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INTRODUCTION 

Querencia is a 44-acre site that runs parallel to Lake Pleasant Parkway on the west, and is located 
one-quarter mile north of Happy Valley Road and one-half mile south of Jomax Road.  The 
initial rezoning approval established PAD zoning on the property with a modified R1-12 zoning 
district (Z05-08, Jan. 17, 2006).  The property received both its zoning and preliminary plat 
(P05-26) approvals for a 54 lot subdivision in 2006 and 2007, respectively.  The housing market 
downturn impacted development of the project and it was never built as originally approved.  In 
September 2013, Iplan Consulting, on behalf of Meritage Homes, filed an amendment to increase 
the lot count of the subdivision to 72 and revamped the amenity package with several changes to 
the land plan.  This was approved by Peoria City Council on February 4, 2014.  The new 
Preliminary Plat was subsequently approved on March 4, 2014 under case number P13-033. 
There are currently no improvements on the property and the natural topography includes a 
combination of landforms that range from Desert Floor, Bajada, and Hillside. 
 
The concept and theme of the design were based on the definition of the name chosen for the 
development “Querencia”.  When translated, Querencia means: “that very special place you call 
home.”  The theme is enhanced by the natural setting of the land that is the foundation upon 
which the character of the neighborhood has been established.  Querencia is a proposed private 
gated community that will feature a variety of homes that have been developed specifically for 
this property by Meritage Homes of Arizona, Inc.   
 
Our design effort took the original Querencia concept envisioned in cases Z05-08 and P05-26 by 
maintaining the overall street network and relationship to undisturbed hillside and adjacent 
development, but modified the minimum lot widths to provide additional homes in the 
development to achieve a total of 72 lots. Active and passive open space areas are nearly 
identical to the original approval with modifications made to the entry of the project which has 
been enhanced by adding an uninterrupted view corridor directly up the hillside slope.  The 
underlying R1-12 PAD zoning and approved development standards were updated to include 
provisions for reduced front yard setbacks for side-entry garages.  A new R1-9 PAD zoning 
district was added to capture the minimum 9,000 sf lot size for the majority of the development. 
 
The 72 lot development features lot sizes averaging 9,479 sf and results in a density of 1.63 
DU/acre.  The unique character of the development is achieved by integrating the design of the 
gated enclave into the natural topography and offering a series of unique home designs that will 
compliment a range of lifestyles. Meritage Homes is committed to developing quality, executive 
housing that blend the needs of prospective homeowners with the anticipated high-end 
neighborhood desired by the surrounding community.  Meritage Homes has developed a 
reputation as a strong, community-minded homebuilder that develops industry leading homes in 
their “home market”. 
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The first minor PAD amendment, Z05-08A.2 made six general changes to the development plan 
that was approved by Peoria City Council on February 4, 2014.  The changes were more or less 
items that surfaced during the Improvement Plan development process and are explained in more 
detail in later sections of this report.  The recap of those six PAD amendment components were 
as follows: 
 

1) Revise the Master Conservation Plan with new disturbance boundaries that are also 
reflected on the Grading and Drainage Plan sheet of the Preliminary Plat. 

2) Revise Wall Details to allow deviations to typical retaining wall details. 
3) Revise the Entry Monument signage and layout. 
4) Revise the Trails Plan.  
5) Revise the Theme Wall column/pilaster locations and eliminate wall jogs along Lake 

Pleasant Parkway. 
6) Establish a Phasing Plan that divides the development into two phases. 

 
The proposed minor PAD amendment, filed under case number Z05-08A.3, proposes two 
general changes to the development plan that was approved by City Staff in March 2015.  The 
recap of these proposed PAD amendment components are as follows: 
 

1) Revise the development standards pertaining to rear yard setback requirements for 
accessory structures over 9’ tall on specified lots (See Appendix G - Accessory Structure 
Lot Map)  This will apply to lots10-17, 21-26, 33-35, 40-42, 46-52, 54-58 and 66-72. 

a. Allow optional accessory structures to reduce the rear setback to 6’ for an 
accessory structure up to 13’ tall for Lots 10-17, 21-21, 33-35, 46-52, 54-58, and 
66-72 as indicated in blue on Appendix G.   

b. Allow optional accessory structures to reduce the rear setback to 7’ for an 
accessory structure up to 15’ tall on Lots 40-42 as identified in green on Appendix 
G. 

 
EXISTING CONDITIONS 

The 44 acre property is characterized by the following: 1) hillside slopes, 2) natural desert 
vegetation on the majority of the site, 3) an area of disturbance in the southwest corner, 4) two 
low hilltop peaks (SWC and traversing the site from SW to NE), 5) a 30’ El Paso gas line 
easement bisecting the property, and 5) natural wash in the SEC of the property 

 
Per the aerial located below, the surrounding land uses are: 

N: Large lot residential – both vacant lots and homes 
E: Large lot residential – both vacant lots and homes 
S: Vacant State Land, designated Residential 2-5 du/acre 
W: Lake Pleasant Parkway, then School, Office, and future Hospital Uses 
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LEGAL DESCRIPTION OF PROPERTY AND PARCELS 

Per the A.L.T.A. survey (See Appendix A - A.L.T.A.), the following description applies to this 
parcel.  That portion of the South Half of the Northwest Quarter of Section 4, lying Easterly of 
the East rights-of-way line of Lake Pleasant Parkway as established by Book 2 of Maps, Page 
43A, Maricopa County Records: and that part of Lot 4 lying Easterly of the East Rights-of-way 
line of Lake Pleasant Parkway and established by Book 2 of Maps, Page 43A, Maricopa County 
Records, Township 4 North, Range 1 East of the Gila and Salt River Base and Meridian, 
Maricopa County, Arizona. 
 
PRELIMINARY DEVELOPMENT PLAN 

Currently there are no improvements on the land.  The 72 lot single-family detached gated 
community that was approved in the prior PAD amendment/preliminary plat will blend both 
visually and physically into the surrounding neighborhood, and looks nearly identical to the 
original approval in case P05-26 (See Appendix C – Preliminary Plat) 
 
Querencia will improve the surrounding infrastructure related to the project and provide lots that 
will enhance the property values in the area.  The project is proud to have preserved the hillside 
area and the open space provided exceeds the minimum standards required by the City of Peoria 
(9.2% usable provided).  Amenities, such as trails, seating, and ramadas will be provided within 
pocket parks and a centralized view corridor that takes advantage of the natural topography.  
Residents entering their community will see the view corridor up the most significant hillside 
portion of the development.  
 



 
 

Querencia Standard and Guidelines Report 
Page 7 of 13 

CONSISTENCY WITH THE GENERAL PLAN 

Prior to the General Plan Amendment approval this property received in February 2014, 
approximately 31 acres of the project was located in the Estate Density Residential land use 
category of (0-2 du/acre, target of 1 du/ac) and approximately 13 acres of the site was located in 
the Low Density Residential category of (2-5 du/acre, target of 3 du/ac).  With a blended 
calculated target density of 1.59 du/ac, the proposed 1.63 DU/acre, as was reflected on the 
Preliminary Plat application (P13-0033), maintained conformance with these designations while 
providing for an appropriate mix of densities for the project considering adjacent land uses.  
However, due to the 9,000SF minimum lot size not meeting the overall intent of the Residential 
Estate category, a concurrent minor General Plan Amendment application (GPA13-0007) was 
submitted and subsequently approved along with the major PAD amendment.  That approval re-
designated the entire project to the Residential Low (2-5 du/ac, target of 3 du/ac) category. 
Although the overall density of 1.63 du/ac was under the Residential Low target density of 3 
du/ac, the large amount of open space (both undisturbed hillside and landscaped areas) depressed 
the density far below what would be typical for both this lot size and GP land use designation. 
PROJECT PHASING AND DEVELOPMENT SCHEDULE 

This proposed amendment seeks to break the project down into two phases (See Appendix F – 
Phasing Plan).  The first phase will include offsite improvements, primary retention area, gated 
entry, and centralized open space.  Development will generally start from the north and work 
towards the south.  Phase 2 will include the southern half of the subdivision.  Onsite grading and 
construction is tentatively anticipated to begin around the end of Spring 2014. 
 
LIST OF PERMITTED, CONDITIONAL AND ACCESSORY USES 

This amendment has no proposed use changes or limitations from the Single-Family Residential 
districts as outlined in Article 14-5 of the City of Peoria Zoning Ordinance. The following 
language applies to the principal, conditional, and accessory uses: 
 

• One single-family detached dwelling unit per lot.   
Other Permitted Principal Uses shall conform to the standards set forth in Article 
14-5-2 of the City of Peoria Zoning Ordinance. 

• Conditional Uses shall conform to the standards set forth in Article 14-5-3 and 
Article 14-5-7 of the City of Peoria Zoning Ordinance. 

• Accessory Uses shall conform to the standards set forth in Article 14-5-4 and 
Article 14-5-8 of the City of Peoria Zoning Ordinance.  

PROJECT DEVELOPMENT STANDARDS 

The table below sets forth the development standards for Querencia which identify the criteria 
related to minimum lot area, width, depth, maximum building height, setbacks, and lot coverage.  
Six R1-12 PAD lots are located adjacent to existing development in an effort to buffer those 
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large lot properties.  The remaining 66 lots are R1-9 PAD and are mostly concentrated on the 
interior of the development (See Appendix B – Zoning Exhibit). 
 
Property Development Standards  R1-12 PAD R1-9 PAD 
Minimum Lot Area (acreage) 12,000 SF 9,000 SF 
Minimum Lot Width (ft) 70’ 70’ 
Minimum Lot Depth (ft) 100’ 100’ 
Maximum Lot Coverage (percentage) 45% 45% 
Maximum Building Height (ft) 30’ 30’ 
Front Setback (ft) – Side-entry garage 10’* 10’* 
Front Setback (ft) – Front-facing garage 20’** 20’** 
Interior Setback (min/total ft) 5’ min/15’ total 5’ min/15’ total  
Rear Setback (ft) 15’ 15’ 
Corner Setback (ft) 10’ 10’ 
Accessory Structures See below See below 
* Not more than 60% of the total front-facing elevation shall occur at the 10-foot setback.  
** Where front-facing garages are present, a 10-foot front setback shall apply to the livable portion of 
the home provided that not more than 60% of the total front-facing elevation occurs at the 10-foot 
setback. 
 
Accessory Structures 
Development standards for accessory structures shall comply with Section 14-5-8 of the City of 
Peoria Zoning Ordinance except as modified below. 
  
Rear yard setback requirements for accessory structures over nine (9) feet tall and under three 
hundred (300) square feet on lots 10-17, 21-26, 33-35, 46-52, 54-58 and 66-72 shall be six (6) 
feet when the structure does not exceed thirteen (13) feet in height. Accessory structures on these 
lots in excess of thirteen (13) feet in height shall meet principal building setbacks. 
 
Rear yard setback requirements for accessory structures over nine (9) feet tall and under three 
hundred (300) square feet on lots 40-42 shall be seven (7) feet when the structure does not 
exceed fifteen (15) feet in height. Accessory structures on these lots in excess of fifteen (15) feet 
in height shall meet principal building setbacks. 
 
See Appendix G - Accessory Structure Lot Map   
 

PROJECT SIGNAGE STANDARDS 

Project signage shall conform to the requirements set forth in Article 14-34 of the City of Peoria 
Zoning Ordinance. The approval of this proposed amendment includes conceptual entry 
monument sign elevations, but all final approvals shall be subject to a separate review and 
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permitting process.  Both sides of the entry drive include 26 square feet of sign area (See 
Appendix D – Landscape Plans). 
 
PROJECT LANDSCAPING STANDARDS 

Project landscaping shall conform to the requirements set forth in Article 14-35 of the City of 
Peoria Zoning Ordinance.   
 
A Preliminary Landscape Plan for the entire development has been submitted with this 
application (See Appendix D – Landscape Plans), along with a Native Plant Inventory.  Please 
note that a Trails Plan is included with those plans, along with an exhibit depicting the areas 
intended for “usable” open space.  The proposed landscape plan features an amenity package that 
includes multiple nodes of shade seating, exercise equipment, trails, and view corridors. 
 
As part of the PAD amendment request Z05-08A.1, Meritage Homes sought to enhance the gated 
entry with a larger tower element and pedestrian pass-through building.  The entry monument 
and sign area have been revised and now include a water feature and flower beds for additional 
color.  The trail locations were modified to provide a connection on the east end of the 
development around the large hill. (See Appendix D – Landscape Plans).   
 
Another request related to PAD amendment Z05-08A.1 related to the wall design at both the 
gated entry and along Lake Pleasant Parkway (LPP). Subdivision walls that align with a collector 
or arterial are required to provide jogs to provide undulation and variation (Article 14-3-5).  
Since our subdivision design provides significant buffering with a taper of increasing distance 
away from LPP that ultimately terminates into a hill, we find that the intent of this section is met 
by this design.  Meritage Homes has provided additional stone pilasters at regular intervals in 
lieu of wall undulations to further meet this intent (See Appendix D – Landscape Plans).  
 
HILLSIDE DEVELOPMENT 

The Hillside Development Overlay (HDO) District-Article 14-22A applies to all properties that 
contain natural mountainous terrain with a slope of ten percent (10%) or greater in some areas; 
therefore, the Hillside Development Overlay District regulations will apply to this project.   
 
A slope analysis was completed for this site under the original application and Cardno 
Engineering provided a Slope Analysis Validation Report as part of the major PAD amendment 
application.  The approved Preliminary Plat (P13-0033) was similar to the original approval in 
terms of hillside disturbance.   
 
As part PAD amendment request Z05-08A.1 for Querencia, we requested three deviations from 
Article 14-3 of the General Provisions in regards to wall heights.  Specifically, the City of Peoria 
has three wall height qualifications that cannot be met in some circumstances on the proposed 
project site.  The maximum vertical difference from the top of wall to the pad elevation of a lot 



 
 

Querencia Standard and Guidelines Report 
Page 10 of 13 

on the low side of the wall is 8-feet without terraces (14-3-5.B-3), each terraced retaining wall 
above the first retaining wall at grade shall not retain more than 4-feet of earth (14-3-5.B-5) and 
walls adjacent to natural retention areas, waterways or similar features shall not exceed 8-feet on 
the retention side as measured to the required 2-foot shelf at the base of the wall (14-3-5. B-6).  
For graphical reference of the request, please see Appendix E - Wall Waiver Exhibit. 
 
Below is a list of three different circumstances regarding the criteria required by the City and the 
reasons why the deviations were requested: 
  

1. The maximum wall height allowed between residential lots, without terracing, is 8-feet 
from the lower lot to the top of the wall.  This means that if the wall height is 6-feet on 
the high lot side, there is only 2-feet of retaining wall allowed between the lots.  There 
are some lots in Querencia that require a 4-foot retaining wall between the sides of the 
lots due to hillside grading restrictions and lot configuration.  Terracing the walls 
between side yards in these areas is not possible due to the size of the lots.  Cardno is 
requesting a waiver for the maximum wall height requirement for residential to 
residential lots side yards.  A request is being made to change this requirement from 8-
feet maximum to 11-feet maximum so a 4-foot retaining wall can be utilized.  There are 
also some cases where a retaining wall is not used and there is a 3:1 slope from the side 
of the high lot to the side of the low lot.  A request is being made to change the 
requirement from 8-feet maximum to 11-feet maximum in these cases as well.  There are 
also lots in Querencia between abutting lots along low side streets and high side streets 
that have up to 12-feet of elevation difference between backyards due to existing 
conditions, grading restrictions and lot configuration.  Meritage Homes is requesting a 
deviation for the maximum wall height requirement for residential to residential lots back 
yards.  A request is being made to change this requirement from 8-feet maximum to 19-
feet maximum so a 12-foot terraced retaining wall can be utilized. 
 

2. The maximum retaining wall height allowed for each terraced retaining wall above the 
first retaining wall at grade is 4-feet. There are lots in Querencia between abutting lots 
along low side streets and high side streets that have up to 12-feet of elevation difference 
due to existing conditions, grading restrictions and lot configuration. There are also lots 
in Querencia abutting the State Land south of the site and the open space at the southeast 
corner of the site, where an existing wash cuts across, that have up to 30-feet of elevation 
difference between the lot pads and the existing grade.  Meritage Homes is requesting a 
deviation for the maximum wall height requirement for terraced retaining walls above the 
first retaining wall at grade.  A request is also being made to change this requirement 
from 4-feet to 6-feet so the elevation difference can be made up within a shorter 
horizontal distance to minimize the reduction of usable space in the backyards of these 
lots. 
 

3. The maximum wall height allowed between residential lots and retention areas, without 
terracing, is 8-feet from the lower 2-foot shelf at the base of the wall.  This means that if 
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the wall height is 6-feet on the high lot side, there is only 2-feet of retaining wall allowed 
between the lots and the 2-foot shelf on the retention side.  There are some lots in 
Querencia that require a 6-foot retaining wall between the sides of the lots and the open 
space where the retention basins are located due to grading restrictions and lot 
configuration.  Terracing the walls between side yards in these areas is not possible due 
to the size of the lots, and retention requirements.  Meritage Homes is requesting a 
deviation for the maximum wall height requirement for residential lots to retention area.  
A request is being made to change this requirement from 8-feet maximum to 13-feet 
maximum so a 6-foot retaining wall can be utilized.     

 
DESERT LANDS CONSERVATION OVERLAY 

Querencia is located north of Pinnacle Peak Road and is therefore subject to the Desert Lands 
Conservation Overlay (DLCO) District (Article 14-22B).  The intent of the DLCO is to: 
 

A. Identify sensitive desert conservation features and resources.  
B. Protect and preserve Peoria’s distinctive desert landscapes and wildlife habitats  

for the enjoyment of current and future generations.  
C. Protect people and property from hazardous conditions characteristic of  

environmentally sensitive lands and their development.  
D. Integrate conservation design into the development of sensitive desert lands and  

employ development standards and guidelines that equitably balance  
conservation and development objectives.  

 
Since the project exceeds 10 acres, a Desert Lands Conservation Report was prepared and 
submitted along with the prior major PAD amendment. This document includes all of the 
required components of the report and illustrates our intent to not only meet the intent of the 
DLCO District, but to follow the ordinance requirements pertaining to Natural Open Space 
(NOS) preservation percentages based upon slope and landform type.  The project has been 
specifically designed to concentrate development and redistribute density in an effort to protect 
hillside NOS and the natural wash corridor in the southeast corner of the property.  
 
As described in the slope analysis memo provided with last zoning application, the existing 
topography of the site puts the project in the Hillside Development Overlay district.  From the 
table on page 12 of Article 14-22B, Querencia is located within the “Hillside, 15%-20%” 
category and therefore the NOS requirements are 15% - 55%.  We are providing 24.6% NOS and 
therefore in conformance with the requirement. 
 
Since Peoria City Council’s approval of the last major PAD amendment, the new Master 
Conservation Plan reflects the difficulty in providing sufficient lot grading with the topography 
of the site.  After an in-depth grading analysis, the project needs to grade somewhat further into 
the hillside to manage on-lot retaining wall heights.  As proposed, significant retaining walls will 
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still be necessary but to an extent less severe than without the additional grading.  Meritage 
Homes will re-vegetate all disturbed areas to a natural desert state.   
 
INFRASTRUCTURE / UTILITIES 

a.Grading / Drainage / Retention 
 
The current drainage flows from the hilltop knolls naturally towards the southwest corner of the 
site (See document on file with the City).  The drainage design for Querencia includes a series of 
swales along the rear retaining walls, street flows and, if necessary, underground drainage pipes 
that will concentrate flows to the on-site retention basins and discharge at the southwest corner 
of the site, as is historic.  The Preliminary Grading and Drainage plans have been completed and 
submitted with the Preliminary Plat.  All designs will be submitted to the City of Peoria for 
review and approval. 

  
 
 

b.Water / Wastewater  
 

Water:  Querencia has been planned and engineered to be in compliance with City of Peoria 
Design Guidelines.  Querencia is a development that will take advantage of the existing services, 
utilities and facilities in the community.  Through the prior zoning case and pre-plat approvals, 
verification was made that the project can connect with the 16” waterline in Lake Pleasant 
Parkway.  The 8” waterline just north of Querencia and designed for the La Strada Del Lago 
development, will be a secondary connection for Querencia.  The waterline will be designed to 
connect through the Querencia north property boundary through a tract just west of the existing 
gas line. 

 
The project engineer has reviewed the existing and approved master water and wastewater plans 
for infrastructure available on Lake Pleasant Parkway as a means for providing services to the 
residents of Querencia.  Per prior meetings with the City of Peoria staff, it has been determined 
that there are adequate sewer and water facilities located in Lake Pleasant Parkway to serve this 
site.  A preliminary analysis was provided with the major PAD amendment application in 2013. 
(See document on file with the City). 
 
Wastewater:  Querencia has been planned and engineered to be in compliance with City of 
Peoria Design Guidelines.  Querencia is a development that will take advantage of the existing 
services, utilities and facilities in the community.  Through the prior zoning case and pre-plat 
approvals, verification was made that there are adequate wastewater facilities located in Lake 
Pleasant Parkway to serve this site through the existing 21-inch sewer line.  The Wastewater 
Analysis Report will be submitted under separate cover with the first Improvement Plan 
submittal.  A preliminary analysis was provided with the major PAD amendment application in 
2013 (See document on file with the City). 
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c. Electric Power / Natural Gas / Telephone Service  
 
Electric Power will be provided by APS.  Southwest Gas can provide natural gas services.  
Century Link will provide telephone services. 
 
The following table lists the updated utilities and associated service providers for Querencia 
since its prior approval: 
 
Utility Service Provider 
Water City of Peoria 
Sewer, Refuse, Fire & Police City of Peoria 
Gas Southwest Gas 
Electric APS 
Police City of Peoria 
Telephone Century Link 
Cable Cox Communications 
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