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CASE:

PROJECT:

ADDRESS:

REQUEST:
THE 500 TO 800 BLOCKS OF EAST AUTO
CENTER DRIVE (NORTH SIDE) - DISTRICT 3

REZONE FROM LI PAD TO LI PAD AND SITE PLAN
REVIEW TO ALLOW FOR THE MODIFICATION OF
THE PAD FOR THE DEVELOPMENT OF AN
INDUSTRIAL PARK.

PLANNING AND ZONING
VICINITY MAP



 
 
Planning and Zoning Board  
Case Information 
 
CASE NUMBER: Z15-002 (PLN2014-00591) 
LOCATION/ADDRESS: 500 – 800 blocks of East Auto Center Drive 
GENERAL VICINITY: Located east of Mesa Drive on the south side of the 

Superstition Freeway 
REQUEST: Rezone from LI PAD to LI PAD with Site Plan Review.  
PURPOSE: Development of an industrial park. 
COUNCIL DISTRICT: District 3 
OWNER: Puppyfeathers Limited Partnership 
APPLICANT: Withey Morris PLC – Michael B. Withey  
STAFF PLANNER:  Kim Steadman 
 

SITE DATA 
PARCELS: 139-12-025 & 139-12-026 
PARCEL SIZE: 21.5+ acres 
EXISTING ZONING: Limited Industrial-Planned Area Development (LI PAD) 
GENERAL PLAN DESIGNATION: Employment 
CURRENT LAND USE: Agricultural 
 

SITE CONTEXT 
NORTH: (Across US 60) existing charter school   – zoned AG 
EAST: (Across Horne) existing office industrial development  – zoned LI 
SOUTH: (Across E. Auto Center Dr.) existing agricultural use  – zoned LI PAD 
WEST: Existing auto-oriented use     – zoned LI PAD 
 

ZONING HISTORY/RELATED CASES: 
December 16, 1974:  Annexed to City.      (Ord. #907) 
April 21, 1975:  Comparative zoning to AG.     (Z75-012) 
January 28, 1985: Rezone to LI PAD for an auto center.   (Z84-187) 
January 18, 1988: Establish design guidelines for an auto center.  (Z87-083) 
 
STAFF RECOMMENDATION:  Approval with Conditions 
P&Z BOARD DECISION:    Approval with conditions.  Denial  
PROP 207 WAIVER:      Signed  Not Signed  
 

PROJECT DESCRIPTION/REQUEST 
This site has approvals in place that would help it develop as an element of an 8-lot auto mall.  
Previous cases established design guidelines and modifications to code, all tailored to auto 
sales.  Lots 1, 2 & 8, to the west of this site, had their site plans approved through the original 
Planned Area Development (PAD) and have developed as an auto dealership.  The remainder 
of the auto mall PAD, Lots 3-7, has not developed yet.  The current proposal comprises lots 3-5, 
removing them from the original PAD and creating a new Planned Area Development that 
serves this non-auto development. 
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The current case proposes an office/industrial development for the site.  This means the auto-
use provisions of the existing PAD no longer apply.  The proposal is to start with a clean slate, 
establishing a new PAD tailored to the current development. 
 
The request is for four, multi-tenant, office/industrial buildings placed in a straightforward, 
foursquare pattern on the site.  The public façades of the buildings face outward toward public 
drive aisles and parking.  The three outward-facing elevations of each building have 
architectural detailing, doors and windows of a pedestrian scale.  The more-industrial side of 
each building, with multiple overhead doors, faces a common interior aisle that runs east/west 
through the center of the site.  Enclosed yards, if desired by individual tenants, will also be 
located in this interior area.    
 
The General Plan has a guideline for Employment Districts that promotes “architectural detailing 
appropriate for industrial buildings on all sides within 300’ of a street or public parking area.” 
Another applicable guideline is “Screening from public view required for outdoor storage…”  
Staff is presenting this project to the Design Review Board at a work session on January 13, 
2015 to determine that the design complies with these guidelines.  (See DR15-002.) 
 
The site is accessed from both East Auto Center Drive and South Horne.  The main entry drive 
runs north, from East Auto Center Drive between the buildings.  It is enhanced by theme walls 
and additional landscaping.  There are also two minor entry drives from this street, at the east 
and west ends of the site.  East Auto Center Drive was built with diagonal parking spaces along 
the sides of the street.  Mesa’s Transportation Division has determined that most of the existing 
spaces create “visibility triangle” conflicts at the new entry drives.  The site plan has been 
revised to remove the diagonal parking.  The applicant also proposes revisions to existing 
landscape medians along this street.  A single entry drive from South Horne is located to access 
the central, more industrial, drive aisle that serves the rear of the buildings. 
 

MODIFICATIONS TO DEVELOPMENT STANDARDS 
Requested 

Modification: 
Code Requirement: Applicant Proposes: Staff Proposes: 

Building Height: 40’ 56’ Approval 
Outdoor Storage: Only in rear ½ of site In central aisle In central aisle behind 8’ walls. 
Landscape Setbacks: 

• Streets: 
• Freeway: 
• West P/L: 
• East P/L 

↓ 
20’ 
15’ 
0’ 
20’ 

↓ 
10’ in limited areas 
5’ +2’ car overhang 
5’ +2’ car overhang 
6’ +2’ car overhang* 

↓ 
Per Site Plan. 
Per Site Plan. 
Per Site Plan. 
Per Site Plan. 

Screen Walls: 
• East P/L: 
• FWY: 
• West P/L 

↓ 
Screen all parking 

N/A 
N/A 

↓ 
Delete on north end 

None 
None 

↓ 
Per Site Plan. 
Meets Code. 
Meets Code. 

Parking: 749 required 650 provided Per Site Plan. 
Bike Parking: 42 required 16 provided Per Site Plan. 
*This reduction is limited to the area north of the drive entry on Horne. 
 
 

MODIFICATIONS 
The modifications to landscape setbacks help this large industrial project finesse the constraints 
of the existing, curvilinear East Auto Valley Drive.  While the curved road makes for a few pinch 

 - 2 - 



P&Z Hearing Date: January 21, 2105 
P&Z Case: Z15-002 

  
points it also creates landscape yards that exceed minimum along much of the street.  The 
result is a more naturalistic landscape area out front.  The reduction to landscape yard along the 
freeway frontage is justified by the existence of a very tall, landscaped freeway berm in this area 
that already provides the desired screening.  This same justification works for reduced 
landscaping and the deletion of a parking screening wall along Horne, north of the proposed 
drive entry.  Horne is raised in this area to pass over the freeway. 
 
The Zoning Ordinance calculates a specific balance between parking for different kinds of uses 
for Group Industrial shell buildings.  This assumes the possibility of many different uses as 
tenants fill the building, any of the approved uses listed in the Ordinance.  Per the Narrative the 
“ownership anticipates a good portion of the project will be sold or leased to users that are 
“Industrial” (1space per 600 square feet) or “Warehousing” (1space per 900 square feet).  This 
parking ratio is consistent with the employment centers totaling approximately 3,000,000 square 
feet that the applicant owns and successfully operates in the Phoenix metro area.” 
 
A modification to the required number of bicycle parking spaces (16 vs. 42) is based on the 
location of this project along a freeway in the middle of an industrial park, a good distance from 
most public transportation.  16 spaces are proposed. 
 
Modifications can be approved as a part of a Planned Area Development, and are justified by 
building design and site design that create a unique alternative to conventional development.  
This design provides well-designed landscaping in excess of minimum requirements in several 
areas of the site.  This, combined with the quality design and materials of the buildings and site 
walls provide an overall level of quality that justifies the modifications to Code.   
 
 

NEIGHBORHOOD PARTICIPATION 
The applicant has completed a Citizen Participation Plan, which included a neighborhood 
meeting and mailing letters to all property owners within 500’ of the site.  The letters described 
the project and resulted in one phone call requesting information but without raising concerns.  
 
The applicant posted the property per requirements and mailed notification letters for the public 
hearing to the same 500’ radius. These efforts did not result in any attendees at the 
neighborhood meeting or any requests for information (from the applicant or staff). 
 

CONFORMANCE WITH THE GENERAL PLAN 
The goal of Mesa 2040 General Plan is to establish and maintain neighborhoods and to build a 
sense of place in neighborhoods and in commercial/employment areas of activity.  Rather than 
focusing on individual land uses, the Plan focuses on the “character of development in different 
areas.” Character types combine concepts of land use with building form and intensity to 
describe the type of area being created through the development that occurs. 
 
Criteria for review of development 
 
 
The following criteria have been developed for use during the review process to determine 
whether or not the proposed development is achieving the vision and goals established in this 
Plan and thus meeting the statute requirements. 
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1. Is the proposed development consistent with furthering the intent and direction 

contained in the General Plan? 

The General Plan focuses on creating land development patterns that emphasize the 
character of place and focusing on those principles that build neighborhoods, stabilize the 
job base, and improve the sense of place.  
The existing zoning and proposed use of this property is consistent with the guiding 
principles of the General Plan. 

The Plan also describes 5 key elements to be considered with development to help move 
the City toward the goal of becoming a more complete, recognizable City.  The five 
elements include: 

1. High Quality Development 
2. Changing Demographics 
3. Public Health 
4. Urban Design and Place-Making 
5. Desert Environment  

The desert environment is acknowledged through the use of recessed windows with shading 
devices and desert-appropriate plant material. 
 
 
 

2. Is the proposed development consistent with adopted sub-area or neighborhood 
plans? 
This area does not have an established sub-area plan, but has been identified as an 
employment corridor.  The proposed project will allow for a high quality Light Industrial 
development within this employment corridor along the south side of US 60.   

 
3. Is the proposed development consistent with the standards and guidelines 

established for the applicable character type(s)? 

The Character Area map of the Mesa 2040 General Plan defines this location as 
Employment Districts which are defined as follows: 

 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 parks, etc.  Employment districts may 
include supporting retail and office areas but rarely include any type of residential uses...  
The goal for these districts is to provide for a wide range of employment opportunities in 
high quality settings. (p. 7-22) 

Of the sub-types appropriate to Employment Districts this request aligns well with the 
Industrial sub-type (p. 7-24) which is defined as: 

The Industrial character type signifies locations appropriate for manufacturing, 
warehousing, and other industrial operations.  These areas typically have larger lots and 
require provision of access and circulation by large vehicles.  These industries typically 
provide quality jobs and require protection from encroachment of non-compatible uses. 

The General Plan includes the following “form and guidelines” items that apply to this 
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request: 

• Generally single-story buildings often with big building masses that may have very tall 
ceiling heights. 

• Screening from public view required for outdoor storage and production. 
• Architectural detailing appropriate for industrial buildings on all sides within 300’ of a 

street or public parking area. 

Building design, site design and landscaping design for this project meet the form guidelines 
and are appropriate to the Employment District Character Type. 

 
4. Will the proposed development serve to strengthen the character of the area by: 

• Providing appropriate infill development;  

This request will facilitate infill development of a large site that is surrounded on three sides 
by developed land. 

• Removing development that is deteriorated and/or does not contribute to the quality 
of the surrounding area;  
N/A 

• Adding to the mix of uses to further enhance the intended character of the area;  
The proposed industrial use adds to the mix of uses in the immediate area. 

• Improving the streetscape and connectivity within the area;  
The request will provide a well landscaped streetscape appropriate to an Employment 
District. 

• Meeting or exceeding the development quality of the surrounding area?  
The design of this project exceeds minimum standards, justifying the modifications to Code 
that are being granted through the PAD. 

5. Does the proposed development provide appropriate transitions between uses? In 
more urban areas these transitions should generally be accomplished by design 
elements that allow adjacent buildings to be in close proximity to one another. In 
more suburban locations these transitions should be addressed through separation 
of uses and/or screening?  

Yes, the proposed transect requires a building form that focuses on a transition from an 
Urban form along Main Street to the adjacent single-residential uses to the north.  

 
 
 

STAFF ANALYSIS 
SUMMARY: 
Previous case history resulted in a PAD with modifications and design standards tailored to an 
auto dealership use.  It never developed that way, and the current proposal is for an 
Employment use that is appropriate in the Limited Industrial base zoning district and in this 
location along a freeway corridor.  The requested modifications to dimensional standards are 
minimal and justifiable.  The requested reduction in parking for cars and bikes will, per the 
owner’s extensive experience, provide appropriate parking to the development. The design 
quality of the buildings and site will be confirmed by the Design Review process. 
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CONCLUSION: 
Staff recommends approval with the following conditions: 
 
CONDITIONS OF APPROVAL:   
1. Compliance with the basic development as described in the project narrative and as 

shown on the site plan, landscape plan, and building elevations except as otherwise 
conditioned. 

2. Compliance with all requirements of Design Review approval through DR15-002. 
3. Compliance with requirements for Visibility Triangles at drive entrances. 
4. Compliance with all City development codes and regulations. 
5. Signs (detached and attached) need separate approval and permit for locations, size, 

and quantity.   
6. Outdoor storage is approved in the east-west corridor that runs between the buildings, 

and is conditioned upon the construction of 8’-tall masonry screening walls of materials 
and finishes approved through DR15-002.  Screen walls shall fully screen the outdoor 
storage area for each tenant space while leaving a 24’ wide access aisle through the 
center of the east-west corridor. 

 
G:\P&Z Case folders\Z15\Z15-002 Metro EV Commerce\Z15-002 Metro East Valley Commerce Center PLN2014-00591.docx 
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