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Requesting Department: 
 
Development Services  

 
 
 
 

TO: PLANNING AND ZONING COMMISSION 
 
FROM: WAYNE BALMER, AICP 
 PLANNING ADMINISTRATOR 
  
RE: DISCUSSION AND POSSIBLE ACTION ON MAJOR GENERAL PLAN 

AMENDMENT GPA12-047, A staff initiated request to amend the text 

and add a new Goal 6 to the Environmental Planning Element of the 

Queen Creek General Plan. 

DATE: NOVEMBER 5, 2012 
 

STAFF RECOMMENDATION 

 

Staff recommends the requests be approved as proposed. 
 

RELEVANT COUNCIL GOALS 

 
KRA 8: LAND USE/ECONOMIC DEVELOPMENT, Goal 1: Maintain a balanced 
community and economically diverse employment base. 
 
KRA 8: LAND USE/ECONOMIC DEVELOPMENT, Goal 7: Enhance the opportunities 
for Queen Creek businesses to be successful. 
 
KRA 8: LAND USE/ECONOMIC DEVELOPMENT, Goal 11: Continue to promote 
resort/hotel development opportunities and evaluate options for accelerating resort and 
master planning in the San Tan Mountains. This goal also includes evaluating hotel 
options in other areas of the community, such as downtown. 
 

PUBLIC OUTREACH 

 
Planning staff conducted community wide Open Houses on August 29 and October 11 
to present the request to the public. Survey forms were distributed at each meeting to 
solicit comments from those present.  
 
Information on the request has also been posted on the Town of Queen Creek website. 
Public hearing signs were posted on the property, letters sent to property owners within 
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1,200’ of the site and a public hearing notice was advertised in the Gilbert Edition of the 
Arizona Republic. A summary of the comments received to date is attached. 
 
The Transportation Advisory Committee will hear a presentation and review this case at 
their November 8 meeting. 
 

SUMMARY 

 

In 2007 the Town completed and adopted the San Tan Foothills Area Plan. This plan 
developed goals for the future development in the San Tan area to help ensure the 
Sonoran desert character of the area was maintained. 
 
When the General Plan was adopted in 2008 the goals of the San Tan Foothills Area 
Plan were incorporated into the Environmental Planning Element. One of the key efforts 
of the process was to designate the area on the west side of the San Tan Mountains for 
development as a “Master Planned Community”. This designation gave the area 
recognition as undeveloped and unique Sonoran Desert character. In addition, the 
designation indicates the area should be developed as a unit, a Planned Area 
Development to allow development to proceed, but in a fashion that could incorporate 
and take advantage of the environmental assets of the property.  
 
The property was given a land use density designation of up to 1 dwelling per acre as a 
“holding density” consistent with the other property in the area. It was recognized, 
however, that non-residential uses such as a resort hotel or other commercial or higher 
density uses could be incorporated into the development as a result of its size, if done in 
character with the area. 
 
Under this proposal, overall density of 1 dwelling per acre is being proposed for 
increase to 1.8 dwellings per acre in recognition of the exceptional infrastructure and 
development constraints that will affect the future use of the property. There is not a 
specific development proposal available for review in conjunction with this request. In 
the future additional information would be provided on how the proposed “Master 
Planned Community” would be developed, the proposed uses, the planned 
infrastructure system or the proposed residential density. The intent of this amendment 
is to provide an additional General Plan Goal to provide guidance for the future 
development process. 
 
The proposed General Plan amendment is intended to convey that the Town would be 
open to a potential development density greater than one dwelling per acre, provided 
specific environmental and development related issues are addressed. If this 
amendment is approved, a future rezoning request for a Planned Area Development 
incorporating the entire property would be submitted which would provide a specific 
development plan for review and approval prior to any change in the land use or 
development density being approved. 
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HISTORY 

 

May,            2007: San Tan Foothills Area Plan Adopted 

September, 2008: Current General Plan was adopted. 

August 29,  2012: Staff conducted an Open House to receive public comments 
on the proposed Major General Plan amendments for 2012. 

October 11, 2012: Staff conducted a second Open House to receive public 
comments on the proposed Major General Plan 
amendments for 2012.  

 

DISCUSSION 

 
It is widely recognized that the area designated as a “Master Planned Community” on 
the General Plan should be developed as a distinctive project that will incorporate the 
existing Sonoran desert environment as a central design element. Given the topography 
and environmental characteristics of the property that will need to be addressed, the 
area is best developed as a Planned Area Development.  
 
The current Goal 3 of the Environmental Planning Element provides standards for new 
development in the San Tan Foothills, but it does not provide standards for 
development of a “Master Planned Community”. The new Goal 8 is intended to help fill 
that gap and provide additional guidance for the future development of this property.  
 
The proposed increase in the residential development density cap is intended to reflect 
the significant environmental and infrastructure issues related issues that will need to be 
resolved related to the future use of this property. This will need to be addressed prior to 
any future rezoning or development approval. It is also recognized that the proposed 
change is up to 1.8 dwellings per acre - it is not a guarantee. The actual density and 
future land uses will be established by the Town Council at a later date and will be 
subject to future review and discussion when a specific rezoning request addresses the 
myriad of environmental issues and development constraints that affect the property. 
 
Although the property carries a single designation in the General Plan, there are 
actually ten (10) different property owners within the area. Prior to proceeding with this 
proposed change, all ten owners agreed to support the change and undertake the future 
development of the area as a unified project. The maintenance and implementation of 
this agreement will be an important component of the future development of the 
property. Given the land use and development related issues to be resolved, the entire 
area will need to participate in their solution to realize any anticipated increase in 
development density for the entire area. 
 

ANALYSIS 

 
The text of the proposed change is as follows: 
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Master Planned Community (text modification in bold) 
(Up to 1.8 dwelling units per acre)  
 

This master planned community designation is located in the San Tan Foothills area 
and it is intended to allow development clusters in order to preserve larger areas of the 
site as open space, provided that the overall density of the area is maintained at 0 to 1.8 
dwelling units per acre. Development within this land use designation requires the 
preparation of a master plan.  
 
 

Environmental Planning Element – new Goal 6 
 
GOAL 6:       Master Planned Community Design Standards  

 
Policy 6a: Use of the Master Planned Community concept is intended for use by 

large scale projects which incorporate the San Tan Foothills development 
goals and policies, as well as those described in the Environmental 
Planning Element. 

Policy 6b: Projects must demonstrate an environmental design theme which unifies 
all natural and man-made elements of the project. 

Policy 6c: Development should provide opportunities to accentuate and highlight the 
native environment through re-contouring and revegitation to address prior 
actions and existing conditions and optimize the Sonoran character of the 
completed environment. 

Policy 6d: Projects must demonstrate design sensitivity in infrastructure design and 
construction and provide a system that meets the future needs of the 
project in a manner that complements the natural environment. 

Policy 6e: Open space networks should be created using washes, linkages and other 
elements to create an attractive and useful pedestrian and bike trail 
system which links the various elements of the project with each other, the 
adjacent properties and the open spaces within the project. 

Policy 6f: Projects should employ development density transfers through a Planned 
Area Development to preserve significant open spaces and environmental 
features while allowing higher density development in areas where 
environmental issues can be addressed. 

Policy 6g: Non-single family residential features such as a resort hotel, offices, 
condominiums and limited commercial uses could be considered for 
inclusion in a Master Planned Community Planned Area Development.  

 
 
 
 
Environmental and Development Constraints 
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Given the location and character of the site the property has a variety of significant 
environmental and development related issues to be addressed before development can 
take place. Among them are: 
 

 Topography: The steeper slopes on the south side of the area will need to be 
maintained free of development, while the more level areas to the north may be 
more appropriate for higher density development. In both cases, however,  the 
topography will need to remain as undisturbed as possible. 

 Storm drainage: At present the property is subject to periodic flooding as a result of 
being downstream from portions of the San Tan Mountains. Accommodating and 
maintaining storm water will be a key component of any development plan. 

 Existing washes: At present there are significant washes on the property which will 
need to be maintained both for their ability to carry water and their character as a 
central element of the Sonoran desert environment. 

 Sonoran desert environment: Most of the property is undisturbed native desert 
which will need to be maintained (and enhanced where possible) as a central 
element of the future development theme for the property. 

 Traffic and streets: The property is over four miles in depth, with half a mile of 
frontage on Hunt Highway on the north side. The property is adjacent on the west to 
the Gila River Indian Community and on the south and east to the San Tan 
Mountain Regional Park, both of which are expected to remain as they are now for 
the long term. Options for additional street access to the site may be limited, and 
traffic capacity may become a limiting factor in development planning. Issues related 
to traffic generation and street access are outlined in the attached traffic analysis. 

 Water and wastewater service: At present neither water nor waste water services 
are available to the property, or located anywhere nearby. In addition, the elevation, 
degree of topographical change and length of the property will necessitate 
significant modifications and upgrades to the Town’s existing systems in order to 
serve the property.  

 
General Plan Amendment Findings of Fact Analysis: 
 
By State law and the Town’s zoning requirements, an applicant is required to demonstrate 
a “finding of fact” that their project meets certain “tests” to be considered for approval. Nine 
factors, “or findings of fact,” are to be used to evaluate a General Plan amendment. The 
first four factors are specific to each amendment request, while the last five factors are 
to be considered by the Planning Commission and Town Council as part of their review 
and consideration process. 
 
These first four factors are: 
 
1. Whether the development pattern contained in the future land use plan provides 

appropriate optional sites for the uses proposed in the amendment. 

The location of this property is truly unique with the community, in that there are no 
others like it. It is the largest piece of privately held undeveloped and undisturbed 
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Sonoran desert not only in Queen Creek, but also in the surrounding area. This 
property was never farmed, and as a result, this 2,090 acre property reflects a 
natural desert topography including mountainsides and alluvial plains, significant 
native vegetation and natural washes and native habitat. 

It was in recognition of this unique character that current General Plan reflected that 
this area should be developed as a Master Planned Community to capitalize on 
these assets. This proposed change would provide both further policy direction for 
the future use of the property as well as allowing for a potential development density 
increase to compensate for the limitations that will be placed on the future 
development as a result of the need to retain portions of the property in a lower 
density and undeveloped condition. 

 

2. That the amendment constitutes an overall improvement to the Town of Queen 
Creek General Plan and not solely for the good or benefit of a particular landowner 
or owners at a particular point in time. 

 
The current General Plan shows a proposed resort hotel on this property, and a 
Master Planned Community, developed in accordance with the San Tan Foothills 
development guidelines. The proposed change will help facilitate achievement of 
these community goals by providing an indication the Town is interested in working 
with the future owners of the property to develop a master plan which will result in a 
win/win scenario. The goal is to produce a detailed analysis on how the development 
can proceed in a manner that will preserve and protect the key environmental 
elements while allowing beneficial land use goals to be achieved. 

 
3. The degree to which the amendment will impact the community as a whole or a 

portion of the community by: 
 

a. Significantly altering acceptable existing land use patterns. 
 

The current General Plan already designates the area as a Master Planned 
Community and reflects the potential location for a resort. As a result, the land 
use pattern will not be changed. The change could produce additional 
development density within the existing approved land use category, due to a 
potential density increase, but any change would be the result of a future 
rezoning request that would be evaluated in detail to determine if the proposed 
density increase is appropriate. 

 
b. Requiring larger and more expensive improvements to roads, sewer, or water 

systems that are needed to support the prevailing land uses in which, therefore, may 
negatively impact development of other lands. The Commission and/or Town 
Council may also consider the degree to which the need for such improvements will 
be mitigated pursuant to binding commitments by the applicant, public agency, or 
other sources when the impacts of the uses permitted pursuant to the General Plan 
amendment will be felt. 
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In order to accommodate development of this property significant upgrades and 
improvements will be required to the existing street and utility systems in the 
area. The Town’s water and wastewater systems will need to be extended south 
to serve the area as development occurs. A new street system will also be 
needed to serve the area, as well as upgrades to the current street system. 
 
It is anticipated, however, all these costs will be borne by the future developer in 
that all new developments are required to provide the services needed to support 
them, through both direct construction and payment of development impact fees. 

 
 

c. Adversely impacting existing uses due to increased traffic on existing systems. 
 

The proposed change will not affect existing uses on the site, in that it is vacant. 
When development occurs, however, there will be increased traffic on adjacent 
roads, particularly Hunt Highway and Power Road. When a development plan is 
submitted, it will be accompanied by a detailed traffic study showing how the 
proposed traffic generated can be accommodated on both the existing and future 
roadway systems and traffic concerns ameliorated to the maximum extent 
possible. 

 
d. Affecting the livability of the area or the health and safety of the residents.  

 
The area is currently vacant. There are adjacent residents to the east and along 
Hunt Highway, however, which could be affected by the future development of this 
property. These changes will be in the form of additional nearby development 
creating the concomitant traffic, noise, and compatibility concerns – but it will also be 
a way of improving storm water management to reduce localized flooding, 
developing an improved street system and reducing trespassing and unauthorized 
use of the property. In addition, it is anticipated the future development plan will also 
incorporate recreational opportunities available to the public such as  additional 
access to the San Tan Mountain Regional Park and the construction of additional 
hiking and biking trails through both this property and in the park.  

 
4. That the amendment is consistent with the overall intent of the General Plan. 
 

The intent of the current General Plan is that when the area is developed, it meets 
the standards established in the San Tan Foothills plan and in the Environmental 
Element of the General Plan. The addition of the proposed Goal 6 should help 
strengthen this position by providing additional guidelines specifically for Master 
Planned Communities.  

 
The remaining five factors to be evaluated by the Planning and Zoning Commission and 
Town Council when the application is considered are: 
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5. Whether there was an error in the original General Plan adopted that the Council failed 
to take into account then existing facts, projects or trends that were reasonably 
foreseeable to exist in the future. 

 
6. Whether events subsequent to the General Plan adoption have invalidated the 

Council’s original premises and finding made upon plan adoption. 
 
7. Whether any or all of the Council’s original premises and findings regarding the General 

Plan adoption were mistaken. 
 
8. Whether events subsequent to the General Plan adoption have changed the character 

or condition of the area so as to make the application acceptable. 
 
9. The extent to which the benefits of the Plan amendment outweigh any of the impacts 

identified in Subsections One (1) through Eight (8) hereto. 
  

STAFF CONCLUSION 

 
Staff recognizes that given the unique location and history of this property that it has 
both significant opportunities and constraints for future development.  
 
The significant opportunities include the ability to develop a unique desert community 
incorporating the Sonoran desert environment into a mixed-use project that could 
include low density residential in some areas, higher density projects in others and non-
residential uses, including potentially a resort hotel, at key locations. Staff also 
recognizes that in order to achieve these goals a higher residential density will be 
required to generate the revenue needed to provide the infrastructure that will be 
required. 
 
The significant constraints to the future development also result from the unique location 
and history of the property in that it has limited frontage, unrestrained storm drainage, 
steep topography, a lack of infrastructure and a pristine Sonoran desert environment 
that will need to be integrated into the new development plan.  
 
Recognizing both the challenges and the opportunities inherent in this propose 
amendment,  the staff’s conclusion is that use of a Major General Plan amendment to 
indicate the Town recognizes the development potential for the property may be an 
appropriate way to initiate the development process – while still indicating that 
significant work will need to be done to address both the opportunities and constraints 
before the property can be presented for a more detailed review prior to future rezoning. 
 

ATTACHMENTS 

 
1. Existing General Plan Map 
2. San Tan Foothills Area Plan 
3. Property owner Narrative 
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4. Property ownership map 
5. Property owner Concept Plan 
6. Comments  received at the Town’s Open Houses and other Public Comments 
7. Town’s traffic analysis by Southwest Traffic Engineering 
8. Public hearing notices 
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San Tan Foothills Area Plan 

 
 
I. INTRODUCTION 
 
In fall 2005 the Town of Queen Creek initiated the San Tan Foothills Area Plan project. 
The Queen Creek General Plan 2002 identified a 10-square-mile area (within the 
Town’s planning area, not entirely within its corporate boundaries) as an important 
community asset that should be included in 
the Town’s long-range planning. The area’s 
mountains, slopes, and potential r
opportunities were identified as 
environmentally sensitive, and the area was 
recognized as a significant, unique 
community amenity. Ensuring San Tan 
Mountains Regional Park access and 
protection was also a concern that m
the area planning effort. At the time the 
General Plan was being developed, it was 
undetermined if or how much of this 
planning area would eventually be incorporated by the town. 

ecreational 

otivated 

own 
led to 

o 
iginal 

 
 of 

ed 

 
A Technical Advisory Committee 
(TAC) comprised of residents of the 
town, residents in the San Tan 
Foothills Planning Area, and two T
Council Members was assemb
work with the project consultant, 
Partners for Strategic Action, Inc. t
complete the process.The or
planning area is indicated below. 
During the specific area planning 
process, research showed that the
land in the two square miles east
the Thompson Road alignment had 
been under development or includ

in a Pinal County approved master plan. It was determined that the Town of Queen 
Creek would have very little if any influence on the area’s future development. The 
Town Council removed this land from the San Tan Foothills Specific Area Plan study 
area at a January 2007 briefing. 
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San Tan Foothills Area Plan Planning Area ORIGINAL 
 

 
The entire revised Planning Area is in Pinal County. The area is within Area 1B of the 
2001 adopted Pinal County’s Comprehensive Plan. The Comprehensive Plan states 
that this area should be given special attention. To minimize hillside disturbance, 
encourage the preservation of the natural character and aesthetic value of the desert, 
and preserve rural values and lifestyles. Several policies are articulated to accomplish 
this statement, such as addressing building types and elevations, lighting, walls and 
fences, drainage, slope development (discouraged above15% slope), and vegetation. 
 
Though the planning area is all within Pinal County, a portion of it (approximately 35 
percent) is within the Town of Queen Creek’s incorporated boundaries. Therefore, some 
of this area falls within the Town’s planning, zoning, and development responsibilities 
and other areas are Pinal County’s responsibility. 
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San Tan Foothills Area Plan Planning Area FINAL 
 

The Town of Queen Creek area is designated “Incorporated” by Pinal County with other 
parcels designated as “Urban,” “Rural,” and “Development Reserve.” Much of the area 
is zoned “Suburban Ranch” (minimum lot size 3.3 acres). Portions of the Planning Area 
are designated by Pinal County as a “fissure zone.” 
 
The San Tan Foothills Specific Area Plan’s 
purpose is to: 
 

1. Determine a desired future condition 
for the area as it develops 
 
2. Identify tools that will be needed to 
ensure compatible development with 
the natural surroundings 
 
3. Communicate Queen Creek’s desires for the area to other jurisdictions 
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To address the above-stated purpose, the Planning Area includes three distinct land 
use areas, each with identified unique challenges. These have been designated as 
Special Planning Areas (SPA). They are: 

 
SPA 1: Eastern Slope - located in the planning area’s southeastern portion 
 
SPA 2: Rural Residential - located across the Pinal/Maricopa Counties line in 
the planning area’s central portion 
 
SPA 3: Western Slope - located on the west side of the San Tan Mountains 
Regional Park 

 
Special Planning Areas and Environmental Constraints 
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The document contains four additional chapters: 
 
II.  Public Involvement - recaps the key input received from the two public forums 

held during the process 
III.  San Tan Foothills Vision for the Future - enunciates the desired future for the 

area 
IV.  Planning Area Action Plan - identifies Focus Areas, Goals, and Policies to be 

implemented 
V.  Land Use and Mobility - identifies recommended land use philosophy and 

mobility requirements to implement this philosophy 
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II. PUBLIC INVOLVEMENT 
 
Ensuring extensive public involvement by area residents, landowners, and stakeholders 
was critical to the planning project’s success. In addition to access to project information 
on the Town of Queen Creek Website and interaction throughout the process with the 
citizen-based Technical Advisory Committee (TAC), two major public events, an “Issues 
Forum” and “Solutions Forum”, were held at key planning junctures. Approximately 100 
people were involved through these events. Following is a summary of the process and 
key results of these two events. 
  
A.  Issues Forum 
 
On Thursday July 20, 2006, the Town of Queen Creek held a public meeting to gather 
input for the San Tan Foothills Specific Area Plan project. The event was held early in 
the project to allow citizens, 
landowners, and stakeholders to 
identify planning area critical issues 
and present their ideas about the 
future. 
 
The event was attended by 54 citizens 
and stakeholders, 5 town staff, and the 
project consultant. Over one-third of 
the participants lived in the planning 
area but were not residents of the 
Town of Queen Creek.  
 
Each participant received a planning area map. The event began with a brief planning 
process overview, study area boundaries description, and some basic planning area 
statistics. Attendees were also given a survey and event evaluation form to complete. 
 
The attendees then participated in a facilitated discussion. The participants were asked 
two questions: “What are the key issues the plan should address?” and “What is your 
desired outcome or vision for the area?” Their responses were then prioritized. 
 
Priority Issues 

 Scarring of mountain sides, leveling of hillsides and slopes 
 Retaining rural character with large lot sizes, stop lot splitting 
 Sensitivity to noise and traffic 
 Keeping equestrian legacy 
 Preserving views, no power lines or tall buildings 
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 Maintaining dark skies 
 Purchasing land to preserve 
 Properly planning for minimal commercial development 
 Preserving natural washes and riparian areas 
 Enforcement of zoning 
 Protecting the park 
 Native plant, vegetation, and wildlife preservation 
 Stringent stipulations for development with building envelopes, no clearing 
 Carefully considering the impact of potential resorts 
 People who live here should have a say in the future. 
 Developing creative ways to preserve the area 

 
Vision Components 

 Open spaces maintained 
 Large lot, low density development, controlled growth 
 Mountain visibility with no houses on the sides 
 Equestrian friendly 
 See the stars 
 Still have wildlife 
 Hunt Highway is still 2 lanes but with turn lanes 
 Groundwater pumping is minimal 
 Appropriate architectural styles 
 Xeriscaping for the entire area 
 Bike and equestrian trails that are safe and clean 
 Desert land protected 
 Education on how to take care of the desert 
 Desert vegetation is intact and not relocated 
 Utilities carefully buried 
 No littering, broken glass 
 Park facilities - sports, family recreation 
 Retain rural character 
 Mixed housing types 
 Protected washes 
 Maintained unique southwest identity 
 No block walls 
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B.  Solutions Forum 
 
The second community event was held on Thursday September 21, 2006, to gather 
input regarding potential planning area solutions. Citizens and stakeholders reviewed 
work completed to date and provide input 
on the planning area vision, focus areas 
and goals, and draft land use alternative.  
 
The event was attended by 45 citizens 
and stakeholders, town staff, and the 
project consultant. Each participant 
received an issue paper containing the 
draft Vision Statement, Focus Areas and 
Goals, and an analysis of the draft land 
use alternative. A brief planning process 
overview was provided, study area 
boundaries described, and some basic 
planning statistics presented. An overview of the key results of the Issues Forum held in 
July was provided and a questionnaire completed. Following is a summary of input 
received. 
 
Key Results - Vision Statement 

 Participants felt the Vision Statement accurately reflected desires for the future. 
 Detailed strategies are needed to implement the vision. 

 
Key Results - Goals and Policies 

 Concerns about lot splitting 
 Protection of the rural character and park are key solutions desired 
 Need strategies to deal with water conservation and transportation 
 Address air pollution 
 Preserving flora and fauna should be a goal through needing to obey ordinances 
 Highway/Empire Road used as a bypass speedway; need a strategy 
 Need strong cut regulations 
 Building heights should be set and strictly enforced 
 Disturbance area and footprint should be used to preserve desert 
 Boarding of horses is a concern. Some are abusing the privilege for commercial 
use and enforcement is a problem. 
 Walls ruin the character and should be avoided in the planning area. 
 Design standards need to be developed to ensure buildings are compatible with 
surroundings. 
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Key Results - Land Use Alternative 
 The draft Land Use Alternative was widely accepted. 
 Landowners might not agree with five-acre lots; this seems excessive and unfair. 
 Need more clarification on the impacts and type of the resort 
 In favor of high-quality, low-impact development in Environmentally Sensitive area 
without lot size restriction 
 Conservation areas should only be accessible by pedestrians and equestrians and 
any uses should have low impact. 
 Preserve status for the State Land should be pursued, but if the funding does not 
materialize, the area should be designated Very Low Density Residential. 
 Flooding problems need to be addressed and clarified. 
 Want comprehensive water plan 
 Maintaining “Rural Appearance” is key. 
 Minimizing commercial growth in neighborhoods 
 Need to have restrictions on recreation facilities (e.g., no camping) 
 Designate conservation areas and have policies to reinforce them. 
 Limit commercial development to SPA 2.  
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III.  San Tan Foothills Vision for the Future 
 
Based on input from the public at the Issues and Solutions Forums and TAC 
discussions, a San Tan Foothills Vision Statement was developed. The statement is 
expressed in the present tense but does not reflect the current situation. It is an 
expression of a desired future condition decades from now. It assumes that the Town of 
Queen Creek, Pinal County, and other entities have successfully collaborated on area 
planning issues and balanced development and preservation efforts.The Vision 
Statement will be used to serve as a reference point for making decisions and also to 
measure the success of this and other plans’ implementation efforts. 
 
A.     San Tan Foothills Vision Statement 
 
The Town of Queen Creek and Pinal County have united to jointly maintain, support, 
and defend the rural and equestrian character of the San Tan Foothills Area that 
functions as the transitional buffer between the urbanized southeast Valley and the San 
Tan Mountain Regional Park. The character of the area is achieved through 
maintaining the pristine mountain slopes, carefully integrating the built environment with 
the hillsides, and maintaining large lot residential development. Natural washes, 
environmentally sensitive areas, wildlife corridors, and archaeological sites have been 
protected from disturbance though innovative planning and acquisition. Flooding and 
subsidence issues have been successfully mitigated through the development of strong 
policies and standards. 
 
The San Tan Mountains are a major recreational destination for the over 3,000,000 
people of the Southeast Valley and northern Pinal County. The park area has been 
vigorously protected by a consortium of surrounding cities and towns, public agencies, 
non-profit organizations, and the Gila River Indian Community so as to maintain its 
natural character and the areas around the park has followed the same preservation 
ethic. Access has been preserved to the park without negatively impacting the 
residents who live nearby.  
 
Commercial development in the Foothills is minimal. Resort development is only 
considered on a small scale and only if it complements the surroundings and is 
supported by the local community. In all developments, open space, native vegetation, 
and a mindset toward water preservation are required to maintain the Sonoran Desert 
character. It is one of the few places left in one of the nation’s largest metropolitan 
areas where you can still see the stars. 
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IV.  Planning Area Action Plan 
 
The San Tan Foothills Vision Statement outlines the area’s desired future condition that 
maintains the special character of the land and its location. This vision must be 
balanced by the fact that the landowners have the right to develop their properties and 
that there will be significant demand for this property due to the area’s qualities and 
location. 
 
The area’s success in achieving the vision will hinge on the level of cooperation that 
occurs between the local jurisdictions, landowners, and developers. The Town of 
Queen Creek’s current development standards have been very effective in guiding 
growth in areas that are relatively flat and/or have been converted to other uses from 
agriculture. The Town does not have specific standards tailored to the terrain, 
vegetation, drainage challenges, and character of much of the San Tan Foothills area. 
For this reason, this action plan outlines specific steps that are recommended to be 
taken through a series of Focus Areas. Within each Focus Area, specific Goals and 
Policies are presented, that when implemented will provide the best opportunities for 
the area to reach its full potential in accordance with the area’s vision. The Focus Areas 
are: 
 

 Sonoran Desert Character 
 Environmental Constraints  
 Resource Preservation 
 Residential Development 
 Non-Residential Development 
 Slopes and Hillsides 
 Mobility 
 Coordination and Collaboration 

 
Any planning tools developed, based on the policies presented, will pertain only to the 
land that is legally incorporated in the Town of Queen Creek. However, it is the 
community’s desire that Pinal County leaders will use this plan as a guide to develop 
and/or implement similar tools for guiding development within the county’s jurisdiction. 
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Focus Area: Sonoran Desert Character 
 
The San Tan Foothills area is a classic example of the Sonoran Desert that is now 
within a fast-growing urban region. The community values the Sonoran Desert 
environment and believes strongly that this characteristic should be preserved and 
protected. 

 
Goal: Protect the Sonoran Desert flora and fauna to be enjoyed in perpetuity. 
 
Policies: 

 
1. Maintain a native plant ordinance specifically for the San 

Tan Foothills area. 
 
2. Provide public education focused on protecting the desert 

areas from damage. 
 

3. Prohibit off-road vehicles in non-
designated areas.  

 
 
 
 

 
Goal: Encourage native vegetation in the Foothills area. 

 
Policies:  

 
1. Enforce the native plant ordinance. 

 
2. Provide educational materials identifying acceptable plants and landscaping. 
 

Goal: Develop/expand upon native plant transplanting regulations in developed 
areas. 

 
Policies: 

 
1. Maintain specific procedures and guidelines in the native plant ordinance 

regarding transplanting and re-vegetation, including the use of temporary 
nurseries on development sites to preserve removed plants for later transplanting 
on the site. 

 
2. Maintain requirements that site plans and development proposals include a 

landscaping plan. 
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Goal: Develop regulations to provide that 
portions of the natural desert landscape are 
untouched, not just re-vegetated.  

 
Policies: 

 
1. Locations of mature trees, plants, and cacti 

should be used in determining building 
envelopes in addition to topographical and 
drainage constraints. 

 
2. Utilize building envelopes to retain native 

vegetation in its current place as much as possible. 
 

Goal: Preserve air quality and dark skies. 
 

Policies:  
 
1. Develop a dark skies ordinance 

specific to the San Tan Foothills 
Area. 

 
2. Provide education programs 

regarding installation of low-impact 
lighting. 

 
3. Work with regional agencies to 

promote clean air efforts. 
 

4. Develop guidelines for roadway design standards to minimize particulates and 
dust. 

 
5. Maintain construction regulations to minimize dust at construction sites. 

 
Focus Area: Environmental Constraints 
 
Protecting the health and safety of residents and their investments is an important 
function of local, regional, and state government. The community will continue to be 
vigilant in identifying environmental risks and implement policies to minimize them. The 
Town will need to continually monitor data generated by state and federal agencies 
relating to ground subsidence and fissure issues. 
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Goal: Develop planning tools to minimize earth fissure and subsidence risks. 
 
Policies: 
 

1. Using data from the new Arizona Geological Survey, adopt a provision within 
the General Plan Environmental Element that utilizes a “Known Earth 
Fissures” map to be used to review projects. 

 
2. Adopt specific construction standards to address known or potential earth 

fissures by local amendment to the current International Building Code. 
 

3. Ensure that conceptual planning, rezoning and entitlement, Planned Area 
Development (PAD) procedures, and preliminary plat checklists contain 
requirements to map and design around or mitigate known or potential earth 
fissures. 

  
Goal: Minimize flood damage to structures. 
 
Policies: 
 

1. Develop and maintain a Foothills Area 
drainage master plan. 

 
2. All new developments require a 

comprehensive drainage plan. 
 

3. Utilize building envelopes and finished 
floor heights to protect structures from 
potential flooding damage. 

 
4. Landscaping plans should enhance on-site drainage capabilities. 

 
Focus Area: Resource Preservation 
 
Water, washes, and wildlife are all key elements of the character of the San Tan 
Foothills area. Protection of washes in their natural state, managing water runoff 
appropriately, conserving water resources, and ensuring that wildlife corridors are 
maintained are important parts of the area’s quality of life. 
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Goal: Protect water resources and minimize water usage. 
 
Policies: 
 

1. Maintain a low-water desert landscaping ordinance for residential and 
commercial uses. 

 
2. Encourage green building and conservation techniques that minimize water 

usage. 
  
Goal: Preserve natural washes. 
 
Policies: 
 

1. Define natural washes and 
inventory those to be protected. 

 
2. Use building envelopes and other 

planning tools to maintain natural 
washes. 

 
3. Restore washes that need to be 

modified back to a natural appearance when feasible. 
 

Goal: Maintain wildlife corridors and ensure connectivity with other regional 
wildlife corridors identified. 
 
Policies: 
 

1. Assemble data generated by other 
regional agencies that identify wildlife 
corridor locations and wildlife travel 
patterns. Use this data to evaluate 
development proposals and maintain 
these corridors. 

 
2. Work with Pinal County, Gila River 

Indian Community, Maricopa County, and other municipalities to ensure 
connectivity of wildlife corridors. 

 
 
 
 
 
 
 

May 2007 16



San Tan Foothills Area Plan 

Goal: Minimize disruption of native wildlife habitats. 
 
Policies: 

 
1. Protect riparian areas and natural washes 

from disturbance. 
 

2. Continue to require landscaping and re-
vegetation activities to use native plants that 
serve as habitats for indigenous species. 

 
 
 

 
Goal: Protect archaeological sites from degradation. 
 
Policies: 
 

1. Continue to require surveys and agency review of development proposals in 
regard to archaeological sites, since many of the sites locations are 
confidential.  

 
2. Work closely with the state agencies (e.g., 

State Historic Preservation Office) to 
identify and preserve archaeological sites. 

 
3. Collaborate with Pinal County, Gila River 

Indian Community, and park authorities to 
preserve and protect archaeological sites. 

 
Focus Area: Residential Development 

 
Residential development should be compatible and within the context of the natural 
surroundings. A balance between preserving the desert character while respecting 
personal property rights should be achieved. 
 
Goal: Maintain rural character as defined.  

 
Policies: 

 
1. Work with Pinal County to maintain 

currently allowable zoning densities 
without any increases. 
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2. Review and provide input to development proposals within Pinal County’s 
jurisdiction. 

 
3. Adopt a new land use designation “Environmentally Sensitive Residential” for 

inclusion in the General Plan. 
 
4. Adopt a new land use designation “Suburban Ranch” for inclusion in the 

General Plan. 
 
5. Revise Zoning and Subdivision Ordinances to reflect new land use 

designations. 
 
6. Support maintaining the equestrian lifestyle of the area. 

 
Goal: Ensure that neighborhoods and homes are not negatively impacted by park 
activities. 

 
Policies: 

 
1. Provide buffers and setbacks 

from roadways carrying park 
traffic. 

 
2. Collaborate with other agencies 

to address park entrance and 
parking issues as park visits 
increase. 

 
3. Implement circulation plan 

policies to minimize impact of 
park traffic on neighborhoods and homes. 

 
4. Work with regional park authorities to develop creative solutions to expanding 

future parking facilities. 
 

Goal: Integrate structures into the landscape to 
preserve views. 

 
Policies: 

 
1. Uphold standards for building heights. 

 
2. Develop standards for peripheral appliances 

that may impact views (e.g., satellite 
receivers, antennae). 
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3. Utilize the building envelope concept to sensitively place structures on lots to 
preserve views. 

 
Focus Area: Non-Residential Development 

 
Many residents expressed a desire to maintain the area’s residential character with 
minimal commercialization. 

 
Goal: Minimize commercial development. 

 
Policies: 

 
1. Rezoning additional property for commercial uses in the planning area, 

unless it is required for resort development in the designated areas on the 
land use map, shall be discouraged. 

 
2. Review commercial development proposals in light of maintaining 

neighborhood and rural-character compatibility. 
 

3. Monitor commercial activities to minimize potential negative affects on 
residents and neighborhoods.  

 
Goal: Resort development will be sensitive to the land and not disrupt the rural 
lifestyle and character. 

 
Policies:

 
1. Create resort development standards by working with citizens and 

landowners to ensure visual and environmental compatibility, transportation 
access, and a high-quality, environmentally-sensitive project. 

 
2. An inclusive public process will be followed for the review of resort 

development proposals. 
 

3. Desired resort development will not include high-water usage and be 
sensitively integrated with the natural surrounding. 
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Goal: Employment within the San Tan Foothills Area will be consistent with SPA 
definitions.  
 
Policies: 
 

1. Enforce the Home-Based Business Ordinance to ensure residences and 
neighborhoods are not adversely 
impacted by commercial activities. 

 
2. Enforce ordinances to ensure that 

employment is consistent with 
permitted activities in the zoning 
code. 

 
3. Work with Pinal County to mitigate 

employment activities that may 
negatively affect surrounding 
residences and neighborhoods. 

 
Focus Area: Slopes and Hillsides 
 
The San Tan Mountains are a unique 
visual landmark in the Southeast Valley. 
Development in the area should 
minimize damage and scarring. 
 
Goal: Preserve environmentally-
sensitive areas specifically within the 
planning area.  
 
Policies: 
 

1. Maintain hillside preservation regulations (above 
15 percent slope) and include guidelines for 
building height to slope ratios. 

 
2. Initiate and maintain a building envelope process 

that includes disturbance boundaries. 
 

3. Maintain cut and fill regulations. 
 

4. Maintain a hillside disturbance ordinance. 
 

5. Maintain density transfer policies. 
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Focus Area: Mobility 
 
The planning area has one major arterial street that runs along the northern perimeter 
and bisects SPA 2. The area circulation network focuses on maintaining a rural, 
multimodal system to serve local residents, provide access to the regional park, and 
accommodate pedestrian, bicycle, and equestrian modes. 
 
Goal: Develop a transportation system to accommodate anticipated travel 
volumes based upon development density and projections. 
 
Policies: 
 

1. Coordinate with the Town’s 
transportation plan to divert non-
local traffic away from planning 
area residential neighborhoods.  

 
2. Maintain roadway design s

that help minimize damage du
floods and other drainage issues.

tandards 
e to 

  
 

3. Maintain street and driveway standards that require improvements necessary for 

 
4. Maintain procedures and design criteria for traffic-calming devices. 

 
5. Include the planning area and potential buildout projections in future transit 

 
oal: Provide non-motorized modes of transportation. 

olicies:

adequate dust control and drainage. 

planning. 

G
 
P  

1. Maintain design standards for bicycle and pedestrian pathways and equestrian 

2. Develop a pedestrian and equestrian 
ith the 

 
3. Establish bicycle lanes and facilities where 

arterials, 

 

 

trails. 
 

circulation network that is consistent w
Queen Creek Parks, Trails, and Open Space 
Element. 

appropriate in conjunction with the 
development and improvements of 
collectors, and local streets. 
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4. Develop equestrian, bicycle, and pedestrian facilities that connect the regional 

5. Improve direct pedestrian, bicycle, and equestrian trail access to the regional 

6. Develop equestrian trail linkages throughout the planning area compatible with 

7. Maintain guidelines for equestrian crossings of arterial and collector roadways 

8. Accommodate trail intersections in roadway designs. 

Goal: Establish guidelines regarding appropriate access control to and from 

olicies:

park, and/or planning area open spaces. 
 

park. 
 

area development. 
 

and implement improvements. 
 

  

streets and adjacent properties. 
 
P  

1. Develop guidelines for driveway access spacing and street intersection spacing 

2. Establish street intersection spacing and alignment requirements that reflect the 

3. Consider the needs of non-motorized users (pedestrians, bicyclists, and 

4. Develop uniform guidelines for preparing Traffic Impact Analysis (TIA) for new 
s 

5. Require analysis of the impact of roadway improvements on surrounding 

he San Tan Foothills Specific Area Plan involved many residents, landowners, and 
s. 

 

and lighting standards in order to maintain capacity, efficiency, and safe traffic 
flow on the roadway facilities. 

 
topography of the planning area. 

 
equestrians) in traffic management plans. 

 
developments or additions to existing developments within the San Tan Foothill
area. 

 
landscape character.  

 
Focus Area: Coordination and Collaboration 
 
T
stakeholders that have a specific interest in how the planning area grows and change
The planning process set the standard for future collaborative planning efforts. These 
entities and individuals must continue to be engaged in the process as the plan is 
implemented to ensure that the San Tan Foothills area character is maintained as 
development occurs. 
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Goal: Work closely with Pinal County and other jurisdictions. 

olicies:
 
P  

1. Expand and enhance the working relationships with Pinal County in regard to 

 
2. Continue to coordinate with the Gila River Indian Community, especially as 

 
3. Development proposals in the San Tan Foothills Planning Area should be 

oal: Coordinate with area advocacy groups. 

olicies:

 

plan review, upholding zoning ordinance and development standards, and 
other development issues. 

development is proposed in SPA 3. 

reviewed by park authorities to evaluate potential impacts. 
 
G
 
P  

1. The town will serve a facilitative role in engaging various groups to 

 
2. As part of the development review process, at least one neighborhood 

t area 

oal: Establish an advisory group to monitor the implementation of the Specific 

olicy:

 

encourage collaboration, coordination, and reaching joint solutions. 

meeting is required to be held by the applicant, as is documentation tha
residents and groups were consulted. 

 
G
Area Plan. 
 
P  

1. Appoint an advisory group comprised of town and county residents to provide 
n. 

 

 

feedback on potential new developments and monitor the plan’s implementatio
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V.  Land Use and Mobility 
 
The Land Use and Mobility section reflects the public input received, the current 
planning and zoning of Pinal County and the Town of Queen Creek, the existing 
development pattern, and natural or physical constraints. The land uses have been 
established to estimate the area’s carrying capacity for infrastructure and transportation 
planning purposes. 
 
A.  Special Planning Areas 
 
To address the unique set of opportunities and challenges, three distinct areas have 
been identified. Within each of these SPAs, land use designations are provided and a 
discussion of what special development considerations should be implemented. 
 
Special Planning Area 1: Eastern Slope 
 
The area is approximately 1.5 square miles or 960 acres and is the only noncontiguous 
parcel to the Town of Queen Creek’s incorporated boundary. It is currently sparsely 
developed with several parcels containing residences.  The area abuts the regional park 
to the west and subdivided property in Pinal 
County to the east. None of this area is within the 
Town of Queen Creek’s corporate boundary and 
could not legally be annexed without an extension 
of the town’s incorporated boundary (per State 
statute requirements) to connect to SPA 1. 
 
The Queen Creek General Plan has designated 
this area (approximately 320 acres) as 
Recreation/Conservation. This parcel of land, 
owned by the Arizona State Land Trust and 
managed by the Arizona State Land Department, was designated as such as part of the 
Arizona Preserve Initiative and is protected until 2007. At the time of the development of 
Queen Creek’s General Plan in 2002, the Town intended to purchase this property 
through a grant and designate it for preservation purposes. Financing for this effort has 
not materialized.  
 
A resort site is designated on the Town’s General Plan in the northeast portion of  
SPA 1. 
 
Two-thirds of the land in SPA 1 is privately-held land with the balance owned by the 
Arizona State Land Trust.  
 
The land is gently sloping from southwest to northeast, and no known earth fissures 
exist. 
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Except for the area designated in Recreation/Conservation, the Queen Creek General 
Plan designates all of the land as Very Low Density Residential (0-1du/ac.). 
 
Recommendations 
 

 This SPA should be developed at the Very Low Density land use category with up 
to 1 dwelling unit per acre. 

 
 The Town should support steps to keep the State Trust land in preserve status. 

 
 Traffic on Phillips Road should be monitored over time. Traffic may increase 
significantly, because it is one of the regional park entrances. Careful 
consideration should be given to development placement along this road, including 
development ingress and egress and noise mitigation. 

 
 Should the State Trust land be reclassified from the preserve designation, it should 
be developed similarly to the balance of the SPA with Very Low Density up to 1 
dwelling unit per acre. 

 
Special Planning Area 2: Rural Residential 
 
This area of approximately 2.94 square miles (1,881 acres) is bordered by the Hunt 
Highway/Empire Road alignment to the north, Crismon/Thomps on Road alignment to 
the east, the regional park to the south, and 
Sossaman Road to the west.  
 
All of the land in SPA 2 is privately held. 
Approximately 27 percent of this area is within the 
corporate boundaries of the Town. SPA 2 has 
different allowable densities depending upon if the 
property is within the Town of Queen Creek or 
under the Pinal County jurisdiction. 
 
The area within the Town of Queen Creek is zoned R1-54 (less than one dwelling unit 
per acre) and is designated in the Queen Creek General Plan as Very Low Density 
Residential. The property in Pinal County is zoned as Suburban Ranch at 3.3 dwelling 
units per acre. 
 
Most of SPA 2 has developed or 
is developing as large lot, rural 
residential with a wide array of 
housing quality and values. The 
Town of Queen Creek estimates a 
total of 149 dwelling units in this 
area.  
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The topography of the area’s northern portion is fairly level. Significant elevation change 
occurs toward the planning area’s southern third and a large box canyon protruding into 
the regional park. Mountain and rock outcroppings rise several hundred feet in some 
areas. Sonoqui Wash traverses the eastern third of the SPA. Several earth fissures 
have been identified in this special planning area with the most significant being a mile-
long fissure aligned from east to west in the center of SPA 2. 
 
Recommendations 
 

 The residential development in SPA 2 is designated at the Suburban Ranch level 
with one dwelling unit per 3.3 acres and the Very Low Density Residential level 
with up to one dwelling unit per acre. 

 
 Implementation of policies to keep development from being impacted by fissures is 
critical. 

 
 Commercial development should be carefully evaluated and monitored to minimize 
negative impacts on neighboring residences. 

 
 Traffic patterns and effects should be a major factor when evaluating development 
proposals. 

 
Special Planning Area 3: Western Slope 
 
SPA 3 is approximately four square miles 
(2,560 acres) of mostly uninhabited land on 
the western side of the regional park. It is 
bounded on the north by Hunt Highway, on the 
east by the Sossaman Road alignment and 
regional park, on the south by the regional 
park, and on the west by the Queen Creek 
planning area/Power Road Alignment. 
 
Approximately 75% of the land in SPA 3 is in 
the town’s corporate boundaries and is zoned R1-54 (minimum 1.25 acre lots). The 
remainder is zoned in Pinal County and is zoned at 1 dwelling unit per acre. The entire 
SPA is designated in the Queen Creek General Plan as Very Low Residential. All of the 
land in SPA 3 is privately held. Most of the land in SPA 3 is owned by three property 
owners.  
 
A resort in the southern portion of SPA 3 is indicated in the Queen Creek General Plan, 
and a Recreation/Conservation easement has been designated from the west portion of 
the SPA to the regional park. 
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The topography varies significantly in this SPA with fairly gently sloping areas in the 
northern portion contrasting with significant slopes, mountains, and rock outcroppings of 
several hundred feet to the south.  
 
Recommendations 
 

 Since the majority of the land is currently unoccupied and represented by three 
landowners, there is a significant opportunity to collaborate and sensitively 
develop the area. Based on the physical location, this could be one of the most 
beautiful residential areas in the southwest. 

 
 The site lends itself to some techniques like Planned Area Developments, building 
envelopes, clustering, and other methods to preserve the natural character and 
ambiance of the SPA. 

 
 Because of the linear nature of this SPA, careful planning and coordination with 
other developments needs to occur during roadway design to ensure access but to 
not overbuild the system creating unnecessary disturbance, noise, and drainage 
issues. 

 
 The potential for a resort in this area is high. Based on the public’s input, an eco-
resort of some type could be an excellent fit not only as an eco-tourism asset but 
as a community amenity. 

 
B. Land Use Plan and Designations 
 
The Land Use Plan was developed based on current zoning and designations in the 
Queen Creek General Plan and Pinal County Comprehensive Plan, coupled with the 
desire to keep the area rural and low density in nature 
 
Commercial 
 
This land use designation consists of small scale retail development, including storage 
facilities, convenience stores, and restaurants. Total commercial designation in the 
planning area is 21.4 acres. 
 
Very Low Density Residential 
 
This land use designation is the same as in the Queen Creek General Plan, which 
permits up to one dwelling unit per acre. This is intended to be large lot, low-density 
residential areas. The planning area includes 2,298.68 acres of this land use 
designation. 
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Suburban Ranch 
 
This land use designation is based on the county zoning of 3.3 acre ranchette lots. This 
large lot residential development is encouraged, although some properties have 
already developed at a higher density. There is a planning area total of 1,436.04 acres 
of this land use designation. 
 
Environmentally-Sensitive Residential 
 
This planning area land use designation is identified in areas that are environmentally 
sensitive and is intended to allow large lot residential development of a minimum of 1 
acre per lot. Environmental constraints and a desire to protect this sensitive area 
should reduce overall residential development to below one unit per acre. It is 
anticipated that buildings will be designed to coexist with the natural environment 
through the use of building envelopes, transfer of development rights, and clustering to 
protect slopes and native vegetation. There is a planning area total of 1,270.23 acres of 
this designation. 
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Preserve 
 
An area designated for non-development contingent on funding being received to 
compensate the Arizona State Land Department. This area consists of 325.19 acres of 
Arizona State Trust lands. If funding to preserve this area is not achieved, than 
according to State law the designated area could develop at one dwelling unit per acre. 
 
C.  Land Use Implications 
 
It is estimated that the following number of dwelling units are possible at buildout within 
the different land use designations. Build out calculations assist transportation system 
and future infrastructure and services planning and development. Each of the planning 
areas offers challenges that necessitate a different set of assumptions to project future 
development. Following are the SPA assumptions: 
 
SPA 1 Assumptions - 75% of the acreage will be residentially developed; 25% will be 
considered public right of way, public facilities, and natural drainage areas. 
 
SPA 2 Assumptions - 70% of the acreage will be residentially developed.; 30% will be 
considered public right of way, natural drainage areas, and fissure buffering. 
 
SPA 3 Assumptions - 70% of the acreage will be residentially developed; 30% will be 
considered public right of way and natural drainage areas. 
 
Projected Housing Units and Population 
 
Using the above noted assumptions, projected housing units and population estimates 
are presented below: 
 
Very Low Density Residential 
1.0 Average dwelling units per acre 
Total Units: 1,632 
 
Suburban Ranch 
.30 dwelling units per acre 
Total Units: 302 dwelling units 
 
Environmentally Sensitive Residential 
.5 Average dwelling units per acre 
Total Units: 356 dwelling units 
 
Total Dwelling Units Estimated in Planning Area:     2,290 
Total Population based on 3.2 persons per household:    7,328   
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Circulation and Mobility Plan 
 
The Circulation and Mobility Plan purpose is to support the prescribed land uses and 
potential new development, maintain access to the regional park, and sensitively plan 
the transportation network to minimize traffic impact on the residents and environment. 
It also provides a hierarchy of roadways that support the proposed land use pattern 
outlined previously. 
 
The general Circulation and Mobility Plan guiding principles are: 
 

 A vehicular and non-vehicular circulation system that meets the needs of San Tan 
Foothills area residents and visitors at an acceptable level of service. 

 
 An efficient and environmentally sensitive circulation system that maintains the 
study area’s rural and equestrian character. 

 
 A transportation system that is carefully integrated with the planning area’s 
pedestrian, bicycle, hiking, and equestrian trails system.  

 
Currently the San Tan Foothills area consists of mostly two-lane paved roadways and 
unpaved roadways. Sossaman Road, Wagon Wheel Road, Ellsworth Road, Bell Road, 
Hawes Road, and Thompson Road are the key north-south streets providing 
connectivity to Queen Creek and other areas north. Hunt Highway traverses a diagonal 
path to the south, providing access to other cities in Pinal County. Following are the 
major roadways in each of the SPAs: 
 
Special Planning Area 1: Thompson Road is the only major north-south street in SPA 
1. Phillips Road traverses east-west providing access to the San Tan Mountains 
Regional Park. 
 
Special Planning Area 2: Wagon Wheel Road and Ellsworth Road are the main north-
south streets. Empire Boulevard, Sundance Drive, Hawes Road, and Hunt Highway are 
the only east-west streets. 
 
Special Planning Area 3: Sossaman and Bell Roads are the only major north-south 
streets in SPA 3. There are no major east-west streets in SPA 3. 
 
The entire study area is estimated to generate approximately 23,000 average daily trips 
for the buildout scenario. This figure is quite high considering most residents will have to 
leave the area for employment, basic services, shopping, educational activities.  
 
Functional classification is the process by which roads are grouped into classes or 
systems based on the character of service they provide. For circulation planning, as well 
as specific design criteria, roadways are most effectively classified by function. Factors 
that determine the functionality of a roadway are the level of access and travel mobility. 
The proposed functional classification system includes four categories: Principal 
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Arterial, Major Collector, Minor Collector, and Local streets. Each roadway in the area is 
classified based on the operational characteristics, trips served on the streets, and 
adjacent land use character. 
 
Arterial Streets 
 
An Arterial street serves the highest-volume travel corridors and provides for long-
distance traffic movement, connecting the San Tan Foothills area to neighboring cities 
and areas. Arterial streets should carry the major portion of trips entering and exiting the 
Town in addition to serving trips that travel through the Town. Mobility is the primary 
function of the Arterial roadways. Access to Arterial streets is limited to the number and 
location of driveways, median breaks, and traffic signals to major developments, such 
as large commercial, industrial, or office complexes and master-planned communities.  
 
Hunt Highway located in SPA 2 and a small length of Hunt Highway in SPA 3 is the only 
Arterial street in the study area. 
 
Major Collector Streets 
 
Major Collector streets supplement the network of Principal Arterials; however, they 
usually carry lower traffic volumes than the Principal Arterials. Traffic movements for 
Major Collector streets provide for moderate trip lengths 
with lower speeds and less restrictive access to adjacent 
properties. Although mobility is still the primary function, 
traffic movements for Major Collector streets also consist o
driveways that also do not enter residential nei
 

f 
ghborhoods.  

ajor Collector streets in the study area include Empire 

inor Collector Streets 

inor Collector streets primarily function to collect and 
 

ocal Streets 

ocal streets are primarily the neighborhood streets that provide direct access to 
pically 

M
Boulevard, Skyline Drive, and Ellsworth Road. 
 
M
 
M
distribute traffic between local streets and channel it to Major Collectors or Arterials. A
Minor Collector carries trips for short-distance movements and also provides internal 
circulation within a neighborhood or activity center. Traffic movements are subject to 
high levels of activity coming from residential neighborhoods and commercial and 
employment areas. Minor Collectors in the study area include Thompson Road, Signal 
Butte Road, Hawes Road, Wild Horse Drive, Sossaman Road, and Bell Road. 
 
L
 
L
adjacent land. Traffic from local streets feed into collectors. Local streets do not ty
carry through traffic. 
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San Tan Foothills Area Plan 

 SAN TAN FOOTHILLS SPECIFIC AREA PLAN - CIRCULATION MAP 
 

 
All other roadways in the study area not classified as arterials, major collectors or minor 
collectors are classified as local streets. 
 
Trails System 
 
The Town of Queen Creek recently completed the “Parks, Trails, and Open Space 
Master Plan”, which includes the San Tan Foothills area. The Plan’s Guidelines will be 
utilized in developing a comprehensive trails system for the San Tan Foothills area.The 
purpose of the trails system is to provide for non-motorized modes of transportation that 
facilitate a variety of uses and experiences through the development of on and off-road 
bicycle facilities, pedestrian pathways,equestrian paths, and multi-use trails. Trails will 
serve recreation, commuting, shopping and other purposes for bicyclists, walkers, 
equestrians, and joggers. 
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I. INTRODUCTION 

The Town of Queen Creek General Plan (Exhibit C) includes a Master Planned 
Community Land Use Designation.  This land use designation is limited to a 
unique area of Queen Creek known as Box Canyon (Exhibit A) which is bounded 
by Hunt Hwy on the north, the Gila River Indian Community on the west, and the 
San Tan Regional Park on the south and east with a few homes located along Bell 
Road.   

II. PURPOSE OF REQUEST 

The Town of Queen Creek General Plan currently describes the Master Planned 
Community Land Use Designation as:  

Master Planned Community 
(Up to 1 dwelling unit per acre) 
 
This master planned community designation is located in the San Tan Foothills 
area and it is intended to allow development clusters in order to preserve larger 
areas of the site as open space, provided that the overall density of the area is 
maintained at 0 to 1 dwelling units per acre. Development within this land use 
designation requires the preparation of a master plan. 
 

The purpose of this application is to request that the description of the Master 
Planned Community Land Use Designation be revised to: 

Master Planned Community 
(Up to 1.8 dwelling units per acre) 
 
This master planned community designation is located in the San Tan Foothills 
area and it is intended to allow development clusters in order to preserve larger 
areas of the site as open space, provided that the overall density of the area is 
maintained at 0 to 1.8 dwelling units per acre. Development within this land use 
designation requires the preparation of a master plan. 
 

III. DESCRIPTION OF PROPOSAL 

The Box Canyon property comprises over 2000 acres (Exhibit A) with the majority 
of the property being owned by the two parties listed as the applicants to this 
request.  The applicants understand the unique natural features of the Box Canyon 
property and desire future development of the property that will accentuate and 
preserve the topographic features, natural drainage ways and desert vegetation. 

Over the past several years, the applicants have observed the development of 
similar hillside properties in Maricopa County and throughout the State of Arizona.  
As part of the preparation for this application, a significant amount of research has 
been performed to identify quality master planned communities that have 
successfully integrated hillside topography and natural desert preservation.  
Several examples of these identified developments are shown in Exhibit D.   
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Successful development of quality hillside and desert preservation communities 
requires a clear vision, detailed planning, precise engineering and a significant 
investment in infrastructure.  As noted in the Town of Queen Creek General Plan, 
development clusters are a valuable tool in the planning process.    

The utilization of higher density development clusters results in a significantly 
higher level of desert and hillside preservation than traditional very low density lot 
splits.  By developing one acre or larger lots over the entire site, the environmental 
damage is incalculable. It would require individual or cluster septic systems to 
handle sewage which would destroy the vast majority of the natural site features & 
natural vegetation in combination with a grid road system that would be required to 
serve the 1 acre or larger lots.  In addition, traditional very low density residential 
development does not properly preserve natural washes and drainage ways. 

The clustering of development areas also provides the following benefits: 

• Running streets parallel to the “404” wash system / pattern and setting the 
homes back and if necessary raising the “pads” above any 100 year flood 
plain “high water lines” allows the washes to be protected and preserved in 
a native condition. In many cases in a “cluster” form of development the 
“pads” can be removed far enough from the “flow-line” and the “hinge-
point” along the edge of the wash corridor to eliminate or minimize the 
need for fill and remove the homes from potential flood hazard. 
 

• With the linear system of development the number and severity of the wash 
crossings will be greatly reduced, cost less for installation and minimize 
perpetual maintenance. 
 

• Culvert or drainage structures will provide means of “dry crossing” 
providing a much safer access conditions for residents during storms. 

 
• Lengths of the roads and utility lines are actually reduced. 

 
This extensive research of hillside and desert preservation communities has 
resulted in the observation that quality development of unique areas such as Box 
Canyon can be achieved at densities higher than that allowed by current Master 
Planned Community Land Use Designation while maintaining significant areas of 
hillside and natural desert preserve.  The following table summarizes the areas 
and approved densities of several of these quality communities. 
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Comparable Hillside / Desert Preservation Communities 

    

  
Approved Approved 

Project Acreage Units Density 
Lake Pleasant Heights 3264 6122 1.88 
Tierra Del Rio 1041 1871 1.80 
Saddleback Heights 4156 6195 1.49 
Sonoran Mountain Ranch 710 1939 2.73 
Vistancia North 3985 8190 2.06 
Vistancia South 3118 6250 2.00 
West Wing Mountain 1312 2150 1.64 
Las Sendas 2400 3800 1.58 
McDowell Mountain Ranch 1745 4475 2.56 
Dove Valley Ranch 480 888 1.85 
Mountain Bridge 717 1283 1.79 
Verado 8800 14080 1.60 

 
 

Based on an analysis of the natural features of the Box Canyon property coupled with 
a comparison to the similar projects listed above, the applicants are requesting that a 
density of up to 1.8 dwelling units per acre be allowed for the Master Planned 
Community / Box Canyon area.  Any future developments in Box Canyon will require 
the preparation of a master plan which must demonstrate strict conformance with the 
preservation goals of the General Plan.   
 
The Conceptual Land Use Plan shown in Exhibit B reflects the significant amount of 
hillside and desert preservation that will occur within the Box Canyon area.  
Approximately 396 acres or 18.8% of the area will remain untouched as hillside 
preserve.  An additional area of approximately 417.5 acres of 19.9% of the area will be 
preserved as open space in the form of desert washes, drainage corridors and access 
roadways.  Additional open space will be provided within each development parcel as 
more detailed plans are prepared. 
 
In addition to the text change to the General Plan, the following Master Planned 
Community Design Standards will be incorporated into the goals of the San Tan 
Foothills Area Plan: 
 

GOAL 6:       Master Planned Community Design Standards 

 
Policy 6a: Use of the Master Planned Community concept is intended for use by large 

scale projects which incorporate the San Tan Foothills development goals 
and policies, as well as those described in the Environmental Planning 
Element. 
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Policy 6b: Projects must demonstrate an environmental design theme which unifies 
all natural and man-made elements of the project. 

 
Policy 6c: Development should provide opportunities to accentuate and highlight the 

native environment through re-contouring and revegitation to address prior 
actions and existing conditions and optimize the Sonoran character of the 
completed environment. 

 
Policy 6d: Projects must demonstrate design sensitivity in infrastructure design and 

construction and provide a system that meets the future needs of the 
project in a manner that complements the natural environment. 

 
Policy 6e: Projects should employ development density transfers through a Planned 

Area Development to preserve significant open spaces and environmental 
features while allowing higher density development in areas where 
environmental issues can be addressed. 

 
Policy 6f: Non-single family residential features such as a resort hotel, offices, 

condominiums and limited commercial uses could be considered for 
inclusion in a Master Planned Community Planned Area Development.  

 
 
IV. CONCLUSION 

The requested text revision to the Master Planned Community Land Use 
Designation definition will allow for viable future development of the Box Canyon 
property in a manner that preserves and accentuates the unique natural features 
of the area. 
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Memo 
To:

From: Ryan Wozniak 

 Wayne Balmer 

Date: 10/24/2012 

Re:

(GPA12-047) Master Planned Community Definition Modification  

 Comments collected on 2012 Proposed General Plan Amendments 

Comments: 10 total; 5 opposed; 3 in favor; 2 neutral. 

Those opposed frequently cited low density, rural setting as an attractive feature to the town they wish 
to retain.  Concerns mention:  

• Increased traffic 

• Crowding 

• Crime burdens 

• High-density 

• Unyielding developer profit motive 

• Poor-quality housing 

Addition concerns were raised by the Maricopa County Parks and Recreation Dept (MCPRD): 

• Open space provided may be inadequate and poorly conceived 

• Poor access to the Hunt Hwy could pose problems to emergency access for 3,783 homes 

• Unaddressed preservation of the cultural resources within the San Tan and Goldmine Mtns 

• Unaddressed ecological impacts to rich Sonoran vegetation and habitats 

• Nonexistent buffer between the proposed development and the park 

Those in favor cited: 

• Density proposed was appropriate for the setting and preserving open space 

• The potential for quality homes 

• Excitement for a resort destination and trails 
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(GPA12-048) Bellero 

Comments: 10 total; 4 opposed; 3 in favor; 3 neutral. 

Opposition cited low density and acre lots as attractive features to the town with apprehension to 
changing the general plan as it exists today.  Concerns mention: 

• Investors should understand/accept the density associated with the land they purchase 

• The town being overly committed to residential development 

• Lot sizes are too small and may attract lower income buyers 

• Denser development may devalue surrounding property 

• Loud construction noise 

One resident is particularly concerned about past drainage plans as he recalls.   Resident specifies the 
creation of a retention basin along the north side of the Bellero property, with a 35 foot barrier along the 
north fence line with dry wells being required if the Bellero property were developed. 

MCPRD is in support, they mentioned the increased demand on parks and trails that will occur with 
higher density.  MCPRD also notes the southwest corner to be maintained as “Recreation / 
Conservation / Parks” land use as previously designated. 

In favor cited: 

• Excitement for progress 

• Less dust 

• Deterrent for coyotes to come into the area 

• Improved commercial opportunities 

A property owner of a lot (3.36 acres) in San Tan Ranches to the southwest of the development had 
this to say:  “I have owned my property since Empire Rd was a trail in Pinal County called Hash Knife 
Draw and Orchard Ranch was full of orange trees.  I bought it as an investment, when my husband 
died.  Since then, there's been a lot of interest in it.  It was in escrow in 2007 for over $700,000.00, but 
the buyers backed out when they claimed the planning people in Pinal told them it would Never be 
zoned commercial;  even though my neighbor on the corner of Ellsworth and Empire is commercial. 
 Across from that corner property to the east is 30 acres that became commercial in 1994.  The man 
who engineered that, claimed he never wanted to deal with Pinal again.  They created the J curve Hunt 
Highway that curves in front of San Tan Flats and curves down to Johnson Ranch (high density, big 
boxes and franchises).  Then came Del Webb with his giant subdivision.  Where were all those people 
who protest against my land changing to commercial, claiming they want everything to be/remain rural? 
 
Can you imagine people with this mindset owning several acres in what is now downtown Phoenix? 
 Phoenix would never have grown.  If some want to stay rural, there is plenty of land between Florence 
and Tucson that would be ideal for that zoning.  Don't let a few prevent me from selling my property on 
a major road with lots of traffic and now a flood zone channelization across the street.  San Tan Fats is 
within shouting distance and around the J curve all the big boxes and franchises can be seen.  Where 
were those low density, rural minded people when all that was going on???  I would like to know... 
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I contacted Queen Creek, when my property fell out of escrow as earlier mentioned.  They said if I 
could bring them a drawing for a plan for sewage and a drawing of a potential village (like Sedona); 
 they may be able to help me.  I found someone who agreed to help me and he had the appropriate 
experience.  He dropped out on me.  Then, the man who bought the property south of the corner with 
half the frontage of mine, paid a half million and offered me less than half of that in February of 2009.  I 
told others that commercial did not mean storage lockers, car storage, junk yards or feed stores etc. or 
to mix day care with dog runs and horse corrals with vet care -- that area could mix sensitive 
commercial with living area for owners.  With lots of desert landscaping it could become the ‘Carmel of 
the desert’...” 

 

(GPA12-049) Queen Creek Station 

Comments: 9 total; 5 opposed; 3 in favor; 1 neutral. 

Those opposed cited low density and acre lots as attractive features to the town with apprehension to 
changing the general plan as it exists today.  Concerns mention: 

• One-acre lots are preferred along Ryan Rd 

• Child safety is considered at threat with the presence of livestock and lifestyle differences 
between medium density development and the Mini-Farms to the north of Ryan Rd 

• Potential for traffic backups along Ellsworth with traffic already a concern 

• Resistance to church or school construction (although such development is not proposed) 

MCPRD supports allowing flexibility to changing market demands by allowing mixed-use and dense 
development. With this many uses in close proximity to each other, it will be important for the developer 
to provide safe pedestrian and/or non-motorized passage from one use/zone to another as well as 
recreational open spaces/parks. 

Support cited: 

• Potential of mixed use development to bring vibrant economic opportunities to the Town 

• Addition of paths and parks 

 

(GPA12-050) Aggregate Identification 

Comments: 4 total; 2 in favor; 2 neutral. 

Those in favor cited encouraging the Town to take advantage of resources while controlling land use to 
minimize conflicts with neighbors. 

MCPRD is in support, but notes riparian vegetation along Queen Creek wash. 

 

(GPA12-051) Realignment and construction of Signal Butte and Meridian roads 

Comments: 4 total; 2 in favor, 1 neutral, and one question about timeline of construction. 
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Those in favor mention all development proposals “look incredible.” 

MCPRD is in support, noting better connectivity between residents and recreational activities. 

 

(GPA12-052) Transit Oriented Design 

Comments: 3 total; all comments received were in favor. 

Those in favor said all development proposals “look incredible” and the other a simple comment of 
“good.” 

MCPRD is in support, noting concentration of services has benefits to walkable, pedestrian friendly 
opportunities that are beneficial to small business. 
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TRAFFIC TECHNICAL MEMORANDUM  
BOX CANYON 

GPA 12-47 
 
 
Project Description 
 
The proposed general plan amendment (GPA) 12-047 will change the land use 
designation for a parcel of land south of Hunt Highway west of Sossaman Road from 1.0 
Dwelling Units per Acre to 1.8 Dwelling Units per Acre. The property is 2,000 acres but 
813.5 acres will be set aside as hillside, desert washes, drainage corridors, or access 
roads. If the general plan amendment is approved it will allow development of this 2,000 
acres at 1.8 dwelling units per acre for a maximum of 3,600 dwelling units. The vicinity 
of the project is shown in Figure 1. The proposed conceptual land use plan for the project 
site is shown in Figure 2.  
 
The purpose of this traffic technical memorandum is to: 
 

• Identify the potential traffic impacts of the increased density.  
• Evaluate the access to the Box Canyon area. 

 
The author of this memorandum is a registered professional engineer (civil) in the State 
of Arizona having specific expertise and experience in the preparation of Technical 
Memorandums. 
 
 
Study Methodology 
 
In order to identify the potential project impacts, the following tasks were undertaken: 

 
• Field observation of the proposed site and surrounding area was conducted to 

evaluate the existing physical and operational characteristics of the adjacent 
roadway network. 

• Differences in trip generation and overall impacts to the transportation system 
between the previously approved zoning and proposed zoning were summarized. 

• Recommendations for access to the site were made. 
 
 
Existing Conditions 
  
Figure 3 shows the existing conditions in this area. The Box Canyon project is located 
just south of Hunt Highway between Power Road and Sossaman Road in Pinal County, 
Arizona. The current site is mostly vacant with multiple hillsides, natural washes and 
native vegetation. The site is wrapped around an existing subdivision that has had the 
infrastructure constructed but only has one home built out.  
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Directly east of the project are eleven large lot homes which front a paved, unimproved 
local roadway, Bell Road. Approximately 1.4 miles south of Hunt Highway, Bell Road 
becomes unpaved. Currently, an access point from this site through the private lots onto 
Bell Road is not provided.  
 
Sossaman Road, both north and south of Hunt Highway, is currently a north-south, paved 
two-lane roadway with one lane in each direction. The roadway serves large residential 
lots and currently dirt shoulders exist along both sides of the street. Sossaman is currently 
paved north to Ray Road where it intersects Ray at a “T” intersection currently controlled 
with a traffic signal, approximately 2,000 feet east of the Ray Road/Power Road 
intersection. 
 
With an east and west alignment, Hunt Highway in this area is a paved two lane road 
with a double yellow painted centerline. There is approximately 1,900 feet of raised curb 
on the south side of the roadway adjacent to the existing, partially built out subdivision. 
The remainder of the roadway has dirt shoulders on both sides. 
 
To the west of the site, north of Hunt Highway, Power Road is currently a two-lane 
roadway with one travel lane in each direction. Dirt shoulders are present along both the 
east and west sides of the street.  South of Hunt Highway Power Road does not currently 
exist and the alignment is the border of the Gila River Indian Community.  
 
The intersection of Hunt Highway/Sossaman Road is a skewed four-leg intersection. The 
south leg is located approximately 100 feet east of the north leg. The north leg of 
Sossaman Road is approximately 570 feet east of the intersection of Hunt Highway/Bell 
Road. Both intersections are STOP sign controlled for the northbound and southbound 
approaches while the eastbound and westbound directions along Hunt Highway remain 
free-flow. Both the eastbound and westbound approaches provide vehicles with a single 
shared left turn/through/right turn lane while northbound and southbound traffic is 
offered a shared left turn/right turn lane.  
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Figure 1 – Vicinity Map 
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General Plan Amendment – Potential Traffic Impacts 
 
Currently, the approved zoning for this area allows up to one dwelling unit per acre. The 
Box Canyon site is 2,000 acres and is currently proposed with one access point onto Hunt 
Highway. This is proposed to be a new intersection offset to the east from Power Road. 
The general plan amendment application would allow for a total of 3,600 single-family 
dwelling units. 
 
In order to determine the traffic impact of the plan amendment change, the site generated 
traffic must be compared using the previously approved zoning and the proposed zoning.  
 
Trip generation for the two project scenarios was developed utilizing nationally agreed 
upon data contained in the Institute of Transportation Engineers (ITE) publication Trip 
Generation, 9th Edition, 2012. Trip generation was estimated based on ITE Land Use 
Code 210, Single-Family Detached Housing.  
 
Table 1 shows the weekday trips generated by the site under the currently approved 
zoning (with 2,000 dwelling units) as well as the proposed zoning which would increase 
the lot yield to a maximum of 3,600 dwelling units. The complete trip generation 
calculations can be found attached to this memorandum. 

 
 

Table 1 – Weekday Site Generated Trips, Current and Proposed Zoning 
 

Current Zoning Proposed Zoning

Average Daily, Inbound (vtpd) 9,520 17,136 7,616
Average Daily, Outbound (vtpd) 9,520 17,136 7,616

Total Daily 19,040 34,272 15,232
AM Peak Hour, Inbound (vtph) 375 675 300
AM Peak Hour, Outbound (vtph) 1,125 2,026 901

Total AM Peak 1,500 2,701 1,201
PM Peak Hour, Inbound (vtph) 1,260 2,268 1,008
PM Peak Hour, Outbound (vtph) 740 1,332 592

Total PM Peak 2,000 3,600 1,600
vtpd - vehicle trips per day, vtph - vehicle trips per hour

2,000 Single-Family 
Dwelling Units

3,600 Single-Family 
Dwelling Units

Time Period Additional 
Trips Produced

 
 
As shown in Table 1, the currently approved zoning for this project site could generate a 
total of 19,040 new daily vehicle trips. If the increase in density is approved the site could 
generate a total of 34,272 new daily trips. This is an increase of 15,232 daily trips. 
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The proposed Box Canyon Development has one access point. This access point is 
planned to intersect Hunt Highway at a “T” intersection that is offset to the east from the 
“T” intersection of Hunt Highway and Power Road.  
 
This site could generate up to 34,272 daily trips, a volume of traffic that would require a 
six lane, access controlled, arterial roadway and is beyond the capacity of one access 
point. To require this entire development to utilize one roadway with these types of 
volumes will create extreme backups and delay as well as a potential hazardous situation 
if this access becomes blocked to emergency vehicles. Internal site access to a roadway 
with this level of volumes will need to be controlled via turn restrictions or traffic signals.   
 
In addition, Hunt Highway does not currently continue to the west so the majority of the 
traffic headed to the Town Center, Loop 202 or US 60 will use Power Road, Sossaman 
Road or Ellsworth Road to get to and from Hunt Highway. Currently Hunt Highway does 
not have the capacity to handle almost 34,000 more daily vehicle trips. In addition, with 
the added traffic likely to utilize Power Road and Sossaman Road, these would both need 
to be improved and widened prior to the full development of this site. 
 
The intersections of Hunt Highway/site entrance and Hunt Highway/Power Road are 
currently shown offset. If they remain offset, they will need to be designed to 
accommodate the large number of turning vehicles and care will need to be taken with 
the timing of the signals to prevent gridlock approaching and between the two signals. 
This will require multiple turn lanes and the acquisition of a large amount of right of way. 
The current right of way width of Power Road at Hunt Highway is 66’. This will not be 
sufficient for the required roadway improvements. 
 
Conclusion   
 
 
This development will not function acceptably and would be a safety hazard with the 
increased density and only one access point. A second major access point needs to be 
planned. If it is not possible to obtain a second major access point than it is recommended 
that the density for this site not be increased.   
 
The main access point on Hunt Highway east of Power Road should be realigned with 
Power Road and allow traffic to continue north and south through the intersection. This 
would prevent travelers from needing to turn twice to get into and out of the site, which 
would require greater intersection improvements and careful coordination between the 
two signals.  
 
The second access point should either extend to Sossaman Road or intersect Hunt 
Highway a minimum of a quarter mile from Power Road. If the secondary access is 
closer than a quarter mile from Power Road or Sossaman Road, then access should be 
limited. 
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There will also need to be significant improvements to the surrounding roadway 
infrastructure to absorb 34,000 more daily vehicle trips. It is recommended that at a 
minimum, Hunt Highway be improved between Power Road and Ellsworth Road and that 
Power Road and Sossaman Road be fully improved, including full intersection 
improvements, up to Ocotillo Road prior to build out of this site.  
 
It is recommended that a complete traffic impact analysis (TIA) should be completed 
prior to any zoning change.  In addition, as each phase of the site is developed, an 
updated traffic impact analysis should be completed to ensure the infrastructure in the 
area is adequate to support the additional traffic. 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

P:\projects 2012\12053 - qc gpa reviews (queen creek)\gpas\box canyon\traffic analysis\report\final\box canyon tm 23oct12.docx 
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APPENDIX 
 
 
 

Trip Generation Calculations 



Single Family Detached Housing
LAND USE: 2,000 Dwelling Units Single Family Detached Housing

TRIP GENERATION CALCULATIONS ARE BASED ON THE INSTITUTE OF TRANSPORTATION 

ENGINEERS' TRIP GENERATION, 8TH EDITION.  THE ITE LAND USE CODE  IS

Single Family Detached Housing (210)

WEEKDAY

Average Rate = 9.52 Trips per Dwelling Unit (DU)

T = 9.52 Trips x 2000 DU

T = 19,040 VPD

ENTER: (0.5)*(19040) = 9,520 VPD

EXIT: (0.5)*(19040) = 9,520 VPD

AM PEAK HOUR (ONE HOUR BETWEEN 7 AND 9 AM)

Average Rate = 0.75 Trips per Dwelling Unit (DU)

T = 0.75 Trips x 2000 DU

T = 1,500 VPH

ENTER: (0.25)*(1500) = 375 VPH

EXIT: (0.75)*(1500) = 1,125 VPH

PM PEAK HOUR (ONE HOUR BETWEEN 4 AND 6 PM)

Average Rate = 1 Trips per Dwelling Unit (DU)

T = 1 Trips x 2000 DU

T = 2,000 VPH

ENTER: (0.63)*(2000) = 1,260 VPH

EXIT: (0.37)*(2000) = 740 VPH

*where, T = trip ends 

TRIP GENERATION SUMMARY 

WEEKDAY 19,040 VPD

AM PEAK HOUR (ONE HOUR BETWEEN 7 AND 9 AM) 1,500 VPH

PM PEAK HOUR (ONE HOUR BETWEEN 4 AND 6 PM) 2,000 VPH



Single Family Detached Housing
LAND USE: 3,600 Dwelling Units Single Family Detached Housing

TRIP GENERATION CALCULATIONS ARE BASED ON THE INSTITUTE OF TRANSPORTATION 

ENGINEERS' TRIP GENERATION, 8TH EDITION.  THE ITE LAND USE CODE  IS

Single Family Detached Housing (210)

WEEKDAY

Average Rate = 9.52 Trips per Dwelling Unit (DU)

T = 9.52 Trips x 3600 DU

T = 34,272 VPD

ENTER: (0.5)*(34272) = 17,136 VPD

EXIT: (0.5)*(34272) = 17,136 VPD

AM PEAK HOUR (ONE HOUR BETWEEN 7 AND 9 AM)

Average Rate = 0.75 Trips per Dwelling Unit (DU)

T = 0.75 Trips x 3600 DU

T = 2,701 VPH

ENTER: (0.25)*(2701) = 675 VPH

EXIT: (0.75)*(2701) = 2,026 VPH

PM PEAK HOUR (ONE HOUR BETWEEN 4 AND 6 PM)

Average Rate = 1 Trips per Dwelling Unit (DU)

T = 1 Trips x 3600 DU

T = 3,600 VPH

ENTER: (0.63)*(3600) = 2,268 VPH

EXIT: (0.37)*(3600) = 1,332 VPH

*where, T = trip ends 

TRIP GENERATION SUMMARY 

WEEKDAY 34,272 VPD

AM PEAK HOUR (ONE HOUR BETWEEN 7 AND 9 AM) 2,701 VPH

PM PEAK HOUR (ONE HOUR BETWEEN 4 AND 6 PM) 3,600 VPH
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