
A.A.A.A. PROJECT REQUESTSPROJECT REQUESTSPROJECT REQUESTSPROJECT REQUESTS

NuSash Investments (Eric and JoAnne DeRoche) as “Owners” are respectfully requesting a 
Rezone and Preliminary Plat for the residential development of approximately 4.62 acres of 
undeveloped land located at 2451 N. Val Vista Drive (DeRoche Estates), also known as 
Maricopa County Parcel # (141-27-001S).  Specifically, we are requesting rezoning from the 
current RS-35 designation to RS-35 PAD (Planned Area Development) to allow for the creation 
of a three lot custom residential subdivision (Lot #1/North 1.25 acres, Lot #2/South 1.25 acres, 
Lot #3 East 2.10 acres).  The PAD request is being sought to allow for deviations from the City 
of Mesa Development Standards to maximize opportunities to develop a cohesive residential 
use at this location.  Accordingly, we request specific deviations from the RS-35 
Developmental Standards as noted below: 

PROJECT REQUESTS 

LOT #1  DIRECTION PROPERTY FACES      

In lieu of standards requiring homes to face west toward Val Vista, to be allowed to face SOUTH 

towards new proposed private road "Armiger Lane." 

LOT #2  DIRECTION PROPERTY FACES      

In lieu of standards requiring homes to face west toward Val Vista, to be allowed to face NORTH 

towards new proposed private road "Armiger Lane." 

GATED PRIVATE ROAD      

In lieu of a public street, authorize a gated private road as the primary point of ingress/egress. 

PERIMETER WALL ALONG VAL VISTA      

In lieu of tearing down the existing fence/fenceline the owners would like to make 

Improvements to the existing fence in place. 



B.B.B.B. EXISTING AND SURROUNDING SITE USESEXISTING AND SURROUNDING SITE USESEXISTING AND SURROUNDING SITE USESEXISTING AND SURROUNDING SITE USES

The surrounding zoning and uses are identified as follows:

Direction 

from 

Property 

Existing Zoning Current General Plan Existing Use(s) 

North RS-35 Neighborhood Residential 

South RS-35 Neighborhood Residential 

East RS-35 Neighborhood Residential 

West RS-35 PAD Neighborhood 
Val Vista Drive & 

Residential 

C. LLLLOOOOCCCCAAAATTTTIIIIOOOONNNN    AAAANNNNDDDD    AAAACCCCCCCCEEEESSSSSSSSIIIIBBBBIIIIIIIIIIIITTTTYYYY

The site is located adjacent to the east side of Val Vista Drive approximately halfway between 
McDowell Road and McKellips Road.  Primary access will be from Val Vista Drive via a 
proposed gated private road as represented on the plans. 

D. CCCCIIIIRRRRCCCCUUUULLLLAAAATTTTIIIIOOOONNNN    SSSSYYYYSSSSTTTTEEEEMMMM

The trip generation from the proposed three lots will not have a significant impact on the 
surrounding circulation system.  The on-site circulation will be controlled by the proposed 
private road with cul-de-sac as indicated on the plans.  Consistent with City of Mesa’s 
standards, the onsite entry is designed to accommodate access, turning movements, and 
maneuverability of large recreational vehicles, emergency vehicles, and solid waste vehicles.

E. COMMUNITY FACILITIES AND SERVICES

Due to the low density nature of the proposed use, additional new services such as parks, 

schools, or other regional amenities are not needed or required.



F. PUBLIC UTILITIES AND SERVICES

As directed by City of Mesa Development Planning Staff, the “Owners” and their engineer
anticipates that the existing City of Mesa 6-inch public water and 8-inch public sewer mainlines
located in Val Vista Drive, will be of sufficient size and capacity to extend down the new private
road to serve the potable water, fire protection, and sanitary sewer needs for this proposed
development.

G. STORMWATER DRAINAGE & RETENTION

Stormwater retention is being proposed for EACH lot to create and maintain its own
basins/areas.  The “Owner’s” engineer will prepare the requisite drainage calculations and
G&D design showing compliance with the City of Mesa’s adopted standards.

H. CITRUS SUB-AREA

While the owners recognize that the area is a citrus sub-area, the current property at 2451 N.
Val Vista Drive does not have any citrus trees at all and has not had citrus in the prior
ownership or development.   Properties directly to the north, south, east and west of above
said property do not have citrus as well.  Citrus trees bring much work to maintain as well as
cause an increase in pests such as scorpions, roaches, etc. which can be detrimental to
children’s health.  With the difficulties of allergens, pests and costly maintenance, the owners
would like to limit citrus plantation to the discretion of each of the plot owners.

I. CONCLUSION

This application is consistent with the land use patterns already established in the immediate
area and is therefore compatible with the vision established by the City of Mesa General Plan
and Zoning Ordinance.  The applicant and “Owners” look forward to receiving input on this
application and working with the City of Mesa staff to bring this project to completion.
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eHRUB& 4 �COYER: 
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@ LOW VOLTAGE LEO &IGN LIGHT 
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Citizen Participation Plan for DeRoche Estates 
 
 
Date:  November 29, 2019 
 
Purpose:  The purpose of the Citizen Participation Plan is to inform citizens, property owners, neighbor associations, 
agencies, schools and businesses in the vicinity of the site of an application for DeRoche Estates.  This site is located at 
2451 N. Val Vista Road north of the northeast corner of Val Vista and Hermosa.  This is an application for the re-
zoning of 4.6 acres from RS-35 to RS-35 PAD for single family housing units.  This plan will ensure that those 
affected by this application will have an adequate opportunity to learn about and comment on the proposal. 
 
Contact: 
NuSash Investments, LLC 
Eric and JoAnne DeRoche 
17027 N. 45th Street 
Phoenix, AZ 85032 
(480)363-8728 
Email: jaed84home@gmail.com 
 
Pre-submittal Meeting:  The pre-application meeting with City of Mesa planning staff was held on June 2019.  Staff 
reviewed the application and recommended that adjacent residents, Mesa School District and nearby registered 
neighborhoods be contacted. 
 
Action Plan:  In order to provide effective citizen participation in conjunction with their application, the following 
actions will be taken to provide opportunities to understand and address any real or perceived impacts their 
development that members of the community may have. 
 

1. A contact list will be developed for citizens and agencies in this area including: 
• All registered neighborhood associations within one mile of the project 
• Homeowners Associations within one half mile of the project 
• Property owners within 1,000 feet from site, but may include more 
• Mesa Public School District in writing, with copies to Mountain View High School, Stapley Jr. High 

School, and Isikawa Elementary School, who may be affected by this application 
2. All persons listed on the contact list will receive a letter describing the project, project schedule, site plan and 

invitation to a neighborhood meeting to be held on December 13, 2019, 5-6pm at: 
• Stapley Junior High School 

3250 E. Hermosa Vista Drive 
Mesa, AZ 85213 

• The meeting will be an introduction to the project, and opportunity to ask questions and state concerns.  A 
sign-in list will be used and comment forms provided.  Copies of the sign-in list and any comments will be 
given to the City of Mesa Planner assigned to this project. 

3. Neighborhood Associations, Homeowners Associations and Neighbors within 1,000 feet of the site will be 
contacted to inform them of the project and receive comments (optional). 

4. Additional presentations will be made to groups of citizens or neighborhood associations upon request. 
 
 

 
Schedule: Pre-submittal meeting – June, 2019 
  Initial contact Letter with neighbors completed – November 29, 2019 
  Neighborhood meeting – December 13, 2019 
  Application Submittal – September 16, 2019  

Submittal of Citizen Participation Report and Notification materials – TBD  
  Planning and Zoning Board Hearing – Tentative Date January 8, 2020  

mailto:jaed84home@gmail.com



