
P21-0201 and P21-0203 Vineyard Towne Center Site Plan and Preliminary Plat 
March 9, 2022 Planning and Zoning Commission Staff Report 

Page 1 of 6 
 

Requesting Department: 
 
Development Services  

 
 

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

 
RE: Discussion and Possible Action on P21-0201 and P21-0203 Vineyard 

Towne Center Phase I Site Plan and Preliminary Plat, a request from Dean 
Munkachy of Suite 6 for Site Plan and Preliminary Plat approval of a 12.1 acre 
commercial center, anchored by a Sprouts, located at the northwest corner of 
Combs and Gantzel roads. 

  
DATE: March 9, 2022 
 

STAFF RECOMMENDATION 
 

Staff recommends approval of P21-0201 and P21-0203 Vineyard Towne Center Phase I Site Plan 
and Preliminary Plat, subject to the Conditions of Approval included in this report. 
 

PROPOSED MOTION 
 
Move to approve P21-0201 and P21-0203 Vineyard Towne Center Phase I Site Plan and 
Preliminary Plat, subject to the Conditions of Approval included in this report. 
 

SUMMARY 
 
This proposal consists of a request for Site Plan and Preliminary Plat approval to facilitate the 
development of a commercial center, anchored by a 23,000 square foot Sprouts, on a 12.1 acre 
site. The property is located at the northwest corner of Combs and Gantzel roads. 
 

HISTORY 
  
July 16, 2007:  The Town entered into a Development Agreement, authorizing the 

Vineyard Towne Center Annexation application to be filed and 
processed in accordance with the provisions and terms defined 
under the agreement. 

 
June 18, 2008: The Town Council approved ANX08-042 Vineyard Towne Center 

Annexation, annexing the approximately 65-acre commercial 
corner from Pinal County into the Town with the equivalent C-2 
zoning applied. 
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PROJECT INFORMATION 

 
Project Name Vineyard Towne Center Phase I Site Plan and Pre-Plat 
Site Location NWC Combs and Gantzel roads 
Current Zoning C-2 
General Plan Designation Commercial 
Surrounding Zoning Designations  

North: C-3 (General Commercial) – Vacant (Pinal County) 

South: Combs Road 
CB-2 (General Business) – Fry’s Retail Center (Pinal County) 

East: 
Gantzel Road 
CB-2 (General Business) – Commercial Pads (Pinal County) 
CR-3 (Single-Family) – Pecan Creek South (Pinal County) 

West: MDR/PAD (Medium Density Residential) – The Bungalows 
C-2/PAD (General Commercial) - Vacant 

Gross Acreage 14.6 acres 
Net Acreage 12.1 acres 
Building Area (Total) 76,756 SF 
Lot Coverage 14.6% 
Landscape/Open Space Area  

Required: 79,162 SF (15%) 
Provided: 123,280 SF (23.4%) 

Parking  

Required: Town of Queen Creek – 625 spaces 
Pinal County – 437 spaces 

Provided: 484 spaces 
 

DISCUSSION 
 
This proposal consists of a request for approval of a Site Plan and Preliminary Plat for the first 
phase of a new commercial center, anchored by a 23,000 square foot Sprouts, on a 12.1 acre 
site. The property is located at the northwest corner of Combs and Gantzel roads. This site was 
originally processed and approved within Pinal County’s jurisdiction, before being annexed into 
the Town in June of 2008 with an associated development agreement. As such, certain elements 
of the project’s design have retained as it transitioned into the Town’s technical review process. 
 
The applicant is proposing a total of approximately 76,756 square feet of commercial uses which 
include a Sprouts, three inline retail (3) shops buildings, and five (5) drive-thru restaurant pad 
sites (Pad A, B, C, D, and E). No specific users, other than Sprouts, have been identified at this 
time. 
 
Pads A through E are designated as future pads, and will submit a separate Site Plan application 
for review once a tenant is determined. Since the restaurants are not specified at this time, any 
future users will be required to include a Traffic Impact Analysis to evaluate the traffic demand, 
required stacking, and necessary site improvements (if needed) to accommodate traffic specific 
to the tenant. In accordance with Ordinance 761-21, a Conditional Use Permit may also be 
required for each of the pad drive-thrus, depending on hours of operation and site distancing. 
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The proposed development is considered a Large Format Retail center, which is defined as a 
single-user retail structure in excess of 50,000 square feet or any shopping center in excess of 
25,000 square feet. As such, the development is required to comply with the Large Format Retail 
standards as outlined in Section 6.8 of the Zoning Ordinance. These standards include: 
 

• Enhanced entry features 
• Enhanced pedestrian connectivity 
• The incorporation of plazas, gathering areas, and shaded walkways 
• Enhanced buffering adjacent to residential uses 

 
The proposed Site Plan, building elevations, and landscape plans are in conformance with the 
Zoning Ordinance Large Format Retail standards. 
 
Site access is provided at two (2) access points along Combs Road and three (3) access points 
along Gantzel Road. On Combs Road, both entries are designed for full turning movements in 
and out of the development. Along Gantzel Road, the two (2) most northern accesses are planned 
for full turning movements as well, but the third entrance closest to the intersection will be limited 
to right-turn in, right-turn out only ingress and egress. In coordination with future road design 
expectations conveyed by Pinal County, the developer has agreed to dedicate additional right-of-
way along the southbound approach of Gantzel Road to the arterial intersection to allow for an 
added right-turn lane when warranted at a later date. Staff will review any affected building 
setbacks and frontage landscaping at the time of construction document submittal. It is anticipated 
that the Shops C building will need setback relief from Gantzel Road, pending the future 
improvement plans and their final design. As a supplement to the site plan, the applicant has 
provided a civil exhibit showing the preliminary design and dedication to accommodate the 
described improvements. Staff will base the final review of the associated modifications off of the 
drawing included at this stage, which conveys the reduced setback and amended frontage near 
Shops C at the arterial corner. 
 
The applicant is requesting a deviation from Town standards for the number of required parking 
stalls with this phase of the commercial development. According to the applicant, parking is 
provided in junction with the standards previously set under Pinal County’s requirements, which 
presents a reduction for the Town to consider. The Town’s parking calculations warrant a total of 
625 spaces to be provided at 10’ x 20’ in size, whereas Pinal County required 437 spaces and 
allowed for the spaces to be 9’ x 19’. The developer is proposing 484 spaces total consisting of 
449 regular spaces (10’ x 20’), 13 compact spaces, and 22 ADA spaces. As part of the justification 
behind the reduction, a parking study was prepared by Vestar to compare parking ratios across 
similar retail developments in the valley at Queen Creek, Chandler, and Mesa. In summary, the 
developer has reported that approximately 40% of the Town’s required parking amount would be 
utilized on-site at peak hours of use based on current conditions, ride sharing, and online shopping 
trends. This equates to 250 parking spaces being needed at the busiest time of day, leaving an 
additional 234 spaces available. It is important to note that Planning Staff is currently in process 
of reviewing the Town’s parking calculations based on market demand, which is anticipated to 
potentially result in a reduction to overall parking stall count requirements. 
 
In terms of pedestrian circulation, this site provides 8-foot wide sidewalks along Combs and 
Gantzel Roads, and incorporates multiple points of access from the roads into and around the 
development. Given the spatial constraints and regional drainage that occurs along the frontage 
of the arterials, the applicant has provided the wider sidewalks to substitute for the Town’s trail 
requirements, and promote a high-and-dry perimeter pathway around the project. Cast concrete 
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seat walls, concrete pots, and decoratively paved areas are provided to encourage gathering 
areas and guide pedestrian connectivity. 
 
The Zoning Ordinance requires commercial uses to provide 15% (79,162 SF) of open space, 
where this development provides a total of 23.4% (123,280 sf). The landscape palette for the 
development predominantly includes red push pistache, evergreen elm, and wilson’s seedless 
olive trees in accordance with species typically used in the South Specific Area Plan. The 
development also includes an enhanced landscaping at the intersection of Combs and Gantzel 
roads, which features staggered planting squares alongside a connecting walkway into the site 
near the Shops C building. The proposed landscape plan utilizes evergreen elm trees within the 
required 30’ arterial buffers, as well as in the 10’ buffer that spans along rear of the site to separate 
the adjacent commercial and residential uses in the future. The primary entrances into the center 
contain tree lined entries with red push pistache trees with a recurrent groundcover planting 
theme. 
 
Parking lot screen walls are provided along Combs and Gantzel roads to screen parking areas 
and drive-thru queuing lanes from the public right-of-way. The wall design incorporates brick 
veneer, stucco, painted steel, and a concrete cap to complement the building materials used in 
the center, while also meeting the Zoning Ordinance requirements for arterial screen walls. With 
the drainage channel that exists along Combs Road, it should be noted that the initial portion of 
the wall’s footing will be designed as a retaining wall to support the screening segment on top at-
grade. At this time, no perimeter wall is proposed along the north and west edges, since the 
Bungalows development is providing a theme wall against the future second phase of this retail 
center and the parcel directly west is vacant. 
 

ANALYSIS 
  

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 C-2 (General Commercial). All proposed uses including 
the Sprouts, drive-thrus, and retail/restaurant shops buildings are permitted uses under the C-2 
zoning designation. The future drive-thrus may require a Conditional Use Permit in accordance 
with Ordinance 761-21, which will be assessed as part of their separate Site Plan reviews. 
 
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 Transportation Review: The project has been reviewed by the 
Engineering, Utilities and Transportation departments. Conditions of Approval have been added 
to address Traffic requirements for this project. 
 
Parking: As previously outlined, the Site Plan provides 484 parking spaces to comply with the 
original requirement of 437 parking spaces determined by Pinal County, where the Town’s 
standards call for 625 parking spaces total. A parking study has been prepared by the developer 
to corroborate the support and justification behind the reduction. 
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Building Elevation Review: The proposed building elevations are in compliance with the Town 
Zoning Ordinance and Design Standards. Building materials include a mixture of stucco, brick 
veneer, hardiboard siding, standing seam metal awnings, pre-cast concrete wainscoting, and 
painted steel accent features. 
 
In-Vehicle Service (Drive-Thru) Review: The Zoning Ordinance requires 160-feet of vehicle 
stacking distance for drive-thru restaurants (80 feet of stacking distance between pick-up windows 
and order-placing speakers and 80 feet of stacking distance between order-placing speakers and 
the entry to the drive-through lane). The proposed pad sites meet this minimum requirement, and 
will be reviewed additionally during the future Site Plan and Conditional Use Permit reviews. 
 
All drive-thru uses are required to provide a Traffic Impact Analysis (TIA) which evaluates the 
travel demand of the specific tenant, including: 
 

• Nature of product or service being provided; 
• Method by which the order is being processed; 
• Time required to serve a typical customer; 
• Arrival rate of customers; 
• Peak demand hour; 
• Anticipated vehicular stacking required; and,  
• Location of the storage of loading area with respect to parking spaces of circulation 

aisles. 
 
Once a tenant is chosen for the drive-thru sites, the applicant will be required to submit a Site 
Plan application, which will include a TIA to evaluate the traffic demands of the specific user. This 
may warrant additional queuing area and other Site Plan modifications to accommodate the user. 
 
Preliminary Plat Review: The first phase of the commercial center is based on a 12.1-acre 
parcel.  As part of this development proposal, the applicant is proposing to subdivide the property 
into five (5) lots in accordance with the Site Plan design. In the future, the second phase will occur 
on a separate 10.5-acre parcel directly north of this initial request. There is no timing or schedule 
attached to the second phase at this time. 
 
Signage: Proposed signage will be reviewed and approved as part of separate building permit 
submittals. Any deviations from the Zoning Ordinance will require a Comprehensive Sign Plan 
approved and presented before the Planning Commission at a future date. 
 

CONDITIONS OF APPROVAL 
 
1. This project shall be developed in accordance with the plans attached to this case and all the 

provisions of the Zoning Ordinance applicable to this case. 

2. The development will be responsible to complete the adjacent arterial roadway half street 
improvements per Town standards for the remaining length of the entire commercial 
development along Combs Road up to the adjacent multi-family development’s off-site 
improvements planned under E21-0109, and the adjacent roadway improvements for the 
subject site along Gantzel Road up to the boundary of Phase 1. Any landscaping in the median 
will be coordinated through the construction document process. 
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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 color of the building or to blend in with adjacent landscaping. 

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

5. The development shall provide a Public Art piece per Section 6.8 “Large Format Retail” of the 
Zoning Ordinance. Final design and placement of the public art piece shall be approved 
through the Town’s Planning Division prior to a Certificate of Occupancy being issued. 

6. Pads A, B, C, D, and E are required to submit a Site Plan application for administrative review 
and approval. A Conditional Use Permit may be required per Ordinance 761-21. 

7. The developer shall dedicate the necessary ROW as part of the Final Plat process to 
accommodate the future southbound, right-turn lane along Gantzel Road. 

8. The Town shall complete the future southbound, right-turn lane improvements at a later date 
in accordance with the final ROW dedications reviewed and approved under the Final Plat 
process. 

9. The developer shall dedicate 70' of half street of ROW as part of the Final Plat process along 
Combs Road. 

10. The developer shall be responsible for relocating the existing Town entry monument near the 
Combs and Gantzel roads intersection as part of the final improvements. 

11. All future drive-thru uses are required to submit a Site Plan application which includes an 
updated Traffic Impact Analysis that shall address the following for the specific tenant: 

a. Nature of product or service being provided; 
b. Method by which the order is being processed; 
c. Time required to serve a typical customer; 
d. Arrival rate of customers; 
e. Peak demand hour; 
f. Anticipated vehicular stacking required; and, 
g. Location of the storage of loading area with respect to parking spaces of circulation 

aisles. 
 

12. The owners of the drive-through uses shall work with the Town's Transportation Engineer to 
ensure that traffic mitigation is sufficiently managed in the event that maximum queuing is 
exceeded, and/or if traffic issues arise due to the operation of the business. 

13. A water line stub must be installed to the future commercial properties on the north and west 
sides of the project. 

14. A fifteen-foot (15’) wide public water line easement will be required along the west drive aisle 
from Combs Road north to the future commercial property. 

 

 



P21-0201 and P21-0203 Vineyard Towne Center Site Plan and Preliminary Plat 
March 9, 2022 Planning and Zoning Commission Staff Report 

Page 7 of 7 
 

ATTACHMENTS 
 

1. Aerial Exhibit 
2. General Plan Exhibit 
3. Current Zoning Exhibit 
4. Site Plan 
5. Landscape Plan 
6. Elevations 
7. Parking Study 
8. Project Narrative 
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VINEYARD TOWNE CENTER PARKING REQUIREMENTS  
TOWN OF QUEEN CREEK 
Parking requirements are specified in the Town of Queen Creek Zoning Ordinance, Article 5-Site 
Improvement Standards, Table 5.6-3 Off-Street Parking Requirements. For reference, excerpts from 
the parking ordinance are included within Attachment B. 

Rates are given based on square footage (SF) for retail land uses. Accessible parking rates are based 
on the number of total parking spaces required. Table 1 summarizes the land use, gross floor area, 
and required parking per code.  

For the purposes of this analysis, CivTech assumed each fast-food restaurant land would be built with 
a ratio of 35% kitchen/office to 65% patron seating area. For the 19,100 SF of restaurant land use, 
4,935 SF was analyzed as kitchen/office and 14,165 SF was analyzed as patron seating area which 
includes 5,000 SF of outdoor dining area. For the 19,400 SF of fast-food restaurant with drive through 
window, 6,790 SF was analyzed as kitchen/office and 12,610 SF was analyzed as patron seating area. 

Table 1 – Town of Queen Creek Required Parking Spaces per Base Parking Ratios 

Land Use Quantity 
(SF) Requirement Per Code 

Required 
Vehicle 
Spaces 

Regular Parking 
Retail Sales  
(General) 23,300 1.0 spaces per 300 SF 77.66 

Retail Sales  
(Shopping Centers < 50,000 SF) 20,000 3.0 spaces per 1,000 SF 60.00 

Retail Sales Patron Seating Area 
(Restaurant w/ Drive-In Facilities) 12,610 1.0 spaces per 50 SF 252.20 

Retail Sales Kitchen/Office 
(Restaurant w/ Drive-In Facilities) 6,790 1.0 spaces per 200 SF 33.95 

Retail Sales and Services 
(Restaurant) 14,100 1.0 spaces per 75 SF 188.00 

Retail Sales and Services 
(Restaurant Outdoor Dining Area) 5,000 1.0 spaces per 400 SF 12.5 

Required Parking Spaces (Rounded to the nearest whole number) 625 
 

Per the Town of Queen Creek base parking ratios, a total of 625 parking spaces are required. Table 
5.6-4 of the Town of Queen Creek Zoning Ordinance states that developments with more than 500 
required spaces provide 2% of the total accessible spaces which results in thirteen (13) accessible 
parking spaces. 

PINAL COUNTY 
Parking requirements are specified in the Pinal County Off-Street Parking and Loading, Chapter 
2.140.020, Parking Space Requirements. For reference, excerpts from the parking ordinance are 
included within Attachment B. 
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Rates are given based on square footage (SF) for retail land uses. Accessible parking rates are based 
on the number of total parking spaces required. Table 2 summarizes the land use, gross floor area, 
and required parking per code.  

Table 2 – Pinal County Required Parking Spaces per Base Parking Ratios 

Land Use Quantity 
(SF) Requirement Per Code 

Required 
Vehicle 
Spaces 

Regular Parking 
Commercial, Sales/Services 43,300 1.0 spaces per 250 SF 173.20 

Restaurants, Cocktail Lounge, and Bars  
(Indoor Floor Area) 33,500 1.0 spaces per 150 SF 223.33 

Restaurants, Cocktail Lounge, and Bars  
(Outdoor Floor Area) 4,750(1) 1.0 spaces per 250 SF 19.00 

Required Parking Spaces (Rounded to the nearest whole number) 416 
1. Rate for outdoor seating area excludes the first 250 SF of total outdoor floor area. 

Per the Pinal County base parking ratios, a total of 416 parking spaces are required. The ADA 
Standards for Accessible Design requirements state that developments with more than 400 but less 
than 500 parking spaces provide a minimum of 9 accessible parking spaces.  

The planned Vineyard Towne Center development proposes 449 standard parking spaces, 13 compact 
parking spaces, and 22 accessible parking spaces. This results in an excess of 46 parking spaces with 
an excess of 13 accessible parking spaces. 

At the time the property was acquired by Vestar, the development site was outside of Queen Creek 
jurisdiction and therefore within Pinal County jurisdiction. Prior stipulation allowed the proposed site 
to calculate parking based on Pinal County base parking ratios. For this reason, Pinal County base 
parking ratios were used to calculate parking needs for the proposed development. Pinal County base 
parking ratios results in a 33.4% reduction from the Town of Queen Creek code.  

SIMILAR DEVELOPMENT PARKING SUMMARY  
The proposed Vineyard Towne Center parking needs will be compared to similar existing commercial 
shopping centers and the parking requirements within other nearby jurisdictions. CivTech received 
tenant information for three (3) existing commercial shopping centers including Queen Creek 
marketplace in the Town of Queen Creek, Crossroads Towne Center in the City of Chandler, and 
Gilbert Gateway Towne Center in the City of Mesa. CivTech used this information to calculate parking 
requirements for each existing commercial shopping center per the local jurisdiction in which the 
commercial shopping center resides. Parking calculations for each commercial shopping center has 
been included within Attachment B.  

CivTech engaged Field Data Services of Arizona Inc. to record parking space utilization at the three 
(3) existing commercial shopping centers. Parking space utilization data for the three (3) commercial 
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shopping centers was recorded on Thursday, January 20, 2022 and Saturday, January 22, 2022. 
Parking space utilization data has been included within Attachment C.  

Table 3 summarizes the parking requirements, provided parking, and parking utilization of each of 
the three (3) existing commercial shopping centers used for comparison.  

Table 3 – Parking Summary Per Location 

Location 
Quantity 

(SF) 
City Parking 
Requirement 

Actual 
Number 

of 
Parking 
Spaces 

Occupied 
Weekday 
Spaces 

Occupied 
Weekend 

Spaces 

Difference 
Between 
Actual & 
Occupied 
Weekday  

# (%) 

Difference 
Between 
Actual & 
Occupied 
Weekend  

# (%) 
Queen 
Creek 

Marketplace 
787,655 3,493 4,486 1,295 1,783 3,191 (29%) 2,703 (40%) 

Crossroads 
Towne 
Center 

678,269 2,714 5,829 1,569 1,962 4,260 (27%) 3,867 (34%) 

Gilbert 
Gateway 
Towne 
Center 

431,787 1,762 2,335 628 721 1,707 (27%) 1,614 (40%) 

 
The three (3) existing commercial shopping centers experienced an average weekday utilization of 
27.67% with a high of 29.0% and an average weekend utilization of 38.0% with a high of 40.0%. 

The proposed Vineyard Towne Center development includes 441 standard spaces, 22 accessible 
spaces, and 13 compact spaces for a total of 476 parking spaces. Per the Town of Queen Creek code, 
a total of 625 parking spaces are required. A 40% utilization of the required Vineyard Towne Center 
parking spaces per the Town of Queen Creek code would result in 250 parking spaces being used 
during the highest hour which would leave 226 of the proposed parking spaces available.  

RIDE SHARE AND ONLINE SHOPPING TRENDS 
CivTech researched the changes in alternative modes of transportation and online shopping habits 
over time. These should be considered for large shopping center developments, like this one, causing 
a shift in parking utilization to be less with the increase in ride-sharing and online shopping. The 
parking rates provided by jurisdictions appear to not reflect the quick changing ride-sharing and 
online shopping habits today.  Detailed discussion can be found below.  Ride-sharing article excerpts 
have been included within Attachment D. Online shopping article excerpts have been included 
within Attachment E.  

RIDE SHARE 
The use of different modes of transportation can affect parking demand for different types of 
developments. The demand for parking is driven by individuals who choose to drive personal vehicles 
to their desired location which requires them to need a place to park their vehicle. The use of ride-
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sharing such as companies including Uber and Lyft reduce the need for individual parking spaces has 
customers of retail shops no longer need a place to park their vehicle. 

A 2016 study tracking vehicle miles traveled (VMT) revealed that ride-sharing companies such as 
Uber and Lyft made up just 1% of all VMT. A recent 2021 study shows that ride-sharing companies 
now account for approximately 14% of all VMT. The study shows an increase in ride-sharing of an 
average of 2.6% per year from 2016 to 2021. If this growth in ride-sharing was to continue, by 
opening year of the proposed Vineyard Towne Center (2022), 16.6% of all VMT would be from ride-
sharing companies.  

A 2016 Mckinsey & Company study found that both Uber and Lyft across the entire United States 
combined for a total of 500 million VMT per month. According to Mckinsey & Company, “More recent 
figures suggest their joint monthly average is well over a billion VMT and that figure is set to hit 2 
billion by 2025 with the industry’s projected growth rate”. 

ONLINE SHOPPING 
Online shopping or e-commerce has changed the way many people shop for goods over recent years. 
Analysis performed on e-commerce by Maryland University found that e-commerce represented more 
than 21% of total retail sales in 2020 which was a 44% growth from the previous years. Many large 
companies such as Amazon and Walmart saw increases in online sales with Amazon accounting for 
1/3rd of all online retail sales and Walmart posting an e-commerce increase of 79% from in their 2021 
fiscal year. 

Mobile shopping has also seen an increase over recent years with mobile shopping accounting for 
345 billion in retail sales in 2021. It should be noted that mobile shopping accounted for 54% of all 
online retail sales in 2021 according to Statista. As online shopping continues to increase, the need 
for on-site parking may decrease. 

CONCLUSIONS 
From the above, the following can be concluded: 

 The Vineyard Towne Center development is located on the northwest corner of Gantzel Road and 
Combs Road consisting of 43,300 square-feet (SF) of retail use, 14,100 SF of restaurant, 19,400 
SF of fast-food restaurant with a drive-thru, and 5,000 SF of outdoor dining. The development is 
proposed to include 441 standard spaces, 22 accessible spaces, and 13 compact spaces. 

 Per the Pinal County base parking ratios, a total of 416 parking spaces are required. The ADA 
Standards for Accessible Design requirements state that developments with more than 400 but 
less than 500 parking spaces provide a minimum of 9 accessible parking spaces.  

 The three (3) existing commercial shopping centers compared experienced an average weekday 
utilization of 27.67% with a high of 29.0% and an average weekend utilization of 38.0% with a 
high of 40.0%. 
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 The proposed Vineyard Towne Center development includes 441 standard spaces, 22 accessible 
spaces, and 13 compact spaces for a total of 476 parking spaces. Per the Town of Queen Creek 
code, a total of 625 parking spaces are required. A 40% utilization of the required Vineyard Towne 
Center parking spaces per the Town of Queen Creek code would result in 250 parking spaces 
being used during the highest hour which would leave 226 of the proposed parking spaces 
available.  

 CivTech researched the changes in alternative modes of transportation and online shopping habits 
over time. These should be considered for large shopping center developments, like this one, 
causing a shift in parking utilization to be less with the increase in ride-sharing and online 
shopping. The parking rates provided by jurisdictions appear to not reflect the quick changing 
ride-sharing and online shopping habits today.   

Thank you for allowing CivTech to assist you on this project. Please contact me with any questions 
you may have on this Traffic Statement. 

Sincerely, 

CivTech 

 

Dawn D. Cartier, P.E., PTOE 
Project Manager/President 
 
Attachments (5) 

A. Site Plan 
B. Commercial Shopping Center Tenant Information 
C. Parking Utilization Data 
D. Ride Sharing Article Excerpts 
E. Online Shopping Article Excerpts 
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SIMILAR DEVELOPMENT PARKING REQUIREMENTS  
QUEEN CREEK MARKETPLACE 
Parking requirements are specified in the Town of Queen Creek Zoning Ordinance, Article 5-Site 
Improvement Standards, Table 5.6-3 Off-Street Parking Requirements.  

CivTech received the square-footage and land use for each tenant in the Queen Creek Marketplace 
from Vestar. This information was used to calculate parking requirements based on the Town of 
Queen Creek code. 

Rates are given based on square footage (SF) for retail land uses. Accessible parking rates are based 
on the number of total parking spaces required. For the purposes of this analysis, CivTech assumed 
each fast-food restaurant land would be built with a ratio of 35% kitchen/office to 65% patron seating 
area. Table 1 summarizes the land use, gross floor area, and required parking per code. 

Table 1 – Town of Queen Creek Required Parking Spaces per Base Parking Ratios 

Land Use Quantity 
(SF) Requirement Per Code 

Required 
Vehicle 
Spaces 

Regular Parking 
Retail 

(General) 592,347 1.0 spaces per 300 SF 1,974.49 

Services 
(General) 77,935 1.0 spaces per 300 SF 259.78 

Retail Sales and Services 
(Restaurant) 59,344 1.0 spaces per 75 SF 791.25 

Retail Sales and Services 
(Restaurant Outdoor Dining Area) 4,400 1.0 spaces per 400 SF 11.0 

Retail Sales Kitchen/Office 
(Restaurant w/ Drive-In Facilities) 11,225 1.0 spaces per 50 SF 224.5 

Recreation and Entertainment 
(Health Club/Fitness Center) 33,745 

10.0 
initial 
+ 1.0 

spaces per 200 SF 173.73 

Medical Clinic 13,059 1.0 spaces per 200 SF 95.3 
Required Parking Spaces (Rounded up to the nearest whole number) 3,501 

 
Per the Town of Queen Creek base parking ratios, a total of 3,501 parking spaces are required. Table 
5.6-3 of the Town of Queen Creek Zoning Ordinance states that developments with more than 1,000 
required spaces provide 20 accessible parking spaces plus 1 for each 100 parking spaces over 1,000 
parking spaces which results in 45 accessible parking spaces. 

CROSSROADS TOWNE CENTER 
Parking requirements are specified in the City of Chandler Parking and Loading Regulations section 
35-1804.  
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CivTech received the square-footage and land use for each tenant in the Crossroads Towne Center 
from Vestar. This information was used to calculate parking requirements based on the City of 
Chandler code. 

Rates are given based on square footage (SF) for a commercial center. Accessible parking rates are 
based on the Department of Justice ADA Standards for Accessible Design requirements. Table 2 
summarizes the land use, gross floor area, and required parking per code.  

Table 2 – City of Chandler Required Parking Spaces per Base Parking Ratios 

Land Use Quantity 
(SF) Requirement Per Code 

Required 
Vehicle 
Spaces 

Regular Parking 
Shopping Center > 10 GA 678,269 1.0 spaces per 250 SF 2,713.08 

Required Parking Spaces (Rounded up to the nearest whole number) 2,714 
+ GA = Gross acres 

Per the City of Chandler base parking ratios, a total of 2,714 parking spaces are required. The ADA 
Standards for Accessible Design requirements state that developments with more than 1,000 required 
spaces provide 20 accessible parking spaces plus 1 for each 100 parking spaces over 1,000 parking 
spaces which results in 37 accessible parking spaces. 

GILBERT GATEWAY TOWNE CENTER 
Parking requirements are specified in the City of Mesa Parking and Loading Standards Exhibit 14.3 – 
Ratios for Parking.  

CivTech received the square-footage and land use for each tenant in the Gilbert Gateway Town 
Center from Vestar. This information was used to calculate parking requirements based on the City 
of Mesa code. 

Rates are given based on square footage (SF) for each land use. Accessible parking rates are based 
on the Department of Justice ADA Standards for Accessible Design requirements. Table 3 
summarizes the land use, gross floor area, and required parking per code.  
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Table 3 – City of Mesa Required Parking Spaces per Base Parking Ratios 

Land Use Quantity 
(SF) Requirement Per Code 

Required 
Vehicle 
Spaces 

Regular Parking 
Office  

(General) 3,350 1.0 spaces per 300 SF 11.17 

Clinic 
(Medical) 4,800 1.0 spaces per 90 SF 58.33 

Retail Sales 
(Indoor) 345,210 1.0 spaces per 375 SF 920.56 

Retail Sales 
(Furniture Sales) 10,746 1.0 spaces per 500 

(10,000 max) SF 20.15 
+ 1.0 spaces per 5,000 

Restaurant 
(Indoor) 47,809 1.0 spaces per 75 SF 637.45 

Restaurant 
(Take out only) 5,993 1.0 spaces per 375 SF 15.98 

Services  14,625 1.0 spaces per 375 SF 39.0 
Required Parking Spaces (Rounded up to the nearest whole number) 1,698 

 

Per the City of Mesa base parking ratios, a total of 1,698 parking spaces are required. The ADA 
Standards for Accessible Design requirements state that developments with more than 1,000 required 
spaces provide 20 accessible parking spaces plus 1 for each 100 parking spaces over 1,000 parking 
spaces which results in 27 accessible parking spaces. 
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SIMILAR DEVELOPMENT PARKING COUNTS  
QUEEN CREEK MARKETPLACE 
CivTech engaged Field Data Services of Arizona Inc. to record parking space utilization at the Queen Creek Marketplace located on the 
southwest corner of Ellsworth Road and Rittenhouse Road. Parking space utilization data was record from 8:00 AM – 10:00 PM on 
Thursday, January 20, 2022 and Saturday, January 22, 2022.  

 

The Queen Creek Marketplace provides a total of 4,322 parking space with 164 parking spaces designated for accessible parking. On 
Thursday, the Queen Creek Marketplace experienced a maximum of 1,295 parking spaces used at any one hour which results in a 
maximum utilization of 29.96%. On Saturday, the Queen Creek Marketplace experience a maximum of 1,783 parking spaces used at 
any one hour which results in a maximum utilization of 41.25%.  

When compared to the 3,501 required number of parking spaces per the Town of Queen Creek base parking ratios, the Queen Creek 
Marketplace experienced a maximum utilization of 36.99% on Thursday and a maximum utilization of 50.93% on Saturday.  

  

% of Total % of Total
8:00 AM 274 6.11% 8:00 AM 303 6.75% 164
9:00 AM 686 15.29% 9:00 AM 602 13.42% 4322
10:00 AM 963 21.47% 10:00 AM 1258 28.04% 4486
11:00 AM 1177 26.24% 11:00 AM 1482 33.04%
12:00 PM 1258 28.04% 12:00 PM 1632 36.38%
1:00 PM 1233 27.49% 1:00 PM 1728 38.52%
2:00 PM 1169 26.06% 2:00 PM 1783 39.75%
3:00 PM 1275 28.42% 3:00 PM 1657 36.94%
4:00 PM 1295 28.87% 4:00 PM 1465 32.66%
5:00 PM 1128 25.14% 5:00 PM 1369 30.52%
6:00 PM 1041 23.21% 6:00 PM 1401 31.23%
7:00 PM 910 20.29% 7:00 PM 1302 29.02%
8:00 PM 654 14.58% 8:00 PM 1074 23.94%
9:00 PM 328 7.31% 9:00 PM 657 14.65%
10:00 PM 254 5.66% 10:00 PM 355 7.91%

Total

Accessible
Other

Total Parking SpacesThursday, January 20, 2022

Queen Creek Marketplace ‐‐ Ellsworth Rd & Rittenhouse

Saturday, January 22, 2022
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CROSSROADS TOWNE CENTER 
CivTech engaged Field Data Services of Arizona Inc. to record parking space utilization at the Crossroads Towne Center located on the 
northwest corner of Gilbert Road and Germann Road. Parking space utilization data was record from 7:00 AM – 11:00 PM on Thursday, 
January 20, 2022 and Saturday, January 22, 2022.  

 

The Crossroads Towne Center provides a total of 5,636 parking space with 193 parking spaces designated for accessible parking. On 
Thursday, the Crossroads Towne Center experienced a maximum of 1,569 parking spaces used at any one hour which results in a 
maximum utilization of 27.84%. On Saturday, the Crossroads Towne Center experience a maximum of 1,962 parking spaces used at 
any one hour which results in a maximum utilization of 34.81%.  

When compared to the 2,714 required number of parking spaces per the City of Chandler base parking ratios, the Crossroads Towne 
Center experienced a maximum utilization of 57.81% on Thursday and a maximum utilization of 72.29% on Saturday.  

% of Total % of Total
7:00 AM 287 4.92% 7:00 AM 314 5.39% 193
8:00 AM 438 7.51% 8:00 AM 524 8.99% 5636
9:00 AM 727 12.47% 9:00 AM 915 15.70% 5829
10:00 AM 935 16.04% 10:00 AM 1278 21.92%
11:00 AM 1078 18.49% 11:00 AM 1369 23.49%
12:00 PM 1285 22.04% 12:00 PM 1585 27.19%
1:00 PM 1477 25.34% 1:00 PM 1962 33.66%
2:00 PM 1569 26.92% 2:00 PM 1852 31.77%
3:00 PM 1283 22.01% 3:00 PM 1766 30.30%
4:00 PM 1369 23.49% 4:00 PM 1852 31.77%
5:00 PM 1374 23.57% 5:00 PM 1743 29.90%
6:00 PM 1305 22.39% 6:00 PM 1631 27.98%
7:00 PM 985 16.90% 7:00 PM 1258 21.58%
8:00 PM 774 13.28% 8:00 PM 1079 18.51%
9:00 PM 595 10.21% 9:00 PM 819 14.05%
10:00 PM 264 4.53% 10:00 PM 528 9.06%
11:00 PM 218 3.74% 11:00 PM 294 5.04%

Total

Total Parking Spaces
Accessible

Other

Crossroads Town Center ‐‐ Gilbert Rd & Germann Rd

Thursday, January 20, 2022 Saturday, January 22, 2022
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GILBERT GATEWAY TOWNE CENTER 
CivTech engaged Field Data Services of Arizona Inc. to record parking space utilization at the Gilbert Gateway Towne Center located 
on the northwest corner of Power Road and Ray Road. Parking space utilization data was record from 7:00 AM – 11:00 PM on Thursday, 
January 20, 2022 and Saturday, January 22, 2022.  

 

The Gilbert Gateway Towne Center provides a total of 2,243 parking space with 92 parking spaces designated for accessible parking. 
On Thursday, the Gilbert Gateway Towne Center experienced a maximum of 628 parking spaces used at any one hour which results 
in a maximum utilization of 28.00%. On Saturday, the Gilbert Gateway Towne Center experience a maximum of 721 parking spaces 
used at any one hour which results in a maximum utilization of 32.14%.  

When compared to the 1,698 required number of parking spaces per the City of Mesa base parking ratios, the Gilbert Gateway Towne 
Center experienced a maximum utilization of 36.98%% on Thursday and a maximum utilization of 42.46% on Saturday.  

% of Total % of Total
7:00 AM 122 5.22% 7:00 AM 104 4.45% 92
8:00 AM 189 8.09% 8:00 AM 163 6.98% 2243
9:00 AM 276 11.82% 9:00 AM 204 8.74% 2335
10:00 AM 328 14.05% 10:00 AM 325 13.92%
11:00 AM 423 18.12% 11:00 AM 423 18.12%
12:00 PM 567 24.28% 12:00 PM 452 19.36%
1:00 PM 628 26.90% 1:00 PM 679 29.08%
2:00 PM 617 26.42% 2:00 PM 721 30.88%
3:00 PM 589 25.22% 3:00 PM 693 29.68%
4:00 PM 552 23.64% 4:00 PM 653 27.97%
5:00 PM 498 21.33% 5:00 PM 587 25.14%
6:00 PM 431 18.46% 6:00 PM 492 21.07%
7:00 PM 396 16.96% 7:00 PM 463 19.83%
8:00 PM 321 13.75% 8:00 PM 387 16.57%
9:00 PM 243 10.41% 9:00 PM 289 12.38%
10:00 PM 189 8.09% 10:00 PM 189 8.09%
11:00 PM 129 5.52% 11:00 PM 108 4.63%

Total

Total Parking Spaces
Accessible

Other

Thursday, January 20, 2022

Gilbert Gateway Town Center ‐‐ Power Rd & Ray Rd

Saturday, January 22, 2022
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Ride-Sharing Industry
Statistics to get you going in
2021

By Smiljanic Stasha

Last modified: April 25, 2021

Ride-sharing is a vehicle service that matches drivers of private cars with people looking

for local transportation. It’s an arrangement where passengers connect with drivers

through mobile apps or websites. Then they are taken to a certain destination alongside

other commuters. 

The ride-sharing industry has grown at a rapid rate in recent years. Increased population

and industrialization around the world, especially in larger cities means an increase in

road traffic, and the need for comfortable transportation is at an all-time high. 

Here are some ride-sharing industry statistics for you:  

The ride-sharing industry is worth an estimated $61 billion.  

About 25% of the entire US population uses About 25% of the entire US population uses ride-sharingride-sharing at least once a month.  at least once a month. 

Uber alone has over 3.8 million drivers worldwide. Uber alone has over 3.8 million drivers worldwide. 

The The ride-sharing marketride-sharing market value is projected to reach an estimated $220 billion by 2025.  value is projected to reach an estimated $220 billion by 2025. 

Lyft has a Lyft has a ride-sharing market shareride-sharing market share of 30% in the US.  of 30% in the US.
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Ridesharing Market Stats 
The ride-sharing market has grown exponentially in the last decade. Multi-million dollar

companies like Uber and Lyft helped boost the popularity of ride-sharing worldwide. The

market was worth $51.3 billion in 2017, a figure set to grow by over 400% in the next 5

years. 

1. The global ride-sharing market is currently worth
approximately $61 billion. 

(Business Traveller) 

Ride-sharing has quickly become a very lucrative business worldwide, especially in first-

world countries. The growing popularity of ride-sharing companies like Uber in America,

Europe, and Africa has boosted the industry’s worth in recent years and it now has a

global worth of approximately $61 billion. This is an enormous figure considering the

industry barely existed a decade ago. 

2. Uber and Lyft make up 99% of the ride-sharing market in the
US. 

(Second Measure) 

Lyft has gained ground in the ride-sharing market in recent years. The increasing

popularity of Lyft among American commuters means Uber has gone from having a 74%

market share in September 2017 to 69% in March 2020. 

Lyft’s growth has given them a market share of 30%, up by almost 10% from 2017. The

two ride-sharing companies control 99% of the market in America, one of the highest

duopolies of any industry nationwide. 
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3. Didi controls 91% of China’s ride-sharing market share.

 (Statista)

Didi is one of the biggest ride-sharing companies worldwide and by far the largest in

China. The company already controlled a significant share in the market but proceeded to

buy Uber’s Chinese operation in 2016, merging their shares with Uber’s. As a result, Didi

accounted for over 90% of China’s ride-sharing market in the last quarter of 2018, with

approximately half the country’s population being registered users of their transportation

service. 

4. Self-driving car industry to generate global revenue of $173
billion in the next 3 years. 

(Tech HQ) 

Autonomous ride-sharing is widely seen as the next big step for the industry. Big ride-

sharing companies like Lyft, Uber, and Dida have made major technological strides in the

development of self-driving vehicles. The development of autonomous vehicles is set to

generate global revenue of $173 billion dollars by 2023 with the ride-sharing market

playing a primary role in the development and marketing of the technology. 

 

Ride-Sharing Industry Growth
The growth of ride-sharing as an industry is one of the fastest worldwide. The market had

a global value less than $1 billion a decade ago but is now worth a staggering $61 billion

and is set to be worth a lot more in a few years. Multiple factors such as urbanization and

the popularity of the internet have played a part in the industry’s growth and it seems ride-

sharing is set to be the future of local transportation. 
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5. The ride-sharing market is expected to be worth $220 billion
by 2025. 

(Spotnrides) 

Despite the steady growth of ride-sharing in recent years, it’s forecasted to grow at an

even quicker rate over the next few years. Recent ride-sharing market analysis shows the

market is expected to increase by a 20% compound annual growth rate (CAGR) between

late 2019 and 2025. 

At this rate, the market will rise from its current value of $61 billion to $220 billion in those 

5½ years, an increase of nearly 400%. These stats reveal the projected success of the

established ride-sharing companies globally as well as the financial potential of upcoming

startup companies. 

6. Uber and Lyft are responsible for up to 14% of Vehicle Miles
Traveled in some US states. 

(The Verge) 

With personal car ownership on the decline and ride-sharing rising in the United States,

the percentage of VMT owing to ride-sharing is on a rapid increase. Statistics show that

just 1% of US VMT in 2016 belonged to ride-sharing companies. A recent study, however,

shows that Uber and Lyft now make up to 14% of VMT in some states. 

This is a significant spike in numbers which shows that more and more Americans,

especially those in larger commercial areas are using ride-sharing as a means of transport

more often than personal vehicles, and the national average of ride-sharing VMT is now

about 6%. 
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7. Uber and Lyft averaged a combined 500 million US VMT per
month in 2016.

(Mckinsey & Company)

Uber and Lyft make up 99% of ride-sharing in the US and their road hours have steadily

increased as the years go by. A 2013 research shows that both ride-sharing companies

had a combined 30 million VMT per month in the United States. 

Similar research in 2016 showed that number had risen exponentially and both Uber and

Lyft averaged 500 million VMT per month across the country, a CAGR upwards of 150%.

More recent figures suggest their joint monthly average is well over a billion VMT and that

figure is set to hit 2 billion by 2025 with the industry’s projected growth rate. 

8. Share of Americans who have used ride-sharing services
went from 15% – 36% between 2015 & 2018. 

(Pew Research) 

Although the popularity of ride-sharing has gradually grown over the past 10 years, a

study by Pew Research shows that the growth of the ride-sharing market had a rapid

surge from 2015 onwards compared to the first half of the decade. The study showed that

36% of Americans used ride-sharing at least once in 2018, compared to just 15% in 2015.

Further research showed that 1/3rd of the population hadn’t even heard about ride-sharing

in 2015, with just 3% saying the same 3 years later. 

Who Uses Ride-Sharing Services?
As the demand for ride-sharing increases and the market evolves, consumer behavior

changes as well. Research shows that certain people are more likely to use ride-sharing

services than others. So who uses ride-sharing and why?
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9. Americans aged 18-29 use ride-sharing more often than any
other age group. 

(Into The Minds) 

Recent studies show that younger adults are far more welcoming to ride-sharing apps and

their benefits than older age groups. Americans aged 18-29 are accustomed to

smartphones and advanced technology from a young age. They make up the bigger part

of the ride-sharing market’s customer base with 51% of them using Uber or Lyft in 2018. 

This number drops to 43% for Americans aged 30-49 and just 24% for Americans aged 50

and above. The percentage of ride-sharing users within each age group is set to

drastically improve over the next few years due to the market’s projected growth. 

10. 43% of all Uber trips in the US are customers going to
dinners or parties. 

(Statista) 

People use ride-sharing services for a wide variety of reasons. A 2016 study shows that

transporting to and from dinners, parties, get-togethers, and other forms of social

hangouts is by far the most popular reason. These account for 43% of all Uber rides

across the country with going to airports following with 22%. Other popular reasons for

ride-sharing services include trips to work covering 11% and other random trips excluding

the reasons above which covered 18%. 

11. Only 24% of people earning less than $30k annually use
ride-sharing services in the US

(Into The Minds)
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A 2018 research shows that there is a correlation between average annual income and

Uber and Lyft users in the United States. The study carried out reveals that just 24% of

Americans earning less than $30k annually used ride-sharing. By contrast, 53% of those

earning over $75k annually used the services of Uber and Lyft. 

So why does annual income play a role in who uses ride-sharing? Well, further research

shows 70% of Americans earning upwards of $75k per annum live in cities and highly

industrialized areas where Uber and Lyft primarily function, while people on lower salaries

live in more residential areas where ride-sharing isn’t as popular.

Statistics on Ride-Sharing Companies 
Ride-sharing companies have become multi-million dollar businesses in recent years.

Uber, Lyft, and Didi top the list of ride-sharing companies worldwide with sizable stakes in

some of the biggest first-world countries. Let’s take a look at how these companies

perform in the market.

12. Lyft employs approximately 1.4 million drivers worldwide. 

(Business of Apps) 

The success of a ride-sharing company relies a lot on employed drivers. The number of

drivers working for Lyft has gradually increased over the years and the company now

employs about 1.4 million drivers globally. They also have a customer base of over 23

million people globally. This is a 100% growth rate for the company from 2016. 

In comparison, Uber has much larger working personnel, reflective of its dominance in the

global market. Uber employs just under 4 million drivers across 600 cities worldwide. 

13. 24.5% of US ride-share drivers work for both Uber and Lyft 
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(Statista)

Some ride-share drivers choose to work for multiple services while some work for a single

company only. In the US, Uber has the majority share of exclusive drivers (54.2%).

Approximately 22% of drivers work exclusively for Uber’s market rivals Lyft with 24.5%

accepting ride requests for both companies. 

14. 12% of US ride-share customers use both Uber and Lyft

(Second Measure)

Despite both Uber and Lyft being extremely popular in the US, most ride-share users stay

loyal to just one brand. Research from February 2020 shows that just 12% of Americans

used both Uber and Lyft to commute. 62% used Uber only. The remaining 26% used Lyft

exclusively. 

15. Didi averages 30 million rides per day. 

(KrAsia)

Didi controls 91% of the Chinese market and is one of the biggest ride-sharing companies

worldwide. Worth a reported $56 million, the company is widely known as “China’s Uber”

after they bought Uber’s shares in the Chinese market in 2016. 

Their customer base has increased year after year as the ride-sharing market size in

China has grown and recent reports show Didi average as much as 30 million trips daily

across China. This translates to about 10 billion trips annually. This is approximately 10

times that of Uber who average about 1.3 billion annually. Their dominance in terms of

numbers of rides has been attributed to their monopoly of the Chinese market, a country

with a population of well over a billion. 
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16. Lyft operates in over 350 US cities. 

(Much Needed)

Lyft has slowly built its reputation in the US to rival the major market players in recent

years. Lyft ride-sharing stats show the company now controls 30% of the market share in

the US, a 10% increase in the last 3 years. With their growth in market share, the

company has also extended its reach, with services now available in 350 cities across the

US, as well as, Toronto and Ottawa in Canada. Even so, Lyft has plans to extend even

further to a bunch of new locations across the continent.

17. Uber has 7 million users in Brazil.

(Make a Website Hub)

Uber’s global popularity has seen its service stretch to many countries across the world.

Uber service is now available in 65 countries worldwide and over 650 cities. The United

States remains Uber’s main market, with an estimated 41.8 million users as of 2018. 

Brazil, however, is Uber’s second most popular stomping ground. The customer base

there is 17 million users. London is Uber’s biggest market in Europe with research

showing about  3.5 million people using their services in London as of 2018. 

The Rise of Ride-Sharing Apps 
The use of ride-sharing apps among smartphone users is now very common. Research

figures show a steady rise in the number of ride-sharing application downloads in the last

decade as the industry became more popular among Americans. 

18. About 46 million Americans downloaded Uber and Lyft
applications in 2018 compared to just 18 million in 2015
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(Sensor Tower) 

Lyft and Uber applications had approximately 46 million first-time downloads in the US in

2018. Lyft was installed by about 20 million Americans, 2 million up from 2017 and about a

15 million increase from 2015. 

Uber, on the other hand, had 26.5 million downloads in 2018, a 4 million decrease from its

30 million new app users in 2017 but a significant increase from its 13 million app

downloads in 2015. 

19. A projected 540 million people will use ride-sharing apps
worldwide in 2021 

(Build Fire) 

Recent research has shown that the number of people with ride-sharing apps globally is

set to exceed half a billion by 2021. The market’s projected growth and the addition of

new ride-sharing companies as well as the soon-to-be autonomous ride-sharing service is

set to skyrocket the number of daily downloads of ride-sharing apps worldwide. A reported

540 million people globally would use ride-sharing apps and this figure is all the more

impressive when considering just about 207 million people worldwide had a ride-sharing

app in 2015, a growth rate of over 100% in 6 years. 

The Impact of the Ride-Sharing Industry
As ride-sharing has developed from a small industry to a more mainstream part of the

economy, it has had a strong impact on other parts of the business scene. The auto

industry has felt the effects of the change ride-sharing has brought and the large amount

of Americans employed by the industry has played a minor part in improved employment

numbers in the country in recent years. 
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20. Uber averaged over 320,000 more rides daily than yellow
cabs in New York

(Todd W. Schneider)

If taxis were to be associated with any place in the world, it would be New York. The

American state has long been known for its iconic yellow taxis and their importance to

transport within the city, however, the advent of ride-sharing services seems to have

reduced the use of traditional taxi transport in New York, similar to America as a whole.

Research data from early 2020 shows that Uber ride-sharing averages about 550,000

rides a day in NY, compared to approximately 230,000 for taxis. 

This figure shows the significant rise in Uber customers in NY as Uber averaged just

140,000 rides per day in 2016 compared to 420,000 rides for yellow taxis. This clearly

shows Uber’s growth in the market has significantly affected the taxi industry in NY. 

Interestingly, Lyft is yet to overtake taxis in terms of average daily rides and record about

180,000 rides per day but with the continued growth of the ride-sharing market and the

downward spiral of the taxi industry in NY, that is projected to happen around 2022. 

21. Just 24.5% of American 16-year-olds had a drivers license
in 2014.

(USA Today) 

Getting a car used to be the dream of every teenager. Today it seems lots of teenagers

and young adults are ditching their drivers licenses and begin using ride-sharing services. 

The services of Uber and Lyft provide easy transportation alternatives for teenagers. Stats

show that just over a quarter (24.5%) of 16-year-old kids owned a license in late 2014,
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down from 31.1% in 2008 and 46.8% in 1983. Further research also shows 76.7% of

adults aged 20-24 possessed a driver’s license, down from 82% in 2008 and 91.2% in

1983. 

These figures clearly indicate car ownership is on the wane among younger Americans

and ride-sharing services have played a major part in that. 

22. Uber and Lyft insurance offer $1 million in damage liability
for accidents involving their service.

(Nerd Wallet)

People in an auto accident involving Uber or Lyft have a damage liability coverage of $1

million. This applies only with a pre-existing condition; The driver must have accepted the

ride request. This activates the insurance policy. 

If he hasn’t, Uber or Lyft’s damage liability will not exceed $500,000. Ride-sharing

services also won’t cover damages if the driver was not logged into the ride-sharing app at

the time of the accident. 

Conclusion 
With global warming becoming a major issue in recent years, the ride-sharing industry has

received a lot of support and plaudits worldwide and while taxi and bus drivers will fondly

remember the days before Uber, most people appreciate the benefits of the industry. 

As with most good ideas, Uber’s success quickly brought competition. Lyft and Didi

quickly became multi-million dollar services. Tesla ride-sharing set will likely also play a

major part in the market in the next few years. Ride-sharing is certainly the future of local

transportation.
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Future of Online Shopping: Evolving E-Commerce Trends
Articles | Master's in Business Administration

The ubiquity of internet access has leveled the retail playing field, making it easy for individuals and businesses to sell products

without geographic limitation. In 2020, U.S. e-commerce sales, receiving a boost due to the COVID-19 pandemic, grew 44% and

represented more than 21% of total retail sales, according to e-commerce information source Internet Retailer.

The growth of e-commerce has not only changed the way

customers shop, but also their expectations of how brands

approach customer service, personalize communications, and

provide customers choices.

The future of online shopping depends on savvy professionals

who can create a personalized, engaging virtual shopping

experience for consumers. Those entering a career in business

administration must adopt the latest digital technologies and

tools — such as data analytics, machine learning, and mobile

trends — to meet the demands of today’s online shopper.

Completing a program such as an online Master of Business

Administration (MBA) can help you gain these skills.

5 Trends Shaping the Future of Online Shopping

Retail e-commerce revenues are projected to grow to $5.4 trillion in 2022, according to market data provider Statista. As retailers

adjust to this digital sales boom, online marketplaces are changing the way customers shop. Amazon alone accounted for nearly one-

third of all online retail sales in 2020, according to Internet Retailer. Other top online retailers also saw huge increases in their online

sales. Walmart, for instance, reported its online sales grew 79% in its fiscal year 2021.

The pandemic, which pushed many consumers to change how they buy essential items, electronics, and clothing, has helped to

reshape the future of online shopping and forced businesses to evolve to meet new needs and demands. To capitalize on the

opportunities presented by e-commerce, business professionals must be well versed in the latest technologies and trends, including

the following.

Customer Data and Analytics Improve Marketing Tactics

Online stores may not have retail clerks or dressing rooms, but they can recommend products based on customers’ interests, style

choices, and preferences using data. The future of online shopping relies on capturing patterns of shopping behavior. This allows a

brand to create strategic pricing, advertising, and cross promotions on both an individual basis and based on widespread trends. For

example, a brand may run social media ads during peak shopping hours, promote items that are often bought together, or show an

ad for a specific item a consumer has previously viewed.

Business professionals trained in market research analysis use a variety of tools to process customer data and uncover insights.

Analysts also use data to conduct product research, identifying which items are selling and how much customers are willing to pay.

Product development, including what new products to sell and how to position them, is also increasingly data driven.

Analysts need strategic thinking, computer proficiency, and decision-making skills to succeed in the future of online shopping. The

recent explosion in online shopping provides an exciting opportunity for business professionals to step into a digital marketing role.

Market research analysis positions alone are expected to see 18% growth between 2019 and 2029, according to the U.S. Bureau of

Labor Statistics (BLS).

Machine Learning Creates a Personalized Online Shopping Experience

In the world of e-commerce, shoppers require a more personalized experience. According to Accenture, 91% of consumers are more

likely to shop with brands that recognize, remember, and provide relevant offers and product recommendations. In fact, when online

stores personalize the shopping experience, they can experience a jump in sales conversion rates of 15% to 20%, according to

McKinsey. Li
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Rather than manually analyzing customer information, data analysts use artificial intelligence (AI) and machine learning technologies

to compile data and create customer profiles. Analysts use these profiles and insights (with the help of AI) to deliver personalized

recommendations and relevant content, based on an intelligent algorithm. A report from Liveclicker, the digital marketing solutions

provider, found businesses that are investing in smart personalization in e-commerce can expect to see up to a 20-fold return for

every marketing dollar they spend.

Although AI handles much of the analytical processes, market research analysts apply their own insights and understanding of

consumer behavior to make recommendations and spearhead the continued optimization of e-commerce.

Online Shopping Is Going Mobile

The retail industry has been significantly impacted by the increasing use of mobile devices. Market data provider Statista predicts that

in 2021, online purchases made from smartphones will account for more than $345 billion in retail sales. With mobile e-commerce,

shopping happens everywhere, no brick-and-mortar storefront or laptop required. So, what does mobile mean for the future of online

shopping?

Retail buying through mobile devices accounts for almost 54% of online orders, according to Statista, so smart brands are creating a

mobile-friendly e-commerce experience. A retailer’s website and online store should not only be accessible by computer, but also

optimized with a design or application that makes it easy to browse and buy from a smartphone, tablet, or other mobile device.

The mobile e-commerce experience provides customers with customized products, more competitive pricing, and increased

accessibility. Analysts and business professionals must consider the user journey across multiple devices (including mobile, desktop,

and in-store) and integrate a multi-channel strategy to optimize sales conversions. For example, if a customer places items in a cart on

mobile, and then moves to desktop, the information should update in real time to create a seamless shopping experience across

platforms.

Voice Technology Leads to Automated Commerce

A report from Coupon Follow, the retail coupon code tracker, found that nearly half of millennials have used voice technology to buy

items online. By simply calling out to Alexa or Amazon Echo, someone might add an item to their online shopping cart.

While not everyone uses their smart speakers to make online purchases, a sizable number of device owners rely one them to help

make purchasing decisions and start product searches. For example, an Adobe Digital Insights report found that 32% of smart speaker

owners use their devices to compare product prices. This can have a big influence on consumers’ purchasing decisions.

Voice-enabled shopping is expected to reach $40 billion in the U.S. by 2022, according to a survey from business consulting leader

OC&C Strategy Consultants. In light of this, business leaders must consider how to take full advantage of this growing channel for

selling their products and services. By strategizing how to incorporate voice technology into their marketing, companies can connect

with more customers and tap into automated commerce as well.

Shopping on Social Media Platforms Expands the Online Storefront

Billions of people use social media platforms daily. While many businesses appreciate the need for a robust presence on social media

for marketing purposes, more and more see these platforms as effective places to make direct sales.

More than half of Instagram users utilize the platform to find products. Many online shoppers look to Pinterest, Facebook, and others

for ideas about what to buy. Giving social media users a chance to make purchases within the networks they already use provides for

a quicker, easier purchasing process with fewer steps.

Additionally, social media platforms are well positioned to implement augmented reality (AR) experiences. A full 71% of shoppers say

AR technology encourages them to buy, according to Deloitte research. Having the ability to test or try out products builds confidence

in a purchase. The growing use of social e-commerce, and the opportunities it presents for more interactive and personalized buying

experiences, suggests more businesses should explore the possibility of using social media platforms to expand their online

storefronts.

Analysts Are Key to Executing Online Shopping Trends

The e-commerce shopping experience is more personal, accessible, and data-driven than ever before. As the industry evolves, there is

opportunity for business professionals to make a profound impact on the future of online shopping. An online degree in business

offers students extensive knowledge of advanced business practices and the latest digital trends, tools, and technologies. Business

professionals can apply their knowledge and insights to help shape the ongoing evolution of e-commerce.

Be a Leader in the Future of Online Shopping
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If you’re interested in shaping the future of online shopping, consider pursuing an online business degree from Maryville University.

With options at both the undergraduate and graduate level, these programs provide opportunities for you to learn valuable skills that

can help you succeed in a variety of fields, including e-commerce.

Take the next step in your career. Explore the business degrees at Maryville University and decide which is the best fit for you.

Recommended Reading

Can an MBA Help Leaders Harness the Power of Digital Disruption?

The Future of Business Ideas for 2020 and Beyond: Where Creativity Meets Data Analysis

4 Trends Changing the Marketing Landscape

Sources

Accenture, Personalization Pulse Check Report 2018

Adobe Digital Insights, State of Voice Assistants

Big Commerce, “The Future of Ecommerce is Frictionless, Experiential, and Everywhere”

Coupon Follow, “The Millennial Shopping Report”

Deloitte Digital, “Digital Reality Changes Everything: Step into the Future”

Forrester, Ecommerce Trends That Will Drive Sales in 2019

Digital Commerce 360, US Ecommerce Grows 44.0% in 2020

Liveclicker, “The Value of Personalization Optimization for Retailers”

Maryville, MBA Career Options, Paths to Success

Maryville, Online Business Degrees

McKinsey & Company, “Personalizing the Customer Experience: Driving Differentiation in Retail”

OC&C Strategy Consultants, “The Talking Shop – the Rise of Voice Commerce”

Statista, “U.S. Mobile Retail Commerce Sales as Percentage of Retail E-commerce Sales from 2017 to 2021”

Statista, Retail E-commerce Sales Worldwide from 2014-2024

Statista, “Retail M-commerce Sales Via Smartphone in the United States from 2018 to 2022”

U.S. Bureau of Labor Statistics. Market Research Analysts

Walmart Corporate, Q4 FY21 Earnings Release

Learn more about the online MBA program. Get Program Details

Be Brave

Bring us your ambition and we’ll guide you along a personalized path to a

quality education that’s designed to change your life.
1 2

Get Program Details
This will only take a moment.

1.
What program are you most interested
in?

Please select an option

Next Step

Li
ve

 C
ha

t

https://online.maryville.edu/business-degrees/
https://online.maryville.edu/blog/can-an-mba-help-leaders-harness-the-power-of-digital-disruption/
https://online.maryville.edu/blog/future-business-ideas/
https://online.maryville.edu/blog/4-trends-changing-the-marketing-landscape/
https://www.accenture.com/_acnmedia/PDF-77/Accenture-Pulse-Survey.pdf
https://www.slideshare.net/adobe/adi-state-of-voice-assistants-113779956
https://www.bigcommerce.com/articles/ecommerce/future-of-ecommerce/
https://couponfollow.com/research/millennial-shopping-report
https://www2.deloitte.com/content/dam/Deloitte/dk/Documents/Grabngo/Digital%20Reality%20GrabNGo_2019_030419.pdf
https://www.shopify.com/partners/blog/ecommerce-trends-2019
https://www.digitalcommerce360.com/article/us-ecommerce-sales/
https://www.liveclicker.com/resources/report/the-value-of-personalization-optimization-for-retailers/
https://online.maryville.edu/online-masters-degrees/business-administration/careers
https://online.maryville.edu/business-degrees/
https://www.mckinsey.com/industries/retail/our-insights/personalizing-the-customer-experience-driving-differentiation-in-retail
https://www.occstrategy.com/media/1285/the-talking-shop_uk.pdf
https://www.statista.com/statistics/249863/us-mobile-retail-commerce-sales-as-percentage-of-e-commerce-sales/
https://www.statista.com/statistics/249863/us-mobile-retail-commerce-sales-as-percentage-of-e-commerce-sales/
https://www.statista.com/statistics/379046/worldwide-retail-e-commerce-sales/
https://www.statista.com/statistics/379046/worldwide-retail-e-commerce-sales/
https://www.statista.com/statistics/276636/smartphones-us-retail-m-commerce-sales/#statisticContainer
https://www.bls.gov/ooh/business-and-financial/market-research-analysts.htm#tab-6
https://corporate.walmart.com/media-library/document/q4-fy21-earnings-release/_proxyDocument?id=00000177-b235-d73b-a9f7-b2f591660001
https://online.maryville.edu/privacy-policy/




Parking Statement  
NWC Gantzel Road & Combs Road – Queen Creek, Arizona 

Page 2 

 

PARKING REQUIREMENTS  

TOWN OF QUEEN CREEK 

Parking requirements are specified in the Town of Queen Creek Zoning Ordinance, Article 5-Site 
Improvement Standards, Table 5.6-3 Off-Street Parking Requirements. For reference, excerpts from 
the parking ordinance are included within Attachment B. 

Rates are given based on square footage (SF) for retail land uses. Accessible parking rates are based 
on the number of total parking spaces required. Table 1 summarizes the land use, gross floor area, 
and required parking per code.  

For the purposes of this analysis, CivTech assumed each fast-food restaurant land would be built with 
a ratio of 35% kitchen/office to 65% patron seating area. For the 19,100 SF of restaurant land use, 
4,935 SF was analyzed as kitchen/office and 14,165 SF was analyzed as patron seating area which 
includes 5,000 SF of outdoor dining area. For the 19,400 SF of fast-food restaurant with drive through 
window, 6,790 SF was analyzed as kitchen/office and 12,610 SF was analyzed as patron seating area. 

Table 1 – Town of Queen Creek Required Parking Spaces per Base Parking Ratios

Land Use 
Quantity 

(SF) 
Requirement Per Code 

Required 
Vehicle 
Spaces 

Regular Parking 
Retail Sales  
(General) 

23,300 1.0 spaces per 300 SF 77.66 

Retail Sales  
(Shopping Centers < 50,000 SF) 

20,000 3.0 spaces per 1,000 SF 60.00 

Retail Sales Patron Seating Area 
(Restaurant w/ Drive-In Facilities) 

12,610 1.0 spaces per 50 SF 252.20 

Retail Sales Kitchen/Office 
(Restaurant w/ Drive-In Facilities) 

6,790 1.0 spaces per 200 SF 33.95 

Retail Sales and Services 
(Restaurant) 

14,100 1.0 spaces per 75 SF 188.00 

Retail Sales and Services 
(Restaurant Outdoor Dining Area) 

5,000 1.0 spaces per 400 SF 12.5 

Required Parking Spaces (Rounded to the nearest whole number) 625 
 

Per the Town of Queen Creek base parking ratios, a total of 625 parking spaces are required. Table 
5.6-4 of the Town of Queen Creek Zoning Ordinance states that developments with more than 500 
required spaces provide 2% of the total accessible spaces which results in thirteen (13) accessible 
parking spaces. 
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PINAL COUNTY 

Parking requirements are specified in the Pinal County Off-Street Parking and Loading, Chapter 
2.140.020, Parking Space Requirements. For reference, excerpts from the parking ordinance are 
included within Attachment C.  

Rates are given based on square-footage (SF) for retail land uses. Table 2 summarizes the land use, 
gross floor area, and required parking per code.  

Table 2 – Pinal County Required Parking Spaces per Base Parking Ratios

Land Use 
Quantity 

(SF) 
Requirement Per Code 

Required 
Vehicle 
Spaces 

Regular Parking 
Commercial, Sales/Services 43,300 1.0 spaces per 250 SF 173.20 

Restaurants, Cocktail Lounge, and Bars  
(Indoor Floor Area) 

33,500 1.0 spaces per 150 SF 223.33 

Restaurants, Cocktail Lounge, and Bars  
(Outdoor Floor Area) 

4,750(1) 1.0 spaces per 250 SF 19.00 

Required Parking Spaces (Rounded to the nearest whole number) 416 
(1) Rate for outdoor seating area excludes the first 250 SF of total outdoor floor area. 

Per the Pinal County base parking ratios, a total of 416 parking spaces are required.  

PARKING REDUCTION 

Additional parking standards were explored to determine a typical rate for retail shopping centers 
and fast-food restaurants with drive-thru windows. Both the Institute of Transportation Engineers’ 
(ITE) 5th Edition Parking Generation Manual and Urban Land Institute’s (ULI) Shared Parking 3rd 
Edition were evaluated for parking reduction possibilities.  

INSTITUTE OF TRANSPORTATION ENGINEERS (ITE) 

ITE provides typical weekday average rates for parking demand for land uses 820, 930, and 934 
based on square-footage (SF) of gross leasable area (GLA). For land use 820, the average rate 
provided is 1.95 spaces per 1,000 SF of GLA, for land use 930, the average rate provided is 9.93 
spaces per 1,000 SF of GLA, and the average rate provided for land use 934 is 8.66 spaces per 1,000 
SF of GLA. ITE Rates and the resulting parking calculations are summarized in Table 3. 
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Table 3 – ITE Required Parking Spaces per Average Rates by Land Use

Land Use 
Quantity 

(SF) 
ITE Average Rate 

Required 
Parking 
Spaces 

Shopping Center  
(LUC 820) 

43,300 1.95 spaces per 1,000 SF 85 

Fast Casual Restaurant  
(LUC 930) 

19,100 9.93 spaces per 1,000 SF 190 

Fast-Food Restaurant with 
Drive-Through Window  

(LUC 934) 
19,400 8.66 spaces per 1,000 SF 168 

Required Parking Spaces (Rounded to the nearest whole number) 443

Using these rates results in 85 requires spaces for the retail land uses, 190 spaces for the fast casual 
land uses, and 168 spaces required for the fast-food restaurant with drive-thru window land uses. 
Using ITE’s average rates results in 443 required spaces combined between the two different land 
uses proposed. 

PARKING COMPARISON 

Table 4 summarizes the parking requirements using different criteria to determine the total parking 
spaces required for the proposed development.  

Table 4 – Parking Comparison Summary

Land Use 
Quantity 

(SF) 

Required 
Parking Per 

TOQC (1) Code 
Required Parking 

per PC (2) Code 
Required 

Parking Per ITE

Retail Sales 
(General) 

43,300 138 173 85 

Retail Sales  
(Restaurant w/ Drive-In 

Facilities) 
14,100 286 

243 
190 

Retail Sales 
(Fast Casual) 

24,400 201 168 

Total Minimum Standard Vehicle 
Parking Spaces Required

625 416 443 

(1) TOQC = Town of Queen Creek 
(2) PC = Pinal County 

SHARED PARKING  

To determine the total number of shared parking spaces required between different land uses, a 
parking occupancy demand analysis was conducted. To calculate the total number of shared spaces 
required, the recommended spaces for each use is multiplied by the occupancy rate for the hour 
represented as a percentage of use. This analysis was completed using the base parking rates as 
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provided by Pinal County the ULI 3rd Edition Shared Parking, and ITE 5th Edition Parking Generation 
Manual methodology. The time-of-day percentages, provided to show that peak parking occurs at 
different times of the day for different land uses, from ULI and ITE were applied to the Pinal County 
Rates. Parking occupancy is dependent upon peak seasonal factors, days of the week, and time 
periods. The weekday peak parking demand is represented in the calculations following.  

Once the baseline parking requirements for the individual uses has been established, then parking 
requirements by time of day may be considered. Shared parking is defined as a parking space that 
can be used for two or more individual land uses without conflict. For instance the individual land 
uses will have peaks at different times of the day and therefore can share parking spaces. To 
determine the total number of shared parking spaces required between the different land uses, a 
shared parking model was developed. Hourly percentages for each individual land use are applied to 
estimate the overall peak parking demand accumulated for each hour of the day. 

ALTERNATIVE MODE 

Due to the location of the proposed development and to be conservative, no alternative mode 
reduction was applied.   

NON-CAPTIVE REDUCTION 

Non-captive adjustment factors are used to reduce redundant parking demand. The best example of 
this is a retail employee or guest that parks in their retail parking area then walks to an adjacent 
restaurant for lunch. The factor encompasses the effect of internal capture in the context of site trip 
generation. This non-captive adjustment is taken off the base parking rate for these uses. It is 
anticipated that 23 percent of Fine/Casual Restaurant and Bar/Lounge parking demand will be 
“captive” or originating within the same development and therefore not in need of redundant parking 
capacity. 23 percent of retail shopping parking demand is anticipated to be captive. This is due to 
the assumption that some patrons will shop before going to the restaurant or vice versa.  

TRANSPORTATION NETWORK COMPANIES (TNCS) 

TNC Reductions are based on a site’s ability to attract Transportation Network Companies (TNCs). 
Modern examples of TNCs include ridesharing, bike-sharing, and rental cars. Generally, TNC use is 
associated with specific land uses such as bars and restaurants and tend to operate more during 
nighttime activities. Fine/Casual restaurants and Bar/Lounge/Nightclub are anticipated to exhibit a 
20 percent reduction during daytime (12-5 PM) and 30 percent reduction during nighttime (6 PM -12 
AM). This reduction was applied to the base parking spaces before being applied to the shared parking 
model.  

The weekday analysis results are summarized in Table 5. Shared parking calculations are provided 
in Attachment D. 
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 Table 5 – Shared Parking Analysis Results 

Scenario Time 

Peak Vehicle 
Parking 
Demand  

(NC Only) (1)  

Peak Vehicle 
Parking 
Demand  

(NC+ TNC) (1)  
Parking 
Provided 

Surplus  
(NC  Only) (1)  

Weekday 12:00 PM 319 spaces 255 spaces 476 spaces +157 spaces
(1) NC = Non-Captive; TNC = Transportation Network Companies 

The provided parking proposed by the development is 476 spaces. The shared parking analysis results 
in the weekday scenario having a peak time of 12:00 PM -1:00 PM. The peak vehicle parking demand 
during that hour was 319 spaces after applying a 77% non-captive adjustment which results in a 
surplus of 157 parking spaces. People intersected in visiting the proposed development are 
anticipated to use ridesharing service such as Uber and Lyft which would allow for further reduction 
to the required parking needed for the proposed development by 64 parking spaces. 

CONCLUSIONS 

From the above, the following can be concluded: 

 Per the Town of Queen Creek base parking ratios, a total of 625 parking spaces are required. 
Table 5.6-4 of the Town of Queen Creek Zoning Ordinance states that developments with more 
than 500 required spaces provide 2% of the total accessible spaces which results in thirteen (13) 
accessible parking spaces. 

 Per the Pinal County base parking ratios, a total of 416 parking spaces are required.  

 Using ITE’s average rates results in 398 required spaces combined between the two different land 
uses proposed.  

 The provided parking proposed by the development is 476 spaces. The shared parking analysis 
results in the weekday scenario having a peak time of 12:00 PM -1:00 PM. The peak vehicle 
parking demand during that hour was 319 spaces after applying a 77% non-captive adjustment 
which results in a surplus of 157 parking spaces.  

 People intersected in visiting the proposed development are anticipated to use ridesharing service 
such as Uber and Lyft which would allow for further reduction to the required parking needed for 
the proposed development by 64 parking spaces. 

 The development proposes 476 total parking spaces including 22 accessible parking spaces and 
13 compact parking spaces.  
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Thank you for allowing CivTech to assist you on this project. Please contact me with any questions 
you may have on this Traffic Statement. 

Sincerely, 

CivTech 

 

Dawn D. Cartier, P.E., PTOE 
Project Manager/President 
 
Attachments (4) 

A. Site Plan 
B. Town of Queen Creek Zoning Ordinance, Article 5 Excerpts 
C. Pinal County Off-Street and Loading, Chapter 2.140.020 Excerpts 
D. Shared Parking Worksheets 

 

Z:\Civtech\Projects\21-1050 Vestar Commercial @ NWC Gantzel & Combs TIA, Queen Creek\Submittals\Parking Study\Vineyard Towne Center PS Draft v1.3.docx



PROJECT NARRATIVE – VINEYARD TOWNE CENTER - NWC Gantzel and 
Combs 
September 20, 2021 

 
BACKGROUND 
The Property is a portion of land situated within Parcel 10 of “Sun Valley Farm Unit IV” 
as filed in Book 1 of Surveys, Page 50, Pinal County Records, Arizona, being within 
Section 30, Township 2 South, Range 8 East of the Gila and Salt River Meridian, Pinal 
County, Arizona. The Property was annexed to Queen Creek in 2008 and is zoned C-2 
with adjacencies to other commercial properties and land under Pinal County jurisdiction.  
 
This is a 526,747 net SF (12.1 acre) parcel with adjacency to arterial roads to the south 
and the east.  Properties west are currently zoned C-2 currently undeveloped, but being 
under consideration for medium density residential or multi-family dwellings.  Across 
Combs to the south is a Fry’s anchored shopping center currently in operation.   
 

 
 
PROGRAM AND PHASING 
The Phase I program is to build approximately 75,850 SF of commercial retail space in a 
collection of interconnected and freestanding structures under a common architectural 
theme.  Drive-up uses and sit-down food outlets are anticipated in addition to general 
retail and service.  Shared access and parking agreements will govern use of the 
properties going forward.  North of the subject property, an additional +/-10.5 acre 
parcel is being contemplated for additional retail uses. 
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The project will be built in phases, largely based on market demand.  A comprehensive 
signage plan will also be sought for the property which will specify requested locations 
and sizes for ground signs, wall mounted signs and project identity elements. 
 
ORGANIZATION AND ACCESS 
The site has been arranged to encourage pedestrian access both internally and to 
external points of connection.  Vehicular access to the project site will be provided by 
driveways from each of the adjacent streets.  Street improvements and the 4 proposed 
driveway cuts (2 on each frontage) are proposed with varying degrees of movement 
sought. 
 
SOUTH SPECIFIC AREA PLAN 
This site falls within Queen Creek’s SSAP, which included the 60 acres at Combs and 
Gantzel due to its potential to provide significant tax revenue through retail activity and 
services.  The proximity to emerging residential areas along Riggs, Meridian and Pinal 
County subdivisions was also seen as vital to providing local shopping and entertainment 
opportunities. 
 

 
 
Other goals of the SSAP are to promote high quality open space and landscape 
amenities which support an agrarian-style feel.  Our design team’s response has been to 
address the goal through careful selection and placement of plant material that has a 
cultivated structure (seedless olive, pistache, live oak) but is still water-use conscious.  
Plantings at the perimeter and interior are done in organized rows, like a farm setting.  
Pedestrian zones near the building feature generous shading, cast concrete seating, 
multiple hardscape materials, textures and colors that promote a strong sense of place. 
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Architectural responses to the SSAP goals include the use of rustic materials (brick, raw 
concrete, engineered steel shapes, stucco), multiple roof forms (sloped, high and low flat 
roofs, standing seam) and recognizable building forms (barn, warehouse and shed). 
 
Combined, the architectural and landscape features seek to make Vineyard a 
memorable destination for shopping in the southeast valley.  A place to meet and gather 
in a contemporary, agrarian themed setting. 
 

 
 
END OF NARRATIVE 
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