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THE MEADOWS
Planned Community District 

A. Introduction

Camino A Lago, L.L.C. is the owner1 (“CSW”) of the approximately 694 acre 
property referred to as The Meadows2 which is located generally at the northwest corner of 
91st Avenue and Deer Valley Road in Peoria, Arizona. The Meadows is zoned Planned 
Community District (“PCD”). 

B. Site and Surrounding Area

The Meadows is shown on the Aerial/Vicinity Map (Tab 1).  Camino á Lago is an 
approximately 1,352 acre planning area located in Peoria, Arizona which is south of Pinnacle 
Peak Road and north of Rose Garden Lane, between 91st Avenue on the east and 107th

Avenue on the west.  The Meadows is approximately 694 gross acres within the Camino á 
Lago planning area.  The Meadows is irregularly shaped and bordered on the north by 
Pinnacle Peak Road, on the south by Deer Valley Road, on the East by 91st Avenue and on 
the west by Lake Pleasant Parkway.  See Table 1 below. The Meadows has been annexed 
into Peoria and remains mostly vacant.  Parcels 4 and 11 are currently under construction for 
single family homes.  The legal description for the Meadows is at Appendix A.   

The Context Map (Tab 2) shows the zoning within The Meadows and adjacent land 
within approximately one-half mile.  The area surrounding The Meadows is predominantly 
residential (with neighborhood retail/commercial).  Liberty High School is located at the 
northeast corner of Deer Valley Road and 97th Avenue.     

Table 1 -- Surrounding Area
From Site Adjacent Land Use Zoning
North Single Family Residential County: R1-18, R1-35, Rural-43
East Single Family Residential R1-18, County: Rural-43
West Single Family Residential Single Family PAD
South Single Family Residential Single Family PAD
Northeast Community Commercial C-2
Southeast Single Family Residential Single Family PAD

Southwest
Community 
Commercial/Vacant AG, Commercial PAD

Northwest
Single Family 
Residential/Vacant C-2, AG, Single Family PAD

1 Camino A Lago, L.L.C. is managed by Communities Southwest Management Inc., an Arizona corporation.

2 The Meadows was formerly known as Camino á Lago North and is part of the Camino á Lago planning area, 
as further described herein.



2

C. General Plan/Specific Plan

The City of Peoria General Plan Land Use Map designates The Meadows as 
Residential Low (2-5 du/ac) and Residential Estate (0-2 du/ac).  The Meadows is included in 
the Camino á Lago Specific Plan, which designates The Meadows as Estate Low Density 
Residential, Estate High Density Residential, Low-Medium Density Residential and Low 
High Density Residential.  The Meadows PCD, as amended by case Z07-10A.3 conforms to 
the Camino á Lago Specific Area Plan as amended by minor General Plan Amendment case 
GPA13-0009.  

D. Area and Project Description

1. Project Overview

The Meadows is a master-planned single-family, detached home residential 
community. The community has been designed to provide a broad range of housing types 
with a gradual increase in density going from the northeastern corner of The Meadows
toward the southwestern corner of The Meadows.  The density transition locates compatible 
uses near the commercial uses located at the intersection of Lake Pleasant Parkway and Deer 
Valley Road and affords a transition from the City Park, School Site, and the existing Liberty 
High School to the lower density residential areas proximate to the northern and eastern 
boundaries of The Meadows.  

The Meadows is comprised of ten Parcels.  The Parcels designated for residential uses 
contain a range of average lot sizes; and curvilinear street patterns serve to define the various 
neighborhood areas.  The proposed densities within the Parcels range from 1.1 du/ac to 3.74 
du/ac.  The Meadows includes specific Residential Zoning Districts (the “Meadows 
Residential Districts” or “MRDs”) that contain distinct development standards.  The 
Meadows provides a diverse variety of residential densities, housing types, elevations, and 
designs.  The community will be served by an elementary school located within The 
Meadows, Liberty High School, a 10± acre park adjacent to the elementary school, and 
numerous pocket parks and other open space and trail areas distributed throughout the 
community. 

2. Residential Land Use Plan

The Meadows Zoning Plan is provided at Tab 3.  The Conceptual Development Plan 
at Tab 4 shows the land uses and locations of the Parcels within The Meadows.  The 
community is designed to be generally consistent with the uses and densities surrounding the 
development, and does not exceed the maximum number of residential lots supported by the 
Camino a Lago Specific Area Plan, as amended by GPA13-0009 (maximum 1,874 residential 
lots within The Meadows).  The community design utilizes tree-filled open space buffers as a 
further transition to surrounding development.  Consistent with the Camino a Lago Specific 
Area Plan, the PCD provides for greater residential densities near the City Park and School 
Site and lower residential densities proximate to the neighbors located north and east of The 
Meadows.  Residential densities generally decrease across The Meadows going diagonally 
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toward the intersection of 91st Avenue and Pinnacle Peak Road where The Meadows is 
bounded by residential neighborhoods. 

Table 2 below is a Land Use Summary of the Parcels. 

Table 2: Land Use Summary

Parcel Land Use 
Description

Approximate 
Acreage a

Density 
(DU/acre) b

No. of 
Lots b Zoning

1&3 c SFR 144.6 1.1-3.52 d 312-380 d
MRD-24
MRD-18 
MRD-10 
MRD-7

2 SFR 85.2 1.1-3.27 d 173-209d

MRD-24
MRD-18 
MRD-10 
MRD-7 

4 SFR 93.2 2.35 219 MRD-10
5 Park 10.0 ---- ---- MRD-7
6 School 15.0 ---- ---- MRD-7

7 SFR 65.4 1.1-3.52 d 123-158 d

MRD-24
MRD-18 
MRD-10 
MRD-7 

8 SFR 53.9 2.68-3.28 d 145-185 d MRD-5

9 SFR 71.1 3.59-3.94d 255-280d MRD-6
MRD-5

11 SFR 60.0 3.52 211 MRD-5

12 SFR 93.8 3.74-4.12d 351-386d MRD-6
MRD-5

TOTALS 692b

      
a  South of Parcel 12, parallel to Lake Pleasant Parkway, between Deer Valley Road and 
Street A, is another approximately 2 acres which are not reflected in the acreage in the 
table above, but which have been included in this PCD.  Those 2 acres are part of Parcel A 
on the Specific Area Plan and are included in this PCD for right-of-way and drainage 
purposes. 
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b Actual lot counts may be less than shown. Residential lots may be shifted between Parcels 
1&3, 2, 7, 8, 9, and 12 provided that a) the total number of lots for any Parcels Unit does 
not exceed the maximum shown and b) the total build-out for Parcels 1 – 12 does not 
exceed 1874 lots. No density increase will be permitted within MRD-18 or MRD-24. 

c Parcels 1 and 3 have been combined as a single Parcel.  The dividing line for the parcels 
did not conform to the development plans, including street circulation plans.  

d  The higher number reflects a permitted lot count range, subject to the restriction that the 
aggregate lots may not exceed 1874. 

  
3. Streetscape

a.     Streetscape Concepts and Plant Material

The Meadows will be characterized by lush landscaping at the community entries,
along open space corridors connecting the neighborhoods, and along perimeter buffer areas.
The Conceptual Landscape Plan is provided at Tab 9. All plant material will conform to City 
of Peoria Standards.  As depicted in the 91st Avenue and Pinnacle Peak Road Landscape and 
Zoning Cross-Section (Tab 5) an approximately 100 foot wide landscaped drainage channel 
will be provided along the northern perimeter of The Meadows adjacent to Pinnacle Peak 
Road, and an approximately 20 foot wide landscape buffer tract will be provided along the 
eastern perimeter of The Meadows adjacent to 91st Avenue. 

The Meadows will have a consistent streetscape theme.  Typical Streetscape 
Perspectives (91st Avenue Perspective – Conceptual Design; Pinnacle Peak Road Perspective 
– Conceptual Design; and Deer Valley Road Perspective – Conceptual Design) are set forth 
at Tab 5. The plant material for the street environment will draw from the same plant palette
utilized for the entries and parks.  Landscape features along Lake Pleasant Parkway will
comply with the design concepts set forth in the Lake Pleasant Parkway Design Theme 
Manual.   

b. Entry Monument and Signs. 

As shown on the Conceptual Amenities, Trails, and Signage Plan (Tab 6), entry 
monumentation announces arrival at The Meadows at two major entries on Deer Valley 
Road; one located at 98th Avenue and the other at 93rd Avenue.  There will be a total of 6 
community announcement monuments.  The Conceptual Entry Elevations are provided at 
Tab 7 (98th Avenue Entry – Conceptual Design; 98th Avenue Entry Perspective – 
Conceptual Design; 93rd Avenue Entry – Conceptual Design; 91st Avenue Entry-Conceptual 
Design; Pinnacle Peak Road Entry-Conceptual Design).

As depicted in the Conceptual Amenities, Trails, and Signage Plan (Tab 6), additional 
entry signs, consistent with the same community theme as the entry monuments, may be 
provided at other community, neighborhood and park entry points (along 91st Avenue, 
Pinnacle Peak Road, 99th Avenue, Lake Pleasant Parkway, and Williams Drive). Enhanced
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entry features are provided at 91st Avenue, Pinnacle Peak Road, and Deer Valley Road (Tab
7).  

The Conceptual Wall and Fence Plan (with elevations) is set forth at Tab 8.  Walls are 
designed to complement the community identity established by the entry monuments and 
intended to blend with the adjacent subdivisions.  Theme walls will be provided between 
residential lots and arterial and collector streets and (except where view fencing is used) 
adjacent to open space.  The community theme will be emphasized by a consistent use of 
materials and simple detailing. Walls, fences, and landscape features along Lake Pleasant 
Parkway will comply with the design concepts set forth for Lake Pleasant Parkway in the 
Design Review Manual.  

4. Circulation

The Meadows will have access to/from several arterials, including Deer Valley Road, 
Pinnacle Peak Road, 91st Avenue, and Lake Pleasant Parkway.  Within the community, 
curvilinear collector roads provide a looped road circulation system which results in traffic 
calming within the neighborhood areas.  The Conceptual Development Plan (Tab 4) depicts 
conceptual arterial street alignments and collector roads within The Meadows.  A Traffic 
Impact Report has been separately submitted to City Staff.   

Pedestrian circulation is accomplished in part by sidewalks along the arterials,
collectors, and local roads.  An extensive network of pedestrian trails is also provided 
through the open space areas creating connections to the proposed community amenities and 
between the individual neighborhoods.  

5. Open Space

As shown on the Conceptual Development Plan (Tab 4) and Conceptual Amenities, 
Trails, and Signage Plan (Tab 6), The Meadows includes a 10± acre City park adjacent to the 
elementary school site.  A City Park Conceptual Design is provided at Tab 10 and a Typical 
Community HOA Park Conceptual Design is provided at Tab 11.  A Community Center 
Conceptual Design exhibit is provided at Tab 12. A Green Belt Perspective exhibit is 
provided at Tab 13. Public trails along Pinnacle Peak Road and Lake Pleasant Parkway, in 
accordance with City design requirements, will be provided in either the public right-of-way 
or by trail easements, as necessary. The 10± acre park, the Community Center,
neighborhood pocket parks, trails, retention areas, and other open space will provide 
numerous opportunities for walking, jogging, biking, and other forms of recreation.  The 
proposed pedestrian trails and bike paths will accommodate pedestrian and bicycle access 
between and among the residential, school, and park uses within The Meadows and the 
commercial and residential uses surrounding it as well as providing a connection to Peoria’s 
regional trail system.  

The Meadows will designate a minimum of 15% of the overall Site as open space.  
Open space will be provided in general conformance with the Open Space Allocation exhibit 
(Tab 14), which identifies the required “Useable Open Space," as defined below, and total 
open space for each parcel.  Areas defined as “Useable Open Space” shall be those including 
two or more of the following amenities:  dedicated right-of-way for bike paths, equestrian 
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and/or hiking trails, private parks and recreation areas, sport courts, playing fields, 
pedestrian/multi-use paths or trails, tot lots, barbecue areas, drinking fountains, outdoor art, 
enhanced planter areas (i.e., a rose garden), ramadas, bench seating, water features, or any 
other amenity approved by the City’s planning department. Retention areas and site entry 
areas may be counted toward Usable Open Space areas if improved with two or more of the 
amenities identified above.  

6. Schools 

The Meadows is in the Peoria Unified School District (“PUSD”). Developer has 
agreed to donate Parcel 6 to the PUSD for use as an elementary school site. PUSD is in 
support of this re-zoning application as evidenced by the attached letter (Appendix C).
Students residing within The Meadows may attend the elementary school to be constructed 
on Parcel 6 of The Meadows and Liberty High School located on Parcel 10.  PUSD uses a 
multiplier of 0.5 elementary students and 0.2 high school students per single-family unit.  
The Meadows is therefore expected to generate approximately 937 elementary students and 
approximately 375 high school students all of whom could be served by the area schools.

E. Residential Development Standards

Table 3 below sets forth the development standards for The Meadows which are
intended to identify the development criteria related to minimum lot area, width, and depth, 
maximum building height, setbacks, and lot coverage. 

Table 3:  Development Standards
Zoning 
District

Min. 
Lot 
Size

Min. 
Lot 
Width

Min. 
Lot 
Depth

Max.
Bldg. 
Height

Minimum Yard Setbacks Max.
Lot 
Coverage 

Front* Rear Side
min/ 
total

Street
Side

MRD-5 5000 40 110 30 20 15** 5/10 10 55%
MRD-6 6000 50 110 30 20 15 5/10 10 55%
MRD-7 7000 55 120 30 20 15 5/10 10 50%
MRD-10 10,000 75 125 30 20 15 5/14 10 50%
MRD-18 18,000 90 130 30 20 15 5/14 10 50%
MRD-24 24,000 80*** 140 30 25 15 10/20 10 40%

For development standards for accessory open air structures see section E.1.a.

   * Within Zoning Districts MRD-5, MRD-6, and MRD-7, front setbacks will be a minimum 
10' for side entry garages. Within Zoning Districts MRD-5 and MRD-6, front setbacks will be 
a minimum 10 ' to the livable one-story elements of the home, a minimum 15’ to second story 
pop-out architectural features of the home and balconies, and a minimum 20’ to two story 
elements of the home for forward facing garages. The paved driveway areas shall not exceed 
fifty percent (50%) of the required front yard area for lots less than 7,000 square feet.  All 
driveways for lots utilizing any 10' setback shall be enhanced with bricks, pavers, or other 
natural materials.  The front setback to a forward facing garage shall always be maintained 
at a minimum of 20'. (See Front Yard Setback Exhibit at Tab 15 for examples of these 
requirements.)
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** In the MRD-5 Zoning District, the minimum rear setback shall be 15 feet to the building 
wall or 10 feet to a covered patio. 
 
*** In the MRD-24 Zoning District, the minimum width for typical lots (rectangular lots 
fronting onto streets with straight center lines or having a radius of  500’) is 120’, except 
for such lots backing onto 91st Avenue, Pinnacle Peak Road, or Deer Valley Road, in which 
event the minimum width is 135’.  As shown on the MRD-24 Lot Requirements exhibit (Tab 
16), the minimum width for irregular shaped lots (lots which are not rectangular and are 
located on the exterior of “L” shaped intersections, on cul-de-sacs,  or on streets having a 
centerline radius  500’, shall be 80’.   
 
 Standards with respect to any accessory buildings shall be those set forth in Article 
14-5 (Section 14-5-8) of the Peoria Zoning Ordinance.  For each Zoning District, permitted, 
conditional, and accessory uses shall be those set forth in Article 14-5 (Sections 14-5-2, 14-5-
3, and 14-5-4, respectively) of the Peoria Zoning Ordinance or as modified within the PCD. 
 

1. Accessory Structures and Uses 
  
 For each Zoning District within The Meadows, permitted principal, conditional, and 
accessory uses shall be those set forth in Section 21-416 through Section 21-418 of the 
Peoria Zoning Ordinance. For conditional and accessory uses, the development standards 
shall be in accordance with Section 21-421 and Section 21-422, unless modified by the 
development standards of The Meadows Planned Community District (PCD), whichever is 
the more restrictive. Nothing herein is intended to relax the building code or other applicable 
City standards. 
 

a. Exceptions for Accessory Structures within Parcels 7 and 8 
 
 The following standards apply to accessory structures within The Meadows Parcels 7 
and 8.  When not part of the principal building, detached accessory structures shall be subject 
to the limitations contained herein, or as set forth in Section 21-422 of the Peoria Zoning 
Ordinance. 
 
 
 Height Front Setback Side Setback Rear Setback 
Front Yard 7 feet maximum Per principal 

building setback 
Per principal 
building setback – 

Rear Yard 
 

Less than 12 feet 
 – Per principal 

building setback 
7 feet 

Exceeding 12 
feet, 
maximum 20 
feet 
 

– 

Per principal 
building setback 

Per principal 
building setback 

 Rear yard exceptions are for open air structures only. Detached RV garages and casitas are 
subject to the setbacks of the principal building. 
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 Design and Materials
Architectural materials such as treated steel or aluminum, composite wood, etc. may 

be used for attached and detached open air structures such as ramadas, gazebos, and pergolas 
provided these materials generally compliment the architecture, materials, and colors of the 
principal building. Such structures should evoke desert hues and other earth tones including 
light brown, cream, and tan; off-white, light grey; colors appearing in natural stone utilized in 
buildings; and reds and oranges appearing in brick utilized in buildings or in roof tiles. Roof 
style may deviate from the style of the principal building, but shall maintain complimentary 
design elements.

The below are representative illustrations to guide color and materials.
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F. Miscellaneous

1. Grading and Drainage 

The topography within The Meadows is generally flat, sloping gently from the 
northeast to the southwest.  Retention facilities will be constructed as necessary to handle on-
site retention requirements.  A large grass channel has been proposed to convey offsite flows 
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through the property. A Master Drainage and Hydrology report has been separately 
submitted to City Staff.

2. Water and Wastewater

Water and wastewater services will be provided by the City of Peoria.  Public 
infrastructure currently exists adjacent to The Meadows with adequate capacity to serve the 
proposed use. A Master Water and Sewer System Report has been separately submitted to 
City Staff.

3. Other Utilities

Electric service will be provided by Arizona Public Service.  Southwest Gas provides 
natural gas service in the area.  Telephone service will be provided by CenturyLink. 

4. Emergency Response 

Police and fire services are provided by the City of Peoria.  The closest facilities are
located within one mile of The Meadows on Lake Pleasant Parkway south of Pinnacle Peak 
Road. Emergency medical response is provided by the Peoria Fire Department EMT and 
paramedic personnel. 

5. Community Center 

The community center will include an open-air building with multi-purpose 
meeting spaces, restrooms, community pool, shaded seating area, and an outdoor activities 
area.

6. Phasing 

The Meadows will be constructed in several phases, which will be driven by market 
demand and construction efficiencies. Infrastructure improvements began in the Fall of 2012, 
home construction commenced during summer 2013, and project build out is estimated to 
occur at the end of 2020.   

7. Cultural Resources

A cultural resources survey of The Meadows was conducted in 1994. This survey 
identified six potential archeological sites with a data recovery plan for one site.  In 
accordance with the requirements of the Arizona State Land Department, a testing plan was 
submitted and approved by the State Historic Preservation Office (“SHPO”) in 2005. An 
updated cultural resources survey of The Meadows was conducted in August 2007. This 
survey concluded that one remaining site required additional excavation and research. 
Subsequently, any items with archeological significance were removed from The Meadows,
cataloged, and stored in accordance with the requirements set forth by SHPO. The approval 
letter from the Arizona State Museum with the associated reports was provided to the City of 
Peoria.
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8. HOA

A homeowners’ association (“HOA”) has been created to maintain the community 
amenities, private streets, open space areas, and other community improvements.  

9. Neighborhood Outreach 

CSW will undertake a neighborhood outreach program in connection with the 
proposed Minor GPA and this PCD Amendment.  Minutes of the meetings will be provided. 

G. Conclusion

 The proposed The Meadows PCD is consistent with the overall intent of the General 
Plan, Camino a Lago Specific Area Plan, and the surrounding residential development.  
Approval is requested. 

  
  Camino A Lago, L.L.C.
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