
 
 

  
 
 

 

CITY OF TEMPE Meeting Date:  3/24/2015 

DEVELOPMENT REVIEW COMMISSION Agenda Item: 1 

REVISED 
 

 
ACTION:  Request for a Planned Area Development Overlay Amendment to establish development standards, a Use 

Permit for tandem parking, and a Development Plan Review for design of a 24017-room hotel, office, retail and restaurant 
uses within approximately 900,000  s.f. of new development, including the preservation of the Hayden House for a future 
phase restaurant use for MILL & RIO SALADO, located at 100 South Mill Avenue.  The applicant is Manjula Vaz, Gammage 
& Burnham PLC. 
 

FISCAL IMPACT:  While this ordinance change does not directly impact revenue, the planned development will result in 

collection of the standard development fees, calculated according to the approved fee structure at the time of permit 
issuance. 
 

RECOMMENDATION: Staff – Approval, subject to conditions 
  

BACKGROUND INFORMATION: MILL & RIO SALADO (PL140182) is located within the Transportation Overlay 

District Station Area and has a Historic Preservation Overlay for the existing Hayden House (Monti’s Casa Vieja). This 
request is for Phase 1 of the site development; Phase 2 will be submitted separately for the Development Plan Review and 
Amendment of the Planned Area Development for restoration of the Hayden House for a future restaurant use. The request 
includes the following: 
   

PAD14012 
 
DPR14278 
 
ZUP14166 
 

Amended Planned Area Development Overlay for changes to building height, setbacks, lot coverage, 
landscape area and parking for a new hotel, office, retail and restaurant development. 
Development Plan Review for a Site Plan, Landscape Plan and Building Elevations for a hotel, office building 
retail and restaurants, and parking structure. 
Use Permit for 84 Hotel Tandem  Valet Parking Spaces 

 

Property Owner Michael L. Brekka, Senior Managing Director of Hayden House 
Tempe LLC 

Applicant Manjula Vaz, Gammage & Burnham PLC 
Current Zoning District CC (H) PAD TOD Station Area (City Center, Historic Overlay, 

Planned Area Development, Transportation Overlay District, 
Station Area) 

Gross/Net site area 2.51 acres (109,293 s.f.) 
Total Building area 895,012888,206  s.f. (1,158,400 sf. allowed by prior PAD) 
Lot Coverage 55 % (80% maximum by prior PAD)   
# of Hotel Rooms  
Building Height 

24017 rooms 
190 ft (257ft maximum by prior PAD) 

Building Setbacks 0‘ front, 0’ side, 0’ rear (same as prior PAD) 
Landscape area 26% (10% minimum required) 
Vehicle Parking 1,1673 spaces (1,210 required by code, 1,070 proposed in prior 

PAD, based on uses) 84 tandem hotel spaces to be valet parked 
Bicycle Parking 150 spaces (83 required by code, 341 proposed in prior PAD) 

   

ATTACHMENTS:    Ordinance, Development Agreement, Development Project File 
 

STAFF CONTACT(S):  Diana Kaminski, Senior Planner (480) 858-2391 
Department Director:  Dave Nakagawara, Community Development Director 
Legal review by:  N/A 
Prepared by:  Diana Kaminski, Senior Planner 
Reviewed by: Larry Tom, Principal Planner 
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COMMENTS: 
This site is located on the southwest corner of Mill Avenue and Rio Salado Parkway.  The surrounding area includes the U.S. 
Airways corporate offices to the immediate west and the Union Pacific Railroad and Light Rail Line further west; the 
Gateway/Opus Center with Allstate offices to the south; the historic Hayden Flour Mill and Hayden Butte to the east; and the 
historic Tempe Beach Park and Tempe Town Lake to the north.  The subject property is six parcels that were originally 15 
lots that were lot tied. The property includes the Historic Hayden House in the north east corner of the site. The proposed 
project is Phase I of the development, including new hotel and office buildings and associated parking, elevations and 
landscape plans. Phase II of this development is the Historic-designated Hayden House, which will be submitted through 
future application, and require Historic Preservation Commission approval for modifications of the existing structure to 
accommodate a proposed future restaurant tenant. The Hayden House, home of Tempe’s founder, Charles Trumbull 
Hayden, was originally built in 1873 and includes several later additions during use of the house as a restaurant. Monti’s La 
Casa Vieja Steakhouse closed November 17, 2014, and an auction of interior items was conducted on site on December 4, 
2014.  
 
Prior entitlements for this site include: 

 On November 3, 2007, the Development Review Commission approved a Use Permit ZUP07137 for tandem 
parking for a proposed new development which included residential. This approval did not specify the number of 
spaces however document research indicated 164 tandem spaces on the plans. 

 On December 13, 2007, the City Council continued a request for a Planned Area Development PAD07021 for 265 
condominium units, 291 hotel suites, restaurant and office uses, with a density of 106 du/ac, a building height of 325  
feet, 0’ setbacks, 80% lot coverage and 35% landscape area on the rooftop level. The proposed development 
included a 25-story building, and a 1,172,530 square foot phased build-out. This approval did not include a 
Development Plan Review. Revisions were made prior to the next hearing. 

 On January 10, 2008, the City Council approved an Amended Planned Area Development PAD070354 for 230 
condominium units, 300 hotel suites, restaurant and office uses, with a density of 108 du/ac, a building height of 257 
feet 295 (270 +25 for mechanical screening) 80% lot coverage, 1,070 parking spaces and 341 bike parking spaces 
in 1,104,400 s.f. of a two-phase development. This approval did not include the Development Plan Review. 

 On December 4, 2014, the City Council approved a Development Agreement (C2014.226) with Hayden House 
Tempe LLC (“Developer”). The Developer agrees to (a) grant the City a conservation easement for the façade of 
and airspace above, the historic Hayden House, (b) restore the historic Hayden House, (c) grant the City an 
easement for a pedestrian pathway allowing access through the project to Tempe Beach Park from the light rail 
station located south of the project, and (d) allow the City to use the ground level (50 spaces) of its parking garage 
nights/weekends and to retain all income from such use for a period of 20 years. The City will provide the Developer 
with an 8-year GPLET abatement pursuant to Resolution 2010.76. 

 
This request includes the following: 

1. Planned Area Development Amendment 
2. Development Plan Review for building elevations for a 15-story office and a15-story hotel, with parking in three 

subterranean levels under the phase 1 portion of the site (excluding 7’ to the south and west of the Hayden House 
Historic-designated portion), one at grade parking level and six above-grade levels of parking on the west side of 
the site. The request also includes a public plaza and landscape plan. A future phase will include restoration of the 
Hayden House for a new restaurant, not a part of this request.   

3. Use Permit for 84 Tandem Parking spaces for the hotel  

The applicant has submitted a shared parking study for administrative review to reduce parking from 1,210 required within 
the Transportation Overlay District, to 1,1673 provided; the study indicates a peak demand of 1,090 spaces, including 84 
valet spaces for the hotel use. The applicant is requesting the Development Review Commission take action on item two 
listed above, and provide recommendations to City Council for items one and three listed above. For further processing, the 
applicant will need approval for an amended Subdivision Plat, to combine the individual lots into one lot. 
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PRELIMINARY SITE PLAN REVIEW 
The project was submitted on May 20, 2014 and again on August 25, 2014 for preliminary review prior to the formal submittal 
on November 24, 2014. Several meetings were held with the applicant’s design team.  The formal submittal was routed for 
site plan review but did not include a comprehensive plan set. Additional information such as dimensions, site data, building 
materials and design and building materials were necessary to complete this review. The proposed project was generally in 
conformance with the prior Planned Area Development entitlement, with a proposed reduction in building height and increase 
in public open space. However, the proposed design removed 2/3 of the building and structures built prior to 1925, everything 
except an L-shaped row of rooms dating to the home’s earliest period, replacing the demolished portion a new commercial 
kitchen, and recreating the fountain in a new courtyard. The proposed three-level subterranean parking garage was proposed 
to be closer to the original house, underneath a portion of the adobe structure. Changes to the PAD were primarily site plan 
and use driven, with the removal of condominiums and a combination of a hotel and office uses. A request for tandem 
parking was granted in 2007, and was being requested again with the new proposal. A proposed parking ratio to reduce 
required parking was also requested; the number of vehicle parking spaces on site would be similar to the prior entitlement, 
the bike parking would be reduced by half of the original PAD but still greater than required by code for the proposed uses. 
Standard preliminary comments included requirements for retention, a parking study, a traffic study, design details of the 
building elevations with specific attention to pedestrian level design, and preservation requirements for the Hayden House. 
Conditions from the prior entitlement approval were also reviewed for compliance within the new design. 
 
PUBLIC INPUT 

 Neighborhood meeting required for this request 

 A Neighborhood meeting was held on October 8, 2014, 6-7:00 pm at the Marriott Courtyard Tempe at 601 S Ash 
Avenue. Community Development Staff attended the meeting. Three members of the public attended. 
A brief PowerPoint presentation was made by the developers, Douglas & Nick Wilson: 
• Provided a background on their experience as developer (project types, locations) 
• Communicated their interest in Tempe 
• Provided an overview of their site/use analysis 
• Pointed-out that their proposal represents a downsizing of 30% from what was approved previously 
• Presented their current concept and indicated their understanding of the importance of preserving the historically 

significant portions of the Hayden House. 
Follow-up was provided by the applicant, Manjula Vaz:  
• Provided a history of the entitlements for the property, comparing and contrasting them with their current 

proposal 
• Clarified that this is not a rezoning action, but an amendment of an existing PAD 
• Provided a timetable of the process 
• Discussed parking 
• Discussed what parts of the Hayden House were the most historic and what would be demolished 
• Discussed what type of hotel 
• Talked about the architectural style, materials and color 
• Provided proposed building heights 

 
In addition to the required neighborhood meeting, the applicant met with additional groups interested in the project: 

 A Hayden Square Homeowners Association meeting was held on October 23, 2014, from 6-7pm in the HOA 
President’s home. 

 A Hayden Ferry Lakeside Bridgewater and Edgewater Homeowners Association meeting was held on October 16, 
2014 from 6-7pm at the HOA Community Room. 

 The Historic Preservation Commission received an introduction to the project on September 11, 2014 

 The Development Review Commission had a pre-session introduction to the project on October 28, 2014 and a 
follow up pre-session meeting on December 9, 2014 to brief the Commission on the upcoming schedule of 
entitlement processes. 

 The Historic Preservation Commission (HPC) held a hearing on December 11, 2014 to review the proposed project. 
At this meeting, the presentation included renderings of the design.  Minutes from this hearing are provided in the 
attachments. The item was continued to allow further details regarding how the Hayden House was to be preserved 
during construction.  Between the December and January HPC meetings, the project scope changed, eliminating 
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the hotel, office and retail phase from encroachment within the Historic-designated portion of the site, including 
removal of the three levels of underground parking under the adobe structure. Phase one would no longer require a 
public hearing with approval by the HPC, but would provide a public meeting and recommendations from the HPC.  
Phase two would take more time to address the concerns of the Commission, and require a public hearing and 
authorization by the HPC prior to any changes within the historic overlay. The staff report for the January 8, 2015 
Historic Preservation Commission meeting is included in the attachments.   

 
A summary of public involvement documentation has been provided in the attachments from the applicant. 
Staff received one call of concern regarding this request, in opposition to the building height and potential impacts on the 
existing historic adobe building with the proposed intensification of the site. 
 
DEVELOPMENT AGREEMENT 
A Development Agreement (C2014.226) was approved on December 4, 2014 by the City Council. A summary of the 76 page 
document is provided below:  

• Prior to building permit issuance, a façade conservation easement shall be granted to the City covering the façade 
of the C.T. Hayden House. 

• Prior to building permit issuance, an airspace conservation easement shall be granted to the City covering the 
airspace above the C.T. Hayden House. 

• Prior to building permit issuance, an archeological survey shall be provided to the City documenting any artifacts 
found on site and the legal obligations associated with removal, relocation and remediation of findings at no cost to 
the City, with no impacts on the schedule of performance. 

• The City agrees to provide encroachment permits as required for outdoor dining patios within the right of way, 
subject to developer agreement of conditions of the permit. 

• After issuance of the Certificate of Occupancy of the parking garage, 50 public parking spaces will be made 
available between 6pm and 6am weekdays, and all day weekends, subject to City operation of the garage during 
those times. 

• A public access easement shall be granted to the City for approximately 20 feet on site to allow bike and pedestrian 
access from Tempe Beach Park to the Light Rail Station, and the developer shall develop the path consistent to City 
standards. 

• The City agrees that if the conditions of the Schedule of Performance are met, the City shall accept an eight year 
government property lease property tax excise abatement. 

• The Developer agrees to make a voluntary contribution to the Tempe Union High School Foundation and the Tempe 
Impact Education Foundation in the amount of $25,000.00 (half to each foundation) per year for four (4) years, 
commencing on the date of execution of the first Lease and continuing on each anniversary thereof until the 
aggregate of such payments equals $100,000; provided that Developer may at any time elect to prepay such 
amounts, so long as the entire $100,000 is paid. 

The Development Agreement did not include a conservation easement for the area underneath the C.T. Hayden House. Nor 
was there a requirement for the archeologist to remain on site from the initial demolition of the site through full excavation of 
the site; any preliminary removal of materials from the site could compromise potential findings and result in a site cleared of 
archeological evidence prior to conducting the required survey. The Development Agreement did not include an insurance 
bond or accountability to the preservation of the Hayden House, in the event of damage to the structure as a result of 
construction. Additional conditions of approval have been added to the Planned Area Development to address these items. 
 
SUBSEQUENT SUBMITTAL 
After meeting with the Historic Preservation Commission on January 8, 2015, the applicant made further design revisions to 
the plans and made a new submittal on February 10th for staff review.  Plans provided a greater level of detail and required 
only minor modifications or corrections for a hearing in March.  With the additional information, staff provided design 
feedback on the eastern hotel elevation facing Mill Avenue, which had not substantially changed from the first review.  Issues 
about pedestrian level architectural detail, overall variety of materials and colors, integration with the other elevations, and 
contextual reference to Hayden House and/or Hayden Flour Mill in some element of the elevation were communicated to the 
applicant for further refinement.    
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PROJECT ANALYSIS 
 
GEOLOGY 
The natural substrate of the site, below the existing Hayden House is identified as it pertains to the preservation of the 

Hayden House, and potential impacts resulting from adjacent construction. The house, constructed in 1873 of adobe block, 

does not have a foundation. The Arizona Geological Survey map shows the Hayden House project site being comprised of 

Holocene river alluvium. The Holocene is the most current 

epoch, the last 11,700 years.  During this timeframe, the Salt 

River flowed and deposited sand, gravel and cobbles in northern 

portions of Downtown Tempe.  This river alluvium is described 

as, “unconsolidated to weakly consolidated sand and gravel in 

river channels and sand, silt, and clay on floodplains.” The 

Geologic Map of Arizona can be accessed online at 

http://data.azgs.az.gov/geologic-map-of-arizona/. Additional 

information on Holocene river alluvium can be found on this 

website: http://mrdata.usgs.gov/geology/state/sgmc-

unit.php?unit=AZQr%3B0. The proposed project includes a three 

story subterranean parking structure 7 feet south of the Hayden 

House’s 1924 adobe courtyard wall. As a result of this 

information, conditions of approval have been added to require a geologic report and construction plan, pertaining to soil 

stabilization and subsidence prevention during the construction of the underground parking area to the south of the Hayden 

House. 

HYDROLOGY 

The proximity of the property to Salt River and Tempe Town Lake would indicate a relatively shallow underground water 

aquifer. This has been confirmed by the historic data collected at a nearby municipal water well-site #24, which has averaged 

38 feet below grade since 2005 (from 32-43 feet deep). Centerpoint development south of 5th Street and Hayden Ferry 

Lakeside both reached the water table during the construction of the underground garages and the US Airways (America 

West) development west of the Hayden House site reached water in the construction of the structural pilings for the above-

ground building. When an aquifer is penetrated during construction, de-watering is necessary to continue the work. This 

involves pumping and removal of the water, which may lead to subsidence of soil, depending on the amount of water 

removed and the structural composition of the surrounding soil materials. As a result of this information, a condition of 

approval has been added to require a hydrological report and a construction plan created, pertaining to dewatering practices 

and subsidence prevention during the construction. This is feasible as several methods are available in standard construction 

practices, two examples are shown below (provided for illustrative purposes only). 

 

http://data.azgs.az.gov/geologic-map-of-arizona/
http://mrdata.usgs.gov/geology/state/sgmc-unit.php?unit=AZQr%3B0
http://mrdata.usgs.gov/geology/state/sgmc-unit.php?unit=AZQr%3B0
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ARCHEOLOGY 
The proximity of the property to known archeological sites, such as Hayden Butte and Loma Del Rio, documented artifacts 
along the light rail corridor, and other documentation of potential pre-historic and historic significance within the area, indicate 
that the soil layer immediately under and surrounding the Hayden House may contain objects of archeological significance.  
The site is not classified as an Archeologically Sensitive site; but the potential to yield archeological artifacts exists. These 
items would potentially date to 1,200-1,450  A.D. Removal of the first 2 feet of surface material would provide opportunity for 
discovery of any Native American or historic era materials left on site. As a result of this potential, a condition of approval has 
been added to require an on-site archeologist during the initial phase of site grading, demolition and excavation. At the 
completion of this preliminary work, an archeological report will be filed with the Historic Preservation Officer of the City of 
Tempe, and appropriate processes followed with any resulting discoveries of artifacts. 
 
HISTORY 
La Casa Vieja (“the old house” in Spanish) was built in 1873.  The original structure was a residence for Charles Trumbull 
Hayden and his family.  The original house was a single-story row house constructed of adobe in the Sonoran style by 
Hayden and his Mexican American workers.  Prior to 1883, the house consisted of 13 rooms located in an “L” shaped plan.  
The house spanned a distance of 80 feet along the Mill Avenue frontage and 120 feet along First Street (Rio Salado 
Parkway).  During the period of 1876-1883, a second story of adobe was built over the room at the north end of the house.  
In this same period, three rooms were built to create the west wing.  The Hayden Family moved from the adobe house in 
1889 at which time the house began 35 years of use as a boarding house.  In 1893, a frame second story was added to the 
west wing. Over time, La Casa Vieja started to deteriorate; by 1920, the building was in very bad condition.  At this time, 
Charles Hayden's daughters, Sallie and Mary, planned to renovate the building and take it back to its original Mexican adobe 
design. In 1924, Sallie and Mary Hayden hired Robert T. Evans, a prominent Phoenix architect, to begin what would be the 
first restoration of an historic house in Arizona. Evans removed the upper story and restored the plastered adobe walls. The 
Hayden sisters opened a tea house and restaurant in the refurbished landmark known as La Casa Vieja. La Casa Vieja 
survives as an important example of architectural materials and methods which document the building’s evolution from a 
traditional Mexican row house (1873-1889), to its subsequent use as a boarding house (1830-1924), through its restoration to 
a restaurant (1924-present).   
 
Alterations during this period included the removal of the westernmost adobe room (1892), and the addition of a frame 
second story above the remainder of the west wing (1893).  Deterioration of the property was in evidence by 1911 and 
continued through World War I until 1921 when the house was upgraded.  In 1924, formal rehabilitation of the house was 
initiated for use as a restaurant.  This stylistic restoration included removal of all second story rooms, demolition of an 
additional 15-foot of the west wing, and the construction of a new adobe end wall with a curvilinear parapet.  The courtyard 
was used as a dining patio, a river rock fountain was installed, and an adobe wall with a curvilinear parapet was built to 
enclose the south end.  The interior was restored mostly to earlier room configurations with Mission style elements such as 
plain board wainscoting, and wrought iron light fixtures.  The essence of the 1924 restoration remains intact although a 
contemporary post and beam structural system was added in most rooms.  The courtyard was enclosed and is composed of 
two rooms with various wall finishes. 
 
HISTORIC OVERLAY 
In 1984, the C.T. Hayden house was placed in the National Register of Historic Places.  On January 20, 2000, City Council 
designated the C.T. Hayden House I Monti’s La Casa Vieja 1871-73 /1924 / 2000 as Tempe Historic Property Register 
property #11. A survey of the property at the time noted several elements within the boundaries of the designated parcel 
which were considered non-contributing elements.  Non-adobe additions to the south of the 1873-1924 portion of the 
structure, landscaping to the north, the parking lot to the west and south, and the billboard on the north were called out so 
that future consideration alterations or demolition work limited to a non-contributing elements, would not be subject to review.  
Constructed at the southwest corner of the intersection of First Street and Mill Avenue, La Casa Vieja marks the 0/0 
reference point of the modern street addressing system in Tempe, appropriate as this location is considered to be the birth 
place of the Community. The house is significant for its continued association over the past 140+ years with the growth of 
Tempe, and is now the oldest remaining building in the Salt River Valley.  
 
The Tempe Historic Preservation Ordinance provides a review and recommendation process of properties within an Historic 
Overlay, with approval required for any development that impacts the designated structure. Reasonable and fair regulations 
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are included to balance rights of property owners and the value to the community for conservation and enhancement of these 
significant properties. The site has been surveyed to identify that portion subject to the Historic Preservation Commission 
jurisdiction, to include all construction from 1924 and earlier; non-adobe structures added after 1924 were excluded and are 
therefore not deemed historically significant.  As a result of the proposed scope of work, and the sensitive nature of the 
architectural form and materials, conditions have been added to protect in place all adobe buildings and structures built on or 
prior to 1924. A structural analysis and construction plan will be necessary to prevent vibrational damage to the walls during 
subterranean construction. A full historic overview of the property is provided in the Historic Preservation Office staff report 
for the Historic Preservation Commission, provided in the attachments of this document for reference. 
 
The previously approved entitlement restricted the new development to south of the 1924 adobe wall, keeping the entire 
“fountain room” area intact. A copy of the eastern half of the original entitlement, with the extent of Hayden House proposed 
for conservation is shown in orange on the left. The proposed request on the right identifies the extent of the Hayden House 
shown in orange the proposed underground garage and hotel in blue, to begin 7’ south of the area designated within the 
Historic Overlay. The extent of demolition and restoration has not been determined; this will be addressed in phase II. 
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HISTORIC PRESERVATION COMMISSION RECOMMENDATIONS 
The Historic Preservation Commission staff report and action summary are provided in the attachments.  A summary of 
recommended conditions are provided below for reference. These specific conditions are listed in the Conditions of Approval 
for this report, as the Historic Preservation Commission does not have approval authority for phase I, which has potential 
impacts on the development of phase II. 

 The Historic Preservation Commission (HPC) and Office (HPO) has review and decision-making authority pertaining 
to the development defined by the legal description of the Historic-designated portion of the property. 

 No excavation, demolition, new construction, alterations, modifications or other development shall occur on the 
overall site until an HPC approved protection plan is in place. 

 Phase I subsurface excavation shall be held back a minimum of seven feet from the historic property. 

 Dewatering shall not begin without a qualified engineering plan is established to prevent damage or structural failure 
to the historic property. 

 Phase II rehabilitation plan will be submitted to the HPC for review and authorization. 

 The rehabilitation plan shall include the full description of the building, structure and airspace referenced in the 
façade and airspace conservation easements. 

 Any work involving the historic property, including investigative or exploratory procedures prior to drafting the 
rehabilitation plan must be reviewed and approved by the HPO prior to commencement of work. 

 Applicant shall use a qualified professional consultant for reporting and documenting the entire historic property 
prior to any excavation, construction, etc. 

 Onsite archeological monitoring shall be provided during any demolition or excavation of any part of the overall site. 
 
TRAFFIC 
A revised 111 page Final Traffic Study was provided to Traffic Engineering for review on March 9th. Below is the Executive 
Summary provided by the consultant: 
 
“For analysis purposes, both of the towers are assumed to be open during the 2016 study year. The site will provide an 
internal north/south drive from the existing north driveway to the east/west drive at the 2nd Street alignment. The hotel will 
provide an additional driveway to the east/west drive.” The following conclusions and recommendations were documented in 
the study: 
 

 All existing intersections experience an overall LOS C or better with existing traffic volumes, existing lane 
configuration and traffic controls. 

 The Mill & Rio Redevelopment is anticipated to generate approximately 4,550 daily trips with 440 trips occurring 
during the AM peak hour and 501 trips during the PM peak hour upon build-out. 

 The contractor should ensure that adequate sight distance is provided at the intersections to allow safe left and right 
turning movements from the development. 

 Landscaping should be maintained at a maximum of 2 feet in height. Tree branches lower than 8 feet should be 
trimmed to meet current acceptable landscape requirements while maintaining sight distance. 

 Under the proposed lane geometry and traffic control, all study intersections are expected to experience a passing 
level of service in 2016 and 2021, except for the intersection of Mill Avenue and 2nd Street. 

 The eastbound approach at the intersection of Mill Avenue & 2nd Street operates with poor LOS under its current 
configuration. This is due to the increase in traffic volumes on the approach. CivTech considered two mitigation 
options. The first mitigation option is to stripe the eastbound approach to separate eastbound left-turning traffic from 
rightturning traffic. The second mitigation option considered was signalization of the intersection. Both options were 
analyzed using the methodology previously discussed. The resulting 2016 and 2021 LOS predictions are included in 
the full report. 

 Options mitigate the eastbound approach. Without mitigation, the eastbound shared lane is predicted to experience 
an average delay per vehicle of 68 seconds during the 2021 PM peak hour. With restriping, the left-turn movement 
is projected to experience 46 seconds of delay per vehicle. With signalization, the left-turn movement is projected to 
experience 37 seconds of delay per vehicle. While signalization is projected to mitigate the eastbound left-turn 
stopped delay better than just restriping, the signal also causes delay to southbound approaching vehicles, creating 
a 50th percentile projected queue of 225’, which reaches the bus stop located 107’ south of the curb return line of 
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Rio Salado Parkway. Should the queue hold more than 4 vehicles over the projected average queue, the queue will 
extend into the intersection causing blockage. In this scenario, it is CivTech’s recommendation that mitigation 
include striping exclusive eastbound turn lanes without signalization of the intersection. 

 The turn lane lengths are provided for the ultimate study horizon year of 2021. No improvements are recommended 
to any of the existing turn lanes as part of the development. A few turn lanes that currently provide less storage than 
projected queues are not affiliated with site traffic except for the northbound right-turn from Ash Avenue to Rio 
Salado Parkway. Due to the transition geometry with the turn lane, bicycle lane and parking lane, extension of the 
turn lane is not recommended. If the turn lane is extended, it is recommended to remove all parallel parking spaces 
on the east side of Mill Avenue north of the light rail tracks. Additional turn lane length calculations should be 
completed prior to traffic signal installation or a change in intersection stop control.  

 
PARKING 
A 12 page parking study was provided for staff review, outlining required parking and recommended reductions based on 
combination of uses. The parking study is provided in the attachments of this report. A summary of findings are provided 
below for reference: 
 

 Required Parking Spaces within City of Tempe TOD – 1,240 parking spaces 

 The developer proposes to increase the maximum reduction allowable for office/retail land uses from 30,000 
square feet to 75,000 square feet. The request is based on the multitude of bus and orbit routes that service 
the area, the proximity of the Metro Light Rail and future Tempe Streetcar and the increased design for bicyclist 
parking. For all other land uses, the developer proposes the same standard rates and reductions as 
documented previously.  

 Proposed Minimum Parking Spaces – 1,090 parking spaces 

 The site is proposed to provide several land uses. Therefore, parking requirements may be decreased as a portion 
of vehicle spaces will accommodate parked vehicles for multiple parking attractors. The analysis of internal capture 
reductions indicates a total of 930 parking spaces. 

 Using the Time of Day model for shared parking, the peak period of parking demand is between 10-11am 
weekdays, with a maximum parking need of 748 parking spaces excluding reserved spaces, such as valet parking. 

 The consultant conclusion is that based on the proximity to the Third Street Light Rail Station, future Street Car 
Station, proposed bike parking at 70% more than required (88 required, 150 provided bike parking stalls), and 
access to Orbit and other bus transit lines, the provision of 1,1673 parking spaces, 84 of which are in tandem for 
valet use, the site is providing more parking than the projected demand for this site. 

 

The proposed project would require 1,210 parking spaces by code, including reductions within the Transportation Overlay 

District.  The Development Agreement requires 50 public parking spaces within the garage. The applicant is proposing 84 

tandem spaces and reducing the code required provided parking amount by a total of 437 spaces. 

AVIATION  
In an October 9, 2007 letter from the City of Phoenix Aviation Department, the prior 300 foot tall development was 
addressed.  The letter stated that a safe height of development is 1,375 feet above mean sea level, or approximately 220 
feet tall. The proposed project is 190 feet tall, below the height stated in reference to the earlier project on this site. The 
applicant indicated in the letter of intent that they have had meetings with the Phoenix Aviation Department and American 
Airlines representatives. The applicant has also contracted with an aviation consultant to perform required Federal Aviation 
Administration clearances for construction of the development.   
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PLANNED AREA DEVELOPMENT 
This site is zoned City Center with the Historic Overlay on a portion of the site, and the Transportation Overlay District over 
the entire site.  The prior Planned Area Development did not change the zoning, but functioned as a mixed-use development; 
approved on January 18, 2008 by the City Council, it included 230 residences and a 300 room hotel. The proposed 
development conforms to the allowed uses within the City Center, as a commercial development.  References in the 
application to mixed-use are not based on a zoning definition of this term, but more generally in the mix of commercial uses 
on site. Residential use has been removed from the proposed development. The proposed hotel use reduces the number of 
rooms by 6083. The proposed building height is 67105 feet lower than the prior 257295 foot high approvaldesign.  Lot 
coverage is reduced by 25% to allow more ground level open space on site; a majority of the former PAD landscape area 
included roof top or terrace level amenity areas not accessible to the public. A comparison of the prior approved and 
proposed Planned Area Development (PAD) standards is provided below: 
 

MILL & RIO SALADO – PAD Overlay 

Standard 
CC – CITY 

CENTER TOD 
STATION AREA 

PRIOR APPROVED PAD 
PROPOSED NEW 

PAD 

Residential Density – dwelling units per acre NS 106 du/ac 0 

Number of Dwelling Units NS 230 units (2 phases) 0 

Number of Hotel Rooms NS 300 rooms 24017 rooms 

Building Height (feet) 
[Exceptions, see Section 4-205(A)] 

   

Building Height Maximum 50 ft. 

331 feet originally requested, 295 feet 
entitled for buildings on west side of the 
site, inclusive of all mechanical 
screening or other structures on 
buildings. 
Condition #3. 257 feet maximum (for 
the eastern building) inclusive of all 
rooftop appurtenances and structures. 
 
Condition #7. 252 feet maximum (for 
western buildings) inclusive of all 
rooftop appurtenances and structures 

190 feet 

Maximum Lot Coverage (% of net site area) NS 80% 55% (59,958 s.f.) 

Building Area  
Condition #11 Total Building Area not to 
exceed 1,158,400 s.f.  

895,012888,206 s.f. 

Minimum  Landscape Area (% of net site area) NS 
35% (primarily the amenity level for 
residents, not accessible to public) 

26% (28,478 s.f.) 

Setbacks (feet) (a)  
[Exceptions, see Section 4-205(B)] 

   

Front 
Parking 

0 ft 
20 ft 

0 ft 0 ft 

Side 0 ft 0 ft 0 ft 

Rear 0 ft 0 ft 
0 ft 

 
 

Street Side 
Parking 

0 ft 
20 ft 

Condition # 4. Phase I, south of the 
historic building to remain, with a 
building height exceeding fifty (50) feet, 
shall be setback along Mill Avenue, 
approximately fifteen (15) feet from the 
property line. 
 
Condition #5. Phase I building height 
exceeding seventy-five (75) feet, shall 
be setback along Mill Avenue, 
approximately twenty-five (25) feet from 
the property line. 

Building step back on 
Mill Avenue occurs at 
40 feet, with the 
remainder of the 
building vertically set 
back 25 feet. 
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Parking 1,210 spaces 
1,140 (minimum required) 

1,207 (provided) 

748 (minimum 
required by time of 

day study) 
1,1673 spaces 

(provided) 

Tandem Parking  328  84 

  Bike Parking 88 spaces 337 provided (phased) 150 spaces 

The proposed PAD has been designed to meet the Downtown Tempe architectural building height step back guidelines, 
maintaining a 25 foot vertical step back for the portion of the building that is taller than 50 feet.   

 
 
This enables a more open view of downtown, preventing a tunnel effect along the street front, and preserving existing sign 
visibility of the Gateway building to the south of the site. 
 
The proposed development would be two 15-story buildings. The former entitled project was up to 25 stories in two towers; 
limited to 257 and 270 feet (plus mechanical screening). For comparison, the US Airways Building is 10 stories, Gateway/ 
Opus is 8 stories, Hayden Ferry Lakeside Edgewater and Bridgeview Condominiums are 8 and 12 stories respectively, West 
Sixth is 30 stories, the flour mill silos are 161 feet tall, the equivalent of 12 to 16 stories depending on floor to ceiling height.  
 
The proposed setbacks are the same as the prior PAD.  
Section 6-305 D. Approval criteria for P.A.D.: 

1. The proposed land uses, hotel, office, restaurant and retail are allowable in Part 3. 
2. The development standards listed above, as established as part of the PAD Overlay District, as well as the 

standards allowed by use permit in Part 4 will be conformed to for development of this site. 
3. The proposed PAD is in conformance with the provisions in Part 5. 
4. The conditions of approval are reasonable to ensure conformance with the provisions of the Zoning and 

Development Code. 
 
  

Mill Avenue north 

end, east  side of 

site condition: 

West side of site 

condition: 

Mill Avenue south 

end, east side of 

site condition: 
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USE PERMIT 
The proposed use requires a use permit, to allow Tandem Parking within the City Center Zoning District. The prior 
entitlement on this site allowed approximately 328 tandem spaces for the condominium use on site.  The proposed Use 
Permit is for 84 tandem spaces, providing spaces 28 valet reserved spaces per underground parking level (three levels) for 
the hotel guests. The applicant included a parking study and justification of the requested Use Permit within the letter of 
intent provided in the attachments. 
 
Section 6-308 E Approval criteria for Use Permit (in italics): 
 

1. Any significant increase in vehicular or pedestrian traffic. The tandem spaces within the parking garage are divided 
between three levels of below-grade parking; each floor has reserved tandem spaces.  Separating the spaces 
between floors reduces the impact of circulation to other garage users, when cars are backed up to access the 
tandem vehicle in front. The tandem spaces are restricted for hotel guests only, and are operated by a valet service 
to assure safe management of the parking. Valet service also reduces the pedestrian traffic of guests carrying 
baggage and looking for their vehicles in the garage. There is no known or anticipated increase in traffic generated 
by the proposed 28 spaces per floor of the parking garage. 
 

2. Nuisance arising from the emission of odor, dust, gas, noise, vibration, smoke, heat or glare at a level exceeding 
that of ambient conditions. The garage is below grade, therefore fully contained and will require ventilation for 
building code purposes.  Although there may be an increase in vehicle emissions from tandem parking with required 
starting and standing of one vehicle, to access the second vehicle, this would not cause a nuisance outside of the 
garage.  The ambient condition includes air traffic, train and vehicle noise and vibration, and the proposed tandem 
parking spaces will not generate noise or vibration in excess of the existing current conditions.  There would be no 
gas, heat or glare emitted from the subterranean tandem spaces. 
 

3. Contribution to the deterioration of the neighborhood or to the downgrading of property values, the proposed use is 
not in conflict with the goals objectives or policies for rehabilitation, redevelopment or conservation as set forth in the 
city’s adopted plans or General Plan. The prior request included 328 tandem spaces for condominium owners; an 
inconvenient parking arrangement that was not an ideal parking solution for this site.  The proposed 84 tandem 
spaces are exclusively for hotel guests and managed by the valet service, so there would be no impact to office 
employees, or customers of the restaurant or retail uses.  It would remove potential conflicts between pedestrians 
and vehicles, and provides an enhanced service to the hotel guests.  The tandem parking, as proposed, is 
appropriate to the proposed uses, and mitigates the need for a larger garage. 
 

4. Compatibility with existing surrounding structures and uses.  Tandem spaces are limited to specific sites, where the 
uses are compatible for this type of parking model. The spaces are underground and compatible with surrounding 
structures. 
 

5. Adequate control of disruptive behavior both inside and outside the premises which may create a nuisance to the 
surrounding area or general public. The proposed valet service provides increased safety and security within the 
garage, with trained drivers moving the vehicles, and providing increased surveillance to the garage.  

 
The manner of conduct and the building for the proposed use will not be detrimental to persons residing or working in the 
vicinity, to adjacent property, to the neighborhood, or to the public welfare in general, and that the use will be in full 
conformity to any conditions, requirement or standards prescribed therefore by this code. 
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DEVELOPMENT PLAN REVIEW 
The applicant has provided a description of conformance to the criteria for approval of design elements of this request.  The 
development plans were submitted on March 9th with modifications to the design from the prior submittal that required further 
staff review; however the colors and materials were not specified in time to analyze changes to the design. The materials 
listed on the black and white elevations, did not provide sufficient information, the color elevations came after completion of 
the report.  The materials listed in the conditions of approval were based on direct communications with the architect. Below 
is a summary of staff analysis of the design. 
 
Site Plan 
The site consists of six parcels of land, containing fifteen lots that have been lot tied. The proposed project will require a new 
subdivision plat to create one parcel. Regarding perimeter property boundaries, the north property line curves along the road 
curvature and has between two feet at the west end and sixteen feet at the east end before the right of way. The east end is 
enclosed as part of the former restaurant patio, which will remain for reuse with a new restaurant concept in the adobe 
building (phase II). The existing Hayden House is on the eastern property line, the southern property line is adjacent to the 
Second Street alignment, and the western property line is the eastern curb line of the existing south Maple Avenue 
alignment.  The northernmost structure would be within two feet of the property line; the east side would have the hotel set 
back nine feet along the ground level, with upper floors projecting out to the property line. The southern side is approximately 
36 feet from the property line. The western side would be about two feet at the narrowest point from the western property 
line.  The site uses existing drive entrances, minimizing conflicts with pedestrians or existing traffic patterns. The 
development shares vehicular access with the U.S. Airways development to the west off of the private Maple Avenue Myrtle 
Drive and with Gateway Opus off of the private Second Street alignment to the south; there is one existing on-site drive 
dedicated to this development. Parking is provided in three subterranean levels and five above grade levels on the west side 
of the site. Due to water levels in the immediate area, excavation deeper than 3 levels would be very difficult. There is 
precedence for above ground structures along Ash Avenue to the west, including the US Airways building and Centerpoint 
Chase building. The elevation design of the above grade parking is a unique contrast to existing structured parking and is 
screened from view by perforated metal panels. Pedestrian access is enhanced on perimeter sides of the property with 
landscape and hardscape.  A dedicated 20 foot multi-modal corridor through the site will connect employees and customers 
from the development to the south through this site, allowing access to Rio Salado Parkway, Tempe Beach Park, and the 
proposed future street car station. This corridor is a multi-use area serving trucks, bikes, cars and pedestrians. Decorative 
pavers give the appearance of a landscaped courtyard, visually reducing the driveway image. The interior court serves as the 
primary drive for delivery access to the back of house for hotel and office uses. Service trucks for the office building are on a 
separate internal drive, reducing traffic conflicts. No information was provided regarding hardscape materials or the details of 
the proposed fountain. Conditions have been added to address these. Parking for the office is accessed from the Second 
Street side, and is located in five levels above grade and three levels below grade. Sidewalk areas are separated and 
shaded by landscape materials, creating an urban allée condition between the trees and building walls. Along Mill Avenue, 
the additional pedestrian area on site accesses the ground floor restaurant, and is shaded by the second floor of the building 
above, which extends to the property line.  The third floor is set back, complying with step back guidelines in the downtown.  
The site plan provides 26% ground floor open space, fully accessible to the public, with more vegetation than other existing 
developments in downtown. 
 
Building Elevations 
The design does not include the future restoration of the Hayden House, which is proposed as a future phase. The hotel and 
office design is reflective of the contemporary architecture within the area, such as Hayden Ferry Lakeside, First Solar and 
West Sixth. The predominant building materials are glass, concrete panels, masonry units and metal accents. The elevations 
are relatively box-like in form, and rely on materials to provide detail and variation to the façade. The glazing is a cool blue 
green, reflective of the Town Lake architectural style. Five different concrete panel finishes and four different masonry units 
incorporate off-whites, greys and taupe to provide a contrast in material, texture and color. A combination of metals, including 
painted and brushed aluminum, white steel, perforated painted aluminum and patina and polished copper toned metal 
elements are incorporated. The warm tones tie in to natural hues within the butte. The windows play an important design 
feature in addressing the unique context of each side. The north curtain wall is simple in form, reflective of the Town Lake 
metal and glass elements on Hayden Ferry Lakeside buildings. The hotel and office building use textured concrete panels 
from adjacent sides to wrap the respective east and west ends of the north façade of the two buildings, with the curtain 
glazing system flanking the central courtyard, adding to the open airy feel of this central spine between the two fifteen-story 
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buildings. The simplicity of the north side provides a clean visual backdrop to the existing Hayden House, serving as a 
canvas or frame to the historic stucco adobe form. The south and west elevations have unique window shading fins that are 
solar responsive to the sun angles of each respective side, providing views where possible and shade where needed. The 
applicant submitted revised drawings on March 9th, with further refinements on March 12th. In consultation with the City 
Architect, conditions were added to address the Mill Avenue frontage, in terms of the contextual relationship to the Flour Mill 
and the former Monti’s site with the treatment of window mullions and recesses and to provide further pedestrian level detail 
be provided along the building perimeter, with use of different materials, colors or textures, to enhance the pedestrian 
experience, particularly along the Mill Avenue frontage. There is no brick, natural stone or stucco proposed within the 
elevations, materials found in surrounding structures along Mill Avenue. However a wide variety of concrete panels and 
masonry units are provided to provide massing and textural interest to the buildings. The site is a transitional site between 
the metal, glass and concrete masonry units (cmu) of Tempe Town Lake, the stucco of the historic Hayden Buildings and 
Tempe Mission Palms, and the more traditional brick used throughout Mill Avenue.  A sample of similar hotel products and 
developments by the applicant has been provided within the attachments of this report for reference. The portfolio is very 
diverse, and largely contextual to the sites on which they are established.  The proposed design conveys a unique character 
to this site. Each elevation is designed for the unique site conditions of its side of the site. The Mill Avenue (east) side has 
ground floor restaurant and retail space recessed back to open up the pedestrian walkway for greater foot traffic, protected 
from an overhead balcony amenity space and outdoor planting area on level two. The upper hotel floors are set back, to 
open up the street edge. As the first new building approached from southbound traffic on Mill Avenue, this site provides the 
gateway to Downtown Tempe, providing an opportunity for a monumental icon complementary  and contrasting to the silos 
on the east side of the street. 
 
Landscape Plan 
The proposed landscape plan is partially dictated by existing conditions: Mill Avenue has the Ficus nitida as the street tree, 
Rio Salado Parkway has the Quercus virginiana ‘Heritage’ oak established in this location. The palette of plants includes 
Phoenix dactylifera date palm, a combination of dwarf olive, giant liriope, sage, muhly grass, sansevaria, hesperaloe, agave, 
privet, pittosporum, and aloe. The combination of plants is very unique, introducing a palette of color and texture in planting 
beds, raised boxes and pots around the perimeter and in the central court. Plants are used for shade, to soften the building 
edges, and to create visual and physical barriers between vehicle and pedestrian areas.  Suggested changes were made to 
comply with plant height restrictions within the code for public safety. Those changes have been incorporated to provide a 
safe and aesthetically attractive palette. Staff recommended changing the tree species either in the central courtyard or along 
the western side of the site (along Myrtle Drive) to provide more variety in the tree palette. Heritage Oak is required along Rio 
Salado Parkway, but the courtyard and west side could be a different species to define the site. Heritage Oak has failed to 
thrive in small container environments, and often has a rangy appearance. Landscape conditions have been added to limit 
the use of Heritage Oak to the street tree along Rio Salado Parkway and provide more landscape variation in the tree palette 
on site. The total landscape area, including hardscape, is 26% of the site, greater than most of the developments in 
downtown. 
 
Section 6-306 D Approval criteria for Development Plan Review (in italics): 
 
1. Placement, form, and articulation of buildings and structures provide variety in the streetscape; the proposed phase one 

maximizes the use of the site, while creating pedestrian space on all sides. The ground floor on Mill Avenue (east side) 
is recessed, with the upper floor projecting to provide a covered walkway adjacent to the restaurant space. The south 
side sidewalk leads to the internal court that shares space and leads from the light rail station to the south through to the 
future street car stop to the north. The buildings vary in relationship to the property line and street edge, creating variety 
at the ground floor through placement of the forms. Ground floor materials could be modified to provide more variation 
and articulation in the pedestrian experience. 

 
2. Building design and orientation, together with landscape, combine to mitigate heat gain/retention while providing shade 

for energy conservation and human comfort; the site takes environmental conditions into account with unique elevations 
that address the solar conditions on each side, maximizing views to the north and east, shading glazing on the west and 
south, providing light colors and open space to reduce heat gain.  Landscape provides shade to a large area of the 
ground surface and lower levels of the building, to create a comfortable pedestrian experience. 
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3. Materials are of a superior quality, providing detail appropriate with their location and function while complementing the 
surroundings; the use of concrete panels is new to the downtown area, the application of the panels with offsets to 
create shadowed lines between panels adds texture and dimension to the elevations.  The colors are complementary to 
those found in the buttes and surrounding buildings, but does not replicate the design of other sites. The materials are 
appropriate for the location. 
 

4. Buildings, structures, and landscape elements are appropriately scaled, relative to the site and surroundings; the 
proposed development is smaller in scale and massing than the prior entitlement, it provides shelter at the pedestrian 
level, but maintains an open feel with the courtyard between the buildings and the step back of the hotel from the Mill 
street edge.  The landscape materials ground the building and create a unifying element between the unique elevations 
of each façade. 

 
5. Large building masses are sufficiently articulated so as to relieve monotony and create a sense of movement, resulting 

in a well-defined base and top, featuring an enhanced pedestrian experience at and near street level; the use of unique 
window applications, metal shade fins, and a woven perforated panel system create a rhythm and movement that ties 
the wavelike elements found in Rio Salado to the more rectilinear forms of other buildings in downtown. The ground floor 
is separated from upper floors and shaded to encourage a close up pedestrian to building interface, enticing people into 
and through the site. 

 
6. Building facades provide architectural detail and interest overall with visibility at street level (in particular, special 

treatment of windows, entries and walkways with particular attention to proportionality, scale, materials, rhythm, etc.) 
while responding to varying climatic and contextual conditions; the use of materials is very simple, relying on the details 
of application, such as shifts between concrete panels to create shadowed texture that changes with the movement of 
the sun.  The interaction of sunlight off of the various surfaces creates a dynamic building of visual interest from all 
angles and elevations. 

 
7. Plans take into account pleasant and convenient access to multi-modal transportation options and support the potential 

for transit patronage; the site encourages multi-modal access with pedestrian and bicycle access to all sides and through 
the site, connections to light rail and future street car stations, increased bike parking, and landscaped walkways. 

 
8. Vehicular circulation is designed to minimize conflicts with pedestrian access and circulation, and with surrounding 

residential uses; the office building can be accessed from Maple Avenue and Second Street, reducing conflicts from Mill 
Avenue and Rio Salado.  The Hotel provides valet service to minimize conflicts within the garage.  The central court 
serves multi-modes, and is designed to separate pedestrians by landscape material to the outer sides of the court, and 
to aesthetically minimize the driveway look, with decorative pavers. There are no residential uses within or adjacent to 
the site. 

 
9. Plans appropriately integrate Crime Prevention Through Environmental Design principles such as territoriality, natural 

surveillance, access control, activity support, and maintenance; the proposed design provides lighting and landscaping 
that encourages a heavy pedestrian and bicycle environment, activating the site.  Patios for restaurants on the north, 
east and south side add visual surveillance of the area.  The west side is viewed from the office building to the west of 
the site. 

 
10. Landscape accents and provides delineation from parking, buildings, driveways and pathways; landcape materials are 

unique and predominant around the base of the buildings, along the driveways and separating the pathways. Materials 
used provide color, texture, shade and visual interest. 

 
11. Signs have design, scale, proportion, location and color compatible with the design, colors, orientation and materials of 

the building or site on which they are located; signs will be handled by separate application and are not a part of this 
request, however locations of signs have been shown, to demonstrate a coordinated design effort between architectural 
disciplines, the signs will not be an afterthought. 
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12. Lighting is compatible with the proposed building(s) and adjoining buildings and uses, and does not create negative 
effects. The lighting meets code requirements, and will provide an appropriate ambient light for an urban environment 
serving overnight hotel guests and evening restaurant patrons. 

 
Conclusion   
Based on the information provided and the above analysis, staff recommends approval of the requested Planned Area 
Development, Use Permit for Tandem Parking and Development Plan Review. This request meets the required criteria and 
will conform to the conditions. 

 
REASONS FOR APPROVAL:   
1. The project meets the General Plan Projected Land Use and Projected Residential Density for this site. 
2. The project will meet the development standards required under the Zoning and Development Code. 
3. The PAD overlay process was specifically created to allow for greater flexibility, this project has demonstrated a product 

not possible with the City Center zoning standards, and sensitive to the unique historic conditions of the site. 
4. The proposed project meets the approval criteria for a Use Permit and Development Plan Review.   
 
 
PAD14012 CONDITIONS OF APPROVAL:  
EACH NUMBERED ITEM IS A CONDITION OF APPROVAL.  THE DECISION-MAKING BODY MAY MODIFY, DELETE OR ADD TO THESE 

CONDITIONS.   
 
General 
1. All conditions originally approved with the Planned Area Development PAD07021 are null and void, and shall be 

replaced by the conditions within this amended PAD140182. 
 

2. All requirements of the Development Agreement (Ordinance No. O2014.71) shall be met in accordance with the 
schedule of performance within the agreement. 
 

3. If a complete application for a building permit has not been submitted within two (2) years after the approval date by City 
Council (April 23, 2017), a meeting with the city council shall be held to determine the processing of a revocation for the 
PAD. The period of approval is extended upon the time review limitations set forth for building permit applications, 
pursuant to Tempe building safety administrative code, section 8-104.15. An expiration of the building permit application 
or failure to submit the building permit application will result in automatic scheduling of a meeting with city council. A 
revocation shall be processed in accordance with the public hearing procedures with the city council, excluding the need 
for a neighborhood meeting review. The revocation of a PAD shall result in a termination of the ordinance, thus reverting 
back to the previous zoning designation prior to the decision. 
 

4. The north elevation of the hotel shall comply with all building code requirements for fire separation distance and 
percentage of allowable openings, based on proximity to the property lines or assumed property lines, the existing 
adjacent designated buildings and structures, and an approved design for future phase two. Phase two design shall be 
approved by the Historic Preservation Commission and City Council.  
 

5. The owner shall not allow the designated property to fall into a state of disrepair, so as to result in the deterioration of 
any significant exterior feature, which would have a detrimental effect on the distinctive character of the property itself. 
The condition of the property at the time of its designation shall be the standard of reference for the evaluation of 
maintenance and future deterioration. The details of this condition shall comply with Tempe City Code, Historic 
Preservations Ordinance Section 14A-9. 
 

6. Submit proposed Art in Private Development (AIPD) for the site to the Community Services Cultural Services Division 
prior to submittal of construction documents for building permit review.  Coordinate the proposed artwork with 
construction documents to assure timely completion of the proposed project. 
 

7. The property owner(s) shall sign a waiver of rights and remedies form.  By signing the form, the Owner(s) voluntarily 
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waive(s) any right to claim compensation for diminution of Property value under A.R.S. §12-1134 that may now or in the 
future exist, as a result of the City’s approval of this Application, including any conditions, stipulations and/or 
modifications imposed as a condition of approval.  The signed form shall be submitted to the Community Development 
Department no later than May 23, 2015, or the PAD approval shall be null and void.  

 
8. The applicant shall provide proof of Federal Aviation Administrative (Form 7160-1) clearance for the building height to 

the top of the highest structural element prior to issuance of Building Permits. 
 

9. The applicant shall contact the Federal Aviation Administration (Form 7160-1) for clearance on construction equipment 
incidentals necessary for the construction of tall buildings within the flight path prior to issuance of Building Permits. 
 

10. Phase II historic building to remain, no additional height building structure above the roof of the historic L-shaped 
Sonoran row-house portion of the building located along Mill Avenue and Rio Salado Parkway (approximately 20’ along 
each frontage). 
 

11. An Encroachment Permit must be obtained from the Engineering Department prior to submittal of construction 
documents for building permit.  The limitations of this encroachment include;  
a. a maximum projection of eight (8) feet for any upper level balconies or decorative architectural features of the 

building,  
b. a minimum clear distance of twenty-four (24) feet between the sidewalk level and any overhead structure, and 
c. any other requirements described by the encroachment permit or the building code. 

 
12. The Planned Area Development Overlay for MILL & RIO SALADO (dated March 9, 2015) shall be put into proper 

engineered format with appropriate signature blanks and kept on file with the City of Tempe’s Community Development 
Department prior to issuance of building permits. 

 
13. An amended Subdivision Plat is required for this development and shall be recorded prior to issuance of building 

permits. 
 

14. Any phase of development alteration or demolition of the existing building or new construction within the legally 
described boundaries of the History Overlay of the Hayden House shall require the review of and a decisionapproval by 
the Historic Preservation Commission prior to any other decision by staff, Development Review Commission or City 
Council. Pursuant to City Code Section 14A-8, the Historic Preservation Commission’s decision may be appealed to the 
City Council. 
 

15. The maximum building height shall include all mechanical, screening devices and other structures on the building. 
 
 

16. The easternmost building adjacent to Mill Avenue, south of the Hayden House, shall maintain a 25 foot step back away 
from the eastern property line, for the portion of building taller than 40 feet, as indicated on the plans presented (dated 
March 9, 2015.).  
 

17. Prior to issuance of building permits, a Geotechnical Report shall be submitted documenting soil conditions of the 
property and construction methodologies for subterranean shoring to prevent erosion or structural damage to the portion 
of the Hayden House within the within the legally described boundaries of the History Overlay  during construction. 
 

18. Prior to issuance of building permits, a Hydrological Report shall be submitted documenting aquifer levels of the property 
and construction methodologies for dewatering and subsidence prevention for protection of the portion of the Hayden 
House within the within the legally described boundaries of the History Overlay. 
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19. Prior to issuance of building permits, a Structural Report by a structural engineer with professional experience in historic 
adobe construction, and a construction plan shall be submitted documenting construction methods to prevent vibrational 
damage to the portion of the Hayden House within the within the legally described boundaries of the History Overlay 
during construction, compliant with Historic Preservation Commission requirements for a protection plan. 
 

20. Prior to issuance of building permits, an outline format Historic American Buildings Survey Report shall be completed on 
the Hayden House. 

 
Historic Preservation Commission Recommended Conditions for the Planned Area Development: 
 
21.  Tempe Historic Preservation Office ("HPO") Historic Preservation Commission ("HPC") review and decision-making 

authority pertaining to the Mill & Rio Salado development site ("Overall Site") is limited to the historic 1873-1924 building 
courtyard ("Historic Property"), which is currently defined as a rectangular area measuring 76' 6" by 134' 6", more or 
less, located at the northeast corner of the overall development site. This 76' 6" by 134' 6" area is described in Historic 
Preservation Designation Report HPO- 99.76 and, more specifically, in the "Preliminary 1873-1924 C. T. Hayden House 
Building Courtyard Description" issued by HPO on December 19, 2014. A final legal description will be issued following a 
survey of the site, the results of which require approval of both applicant and HPO. 

 
22. No excavation, demolition, new construction, alterations, modifications, or other development shall occur on the Overall 

Site until a protection plan, as detailed below, has been approved by the HPC. The protection plan shall include: 
  a. the results a geotechnical analysis of subsurface conditions for the Overall Site;  

 b. an analysis of said conditions by a structural engineer experienced with historic adobe buildings I structures 
("Qualified Engineer''), along with a shoring and protection plan for preventing damage to, or structural failure of, 
the Historic Property resulting from any and all excavation construction dewatering activities on the Overall Site. 

 
23.  Phase one subsurface excavation on the Overall Site shall be held back a minimum of 7 (seven) feet from the Historic 

Property. 
 
24. Dewatering shall not begin until the Qualified Engineer has reviewed and revised, as necessary, a plan for preventing 

damage to, or structural failure of, the Historic Property. 
 
25.  Applicant's phase two proposal, including a rehabilitation plan for work on the Historic Property, will be submitted to the 

HPC for review and decision-making. The rehabilitation plan included in the phase two submission may propose: 
a. appropriate alterations and modifications to the Historic Property, including the construction of new and or 

additional support functions (i.e. kitchen and restrooms), circulation areas, and dining rooms areas; 
 b. the demolition of historic and or non-historic elements of the Historic Property; 
 c. the introduction of significant new elements, and; 
 d. additional subsurface excavation that may encroach upon the boundaries of the Historic Property. 
 
26.  The rehabilitation plan submitted for HPC review and decision-making shall include the full description of the "Structure" 

and "Airspace" to be added to Exhibit 8 of Exhibits D ("Facade Conservation Easement") and E ("Airspace Conservation 
Easement"), respectively, of City of Tempe contract number C2014-226 ("226"). 

 
27.  Any work involving the Historic Property, including investigative removal or other exploratory procedures necessary to 

gather information relating to the integrity and or significance of any element of the Historic Property prior to drafting a 
rehabilitation plan, must be reviewed and approved by HPO prior to commencement. 

 
28.  Applicant shall contract with a qualified firm for preparation of an outline format Historic American Buildings Survey 

("HABS") report documenting the entirety of the Historic Property, which is to be completed prior to commencement of 
any excavation construction, etc., on the overall development site. A duplicate copy of all HABS material submitted to 
the National Park Service shall be deposited with HPO. 
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29.  Onsite archaeological monitoring shall be provided during any demolition or excavation activities occurring on the Overall 
Site. Should said archaeological survey reveal the existence of any extraordinary prehistoric or historic artifacts not 
funerary in nature, the developer, in consultation with HPO, shall endeavor to salvage, or, at minimum, thoroughly 
document said artifacts. 

 
DPR14278 CONDITIONS OF APPROVAL  
 

Site Plan 
30. The development plan review approval shall expire if a complete application for a building permit has not been submitted 

within two (2) years of the City Council approval date.  
 

31. The concrete monolith in the right of way at the corner of Mill Avenue and Rio Salado Parkway shall be removed as part 
of phase I development. Salvage native plant species for reuse on site. 
 

32. The site plan is approved as submitted (March 9, 2015), minor modifications may be reviewed through the plan check 
process of construction documents; major modifications will require submittal of a Development Plan Review. 
 

33. Provide 8’-0” wide public sidewalk clear of obstructions along arterial roadways, or as required by Traffic Engineering 
Design Criteria and Standard Details.  

 
34. Provide service yard and mechanical yard walls that are at least 8’-0” tall as measured from adjacent grade and are at 

least the height of the equipment being enclosed, whichever is greater.  Verify height of equipment and mounting base to 
ensure that wall height is adequate to fully screen the equipment.   
 

35. Provide gates of steel vertical picket, steel mesh, steel panel or similar construction.  Where a gate has a screen function 
and is completely opaque, provide vision portals for visual surveillance.  Provide gates of height that match that of the 
adjacent enclosure walls.  Review gate hardware with Building Safety and Fire staff and design gate to resolve lock and 
emergency ingress/egress features that may be required. 

 
36. Provide upgraded paving at each driveway consisting of unit paving.  Extend this paving in the driveway from the right-

of-way line to 20’-0” on site and from curb to curb at the drive edges. From sidewalk to right-of-way line, extend concrete 
paving to match sidewalk. 
 

37. Provide decorative pavers within the entire hardscape courtyard between the two buildings, and a differentiated pattern 
and color for pedestrian areas which are complaint with ADA standards for pedestrian travel. Colors and materials to be 
determined prior to issuance of building permits in consultation with planning staff. 
 

38. Design details and materials of the new fountain shall be submitted to planning staff for review and approval prior to 
issuance of building permits. 
 

39. Screening of ground mounted equipment visible shall be patina finish copper louvers, as initially presented February 10, 
2015, and not perforated painted aluminum panels and submitted March 9, 2015.   

 
40. Utility equipment boxes for this development shall be finished in a neutral color (subject to utility provider approval) that 

compliments the coloring of the buildings. 
 
41. Place exterior, freestanding reduced pressure and double check backflow assemblies in pre-manufactured, pre-finished, 

lockable cages (one assembly per cage).  If backflow prevention or similar device is for a 3” or greater water line, delete 
cage and provide a masonry or concrete screen wall following the requirements of Standard Detail T-214. 

 
 
 
 
 Floor Plans 
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42. Exit Security: 
a. Provide visual surveillance with fire-rated glazing assemblies from stair towers into adjacent circulation spaces. 
b. In instances where an elevator or stair exit in the office or garage is within 21’-0” of an alcove, corner or other 

potential hiding place, position a refracting mirror to allow someone in the exit doorway to observe in the mirror the 
area around the corner or within the alcove that is adjacent to the doorway. 

 
43. Public Restroom Security:  

a. Lights in restrooms: 
1) Provide 50% night lights 
2) Activate by automatic sensors, key or remote control mechanism 

b. Single user restroom door hardware: 
3) Provide a key bypass on the exterior side 

 
44. Garage Security:   

a. Minimize interior partitions or convert these to semi-opaque screens to inhibit hiding behind these features. 
b. Provide exit stairs that are open to the exterior as indicated. 
c. Paint interior wall and overhead surfaces in garage floor levels with a highly reflective white color, minimum LRV of 

75 percent.  
d. Maximize openness at the elevator entrances and stair landings to facilitate visual surveillance from these 

pedestrian circulation areas to the adjacent parking level. 
 

45. Parking Garage:  
a. Minimum required parking dimensions shall be clear of any obstructions. 
b. At the ends of dead-end drive aisles, provide a designated turn-around space, minimum 8’-6” clear in width (locate 

on left side if available), including 3’-0” vehicular maneuvering area for exiting. Turn-around area shall be clearly 
demarcated. 

c. Provide a minimum 2’-0” of additional width for parking spaces when adjacent to a continuous wall. 
 
Building Elevations 
46. The materials and colors are approved as presented (March 9, 2015) with additional information provided by the 

architect on March 12, 2015: 
 
Masonry 1: horizontal coursing (6"x24") mocha cultured stone 
Masonry 2: horizontal coursing (6"x24") chocolate cultured stone  
Masonry 3: ground face cmu, monumental stacking color to match masonry 1 
Masonry 4: plain cmu color to match masonry 2 
 
Glass 1:     tower north - sea-foam green (solexia or sim)  spec a 
Glass 2:     tower east, west, south sea-foam green (solexia or sim) spec b 
Glass 3:     tower daylight, sea-foam green (solexia or sim) spec c 
Glass 4:     retail, lobby, hotel level 2 light sea-foam green (solexia or sim) spec d 
Glass 5:     1/2" single lite t light sea-foam green spec e 
Glass 6a:   spandrel at office (white) 
Glass 6b:   spandrel at hotel (sea-foam green) 
 
Concrete 1a: foundation footings (warm grey) 
Concrete 1b: broom finish (warm grey) 
Concrete 2:   architectural smooth (warm grey) 
Concrete 3:   office tower precast (deep white) 
Concrete 4:   hotel simulated "board formed" textured precast panels (cream) 
 
Metal 1a:   white aluminum  
Metal 1b:   dark bronze aluminum 
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Metal 2:     white steel 
Metal 3:     clear anodized aluminum 
Metal 4:     cassette panel to match concrete 3 (deep white) 
Metal 5:     perforated painted steel (cream) 
Metal 6:     perforated painted steel (dark brown) 
Metal 7:     metal panel accent a dark sage metal panel (ballroom) 
Metal 8:    metal panel accent b deep sage metal panel (office) 
 
Provide main colors and materials with a light reflectance value of 75 percent or less.  Specific colors and materials 
exhibited on the materials sample board are approved by planning staff.  Additions or modifications may be submitted for 
review during building plan check process.   

 
47. Perforated metal not specified for opacity or transparency shall be approved by planning staff prior to submittal of 

construction documents for building permits: shape and size of the perforations to be determined at this time. 
 

48. Provide design reference to the contextual relationship to the Flour Mill and the former Monti’s site with the treatment of 
window mullions and recesses along the east elevation of the hotel. 
 

49. Provide further pedestrian level detail along the building perimeters, with use of different materials, colors or textures, to 
enhance the pedestrian experience. Specifically along the Mill Avenue frontage, utilize the wainscot level for additional 
material/texture change in portions of the glazing system adjacent to the restaurant suite. 
 

50. Provide secure roof access from the interior of the building.  Do not expose roof access to public view. 
 

51. Conceal roof drainage system within the interior of the building.   
 

52. Incorporate lighting, address signs, and incidental equipment attachments (alarm klaxons, security cameras, etc.) where 
exposed into the design of the building elevations. Exposed conduit, piping, or related materials is not permitted. 

 
53. Locate the electrical service entrance section (S.E.S.) inside the building or inside a secure yard that is concealed from 

public view. 
 
54. Upper/lower divided glazing panels in exterior windows at grade level, where lower glass panes are part of a divided 

pane glass curtain-wall system, shall be permitted only if laminated glazing at these locations is provided. 
 
Lighting 
55. This project shall follow requirements of ZDC Part 4, Chapter 8, Lighting, unless otherwise conditioned.  
 
56. Illuminate building entrances and underside of open stair landings from dusk to dawn to assist with visual surveillance at 

these locations. 
 
Landscape 
57. The plant palette is approved as proposed and specified on the landscape plan (dated March 9, 2015). With the 

following exceptions: 
 

Maple Avenue to have a street tree distinct from Rio Salado Parkway and Mill Avenue, replace Heritage Live Oak 
with one of the following options: Eucalyptus papuana ghost gum, Acacia willardiana palo blanco, Acacia aneura 
mulga, Acacia salicina willow or Blue palo verde. 
 
Replace the Heritage Live Oak in the interior courtyard to have tree varieties that can grow in a reflective heat 
condition and withstand growth in a limited root area (bounded by parking structure below and planter box sides): 
Thevetia peruviana, Cascalote ‘Smoothie’, Chaste tree, Sophora secundiflora, Bauhinia, Cordia boissieri, Acacia 
farnesiana ‘Sierra Sweet’ or Olea europaea  ‘Swan Hill’ olive. 
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Any additions or modifications may be submitted for review during building plan check process.   
 

58. Irrigation notes: 
a. Provide dedicated landscape water meter.   
b. Provide pipe distribution system of buried rigid (polyvinylchloride), not flexible (polyethylene).  Use of schedule 40 

PVC mainline and class 315 PVC ½” feeder line is acceptable.  Class 200 PVC feeder line may be used for sizes 
greater than ½”.  Provide details of water distribution system. 

c. Locate valve controller in a vandal resistant housing. 
d. Hardwire power source to controller (a receptacle connection is not allowed). 
e. Controller valve wire conduit may be exposed if the controller remains in the mechanical yard. 

 
59. Include requirement to have Archeologist to be on site during de-compaction of soil in planting areas on site and in 

public right of way and when removing construction debris from planting areas prior to landscape installation. 
 

60. Top dress planting areas with a rock or decomposed granite application.  Provide rock or decomposed granite of 2” 
uniform thickness.  Provide pre-emergence weed control application and do not underlay rock or decomposed granite 
application with plastic. 

 
61. Trees shall be planted a minimum of 12’-0” from any existing or proposed public water or sewer lines located on-site. 

Trees near the main water or sewer lines located within the right of way shall be planted at least 20’-0” away. Final 
approval subject to determination by the Public Works, Water Utilities Division. 

 
62. The tree planting separation requirements may be reduced from the waterline upon the installation of a linear root 

barrier, a minimum of 6’-0” parallel from the waterline, or around the tree.  The root barrier shall be a continuous 
material, a minimum of 0.08” thick, installed 0’-2” above finish grade to a depth of 8’-0” below grade. Final approval 
subject to determination by the Public Works, Water Utilities Division. 

 
Signage 
63. Provide address sign(s) on the building elevation facing the street to which the property is identified. 

a. Conform to the following for building address signs: 
1) Provide street number only, not the street name 
2) Compose of 12” high, individual mount, metal reverse pan channel characters. 
3) Self-illuminated or dedicated light source. 
4) Coordinate address signs with trees, vines, or other landscaping, to avoid any potential visual obstruction. 
5) Do not affix number or letter to elevation that might be mistaken for the address.  

b. Utility meters shall utilize a minimum 1” number height in accordance with the applicable electrical code and utility 
company standards. 

c. Provide one address sign on the roof of the office building.  Orient sign to be read from the south. 
1) Include street address number in 6’-0” high characters on one line and street name in 3’-0” high characters on a 

second line immediately below the first. 
2) Provide high contrast sign, either black characters on a light surface or white characters on a black field that is 

painted on a horizontal plane on the roof.  Coordinate roof sign with roof membrane so membrane is not 
compromised. 

3) Do not illuminate roof address. 
 
 
ZUP14166 CONDITIONS OF APPROVAL  
 
64. The Use Permit for 84 tandem parking spaces is valid only after a Building Permit has been obtained and the required 

inspections have been completed and a Final Inspection has been passed.  
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65. The use permit approval shall be void if a complete application for a building permit has not been submitted within two 
(2) years of the City Council approval date for the related amended PAD application for the project. 
 

66. The Use Permit is valid for the plans as submitted within this application (dated March 9, 2015February 10, 2015). Any 
additions or modifications may be submitted for review during building plan check process.   
 

67. If there are any complaints arising from the Use Permit that are verified by a consensus of the complaining party and the 
City Attorney’s office, the Use Permit will be reviewed by City staff to determine the need for a public hearing to re-
evaluate the appropriateness of the Use Permit, which may result in termination of the Use Permit. The result of which 
would be a requirement to provide parking without tandem spaces. 
 

68. 84 tandem parking spaces shall be designated for hotel valet parking only. A valet management plan must be submitted 
to the City and maintained for commercial use. 
 

69. Tandem spaces may not include the 50 public spaces committed by Development Agreement within the garage on site. 
 

CODE/ORDINANCE REQUIREMENTS:  
THE BULLETED ITEMS REFER TO EXISTING CODE OR ORDINANCES THAT PLANNING STAFF OBSERVES ARE PERTINENT TO THIS CASE.  
THE BULLET ITEMS ARE INCLUDED TO ALERT THE DESIGN TEAM AND ASSIST IN OBTAINING A BUILDING PERMIT AND ARE NOT AN 

EXHAUSTIVE LIST. 
 

 The owner(s) shall provide a continuing care condition, covenant and restriction for all of the project's landscaping, 
required by Ordinance or located in any common area on site.  The CC&R's shall be reviewed and placed in a form 
satisfactory to the Community Development Manager and City Attorney. 

 

 Development plan approval shall be void if the development is not commenced or if an application for a building permit 
has not been submitted, whichever is applicable, within twelve (12) months after the approval is granted or within the 
time stipulated by the decision-making body. The period of approval is extended upon the time review limitations set 
forth for building permit applications, pursuant to Tempe Building Safety Administrative Code, Section 8-104.15. An 
expiration of the building permit application will result in expiration of the development plan. 
 

 Specific requirements of the Zoning and Development Code (ZDC) are not listed as a condition of approval, but will 
apply to any application.  To avoid unnecessary review time and reduce the potential for multiple plan check submittals, 
become familiar with the ZDC.  Access the ZDC through www.tempe.gov/zoning or purchase from Community 
Development. 

 

 SITE PLAN REVIEW: Verify all comments by the Public Works Department, Community Development Department, and 
Fire Department given on the Preliminary Site Plan Review. If questions arise related to specific comments, they should 
be directed to the appropriate department, and any necessary modifications coordinated with all concerned parties, prior 
to application for building permit.  Construction Documents submitted to the Building Safety Division will be reviewed by 
planning staff to ensure consistency with this Design Review approval prior to issuance of building permits. 

 

 STANDARD DETAILS: 

 Access to Tempe Supplement to the M.A.G. Uniform Standard Details and Specifications for Public Works 
Construction, at this link: www.tempe.gov/index.aspx?page=2147 or purchase book from the Public Works 
Engineering Division. 

 Access to refuse enclosure details an all other Building Safety forms at this link: 
www.tempe.gov/index.aspx?page=1033.  The enclosure details are under Civil Engineering & Right of Way. 

 

 BASIS OF BUILDING HEIGHT: Measure height of buildings from top of curb at a point adjacent to the center of the front 
property line. 

 

http://www.tempe.gov/zoning
http://www.tempe.gov/index.aspx?page=2147
http://www.tempe.gov/index.aspx?page=1033
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 COMMUNICATIONS:  

 Provide emergency radio amplification for the combined building and garage area in excess of 50,000 sf.  
Amplification will allow Police and Fire personnel to communicate in the buildings during a catastrophe.  Refer to 
this link: www.tempe.gov/index.aspx?page=949. Contact the Information Technology Division to discuss size and 
materials of the buildings and to verify radio amplification requirements. 

 For building height in excess of 50’-0”, design top of building and parapet to allow cellular communications providers 
to incorporate antenna within the building architecture so future installations may be concealed with little or no 
building elevation modification. 

 

 PUBLIC ART: Provide public art for this development in conformance with the Art in Private Development Ordinance and 
ZDC Sec. 4-407 and ZDC Appendix D.  Contact the Community Services Cultural Services Division regarding 
implementation of this requirement prior to receiving building permits. 

 

 WATER CONSERVATION: Under an agreement between the City of Tempe and the State of Arizona, Water 
Conservation Reports are required for landscape and domestic water use for the non-residential components of this 
project.  Have the landscape architect and mechanical engineer prepare reports and submit them with the construction 
drawings during the building plan check process.  Report example is contained in Office Procedure Directive # 59.  Refer 
to this link: www.tempe.gov/modules/showdocument.aspx?documentid=5327.  Contact Public Works Department, Water 
Conservation Division with questions regarding the purpose or content of the water conservation reports. 

 

 HISTORIC PRESERVATION: State and federal laws apply to the discovery of features or artifacts during site excavation 
(typically, the discovery of human remains or associated funerary objects).  Contact the Historic Preservation Officer with 
general questions.  Where a discovery is made, contact the Arizona State Historical Museum for removal and 
repatriation of the items. 

 

 SECURITY REQUIREMENTS: 

 Design building entrance(s) to maximize visual surveillance of vicinity.  Limit height of walls or landscape materials, 
and design columns or corners to discourage to opportunity for ambush opportunity.  Maintain distances of 20’-0” or 
greater between a pedestrian path of travel and any hidden area to allow for increased reaction time and safety.   

 Follow the design guidelines listed under appendix A of the Zoning and Development Code.  In particular, reference 
the CPTED principal listed under A-II Building Design Guidelines (C) as it relates to the location of pedestrian 
environments and places of concealment.  .  

 Provide method of override access for Police Department (punch pad or similar) to controlled access areas. 

 Provide a security vision panel at service and exit doors (except to rarely accessed equipment rooms) with a 3” wide 
high strength plastic or laminated glass window, located between 43” and 66” from the bottom edge of the door. 

 

 SIDEWALKS: Incorporate brick sidewalks for all off-site pedestrian paving.  Follow City of Tempe Public Works 
Department Detail T-353, when designing all sidewalk areas in the Right-of-Way.  Alternative paver materials may be 
considered subject to review, and approval, by the Engineering and Planning Departments.  Any alternative patterns 
should be used in small amounts to create accent areas at entrances, or to demarcate architectural features of the 
building.  Do not propose a wholesale change of material.   These materials shall be compatible with the Americans with 
Disabilities Act, ADA, and the Building Code. 

 

 FIRE:  

 Clearly define the fire lanes.  Ensure that there is at least a 20’-0” horizontal width, and a 14’-0” vertical clearance 
from the fire lane surface to the underside of tree canopies or overhead structures.  Layout and details of fire lanes 
are subject to Fire Department approval. 

 Provide a fire command room(s) on the ground floor of the building(s).  Verify size and location with Fire 
Department. 

  
 

 ENGINEERING: 

http://www.tempe.gov/index.aspx?page=949
http://www.tempe.gov/modules/showdocument.aspx?documentid=5327
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 Underground utilities except high-voltage transmission line unless project inserts a structure under the transmission 
line. 

 Coordinate site layout with Utility provider(s) to provide adequate access easement(s). 

 Clearly indicate property lines, the dimensional relation of the buildings to the property lines and the separation of 
the buildings from each other. 

 Verify location of any easements, or property restrictions, to ensure no conflict exists with the site layout or 
foundation design. 

 The site is within an Alternative Retention Criteria Area.  Verify specific design considerations with the Engineering 
Department.   

 

 REFUSE: 

 Enclosure indicated on site plan is exclusively for refuse.  Construct walls, pad and bollards in conformance with 
standard detail DS-116.  

 Contact Public Works Sanitation Division to verify that vehicle maneuvering and access to the enclosure is 
adequate.   

 Develop strategy for recycling collection and pick-up from site with Sanitation.   

 Gates for refuse enclosure(s) are not required, unless visible from the street.  If gates are provided, the property 
manager must arrange for gates to be open from 6:00am to 4:30pm on collection days. 

   

 DRIVEWAYS: 

 Construct driveways in public right of way in conformance with Standard Detail T-320.   

 Correctly indicate clear vision triangles at both driveways on the site and landscape plans.  Identify speed limits for 
adjacent streets at the site frontages.  Begin sight triangle in driveways at point 15’-0” in back of face of curb.  
Consult Intersection Sight Distance memo, available from Traffic Engineering if needed 
www.tempe.gov/index.aspx?page=801 .  Do not locate site furnishings, screen walls or other visual obstructions 
over 2’-0” tall (except canopy trees are allowed) within each clear vision triangle. 

 

 PARKING SPACES: 

 Verify conformance of accessible vehicle parking to the Americans with Disabilities Act and the Code of Federal 
Regulations Implementing the Act.  Refer to Building Safety ADA Accessible Parking Spaces Marking/Signage on 
Private Development details. 

 At parking areas, provide demarcated accessible aisle for disabled parking.   

 Distribute bike parking areas nearest to main entrance(s).  Provide parking loop/rack per standard detail T-578.  
Provide 2’-0” by 6’-0” individual bicycle parking spaces.  One loop may be used to separate two bike parking 
spaces. Provide clearance between bike spaces and adjacent walkway to allow bike maneuvering in and out of 
space without interfering with pedestrians, landscape materials or vehicles nearby. 

 

 LIGHTING: 

 Design site security light in accordance with requirements of ZDC Part 4 Chapter 8 (Lighting) and ZDC Appendix E 
(Photometric Plan). 

 Indicate the location of all exterior light fixtures on the site, landscape and photometric plans.  Avoid conflicts 
between lights and trees or other site features in order to maintain illumination levels for exterior lighting. 

 

 LANDSCAPE: 

 Prepare an existing plant inventory for the site and adjacent street frontages.  The inventory may be prepared by the 
Landscape Architect or a plant salvage specialist.  Note original locations and species of native and “protected” 
trees and other plants on site.  Move, preserve in place, or demolish native or “protected” trees and plants per State 
of Arizona Agricultural Department standards.  File Notice of Intent to Clear Land with the Agricultural Department.  
Notice of Intent to Clear Land form is available at www.azda.gov/ESD/nativeplants.htm .  Follow the link to 
“applications to move a native plant” to “notice of intent to clear land”. 

 

 SIGNS: Separate Development Plan Review process is required for signs in accordance with requirements of ZDC Part 

http://www.tempe.gov/index.aspx?page=801
http://www.azda.gov/ESD/nativeplants.htm
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4 Chapter 9 (Signs).  Obtain sign permit for identification signs.  Directional signs (if proposed) may not require a sign 
permit.  Directional signs are subject to review by planning staff during plan check process. 

 
 
HISTORY & FACTS: 
 
1873 Single-story Sonoran row house of adobe was built for Charles Trumbull Hayden and his family. 

The building was “L” shaped with 13 rooms, 80’ of frontage along Mill Avenue and 120’ of frontage 
along First Street (now Rio Salado Parkway). 

 
1876-1883 A second story of adobe was built over the room at the north end of the house, and a west wing 

was added to make a “U” shaped residence. 
 
1889 Hayden family moved from the adobe house, known at the time as La Casa Vieja (the old house) 

and was used by the Hayden family as a boarding house. 
 
1893 A framed second story addition was added to the west wing, the property was operated as a 

boarding house for 35 years. 
 
November 26, 1894 Tempe Township is established. 
 
February 14, 1912 Arizona becomes the 48th state. La Casa Vieja is beginning to decline. 

1924 The boarding house Hayden’s daughters commissioned Robert T. Evans to restore the building to 

its original appearance. Evans removed the upper story and restored the plastered adobe walls. 

The Hayden sisters opened a tea house and restaurant in the refurbished landmark known as La 

Casa Vieja, or "the old house."  A river rock fountain was installed in the courtyard, which was 

used for outdoor dining.  

1954 Leonard Monti purchased the property to operate the restaurant, establishing the name Monti’s La 

Casa Vieja. Later additions enlarged the facility to a total of 20,769 s.f. when the courtyard was 

enclosed to become the fountain room for the restaurant and a southern wing of non-adobe 

structure was added. 

October 10, 1984 C.T. Hayden House is listed on the National Register of Historic places, building #84000173. 
 
1990’s Interior renovations for safety and comfort included a fire suppression system. 
 
August 20, 1999 Tempe Historic Preservation Office received a nomination and request from Michael Monti (son of 

Leonard Monti and owner of the property) for historic property designation and listing in the 
Tempe Historic Property Register for Monti’s La Casa Vieja, located at 1 West Rio Salado 
Parkway. A survey of the property at this time noted several elements that were considered non-
contributing to the historic structure, specifically the non-adobe additions, landscape, parking and 
the billboard were called out for future consideration of alterations or demolition work, to limit 
modifications to non-contributing elements. 

 
October 14, 1999 Tempe Historic Preservation Commission recommends to Planning & Zoning Commission and 

City Council that Monti's La Casa Vieja be designated an historic property and listed in the Tempe 
Historic Property Register. 

 
December 14, 1999 Tempe Planning & Zoning Commission recommends to City Council that Monti's La Casa Vieja be 
 designated an historic property and listed in the Tempe Historic Property Register. 
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January 20, 2000 City Council designates the C. T Hayden House I Monti’s La Casa Vieja 1871-73 /1924 / 2000 as 
Tempe Historic Property Register property #11. 

 
2000’s New windows were added through an Arizona State Parks Heritage Fund grant. 
 
April 6, 2006 The Central City Development Committee of the Whole accepted the Community Design 

Principles document which included a concept study for downtown building heights. The project 
area included the western side of this site, as part of the “Urban Center”, suggesting a maximum 
height of 300 feet and the eastern side of this site as “Heritage Core” with a maximum building 
height of seventy five feet, with a fifteen foot step-back at fifty feet. 

 
September 18, 2007 Historic Preservation Commission received a presentation from the applicant on the proposed 
 development for One Hundred Mill Avenue (informational only)  
 
September 25, 2007 A Presentation was provided by the applicant for the development of Ole Hundred Mill Avenue at 

the Development Review Commission Study Session (informational only) 
 
October 18, 2007 A request was made for a Planned Area Development and a hearing was held at the Historic 

Preservation Commission continued the request for modifications to the C.l Hayden House, 
 Tempe Historic Property Register #11. 
 
October 23, 2007 The Development Review Commission heard the requested Planned Area Development and 

granted the applicant’s request for continuance for One Hundred Mill to the next scheduled public 
hearing. 

 
November 8, 2007 The Historic Preservation Commission approved the request for modifications to the C.l Hayden 

House, Tempe Historic Property Register #11, related to the development of the One Hundred 
Mill project. 

 
November 13, 2007 The Development Review Commission recommended approval l of the Planned Area 

Development Overlay for One Hundred Mill and continued a Use Permit to allow tandem parking, 
to be included with the development plan review. 

 
December 6, 2007 City Council introduced and held the first public hearing for a Planned Area Development Overlay 

for One Hundred Mill 
 
December 13, 2007 City Council held the second public hearing and continued the request of a Planned Area 

Development Overlay for ONE HUNDRED MILL (6-0 vote, Councilmember Ellis absent) 
 
January 10, 2008  City Council approved a Planned Area Development PAD070354. 
 
November 17, 2014 Monti’s Casa La Vieja closed. Up to this date, the Hayden House remained the oldest 

continuously occupied structure in Maricopa County, and the oldest adobe structure to remain in 
use in the Salt River Valley. 

 
December 4, 2014 Auction of all interior furnishings and fixtures of Monti’s took place on site.   
 
December 4, 2014 City Council approved a Development Agreement (C2014.226) for the development proposed on 

this site. 
 
December 11, 2014 The Historic Preservation Commission heard the request for an amended Planned Area 

Development, reviewing the proposed development plans, and continued the hearing until further 
information could be provided. 
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January 8, 2015 The Historic Preservation Commission held a public meeting for a modified proposal for phase 

one, which removed the project from the Historic Preservation Overlay area; phase two would 
require HPC review and decision-making approval for of modifications to the Hayden House. 

 
 
ZONING AND DEVELOPMENT CODE REFERENCE: 
 
Section 4-602C.1. Tandem Parking 
Section 6-305, Planned Area Development (PAD) Overlay districts 
Section 6-306, Development Plan Review 
Section 6-308, Use Permits 
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22. Vicinity Map & Context Photos (Sheet A.02.3) 3/12/15 

23. PAD Site Plan (Sheet A.02.4) 3/9/15 

24-26. Levels B3-B1 Underground Parking Floor Plans (Sheets A.03-A.05) 3/9/15 
 
27. Level 1 Ground Floor Plan (Sheet A.06) 3/9/15 

 
28. Level 2 Parking Structure & Hotel Floor Plan (Sheet A.07) 3/9/15 

 
29. Levels P3-6 Parking Structure and Hotel Level 3 Floor Plan (Sheet A.08) 3/9/15 

 
30. Level P7 Parking Structure and Hotel Level 4+ Typical Floor Plan (Sheet A.09) 

3/9/15 
 

31. Office Levels 8-14 and Hotel Deck Amenity (Sheet A.10) 3/9/15 
 

32-33. North Elevations (Blackline & Color) (Sheet A.11.1) (Tempe Beach Park side) 
3/12/15 (color) 

 
34-35. East Hotel Elevations (Blackline & Color) (Sheet A.12.1) (Mill Avenue side)  
 3/12/15 (color) 
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36-37. South Elevations (Blackline & Color) (Sheet A.13.1) (Gateway/Opus side) 

3/12/15 (color) 
 

38-39. West Office Elevation (Blackline & Color) (Sheet A.14.1) (American Airlines side) 
 3/12/15 (color) 

40-41. East Office Elevation (Blackline & Color) (Sheet A.15.1) (from interior court) 
3/12/15 (color) 

42-43. West Hotel Elevation (Blackline & Color) (Sheet A.16.1) (from interior court) 
3/12/15 (color) 

44. Building Section from south side facing north (Sheet A.17) 3/9/15 

45. Building Section of Office Building facing west (Sheet A.18) 3/9/15 

46. Building Section of Hotel Building facing east (Sheet A.19) 3/9/15 

47. 3-D Building Sections Rendered (Sheet A.22) 3/9/14 

48. Design Progress Perspectives (Sheet A.23) 3/9/14 

49-50. Landscape Plan (Blackline & Color) (Sheet L2.0) 3/9/15 
 
51-53. Color Design Renderings (Sheets 2.0, 2.1 & 2.1) 3/12/15 

 
54-55. Similar Products in Other Locations (design reference) 
 
56-67. Parking Study 
 
68-76. Summary of Public Participation provided by the Applicant 

 
77-85. Rehabilitation Strategy for the Hayden House 

 
86. Letter of Proposed Construction Procedures by Contractor 
 



 
 

MILL & RIO SALADO ATTACHMENTS  
 
87-104. Historic Preservation Commission Report with excerpted attachments 

(original document 105 pages) 
 

105-107. Historic Preservation Commission Minutes 
 
108-109. Monti’s La Casa Vieja Legal Description 
 
110-111. Action Summary Recommended Conditions of Approval from Historic 

Preservation Commission 
 
112-115. Waiver of Rights and Remedies 
 
116-120. Original PAD Document Excerpts (for reference) 
 
121. Material Sample Board (photo reference, actual to be provided at hearing) 

 
Other documents referenced in report but not attached due to size: 
 

60 page Hayden House Rehabilitation Plan 
 
111 page Traffic Study 
 
76 page Development Agreement 
 
 

Material Sample Board will be provided at the hearing 
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(TOD) and has many public transit options within the vicinity. The Orbit Earth route travels along 

Mill Avenue adjacent to the site. The future Tempe Streetcar route, as currently planned, will 

travel on Mill Avenue and Rio Salado Parkway adjacent to the site. The site is located within 

0.10 mile of a Metro Light Rail stop and bus stops for routes 48 and 62. The site is located 

approximately 0.30 mile from the Tempe Transit Center which circulates the Metro Light Rail, 

bus routes 30, 48, 62, 65, 66, 72 and 511 and orbit routes Earth, Jupiter, Mars and Venus. 

Second, the size of the office parking demand is decreased. The increase of the deduction is 

based on the multitude of bus and orbit routes that service the area, the proximity of the Metro 

Light Rail and future Tempe Streetcar and the increased design for bicyclist parking. 

Third, parking demand is reduced with the multi-use development as some parking patrons may 

use more than one land use. Vehicles parked at the site may visit/attend more than one land 

use. For example, many of the restaurant patrons may also be hotel guests. Therefore, parking 

requirements may be decreased as a portion of vehicle spaces will accommodate parked 

vehicles for multiple parking attractors.  

Fourth, the City of Tempe’s shared parking model is applied. A development is typically 

expected to provide sufficient on-site parking to meet its parking demand. A single parking lot 

will have tendencies for higher or lower parking demand based on the type of land use the lot 

services. Different types of land uses have differing peak parking characteristics. When a 

mixed-use development shares a parking lot, the number of parking stalls required to 

adequately meet the parking demand will be less than the number of stalls required if separate 

parking lots are provided due to peak demand occurring at different times of the day. When 

multiple land uses share a parking lot, the city allows reductions in parking requirements as long 

as there is sufficient parking to provide for the total peak parking demand. The City of Tempe’s 

“Standard Shared Parking Model” can be used as a basis for predicting the parking demand for 

a particular mix of uses on a site. The shared parking model’s percentages are modifiers to be 

applied to the design parking demand of each land use. 

Lastly, parking variations are discussed. While the shared parking model provides hourly 

reductions to parking requirements with shared parking lots, some parking spaces may be 

reserved for certain uses. Due to the nature of shared parking, variance with the number and 

type of reserved parking spaces will result in unique models. Methodology and options are 

discussed for potential reservation of parking spaces.  
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PROPOSED DEVELOPMENT  

The proposed redevelopment is located on the southwest corner of the intersection of Mill 

Avenue and Rio Salado in Tempe, Arizona. The development is proposed to retain a portion of 

the existing restaurant and construct two towers with office, hotel, retail and restaurant land 

uses. The land uses are summarized in Table 1. The sizes of the proposed land uses shown in 

the table are what is currently planned. Although the final square footages may be subject to 

change, it is expected that any variations will be relatively small and that the conservative nature 

of using gross square footages instead of net square footages will prevent any need for a new 

parking analysis for minor size adjustments of the proposed land uses.  

Table 1: Proposed Land Uses 
 

Land Use Land Use Categories Size 
Conference Deck Hotel Service 2,425 SF 

Hotel Restaurant Patio Dining Restaurant (Outdoor) 275 SF 
Hotel Fitness Areas With No Parking Requirement 1,237 SF 

Garage Storage Areas With No Parking Requirement 4,119 SF 
Hayden House Dining Restaurant (Indoor) 7,361 SF 

Hayden House Patio Dining Restaurant (Outdoor) 1,959 SF 
Hayden House Service Restaurant (Indoor) 1,687 SF 

Hotel Hotel Rooms 240 Rooms 
Hotel Amenity Areas With No Parking Requirement 4,476 SF 

Hotel Conference Hotel Conference 7,358 SF 
Hotel Conference Prefunction Hotel Service 1,990 SF 

Hotel Corridor Areas With No Parking Requirement 21,663 SF 
Hotel Garage Areas With No Parking Requirement 9,166 SF 
Hotel Lobby Areas With No Parking Requirement 2,929 SF 

Hotel Lounge Areas With No Parking Requirement 920 SF 
Hotel Office Hotel Internal Offices 1,368 SF 

Hotel Restaurant Restaurant (Indoor) 2,321 SF 
Hotel Retail Office/Flex Retail & Hotel Retail 2,547 SF 

Hotel Service Hotel Service 18,171 SF 
Hotel Stair/Elevator Areas With No Parking Requirement 11,970 SF 

Office Offices 240,496 SF 
Office Bike Storage Areas With No Parking Requirement 2,055 SF 

Office Café Office Lobby & Café 623 SF 
Office Garage Areas With No Parking Requirement 410,198 SF 
Office Lobby Office Lobby & Café 3,533 SF 

Office Service Office Service 9,979 SF 
Office Stair/Elevator Areas With No Parking Requirement 8,328 SF 

Office/Retail Office/Flex Retail & Hotel Retail 3,490 SF 
Stair/Elevator Areas With No Parking Requirement 9,563 SF 
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Access to the site will be provided at 3 locations. Near the northwest corner of the site is an 

existing shared right-in/right-out/left-in driveway to Rio Salado Parkway. Near the southeast 

corner of the site is an existing shared right-in/right-out/left-in/left-out driveway to Mill Avenue. 

Access may also be attained via an existing site driveway right-in/right-out to Rio Salado 

Parkway. The shared driveways also provide access for the existing Tempe Gateway/US 

Airways parking structure located southwest of the site. 

Parking will be provided both below-ground, above-ground and at grade. Valet parking service 

will be provided at grade with reserved valet parking below-ground. The parking below-ground 

may be accessed by the north/south shared drive located along the western border of the site 

and the north/south internal drive that will be provided. The parking above-ground may be 

accessed by the east/west shared drive (2nd Street alignment). The development does not plan 

to modify existing off-street parking on Mill Avenue. 

CITY OF TEMPE BICYCLE PARKING REQUIREMENTS  

Bicycle Requirements 

Bicycle parking requirements are specified in Section 4-603 of the Tempe Zoning Code. Table 2 

summarizes the requirements per the City of Tempe’s bicycle commute area ratios applicable to 

the site.  
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Table 2: Minimum Bicycle Spaces Required  
 

Land Use Size Bicycle Ratios Bicycle Stalls Required 

Areas With No Parking Requirement 486,624 
Non-generator, no 

requirement 
0.0 

Restaurant (Indoor) 11,369 1 per 500 SF 22.7 
Restaurant (Outdoor) 2,234 1 per 2,000 SF 1.1 

Hotel Rooms 240 1 per 20 Units 12.0 
Hotel Conference 7,358 1 per 2,000 SF 3.7 

Hotel Internal Offices 1,368 
1 per 8,000 SF, 4 

minimum 
4.0 

Office/Flex Retail & Hotel Retail 6,037 
1 per 7,500 SF, 4 

minimum 
4.0 

Hotel Service 22,586 
1 per 7,500 SF, 4 

minimum 
4.0 

Offices 240,496 
1 per 8,000 SF, 4 

minimum 
30.1 

Office Lobby & Café 4,156 
2 per 8,000 SF, 4 

minimum 
4.0 

Office Service 9,979 
3 per 8,000 SF, 4 

minimum 
4.0 

    Totals 90 
 
The minimum bicycle spaces required per City of Tempe code is 90.  

Planned Bicycle Spaces Provided 

The development plans to provide 150 bicycle stalls, 67 percent more spaces than what is 

required. Many of the bicycle stalls will be provided within an enclosed area specifically for 

bicycles near the lobby at the entrance to the office tower parking lot. It is also expected that 

some of the development’s bicycle racks will be located on the periphery of the site near the 

retail, Hayden House restaurant and hotel lobby.  
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CITY OF TEMPE VEHICULAR PARKING REQUIREMENTS  

Step 1 – City Parking Ratios 

Parking requirements are specified in Section 4-603 of the Tempe Zoning Code. The site is 

located within a Station Area of the Transportation Overlay District (TOD) and has many public 

transit options within the vicinity. Within a Station Area of the TOD, the City allows standard 

reductions to the overall sizes of certain land uses prior to application of the minimum parking 

ratios. The TOD reductions, City parking ratios and resulting parking calculations are displayed 

in Table 3.  

Table 3: Required Parking Spaces within City of Tempe TOD  

Land Use TOD Reduction Size 
Adjusted 

Size 
Parking Ratios 

Parking Stalls 
Required 

Areas With No 
Parking Requirement 

(not applicable) 486,624 486,624 
Services hotel guests, 

no requirement 
0.0 

Restaurant (Indoor) 
50% floor area, not to 

exceed 2,500 SFa 
11,369 8,869 1 per 75 SF 118.3 

Restaurant (Outdoor) 100% 2,234 0 
1 per 150 SF 

excluding 1st 300 SF 
0.0 

Hotel Rooms (no reduction) 240 240 1 per 1 Unit 240.0 
Hotel Conference (no reduction) 7,358 7,358 1 per 125 SF 58.9 

Hotel Internal Offices (no reduction) 1,368 1,368 1 per 300 SF 4.6 
Office/Flex Retail & 

Hotel Retail 
(no reduction) 6,037 6,037 1 per 300 SF 20.1 

Hotel Service (no reduction) 22,586 22,586 1 per 300 SF 75.3 

Offices 
50% floor area, not to 
exceed 30,000 SFb 

240,496 212,574 1 per 300 SF 708.6 

Office Lobby & Café 
50% floor area, not to 
exceed 30,000 SFb 

4,156 2,078 1 per 300 SF 6.9 

Office Service (no reduction) 9,979 9,979 1 per 300 SF 33.3 
        Total 1,266 

a. Maximum reduction to be applied for all restaurant land uses within the site, where applicable. 
b. Maximum reduction to be applied for all office, retail and service land uses within the site. The calculations 

reflect the reduction being applied to office space. 
 

Per the City of Tempe’s base parking ratios after TOD station area reductions, 1,266 parking 

spaces are required. This amount is prior to the additional parking reductions applied within 

steps 2 through 4.  
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Step 2 – Proposed Reduction 

The developer proposes to increase the maximum reduction allowable for office/retail land uses 

from 30,000 square feet to 75,000 square feet. The request is based on the multitude of bus 

and orbit routes that service the area, the proximity of the Metro Light Rail and future Tempe 

Streetcar and the increased design for bicyclist parking. For all other land uses, the developer 

proposes the same standard rates and reductions as documented previously. The proposed 

reductions, parking ratios and resulting parking calculations are displayed in Table 4. 

Table 4: Proposed Minimum Parking Spaces 

Land Use 
Reduction 
Proposed 

Size 
Adjusted 

Size 
Parking Ratios 

Parking Stalls 
Required After 

Size Adjustments 
Areas With No 

Parking Requirement 
Same as TOD 486,624 486,624 

Services hotel guests, 
no requirement 

0.0 

Restaurant (Indoor) Same as TOD 11,369 8,869 1 per 75 SF 118.3 

Restaurant (Outdoor) Same as TOD 2,234 0 
1 per 150 SF 

excluding 1st 300 SF 
0.0 

Hotel Rooms Same as TOD 240 240 1 per 1 Unit 240.0 
Hotel Conference Same as TOD 7,358 7,358 1 per 125 SF 58.9 

Hotel Internal Offices Same as TOD 1,368 1,368 1 per 300 SF 4.6 
Office/Flex Retail & 

Hotel Retail 
Same as TOD 6,037 6,037 1 per 300 SF 20.1 

Hotel Service Same as TOD 22,586 22,586 1 per 300 SF 75.3 

Offices 
50% floor area, 
not to exceed 
75,000 SFb 

240,496 167,574 1 per 300 SF 558.6 

Office Lobby & Café 
50% floor area, 
not to exceed 
75,000 SFb 

4,156 2,078 1 per 300 SF 6.9 

Office Service Same as TOD 9,979 9,979 1 per 300 SF 33.3 
        Total 1,116 

a. Maximum reduction to be applied for all restaurant land uses within the site, where applicable. 
b. Maximum reduction to be applied for all office, retail and service land uses within the site. The calculations 

reflect the reduction being applied to office space. 
 
Based on the base parking ratios and proposed reductions, a minimum of 1,116 vehicle parking 

stalls are required. This amount is prior to the additional parking reductions applied within steps 

3 and 4. 

ATTACHMENT 62



Mill & Rio Redevelopment 
 Tempe, AZ – Parking Study 

March, 6, 2015 
Page 8 of 12 

 

 

Step 3 – Internal Capture Reductions 

The site is proposed to provide several land uses. Therefore, parking requirements may be 

decreased as a portion of vehicle spaces will accommodate parked vehicles for multiple parking 

attractors. The anticipated internal capture, proposed reductions, and resulting parking 

calculations are displayed in Table 5. 

Table 5: Internal Capture Reductions 

Land Use 

Parking Stalls 
Required 
After Size 

Adjustments 

Internal Capture Type 
Internal 
Capture 

Rate 

Double 
Counted 

Spaces to 
be Reduced 

Parking 
Stalls after 

Internal 
Capture 

Areas With No Parking 
Requirement 

0.0 None 0% 0 0 

Restaurant (Indoor) 118.3 
Large portion of patrons 

will be hotel guests 
75% 89 30 

Restaurant (Outdoor) 0.0 
Large portion of patrons 

will be hotel guests 
75% 0 0 

Hotel Rooms 240.0 
Some hotel guests will 

attend conference. Also, 
reduction for shuttle service  

25% 60 180 

Hotel Conference 58.9 None 0% 0 59 

Hotel Internal Offices 4.6 None 0% 0 5 

Office/Flex Retail & 
Hotel Retail 

20.1 
Large portion of patrons 

will be hotel guests 
75% 15 5 

Hotel Service 75.3 None 0% 0 75 
Offices 558.6 None 0% 0 559 

Office Lobby & Café 6.9 None 0% 0 7 
Office Service 33.3 None 0% 0 33 

        Total 953 
 
After parking reduction due to internal capture, a minimum of 953 vehicle parking stalls are 

required. This amount is prior to the additional parking reductions applied within step 4. 
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Step 4 – Shared Parking Model 

Finally, the City of Tempe’s “Standard Shared Parking Model” is applied. The shared parking 

model’s percentages are modifiers to be applied to the design parking demand of each land 

use. The percentages applicable to the development are shown in Table 6. 

Table 6: City of Tempe’s Shared Parking Model 

Time 
Hotel Office Retail Restaurant 

Weekday Weekend Weekday Weekday Weekday Weekend Weekday Weekend 

7 AM – 8 AM 85% 70% 20% 7% 8% 3% 2% 2% 

8 AM – 9 AM 65% 60% 63% 20% 18% 10% 5% 3% 

9 AM – 10 AM 55% 50% 93% 25% 42% 30% 10% 6% 

10 AM – 11 AM 45% 40% 100% 25% 68% 45% 20% 8% 

11 AM – 12 PM 35% 35% 100% 35% 87% 73% 30% 10% 

12 PM – 1 PM 30% 30% 90% 35% 97% 85% 50% 30% 

1 PM – 2 PM 30% 30% 90% 30% 100% 95% 70% 45% 

2 PM – 3 PM 35% 35% 97% 20% 97% 100% 60% 45% 

3 PM – 4 PM 35% 40% 93% 15% 95% 100% 60% 45% 

4 PM – 5 PM 45% 50% 77% 15% 87% 90% 50% 45% 

5 PM – 6 PM 60% 60% 47% 5% 79% 75% 70% 60% 

6 PM – 7 PM 70% 70% 23% 2% 82% 65% 90% 90% 

7 PM – 8 PM 75% 80% 7% 2% 89% 60% 100% 95% 

8 PM – 9 PM 90% 90% 7% 0% 87% 55% 100% 100% 

9 PM – 10 PM 95% 95% 3% 0% 61% 40% 100% 100% 

10 PM – 11 PM 100% 100% 3% 0% 32% 38% 90% 95% 

11 PM – 12 AM 100% 100% 0% 0% 13% 13% 70% 85% 

12 AM – 1 AM 100% 100% 0% 0% 0% 0% 50% 70% 
 

As shown in Table 6, the variation of parking demand throughout the day is different between 

hotel, office, retail and restaurant uses. The weekday percentages in Table 6 were applied to 

the adjusted minimum parking design requirements in Table 5, with the results displayed in 

Table 7. The weekend maximum parking demand was determined to be less than the weekday 

parking demand and is not included in this report. 
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Table 7: City of Tempe’s Shared Parking Model 

Use Type 

7 
A

M
 –

 8
 A

M
 

8 
A

M
 –

 9
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9 
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 –

 1
0 

A
M
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 –

 1
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M
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1 
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 –
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2 
PM

 –
 3
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M

 

3 
PM

 –
 4

 P
M

 

4 
PM

 –
 5

 P
M

 

5 
PM

 –
 6

 P
M

 

6 
PM

 –
 7

 P
M
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PM

 –
 8
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8 
PM

 –
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 –
 1

0 
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 –

 1
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PM
 

11
 P

M
 –

 1
2 

A
M

 

12
 A

M
 –

 1
 A

M
 

Areas With No Parking Requirement 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 

Restaurant (Indoor) 1 1 3 6 9 15 21 18 18 15 21 27 30 30 30 27 21 15 

Restaurant (Outdoor) 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 

Hotel Rooms 153 117 99 81 63 54 54 63 63 81 108 126 135 162 171 180 180 180 

Hotel Conference 0 29 59 59 59 59 59 59 59 59 59 59 59 59 59 29 0 0 

Hotel Internal Offices 1 3 4 5 5 4 4 4 4 4 2 1 0 0 0 0 0 0 

Office/Flex Retail & Hotel Retail 0 1 2 3 4 5 5 5 5 4 4 4 4 4 3 2 1 0 

Hotel Service 64 49 41 34 26 23 23 26 26 34 45 53 56 68 72 75 75 75 

Offices 112 352 519 559 559 503 503 542 519 430 263 128 39 39 17 17 0 0 

Office Lobby & Café 1 1 3 5 6 7 7 7 7 6 5 6 6 6 4 2 1 0 

Office Service 1 2 3 7 10 17 23 20 20 17 23 30 33 33 33 30 23 17 

Hourly Maximum 333 555 733 759 741 687 699 744 721 650 530 434 362 401 389 362 301 287 
 

After proposed reductions and in accordance with the City’s shared parking model, the minimum 

number of parking stalls to be provided is 759 stalls if the entire development shares parking. If 

any of the parking spaces will be reserved, such as valet parking, the minimum shared parking 

stalls will change. Potential parking options are discussed in Table 8.  
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PARKING VARIATIONS 

The development proposes to provide 1,167 parking stalls including 84 tandem parking spaces. 

The 84 tandem parking stalls are expected to be for valet use only, primarily for hotel and 

restaurant guests. The new minimum parking calculations may be completed by removing the 

84 tandem spaces for hotel resulting in 1,083 total parking spaces for all remaining uses. 

Should all remaining parking spaces be shared, a minimum of 675 spaces is required to service 

the remaining uses. This minimum number of shared spaces plus the tandem parking spaces 

results in a total minimum parking requirement of 759 spaces. Therefore, the development plans 

to provide 408 excess parking spaces over the minimum required and the proposed parking is 

anticipated to adequately service the parking demand generated by the development.  

Should more parking spaces be dedicated for a particular use, the minimum required parking 

spaces should be maintained according to shared use and time of day characteristics described 

previously. One option is to dedicate some of the stalls for office employee parking, the 

maximum that may be dedicated while still providing sufficient shared parking spaces for the 

other land uses is 795 spaces. Another option will similarly dedicate up to 159 spaces (including 

the 84 tandem spaces) for hotel and restaurant guests (while still maintaining the 795 office 

parking stalls). These options are included as options displayed in Table 8.  

Table 8: Parking Variation Options 

Option 
Shared 

(Provided) 
Hotel & Restaurant 

Reserved 
Office 

Reserved 
Total 

Tandem Reserved (675 shared spaces required) 1,083 84(2) 0(2) 1,167 

Hotel – Only Tandem Spaces Reserved 
Office – Max Spaces Reserved 

288 84(2) 795(3) 1,167 

Hotel – Max Spaces Reserved 
Office – Max Spaces Reserved 

213 159(2)(3) 795(3) 1,167 

Hotel – Max Spaces Reserved 
Office – Max Spaces Plus Day Shift Reserved 

(152 spaces reserved for office from 8 AM - 5 PM) 
61 159(2)(3) 947(3) 1,167 

(1) ‘Shared’ represents the parking required and provided for all uses without reserved parking as shown in Table 
8.  

(2) Land use’s maximum parking demand requires use of shared parking spaces in addition to reserved spaces. 
(3) Reserved spaces were calculated to show maximum allowable reserved spaces while maintaining sufficient 

shared parking for the remaining uses.  
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