
City of Mesa | Board of Adjustment                                 

Study Session Minutes 
Mesa Council Chambers Lower Level – 57 E 1st St 

Date:  February 1, 2023 Time: 5:00 p.m.  
  

MEMBERS PRESENT:    MEMBERS ABSENT: 
Chair Alexis Wagner        
Vice Chair Nicole Lynam                      
Boardmember Adam Gunderson 
 Boardmember Chris Jones      
Boardmember Heath Reed  
Boardmember Ethel Hoffman*   
Boardmember Troy Glover 

  
(*Boardmembers and staff participated in the meeting through the use of audio conference 
equipment)     
                                             
STAFF PRESENT:                                                      OTHERS PRESENT: 
Evan Balmer 
Chloe Durfee Daniel 
Emily Johnson 
Alexis Jacobs 
 

1 Call meeting to order. 
 

Chair Wagner declared a quorum present and the Study Session was called to order at 5:00 p.m.  
 

2 Staff Update:  None 
  
3 Review and discuss items listed on the Public Hearing agenda for February 1, 2023. 
 
*3-a Staff member Chloe Durfee Daniel presented case BOA22-00950 to the Board. 
  See attached presentation. 
 

Boardmember Gunderson stated that the same gym is located nearby on McKellips that is 
referenced in the parking study and it seems it often doesn’t have enough parking. So for 
clarification on the parking reduction request, if it isn’t approved is there another way to provide 
the number of parking spots needed for this use. 
 
Staff member Evan Balmer responded that the location on McKellips has a lot of other uses in the 
center that have high parking count requirements. Staff is working through some solutions for that 
location, but does not have the same concerns at this specific location given the size of the center 
and the existing uses. 

 
*3-b Staff member Chloe Durfee Daniel presented case BOA22-00951 to the Board. 
  See attached presentation. 
 
   
*3-c  Staff member Emily Johnson presented case BOA22-01222 to the Board. 
  See attached presentation 
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4 Adjournment. 

Vice Chair Lynam moved to adjourn the Study Session and was seconded by Boardmember 
Hoffman. Without objection, the Study Session was adjourned at 5:26 p.m.   

  
Respectfully submitted, 
 
 
Evan Balmer,  
On behalf of Zoning Administrator (Mary Kopaskie-Brown) 



BOA22-00950

February 1, 2023Chloe Durfee Daniel, Planner I



Request
• Substantial Conformance 

Improvement Permit (SCIP)
• Special Use Permit 

• Parking reduction
• Special Use Permit

• To allow a large-scale 
commercial recreation 
facility in the LC district



Location

• North of East University 
Drive

• West of North Lindsay 
Road



Zoning
• Limited Commercial

• Large Scale Commercial 
Recreation allowed with a 
SUP



General Plan
Neighborhood / 
Neighborhood Village

• Provide safe place for 
people to live and 
enjoy their surrounding 
community

• Provide shopping and 
service needs for 
surrounding 
community



Site Photos

Looking north from University Drive



Site Plan

• No changes to the site except:
• Landscape islands
• Additional landscaping



Landscape Plan



Front Elevation



Substantial Conformance Improvement Permit
Section 11-73-3:

SCIP Required Findings

✓
The entire development site will be brought into substantial conformance. Substantial 
conformance shall mean physical improvements to the existing development site 
which constitute the greatest degree of compliance with this Ordinance that can be 
attained without causing or creating any of the following conditions:

✓
The demolition or reconstruction of existing buildings or other significant structures 
(except signs); or

✓
The cessation of the existing conforming use, or the preclusion of any other lawful, 
permitted use.

✓
The creation of new non-conforming conditions.

✓
The improvements authorized by the SCIP will result in a development that is 
compatible with, and not detrimental to, adjacent properties or neighborhoods.



Special Use Permit: Parking Reduction
Section 11-70-5(E):

Special Use Permit Required Findings

✓
#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 plans 
and/or policies;

✓
#2 The location, size, design, and operating characteristics of the proposed project are 
consistent with the purpose of the district where it is located and conform with the 
General Plan and any other applicable plans and/or policies;

✓
#3 The proposed project will not be injurious or detrimental to the adjacent or 
surrounding properties in the area, the greater neighborhood, or the general welfare 
of the City; and

✓
#4 Adequate public services, public facilities and public infrastructure are available to 
serve the proposed project



Special Use Permit: Large-Scale Recreation

Section 11-70-5(E):
Special Use Permit Required Findings

✓
#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 plans 
and/or policies;

✓
#2 The location, size, design, and operating characteristics of the proposed project are 
consistent with the purpose of the district where it is located and conform with the 
General Plan and any other applicable plans and/or policies;

✓
#3 The proposed project will not be injurious or detrimental to the adjacent or 
surrounding properties in the area, the greater neighborhood, or the general welfare 
of the City; and

✓
#4 Adequate public services, public facilities and public infrastructure are available to 
serve the proposed project



Citizen Participation

• Notified property owners 
within 500 feet

• Several neighbors have 
reached out and are very 
excited



Findings

✓Complies with the 2040 Mesa General Plan 

✓Criteria in Chapter 73 of the MZO for a Substantial 
Conformance Improvement Permit

✓Complies with review criteria in Chapter 70 of the MZO for 
two Special Use Permits

Staff recommends Approval with Conditions



BOA22-00951

February 1, 2023Chloe Durfee Daniel, Planner I



Request
• Substantial Conformance 

Improvement Permit 
(SCIP)

• Special Use Permit 
• Parking reduction

• Special Use Permit
• To allow a large-scale 

commercial recreation 
facility in the LC 
district



Location
• South of East Baseline 

Road

• West of South Ellsworth 
Road



Zoning

• Limited Commercial
• Large Scale 

Commercial 
Recreation allowed 
with a SUP



General Plan
Neighborhood / Mixed 
Use Activity District

• Provide safe place for 
people to live and 
enjoy their surrounding 
community

• Provide strong centers 
for commercial activity 
for shopping and 
entertainment



Site Photos

Looking southwest from Baseline Road



Site Plan

• No changes to the site except:
• Landscape islands
• Additional landscaping



Landscape Plan



Front Elevation



Substantial Conformance Improvement Permit

Section 11-73-3:
SCIP Required Findings

✓
The entire development site will be brought into substantial conformance. Substantial 
conformance shall mean physical improvements to the existing development site 
which constitute the greatest degree of compliance with this Ordinance that can be 
attained without causing or creating any of the following conditions:

✓
The demolition or reconstruction of existing buildings or other significant structures 
(except signs); or

✓
The cessation of the existing conforming use, or the preclusion of any other lawful, 
permitted use.

✓
The creation of new non-conforming conditions.

✓
The improvements authorized by the SCIP will result in a development that is 
compatible with, and not detrimental to, adjacent properties or neighborhoods.



Special Use Permit: Large-Scale Recreation

Section 11-70-5(E):
Special Use Permit Required Findings

✓
#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 plans 
and/or policies;

✓
#2 The location, size, design, and operating characteristics of the proposed project are 
consistent with the purpose of the district where it is located and conform with the 
General Plan and any other applicable plans and/or policies;

✓
#3 The proposed project will not be injurious or detrimental to the adjacent or 
surrounding properties in the area, the greater neighborhood, or the general welfare 
of the City; and

✓
#4 Adequate public services, public facilities and public infrastructure are available to 
serve the proposed project



Special Use Permit: Parking Reduction
Section 11-70-5(E):

Special Use Permit Required Findings

✓
#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 plans 
and/or policies;

✓
#2 The location, size, design, and operating characteristics of the proposed project are 
consistent with the purpose of the district where it is located and conform with the 
General Plan and any other applicable plans and/or policies;

✓
#3 The proposed project will not be injurious or detrimental to the adjacent or 
surrounding properties in the area, the greater neighborhood, or the general welfare 
of the City; and

✓
#4 Adequate public services, public facilities and public infrastructure are available to 
serve the proposed project



Citizen Participation

• Notified property owners 
within 500 feet

• Several neighbors have 
reached out and are very 
excited



Findings

✓Complies with the 2040 Mesa General Plan 

✓Criteria in Chapter 73 of the MZO for a Substantial 
Conformance Improvement Permit

✓Complies with review criteria in Chapter 70 of the MZO for 
two Special Use Permits

Staff recommends Approval with Conditions



BOA22-01222

February 1, 2023Emily Johnson, Planner I



Request

• Special Use Permit 
(SUP) for a 
Comprehensive Sign 
Plan (CSP)



Location

• West of South Mesa 
Drive

• South of East Main 
Street



General Plan
Downtown Transit Corridor / 
Station Area

• Pedestrian oriented 
environments with a lot of 
activity

Central Main Street Area Plan

• Create memorable places of 
today and the historic 
districts of tomorrow



Zoning

• T5 Main Street (T5MS) and T5 
Main Street Flex (T5MSF)



Site Photos

Looking south towards the site Looking southwest towards the site



Proposed CSP



Proposed CSP

Project Identity Signage:
• Allow increase in number 

of wall signs
• Allow increase in 

projecting sign area and 
distance projected from 
the face of the building

Sign Location Plan



Project Identity Signage



Proposed CSP

Tenant Identification Signage:
• Allow increase in maximum sign 

area for hanging, projecting, 
and outdoor display case signs 

• Allow increase in maximum 
height placement for wall and 
hanging signs

Sign Location Plan –
North Building



Tenant Identification Signage

Tenant signage area limited to 1 sq. 
ft. per linear frontage



Project Identity Signage Examples

A1 – Building 
Corner Project ID

B – Project ID 
Projecting Sign

E – Apartment 
Branding/Identification



Citizen Participation

• Notified property 
owners within 500 feet



Approval Criteria

Section 11-46-3.D CSP Criteria

✓ The site contains unique or unusual physical conditions that 
would limit or restrict normal sign visibility.

✓ The development exhibits unique characteristics of land use, 
that represent a clear variation from conventional development.

✓ The proposed signage incorporates special design features that 
reinforce or are integrated with the building architecture.



Approval Criteria
Section 11-70-5.E SUP Criteria

✓ Project will advance the goals and objectives of the General Plan and 
other City plan and/or policies;

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

✓ Project will not be injurious or detrimental to the surrounding properties, 
the neighborhood, or to the general welfare of the City; and

✓ Adequate public services, public facilities and public infrastructure are 
available.



Findings

✓Complies with the Mesa 2040 General Plan

✓Meets the CSP criteria of Section 11-46-3.D of the MZO

✓Meets the SUP findings of Section 11-7-5.E of the MZO

Staff recommends Approval with Conditions
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