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Happy Valley Land Partners LLC, an Arizona limited liability company, whose manager 
is M3 Builders, LLC (“HVLP”) is submitting a request for the rezoning of 45.7 gross 
acres from R1-35 to Planned Area Development (“PAD”). The 45.7 gross acres is located 
on the south side of Happy Valley Road west of 83rd Avenue and east of 91st Avenue (the 
“Property”). 
  
The PAD would allow for up to 62 single family home lots (1.36 du/acre) in a well-
planned cohesive subdivision with 27.5% of open space (the “Project”).  The Property 
has 80 feet of slope from north to south from Happy Valley Road and is an isolated 
parcel surrounded by approximately 100 acres of State Trust Lands. 
  
The general market area surrounding the Property has grown substantially over the past few 
years and is transitioning to a more suburban market, specifically to the west and north of the 
Property.  Happy Valley Road borders the northern portion of the Property and is a six-lane 
major arterial street; it was completed in 2008.  The current traffic count is 19,100 vehicle 
trips per day and will substantially increase in traffic with the continued development of 
commercial and higher density residential at the intersection of Happy Valley Road and Lake 
Pleasant Parkway, and further to the west in Vistancia and along the 303 corridor.  A mix of 
residential densities has been developed in the area immediately surrounding the Property;  
State Trust Lands zoned Agricultural surround the Property; R1-18 (on the east side of 83rd 
Avenue from Hatfield Road south to Deer Valley Road) to SR-43 to the south, west and east 
of the State Lands; a PAD is planned immediately to the north of Happy Valley Road (PAD 
Z97-13A2) and West Wing, a Planned Community Development (PCD Z98-09A9) is 
located to the north of PAD Z97-13A2.   
 
The Project site plan is based upon single family residential home lots with an overall 
density of 1.36 dwelling units per acre.  The actual width, depth and size of each lot 
within the Project will vary based on changing terrain and development constraints  to 
provide a more fluent and desirable community.  It is anticipated that there will be one or 
two builders within the Project, with architectural design guidelines being imposed by the 
developer to maintain continuity within the Project.  The size of lots will vary with a 
minimum of 12,000 square feet to greater than 18,000 square feet, thus allowing for a 
mix of different product types and price points. The majority of lots within the 
community will be 18,000 square feet or greater.  The Project design incorporates natural 
open spaces throughout the community, walking trail and sidewalk throughout the 
community, increased landscaping as well as a central landscaped park, and a sound wall 
along Happy Valley Road.  
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The PAD, as submitted, meets the City of Peoria submittal requirements for planned area 
developments.  Several meetings have been held with the staff to discuss the design 
constraints, solutions to these constraints and site planning options.  The result of these 
meetings is set forth in this application which includes planning documents, standards 
and guidelines for the build out of the Project.  The use of a PAD will allow the Project to 
establish a unique character, inclusive of open space, which is otherwise unattainable 
under the Property’s current zoning of R1-35. 

 
Relationship to Surrounding Properties 
 
The Project is approximately 1,500 feet from the intersection of Happy Valley Road and 83rd 
Avenue and 1,200 feet west of the intersection of Happy Valley Road and 91st Avenue.  To the 
north of the Property across Happy Valley Road is the planned Sunrise Canyon PAD, a 209 acre 
community planned for single family residential lots, ranging from .5 acre to over 1 acre lots.  Due 
to the terrain and hillside conditions of Sunrise Canyon, higher density residential was not feasible. 
 
To the south, east and west of the Property are State Trust Lands zoned AG, General 
Agricultural.  Running on the southern border of the State Trust Lands are a 230 foot wide SRP 
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easement for high power lines and a 60 foot wide El Paso Gas easement.  The gas and electric 
easements provide a 230 foot buffer to the R1-35 and SR-43 single family residential to the 
south.  The distance from the southeastern corner of the Property to the closest single family 
residential property line is approximately 300 feet located in R1-35 (Z94-28).   
 
Two small parcels of vacant land are located along the west side of 83rd Avenue approximately 
1,000 feet to the east of the Property between  the State Trust Lands and 83rd Avenue (created by 
the re-alignment of 83rd Avenue), zoned SR-43.  To the west of the State Trust Lands, 
approximately 1,350 feet from the Property on the west side of 91st Avenue are single family lots 
ranging in size from SR-35 to SR-43.     
 
General Plan 
 
The Property is designated as “Residential/Estate” with a density of 0-2 du/ac on the City of 
Peoria’s General Plan Land Use Map.  This PAD application is consistent with the current General 
Plan designation with an average density of 1.36 dwelling units per acre; however, it exceeds the 
“Target Density” designation outlined in the General Plan.  The “Target Density” allocation for 
“Residential/Estate” land designation is 1 dwelling unit per acre.  The average planned density for 
the Project is 1.36 density units per gross acre.  In accordance with Section 2.c of the General Plan, 
which outlines allowances for exceeding Target Density, the project will implement enhanced 
design and architectural standards; the Property open spaces will be planted with water conservation 
and preservation of native vegetation in mind, community design to allow variation in lot sizing; 
and additional open space above what is required by the City of Peoria. 
 
Explanation of Rezoning Request 
 
The Project has many design constraints, such as a six-lane arterial roadway along its northern 
border, sloping topographical conditions with 80 foot of fall from north to south across the site, 
multiple drainages created as a result of the construction of Happy Valley Road and the drainage 
being disbursed onto the Property, and an irregular shape as a result of a larger than typical 
dedication of right of way for Happy Valley Road to the City of Peoria, all of which have been 
overcome in the design concepts for the Project.  The use of a PAD will accommodate these design 
constraints while remaining consistent with the General Plan.  The PAD limits the overall density to 
62 density units or 1.36 units per gross acre.   
 
This PAD report includes conceptual designs of the Project’s entrance, walls, landscaping, lotting 
pattern and sizes, community parks, and natural open space.  The primary entrance into the Project 
will be located on the south side of Happy Valley Road approximately 3,100 feet west of 83rd 
Avenue.  The interior streets will be privately owned and maintained, but designed and constructed 
to the City of Peoria street standards. Improvements to Happy Valley Road will be in accordance 
with approved traffic plans,  
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Useable open space is provided within the Project via a large centralized community park, as well as 
a smaller pocket park which will be connected through sidewalks and pathways within the Project.  
Retention areas surrounding these park areas will also be landscaped to enlarge the useable park 
area.  The Project provides approximately 10.8 acres or 27.5% of total open space within the 
Property.  The landscaped area within the right-of-way between Happy Valley Road and the north 
property line will also be maintained by the community. 
 
The slope is within the City right of way, but due to the elevation changes and the requirement for 
an 8’ foot tall sound wall along Happy Valley Road, this 2.1 acre parcel of City right of way will be 
best served if it is maintained and landscaped as part of the Project. 
 
Permitted Principle, Conditional and Accessory Uses 
 

Permitted Principle Uses 

a. One detached single-family dwelling unit per lot. 
b. All permitted uses in accordance with the City of Peoria Zoning Ordinance 14-5-2. 

Permitted Conditional Uses 

a. Conditional uses permitted by the City of Peoria Zoning Ordinance 14-5-3 

Permitted Accessory Uses 

a. Permitted Accessory uses shall comply with the City of Peoria Zoning Ordinance 
Article 14-5-4 

Project Phasing 

Development of the Project will occur in one or two phases and the houses will be constructed 
by one or two merchant home builders to be completed in multiple phases. 
 
Project Development Standards 

a. Lot Coverage: 50% Maximum 
b. Setbacks:   

Front Setback (ft) - Side Entry Garage1 (10')*   
Front Setback (ft) - Front Facing Garage (20')** 
Interior Setback (min/total ft) - (5'/15')   
Rear Setback (ft) - (15')   
Corner Setback (ft) - (10')    
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*  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. 

1.  Side-entry garages shall be prohibited on corner lots. 

c. Minimum Lot Size(s):   

• All lots: 12,000 square feet or greater 
• Minimum 50% of lots 18,000 square feet or greater 

Maximum 62 lots total 
 

d. Building Heights: Maximum of 30' 

e. Accessory Use Standards:  Accessory uses shall comply with the City of Peoria Zoning 
Ordinance Article 14-5-8 

f. Open Space Requirements:  The Project will contain a total of 10.8 acres of open space 
comprised of 2.8 acres of useable open space, 2.1 acres of HOA maintained open space, and 5.9 
acres of natural open space.  5.89 acres of Natural Open Space is required per the Desert Lands 
Conservation Overlay, the Project meets this requirement.  Community parks, trails, retention 
areas and other open spaces will be improved with plant material that will conform to the low 
water use plant requirements of the Arizona Department of Water Resources. Multi-Use trails 
wind around the community park with connectivity to all adjacent residential streets.  The 
community park will also provide amenities including a useable turf area and additional 
amenities such as sport court, play structure, shade structure, bench seating, gathering node, and 
barbeque area. 
 

g. Lighting:  Lighting shall conform to Article 14-3-2F of the City of Peoria Zoning Ordinance 
governing exterior lighting for residential development.  Lighting within the Project will be 
upgraded from standard fixtures in order to enhance the appeal of the community.  Specific 
fixtures have not been selected yet; examples, however, are provided with this application. 

h. Roadway Standards: The entrance into the Project will be gated and is located on Happy 
Valley Road, approximately 3,100 feet west of the 83rd Avenue intersection.  This entry 
provides long range views of the valley to the south and the neighborhood park, then winds 
east and west before each branches off into several short streets culminating in cul-de-sacs.  
The entry  provides a 70 foot minimum right-of-way, divided roadway section with one 
inbound and one outbound lane, a center landscaped median, a call box/gate control and a 
turn-around in compliance with the City of Peoria standards.  The interior streets meet the 
City of Peoria standards and are planned within a 50 foot tract width utilizing two street 
standards: (1) a double loaded street (lots on both sides) having a 32 foot face of curb to face 
of curb pavement section, a five foot detached sidewalk on each side of the street, and a three 
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and one-half foot landscape buffer separating the back of curb from the detached sidewalk; 
and (2) a single loaded street (lots on only one side) having a 26 foot face of curb to face of 
curb pavement section, a five foot detached sidewalk on each side of the street, and a six and 
one-half foot landscape buffer separating the back of curb from the detached sidewalk. 

 
i. Parking:  Parking shall be in conformance with Article 14-23 of the City of Peoria Zoning 

Ordinance.  The double-loaded streets with the 32 foot pavement section will permit parking 
on both sides of the street while the narrower single-loaded streets with the 26 foot pavement 
section will only allow parking on one side of the street.   
 

j. Screening, Fencing and Walls:  The standards for fencing and walls shall be in conformance with 
Article 14-3-5 of the City of Peoria Zoning Ordinance.  Screening shall be in conformance with 
the standards set forth in Article 14-3-4 of the City of Peoria Zoning Ordinance.  Thematic wall 
design will complement the Project’s identity established at the community entry monument at 
Happy Valley Road.  Thematic walls will be provided along Happy Valley Road and within the 
Project along property boundaries with the exception of view walls/fencing which will be located 
adjacent to open space.  The Project’s theme will be emphasized by a consistent use of enhanced 
materials and detailing throughout the community 

 
k. Enhanced Design Review Standards:  The Project will be developed in accordance with Chapter 

3 (Single Family Residential) of the City of Peoria's Design Review Manual.  The Project will 
include safe and efficient roadway design which will minimize potential vehicular and pedestrian 
conflict within the community.  A centrally located community park will be the visual terminus 
and focal element when entering the Project.  The gated entry will provide a unique design 
including decorative walls, gates and paving material, an enhanced landscape median and vehicle 
turn around. Single family residential architectural features will include diverse housing floor 
plans, elevations, material and colors.  All houses within the Project will include enhanced design 
elements.   

 
l. Enhanced Architectural Design Elements: 

• Four-sided architecture.  Rear and side elevations shall have architectural treatments 
consistent with the front elevation. 

• Enhanced building articulation and materials including porches and front entries.  
Shade elements will be thoughtfully integrated to provide protection from the desert 
sun. 

• Residential architecture will provide well-articulated public spaces including porches 
and patios, meaningful front door design, feature window, and thoughtful design and 
material selection for garage doors. 

• Changes in volume, building plane, sloping roofs and porches will be used to reduce 
the perceived scale of the structure. 
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• Basic architectural shapes and volumes, and uncluttered architectural details are 
encouraged. 

o Variety in buildings materials and colors is encouraged within a 
neighborhood, but should also compliment the natural desert environment. 

• A simple and harmonious application of materials is encouraged.  Materials changes 
will occur when there is a change in volume or plane, or other logical change. 

• Residential streets will contain a variety of floor plans and building elevations to 
create a diverse streetscape.  A minimum separation of at least three lots will be 
maintained for any model with similar elevation, colors and materials. 

• A mix of materials, colors and façade treatments will be employed. 

 
Project Signage Standards 

Signage shall conform to the standards in Article 14-34 of the City of Peoria Zoning Ordinance.  
A permanent subdivision identification sign will be located at the Project entry at Happy Valley 
Road.  The entry monument signage shall conform to Article 14-34-28 of the City of Peoria 
Zoning Ordinance. 
 
Project Landscape Standards 

Landscaping for the Project shall conform to the requirements set forth in Article 14-35 of the 
City of Peoria Zoning Ordinance, except in the immediate area adjacent to the Happy Valley 
Road right of way.  In the area adjacent to the Happy Valley Road right of way, landscape areas 
are to be allowed on both sides of the sound wall which shall be constructed in similar fashion to 
the existing sound wall along Happy Valley Road adjacent to the Property.  The grading of the 
slope which is south of the sound wall and north of the wall located on the residential lot line 
shall accommodate a landscaped bench area adjacent to the sound wall which will vary in width 
based upon the height of the slope and the amount of area between the sound wall and the lot 
line. The intent of the bench area is to support plant materials which when planted will have a 
canopy higher than the top of the sound wall.  The slope between the sound wall and the 
residential lot wall will be graded at no less than a 2.5 to 1 and be no less than 10’ in width when 
measured from the face of the wall on the lot line to the face of the sound wall. The slope area 
within the city of Peoria right of way along Happy Valley Road (approximately 2.1 acres) will be 
graded and landscaped by the Developer at its expense.  The Developer shall work with the City 
in making application to the state of Arizona for modification to its existing easement within the 
right of way to accommodate the aforementioned improvements.   

Throughout the community landscaping will be designed to be ecologically smart, and with 
water preservation in mind.  The community will be landscaped with native desert landscaping 
that requires minimal amounts of water.  Other water preservation for non-native materials will 
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include water-sensing irrigation valves, as well drip irrigation to replace spray irrigation for 
appropriate applications. 

 
Slope Analysis 
 
The existing topography for the Project slopes generally from north to south with the majority of 
slope ranging from 0%-10%.  The site is approximately 0.4 miles downstream of the Peoria 
Sunrise Mountain Preserve. There is a rock outcropping that has been sheared off on the north 
side by construction of Happy Valley Road improvements which rises 15 feet above the existing 
road surface and is located 0.5 mile northwest of the intersection of 83rd Avenue and Happy 
Valley Road.  The minor hill formation is a remnant of the construction of Happy Valley Road 
constructed by the City of Peoria and does not provide any scenic value or natural hillside 
characteristics.  The formation slopes from North to South, with the North portion of the 
formation rising vertically 15 feet from the crest to Happy Valley Road right of way before it 
slopes south within the project boundaries.  This natural formation will remain in place as natural 
open space while retaining its natural hillside characteristics.  The site elevation ranges from a 
high of 1,438 feet above mean sea level atop the hill to 1,358 at the southeast corner of the site.  
A slope analysis map has been prepared in accordance with the City of Peoria requirements as 
set forth in Article 14-22A-3.E.2.  The existing outcropping will be removed as a part of the 
mass grading program to effectively and efficiently develop the site.  
 
Grading, Drainage and Retention  
 
The Project is a proposed residential development comprised of 62 single-family residential lots, 
interior circulating streets, retaining and perimeter walls, drainage channels and structures, storm 
water retention basins, and open space amenities. 
  
The existing topography for the Project slopes generally from north to south with slopes ranging 
from 5-10%.  The site is approximately 0.4 miles downstream of the Peoria Sunrise Mountain 
Preserve.  The site is primarily undisturbed Sonoran desert land with typical vegetation, 
including native cactus, bushes and grasses with several trails and dirt roadways crisscrossing it. 
 
All grading will conform to City of Peoria requirements. Debris, vegetation, and other 
deleterious material will be stripped/removed from areas proposed for structural fill placement 
prior to construction.  Site development will consist of typical cut and fill earthwork to attain the 
desired graded construction of one- to two-story detached single family residential structures 
using conventional construction equipment.  Final site grade will be within 10 feet of existing 
site elevations with no basements or below grade structures proposed.     
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Two options for lot grading will be utilized due to underlying bedrock conditions on site.  The 
first option includes providing up to a three foot fill blanket of moisture conditioned and 
compacted soil for uniform support of structures at building pads where over excavation would 
encounter bedrock.  The second option involves excavating the proposed building pads to grade 
then over excavating the building pad.  The foundation soil for the second option shall consist of 
moisture conditioned and compacted soil or bedrock.   
 
Street grading involves over excavation and then a minimum 12-inch moisture conditioned and 
compacted soil sub grade base will be placed.  The finish floor elevations will be set at a 
minimum of 14 inches above the expected 100-year water surface elevation of the drainage 
channels, basins and low outfall elevation of the site. 
 
Offsite flows from drainage areas north of Happy Valley Road and from Happy Valley Road 
improvements are concentrated in existing storm drain culverts constructed under Happy Valley 
Road. These concentrated flows then outlet at the north boundary of the site via concrete 
structures in the roadway embankment then are conveyed into ephemeral washes south through 
the site.  The seasonal washes traverse the site from north to south.  These offsite flows will be 
conveyed in underground storm pipes or via earthen channels from north to south across the site 
within dedicated drainage easements before discharging to their historic flow path on the parcel’s 
southern boundary.  When necessary, off-site runoff will be detained within on-site retention 
basins before discharging at their historic outfall locations.  The on-site retention basins will be 
constructed with weir outlets to maintain flow rates and velocities equal to or less than pre-
development levels. 
 
Drainage for the proposed storm water management system onsite is proposed to sheet flow 
runoff to the paved roadway section where it will be captured and conveyed within 6” vertical 
curb.  Flows will then be conveyed along the streets to catch basins and scuppers located at low 
points.  From these inlets, storm water runoff will be conveyed via underground storm drain 
pipes or graded swales to retention basins located in landscaped open space throughout the site.  
The retention basins will be appropriately sized to retain the on-site 100-year, 2-hour storm event 
runoff volume generated by the post-development condition.  Bleed-off systems will be 
constructed for the retention basins to outlet into the natural washes to meet the required 36-hour 
dry up time. 
 
Wash Preservation 
 
Washes within the Property will be preserved according to the drainage plan for the Property, as 
well as the Army Corps of Engineers Section 404 requirements.  During the course of 
construction, washes that are to be mitigated will be fenced in order to maintain the integrity of 
the wash.  Washes that have been created by artificial conditions from the construction and 
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placement of Happy Valley Road will not be maintained to this standard, as they are not 
naturally occurring.  
 
Water and Wastewater 
 
The Project is located within the Sunrise Water Company service area and will connect to the 
Sunrise Water Company system.  A watermain extension for a looped onsite water system is 
anticipated.  In order to provide reliable water service in conformance with the adopted pressure 
standards of Sunrise Water Company, a looped distribution system has been proposed to provide 
adequate flow conditions when modeled for the Average Day, Peak Hour and the Maximum Day 
plus Fire Flow as required.  The looped water system is planned to have a point of connection on 
two separate waterlines which will provide redundancy in the onsite system.   
 
Southwest of the Project site, an existing waterline (currently 6”) runs from 91st Avenue to 89th 
Avenue in Hatfield Road, then south in 89th Avenue.  An existing waterline (currently 8”) runs 
north from Calle Lejos in 83rd Avenue and terminates at West Via Lindo southeast of the site.  
Conceptually, these two waterlines are the proposed points of connection in order to serve the 
proposed development.  Dedicated utility easements across adjacent State Trust Lands will be 
obtained prior to connection and construction of the watermain extensions to the project site.   
 
The onsite water system facilities shall include the appurtenances necessary for the proper 
conveyance and service of water within the system and to conform to the applicable Maricopa 
Association of Governments Uniform Standard Details and Specifications for Public Works 
Construction.  The water distribution and service lines will be appropriately sized to assure they 
are adequate to satisfy fire flow and pressure requirements.  Proposed water pipes will be sized 
for the total design flow of the Maximum Day Demand plus the Fire-Flow at 20 psi, minimum.  
Onsite the water distribution lines will be constructed within the dedicated private roadway tract 
and/or dedicated utility tracts in standard locations conforming to the City of Peoria 
Infrastructure Design Guidelines.   
 
The Project will be served by the City of Peoria for wastewater.  The proposed onsite sewer 
mains (8” anticipated) will be constructed within the 50’ private roadway tracts or within 
dedicated utility tracts.  Due to the natural topography of the site, two sewer outfalls maybe 
required.  Two existing sewer mains have been identified for potential mainline extensions (8” 
anticipated) and connection to serve the project.  The first is an existing manhole in 83rd Avenue 
and West Via Lindo.   An existing 30’ utility easement has already been dedicated across the 
State Trust Lands to accommodate this connection.  A second point is an existing offsite sewer 
main in 89th Avenue, north of Calle Lejos.  Additional utility easement dedications across State 
Trust Lands will be required and obtained.   
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Calculations demonstrate an 8” pipe will provide 389 gpm capacity flowing full at the City of 
Peoria minimum allowable 0.0050 ft/ft slope.  Based on the preliminary calculations (See Water 
and Wastewater Analysis in Appendix), it is anticipated that 8” onsite sewer mains throughout 
the Project will provide sufficient capacity to serve the demands of the Project. 
 
Electrical Power, Natural Gas and Telephone 

All dry utilities will be undergrounded within the 8’ PUE on either side of the 50 foot private 
street/utility tract.  Electric service will be provided by Arizona Public Service, telephone service 
will be provided by CenturyLink and the cable service provider will be Cox Communications.  
The closest natural gas facilities are approximately one half mile from the Property.  Should the 
developer choose to extend the main gas line to provide service to the Project, Southwest Gas 
Corporation would provide gas service. 
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Exhibit A 

Legal Description 
 
 

The land referred to herein below is situated in the County of Maricopa, State of Arizona and is 
described as follows: 

Banden Mine and Banden Mine No. 2, located in Sections 3 and 10, Township 4 North, Range 1 
East of the Gila and Salt River Base and Meridian, Maricopa County, Arizona; as more fully 
described in survey #2597 of the Arizona Land District. 
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Concept Plan 
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Exhibit C 

Parks and Open Space Map 
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Exhibit D 

Street Lighting 
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Exhibit E 

Signage 
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Exhibit F 

Community Entry Concept 
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Exhibit G 

Roadway Sections 
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Exhibit H 

Slope Analysis 
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Appendix 5 – Preliminary Drainage Plan 
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