‘i\ DEVELOPMENT SERVICES DEPARTMENT

mesa'az PLANNING DIVISION

Planning & Zoning Board Staff Report June 11, 2025
Case No. ZON25-00082
Project Name Culver's
Request Major Site Plan Modification for an approximately 4,106+ square foot

Limited-Service Restaurant with a drive-thru facility

Located approximately 850 feet west of the northwest corner of East

Project Location | /.. |ins Road and North Gilbert Road.

Parcel No(s) 136-06-012H
Project Area 1.5+ acres
Council District District 1

Existing Zoning Limited Commercial

General Plan Neighborhood Center

Designation

Applicant Catherine Atchley, Atwell, LC

Owner Boardwalk Equities, LLC

Staff Planner Tulili Tuiteleleapaga-Howard, Planner I

Recommendation

Staff finds that the Proposed Project is consistent with the Mesa 2050 General Plan and the
criteria for Site Plan Review outlined in MZO Section 11-69-5.

Staff recommends approval with conditions.




Project Overview

Request:

The applicant is requesting approval for a Major Site Plan Modification to develop a 4,106t
square foot limited-service restaurant with an associated dual-lane drive-thru (Proposed Project).
The subject site was previously approved for a limited-service restaurant with a drive-thru that
was never constructed.

Concurrent Applications:

Design Review: Design Review Board meeting is scheduled for June 10, 2025, to review
the proposed elevations and landscape plan.

Site Context

General Plan:

The Placetype for the project site is Neighborhood Center and the Growth Strategy is
Evolve.

Although Convenience Services, which includes drive-thru facilities, are not identified as
either principal or supporting land uses within the Neighborhood Center Placetype, the
Mesa Zoning Ordinance regulates the permitted and prohibited land uses and land uses
that require conditional use permits. The subject property is zoned Limited Commercial
(LC) and limited-service restaurants with drive-thrus are permitted by-right and do not
require any conditional use permit.

Although not a principal or supporting land use, the Proposed Project is consistent with
the urban characteristics of the Neighborhood Center Placetype by providing gathering
spaces such as the proposed outdoor patio to enhance the pedestrian experience and
sense of community; shade elements, both landscape and architectural, provided at
prominent pedestrian points such as entries and along paths serving parking lots; and
pedestrian and bicycle paths connecting to adjacent residential uses.

The Proposed Project is consistent with the Neighborhood Center Placetype and furthers
the implementation of, and is not contrary to, the Vision, Guiding Principles, Strategies,
and applicable elements of the Mesa 2050 General Plan.

Supporting General Plan Strategies:
o N1: Promote complete communities in both existing and new neighborhoods.

o LU1: Promote a balance of land uses to enhance the quality of life for current and
future generations.

Zoning:

The project site is zoned Limited Commercial (LC).

A Limited Service Restaurant and drive-thru facilities are permitted uses within the LC
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District.

Surrounding Zoning & Use Activity:

The proposed Limited Service Restaurant is compatible with surrounding land uses, which
include commercial, retail, and single-family residential uses.

Northwest North Northeast
RSL-3.0-PAD RSL-3.0-PAD RSL-3.0-PAD
Vacant Vacant Vacant
West Project Site East
LC LC LC
Drive-Thru Coffee Facility Vacant Full-Service Restaurant
Southwest South Southeast
(Across McKellips Road) (Across McKellips Road) (Across McKellips Road)
RS-43 RS-43 oC
Single Family Residential Single Family Residential Medical and Dental Office

Site History:

June 24, 1978: City Council annexed 551+ acres, including the project site, into the City
of Mesa (Ordinance No. 1161).

November 20, 1978: City Council approved a rezoning for 19x acres, including the
project site, from Maricopa County R-43 to City of Mesa C-2 (equivalent to current Limited
Commercial [LC]) and City of Mesa R-4 (equivalent to Multiple Residence-4 [RM-4]
zoning) (Case No. Z78-102; Ordinance No. 1189).

August 11, 2021: The Planning Director approved an Initial Site Plan for 2.42+ acres,
including the project site, for the development of a coffee shop drive-thru and a minor
automobile repair facility (Case No. ZON21-00206).

October 11, 2023: The Planning and Zoning Board approved a Major Site Plan
Modification on the subject site for the development of a limited-service restaurant with a
drive-thru facility. (Case No. ZON24-00405).

Project/Request Details

Site Plan:

Building Design: The proposed Culver’'s restaurant features a 4,106+ square foot
building with an east-facing customer entrance and a 340 square foot outdoor seating
area at its southeast corner.

Access: Access to the site from East McKellips Road is provided in two locations: one
on the west side of the site, shared with the neighboring Dutch Bros drive-thru, and one
to the east, via a shared driveway from McKellips Road with the adjacent Outback
Steakhouse restaurant. Access to the site is also provided from a cross drive aisle on the
north side of the proposed restaurant.
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Drive-Thru: Per Section 11-31-18(D) of the Mesa Zoning Ordinance (MZO), a minimum
50-foot-long distance must be provided between the entrance of a drive-thru lane and a
cross-access drive aisle. As proposed, the site plan provides a 5-foot distance between
the drive-thru entrance and northern cross access drive aisle.

Although the site plan submitted does not meet the requirement of the MZO, the applicant
has proposed a Wayfinding Signage Plan to direct onsite, incoming, and outgoing traffic
throughout the site. Section 11-31-18(D)(5) of the MZO allows modifications to the
stacking requirements, if the Planning Director determines, based on the Onsite
Circulation and Stacking Study, the proposed modifications are sufficient to meet the
demands of the development, including traffic circulation and stacking demands.

The applicant submitted an Onsite Circulation and Stacking Study and a Wayfinding
Signage Plan, which shows the proposed wayfinding signage is sufficient to meet the
demands of the development. The following signage is included in the Wayfinding
Signage Plan and shall be provided onsite: Two (2) “Culver’s Drive-Thru” signs located
at both driveway entrances from McKellips Road; two (2) double-sided “YIELD/Exit Only”
signs and a painted “YIELD” pavement sign at the Culver’s drive-thru exit; and a “No
Drive-Thru Entry” sign at the northern cross access drive aisle. Wayfinding signs are
shown to be approximately 3 sq. ft. in size and do not count toward aggregate detached
signage calculations and will be located within proposed landscape islands and
foundation base, and out of the right-of-way.

Parking: Customer parking is available at the south, east, and north sides of the
proposed restaurant building. Per Table 11-32-3.A of the Mesa Zoning Ordinance (MZO),
42 parking spaces are required. There are 49 parking spaces provided on the site,
exceeding this requirement.

Landscaping: The building features a landscaped foundation base containing various
shrubbery. Additional landscaped areas are located along the perimeter of the site as well
as across the front of the building and within the parking area.

Citizen Participation

The applicant conducted a Citizen Participation process, notifying surrounding property owners,
HOAs, and registered neighbors located within 1,000 feet of the subject site.

As of the writing of this report, Staff has not received any feedback from the public about the
proposed project.

Required Notification:

Property owners within 1,000 feet, HOAs within 2 mile, and registered neighborhoods
within one mile of the subject site were notified of the public hearing.

As of the writing of this report, Staff has not received any neighborhood feedback for the
Proposed Project.
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Conditions of Approval

Staff recommends approval of the Major Site Plan Modification, subject to the following
conditions:

1.

2
3.
4
5

Compliance with the final site plan as submitted.

Compliance with all requirements of Design Review Case No. DRB25-00083.
Compliance with the Wayfinding Signage Plan as submitted.

Compliance with all applicable City development codes and regulations.

Installation of all off-site improvements and street frontage landscaping during the first
phase of construction.

All signage shall be reviewed under a separate permit.

Exhibits

Exhibit 1 — Vicinity Map

Exhibit 2 — Staff Report

Exhibit 3 — Project Narrative

Exhibit 4 — Site Plan

Exhibit 5 — Landscape Plan

Exhibit 6 — Elevations

Exhibit 7 — Onsite Circulation and Stacking Study
Exhibit 8 — Wayfinding Signage Plan

Exhibit 9 — Citizen Participation Plan

Exhibit 10 — Citizen Participation Report
Exhibit 11 — Other Documents as applicable

Exhibit 12 — Power Point Presentation
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