
Requesting Department: 
 
Development Services  

 
 
 
 

 
TO: PLANNING AND ZONING COMMISSION 
 
FROM:  Brett Burningham, Planning Administrator; Christine Sheehy, 
 Principal Planner 

 
RE: Discussion and Possible Approval on P17-0100 “Malone Place 

Parke Preliminary Plat”, a request from John Gray, Bowman 
Consulting Group, for approval of a Preliminary Plat for a 231 lot 
subdivision with a 11.5 acre commercial corner on approximately 81 
acres located on the northwest corner of Ocotillo and Meridian Roads.   

 
DATE: May 9, 2018 
 

STAFF RECOMMENDATION 
 
Staff recommends approval of P17-0100 “Malone Place Parke Preliminary Plat”, subject 
to the Conditions of Approval outlined in this report. 
 

PROPOSED MOTION 
 
Move to recommend approval of P17-0100 “Malone Place Parke Preliminary Plat”, 
subject to the Conditions of Approval outlined in this report. 
 

RELEVANT COUNCIL GOALS 
 

 Secure Future 
  

SUMMARY 
 
This proposal consists of a request by John Gray, Bowman Consulting Group, for 
approval of a Preliminary Plat for a 231 lot subdivision with a 11.5 acre commercial 
corner on approximately 81 acres located on the northwest corner of Ocotillo and 
Meridian Roads. The property is currently zoned R1-7 (Urban Development District 
Type A)/PAD, R1-5 (Urban Development Type-B District)/PAD and C-2 (General 
Commercial)/PAD.  
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HISTORY 
 
December 20, 2017 Town Council approved Ordinance 654-17 for a Minor 

General Plan Amendment to reconfigure the project’s 
Commercial and Medium High Density Land Use 
Classification areas, and a PAD zoning amendment for the 
realignment of the zoning district boundaries of the PAD/R1-
5 (Urban Development District), R1-7 (Urban Development 
Type A District) and C-2 (General Commercial) on 
approximately 316 acres. 

 
September 21, 2016:    Town Council approved Ordinance 621-16 authorizing the 

rezone of 377 acres (Malone Place aka Meridian Ranch) 
from R1-43 (Rural Estate District) to a Planned Area 
Development PAD/R1-5 (Urban Development District), R1-7 
(Urban Development Type A District) and C-2 (General 
Commercial). Malone Place Parke comprises 81 acres of 
this approval. 

 
February 21, 2018: The Council approved adding the zoning district C-2/PAD to 

the Staff Reports and Ordinance 621-16 to correct a 
scrivener’s error.  

 
PROJECT INFORMATION 

 
Malone Place Parke Preliminary Plat 

Project Name Malone Place Parke 

Site Location This project is generally located on the northwest corner 
of Ocotillo and Meridian Roads. 

Current Zoning 
Planned Area Development PAD/R1-7and PAD/R1-5 
(Urban Development Districts) and PAD/C-2 (General 
Commercial) 

General Plan 
Designation 

MDR (Medium Density Residential), MHDR (Medium-High 
Density Residential) and CS (Commercial/Services) 

Surrounding Zoning 
Designations:  

North 
South 
East 
West 

 

PAD/R1-5 and PAD/R1-5 Madera 
RU-43 Maricopa County 
EMP-A Employment   
PAD/R1-5 and PAD/R1-5 Spur Cross 

Gross Acreage 81 Acres 
Total Lots/Units 231 
Proposed Density 4.55 dwelling units/net acre; 3.49 dwelling units/ gross acre 
Open Space Acreage: 

Provided 
 
20.2% (12.72 acres) 
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Malone Place Parke Preliminary Plat 
Required 20% (12.61 acres) 

Active Open Space:  
             Provided 33.2% of required open space (4.18 acres) 
             Required 30% of required open space (3.94 acres) 
  

 
 

DISCUSSION 
 
This proposal consists of a request by John Gray, Bowman Consulting Group, for 
approval of a Preliminary Plat for a 231 lot subdivision with a 11.5 acre commercial 
corner on approximately 81 acres located on the northwest corner of Ocotillo and 
Meridian Roads. The property is currently zoned R1-7 (Urban Development District 
Type A)/PAD, R1-5 (Urban Development Type-B District)/PAD and C-2 (General 
Commercial)/PAD. 
 
The total number of lots proposed for Malone Place Parke is 231. The Malone Place 
Parke Preliminary Plat proposes a total of four (4) different lot sizes. Three (3) lot sizes 
are proposed for the R1-5 zoning district and one (1) for the R1-7 zoning district. (see 
table below) The table below summarizes the dimensions, minimum lot sizes, and the 
composition of each lot type provided in the subdivision. In total, the proposed 231 lots 
amounts to an overall density of 3.49 dwelling units/ gross acre, which is consistent with 
the approved PAD zoning for this site.  
 

Malone Place Parke Preliminary Plat 
Lot Size Zoning 

District 
Minimum Lot Size Number of 

Lots 
% of 

Development 
45’ x 125’ R1-5 5,625 square feet 67 29% 
55’ x 100’ R1-5 5,500 square feet  83 36% 
55’ x 125’ R1-5 6,875 square feet 30 13% 
65’ x 130’ R1-7 8,450 square feet 51 22% 

Total   231  units 100% 

 
The development includes a total of 12.72 acres or 20.2% of open space for the 
residential component of the development, where 20% is required by the Town’s Zoning 
Ordinance for the R1-5, and R1-7 zoning districts. Of the 12.72 acres, 4.18 acres of 
active open space is provided (33.2% of total open space), where 30% is required by 
the Town’s Zoning Ordinance. When the commercial property develops it will be 
required to provide fifteen percent (15%) open space as required by the Zoning 
Ordinance.   
 
Active open space amenities include two neighborhood parks.  The neighborhood parks 
include ramadas, shaded play structures, bocce and horseshoe courts, barbeque grills, 
picnic and game tables, benches and dogi receptacles. Other open space areas include 
large open turf areas. One (1) 12-foot wide community trail is provided that runs parallel 
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to Meridian Road. In addition, 5-foot wide sidewalks provides pedestrian connectivity 
throughout the community.  
 

GENERAL ANALYSIS 
 
General Plan Review: The project is designated as Medium Density Residential (MDR) 
(0-3 du/ac), Medium High Density Residential (MHDR) (0-5 du/acre) and 
Commercial/Services (CS) on the General Plan Land Use Map. The project is 
consistent with the General Plan land use designations.    
 
Zoning Review: The current zoning designation for the property is R1-7 (Urban 
Development District Type A)/PAD, R1-5 (Urban Development Type-B District)/PAD 
and C-2 (General Commercial)/PAD. The project is in conformance with the standards 
set by the Zoning Ordinance and the standards as established by the Malone Place 
PAD (Ordinance 621-16).  
 
Adequate Public Facilities: In accordance with Article 5.1 (Adequate Public Facilities) 
provision of the Zoning Ordinance, the Applicant has provided information regarding the 
project’s potential impact on public facilities. Staff’s review of those reports indicates that 
adequate public facilities will be provided by the project. Appropriate internal circulation 
and improvements to the existing arterial streets are provided. The Town of Queen Creek 
will be the potable water and waste water service provider for the property. The Applicant 
will also participate in providing traffic signal cost sharing as specified in the Conditions 
of Approval.  
 
Engineering Review:  The preliminary plat has been reviewed by the Engineering 
Division. Conditions of Approval have been added to address the Engineering 
requirements for this project. 
 
Transportation Review:  The preliminary plat has been reviewed by the Town’s 
Transportation Engineer. Conditions of Approval have been added to address the 
Traffic requirements for this proposed development. 
 
Landscape / Open Space Review: A total of 20% of Open Space is required. Malone 
Place Parke is proposing to provide a total of 20.2% (12.72 acres). A total of 30% of the 
required open space is to be active (33.2% is provided) that totals 4.18 acres. Active 
open space amenities include two neighborhood parks.  The neighborhood parks 
include ramadas, shaded play structures, bocce and horseshoe courts, barbeque grills, 
picnic and game tables, benches and dogi receptacles. Other open space areas include 
large open turf areas. One (1) 12-foot wide community trail is provided that runs parallel 
to Meridian Road. In addition, 5-foot wide sidewalks provides pedestrian connectivity 
throughout the community.  
 
Landscape Plan and Wall/Fencing Plan: The development will be surrounded by a 
decorative theme wall that includes board formed concrete columns, stained CMU block 
and painted stucco. Two entrances to the project are provided on Meridian Road and 
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one on Ocotillo Road. The entrance monumentation includes three distinctive 
materials—board formed concrete, wire mesh screens and painted stucco. The 
landscaping, walls, fences and entry features meet the Zoning Ordinance and Design 
Standards requirements.  
 

CONDITIONS OF APPROVAL 
 

1. This project shall be developed in accordance with the plans attached to this case 
and all the provisions of the Zoning Ordinance applicable to this case. 
 

2. All Conditions of Approval for Malone Place PAD (RZ16-045) remain in effect.  
 

3. As a subdivision, this property will be required to obtain an Arizona Department 
of Water Resources (ADWR) Certificate of Assured Water Supply (CAWS). A 
copy of the CAWS, or ADWR Exemption, in the builder/ developer’s name, will 
have to be provided to the Town of Queen Creek Water Division. This may be 
accomplished by transferring a current CAWS, converting an existing Analysis of 
Assured Water Supply associated with the proposed development, applying for 
an exemption where applicable, or by applying for a new CAWS in the event that 
one does not currently exist. The Town of Queen Creek Water Division cannot 
agree to supply water to the subdivision unless this stipulation is met as the 
Town of Queen Creek does not have a 100 year assured water designation.  The 
Town has however completed a Physical Availability Determination (PAD) study 
that has evaluated most properties in the area to determine that the groundwater 
hydrology can support new development in undeveloped portions of the Town.  
This information was developed as the technical background needed to obtain a 
CAWS and can be provided upon request. 
 

4. The project must be enrolled as a member in the Central Arizona Groundwater 
Replenishment District ("CAGRD") program with ADWR before the Town of 
Queen Creek can supply water to the development. 
 

5. A fire flow test(s) will be required with the final construction plans to confirm 
assumptions made in the preliminary water report/model. 
 

6. Final Construction Plans shall address the following:  
 

 Remove 12” line going north in Meridian and the connection into the site 
from E. Escalante Rd. 

 Revise system connection to be on the H2O pressure zone.  A PRV will 
be needed.  Location is to be around E. Russel Rd. 

 All lines in the development can be 8” 
 Keep water connection through tract 3 at the northwest corner. 
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ATTACHMENTS 
 
1. Aerial Photo Exhibit 
2. General Plan Exhibit  
3. Zoning Map Exhibit 
4. Malone Place Parke Development Plan 
5. Malone Place Parke Project Narrative  
6. Malone Place Parke Open Space/Park Plans 
7. Malone Place Parke Wall Plan 
8. Malone Place Parke Entry Monumentation 
9. Malone Place Parke Landscape Plans  
10. Malone Place Parke Phasing Plan 
11. Malone Place Parke Preliminary Plat 
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I. PROJECT DESCRIPTION AND REQUEST 
Malone  Place Parke,  the  “project”,  is  a  portion of  larger  400  acre Planned Area Development 
(PAD)  located south of Queen Creek Road between Signal Butte Road and Meridian Road  in the 
Town of Queen Creek, Arizona. This project lies within a portion of Section 13, Township 2 south, 
Range  7  east of  the Gila  and  Salt  River  Base  and Meridian, Maricopa  County  (see  Exhibit  1  – 
Vicinity Map).  This  project  is  approximately  80  acres  of  the  overall  PAD  and  located  on  the 
northwest corner Meridian Road and Ocotillo Road.  
The  project  site will  be  developed  into  a  residential  subdivision  comprised  of  231  lots with  a 
portion of the site reserved for commercial development to be constructed at a future date.  
 
This subdivision consists of infrastructure for the improvement of 231 residential lots in three (3) 
distinct lot sizes ranging from 5,575 square feet to 21,390 square feet with an average lot size of 
6,879  square  feet  resulting  in  a  total  residential  density  of  4.59/DUA.  12.7  acres  of 
landscape/open  space  tracts  are provided.   All of  the  lots  and design elements of  the Malone 
Place  Parke  subdivision  conform  to  the  development  standards  of  the  Town’s  Zoning  Code; 
consequently, there is no need for a PAD rezoning modification. There will be a future commercial 
parcel on the northwest corner Meridian Road and Ocotillo Road. That commercial parcel  is not 
part of this Preliminary Plat. 
 
This request  is for review by the Town’s Staff for the 66.05 acres (gross) residential subdivision.  
The property has a PAD overlay and contains portions of three Town Zoning Districts:   C‐1, R1‐7 
and R1‐5.   The project may be constructed  in phases. The Commercial Parcel will be completed 
separately  from the residential and  is designed to connect to off‐site  infrastructure so that  it  is 
not schedule dependent on the residential phases.  
  

Proposed Lot Sizes 

Parcel No.  Lot Size  Total No. Lots 

1  55’ x 100’  83 

2  45’ x 125’, 55’ x 125’  97 

3  65’ x 130’  51 

 
11.55 ACRES 

Future 
Commercial 

Total     231 

 
II. ZONING & PLANNED AREA DEVELOPMENT  
 
The property contains portions of three Town Zoning Districts: an R1‐7 area along the northwest, 
a future C‐1 zoned commercial parcel and the R1‐5 residential component of the subdivision. The 
proposed Malone Place Parke subdivision conforms to the Town’s Zoning; consequently and the 
PAD, there is no need for a rezoning application. 
 
PHOENIX‐MESA (WILLIAMS) GATEWAY AIRPORT 
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“Malone Place Parke” is located within Overflight Area 3 of the Williams Gateway Airport Overlay 
District.   
The  ownership  and  the  future  homebuilders  will  comply  with  all  notification  and  noise 
attenuation requirements of this overlay district, providing a community that  is compatible with 
the airport.  
 
III. PUBLIC UTILITIES AND SERVICES 
 
Utilities and services will be provided as follows: 
 
Water:    Town of Queen Creek 
Sewer:    Town of Queen Creek 
Electric:   Salt River Project 
Gas:     Southwest Gas 
Cable:     Cox Communications 
Telephone:   Qwest/Century Link 
Police:     Maricopa County Sheriff 
Fire:     Town of Queen Creek 
School:    Queen Creek Unified School District 
 
Water 
Currently,  there  is an existing 12‐inch water main  in both Signal Butte Road and Ocotillo Road. 
The proposed distribution system for the project will utilize 12 and 8‐inch water mains and make 
two connections to the existing water  infrastructure. The  first connection will be to the 12‐inch 
water main in Ocotillo Road via the 229th St driveway entrance, and the other by building a new 
12‐inch water main  in Meridian Road which makes a  connection  to  the 12‐inch water main  in 
Ocotillo  Road.  A  3rd  connection  will  be  provided  by  constructing  a  12  inch  stub  that will  be 
extended by the Madera subdivision to the north, ultimately making connection to Queen Creek 
Road. The proposed distribution system will be adequate to provide a minimum pressure of 20 
PSI  during  fire  flow  conditions  and  40 PSI  during  peak  hour  demand  prior  to  the  12  inch  line 
extension to Queen Creek Road. After completion of the 12 inch line, pressures will increase and 
become more reliable. 
 
The proposed water  system  improvements will be designed and developed  in accordance with 
Town  of  Queen  Creek  and  Maricopa  County  Environmental  Services  Department  (MCESD) 
requirements.  A Preliminary Water Report has been provided with this application.  
 
Wastewater 
Sewer service for the Property will be provided by the Town of Queen Creek’s sewer system. It is 
anticipated  that  this  project  make  a  connection  to  the  existing  wastewater  infrastructure 
surrounding the development. There is an existing 21‐inch sewer main in Ocotillo Road. The invert 
to the 21” line has been measured to be 23.67 feet below the manhole. At the northernmost end 
of  the  subdivision,  the  invert will  be  1443.71,  running  at  a minimum  slope  of  0.0034  ‘/ft  at 
including 0.1’ drops at bends. At this northernmost end of the subdivision, the minimum finished 
floors are anticipated to be approximately elevation 1452.50, so the depth is more than sufficient. 
The proposed collection system for the project will utilize an 8‐inch diameter gravity sewer which 
will adequately handle the peak sewage flows for the development while adhering to the design 
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standards set forth according to Town of Queen Creek and MCESD requirements.   A Preliminary 
Wastewater Report has been provided with this construction plans application.  
 
 
Streets/Circulation 
Fulton Homes currently  is  in  the  final stages of construction  for  improvements  to  the Meridian 
Road  / Queen Creek Road  intersection and  the east  side of Meridian. The Malone Place Parke 
development  will  provide  final  half‐street  improvements  to  Meridian  Road  to  Pinal  County 
standards. The Malone Place Parke development will provide half‐street  improvements  for  the 
north side of Ocotillo Road.  
 
Vehicular  ingress  and  egress  to  the Property will occur  from  either Meridian  Road or Ocotillo 
Road, a Major Collector Street.      
 
Internal local streets will be designed in accordance with the Town’s requirements.  All roadways 
within and adjacent to the Property will be dedicated for public use. 
 
State of Arizona Air & Water Quality Standards 
“Malone  Place  Parke” will  be  designed  and  constructed  in  adherence  to  all  relevant  State  of 
Arizona air and water quality standards.   During project construction, measures will be taken to 
control  any dust  generated by  activities on  the Property and  to  control  any unscreened  storm 
water  discharge  to  adjacent  waterways.    After  the  project  infrastructure  is  completed,  dust 
control  and  storm water management  practices will  remain  in  place  until  all  lots  within  the 
project have been developed.   The construction plan package to be provided will include a storm 
water pollution prevention plan, (SWPPP).  
 
Schools 
Efforts  are  being  coordinated  with  the  Queen  Creek  Unified  School  District  to  ensure  that 
adequate educational facilities are accommodated for the District. The PAD provides for a school 
parcel on Signal Butte. 
 
IV. DEVELOPMENT PHASING 
 
The project may be constructed in phases. Parcels 1 and 3 are owned by JB Holdings Inc., Parcel 2 
is owned by Legacy Collateral Holdings, LLC. Two  scenarios  for phasing of  the  subdivision have 
been  studied.  The  owners  have  created  a  Joint  Development  Agreement  for  cost‐sharing  of 
certain elements of the infrastructure that serve both properties. The JDA provides for granting of 
easements to allow construction for each property through the other. Creation of phases, or out 
of sequence phasing, should it become necessary, may be administratively approved by the Town, 
if such changes meet the Town’s minimum access, utility, health and safety requirements. Storm 
water  retention  is  provided  for  each  parcel.  The  JDA  provides  for  the  ability  to  construct 
temporary retention basins on the adjacent parcels if required by the final grading design. 
 
Phasing Scenario 1 would be  if  the east side, Parcel 2, developed  first.  It  is  represented on  the 
attached exhibits 1, 2, 3.  
 
Roadways –  If all 3 parcels developed simultaneously 2 points of roadway connection would be 
created to Ocotillo and Meridian Road. If Parcel 2 were to develop first, it would need to provide 
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an  emergency  access  roadway  section  acceptable  to  the  fire  department  in Meridian  Road  to 
connect to Ocotillo Road to the south and new pavement along the  frontage connecting to the 
Meridian Road pavements currently being constructed in Pinal County by Fulton Homes. 
 
Water – To provide 2 points of connection to the water system, the water line would be extended 
in Meridian  Road  to  connect  to  the  existing  line  in Ocotillo  Road  and  a water  line would  be 
constructed by Parcel 2 through Parcel 1. Easements would be provided in Parcel 1. Hydrants and 
services would not be provided along the line through the future phase. This provides two points 
of connection without connecting to the higher pressure zone to the east. 
 
Sewer – A sewer line would be constructed by Parcel 2 through Parcel 1 to connect to the existing 
line  in  Ocotillo  Road.  Easements would  be  provided  in  Parcel  1. Manhole markers would  be 
provided through the future phase. 
 
Phasing Scenario 2 would be if the west side, Parcels 1 & 3, developed first. It is represented on 
the attached exhibits 4, 5, 6.  
 
Roadways  –  If Parcel  1 &  3 were  to  develop  first,  they would  need  to  provide  an  emergency 
access  roadway  section  acceptable  to  the  fire department  through Parcel  2  to  connect  to  the 
Meridian Road pavements currently being constructed  in Pinal County by Fulton Homes. Access 
easements would be provided in Parcel 2. 
 
Water – To provide  two points of connection  to  the water system,  the water system would be 
extended through Parcel 2 and in Meridian Road to connect to the existing line in Ocotillo Road. 
Easements would be provided in Parcel 2. Hydrants and services would not be provided along the 
line through the future phase. This provides two points of connection without connecting to the 
higher pressure zone to the east. 
 
Sewer – Development of Parcels 1  and 3 would not  require  construction of  sewer  in Parcel 2. 
Lines would be extended to the property line for future extension by the Parcel 2 development. 
 
The  Commercial  Parcel will  be  completed  separately  from  the  residential  and  is  designed  to 
connect  to  off‐site  infrastructure  so  that  it  is  not  schedule  dependent  on  the  residential 
construction.  
 
V. CONCLUSION 
 
This submittal is consistent and compatible with the vision, goals and policies of the Queen Creek 
General Plan.   The  infrastructure  improvements  that will occur as a  result of  the  submittal will 
provide enhanced vehicular circulation and safety in the area and will help facilitate future growth 
and investment in Queen Creek.   
 
The ownership  is  in agreement with  the added condition of approval: To ensure  that parks are 
provided  for each parcel. Staff  recommends  that Tract 1M Park  to be developed with Parcel 1. 
Tract 2F Park to be developed with Parcel 2 and Tract 3I to be developed with Parcel 3. 
 
Bowman Consulting Group, Legacy Collateral Holdings, LLC and JB Holdings Inc. respectfully 
request your approval of this Application.  
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














































 





 

 


  
 
 
 
 
 
 
 



 
 
 
 
 


 
 




 


 
 




 


 
 




 







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