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COMMERCIAL (CC) ON 49± ACRES TO MIXED USE
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Planning and Zoning Board   
MEMO 
 

CASE NUMBER:      GPMajor 14-01 (PLN2014-00169) 
REQUEST:  Change Mesa 2025 General Plan land use from Community 

Commercial (CC) 49± acres and Business Park (BP) 256± 
acres, to Mixed Use/Residential (MUR) (max. 30% at 15+ 

du/ac) for approximately 305  acres.  
LOCATION:  The northeast corner of Higley Road and McDowell Roads. 

Bounded primarily from Higley Road to the west, Recker 
Road to the east, McDowell Road to the South and the Red 
Mountain 202 and Longbow Parkway to the north.  

OWNERS:    Dover Associates 
APPLICANT:    Dover Associates/ Robert McNichols  
COUNCIL DISTRICT: 5  
STAFF PLANNER:    Lisa Davis, Planner II 

  
      SITE DATA 

PARCEL NUMBER(S): 141-41-007, -008, -009, -010, -013, -014, -015, -016, -017, -018, 
and -019 

PARCEL SIZE: 305± acres 
EXISTING ZONING: LC BIZ PAD, LI BIZ PAD and LI-PAD 
GENERAL PLAN DESIGNATION:  Community Commercial (CC) 49± acres and Business Park (BP) 

256± acres  
CURRENT LAND USE: Lots 1 through 4 and lots 6 and 7-Undeveloped 
     Lot 5 Mini storage 
 Lot 8 - Golf course with golf club house-161 acres 

 
STAFF RECOMMENDATION: Continuance to the November 19, 2014 P&Z Board meeting 
P&Z BOARD DECISION:  Continuance to November 19, 2014  Approval  Denial 

 
HISTORY/RELATED CASES 

December 4, 1978: Western half of site annexed into the City (Ord. 1193) and subsequently zoned 
to AG and SR (Z79-68 and Z79-69) 

May 14, 1979: Eastern half of site annexed into the City (Ord. 1234) and subsequently zoned to 
R1-35 (Z79-111) 

March 21, 1983: Rezoned western portion of the site to M-1 (Z83-13; Ord. 1688) 
July 15, 1985: Rezoned portion of eastern half of the site to M-1 (Z85-83; Ord. 1964) 
June 1, 1987: Rezoned portion of eastern half of the site to M-1 (Z87-31; Ord. 2217) 
January 20, 1998: Site Plan Modification for a portion of the eastern half of the site to allow for 
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the establishment of an industrial subdivision (Z97-106; Ord. 3429) 
March 4, 2002: Rezoned the entire site from AG, M-1 and C-3 to M-1 DMP, C-3 DMP, and a 

conceptual BIZ overlay over portions of the site and established the 
Development Master Plan for Longbow Business Park and Golf Club (Z02-01; 
Ord. 3972) 

November 2, 2005: Design Review Board approved the Design Guidelines, including the sign 
package, for the Longbow Business Park and Golf Club DMP (DR05-093) 

January 17, 2006: Zoning Administrator approved a Special Use Permit for the Comprehensive Sign 
Plan for the Longbow Business Park and Golf Club DMP (ZA06-02) 

November 17, 2008: Minor General Plan Amendment GPMinor08-012 of 49 acres changed the 2025 
General Plan Land Use designation from Business Park (BP) to Community 
Commercial (CC).  Rezoned 49 acres (Z08-063, Ord. 4897) from M-1 DMP and M-
1 DMP (conceptual BIZ) to C-2 DMP (conceptual BIZ).  

   
1) REQUIREMENTS AND PROCESS 

a) State statute requirements: According to Arizona Revised State Statutes (ARS §9-461.06), the 
key procedural elements that apply to a major amendment proposal are: 
i) Provide information to stakeholder agencies and solicit their comments for sixty days on 

General Plan Major Amendments prior to Planning and Zoning Board public hearings.  
ii) Require two public hearings by the Planning and Zoning at different locations before making 

a recommendation to the City Council.  
iii) The City Council to hold a public hearing to consider all major amendments; such proposals 

need to be submitted within the same year they are heard. 
iv) 2/3 majority vote of the City Council is need to approve a major amendment.  

  
b) Process: On June 16, 2014, Mesa City Council approved the City’s new general plan: This is My 

Mesa: Mesa 2040 General Plan (2040 GP).  This Plan will go to the voters on November 4, 2014 
general election ballot. If the 2040 GP is approved by the voters, this request will essentially be 
dissolved as the current and proposed land use designations will no longer be utilized.  
However, if the 2040 GP is not approved by the voters, then this request can move forward and 
will be required to receive recommendation by the Planning and Zoning Board and final decision 
to City Council.  Therefore, the Major General Plan amendments will be on the November 19, 
2014 Planning and Zoning Board agenda and the voter tallies, hopefully received prior to that 
date, will determine if the case will need to be heard and obtain a recommendation by the 
Planning and Zoning Board.      
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2) DESCRIPTION OF PROPOSAL 
a) Summary of changes in land use designations: The current Mesa 2025 General Plan 

designates the area (Longbow Business Park) as Community Commercial and Business Park.  

 
Existing Land Use Designations 
Community Commercial, CC 
Identifies retail and service-oriented businesses that serve the larger surrounding residential 
trade area within a one to two mile radius. Typical users include, but are not limited to, grocery 
store and additional large anchored tenant shopping centers with additional drug stores, fast 
food chains, smaller hardware/building materials stores, convenience/gas stations, and larger 
restaurants/cafes. Other compatible uses include larger administrative/professional offices 
including medical services, finance, insurance and real estate. No more than one Big Box retail 
user is permitted in a single location of Community Commercial designated areas. Community 
Commercial areas are located on, and with direct access to an arterial. 
 

Business Park, BP 
Identifies areas where professional and medical office parks, research and development 
opportunities, light manufacturing, data and information processing centers are integrated in a 
campus setting with ancillary restaurants, retail and other supportive establishments. 
Appropriate locations offer direct principal arterial and arterial road access, connections to 
potable water and sanitary sewer, and proximity to public safety services. Business Park areas 
should extensively buffer light Industrial uses from other less intense employment or high 
density residential uses. Business Park areas are located on, and with direct access to principal 
arterial and arterial streets, rail facilities, and airports. 

 
The following table depicts the existing land use allocation: 

 Existing Land Use Allocation 

Land Use Designation Acreage Percent of 
total 

Minimum Residential 
Units 

Maximum Residential 
Units 

Community 
Commercial 

256± 16% 0 0 

Business Park 49± 84% 0 0 

Total 305± 100.00% 0 0 

 
Proposed Land Use Designation 
Mixed Use/Residential, MU/R 
Identifies areas where a mix of employment uses includes a High Density residential component 
(30 percent maximum of the entire MU/R parcel) that complements and supports Office, 
Community Commercial and Business Park uses. The residential component of this designation 
is not site specific within the parcel. Appropriate locations offer direct arterial road access, 
connections to potable water and sanitary sewer, and proximity to public safety services. Mixed 
Use/Residential areas serve as buffers between principal and arterial roadways and medium 
density residential areas as well as transitions between other employment and residential 



Planning and Zoning Board Memo 
P&Z Hearing Date:  September 17, 2014 

P&Z Case No.: GPMajor 14-01  
 

 - 4 - 

designated areas. Mixed Use/Residential areas are located on, and with direct access to arterial 
streets. 

 
The amendment request proposes to change the land use designations to Mixed Use/Residential. 
The following table depicts the proposed land use allocation: 

Proposed Land Use Allocations 

Land Use Designation Acreage Percent of 
Total 

Minimum density for 
allowed # of  
Residential Units 

Maximum density for 
allowed # of 
Residential Units 

Mixed Use Residential  305± 100% 91.5 acres (30%) @ 
12.5 du/ac 

91.5 acres (30%) @ 17 
du/ac* 

Total 305± 100% 1,143 1,601 
*25 du/ac for products at or above three stories in height. Appropriate locations offer direct arterial road 
access, connections to potable water and sanitary sewer, and proximity to public safety services. The City 
may entertain proposals for density in excess of 25 dwelling units per acre in selected locations. Such 
existing or recommended High Density Residential area; within 1/2 mile of an arterial roadway; where High 
Density Residential areas can serve as buffers between principal/arterial roadways and other high density 
residential areas; and where transitions between employment/service areas and other high density 
residential areas are appropriate. 

 
b) Summary of project narrative: The Longbow Business Park Major General Plan Amendment 

project narrative includes a vision that will support the mixed use community allowing residents 
to live, work, and play without adversely affecting the surrounding land uses, activities and 
business operations.  As noted in the narrative this amendment will allow residential 
opportunities that are supportive of the City’s new vision for this area and provide transition 
and buffer existing neighborhoods from industrial, a more compatible alternative with the 
existing residential in the immediate vicinity. The areas directly to the south and east of the 
proposed site are medium density residential neighborhoods of Ridgeview, Apache Wells, The 
Wells, and the Red Mountain Avaiara neighborhoods.  The applicant believes this amendment 
will provide a transition between the existing residential neighborhoods and the Light Industrial 
(LI) uses at Longbow.   

 
While the MU/R allows for up to 30 percent of residential use, the narrative discusses that the 
market would suggest either one or two 12-15 acres properties capable of 250 units per phase.  
Thus, estimating 500 units on approximately 30 acres is an average density of 17 du/ac.   
 
According to the project narrative, The Longbow Business Park and Golf Club was originally 
envisioned as a mixed use development park.  This proposal as well as subsequent rezoning 
cases would introduce missing housing elements to this part of the community.  The MU/R 
designation provides the ability for a cohesive project to attract residents looking for jobs in the 
area, housing adjacent to the golf course, convenient freeway access, and close proximity to 
retail and employment.  Existing and future employers, in the area, benefit from the addition of 
workforce housing to the immediate vicinity. 
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The narrative also describes potential for job creation on the site.  Although noted that the only 
thing certain about the estimate is that the final result will be determined by future 
development and future uses, unknown to us today.  Given the limited area for residential 
development on the property, they do not believe there will be a diminution of employment.  
According to the table provided, the CC or retail area would have approximately 1,870 jobs, the 
Business park 3,140 jobs and the housing area 40 jobs for a total of 5,050 jobs created by the 
amendment. 

 
c) Next submittal: Final submittal of any revisions or supplemental information for the 

amendment application will be required to be submitted to staff for review prior to the 
November 19, 2014 Planning and Zoning Board meeting.  Should the applicant decide to provide 
revisions or supplemental information, these would need to be provided for review by the 

Planning and Zoning Board. 
 
 

3) Public Comment 
a) Sixty-Day Review period: During the sixty review period required by state statutes, Planning staff 

received a total of six letters/memos expressing opinion on the case (copies are attached with 
this report). Five of the letters/memos are not supportive of GPMajor14-01 for Longbow and 
one from Boeing, dated July 24, 2014, states they “do not object to the Mixed Use/Residential 
designation.” 

 
The five letters/memos received are that are not in support of the amendment are: 

1. City of Mesa Falcon Field, dated July 30, 2014, signed by Corrine Nystrom, Airport 
Director 

2. City of Mesa Economic Development Advisory Board (EDAB), dated July 17, 2014, signed 
by Laura Snow, chair 

3. Greater Phoenix Economic Council (GPEC), dated July 24, 2014, signed by Barry Broome, 
President &CEO 

4. East Valley Partnership (EVP), dated July 31, 2014, signed by Rockne Arnett, President & 
CEO 

5. City of Mesa Office of Economic Development dated June 30, 2014, from Ken Chapa, 
Economic Development Project Manager thru William Jabjiniak, Economic Development 
Department Director 

 
Concerns listed in the various letters that are not in support of the amendment list the concern 
for encroachment of a residential project adjacent to the existing Falcon Filed airport.  The 
impacts of the existing airport use on future residential developments and the impact on more 
residential homes adjacent to the existing airport as there are already concerns from existing 
residential property owners. A residential development will affect the ability to attract high 
value employment and business investment.  The residential encroachments deter business 
development activities which could affect existing businesses in the area as well.  The Falcon 
Field area should be protected from future encroachment of residential projects.   
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b)  Public Meeting/ Citizen Participation Report: 

According to the project Narrative the applicant has held two neighborhood meetings for this 
amendment at the Longbow Golf Club on the following dates: 

 Meeting #1 March 26, 2014 at 5:30 PM (minutes attached) 
 Meeting #2 May 22, 2014 at 5:30 PM (minutes attached) 

 
Letters were mailed to property owners within 1,000 feet of the proposed amendment, as well 
as registered neighborhood association groups located within one mile of the site and all 
Homeowners Associations within one half mile of the project site.  The applicant has submitted 
a detailed citizen participation plan and report for the file. 

 
The Planning and Zoning (P&Z) Board held the special public input meeting on Thursday, August 
27, 2014 at the City of Mesa Fire Station 216 community room at 7966 E. McDowell Road, Mesa 
at 5:30 p.m., as required by State Statutes.  The meeting was well attended to hear discussion 
on both Major General Plan Amendments.   
 
During the meeting Rich Adams, chair for the Falcon Strategic Visioning Committee, referred to 
a recently completed document, final report dated August 20, 2014. The document is called 
Falcon Field Economic Activity Area Strategic Planning Document.   He stated that this 
document will be going to City Council for approval soon and may have impact on the proposed 
Longbow request.  No action was taken at this meeting. (see attached minutes) 

 
4) This is my Mesa: Mesa 2040 General Plan  

At this time voter approval is required for the “This is My Mesa: Mesa 2040 General Plan” (2040 
GP).  Although the 2040 GP information for the Longbow area would have no direct bearing on the 
decision for this Major General Plan amendment request, staff has provided the information below 
from the 2040 GP.  On June 16, 2014, Mesa City Council approved the 2040 GP that will go to the 
voters on November 4, 2014 general election ballot.  In the Council approved 2040 GP the 305 acre 
Longbow character areas are identified as Mixed Use Activity Center and Employment District. 

Mixed Use Activity District 
Focus: The Mixed Use Activity Districts are large- scale (typically over 25 acres) community and 
regional activity areas that usually have a significant retail commercial component including 
shopping areas such as malls, power centers, or lifestyle centers that are designed and developed 
to attract customers from a large radius. These districts often include other uses such as office, 
entertainment and residential.  

Employment Districts  
Focus: Employment Districts is a character type that is primarily used for employment-type land 
uses of at least 20 acres and typically have minimal connection to the surrounding area. Examples 
of employment districts include areas for large manufacturing facilities, warehousing, business 
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parks, etc. Employment districts may include supporting retail and office areas but rarely include 
any type of residential uses. If residential uses are included, they need to be done in a manner that 
supports the continued development of the employment uses. The goal for these districts is to 
provide for a wide range of employment opportunities in high quality settings.  

There are three subtypes under the Employment District which are Business Parks, Employment 
Core and Industrial.   
 

The Employment District character type has three sub-types: Industrial, Business Park, and Employment 

Core.  The Industrial character is meant for heavy industrial type areas and would not be appropriate.  

The other two are described as follows: 

Business Parks  
The Business Parks character type is for areas that contain a number of separate businesses, 

offices, light industrial facilities, accessory and supporting uses joined together through the street, 

sidewalk, and/or open space systems and usually have common landscaping and signage. They are 

typically low intensity developments comprised mainly of office, office/warehouse, research and 

development, and similar uses 

Employment Core  
This character type is for employment/office areas that utilize a more urban, or semi-urban 
development form. The character of these areas will be primarily oriented around multi-story office 
developments but will usually include supporting commercial activities such as retail, business 
support, restaurants and hotels, and may include residential uses as part of a more mixed use 
environment.   

 
The approved concept for Longbow most closely follows the Business Parks character sub- type.  
However, it could be transitioned into the employment core character sub-type.  This would require 
rezoning to modify the existing PAD standards to establish an urban form of development.  In order to 
get the residential uses being requested an application to rezone a portion of the property, along with a 
modification to the PAD, to a district that would allow the residential uses would be required.   

 
 
 
 
 
 
 
 
 
 
 
L:\GPAmendment\GP2014\GPMajor 14-01 Longbow\PZstaff memofor Longbow.doc 





































AUGUST 27, 2014 SPECIAL PLANNING & ZONING MEETING MINUTES 
 

 

GENERAL PLAN LAND USE MAJOR AMENDMENTS 
 
1. Case No. GPMajor14-01 
 The northeast corner of McDowell and Higley Roads.  Located between Higley & Recker 

Roads north of McDowell and south of the Loop 202 Red Mountain Freeway.  (305 ± 
acres).  District 5. General Plan Land Use Major Amendment from Business Park (BP) on 
256± acres and Community Commercial (CC) on 49± acres to Mixed Use Residential (MUR) 
on 305± acres. (PLN2014-00169). 

 
Staff Planner: Lisa Davis 

 
 Summary:  Applicant Bob McNichols, developer of the Longbow Business Park and Golf 

Club at 5601 East Longbow Parkway, presented the proposed General Plan Amendment 
case number GPMajor14-01. 

 
 Laura Snow, of 8539 East Milagro Avenue, was present representing the Economic 

Development Advisory Board (EDAB), as their Chair.  Ms. Snow read a letter from EDAB in 
opposition to case GPMajor14-01.  Ms. Snow stated that the letter was the result of a 
unanimous vote made by EDAB during their meeting of July 9, 2014.  The letter stated that 
EDAB does not agree that the proposed Major General Plan Amendment GPMajor14-01 
supports the current 2025 General Plan, the Falcon Field Sub-Area Plan or the Mesa 2040 
General Plan approved by the City Council on June 16, 2014.  EDAB’s letter stated that they 
were opposed to any residential encroachment in the Falcon Field Employment Center.  Ms. 
Snow stated that the Falcon Field Area is one of the major employment centers in the City. 

  
 Anthony Siebers, of 4038 East Glencove Street, attended in support of GPMajor14-01.  Mr. 

Siebers stated that he would ask the board to take a very close look before any type of 
restriction is placed on a property.  Mr. Siebers asked that the Board review reports from 
Pollack & Associates as part of their research regarding the proposed Amendment. He 
stated that he hoped a decision would be made as a community to make the area more 
attractive to future site selectors. 

 
 Richard Adams, of 1536 East Elmwood Circle, attended in opposition of GPMajor14-01.  Mr. 

Adams stated that he just finished as Chair to the Falcon Area Visioning Commission. Mr. 
Adams wanted to bring the Board’s attention to a document authored by the Commission 
that discusses some of the important land uses in the Falcon Field Area.  He encouraged 
the Board to make the document part of their research in regards to the proposed Major 
General Plan Amendment. 

 
 


































