
Planning and Zoning Board     

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

Date: August 9, 2023 Time:  3:00 p.m. 
 

 
MEMBERS PRESENT:    MEMBERS ABSENT    

 Benjamin Ayers      Jeff Pitcher 
Troy Peterson      Jeffery Crockett 
Genessee Montes 
Jamie Blakeman 
Jayson Carpenter 
 
(*Boardmembers and staff participated in the meeting through the use of telephonic and video 
conference equipment)          
            
STAFF PRESENT:                             OTHERS PRESENT: 
Rachel Nettles 
Evan Balmer 
Joshua Grandlienard 
Samantha Brannagan 
Emily Johnson  
Sarah Steadman 
Alexis Jacobs 
  

1 Call meeting to order. 
 

Chair Ayers declared a quorum present, and the meeting was called to order at 3:03 p.m. 
 
2 Review items on the agenda for the August 9, 2023, regular Planning and Zoning Board 

Hearing. 
 
Staff Planner Joshua Grandlienard presented case ZON23-00276. See attached presentation. 
 
Assistant Planning Director Rachel Nettles added that there are a couple revisions to the conditions of 
approval that will be read into the record during the Public Hearing. 
 
The board had no questions for staff. 
 
Staff Planner Samantha Brannagan presented case ZON22-00835. See attached presentation. 
 
Boardmember Carpenter asked if Tract B would always be open space, or would it be coming 
back in a few years for a lot split. 



 
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 Samanatha Brannagan responded that the intent is to keep that tract as open 
space. 
 
Staff Planner Emily Johnson presented case ZON23-00222. See attached presentation. 
 
Boardmember Peterson asked about the status of the DRB case and would it need to go back to the 
board for approval? 
 
Staff Planner Emily Johnson responded that it will not go back to DRB and will go to the Planning 
Director for final approval. 
 
3 Hear a presentation and discuss the City of Mesa 2050 General Plan update. See 

attached presentation. 
 
Discussion ensued around the future land use map and the strategy map being proposed in this 
update. 
 
4 Planning Director Update:  None 

 
5 Adjournment. 
 

Boardmember Peterson motioned to adjourn the study session. The motion was seconded 
by Boardmember Carpenter.  
 
The study sessions was adjourned at 3:52 pm.  

 
Vote: 5-0 (Vice Chair Pitcher and Boardmember Crockett; absent) 

            Upon tabulation of vote, it showed: 
            AYES – Ayers, Peterson, Montes, Blakeman, Carpenter 
            NAYS – None 
 
 
 
Respectfully submitted,  
___________________________________  
Evan Balmer 
Principal Planner  

http://www.mesaaz.gov/


ZON23-00276
Higley 202

August 9, 2023Josh Grandlienard, AICP, Planner II



Request
• Site Plan Review

• Preliminary Plat 

• To allow for a 
contractor’s office 
and associated 
contractor’s yard



Location
• North of Thomas Road

• East of Higley Road



Zoning
• Light Industrial (LI)



General Plan
Employment 

• Wide range of employment 
opportunities in high-quality 
settings



Site Photos

Looking east from Higley Road



Site Plan
• New contractor’s office 

structure and associated 
contractor’s yard

• 6,800 square foot office
• 7,744 square foot 

workshop within the 
contractor’s yard

• Updated site plan 
included increased 
landscape area and 
screening



Site Plan Comparison

Previous Site Plan Updated Site Plan



Landscape Plan



Renderings



Citizen Participation
• Notified property owners 

within 500 feet, HOAs and 
registered neighborhoods

• One comment received 
from neighboring property 
owners with concerns with 
screening and Drainage



Findings
Complies with the 2040 Mesa General Plan 

Complies with the review criteria in Chapter 69 of the MZO 
for Site Plan Review

Criteria in Section 9-6 for a Preliminary Plat

Staff recommends Approval with Conditions



ZON22-00835

August 9, 2023Samantha Brannagan, Planner II



Request
• Rezone from RS-43 to 

RS-43-PAD

• Preliminary Plat

• To allow for a single 
residence subdivision



Location
• South of East Lehi Road

• Southeast of East Lehi 
Road and North Stapley 
Drive



General Plan
Neighborhood

• Safe places for people to live 
and feel secure

• Enjoy surrounding community 
and associated non-residential 
uses



Zoning
• Existing: Single Residence-43 

(RS-43)

• Proposed: Single Residence-43 
(RS-43-PAD)



Site Plan
• Existing residence and  

farmland

• 5 single-residence lots

• Access from Lehi Road via a 
new private road



Citizen Participation
• Notified property owners within 

1,000’, HOAs and registered 
neighborhoods

• Staff has received: 
• Two comments in support from 

neighbors
• One comment in opposition 
• One phone call with questions 

regarding use of Tract B



Findings
 Complies with the 2040 Mesa General Plan 

 Criteria of Section 11-22 for Planned Area Development overlay

 Criteria of Section 9-6 for Preliminary Plat

Staff recommend Approval with Conditions



ZON23-00222

August 9, 2023Emily Johnson, Planner I



Request
• Rezone from OC-BIZ 

to OC

• Site Plan Review

• To allow for a day 
care development



Location
• West of Val Vista Drive

• North of Brown Road



General Plan
Neighborhood

• Safe places for people to 
live and enjoy the 
surrounding community.

• Often have associated 
nonresidential uses 



Citrus Sub-Area Plan
• Primarily large-lot, 

single residences. 

• Office developments 
are considered to be 
compatible at arterial 
intersections.



Zoning
• Office Commercial 

with Bonus Intensity 
Zone overlay (OC-BIZ)

• Day Care Center is a 
permitted use



Site Photos

North from Brown Road



Site Plan
• 14,280 sq ft day care facility

• Playground with shade 
structures

• Pedestrian link with sidewalk 

• Cross access and shared parking 
agreement with Living Word 
Bible Church



Landscape Plan



Elevations



Renderings



Renderings



Citizen Participation
• Notified property owners 

within 1,000 feet
• Held neighborhood 

meeting on January 31, 
2023

• During DRB meeting, staff 
received blue cards in 
opposition. Residents and 
DRB were concerned with 
traffic and the design.



Citizen Participation
• Applicants met with 

neighbors on July 7 to 
receive feedback on 
updates made to the site 
plan and elevations.



Findings
 Complies with the 2040 Mesa General Plan 

 Complies with the review criteria in Chapter 69 of the MZO for Site Plan 
Review

Staff recommends Approval with Conditions



Planning and Zoning 
Board







Site Plan - Playground



Elevations - Playground









Site Context Photos

North from Brown Rd South from Brown Rd

East at Brown Rd and Val Vista Dr SE corner of Mckellips and Val Vista



Mesa General Plan 
2050
Planning and Zoning 
Board Update

August 9, 2023

Rachel Nettles
Assistant Planning Director

Jeff Robbins
Project Manager



Today:
1. Land Use Element 

Overview
2. Future Land Use 

Designations
3. Engagement to-date
4. Next Steps



Overall Process Timeline



2050 General Plan 
Land Use Element 
Overview



Future Land Use Map & Designations

 Required element by the state

 Identifies where land uses may be located in the 
future

 Guides the form and character of areas

LAND USE ELEMENT 2025 General Plan

2040 General Plan

Growth Area Element 

 Required element by the state

 Identifies area suitable for multi-modal 
transportation and infrastructure improvements 
designed to support a variety of land uses



Transitioning: Parcels currently experiencing active development or with 
approved development plans

Redevelopment: Parcels with characteristics typically exhibited prior to 
redevelopment

21,795 acres of areas 
potential change remaining 
within the planning area 
(24% of the total acreage)[ ]

Stable: Parcels with an existing use or structure that is unlikely to change 
over the next couple of decades

Vacant: Undeveloped parcels, with no permanent structures or 
improvements but of developable land prior to redevelopment

FUTURE LAND USE CREATION | Methodology

 Existing Land Analysis

 Best Practices - future land use approach

 Alignment with current General Plan

 Ground proofing - institutional knowledge from staff and 
community



FUTURE LAND USE MAP



LAND USE STRATEGY MAP

Sustain 
Stable Areas
Areas that are encouraged to remain in their 
current condition with subtle redevelopment and 
transition

Enhance 
Transition/Reuse/Redevelopment Areas
Areas in good condition but encouraged to continue 
to develop or reuse existing land and buildings 

Grow 
Development/Redevelopment Areas 
Areas with a significant amount of vacant or 
underutilized land capable of supporting new 
development or redevelopment 

Conserve
Protection/Reserve Areas
Areas to remain undeveloped, including historic 
districts or resources, schools, public lands, and 
parks



LAND USE ELEMENT | Utilization

Future Land Use 
Map

Land Use 
Strategy Map

Policies and 
Criteria

+ +



Tomorrow’s Mesa
Future Land Use 
Designations



Common Elements:
• Intended for large lot, low-

density residential 
development and 
agricultural uses

• Includes single-family, 
detached homes on large 
lots

• Allows the keeping of 
livestock and outbuildings, 
with arenas and stables 

• Streets are of rural character, 
and sidewalks may or may 
not accompany roadways

LAND USE | Rural Residential



Common Elements:

• Intended primarily for 
detached single-family 
homes, on medium or 
large lots 

• Includes 
complementary parks, 
schools, churches, and 
small commercial areas 

• Low-density multi-
family along arterial 
roadways

LAND USE | Traditional Residential



Common Elements:

• Contains a variety of housing 
types such as single-family 
homes, duplexes, triplexes, 
townhomes, and multi-family 
condominiums and apartments 

• Includes a variety of lot sizes 
which can support housing 
options such as small lot 
development, cottage 
courtyards, and live/work units 

• Office and small-scale 
commercial uses are common 
along arterial roadways

LAND USE | Mixed-Residential



Common Elements:

• Supports a diverse mixture of uses, 
including commercial, residential, 
and civic uses

• Includes a range of medium- and 
high-density housing types, 
including townhomes and multi-
family condominiums and 
apartments

• Close proximity to transit, major 
arterials, or other commercial 
nodes 

• Pedestrian-scale design with active 
uses on the ground floor

LAND USE | Urban Residential



Common Elements:

• Provides essential goods and 
services to nearby residents 

• Typically, adjacent to, or 
embedded within, existing 
residential neighborhoods

• Low intensity commercial 
areas with low- to mid-rise 
buildings 

• Serve as hubs of activity and 
socialization at the 
neighborhood level

LAND USE | Neighborhood Center



Common Elements:
• Serves as a retail, cultural, 

recreational, and entertainment 
destination

• Features major retailers, national 
chains, specialty shops

• Has a wide range of services and 
amenities like hotels and restaurants

• Typically shares a common design 
character or them

• Housing consists of low- to high-rise 
apartments, and mixed-use buildings

• This has the highest intensity and 
largest scale of centers

LAND USE | Regional Center



Common Elements:
• Intended for a variety of 

businesses that provide 
professional services

• Features offices, medical facilities, 
research and development 
centers, and other employment

• Harmonious with nearby 
residential and commercial

• Smaller scale buildings compared 
to Regional Employment Centers

• Example: Medical office parks 
adjacent to Banner facilities

LAND USE | Local Employment Center



Common Elements:
• Intended for the development 

of facilities used for 
manufacturing, warehousing 
and data storage and potentially 
high-intensity industrial activities

• Should be buffered from 
surrounding areas to mitigate 
any negative impacts

• Examples: North side of 
Highway 202 between 
Greenfield and Recker Roads

LAND USE | Industrial



Common Elements:

• Corporations and businesses 
that provide professional 
services

• Intended for large employers

• Features supporting amenities 
for large-scale employment

• High-quality landscaping and 
buffers around parking areas

• Examples: Falcon, Gateway

LAND USE | Regional Employment Center



Tomorrow’s Mesa
ENGAGEMENT 
TO-DATE



15,000+ 
Engagements

Engagement 
by the Numbers

6,413 
Questionnaire 
Reponses

49
Community/
Concierge 
Interviews

~2,150 
Visits at 12 
Info Booths

19,920 
Website Visits

3 
City Council 
Presentations

14 
Presentations to City 
Boards and 
Commissions

5 
General Plan Advisory 
Committee Meetings

10 
Community Meetings



Youth Visual Arts 
Contest 
Contest:

• Open to students in 6th – 8th 
grade

• Submissions Due September 
30th

• Public voting on 
TomorrowsMesa.com

• 8 student winners

• 3 contest winners

• 5 theme winners

• Art showcase early 2024 



Mesa Public 
Schools,
Arizona State 
University,
Mesa Partnership

Immersive Studio 
experience stepping into 
Mesa in 2050

November 6, 7, 8, 9

Example: Van Gogh Immersive Experience, Scottsdale



24



25



Tomorrow’s Mesa
NEXT STEPS



Questionnaire 3 
Future Land Use 
Map Online Activity



Next Steps

• Questionnaire  # 3 - August

• Vision Statement / Guiding 
Principles, August 17 Mesa City 
Council Meeting

• Presentation of draft plan to 
Council January 2024

• Public Review of Plan                
January-March 2024
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