
 
 
COMMISSION ACTION:  Motion made by Commissioner Gallegos to recommend 
APPROVAL of ZON16-06 subject to staff report stipulations.  Motion seconded by 
Commissioner Harper.  The motion was APPROVED with a vote of 5 to 0. 
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Planning 
Staff Report 

 
DATE: October 6, 2016 
 
TO: Planning Commission 
 
FROM: Tabitha Perry, Assistant Planning Director 
PRESENTED BY: Martin Martell, Planner 
 
SUBJECT: REZONING (ZON) APPLICATION ZON16-06: BIOLIFE 

PLASMA SERVICE CENTER – 16480 NORTH 59TH AVENUE 
 
 
REQUEST: Rezone from C-O (Commercial Office) to G-O (General Office).  
 
APPLICANT/OWNER: Rick Engineering Company / Kings Plaza, LLC. 
 
REQUIRED ACTION: The Planning Commission must conduct a public hearing and 

determine if this request is in the best long-term interest of this 
neighborhood and consistent with the General Plan. 

 
RECOMMENDATION: The Planning Commission should recommend approval subject to 

stipulations. 
 
PROPOSED MOTION: Move to recommend approval of ZON16-06 subject to the 

stipulations contained in the staff report. 
 
SUMMARY: The applicant is requesting to rezone property located at the 

northwest corner of 59th and Kings Avenues from the C-O 
(Commercial Office) zoning district to the G-O (General Office) 
zoning district.  By changing the zoning to the G-O zoning district it 
would allow a medical use greater than 5,000 square feet, which is 
the maximum floor area for medical and clinical laboratories in the 
C-O zoning district.   
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DETAILS OF REQUEST: 
 
General Plan Designation: 
The property is designated as OFC (Office). 
 
Property Location and Size: 
The property is located south of the southwest corner of 59th Avenue and Bell Road (16480 
North 59th Avenue) and is 2.59 acres in size. 
 
Design Review: 
A design review application has been submitted concurrently with the rezoning application. 
 
Project Details: 
The property is currently vacant and is in the C-O zoning district, which has a maximum 
permitted square foot limit for all medical and clinical laboratories.  Since the proposed medical 
use on the property will exceed the maximum square foot limit for medical and clinical 
laboratories, the applicant is requesting to rezone the property to G-O.   
 
The proposed building will be 16,692 square feet.  Pedestrian access to the proposed facility will 
be provided by a new sidewalk along 59th Avenue.  The applicant’s site plan depicts a 120 foot 
wide buffer of parking and landscaping between the existing single family homes to the west and 
the proposed facility.  Selected colors and materials are proposed to complement the surrounding 
area and all rooftop equipment will be screened from street view. The site will be well 
landscaped with drought tolerant vegetation and attractive hardscape elements.  Parking areas 
will be screened from street view by an attractive three foot high wall.  This project will match 
the high quality offices that exist to the south and southeast of the site. 
 
The proposed company to occupy this new building that will be developed on this site is BioLife 
Plasma Services, which collects plasma from donors and processes this collected plasma into a 
variety of plasma-based therapies.  The donors are pre-screened by examinations before they are 
admitted and then compensated for their donation by a pre-paid credit card.  The daily hours of 
operation will be from 8:00 a.m. to 6:00 p.m. and will employee approximately 50 to 60 staff 
members, which may grow as the number of donations increase.  The applicant estimates that on 
a weekly basis approximately 1,000 to 2,000 plasma donors will visit the site.  
 
CITIZEN PARTICIPATION TO DATE: 
 
Applicant’s Citizen Participation Process: 
On June 14, 2016, the applicant mailed notification letters to adjacent property owners and 
interested parties notifying them of a neighborhood meeting.  Planning and the applicant 
received six (6) responses regarding the request.  The majority of these responses were not 
against the rezoning of the property, but were opposed to the planned land use.  On June 27, 
2016, a neighborhood meeting was held and a total of 18 individuals attended.  The majority of 
the attendees were against the proposed end user, but were not opposed to the rezoning of the 
subject site.  The majority of the attendees are aware that even with the current zoning in place 
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on the property a smaller plasma donation facility would still be a permitted land use.  The 
applicant’s Citizen Participation Final Report is attached. 
 
Planning Commission Public Hearing: 
A Notice of Public Hearing was published in The Glendale Star on September 15, 2016.  
Notification postcards of the public hearing were mailed to adjacent property owners and 
interested parties on September 16, 2016.  The property was posted on September 16, 2016. 
 
STAFF FINDINGS AND ANALYSIS: 
 
Findings: 

• The proposed amendment is consistent with the policies and objectives of the General 
Plan. 

• The proposal will be compatible with other existing and planned development in the area. 
• The proposal will meet the City’s Commercial Design Expectations regarding site 

planning, architecture, landscaping, building materials and colors, and screening of 
mechanical equipment. 

• The proposal will result in a quality facility serving a community need. 
 

Analysis: 
• The proposed rezoning of this property to G-O will be consistent with the policies and 

objectives of the Office General Plan Designation. 
• The future land use proposed on this site as a medical office is compatible with the 

offices located to the south and the medical offices located southeast of the subject 
property. 

• The quality of the development on this site will exceed many of the standards for 
commercial development and will be evaluated via the City’s Design Review process. 

• Although the rezoning request would allow any of the permitted land uses in the GO 
zoning district, the specific identified business will result in a quality facility serving a 
community need.  

• All applicable City departments have reviewed the application and recommended 
approval of the application. 

 
RECOMMENDATION: 
 
The Planning Commission should recommend approval of this request, subject to the following 
stipulations: 
 

1. Development shall be in substantial conformance with the narrative and site plan, both 
date completed August 24, 2016. 

 
2. Dedication of additional right-of-way on 59th Avenue to provide for a total half-street 

width of 60 feet shall be made prior to issuing a Certificate of Occupancy.  
 

3. Dedication of additional right-of-way on Kings Avenue to provide for a total half-street 
width of 30 feet shall be made prior to issuing a Certificate of Occupancy.  
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1. Project Description 

BioLife Plasma Services Center is proposed to be located on an approximately 2.59 acre site at the 
northwest corner of 59th and Kings Avenues in Glendale, Arizona.   The existing site is zoned Commercial 
Office (C-O) and is located within close proximity to single family housing and commercial 
developments.  The property, currently consisting of vacant land that is bounded by Kings Plaza 
Shopping Center to the North, the Social Security Administration Building to the South and Motor 
Vehicle Department (MVD) further South, and a Wal-Mart to the East.   
  
The proposed medical office center will incorporate the use of all-sided architecture, high-quality and 
durable materials, complimentary colors, code-compliant landscaping, appropriate rooftop and other 
screening and security in this new development.  BioLife is confident the architectural design proposed 
for this 16,692 square-foot building will be compatible with the site and the surrounding area.   
 
 

 
Figure 1:  Proposed BioLife Plasma Services Center Building 

 
BioLife is requesting the rezoning of the existing site from Commercial Office (C-O) to General Office (G-
O), which will allow for the development of the proposed medical facility. The reason for this request is 
because this proposed new medical facility will be greater than 5,000 square feet, which is the 
maximum permitted size for medical uses in the current C-O Zoning District.  According to the City of 
Glendale Zoning Ordinance, a zoning designation of General Office (G-O) includes any building that 
provides professional office uses, including medical, and the zoning district is to provide for “major 
employment concentrations with projects designed to be compatible with surrounding residential uses.” 
(Ord. No. 1772, 6-23-93) 

2. Overview of Citizen Participation Plan 

The Planning Division determined that a notification letter and a neighborhood meeting are the most 
appropriate public notification techniques for this project. A notification letter was mailed out to the 
individuals on the mailing lists provided by the City of Glendale on June 17, 2016. A neighborhood 
meeting was held on June 27, 2016.   A follow-up letter to the neighbors was mailed out to the 
surrounding neighbors on August 4, 2016.   
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3. Areas of Notification Map 

An outlined map of the areas of notification is provided below (Fig. 2). All property owners on this map 
will be notified. This map meets all City of Glendale ordinance requirements. 
 

 
Figure 2:  Areas of Notification Map 

 

4. Property Owners Notified  

Below, is a list of the property owners that were notified within the outlined map of Areas of 
Notification which was provided by the City of Glendale Planning Division.  An ‘X’ has been placed on the 
list for any mail that was returned undeliverable. 
  

LOCATION OF SITE 

500’ NOTIFICATION AREA 
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Martin Martell, Planner 
Planning 
5850 W. Glendale Avenue, Suite 212 
Glendale, AZ 85301 

Diana Figueroa, Senior Secretary 
Planning 
5850 W. Glendale Avenue, Suite 212 
Glendale, AZ 85301 

 

7. Total Number of Individuals Notified and Number that Participated 
 

There were a total of 132 invitations mailed out. Of the 132 invitations mailed out, 18 individuals 
attended the Neighborhood meeting.  There were 6 emails received regarding the rezone. 

 

8. Major Issues Discussed 
 
The major issues discussed were traffic circulation, residential buffers and plasma centers. 

 

9. How are Issued being addressed 
 
To ensure that all public concern is addressed, the owner/developer’s address and phone number was 
provided during the Neighborhood Meeting.  Any individual or interested party may contact the 
owner/developer regarding any concerns.   
 
The BioLife project team took measures to address such potential concerns in the design phase for the 
BioLife building and surrounding infrastructure.  A 20-foot landscape buffer is provided for the neighbors 
immediately adjacent to the BioLife project. Additionally, the architectural design of the building and 
landscape areas for the proposed site include color palettes, materials, and plant species which 
complement the existing surroundings and offer an agreeable aesthetic environment for the area. 

10. Addressing Potential Public Concern  
 
The design team for BioLife Plasma Services has considered the project from the likely perspective of the 
surrounding property owners and all interested parties.  A potential concern for said parties may involve 
changes to traffic, privacy, and appearance of the proposed building. 
 

11. Informing the Public of Changes 
Should there be any amendments to the proposed development after the initial public notification and 
the neighborhood meeting, the surrounding property owners and other interested parties will be mailed 
an additional notification letter discussing the changes. 
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Dear Neighbor: 

This letter is to inform you that Build to Suit, Inc. is applying to rezone a parcel with the City of Glendale.  
The property is located at 16480 North 59th Avenue, Glendale, Arizona 85308, which is south of the 
southwest corner of 59th Avenue and Bell Road in the Sahuaro District. 

BioLife is requesting the rezoning of the existing site from Commercial Office (C-O) to General Office (G-
O), which will allow for the development of the proposed medical facility. The reason for this request is 
because this proposed new medical facility will be greater than 5,000 square feet, which is the 
maximum permitted size for medical uses in the current C-O Zoning District.  According to the City of 
Glendale Zoning Ordinance, a zoning designation of General Office (G-O) includes any building that 
provides professional office uses, including medical, and the zoning district is to provide for “major 
employment concentrations with projects designed to be compatible with surrounding residential uses.” 
(Ord. No. 1772, 6-23-93). 

The applicant will be hosting a neighborhood meeting at the below listed time and place.  A map 
identifying the meeting location is attached.  Discussion at the meeting will include an overview of 
BioLife project and the Rezoning request. 

 Neighborhood Meeting for BioLife 
 Location: Thunderbird Executive Inn 
 Address:  15249 North 59th Avenue, Building 101 (Honor Council Rooms) 
 Date: Monday, June 27, 2016 

Time: 6:00 p.m. 
  

A Site Plan is included as an attachment to this Notification Letter for your review.  Please provide any 
comments to this rezone request by June 22, 2016.  Please write or call me at the above address or 

 Developer: 
Jason Harder 
Build to Suit, Inc. 
1805 State Street, Suite 101 
Bettendorf, IA 52722 
Phone:  (563)355-2022 
jasonh@buildtosuitinc.com 
 

June 14, 2016  
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phone number.  If you have questions or are unable to attend, you may also contact Martin Martell with 
the City of Glendale Planning Division at (623) 930-2597, or mmartell@glendaleaz.com.  

Sincerely, 

 

Jason Harder, PE 
Build to Suit, Inc. 
Manager 

Attachments:  
1) Map 
2) Site Plan 
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AGENDA

for

BioLife Neighborhood Meeting

1. Introduction of Team – Kathi Walp
a) Joe Cirone – Project Manager/EOR
b) Jason Harder – Built to Suit
c) David Taufatofua – BioLife
d) Martin Martell – Planner
e) Councilman Ray Malnar

2. Description of the Project – Joe Cirone

3. About BioLife –
a) Jason Harder
b) David Taufatofua

4. Questions / Answers
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Kathi Walp

From: Martell, Martin <MMartell@GLENDALEAZ.COM>
Sent: Thursday, June 23, 2016 10:10 AM
To: Kathi Walp
Subject: Re: BioLife Plasma services.

Good morning Kathi,

I hope all is well.

Yesterday I received the e mail below concerning the neighborhood meeting. Keep this for your CP Final
Report. This responder did mention that he will attend the meeting and you may want to prepare answers
for his concerns, the majority of which looks like a misunderstanding of the rezoning request.

Regards,

Martin Martell
Planner
City of Glendale
623.930.2597

From: Mark Rudder <mark@signsok.com>
Sent: Wednesday, June 22, 2016 6:16 PM
To: Martell, Martin
Subject: BioLife Plasma services.

Martin,

re: The proposed rezoning of the BioLife property at Kings and 59th ave.
I live just off 61st Drive, 1 Block South of Kings,
therefore this zoning change request impacts my neighborhood.

I read that the current zoning of C O allows for 5,000 square feet of
building.
The proposed size of the BioLife building is 16,692 square feet.
That is over 3 times the current zoning.
I feel that is an unreasonable increase in building size.
This will also increase traffic near and through our neighborhood,
specifically along Kings Ave. which connects to 67th ave..
The South entrance of the proposed BioLife property is also on Kings Ave.

Additionally, plasma services are similar to retail locations in that
there is a constant flow of traffic to and from these locations
due to the nature of the business.

I believe these factors will adversely impact the property values in our
neighborhood,
and therefore I oppose this zoning change.
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I will attend the neighborhood meeting.

Mark Rudder
602 539 2500
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Kathi Walp

From: Martell, Martin <MMartell@GLENDALEAZ.COM>
Sent: Friday, June 24, 2016 8:09 AM
To: Kathi Walp
Subject: FW: rezoning of property located @ 16480 N 59th ave.

Follow Up Flag: Follow up
Flag Status: Flagged

Good morning Kathi,

I also received this e mail yesterday evening that will need to be placed in your CP Final Report.

Regards,

Martin Martell  
Planner
City of Glendale, AZ  
(623) 930-2597 
mmartell@glendaleaz.com

From: Hermmoz [mailto:hermmoz@aol.com]
Sent: Thursday, June 23, 2016 3:58 PM 
To: Martell, Martin 
Subject: Fwd: rezoning of property located @ 16480 N 59th ave. 

-----Original Message----- 
From: Hermmoz <hermmoz@aol.com>
To: mmartell <mmartell@glendale.az.com>
Sent: Wed, Jun 22, 2016 8:55 am 
Subject: rezoning of property located @ 16480 N 59th ave. 

Sir:     
   Please do not allow this rezoning to pass. A plasma center is not "designed to be compatible with surrounding 
residential uses". 

    I was a nurse manager of a plasma center in downtown Phoenix for many years. . 

   80% of the clientele are homeless, addicted to iv drugs or alcohol or both. Most do not drive. After the clients are paid 
they get their substance of choice and then return to the center parking lot. We called police for passed out people daily. 
And constantly found used syringes on our property. Businesses surrounding the center were broken into frequently. 

   Is this what you want to bring into a residential area, whose home values have just recently risen??  We live in the 
neighborhood behind the proposed building. There are many young families with children, well as retired people who take 
daily walks. They should locate to a more commercial area.  

   Thank you for your concern.       Niki & Herman Mozart 
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Kathi Walp

From: Jason Harder <jasonh@buildtosuitinc.com>
Sent: Sunday, June 26, 2016 6:55 PM
To: Kathi Walp; Joe Cirone
Subject: Fwd: BioIife PLASMA Services

FYI

Sent from my iPhone 

Begin forwarded message: 

From: Nellie Navarro <eltaxi23@icloud.com>
Date: June 26, 2016 at 8:21:46 PM CDT 
To: jasonh@buildtosuitinc.com
Subject: BioIife PLASMA Services

To whom it may concern; As a resident in the proposed area of this building , I appreciate the 
fact  that you decided to hand out homemade flyers literally hours before your meeting . These 
unattractive tactics  have played out time & time again. We as a neighborhood ,understand that 
what comes with plasma services ,transients, the homeless, & drug users! It will be a pleasure 
hearing your people give  our neighbors the flat out truth about a plasma center! 



1

Kathi Walp

From: Martell, Martin <MMartell@GLENDALEAZ.COM>
Sent: Monday, June 27, 2016 9:13 AM
To: Kathi Walp
Subject: FW: rezoning of parcel at 16480 N 59th Ave Glendale, AZ 85308

Good morning Kathi,

I received another neighborhood response form a letter recipient with concerns about the future use of the site for your
CP Final Report.

Thanks,

Martin Martell  
Planner
City of Glendale, AZ  
(623) 930-2597 
mmartell@glendaleaz.com

From: Terry Johnson [mailto:dancemom_2@hotmail.com]
Sent: Sunday, June 26, 2016 4:40 PM 
To: Martell, Martin 
Subject: rezoning of parcel at 16480 N 59th Ave Glendale, AZ 85308 

Dear Mr. Martell,

I live on Kings Ave, approximately 1 block west of the above parcel. I am unable to be at the neighborhood
meeting scheduled for June 27 at 6 pm.
I am opposed to the rezoning and building of this plasma services business at this location. This parcel is
closely adjacent to a quiet residential neighborhood and I feel that a plasma donation center will bring
unwanted traffic and people to this area. The entrance to this business would be on Kings Ave which is a
residential street and would promote more people travelling through our neighborhood. I do not feel this is
an appropriate business to have direct access to a residential street. I have researched the location of several
other donation centers in Glendale, Goodyear, Mesa and these centers are located in commercial areas with
no residential access.
Also, there is a United Blood Services 1 mile away at 59th Ave and Union Hills who takes plasma, blood, etc
donations. I feel we do not need another of the same business within 1 mile.

I appreciate your time and taking my opinions into account. If you have an questions, please feel free contact
me.

Thank you,
Theresa Johnson
6027 W. Kings Ave
Glendale, AZ 85306
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602 334 9558
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Kathi Walp

From: Martell, Martin <MMartell@GLENDALEAZ.COM>
Sent: Tuesday, July 05, 2016 1:35 PM
To: Kathi Walp
Subject: FW: Zone Change Request for Biolife Plasma Services

Good afternoon Kathi,

I received the e mail below concerning BioLife of Glendale for your records and for the CP Final Report.

Thanks,

Martin Martell  
Planner
City of Glendale, AZ  
(623) 930-2597 
mmartell@glendaleaz.com

From: Steven Parker [mailto:steven.parker01@icloud.com]
Sent: Monday, July 04, 2016 11:10 PM 
To: Martell, Martin 
Subject: Zone Change Request for Biolife Plasma Services 

Dear Mr. Martell, 

I live about a block from the proposed site for the new Biolife Plasma center. I attended the informational 
meeting held at Thunderbird School of Global Management on June 27th. 

It is my understanding that the zoning change request is being made to allow Biolife to build a larger facility 
than current zoning rules would allow.  I am writing to ask that this request be denied.

I share some of the concerns about this project that were expressed by several of my neighbors who also 
attended the meeting.  Specifically, I have two issues: 
1) Increased traffic through our neighborhood. The estimated vehicle increase of 36 per day that was offered by 
the Biolife representatives seems very low, given that their own figures estimate about 1400 clients per week.
2) Biolife may be different, but plasma centers have a reputation for attracting people who are associated with 
property and drug crimes. The possibility of increased crime can have a negative effect on our property safety 
and value.

I am aware that if the zone change request is denied by the City of Glendale, Biolife may still build on this 
site.  But at least that building would be slightly smaller and the numbers of clients and vehicles would be 
reduced accordingly.

Thank you for considering my concerns. 
Sincerely,
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Steven Parker 
6002 W. Juniper Ave 
602-938-5905

"So teach us to number our days that we may get a heart of wisdom."  
Psalm 90:12 
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Kathi Walp

From: Martell, Martin <MMartell@GLENDALEAZ.COM>
Sent: Wednesday, July 13, 2016 10:54 AM
To: Kathi Walp
Subject: FW: Biolife

Good morning Kathi,

I received the following e mail today from a neighbor that lives behind where the BioLife Facility will be here in Glendale
for your records. If you could contact her at jarvi_brown_harty@cox.net with a contact for BioLife Plasma Services that
will be great or you can send that information to me and I’ll pass that information along to Jarvi.

Thanks,

Martin Martell  
Planner
City of Glendale, AZ  
(623) 930-2597 
mmartell@glendaleaz.com

From: jarvi_brown_harty [mailto:jarvi_brown_harty@cox.net]
Sent: Wednesday, July 13, 2016 8:47 AM 
To: Martell, Martin 
Cc: rmainar@glendaleaz.com
Subject: Biolife 

Hi Martin, 
I would like to know the government agency that regulates the plasma collection facility (not the safety of the 
blood product, which i know is the FDA).  If you have a contact at Biolife Plasma that can provide this 
information,  it would be helpful for my research on the rezoning proposed for Biolife. 

My research indicates that this is not under any government agency,  which is a very large concern to the 
purposed Biolife facility and rezoning request proposed at 16480 n 59th ave,  Glendale 85308.

I have spoken to many US government, Arizona government, County and local Government agencies (of which 
i have names and contact information for,  namely us.gov.com, FDA, US Dept of Health and Human Services, 
AZ dept of health services including Lab services, Maricopa Dept of public health, and many more), and there 
seems to be no regulation on plasma centers involving the actual collection of blood. 

If there is no government regulation the collection of blood outside of a lab or hospital namely plasma centers, 
there is no way they could be classified as a medical facility.   If that is the case,  i strongly urge you to 
reconsider this rezone at 16480 n 59th ave, and more importantly allowing this or any other facility like it to 
relocate into the City of Glendale period.
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I have also spoken to the City of Glendale's economic development department who emphatically told me that 
plasma centers were not being actively recruited by the City.  He also gave me a series of medical facilities that 
have located to the City of Glendale and there was NO mention of plasma centers.  

In addition, I have advised United Blood Services national offices that the city is proposing a competitive 
business to be located within a mile of their location.   I'm not sure how that fosters relationships with current 
businesses in the City of Glendale, which was one of the highlighted priciples of the general plan?  

In any case, i have included Ray on this email as well.   I would like to address this issue with the Glendale City 
Council at the next available meeting.   Please let me know when that is and the steps to be included on the 
agenda.

Please let me know if you have any questions or require additional information.

Also, please let me know at your earliest convenience the information that i have requested.  

Thank you, Jarvi Brown-Harty 

Sent from my Sprint Samsung Galaxy S7. 
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Dear Neighbor: 

This  letter  is a  follow‐up  to  inform you  that Build  to Suit,  Inc.  is applying  to rezone  the southern 2.59 

acres of  the parcel  located at  the northwest corner of 59th and Kings Avenue  (16480 N. 59th Avenue) 

from C‐O (Commercial Office) to G‐O (General Office) with the City of Glendale.   

The applicant hosted a neighborhood meeting on June 27, 2016.   During the neighborhood meeting,  it 

was  apparent  that  the  purpose  for  the  rezone  request was  not  fully  understood.  Build  to  Suit,  Inc. 

proposes  to  rezone  the property  from C‐O  (Commercial Office)  to G‐O  (General Office), which has no 

restrictions on the amount of floor space a medical use can have. The rezone request  is not regarding 

the size of the building allowed, but the amount of floor space within the building that will be utilized as 

“medical  use”,  which  is  5,000  square  feet  in  the  C‐O  zoning  district.  The  City  of  Glendale  Zoning 

Ordinance  describes  a  zoning  designation  of  General  Office  (G‐O)  as  any  building  that  provides 

professional office uses, including medical, and the intent of this zoning district is to provide for “major 

employment concentrations with projects designed to be compatible with surrounding residential uses.” 

(Ord. No. 1772, 6‐23‐93). 

If you have questions you may contact myself at the address above, you may also contact Martin Martell 

with the City of Glendale Planning Division at (623) 930‐2597, or mmartell@glendaleaz.com.   

Sincerely, 

 

Jason Harder, PE 
Build to Suit, Inc. 
Manager 

  Developer: 
Jason Harder 
Build to Suit, Inc. 
1805 State Street, Suite 101 
Bettendorf, IA 52722 
Phone:  (563)355‐2022 
jasonh@buildtosuitinc.com 
 
August 2, 2016 
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