gilbert G

Planning Commission Study Session

TO: PLANNING COMMISSION / DESIGN REVIEW BOARD

FROM: KRISTEN DEVINE, PLANNER I KD
(480) 503-6742, KRISTEN.DEVINE@GILBERTAZ.GOV

THROUGH: VERONICA GONZALEZ, PRINCIPAL PLANNER %
(480) 503-6720, VERONICA.GONZALEZ@GILBERTAZ.GOV

MEETING DATE: MARCH 1, 2023

SUBJECT: DR22-115 VAL VISTA AND MARKET - TWO DRIVE-THROUGHS

STRATEGIC INITIATIVE: Community Livability

To allow for two drive-through facilities on a vacant parcel.

REQUEST

DR22-115 VAL VISTA AND MARKET DRIVE-THROUGHS: Site plan, landscaping,
grading and drainage, elevations, floor plans, lighting, and colors and materials for
approximately 1.47 acres, located at the southeast corner of Val Vista Drive and
Market Street, and zoned Regional Commercial (RC) with a Planned Area
Development (PAD) overlay.

RECOMMENDED MOTION

Request for site plan input only. No motion required.

APPLICANT/OWNER
Company: RKAA Name: Bryan Babits
Name: Grant Spika Phone: 602-931-4491

Address: 2233 E. Thomas Rd. Unit1303 Email: babits@w-retail.com
Phoenix, AZ 85016

Phone: 602-955-3900 ext. 158

Email: gspika@rkaa.com

BACKGROUND/DISCUSSION
History

Date Description

September 28, 1999 | The Town Council approved a General Plan amendment
and Specific Area Plan (GP98-05) for the Spectrum at Val
Vista. Town Council approved the zoning (Z99-06) for
Spectrum at Val Vista by adopting Ordinance No. 1209.



mailto:babits@w-retail.com

June 20, 2000 Town Council approved Z99-65 and Ordinance No. 1285, an
amendment to the Spectrum at Val Vista PAD to add
conditions and amend the development plan.

October 1, 2002 Town Council approved Z01-20, the third amendment to the

Spectrum at Val Vista PAD, by adopting Ordinance No.
1431. This case added new conditions and changed the
zoning and boundaries on several parcels within the
Spectrum at Val Vista PAD. Parcels 13 and 29 were rezoned
to commercial zoning C-2, (Main Street Commons Parcel 9
is within the Spectrum Parcel 29).

March 15, 2005

Town Council approved an amendment (Z04-41) to the
Spectrum at Val Vista PAD for the Main Street Commons
development (Ordinance No. 1641).

March 24, 2005

Design Review Board approved DR04-127, Main Street
Commons (MSC) of the Spectrum PAD. Parcel 13 was
shown with retail, restaurant, office and bank uses. Parcel
29 was shown with retail, fitness club, hotel office and
residential uses, (MSC Parcel 9 is within Spectrum Parcel
29).

July 27, 2010

Town Council approved Z10-06 for Winco, amending the
Development Plan for Parcel 9.

August 16, 2012

Town Council approved Ordinance No. 2380 in Case Z12-
09 removing 51 acres from the Main Street Common PAD
and creating the Val Vista Square (VV2) PAD with a new
Development Plan.

July 10, 2014

Design Review Board approved DR14-06 Val Vista Square
Design Guidelines

November 2, 2016

The Planning Commission/Design Review Board approved
DR16-28 for Home2 and Candlewood Suites Hotels.

August 1, 2018

The Planning Commission/Design Review Board approved
DR18-48, Gilbert Family General Hospital.

Overview

The applicant is proposing to construct two drive-through facilities on a vacant
1.47-acre parcel located at the southeast corner of Val Vista Drive and Market
Street, and zoned Regional Commercial (RC) with a Planned Area Development
(PAD) overlay. One drive-through will include interior seating, while the
southernmost drive-through will be exterior access only.

Surrounding Land Use & Zoning Designations:

Existing Land Use Existing Zoning Existing Use
Classification
North | Regional Commercial Regional Commercial Market Street, then
(RC) PAD (RC PAD) the Veteran’s
Administration Clinic
South | Regional Commercial Regional Commercial Private drive, then
(RC) PAD (RC PAD) Mountainside Fitness
Building
East | Regional Commercial Regional Commercial Vacant land
(RC) PAD (RC PAD)
West | General Commercial General Commercial Val Vista Drive, then
(GC) PAD (GC PAD) the SanTan Motorplex
Site | Regional Commercial Regional Commercial Vacant land
(RC) PAD (RC PAD)




Project Data Table

Site Development Regulations | Standards per LDC Proposed (RC PAD

and Ordinance No. Zoning)
2380
Maximum Building Height (ft.)/ 90’/6 story (within 25’
(Stories) Vertical Overlay

District, Area 5)

Minimum Building Setbacks (ft.)

Front to Val Vista 25’ 40’
Side to Market 20’ 95’
Side (non-residential) 20’ measured from 43
centerline of private
drive
Rear (non-residential) 0’ (internal) 36’

Minimum Required Perimeter
Landscape Area (ft.)

Frontage on Val Vista 25’ tbd
Side to Market 20’ 35’
Side (non-residential) 20’ measured from 33’
center line of private
drive
Rear (non-residential) 0’ (internal) (0
Landscaping (% of net areq) 15% 26%
Parking Spaces 1:200 sq ft - 20 spaces 45
DISCUSSION:

The site proposes two pads with drive-through units, Pad A being 3,200 sf with
interior seating and Pad B being 767 sf with only exterior seating and ordering. As
proposed, there is one direct access point to the site, which is from the private drive
to the south. Access at the north end of the site can be taken through the future
hotel site to the east.

The site is part of a master site plan that originally included one stand alone building
at the hard corner of Val Vista and Market. The applicant is requesting
modifications to that site plan by converting the building on the corner to a smaller
restaurant building with a drive-through and adding a secondary drive-through
user to the south. Since the site is part of a master site plan, they do not have any
setbacks internal to the site.

Site Plan

The site is located at the southeast corner of Val Vista and Market. Currently there
is one access point proposed south of Pad B that gives direct access to the parcel.
The first submittal shows an access drive that does not align with the existing drive
south of the private drive. The applicant submitted a request for a technical
variance to allow the driveways to remain unaligned and staff was not supportive
of this request. Staffis discussing alternatives and suggests the access drives align
or that the southern drive accessing Pad B be removed completely. If the access
drive is removed completely, access to both pads would then be taken through the
future hotel site to the east. The applicant has since provided a conceptual plan
showing the driveways aligned. Both the conceptual and original versions of the
proposed site plan can be found in the attached exhibits.

In addition to the access drive, staff has concerns regarding circulation throughout
the site, including the angled parking on Pad A, the drive-through of Pad B exiting



into the proposed access drive, and the overall site containing two high traffic
drive-throughs with only one direct access to the site.

PUBLIC NOTIFICATION AND INPUT
The proposed project will require public notice as specified under Land
Development Code (LDC) Section 6.2.

REQUESTED INPUT
1.  Site layout feedback.

Respectfully submitted,
Rucsten Devine

Kristen Devine
Planner Il

Attachments and Enclosures:

1) Vicinity/Aerial Map

2) Applicant’s Narrative

3) Site Plan - 1st submittal

4) Site Plan - Conceptual Revision
5) Landscape Plan

6) Grading and Drainage Plan



DR22-115 Val Vista and Market Drive Throughs
Attachment 1. Vicinity/Aerial Map
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DR22-115 Val Vista and Market Drive Throughs
Attachment 2:Applicant's Narrative

December 14, 2022

To:
City of Gilbert Planning Department
Gilbert, Arizona

From:

RKAA Architects, Inc.
2233 East Thomas Road
Phoenix, AZ 85016

RE: Design Review
Project Narrative: Retail and Restaurants

The Proposed site is located on the SEC of Val Vista Dr. and S Market St. in
Gilbert, Arizona. We are submitting this project narrative along with an
application for a Design Review Equal to or Greater than 5 Acres submittal for
the above-referenced project.

The subject site is approximately 64,369 SF (1.47 acres) in size. The Maricopa
County Assessor Parcel Number for this Property is 304-53-560. The site is zoned
RCandis currently a vacant lot. The site is bordered by S Val Vista Dr. to the west,
S Market St. to the north, a vacant lot zoned R-3 to the east, and an office building
zone R-3 to the south. The goal of this project is to develop this site for two drive-
thru restaurants at 3,200 S.F. and 767 S.F.

We believe that the proposed project use is consistent with the plans and
goals of the city. We look forward to working with the City of Gilbert.

Regards,

Neil Feaser, AIA NCARB
RKAA Architects, Inc.

RKAA

ARCHITECTS,INC

Arizona Office

2233 East Thomas Road

Phoenix, AZ 85016
Office: (602) 955-3900
rkaa.com

California Office

501 North El Camino Real

Suite #200

San Clemente, CA 92672

Office: (949) 954-8785

Licensed in:
Arizona
Arkansas
California
Colorado
Connecticut
Florida
Georgia
Idaho

llinois
Indiana
Kansas
Kentucky
Louisiana
Maryland
Michigan
Minnesota
Mississippi
Missouri
Montana
Nebraska
Nevada

New Hampshire
New Jersey
New Mexico
New York
North Carolina
North Dakota
Ohio
Oklahoma
Oregon
Pennsylvania
South Carolina
South Dakota
Tennessee
Texas

Utah

Virginia
Washington
West Virginia
Wisconsin
Wyoming

Principals:

Robert W. Kubicek, AIA
Kathleen D. Rieger, VP
Steve A. Nosal, VP
Neil A. Feaser, AlIA, VP



DR22-115 Val Vista and Market Drive Throughs
Attachment 3: Site Plan - 1st Submittal
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DR22-115 Val Vista and Market Drive Throughs
Attachment 4: Site Plan - Conceptual Revision
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e e i e e e e e DR22-115 Val Vista and Market Drive Throughs
I 1 .
! : Attachment 5: Landscape Plan LANDSCAPE DATA:
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PRELIMINARY
GRADING AND
DRAINAGE PLAN

SEC MARKET & VAL VISTA
GILBERT, ARIZONA

CONSTRUCT STORMTECH MC-7200 UG RETENTION
CONSTRUCT ONSITE STORM DRAIN

CONNECT TO EXISTING STORM DRAIN FROM OFFSITE INLET
REMOVE EXISTING CURB

NEW ONSITE PAVEMENT

CONSTRUCT TEMP CURB

DRAINAGE AREA

No oo

30. CONSTRUCT PUBLIC 8" WATER
31, INSTALL FIRE HYDRANT
32.  INSTALL WATER METER
33.  EXISTING FIRE HYDRANT

50. INSTALL 6" PRIVATE SEWER SERVICE
51, INSTALL TAP PER MAG STD DET 440-1
52.  SAWCUT AND REPLACE PAVEMENT

50 YEAR 24 HOUR

Overage required

RETENTION CALCULATIONS

3 INCHES
0.2500 NOAA VERIFIED

0%

7200 Dryup Time
Stormtech  Stormtech [} OVERAGE VoL VoL Number of using 0.1 cfs
SF AREA chambers Endcaps FACTOR  DEPTH REQD REQUIRED PROVIDED excess Comments  Drywells  per drywell
114,959 0.90 0.2500 25,866
24,592 0.4% 2.0 35.9
12 1,384
25,975 109

CLIENT:
RKAA Architects, Inc.

2233 East Thomas Rd
Phoenix, AZ 85016
(602) 955-3900

Helix Engineering, LLC

él Engineering / Surveying / Consulting

Suite 113
Phoenix AZ 85050
602-788-2616
www.hxeng.com

‘} 3240 E Union Hills
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AND ITS AFFILIATES. REPRODUCTION OR USE
OF THIS DRAWING AND/OR THE INFORMATION
CONTAINED IN IT IS FORBIDDEN WITHOUT THE
WRITTEN PERMISSION OF THE OWNER.

TWO WORKING DAYS BEFORE YOU DIG.
CALL FOR THE BLUE STAKES
1-800-782-5348

BLUE STAKE CENTER
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DR22-115 Val Vista and Market Drive Throughs
Attachment 6: Grading and Drainage Plan



