
GARRETT DEVELOPMENT CORPORATION 
6991 E CAMELBACK ROAD, SUITE D-212 

SCOTTSDALE, ARIZONA 85251  

August 3, 2015 

City of Mesa 
Planning & Zoning 
55 N. Center St. 
Mesa, AZ 85201 

Re:   Project Narrative for Design Review Application for real property located at 2210 W Southern Ave, 
Mesa AZ (“Property”) 

To Whom It May Concern: 

Garrett Development Corporation, on behalf of GDC San Jose & Southern, LLC (“Owner”), is submitting 
this project narrative along with a formal application for Design Review approval of the Property.   

The subject site is located on the northwest corner of San Jose & Southern Avenue in Mesa at a signalized 
intersection which serves as a main entrance into Banner Desert Medical Center and Cardon’s Children 
Hospital.  Adjacent to the Property on the North and West are commercial office buildings.  Further north 
are a variety of apartments, townhomes, and then single family residences.  South of the site, across 
Southern Avenue, are commercial offices, medical office and Banner Desert Samaritan Hospital.  To the 
east, across San Jose, is a McDonald’s Restaurant with drive thru and additional commercial/retail uses 
extending east to Dobson Road. 

The Property currently has 4 office buildings that were constructed in 1975 and total approximately 7,820 
square feet, with surface parking located on 28,270 net square feet of land.  This equates to a 28% floor 
area ratio (“FAR”).   The existing site has minimal landscaping and does not meet the City’s current setback 
or landscape standards.  

Our redevelopment proposal contemplates demolishing the 40 year old dilapidated buildings (FAR of 28%), 
and constructing a brand new 2,005 square foot Starbucks Coffee (FAR of 7%) with a drive thru and 300 
square foot outdoor seating area.  The FAR of the proposed redevelopment, which is 75% less than the 
existing FAR, will allow us to meet all the current setback and landscape setback requirements.  The 
proposed site plan provides for full turning movements on San Jose and right in/right out turning 
movements on Southern Avenue.   

The Property is located in the Fiesta Overlay District.  The city has requested the building and outdoor patio 
be pushed up against Southern Ave with the drive thru located on the interior of the site, away from the 
street.  We first presented a site plan to Starbucks consistent with the City’s request prior to submitting the 
pre-submittal conference application.  Starbucks rejected the proposed site plan and stated they require a 
prototypical store to locate in this trade area.  At the pre-submittal conference with the city, we were advised 
that the City of Mesa planning staff may not support the site plan as submitted and prefers to see the building 
and patio set up on Southern Avenue.  After that meeting, we thoroughly briefed Starbucks on the 
importance of the City’s request and resubmitted a site plan that is in compliance with such guidelines. 
Starbucks recirculated the site plan with the building pushed to the corner and drive thru on the interior to 
its design team and real estate department for a second review and consideration.  The site plan (attached 
as Exhibit “A”) showing the building and patio abutting Southern Ave was again not approved by 
Starbucks’ real estate committee for the following reasons: 
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1. The drive thru lane is shorter than as submitted to the city in the pre-submittal which will increase
the potential for cars backing up into the driveway and causing access and parking problems.

2. The drive thru exits onto Southern Avenue instead of San Jose.  Starbucks wants the drive thru
exit to be located next to the full turning movement curb cut for customer convenience since
approximately half of their customers will need to make a left turn onto Southern Avenue.

3. The cars exiting the drive thru will have to cross lanes of oncoming traffic for all cars entering and
exiting the site on Southern.  This situation creates negative traffic circulation and will cause
potential back up at the drive through exit and Southern.

4. In order to locate the drive thru on the interior of the site away from the arterials, the main entrance
into the building will face north which only has 2 parking spaces convenient and close to the
entrance.  Maximizing convenient parking for their customers is critical.

5. An interior drive through causes a conflict with internal pedestrian and vehicular access issues as
it requires all customers that park in the parking lot to cross and deal with internal traffic issues.

6. In order to locate the drive thru on the interior of the site away from the arterials, Starbucks would
have to create a specific and new interior floor plan just for this store.  This non-prototypical layout
causes: (i) internal store layout conflicts; (ii) increases to the cost/budget; and (iii) operation issues
for Starbucks.  The increased costs and operating issues combined with an inferior site plan is not
conducive for Starbucks’ customers and therefore, was viewed negatively at real estate committee.
A great deal of their success and ability to successfully operate their high volume of stores and
manage customer’s expectations, is attributed to managing their store layout, site plan layout, and
their startup and operation costs.

More recently, we met with Mr. Tom Ellsworth to review the site plan.  Based on his input, we generated 
3 additional drafts and presented to Starbucks.  All 3 drafts were turned down by Starbucks for the same or 
similar reasons.  These site plans are attached as Exhibits “B”. 

As the Owner, we are trying to accommodate the City’s requests while managing the reality of what our 
customer and end-user, Starbucks Coffee, requires to operate a successful business for the next 20 to 40 
years.  In these instances, our strong preference is to submit a site plan that meets all the city’s requirements 
to avoid spending additional time, money and resources working through the design issues with city staff. 
However, we are limited to what our customer will approve and without Starbucks, we will not be able to 
redevelop the Property. 

In conclusion, despite being unable to locate the building and patio on the street, we are proposing to make 
a significant financial investment in the Property with a redevelopment plan that will make a positive impact 
for the City of Mesa and surrounding community.  Some of the benefits to the City of Mesa are: 

1. We will beautify the property and the neighborhood by demolishing a 40 year old office building
that has deferred maintenance, is aesthetically unpleasing and has a high vacancy, and replace it
with brand new construction.

2. We will significantly improve the Floor Area Ratio.  We will decrease the FAR by 75% from an
existing 28% FAR to 7% FAR which in turn will allow us to increase and improve the existing
landscape.

3. We will increase the sales tax revenue to the City of Mesa.
4. We will provide an amenity to the surrounding community that allows people to gather and

socialize.
5. We will create net new permanent jobs because the majority of existing tenants will relocate to

other office buildings within the City of Mesa.
6. We will create new temporary jobs for all the sub-contractor trades that will work on the project.
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7. Provide a first class retailer and development to the community.

If you need any additional information, please feel free to contact me directly at 480-970-4004 or 480-215-
9392.  We look forward to working with the City of Mesa.   
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 MAJOR A, (2,005 S.F.)
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ARCHITECT:
RKAA  ARCHITECTS INC.
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602-955-3900
CONTACT: NEIL FEASER

DEVELOPER:
GARRETT DEVELOPMENT CORPORATION
6991 E CAMELBACK ROAD, SUITE D-212
SCOTTSDALE, AZ 85251
480-970-4004
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SCALE:2
TRASH ENCLOSURE ELEVATION

1/4" = 1'-0"

LEGAL DESCRIPTION:
THE SOUTH 200 FEET OF THE EAST 217.8 FEET OF THAT PART OF THE SOUTHEAST QUARTER OF SECTION 30,
TOWNSHIP 1 NORTH, RANGE 5 EAST OF THE GILA AND SALT RIVER BASE AND MERIDIAN, DESCRIBED AS
FOLLOWS:
FROM THE SOUTH QUARTER CORNER OF SAID SECTION 30; RUN THENCE NORTH 89 DEGREES 56 MINUTES
20 SECTIONS EAST ALONG THE SOUTH LINE OF THE SOUTHEAST QUARTER OF SAID SECTION 30 A DISTANCE
OF 1017.41 FEET;
RUN THENCE NORTH 0 DEGREES 03 MINUTES 40 SECTIONS WEST, A DISTANCE OF 40.00 FEET TO A POINT
ON THE EAST RIGHT OF WAY LINE OF THE SOUTH BRANCH TEMPE CANAL AND A POINT OF THE NORTH
RIGHT OF WAY LINE OF SOUTHERN AVENUE; SAID POINT  BEING THE TRUE POINT OF BEGINNING;
RUN THENCE NORTH 89 DEGREES 56 MINUTES 20 SECONDS EAST PARALLEL TO A AND 40.00 FEET
NORTHERLY FROM THE SOUTH LINE OF SAID SOUTHEAST QUARTER OF SECTION 30, A DISTANCE OF 503. 72
FEET;
RUN THENCE 0 DEGREES 03 MINUTES 40 SECOND WEST A DISTANCE OF 660.00 FEET;
RUN THENCE SOUTH 89 DEGREES 56 MINUTES 20 SECONDS WEST, A DISTANCE OF 851.87 FEET TO A POINT
ON THE EAST RIGHT OF WAY LINE OF SAID TEMPE CANAL;
RUN THENCE ALONG SAID RIGHT OF WAY LINE THE FOLLOWING COURSES AND DISTANCE; SOUTH 31
DEGREES 13 MINUTES 10 SECONDS EAST 413.31 FEET SOUTH 27 DEGREES 59 MINUTES 40 SECONDS EAST
190.41 FEET; SOUTH 20 DEGREES 55 MINUTES 50 SECONDS EAST 107.84 FEET; SOUTH 10 DEGREES 13
MINUTES 00 SECONDS EAST 3 7 .92 FEET TO THE POINT OF BEGINNING;
EXCEPT THE WEST FEET THEREOF; AND
EXCEPT THE SOUTH 15 FEET AS QUIT CLAIMED TO THE CITY OF MESA BY DEED RECORDED NOVEMBER 9,
1973, IN DOCKET 10392, PAGE 133, AND DEED RECORDED NOVEMBER 13, 1973 IN DOCKET 10394, PAGE
354; AND
EXCEPT THE EAST 5 FEET AS QUIT CLAIMED TO THE CITY OF MESA BY DEED RECORDED MAY 8, 1974 IN
DOCKET 10643, PAGE 823.
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