
 

City of Peoria 

Planning and Community Development 
Planning Division 

 9875 N. 85th Avenue, Peoria AZ 85345 
 
 
October 2, 2018 
 
Withey Morris 
Attn: Jessi Thornton 
jessi@witheymorris.com 
 
RE: Z15-0014A.1 Ironwood Commercial – Minor PAD Amendment  
     SEC 102nd Avenue and Pinnacle Peak Road 
 
Dear Ms. Thornton: 
 
This letter is in response to your request for a Minor Amendment to the Ironwood Commercial 
Planned Area Development (PAD).  Specifically, the scope of the requested amendment is as 
follows: 
 

1. Revise the development standards to reduce the rear (south) landscape setback 
from twenty-five (25) feet to eight (8) feet. 

2. Revise the allowable uses to include Storage Warehouse Condos. 
 
The Planning Division has determined that the requested amendment does not substantively 
alter or result in any major changes to the PAD as described in Section 21-604 of the Peoria 
Zoning Ordinance. As a Minor Amendment, notification of the request was given pursuant to 
Section 21-604.  Accordingly, no written comment protesting the amendment was received by 
the City within the comment window (ended close of business on October 1, 2017). 
    
To this end, the requested Minor Amendment to the Ironwood Commercial PAD 
under Case Z15-0014A.1 has been approved. The approval herein is subject to the 
conditions stated below: 

mailto:jessi@witheymorris.com


 
CONDITIONS OF APPROVAL 
 

1. The development shall substantially conform to the “Ironwood Commercial” Planned 
Area Development Standards and Guidelines Report (case Z15-0014A.1) date stamped 
October 2, 2018.  

2. The approval entered herein shall not negate any of the prior conditions contained or 
referenced within Cases Z15-0014. Those conditions shall remain in force for the PAD 
except as specifically modified for the above referenced PAD amendment. 

 
 
Subsequent approvals, including Engineering and Building Permits, will be reviewed against the 
PAD standards as amended herein. Should you have any questions in this regard, please contact 
the Planning Division at 623-773-7200. 
 
 
Sincerely, 
 

 
 
Cody Gleason 
Senior Planner 
 
 
 



 

 
 
 
 

STANDARDS AND GUIDELINE REPORT 
 
 

West of the SWC of Lake Pleasant Parkway and Pinnacle Peak Road 
Peoria, Arizona 

 
 
 
 
 
 
 

4.9 Gross Acres 
 
 
 
 
 
 
 
 

Submitted and Prepared by: 
 

Empire Residential Communities Fund II, LLC 
6617 N. Scottsdale Road 

Scottsdale, AZ  85250 
 
 
 
 
 
 
 

Zoning Case:  Z15-0014A.1 
City Council Approved Version: March 30, 2016 

City Council Approval Date: June 7, 2016 
 
 

Minor Amendment: September 6, 2018
 

 

 

 

 

 

PLANNING & ZONING 
Planned Area Development Approval 

P/Z Commission Date:_____________________ 
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I. INTRODUCTION 
 
Property:  Ironwood Commercial, the ”project”, is a 4.9-acre proposed commercial project west of 
the southwest corner of Lake Pleasant Parkway and Pinnacle Peak Road.  Ironwood Commercial 
is owned by Ironwood TB LLC (APN 200-10-051) (refer to the Vicinity Map Exhibit 1 below and 
Legal Description Exhibit 7).  This Standards and Guidelines Report shall function as the 
development standards framework and identifies all standards, regulations and bulk requirements 
for the Site.   

 
EXHIBIT 1 

 
 
Planning & Development History:  The property is currently vacant land and undeveloped.  The 
property is presently zoned AG within the City of Peoria. 
 
Purpose of Zoning Requests:  This request is for a rezone to a Planned Area Development that 
will match closely to the City’s O-1 Office Commercial zoning district, with the modification to limit 
the O-1 uses as listed in the Development Standards section and to add an allowed use of Mini 
Storage / Storage Warehouse Condos.  In conjunction with this request the Applicant is requesting 
a Minor General Plan Amendment (refer to the attached Existing Zoning Map Exhibit 5 and 
Proposed Zoning Map Exhibit 6). 
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II.  SURROUNDING CONDITIONS 

Ironwood Commercial is bound by rural county residential lots zoned RU-43 and Pinnacle Peak 
Road to the north, City of Peoria land zoned AG to the west, a commercial corner with a Circle K 
Gas Station to the east zoned C-2 and the parcel of vacant City of Peoria land zoned SR-35 
planned for the Pinnacle Peak Public Safety Facility expansion to the south (refer to the Aerial 
Map Exhibit 2 below). 
 
 

 
EXHIBIT 2: AERIAL MAP 

 
Transportation:  Primary transportation corridors in the area include Lake Pleasant Parkway 
running north-south, and Pinnacle Peak and Deer Valley Roads running east-west. The proposed 
site access would be off of Pinnacle Peak Road as indicated on the ALTA Survey (refer to Exhibit 
7).  Regional transportation includes the Agua Fria Freeway (Loop 101) to the south and east, 
Happy Valley Road to the north and Loop 303 to the west.  
 
Lake Pleasant Parkway is the major access road to the Lake Pleasant recreational areas and to 
all of the north area of Peoria.  The project will have access to Lake Pleasant Parkway at the 
Pinnacle Peak Road intersection.  Pinnacle Peak Road west of Lake Pleasant Parkway to the 
sites west property line will be constructed with the City of Peoria CIP project in the Fall of 2016. 
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Schools:  Sunset Heights Elementary (K-8), located at 9687 W. Adam Ave, is approximately 1.8 
miles, and Liberty High School (9-12), located at 9621 West Speckled Gecko Drive is 
approximately 2.0 miles. 
 
Shopping Facilities:  Albertson's Food and Drug Store located at 8240 West Deer Valley Road is 
approximately 3.5 miles south.  Fry' Food and Drug located at 8375 West Deer Valley Road is 
approximately 3.3 miles south. Arrowhead Towne Center Shopping Mall located at 7700 West 
Arrowhead Towne Center, Glendale is approximately 6.5 miles south.  Camino A Lago 
Marketplace and Walmart located at 21471 Lake Pleasant Parkway is approximately 1.4 miles to 
the north. All four corners of Lake Pleasant Parkway and Happy Valley Road (approximately 1 
mile to the north) have all been developed as community commercial.  
 
Public Recreation:  Parkridge Park located at 9734 West Beardsley Road is approximately 2.7 
miles south.  Deer Village Park located at 21217 N. 88th Lane is approximately 3.1 miles 
southeast. The Sunrise Mountain Branch Public Library is located at 21109 N 98th Avenue, 
approximately 1.9 miles south.  Lake Pleasant Regional Park - boating, skiing, camping and 
general lake recreation, located approximately 15 miles north.   
 
Aerial photographs of the project area together with several photographs of the site from different 
directions depicting the site and area conditions are included herewith. (Refer to attached Context 
Plan Exhibit 8)  
 
 
III. PAD JUSTIFICATION 

As indicated above this site is approximately 4.9 acres.  Section 14-33-2(B)(1) of the City of Peoria 
Zoning Ordinance (“Zoning Ordinance”) requires that the minimum total PAD shall be no less than 
ten acres unless the applicant can show that the minimum PAD requirements should be waived 
because the waiver would be in the public interest and that one or more of conditions of Section 
14-33-2(B)(1)(a) through (d) exists. 
 
Ironwood Commercial will be in the best interest of the public as it will be filling in a vacant and 
underutilized parcel and it meets (c) of the conditions which states “the use of the PAD concept 
will encourage the use of otherwise undeveloped property, particularly in the case of small 
undeveloped parcels surrounded or partially surrounded by developed property”. 
 

Utilization of the PAD concept for Ironwood Commercial will encourage the development of 
this otherwise undevelopable property that is partially surrounded by developed property or 
property that is in the process of being developed.  We had originally contemplated a 
straight rezone to O-1, however per discussions with City staff a PAD would outline 
limitations of otherwise allowed uses that would not be as fitting for this area, which we are 
limiting in this PAD.  

 
IV. CONSISTENCY WITH GENERAL PLAN 
 
The development goal for the Ironwood Commercial PAD is to provide a proposed office or related 
allowed uses that are compatible with the long range goals of the City of Peoria's General Plan.   

 
The current General Plan Land Use designation for the site is Estate Density Residential (0-2 
du/acre) and we are requesting a Minor General Plan Amendment to Office (refer to attached 
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Existing Land Use and Proposed Land Use Exhibits 3 and 4).  Due to the City of Peoria Pinnacle 
Peak Public Safety Facility expansion to the immediate south, the existing commercial corner 
(Circle K) to the east and the City of Peoria parcel to the west this proposed use is a suitable 
development.  The basis for this request is the statement in the current General Plan that identifies 
the potential for an Office node to be located in the general location of Pinnacle Peak Road and 
Lake Pleasant Parkway.  This modification also provides a transition/step-down of intensity from 
the existing commercial use to the east and the future Pinnacle Peak Public Safety Facility 
expansion to the immediate south from the planned residential to the north.  The proposed project 
will contribute to the overall City goals and objectives. 
 
 
V. GENERAL SITE INFORMATION AND EXISITING CONDITIONS 

The existing topography is undeveloped and sparsely covered with shrubs, and the site has no 
offsite drainage impacts: 
 

• To the east is an existing Circle K gas station, which retains runoff generated thereon.  
• To the south is undeveloped desert, which slopes away from the project site having no 

effect on the Ironwood Commercial project. 
• To the west is an existing City of Peoria retention basin and to the north is an existing 

open channel. These storm water facilities were originally designed per the “Pinnacle 
Peak Road Drainage Project: 99th Avenue to 104th Avenue” as prepared by Wood, 
Patel & Associates, Inc. Any offsite flows from the north are captured in this existing 
channel and routed to the retention basin west of the project boundary, thus having no 
effect on the Ironwood Commercial project. 

 
 
VI. PROJECT DEVELOPMENT PLAN 

Ironwood Commercial consists of a total gross area of 4.9± acres, which is proposed as future 
office or other related uses limited by this Planned Area Development and closely matching the  
O-1 Office Commercial Zoning District under Article 14-9 of the Zoning Ordinance.  In addition to 
the uses permitted within Section VIII of this document we will include Mini-storage / Storage 
Warehouse Condos, RV, Boat & Trailer Storage indoor as a permitted use. The mini-storage / 
storage warehouse condos would be a beneficial asset in this area due to the close proximity to 
the lake and large outdoor recreational open space where typical “toys” are used and need to be 
stored.  The small to moderate scale site will enhance the quality of life for Peoria residents by 
providing additional employment opportunities, generating sales tax and providing the desired 
services for surrounding neighborhoods supporting the economic growth for Peoria citizens.  The 
site will be developed by a future end user that has not been identified.   
 
The least intense non-residential zoning district that allows mini-storage / storage warehouse 
condos as a conditionally permitted use is the Planned Community Commercial (PC-2) Zoning 
District. Mini-storage / storage warehouse condos would be compatible with the surrounding area, 
and will provide a necessary service to this area of Peoria.  Additionally, the mini-storage / storage 
warehouse condos use will have less activity and traffic than many of the requested principally 
permitted uses for O-1, including Public and Private Schools, Religious Institutions Medical, 
Dental, Optician Health, Clinics and Laboratories, and Remote Mail Service.  Please refer to the 
traffic statement provided by Civtech on file with the City of Peoria. The statement identifies that 
mini-storage would generate significantly less trips than other land uses allowed under the O-1 
Office Commercial Zoning District, and would require the least amount of parking spaces. Finally, 
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we are requesting the limited O-1 uses plus the mini-storage / storage warehouse condos as a 
permitted use because there are many uses in the O-1 Zoning District that the City would not 
consider compatible for this area and mini-storage / storage warehouse condos serves as a better 
buffer to the surrounding areas.   
 
A site plan will be completed and submitted for review and approval when an end user is 
identified. Two Conceptual Development plans are attached for a preliminary design reference 
(refer to Exhibit 9A and 9B Conceptual Development Plans). 
 
VII. DEVELOPMENT STANDARDS 

The special limitations on uses shall be as identified in Section 14-9-5 of the City of Peoria Zoning 
Ordinance. The development standards for the Site will be those identified in Section 14-9-6 of the 
City of Peoria Zoning Ordinance for O-1 Office Commercial Zoning District. In the event this 
Standards and Guidelines Report is silent on a development standard or other regulation, the 
applicable O-1 Office Commercial Zoning District regulation in effect at the time of development 
shall apply. 
 
Additional Development Standards:  Open Space, Lighting, Screening, Fencing and Walls, 
Roadway Standards, and Parking requirements for the project shall conform to the Peoria Zoning 
Ordinance and the City of Peoria’s Design Review Manual. 
 
In addition to these standards the following enhanced features will be included: 

a. The southern property line shall contain an eight (8) foot landscape buffer planted in 
accordance with the landscape buffer requirements of Article 14-35 of the City Zoning 
Ordinance. 

b. No trail shall be required to be constructed by the developer. 
c. Twenty-three (23) foot landscape buffer on the south side of Pinnacle Peak Road (first 

eight (8) feet for the PUE and fifteen (15) feet for landscaping. 
d. There will be an increased number of natural materials incorporated in the pilasters 

along the screen wall, decorative caps on the pilasters, and/or a minimum number of 
materials in the screen wall beyond the required 1 material inlay in the wall. 

e. An increased number of natural materials will be used in the design elements for the 
buildings and residential design/features will be incorporated during the design review 
stage to contribute to the transition/step-down from the intense commercial corner. 

f. Fifteen (15) foot landscape tract (10’ if mini-storage / storage warehouse condos) along 
102nd Avenue will be provided. 

 
 
Permitted Uses:  The permitted uses allowed under this Planned Area Development are as 
follows: 
 

a. Professional, Administrative or Business Offices 
b. Mini Storage / Storage Warehouse Condos, RV, Boat and Trailer Storage indoor, 

and/or screened only 
c. Copy Center 
d. Art Gallery 
e. Cultural Institutions 
f. Public Buildings 
g. Public/Private Schools, Charter Schools, College and University Facilities excluding 

College and University Campuses (subject to special limitations per section 14-9-5) 
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h. Public Utility Buildings, Structures, Uses, Facilities and Equipment (subject to special 
limitations per section 14-9-5) 

i. Religious Institutions and similar places of worship 
j. Medical, Dental, Optician or Health, Clinics and Laboratories 
k. Remote Mail Service 

 
Conditionally Permitted Uses: The Planned Area Development purposefully does not identify 
any conditionally permitted uses. 
 
Accessory Uses: The permitted accessory uses allowed under this Planned Area Development 
shall be in accordance with the Office Commercial (O-1) Zoning District. 
 
Height:  The maximum building height will be 30’ in accordance with the City of Peoria Zoning 
Ordinance development standards.  To mitigate safety concerns relative to the Pinnacle Peak 
Public Safety Facility site visibility will need to be addressed during site plan review.  Mitigation 
may include additional landscape trees to provide adequate screening and clerestory and slot 
form windows to minimize views into the adjacent Pinnacle Peak Public Safety Facility. 
 
VIII. CONCEPTUAL LANDSCAPE PLAN/ STANDARDS 

Landscape:  The project landscaping will be consistent with the Peoria Zoning Ordinance 14-35 
and will enhance and match that which is provided with the Pinnacle Peak Public Safety Facility 
expansion. 
 
Street Frontages- Landscaping will be provided within the ROW and adjacent tracts per the City 
of Peoria's Landscaping requirements. 
 
Perimeter Walls/Wall Details- Perimeter walls and wall details will comply with the City of 
Peoria’s design specifications. 
 
Signage- Project signage will be processed as a separate application and will be consistent with 
the Peoria Zoning Ordinance 14-34. 
 
IX. INFRASTRUCTURE/ UTILITIES 

Following the rezone process, the Ironwood Commercial development will require further 
approvals to allow for physical development of the project.  These approvals include, but may not 
be limited to site plan approval, civil improvement plans, design review, signage and final 
landscape plans. 
 

1. Sewer 
 

Sewer service will be provided by the City of Peoria.  An existing sanitary sewer line is 
located in Lake Pleasant Parkway, which will be extended to the Ironwood Commercial 
project by the City of Peoria in the Fall of 2016 as part of the Pinnacle Peak Public Safety 
Facility expansion project. 

 
2. Natural Gas 
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Southwest Gas will provide natural gas service to Ironwood Commercial, if desired.  There 
are existing facilities approximately 200’ south at the intersection of 102nd Ave and Villa 
Hermosa. 

 
3. Water 

 
Water service will be provided by the City of Peoria.  There is an existing 16-inch water line 
in Pinnacle Peak Road and an 8-inch water line in 102nd Avenue.  The City will extend 
these water lines to and along the entire project frontage in the Fall of 2016 as part of the 
Pinnacle Peak Public Safety Facility expansion project, which are tied into the City of 
Peoria water system and will serve Ironwood Commercial development. 

 
4. Telephone 

 
Century Link Communications will be supplying the telephone services to the area.  
Facilities exist in Pinnacle Peak Road and at 102nd Avenue and Villa Hermosa and will be 
brought to this project to provide services accordingly. 

 
5. Cable Service: 

 
Cox Communications will be supplying the cable service to the area, if desired.  Facilities 
exist at the intersection of 102nd Avenue and Villa Hermosa. 
 

6. Solid Waste: 
 
Solid Waste disposal will be provided by the City of Peoria. 
 

7. Electric Power 
 

Electric power will be supplied by Arizona Public Service.  Facilities exist in Pinnacle Peak 
Road and at 102nd Avenue and Villa Hermosa and will be brought to this project to provide 
services accordingly. 
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EXHIBIT ‘A’ 
 

LEGAL DESCRIPTION  
SWC LAKE PLEASANT PARKWAY AND PINNACLE PEAK ROAD 

 
THE NORTH HALF OF THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER OF THE NORTHEAST 
QUARTER OF SECTION 17, TOWNSHIP 4 NORTH, RANGE 1 EAST OF THE GILA AND SALT RIVER MERIDIAN, 
MARICOPA COUNTY, ARIZONA, MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
COMMENCING AT THE NORTHEAST CORNER OF SAID SECTION 17, BEING A MARICOPA COUNTY 
HIGHWAY DEPARTMENT BRASS CAP IN HAND HOLE, FROM WHICH THE NORTH QUARTER CORNER OF 
SAID SECTION 17, BEING A BRASS CAP FLUSH STAMPED RLS 24513, BEARS NORTH 89°07’08” WEST, A 
DISTANCE OF 2587.43 FEET; 
 
THENCE NORTH 89°07’08” WEST, ALONG THE NORTH LINE OF THE NORTHEAST QUARTER OF SAID 
SECTION 17, A DISTANCE OF 1293.71 FEET TO THE NORTHEAST CORNER OF THE NORTHWEST QUARTER 
OF THE NORTHEAST QUARTER OF SAID SECTION 17, SAID POINT BEING THE POINT OF BEGINNING; 
 
THENCE SOUTH 00°12’19” EAST, ALONG THE EAST LINE OF THE NORTHWEST QUARTER OF THE 
NORTHEAST QUARTER OF SAID SECTION 17, A DISTANCE OF 329.90 FEET TO THE SOUTHEAST CORNER 
OF THE NORTH HALF OF THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER OF THE NORTHEAST 
QUARTER OF SAID SECTION 17; 
 
THENCE NORTH 89°09’12” WEST, ALONG THE SOUTH LINE OF THE NORTH HALF OF THE NORTHEAST 
QUARTER OF THE NORTHWEST QUARTER OF THE NORTHEAST QUARTER OF SAID SECTION 17, A 
DISTANCE OF 647.86 FEET TO THE SOUTHWEST CORNER OF THE NORTH HALF OF THE NORTHEAST 
QUARTER OF THE NORTHWEST QUARTER OF THE NORTHEAST QUARTER OF SAID SECTION 17; 
 
THENCE NORTH 00°22’46” EAST, ALONG THE WEST LINE OF THE NORTHEAST QUARTER OF THE 
NORTHWEST QUARTER OF THE NORTHEAST QUARTER OF SAID SECTION 17, A DISTANCE OF 330.29 FEET 
TO THE NORTHWEST CORNER OF THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER OF THE 
NORTHEAST QUARTER OF SAID SECTION 17; 
 
THENCE SOUTH 89°07’08” EAST, ALONG THE NORTH LINE OF THE NORTHEAST QUARTER OF SAID 
SECTION 17, A DISTANCE OF 646.86 FEET TO THE POINT OF BEGINNING. 
 

SAID PARCEL CONTAINS 213,678 SQUARE FEET OR 4.9054 ACRES, MORE OR LESS. 
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