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TO:

PLANNING COMMISSION

FROM:

SYDNEY BETHEL, PLANNER II
(480) 503-6721, SYDNEY.BETHEL@GILBERTAZ.GOV

THROUGH:

CATHERINE LORBEER, AICP, PRINCIPAL PLANNER
(480) 503-6016, CATHERINE.LORBEER@GILBERTAZ.GOV

MEETING DATE: JUNE 5, 2019
SUBJECT:

Z19-03, LDC TEXT AMEND – HIGH DENSITY MULTI-FAMILY:
REQUEST TO AMEND THE TOWN OF GILBERT LAND
DEVELOPMENT CODE, CHAPTER I ZONING REGULATIONS,
DIVISION 1 GENERAL PROVISIONS, DIVISION 2 LAND USE
DESIGNATIONS, AND DIVISION 6 USE DEFINITIONS; THE
GLOSSARY OF GENERAL TERMS; AND THE APPENDIX 1
GRAPHICS, RELATED TO THE CREATION OF A MULTI
FAMILY – HIGH DENSITY ZONING DISTRICT.

STRATEGIC INITIATIVE:

Community Livability

This strategic initiative provides direction to include livability considerations in all decisionmaking and service delivery. The proposed text amendment would create a higher density multifamily zoning district consistent with the existing General Plan land use classification.
RECOMMENDED MOTION
For the reasons set forth in the staff report, move to recommend approval to the Town Council for
Z19-03, as requested.
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BACKGROUND/DISCUSSION
History
Date
October 22, 2018

November 13, 2018

January 9, 2018
January 9, 2018
April 3, 2019
May 1, 2019

Description
At the Fall Retreat, Town Council discussed multi-family in
Regional Commercial, a higher density multi-family, and a mixed
use zoning district; and provided direction to staff to amend the
LDC.
At the Joint Town Council/Planning Commission meeting, a recap
of the Fall Retreat discussion was provided along with next steps of
initiating a LDC text amendment.
The Planning Commission initiated a LDC text amendment to
remove the CUP for Multi-Family from the RC zoning district.
The Planning Commission initiated a LDC text amendment to
create a mixed use zoning district or overlay zoning district.
The Planning Commission initiated a LDC text amendment to
create a high density multi-family zoning district.
The Planning Commission continued Z19-03, a LDC text
amendment to create a high density multi-family zoning district to
the June 5, 2019 Planning Commission public hearing.

Overview
During the Fall Town Council Retreat in October 2018, council members and staff discussed
removing Land Development Code (LDC) provisions for Multi-Family (MF) in the Regional
Commercial (RC) zoning district; exploring the addition of a Mixed Use zoning district or overlay
zoning district; and exploring the creation of a higher density multi-family zoning district
consistent with the existing General Plan land use classification. Staff was instructed to generate
possible LDC amendments. This request to initiate a text amendment is focused on creation of the
Multi-Family – High (MF/H) zoning district.
The Town’s General Plan – Land Use Map graphically depicts designated land uses for all land
within the Gilbert planning area. The residential classifications are based on gross density ranges.
Specifically, the General Plan contains a land use classification for Residential >25-50 DU/Acre;
however, no corresponding MF zoning district exists to implement this land use type in Gilbert.
Only two locations totaling approximately 8 acres on the General Plan – Land Use Map are
currently designated for higher density residential (R>25-50 DU/Acre). The first location is the
Page Commons Senior Housing in the Heritage District and the second location near S. Higley/E.
Williams Field Roads is the Williams Field Luxury Apartments, which will also be age-restricted
to seniors. The corresponding zoning for these locations is Multi-Family- Medium (MF/M) with
a Planned Area Development (PAD) overlay. The PAD overlay is the mechanism that provided
this development intensity greater than permitted by the base district regulations, because the
developments offered affordable housing, senior housing, and/or congregate living facilities.
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Higher density multi-family also exists in Gilbert on commercially zoned lands with urban
amenities, either through approval a conditional use permit or under older PAD ordinance
provisions. These locations are closely integrated with retail and service uses, and include the
Flats at SanTan, Elevations, and the Residences at SanTan Village projects. The density of these
projects range between 24-32 DU/Acre.
According to the General Plan, the land use classification of Residential >25-50 DU/Acre
designates areas for very high density, multifamily residential uses including multi-story
apartments, condominium, townhouse, loft apartment and congregate care/senior living product
types. (This density may be permitted in the Heritage Village Center (HVC) and the Gateway
Village Center (GVC) zoning districts).
Creating a higher density multi-family zoning district supports Gilbert’s plan for a more resilient
future as the Town continues to mature. To sustain a balance of land uses, the Town is committed
to maintaining its housing quality and protecting its neighborhoods while also offering a variety
of residential developments for all family types and income levels. The appropriate placement of
higher density housing adjacent to commercial corridors can be a supportive tool for existing and
future commercial and provide greater housing opportunities for the expanding workforce within
Gilbert. The proposed zoning district is consistent with existing long-range goals and polices
within the Town’s General Plan surrounding smart growth, housing and economic development
including:
Promote infill development:
Adding to the variety of housing to meet the needs of all segments of the Gilbert community
through neighborhood revitalization, redevelopment and infill developments (Chapter 8,
Housing and Conservation: Goal 1.0, Policy 1.1).
Encourage quality residential developments that provide a diversity of housing types,
styles, densities and prices for all income levels:
Promoting the development of a broad variety of new housing types (Chapter 8, Housing and
Conservation: Goal 4.0, Policy 4.1).
Promote Gilbert as a community in which to live, work and play:
Maintaining a balance of housing types and provide a variety of employment opportunities
with easily accessible retail and service uses (Chapter 9, Economic Development: Goal 1.0,
Policy 1.1).
Encouraging residential development that allows for a diversity of housing types for all age
groups and is accessible to a range of income levels (Chapter 9, Economic Development: Goal
1.0, Policy 1.3).
Provide a diversity of quality housing types for a variety of lifestyles:
Providing an adequate supply of appropriately zoned land to accommodate a variety of future
housing needs (Chapter 9, Economic Development: Goal 4.0, Policy 4.1).
High density housing is encouraged near large employment centers and/or transportation
corridors (Chapter 9, Economic Development: Goal 4.0, Policy 4.4).
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Effect of Text Amendments
The primary goal of the proposed LDC text amendment is to create a zoning district that
coordinates with the existing General Plan land use classification of Residential >25-50 DU/Acre.
This new zoning district would allow for a higher density, more urban type of development within
the town to provide a greater diversity of housing. The intent is to allow for denser developments,
on a case by case basis, in appropriate areas in need of additional housing options while still
maintaining the housing quality that Gilbert strives to achieve. Ideal locations for denser
developments would be in close proximity to commercial services and employment districts to
support existing commercial.
Proposed Text Amendments Overview
The overview provided below highlights and describes the intent of portions of the proposed text
amendment. Please see “Proposed Zoning Code Amendment” for the entirety of the proposed text
amendment with the specific changes.
Development Standards
Generally, the proposed development standards for height and setbacks are similar in intensity to
the Regional Commercial (RC) zoning district except that side and rear setbacks were further
reduce when not adjacent to single family, to support more urban and compact environment in
appropriate locations. Reducing setbacks, when not adjacent to single family, is similar to the
multi-family setback standards seen within the Heritage District Overlay which provides setbacks
that are reactive to the surrounding built environment. By providing specific conditions that allow
the maximization of land area, it encourages developments to locate in ideal locations adjacent to
commercial and other multi-family developments. It also provides additional provisions to buffer
any possible impacts of the development if located adjacent to single family residential.
To create additional flexibility for buildings within the MF/H district under 40’, section E was
added to the addition regulations for table 2.204. Since the maximum height within the MF/M
district is 40’, this provides flexibility for less intensive, lower density MF/H developments to
utilize MF/H district standards when adjacent to single family residential.
Amenities and Open Space
Additional notable provisions include a reduction in the typical multi-family common open space
requirement of 40 percent to 25 percent. This increases the amount of buildable area while also
maintaining a usable level of open space that is beneficial to the residents. In the MF/H district,
the private open space requirement is proposed to be reduced or eliminated if an extra 10 percent
minimum common open space is provided in addition to the required 25 percent open space. By
allowing a reduction or elimination in private open space it can allow for denser developments that
provide a greater amount of shared amenities which all member of the multi-family community
could benefit from. Common open space amenities have also been modified within the MF/H
district to allow indoor or rooftop amenities to be counted towards the required common open
space amenities. In addition to this, in the MF/H district or in the case of senior housing, the
required children’s play area may be replaced by an alternative active amenity of at least 400 sf.
The intent of these proposed modifications is to allow for increased flexibility in amenities to
support more unique, high density developments.
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Use Regulations
Staff also proposes to update Table 2.9 Use Regulations to align the permitted and conditional uses
of the MF/H zoning district with the MF/M zoning district. No additional uses were modified or
added to the MF/H district beyond what is stated within the MF/H district.
The proposed text amendments are shown below.
Proposed Zoning Code Amendment
Chapter I Zoning Regulations, Division 2 Land Use , Article 2.2 Multi-Family Residential District,
Section 2.202 Multi-Family Residential District , is hereby amended to read as follows (additions
in ALL CAPS; deletions in strikeout):
MULTI-FAMILY/MEDIUM (MF/H). THIS DISTRICT PERMITS MULTI-FAMILY
HOUSING AT DENSITIES OF 25-50 DWELLING UNITS PER GROSS ACRE.
Proposed Zoning Code Amendment
Chapter I Zoning Regulations, Division 2 Land Use , Article 2.2 Multi-Family Residential District,
Section 2.204 Site Development Regulations , is hereby amended to read as follows (additions in
ALL CAPS; deletions in strikeout):
Table 2.204: Site Development Regulations – Multi-Family Residential Districts
Standards

MF-L

MF-M

MF-H

Minimum Parcel Area (sq. ft.)
Minimum Net Land Area per Unit
(sq. ft.)
Maximum Net Land Area per Unit
(sq. ft.)

20,000

20,000

35,000

3,100

1,750

5,450
36

3,100
40

YES 10’ at 3rd
floor

YES 10’ at 3rd
floor

YES

(A)

25
25
25

30
30
30

25
25
75

(E)

Side (ADJACENT TO
MULTI-FAMILY OR NonResidential ZONING
DISTRICT)

20

20

10

Rear (ADJACENT TO
SINGLE FAMILY
Residential ZONING
DISTRICT)

25

30

75

Maximum Height (ft.)
Building Step-back
Minimum Perimeter Building
Setbacks
(ft.)
Front
Side (Street)
Front(ADJACENT TO
Side
SINGLE FAMILY
Residential ZONING
DISTRICT)
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Additional
Regulations

55

(E)

Table 2.204: Site Development Regulations – Multi-Family Residential Districts
Standards
Rear (ADJACENT TO
MULTI-FAMILY OR NonResidential ZONING
DISTRICT)
Minimum Perimeter Landscape
Area
(depth in ft.)
Front
Side (Street)
Side (ADJACENT TO Single
Family Residential ZONING
DISTRICT)
Side (ADJACENT TO MultiFamily OR NON-Residential
ZONING DISTRICT)
Rear (ADJACENT TO
SINGLE FAMILY
Residential ZONING
DISTRICT )
Rear (ADJACENT TO
MULTI-FAMILY OR NonResidential ZONING
DISTRICT)
Separation between Buildings (ft.)
Single or two story
Three story AND ABOVE

MF-L

MF-M

MF-H

20

20

10

20
20
20

20
20
20

25
20
40

15

15

10

20

20

40

20

20

10

20

20

20

30

20

20

Building Setback to Parking (ft.)

See Section 4.203N: Separation from
Buildings

Off-Street Parking and Loading

See Article 4.2: Off-Street Parking and
Loading Regulations
60
60
60
25% of net
45% of net
40% of net
site
site
site
0.25 tree/unit
1 tree/unit
1 tree/unit
Perimeter &
Perimeter &
Perimeter &
Public Street
Public Street
Public Street
Frontages:
Frontages:
Frontages:
1 tree/20
1 tree/20
1 tree/20 linear
linear ft.
linear ft.
ft.

Private Open Space (sq. ft.)
Common Open Space (minimum)
Common Open Space
Landscaping (Perimeter & Public
Street Frontages)

Exterior Lighting Standards

A.

Additional
Regulations

(E)

(E)

(B)
(C)
(C)
(D)
See Section
2.204D

See Section 4.103: Lighting Standards

Building Step-back.
1.

WHERE DEVELOPMENT IN THE MF-L AND MF-M DISTRICTS IS WITHIN
100 FEET OF PROPERTY ZONED SINGLE FAMILY RESIDENTIAL, A
BUILDING STEP-BACK OF 10 FEET AT THE THIRD FLOOR IS REQUIRED
FOR HABITABLE SPACE. A building step-back of 10 feet at the third floor is
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required for all development within the MF-L District.
2.

B.

WHERE DEVELOPMENT IN THE MF-H DISTRICT IS WITHIN 100 FEET OF
PROPERTY ZONED SINGLE FAMILY RESIDENTIAL, A BUILDING STEPBACK OF ONE FOOT FOR EVERY FOOT OF BUILDING HEIGHT ABOVE 2
STORIES OR 35 FEET IS REQUIRED FOR HABITABLE SPACE. Where
development in the MF-M District abuts an existing single family residential district
or property designated for residential use in the General Plan, a building step-back of
10 feet at the third floor is required.

Private Open Space. No dimension of private open space shall be less than 6 feet AS
MEASURED FROM THE DWELLING FAÇADE TO THE INTERIOR EDGE OF THE
SUPPORTING POST OR WALL. Private open space shall be covered and screened by
a wall FENCE of 4 feet in height. Ground floor private open space may be screened by a
wall FENCE no less than 3 feet, but no more than 8 feet in height.
1. IN THE MF-H DISTRICT, IN LIEU OF PROVIDING PRIVATE OPEN SPACE,
AN ADDITIONAL 10 PERCENT COMMON OPEN SPACE MAY BE PROVIDED.

C.

Common Open Space Amenities. Common open space shall contain the following
amenities:
1.

One swimming pool with a minimum 600 sq. ft. surface area for developments of 50
units or more. IN MF-H DISTRICTS, ONE SWIMMING POOL WITH A
MINIMUM SURFACE AREA OF 10 SQ. FT. PER UNIT FOR 50 UNITS OR
MORE. THE REQUIRED POOL SURFACE AREA MAY BE DIVIDE BETWEEN
TWO POOLS FOR LARGER PROJECTS AND AN INDOOR OR ROOF TOP
SWIMMING POOLS MAY BE COUNTED TOWARDS THE POOL AMENITY
REQUIREMENT;

2. One enclosed community facility of at least 1,000 sq. ft. for developments of 100 units
or more. IN THE MF-H DISTRICT, THE REQUIRED ENCLOSED COMMUNITY
FACILITY SHALL BE 10 SQ. FT. PER UNIT AND MAY BE DISTRIBUTED
BETWEEN MULTIPLE COMMUNITY FACILITIES;
3. IN MF-L AND MF-M DISTRICTS, A minimum of 1 tree per dwelling unit, exclusive
of trees within the right- of-way. IN MF-H DISTRICT, A MINIMUM OF 0.25 TREE
PER DWELLING UNIT, EXCLUSIVE OF TREES WITH THE RIGHT-OF-WAY.
A minimum 25 percent of the required trees shall be 24 inch box in size; and
4. One children’s play area of at least 400 square feet with play equipment, EXCEPT
FOR SENIOR HOUSING OR IN THE MF-H DISTRICT, WHERE AN
ALTERNATIVE ACTIVE AMENITY OF 400 SQUARE FEET MAY BE
ALLOWED. THE ALTERNATIVE ACTIVE AMENITY MAY BE PLACED
INDOORS, OUTDOORS OR ON ROOF TOPS.
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E.

MODIFIED SETBACKS IN MF-H DISTRICT.
1. WHERE DEVELOPMENT IN THE MF-H DISTRICT IS ADJACENT TO
PROPERTY ZONED SINGLE FAMILY RESIDENTIAL, AND THE MAXIMUM
BUILDING HEIGHT IS 40 FEET OR LESS, THE MINIMUM SIDE AND REAR
PERIMETER BUILDING SETBACKS MAY BE MODIFIED TO COMPLY WITH
THE MF-M DISTRICT STANDARDS.
2. WHERE DEVELOPMENT IN THE MF-H DISTRICT IS ADJACENT TO
PROPERTY ZONED SINGLE FAMILY RESIDENTIAL, AND THE MAXIMUM
BUILDING HEIGHT IS 40 FEET OR LESS, THE MINIMUM SIDE OR AND
REAR PERIMETER LANDSCAPE AREA STANDARD MAY BE MODIFIED TO
COMPLY WITH THE MF-M DISTRICT STANDARDS.

Proposed Zoning Code Amendment
Chapter I Zoning Regulations, Division 2 Land Use , Article 2.9 Use Regulations, Section 2.902
Use Regulations , is hereby amended to read as follows (additions in ALL CAPS; deletions in
strikeout):
Table 2.902 Use Regulations

MF-M

MF-H

Residential

MF-L

Use Category
Subcategory

Multi-Family

P

P

P

Congregate Living Facility
Group Homes for the Handicapped
Shelter Care Facility
Large-Scale
Recovery Residence
Senior Housing

U
P

U
P

U
P

U
P
P

U
P
P

U
P
P

I
I
P

I
I
P

I
I
P

L7
L11
L14

L7
L11
L14

L7
L11
L14

Large-Scale

P

P

P

Small-Scale

L7
L8

L7
L8

L7
L8

Residential
Household Living
Residential, permanent

Group Living

Civic and Intuitional
Community Services
Daycare, Home Occupation
Daycare, Residential
Homeowners Association Facilities
Place of Worship
Small-Scale

Public Safety Facility

Educational Facilities
Schools, Public or Private
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L14

L14

L14

MF-M

MF-H

Residential

MF-L

Use Category
Subcategory

I
P

I
P

I
P

I

I

I

S
P
P

S
P
P

S
P
P

L16
A

L16
A

L16
A

I

I

I

T
I
U
T

T
I
U
T

T
I
U
T

P

P

P

I

I

I

P

P

P

L28

L28

L28

S

S

S

P

P

P

Utility
Amateur Radio Facility
Over-The-Air Reception Device
Satellite Dish Antenna
Large
Utilities
Facilities, Large Scale
Facilities, Small Scale
Well Site
Wireless Communication Facilities
Alternative Light Poles
Support Structures Other Than Those Listed Above

Commercial
Commercial Services
Home Occupation

Entertainment and Recreation
Carnival
Small-Scale
Entertainment and Recreation, Outdoor
Golf Course
Haunted House

Office
Government Offices and Facilities
Small-Scale

Retail Sales and Services
Medical Marijuana Dispensary

Visitor Accommodation
Vacation or Short-Term Rentals

Industrial
Waste and Salvage
Non-Hazardous Material Recycling Collection Facility
Small-Scale

Agricultural
Agritainment
Animal Raising, Non-Commercial
Crop Raising, Non-Commercial

Additional Sections of the Code Impacted by Text Amendment
The following sections within the LDC will need to be modified to include MF/H; they include
Section 4.101Encroachments into Building Setbacks and Interior Building Separations, Section
4.102 Projections above Height Limits, Section 4.109 Fences, and Section 4.203 General
Provisions (Off-Street Parking and Loading Regulations). These identified areas within the code
will be amended at a later date to ensure consistency throughout the entirety of the LDC.
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STUDY SESSION COMMENTS
The following comments were brought forth by the Planning Commission (PC) members at the
April 3, 2019 Study Session:


There was discussion among the PC members regarding the feasibility of developments
reaching the maximum density of 50 DU/Acre with the presently proposed development
standards.
o Staff completed some basic site plan scenarios with the presently proposed
development standards and from these scenarios it was determined that with the
development standards proposed approximately 40 DU/Acre was the highest level
of density that could be achieved with above grade structured parking . Additional
density could be achieved with a subgrade parking structure.
There was also some discussion on reducing the density to make it a more
achievable number. In response to this, the ultimate goal of this text amendment is
to create a zoning district that coordinates with the existing General Plan land use
classification of Residential >25-50 DU/Acre. If the density were to be reduced, the
LDC and the General Plan would continue to be inconsistent documents which is
an undesirable situation.



There was a discussion regarding Floor Area Ratio (FAR) and if that was a tool that was
being utilized for this proposed zoning district. PC members requested a generalized
statistic of what percentage of land would be developed on these sites.
o The definition of Floor Area Ratio (FAR) per the LDC, is the gross floor area of a
building or buildings on a lot divided by the net lot or parcel area. For example, a
FAR of 1 would allow for 100% lot coverage if the building was one-story, 50% lot
coverage if the building was two-stories, 25% lot coverage if the building was fourstories and so on. Presently in the LDC there are two zoning districts that utilize
FAR, they include Gateway Village Center (GVC) with a FAR of 0.10-0.75 and
Heritage Village Center (HVC) with a FAR of 0.25. Although FAR is utilized within
the LDC presently it has not been used within residential zoning districts, only
commercial zoning districts. Since FAR, or maximum lot coverage, are not
development standards that are being utilized for this zoning district, there is no
exact number to provide for what percentage of land would be developed on the
site. By providing a required minimum Open Space requirement of 25% as
proposed, it will guarantee that the maximum amount of developed space for any
site would be 75%.



Comments were made by PC members regarding the proposed maximum building height
of 55’ stating that an increased height may be necessary to achieve the maximum density
of 50 DU/Acre.
o A maximum building height of 55’ was selected since it aligns with the highest
maximum building height permitted across all zoning districts, except for General
Industrial (GI) which does not have a height restriction. A maximum building
height of 55’ allows for approximately four stories which would not allow
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developments to achieve the maximum density of 50 DU/Acre. To address this issue
there are additional provisions that can allow for increased height which in turn
would allow for additional density.
A common tool that is readily available now, as previously mentioned, to increase
height is through a Planned Area Development (PAD) overlay. In the future, a
possible method to increase height could be to encourage developments to locate
within the Vertical Development Overlay District which allows for increased
building heights and modified setbacks (only if exceeding the base vertical
allowance an utilizing the Bonus height provision). The existing Vertical
Development Overlay Areas are located in growth areas within the Town where
taller and denser developments are encouraged. Presently, residential zoning
districts are not included on the Vertical Development Overlay Zoning District, but
it could be amended in the future to permit multi-family land uses.
PUBLIC NOTIFICATION AND INPUT
A notice of initiation and citizen review was published in a newspaper of general circulation in the
Town, and an official notice was posted in all the required public places within the Town per the
requirements of the Land Development Code Article 5.205.
On March 14, 2019, a stakeholder meeting was held with interested parties to discuss possible
development standards for the multi-family – high density zoning district. Attendance included
the PC’s council liaison and representatives from the development community, the multi-housing
association, zoning law discipline, and commercial real estate field. In general, there was support
from the stakeholders regarding the proposed text amendments. Staff modified some of the
proposed development standards based on stakeholder input.
Staff has received no comment from the public.
STAFF RECOMMENDATION
For the reasons set forth in the staff report, the Planning Commission moves to recommended to
the Town Council approval of Z19-06, a request to amend the Town of Gilbert Land Development
Code, Chapter I Zoning Regulations, Division 1 General Provisions, Division 2 Land Use
Designations, and Division 6 Use Definitions; the Glossary of General Terms; and the Appendix
1 Graphics, related to the creation of a Multi Family – High Density Zoning District.
Respectfully submitted,

Sydney Bethel
Planner II
Attachments and Enclosures:
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1) Minutes of Planning Commission Study Session April 3, 2019 (Draft)
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Z19-03 LDC Text Amendment-High Density Multi-Family
Attachment 1: Minutes of Planning Commission Study Session April 3, 2019
June 5, 2019
Chair Andersen called for questions or comments for Staff. With no questions or comments for
Staff, he called the next case.
5.

Z19-03, LDC TEXT AMEND – HIGH DENSITY MULTI-FAMILY: CITIZEN
REVIEW AND INITIATION OF AMENDMENT TO THE TOWN OF GILBERT
LAND DEVELOPMENT CODE, CHAPTER I ZONING REGULATIONS,
DIVISION 1 GENERAL PROVISIONS, DIVISION 2 LAND USE DESIGNATIONS,
DIVISION 6 USE DEFINITIONS, THE GLOSSARY OF GENERAL TERMS AND
THE APPENDIX 1 GRAPHICS, RELATED TO THE CREATION OF A MULTI
FAMILY – HIGH DENSITY ZONING DISTRICT.

Planner Sydney Bethel began her presentation on Z19-03, LDC Text Amend – High Density MultiFamily: Citizen Review and Initiation of Amendment to the Town of Gilbert LDC. She provided
some context as to what was existing in the General Plan regarding this subject. She said that per
the Gilbert General Plan, there is a Residential land use classification of Residential > 25-50
DU/Acre, but there is not a corresponding multi-family zoning district. She pointed out that the
two existing multi-family zoning districts are Multi-Family / Low (MF/L) which is 8-14 DU/Acre
and Multi-Family / Medium (MF/M) which is 14-25 DU/Acre. She said they also allow Loft
Above by right in commercial zoning districts. She shared the definition that they have in the
Town’s General Plan for this land use classification of 25-50 DU/Acre. She said that these were
designated for high density, multi-family residential uses including multi-story apartments,
condominiums, townhomes, loft apartment and congregate care/senior living product types. She
provided a brief overview of the items that will be addressed in the draft text changes. These
include: the creation of a new zoning district, Multi-Family / High (MF/H) to match the existing
General Plan land use classification. She said the proposed standards are similar to that of
Regional Commercial, except that the setbacks were further reduced, when not adjacent to single
family, to allow for more of this type of urban development, that this higher density multi-family
zoning district would permit. She said the proposed Multi-Family / High (MF/H) uses align with
the permitted and conditional uses of the Multi-Family / Low (MF/L) and Multi-Family / Medium
(MF/M) zoning districts. She said that Staff recommends that the Commission Initiate a Text
Amendment to the Land Development Code (LDC) and to conduct a Citizen Review Meeting to
discuss the proposed LDC text amendment to create a Multi-Family / High (MF/H) zoning district.
Question: Philip Alibrandi asked if they are requesting going from 25 – 50 DU/Acre, what would
be defined as Multi-Family / Medium (MF/M). He said he wanted to know what that would look
like on an acre. He asked what were the limits and what would be the smallest dwelling allowed.
Answer: Sydney Bethel said that from the different development standards that have been
proposed, for example, the height limit of 55’ that they are currently proposing, is still in
preliminary stages. She said they haven’t worked through everything yet, but the height would
mean that a building could be approximately five stories. In terms of landscaping, they are
proposing that the Open Space be reduced from the traditional 40 percent to 25 percent to allow
for more density on these sites. She said there are a couple of other elements that they are
Town of Gilbert Planning Commission
Study Session April 3, 2019
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exploring, like allowing indoor or rooftop pools as part of the amenity areas. She said these are
all preliminary areas that they are continuing to explore, as they think about how to create this
district and how to allow for more urban development, while maintaining the standard that Gilbert
strives to achieve.
Question: Philip Alibrandi asked if there was a minimum square footage for a dwelling unit.
Answer: Sydney Bethel said that presently the minimum would be 35,000 square feet for one of
the buildings.
Question: Philip Alibrandi sought to further clarify the minimum square footage per unit.
Answer: Sydney Bethel said there is not a limit on an individual unit. She said that doesn’t
currently exist in their Code for any of their residential zoning districts.
Question: Philip Alibrandi asked if they weren’t indirectly saying that when they say no more
than X number of dwelling units per area. He asked if that wouldn’t be a de facto limit.
Answer: Sydney Bethel said she apologizes if she isn’t answering the question correctly, but she
said there are different constraints that come with each site, due to a number of items like the
acreage. She said that contributes to how much a developer can put on their property or decide to
implement. She said these restrictions support the development standards and create the
parameters of the highest amount you could do and the lowest amount you could do, based off of
the setbacks, height, and other restrictions, as well as the minimum building size requirement.
Comment/Question: Philip Alibrandi said he apologized for not framing his questions properly.
He said it sounds like they aren’t doing anything with height, but simply allowing people to push
out to the boundaries to get more density.
Response: Sydney Bethel answered Commissioner Alibrandi’s question by sharing some details
about setbacks in the different zoning districts.
Question: Philip Alibrandi asked if they had looked at the Master Plan to see what the Town will
look like in 20 years if they start approving the higher density with the mix of lower density and
large residential and very dense apartments.
Answer: Sydney Bethel said that they are undergoing a General Plan Update, so that is being
explored by the consulting team and Staff, in an effort to determine what they would like Gilbert
to look like in the future. She said it is being looked at and discussed. She said Gilbert has core
values of maintaining a very family-oriented community with a lower density. She said they are
exploring options to create a variety of housing for all of their resident’s needs, as well as
employment. She said the 25-50 DU/Acre is from the previous General Plan.
Comment: Philip Alibrandi said he wanted to make sure no one misunderstood his questions. He
said he thinks it is important that they have these sort of higher density options for young families.

Town of Gilbert Planning Commission
Study Session April 3, 2019
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Comment: Vice Chair Bloomfield asked if he was correct in thinking that there were only a couple
of places in Town that would match this General Plan designation. He said it might be helpful to
provide a little history as to what has come before the Commission in terms of Regional
Commercial (RC) projects in the past. He said RC was a way to get higher density multi-family,
but the RC wasn’t really designed to do that, but rather was designed to be more of an integrated
commercial development with residential. Instead of this integration, what they were seeing was
multi-family in the Commercial and they didn’t integrate very well. He said the Commission
struggled with that, so one of their recommendations was that if the reason an applicant was
wanting this was to get the higher density, then they should give them the multi-family designation
to do so. He said he appreciates that Staff has brought this forward. He said it will be limited, but
as they take a look at Downtown Gilbert, no one would have guessed that Downtown Gilbert
would have a vibe, but it’s got a vibe and it’s fun to be down there. He said there are people that
will be attracted to the Town and will like to have this kind of opportunity available to them.
Comment: Brian Johns said he supports seeing this type of development and he knows that the
General Plan isn’t going to allow it to go just anywhere. He said he would like to see it taller. He
doesn’t think 55’ will allow for five stories very easily. He said he is excited to see how this
develops and thinks Staff has done a great job on it.
Comment: Les Smith said he would commend Staff also in preparing for the inevitable. He said
that is where they are headed and he appreciates the fact that they are thinking along those lines.
Question: James Torgeson asked what percentage of that acre could actually be building, as
opposed to landscaping or parking. He said he wanted to know how much of the acre would
actually be built upon.
Answer: Sydney Bethel said that it would look different from case to case, but there are parameters
set forth to make sure that it is a livable community and environment. She said they will be
restricted by their building envelope, as well as landscape setbacks and the Open Space
requirement (which they are trying to reduce to 25%). She said that the area allowed for build-out
will be less than it would be in a very urban environment with zero lot line setbacks, but they will
have to see as they move forward what it will look like exactly. She said they have some examples
of higher density multi-family in Gilbert. She shared that in the San Tan area, there are a couple
of products that go up to 32 DU/Acre and these examples can show them what might happen in
the future. She said they can also learn from other communities across the valley that have these
higher densities and are implementing it and still creating livable products. She said they can’t
say at this point, exactly what it is going to look like.
Question: James Torgeson informed Planner Bethel that she had not answered his question. He
asked if the project was one level, what would the maximum amount of livable square footage on
one acre be. He said that if the acre has 25% landscaping, would they built the other 75% out.
Answer: Sydney Bethel said they don’t have a limit on exactly how much development can be
on there. He said they only have a maximum per building. As an example, she shared that in the
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other two multi-family districts, 35,000 square feet is the minimum the building must be, but they
don’t have a required maximum. She said if the applicant desires to have multiple buildings, they
would each need to be 35,000 square feet or higher.
Question: Chair Andersen asked how they had come up with the maximum of 50 DU/Acre.
Answer: Sydney Bethel said that the 25-50 DU/Acre was from the existing General Plan, so they
are matching the existing General Plan Land Use Classification. She said she could do some
research into how that was decided upon in that last General Plan Update, but they are presently
basing this multi-family zoning district off of that land use classification.
Comment: Chair Andersen said that it seems like an unrealistic number to hit. He said it is a nice
cushion to have, but he said the reality is that the building height that is being proposed, would
only allow 30 units to the acre. He said you would likely never reach 50 DU/Acre once you start
incorporating parking and other items that are needed on the site. He said if a developer has a 10
acre site and they wanted to get 50 units per acre, that would be 500 units. If you tried to spread
that over five stories, you’d be looking at 100 units per story. He said Gilbert has a fairly high
parking requirement for multi-family, so having to squeeze all the required parking on there and
with having to meet all the design requirements, there is no way that anyone could hit that
50/DU/Acre. He said he would recommend keeping a height restriction, but suggested they keep
it at five stories, plus 10’ for architectural articulation at the top or mechanical screening. He said
that would be more user friendly for developers to design to. He said he also suggested they might
want to consider allowing developers a higher story level if the Town is looking to do that.
Comment: Interim Planning Manager Catherine Lorbeer said she appreciates all of the comments
as they are putting this together. She said they have also received some information from some
multi-family stakeholders that they met with earlier in March. She said they would try and find a
balance that will be the right fit for Gilbert and when they come back with this in May, they will
try to incorporate the comments they have received.
Chairman Andersen Initiated the Text Amendment. He then opened up the Citizen’s Review by
inviting any member of the public who wished to speak on this Text Amendment. With no one
wishing to address the Commission, he proceeded to the next agenda item.
6. Z19-04 LDC TEXT AMEND – HERITAGE SIGN PLANS: CITIZEN REVIEW AND
INITIATION OF AMENDMENT TO THE TOWN OF GILBERT LAND
DEVELOPMENT CODE, CHAPTER I ZONING REGULATIONS, DIVISION 4
GENERAL REGULATIONS, ARTICLE 4.4 SIGN REGULATIONS, THE
GLOSSARY OF GENERAL TERMS, AND THE APPENDIX 1 GRAPHICS,
RELATED TO THE ADDITION OF NEW NOSTALGIC OR HISTORIC
ROOFTOP SIGN TYPES AND SIZES WITHIN THE HERITAGE VILLAGE
CENTER ZONING DISTRICT.
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