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TOWN OF GILBERT
PLANNING COMMISSION
Gilbert Municipal Center

Council Chambers

50 E. Civic Center Drive, Gilbert, AZ

June 3, 2026
PLANNING COMMISSION PRESENT:  STAFF PRESENT:
Noah Mundt, Chair Ashlee MacDonald, Planning Manager
William Fay, Vice Chair Alena Jorquez, Assistant Town Attorney
Jdn Simon Monte Lyons, Council Liaison
Brian Andersen Veronica Gonzalez, Principal Planner
Lesley Davis Keith Newman, Senior Planner
Louis DeGravina Nicole Russell, Senior Planner
Lisa Gage Sal DiSanto, Planner II

Jenna Lyon (Alternate)

PLANNING COMMISSION ABSENT:
Raymond Huang (Alternate)

PLANNER CASE PAGE VOTE
Nicole Russell GP25-05/725-14 3-4

CALL TO ORDER OF THE STUDY SESSION
Chair Mundt called the study session of the Planning Commission to order at 5:08 p.m.
STUDY SESSION

1. $25-07 HARVEST GROVE PRELIMINARY PLAT: Request to approve a preliminary plat
and open space plan for Harvest Grove, for 910 home lots on approximately 311.02 acres
located at the southeast corner of Val Vista Drive and Germann Road, in the Single Family
Attached (SF-A), Single Family Detached (SF-D), Single Family-6 (SF-6), Single Family-8 (SF-8)
and Regional Commercial (RC) zoning districts with a planned area development (PAD)
overlay district. Keith Newman (480) 503-6812

Planner Newman shared the aerial map, noting that the subject site is approximately 264 acres
of the larger project and encompasses the single-family portion. He shared the proposed
preliminary plat next to the approved development plan, noting that the only change was that
the number of proposed SF-D homes south of Fry’s Marketplace was reduced from 61 to
approximately 51 due to a need to widen some streets.
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Planner Newman shared the conceptual landscape plan and open space plan, which proposes
18.7% open space, including parks. He shared elevations of the clubhouse, which resembles a
barn and is located in one of the parks. The park will also contain amenities such as a tot lot,
pickleball courts, fruit trees, and a pool.

Planner Newman shared the vehicular and pedestrian circulation and amenities plan. The parks
are connected by pedestrian trails. The applicant aims to open Phase 1 of construction in 2027,
with a full build-out in 2032.

Planner Newman requested general feedback on the project, noting that, per a recent text
amendment, the preliminary plat and open space plan would be approved administratively by
staff rather than returned to the Commission.

COMMISSION QUESTIONS/COMMENTS

Vice Chair Fay expressed approval of the project, noting that the Town Council had already
approved it, and no major changes had been made since.

Commissioner DeGravina noted that his concerns regarding the projects were addressed,
including elimination of the multi-family element, provision of differently sized homes, and plans
to finish Coronado Street to 156th Street.

2. DR26-30 COLD STORAGE DISTRIBUTION WAREHOUSE: Site plan, landscaping,
grading and drainage, elevations, floor plans, lighting, and colors and materials for
approximately 4.96 acres within a larger 10.76 master site plan, located at 455 East Baseline
Road, and zoned General Industrial (Gl) with a PAD overlay. Sal DiSanto (480) 503-6759

Planner DiSanto noted that the project would fall within the Horizon Engineering Industrial Park
PAD. The subject site is surrounded by light industrial and other Gl uses. The applicant would like
to demolish the existing building and construct a warehouse that meets the operational needs of
the business, which is food and beverage distribution.

Planner DiSanto shared the site plan, which proposes a 58,614-square-foot warehouse in the
center, with 10 off-street loading bays to the west. A screen wall is proposed along the north side.
There are two access points on Baseline Road and sufficient internal circulation. Per the
proposed square footage, 65 parking spaces are required; there are 85 in an existing parking
field.

Planner DiSanto noted that staff is still working with the applicant to address a few issues,
including pull-through parking spaces and missing landscape species. Landscaping has been
evenly distributed. The applicant intends to keep the existing landscaping in place but will
replace landscaping that is damaged during construction. Planner DiSanto shared the
elevations, noting that the applicant has worked with staff to incorporate a neutral color scheme.
The main material is insulated steel paneling.
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Planner DiSanto invited general feedback, particularly regarding the elevations. He noted that
the applicant wishes to submit construction documents at-risk.

COMMISSION QUESTIONS/COMMENTS

Commissioner Simon noted that island vegetation does not seem necessary on industrial sites
and inquired regarding access to the rear portion of the parcel.

Jason Stanley, Plan Review Supervisor, responded that an ingress/egress easement leads to the
two rear parcels.

Commissioner Andersen requested staff’s opinion on the building elevations.
Planner DiSanto responded that they require work, such as additional movement in roofline
variation, and a sense of arrival to indicate the main entrance, such as an accent color or

different material.

Commissioner Andersen expressed agreement with Planner DiSanto and suggested the
applicant address those concerns.

Commissioner Davis expressed agreement and suggested that the building orientation be
flipped so that the offices face the street. She suggested that elements be added to beautify the
north side and that the entry to the offices be defined.

Chair Mundt noted that the design is appropriate for the use and that the applicant is free to
submit construction documents at-risk.

3. DISCUSSION OF REGULAR MEETING AGENDA
Chair Mundt summarized the regular meeting agenda.
ADJOURN STUDY SESSION

Chair Mundt adjourned the study session at 5:34 p.m.
CALLTO ORDER OF REGULAR MEETING

Chair Mundt called the June 3, 2026, regular meeting of the Planning Commission to order at 6:01
p.m.

PLEDGE OF ALLEGIANCE
Chair Mundt led the Pledge of Allegiance.

ROLL CALL
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A roll call was conducted, and it was confirmed that a quorum was present.
4. DISCUSSION AND APPROVAL OF AGENDA
Chair Mundt called for a motion to approve the agenda.

MOTION: Vice Chair Fay moved to approve the agenda of the June 3, 2026, meeting of the
Planning Commission, as presented, seconded by Commissioner Simon. The motion passed 6-0-
1.

COMMUNICATIONS
5. COMMUNICATIONS FROM CITIZENS

At this time, members of the public may comment on matters within the jurisdiction of the
Planning Commission. The Commission/Board may not discuss items that are not specifically
identified on the agenda. Therefore, pursuant to state law, action taken as a result of public
comment will be limited to directing staff to study the matter, responding to any criticism, or
scheduling the matter for further consideration. There were no communications from citizens.

é. REPORT FROM COUNCIL LIAISON ON CURRENT EVENTS
There was no report.
PUBLIC HEARING (CONSENT)

All items listed below are considered to be of the public hearing consent calendar. The
Commission/Board may, by a single motion, approve any number of items where; after opening
the public hearing, no person requests the item be removed from the consent calendar. If such a
request is made, the Commission/Board shall then withdraw the item from the public hearing
consent calendar for the purpose of public discussion and separate action. Other items on the
agenda may be added to the consent calendar and approved under a single motion. There were
no items on the consent agenda.

PUBLIC HEARING (NON-CONSENT)

Non-consent public hearing items will be heard at an individual public hearing and will be acted
upon by the Commission/Board by a separate motion. During the public hearings, anyone
wishing to comment in support of or in opposition to a public hearing item may do so. If you wish
to comment on a public hearing item, you must fill out a public comment form indicating the item
number on which you wish to be heard. Once the hearing is closed, there will be no further public
comment unless requested by a member of the Commission/Board.

7. GP25-05 RESIDENCES AT THE RESERVE: Request for minor general plan amendment
to change the land-use classification of approximately 4.9 acres generally located
southeast of the intersection of Gilbert Road and Germann Road from General Office (GO)
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to Residential, 14-25 dwelling units per acre (du/acre). The effect of this amendment will be
to change the plan of development to allow multi-family development.

Z25-14 RESIDENCES AT THE RESERVE: Request to rezone approximately 4.9 acres of real
property generally located southeast of the intersection of Gilbert Road and Germann Road
from Business Park (BP) to Multi-Family Medium (MF-M) with a PAD overlay to modify
landscape setbacks, open space percentage, and reduced side and rear setbacks. The
effect will be to reduce building and landscaping setbacks and open space percentage for
a multi-family development. Nicole Russell (480) 503-6716

Planner Russell shared the history of the subject site’s surrounding area and the vicinity map.
Increased landscaping and setbacks have been proposed to create a buffer between MF-M and
employment uses with developments to the east. Neighborhood meetings were held on February
13, 2024, and August 12, 2025. Concerns were raised regarding traffic, privacy, and drainage.
Staff has received two letters from the neighboring community and one from the city of Chandler,
encouraging the town of Gilbert to include Chandler residents in the public engagement process.
Planner Russell shared the plans that were presented at the 2024 and 2025 neighborhood
meetings, noting the changes made between them based on the comments received.

The PAD overlay proposes three deviations: reduction of the side and rear landscaping setbacks
from 20 feet to zero feet adjacent to non-residential, reduction of the rear building setback from
20 feet to 15 feet adjacent to non-residential, and reduction in common open space percentage
from 40% to 35%. Because the San Tan business park was originally developed as one
development, the north property line is part of a private drive; therefore, landscaping in that area
is not feasible. The required landscaping will be provided elsewhere.

Planner Russell shared the development plan. Partially in response to feedback, the applicant is
proposing a three-story, U-shaped building. The carriage houses were moved to the west side,
the garages were moved to the east side, and two rows of trees were added to the south
boundary. The applicant proposed high, clear story windows on the south side to avoid standard
windows facing single-family residential.

Planner Russell shared community goals and policies that are relevant to the proposed
development. Staff believes the proposed deviations and rezones are in conformance with these.

Taylor Earl, the applicant, 3101 North Central Avenue, noted he was speaking on behalf of the
Reserve at San Tan, representing the owner of that business campus and the subject site. He
noted that the owner has not been able to attract business development to the subject site for
the past 20 years and that the site is not economically viable as BP. The COVID-19 pandemic
permanently changed the way many Americans work, and demand for office space has
decreased since then. He shared changes that were made for the proposal and renderings of the
proposed construction, noting the intent was for a mixed-use campus. He provided additional
detail regarding the deviation requests, noting that most of those related to setbacks are
adjacent to property owned by the Reserve at San Tan, which considers the various parcels part
of the same campus. Regarding the landscape percentage deviation request, he noted that the
proposed open space would actually be 40.2% when calculating based on the developable area
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rather than the full area that includes easements and drive aisles. Further, a high degree of usable
open space is proposed. No parking deviations are requested. He noted that the total daily trips
would be less for MF-M compared to BP.

STAFF RECOMMENDATION

Staff found that the proposed applications meet the findings of fact as required by the land
development code. Staff recommended that the Commission recommend to the Town Council
approval of GP25-05 and Z25-14, subject to the conditions listed in the staff report.

COMMISSION QUESTIONS/COMMENTS

Vice Chair Fay inquired what changes had been made in response to the feedback from the study
session.

Planner Russell deferred to the applicant.
Commissioner Davis inquired whether staff had concerns regarding losing the BP designation.

Planning Manager MacDonald responded that the Economic Development Department had
reviewed the plan and had no comments.

Commissioner Andersen inquired whether a MF-M user was in place.

Mr. Earl responded that, although the Reserve at San Tan specializes in offices, the owners plan
to develop, own, and lease the MF-M property with the assistance of a property management
company.

Chair Mundt inquired whether the trip counts accounted for office vacancies and requested
additional information regarding the landscape deviation request.

Mr. Earl responded that the trip counts were calculated based on occupied office space.
Landscaping the drive aisle would block access.

Chair Mundt opened the floor to public comment.

Enrique Llanas, who resides in Peterson Farms in Chandler, noted a need to protect commercial
land for Gilbert’s economic future. He expressed concerns regarding traffic, crime, and privacy.

Marcus Cabrera, Chandler resident, noted that he and his neighbors had prepared a set of
comments together and would take turns reading through them. He noted that he was not
opposed to development on the subject site but requested that it be developed as BP, noting the
property remains viable for commercial development.

Connor Langan, Chandler resident, noted that nearby business parks have continued to be
developed and leased successfully, and that the occupancy of offices owned by the Reserve at
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San Tan increased between the two neighborhood meetings, though the developer characterized
them as largely vacant.

Rose Crutcher, Chandler resident, suggested that the developer consider building a detached
home on the site rather than a multi-family building. She noted that additional apartments are
not necessary to sustain the town’s employment goals, as there is sufficient multi-family housing
nearby.

Ryan Boyker, Chandler resident, noted that the proposed development does not represent high-
quality, family-oriented development, as 93 of the units were one-bedroom, making the building
similar to a dormitory.

Leah Burns, Chandler resident, expressed concern that predatory individuals would place
recording devices in the south-facing windows, which face homes that have children and pools.

Martha Burns, Chandler resident, noted that existing nearby apartments already present traffic
safety issues and expressed concern that apartment residents would watch children in the
neighborhood pools.

John Parkinson, Chandler resident, stated that the developer underrepresented privacy impacts
and that property owners relied on existing zoning protections and likely would not have
purchased homes in the neighborhood, or would have valued them differently, had they known
the zoning would change.

Alex Shelton noted that he had heard that another property to the west was being developed as
residential, meaning decreased commercial zoning. He expressed concerns regarding drainage
and large dumpsters that would be near his property, leading to increased noise from garbage
trucks and rat issues.

Mr. Earl noted that, regarding drainage, the plan is to build underground retention; water will not
be run to neighboring properties. The properties at Gabriella Point and Aura San Tan were
rezoned from regional commercial rather than BP and were proposed to contain many more units
than the project in question. He shared data indicating a housing shortfall in Arizona.

Danny Court, principal at Elliott D. Pollack & Company, presented an economic study for the
proposed development, noting it would produce $109,220 per year in tax revenue for Gilbert, as
well as $75,500 for the school district.

Mr. Earl noted that the one-bedroom units were designed for young professionals rather than
students. The property owners have considered the privacy factor and proposed a doubled
landscape setback and buffer landscaping.

Chair Mundt inquired regarding the proposed density.

Mr. Earl responded that it was 24.6 du/acre.
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Commissioner Simon inquired regarding the zoning of the vacant land to the west and whether
six stories were allowed in BP zoning.
Planning Manager MacDonald responded that the land is zoned general commercial.

Planner Russell responded that BP zoning may allow more than six stories. She noted that the
applicant had mentioned emergency-only access along Mustang Drive; the traffic impact study
was done under the assumption it would be full access. Staff will review this matter as well as the
grading and drainage as part of a Design Reivew application.

Chair Mundt noted that the proposed density was near the maximum allowed for MF-M, and
additional deviations were requested. He inquired how many units would fit on the site without
the deviations.

Planner Russell responded that she was unsure.

Commissioner Simon expressed appreciation for both the residents and the applicant and noted
he was undecided on whether to support the project. He noted that some concerns were brought
up for each new development and that the Commission cannot speculate on issues that may not
arise, such as crime, vagrancy, and rats. He noted that the applicant has taken actions to prevent
visibility into backyards and that property values continue to rise.

Commissioner Gage noted that the land use was a satisfactory one, and that the requested
deviations made sense.

Vice Chair Fay noted that he does not object to the use of the land but to the deviations.

Chair Mundt noted that he is in favor of multi-family housing; however, the developer seemed to
have reduced the setbacks to maximize density. He noted that the site has no constraints that
require deviations.

Commissioner DeGravina also expressed concern regarding the deviation requests. He noted
that property values would not decrease as a result of the proposed development.

Commissioner Andersen noted that he is in favor of landowners being able to use the land they
own as they wish, and that the deviations are sensible.

Commissioner Davis expressed agreement with Commissioner Andersen regarding the
deviations and noted that she trusts the Economic Development Department’s assessment of the
economic impact. She acknowledged the neighbors’ concerns but noted many would likely not
materialize.

Commissioner Andersen inquired when the cases would be heard by the Town Council.

Planning Manager MacDonald responded that they would appear on the August, 2026, agenda.
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It was noted that the zoning needs to be in conformance with the general plan; however, since
the Commission was voting to make recommendations to the Town Council, it was possible to
vote on the rezoning case, although it did not recommend approval of the general plan
amendment.

MOTION: Commissioner Andersen moved to recommend approval of ltem GP25-05 RESIDENCES
AT THE RESERVE, seconded by Commissioner Davis. The motion did not pass 3-4.

MOTION: Commissioner Andersen moved to recommend approval of Item Z25-14 RESIDENCES
AT THE RESERVE, subject to the conditions stated in the staff report, seconded by Commissioner
Davis. The motion did not pass 3-4.

ADMINISTRATIVE ITEMS

Administrative Items are for the Commission/Board discussion and action. It is at the discretion
of the majority of the Commission/Board regarding public input requests on any administrative
item. Persons wishing to speak on an administrative item should complete a public comment form
indicating the number on which they wish to address. The Commission/Board may or may not
accept public comment.

8. PLANNING COMMISSION MINUTES - Consider Approval of the Minutes of the Study
Session and Regular Meeting of May 6, 2026.

MOTION: Commissioner Simon moved to approve the minutes of the study session and regular
meeting held on May 6, 2026, seconded by Vice Chair Fay. The motion passed 6-1.

COMMUNICATIONS
EXECUTIVE SESSION

The Public Body may convene into an executive session at one or more times during the meeting,
as needed, to confer with the Town Attorney for legal advice regarding any of the items listed on
the agenda as authorized by A.R.S.§38-431.03.A.3. An executive session was not required at this
meeting.

9. REPORT FROM THE CHAIRMAN AND MEMBERS OF THE COMMISSION ON CURRENT
EVENTS

Commissioner Gage noted that the room was excessively cold and requested that the issue be
remedied.

10. REPORT FROM PLANNING SERVICES MANAGER ON CURRENT EVENTS
There was no report.

ADJOURNMENT
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Chair Mundt called for a motion to adjourn the regular meeting.

MOTION: Commissioner Simon moved to adjourn the regular meeting, seconded by Vice Chair
Fay. The motion passed 7-0.

The regular meeting of the Planning Commission was adjourned at 7:51 p.m.
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