
Planning and Zoning Board     

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

Date: October 23, 2024 Time: 3:00 p.m. 
 
MEMBERS PRESENT:    MEMBERS ABSENT    

 Jeff Pitcher      Benjamin Ayers    
Troy Peterson  
Genessee Montes      
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   
Rachel Nettles 
Cassidy Welch 
Jennifer Merrill 
Charlotte Bridges 
Emily Johnson 
Kirstin Dvorchak 
Alexis Wagner 
Evan Balmer 
 

1 Call meeting to order. 
 

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

2 Review items on the agenda for the October 23, 2024, regular Planning and Zoning Board 
Hearing. 

 
 Staff Planner Charlotte Bridges presented case ZON23-00771. See attached presentation. 
 
 Boardmember Farnsworth expressed concern with the proposed number of visitor parking. 
 
 Ms. Bridges explained that the project does meet the parking requirements per the Mesa Zoning 

Ordinance.  
  
 Staff Planner Evan Balmer presented case ZON23-000859. See attached presentation. 
 
 Boardmember Peterson asked if the plan includes any options for owner-occupied housing or 

other alternatives to address housing shortages. 



MINUTES OF THE OCTOBER 23, 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 

 
 Mr. Balmer explained that it could include single family residential, plated town homes or 

condos. It does not have to be only multiple residential. 
 
 Further discussion ensued around the housing for this development. 
 
 Staff Planner Charlotte Bridges presented case ZON23-00935. See attached presentation. 
 
 The Board had no questions for staff. 
 

Staff Planner Emily Johnson presented case ZON23-00994. See attached presentation. 
 
 The Board had no questions for staff. 
 
 Staff Planner Jennifer Merrill presented case ZON24-00602. See attached presentation. 
 
 The Board had no questions for staff. 
 

Staff Planner Cassidy Welch presented case ZON24-00649. See attached presentation. 
 
 The Board had no questions for staff. 
 

Assistant Planning Director Rachel Nettles presented the proposed amendments to 
Chapters 6, 7, 8, 81, and 87 of Title 11 of the Mesa City Code pertaining to adaptive reuse. 
See attached presentation. 

 
 Ms. Nettles clarified that the bill did not distinguish between owner-occupied and rental units, 

the only requirement is that 10% of the units be affordable housing for 20 years. 
 
 Boardmember Peterson suggested attaching the relevant state legislation to the packet when 

presenting on text amendments related to state laws, for reference. 
 
 Vice Chair Pitcher suggested implementing a first-come, first-served system for building permits 

to prevent individuals from blocking multiple buildings without taking action. This would ensure 
that if someone is not actively pursuing their permit, they don't hold up opportunities for others 
to develop. 

 
Proposed amendments to Chapter 67 and 87 of Title 11 of the Mesa City Code pertaining 
to residential zoning application review timeframes was continued to the November 13, 
2024, Planning and Zoning Board meeting. 
 

3 Planning Director Update: Upcoming Special meetings  
 
4 Adjournment. 
 

Boardmember Farnsworth motioned to adjourn the study session. The motion was 
seconded by Boardmember Montes. 
 
The study session was adjourned at 4:43 pm.  

http://www.mesaaz.gov/


MINUTES OF THE OCTOBER 23, 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 

 
Vote (6 – 0; Chair Ayers, absent) 
Upon tabulation of vote, it showed: 
AYES – Pitcher, Peterson, Montes, Carpenter, Blakeman, Farnsworth 
NAYS – None 
 
 

Respectfully submitted,  
 

 
 
___________________________________  
Evan Balmer, Principal Planner  

http://www.mesaaz.gov/


ZON23-00771
The Five Six

October 23, 2024Charlotte Bridges, Planner II



Request
• Rezone from LC to RM-

4-PAD

• Site Plan Review

• New 32-unit multiple, 
3-story residence 
development



Location
• West of Recker Road

• Approximately 600 feet 
north of Main Street

• Between 56th and 57th 
Streets



General Plan
Neighborhood with a Suburban Sub-
type and Transit Corridor

• Safe places to live and enjoy surrounding 
community

• Variety of housing types and associated 
non-residential uses

• Develop a mixed-use, pedestrian-oriented, 
urban environment within walking distance 
of transit stops.

• RM-4 is a secondary zoning district
• Majority of the character area established 

with primary zoning

Neighborhood

MAIN STREET



Zoning
• Current Zoning
 LC

• Proposed Zoning
 RM-4-PAD



Site Photo

Looking east from 56th Street



Site Photo

Looking north from Palm Street



Site Photo

Looking west from 57th Street



Site Plan

• Double car garage per unit, plus 4 
visitor spaces, total of 68 spaces 
provided

• Centralized amenity area

• 32 three-story dwelling units
• Access from 56th and 57th Street
• 68 parking spaces required



Landscape Plan



Planned Area Development (PAD) Overlay
Development Standard MZO Required PAD Proposed 

Minimum Yards – 
MZO Table 11-5-5:
- Front and Street Facing Side:

 56th Street (Collector):

 57th Street (Local):

- Interior Sides and Rear (3 or more units 
on lot):

 North property line:

 
 

 South property line:

25 feet

20 Feet

15 feet per story (45 feet total)

15 feet per story (45 feet total)

8 feet

14 feet, 8 inches

2 feet, 2.66 inches per story (minimum) 
6 feet, 8 inches total to 2nd floor 

balcony)

2 feet, 2.66 inches per story (minimum) 
6 feet, 8 inches total to 2nd floor 

balcony)



PAD Overlay – Cont’d
Development Standard MZO Required PAD Proposed 

Required Landscape Yards – MZO Table 
11-5-5:
- Front and Street Facing Side:
 56th Street (Collector):

 57th Street (Local):

25 feet

20 feet

8 feet

14 feet, 8 inches

Minimum Separation Between Buildings 
on Same Lot – MZO Table 11-5-5:
- Three-story buildings: 35 feet 14 feet, minimum 

(Across the drive aisle at third story)



PAD Overlay – Cont’d
Development Standard MZO Required PAD Proposed 

Off-site Access – MZO Section 11-5-
5(B)(4)(b): Drive aisles leading to main entrances 

shall have walkways on both sides of 
the drive aisle

Drive aisles leading to main entrances do 
not have walkways on the sides of the 

drive aisle
Attached Garages – MZO Section 11-5-
5(B)(4)(f)(iii):  When multiple garage doors are 

located within 1 building, the 
maximum number of garage doors 
adjacent to one another shall be 

limited to 3, unless there is a break in 
the building façade between garage 

doors. The break shall contain a major 
architectural feature, such as a 
building entrance or equivalent 

feature

When multiple garage doors are located 
within 1 building, the maximum number 
of garage doors adjacent to one another 
shall be limited to 8 garages doors with a 
4-foot-wide, 1-foot-deep recessed niche 

between every pair of garage doors



PAD Overlay – Cont’d
Development Standard MZO Required PAD Proposed 

Setback to Cross Drive Aisles – MZO 
Section 11-32-4(A): Parking spaces along main drive aisles 

connecting directly to a street and 
drive aisles that cross such main drive 

aisles shall be set back at least 50 ft 
from the property line abutting the 

street

Parking spaces along main drive aisles 
connecting directly to a street and drive 

aisles that cross such main drive aisles shall 
be set back at least 11 ft from the property 

line abutting 56th Street and 17 feet, 4 inches 
from the property line abutting 57th Street



PAD Overlay – Cont’d
Development Standard MZO Required PAD Proposed 

Required Landscape Yards – MZO 
Section 1133-3(B)(2)(a)(ii):
- Non-Single Residential Uses 

Adjacent to Other Non-Single 
Residence Uses or Districts, Non-
Group C-O-I: 

   
 North property line:

 South property line:

15 feet

15 feet

6 feet, 8 inches to 2nd floor balcony

6 feet, 8 inches to 2nd floor balcony 



PAD Overlay – Cont’d
Development Standard MZO Required PAD Proposed 

Interior Parking Lot Landscaping – MZO 
Section 11-33-4(B)(2):
- Landscape Islands width:

MZO Section 11-33-4(D)(1)(a):
- Plant Materials:

8 feet

1 shade tree and 3 shrubs for every 
15-foot parking island

4 feet where adjacent to the buildings

0 shade trees and 4 shrubs for islands 
adjacent to the buildings



Renderings



Renderings



Citizen Participation

• Notified property owners 
within 1000 feet, HOAs and 
registered neighborhoods

• Staff has not received any 
comments at this time

 



Findings
Complies with the 2040 Mesa General Plan 

Complies with Chapter 69 of the MZO for Site Plan Review

Complies with Chapter 22 of the MZO for a PAD overlay

Staff recommends Approval with Conditions



Elevations



Elevations



Elevations





ZON23-00859

October 23, 2024Evan Balmer, Principal Planner



Request
• Rezone from Limited 

Commercial (LC) to Infill 
Development District-2 (ID-2)

• To allow for a mixed-use 
development



Location
• South of Southern Avenue

• West of Alma School Road



General Plan
Mixed Use Activity District
• Large-scale community and regional activity 

area

Regional Scale Sub-Type
• Regional-Scale larger than 60 acres
• Significant areas devoted to commercial and 

supporting, integrated residential uses.

Fiesta Sub-Area
• Pedestrian-friendly environment with an 

integrated mix of land uses. 



Zoning
• Rezone from LC to ID-2

• ID districts facilitate the development 
and redevelopment of by-passed, 
underutilized, or abandoned 
properties.

• Applicability:
• By-passed parcel
• Additional Infill District  

requirements



Zoning – By Passed Parcel
• By-passed parcel:

• The total developable land area 
within 1,200’ is not more than 
25% vacant; and

• Greater than 50% of the total 
number of lots or parcels have 
been developed 15 or more years 
ago.



Zoning – By Passed Parcel



Zoning – Infill district Requirements
• There is a high percentage of vacant older or dilapidated buildings or 

structures;
• There is a high percentage of vacant or underused parcels of property, 

obsolete or inappropriate lot or parcel sizes, buildings designed for 
obsolete land uses, or environmentally contaminated sites;

• There is a high percentage of buildings or other places where nuisances 
exist or occur;

• There is an absence of development and investment activity compared 
to other areas in the City;

• There is a high occurrence of crime; or,
• There is a continuing decline in population.



Infill Incentive Plan
• Required for ID-2 districts
• Regulatory document for the ID district
• Modifications:

• Development regulations – land 
uses

• Development standards – setbacks, 
height, etc.

• Review and development 
procedures – processes, 
timeframes, etc.

• Design guidelines



Development Blocks
• Set framework for future development
• Allows for flexibility to react to market 

conditions
• Ensures pedestrian friendly environment 

and a mixture of uses



Development Blocks



Land Use Regulations
• Uses permitted in LC but restricted in IIP:

• Boarding House
• Community Residences
• Industrial Trade Schools, Public
• Industrial Trade Schools, Private
• K-12 Schools, Public
• K-12 Schools, Private
• Skilled Nursing Facility
• Social Service Facilities
• Kennels
• All auto related uses including sales, 

rentals, vehicle washing and auto 
repair

• Building Materials and Services
• Funeral Parlors and Mortuaries 
• Light Fleet Based Services
• Maintenance and Repair Services
• Non-Charted Financial Institutions
• Pawn Shop
• Tattoo and Body Piercing Parlor
• Handicraft/Custom Manufacturing
• Light Assembly/Cabinetry
• Recycling Facilities
• Warehousing and Storage
• Mini-storage
• Boat and RV storage
• Wholesale



Land Use Budget
• 4,000 dwelling units max
• 500,000 square feet of non-

residential uses
• Publicly accessible amenities 

required as development 
progresses

• Village Green constructed after 
construction of 2,000 dwelling 
units



Development Standards
• No maximum 

height
• 30’ minimum 

height per Exhibit 
C.3 of the MZO

• 20’ minimum and 
30’ maximum 
front setback

• Common 
amenities for 
residential 
development



Open Space
• Village Green – focal point of 

development
• 100% of building frontage adjacent to 

Village Green

• Common open space and amenities 

• Private open space



Design Standards and Guidelines
• Residential Site Design

• Focus on creating development that is accessible and pedestrian friendly
• Pedestrian walkways that connect with surrounding amenities and 

developments 
• specialty landscape, hardscape, and architectural features used to highlight 

building and site elements to create a strong sense of place
• building entrances that face primary streets 
• Porches and balconies to create building articulation 
• Facades that are offset from each other to create a more vibrant street edge
• Minimum and maximum setbacks to better define the public and private realms 



Design Standards and Guidelines
Residential Architectural Standards
• Allow for a variety of architectural styles that incorporate local materials and reflect 

the desert climate though form and design
• Large buildings to change materials or massing every 240 feet to prevent the 

appearance of a contiguous development
• Wall plane offsets or step back on upper levels to provide spaces for balconies and to 

reduce the perceived size of the structure  
• Building facades composed of a variety of materials, colors, textures, artwork, 

pilasters, buildings lines, window articulation, etc. 
• Interesting window treatments such as awnings and trim for facades facing streets, 

pedestrian walkways, or public spaces. 



Design Standards and Guidelines
Commercial Site Design
• Focus on creating development that contributes to a sense of place, is pedestrian-

friendly, and compatible with adjacent uses
• Buildings on the interior of a lot to provide pedestrian-friendly facade designs along 

the street front
• Architectural elements that anchor the building and create attractive paths to entries
• Entrances, windows, and openings that face main streets and pedestrian walkways
• Street-adjacent facades that provide pedestrian-scaled elements such as entrances, 

windows, and openings
• Buildings to be the focal point of each site with parking treated as a supplemental 

amenity



Design Standards and Guidelines
Commercial Architectural Standards
• Focus on massing and scale, articulation, material selection, and screening to guide 

high-quality design. 
• Entrances to use architectural elements to delineate hierarchy such as overhangs, 

recesses, projections, unique roof design, display windows, etc.
• Multi-tenant buildings to provide unique entrances for each tenant with a storefront;
• Massing variations along pedestrian levels such as porticoes, single-story protruding 

lobbies, and transparent vestibules in pedestrian-heavy areas. 



Review and Development Procedures
• Per Section 11-12-5 of the MZO, review and development procedures can 

be modified through the IIP. 
• Processes and timeframes proposed in the IIP are largely consistent with 

customary City processes
• Administrative review and approval for all site plan review and design 

review requests, and modifications. 
• Applicant required to mail notice letters and post the site for all site plan 

and design review applications. 
• Referal provisions that allow the Planning Director to refer a case to the 

Planning and Zoning Board under certain circumstances. 



Site Photo

Looking west from Norwalk



Citizen Participation
• Extensive outreach including:
• Notified property owners within 

1,000’, HOAs and registered 
neighborhoods

• Neighborhood meeting April 23, 
2024

• Project website
• Multiple small group and one-on-

one meetings



Findings
 Complies with the 2040 Mesa General Plan 

 Complies with Section 11-12-6 of the MZO for Infill Development 
Districts

Staff recommend Approval with Conditions



Planning & Zoning 
Board



ZON23-00935
Mesa Shopping Center 

– Final Phase
October 23, 2024Charlotte Bridges, Planner  II



Request
• M ajor Site Plan 
M odification

• To allow for a lim ited 
service restaurant with 
drive-thru facilities



Location
• W est of M esa Drive

• South of Southern Avenue

• PAD A –Approxim ately 200 
feet south of the 
intersection on west side of 
M esa Drive



General Plan
Neighborhood Village Center

• Provide for the regular 
shopping and service needs 
of the nearby population,
• Serve as the focal point for the 
surrounding neighborhoods

Neighborhood

Neighborhood

Employment



Zoning
• Lim ited Com m ercial (LC)



Site Photo

Looking south from  Southern Avenue



Site Photo

Looking west from  M esa Drive



Site Plan- Pad A
• Proposed 1,265 square foot 
building with 200 square foot 
covered patio

• Drive-thru lane wraps around the 
south and east sides of building 
and exits on north side 

• Canopy over the pick-up 
window

• Trellis over a portion of drive-
thru thru lane along M esa Drive



Site Plan – Shopping Center

• Existing access from  Southern 
Avenue and M esa Drive

• Realign parking spaces and 
drive aisle adjacent to Pad A

• 291 parking spaces required

• 335 spaces provided



Landscape Plan – Pad A



Landscape Plan – Pad A



Landscape Plan – Shopping Center



Renderings



Renderings



Citizen Participation
• M ailed notification letters 
to property owners, 
HO As and registered 
neighborhoods within 
500 feet

• Staff has not received 
any com m ents at this 
tim e



Findings

Com plies with the 2040 M esa General Plan 

M eets the review criteria for Site Plan Review per chapter 69 of 
the M ZO

Staff recom m ends Approval w ith Conditions



Elevations



Elevations



ZON23-00994

October 23, 2024Emily Johnson, Planner I



Request
• Rezone from RS-6-PAD and 

LC to LC-PAD

• Council Use Permit

• Major Site Plan Modification

• To allow for the expansion of 
a mini-storage facility



Location
• North side of Southern 

Ave

• East of Greenfield Rd



General Plan
Neighborhood - Suburban 
Sub-Type
• Safe places for people to live with a 

wide range of housing options
• May contain areas of multi-residence 

and commercial uses along arterial 
frontages and major intersections



Zoning
• Rezone from RS-6-PAD 

and LC to LC-PAD

• Mini-Storage facilities are 
permitted in the LC 
district with the approval 
of a CUP



Site Photo

Looking north from Southern Avenue



Site Photo

Looking west from Flower Circle



Site Plan
• New 25,200 sq. ft. mini-storage 

building to match existing

• RV Storage to the north

• 5 parking spaces existing, 6 
required

• Primary access from Southern 
Avenue and gated access from 
Flower Circle



Landscape Plan



PAD Overlay
Development Standard MZO Required PAD Proposed 

Maximum Lot Coverage – 
MZO Section 11-6-3

80 percent 91 percent (existing)

Fence and Freestanding Walls Maximum 
Height: Front Yards and Required Street Side 
Yards – 
MZO Section 11-30-4(B)(1)

No fence or freestanding wall within 
or along the exterior boundary of the 

required front yard shall exceed a 
height of 3.5-feet.

8 feet
(existing)



PAD Overlay
Development Standard MZO Required PAD Proposed 

Screening – Common Property Lines – 
MZO Section 11-30-9(I)

      - North Property Line

      - East Property Line

A screening wall of 6 feet in height 
shall be provided on the interior lot 

lines of any lot that contains any 
commercial use, industrial use, public 
or semi-public use (except Cemetery 

or Public Park and Recreation 
Facility), or transportation, 

communication and utilities use and 
abuts a residential district or 

residential use.

No wall

No wall



PAD Overlay
Development Standard MZO Required PAD Proposed 

Trash and Refuse Collection Areas – 
MZO Section 11-30-12(B)(1) The solid waste and recycling storage 

area shall not be located within any 
required front yard, street side yard, 
any required parking and landscaped 

areas

Solid waste located in required landscape yard

Setback of Cross Drive Aisles – 
MZO Section 11-32-4(A) Parking spaces along main drive aisles 

connecting directly to a street and 
drive aisles that cross such main drive 

aisles shall be set back at least 50 ft 
from the property line abutting the 

street

36 feet 10 inches
(existing)



PAD Overlay
Development Standard MZO Required PAD Proposed 

Screening – Parking Areas – 
MZO Section 11-30-9(H)(1) Screen walls shall vary in height from 

32 to 40 inches and shall be offset or 
staggered by at least 24 inches at 
intervals of no more than 50 feet

No screen wall (existing)

Minimum Parking Requirements – 
MZO Table 11-32-3(A) 4 spaces plus 2 for manager’s 

quarters
A total of 5 spaces (existing)

Required Landscape Yards – 
MZO Table 11-6-3 15 feet 0 feet (existing)



PAD Overlay
Development Standard MZO Required PAD Proposed 

Interior Parking Lot Landscaping – Landscape 
Islands – 
MZO Section 11-33-4(B)

Parking lot landscape islands shall be 
installed at each end of a row of stalls 

and in between for maximum 8 
contiguous parking spaces.

One landscape island, remainder are absent 
(existing)

Interior Parking Lot Landscaping – Plant 
Materials – 
MZO Section 11-33-4(D)

      - Parking lot landscape islands. One shade  
      tree and three shrubs shall be provided for 
      every 15-foot parking island

4 trees, 12 shrubs 0 trees, 3 shrubs (existing)



PAD Overlay
Development Standard MZO Required PAD Proposed 

Required Foundation Base – 
MZO Section 11-33-5(A)(1)

     - Exterior wall with public entrance 
      (northwest elevation of office building)

15 feet 4 feet (existing)

Required Foundation Base – 
MZO Section 11-33-5(A)(2)(b)

      - Exterior walls without public entrance 
      from exterior wall to drive aisles (west and   
      east elevations of storage buildings)

5 feet per elevation 0  feet



PAD Overlay
Development Standard MZO Required PAD Proposed 

Required Landscape Material in Foundation 
Base – MZO Section 11-33-5(B)(1)
      - A minimum one (1) tree per 50 
      linear feet or less of exterior wall 
      length of a building shall be 
      provided. Trees in a parking lot and 
      within 30 feet of the building may be 
      counted toward this requirement. 
      Any calculation resulting in a 
      percentage of a whole tree shall be 
      rounded up to the nearest whole 
      (southwest elevation of office)
      - (west and east elevations of storage 
      buildings)

2 trees

2 trees per elevation

0 trees (existing)

0 trees (existing)



PAD Overlay
Development Standard MZO Required PAD Proposed 

Required Landscape Area in Foundation Base 
– 
MZO Section 11-33-5(B)(3)(b)

      - Exterior Walls Visible From Public 
      Parking or Right-of-Way without 
      Public Entrances. A landscape area 
      shall be provided equal in length to 
      25 percent (minimum) of adjacent 
      exterior wall (west and east 
      elevations of storage buildings)

25 percent
0 percent (existing)



PAD Overlay
Development Standard MZO Required PAD Proposed 

Required Landscape Yards – MZO Section 11-
33-3-(B)(1) & MZO Section 11-33-3(B)(2)

      - Non-single residential uses adjacent 
      to single residential uses or districts 
      (north and east property lines)

      - Non-single residential uses adjacent 
      to other non-single residential uses 
      or districts (west property line)

25 feet

15 feet

0 feet (existing)

0 feet (existing)

Required Landscape Material – MZO Table 11-
33-3.A.4
      - 1 tree and 6 shrubs per 25 linear feet of 
      street frontage

23 trees, 138 shrubs 13 trees, 64 shrubs (existing)



PAD Overlay
Development Standard MZO Required PAD Proposed 

Required Landscape Material – MZO Section 
11-33-3(B)(1)(c)(ii)
      - Areas visible from public parking or 
      drive aisles. A minimum of four (4) 
      non-deciduous trees and 20 shrubs 
      per 100 linear feet of adjacent 
      property line shall be provided 
      (north and east property lines)

      - Northmost north property line
      - Southernmost north property line
      - Westernmost east property line
      - Easternmost east property line

17 trees, 35 shrubs
7 trees, 35 shrubs

14 trees, 70 shrubs
5 trees, 29 shrubs

0 trees, 0 shrubs (existing)
2 trees, 2 shrubs (existing)
0 trees, 0 shrubs (existing)
2 trees, 4 shrubs (existing)



PAD Overlay
Development Standard MZO Required PAD Proposed 

Required Landscape Material – MZO Section 
11-33-3(B)(1)(c)

      - A minimum of three (3) non-
      deciduous trees and 20 shrubs per 
      100 linear feet of adjacent property 
      line shall be provided (west property 
      line)

16 trees, 101 shrubs 0 trees, 0 shrubs (existing)



Council Use Permit
Section 11-70-6:

Council Use Permit Required Findings

 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 plan and/or 
policies;

 The 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 proposed project will not be injurious or detrimental to the adjacent or surrounding 
properties in the area of the proposed project or improvements in the neighborhood or to 
the general welfare of the City; and

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



Citizen Participation
• Notified property owners within 

1,000’, HOAs and registered 
neighborhoods

• Several neighbors have reached out 
to the applicants with questions 
traffic on Flower Ave and wall 
heights



Findings
Complies with the 2040 Mesa General Plan 

Complies with Chapter 69 of the MZO for Site Plan Review

Complies with Chapter 22 of the MZO for a PAD Overlay
Complies with the review criteria for a Council Use Permit 

outlined in Section 11-70-6 of the MZO

Staff recommend Approval with Conditions



Elevations



Elevations



Existing Elevations



ZON24-00602

October 23, 2024Jennifer Merrill, Senior Planner



Request
• Rezone 3.3+/- acres from 

General Commercial (GC) to GC 
with a Planned Area 
Development overlay (GC-PAD)

• Council Use Permit (CUP)
• Site Plan Review
• To allow for a multiple 

residence development



Location
• West of Country Club Drive

• North side of Main Street



Site Photo

Looking north from Main Street



Site Photo

Looking north from Main Street



General Plan
Neighborhood, Traditional
• Safe places for people to live where 

they feel secure and enjoy their 
surrounding community

• Primary land uses include single 
and multi- residence

Transit Corridor
• Mixed-use, pedestrian-oriented, 

urban environment, particularly 
within walking distance of transit 
stops



Sub-Area Plans
Central Main Street Area Plan
• Transit Adjacent – Residential Area
• Medium-high density residential
• Urban neighborhood development 

form
West Main Street Area Plan
• Transit Oriented Development 

Corridor Area
• High-density multi-family 

residential uses
• 17+ du/ac



Zoning
• Rezone from General Commercial 

(GC) to GC with a Planned Area 
Development overlay (GC-PAD)

• Indoor retail with limited outdoor 
display, and related service-
oriented businesses

• Multi-residence permitted if 
meeting certain criteria

• PAD to allow modifications to 
development standards



Zoning
Multiple residence uses permitted 
in GC district if:
• > 60% GFA reserved for 

commercial uses, 
• > 65% of ground floor reserved 

for commercial use, and 
• < 25 du/ac

• CUP required to modify these 
criteria



 A finding that a "good neighbor policy" in narrative form has been submitted, which 
includes, but is not limited to, descriptions of acceptable measures to ensure ongoing 
compatibility with adjacent uses; including measures to assure that commercial activity will 
remain as a viable activity on this site; and 

 The use is found to be in compliance with the General Plan, Sub Area Plans and other 
recognized development plans or policies, and will be compatible with surrounding uses; 
and

 A finding that a plan of operation has been submitted, which includes, but is not limited to, 
acceptable evidence of compliance with all zoning, building, and fire safety regulations; 
and

Council Use Permit for Residential Uses in Commercial Districts per MZO Section 11-31-31(F)

Approval Criteria



 Evidence that acceptable documentation is present demonstrating that the building or site 
proposed for the use is in, or will be brought into, substantial conformance with all current 
City development standards, including, but not limited to, landscaping, parking, screen 
walls, signage, and design guidelines; and 

 The overall project conforms to the intent and character of the zoning district and is part of 
a well integrated mixed use project.

Council Use Permit for Residential Uses in Commercial Districts per MZO Section 11-31-31(F)

Approval Criteria



 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 plan and/or policies;

 The 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 proposed project will not be injurious or detrimental to the adjacent or surrounding 
properties in the area of the proposed project or improvements in the neighborhood or to 
the general welfare of the City; and

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

Review Criteria for a Council Use Permit per MZO Section 11-70-6(D)

Approval Criteria



Site Plan
• Two 3-story apartment 

buildings with 89 units
• 27 du/ac
• 25,000 square foot 

landscaped amenity area
• Community center 
• Several pedestrian access 

points 
• Two driveways on Main 

Street



Planned Area Development
Development Standard MZO Required PAD Proposed 

Maximum Building Height 
– MZO Table 11-6-3.A 30 feet 37 feet 4 inches

Minimum Outdoor Living Area, Proportion 
of Private and Common Open Space
– MZO Table 11-6-3.A & Section 11-5-
5(A)(3)(a)

Open space may be provided in any 
combination of private and common open 

space, as long as studio and one (1) bedroom 
units have at least 60 square feet of private 
open space, two (2) bedroom units have at 

least 100 square feet of private open space and 
three (3) bedroom or more have at least 120 

square feet of private open space

Open space may be provided in any 
combination of private and common open 

space, as long as studio and one (1) bedroom 
units have at least 64 square feet of private 
open space, two (2) bedroom units have at 

least 67 square feet of private open space and 
three (3) bedroom or more have at least 70 

square feet of private open space



Planned Area Development
Development Standard MZO Required PAD Proposed 

Minimum Outdoor Living Area, 
Accessibility and Location
– MZO Table 11-6-3.A & Section 11-5-
5(A)(3)(e)(i)(1)

Private open space located at the ground level 
(e.g., yards, decks, patios) shall have no 

dimension less than ten (10) feet

Private open space located at the ground level 
(e.g., yards, decks, patios) are permitted one 

dimension less than six (6) feet, all other 
dimensions shall have no less than (10) feet

Materials and Colors – MZO Section 11-6-
3(B)(5)(d) No more than fifty percent (50%) of the total 

facade may be covered with one (1) single 
material

No more than 67% of the east or west building 
elevations may be covered with one (1) single 

material



Planned Area Development
Development Standard MZO Required PAD Proposed 

Required Parking Spaces by Use 
– MZO Table 11-32-3.A
-Apartments: Development site not located 
within ¼ mile radius (1320-feet) of bus 
rapid transit or light rail station, regardless 
of bedroom count

Minimum of 2.1 spaces per dwelling unit (187 
spaces)

Minimum of 1.15 spaces per dwelling unit, 
including office/retail area (104 spaces)

Covered Spaces – MZO Section 11-32-
3(D)(2) Multiple-residence projects shall provide a 

minimum of 1 covered parking space per unit
Multiple-residence projects shall provide a 

minimum of 0 covered parking space per unit



Landscape Plan



Landscape Plan



Renderings



Renderings



Renderings



Citizen Participation
• Notified property owners within 

1,000’, HOAs and registered 
neighborhoods

• Neighborhood meeting September 
16, 2024

• Two emails to Planning Staff: 
concerns regarding overflow 
parking, construction traffic, noise, 
security



Findings
Complies with the 2040 Mesa General Plan 

Complies with criteria for CUP for residential uses in commercial 
districts per Section 11-31-31(F) & criteria for CUP per Section 
11-70-6(D) of the MZO

Complies with Chapter 69 of the MZO for Site Plan Review

Complies with Chapter 22 of the MZO for a PAD Overlay

Staff recommend Approval with Conditions



Elevations – Bldg 1



Elevations – Bldg 1



Elevations – Bldg 2



Elevations – Bldg 2



Elevations – Sides



Renderings



Renderings



Renderings



Renderings



ZON24-00649
Avalon Ranch

October 23, 2024Cassidy Welch, Senior Planner



Request
• Rezone from LC to LC-BIZ

• Major Site Plan 
Modification

• To allow for modification 
to a group commercial 
center



Location
• South of Elliot Road

• East of Power Road



General Plan
Mixed Use Activity District 
with a Community-Scale 
subtype:

• Strong and viable centers of 
commercial activity to provide 
a location for businesses and 
attractions that brings people 
to Mesa from the larger 
region



Zoning
• Existing: Limited Commercial 

(LC)
• Proposed: Limited 

Commercial with a Bonus 
Intensity Zone Overlay (LC-BIZ)

• Restaurants with Drive-Thrus 
and Minor Automobile Repair 
are permitted uses



Site Photo

Looking east from Power Road



Approved Site Plan
• 3 restaurants with drive-

thrus

• 526 parking spaces 
required per SUP for 
parking reduction



Proposed Site Plan
• 2 restaurants with drive-

thrus, 1 minor auto repair

• Modifications to building 
footprints

• 526 parking spaces required; 
534 spaces provided



Landscape Plan



BIZ Overlay
Development Standard MZO Required PAD Proposed 

Minimum Lot Width - 
MZO Section 11-6-3

100 feet 90 feet

Minimum Foundation Base - 
MZO Section 11-33-5(A) 15 feet 10 feet

Justification: Min. 300 SF outdoor amenities areas for Pads B & C adjacent to Power Road



Citizen Participation
• Notified property owners 

within 1000 feet, HOAs and 
registered neighborhoods

 
• Neither Staff nor the 

applicant has received any 
comments



Findings
 Complies with the 2040 Mesa General Plan 

 Complies with Chapter 21 of the MZO for BIZ Overlay

 Complies with Chapter 69 of the MZO for Site Plan Review

Staff recommends Approval with Conditions



ADAPTIVE REUSE
TEXT 
AMENDMENTS

Mary Kopaskie-Brown
Planning Director

Rachel Nettles
Assistant Planning Director



ADAPTIVE REUSE IN MESA

"Adaptive Reuse"  
converting an existing 

structure from the use for 
which it was constructed to 

a new use.

1

Historic Alhambra Hotel

Mezona on Main
Mesa Center for 
Higher Education

Gus's World-Famous 
Fried Chicken

Venture on Country Club

Rebel Wine Lounge



HB 2297 Requirements

1

• Signed by Governor Hobbs- May 2024
• Requires that on or before January 1, 2025, 

municipalities with a population of 150,000+ 
establish objective standards to:
o Allow multi-family residential 

development (new use) or adaptive 
reuse

o Of no more than 10% of existing 
commercial, office, or mixed-use 
buildings 

o Without requiring a conditional use 
permit or a public hearing

2



WHAT THIS MEANS

• There are ~2,024 Commercial, Office, and Mixed-use Buildings in Mesa

o 10% of buildings equals up to 202 buildings

• For Multi-Residential Projects 

o Multi-residential currently allowed in commercial zones but must be part of a mixed-use 
project or receive a CUP to deviate from commercial/residential ratios 

o Under HB 2297 approval would be administrative 

o Bill allows for complete demolition or reuse of existing building

• For Other Projects

o Follow process required by zoning district

o Bill allows for  only partial demolition or reuse of existing building
3



HB 2297 EXCLUSIONS
• Historic Districts and Historic Landmarks

• Land in the vicinity of a Military Airport or ancillary 
Military Facility (N/A in Mesa)

• Land in the vicinity of commercially licensed airport, 
general aviation airport, or public airport (AOA 1 & 
AOA 2)

• Commercial or Employment Hubs identified by the 
City

o May not exceed 10% of the existing 
commercial, office, or mixed-use buildings in 
the city

4



EXCLUDED AREAS PER 
HB 2297:

• Historic Districts and 
Landmarks

• Land in vicinity of 
commercially licensed 
airport, general aviation 
airport, or public airport 
(AOA 1 & AOA 2)

5



ADDITIONAL AREA 
RECOMMENDED TO 

EXCLUDE:

• Superstition Springs

• Encourage comprehensive 
redevelopment approach

PERMITTED AREAS:

• Anywhere else in the Mesa 
that meets eligibility 
requirements

6



Eligibility:

• Parcel Size - Parcel(s) of land at least 1-acre but 
no more than 20-acres in size

• Building Condition and Vacancy - Must be in a 
state of disrepair or have 50% vacancy in total 
leasable sq. ft.

• Affordable Housing - If adaptively reused for 
multi-family use, 10% or more must be set aside 
(moderate or low-income) for 20 yrs

7

HB 2720 REQUIREMENTS



PROPOSED TEXT 
AMENDMENTS
• Create an Adaptive Reuse Permit

o Allow for administrative site plan review
o Establishment of development standards in compliance 

with HB 2297
o Tracking

• Land Uses 
o Multiple residential uses permitted and will not require a 

Council Use Permit or Public Hearing
o Other land uses based on the permitted, conditional, and 

prohibited land uses of the underlying zoning district

8



PROPOSED TEXT 
AMENDMENTS
Residential Adaptive Reuse Development 
Standards:
• Based on the development standards for the highest density 

Multiple Residential Zoning District within 1-mile of the project site 
(HB 2297)

• If no Multiple Residential Zoning District in 1-mile, based on the 
development standards for the next closest Multiple Residence 
Zoning District (HB 2297)

• Specific Height Restrictions:
o May not exceed 5-stories (HB 2297)
o Any portion of a project within 100 ft of a single residence zoning 

district or use may be limited to 2-stories (HB 2297)
9



Commercial Adaptive Reuse Development Standards:
• Based on the development standards for the underlying zoning district 

(HB 2297)

Non-conforming Structures:
• Height - Existing buildings which exceed the max. height limit may remain 

and be expanded with a height matching the existing height (HB 2297)

• Setback - Existing buildings with a setback less than required may remain 
and be expanded with a setback matching the existing setback (HB 2297)

10

PROPOSED TEXT 
AMENDMENTS



QUESTIONS
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