
 Staff Summary Report 
 
Development Review Commission Date:  05/22/07  Agenda Item Number:  _7____ 
  
 SUBJECT:  Hold a public hearing for a Planned Area Development Overlay and 

Development Plan Review for AM/PM ARCO SOUTHERN AND 
MCCLINTOCK located at 3233 South McClintock Drive. 

 
 DOCUMENT NAME: DRCr_SOUTHERN_MCCLINTOCK_AMPM_052207 PLANNED DEVELOPMENT (406) 
 
 SUPPORTING DOCS:  Yes 
 
 COMMENTS: Request for for AM/PM ARCO (PL060450) (Sonya Branson, Bhadvadia, LLC, 

owner; Manjula Vaz, Gammage & Burnham PC, applicant) for a 2900 s.f. 
convenience store with 1056 s.f. carwash and fuel dispensers on .91 acres, 
located at 3233 South McClintock Drive in the PCC-1, Planned Commercial 
Center District, including the following: 

 
PAD07009 – – (Ordinance No. 2007.24)  Planned Area Development 
Overlay to modify development standards for +/- 3956 s.f. of building area on 
+/- 0.91 acres. 

 
DPR07056 – Development Plan Review including site plan, building 
elevations and landscape plan. 
 

  
 PREPARED BY:  Sherri Lesser, Senior Planner (480-350-8486)   
 REVIEWED BY: Lisa Collins, Planning Director (480-350-8989) 
 LEGAL REVIEW BY:  N/A  
 FISCAL NOTE: N/A 
 
 RECOMMENDATION: Staff – Approval of PAD07009 and DPR07056 (1-23) 
    
 ADDITIONAL INFO:  
  Gross/Net site area  +/- 0.91 acres  
 Building area    2900 s.f. C-Store; 1056 s.f. car wash; 4840 s.f gas 

canopy 
Lot Coverage    22%     
Building Height   +/- 21 ft 
Building setbacks  55 ft front, 35 ft street side, 0 ft side, 19 ft. rear 
Landscape area  7220 s.f.      
Landscape Coverage 18%  (right of way not included) 

 Vehicle Parking  13 spaces provided (8 required) 
 Bicycle Parking    4 spaces 
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This a development proposal to raze the existing site and replace with a new 
2900 S.F. convenience store with a 1065 s.f. car wash and an eight (8) pump 
gas island with canopy.  A Planned Area Development Overlay is proposed for 
the site to provide flexibility for the redevelopment of a small non-conforming 
site. Staff recommends approval of the PAD and the DPR for this site.  No 
neighborhood meeting was required and to date no public comment has been 
received.

Danielcl
LC
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CONTENTS: 
   1. List of Attachments 
 2-3.  Comments; Reasons for Approval;  
 4-7.  Conditions of Approval  
 8. History / Zoning & Development Code Reference 
ATTACHMENTS: 

A. Ordinance 2006.24 
B. Location Map 
C. Aerial Photo 
D. Applicant’s Letter of Intent (5 pages) 
E. Planned Area Development Overlay Cover Sheet  
F. Site Plan Sheet SP1 
G. Enlarged Site Plan 
H. Enlarged Site Data (2 sheets) 
I. Floor Plan Sheet A1.1 
J. North and West Elevation Sheet A2.1 
K. South and East Elevation Sheet A2.2 
L. Enlarged Keyed Notes for Elevations 
M. Building Sections A3.1 
N. Canopy Elevations A6.1 
O. Enlarged Keyed Notes for Canopy 
P. Conceptual Landscape Plan & Landscape Legend Sheet L1 
Q. Enlarged Landscape Legend 
R. Preliminary Grading & Drainage Plan Sheet 1 of 1 
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COMMENTS: 
The applicant is requesting approval of a Planned Area Development Overlay and a Development Plan 
Review for a new 2900 s.f. AM/PM convenience store, 1056 s.f Carwash building and an eight (8) pump gas 
island with canopy.  The site is located at the northeast corner of Southern Avenue and McClintock Drive.  
The existing site contains a convenience store with two pumps islands on the south and west sides of the 
building at the street front. This proposal will raze the existing site and redevelop with new building for 
convenience store and a single gas pump island. 
 
Project Analysis 
The site is a slight rectangular shape with street frontages to the south and west.  The site is located 
adjacent to the Valley Plaza and shares a cross access on the north property line between the two sites.  
The site layout places the building adjacent to the drive lane for the carwash along the east property line with 
the main entrance facing the west (McClintock Drive).  The gas pump is canopy located in front of the C-
Store, in a north-south configuration, parallel to McClintock Drive.  The carwash building will be located north 
of the proposed C-Store. The existing driveway, located immediately north of the Southern Ave and 
McClintock Drive intersection, will be closed leaving one driveway access on McClintock Drive and one 
driveway access on Southern Avenue.      
 
Planned Area Development Overlay 
The project seeks an overlay to reduce the side yard setback for the carwash building from thirty (30) feet 
from to zero (0) feet; reduce the rear yard setback for the convenience store building from thirty (30) feet 
from to fourteen (19) and a reduction of the distance from ROW to on-site maneuvering and parking area 
from twenty (20) feet to zero (0).   To facilitate the redevelopment of this site the flexibility provided with a 
PAD Overlay is necessary.  There are fixed elements on the site, such as location of existing driveways, 
which dictate the site layout and maneuvering on the site.  
 
 

Standard PCC-1 PAD Overlay 

Building Height    

Building Height Maximum  35 ft 21 ft 

Building Height Step-Back Required Adjacent to SF or MF District Yes Yes 

Maximum Lot Coverage (% of net site area) 50% 22% 

Minimum Landscape Area (% of net site area) 15% 15% 

Setbacks (overall project)   
 

Front (west) 
          Building 

Parking (maneuvering) 
 

0 ft 
20 ft 

55 ft 
0 ft 

Street- Side (south) 
 Side (north) 

Building  
Parking (maneuvering) 

     0 ft 
30ft 
20 ft 

 

        35 ft 
0ft 
0 ft 

 

Rear (east)   30 ft 
 

19 ft 
 

  
Public Input 
To date, staff has received no input from the public regarding this request.   
 
Design 
The store is a single story rectilinear box, with concealed roof behind parapet.  The building parapet height is 
approximately +/- 21 feet, while the canopy height is approximately 18 feet 6 inches.  The building and 
canopy feature brand colors and corporate logo. The building exterior is stucco painted in two different beige 
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shades.  The main entrance has a canopy of stainless steel material with blue and orange accent bands and 
an exposed LED red light, centered in a recess between the colored accent bands.  The façade is 
symmetrical.  Merchandise windows extend part way to the north and south from the center entrance.  Four 
(4) marquee boxes are proposed for the front elevation.  These boxes will be used for posters to advertised 
specials.  These boxes are not allowed by the Zoning and Development Code and will need to be deleted 
from the elevations.  The north and west elevations have exposed electrical and natural gas equipment; staff 
recommends that these items be located to a central location and concealed in an enclosure with a door for 
access or relocated to the interior of the building.  
  
The rectangular shape gas canopy will be accent with blue accents band and an exposed LED blue light, 
centered in a recess in the middle of the accent bands.  The signs on the canopy fascia will need to be 
approved in a separate application; staff notes that the sign may not extend above or below the canopy 
fascia.  
 
The car wash building has a similar design to convenience store except for raised cornice on parapet; 
instead it is detailed with reveals and blue accent band with exposed blue LED light.  
 
Public Safety 
The site layout allows ample natural visual surveillance from the front of the store to the fuel pumps. The 
bicycle parking is located on the north side of the building next to the carwash and visible from inside the 
store. The air and water stations, and public phones have not been identified on the site plan.  Staff will 
review the locations as part of the planning plan check review. An updated Security Plan is required for the 
Convenience Store. 
 
The Tempe Fire Department will access the site with emergency vehicles via McClintock Drive.  The site 
design demonstrates the ability of emergency vehicles to negotiate through the site and access the parking / 
activity area and the store itself. 
           
General Plan Analysis 
This proposal in its surroundings is consistent with the General Plan 2030 Projected Land Use map 
designation of commercial. 
 
Conclusion 
Staff recommends approval of the request for the Planned Area Development Overlay and Development 
Plan Review.  

 
 
REASONS FOR APPROVAL: 
1. The project meets the General Plan Projected Land Use for this site. 
2. The Planned Area Development Overlay provides the flexibility of modifying development standards for 

the Commercial Shopping and Services District through establishment of the site specific standards.  In 
this case the development standard for the reduced rear yard setback, reduced on site maneuvering and 
reduced landscape area facilitates the redevelopment of an existing gas station; creating a more 
attractive and accessible site within the City of Tempe.   

3. Incorporating the P.A.D., the project will meet the development standards required under the Zoning and 
Development Code.   

 
PAD07009 and DPR07056 
CONDITIONS OF APPROVAL: 
EACH NUMBERED ITEM IS A DESIGN CONDITION OF APPROVAL.  DEVELOPMENT REVIEW COMMISSION MAY MODIFY, 
DELETE OR ADD TO THESE CONDITIONS.  THE BULLET ITEMS REFER TO EXISTING CODE OR ORDINANCE THAT 
PLANNING STAFF OBSERVES ARE PERTINENT TO YOUR CASE.  THE BULLET ITEMS ARE INCLUDED TO ALERT THE 
DESIGN TEAM AND ASSIST IN OBTAINING A BUILDING PERMIT.  THE BULLET ITEMS ARE NOT AN EXHAUSTIVE LIST. 
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General 
1. Obtain the building permit and commence construction on or before two years from City Council 

approval of the Planned Area Development Overlay or the Planned Area Development Overlay for this lot 
will expire. 

 
2. Your drawings must be submitted to the Development Services Building Safety Division for building permit 

by May 22, 2008 or Development Plan approval will expire. 
 

• Verify all comments by the Public Works Department, Development Services Department, and Fire 
Department given on the Preliminary Site Plan Reviews dated July 21, 2006, September 29, 2006, 
January 3, 2006 and April 11, 2007.  Direct questions related to specific comments to the appropriate 
department.  Coordinate modifications with concerned parties during building plan check process.  
Planning staff reviews construction documents as part of the building plan check process to ensure 
consistency with the Planned Area Development and Development Plan approval. 

 
• The project site does not have an Archaeologically Sensitive designation.  However, State and Federal 

laws apply to the discovery of features or artifacts during site excavation (typically, the discovery of human 
or associated funerary remains).  Where such a discovery is made, contact the Arizona State Historical 
Museum (520-621-6302) for removal and repatriation of the items.  Contact the Tempe Historic 
Preservation Officer (joe_nucci@tempe.gov) if questions regarding this process. 

• Security Requirements: 
• Design building entrances to maximize visual surveillance of vicinity.  Limit height of walls or 

landscape materials, and corners to discourage ambush opportunity.  Distances of at least 20’-0” 
between a pedestrian path of travel and any hidden area allow for increased reaction time and safety.  

• Follow the design guidelines listed under appendix A of the Zoning and Development Code.  In 
particular, reference the CPTED principals listed under A-II Building Design Guidelines (C) as they 
relate to the location of pedestrian environments and places of concealment.   

• The Owner is required to prepare a security plan for this commercial project with the Police 
Department.  Include the design team in the preparation of the plan to verify any modification that 
would require design revisions. To avoid revisions to permitted construction documents, the first 
meeting with the Police Department regarding the security plan is recommended before building permit 
is issued.  At a minimum, the Owner shall contact the Police Department to begin security plan 
process approximately eight weeks prior to receipt of certificate of occupancy. 

• If required by the Security Plan, have management contact the Police Department prior to Certificate of 
Occupancy to be included in the “Operation Notification” crime prevention program. 

 
• Specific requirements of the Zoning and Development Code are not listed as a condition of approval, but 

will apply to any application.  To avoid unnecessary review time, and reduce the potential for multiple plan 
check submittals, it is necessary that the design team be familiar with the Zoning and Development Code 
(ZDC), which can be accessed through www.tempe.gov, to ‘Tempe in Touch’, to ‘Government’, to 
‘Documents’ and to ‘Zoning and Development Code’, or purchased at Development Services. 

 
• Standard Details: 

• Tempe Standard “T” details may be accessed through www.tempe.gov/engineering or purchased 
from the Engineering Division, Public Works Department. 

• Tempe Standard “DS” details for refuse enclosures may be accessed through 
www.tempe.gov/tdsi/bsafety or may be obtained at Development Services. 

 
Site Plan 
3. Verify location of refuse enclosure (modified after 04/11/2007 SPR) is acceptable to the Field Services 

Department prior to submittal for plan check.  Contact Ron Lopinski. 
 

http://www.tempe.gov/
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4. Match the color and texture for refuse enclosure, parking screen wall and monument sign base with that 
proposed for the convenience store.  

  
5. Show the location for air and water dispenser and public telephones for planning plan check review.  
 
6. Place exterior, freestanding reduced pressure and double check backflow assemblies in pre-

manufactured, pre-finished, lockable cages (one assembly per cage).  If backflow prevention or similar 
device is for a 3” or greater water line, delete cage and provide a masonry or concrete screen wall 
following the requirements of Standard Detail T-214. 

 
7. Finish utility equipment boxes on site in a neutral color (subject to utility provider approval) that 

compliments the coloring of the building.  Do not paint over instructional or warning decals on the 
equipment boxes. 

 
• Fire Department issues (jim_walker@tempe.gov):  

• Verify fire lane of 20 ft. width with adequate turn radii (45 ft. outside and 25 ft. inside) exists in the drive 
aisles around the canopy.  Indicate the fire lane outline on the site plan. 

• Do not overhang the fire lane with any cable or device (security light, mature tree canopy, etc.) that is 
less than 14’-0” above paving.   

• Locate Fire Department Connection on main entrance side of store.  Location subject to approval by 
the Fire Department. 

 
• Locate freestanding security lights away from landscape islands so they do not conflict with existing or 

proposed tree locations. 
 
• Provide 100 year on-site storm water retention with provision for ground water protection from fuel spills. 
 
• Underground utilities.  Coordinate site layout with utility providers and modify easements if necessary to 

satisfaction of utility providers. 
 
• Verify location of any easements, or property restrictions, to ensure no conflict exists with the site layout or 

foundation design. 
 
• For refuse enclosure, construct walls, pad and bollards for container enclosure in conformance with 

Standard Detail DS-116.  Gate pair for refuse enclosures is not required.  If gates are provided, do the 
following: 
• The property manager must arrange for gates to be open from 6:00am to 4:30pm on collection days. 
• Mount gates so they do not decrease the width of the enclosure mouth. 
• Gates in full open position must swing greater than 90 degrees and have a cane bolt or other hold 

open mechanism. 
 
• Parking spaces: 

• Verify conformance of accessible vehicle parking to the Americans with Disabilities Act of 1990 
(42 U.S.C.A. §12101 ET SEQ.) and the Code of Federal Regulations Implementing the Act (28 
C.F.R., Part 36, Appendix A, Sections 4.1 and 4.6).  Refer to Standard Detail T-360 for parking 
layout and accessible parking signs. 

• Provide parking loop/rack per standard detail T-578.  Provide 2’-0” by 6’-0” individual bicycle 
parking spaces.  One loop may be used to separate two bike parking spaces. Provide clearance 
between bike spaces and adjacent walkway to allow bike maneuvering in and out of space 
without interfering with pedestrians, landscape materials or vehicles nearby. 
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Floor Plans and Sections 
8. Restroom Security: 

a. Lights in public restrooms: 
1) Provide 50% night lights 
2) Activate by key or remote control mechanism 

 
Building Elevations 
9. Provide main colors and materials with a light reflectance value of 75 percent or less.  Specific colors and 

materials exhibited on the paint color sample board are approved by planning staff.  Submit any additions 
or modifications for review during building plan check process.  During completion of the development, 
planning inspection staff will field verify colors and materials. 

 
10. Remove the marquee changeable poster boxes from elevation.  
 
11. Two signs are allowed on the fuel canopy fascia.  Each sign may not exceed 6 s.f. and height of sign may 

not exceed 80 percent of the height of the canopy fascia and may not extend beyond top or bottom of 
canopy.   

 
12. The color banding on the fuel canopy fascia and on the north elevation of the store is considered a 

building accent element and not part of the sign area. Do not internally or externally illuminate the color 
banding on the entry, carwash building or fuel canopy.  

 
13. Conceal roof drainage system within the interior of the store.  Minimize visible, external features, such as 

overflows, and where needed design these to enhance the architecture of the store. 
 

14. Incorporate lighting, address signs, incidental equipment attachments (alarm klaxons, security cameras, 
etc.) where exposed into the design of the store and fuel canopy so that the architecture is enhanced by 
these elements. 

 
15. Details of meter panels, natural gas equipment and electrical equipment installation and location shall not 

detract from the architecture of the building; design an enclosure to conceal equipment or relocated to 
interior. Details shall be approved by staff prior to issuance of building permits. 

 
• Service Door Security: equip service and exit doors (except to rarely accessed equipment rooms) 

with a 6" square high strength plastic or laminated glass window centered and mounted at 63" from 
the bottom to the center of the glazing. 

 
16. Exposed conduit, piping, etc. is not allowed unless a creative conduit surface design that compliments the 

architecture is reviewed and approved by the Development Review Commission. 
 
• Measure height of building and canopy from top of curb on McClintock Drive from the center of the front of 

the property. 
 
LIGHTING: 
17. Fixtures for canopy lighting to be recessed.  
18. Provide the following continuous illumination levels from dusk to dawn (this clarifies illumination levels for 

areas not specifically described in ZDC Part 4 Chapter 8): 
a. limit light on paving surface under canopy to maximum 40.0 foot-candles. 
b. illuminate building entrance and exit side doors with minimum 5.0 foot-candles. 
c. illuminate the electrical service entrance section room door pair with minimum 2.0 foot-candles. 
d. illuminate the vendor parking with minimum 4.0 foot-candles, similar to a loading zone. 
e. illuminate the public pay phone area with minimum 5.0 foot-candles.    
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• Follow requirements listed in the ZDC Part 4, Chapter 8 and in the guidelines listed in the ZDC under 
Appendix E “Photometric Plan.” 

 
LANDSCAPE: 
19. The existing trees on site may be destroyed to make way for the site re-development.  Completely remove 

these plants and any stumps on site or in frontage.  Do not disturb existing off site plant material to the 
east of this re-development or elsewhere. 

 
20. Irrigation notes: 

a. A dedicated landscape water meter is recommended (not required).  Consider re-use of existing water 
meter with irrigation dedication if another domestic water meter is installed with this site re-
development.  

b. Provide pipe distribution system of buried rigid (polyvinylchloride), not flexible (polyethylene).  Use of 
schedule 40 PVC mainline and class 315 PVC ½” feeder line is acceptable.  Class 200 PVC feeder 
line may be used for sizes greater than ½” (if any).  Provide details of water distribution system. 

c. Locate valve controller in a vandal resistant housing. 
d. Hardwire power source to controller (a receptacle connection is not allowed). 
e. Controller valve wire conduit may be exposed if the controller remains in the Service Entrance Section 

room, as indicated.  Conceal the conduit if the controller is mounted outside. 
 
21. Include requirement in site landscape work to de-compact soil in planting areas on site and in public right 

of way and remove construction debris from planting areas prior to landscape installation. 
 
22. Top dress planting areas with a 2“ thick uniform application of decomposed granite, as indicated.  Provide 

pre-emergence weed control application, as indicated, and do not underlay rock or decomposed granite 
application with plastic. 

 
• Indicate the location of all exterior light fixtures on the site, landscape (and photometric) plans.  Avoid 

conflicts with lights in order to maintain illumination levels for exterior lighting. 
 
• Follow requirements of ZDC Part 4 Chapter 7 and the guidelines listed in the ZDC under Appendices B 

and C “2’ and 3’ Plant List.” 
 
Signage: 
23. For this facility, provide one address sign on each side of the masonry base of the monument sign and 

four address signs on the store.  Conform to the following guidelines for address signs on the store and 
the base of the monument sign: 
a. Halo illuminate the address signs. 
b. Provide street number only, not the street name. 
c. Compose of 12” high, individual mount, metal reverse pan channel characters. 
d. Adjust locations so sign is unobstructed by trees, vines, etc. 
e. Do not affix another number or a letter that might be mistaken for the address number. 

 
• Follow requirements of ZDC Sec. 4-903 (A) for address sign illumination and background contrast 

requirements. 
 
Obtain sign permit for any building mount or monument identification signs including the two canopy signs, 
changeable copy (price) on the monument sign and halo illuminated address signs. Directional signs (if 
proposed) may not require a sign permit, depending on size.  Pump topper signs do not require a permit but 
must conform to the restrictions of the ZDC.  Directional and Pump Topper signs are subject to review by 
planning staff during plan check process.  Follow ZDC Part 4 Chapter 9 with the design of the signs. 
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HISTORY & FACTS:  
July 21, 1969. The Atlantic-Richfield Company was issued a building permit for auto service station at 

the northeast corner of Southern Avenue and McClintock Drive.  
 
March 4, 1985. The Board of Adjustment approved a use permit for Arco to a convenience market as 

an accessory use in conjunction with an existing gas station and variances to reduce 
the height of the perimeter walls to 4 ft.  

 
March 9, 1986. The Board of Adjustment modified approved sign variances for Arco to increase the 

maximum sign area from 80 s.f. to 126 s.f. 
 
May 8, 2007 Development Review Commission continued the Arco AMPM Broadway and Rural to 

the May 22, 2007 Hearing due to an error in public notification.  
 
 
ZONING AND DEVELOPMENT CODE REFERENCE: 
Section 6-305, Planned Area Development (PAD) Overlay districts b;  
Section 6-306, Development Plan Review 
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