
 
 

Staff Report Z-80-15-3 
February 8, 2016 

 
North Mountain Village Planning 
Committee Meeting Date: 

February 17, 2016 

Planning Commission Hearing Date:  March 3, 2016 

Request From:  C-O / G-O (0.50 acres), and R-5 
(0.24 acres) 

Request To:  C-1 (0.74 acres) 

Proposed Use:  Expansion of veterinary hospital to 
allow indoor boarding and grooming 

Location: Approximately 250 feet west of the 
northwest corner of Central Avenue 
and Dunlap Avenue 

Owner: NCAH Property LLC and 28 Dunlap 
LLC 

Applicant/Representative: Wendy Riddell, Berry Riddell LLC 

Staff Recommendation: Approval, subject to stipulations 

 

General Plan Conformity 

General Plan Land Use 
Designation 

Residential 3.5 to 5 du/acre 

Street Map Classification 
Dunlap 
Avenue 

Major 
Arterial 

40 foot north 
half street 

STRENGTHENING OUR LOCAL ECONOMY, LOCAL AND SMALL BUSINESS 
ELEMENT GOAL, LAND USE PRINCIPLE: Facilitate adaptive reuse of older, 
underutilized properties to create mechanisms for new local and small 
businesses to operate, thrive and grow. 
 
The proposed rezoning will utilize a vacant property and allow for the expansion of an 
existing, adjacent business.  
 
CONNECT PEOPLE AND PLACES CORE VALUE; OPPORTUNITY SITES; LAND 
USE PRINCIPLE: Support reasonable levels of increased intensity, respectful of 
local conditions and surrounding neighborhoods. 
 
The proposal will activate a vacant site and allow for the expansion of an existing, 
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adjacent business. This expansion will slightly increase the commercial intensity in the 
area, while staying consistent with local conditions and the surrounding land uses. 

 

Surrounding Land Uses/Zoning 

 Land Use Zoning 

On Site 
Animal Hospital and Multifamily 
Residential (Vacant) 

C-O / G-O, R-5 

North Single-Family Residential R1-6 
South Sunnyslope High School R1-6 
East Commercial  C-2 
West Offices R-5 

 

Commercial Neighborhood Retail (C-1) 

Standards Requirements Proposed 

Building Setbacks   
Street Average 25 feet Existing – Average 20 feet 
Side 0 feet (east) 

10 feet (west) 
Existing– 7 feet (east) 
Existing - 10 feet (west) 

Landscaped Setbacks   
Street Average 25 feet Existing – Average 20 feet 
Side 0 feet (east) 

10 feet (west) 
Existing – 10 feet (east) 
Existing - 22 feet (west) 

Lot Coverage Maximum 50% Met – 19.7% 
Building Height Maximum 30 feet Met – Existing 15 feet 
Parking Minimum 11 required Met – 22 provided 

 
Background/Issues/Analysis 
 
1. This is a request to rezone three parcels totaling 0.74 acres made up of 0.50 

acres of C-O / G-O (Commercial Office) and 0.24 acres of R-5 (Multifamily 
Residence District) to C-1(Neighborhood Retail) for the expansion of a 
veterinary hospital to allow indoor boarding and grooming. The request will 
utilize the existing buildings on the site.  

  
2. The General Plan Land Use Map designation for the property is Residential 3.5 

to 5 dwelling units per acre. Although the proposal is not consistent with the 
General Plan Land Use designation, an amendment is not required as the 
subject parcel is less than 10 acres in size. 
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3. The parcel on the eastern portion of the subject site zoned C-O / G-O has been 

operating as a veterinary hospital for approximately 20 years. The western 
parcel zoned R-5 is currently vacant, but has previously been operating as 
offices. There are existing single-family homes to the north. The property west 
of the site has R-5 zoning and offices now occupy previously single-family 
homes. Sunnyslope High School is to the south of the site and commercial 
uses are located to the east.  
 

  

Subject Site 
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4. The site has two existing buildings. The building on the eastern portion of the 

subject site (Building 2) is occupied by a veterinary hospital while the western 
building (Building 
1) was previously 
used as an office, 
but is now vacant. 
Building 2 is 2,598 
square feet and 
Building 1 is 1,262 
square feet. The 
proposed site plan 
includes 22 
parking spaces, 
which complies 
with the parking 
requirements. In 
order to ensure 
the existing 
buildings and 
setbacks are maintained, staff is recommending a stipulation for general 
conformance to the site plan date stamped December 21, 2015.    

  

5. The C-1 zoning district allows for indoor grooming and boarding at veterinary 
offices as long as the keeping or boarding of animals does not occupy more 
than 25 percent of the gross floor area of the building. The site plan shows the 
total percentage of the kennel area to board animals as 8% of the gross floor 
area and therefore satisfies this requirement. 

  
6. Residential is located to the north. In a previous rezoning case (Z-32-91) for the 

eastern parcel, a stipulation was recommended to construct a masonry wall 
along the alley to buffer the site from residential uses to the north. In order to 
maintain this buffer, staff has included a stipulation that a minimum 6 foot 
masonry wall be constructed along the north property line.  

  
7. The site currently faces and is accessed from Dunlap Avenue. To enhance the 

landscape areas as well as to provide shade for pedestrians, a stipulation has 
been included to provide shade trees along Dunlap Avenue. 

  
8. The developer shall construct all streets within and adjacent to the 

development with paving, curb, gutter, sidewalk, curb ramps, streetlights, 
median islands, landscaping, and other incidentals as per plans approved by 
the Planning and Development Department. All improvements shall comply 
with all ADA accessibility standards. 
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9. The City of Phoenix Water Services Department has noted that there are no 

water or sewer infrastructure concerns. 
  
10. No fire code issues are anticipated with this case and the site and/or buildings 

shall comply with the Phoenix Fire Code. 
  
11. The City of Phoenix Floodplain Management division of the Street 

Transportation Department has determined that this parcel is not in a Special 
Flood Hazard Area (SFHA), but is located in a Shaded Zone X, on panel 1730 
L of the Flood Insurance Rate Maps (FIRM) dated October 16, 2013. 

  
12.  Development and use of the site is subject to all applicable codes and 

ordinances. Zoning approval does not negate other ordinance requirements. 
Other formal actions such as, but not limited to, zoning adjustments and 
abandonment me be required. 

 
Findings 
 
1. As stipulated, the proposal is compatible with the surrounding land use patterns 

in the area.  
  
2. The expansion will allow for additional commercial amenities to serve the 

surrounding community.  
  
3. The proposal is consistent with the commercial development in the immediate 

area. 
 
Stipulations 
 
 1. The development shall be in general conformance with site plan date stamped 

December 21, 2015, as approved by the Planning and Development 
Department. 

  
 2. The property owner shall provide minimum of three 2-inch caliber trees 20-feet 

on center or in equivalent groupings on the south property line, as approved by 
the Planning and Development Department.  

  
 3. A minimum 6-foot high masonry wall shall be constructed along the north 

property line, as approved by the Planning and Development Department.   
  
 4.  The developer shall update all existing off-site street improvements (sidewalks, 

curb ramps and driveways) to current ADA guidelines, as approved by the 
Planning and Development Department.  
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Writer 
Hannah Oliver  
January 29, 2016 
Marc Thornton 
 
Attachments 
Zoning sketch 
Aerial 
Site plan dated 12-21-15 (1 page) 
Elevations dated 12-21-15 (2 pages) 
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