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Request
• Rezone 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
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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
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Elevations – Bldg 1



Elevations – Bldg 1



Elevations – Bldg 2



Elevations – Bldg 2



Elevations – Sides
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