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Requesting Department: 
 
Development Services  

 
 

TO: Planning and Zoning Commission 
 
FROM:  Brett Burningham, Planning Administrator; 
 Steven Ester, Planner I 
 
RE: Public Hearing and Possible Action on “Queen Creek Station Phase 

I: Rezone (Case P18-0027), Conditional Use Permit (Case P18-0026), 
and Site Plan (Case P18-0029)”, a request by Kelly Hayes (Kaidence 
Group) to rezone from R1-43 to C-2 (General Commercial) for a new 
multi-tenant shops building with a drive-thru restaurant on a 2.03 acre 
site located at the northeast corner of Ellsworth Loop Road & Walnut 
Road. 

 
DATE: August 8, 2018 
 

STAFF RECOMMENDATION 

 
Staff recommends approval of “Queen Creek Station Phase I: Rezone (Case P18-0027), 
Conditional Use Permit (Case P18-0026), and Site Plan (Case P18-0029)”, subject to 
the Conditions of Approval outlined in this report. 
 

PROPOSED MOTION 

 
Move to recommend approval of “Queen Creek Station Phase I: Rezone (Case P18-
0027), Conditional Use Permit (Case P18-0026), and Site Plan (Case P18-0029)”, 
subject to the Conditions of Approval outlined in this report. 
 

RELEVANT COUNCIL GOAL 

  

 Secure Future 
 

SUMMARY 

 
This proposal consists of a request to rezone approximately 2 acres from R1-43 to C-2 
(General Commercial) with approval of a Conditional Use Permit and Site Plan 
application for a new 7,337 square foot multi-tenant shops building with a drive-thru 
restaurant. The project site is located at the northeast corner of Ellsworth Loop Road 
and Walnut Road. 
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HISTORY 

 
May 31, 1990: The project site is incorporated into the Town of Queen 

Creek with R1-43 zoning applied. 
 

PROJECT INFORMATION 

 

Project Name Queen Creek Station Phase I  

Site Location NEC of Ellsworth Loop Road & Walnut Road 

Current Zoning R1-43 (Rural Estate District)  

Proposed Zoning C-2 (General Commercial) 

General Plan Designation Neighborhood 

Surrounding Zoning Designations:  

North 
C-1 (Shops at Terravella) 
C-2/PAD (Queen Creek Crossing) 

South R1-43 (Vacant Land) 

East R1-43 (Queen Creek Middle School) 

West R1-43 (Vacant Land) 

Site Area 2.03 Acres 

Parking Required 72 

Parking Provided 72 

Landscaping Required 15% (13,246 square feet) 

Landscaping Provided 47.4% (41,869 square feet) 

Building Square Footage 7,337 

Building Height 26’-8” (allowed 48’) 

Lot Coverage (Allowed) 60% 

Lot Coverage (Provided) 8.3% 

 

DISCUSSION 

 
This proposal consists of a request to rezone 2.03 acres from R1-43 to C-2 (General 
Commercial) with approval of a Conditional Use Permit and Site Plan application for a 
new 7,337 square foot multi-tenant shop building with a drive-thru restaurant. The 
project site is located at the northeast corner of Ellsworth Loop Road & Walnut Road. 
 
The current General Plan designation for this property is Neighborhood. The purpose of 
the Neighborhood district is to provide areas for commercial retail uses designed in 
scale with surrounding residential uses. To the northeast, the Shops at Terravella are 
developing under the Neighborhood designation. To the northwest, Queen Creek 
Crossing is designated as Commercial. The property to the west across Ellsworth Loop 
Road is shown as Urban on the General Plan Map. The remaining properties to the 
south and east of the project are shown Neighborhood. These proposed applications 
are in conformance with the existing General Plan designation of Neighborhood. 
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The subject property is zoned R1-43 (Rural Estate District). The vacant parcels to the 
south and west are also zoned R1-43. To the northeast, the Shops at Terravella are 
zoned C-1 (Light Commercial). To the northwest, Queen Creek Crossing is designated 
as C-2/PAD (General Commercial/Planned Area Development). The property to the 
east (Queen Creek Middle School) is zoned R1-43. The applicant is proposing to 
rezone the property to C-2 (General Commercial). 
 
Queen Creek Station Phase I provides 47.4% (41,869 s.f.) of landscape coverage 
compared to the 15% required (13,246 s.f.) by the Town. The proposed landscape 
materials consist of a blend of drought tolerant plants and trees including Red Push 
Pistache, Fan Tex Ash, and Desert Willows. Screen walls provide buffering from 
vehicular traffic along Ellsworth Road and Walnut Road. 
 
The applicant is also requesting Conditional Use Permit approval for one (1) in-vehicle 
service facility designed to be part of the multi-tenant shop building. The drive-thru is 
located along the project’s western frontage on Ellsworth Loop Road. To reduce the 
visual impact, a four (4) foot tall screen wall spans the length of the drive-thru lane, and 
Red Push Pistache trees further buffer the frontage between the road and screen wall. 
All speaker boxes and menu boards are oriented to face away from any residential 
properties. A specific user has not been identified at this time. 
 
With the proposed development’s proximity to the Queenland Manor subdivision, there 
has been a specific emphasis on the site’s design to accommodate the nearby 
neighborhood. The landscaping provided aims to create a buffer that efficiently and 
aesthetically shields activity from residents to the south east. A 3’ parking screen wall 
on the east side along Ellsworth Road reduces the visual impact of the proposed 
parking. Further, the drive-thru is located on the west side of the building along 
Ellsworth Loop Road to completely separate the sight and noise associated with drive-
thru type establishments from the Queenland Manor subdivision. 
 
A total of 72 parking spaces are provided. 72 parking spaces are required by the Zoning 
Ordinance. 
 

DESIGN STANDARDS 

 
Queen Creek Station Phase I demonstrates compliance with the following site design 
concepts within the Town’s Design Standards Manual:  
 
Site Design Concepts: 
 

 Pedestrian Connectivity. The development is fully accessible by walking, bicycle, 
and vehicular travel through appropriate scaled sidewalks, streets, and 
driveways. 
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 Screen Walls. Along the Ellsworth Loop Road frontage, a four (4) foot screen wall 
sufficiently reduces the visual impact of the proposed drive-thru. All parking along 
Walnut Road and Ellsworth Road will be screened by a three (3) foot screen wall.  
 

 Center Identification. A center identification feature is provided at the southwest 
corner of the site, and will feature the same building materials as the screen walls 
to create a sense of character for the overall development. 

 

Building Design: The applicant has proposed a commercial development that meets the 
Town’s Design standards by providing quality materials and architecturally pleasing 
building facades. 

 

 Site Layout. The multi-tenant shop building is oriented to keep the drive-thru 
facing away from any neighboring residents. Tenants will have store frontage 
internal to the site, bolstering a sense of entry when in the development. 
 

 Streetscape. Ellsworth Loop Road (west) frontage features Red Push Pistache 
street trees and a variety of shrubs planted in a 30’ landscaping setback, while 
the Ellsworth Road (east) frontage incorporates Desert Willows, Palo Verdes, 
Chilean Mesquites, and shrubs in a 30’ landscaping setback as well. The 
southern boundary of the site along Walnut Road uses a similar variety of plant 
materials in a 20’ landscaping setback. Decorative pavers at the southern access 
point are arranged in an aesthetic circular design to delineate the entrance into 
the development and create character. 
 

 Building Facades. The architecture uses elements from farm styles and 
contemporary agrarian design aesthetics. Building materials will consist of 
stucco, metal siding, brick, and timber canopies to shade the patio. The color 
palette includes rich earth tones that complement the landscape and surrounding 
Queen Creek environment. 

 

 Access & Circulation. There is one access point off of Walnut Road and another 
access point off of Ellsworth Road. The drive-thru and parking lot layout are 
designed to promote efficient circulation, while also ensuring safety and overall 
functionality. 

 

ANALYSIS 

 
Conditional Use Permit Review:  
 
The subject property is zoned R1-43 (Rural Estate District), but the applicant is 
requesting a rezone to C-2 (General Commercial) to allow the proposed multi-tenant 
shop building and drive-thru. The proposed restaurant with a drive-thru is considered an 
“In-Vehicle Service Facility” according to Article 6.5 of the Town Zoning Ordinance. All 
“In-Vehicle Service Facilities” are subject to a Conditional Use Permit review procedure.  
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Conditional Uses are those land uses that may be desirable in a community, but may by 
their nature, require special site and design considerations in order to ensure that they 
are compatible with adjacent uses and community standards. The Planning 
Commission and ultimately the Town Council are charged with determining whether or 
not a proposed location is suitable for such uses. The purpose of the Conditional Use 
Permit is to have an additional tool to maintain development standards. 
 
Conditional Use review in the Zoning Ordinance sets forth the following approval criteria 
for evaluating a proposed Conditional Use (as outlined in Article 3.5 of the Zoning 
Ordinance) Below is the criteria along with a response from the applicant: 
 

1. The proposed Conditional Use shall be in compliance with all regulations of the 
applicable zoning district, the provisions of Article 5 of this Ordinance, and any 
applicable performance standards as set forth in Article 6 of this Ordinance. 

 
Applicant Response: The proposed development is in compliance with all 
regulations and standards of Article 5 and 6. 
  

2. The proposed Conditional Use shall conform to the character of the 
neighborhood, within the same zoning district, in which it is located.  In making 
such a determination, consideration shall be given to the location, type and 
height of buildings or structures and the type and extent of landscaping and 
screening on the site. 
 
Applicant Response: The proposed development introduces convenience based 
services to the immediate surrounding neighborhood.  Special considerations 
have been taken in developing the site plan and elevations in order to have 
minimal impact on the neighborhood.  Considerations include: 1) Singles-story 
building; 2) Building located adjacent to Ellsworth Loop and furthest away from 
residences; 3) Large landscape setbacks along all street frontages; 4) Ample 
landscaping along all frontages; 5) Screenwall located along street frontages for 
additional screening; 6) Increased screenwall along the drive-thru (4’) to screen 
the drive-thru from public view. 
 

3. Adequate utilities, access roads, drainage, fire protection, and other necessary 
facilities shall be provided. 
 
Applicant Response: As shown on our proposed site plan, grading & drainage 
plan and utility plans, the site will have adequate utilities, access roads, drainage, 
fire protection and other necessary facilities.  Water and sewer will be provided 
from existing taps on Ellsworth Road.  Dry utility providers have responded to our 
inquiries with available utilities and no conflicts.  Public roads (Ellsworth Road, 
Ellsworth Loop Road and Walnut Road) have been constructed and curb cuts 
into the property have been constructed.  Drainage will be handled on site via 
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basins and dry wells.  A new fire hydrant will be installed in front of the building in 
a parking lot landscape planter. 
 

4. Adequate measures shall be taken to provide ingress and egress so designed as 
to minimize traffic hazards and to minimize traffic congestion on the public roads. 
 
Applicant Response: Ingress and Egress to the site will be via two curb cuts – 
one on Ellsworth Road and one on Walnut Road.  These curb cuts were 
constructed along with the extension of Ellsworth Road and the construction of 
Walnut Road.  Special consideration was taken between the property owner and 
the Town of Queen Creek Traffic Engineer to ensure that the location of these 
curb cuts would minimize traffic congestion on public roads.  In addition, the 
future of expansion Signal Butte Road and Meridian Road will further relieve 
congestion in the area. 
 

5. The proposed use shall not be noxious or offensive by reason of vibration, noise, 
odor, dust, smoke or gas. 
 
Applicant Response: No planned uses would be noxious or offensive by reason 
of vibration, noise, odor, dust, smoke or gas.  The drive-thru ordering board will 
be placed on the west side of the site and far enough away from residences to 
create a noise nuisance. 
 

6. The proposed use shall not be injurious to the use and enjoyment of the property 
in the immediate vicinity for the purposes already permitted nor substantially 
diminish or impair the property values within the neighborhood. 
 
Applicant Response: The proposed use will enhance the neighborhood by 
providing convenient access to neighborhood oriented uses. 

 
7. The establishment of the proposed use shall not impede the orderly development 

and improvement of surrounding property for uses permitted within the zoning 
district. 
 
Applicant Response: The subject property is its own established parcel with fully 
improved roadways on three sides.  Much of the infrastructure improvements in 
the immediately surrounding area are complete and therefor, the proposed use 
will not impede orderly development and improvement of surrounding property. 
 

8. The establishment, maintenance, or operation of the proposed use shall not be 
detrimental to or endanger the public health, safety, morals, comfort, or general 
welfare. 
 
Applicant Response: The proposed use will be maintained and operated as a 
first-class neighborhood shopping center similar to others in the immediate 
surrounding area and will not be detrimental or endanger the public health, 
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safety, morals, comfort, or general welfare. 
 

9. The public interest and welfare supporting the proposed conditional use shall be 
sufficient to outweigh the individual interests which are adversely affected by the 
establishment of the proposed use. 
 
Applicant Response: The proposed conditional use will provide convenient 
access to daily services for many in the surrounding area.  Through preliminary 
neighborhood outreach, we have found that there is general support for the 
project. 
 

The proposed uses appear to meet the above-listed approval criteria for evaluating a 
proposed conditional use, as outlined in Article 3.5 of the Zoning Ordinance.  
 
In-Vehicle (“drive-through”) service facilities, including are also subject to the following 
Performance Standards (as outlined in Article 6.5 of the Zoning Ordinance). Below is 
the criteria along with a response from the applicant: 
  

1. Pedestrian walkways should not intersect the drive-through drive aisles, but 
where they do, they shall have clear visibility, and they must be emphasized by 
enriched paving, such as products to similar to boomanite, stone, etc. 
  
Applicant Response: As demonstrated on the site plan, pedestrian walkways do 
not intersect the drive-through drive aisle. 

 
2. Drive-through aisles shall have a minimum twelve foot (12') width on curves and 

a minimum eleven foot (11') width on straight sections. 
 
Applicant Response: As demonstrated on the site plan, the drive-through aisle is 
12’ wide.  There are no curves on the drive-through. 

 
3. All service areas, rest rooms, and ground mounted and roof mounted mechanical 

equipment shall be screened from view. 
 
Applicant Response: As demonstrated on the site plan, all ground and roof 
mounted mechanical equipment is screened from view. 
 

4. Drive-through lanes for all restaurants shall provide at least 160 total feet of 
stacking distance (80 feet of stacking distance between pick-up windows and 
order-placing speakers, and at least 80 feet of stacking distance between order-
placing speakers and the entry to the drive-through lane). Distances shall be 
measured along the centerline of the drive-through lane. 
 
Applicant Response: It is anticipated that this drive-through will serve a 
restaurant.  The current queue length is 210’.  The menu board will be placed so 
that there is at least 80’ between the drive-through entrance and the menu board 
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and a minimum of 80’ between the menu board and the pick-up window. 
 

5. Landscaping shall screen drive through or drive-in aisles from the public right-of-
way and shall be used to minimize the visual impact or reader board signs and 
directional signs. 
 

Applicant Response: Trees have been placed 30’ on center along the drive-thru 
and a 4’ screenwall (increased from 3’) has been placed along the drive-thru lane 
to screen the aisle and menu board from the public right-of-way. 

 
6. The building shall be the main element of the overall site plan and parking shall 

be oriented on the side or rear of the site. 
  
Applicant Response: The building is the main element of the overall site plan, 
placed adjacent to Ellsworth Loop Road. 
 

7. Menu boards shall be a maximum of twenty‐four (24) square feet, with a 
maximum height of five (5) feet, and shall not be placed adjacent to the public 
street. 
 
Applicant Response: The menu board design will be no more than 24 square feet 
and no more than 5’ in height.  The menu board will be screened from public 
view by a 4’ screen wall and strategically placed landscaping.  

 
8. Drive-through uses within an integrated shopping center shall have an 

architectural style consistent with the theme established in the center. The 
architecture of any drive-through use must provide compatibility with surrounding 
uses in form, materials, colors, scale, etc. Structure plans shall have variation in 
depth and angle to create a variety and interest in its basic form and silhouette. 
 
Applicant Response: Although this development is a single building, the intent is 
to continue the architectural theme through other properties under the same 
ownership at the intersection. The architecture of the building is intended to 
compliment the surrounding area by using a mixture of brick, stucco and metal to 
produce a modern farmhouse look. 

 
9. Articulation of structure surface shall be encouraged through the use of opening 

and recesses, which create texture and shadow patterns. Structure entrances 
shall be well articulated and project a formal entrance through variation of 
architectural plane, pavement surface treatment and landscaping plaza. No 
drive-through aisles shall exit directly onto a public right-of-way. 
 
Applicant Response: The building architecture incorporates articulation on all 
four-sides to shadow patterns while the use of different materials – brick, stucco, 
and metal – create texture.  The main entrance to the site is featured by using 
enhanced paving.  Landscaping has been used to create a sense of arrival, the 
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theming of which will be carried through to the other properties owned at the 
intersection.  The drive-through aisle does not exit directly onto the public right-
of-way. 

 
Additionally, the proposed uses appear to meet the above-listed Performance 
Standards, as outlined in Article 6.5 of the Zoning Ordinance.  
 
General Plan Review: The General Plan Designation for this project is Neighborhood. 
The proposed project is in compliance with the General Plan.  
 
Zoning Review:  The current zoning designation of the property is R1-43 (Rural Estate 
District). The applicant is proposing to change the zoning to C-2 (General Commercial) 
to allow for the proposed multi-tenant shop building with a drive-thru. Under the C-2 
zoning district, a drive-thru restaurant is permitted with approval of a Conditional Use 
Permit. 
 
Engineering Review:  The project has been reviewed by the Engineering and Traffic 
Engineering Divisions.  
 
Site Plan Review: The Site Plan meets the Zoning Ordinance requirements for site 
planning and design. Adequate parking is provided with sufficient points of ingress and 
egress for vehicular traffic. Patrons will able to access the site via 2 entrances, with one 
off Walnut Road and another off Ellsworth Road. Efficient internal circulation and 
pedestrian safety are maintained through the overall site orientation. 
 
Building Elevation Review: The proposed building elevations are in compliance with 
the Zoning Ordinance and Design Standards. Elements from farm styles and 
contemporary agrarian design aesthetics are incorporated into the building’s 
appearance. Building materials will consist of stucco, metal siding, brick, and timber 
canopies to shade the patio. The color palette includes rich earth tones that 
complement the landscape and surrounding Queen Creek environment. 
 
Landscape / Open Space / Fence Plan Review: With 47.4% open space provided, the 
proposed landscaping and open space meet the standards set forth in the Zoning 
Ordinance. The selected plant materials complement the character of the development 
and similar commercial centers nearby. 
 

PUBLIC COMMENTS 

 
A Neighborhood Meeting was held on May 24, 2018 at the Queen Creek Community 
Chambers with 1 attendee. The resident expressed concern over the possibility of 
increased traffic near the Queenland Manor neighborhood, and how the area 
experiences congestion currently. 
 
Aside from the one resident at the neighborhood meeting, staff has received no other 
public input on the project. 
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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. Monument signage and building signage will be reviewed and approved under a 
separate permit.  

3. Mechanical equipment, electrical meter and service components, and similar 
utility devices whether ground level, wall mounted, or roof mounted, shall be 
screened from view.  

ATTACHMENTS 

 
1. Aerial Photo Exhibit 
2. General Plan Exhibit 
3. Zoning Map Exhibit 
4. Site Plan 
5. Landscape Plan 
6. Building Elevations 
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