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Planning Commission 
Staff Report 

 
TO: PLANNING COMMISSION / DESIGN REVIEW BOARD 
 
FROM: NATHAN WILLIAMS, AICP, SENIOR PLANNER  
 (480) 503-6805, NATHAN.WILLIAMS@GILBERTAZ.GOV 
 
THROUGH: CATHERINE LORBEER, AICP, PRINCIPAL PLANNER 
 (480) 503-6016, CATHERINE.LORBEER@GILBERTAZ.GOV 
 
MEETING DATE: APRIL 5, 2017 
 
SUBJECT: DR16-51, DUTCH BROS COFFEE 

STRATEGIC INITIATIVE:  Community Livability 

To allow for the development of a Dutch Bros Coffee facility that will provide additional 
commercial retail development options for the community. 

RECOMMENDED MOTION 
 
Approve the Findings of Fact and approve DR16-51, Dutch Bros Coffee: site plan, landscape 
plan, grading and drainage, elevations, floor plans, lighting, colors and materials for a 1-story, 
900 sf Beverage Service Restaurant, located on approximately 1 acre, south and west of the 
southwest corner of Val Vista Drive and Willis Road, in the Regional Commercial (RC) zoning 
district, subject to conditions. 
 
APPLICANT/OWNER 
 
Company: Piazza RCC, LLC Company: VWP Val Vista Land, LP 
Name: Bill Cantieri Name: Danny Swancey 
Address: 4428 E. Mountain Sage Drive Address: 2390 E Camelback Rd. 
 Phoenix, AZ 85044  Phoenix, AZ 85016 
Phone: (480) 818-9736 Phone: (602) 957-8300 
Email: bill@piazza-az.com Email: dswancey@viawestgroup.com 
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BACKGROUND/DISCUSSION 
 
History 
Date Description 
October 23, 2007 Town Council approved annexation (A07-67) under Ordinance No. 

2074 for 39.16 acres of land including the subject site, located at the 
southwest corner of Val Vista Drive and Willis Road. 

November 13, 2007 Town Council approved rezoning (Z07-101) under Ordinance No. 
2084 to rezone 39.16 acres, including the subject site, to Town of 
Gilbert, Regional Commercial (RC) zoning district. 

January 4, 2017 Planning Commission/ Design Review Board reviewed DR16-51, 
Dutch Bros. at a Study Session. 

 
Overview 
The Dutch Bros Coffee facility is a 900 sf Beverage Service Restaurant located south and west of 
the southwest corner of Val Vista Drive and Willis Road, in the Regional Commercial district 
directly north of the existing Express Carwash facility. This project site is proposing to develop 
with a 900 sf building and 900 sq. ft. outdoor patio and seating area, with 19 on-site parking 
spaces and drive-thru facility. 
 
Surrounding Land Use & Zoning Designations 
 Existing Land Use 

Classification 
Existing Zoning Existing Use 

North Regional Commercial (RC) Regional Commercial (RC) Vacant land 
South Regional Commercial (RC) Regional Commercial (RC) Express Carwash and 

QT Fueling Facility 
East  General Office (GO) General Office (GO) Val Vista Drive then  
West Regional Commercial (RC) Regional Commercial (RC) The Aspens at Mariposa 

Point, Congregate 
Living Facility (DR16-
36) 

Site Regional Commercial (RC) Regional Commercial (RC) Vacant land 
 
Project Data Table 

Site Development 
Regulations 

Required per LDC Proposed 

Lot Area -- 1 acre 
Total Building Area -- 900 sf (Building area) 

252 sf (Drive-thru canopy) 
900 sf (Outdoor patio) 
2,052 sf (gross bldg.) 

Maximum Building Height 55’ 28’ 
Minimum Building Setback   

Front to ROW 25’ 79’ 
Side to non-residential n/a n/a 
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Site Development 
Regulations 

Required per LDC Proposed 

Rear to non-residential n/a n/a 
Separation Between 
Buildings 

15’ n/a 

Minimum Required 
Perimeter Landscape Area 

  

Front to ROW 25’ 25’ 
Side to non-residential 5’ 6’ 
Rear to non-residential 5’ 8’ 

Landscaping  
(% of net lot area) 

15% 27.4% (11,255 sf net) 

Parking 1 space per 75 sf of interior 
area; 
1 space per 400 sf of 
outdoor dining area;  
  
Bicycle parking, ratio of 1 
per each 10 required 
vehicle parking spaces.   

900 sf = 12 spaces (interior) 
900 sf = 3 spaces (patio) 
15 spaces required/  
19 spaces provided 
 
2 required/ unknown provided 

 

 
DISCUSSION   
 
Site Plan  
The Dutch Bros facility will be developed as a 900 sq. ft., 1-story building with outdoor patio and 
drive-thru on the vacant 1-acre subject parcel just south and west of the southwest corner of Val 
Vista Drive and Willis Road. The project is oriented to face Val Vista Drive; however, the single 
access point to the subject site will be located on the rear (west) portion of the site and will be 
provided via internal access drives that will be constructed by the master developer to the north 
and west.  These internal access drives will be required to be constructed at the time of Certificate 
of Occupancy of either the subject request under Dutch Bros. (DR16-51) or The Aspens at 
Mariposa Point Congregate Living Facility (DR16-36) located to the west of the Dutch Bros site. 
Specifically the master developer will be required to construct the access road directly north of the 
Dutch Bros site and west of the project site will connect Willis Road down to the existing 
connection south to the Express Car Wash that fronts Val Vista Drive as shown on the overall site 
plan.   
 
Based on staff and Design Review Board comments, the applicant has provided a redesign of the 
landscape areas and drive-aisles on the 1-acre Dutch Bros site that staff feels will be helpful to 
providing more efficient and safe vehicular and pedestrian access on the western portion of the 
site.  Additionally, the master developer of the overall 20 acre site has provided a master site plan 
and demonstrates pedestrian and vehicular connectivity and improvements that will constructed 
with the Dutch Bros or the recently approved Aspens at Mariposa Point Congregate Living 
facility, whichever develops first.    
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This project site proposes a 900 sf building and 900 sf outdoor patio and seating area, with 19 
on-site parking spaces and drive-thru facility.  A physical menu board will be constructed on the 
site, however, menu boards will not be utilized for ordering but rather a staff member(s) will 
greet cars as they approach the drive-thru lanes of the site.  The Land Development Code (LDC) 
requires 3 vehicular stacking spaces for the site.  However, due to the typical demand of a Dutch 
Bros facility, the applicant has proposed approximately 30 stacking spaces via dual stacking 
drive-thru lanes. 
 
Landscaping 
The proposed landscaping exceeds the minimum amount required with approximately 29.5% of 
the net property area. The landscaped areas are primarily located around the perimeter of the 
property, in the retention basins, and in the outdoor patio and seating area while providing 
foundation landscaping, as well as throughout the site in the parking lot islands.   
 
The proposed plant palette consists of four (4) types of trees – Sissoo, Jacaranda, Chinese 
Pistache and Evergreen Elm.  Additionally, there are seven (7) shrubs and ground cover types 
proposed on the Dutch Bros site.  The front landscape setback of 25’-0” is has been provided in 
front of the proposed drive-thru lane, and the side landscape areas provided vary in width 
between 6’-8’ in width and are meeting the minimum requirements and provide an excellent 
buffer between adjacent existing and future commercial retail uses to the south and north.  Off-
site walkways required for pedestrian connectivity to the Dutch Bros site and any subsequent 
landscaping along the private drives to the west and north will be installed by the master 
developer. 
 
Grading and Drainage  
The preliminary grading and drainage plan directs the majority of the runoff volume and 
retention into a combination of retention basins on the front (east) of the property in required 
landscape areas as well as underground retention located in the parking lot of the subject site.    
 
Elevations and Floor Plan 
The building has been designed with materials and colors that are distinctive of the Dutch Bros 
corporate design and image. Staff is supportive of the articulation of the building elevations as 
the applicant has provided revised elevations (design, color and materials) for the building based 
on staff and Design Review Board comments.  The proposed Dutch Bros building is quite small 
at 900 sf.  The proposed new design elements include utilizing “softer” building materials based 
on review comments such as the use of exterior wood textured panels, stucco and metal wall 
panels and less use of CMU materials as originally proposed.  The proposed building utilizes 
multiple rooflines and massing elements, such as gable and parapet rooflines and building 
elements and outdoor patio and drive-thru canopy features.     
 
Colors/Materials 
The building design, colors and materials have been updated based staff and Design Review 
Board comments.  The building will utilize a combination of regal blue standing seam metal 
roofing, gray exterior wood textured panels, gray stucco and “Natural Greige” metal wall panels, 
and charcoal gray ground face CMU materials for the outdoor patio walls and columns and 
drive-thru columns with additional blue trim for the canopies of the building.  Staff finds that the 
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proposed building now utilizes softer materials and design elements as well as landscape planters 
and so forth that have made the proposed building and outdoor patio more inviting and less 
sterile or industrial looking than originally proposed, while still keeping in line with the desired 
corporate image for Dutch Bros.  
 
Lighting 
Site lighting is provided via parking lot pole lighting, building mounted lighting and under 
canopy lighting for the covered parking areas. The proposed photometric plan appears to meet 
Town requirements for a maximum of 0.3 foot-candles along the property lines. 
 
Signage 
Signage is not included in this approval.  The creation of a Comprehensive Sign Program for the 
overall master development shall be created under an Administrative Design Review by the 
master developer.  Approval is required prior to submitting for sign permits. 
 
Planning Commission/ Design Review Board Comments from Study Session 
During the January 4, 2017 Study Session, the following comments were brought forth by both 
Staff and the Board Members: 

• The overall site plan demonstrates pedestrian connectivity to the Dutch Bros site from the 
overall 20 acre site, with a connection to the north and west of proposed Dutch Bros site. 
 

• Dutch Bros site refuse enclosure location, and overall site access and circulation has been 
redesigned with the expansion of the landscape areas and drive-aisles that should provide 
for more efficient and safe vehicular and pedestrian access on the western portion of the 
site. 

 
• Building architecture/ design, colors/ materials have been redesigned with some 

alternative colors and materials to make the building appear softer and more inviting.  
Landscape planter walls have been added around the outdoor patio. 

 
PUBLIC NOTIFICATION AND INPUT 
 
An official notice was posted in all the required public places within the Town and neighborhood 
notice was provided per the requirements of the Land Development Code (LDC) Article 5.205. 

Staff has not received any public comment. 
 
STAFF RECOMMENDATION 
 
Approve the Findings of Fact and approve DR16-51, Dutch Bros Coffee: site plan, landscape 
plan, grading and drainage, elevations, floor plans, lighting, colors and materials for a 1-story, 
900 sf Beverage Service Restaurant, located on approximately 1 acre, south and west of the 
southwest corner of Val Vista Drive and Willis Road, in the Regional Commercial (RC) zoning 
district, subject to conditions: 
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1. Construction of the project shall conform to the exhibits approved by the Planning 
Commission at the April 5, 2017 public hearing;  
 

2. The construction site plan documents shall incorporate the Standard Commercial and 
Industrial Site Plan Notes adopted by the Design Review Board on March 11, 2004; 

 
3. Signage is not included in this approval.  A Comprehensive Sign Program for the overall 

develop shall be created under an Administrative Design Review approval is required 
prior to submitting for sign permits; 

 
4. The minimum required bicycle parking (2 spaces/ racks) as required under LDC – 

4.2016, shall be provided near building entrances with CD submittal; 
 

5. The planned shared drive aisles and walkways running along the northern and western 
property boundary of the subject site as shown on the Overall Site Plan shall be 
constructed by the Master Developer and completed prior to Certificate of Occupancy. 

 
 
Respectfully submitted, 

 
Nathan Williams, AICP 
Senior Planner 
 
 
Attachments and Enclosures:  
 
1) Notice of Public Hearing Map 
2) Aerial Photo 
3) Overall Master Site Plan 
4) Site Plan 
5) Landscape Plan 
6) Color Elevations (2 pages) 
7) Floor Plans  
8) Colors/ Materials Board (2 pages) 
9) Grading and Drainage (2 pages) 
10) Lighting Plan (3 pages) 
11) Project Narrative (2 pages) 
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FINDINGS OF FACT 
DR16-51, Dutch Bros. 

 
1. The project as conditioned is consistent with the applicable Design Guidelines; 

 
2. The project conforms to the General Plan, and specifically to the Land Use, Community 

Design, and Environmental Planning Elements; 
 

3. The project is consistent with all applicable provisions of the Zoning Code; 
 

4. The project is compatible with adjacent and nearby development; and 
 

5. The project design provides for safe and efficient provisions of public services. 
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PLANNING COMMISSION DATE:

LOCATION: Gilbert Municipal Center
Council Chambers
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APPLICANT:  Piazza RCC, LLC
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(480) 503-6805

Notice of Public Hearing
Wednesday, April 5, 2017* TIME: 6:00 PM

TELEPHONE: (480) 818-9736
E-MAIL: bill@piazza-az.com

DR16-51, Dutch Bros Coffee: Site plan, landscape, grading and drainage, building elevations, floor plans, lighting,
colors and materials for approximately 1.0 acres, for the Dutch Bros facility, located south of the SWC of Willis
Road and Val Vista Drive, in the Regional Commercial (RC) zoning district. 
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DR16-51
Attachment 1:  Notice of Public Hearing Map
April 5, 2017



DR16-51
Attachment 2:  Aerial Photo
April 5, 2017



DR16-51
Attachment 3:  Overall Master Site Plan
April 5, 2017
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This  drawing  is  an  instrument  of  service  and  the  property  of

Stewart  + Reindersma  Architecture,  pllc,  and  shall  remain  their

property.   The  use  of  this  drawing  shall  be  restricted  to  the

original  site  for  which  it  is  prepared  and  publication  thereof  is

expressly limited to such use.
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Dial 8-1-1 or 1-800-STAKE-IT (782-5348)
in Maricopa County: (602) 263-1100

Call at least two full working days
before you begin excavation.
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Attachment 6:  Color Elevations (2 pages)
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February 9, 2017 
 
Town of Gilbert  
90 E Civic Center Drive 
Gilbert, AZ 85296 
 
RE: Project Narrative to accompany Design Review Resubmittal 
 
Project Overview:  Dutch Bros Coffee in contract for a site within the Via West owned development APN 304-54-094, 
approximately 300 yards south of Mercy Drive along Val Vista Rd (immediately north of the Car Wash).  It is our goal to 
begin the planning and permitting process immediately and to be open before the summer. 
 
Building and Finishes:  Several comments were made by both Planning Staff and the Design Review Board 
members during their January 5th meeting building that they would like to see different elevations and a more 
welcoming patio at this project.  As such we have made the following changes to the elevations: 
 
The metal panels on the upper half of the building have been changed to stucco on the front third of the building and a 
synthetic gray weathered wood panel will be installed on the rear two thirds.  The lower section of the building has 
been changed to a concrete composite panel in horizontal stripes in a medium gray color.  A scored face charcoal 
colored block is being used for the support columns. The decorative steel trusses have been deleted along the drive 
through canopy and patio roof in order to lower those roofs and to create a cozier feel to the patio area.  Additionally 
we have added a landscape planter along the long side of the patio and part of the two shorter sides of the patio.  The 
rooftop units will be fully screened by the parapet walls. 
 
The building we are proposing consists of a main coffee production area with public restrooms, a covered patio and a 
covered drive through lane canopy. Parapet walls in the back half of the building will fully conceal the rooftop units, 
there will be no exposed downspouts, and per the DRB comments we will be putting the electric meter in a cabinet to 
screen it from customer view. 
 
Site Design: The DRB was concerned about congestion between customers leaving the drive through lane and those 
entering the site as well as visibility when exiting due to the position of the dumpster.  In order to address these 
comments the dumpster has been relocated south near the drive through entrance so that visibility would not be 
impaired when exiting the property.  Additionally a dedicated drive through lane exit has been created to eliminate any 
possible conflicts between patrons exiting the parking lot and those exiting the drive through lane. The screening of the 
drive through lane will be accomplished through a combination of a block screen wall and landscape plantings.  
Pedestrian access points have been added connecting the project to Val Vista and internal sidewalks, ramps and 
accessible pathways have been coordinated with the Developer’s master site plan. 
  
Operation, Hours and Products:  Dutch Bros hours of operation are typically 5 am to 11 pm weekdays and 12 pm on 
weekends.  Dutch Bros Coffee does not utilize a drive through intercom system, orders are taken by baristas on the 
sidewalks along the drive through lanes who text in the order with an IPod.  This significantly increases the speed of 
service to an average of 45 seconds or less per vehicle.  The products served are Espresso based beverages (Latte's, 
Cappuccino, Mocha's, etc.) as well as Tea and Fruit smoothies.  There is no food production on site or interior dining 
room.  The business model is predominantly drive through, but we have included a large patio in this design because 
of the popularity of the patio at our  
 
Access and Circulation:  The site is approximately .94 acres and includes a generous drive through lane and parking 
field.  The developer will be constructing an access drive parallel to Val Vista that will start at the west end of the 
existing car wash and extend to Willis and is also proposing two new entrances along Val Vista drive which they will 
construct as well.  Access to the property would be along the west side of the property at the new access road.  Due to 
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the extreme popularity that Dutch Bros has been experiencing over the past several years the parking lot includes a 
double funnel drive through lane similar to what  “Chick-Fil-A” successfully utilizes throughout the Valley.  This double 
funnel lane would be able to contain up to 25 cars in the drive through lanes so there would be no concern of our traffic 
overflowing into either roadway. 
 
Summary:  Dutch Bros Coffee has two successful locations in Gilbert, at Ethan Plaza and in the Heritage District, and 
we are excited about the opportunity to expand into the San Tan area of Gilbert as well.  We are requesting a Pre-
submittal conference at your earliest convenience.  Please contact me at the number below should you have any 
questions or need additional information. 
  
Sincerely, 
  
 
 
 
Bill Cantieri, PIAZZA RCC, LLC 
Development Managers for Dutch Bros Coffee 
bill@piazza-az.com    
480-818-9736 

mailto:bill@piazza-az.com

