
  
OFFICE OF THE CITY CLERK             
 
 

COUNCIL MINUTES 
 
December 8, 2011 
 
The City Council of the City of Mesa met in a Study Session in the lower level meeting room of the 
Council Chambers, 57 East 1st Street, on December 8, 2011 at 7:34 a.m. 
 
 PLANNING AND ZONING   
COUNCIL PRESENT (P&Z) BOARD PRESENT OFFICERS PRESENT 
   
Scott Smith Brad Arnett Christopher Brady 
Alex Finter Beth Coons Debbie Spinner 
Christopher Glover Lisa Hudson Linda Crocker 
Dina Higgins Suzanne Johnson  
Dennis Kavanaugh   
Dave Richins   
Scott Somers   
   
COUNCIL ABSENT 
 

  

None   
 
1. Review items on the agenda for the December 12, 2011 Regular Council meeting. 

 
All of the items on the agenda were reviewed among Council and staff and the following was 
noted: 
 
Conflicts of interest:  None. 
 
Items removed from the consent agenda:  3-a, 5-c 
 
Items deleted from the agenda:  None. 
 
Director of Water Resources Dr. Kathryn Sorensen provided a brief update regarding an 
electrical fire that occurred overnight at the Greenfield Reclamation Plant. She said that she 
would update the Council as more information becomes available. 
 

2-a. Hear a presentation, discuss and provide direction on the public review draft of the Form-Based 
Code. 

 
 Planning Director John Wesley introduced the Planning and Zoning (P & Z) Board members that 

were in attendance to hear the presentation introducing the Form-Based Code (FBC). He said 
that the FBC will be part of the Central Main Plan and will determine how development will 
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proceed in the downtown area. He introduced Dan Parolek, Principal of Opticos Design, who 
displayed a PowerPoint presentation (See Attachment 1) highlighting the Public Review Draft 
of the FBC. 

 
 Mr. Parolek said that the downtown area is making “incremental steps in evolution” and that the 

FBC will serve as a tool that will “light a fire under the transformation.” He displayed an opinion 
article (See Page 2 of Attachment 1) that was written after the FBC for Flagstaff was adopted 
and noted that the objectives used in developing the FBC were:  

 
• Simplified 
• Streamlined 
• Predictable 

 
 Mr. Parolek advised that the purpose of the presentation was to provide an overview of the 

primary objectives, components and applications of the FBC. He said that the FBC is an 
effective tool used by communities for the purpose of “placemaking.” (See Page 3 of Attachment 
1) 

 
 Mr. Parolek explained that the concept “making transit transformative” will need to be reinforced 

as the light rail extends into the downtown area in order to maximize its potential using the 
framework that already exists. He said that the next step will be to transform the neighborhood 
into a place where people will live, work, and utilize the restaurants and retail shops. 

 
 Mr. Parolek stated that high-quality implementation using the FBC is a new approach to zoning. 

He explained that unlike the City’s current Zoning Code, FBC uses physical form as the 
organizing principle rather than use. (See Page 9 of Attachment 1) He displayed the Transect 
Zones for downtown Mesa (See Page 10 of Attachment 1) that demonstrate the “hierarchy of 
places” that are the framework of the FBC. He said that specific areas of Downtown Mesa will 
consist of different intensities ranging from a T3 zone (least intense) up to a T6 zone (most 
intense.) 

 
 In response to a series of questions from Councilmember Richins, Mr. Parolek explained that 

flexibility is based on hierarchy and that the core of the downtown, or the T6 zone, will be the 
most vibrant, commercial and active part of the downtown area. He said transitioning away from 
the downtown core the T5 zone will also consist of vibrant commercial activity however, a wider 
range of uses would be offered. He advised that as the area transitions away from the 
downtown core more flexibility is available. In addition, he said residential uses will be allowed 
however, the ground floor would need to consist of a commercial use.   

 
 Mayor Smith commented that ground floor commercial property will not succeed if it is forced 

and “you can’t force the market.” He said that downtown Mesa consists of natural ground floor 
commercial businesses that could be developed upward to include a residential element. 

 
 Mr. Parolek remarked that the idea is to provide enough flexibility for the market to respond. He 

said that careful consideration should be given in regards to new construction so that the long-
term vision is not prohibited from evolving.  
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 Mayor Smith stated that concentrating on the form and how buildings interact architecturally will 

provide enough flexibility for the market to react. He said there are significant uses that would 
not be compatible and would not be allowed, for example, an “arsenic factory” however, the idea 
is to “let loose” and let the market decide what businesses come into the area. He added that a 
commercial use could evolve into a professional use and is an example of how the area could 
grow organically based on the long-term vision. 

 
 Mr. Parolek remarked that a great deal of consideration had gone into defining the appropriate 

range of uses. 
 
 Discussion ensued regarding the flexibility of uses for the downtown area. 
  
 Mr. Parolek briefly highlighted the different zones and levels of intensity that would be located 

along Main Street. He said the T6 zone which will be the most intense will be located between 
Center Street and Centennial Way. He advised that the most challenging part of the plan relates 
to how the zones will transition into less intense neighborhoods in all directions. (See Page 13 
and 14 of Attachment 1) 

 
 Mr. Parolek briefly outlined the components that make up the FBC as follows: 
 

• Regulating Plan(s) 
• Building Form Standards 
• Building Type Standards 
• Private Frontage Standards 
• Thoroughfare Standards 
• Civic Space Standards 
• Smart Growth Community Plans 
• Definitions 

 
 Mr. Parolek displayed a four page template that outlined the placement, building form, 

encroachments, parking and land-use tables for each of the zones and noted that there are 
primary standards and regulations for each zone. (See Pages 17 and 18 of Attachment 1) He 
referred to page 58-6 of the Public Review Draft (See Page 58-6 of Attachment 2) and 
explained that use is considered in the FBC however, it is not the main organizing principle. He 
pointed out that aspects such as the size and appropriateness of the use are considered. 

 
 In response to a question from Mayor Smith, Mr. Parolek explained that dance studios and 

martial art types of uses tend to develop in the early stages of a main street revitalization. He 
said allowing a dance studio in an existing block of retail and restaurant uses would break up 
the continuity of the street and make it difficult for the businesses to remain viable.  

 
 Mayor Smith commented that if someone wanted to put in a dance studio it would need to 

include some type of retail component in order to maintain the consistency of the storefronts. 
 

Mr. Parolek explained that private frontages are components of a building, typically the sidewalk 
or streetscape, that transitions the business from the private realm (yard or building) to the 
public realm (street or sidewalk.) (See Page 19 of Attachment 1) He said that the Building 
Standards in the FBC encourage courtyard type building within downtown Mesa. He noted that 
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adding courtyard building types will differentiate downtown Mesa from other communities and 
are suitable to the climate. (See Page 20 of Attachment 1) 

 
 Mr. Parolek briefly highlighted the Civic Space Standards and Thoroughfare Standards for the 

different zones in the downtown area. He advised that Thoroughfare Standards can be used to 
transform existing streets and create new streets. He also said that because of the speed issue 
Thoroughfare Standards are important not only from a placemaking standpoint but also a 
pedestrian standpoint. (See Pages 21, 22 and 23 of Attachment 1) 

 
 In response to a question from Mayor Smith, Mr. Parolek explained that the designs for Main 

Street were completed for the most part prior to his company coming on board. He said that 
Opticos Design was comfortable with the plans developed for Main Street, therefore, more focus 
was placed on the streets outside of that area. 

 
 Mayor Smith reported that the stakeholders support the idea of slowing the traffic down through 

the core area and decreasing the flow of traffic down to two lanes with an allowance for parking. 
 
 Mr. Parolek displayed an illustration of what 1st Avenue would look like with the addition of a 

tree-filled center median. He said that the image demonstrates how a vast amount of blacktop 
can be transformed into a streetscape. (See Page 24 of Attachment 1) 

 
 Mayor Smith commented that 1st Avenue at one time did have a citrus median. 
 
 Mr. Parolek briefly highlighted some of the specific applications of the FBC and existing 

opportunities for the City. He said that the area located between Center Street and Centennial 
Way is almost entirely City-owned property and has been identified as a possible site for a 
public gathering place for City events. He stated that the corner of East 1st Street and North 
Center Street could become a civic square. He noted that this area could potentially consist of 
close to 1 million square feet of City-owned property. (See Page 27 and 28 of Attachment 1) 

 
 Mayor Smith said that since the City owns the property on both sides of the street this would be 

a good opportunity to add or remove streets without upsetting private property owners. 
 
 Mr. Parolek explained that the development of a civic square would happen in phases and that 

once there was development in place it could cover the cost for a parking structure. He 
displayed an illustrious drawing of what the Civic Plaza area could look like. (See Page 29 of 
Attachment 1) He said that one of the objectives of the process is to use the FBC throughout the 
community and noted that Special Planning areas or large complex areas have the ability to be 
“game changers” in the downtown area. (See Page 30 of Attachment 1) 

 
 Mr. Parolek displayed a drawing of a typical streetscape that could be created in one of the 

Special Planning areas. (See Page 31 of Attachment 1) He said the streetscape displayed 
consists of two-story townhouses that could have private courtyard spaces in the back with 
narrowly defined streets. He stated that it is important that these areas redevelop in a way that 
reinforces a “transit-oriented urban pattern” and not a “suburban auto-oriented pattern.”  

 
 Mayor Smith remarked that as the development pushes outward the fringe areas would consist 

of Broadway and University Roads and include areas such as Site 17, Escobedo and South 
Center.  



Study Session 
December 8, 2011 
Page 5 
 
 
 
 Mr. Parolek stated that intense development is desired however, other housing opportunities will 

also need to be provided. He said some people will prefer to live in a condo, a small courtyard 
apartment or a townhouse that is close enough that they could easily walk to Main Street.  

 
 Discussion ensued regarding commercial and residential development that will be located within 

walking distance to Main Street and the transit area. 
 

 ( At 8:30 a.m. Councilmember Richins was excused from the remainder of the meeting.) 
 

 Mr. Parolek stated that the City has the opportunity to expand the use of the FBC to the 
neighborhood surrounding the Temple and advised that some of the vacant lots in the area 
were used as test sites for the FBC. He displayed an illustration of how replacing the current 
zoning with the FBC would allow a small courtyard apartment building to be developed on a 
vacant lot providing a variety of housing where only single family residences currently exist. 
(See Pages 34 and 35 of Attachment 1) 

 
 Mayor Smith remarked that under the current Euclidean Code an apartment building would be 

prohibited as it would not match the neighboring building types. He noted that a small apartment 
building would fit the nature of the neighborhood. 

 
 Discussion ensued relative to prior zoning codes that allowed out-of-scale apartment type 

structures to be built in residential neighborhoods making the single family residences 
undesirable. 

 
 Mr. Parolek commented that a tremendous amount of opportunity exists in the downtown area 

and that the FBC will assist with the transformation. He said taking advantage of the 
opportunities available will set the City apart from the competition and make downtown Mesa a 
high-quality choice. 

 
 In response to a series of questions from P & Z Boardmember Susanne Johnson, Mr. Parolek 

explained that review requirements will be handled administratively and the Planning staff will 
make decisions based on the parameters that have been defined in the FBC. He said at some 
point there will be projects, based on scale or type of use, that will trigger a public review. He 
advised that careful consideration was made in regards to the uses, intensities and types of 
permitting. Mr. Parolek further explained that there are no limitations in regards to the additive 
amount of square footage. He said the decision to allow a 5,000 square foot church to be 
developed in an area and a few months later allow another church to be developed is based on 
the use submitted and not on cumulative square footage for the area. 
 
Mayor Smith commented that the approval is not based on the project being a church but 
according to the use and standards of the property. 
 
Planner II Jeffrey McVay noted that the review requirements for church meeting facilities 
whether public or private are exactly the same. 
 
Discussion ensued regarding the possibility of a school developing in the area that would disrupt 
the pattern of the street and require a Council review. 
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Mayor Smith stated that it is hard to look at a book and imagine how standards can create 
special places. He said that he has seen entire neighborhoods transformed in other cities and 
looks forward to seeing the same thing happen in Mesa. 
 
Vice Mayor Somers remarked that the City is sitting on a potential “diamond in the rough.” He 
described the transformation that has taken place in Mountain View, California, and said that he 
hopes that Mesa will experience the same type of transformation with the assistance of the 
FBC. 
 
Mr. Wesley said that the Public Review Draft will soon be available and that an active public 
outreach process will be conducted. He advised that the FBC would be brought back to the 
Council for adoption in the future. 
 
Mayor Smith thanked staff for the presentation.   

 
3. Hear reports on meetings and/or conferences attended 
 

Councilmember Kavanaugh: Toy Shopping with East Valley Institute of Technology 
Student Council, 

  “We the People” Competition 
 
Councilwoman Higgins:  Visit to Sunshine Acres with Cubs Players 

  
 Vice Mayor Somers:    Meeting with DMB  
 
4. Scheduling of meetings and general information. 
 

Deputy City Manager Kari Kent stated that the meeting schedule is as follows: 
 
Thursday, December 8, 2011, 9:00 a.m. (cancelled) – Sustainability & Transportation 
Committee meeting  
 
Thursday, December 8, 2011, 6:30 p.m. – “Building Strong Neighborhoods” District 3 
 
Monday, December 12, 2011, 5:00 p.m. – Study Session 
 
Monday, December 12, 2011, 5:45 p.m. – Regular Council Meeting 
 
Saturday, December 10, 2011, 8:00 a.m. – Household Hazardous Waste Event 
 
Saturday, December 10, 2011, 8:00 a.m. – District 3 Pancake Breakfast and Toy Drive 
 
Saturday, December 10, 2011, 10:00 a.m. – Mesa Arts Festival 
 

 Councilwoman Higgins advised that there will be a fundraiser for the Boys and Girls Clubs on 
Saturday at the Bass Pro Shop. 
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5. Items from citizens present.   
 
 There were no items from citizens present. 
 
6. Convene an Executive Session. 
 

It was moved by Vice Mayor Somers, seconded by Councilmember Kavanaugh, that the 
Council adjourn the Study Session at 8:59 a.m. and enter into Executive Session. 
 

Carried unanimously. 
           
a. Discussion or consultation with the City Attorney in order to consider the City’s position 

and instruct the City Attorney regarding the City’s position regarding contracts that are 
the subject of negotiations, in pending or contemplated litigation or in settlement 
discussions conducted in order to avoid or resolve litigation. (A.R.S. §38-431.03A(4))  

 
 1. Cowley v. City of Mesa and Officer Lee Christopher, CV2011-005442 
  

 
8. Adjournment. 
 

Without objection, the Executive Session adjourned at 10:04 a.m.  
 

________________________________ 
                  SCOTT SMITH, MAYOR 

 
ATTEST: 
 
____________________________ 
LINDA CROCKER, CITY CLERK 
 
I hereby certify that the foregoing minutes are a true and correct copy of the minutes of the Study 
Session of the City Council of Mesa, Arizona, held on the 8th day of December, 2011.  I further certify 
that the meeting was duly called and held and that a quorum was present. 

 
 
 
         
    ___________________________________ 
          LINDA CROCKER, CITY CLERK 
 

bdw 
(attachments – 2) 
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Table 11-58-3.A:  Composite Use Table

Land Use1 Specific Use 
Regulations T3N T4N T4NF T4MS T5N T5MSF T5MS T6MS

Agricultural

Farmers' Market §11-31-30 – – – P – P P P

Industry, Manufacturing & Processing

Recycling, small collection facility – SUP SUP – – – – –

Recreation, Education & Public Assembly

Commercial Recreation Facility,

Indoor ≤3,000 sf – – P P – P P P

Indoor >3,000 sf – – SUP SUP – SUP SUP/
AUP2

SUP/
AUP2

Civic Space (see Civic Space Standards) P P P P P P P P

Health/Fitness Facility

≤3,000 sf – – AUP AUP/P2 – AUP AUP/P2 AUP/P2

>3,000 sf – – SUP SUP – SUP SUP/
AUP2

SUP/
AUP2

Library; Museum

≤5,000 sf P P P P P P AUP AUP

>5,000 sf CUP CUP CUP CUP CUP AUP CUP CUP

Meeting Facility, public or private

≤5,000 sf P P P AUP/P2 P P AUP/P2 AUP/P2

≤20,000 sf SUP SUP SUP SUP SUP SUP SUP SUP

>20,000 sf CUP CUP CUP CUP CUP CUP CUP CUP

Place of Worship

≤5,000 sf P P P AUP/P2 P P AUP/P2 AUP/P2

≤20,000 sf SUP SUP SUP SUP SUP SUP SUP SUP

>20,000 sf CUP CUP CUP CUP CUP CUP CUP CUP

School, public or private

K-12 P P CUP CUP P CUP CUP CUP

Commercial Trade – – AUP AUP/P2 SUP AUP P2 P2

Studio, art, dance, martial arts, 
music, etc.

≤1,500 sf – – P P – P P2 P2

≤3,000 sf – – AUP AUP – P P2 P2

>3,000 sf SUP SUP P P2 P2

Theater, cinema or performing arts

≤5,000 sf – – P P – P P P

≤10,000 sf – – AUP AUP – AUP P P

>10,000 sf – – SUP SUP – SUP AUP AUP
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