
  
 
 
 
 
 
CITY OF TEMPE Meeting Date:  4/27/2021 
DEVELOPMENT REVIEW COMMISSION  Agenda Item:  10 
 

 
ACTION:    Request a Use Permit to allow an expansion to an existing carwash facility (new self-service vacuum stations) 
for NO GIMMICK CARWASH, located at 8830 South McKemy Street. The applicant is Valley Architecture, Inc. 
 
FISCAL IMPACT:    N/A 
 
RECOMMENDATION:    Staff – Approve, subject to conditions   
 
BACKGROUND INFORMATION:  NO GIMMICK CARWASH (PL210068) is an existing full-service carwash facility 
located on the southwest corner of West Warner Road and South McKemy Street in the GID, General Industrial District, and 
within the SWOD, Southwest Tempe Overlay District. The new operator plans to convert the business to a self-service 
carwash facility which includes installation of eleven (11) new vacuum pylons that will create ten (10) regular vacuum spaces 
and one (1) ADA vacuum space, each provided with fabric canopies. The facility will continue to provide onsite oil changes in 
the existing garage bays and will not be affected by the conversion. The request includes the following: 
  

ZUP210030 Use Permit to allow an expansion to an existing carwash facility (new self-service vacuum stations). 
  

 

Property Owner  United Petroleum, LLC 
Applicant Ron Hecht, Valley Architecture, Inc. 
Zoning District GID (SWOD) 
Site Area 62,117 s.f. 
Building Area 7,333 s.f. 
Lot Coverage 11.8% (no standard max. required) 
Vacuum Pylon/Canopy Height 11’-0” (35’-0” max. allowed) 
Vacuum Pylon/Canopy Setbacks 206’ front, 113’ side, 35’ street side, 40’ rear 

(25’,0’, 25’, 0’ min. required) 
Vehicle Parking 17 spaces (23 min. required) 
Bicycle Parking 4 spaces (no standard min. required) 
Hours of Operation 8 a.m. to 7 p.m., Daily 

 
ATTACHMENTS:    Development Project File 
 
 
STAFF CONTACT(S):  Lee Jimenez, Senior Planner (480) 350-8486 
 
Department Director:  Shelly Seyler, Interim Community Development Director  
Legal review by:  N/A 
Prepared by:  Lee Jimenez, Senior Planner  
Reviewed by: Steve Abrahamson, Principal Planner  
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COMMENTS   
The site is located between West Warner Road, West La Vieve Lane, South McKemy St, and Union Pacific Railroad tracks. 
Adjacent uses include a self-serve storage establishment across Warner Road to the north, a big-box retail home 
improvement store across McKemy Street to the east, an industrial warehouse/office building to the south, and railroad right-
of-way to the west. 
 
PUBLIC INPUT 
No public comments have been received by staff as of the publishing date of the staff summary report. 
   
USE PERMIT 
The installation of self-service vacuum stations is considered an expansion to the existing carwash use and is considered an 
intensification of the use and requires approval of a new Use Permit in the GID zoning district. 
 
Section 6-308(E) Approval criteria for Use Permit (in italics): 
 

1. Any significant increase in vehicular or pedestrian traffic; the conversion from a full-service carwash to a self-service 
carwash may increase vehicular traffic but not at a significant enough level. 

 
2. Nuisance arising from the emission of odor, dust, gas, noise, vibration, smoke, heat or glare at a level exceeding 

that of ambient conditions; the new vacuum stations are not expected to generate emissions at a level exceeding 
that of ambient conditions. The facility currently has vacuum equipment. Furthermore, the new equipment will be 
housed in the same enclosure as the original equipment. 

 
3. Contribution to the deterioration of the neighborhood or to the downgrading of property values, which is in conflict 

with the goals, objectives or policies for rehabilitation, redevelopment or conservation as set forth in the city’s 
adopted plans or General Plan; the installation of self-service vacuums is not expected to cause the downgrading of 
property values nor be in conflict with the City’s adopted plans and General Plan. The new self-service vacuums will 
help the facility compete with all the other self-service carwash facilities throughout the City. 

 
4. Compatibility with existing surrounding structures and uses; the expanded use is compatible with the surrounding 

area which consists of industrial and commercial uses. 
 
5. Adequate control of disruptive behavior both inside and outside the premises which may create a nuisance to the 

surrounding area or general public; the vacuum stations will only be accessible to customers during business hours. 
Staff will be on hand to enforce rules such as no loud music or other disruptive behavior. 

 
REASONS FOR APPROVAL: 
Based on the information provided by the applicant and the above analysis, staff supports the requested Use Permit. This 
request meets the required criteria and will conform to the conditions. 

 
SHOULD AN AFFIRMATIVE ACTION BE TAKEN ON THIS REQUEST, THE FOLLOWING NUMBERED CONDITIONS OF 
APPROVAL SHALL APPLY, BUT MAY BE AMENDED BY THE DECISION-MAKING BODY.  

  
CONDITION(S) OF APPROVAL:  (Non-standard conditions are identified in bold) 
EACH NUMBERED ITEM IS A CONDITION OF APPROVAL.  THE DECISION-MAKING BODY MAY MODIFY, DELETE OR ADD TO THESE 
CONDITIONS.   
 
1. The Use Permit is valid only after a Building Permit has been obtained, the required inspections have been completed 

and a Final Inspection has been passed. As part of the Building Permit process, on-site storm water retention may be 
required to be verified or accomplished on this Site.  

2. The Use Permit is valid for the plans as submitted within this application. Any additions or modifications may be 
submitted for review during the building plan check process. 
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3. Business hours of operation to begin no earlier than eight o’clock in the morning (8:00 a.m.) and end no later than seven 
o’clock in the morning (7:00 p.m.) daily.  

4. All landscape areas (onsite and within adjacent right-of-way) shall conform with the last approved landscape 
plan for this site prior to final inspection. Any proposed landscape modifications shall require approval of a 
Minor Development Plan Review. 

5. The operator may opt to install vacuum stations to the parking row north of the carwash tunnel. Such 
modifications to the plans may be submitted for review during the building plan check process. 

6. Prior to application for building permits, the operator shall obtain approval of a Minor Development Plan Review 
for the installation of the vacuum stations and the unauthorized repaint of the facility. 

 
CODE/ORDINANCE REQUIREMENTS: 
THE BULLETED ITEMS REFER TO EXISTING CODE OR ORDINANCES THAT PLANNING STAFF OBSERVES ARE PERTINENT TO THIS CASE. 
THE BULLET ITEMS ARE INCLUDED TO ALERT THE DESIGN TEAM AND ASSIST IN OBTAINING A BUILDING PERMIT AND ARE NOT AN 
EXHAUSTIVE LIST. 
 
USE PERMIT: 

• The Use Permit is valid for No Gimmicks Carwash and may be transferable to successors in interest through an 
administrative review with the Community Development Director, or designee. 

• The use permit approval shall be void if the use is not commenced or if an application for a building permit has not 
been submitted, whichever is applicable, within twelve (12) months after the use permit is granted or within the time 
stipulated by the decision-making body. 

• The decision-making body, upon finding that the applicant has not taken corrective actions to resolve issues related 
to the permit/approval and that a continuation of the permit/approval is not in the interest of the public health, safety 
and general welfare, can revoke the permit/approval after providing written notice of its intentions to the holder of 
the permit. 

• Specific requirements of the Zoning and Development Code (ZDC) are not listed as a condition of approval but 
will apply to any application. To avoid unnecessary review time and reduce the potential for multiple plan check 
submittals, become familiar with the ZDC. Access the ZDC through http://www.tempe.gov/zoning or purchase from 
Development Services. 

• All business signs shall receive a Sign Permit. Contact sign staff at 480-350-8435. 

• Any intensification or expansion of use shall require a new Use Permit.  

• All required permits and clearances shall be obtained from the Audit and Licensing Division of the City of Tempe 
prior to the Use Permit becoming effective.  

• All required Federal, State, County, and Municipal permits, licenses, and clearances shall be obtained, or the Use 
Permit is void. 

 
HISTORY & FACTS: 
August 23, 1995 Board of Adjustment approved a Use Permit to a carwash and a convenience store with gas 

pumps in conjunction with the carwash facility for WHITESTONE CAR WASH (BA950173), 
located at 8830 South McKemy Street in the I-1, Light Industrial District. 

 
ZONING AND DEVELOPMENT CODE REFERENCE:  
Section 3-302 Permitted Uses in Office/Industrial Districts 
Section 6-308 Use Permit 
 

http://www.tempe.gov/zoning
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Letter of Explanation 

Project:  Carwash – Vacuum Installation 

United Petroleum, LLC 

8830 S. McKemy St. 

Tempe, AZ 85284 

This project is at an existing carwash.  The carwash is transitioning from a full-service car wash to a self-

service carwash.  This necessitates the installation of self-serve vacuum stations.  The scope of this 

project is to install 11 new vacuum pylons creating 10 new vacuum parking spaces.  1 of the 10 will be 

accessible.   The facility also provides onsite oil changes in existing garage bays and this operation will 

not be affected by this proposal.  No changes are proposed for the existing building. 

The existing facility currently utilizes vacuum equipment which is remotely located in a screened yard on 

the west property line of the site.  The west side of the site is adjacent to a set of high voltage electrical 

lines.  There is no neighbor to the west.  The new vacuum equipment will be located in this existing 

screened yard.  There will be no motorized equipment at the vacuum self-serve parking spaces. 

The current neighbors include the power lines to the west, Warner Road to the north with a Self-Storage 

business north of Warner, the back side of Home Depot to the east and a commercial office/warehouse 

building to the south.  The site has screen walls on the north, east and west sides. This is an appropriate 

location for a carwash and the addition of vacuum stations will not be a detriment to the surrounding 

area. 

The new vacuum spaces will occupy existing parking spaces within existing curbs and are interior to the 

site and not along any property lines or setbacks.  No new pavement or reconfigured driveways are 

required for this installation.  There is an existing shade structure over 5 of the parking spaces that will 

be removed to accommodate the new installation.  The vacuum parking spaces will have a fabric shade 

canopy over all spaces. The vacuum parking spaces will have one accessible vacuum space but removes 

one accessible parking space.  The parking area along the west property line will be restriped to create 

the required accessible parking space.  In total, 17 parking spaces will be needed and 23 parking spaces 

will be provided. 

The following addresses Development Code Criteria per the Use Permit application Section 6: 

a) Any significant vehicular or pedestrian traffic in adjacent areas:

a. No.  This is currently a carwash and will remain a carwash.  The entry and exit from the

site will remain the same.

b) Nuisance arising from the emission of odor, dust, gas, noise, vibration, smoke, heat or glare at a

level exceeding that of ambient conditions:
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a. No.  The site currently has vacuum equipment and the new vacuum equipment will be 

located in the same enclosure. 

c) Contribution to the deterioration of the neighborhood or to the downgrading of property 

values, which is conflict with the goals, objectives or policies of the city’s adopted plans for 

General Plan: 

a. No. This site is currently a carwash and will remain a carwash.  Adding self serve 

vacuums does not in anyway contribute to deterioration of the neighborhood or conflict 

with the General Plan. 

d) Compatibility with existing surrounding structures and uses: 

a. The surrounding area is entirely commercial in nature.  The use is compatible with the 

surroundings. 

e) Adequate control of  disruptive behavior inside and outside the premises, which may create a 

nuisance to the surrounding area or general public: 

a. The site is only accessible during business hours and the vacuums only run during 

business hours.  While operating, the site is supervised by employees.  No loud music or 

other disruptive behavior is allowed.  Nothing having to do with this business invites 

disruptive behavior inside or outside of its premises. 

 

This business will operate 7 days a week from the hours of 8 AM to 7 PM.   There will be between 10 and 

12 employees at the peak of operations. 

 

End of Explanation. 

 

Please call Ron Hecht, Valley Architecture, Inc., at 602.334.9766 or ron@valleyarch.com with any 

questions. 
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PROJECT DESCRIPTION:
ADDITION OF NEW EXTERIOR STAND ALONE VEHICLE VACUUM 
MACHINES. PROJECT WILL INCULDE NEW FOUNDATION FOR 
EQUIPMENT AND INSTALLATION OF EQUIPMENT.

Project Data

SITE INFORMATION:

LOCATION: 8830 S. MCKEMY ST.
TEMPE, AZ 85284

LOT APN: 301-60-973

S, T, R: 21 1S 4E

ZONING: GID

LOT SIZE: 62,177 SF

LOT COVERAGE: 17,080 SF (27.5%)

CONSTRUCTION:

TYPE: V-B (w/ AFES)
BEARING WALLS: MASONRY
FLOOR: SLAB ON GRADE
ROOF: WOOD TRUSS

NON-SEPARATED
1 STORY BUILDING

BUILDING IS FULLY SPRINKLERED 
(SEE DEFERRED SUBMITTAL NOTE)

PROJECT AREA: 5,070 SF (NO CHANGE)

OCCUPANCY TYPE: B

PARKING:
USE: CAR WASH
SPACES REQUIRED: 5,070/300 = 17
SPACES PROVIDED: 23 (INCLUDING 2 ACCESSIBLE)

BICYCLE RACK: 4 SPACES PROVIDED

BUILDING OWNER:
UNITED PETROLEUM LLC
1805 E. GWEN ST.
PHOENIX, AZ 85042
CONTACT: MANISH GUPTA

SHABLOO@HOTMAIL.COM
602.688.7011

ARCHITECT:
VALLEY ARCHITECTURE, INC
1248 N. HILLCREST
MESA, ARIZONA 85201
CONTACT: RON HECHT

RON@VALLEYARCH.COM
602.334.9766
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Photographs 

8830 S. McKemy St. 
Tempe, AZ 85284 
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1. Northwest corner looking North. 

 

 

 

 

 

2. Northwest corner looking East. 
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3. Northwest corner looking South. 

 

 

 

 

 

4. Northwest corner looking West. 
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5. Northeast corner looking North. 

 

 

 

 

 

6. Northeast corner looking East. 
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7. Northeast corner looking South. 

 

 

 

 

8. Northeast corner looking West. 
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9. Southeast corner looking North. 

 

 

 

 

10. Southeast corner looking East. 
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11. Southeast corner looking South. 

 

 

 

 

12. Southeast corner looking West. 
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13. Southwest corner looking North. 

 

 

 

 

14. Southwest corner looking East. 
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15. Southwest corner looking South. 

 

 

 

 

16. Southwest corner looking West. 
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