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REQUESTED ACTION:

APPLICANT: Pew & Lake, PLC

CONTACT: Ralph Pew

ADDRESS: 1744 S Val Vista DR Unit: 217

Mesa, AZ 85204

SITE LOCATION:

±0 360 720180 Feet

Notice of Public Hearing

*Call Planning Division to verify date and time: (480) 503-6602

TELEPHONE: (480) 461-4670

E-MAIL: Ralph.Pew@pewandlake.com

PLANNING COMMISSION DATE:
LOCATION: Council Chambers

50 East Civic Center Drive

TOWN COUNCIL DATE:

LOCATION: Council Chambers
50 East Civic Center Drive

Wednesday, April 5, 2023* TIME: 6:00 PM

GP22-10 HIGLEY INDUSTRIAL TO COMMERCIAL:  Request for Minor General Plan Amendment to

change the land use classification of approximately 2.6 acres generally located north of the

northwest corner of Higley Road and Williams Field Road from Industrial to General Commercial.

The effect of this amendment will be to change the General Plan to designate areas for the

commercial and service needs of the surrounding area.

Z22-09 HIGLEY INDUSTRIAL TO COMMERCIAL:  Request to rezone approximately 2.6 acres

generally located north of the northwest corner of Higley Road and Williams Field Road from the

Light Industrial (LI) to Shopping Center (SC). The effect will be to permit retail, offices, and

commercial establishments.

www.gilbertaz.gov/departments/development-services/planning/planning-commission
The application is available to the public for review at the Town of Gilbert Planning Division Monday - Thursday 7AM - 6PM.  Staff reports

and the agenda are available prior to the meeting at

Tuesday, May 2, 2023* TIME: 6:30 PM

SITE

GP22-10, Z22-09 Higley Industrial to Commercial 
Attachment 1: Notice of Public Hearing/Vicinity Map
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Attachment 2: Aerial Photo
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GP22-10, Z22-09 Higley Industrial to Commercial 
Attachment 3: Land Use Exhibit
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Submitted by: 
Pew & Lake, PLC 

W. Ralph Pew  
1744 S.  Val Vista Drive, Suite 217 

Mesa, AZ 85204 
Ph. (480) 461-4670 

 
 
 

Submitted To: 
Town of Gilbert  

90 N. Civic Center Drive 
Gilbert, AZ 85296 

 
 

 
 

On behalf of: 
 

Promus Capital, Inc. 
 

 

NWC of Higley Road & Williams Field 

Future Commercial Proposal 

Narrative: 
Minor General Plan Amendment and Rezone 

February 6, 2023 

GP22-10, Z22-09 Higley Industrial to Commercial 
Attachment 6: Applicant's Narrative
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I. Introduction 

Pew & Lake, PLC, on behalf of Promus Capital, Inc., is pleased to submit this narrative and 
related exhibits for a Minor General Plan Amendment and Zoning request.  The subject site 
is approximately 2.4 acres and is located at the southwest corner of Higley Road and the 
Union Pacific Railroad line north of Williams Field Rd. (“Property”).  The Property is outlined 
in red in the Figure 1 below.  The Property is further identified as a portion of APN 304-40-
009F on the Maricopa County Assessor’s Map.   

Specifically requested are the following: 
 Minor General Plan Amendment from Light Industrial (LI) to General Commercial (GC) 
 Rezoning from LI to Shopping Center (SC), conventional zoning.  

This request supports proposed retail-commercial uses that are part of a commercial master 
site plan at the northwest corner of Higley Road and Williams Field Road.  A GC General Plan 
category and SC zoning district provide a neighborhood-friendly use that is consistent with 
the non-residential uses south of the railroad and the residential neighborhood to the west 
(See the Site Aerial below). 

Figure 1 – Site Aerial Map 
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I. Existing Site Conditions and Surrounding Land Uses 

The Property is vacant land that had recently been comprised of itinerant housing and 
miscellaneous structures, and temporary retention.  The site had been the location of the 
utility district’s maintenance and storage yard with employee housing.  Figure 1 below 
summarizes the land uses and zoning of the subject property and abutting properties: 

Table 1 - Existing and Surrounding Land Uses and Designations 
Direction General Plan Existing Zoning Existing Use 

Site LI LI Vacant 

North PF/I PF/I Union Pacific Railroad, then  
bus facility 

South GC SC Vacant, misc. structures 

East GC SC Vacant, then Higley Road, then Industrial 

West R<2-3.5 SF-7 Single-family residential 

 
II. General Plan Land Use and Zoning Classification 

The Gilbert General Plan Land Use Map designates the Property as Light Industrial (LI) and it 
is zoned LI (See the maps in Figures 2-4 below).  

Figure 2 – Existing General Plan Land Use Map 
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Figure 3 – Proposed General Plan Land Use Map 

 

Figure 4 – Existing Zoning Map 
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Figure 5 – Proposed Zoning Map 

 

I. Description 

Proposed is a plan for future retail-commercial uses that fit the proposed general plan and 
zoning categories.  While no specific users or tenants are known at this time, a conceptual 
site plan has been submitted that indicates one possible layout configuration of some of the 
types of commercial uses that could locate here.  The final site layout, building types, layout, 
massing, location, etc. are not known at this time and could change.  Details will be provided 
during the future design review request, and that submittal will be in accordance with the 
applicable provisions of the Zoning Code and Town guidelines that address site safety, 
circulation, landscaping, engineering, infrastructure, and quality design.   

As indicated on the conceptual plan, it is anticipated that the entrance to the Property will 
occur at Higley Road via a private drive.  Private driveways will connect to the commercial 
buildings and other areas of the larger site plan.  Onsite circulation and parking areas will 
comply with the applicable zoning, engineering, and fire code standards.  

The proposed Property location is part of a master site plan, which as it relates to this parcel, 
will address the perimeter landscaping dimensions, plant counts and varieties, signage, and 
parking screening requirements along the Higley Road frontage.  Along the Property’s 
western boundary, a generous, approximately 30-foot landscape setback that maintains the 
existing screening wall will contribute to site screening and aesthetics.  Buffering to 
surrounding uses promotes project compatibility given the many instances in which the 
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project will exceed the minimum required building setbacks.  The conceptual plan will 
integrate and flow into the adjacent indoor commercial use, focusing the setbacks on the 
perimeter of the project. 

II. Justification 

The proposed retail and commercial uses are consistent with the policies and guidance 
outlined for the proposed General Plan GC category and the Zoning Code’s SC category.  The 
proposed use is the kind of development that fits within the GC category.  This request 
supports the vision and objectives of the General Plan, which encourages the development 
of a balanced land use framework and an efficient use of land and resources.  In the various 
elements of the General Plan, land use policies promote the development of remaining 
commercial parcels with community services that are compatible with the surrounding land 
uses. Buffers are encouraged that create transitions between sites.  This application creates 
an opportunity to enhance the subject Property and implements the General Plan tenets and 
principles, as follows: 

 Proposing a commercial designation that is compatible with the adjacent railroad, GC 
general plan designation, and SC zoning.   

 A generous landscape buffer and building setback are provided to the residential uses 
to the west at the small portion of the site that extends to the west.   

 On the adjacent LI zoning district that this Property wraps around, a separate 
development proposal for an indoor self-storage/commercial use has begun. Because 
that use is also allowed in both its current LI zoning as well as in the SC district, this 
proposal for SC zoning is harmonious with the character of the north end of the 
subject parcel.   

 The self-storage use next door supports this request because it has caused the site to 
become more focused on retail-commercial uses that are more consistent with the 
adjacent single-family residential neighborhood than the historic outdoor storage and 
industrial uses.   

 As proposed, the retail-commercial uses are effective for what would otherwise be a 
small remnant LI designation, and the conceptual plan integrates this piece into a 
larger conceptual plan for the broader area.  

 The proposed commercial uses will enhance the Property and provide services that 
support the needs of the surrounding community. 
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Compliance with General Plan Goals and Policies 

The following goals and policies of the general plan are furthered by this request: 

 Balance the land use framework and effectively manage the development patterns. This 
is accomplished by implementing a strategically designed type of commercial use at an 
appropriate location consistent with the land use patterns in the vicinity (Goal CM-1 
Balanced Land Uses, Policy 1, p. 25). 

 Develop an appropriate transitional use between a neighborhood and 
retail/commercial use. Location and thoughtful design of the project makes more 
efficient use of land with the proposed commercial uses that serve a greater number 
of household and business storage needs in a climate-controlled environment 
(Policies 1, 3,  p. 25-26). 

 The proposed development is designed to instill a character that is harmonious with the 
surrounding commercial properties and is appropriately located where it can be buffered 
and screened from surrounding neighborhoods(Goal CM-2 Quality Development, Policy 
2, p. 25).  

 While this proposal is for rezoning only with site plan details to be a future submittal,  
a master site plan has been reviewed for this property, which includes building 
setbacks and landscape buffers that will provide enhanced compatibility with the 
properties to the west. (Policy 7, 9). 

 Targeting Gilbert’s business growth goals, the proposed development grows a local 
business establishment by providing a commercial zooming that is more suitable for the 
property of this configuration (General Plan Goal OP-1 – Job Growth, p. 67).  

 Locating a project of this nature adjacent to existing infrastructure will create 
efficiencies and reduce costs per capita for capital improvements and maintenance of 
private and public services. The developer will construct any required right-of-way 
improvements adjacent to the property (OP-4, Infrastructure, Policies 63-64). 

 Increased revenues to the Town are anticipated as a result of this proposal compared 
to the retention basin and vacant worker housing as had been used in the past. 

Gateway Character Area Compliance 

The proposed development is located in a long standing commercial/employment area 
within what the General Plan describes as the Gateway Character Area.  This request furthers 
the policies of the Gateway Character area, as follows: 

 The Gateway Area envisions the phased development of various land uses, such as 
traditional neighborhoods, commercial buildings, and employment uses (General 



HIGLEY RD AND UNION PACIFIC RR  7 
 

 

Plan, p. 126). The proposed site has historically been an industrial site with outdoor 
uses and higher intensity activities. This proposed development brings those activities 
into indoor buildings by setting the stage for a modern conceptual site plan with 
enhanced landscaping, pedestrian connections, and compatibility with the 
surrounding area. 

 Promote a traditional mixture of jobs and services in the SC areas that will provide for 
the commercial needs of the surrounding neighborhoods.  These services will increase 
the range of services that contribute to the welfare and quality of life of the 
community. 

 Encourage a commercial use that integrates and transitions to residential 
neighborhoods in terms of the scale, landscaping, and land use context. 

 Increase compliance with the Character Area and its traditional neighborhood 
character compared to the historic uses.  The proposed conceptual plan provides 
room for the landscaping, pedestrian-friendly streetscapes, and buffers to 
surrounding railroad, employment uses, commercial uses, and residential uses. The 
proposed uses will be developed in accordance with the latest zoning standards. 

 Support the continued provision of ADA pedestrian access to bus services that 
ultimately connect to Williams Field Road, where appropriate.  

 Maintain the Higley Road streetscape, medians, lights, and landscaping in compliance 
with the streetscape guidelines. 

III. Conclusion 

Envisioned in this application are lower intensity general plan and zoning districts that 
provide an effective commercial land use context for the north portion of a planned 
commercial center.  Retail and commercial uses are compatible with the surrounding uses 
and represent a quality alternative to the historic more intense uses adjacent to a single-
family subdivision to the west and an arterial street and more intense commercial uses the 
east. The proposed development will have a positive impact on the area by bringing new 
investment and neighborhood services that will support the growing needs of local residents, 
businesses and employers.    
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