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Requesting Department: 
 
Development Services  

 
 

 
 
 
TO: Planning and Zoning Commission  
 
THRU: Brett Burningham, Development Services Director 
 
FROM:  Erik Swanson, Planning Administrator 
 Mallory Ress, Planner I 

 
RE: Public Hearing and Possible Action on case P21-0246 Desert UTV 

Conditional Use Permit, a request from Jon Gillespie, Pew & Lake, PLC, for a 
Conditional Use Permit (CUP) to allow for the service and outdoor storage of 
Recreational Vehicles (RVs) in conjunction with the service of Utility Task 
Vehicles (UTVs) on approximately 1.14 acres, located within Power Marketplace 
Business Park, west of the northwest corner of Rittenhouse and Germann roads.  

  
DATE: February 9, 2022 
 
 

STAFF RECOMMENDATION 
 

Staff recommends approval of case P21-0246 Desert UTV Conditional Use Permit, subject to the 
Conditions of Approval included in this report. 
 
 

PROPOSED MOTION 
 
Move to recommend approval of P21-0246 Desert UTV Conditional Use Permit, subject to the 
Conditions of Approval included in this report. 
 
 

SUMMARY 
 
This proposal consists of a request for a CUP for the secondary use of service and outdoor 
storage of Recreational Vehicles in conjunction with the primary by-right use of automotive repair 
of UTVs, within Power Marketplace Business Park, located west of the northwest corner of 
Rittenhouse and Germann Roads. 
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HISTORY 
 
November 5, 2003: Town Council approved the Power Marketplace PAD (Ord. 271-03). 
 
February 15, 2006: Town Council approved an amendment to the Power Marketplace 

PAD, establishing a 56.9 acre, 25 lot subdivision, The Business 
Park at Power Marketplace, with an EMP-A zoning designation 
(Ord. 334-06). 

 
 
 

PROJECT INFORMATION 
 
Project Name Desert UTV CUP (P21-0246)  
Site Location West of the NWC of Rittenhouse and Germann Roads 
Current Zoning EMP-A (Office/Industrial Park) 
General Plan Designation Commercial 
Surrounding Zoning Designations:  

North Power Marketplace Business Park (EMP-A) 

South Power Marketplace Business Park (EMP-A) 

East Benjamin Franklin Charter School (R1-43) 

West Power Marketplace Business Park (EMP-A)  

Net Acreage 1.14 acres 
Building Area (Total) 11,282 SF 
Lot Coverage 24.5% provided 
 80% allowed 
Open Space/Landscaping 20.8% provided 
 10% required 
Parking  

Required: 17 spaces 
Provided: 17 spaces and 2 accessible 

 
 

DISCUSSION 
 
The proposed project is for Desert UTV, a service and repair company that focuses on vehicles 
like Polaris sides by sides, Polaris Rangers, CanAM X3s and other primarily off-road vehicles. 
The project is located on approximately 1.14 acres in the Power Marketplace Business Park, west 
of the northwest corner of Rittenhouse and Germann Roads. A newly constructed building 
straddles Lot 21 (project site) and the adjacent Lot 22. The building on Lot 21 is one-story and 
11,282 square feet.  The rear area of the site consists of nearly 13,500 square feet which will be 
utilized for maneuvering vehicles into and out of the two auto service bays. The east property line, 
adjacent to the school, has a stepped 8-foot-tall wall. Six-foot tall walls are provided at the other 
site boundaries adjacent to EMP-A zoning. The applicant has stated that typically no more than 
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seven (7) customers will be on site at any given time, and customer parking is proposed at the 
seven (7) spaces (two (2) accessible) north of the building. Overflow parking is proposed at the 
rear of the site, behind rolling gates, or available during the day along 187th Place. Employee 
parking is provided behind the rolling gates, with a maximum of eight (8) employees on site at 
one time. The site plan for this project, which remains unchanged under the CUP request, was 
approved administratively under P19-0110. 
 
A CUP is required for two specific purposes; 1) Service of Recreational Vehicles, 2) Outdoor 
Storage of Recreational Vehicles. These uses are ancillary to the primary permitted use of 
automobile repair of UTVs. Under the CUP request, Desert UTV is proposing to service RVs 
including trailers, travel trailers, and 5th wheel trailers. In conjunction with the RV service short-
term outdoor storage of vehicles may be required. Services offered for the RVs include axle 
service and repair, appliance service and repair, accessory installations, tire changes, door and 
window repair and replacement, and generator service and repair. Desert UTV will not offer 
body/paint work or structural repair. The applicant has stated that the services proposed for RVs 
are considered small repair work which can be completed in a few days.  
 
 

ANALYSIS 
  

Conditional Use Permit (CUP) Review: The proposed ancillary use of RV Service and Outdoor 
Storage in an EMP-A zoning district requires the processing of a Conditional Use Permit 
according to Table 4.6-1 of the Zoning Ordinance. The Zoning Ordinance lists nine criteria for 
evaluating a proposed Conditional Use Permit. The criteria were established to ensure that the 
use does not negatively impact the surrounding community by examining sufficient infrastructure, 
access, potentially offensive operations that can impact the general welfare of the community, 
and that orderly development of the adjacent area is not impacted. The proposed CUP satisfied 
the requirements.  
 
General Plan Review: The current General Plan designation for this property is Commercial. The 
request is in conformance with the property’s General Plan Land Use designation.  
 
Zoning Review: This property is zoned EMP-A (Office/Industrial Park).  The primary use of 
automotive repair is permitted in the EMP-A zoning district by-right. The secondary use of RV 
Service and Outdoor Storage is permitted in the EMP-A zoning district with a conditional use 
permit. 
 
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.  
 
Signage:  Proposed signage will be reviewed and approved as part of a separate Sign Permit 
application.   
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PUBLIC PARTICIPATION 
 
A virtual neighborhood meeting was held on January 25, 2022. No members of the public were 
in attendance. Staff has received one comment in support of the application, included in the 
materials as Attachment 6. 
 

CONDITION OF APPROVAL 
 
1. This project shall be developed in accordance with the plans attached to case P21-0246 and 

all the provisions of the Zoning Ordinance applicable to these cases. 

2. Any expansion of the Outdoor Storage use shall be subject to site plan review and approval. 
 

ATTACHMENTS 
 

1. Aerial Exhibit 
2. Zoning Exhibit 
3. Site Plan 
4. Parking Plan 
5. Project Narrative 
6. Public Comments 
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Desert UTV 
 

Queen Creek, Arizona 
Conditional Use Permit Application  

Project Narrative 
 
 

Submitted by: 
 

W. Ralph Pew & Jon Gillespie 
Pew & lake, PLC 

1744 South Val Vista Drive, Suite 217 
Mesa, AZ  85204 

480-461-4670 
 
 

On behalf of: 
 

Kyle & Lindsay Danielson 
Desert UTV 

18527 S 187th Place  
Queen Creek, AZ  85142 

 
 
 
 

December 2, 2021 
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Introduction 
Pew & Lake, PLC, on behalf of Kyle and Lindsay Danielson, owners of Desert UTV, hereby 
submits this project narrative and related documents in support of the following request 
to the Town of Queen Creek: 
 

• Conditional Use Permit for a Vehicle Service, All Other Vehicle Service, in the EMP-
A Zoning District.  Specifically, the CUP will allow for mechanical servicing of 
Recreational Vehicles with outdoor storage of vehicles also allowed.  

 

Site Description 
The subject parcel is 18527 S. 187th Place which is Lot 21 of the Power Marketplace 
Business Park located south of the Rittenhouse Road and 187th Street intersection.  The 
parcel is approximately 1.14 acres in size and also known as Maricopa County Assessor 
parcel number 304-62-203.  
 
The property is zoned EMP-A which allows the proposed use upon granting of a 
Conditional Use Permit, as shown in table 4.6-1 of the Queen Creek Zoning Ordinance. 
 
A newly constructed building straddles Lot 21 and the adjacent Lot 22.  The property is 
shown below outlined in red. 
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Adjacent Zoning Districts and Existing Uses 
As previously noted, the site is currently zoned EMP-A.  The 2018 General Plan Land Use 
designation for the property is “Commercial.”  It is part of the Power Marketplace Business 
Park.  The properties within the business park are used for commercial and industrial 
purposes.  
 

Direction Current 
Zoning 

2018 General Plan 
Designation 

Current Use 

North EMP-A Commercial Vacant 
South EMP-A Commercial Shared Building -Tenant TBD 
East R1-43 Neighborhood Benjamin Franklin High School - Sports Fields 
West EMP-A Commercial Vacant 

Project Site EMP-A Commercial Desert UTV Building 
 

About Desert UTV 
Desert UTV is a full service and repair company which primarily focuses on vehicles like 
Polaris Side by Sides, Polaris Rangers, CanAm X3, CanAm Commanders and other 
primarily off-road use vehicles.  Desert UTV will be providing services at this facility under 
the Automotive Repair use allowed in the EMP-A zoning district.  These services include 
engine repair and rebuilding, transmission repair, electrical system repairs, oil changes, 
tire changes, brake work, accessory installations, parts and accessory sales.  These services 
and uses are fully allowed within the EMP-A zoning district and are not the subject of this 
CUP request. 
 
As a secondary use requiring CUP approval, Desert UTV would like to offer service and 
repair to Recreational Vehicles including trailers, travel trailers, and 5th wheel trailers.  
Desert UTV will also need to provide short-term outdoor storage of these vehicles in the 
process of their repair.  The services offered would include axle service and repair, 
appliance service and repair, accessory installations, tire changes, door and window repair 
and replacement, and generator service and repair.  Areas of repair which Desert UTV will 
not offer are body/paint work and structural repair.  The Recreational Vehicle repairs are 
for small repair work which can be competed within a few days and does not require 
vehicles to be held on site for weeks or months.  
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Plan Description 
Desert UTV will be the inaugural user of this building and parcel.  The site plan provides 
a street facing building with customer parking located north of the building and additional 
parking available in the rear.   

The rear area maintains nearly 13,500 square feet of area for maneuvering vehicles in and 
out of the two auto service bays.  An 8-foot-high wall encloses the rear of the site, 
providing buffering to the sports fields of the high school.  Six-foot walls are provided on 
the other boundaries of the site adjacent to Employment uses.  The site plan is provided 
below. 

 
 
Attached to this submittal is a description of the parking plan which Desert UTV will follow 
in its operations.  The auto repair and service use provided on site is required to be parked 
at 1.5 spaces per 1,000 sf Gross Floor Area under Table 5.6-3 of the Queen Creek Zoning 
Ordinance (QCZO).  The total building is 11,282 square feet which would therefore yield 
a parking requirement of 17 spaces.  Customer parking is intended to be primarily 
reserved for the 7 parking spaces directly north of the building.  The number of customers 
parked on site at any one time is typically less than seven.  Employee and overflow 
customer parking is provided on the southern bounds of the site. A maximum of 8 
employees are on site at any one time.  On the eastern bounds of the site, overnight 
vehicle storage will be provided with two marked spaces available and additional space 
for up to four more overnight vehicles available.  The large 13,500 square foot outdoor 
area in the rear of the site is expected to be more than sufficient for workers to maneuver 
vehicles in and out of the service bays. 
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Conditional Use Permit 
As defined in the Town of Queen Creek’s Zoning Ordinance, a Conditional Use is one 
which, because of its unique or varying characteristics, is difficult to properly classify as a 
permitted use in a particular zoning district.  Commonly, conditional uses are considered 
to be those uses that require individual review to ensure that the use can be designed, 
located and operated in a manner that will not interfere with the use and enjoyment of 
surrounding properties.  Through the Conditional Use Permit process, a use is evaluated 
to discover possible adverse impacts and to minimize them, where possible, through the 
imposition of specific conditions of approval.   
 
Inherent in this definition is the underlying assumption that each of the uses may be 
permitted in the underlying zoning district, but for any number of reasons a higher level 
of scrutiny is required to ensure that adjoining property owners who may be potentially 
impacted by a proposed use can have those impacts evaluated thoroughly by an 
approving body after careful review of physical and operating characteristics of the 
proposed use.   
 
Below are the Conditional Use Permit approval criteria outlined in Section 3.5(B) the 
Queen Creek Zoning Ordinance and how the proposal meets the criteria.  
 
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: This CUP request is being made in conformance with standards of the 
QCZO including the site improvement standards and allowed uses within the 
EMP-A zoning district.  The Article 6 Supplemental Use Regulations do not apply 
to this CUP request. 
 

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 proposed CUP use (Service and repair of Recreational Vehicles 
with outdoor storage of vehicles) is similar to the by-right uses proposed for the 
site (Automotive Repair), which are allowed under the EMP-A zoning district.  The 
primary difference is the size of vehicles.  The size of vehicles can be 
accommodated with the large rear service area and indoor service bays. 
 

3. Adequate utilities, access roads, drainage, fire protection, and other necessary facilities 
shall be provided. 
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Response:  As mentioned above, the proposed RV servicing is similar to general 
automotive repair with the vehicle size being the primary difference.  Oftentimes 
the servicing of larger vehicles can also necessitate large or special equipment 
but in this case Desert UTV will only be providing basic repair services to RV’s.  
These repairs do not require week and monthlong storing of vehicles but instead 
are 1-3 day repairs and can be accomplished with equipment used in typical 
automotive repair.  
 

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 site access for this building and the automotive repair use has 
been determined to be adequate.  The additional RV service use will not alter the 
approved on-site vehicular movement and will bear no change to the use of the 
public road.  
 

5. The proposed use shall not be noxious or offensive by reason of vibration, noise, odor, 
dust, smoke, or gas. 
Response:  Similar to the analysis above, noxious or offensive outcomes from the 
by-right Automotive Repair are akin to the outcomes expected with the RV 
Service, Storage and Repair.   
 

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:  These uses are envisioned for the Power Marketplace Business Park 
which does is comprised solely of industrial and commercial uses.  No additional 
impact on the school neighboring to the east is expected and the day-time, high 
use areas of the school are located away from the shared boundary wall.  Parking 
an RV in the eastern parking area will be appropriate when considered in light 
of the 30-foot retention area which buffers the vehicles from the 8-foot-high wall.  
Given this distance it is not expected that the RV’s will be visible at ground level 
views from the high school. 
 

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:  Expanding the services allowed on this site will generate better 
business for Desert UTV which will in turn assist with the orderly buildout of the 
Power Marketplace Business Park. 
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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:  The proposed use will not be detrimental.  There has been no
opposition to the proposed use expressed by the immediate neighbors or general
public.

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:  No additional impact to neighbors is expected from the proposed RV
Service and Storage use.  The public interest in supporting the condition use will
outweigh any contemplated adverse effects.

Conclusion 
Desert UTV will be a valued service to the Town of Queen Creek and its residents.  It is 
proposed as a well-planned and well-designed facility that will not impede the orderly 
development of surrounding properties and fits in with existing commercial and industrial 
uses of nearby properties.  The proposed use will not be injurious to the neighborhood 
or general welfare of the Town of Queen Creek and there are adequate public services 
and infrastructure to serve this project. The applicant and Property Owner look forward 
to receiving input from Town of Queen Creek staff to help bring this business to complete 
fruition.  



1/19/22, 4:53 PM Town of Queen Creek Mail - Conditional Use Permit for Desert UTV service center

https://mail.google.com/mail/u/0/?ik=949c86976b&view=pt&search=all&permmsgid=msg-f%3A1722051839968455917&simpl=msg-f%3A1722051839… 1/1

Mallory Ress <mallory.ress@queencreekaz.gov>

Conditional Use Permit for Desert UTV service center
Kyle Robinson <krtrw@yahoo.com> Sat, Jan 15, 2022 at 12:55 PM
To: "jon.gillespie@pewandlake.com" <jon.gillespie@pewandlake.com>, "mallory.ress@queencreek.org"
<mallory.ress@queencreek.org>
Cc: Kyle and Liz Robinson <kranderproperties@gmail.com>, Liz Work <liz@tedsshootingrange.com>

Dear Jon and Mallory,
We fully support issuing a conditional use permit and opening the UTV service center as identified in the Notice of
Neighborhood Meeting dated 1/10/2022. We would ask that the business not park vehicles in the street overnight.  
Elizabeth and I own the Ted's Shooting Range/Dive Arizona property in the same development. We are looking forward to
having the business park fully developed. Please feel free to contact us if we can be of further assistance.

Regards, 

Kyle Robinson and Elizabeth Robinson
KR & ER Recreation, LLC 
480-688-9915
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