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Planning and Zoning Board  
Case Information 
 

CASE NUMBER: Z14-046 (PLN2014-00419) 

LOCATION/ADDRESS: 9151 East Guadalupe Road 

GENERAL VICINITY: Located at the southwest corner of Ellsworth Road and 
Guadalupe Road. 

REQUEST: Site Plan Modification and Special Use Permit for a 
carwash in LC PAD zoning district.  

PURPOSE: This request will allow the development of a carwash in 
association with an existing gas station. 

COUNCIL DISTRICT: District 6. 

OWNER: CST Arizona Stations, Inc.  

APPLICANT: Brandon Gagle, PM Design Group  

STAFF PLANNER:  Wahid Alam, AICP Planner II 

 

SITE DATA 

PARCEL NUMBER(S): 304-03-015T  

PARCEL SIZE: (1.6± acres).   

EXISTING ZONING: LC PAD.   

GENERAL PLAN DESIGNATION: Neighborhood Commercial, NC. 

CURRENT LAND USE: Existing convenience store parking and landscape area. 
 

SITE CONTEXT 

NORTH:  (across Guadalupe Road) Multiple-family Residential – zoned RM-4 

EAST:   (across Ellsworth Road) Retail Commercial – zoned LC PAD  

SOUTH:   Vacant – zoned LC PAD approved for shopping center, then (further south) 
existing Residential development – zoned RS-6 PAD  

WEST:  Vacant – zoned LC PAD approved for shopping center, then (further west) 
vacant rezoned for town-homes – RM-2 BIZ-PAD (Z05-05) 

 

ZONING HISTORY/RELATED CASES: 

February 22, 1990:  Annexation from County to City of Mesa (Ord. #2482) 

April 2, 1990:  Rezoning from County Rural-43, Rural-43 MHR and C-2 to City AG, SR &     
C-2 on recently annexed land (Z90-09) 

November 6, 2000:  Rezoned to R1-6 PAD, R-2, R-3 and C-2 DMP, and Preliminary Plat for 
Arizona Skyline a 130-acre residential and commercial development at the 
SWC of Ellsworth and Guadalupe (Z00-55; Ordinance # 3825) 

September 19, 2005: Site Plan approval for a convenience store with fuel canopy in C-2 at the 
SWC Guadalupe and Ellsworth Road. (Z05-082; Ordinance# 4462)  

 

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 
This request is for: 1) a Site Plan Review; and 2) a Special Use Permit to allow the development 
of a drive-thru carwash on a 1.6 acres site with an existing convenience store with a fuel canopy. 
The proposed site plan consists of a 1,064 square foot building with a drive-thru carwash facility 
just west of the existing C-store. The proposed building height is 14’-10”. The required parking 
for the C-store and carwash is 12 spaces (3,358+1064=4,422 sq.ft. /375), the site plan shows 22 
provided parking spaces. The current site plan provides 25 parking spaces; the proposed 
carwash addition will eliminate 3 of the existing spaces. The zoning code requires the approval 
of Special Use Permit for a carwash in the LC zoning district. 
 

DEVELOPMENT STANDARDS 
The proposed site plan conforms to the development standards of the Zoning Ordinance with 
regards to setbacks, parking, landscaping, and foundation base.  The applicant is not requesting 
any deviations from the allowed development standards. 
  

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 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. 
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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 General Plan. 
 

STAFF ANALYSIS 

SUMMARY: 

This request is for the development of a carwash in association with an existing gas station. The 
current development on the site meets the landscaping and parking requirements for the existing 
convenience store. 
 
The proposed site plan and building design are compatible with the existing convenience store. 
The proposed design of the car wash incorporates the unique architectural elements of the 
existing convenience store. In order to distinguish the entry and the exit locations of the carwash 
traffic from the regular convenience store traffic the applicant has incorporated enhanced ground 
surface material into the site design.  
 
Staff appreciates the architectural design elements proposed for the carwash as they blend well 
with the existing store on site. An application for Administrative Design Review was submitted on 
September 23, 2014 in conjunction with this proposal.  
 

The Zoning Ordinance allows the Planning & Zoning Board to consider the SUP in conjunction with 
Site Plan Review as per Section 11-66-2-C-2.   
 

SPECIAL USE PERMIT FINDINGS: 

1. A Special Use Permit (SUP) is required for the carwash within the City of Mesa.  This SUP 
would allow the addition of a drive-thru carwash to an existing C-store with a fuel canopy.    

2. The proposed carwash will only be accessed from the existing site, which is currently served 
by Guadalupe and Ellsworth Roads. This will not include any additional driveways.  

3. The existing C-store with fuel canopy has unique architectural elements such as trellis work 
along north and south elevation, which also provides shade along the front and rear of the 
C-store. The proposed carwash is well blended with the existing facility both in terms of site 
integration and building design with enhanced ground surface treatment. The applicant has 
successfully designed the carwash addition such that the existing circulation pattern, 
parking, and foundation base more or less remain uninterrupted. The proposed addition will 
be incorporated in such a way that, when completed, will be very hard to distinguished it 
from the existing facility.  

4. The car wash will provide a service to the residents living in the area and the current 
customers of the C-store facility. 

5. Approval of this project will advance the goals and objectives of, and is consistent with, the 
policies of the General Plan. 

 

SPECIAL USE PERMIT REQUEST: 

A carwash is proposed for the southwest corner of this existing convenience store.  The Zoning 
Ordinance requires a Special Use Permit based on the following standards, as presented in the table 
below: 
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Ord. Requirement Meets Staff 
recommends: 

11-31-7 A Location must have arterial street frontage Yes  

11-31-7 B Setbacks: minimum 20’ from residential Yes  

11-31-7 C Drive-up Aisles & Queuing:  

 Minimum 11’ wide 

 Must be screened (for headlight glare) 

 4 vehicle stacking per automatic wash bay 

Yes  

11-31-7 D  Landscaping: min. 10% of site (in addition to required 
planting.) 

Yes  

11-31-7 E Litter: One permanent, non-combustible trash can per 
bay. 

Yes  

11-31-7 F Noise: 

 Sound-attenuating measures incorporated into 
building. 

 Sound level readings ≤ 55 dB at property lines 

 Mech. equipment for central vac. to be enclosed. 

Appears 
to meet. 

Condition #6 

11-31-7 G Additional SUP Requirements: 

 Max. (2) auto facilities 600’ from arterial 
intersection 

 Complies with LC development standards 

 Complies with General Plan & PAD 

 Site design mitigates impacts on adjacent uses 

 Plan of Operation has been submitted 

 Good Neighbor Policy has been submitted 

Appears 
to meet. 

Condition #7 

 

CONCLUSION: 
Staff recommends approval of the site plan modification along with Special Use Permit for the 
proposed carwash with the following stipulations:  
 

CONDITIONS OF APPROVAL:   
1. Compliance with the basic development as described in the project narrative and as 

shown on the site plan submitted except modified by the following conditions. 
2. Compliance with all requirements of Administrative Design Review approval to include 

architectural compatibility with the existing convenience store. 
3. Compliance with all City development codes and regulations. 
4. Compliance with the Preliminary Development Impact Summary from Plan Review 

Team. 
5. Signs (detached and attached) need separate approval and permit for locations, size, 

and quantity. 
6. The sound level at the property line of the carwash shall not exceed 55 dB. 
7. The carwash shall maintain a “Plan of Operation” and a “Good Neighbor Policy” per 

Ch. 11-31-7 G of the Zoning Ordinance. 
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