
 
 
 

NOTICE OF DECISION 

November 11, 2024 
 

Lindsay Hanson 
Joy Gunay 
Signs of the Times Inc. 
1801 N 25th Dr. 
Phoenix, AZ 85009 

 

RE: DR24-51 (DR22-85-S): NWC Val Vista & Melrose - Comprehensive Sign 

Plan  

Dear Lindsay & Joy: 

Staff has reviewed the drawings received for Administrative Design Review 
regarding the NWC Val Vista & Melrose Comprehensive Sign Plan (CSP) located 
at the northwest corner of Val Vista Dr. and Melrose St. and zoned Regional 
Commercial (RC). 

Staff has made the following findings: 

• The project is consistent with the LDC and applicable design guidelines; 
• The project is compatible with adjacent and nearby development; and 
• The project design provides for safe and efficient provision of 

public services. 

Based on the above, staff has approved this Administrative Design Review 
with the following attached information and conditions: 

1. Signs shall conform to the approved Comprehensive Sign Plan as 
attached. 

2. Upon approval of the future building on the pad north of Panda Express, 
an amendment to the Comprehensive Sign Plan will be required. 

 
 



 
If you have any questions regarding the above, please contact me at (480) 
503- 6812 or keith.newman@gilbertaz.gov. 
 
Sincerely, 

Keith Newman,  
Senior Planner 

 
 Attachments: 

1. NWC of Val Vista & Melrose Comprehensive Sign Plan, stamped October 31, 
2024 

 

mailto:keith.newman@gilbertaz.gov
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SITE INFORMATION 

Address
1576 E Melrose St. Gilbert, AZ 85297

Parcel Number 304-54-016N

Total Parcel Area 46,157 sqft (NET)

PROJECT:
Panda Express Comprehensive Sign Plan
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Narrative

Introduction:
The proposed signage for the new Panda Express in Gilbert, AZ, aims to provide clear identification, enhance 
visibility, and contribute to the overall aesthetic appeal of the establishment. The signage elements have been 
carefully designed to comply with local development standards while effectively communicating the brand 
identity of Panda Express.

Signage Elements:

S1: Stacked Channel Letters (30" Face Lit):
Location: Positioned prominently on the façade of the building.
Design: Utilizes face-lit stacked channel letters with FCO letters, ensuring high visibility both during the day and 
night.

S2, S3, S4: Lock-Up Logos (6' each):
Location: Strategically placed at different points around the building perimeter.
Design: Consists of lock-up logos measuring 6 feet each, maintaining brand consistency and reinforcing brand 
recognition.

S5: Channel Letters (18" Face Lit):
Location: Adjacent to the main entrance or another designated area.
Design: Features face-lit channel letters with an 18-inch height, complementing the primary signage while 
ensuring clear identification.

M1: Monument Sign (10' Height):
Location: Installed at the entrance to the property or along the main thoroughfare.
Design: Stands at 10 feet tall, providing a landmark feature that directs patrons to the Panda Express location.

D1: Drive-Through Clearance Bars (2 Bars):
Location: Positioned at the entrance and exit points of the drive-through lane.
Design: Clearances bars ensure safe passage for vehicles and are constructed according to specified 
materials and dimensions.

D2: Drive-Through Menu Boards (2 Boards):
Location: Installed at the drive-through ordering stations.
Design: Includes two menu boards featuring clear and concise menu options for convenient ordering.
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Narrative

D3: Drive-Through Canopies (2 Canopies):
Location: Over the drive-through lanes to provide shelter and visibility.
Design: Canopies are constructed using specified materials, offering protection from the elements 
while maintaining brand visibility.

D4: Non-Illuminated Directional Sign:
Location: Placed strategically to guide traffic flow within the parking area.
Design: Non-illuminated directional sign aids in navigation, ensuring efficient movement of vehicles on the premises.

D5: Curbside Pickup Post Sign:
Location: Located near the designated curbside pickup area.
Design: Consists of a post sign indicating the curbside pickup point, facilitating ease of access for customers.

Development Standards:

The proposed signage adheres to the development standards set forth by the city of Gilbert, AZ, ensuring compliance 
with zoning regulations, size limitations, setback requirements, and aesthetic guidelines. All materials used in the 
signage construction meet the specified quality standards and contribute to the overall visual appeal of the 
establishment.

Conclusion:

The master sign plan for Panda Express in Gilbert, AZ, presents a comprehensive approach to signage implementation, 
incorporating various elements to enhance brand visibility, facilitate navigation, and comply
with local development standards. The proposed signage reflects the essence of the Panda Express brand while 
contributing to the vibrant commercial landscape of the community.

*The lot to the North, which is part of a future phase, is also included in the Comprehensive Sign Plan (CSP) for this site, as it 
was approved under a larger master site plan. We understand that the northern lot does not have a tenant or design approval 
at this time, so there is no need to include signage designs for their building. However, please be aware that the CSP will need 
to be amended in the future to approve signage for that lot.
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Landlord Approval
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Sign Specication And Required Submittal Information

CFT NV DEVELOPMENTS LLC 

1576 E Melrose St. Gilbert, AZ 85297

The purpose of the owners and management is to create a environment that
is individual and distinctive in identity for the tenants and with the branding  standards of the  
development.  The concept should give the impression of a good business image, quality,  
professionalism of the brand.

The following specication’s are to be used for the design and fabrication
of your sign.  In all cases, nal written approval by the Property Owner/Landlord is required before  
manufacturing and installing and signage on site.

Procedures: Sign drawing’s will be submitted in two (2) copies to CFT Development LLC  in writing,  
prior to application for sign permit if needed. One (1) copy will be returned to the sign company  
and one copy will be retained in lease le.

Detail Drawings: Two copies of a complete and detailed drawing by the Sign Company shall be  
submitted to the landlord for nal review and approval. The sign detail must comply with the  
criteria.

1. Elevation of building fascia and the sign must be drawn using a minimum 1/4” to 1” scale.
2. Drawings shall indicate the following specication: 

 - Font Type
  - Vinyl Color
  - Material used
  - Style of Sign
  - Illuminated or Non-Illuminated  - Specication of material

NOTICE: 
WRITTEN APPROVAL AND CONFIRMATION WITH THIS SPECIFICATION DOES NOT IMPLY  
CONFORMANCE WITH LOCAL CITY AND OTHER APPLICABLE CITY CODES. YOUR SIGN MUST BE  
PERMITTED AND MUST COMPLY WITH THE CITY CODE OF PHOENIX SIGN CODES AND ELECTRICAL  
CODES AND RECEIPT OF A SIGN PERMIT MUST BE RECEIVED PRIOR TO THE MANUFACTURING AND  
INSTALLITON OF ALL SIGNS.
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Prohibited Signs

No Animated, ashing, blinking, place cards, posters, playbill, posting painting, ag, xed balloons, rotating, AFRAME, audio,  
offensive, rude, moving or rotating signs are permitted. Exceptions may be made for Grand Opening or special events, with written  
approval.

Signs may not be installed within the public right-of-way.

No sign shall be permitted that is structurally unsafe or constitutes a hazard to safety or health.

Signs that are installed without written approval from the Property Manager, may be subject to the removal by the Property  
Manager at the tenants Expense.

Wall signage will not exceed 80% of the vertical dim. of the sign band or wall space on which it is placed and that this standard will 
be reviewed as part of the sign permit approval for each tenant sign.

Wall signage will not exceed 80% of the horizontal length of the exterior bldg. elev. of a tenant suite and that this standard will be  
reviewed as part of the sign permit approval for each tenant sign

Colors and Materials

Sign materials shall be compatible with architectural and/or natural features of  
the project. This may be accomplished through similarity of materials for sign  
structures and faces, the use of complementary colors, similarity of architectural  
style, or the use of a consistent lettering style or copy. Colors that are utilized in  
the sign design will reect the architecural style of the building as needed. The  
landlord/property owner allows the tenant to use approved brand standard  
colors.
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Construction Requirements (Town of Gilbert)

Sign Contractor Responsibilities:
- Tenant is responsible for ensuring that the sign contractor adheres to the installation guidelines and complies with all applicable Gilbert regulations. 
- Any damage caused during installation must be repaired by the contractor.

Structural Penetrations and Sealing:
- All building penetrations for sign installation must be sealed neatly in a water-tight manner. 
- Conduit and sleeve locations must be approved by the landlord and meet structural and weatherproong standards.

Signage Types and Labeling:
- No visible labels are allowed on sign surfaces, except for those required by local ordinances. Such labels must be discreet and placed in non-prominent  

locations.
- Murals or painted signs require prior landlord approval and must comply with the city's aesthetic and structural guidelines.

Conduit and Sleeve Openings:
- The Tenant’s contractor must indicate all conduit and sleeve openings on the building plans, which need to be approved by the landlord and the City of  

Gilbert for compliance.

Materials and Fasteners:
- All exterior fasteners must be made of hot-dipped galvanized iron or similar non-corrosive materials to meet city durability and weather resistance standards. 
- Exposed materials like black iron are not permitted.

Electrical Requirements:
- Electrical signs must be installed per the National Electric Code (NEC) and Gilbert's Uniform Building Code. 
- No exposed conduits, tubing, or transformers are permitted.
- All electrical connections must comply with the City of Gilbert’s regulations for public safety and energy efciency.

Size and Offset Specications:
- Channel letter returns must not exceed 5 inches, while reverse pan channel letters or logos with halo illumination can have a maximum offset from the wall 

of  1.5 inches.

Signage Placement:
- Signs are allowed only over the Tenant's leased space and must conform to zoning requirements set forth by Gilbert.
- Signs cannot extend into areas not designated for the tenant's usage.

Permitting and Compliance:
- All signs require appropriate permits from the City of Gilbert before installation. 
- Permit applications must include detailed design plans, structural calculations, and placement specications. 
- Signs must adhere to Section 5.6 of the Gilbert Land Development Code, which governs size, placement, and illumination.
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Legal Description
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Parcel Map & Ariel Photo

Maricopa County Parcel Map (2024)

10
DR24-51

APPROVED
Administrative Design Review

Case #

Date 11/31/24



SITE PLAN
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TOP OF PARAPET
21'-8" A.F.F.

FINISH FLOOR
0'-0" A.F.F.

2
1
3
.3

8
”

PEAK
23'-3" A.F.F.

FINISH FLOOR
0'-0" A.F.F.

Elevations:
West Elevation

East Elevation

Wall signage will not exceed 80% of the vertical dim. of the sign band or wall space on which it is placed and that this standard will be reviewed as part of the sign 
permit approval for each tenant sign.

Wall signage will not exceed 80% of the horizontal length of the exterior bldg. elev. of a tenant suite and that this standard will be reviewed as part of the sign permit 
approval for each tenant sign

Sign Band
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TOP OF PARAPET
23'-3" A.F.F.

FINISH FLOOR
0'-0" A.F.F.

TOP OF PARAPET
21'-8" A.F.F.

FINISH FLOOR
0'-0" A.F.F.

North Elevation

South Elevation

Elevations:

Wall signage will not exceed 80% of the vertical dim. of the sign band or wall space on which it is placed and that this standard 
will be reviewed as part of the sign permit approval for each tenant sign.

Wall signage will not exceed 80% of the horizontal length of the exterior bldg. elev. of a tenant suite and that this standard will be  
reviewed as part of the sign permit approval for each tenant sign

2
2
6
.0

0
”

2
2
6
.0

0
”

Sign Band
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GENERAL SPECIFICATIONS:
FACE-LIT LETTERS:
FACES:.......  .177” WHITE #7328 ACRYLIC W/ 1ST SURFACE 3M #3630-33 RED
TRIMCAP:...  1” BLACK TRIMCAP
RETURNS:..  .040” X 3” BLACK / WHITE COIL PAINTED TO MATCH BLACK 7C SATIN FINISH   BACKS:......   .090” ALUMINUM BACK, 
INTERIOR PAINTED WHITE
ILLUM’N:.....  WHITE LED’S

BAR W/ FCO LETTERS:
FACES:..........   .177” WHITE #7328 ACRYLIC
TRIMCAP:......  1” WHITE TRIMCAP
RETURNS:.....   .125” X 3” FABRICATED RETURN PAINTED WHITE SATIN FINISH  BACKS:.........   .090” ALUMINUM BACK, INTERIOR PAINTED  
WHITE 
ILLUM’N:........  WHITE LED’S
DOWNLIGHT:.  TBD 
EXPRESS:.....  .25” FCO ALUMINUM LETTER PAINTED TO MATCH BLACK 7C SATIN FINISH 

COLOR SPECIFICATIONS:

ACRYLIC: .177” #7328 WHITE

VINYL: 3M #3630-22 BLACK (STRIPS)

PAINT: AKZO PANDA RED, (AKZO SIGN 3762) SATIN FINISH

Face Lit Channel Letters W/ FCO Letter

3”

PAINT: PMS BLACK 7C SATIN FINISH

1 ½”

13’-5 1/8”

3
0

”
3”

9 
1/

4”

FACE LIT CHANNEL LETTERS
Scale: 3/8” = 1’-0”

SIDE VIEW

NOTE: LIGHT BAR TO LIGHT 
                UNDER EXPRESS ONLY

SQ. FT.: 53.01

3
’-
11

 3
/8

” SIGNS

VINYL: 3M #3630-33 RED

Existing Wall

Aluminum Return

Aluminum 
Angle

Anchor T.B.D.
in the Field

LED Module

12V Power Supply

Clear Lexan 
Back

Low Voltage Wire

Acrylic Face

Disconnect Switch

Aluminum 
Spacer

1/4”Ø Weep Hole 
with Light Shield

Power to 
Disconnect Switch 

Provided by 
Others

Existing Wall 

Flat Cut Out 
ex. Aluminum/Acrylic

Pin Mount  
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.177” #7328 WHITE 
ACRYLIC FACE

4"EXISTING WALL

PVC PASS THRU KIT

LED POWER SUPPLY,  
HOUSED IN TRANSFORMER  

BOX

ELECTRICAL   
CONNECTION TO  

PRIMARY

GROUND SCREW

ON

TOGGLE SWITCH

WHITE LED's

ALUMINUM

RIVET NUT

SEE DETAIL BELOW

.090" ALUMINUM COIL

1/4" WEEP HOLE
 PER UL-48

3” x 3” x 1/8” ALUMINUM
BEARING PLATE

3/8"-16 x 12" LONG THREADED
ROD w/NUTS & WASHERS

EXACT MANUFACTURING SPECIFICATIONS
TO BE DETERMINED BY ENGINEERING DEPT.

72”

7
2
”

B

W
A

L
L

SIGNAGE

SIGN

36.Sq. Feet

GENERAL SPECIFICATIONS:
FACE-LIT LOGO:
FACES:....... ACRYLIC WITH FIRST SURFACE VINYL 
TRIMCAP:...  1”  TRIMCAP / 1” ALUMINUM RETAINER  
RETURNS:..  .BLACK / WHITE COIL PAINTED TO MATCH  
ILLUM’N:.....  LED’S

15
DR24-51

APPROVED
Administrative Design Review

Case #

Date 11/31/24



48”

4
8
”

B

W
A

L
LSIGN

16.Sq. Feet

FACE-LIT LOGO:
FACES:.......  .177” WHITE #7328 ACRYLIC WITH FIRST SURFACE VINYL
TRIMCAP:...  1” BLACK TRIMCAP / 1” ALUMINUM RETAINER (SEE DETAILS 
BELOW) RETURNS:..  .040” X 4” BLACK / WHITE COIL PAINTED TO MATCH 
BLACK 7C SATIN FINISH  BACKS:......   ALUMINUM

GENERAL SPECIFICATIONS:

4"

.177” #7328 WHITE 
ACRYLIC FACE

EXISTING WALL

ALUMINUM

RIVET NUT

SEE DETAIL BELOW

.090" ALUMINUM COIL

1/4" WEEP HOLE
 PER UL-48

3” x 3” x 1/8” ALUMINUM
BEARING PLATE

3/8"-16 x 12" LONG THREADED
ROD w/NUTS & WASHERS

EXACT MANUFACTURING SPECIFICATIONS
TO BE DETERMINED BY ENGINEERING DEPT.

SIGNAGE
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3” 1 ½”

2’-10”

FACE LIT CHANNEL LETTERS
Scale: 1/2” = 1’-0”

SIDE VIEW
SQ. FT.: 27.95

9
’-
1
0
 3

/8
”

3
3/

8”
5
”

GENERAL SPECIFICATIONS:

FACE-LIT LETTERS:
FACES:.......  ACRYLIC W/ 1ST SURFACE VINYL
TRIMCAP:...  1” TRIMCAP
RETURNS:..  .040” X 3” BLACK / WHITE COIL PAINTED TO MATCH  
BACKS:......   .090” ALUMINUM BACK, INTERIOR PAINTED WHITE 
ILLUM’N:.....  LED’S

FCO LETTERS:

 FCO ALUMINUM LETTER PAINTED

Face Lit Channel Letters W/ FCO Letters

S 
I 

G 
N

Existing Wall

Aluminum Return

Aluminum 
Angle

Anchor T.B.D.
in the Field

LED Module

12V Power Supply

Clear Lexan 
Back

Low Voltage Wire

Acrylic Face

Disconnect Switch

Aluminum 
Spacer

1/4”Ø Weep Hole 
with Light Shield

Power to 
Disconnect Switch 

Provided by 
Others

Existing Wall 

Flat Cut Out 
ex. Aluminum/Acrylic

Pin Mount  
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MONUMENT SIGN
SCALE: 3/8"= 1'-0"

SIDE VIEW
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STONE ON BUILDING

25 SQ. FT.

2
'-
0

"
5

'-
8

 5
/8

"

2
'-
0

"

6'-0"
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ACTUAL SIGN AREA
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"

Face Illuminated MONUMENT SIGNAGE

SIGN
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Non-Illuminated Directory

7
.4

9
”

.083 Sq. Ft

16.96”
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