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Board of Adjustment mesa-az
Suff Popart

CASE NUMBER: BA14-045 (PLN2014-00346)

Staff Planner; Kaelee Wilsan

LOCATION/ADDRESS: 805-815 E. Main Street

OWNER: The Orchards at Tucson LLC

APPLICANT: Venezia Reception Hall Claudia Morgado

REQUEST: Requesting a Substantial Conformance Improvement Permit to allow the

redevelopment of an existing group commercial development in the LC zoning
district.

SUMMARY OF APPLICANT’S REQUEST

The applicant is requesting a Substantial Conformance Improvement Permit (SCIP) to facilitate the redevelopment of
a commercial shopping center. The applicant is propasing to open a reception center which intensifies the use of the
property. The intensification requires that the site comply with current code requirements. Considering the site was
constructed back in 1965, it would be extremely difficult if not impossible for the site to comply with current
requirements without major alterations to the building and site.

STAFF RECOMMENDATION

Staff recommends approval of case BA14-045, conditioned upon the following:

1. Compliance with the site plan, landscape plan, and building elevations submitted, except as modified by the
conditions listed below.
2. Compliance with Administrative Design Review Appioval letter dated May 27°, 2014,
3. Landscaping shall be planted in the four landscape medians along Main Street. Landscape quontities shall be
in compliance with 11-33-4,
4. The applicant shall not provide parking in drive-aisles or loading dock.
S. Compliance with all requirements of the Development Services Division with regard to the issuance of buiiding
permits,
SITE CONTEXT
CASE SITE: Existing commercial center- zoned LC
NORTH: {across Main Street) vacant bowling alley—zoned LC
EAST: Existing retail shops and multi-residences - zoned LC and RM-4
SOUTH: {across Mahoney Avenue) Existing retail shops and multi-residences —zoned LC and RM-4

WEST: {across Horne) Existing Walgreens Pharmacy— zoned LC
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STAFF SUMMARY AND ANALYSIS:

The site is just over 4 acres with the subject suite being 17,500 square feet. The site has a grocery store connected to

the subject suite and a freestanding Liberty Tax building. Since the site was constructed back in 196S, there are

noticeable nonconformities on the property. The applicant has requested the SCIP in order to obtain approval of
modifications to perimeter building and landscape setbacks, required foundation base width around the buildings,

parking reduction and a reduction to screening requirements. A summary of Code requirements, the applicant’s

proposal, and the staff recommendations are shown in the Table, below.

Code Requirerment Applicant Proposed Complies? | Staff Recommended
Setback |parking and/or building)
Main Street (to the north) 15 feet from Right of Way 0 No As proposed
East Property Line 0 feet adjacent to LC zone 0 No As proposed
{Group CON/ 20 feet to RM

South property line 20 feet from Right of Way 0 No As proposed
Horne {to the west) 15 feet from Right of Way 0 No As proposed
Foundation Base ‘ '

5 minimum 5
West elevation ,

5 minimum 0 No As proposed
South elevation .

5" minimum 0
East Elevation
Foundation Base with Entry 15’ with a 20’ deep plaza that is "
{north elevation) a minimum of 900 sqft. R W As proposed

As proposed in
Landscape Islands in the parking Max. 8 spaces between islands In medians In front of No addition to the four
field occupancy medians adjacent to
Main Street

Landscape island width Minimum 8’ wide Varies, but less than 8’ No As proposed
::::2"'“ D SO Oflparkine Required along street frontages None No As proposed
Parking 199 spaces on site 192 onsite, 24 offsite Yes As proposed
Roof Mounted Equipment ;Tell SR e Ty None No As proposed

In addition to what is shown on the site plan, staff recommends landscaping be added to the four landscape
medians adjacent to Main Street. Adding landscaping in the landscape medians will have the most visual impact
that is in proportion to the request. Since the site is located along the future Gilbert Road Light Rail extension
the additional landscaping along Main will facilitate a more pedestrian friendly environment.

The applicant is requesting to have offsite parking spaces counted towards the needed number of onsite
parking spaces provided. There are currently 192 parking spaces on site and based on therequired parking
ratio, the site would need to have 199 parking spaces. Theother uses on the site have alternate peak hours of
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operation that would not negatively impactthe parking needed for the assembly use of a reception hall.

Since the applicant is not proposing an expansion of the building and is just changing the occupancy, the
improvements need to be proportional to the request. Staff believes the addition of landscaping in the medians
as shown on the site plan in addition to landscaping in the medians along Main Streetas recommended by staff
is adequate considering the degree of change.
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FINDINGS:
The request will allow a 17,500 square foot reception hall to locate in a tenant space in an existing retail
shopping center.

The current land use conforms to the permitted uses for the Limited Commercial district as well as the
General Plan designation of Community Commercial.

The proposed upgrades will bring the site into further conformance with the current ordinance
requirements. Strict compliance of ordinance requirements would require demolition or reconstruction of
the site.

The applicant has noted the following as justification for the granting of the SCIP: 1) the grocery store
occupying the east half of the building never has more than 10-1S cars since many of their patrons walk or
ride their bike; 2) the uses will have different hours; 3) the property owner is also improving the site
through fagade improvements.

The proposed site and landscape plans, including staff recommended conditions for approval, substantially
conform to the intent of the Code and provide a development that is consistent with and not detrimental to
adjacent properties.

ORDINANCE REQUIREMENTS:

Zoning Ordinance, Sec. 11-73-3 — Substantial Conformance Improvement Permits— Required Findings:
A SCIP shall not be granted unless the Zoning Administrator, acting as a Hearing Officer, or Board of Adjustment

shall find upon sufficient evidence that:
A. The entire development site will be brought into substantial conformance. Substantial conformance shall

B.

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:

1. The demolition or reconstruction of existing buildings or other significant structures (except signs); or
2. The cessation of the existing conforming use, or the preclusion of any other lawful, permitted use.
3. 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.
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JUSTIFICATION AND COMPATIBILITY STATEMENT

The proposed Tenant use shall be a Reception Hali, which shail have 9,445
square feet of seating capacity for generai Banquet use. The total usabie square
footage is approximately 16,529 SF of which the differentlal square footage of
7,084 shali not have seating, but rather be used as a lobby area, offices for
booking parties / events, storage, and bathrooms.

The Tenant currently operates a Reception facility at 243 S. Mesa Drive,
Mesa, AZ, for the past three years, which is approximately 11,500 SF, and due to
its success, it currently has excessive bookings that have to be turned away.
Therefore, the Tenant has entered into a Lease at the subject property due to its
size of the avallable vacant space and, equalily important, due to its strategic
location to its existing faciiity to capitaiize on management, and employee
services.

The use at the proposed location is approved as per the current Municipal
Zoning Ordinance,

The use, if approved, shail conform to the A, B, and C conditions of the
current SCIP permit reguiations except for on-site parking requirements, which
are currently zoned and/or designated as an ASSEMBLY HALL, which requires
one (1) parking space per seventy-five (75) SF of usabie Banquet area, which is
proposed to be 124 of the total Rentable area.

Therefore, the parking calculations are as foliows:

1) On-site and off-site street parking existing spaces 216 (192 - on Site)
( 8-onMainSt)
{ 16 - on Mahoney St.)

2) Required spaces per existing Tenants:

A) Liberty Tax 2 Spaces

B) Rancho Grande yal Spaces

C) Reception Hail 124 Spaces

TOTAL 197 197
Excess (additions) Parking Spaces 18
Parking Spaces provided 216

-
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Substantiation, and/or suppiementation to accommodate the parking
deficit, and granting a Walver or a Special Use Permit.

The Tenant shali engage a valet, or parking director person(s), to park any
excess vehicles to the North East Quadrant of the site, which has 36 vacant
spaces, as well as a cross hatch area, which can accommodate an additional 30
vaiet or directed spaces used for Grocery delivery trucks between 6 AM.to 4
P.M., week days, and up to 12 Noon on Saturdays, which on any given day is not
occupied by vehicies. Therefore, valet parking can utiiize the drive-thru or
thoroughfare ianes for stacking additional cars between the existing parking
spaces. :

Aiso, the Grocery operation never has more than ten (10) to fifteen (15) cars
within the parking iot due to many patrons that waik or ride their bikes.

Furthermore, it's important to consider the applicant has been in
operations with its existing facility at 243 S. Mesa Drive, Mesa, AZ, without having
any incidents reported by the police, or heaith department and, therefore, remains

in good standing.

Previously, the new owner of the Property; namely, The Orchards at
Tucson, LLC, has initially presented architectural plans to renovate the existing
facade, which subsequently was told that the pianning department must review
and approve along with the buliding department.

The Owner did meet with Kaelee Wilson, of the Pianning Department, who
visited the site, and requested modifications to the previous submitted plans,
which were agreed to by the owner, which inciuded a new landscape isiand with
planting, irrigation and three twenty (20’) foot California Palm Trees. (See pian
review memo, and approval iefter, enciosed as agreed to by Owner).

Also enclosed is the revised site plan incorporating further requests by the
planning department at our review meeting on June 24, 2014, incorporating
additional landscape isiands on the ends of the existing parking quadrants
directly in front of the Applicant’s Lease space as weil as the revised parking
caiculations that exist on and off site to facilitate the necessary parking
requirements.
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Lasfly, the existing Pyion sign exceeds the current zoning code; however,
it should be considered to remain as it meets the fifty (50) year oid building
exception, based on the sign reguiation Section 11-41-S, this acts as a
contributing property to the Historic District, which in this case wouid apply as
the building is 50 years and oider. The signage, we believe, provides and creates
a sense of time and place, which aiso enhances the historic character of the site,
and keeping into the mid-century modern architecture (See pianner memorandum
dated Aprii 30, 2014 by the pianning division), and although the Applicant shali be
occupying the vacant space, the existing Tenant, Rancho Grande Grocery, has
been utiiizing its sign for the past ten (10) years, and relies on its height and size
in supporting its business.

The owner has agreed to repaint the structure to match the Dove Gray
color to be used on the buliding, which was approved by the planning board in its
May 22, 2014, approved letter (see enciosed).

The appiicant's new individuai sign construction shali be reviewed, and
approved by the proper municipal department upon receipt of its application.

Thank you for your review of the above and hopefui consideration for
approval of this Application.
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legal descriplion

THE LAND REFERRED TO HERLIN BELCY 13 BITUATED N THE COUNTY OF
HARICOPA, BTATE GF ARLIONA ANO I3 CESCRISED AS FOLLOWER:

ADTE -0} NCLUSHVE, RDORE ACRES, ACCORDING TD BOOY 21 OF MAPY, PAGE
A RECORDE OF MARCTDPA COUNTY ARLZDNA:

EXCEFTING THEREFROK THE BOUTH FIVE FLET OF THE FOLLOWENG
TESCARED PROPERTY LOTS 13, 18
fnd

IT MOORE ACRES, ACCTRONG T0 THE PLAT OF RECORD N THE OFFICE OF
THiL COUNTY RECOADEA OF MARICOPA COUNTY ARITONA, IN BOOX, 73 OF
MAPg FAGCE 13, AS CONVEYED TO THE CiTY OF MESA, N DOCUMENT
HOM-LIBATIN.
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THE LanD REFERRED TO MERTWN BELOYY (3 BITUATED N THE COUNTY OF
MARICOPA, BTATE OF ARIZONA, AND ¥ DESCIUSED AS FOLLOWS:

LOTE 317 WOLUSIVE, MOCRE ACRES, ACCORDING TO BOUK 20 OF MARS, PAGE
13, NECORES OF MARICOPA COUNTY, ARIZONA

EXCEPTING THEREFROM THE BOUTH FIVE FLET OF THE FOLLOWMG
PESCRIBED PROPERTY: LOTS 15, 18
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