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Planning and Zoning Board  
Case Information 
 

CASE NUMBER: Z14-050 (PLN2014-00467) 

LOCATION/ADDRESS:   2110 & 2120 West Southern Avenue 

GENERAL VICINITY: Located on the north side of Southern Avenue west of 
Dobson Road.  

REQUEST: Site Plan Review and Modification.  

PURPOSE: This request will allow for the development of a drive-
through restaurant in an existing retail center.  

COUNCIL DISTRICT: District 3. 

OWNER: Jeff Geyser,  Lawrence & Geyser Development. 

APPLICANT:    Mike Perry, Principal, WhitneyBell Perry Inc. 
STAFF PLANNER:  Wahid Alam, AICP Planner II 

SITE DATA 

PARCEL NUMBER(S): 134-42-228D  

PARCEL SIZE: (1.6± acres).   

EXISTING ZONING: Limited Commercial (LC).   

GENERAL PLAN DESIGNATION: Neighborhood Commercial, NC. 

CURRENT LAND USE: Existing free standing restaurant in a retail center. 

SITE CONTEXT 

NORTH:    Existing residential development – Zoned RM-4  

EAST:    Existing drive thru restaurant (Filiberto’s) – Zoned LC  

SOUTH:     (across Southern Avenue) Banner Desert Medical Center- 
NC PAD  

WEST:    Existing drive thru restaurant (McDonald’s) – Zoned LC 

 

ZONING HISTORY/RELATED CASES: 

April 4, 1970:    Annexation from County to City of Mesa (Ord. #661) 

June 17, 1976:  Rezoned from C-1 & R-4 to C-2 to allow for the development of a 
commercial center (Z76-037) 

December 8, 2011:  Administrative approval for exterior remodeling of the building located 
at 2110 West Southern Avenue (ZA11-007). 

November 5, 2014:  Approval of modification of Substantial Conformance Improvement 
 Permit (SCIP) BA14-053  

STAFF RECOMMENDATION: Approval with conditions 

P&Z BOARD DECISION:  Approval with conditions.  Denial  

PROP 207 WAIVER:     Signed  Not Signed 
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PROJECT DESCRIPTION/REQUEST 
The applicant is requesting a Site Plan Review and Modification. This request will allow for the 
development of a drive-through restaurant in an existing retail center. The site plan consists of 
an existing retail building of 9,957 square feet and a proposed drive-thru restaurant with 2,200 
square feet of indoor seating and 250 square feet of outdoor seating area. The proposed 
restaurant is just west of the existing retail building which was recently remodeled. The proposed 
building height is 30’-0”. A summary of Code requirements, the applicant’s proposal, and the 
staff recommendations are shown in the table below. 
 

Standard Code Requirement Applicant Proposed 

Staff 

Recommendation 

 
Southern 
Avenue 

  

15 feet from future 65-foot right-of-way 
0’ (10’ from current 

ROW) setback 
As proposed 

West property 
line 

15 feet setback 1’ & 4’ setback  As proposed 

East Property 
Line 

15’ setback  
 

0’ setback 

 
As proposed 

North Property 
Line 

20’ (at least 15’landscaped) feet setback 2’ 6”  setback As proposed 

Parking 

Existing  
  Suite A, retail 1532 s.f.:1/375 s.f.= 4 req. 

Suite B, eating 2600 s.f.: 1/75 s.f. = 35 
req. 

  Suite C+D, retail 5825 s.f. 1/375 s.f. = 16 
req. 
  Total for 2110 W Southern Avenue = 55 
req. 
Proposed 
  Drive-thru 
  Indoor eating 2200 s.f.: 1/100 s.f. = 22 
req. 
  Outdoor seating 250 s.f.:1/200 s.f. = 2 
req. 
  Total for 2120 W Southern Avenue = 24 
req. 
Grand total for the center 79 spaces 
required 

63 spaces provided 
7 parking spaces will 

be eliminated to 
meet 15’ setback 

from 65’ future ROW 
making the total 

available onsite 56 
parking spaces 

Provide 15 feet 
setback from 65’ 
future ROW for a 
total of 56 parking 

spaces for the 
entire center. 

Foundation 
Base 

Exterior walls w/Public Entrance: 15 feet 
Exterior walls adj. to Drive Aisle:  5 feet 

See site plan As proposed 

Parking Lot 
Landscape 

Islands 

(1) 8’x15’ island every 8 parking spaces 
and at the end of each row of parking 

See site plan As proposed 

Parking area  
screening 

Parking areas and drive aisles shall be 
screened from street(s) with masonry wall, 

berm or combination of wall/berms and 
densely planted landscaping  

No screen wall 
provided  

Provide Screening 
per current code 

 
 

DEVELOPMENT STANDARDS 
The proposed site plan does not conform to the current development standards of the Zoning 
Ordinance with regards to setbacks, parking, landscaping, and foundation base.  The applicant 
applied for a Substantial Conformance Improvement Permit (SCIP) and received approval from the 
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Board of Adjustment at their November 5, 2014 hearing (BA14-053). The applicant has is requested 
the following waivers: 

1. Reduced building setback along west property line from 15’ to 1’. 
2. Reduced width of landscape islands inside parking lot. 
3. Reduced number of parking spaces from 87 to 63 spaces. 
4. Reduce front yard landscape setback along Southern Avenue from 15’ to 0’. 
5. Reduced number of pedestrian links/access from two to one. 

 
The zoning ordinance requires a 20’ setback along the north property line for commercially zoned 
properties adjacent to RM residential zoned property; the applicant is proposing a setback along the 
north property line of 2’ 6”. Also, the proposed site plan does not meet the landscaping requirements 
of 15 feet along east property line; however the existing building is only 16’ away from the east 
property line. The proposed site plan provides 63 parking spaces and 79 are required.  The 
proposed site plan shows 7 parking spaces along the Southern Avenue with 10 feet setbacks from 
current 55 feet ROW (zero setbacks from 65 feet future ROW). The proposed site plan indicates 
encroachment of the parking lot overhang into the 65 feet future ROW along Southern Avenue. One 
option is to revise the site plan to allow car overhang into the foundation base along the south 
elevation of the existing retail building so the parking overhang along Southern Avenue does not 
encroach into the future ROW. Another option would be to apply for encroachment permit. Planning 
staff can support both options provided the encroachment permit is approved, otherwise the parking 
lot cannot overhang into the future ROW. 
 
The proposed drive-thru facility is well designed and compatible with the existing retail center to the 
east. The proposed project was reviewed at the Design Review Board work session on November 4, 
2014 and received favorable comments from the Board. 
 

FIESTA DISTRICT 
The site is located within the Fiesta District which encompasses 2 square miles and is located 
between the US 60 and the north side of Southern Avenue and between the Tempe Canal and 
Extension Road. 
   
The Fiesta District Urban Design Principles establish a foundation for the District’s vision to 
create a uniquely, identifiable area for Mesa that is an economically vibrant, pedestrian-friendly, 
and an active, urban destination.     
 
The District is expected to evolve into a thriving, exciting, and economically vibrant area by 
defining a brand and a sense of place, as well as improving the aesthetics and the pedestrian 
flow within the area.  The District’s Design Principles indicate this will be accomplished by 
incorporating furnishings and fixtures, design elements, lush landscaping, way-finding and other 
signage to improve the overall appearance and atmosphere of the Fiesta District through the 
built environment. 
 
There is a desire for buildings within the District to face and interact with the street to create an 
interesting and engaging pedestrian environment with new development moving forward to the 
sidewalk and seas of parking no longer dominating the frontage.   
 
New and more urban style residential development is desired to attract a diversity of age groups, 
while new office spaces, residential town homes, and apartments are expected to flourish above 
and behind ground floor uses to promote a more “walkable” environment. 
 
The applicant has been working with staff to reuse the existing center but with the proposed drive-
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thru and desire to keep parking along Southern Avenue does not meet the intent of the Fiesta 
District Urban Design Principles. Staff believes there is still room to incorporate elements to 
implement the Fiesta District Design Guidelines into their project. 
  

NEIGHBORHOOD PARTICIPATION 
The applicant has submitted a Citizen Participation Plan, which included mailing written 
notifications to all  

 Registered neighborhood associations within one mile of the parcel site. 

 Homeowner Associations within one-half mile of the parcel site. 

 Interested Neighbors – focused on 1,000 feet from parcel site. 

The applicant has conducted one neighborhood meeting on September 9, 2014 at the site 
where no neighbors attended. The applicant also mailed out 40 notification letters to a contact 
list including property owners and registered neighborhoods on August 29, 2014.  The applicant 
has not received any phone calls regarding the proposal.  

The outreach effort by the applicant meets the citizen participation process requirement. Staff 
appreciates the effort by the applicant to inform the neighborhood about the project. Staff has not 
received any inquiry regarding the project from the surrounding neighborhood as of the time of 
writing this staff report.     

 

CONFORMANCE WITH THE GENERAL PLAN 
The adopted Mesa 2025 General Plan designates this site for Neighborhood Commercial, NC.  This 
designation identifies retail and service oriented businesses that serve the surrounding residential 
trade area within a ½- to 1-mile radius.  Typical users include, but are not limited to, grocery store 
anchored shopping centers, drug stores, fast food chains, convenience/gas stations, and 
restaurants/cafes.  Other compatible uses include small-scale administrative/professional offices 
including medical services, finance, insurance, and real estate.  Hyperstore or Big Box retail uses 
are not permitted in Neighborhood Commercial designated areas.  Neighborhood Commercial areas 
are located on, and with direct access to arterial streets.  Neighborhood Commercial designated 
areas are typically a maximum of 10 acres.   
 
The following Mesa 2025 General Plan Goals, Objectives, and Policies are supportive of the 
proposed land use: 
 

Goal LU-1:   Develop a land use pattern throughout the City that creates orderly municipal growth, 
achieves compatibility with surrounding communities, and is consistent with other plans and 
programs of the City. 
 

Objective LU-1.1:   Create the most advantageous economic and environmental balance of 
build-out land uses based on community and regional characteristics. 

 

Policy LU-1.1a:   Continue to evaluate the appropriate mix of land uses to 
achieve the desired mix of residential, employment, and public uses. 

 

Goal LU-4:    Provide for an adequate supply of commercial acreage and space that provides 
increasing levels of annual sales tax to the City. 
 

Objective LU-4.2:   Encourage the development of commercial type uses that support a 
fiscally sound community. 

This proposal is in conformance with the Mesa 2025 General Plan. 
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STAFF ANALYSIS 

SUMMARY: 

The applicant is requesting a modification to a previously approved site plan to allow the 
redevelopment of an existing pad building in a commercial center in the LC zoning district. The 
applicant’s proposal includes the demolition of the existing pad building just east of the recently 
remodeled retail building and the development of a 2,200 square-foot drive-thru restaurant building 
with 250 square-feet of outdoor seating.  The proposed drive-thru facility will use the existing shared 
driveway access off of Southern Avenue.  
 
The Substantial Conformance Improvement Permit (SCIP) for the proposed site plan was approved 
with conditions by the Board of Adjustment on November 5, 2014 (BA14-053). The design of the 
proposed drive-thru facility received positive comments and was supported by the Design Review 
Board on November 4, 2014. 

  

CONCLUSION: 
Staff recommends approval of the site plan modification with the following stipulations:  
 

CONDITIONS OF APPROVAL:   
1. Compliance with the project narrative, revised site plan, landscape plan and elevations 

submitted dated October 13, 2014 except as modified by the following conditions. 
2. Compliance with all requirements of Design Review approval for case DR14-031. 
3. Compliance with all requirements of the approved SCIP as part of case BA14-053. 
4. Compliance with all requirements of the approved Lot Split (LS14-009). 
5. Compliance with all City development codes and regulations. 
6. Remove the three non-conforming pole signs. Replacement of the detached sign(s) shall 

conform to Sign Ordinance requirements. Signs (detached and attached) need separate 
approval and permit for locations, size, and quantity. 

7. Compliance with all requirements of Development Services in the issuance of building 
permits. 
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