












Justification and Compatibility Statement 

1 October 2014                                             
 

  

City of Mesa 
55 North Center Street 
Mesa, AZ 85201 
 

 

RE:  Southern Avenue Retail Center 
 2110 W. Southern Ave. 
 & 
 2120 W. Southern Ave. 
 Mesa, Arizona 85202 
 
 
 
Whitneybell Perry Inc. (WPI), on behalf of Lawrence and Geyser Development (L&G), has the 
opportunity to re-develop the underutilized property located at 2110 & 2120 W. Southern Ave. in 
the City of Mesa, AZ. This 1.60 acre site is in a great location and well suited for L&G's business 
plan. L&G has successfully redeveloped underutilized commercial properties in the Phoenix 
Metro area on numerous occasions. Our proposed redevelopment of 2110 and 2120 W. Southern 
Ave. will provide highly desirable leasable retail space in a great location, while our site design 
and architecture will enhance the aesthetics of the entire community. 
 

With our business plan serving the needs and desires of the neighborhood as well as supporting 
the surrounding community, it is our goal to coexist with our surrounding area, create stability in 
business, and have positive impacts on the community.  
 

Customers are made aware of the property primarily via drive-by awareness. Attractive imaging 
and brand name recognition will draw area residents and employees from the surrounding 
neighborhood, while providing an aesthetically pleasing development for the community. 
 

L&G’s retail centers feature modern building and site design assuring that the facility compliments 
the community it serves with architectural compatibility and attractive landscaping while 
promoting the individual tenants in order to insure successful economics. L&G is deliberate about 
positioning our location to be of service and to generate tax revenue for the City of Mesa for 
decades to come. 
 

 

PROJECT NARRATIVE  
 
WPI has prepared this narrative for the opportunity to receive the City of Mesa's participation and 
counseling in regards to zoning and land use as well as site development for a property located at 
2110 & 2120 W. Southern Ave. in Mesa, AZ. 
 
The subject property, a former strip retail center with a free standing restaurant building, is 
located on the North side of Southern Avenue, just East of San Jose St. and West of Dobson Rd. 
The parcel is designated as Neighborhood Commercial under the voter approved Mesa 2025 
General Plan. The property is currently zoned Light Commercial (LC- formerly C-2). The property 
consists of two lots totaling 1.60 acres and has two existing single story buildings. The property is 
currently only partially occupied.   
 

 



At this time L&G is proposing to completely re-develop the entire site with more attractive 
landscaping, retention, parking, drive aisles, and site lighting and to demolish the existing free 
standing restaurant building on the Western potion of the lot in order to construct a new leasable 
shell building for retail/dining with a drive-through aisle.  This location will offer prime commercial 
retail leasable space adjacent to the residential, commercial, and employment land uses that 
currently surround the site. 
 

The new leasable shell building will receive an exterior treatment to match the recently remodeled 
existing retail building. The street front elevations will allow for storefront windows to showcase 
tenant product and provide better visibility. Areas of accent color and building signage will be 
utilized to make the exterior attractive. Every effort will be made to break up the massiveness and 
to articulate the fenestration. Exterior colored elevations and a rendering have been submitted as 
part of the overall design review application. 
 

The site will be improved by the addition of new landscaping materials and signage. All 
landscaping will be maintained in order to provide better visibility for security purposes and to 
improve the overall appearance of the site. New interior circulation drives will be added to 
facilitate movement within the site, connecting the existing driveways for better security and fire 
protection, and reducing number of vehicles entering and exiting the right-of-way. New grading 
plans and landscape plans will be submitted as part of the overall design review application. 
 

The proposed use as a light commercial center continues the function of providing space for 
needed services to the adjacent neighborhoods. The improvements to the building and the site 
will lessen the impact on the surrounding properties including improved sound buffering, air 
quality, and aesthetic impacts on the. 
 

With careful site design and modern construction methods, this property will reinvigorate an 
existing property, improve the aesthetics and property value along the Southern Avenue corridor, 
and provide opportunities for much needed services and businesses to serve the community at 
large. We feel that L&G’s proposal for reinvigorating this development will be an asset to the 
community. 
 

 

Justification for the Request to Waive certain Design Standards 
 
We are requesting that the City of Mesa waive certain design standards due to special 
circumstances and conditions which apply to our project. The subject project is an existing 
development and should not be held to the same standards as a new development. The subject 
project has significant constraints which limit the utility of the property unless some modification is 
allowed. While the proposed development will not meet the development standards for new site 
development in the Fiesta District, it will result in a net decrease in building area, and net 
increases in conformance with landscaping, parking, site lighting, drainage, and building 
aesthetics. 
 
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 therefore specifically requests waiver from the following site improvement 
standards noted in the staff report as follows: 

 
1. Reduce building side yard setback at West property line from 15 feet required to 1’-0”. 

 
Reasoning: The existing building is located 8’-0” from the West property line. The proposed new 
building will be located 16’-0” from the property line, only the drive-thru canopy will be located 
within the 15’-0” required setback. The proposed drive-thru canopy is 16’-0” in length and located 
1’-0” from the West property line. An enhanced landscape area 4’-0” wide with additional 2’-0” of 
landscaping on the adjacent property in addition to an existing 6’-0” masonry fence will provide 
adequate buffering between the two parcels. 
 

2. Reduce the site development standard for size and spacing of landscape islands within 
the parking area. 

 
Reasoning: The existing parking area contains no landscaped islands. The proposed site 
development includes half diamond landscape peninsulas located at the midpoint of each parking 
row as well as full length landscape peninsulas at the ends of each row. The net effect is an 
overall improvement in the provision of landscaping areas within the parking area over what 
currently exists. 
 

3. Reduce the number of parking spaces required from 87 parking spaces to 63 parking 
spaces. 

 
Reasoning: The existing parking layout was designed to implements the parking standards in 
place at the time of the prior development. The new proposal results in a reduction of gross 
square footage of buildings from 14,994 s.f. to 13,083 s.f., and an increase in total parking spaces 
provided from 58 spaces to 63 spaces. The proposed development implements cross access 
driveways to allow adjacent parcels to share parking as well as to improve inter-parcel access. 
The proposed development implements wider drive aisles and increased turning radii for 
improved fire access, solid waste collection access, and added landscaping islands. The 
proposed development realigns and widens the main driveway to meet current C.O.M. driveway 
design standards. Based on hours of operation, different times of peak use for various tenants, 
and joint access, we believe it is appropriate to reduce the required number of spaces.  
 

4. Reduce the front yard landscape setback from 15’-0” to 5’-0”. 
 
Reasoning: The front yard landscape setback is implemented to increase the buffer yard between 
building and or parking from the pedestrian environment in at the street frontage. The City of 
Mesa is requesting an increased 10’-0” dedication for future right-of-way along Southern Avenue. 
The City of Mesa is currently implementing the recommendations of the Fiesta Improvement 
District to reduce Southern Avenue from three lanes to two lanes in the westbound direction 
which will result in an increased distance from back of curb to the parking area. The proposed 
parking layout moves the front row of parking Northwards, away from the existing front property 



line (55’ ROW) by 7’-0”, such that the proposed parking will no longer be located within the 
increased right-of-way. 
 

5. Reduce the number of required pedestrian link/access from two to one. 
 
Reasoning: The frontage of the entire parcel is 186.75’. Providing a second pedestrian link for a 
project of this size and scale would necessitate a further reduction of the number of parking 
spaces and would provide no significant benefit over what can be achieved by a single access. It 
is highly likely that pedestrian customers will access both buildings during a normal visit. 
 
 
Proposed Findings 
 

1. The proposed redevelopment of the site invokes conformance with current development 
standards including the City of Mesa Zoning Ordinance and the Fiesta District Design 
Handbook; Private Realm Design Guidelines. 

2. At the time of initial development in 1994, the setbacks, foundation base, and landscape 
requirements of the Zoning Code varied or were non-existent when compared to the 
development standards of the current Code. 

3. The proposed project provides 62 parking spaces on-site where 87 are required. The 
reduced parking should not affect the lot as the proposed development reduces gross s.f. 
and increases total number of parking spaces. 

4. Requiring compliance with the current code would not allow the redevelopment of the site 
to occur. 

5. The deviations requested are consistent with the degree of change requested and 
improve the site significantly making it an asset to the Fiesta District. 

6. The proposed improvements help bring the site into a closer degree of conformance with 
current standards. 

7. The proposed use will not be detrimental to surrounding properties. 
 
 
CONCLUSION 
 
The proposal for the reuse of the property at 2110 & 2120 W Southern Ave. will be a good 
addition to the community of Mesa. We will improve the aesthetics as compared to the existing 
underutilized property. We will reduce or eliminate the negative side effects of the previous site 
plan which lacked pedestrian amenities, landscaping, and adequate drainage facilities. We will 
provide a valuable and necessary service to the community. We will continue the City’s efforts to 
revitalize the Southern Avenue corridor which are currently underway. This proposal will not result 
in conflicts pertaining to noise, odor, or other factors. We respectfully request that staff, Board of 
Adjustment, Design Review Board, and Planning & Zoning Commission support our application to 
reuse the property in question. 
 
Thank you for your consideration in this matter. 

Sincerely,  

 
Michael Robin Benning, Project Architect 
WHITNEYBELL PERRY INC 
ARCHITECTURE & PLANNING 
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