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A Introduction

This 1introduction provides an overview of the process used to prepare the
Queen Creek Land Use Plan as part of the Maricopa County Comprehensive Land
Use Plan. The Introduction is presented in three sections:

Request for Proposal
Community Participation in the Planning Process
Organization of the Queen Creek Land Use Plan Document

A.1 Request for Proposal

In July 1985, the Maricopa County Department of Planning and Development
issued a public Request for Proposal to professional wurban planning
consultants for the preparation of the seven specific Land Use Plans as part
of the Maricopa County Comprehensive Land Use Plan. One of the specific areas
was the Queen Creek Planning Area.

For each specific area the County reguested that the provided professional
services include collection and analysis of existing data leading to specific
goals and policies to gquide general land development. Each specific Study
area was also to be provided with a Land Use Plan.

A.2 Community Participation in the Planning Process

Throughout the planning process the community participation was emphasized
through a number of means. Three public workshops for the Queen Creek
Planning Area were held to solicit input from residents, property owners,
business people, and Planning and Zoning Commission members., Newsletters
announcing each workshop and providing project progress reports were prepared
and distributed prior to each workshop, In addition, Planning and Zoning
Commission workshops were held to review the project progress. Thorough
coverage by the news media was also encouraged to create further awareness of
the workshops and participation by the general public in the planning process.

A.3 Organization of the Queen Creek Land Use Plan

The remainder of this document presents the results of the planning process
for the Queen Creek Planning Area and is organized into Chapters B, C, and D
which correspond to the three major work tasks.

Chapter B, "Inventory and Analysis,” is a presentation and analysis of the
data elements that describe existing conditions in the Queen Creek
Planning rea.
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Chapter C, "Goals and Policies", defines specific goals and policies which
the County has adopted with regard to the Queen Creek Planning Area's
growth and development.

Chapter D, "Queen Creek Land Use Plan," presents the Land Use Plan for the
Queen Creek Planning Area with definitions for each Land Use category and
discussion of the Land Use Plan, which will be implemented, in part,
through the application of the policies presented in Chapter C.
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B Inventory and Analysis

Development of the Queen Creek Land Use Plan hinges on a thorough
understanding of the various physical, social and economic aspects of life in
the immediate and surrounding area. This chapter of the Land Use Plan
jdentifies and describes the following elements:

Natural Resources,

Social and Economic Characteristics,
Land Use and Zoning, and

Resident Issue Identification.

.
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The Inventory and Analysis Chapter of this Queen Creek Land Use Plan presents
an analysis of data that describes existing conditions in the planning area.
Population projections are also presented as part of the Inventory and
Analysis so that the community, elected and appointed public officials and
planning staff have a thorough understanding of the anticipated growth in the
planning area.

B.1 NATURAL RESOURCES

In describing natural resources in the Queen Creek Planning Area the following
five elements are identified:

Physical Characteristics,
Hydrology,

Vegetation and Wildlife,
Archaeology, and

Policy Implications.
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The purpose of this section of the Queen Creek Land Use Plan is to describe
the physical setting, to identify existing ground water supplies and flood

control measures, to locate habitat areas, to note any archaeological
resources and to identify policy implications.

B.1.1 Physical Characteristics

The "Physical Characteristics" section describes key features of the natural
and man-made environment which affect growth and development in the Queen
Creek Planning Area. "Physical Characteristics” are presented in the
following six sections:

Physical Setting,
Soils,

Topography,

Geology,

Visual Features, and
Air and Noise Quality.

B.1



Fach of the above factors will, to some extent, dictate the quality, character
and direction of development in the planning area. The purpose of this Land
Use Plan is to formulate an understanding of the environmental characteristics
which are affecting, and continuing to affect, growth and development in the
planning area.

a) Physical Setting

The Queen Creek Planning Area, as illustrated on Figure B-1, "Site Location,"
is located in the southeastern portion of Maricopa County, north of the Santan
Mountains, southeast of the Town of Gilbert, and south of Williams Air Force
Base. Elevations within the planning area range from 1,305 feet above sea
level at the northwestern boundary to 1,472 feet above sea level near the
southeastern boundary. Terrain within the planning area is generally composed
of alluvial plains, with mountains found just outside the southern boundary.

In the Queen Creek Planning Area, encompassing approximately 48 square miles,
landscapes are characterized by rural scenes composed of cultivated fields,
citrus orchards, and farms.

The climate in the planning area is similar to the rest of the Phoenix area,
with generally mild fall, winter and spring weather and hot, dry summer
weather., Table B.1-1, "Average Monthly Weather Characteristics", summarizes
Queen Creek's monthly temperature and precipitation levels,

h) Soils

Three major soil associations, as illustrated on Figure R2, "Physical
Characteristics and Hydrology," are found within the Queen Creek Planning
Area. The Antho-Mohall Association covers the area south of Riggs Road between
the western boundary and Crismon Road. The Gilman-Estrella-Vint Trix
Association covers the remainder of the planning area.

To further identify the soil associations found within the planning area, the
following section describes the associations in terms of drainage slope and
texture, and terrain:

Antho-Mohall: well drained soils, nearly level to gently sloping sandy
clay loams and gravelly sandy loams on old alluvial fans

Gilman-Estrella-Vint Trix: well drained soils, nearly level loams and
clay loams on alluvial fans and flood plains '

The four general soil properties which affect soil suitability for development

are permeability, available water capacity, shrink-swell potential and
corrosivity.
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To further identify the soil associations found within the planning area, the
following section describes the associations in terms of drainage, slope and
texture, and terrain:

Gilman-Estrella-Avondale: deep, well drained soils: nearly level
loams and clay loams on valley plains and low stream terraces

Carrizo-Brios: deep, excessively drained soils: nearly level to gently
sloping gravelly, sandy loams and sandy loams in stream channels and on
low stream terraces

Rillito-Gunsight-Perryville: deep, well drained soils: nearly level to
moderately steep gravelly loams and loams on old alluvial and valley
plains

Laveen-Coolidge: deep, well drained soils: nearly level sandy Tloams,
1oams and clay loams on old alluvial fans and valley plains

Casa Grande-Harqua: deep, well drained soils: nearly level to sloping,
saline-alkali loams, sandy loams and gravelly clay loams on valley plains

Cherioni-Rock Outcrop: well drained soils: gently sloping to very steep
very gravelly loams and rock outcrop on mountains, buttes and low hills

The four general soil properties which affect soil suitahility for development
are permeability, available water capacity, shrink-swell potential and
corrosivity.

Permeability

Permeability refers to the rate at which water moves through the soil and is
usually determined by the texture of the soil. Soils with a slow permeability
pose severe limitations for septic tank absorption fields.

Soils with slow permeability do not allow adequate absorption of effluent from
tile or perforated pipe into natural soil. Approximately five percent of the
soils in the Queen Creek Planning Area pose severe restrictions for the use of
septic tank absorption fields.

Available Water Capacity
Available water capacity is the amount of water a soil can hold which is
available for plants. The ability of soil to hold water in part determines

the type of plants that can be used for landscaping and lawns. None of the
soils in the Queen Creek Planning Area have low available water capacity.

B.3
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TABLE B.1-1
Average Monthly Weather Characteristics

Average Average
Daily Daily Average Total
Maximum Minimum Precipitation
Month Temperature (F) Temperature (F) (Inches)
January 64.9 35.6 0.84
February 69.3 38.5 0.60
March 73.6 42.9 0.77
April 83.0 49.5 0.34
May 92.1 56.8 0.14
June 100.8 64.4 0.09
July 104.3 74.1 0.82
August 101.8 72.9 1.20
September 98,5 65.9 0.76
October 88.3 54,4 0.53
November 75.4 42.7 0.50
December 66.9 36.8 0.93
Total 84.9 52.9 7.52

Information based on a thirty-year average.

Average Total Snow, Sleet and Hail Annually: Trace

Source:

Arizona Department of Commerce
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Shrink-Swell Potential

Shrink-swell potential refers to the capacity of a soil to expand or shrink as
the moisture content is increased or decreased. Generally, soils with a high
percentage of clay have a tendency to have a high shrink-swell capacity.
Soils with a high shrink-swell capacity can contribute to structural problems
for buildings and roads.

Corrosivity

Corrosivity refers to a soil's capacity to induce chemical reactions that will
corrode or weaken metals and concrete. A majority of soils in the Queen Creek
Planning Area are highly corrosive to uncoated steel, while most soils are
moderately corrosive to concrete. Soils with a high corrosivity may create
potential problems for underground utilities, if installed unprotected.

Soil characteristics can play an important role in determining the quality and
character of development in the Queen Creek Planning Area. For detailed
information on soil types, their characteristics, and their locations in the
planning area, refer to the U,S. Department of Agriculture Soil Conservation
Service, "Soil Survey: Eastern Maricopa and Northern Pinal Counties Area,
Arizona." The Eastern Maricopa survey is available from the Soil Conservation
Service Office in Phoenix.

The characteristics of each soil association as related to development is
jllustrated in Table B.1-2. Figure B-2, "Physical Characteristics,"
illustrates the approximate location of each soil association with the
planning area. Because of the locational variability of each soil type within
the associations, soil testing should take place prior to actual development,
particularly in any area that might contain soils of the Cherioni-Rock
Qutcrop, which can pose severe problems for septic tank use, building and
foundation placement.

c¢) Topography

The Queen Creek Planning Area, composed of alluvial plains, slopes from the
southeast to the northwest. The highest point within the planning area is
1,472 feet on a hill in the southeast, while the Towest point within the area
is 1,305 feet at the intersection of Higley and Pecos Roads in the northwest,
The planning area slope ranges from zero to two percent.

d) Geology

General geology within the whole planning area consists of sedimentary rocks
which are composed of sand, gravel and conglomerate,

B.6
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Development Constraints by Soil Association

TABLE B.1-2

Septic Tank Dwellings Dwellings Local Small
Absorption without with Roads and Commercial Lawns and
Soil Association Fields __Basements Basements Streets Buildings Landscaping
Antho-Mohall Moderate Moderate Moderate Severe Moderate Moderate
to to to to to .
Severe Severe Severe Severe Severe
Gilman-Estrella- Slight Moderate Moderate Moderate Moderate Moderate
Avondale to to
Moderate Severe



e) Visual Features

Visual character of the Queen Creek Planning Area is dominated by views
towards the Santan Mountains to the south. This dominance is strengthened by
the extremely level terrain and provides a reference point as one travels
through the planning area.

f) Air and Noise Quality

Air quality is affected in a number of ways as a result of a variety of
activities. Sources of air pollutants may be mobile or stationary. One
mobile source of air pollution results from motor vehicle use. Such
vehicle-generated emissions include carbon monoxide, nitrogen oxides, and
hydrocarbons. The pollutant of greatest concern is carbon monoxide because,
under certain atmospheric and topographic conditions, concentrations may
accumulate which are hazardous to health under prolonged exposure. Stationary
sources of air pollution comes from roads, agricultural fields, vacant lots
and construction sites where wind-borne particulates such as dust and
microscopic debris originate. One poliutant which comes from both mobile and
stationary sources is ozone,

While carbon monoxide and wind-borne particulates usually come from a known
source, ozone originates from atmospheric chemical reactions between nitrogen
oxides, hydrocarbons, and ultraviolet light.

For the Queen Creek Planning Area, pollution concentration measurements are
unavailable. However, trends for three air pollutant concentration levels for
the City of Mesa may be similar and are as follows:

Carbon monoxide concentrations (PPM) are below Central Phoenix levels and
appear to be decreasing: wind-borne particulates (ug/m3) are below Central
Phoenix levels and appear to be increasing: and ozone concentrations (PPM) are
less than Central Phoenix levels and appear to be decreasing.

The effects of noise from airport and highway facilities are numerous. Noise,
depending on the decibel level and the length of exposure, can affect health,
disturb sleep, affect learning ability and task performance, and decrease
property values. In addition, extended loud noise levels cause general
community annoyance.

Within the Queen Creek Planning Area, one source of noise, generated by
Williams Air Force Base (AFB) flight operations, has been noted.

To identify noise contours, Williams AFB in 1984 completed an Air Installation
Compatible Use Zone (AICUZ) study which identified noise levels ranging from
65 day/night sound level (Ldn) to greater than 80 Ldn., Ldn noise levels and
community reaction to these levels are as follows:

B.g



Noise Level {Ldn) Community Reaction

50 No reaction, although noise is
generally noticeable
65 Sporatic complaints
65-70 Widespread complaints, threat of legal

action or appeals to local officials
to stop noise

75+ Vigorous community action

Source: Environmental Impact Analysis Handbook (Ray and Wooten)

Williams AFB noise contours cover a large portion of the planning area and are
located in the northeast corner. They range from 65 Ldn bordered generally by
Rittenhouse Road to the southeast and the planning area boundary to the east,
to 80 Ldn at Ellsworth Road just south of Pecos Road.

A mitigation technique for this type of noise is the development of Compatible
Use Districts (CUD's) which are developed by incorporating aircraft accident
data and noise level {(Ldn) data. Generally, the edges of CUD's follow
noise-level contours. For areas impacted by Williams AFB, the County is
utilizing its Military Airport Zoning Ordinance.

B.1.2 Hydrology
a) Flood Control

Flood control projects within the Queen Creek Planning Area are limited. Only
one structure, the Roosevelt Water Conservation District (RECD) Floodway,
crosses the planning area and the Queen Creek Area Drainage Master Study
(ADMS) includes the entire planning area.

Structures

The RWCD Floodway crosses the extreme northwest corner of the planning area.
This floodway extends 27.6 miles from Brown Road, in the Queen Creek Planning
Area, to the Gila River, southwest of the planning area.

Studies

The Maricopa County Flood Control District has implemented an Area Drainage
Master Study (ADMS) program to analyze watershed areas experiencing localized
flooding following rainstorms. The Queen Creek ADMS will analyze the whole
planning area with preliminary plans to be completed in 1985-86 and designs
completed in 1986-87, As the plans are completed, provisions in the Land Use
Plan and corresponding development regulations shnuld consider the studies'
recommendations, especially land development conflicts.
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b) Drainage

The entire planning area is flat, with slopes less than two percent. So while
flooding may rarely occur, retention of rainwater may be a problem,

One-hundred-year flood plains, as designated by the Flood Insurance Adminis-
tration, and as illustrated on Figure B-2, "Physical Characteristics and
Hydrology," are limited to areas along Queen Creek, which runs through the
planning area east to west between Cloud Road and Queen Creek Road.

c) Ground Water

The estimated amount of recoverable ground water within the planning area, as
illustrated on Figure B-2, ranges from less than 30,000 acre-feet per square
mile to 60,000 acre-feet per square mile. Generally south of Riggs Road the
estimated amount of recoverable ground water is less than 30,000 acre-feet per
square mile (ca. ft./sq/ mi.) will within the remainder of the pltanning area
it ranges up to 60,000 ca. ft./sq. mi. This relative amount of recoverable
ground water north of Kiggs Road is comparable to other areas of Maricopa
County. The ground water aquifer from 1964-1977 has declined anywhere from 25
feet to 125 feet within the planning area, as identified in the Phoenix Active
Management Area Management Plan. These declines are more than most other areas
within Maricopa County. Also identified on Figure B-2 are the generalized
Tocations of earth fissures and areas of land subsidence., The fissures and
subsidence are most likely a result of large ground water withdrawals, also
known as ground water mining, as identified by areas of ground water declines
and generally coincide with the relatively 1low available amounts of
recoverable ground water now available south of Riggs Road.

B.1.3 Vegetation and Wildlife

This section of the Queen Creek Land Use Plan describes the natural vegetation
and wildlife in the planning area.

a) Vegetation

The majority of the Queen Creek Planning Area is composed of either developed
or agricultural land except for portions of Queen Creek that have not been
channeled.

Based on the potential for the restoration of unchanneled portions of Queen
Creek, and the destruction of plant habitat by development and agricultural
use, this area should be viewed unpreferentially in terms of preservation
except for the potential to restore riparian vegetation along portions of
Queen Creek.

b) Wildlife

Since most of the Queen Creek Planning Area has been developed for
agriculture, this area has little or no native wildlife. Some birds and small
animals are found in agricultural areas, including Mourning Doves, Inca Doves,
Gila Woodpeckers, as well as many other species. Potential for riparian
habitat restoration does exist, however, for portions of Queen Creek that are
not yet channeled.

B.11



Again, based on two factors: 1) the potential for the restoration of the
unchanneled portion of the area, and 2) the destruction of all native wildlife
habitat by urban and agricultural use, this planning area should be viewed
unpreferentially in terms of preservation except for the potential restoration
of riparian forest habitat along unchanneled portions of Queen Creek,

B.1.4 Archaeology

Arizona, and especially Maricopa County, has one of the highest concentrations
of archaeological sites in the United States and possibly the world., Figure
B-3 summarizes known archaeological site frequency by U.S.G.S. quadrangles
within and surrounding the study area. Detailed site locations are on file
with the State Historic Preservation Office (SHPO) and may be confidentially
examined, on a project basis for the protection of the resource. To date no
systematic reconnaissance field survey of the county has been conducted, so we
must assume that unreported cultural resources, including historic resources,
exist within the study area., Currently, there are no archaeological sites that
have been identified in the study area.

B.1.5 Policy Implications
This section concerning the natural resources summarizes the key issues
identified previously which should be addressed during the development of
Queen Creek.
a) Physical Characteristics
Approximately five percent of the soils in the planning area, with the
majority located south of Cloud Drive, are characterized by slow
permeability, which can Timit the safe use of septic tanks.
The Santan Mountains dominate views to the south.

High noise levels have been noted from Williams Air Force Base in the
northeast portion of the planning area.

b) Hydrology

One major drainage way, Queen Creek, runs through the planning area. The
opportunity exists to preserve this area as open space and/or parks.

c) Archaeology

No archaeological sites have been sited in the planning area, although
major washes in the Sonoran Desert should be considered as possible sites.

B.2 SOCIAL AND ECONOMIC CHARACTERISTICS

In describing the Social and Economic Characteristics of the Queen Creek
Planning Area, the following seven sections are presented:
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The purpose of this section of the Land Use Plan is to document population and
economic characteristics, to examine existing economic conditions, and to
present a population projection and associated development demands for the
planning area.

B.2.1 Population, Age, Sex, and Ethnic Composition

This section of the Queen Creek Land Use Plan highlights historic and
projected population and household data to the year 2005. Comparative 1980
U.S. Census data is also reviewed for age, sex, and ethnic distributions for
the planning area and Maricopa County populations.

The 48 square-mile Queen Creek Planning Area contains the unincorporated
communities of Chandler Heights and Queen Creek.

In 1970, the planning area has a population of 1,516. By 1980, the planning
area's population has increased by 84.4 percent to 2,796. As shown in Table
B.2-1, the planning area's population increased another 40.1 percent to 3,916
over the period 1980 to 1985. From a 1985 base of 3,916 persons, the popula-
tion is projected to increase to 13,248 persons in 2005, an increase of more
than 238 percent. In comparison, during the 1985-2005 period, Maricopa
County's population is projected to increase by 80 percent. Additional
population growth in the Queen Creek Planning Area is projected for seasonal
residents. From a 1985 base of 79 persons in 34 households, seasonal
population is projected to reach 150 persons in 67 households in 2005.

In 1970, there were an estimated 446 planning area households with an average
of 3.4 persons per household. Household data for resident population from
1980-2005 is provided in Tables B.2-2 and B.2-3. As indicated in Table B.2-3,
the Queen Creek Planning Area has had, and is projected to have, larger
households than the County during the period 1985-2005.

Consistent with the Queen Creek Planning Area's larger household size, in
comparison with the County, is the younger age of the planning area's
population as reflected in Table B.2-4. The median age of the planning area's
population is 25.6, while the County's is 29.7.

In terms of ethnic population distribution, it is clear from the data in Table
B.2-5 that the only large minority group is the Spanish heritage population
which composes a larger proportion of the planning area's population than does
the County population.
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B.2.2 Population Projection Methodology

Maricopa Association of Governments (MAG) 1983 population projection
methodology takes into account factors such as the distribution of current
population, available land for residential development, and the location of
large employment centers within Municipal Planning Areas (MPA) and Traffic
Analysis Zones (TAZ).

In allocating population through the top-down methodology, the process begins
with annual updated Maricopa County population projections to the Year 2015,
which are prepared by the Arizona Department of Economic Security. These
projections serve as control totals for the sub-county population allocations.

Prior to adoption each year, the County projections must be approved by the
State Population Technical Advisory Committee, whose representatives include
state agencies, state universities, MAG, the Cities of Phoenix and Tucson and
numerous Indian tribes.

With adoption of the annual County population projections in 5-year intervals
(1985-1990, etc.) to the Year 2015, the new population change calculated for
each five-year interval is allocated to planning areas of the County. This
allocation is accomplished by applying specific planning area growth
proportions, developed using the Mountain West Research-Southwest, Inc.
methodology, to the population changes. The updated estimates prepared hy the
MAG Transportation and Planning Office are then subject to several levels of
local community review.

Prior to final review, approval and official adoption by the MAG Regional
Council, a review is conducted by the MAG Management Committee and the MAG
Population Technical Advisory Committee. During this review process
adjustments may be made to the projections by any jurisdiction, provided that
Jjustification is presented and accepted.

The MAG projections are not available for specific communities forming
portions of the Queen Creek planning area. The MAG projections for these
unincorporated areas cover a much larger geographic region than the planning
area.

The County and all communities have an opportunity to evaluate the projections
made each year, and as a result population change may be closely monitored.
If on first appearance the initial long-range projections used for planning
need adjustment they may be considered at an early date.

B.2.3 Economic Characteristics
Tables B.2-6 through B.2-8 1illustrate income, education, and labor force

characteristics of the planning area population in contrast to those of
Maricopa County.
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TABLE B.2-1
Total Resident Population

Census Mid-Year Mid-Year Mid-Year Mid-Year Mid-Year
Area 1980 1985 1990 1995 2000 2005
Queen Creek 2,796 3,916 7,315 8,854 10,703 13,248
Maricopa 1,590,260 1,800,038 2,156,300 2,531,470 2,883,080 3,247,710
County
TABLE B.2-2
Total Resident Households
Census Mid-Year Mid-Year Mid-Year Mid-Year Mid-Year
Area 1980 1985 1990 1995 2000 2005
Queen Creek 950 1,283 2,399 2,940 3,690 4,647
Maricopa 544 ,759 652,934 784,105 922,905 1,052,727 1,194,128
County
TABLE B,.2-3
Persons per Resident Household
Census Mid-year Mid-Year Mid-Year Mid-Year Mid-Year
Area 1980 1985 1990 1995 2000 2005
Queen Creek 2.94 3.05 : 3,05 3.01 2.90 2.85
Maricopa 2.73 2.76 2.75 2.74 2.74 2.72
County

This table represents resident population divided by resident households.

Source: 1980 U.S.

Census and

Maricopa Association of  Governments,

Transportation and Planning Office, 12/12/84,
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TABLE B.2-4
Population Distribution by Age
and Sex in Percentages

Male Female Under 5 5-17 18-44 45-65 65+
Queen Creek 52.7 47.3 8.4 30.0 41.0 16.1 4.4
Maricopa 49.0 51.0 7.5 20.6 41.6 18.7 11.6
County
TABLE B.2-5
Ethnic Composition in Percentages
Spanish
Area White Black Indian Other Heritage
Queen Creek 77.3 0.4 1.2 21.1 27.3
Maricopa 86.7 3.2 1.5 8.6 13.2
County
TABLE B.2-6
Household Income Distribution
in Percentages and Median Income
Less Than $7,500 15,000 25,000 35,000 Median
Area $7,500 14,999 24,999 34,000 & over Income
Queen Creek  18.9 24.2 25.9 22.5 10.9 16,768
Maricopa 17.4 241 27.9 16.8 13.8 17,728
County

Source: 1980 U.S. Census (Note: Percentages will not total 100 percent
because Spanish heritage population is distributed among other categories.
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TABLE B.2-7
School Years Completed in Percentages
by Population 25 Years and Older, and by Median School Years

Years Completed

Area 0-8 9-11 12 13-15 16+ Median
Queen Creek 32.0 15.8 31,7 14.2 6.3 12.1
Maricopa 12.8 12,2 34.9 21.8 18.3 12.7
County
TABLE B.2-8
Labor Force Characteristics of the Population

Civilians Civilian Employed Unemployed (Civilian Labor

16 & Over Labor Force Rate Force Partici-
Area pation Rate
Queen Creek 1,811 1,070 1,023 4.,4% 59.1%
Maricopa 1,128,899 701,242 663,642 5.4% 62.1%

County

Source: 1980 U.S. Census

TABLE B.2-9
Total Employment and Retail Employment

Census Mid-Year Mid-Year Mid-Year Mid-Year Mid-Year
Area 1980 1985 1990 1995 2000 2005

TOTAL EMPLOYMENT

Queen Creek - 76 246 276 407 508
Maricopa 641,529 734,428 895,872 1,044,724 1,201,756 1,303,020
County

RETAIL EMPLOYMENT

Queen Creek - 6 39 39 81 91
Maricopa 115,772 134,902 173,715 208,632 249,895 284,088
County

Source: Maricopa Association of Governments, Transportation and Planning
Office, January, 1984, for Maricopa County.
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As shown in Table B.2-6, median household income in the Queen Creek Planning
Area is about 95 percent of the County's median income.

In addition to lower income, the Queen Creek Planning Area residents also have
a lower median educational level than residents in the County, as illustrated
in Table B.2-7.

Table B.2-8 reflects the fact that the Queen Creek Planning Area has nearly as
high a labor force participation rate as the County, and also a lower unem-
ployment rate. Tables B.2-4 through B.2-8 are based on census data for two
enumeration districts which contain most of the planning area's population.
Table B.2-9 reflects the fact that total employment in the Queen Creek
Planning Area is projected to increase by only 432 jobs over the period
1985-2005. It is projected that retail jobs will represent about 19.7 percent
of this planning area's 1985-2005 total job growth.

B.2.4 Area-Wide Economy/Economic Base

The economic base of this approximate 48 square-mile planning area is almost
entirely agricultural with clusters of low-density residential land uses, and
some retail and service employment land uses. The area is somewhat remote, but
is generally well served by a grid system of roads -- especially those that
run north/south. The planning area is also served by Southern Pacific's
railroad line which runs diagonally through the planning area paralleling
Rittenhouse Road on its way to serve the "copper belt" mines and communities
in eastern Pinal County.

The planning area's current population and labor force is small, and the
availability of water, while seemingly adequate in parts of the planning area
for domestic, irrigation, and other needs, can nevertheless be viewed as an
economic growth hurdle. Indeed, a significant portion of this planning area
has suffered from a serious decline in the water table. (1) Additionally,
because of its remoteness, the planning area has an absence of basic
infrastructure. Also, at this time, the area does not offer significant
potential as a retail or service center because of its distance from large
population centers.

At the present time, fewer than 4,000 residents and 50 employers are in the
planning area. (2) As noted in Table B.2-9, and as would be expected with few
employers, the level of employment in the planning area is also quite small.
The vast majority of these businesses are small retail, service, and a number
of others related to agricultural dndustry (cotton gins, agricultural
chemicals, service, and equipment).

The only major development project underway in the planning area is the Rancho
Del Rey, Planned Area Development. It is planned as a 500+ acre development,
with nearly 2,200 dwelling units when it is ultimately completed in six to ten
years. The plan also calls for the eventual incorporation of a small 10-acre
community shopping center in the project.

S A A . D D YD N S T N W MR G N G R R e P S M S N R N P SR A ER P WP v S AN NS AE AR G G A R KD D MR W N B TG S A AR e e W A e A e

) Maricopa County Comprehensive Plan, Volume 1, January, 1983.
) This estimate was derived from a field survey completed in January, 1985,
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B.2.5 Residential, Commercial and Industrial Demand

a) Residential Demand

Based on previous household projections for the period 1985-2005, it is
estimated that there will be a demand for 3,690 housing units during this span
of time. Of this number, 3,657 will be year-round residential units, and
including an allowance for a 8 percent vacancy rate. (3) The remainder of the
units are projected for seasonal residents.

b) Commercial Demand

Given the very slow growth and modest employment levels expected for the Queen
Creek Planning Area over the period 1985-2005, very 1ittle demand for commer-
cial acreage s projected. From 1985-2005, an increase of only 432 jobs is
projected in the planning area. Future employment in the planning area will
continue to be agricultural, retail, and service based. Given the Tlevel of
employment change projected within the planning area, absorption of about
10-12 commercial acres is anticipated. (4) At present, 10 acres of commercial
land use exists in the planning area and a total of 110 acres is zoned for
commercial use leaving 100 acres undeveloped. (5)

¢) Industrial Demand

No demand is projected for dindustrial uses within the Queen Creek Planning
Area during the period 1985-2005. Currently, cotton ginning activity is
occurring in the planning area, but this type of activity is not expected to
increase in the future and is classified as an agricultural industry rather
than dindustrial, although the possibility of the development of industry
exists because of the close proximity to rail or the planned freeway. At
present, there are 55 acres of industrially zoned land in the planning area
and 30 acres in use leaving 25 acres undeveloped. (6)

(3) Determined for the planning area from the 1980 U.S. Census, as derived
from TAZ data from the Maricopa Association of Governments, Transport-
ation and Planning O0ffice, January, 1984

(4) At year end 1985, metro Phoenix retail vacancy rates ranged from 6-17
percent. Retail vacancy rates in the Chandler/Gilbert market area
averaged 17 percent (Grubb & E11is, Real Estate '86, Phoenix). the retail
land use projections were based on an assumption of 580 square feet per
employee, a 15 percent vacancy rate, and a lot coverage factor of 25
percent. Commercial office vacancy rates have ranged from 9.6 percent to
24 percent in the metro Phoenix area over the period 1980-1985 (Del E.
Webb Realty & Management Company, Greater Phoenix Office Market Study,
1986). Industrial vacancy rates have ranged from 5 to 25 percent over the
period 1980-1985 (Grubb & E11lis, Real Estate '86, Phoenix). Given this
information, the service-related commercial land use projections were
based on an average of 400 square feet per employee, a vacancy rate of 10
percent, and a lot coverage factor of 30 percent.

(5) Calculated by BRW, Inc.

(6) Same as Footnote 5.
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B.2.6 Economic Base Potential

The Queen Creek Planning area will most likely remain in largely agricultural
and large-lot residential land uses through the year 2005. Although the
population is expected to grow steadily and exceed 13,000 by the year 2005,
significant development pressure will not be felt in this far southeastern
corner of the Phoenix Metropolitan Statistical Area {MSA) until after the turn
of the century. This pressure will stem from major factors such as regional
population growth approaching 3.25 million and a push outward into what are
not rural areas, as well as the planned completion of the Southeast Loop
project by 2005.

The planning area will benefit from positive development conditions such as:
(a) rail access, (b) relatively good freeway access, (c) the possibility of
relatively less costly energy in the SRP service area, (d) lower land costs,
and (e) land which is almost entirely privately owned and with few development
impediments.

Nevertheless, 1its current remoteness, absence of infrastructure, questionable
availability of water for significant large-scale development, and inadeguate
labor force will dictate that the area's economic base potential will not be
significant during the 1985-2005 period.

B.2.7 Policy Implications

In this section, social and economic issues are described, and should be
addressed as the County formulates the Land Use Plan.

a) Economic Base

0 The amount and type of economic/employment growth that is to be
encouraged by the County should be considered.

b) Residential Demand
0 Approximately 4,647 residential dwelling units are projected for the
next 20 years. The density of housing development should be
examined.

B.3 Land Use And Zoning

In describing land use and zoning in the Queen Creek Planning Area the
following five sections are presented:

B.3.1 General Pattern of Land Development

B.3.2 Zoning

B.3.3 Transportation,

B.3.4 Public Facilities and Utilities, and
B.3.5 Policy Implications.

B.21



The purpose of this section of the Queen Creek Land Use Plan is to document
existing land uses and zoning regulations, to note public property ownership,
to describe transportation, public facilities and utilities in the planning
area.

B.3.1 General Pattern of Land Development

Figure B.4, "Existing Land Use," illustrates the general land use pattern
within the Queen Creek Planning Area. As a review of this map indicates, the
majority of the area's developed land is residential in nature and is located
between Ocotillo Road and Riggs Road. However, more than 50 percent of the
entire planning area is either undeveloped or being used agriculturally.

A number of very small neighborhood commercial activities are scattered
throughout the planning area, principally along arterial streets such as Power
Road and Ocotillo Road, to serve the immediate neighborhood.

Currently, two industrial-level development Tlocations exist within the unin-
corporated areas of the Queen Creek Planning Area. This industrial land use
development is located on the north side of the Southern Pacific Railroad at
E17sworth Road.

The majority of the planning area contains some of the prime agricultural land
in the valley and has a long history of intensive agricultural uses,
predominately citrus, cotton and alfalfa.

The remaining portion of the planning area consists of undeveloped land and
has been left substantially in its natural state.
B.3.2 Zoning

The majority of the Queen Creek Planning Area is zoned Rural-43: a
Zoning District containing one (1) acre per dwelling unit.

Maricopa County enforces a zoning ordinance to regulate land development.
Established zones are described in part as follows and are illustrated on
rigure B-5, "Existing Generalized Zoning."

1) Rural Zoning District (Rural-190):

Permitted Uses: One dwelling unit per 190,000 square
feet; agricultural activities

2) Rural Zoning District (Rural-70):

Permitted Uses: One dwelling unit per 70,000 square
feet of site; agricultural activities

3) Rural Zoning District (Rural-43):

Permitted Uses: One dwelling unit per one (1) acre of
site; agricultural activities
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4)

5)

6)

7)

9)

10)

1)

12)

13)

14)

Single Family Residential Zoning District (R1-35):

Permitted Uses: One dwelling unit per 35,000 square

feet of site
Single Family Residential Zoning District (R1-18):

Permitted Uses: One dwelling unit per
feet of site

Single Family Residential Zoning District (R1-10):

Permitted Uses: One dwelling unit per
feet of site

Single Family Residential Zoning District (R1-8):

Permitted Uses: One dwelling unit per
of site

Single Family Residential Zoning District (R1-7):

Permitted Uses: One dwelling unit per
of site

Single Family Residential Zoning District (R1-6):

Permitted Uses: One dwelling unit per
of site

Two-Family Residential Zoning District (R-2):

Permitted Uses: One dwelling unit per

18,000 square

10,000 square

8,000 square feet

7,000 square feet

6,000 square feet

4,000 square feet

of site; two-family dwelling

Multiple~-Family Residential Zoning District (R-3):

Permitted Uses: One dwelling unit per

3,000 square feet

of site; multiple-family dwellings

Multiple-Family Residential Zoning District (R-4):

Permitted Uses: One dwelling unit per

2,000 square feet

of site; multiple-family dwellings

Multiple-Family Residential Zoning District (R-5):

Permitted Uses: One dwelling- unit per

1,000 square feet

of site; multiple~family dwellings

Planned Shopping Center Zoning District (C-S):

Permitted Uses: Retail and service businesses with a
development site plan approved by the
Planning and Zoning Commission
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15) Commercial Office Zoning District (C-0):

Permitted Uses: Professional, semi-professional and
business office activities

16) Neighborhood Commercial Zoning District (C-1):

Permitted Uses: Food markets, drugstores and personal
service shop activities

17) Intermediate Commercial Zoning District (C-2):

Permitted Uses: Hotels and motels, travel trailer
parks, restaurants, and some commercial
recreation and cultural facilities,
such as movies and instruction art and
music

18) General Commercial Zoning District (C-3):

Permitted Uses: Retail and wholesale commerce and
commercial entertainment activities

19) Planned Industrial Zoning District (Ind-1):

Permitted Uses: Business and manufacturing activities
with a development site plan approved
by the Planning and Zoning Commission

20) Light Industrial Zoning District (Ind-2):

Permitted Uses: Light industrial activities with a
development site plan approved by the
Planning and Zoning commission

21) Heavy Industrial Zoning District (Ind-3):

Permitted Uses: Heavy industrial activities with a
developed site plan approved by the
Planning and Zoning Commission

In addition to the zoning districts listed above, Overlay Zoning districts,
Special Uses and Unit Plans of Development are also established to allow
development which protects the environment, provides alternative housing
types, and promotes age specific residential areas. These include:

1) Hillside Development Overlay Zoning District (HD):
To allow the reasonable use and development of hillside areas while

maintaining the character, identity and image of the hillside area. This
district applies to slopes of 15 percent and greater.
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2) Manufactured House Residential Overlay Zoning district (MHR):

To provide for housing which is similar to conventional on-site-built
housing in subdivisions or on individual lots where manufactured housing
is appropriate.

3) Senior Citizen Overlay Zoning District (SC):

To provide for planned residential development designed specifically for
residency by persons of advanced age.

4) Planned Development Overlay Zoning District (PD):

To establish a basic set of conceptual parameters for the development of
Tand and supporting infrastructure, which is to be carried out and
implemented by precise plans at the time of actual development.

5) Special Uses (SU)
To permit a class of uses that are otherwise prohibited by the Ordinance.
6) Unit Plans of Development (UPD)

To provide for 1large scale development where variations in lot size,
dwelling type and open space is warranted due to topographic or other
considerations.

B.3.3 Transportation

The existing and dedicated street/highway system 1is shown on Figure B-6,
“Existing Transportation Facilities". No major changes are anticipated to the
existing system in the Queen Creek Planning Area.

a) Freeways/Expressways

In the functional classification hierarchy, freeways are at the top, serving
through traffic for regional and/or inter-city travel. There are no freeways
either within, or proposed for, the Queen Creek Planning Area. The nearest
freeway is Superstition Freeway, State Route 360, six miles north, accessible
via Power Road. The proposed Southeast Loop Freeway, State Route 220, will
border the northern edge of Williams air Force Base just two miles north of
the study area. Both the Southeast Loop and an extension of the Superstition
Freeway eastward to Ellsworth Road are scheduled for completion by the Year
2005. these elements of the regional highway network will enhance the
accessibility of the Queen Creek Planning Area to the balance of the Phoenix
metropolitan region in the next century. The shorter travel times will make
the area more attractive to development.
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b) Principal Arterials and Arterial Streets

The primary function of Arterial streets is to provide through traffic
service. Access to adjacent property is a secondary function. The arterials
shown on Figure B-6 include:

Rittenhouse Road,
Germann Road,
Ocotillo Road,
Higley Road,
Power Road,
Ellsworth Road,
Riggs Road.

ODOO0OO0OOO0O

Except for Rittenhouse Road, which parallels the diagonal Southern Pacific
railroad tracks, the principle arterials form a grid pattern following section
lines at one- to three-mile intervals.

Ellsworth, Power and Higley Roads provide north-south continuity through the
entire planning area. Ellsworth Road serves Queen Creek (in the vicinity of
Ocotillo, Rittenhouse and Queen Creek Roads) and the General Motors Desert
Proving Ground and continues northward as Usery Pass Road all the way to Bush
Highway. Power Road provides similar through service for Chandler Heights
{near Santan Boulevard) and Williams Air Force Base and becomes Bush Highway.
Higley Road serves Chandler Heights on the western edge of the planning area.

East-west arterials are not continuous through the planning area. Chandler
Heights Road is continuous from Ellsworth Avenue west to Arizona Avenue, but
does not cross Queen Creek Wash east of E£llsworth Avenue. Ocotillo and Germann
Roads essentially provide east-west arterial connections between the north-
south arterials. Riggs Road provides access to Interstate-10 to the west.

B.28



Road

Peco ‘ §_ AMI Ak FORCE B4 . o
i Lo
e
g3 & -
- 1,000 - : j
Tmiinn Road \*\ . 400 e .. ..100
e e e e i i o e = X
vl T T T L e s, o -
\\
"R
CQueoliCreek Road : ‘ ‘\ : § 200 i
&
8 |
4 \‘\\ " ‘3% § E
1,000 g 2~°°°' é
Ocotfe Road 500 N 1,700 N &300
g | \\
- ~ &~ <
2,000 . 3000 X
Shondge: Hewghts Hood 1,500 1,700 1":;800

>

T

2,000

3 P
3 § ¢
£
£
‘ s
O
I‘/
Signal Butte Road . 4
/
/i

’ hd
T -
% Rl ® 6Q0 3 }
[+ ° @ &
o k4 &
z & 5 £
k-4 13 g B
E4 x ® 3
8 g 2
Hunt Hi « &) & | o ] E
~— R N TR o S A AR RN F=
Exis! Average Delty Traffic Arterial Reiiroad - . .
BXX Sning e o Tt et = Existing
Future Average Delly Traffic Canal Crossing -

oo

=]

(Year 2005) sarce MAG

Facilities

Maricopa County
Land Use Plan

Queen Creek -
Chandler Heights

Nov 1986 (D

T
on ' s 3 o0

206 480C 64

RRW

o2

B.29



Rittenhouse Road connects with Williams Field road to the northwest and
continues southeast to Florence. As a diagonal roadway it provides an
attractive direct route toward the center of the Phoenix area. Skewed
intersections with the grid street network result, causing traffic flow
problems. Intersection realignments should be sought to improve geometrics,
particularly with other arterials.

Skewed rajilroad crossings exist at five locations on roads adjacent to Ritten-
house Road on the north at: 1) Power, 2) Sossaman, 3) Ellsworth, 4) Ocotillo
and 5) Riggs Road.

Additional arterials will have to be provided to serve future development and
to improve east-west travel continuity in the area. A 110-foot right-of-way is
usually secured by Maricopa County by requiring adjacent property owners to
dedicate 55 feet of their frontage from the centerline. The practice minimizes
costly right-of-way purchases and should be continued.

c) Collector Streets

Collector streets provide the connection between local streets (which provide
property access) and arterial streets (which provide traffic service).

In the Queen Creek Planning Area, collectors include the roads at one-mile and
half-mile intervals such as Santan Boulevard, and Cloud Road.

d) Public Transit Service

There is no public transit service to the planning area, which is too low in
population density to support fixed-route transit service. The East Valley
Transit Study, compiled by MAG in January 1986, recommended express transit
service on the Superstition Freeway to about Ellsworth Road by the year 2000.
No regular fixed-route transit service 1is recommended for the study area
through that period. Carpool matching assistance is provided by Regional Ride-
Share, a service of the Maricopa Association of Governments.

e) Bicycle/Pedestrian Facilities

There are no bicycle facilities or sidewalks in this rural area. Adeguate
paved shoulder area may be provided beyond the travel lanes of arterial and
collector streets to accommodate bicycles and pedestrians or disabled vehicles
until the planning area urbanizes. Candidates for such shoulder treatments may
be Santan Boulevard in Chandler Heights and Ocotillo and Ellsworth Roads in
Queen Creek. These routes serve residential areas, schools and other community
facilities.
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B.3.4 Public Facilities and Utilities

The Public Facilities and Utilities section, as illustrated on Figure B-7
Existing Public Facilities and Utilities," provides an overview of the various
public and semi-public utilities, public safety facilities and semi-public
facilities in the Queen Creek Planning Area. This section is presented in five
sub-sections:

Water Distribution System
Sanitary Sewer System,
Sheriff's Department,
Fire Department, and
Educational Facilities

[N e No e Rl

The purpose of this section of the Queen Creek Planning Area is to inventory
and document present conditions, and use of the above community facilities and
services. The assessment of the various community facilities and services
presented is not intended to be an in-depth evaluation of their operations or
programs, but rather an overview of their physical plants in terms of how they
currently, and can in the future, support increased development.

a) Water Distribution System

This section of public facilities and services inventory discusses the quality
of water and its use as well as the location of the water distribution system
within the Queen Creek Planning Area.

0 Domestic Water Supply

Water companies provide water for domestic purposes for the Queen Creek
Planning Area. The water companies for the Queen Creek area include:

0 Queen Creek Water Company
0 H20 Water Company, and
0 Tankersley Water Company

Currently, 100 percent of the area's domestic water supply comes from the
ground water aquifer beneath the Queen Creek Planning Area and surrounding
areas. According to the Maricopa County Comprehensive Water and Sewer Plan,
the statis water level in this area is approximately 500 feet with water being
pumped from depths more than 1,000 feet.

Figure B-7, "Existing Public Facilities and Utilities,"” illustrates the

location of each of the wells currently in use, and those which can be used as
demand increases.
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The quality of domestic water in the Queen Creek Planning Area is fair. Tests
are run periodically by the water companies to test the quality of water being
extracted from the local wells. In addition to these tests, chemical analysis
tests, as required by the State of Arizona, are conducted on a three-year
basis.

0 Agricultural Water Supply

The Queen Creek Planning Area contains a significant amount of agricultural
activity. This activity is supported by water from the Roosevelt Water
Conservation District, which receives its water from Salt River Project and
from wells, and from the Chandler Heights Citrus Irrigation District. These
two irrigation districts can also provide water for domestic users providing
they meet certain criteria. The canal system serving the Queen Creek Planning
Area is shown on Figure B-6.

0 Future Water Supply Alternatives

As the population grows in the Queen Creek Planning Area, the water companies
plan to activate a number of presently unused wells to supplement groundwater
resources.

b) Sanitary Sewer System

This section of the community facilities and services inventory discusses the
present condition, capacity, uses and location of the sanitary sewer system in
the Queen Creek Planning Area with an analysis of the system's performance,
where pertinent.

0 Existing Sanitary System

The Queen Creek Planning Area operates on individual septic tanks. Currently,
there are no major contamination problems with the septic tanks, and even-
tually the entire area could be served by a sanitary sewer system,

c) Sheriff's Department

The Maricopa County Sheriff's Department, located at 102 West Madison Street,
Phoenix, serves the unincorporated areas in Maricopa County. Presently, the
Mesa Substation, located at 112 West First Street, Mesa, a branch of the main
facility, serves the Queen Creek Planning Area. The Mesa Substation utilizes
the Mesa Police Department and Chandler Police Department's Jail Facilities. A
new Mesa Substation and Jail Facility (S.E.R.G.), located at 1840 South Mesa
Drive Street B, Mesa, is scheduled to open in January 1986 and the new jail
will house all prisoners instead of the Mesa and Chandler Police Departments.
According to the Maricopa County Sheriff's Department, burglaries are
generally a problems in areas such as Queen Creek because of the large
distances between households, providing minimal deterrence of criminal
activities.
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d) Fire Department

The Rural Metro Fire Department, a privately owned company, operates from its
main facility located at 3200 North Hayden, Suite 200, Scottsdale. Rural Metro
is currently contracted by Maricopa County to provide fire and ambulance
services to the unincorporated areas in the County. Station 27, located at
22407 South Ellsworth road, Queen Creek, as illustrated on Figure B-7,
"Existing Public Facilities and Utilities," serves the Queen Creek Planning
Area.

Station 27 operates with a staff of seven volunteers. The facility is eauipped
with one (1) engine. A response time of less than 10-12 minutes is provided by
Station 27. The existing facility was built in 1984 and is adequate for
current operations. As the area grows it will be prudent to examine expansion
and/or relocation of the existing fire station.

e) Fducational Facilities

The Queen Creek School system operates one (1) elementary school, one (1)
Junior nhigh school and one (1) high school in the Queen Creek Planning Area,
with all schools at one site, as illustrated on Figure B-7, "Existing Public
Facilities and Utilities."

The Queen Creek School System currently serves grades one through ten with a
total of 665 students, 440 in elementary and 225 in grades seven through ten,
With the completion of a new facility on the current site, which will include
approximately 12 classrooms, a library and administrative offices. The Queen
Creek School System will add grades eleven and twelve. The 11th grade will be
added in 1987 and twelfth grade in 1988, which will increase enroliment by
approximately 100-120 students. A1l existing school facilities are considered
to be in good condition.

B.3.5 Policy Implications

a) Public Facilities and Utilities

This section describes the key land use and zoning issues that should be
addressed by the county when reviewing development projections in the Queen
Creek Planning Area.

0 The County should discuss a plan for public facilities (fire, law
enforcement, school, parks and open space, etc.) in certain areas and
direct growth in those directions.

0 Groundwater withdrawal problems exist south of Riggs Road.

B.4 Resident Issue Identification
The Resident Issue Identification element of the Queen Creek Land Use Plan

summarizes the major land development issues raised by the residents of the
Queen Creek Planning Area.
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B.4.1 Queen Creek Issue Identification Workshop

On 6 February 1986, Queen Creek Community Issue Identification Workshops were
held at Queen Creek Elementary School. Residents, business people, property
owners, Maricopa County Planning and Zoning Commission members and the
Maricopa County Board of Supervisors were invited to attend the workshops
through the issuance of a workshop newsletter and coverage in East Valley
newspapers prior to the workshop.

Approximately 50 people attended the workshop. Participants at the workshops
jdentified specific 1issues and expressed general ideas they felt should be
pursued to resolve their issues.

Twenty-six total issues were identified in the areas of Land Use, Transport-
ation and Public Utilities. These issues were prioritized by the residents in
terms of relative importance, each issue was rated as low, medium or high.
Twelve fissues were rated as high in importance. These issues are shown in
Table B.4-1, "Queen Creek Resident Issue Identification.”

B.4.2 Summary of Resident Issues

As the Inventory and Analysis document was prepared for the Queen Creek Land
Use Plan, specific issues surfaced as a result of the extensive inventory
documentation. Those issues correspond very closely to many issues identified
at the Community Issue Identification Workshop. The issues include:

Land lse

The residents of Queen Creek perceived the importance of maintaining the
existing rural lifestyle by encouraging low density and cluster development
and also promoting commercial and industrial development within the planning
area as major resident issues, which need to be addressed while preparing the
Land Use Plan.

Transportation

The residents of Queen Creek perceived the need of improving the existing
streets and to lower the speed 1imit near schools for a safe and efficient
transportation system.

Public Utilities

The residents of Queen Creek perceived the need to improve law enforcement and
to promote a park/open space system within their area.
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TABLE B.4-1
Queen Creek Resident Issue Identification

ISSUES

Land Use

More Commercial Development (daily shopping)
More Industrial Development/Light Industrial
Maintain Existing Rural Lifestyle

Encourage Low Density Development

Encourage Cluster Development

Transportation

Lower Speed Limit Near Schools
Upgrade Dirt roads

Quality Street Improvements

No Extension of Grapefruit Road

Public Utilities

Construct Medical Facilities
Promote a Park/Open Space System
Improve Law Enforcement

Source: BRW, Inc. 1986
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C Goals and Policies

The formulation of a realistic and implementahle Land Use Plan for the Queen
Creek Planning Area 1is predicated upon the definition of a set of
comprehensive goals and policies. The Land Use goals and Policies are
presented in three subiject areas:

Natural Resources
Socio-Economic Development
Land Use

The following are generalized definitions which should he referred to as a
guide when reading this chapter of the Tonopah Land Use Plan.

GOAL: A desired end which, if pursued over the long-term, will
ultimately result 1in the attainment of a desired 1living

environment.

POLICY A means to attain the established goals. Policies prescribe or
represent a course of action,

C.1 QUEEN CREEK GOALS AND POLICIES

The goals and policies are intended to set the stage for public and private
actions geared to guide orderly and planned arowth within the Queen Creek
Planning Area and its fringe: promote high quality residential, commercial,
and industrial development: and continue to improve and expand transportation
and public facilities for the Planning area.

C.1.1 Natural Resources

A. Physical Characteristics

GOAL: Permit developments which are compatible with natural
environmental features and which do not lead to its destruction.

Policy A-1: In the review of land development applications encourage
compatible land use relationships with sources of ex-
cessive noise,

Policy A-1.1: In the review of 1and development applications en-
courage land development which will not be adversely
impacted by noise generated by Williams Air Force
Base relative to Military Airport 7oning.

Policy A-2: In the review of land development applications encourage
land uses and development designs that are compatible
with environmentally sensitive areas such as parks, open
space, floodplains, hillsides, wildlife habitat, scenic
areas, and unstable geologic and soil conditions.

Policy A-2.1: In the review of land development applications en-
courage land development which is compatible with en-
vironmental constraints, especially south of Cloud
Drive where soil characteristics present constraints
to development activities,
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Policy A-3: In order to minimize adverse impacts of hillside devel-
opment, the submittal of land development applications
which permit review on lands with slopes of 15 percent
or greater should be encouraged.

Policy A-3.1: In the review of land development applications en-
courage the preservation of the scenic quality of the
Santan Mountains and develop other preservation pro-
grams as deemed appropriate.

Hydrology

GOAL: Protect and preserve existing water resources and minimize flood
hazards.

Policy B-1: In the review of land development applications encourage

cooperation with the Flood Control District to minimize
land development conflicts and achieve compatibility
with the development and implementation of Area Drainage
Master Studies and other relevant investigation,

Policy B-1.1 In the review of land development applications
encourage cooperation with the Flood Control District
to minimize land development conflicts relative to
the development and implementation of the Queen Creek
Area Drainage Master Study and other drainage
studies,

Policy B-2: In the review of land development applications limit the
location of land uses, which rely on direct extraction
of groundwater to where subsidence is neither an
existing condition nor is projected to occur in the
future,

Policy B-3: In the review of land development applications support
the regulation of land uses which are consistent with
water conservation efforts mandated in the Arizona 1980
Groundwater Management Act or successor legislation,

Policy B-4: In the review of land development applications encourage
developments which maximize recharges of groundwater
supplies and utilize treated wastewater for water
amenities and irrigation,

Policy B-5: In the review of land development applications encourage
the use of drought tolerant and Tow water consumptive
landscape materials.

Policy B-6: In the review of land development applications support

flood control district policies and regulations on
development within all floodplains of the County.
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Policy B-6.1:

Policy B-7:

In the review of land development applications
suppnort Flood Control DNistrict policies and
requlations on development within the 100-year
floodplain of Queen Creek and adiacent to the
planning area's irrigation canals.

In the review of land development applications
discourage the location of structures which would
increase waterponding and sheetflow in areas of
extremely flat land and areas susceptible to sheetflow.

C. Vegetation and Wildlife

GOAL: Preserve existing habitat areas of threatened or endangered
wildlife species.

Policy C-1:

Policy C-2:

Policy C-3:

Archaeology

In the review of land development applications encourage
the protection of threatened and endangered species in
the review of applications for land development,.

In the review of land development applications support
preservation practices in the Palo Verde-Saguaro
Community.,

In the review of land development applications encourage
the use of replacement vegetation that is primarily
indigenous to the Palo Verde-Saguaro Community for land
developments which disturb that community.

GOAL: Protect the County's historical and archaeological resources.

Policy D-1:

In the review of land development applications and prior
to development, excavation, or grading, require the
submittal of a letter hy the applicant from the Arizona
Historical Preservation Office stating that the proposed
land development will have no effect on historical and
cultural resources.
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. C.1.2. Socio-Economic Development

A. Commercial/Industrial Development
GOAL: Permit major commercial and job employment centers where the
labor force and infrastructure exist or are expanding.

GOAL: In developments with densities greater than one dwelling unit
per acre create a land use environment that generates a
diversified economic base which fosters varied employment
opportunities, and encourages business formation and expansion.

Policy A-1: In the review of land development applications
commercial development is only to be encouraged when its
demand can be justified and with the provision that
construction will be completed on the proposed
facilities within a specified time period.

Policy A-1,1: In the review of land development applications
encourage the development of new neighborhood
commercial land uses when their demand can be
justified by the population residing within the Queen
Creek Planning area.

Policy A-1.2: In the review of land development applications
encourage the planning and location of new light
industrial land uses with direct access to

. transportation routes of appropriate size to
facilitate anticipated traffic generation for the
purpose of providing employment opportunities and
creating an economic base.

Policy A-2: In the review of land development applications encourage
industrial development on property zoned industrial
prior to rezoning of additional property for industrial
use.

Policy A-3: In the review of land development applications encourage
commercial development in areas currently zoned for such
activity, and in areas that are a portion of a large
scale or planned development, provided that proposed
acreage may be supported by on-site population.

Policy A-4: In conjunction with any modification requiring building
permit issuance require existing industrial and
commercial operations with salvage or storage yard
activities to be screened from public view.
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C.1.3

Policy A-5: In the review of land development applications require
proposed industrial and commercial operations with
salvage or storage yard activities to be screened from
public view.

Policy A-6: In the review of land development applications
discourage strip commercial development,

Land Use

A.

Land Use
GOAL: Create orderly, efficient, and functional development patterns.

GOAL: Create high quality residential, commercial, and industrial land
developments that are compatible with adjacent land uses.

Policy A-1: In the review of land development applications encourage
residential developments within urban residential land
use categories as a nart of a planned community with a
mixture of housing types and intensities,

Policy A-2: In the review of land development applications encourage
the use of “planned developments" for suburban
development proiects which incorporate quality and
cluster development.,

Policy A-3: In the review of land development applications encourage
the location of rural density residential development
(less than one dwelling unit per acre) in areas where
infrastructure to support higher density housing is
lacking, and where natural environmental conditions
suggest Tow intensity development,

Policy A-4: In the review of land development applications
residential development at one (1) unit per acre or
greater intensities are to be directed toward urbanizing
portions of the County.

Policy A-4.1: In the review of land development applications
residential development will be discouraged when in
excess of one dwelling unit per acre except where
adjacent to urbanizing townsites to preserve the
existing rural character of the Queen Creek Planning
Area.

Policy A-5: In addition to normal site plan review development
proposals along major streets and adjacent to existing
and approved land uses, will be reviewed to determine
compatibility with those uses.
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Policy A-6:

Policy A-7:

B. Transportation

In the review of land development apolications
discourage the location of commercial or industrial
developments in locatiors specified for development with
rural density land uses.

In the review of land development applications encourage
signage to be located on the site for which it pertains.

GOAL: Establish a circulation system that provides for the safe,
convenient and efficient movement of goods and people throughout
Maricopa County.

Policy B-1:

Policy B-2:

Policy B-3:

Policy B-4:

In the review of land development applications support
the Arizona Department of Transportation's efforts to
improve existing regional transportation links and their
planning and construction of new regional freeways and
expressways.

In the review of land development applications encourage
the planning and construction of frontage roads adjacent.
to regional transportation links where needed to provide
for safe, convenient and efficient movement of local
traffic.

In the review of land development applications supoort
the continued maintenance of roadways and the paving of
new and existing local roads consistent with adopted
engineering and design standards.

In the review of land development applications encourage
the extension of local roadways only when needed to
provide for the safe, convenient, and efficient movement
of local traffic.
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Policy

Policy

Policy

Policy

Policy

Public
GOAL:

Policy

Policy

Policy

Policy

B-4,1:

B-5:

B-6:

B-7:

B-8:

In the review of land development applications
discourage any planning or construction of the
extension of Grapefruit Road, to maintain the
existing rural lifestyle by limiting traffic volumes
to the rural residential areas.

In the review of land development applications support
the County Highway Department's efforts to provide for
all-weather travel over washes on County roads.

In the review of land development applications encourage
the location of drought tolerant landscaping along new
and existing major roadways, thereby enhancing the
visual character of public transportation routes.

In the review of land development applications support
the County Highway Department's efforts to obtain land
dedications for roadways during rezoning and subdivision
processes.,

In the review of land development applications require

the development of an arterial street system based upon
the existing section line grid pattern unless, as part

of approved developments, alternative arterial patterns
are deemed superior or more appropriate,

Facilities and Utilities

Provide for a functional, efficient and cost effective system of
utilities, facilities and services to serve county population
and employment centers.

C-1:
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C-3:

In the review of land development applications continue
to establish and maintain a system of park and
recreational facilities to serve the residents of the
County,

In the review of land development applications encourage
the inclusion of private open space and recreational
opportunities to meet the needs of occupants in large
and/or high density residential developments.

In the review of land development applications support
public agency coordination to provide a balanced system
of recreational opportunities in the County.

In the review of land development applications preserve

natural drainageways as linear open space corridors
leading to various water canals.
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Policy C-5:

Policy C-5.1:

Policy C-6:

In the review of land development applications encourage
canal utilization as multiple use trails for
recreational purposes.

In the review of land development applications
preserve Queen Creek and other natural drainageways
as linear open space corridors for recreational
purposes.

In the review of land development applications permit
residential developments that exceed one dwelling unit
per acre only if they have community water and sanitary
sewer systems provided.
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D Land Use Plan

This Chapter of Queen Creek Land Use Plan identifies the intended use of the
Plan as a guide to future development. The Plan's relationship to
environmental protection, transportation, public facilities and services is
discussed. This discussion is presented in the following five sections:

D.1 Community Issues

D.2 Planning Area Growth and Development Needs
D.3 Land Use Plan

D.4 Use of the Land Use Plan

D.5 Related Planning Flements

D.1 COMMUNITY ISSUES

A number of land use issues were identified in Chapter B, "“Inventory and
Analysis," as a result of the data collection process and, most importantly,
the community participation process. The major land use issues identified by
the residents of the area included:

Provide more commercial development (daily shopping)
Provide more industrial development (1light industrial)
Maintain existing rural lifestyle

Encourage low density development

Encourage cluster development

Promote a Park/Open Space system

A more detailed 1list of issues is presented in Chapter B, "Inventory and
Analysis."

D.2 PLANNING AREA GROWTH AND DEVELOPMENT NEEDS

Using the population projections presented in Chapter B, "Inventory and
Analysis," a reasonably accurate prediction of the amount of land needed for
residential, commercial and industrial development was prepared.

The estimated population of Queen Creek is expected to grow from a 1985
population of 3,916 persons in 1,283 households to a Year 2005 population of
13,248 persons in 4,647 households. As shown in Table D.1-1, “Proiected
Population and Households, 1985-2005," this growth represents an average
increase of nearly 350 percent in both population and households.

Assuming residential development takes place at average densities of three
dwelling units per acre (3 du/acre), approximately 1,120 acres or 1.75 square
miles of new residentially developed land will be necessary by the Year 2005.
With streets and public lands included, the residential acreage requirement
will increase to approximately 1,350 acres. The land use pattern portrayed on
the Land Use Plan can easily accommodate this population, even if growth is
concentrated near the existing unincorporated Town of Queen Creek.
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Table D.1-1

Projected Population and Households, 1985-2005

Mid-Year Mid-Year Mid-Year Total Total
1985 1995 2005 Increase Increase
Resident Population 3,916 8,854 13,248 9,332 338%
Resident Households 1,283 2,940 4,647 3,364 362%
Table D.1-2

Non-Residential Land Needs to Year 2005

Acres Zoned/ Additional

Undeveloped Acres Zoning
Land Use 1985 Needed Needed
Commercial 100 acres 10-12 Acres 0
Industrial 25 acres 0 0
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In addition to the residential land needs, commercial and industrial land
needs were calculated. As discussed in Chapter B, "Inventory and Analysis,"”
and illustrated in Table D.1-2, “"Non-Residential- Land Needs," no industrial
development appears to be necessary if population growth does not exceed pro-
jections, with only 10-12 acres of commercial development necessary. Within
the area, undeveloped yet properly zoned property exceeds the projected demand
through the year 2005. Therefore, although the plan provides for additional
commercial and industrial land, much of it will likely not be necessary.

D.3 LAND USE PLAN

The Land Use Plan, illustrated in Figure D-1, indicates the intended predom-
inate future function, density and characteristic use of land for the differ-
ent parts of the planning area. The plan does not reflect the intended zoning
of individual parcels, but generalizes desired future land uses.

The land use boundaries shown on the Land Use Plan are intended to represent
natural or man-made demarcations where possible, Where such boundaries are
not readily distinguishable, transitions may be allowed, provided the intent
of the Land Use Plan is not violated. With proper buffering and site planning
techniques, transitions may be allowed without diminishing the intended pur-
pose of the lLand Use Plan,

D.3.1 Land Use Definitions

The following Tand use definitions have been established to be used in under-
standing the Land Use Plan. For each land use designated, the corresponding
definition is to be used to assure consistent interpretation of the Land Use
Plan.

Open Space, 0S

The Open Space category denotes areas which would be best precluded from
development except as open space and recreational areas. However, development
of such environmentally sensitive areas as steep slopes and flood plains may
be developed when in compliance with the Hillside Development Overlay District
and Flood Plain Development Regulations. Additional uses in this category
include parks, recreation areas, drainage ways and scenic areas.

Residential

The Land Use categories which permit residential development are divided into
two areas based upon the availability of urban services (sewer, water, law en-
forcement, fire protection, schools, parks, etc.). Those categories in which
some or all of these services do not exist and are not anticipated to be pro-
vided have been defined as rural, while those categories in which these ser-
vices exist or are anticipated to be provided have been defined as suburban
and urban. Permitted uses in all residential use categories include schools
and churches. Special attention to the location of these uses should he given
with regard to access, traffic and proximity to arterials.
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Rural Residential/Low Density, RR/L, (0-0.2 Dwelling Units per Acre)

The Rural Residential/Low Density category denotes areas where very Jlow-
density residential development is desirable, particularly where urban ser-
vices (sewer, water, fire, police, schools, parks, etc.) are not available.
Suitability is determined on the basis of location, access, existing land use
patterns and natural or man-made constraints. Within any particular develop-
ment, densities greater than 0.2 du/acre may be permitted, but only if areas
of lower densities off-set the increase such that an average of less than 0.2
du/acre is maintained, Uses in this category include agricultural and single
family residential.

Rural Residential/High Density, RR/H, (0-1.0 Dwelling Units per Acre)

The Rural Residential/High Density category denotes areas where single family
residential development is desirable but urban services (sewer, water, law
enforcement, fire protection, schools, parks, etc.) are limited., Suitability
is determined on the basis of location, access, existing land use patterns,
and natural or man-made constraints, Within any particular development, den-
sities greater than 1.0 du/acre may be permitted, but only if areas of lower
densities off-set the increase such that an average of less than 1.0 du/acre
is maintained., Uses in this category include agricultural and single family
residential,

Suburban Residential, SR, (0-2.0 Dwelling Units per Acre)

The Suburban Residential category denotes areas where single family residen-
tial development is desirahle and urban services (sewer, water, law enforce-
ment, fire protection, schools, parks, etc.) are available or will be provid-
ed, Suitability is determined on the basis of lncation, access, existing land
use patterns and natural or man-made constraints. Within any particular de-
velopment, densities greater than 2.0 du/acre may be permitted, but only if
areas of lower densities off-set the increase such that an average of less
than 2.0 du/acre is maintained, 1In addition to residential uses, limited con-
venience commercial uses may also be permitted, provided there is direct ac-
cess to arterial streets. A community sewer and water system will be required
for developments above 1.0 du/acre and may be required for those below 1.0
du/acre.

Urban Residential/Very Low Density, UR/VL (0-4.0 Dwelling Units per Acre)

The Urban Residential/Very Low Density category denotes areas where higher
density residential development is appropriate and all urban services (sewer,
water, law enforcement, fire protection, schools,parks, etc.) are available or
will be provided. Single family development may be permitted, provided
overall development densities do not exceed 4.0 du/acre. Within any
particular development densities greater than 4.0 du/acre may be permitted,
but only if areas of lower densities off-set the increase such that an average
of 4.0 du/acre or less is maintained. Convenience commercial development may
be located within the area with direct arterial street access. A community
sewer and water system will be required for development at these densities.
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Urban Residential/Low Density, UR/L, (0-6.0 Dwelling Units per Acre)

The Urban Residential/Low Density category denotes areas where higher density
residential development is appropriate and all urban services (sewer, water,
law enforcement, fire protection, schools, parks, etc.) are available or will
be provided. Single family development may be permitted, provided overall de-
velopment densities do not exceed 6.0 du/acre., Within any particular develop-
ment densities greater than 6.0 du/acre may be permitted, but only if areas of
Tower densities off-set the increase such that an average of 6.0 du/acre or
less is maintained. Convenience commercial development may be located within
the area with direct arterial street access. A community sewer and water
system will be required for development at these densities.

Urban Residential/Medium Density, UR/M, (0-12.0 Dwelling Units per Acre)

The Urban Residential/Medium Density category denotes areas where higher resi-
dential development densities are appropriate and where all urban services
(sewer, water, law enforcement, fire protection, schools, parks, etc.) are
available or will be provided. Two family and multi-family developments may
be permitted. Residential densities for specific projects may exceed 12.0
du/acre, but only if areas of lower densities off-set the increase such that
an average of 12,0 du/acre or less is maintained. Neighborhood commercial de-
velopment may be located within the area at arterial street intersections, if
demand permits. A community sewer and water system will be required for de-
velopment at these densities,

Urban Residential/High Density, UR/H, (0-25.0 Dwelling Units per Acre)

The Urban Residential/High Density category denotes areas where the County's
highest residential development densities are appropriate and where all urban
services (sewer, water, law enforcement, fire protection, schools, parks,
etc.) are available or will be provided. High density multi-family develop-
ments may be permitted. Residential densities for specific projects may ex-
ceed 25,00 du/acre, but only if areas of lower densities off-set the increase
such that an average of 25.00 du/acre or less is maintained. Neighborhood
commercial development may be located within the area at arterial street in-
tersections, if demand permits. A community sewer and water system will be
required for development at these densities.
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Commercial

Four Land Use categories have been developed which permit different intensi-
ties of commercial activities. Direct frontage on arterial streets is an es-
sential element for each category.

Convenience Commercial, CC

The Convenience Commercial category denotes areas for the location of small
convenience shops and services for the benefit of local residents. This
category permits buildings of 2,500 square feet or less per use and
developments of 1 acre or less. Convenience Commercial locations are de-
signated in areas having a more rural character. No market analysis will be
required for the approval of these uses. Permitted uses in this category
include gasoline stations, minor auto repair and maintenance, convenience food
marts, mini-banks, barber shops, beauty shops, package Tliquor stores,
Laundromats, and eating and drinking establishments. Urban level services are
not required, however uses allowed should be appropriate for the services
available,

Neighborhood Commercial, NC

The Neighborhood Commercial category denotes areas providing for the sale of
convenience goods (food, drugs, and sundries) and personal services which meet
the daily needs of an immediate neighborhood trade area. Such a trade area
shall have a maximum population of approximately 5,000 people. This category
permits buildings of 10,000 square feet or less per use and developments of 5
acres or less per trade area., A limited number of permitted activities should
be provided and shall be based upon market needs as determined through a
market analysis. A community sewer and water system will be required for
development. A1l uses within this category are subject to being approved as
part of a planned unit development.

Multi-Neighborhood Commercial, MNC

The Multi-Neighborhood Commercial category denotes areas providing for the
sale of convenience goods (food, drugs, and sundries) and personal services
which meet the daily needs of a multi-neighborhood trade area.

Such a trade area shall have a maximum population of approximately 10,000
people., Use of this category in a trade area shall prohibit the use of the
Neighborhood Commercial category in the trade area. This category permits
buildings of 10,000 square feet or less per use and developments of 10 acres
or less per trade area. A broader number of activities may be provided than
those in a Neighborhood Commercial category and shall be based upon market
needs as determined through a market analysis. A community sewer and water
system will be required for development. A1l uses within this category are
subject to being approved as part of a planned unit development.
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General Retail Commercial, GRC

The General Retail Commercial category includes a full spectrum of retail and
service uses of a community-wide and/or regional scale. This category should
only be designated in urban areas likely to be annexed and only after the
consent of the annexing municipality has been obtained. Uses and location
shall be based upon market needs as determined through a market analysis. A
community water and sewer system will be required for development. All uses
within this category are subject to being approved as part of a planned unit
development,

Employment Centers

The Employment Center categories denote areas for the concentration of major
employers. In recognition of the diverse nature of major employers, three
categories have been developed which attempt to aroup uses by their impacts on
the surrounding area.

Mixed Use Center, MUC

The Mixed Use Center category denotes areas for the location of major employ-
ment centers which would have minimal impacts on surrounding areas outside of
increased traffic demands. Uses permitted in this category would include
offices., light industrial parks, business parks, research parks, government
facilities, post secondary educational facilities, hospitals and major medical
facilities. Access to a principal arterial or freeway will be required. No
noise, vibration, smoke, dust, odor, heat or glare will be permitted. Only
the minimum of truck traffic will be allowed. Urban services are available or
will be provided. A community sewer and water system will be required for
development. A1l uses within this category are subject to being approved as
part of a Planned Unit Development.

Light Industrial Center, LIC

The Light Industrial Center category denotes areas for the location of major
employment centers which would have greater impacts on surrounding areas than
those uses in a Mixed Use Center. Uses permitted in this category would in-
clude warehousing, storage, wholesale distribution activities limited manufac-
turing and assembly. Access to a principal arterial or freeway will be re-
quired. Very limited noise, vibration, smoke, dust, odor, heat or glare will
be permitted. Limited truck traffic will be allowed. Urban services are
available or will be provided. A community sewer and water system will be re-
quired for development. All uses within this category are subject to being
approved as part of a Planned Unit Development.
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Heavy Industrial Center, HIC

The Heavy Industrial Center category denotes areas for the location of major
employment centers. lses permitted in this category would include general
warehousing, storage, distribution activities, general manufacturing and
assembly of small parts., Uses not permitted include refining or rendering of
fats and oils, wood planning mills, and paint manufacturing which employs a
boiling process. Urban services are available or will be provided. A com-
munity sewer and water system will be required for development. Access to a
principal arterial or freeway will be required. All uses within this category
are subject to being approved as part of Planned Unit Development.

Freeways and Principle Arterial Streets

- Freeways and Principle Arterial Streets represent streets which will carry the
majority of trips leaving and entering the Planning Area, represent the area's
highest traffic volume corridors, and are the only streets designated on the
future Land Use map. (Arterial and collector level streets may be developed,
but are not illustrated on the plan.)

D.3.2 Land Use Development Patterns

Through the inventory and analysis of both natural and man-made features, and
the application of the goals and policies, the Land Use Plan was prepared,
While the goals and policies formed the basis of the desired land use patterns
for the area, the ultimate development pattern was tempered by recognition of
existing development activities and patterns that had been established in the
past. This included consideration for land uses and features outside the
Planning Area which might positively or negatively impact the desired future
development patterns within the planning area,including Williams Air Force
Base and the land use planning concepts of the Town of Gilbert.

Residential Development

There are two existing concentrations of development. One is near the inter-
section of Ocotillo Road and Fllsworth Road (Queen Creek) and one is near
Power Road and Chandler Heights Road (Chandler Heights). These existing
areas, with consideration for impact generated by Williams Air force Base and
the existence of the major drainageways, formed the basis for the developed
residential land use patterns. . The most intense development 1is centered
around Queen Creek. This area could develop at average densities of 5
du/acre. By permitting these urban densities, the desire is to encourage the
development of master planned communities that capitalize on the existence of
Queen Creek to create activities.

Residential development southwest of Queen Creek trends toward lower densi-
ties, except for the area south of Riggs between Higley and Sossaman. In the
northeast area, development is limited to low density residential because of
the noise constraints of Williams Air Force Base.

D.8



The area north of the railroad and surrounding the AICUZ, now designated as
Suburban Residential, (0.2 units per acre) should have special consideration
with regardings to allowed denities, It is recognized that portions of the
area may be suitable for higher densities. Level farmland, abundant ground-
water, CAP allocation and developed arterials suggest no natural barriers in
regards for development of this property. It is difficult at this time, due
to changing AICUZ lines, and development patterns to know which areas should
remain Suburban Residential and which should have higher densities.
Consideration on a case by case basis should be undertaken until the new AICUZ
lines are established and the Land Use Plan amended.

Non-Residential Development

Although minor commercial developments can be located at various locations
throughout the area as part of master planned developments, two major com-
mercial nodes have been established to serve the existing and future residents
of the two unincorporated communities of Queen Creek and Chandler Heights.
North of Rittenhouse Road, a major Employment Center area is joined with a low
density residential area. The EC district encompasses the areas of severe
noise impact to residential development. Because the area is generally un-
suitable for residential development, the area will be retained as the poten-
tial basic service (industrial-agriculturial) employment center for the Queen
Creek Planning Area.

The Chandler Heights area, currently zoned R-4, is designated as Urban Resi-
dential Very Low (0-4.0 units per acre). While existing zoning is recognized,
it is incompatible with the community desires and existing infrastructure,
Development at four (4) or less units per acre should be encouraged.

Few areas along the railroad tracts are designed for industrial development.
Industrial development may be more desirable than residential development in
some cases, However, it is not the intent of this plan to establish an in-
dustrial strip along the entire length of the railroad tracks.

D.4 USE OF THE LAND USE PLAN

Consistency in zoning for specific areas or parcels of land within the Queen
Creek Planning Area must be evaluated in terms of overall furtherance of plan
goals and policies. The following guidelines have been formulated to help in-
sure that the intent and integrity of the Land Use Plan is retained over the
life of its use. The land use guidelines are presented in the following
categories:

Development Master Plans

Residential Land Use Guidelines

Commercial Land Use Guidelines

Industrial Land Use Guidelines

Buffering and Transitional Land use Guidelines
Amendments to the Land use Plan
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D.4.1 Development Master Plans

The use of Development Master Plans (DMPs) should be promoted by the County,
as a means of implementing the generalized land use identified on the Land Use
Plan map. The use of DMPs is intended to allow flexibility in the master
planning of large tracts of land located outside of municipal boundaries.
Master Plans may be initiated by property owners and should have the following
features:

Mixed use development

A separation of vehicular and pedestrian traffic which promote open space

networks

Dispersal of through traffic when practical and desirable

A high level of integrated development design

A mix of intensities which are transitional with spatial, structural, and

visual buffers.

D.4.2 Residential Land Use Guidelines

The following guidelines shall aid in governing the development of land
designated as residential in the Land Use Plan,

Allowable Residential Densities

Rural Residential/Low Density 0 - 0.2 du/acre
Rural Residential/High Density 0 - 1.0 du/acre
Suburban Residential 0 - 2.0 du/acre
Urban Residential/Very Low Density ) - 4.0 du/acre
Urban Residential/Low Density 0 - 6.0 du/acre
Urban Residential/Medium Density 0 - 12.0 du/acre
Urban Residential/High Density 0 - 25.0 du/acre
Note: Residential densities within any given development project will be

calculated based upon the Gross Acreage of the project.
Conditions for Allowing Commercial-Uses Within Residential Areas

In an effort to create quality neighborhoods in the Queen Creek Planning Area
retail and service commercial uses will be permitted as part of the planned
development pattern. However, any commercial development must be sited and
designed such that the activities present will not detrimentally affect ad-
jacent residential neighborhoods. To this end, the following guidelines will
influence the siting of commercial uses.

Commercial uses will be located at the intersections of arterial streets. It
is the County's intent not to permit the proliferation of commercial develop-
ment at every arterial intersection, therefore, only major intersections will
be considered for commercial development.
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Professional offices, retail and service commercial uses may be permitted in
neighborhood commercial centers, but only at a development scale compatible
with adjacent residential development.

D.4.3 Commercial Land Use Guidelines

The following guidelines shall aid in governing all land use planning pertain-
ing to the development of land designated as Commercial.

Commercial activities in designated areas include appropriate service, retail
and professional office uses.

Landscaping/Site Development

A1l commercial development should be landscaped utilizing consistent land-
scaping themes that will tie adjacent projects together. Landscaped easements
along public right-of-ways using shrubs, trees and/or earth berming will be
provided and installed at the time of street construction. Signage should be
controlled in terms of placement and maximum size.

D.4.4 Employment Center Land Use Guidelines

The following guidelines shall aid in governing all land use planning pertain-
ing to the development of land designated as employment centers on the Land
Use Plan.,

Allowable Uses

Proposed uses must bhe appropriate for the type of employment center in which
it is located.

Landscaping/Site Development

Heavy industrial uses and warehousing activities should be located away from
arterial streets, allowing garden-type light industrial and business park uses
to buffer the general view of heavy industrial activities. Industrial devel-
opment may also be required to landscape and/or to screen unattractive use

from public view. g
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D.4.5 Buffering and Transitional Land Use Guideline

When any two different land use types are shown on the Land Use Plan or are
approved as part of a Development Master Plan, buffering or a transitional
land use between the two uses may be necessary. Buffering may consist of the
placement of open space between two incompatible uses and will be required of
the more intensive use where a less intensive use already exists, or where the
Land Use Plan shows that a less intensive use is intended adjacent to the more
intensive use. The use of transitional land uses consists of placing uses of
intermediate intensity between to incompatible uses.

Situations necessitating transitional land uses may include:

Low density, single family development adjacent to multi-family development.
Single family development adjacent to commercial.

In cases where buffering 1is proposed, the following examples may be
considered:

Areas consisting of landscaped open space;
Arterial and collector streets with landscaping;
Major transmission line easements, if landscaped:
Block walls, landscaping, earth berms: or
Combinations of the above.

D.4.6 Amendments to the Land Use Plan

The Plan is intended to he a flexible guide to County development. The Plan
must be able to respond to changes in growth patterns without losing sight of
basic quiding policies.

Amendments to the Plan should never he allowed to occur in a haphazard manner,
Amendments should only occur after careful review of the request, findings of
fact in support of the revision, and a public hearing. The statutory require-
ments which guided the adoption of the Land Use Plan will be followed for all
amendments as they pertain to public hearings and otherwise. The term amend-
ment will apply to both text and map revisions.

The findings of fact shall conclude that:
1. The amendment constitutes an overall improvement to the Land Use Plan
and is not solely for the good or benefit of a particular landowner
or owners at a particular point in time.

2. The amendment will not adversely impact the planning area as a whole
or a portion of the planning area by:

D.12



Significantly altering acceptable land use patterns,

Requiring public expenditures for larger and more expensive public im-
provements to roads, sewer, or water systems than are needed to support
the prevailing land uses,

Adversely impacting existing uses because of increased traffic.

Affecting the 1livability of the area or the health and safety of the
residents,

3. The amendment is consistent with the overall intent of this Land Use
Plan.

Amendments to the Land Use Plan may be initiated by the County or may be
requested by private individuals or agencies. However, review of such re-
quests shall be undertaken only on a regularly scheduled basis, which should
occur only twice per year and shall be initiated during the same months of
every year, unless the County determines that extreme hardship could result to
the County if such amendment is not considered immediately.

It shall be the burden of the party requesting the amendment to prove that the
change constitutes an improvement to the plan., It shall not be the burden of
the County to prove that an amendment should be denied.

D.5 RELATED PLANNING ELEMENTS

Closely related to land use planning are the concerns for the protection of
the natural environment and for facilities to support the desired land use
patterns, This section briefly addresses the following elements as they
relate to the Land Use Plan,

Environmental Conservation
Transportation
Facilities and Services

D.5.1 Environmental Conservation

There are four general conditions within Maricopa County which deserve consid-
eration of the application of environmental protection measures. These in-
clude floodplains and drainage ways, mountainsides where slopes exceed 15 per-
cent, areas within the Palo Verde-Saguaro Community and areas impacted by air-
port operations. Floodplains and drainage ways require protection or restric-
tive development standards to minimize destruction of property during
periods of flooding. Areas of steep slopes (greater than 15 percent) should
be subjected to minimal development due to the potentially destructive nature
of cut and fill operations that are often necessary for providing property
access and building pads.
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The Palo Verde-Saguaro Community represents the stereotypical desert environ-
ment and the natural beauty associated with arid landscapes. Although devel-
opment can be compatible with Palo Verde-Saguaro Communities, it must usually
be maintained at relatively low densities (not much greater than 2.0 du/acre),
and the developments must be sensitively designed so that the image of the
Palo Verde-Saguaro Community is retained.

In many instances within Maricopa County the Palo Verde-Saguaro Community
exists in or near areas of steep slopes. Therefore, development restraints
that are intended for either steep slope or Palo Verde-Saguaro Communities
will be compatible with the other situation,

Many of the designated open space within the Queen Creek area exists on pub-
licly owned land. As the first step in the process of preserving the scenic
natural environment of Maricopa County, some lands in public ownership have
been designated as open space. As such, the lands will either be retained as
open space or, if there is pressure for development of certain lands, amend-
ments to the Land Use Plans must be made prior to approving development, The
amendment process can then include preparation of a Development Master Plan
which can be approved under terms that will assure environmentally sensitive
design.

D.5.2 TRANSPORTATION

The Land Use Plan illustrates only principal arterial streets, These streets
include Rittenhouse, Germann, Ocotillo, Riggs, Power, Ellsworth and Higley.
The principal arterial streets will carry the majority of trips into and out
of the area., Other streets will certainly be necessary as the area develops.
Although other arterial streets are not depicted, the County will continue its
policy of requiring the standard, 110-foot right-of-way for all section line
(arterial) road-ways unless, as part of a planned development, an equally
efficient transportation system is adopted. In such a case the County will
require 110 feet of right-of-way for the street or streets that were approved
to substitute for the section line roads.

Collector and local level streets will make up the remainder of the vehicular
transportation system, with collector streets being generally located on or
near the half-section lines. An adequate collector system will be necessary
to help relieve potential congestion on the arterial streets.

In addition to providing collector streets to relieve arterial street conges-
tion, careful consideration should be given to access onto arterial streets.
Arterial streets should be intended to primarily move traffic. A multitude of
access points along an arterial street, particularly in commercial areas will
severely restrict traffic flow and traffic volumes. Table D.5-1 illustrates
the general design principles of the Arterial - Collector-Local street system.
When reviewing development requests, each street's intended function and the
function's relationship to access control should be considered. Table D.5-2
provides recommended minimum driveway spacing to insure proper street func-
tion. The driveway spacings do represent minimums, and additional spacing may
be necessary under certain circumstances,
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Serious consideration should be given to minimizing the proliferation of com-
mercial intersections. Linear, or "strip" commercial development along arter-
jal streets should be prohibited. For arterial streets adjacent to residen-
tial development, reverse fronting lots should be provided so that direct ac-
cess to the arterial streets from individual driveways is eliminated.

D.5.3 FACILITIES AND SERVICES

For much of the development within the Queen Creek Planning Area, a full com-
pliment of facilities and services will not be required and is usually not ex-
pected by the prospective resident, with the exception of park and recreation,
law enforcement and fire protection services. This situation will generally
apply to developments where densities remain less than 1.0 du/acre as in the
Rural Residential categories. However, the County will be faced with review-
ing major developments where densities exceed 1.0 du/acre and are more urban
in nature. In these situations, community sewer and water service is required
and other facilities expected, depending upon the actual character and magni-
tude of the development. Although each development must be considered on its
own merits, Table D.5-3 should be used as a reference when determining and
sizing necessary facilities for a given development.
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TABLE D.5-1

Functional Classification Definitions

Degree of Private

Category Primary Function Access Control
Freeways Traffic Mobility Total Control
Expressways Traffic Mobility Very High
Principal Arterial Streets Traffic Mobility High
Arterial Streets Traffic Mobility Moderate
Collector Streets Mobility/Accessibility Moderate
Transition
Local Streets Accessibility None
Source: BRW Inc., 1987
TABLE D.5-2
Minimum Driveway Spacing
(Centerline to Centerline)
Minimum

Facility Land Use

Spacing (Feet)

Principal Arterial Commercial, High Density/Activity
Industrial/Office Park, Low to
Moderate Activity

Arterial Commercial, High Density/Activity
Industrial/Office Park, Low to
Moderate Activity
Multi-Family Residential, Low to
Moderate Activity

200
275
150
230
150

Source: Adapted from "Guidelines for Control of Direct Access to Arterial

Highways", FHWA.
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TABLE D.5-3

Facilities Space Standards

Type

Space Requirements

Source

PARKS AND RECREATION FACILITIES

General Recreational Standard

Individual Park Type Standards
Playgrounds
Neighborhood Parks
Playfields
Community Parks
Indoor Recreation Center
Golfing

Swimming

PUBLIC SAFETY FACILITIES

Law Enforcement

Fire

GENERAL SERVICE FACILITIES

Administrative (Branch
County Offices)

Library

10 Acres*/1,000 persons
(Does not include
regional parks)

1.5 acres/1,000 persons

2.0 acres/1,000 persons

1,5 acres/1,000 persons

3.5 acres/1,000 persons

1 acre/10,000 persons

1 18-hole course/50,000
persons

1 outdoor pool/125,000
persons

400 s.f./1,000 persons
(Does not include
garage space)

800-1,000 s.f./1,000
persons (Four-minute
response time)**

800 s.f./1,000 persons

700 s.f./1,000 persons
(1,000 s.f. minimum)
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Colorado Division
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Colorado Division
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Type

TABLE D.5-3

Facilities Space Standards (continued)

Space Requirements

Source

EDUCATION FACILITIES

Elementary School

Junior High School

Senior High School

8-12 acres,
1 school1/1,500-5,000
persons

20-25 acres,
1 school/1,000-16,000
persons

30-45 acres,
1 school/14,000-25,000
persons

U.S. Department
of Health
Education And
Welfare: Urban
Planning and

Design Criteria,

3rd Edition

* Standard is highly variable and dependent upon community values.
**  Dependent upon factors of water availability, storage and flow: trained
personnel: equipment response time: building types, codes.

Source: BRW, Inc., 1987

km
QC/d

D.18



