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Cholla Hills
Planned Area Development Amendment No. 1

Project Narrative
APNs:  201-24-004J, 201-24-004L, 201-24-004H, 201-24-004K and 201-25-001A

INTRODUCTION

This Planned Area Development Amendment (“PAD Amendment”) application is for 2 parcels 
which are depicted on the map below.  The property owners seek to amend the existing Estates at 
Lakeside PAD (“Parcel 1” the Parcel which fronts onto State Route 74) which was approved by 
the City Council on November 3, 1998.  This request seeks to amend that existing PAD to allow 
for a unique Resort Community, consisting of a Recreational Vehicle Resort development
component and a highly designed and unique commercial project that is integrated into and 
consistent with the existing scenic desert environment.  Additionally, the request seeks to also 
increase the size of the existing PAD by including the northwest parcel (Parcel 2) into the 
existing PAD. The applicant seeks a resort and resort residential development for Parcel 2. 

The approved The Estates at Lakeside PAD (Parcel 1) is a 218.5-acre project located at the 
northwest corner of State Route 74 (“S.R. 74”) and the Old Lake Pleasant Road.  The Estates at 
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Lakeside PAD was envisioned to be essentially a 1.18 DU/AC residential community. This 1.18
DU/AC approved density is one which we do not believe is feasible given today’s market
realties. The other approved land uses on Parcel 1 include a 13 acre resort/commercial, and 
approximately 11 acres of commercial acreage along S.R. 74. The current application seeks to 
expand the resort component to include a Recreational Vehicle Resort component on Parcel 1 
(S.R. 74 parcel) and provide a more traditional resort and resort residential development on 
Parcel 2 (Northwest property).

“Parcel 1 (Southeast Property)” is located at the northwest corner of State Route 74 and Old 
Lake Pleasant Road and the second property “Parcel 2 (Northwest Property)” is located 
northwest of the northwest corner of State Route 74 and Old Lake Pleasant road.  The intent of 
this PAD Amendment request is to amend the existing zoning to incorporate Parcel 2 (the 
northern 244 acres) together with the southern 210 acres (Parcel 1) with the net result being that 
both properties will be subject to one set of PAD zoning district regulations.  This PAD 
Amendment will also provide strict design and development standards for both properties.  The 
imposition of these regulations will result in the development of an attractive and desert 
appropriate architecture and materials that will create a quality low density Resort and 
commercial development with minimal impacts to the desert and surrounding environment. The 
new (overall) property size will be approximately 454 acres.   The Estate at Lakeside PAD name 
for the existing approved Parcel 1 (Southeast Property) and Parcel 2 (Northwest Property) will 
also be changed to Cholla Hills PAD.

Project Scope

This PAD Amendment will allow: 1) the existing uses allowed pursuant to the 1998 rezoning 
case (with the exception of the existing 13 acre Resort use) to remain on Parcel 1 (Southeast 
Property); 2) shifts the existing 1998 Resort designation from Parcel 1 (Southeast Property) to 
Parcel 2 (Northwest Property) to accommodate a 240 room Resort; 3) creates a Recreational 
Vehicle Resort Use component on approximately 187 acres of Parcel 1 (Southeast Property); 4) 
shifts and increases the approved commercial acreage on Parcel 1 (Southeast Property) from 11 
acres to 23 acres (approximately 13 acres of commercial development and approximately 10 
acres of RV and boat storage); and 5) reduces the approved residential density from the existing 
1.18 DU/AC to 1.0 DU/AC on Parcel 2 (Northwest Property). As will be demonstrated below 
the overriding design concept on the entire PAD is to preserve the natural desert environment 
and topography by mandating that development limit the disturbed area and requiring that 
development be respectful and sensitive to the natural topography.

Reasons for Request - Parcel 1 (Southeast Property)

Since the original 1998 zoning approval, there have been significant changes in the market which 
have caused the property owners to re-evaluate plans for this site.  There is limited commercial 
in this area of the City and providing commercial at this location is a logical land use solution 
along S.R. 74.
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This application request increases the commercial zoning by 12 acres for a total of 23 acres of 
commercial zoning on the north side of State Route 74.  The property on the south side of SR74 
will remain undeveloped except for Wastewater Treatment Plant and associated uses.  A Minor 
General Plan Amendment is therefore being requested to allow for the additional acreage of 
commercial zoning on the north side of State Route 74.  The commercial property has a natural 
desert preservation which separates the proposed commercial from the RV Resort. Furthermore 
this area is also enhanced by a major drainage swale that will be left undeveloped with the 
exception of a roadway that connects the RV Resort directly to State Route 74.

This new commercial site will provide an opportunity for convenience retail which will be 
supported by the Residential, Resort, Recreational Vehicle Resort and the surrounding area.  
When the commercial site develops, the east 2/3 of the site will not be visible from S.R. 74 due 
to the 10 foot vertical grade differential along the highway frontage. As shown on the 
accompanying section, State Route 74 will be 10-feet lower than the finish floors of the proposed 
commercial parcel. The western1/3 of the property’s frontage along S.R. 74 is lower than S.R.
74 and therefore it is proposed that landscaping integrating earthen berms to imitate the natural 
surrounding and environment will be incorporated in order to screen the commercial 
development.  The architectural style, size, and character of the commercial development will be 
similar to developments in the Valley’s northern desert environments as represented in the 
pictures that accompany this narrative.  All commercial development will adhere to the City’s 
Design Review Manuel. The scale of building will be visually reduced by mixing materials, soft 
desert colors, textures, and the addition of articulated details to provide a variation of building
scale and size. Variation in building scale shall be provided in this development. 

The RV portion of the development is highly designed, environmentally friendly, and a low 
density recreational vehicle resort development which will be limited to 3 vehicles per acre as 
compared with other RV developments which typically have up to 15 vehicles per acre.   The
proposed development will protect the natural desert swales, and retain more than 50 percent of 
the natural desert flora that exists on the site. The individual RV sites will have a setback from 
the roadways that varies from 4 to 15 feet.  Individual RV sites will be oriented to capture the 
spectacular views and the natural topography of the site. The washes which traverse the property 
will be retained as undeveloped natural preserved desert.

Reasons for Amended Request - Parcel 2 (Northwest Property)

This request also seeks a PAD Amendment to: 1) incorporate Parcel 2 (Northwest Property) into 
the overall PAD and establishes PAD zoning to allow a resort and resort/residential community. 
The concept for the proposed resort and resort residential uses is similar to a traditional low 
intensity resort such as the Boulders and Four Seasons in North Scottsdale or The Wigwam in 
Litchfield Park.  Parcel 2 (Northwest Property) will be comprised of a low intensity 2-story 
resort which have guest rooms within the hotel building as well as hotel casitas.  In addition to 
the hotel and casitas there will be single-family homes which have been designated as “Resort 
Residential” which will be designed to be part of the resort community and environment.  These 
residential units may be part of the Resort Community having privileges to the Resort amenities.  
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A maximum of 1.0 DU/AC (144 single-family homes) shall be permitted. The 1.0 DU/AC 
residential units are exclusive of the rooms and casitas, and other for rent units associated with 
the resort. Like other single family areas near resorts the single family owners, will be attracted 
to the resort and low-intensity high-desert environment associated with this parcel.  The 
residential component will only occur upon development of the primary resort component. The 
predominant design principal will be minimal building foot prints and maximum preservation of 
natural desert and open space.

Developer Experience

The proposed operator and developer of the Parcel is the Pensus Group who has a highly 
regarded reputation in the area of active recreational developments. This developer has 
developed 4 marinas including Roosevelt Lake Marina, Lake Pleasant Marina, Antelope Point 
Marina in Lake Powell, Arizona, and Lake Berryessa in Napa, California. These developments 
include over 1,200 lodging units, 1,150 wet slips, over 2,000 dry storage units and include 
amenities such as a hotel, club houses, lodges, cabins, BBQ areas, campgrounds, recreational 
vehicle storage, retail villages with shops, restrooms and showers, laundry facilities, and 
restaurants.

The vast experience that this development team has garnered from developing and operating 
these facilities will ensure that the proposed Resort facilities will be developed as a first class 
environment.

Project Description for Recreational Vehicle Resort

The Cholla Hills project proposes a gated Desert Resort Community, with a Luxury Recreational 
Vehicle Resort and a pedestrian-oriented commercial parcel with neighborhood convenience 
commercial uses. The project offers an opportunity to create a unique vacation destination in 
a beautiful, desert mountainous setting with amenities and recreational facilities centrally 
located within the Recreational Vehicle Resort site. The amenities will include tennis courts, 
pickleball courts, a large lap style swimming pool, shuffleboard courts, fitness center and 
equipment, and activity and game rooms.  The RV pad sites will be designed and oriented to take 
advantage of the views of the surrounding mountains and natural features. Roadway layouts and 
the individual RV pads will respect and accommodate the natural topography of the site and will 
be designed to retain as much of the desert flora as possible. The drainage swales traversing the 
site will be left undeveloped and will be retained in a natural state. More than 50 percent of the 
land will either be natural open space or untouched natural desert swales. The southernmost 
drainage swale traversing the site in an east-west direction will be the natural buffer between the 
RV Resort and Commercial Center.

The RV Resort will be accessed from (2) two gated entries.  Indigenous landscaping along with a 
variety of walls and architectural features constructed of masonry and stone veneer as depicted in 
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the “Main Entry Elevation”, “Entry Gate Elevation”, and the entry perspective will be 
incorporated.

This PAD Amendment will allow the existing residential and commercial uses to remain as 
prescribed in the General Plan and existing zoning.  In addition to the existing uses, the PAD 
proposes to provide a development plan which will adhere to the City of Peoria’s Desert Lands 
Conservation Guide as adopted October 5, 2004.
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LOCATION AND ACCESSIBILITY 

The I-17 Freeway and Carefree Highway (State Route 74) interchange is approximately 9 miles 
east of the proposed site.  State Route 74 also provides excellent access to Grand Avenue/U.S. 60
which provides access to Las Vegas and other parts of the western United States.  

SURROUNDING LAND USES AND ZONING

Northwest parcel:
North: Lake Pleasant Regional Park-Vacant undeveloped land zoned SR-43.
East: Lake Pleasant Regional Park-Vacant undeveloped land zoned SR-43.
South: State Land-Vacant undeveloped land zoned AG.
West: Bureau of Land Management-Vacant undeveloped land zoned SR-43.

Southeast parcel:
North: Lake Pleasant Regional Park-Vacant undeveloped land zoned SR-43.
East: Lake Pleasant Regional Park-Vacant undeveloped land zoned SR-43.
South: State Land-Vacant undeveloped land zoned SR-43.
West: State Land-Vacant undeveloped land zoned AG.

“General Plan” Discussion

Both properties are designated in the City of Peoria General Plan (“Plan”) as “Residential 
Estate.”  The existing zoning on Parcel 1 (Southeast Property) allows for approximately 13 acres 
of resort near the northern tip of the property, 195 acres of single-family residential (1.18
DU/AC), and approximately 11 acres of commercial.  A Minor General Plan Amendment (under 
separate application) has been filed to change the land use designation on the southern 23 acres
of Parcel 1 from “Residential Estate” to “Commercial” to allow the implementation of this 
Cholla Hills PAD Amendment.  Since the existing zoning allows 11 acres of commercial the net 
increase of commercial is 12 acres of commercial on Parcel 1.

CONFORMANCE WITH GENERAL PLAN

The Land Use Element of the Plan includes Goals, Objectives and Policies that encourage the 
type of development requested in this General Plan and companion rezoning applications, such 
as:

Policy 1.C.3:  Utilize performance standards and site design elements to reduce compatibility 
conflicts with adjacent uses. The subject PAD Amendment incorporates rigid standards and 
criteria relative to open space, limitation on grading, limitation on building footprints, and design 
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guidelines which will preserve the natural beauty and terrain of these parcels and minimize the 
impact on the land.  These regulations will insure compatibility with the surrounding lands which 
are owned by the Federal Government, State Trust land or part of the Lake Pleasant Regional 
Park.

Objective 1.F:  Promote sustainable development that elevate community identity and 
convenience, reduce vehicular trips, minimize infrastructure needs, improve air quality and 
provide a diversity of use. The proposed “Resort” and “Commercial” land use designations and 
PAD zoning will allow for the development of a Resort Community and a Residential Resort 
Community on very limited portions of the properties. The retail portion on the site provides a 
service which allows guests to stay on the property when shopping for their daily needs.

Objective 1.I:  Promote resort development that provides tourism opportunities within the City.
This proposal takes advantage of one of the City’s most unique recreational facilities-Lake 
Pleasant.  The proposed resort on Parcel 2 (Northwest Property) and the Recreational Vehicle 
Resort on Parcel 1 (Southeast Property), will be compatible with and enhances this recreational 
area.  

Policy 1.I.1:  Identify and designate resort development sites that have direct access to 
significant recreational corridors and open spaces areas.
The proposed 240 room resort on 100 acres nestled in the pristine high desert is a spectacular 
opportunity for the City. Resort goers will flock to this natural and preserved desert environment. 

Policy 1.I.2:  Identify recreational corridors with future access points to resort areas and 
visitor access that encourage tourism and visitors activity.
Hiking trails, preserved wash corridors and slopes will make this site an exciting destination for 
tourists and visitors. 

Goal 3:  Protect and preserve the Sonoran Desert in its natural state.
Over 50% of the site will be preserved, in additional to wash corridors. 

Objective 3.A:  Develop program that encourage the clustering of development in exchange 
for preserved natural open space area. 
The casita concept envisioned in this plan is premised upon clustering of development and the 
resulting retention of natural open space.

Policy 3.A.1:  Open space preservation and planning is equally as important to the City as all 
other components of development review when considering the appropriateness of 
development proposals.
We agree and as demonstrated by this PAD open space preservation is one of the key planning 
principles of this application. 
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Policy 3.A.2:  Encourage creative development patterns to ensure preservation of open spaces.
This site has significant washes that traverse the site, running generally from northwest to 
southeast. These washes are deeply incised, 30 to 50 feet deep in many locations.  The 
topographic contouring of the property is dramatic and offers opportunities for creating a unique 
Recreational Vehicle Resort environment. The major collector street that runs from northwest to 
southeast is designed to have a divided highway with a median varying in width from 20 to 50 
feet.  The median is aligned with one of the major ridgelines on the property enabling some of 
the natural vegetation to remain in place and minimize construction to one of the most visible 
natural features on the site. As noted previously, the natural washes will be left in a natural state 
preserving the existing flora. In addition to the preservation of the washes, approximately 50 
percent of the RV site will be maintained as either natural untouched open space or open space 
that will be revegetated to its original condition.

This Resort and Commercial designations are intended to provide development that integrates a 
combination of active and passive recreational amenities and ancillary commercial opportunities 
in areas of exceptional scenic and environmental quality. The RV Resort plan has been designed 
in concert with the existing contours of the land which minimizes cuts and fills and retains more 
of the existing vegetation in place. The individual recreational vehicle pads and spaces have been 
designed and orientated in a manner that takes advantage of views, minimizes alteration of the 
natural landscape, and provides substantial setbacks from the roads to allow additional 
landscaping to screen or soften the visibility to the individual sites from the roadway. The RV 
pad sites will blend in harmony with the surrounding desert minimizing permanent structures and 
surfaces. The pad surface will be constructed, subject to City approval, of a stabilized 
decomposed granite material that will blend in color with the surrounding desert surface. A small 
8 X 16 foot concrete pad will be provided at each site that will be finished with a heavy salt 
pitted color finish. Cuts and fills to achieve the finish grades of sites will be minimized.

This project will be one of Peoria’s most unique resort communities nested in the scenic desert 
near Lake Pleasant. The high standard of creative design is sensitive to environmental conditions 
and is prescribed both pictorially and in a narrative format in this PAD.  This proposal will offer 
a true Arizona desert experience, with hiking, swimming, and other leisure activities while also 
taking advantage of the activities associated with nearby Lake Pleasant Regional Park.

Based upon the analysis provided above, we believe this proposed amendment is consistent with 
the overall intent and goals of the General Plan and will be beneficial to the surrounding area as 
an additional recreational resort.

Parcel 1 (Southeast Property)

The existing 1998 single-family residential and commercial land use entitlement will remain on 
the property (Appendix B). In addition, the Recreational Vehicle Resort component will be 
allowed. The concept of the Recreation Vehicle Resort component is to create a special place for
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visitors to enjoy a vacation experience that is in a rural area which has been designed with 
maximum desert/open with minimal street widths and street improvements. A minimum of 50% 
of the Recreational Vehicle Resort site will be preserved and the Recreational Vehicle spaces 
will be designed in order to limit the disturbed area.  Amenities such as pools, clubhouse, 
walking paths will be incorporated.   In many cases, subject to City approval, streets with limited 
street lights, sidewalks, curb and gutters are proposed to further minimize impacts to the natural 
rural ambience of the area. The parcel is subject to the City of Peoria’s Hillside Overlay and 
Desert Lands Conservation Overlay ordinances, except as modified herein.
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Recreational Vehicle Lifestyle

It is estimated that 8 million U.S. households currently own Recreational Vehicles. With that 
number growing each year, so does the demand for new, quality Recreational Vehicle Resorts to 
accommodate those enthusiasts who take to the road each year for months at a time.
Recreational Vehicle Resorts in desirable vacation spots from southern Florida to the northern 
Pacific have been established and are being built to meet the demand of this rapidly growing 
vacation segment. The Cholla Hills project presents a great and timely opportunity to tie into 
this market making this scenic portion of Peoria next to Lake Pleasant a new vacation destination 
for RVers across America.

What sets Cholla Hills apart from most Recreational Vehicle parks is the emphasis on providing 
a significant amount of meaningful open space within the development. Whereas typical 
Recreational Vehicle parks are characterized by a density of 15 RV sites per acre, Cholla Hills
proposes a density just over 3. Additionally, Cholla Hills proposes individual Recreational 
Vehicle sites surrounded by undisturbed desert that will accommodate a variety of Recreational 
Vehicles. Recreational Vehicles range from the smaller, towable camping vehicles to the larger, 
more elite custom motor coaches. These custom rigs are built with high quality appointments 
that rival hotel suites. Retractable canopies and expandable slide outs can add up to 450 square 
feet of living space when parked.

Page 16



C
ho

lla
 H

ill
s

Pl
an

ne
d 

Ar
ea

 D
ev

el
op

m
en

t
-A

m
en

dm
en

t #
1



Cholla Hills
Planned Area Development - Amendment #1

As compared with a typical single family home, a recreational vehicle disturbs far less area and
thus allows for retention of large amounts of open spaces resulting in considerably less impact on 
the land when compared to a single family development. The existing Residential Estate land use 
designation allows homes with yards, streets, and infrastructure to be built to accommodate 
homes on a large footprint all of which causes considerably more impact on the land than the 
proposed Recreational Vehicle Resort request. 

Commercial Development

Architectural elevations and plans for all development proposed by this PAD will be reviewed by 
the City to ensure compliance with the City of Peoria’s design guidelines and the architectural 
themes established in this PAD. Elevations, colors, materials and building relationships will be 
reviewed by the City to ensure that the proposed architecture is compatible with and 
commensurate in quality with the attached exhibits.

The commercial development is intended to accommodate both the general public as well as the 
guests who will be visiting and utilizing the amenities of Parcels 1 & 2.  The Development will 
be of a quality commensurate with the following illustrations.
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Verrado, Arizona DC Ranch, Scottsdale, Arizona

Terravita                                                Gray Hawk, Scottsdale, Arizona             Lake Pleasant Marketplace, Peoria
Representative examples of commercial architectural characters and materials.
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The above representations illustrate and establish a level of quality which will be the 
benchmark against which future site plan and elevation submittals will be judged by City 
Staff.  While the applicant may submit elevations which differ in character from the 
representations shown in this PAD, the intent of these exhibits is to establish a level of 
quality for the proposed commercial development; The Staff shall ensure that the level of 
quality shown in these exhibits are commensurate in quality with the actual elevations, 
materials, colors which are ultimately provided with each Design Review application.
Additionally, any storage use must be visually screened through the use of landscaping, 
walls, etc. as approved by the City to ensure such facility is not visible from public streets.

Parcel 2 (Northwest Property)

Parcel 2 - (Northwest Property) is 244 acres and is located one half mile west of (Parcel 1). The 
existing zoning on this parcel is SR-43 single-family residential.  Access to the site is via a State 
Land perpetual easement which connects the two parcels. Peoria’s General Plan provides for up 
to 2 units per acre on this parcel.  The parcel is subject to the City of Peoria’s Hillside Overlay 
and Desert Lands Conservation Overlay ordinances, except as modified herin. A low intensity 
240 room resort and a 1.0 DU/AC residential development associated with the resort is proposed 
on this project. The 1.0 DU/AC residential units are exclusive of the rooms and casitas, and 
other for rent units associated with the resort.  
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Parcel 2’s unique topography includes a series of moderately sloping plateau-ridges which cross 
the site from northwest to southeast. Between these plateaus are deep, stone-walled washes with 
sandy bottoms that make this site a unique and attractive desert environment. The resort will be 
located to take advantage of the topography and spectacular views associated with the property.  
The resort development will consist of a traditional resort building and small "cottage"-style 
casitas, located near the main resort buildings.  The casitas will be located within the natural 
desert setting.  

In addition to the casitas, the resort will provide residential homes which are located adjacent to 
the resort.  These homes, like those single family developments adjacent to such resorts as The
Boulders, Four Seasons, The Wigwam & Pointe Resorts will be a part of the resort environment 
and will be entitled to utilize resort amenities.  

All units and development in Parcel 2 shall be located to follow the contours of the gentler upper 
slopes in order to minimize cuts and fills in an effort to blend into the surrounding desert 
environment.  A trail system within the open spaces will be provided throughout the 
development which will connect the different components within Parcel 2.  The resort and 
residential community will offer a true Arizona desert experience, with hiking, swimming, and 
other leisure activities on site in addition to the nearby amenities associated with the lake 
Pleasant Recreation Area. 

This development proposed by this PAD Amendment will be a natural transition into the 
surrounding properties. Most of the lands surrounding the subject parcels are BLM, State Trust 
Land, or part of the Lake Pleasant Regional Park all of which are intended to have very little 
development. The PAD’s proposed uses are consistent and compatible with these surrounding 
land uses. Additionally, the resort and residential resort uses are designed to blend in and be part 
of the open space/desert character of those surrounding land uses which are located adjacent to 
the resort.  The homes proposed on Parcel 2 will be like those single family developments 
adjacent to such resorts as The Wigwam, The Boulders, and Pointe Resorts and will in fact be a 
part of the resort environment and will be entitled to utilize resort amenities. This
resort/residential project, with its limitation on disturbable area, is environmentally sensitive and 
respective of the desert.   The adherence to the City’s Hillside Ordinance will ensure a high 
quality architectural appearance for all buildings within this project.

The below representations illustrate and establish a level of quality which will be the 
benchmark against which future site plan and elevation submittals will be judged by City 
Staff.  While the applicant may submit elevations which differ in character from the 
representations shown in this PAD, the intent of these exhibits is to establish a level of 
quality and the Staff shall ensure that the level of quality shown in these exhibits are 
commensurate in quality with the actual elevations, materials, colors which are ultimately 
provided with each Design Review application.
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Boulders Resort, Scottsdale, Arizona     
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Wigwam, Litchfield Park, Arizona     
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Camelback Inn, Paradise Valley, Arizona     
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Hermosa Inn, Paradise Valley, Arizona     
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Four Seasons Resort, Scottsdale, Arizona     
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DESCRIPTION OF PROPOSAL 

As previously mentioned, the existing single-family residential, and commercial designations 
granted in the 1998 zoning case (Z98-03) will remain as allowable uses on the property.  The 
proposed resort use and additional commercial acreage proposed for Parcel 1 (Southeast 
Property) will be in addition to these 1998 approvals.  

This PAD Amendment seeks to amend the existing The Estates at Lakeside PAD to allow for 
development for a Recreational Vehicle Resort development component on Parcel 1 (Southeast 
Property), and architecturally integrate a commercial project on the S.R. 74 frontage of Parcel 1 
and a resort and residential resort community on Parcel 2 (Northwest Property).

Development of the 750 luxury Recreational Vehicle Resort Use on Parcel 1 will be subject 
to the attached site plan and the environmental and development restrictions enumerated 
in this PAD application which include a provision which mandates a minimum of 50% of 
the total land area as native desert open space. The Recreational Vehicle Resort Site Plan
provides a development character which respects the natural environment. This proposal ensures 
the retention of the existing washes as open space; preserves the spectacular views of desert open 
space; and retains a significant amount of the site’s natural topography remains in place.  

Parcel 1 (Southeast Property) Site Plan

On-site vehicular roadways are designed and will be engineered to be sensitive to the property’s 
natural topography.  The roadway system serving access to the individual RV pad sites is 
designed to follow the topographic contours to reduce the impact to natural features and flora.  
The RV spaces will be setback a minimum of 20 feet from the roadway edge and the pads will 
have finish elevations that blend with the surrounding elevations to minimize grading. Pads will 
be orientated to either take advantage of scenic views or to minimize intrusion to existing 
indigenous large specimen trees. All spaces will be designed on the slopes with the natural 
ridgelines left in a natural vegetative state to minimize the visual impact to the site.

The central clubhouse amenities for the Recreational Vehicle component include tennis courts, 
pickleball courts, shuffleboard courts, a large lap pool, jacuzzi, lawn bowling, and an indoor 
fitness center and activity/game rooms with restrooms, showers, and laundry.  A 42 space paved 
parking lot will serve the complex along with a trail system that connects the central amenities 
with all the remote pad sites.  The buildings, ramadas, and other structures will be stone faced 
with colors blending with the natural desert surroundings. The recreational vehicle resort will be 
accessed from one of two gated entry points. The first access point will connect to S.R. 74 and 
continue through the commercial area. The second access point will be from the Old Lake 
Pleasant access road on the east side of the property. The main collector road running in an east-
west direction will be a divided roadway with a median that will have an abundance of existing 
and introduced indigenous plantings on a natural ridge that ranges in height from 4-8 feet above 
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the adjacent roadway. The two gated entries will be enhanced with additional structures 
including a “manned” gatehouse, water features, an abundance of landscaping, monument/wall 
signage that will have a soft backlighting for a shadow affect, and a variation of stone clad walls 
and naturally weathered tube steel decorative fencing. The RVer’s who will be locating here will 
be seasonal visitors who will generally be vacationing for anywhere between a few days to six 
month.  No permanent stays shall be allowed.

The commercial uses allowed on this parcel will be limited with potentially noxious C-2 uses 
being eliminated.  Height of C-2 uses will be limited to 30-feet.
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Parcel 2 (Northwest Property) Site Plan

The northwest project proposes to retain 122 acres (50%) as undisturbed natural open space.  The 
Resort Community will consist of low scale resort buildings with associated small "cottage"-
style casita, time share, condominium, and/or townhouse units located near the main resort
building.  The design concept is to minimize disturbance of the natural environment.  This 
approach will allow the development to take advantage of the scenic and desert vistas.  
The Resort Community will offer a true Arizona desert experience, with hiking, swimming,
and other leisure activities on site and have the activities associated with the Lake Pleasant
Recreation Area available offsite.

The residential component of 1.0 DU/AC (this figure does not include units associated with the 
Resort) will strictly limit the areas which can be developed.  Disturbable area to accommodate 
the homes will be severely limited and all areas surrounding the living unit will remain as open 
space.  For example, no walls/fences will be allowed around the homes and development will be 
limited to 1,500 square feet per lot.  Lastly, there will be easements which preclude development 
and/or disturbances of areas outside of the living structure. 
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The below representations illustrate and establish a level of quality which will be the 
benchmark against which future site plan and elevation submittals will be judged by City 
Staff.  While the applicant may submit elevations which differ in character from the 
representations shown in this PAD, the intent of these exhibits is to establish a level of 
quality and the Staff shall ensure that the level of quality shown in these exhibits are 
commensurate in quality with the actual elevations, materials, colors which are ultimately 
provided with each Design Review application. Additionally, any storage use must be 
visually screened through the use of landscaping, walls, etc. as approved by the City to 
ensure such facility is not visible from public streets.

El Pedregal, Scottsdale, Arizona

Four Season Resort

Camelback Inn, Phoenix, Arizona

Enchantement Resort Casitas, Sedona

Four Seasons Resort, Scottsdale, Arizona

Representation of Resort Character
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Wigwam, Litchfield Park, Arizona

Auberge Sedona Cabin Lodging

Wigwam. Litchfield Park, Arizona                                           Encantado, Santa Fe, New Mexico
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REGULATORY PROVISIONS

This PAD Amendment request has been prepared in accordance with Article 14-33 of the Zoning 
Ordinance of the City of Peoria, Arizona to establish the regulatory framework for the Cholla 
Hills development by creating development standards and design guidelines specific to the 
context of this site.  This PAD Amendment is in addition to Zoning Narrative & Standards 
Report for Estates at Lakeside PAD approved by the City of Peoria Council on November 3, 
1998.  This is a document comprised of project specific zoning regulations, including permitted 
uses, development standards, and the project’s design criteria.  In the event of a conflict between 
a provision of this PAD and a provision of the Zoning Ordinance of the City of Peoria, the PAD 
prevails.  Where the PAD is silent on a matter, the Zoning Ordinance shall prevail.  The PAD 
Amendment does not modify other City Code provisions or requirements.

PARCEL 1 (SOUHTEAST PROPERTY) PERMITTED USES 
� The approved permitted uses as described in the Estate at Lakeside Zoning Narrative and 

Development Standards narrative dated Revised May 26, 2000 shall remain on Parcel 1 
(Southeast Property). (Appendix B);

� Detached Single Family Residential and/or Resort (Appendix B);
� Resort and Commercial associated with resort development and open space;
� Permitted Uses, Permitted Conditional Uses and Accessory Uses as outlined in Articles

14-9-2 (C-2) and 14-9-3 Land Use Matrix of the City’s Zoning Ordinance.  Such non-
residential uses shall only be permitted on the commercial designated parcel; 

� Permitted Principal Uses and Permitted Conditional Uses as outlined in Articles 14-8-3
and 14-8-4 of the City’s Zoning Ordinance, including a Recreational Vehicle Resort use 
as described herein;

� The following uses shall be prohibited uses over the entire site:
o Auto Parking Lot or Garage as Principal Use.
o Auto Parts and Accessory Store.
o Auto Sound System Installation, Auto Glass Tinting & Repair and similar uses.
o Automobile Diagnostic and/or Service Establishment, including engine & 

transmission overhaul, repair facilities & similar service.
o Automobile Rental Facility.
o Tire Sales, Repair and Mounting.
o Gas Stations or drive-thrus.
o Adult uses.
o Golf Courses.
o Recycling Collection Point.
o Pawn Shop.
o Permissible Consumer Fireworks Sales.
o Nursing or Convalescent Home, Long term Care Facility.
o Appliance, Furniture, & Household Equipment Sales and Rentals.
o Sales & Storage of grain, feed, seed, fertilizer, farm & garden supplies.
o Bus Terminals
o School Bus Parking and Maintenance Facilities.
o Cell Tower/facility unless stealth.
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This application also strictly regulates the development theme for the site via the PAD’s: 
development standards, design criteria, preservation of open space, and the project’s theme for 
all permitted uses.

PARCEL 1 (SOUTHEAST PROPERTY) DEVELOPMENT STANDARDS

Single Family Residential: No change.  Development Standards remain as approved 
through The Estates at Lakeside, Application Z-98-03, except 
as modified herein.  

Recreational Vehicle Resort: See below standards herein.

Commercial: See below standards herein.

PARCEL 1 RECREATIONAL VEHICLE RESORT DEVELOPMENT STANDARDS  

Conceptual Recreational Vehicle Resort Site Plan
This PAD amendment includes a Recreational Vehicle Site Plan, a Preliminary Development 
Plan of the central clubhouse and amenities, a Typical Gated Entry Plan, a typical RV Site 
Layout, and various elevations, sections, and perspectives which illustrates the scope, quality of 
the proposal, the amount of open space being provided, the limitation on the amount of grading 
being proposed, and the overall nature of the development which is sensitive to and responds to 
the sites topography and natural features. Development shall be consistent with material 
presented in this PAD booklet.

The proposed Recreational Vehicle Resort development standards are unique to this lot layout 
and product and only apply to the site if it is developed as a Recreational Vehicle Resort
community.  The standards are as noted in the following Development Standards Table:
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Recreational Vehicle Resort Development Standards

Development Standards Proposed PAD Amendment

Minimum Area.  Ten (10) acres undivided by a public 
street except as provided in 14-8-3
(b-6) of this code and based on full 

acre including street easements.
Minimum Area Per Recreational 
Vehicle Site.  

One thousand two hundred (1,200) 
square feet

Minimum Recreational Vehicle 
Site Width.  

Twenty-four (24) feet.
(See Typical RV Site Layout & 

Typical RV Site Section exhibits)
Minimum Recreational Vehicle 
Site Depth.  

Fifty (50) feet.
(See Typical RV Site Layout & 

Typical RV Site Section exhibits)
Minimum Setback for 
Recreational Vehicle Park.  

Fifty (50) feet from any public   
street.

15-feet from perimeter property line.
Minimum setbacks for 
Recreational Vehicles 

Four (4) feet from any private street.
Fifteen (15) feet between recreational 

vehicles on adjacent sites.
Minimum Private Street Width.  Twenty-five (25) feet measured 

between edge/curb faces.
Maximum Building Height.  Two stories or thirty (30) feet, 

whichever is less.
Recreation and Open Space 
Area.  

Minimum fifty percent (50%) of area 
less private streets shall be devoted to 
recreation and natural or re-vegetated 

open space.
Recreational Vehicle Lot/Pad 
shade

Minimum fifty percent (50%) shade 
shall be provide for each Recreational 

Vehicle Lot/Pad by vegetation (see 
Typical RV Preliminary Landscape 

Plan & Landscape Guidelines)
Recreational Vehicle Storage 
Area.  

Long term storage of Recreational 
Vehicles such boats, utility trailers 

and the like not in use with the 
primary RV guest/tenant shall be 

located with the commercial parcel.
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Use of Recreational Vehicle site 

A. No recreational vehicle or accessory structure shall be placed over any existing utility 
easements.

B. On-site parking shall be provided for one vehicle in addition to the recreational vehicle.
Such vehicle parking stall dimension shall be a minimum of 8.5 feet wide x 18 feet 
long.

C. All recreational vehicle camp sites/pads shall consist of surface which is compacted and 
shall consist of materials which help to reduce dust.

D. No access to Lake Pleasant Park without permission.

Occupancy

A. Development plans for the Recreational Vehicle Resort shall be submitted to the City 
Staff for its review and approval prior to the issuance of building permits.

B. The length of stay for the typical RV user shall be between a few days to six months.  
No permanent stay shall be permitted. Maximum stay for guest shall be 6 months or 
180 days in any given calendar year.

General Regulations

A. All direct vehicular access shall be from abutting arterial or collector streets.
B. It shall be the responsibility of the park owners or managers of rental parks to see that 

all sections of this article are complied with, including requirements relative to required 
permits.

PARCEL 1 RECREATIONAL VEHICLE RESORT SIGNAGE

The project may include up to two freestanding wall signs near the street and main entrances to 
the development.  Such signage shall be integrated into the landscaping and/or theme walls.  
Total Sign area for permanent signs requiring permits shall be 64 square feet, with no more than 
32 square feet on any one street frontage.    All signage shall be in accordance with Article 14-34 
of the Zoning Ordinance. No billboards or pylon signs will be permitted.

PARCEL 1 COMMERCIAL PROPERTY DEVELOPMENT STANDARDS

Any commercial development within the 23 acre commercial parcel on Parcel 1 (Southeast 
Property) shall comply with Article14-9, Section 14-9-6 Property Development Standards for C-
2 in the City’s Zoning Ordinance except as modified as herein and except that the maximum 
building height shall be limited to 30-feet.
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COMMERCIAL DESIGN GUIDELINES

Design of the commercial development within the PAD shall comply with the City of Peoria 
Hillside Ordinance and Design Review Manual for Non-Residential uses and shall be 
compatible with a desert character theme.

In addition to the City’s Design Review Manuel the below Architectural Design provisions seek 
to create a foundation for design that will ensure development of an attractive, high quality 
mixture of architectural styles with primary emphasis on a low density commercial appearance. 
Buildings will feature creative applications of materials, colors and textures. The design of each 
building within the overall commercial development, including complementary uses such as 
retail, restaurants and hotels, will be compatible through the use of compatible materials and 
colors while creating a strong individual identity consistent with their individual use and 
purpose.  This document provides representative examples of architectural characters and 
materials with finishes and color.
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Mountain Ranch Marketplace, Goodyear, Arizona Lake Pleasant Commercial, Peoria
Representative examples of architectural characters and materials.

The above representations illustrate and establish a level of quality which will be the 
benchmark against which future site plan and elevation submittals will be judged by City 
Staff.  While the applicant may submit elevations which differ in character from the 
representations shown in this PAD, the intent of these exhibits is to establish a level of 
quality and the Staff shall ensure that the level of quality shown in these exhibits are 
commensurate in quality with the actual elevations, materials, colors which are ultimately
provided with each Design Review application. Additionally, any storage use must be 
visually screened through the use of landscaping, walls, etc. as approved by the City to 
ensure such facility is not visible from public streets.

The architectural design elements for these buildings include:

1. Building modulation, indentations and architectural details;
2. Building entry accentuation; 
3. Four sided architecture;
4. Building entrances shall be emphasized through the use of special building 

materials, architectural design and enhanced landscaping;
5. Particular design emphasis should be placed on those sides of the building most 

visible to S.R. 74 traffic.  Building facades may be used to promote the corporate 
image on large wall expanses or for non-administrative buildings on the most 
critical building sides;

6. Windows and glazing areas should include a variety of shapes, insets, shading 
devices, accent mullions or other treatments that complement the overall building 
design;

7. Building wall articulation is required on the buildings with appropriate details and 
elements to help create pedestrian scale and a sense of quality.  Horizontal 
banding will likewise be used to foster this pedestrian scale;

8. Boulder retaining walls.
9. The east half of the property’s frontage along S.R. 74 is largely screened from 

view because there is a 10ft grade differential between S.R. 74 and this property’s 
frontage. The western half of the property’s frontage along S.R. 74 is lower than 
the adjacent street and therefore any commercial development will be required to 
provide screening through landscape and/or additional berming along S.R.74.
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10. Reduction of building mass may be achieved by using a combination of the 
following techniques:
a) Variations in rooflines, parapets and/or other significant roof or canopy 

forms shall be used to reduce the scale of commercial buildings. Roof size, 
shape, material, color and slope should be coordinated with the scale and 
theme of the building. Parapets for concealing flat roofs shall feature three 
dimensional cornice treatments (where appropriate) or other similar details 
that enhance the building architecture. Where not used in conjunction with 
other roof elements, parapets should vary in height;

b) Use of ground level arcades and covered areas;
c) Use of protected and recessed entries;
d) Use of vertical elements on or in front of expansive blank walls;
e) Use of pronounced wall plane offsets and projections;
f) Use of focal points and vertical accents; and
g) Inclusion of windows on elevations facing streets and pedestrian areas.

Entrances
All buildings shall have clearly defined customer entrance(s) incorporating elements such as:

1. Canopies or porticos
2. Overhangs
3. Recesses/projections
4. Arcades
5. Raised parapets
6. Peaked roof forms
7. Arches
8. Entrance framed by outdoor pedestrian features or enhanced landscaping
9. Architectural details such as tile work and moldings integrated into the building 

structure to frame the entryway
10. Integral planters or wing walls that incorporate landscaped areas and/or sitting 

areas and
11. Enhanced pedestrian surfaces.

All buildings adjacent to roads shall have entryways that are unique and easily identifiable. 

Building Materials
Approved Exterior Wall Material: Common clay brick, granite, marble, or other natural stone, 
concrete, concrete masonry units (provided that surfaces are integrally colored, painted, stained 
or have attractive exposed aggregate which must be approved as to color and texture) and shall 
have architectural relief, architectural metal, and stucco or plaster (synthetic systems simulating 
stucco or plaster are permitted) provided that finishes must be smooth, sand, or ceramic tile. 
Concrete may be allowed provided that the building is highlighted with architectural features. All 
exterior wall materials and design must be approved by City Staff.
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PARCEL 2 (NORTHWEST PARCEL) PERMITTED USES
� Detached Single Family Residential associated with a Resort;
� Resort and ancillary Commercial associated with resort development and open space;

PARCEL 2 (NORTHWEST PARCEL) DEVELOPMENT STANDARDS

Heights, setbacks and separation will meet all applicable code and ordinance requirements and 
will be subject to review by City staff at the time of plat and site plan approvals, except as 
modified below. The residential component will only occur upon development of the resort 
component. 

A. Development Standard for Permitted Residential Uses shall be as follows:

DEVELOPMENT 
STANDARDS

DETACHED 
SINGLE FAMILY

ATTACHED 
SINGLE OR 

MULTIFAMILY 
BUILDINGS

NON-RESIDENTIAL 
(RESORT) 

BUILDINGS

Maximum Density 1.0 du/ac N/R N/R

Minimum Lot Size 6,000-sq. ft.  * N/R N/R
Maximum Lot 
Coverage (%) 25% 50% 50%

Minimum Lot Width 30-feet N/R N/R
Maximum Building 
Height 2-story or 30-feet 30-feet 30-feet

MINIMUM BUILDING SETBACKS

Front 10-feet 20-feet 20-feet

Rear 15-feet 15-feet 15-feet

Side 5-feet 15-feet 15-feet

Corner 10-feet 15-feet 15-feet

* A maximum of 1,500 square 
feet per residential lot shall be 
allowed to be disturbed for 
construction.  Additionally, no 
walls shall be allowed on 
individual residential lots.  

N/R No minimum requirement.
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The following development guidelines should be followed.

1) Streets should be planned to be located wherever the least amount of disturbance is 
reasonably possible.  .

2) Residential units shall generally be located wherever the least amount of disturbance 
is reasonably possible.  Generally the area which will involve the least amount of 
disturbance will be located along the plateau-ridge lines, where slopes are least 
severe.  In some cases it may be necessary to cluster units to and minimize cuts and 
fills.  

3) Development shall be in accordance with Peoria’s Hillside Ordinance and the Desert 
Conservation Ordinance.  Major washes and the steep slopes along the sides of the 
washes will be preserved as dedicated open space.  Most of the resort/residential 
related buildings, casitas, condominiums, townhouses and/or time share units will 
back directly onto open space.  Where lots do not have direct views onto open space 
corridors, access to them will be provided via pathways and “windows” into the 
washes and common areas.

4) A series of trails will be provided to access the open space areas where views of 
wildlife, rock formations and the desert landscape can be enjoyed.  The pathways will 
be designed for minimum impact on the land and will blend into the natural terrain.
Trails are planned, subject to City approval, to be cleared walkways, 4 to 6 feet wide 
with a native material surface.  Improvements shall include path direction markers, 
erosion protection similar to that used in forest service trails, benches at natural 
overlook locations, small rock retaining walls and culverts at small wash crossings.  

5) To provide the least amount of cuts and fills on individual single-family residential 
lots, a maximum of 1,500 square feet per residential lot shall be allowed to be 
disturbed for construction. Additionally, no walls shall be allowed on individual 
residential lots.

Architectural Style, Appearance

Development shall comply with the requirements as set forth in the City of Peoria Design 
Review Manual.  Additionally, a Design Review Committee will be formed within the 
framework of the master homeowners association.  This committee will monitor and review the 
architecture, site planning, landscaping and building modifications.

In addition to City’s Design Review Manual, development shall conform with the following:

1. Use of colors and materials shall blend with the desert (no whites, pastels or red tile);
2. “Breaking up” the apparent mass of buildings through variations in roof lines, detailing of 

windows and use of “pop-outs”;
3. Roof lines designed to reflect natural slopes and geologic forms;
4. Southwestern architectural character (no French Provincial, red barns, southern mansions,

etc.);
5. Use of regional plant materials exclusively where visible from streets or common open 

space areas;
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6. Low level light standards (bollard-style) to be used throughout;
7. Use of consistent design for house numbers, mailbox enclosures, street numbers and 

furnishings;
8. Garages may be side entry or detached and behind the principal structure.
9. Signage and lighting shall not consist of exposed neon.
10. All illuminated signs shall not be placed higher than 18-feet as measured from the 

adjacent grade. 
11. Parking lot light pole shall not be taller that 18-feet and shall be shielded.

LANDSCAPE GUIDELINES

The sites are separated by undeveloped property in the Sonoran Desert and both sites have light 
to medium density indigenous Sonoran shrubs, trees, and cactus with a rolling topography that 
varies as much as 200 feet. Both sites are traversed with natural stream beds that flow from the 
northwest and through the sites to the southeast. The development plans proposed with this PAD 
will be enhanced with landscaping that is guided by the Sonoran Palette, yet allowing the 
diversity of introduced plant types that will enhance various spaces, structures, and pedestrian 
uses within the PAD. The overall landscape theme is intended to establish continuity and 
compatibility throughout the two communities.

As shown in the plan graphics that follow this narrative and in the ”Desert Lands Conservation 
Guideline” in the appendix, the proposed plant palette will be generally lush indigenous Sonoran 
shrubs, trees, and cactus and the existing tree, saguaro, and barrel cacti in the path of 
construction that are healthy will be salvaged and re-used in the landscape to provide a mature 
landscape that is harmonious with the arid desert landscape. The existing salvaged and 
transplanted desert trees and cactus will provide for a minimum of 40% of the total trees 
provided in the landscape. This will provide for a vegetative canopy at all RV sites, pedestrian 
pathways, and user amenities allowing for shade coverage of 50%.  Accents of turf will be 
proposed at the entry points to the Hotel Site and Recreational Vehicle development, in addition 
to the R.V. Clubhouse and amenities, and around the Hotel pools, tennis courts, and outdoor 
passive recreational spaces for additional interest and to reduce solar reflection in high use 
pedestrian spaces. The sites will be planned with a comprehensive trail system and the pedestrian 
environment will be comfortable throughout the year with shaded places to sit and rest. Site 
sidewalks and paths shall connect all site amenities, entry courts, building entrances, parking 
areas, and RV sites. All walkways will be a minimum 5 foot width. The paving of the walkways 
will have an integral tan color incorporated into the walkway paved surface to harmonize with 
the desert floor. Various pavement textures and colors will be integrated into the vehicular streets 
at the resort entry points and at prominent intersections and pedestrian crosswalks that traverse 
the streets for both pedestrian safety and accenting paved surfaces for interest (See entry 
landscape plan following this narrative). Pedestrian and vehicular conflicts will be minimized 
and effective low level lighting will be incorporated into the intersections and intermittently 
along the pathways to promote a sense of security after dark.
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All landscaped areas will have earth berms and swales integrated into the landscape to emulate 
the natural surrounding topography and other landscape features like surface grade granite 
boulders, granite cobble, and decomposed granite will be integrated into non-turf landscape 
surfaces to emulate the natural desert surface. Installation of the “desert pavement” will occur as 
the final step in the landscape process and be implemented in such a way as to blend with 
undisturbed native areas.  To insure that the proposed desert surface will match that of the 
existing desert floor the following construction sequence will be provided for:

1. Troughs created of varying shapes no less than 2’x8’ and approximately 2 inches 
deep and rake in any cobble-sized rock that was exposed during the landscape 
process.  The trough will be covered with soil to expose only the top half of the 
cobbles. The cobble will appear as an outcropping and will be placed in locations
and at a frequency that matches the existing native areas.

2. A soil/aggregate mixture will be randomly scattered over the disturbed areas in 
varying depths no greater than ½ inch. App. 80% of the disturbed areas will be 
covered with this mix.

3. Cobbles 4 inch and greater that were collected with the soil/aggregate mixture 
will be half buried. Cobbles less than 4 inches will be left on the surface.

Open space areas identified in the “Desert Lands Conservation Guide” in the appendix as 
undeveloped will be maintained in their natural state and protected during construction. These 
areas will be free from grading and improvements and are limited to natural drainage swales and 
stream beds and areas at outer edges of the site.  Any disturbance to these areas will be repaired 
by hydroseeding native seed as prescribed in other sections of this booklet.

The (3) three preliminary landscape plan graphics following this narrative identify the typical 
plant types, placement of salvaged native trees and cacti, and the overall design incorporating 
accents of turf and densities of plantings. The designs are examples of the landscape that will 
continue throughout both parcels and commercial area and are provided to show the emphasis 
placed on creating an outdoor environment that blends with and enhances the natural Sonoran 
Desert.
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PUBLIC FACILITIES

The public facilities plan shows the subject site to be within the City’s Fire Management Area.  
This request to change the land use designation to Resort puts no demands for additional schools, 
parks, or municipal offices.  In fact, changing the land use to resort should reduce the number of 
children from the existing Residential Estate land use which provides permanent homes with 
children.  The properties are located within the service areas of the regional water and 
wastewater facilities defined in the City of Peoria Water & Wastewater Master Plans. It is the 
land owner responsibility to construct the water and wastewater facilities, which will then be
turned over to the City of Peoria for operation – under the terms outlined in the Asset Purchase 
Agreement.

Fire protection is provided by an existing fire company at Lake Pleasant.  Police protection is 
provided by the City of Peoria police department and Maricopa County Sheriff’s department.

The project is not presently within an incorporated school district and is anticipated to be 
primarily vacation/second or retirement population which would require no school facilities.

PHASING

Development of the recreational vehicle component will be in minimum 10-acre phases and will 
start at south end of the property to the north. The residential component will only occur upon 
development of the resort component. All phases of development will be developed as per 
market demand.  The necessary onsite and offsite improvements will be determined during the 
Final Site Plan process in accordance with City of Peoria Ordinances and Guidelines. 

CONCLUSION

In summary, the proposed land use amendment is a unique opportunity to provide for a 
development which reflects the community’s needs and is compatible with the City’s planning 
goals, policies and objectives. The Cholla Hills project is a well-planned, low impact and 
sustainable Resort, Resort Residential and Recreational Vehicle Resort with a commercial 
component that is compatible with the existing Lake Pleasant Regional Park, BLM and State 
land in the surrounding area.  Further, the very low density land use is very 
much in harmony with the Lake Pleasant Regional Park. The project will contribute to the 
orderly growth of the City and will provide a unique opportunity and use which is currently 
unavailable.  We believe that this PAD Amendment will contribute positively to the well planned 
growth of the northern portion of Peoria and a high quality of life for its residents and visitors.
O:\INDEX\Leo\Lake Pleasant\docs\PAD AMENDMENT NARRATIVE_8.24.2011(FINAL-HEARING VERSION) (REVISED 9.20.2012-5th SUBMITTAL).doc
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Developing the Property in Accordance with “Desert Lands Conservation Guidelines”

Both Parcel 1 and Parcel 2 will be developed in accordance with the “Desert Lands Conversation 
Guide” created and adopted by the City of Peoria for the purpose to promote greater design 
sensitivity to the unique Sonoran desert. The Guidelines apply to property located within the 
Desert Lands Conservation Overlay District as defined in that plan, and will serve as a basis on 
the limitation, density, and quality for this plan’s development. This narrative will discuss each 
parcel’s existing conditions in respect to topography, drainage, plant community identification, 
geologic formations and conservation features to be preserved, and wildlife species and habitat. 
The accompanying report and graphics included with this report are of a preliminary nature and 
will serve as a preliminary first step and evaluation to a final report and Conversation Plan.

General

Cholla Hills PAD is directly south of Lake Pleasant, one of the largest lakes in Arizona.  The 
Lake encompasses 10,000 acres of water surface and 118 miles of shoreline. Lake Pleasant is fed 
by the Aqua Fria and Colorado Rivers via the Central Arizona Project Canal. The area 
surrounding Lake Pleasant is developed with campsites and recreational amenities that serve the 
users of the Lake. The campgrounds can often exceed their capacity during the busy summer 
months and holiday weekends resulting in campers and boaters being turned away. The Waddell 
Dam Construction Project in 1992 tripled the size of the Lake and the need for additional 
developed RV and camp sites was even more evident.  It became apparent to this land owner the 
need for additional services and facilities to support the Lake’s recreational attraction. The 
property owners request to develop an upscale Resort on Parcel 2 along with a 5-star 
Recreational Vehicle Resort Community on Parcel 1 as the result of this additional demand for 
RV.  Due to the topographic constraints of both parcels as well as the desire of the owner to 
preserve the natural beauty, each site will develop a program and site plan to retain this beauty 
and develop a site plan that will both enhance and conserve the natural desert landscape.

Parcel 1

Parcel 1 (Southeast Property) is located at the northwest corner of State Route 74 and Old Lake 
Pleasant Road and encompasses 210 acres of light to medium density indigenous Sonoran 
shrubs, trees, and cactus. The site is currently void of improvements and development and is 
surrounded on all sides by vacant desert property.  The topography of this site ranges from (2) 
two high elevation points of 1650.00 to low points in (4) four major dry stream beds of 
approximately 1450.00. The stream beds traverse this site from the northwest and flow through 
and off the site to the southeast. “Conservation Plan 2” (Parcel 2), illustrates the exact location 
and orientation of the washes and ridge lines that traverse this site. The major natural washes will 
generate in excess of 500 CFS of stormwater drainage during the 100 year storm event therefore 
it will be imperative that these washes will be left in a natural state and undeveloped to allow the 
rainfall generated upstream and offsite to flow through this site unimpeded. As illustrated on 
“Conservation Plan 1” and Conservation Plan 2” (Parcel 1) following this narrative section, the 
R. V. Site, RV pads sites, roadways, and clubhouse/recreational amenities are designed to allow 
for these natural washes to be left unchanged and in their natural state. The road and utility 
crossings over these washes are minimized with the proposed plan and where this occurs an 
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engineered bridge or culvert system will be designed to provide for the maximum flows with a 
minimal amount of disturbance to the site.

Most of the landform types on this parcel are defined as “bajada” or “hillside” with slope 
gradients in the range of 9% - 25%.  At present and without further detailed research there are no 
known or unusual geologic formations on this site. A geotechnical survey and soils report will be 
provided by the property owner’s consultant prior to preparation of final improvement plans. The 
soils report will identify any problem soils that exhibit instability and expansive qualities that are 
present in the soil and substrata and provide recommendations to overcome any unusual soil 
conditions that may exist on this site.

The existing plant community on this site is generally of light to medium dense vegetation and 
for the most part healthy and free of disease. The significant or more densely populated 
vegetated areas are in the natural washes where rainfall accumulates and provides available 
moisture for indigenous plants and cacti to evolve. The higher topographic elevations and slopes 
of this site have plant community species and densities estimated at the following rates:

Native Mesquite (Prosopis Velutina) 1 tree/acre 210 trees total
Foothills Palo Verde ( Cercidium Microphyllum) 1.5 trees/acre 315 trees total
Ironwood Tree (Olneya Tesota) .75 tree/acre 157 trees total
Saguaro Carnegiana Gigantea) 6 /acre 1,260 total
Barrel Species (Ferrocactus) 12 /acre 2,520 total
Ocotillo (Fouquieria Splendens) .25/acre              52 total
Buckhorn Cholla (Opuntia Acanthocarpi) 14/acre 2,940 total

The plant types listed above are protected species and will require salvaging and relocation to 
open space areas on-site for those plants that are in the path of improvements, are physically 
healthy, and do not have accessibility limitations. From a visual survey of the site, it is estimated 
that approximately 60-75% of the existing plants in the path of development will be capable of 
salvaging and successfully relocating to other areas on this site.  Other plant species that were 
inventoried and visually inspected are included in the list below:

Quail Bush (Atriplex Lentiformus)
Triangle Leaf Bursage (Ambrosia Deltoidea)
Jojoba (Simmondsia Chinensis)
Fairy Duster (Calliandra Eriophylla)
Creosote (Larrea Tridentata)
Brittle Bush (Encelia Farinosa)
Hedgehog Cactii (Echinocereus Triglochidiatus)

Due to the small size of these plants, they will not be salvaged, but instead will be revegetated in 
areas where construction has scarred or damaged the existing vegetation and ground surface.  
Using this blend of plant types in a revegetation seed mix will create a landscape that will blend 
harmoniously with the surrounding native desert flora.
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The wildlife of this Sonoran Desert parcel is quite extensive and for many of the species they are 
quite adaptive and adjust well with development and habitat modification. We will limit the 
wildlife inventory to those species that are known to inhabit this area specifically as stated by the 
“Arizona Game and Fish Department”.

Desert Tortoise (Gopherus Agassizii):  This species can be found in the gravelly desert washes 
and sandy canyon bottoms.  This species of Tortoise spends November through February in a 
torpid state in underground burrows and is usually not seen by human, since 95% of the life of a 
tortoise is spent underground. The most active time is Spring when they forage for herbs, 
grasses, and new growth of cactus. The Desert Tortoise is considered a threatened species under 
the “Federal Endangered Species Act” of 1990. Their habitat, if they exist on this property, will 
be the desert washes.

Great Horned Owl (Bubo Virginiana Strigidae):  One of the most widespread and common 
owls in North America and specifically the Sonoran Desert.  They are very adaptive to habitat 
change and will move and nest into areas that are not populated.

Golden Eagle (Aquila Curysaetos):  The eagle is a protected species and will maintain territories 
as large as 60 square miles. During site visits and visual inventories of the property, the Golden 
Eagle or its nest was not evident. Further research and visual inspection of the property will be 
required prior to developing a final plan for construction.

Javelina (Tayassu Tajacu):  Javelina typically live in canyon areas of the desert and travel/hunt 
in groups. The natural washes that traverse this site and continue into adjacent properties are 
there habitat. The Javelina can be found in great numbers and they will not be extinct anytime 
soon. In populated and developed areas, if the natural desert washes that orient parallel with each 
other are less than 1,000 feet apart, the Javelina will typically not use the wash for their habitat or 
migration. The spacing of the desert washes on this site conforms to that minimum distance, 
therefore it is anticipated that for the most part the Javelina that roam this area will adjust their 
migrating and habitat patterns.

Coyote (Canis Latrans):  Coyotes are clever animals and adjust to their environment. Like the 
Javelina, the Coyote can be found in great numbers and will adjust to a change in their habitat.

Parcel 2

Parcel 2 (Northwest Property) is approximately 244 acres in size and is located one half mile 
north and west of Parcel 1. Access to this site is via a State Land easement which also continues 
through this site and continues on to connect to Parcel 1. This site’s vegetation density is similar 
to Parcel 1 and is also void of any substantial improvements and development. Lake Pleasant 
Regional Park adjoins this site and is surrounded by vacant desert property. The topography of 
this site undulates vertically with a topographic high point elevation of 1756.00 at various points 
along the west property line as illustrated on “Conservation Plan 2” (Parcel 2) following this 
report. There are (3) three washes that traverse this site, but the major wash which is named 
“Morgan City Wash” bisects this property and will carry an amount of storm water exceeding  
500 CFS during the 100 year storm event. Other than a single road and utility crossing, there will 
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be no improvements in or near this Wash for a distance that will be prescribed in a drainage and 
hydrologic report prepared by the owner’s engineering consultant prior to preparation of the final 
construction drawings. The smaller secondary washes will also be left as natural open space and 
undeveloped. As stated in the narrative under Parcel 1, the sandy desert washes are the natural 
corridors for animal species that live in this region and are also the most heavily vegetated areas 
of the sites. It is obvious that the natural washes will be preserved as much as possible and 
development restricted to the higher slopes and ridges of each site.

Again, most of the landform types on this parcel are defined as “bajada” or “hillside” with slope 
gradients in the range of 8% - 25%.  Like Parcel 1, there are no known or unusual geologic 
formations on this site.  Prior to proceeding with final improvement plans, a geotechnical survey 
and soils report will be provided by the property owner’s engineering consultant to further 
review and identify any soil problems relative to instability and expansive qualities.  
“Conservation Plan 1” (Parcel 2) graphically shows the extent of the existing natural open space 
that will be left undeveloped and preserved.

The existing plant community and wildlife species and habitat on Parcel 2 is very similar to 
Parcel 1 in respect to overall plant densities, quality of plant species, and wildlife habitats.  Only 
a few minor off-road vehicular trails are evident on both sites with vandalism to plants and 
natural desert surfaces almost non-existent.

Conclusion

Parcel 1 (Southeast Property) will be improved with a low density of approximately 750 
developed R. V. Sites on app. 187 acres. In addition to this, App. 23 acres of ancillary 
commercial will serve the R.V. park and will be placed along State Route 74. The R.V sites will 
have electrical/water hookups, a dump station, a small concrete pad for portable picnic tables, 
grills, and chairs, and a graded pad with a stabilized granite surface. The campsites will also be 
graded and finished with a stabilized granite topdressing, and most will be furnished with fire 
pits, and areas to accommodate grills and portable picnic tables. 

As shown on the exhibit that follows, “Conservation Plan 1” (Parcel 1), the roadways, and 
Recreational Vehicle sites for Parcel 1 have been designed with respect to the contouring of the 
land, minimizing cuts and fills, and allowing the natural desert washes to be undeveloped and 
reserved for natural open space and trails. The combination of the common open space left in its 
natural condition and open space re-vegetated with all salvaged trees and cacti, will be over 50% 
of the Recreational Vehicle resort site. The 23 acre commercial will have a very low building 
coverage that has been identified and stated previously in this report. With the required parking 
included, the building and parking site coverage will be 25% less than the average commercial 
center. As shown on “Conservation Plan 1” (Parcel 1), a large undeveloped open space and 
desert wash will buffer the commercial from the Recreational Vehicle resort.  A multi-use trail 
system has been designed to connect the clubhouse/amenities and commercial center services 
with the various Recreational Vehicle sites (See “Conservation Plan 1”). 

Architecturally, the building materials will be of natural stone and painted stucco with earthtone 
colors complementing the surrounding environment. Stone that is indigenous to the site will be 
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utilized in wire gabion baskets throughout the decorative entry walls and for retaining walls that 
will be provided as needed. Stone veneer materials to embellish the clubhouse, commercial, and 
resort architecture will be similar in color and texture to the native stone on site blending all (3) 
three site harmoniously. 

Overall the proposed development has taken steps to preserve the desert vegetation and open 
space, provided pedestrian linkages and trails through developed and undeveloped open space 
corridors, provided a program for revegetation of the native desert habitat and landscape, 
minimized mass grading, limited disturbance to desert washes so that net loss of endangered 
species animal habitats are protected, and lastly provided  low density developments designed 
with color finishes and materials that will blend harmoniously with the surrounding area and 
environment.
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