
















Attachment 1
Condition of Approval

Fry’s Fuel Center
Conceptual Site Plan, Landscape Plan

OV1215-12

1. The landscape island between the fuel center and the ring road shall be extended to
reduce the width of the access points into the fueling area. Mountable curb can be
provided to accommodate the turning movements for the fuel truck.



Attachment 2
Conditions of Approval

Fry’s Fuel Center
Conceptual Architecture

OV1215-12

1. The proposed stone columns adjacent to the fuel dispensers, shall be revised to
match the existing columns on the Fry’s Grocery store.

2. The existing architectural detail on the Fry’s Grocery store fascia shall be added to
the gas canopy fascia.
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September 4, 2015 
 
Town of Oro Valley 
Development & Infrastructure Services Department 
11000 N. La Canada Drive 
Oro Valley, AZ 85737 

 
RE:  Alternative Parking Analysis 
 Parking Considerations for Fry’s 18 
 Cases –  Site Plan (OV1215-12); PAD text amendment (OV915-002); CUP (OV815-002) 
    
  

A. Parking Consideration 
On Behalf of Fry’s Food Stores, we are requesting reduced parking from that stipulated in the 
Oro Valley Zoning Ordinance, Section 27.7 Off-Street Parking, Table 27-14: Allowed Parking 
Spaces. We ask the town of Oro Valley Design Review Board consider required parking based on 
the Retail use category in keeping with historical parking needs of a Fry’s specific use. 
 
Fry’s Food Store #18 is currently under consideration for the above referenced case submittals 
related to a proposed new fuel center planned within the existing parking field of the main 
store. Additionally, Fry’s anticipates an expansion of the existing main store will soon be 
required to stay competitive and increase efficiency, services and goods that patrons have 
come to expect. This expansion is conceptualized to be 12,000 s.f. added at the north end of 
the store 
 
Oro Valley zoning ordinance considers the use as a Grocery Store / Supermarket requiring 
parking to be established at a ratio of 6 spaces / 1000 s.f. of building area. Based on existing 
conditions calculations below, this site is parked at current building size requirements and 
maximizes the available land for the parking field. In effect, this negates any possibility for 
expansion or new fuel center construction. 
 
The feasibility of the improvements have been based on the assumption that required parking 
would be based on the “retail” use due to the distribution of grocery, retail, and back room 
warehousing associated with this type of operation. This use category stipulates parking 
required at 4 spaces per 1000 square foot of building area and is commonly used in other 
municipalities for this building type. We have not seen another municipality that requires 
parking at a rate of 6 spaces / 1000 sf for this combined use and some stipulate maximum 
spaces allowed above their required number of spaces to minimize the heat island effect and 
promote water conservation.  
 
Based on years of development, Fry’s has determined the optimum parking count required for 
varied store models / prototype sizes. With this experience, the desired required parking for a 
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store this size is to be approximately four (4) spaces per 1,000 s.f. of building area. Several 
stores operate successfully with this parking ratio as evidenced by a sample provided in Section 
C below and Exhibit A. 
 

B. Fry’s Parking Ratio Calculations 
The following parking calculations are provided for reference based on probable scenarios for 
development needs of the Fry’s parcel. 
 
1. EXISTING CONDITIONS: 
 
 Building Area:  62,079 (per ALTA) 
 Required Parking: 6 spaces per 1000 s.f. = 62,079 / 1000 * 6 = 373 
 Existing Parking:  363 std + 10 ADA = 373 spaces (per ALTA) 
     360 std + 10 ADA = 370 spaces (per SEG count) 
 
 Existing Parking Ratio: 370 / (62,079/1000) =   5.96/1000 s.f. 

 
2. FRY’S FUEL CENTER IMPACT: 

Revised Required Parking:   
 373 for store + 176 / 1000*4 (retail) =   374 spaces 

 

 Existing spaces removed or reconfigured =  59 spaces 

 New spaces =      16 spaces  

 Net loss:      43 spaces 

 New parking count: 370 – 43 =             327 spaces 
 
 Revised Parking Ratio:  62,079 + 176 s.f. = 62,255 s.f. 
     327 spaces / (62,255 s.f. / 1000) =  5.25/1000 s.f. 
 
3. FRY’S STORE EXPANSION IMPACT WITH FUEL CENTER: 
 Based on future proposed building expansion of 12,000 s.f.; revised Required Parking:   

 374 for store & Fuel Center + 12,000 / 1000*6 =  446 spaces 
 
 
 Based on future proposed building expansion of 12,000 s.f.: 

 Existing space removed =    51 spaces 

 New parking count: 327 – 51 =               276 spaces 
 
 Revised parking Ratio: 62,255 s.f. + 12,000 s.f. = 74,255 s.f. 
     276 spaces / (74,255 s.f. / 1000) = 3.72/1000 s.f. 
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C. Parking Requirement Considerations: 
 
1. KROGER PARKING STANDARDS: 

Based on years of development, Fry’s has determined the optimum parking count required 
for varied store models / prototype sizes. With this experience, the desired required parking 
for a store this size is to be approximately four (4) spaces per 1,000 s.f. of building area. 
Several stores operate successfully with this parking ratio as evidenced by a sample 
provided in Section C.2 below and Exhibit A attached. 

 
2. SIMILAR STORE EXAMPLE PARKING:  
 

STORE LOCATION 
BUILDING 

AREA 
(S.F.) 

PARKING 
REQUIRMENT 

PARKING 
REQUIRED 

EXISTING 
PARKING 

PARKING 
RATIO / 
1000 s.f. 

  

#114 Peoria, AZ 
60,079 
retail 

90% Net 
Floor Area @ 

1/250 
(4/1000) 

217 225 3.75 

#10 Glendale, AZ 

106,624 
retail 

1/250 s.f.  427 456 4.28 

12,640 
restaurant 

1/100 s.f. 127 127 10.05 

#6 Glendale, AZ 
48,131  
retail 

1/250 s.f.  193 191 3.97 

       

 

D. Conclusion: 

Parking is proposed within reasonable limits based on historical needs of the use (Fry’s Grocery 

Store) and the proposed alternative parking requirement will not cause a negative impact to 

the health, safety, and welfare of the general public. 

 This request to allow required parking for the subject parcel to be calculated based on a 

ratio of four (3.72) spaces per 1000 s.f. of building area, in keeping with retail use, is 

critical to allow future crucially needed expansion of the store. 

 The request supports the Towns desire to minimize the visual effect of a sea of parking 

and serves to promote sustainability by minimizing the heat island effect associated 

with increased parking surfaces. 

 This request also promotes the longevity of Fry’s to remain competitive within the retail 

marketplace. 
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CONDITIONS AND APPLICABLE CODES.   

SITE BEFORE BIDDING. CONTRACTORS ARE REQUIRED TO KNOW ALL OBSERVABLE

OR CLARIFICATIONS WHICH ARE DESIRED. CONTRACTORS SHALL ALSO VISIT THE

APPLICABLE CODES AND TO INFORM THE OWNERS/ARCHITECTS OF ANY QUESTIONS

IT IS THE RESPONSIBILITY OF THE GENERAL CONTRACTOR TO CONFORM TO ALL

CONDITION MAY REQUIRE SIGNIFICANT CHANGES TO THESE DOCUMENTS.

ARE NO UNUSUAL SOIL CONDITIONS OR WIND LOADS. THE FAILURE OF THIS

INCLUDING FEDERAL A.D.A. REQUIREMENTS.  THIS SET ASSUMES THAT THERE

READ TO INCORPORATE ALL APPLICABLE FEDERAL, STATE, AND LOCAL CODES

OF CONSTRUCTION SPECIFICATIONS TO BE SUPPLIED BY OWNER. THEY MUST BE

FOR THE PROJECT AND ARE INTENDED TO BE USED IN CONJUNCTION WITH A SET

THIS SET OF DRAWINGS AND DOCUMENTS IS INTENDED AS A SET OF GUIDELINES

NOTE TO CONTRACTOR:
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PREPARED UNDER THE DIRECT
SUPERVISION OF ALI FAKIH, P.E.
ARIZONA REGISTRATION  NO. 45621
FOR AND ON BEHALF OF
SUSTAINABILITY ENGINEERING GROUP,
LLC.
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SUBJECT PROPERTY MAP
FRY’S  FUEL CENTER

(OV1215-12)
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GENERAL PLAN MAP
FRY’S FUEL CENTER

(OV1215-12)
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ZONING MAP
FRY’S FUEL CENTER

(OV1215-12)
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Attachment 10
Oro Valley Design Principles and Design Standards

Conformance Analysis
Fry’s Fuel Center

OV1215-12

Zoning Code Analysis

The applicant’s request has also been reviewed for conformance with the applicable sections
of the Zoning Code, a summary of which is provided below.

Oro Valley Zoning Code Conceptual Site Design Principles, Section 22.9.D.5.a

The Conceptual Site Plan is in conformance with all applicable Conceptual Design
Principles. Following are the Design Principles (in italics), followed by staff evaluation of
how the design addresses the principles:

Building orientation: the location, orientation and size of structures shall promote a
complementary relationship of structures to one another.

Staff Commentary:  The proposed fuel center will be located within an existing commercial
shopping center, surrounded by similar commercial uses. The gas canopy will be clearly
ancillary to the existing, principal uses within the center and will be designed to match
architecturally.

The site plan has been revised to incorporate the existing ring road layout to help maintain
efficient traffic movement within the center. Near the Fry’s Grocery store, the ring road will
provide access to the signalized traffic intersection on North First Avenue, which serves as
the only access for traffic to travel north on First Avenue.

Drainage/grading: site grading shall minimize impacts on natural grade and landforms and
provide for subtle transitions of architectural elements to grade. Significant cuts and fills in
relation to natural grade shall be avoided or minimized to the extent practical given property
constraints.

Staff Commentary: The proposed fuel center will be located within a fully developed
shopping center. The fuel center is anticipated to have a minimal impact on the existing
drainage and grading of the center. A full drainage report will be required as part of the
Final Design review submittal to verify conformance with the Town’s Drainage Criteria
Manual. All post-development flow shall be mitigated and released in the same manner and
quantity as the existing conditions.

Connectivity: strengthen the usability and connectivity of the pedestrian environment
internally and externally by enhancing access to the public street system, transit, adjoining
development and pedestrian and bicycle transportation routes. Where appropriate,
buildings and uses should provide access to adjacent open space and recreational areas.



Staff Commentary: Staff’s primary focus regarding the applicant’s proposal has been the
potential impact on the existing traffic network within the shopping center. Staff has worked
extensively with the applicant to revise the site plan to incorporate the existing ring road
concept into the design to maintain efficient traffic circulation within the center.

The site plan incorporates numerous pedestrian paths, many of which are filling “gaps”
within the shopping center. The added sidewalks will greatly improve pedestrian circulation,
both internally and externally. Multiple connections have been incorporated to reduce the
need for customers to walk down the traffic aisle. The

Design Standards Analysis

The proposed Conceptual Site Plan has been reviewed for conformance with the
Conceptual Site Design Standards, where the Rooney Ranch PAD is silent.  Following are
key Design Standards (in italics), followed by staff’s commentary.

1. Section 2.1.C.2.a: All parking areas shall allow safe and attractive pedestrian
circulation.

Staff Commentary: The applicant’s proposal incorporates multiple pedestrian connections,
including filling numerous “gaps” in the pedestrian circulation network, both internally and
externally. The pedestrian paths will connect with the larger network along North First
Avenue. The proposed landscape island on the south side of the ring road incorporates a
meandering sidewalk which will serve as a convenient alternative for pedestrians who are
regularly forced to use the parking aisle.

2. Section 2.1.C.2.e: An on-site perimeter ring road is required… for large-scale retail
centers.

Staff Commentary: Staff has worked extensively with the applicant to revise the site plan to
incorporate the existing ring road. The inclusion of the ring road will ensure the proposed
fuel center will have a minimal impact on the existing traffic pattern within the center. The
ring road will maintain efficient traffic movement throughout the center and maintain
convenience access to the signalized intersection at North First Avenue.
3. Section 2.1.N.1.c: Building design, façade articulation…shall follow an identifiable

architectural theme…

Staff Commentary: The proposed conceptual architecture will incorporate numerous
mission style architectural details found elsewhere in the shopping center. Those details
include:

 Red tile clay roof shingles
 Similar mission style tile along base of elevations
 Columns
 Matching paint scheme as existing Fry’s Grocery store
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Neighborhood Meeting Summary 
Rooney Ranch Area D 

Proposed Fry’s Fuel Center 
March 26, 2015 
6:00 – 7:30 PM 

Desert Springs Gracious Retirement Living Facility, 33 Lambert Lane 
 

1. Introductions and Welcome 
 

Meeting Facilitator and project manager Michael Spaeth, Senior Planner, introduced 
Town staff. Approximately four residents and interested parties attended the meeting 
including Council Member Joe Hornat and Planning and Zoning Commissioner Charlie 
Hurt.  

2. Staff Presentation 
Michael Spaeth, Senior Planner, provided a brief presentation that included: 

 Overview of the subject property 
 Applicant’s request 
 Required approvals 
 Existing zoning of the property, including development standards 
 Review tools 
 Review process 
 Public participation opportunities 

 
3. Applicant Presentation  

 
Ali Fakih from the Sustainability Engineering Goup., provided a brief presentation 
detailing the applicant’s proposal, which included: 
 

 Overview of project 
 Proposed operation 

 

Michael Spaeth opened the floor for questions and discussion. Several questions were 
asked including: 
 

 Anticipated operations 
 Impacts on the existing traffic circulation within the center.  
 Pedestrian connectivity 

 
Mr. Spaeth closed the meeting, thanked everyone for their attendance and encouraged 
everyone to contact staff with any additional thoughts, comments or concerns.  
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