
 

  
 

TO:  Planning and Zoning Commission 
 
THRU: Brett Burningham, Development Services Director  
 
FROM: Sarah Clark, Senior Planner/Project Manager 

  
RE: Public Hearing and Possible Action on “Fat Cats PAD Amendment (P19-0108) and 

Site Plan (P19-0107)”, a request by Rob Friend of Fat Cats Entertainment and Ralph 

Pew of Pew and Lake, to amend the Pecan Lake PAD by rezoning approximately 3.7 
acres (approx.) of R1-5/PAD to C-2/PAD to facilitate the development of a Fat Cats 
entertainment center. The property is located approximately 575-feet west of the 
northwest corner of Ellsworth and Riggs roads. 

 
DATE:  January 29, 2020 
 

STAFF RECOMMENDATION 

 
Staff recommends approval of “Fat Cats PAD Amendment (P19-0108) and Site Plan (P19-0107)”, 
subject to the conditions of approval outlined in this report.  
 

PROPOSED MOTION 

 
Move to recommend approval of “Fat Cats PAD Amendment (P19-0108) and Site Plan (P19-0107)”, 
subject to the conditions of approval outlined in this report. 
 

SUMMARY 

 
The proposal consists of a request for Rezoning and Site Plan approval to amend the Pecan Lakes 
PAD to eliminate 18 residential lots zoned R1-5/PAD and increase the C-2/PAD zoning district from 3.3 
acres to 7 acres (approx.) to facilitate the development of a Fat Cats entertainment center. The property 
is located approximately 575-feet west of the northwest corner of Ellsworth and Riggs roads. 
 

HISTORY 

 
Sept. 16, 2015: Town Council approved the Pecan Plaza Planned Area Development Rezone 

(Ordinance 576-16), rezoning a portion of the subject site from R1-43 to C-

2/PAD.  

 

June 6, 2018: Town Council approved the Pecan Lake PAD (Ordinance 664-18), where the 

subject property was split off from the Pecan Plaza PAD to become part of the 

Pecan Lake PAD.  
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PROJECT INFORMATION 

 
 

 
DISCUSSION 

 
In June 2018, the Town Council approved the Pecan Lake Planned Area Development, rezoning a 32-
acre site to accommodate a master planned development with the underlying zoning districts of R1-5 
(Urban Development District), C-2 (General Commercial), Agritainment, and R1-18 (Suburban 
Residential Type B District). The master development included a 47-lot gated community, a church, 3.3 
acres of commercial pad sites, “agriscaping” demonstration gardens and greenhouse, and a reception 
center.  
 
This proposal consists of a request for Rezoning and Site Plan approval to amend the Pecan Lakes 
PAD by expanding the 3.3 acre commercial site to 7 acres to accommodate the development of a Fat 
Cats entertainment center as well as a future pad site. The proposed request requires the removal of 
18 residential lots (3.7 acres), to be rezoned to C-2/PAD to accommodate the expanded commercial 
area and proposed use.  This proposal would leave 29 lots remaining in the subdivision. A Site Plan for 
the pad site will be submitted for administrative approval at a later date.   
 
 

Project Name Fat Cats PAD Amendment 

Site Location 
Approximately 575-feet west of the northwest corner of Ellsworth and 
Riggs roads 

Current Zoning C-2/PAD & R1-5/PAD 

Proposed Zoning C-2/PAD 

Surrounding Zoning  

North R1-5 PAD (Pecan Lake)   

South 
Riggs Road 
Sonoqui Wash 
R1-12/PAD (Toll Brothers at Bridle Ranch aka Ranchos Legante) 

East C-2/PAD (Pecan Plaza) 

West R1-18/PAD (Pecan Lake LDS Church Site) 

Acreage 
7 acres (net) 
8.3 acres (gross) 

Building Area 61,040 square feet 
Building Height (max):  

Permitted 48-feet 

Proposed: 48-feet 

Landscape/Open Space:  

Required: 15% (48,506 sf) 

Proposed: 18% (58,140 sf) 

Parking:  

Required: 337 spaces 

Proposed: 337 spaces 



                    
                                                    

                                                 

“Fat Cats PAD Amendment (P19-0108) and Site Plan (P19-0107)” 
January 29, 2019 Planning and Zoning Commission Meeting 

Page 3 of 6 
 

The proposed 61,040 square foot Fat Cats entertainment center is proposed to include: 
 8 movie theaters 

 20 lane bowling alley  

 Arcade games 

 Dining 

 Indoor miniature golf 

 Party rooms 
 
The applicant is not requesting any deviations from the Zoning Ordinance to accommodate the 
proposed entertainment use.  
 
To the east of the proposed Fat Cats commercial site is the Pecan Plaza commercial development.  To 
the west and north is the remainder of the Pecan Lake PAD, which includes the LDS Church building 
to the west, a gated residential community to the north, and the “agriscaping” demonstration gardens 
and greenhouse, and a reception center to the northwest.  An exhibit has been provided as an 
attachment to this report to demonstrate how the developments interrelate with one another.  
 
The proposed building elevations incorporate a mixture of wood cladding, standing seam shed awnings, 
stucco, storefront windows, stucco columns, and a mixture of split and smooth face cmu block. The 
front entry tower for the building has a building height of 48-feet and the roof parapet of the remainder 
of the building varies from 44-feet to 35-feet in height.   
 
The applicant is proposing a band of colored lighting at the roof parapet at the front elevation and 
colored lighting around the perimeter of the front entryway. The proposed lighting features can change 
color, but the applicant has stated that the lights would only change color on certain days (i.e., holidays) 
and are not animated.  Staff has expressed concern with the use of the proposed lighting due to the 
project site’s proximity to adjacent residential neighborhoods (Toll Brothers at Bridle Ranch 
approximately 580-feet to the south and Orchard Ranch approximately 1,650 feet to the southeast) and 
the general context of the surrounding area. An exhibit highlighting the proposed location of the colored 
lighting has been added as an attachment to this staff report.  
 
The Zoning Ordinance requires commercial uses to provide 15% (48,506 sf) of open space, where this 
development provides a total of 18% (58,140 sf).  The proposed development incorporates Fan-Tex 
Ash trees along Riggs Road and a dense planting of trees Canary Island Pine, which can grow to over 
50-feet in height, and Joan’s Liotteti Oak (a faster growing oak variety with a denser crown) along the 
northern perimeter to provide a dense buffer to the future residents to the north.   The development also 
includes a 10-foot multi-use trail along Riggs Road, which will connect to the greater Town Master Trail 
Plan as defined in the Town’s Parks, Trails, and Open Space Master Plan.  
 

The proposed Site Plan includes a gate located at the eastern edge of the site between the Fat Cats 
site and the Pecan Lake gated residential community. The purpose of this gate is to serve as an 
entryway only for trash trucks and not for resident access.   
 
The development is served by two access points.  The eastern most access point is a shared driveway 
between the Fat Cats site and the Pecan Plaza and the western access point is located along 206th 
street which services the Pecan Lake residential development, LDS Church, and Pecan Lake 
Agritainment area.  
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The development provides 15-foot parking lot lights in the parking field and 12-foot parking lot lights at 
the rear of the building, adjacent to the residential development to the north in an effort to minimize light 
impact to the residents.  
 

PUBLIC PARTICIPATION 

 
The applicant held a neighborhood meeting on August 19, 2019 at the Community Chambers with 
approximately two residents attending. The applicant provided those in attendance with general 
information about the project and presented the proposed building elevations, site plan, and landscape 
plan.  Questions from the residents included questions on what “Fat Cats” is, parking lot security, and 
next steps in the process. Those in attendance were generally supportive of the proposed use.  
 
The project site is located north of the future Toll Brothers at Bridle Ranch residential development.  A 
representative of Toll Brothers reached out to staff and the applicant to express concerns over signage, 
lighting, and the materials used for signage and screen walls. The applicant revised the submittal to 
incorporate the same colors and materials for the screen walls and monument signage as used in Bridle 
Ranch.  The representative from Toll Brothers responded, stating that the revised elevations and walls 
were an improvement and expressed no additional concerns.  
 
A letter of support was provided by David Newquist, of Newquist Commercial Properties and owner of 
the Pecan Plaza commercial property directly east of the subject site.  This letter is provided as an 
attachment to this report.  
 
Staff has not received any additional input or questions from the community on this development 
proposal.  
 

ANALYSIS 

 
General Plan Review: The General Plan Land Use designation for this project is Commercial and 

Neighborhood.  The Neighborhood Designation allows for commercial uses under 25 acres in size. The 
proposed request is consistent with the General Plan Land Use Designation.  
 
Zoning Review:  The property is currently zoned C-2/PAD and R1-5/PAD.  The request to rezone the 

site to C-2/PAD would permit the proposed entertainment use.   
 
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.  

Engineering, Utilities, and Traffic Review:  The Engineering Division, Traffic Division, and Utilities 

Department have been involved throughout the review of the request.  Conditions of Approval have 
been added to address Engineering, Utilities, and Traffic requirements for this project. 
 
Signage:  Proposed signage will be reviewed and approved as part of a separate Comprehensive Sign 

Plan that will be presented before the Planning Commission at a future date.  
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CONDITIONS OF APPROVAL 

1. This project shall be developed in accordance with the plans and exhibits attached to this case
and all the provisions of the Zoning Ordinance applicable to this case, except as modified herein.

2. The development shall meet all conditions of approval as provided in Ordinance 664-18, except
as modified herein.

3. Signage will be reviewed and approved through the Comprehensive Sign Plan application (P19-
0106).

4. Prior to the development of the site, a Re-Plat of the Pecan Lake final plat is required to be
submitted and approved.

5. A cross access easement shall be required for this development associated with the subdivision
plat.

6. The development will be responsible to complete the adjacent arterial roadway half street
improvements per Town standards. These improvements include but are not limited to
landscaping, sidewalks, driveways, and drainage facilities.

7. Mechanical equipment, electrical meter and service components, and similar utility devices,
whether ground level, wall mounted, or roof mounted, shall be screened and painted to match
the main color of the building or to blend in with adjacent landscaping.

8. All roof mounted equipment shall be fully screened by the roof parapet.

9. Per Ordinance 576-15 (Pecan Plaza), a 15-foot Water Line Easement shall be provided at the
east side of the project.  The Easement shall not encumber any lot or P.U.E.  The Developer
shall work with the neighboring property owner to establish the Easement.

10. The Final Plat shall note "The Pecan Lakes HOA shall be responsible for the maintenance of all
landscaping within the landscape easement”.

11. A Landscape Easement for the area between the Fat Cats northern wall and the properties
northern boundary shall be provided.  The Easement layout shall be per the Exhibit provided by
Allen Consulting.   The Landscape Easement shall be shown of the Final Re-Plat.

12. A Drainage Easement for the drainage pipe and retention basins not on the Fat Cats property
that will convey and accept storm water from the Fat Cats property shall be provided.  The
Drainage Easement shall be recorded prior to recordation of the Final Re-Plat.

13. The existing Ingress/Egress Easement recorded on the current Final Plat shall be shown on the
Final Re-Plat.

14. All entrances shall provide a decel lane as demonstrated in the plans associated with this case
The decel lane that extends beyond the limits of the property will require coordination and
acceptance of the adjacent property owner’s approval

15. No Parking - No Blocking Entrance Signs shall be placed in the gate area to Pecans Subdivision.

16. Shrubs shall not obstruct entrance into Pecan Lake Subdivision and trees must be maintained
to 14' in height for trash trucks to services the Pecan Lake development.

17. For offsite public improvements the Town requires cash, irrevocable letter of credit (IRLOC), or
a bond to cover the costs for construction assurance. The IRLOC and bond are required to be
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approved by the Town Attorney.  Construction assurance shall be deposited with the Town prior 
to final plat recordation. 

18. The public sales report and final plat for the Pecan Lake Final Plat shall note that the residential 
development is adjacent to an entertainment center.   

19. The eastern most driveway along Riggs Road shall be centered on the eastern property 
line.  The width of the driveway shall not exceed 20-feet on either property and the overall 
driveway width shall not exceed 40-feet total.   

 
ATTACHMENTS 

 
1. Aerial Photo Exhibit  
2. General Plan Exhibit   
3. Existing Zoning Exhibit   
4. Proposed Zoning Exhibit 
5. Site Plan 
6. Landscape and Wall Plan 
7. Elevations and Floor Plan 
8. Lighting Exhibit 
9. Letter of Support from David Newquist 
10. Project Narrative 
11. Surrounding Development Exhibit 
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1
Wood Cladding
Manufacturer: Moisuresheild
Series: Vantage
Color: Walnut
https://www.moistureshield.com/prod-
ucts/composite-decking/vantage/

2
Smooth-Face CMU with integral color
Manufacturer: Echelon MesaStone
Color: Durango

3
Split-face CMU with integral color
Manufacturer: Echelon MesaStone
Color: Black Canyon

4
Smooth Face CMU with integral color
Manufacturer: Echelon MesaStone
Color: Huntington Gray

OUR MATERIALS PECAN PLAZA & SURROUNDING AREA MATERIALS

Wood Cladding
Red Robin, Queen Creek
Moisuresheild
Vantage
Walnut

Masonry Stone
Pecan Plaza Color and Material Board
Cordova
Buff - Groundface (or approved equal)

Metal Panel
Pecan Plaza Color & Material Board
Atas
Slate Grey (20) or approved equal

Paint
Pecan Plaza Color and Material Board
P2: Field Color
GRAY PEARL (DEC795)

Wood Cladding
Pecan Plaza Color &
Material Board
Longboard
Dark Knotty Pine
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7
White acrylic
(Provided by signage vendor)

8
EIFS - Painted
Manufacturer: Sherwin-Williams
Color: 7048 Urbane Bronze

9
Metal Storefront
Manufacturer: EFCO
Series: 401 (NT)
Color: Black
http://www.efcocorp.com/products/detail/3/9/24

Metal Panels
Manufacturer: Firestone Building Products
Product: Flurocarbon Aluminum
Color: Matte Black
6

Metal Panels
Manufacturer: Firestone Building Products
Product: Flurocarbon Aluminum
Color: Slate Gray

Paint
Pecan Plaza Color & Material Board
P3: Accent/Trim Color
Weathered Brown (DE756)

Metal Panel
Pecan Plaza Color 
& Material Board
Atas
Slate Grey (20) 
or approved equal

Metal Panel
Red Robin, Queen Creek
Black Metal Overhang
or approved equal

The information in this drawing is preliminary and conceptual in nature.

It is based on information provided by others which the Architect has

assumed to be substantially accurate.  No representation is made by the

   2019 James E. Stroh, Architect, Inc., A Professional Corporation

Architect, express or implied, regarding the accuracy of this drawing, or

the feasibility of this development approach.

PROJECT NUMBER:  19113

EOS FITNESS Ellsworth and Riggs October 17, 2019Impression Looking Northeast

Metal Panel
EOS Fitness
Gray Metal

Storefront
Red Robin, Queen Creek
Black Storefront
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SIGNAGE (6 signs, 1,281 SF total)
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0 7
/8"

35'-6 7/8"

19'-6 7/8"16'-0"

5'-
3 7

/8"

18'-1 5/8"

NOTE:
- INDIVIDUAL LETTERS MOUNTED TO EXTERIOR WALL
- FATCATS: WHITE ACRYLIC LETTERS WITH BLACK CHANNELS.
- INTERNALLY ILLUMINATED LED - COLOR CHANGING
- EXTERIOR DURABILITY REQUIRED
- FONT: CUSTOM FATCATS LOGO

BLACK: FATCATS & 
ALL OUT FUN

673 SQ. FT.

NOTE:
- INDIVIDUAL LETTERS MOUNTED TO EXTERIOR WALL
- WHITE ACRYLIC LETTERS WITH BLACK CHANNELS.
- INTERNALLY ILLUMINATED LED - COLOR CHANGING
- EXTERIOR DURABILITY REQUIRED
- FONT: ARIAL

15'-10 1/4" 4" TYP. 11'-8 5/8" 17'-0 1/4" 19'-3"

3'-
0"

3'-
11

 1/
4"

226 SQ. FT.

2'-
0"

14'-10 1/8"

NOTE:
- INDIVIDUAL LETTERS MOUNTED TOP OF ENTRANCE CANOPY
-ENTRANCE: WHITE ACRYLIC LETTERS WITH BLACK CHANNELS.
- INTERNALLY ILLUMINATED LED - COLOR CHANGING
- EXTERIOR DURABILITY REQUIRED
- FONT: ARIAL

30 SQ. FT.

NOTE:
- INDIVIDUAL LETTERS MOUNTED TO EXTERIOR WALL
- FATCATS: WHITE ACRYLIC LETTERS WITH BLACK CHANNELS.
- INTERNALLY ILLUMINATED LED - COLOR CHANGING
- EXTERIOR DURABILITY REQUIRED
- FONT: CUSTOM FATCATS LOGO

15
'-8

 5/
8"

29'-7 3/4"

16'-3 3/4"13'-4"

4'-
5"

15'-1 1/4"

466 SQ. FT.

NOTE:
- PAINTED SHAPE ON EXTERIOR WALL
- BOWLING BALL: BLACK PAINT
- EXTERIOR DURABILITY REQUIRED
- FONT: CUSTOM BOWLING BALL LOGO
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1/4" = 1'-0"1 EXTERIOR SIGN - EAST - FATCATS

1/4" = 1'-0"2 EXTERIOR SIGN - FRONT FACADE - CINEMA, GRILL, ARCADE, BOWLING

1/2" = 1'-0"3 EXTERIOR SIGN - FRONT FACADE - ENTRANCE

1/4" = 1'-0"4 EXTERIOR SIGN - FRONT FACADE - FATCATS

1/4" = 1'-0"5 EXTERIOR SIGN - BOWLING BALL

A (389 SF)
Front Facade FatCats Logo
Individual letters mounted to exterior wall
White acrylic letters with black channels
Internally illuminated LED
Font: Custom FatCats logo

C (226 SF)
Bowling Ball Logo
Sheet metal shape on exterior wall
LED on metal surface

E (226 SF) & (156 SF)
CINEMA | GRILL | ARCADE | BOWLING
Individual letters mounted to exterior wall
White acrylic letters with black channels
Internally illuminated LED
Font: Arial

B (142 SF) x2 = (284 SF)
Side Painted FatCats Logo
Painted letters on exterior 
wall
Black and white paint
Font: Custom FatCats Logo
NOTE: Same size as sign A

LIGHTING
S-5
Linear LED (light color RGB)
Entry band behind white acrylic at entry
Cornice band not including the rear
horiontal light

S-2
Wall Sconce (light color white)
Pilaster front and side elevations
Down light

S-4
Wall Washer (light color white)
Above Fat Cats logo
Down light
P
Exterior Postercase
(x12 total)
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A32

ROOF PLAN - RTU AND PARAPET HEIGHT

1" = 20'-0"
L33

NORTH ELEVATION - BUILDING HEIGHTS
1" = 20'-0"

L9
WEST ELEVATION - BUILDING HEIGHTS

1" = 20'-0"
I9

EAST ELEVATION - BUILDING HEIGHTS
1" = 20'-0"

I33
SOUTH ELEVATION - BUILDING HEIGHTS
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ACRYLIC FRONT LIGHT BOX
LED RGB BACKLIT

FRONT ELEVATION LIGHTING 01/07/2020

LED RGB ACCENT BAND
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FatCats Entertainment Center 

Project Narrative 

January 2020 

 

 

Contact Information 

 

Applicant Rob Friend 1129 S Oakland, Suite 101, Mesa, AZ  

85206 

(480) 707-3944 

Landowner Lonnie McCleve 23995 S 205th Court, Queen Creek, 

AZ  85142 

(480) 540-5656 

Architect Chad Philhour 

TK Architects 

1100 Main St, Suite 2200, Kansas 

City, MO 64105 

(816) 842-7552 

Engineer Anthony Zaugg 

Allen Consulting Engineers 

4111 E Valley Auto Drive, Suite 103, 

Mesa, AZ  85206 

(480) 844-1666 

 

 

Project Description 

FatCats proposes to construct a 61,400 SF building on 6.0 acres. 

 

FatCats is the next generation Family Entertainment center where most of the popular forms of family 

entertainment are all located under one roof. FatCats is anticipated to include:  

• 8 recline and dine movie theaters with fully reclining seats, with food delivered directly to 

your seat. Seats will also be equipped with tray tables and cup holders to enhance the dining 

and viewing experience.   

• 20 lane modern bowling alley complete with special lighting and optional gaming experiences 

to change regular bowling into fun and unique games. 

• Large arcade and redemption area featuring all the latest and most popular arcade games 

• FatCats Grill featuring pizza, salads, burgers, sandwiches, wings, French fries, desserts, ice 

cream and alcoholic beverages. 

• Glow Golf. A 9 hole glow-in-the-dark miniature golf experience 

• Virtual Reality 

• Party Rooms 

 

FatCats was founded 17 years ago in Salt Lake City, UT and has now grown to locations in Utah, Idaho, 

Colorado and Arizona.  The concept has evolved over the years from a bowling center to a full family 

entertainment center with multiple forms of indoor family entertainment. 

 

Existing and Proposed Zoning 

Existing Zoning = C-2/PAD & R1-5/PAD 

Proposed Zoning = C-2/PAD 

Pecan Lakes PAD and Plat 



3 

 

c. The development application narrative for PAD demonstrates specific goals exceeding the General 

Plan and demonstrates how the overall goal of the General Plan is exceeded by the proposed 

development. 

 

The following 8 items to the manner in which this proposal meets and/or exceeds the Goals of the Town’s 

General Plan: 

 

1. Supports the entertainment needs of a variety of lifestyles all year long: An individual or family 

can enjoy the recreational services offered by FatCats throughout the various seasons and 

weather during the year. This type of venue is attracting to a “variety of lifestyles,” which is 

encouraged in the General Plan (General Plan, p. 22).   

2. The Town continues to promote and support sufficient recreational facilities to meet projected 

population growth.  Significant growth is expected in the vicinity of the subject property, 

especially on Riggs Road east of Ellsworth Road.  The General Plan notes that “the amount of parks 

and recreation facilities will have to double to meet the needs of new residents,” and this proposal 

meets or exceeds this standard by providing unique and highly demanded amenities for the 

community” (General Plan, p. 61). 

3. Queen Creek encourages additional “facilities that are different from what the Town currently 

provides” (General Plan, p. 61), and FatCats will help the Town provide for its residents to have 

adequate amenities comparable to those in similar or larger cities (General Plan Goal 1, p. 62). 

4. Private entities such as FatCats through the proposed development can exceed expectations of 

the General Plan by helping “expand recreation opportunities for Queen Creek Residents and 

visitors,” which extend beyond the regular trails and parks provided in each neighborhood (Goal 

4, p. 63). 

5. The recreational and commercial uses proposed will private an attractive and diverse recreational 

type of use that enhance the quality lifestyle of existing and proposed neighborhoods.   This 

proposal addresses the General Plan vision to provide places where residents can “play” and enjoy 

the available entertainment opportunities in “commercial areas” near neighborhoods as 

designated in the General Plan. (Strategic Theme – Quality of Life, p. 21) 

6. The General Plan supports “attractive options” for residents that will help “pay for public 

services,” and the proposed development and its diversity of commercial entertainment uses will 

promote economic sustainability” (General Plan Strategic Theme – Economy, p. 21). 

7. Goal to encourage a healthy lifestyle through social interaction: Active recreational opportunities 

proposed will promote social opportunities and include bowling, arcade, dining, special events, 

and theater.  A use that provides opportunities for “interaction with others,” which will 

“contribute to a healthier community” (General Plan, Strategic Theme – Health, p. 21). 

8. Land Use Element includes indoor recreational uses: The General Plan Land Use element’s 

description of the Commercial category is very broad and includes recreational and entertainment 

uses.  The proposed use falls within the anticipated land use types for commercial uses, simply 
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The Pecan Lake PAD and Final Plat will be revised to remove 18 residential lots from the now proposed 

47 residential lots. This will leave a total of 29 residential lots remaining on the revised plat. The PAD 

and Plat will also remove a portion of Tract “A” and Country Meadows Drive & 206th Way which are 

part of Tract “B”. The revised PAD and Plat will expand the commercial parcel to include the Fat Cats 

development. 

 

Development Standards 

FatCats will meet or exceed the Town of Queen Creek development standards in the following ways: 

 

1. Complement adjacent residential and commercial development through landscaping, signage, 

building details, and other common elements 

2. Provide connected pedestrian access through the project, adjacent developments and adjacent 

roadways.  The project will unify the pedestrian space by providing site furnishings such as seating 

areas, planters, bike racks, trash receptacles, and bollards. 

3. Create a gathering place that will be attractive to other retail, restaurant and commercial 

development in the immediate area 

 

 

 

Findings/Criteria for PAD Approval  

 

The proposed development complies with Zoning Ordinance, Sections 4.11.B.2.a through d as follows: 

 

a. The development application for PAD approval proposes substantial land use planning standards 

and principles over and beyond the minimum standards required in this Ordinance or any 

development ordinance adopted by the Town. 

 

This development application for PAD approval presents development criteria for a large scale family-

oriented entertainment use that requires modification to a few development standards, because this use 

is a unique one-of-a kind entertainment venue that cannot be developed within the existing/typical 

commercial standards.  Land use planning principles pertain to a use of this size and configuration 

combining bowling, arcades, grill, and theater are over and above routine commercial building 

developments in its parking requirements, access, setbacks, and architecture.  Additionally, the proposed 

building setbacks far exceed the minimum requirements in C-2 zoning, and the proposed approximately 

18%-19% lot coverage more than complies with the maximum allowed 60% lot coverage under the Zoning 

Ordinance. 

 

b. The development application for PAD approval exceeds the minimum intent of the underlying 

zoning district(s) creating neighborhoods and sustainable communities over and above the criteria 

established in this Ordinance. 

 

The proposed development exceeds what could be built in a conventional commercial center with typical 

and routine uses, and offers recreational and family entertainment opportunities that are close to 

residential uses and that are sustainable over time. 
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described as follows: “auto-oriented commercial centers and existing Town commercial centers 

(General Plan, p. 36).” 

d. The development application for PAD represents a unique and ingenious approach to land use 

development that separates itself from other typical suburban and / or urban development’s 

found within the region. 

 

The proposal for the FatCats entertainment venue clearly satisfies this finding/criterion. Its combination 

of bowling, arcade, grill, and theater uses is one-of-a-kind in the Town and surrounding region.  The 

proposed venue is distinct and separates itself from other typical commercial developments in the area. 
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