Board of Adjustment mesa d-

Steff Keport

CASE NUMBER: BA15-031 (PLN2105-00257)

STAFF PLANNER: Gordon Sheffield AICP CNUa, Zoning Administrator
LOCATION/ADDRESS: 819 South Stapley Drive

COUNCIL DISTRICT: 4

OWNER: Muth Greg Trust/ Adela R Trust

APPLICANT: Archi-Cap Architects PLLC

REQUEST: Requesting: 1) a Special Use Permit to allow alterations and improvements to an existing non-conforming
multiple residence use; and 2) a Special Use Permit to allow a reduction in the minimum number of required parking
spaces, all in the LC zoning district.

SUMMARY OF APPLICANT'S REQUEST
The owner of this site wishes to remodel an existing apartment development that is located in the LC-Limited Commercial
zoning district. As currently configured, the use is considered ‘legal, but non-conforming’, as it was constructed at a time
when the zoning ordinance allowed multiple residence activities in commercial districts on a ‘by-right’ basis. An
amendment to the zoning ordinance in the 1970's removed that option, and that revision to allowed uses in Limited
Commercial districts is the basis for the non-conforming status of this site.

The proposed remodel would result in one less apartment, as one unit is proposed to be reconfigured as a common room
amenity. This development will continue to have less than the required minimum number of parking spaces for an
apartment project with 17 units (22 provided, 36 required).

STAFF RECOMMENDATION
Staff recommends approval of case BA15-031, conditioned upon:
1} Compliance with the site plan as submitted, except as may be modified by conditions listed below;
2} Residents and tenants shall be limited to one motor vehicle per dwelling unit; and
3) Compliance with all requirements of the Mesa Building Code (Title 4 of the Mesa City Code).

SITE CONTEXT
CASE SITE: 18-unit Apartment Development, zoned LC-Limited Commercial
NORTH: Martial Arts Studio, zoned LC-Limited Commercial
EAST: Single residence, zoned RS-6
SOUTH: 4-unit apartment development, zoned LC-Limited Commercial
WEST: (Across Stapley Dr) City of Mesa Fire Station, zoned LC-Limited Commercial

STAFF SUMMARY AND ANALYSIS:

Special Use Permit for Alteration of a Non-conforming Use
The owner has proposed to update a rather old multiple residence project by removing one apartment to create a
common room, as well as other maintenance related updates to the existing buildings. Because this site is a non-
conforming use, changes to the existing facility are fimited. Under Section 11-36-7.B of the Zoning Ordinance,
alteration to an existing non-conforming use may be made subject to approval of a Special Use Permit. The review of
the SUP application centers on confirmation that the result of the alteration:

1) Does not increase the number of units;

2) Does not exceed applicable height limits;

3) Does not result in additional encroachments of structures into required setbacks; and

4) Does not increase the required number of off-street parking spaces.
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This proposal satisfies each requirement. No physical changes are being made to the outside shell of each of the two
principal buildings. The number of dwelling units is being reduced (from 18 to 17), and the number of parking spaces
required is being reduced from 39 to 36, although the number provided is still significantly less than the minimum
required.

Special Use Permit for Reduced Minimum Parking Requirements

The two building apartment complex was developed under a standard of 1 parking space per unit, and 1 guest
parking space per 10 units (1.1 spaces per unit), which would result in a minimum count of 20 parking spaces for 18
units. Because of a cultural shift resulting in a higher ratios of vehicles owned per family or dwelling, parking ratios
have been adjusted for sites that are not adjacent to higher capacity transit lines to 2.1 spaces per unit.

The physical limits of this site make it impractical to require additional parking spaces be added, especially in light of
the owner’s request to reduce the number of residential dwelling units for this site

ORDINANCE REQUIREMENTS:
Mesa Zoning Ordinance, Section 11-36-7.B Alterations and Enlargements to Non-conforming Structures
B. Alterations and enigrgements that extend into a nonconforming yard or height limit may be approved through a
Special Lise Permit where the alteration or enlargement would not:
1. Further reduce any existing nonconforming yard;
2. Exceed applicable building height limits;
3. Further reduce existing nonconforming lot coverage or floor area ratio requirements; and
4, increase the required number of off-street parking spaces unless parking is provided under current standards
for the addition of the use only.

Mesa Zoning Ordinance, Section 11-32-6.A

Required parking for any use may be reduced through approval of a Special Use Permit, pursuant to Chapter 70, unless

specified otherwise, and the following:

A. Criteria for Approval. A Special Use Permit for reduced parking shall only be issued if the following criteria are
found to be true:

1. Special conditions—including but not limited to the nature of the proposed operation; proximity to frequent
transit service; transportation characteristics of persons residing, working, or visiting the site—exist that will
reduce parking demand at the site;

2. The use will adequately be served by the proposed parking; and

3. Parking demand generated by the project will not exceed the capacity of or have a detrimental impact
on the supply of on-street parking In the surrounding area.

FINDINGS:

11 Case site is a non-conforming land use and includes non-conforming structures.

1.2 No physical changes are being made to the outside shell of the buildings.

i3 The proposed alterations involves the remodeling of a present two-bedroom dwelling into a community
common room.

1.4 The proposed alterations will result in a lower number of dwelling units (from 18 to 17).

15 The number of parking spaces will remain at 22, which is 14 less than required by the present zoning
crdinance standards for a 17 unit development.

1.6 No physical area is available that may be used to increase the number of available on-site parking spaces.
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Project Description and Narrative

Stapley Manor Apartments
819 S. Stapley Dr.
Mesa, AZ 85204

Existing property Is an apartment complex buiit in 1859 consisting of two 2 story bulidings with a
total of 18 dwelling units. The north building, Building A, has 6 apartment units on each floor. The
south buiiding, Building B, currently has 3 apartment units on each floor, however one of the unils
on the first floor will be converted to a ciubhouse type space for use of the residents for special
occaslons. The dwelling units consist of 8 one bedroom units and 10 two bedroom units. A small
faundry room and maintenance storage room are attached to buiiding ‘B’ on the ground floor. Bath
buildings are two story CMU with stucco exterior walls, tile mansard roofs and wood framed
interiors.

Currently there are 26 parking spaces on site. 14 parking spaces are covered by a canopy and 2
spaces are designated for the handicapped which are currently not compliant with ADA and would
require restriping to include an aisle. The existing lot is zoned LC and designated as MF Very High
Density Residential. The adjacent properties to the north and south are also zoned LC, The
adjacent properties to the east are zoned RS-6.

The proposed buiidings remodel consists of the two apartment buildings and the addition of a
community ramada and a gated trash enciosure. The proposed building remodel includes
enhancing the exterior with additional stucco pop-outs, stone and wire treffises. We are also adding
two additional windows to the west elevations of both buildings on the first floor. The ramada
addition will be of masonry construction with stee! frame and z-girs as shade louvers. The gated
trash enclosure will be of masonry walls and steel gates. In order to make the site appear unified,
the design calls for the ramada and trash enclosure to be stuccoed masonry with pop-outs and
stone to match the bulidings. The wall separating the alley will match the design of the trash
enclosure waiis. The existing parking canopies will remain and be painted to match the fieid color of
the bulldings. The existing asphalt will be removed at the ramada and the remaining resurfaced.
The landscaping of the site will be enhanced per the iandscape pian.

The proposed remodel of Building B will eliminate one two-bedroom apartment for the clubhouse,
the total apariment count wili be 17. With the addition of the double trash enclosure and ramada,
the parking count wili be reduced to 22 parking spaces. The required parking per the requirements
of the Zoning Ordinance for 17 apartment units is 38 parking spaces.

We are requesting a Special Use Permit for the proposed improvements to the existing non-
conforming residential use and an Administrative Use Permit to allow the reduction of the required
parking spaces base upon the foliowing justifications:

The demographics of the residents are of a lower socio-economic status with most
residents using public transportation available on Stapley Drive and the remaining residents owning
a single vehicle. None of the current residents nor the anticipated residents own muitiple vehicles.

The current parking usage is under utilized with the existing 18 apartments. The owner
reports that typical occupancy rates are around 80%. The occupancy rated combined the lower
SES resuits in a typical average parking utikzation of around 14 parking spaces.

Reducing the number of apartment units and the typical historical parking need of 1 space
per apartment should maintain the current trend of under utilization of the avaliable parking.
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