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Requesting Department: 
 
Development Services  

 
 

 
TO: Planning and Zoning Commission 
 
THRU:  Brett Burningham, Development Services Director 
 
FROM: Erik Swanson, Planning Administrator 
 Steven Ester, Planner II 

 
RE: Public Hearing and Possible Action on P21-0095 and P21-0096 Circle 

K at Riggs and Rittenhouse Conditional Use Permit and Site Plan, a 
request from Jodi Hammill (Land Development Consultants LLC) for a 
Conditional Use Permit (CUP) for fuel sales and Site Plan approval on 
approximately 2.04 acres located at the northwest corner of Riggs and 
Rittenhouse roads. 

 
 DATE: August 11, 2021 
 

STAFF RECOMMENDATION 
 
Staff recommends approval of P21-0095 and P20-0096 Circle K at Riggs and Rittenhouse 
Conditional Use Permit and Site Plan, subject to the Conditions of Approval outlined in 
this report. 
 

PROPOSED MOTION 
 
Move to recommend approval of P21-0095 and P20-0096 Circle K at Riggs and 
Rittenhouse Conditional Use Permit and Site Plan, subject to the Conditions of Approval 
outlined in this report. 
 

RELEVANT COUNCIL GOALS 
  

 Secure Future 
 

 Effective Government   
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SUMMARY 
 
This proposal consists of a request from Jodi Hammill (Land Development Consultants 
LLC) for a Conditional Use Permit (CUP) for fuel sales and Site Plan approval on 
approximately 2.04 acres located at the northwest corner of Riggs and Rittenhouse roads. 
 

HISTORY 
 
May 20, 2020:  The Town Council approved Ordinance 727-20, P19-0218 Schnepf 

Farms Annexation and Ordinance 728-20, P19-0032 Schnepf Farms 
Agritainment Rezoning, incorporating the property from Maricopa 
County and designating the zoning districts as AT/PAD 
(Agritainment) and C-2 (General Commercial). 

 
PROJECT INFORMATION 

 
Project Name: Circle K at Riggs and Rittenhouse 
Site Location: NWC of Riggs and Rittenhouse roads 
Current Zoning: C-2 (General Commercial District) 
General Plan Designation: Special District 1: Agritainment 
Surrounding Zoning:  

North C-2 – Vacant Land 
EMP-A – Alliance Lumber 

South 
Riggs Road 
C-2 – Vacant Land 
R1-5/PAD - Harvest Queen Creek  

East Rittenhouse Road 
C-2 – Cell Tower Site 

West C-2 – Vacant Land 
Net Acreage: 2.04 acres 

Open Space Acreage: Required – 15% (13,296 SF) 
Provided – 42% (37,404 SF) 

Building Height: 30’-2” max 

Building Area: Convenience Store – 5,200 SF 
Fuel Canopy – 5,280 SF 

Lot Coverage: 11.8% 

Parking: Required – 31 spaces 
Provided – 36 spaces 

 
DISCUSSION 

 
The proposed project is a Circle K convenience store with a Conditional Use Permit (CUP) 
for fuel sales and Site Plan approval on approximately 2.04 acres located at the northwest 
corner of Riggs and Rittenhouse roads. This site is the first portion to be split from an 
overall 18 acre parcel that was zoned C-2 with the Schnepf Farms Agritainment PAD 
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originally approved by the Town Council in May of 2020. In general, a variety of 
commercial uses are permitted under the Agritainment concept with a specific emphasis 
on agrarian-styled site components including the building architecture and landscaping. 
The intent of the aesthetic for commercial uses both under Agritainment and the South 
Specific Area Plan (SSAP) is to incorporate a farm-related spirit and heritage, while still 
promoting modern and functional commercial development that helps activate these 
unique areas. 
 
In terms of surrounding zoning, the project site is bound on its north and west sides by C-
2 zoned property that is a part of the Schnepf Farms Agritainment PAD. Directly south 
across Riggs Road, the future Harvest Commercial corner is zoned C-2 and the adjacent, 
residential Harvest Queen Creek subdivision is zoned R1-5/PAD. To the east of the site, 
Rittenhouse Road bounds the project with a small, triangular parcel zoned C-2 currently 
used for a cell tower site. 
 
The site’s overall design consists of a 5,200 SF convenience store with an associated 
5,280 SF fueling canopy to accommodate eight (8) fueling pumps. Access is provided 
from a total of three (3) points: A direct entrance off Riggs Road, a shared full-access 
driveway further west off Riggs Road, and another shared access drive off Rittenhouse 
Road. With the future, surrounding commercial uses, the shared access drives will 
eventually tie into serve the neighboring sites for connectivity. The hours of operation will 
be 24 hours a day, 7 days a week. Architecturally, the style and theme of the building 
focus heavily on farm-related elements to align with the agrarian concept of Agritainment, 
incorporating a blend of standing seam metal roof and paneling, decorative farm door 
accenting, faux dormers, open wood trussing, and brick veneer. The intent is to capture 
the spirit of the farm activity that characterizes Schnepf Farms, while still allowing the 
modern functionality of the facilities needed for operation. All rooftop mechanical 
equipment is fully screened from view. The applicant is further adjusting the rooflines of 
the side and rear elevations to appear more architecturally integrated with the rest of the 
structure prior to final approval. A condition has been added requiring further design 
refinement. 
 
For landscaping, there are thirty (30’) foot wide buffers provided along the arterial Riggs 
and Rittenhouse road frontages that include a mixture of Red Push Pistache, Chinese 
Elm, and Live Oak trees typical of other developments within the South Specific Area 
Plan. Around the north and west edges, an approximately five (5’) foot strip of landscaping 
is provided, as there is no specific buffering requirement between adjacent commercial-
zoned uses. A variety of shrubs and groundcovers are proposed throughout the balance 
of the site internally, in addition to several planter boxes that will be designed into the 
front of the parking stall areas at the front of the store. Screen walls are placed around 
the parking and gas pump areas to shield vehicle headlights, and they include a three-
material design consisting of a concrete cap, integral colored splitface CMU, and painted 
smoothface CMU. 
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ANALYSIS 
 
Conditional Use Permit (CUP) Review: 
The proposed gasoline station is considered “In-Vehicle Service Facilities” according to 
Article 6.10 of the Zoning Ordinance. All “In-Vehicle Service Facilities” are subject to a 
Conditional Use Permit review procedure. 
 
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 insure 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 approval criteria for evaluating 
a proposed Conditional Use (as outlined in Article 3.5 of the Zoning Ordinance) as 
provided below: 
 
1. The proposed conditional use shall be in compliance with all regulations of the 

applicable zoning district, the provisions of Article 4 and Article 5 of this Ordinance, 
and any applicable performance standards as set forth in Article 6 of this Ordinance. 
 
Response: The proposed use will be in compliance with the General Commercial 
zoning district, and will advance the goals and objectives of the PAD land use for the 
Agritainment Special District. This project will service the community with desired 
goods and services, and is ideally suited to provide a transitional element at the 
intersection of two arterial roadways. The proposed use complies with all applicable 
provisions of Articles 5 and 6 per the Site Improvements as described in the Project 
Development Details of the narrative. 

 
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 the buildings or 
structures and the type and extent of landscaping and screening on the site. 
 
Response: The architectural design of the convenience store and fuel canopy will 
be unique, reflecting the nature of the special Agritainment district. The building 
materials will include masonry construction, open truss wood frames, and standing 
seam metal roof. The store’s front will face south towards Riggs Road. The store will 
be one-story with a height of 24 feet, and a proposed cupola will reach approximately 
30 feet. The fuel canopy will be in front of or south of the convenience store, also 
facing Riggs Road. The bottom of the canopy fascia will be 17.5 feet high, and the 
maximum height of the standing seam metal roof will reach 28.5 feet in height. Site 
screening walls will be provided along both frontages of Riggs Road and Rittenhouse 
Road. The screen walls will be 3-feet high in order to adequately screen the 
undercarriages of vehicles while at the fuel pumps or parked in the parking area. The 
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wall will be constructed with a masonry type finish. A 6-foot high screen wall will be 
provided around the trash dumpster storage area, and will be constructed with 
masonry block walls and painted to complement the colors of the convenience store. 
Abundant landscaping will be provided throughout the site, along the interior 
perimeter as well as on both street frontages of the project. Plant materials will 
consist of trees and shrubs that are low or moderate water users. 
 

3. Adequate utilities, access roads, drainage, fire protection, and other necessary 
facilities shall be provided. 
 
Response: Water and sewer service lines are existing and will be utilized for service 
to this parcel. As a part of this project, water extension lines will be stubbed out to 
the adjacent parcels to prevent future additional road cuts. Electric facilities by SRP 
and communication by Cox are provided in the adjacent right-of-way for this project. 
Riggs Road and Rittenhouse Road have been fully developed adjacent to this 
project. A new traffic signal has been installed at the intersection. On site fire 
protection for the project will be provided with fire sprinklers in both the convenience 
store and under the fuel canopy. A new onsite fire hydrant will be provided at the 
northeast corner of the project, and a new fire line extension will be provided to the 
north for future development. 
 

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. 

 
Response: The project will have three driveways to provide adequate access and 
circulation. One 40-foot-wide driveway will be established on Rittenhouse Road as a 
shared access driveway, to be shared with the future development to the north. This 
will be a right-in, right-out driveway. Two 35-foot-wide driveways will be provided 
along Riggs Road. The eastern driveway with direct access to the site will be a right-
in, right-out restricted driveway to minimize traffic hazards, and a right turn lane will 
be provided. The western driveway will be a shared access driveway with future 
developments to the west and will offer a full access driveway. 
 

5. The proposed use shall not be noxious or offensive by reason of vibration, noise, 
odor, dust, smoke, or gas. 

Response: The project will not create dust, smoke, gas, fugitive light, glare, noise, 
offensive smells nor impact traffic on residential or commercial neighbors of more 
than ambient conditions and those that exist with the current use. The fueling facility 
is designed with state-of-the-art containment and vapor recovery systems to ensure 
protection of the environment. Through the use of landscaping and building design, 
we believe that the proposed development mitigates any adverse impacts on the 
natural environment. 

 



 P21-0095 and P21-0096 Circle K at Riggs and Rittenhouse Conditional Use Permit and Site Plan 
August 11, 2021 Planning and Zoning Commission Staff Report 

Page 6 of 9 

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. 

 
Response: The proposed use will bring new, enhanced consumer products and 
services to the area and surrounding communities and is not detrimental to the 
properties in the immediate vicinity, nor will it impair property values within the 
neighborhood. 

 
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. 

 
Response: The project will provide the initial development of the Agritainment 
special district, setting the framework for future improvements to come. The products 
and services provided by the project will be supportive of all existing and future uses 
in the vicinity, and will enhance the orderly development of the district. 

 
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. 

Response: Circle K Stores Inc. prides itself on safe operation of high-quality 
convenience stores and gas stations in the Town of Queen Creek, and looks forward 
to opening a new, modern store on the northwest corner of Riggs Road and 
Rittenhouse Road. The project will bring new, enhanced consumer products and 
services to the area, and is not detrimental to the public’s health, 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. 

 
       Response: The developer for the Agritainment development has foreseen the need 

for the offerings of a convenience store/gas station, as similar services are not 
provided at this highly travelled intersection. The neighborhood outreach has not 
identified any individual interests that claim to be adversely affected by the proposed 
use. 
 

General Plan Review: The current General Plan designation for this property is Special 
District 1: Agritainment. The Agritainment category was created to celebrate the 
agricultural character of the Town and conserve those assets that contribute to the Town’s 
unique agrarian history. This designation also helps to further codify the Town’s SSAP, 
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which highlights Schnepf Farms as one of three properties under the Agritainment land 
use category. The current site plan request is in compliance with the 2018 General Plan, 
and aligns with the land uses envisioned for this acreage of Schnepf Farms as part of the 
Special District 1: Agritainment designation. 
 
Zoning Review: The current zoning designation of the property is C-2 (General 
Commercial) established under the overall Schnepf Farms PAD. The applicant is 
requesting a Conditional Use Permit to allow fuel sales, as set forth within the Town of 
Queen Creek Zoning Ordinance. Furthermore, this C-2 zoning district is consistent with 
the Agritainment architectural style outlined in the Schnepf Farms PAD, and complies 
with the provisions of the Zoning Ordinance, South Specific Area Plan (SSAP), and 
Ordinance 728-20. 
 
Adequate Public Facilities: In accordance with Article 5.1 (Adequate Public Facilities) 
provision of the Zoning Ordinance, the subject property is within the Town’s water and 
wastewater service areas. 
 
Engineering, Utilities and Transportation Review:  The project has been reviewed by 
the Engineering, Utilities and Transportation departments. Conditions of Approval have 
been added to address any applicable development requirements for this project. 
 
Landscape / Open Space Review: In the C-2 zoning district, a total of 15% (13,296 SF 
/ 0.31 acres) open space is required. A total of 42% (37,404 SF / 0.86 acres) is proposed. 
It is important to note that additional landscaping will be provided along the entire 
Rittenhouse Road frontage beyond the Circle K site to complete the parent parcel’s 
overall improvements along the arterial roadway. 
 
Signage: The applicant has indicated that future monuments in the spirit of Schnepf 
Farm’s Agritainment theme will be brought forth for Staff to review accordingly. All signage 
shall be approved under separate permitting. 
 

PUBLIC PARTICIPATION 
 
With the outbreak of COVID-19, in-person Neighborhood Meetings were temporarily 
suspended. Input from the surrounding community is important to the overall public 
hearing process, and the Town recognizes the vital importance that public comment 
provides. As such, the applicant sent a Neighborhood Meeting notification letter to all 
property owners within the required 900-foot notification buffer, along with specific details 
of the case. Neighborhood Meeting signs were posted on the site with information 
pertaining to the proposed application, including contact information for the applicant and 
Town representative with a link to Town’s Planning website for more details on the 
request. The virtual Neighborhood Meeting was held on June 17th, 2021. One (1) resident 
participated in the meeting with no opposition, but asked general questions related to the 
following: 
 

• Why was this site’s location chosen when there are other gas stations nearby? 
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• Would a traffic signal be needed at the entrances? 
 
After discussing the resident’s questions, the applicant concluded the virtual meeting and 
thanked the resident for his participation. A Neighborhood Meeting summary is included 
as an attachment for reference.  
 
Following the neighborhood meeting, Staff received one (1) phone call from a resident in 
opposition to the proposal, citing concern over its location and potential effects to the 
Harvest Queen Creek subdivision slightly southwest of the project site. Two (2) additional 
emails were also received in opposition to the project with similar concerns. Staff will 
continue to update the attached public comment record as necessary. 
 

CONDITIONS OF APPROVAL 
 
1. This project shall be developed in accordance with the plans attached to cases P21-

0095 and P21-0096, as outlined in the staff memo, and all the provisions of the Zoning 
Ordinance applicable to this case. 
 

2. This project shall be developed in accordance with all Conditions of Approval outlined 
in Ordinance 728-20, P19-0032 Schnepf Farms Agritainment Rezoning. 
 

3. 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 colors of the buildings or to blend in with adjacent 
landscaping. 
 

4. All signage shall be reviewed and approved under separate permitting. 
 

5. Landscaping shall be provided along the entire frontage of Rittenhouse Road, as part 
of the review and approval of final construction drawings. 
 

6. Building elevations reflecting the updated roof design shall be provided prior to any 
final approval by the Town Council. 
 

7. Any gasoline tank vent piping shall be screened from arterial streets and public view. 
 

8. For any 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. The assurance amount shall 
be determined by an engineer’s estimate during the Construction Document review 
phase.  Construction assurance shall be deposited with the Town prior any permits 
being issued. 
 

9. Both the access onto Rittenhouse Road and the easternmost access onto Riggs Road 
shall be limited to right-in, right-out only. 
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ATTACHMENTS 
 
1. Aerial Exhibit 
2. General Plan Exhibit  
3. Current Zoning Map Exhibit 
4. Project Narrative 
5. Site Plan  
6. Landscape Plan 
7. Building Elevations 
8. Neighborhood Meeting Summary 
9. Public Comments 
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Purpose of Request 
 
The purpose of this request is to present a Site Plan Review and request a Conditional Use Permit to allow 
fuels sales in relation to the development of this property. 
 
The property, which is the subject of this application for Site Plan Review and Conditional Use Permit is 
located at the northwest corner of Riggs Rd and Rittenhouse Rd as shown in the aerial photo below and 
more specifically identified as the southeast portion of APN #304-94-980B. The site will be more 
specifically described with a legal description upon recordation of the associated Lot Split application. The 
property is agricultural land and is zoned C-2, General Commercial and is identified in the General Plan 
Special District 1: Agritainment. 
 

 
 

Project Description 
 
The proposed Circle K project will include the construction of a new 5,200 square-foot convenience store 
and 5,280 square-foot fuel canopy with 8 fuel-dispensing pumps. The parking lot contains ample room for 
customer parking and vehicle maneuvering and the development will be well landscaped.  Access to the 
Circle K store will be provided via a driveway on Riggs Road, a shared full-access driveway further west 
on Riggs Road, and a shared access drive on Rittenhouse Road. The proposed Circle K facility will be 
operated 24 hours a day, 7 days a week. 
 
The architectural design of the convenience store and fuel canopy will be unique, reflecting the nature of 
the special Agritainment district.  The building materials will include masonry construction, open truss 
wood frames, and standing seam metal roof. This project will provide desirable goods and services to this 
area as it continues to develop and grow. 
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Existing Site Conditions and Relationship to Surrounding Properties 
 
The existing property is approximately 6 acres of vacant, agricultural land.  Rittenhouse Road was recently 
improved to provide alternate access to Riggs Road and south to new commercial and residential 
developments along Gary Road.  Riggs Road has been recently improved as an arterial road.  North of the 
property is a lumber yard/distribution center, and north of that is Schnepf Farms.  To the east is electric 
facilities and cell phone tower facilities, and beyond that is the Union Pacific Railroad property.  Vacant 
land to the south is proposed as a residential development, and the land to the west is agricultural use. 
 
The table below summarizes  
 

Direction Zoning General Plan Land Use Existing Use 
Project Site C-2 Agritainment Vacant, Agriculture 

North Emp A Agritainment Lumber Yard 
East Emp A Agritainment Comm Equipment/Utilities 

South R1-5 Neighborhood Vacant/Developing 
Residential 

West R1-18 Agritainment Agricultural 
 
Proposed Development Details 
 
Accessibility:  

• The project will have three driveways to provide adequate access and circulation. 
o One driveway will be established on Rittenhouse Road as a shared access driveway, to be shared 

with the future development to the north.  This will be a right-in, right-out driveway. 
o Two driveways will be provided along Riggs Road.  The eastern driveway with direct access to 

the site will be a right-in, right-out driveway.  The western driveway will be a shared access 
driveway with future developments to the west and will offer a full access driveway. 

o A pedestrian pathway will be a striped ADA pathway from the store front sidewalk to the public 
sidewalk on Rittenhouse Road.  This is the shortest distance to directly access a public walkway, 
and only crosses one driveway. 

 
Parking and Circulation: 

• This project will provide 36 on-site parking spaces adjacent to the convenience store.  This number 
of parking spaces includes 2 Accessible spaces, and exceeds the minimum requirement of 31 parking 
spaces.  All spaces shall be 10’x20’, and Accessible spaces shall be 16’x20’. 
o Two loading spaces will be provided for vendor parking in the rear of the store, in the space in 

front of the trash dumpster enclosure. 
• The fuel station servicing points shall be spaced 28-feet apart, and ample circulation around the fuel 

canopy will be provided. 
 
Site Lighting: 

• This project will be well lit for safety and security purposes.  All light fixtures will be installed to 
only provide site lighting as needed, and shielding will be installed as needed to minimize light 
pollution outside of the project site. 
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o Site lighting will be located in strategic locations through and along the perimeter of the project 
to provide sufficient illumination while not impacting any of the adjoining properties.   

o The exterior of the convenience store will have wall-mounted LED light fixtures at each 
entrance, plus the store front will be illuminated by several recessed lighting fixtures to provide 
downlighting at the store’s main entrance.   

o The area under the fuel canopy will be well lit with flush-mounted LED soffit fixtures.  These 
light fixtures have a slim, low-profile design and are specifically designed for downlighting 
under fuel canopies. 

 
Conformance to the character of the neighborhood, within the same zoning district: 

• The architectural design of the convenience store and fuel canopy will be unique, reflecting the 
nature of the special Agritainment district.  The building materials will include masonry 
construction, open truss wood frames, and standing seam metal roof.  
o The convenience store front will face south towards Riggs Road.  The store will be one-story 

with a height of 24 feet, and a proposed cupola will reach approximately 30 feet. 
o The fuel canopy will be in front of or south of the convenience store, also facing Riggs Road.  

The bottom of the canopy fascia will be 17.5 feet high, and the maximum height of the standing 
seam metal roof will reach 28.5 feet in height. 

• Site Screening and Landscaping: 
o Site screening walls will be provided along both frontages of Riggs Road and Rittenhouse Road. 

The screen walls will be 3-feet high in order to adequately screen the undercarriages of vehicles 
while at the fuel pumps or parked in the parking area. The wall will be constructed with a 
masonry type finish.  A 6-foot high screen wall will be provided around the trash dumpster 
storage area, and will be constructed with masonry block walls and painted to complement the 
colors of the convenience store 

o Abundant landscaping will be provided throughout the site, along the interior perimeter as well 
as on both street frontages of the project.  Plant materials will consist of trees and shrubs that 
are low or moderate water users. 

• The Circle K branded signs for the store and fuel canopy will be constructed under a separate permit, 
but details are provided in this application for reference. 
o There will be a 11-foot high monument sign on each street frontage.  Materials and colors will 

be compatible with the architectural elements of the store and fuel canopy. 
o One Circle K sign will be centered on the fuel canopy, and one Circle K sign will be on the front 

of the store, with a smaller Circle K emblem on the east side of the store. 
• The owner of the property, Cloud Ranches, will be providing the plans for a monument on the parcel 

southeast corner.  This monument will demonstrate the agricultural heritage of the region and may 
include a tractor or other farming equipment, and will be constructed under separate permit.  

 
Adequate Facilities and Utilities: 

• Riggs Road and Rittenhouse Road have been fully developed adjacent to this project.  A new traffic 
signal has been installed at the intersection. 

• Water and sewer service lines are existing and will be utilized for service to this parcel. 
o As a part of this project, water extension lines will be stubbed out to the adjacent parcels to 

prevent future additional road cuts. 
• Electric facilities by SRP and communication by Cox are provided in the adjacent right-of-way for 

this project. 
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Safety/Security 
• This project is designed to provide adequate circulation with wide drives, enabling safe vehicle 

movement in and around the fueling pumps, as well as safe backing of parked vehicles. 
o The driveways have adequate depth for incoming vehicles to move to parking or a fueling station 

and not block or stack up at the entrance driveways. 
• Ample parking is provided for frequent arrivals and departures to operate in a routine manner. 
• This store will be open 24 hours a day, 7 days a week with a minimum of three employees onsite at 

all hours. 
• Outdoor lighting will be provided to adequately light the project for safety and security, and will be 

properly shielded to prevent light trespassing beyond the property boundaries.  
 
Suitability to Adjacent Development 

• The proposed use as a convenience store with gas station will support the needs of this growing 
community.   

• As this well-traveled intersection is not currently serviced by similar facilities, Circle K will bring 
desirable goods and services to the existing commercial uses and proposed residential developments 
as well as the other travelling public. 

 
Conditional Use Criteria 
 
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.  

• The proposed use will be in compliance with the General Commercial zoning district, and will 
advance the goals and objectives of the PAD land use for the Agritainment special district.  This 
project will service the community with desired goods and services and is ideally suited to provide 
a transitional element at the intersection of two arterial roadways. 

 C-2/PAD Requirement Circle K Provided 
Min Lot Width 50’ / --  
Min Lot Depth 100’ / --  
Max Lot Coverage 60% / 60%  
Max Bldg Height 48’ / 110’  
Min Front Yard Setback 0’ / 0’  
Min Side Yar Setback 0’ / 0’  
Min Rear Yar Setback 15’ / 0’  
Min Open Space Req’d 15% / 15%  
Perim Landscape Buffer -- / 15’  

 
• The proposed use complies with all provisions of Article 5 per the Site Improvements as described 

in the Project Development Details section above. 
• Performance standards outlined in Article 6 do not apply to this proposed use. 

 
2.  The proposed Conditional Use shall conform to the character of the neighborhood, within the same 
zoning district, in which it is located in.  Consideration shall be given to the location, type and height of 
building or structures and the type and extent of landscaping and screening on the site. 
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• The architectural design of the convenience store and fuel canopy will be unique, reflecting the 
nature of the special Agritainment district.  The building materials will include masonry 
construction, open truss wood frames, and standing seam metal roof.  
o The convenience store front will face south towards Riggs Road.  The store will be one-story 

with a height of 24 feet, and a proposed cupola will reach approximately 30 feet. 
o The fuel canopy will be in front of or south of the convenience store, also facing Riggs Road.  

The bottom of the canopy fascia will be 17.5 feet high, and the maximum height of the standing 
seam metal roof will reach 28.5 feet in height. 

• Site Screening and Landscaping: 
o Site screening walls will be provided along both frontages of Riggs Road and Rittenhouse Road. 

The screen walls will be 3-feet high in order to adequately screen the undercarriages of vehicles 
while at the fuel pumps or parked in the parking area. The wall will be constructed with a 
masonry type finish.  A 6-foot high screen wall will be provided around the trash dumpster 
storage area, and will be constructed with masonry block walls and painted to complement the 
colors of the convenience store 

o Abundant landscaping will be provided throughout the site, along the interior perimeter as well 
as on both street frontages of the project.  Plant materials will consist of trees and shrubs that 
are low or moderate water users. 

• The Circle K branded signs for the store and fuel canopy will be constructed under a separate permit, 
but details are provided in this application for reference. 
o There will be a 11-foot high monument sign on each street frontage.  Materials and colors will 

be compatible with the architectural elements of the store and fuel canopy. 
o One Circle K sign will be centered on the fuel canopy, and one Circle K sign will be on the front 

of the store, with a smaller Circle K emblem on the east side of the store. 
• The owner of the property, Cloud Ranches, will be providing the plans for a monument on the parcel 

southeast corner.  This monument will demonstrate the agricultural heritage of the region and may 
include a tractor or other farming equipment, and will be constructed under separate permit.  

 
3.  Adequate utilities, access roads, drainage, fire protection, and other necessary facilities shall be 
provided. 

• Water and sewer service lines are existing and will be utilized for service to this parcel. 
o As a part of this project, water extension lines will be stubbed out to the adjacent parcels to 

prevent future additional road cuts. 
• Electric facilities by SRP and communication by Cox are provided in the adjacent right-of-way for 

this project. 
• Riggs Road and Rittenhouse Road have been fully developed adjacent to this project.  A new traffic 

signal has been installed at the intersection. 
• The project will have three driveways to provide adequate access and circulation. 

o One driveway will be established on Rittenhouse Road as a shared access driveway, to be shared 
with the future development to the north.  This will be a right-in, right-out driveway. 

o Two driveways will be provided along Riggs Road.  The eastern driveway with direct access to 
the site will be a right-in, right-out driveway.  The western driveway will be a shared access 
driveway with future developments to the west and will offer a full access driveway. 

o A pedestrian pathway will be a striped ADA pathway from the store front sidewalk to the public 
sidewalk on Rittenhouse Road.  This is the shortest distance to directly access a public walkway, 
and only crosses one driveway. 
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• On site fire protection for the project will be provided with fire sprinklers in both the convenience 
store and under the fuel canopy.  A new onsite fire hydrant will be provided at the northeast corner 
of the project, and a new fireline extension will be provided to the north for future development. 

 
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. 

• The project will have three driveways to provide adequate access and circulation. 
o One 40-foot-wide driveway will be established on Rittenhouse Road as a shared access 

driveway, to be shared with the future development to the north.  This will be a right-in, right-
out driveway. 

o Two 35-foot-wide driveways will be provided along Riggs Road.  The eastern driveway with 
direct access to the site will be a right-in, right-out restricted driveway to minimize traffic 
hazards, and a right turn lane will be provided.  The western driveway will be a shared access 
driveway with future developments to the west and will offer a full access driveway.  A  

 
5.  The proposed use shall not be noxious or offensive by reason of vibration, noise, odor, dust, smoke or 
gas. 

• The project will not create dust, smoke, gas, fugitive light, glare, noise, offensive smells nor impact 
traffic on residential or commercial neighbors of more than ambient conditions and those that exist 
with the current use. 

• The fueling facility is designed with state-of-the-art containment and vapor recovery systems to 
ensure protection of the environment. Through the use of landscaping and building design, we 
believe that the proposed development mitigates any adverse impacts on the natural environment. 

 
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. 

• The proposed use will bring new, enhanced consumer products and services to the area and 
surrounding communities and is not detrimental to the properties in the immediate vicinity, nor will 
it impair property values withing the neighborhood. 

 
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. 

• The project will provide the initial development of the Agritainment special district, setting the 
framework for future improvements to come.  The products and services provided by the project 
will be supportive of all existing and future uses in the vicinity and will enhance the orderly 
development of the district. 

 
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. 

• Circle K Stores Inc. prides itself on safe operation of high-quality convenience stores and gas 
stations in the Town of Queen Creek and looks forward to opening a new, modern store on the 
northwest corner of Riggs Road and Rittenhouse Road. 

• The project will bring new, enhanced consumer products and services to the area and surrounding 
communities and is not detrimental to the public health, safety, morals, comfort or general welfare. 
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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. 

• The developer for the Agritainment development has foreseen the need for the offerings of a 
convenience store/gas station as similar services are not provided at this highly travelled 
intersection. 

• The neighborhood outreach has not identified any individual interests that claim to be adversely 
affected by the proposed use. 

 
Summary 

The proposed development will bring a new and aesthetically pleasing facility to this developing 
neighborhood.  Circle K believes the project will bring new, enhanced consumer products and services 
to the residents of the Town of Queen Creek, its visitors, and surrounding communities and is not 
detrimental to the public health, safety or welfare, nor cause damage or nuisance arising from noise, 
smoke, odor, dust vibration or illumination. The fueling facility is designed with state-of-the-art 
containment and vapor recovery systems to ensure protection of the environment. Through the use of 
landscaping and building design, we believe that the proposed development mitigates any adverse 
impacts on the natural environment.  Furthermore, Circle K believes that the project meets the general 
intent and purpose of the Queen Creek Zoning Ordinance. 
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N

QUALITY CONTROL

PROJECT NUMBER

PROJECT NAME

SHEET NUMBER

SHEET TITLE

PROJECT MANAGER

ISSUE/REVISION RECORD

PROFESSIONAL IN CHARGE

30 Executive Park, Suite 100

Irvine, CA 92614

DRAWN BY

CIRCLE K
STORE # 

QUEEN CREEK,
ARIZONA
NWC RIGGS ROAD
& RITTENHOUSE ROAD

SITE PLAN

SP-6.1

ARCH PROF IN CHARGE

ARCHITECT :
GREENBERG FARROW
30 EXECUTIVE PARK, SUITE 100
IRVINE, CA 92614
PHONE: (949) 296-0450
FAX: (949) 296-0479
CONTACT: DOUG COUPER

OWNER:
CIRCLE K STORES INC.
1120 WEST WARNER ROAD
TEMPE, ARIZONA 85284

LAND DEVELOPMENT CONSULTANTS, LLC
11811 N. TATUM BLVD. #1051
PHOENIX, ARIZONA 85028
PHONE: (602) 850-8101
FAX: (602) 997-9807

CONTACT: MIKE SCARBROUGH

OWNER REPRESENTATIVE:

NWC RIGGS ROAD & RITTENHOUSE ROAD, QUEEN CREEK, AZ

PROJECT NAME: CIRCLE K CONVENIENCE STORE

PROJECT INFORMATION

PROJECT ADDRESS: NWC RIGGS ROAD & RITTENHOUSE ROAD, QUEEN CREEK, AZ

PROJECT DESCRIPTION: PROPOSAL FOR A NEW CONVENIENCE STORE WITH ASSOCIATED

FUEL SALES CONSISTING OF A 5,200 S.F. CONVENIENCE STORE

AND A FUEL CANOPY WITH 8 FUEL PUMPS.

SITE

N

1. THIS IS A CONCEPTUAL SITE PLAN AND IS FOR PLANNING PURPOSES

ONLY.

2. THIS SITE PLAN IS BASED ON ALTA LAND TITLE SURVEY PREPARED BY

BAUER LAND SURVEYING, LLC. DATED 10-01-2020, AND AN AERIAL.

GENERAL NOTES

SITE DATA

PARKING REQUIREMENTS

PARCELS: A PORTION OF APN:  304-94-980B

±  2.041 AC (±   88,922 SF)

±16.016 AC (± 697,653 SF)

±18.057 AC (± 786,575 SF)

CIRCLE K NET SITE AREA:

REMAINING PARCEL:

TOTAL GROSS SITE AREA:

CIRCLE K PARKING REQUIRED

31 SP

     STANDARD PARKING SPACES 34 SP

     ACCESSIBLE PARKING SPACES

2 SP

     TOTAL CIRCLE K PARKING PROVIDED 36 SP

CIRCLE K PARKING PROVIDED

     CONVENIENCE STORE: 6 SP/1000 SF

BICYCLE PARKING PROVIDED

2 SP

VENDOR PARKING PROVIDED

2 SP

ZONING INFORMATION
JURISDICTION: TOWN OF QUEEN CREEK, AZ

MAX. BLDG HEIGHT ALLOWED:       48'

SETBACKS:

FRONT: 0'

SIDE: 0'

REAR: 15'

BUILDING AREA

BLDG HEIGHT PROVIDED:      23'-0"

EXISTING ZONING: C-2/PAD (GENERAL COMMERCIAL)

CONVENIENCE STORE BLDG AREA 5,200 SF

±11.8% (5,135 SF/AC)CIRCLE K SITE COVERAGE

(BASED ON 5,200 SF BLDG AREA PLUS 5,280 SF FUEL CANOPY AREA

AND ±2.041 AC OF NET SITE AREA)

FUEL CANOPY AREA 5,280 SF

EXISTING GENERAL PLAN: SPECIAL DISTRICT: AGRITAINMENT



W
W

16 W

16 W

1
6
 
W

16 W

16 W

16 W

16 W 16 W 16 W 16 W 16 W 16 W 16 W

85
'

85
'

85
'

(E) R-O-W(N) MONUMENT
SIGN

(N) R-IN / R-OUT
ONLY

CURB CUT

(N) AIR &
WATER

(E) R-O-W

(E) CURB, GUTTER
& SIDEWALK

(N) ADA PATH

(N) CURB CUT

(E) CURB CUT (E) TRAFFIC
SIGNAL

(N) PROPOSED
PROPERTY LINES

(N) PROPOSED
PROPERTY LINES

113.0'

46
'

7

6

10

(N) PATIO
TABLES

(N) BIKE RACK

(N)
TRANSFORMER

(N) TRASH
ENCLOSURE

31
'

(3
0'

 M
IN

.
LA

N
D

SC
AP

E
SE

TB
AC

K)

30'
(30' MIN.

LANDSCAPE
SETBACK)

6

35'

SHARED

ACCESS

DRIVE

30'

35'

30
'

(3
0'

 M
IN

.
LA

N
D

SC
AP

E
SE

TB
AC

K)

7

20K RUL

8K PUL

12K DSL

12K E0

(N) FIRE
HYDRANT

PL
 ±

23
0.

5'

PL ±318.8'

PL
 ±

45
'

PL ±15.3'

REMAINING PARCEL
697,653 SF
±16.016 AC

660'

333.5'

(E) BACKFLOW
PREVENTER

15'x5' FUTURE
"TRACTOR" MONUMENT

(N) 3'H SCREEN
WALL, TYP.

C-2/PAD
(GENERAL COMMERCIAL)

EMP A
(OFFICE/INDUSTRIAL PARK)

R1-5
(URBAN DEVELOPMENT)

(E) CURB, GUTTER
& SIDEWALK

3'

15
'

5'

30'

30
' 31

'

(E) DRAINAGE
EASEMENT

38'

(E) DRAINAGE
EASEMENT

33'

(E) DRAINAGE
EASEMENT

50'
TYP.

(E) DRAINAGE
EASEMENT

38'

4.
7'

(N) MONUMENT
SIGN

0.
7'

(N) 3'H SCREEN
WALL, TYP.

R I G G S       R O A D

R 
I T

 T
 E

 N
 H

 O
 U

 S
 E

   
   

 R
 O

 A
 D

4.7'

3'

35'

6'

40
'

6'

3'

(E) EXISTING
CURB, GUTTER
& SIDEWALK

(N) PROPOSED
CURB, GUTTER
& SIDEWALK

(N) PROPOSED
CURB, GUTTER
& SIDEWALK

(E) CURB, GUTTER
& SIDEWALK
TO BE REMOVED

15
'

(N) ENTRY WALL
ELEMENT

CIRCLE K STORE
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VICINITY MAP

N

QUALITY CONTROL

PROJECT NUMBER

PROJECT NAME

SHEET NUMBER

SHEET TITLE

PROJECT MANAGER

ISSUE/REVISION RECORD

PROFESSIONAL IN CHARGE

30 Executive Park, Suite 100

Irvine, CA 92614

DRAWN BY

CIRCLE K
STORE # 

QUEEN CREEK,
ARIZONA
NWC RIGGS ROAD
& RITTENHOUSE ROAD

OVERALL SITE PLAN

SP-6.2

ARCH PROF IN CHARGE

ARCHITECT :
GREENBERG FARROW
30 EXECUTIVE PARK, SUITE 100
IRVINE, CA 92614
PHONE: (949) 296-0450
FAX: (949) 296-0479
CONTACT: DOUG COUPER

OWNER:
CIRCLE K STORES INC.
1120 WEST WARNER ROAD
TEMPE, ARIZONA 85284

LAND DEVELOPMENT CONSULTANTS, LLC
11811 N. TATUM BLVD. #1051
PHOENIX, ARIZONA 85028
PHONE: (602) 850-8101
FAX: (602) 997-9807

CONTACT: MIKE SCARBROUGH

OWNER REPRESENTATIVE:

NWC RIGGS ROAD & RITTENHOUSE ROAD, QUEEN CREEK, AZ

PROJECT NAME: CIRCLE K CONVENIENCE STORE

PROJECT INFORMATION

PROJECT ADDRESS: NWC RIGGS ROAD & RITTENHOUSE ROAD, QUEEN CREEK, AZ

PROJECT DESCRIPTION: PROPOSAL FOR A NEW CONVENIENCE STORE WITH ASSOCIATED

FUEL SALES CONSISTING OF A 5,200 S.F. CONVENIENCE STORE

AND A FUEL CANOPY WITH 8 FUEL PUMPS.

SITE DATA

PARKING REQUIREMENTS

PARCELS: A PORTION OF APN:  304-94-980B

SITE

±  2.041 AC (±   88,922 SF)

±16.016 AC (± 697,653 SF)

±18.057 AC (± 786,575 SF)

CIRCLE K NET SITE AREA:

REMAINING PARCEL:

TOTAL GROSS SITE AREA:

CIRCLE K PARKING REQUIRED

31 SP

     STANDARD PARKING SPACES 34 SP

     ACCESSIBLE PARKING SPACES

2 SP

     TOTAL CIRCLE K PARKING PROVIDED 36 SP

CIRCLE K PARKING PROVIDED

     CONVENIENCE STORE: 6 SP/1000 SF

BICYCLE PARKING PROVIDED

2 SP

N

1. THIS IS A CONCEPTUAL SITE PLAN AND IS FOR PLANNING PURPOSES

ONLY.

2. THIS SITE PLAN IS BASED ON ALTA LAND TITLE SURVEY PREPARED BY

BAUER LAND SURVEYING, LLC. DATED 10-01-2020, AND AN AERIAL.

GENERAL NOTES

VENDOR PARKING PROVIDED

2 SP

ZONING INFORMATION
JURISDICTION: TOWN OF QUEEN CREEK, AZ

MAX. BLDG HEIGHT ALLOWED:       48'

SETBACKS:

FRONT: 0'

SIDE: 0'

REAR: 15'

BUILDING AREA

BLDG HEIGHT PROVIDED:      23'-0"

EXISTING ZONING: C-2/PAD (GENERAL COMMERCIAL)

CONVENIENCE STORE BLDG AREA 5,200 SF

±11.8% (5,135 SF/AC)CIRCLE K SITE COVERAGE

(BASED ON 5,200 SF BLDG AREA PLUS 5,280 SF FUEL CANOPY AREA

AND ±2.041 AC OF NET SITE AREA)

FUEL CANOPY AREA 5,280 SF

EXISTING GENERAL PLAN: SPECIAL DISTRICT: AGRITAINMENT
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Neighborhood Meeting Summary 

Project: Circle K at NWC of Riggs Road & Rittenhouse Road 

Date: June 17, 2021 

Attendees: 

Resident:  Adam Luvshis (Harvest by Pulte Homes)  

Town of Queen Creek:  Steven Ester, Planner 

Land Development Consultants:  Jodi Hamill, Dave Cisiewski, Jill Kaiser 

Circle K Stores Inc:  Suzy Peel 

Summary: 

• Meeting began approximately 6:12pm 
• Jodi Hamill began meeting by presenting the project maps and plans to include: 

- Aerial Map 
- Site Plan 
- Store Elevations 
- Fuel Canopy Elevations 
- Landscape Plan 

 
• Questions/Concerns Presented by Residents: 
• Mr. Luvshis had no objections to the project. His only inquiry was to Circle K as to why they chose 

this location as there are two Fry’s gas stations/grocery stores already in close proximity. 

• Response from Ms. Peel:  Circle K responded to the Owner’s request for Circle K’s participation 
in the development as there was a foreseen need for the offerings a convenience store/fuel 
station would add to the Agritainment community and overall development. Ms. Peel further 
expressed, in response to the comparison to Fry’s, that Circle K’s demographic is different from 
Fry’s in that the proposed project will offer fresh food, coffee bar, and other grocery store type 
items, in addition to fuel, in a convenience setting as opposed to a larger grocery store. 

 
• Mr. Luvshis expressed a concern that there may need to be a traffic signal. 

o Response from Ms. Hamill:  There are no traffic signals planned in conjunction with the 
development of the Circle K.  However, as the remainder of the parcel is developed, future 
traffic studies and the Town’s public works staff may determine a traffic signal will be 
needed. 

• Meeting concluded approximately 6:27pm. 



Circle K at Riggs and Rittenhouse Conditional Use Permit & Site Plan 
Cases P21-0095 and P21-0096 

 
Public Comments 

Total emails received: 2 in opposition 
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