
Planning and Zoning Board     

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

Date: April 10, 2024 Time:  3:00 p.m. 
 
MEMBERS PRESENT:    MEMBERS ABSENT    

 Benjamin Ayers      Troy Peterson      
Jeff Pitcher       Genessee Montes 
Jeffery Crockett       
Jamie Blakeman 
Jayson Carpenter 
 
(*Boardmembers and staff participated in the meeting through the use of telephonic and video 
conference equipment) 
            
STAFF PRESENT:                             OTHERS PRESENT: 
Mary Kopaskie-Brown 
Rachel Nettles    
Jennifer Merrill 
Charlotte Bridges 
Sean Pesek 
Chloe Durfee Daniel 
Kwasi Abebrese 
Christopher Hassert 
Sarah Steadman 
Kirstin Dvorchak 
Alexis Wagner 
 

1 Call meeting to order. 
 

Chair Ayers excused Boardmember Peterson and Boardmember Montes and declared a 
quorum present, the meeting was called to order at 3:02 pm.    

 
2 Review items on the agenda for the April 10, 2024, regular Planning and Zoning Board 

Hearing. 
 
 Staff Planner Kwasi Abebrese presented case ZON23-01002. See attached presentation. 
 
 The Board had no questions for staff. 
 
 Staff Planner Chloe Durfee Daniel presented case ZON23-00743. See attached 

presentation. 
 
 Water Resources Department Director Christopher Hassert explained some of the general 

functions of the pump site in response to a question from Boardmember Crockett. 



MINUTES OF THE APRIL 10, 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 

 
 Staff Planner Jennifer Merrill presented case ZON23-00174. See attached presentation. 
 
 The Board had no questions for staff. 
 
 Staff Planner Sean Pesek presented case ZON22-00779. See attached presentation. 
 
 The Board had no questions for staff. 
 
 Staff Planner Sean Pesek presented case ZON21-00874. See attached presentation. 
 
 Chair Ayers expressed some concern with fire requirements on the site. 
 
 Staff Planner Charlotte Bridges presented case ZON23-00923. See attached presentation. 
 
 Ms. Bridges explained that a user has not yet been identified for lot 3 in response to 

Boardmember Carpenter’s question. 
 
3 Planning Director Update: Upcoming meetings for TOD, the General Plan Public Hearing’s 

and the GPAC. 
 
4 Adjournment. 
 

Boardmember Crockett motioned to adjourn the study session. The motion was seconded 
by Boardmember Carpenter. 
 
The study session was adjourned at 3:56 pm.  

 
Vote (5 – 0; Boardmember Peterson and Montes, absent) 
Upon tabulation of vote, it showed: 
AYES – Ayers, Pitcher, Crockett, Blakeman, Carpenter 
NAYS – None 
 

 
Respectfully submitted,  
 
___________________________________  
Rachel Nettles, Assistant Planning Director  

http://www.mesaaz.gov/


ZON23-01002

April 10, 2024Kwasi Abebrese, Planner II



Request
• Major Site Plan 

Modification and 
amending the 
conditions of Case No. 
Z91-038

• To allow for a 
restaurant with a 
drive-thru facility



Location
• East of Power Road

• North of Broadway Road



General Plan
Mixe d  Use  Activity District
• Strong and viable centers of 

commercial activity that attract 
people to unique shopping and 
entertainment experiences

Transit Corrid or
• Mixed-use, pedestrian-oriented, 

urban environment, particularly 
within walking distance of transit 
stops



Zoning
• Limited Commercial (LC)

• Proposed use is allowed by 
right in the LC district



Site Photo

Looking east towards the site from Power Road



Site Photo

Looking north towards the site from Broadway Road



Site Plan
• Raze existing bank building and 

redevelop the site with a 2,859 
sq. ft. restaurant with a drive-
thru facility

• Access from Power Road and 
Broadway Road

• 28 parking spaces required; 28 
spaces proposed



Landscape Plan



Renderings



Renderings



Citizen Participation
• Notified property owners within 

1000 feet, HOAs and registered 
neighborhoods

 
• No comments received from 

neighboring property owners



Findings
Comp lie s with the  2040 Me sa Ge ne ral Plan 
Me e ts the  re vie w crite ria for Site  Plan Re vie w outline d  in 

Se ction 11-69-5 of the  MZO

Staff recommend s Ap p roval with Cond itions



ZON23-00923

April 10, 2024Charlotte Bridges, Planner II



Request
• Preliminary Plat for a 3-

lot commercial 
subdivision



Location
• South of McKellips Road

• West of Power Road



General Plan
Mixe d  Use  Activity District
• Large scale and regional activity 

areas with a significant retail 
commercial component

• Designed and developed to attract 
customers from a large radius

E McKELLIPS ROAD



Zoning
• Limited Commercial 

(LC)

E McKELLIPS ROAD

LC

LC

RS-9



Site Photo

Looking west from Power Road



Preliminary Plat
• 3-lot commercial 

subdivision



Findings
Comp lie s with the  2040 Me sa Ge ne ral Plan 

Crite ria in Sub d ivision Re g ulations Se ction 9-6-2

Staff recommend  Ap p roval with Cond itions



Preliminary Plat



ZON23-00743
Central Mesa Reuse Pipeline

April 10, 2024Chloe Durfee Daniel, Planner II



Central Mesa Reuse 
Pipeline-Plants

• 10.5 miles of 36” Pipeline
• SEWRP and NWWRP Mods to existing 

effluent pump stations
• New Intermediate Pump Station at 

Thomas & Val Vista
• Designed to deliver 12 MGD average 

flow with a peak flow rate of 18 MGD 
from NWWRP to GRIC turnout

• New pipe initial deliveries to the Gila 
River Indian Community will be about 
9,000 AF/year



Pipeline Alignment



IPS Tank Overflow Hydraulics
• 23.5 ft elevation difference between IPS Tank overflow and GRUSP outfall.
• Design peak flow for CMRP is 18 mgd
• Max flow to GRUSP through overflow was limited to 15 mgd to reduce the heigh 

of the tank and overflow structure.

IPS Tank 
Overflow 
1311.5 ft

GRUSP Outfall 
Elevation = 1288 ft



Request
• Re zone  from GI to  

PS-BIZ, Council Use  
Pe rmit, and  Site  
Plan Re vie w

• To allow for the  
d e ve lop me nt of a 
major utility



Location
• North of Thomas Road

• East of Val Vista Drive



General Plan
Ne ig hb orhood  Villag e  Ce nte r
• p rovid e  for the  re g ular 

shop p ing  and  se rvice  ne e d s of 
the  nearb y p op ulation while  
se rving  as the  focal p o ints for 
the  surround ing  
ne ig hb orhood s



Zoning
• Exiting  zoning  Ge ne ral 

Ind ustrial (GI) with a 
re zone  to  Pub lic and   
Se mi-p ub lic with a Bonus 
Inte nsity Zone  O ve rlay (PS-
BIZ)

• Prop ose d  use  is p e rmitte d  
within PS



Site Photos

Looking northwest towards the site



Context of surrounding area

• SunBurst Shutters

• Estates at Pioneer 
Crossing

• Burden West at 
Pioneer Crossing



Sunburst Shutters
▪ Height of 31’ 4”



Estates at Pioneer Crossing

Approved Product Heights



Estates at Pioneer Crossing

Approved Landscaping for Estates at Pioneer Crossing



Estates at Pioneer Crossing

Main Gate facing Proposed Project



Site Plan
• 25 ft tall steel reclaimed 

water storage tank with 
volume of 0.5± million 
gallons

• Access from Thomas Road
• 13 ft tall 13,300-gallon 

horizontal surge tank
• 17 ft tall electrical building
• Additional equipment on 

site



Alternative Landscape Plan



Rendering

Looking northeast towards the site



Rendering

Looking south from the Loop 202



Rendering

Looking north towards the site from the Thomas Road



Design Review Board
• DRB reviewed the elevations and landscape design 

at their March 12, 2024, work session 
• Staff is working with applicant to address comments
• DRB April 9, 2024, for approval



Design Review Board Comments
Concerns with the lack of screening

• Renderings were updated with a more accurate perspective to better display 
the screening being provided for the site

Requests a different color for the wall and the water tank
• The color of both the wall and the water tank were updated to a more cohesive 

design while still referencing the design of the wall to surrounding communities
Requests lowering of the water tank height to the wall height

• Reduction of tank height is not able to be completed due to project 
requirements

Requests a mural or mesa logo on the water tank
• Artwork will be added to the site. The City will work with an artist to finalize the 

design and a condition of approval has been added to the case to reflect this.



Design Review Board Comments
Concerns with lack of landscaping and trees on the site

• Renderings were updated to better reflect the provided trees and shrubs on the site
Wall design needs to be improved, recommend to move away from matching neighborhood 
wall and move to a green color

• The wall and building were returned to the original darker block (willow green) and 
brick (graphite) color while maintaining the design to be cohesive with the 
surrounding communities

Concerned with perspectives from the future homes facing the project
• Renderings were updated to provide more accurate, eye level perspectives from the 

neighborhood, the Loop 202, and the west side of the site.
Move overflow piping  on the south side of the tank to a different side

• To maintain proper operation of the site and minimize additional impacts, the 
overflow pipe should remain on the south side of the tank 



Bonus Intensity Zone Overlay
Development Standard MZO Required BIZ Proposed 

Maximum Wall Height -
MZO Section 11-30-4(B)1

-Front yards and required street side 
yards

3.5 feet 8 feet

Minimum Building Setbacks - 
MZO Section 11-10-3(A)

-Front and Street Facing Side: 
Collector (Thomas Road)

-Front and Street Facing Side: 
Freeway (202 freeway)

-Rear: Adjacent to Non-residential 
District

20 feet

30 feet

Two or more Stories: 15 feet per story
(30 feet)

1’ 9”

9’ 3”

11’ 2”



Development Standard MZO Required BIZ Proposed 
Required Landscape Yards –
MZO Section 11-33-3.B

-Non-Single Residential Uses Adjacent 
to Other Non-Single Residence

15 feet 0 feet

Required Landscape Yards –
MZO Table 11-10-3.A

- Front and Street Facing Side: 
Collector (Thomas Road)

-Front and Street Facing Side: Freeway 
(202 freeway)

20 feet

30 feet

0 feet

0 feet

Bonus Intensity Zone Overlay



Development Standard MZO Required BIZ Proposed 
Setbacks at Intersections – 
MZO Section 11-30-10

- Arterial with Major/Midsection 
collector

25 feet
23 feet

Setback of Cross Drive Aisles – 
 MZO Section 11-32-4(A)

- Setback from property line 50-foot radius 35’ 5” radius

Bonus Intensity Zone Overlay



Development Standard MZO Required BIZ Proposed 
Perimeter Landscape – Required 
Plant Material – 
MZO Section 11-33-3(A)

- Arterial (Val Vista Drive)

- Collector (Thomas Road)

1 tree and 6 shrubs per 25 linear feet of street 
frontage (5 trees/29 shrubs total)

1 tree and 6 shrubs per 25 linear feet of street 
frontage 

(18 trees/108 shrubs total)

1.27 trees and 5.93 shrubs per 25 
linear feet of street frontage (6 trees/ 

28 shrubs total)

0 trees and 3 shrubs per 25 linear feet 
of street frontage (0 trees/ 59 shrubs 

total)

Bonus Intensity Zone Overlay



Council Use Permit
Se ctio n  1 1 -7 0 -6 (D):

Co uncil Use  Pe rm it Re q u ire d  Find ing s

 Ap p roval of the  p rop ose d  p roje ct will ad vance  the  g oals and  ob je ctive s of and  is consiste nt with the  p olicie s 
of the  Ge ne ral Plan and  any o the r ap p licab le  City p lan and /or p olicie s:

 The  location, size , d e sig n, and  op e rating  characte ristics of the  p rop ose d  p roje ct are  consiste nt with the  
p urp ose s of the  d istrict whe re  it is locate d  and  conform with the  Ge ne ral Plan and  with any o the r ap p licab le  
City p lan or p olicie s;

 The  p rop ose d  p roje ct will not b e  injurious or d e trime ntal to  the  ad jace nt or surround ing  p rop e rtie s in the  
area of the  p rop ose d  p roje ct or imp rove me nts in the  ne ig hb orhood  or to  the  g e ne ral we lfare  of the  City; 
and

 Ad e q uate  p ub lic se rvice s, p ub lic facilitie s and  p ub lic infrastructure  are  availab le  to  se rve  the  p rop ose d  
p roje ct.



Citizen Participation
• Notifie d  p rop e rty owne rs 

within 1,000 ft., HOAs, and  
re g iste re d  ne ig hb orhood s

• Staff has not re ce ive d  any 
e mails or p hone  calls



Findings
 Comp lie s with the  2040 Me sa Ge ne ral Plan 

 Comp lie s with Chap te r 21 of the  MZO  for a BIZ ove rlay

Me e ts CUP re vie w crite ria o f MZO  Se ction 11-70-6(D) 

 Crite ria in Chap te r 69 of the  MZO  for Site  Plan Re vie w

Staff recommend s Ap p roval with Cond itions



Appendix 



Arc Urban Schematic 



Arc Urban Schematic 



Arc Urban Schematic 



Arc Urban Schematic 



Alternative Landscape Plan
Demonstrated Design Principles:
• Plant Variety
• Naturalistic Design
• Compatibility with 

Surrounding Uses
• Water Efficiency
• Storm Water Management
• Plant Viability and Longevity
• Overhead Utility Line 

Easements



Elevations



Elevations



Elevations



Elevations



ZON23-00174

April 10, 2024Jennifer Merrill, Senior Planner



Request
• Re zone  from PEP-

PAD-PAD and  LC-
PAD-PAD to  LC, and  
Site  Plan Re vie w

• Pre liminary Plat

• To allow for a larg e  
comme rcial 
d e ve lop me nt



Location
• North of Ellio t Road
• We st sid e  of Ellsworth 

Road



General Plan
Mixe d  Use  Activity, Community-Scale
• Uniq ue  shop p ing  and  

e nte rtainme nt exp e rie nce s
• Se rve s a four-mile  rad ius
Me sa Gate way Strate g ic 
De ve lop me nt Plan – Mixe d  Use  
Community
• Live /work/p lay
• Walkab le  stre e tscap e s



Zoning
• Existing : Limite d  Comme rcial 

with two Planne d  Area 
De ve lop me nt ove rlays (LC-PAD-
PAD) and  Planne d  Emp loyme nt 
Park with two PADs (PEP-PAD-
PAD)

• Prop ose d : LC
• Hote ls, Re tail/Comme rcial use s 

are  p e rmitte d  in LC



Site Photo

Looking  southwe st from 
Ellsworth Road



Site Plan
• Parce l 1: Hote l
• Parce l 2: Drive -throug h 

coffe e shop  (Dutch Bros)
• Parce l 3: Pad  B and  Shop s A
• Parce l 4: Pad  C
• Parce l 5: Drive -throug h 

re staurant (Arb y’s)
• O utd oor seating
• 7 to tal acce ss p o ints (4 

inte rnal)



Preliminary Plat
• 5 p rop ose d  lo ts

• Cross acce ss and  re cip rocal 
p arking  ease me nts

• Cross-acce ss with ad jace nt 
d e ve lop me nts



Landscape Plan



Renderings



Renderings



Citizen Participation
• Notifie d  p rop e rty owne rs 

within 1,000 ft., HOAs, and  
re g iste re d  ne ig hb orhood s

• Virtual Me e ting  he ld  on Ap ril 
18, 2023 – no  me mb e rs of the  
p ub lic atte nd e d

• Staff has not re ce ive d  any 
inq uirie s ab out the  p ro je ct



Findings
Comp lie s with the  2040 Me sa Ge ne ral Plan 
Comp lie s with the  Gate way Strate g ic De ve lop me nt Plan
Me e ts the  re vie w crite ria for Site  Plan Re vie w
Conforms with the  re q uire me nts in Se ction 9-6-3 of the  Me sa City 

Cod e  for Pre liminary Plat ap p roval

Staff recommend s Ap p roval with Cond itions



ZON22-00779

April 10, 2024Sean Pesek, Senior Planner



Request
• Council Use  Pe rmit

• To allow a fre e way 
land mark monume nt 
(FLM) sig n within 
Galle ry Park



Location
• East sid e  of Powe r Road

• North sid e  of Ray Road

• Northe rn p ortion of Galle ry 
Park



General Plan
Mixe d  Use  Activity 
• Community and  re g ional 

activity area that usually has a 
sig nificant re tail comme rcial 
comp one nt

Me sa  Gate way Strate g ic 
De ve lop me nt Plan – Inne r 
Loop
• Provid e  hig h-q uality mixe d -use  

d e ve lop me nt



Zoning
• Limite d  Comme rcial with a 

Council Use  Pe rmit and  
Planne d  Area De ve lop me nt 
O ve rlay (LC-CUP-PAD)

• Prop ose d  FLM is p e rmitte d  
within LC with a CUP



Site Photo

East from Powe r Road



Site Plan



Elevations



Renderings



Modifications to FLM Guidelines
Standard FLM Guideline Proposed 
Sign Area for Destination Name At least 20% of the total sign area should be 

used for the project or destination name
9% of the total sign area is used for the project 

or destination name

FLM Separation No closer than two thousand feet (2,000’) from 
an existing or approved Freeway Landmark 
Monument on the same side of the freeway

776 feet from an existing Freeway Landmark 
Monument on the same side of the freeway 

(Located in the Town of Gilbert)

FLM Maximum Sign Area Maximum 1 square foot of total sign area per 2 
lineal feet of freeway frontage, not to exceed 

750 square feet (535.5 square feet for the 
Proposed Project)

1,526 square feet of total sign area 

Electronic Message Display The display is limited to text messages only, 
with no animation or video

The electronic display includes static text and 
graphics 

Electronic Message Display Interval Each message shall be displayed for a 
minimum period of one hour

Each message shall be displayed for a 
minimum of 8 seconds before changing 



Council Use Permit
Se ctio n  1 1 -7 0 -6 :

Co uncil Use  Pe rm it Re q u ire d  Find ing s

 The  use  is found  to  b e  in comp liance  with the  Ge ne ral Plan and  o the r re cog nize d  d e ve lop me nt p lans or p olicie s, 
and  will b e  comp atib le  with surround ing  use s;

 The  location, size , d e sig n, and  op e rating  characte ristics of the  p rop ose d  p roje ct are  consiste nt with the  p urp ose s 
of the  d istrict whe re  it is locate d  and  conform with the  Ge ne ral Plan and  with any o the r ap p licab le  City p lan or 
p olicie s;

 The  p rop ose d  p roje ct will not b e  injurious or d e trime ntal to  the  ad jace nt or surround ing  p rop e rtie s in the  area of 
the  p rop ose d  p roje ct or imp rove me nts in the  ne ig hb orhood  or to  the  g e ne ral we lfare  of the  City; and

 Ad e q uate  p ub lic se rvice s, p ub lic facilitie s and  p ub lic infrastructure  are  availab le  to  se rve  the  p rop ose d  p roje ct.



Citizen Participation
• Notifie d  p rop e rty owne rs within 

1,000 ft., HOAs, and  re g iste re d  
ne ig hb orhood s on Aug ust 16, 
2022

• Virtual me e ting  he ld  on Aug ust 
30, 2022, with no  atte nd e e s

• Staff has not b e e n contacte d  from 
inte re ste d  p artie s



Findings
Comp lie s with the  2040 Me sa Ge ne ral Plan 
Comp lie s with Gate way Strate g ic De ve lop me nt Plan
Comp lie s with the  re vie w crite ria for a CUP in Se ction 11-70-6
Comp lie s with the  re vie w crite ria for a FLM in Se ction 11-43-7
 Fre e way Land mark Monume nt Guid e line s

Staff recommend s Ap p roval with Cond itions



ZON21-00874

April 10, 2024Sean Pesek, Senior Planner



Request
• Re zone  from LC to  

RM-2-PAD and  Site  
Plan Re vie w

• To allow for a 
multip le  re sid e nce  
d e ve lop me nt



Location
• We st sid e  of Sossaman Road

• North of Main Stre e t

• Existing  strip  comme rcial 
ce nte r to  the  south

• Maricop a County re sid e ntial to  
the  east



General Plan
Ne ig hb orhood  with a  Sub urb an 
Sub typ e
• Provid e  safe  p lace s for p e op le  

to  live  whe re  the y can fe e l 
se cure  and  e njoy the ir 
surround ing  community

• RM-2 is a p rimary zoning  d istrict
• Multip le  Re sid e nce  is a p rimary 

use



Zoning
• Existing  zoning : LC

• Prop ose d  zoning : RM-2-PAD

• Prop ose d  use  is p e rmitte d  in 
the  RM-2 zone



Site Photo

We st from Sossaman Road



Site Plan
• 37 units; 13.45 DU/AC
• Ce ntralize d  ame nity 

sp ace
• Acce ss from Sossaman 

Road
• 78 p arking  sp ace s 

re q uire d ; 80 sp ace s 
p rop ose d  (37 carp ort 
sp ace s)



Landscape Plan



Elevations



Elevations



Renderings



Renderings



Renderings



Planned Area Development
Development Standard MZO Required PAD Proposed 

Minimum Yards – 
MZO Table 11-5-5
-Interior Side and Rear: 3 or more units on lot 
(north and west property lines)

15 feet per story
(30 feet total)

6 feet total (North Property Line)
24 feet total (West Property Line)

Minimum Separation Between Buildings on 
Same Lot – 
MZO Table 11-5-5
-Two-story building

30 feet 12 feet

Materials – 
MZO Section 11-5-5(B)(5)(b) Buildings must contain 2 primary materials, each covering at 

least 25% of the exterior walls
Plan A must contain 2 primary materials, each covering at 

least 9% of the exterior walls
Required Landscape Yards – 
MZO Section 11-33-3(B)(2)
-Non-Single residence adjacent to non-single 
residence

15-foot landscape yard 6 feet (north)
10 feet (west)
8 feet (south)

Required Landscape Yard Plant Material – 
MZO Section 11-33-3(B)(2)(c)
-Non-single residence uses adjacent to non-
single residence (north property line)

17 non-deciduous trees and 110 shrubs 5 non-deciduous trees and 64 shrubs



Citizen Participation
• Notifie d  p rop e rty owne rs 

within 1,000 ft., HOAs, and  
re g iste re d  ne ig hb orhood s

• Virtual Me e ting s he ld  on 
O ctob e r 20, 2021 and  
Nove mb e r 15, 2021

• Staff has not b e e n d ire ctly 
contacte d  b y inte re ste d  
p artie s



Findings
Comp lie s with the  2040 Me sa Ge ne ral Plan 

Comp lie s with Chap te r 22 of the  MZO  for a PAD ove rlay

Crite ria in Chap te r 69 of the  MZO  for Site  Plan Re vie w

Staff recommend s Ap p roval with Cond itions
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