
 

CITY OF SURPRISE 
Planning and Zoning Commission Meeting 

16000 N. Civic Center Plaza 
 Surprise, AZ 85374 

Thursday, December 7, 2023 @ 6:00 PM 
COUNCIL CHAMBERS 

 
 
A. Call To Order 
B. Roll Call 
C. Pledge of Allegiance 
D. Current Events and Reports 
E. Staff Reports 
F. Planning and Zoning Commission Agenda: 
  CALL TO THE PUBLIC: 
    

  

INSTRUCTIONS: In order to address the Board\Commission, you will need to fill out a Call to the 
Public Form available at the front counter, and then turn it in to the Secretary before the meeting 
begins. 
 
Note: A.R.S. 38-431.01(H) - During this time members of the public may address the 
Board\Commission only on issues within the jurisdiction of the Board\Commission which are not 
an item on the agenda. At the conclusion of the open call, the Board\Commission may respond to 
criticism, may ask staff to review the matter or may ask that the matter be put on a future agenda. 
No discussion or action shall take place on any item raised.  

    
  CONSENT AGENDA: 
1. Internal Consideration and action to approve or disapprove the 

November 16, 2023 Planning and Zoning Commission 
regular meeting minutes. 

    
Alyssa Carpenter 
Community 
Development 

  REGULAR AGENDA ITEM - PUBLIC HEARING: 
2. District 3 Consideration and action regarding the Conditional Use 

Permit with Site Plan for Fry’s Pharmacy drive-through, 
fuel center, and retail multi-tenant building zoned 
Sycamore Farms Planned Area Development (PAD), 
located near the southwest corner of Sarival Avenue and 
Cactus Road. FS22-1201.   

    
Chris Sexton 
Community 
Development 

  REGULAR AGENDA ITEM - NON-PUBLIC HEARING: 
G. Other Business and Future Agenda Items 
H. Executive Session 

  

For information purposes: Upon a public majority vote of a quorum (“Commission”), the 
Commission may hold an executive session, which will not be open to the public, but for only the 
following purposes: discussion or consideration of records exempt by law from public inspection 
(A.R.S. §38-431.03(A)(2)); 
 
or discussion or consultation for legal advice with the attorney or attorneys of the public body 
(A.R.S. §38-431.03(A)(3)).  

     

  
Confidentiality Requirements: Pursuant to A.R.S. §38-431.03(C)(D), any person receiving 
executive session information pursuant to A.R.S. §38-431.02 shall not disclose that information 
except to the Attorney General or County Attorney or by agreement of the Commission, or as 
otherwise ordered by a court of competent jurisdiction.   
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The Commission may vote to hold an executive session for the purpose of obtaining legal advice 
from the Commission’s attorney on any matter listed on the agenda pursuant to A.R.S. § 38-
431.03(A)(3). 

I. Adjournment 
 
  
 KRISTI PASSARELLI, CITY CLERK 

 
POSTED: Thursday, November 30, 2023 @ 1:00 PM 
 
SPECIAL NOTE: PERSONS WITH SPECIAL ACCESSIBILITY NEEDS, INCLUDING LARGE  
PRINT MATERIALS OR INTERPRETER, SHOULD CONTACT THE CITY CLERK’S OFFICE @ 
623.222.1200 OR TTY 623.222.1002, BY NO LATER THAN 24 HOURS IN ADVANCE OF THE 
REGULAR SCHEDULED MEETING TIME. 
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CITY OF SURPRISE 
Planning and Zoning Commission Meeting 

  

 

Council Meeting Date: December 7, 2023 Contact Person: Alyssa Carpenter, Administrative 
Assistant - Senior 

Submitting Department: Community Development District: Internal 
Staff Recommendations:      
 

 
Consent: Yes Regular: No Public Hearing: No Report/Discussion: No 

 
Agenda Wording: 
Consideration and action to approve or disapprove the November 16, 2023 Planning and Zoning 
Commission regular meeting minutes. 

 
Motion: 
I move to approve the November 16, 2023 Planning and Zoning Commission regular meeting minutes. 

 
Background:  

 
Objective Analysis:  

 
Policy Compliant:  

 
Financial Impact:  

 
Budget Impact:  
FTE Impact:  

 
ATTACHMENTS: 
1. 11-16-23 MINS 
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Planning & Zoning Commission Minutes – November 16, 2023
Page 1 of 2

CITY OF SURPRISE
PLANNING AND ZONING COMMISSION

MEETING MINUTES 

November 16, 2023 / 6:00 PM

COUNCIL CHAMBERS
16000 North Civic Center Plaza

Surprise, AZ 85374

CALL TO ORDER.

Chair Holland called the Planning and Zoning Commission Meeting to order at 6:00 p.m. at Surprise 
City Hall, 16000 North Civic Center Plaza, Surprise, Arizona 85374, on November 16, 2023.

A. ROLL CALL
In attendance were Commissioner Mitchell Rosenbaum, Commissioner Dennis Bash, Vice 
Chair Ken Chapman, Chair Jared Holland, Commissioner Dennis Smith, Commissioner 
Matthew Keating, and Commissioner Jay Leonard.

STAFF PRESENT:  
Jeffrey Murray, Deputy City Attorney; Lloyd Abrams, Director of Community Development; 
Jason Moquin, Planning Manager; Chris Sexton, Current Planner; Michelle Espie, 
Administrative Specialist; Patricia Rademacher, Administrative Specialist.

COUNCIL MEMBERS PRESENT:

None.

B. PLEDGE OF ALLEGIANCE

C. CURRENT EVENTS REPORT

None.

D. STAFF REPORT

None.

CALL TO THE PUBLIC:

Chair Holland opened the call to the public to discuss any items not listed on the agenda. 
Chair Holland closed the call to the public.

CONSENT AGENDA:

Item 1 – Internal – Consideration and action to approve or disapprove the November 2, 2023 
Planning and Zoning Commission Regular Meeting Minutes.

Page 4 of 54



Planning & Zoning Commission Minutes – November 16, 2023
Page 2 of 2

Commissioner Smith made a motion to approve the November 2, 2023, Planning and Zoning 
Commission Regular Meeting Minutes as presented. Vice Chair Chapman seconded the motion. Motion 
passed with 7 votes in favor. 

REGULAR AGENDA ITEM – PUBLIC HEARING:

Item 2 – District 1 – Consideration and action regarding the Conditional Use Permit (CUP) with 
Site Plan for Starbucks drive-through located at the southeast corner of Bell Road and Citrus 
Road, zoned Surprise Farms Planned Area Development (PAD).

Chris Sexton, Current Planner, presented item 2 to the Commission.

Chair Holland opened the public hearing.
Hearing no further requests, Chair Holland closed the public hearing.

The Commission discussed the following:

-  Left hand turn land on to Citrus.  Discussion that there would only be a right hand turn in and 
out of drive-through.

Commissioner Rosenbaum motioned to approve case FS23-0378, a CUP with Site Plan for Allora 
Starbucks, subject to stipulations ‘a’ through ‘e’ as outlined in the staff report.  Commissioner Leonard 
seconded the motion. Motion passed with 7 votes in favor. 

OTHER BUSINESS AND FUTURE AGENDA ITEMS:

None.

ADJOURNMENT:

Hearing no further business, Chair Holland called for a motion to adjourn. Commissioner Leonard made 
a motion to adjourn; Commissioner Keating seconded the motion. All voted in favor.

Meeting adjourned at 6:06 p.m.

Jared Holland
Planning and Zoning Commission Chair

The foregoing instrument is a full, true, and correct copy of the original document on file in the office of 
the City Clerk, City of Surprise, Arizona.

ATTEST BY:
Michelle Espie, Administrative Specialist

DATE:
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CITY OF SURPRISE 
Planning and Zoning Commission Meeting 

  

 

Council Meeting Date: December 7, 2023 Contact Person: Chris Sexton 
Submitting Department: Community Development District: District 3 
Staff Recommendations:      
 

 
Consent: No Regular: No Public Hearing: Yes Report/Discussion: No 

 
Agenda Wording: 
Consideration and action regarding the Conditional Use Permit with Site Plan for Fry’s Pharmacy drive-
through, fuel center, and retail multi-tenant building zoned Sycamore Farms Planned Area Development 
(PAD), located near the southwest corner of Sarival Avenue and Cactus Road. FS22-1201.   

 
Motion: 
Motion to approve the Conditional Use Permit with Site Plan for Cactus Commercial subject to 
stipulations ‘a’ through ‘e’ as outlined in the staff report.  

 
Background: 
Ali Fakih with SEG on behalf of KCI Cactus 303, LLC requests a Conditional Use Permit with Site Plan 
to allow for a new drive-through pharmacy, located within a proposed 123,000 square foot Fry’s grocery 
store, a 7,980 square foot fuel center and 17,250 square foot retail multi-tenant building located near the 
southwest corner of Sarival Road and Cactus Road on a 23.86 gross acre site.  

 
Objective Analysis:  

 
Policy Compliant:  

 
Financial Impact: 
While this item does not have an immediate or direct financial impact, ongoing development activity in 
the City will inevitably have a future financial impact as additional resources are needed to provide city 
services. 

 
Budget Impact:  
FTE Impact:  

 
ATTACHMENTS: 
1. 00 - FS22-1201 Cactus Commercial - CUP with Site Plan - Staff Report 
2. 01-FS22-1201 Cactus Commercial CUP with Site Plan - Vicinity Map 
3. 02-FS22-1201 Cactus Commercial CUP with Site Plan - Zoning Map 
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4. 03-FS22-1201 Cactus Commercial CUP with Site Plan - Site Plan 
5. 04-FS22-1201 Cactus Commercial CUP with Site Plan - Landscape Plan 
6. 05-FS22-1201 Cactus Commercial CUP with Site Plan - Elevations 
7. 06- FS22-1201 Cactus Commercial CUP with Site Plan - Citizen Participation Report 

REDACTED 
8. 07-FS22-1201 Cactus Commercial CUP with Site Plan - Affidavit of Posting 
9. FS22-1201 Cactus Commercial - CUP with Site Plan - Powerpoint 
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CONDITIONAL USE PERMIT
REPORT TO THE PLANNING AND ZONING COMMISSION

1 Case: FS22-1201
2
3 Project Name: Cactus Commercial – CUP with Site Plan
4
5 Council District: 3 - Mesquite
6
7 Meeting Date: December 7, 2023
8
9 Planner: Chris Sexton, Planner II

10
11
12 Owner: KCI Cactus 303, LLC
13
14 Applicant: Ali Fakih with Sustainability Engineering Group (SEG)
15
16 Request: Conditional Use Permit (CUP) with Site Plan for Fry’s pharmacy 
17 drive-through, fuel center, and in-line multi-tenant building
18
19 Site Location: Generally located on the southwest corner of Sarival Avenue 
20 and Cactus Road
21
22 Site Size: 23.86 gross acres (approx.)
23
24 General Plan 
25 Conformance: The proposal is consistent with the Surprise General Plan 2035
26
27 Support/Opposition: Refer to the attached Citizen Participation Report.
28
29 Staff Recommendation: Staff recommends the Commission approve the subject 
30 Conditional Use Permit, case FS22-1201, subject to stipulations 
31 ‘a’ through ‘e’.
32
33 FINDINGS:
34 • The proposed CUP with Site Plan is consistent with the Surprise General Plan 
35 2035.
36 • The proposed CUP with Site Plan is consistent with the Sycamore Farms PAD. 
37 • The proposed CUP with Site Plan is consistent with the applicable City of Surprise 
38 regulations.
39 • The reviewing agencies have indicated no objections to the request.
40
41 PROJECT DESCRIPTION:
42 Ali Fakih with SEG on behalf of KCI Cactus 303, LLC requests a Conditional Use Permit 
43 with Site Plan to allow for a new drive-through pharmacy, as an ancillary use associated 
44 with a proposed 123,000 square foot Fry’s grocery store, a 7,980 square foot fuel center 
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December 7, 2023, Planning and Zoning Commission
Case: FS22-01201 Cactus Commercial CUP with Site Plan 

Page 2 of 9

45 and 17,250 square foot retail multi-tenant building located at the southwest corner of 
46 Sarival Avenue and Cactus Road on a 23.86 gross acre site. 
47
48 EXISTING ZONING:
49 The following map depicts the existing zoning of the subject site and its surroundings.
50

51  
Sycamore Farms PAD 

(Commercial) Prasada PAD (Mixed Use) Prasada PAD (Mixed Use)

Sycamore Farms PAD 
(Multi-Family)

Sycamore Farms PAD 
(Commercial)

Greer Ranch PAD 
(Commercial)

Sycamore Farms PAD 
(Multi-Family)

Sycamore Farms PAD 
(Multi-Family) Greer Ranch PAD (LDR)

52
53 BACKGROUND:  
54 July 22, 2004: The Mayor and City Council approved Ordinance #04-21, annexing the 
55 subject property into the City of Surprise. 
56
57 July 22, 2004: The Mayor and City Council approved Ordinance #04-22 for the Sycamore 
58 Farms PAD (PAD03-153). 
59
60 February 21, 2017: The Mayor and City Council approved Ordinance #2017-07 for an 
61 amendment to the Sycamore Farms PAD for a land use revision, case number FS16-231.  
62
63 March 5, 2019: The Mayor and City Council approved Ordinance #2019-04 for an 
64 amendment to the Sycamore Farms PAD for a land use revision, case number FS18-554.  
65
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December 7, 2023, Planning and Zoning Commission
Case: FS22-01201 Cactus Commercial CUP with Site Plan 
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66 December 17, 2020: A Minor Amendment to the Sycamore Farms PAD was 
67 administratively approved under case FS20-663.
68
69 September 7, 2021: A Minor Amendment to the Sycamore Farms PAD was 
70 administratively approved under case FS21-487. 
71
72 April 7, 2022: Staff met with the applicant to discuss the proposed project during a 
73 regularly scheduled Concept Review meeting. 
74
75 August 24, 2022: The applicant submitted the CUP with Site Plan application for the 
76 subject case. 
77
78 June 6, 2023: The Mayor and City Council approved Ordinance #2023-11 for an 
79 amendment to the Surprise Farms PAD for revisions to land use, development standards 
80 and the dwelling unit counts. 
81
82 September 15, 2023:  A Minor Amendment to the Sycamore Farms PAD was 
83 administratively approved under case FS23-0487. 
84
85 November 15, 2023: The applicant held a neighborhood meeting for the subject case. 
86
87 Citizen Participation Meeting: The applicant held a Citizen Participation Meeting for the 
88 subject project at the Residence Inn located at 16481 N Bullard Avenue on November 15, 
89 2023. Eight (8) members of the general public were present.  The proposed development 
90 was discussed, and questions were answered. Staff has not received any items of 
91 opposition or support for the project. The Outreach meeting, along with the subject Planning 
92 and Zoning Commission hearing, were advertised in accordance with state and local 
93 requirements.  The Outreach Summary is included as an attachment to this report.

94 ANALYSIS AND DISCUSSION: 
95 The proposed development includes the construction of a Fry’s grocery store, dual drive-
96 through lanes for the pharmacy, fuel center and retail multi-tenant shops on approximately 
97 23.86 gross acres, zoned Sycamore Farms PAD with an underlying zoning of Community 
98 Commercial (C-2). The Sycamore Farms PAD requires a Conditional Use Permit for 
99 drive-through facilities within the C-2 district.  

100
101 The pharmacy, an ancillary use to the Fry’s grocery store, will provide dual drive-through 
102 lanes which provide queuing and stacking room for six (6) cars. The drive-through facility 
103 meets the use standards pursuant to Section 106-17 for Drive Through Facility/Window 
104 which is explained in greater detail in the Evaluative Criteria section of the report.  
105
106 Access to the overall commerce site when fully constructed will be via four total driveways 
107 that are ¾ access. Two driveways will be on Cactus Road and two driveways will be on 
108 Sarival Avenue.  
109
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December 7, 2023, Planning and Zoning Commission
Case: FS22-01201 Cactus Commercial CUP with Site Plan 
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110 The proposed architecture for the Fry’s Grocery store and retail multi-tenant stores will 
111 utilize materials such as smooth face and split face CMU block with design elements of 
112 metal panels for the front facades on the storefronts with smooth and corrugated metal 
113 panels and metal canopies. The buildings are proposed to be painted with neutral colors. 
114
115 The landscaping is designed to utilize low water use trees, shrubs, and groundcover. All 
116 landscaping will be reviewed at time of permit for compliance with LDO standards and 
117 requirements.  
118
119 Currently, a final plat (Case FS23-0333) to subdivide the overall commerce center and future 
120 multi-family property totaling 63.82 net acres into three separate parcels is under concurrent 
121 review.
122
123 Evaluative Criteria 
124 The granting of a Conditional Use Permit requires compliance with the regulations and 
125 evaluative criteria as specified in the applicable code, in this case the LDO. Sections 102-6.3 
126 (D) and 106-17 of the LDO plus Development Standards and Uses in the Sycamore Farms 
127 PAD sets forth the requirements for Drive-through Window/Facilities. The requirements for a 
128 drive-through as stated in the Sycamore Farms PAD and LDO are as follows, with 
129 commentary following each section as appropriate:

130 Section 102-6.3D – Conditional Use Permits
131
132 A. Location and character of the use shall not burden or conflict with the established 
133 uses of surrounding area. Commercial uses in residential zoning districts must have 
134 direct access or access through another commercial property to an arterial right-of-
135 way.

136 Commentary: A retail component such as this use is necessary and desirable for the 
137 development of the community because of the benefit and demand for the commercial 
138 services. The proposed project is a major anchor tenant for a planned commercial site on 
139 Parcel 11A within the Sycamore Farms PAD. The site will have direct access from Cactus 
140 Road and Sarival Avenue.   
141
142 B. The proposed use shall not impair the integrity or character of the community, nor 
143 shall it be detrimental to the public health, safety, or general welfare of the city.
144
145 Commentary: The proposed use will not impair the integrity or character of the 
146 community as the proposed drive-through use will be located on Parcel 11A within the 
147 Sycamore Farms PAD for a planned and proposed commerce center. The structures will 
148 be structurally sound as designed, reviewed by the Building Department, and therefore 
149 not physically detrimental to adjacent uses. 
150
151 C. The proposed use shall conform to the goals and policies of the General Plan.

152 Commentary: The project location is within the Neighborhood Character Area and 
153 Transit Oriented Development (TOD) of the General Plan 2035 in a proposed commerce 
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December 7, 2023, Planning and Zoning Commission
Case: FS22-01201 Cactus Commercial CUP with Site Plan 
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154 center located on the southwest corner of Sarival Avenue and Cactus Road and near 
155 State Route 303. The goal of the TOD is to promote a mixture of non-residential and 
156 residential uses. This project aligns with this goal as it is a retail use and adds more variety 
157 within the TOD. In addition, the Neighborhood Character Area supports commercial 
158 developments near residential neighborhoods that utilize well connected street and trail 
159 networks to encourage pedestrian and bicycle travel between uses and minimize the 
160 need for motor vehicle trips.  
161
162 D. The proposed use shall conform to the goals and policies of any specific district or 
163 plans for the area.
164
165 Commentary: The drive-through pharmacy conforms and meets the goals and policies 
166 within the Sycamore Farms PAD and all other applicable Surprise Municipal Codes. The 
167 project is located on Parcel 11A in the Sycamore Farms PAD which is located within the 
168 TOD of the General Plan 2035.  The goal of the TOD is to promote a mixture of non-
169 residential and residential uses.  This project aligns with this goal as it is a retail use and 
170 adds additional variety within this location of the TOD. 
171
172 E. The proposed use shall conform to any applicable Use Specific Standards outlined 
173 in Article 10, Chapter 106 of this Ordinance.
174
175 Commentary: The proposed use conforms to the applicable Use Specific Standards in 
176 Article 10, more specifically Chapter 106-10.17 Drive-Through Windows/Facilities of the 
177 LDO as shown in this staff report.  
178
179 F. The proposed use shall conform to the development standards of the zoning 
180 district and shall consider the following factors:
181 1. Site and building design;
182 2. Sensitivity to existing natural features;
183 3. Volume or character of traffic;
184 4. Circulation patterns;
185 5. Connectivity;
186 6. Parking and loading;
187 7. Screening and buffering of uses
188 8. Landscaping;
189 9. Exterior lighting;
190 10. Signage;
191 11. Stormwater retention and drainage;
192 12. Damage or nuisance arising from noise, smoke, odor, dust, vibration, or 
193 illumination;
194 13. A demonstrated need for such use.

195 Commentary: The proposed use conforms to the development standards of the 
196 Sycamore Farms PAD and applicable Surprise Municipal Codes. The site and building 
197 design will be painted to match the surrounding area. Any rooftop units and associated 
198 equipment will be screened from view with parapets. Required landscaping will be 
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December 7, 2023, Planning and Zoning Commission
Case: FS22-01201 Cactus Commercial CUP with Site Plan 
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199 provided onsite. 539 parking spaces is required and 625 parking spaces is provided. A 
200 Traffic Impact Statement (TIS) and queuing study was conducted, submitted by the 
201 developer, and reviewed by the City’s Transportation Department to ensure safe and 
202 reasonable traffic conditions once the development is complete and to ensure cars in the 
203 drive-through facility will not spill out in drive aisles to impede traffic circulation in the 
204 commerce center. The proposed use will not create any nuisance or damage to the site. 
205 Lighting for security purposes and signage will be provided and reviewed during separate 
206 building permit processes. The surrounding area residents will benefit as they will have 
207 access to the convenience of the service offered through drive-through facility.
208
209 G. The proposed use shall have adequate ingress and egress to property and proposed 
210 structures, pedestrian and vehicular circulation with particular reference to 
211 emergency service access.
212
213 Commentary: The pharmacy drive-through aisle will have adequate ingress and egress 
214 to the drive-through lanes via driveways from Sarival Avenue and internal drive aisles.  In 
215 addition, the entire commerce center when built out will have adequate pedestrian and 
216 vehicular circulation for emergency services access.  

217 H. Adequate utilities, access roads, drainage sanitation; and/or
218
219 Commentary: All adequate improvements include access roads and drainage sanitation 
220 will be constructed for the project. 
221
222 I. Necessary facilities will be provided and the use will not contribute toward an 
223 overburdening of municipal services.
224
225 Commentary: All required landscaping and improvements to the parcel for the use will be 
226 provided by the developer and the use of a pharmacy drive-through facility, an ancillary use, 
227 to Fry’s Grocery Store will not contribute to an overburdening of municipal services.
228
229 Sycamore Farms PAD - Drive-through Windows/Facilities

230 A. Drive-through facilities shall be located a minimum of twenty-five feet (25’) from a 
231 public right-of-way and a minimum of seventy-five feet (75’) from a residential district. 
232 The entry to each drive-through shall be separated by a minimum of three- hundred feet 
233 (300’) and should be separated by a drive aisle to avoiding stacking conflicts.
234
235 Commentary: The drive-through pharmacy is located approximately 150 feet from the 
236 public right-of-way and located approximately 300 feet from the closest residential district, 
237 which is located east of Sarival Avenue. 

238 B. Drive-through aisles shall be clearly identified with striping, landscaping, and signage 
239 and shall be designed to:
240 a. Contain aisles that are a minimum eleven feet (11’) wide. Any curved sections 
241 shall be a minimum of twelve feet (12’) wide with a minimum radius of twenty-
242 five feet (25’) on curved section.
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Case: FS22-01201 Cactus Commercial CUP with Site Plan 
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243 b. Minimize the conflict between pedestrians, parking and the building entrance. 
244 Pedestrian walkways should not intersect the drive-through aisles, but where 
245 they do; they shall have a minimum of fifteen feet (15’) clear     visibility      and      
246 be      emphasized      with      enhanced   paving. Appropriate pedestrian crossing 
247 signs shall be visible from both the vehicle drive aisle and the pedestrian 
248 walkway; and
249 c. Be integrated with the on-site circulation of the larger development.
250
251 Commentary: The proposed drive aisle and curved sections exceed the minimum 
252 requirements as the proposed drive aisles are twelve feet (12’) and sixteen feet 16’ on curved 
253 sections with radius of twenty-five feet (25’). Pedestrian walkways are not intersecting the 
254 drive-through aisles.  Drive-through exits shall be directly onto a main ingress/egress drive 
255 aisle to avoid conflicts with other vehicular traffic.

256 C. Each drive-through lane shall have the following minimum distances:
257 a. Forty feet (40’) between the entry point and the ordering facility (i.e.
258 restaurant menu board, teller machine or ordering window);

259 b. One hundred feet (100’) between pick-up/service window and ordering facility or 
260 entry point if no ordering facility is present.
261
262 Commentary:  The pharmacy window proposes dual drive-through lanes. The pharmacy 
263 drive-through will not have an ordering facility as typically found with standard drive-
264 through facilities therefore the minimum distance of forty feet (40’) between the entry point 
265 and ordering facility is not applicable.  The entry point of the drive-through to the pharmacy 
266 service window is one hundred sixty-two feet (162’) which exceeds the requirement of 
267 one hundred feet (100’).     

268 D. Drive-through speakers shall not be audible from the right-of way or adjacent 
269 residential uses. Additional landscaping, sound attenuation walls, or other mitigation 
270 measures may be required to reduce the sound level.
271
272 Commentary: The speaker for the pharmacy window will not be audible from the right-
273 of-way or adjacent residential uses as there will be landscaping to mitigate the noise to 
274 the right-of-way plus the pharmacy window is approximately 150 feet from the right-of-
275 way. 

276 E. Drive-through facilities shall orient pick-up/teller windows away from adjacent 
277 residential uses or from facing the arterial or collector street.  Pharmacy and Grocery 
278 windows shall be exempt from this requirement and a porte cochere will be approved 
279 administratively by the Community Development Director and City Engineer. 
280
281 Commentary:  As this project is exempt from facing the drive-through window away from 
282 adjacent residential uses or from facing an arterial street (Sarival Avenue), the applicant 
283 will submit an Elevation Review Change after the project is approved to add the porte 
284 cochere to the drive-through aisle. 
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December 7, 2023, Planning and Zoning Commission
Case: FS22-01201 Cactus Commercial CUP with Site Plan 
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285 F. Drive-through lanes shall be screened from the right-of-way and adjacent uses 
286 through the incorporation of a landscaped berm with continuous, dense landscaping 
287 at least four feet (4’) in height to effectively screened the headlights of the vehicles in 
288 line. In cases when a berm may not be feasible because of space constraints, a screen 
289 fence/wall may be used in connection with landscaping.
290
291 Commentary: The dual drive-through lanes will be screened from the right-of-way and 
292 adjacent uses with landscaping plus the drive-through lanes are parallel to Sarival Avenue 
293 and adjacent uses which will not create an issue with the headlights of the queued 
294 vehicles. 

295 G. Drive-through facilities shall incorporate either an attached canopy over the drive- 
296 through window or teller area of the facility or plant shade trees within the landscape 
297 screening areas at the window location. The canopy shall not exceed fourteen feet 
298 (14’) in height, measured from the ground to underside of the canopy. If canopy 
299 support pillars are used, they shall be finished with the same body and accent 
300 materials as the primary building. All lighting fixtures in the canopy area shall be fully 
301 recessed.
302
303 Commentary:  The canopy height meets this request as the underside of the canopy to 
304 the ground is 10’6”.  

305 H. The architecture of drive-through uses shall reflect the architecture of the principal 
306 building.
307
308 Commentary: The drive-through will reflect the architecture of the principal building as 
309 the metal awning utilized for the pharmacy drive-through window will be the same material 
310 and the same color throughout the building. 
311
312 UTILITY AND SERVICES TABLE:

Water: EPCOR
Wastewater: City of Surprise
Schools: Dysart Unified School District

313
314 CONFORMANCE WITH ADOPTED PLANS:
315 Surprise General Plan 2035:  The Surprise General Plan 2035 shows the subject property 
316 as lying within the Neighborhood Character Area and within the Transit Oriented 
317 Development District (TODD), which supports the development of commercial uses. 

318 The proposed development adheres to the General Plan Development Guidelines common 
319 to all Community Commercial types. The rooftop components and parking areas are properly 
320 screened. The site plan exhibits adequate drive-through queuing and parking lot circulation. 
321 In addition, the Neighborhood Character Area supports commercial developments near 
322 residential neighborhoods that utilize well connected street and trail networks to 
323 encourage pedestrian and bicycle travel between uses and minimize the need for motor 
324 vehicle trips.  
325
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Case: FS22-01201 Cactus Commercial CUP with Site Plan 
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326 REVIEWING AGENCIES:
327 In addition to the standard city reviewing agencies, who indicate no objections to the 
328 requests, Luke Air Force Base and Maricopa County Department of Transportation 
329 (MCDOT) were included in the routing of this case. These agencies also indicate no 
330 objections.
331 Transportation:
332 At the request of the City’s Transportation Department, the applicant submitted a Traffic 
333 Impact Analysis (TIA) and a Queuing Study with the CUP with Site Plan application. Both the 
334 TIA and Queuing Study was reviewed and approved by the Transportation staff. 
335
336 Summary:
337 The proposed CUP with Site Plan meets the requirements of the Surprise General Plan 
338 2035, the Sycamore Farms PAD and the Surprise Municipal Code.  
339
340 Recommendation:
341 Based on the findings noted above, staff recommends the Commission move to approve 
342 case FS22-1201, subject to stipulations ‘a’ through ‘e’ as outlined below:
343
344 a. Development and use of the site shall be consistent with the Site Plan entitled “Cactus 
345 Commercial” consisting of eleven (11) sheets prepared by SEG and received October 
346 3, 2023. 
347 b. Landscaping of the site shall be consistent with the Landscape Plan entitled “Fry’s 
348 #661,” consisting of two (2) sheets prepared by Harrington Planning and Design and 
349 received October 3, 2023. 
350 c. Building elevations shall be consistent with the Elevations entitled “Fry’s #661Multi-
351 tenant Development” consisting of six (6) sheets prepared by CR Architecture & Design 
352 and received September 12, 2023. 
353 d. The applicant shall obtain a building permit for the subject facility within two (2) years of 
354 the effective date of Planning and Zoning Commission approval of this Conditional Use 
355 Permit. If the applicant does not obtain said building permit within the specified time, 
356 this Conditional Use Permit shall be deemed null and void. 
357 e. Non-compliance with the stipulations of approval of this case will be treated as a 
358 violation in accordance with the applicable provisions of the Surprise Municipal Code. 
359
360 However, should the Commission wish to deny the request, the Commission should make 
361 its own findings and base its decision on those alternative findings. 
362
363 Attachments:
364
365 01 Vicinity Map
366 02 Zoning Map
367 03 Site Plan
368 04 Landscape Plan
369 05 Elevations
370 06 Citizen Outreach Report - REDACTED
371 07 Affidavit of Site Posting
372 PPT
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Cactus Commercial Center 
Proposed Fry’s Grocery Store with Pharmacy 

Drive-Through, Fuel Center and  

Attached Multi-Tenant Building 
 

Citizen Participation Final Report 

Southwest corner of Sarival Avenue and Cactus Road 
(Parcels 501-09-003A & 501-09-004B) 

 

Case Number: FS22-1201 

 
Conditional Use Permit (CUP) with Pharmacy Drive-Through – Site 

Plan and Elevation Approval for Fry’s Food Store, Shops “B” Building 

and Fuel Center 

 
Submitted:  November 6, 2023 
Revised:  November 16, 2023 
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Cactus Commercial Center 
Proposed Fry’s Grocery Store with Pharmacy Drive-Through, Associated Fuel Center  

and Attached Multi-Tenant Building 

Southwest corner of Sarival Avenue and Cactus Road 
(Parcels 501-09-003A & 501-09-004B) 

 

Case Number: FS22-1201 
 

 
Date: November 06, 2023 
 Updated November 15, 2023 
 
Contact: 
Eric Gerster 
Sustainability Engineering Group-Project Manager 
5240 N. 16th Street, Suite 105 
Phoenix, Arizona 85016 
(480) 588-7226 
email: eric@azseg.com  
 
Purpose: The purpose of this Citizen Participation Plan is to inform property owners, citizens, neighborhood 
associations, schools, and businesses of an upcoming development project within their neighborhood, and to 
help them understand the scope, details and pending approval process. 
 
The application associated with this report (Case # FS22-1201) is for the development of a Fry’s Food Store that 
includes a pharmacy with drive-through and associated fuel center, all located within a larger commercial center 
on the southwest corner of Sarival Avenue and Cactus Road.  The Subject Property consists of two Maricopa 
County parcels (501-09-003A & 501-09-004B) located in the City of Surprise, Arizona. This Participation Plan will 
ensure that those affected by the development will be properly noticed, and that they will be given an adequate 
opportunity to learn about and comment on the proposal. 
 
Identification/Notification of Neighboring Properties:  The City of Surprise gathered the mailing addresses of 
surrounding property owners within 300’ of the subject parcels and prepared a notification postcard of the 
Applicant’s intent to develop the property.  A brief description of the proposal and the development process 
was included in the card.  A copy of the proposed notification postcard has been included in this report. 
 
Identification Signage:  As required by the City of Surprise, two signs were erected on-site identifying the 
Applicant’s/Developer’s intent, and each provided a Case Number, Contact Information and Meeting Notices for 
the project.  A photograph of the sign and an Affidavit of Posting have been included in this report, 
 
Neighborhood Meeting:  In order to provide effective opportunity for citizen participation, a public meeting was 
held at 6:00 pm on November 15th at the Residence Inn Conference Room at 16418 N. Bullard Avenue in 
Surprise, where information was provided to inform nearby residents of the project’s details, and to provide 
them with the ability to give public input on this project. A brief summary of the meeting is included below.   
 
The meeting was attended by 8 people, and 5 signed in.  These were: 
 
Members of the Surprise City Staff were also in attendance. 
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A brief presentation was made by the Applicant’s representative which explained:  

• The overall development of the corner (including the Home Depot project to the west); 

• This project’s site development, proposed pad use, and phasing plan; 

• The Conditional Use Permit (CUP) for the Pharmacy drive through and the PAD amendment: 

• The platting of the subdivision/property and the proposed rezoning of the southernmost parcel into a 
multi-family project. 

• The on-site circulation and access; and, 

• Off-site circulation and rights-of way improvements to Sarival and Cactus. 
 
The questions from those in attendance fell into two broad categories – On-Site and Off-Site.  The paraphrased 
questions and the Applicant response are below: 
 
Off-Site: 
Will the driveway entries from Sarival Avenue be full-access? 
It was shown on the site plan that the driveways providing access from Sarival Avenue would be ¾ access – 
allowing northbound traffic from Sarival to enter the site, but only allowing exiting traffic to turn right (south) 
onto Sarival. 
 
Will ultimate Cactus Road improvements be 4 or 6 lanes. 
It was shown that Cactus Road would be built to 6 lanes. 
 
Will the bend come out in front of the fire station? 
The City represented that planned improvements to Cactus Road would straighten the bend in the road. 
 
Will there be a traffic signal at Jenan? 
The City represented that signals would be located at Cactus and Sarival and at the project’s main entry at 
Cactus and Prasada Parkway, but that the roadway improvement plans did not include the placement of a new 
traffic signal at Sarival and Jenan. 
 
Will the apartments be built first? 
This was in reference to the proposed multi-family rezoning.  The Applicant had no knowledge of the scheduling 
of this entitlement. 
 
On-Site: 
Who will the shops tenants be? 
The Applicant had no knowledge of any signed leases. 
 
Who will the restaurant tenants be? 
The Applicant had no knowledge of any signed leases. 
 
How will customers access the Fry’s Pharmacy window? 
The Applicant demonstrated on the Site Plan that customers could access the drive-through window from 
anywhere in the parking lot, and that queuing had been provided so that parking customers would not be 
impeded. 
 
When will the Fry’s and other project services be built? 
The Applicant stated that to his knowledge, construction permits would not be pulled until the end of 2024 with 
construction taking place in 2025.  However, this was dependent on the construction schedule for the City’s 
Cactus Road Improvement Project in front of the project. 
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How will Fry’s delivery trucks enter and exit the site? 
The truck routing was shown as per the site plan.  It was explained that the majority of deliveries would come via 
the 303 – exiting at Cactus.  After delivery, it was anticipated that the trucks would route back to Cactus and the 
303, and avoid the residential neighborhoods to the south.  
 
Overall, citizen participation was supportive and encouraging. 
 
This report was completed and delivered electronically to the City of Surprise on November 16th, 2023. 
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The CUP is for a drive-through pharmacy for a Fry’s 

grocery store located at the southwest corner of Cactus 

Road and Sarival Avenue.   

 

At the meeting, the applicant and/or representative will 

be available to answer any questions and solicit 

comments on this request.  

 

DEAR PROPERTY OWNER: The purpose of this mailing 

is to inform you that a Neighborhood Meeting is scheduled 

to review and solicit public input on Case FS22-1201 

known as Cactus Commercial, a request by Eric Gerster 

with SEG for a Conditional Use Permit (CUP) with Site 

Plan.  

To learn more or provide input,  

please contact: 

Chris Sexton at 623.222.3134 or 

christina.sexton@surpriseaz.gov 
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November 15, 2023, | 6:00 PM  

Location: Residence Inn 
16481 N Bullard Av 
Surprise, AZ 85374 
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CITY OF SURPRISE 
  Site posting Process 

AFFIDAVIT OF POSTING 
 
Application No:  ______________ 
 
Applicant Name: _______________ 
 
Location:  ________________________________ 
 
Date Site Posted:  _______________ 
 
In order to assist in providing adequate notice to interested parties, the applicant for any 
type of public hearing in the City of Surprise shall erect two (2) signs giving notice of the 
date, time and place of the scheduled hearings. These signs must be erected not less 
than fifteen (15) days prior to the date of the first hearing. The signs shall also 
include the nature of the request as contained on the formal zoning application. The size 
and format of this sign shall meet requirements established by the Planning and Zoning 
Department (see page 2). 
 
Such notice shall be clearly legible and placed at a prominent location on the site –  
Generally adjacent and perpendicular to the public right-of-way. It shall be the  
responsibility of the applicant to erect and to maintain the sign on the subject property 
and to maintain the hearing information on the sign until final disposition of the case. 
 
It shall also be the responsibility of the applicant to remove the signs within one week 
after the final disposition of the case.  
 
I confirm that the site has been posted as required above, for the case noted above. A 
picture of the site posting, and photos of any subsequent changes/updates made to the 
sign, have also been submitted. 
 
____________________________________________ _______________________ 
Applicant/Representative Signature    Date 
 
This instrument was acknowledged before me on ______________________, by Meghan 
Liggett. I witness whereof I hereunto set my hand and official seal.   
            
     __________________________________________ 
                Notary Public 
     __________________________________________ 
     My commission expires 
 
Return completed and notarized affidavit and all relevant photos to the Planning and 
Zoning Department at least fifteen (15) days prior to the scheduled meeting(s). 
 

SWC Cactus Rd & Sarival Rd

FS22-1201

SEG (AZ)

10/30/23

10/30/23

10-30-23
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CITY OF SURPRISE 
  Site posting Process 

AFFIDAVIT OF POSTING 
 
Application No:  ______________ 
 
Applicant Name: _______________ 
 
Location:  ________________________________ 
 
Date Site Posted:  _______________ 
 
In order to assist in providing adequate notice to interested parties, the applicant for any 
type of public hearing in the City of Surprise shall erect two (2) signs giving notice of the 
date, time and place of the scheduled hearings. These signs must be erected not less 
than fifteen (15) days prior to the date of the first hearing. The signs shall also 
include the nature of the request as contained on the formal zoning application. The size 
and format of this sign shall meet requirements established by the Planning and Zoning 
Department (see page 2). 
 
Such notice shall be clearly legible and placed at a prominent location on the site –  
Generally adjacent and perpendicular to the public right-of-way. It shall be the  
responsibility of the applicant to erect and to maintain the sign on the subject property 
and to maintain the hearing information on the sign until final disposition of the case. 
 
It shall also be the responsibility of the applicant to remove the signs within one week 
after the final disposition of the case.  
 
I confirm that the site has been posted as required above, for the case noted above. A 
picture of the site posting, and photos of any subsequent changes/updates made to the 
sign, have also been submitted. 
 
____________________________________________ _______________________ 
Applicant/Representative Signature    Date 
 
This instrument was acknowledged before me on ______________________, by Meghan 
Liggett. I witness whereof I hereunto set my hand and official seal.   
            
     __________________________________________ 
                Notary Public 
     __________________________________________ 
     My commission expires 
 
Return completed and notarized affidavit and all relevant photos to the Planning and 
Zoning Department at least fifteen (15) days prior to the scheduled meeting(s). 
 

SWC Cactus Rd & Sarival Rd

FS22-1201

SEG (AZ)

10/30/23

10/30/23
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FS22-1201
Cactus Commercial

Conditional Use Permit and Site Plan

Planning & Zoning Commission 

December 7, 2023
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PAD – SYCAMORE FARMS
(MULTI-FAMILY)

PAD – PRASADA
(MIXED-USE)

PAD – SYCAMORE FARMS
(COMMERCIAL)

PAD – GREER RANCH
(COMMERCIAL)

PAD – GREER RANCH
(LDR)

PAD – SYCAMORE FARMS
(LDR)

PAD – SYCAMORE FARMS
(COMMERCIAL)
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Parking Required = 539 Spaces
Parking Provided = 625 Spaces 

575,691 S.F. Fry’s Grocery Store
82,463 S.F. Multi-Tenant Shops
6,880 S.F. Fuel Canopy
1,100 S.F. Fuel Kiosk

666,134 Total  S.F.

Drive-Through Lane 
(Queuing Capacity =  6 Vehicles)

N

N.I.C. N.I.C.
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N.I.C.

N.I.C.

N
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25’ from public ROW (150’)/ 75’ from residential (300’)
11’ aisles; 12’ & 16’ w/ 25’ radius on curved sections 
No exit directly to public ROW 
100-feet pick-up service (N/A/162’)
150-foot separation from another drive-through (N/A)
Min. 140’ stacking per lane (162’)
Drive-through lanes shall be screened with a porte cochere  
approved administratively
Canopy design consistent with building and does not exceed 
14 feet in height (10’6”)

LDO Section 106-10.17 & Sycamore Farms PAD


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



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Outreach
Neighborhood Meeting

November 15, 2023 
 Residence Inn

 ?? attendees

 Concerns: 
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RECOMMENDATION

Staff Recommendation:

Planning & Zoning Commission Approve, subject to 
stipulations ‘a’ – ‘e’
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QUESTIONS OR 
COMMENTS?

Thank You
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a. Development and use of the site shall be consistent with the Site Plan entitled “Cactus Commercial”

consisting of eleven (11) sheets prepared by SEG and received October 3, 2023.

b. Landscaping of the site shall be consistent with the Landscape Plan entitled “Fry’s #661,” consisting of two (2)

sheets prepared by Harrington Planning and Design and received October 3, 2023.

c. Building elevations shall be consistent with the Elevations entitled “Fry’s #661Multi-tenant Development”

consisting of six (6) sheets prepared by CR Architecture & Design and received September 12, 2023.

d. The applicant shall obtain a building permit for the subject facility within two (2) years of the effective date of

Planning and Zoning Commission approval of this Conditional Use Permit. If the applicant does not obtain

said building permit within the specified time, this Conditional Use Permit shall be deemed null and void.

e. Non-compliance with the stipulations of approval of this case will be treated as a violation in accordance with

the applicable provisions of the Surprise Municipal Code.
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