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INTRODUCTION AND PROJECT OVERVIEW: 
 
It is with great excitement that we propose the development of Mesa Premier RV & Boat 
Storage, a beautiful new facility serving the RV & Boat storage needs for residents of 
Mesa, Arizona and surrounding area. 
 
This Project Narrative describes approximately 10.282-acres located at the southeast 
corner of Higley Road and Thomas Road (a.k.a. NEC Loop 202 Red Mountain Freeway 
& Higley Road; the “Property”), requesting the following to permit the proposed project: 
 
▪ Rezoning from RS-90 (Single-family Residential) to LI (Light Industrial) to allow 

development consistent with the Mesa 2040 General Plan.  
 
▪ Council Use Permit (CUP) permitting a 414-space outdoor recreational vehicle (“RV”) 

and boat storage facility (the “Project”) as required by the LI zoning district. 
 
▪ Site Plan Review, Design Review and Planned Area Development to approve the 

overall site design, landscape plan, site screening, office building and other elements 
of the Project. 

 
In 1985, the City Council approved conceptual Light Industrial (LI) zoning on the property 
under case number Z85-014. The conceptual zoning did not grant any development rights 
to the property; thereby necessitating this rezoning request. 
 
 
PROPERTY DESCRIPTION AND SITE CONDITIONS: 
 
The Property was recently sold by the Arizona Department of Transportation (“ADOT”) as 
excess right-of-way ("ROW") from the construction of the Loop 202 Red Mountain 
Freeway and is not necessary for retention. ADOT retains ownership and maintenance 
of retention areas separating the property from Loop-202 and S Higley Rd, approximately 
230 feet and 120 feet respectively.  
 
The off-site improvements 
for the Project are being 
coordinated with ADOT to 
ensure the remaining 
freeway retention areas 
function properly and act to 
buffering the Property.  
 
The Property is not visible 
(see provided photos) at all 
from the Loop 202 Red 
Mountain Freeway, with very 
limited visibility from Higley 
Road and the adjacent 
overpass.  
 

PROPERTY 

ADOT 
Retention 
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The terrain of the Property varies from approximately 25-30 feet below the grade of the 
Higley Road and Thomas Road intersection, rising eastward to approximately the same 
grade as Thomas Road. This creates a natural screening of the Property, ideal for the 
proposed RV and Boat Storage use.  
 
Lower areas of the Property are significantly vegetated. The existing plant material will be 
salvaged where possible, and additional landscape material and a decorative wall will be 
placed along the Thomas Road frontage to assist in screening.  
 
The area has varying terrain with numerous hills and small valleys, due to the proximity 
of the Salt River, which located approximately one mile to the northeast. The area is 
dominated by industrial type uses, such as sand and gravel operations near the Salt River, 
with scattered single-family residential uses. To the southwest is Falcon Field, and 
flyovers are a common occurrence (which we fully support!). Adjacent uses and zoning 
(where applicable) are as follows: 
 
South: Retention areas for Loop 202 / Red Mountain Freeway 
West: Higley Road; further to the west is a sand and gravel operation, zoned GI 

(Heavy Industrial). Sand and gravel operations are also located at the 
southwest corner of the Loop 202 and Higley Road. 

East: Vacant / undeveloped area, zoned PEP 
North: Thomas Road, with an Industrial / Commerce Park zoned LI (PAD) and 

scattered industrial (zoned LI) and large-lot residential (zoned RS-90) uses 
 
 
PROJECT OVERVIEW: 
 
A Pre-Submittal meeting was held on this project on January 2, 2020, under Record ID 
#PRS19-00971. 
 
The entire property is designed to capture and compliment the natural beauty of the 
surrounding area. Existing vegetation and materials are incorporated into the design, and 
the natural terrain of the property will be maintained.  
 
The office, security walls, signage, and overall design is of high-quality and very 
aesthetically pleasing. The intended goal is to create a “park-like” setting where area 
residents are proud to visit and store their toys. 
 
Mesa Premier RV & Boat Storage facility has been designed per the City of Mesa “Quality 
Development Design Guidelines” and other design criteria and guidelines, as discussed 
throughout this Project Narrative. 
 
Customers will first encounter an on-site 1,571 square foot office, designed with 360-
degree architecture that includes a reception area, a viewing/waiting area with tables and 
chairs, lavatories, a wash station, air/water services and dump station (when sewer is 
available) interior to the project. Caretaker quarters are not presently proposed but may 
occur if needed.  
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The Mesa Premier RV & Boat Storage facility will provide safe and secure outdoor storage 
for operational recreational vehicles and vessels. All vehicles must be well maintained 
and in good, operational condition. Storage of inoperable vehicles will not be allowed nor 
onsite major vehicle repairs (other than routine maintenance). 
 
Access to the Property is planned via an existing ROW dedication onto Thomas Road, 
towards the eastern end of the Property offset from the 54th Street roadway intersection. 
The east property line will be adjusted westward to include dedicating approximately 30 
feet of ROW to match the existing dedication by the neighboring property to the east. 
 
This entrance will be gated/controlled, with card access, designed with ample space for 
queueing and a turnaround area. No additional roadway dedications or improvements are 
anticipated along Thomas Road, currently built as a minor arterial with two paved lanes 
in each direction, a continuous center turn lane, detached sidewalk, and streetlights.  
 
Shade canopies are proposed for the interior (no perimeter spaces) storage spaces, 
many of which are “solar ready”, depending on location and angle, and as approved by 
the Mesa Falcon Field Airport regarding any concerns with reflectivity.   
 
ECONOMIC IMPACT: 
 
The southeast corner of Higley Rd and Thomas Rd makes this Property a prime location 
for low intensity uses such as RV and boat storage. That corner is subject to limited 
visibility, having low topography beneath adjacent major roadways and a freeway. These 
constraints limit the desirability viability for typical industrial buildings. The low traffic 
demand supports new growth to the north for other employment-based uses outline in the 
Mesa 2040 General Plan.  
 
An internal market analysis indicates that there is a shortage of RV and boat storage 
facilities in the surrounding area, with less than 200 spaces available within an 8-mile 
radius, all of which are currently occupied. There are over a dozen RV and boat sales 
establishments within a 10-minute drive of the Property along Main Street. The Project 
intends support that strong economic sales industry with a storage facility located outside 
of the sales corridor.  The location follows the General Intensity 2040 map in the Mesa 
2040 General Plan.  
 
An Economic and Fiscal Impacts report, prepared by the well-respected local economist 
Rounds Consulting Group, indicates the initial and long-term positive economic impact of 
the proposed storage facility. The executive summary (emphasis added) indicates the 
following: 
 

“The proposed RV & Boat Storage facility will produce significant economic activity 
for the City of Mesa and generate sizeable new tax revenues for public 
expenditures. Not only will the project generate impacts as a result of the initial 
investment and construction of the facility (construction impact), but the project will 
also produce significant ongoing impacts during annual operations (operations 
impact).” 
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A summary of the economic and fiscal impacts is as follows: 
 

Summary of Economic and Fiscal Impacts 

 Construction 1 Operations 2 

Jobs 3 63 8 

Wages 4 $3,980,200 $382,300 

Economic Output 5 $9,720,300 $1,144,300 

Tax Revenues 6  $27,400 
1) Total impact from the initial investment and construction 
2) Annual impact from operations once at full capacity in Year 4 
3) Total direct, indirect, and induced full-time equivalent jobs 
4) Total direct, indirect, and induced wages 
5) Total direct, indirect, and induced economic output 
6) Total primary and secondary City of Mesa tax revenues. 
Note: In 2020 dollars. May not sum to totals due to rounding. 

 

Further, the report states the following in regard to additional positive impacts of the 
proposed facility: 
 

“In addition to the aforementioned impacts, the storage facility will generate 
additional economic activity and tax revenues for the City due to customer flow 
from other parts of the metro area. For instance, customers of the RV & Boat 
Storage will utilize nearby gas stations, service shops, and purchase recreational 
vehicles from local dealers. The new sales that are created by customers of the 
RV & Boat Storage facility allow for local business to expand their operations and 
generate additional tax revenues for the City of Mesa beyond what is calculated in 
this analysis. 

 
Local recreational vehicle dealers have also expressed that a growing concern for 
prospective buyers is a shortage of storage in Mesa. Additional storage facilities 
will help ease this concern and foster new taxable sales similar to the previous 
example. 

 
Thus, the overall impact on the City is likely to be 10% to 15% higher than what is 
tabulated.” 

 
The employment directly and indirectly generated by this Project indicates compliance 
with the “Employment” Mesa 2040 General Plan land use designation on the Property. 
The Project will result in 5 employees of the storage facility with an average $40,000 
annual salary and an additional 3 indirect employees supporting the facility with an 
average $56,000 annual salary. This represents a respectable wage for high-quality, long-
term employment outlined in the adopted goals, policies and objectives of the Mesa 2040 
General Plan, as discussed later in this Narrative.  
 
A copy of the final report, dated December 17, 2020, was provided with the initial submittal 
and is included with this re-submittal. 
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REZONING: 
 
The request for LI ("Light Industrial") zoning conforms with the General Plan designation 
of “Employment” and with the recommendation by City of Mesa staff during the Pre-
Submittal Meeting process. LI zoning was previously granted for the Property but was not 
properly vested. 
 
The purpose of the LI zoning district is for land that “can be used to buffer General 
Industrial uses from other less intense uses. This district also provides for a full range of 
commercial activities…” We note that due to proximity to the Falcon Field Airport, the 
Property is located within the Airport Overflight Area Three (“AOA 3”) of the Airfield 
Overlay District.  
 
As proposed, the request for the LI zoning district and the proposed Mesa Premier RV 
and Boat Storage facility meets this purpose statement, is consistent with this overlay 
designation, and is providing a well-designed and landscaped facility. 
 
Further, the location is not conducive to more intense, light industrial uses that generally 
require visibility, generate traffic, and require significant grading to accommodate larger 
buildings. The Property is certainly not conducive for residential under the existing single-
family RS-90 zoning due to the adjacent roadways and being subject to significant 
overflights from the nearby Falcon Field. We are extremely proud to provide any support 
we can to our military! 
 
We also note that a Council Use Permit (“CUP”) is required to allow RV and boat storage. 
This application includes a request for a CUP, as well as for Site Plan, Design Review 
and Planned Area Development approvals, as discussed further in this Project Narrative. 
 
Development Standards: 
 
The development standards of the proposed LI zoning district are all maintained or 
exceeded with the Project. A comparison between the LI standards and the proposed 
development are as follows: 
 

Standard 
LI (Light Industrial) 

Development Standard 
As Proposed 

Minimum Site Area (acres) 1.0 10.282 

Minimum Lot Width (feet) 100 417.13 

Minimum Lot Depth (feet) 100 1,340 

Maximum Lot Coverage (%) 90 90 

Maximum Height (feet) 40 13 

Front & Street-Facing Side (feet) 15 (adjacent to arterial) 15 

Interior Side & Rear (feet) –  
Adjacent to RS zoning 

1’ setback / 1’ height, 
minimum 20 

20 

Interior Side & Rear (feet) –  
Adjacent to GI & LI zoning 

0 0 
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Minimum Separation between 
Buildings 

0 0 

 
In addition, the project must comply with the requirements for a CUP, the Quality 
Development Design Guidelines, as well as other requirements and development criteria 
related to storage identified in the Mesa Zoning Ordinance ("MZO"). 
 
 
COUNCIL USE PERMIT (CUP):  
 
Per Table 11-7-2 of the MZO (Employment Districts/Use Regulations), a facility zoned LI 
that proposes outdoor storage of recreational vehicles and boats requires a Council Use 
Permit (“CUP”). The criteria for the approval of a CUP is noted under Section 11-70-6 of 
the MZO, which states that a CUP shall only be granted if the project conforms to all of 
the following criteria.  
 
1) 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. 

 
Mesa 2040 General Plan:  
 
The Mesa 2040 General Plan designates the Property as having an “Employment” 
land use character, utilizing the attributes listed for the Industrial Sub-Area).  

 
 

 

 
 

 

 

PROPERTY 
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The Mesa 2040 General Plan states the goal of the Employment districts is to “provide 
for a wide range of employment opportunities in high quality settings.” 
 
As noted previously, the Mesa Premier RV & Boat Storage facility generates 
immediate and long-term employment, along with peripheral positive economic 
development, and is proposed as a high-quality development. 
 
The rezoning request and proposed land use for the Property complies with site details 
identified within the Employment Character Area of the 2040 General Plan.  

• Industrial Sub-Type 

• Primary Zoning District:  
o LI (Light Industrial) 

• Primary Land Uses:  
o Outdoor Storage 

• Form and Guidelines:  
o Screening from public view required for outdoor storage and 

production. 
o Screening and other appropriate transition measures if located next to 

areas planned for less intense uses. 

• General Intensity  
o Site meets the decreasing intensity transition as outlined in the Figure 

7-4 on page 7-41 of the 2040 General Plan 
o  

 

 
 
 

PROPERTY 
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Under the Mesa 2040 General Plan, there are a number of goals, and related policies 
and strategies, applicable to the proposed use and the underlying General Plan 
character designation of Employment. 
 

Economic Development Goal: Grow and maintain diverse and stable jobs. 
 

Policy. Economic Development P1: Preserve designated commercial and 
industrial areas for future job growth. 

 
The proposed development includes a rezoning from residential to light industrial. The 
project will create an estimated 63 jobs related to the construction of the site and 5 
long-term, high quality jobs employed by the facility.  

 
Strategy. Economic Development S1: Uphold a business service approach that 
facilitates the successful attraction, expansion, and retention of businesses in 
Mesa. 

 
This RV/Boat Storage facility assists in supporting and expanding the thriving RV 
sales industry that operates less than 10 miles away. Dealers note that buyers are 
moving into subdivisions that prohibit RV storage, thus creating a demand for paid 
storage facilities.  

 
Strategy. Economic Development S3: Create interesting and exciting 
neighborhoods and commercial, educational, and cultural amenities that attract 
and retain executives and professionals. 

 
Long time trends show a demand for personal ownership of outdoor recreational toys 
and activities, manifesting in rising RV and boat sales in the area and limited storage 
options. This storage facility is part of the attraction to new residents such as 
professionals and executives with the means and willingness to buy large and 
expensive toys.  

 
Character Areas. Goal: Foster a development pattern that creates and maintains 
a variety of great neighborhoods, grows a diverse and stable economy, and 
develops rich public spaces. 
 
Policies and Strategies: 
 
Policy. Character Areas P6: In areas with the Employment District character, 
development will be reviewed for the opportunity to maintain and enhance 
employment options within the City of Mesa; areas with this character type are 
important to the long-term vitality of the community and need to be protected from 
incompatible development types. Review shall also consider compliance with any 
approved sub-area or neighborhood plan for the specific area. 

 
As noted below, the Property is located within the Falcon Field Sub-area, which strives 
to maintain an aviation-driven focus. As a light industrial use, the proposed RV and 
boat storage serves to facilitate that goal and is compatible to other employment-type 
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uses. Additionally, the light industrial nature of the proposed use serves to maintain 
and enhance employment-type uses in the area. 

 
Policy. Character Areas P11: Primary zoning districts and primary land uses will 
be mainly utilized to establish the character type and areas… 

 
Light Industrial (“LI”), which is the requested zoning district, is listed as a primary 
zoning district in the Employment character. 

 
Policy. Land Use P3: The City shall work with Falcon Field and Phoenix-Mesa 
Gateway Airports to coordinate planning and to address airspace protection and 
land use compatibility. 

 
Falcon Field Sub-Area Plan: 
 
The Property is also located within the Falcon Field Sub-Area Plan, adopted by the 
City of Mesa on April 2, 2007, states that it has an “aviation driven focus…” The 
proposed rezoning to LI, and the non-residential and low-occupancy nature of the 
proposed RV and boat storage facility, serves to maintain this focus. 
 
The Property is designated for Light Industrial land uses, depicted below: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The Falcon Field Sub-Area Plan notes the following “Image Building Strategies” which 
are exemplified with this proposal as follows: 
 

IB-1. Scenic Vistas: “The northern portion of the subarea is blessed with views 
of Red Mountain and the natural desert. The vast majority of this view shed should 

 
 

 

 

PROPERTY 
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be maintained as unobstructed views north of the Red Mountain Freeway (Loop 
202) for the benefit of visitors, existing development, and future development…” 

 
The proposed RV and boat storage facility will continue to render much of the Property 
below the grade of the adjacent roadways and certainly below the views of Red 
Mountain and surrounding areas. The maximum height of any structure (13-feet for 
the shade canopies) will not adversely interfere with these views for existing and 
proposed development. 
 

IB-4. Landscape Design Guidelines: Establish and implement sub-area specific 
landscape design guidelines for streetscape, gateway areas, public, and private 
property throughout the sub-area…” 

 
While we are not aware of any specific landscape design guidelines related to the 
Falcon Field Sub-Area Plan, the proposed development utilizes existing mature 
vegetation where appropriate, and supplements landscaping along the perimeter of 
the Property to provide for substantial site screening. 
 
Further, the Falcon Field Sub Area Plan provides the following statements which 
support both the rezoning and the proposed RV and boat storage use: 
 

“Future land use designations within the Sub-Area, as established by the Mesa 
2025 Land Use Plan, have some potential compatibility issues north of Loop 202 
between the Higley Rd and Greenfield Rd alignments…” 

 
We note that at the time of the approval of the Falcon Field Sub-Area Plan, the Mesa 
2025 General Plan designated the Property as Business Park. The Falcon Field Sub-
Area Plan specifically recommends changing the land use type from Business Park to 
Light Industrial. 
 

“Slightly less than half of the land area with the R1-90 zoning designation is located 
adjacent to Loop 202 on the north and south sides between Higley Road and 
Recker Road… the overwhelming majority of this R1-90 land is vacant and zoned 
inconsistent with the Mesa 2025 Land Use Plan [and the Mesa 2040 General 
Plan]."  

 
While these R1-90 districts are not located within the primary impact areas of the 
airport, some of these vacant lands are close enough to potentially generate 
complaints. Furthermore, the portions of R1-90 districts adjacent to Loop 202 
interchanges and more intense zoning districts are ideally suited for employment 
generating uses – some of which might provide retail, services, and entertainment to 
area businesses, employees, and the region. 
 

 
2) 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. 
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MZO Section 11-7-1: Purpose: “Employment Districts” (including the requested LI 
zoning district) 

 
(1) Designate land for industrial, office, and research and development uses to 

provide a range of employment opportunities in Mesa;  
(2) Provide for the appropriate location of businesses that may have the potential 

to generate off-site impacts, while providing compatibility in use and form;  
(3) Provide appropriate buffers between employment and residential uses to 

preserve both employment feasibility and residential quality; and  
(4) Provide diverse options for types of employment-oriented areas, ranging from 

landscaped sites in campus-like settings, to mixed-use commercial and 
industrial areas, to industrial-only areas, to sites that are still well designed, but 
convey a minimalist or utilitarian approach, the entire range of which may 
contribute to providing the appropriate context for a successful business 
environment. 

 
MZO Section 11-7-1B.2: Specific purpose of the LI zoning district  
Provide areas for limited manufacturing and processing, wholesaling, research, 
warehousing, and distribution activities take place within enclosed buildings, with 
restricted accessory outdoor storage as needed to support the primary uses. Light 
Industrial areas can be used to buffer General Industrial uses from other less 
intense uses. This district also provides for a full range of commercial activities, 
generally on a limited scale, including high-impact commercial uses, outdoor 
display and outdoor sale. Individual developments include well-designed buildings 
on sites that may or may not have campus-like settings, and areas visible to the 
general public include well-designed landscape areas.” 

 
The proposed rezoning to LI and the requested RV and boat storage facility conform 
to both the purposes of the Employment category and LI zoning district as follows: 
 
▪ RV and Boat Storage is listed as a specific use under the “Warehousing and 

Storage” land use category of the Employment districts subject to approval of a 
CUP. The Project is similar to a warehouse-type use, in that it involves the long- 
and short-term storage of items (in this case, RV’s and boats).  
 

▪ As evidenced by the Economic and Fiscal Impacts report, there are very few RV 
and boat storage facilities within an 8-mile radius of the Property, so there won’t 
be a concentration of this use in the vicinity of the Property.  
 

▪ The topographic constraints of the Property do not lend themselves to a more 
traditional employment or light industrial use, as significant grading issues and 
existing offsite ADOT drainage facilities constrict the Property from developing 
large or multiple buildings. 

 
3) 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. 
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The natural features of the Property, such as the existing topography, will not be 
injurious or detrimental to adjacent or surrounding property owners as the terrain and 
plant materials which serve as buffers to preserve the views and aesthetics. 
 
Further, the adjacent property owner to the south and west is ADOT, which maintains 
a drainage and retention area between the Property and Loop 202/Higley Road. Other 
properties in the area are separated from the Property by either the Loop 202 on the 
south, Higley Road on the west, or Thomas Road along the north and east. The 
property directly to the east is zoned Planned Employment Park (“PEP”). 
 
As a final comment, the owner has significantly cleaned-up the Property since its 
purchase, eliminating and thinning dead and overgrown plant materials, removing 
trash, and removing previous opportunities for unwanted encampments. 

 
4) Adequate public services, public facilities and public infrastructure are 

available to serve the proposed project.  
 

The Property and proposed use have excellent access to Thomas Road via an 
existing driveway. Thomas Road is paved adjacent to the Property, with two lanes in 
each direction, a continuous center turn land, and curb, gutter and detached sidewalk. 
RV and boat storage facilities have notoriously low traffic generation, and it is not 
expected that the Project will have any impact on Thomas Road.  
 
The Project will be provided water services via a connection to an existing 16” DIP 
waterline in Thomas Road and install a looped system if required by the City of Mesa.  
 
In regard to wastewater service, the City of Mesa notes that the area requires a lift 
station, which is expected to be constructed in the 2024 bond cycle; therefore, the 
Project will be served by an onsite septic system until sewer is available.  
 
Further, as a non-residential use, the proposed development has no impact on public 
facilities such as schools, libraries, etc. 
 
 

SITE PLAN, DESIGN REVIEW & PLANNED AREA DEVELOPMENT:  
 
Both Site Plan, Design Review and Planned Area Development approvals are required 
for this project. We have taken great care in the design of the site, with considerations of 
the existing topography and mature vegetation, drainage, access, and trying to maximize 
the limited available land.  
 
Included in these considerations are the adopted “Quality Development Design 
Guidelines” and other development standards and requirements of the MZO. This 
attention to detail is evidenced in the site plan, landscape plan, office exhibits and other 
provided information regarding the design of the Property and its proposed use as a RV 
and boat storage facility. 
 
Site Plan & Planned Area Development Review: 
 



Page 15 

As noted throughout this Project Narrative, the Property has significant topographic 
constraints, the Property drops rapidly from east to west, with an over 20-foot difference 
in grade. Simply “flattening” the Property doesn’t work, as there is a large open drainage 
channel on the adjacent ADOT property; the type of retaining walls that would be needed 
are cost prohibitive. 
 
Nonetheless, we believe that the site plan can be designed aesthetically pleasing and 
functional for an outdoor storage use, such as the proposed Mesa Premier RV and Boat 
Storage facility.  It is uniquely capable of working with the existing topography with 
minimal grading and using the topography for screening of portions of the Property. 
 
In addition to this “natural” screening, an 8-foot-high wall plus landscaping will be placed 
along the Thomas Road frontage. Additional screening and landscaping are unnecessary 
for Higley Road, which rises above any obstructed views with the adjacent overpass. A 
landscape plan – both in color and in black & white – is included with this submittal. 
 
The entire property is designed to capture and compliment the natural beauty of the 
surrounding area. Existing vegetation and materials are incorporated into the design, and 
the natural terrain of the property will be maintained. The office, security walls, signage, 
and overall design is of high-quality and very aesthetically pleasing. The intended goal is 
to create a “park-like” setting where area residents are proud to visit and store their toys. 
 
The Project proposes 414 storage spaces of three (3) different sizes for recreational 
vehicles and boats: 
 

▪ 12’ x 30’ (118 spaces)  
▪ 12’ x 40’ (214 spaces)  
▪ 12’ x 50’ (82 spaces) 

Total =   414 spaces  
 

Shade canopies are proposed for the interior storage spaces only while excluding spaces 
along the perimeter of the development; these will have a maximum height of 
approximately 13-feet (for a 45-foot-long space), less height for shorter spaces. We note 
that a portion of the shade canopies may be “solar ready”, depending on location and 
angle, as approved by the Mesa Falcon Field Airport regarding any reflectivity. 
 
For stored vehicles along the perimeter of the development a requested deviation of the 
setback requirements of Section 11-30-7 of the MZO, which requires a 1:1 setback / 
height ratio is requested to be 0’ setback from the wall by means of a PAD request.  
 
Access to the approximately 10.282-acre Property will be via an existing driveway off 
Thomas Road (offset from 54th Street). This access will be gated, with sufficient turn-
around area to meet City of Mesa requirements. Interior to the site and adjacent to the 
vehicular entrance is the proposed 1,571 square foot office building. 
  
Quality Development Design Guidelines compliance: 
 
The Quality Development Design Guidelines (“Guidelines”) adopted by the City of Mesa 
in December 2019, are “intended to support the goals and policies of the 2040 Mesa 
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General Plan and supplement the provisions of the MZO. These principles and guidelines 
apply to all development types and planning areas within the City. This includes proposals 
for new development and redevelopment of sites, including exterior alterations to existing 
buildings… These guidelines are intended to clarify expectations and set clear objectives 
regarding quality development for developers and architects as they design their projects. 
They are also intended to assist City staff and decision-makers in evaluating projects…”  
 
As a new development, proposed for LI zoning, these guidelines have been reviewed and 
incorporated into the proposed Project.  Guidelines and criteria specifically related to 
“storage” are noted in both the Commercial and Industrial chapters of the Guidelines. 
 
Commercial guidelines (Chapter 4) applicable to the proposed development and to 
storage, which are not also included within the Industrial chapter, are noted below. 
 

Quality Development Design Guidelines Section 4.A.4.f: “Use landscaping to 

screen less-desirable areas from public view (i.e., trash enclosures, parking areas, 
storage areas, loading areas public utilities, and mechanical equipment).” 

 
As shown on the preliminary landscape plan, extensive landscaping is provided 
throughout the development, with an emphasis along the Thomas Road frontage, which 
is the most-visible property line due to the existing topography and adjacent ADOT 
drainage facility. 
 

Quality Development Design Guidelines Section 4.A.7.a: “Loading, storage, and 

service facilities must be screened from public view. Screening materials, colors, and 
finishes should be designed as an integral part of the site architecture. Landscaping 
or other methods of screening may also be utilized.” 

 
As noted above, screening of storage areas, such as landscaping and perimeter walls, 
are complementary to the overall project design and all storage areas are screened to the 
extent possible given the existing topography of the Property and its relationship to the 
perimeter streets. 
 
Industrial Guidelines (Chapter 5) applicable to the proposed development and to storage, 
which are not also included within the Commercial chapter, are noted below. The 
guidelines address development criteria such as Site Design (building placement and 
orientation, parking, loading, and vehicular access, landscaping and shading, and exterior 
lighting) and Architectural Design (including design, entrances, massing and scale, 
façade articulation, materials and colors, signage, and service areas and utilities).  
 
The design of the Project, as demonstrated with the submittal materials and exhibits 
utilizes the above criteria in regard to landscaping and shading, vehicular access, the 
entrance, exterior lighting, and other design elements. Given the “open” nature of this 
project and only one, 1,571 square foot building, not all of the guidelines for site and 
architectural design apply as they would to the scale of a more traditional industrial use 
(such as building placement and orientation, massing, and façade articulation). 
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Quality Development Design Guidelines Section 5.A: “Industrial developments 

should be designed to minimize potential visual impacts due to its scale, location of 
industrial/mechanical equipment, and outdoor storage. These visual impacts can be 
mitigated through proper site planning and the placement and design of buildings, 
screen walls, and landscaping.” 

 

Quality Development Design Guidelines Section 5.A.3 (Landscaping and Shading): 

“Open spaces on industrial developments are necessary to accommodate retention 
needs and enhance the overall quality of the development. Furthermore, landscaping 
and programming of the open space serves employees, visitors, and neighbors on 
nearby lots by creating attractive environments. Landscaped open spaces improve 
morale and create comfortable, outdoor places, which encourages healthy lifestyles. 
 
All new developments should include usable outdoor open space. “Human-scaled” 
development that incorporates site design and amenities such as courtyards, plazas, 
shaded arcades and functional landscaped areas that link adjoining buildings and take 
advantage of outdoor as well as indoor space is encouraged. These features can be 
located in areas with recessed facades or setbacks in excess of minimum standards. 
These areas may be designed for use by employees and/or customers. Pedestrian 
features such as benches, tables, fountains, artwork, and landscaping should be 
incorporated as focal points or relaxation areas for industrial developments.” 

 
The site has been designed to work with the existing contours of the Property, with the 
goal to minimize grading and take advantage of the natural screening. 
  
The proposed storage facility incorporates significant landscaping surrounding the Project 
while working with ADOT and the City of Mesa to compliment the natural areas on the 
west and south slopes while integrating the Project into the areas used in part for retention 
and facilitating drainage around the site and also ADOT for the Loop 202.  Just offsite is 
part of a drainage-way that also has significant mature landscaping. The onsite area will 
be cleaned-up of dead/dying and poor-quality plant material so that the remaining plants 
can better thrive. Additionally, and where possible, plant materials will be salvaged and 
relocated to other areas of the development. 
 
In addition, the project complies with the Quality Development Design Guidelines, as well 
as other requirements and development criteria related to storage as listed in Sections 
11-7-3, 11-22-1, 11-30-7, and 11-33-5 of the MZO. 
 
Section 11-7-3 of the MZO addresses the development standards applicable to projects 
within the LI zoning district. As demonstrated earlier in this Project Narrative, the 
proposed Project meets or exceeds all of the applicable development standards of the LI 
zoning district, as well as the applicable requirements and recommendations of 
Subsection B (Site Planning and Design Standards), such as Character and Image, 
Massing and Scale, Building Entrances, Access, Circulation and Parking, and Materials 
and Colors. Many of these requirements and recommendations are the same or similar 
to those of the Quality Development Design Guidelines. 
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MZO addresses outdoor storage in Section 11-30-7, identifying where it is 
permitted/prohibited and design objectives such as screening and setbacks. Open 
storage of vehicles outside of a building (considered collectively as a general activity) for 
more than 24 hours must conform to the standards of this Section. 
 

Section 11-30-7 (Outdoor Storage) 
Design objective: Maintain an attractive environment for the community, adjacent 
businesses and residents while allowing open storage of goods, materials, machines, 
equipment, and vehicles or parts when necessary for business purposes in specific 
locations.” 

 
Through screening and significant frontage landscaping our intent is to enhance the 
Property and streetscape, and through proper site plan design, take advantage of existing 
topography. 
 
Table 11-30-7 (Open Storage Regulations by District and Location) states that outdoor 
storage is permitted within the LI zoning district, but that it cannot be placed in front or 
street-facing side yards. Within our Project, no storage occurs within these yards (defined 
as the setback area).  
 
The Project also meets the screening and setback requirements of this Section, by 
providing a combination screening berm/wall of at least 8-feet in height, landscaping 
outside and inside of the berm/wall, and meeting the applicable storage setback/height 
ratio of 1:1. 
 

Section 11-33-5 (Foundation Base) 
All buildings shall provide a foundation base of plant materials such as trees, shrubs, 
ground covers, and/or accent plants and hardscape such as decorative pavement 
adjacent to the exterior walls of any buildings, and that pedestrian areas and building 
entrance plazas should include shading with trees and shade structures.  

 
The Project meets this requirement, as indicated on the preliminary landscape plan 
included with this submittal. 
 
Section 11-22-1 of the MZO addresses the purpose of the Planned Area Development 
Overlay as demonstrated earlier in this Project Narrative and requested deviations as 
shown in the following Table that the proposed Project meets or exceeds all of the 
applicable development standards for the PAD Overlay while providing equivalent or 
superior standards. 
 
 
 
  
 Section 11-22-1 (Planned Area Development Overlay District) 

The purpose of the Planned Area Development Overlay (PAD) District is to permit 
flexibility in the application of zoning standards and requirements where it can be 
demonstrated that the proposed development provides equivalent or superior 
standards in a creative way to meet the intent of the underlaying zoning district 
and general plan. This overlay district allows for innovative design and flexibility in 
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projects of sufficient size that are planned for development as a cohesive unit and 
may also be used to organize a development in phases by using conceptual 
development plans and deferring specific site plan approval to a future date. The 
intent of this district is to provide for creative, high-quality development 
incorporating: 

 
The following Table details the Required MZO Standard and the Proposed deviation 
from that standard.  

As demonstrated; due to the topographic constraints, ADOT drainage and excess right-
of-way, the Project optimized the site through minimizing grading impacts, addressing 
drainage requirements and limiting extreme retaining wall heights.  Our client is 
requesting for approval of the minor off-site grading on both ADOT and the City of Mesa 
properties for design purposes and cost to the Project.  The alternatives proposed are 
due to the existing ADOT drainage facility that was left incomplete altering the 
developability our property together with the surplus right-of-way that was relinquished to 
the City if Mesa and also sold to R&S Development Group LLC for the Project. The 
request for alternative design considerations is not self-imposed, they are unavoidable 
due to existing conditions while not compromising the Quality Development Design 
Guidelines. The deviations are indicated on the site plan as referenced by staff and we 
respectfully request be approved with the Design Review, Site Plan review by means of 
the Planned Area Development Overlay. 
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Deviation Design Request 
Through carefully design considerations, deviations for wall height of eight feet (8’) 
where three and a half feet (3.5’) is max adjacent to a right-of-way(s), reducing the 
landscaping to five (5’) where thirty (30’) is required, eliminating the landscaping 
requirements adjacent to right-of-way(s) and off-site grading (per plan) are being 
designed into the Project, detailed in the subsequent Table, described above and 
shown on the Design Review and Site Plans accordingly. 

 
 
CONCLUSION   
 
As provided by this Project Narrative, as well as the exhibits and plans submitted to the 
City, the request for Rezoning, a Council Use Permit, a Site Plan, and Design Review 
meets all of the necessary criteria set forth in the Mesa 2040 General Plan, Sub-area 
Plans, and Mesa Zoning Ordinance for the Light Industrial Zoning and a Boat and 
Recreational Vehicle Storage facility.  
 
Mesa Premier RV & Boat Storage will utilize a parcel location with constraints that limits 
developing traditional industrial buildings. The location outside of the sales corridor along 
Main Street is optimal to support the strong RV and boat industry within Mesa, AZ. The 
Project will provide a needed storage facility to meet growing customer demands of 
residential neighborhoods with limited storage options.   
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1. LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR VERIFYING QUANTITIES OF
ALL MATERIALS FOR BIDDING AND INSTALLATION PURPOSES. IF
DISCREPANCIES EXIST, THE PLAN SHALL DICTATE QUANTITIES TO BE USED.

2. OMIT WEED BARRIER FABRIC FROM ALL ROW TREE PLANTING AREAS.

3. PLANT MATERIAL TO BE INSTALLED PER PLANT LEGEND. IF SUBSTITUTIONS
ARE WANTED, PROPOSED CHANGES MUST BE SUBMITTED TO THE
LANDSCAPE ARCHITECT FOR APPROVAL PRIOR TO PLANTING.

4. TOPSOIL TO BE IMPLEMENTED AT THE FOLLOWING DEPTHS:

4.1. 6" DEPTH IN ALL PLANTER BED AREAS
4.2. 4" DEPTH IN ALL TURF SOD AREAS
4.3. 4" DEPTH IN ALL NEW SEED AREAS.
4.4. 2" DEPTH IN ALL RESTORATION AREAS THAT WERE PREVIOUSLY

VEGETATED.

5. EDGING SHALL BE IMPLEMENTED BETWEEN ALL VARYING LANDSCAPE
MATERIALS SUCH AS TURF GRASS AND BARK MULCH, BARK MULCH AND ROCK
MULCH, TURF GRASS AND BROADCAST SEED, ETC. EXACT TYPE OF EDGING
SHALL BE INDICATED ON THE PLANS. IF NO EDGING IS INDICATED ON THE
PLANS A 6" X 6" SLIP FORMED, SQUARE CONCRETE CURB SHALL BE USED.

6. LANDSCAPE ROCK AND BARK MULCH COLOR AND TYPE TO BE APPROVED BY
OWNER. SUBMIT SAMPLES FOR APPROVAL PRIOR TO INSTALLATION. MULCH
MATERIAL SHALL BE IMPLEMENTED IN ALL PLANTER BED AREAS INDICATED
ON THE PLANS AT THE FOLLOWING DEPTHS:

6.1. SHREDDED BARK MULCH : 4"
6.2. 1-2" DIAMETER FRACTURED STONE : 4"
6.3. 2-4" DIAMETER FRACTURED STONE: 4"
6.4. 1-2" COBBLE MULCH: 4"
6.5. 2-4" COBBLE MULCH: 6"
6.6. PULL MULCH MIN. OF 3" AWAY FROM BASE OF ALL PERENNIALS AND

SHRUBS AND MIN. 6" AWAY FROM ALL TREES.

7. INSTALLATION SHALL COMPLY WITH ALL NATIONAL, STATE AND LOCAL LAWS
AND ORDINANCES.

8. ALL MATERIALS SHALL BE NEW AND WITHOUT FLAWS OR DEFECTS OF THE
QUALITY AND PERFORMANCE SPECIFIED, AND SHALL MEET THE
REQUIREMENTS OF THIS SYSTEM. USE MATERIALS AS SPECIFIED, NO
SUBSTITUTIONS SHALL BE PERMITTED WITHOUT WRITTEN PERMISSION OF
THE OWNER OR LANDSCAPE ARCHITECT

9. BASE PLAN & LOCATION OF EXISTING EQUIPMENT ARE SCHEMATIC IN NATURE.
FIELD VERIFY ALL BASE & EXISTING  ELEMENTS PRIOR TO CONSTRUCTION &
PROVIDE NECESSARY ADJUSTMENTS.

12. ALL PLANTS SHALL BE WATERED THOROUGHLY TWICE DURING THE FIRST 24
HOUR PERIOD AFTER PLANTING.  ALL PLANTS SHALL THEN BE WATERED ON A
REGULAR SCHEDULE DURING THE FIRST GROWING SEASON.

13. THE CONTRACTOR SHALL WARRANTY ALL PLANT MATERIAL FOR ONE-YEAR
AFTER DATE OF FINAL ACCEPTANCE.

14. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE VERIFICATION AND
AVOIDANCE OF ALL UNDERGROUND UTILITIES DURING THE INSTALLATION OF
LANDSCAPE AND IRRIGATION ELEMENTS. SHOULD ANY DAMAGE OCCUR TO
UNDERGROUND UTILITIES THE CONTRACTOR SHALL REPLACE OR REPAIR THE
DAMAGE AT NO ADDITIONAL COST TO THE OWNER.

GENERAL LANDSCAPE NOTES

GENERAL LANDSCAPE REQUIREMENT CALCULATION REQUIRED PROVIDED

50% LIVE COVERAGE IN LANDSCAPE AREAS

TOTAL LANDSCAPE AREA - 79,580 SF

TOTAL TREES - 73 (AVERAGE COVERAGE
  OF 450 SF) = 32,850 SF

TOTAL SHRUBS - 546 (AVERAGE COVERAGE
  OF 15 SF) = 8,190 SF

39,790 SF
OF LIVE

COVERAGE

TREES BOTANICAL / COMMON NAME CONT QTY

CHILOPSIS LINEARIS 24" BOX 13
DESERT WILLOW

PARKINSONIA FLORIDA 24" BOX 11
BLUE PALO VERDE

PARKINSONIA MICROPHYLLA 36" BOX 20
LITTLE LEAF PALO VERDE

PISTACIA CHINENSIS 36" BOX 12
CHINESE PISTACHE MULTI-TRUNK

X CHITALPA TASHKENTENSIS `PINK DAWN` 24" BOX 17
PINK DAWN CHITALPA

TREE SCHEDULE
SHRUBS BOTANICAL / COMMON NAME SIZE QTY

AGAVE PARRYI 2 GAL 18
PARRY'S AGAVE

BOUTELOUA GRACILIS 1 GAL 124
BLUE GRAMA GRASS

ENCELIA FARINOSA 5 GAL 14
BRITTLE BUSH

HESPERALOE PARVIFLORA 1 GAL 60
RED YUCCA

HIBISCUS COULTERI 2 GAL 12
DESERT ROSE MALLOW

HYPTIS EMORYI 5 GAL 69
DESERT LAVENDER

NERIUM OLEANDER `DWARF PINK` 5 GAL 59
DWARF PINK OLEANDER

PENSTEMON EATONII 1 GAL 6
FIRECRACKER PENSTEMON

RHUS OVATA 5 GAL 32
SUGAR BUSH

SPHAERALCEA AMBIGUA 1 GAL 31
DESERT GLOBEMALLOW

STIPA TENUISSIMA 1 GAL 26
FINESTEM NEEDLEGRASS

TECOMA STANS 5 GAL 60
YELLOW BELLS

TEUCRIUM CHAMAEDRYS 1 GAL 35
GERMANDER

SHRUB SCHEDULE

SYMBOL DESCRIPTION QTY

2-4` DECORATIVE LANDSCAPE BOULDER. MATCH COLOR TO 58
OTHER LANDSCAPE ROCK USED ON SITE

SYMBOL DESCRIPTION QTY

MOUNTAIN VISTA BROWN - 1" DECOARTIVE LANDSCAPE 26,071 SF
ROCK

SUNSET GOLD  - 1/2" DECORATIVE LANDSCAPE ROCK 22,369 SF

EXISTING LANDSCAPE ROCK/CHAT TO REMAIN 4,607 SF

SITE LEGEND
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C.4.0

TOTAL BUILDING FOUNDATION

BUILDING FOUNDATION LANDSCAPING

TOTAL FOUNDATION = 158 LF

MEASUREMENT REQUIREMENT PROVIDED

NORTH BUILDING FOUNDATION
(MIXED VISIBILITY, NO PUBLIC ENTRANCE)

TOTAL FOUNDATION: 46 LF
7 LF NOT VISIBLE, 39 LF VISIBLE

SOUTH BUILDING FOUNDATION
(MIXED VISIBILITY, NO PUBLIC ENTRANCE,
PARKING ADJACENT)

TOTAL FOUNDATION: 46 LF
14 LF NOT VISIBLE, 32 LF VISIBLE

EAST BUILDING FOUNDATION
(VISIBLE FROM ROW, HAS PUBLIC ENTRANCE)

TOTAL FOUNDATION: 38 LF

WEST BUILDING FOUNDATION
(NOT VISIBLE, NO PUBLIC ENTRANCE)

TOTAL FOUNDATION: 38 LF NO REQUIREMENT

15' MIN LANDSCAPE AREA
1 TREE REQUIRED - 33% L/S

10' MIN LANDSCAPE AREA
1 TREE REQUIRED - 25% L/S

5' MIN LANDSCAPE AREA
1 TREE REQUIRED - 25% L/S

-

47' AVERAGE FROM FOUNDATION TO BACK OF SIDEWALK
2 TREES, 15 SHRUBS/GRASSES/PERENNIALS - 100% L/S WALL

40' FROM FOUNDATION TO BACK OF CURB LANDSCAPE AREA
1 TREE, 32 SHRUBS/GRASSES/PERENNIALS  - 63% L/S WALL

NO LANDSCAPING PROVIDED / AREA BEHIND
6' HIGH MASONRY WALL - SEE  ARCHITECT PLANS FOR DETAIL

10' FROM FOUNDATION TO BACK OF CURB LANDSCAPE AREA
11 SHRUBS/GRASSES/PERENNIALS - 70% L/S WALL

-

STREET FACING SETBACK LANDSCAPE YARDS MEASUREMENT REQUIREMENT PROVIDED

ADJACENT TO THOMAS ROAD (NORTH PL)
(65' PAVEMENT WIDTH, COLLECTOR /
INDUSTRIAL / COMMERCIAL STREETS)

~1150 LF OF FRONTAGE 4 TREES AND 24 SHRUBS PER 100 LF
48 TREES AND 288 SHRUBS

ADJACENT TO NEW ACCESS ROAD (EAST PL)
(PUBLIC OR PRIVATE STREETS)

~430 LF 4 TREES AND 24 SHRUBS PER 100 LF
20 TREES AND 120 SHRUBS

SOUTH AND WEST PL -
ADOT PARCEL ABUTS THESE PROPERTY LINES.
NO STREET FACING YARD REQUIRED.

22 TREES AND 133 SHRUBS

48 TREES AND 292 SHRUBS

REQUIRED SIZES PROVIDED SIZES

MINIMUM  25%
OF 36" BOX
TREES OR
LARGER. 50%
OF TREES
SHALL BE 24"
BOX. NO
TREES
SMALLER
THAN 15 GAL.

SMALLEST TREE
IS 24" BOX.
24" BOX = 41
(56% OF TREES)
36" BOX = 32
(44% OF TOTAL
TREES)

~1,938 LF

8' BLOCK WALL (TYP.) TO BE
STRUCTURALLY ENGINEERED

8' BLOCK WALL (TYP.) TO BE STRUCTURALLY ENGINEERED

8' BLOCK WALL (TYP.) TO BE STRUCTURALLY ENGINEERED

NEW CMU WALLS - 5ea @ 32"-40" H,
( SEE WALL DETAIL, SHEET C.4.1) 1

H

O
R R O C

K

S

E

N
G I N E E

R

SN

NO REQUIREMENT SET IN PLACE AS
SCREENED STORAGE AREAS NOT
APPLICABLE FOR WEST AND SOUTH
SIDES OF SITE. SEE C.4.1 FOR
W & S SITE VIEWS

ADDITIONAL 31,140 SF OF HYDROSEEDING AREA
ADDED TO OVERALL SITE PLANTING AREA

HYDROSEEDING THROUGHOUT NEW BERMS FOR
SLOPE STABILIZATION, AREA TO REMAIN EXISTING LAND

HYDROSEEDING THROUGHOUT NEW BERMS FOR
SLOPE STABILIZATION, AREA TO REMAIN EXISTING LAND

GROUND COVERS BOTANICAL / COMMON NAME QTY REMARKS

SEED MIX "A" 31,140 SF

GROUNDCOVER SCHEDULE

TOTAL HYDROSEEDING -  = 31,140 SF

72,180 SF
OF LIVE

COVERAGE
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OWNER: ADOT
PARCEL: 141-38-044

ZONE:RS-90

OWNER: ADOT

ABANDONED TO CITY
OF MESA, PER
RESOLUTION
2017-11-A-062,

RECORDED 11/27/17,
DOC 2017-0874324,

M.C.R.
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OWNER: THE BOYLE FAMILY, LLC
PARCEL:141-38-042

ZONING:PEP

OWNER: ADOT
PARCEL: 141-38-046

ZONE:RS-90

EX. 30" ABS PIPE

EX. UNKNOWN SIZE CONCRETE PIPE

EX. CONCRETE CHANNEL
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EXISTING STORM DRAIN OUTLET.
TO BE RELOCATED.

EXISTING STORM DRAIN OUTLET.
TO REMAIN IN PLACE.

CUT/FILL VOLUMES (PRELIMINARY)

VOLUME CUT (CY) VOLUME FILL (CY) VOLUME NET (CY)

332 3,142 2,810 (FILL)

UNDERGROUND
DETENTION
(SIZE TBD)

ABOVE GROUND
RETENTION POND

(SIZE TBD)

PROPOSED OUTLET
FROM OFF-SITE FLOWS

PROPOSED STORM DRAIN LINE
TO REDIRECT OFF-SITE FLOWS
AWAY FROM SITE.

PRELIMINARY OFF-SITE
DRAINAGE AREA. DESIGN
TO BE COORDINATED AND

APPROVED WITH ADOT
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OWNER: MARK ALAN
PROPERTIES, LLC

PARCEL 141-38-012V

59.53'

1030.70'

190.13'

30.17'

72.91'

EX. MONITORING WELL

15.08' 17
.5

9'

56.84'

8" SEWER 321.14'

8" SEWER 192.29'

8" SEWER 285.00'

8" SEWER 338.67'

FUTURE SEWER CONNECTION
(TO BE BUILT BY OTHERS)

FUTURE SEWER
CONNECTION
(TO BE BUILT BY
OTHERS)
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FLOOR PLAN

SCALE: 1/8" = 1'-0"

EAST ELEVATION

WEST ELEVATION

SOUTH ELEVATION

NORTH

+0'-0"

DR1.1
A-A

DR1.1
A-A

DR1.1
B-B

DR1.1
B-B

+9'-0"

DR1.1
C-C

DR1.1
C-C

+18'-0"

PROJECT INFORMATION
FIRE SEPARATION DIST: Greater than 10' allowed for Type V-B construction type

Actual: 24.5' from property line, 70.5' from other structure.

USE / OCCUPANCY: Office (B / U Occupancy)

CONSTRUCTION TYPE: Type V-B

BUILDING AREA: 1,571 SF.

OCCUPANT LOAD: Waiting Area:     260 sf / 15 = 18 occ
Office / Misc:  1,310 sf / 150 =   9 occ
Total: 27 occ.

+20'-0"

DR1.1
D-D

DR1.1
D-D

+5'-0"

NORTH ELEVATION

MATERIAL ALLOCATION

OVERALL MATERIAL ALLOCATION

BUILDING ELEVATIONS

BUILDING PLAN
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20' SHOWN
(VARIES 15' - 30'

FOR SITE ADJUSTMENTS)

10'-0"
INTEGRAL COLOR CMU

(HARVEST BROWN)
4' DEEP PLANTING RECESS

(WHERE NOTED ON SITE PLAN)
40'-0"

NTEGRAL COLOR CMU (HARVEST BROWN) WITH SPLIT
FACE INTEGRAL COLOR CMU ACCENTS (MOJAVE BROWN)

3'-4" STONE
VENEER COLUMN

CLCLCL
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FOR SITE ADJUSTMENTS)
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PROJECT INFORMATION
FIRE SEPARATION DIST: Greater than 10' allowed for Type V-B construction type

Actual: 24.5' from property line, 70.5' from other structure.

USE / OCCUPANCY: Office (B / U Occupancy)

CONSTRUCTION TYPE: Type V-B

BUILDING AREA: 1,571 SF.

OCCUPANT LOAD: Waiting Area:     260 sf / 15 = 18 occ
Office / Misc:  1,310 sf / 150 =   9 occ
Total: 27 occ.
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Citizen Participation Plan 
 

related to a request to rezone (from RS-90 to LI/Light Industrial) 
approximately 10.282 acres located at the southeast corner of 

Higley & Thomas Roads for the Mesa Premier RV & Boat Storage 
facility; APN 141-38-047A 

 

 
 

Prepared By: 
 

 
 

Benjamin W. Graff, Esq. 
Quarles & Brady LLP 

2 N. Central Ave. 
Phoenix, AZ 85004 

 
 
 
 
 
 

Submittal Date: January 28, 2021



Introduction & Purpose: 
 
This Citizen Participation Plan is in regard to a companion request to rezone () of 
approximately 10.282 acres located at the southeast corner of Higley & Thomas Roads 
from, RS-90 to LI/Light Industrial, for the Mesa Premier RV & Boat Storage facility; APN 
141-38-047A 
 
The purpose of the Citizen Participation Plan is to provide the City of Mesa staff with 
information regarding the efforts made by the Applicant to inform citizens and property 
owners in the vicinity concerning the Applicant’s request to the City of Mesa for the above-
referenced zone change. 
 
By providing opportunities for citizen participation, the applicant will ensure that those 
affected by this application will have an adequate opportunity to learn about and comment 
on the proposed plan.  
 
 
Contact Information:  
 
The person that is coordinating the Citizen Participation activities is: 
 
Benjamin Graff 
Quarles & Brady LLP 
2 North Central Avenue 
Phoenix, AZ 85004 
Phone: 602-229-5683 
Email: Benjamin.graff@quarles.com 
 
 
Pre-application Meeting:  
A pre-application meeting with City of Mesa planning staff was held on January 2, 2020. 
At that time, staff recommended that adjacent residents and any nearby registered 
neighborhoods be contacted. 
 
 
Actions:  
In order to provide effective citizen participation in conjunction with this application, the 
following actions will be taken to provide opportunities for feedback from surrounding 
property owners:  
 
1. A neighborhood meeting (online/virtual) will be held within approximately 3 – 4 weeks 

from the date of submittal of the revised related zone change application. 
 

The notification list for the neighborhood meeting will include: 
 
A. All property owners within 1,000’ of the subject property west 
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B. Registered neighborhood contacts within ½-mile of the property (as provided by 
the City of Mesa Neighborhood Outreach Division). 

 
 
2. All persons listed on the contact list will receive a letter describing the project, project 

schedule, site plan and an invitation to a neighborhood meeting to be held at a to-be-
determined location. 

 
A copy of the notification map and notification mailing list will be provided in the update 
to this Citizen Participation Plan (as requested/required by Mesa staff). 
 
Additional neighborhood meetings will be provided as deemed necessary. 
 
Presentations to groups of citizens or neighborhood associations will be provided as 
requested. 
 
An e-mail distribution list will be collected at the neighborhood meeting in an effort to have 
continued dialogue with those in attendance at the meeting concerning changes, if any, 
to the proposed development plans.  
 
All materials such as mailing lists, contact letters, sign-in lists, comments, and petitions 
received will be copied to the City of Mesa. 
 
The site will also be posted as required by the City of Mesa. 
 
 
Schedule (current place in schedule is in bold):  
 
▪ Pre-Application Submittal Meeting  
▪ Pre-Submittal Conference –January 2, 2020  
▪ Submittal (initial) – January 28, 2021 
▪ Re-submittal of revised application and related materials – TBD 
▪ Neighborhood Meeting – TBD 
▪ Follow-Up Submittal – TBD  
▪ Planning and Zoning Board Hearing – TBD   
▪ City Council Introduction – TBD   
▪ City Council Final Action – TBD  
 
 

 



2600 North Central Ave 
Suite 550 
Phoenix, AZ 85004 
(801) 763-5299 
www.horrocks.com 
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Citizen Participation Plan Report and  
Neighborhood Meeting Minutes 

 
 
Meeting Date:  November 30, 2021    
Time:    6:00 p.m.  
Location:  Zoom (per City of Mesa) 
 
Proposed Development: Mesa RV & Boat Storage 
Address: Southeast corner of Higley Rd and Thomas Rd 
Parcel Number: 14138047A      
 
Overview: This report provides the results of the Citizen Participation Plan for the development 
of the Mesa Premier RV & Boat Storage.  The is located at approximately the southeast corner of 
Higley and Thomas Roads and is an application for a rezoning, design review of 10 +/- acres from 
RS-90 to LI for a 414-space outdoor recreational vehicle and boat storage facility. The report 
provides evidence that citizens, neighbors, public agencies and interested parties have been 
proved adequate opportunity to learn about and comment on the proposed plans and actions 
addressed in the application.   
 
Neighbor Meeting: Provided is a brief overview of the neighborhood meeting minutes.   
 
The Zoom meeting started promptly at 6pm and attended by; Russell Skuse, Horrocks Engineers, 
Jerry Cook, Cook Associates, Architects and Clark Stahl, R&S Development (Developer). The 
City of Mesa representative was invited.    
 
There were no responses from the eleven (11) mailed invites, two (2) letters were returned and 
there were no neighbors present during the Zoom meeting. The meeting concluded at 6:20pm.   
 
 
Sincerely,  
 
 
 
Applicant/Contact: Russell J. Skuse 
Senior Associate, Horrocks Engineers 
Email: russell.skuse@horrocks.com 
Phone: (602) 454-1800  
Cell: (702) 580-1146 
 
 

Cc: Mesa Boat & RV Storage 
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Memorandum  
 

Date:   December 17, 2020 
 
From:   Rounds Consulting Group, Inc.  
 
Re:   Economic and Fiscal Impacts - RV & Boat Storage Facility  

 
 
This analysis, prepared by Rounds Consulting Group, Inc. (RCG), summarizes the economic and fiscal 
impacts of the proposed Mesa Premier RV & Boat Storage (RV & Boat Storage) project in Mesa, Arizona. 
The model estimates the direct impacts generated from planned improvements and construction of the 
facility, ongoing operations, as well as the multiplier effects associated with construction, and ongoing 
operations. 
 
Impacts were calculated based on the City of Mesa’s local tax structure and derived from industry 
standards. Actual impacts may vary, and some impacts may not materialize due to unanticipated events 
and changing circumstances. However, RCG has made extensive efforts to confirm the accuracy of the 
information contained in this analysis.  
 
Summary of Findings 
  
The proposed RV & Boat Storage facility will produce significant economic activity for the City of Mesa 
and generate sizeable new tax revenues for public expenditures. Not only will the project generate 
impacts as a result of the initial investment and construction of the facility (construction impact), but the 
project will also produce significant ongoing impacts during annual operations (operations impact).  
 
The initial investment and construction of the project is expected to cost approximately $5.4M in the first 
year (i.e., $5.0M in hard construction costs and $400,000 in soft costs). In total, construction of the project 
yield 63 jobs earning $4.0M in wages and generate $9.7M in economic output. The initial investment and 
construction of the project produces a total of $81,600 in tax revenues of the City of Mesa in the first year.  
 
Once completed and fully operational, approximately 5 full-time employees will be working at the RV & 
Boat Storage facility. Operations support another 3 workers at local businesses in the region. The total 
number of jobs supported by annual operations is equal to 8 jobs. The total (sum of direct, indirect, and 
induced) annual wages and economic output produces by operations is equal to $371,100 and $1.1M, 
respectively.  
 
Each year, approximately $27,400 in tax revenues will be generated for the City of Mesa by the RV & Boat 
Storage facility’s annual operations. These tax revenues are generated from the facility’s utility use, 
storage rental fees, property taxes, and employee spending. During construction and in the first five years 
of operations, a total of $205,000 in tax revenues (from construction and annual operations) will be 
generated for the City of Mesa.  
 
In addition to the aforementioned impacts, the storage facility will generate additional economic activity 
and tax revenues for the City due to customer flow from other parts of the metro area. For instance, 
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customers of the RV & Boat Storage will utilize nearby gas stations, service shops, and purchase 
recreational vehicles from local dealers. The new sales that are created by customers of the RV & Boat 
Storage facility allow for local business to expand their operations and generate additional tax revenues 
for the City of Mesa beyond what is calculated in this analysis. 
 
Local recreational vehicle dealers have also expressed that a growing concern for prospective buyers is a 
shortage of storage in Mesa. Additional storage facilities will help ease this concern and foster new taxable 
sales similar to the previous example. 
 
Thus, the overall impact on the City is likely to be 10% to 15% higher than what is tabulated. However, 
due to the uncertainty of this specific calculation, the dollar value has not been included in the primary 
impact tables.  
 
A summary table of the economic and fiscal impacts follows, detailed impacts are summarized in the 
subsequent sections.   
 

Summary of Economic and Fiscal Impacts 
 Construction 1 Operations 2 

Jobs 3 63 8 
Wages 4 $3,980,200 $382,300 
Economic Output 5 $9,720,300 $1,144,300 
Tax Revenues 6 $81,600 $27,400 

 

1) Total impact from the initial investment and construction, 2) Annual impact from operations once at full 
capacity in Year 4, 3) Total direct, indirect, and induced full-time equivalent jobs, 4) Total direct, indirect, 
and induced wages, 5) Total direct, indirect, and induced economic output, and 6) Total primary and 
secondary City of Mesa tax revenues. 
Note: In 2020 dollars. May not sum to totals due to rounding. 

 
Analysis and Assumptions 
 
The following assumptions were used to estimate the economic and fiscal impacts of the proposed Mesa 
Premier RV & Boat Storage facility.  
 

RV & Boat Storage Project Assumptions 
 

Construction Assumptions 
Construction Costs    Total 
Construction Hard Costs (building construction and site development)     $5,000,000 
Construction Soft Costs (architectural and engineering fees, permits, etc.)     $400,000 
Total Costs     $5,400,000 

 
Operations Assumptions 

 

  Annual 1)  
Total Full-Time Equivalent (FTE) Jobs 5 
Total Wages $202,590 

 
1) Annual operations at stabilized full operating levels in Year 4.  
Note: In 2020 dollars. May not sum to total due to rounding. 
Sources: IMPLAN; Mesa Premier RV & Boat Storage; Rounds Consulting Group, Inc. 
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Impact Model Methodology 
 
RCG developed an economic and fiscal impact model to analyze the construction and ongoing operational 
effects of the proposed project. The model estimates the economic activity and multiplier effects in terms 
of output, earnings, employment, and local tax revenues.   
 
Output captures the level of economic activity, or the total value of goods and services produced, in the 
broader region, similar to how statistics like GDP capture economic volume in individual states and across 
the country. Earnings simply represent income to employees, and employment is the job count on an 
annualized basis. The economic activity is then converted into tax revenues in each of the relevant 
categories affected.  
 
The economic effects occurring as a direct consequence of the initial activity create additional effects in 
the economy. This relationship is known as the “multiplier” effect. The basis for multiplier effects is the 
interdependencies between industries, how one industry impacts other sectors and the cycle of spending 
and re-spending within the regional economy. 
 
Direct effects, or impacts, are the result of the development’s primary activity.  For example, direct jobs 
include the workers that construct the storage facility and the employees that later work at the facility on 
a regular basis. The multiplier effects, or secondary effects, are measured as either indirect or induced 
based on their source. 
 
Indirect impacts capture additional effects as a result of increased demand in the supplier industries which 
supply services or products to the direct businesses. For example, indirect jobs include workers of 
businesses that provide landscaping, pest control and other supplier services to the storage facility.  
 
Induced impacts capture additional effects generated as a result of the increased spending in the economy 
made by the households of both the direct and indirect employees.  For example, induced jobs include 
the grocery store employees that are supported by the local spending of the direct and indirect 
employees.  
 
Tax revenues (fiscal impacts) are expressed as either primary or secondary based on their source. Primary 
revenues can be estimated by definable sources such as sales taxes calculated from construction 
expenditures or property taxes levied on the storage facility.  
 
Secondary revenues are generated by the wages, residency, and spending of those direct, indirect, and 
induced employees. For example, these secondary revenues would include sales tax revenues generated 
when the storage facility employees stop and purchase dinner on their way home from work.  
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Economic Impacts 
 
The estimated economic and fiscal impacts associated with the RV & Boat Storage facility are expressed 
as either construction or operations impacts: 
 

• Construction impacts estimate the effects resulting from the estimated $5.4M in total capital 
expenditures (i.e., $5.0M in construction hard costs and $400,000 in construction soft costs) in 
the first year. 
 

• Operations impacts estimate the ongoing annual effects of day-to-day activities once operations 
have stabilized at full capacity in Year 4.  

 
The one-time effects from the initial investment and construction of the project support 35 direct jobs, 
$2.5M in wages, and generate an economic output of $5.6M. These direct impacts support an additional 
28 indirect and induced jobs with a combined $1.5M in wages. The indirect and induced activity generates 
another $4.1M in economic output. Altogether, 63 jobs, $4.0M in wages, and $9.7M in economic output 
is generated by the RV & Boat Storage facility’s initial investment and construction. 
 
Each year, at full capacity, storage facility will employ 5 direct persons earning a combined $202,600 in 
wages. The direct annual economic impact of the RV & Boat Storage facility is $569,600. In addition to the 
direct jobs, 3 indirect and induced jobs are supported annually by operations. These employees earn a 
combined $168,500 in wages and produce $459,100 in economic output each year. In total, approximately 
8 jobs, $371,100 in wages, and $1.1M in economic output are generated by the storage facility’s annual 
operations.  
 

Economic Impacts – RV & Boat Storage 
 

Construction Impacts (Total) 
     

$9,720,300  63  $3,980,200 
Total Economic Output  Total Jobs  Total Wages 

     
$5,575,000 direct  35 direct  $2,488,000 direct 

$4,145,400 indirect/induced  28 indirect/induced  $1,492,200 indirect/induced 
     

 
Operations Impacts (Annual) 

     
$1,110,600  8  $371,100 

Total Economic Output  Total Jobs  Total Wages 
     

$651,600 direct  5 direct  $202,600 direct 
$459,100 indirect/induced  3 indirect/induced  $168,500 indirect/induced 

     
 
In 2020 dollars. May not sum to total due to rounding. 
Sources: IMPLAN; Mesa Premier RV & Boat Storage; Rounds Consulting Group, Inc. 
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Fiscal Impacts 
 
The initial investment and construction of the project produce a total of $65,700 in primary revenues for 
the City of Mesa.  Construction and capital expenditures directly generate these revenues. Direct 
secondary tax revenues (generated from the wages, spending, and residency of the direct construction 
employees) total $9,300. An additional $6,600 in tax revenues is produced from the indirect and induced 
employees supported by the storage facility’s construction activity. In total, the initial investment and 
construction of the RV & Boat Storage facility generate $81,600 in tax revenues for the City of Mesa.  
 
Annually, at full operating levels, the storage facility’s operations generate $25,600 in primary tax 
revenues for the City of Mesa. These annual primary revenues are directly generated from utility use, 
property taxes, storage and rental fees, and State Shared Revenues. Direct jobs, those employed at the 
storage facility, generate an additional $1,000 in tax revenues each year as they spend their incomes on 
local goods and services. Indirect and induced employees generate $800 annually. In total, operations of 
the RV & Boat Storage facility generate $27,400 in tax revenues for the City of Mesa each year.  
 
 

Fiscal Impacts – RV & Boat Storage 
 

    Construction (Total)1 Operations (Annual)2 

Primary Impact $65,700 $25,600 
  Prime Contracting Sales Tax $65,000 - 
  Real Property Rental Tax - $15,400 
  Utility Sales Tax - $1,200 
 Real Property Tax - $8,500 
  State Shared Revenues $700 $500 
Secondary Impact from Direct Employees $9,300 $1,000 
  Employee Spending Sales Tax $5,000 $500 
 Residential Property Tax $1,600 $200 
  State Shared Revenues $2,700 $300 
Secondary Impact from Indirect Employees $2,300 $400 
  Employee Spending Sales Tax $1,200 $200 
 Residential Property Tax $400 $100 
  State Shared Revenues $700 $100 
Secondary Impact from Induced Employees $4,300 $400 
  Employee Spending Sales Tax $2,200 $200 
 Residential Property Tax $900 $100 
 State Shared Revenues $1,200 $100 
Total Impact $81,600 $27,400 

 
In 2020 dollars. May not sum to total due to rounding. State Shared Revenues includes state income taxes, sales taxes, and other monies that 
are distributed to incorporated cities and counties based on their population.  
1) Total impact from the initial investment and construction and 2) Annual impact from operations once at full capacity in Year 4. 
Sources: IMPLAN; Arizona Department of Revenue; Mesa Premier RV & Boat Storage; Rounds Consulting Group, Inc. 
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Notice of Neighborhood Meeting 
 
 
Meeting Date:  November 30, 2021    
Time:    6:00 p.m.  
Location:  Zoom  
Link: See Page 2 or send an email request to russell.skuse@horrocks.com 
 
Proposed Development: Mesa RV & Boat Storage 
Address: Southeast corner of Higley Rd and Thomas Rd 
Parcel Number: 14138047A      
 
Dear Neighbor,  
 
Horrocks Engineers will hold a neighborhood meeting at 6:00 pm on the evening of November 
30, 2021 via an online Zoom meeting regarding a design review application for the southeast 
corner of Higley Road and Thomas Road.   
 
The initial neighborhood meeting is a part of the process to provide information to the 
neighborhood while obtaining input and discussing our plans to develop a RV & Boat Storage 
facility on 10-acres at the location provided (see attached map and site plan). The proposal for 
this meeting will consist of a design review application for the site.  
 
After our initial neighborhood meeting, the design review application is submitted to the City of 
Mesa, the application receives initial staff reviews, and a second neighborhood meeting will be 
held at the City of Mesa and we will provide additional information for the day and time to attend.  
 
We look forward to your participation. 
 
For additional information concerning the design of the proposed development or the Design 
Review process, please contact the Mesa Planning Division at 55 North Center, or call the Mesa 
Planning Division Office at 480-644-2385.  
 
Sincerely,  
 
 
 
Applicant: Russell J. Skuse 
Associate II, Horrocks Engineers 
Email: russell.skuse@horrocks.com 
Phone: (602) 454-1800  
Cell: (702) 580-1146 
 

Cc: Mesa Boat & RV Storage 
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Join Zoom Meeting 

https://us02web.zoom.us/j/87136908328?pwd=WUlGd2lublF2alhOL1BqTStHOStEdz09 
 
Meeting ID: 871 3690 8328 
Passcode: 797303 
One tap mobile 
+16699006833,,87136908328# US (San Jose) 
+12532158782,,87136908328# US (Tacoma) 
 
Dial by your location 
        +1 669 900 6833 US (San Jose) 
        +1 253 215 8782 US (Tacoma) 
        +1 346 248 7799 US (Houston) 
        +1 929 436 2866 US (New York) 
        +1 301 715 8592 US (Washington DC) 
        +1 312 626 6799 US (Chicago) 
Meeting ID: 871 3690 8328 
Find your local number: https://us02web.zoom.us/u/k8rxuEdfq 
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Neighborhood Meeting Minutes 
 
 
Meeting Date:  November 30, 2021    
Time:    6:00 p.m.  
Location:  Zoom  
 
Proposed Development: Mesa RV & Boat Storage 
Address: Southeast corner of Higley Rd and Thomas Rd 
Parcel Number: 14138047A      
 
Provided is a brief overview of the neighborhood meeting minutes.   
 
The Zoom meeting started promptly at 6pm and attended by; Russell Skuse, Horrocks 
Engineers, Jerry Cook, Cook Associates, Architects and Clark Stahl, R&S Development 
(Developer).   
 
There were no responses from the eleven (11) mailed invites, two (2) letters were returned and 
there were no neighbors present during the Zoom meeting. The meeting concluded at 6:20pm.   
 
 
Sincerely,  
 
 
 
Applicant: Russell J. Skuse 
Associate II, Horrocks Engineers 
Email: russell.skuse@horrocks.com 
Phone: (602) 454-1800  
Cell: (702) 580-1146 
 
 

Cc: Mesa Boat & RV Storage 
 
 
 
 



NEIGHBORING PROPERTIES

Parcel:                     141-38-034A
Owner Name: DUANE AND BARBARA WIRTH TRUST
Property Address: 3749 N HIGLEY RD MESA 85215
Mailing Address: 344 E HOPE ST MESA AZ 85203

Parcel:                     141-38-012V
Owner Name: MARK ALAN PROPERTIES LLC
Property Address: 3802 N 54TH ST MESA 85215
Mailing Address: 2223 E VIRGINIA ST MESA AZ 85213

Parcel:                     141-38-006E
Owner Name: BOYLE FAMILY LLC
Property Address: 3735 N 54TH ST MESA 85215
Mailing Address: 1261 E FAIRFIELD MESA AZ 85203

Parcel:                     141-38-006Z
Owner Name: BOYLE FAMILY LLC
Property Address: 3735 N 54TH ST MESA 85215
Mailing Address: 1261 E FAIRFIELD MESA AZ 85203

Parcel:                     141-38-042
Owner Name: BOYLE FAMILY LLC 
Property Address:
Mailing Address: 745 N STAPLEY DR MESA AZ 85203

Parcel:                     141-38-006Y
Owner Name: REX BRYANT PHILLIPS LIVING TRUST
Property Address: 3737 N 54TH ST MESA 85215
Mailing Address: 3737 N 54TH ST MESA AZ 85215

Parcel:                     141-38-016A
Owner Name: SALK LLC
Property Address: 3719 N 54TH ST MESA 85215
Mailing Address: PO BOX 4241 MESA AZ 85211

Parcel:                     141-38-008G
Owner Name: SALK LLC
Property Address:
Mailing Address: PO BOX 4241 MESA AZ 85211

Parcel:                     141-38-032
Owner Name: RED MOUNTAIN COMMERCE CENTER ASSOCIATION



Property Address: 5460 E THOMAS RD MESA 85215
Mailing Address: 24 N CENTER MESA AZ 85201

Parcel:                     141-38-021
Owner Name: RED MOUNTAIN COMMERCE CENTER LOT 1
Property Address: 5454 E REDMONT CIR MESA 85215
Mailing Address: 3255 N 90TH ST MESA AZ 85207

Parcel:                     141-38-030A
Owner Name: LAFAYETTE CIRCLE LLC
Property Address: 5515 E REDMON DR MESA 85215
Mailing Address: PO BOX 1029 MESA AZ 85211


