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I. INTRODUCTION 
 
Property:  Olive Crossroads, the ”Project”, is a 29.72-acre proposed commercial project on the 
southwest corner of 83rd Avenue and Olive Road.  The Project is owned by Empire Residential 
Communities Fund III, LLC (APN 142-34-004B) (refer to the Vicinity Map Exhibit 1 below and 
Legal Description Exhibit 8).  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 C-2 and RM-1 within the City of Peoria and being leased for 
agricultural purposes. 
 
Purpose of Zoning Requests:  This request is for a rezone to a Planned Area Development that 
will match closely to the City’s Intermediate Commercial (C-2) Zoning district.  In conjunction with 
this request the Applicant is requesting a Minor General Plan Amendment (refer to the attached 
Existing Land Use Zoning Maps Exhibits 4 and 6 respectively and Proposed Land Use and Zoning 
Maps Exhibits 5 and 7 respectively). 
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II.  SURROUNDING CONDITIONS 

The Project is bound by R1-8, PAD and C-2 zoning to the north; C-2 and R1-8 to the west; C-2 
and PAD residential to the east and R1-8 residential to the south. (refer to the Aerial Map Exhibit 2 
below and Existing Zoning Exhibit 6). 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT 2: AERIAL MAP 
 
 
Transportation:  Primary transportation corridors in the area include 83rd Avenue running north-
south, and Olive Avenue running east-west. The proposed site access would be off of 83rd Avenue 
and off of Olive Avenue as indicated on the ALTA Survey (refer to Exhibit 8 ALTA Survey).  
Regional transportation includes the Agua Fria Freeway (Loop 101) to the west and U.S. Route 60 
to the east.  
 
Schools:  Cotton Boll (K-8), located at 8540 W Butler Ave, is approximately .6 miles west, and 
Raymond S Kellis High School (9-12), located at 8990 W Orangewood Ave is approximately 2.0 
miles south. 
 
Shopping Facilities:  Fry' Food and Drug located at 9043 W Olive is approximately 1 mile west. 
Arrowhead Towne Center Shopping Mall located at 7700 West Arrowhead Towne Center, 
Glendale is approximately 7.3 miles north.  Park West is located at 9744 W Northern and is 
approximately 3.1 miles south.  Target Shopping Center is located at 9350 W Northern and is 
approximately 2.2 miles to the south.  
 
Public Recreation:  Pioneer Park located at 8755 N 83rd Ave is across 83rd Avenue on the east 
property line.  The Peoria Branch Public Library is located at 8463 W Monroe St, approximately 
1.2 miles north.   
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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 9)  
 

 

III. CONSISTENCY WITH GENERAL PLAN 
The development goal for the Project PAD is to provide a proposed commercial project that is 
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 Low Density Residential (2.0 – 5.0 
du/acre), however the existing zoning is a mix of C-2 and RM-1, therefore we are requesting a 
Minor General Plan Amendment to Community Commercial (refer to attached Existing Land Use 
and Proposed Land Use Exhibits 4 and 5).  The Minor General Plan Amendment is being 
submitted concurrent with the PAD.  This modification updates the land use to match the existing 
C-2 and proposed PAD zoning.  The proposed project will contribute to the overall City goals and 
objectives. 
 
 
IV. GENERAL SITE INFORMATION AND EXISITING CONDITIONS 

The subject property is currently utilized as irrigated farmland and ultimately slopes to the 
southwest with slight low point in the middle of the property. This property is located within Zone 
X.  Flood Zone X is defined as: areas of 0.2% annual chance of flood; areas of 1% annual chance 
of flood with average depths of less than 1‐foot or with drainage areas less than 1 square mile; 
and areas protected by levees from 1% annual chance flood. 
 
Per City of Peoria design standards, the retention for the parcel will be sized to accommodate the 
100‐year, 2‐hour storm event. 
 
 

V. PROJECT DEVELOPMENT PLAN 

The Project consists of a total gross area of 29.72± acres with existing zoning of C-2 and RM-1.  
We are proposing a rezone of the whole site to Planned Area Development that closely matches 
the C-2 Commercial Zoning District under Article 14-9 of the Zoning Ordinance.  Therefore, 
rezoning the entire site to PAD will increase neighborhood stability by providing the existing 
residential and the regional City park (Pioneer Park), both in the immediate area, new shopping 
inventory. The proposed development would also satisfy the demand for convenience at a very 
accessible location for services and amenities.  As noted in the market study completed by 
McRight & Company on July 29, 2016, when considering market conditions overall, there is 
opportunity for new shopping center inventory at strong, high-traffic locations, such as this site. 
The subject site would be highly desirable to an anchor tenant as well as inline retail tenants and 
pad users based on the location along an established traffic corridor. Olive Avenue is one of the 
few east/west arterial roads that offers direct access between I-17 and points much further west 
than AZ Loop 303.  The site is located on the “Going-Home” side of Olive Avenue for traffic exiting 
Loop 101 at Olive Avenue.  This will be an additional advantage for a grocery tenant and pad 
users.  Finally, the site would offer the potential for a new modern grocery store in this area, which 
is a significant benefit to surrounding neighborhoods. The development is a significant opportunity 
for the City of Peoria to prevent leakage of sales tax revenues to other nearby locations in 



 

6 

 

Glendale and Phoenix.  Please refer to the complete Market Study on file with The City of Peoria 
Zoning Case #Z16-0011. 
 
In addition, the commercial 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.  (refer to Exhibit 3 
Preliminary Development Plan).   
 
Development Standards: The Project will meet the City of Peoria C-2 Zoning District property 
development standards as defined in section 14-9-6 of the Zoning Ordinance except as modified 
within this document. 
 
Parking:  In accordance with the City of Peoria Zoning Ordinance. 
 
Building Elevations: Building elevations within the center shall be designed to create a unified 
aesthetic, identifiable through the use of colors and materials.   Materials utilized within the PAD 
shall be of high quality and the use of mixed materials is encouraged. The architecture, materials, 
and colors will be approved in Design Review. 
 
Suggested materials and colors are listed below. A minimum of four of the seven suggestions will 
be required for final design.  Subject to Design Review, additional materials and colors may be 
used, provided that they are substantially similar and are consistent and complementary with the 
other buildings in the development.   
 
Materials: 

 Simulated wood lap siding 
 Decorative split face CMU 
 Decorative concrete brick units 
 Composite metal canopies incorporating architectural elements, design and pedestrian 

scale 
 Ground face masonry units 
 Anodized aluminum storefront w/ glazing 
 Smooth or Sand Finish Stucco 

 
Colors: 

 Earth tones 
 Desert hues 
 Warm accents 

 
Additional Development Standards:  Lighting, and Roadway Standard requirements for the 
project shall conform to the Peoria Zoning Ordinance and the City of Peoria’s Design Review 
Manual.  Additional standards will include the following: 
 

 The anchor tenant and future commercial buildings shall have minimum southern setbacks 
as shown in Exhibit 13 Southern Landscape Buffer and Setback Exhibit. 

 The anchor incorporates a varied plane front façade while the outlots have buildings 
situated with slightly staggered alignments and are located near the arterial roads creating, 
in general, a parking field with pedestrian access features away from the public roads. 
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 The main walkway area in front of the anchor will incorporate score lines with varied 
patterns and the major pedestrian access route, including drive crossings, will use 
decorative pavement patterned to create visual interest.  

 Drive entrances and internal intersections will be distinguished with decorative pavement 
to provide visual interest and establish zones of traffic awareness. 

 Decorative benches will be provided in the pedestrian areas. 
 Enhanced monument sign design incorporating site materials for visual interest will be 

incorporated along the street frontages in accordance with Exhibit 11. 
 To the extent possible parking directly adjacent to the roads shall be minimized; with the 

exception of the parking adjacent to the Shops B building. 
  Decorative benches shall be provided in the front arcade of the anchor store.  
 Seating areas including benches and trash receptacles will be provided for pedestrians 

along the main connectivity walkway. 
 Shops A of the development is located adjacent to Olive Ave with no intervening parking or 

drives. See Exhibit 3. 
 The fuel center, Pads A, B, and C are separated from the roads with circulation drives but 

have no intervening parking. See Exhibit 3. 
 The two public entries to the anchor building shall provide a human and inviting scale with 

its transparency and lower cantilever canopy over the doors. Signage on the canopy of the 
entries and lighting direct the customer into the building.   

 The building materials shall be varied in colors and materials and compatible with those 
used in the adjoining neighborhood.   

 The scale of the buildings shall be reduced by the use of varying parapet heights, 
contrasting materials and colors, and varying vertical and horizontal projections.   

 Instead of a boulevard entrance, modified one hundred (100) foot landscaped triangle 
areas (intersecting at the Olive Avenue curb line) shall be provided at the easterly drive 
entrance. See Exhibit 10. 

 The Olive Avenue enhanced entrance landscape area shall include a hardscape 
architectural feature that will have aesthetic characteristics and theme elements of the 
overall development. See Exhibit 10.  

 The easterly entrance from Olive Avenue and the middle entrance from 83rd Avenue are 
considered the main drive aisles. There shall be no direct access to parking within 100’ of 
either entry. See Exhibit 3. 

 Drive entrances and internal intersections shall be distinguished with decorative pavement 
to provide visual interest and establish zones of traffic awareness. See Exhibit 10. 

 Internal intersections, including connective drives from the adjacent 5 acre parcel, will be 
distinguished with decorative pavement to provide visual interest and establish zones of 
traffic awareness. Pavement markings (stop bars) and stop signage will also be provided 
at key locations.  

 The front façade of the anchor building will include canopies / awnings to provide shade for 
pedestrian passive use areas.  

 Planters will be incorporated into the design of the pedestrian areas. 
 A 17’ wide curbed island with undulating 8’ wide sidewalk is provided from the main Olive 

Avenue entrance directly to the anchor store front. Plantings shall be provided along the 
sidewalk and landscape islands projecting into the parking field will have shade trees to the 
maximum extent possible adjacent to the 8’ sidewalk. See Exhibit 10. 

 A second landscaped median shall be provided (13’ wide) from Olive Avenue to the anchor 
entrance. See Exhibit 10. 
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 Secondary 6’ wide pathways shall be provided throughout the site giving connectively 
between all buildings and public streets. 

 In place of landscaped parking median requirements for areas in excess of thirty (30) 
spaces, enhanced street frontage landscaping as identified below and the two main 
landscaped parking medians shall take the place of this requirement. 

 The proposed main pedestrian spine shall include passive pedestrian areas including 
benches and trash receptacles and will accomplish the intent to provide parking area 
landscaping as well as pedestrian shaded passive activity areas and connectivity to the 
center. 

 All crossings are defined by decorative pavement that shall match throughout the center. 
 Planters, and benches shall be provided in the front arcade of the anchor store.  
 Seating areas including benches and trash receptacles will be provided for pedestrians 

along the main connectivity walkway. 
 Two bus bays exist adjacent to the site along the ROW in 83rd Avenue. These two bus 

bays will remain, or be modified as required to allow for deceleration / right-turn lanes into 
the proposed site. The bus shelter facilities shall be constructed by the developer in 
accordance with City standards. 

 Bicycle parking shall be provided throughout the site at each building and within 50’ of the 
main entrances of the anchor. The spaces will be located under building canopies, 
awnings/shade structures, or shade trees. 

 Cart storage facilities for the anchor are incorporated within the building façade and, 
therefore, incorporated into the architectural aesthetics of the center. 

 In addition, this project shall include a shopping cart containment system (“Gate Keeper” 
wheel lock or approved equal) in accordance with Section 17 of the Peoria City Code. 

 
 
VI. PERMITTED, CONDITIONAL AND ACCESSORY USES  

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 Intermediate Commercial (C-2) Zoning District. In the event 
this Standards and Guidelines Report is silent on a development standard or other regulation, the 
applicable Intermediate Commercial (C-2) Zoning District regulation in effect at the time of 
development shall apply. 
 
Permitted Uses:  The uses allowed under this Planned Area Development shall include all 
Intermediate Commercial (C-2) Zoning District permitted uses, as well as the following principally 
permitted uses: 
 

 One Large-Scale Retail facility defined as a single retail user over 100,000 square 
feet GFA; 

 One Fuel Center subject to the provisions of Section 14-9-5 of the City of Peoria 
Zoning Ordinance; 

 Up to three (3) drive through restaurants and one (1) drive through pharmacy; 
 Emergency medical care facility twenty-four (24) hour operations with ambulatory 

service as depicted on PAD A (refer to Exhibit 3 Preliminary Development Plan). 
 
The Emergency Medical Care Facility use will be a small medical facility that provides service at a 
higher level than an urgent care, however does not specialize in trauma service.  The facility will 
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not receive emergency ambulatory vehicles but will transport via ambulances patients that need 
the next level of care provided at a full service emergency room.  Typically the emergency center 
would receive 25-35 visits per day with an approximate number of staff of 7-10 people at one time.  
The emergency room will provide approximately 15-20 beds depending on the location for 
observation stays. 

 
Prohibited Uses:  The following is a list of prohibited uses within this PAD: 

 Billiard halls, bowling alleys, cocktail lounges, liquor stores and adult uses. 
 
Conditionally Permitted:  The permitted conditional uses allowed under this Planned Area 
Development shall be in accordance with the C-2 Commercial Zoning District. 
 
Accessory Uses:  The permitted accessory uses allowed under this Planned Area Development 
include the following: 

 
 Outdoor dining and seating areas  subject to the provisions of Section 14-9-5 and the 

following additional restrictions: 
o Outdoor dining area shall be located at least two hundred (200) feet from any 

residentially zoned property. 
o Outdoor music, if provided, shall not be audible from residentially zoned 

property. 
 Outdoor Display and Sales Areas in addition to the standards and allowances identified 

within 14.9.5 of the City of Peoria Zoning Ordinance (for the sole use of the major 
anchor tenant only) shall be in accordance with the following: 

o The major anchor tenant shall be permitted to have temporary outdoor display 
and sales in the area identified on Exhibit 13 This area shall be located outside 
of main drive aisles and exclusively for use by the anchor tenant. 

o Outdoor Display and Sales shall occur between the hours of 7AM – 10PM. 
o The use would be limited to a duration of 2 weeks at a time and no more than 6 

times per year. 
o The area identified in Exhibit 13 shall contain appropriate traffic calming and 

safety notifications (i.e. cones, signs, etc.) to ensure safe pedestrian access 
and appropriate vehicular movements around the site. 

o The anchor tenant shall be required to obtain all necessary permits including 
but not limited to Fire and Building permits, with the exception of a Temporary 
Use Permit through the Planning Division if in compliance with the above 
requirements. 
 

 
VII. CONCEPTUAL SITE PLAN/ STANDARDS 

Landscape:  Except for modifications identified below, the project landscaping will meet all of the 
City of Peoria Zoning Ordinance requirements in 14-35 Landscaping (refer to Exhibit 10 
Preliminary Landscape Plan).  The landscape materials will complement the surrounding areas 
while adding its own distinct signature.  All plant material throughout the project will be chosen for 
their qualities of lushness and color capabilities and will use thorn-less species of trees in parking 
areas. 
 
This PAD shall only require two (2) parking lot landscape medians developed in accordance with 
the “Additional Development Standards” section of this document and as identified in Exhibit 10.  



 

10 
 

One of these proposed medians will be developed as the major pedestrian access routes from 
Olive Avenue.  The proposed pedestrian spines accomplish the intent to provide both parking area 
landscaping as well as pedestrian connections to the center. 
 
In addition, the landscape design will exceed the minimum requirements and include the following: 

 Planters shall be provided in the front arcade of the anchor store and in the pedestrian 
areas. 

 Enhanced entrance landscape areas will include a hardscape architectural feature that 
will have aesthetic characteristics and theme elements of the overall development 
(refer to Exhibit 11 Preliminary Signage Plan). 

o Landscaping will be incorporated with these aforementioned elements to 
complement and enhance the experience of entering the site. 

 The included conceptual site plan indicates pedestrian circulation, including ADA ramps, 
connecting parking areas and all buildings. All crossings are defined by decorative 
pavement. 

 One hundred (100) foot landscaped triangle areas, intersecting at the Olive Avenue 
curb line, will be provided at the easternmost drive entrance. 

 Tree and shrub density shall be as modified herein along the arterial roads. 
o One (1) tree and ten (10) shrubs per every twenty (20) linear feet, trees to be at 

least 24” box with several 36” box trees or palms planted at focal entry points, 
and shrub and groundcover shall occupy approximately seventy five percent 
(75%) of the total street frontage at maturity.  This exceeds what would 
otherwise be the City landscape requirement of plantings at maturity. 

 A thirty (30) foot landscape buffer is required between this development and the 
residential to the south. 

o The required planting within this buffer will be four (4) twenty-four (24) inch box 
trees and ten (10) shrubs per one thousand (1,000) square feet, and forty 
percent (40%) of vegetative groundcover at maturity. 

o To the extent possible hostile vegetation shall be used within the landscape 
buffer. 

   
Street Frontages: Landscaping will be provided within the ROW and adjacent tracts per the City 
of Peoria's Landscaping requirements except as modified herein. 
 
Screen Walls/Wall Details: Walls shall be in accordance with City of Peoria standards except 
when directly abutting single family residential property lines no undulation shall be required. 
 
Signage: Project signage will be processed as a separate application and will be consistent with 
the Peoria Zoning Ordinance except where noted below (refer to Exhibit 11 Preliminary Signage 
Plan for sign approximate locations and design).  
 

Type of Sign Number of 
Signs 

Height of Signs 
in feet 

Square Footage Allowed 
in square feet 

Primary Monument Sign 2 12 48 
Minor Monument Sign 3 8 24 

Gas Station Sign 1 8 32 (16 square foot max for 
changeable copy) 

Primary Monument with 
Gas Station Sign 

Incorporated 

1 12 60 
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 Building mounted wall signs shall be in accordance with the City of Peoria Zoning 
Ordinance except the maximum allowance for users over 100,000 square feet of gross 
floor area shall be 500 square feet.  

 
 
VIII. INFRASTRUCTURE/ UTILITIES 

Following the rezone process, the 83rd Avenue & Olive Avenue 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, final landscape 
plans and final plat. 
 

1. Sewer 
 

Sewer service will be provided by the City of Peoria.  There is an existing 18” sewer in 83rd 
Avenue that is approximately 10’‐12’ deep. This particular sewer is the deepest in the area 
and may provide the most depth and cover to serve the subject property. There is no 
existing sewer that runs along the property frontage in 85th Avenue but there is existing 8” 
sewer in close proximity. There are existing sewer manholes located near the intersections 
of Townley Avenue, Golden Lane, and Lawrence Lane along 85th Avenue. These existing 
manholes are approximately 8’ deep. This existing sewer is shallower than the sewer 
within 83rd Avenue but still has potential to serve a portion of the parcel. 

 
In addition there is an existing 8” sewer line along the south side of Olive Avenue that is 
approximately 8’‐12’ deep and flows to the east. This sewer is located on the high side of 
the parcel and may be difficult to convey flows to from the low side of the parcel. Likewise, 
this sewer should have adequate depth to serve improvements located closer to Olive 
Avenue. Along the north half of Olive Avenue is another 8” sewer that slopes to the west. 
This sewer is approximately 7’ deep and is unlikely to be utilized to serve the parcel. 
 

2. Natural Gas 
 

Southwest Gas can provide natural gas service to 83rd Avenue & Olive Avenue, if desired.   
   

3. Water 
 

Water service will be provided by the City of Peoria.  There is an existing 16-inch water line 
in 83rd Avenue, 24” and 12” waterlines in Olive Avenue and an 8” waterline in 85th Avenue 
all of which will allow for a looped water system. 

 
4. Telephone 

 
Century Link Communications will be supplying the telephone services to the area.  There 
are existing lines in Olive Crossroads Avenues at the property line.   
 

5. Cable Service: 
 
Cox Communications will be supplying the cable service to the area, if desired.  Facilities 
exist in the area near the northwest corner of the property.  There is an existing line in 
Olive Avenue along the north side of the street. 
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6. Solid Waste: 

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

7. Electric Power 
 

Electric power will be supplied by Salt River Project.  



 

 
 

PRELIMINARY DEVELOPMENT PLAN 
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