
             
     
 

City Council 
 
Date: November 15, 2021 

To: City Council 

Through: Christopher J. Brady, City Manager 

From: Jeff McVay, Manager of Downtown Transformation 
 Angelica Guevara, Downtown Transformation Project Manager 

Subject: Starpoint at Dobson Station (District 3) 
 Approving and authorizing the City Manager to enter into a 

Development Agreement, A Government Property Lease Excise Tax 
(GPLET) Lease Agreement, and a Perpetual Easement Agreement for 
the development of 6.08± acres of privately-owned property located at 
139 North Dobson Road, north of the northeast corner of West Main 
Street and North Dobson Road.   

 
Purpose and Recommendation 

 
Consider the proposed Development Agreement, a Government Property Lease Excise 
Tax (GPLET) Lease, and a Perpetual Easement Agreement. The three agreements 
would allow the redevelopment of 6.08± acres of privately-owned real property in west  
Mesa.  The proposed agreements will facilitate the construction of a four-story multi-
family building, totaling 277,000± square feet (SF), with approximately 245 market rate 
residential apartments with resort-style amenities (Exhibit A) (the “Project”).  A Perpetual 
Easement Agreement will provide public access from Dobson Road through two central 
thoroughfares to the Valley Metro Park and Ride and Sycamore Station Transit Station.  
The developer will also provide a perpetual access easement benefitting Mesa Public 
Schools and will facilitate the elimination of an existing property lease at no cost to Mesa 
Public Schools.  The proposed development will create market-rate multi-family housing, 
create jobs, increase revenues to the City, and reduce slum and blight conditions within 
the West Redevelopment Area and the City’s single Central Business District.  Staff 
recommends approval of the proposed Development Agreement, the GPLET, and the 
Perpetual Easement Agreement. 

 
Background 

 
The City was approached by the developer (Dobson Properties Sub-Fund, LLC) 
requesting a GPLET to help facilitate the redevelopment of the underutilized parking 
area, located north of the northeast corner of West Main Street and North Dobson 
Road, totaling 6.08± acres.  The property was originally developed into a parking lot 
serving Tri-City Mall in 1968. In the 1980’s through the 1990’s, the mall declined due to 
increased competition from other new malls.  Eventually, the anchor stores closed, and 



Tri-City Mall was demolished in 1999.  At the same time, the current in-line retail stores 
anchored by the Safeway grocery store were built on the adjacent parcel.  With close 
proximity to the Sycamore Station light rail stop, a bus transit station, and services and 
amenities the proposed market-rate multifamily, transit-oriented development is an 
appropriate redevelopment of the property. 

 
Earlier this year, Council approved changes to the zoning, which has allowed this 
project to receive planning and zoning approval.  The developer is currently preparing 
construction drawings to submit to the City for permit review by the end of the month. 

 
 
Discussion 

 
The following provides a summary of the primary deal points for the Development 
Agreement, the GPLET, and the Perpetual Easement Agreement: 

 
Minimum Project Requirements: 

 

1. The Project includes the construction of the following minimum 
improvements:  

a. A 277,000 sf, four-story multi-family development with 245 market 
rate units consisting of: 

i. 25 studio units 
ii. 127 one-bedroom units 
iii. 93 two-bedroom units 

b. On-site amenities consisting of:  
i. Fitness center 
ii. Community room 
iii. Co-op for residents offering co-working space and a coffee bar 
iv. Resident package delivery and receiving 
v. Dog run and pet washing station 
vi. Bike storage area 
vii. A pool, spa, cabanas, hammocks, and game court 
viii. Covered parking for a minimum of 50% of resident parking 
ix. 10 electric car charging stations to serve 20 vehicles, expandable to 

20 electric car charging stations that serve 40 vehicles.  In addition, a  
x. 220-amp electric outlet capable of charging an electric vehicle will be 

provided within each garage (45). 
c. Quality unit amenities including:  

i. Private deck, balcony, or patio in at least 50% of the units 
ii. Higher-end finishes,  
iii. Energy efficient fixtures, and high-speed internet. 

d. Exterior high-quality design including:  
i. three high quality and durable exterior building materials 
ii. windows with Low-E glazing 
iii. Cool roof 
iv. Sign to incorporate neon 



v. Pedestrian areas with specialty paving materials 
vi. Minimum of 36” box size trees to be planted along public 

streets. 

e. Project will be designed to comply with green/sustainable building rating 
method, such as WELL Building, Fitwel, LEED, or Green Globes. 

 
 
Terms of Development Agreement: 

 

Developer Obligations: 
1. Construct the Project as provided in the minimum Project requirements 

(outlined above). 
2. Public Improvements: 

a. Perpetual access easement benefitting Mesa Public Schools which provides 
a north-south access route for school buses, student drop-off and pick up 
for Webster Elementary School and Webster Recreation Center. 

i. Developer will either purchase the adjacent southern parcel of narrow 
land that exists on the south side of Webster Elementary School to 
transfer to the school district or will design and install improvements 
adjacent to the school’s southern property line that will permit MPS to 
save on the current costs associated with using the existing drive 
aisle.   

b. Thoroughfare Easement providing public vehicular access through the 
Project via two east-west drive aisles connecting Dobson Rd to Valley 
Metro’s Park and Ride Facility and Mesa’s Transit Station.  The easement 
will also provide additional access route for emergency personnel, solid 
waste, and recycling services. 

c. Installation and maintenance of enhanced streetscape for Dobson Road 
d. Design, installation, and maintenance of two public art installations within 

the project.  Artist selection to be coordinated with the Mesa Arts Center for: 
e. A “Hero’s Refrigerator” with beverages for first responders including police, 

fire fighters, and emergency medical technicians. 
f. City use of the community room two times per year free of charge. 

3. Relocate existing utility infrastructure as needed to allow development of the 
building as proposed. 

4. Use of City sewer, water, solid waste, and recycling services. 
 
City Obligations: 

1. If certain obligations of developer are met, enter into a GPLET Lease (described 
below). 

2. Provide a customized plan review schedule. 
 

The Government Property Lease Excise Tax (GPLET) statutes (A.R.S. §§ 42-6201 et seq.) 
allow, following completion of construction, the developer to convey the property and 
improvements to the City, and the City to then lease the property and private improvements 
back to the developer in accordance with the GPLET lease agreement.  Located within 
Mesa’s West Redevelopment Area and Central Business District, the Project is eligible for 



abatement of property taxes during the 8-year GPLET lease term. 
 
In compliance with the GPLET statute A.R.S. § 42-6209, the City obtained a professional 
analysis of the economic and fiscal benefit of the Project, attached as Exhibit B. The 
analysis confirms that the proposed Project meets the statutory requirements for approval 
of a GPLET lease with an eight year property tax abatement: 1) the property is located 
within the City’s single, designated Central Business District and is entirely located within a 
slum or blighted area (Mesa’s West Redevelopment Area), 2) the Project will increase the 
value of the land by greater than 100%, and 3) the Project is projected to generate greater 
revenues to the state, county, and city ($3.9 Million) than the property taxes abated ($2.3 
Million). The analysis further projects that during the abatement period, the project will 
generate $574,000 in direct revenues to the City, $2.6 Million in indirect economic benefit, 
and directly and indirectly support 512 jobs. 
 
A primary concern with GPLET projects is the reduction in school district property taxes. To 
address this concern, the City negotiated an “in-lieu” payment by the developer to the 
school districts (Mesa Public Schools, Maricopa Community Colleges, and East Valley 
Institute of Technology). The in-lieu payment is equal to the school district tax revenues 
that the 6.08± acres would generate, as vacant property, over the course of the abatement 
period. After the first year, a five percent escalator was added to each year to account for 
typical property value increases. In total, the in-lieu payments equal $210,889. In further 
compliance with the GPLET statutes, the City provided notice to the impacted taxing 
authorities at least 60 days in advance of Council’s consideration of the lease and 
development agreement, and provided the independent economic benefit analysis to the 
impacted taxing authorities at least 30 days in advance of Council consideration. 
 
Key Compliance Dates 

 Obtain Zoning Clearance by November 30, 2021. 
 Commence construction on or before March 31, 2022. 
 Complete construction on or before June 30, 2024. 

 
 
Fiscal Impact: 
During the term of the GPLET Lease, the developer will pay to the City $10,000 a 
year in rent and a $5,000 buy-back fee, both of which cover the City’s cost to 
administer the GPLET. 
 
The project is estimated to generate $3.9 Million in construction sales tax, of which 
$574,000 would go to the City of Mesa.  On-going sales tax revenues from rents and 
taxable sales are estimated at $82,000 to the City over the eight-year lease period.  
At year nine, the estimated secondary property tax revenue is $31,045 a year.  In 
addition, City water, wastewater, and solid waste will gain 245 new residential 
accounts. 

 
Coordinated With 
The agreement terms were coordinated with the City Manager’s Office, City Attorney’s 
Office, and the Development Services Department. 



 
Alternatives 

 
Modify terms to the proposed Development Agreement, GPLET Lease, or Perpetual 
Easement Agreement. 

 
Denial of the proposed agreements. 

 
Attachments 

 
Exhibit A: Project Site Plan, Exterior Elevations, and Landscape Improvements 

Exhibit B: Economic Benefit Analysis 

  





 



 



 



 



 

 

  



 



 
 



 

 



 

 


