
 

  

 

TO:  Planning and Zoning Commission 
 
THRU: Brett Burningham, Development Services Director  
 
FROM: Erik Swanson, Interim Planning Administrator 

Kyle Barichello, Senior Planner 
  
RE: Public Hearing and Possible Action on Cases P19-0242 and P20-0040, The 

Academy PAD Rezone and Site Plan, request for a PAD rezone from R1-43 to 
Medium Density Residential (MDR)/PAD and Site Plan approval for 220 units on 
approximately 21.73 acres, located east of the northeast corner of Meridian and 
Combs Roads 

 
DATE: April 8, 2020 
 

STAFF RECOMMENDATION 

 
Staff recommends approval of P19-0242 and P20-0040 The Academy PAD Rezone and Site 
Plan, subject to the Conditions of Approval included in this report. 
 

PROPOSED MOTION 

 
Move to approve P19-0242 and P20-0040 The Academy PAD Rezone and Site Plan, subject 
to the Conditions of Approval included in this report. 
 

RELEVANT COUNCIL GOAL(S) 

 

   Secure Future 
 

SUMMARY 

 
The proposal request for a PAD rezone from R1-43 to Medium Density Residential (MDR)/PAD 
and Site Plan approval for 220 units on approximately 21.73 acres. The proposal includes 
attached and detached single family units in a gated residential rental community with a density 
of 10.65 du/ac. The property is located east of the northeast corner of Meridian and Combs 
Roads and is immediately adjacent to the American Leadership Academy (ALA) to the east 
and an LDS Church to the west. 
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HISTORY 

 
September 5, 1989 The subject property has remained zoned as R1-43 since the 

Town’s incorporation. 
 

PROJECT INFORMATION 
 
 

DISCUSSION 

 
The Academy development is a single-family attached and detached gated residential luxury 
rental community with approximately 220 units and a density of approximately 10.65 units per 
net acre. The proposed multi-family development functions similar to a single-family 
neighborhood with attached and detached homes with private backyards resembling small 
cottages rather than traditional apartment buildings. 
 
The main entrance for The Academy will be located off of Combs Road, which will include a 
covered-portal architectural feature, stamped concrete, and landscaped median that 
establishes a prominent entryway in accordance with the Zoning Ordinance. A limited, 
secondary gated access is located further west on Combs Road. Traffic circles are provided 
throughout the development and serve as traffic calming measures. Tree-lined streets and 
driveway aisles are provided to enhance the residential character, further creating a 
neighborhood feel and design similar to traditional single family subdivisions. 

The Academy Project Information 

Project Name The Academy PAD Rezone and Site Plan 

Site Location East of the northeast corner of Meridian and Combs Roads 

Current Zoning R1-43 

Proposed Zoning Medium Density Residential (MDR)/PAD 

Surrounding 
Zoning 
Designations: 

 

North 
South 
East 
West 

 

Suburban Ranch (SR) (Vacant, Unincorporated Pinal County)   

CR-5 (The Parks, Unincorporated Pinal County) 

R1-43 (ALA Academy) 

R1-43 (LDS Church)  

 
Total Lots/Units 220 units  
Size 22.73 Acres 
Proposed Density 10.65 du/ac 
Open Space  

    Required: 30%, 4.13 acres 
    Proposed:  35.8%, 7.39 acres 
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The proposed development features a large central open space area and includes other 
amenities such as a pool, large shaded ramada area, BBQ amenities, clubhouse, lawn areas, 
and gathering areas with seating and shade trees. Additionally, each individual unit has a 
private backyard enclosure. Both the private and common open space maintenance will be 
maintained by the community’s property management association. 
 
The main open space amenity will be surrounded by pathways, creating a continuous 
pedestrian network with centralized gathering spaces. The pedestrian pathway also includes 
and an outer three-quarter (3/4) mile circuit pathway connected to both the individual units and 
the central amenity areas. Colored and stamped pavement material has been proposed at all 
pedestrian crossings throughout the community. 
 
Landscape Buffers 
 
As shown on the submitted preliminary plans, the required 30-foot landscape buffer is provided 
along Combs Road consisting of trees and landscaping along the Property’s perimeter. 
Additionally, a six-foot wall is provided as required by the Zoning Ordinance. The tree species 
proposed within the landscape buffer will be a combination of Pistache and Acacia trees. 
 
Along the Property’s north boundary, 10-feet of landscaping will be provided on the outside of 
the proposed development’s perimeter wall, which will be maintained by the community’s 
property management association. The preliminary plans show enclosed backyards that are 
approximately 20 feet deep, totaling 30 feet of combined enclosed and open landscaping.  
 
Along the west property line, the buffer requirement is met in the 20-foot access easement 
along the west boundary that includes landscape material on both sides of an access drive that 
benefits residents to the north. The landscaping will create a buffer along that edge without 
obstructing the easement. Due to the location of the easement, ground cover and shrubs will 
be the only thing planted in this area, as trees will obstruct the underground utilities. Adjacent 
to the easement and buffer, 15-feet deep rear yards of housing units will back-up to the 
easement and contain Acacia trees further buffering the property from the west. The property 
will be enclosed by minimum 6-foot screen walls.  
 
Along the Property’s east boundary, 5 feet of onsite landscaping will be provided on the outside 
of the proposed development’s perimeter walls, which will be maintained by the property owner. 
The preliminary plans show enclosed backyards that are approximately 15 feet deep, which 
will be a total of 20 feet of combined enclosed and open landscaping. The eastern wall will 
have three materials as required by public facing walls to arterial roadways. The tree species 
proposed within the landscape buffer will be a combination of Pistache and Acacia trees as 
well as additional Acacia trees in the private backyards. Although trees will not be planted in 
the 5’ strip, two trees will be planted within the private backyards. 
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It is important to note that the proposed development exceeds the open space requirement by 
approximately 6%. The additional open space is accommodated in the main open space 
amenity area and throughout the other open space areas within the development. 
 
Design Standards 
 
Architecturally, the design team approached the individual units much like single-family homes 
and has provided elements of four-sided architecture. Craftsman and Farmhouse architectural 
themes are incorporated into the proposed buildings, which will be designed with sloped gable 
and hip roof patterns that improve upon the flat roofing systems seen in other projects.  
 
Other design elements included in the architectural design include brick veneer, standing seam 
roofing, shutters, varying column designs, different stucco finishes, and a variety of roof lines. 
The units are designed to be either stand-alone units or as duplexes.  
 
Covered parking canopies are provided throughout the community. To ensure that the fascia 
on the parking canopies and apartment homes are provided and maintain a consistency with 
the architectural design of the development a condition has been added requiring the design 
to be evaluated further at the time of building permit submittal. 
 
Proposed Zoning Ordinance Deviations 
 
Three deviations to the Zoning Ordinance are requested by the applicant: 
  

 The first request is to reduce the required building separation of fifteen (15) feet 
to ten (10) feet. Per the Design Standards, multi-family buildings shall be separated by 
a minimum of fifteen (15). The applicant requests the deviation stating that the 
development is not designed like a traditional multi-story development where the 
separation between large buildings is appropriate, but rather due to the single story 
design and that the units are detached (with the exception of the duplexes) the units 
look and function like single-family buildings where a ten (10) foot separation is 
commonplace. This deviation is consistent with other developments similar in design. 
 

 The second request is to reduce the required buffer area to the north from 15’ to 
10’. As required by the Zoning Ordinance, the total landscape buffer required is 30’ 
between multi-family and single family residential. However, this distance is intended to 
be shared by both property owners at 50% or 15’ on each property. Given this, the 
required landscape buffer share for The Academy project would be 15’. The applicant 
has requested a reduction of 5’ resulting in a total of 10’ buffer along the north property 
line. The applicant’s explanation for this deviation is that since this is a unique style of 
product, the homes resemble that of a single family detached community and provide 
an additional 20’ of private backyard space. Thus, the total distance between buildings 
and the property line would be 30’, which is potentially greater than if two single family 
developments were adjacent to each other. In addition, the applicant is providing a 10’ 
landscape strip, which is sufficient for a row of trees to be planted to serve as a buffer. 
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 The third request is to reduce the required buffer area on the east from 15’ to 5’. 
As required by the Zoning Ordinance, the total landscape buffer required is 30’ between 
multi-family and commercial. Again, this distance is intended to be shared by adjacent 
property owners at 50% or 15’. Given this, the required landscape buffer share for The 
Academy project would be 15’. The applicant has requested a reduction of 10’ resulting 
in a total of 5’ buffer along the east property line. However, the applicant has justified 
this deviation request by explaining that the existing property owner never built out their 
portion of the landscape buffer. Additionally, there exists a 5’ landscape strip 
immediately to the east of the proposed 5’ buffer proposed by the Academy followed by 
an existing driveway into the ALA school campus. The applicant explains that due to this 
unique situation and the additional 20’ private backyard space, the building separation 
is appropriate and the proposed landscaping buffer in their 5’ portion will be lined with 
landscaping and maintained by the community association. Although minimal in width, 
trees will be planted in the 5’ strip and within the private backyards of the units. 

 

PUBLIC PARTICIPATION 
 

A neighborhood meeting was held October 3, 2019 with approximately 13 surrounding 
residents in attendance. A presentation and general information about the development was 
presented to the residents. The residents asked a number of questions relating to the following 
items: 
 

 Traffic and deceleration lanes 

 Required street improvements 

 Traffic at ALA 

 Safety of adjacent uses 

 What style of development is proposed 

 How much open space is provided 

 Will this be a gated community 
 
The applicant answered questions from the residents and provided insight on the proposed 
development. The surrounding residents initially expressed concerns but did not immediately 
object to the proposed density and development. All concerns were addressed during the 
neighborhood meeting. 
 
No additional conversations or phone calls were conducted with Town staff and no additional 
letters of support or opposition have been submitted. Staff has not received any opposition to 
this request. 
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ANALYSIS 

 
General Plan Review: The General Plan Land Use designation for this project is 
Neighborhood allowing for a range of densities to be considered. The request is consistent with 
the General Plan. 
  
Zoning Review:  The proposed zoning is MDR and complies with the General Plan Land Use 
Designation of Neighborhood and is in conformance with the Multi-Family standards in the 
Zoning Ordinance and Design Standards. As provided above, three deviations are proposed 
relating to building separation and landscape buffer areas. Based on the justification provided 
by the applicant, Staff is supportive of the proposed deviations.  
 
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 and have not 
included any conditions of approval. 
 

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 applicant shall ensure the proposed multi-family residential development will 
actively participate in the Crime Free Housing program, including Crime Prevention 
through Management. 

 
3. The required building separation of 15’ is hereby reduced to 10’ as designated by the 

PAD. 
 

4. The required landscape buffer setbacks share for the subject property are hereby 
designated as the following: 
 

Direction Zoning Ordinance Proposed 

North 15’ 10’ 

East 15’ 5’ 

 
5. All fascia on the parking canopies and apartment homes shall be evaluated further for 

consistency with the architectural Design Standards at time of building permit submittal. 
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6. 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 approved by the Town Attorney.  Construction assurance shall be 

deposited with the Town prior to Final Plat recordation. 

 

7. The developer shall be responsible for the design and construction of the full half-street 
improvements for Combs Road adjacent to the project. Half street right-of-way 
dedication shall be 70 feet for Combs Road for the entire frontage of the property and 
shall be required to be dedicated to the Town of Queen Creek by way of Map of 
Dedication prior to any permits being issued.   
 

 

ATTACHMENTS 

 
1. Aerial Photo Exhibit  
2. General Plan Exhibit   
3. Existing Zoning Exhibit 
4. Proposed Zoning Exhibit   
5. Site Plan 
6. Landscape Plans 
7. Wall Plans 
8. Floor Plans and Elevations 
9. Narrative 
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ZONING STIPULATIONS
PROJECT CONSULTANT TEAM
OWNER
FAULKNER WAYNE H TR
1449 N WOODSIDE RD
CHANDLER, AZ 85224

GOMEZ ERIC S & AME F
920 W COMBS RD
QUEEN CREEK, AZ 85140

DEVELOPER
HANCOCK COMMUNITIES, LLC
2600 N 44TH STREET, SUITE A-200
PHOENIX, AZ 85008
(480) 285-1300
CONTACT: BOBBI JOHNSON
EMAIL: BOBBI@HANCOCK-AZ.COM

CIVIL/APPLICANT
BOWMAN CONSULTING GROUP
CONTACT: ROBERT W SCHLICHER, P.E.
1295 W WASHINGTON STREET
SUITE: 108
TEMPE, AZ 85281
EMAIL.RSCHLICHER@BOWMANCONSULTING.COM
PHONE: (480) 629-8830

APN NUMBER         103-27-005G
       104-53-012H
       104-53-012F
       104-53-012E
       104-53-012J

ALLOWED HEIGHT        2 STORY/30'
PROPOSED HEIGHT     1 STORY/17'8"

CURRENT ZONING        R1-43
PROPOSED ZONING  MDR PAD
CURRENT USE         UNDEVELOPED RESIDENTIAL
PROPOSED USE    MULTI-FAMILY
PARKING SPACES REQUIRED

SPACES/UNIT=220x1.5 =         330 SPACES
TOTAL SPACES PROVIDED =        408 SPACES

COVERED PARKING PROVIDED =       236 SPACES
GARAGE PARKING =         40 SPACES
UNCOVERED PARKING =       132 SPACES

ACCESSIBLE SPACES REQUIRED (3 COVERED) = 5 SPACES
ACCESSIBLE SPACES PROVIDED (3 COVERED) = 5 SPACES

COMMON AREA OPEN SPACE PROVIDED = 39%
(353,743 SQ FT/20.66 AC * 43,560)

COMMON AREA REQUIRED     MINIMUM 20% OF GROSS AREA

ACTIVE OPEN  SPACE SUMMARY:
ACTIVE OPEN SPACE CALCULATION:

POOL    8,538 SF
AMENITY OPEN SPACE          138,219 SF
TOTAL PROVIDED ACTIVE OPEN SPACE (SUM)          146,757 SF
OPEN SPACE (ACTIVE AS A PERCENTAGE OF REQUIRED COMMON)    78.9%

PRIVATE OPEN SPACE:
REAR YARD OPEN SPACE          105,985 SF
21% OF OPEN SPACE, 535 SF/UNIT

COMMON OPEN SPACE:
20% OF NET OPEN SPACE REQUIRED          180,020 SF
20% OF NET OPEN SPACE PROVIDED          321,905 SF

USABLE COMMON OPEN SPACE:
400 SF/UNIT REQUIRED  88,000 SF
400 SF/UNIT PROVIDED          139,316 SF
30% OF 20% NET OPEN SPACE REQUIRED  36,006 SF
30% OF 20% NET OPEN SPACE PROVIDED          139,316 SF

LANDSCAPE OPEN SPACE OUTSIDE PROJECT:
OPEN SPACE OUTSIDE PERIMETER WALL            55,979 SF
11% OF OPEN SPACE, 127 SF/UNIT

PROJECT DESCRIPTION
CASITA 2-BEDROOM AND DUPLEX 1-BEDROOM SINGLE STORY RENTAL
PROPERTY

SITE PLAN YIELD
GROSS AREA     ±946,415 SF / ±21.727 AC
NET AREA     ±900,098 SF / ±20.663 AC
DENSITY PROVIDED   220 UNITS/21.727 AC=10.126 DU/ GROSS AC

UNIT TYPE YIELD

TOTAL

# BEDS

UNIT

SQUARE

FEET

TOTAL

SQUARE

FEET MIX %

1 BEDROOM 88 88 640.84
56,394

40%

2 BEDROOM 132 264 997.37
131,653

60%

UNITS PROVIDED 220 352
188,047

100%

PARKING CANOPIES
37,624

MAIL, RESTROOMS & EQUIPMENT ROOM
784

GARAGES
9,000

TOTAL LOT COVERAGE
235,455

LOT COVERAGE INCLUDING ALL STRUCTURES AND BUILDINGS
235,455 SQ FT/20.66*43,560=           26%

MAXIMUM LOT COVER ALLOWED           60%

PROJECT DATA
YIELD DATA

ZONING STIPS
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I. Introduction 

Pew & Lake, PLC, on behalf of Hancock Communities, is pleased to submit this narrative and 
related exhibits in support of a Rezoning and Site Plan Review Application for residential 
development on the approximately 21.7 gross-acre property at 920 W. Combs Road, which is 
approximately 1,988 feet east of the northeast corner of Meridian Road and Combs Road in 
Queen Creek (APNs 104-53-012E, F, G, H, and J – together the “Property”).  These 
development requests are for The Academy, a professionally managed single-family attached 
and detached gated community with one-story rental homes.  The proposed development 
incorporates lifestyle amenities and a generous landscape and open space plan that will bring 
about a high-quality development to complement and enhance the area.  The site aerial is 
depicted below: 

Figure 1 – Aerial Context 

 

Our request is for Town of Queen Creek approval of the following: 

1. Rezoning from R1-43 to Medium Density Residential (MDR) and Planned Area 
Development (PAD) overlay; and 

2. Site Plan Review 

It is understood that a lot merger will be required subsequent to these requests. 

II. Existing Zoning and General Plan Designations 

As shown in the below Queen Creek General Plan (“General Plan”) Land Use Map (Figure 
2), the Property is designated as Neighborhood in the Queen Creek General Plan.  The 
Property is zoned R1-43.  Figures 3 and 4 below illustrate the existing and proposed zoning. 
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  Figure 2 – Queen Creek General Plan Land Use Map 

 
 

 

Figure 3 – Existing Zoning Map 
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Figure 4 – Proposed Zoning Map 

 

III. Existing Site Conditions and Relationship to Surrounding Properties 

The Property is mostly vacant and utilized for agricultural purposes and has relatively flat 
topography.  A single family residential dwelling is also located onsite.  Abutting the west 
property line are a church and agricultural land.  West of that property are the Olive Mill and 
realigned intersection of Meridian Road, Rittenhouse Road, and Combs Road, which are near 
a lumber yard and Schnepf Farms.  Agricultural property abuts the Property’s north property 
line.  To the east of the Property is the 44-acre American Leadership Academy Ironwood High 
School and elementary campuses.  Combs Road is located to the south, followed by “The 
Parks” single-family community.  Table 1 below summarizes the onsite and surrounding 
land uses and designations.  It notes that the properties to the north and south of the Property 
are located in unincorporated Pinal County. 

Table 1 – Existing and Surrounding Land Use Context 

Direction  Jurisdiction 
General Plan 
Land Use 

Existing Zoning  Existing Use 

Property  Queen Creek  Neighborhood  R1‐43  Single‐Family Residential 

North  Pinal County  Neighborhood  SR (Suburban Ranch)  Agricultural 

East  Queen Creek  Neighborhood  R1‐43 
American Leadership 

Academy, Ironwood High 

South  Pinal County  Neighborhood 
CR‐3 PAD 

(R1‐7 equivalent) 
Single‐Family Residential  

(The Parks) 

West  Queen Creek  Neighborhood 
R1‐18,  
R1‐43 

Church, Agricultural 
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IV. Zoning/Planned Area Development 

The requested MDR zoning with a PAD overlay allows for the development of a project’s 
innovative design that incorporates creativity, flexibility, and consistency with the General 
Plan and Zoning Ordinance.  The Academy is a hybrid housing product that provides 
enhanced benefits to the Town that will help ensure the health, safety, and welfare of the 
future residents. 

Proposed is a single-family attached and detached gated residential luxury rental community 
with approximately 220 units and a density of approximately 10.65 units per net acre.  While 
multi-family by nature because of the multiple dwelling rental units on a single parcel, The 
Academy functions more like a nicely designed, single-family community with attached and 
detached homes.  The housing units have the appearance of small cottages, not tall apartment 
buildings.  The overall development has common open space amenities that benefit all, but 
every individual unit also has a private backyard enclosure.  To ensure the highest quality 
site maintenance, both the private and common open space maintenance will be 
administered by Hancock Communities.  The submitted Preliminary Site Plan and Project 
Density Summary are depicted in Figure 5 and Table 2 below. 

Figure 5 – Preliminary Site Plan 
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Table 2 – Project Density Summary 

Project Area  Acres 

Gross Project Area  21.73  

Public Streets/ROW   1.07 

Non‐Residential Uses (Commercial, 
Schools, Industrial) 

0 

Net Project Area  20.66 

Project Density Calculation 

Total Units  220 

Overall Net Density   10.65 du/acre 

 
This proposed hybrid housing product fills a demanded gap in the market for families who 
are “renters by choice” – those who seek the qualities of a single-family home as well as the 
benefits of a professionally managed community.  Common households this type of project 
seeks to serve are young professionals (single and/or married) and retirees looking to 
downsize to a more manageable lifestyle. 

The Academy seeks to create a sustainable community where neighbors enjoy proximity to 
amenities and a strong sense of community.  The buildings’ orientation and site amenities 
create an environment where community can be built among residents.  The residential units 
are designed in a cluster configuration with units oriented toward a shared and connected 
pedestrian courtyard.  Lifestyle amenities and a vast open space area are centrally located for 
convenient access for all residents.   

1. Site Access and Circulation 

The development’s location along Combs Road allows convenient access to Schnepf Farms 
and Queen Creek Olive Mill to the west, the proposed commercial developments in the area, 
and the Santan Mountains Regional Park to the south.  

The main entrance for The Academy will be located off of Combs Road, which will include a 
portal architectural feature and landscaped median that establish a prominent a sense of 
entry and a statement as to the project’s low-intensity residential character.  The entry “Ts” 
into the central amenity area as a focus point.   A limited, secondary gated access is located 
further west on Combs Road. The Property has a 20-foot access easement along its western 
boundary, which will be preserved, as shown on plans submitted with this request. 

Gated driveways connect to a looped system of private drives that are designed with the 
requisite width and turning radii to comply with Town Code requirements.  Traffic circles 
are provided along the access drives that likewise comply with requirements, while serving 
as traffic calming measures.  

As submitted, the proposed circulation and parking plan will comply with the applicable 
Town requirements.  The proposed parking plan will offer individual parking garages, 
covered spaces, and open public parking, which will address the anticipated parking demand 
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for residents and visitors.  To minimize the impact of the waste disposal containers, 
enclosures will be designed per the Town Code and appropriately located to promote site 
safety and functionality for the collection vehicles. 

2. Open Space and Landscape Design 

As shown on the preliminary site plan, the proposed development will offer a generous 
amount of landscaping, courtyards, amenities, and a connected pedestrian circulation 
system.  Where 20% of common open space is required, approximately 35.8% (net) of  
common open space is provided with various features that create a resort-style living 
environment (see the Open Space Summary in Table 3 below).  In addition, private open 
space will be provided in the backyards of each unit, which exceeds the minimum standards 
for similar uses. 

Table 3 – Open Space Summary 
Net Area: 20.66 acres 

   Required  Proposed  

Total Common Open Space 

%   20%  35.8% 

Acres  4.13  7.39 

Active Open Space  

% of Total  *30%  77.4% 

Acres  1.24  2.94 

*Computed off required open space. 

a. Community Open Space  

The Property will feature a central community amenity, which may include, but is not limited 
to, a pool amenity, large turf lawn, BBQ amenities, lawn  areas, and gathering areas with 
seating and shade trees and structures.  For an enhanced gathering space, the pool area will 
include a prominent shade ramada that is designed with an elongated fire pit, as shown on 
the submitted preliminary architectural exhibits. Secondary onsite open space amenities may 
include landscaping and shading, meandering pathways, and outdoor seating.   

b. Private Open Space 

The private open space areas will make-up approximately 21% of the site area in addition to 
the common open space shown in Table 3 above.  These areas will consist of each housing 
unit’s individual backyard enclosures with minimum 6 feet solid fences.  These backyard 
spaces will enable each owner to enjoy greater privacy, space for pets, and will provide room 
to locate a table, shade umbrella, seating, and other uses.  They will include gates to allow for 
access and maintenance. Site management will retain the right to enter for purposes of site 
maintenance.  For added convenience, the walls enclosing the yards will be designed with 
vinyl sections that can be easily removed and replaced to provide access for any maintenance 
needs.  
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Figure 6 below depicts representative imagery of the community amenities offered in The 
Academy, which will be modified to be consistent with the proposed character. 

Figure 6 – Representative Imagery of Community Amenities  
 

 

 

 

 

 

 

 

 

 

 

 

 

c. Pedestrian Pathways 

The Academy incorporates a variety of pathways unique to this type of housing product that 
will connect the residents to the outdoor environment.  Overall sidewalk design will focus 
connectivity from each semi-private cluster of homes to the common open space amenity 
areas.  The vision is to not connect each cluster together to maintain some level of privacy 
and a sense of security for residents, which has proven to be a desirable feature to residents 
in the applicant’s experience. 

The main open space amenity, however, will be surrounded by pathways, which will create 
a continuous pedestrian network around these centralized gathering spaces.  In addition, an 
outer three-quarter (3/4) mile circuit pathway will be provided that is connected to both the 
individual units and the central amenity areas. Throughout the project, colored/stamped 
pavement material will be provided at pedestrian crossings.  The quantity and locations are 
carefully designed to balance wayfinding, pedestrian safety, and quality design with efficient 
vehicular circulation. 
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d. Landscape Buffers 

The proposed development will comply with these landscape buffer requirements .  As stated 
in the Zoning Ordinance, the purposes for the buffer areas are to “ensure visual separation 
between uses when appropriate, “and “create a transition area” (Section 5.3.C.6.a – 
Landscape Buffer Setbacks and Table 5.3-1).  The Academy’s landscape and open space design 
is intended to preserve the agricultural themes of the area, establish natural buffers and 
transitions between uses, promote multiple modes of travel and active lifestyles, and create 
an aesthetically pleasing natural environment, as follows: 

 Combs Road Landscape Buffer: As shown on the submitted preliminary plans, a 
minimum 50-foot landscape buffer is provided along Combs Road: 30 feet will have 
trees and landscaping that will soften the feel along the Property’s perimeter, and the 
remaining approximately 20 feet will comprise the enclosed backyards of housing 
units along that frontage with minimum 6-foot screening walls.  The proposed plan 
reduces the number of units that back onto Combs Road by integrating open space 
retention areas that extend further into the Property.  Within the perimeter 
landscaping, vegetation will be arranged in orderly rows with patterns that evoke the 
themes of agricultural fields.  Symmetry, layered geometry, and plant selection will 
create a textured quality that will provide shade and flourish in the local climate.   

North Property Line Landscape Buffer:  Along the Property’s north boundary, 10 feet of 
landscaping will be provided on the outside of the proposed development’s perimeter 
wall, which will be maintained by the property owner as would the landscaping along 
Combs Road and throughout the project.  The preliminary plans show enclosed 
backyards that are approximately 20 feet deep, which totals 30 feet of combined 
enclosed and open landscaping.  Notably, the 20-foot rear yards are comparable to 
rear setbacks in R1-5 single-family zoning.   

 West Property Line Landscape Buffer: Along the west property line, the buffer 
requirement is met in the 20-foot access easement along the west boundary that 
includes landscape material on both sides of an access drive that benefits residents to 
the north.  The landscaping will create a buffer along that edge without obstructing 
the easement.  Following that easement and buffer, approximately 15-feet deep rear 
yards of housing units will back-up to the easement and will be enclosed by minimum 
6-foot screening walls.  Notably, the 15-foot rear yards are comparable to rear setbacks 
in R1-4 single-family zoning.   

Trees will be provided in the backyards of each unit to comply with the Town’s tree 
count requirements.  This cross-section of vegetation on the inside and outside of the 
perimeter wall and the total separation will comply with the purposes of the buffer 
requirements by providing a “visual separation” and “transition” to the adjacent 
residential zoning as required under Section 5.3.C.6.a of the Zoning Ordinance.   

 East Property Line Landscape Buffer:  Along the Property’s east boundary, 5 feet of onsite 
landscaping will be provided on the outside of the proposed development’s perimeter 
walls, which will be maintained by the property owner as would the landscaping 
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along Combs Road and throughout the project.  The preliminary plans show enclosed 
backyards that are approximately 15 feet deep, which will be a total of 20 feet of 
combined enclosed and open landscaping, which exceeds the onsite buffer 
requirement. The eastern wall will have additional detailing as requested by Town 
Staff. 

As proposed, the buffer areas will create a high quality “visual separation” and “transition” 
that will increase the compatibility to the adjacent properties. 

3. PAD Development Standards  

The proposed PAD standards for The Academy complies with the Zoning Ordinance’s PAD 
requirements as they relate to MDR zoning, and they help implement the General Plan goals 
and policies.  The Academy PAD will meet or exceed the development standards for MDR 
zoning, except for minor modifications that are tailored to this development and justified by 
the unique design characteristics, site constraints, and features that exceed zoning standards.  
Table 4 below lists the requested modification to development standards, which is shown as 
bold under the “Proposed” column.  

Table 4 –Modified Development Standards  

Zoning Standard  QCZO Required   Proposed  

Distance between multi‐
family buildings (DS.5 
(C)(1)(a)) 

15 feet recommended  10 ft.  

Min. Perimeter Landscape 
Buffers  

 North and west,  
 
 
 

 
 East 

(5.3.C.6.a, Table 5.3‐1) 

 

 North and west: 
(adjacent to Residential use) 
15. ft. onsite 

 
 
 

 East (adjacent to non‐
residential use):  
10 ft. onsite 

 
North: 30 ft. total onsite 

 10 ft. common landscaping 

 20 ft. backyard enclosure* 
  

West: 35 ft. total 

 20 ft. common landscaping 

 15 ft. backyard enclosure* 
 

East: 20 ft. total onsite 

 5 ft. common landscaping 

 15 ft. backyard enclosure* 

*  Note – The depth of backyard enclosures may be adjusted to accommodate 
additional common area open space. 

Justification for Modified Development Standards 

a. Building Separation 

Proposed is a minimum 10-foot building separation, which is an essential element of the 
development’s multi-faceted open space plan and its efficient and cohesive design.  
Individual buildings will be clustered and oriented toward pedestrian and open space open 
space pathways, and they will comply with all applicable building code requirements.  
Between the buildings, sidewalks will be laid out with landscaping, shading, and a pattern 



  

 

 

14    

of shared common area spaces.  Parking shade canopies may be closer than 10 feet per 
building code requirements as they are open accessory structures.  Among other things, this 
modification is justified by the buildings’ smaller scale, reduced impact on the surrounding 
properties, and the generous open space areas that increase the benefits of light, space and 
views to and from the Property. 

b. Landscape Buffer 

The proposed landscape buffers are described in Table 4 and the prior Section IV.2.d 
(pp. 11 - 13) of this narrative comply with zoning requirements for landscape buffers.  They 
are requested to benefit the Town and to increase its ability to enforce these enhanced 
standards through the PAD.  These are also proposed to promote the intents of the General 
Plan regarding landscape buffers and transitions to surrounding uses.   

In complying with buffer requirements, it is common for at least a portion of the landscaping 
in multi-family developments to be located in common landscape areas accessible to any 
resident in the community.  On the other hand, single-family developments frequently allow 
the backyard enclosures of housing units to back-up to the side and rear property lines.  
Given the proposed development is a hybrid between single-family and multi-family uses, 
proposed are 5 feet to 20 feet of common landscaping along the northern, western, and 
eastern boundaries of the Property as provided in the table above.  That would be followed 
by minimum 15 feet to 20 feet of backyard enclosures as shown in the table.  Combined, this 
exceeds the minimum required landscape setbacks by 100%, which reduces the intensity of 
development along the perimeter.  This will mitigate any the impacts on the adjacent 
properties as intended by this Zoning requirement. 

The abutting properties to the north, west, and east will benefit aesthetically from having a 
strip of landscaping on this Property’s boundaries, followed by a screening wall and more 
landscaping.  This exceeds common circumstances in which a perimeter wall is located on 
the side and rear property lines of a single family residential use, and in many cases, multi-
family uses.  To facilitate ease of maintenance, the property owner will be able to access the 
northern landscape buffer through the access easement on the west property line.  And along 
the east property line, no wall or gate will be constructed, thus maintaining open access to 
that proposed landscape strip.  

c. Open Space Amenities Exceed Standards 

The proposed development plan exceeds the open space requirements, which increases the 
quality of the project and provides for consistency with the low-intensity nature of the 
surrounding area.  The hierarchy of public, semi-private, and private open space creates an 
enhanced feeling in the project that will contribute to a more livable environment and 
promote neighborhood stability and quality for the surrounding area more than would a 
project that does not exceed open space requirements.   
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d. Exceeds other standards  

The modified standards are further justified by the instances where the project exceeds 
standards, which is the case in terms of the building height, and building setbacks, and other 
requirements.  The proposed buildings in The Academy do not exceed a height of 1-story, 
which is lower than would typically be expected for a multi-family use.  This will promote 
the enhanced feeling of light and space and a low intensity use, which promotes compatibility 
with the adjacent properties.  

In terms of building setbacks, the required 5 feet side building setback and 10-foot rear 
building setback will be increased by more than 200%.  These substantial increases in building 
setbacks decrease the project’s intensity along the perimeter of the project and form part of 
the justification for the modified standards. 

e. Necessity, Site Constraints  

The modifications described above are requested because the distinct location and design of 
the proposed development provide such that strict application of zoning provisions in 
conventional zoning would not enable the development to offer the quality, cohesive design, 
open space, and creativity needed to promote a vibrant and sustainbable community.  The 
development reponds to the market conditions in a manner that conventional zoning does 
not allow by offering single family living with the lifestyle amenities of a professionally 
managed community.  The development plan is designed on a relatively narrow site that 
abuts an access easement, a major school and church, and an arterial roadway.  These features 
are unique considerations that impose limitations to development on the site. 

f. Similarity to Single Family Uses 

One of the main premises for the proposed development is to develop a highly desired single-
family product in the residential marketplace.  Based on the developer’s extensive experience 
in delivering high-quality rental housing, the proposed housing product has proven 
attractive to residents for many reasons.  For one, the project is set up more like single-family 
homes, which have no units above or below as in the case of traditional apartments, and no 
common walls for the two-bedroom or three-bedroom units (the one-bedroom units being 
twin homes with a common wall on one side only).  This arrangement allows allow more 
natural lighting to enter each unit on three to four sides of the buildings.  The project design 
enhances the comfort of the interior spaces and access to the pedestrian pathways and 
outdoor amenities.  As a result, The Academy establishes a cohesive plan and a desirable, 
resort-like environment that will benefit onsite residents and the surrounding community. 

g. Health, Safety, and Welfare  

The proposed standards are necessary to achieve the benefits to the Town’s health, safety, 
and welfare.  In sum, the proposed development standards are in the best interest of the 
Town to: 

 Provide land use buffers to properties with differing intensities;  
 Integrate connectivity of open space areas into the development plan; 
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 Enable the project to develop the high quality housing concepts expected by the 
market; 

 Establish distinctive design concepts and development themes; and  
 Foster the desired economic benefits for the Town’s nearby Agritainment and 

specialty commercial uses. 

4.  Preliminary Design Themes 

The Academy’s design and character will celebrate the heritage inherent to Queen Creek.  The 
Town’s background is epitomized by a sense of pride in its traditions and values centering 
on its agrarian history, recreational amenities, quality neighborhoods, and family-oriented 
communities.  The proposed character of The Academy will extend this experience to its future 
residents and visitors through a combination of landscaping, colors, textures, and building 
materials consistent with the agricultural history. 

At the site entry, a landscaped boulevard will create a prominent sense of arrival for the 
community with specially designed walls, landscaping, street design, and an entry 
monument.  Color paving such as stamped pavement will be incorporated into the entry from 
Combs Road.  The perimeter wall fronting Combs Road will be aesthetically pleasing with 
appropriately spaced columns and material and color variations in accordance with Town 
standards. Along the Combs Road frontage, the minimum 30-foot perimeter landscape buffer 
and will soften the feel along the street.  Units backing onto the perimeter buffer will be 
protected from roadway effects by the proposed backyard enclosures, integration of open 
space, retention areas, and plant material. 

The community entry monument will be designed to complement the colors, materials and 
architectural style of the proposed development.  Situated at a focal point and terminus of 
the community’s primary entry will provide views toward the community pool and shade 
structure amenity area.  View fencing that frames the deep open space area in the background 
will create an impactful statement when entering the Property.  The design of the buildings 
and landscape plan at the site entry will establish the project’s low-intensity residential 
character and high quality residential design.  

Throughout the development, walls, lighting, and structures will be designed 
comprehensively in accordance with Town standards and the project’s design themes.  They 
will be consistent with both safety requirements and the nature of this low-intensity 
development.  For example, along the main private driveways, specially designed traffic 
circles, site landscaping, and the differentiated orientation of the units creates a more 
single-family residential feel.  The overall design of the project will be pedestrian oriented 
and provide for enhanced visual interest and sensitivity to nearby uses.   

Craftsman and farmhouse architectural themes are incorporated into the proposed buildings, 
which will be designed with sloped gable and hip roofing patterns that improve upon the 
flat roofing systems seen in other projects.  The architecture of The Academy will incorporate 
undulation, wall recesses, and varied wall planes and roof lines appropriate to the scale of 
the buildings.  Elevations will be punctuated with various design materials including natural 
stone, a variety of brick materials, and concrete roof tile.  Details, such as corbels, shudders, 
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columns, dormers, trim, and complementary color schemes will add tasteful variety to the 
project consistent with related developments in the area.   Private patios will transition to the 
outdoor spaces and private backyards for each unit.   

Window trim and detailing will have unifying elements across the elevations. In the 
submitted elevations indicate that the size and design of the windows correspond with the 
functionality of the interior design and floorplans.  They are designed to allow natural 
lighting to enter the interior spaces from multiple directions and accentuate views to the 
outdoors.  The sizing and styles are consistent with single-family dwellings, in contrast to 
typical large-scale multi-family projects with rows of units with fewer exterior walls with 
direct natural lighting. 

Interior spaces will also have high-quality features, such as 10-foot ceilings, granite 
countertops, and a host of new “smart home” technology, including a digital thermostat, 
lighting controls, doorbell with camera, keyless entry, and a security system – all controlled 
by a mobile app.  As designed, the project will be ideal for families and individuals who enjoy 
the outdoors and who seek to be long-term residents in the community.  

The representative imagery in Figure 7 below gives an indication of the vernacular of the 
applicant’s project. 

Figure 7 – Conceptual Architectural Design 
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5. Benefits of the PAD 

The development plan demonstrates compliance with the criteria for the utilization of the 
PAD in the zoning process as established in the Zoning Ordinance by: 

 Introducing a high-quality planned development into the Town that fosters the 
General Plan goals and vision; 

 Designing appropriate buffers and transitions between residential uses; 

 Implementing diversity in residential densities and nonresidential uses that are 
tailored to the fabric of the Town and surrounding properties; 

 Providing layers of landscaping, open space, and amenities that support a 
pedestrian-oriented environment and residential uses; 

 Planning for uses that complement and support the nearby Agritainment uses and 
local economy; 

 Improving the Property in a manner that will sustain the Town’s fiscal objectives, 
including provision of utilities, infrastructure, and institutional services; and 

 Preserving the Town’s heritage through the proposed uses and agricultural 
theming in the project design.  

V. General Plan Compliance 

The proposed development of The Academy supports the vision, goals, and policies of the 
Town of Queen Creek General Plan and the Neighborhood land use designation.  Relating to 
the various General Plan elements, the PAD rezoning request responds to the vision to 
maintain the Town’s unique character by: 

1. Maintaining the Town’s Unique Community Character and neighborhood stability 
through the proposed PAD development standards (Land Use Element, Goal 1): 

 Promoting residential development with generous open space and landscape 
buffers that transition the use from areas of higher intensity and major streets 
to areas of lower intensity (Strategy 1.A, Action 1.A.6). 

 Providing a variety of single-family housing options with carefully planned 
open space amenities and landscaping, which will promote long-term 
occupancy, create stability, and maintain the character of the Town (Strategy 
1.A, Action 1.A.7). 

 Supporting the nearby Agritainment uses within the Town through the 
development of supportive residential uses within the market area and by 
providing efficient circulation system to facilitate multi-modal access (Strategy 
1.A, Action 1.A.2). 

 The proposed single-story building heights, landscape setbacks, and open 
space plan promote additional compatibility with surrounding properties and 
contribute to the low-intensity character of the area (Strategy 1.A, Action 1.A.6). 
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2. Providing a diverse range of quality housing options for current and future residents 
with community amenities in a resort-like environment (Housing Element, Goal 1): 

 Promoting maintenance of high-quality neighborhoods through the 
professional management of the project, which will ensure a healthy, safe, and 
attractive environment (Strategy 1.A, Action 1.A.3). 

 Providing a unique housing option that meet the socioeconomic needs of 
Queen Creek’s residents and employees in response to planned growth in the 
Town (Strategy 1.C). 

3. Facilitating expansion of active open space and recreational opportunities for Queen 
Creek residents (Recreation, Parks, and Open Space Element, Goal 4): 

 Providing for the private open space amenities to reduce the Town’s burden of 
park management and operations (Strategy 4.A, Action 4.A.3) 

4. Coordinating and providing additional and needed infrastructure (i.e., water, sewer, 
streets) to accommodate anticipated growth in this area of the Town; developing on a 
property within the Town limits and within close proximity to services with adequate 
capacity to serve the proposed use. 

VI. Public Utilities and Services 

1. Utilities 

Utilities will be provided as listed below.  The applicant is continuing to analyze the available 
services and connections, but its preliminary assessment reveals there will be adequate 
capacity to service the proposed uses in The Academy.  

 Water:  Town of Queen Creek 
 Sewer:  Town of Queen Creek 
 Electric:  Salt River Project 
 Gas:  Southwest Gas 
 Telecommunications:  Cox Communications; CenturyLink 
 Police:  Maricopa County Sheriff 
 Fire:  Town of Queen Creek 
 School:  Queen Creek Unified School District 

2. Water 

Details regarding the water design and capacity are discussed further in the Preliminary 
Water Report submitted with the rezoning request.  Potable water service is to be provided 
by the Town of Queen Creek.  Two connections are proposed at the existing 12-inch 
waterlines in Combs Road, and the onsite system will utilize 4-inch domestic and 6-inch fire 
lines.  Regarding capacity, the existing and planned water facilities will be designed are 
adequate to service The Academy community. 

All Town of Queen Creek design standards will be met.  The project will be required by the 
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Town of Queen Creek to enroll as a member of the Central Arizona Groundwater 
Replenishment District (CAGRD) program with the Arizona Department of Water Services 
(ADWR) and will obtain an ADWR Certificate of Assured Water Supply. 

The calculations of water flows and pipe sizing will be completed during final design and 
will be based on system design criteria in the Water System Master Plan Update 2017.   

3. Wastewater 

Information regarding the wastewater demand and capacity are discussed in the Preliminary 
Wastewater Report submitted with the rezoning request.  The Academy is currently within the 
Town of Queen Creek Sewer Service Area, and it has adequate capacity to handle peak 
demand for the proposed development.   

The proposed system will tie-into the existing stub off of the 12-inch main in Combs Road, 
and according to preliminary plans, main lines for the development will be a minimum of 8 
inches.  All internal lines will be sized by taking into consideration prospective flows, 
minimum pipe sizes, and slopes, which will be determined during the final design.  The 
design of the wastewater facilities will comply with Town standards.   

4. Drainage 

Proposed Drainage for the project will comply with the Town of Queen Creek standards for 
onsite and offsite drainage and retention.  According to the submitted drainage report and 
grading and drainage plan, the Property has unremarkable topography and generally slopes 
to the southwest.  It falls within FEMA Zone “X” Shaded per the Maricopa County, Arizona 
and Unincorporated Areas Flood Insurance Rate Map 040132  (FIRM).  

Regarding offsite conditions, offsite flows are not anticipated to impact the Property.  Along 
Combs Road, curb and gutter, along with inlet structures, will be installed to convey the half-
street runoff along the Property’s frontage into onsite retention basins. 

Onsite surface retention basins will retain runoff generated onsite from a 100‐year, 2‐hour 
storm event, as well as from any proposed offsite improvements. Given the proposed 
development is single‐owner, retention areas will be professionally maintained by a single‐
owner entity. 

5. Other Services  

Fire protection and emergency medical services are located within a 3-5 minute drive of The 
Academy.  Fire Station #5 is located approximately ¼ mile east of The Academy at 980 W. 
Combs Rd.  Moreover, the Banner Ironwood Hospital is located approximately 1.3 miles east 
of The Academy, at 37000 N. Gantzel Road south of Combs Road. 

The developer with work with Queen Creek Unified School District to ensure that adequate 
educational facilities are provided for the community. It is noted that a variety of school 
options for children of all ages are located within close proximity to the project.  Additionally, 
improvement of the Property as planned will greatly increase the annual property 
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assessments of the Property in a manner that will contribute to the long-term sustainability 
of local schools. 

Queen Creek has contracted with the Maricopa County Sheriff’s Office (MCSO) to provide 
for the orderly, smooth, and efficient operation of public safety in Queen Creek.  The Property 
is within 4.5 miles of MCSO’s District 6 office, located at 20727 E. Civic Pkwy.  According to 
the Strategic Plan (2016-2021), District 6 has approximately 28 deputies, 8 sergeants, 1 
lieutenant, and at least 12 other staff.  Local plans and reports indicate there are adequate 
resources to service the Town’s projected needs. 

VII. Public Participation 

A neighborhood meeting has been held for this proposal in accordance with the Town of 
Queen Creek’s neighborhood meeting requirements.  This afforded an opportunity for 
nearby property owners to learn about the preliminary development concepts and discuss 
comments with the applicant for the project.  A copy of the neighborhood meeting summary 
is included with this submittal. The property owners at the meeting were generally 
supportive of The Academy and provided constructed comments, which are outlined in the 
summary of the neighborhood meeting submitted to the Town. The applicant will welcome 
additional feedback from the community as the development process advances. 

VIII. Conclusion  

The Academy development team intends to meet or exceed community standards while 
addressing current market trends desired by homebuyers and consistent with market 
demands.  The development plan offers exceptional neighborhood design with distinct 
landscaping and amenities.  The proposed development contribute to a balanced and viable 
land use solution that will enable creative and enhanced level of housing development and a 
reasonable level of housing diversity within the Town.  The Academy PAD will ensure 
compatibility with surrounding land use patterns and built form, while also implementing the 
overall vision and purposes of the General Plan and Zoning Ordinance.  
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