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PLANNING AND ZONING
VICINITY MAP

CASE:
214-042

PROJECT:
FIRST SOLAR - SOLAR PANEL TEST SITE

ADDRESS:
7930 E GERMANN RD - LOCATED EAST OF SOSSAMAN
ROAD ON THE NORTH SIDE OF GERMANN ROAD
REQUEST:

SITE PLAN REVIEW. THIS REQUEST WILL ALLOW FOR
THE DEVELOPMENT OF A SOLAR PANEL TEST SITE
(PLN2014-00242)
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P&Z Hearing Date: September 17, 2014
P&Z Case Number: Z14-042

Planning and Zoning Board

CASE NUMBER:
LOCATION/ADDRESS:
GENERAL VICINITY:
REQUEST:

PURPOSE:

COUNCIL DISTRICT:
OWNER:

Z214-042

7930 E. Germann Road

East of the SEC of Germann Rd. and Sossaman Rd.
Site Plan Review

A solar panel test site

6

Germann Farms, LLC

APPLICANT: Snell & Wilmer, LLP - Nick Wood
ENGINEER: Blue Oak Energy
STAFF PLANNER: Kim Steadman, RA
SITE DATA

PARCEL NUMBER(S): 304-61-009D
PARCEL SIZE: 19.2 acres
EXISTING ZONING: Light Industrial (LI)
GENERAL PLAN DESIGNATION: Light Industrial (LI}
CURRENT LAND USE: Agriculture

SITE CONTEXT
NORTH: Office / warehouse development — zoned LI
EAST: Agricultural field — zoned LI
SOUTH: (Across Germann Rd. in Queen Creek) SRP station & vacant land— zoned R1-43
WEST: Agricultural field — zoned LI

STAFF RECOMMENDATION: B4 Approval with conditions. [] Denial
P&Z BOARD RECOMMENDATION: [[] Approval with conditions. [] Denial
PROPOSITION 207 WAIVER SIGNED: Yes []No

ZONING HISTORY/RELATED CASES:

January 18, 1990:
March 5, 1990:

May 6, 2002

March 20, 2006:
September 9, 2014
September 17, 2014

Annexed to City.......coceveiiiiiniinnniecninnnnn. (Ordinance 2473)
Comparable zoning to Agricultural (AG)...... (Z90-007)
Adoption of an Area Land Use Plan........... (Z01-029)
Rezone to Industrial (M-1, currently LI)....... (Z06-016)
Current request for Design Review............ (DR14-024)

Current request for Site Plan Review......... (214-042)



P&Z Hearing Date: September 17, 2014

P&Z Case Number: 214-042
PROJECT DESCRIPTION/REQUEST

This is a request for Site Plan Review of a 19 acre site with Light Industrial (L1) zoning. The
applicant proposes a test site for solar panels. The project will develop in three phases,
beginning at the north and moving southward. No buildings are proposed for the site, simply the
perimeter fencing/landscaping, the access drives into, and within the site, and three large fields
of test panels. Access to the site will be from 80" street which will be developed in the first
phase of this project. The specific layout of each test area will be determined at the time of
construction, and is anticipated to change over the lifetime of the facility.

MODIFICATIONS
The applicant is not requesting modifications from the standards of the Zoning Ordinance.
Deferral of the Germann Rd. off-site improvements, however, has been requested and is being
considered separately by the City.

NEIGHBORHOOD PARTICIPATION
The applicant has completed a Citizen Participation Plan (CPP) to inform neighboring property
owners of the project, solicit feedback, and address any comments or concerns about the
project. The CPP included a contact list of all property owners within 1,000 feet of the site,
Homeowners Associations within ¥z mile, and any “interested parties” with notification requests
on file with the City of Mesa. Each person or entity on the contact list was sent a letter and site
plan providing general information about the proposed plan along with contact information. To
date, neither the applicant nor staff has received any requests for information. The same
contact list was used to mail notification of the public hearing.

CONFORMANCE WITH THE GENERAL PLAN
The adopted Mesa 2025 General Plan designates this site for Light Industrial. The request
complies with the General Plan which describes the limited level of industrial activity appropriate
in the LI designation as “...areas where limited manufacturing and processing, wholesaling,
warehousing, and distribution activities take place.” The low-intensity nature of the proposed
use meshes well with the described uses.

STAFF ANALYSIS/SUMMARY:
The proposal is for a solar panel test site, not a “Solar Farm”. Solar Farms, by definition of the
Zoning Ordinance, are energy production facilities and require a Special Use Permit. As this
site falls more into the category of research and development it does not need a Special Use
Permit.

Along Germann Rd. the applicant proposes an upgraded fence design inspired by “the
illustrative diagrams that explain the complex chemical transformations behind this process.”
The rest of us will probably associate it with the saw tooth form of solar panel fields. Long
sections of perforated metal panels are set diagonally along the fence line, sections of trellis
infill the voids between each panel and the next. Landscaping will integrate with the fence
design as flowering vines grow up the trellises.

CONCLUSIONS:

This project consists of large fields of test panels, enhanced fencing and perimeter landscaping.
There are no buildings proposed, and the applicant is not requesting any modifications to Code.
Staff recommends approval with the following:
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P&Z Hearing Date: September 17, 2014
P&Z Case Number: Z14-042

CONDITIONS OF APPROVAL.:

1. Compliance with the basic development as described in the project narrative, and as
shown on the site plan and landscape plan as approved by the Design Review Board.
Compliance with all requirements of Design Review Approval (DR14-024),
Compliance with all City development codes and regulations.

Dedicate the right-of-way required under the Mesa City Code at the time of application

for a building permit, or at the time of the City's request for dedication whichever

comes first.

All street-frontage landscaping to be installed in the first phase of construction.

All street improvements to be installed in the first phase of construction unless

phasing is specifically approved by the City of Mesa.

Provide dustproofing on all non-paved surfaces.

Provide dust-proofed driving surfaces at the boundaries of each phase to

connect paved drive aisles.

Provide gravel to control dust on the future-phase areas.

0. Owner granting an Avigation Easement and Release to the City, pertaining to
Phoenix Mesa Gateway Airport, which will be prepared and recorded by the
City.

11. A fair disclosure agreement and covenant shall be recorded as a condition of
development approval for all permitted uses within the Phoenix Mesa Gateway
Airport Planning Area.

12. Due to the proximity to Phoenix Mesa Gateway Airport, any proposed structure
is subject to an FAA filing for review and conformance with CFR Title 14 Part
77.9 to determine any effect to navigable airspace, air navigation facilities and
equipment at least 45 days prior to construction.
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ARIZONA TEST SITE:
7930 E. GERMANN ROAD, MESA, AZ

APN: 304-61-009D
SOLAR ELECTRIC SYSTEM PROJECT
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KEYNOTES
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TUBULAR STEEL FENCE AND GATES
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Preliminary Screen Concept

First Solar Research Facility

Mesa, Arizona
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The First Solar — Arizona Test Site is an approximately 20 acre project to provide

for adequate facilities to test the solar panels (and related equipment) manufactured by
First Solar and its partners. The project is located at 80" Street and Germann Road, a
property that is currently utilized for field crop production. The surrounding land uses
under the jurisdiction of the City of Mesa are primary farming operations, the exception
being a light industrial office park directly north of the site.

The property (and those in the immediate area) are currently zoned Li, Light
Industrial, which permits employment type land uses, a district that includes the option
to have solar related facilities with City approval. Given its compatibility with surrounding
current and future land uses, the development of the site for solar panel testing is an
appropriate use of the land and is permitted via approvals as per Chapter 70 of the
Zoning Ordinance.
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The project proposes the development of the entire 20 acre site over a three (3)
phased development process, as shown on the Phasing Plan (Sheet C-121). Each
phase will establish a Test Site of about 3.45 to 5.40 acres in size. Within each Test
Site, First Solar will install various types of solar power generating equipment. Typicals
of today's equipment is provided on Sheet W-401, however it is anticipated that the
exact configuration of the panels, modular framing assemblies and other features will
change over time as technology advances. Specific layout of each testing area is to be
done at the time of construction and is anticipated to be modified over the lifetime of the

facility.
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Testing of photovoltaic systems does not result in exporting of significant
amounts of energy to the regional electrical grid; therefore the project is not a typical
“Solar Farm” as defined in the Zoning Ordinance in Section 11-30-15 nor is it best
defined as a “large energy production” facility. There will be some exporting of power,
but not at a level that would be required to meet the definitions above. The site is
anticipated to produce a maximum of about 2.4 megawatts of power upon full build out.
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Therefore, the use of this site as proposed by First Solar is more analogous to
other by-right LI land uses, such as a contractor’s yard. Given the opportunity created
by the proposed use to encourage the adoption of solar technology, First Solar desires
to provide an appropriate level of screening for the facility while permitting the public
views into the property to showcase the latest in solar technology.

To accomplish this, the project will be secured from the adjoining public right-of-
way via a combination of an eight (8) foot high tubular steel view fence and a decorative
screen wall, which will occur at the most visible edge of the site along portions of

Germann Road.

The primary goal for the screen wall design is to provide an aesthetically-
pleasing, secure perimeter element that recognizes the significant investment in
technology that First Solar has pioneered. It also ties seamlessly into the tubular steel
fencing along the balance of the perimeter, allows drainage to occur, and provides the

public with limited views into the site.
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The design concept is to use the iconic “grid” form that is symbolic of solar
technology, and also featured on the First Solar headquarters building, to allude to the
important and interesting research being conducted inside the facility. By using
interpretive materials in forms that communicate natural solar processes, the screen
wall can tell a story about harnessing the power of the sun.

The design will be made up of two contrasting elements - perforated aluminum
panels which focus sunlight into interesting shadow patterns - and metal trellises which
will support living flowering vines. Together, the materials metaphorically demonstrate
the conversion of raw energy from the sun into other useful forms. The two elements
are laid out in alternating directions, forming a repeating “Z" shape which calls to mind
ilustrative diagrams that explain the complex chemical transformations behind this
process. The zipper shape allows the entire landscape setback to be used for the
screen wall, so that the overall impact of the wall feels three-dimensional and
purposeful. Trees will be planted on both sides of the wall in order to create a secondary
rhythm that reiterates the dynamic screen wall shapes.

The concept is further illustrated in the attached Exhibit on Sheets L-1 through L-
3. The adjoining right-of-ways will be landscaped as shown on Exhibit L-1, with
generous use of trees at the perimeter to soften the views into the site. The design and
layout is illustrated in the attached Exhibit on Sheets L-1 through L-3.

As noted prior, this is a phased project. Each phase will provide for required off-
site improvements via a) payment of an in-lieu fee for the area of the phase, or b) via
construction of the required off-site improvements for the area of the phase, or c) via
construction of all of the 80" Street improvements at the time of development of Phase
|. Due to the size and complexity of the required off-site improvements for Germann
Road, any such improvement, if required, will be part of the final phase of development
of the project.
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With the construction of an individual phase, the requisite fencing and
landscaping will be installed as per the final landscape plan. it should be noted, due to
their unique security needs, First Solar may construct all of the perimeter fencing and
internal fire lanes in the initial phase, with the final off-site and landscaping
improvements being installed concurrently at the time of development of each individual
test site. At build-out, all adjacent public rights-of-way will be improved as required by
the City of Mesa (or appropriate in-lieu fees will have been paid).

Site access will be accomplished off of 80" Street via one (1) primary vehicular
access gate and one (1) pedestrian gate, located as shown on Exhibit L-1. Internal site
circulation will be accomplished by a 16 foot wide internal drive, surfaced with
aggregate base installed per City standards. Each test site will be encircled by the
internal roadway, permitting full access to each area by public safety and service
personnel.

In summary, this project will result in an approximately $20 million dollar
investment in the City of Mesa and the addition of 12 to 18 jobs. The approval of this
request will result in the development of a testing facility for advanced solar voltaic
related system and solar panels which will support First Solar's research and design
operations worldwide, which is consistent with the City's employment and corporate

attraction goals as provided for in the City of Mesa General Plan 2025.




Citizen Participation Plan Report for First Solar — Arizona Test Site

Date of Report: August 4, 2014

Overview: This report provides result of the implementation of the Citizen Participation Plan {"CPP") for
the First Sclor — Arizona Test Site (the “Project”). The Project is located at 7930 East Germann Road (AKA
APN 304-61-009D), northwest of the intersection of 80™ Street {alignment) and Germann Road. This is
an application for approval of a Special Use Permit {and associated Site Plan Review) for a twenty (20)
acre property for a solar panel testing facility for First Solar, a leading manufacturer of high-quality solar
power generation systems and equipment. This report provides an update on the input received in
response to CPP implementation.

Contact: Noel J. Griemsmann, AICP — Snell & Wilmer L.L.P.
One Arizona Center, 19" Floor
Phoenix, AZ 85004
602-382-6824 or ngriemsmann@swlaw.com

Neighborhood Meeting: As noted in the CPP, given the limited number of affected property owners, a
neighborhood meeting is not appropriate (one-on-one meetings via in-person discussions or via
telephone were utilized, as needed).

Correspondence and Telephone Calls: On July 30, 2014 letters introducing the project to those property
owners within 1,000 feet of the Project as well as those persons identified by the City of Mesa’s
Neighborhood Outreach Division. Please see Exhibit A for the mailing list utilized and Exhibit B for a copy
of the letter sent.

Results: There are twenty-six (26) property owners and interested parties on the contact list as of the
date of this CPP report. As of this writing, the applicant has not received any inquires or other contact in
response to the mailing. If any responses are received by the applicant, the case planner will be updated
via email regarding (i) the nature of the inquiry and (ii) response to same.
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Exhibit B: Introduction Letter
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July 38, 2014

Dear Neighbor:

We have applied for Site Plan Review and Design Review approvals Tor the propenty
located at 7930 East Germann Road. This request is for the development of & 20 acre solar pancl
testing (teld.

This letter is being sent to all property owners within 1,000 Ieet of the property at the
request of the City of Mesa Planning Division. Enclosed for your review is n copy of the sife
plan for the proposed development.

You should subsequently receive future letters regarding the specific public hearing dates
for this project, which are targeted for this upcoming September.

In the interim, il you have any guestions regarding this proposal, please call me at
602.382.6824 or via cmail lo ngriemsmennfgiswlaw,.com. You may also contact Kim Steadmun
who is the City of Mesa Planner assigned to this case. 1le can be reached at (480) 644-2762 or ol
kim.stendmani@MessAZ gov. If you have sold this propery in the interim, please forward this
correspondence o the new owner,

Sincerely,

Snell & Wilmer
-

(,N-oél Gricmsmann, AICP

Senior Urban Planner
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