
Planning and Zoning Board     

Study Session Minutes 
Mesa City Council Chambers – Lower Level, 57 East 1st Street 

Date: October 9, 2024 Time: 3:00 p.m. 
 
MEMBERS PRESENT:    MEMBERS ABSENT    

 Benjamin Ayers      Jeff Pitcher   
 Genessee Montes*      Troy Peterson  

Jayson Carpenter      Jamie Blakeman 
Chase Farnsworth* 
 
(*Boardmembers and staff participated in the meeting through the use of telephonic and video 
conference equipment)          
            
STAFF PRESENT:                             OTHERS PRESENT: 
Mary Kopaskie-Brown   
Evan Balmer 
Sean Pesek 
Josh Grandlienard  
Chloe Durfee Daniel 
Kirstin Dvorchak 
Alexis Wagner 
 

1 Call meeting to order. 
 

Chair Ayers excused Vice Chair Pitcher, Boardmember Peterson and Boardmember Blakeman 
and declared a quorum present, the meeting was called to order at 3:00 pm. 
 

2 Review items on the agenda for the October 9, 2024, regular Planning and Zoning Board 
Hearing. 

 
 Staff Planner Joshua Grandlienard presented case ZON24-00157. See attached 

presentation. 
 
 Chair Ayers expressed concern with the parking counts. 
  
 Case ZON24-00425 was continued to the November 13, 2024, Planning and Zoning Board 

meeting. 
 
 Staff Planner Chloe Durfee Daniel presented case ZON24-00461. See attached 

presentation. 
 
 The Board had no questions for staff. 
 



MINUTES OF THE OCTOBER 9, 2024 PLANNING & ZONING STUDY SESSION 

 

 
Note:Audio recordings of the Planning & Zoning Board Meetings are available in the Planning 
Division Office for review. They are also “live broadcasted” through the City of Mesa’s website 
at www.mesaaz.gov 

 Planning Director Mary Kopaskie-Brown presented the proposed amendments to Section 
11-25-4 of Title 11 of the Mesa City Code pertaining to Billboards. 

 
 The Board had no questions for staff. 
 
 Staff Planner Sean Pesek presented the proposed amendments to Section 11-43-7 of Title 

11 of the Mesa City Code pertaining to Freeway Landmark Monuments. 
 
 The Board had no questions for staff. 
 
3 Planning Director Update: None 
 
4 Adjournment. 
 

Boardmember Carpenter motioned to adjourn the study session. The motion was 
seconded by Boardmember Farnsworth. 
 
The study session was adjourned at 3:36 pm.  

 
Vote (4 – 0; Vice Chair Pitcher, Boardmember Peterson and Boardmember 
Blakeman, absent) 
Upon tabulation of vote, it showed: 
AYES – Ayers, Montes, Carpenter, Farnsworth 
NAYS – None 
 
 
 

Respectfully submitted,  
 

 
 
___________________________________  
Evan Balmer, Principal Planner  

http://www.mesaaz.gov/


ZON24-00157
The View at 55th

October 9, 2024Josh Grandlienard, Senior Planner



Request
• Site Plan Review

• Special Use Permit

• To allow for a 
banquet and 
conference center



Location
• North of Thomas Road

• East of Higley Road

• Lots 4-6 within the Red 
Mountain Commerce 
Center subdivision



Zoning
• Existing: LI-PAD

• Banquet and Conference 
Center is permitted with a 
SUP



General Plan
Employment with an 
Industrial Sub-Type:

• Provide for a wide range of 
employment opportunities in high 
quality settings

Falcon Field Sub Area Plan:

• An area of regional entertainment 
that attracts, local employees, 
area residents, and distant visitors
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Site Photo

East from 55th Place



Site Photo

North from Redmont Circle (Lot 4) 



Site Plan
• Existing building: 29,000± sf

• Proposed 6,600± sf amenity 
space north of the existing 
building (Lot 4)

• 184 parking spaces required; 
114 spaces proposed (59 on-
site and 55 off-site)

• Access from two existing 
driveways on 55th Place



Landscape Plan



Existing Building



Special Use Permit
Section 11-70-5(E):

Special Use Permit Required Findings

 #1 Approval of the proposed project will advance the goals and objectives of and is consistent with the 
policies of the General Plan and any other applicable City plans and/or policies;

 #2 The location, size, design, and operating characteristics of the proposed project are consistent with 
the purpose of the district where it is located and conform with the General Plan and any other 
applicable plans and/or policies;

 #3 The proposed project will not be injurious or detrimental to the adjacent or surrounding properties in 
the area, the greater neighborhood, or the general welfare of the City; and

 #4 Adequate public services, public facilities and public infrastructure are available to serve the 
proposed project



Special Use Permit
Section 11-32-6(A):

Special Use Permit Required Findings

 #1 Special conditions – including but not limited to the nature of the proposed operation; proximity to 
frequent transit service; transportation characteristics of persons residing, working, or visiting the site – 
exist that will reduce parking demand at this site;

 #2 The use will adequately be served by the proposed parking; and

 #3 Parking demand generated by the project will not exceed the capacity of, or have a detrimental 
impact on, the supply of on street parking in the surrounding area.



Citizen Participation
• Notified property owners within 

1,000 ft., HOAs, and registered 
neighborhoods

• In-person meeting held on 
February 21, 2024, with 8 citizen 
attendees

• General questions about the 
venue’s operations



Findings
 Complies with the 2040 Mesa General Plan 

 Complies with the Falcon Field Sub Area Plan

Meets the approval criteria for a Special Use Permit (Section 11-32-6.A 
and Section 11-70-5.E)

 Criteria in Chapter 69 of the MZO for Site Plan Review

Staff recommends Approval with Conditions



ZON24-00461

October 9, 2024Chloe Durfee Daniel, Planner II



Request
• Preliminary Plat for a 1 

lot subdivision

• To allow for a multiple 
residence development



Location
• North of Main Street

• East of Alma School Road



General Plan
Neighborhood with a Traditional 
subtype:
• Safe places for people to live with a 

variety of housing and non-residential 
uses

Transit Corridor, and Station Area:
• Mixed-use, pedestrian-oriented, urban 

environment, particularly within walking 
distance of transit stops



General Plan
West Main Street Area – Transit 
Oriented Development (TOD) 
Corridor Area
• Medium-density residential with a 

mix of commercial and office use 
within 1,320 feet of light rail line



Zoning
• Multiple Residence - 4 (RM-4)

• Use is permitted within RM-4



Site Photos

Looking east towards the site from Alma School Road



Preliminary Plat
• Combining five lots into one lot

• To allow a 21 micro unit multiple 
residence development that 
includes a community garden and 
a community center



Findings
Complies with the 2040 Mesa General Plan 

Criteria in Subdivision Regulations Section 9-6-2

Staff recommend Approval with Conditions



BILLBOARD 
TEXT
AMENDMENT

Ra che l Ne t t le s
Ass is ta n t  Pla nn ing Dire ctor

Ma ry Kopa skie -Brown
Pla nn ing Dire ctor



BACKGROUND
• Ma rch  4 ,  2024 ,  City Council a pprove d  

Ord .  5847
o Allows Billboa rds  a s  a  pe rm it te d  use  with  

a pprova l of a  Billboa rd  Ove rla y Dis trict
o Include s  de ve lopm e nt  s ta nda rds  -  

re gu la te  num be r,  he igh t ,  s ize ,  spa cing,  
e le ctron ic m e ssa ge  d ispla y,  e tc.

• Applica t ion  re ce ive d August  2024  -  MCC
o Sta ff re com m e nding ce r ta in  a m e ndm e nts  
o Sim plify a nd im prove  e ffica cy
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1

PROPOSED 
AMENDMENTS

Sp a cin g  Re q u ir e m e n t s  -  Be twe e n  a  
Billboa rd  a nd  a nothe r Billboa rd  a nd  
be twe e n  a  Billboa rd  a nd  a  Fre e wa y 
La ndm a rk Monum e nt

• Curre n t  Sta nda rd  -  1 ,200  ft  

• Propose d  Sta nda rd  -  1 ,0 0 0  ft



2

PROPOSED 
AMENDMENTS
Sp a cin g  Re q u ir e m e n t s  -  Be twe e n  a  Billboa rd  a nd  a  
Re s ide n t ia l Zon ing Dis t rict  or re s ide n t ia l u se

• Curre n t  Sta nda rd  -  500  ft  
• Propose d  Sta nda rd  

o 500  ft
o Ma y b e  r e d u ce d  if a  lin e - o f- s it e  s t u d y  o r  

b a llo o n  t e s t  d e m o n s t r a t e s  t h a t  t h e  Billb o a r d  
w ill n o t  b e  v is ib le  t o / fr o m  a  Re s id e n t ia l 
Zo n in g  Dis t r ic t  o r  r e s id e n t ia l u s e  w it h in  5 0 0  
ft

o Ma y b e  n o  clo s e r  t h a n  4 0 0  ft



2

PROPOSED 
AMENDMENTS
He ig h t  Re q u ir e m e n t s
• Curre n t  Sta nda rd

o 48  ft  from  the  gra de  of the  a d ja ce n t  fre e wa y
o Not to e xce e d  70  ft

• Propose d  Sta nda rd  
o 60  ft  from  the  a ve ra ge  e le va t ion  of the  na tu ra l 

gra de  with in  50  fe e t  of the  Billboa rd ;  or
o 60  ft  from  the  fre e wa y e le va t ion  for s ite s  whose  

e le va t ion  is  be low the  fre e wa y



QUE STIONS



Monda y,  Fe brua ry 1 ,  20XXSa m ple  Foote r Te xt
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FREEWAY 
LANDMARK 
MONUMENT
AMENDMENTS

Se a n  Pe se k
Se n ior Pla nne r



BACKGROUND
• Ma y 2004

o Allowe d Fre e wa y La ndm a rk Monum e nts  a s  a  
pe rm it te d  use  with  a pprova l of a  Council Use  
Pe rm it

o Adopte d  the  Fre e wa y La ndm a rk Monum e nt  
De s ign  Guide line s

• April 2006
o Am e nde d the  Fre e wa y La ndm a rk Monum e nt  

De s ign  Guide line s
• Ma y 2024

o Sta ff d ire cte d  by City Council to e xplore  
upda te s  to the  Fre e wa y La ndm a rk Monum e nt  
De s ign  Guide line s

1



STAKEHOLDER ENGAGEMENT
• Two s ta ke holde r focus  groups  we re  he ld  to d iscuss  the  propose d  

cha nge s  on  Se pt  26  a nd Oct  2

• Fe e dba ck Re ce ive d:

o More  fle xib ility in  the  FLM sha pe  (horizon ta l- to-ve rt ica l ra t io)

o More  fle xib ility in  the  proje ct  de s t ina t ion  na m e  pla ce m e nt

 m inim um  s ign  a re a  for the  de s t ina t ion  na m e

 loca t ion  of the  de s t ina t ion  na m e

o Sign  a re a  re qu ire m e nts  shou ld  cons ide r la rge  com m e rcia l s ite s  
tha t  ha ve  le ss  fre e wa y fron ta ge  a nd m ore  a r te ria l fron ta ge



GENERAL RECOMMENDATIONS
• Re pe a l the  e xis t ing  Fre e wa y La ndm a rk Monum e nt  Guide line s  (Re solu t ion )

• Am e nd Se ct ion  11 -73 -7 :  Fre e wa y La ndm a rk Monum e n ts  (FLM) of the  
MZO to include  de ve lopm e nt  s ta nda rds

o Provide  cla rity a nd ha ve  a ll s ta nda rds  in  one  loca t ion

o Include  provis ions  for City Council to a pprove  m odifica t ions  to  
de ve lopm e nt  s ta nda rds

• Re orga n ize  de ve lopm e nt  s ta nda rds

• Modify de ve lopm e nt  s ta nda rds  to be  cons is te n t  with  Billboa rd  re gu la t ions

• Re m ove  ou tda te d  s ta nda rds



SPECIFIC RECOMMENDATIONS
Standard Current Requirements Proposed Amendments

GP Character Area Regional Commercial or Public/Semi-
Public Remove requirement 

Zoning Districts LC, GC, PEP, LI, GI, or PC or ID-2 if 
specified as an allowed use No Change

Minimum Site Area Parcel or development site at least 30 
contiguous acres in size No Change

Frontage Requirement Must have frontage on a freeway and 
intersecting arterial street No Change

Number of FLMs

• 1 per development
• Additional signs considered for larger 

sites (> 60 acres and > 2,000 ft of 
freeway frontage)

• 1 per development
• 1 additional sign permitted on larger sites 
(> 60 acres and > 2,000 ft of freeway 
frontage



SPECIFIC RECOMMENDATIONS
Standard Current Requirements Proposed Amendments

Max. Height

No higher than reasonably necessary to 
be visible from a vehicle approaching on 
the same side of the freeway and located 
within sufficient distance to permit 
vehicles to safely exit

• 60 ft from natural grade within 50 feet of the 
FLM (consistent with Billboard regulations)

• May be exceeded if the site contains unique 
or unusual physical conditions or relationship 
to the freeway that limits visibility

• In no case can it exceed 90 ft

Max. Sign Area
• One sq ft of sign area per 2 lineal feet 

of freeway frontage
• In no case may exceed 750 sq ft

• One sq ft of sign area per 2 lineal feet of 
freeway or arterial frontage

• In no case may exceed 750 sq ft

Dimensional Ratio May not exceed a horizontal to vertical 
ratio of 1:3 Remove requirement

Setbacks Must be located within 200 ft of the 
freeway ROW

• Must be located within 250 ft of the freeway 
ROW

• Consistent with Billboard regulations



SPECIFIC RECOMMENDATIONS
Standard Current Requirements Proposed Amendments

Spacing between 
FLMs

Min. 2,000 ft from an existing or 
approved FLM on the same side of the 
freeway; no more than 3 per one-mile 
stretch of freeway

No Change

Spacing between 
FLMs and Billboards N/A

• Min. 1,000 ft from an existing billboard, 
including billboards on adjacent properties 
or neighboring jurisdictions

• Consistent with Billboard regulations

Spacing between 
FLMs and Residential 
Zoning District or 
residential uses

No less than 10x the proposed FLM 
height

• 500 ft unless a line-of-sight study or balloon 
test demonstrated the FLM will not be 
visible to/from residential uses or district. 

• In no case may be closer than 400 ft
• Consistent with Billboard regulations



SPECIFIC RECOMMENDATIONS
Standard Current Requirements Proposed Amendments

Nighttime Illumination Limited to the sign copy or sign message

• Limited to the sign copy or sign message
• Must be extinguished from 11:00 pm to 

sunrise
• Consistent with Billboard regulations

Electronic Message 
Display – Message 
Sequence Interval

Minimum period of one hour

• 8 seconds
• Consistent with Billboard regulations 

and sign ordinance regulations for 
electronic message displays

Electronic Message 
Display – Lighting 
Intensity

Varies based on time of day and LED 
color

• Intensity shall not exceed 300 nits (in 
full white mode) from sunset to 11:00 
pm

• Illumination must be extinguished from 
11:00 pm to sunrise

• Consistent with Billboard



SPECIFIC RECOMMENDATIONS
Standard Current Requirements Proposed Amendments

Project Identification

• Project or destination name clearly visible and 
located towards the topmost visible portion of 
the FLM and located under any sign 
embellishment.

• At least 20% of the total sign area should be 
used to identify the project or destination 
name. 

• When a FLM contains multiple tenant panels, 
the sign area used for names of individual 
tenants should be considered secondary to the 
project or destination name. 

• The development or destination name shall be 
assigned more sign area and prominence than 
individual tenant or store names. 

• Project or destination name clearly 
visible and located towards the 
topmost visible portion of the FLM or 
located vertically along the side



SPECIFIC RECOMMENDATIONS
Standard Current Requirements Proposed Amendments

Architectural 
Compatibility

Having a form, texture, color, and finish that
incorporates representations complimentary 
to the primary architectural or natural 
features of the associated development or 
feature

No Change

Materials
Having low maintenance, architectural-grade 
surfacing materials such as metal, masonry, 
ceramic tile, glass or stucco

No Change



QUE STIONS



Monda y,  Fe brua ry 1 ,  20XXSa m ple  Foote r Te xt
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