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Citizen Participation Final Report  
for Kitchell Development Company 

Northwest corner of Thomas Road and Val Vista Drive  
Site Plan Review and Design Review Board Applications 

Application Numbers ZON20-00800 & DRB20-00801 
 

 
The Citizen Participation Final Report was prepared in accordance with the City of Mesa Citizen 
Participation process.  As prepared, the Citizen Participation Final Report meets the City’s Citizen 
Participation requirements and the recommended notification area as identified by the Planning 
Department.   
 
OVERVIEW OF ELEMENTS OF CITIZEN NOTIFICATION  
 

• A Neighborhood Notification/Virtual meeting was deemed to be the most appropriate notification 
technique to inform the adjacent property owners and/or interested parties of the requests. 
 

• On December 2, 2020, Earl and Curley, P.C. mailed the required Neighborhood 
Notification/Virtual meeting letters.  There was a total of 231 letters mailed to: property owners 
(within 1,000 feet of the subject site), and the Planner handling the case, to advise them of the 
proposed applications and invite them to the virtual meeting.  According to the City there are 4 
HOAs or registered neighborhoods within a mile of this site.  A copy of the list of property owners 
within 1,000-feet of the subject site, along with an assessor’s map, showing which property owners 
were notified, is provided in the Appendix. 
 

• At the request of the Vice Mayor’s office, the applicant was asked to send notification to twelve 
additional interested parties.  Notification was sent to these twelve individuals as requested by the 
Vice Mayor’s office.   
 

• Attorney Rodney Jarvis representing the Kitchell Development Company met with several 
members from the list provided by the Vice Mayor early on in this process, by phone or in person. 
 

• Attorney Rodney Jarvis attended a virtual meeting of the Lehi Crossing Board and presented the 
plans for the proposed building and site design.  
 

• The letter invited property owners and interested parties to attend a virtual neighborhood meeting 
on Thursday, December 17, 2020.  The letter also provided a brief explanation of the proposed 
applications and explained the proposed requests and included an aerial photograph showing the 
site’s location, a conceptual site plan and a conceptual rendering of the building. The letter also 
invited those interested to attend a scheduled virtual meeting to learn more about the applications 
and ask questions they may have.  A copy of the Neighborhood Meeting Notification/Virtual 
invitation letter and exhibits are provided in the Appendix. 

 
• The notification letter also included the applicant’s contact information, such as address, phone 

number, and e-mail address, so if anyone wanted to express concerns, issues, or problems, they 
could also do so by calling, writing, or emailing the applicant.  The letter also provided the City of 
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Mesa’s Planning Division address, the City’s project manager’s name, phone number and email 
so anyone could reach out to the City of Mesa for additional information. 
 

• A virtual neighborhood meeting was held on December 17, 2020 at 6:00 PM to inform those in 
attendance of the proposed applications.  There were 16 participants who attended the virtual 
meeting and three members of the development team.  
 

• On July 23, 2021, Earl and Curley, P.C. mailed the required Design Review Board Meeting 
Notification/Virtual meeting letters.  There was a total of 243 letters mailed to: property owners 
(within 1,000 feet of the subject site), HOAs or registered neighborhoods within a mile of this site 
and the Planner handling the case, to advise them of the proposed applications and invite them to 
the virtual DRB meeting.  A copy of the Letter and list of property owners within 1,000-feet of the 
subject site, along with an assessor’s map, showing which property owners were notified, and 
interested parties is provided in the Appendix. 
 

• The letter informed the property owners and interested parties of the Design Review Board hearing 
on August 10, 2021. The letter also provided a brief explanation of the proposed application and 
explained the proposed request and included a conceptual site plan, conceptual landscape plan, 
and conceptual elevations of the proposed development.  The notification letter also included the 
applicant’s contact information and the City Planner handling the case contact information, such 
as address, phone number, and e-mail address.  The letter also provided the City of Mesa’s 
Planning Division address, the City’s project manager’s name, phone number and email so anyone 
could reach out to the City of Mesa for additional information. 

 
• On August 9, 2021, Earl and Curley, P.C. mailed the required Planning and Zoning Board 

Notification Hearing letters.  There was a total of 243 letters mailed to: property owners (within 
1,000 feet of the subject site), HOAs or registered neighborhoods within a mile of this site and the 
Planner handling the case, to advise them of the proposed applications and invite them to the 
Planning and Zoning Hearing.  A copy of the Letter and list of property owners within 1,000-feet 
of the subject site, along with an assessor’s map, showing which property owners were notified, 
and interested parties is provided in the Appendix. 
 

• The letter informed the property owners and interested parties of the Planning and Zoning Board 
hearing on August 25, 2021. The letter also provided a brief explanation of the proposed 
application and explained the proposed request and included a conceptual site plan, conceptual 
Landscape Plan, and conceptual elevations of the proposed development.  The notification letter 
also included the applicant’s contact information and the City Planner handling the case contact 
information, such as address, phone number, and e-mail address.  The letter also provided the City 
of Mesa’s Planning Division address, the City’s project manager’s name, phone number and email 
so anyone could reach out to the City of Mesa for additional information. 
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Summary of Input from Outreach 
 

Attorney Rodney Jarvis was asked to contact the below at the request of the Vice Mayor. 
Todd Burden – Toddburden61@gmail.com Spoke with him by phone in favor 
Justin Pierce - justin@piercecoleman.com  Spoke with him by phone in favor 
Joy Pride toykittie@gmail.com – Lehi Crossing HOA 
Representative  

Spoke with her by phone and attended a Lehi 
Crossing Board meeting virtually on 12/2/20  not in 
favor 

Brian Campbell - BCampbell@campbellazlaw.com  Spoke with him by phone and in person with Michelle 
McCroskey on 12/14/20    in favor 

John Bbiarz - BCampbell@campbellazlaw.com  Spoke with him by phone in favor 
Ryan Mechum – ryan@rhinocontractingaz.com  
Otto Shill - oshill@cox.net  Spoke with him by phone in favor 
Michelle S. McCroskey mcsmitty1996@gmail.com  Spoke with her by phone and in person with Brian 

Campbell on 12/14/20 in favor—asking that our front 
landscaped setback be dedicated as a horse trail—we 
have asked City Staff about this and are awaiting 
feedback from City. 

 
Email questions from Joy Pride Amado, received December 17, 2020 
Concerns Responses 
Increased traffic flow on Thomas Road— Kitchell will be guided by the requirements of the 

City with relation to Thomas Road.  Note that this site 
is directly at the NWC of Thomas/Val Visa; thus, it is 
highly likely the bulk, or nearly all, of the site’s traffic 
will ingress/egress to the Val Vista interchange. 

The overall height and size of the building.  46’ high, 670’ long (wide), 165’ deep (front to back). 
The storage yard. How big and tall will the products be 
that are stored there. How tall will the fence be?  

8’ tall 
 

Will there be any chemicals that we will have to worry 
about? Like spills, fumes and health concerns  

Assuming Kapture Prefab is the tenant, any such 
chemicals are very unlikely.  Difficult to predict what 
other possible tenants might use in their processes, but 
federal, state, county, and municipal regulations will 
nevertheless control any use of any chemicals. 

Noise from production.  Unlikely, as the bay doors open to the north, and the 
bulk of the building shields to the south. 

Light pollution from the building.  All of Mesa’s regulations will apply, ensuring aero 
foot-candles at the property line, shielding and down-
directed lighting use. 

Suggestions   
I would like to see Citrus trees to match the surrounding 
area. This used to be orange groves all through here. 
Also mature bigger trees to help hide the building.  

Kitchell will take that suggestion into serious 
consideration and work with the City in that regard. 
 

Definitely need sidewalks.  A sidewalk will be provided. 
Paint to match the homes is the area.  That is precisely what was intended by the colors 

shown in the rendering. 
 
 
 

mailto:Toddburden61@gmail.com
mailto:justin@piercecoleman.com
mailto:toykittie@gmail.com
mailto:BCampbell@campbellazlaw.com
mailto:BCampbell@campbellazlaw.com
mailto:ryan@rhinocontractingaz.com
mailto:oshill@cox.net
mailto:mcsmitty1996@gmail.com
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E-mail from Lana Hitchens, received December 17, 2020 
While you state that this is an approved site for 
the zoning of this property a behemoth similar in 
size to the Waxie building located on McDowell 
between Val Vista and Greenfield will NOT be a 
welcome addition to our area. There are many 
other types of 'industrial zoning' that would be 
much more conducive to our area. 

This use is precisely what the property is already 
zoned for, and has been zoned for since 1981, 
when it was annexed into the City of Mesa. 
 

What is the profile of Thomas Road in front of 
your building? The drawing seems to show that the 
road will NOT be widened. It MUST be widened 
to match what Avila Lehi had to do to support the 
additional traffic that will be traveling on Thomas 
road. BUT then the road seems to taper more at the 
western property edge right where the new 
housing development is going in. That makes no 
sense.   

The City’s Transportation Dept. will carefully 
review this site plan and the existing 
improvements.  Kitchell will be guided by the 
City’s requirements in this matter. 
 

I see that there are 183 parking spaces on the 
site.  Will that mean 183 employees with 183 
additional vehicles DAILY traveling on Thomas 
road? or worse yet...taking a cut through off of 
McDowell onto Lehi Road while we residents are 
trying to get onto Lehi road to exit our 
development in the morning and again in the 
evening upon return? 
 

The short answer is no.  The number of spaces 
provided is required by the application of the 
City’s zoning ordinance and does not reflect the 
number of employees anticipated at the site.  Note 
that Kapture Prefab is the anticipated tenant, but 
it could end up being some other company if 
Kapture Prefab does not sign the final lease 
agreement, so our predictions of number of 
employees might change.  It is anticipated that the 
bulk of the traffic will enter/exit from/to the Val 
Vista Drive interchange, as the property is at the 
NWC of the Val Vista/Thomas intersection. 

What will be stored in the storage yard?  Just look 
further west on Thomas/Lehi road at the Rhino 
Contacting yard to see that an 8 foot 'screenage' 
wall is NOT high enough.  The walls MUST BE 
higher than 8 feet to hide their construction 
components or whatever we will be forced to look 
at as we drive by.  

Assuming Kapture Prefab occupies the site, it is 
anticipated that Kapture’s prefabricated building 
components will be stored in the storage yard 
until they are taken to the off-site location.  The 
City has rules governing stacking which the site 
will follow. 
 

What types and sizes of trucks will be hauling 
parts in and out of this facility?  and at what times 
of day or night?   
What will be the hours of operation?  

Hours of operation and sizes of trucks are not site 
plan nor design review issues.  We understand 
that Kapture Prefab, if they are the tenant, tends 
to use trucks smaller than semi’s, and that the 
trucks tend to pick up loads at the beginning of 
the day for delivery to and installation at the off-
site locations. 
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you state that Kapture conducts 'nearly all of its 
activities indoors, thereby minimizing sound 
emanation to the area".   What activities does it 
conduct outside? Will they have open overhead 
doors while working that will allow the sound to 
emanate into our area?  

Assuming it is Kapture Prefab, the outdoor 
activities will be primarily related to storing 
components in the storage yard and loading them 
onto trucks.  The bay doors face north, thus, sound 
will tend to primarily emanate to the freeway. 

Where are you connecting to the sewer?  What 
demands will this put on our current lift station? 

The City will carefully review to ensure the sewer 
system operates properly.  Kitchell will be 
directed by the City in this regard. 

Will this affect our water and sewer connections 
to our homes? 
 

The City will ensure that water and sewer service 
to Lehi Crossing, and the entire area, will 
continue to operate properly. 

 
 
Virtual Meeting held on December 17, 2020. 
 
Mr. Jarvis open the virtual meeting with an overview of the zoning history, the site’s zoning, provided 
background information on Kitchell Development Company and the request.  He also explained that 
Kapture was originally the tenant for the building but that Kapture had not signed a lease agreement with 
Kitchell and therefore it was not a guarantee that Kapture would be the end user.  He said if Kapture was 
not the tenant Kitchell would continue forward with plans to develop this site as a speculative industrial 
building that could accommodate a single or multiple tenants.  Mr. Jarvis then read and provided response 
to email questions that he had received. 
 
Question and Responses from virtual neighborhood meeting was held on December 17, 2020 
Questions Response 
Colleen Roque Montemayor:   6:03 PM 
I noticed on the Kapture website that the prefab 
panels they manufacture are quite large. For 
example, the Scottsdale Fashion Sq panels were 
44 ft by 12 ft. How are these transported?  
Where will they be entering and exiting from the 
site?  
How will we ensure this won’t affect rush hour 
traffic and school buses?  

All access to the property will be from Thomas 
Road.   
Panels are transported by semi-trucks. 
There is no set time when trucks will leave the site.  
Leaving the site is dependent on the scheduled 
delivery time of the off-site property.     

Colleen Roque Montemayor:  6:04 PM 
How tall are the lights and how bright in the 
storage yard?  
Will they cause light pollution? 
Are they screened? 

Final design has not been completed.  Lighting in 
the yard will be minimal to ensure safety.  The 
overall site will typically be lighted from the 
building.   Yard light heights will be dictated by 
code.  Typically, these are reduced in height near 
the property line to ensure 0 foot-candles at the 
property line.   25’ lights in the yard will be 
typical (but limited in quantity as we will attempt 
to light from the building as stated above), 
reduced to 15’ near the western boundary.   
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Colleen Roque Montemayor:  6:04 PM 
What type of wall is screening the yard? 

The screen wall material will a block or concrete 
and designed to compliment the over design of the 
project.  

Colleen Roque Montemayor:  6:05 PM 
How many material deliveries will there be each 
day? 

The answer is very dependent upon workload.   
 

Colleen Roque Montemayor:  6:05 PM 
Will you be working 24 hours and weekends?  

Kapture does not typically have 24 hour 
operations. Weekend work is typical.   
 

Anonymous Attendee:  6:09 PM 
Of course zoning can be changed. 

We are not seeking a zone change.  Kitchell is 
developing the site in accordance with the existing 
zoning. 

Lana H.: 6:23 PM 
So you’re building a speculative building if you 
do not have a lease with Kapture. This is not how 
you originally proposed to us. So when will it be 
built and how long until completed? 

Kapture needs to sign a lease otherwise Kitchell 
will develop the site with a speculative building 
(s). Kapture was presented at the Lehi Crossing 
Board meeting as the planned tenant because Mr. 
Jarvis was not aware Kapture had not yet signed a 
lease.  That is why it was clarified in this meeting 
that it might not be Kapture if they do not sign the 
lease. The development will comply with the 
existing zoning.  Developing the property could 
take 7-12 months.   

Lana H.: 6:25 PM 
Why is the building this large if Kapture prefab is 
not to be the guaranteed tenant?  
Why don’t you have a negotiated lease?  

Kapture is looking at other locations.  They will be 
making a business decision on the final location. 

Richard V.:  6:32 PM 
While the noise from the freeway will be lessened 
- the mountain views from the homes will go 
from mountains to ugly 46’ building with the 
drone of semi trucks feet from our homes, instead 
of down the freeway. 

We do not agree that this will be an ugly building.  
The design of the building is an attractive 
industrial building with changes in both horizontal 
and vertical planes that create visual interest. The 
site plan has been thoughtfully designed to 
minimize impacts on adjacent properties while 
achieving a high-quality visual appearance 
through building design and enhanced landscape 
setbacks. In our opinion the design of the building 
is very attractive. 

Lana H.:  6:37 PM 
Have you filed a pre-application with City of 
Mesa? 

Yes. A Pre-application was filed with the City on 
September 23, 2020.  Pre-app Meeting comments 
were provided by the City on October 8, 2020. 

Colleen Roque Montemayor: 6:37 PM 
Who are you working with at the City? 
Which Staff members?  

Our assigned planner is Ryan McCann.  However, 
Ryan is no longer with the City of Mesa.  This case 
has been transferred to Evan Balmer.  

Tracy Lea:  6:40 PM 
If you will not be using semi’s, why are semi’s in 
the renderings? 

Semi-truck with long beds will be used.  However, 
the frequency of semi-truck is light and not like a 
cross-dock warehouse use. 
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Colleen Roque Montemayor:  6:41 PM 
True, they don’t seem to use semi’s. They use 
long beds (large) according to the photos on their 
website. Just wondering what size and whether 
flagging was needed. 

Kapture’s typical loads will are designed to be 
road legal with no oversized loads.  If oversized 
loads are required tenant will be responsible to 
follow all laws associated with this type of load.   

Tracy Lea: 6:45 PM 
We didn’t want multi-family apartments to bring 
density or obstruct our beautiful views which is 
what this proposal is doing. What recourse do we 
have as homeowners if the tenant’s noise or 
disruption brings our property values down? 
Honestly, I don’t understand why you hold these 
meetings when we clearly don’t have a voice. It’s 
demeaning.  

The existing zoning for the property is GI (General 
Industrial).  The property is being developed 
within the existing zoning regulations.  We are 
holding this neighborhood meeting to inform and 
to gather input from the neighborhood relating to 
design. 

Lana H.: 6:47 PM 
Have you filed a pre-application with the City of 
Mesa? 

Yes. A Pre-application was filed with the City on 
September 23, 2020.  Pre-app Meeting comments 
were provided by the City on October 8, 2020. 

Tracy Lea: 6:52 PM 
Now you’re insulting my intelligence. 
Responsible community planning takes into 
account shifts of neighborhood needs, growth and 
many other factors. 

The existing zoning for the property is GI (General 
Industrial).  The property is being developed 
within the existing zoning regulations.  We are 
holding this neighborhood meeting to inform and 
to gather input from the neighborhood as to design. 

Lana H.: 6:52 PM 
It may have been zoned Industrial, however, not 
necessarily a 46 ft 110,000 sq. ft. building. There 
are other types of buildings that could also fit this 
GI zoning that are not this behemoth!  

The property is being developed within the 
existing zoning regulations.   

Anonymous Attendee:  6:55 PM 
Great presentation. And very nice responses q&a. 

Thank you. 

 
 

• Between December 17, 2020 and today’s date, August 9, 2021, there have been no phone calls or 
inquiries (other than emails checking on the status).  There have been no concerns, issues or 
problems expressed by any of the participating individuals mentioned above.  Since there were no 
concerns, issues, or problems raised by the adjacent property owners and other interested 
individuals, there was no need to hold another meeting to address public concerns. 

 
Should any adjacent property owners and/or other interested individuals raise any concerns between now 
and the date of the hearings, the Project Team will make every effort to address those concern in the 
appropriate manner, such as, but not limited, to personal visits, phone calls, or other acceptable means.  
Members of the Project Team are committed to working with the City of Mesa, surrounding neighbors, 
and any interested parties to ensure the compatibility and success of this application.  
 
This concludes the Citizen Participation Final Report for the proposed Kitchell Development Company 
property located at northwest corner of Thomas Road and Val Vista Drive.  
 
O:\INDEX\Kitchell\Loop 202 & Val Vista\2020 - Site Plan Submittal\Citizen Particpation Final Report (FINAL)_8.9.2021.docx 
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APPENDIX  

1. Neighborhood Meeting Notification Letter. 
2. Design Review Board Hearing Notification Letter. 
3. Planning and Zoning Hearing Notification Letter. 
4. 1,000 Feet Property Ownership Map. 
5. 1,000 Feet Notification List. 
6. Public Hearing Sign Posting Photo and Affidavit. 
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