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A. Introduction and Project Overview 

 
On behalf of SA Recycling, LLC, this application is a request for approval of a Special Use Permit 
(SUP) for a recycling collection facility, Site Plan, and Design Review for the approximately 0.97 
net acre property located approximately 215 feet north of the northwest corner of Sothern 
Avenue and Center Street, otherwise commonly known as Maricopa County Assessor’s Parcel 
Numbers 139-32-019 and 139-32-018 (cumulatively, the “Property”). See Tab A, Aerial Map. The 
Property is currently improved with two small structures and has been utilized for industrial and 
outdoor storage uses. Based on a review of records available online and those made available via 
a records requests from the City of Mesa, no approved site plan exists for the Property.  
 
SA Recycling purchased the Property in 2024 and intends to relocate its existing facility currently 
located in the immediate vicinity at 12 W Southern, to the Property. See Tab B, Relationship to 
Existing Facility. SA Recycling’s existing operation fronts Southern Avenue and is encumbered by 
an SRP well site, which hinders site operations. The Property, which is surrounded by similar GI 
uses, provides a more appropriate setting for SA Recycling and will allow for more efficient 
operation of their business.    
 

B. Relationship to Adjacent Properties 

 
The Property is located in an area characterized by industrial uses. To the north, east, and south 
are properties zoned GI with small industrial offices and outdoor storage uses. The Property’s 
western perimeter is bordered by 100’ of right of way owned by Southern Pacific Railroad, 
beyond which is a residential community zoned RS-6. The Property fronts Center Street.  
 

C. General Plan and Zoning 

 
The City of Mesa General Plan Land Use Map and designates the Property as Employment, the 
focus of which is to provide large areas devoted primarily to industrial, office, warehousing, and 
related uses. See Tab C, General Plan Map. The Property is zoned General Industrial (GI) which 
is the zoning applied to the Property at the time of its annexation into the City of Mesa in 1963. 
See Tab D, Zoning Map.  

 

D. Proposed Development   
 
SA Recycling proposes to operate on the Property a metal recycling collection facility, wherein 
individuals can deliver/sell materials for further processing at a separate facility owned by SA 
Recycling in the City of Phoenix. No processing will occur on site and truck deliveries from the 
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Property to the processing facility are not anticipated to exceed one per day. The proposed site 
plan contemplates two structures for employee offices, customer intake, and indoor storage of 
collected recyclable material. Additionally, two scales for weighing materials to be recycled and 
a temporary collection area are proposed. Per the requirements of MZO 11-31-23, the Property 
exceeds the 100’ separation requirement from residential zoning districts.  
 
In redeveloping the Property, SA Recycling proposes to keep the original structure located on 
APN 139-32-019, which according to historical aerials appeared between 1959 and 1969. See Tab 
E, Historical Aerial. This building comprises approximately 2,078 square feet and will be utilized 
as an office. Additional structures subsequently added to the original structure on this parcel will 
be removed. The existing structure on APN 139-32-018 will also be preserved and utilized for 
storage of collected materials. This building comprises approximately 3,200 square feet. Both 
buildings are constructed of durable, high-quality materials such as stucco, masonry, and metal. 
See Tab F, Site Plan.  
 
Both remaining structures were initially built on the street-facing property line and are thus 
legally non-conforming with the 20-foot front setback required by the Mesa Zoning Ordinance 
today. Because no initial site plan exists, a new site plan approval is requested and a Substantial 
Conformance Improvement Plan has been submitted under separate cover to accommodate the 
non-conforming structures.  
 
SA Recycling intends to combine the two parcels comprising the Property. See Tab G, Lot 
Combination Exhibit. Primary access to the site will be via Center Street with customers entering 
on the east side of the Property through a gated driveway. Customers will maneuver through 
Scales #1 and #2 to determine the weight of the recyclable material before exiting the Property 
through the same gated driveway.  Secondary access is proposed via a new gate at the existing 
screen wall along the existing right of way on the west side of the Property, which will be utilized 
for transport of collected recyclable material. Fire and refuse access will be exclusively from 
Center Street.  
 
As detailed in the included Drainage Report, the Project will provide for, at a minimum, storm 
water storage for the runoff volume resulting from a 100-year, 2-hour storm event for the site. 
The proposed drainage design plan includes underground retention located on site with dry wells 
to drain the retention basins. The location of the retention basins and dry wells are depicted in 
Exhibit G of the Drainage Report.  
 
Conformance with Standards for Specific Use 
 
Section 11-31-23 of the MZO provides specific standards for Recycling Collection Facilities. The 
Project will conform with the following standards: 

1. Location: The recycling facility will be established in conjunction with SA Recycling’s 
commercial use of the Property and will not obstruct pedestrian or vehicular circulation.  
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2. Minimum Distance: The Property is located in an area characterized by industrial uses. 
The nearest residential zoning is over 100’ away from the Property’s western property 
line and is separated by the Union Pacific rail line.  

3. Maximum Size: Because the collection facility occupies more than 1,000 square feet and 
includes permanent structures it qualifies as a Large Collection Facility.  

4. Power-Driven Processing Equipment: No processing will occur on site. The Property will 
only be utilized for recycling collection and collected materials will be transported to a 
separate SA Recycling site in another jurisdiction for processing.  

5. Storage Container: Collected materials will be deposited in containers and stored in the 
collection area, which is screened by an 8’ high wall, or within the indoor collection area.   

6. Maintenance: The facility will be properly maintained and kept free of undesirable 
materials.   

7. Required Container Information: The facility and all containers will be clearly marked 
with the required information.  

8. Reduction of Parking: Sufficient parking is provided pursuant to the applicable parking 
ratios.  

 

E. Special Use Permit  
 
As detailed below, the proposed development meets the criteria for a Special Use Permit 
pursuant to MZO 11-70-5.  
 

1. Consistent with the policies of the General Plan 
 
The proposed use is consistent with the Property’s General Plan land use designation of 
Employment, which supports industrial and related uses. It is also consistent with the 
General Plan’s strategic goal of encouraging infill and redevelopment to meet the 
community’s strategic needs. This project will leverage existing resources in an area 
already characterized by industrial uses. Additionally, the proposed use will also 
contribute to the resiliency and sustainability of the City, one of the guiding principles of 
the General Plan. SA Recycling’s operations will contribute to a circular economy within 
the City, collecting recyclable material from the City’s waste streams and ultimately 
returning those materials to productive use through its relationship with CMC Steel, an 
important employer and economic engine within the City.  
 

2. Location, size, design, and operating characteristics of the proposed project are 
consistent with the purposes of the district where it is located and conform with 
the General Plan and with any other applicable City plan or policies. 

 
The Property is located in an area that is characterized by industrial uses and is 
surrounded by GI zoned properties. Moreover, SA Recycling is already operating at its 
existing facility located just ~200 feet away, which demonstrates its compatibility with the 
area. The proposed use meets the zoning ordinance criteria for a Recycling Collection 
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facility with proper screening and separation from residential districts. The are no 
applicable planning overlays for the Property.  
 

3. Proposed project will not be injurious or detrimental to the adjacent surrounding 
properties in the area, nor with the proposed project or improvements be 
injurious or detrimental to the neighborhood or to the general welfare of the City. 

 
The proposed project will not negatively impact the surrounding area. As detailed above, 
SA Recycling already operates a comparable facility approximately 200 feet away. The 
new location is removed from Southern Avenue and offers a more compatible context for 
site operations. The project will also utilize existing structures, further minimizing impact 
to surrounding properties. Lastly, the proposed use will actually improve the general 
welfare of the City by offering recycling services that will positively impact the City’s waste 
stream.  
 

4. Adequate public services, public facilities, and public infrastructure are available 
to serve the project.  

 
The Property is located in an established industrial area that includes sufficient infrastructure to 
support the proposed use.   
 

F. Adherence with Site Plan Review Criteria 

The Project has been designed to adhere to the Site Plan Review (SPR) criteria specifically 
noted in Ordinance Section 11-69-5.A - Review Criteria as follows:    

 
A. The project is consistent with and conforms to the adopted General Plan and any 

applicable sub-area or neighborhood area plans (except no analysis of the use if it is 
permitted in the zoning district on the property), is consistent with the development 
standards of this Ordinance, and is consistent with and meets the intent of any applicable 
design guidelines. 
 
Response:  The Project complies with this requirement.  The Property has a General Plan 
designation of Employment, which the General Plan describes as “large areas devoted 
primarily to industrial, office, warehousing and related uses.”   Employment areas also 
provide for a wide range of employment opportunities in high-quality settings.  The 
proposed development is a quality industrial use in a context appropriate setting that will 
provide a valuable service to the City of Mesa.     

 
B. The project is consistent with all conditions of approval imposed on the property whether 

by ordinance, resolution or otherwise. 
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Response:  The Project complies with all applicable requirements of the Zoning 
Ordinance, except as outlined in the SCIP application, which has been submitted under 
separate cover.  The design also addresses or responds to the review comments provided 
by the Planning Division in its Pre-Submittal Review, document titled “1st Review 
Consolidated Comments, dated May 2, 2024. 

 
C. The overall design of the project, including but not limited to the site layout, architecture 

of the buildings or structures, scale, massing, exterior design, landscaping, lighting, and 
signage, will enhance the appearance and features of the site and surrounding natural 
and built environment. 
 
Response:  The Project and its site design and orientation is designed to be compatible 
with the site design and architecture of the surrounding industrial area while providing 
superior aesthetics.  

 
D. The site plan is appropriate to the function of the project and will provide a suitable 

environment for occupants, visitors, and the general community. 
 
Response:  The site design allows for efficient operation while providing sufficient 
screening from public view. Compliance with MZO site and landscape design 
requirements, except as detailed in the accompanying SCIP application, and City of Mesa 
Quality Development Design Guidelines provides a professional and suitable 
environment.  

 
E. Project details, colors, materials, and landscaping are internally consistent, fully 

integrated with one another, and used in a manner that is visually consistent with the 
proposed architectural design. 
 
Response:  The Project provides details, colors, materials, and landscaping that are 
internally consistent and integrated in a manner visually consistent with the architectural 
design, creating a cohesive aesthetic throughout. 
 

F. The project is compatible with neighboring development by avoiding big differences in 
building scale and character between developments on adjoining lots in the same zoning 
district and providing a harmonious transition in scale and character between different 
districts. 
 
Response:  Utilizing the existing structures, the Project’s site design is compatible with 
the site design and architecture of the surrounding industrial area while providing 
superior aesthetics. 

 
G. The project contributes to the creation of a visually interesting built environment that 

includes a variety of building styles and designs with well-articulated structures that 
present well designed building facades, rooflines, and building heights within a unifying 



Page 9 of 13 
 

context that encourages increased pedestrian activity and promotes compatibility among 
neighboring land uses within the same or different districts. 
 
Response:  As described herein, the Project will utilize existing structures and has a site 
design and orientation that is consistent and compatible with the surrounding industrial 
uses.  

 
H. The streetscapes, including street trees, lighting, and pedestrian furniture, are consistent 

with the character of activity centers, commercial districts, and nearby residential 
neighborhoods. 
 
Response:  The Project will maintain the existing non-conforming structures located on 
the street frontage. The Project meets the purpose and intent of the SCIP process, which 
is to encourage improvements and reinvestment into existing developed, non-
conforming sites without requiring comprehensive redevelopment. This allows the 
Applicant to bring the site into substantial compliance with the City of Mesa Zoning 
Ordinance, while recognizing existing site constraints.  Satisfying the SCIP criteria 
generally means the proposed improvements reflect the greatest possible degree of 
compliance for each specific requirement prescribed in the Zoning Ordinance. 

 
I. Street frontages are attractive and interesting for pedestrians and provide for greater 

safety by allowing for surveillance of the street by people inside buildings and elsewhere. 
 
Response:  The Project will maintain the existing non-conforming structures located on 
the street frontage, which will allow for surveillance of the street by people inside the 
buildings. However, given the GI zoning and industrial characteristics of the surrounding 
area, minimal pedestrian activity is anticipated. 
 

J. The proposed landscaping plan is suitable for the type of project and site conditions and 
will improve the appearance of the community by enhancing the building and site design; 
and the landscape plan incorporates plant materials that are drought-tolerant, will 
minimize water usage, and are compatible with Mesa's climate. 
 
Response:  Where applicable, the landscape design features native desert plants and 
appropriate trees, shrubs, and ground cover materials to accentuate the natural 
environment.  

 

G. Adherence with Design Review Criteria 
 

A. Design Review Criteria  
 

The project has been designed to adhere to the Design Review (DR) criteria specifically 
noted in Ordinance Section 11-71-6.A - Review Criteria.   
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1) The project is consistent with the applicable goals, objectives and policies of the 

General Plan and any applicable sub-area or neighborhood area plans; all of the 
development standards of this ordinance; other adopted Council policies, as may be 
applicable; and any specific conditions of approval placed on the zoning of the 
property. 
 

Response:  The Property has a General Plan designation of Employment, which the 
General Plan describes as “large areas devoted primarily to industrial, office, warehousing 
and related uses.”   Employment areas also provide for a wide range of employment 
opportunities in high-quality settings.  The proposed development is a quality industrial 
use in a context appropriate setting that will provide a valuable service to the City of 
Mesa. The Project complies with all applicable requirements of the Zoning Ordinance, 
except as outlined in the SCIP application, which has been submitted under separate 
cover.  The design also addresses or responds to the review comments provided by the 
Planning Division in its Pre-Submittal Review, document titled “1st Review Consolidated 
Comments, dated May 2, 2024. 

 
2) The overall design of the project including its scale, massing, site plan, exterior design, 

and landscaping will enhance the appearance and features of the project site, the 
street type, and surrounding natural and built environment. 
 

Response:  The Project and its site design and orientation is designed to be compatible 
with the site design and architecture of the surrounding industrial area while providing 
superior aesthetics. 

 
3) The overall design will create a distinctive and appealing community by providing 

architectural interest in areas visible from streets, sidewalks, and public areas. 
 

Response:  The Project will maintain the existing non-conforming structures located on 
the street frontage. The Project meets the purpose and intent of the SCIP process, which 
is to encourage improvements and reinvestment into existing developed, non-
conforming sites without requiring comprehensive redevelopment. This allows SA 
Recycling to bring the site into substantial compliance with the City of Mesa Zoning 
Ordinance, while recognizing existing site constraints.  Satisfying the SCIP criteria 
generally means the proposed improvements reflect the greatest possible degree of 
compliance for each specific requirement prescribed in the Zoning Ordinance. 

 
4) The project site plan is appropriate to the function of the project and will provide a 

suitable environment for occupants, visitors, and the general community. 
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Response:  Utilizing the existing structures, the Project’s site design is compatible with 
the site design and architecture of the surrounding industrial area while providing 
superior aesthetics. 

 
5) Project details, colors, materials, and landscaping, are internally consistent, fully 

integrated with one another, and used in a manner that is visually consistent with the 
proposed architectural design and creates a safe, attractive and inviting environment 
at the ground floor of buildings on sides used by the public 
 

Response:   The Project will utilize an internally consistent aesthetic that is compatible 
with the industrial character of the surrounding area.  

 
6) The project is compatible with neighboring development by avoiding big differences 

in building scale and character between developments on adjoining lots in the same 
zoning district and providing a harmonious transition in scale and character between 
different districts. 
 

Response:  As described herein, the Project will utilize existing structures and has a site 
design and orientation that is consistent and compatible with the surrounding industrial 
uses. 

 
7) The project contributes to the creation of a visually interesting built environment that 

includes a variety of building styles and designs with well-articulated structures that 
present well designed building facades on all sides, rooflines, and building heights 
within a unifying context that encourages increased pedestrian activity and promotes 
compatibility among neighboring land uses within the same or different districts. 
 

Response:  Utilizing the existing structures, the Project’s site design is compatible with 
the site design and architecture of the surrounding industrial area while providing 
superior aesthetics. 

 
8) The project creates visual variety and relief in building and avoids a large-scale, bulky, 

or box-like appearance.  
 

Response:  Utilizing the existing structures, the Project’s design is compatible with 
the small-scale industrial uses in the surrounding area.   

 
9) The streetscapes, including street trees, lighting, and pedestrian furniture, are 

consistent with the character of activity centers, commercial districts and nearby 
residential neighborhoods. 
 

Response:  The Project design presents a streetscape that is fully compliant with the 
landscaping and development standards as defined by the MZO and Quality Development 
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Design Guidelines, except as outlined herein. Enhanced landscaping is proposed with 
additional trees along the street frontages and all trees upgraded to 36-inch box to 
provide an attractive streetscape upon initial development. In areas accessible to the 
public, parking, sidewalks, landscaping, lighting, and the façade design of the building all 
contribute to the creation of a high-quality light industrial business environment. 

 
10) Street frontages are attractive and interesting for pedestrians and provide for greater 

safety by allowing for surveillance of the street by people inside buildings and 
elsewhere. 
 

Response:  The Project will maintain the existing non-conforming structures located on 
the street frontage, which will allow for surveillance of the street by people inside the 
buildings. However, given the GI zoning and industrial characteristics of the surrounding 
area, minimal pedestrian activity is anticipated. 

 
11) The proposed landscaping plan is suitable for the type of project and site conditions 

and will improve the appearance of the community by enhancing the building and site 
design; and the landscape plan incorporates plant materials that are drought-tolerant, 
will minimize water usage, and are compatible with Mesa's climate.    
 

Response:  The landscape design features native desert plants and appropriate trees, 
shrubs, and ground cover materials to accentuate the natural environment. The plants 
require minimal irrigation beyond establishment, and as native varieties should thrive 
with naturally occurring rainfall. Parking areas are screened with patterned masonry walls 
and landscape trees and shrubs. Enhanced landscaping is proposed with additional trees 
along the street frontages and all trees upgraded to 36-inch box to provide an attractive 
streetscape upon initial development. 

 
12) The project has been designed to be energy efficient including, but not limited to, 

building siting, and landscape design.  The project also mitigates the effects of solar 
exposure for users and pedestrians.  For purposes of this criterion, buildings that meet 
environmental standards such as LEED™, Green Globes, or equivalent third-party 
certification are considered to be energy efficient. 
 

Response: Where applicable, the landscape design features native desert plants and 
appropriate trees, shrubs, and ground cover materials to accentuate the natural 
environment. 

 

H. Summary 

The proposed development by SA Recycling is consistent with the Property’s zoning and General 
Plan land use designation and is compatible with the industrial character of the surrounding area. 
The proposed use also meets the criteria for a Special Use Permit for operation of a Recycling 
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Collection Facility, which is the exact same use SA Recycling has been operating just 200 feet 
away. Lastly, the project has been designed to make efficient use of the site and with the use of 
existing structures will have minimal impact on the surrounding area.   
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