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Planning and Zoning Commission 
Special Meeting 
Notice & Agenda 
Thursday, November 13, 2014 
Council Chamber 
8401 W. Monroe Street 
Peoria, AZ  85345 

Regular Meeting 
 

 6:30 P.M.  
 
Convene 
Roll Call 
Opening Statement 
Final Call To Submit Speaker Request Forms 

Consent Agenda 
 

CONSENT AGENDA:  All items listed with “C” are considered to be routine or have been previously reviewed by the 
Board/Commission, and will be enacted by one motion.  There will be no separate discussion of these items unless a 
Board/Commission member so requests; in which event the item will be removed from the General Order of Business, 
and considered in its normal sequence on the Agenda. 

Consent – New Business 
 
1C  Disposition of Absence 

All Commissioners were present at the October 16, 2014 meeting.  
 

2C Minutes 
Discussion and possible action to approve the minutes of the Planning and Zoning 
Commission meeting held on October 16, 2014. 
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3C  PUBLIC HEARING:  RE:  Conditional Use Permit – AT&T TAG Trilogy   
 

CU14-0008:   Discussion and possible action to consider a request for a Conditional Use 
Permit to allow a wireless communication facility in the form of three stealth 35’ tall faux 
saguaro cacti and associated ground-mounted equipment.  The property is located at the 
west corner of Vistancia Boulevard and Trilogy Boulevard/Towne Center. 
 
 

4C  PUBLIC HEARING:  RE:  Conditional Use Permit – Express Oil 
 

CU14-0014:   Discussion and possible action to consider a request for a Conditional Use 
Permit to allow an Express Oil Change automotive repair and service facility with 12 service 
bays in a C-2, Intermediate Commercial, zone. The property is located north of the 
northwest corner of 83rd Avenue and Thunderbird Road on an undeveloped building pad, Lot 
8, in the Thunderbird Marketplace commercial center. 
 

 
 
5C  PUBLIC HEARING:  RE:  Conditional Use Permit – Brake Masters 
 

CU14-0012:   Discussion and possible action to consider a request for a Conditional Use 
Permit to allow for a Brake Masters Automotive repair center with 8 service bays. Brake 
Masters Automotive will be open from 7:30 a.m. to 5:30 p.m. Monday-Saturday and is 
located in the Lake Pleasant Pavilion commercial center at 10029 W. Happy Valley Road. 
 
 

6C  PUBLIC HEARING:  RE:  Conditional Use Permit – ACT Glass 
 
 CU14-0017:   Discussion and possible action to consider a request for a Conditional Use 

Permit to allow light assembly and fabrication of window frames for residential homes and 
commercial properties within the Bell Freeway Commercial Park Planned Area 
Development. The property is located south of the southeast corner of 87th Avenue and 
Kelton Lane in an existing suite. 

 

Regular Agenda 
 

New Business 
 
 
 
7R PUBLIC HEARING: RE: Land Use Element and Public Administration Update 
 

GPA14-0002:  A city-initiated amendment to the General Plan to update the Land Use 
Element and Plan Administration in an effort to maintain a document that adequately 
responds to changing social, economic, other demographic trends, and development 
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pressures which impact land use, traffic patterns, socio-economic conditions, and provisions 
to City services among others. 
 
Staff Report 
Open Public Hearing 
Public Comment 
Close Public Hearing 
 
Commission Action: Discussion and possible action to recommend approval of a request 
from the City of Peoria to amend the General Plan Land Use Element and Plan 
Administration section in an effort to maintain a document that adequately responds to 
changing social, economic, other demographic trends, and development pressures which 
impact land use, traffic patterns, socio-economic conditions, and provisions to City services 
among others. 

 
 
8R PUBLIC HEARING: RE: Conditional Use Permit – Grand Avenue Station 
 

CU14-0009: Discussion and possible action to consider a request for a Conditional Use 
Permit to allow the operation of an automotive tire shop and repair facility in an existing 
building (former gas station).  The property is located at the northeast corner of 75th Avenue 
and Olive Avenue at 7410 W. Olive Avenue. 
 
Staff Report 
Open Public Hearing 
Public Comment 
Close Public Hearing 
 
Commission Action: Discussion and possible action to recommend approval of a request 
for a Conditional Use Permit to allow the operation of an automotive tire shop and repair 
facility in an existing building (former gas station).  The property is located at the northeast 
corner of 75th Avenue and Olive Avenue at 7410 W. Olive Avenue. 

 
 
 
9R PUBLIC HEARING:  RE:  Text Amendment 
 

TA14-0001:  A public hearing will be held to consider a City of Peoria initiated request to 
amend Article 14-2 “Definitions”, Article 14-3 “General Provisions”, Article 14-5 “Single-
Family Residential Districts”, Article 14-9 “Non-Residential Districts”, and Article 14-39 
Administrative Procedures” of the Zoning Ordinance; effectively establishing criteria in which 
Donation Drop-Off Boxes would be a permitted use within the City of Peoria. 
 
Staff Report 
Open Public Hearing 
Public Comment 
Close Public Hearing 
 
Commission Action:  Discussion and possible action to consider a City of Peoria initiated 
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request to amend Article 14-2 “Definitions”, Article 14-3 “General Provisions”, Article 14-5 
“Single-Family Residential Districts”, Article 14-9 “Non-Residential Districts”, and Article 14-
39 Administrative Procedures” of the Zoning Ordinance; effectively establishing criteria in 
which Donation Drop-Off Boxes would be a permitted use within the City of Peoria. 
 

 
10R  PROJECT UPDATE: Staff will review and discuss the Final Draft Sonoran Preservation 

Program and to seek comment, input, and direction on the findings, priorities and 
recommendations. The goal of the program is to identify areas that merit special 
consideration and then attempt to strategically assemble them over time – through 
acquisition, conservation, partnerships and development cases -- into a meaningful network 
of connected open spaces for a variety of users.  No Action will be taken on this item. 

 
Call To The Public (Non-Agenda Items) 

 
Your comments pertaining to the Planning and Zoning Commission business are welcome.  
However, if you wish to address the Planning and Zoning Commission, please complete a Speaker 
Request Form and return it to the clerk before the call to order for this meeting.  Boards and 
Commissions are not authorized by state law to discuss or take action on any issue raised by public 
comment until a later meeting. 

Reports from Staff 
Reports from Planning and Zoning Commission  
Adjournment 
 
NOTE:  Documentation (if any) for items listed on the Agenda is available for public inspection, a 
minimum of 24 hours prior to the Board/Commission Meeting, at any time during regular business 
hours in the Office of the City Clerk, 8401 W. Monroe Street, Room 150, Peoria, AZ 85345. 
 
Accommodations for Individuals with Disabilities.  Alternative format materials, sign language interpretation, 
assistive listening devices or interpretation in languages other than English are available upon 72 hours advance notice 
through the Office of the City Clerk, 8401 West Monroe Street, Room 150, Peoria, Arizona 85345   (623)773-7340, 
TDD (623)773-7221, or FAX (623) 773-7304.  To the extent possible, additional reasonable accommodations will be 
made available within the time constraints of the request. 
 
 
 
 
PUBLIC NOTICE: 
In addition to the Board/Commission members noted above, one or more members of the City of Peoria City Council or 
various other Boards and Commissions may be present to observe this meeting as noticed on this agenda. 
 
Planning and Zoning Commission meetings can be viewed live on Channel 11 (Cox Cable) and are available for 
viewing on demand at http://www.peoriaaz.gov/content2.aspx?id=2151.  

 

http://www.peoriaaz.gov/content2.aspx?id=2151
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PLANNING AND ZONING COMMISSION MINUTES 
CITY OF PEORIA, ARIZONA 

RIO VISTA RECREATION CENTER 
OCTOBER 16, 2014 

 
A Meeting of the Planning and Zoning Commission of the City of Peoria, Arizona, 
convened at 8866-A W. Thunderbird Road, Peoria, AZ in open and public session at 
6:30 p.m. 
 
Members Present: Chair Nancy Golden, Vice-Chair Leigh Strickman, Secretary 
Leonard Spraker, Commission Members Greg Loper, Bill Louis and Jeff Nelson 
 
Members Absent: none 
 
Others Present: Chris Jacques – Planning Director, Steve Burg – Deputy City Attorney, 
Melissa Sigmund – Senior Planner, Rick Williams – Planner, Lorie Dever – Planner and 
Della Ernest – Executive Assistant 
______________________________________________________________________ 
 
Opening Statement:  Read by Chair Golden 
 
Call for speaker request forms. 
 
Audience:  52  
 
Note: The order in which items appear in the minutes is not necessarily the order in 
which they were discussed in the meeting.  
 
CONSENT AGENDA 
 
All items listed with a “C” are considered to be routine by the Planning and Zoning 
Commission, and were enacted by one motion.  
 
1C Disposition of Absence 

Discussion and possible action to approve/excuse the absence of Vice-Chair 
Strickman and Commissioners Shawn Hutchinson and Bill Louis from the 
September 18, 2014 meeting.  
 

2C Minutes 
Discussion and possible action to approve the minutes of the Planning and 
Zoning Commission meeting held on September 18, 2014. 

 
COMMISSION ACTION:  Commissioner Louis moved to approve the Consent 
Agenda. The motion was seconded by Vice-Chair Strickman and upon vote, 
carried unanimously, 7-0.  
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REGULAR AGENDA 
 
NEW BUSINESS: 
  
3R PUBLIC HEARING:  RE:  Conditional Use Permit – Private Self Defense/Martial 

Arts Studio   
 
 

CU14-0006: A public hearing was held to consider a request for a Conditional 
Use Permit to allow a private self defense/martial arts studio. Proposed hours of 
operation would be 4:15pm to 8:00pm on Monday and Wednesday, and 5:30pm 
to 8:00pm on Tuesday and Thursday. The property is located at the northeast 
corner of 81st Avenue and Country Gables Drive, more specifically described as 
Assessor’s Parcel Number 200-62-010C. 
 

 Staff Report: presented by Lorie Dever, Planner 
 
 Public Comment: 
  

Jeff Blilie with Beus Gilbert, representing the applicant provided some history of 
the home purchase, business background and changes that were made to the 
initial request to mitigate some of the resident concerns. 

  
 William Flohr: a citizen, spoke in favor of the applicant 
 
 Steve Hash and his son: a citizen and student, spoke in favor of the applicant 
 
 Brian Reed: a citizen, spoke in favor of the applicant 
 
 Jimmy Graham: a citizen, spoke in favor of the applicant 
 
 Tina Graham: a citizen, spoke in favor of the applicant 
 
 Max Enterline: a citizen, spoke in favor of the applicant 
 

Frank Larance and his son: a citizen and student, spoke in favor of the 
applicant 

 
 Michael Cocanower: a citizen, spoke in favor of the applicant 
 
 Melissa Cocanower: a citizen, spoke in favor of the applicant 
 
 Eddie Woods: a citizen, spoke in favor of the applicant 
 

Otto Uhrik: a citizen, spoke in favor of the agenda item mentioning citing 
concerns with traffic, clientele and growth of the commercial business 

 
William Zobava: a citizen, spoke against the agenda item citing concerns with 
traffic and the potential increase of additional businesses 

 
Christina Yoder: a citizen, spoke in favor of the applicant 
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Darlene Treguboff: a citizen, spoke against the agenda item citing concerns 
with the potential increase of additional businesses and she would like to keep 
the area residential 

 
 Pat Strickland: a citizen, spoke in favor of the applicant 
 

Melinda Strom: a citizen, spoke against the agenda item citing concerns with 
crime, noise and potential decrease in home value 

 
Robert Strom: a citizen, spoke against the agenda item citing concerns with 
graffiti and spot zoning for the purpose of making money. Mr. Strom also 
presented the Commission with a letter and documentation of graffiti on the sign 
posting located on the applicant property. 

 
Dudley Westerfield: a citizen, spoke against the agenda item and would like to 
keep the area residential 

 
John Lanzerotta: a citizen, spoke against the agenda item citing concerns with 
additional traffic 
 
Mr. Blilie mentioned that there can be no growth of the business without 
applying for a new permit and mentioned that no precedence is being set as 
each request is evaluated on its own, on a case by case basis. 

 
COMMISSION COMMENTS: Commissioner Loper asked what the process is 
for issuing Conditional Use Permits and asked for staff to summarize the 
stipulations for approval of item 3R. Commissioner Loper also asked if it would 
be appropriate to place a timeframe on the permit and if the applicant wanted to 
change business hours, would the applicant need to re-apply.  
 
Vice-Chair Strickman asked about Proposition 207 waiver that was signed and if 
the surrounding residents can sue the City if the item is approved. 
 
Mr. Burg responded to Vice-Chair Strickman’s question. 
 
Commissioner Louis mentioned that the Commission members are Peoria 
residents and he looks at each case as though it would be in his neighborhood. 
Commissioner Louis also mentioned that staff did a great job of mitigating any 
issues and placing stipulations on the permit to reduce any negative impacts. 
 
Secretary Spraker mentioned that there already is traffic due to the church in the 
immediate area, which is not much different than a commercial business with 
overflow parking on the street.   
 
Commissioner Hutchinson asked what the process and timeline is for response 
to complaints.  
 
Chair Golden asked where parking is on the property, if the classes are confined 
to inside the structure with no outside classes and if there will be any signage. 
 
Mr. Blilie, Ms. Dever and Mr. Jacques responded to the Commission’s 
questions. 
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COMMISSION ACTION:  Commissioner Loper moved to approve agenda item 
CU14-0006 subject to stipulations noted in the staff report. The motion was 
seconded by Commissioner Louis and upon vote, carried unanimously, 7-0.  

 
4R  PROJECT UPDATE: Staff will discuss a City-initiated Draft Donation Drop-Off 

Box Ordinance and seek comment, input, and direction from the Commission 
with regards to the proposed ordinance. This is an informational item only and No 
Action will be taken. 

 
 Rick Williams, Planner presented the Commission with history of the donation 

drop off bins and reviewed the standards addressed in the draft ordinance. 
 

 
COMMISSION COMMENTS: Commissioner Louis asked how the property 
owner and applicant would be held accountable. Commissioner Louis also 
asked how the bins would be identified once a permit is issued. 
 
Secretary Spraker asked if the ordinance could include a stipulation that the 
property must be inspected on a regular basis and a fine could be issued if the 
bin is not being maintained. 
 
Commissioner Loper would like to see included in the ordinance, a mandated 
inspection period by the applicant. 
 
Commissioner Nelson asked how violations would be identified and asked if the 
ordinance would affect the Christmas tree drop-off areas. 
 
Vice-Chair Strickman asked if the property owner allows the bins on-site. 
 
Chair Golden asked how the number of bins per acre was achieved and if any of 
the bin owners have business licenses. 
 
Mr. Williams and Mr. Jacques addressed the Commission’s questions. 

 
 Commissioner Loper excused himself from the meeting at 8:57pm. 

 
5R  PUBLIC HEARING: RE: Land Use Element and Public Administration Update 

 
GPA14-0002: A city-initiated amendment to the General Plan to update the Land 
Use Element and Plan Administration in an effort to maintain a document that 
adequately responds to changing social, economic, other demographic trends, 
and development pressures which impact land use, traffic patterns, socio-
economic conditions, and provisions to City services among others. 
 
Staff Report: presented by Lorie Dever, Planner 
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COMMISSION COMMENTS: Commissioner Nelson asked why offsite 
improvements was not added as a requirement. 
 
Mr. Jacques responded to Commissioner Nelson’s inquiry. 
 
 

REPORT FROM STAFF:  
Mr. Jacques notified the Commission that an Alternate Member has been appointed and 
will join the Commission at the November 13th meeting. 
 
REPORTS FROM THE PLANNING AND ZONING COMMISSION:  None 
 
ADJOURNMENT: There being no further business to come before the Planning and 
Zoning Commission, the meeting adjourned at 9:21p.m. 
 
 
____________________________  _________________________ 
Nancy Golden, Chair    Submitted by Della Ernest 
 
____________________________  _________________________ 
Date       Date 



CONDITIONAL USE PERMIT 
REPORT TO THE PLANNING AND ZONING COMMISSION 

CASE NUMBER: CU 13-0008 

DATE: November 13, 2014 

AGENDA ITEM: 5C 
 

Applicant: AT&T Mobility 

Request: Obtain a Conditional Use Permit (CUP) to allow the 
installation of a wireless communication facility in the form of 
two stealth 35’ tall faux saguaro cacti and associated ground-
mounted equipment. 

Proposed Use: AT&T wireless communication facility 

Location: West of the intersection of Vistancia Blvd. and Trilogy Blvd. 

Size of Facility: An approximately 17,558 s.f. parcel with a 20’x15’4” 
equipment enclosure. 

Support / Opposition: As of the date of this printing, Staff has not received any 
written or verbal support or opposition to this proposal. 

Recommendation: Approve, with conditions. 
 

AREA CONTEXT 
Table 1: Existing Land Use, Future Land Use, Current Zoning. (Exhibits A & B) 

 LAND USE GENERAL PLAN ZONING 
Subject 
Property Golf course Golf Course Vistancia Planned Community 

District (PCD), Z01-10A.13 

North Vistancia Blvd, then 
undeveloped Mixed Use Vistancia Planned Community 

District (PCD), Z01-10A.13 

South Golf Course Golf Course & Community 
Commercial 

Vistancia Planned Community 
District (PCD), Z01-10A.13 

East Trilogy Blvd, then Golf Course Golf Course 
Vistancia Planned Community 
District (PCD), Z01-10A.13 

West Golf Course Golf Course 
Vistancia Planned Community 
District (PCD), Z01-10A.13 

j:\commdevelopment\development review\cup\cup2014\cu14-0008_at&t tag trilogy\p&z\cu14-0008_at&t tag trilogy_staff report.docx CU 13-0008 – Page 1 
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PROJECT DESCRIPTION 
Request and Development Details 
1. The project site is located on a 17,558 acre parcel at the entrance to the Trilogy at 

Vistancia Golf Course at the southwest corner of Vistancia Blvd. and Trilogy Blvd.   
 

2. The applicant is proposing to construct an approximately 20’x15’ equipment 
enclosure as well as two concealed wireless communication structures in the form 
of faux saguaro cacti.  Three live saguaros and several shrubs will be added to the 
existing landscape surrounding the facility in order to create an appropriate setting. 

 
3. A site plan application for this proposal has been submitted and is currently in 

review under case SP14-0009. 
 

 
DISCUSSION AND ANALYSIS 
 
Applicability 
4. The site in question is located within the Vistancia Planned Community District 

(PCD) (Z01-10A.13).  A conditional use permit is required for the wireless 
communication facility. 

 
5. Section 14-39-12.E outlines the applicable criteria for evaluating Conditional Use 

Permits (CUP). In general, the purpose of a CUP is to mitigate and/or minimize 
any identified negative impacts on the surrounding neighborhood that may result 
from a specific use and provide controls to ensure compatibility between nearby 
land uses.  
 

Analysis 
6. In staff’s judgment, the proposed use is appropriate and compatible with golf 

course setting and the context of the area in question.  The faux saguaros will be 
set amongst live saguaros and other plant materials and landscape features at 
the golf course entrance.  An 8 foot high tan CMU screen wall will surround and 
screen the ground equipment from view.   

 
7. There are no alternative sites for collocation on existing wireless facilities within a 

one mile radius of the project site. 
 
8. The intent of the wireless communication ordinance is to promote the use of 

appropriate wireless communication facilities while encouraging co-location and 
design techniques that minimize the impacts of such facilities on the community.  
The golf course location provides a non-residential setting with significant 
vegetation that will minimize the conspicuousness of the facility. 
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9. If any issues arise regarding the operation of the business, Section 14-39-12.I 
provides the Planning Manager with continuing jurisdiction over all Conditional 
Use Permits. This means that a permit may be revoked, modified or suspended 
should any of the following occur: 

 
a. The permit was obtained by fraud or misrepresentation; 
b. The use authorized by the CUP has been exercised in violation of the 

conditions of approval; 
c. A change in circumstances where the following has occurred: [1] Impacts 

from the approved CUP to neighboring properties; and [2] Changes in 
aesthetic or environmental impacts such as noise, odors or pollution. 

d. The use authorized by the CUP is operated in a manner that constitutes a 
nuisance to neighboring property owners, adjacent neighborhoods, or the 
City; or is exercised in a manner that is detrimental to the public health, 
welfare or safety. 

 
Noticing and Neighborhood Comment 
10. The application notice was forwarded to all property owners within 600 feet of the 

proposal, including all registered HOA’s within one mile, and properly noticed 
pursuant to Section 14-39-6 of the Peoria Zoning Ordinance. 
 

11. As a result, to date, the City has not received any verbal or written 
correspondence in support or opposition to this proposal.  Additionally, the site 
was posted at least 15 days prior to the Public Hearing with a sign meeting the 
requirements prescribed by the Planning Division. The applicant has provided a 
photo exhibit and signed affidavit attesting to the posting. 

 
Proposition 207 
12. The voters of Arizona approved Proposition 207, which among other things 

requires municipalities to compensate property owners for actions which have 
the effect of diminishing the value of their property.  The City Attorney’s Office 
has drafted an agreement which waives the applicant’s rights to future 
Proposition 207 claims against the City.  Accordingly, the applicant has furnished 
a signed and notarized Proposition 207 Waiver. 

FINDINGS AND RECOMMENDATION 
13. Based on the following findings: 

• The proposed addition to the existing wireless communication facility meets all 
CUP criteria; 

• The proposal is consistent with the intent of the Ordinance by minimizing the 
visual impact of such facilities on the community through a 
concealed/camouflaged appearance and use of complementary colors and 
textures of the enclosure walls compatible with the surrounding environment;  
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• The proposal does not result in any detrimental impacts to the surrounding 
neighborhood. 

 
It is recommended that the Planning and Zoning Commission take the following action: 
 
Approve the applicant’s request for a Conditional Use Permit under Case CU14-
0008, subject to the following conditions: 
1. The use shall substantially conform to the Conceptual Site Plan (Exhibit C) and 

Conceptual Elevations (Exhibit D) as contained in the staff report to the Planning & 
Zoning Commission dated November 13, 2014.   
 

2. Any emergency generator shall receive separate approval for operation on the site. 
 
ATTACHMENTS: 

 

Exhibit A   Vicinity / Aerial Map 
Exhibit B  Zoning Map 
Exhibit C  Conceptual Site Plan 
Exhibit D  Conceptual Elevations 
 
 
Prepared by:  Melissa Sigmund, AICP, LEED Green Associate 
   Interim Principal Planner 
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CONDITIONAL USE PERMIT 
REPORT TO THE PLANNING AND ZONING COMMISSION 

J:\CommDevelopment\Development Review\CUP\CUP2014\CU14-0014_Express Oil Change CU14-0014 – Page 1 

CASE NUMBER: CU14-0014 

DATE: November 13, 2014 

AGENDA ITEM: 4C 
 

Applicant: Cawley Architects, Inc. 

Request: Obtain a Conditional Use Permit (CUP) to allow an 
automotive repair and service facility with seven (7) service 
bays in a C-2, Intermediate Commercial District. 

Proposed Business: Express Oil Change & Service Center  

Location: North of the northwest corner of 83rd Avenue and 
Thunderbird Road 

Size of Facility: 4,325 square foot building on a 30,465 square foot vacant lot 

Support / Opposition: As of the date of this printing, Staff has not received any 
written or verbal support or opposition to this request. 

Recommendation: Approve, with conditions. 
 

AREA CONTEXT 
Table 1: Existing Land Use, Future Land Use, Current Zoning. (Exhibits A & B) 

 LAND USE GENERAL PLAN ZONING 
Subject 
Property Vacant commercial building pad Community Commercial C-2, Intermediate Commercial 

North Existing Filiberto’s Restaurant Community Commercial C-2, Intermediate Commercial 

South Existing CVS Pharmacy  Community Commercial C-2, Intermediate Commercial 

East 83rd Avenue, then a vacant building 
pad within the commercial center 

Low Density Residential 
(2-5 dwelling units per acre) 

 NEC 83rd Avenue and 
Thunderbird  PAD,(Planned Area 
Development) 

West Multiple tenants within a 
commercial center  Community Commercial C-2, Intermediate Commercial 
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PROJECT DESCRIPTION 
Request and Development Details 
 
1. The project site is a 30,465 square foot (0.7 acre) vacant pad located within the 

larger Thunderbird Marketplace commercial center. The site is located north of the 
northwest corner of 83rd Avenue and Thunderbird Road. The project site, Lot 8, is 
the last remaining undeveloped pad in the Thunderbird Marketplace commercial 
center. The proposed site will have three points of access from the west, south, and 
north. 

 
2. The Express Oil Change and Service Center business currently operates 203 

locations spread across the Southern, Midwestern, and Southeastern states, having 
been founded in Alabama. The potential Peoria location will be the first Express Oil 
Change and Service Center location in Arizona as well as the western part of the 
United States.  

 
3. Express Oil Change and Service Center specializes in quick oil changes. Customers 

will enter the site from the driveway off of 83rd Avenue to the south of the site. 
Customers will queue within the designated area along the southern curb in 
preparation to enter one of the service bays. The 100 foot queuing area is placed so 
as not to block any drive aisles on the site or interfere with the free flow of traffic to 
the commercial center. For a typical oil change, customers will be directed to one of 
the western most service bays, and will remain in their vehicle during the service. 
They will leave by driving forward, through the bay and exiting the north side of the 
building to the existing shared access drive aisle to the north of the proposed 
building. The remaining service bays are dedicated to other vehicle services and 
repairs. The site has been designed with wider than required drive aisles to 
perpetuate the safe navigation of the site. 

 
DISCUSSION AND ANALYSIS 
 
Applicability 
 
4. The site in question is zoned C-2, Intermediate Commercial.  According to Article 14-

9, in the C-2 Zoning District, Automobile Diagnostic, and/or Service Establishment, 
including engine & transmission overhaul, repair facilities & similar services require 
issuance of a Conditional Use Permit. 

 
5. Section 14-39-12.E outlines the applicable criteria for evaluating Conditional Use 

Permits (CUP). In general, the purpose of a CUP is to mitigate and/or minimize any 
identified negative impacts on the surrounding neighborhood that may result from a 
specific use and provide controls to ensure compatibility between nearby land uses.  
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Compatibility with Surrounding Land Uses 
 
6. In staff’s judgment, the proposed use is appropriate and compatible with surrounding 

land uses and the context of the existing commercial center and the larger 
commercial area on all corners of Thunderbird Road and 83rd Avenue. The 
commercial center to the south, Thunderbird Crossings, contains a similar use which 
is commonly found in centers of a similar size.   
 

7. The design and operation of the use will minimize the potential for detrimental 
impacts to the surrounding area by maintaining all operations on site including any 
vehicle queuing. The nearest residential property is located approximately 750 feet 
from the northern property line of the site, and will not be impacted by the use.  
 

8. All repair and service activities will occur during regular business hours.  The hours 
of operation for this Express Oil Change & Service Center will be no earlier than 
8:00 a.m. and no later than 6:00 p.m. Monday-Saturday.   

 
9. If any issues arise regarding the operation of the business, Section 14-39-12.I 

provides the Planning Manager with continuing jurisdiction over all Conditional Use 
Permits. This means that a permit may be revoked, modified or suspended should 
any of the following occur: 

 
a. The permit was obtained by fraud or misrepresentation; 
b. The use authorized by the CUP has been exercised in violation of the conditions 

of approval; 
c. A change in circumstances where the following has occurred: [1] Impacts from 

the approved CUP to neighboring properties; and [2] Changes in aesthetic or 
environmental impacts such as noise, odors or pollution. 

d. The use authorized by the CUP is operated in a manner that constitutes a 
nuisance to neighboring property owners, adjacent neighborhoods, or the City; or 
is exercised in a manner that is detrimental to the public health, welfare or safety. 

 
Special Limitations 
 
10.  The proposed use must comply with a series of special limitations from section 14-

9-5-A of the Zoning Ordinance. Staff responses to the Ordinance are in italics: 
 

a. 14-9-5-A-1a: No outdoor displays or storage shall be permitted, except for 
merchandise normally sold from the premises that is displayed during normal 
business hours. No temporary parking of vehicles waiting for repair shall be 
permitted except in the garage. The parking area shall be fully screened from 
public view. 
 
The accompanying Site Plan (SP14-0014, Exhibit D) does not indicate any 
outdoor storage, display area, or parking spaces to be used for the temporary 
parking of vehicles associated with ongoing repairs.  All storage will be contained 
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within the building. The parking areas for customers will be screened by an 
existing screen wall along 83rd Avenue. 
 

b. 14-9-5-A-1b: All activities shall be performed entirely within an enclosed building. 
High-speed washing, body repair, machining of auto parts, painting, vehicle or 
trailer rental shall be expressly prohibited. 
 
The accompanying project narrative (Exhibit C) indicates that all service will be 
provided within the seven service bays designated for automotive repairs and 
service, and the most western service bays limited to oil changes only. All 
activities will be performed entirely within the enclosed building.  
 

c. 14-9-5-A-1c: Paved areas shall be reduced to the smallest area commensurate 
with efficient operation and function of the site. All unpaved areas shall be 
maintained in landscaping. All exterior design shall be compatible with 
surrounding developments. 
 
Given the nature of the proposed use, pavement has been limited as much as 
possible that also allows for safe navigation of the site. The Landscape Plan 
(Exhibit E) proposed with the Site Plan proposes more than required landscape 
coverage and extra plantings to help lessen the prevalence of the needed 
pavement.  

 
Available Parking 
 
11. The Zoning Ordinance requires auto services to be parked at three spaces per 

service bay and one space per 300 square feet of office area. Additionally, a 
queuing space of 100 linear feet, exclusive of drive aisles and parking spaces, is 
required.  
 
a. 24 parking spaces are required for seven service bays and an 800 square foot 

office area. A total of 26 parking spaces are provided on site, including 14 space 
along the perimeter of the site and 12 spaces within the service bays themselves. 

b. A queuing area 100’ in length has been provided near the southern boundary of 
the parcel.  It is separated from the drive aisle that is directly adjacent to the 
southern parcel boundary by an 8 foot wide landscape area. 

 
Noticing and Neighborhood Comment 
 
12. The application notice was forwarded to all property owners within 600 feet of the 

proposal, including all registered HOA’s within one mile, and properly noticed 
pursuant to Section 14-39-6 of the Peoria Zoning Ordinance. The site was properly 
posted 15 days prior to the Public Hearing as prescribed by the Planning Division. 
The applicant has provided a photo exhibit and signed affidavit attesting to the 
posting. 
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13. As of the date of this writing, no letters, emails or phone calls in support or 
opposition to the proposal have been submitted to Planning staff.   

 
Proposition 207 
 
14. The voters of Arizona approved Proposition 207, which among other things requires 

municipalities to compensate property owners for actions which have the effect of 
diminishing the value of their property.  The City Attorney’s Office has drafted an 
agreement which waives the applicant’s rights to future Proposition 207 claims 
against the City.  Accordingly, the applicant has furnished a signed and notarized 
Proposition 207 Waiver. 

FINDINGS AND RECOMMENDATION 
15. Based on the following findings: 

• The request is consistent with the applicable codes, standards, and 
guidelines; and 

• The request is compatible with the surrounding uses; and the use is 
supported by the property owner of the adjacent undeveloped property; and 

• The proposal does not result in detrimental impacts to the surrounding area. 
 
It is recommended that the Planning and Zoning Commission take the following action: 
 
Approve the applicant’s request for a Conditional Use Permit under Case CU14-
0014, subject to the following conditions: 
1. The use shall substantially conform to the project narrative (Exhibit C), Conceptual 

Site Plan (Exhibit D), Conceptual Landscape Plan (Exhibit E), and Conceptual 
Elevations (Exhibit F) as contained in the staff report to the Planning & Zoning 
Commission dated November 13, 2014.   

 
ATTACHMENTS: 

 

Exhibit A   Vicinity / Aerial Map 
Exhibit B  Zoning Map 
Exhibit C  Project Narrative 
Exhibit D  Conceptual Site Plan 
Exhibit E  Conceptual Landscape Plan 
Exhibit F  Conceptual Elevations 
 
 
Prepared by:  Hannah Van Nimwegen 
   Associate Planner 
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Conditional Use Permit - Project Narrative 
 
Applicant’s Request 
 
This request is for a Conditional Use Permit to allow the automotive repair use as required per 
the Zoning Ordinance. This request will allow for the development of the Lot 8 pad site at the 
Marketplace at Thunderbird for the new Express Oil Change and Service Center.  
 
Express Oil - The Company  
 
The original Express Oil Service Center was founded in 1979 in Homewood, AL and currently 
has 203 locations throughout the country.  We are the leader in enhanced oil change and 
vehicle repair.  Our entire service operation is focused on efficiency and safety. From our 10 
minute oil change , safety check and 20 point inspection to the operation of our computer 
systems, we can service any vehicle. We also have all of the necessary tools and electrical 
equipment to work on every vehicle.  No employee will up sell an item or service to a customer 
if it is not needed and we treat our customers with respect and appreciation, and know that 
their time is valuable.   
 
Express Oil - Service Characteristics 
 

 We are a neighborhood business that relies on building great relationships with repeat 
business 

 Local Ownership who is active in the business and community 
 Franchise Agreement requires upkeep of the facility 
 99% Survival Rate of locations built since 1996 when the current owners purchased 

the business. 
 Low Impact on Traffic only producing 35 cars per day on average which equates to 3.5 

cars per hour.   
 Typical Operating Hours of 8:00 to 6:00 Monday through Saturday and closed on 

Sunday 
 

 Brick and Mortar Construction and Strong Curb Appeal utilizing high architectural 
features and landscaping with irrigation. 

 Building design adapted by a local architect and civil engineer to best represent 
Express Oil Change’s look along with local architecture.   

 Customers remain in their cars during the oil change that takes approximately 10 
minutes 

 Any vehicles requiring overnight stay for service are stored inside the bays out of sight 
 Only full time, career minded employees 
 ASC Certified Mechanics 

 
Express Oil - Service Characteristics 
 
The following is an in-depth description of the rationale for the proposed site and building 
design. Customers will enter from the existing curb cut on 83rd Avenue.  Once they enter the 
existing drive they will turn into our lot at the first access and an employee will greet them in 
their car.  The employee will greet the customer to determine what services they are interested 
in.  Typically, 75% of our customers come in for an oil change and they will be prompted to line 
up in one of the 3 open oil change bays on the West side of the building.   
The site and building is designed to allow for an efficient flow of traffic through the oil change 
section of the building.  The oil change service is completed in one of the western most three 
bays while the customer waits in his or her vehicle.  Once complete the customer will drive out 
the north side of the building and exit through the existing center, via the shared access.   
 
 



730 N. 52nd Street, Suite 203   Phoenix, AZ 85008   (602) 393-5060   Fax (602) 393-5061 

Customers coming for other vehicle maintenance or repair needs will also come into the lot as 
they would for an oil change and will also be greeted by an employee.  Once the employee has 
determined that the customer needs a repair service then that customer will be directed to one 
of the four mechanical service bays.  The customer will enter the first curb cut from the existing 
access road and maneuver around the south side of any vehicles that may be queuing for an 
oil change.  If one of the four service bays on the east side of the building are available then 
that customer will turn in front of one of the bays.  An employee will then take control of the 
vehicle and pull it into the service bay.   
 
Due to the nature of our business, the free flow of traffic around and through the building is 
vital for success as an efficient operation.  Although all sides of the building will have traffic 
flow, the south side will be the busiest.  As a consequence, we have designed the queuing 
lane and the 32’ drive aisle between the building and parking stalls on that side to mitigate any 
chance of collisions. This is purposeful for the safe operation of cars going into parking stalls 
along with traffic maneuvering around the building. While we appreciate the desire to reduce 
paving in any project, we also feel that the building business type and usage presented here 
justifies the wider aisles to enhance safety and optimal operations for the site. 
 
Please visit http://www.expressoil.com for a complete history of this long standing business/ 
 
Context and Zoning 
 
The site’s location is on the NWC of 83rd Avenue and Thunderbird Road at the Marketplace at 
Thunderbird. The APN number is 231-14-373.  The proposed site is currently zoned C-2. With 
exception to the proposed pad, the center is close to complete build out.  Immediately to the 
east of the site is 83rd Avenue. This makes the site an appropriate place for an auto service 
shop to serve the large segment of the surrounding community.  
 
The PAD site is shown on the attached image. 
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Project Description  
 
The site is 30,465 SF (0.70 acres).  The proposed building square footage is 4,325 S.F. for an 
automotive service shop that will include a lobby/office area and (12) service bays. The 
existing site improvements are proposed to remain with minimal disruption to the perimeter of 
the site.  Existing perimeter landscaping and drive aisle is to remain. Parking required for the 
site is 24 spaces.  Spaces provided on the site, including the service bays is 26 spaces. As for 
parking spaces, this project provides for shared parking within the center. 
 
Exterior Elevations 
 
The new building elevations will complimentary with other buildings in the Center and will be 
reviewed and approved during the Site Plan approval process through the City concurrently 
with the use permit submittal.  The building material shall be CMU block with block accents at 
the base and hipped roofs per the building elevations. 
 
Conditional Use Permits – Section 14-39-12 
 
E. Review. The Department shall review applications for Conditional Use Permits and make a 
recommendation for approval or denial to the Planning and Zoning Commission based on the 
following criteria; 
 

1. Whether the use is designated as a permitted Conditional Use within the zoning district 
in which the property is located. 
 
The zoning district for this commercial site is zoned C-2. This use is a permitted use, 
subject to the requirements put forth with a conditional use permit. 

 
2. Whether the use meets the locational and development standards provisions, as 

applicable for the Conditional Use Permit, for the zoning district in which the property is 
located. 
 
This development is located within the established C-2, Marketplace at Thunderbird 
and as developed on the major intersection of 83rd Avenue and Thunderbird Road 
providing separation from other non-adjacent commercial districts.  
 
This project meets the development provisions for this conditional use permit, all 
activities are performed entirely within the enclosed building. No outdoor displays or 
storage is permitted and the paved areas are reduced to the smallest area 
commensurate to the site.  
 
All vehicular access is provided from arterial streets, additionally access is provided via 
‘shared drive’ access with the other uses in the center.  
 
 

3. Whether the use is consistent with the goals, policies, and intent of the General Plan 
and any adopted Specific Plan applicable to the site where the proposed use is 
located. 
 
This development is consistent with the General Plan and the Specific Plan for the 
center as part of the approved Marketplace at Thunderbird development and provides 
a commercial use providing services to the area. 
 
Express Oil Change & Service Center will serve the immediate neighborhood. 
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4. Whether the use is consistent with documentation and recommendations provided by 

the review City Departments. 
 
The proposed development will be consistent with the recommendations provided by 
reviewing City Departments; evidenced by a City approved Conditional Use Permit. A 
Site Plan Amendment case is being concurrently reviewed in conjunction with this 
application. 
 
 

5. Whether the use complies with all applicable city codes, standards, and guidelines 
governing such use. 
 
The project will be done in compliance with all applicable city codes, standards, and 
guidelines governing this use evidenced by a City approved Conditional Use Permit. 
 

6. Whether the use will be materially detrimental to the health, safety, or general welfare 
of persons residing or working in the vicinity of the property, to the neighborhood, or to 
the public welfare; or if the use will unreasonable interfere with the use and enjoyment 
of nearby properties. Consideration shall include, but not be limited to the following 
factors: 
 
a. Damage or nuisance arising from noise, smoke, odor, dust, vibration, or 

illumination; 
 
The use will operate in a manner consistent with other approved C-2 zoned 
approved uses similar to this automotive diagnostic establishment. This project will 
not create or introduce damage or nuisance arising from any of these items listed 
above. 

 
b. Impact on surrounding areas resulting from an unusual volume or character of 

traffic; 
 
Careful efforts have been provided in the design and orientation of this 
development to not create an impact on surrounding areas. No unusual volume or 
character of traffic will be created by this use. As evidenced by the Traffic Impact 
Statement submitted with this application to the City. 

 
c. Ingress and egress to the property and proposed structures; 

 
Ingress and egress to the property and the proposed structure utilize the existing 
development access points to the site. The proposed structure is accessed via 
existing shared driveways and site circulation. 

 
d. Pedestrian and vehicular circulation with particular reference to fire protection; 

 
The proposed Express Oil Change & Service Center project is located within a 
larger commercial center providing pedestrian and vehicle circulation within these 
predefined routes. No disruption is caused due to the development while 
maintaining fire protection as well. 
 

e. Parking and loading;  
 
This project is provides adequate parking and loading per Ordinance requirements 
as depicted in the Site Plan application. 
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f. Impact on public services, including schools, utilities and recreation. 
 
The development will not have a negative effect on public services as its operation 
and function is consistent within the overall commercial center while providing an 
additional service to local residents and the public. 

 
The Architectural design is a complimentary architectural style and will be a vibrant 
and successful additional to the Center as a whole. 
 

7. The Planning Manager shall not approve or recommend approval of any Conditional 
Use Permit unless the Department has received a Waiver of Proposition 207 from the 
Owner(s) of the property that is the subject of the Conditional Use Permit or has 
determined that the absence of such a Waiver of Proposition 207 is consistent with the 
City’s General Plan and Zoning goals and regulations. 
 
The Waiver of Proposition 207 has been completed and submitted for the case file of 
this project. 
 

 
In advance, we appreciate your consideration of this project. 
 
 
 
 
 
 
 
 
 
Sincerely, 
 
 
 
 
Steve Nevala  
Cawley Architects, Inc. 
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CONDITIONAL USE PERMIT 
REPORT TO THE PLANNING AND ZONING COMMISSION 

J:\CommDevelopment\Development Review\CUP\CUP2014\CU14-0012_Brake Masters\P&Z\CU14-0012_Brake Masters_ Staff Report.docxx  

CU14-0012 CASE NUMBER: 

November 13, 2014 DATE: 

3C AGENDA ITEM: 
 

Applicant: Brake Masters Diagnostic and Repair  

Request: Obtain a Conditional Use Permit for an automotive diagnostic 
and repair center in the existing Lake Pleasant Pavilions 
commercial center. 

Proposed Use: Automotive Diagnostic and Repair  

Location: Located on Pad 6 of the Lake Pleasant Pavilions commercial 
center located west of the SWC of Happy Valley Parkway 
and Lake Pleasant Parkway 

Site Area: Approximately 32,00 square feet  

Support / Opposition: As of the date of this printing, Staff has not received any 
written or verbal support or opposition to this proposal. 

Recommendation: Approve, with conditions. 
 

Table 1: 

LAND USE CONTEXT 

 

Existing Land Use, Future Land Use, Current Zoning. (Exhibit A and B) 

 LAND USE GENERAL PLAN ZONING 
Subject 
Property Vacant, undeveloped Community Commercial  

Lake Pleasant Pavilions 
Commercial PAD (Planned 
Area Development) 

North Happy Valley Road, and Lake 
Pleasant Towne Center Community Commercial 

Lake Pleasant Towne Center 
Commercial PAD (Planned Area 
Development) 

South Lake Pleasant Pavilions 
commercial center Community Commercial 

Lake Pleasant Pavilions 
Commercial PAD (Planned Area 
Development) 

East Vacant – Undeveloped parcel Community Commercial 
Lake Pleasant Pavilions 
Commercial Center PAD 
(Planned Area Development) 

West Vacant land reserved for right-of-
way, and an unnamed wash.  Residential Low (2-5du/ac) Suburban Ranch (SR-43) 
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PROJECT DESCRIPTION 

Request and Development Details 
1. The proposed Brake Masters automobile diagnostic and repair use would be 

located in Lake Pleasant Pavilions (the Center), a 40 acre commercial center 
consisting of approximately 385,000 square feet of retail space anchored by a 
Super Target department store. The Center is located at the southwest corner of 
Happy Valley Parkway and Lake Pleasant Parkway. It is part of a larger regional 
commercial footprint at that intersection, as all four corners have developed as 
commercial centers (Exhibit A).  
 

2. While the Center is predominantly built out, the applicant proposes to build and 
operate an automotive diagnostic and service center on the vacant 0.78 acre site 
known as Pad 6. The proposed pad is located at the northwest corner of the 
Center along Happy Valley Parkway, immediately north of the Super Target.   
 

3. The Lake Pleasant Pavilions commercial center has six access points, two via 
Happy Valley Parkway and four via Lake Pleasant Parkway. The main entrance 
is a signalized intersection located at Hatcher Road and Lake Pleasant Parkway 
with three right-in right-out access points located north of the intersection. There 
are two additional access points via Happy Valley Parkway, one right-in right-out 
and one full movement. The access points are separated by a minimum of 300 
feet.  The nearest access point to the proposed Brake Masters would be from 
Happy Valley Parkway. 

 
4. The proposal consists of a 4,036 square foot building with 7 service bays, a 

reception/lobby area, and a small office. In addition to standard brake repairs and 
service, Brake Masters will offer a variety of other automotive diagnostic services 
and repairs.   

 
5. The proposed hours of operation would be from 7:30 a.m. to 5:30 p.m., Monday 

through Saturday.  
 

 
DISCUSSION AND ANALYSIS 

Applicability 
6. In 2004, the City Council approved the Lake Pleasant Pavilions PAD zoning for 

the 40-acre commercial center (Case No. Z04-02). The Planned Area 
Development (PAD) included permitted, conditional and accessory uses 
governed by the Intermediate Commercial (C-2) district standards, with a few 
stated modifications.  
 

7. Within the C-2 standards, an automobile diagnostic and/or service center 
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requires the issuance of Conditional Use Permit (CUP).  
 

8. In general, the purpose of a CUP is to permit conditional uses in appropriate 
zoning districts, but only in specific locations when designed and developed in a 
manner which ensures maximum compatibility with adjoining uses.  
 

Compatibility With Surrounding Land Uses 
9. The proposed location for the business is within the Lake Pavilions commercial 

center, and also a part of a larger commercial node located at the corners of 
Happy Valley Parkway and Lake Pleasant Parkway. The adjacent Mountainside 
Crossing, Lake Pleasant Crossing, and Lake Pleasant Towne Center 
developments are similar in nature to Lake Pleasant Pavilions, and also contain 
similar uses commonly found in power centers including retail, quick-service 
restaurants, and personal services.  
 

10. The Lake Pleasant Pavilions commercial center abuts single-family residences to 
the south and west. As part of the rezoning and site plan applications, the design 
for Lake Pleasant Pavilions contemplated and installed an enhanced buffer to 
provide a transition from the adjacent residential areas.  
 

11. Pad 6 abuts property zoned for single-family residential to the west and 
southwest. Additionally, there is a large unnamed protected wash adjacent to the 
subject parcel which is approximately eleven feet below grade.  

 
12. While the adjacent property to the west of Pad 6 is zoned Suburban Ranch (SR-

43), it is comprised of approximately 110 feet of property which was intended and 
set aside as right-of-way for future Happy Valley Parkway improvements, when 
this road was the proposed alignment for the Loop 303. Based on current 
projections, Happy Valley Parkway has been built to its ultimate width and no 
additional residential development is planned in this location in the foreseeable 
future.  

 
13. The closest residential property is approximately two hundred feet from the 

corner of Pad 6; whereas, the residence is setback approximately three hundred 
feet from the subject property. 
 

14. Staff believes the proposed use is compatible with the surrounding area, as it is 
congruent with the existing character and uses within the commercial 
developments to the north, south, and east. Further, the proposed location and 
layout of the Brake Masters Automotive establishment, along with the existing 
enhanced buffers and natural conditions essentially mitigate any potential 
negative impacts the service center would impose on adjacent county 
residences. In addition, the proposed use further diversifies the existing mix of 
retail and service businesses that attract patrons to the area, but has minimal 
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impact on the residential development to the southwest.  
 

Special Limitations 
15. Pursuant to Section 14-39-12.E, Conditional Use Permits must be evaluated 

against the stated criteria. Any resulting associated conditions of approval are 
intended mitigate or minimize any identified negative impacts on the surrounding 
neighborhood that may result from the specific use and provide controls to 
ensure maximum compatibility between nearby land uses.  
 

16. Staff does not anticipate any negative impacts such as noise, odor, or 
illumination that would affect adjoining or nearby uses as a result of this request.  
 

17. In addition to the CUP criteria, the approved Lake Pavilions PAD references 
Section 14-9-5.A of the Zoning Ordinance for conditional uses, which places 
additional limitations on Automobile Diagnostic and/or Service uses as shown 
below. Staff responses to the Ordinance are in italics. 
 
a. 14-9-5-A-1a: No outdoor displays or storage shall be permitted, except for 

merchandise normally sold from the premises that is displayed during normal 
business hours. No temporary parking of vehicles waiting for repair shall be 
permitted except in the garage. The parking area shall be fully screened from 
public view.  
The accompanying site plan (Exhibit D) indicates no outdoor storage or 
temporary parking associated with the site. Any storage will be contained 
within the building.   

 
b.  14-9-5-A-1b: All activities shall be performed entirely within an enclosed 

building. High-speed washing, body repair, machining of auto parts, painting, 
vehicle or trailer rental shall be expressly prohibited.  
The accompanying site plan (Exhibit D) indicates that all service will be 
provided within the seven service bays designated for automotive repairs and 
service. Additionally, the roll up doors will be adjustable as to mitigate 
potential noise intrusion as well as provide an aesthetically pleasing view from 
Happy Valley Parkway.   

 
c. 14-9-5-A-1c: Paved areas shall be reduced to the smallest area        

commensurate with efficient operation and function of the site. All unpaved 
areas shall be maintained in landscaping. All exterior design shall be 
compatible with surrounding developments.  
The accompanying site and landscape plans (Exhibit D) indicate enhanced 
landscape along the Happy Valley Parkway street frontage and to the west 
adjacent to the unnamed wash and the existing single-family residential 
development.   
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18. If any issues arise regarding the operation of the business, Section 14-39-12.I 
provides the Planning Manager with continuing jurisdiction over all Conditional 
Use Permits.  This means that a permit may be revoked, modified, or suspended 
should any of the following occur: 
 

a. The permit was obtained by fraud or misrepresentation; 
b. The use authorized by the CUP has been exercised in violation of the 

conditions of approval. 
c. A change in circumstances where the following has occurred: [1] Impacts 

from the approved CUP to neighboring properties; and [2] Changes in 
aesthetic or environmental impacts such as noise, odors, or pollution. 

d. The use authorized by the CUP is operated in a manner that constitutes a 
nuisance to neighboring property owners, adjacent neighborhoods, or the 
City; or is exercised in a manner that is detrimental to the public health, 
welfare or safety. 

 
Available Parking 
19. The Zoning Ordinance requires auto services to be parked at three (3) spaces 

per service bay and one (1) space per 300 square feet of office area. 
Additionally, a queuing space of one hundred (100) linear feet exclusive of drive 
aisles and parking spaces is required. The automotive center would require 24 
parking spaces. Currently, the accompanying site plan indicates 32 parking 
spaces available. Based upon the parking needs of the proposed service, 
available parking is sufficient and will not be negatively impacted by the proposed 
use.   
 

Noticing and Neighborhood Comment 
20. The application was properly noticed pursuant to Section 14-39-10 of the Peoria 

Zoning Ordinance. A notice of application was sent out to all property owners 
within 600 feet and all registered Homeowner’s Associations within 1 mile of the 
proposal.   
 

21. To date, the City has not received any verbal or written correspondence in 
support or opposition to this proposal.   
 

22. The site was posted at least 15 days prior to the Public Hearing with a sign 
meeting the content and size requirements prescribed by the Planning Division. 
The applicant has provided a photo exhibit and signed affidavit attesting to the 
posting. 
 

Proposition 207 Waiver 
23. The voters of Arizona approved Proposition 207, which among other things 

requires municipalities to compensate property owners for actions which have 
the effect of diminishing the value of property.  The City Attorney’s Office has 
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drafted an agreement which waives the applicant’s rights to future Proposition 
207 claims against the City.  Accordingly, the applicant has furnished a signed 
and notarized Proposition 207 Waiver. 

 

 
RECOMMENDATION 

24. Based on the following findings: 
• The request is consistent with the City of Peoria Zoning Ordinance and 

compatible with the uses in the surrounding area; 
• The use is listed a conditionally permitted use within the approved Lake 

Pleasant Pavilions PAD development standards and guideline document;   
• The use shall comply with all applicable conditions of approval and be 

operated in a manner that will not negatively impact the adjoining uses; and 
• The applicant/owner has submitted a signed and notarized a Proposition 207 

waiver, which will be recorded with the conditions outlined below. 
 
It is recommended that the Planning and Zoning Commission take the following action: 
 

 

Approve the applicant’s request for a Conditional Use Permit under Case CU14-
0012, subject to the following conditions: 

1. The development shall substantially conform to the Project Narrative (Exhibit C) 
and the Conceptual Site Plan (Exhibit D), as contained in the staff report to the 
Planning and Zoning Commission dated November 13, 2014. 

 
2. No outdoor displays or storage is allowed, except for merchandise normally sold 

from the premises. The display or storage shall be limited to normal business 
hours. 
 

 
 
ATTACHMENTS 
Exhibit A   Vicinity Map  
Exhibit B  Zoning Map  
Exhibit C  Project Narrative 
Exhibit D  Brake Masters Site Plan 
 
Prepared by:  Rick Williams 
   Planner 
 
 
 
  



CU14-0012 Brake Masters Variance

Not to Scale

CU14-0012 Vicinity Map

Applicant: Heights Properties, LLP

Request:  Approval of a Conditional Use permit to allow for an
Automotive Service & Repair center in the Lake Pleasant Pavilion
commercial center

Location: Lake Pleasant Pavilions SWC of Lake Pleasant Parkway
and Happy Valley Road

³
EXHIBIT A

Unincorporated
Maricopa County

Lake Pleasant Towne Center

Happy Valley Parkway

Lake Pleasant Pavilions 
Shopping Center

Brake Masters Site

La
ke

 Pl
ea

sa
nt 

Pa
rkw

ay



PAD
Z03-04

PAD
Z04-06

SR-43
Z02-14

PA
D

Z9
8-0

5A
.2

PA
D

Z0
3-1

2A
.2

SR-43
Z90-26

CU14-0012 Brake Masters Variance

Not to Scale

CU14-0012 Zoning Map

Applicant: Heights Properties, LLP

Request:  Approval of a Conditional Use permit to allow for an
Automotive Service & Repair center in the Lake Pleasant Pavilion
commercial center

Location: Lake Pleasant Pavilions SWC of Lake Pleasant Parkway
and Happy Valley Road

³
EXHIBIT B

La
ke

 Pl
ea

sa
nt 

Pa
rkw

ay

Unincorporated
Maricopa County

Lake Pleasant Towne Center

Happy Valley Parkway

Lake Pleasant Pavilions 
Shopping Center



Brake Masters-Conditional Use Permit# CUP#14-0012 

Brake Masters Retail Service Facility 
Lake Pleasant Pavilion Shopping Center 

W of SWC Lake Pleasant & Happy Valley Road 

richardw
Typewritten Text
Exhibit C

richardw
Typewritten Text
November 13, 2014

richardw
Typewritten Text



Conditional Use Permit~Project Narrative 

Applicant' s Request 

The Applicant, Heights Properties, LLP Developer for Brake Masters Retail Service Facilities does 
herewith make application to the City of Peoria as required under the Zoning Ordinance. The approval of 
the Conditional Use Permit would allow the construction and operation of Brake Masters upon lot 6A 
within Lake Pleasant Pavilion Shopping Center. 

Brake Masters is an Arizona based light automotive service facility founded in 1983 by Eric and Shalom 
Laytfn, the focus of the business is the scheduled maintenance of vehicles, including oil and fluid 
changes as well as components such as brakes which over time wear and need to be replaced. The work 
is all performed inside the state of the art facility and no vehicles are stored outside the facility. 

Brake Masters hours are from 7:30 to 5:30 six days a week, closed on Sunday for our team members to 
share with family. They pride themselves on being a good neighbor and a community asset. Their 
Customers are their neighbors and Brake Masters values their long term patronage and loyalty. 

Automotive maintenance has shifted over time from the largely stand alone facility or auto plaza to 
become an important tenant providing a needed service within our busy Community Shopping and 
Lifestyle Centers. Today many of the customers will bundle their service trip to Brake Masters with 
shopping or hair and nail services creating a valuable one stop experience for our customer. 

Brake Masters shall provide this needed and valuable service to the Lake Pleasant Pavilion with 
professionalism and consideration to their fellow Tenants and Service Providers to make Lake Pleasant 
Pavilion a better shopping experience. 

Please visit www.Brakemasters.com for a company history, locations and additional services offer at 
Brake Masters. 

Context and Zoning 

The Subject Property is on the SWC of Happy Valley and Lake Pleasant Parkway, within the. Lake Pleasant 
Pavilion. The APN #is 201-08-198. The property is zoned PAD, Planned Area Development, With the 
underlying C~2 zoning. With the exception of this property and an adjacent pad sold to Chic fil A the 
Center is almost completely built out, the Center features a Super Target, Bed Bath and Beyond, 
Marshalls, Shoe Pavilion among other fine retailer, service providers and restaurants. 

The property is located just south of Happy Valley Road on the western end of the Shopping Center. 
See Image below 
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Project Description 

The Subject Property is 31,935 SF (.733 acres) The Proposed building square footage is 4075 S.F. for an 
automotive repair facility that will include a lobby/ customer reception area and seven (7) service bays. 
The existing perimeter landscaping and drive aisles will remain. Parking required for the property will be 
24, parking provided on the site including service bays will be 39. 

Exterior Elevations 

The new building elevations will be in conformance with other buildings in the Center and wil l be 
reviewed and approved during the Site Plan approval process through the City under separate submittal. 
The building materials shall be stucco over CMU block with block accents at the base of the building. 
Building colors, lighting and design shall be in conformance with the design standards of the Lake 
Pleasant Pavilion and the City. 

Conditional Use Permits- Section 14-39-12 

E. Review. The Department shall review applications for Conditional Use Permits and make a 

recommendation for approval or denial to the Planning and Zoning Commission based on the following 

criteria; 

1. Whether the use is designated as a permitted Conditional Use within the zoning district in which the 
property is located. 

The zoning district for this commercial property is zoned P.A.D. (C-2) and this use is a permitted use, 

subject to the requirements put forth with a conditional use permit. 

2. Whether the use meets the locational and development standards provisions, os applicable for the 
Conditional Use Permit, for the zoning district in which the property is located. 

This development is located within the established C-2 Lake Pleasant Pavilion as developed on the major 

intersection of Happy Valley and Lake Pleasant Parkway providing the one mile separation from other 

non-adjacent commercial districts 

The project meets all the development standards provisions except the landscape requirement on the 

west side of the project and we are applying under a separate variance application for this requirement. 

We are requesting a 7ft. reduction to allow for parking as there Is a large unnamed wash that is over 700 

feet wide at Happy Valley road. No outdoor displays or storage is permitted and the paved areas are 

reduced to the smallest area commensurate to t he property. 

3. Whether the use is consistent with the goals, policies, and intent of the General Plan and any adopted 
Specific Pion applicable to the site where the proposed use is located. 



The development is consistent with the General Plan and the Specific Plan for the Lake Pleasant Pavilion 

Center as part of the Lake Pleasant Center Planned Area Development and provides a commercial use 

providing a service to the area. 

4. Whether the use is consistent with all documentation and recommendations provided by reviewing 
City Departments. 

The proposed Brake Masters will be consistent with t he recommendations provided by reviewing City 

Department. 

5. Whether the use complies with all applicable city codes, standards and guidelines governing such use. 

ANSWER 5. The Brake Masters will be done in compliance with all applicable city codes, standards, and 

guidelines governing this use. 

6. Whether the use will be materially detrimental to the health safety, or general welfare of persons 
residing or working in the vicinity of the property, to the neighborhood, or to the public welfare: or if the 
use will unreasonably interfere with the use and enjoyment of nearby properties. Consideration shall 
include, but not be limited to the following factors. 

a. Damage or nuisance arising from noise, smoke, odor;, dust, vibration, or illumination; 

The Brake Masters will operate in a manner consistent with all other approved C-2 zoned uses 

similar to this automotive maintenance and repair faci lity. The project will not create damage or 

nuisance arising from noise, smoke, odor, dust, vibration or illumination. 

b. Impact on surrounding ore as resulting from an unusual volume or character of traffic,· 

Brake Masters has a low volume of traffic at any one time to their facilities; typical customer 

count per day is twenty five. The Project will be located within a Community Size Shopping 

Center with almost 400,000 square feet of commercial with a combined commercial retail of 1.5 

million square feet at the commercial node. The Brake Masters operation will not create 

unusual traffic volume and will not impact on surrounding areas resulting from an unusual 

volume or character of traffic. 

c. Ingress and egress to the property and proposed structures; 

Ingress and egress to the property and the proposed structure utilize the existing development 

access points to the site. The proposed structure is accessed via shared driveways and site 

circulation. 



d. Pedestrian and vehicular circulation with particular reference to fire protection; 

The proposed Brake Masters project is located within a larger commercial center providing 

pedestrian and vehicle circulat ion within these predefined routes. No disruption is caused due 

to the proposed development. The proposed development will have no impact on f ire 

protection. access will be maintained to the overall Shopping Center for fire vehicles. 

e. Parking and loading; and 

The proposed development is located within Lake Pleasant Pavilion which provides parking and 

loading areas that are shared and on each respective development. Brake Masters meets the 

requirements for and loading as shown on the site plan below. 

f Impact on public services, including schools, utilities, and recreation. 
The proposed development will not have a negative effect on public services as its operation 

and function is consistent within the overall commercial center while providing an additional 

service to local residents and the public. 

7. The Planning Manager shall not approve or recommend approval of any Conditional Use Permit unless 
the Department has received a Waiver of Proposition 207 from the owner(s) of the property that Is the 
subject of the Conditional Use Permit or has determined that the absence of such a Waiver of Proposition 
207 consistent with the City's General Plan and Zoning goals and regulations. 

The Waiver of Proposition 207 has been completed and submitted for the case file of this project. 
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CONDITIONAL USE PERMIT 
REPORT TO THE PLANNING AND ZONING COMMISSION 

J:\CommDevelopment\Development Review\CUP\CUP2014\CU14-0017_ACT Glass CU14-0017 – Page 1 

CASE NUMBER: CU14-0017 

DATE: November 13, 2014 

AGENDA ITEM: 6C 
 

Applicant: Chris Spencer, ACT Glass, Inc. 

Request: Obtain a Conditional Use Permit (CUP) to allow a light 
assembly and fabrication of window frames establishment 
within the Bell Freeway Commercial Park PAD. 

Proposed Business: ACT Glass, Inc.  

Location: 8615 W. Kelton Lane, Suite 305 located south and east of the 
southeast corner of 87th Avenue and Kelton Lane. 

Size of Facility: Approximately 9.6 gross acre site, 4,315 square foot suite in 
an existing building. 

Support / Opposition: As of the date of this printing, Staff has not received any 
written or verbal support or opposition to this request. 

Recommendation: Approve, with conditions. 
 

AREA CONTEXT 
Table 1: Existing Land Use, Future Land Use, Current Zoning. (Exhibits A & B) 

 LAND USE GENERAL PLAN ZONING 
Subject 
Property 

Existing commercial and 
business park Regional Commercial Bell Freeway Commercial Park 

PAD (Planned Area Development) 

North Kelton Lane, then auto 
dealerships Regional Commercial Bell Freeway Commercial Park 

PAD (Planned Area Development) 

South Single-family residential Low Density  Residential 
(2-5 du/ac, Target: 3 du/ac) RM-1, Multi-Family Residential 

East Existing commercial and 
business park Regional Commercial Bell Freeway Commercial Park 

PAD (Planned Area Development) 

West 87th Avenue, then single-family 
residential  

Low Density Residential 
(2-5 du/ac, Target: 3 du/ac) R1-6, Single-Family residential 
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PROJECT DESCRIPTION 
Request and Development Details 
1. The project site is a 4,315 square foot tenant suite within a 9.6 acre developed 

commercial park located at the southeast corner of 87th Avenue and Kelton Lane.  
The suite is located within Parcel E of the Bell Freeway Commercial Park Planned 
Area Development (PAD). This PAD extends north to Bell Road and west to the 
New River Trail adjacent to Loop 101. 

 
2. ACT Glass, Inc is often contracted for glass and glazing work all over the states of 

Arizona, New Mexico, and Texas with the possibility of opening a second branch in 
Texas. The proposed hours of operation are Monday through Friday from 7:00 
a.m. to 4:00 p.m. Typically, three employees will be at the location at any given 
time during the hours of operation, however the majority of the work performed will 
be at a jobsite. The work performed on the site will include cutting of glass and 
assembling of aluminum frames for residential windows and commercial 
storefronts, and will occur within the enclosed suite.  

 
3. The location expects to receive three to four deliveries of materials per week on 

ACT Glass trucks. The location expects to receive few walk-in customers, two per 
week, for small scale projects such as glass table tops, mirrors, and shower 
enclosures. 

 
4. There are not any exterior or interior changes being proposed in conjunction with 

this Conditional Use Permit. 
 
 
DISCUSSION AND ANALYSIS 
 
Applicability 
5. The site in question is zoned Planned Area Development (PAD).  According to the 

Bell Freeway Commercial Park PAD’s Table of Permitted Land Uses, a “light 
manufacturing or assembly of finished or semi-finished products indoors” is subject 
to the issuance of a Conditional Use Permit. 

 
6. Section 14-39-12.E outlines the applicable criteria for evaluating Conditional Use 

Permits (CUP). In general, the purpose of a CUP is to mitigate and/or minimize any 
identified negative impacts on the surrounding neighborhood that may result from a 
specific use and provide controls to ensure compatibility between nearby land 
uses.  

 
Analysis 
7. In staff’s judgment, the proposed use is appropriate and compatible with 

surrounding commercial land uses and the context of the area in question. The 
proposed use is not expected to impact neighboring properties, including the two 
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neighboring suites, Pro Muffler and Arizona Tire and Automotive Center, through 
light, noise, odor, smoke, heat, or glare.   

 
8. The closest residential property is approximately one hundred feet to the south of 

the existing suite. In addition to parking and a drive aisle, an approximately 35 foot 
wide landscape buffer is located in the intervening area between the proposed 
business suite and the existing residences.  The business will only operate during 
regular business hours, and heavy machinery will not be utilized on site to create a 
nuisance to the neighboring residential properties.  

 
9. If any issues arise regarding the operation of the business, Section 14-39-12.I 

provides the Planning Manager with continuing jurisdiction over all Conditional Use 
Permits. This means that a permit may be revoked, modified or suspended should 
any of the following occur: 

 
a. The permit was obtained by fraud or misrepresentation; 
b. The use authorized by the CUP has been exercised in violation of the 

conditions of approval; 
c. A change in circumstances where the following has occurred: [1] Impacts 

from the approved CUP to neighboring properties; and [2] Changes in 
aesthetic or environmental impacts such as noise, odors or pollution. 

d. The use authorized by the CUP is operated in a manner that constitutes a 
nuisance to neighboring property owners, adjacent neighborhoods, or the 
City; or is exercised in a manner that is detrimental to the public health, 
welfare or safety. 

 
Noticing and Neighborhood Comment 
10. The application notice was forwarded to all property owners within 600 feet of the 

proposal, including all registered HOA’s within one mile, and properly noticed 
pursuant to Section 14-39-6 of the Peoria Zoning Ordinance. 

   
11. As of the date of this writing, no letters, emails or phone calls in objection to the 

proposal have been submitted to Planning staff.  
 
Proposition 207 
12. The voters of Arizona approved Proposition 207, which among other things 

requires municipalities to compensate property owners for actions which have the 
effect of diminishing the value of their property.  The City Attorney’s Office has 
drafted an agreement which waives the applicant’s rights to future Proposition 207 
claims against the City.  Accordingly, the applicant has furnished a signed and 
notarized Proposition 207 Waiver. 
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FINDINGS AND RECOMMENDATION 
13. Based on the following findings: 

• The request is consistent with the applicable codes, standards, and 
guidelines; and 

• The request is compatible with the surrounding uses; and the use is 
supported by the property owner of the adjacent undeveloped property; and 

• The proposal does not result in detrimental impacts to the surrounding area. 
 
It is recommended that the Planning and Zoning Commission take the following action: 
 
Approve the applicant’s request for a Conditional Use Permit under Case CU14-
0017, subject to the following conditions: 
1. The use shall substantially conform to the project narrative (Exhibit C), Site Plan 

(Exhibit D), as contained in the staff report to the Planning & Zoning Commission 
dated November 13, 2014.   

 
2. The hours of operation shall be limited to between 7:00 a.m. and 5:00 p.m. 

Monday through Friday. 
 
ATTACHMENTS: 

 

Exhibit A   Vicinity / Aerial Map 
Exhibit B  Zoning Map 
Exhibit C  Project Narrative 
Exhibit D  Site Plan 
 
 
Prepared by:  Hannah Van Nimwegen 
   Associate Planner 
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Applicant: Chris Spencer, ACT Glass, Inc.

Request:  Obtain a Conditional Use Permit (CUP) to allow light
assembly and fabrication of window frames for commercial properties
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Location: Arrowhead Commerce Park, southeast corner of 87th Avenue
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Moore Collision Center

Larry H. Miller
Dodge Peoria

Holiday Inn Express

Antigua Group

Pro Muffler

Appliance Parts
Company

Larry H. Miller
Toyota-Scion Peoria

Hammer Crossfit

Larry H. Miller
Hyundai Peoria

Lo
op

 10
1 

Kelton Lane

Cracker Barrel



PAD

FP
RM-1

C-5

ADOT

C-3

R1-6

C-2C-4

CU14-0017 ACT Glass, Inc.

Not to Scale

CU14-0017 Zoning Map

EXHIBIT B

SITE

Bell Road
87

th 
Av

en
ue

³
Applicant: Chris Spencer, ACT Glass, Inc.

Request:  Obtain a Conditional Use Permit (CUP) to allow light
assembly and fabrication of window frames for commercial properties
and residential homes within the Bell Freeway Commercial Park PAD.

Location: Arrowhead Commerce Park, southeast corner of 87th Avenue
and Kelton Lane.
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ACl 
LASS, INC. 

10/22/2014 

City of Peoria 
8401 W. Monroe Street 
Peoria, Arizona 85345 

Subject: Conditional Use Permit - Project Narrative 

Case No. CU 14-0017 

ACT Glass is a Glass and Glazing residential and commercial subcontractor's office I shop and is requesting a CUP 
for use of 4,315 sq ft in the Arrowhead Commerce Center. ACT Glass, Inc. will pursue glass work from General 
Contractors, Residential Builders, and Individuals. Approximately 75% of the work done by ACT Glass will be 
commercial, 15% from Residential Builders and 10% will be from individuals. 

Commercial work will be pursued fn Arizona, New Mexico and Texas. Commercial work will include tenant 
improvements and new exterior shell buildings. Tenant Improvement work includes W' and 3/8" glass walls, glass in 
frames installed by other trades, interior aluminum doors and frames and mirrors. New shell buildings are exterior 
shell enclosures using storefront or curtain wall framing and glass. Typically shell enclosures are completed then 
tenant improvement work follows after suites are leased by new businesses. 

Residential work will include windows, new and replacement, table tops, mirrors and shower enclosures. New 
windows will be sold for newly built custom homes, and replacement windows in existing homes to reduce energy 
usage and improve the curb appeal of the home. ACT Glass will also take walk-in and phone orders from individuals 
for glass replacement, table 1ops, mirrors, etc 

Aluminum extrusions will be either delivered by the manufacturer or picked up on ACT Glass trucks and unloaded in 
the building. The typical fabrication that would take place at the shop would be curting, and assembling aluminum 
extrusions into residential windows and commercial storefront and curtain wall systems. When 1he fabrication is 
complete the fabricated frames and glass will be loaded on glass rack trucks either inside the building or just outside 
the overhead door to be Installed at construction jobsites. 

Pictures of completed commercial and residential projects are attached 

~ 
Christopher D. Spencer 
President I QP 
ACT Glass, Inc. 
ROC 293035 

hvannimwegen
Typewritten Text
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MAJOR GENERAL PLAN AMENDMENT  
REPORT TO THE PLANNING AND ZONING COMMISSION 

 Page 1 

 
CASE NUMBER: GPA 14-0002 
 
DATE: November 13, 2014 
 
AGENDA ITEM: 7R  
 

 

Applicant: City of Peoria 

Request: Amend the Land Use Element and Plan Administration 
section of the Peoria General Plan. 

Location / Acreage: Not Applicable. This is a citywide amendment to the General 
Plan. 

Support / Opposition: Staff has received and addressed written comments from the 
Arizona Department of Water Resources and Arizona State 
Land Department. 

Recommendation: Recommend approval to the City Council.  

 
 
Changes to this report since the October 16, 2014 Planning and Zoning Commission 
Hearing are indicated in bold text. 

 
BACKGROUND 

 
1. The Peoria General Plan is essentially the City’s blueprint for policy and land 

development.  It is the primary tool used in evaluating proposed developments, 
providing recommendations, revising development regulations and identifying 
capital improvements needed to meet the objectives of the plan. Although the 
General Plan is most commonly used for making land use decisions, it is also a 
key component in guiding policy creation involving such efforts as water 
conservation, public services planning, economic development, neighborhood 
revitalization and open space preservation.   
 

2. It has been the City’s desire to maintain the General Plan as a “living document” 
and to encourage changes when necessary.  While some of the previous 
amendments have been site specific pertaining to a particular development, 
many were larger in scope and addressed policies such as updating land use 
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designation standards, updating portions of the Circulation Element or the 
addition of new Plan elements in response to changing State legislation. 
 

3. This year, the City is processing a comprehensive Major General Plan 
Amendment affecting text within Section 2. Land Use Element and Section 14. 
Plan Administration. With this amendment, it was the City’s intent to make 
adjustments where necessary to maintain relevancy and to reflect the City’s 
vision of building a healthy, safe and sustainable community. 

 
DISCUSSION / ANALYSIS 
 
4. This amendment serves as an ongoing revision to the Peoria General Plan in an 

effort to maintain a document that adequately responds to changing social, 
economic, and other demographic trends, as well as development pressures 
which impact land use, traffic patterns, socio-economic conditions, and provision 
of City services among others. More specifically, the amendment includes the 
following revisions: 

 Section 2. Land Use Element:  
o Reorganization of content with better delineation of subsections; 
o Land use category descriptions updated to better define anticipated 

densities, uses and development patterns; 
o Realignment of applicable tables with Residential Target Density text; 
o Clarification of intent and function of the General Plan Land Use/Zoning 

table; 
o Recognition of other factors used to determine General Plan Conformity; 
o Update to conformity criteria list; and 
o Elimination of outdated references within the Section “Calculation of 

Dwelling Units and Population Density. 

 Section 14. Plan Administration:  
o Public participation process description separated from notification 

requirements; 
o Timeframe for neighborhood meeting aligned with established 

requirements identified in the Zoning Ordinance; 
o Notification requirements for privately-initiated and city-initiated 

amendments clearly delineated; 
o Notification methodologies for city-initiated amendments updated to reflect 

size of amendment and target audience; and 
o Modification to Table 14.3 to eliminate selection of zoning district 

categories from amendment criteria. 
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5. Primarily, the proposed modifications within the Land Use Element are intended 

to clarify the intent and practical application of the “Residential Target Density” 
concept, and to better define the relationship between land use descriptions and 
zoning districts.  
 

6. Development conditions and proposals have evolved since the Plan’s last 
comprehensive rewrite; however, the criteria for evaluating conformity to the 
General Plan and appropriateness of exceeding residential target density have 
not. To maintain relevance with development conditions and keep pace with 
more advanced planning methods, staff has routinely considered a more robust 
list of factors when evaluating proposals. Accordingly, the conformity criteria 
within Section 2c are being revised to reflect this practice. While it is staff’s intent 
to bring the criteria up to date and better define possible areas of consideration, 
the list is not meant to be all encompassing. Further, City Council will make the 
final decisions regarding the appropriateness of a zoning designation or 
proposed residential density based on the merits of the proposed development.  
 

7. The purpose of the proposed adjustments to the document’s organization, such 
as the layout, headers and structure within each section is to increase readability, 
and provide a better nexus between the descriptions and associated tables 
where applicable. 
 

8. The stated criterion within Section 14.g and Table 14.3 implies a general plan 
amendment is automatically required unless the project is zoned or rezoned to 
one of the districts listed. This language directly conflicts with the stated intent 
and methods outlined within Section 2, which allows a development to potentially 
consider a different zoning district if they can demonstrate conformity to the 
General Plan using criteria specified. Proposed alterations to this section of the 
text and table are intended to eliminate the conflict and bring it into conformance 
with the stated intent of Section 2. Land Use Element. 

Planning & Zoning Commission Discussion from October 16, 2014 Hearing 

9. The Planning & Zoning Commission held the first of two hearings for the 
annual Major General Plan Amendment process on October 16th of this 
year. This hearing was an opportunity for staff to present the amendment 
and for the Commission and the public to give testimony.   

10. Previously on September 18, 2014, staff provided the Commission with a 
project update and sought comment and direction on specific changes to 
Section 2. Land Use Elements. The Commission asked staff to examine 
whether an additional criterion recognizing a significant contribution in 
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completing off-site infrastructure or a CIP project should be added to the 
Conformity Determination list.  

 
11. During the October 16th hearing, staff provided an overview of the 

proposed changes for both sections of the text. The Commission asked 
staff to elaborate upon their reasoning for not including the off-site 
infrastructure in the Conformity Determination list. Staff indicated the list 
was intended to act as guidance on what may be considered if a project 
wanted to exceed the target density. The area of impacts for each project 
would be considered, and the developer is responsible for completing the 
necessary improvements to serve the property. If those impacts are more 
regional in nature, projects will typically receive impact fee credits if they 
are within an infrastructure improvement plan. Staff believes the 
recognition of those regional improvements is consequently recognized 
through existing mechanisms.  

CIVIC ENGAGEMENT & NOTIFICATION 
Citizen Participation 

12. Information regarding the proposed revisions was made available for citizens to 
download and comment on from the City’s website.  To date, we have not 
received any citizen comments regarding the proposed amendment. 
 

General Public Awareness 

13. This amendment was notified in accordance with ARS § 9-461.06 and routed to 
adjacent governments and reviewing agencies for a 60-day review period. In 
addition to the 60-day routing, any neighborhood meetings and the published 
advertisement for the public hearings, additional information regarding each of 
this year’s Major General Plan Amendments, including the draft amendments 
and a summary document, were provided on the City’s main website and again 
on the City’s Planning Division website.  

 
14. It should also be noted that all external routing materials were limited to a 

summary letter that outlined the proposed amendment and directed all reviewers 
to a website where the complete document could be reviewed and comments 
could be issued entirely online.  

 
15. Staff received a letter from the Arizona Department of Water Resources (ADWR) 

advising that agricultural/farm uses identified within Estate Density Residential 
land use description (Section 2c) are subject to provisions of Arizona Revised 
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Statutes. In addition, ADWR staff suggested clarifying the reference within Article 
14.e Public Participation Process from Department of Water Resources to more 
accurately it is the Arizona Department of Water Resources. This request was 
incorporated into the proposed modifications.  
 

16. Shortly after the review period, staff received a letter from the Arizona State Land 
Department (ASLD) suggesting modifications to the Section 2D title “Publically 
Held Lands”. The intent of this section is to provide a brief synopsis, including 
mission and vision statements of the various agencies overseeing publicly held 
lands within the City. ASLD suggested the header be modified to “Publically Held 
Lands and State Trust Lands” to more accurately reflect there are differences 
between their mission and that of agencies overseeing Federal public lands. This 
request was incorporated into the proposed modifications. 

 

 

Public Notice 

17. Public notice was provided in the manner prescribed under Section 14.D of the 
General Plan. Due to this amendment being City-initiated and not pertaining to a 
specific land use change, the amendment was only required to be published in 
the Peoria Times at least fifteen (15) days prior to Planning and Zoning 
Commission.  

 

School District Notification 

18. Peoria Unified and Deer Valley School Districts received written notification of 
this amendment for the 60-day review period. No comments were received.  

 
Support/Opposition 

19. As of this writing, the City has received no stated support or opposition pertaining 
to this amendment.  

FINDINGS AND RECOMMENDATION 
20. Based on the following findings: 

 The amendment constitutes an overall improvement to the City’s General 
Plan and is not solely for the good or benefit of a particular landowner or 
owners at a particular point in time; and 

 
 The proposed amendment improves the usability of the General Plan by: 

i. Reorganizes portions of the text to improve ease of use,  
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ii. Further defines the correlation between the general plan and zoning 
districts and when other districts may be considered,  

iii. Updates conformance criteria to better define factors that may be 
considered in exceeding target density, and 

iv. Aligns public outreach timeframes with those established within the Zoning 
Ordinance, and 

v. Modifies public outreach methodologies to better reflect type of 
amendment and target audience; and 

 
 The amendment is in conformance with the Goals, Objectives, and Policies of 

the Peoria General Plan. 
 
 
It is recommended that the Planning and Zoning Commission take the following actions: 
 
Recommend to the City Council approval of Case GPA 14-0002.  
 
 
 
Attachments: 

 
Exhibit A:  Revised Section 2 Land Use Element Text  
Exhibit B: Revised Section 14 Public Administration Text 
Exhibit C: Comment Letter from Arizona Department of Water Resources 
Exhibit D: Comment Letter from Arizona State Land Department 
 
 
Prepared by:  Lorie Dever 
   Planner 
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Land Use Element Text  
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2.  LAND USE ELEMENT 
The Land Use Element establishes  the primary  framework  for  shaping  the City’s development pattern. 
Because it directly affects every aspect of the City’s form and function, it is paramount to clearly define 
and communicate each of the goals and strategies of the Land Use Element and present them as they 
relate to the past, present, and future of Peoria. The Land Use Element  is the  long‐range planning tool 
used  in  conjunction with  the  other General  Plan  elements  to  guide  future  growth,  revitalization,  and 
preservation efforts in the City.  The Land Use Element also illustrates how the City of Peoria anticipates 
addressing  future  population  and  employment  growth while  promoting  a  development  pattern  that 
promotes a pedestrian‐friendly environment and integrates natural and manmade features in a manner 
consistent with the vision for the City of Peoria. 
 
The Land Use Element is organized in the following manner: 

2.a  Introduction 

2.b.  Goals, Objectives and Policies 

2.c  Land Use Plan 

2.d   Publicly Held Lands and State Trust Lands 

2.e  Specific Study Areas, Land Use Overlays, and Approved Master Plans 

 

2.A  INTRODUCTION 

Explosive population growth over  the  last 40 years has  transitioned a  former small agricultural city of 
approximately 2,500  in 1970 to a  large city currently exceeding 155,000.   High sustained growth rates 
during  this  relatively  short  time  span  produce many  challenges  including  traffic  volumes,  type  and 
intensity  of  development,  the  protection  of  natural  resources  and  the  provision  of  essential  public 
services. Fortunately, to aid in its efforts to address the quantitative and qualitative impacts associated 
with  rapid,  sustained  growth,  the  City  has  adopted  several  new  tools  and  plans.    These  efforts  are 
summarized below. 

LAKE PLEASANT AREA PLANNING EFFORTS 
In 1996 and 1999, the City extended its municipal boundary to include Lake Pleasant Regional Park and 
the  surrounding public  and private  lands.    These  lands, which  contain dramatic  scenery  as well  as  a 
wealth  of  natural  and  cultural  resources,  were  annexed  allowing  the  City  to  exercise  its  land  use 
authority around Lake Pleasant Regional Park  for  the  long‐range benefit of  its citizens and  the Park’s 
visitors.  Additionally, the Lake Pleasant/North Peoria Area Plan outlines specific implementation policies 
to preserve and protect the natural beauty of the northern part of the City around Lake Pleasant. 

UPDATED IMPACT FEES 
In 2008 the City adopted an updated impact fee schedule through the acceptance of the Red Oak Impact 
Fee Study requiring developers to pay their share of costs to provide the utilities, infrastructure, and City 
services necessary to support new development.  These updated impact fees are intended to encourage 
growth near available infrastructure.   

LOOP 303 SPECIFIC AREA PLAN  
Recognizing the enormous potential of the emerging Loop 303 corridor as a center for employment and 
community activity, the City adopted The Loop 303 Specific Area Plan.  The Loop 303 Specific Area Plan 
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identifies  land  uses  and  circulation  objectives  for  the  Loop  303  corridor,  the  Lake  Pleasant  Parkway 
corridor, Carefree Highway and SR 74 south of Lake Pleasant.  

OPEN SPACE, CONSERVATION AND RECREATION 
In 1999, the City adopted three major open space plans ‐ the Peoria Desert Lands Conservation Master 
Plan and the Peoria Rivers and Peoria Trails Master Plans.  The Peoria Desert Lands Conservation Master 
Plan  identifies  sensitive  lands  and  native  plant  communities  in  the  northern  reaches  of  the  City.  
Additionally,  it provides policy  guidance  for  the  acquisition, preservation  and  administration of open 
space  areas.    Elements  of  the  plan were  incorporated  into  the General  Plan  to  establish  the  proper 
relationship needed between the Master Plan and General Plan. 

The  Rivers  and  Trails  Master  Plans  are  separate  complementary  documents  that  identify  a 
comprehensive  system  of  trails  throughout  Peoria.    The  Rivers Master  Plan  provides  guidance  and 
recommendations  for  development  along  Peoria’s  three  river  corridors  and  identifies  them  as  the 
“recreational spines” of the City since they contain the potential to provide trail access and recreational 
opportunities. 

In  2006,  the  City  adopted  the  Parks,  Recreation, Open  Space  and  Trails  (PROST) Master  Plan which 
essentially consolidated the efforts of the Peoria Desert Lands Conservation Master Plan, Rivers Master 
Plan and Trails Master Plan into a single document.  All four master plans provide direction as to where 
and how the City’s open space resources shall be used.   The PROST Master Plan establishes  in greater 
detail the types of amenities to be  located  in each  form of open space and describes the connections 
and crossings between open spaces. 

The General Plan also respects federal lands and other publicly‐owned lands such as Maricopa County’s 
Lake Pleasant Regional Park.  Large federal land holdings of the Bureau of Land Management (BLM) and 
Bureau of Reclamation  (BOR) are shown as Park/Open Space.   While Growing Smarter Plus  legislation 
guarantees a development right of one dwelling unit per acre for Park/Open Space designated lands, it is 
the desire of the federal agencies and the City to limit development on these lands.  

OLD TOWN REVITALIZATION 
Peoria has also taken steps to enhance development in its city center by adopting the Downtown Peoria 
Redevelopment Plan in 1997, then the Central Peoria Revitalization Plan in 2000 and most recently the 
Old Town Revitalization Plan in 2009.  These plans provide specific action plans for future development 
of the historic core area that supports new and existing businesses and economic growth; pedestrian‐
friendly  urban  design;  integrating  new  residential  development while  preserving  existing  residential 
neighborhoods.   

PEORIA SPORTS COMPLEX AREA  
In 2010, the City developed adopted a multi‐dimensional plan and implementation program for the 570‐
acre area around the Peoria Sports Complex. Although the area has been largely successful, the purpose 
of  the  Plan  is  to  identify  the  conditions,  regulatory  framework  and  implementation  strategies  to 
enhance  the area as a cohesive, pedestrian‐friendly mixed‐use destination and position  the area  for a 
successful evolution. 

COMMUNITY APPEARANCE 
The  City  adopted  its  first Design  Review Manual  in  1997  that  set  forth  standards  for  improving  the 
quality of development in the City.  A major overhaul of this document was completed early in 2008 in 
response to input from our residents, the development community and recognized changes in building 
design in the decade since the original Manual was adopted. 



2.  LAND USE ELEMENT 

    PEORIA GENERAL PLAN 
    PEORIA, ARIZONA 
  2‐3 

INTEGRATION INTO THE GENERAL PLAN 
The combined effect of  these planning efforts has been  to establish an extensive body of community 
development,  resource management and  land use planning policies and programs.   This General Plan 
recognizes, supports, and incorporates the key features of the recently adopted plans and policies that 
have given direction  to  the development of  the City  in  recent years and provides direction  for  future 
informed planning and development decision‐making. 

While the City’s recent planning efforts have provided excellent guidance for specific areas of the City, 
resolving key  issues, the City still must address several challenges.   Within the unincorporated General 
Plan Study Area, development projects approved by Maricopa County affect Peoria’s  land use pattern 
and transportation system.   By addressing currently unincorporated  land  in this General Plan, the City 
intends to coordinate its planning efforts with those of the County. 

COMMERCE AND EMPLOYMENT‐GENERATING DEVELOPMENT 
The  nature  of  commercial  development  has  changed  dramatically  in  the  last  30  years.    In  many 
instances, services vacated the traditional core for more  lucrative  locations along major transportation 
corridors with  better  access  and  visibility.  Traditional  family‐oriented  businesses  have  been  replaced 
with “big box” retail establishments promoting economies‐of‐scale. 

Peoria  is  recapturing  the  experiences  associated  with  a  thriving  and  vibrant,  pedestrian‐scale  City 
through downtown revitalization efforts and promoting new commercial nodes that employ progressive 
development  strategies.    These  actions,  along  with  limiting  strip‐style  development  and  promoting 
mixed‐use  developments  with  office  and  housing  components,  will  provide  more  dynamic  and 
successful  centers  of  commerce  which  will  move  Peoria  towards  its  long‐term  goal  of  reaching 
equilibrium between housing and employment. 

TRANSPORTATION LINKAGES 
The General Plan addresses the relationship between  land use and transportation.    It  incorporates the 
future  arterial  roadway  network  identified  in  the  Northwest  Valley  Transportation  Study  (Maricopa 
County  Department  of  Transportation,  2000),  including  Loop  303.    Existing  major  transportation 
corridors such as Loop 101, Lake Pleasant Parkway, State Route 74, Grand Avenue, and Bell Road are 
also key elements of the General Plan because of the connections and continuity they provide through 
the  Northwest  Valley  and  the  Phoenix  Metropolitan  Area.    Loop  101  provides  direct  access  to 
commercial centers, industrial parks and high‐density residential development.  Lake Pleasant Parkway / 
State  Route  74  provides  access  to  key  commercial  nodes  and  recreation  amenities.    Land  use 
designations  along Grand  Avenue  reflect  those  adopted  in  the Old  Town  Peoria  Revitalization  Plan.  
These  include  plans  for  future mixed‐use  centers,  cluster  housing,  a  transit  center  and  an  attractive 
warehouse center.  Bell Road continues to serve the regional commercial shopping district, including the 
Peoria Sports Complex and supporting business community. 

The  inventory  and  analysis  of  existing  conditions,  historic  development  pattern  and  input  from 
community involvement efforts have helped guide the development of an overall vision and supporting 
goals, objectives, and policies  that will ensure  that  future City of Peoria decision‐making  is consistent 
with the interests of the community. 

INTENT OF THE LAND USE ELEMENT 
The  Land Use Element,  guided by  its  supportive goals, objectives, and policies, describes  the desired 
land uses and development densities and  intensities  for  future development  in Peoria.   The Land Use 
Element  is  the guide  for  implementation of  the Zoning Ordinance and Official Zoning Map,  two  legal 
planning tools used to enforce the General Plan.   The Land Use Element does not change or alter the 
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existing  zoning or  approved development  rights,  although Growing  Smarter Plus  requires  that  future 
zoning changes conform to the General Plan Land Use designations. 
 
The  adopted  land  use  policies,  land  use  plan,  and  implementation measures  will  assist  the  Peoria 
Planning  and  Zoning Commission  and  City Council  in  their  review  and  consideration of  development 
proposals and rezoning requests.  The Land Use Element also assists in programming public facilities and 
utilities needed by the dynamic growing and changing City. 

2.B.  GOALS, OBJECTIVES AND POLICIES 

The  following goals, objectives and policies are developed  to define  the essential  components of  the 
Land  Use  Element.    They  are  listed  under  the  following  categories:  Smart  Growth,  Residential 
Communities, Employment Related Development, Mixed‐Use Development,  Infill Development, Resort 
Development, and Amendments to the General Plan. 
 

GOAL1: 
PROVIDE A BALANCE OF LAND USES THAT WILL PRESERVE AND ENHANCE 
NEIGHBORHOODS, PROMOTE ECONOMIC DEVELOPMENT AND ENCOURAGE 
REDEVELOPMENT AT APPROPRIATE LOCATIONS. 

SMART GROWTH 
Objective 1.A: 
Manage and control development to facilitate orderly growth and an efficient urban form. 

Policy 1.A.1: 
Promote planned developments where resources and infrastructure are in place to facilitate 
orderly and efficient growth .Policy 1.A.2: 

Establish  and monitor  an  orderly  plan  to  phase  the  extension  of  public  utilities  and 
streets within the City limits.  

Policy 1.A.3: 
Encourage development  to occur as master planned communities with an appropriate 
mix of land use types in areas where infrastructure is or will be planned. 

Policy 1.A.4: 
Partner with Maricopa County  to ensure  that development and  infrastructure  located 
within Peoria’s planning area  is compatible with  the City of Peoria’s development and 
utility standards. 

Policy 1.A.5: 
Consider  only  those  areas  that  are  consistent with  the  criteria  contained within  the 
adopted Annexation Policy as suitable for annexation. 

Objective 1.B: 
Maintain  a  supportive  relationship  between  established  commercial  proprietors  and  the  City’s 
business retention and expansion efforts. 

Policy 1.B.1: 
Work  to  enhance  commercial  activity  by  attracting,  retaining,  and  expanding  those 
developments, which improve economic conditions in Peoria. 
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Objective 1.C: 
Encourage sustainable business practices through the rehabilitation and repurposing of existing and / 
or underutilized development. 

Policy 1.C.1: 
Promote the revitalization of underutilized buildings through site rehabilitation and / or 
adaptive reuse. 

Policy 1.C.2: 
Provide  assistance  to  promote  private  and  public‐sector  improvement  programs  for 
underutilized employment centers.   

Policy 1.C.3: 
Utilize performance standards and site design elements to reduce compatibility conflicts 
with adjacent uses. 

Objective 1.D: 
Foster  commercial,  industrial  and  business  park  employment  centers  that  are  compatible  with 
Peoria’s economic needs. 

Policy 1.D.1: 
Maintain  and market  an  employment  zone profile  listing  that  includes  a  summary of 
parcels, location, existing zoning, infrastructure, and site characteristics. 

Objective 1.E: 
Support the preservation of Luke Air Force Base. 

Policy 1.E.1: 
Support state and  regional organizations which are established  to protect  the military 
mission of Luke Air Force Base and are compatible with City policies. 

Policy 1.E.2: 
Support the formation of a preservation zone around the Luke Air Force Base perimeter. 

Policy 1.E.3: 
Monitor and coordinate airport feasibility efforts with Luke Air Force Base officials. 

Policy 1.E.4: 
Observe Luke Air Force base AICUZ and JLUS maps and departure and approach routes 
when considering developments that could potentially interfere with the Luke Air Force 
Base mission. 

Policy 1.E.5: 
Attend  pertinent  planning  coordination  meetings  regarding  Luke  Air  Force  Base 
activities and missions.  

MIXED‐USE DEVELOPMENT 
Objective 1.F: 
Promote  sustainable  developments  that  elevate  community  identity  and  convenience,  reduce 
vehicular trips, minimize infrastructure needs, improve air quality and provide a diversity of uses. 

Policy 1.F.1: 
Develop a mixed‐use zoning district consistent with the land use designation framework. 
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Policy 1.F.2: 
Develop guidelines that establish criteria to determine optimal  locations for mixed‐use 
and / or infill development.  

Policy 1.F.3: 
Develop  a  residential  density  bonus  program  for  mixed‐use  projects  that  includes 
specific performance criteria. 

Policy 1.F.4: 
Encourage  compact  mixed‐use  developments  using  vertical  orientation  with 
connections to multi‐modal transportation centers. 

Policy 1.F.5: 
Maximize compatibility between mixed use developments and existing neighborhoods 
through building orientation, buffering, outdoor activity concentration and site access. 

Objective 1.G: 
Promote mixed‐use development templates to advance the City’s sustainability efforts.   

Policy 1.G.1: 
Identify opportunities  for mixed‐use  and neighborhood‐centric  core  areas  throughout 
the City. 

Policy 1.G.2 
Integrate  ‘place making’ design principles such as streetscape and building orientation, 
public  spaces, multi‐modal  transportation  options, walkability  and  overall  community 
appearance in all mixed‐use developments.  

Policy 1.G.3 
Adjust  the  Zoning  Ordinance  as  necessary  to  allow  opportunities  for  mixed‐use 
development at varying levels of intensities. 

INFILL DEVELOPMENT 
Objective 1.H 
Encourage the development or redevelopment of vacant or underutilized infill sites within the City.  

Policy 1.H.1 
Develop infill strategies to promote reinvestment in the community.   

Policy 1.H.2 
Identify open space and recreational opportunities in infill areas 

Policy 1.H.3: 
Encourage  infill  residential  development  that  takes  advantage  of  existing  municipal 
services, utilities, transportation facilities, schools, and shopping areas. 

RESORT DEVELOPMENT 
Objective 1.I: 
Promote resort development that provides tourism opportunities within the City. 

Policy 1.I.1: 
Identify  and designate  resort development  sites  that have direct  access  to  significant 
recreational corridors and open space areas. 
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Policy 1.I.2: 
Identify  recreational  corridors  with  future  access  points  to  resort  areas  and  visitor 
access that encourage tourism and visitor activity. 

Objective 1.J: 
Promote  the  provision  of  convenient  housing  and  support  infrastructure  for  resort  development 
service employees. 

Policy 1.J.1: 
Promote  the  development  of  affordable  housing  options  for  service  employees  near 
major resort and commercial areas. 

Policy 1.J.2: 
Require adequate  road,  transit, utility, and water  service  infrastructure  in conjunction 
with resort development. 

Objective 1.K: 
Establish  incentives  to  attract  appropriately‐scaled  resort  developments  integrating  a mix  of  land 
uses. 

Policy 1.K.1: 
Develop  a marketing  and  incentive  program  to  attract  large  resort  developments  in 
appropriate locations.  

Objective 1.L: 
Utilize  mixed‐use  development  templates  to  create  specialty  resort  commercial  developments 
including residential and employment components. 

Policy 1.L.1: 
Encourage mixed‐use developments in coordination with resort developments to attract 
specialty retail consumers and increased tax revenues for the City. 

RESIDENTIAL COMMUNITIES 
Objective 1.M: 
Provide a diversity of housing types to meet the needs of persons of all income levels and ages. 

Policy 1.M.1: 
Accommodate  an  adequate  supply  and  mix  of  developable  residential  land  to 
accommodate future housing needs. 

Objective 1.N: 
Support healthy  residential environments  that provide  for  safe and convenient access  , open space 
and  recreational  opportunities,  access  to  public  schools  and  services  and  protection  from 
incompatible land uses.   

Policy 1.N.1: 
Require  adequate  buffering  to  protect  residential  neighborhoods  from  intrusion  by 
incompatible land uses.  

Policy 1.N.2: 
Ensure that high‐density residential developments have direct access to arterial streets 
without traversing existing or proposed lower density residential areas. 
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Policy 1.N.3: 
Locate housing developments in areas that can be adequately served by police, fire and 
ambulance services. 

Policy 1.N.4: 
Require  adequate provision of open  space or direct  access  to open  space  in housing 
developments  and,  in  particular,  medium‐  and  high‐density  multiple‐family  housing 
developments. 

Policy 1.N.5: 
Require new residential developments to provide pedestrian  linkages to parks, schools 
and other appropriate public facilities. 

Policy 1.N.6: 
Encourage the development of master planned communities where large land holdings 
can be designed to provide a wealth of amenities to City residents. 

Policy 1.N.8: 
Support and facilitate convenient access to schools.   

Policy 1.N.9: 
Partner with  local  school  districts  to  coordinate  the  timely  development  schools  and 
neighborhoods.  

Objective 1.O: 
Support well‐designed, high‐quality multifamily  residential development  in appropriate areas which 
maintains compatibility between adjacent developments.  

Policy 1.O.1: 
Support  alternate  forms of housing,  such  as  attached  and detached  townhouses  and 
condominiums in appropriate locations. 

Policy 1.O.3: 
 Encourage multi‐family  housing  units  adjacent  to  community  level  parks  and  public 
open space areas.   

Policy 1.O.4: 
Regularly  assess  the  effectiveness  of  the  Design  Review  Principles  and Guidelines  to 
ensure the highest level of design quality.  

 
Policy 1.O.5: 

Focus the development of multifamily housing proximate to current and planned transit 
facilities, employment centers and activity hubs. 

Policy 1.O.6: 
Maximize  active  community  open  space  and  recreation  amenities  throughout 
multifamily developments.   

EMPLOYMENT RELATED DEVELOPMENT 
Objective 1.P: 
Support appropriate commercial, business park, industrial, and mixed‐use employment centers within 
large‐scale master planned areas.  
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Policy 1.P.1: 
Encourage adequate and proximate commercial and employment opportunities within 
large scale development master plans.  

AMENDMENTS TO THE GENERAL PLAN 
Objective 1.Q: 
Consider periodic amendments to the General Plan Land Use Map to ensure relevancy.  

Policy 1.Q.1: 
Evaluate and adopt General Plan text and map amendments on an annual basis.   

Policy 1.Q.2: 
Periodically  re‐evaluate  land‐use designations  to ensure  consistency  and  coordination 
between the land use and transportation elements. 

 

GOAL 2: 
ENCOURAGE TRANSIT ORIENTED DEVELOPMENT (TOD) APPROPRIATE TO THE SCALE AND 
INTENSITY OF THE SURROUNDING COMMUNITY. 

 

Objective 2.A: 
Reduce  dependence  on  the  automobile  for  daily  trips  and  activities  by  promoting  mixed‐use 
development types within Old Town and the Sports Complex District  

Policy 2.A.1: 
Develop land use and design regulations governing land close to transit centers and light 
rail stations, to maximize the potential for ridership. 

Policy 2.A.2: 
Promote compact, mixed uses, and pedestrian‐oriented  land development adjacent  to 
transit stations. 

Policy 2.A.3: 
Promote development standards that encourage pedestrian environments and activity. 
 

GOAL 3:  PROTECT AND PRESERVE THE SONORAN DESERT IN ITS NATURAL STATE 
 

Objective 3.A: 
Develop programs  that encourage  the clustering of development  in exchange  for preserved natural 
open space area. 

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.  

Policy 3.A.2: 
Encourage creative development patterns to ensure preservation of open spaces. 
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GOAL 4: 
PROMOTE COMPATIBLE  LAND USES  IN AREAS OF CLOSE PROXIMITY  TO  EXISTING OR 
PLANNED AGGREGATE / MINERAL MINING LOCATIONS 

 

Objective 4.A: 
Provide equal protection for residential development and aggregate mining operations. 

Policy 4.A.1: 
Discourage new residential development where future residences would be adjacent to 
an existing or planned aggregate / mineral mining operation.  

Policy 4.A.2: 
Discourage  new  mining  operations  adjacent  to  or  in  close  proximity  to  existing 
residential development, schools, or existing or planned City recreation areas. 

Policy 4.A.3: 
Promote  non‐residential  development  such  as  business  park  and  industrial  uses 
adjacent to existing mining operations. 

 

2.C  LAND USE PLAN 

The Land Use Plan assigns land within the Study Area in accordance with a diverse arrangement of land 
use designations. These designations are spatially depicted  in Figure 2‐1, Land Use Plan, and described 
below.   Each descriptor  includes an  indication of  targeted density or  intensity, as well as  the  types of 
uses anticipated under the designation.  

 

DESCRIPTIONS OF LAND USE DESIGNATIONS 

ESTATE DENSITY RESIDENTIAL (EDR) 
(0‐2.0 DU/AC, TARGET DENSITY = 1.0 DU/AC): 
Denotes areas where large‐lot single‐family residential development is desirable or areas of maximized 
open spaces are sought.   The density range (0‐2.0 dwelling units per gross acre)  is  intended to provide 
sufficient open space and lots that create an open environment.  Building envelopes are encouraged to 
minimize disturbance.   This category also denotes transitional areas between natural open spaces and 
residential developmentDenotes areas where low‐density and large lot single‐family neighborhoods are 
desirable. These areas support a semi‐rural character that may  include agricultural related activities or 
low‐density resort uses. Residences are typically large, detached estate or executive‐type homes which 
are one or  two  stories.  In  the hillside development area, emphasis  is placed on preservation of open 
space  and  vistas,  conservation  of  vegetation  in  common  areas  or  individual  lots  is  encouraged,  and 
minimization  of  development  impacts  through  clustering,  preserving  washes  and  natural  drainage 
corridors, and low‐profile structures. Density is usually one house per one or more acres of land. Other 
compatible uses may  include places of worship, parks, equestrian and pedestrian  trails, open  spaces, 
working farms, and public facilities. 

LOW DENSITY RESIDENTIAL (LDR) 
 (2.0‐5.0 DU/AC, TARGET DENSITY = 3.0 DU/AC): 
Denotes  areas  where  detached,  moderately‐sized  lot,  single‐family  residential  neighborhoods  are 
development  is  desirable.    The  density  range  (2.0‐5.0  dwelling  units  per  gross  acre)  is  intended  to 
provide for These areas support a suburban lifestyle with areas of increased density while maintaining a 
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detached single  family residential character.   Low Density Residential parcels should be  located either 
adjacent to, or in close proximity to neighborhood amenities such as joint‐use schools/parks, trails, open 
space, or recreational facilities. Places of worship, parks, trails, open spaces, and public facilities are also 
compatible with  this category. Suitability  is determined on  the basis of  location, access, availability of 
existing or proposed public  facilities and utilities, existing and  future  land use patterns and natural or 
man‐made constraints, as stated in the goals, objectives, and policies of the General Plan text. 

MEDIUM DENSITY RESIDENTIAL (MDR) 
(5.0‐8.0 DU/AC, TARGET DENSITY = 6.0 DU/AC): 
Denotes areas where family residential homes are desirableintended to fulfill the need for small  lot or 
attached  single‐family,  and multi‐family  residences which  are  compatible with  abutting  single‐family 
residential districts.    The density  range  (5.0‐8.0 dwelling units per  gross  acre)  is  intended  to provide 
areas  suitable  for  single  family,  town  home,  patio  home  and multi‐family  type  units.This  category 
supports a  suburban  lifestyle and provides an appropriate  transition between  less  intense  residential 
areas, more  urban  neighborhoods  and  non‐residential  uses.  Significant  open  space  for  recreational 
amenities  is  encouraged  to  promote  resident  interaction.  Parcels  with  this  category  should  have 
adequate  circulation  and  have  relatively  flat  or  gently  sloping  terrain  to  accommodate  this  density.  
Suitability  is  determined  on  the  basis  of  location,  access,  availability  of  existing  or  proposed  public 
facilities and utilities, existing  land use patterns and natural or man‐made constraints, as stated  in the 
goals, objectives, and policies of the General Plan text. 

MEDIUM‐HIGH DENSITY RESIDENTIAL (MHDR) 
(8.0‐15.0 DU/AC, TARGET DENSITY = 12.0 DU/AC):  
Denotes areas where multi‐family residential development  is appropriate.   The density range (8.0‐15.0 
dwelling  units  per  gross  acre)  is  where  densely  attached  single‐family  residential  and  multi‐family 
residential development is desirable. This category is intended to provide forappropriate for residential 
and other compatible uses on parcels which have a high  level of access, are  located near  services or 
employment centers, or have other characteristics that make a medium‐high density suitable. areas of 
attached single‐family homes, apartments, condominiums and townhouses. In general, residences may 
have  limited  private outdoor  space  and  rely on  shared or  common open  space  for  visual  relief,  and 
recreational amenities to serve the residents. Parcels with this designation may be part of a mixed‐use 
development  or master  planned  community,  and  have  direct  access  to  open  space,  transit  or  other 
multi‐modal  amenities.    Suitability  is  determined  on  the  basis  of  location,  access  and  availability  of 
existing or proposed public facilities and utilities and existing and future land use patterns. 

HIGH DENSITY RESIDENTIAL (HDR) 
(15.0+ DU/AC, TARGET DENSITY = 18.0 DU/AC): 
Denotes areas where the highest multi‐family residential density development is appropriate either as a 
stand alone development or as part of a mixed‐use project.  The density range (15.0+ dwelling units per 
gross acre)  is  intended to provide for multi‐story apartments, condominiums, and townhouses close to 
employment  and  service  areas.  This  category  is  traditionally  located  along  transportation  corridors, 
rivers, and  to  serves  to buffer  lower density  residential areas  from non‐residential areas.   Substantial 
common open space, recreational amenities and on‐site support facilities serve the residents. Suitability 
is determined on the basis of location, access and availability of existing or proposed public facilities and 
utilities and existing and future land use patterns.   
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TRANSIT ORIENTED DEVELOPMENT/ TRANSIT CORRIDOR RESIDENTIAL (18‐35 DU/AC, TARGET DENSITY 
= 30 DU/AC): 
Denotes areas along designate major  transportation corridors such as Grand Avenue, Bell Road, Loop 
101,  Loop  303,  Northern  Avenue  and  Commercial  Core  areas  along  Lake  Pleasant  Parkway.  
Developments  in  this  category  shall  provide  a  retail  and  /  or office  component  in  proportion  to  the 
entire project and shall integrate into the project enhanced public transit facilities.  These developments 
provide dedicated and enhanced pedestrian access to adjacent paths, trails, open space and commercial 
development.  
 

RESORT DEVELOPMENT GUIDELINES (RD): 
Resort  developments  are  projects  that  integrate  a  combination  of  destination  hotels,  casitas, 
timeshares, active or passive recreational amenities and ancillary commercial opportunities  in areas of 
exceptional scenic and environmental quality. 

All resort proposals shall substantially exhibit or demonstrate the following characteristics: 

 The proposal is compatible with the scale and character of surrounding land uses; and 

 The proposal will not result  in excessive traffic volumes on the surrounding circulation system; 

and 

 The proposal provides for adequate infrastructure needs; and 

 The proposal adequately  includes measures  to protect  the natural and  scenic qualities of  the 

area. 

OFFICE (O): 
The  designation  of Office  supports  low‐intensity  commercial  development  consisting  of  a  variety  of 
office uses  that provide services directly  to residential neighborhoods  in residentially scaled buildings.  
Developments  in  this  Land Use  Designation  are  intended  to  be  small  to moderate  in  scale with  an 
emphasis  on  creating  a  pedestrian  environment.    Buildings  are  compatible with  adjacent  residential 
areas  with  respect  to  architectural  style  and  proximity  of  buildings.    Office  buildings  have  a more 
proximate  relationship  to  the street, presenting a pedestrian environment adjacent  to street  right‐of‐
way.  Small lot or small‐scale business sites may be located in areas with this designation. 
 
Areas  given  the  land  use  designation  of  Office  are  intended  for  low‐intensity  non‐residential 
development  that  is  compatible with nearby  residential areas.   Areas designated  for office are often 
located  in areas unsuited  for more  intense development due  to  the potential  for negative  impacts on 
adjacent residential uses.   As  the  least  intense non‐residential designation,  these areas often serve as 
buffers  between  residential  land  uses  and  other  more  intense  uses,  while  providing  employment 
opportunities and services for the neighborhood. 

NEIGHBORHOOD COMMERCIAL (NC): 
Neighborhood Commercial areas consist of offices and commercial centers which provide services and 
goods  that  support  the  day‐to‐day  needs  of  the  surrounding  neighborhood.    Retail  centers  are 
significantly smaller in scale and scope than those found in areas designated Community Commercial or 
Regional Commercial and are typically located on sites of less than 10 acres. Buildings and uses generally 
relate  to  adjacent  residential  neighborhoods with  respect  to  architectural  style  and  scale.   Uses  are 
contained within buildings.  This designation also denotes areas where small lot or small‐scale business 
sites  may  be  located.  In  an  effort  to  create  quality  neighborhoods  in  Peoria,  retail  and  service 
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commercial  and  office  uses  will  be  permitted  as  part  of  the  neighborhood  form.    Neighborhood 
Commercial  areas  typically  consist  of  limited,  convenience‐oriented  establishments  that  serve  the 
immediate neighborhood.   Developments  in Neighborhood Commercial areas are  to be designed  in a 
manner,  particularly  in  terms  of  their  size  and  scale,  which  will  not  detrimentally  affect  adjacent 
residential  neighborhoods.    To  this  end,  the  following  guidelines  will  influence  the  siting  of 
Neighborhood Commercial uses. 

Sites will be located with access to collector or arterial streets 

Neighborhood Commercial sites should not exceed 10 acres of non‐residential uses. 

Neighborhood Commercial areas are not intended to be located at all four corners of an intersection. 

No single retail use may exceed 100,000 square feet gross floor area. 

COMMUNITY COMMERCIAL (CC):  
Denotes  areas  where  commercial  development  that  is  more  intense  than  that  of  neighborhood 
commercial areas may take place in the form of large‐scale retail buildings and shopping centers having 
less  than  500,000  square  feet  aggregate  of  indoor  commercial  shopping  or  office  spacethat  serve  a 
market  radius of generally 3  ‐ 5 miles.   Community Commercial areas  rely on  larger  trade areas and 
typically  have  a  wider  variety  of  goods  and  services  than  neighborhood  shopping  areas  and  .  
Community Commercial centers should be  located with adequate controlled access to arterial streets.  
Community  Commercial  centers  should  coincide with  adequate  affordable  housing  accessible  to  the 
center to supply housing for employees. 

REGIONAL COMMERCIAL (RC):  
Denotes  areas  where  the  most  intense  retail  and  office  activity  takes  place.    Typical  Regional 
Commercial  developments  have  uses  with  a  market  radius  of  more  than  5  miles  and  are  located 
adjacent  to, and have access to major roadways. and contain more than 500,000 square  feet of gross 
floor area.   Uses  include anchor stores, regional malls and, power centers and automobile dealerships.  
Regional  Commercial  areas  should  be  integrated  by  site  and  architectural  design  with  internal  or 
adjacent high density residential housing development. Residential uses are encouraged to develop  in 
conjunction with Regional Commercial uses subject to the Residential High Density  (15+ du/ac) or  the 
Transit Oriented Development / Transit Corridor (18+ du/ac) category provisions.  Uses include regional 
malls and power centers and automobile dealerships.  Regional Commercial areas should be integrated 
by site and architectural design with internal or adjacent high density residential housing development. 

BUSINESS PARK (BP): 
Denotes  areas  where  major  employment  centers  and  uses  may  be  located.    Business  Park  areas 
generally  consist  of  uses  such  as  professional  offices,  research  and  development,  and  light 
manufacturing  within  wholly  enclosed  buildings  and  ancillary  eating  and  retail  establishments.    In 
particular,  Business  Park  areas  shall  be  designed  such  that  the  least  intense  uses  (i.e.,  back  office, 
business park) shall be located along arterial streets, where visibility to the public is likely.  Adherence to 
landscape  standards,  setbacks,  and  adequate  transition  of  intense  uses  ensures  compatibility  with 
adjacent properties and enhances the visual quality of the community. 

BUSINESS PARK / INDUSTRIAL (BP/I):  
Denotes  areas where major  employment  centers  and  uses may  take  place.   Business  Park/Industrial 
areas generally consist of uses such as professional offices, research and development, wholesale and 
storage warehouses, utility  centers,  the manufacturing, processing,  repairing  and packaging of  goods 
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and  ancillary  eating  and  retail  establishments.    In  particular,  Business  Park/Industrial  areas  shall  be 
designed such that the  least intense uses (i.e. back office, business park) shall be located along arterial 
streets,  where  visibility  to  the  public  is  likely.    Adherence  to  landscape  standards,  setbacks,  and 
adequate  transition of  intense uses ensures  compatibility with adjacent properties and enhances  the 
visual quality of the community.  

INDUSTRIAL (IND): 
Denotes  areas where  general  industrial  business  activity  takes  place,  including warehouse  uses,  and 
manufacturing,  processing,  repairing  and  packaging  of  goods  and  ancillary  eating  and  retail 
establishments.    Manufacturing  uses  are  capital  intensive  and  occur  within  enclosed  or  partially 
enclosed buildings.  Industrial uses shall be designed such that landscaped areas and least intense uses 
shall be located adjacent to arterial and collector streets, where visibility to the public is likely. Industrial 
developments  shall  be  designed  to  buffer  adjacent  residential  uses  from  impacts  associated  with 
industrial activity. 

MIXED USE (MU):  
Denotes areas where a horizontally or vertically integrated mixture of land use types is promoted.  Such 
developments  exhibit  functional,  physical  and  thematic  integration  in  the  context  of  a  pedestrian‐
oriented  streetscape.  The  mixed‐use  designation  is  intended  to  minimize  the  impacts  traditionally 
associated with growth by providing housing, shopping and employment opportunities together  in the 
same area.   
 
Mixed‐use  developments  are  more  compact  than  conventional  developments  and  can  therefore 
accommodate efficient future growth by using less land and facilitating complementary activities such as 
shared parking, access and multi‐modal facilities to manage overall impacts to the community.  Mixed‐
use developments can also serve as key points of orientation  for designing the transportation system, 
including transit services.  

The  functional,  physical  and  thematic  integration  of  uses within  a  pedestrian‐oriented  development 
template  distinguishes  mixed‐use  development  from  other  more  conventional  projects.  Such 
developments  occur  in  both  vertical  (floor  area‐intensive)  and  horizontally  (land  area‐intensive) 
integrated  formats. The guidelines should balance necessary structure to  facilitate such developments 
while allowing the flexibility to achieve a successful synergistic composition. 

To  this  end,  all  mixed‐use  developments  shall  substantially  demonstrate  or  exhibit  the  following 
characteristics: 

 The  residential component shall be  limited  to a  range of approximately 30‐60% of  the overall 

gross floor area (GFA) or total net site area, whichever is greater; and 

 Functional, physical and spatial integration of land uses and project components; and 

 Pedestrian‐oriented  scale  and  design with  a  full  range  of  amenities  to  promote  and  support 

pedestrian and multi‐modal activity; and 

 Architectural and thematic integration of project components. 

NEIGHBORHOOD COMMERCIAL MIXED USE (NCMU):  
Denotes areas  suitable  for a mixture of commercial and  residential uses near  the  intersection of  two 
arterial streets. Residential uses may be vertically and/or horizontally integrated. Vertical integration of 



2.  LAND USE ELEMENT 

    PEORIA GENERAL PLAN 
    PEORIA, ARIZONA 
  2‐15 

residential uses over commercial and pedestrian office uses  is encouraged  in a contextual urban form. 
Residential uses shall not exceed 12 du/ac.  

COMMUNITY COMMERCIAL MIXED USE (CCMU):  
Denotes areas suitable for a mixture of commercial and residential uses proximate to a community‐scale 
commercial center. Residential uses may be vertically and/or horizontally integrated where horizontally‐
integrated  residential  uses  occupy  visual  locations  that  are  secondary  to  commercial  uses.  Non‐
residential  uses  occupy  the majority  of  the  development  area.  Residential  uses  shall  not  exceed  18 
du/ac. 

REGIONAL COMMERCIAL MIXED USE (RCMU):  
Denotes  areas  suitable  for  a mixture  of  regional‐scale  commercial  and  residential  uses  located  near 
major transportation corridors. Residential uses may be vertically and/or horizontally integrated where 
horizontally‐integrated residential uses occupy visual  locations that are secondary to commercial uses. 
Non‐residential uses occupy the majority of the development area. Residential uses shall not exceed 25 
du/ac.  

BUSINESS PARK MIXED USE (BPMU):  
Denotes  areas  suitable  for  a  mixture  of  employment  center,  ancillary  commercial  services  and 
supporting residential uses  located  in appropriate  locations on or near major transportation corridors. 
Residential  uses  may  be  vertically  and/or  horizontally  integrated  where  horizontally‐integrated 
residential uses occupy visual locations that are secondary to non‐residential uses. Non‐residential uses 
occupy the majority of the development area. Residential uses shall not exceed 25 du/ac. 

SPORTS COMPLEX MIXED USE (SCMU):  
Denotes  areas  suitable  for  a mixture of pedestrian‐oriented  employment,  commercial/retail  services, 
recreational/tourism  uses  and  residential  uses  within  the  designated  Peoria  Sports  Complex  Area. 
Residential uses are encouraged to be vertically integrated and support a pedestrian oriented mixed use 
environment.  Horizontally‐integrated residential uses shall occupy visual locations that are secondary to 
non‐residential uses and occur sparingly.  All uses should provide clear pedestrian links and facilitate the 
development of a mixed use urban village.  The characteristics of this designation are more specifically 
described within the Peoria Sports Complex Area Urban Design Plan. 

TRANSIT ORIENTED DEVELOPMENT (TOD) 
18‐35 DU/AC, TARGET DENSITY = 30 DU/AC 
This  category  has  been  established  by  the  City  to  further  reduce  household  driving,  lower  regional 
congestion,  expand mobility  choices  that  reduce  dependence  on  the  automobile,  and  accommodate 
more healthy and active lifestyles. Denotes areas along designated major transportation corridors such 
as Grand Avenue, Bell Road, Loop 101, Loop 303, Northern Avenue, and along Commercial Core.   This 
category accommodates a  full range of urban development  that  includes a mixture of housing, office, 
retail and/or other amenities that are integrated into a walkable neighborhood and located within close 
proximity to quality public transportation. Developments are required to provide a retail and / or office 
component  in proportion  to  the entire project and dedicate enhanced pedestrian access  to adjacent 
paths,  trails,  open  space  and  commercial  development.  Projects  shall  be  reasonable  scale  to  the 
surrounding neighborhood, proportionate ratios for each use, and encouragement of alternative modes 
of transportation (such as bicycling or walking) and a well‐conceived plan with access to and integration 
of transit facilities. 
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PARK / OPEN SPACE (P/OS):  
Denotes  areas  that  are  intended  forThe  Park/Open  Space  category  accommodates  the  full  range  of 
public, private and semi‐private passive and/or active park/open space and recreational opportunities. 
There are generally  four  types of Park/Open Space  Land Uses: Developed Open Space, Natural Open 
Space, Water and State Land.  The Land Use Map  illustrates Park / Open Space areas, however due to 
the general nature of the Map, these areas may be subject to interpretation on a case‐by‐case basis at 
the time of first development activity. State Trust Lands or privately held lands identified as Park / Open 
Space may  be  developed  at  a maximum  density  of  one  dwelling  unit  per  acre  per  state  legislative 
requirements.  
 
Developed Open Space  includes public or private recreation areas  including, but not  limited to, parks, 
playfields,  paths,  plazas,  retention  basins  and  golf  courses.  Developed  Open  Space  areas  should  be 
integrated  into  the community and are  intended  to provide connectivity between neighborhoods and 
employment centers. Recreational amenities within this type of Park/Open Space serve both residents 
and visitors and enhance the community’s quality of life and overall public health. Typically, Park / Open 
Space areas  
 
Natural  Open  Space  applies  to  locations  set  aside  to  preserve  natural,  scenic  and/or  significant 
environmental or cultural sites. It is intended that lands within this category remain as permanent open 
space and often are the result of rezoning actions where developers have agreed to conserve part of a 
property  in  return  for placing an agreed‐upon  intensity  in a  less environmentally  sensitive area. Low‐
impact  recreational  activities,  such  as  hiking,  equestrian  riding,  or mountain  bicycling  trails may  be 
suitable for these sensitive areas.   
 
Water  areas  identified on  the  land use map  as Park/Open  Space  include water  that  can be used  for 
outdoor recreation, events, preservations of natural resources, or  for quality of  life and public health. 
This category includes private and public lakes and canals, the Agua Fria River and New River.  
include areas exhibiting hillside conditions (10% slope or greater), overhead utility corridors, public and 
private  parks  and  open  spaces,  and/or  areas with  natural  significance  such  as  primary washes  and 
riparian areas.   
State Trust Lands or(and privately held  lands  identified as Park / Open Space) may be developed at a 
maximum density of one dwelling unit per acre per state legislative requirements. 
 

PUBLIC / QUASI‐PUBLIC (P/QP): 
Denotes areas primarily utilized  for civic use,  intended  for a variety of public and private  facilitiesand 
educational uses. The two types are generally described below. 
 
 including non‐profit,  religious and philanthropic  institutions, police and  fire  stations, public buildings, 
recreational facilities, public and private schools, colleges, hospital medical campus, libraries, post office 
facilities, cultural centers and similar uses. This category also includes traditional utility service uses such 
as wastewater treatment plants, water treatment plants, storage reservoirs and tanks, well sites, electric 
substation  sites  and  electric  generating  /  receiving  stations.Civic  Use  is  land  primarily  related  to 
conducting civic business, providing municipal services, or advancing recreational or cultural activities. 
The  buildings may  be  city  owned,  or  operated  by  quasi‐public  or  non‐profit  entities.  Civic  business 
includes City government facilities, and police and fire stations. Municipal services  include, but are not 
limited  to,  water,  wastewater  and  reclamation  facilities,  well  sites,  substations,  and  other  public 
facilities.  Recreational  uses  include  both  recreational  and  cultural  uses.  Specifically,  land  is  primarily 
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used  for active or passive  recreation or  cultural activities; however,  it does not necessarily qualify as 
open  space  due  to  significant  site  infrastructure.  For  example,  this would  include  the  libraries,  the 
Center  for  the Performing Arts, museums and similar uses. This category  is reflective of  the  land uses 
and  not  determined  on  the  basis  of  land  ownership,  as  there may  be  instances where  government‐
owned properties are utilized for recreation or residences, and  likewise, government services provided 
from leased private property.  
 
Educational Uses  includes  lands utilized for primary, secondary or graduate education,  including public 
and private facilities and their associated uses, such as playgrounds, ball‐fields, gymnasiums, etc.  
 

RESIDENTIAL TARGET DENSITIES 
The City of Peoria has established a residential density range and target densities for each of the  land 
use designations shown below in Table 2‐1. The proposed target density within each range is generally 
considered the maximum allowable density for those projects meeting the minimum City requirements.  
Projects may be permitted to exceed the target, up to the maximum density specified below.  Refer to 
Conformity Determination for additional information. 
 
TABLE 2‐1 ‐‐  Land Use Designations and Target Density  

Land Use Designation  Density Range Target Density 

Estate Density Residential  0.0 ‐ 2.0 du/ac  1 du/ac

Low Density Residential  2.0 ‐ 5.0 du/ac 3 du/ac

Medium Density Residential  5.0 ‐ 8.0 du/ac 6 du/ac

Medium‐High Density Residential  8.0‐15.0 du/ac 12 du/ac

High Density Residential  15+ du/ac 18 du/ac

Transit Oriented Development  18 ‐ 35 du/ac 30 du/ac

Residential Components of Mixed Use Areas

Neighborhood Commercial Mixed Use  N/A 12 du/ac

Community Commercial Mixed Use  N/A 18 du/ac

Regional Commercial Mixed Use  N/A 25 du/ac

Business Park Mixed Use  N/A 25 du/ac

Sports Complex Mixed Use  N/A N/A

 
LAND USE DESIGNATION AND ZONING DISTRICT CORRELATION 
Table  2‐2  illustrates  the  correlation  between  zoning  districts  and  the  General  Plan  Land  Use 
Designations. The City uses this correlation table as a general guide when determining the consistency 
of  rezoning  proposal  with  the  Land  Use  Plan.  Other  factors  such  as  conformity  to  the  community 
character,  land  use  compatibility,  availability  and  capacity  of  public  services  and  facilities,  and 
preservation  of  environmental  features may  also  be  considered  in  determining  if  a  zoning  district  is 
appropriate, which is discussed in more detail later in this Chapter. 

TABLE 2‐2  ‐‐  General Plan Land Use Designations/ Zoning Correlation 

General Plan Land Use Designation  Density (du/ac) ExistingZoning Districts (See Note 1)

Estate Density Residential  0‐2 AG, SR‐43/35, R1‐43, R1‐35, R1‐18

Low Density Residential  2‐5 R1‐12, R1‐10, R1‐8 

Medium Density Residential  5‐8 R1‐6, RM‐1

Medium High Density Residential  8‐15 RM‐1

High Density Residential  15+ RM‐1
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General Plan Land Use Designation  Density (du/ac) ExistingZoning Districts (See Note 1)

Office  N/A O‐1, C‐1

Neighborhood Commercial  N/A PC‐1, C‐1, C‐2 

Community Commercial  N/A PC‐2, C‐2, C‐3, C‐4 

Regional Commercial  15+ C‐4, C‐5

Business Park  N/A BPI

Business Park / Industrial  N/A BPI, PI‐1, I‐1 

Industrial  N/A PI‐1, I‐1, I‐2 

Park / Open Space (See Note 2)  0‐1 SR‐43/35, R1‐43, R1‐35 

TOD / Transit CorridorTransit Oriented Development 18‐35 Planned Area Development

Mixed Use (See Note 3)  Variable CCM, CRM, 
 Planned Area Development

Neighborhood Commercial Mixed Use(See Note 3) 12 Planned Area Development

Community Commercial Mixed Use(See Note 3) 18 Planned Area Development

Regional Commercial Mixed Use(See Note 3) 25 Planned Area Development

Business Park Mixed Use(See Note 3)  25 Planned Area Development

Sports Complex Mixed Use(See Note 4)  N/A Planned Area Development

Public / Quasi‐Public(See Note 3)  N/A All Zones
 

Notes: 

1  A PAD (10‐600 acres) or PCD (600+ acres) may be used to implement any of the land use designations 
identified above.  

2  Parks and other open space may be located in any zoning district. 
3  Refer to the relevant sections in the Loop 303 Specific Area Plan, Old Town Revitalization Plan or General Plan 

Mixed‐Use Guidelines (Land Use Element) for the density prescriptions. 
4  Refer to the relevant section in the Peoria Sports Complex Urban Design Study for the housing and density 

concepts. 

 

CONFORMITY DETERMINATION 
The land use designations  identified and described previously are meant to clarify the City’s intent and 
location  where  those  types  of  uses may  be  located,  while  Tables  2‐1  and  2‐2  establish  the  target 
densities  and  corresponding  zoning  districts  to  further  define  where  those  types  of  uses  are 
recommended. The City  strongly  supports  the  target density  for each  residential designation and  the 
corresponding zoning districts, and utilizes them as the benchmark  in determining the appropriateness 
of a development proposal. Development proposals that exceed the target density, or propose another 
zoning designation, may be considered appropriate if they further Peoria’s desired character and vision, 
and are comensurate to the overall public benefit.  
 
In  such  cases  where  another  zoning  designation  is  proposed  or  target  density  exceeded,  the 
development  proposal  should  exhibit  a  superior  quality  and  design  and/or which  provide  amenities, 
dedications or  improvements above and beyond the minimum City standards. These may  include, but 
are not limited to: 

 Community character and sense of place: 

‐ Enhanced entry/gateway monumentation and overall community theming; or 

‐ Capitalization on a location’s assets to creation destinations within a project;  

 Promotion  of  development  diversity  by  providing  substantial  variation  in  product  elevations, 

types or lot sizes; 
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 Open Space: 

‐ A sizeable percentage of area set aside as open space, above the minimum required; or 

‐ Minimum required open space with enhanced amenities must be provided on site; or  

‐ Meaningfully enhanced landscaping treatments for common areas. 

 Preservation and retention of environmentally sensitive areas, such as: 

‐ Utilization of clustering, flag lots and other design methods to create compact development 

to reduce overall impact of development to sensitive areas; 

‐ Dedication and preservation of unique environmental features, including but not limited to 

hillside peaks, wildlife habitat, and signficant wash corridors; 

‐ Significant preservation and  integration of  salvaged native desert vegetation  into  the  site 

design; 

‐ Restoration of “wildcat” trails and scarred areas back to natural conditions. 

 Reduced demand on new or existing infrastructure facilities: 

‐ Incorporation of significant and measurable water conservation measures, and/or additional 

renewable  water  resources  in  a  quantity  sufficient  to  offset  demand  above  the  target 

density; 

‐ Infilling of vacant areas and/or redevelopment of underdeveloped property; 

 Community and Public Facilities (Schools, Public Facilities, Trails and Active Parks):  

‐ Dedication  of  land  and/or  improvements  for  municipal  facilities  such  as  fire  or  police 

stations, libraries and City parks; 

‐ Dedication of land for educational facilities; or  

‐ Dedicated and improvement of additional trail segments above City requirements;  

‐ Installation of a community‐wide recreational  feature or series of upgraded neighborhood 

amenities.   

 A high level of interconnectivity throughout community: 

‐  Increased pedestrian  and multi‐modal  connectivity by designing  trails  that  connect open 

spaces.  Trails  are  separated  from  roadways  and  enable  bicyclists,  horse  riders  and 

pedestrians to travel throughout the development; 

‐ Construction of identified pedestrian/bicycle paths and trails where there is a deficiency. 

Density increases exceeding the target density may also be granted for development projects located in 
designated infill areas according to the formula below: 

Projects less than 10 acres in total size: 

 An increase of up to one (1) dwelling unit per acre above the target for the category. 

Projects more than or equal to ten (10) acres in size: 

 An increase up to two (2) dwelling units per acre above the target for the category. 

 

City staff will review and provide a recommendation to the Planning and Zoning Commission and City 

Council.  The  City  Council  will make  the  final  determination  of  appropriate  zoning  designation  and 

residential density based on the merits of the proposed development. 
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CALCULATION OF DWELLING UNITS AND POPULATION DENSITIES 
Residential  land use  categories and  target densities are  critical  factors  in assessing  future population 
capacity.    The  density  ranges  and  target  densities  provide  the  City with  the  tools  to  ensure  future 
residential  communities  are  appropriate  to  the  natural  and  manmade  landscape  and  available 
infrastructure.  The City’s density formula gives credit to and accounts for fully dedicated school sites. 

 

The following formula is used to determine a project’s density: 

D = du/A‐(c+i+n) 
 D = Residential Density 
 du = Total Number of Dwelling Units in a Project 
 A = Total Site Area (gross acres, including dedicated school 

sites*) 

 c = Total Commercial Land Area 
  i = Total Industrial Land Area 
 n = Non‐Dedicated School Sites 
* = dedicated school sites included in A 

 
Table 2‐3, Population Density, provides a general overview of the population densities that relate to the 
identified  target  densities.    Target  densities  are  used  for  analysis  because  they  represent  the 
development  intensity  most  desired  under  the  land  use  designation  and  serve  as  an  approximate 
average  for  analysis  purposes.    In  order  to  encourage  sustainable  development  that would  preserve 
ecologically  sensitive  areas,  historical  sites,  open  space  and  other  unique  characteristics  of  the  land 
being subdivided, sensitive site design such as cluster development  that might reduce  the average  lot 
sizes and increase community open space without changing the target density would be encouraged.  

For  example,  a  50‐acre  piece  of  land  might  be  subdivided  into  50  one‐acre  parcels,  each  with  a 
residential dwelling. Under a cluster design, the plan would still call for 50 dwellings, but this time each 
would be  located on half‐acre parcels, "clustered" together  in groups. This would only use 25 acres of 
land  for  residences  and would  leave  25  acres  of  open  space.  Table  2‐3  serves  as  an  analytical  tool 
showing population density under traditional layout. 

TABLE 2‐3  ‐‐  Population Density 

Designation  Target Density 
Anticipated Units 
Per Square Mile

People Per 
Square Mile** 

  Estate 0‐2Density Residential  1 du/ac 512 1,331 

  Low Density Residential2‐5  3 du/ac 1536 3,994 

  Medium Density Residential5‐8  6 du/ac 3072 7,987 

  Medium‐High Density Residential8‐15  12 du/ac 6144 11,674 

  High Density Residential15+  18 du/ac 9216 17,510 

** The population density (household size) for Estate Density Residential (0‐2 du/ac) through Medium Density 
Residential (5‐8du/ac) is 2.66 persons per unit. The population density (household size) for Medium‐High 
Density Residential (8‐15 du/ac) and High Density Residential (15+ du/ac) is 1.9 persons per unit.   

 

Because of  the  large  amount of mountainous  areas  and pristine  Sonoran desert within  the City,  the 
predominant residential category by geographic area in the Land Use Plan is Low 2‐5.  The Low Density 
Residential 2‐5  category also produces  the greatest number of dwelling units with over 85,000 units.  
Also shown in Table 2‐4, Net Acreage, Dwelling Units and Population of Residential Lands, is the number 
of  dwelling  units  and  population  generated  by  each  category.    The mixed‐use  category  requires  the 
integration of a residential component into the development plan.  For analysis purposes it is projected 
that residential densities would likely occur in the high density range as part of an integrated proposal. 
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TABLE 2‐4  ‐‐  Net Acreage, Dwelling Units and Population of Residential Lands 

Land Use Category  Net Acreage Dwelling Units Population

  Estate 0‐2Density Residential  23,068  23,068  47,982 

  Low Density Residential2‐5  28,380  85,140  177,092 

  Medium Density Residential5‐8  7,169  43,014  89,475 

  Medium‐High Density Residential8‐15  1,311  15,732  23,918 

  High Density Residential15+  1,252  22,536  34,247 

  Mixed‐Use*  2,328  11,164  53,177 

 TOTAL  63,509 200,654 425,891

* Acreage based on assumed 50% commercial and 50% residential land use distribution within each category. 
 

Residential population generates vehicular trips which directly impact the road network and the ability 
of the City to balance mobility and access with the movement of people, goods, and services.   Single‐
family  detached  homes  generate  a  higher  amount  of  trips  than  condominium,  townhouses  or 
apartments.    As  shown  in  Table  2‐4,  Residential  Trip  Generation  Characteristics,  single‐family  use 
typically produces 9.6 trips per day as compared to 5.9 trips per day for condominium/townhouse and 
6.6 trips per day  for apartments. 

TABLE 2‐5  ‐‐  Residential Trip Generation Characteristics 

Land Use  Daily Traffic Generation Rates (Average Vehicle Trip‐Ends per Dwelling Unit)

 Single‐Family Detached (210)  9.57 

 Condominium/Townhomes (230)  5.86 

 Apartments (220)  6.72 

 Source: 6th Edition, Trip Generation, Institute of Transportation Engineers, 1997. 

 

2.D PUBLICLY HELD LANDS AND STATE TRUST LANDS: 
Throughout  the City,  there are  large areas of publicly held properties  (Figure 2.2)  that have  specified 
land use designations upon them which are clearly defined by the General Plan.   These properties are 
generally  owned  and managed  by  the  Arizona  State  Land  Department  (ASLD),  the  Bureau  of  Land 
Management (BLM) or the Bureau of Reclamation (BOR).  It is important to note that although it is the 
City’s goal  to protect  these  lands  for desired development or preservation  in  their natural  state,  the 
potential  does  exist  for  such  uses  as mineral  extraction  and  sand  and  gravel  operations.    For  State 
Constitutional  reasons,  the  City  has  very  limited  authority  over  such  uses;  however,  the  City  has 
maintained  and  will  continue  to maintain  solid  relationships  with  these  public  entities  to  promote 
reasonable operational procedures  and  site  restoration  through  intergovernmental  agreements  (IGA) 
and  /  or  memorandums  of  understanding  (MOU).    A  brief  synopsis,  including  Mission  and  Vision 
Statements for the ASLD, BLM and BOR is provided below.    
 
ARIZONA STATE LAND DEPARTMENT (ASLD) 
 
Mission Statement: 
To manage State Trust lands and resources to enhance value and optimize economic return for the Trust 
beneficiaries,  consistent  with  sound  stewardship,  conservation,  and  business management  principles 
supporting socioeconomic goals for citizens here today and generations to come. To manage and provide 
support  for  resource  conservation  programs  for  the well‐being  of  the  public  and  the  State's  natural 
environment.  
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The revenue received through State Land transactions is directed to 13 public Trustees, including public 
schools, correctional facilities and other publicly funded services.   The Common Schools (K‐12) are the 
largest beneficiary owning approximately 87% of the land and receiving close to 90% of the revenue. 
 
BUREAU OF LAND MANAGEMENT (BLM) 
 
Mission Statement: 
The BLM  is responsible for managing the nation's public  lands and resources  in a combination of ways 
which  best  serve  the  needs  of  the  American  people.  The  BLM  balances  recreational,  commercial, 
scientific  and  cultural  interests  and strives  for  long‐term  protection  of  renewable  and  nonrenewable 
resources,  including  range,  timber, minerals,  recreation, watershed,  fish  and wildlife, wilderness  and 
natural, scenic, scientific and cultural values. It is the mission of the BLM to sustain the health, diversity 
and productivity of the public lands for the use and enjoyment of present and future generations. 
 
Vision Statement: 
The BLM provides for a wide variety of users without compromising the long‐term health and diversity 
of the land and without sacrificing natural, cultural and historical resource values. We are committed to 
using  the  best  scientific  information  to make  decisions,  in  collaboration with  other  agencies,  states, 
tribal governments and the public. We work to understand the needs of rural and urban publics, and we 
are  committed  to  recovering  a  fair  return  for  the use of publicly owned  resources  for  the American 
taxpayers. 
 
BLM in Arizona: 
BLM  Arizona  administers  12.2 million  surface  acres  of  public  lands,  along with  another  17.5 million 
subsurface  acres  within  the  state.  Field  Offices  throughout  the  state  provide  on‐the‐ground  field 
management: Arizona Strip, Hassayampa, Kingman, Lake Havasu, Lower Sonoran, Safford, Tucson and 
Yuma. Arizona BLM management, coordination and direction come from the Arizona State Office, which 
is guided by State Director Jim Kenna. 
 
BUREAU OF RECLAMATION (BOR) 
Mission Statement: 
The  mission  of  the  Bureau  of  Reclamation  is  to  manage,  develop,  and  protect  water  and  related 
resources in an environmentally and economically sound manner in the interest of the American public.  
 
Vision Statement:  
Through leadership, use of technical expertise, efficient operations, responsive customer service and the 
creativity of people, Reclamation will  seek  to protect  local economies and preserve natural  resources 
and ecosystems through the effective use of water. 
 
The Commissioner's plan for how Reclamation will attain its vision:  
 

 Directing  our  leadership  and  technical  expertise  in water  resources  development  and  in  the 

efficient use of water through initiatives including conservation, reuse, and research. 

 Protecting the public and the environment through the adequate maintenance and appropriate 

operation of Reclamation's facilities. 

 Managing  Reclamation's  facilities  to  fulfill water  user  contracts  and  protect  and/or  enhance 

conditions for fish, wildlife, land, and cultural resources. 
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 Working with Reclamation's customers and stakeholders to achieve mutual objectives. 

 Assisting the Secretary in fulfilling Indian Trust responsibilities. 

 Implementing  innovative, sound business practices with  timely and cost‐effective, measurable 

results. 

 Promoting  a  culturally  diverse  workforce  which  encourages  excellence,  creativity,  and 

achievement.  

Understanding  and  striving  to  attain our  vision  are  critical  to  effectively  implement  the Government 
Performance and Results Act. GPRA was enacted in 1993 to improve public confidence in Federal agency 
performance  by  holding  agencies  accountable  for  achieving  program  results;  and  to  improve 
congressional decision making by clarifying and stating program performance goals, measures, and costs 
"up front." Basic GPRA requirements include: 
 

 6‐year Strategic Plan  

 Annual Performance Plans  

 Annual Performance Reports  

2.E SPECIFIC STUDY AREAS, LAND USE OVERLAYS, AND APPROVED MASTER PLANS  
As  the City plans  for  the  future and continually  faces new development challenges,  specific areas are 
identified  that  relate  to  a desired development opportunity  requiring  further  research.   The Aviation 
Study Area  identified  in  the northeast  region of  the  Land Use Plan delineates an area  that may be a 
potential site for the development of a general aviation airport.   Until further studies and funding can 
substantiate this possibility, the study area serves as a notation to potential developers and residents.   

The  City  has  developed  several  approved  specific  areas  planning  overlays  that  identify  goals  and 
implementation measures addressing key issues in defined areas.  Five such overlays are delineated on 
the Land Use Plan.  They are as follows: 

 Loop 303 Specific Area Plan 

 North Peoria Redevelopment Area 

 Downtown Peoria Redevelopment Area 

 Old Town Specific Area Plan 

 Triana Park Specific Area Plan 

The Land Use Plan also identifies six approved development plans and their approved uses.  They are as 
follows: 

 Camino A Lago Specific Area Plan 

 Vistancia North Planned Community 

 Lake Pleasant Heights Planned Community  

 Saddleback Heights Planned Community 

 West Wing Mountain Planned Community  

 Vistancia South Planned Community 

As  future development occurs and as  the City develops specific area plan overlays,  the Land Use Plan 
will be updated to reflect these changes.  Future studies may address areas for resorts, master planned 



2.  LAND USE ELEMENT 

    PEORIA GENERAL PLAN 
    PEORIA, ARIZONA 
  2‐24 

communities,  college  or  community  college  sites,  health  care  campuses,  transportation  corridors,  or 
transit‐oriented development areas. 

LAKE PLEASANT PARKWAY CORRIDOR 
Lake Pleasant Parkway is a special roadway that serves Sonoran Desert areas of northeastern Peoria.  It 
is planned as the only north/south arterial street that connects Deer Valley Road and SR‐74. In 2000 the 
City adopted the Lake Pleasant Parkway Corridor Specific Area Plan (LPPCSAP) to establish written policy 
regarding the corridor.  The purposes of the plan were to: 

 Identify the significant resources in the area of the corridor, 

 Identify current and future trends affecting the corridor, and 

 Provide planning policies and guidelines to best maximize the Parkway Corridor’s environmental 

and economic potential. 

Protection  policies  for  the  north  Peoria  desert  areas  were  originally  outlined  in  the  Desert  Lands 
Conservation Master  Plan.    Policies  that  should  be  utilized  to  guide  the  formation  of  development 
regulations are listed below. 

 Provide development  standards  to protect  the  scenic  views  from  the  roadway  and provide  a 

uniform appearance for developments fronting on the corridor, 

 Provide  planning  for  the  corridor  that  would  limit  the  development  of  retail  projects  to 

identified nodes and in so doing control strip commercial development and open view corridors, 

 Protect  the  traffic  capacity  of  the  parkway  by  limiting  development  that would  need  direct 

access to an arterial street, 

 Protect  residential  neighborhoods  from  commercial  traffic  and  encourage  cluster  or  nodal 

neighborhood development, 

 Plan for regional trails, pedestrian and bicycle linkages, 

 Protect against noise pollution through sound studies and wall design / placement, 

 Protect native plants and conservation features within the corridor, and  

 Control outdoor lighting. 

These policies and controls have been gradually included in this and other planning documents. Updates 
to this element, adoption of the Loop 303 Specific Area Plan and regular updates to the Peoria Zoning 
Ordinance provide much of  the protection  that  the purposes and goals were designed  to accomplish.  
The City has created expanded residential and commercial General Plan categories that are effective in 
conveying City policy in the location of nodal and cluster type uses. The City of Peoria has also adopted a 
Desert Lands Conservation Ordinance, a Parks, Recreation and Open Spaces Master Plan and updated 
the Landscape Ordinance to codify protection policy included in the plan. 

In 2005 the City adopted the Loop 303 Corridor Specific Area Plan that makes available planning policy 
for  the  Lake  Pleasant  Parkway  from  Dixileta  Drive  to  Old  Carefree  Highway,  and  for  Old  Carefree 
Highway and SR‐74 from Lake Pleasant Parkway to the Agua Fria River bridge.  This plan superseded the 
land  use  and  transportation  planning  of  the  LPPCSAP  for  these  parts  of  Lake  Pleasant  Parkway,  the 
Carefree Highway and SR‐74. 

LAND USE PLANNING FOR THE LAKE PLEASANT PARKWAY CORRIDOR 
Land Use planning for the parkway corridor is designed to be unique.  Overall planning is included in this 
element and the Loop 303 Specific Area Plan.  Policies for the corridor encourage nodal and cluster type 
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development  to  allow  for  open  spaces  between  developments  to  open  view  corridors where  these 
spaces occur.   Small office areas providing essential services to neighborhoods should be  located away 
from major nodal development or as a  transition  to  less  intensive uses and near access points  to  the 
Lake Pleasant Parkway.   Office areas along  the corridor are may be supported  in  the  locations shown 
below. 

Intersection  Compatibility Criteria Uses Allowed 
Yearling Road  1.  Scale and Architecture 

2.  Height 
Office Only 

Pinnacle Peak Road 

 

Commercial nodes are planned to be located at various intersections along Lake Pleasant Parkway, Old 
Carefree Highway and SR‐74 with a regional employment center  located north of Dynamite Boulevard.  
Planning for these “nodes” is as shown in the table below. 

 

Buffer policies first established in the LPPCSAP are effective in changing perceptions of the roadway to 
evoke  a  more  scenic  desert  driving  experience.    Buffers  are  supplemental  distances  between  the 
roadway and development that enhance view corridors for observation of additional amenities on the 
horizon and afford  richer desert experiences with Sonoran Desert plants along  the  roadway.   Buffers 
should continue to be used as shown in the table below. 

Urban Section 
(Rose Garden Ln to Happy Valley Rd) 

Suburban Section
(Happy Valley Rd to Dynamite Blvd)

Rural Section  
(North of Dynamite Blvd)

Buffer ‐ 15 feet  Buffer ‐ 30 feet Buffer ‐ 50 feet

CIRCULATION 
Circulation policies for Lake Pleasant Parkway are now shown  in the Loop 303 SAP and the Circulation 
Element of the Peoria General Plan.  These policies are designed to preserve a desert driving experience 
along  the  parkway  and  internalize  circulation  occurring  in  residential  neighborhoods.    Access  to  the 
parkway is limited to mile and half‐mile street intersections. 

RESIDENTIAL NEIGHBORHOODS 
Residential  development  is  encouraged  adjacent  to  the  parkway.    Development  guidelines  for 
neighborhoods  and  individual  housing  projects  are  found  in  the  City’s  Zoning Ordinance  and Design 
Review Guidelines.   Circulation policies should guide subdivision design to  limit access to the parkway 
and intrusion of external traffic into the neighborhood. 

Essential to the concept of sustainable neighborhoods is the proximity of shopping and services.  Where 
possible,  neighborhoods  should  be  walkable  with  services,  parks,  schools,  and  shopping  within 
reasonable walking  distances.   Community  and  regional  commercial nodes  are  limited  to designated 
intersections.   

Intersection  LPPCSAP Peoria General Plan LOOP 303 SAP

Deer Valley Road  Community Node Community Commercial  

Happy Valley Road  Community Node Community Commercial  

Dynamite Boulevard  Community Node Community Commercial

SR‐74  Regional Node Community Commercial

El Mirage/Castle Hot Springs Rd  Community Node Community Commercial  

Sarival Avenue  Community Node Community Commercial  

North of Dynamite Boulevard  Employment Center Employment Center
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TRAILS 
Pedestrian, bicycle and multi‐use trail policies for this part of Peoria are now contained  in this General 
Plan and the Parks, Recreation, Open Space and Trails Master Plan published by the Community Services 
Department.  

ENVIRONMENTAL PROTECTION 
Protection of native plants,  conservation  features, noise pollution  and dark  skies  are  currently being 
implemented through various sections of the City’s Zoning Ordinance.   Preservation and use of native 
plants, archaeological sites, washes, rock outcroppings and other unique desert features is the primary 
function of the Desert Lands Conservation Overlay district.  Limitation of artificial lighting in desert areas 
is also addressed in the Peoria Zoning Ordinance. 
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 FIGURE 2‐1 
LAND USE PLAN / MAP 
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FIGURE 2‐2 
PUBLIC LAND OWNERSHIP MAP 
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14.  PLAN ADMINISTRATION 
The  successful  preparation  of  the  Peoria  General  Plan  was  a  prodigious  effort  requiring months  of 
extensive community  involvement, the engagement of all  levels of government, the coordinated efforts 
of numerous City departments, the review and support of adjacent communities, the State Department 
of Commerce and the local business community. However, much work remains to be done.  More specifi‐
cally, an outstanding plan will do  the  community  little good  if  relegated  to  “sitting on  the  shelf.”   To 
obtain the most out of the Peoria General Plan, a major focus needs to be placed on plan administration.  
 
The Plan Administration section is organized in the following manner: 

14.a. General Plan Implementation 
14.b. General Plan Update 
14.c. General Plan Amendments 
14.d. Official Public Notice Notification Requirements 
14.e. Public Participation Process 
14.f. Adoption 
14.g. Classifying General Plan Amendments 
14.h. Implementation Program 

The purpose of this section is to examine each of these components in detail and to provide guidelines 

for ensuring that the Peoria General Plan is implemented, amended when necessary and regularly 

updated.  Although each of these components is unique, they have at least one common denominator.  

To be successful, they must be comprehensive or inclusive in scope.  At the local government level, this 

means that all City departments should understand the plan and use it as a foundation for making 

decisions.  At another level, other units of government should be cognizant of the goals and objectives 

of the Peoria General Plan and coordinate their efforts to complement the Plan.  Finally, the general 

public and the local business community should understand and support the Plan.  When all of these 

entities are working in concert to achieve the common goals and objectives articulated in the Plan, 

significant progress can be made and all aspects of the Plan administration will be successful. 

14.A. GENERAL PLAN IMPLEMENTATION 

Although every community’s implementation program should be unique and based upon specific goals, 
objectives and resources, state  legislation provides a common starting point  for plan  implementation.  
Recognizing  the  importance of plan  implementation,  the Arizona  legislature has mandated municipal 
planning agencies to undertake the following actions to effectuate the plan: 

 Investigate and make  recommendations  to  the  legislative body upon  reasonable and practical 

means for putting into effect the General Plan in order that it will serve as a pattern and guide 

for  the  orderly  growth  and  development  of  the municipality  and  as  a  basis  for  the  efficient 

expenditure  of  its  funds  relating  to  the  subjects  of  the  General  Plan.    The  recommended 

measures may include plans, regulations, financial reports and capital budgets. 

 Render an annual  report  to  the  legislative body on  the  status of  the plan and progress  in  its 

application. 
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 Endeavor to promote public  interest  in and understanding of the General Plan and regulations 

relating to it. 

 Consult  and  advise  with  the  general  public,  public  officials  and  agencies,  public  utility 

companies,  civic, educational, and other organizations  to advance  the vision and goals of  the 

General Plan. 

 Upon  adoption  of  a  General  Plan,  every  governmental,  judicial  and  quasi‐judicial  agency  or 

commission  should provide a  list of proposed plans  for  capital  improvements or  construction 

within  or  partially  within  the  City  of  Peoria.    The  agency  shall  list  and  classify  all  such 

recommendations and  shall prepare a coordinated program of proposed public works  for  the 

ensuing  fiscal  year.  Such  coordinated  program  shall  be  submitted  to  the municipal  planning 

agency for review and report to such agency as to conformity with the adopted General Plan. 

 All  acquisitions  and  dispositions  of  real  property  shall  be  reported  to  the  Community 

Development Department to ensure conformity with the General Plan and supporting Specific 

Area Plans.    The planning  agency  shall  render  its  report  as  to  conformity with  such  adopted 

General Plan within forty days after submittal.  

Therefore,  when  preparing  Peoria’s  implementation  program,  the  foundation  of  the  plan  should 
acknowledge  these mandates and  insert  them  into  the  implementation program as essential  starting 
points. 

In many ways, the most important element of the entire planning process is plan implementation.  If the 
planning process  is  successful, one of  the major benefits of preparing a General Plan  is engaging and 
energizing the entire community.  If community involvement was comprehensive, and political support 
from  the  Mayor,  Council  and  Plan  Commission  is  enthusiastic,  the  foundation  has  been  laid  to 
successfully  implement  the  goals  and  objectives  of  the  Peoria General  Plan.    To  accomplish  this,  an 
implementation plan or action plan is necessary. 

Each Element of the General Plan includes an Implementation Program that includes: 
Implementation Measure  Lists the action necessary to carry out each element of the General Plan. 

Lead Department/Agency  Identifies  the  responsible  City  department  for  accomplishing  that 
particular measure. 

Projected Timeframe  Identifies and prioritizes the timeframe for the measure to be initiated. 

Potential Funding Sources  Lists  the  potential  funding,  City  staff,  volunteer  or  other  community 
resource necessary to carry out the implementation action. 

14.B. GENERAL PLAN UPDATE  

In accordance with Arizona State Statutes (A.R.S. 9‐461.06), the General Plan is effective for a period of 
ten  years,  at which  time  the  governing  body  shall  either  adopt  a  new General  Plan  or  re‐adopt  the 
existing General Plan. In the interim, the Planning and Zoning Commission, the Community Development 
Department,  and  other  City  departments  should  review, monitor,  and  provide  recommendations  for 
amendments  on  an  annual  basis  to  ensure  that  goals, objectives,  and  policies  continue  to meet  the 
changing  needs  of  the  community,  that  data  is  up‐to‐date,  and  that  the  implementation  program  is 
functioning properly.   
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14.C. GENERAL PLAN AMENDMENTS  

RATIONALE FOR AMENDING THE GENERAL PLAN 
The planning process leading up to the adoption of a General Plan is a rigorous process involving many 
formal  and  informal public meetings  and public  hearings over  a  considerable period of  time.    These 
meetings were supplemented with individual interviews, written surveys, and other methods that were 
used  to  determine  the  community’s  goals  and  objectives  regarding  the  development  of  the  City  of 
Peoria.   To make  changes  to  the Plan might  invalidate  the entire process and undermine  community 
confidence.  Additionally, a typical amendment to a General Plan usually entails less public scrutiny and 
is less comprehensive in scope. 

Nonetheless, the City must continually reexamine the Plan to respond to the changing social, economic, 
and  other  demographic  trends  associated  with  dynamic  growth  within  the  City  and  region.  
Development pressures directly  impact  land use, traffic patterns, socio‐economic conditions, provision 
of City services, and a host of other factors which must be addressed so that the General Plan remains 
effective  and  relevant.    Significant  changes  in  any  of  these  factors  can  trigger  a need  to  amend  the 
Peoria General Plan.    Because the General Plan is, by its very nature, general, an in‐depth examination 
of a specific property or area within the community may reveal characteristics that are inconsistent with 
the policies and details of the Plan.  This in no way, however, negates the intent or guidance set forth in 
the Plan to provide for orderly growth and development within the City or adequate service provision 
for residents.  

The most prudent policy when considering Plan amendments is to carefully evaluate the benefits to the 
community and consistency with the Plan’s guidance and overall  intent, and by maintaining a balance 
between  inflexible  adherence  to  the  Plan  (resulting  in  few  or  no  amendments)  and  an  over‐elastic 
flexibility (resulting in indiscriminate changes).   

STATUTORY REQUIREMENTS FOR AMENDING THE GENERAL PLAN 
The manner of amending the General Plan is set forth in Arizona Revised Statutes, specifically, A.R.S. 9‐
461.06.  The City, public or private agencies, and private individuals may initiate a proposal for a General 
Plan Amendment.  Major Amendments are subject to an annual process whereby all Major Amendment 
proposals are  considered during  the  same  time  frame as  scheduled by  the  local government.   Major 
Amendment proposals must be considered  for approval during  the  same calendar year  in which  they 
were  initiated,  and  are  subject  to  enhanced  requirements  for  the  notification,  participation,  and 
adoption processes.   

If the City determines that severe hardship could be created for the City, the City Council may direct the 
initiation of the Plan Amendment process.  However, amendments to the Peoria General Plan cannot be 
enacted as emergency measures and are subject to public referendum. 

Local governments must adopt written procedures  to provide structured, predictable, and continuous 
public participation in the development and consideration of amendments to the General Plans from all 
geographic, ethnic, and economic areas of the City of Peoria.  These procedures should provide for the 
following: 

 The broad dissemination of proposals and alternatives. 

 The opportunity for written comments. 

 Public hearings after effective notice. 

 Open discussions, communications programs, and information services. 
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 Consideration of public comments. 

 Consulting  with  and  advising  public  officials  and  agencies,  the  County,  school  districts, 

associations of governments, public land management agencies, other appropriate government 

jurisdictions, public utility  companies,  civic, educational, professional and other organizations, 

property owners and citizens to secure maximum coordination of plans and to indicate properly 

located sites for all public purposes on the General Plan. 

The  City  of  Peoria  meets  and  exceeds  statutory  requirements  in  an  effort  to  provide  a  wide 
dissemination  of  information  related  to  plan  amendments,  encourage  and  support  constructive 
discussion  in  the  community, and ensure  that  changes  to  the Plan are  supported by  the  community.  
Peoria  provides  notice  to  the  public,  public  agencies,  property  owners,  and  other  entities  through 
Official Public Notice and also through a Public Participation Process as outlined below. 

14.D. OFFICIAL PUBLIC NOTICENOTIFICATION REQUIREMENTS   

60‐DAY NOTICE 
To ensure adequate  scrutiny of proposals  for Major Amendments  to  the General Plan, State Statutes 
mandate  that  local governments provide notice of  the proposal a minimum of sixty  (60) days prior  to 
providing notice of public hearing.  
A minimum of sixty (60) days prior to providing notice of the first public hearing, the local government 
must transmit the proposal to the Planning and Zoning Commission and City Council and provide review 
copies to the following entities: 

 The planning agency of the county in which the municipality is located. 

 Each county or municipality that  is contiguous to the corporate  limits of the municipality or  its 

area of extraterritorial jurisdiction. 

 The regional planning agency within which the municipality is located. 

 The department of commerce or any other state agency that is subsequently designated as the 

General Planning agency for this state. 

 The Department of Water Resources 

Any person or entity that requests in writing to receive a copy of the proposal. 

NOTICE OF PUBLIC HEARING 

For both Major and Minor amendments to the General Plan, the City provides notice of public hearings 
before the Planning and Zoning Commission and City Council at least fifteen (15) but not more than 
thirty (30) calendar days prior to the hearing date as follows:  

Publishing at least once in a newspaper of general circulationPRIVATELY‐INITATED AMENDMENTS:  
Owner/applicant(s)  shall  notice  privately‐initiated  amendments  in  the  same  manner  as  a  rezoning 

request, as outlined within Article 14‐39 of the Zoning Ordinance. In addition to the applicant’s notice, 

city staff will mail a notice of application and notice of hearing  to each neighborhood association and 

home owners associations  registered with  the City and affiliated with a neighborhood  located within 

one (1) mile of the subject property, along with publish a newspaper ad, in accordance with Article 14‐

39 of the Zoning Ordinance. 

FOR  LAND  USE  AMENDMENTS,  POSTING  WITHIN  PUBLIC  VIEW  WITHIN  THE  AREA  PROPOSED  FOR 

AMENDMENT 
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TABLE 14.1  ‐‐  PLAN AMENDMENT NOTIFICATION AREA 

SIZE OF SUBJECT PROPERTY  Notification Distance/Area 

< 40 acres  600 ft 

≥ 40 acres   1320 ft 

CITY‐INITIATED AMENDMENTS: 
City‐initiated amendments are initiated by staff and often impact a substantial portion of the City, more 

so  than  typically  associated with  privately‐initiated  applications.  In  some  instances,  the  amendment 

encompasses  the entire City. Consequently,  the notification procedures  listed below allow  the City  to 

incorporate an array of communication methods intended to reach a larger audience. 

 Property  owners within  the   NotificationAt  a minimum,  city  staff  shall  notice  each  real  property 

owner within the  impacted area at  least once by one of the methods: postcard, water bill  inserts, 

direct mailing or drop flyer. 

 Staff  Area of City‐Initiated Land Use Amendments shall also be notified, however the City may elect 

to use alternative notification methods not otherwise available to non‐City applicants (e.g. water bill 

inserts, City ofmay supplement notification by utilizing methods such as, but not  limited  to, social 

media, websites,  posting  of  notices  at  recreational  or  community  centers,  and    Peoria website, 

Peoria Channel 11, etc.). 

14.E. PUBLIC PARTICIPATION PROCESS 

60‐DAY REVIEW 
To ensure adequate  scrutiny of proposals  for Major Amendments  to  the General Plan, State Statutes 
mandate  that  local governments provide notice of  the proposal a minimum of sixty  (60) days prior  to 
providing  notice  of  public  hearing.  Staff  will  transmit  the  proposal  to  the  Planning  and  Zoning 
Commission and City Council and provide review copies to the following entities: 

 The planning agency of the county in which the municipality is located. 

 Each county or municipality that  is contiguous to the corporate  limits of the municipality or  its 

area of extraterritorial jurisdiction. 

 The regional planning agency within which the municipality is located. 

 The department of commerce or any other state agency that is subsequently designated as the 

General Planning agency for this state. 

 The Arizona Department of Water Resources 

 Any person or entity that requests in writing to receive a copy of the proposal. 

All recipients will have the opportunity to submit written comments that will then be transmitted to the 

Planning  and  Zoning Commission  and  the City Council  in  advance of  any briefing, public meeting, or 

hearing. 

NEIGHBORHOOD MEETING 
For all Major and Minor Amendments to the General Plan, applicants shall provide a Citizen Participation 
Process  report.    The  purpose  of  the  Public  Participation  Process  is  to  ensure  that  the  community  is 
informed of  proposed  changes  to  the General  Plan  and provide  a  forum  for public  involvement  and 
resolution of concerns prior to the public hearing process.    In accordance with State Statutes, the City 
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must adopt written procedures  to provide effective, early, and  continuous public participation  in  the 
development  and  amendments  of  general  plans.    The  Statutes  call  for  the  broad  dissemination  of 
information and an opportunity  for public discussion and comment.   Peoria’s Public Participation Plan 
exceeds statutory requirements. 

Within thirty forty five (3045) days of filing a Minor General Plan Amendment with the Peoria Planning 
Division  or  prior  to  the  conclusion  of  the  60‐Day  Notice  for Major  General  Plan  Amendments,  the 
applicant  shall  hold  a  meeting  with  affected  residents  as  defined  in  Table  14.1  for  Notification.  
Notification  of  such meeting(s)  shall  be  provided  in  the manner  described  in  the  “Notice  of  Public 
Hearing” section of 14.D Official Public Notice of this chapterArticle 14‐39‐6F of the Zoning Ordinance.  
Following the meeting, the applicant shall provide a written report to the Planning Division setting forth 
points discussed,  an  attendance  list with  attendee  addresses  and  any modifications  to  the proposed 
plan.    In the event that substantial revisions are made to the proposed plan, planning staff may, at  its 
discretion, require that the applicant hold additional meetings with the affected residents and provide 
the respective reports.  

In  the  event  that  a  rezoning  application  is  filed  concurrently  with  the  General  Plan  Amendment 
application, a single Participation Plan meeting all required criteria shall suffice. 

14.F. ADOPTION 

Major  Amendments  are  subject  to  more  stringent  requirements  for  adoption  than  are  Minor 
Amendments.   Major Amendments  to  the General Plan  require a minimum of  two public hearings, at 
distinct locations, before the Planning and Zoning Commission, and a third public hearing before the City 
Council.  Minor Amendments require a minimum of one public hearing before the Planning and Zoning 
Commission. Approval of a Major Amendment requires the affirmative vote of at least two‐thirds of the 
members of the Peoria City Council. 

For  both Major  and Minor  Amendments  to  the  General  Plan,  the  City  shall  find  that  the  proposal 
substantially demonstrates or exhibits conformance with  the  following evaluative criteria. Approval of 
General  Plan  Amendments  is  based  on  the  five  criteria  shown  below, with  the  fifth  criterion  being 
applicable only to Major Amendments, which shall be considered  in concert to determine the merit of 
the project in meeting the intent of the General Plan. 

i) The  development  pattern  contained  in  the  Land Use  Plan  inadequately  provides  appropriate 

optional sites for the use or change proposed in the amendment. 

ii) The amendment constitutes an overall  improvement  to  the General Plan and  is not solely  for 

the good or benefit of a particular landowner or owners at a particular point in time. 

iii) The  amendment  will  not  adversely  impact  the  community  as  a  whole  or  a  portion  of  the 

community by: 

 Significantly altering acceptable existing land use patterns, 

 Requiring  larger  and  more  expensive  improvements  to  roads,  sewer  or  water  delivery 

systems  than  are  needed  to  support  the  prevailing  land  uses  and which,  therefore, may 

impact developments in other areas, 

 Adversely impacting existing uses because of increased traffic on existing systems, or 

 Affecting the livability of the area or the health and safety of the residents. 

iv) That the amendment is consistent with the overall intent of the General Plan and other adopted 

plans, codes and ordinances. 
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For Major Amendments  to  the General Plan,  the City  shall consider  the  following evaluative criterion 
together with the above criteria:  

v) Provides a positive benefit to the community without unduly impacting the City’s water supplies 

as demonstrated  through  the application of  the economic value per gallon of water measure 

contained within the City’s adopted Principles of Sound Water Management. 

14.G. CLASSIFYING GENERAL PLAN AMENDMENTS 

A major amendment is triggered when a development proposal submitted for consideration by the City 
results  in  a  change  to  the  land use plan  that would  substantially  alter  the City’s planned mixture or 
balance of  land uses.   Proposals  that do not meet  the substantiality  test are either  (a) Minor General 
Plan Amendments;  or  (b)  do  not  require  any General  Plan Amendment.    The  City  has  identified  the 
following variables to determine whether a development proposal necessitates an amendment and to 
delineate the type, if applicable.  

MAJOR GENERAL PLAN AMENDMENTS 
 

TABLE 14.2 ‐‐  Major General Plan Amendments 

Number  Major Amendment Criteria 

1.  A change in residential land use designation exceeding 80 acres AND:

 Two‐step change in residential land use category OR 

 Change to a non‐residential or mixed‐use land use designation except Park/Open Space and 
Public/Quasi Public. 

 Park/Open  Space  land  use  designation  changes  to  land  use  designations  other  than 
Residential 0‐2 dwelling units per acre or Public/Quasi‐Public land use designations. 

 Changes to Specific Area Plans or other Area Plans that increase the total number of dwelling 
units or non‐residential intensity (GFA or FAR) by more than 10%. 

2.  A change in non‐residential or mixed‐use land use designation exceeding 80 acres.  

3.  Any material alteration, deletion or change to the functional classification of any roadway  identified 
on the Circulation Plan, except that amendments to the Circulation Plan resulting from an amended 
Specific Area Plan shall be deemed a minor amendment to the General Plan. 

4.  Any proposal that in aggregate includes changes in land use designations exceeding 320 acres. 

5.  Planning Area Boundary changes.

6.  Text changes to the General Plan that conflict with or alter the intent of any goal, objective or policy 
as determined by the Community Development Director or designee. 

MINOR GENERAL PLAN AMENDMENTS 
i) All other changes not expressly classified as a Major General Plan Amendment and/or exempt 

(“No General Plan Amendment required”). 

NO GENERAL PLAN AMENDMENT REQUIRED 
i) No  amendment  is  required  if  the  zoning  change  results  in  a  correlative  district  within  the 

underlying land use category as described in more detail within Section 2 Land Use Element, and 

results  in  a project density  that  is within  the  range    illustrated  in  Table 14.3  (General Plan  / 

Zoning Correlation); and  
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For example, if a proposal seeks to rezone a site from R1‐35 to R1‐18, no amendment would be required.  
Both zoning districts result in a density and character that advances the Residential Estate designation as 
described in the Land Use Element.  Secondarily, it should be noted that the Plan encourages a diversity 
of housing types to meet the needs of all income and age segments.  

ii) Projects  requesting  a  change  of  land  use  density  from  Residential  Medium  (5‐8  du/ac)  to 

Residential Low (2‐5 du/ac) or Residential Low (2‐5 du/ac) to Residential Estate (0‐2 du/ac) may 

be  processed without  the  requirement  for  a General  Plan  amendment  and  shall  be  deemed 

compliant with the Land Use Element of the General Plan; and 

iii) Any minor  shift  in  alignment  to  any  roadway without  change  in  functional  classification,  as 

determined by the Engineering Director. 

TABLE 14.3  ‐‐  General Plan Land Use Designations / Zoning Density Correlation 

General Plan Land Use Designation  Density (du/ac)

Residential Estate Density Residential  0.0 ‐ 2.0 du/ac0‐2

Residential Low Density Residential  2.0 ‐ 5.0 du/ac2‐5

Residential Medium Density Residential  5.0 ‐ 8.0 du/ac5‐8

Residential  Medium‐  High  Density 
Residential 

8.0‐15.0 du/ac8‐15

Residential High Density Residential  15+ du/ac15+

Office Commercial  n/a

Neighborhood Commercial  n/a

Community Commercial  n/a

Regional Commercial  15+

Business Park  n/a

Business Park / Industrial  n/a

Industrial  n/a

Park / Open Space2  0‐1

Public / Quasi‐Public  n/a

Mixed‐Use Designations  See Below3

 

Notes: 

1  A PAD (10‐600 acres) or PCD (600+ acres) may be used to implement any of the land use designations identified above.  
2  Parks and other open space may be located in any zoning district. 
3  Refer to the relevant sections in the Loop 303 Specific Area Plan, Central Peoria Revitalization Plan or General Plan Mixed‐

Use Guidelines (Land Use Element) for the density prescriptions. 

 

14.H. IMPLEMENTATION PROGRAM 

The Implementation Program for the City of Peoria General Plan establishes specific measures that will 
lead to plan achievement. The  intent of the Implementation Program  is to organize the  listing of near‐
term implementation activities derived from the Goals, Objectives and Policies within each Element and 
prioritize  them  for  timely  completion.   The  following  table  contains a  series of  implementation  tasks 
have  been  organized  in  ‘On‐going’,  ‘Short’,  ‘Mid’  and  ‘Long’  term  priorities.    Short‐term  tasks  are 
intended to be implemented within 1‐3 years; Mid‐term tasks in 3‐6 years; and Long‐term tasks in 6‐10 
years.  On‐going tasks generally refer to items requiring routine maintenance such as the upkeep of lists 
or existing programs.  Also included in the table is information pertaining to the respective departments 
responsible for each task. 
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TABLE 14.4  ‐‐  Implementation Tasks 

Task 

Number 
Task Description  Key Department(s)  Priority 

1a 

Evaluate the General Plan annually to ensure its 

effectiveness and provide regular updates to the Plan 

that further the City's Economic Development 

strategies.  

PCD / EDS  On‐going 

1b 
Evaluate the General Plan annually to ensure 

conformance with changes to State Law 
PCD  On‐going 

2  Enhance and maintain a sustainability website. PCD / EDS  On‐going

3 

 Identify existing and future high volume intersections 

for additional pedestrian refuge areas and safety 

amenities.  

ENG  On‐going 

4 
Identify funding for transportation improvements in 

identified Growth Areas. 
ENG / PW‐UT  On‐going 

5 
Implement the recommendations from the Old Town 

Revitalization and Peoria Sports Complex District Plans  
PCD / EDS  On‐going 

6 
Identify and coordinate transportation and 

infrastructure projects within the 10‐year CIP. 
PCD / EDS / PW‐UT/ CS  On‐going 

7 

Develop a strategic plan and funding strategy to identify 

and Improve ROW landscaping, lighting, and amenities 

within mature neighborhoods. 

CS / ENG / PW‐UT  On‐going 

8 

Continue to update the requirements within the Zoning 

Ordinance for compliance with special needs housing 

(i.e. recent legislation, dispersal requirements). 

PCD  On‐going 

9 
Establish Northern Peoria Public School Joint Use / 

Compact (i.e. through Memorandum of Understanding). 
CS    On‐going 

10  Participate in APS/SRP Major Facility Siting Studies. ENG / PW‐UT / PCD / EDS  On‐going

11 
Update Glendale/ Peoria Area Drainage Master Plan 

(ADMP) 

ENG / PW‐UT / City of Glendale 

/ MCFCD / Consultants 
On‐going 

12 
Update North Peoria’s Area Drainage Master Plan 

(ADMP) 

ENG / PW‐UT / MCFCD / 

Consultants 
On‐going 

13 
Identify costs of expansion of City operations and 

facilities 
Finance / Budget  On‐going 
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14 
Continuously evaluate and update (as necessary) the 

Impact Fee Structure 
Finance / Budget  On‐going 

15 
Develop a system for monitoring indicators of growth 

and changes in land use ratios 
Finance  / Consultant  On‐going 

16 
Incorporate CPTED principles into the Zoning Ordinance 

and Design Review Manual 
PCD / Police Department  On‐going 

17  Adopt an Old Town Peoria Revitalization Plan PCD  Short

18 
Adopt the Peoria Sports Complex District Specific Area 

Plan 
PCD  Short 

19 

Identify incentive strategies (i.e. density/FAR bonus, 

zoning flexibility) for providing “Smart Growth” 

components (i.e. affordable housing, underground 

parking, streetscape, pedestrian orientation, open space 

linkages and preservation). 

PCD / EDS  Short 

20 
Develop a mixed‐use development program that 

addresses regulatory and infrastructure constraints. 

PCD / EDS/ Fire Dept / ENG / 

PW‐UT 
Short 

21 

Develop appropriate strategies to encourage 

sustainable developments such as transit‐oriented 

development (TOD) 

PCD / ENG/ EDS  Short 

22 
Develop a long‐range Traffic Management Plan 

incorporating ITS. 
ENG / PW‐UT  Short 

23 
Develop roadway design features that enhance bicycle 

& pedestrian use & access. 
CS / ENG / PCD  Short 

24 
Develop transit and pedestrian‐oriented site design 

guidelines. 
PCD / ENG  Short 

25 
Develop an Infill Incentive Plan and Delineate Infill Areas 

/ Criteria. 
PCD / EDS  Short 

26 
Prepare an Old Town Transit Station Design Concept 

Report. 
CS / ENG  Short 

27 

Produce development and design guidelines for the Old 

Town District as defined by the Old Town Peoria 

Revitalization Plan 

PCD  Short 

28  Update the requirements within the Zoning Ordinance 

to reflect housing‐type preference changes and to 
PCD  Short 
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increase housing‐type diversity.

29  Update the Integrated Utility Infrastructure Master Plan PCD / PW‐UT  Short

30 
Develop a conservation strategy to promote 

sustainability principles 
Citywide  Short 

31 
Develop an Open Space Acquisition and Conservation 

Plan 
PCD  Short 

32 

Evaluate and implement programs to improve data 

collection and reporting on water production and water 

delivered and billed to customers. 

PW‐UT  Short 

33 
Continue to develop water conservation programs to 

achieve permanent reductions in water demands. 
PW‐UT  Short 

34  Permit service area water supply wells as recovery wells.  PW‐UT  Short 

35 
Incorporate new development fee structure for 

wastewater, potable water and solid waste facilities 
Finance / Consultant  Short 

36  Update the Emergency Evacuation Plan Fire Department  Short

37  Update designated truck routes ENG / PW‐UT  Short

38 
Develop a Multi‐Modal Transportation Plan for the 

purposes of expanding transit opportunities 
ENG / PCD / CS / PW‐UT  Short 

39 
Develop incentives promoting private development in 

Growth Areas. 
PCD / EDS  Mid 

40 
Identify funding resources for the expansion of bicycle 

facilities and transit related improvements 
ENG  Mid 

41 
Develop an adaptive reuse strategy to revitalize vacant 

and underutilized buildings. 
PCD / EDS  Mid 

42  Update and expand the Historic Resources Survey. PCD  Mid

43 
Develop a Zoning District that promotes Transit 

Oriented Development (TOD) 
PCD  Mid 

44 
Develop a rehabilitation and revitalization plan for 

mature neighborhoods. 
PCD / CS / ENG / PW‐UT  Mid 

45  Update City Integrated Utility Infrastructure Master Plan PW‐UT  Mid
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46 

Evaluate the Zoning Ordinance for techniques 

promoting housing affordability (i.e. reduce on‐site 

parking requirements, incentives to increase family size 

units). 

PCD  Long 

47 
Continue the groundwater quantity and quality 

monitoring program initiated in the earlier strategy. 
PW‐UT  Long 

48 
If they become available, evaluate the feasibility or 

purchase of low priority CAP supplies. 
PW‐UT  Long 

49 

Evaluate participation in Arizona Water Banking 

Authority (AWBA) and CAP groundwater recovery 

programs.  

PW‐UT  Long 

50 
Assess whether the CAP‐SRP interconnect capacity (10 

cfs) is necessary to meet City water supply goals. 
PW‐UT  Long 

51 

Develop infrastructure that is compatible with the 

available water resources and location of water 

demands. 

PW‐UT  Long 

52 

Continue evaluation of the need for WTPs to serve the 

needs of the northern areas of the City that lack 

groundwater availability. 

PW‐UT  Long 

53 

Use groundwater credits for recovery pumping, in lieu 

of CAGRD replenishment obligation to meet Designation 

of Assured Water Supply requirements 

PW‐UT  Extended 

54 

Develop the recharge capacity and reuse opportunities 

for the reclaimed water that are produced from the 

Butler, Beardsley, and Jomax Water Reclamation Plants. 

PW‐UT  Extended 

55  Evaluate need for imported water. PW‐UT  Extended

56 

Continue evaluation of need for WTPs to serve the 

northern areas of the City that lack groundwater 

availability. 

PW‐UT  Extended 

57 
Participate in development and implementation of CAP 

wheeling policies. 
PW‐UT  Extended 

58 
Participate in the development of additional 

groundwater management rules and regulations. 
PW‐UT  Extended 

59 
Continue the groundwater quantity and quality 

monitoring program initiated in the earlier strategy. 
PW‐UT  Extended 
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60 
Continue the groundwater quantity and quality 

monitoring program. 
PW‐UT  Extended 

61 

Recharge CAP water at the Agua Fria and Hieroglyphic 

Mountain recharge facilities in order to maintain a 

reserve of groundwater credits. 

PW‐UT  Extended 

62 

Continue to recharge and directly use effluent to 

develop groundwater credits and extend usefulness of 

other water supplies. 

PW‐UT  Extended 

 

PCD – Planning & Community Development Department 

EDS – Economic Development Services Department 

ENG – Engineering Department 

PW‐UT – Public Works / Utilities Department 

CS – Community Services Department 

MCFCD – Maricopa County Flood Control District 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Exhibit C 
        Letter from  

Arizona Department of Water Resources 
 



JANICE K. BREWER 
Governor 

August 15, 2014 

ARIZONA DEPARTMENT <JWATER RESOURCES 
3550 North Central Avenue. Second Floor 

Phoenix, Arizona 85012·2105 
602.771.8500 
azwater.gov 

City of Peoria, Planning Division 
Attn: Lorie Dever 
9875 N. 85th Avenue 
Peoria, Arizona 85345 

SENT VIAE-MAll... 

RE: 2014 Peoria Major General Plan Amendment 

Dear Ms. Dever: 

MICHAEL J. LACEY 
D1rector 

Thank you for the opportunity to comment on the 2014 Peoria General Plan Amendment. The Arizona 
Department of Water Resources (Department) has reviewed the amendment document and offers the 
following comments: 

• Section 2- Land Use 
Under Section 2.C Land Use Plan I Descriptions of Land Use Designations I Estate Density 
Residential (Page 2-1 0), reference is made to agricultural-related activities and working farms. 
Please note that agriculturaVfarm uses are subject to the provisions of Arizona Revised Statutes 
(A.R.S.) §§ 45-402 and 45-452. Irrigation of two or more acres of land for growing plants, or 
parts of plants, for human or animal consumption (i.e. crops or pasture) would be limited to land 
containing an Irrigation Grandfathered Groundwater Right 

• Section 14- Plan Administration 
Under Section 14.E Public Participation Process I 60-Day Review (Page 14-5), suggest clarifying 
as Arizona Department of Water Resources. 

We appreciate the opportunity to provide comments. Please feel free to contact me at 602-771-8424 if 
you have any questions or need any additional information. 

Sincerely, 

A~;:tive Management Area Director 

cc: Michelle Moreno, ADWR Public Information Officer 



        
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Exhibit D 
        Letter from  

Arizona State Land Department  
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Lorie Dever

From: Gordon Taylor 
Sent: Tuesday, August 26, 2014 3:44 PM
To: Lorie Dever
Cc: Mark Edelman
Subject: GPA 14 -0002

Follow Up Flag: Follow up
Flag Status: Flagged

Hi Lori, my apologies for this later response.  I just completed a cursory review of  GPA 14‐0002 and would like to add a 
single comment.  The ASLD appreciates the references included in the City’s General Plan  and recognition of  the 
Department’s mission.   Section 2D page 2‐21 of the Plans’ Land Use element  is titled “Publically Held Lands”.  The 
Arizona State Land Department is a public agency however State Trust lands are not public lands but are held in Trust for 
the State beneficiaries a distinction which separates these lands from lands managed by the Bureau of Land 
Management and Bureau of Reclamation.  ASLD would like the passage to relabeled from “Publically Held Lands” to 
Publically Held Lands and State Trust lands.   
Similar to other Trusts that exist for the sole benefit of the Trust beneficiary the State Trust lands are managed by the 
Department to “enhance  the value and optimize the economic return to the State Beneficiaries”.  This purpose  is 
consistent with any private Trust and for that reason State Trust lands should be identified as separate from Federal 
public lands .    
 
Thank you for your consideration of this request. 
 
  Gordon Taylor 
  Planner IV 
  Arizona State Land Department 
  Real Estate / Planning Section 
 
 

 

NOTICE to CUSTOMERS 
 
The Department will be initiating a document scanning project in July, 2014 and it is expected to last nearly a year.  During this 
timeframe some of our documents will be off-site for approximately two weeks at a time.  We ask for your patience during this time.  If 
your request must meet a legal deadline we will do our best to retrieve the information for you.  We apologize in advance for any 
inconvenience this may cause.  Through this process, we hope to make our records more readily and efficiently accessible and at the same
time protect and preserve irreplaceable documents.  Thank you for your cooperation. 

 



CONDITIONAL USE PERMIT 
REPORT TO THE PLANNING AND ZONING COMMISSION 

CASE NUMBER: CU 14-0009 

DATE: November 13, 2014 

AGENDA ITEM: 8R 
 

Applicant: Luke Land Realty 

Request: Obtain a Conditional Use Permit (CUP) to allow the 
operation of an automotive tire shop and repair facility in an 
existing building (former gas station). 

Proposed use: Automotive repair facility and tire shop 

Location: Northeast corner of 75th Avenue and Olive Avenue, 7410 W. 
Olive Avenue. 

Size of Facility: Existing approximately 2,980 s.f. building on a 29,577 s.f. 
site 

Support / Opposition: Staff received several calls in opposition to this request. 

Recommendation: Approve, with conditions. 
 

AREA CONTEXT 
Table 1: Existing Land Use, Future Land Use, Current Zoning. (Exhibits A & B) 

 LAND USE GENERAL PLAN ZONING 
Subject 
Property 

Former Circle K gas station 
and convenience store 

Low Density Residential (2-5 
du/acre)  C-2, Intermediate Commercial 

North Vacant, undeveloped Low Density Residential (2-5 
du/acre) RM-1, Multi-Family Residential 

South Olive Avenue, then Grand 
Avenue  Community Commercial I-1, Light Industrial 

East Commercial shopping center Low Density Residential (2-5 
du/acre)  C-2, Intermediate Commercial 

West 75th Avenue, then vacant 
undeveloped Industrial I-1, Light Industrial 

j:\commdevelopment\development review\cup\cup2014\cu14-0009_grand avenue station\p&z\cu14-0009_grand ave station_staff report.docx CU 14-0009 – Page 1 



Staff Report / CU14-0011 
July 17, 2014 
Page 2 

PROJECT DESCRIPTION 
Request and Development Details 
1. The project site is an 29,577 s.f property developed as a gas station with 

convenience store. The building is currently vacant and has experienced vandalism 
in the form of graffiti.  The site is located at the northeast corner of 75th Avenue and 
Olive Ave frontage Road.  Grand Avenue runs along the southwest corner of the 
site.  

 
2. The applicant is proposing to use the existing building for automotive repair and tire 

sales and installation. Minor changes would be made to the site to accommodate 
this use, including the addition of bay doors on the south side of the building for 
vehicle access to the building, the relocation of parking spaces, and the addition of 
landscape islands. 

 
 
DISCUSSION AND ANALYSIS 
 
Applicability 
 
3. The site in question is zoned Intermediate Commercial (C-2).  According to Article 

14-9, in the C-2 Zoning District, Automobile Diagnostic and or Service Center, as 
well as Tire Shop uses require a Conditional Use Permit. 

 
4. Section 14-39-12.E outlines the applicable criteria for evaluating Conditional Use 

Permits (CUP). In general, the purpose of a CUP is to mitigate and/or minimize any 
identified negative impacts on the surrounding neighborhood that may result from a 
specific use and provide controls to ensure compatibility between nearby land uses.  

 
Compatibility with Surrounding Land Uses 
5. In staff’s judgment, the proposed use is appropriate and compatible with surrounding 

land uses and the context of the area.  As the former site of a gas station and 
convenience store, the site has been designed and once accommodated 
considerably greater traffic general intensity of the use than would be created by the 
proposed project. The site will be brought into greater conformance with current 
development regulations and the building will be repainted to enhance the site’s 
appearance.  The orientation of the service bays to the south away from the 
residential areas located to the north of the site will minimize the potential for 
detrimental impacts to residents in the surrounding area. All installation operations 
are required to be conducted inside the enclosed building with the roll-up doors at 
the installation bay closed.   
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Noticing and Neighborhood Comment 
6. The application notice was forwarded to all property owners within 600 feet of the 

proposal, including all registered HOA’s within one mile, and properly noticed 
pursuant to Section 14-39-6 of the Peoria Zoning Ordinance. 

   
7. Early in the review process soon after the Notice of Application postcards were sent, 

staff received several phone calls in opposition to the proposed use.  As a result, 
staff requested that the applicant schedule a neighborhood meeting, which was held 
on September 9, 2014 at the City of Peoria Main Library.  Three individuals 
representing two properties attended the meeting.  The results of the meeting are 
described in detail in Exhibit E. 

 
8. Some of the concerns expressed by the meeting attendees related to the 

appearance and operation of the proposed use.  Staff described the regulatory 
controls that would be placed on the use that may not be in place on other similar 
existing operations located outside of Peoria’s jurisdiction.  These include requiring 
all operations to occur indoors, as well as design review requirements limiting the 
use of bold primary colors on the building exterior. 

 
9. In addition to apprehension regarding the use, neighbors expressed more general 

concerns regarding the safety and quality of life in their residential neighborhood.  
Staff has provided traffic management resources and suggested other City activities 
such as neighborhood police programs that may be suitable to address other 
aspects related to livability.   

 
10. Staff does not anticipate any negative impacts such as noise, odor, or illumination 

that would affect adjoining or nearby uses as a result of this request. The proposed 
project would reuse an existing vacant building lessening the risk of vandalism 
activities and enhancing the appearance of the site.  In addition, the proposed use 
must comply with a series of special limitations from the zoning ordinance.   

 
11. The PAD references Section 14-9-5-A- of the Zoning Ordinance and provides the 

following limitation on Automobile Diagnostic and/or Service uses in the C-2 District. 
Staff responses to the Ordinance are in italics: 

 
a. 14-9-5-A-1a: No outdoor displays or storage shall be permitted, except for 

merchandise normally sold from the premises that is displayed during normal 
business hours. No temporary parking of vehicles waiting for repair shall be 
permitted except in the garage. The parking area shall be fully screened from 
public view.  
The accompanying site plan (SP14-0004) indicates no outdoor storage or 
temporary parking associated with the site. Any storage will be contained 
within the building.   
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b.  14-9-5-A-1b: All activities shall be performed entirely within an enclosed 
building. High-speed washing, body repair, machining of auto parts, painting, 
vehicle or trailer rental shall be expressly prohibited.  

 The accompanying site plan (Exhibit D) indicates that all service will be 
provided within the ten service bays designated for automotive repairs and 
service. Additionally, the roll up doors will be adjustable as to mitigate 
potential noise intrusion as well as provide an aesthetically pleasing view from 
Happy Valley Road.   

 

c. 14-9-5-A-1c: Paved areas shall be reduced to the smallest area        
commensurate with efficient operation and function of the site. All unpaved 
areas shall be maintained in landscaping. All exterior design shall be 
compatible with surrounding developments.  
The accompanying site and landscape plans (Exhibit D) indicate enhanced 
landscape along the Happy Valley Road street frontage and to the east 
adjacent to the Trailside single-family residential development.   
 

12. If any issues arise regarding the operation of the business, Section 14-39-12.I 
provides the Planning Manager with continuing jurisdiction over all Conditional Use 
Permits. This means that a permit may be revoked, modified or suspended should 
any of the following occur: 

 
a. The permit was obtained by fraud or misrepresentation; 
b. The use authorized by the CUP has been exercised in violation of the conditions 

of approval; 
c. A change in circumstances where the following has occurred: [1] Impacts from 

the approved CUP to neighboring properties; and [2] Changes in aesthetic or 
environmental impacts such as noise, odors or pollution. 

d. The use authorized by the CUP is operated in a manner that constitutes a 
nuisance to neighboring property owners, adjacent neighborhoods, or the City; or 
is exercised in a manner that is detrimental to the public health, welfare or safety. 

 
Proposition 207 
13. The voters of Arizona approved Proposition 207, which among other things requires 

municipalities to compensate property owners for actions which have the effect of 
diminishing the value of their property.  The City Attorney’s Office has drafted an 
agreement which waives the applicant’s rights to future Proposition 207 claims 
against the City.  Accordingly, the applicant has furnished a signed and notarized 
Proposition 207 Waiver. 
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FINDINGS AND RECOMMENDATION 
14. Based on the following findings: 

• The request is consistent with the applicable codes, standards, and 
guidelines; and 

• The request is compatible with the surrounding uses; and will reuse a vacant 
and vandalized property, 

• The proposal does not result in detrimental impacts to the surrounding area. 
 
It is recommended that the Planning and Zoning Commission take the following action: 
 
Approve the applicant’s request for a Conditional Use Permit under Case CU14-
0009, subject to the following conditions: 
1. The use shall substantially conform to the Conceptual Site Plan (Exhibit C), and 

Conceptual Elevations (Exhibit D) as contained in the staff report to the Planning & 
Zoning Commission dated November 13, 2014.   
 

 
ATTACHMENTS: 

 

Exhibit A   Vicinity / Aerial Map 
Exhibit B  Zoning Map 
Exhibit C  Conceptual Site Plan 
Exhibit D  Conceptual Elevations 
Exhibit E  Citizen Participation Report 
 
 
Prepared by:  Melissa Sigmund, AICP, LEED Green Associate 
   Interim Principal Planner 
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Meeting Notes 
 
Date of Meeting: September 9, 2014; 6:00 – 7:30PM 
 
Meeting Title:  Neighborhood Meeting  
 
Meeting Location: Peoria Main Library – Willow Room  
 
Purpose of Meeting: Introduce CUP for Automotive Service Center, Site Plan and Building 

Elevations. 
 
Attendees:  Neighbors; Tim and Rachel Haverluck, 7435 W. Sanna St. 

Betty Toner, 7431 W. Sanna St. 
 

City of Peoria: Melissa Sigmund, Sr. Planner 
  

For Grand Avenue Station:  Jack Gilmore 
 
Notes 
 

1. Jack Gilmore began the presentation with a brief overview of the proposed use, an 
automotive repair facility that will be incorporated into the existing structure.  The existing 
and surrounding zoning was identified along with a brief description of the requirements 
for a Condition Use Permit.  Melissa also qualified the City’s position on permitted uses 
and the requirement for all repairs to occur within the enclosed building.   

2. The existing canopy will remain in-place for covered parking and cannot be used for 
servicing vehicles or outdoor storage.  The existing driveway off 75th Avenue cannot be 
used for accessing this facility.  A vertical curb will be installed along the north property 
line to restrict ingress and egress from the subject property. 

3. Tim Haverluck shared an exhibit that identified three similar facilities, structures with 
services bays that are currently vacant; two sites located at the intersection of 67th 
Avenue and Peoria Road, and one site at the intersection of 91st Avenue and Peoria.  
Tim expressed his desire that those sites be the preferred locations for auto service uses 
and the subject property be made available for other office/retail uses.  Tim believes he 
can generate interest for an insurance user.  Jack Gilmore encouraged Tim to contact 
Luke Lewis, a member of the LLC ownership to discuss that potential.   

4. The attending residents all expressed concern that closing off the driveway on 75th 
Avenue would force more traffic through their neighborhood.  This issue of non-
residential traffic using their neighborhood for a convenient turnaround became the 
primary topic of discussion for the remainder of the meeting.  Both Tim and Betty cited 
numerous accidents and a very recent incident where a local neighborhood child was hit 

Citizen Participation Report 
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by a car and remains in the hospital.  They all reported that northbound traffic on 75th 
Avenue use their neighborhood and their cul-de-sac as “the turnaround”.  Melissa 
indicated that the City does have a neighborhood traffic program that can help with 
conflict.  Both Melissa and Tim will contact Traffic Engineering. 

5. These residents acquired their homes approximately 19 years ago, and ever since West 
Olive Avenue was elevated and the medians installed, they believe the neighborhood 
has been in a steady decline.  All are seriously considering plans to leave the City. 

6. Jack informed the residents that a Traffic Statement had been prepared for the proposed 
use.  The traffic counts are substantially less than the previous Circle K, and the impact 
on the area traffic counts is negligible.  

7. The meeting closed with a reminder that the property will be ‘posted’ when the Public 
Hearing is scheduled.  Jack left business cards encouraging neighbors to call or send e-
mails with questions regarding the project. 
 

 
Meeting Notes prepared by Jack Gilmore, GPLA, 9-10-14  
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ZONING ORDINANCE TEXT AMENDMENT 
REPORT TO THE PLANNING AND ZONING COMMISSION 

CASE NUMBER: TA14-0001 

DATE: November 13, 2014 

AGENDA ITEM: 9R 
 

Applicant: City of Peoria 

Request: Amend Article 14-2 “Definitions”, Article 14-3 “General 
Provisions”, Article 14-5 “Single-Family residential 
Districts”, Article 14-9 “Non-residential Districts”, and 
Article 14-39 Administrative Procedures” of the Zoning 
Ordinance; effectively establishing criteria in which 
Donation Drop-Off Boxes would be a permitted accessory 
use within the City of Peoria.  

 
Support / Opposition: As of the date of this printing, staff has not received any 

comment in support or opposition to this amendment. 

Recommendation: Approve as requested. 
 

1. The textile recycling business has become a worldwide multi-billion dollar 
business for non-profit and for-profit organizations. The increase has led to a 
nationwide proliferation of donation/recycling drop-off boxes in locations without 
standards in place to regulate the boxes. The City of Peoria has not been 
immune and the result is an inundation of the donation drop-off boxes throughout 
the community. 

BACKGROUND 

 
2. Without a regulatory mechanism in place, the City has had no input in the 

locations or quantities of the drop–off boxes deployed in the community. As a 
result, there has been an heightened number of drop-off boxes located within the 
City; in some instances they are clustered together and/or placed in prominent 
locations within the City.  Thus, these locations often become dumping grounds 
for all materials including those that are not requested and will not fit in a secured 
box. The end result of such a condition is the creation of a public nuisance which 
is an eye sore in the community, and ultimately poses a threat to public safety.  

  
3. Currently the Zoning Ordinance does not provide standards specifically for 

Donation Drop-Off Boxes in any zoning district. In 2013, the Peoria City Council 
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directed the Planning and Community Development Department to address the 
drop-off box condition. More specifically, the Planning Department was tasked 
with crafting an amendment to the Zoning Ordinance that would establish uniform 
regulatory provisions that the City could administer in an effort to address this 
community-wide concern.  
  

Research 
DISCUSSION AND ANALYSIS 

4. Staff has reviewed the zoning codes of other valley municipalities as well as 
those in other states. While many municipalities do not specifically regulate this 
type of use in their zoning ordinances, some cities have varying requirements in 
their code or are considering similar amendments to provide standards specific to 
donation/recycling drop-off boxes.  
 

5. The following critical issues regarding donation drop-off boxes were identified, 
which are in no particular order:  

- Legal authorization to be on site 
- Accountability 
- Site Locations 
- Separation and clustering  
- Capacity 
- Drop-box maintenance and repair 
- Public Safety 
- Process 

 
6. In January, 2014, staff conducted a field visit around the city and noted the 

name, contact information, number, and locations of a large number of drop-off 
boxes in the City. 

 
Stakeholder Outreach 
7. In February 2014, the City conducted the first of two open houses to gain input in 

the formulation of the draft ordinance. Staff invited all stakeholders who had 
drop-off boxes in the City to participate and provide input into the new ordinance. 
Staff also extended invitations to other parties who may not have had drop-off 
boxes in the City but had a vested interest in the process. Staff took those 
comments and concerns into consideration when writing early drafts of the 
ordinance.  
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8. A second open house was held in September 2014. At this meeting Staff 
presented the draft ordinance to the stakeholder group and solicited additional 
comments. All comments were taken into consideration when finalizing the draft 
ordinance presented in this report.  

 
9. The amendment has been closely reviewed and considered in coordination with 

several departments including Planning and Zoning, EDS/Building Safety, Police 
Department/Code Enforcement and the City Attorney’s Office. Each standard 
contained in the proposed ordinance was discussed at length. As a result of 
these meetings, all departments concurred that the provisions contained within 
the ordinance would allow for the orderly deployment of Donation/Recycling 
Drop-Off Boxes in the City of Peoria.  

 
Proposed Changes 
10. The City of Peoria is requesting to amend Article 14-2 “Definitions”, Article 14-3 

“General Provisions”, Article 14-5 “Single-Family residential Districts”, Article 14-
9 “Non-residential Districts”, and Article 14-39 Administrative Procedures” of the 
Zoning Ordinance; effectively establishing criteria in which Donation Drop-Off 
Boxes would be a permitted use within the City of Peoria.  
 

11. The proposed ordinance in Exhibit A will amend the text of the Zoning Ordinance 
to accomplish the following:  

a. Provide a definition for “Donation Drop-Off Box” in Article 14-2 which 
currently does not contain a definition for this item.  
 

b. It will expand Article 14-3 “General Provisions”, Article 14-5 “Single-Family 
Residential Districts”, Article 14-9 “Non-Residential Districts”, and Article 
14-9 “Administrative Procedures”, to permit donation drop-off boxes subject 
to specific requirements and establish the permitting process for the drop-
off boxes.   

 
12. Staff believes the proposed text amendment language is appropriate as it 

provides a regulatory set of standards that the City can enforce and hold entities 
dropping boxes in the City accountable. Furthermore, staff also believes that the 
permitting process is fairly simple, cost effective, and should not place an undue 
burden on any of the drop-off box purveyors. Finally, staff believes that the 
standards contained in the ordinance will provide a level of protection for not only 
community residents but also future visitors to the City of Peoria.  
 

13. Staff presented information regarding Donation/Recycling Drop-Off Boxes to the 
Planning and Zoning Commission in a study session on October 16, 2014. At this 
study session, the Commission discussed the provisions of the draft ordinance 
and directed staff to include verbiage that would require entities obtaining the 



Staff Report TA 13-0003 
November 13, 2014 
 

j:\commdevelopment\development review\zoning text amendments\ta2014\ta14-0001 donation boxes\p&z 11.13.14\ta14-0001_donation drop box_staff report 11.13.14.docx TA14-0001 – Page 4 
 

Temporary Use Permit to clear the contents of the drop-off boxes a minimum of 
once a week. 

 
 Administrative Procedure 
Noticing and Neighborhood Comment 
14. Public notice of this proposed amendment to the Zoning Ordinance was provided 

in the manner prescribed under Article 14-39.  The time, date, and place of the 
hearing have been published at least once in a newspaper of general circulation 
in the City at least fifteen (15) days prior to the hearing. As of the printing of this 
report, no support or opposition to this case has been received from the public.  

 
Proposition 207 
15. It was determined that a Proposition 207 waiver is not required. 

16. Based on the following findings: 

FINDINGS AND RECOMMENDATION 

• The proposed amendment constitutes an improvement to the Zoning 
Ordinance in that it: 

• Creates a definition of Donation/Recycling Drop-Off Boxes; and  

• Provides regulatory standards for the use of  Donation/Recycling Drop-Off 
Boxes, which were previously unregulated in the City of Peoria; and 

• Identifies a process for approving Donation/Recycling Drop-Off Boxes in 
conformance with the regulatory standards through the Temporary Use 
Permit application; and 

• Upon review of the application, it has been determined that a Proposition 207 
waiver is not required for this application. 

 
It is recommended that the Planning and Zoning Commission take the following action: 
Recommend approval of case TA14-0001 to the City Council. 
 

Exhibit A  Proposed Amendment, legislative format 
Attachments: 

 
Exhibit B  Withey Morris, PLC – TA14-0001 Comments 
 
 
Prepared by:  Rick Williams 
   Planner 



Exhibit A – Changes to Zoning Ordinance 1 
Donation Boxes 2 
TA14-0001 3 

 4 

ARTICLE 14-2 5 

DEFINITIONS 6 
 7 
 8 
CONTENTS 9 
14-2-1 INTENT 10 
14-2-2 DEFINITIONS 11 
 12 
14-2-2 DEFINITIONS 13 
 14 
A. The word occupied and the word used shall be considered as meaning the 15 

same as the words intended, arranged, or designed to be used or occupied. 16 
 17 
B. The word dwelling includes the word residence; the word lot includes the 18 

words plot or parcel. 19 
 20 
C. Terms not herein defined shall have the meanings customarily assigned 21 

thereto. 22 
 23 
D. For the purpose of this Zoning Ordinance, certain words are hereby defined as     24 

follows (Ord. No. 02-68): 25 
 26 
Donation Center means a center operated by an organization that collects 27 
and sells donated clothing and household items. All such merchandise shall 28 
be displayed and stored in an enclosed building. (Ord. No. 04-188) 29 
 30 
Donation/Recycling Drop-off Box means any container, storage unit or 31 
structure, other than a primary building, accessory building or shed, that is 32 
used for the collection of charitable or for-profit donated items by the general 33 
public, including but not limited to clothing, household goods, toys, books, and 34 
newspapers.  35 

 36 
  37 



 38 

ARTICLE 14-3 39 

GENERAL PROVISIONS 40 
(Amended by ord. No. 2011-02 & 2011-03) 41 

 42 
CONTENTS 43 
14-3-1 INTENT 44 
14-3-2 GENERAL USE PROVISIONS 45 
14-3-3 ACCESSORY BUILDINGS AND USES 46 
14-3-4 SCREENING 47 
14-3-5 WALLS AND FENCES 48 
14-3-6 PERFORMANCE STANDARDS 49 
14-3-7 SATELLITE DISH ANTENNAE 50 
14-3-8 MISCELLANEOUS PROVISIONS 51 
14-3-9 HOME OCCUPATIONS 52 
14-3-10 MANUFACTURED HOUSING 53 
14-3-11 MOBILE HOMES, TRAVEL TRAILERS, HOUSE TRAILERS, AND 54 

RECREATIONAL VEHICLES 55 
14-3-12 GROUP HOMES, DAY CARE GROUP HOMES, GROUP CARE 56 

FACILITIES AND COMMUNITY RESIDENTIAL SETTING FACILITIES 57 
14-3-13 WIRELESS COMMUNICATION FACILITIES 58 
14-3-14 DONATION/RECYCLING DROP-OFF BOXES 59 
 60 
 61 
14-3-14  DONATION/RECYCLING DROP-OFF BOXES (Ord. No. XX) 62 
  63 

1. Donation/Recycling Drop-Off Boxes are subject to the issuance of a 64 
Business License and approval of a Temporary Use Permit (TUP) 65 
pursuant to Article 14-39 and upon receipt of written authorization by the 66 
property owner or authorized agent.  67 
 68 

2. Donation/Recycling Drop-Off Boxes shall be located on a paved surface. 69 
 70 

3. Donation/Recycling Drop-Off Boxes shall not be located within the front or 71 
corner side setbacks, required landscaped areas or within required 72 
parking spaces.  73 
 74 

4. Donation/Recycling Drop-Off Boxes shall not obstruct pedestrian or 75 
vehicular circulation, or be located within the public right-of-way, drive 76 
aisles, fire lanes, loading zones, or any other location that may cause 77 
hazardous conditions, or constitute a threat to the public health, safety, 78 
and welfare. 79 
 80 

5. There shall be no more than one (1) Donation/Recycling Drop-Off Box on 81 
properties less than one (1) acre in size, no more than two (2) 82 
Donation/Recycling Drop-Off Boxes on premises or complexes of one (1) 83 



to three (3) acres in size, and no more than four (4) Donation/Recycling 84 
Drop-Off Boxes on premises or complexes greater than three (3) acres in 85 
size. No more than two donation boxes shall be clustered together in any 86 
one location.  87 
 88 
 89 

Donation Box Allotment 
Property or 
Premises/Complex Size 

1 acre 1-3 Acres 3 + Acres 

Number of Boxes Allowed 1 Box 2 Boxes * 4 Boxes * 

* No more than 2 (two) Donation Bins shall be clustered together in any one location * 
 90 
 91 

6. Each Donation/Recycling Drop-Off Box shall have a firmly closing lid, shall 92 
be clearly marked to identify the specific items and materials requested to 93 
be collected for donation, and have the TUP permit number permanently 94 
affixed to the box. 95 
 96 

7. The name and telephone number of the entity obtaining the TUP shall be 97 
affixed to the box on an area no larger than one (1) foot by one (1) foot.  98 
 99 

8. Donation/Drop-Off Boxes shall have a capacity no greater than six (6) 100 
cubic yards. 101 
 102 

9. All donated items must be collected and stored in the Donation/Recycling 103 
Drop-Off Box and all contents cleared no less than once a week. Any 104 
items or materials left outside of the Donation/Recycling Drop-Off Boxes 105 
shall be removed within 24 hrs of discovery or notification, whichever 106 
occurs first. If a container is damaged or vandalized, it must be removed 107 
within 5 business days of discovery or notification. If there is a public 108 
health, safety or welfare concern pursuant to the authority granted to the 109 
City, the container must then be removed within 24 hours of discovery or 110 
notification.  111 

 112 
10. It is the joint responsibility of the property owner or authorized agent and 113 

the entity obtaining the TUP to keep the area around the donation boxes 114 
free of litter and debris, and remove any graffiti within (24) hours of 115 
discovery or notification, whichever occurs first  116 
 117 

11. The entity obtaining the TUP is responsible for emptying the contents of 118 
the Donation/Recycling Drop-Off Box a minimum of one (1) time per week.    119 

 120 
 121 



12. It is the responsibility of the entity obtaining the TUP to maintain the 122 
donation box painted or otherwise un-rusted and un-dented and in good 123 
repair.  124 

 125 
13. Donation/Recycling Drop-Off Boxes not located or maintained in 126 

compliance with this Article shall be subject to revocation of the Business 127 
License and the Temporary Use Permit (TUP).  128 
 129 

14. The City may consider prior permit revocations and prior notices of 130 
violation when granting new Temporary Use Permits for Donation Drop-131 
Off Boxes.  132 
 133 

15. This Ordinance authorizes the City to remove and dispose of any drop-off 134 
box (including its contents) which is unauthorized, unpermitted, or is 135 
otherwise in violation of this ordinance.  136 

  137 



ARTICLE 14-5 138 

SINGLE-FAMILY 139 

RESIDENTIAL DISTRICTS 140 

R1-43, R1-35, R1-18, R1-12, R1-10, R1-8, AND R1-6 141 
(Ord. No. 93-12, 2011-13) 142 

 143 
 144 
CONTENTS 145 
14-5-1 INTENT 146 
14-5-2 PERMITTED PRINCIPAL USES 147 
14-5-3 PERMITTED CONDITIONAL USES 148 
14-5-4 PERMITTED ACCESSORY USES 149 
14-5-5 PROPERTY DEVELOPMENT GENERAL PROPERTY 150 

DEVELOPMENT STANDARDS 151 
14-5-6 PROPERTY DEVELOPMENT STANDARDS FOR PERMITTED 152 

RESIDENTIAL USES 153 
14-5-7 PROPERTY DEVELOPMENT STANDARDS FOR PERMITTED 154 

CONDITIONAL USES 155 
14-5-8 PROPERTY DEVELOPMENT STANDARDS FOR ACCESSORY 156 

BUILDINGS  157 
14-5-9 EXCEPTIONS 158 
 159 
 160 
14-5-4 PERMITTED ACCESSORY USES 161 
 162 
A. Any accessory use customarily incidental to a permitted principal use. 163 
 164 
B. Off-street parking serving a permitted principal use, in accordance with Article 165 

14-23. 166 
 167 
C. Private garage or carport for storage or parking of vehicles. 168 
 169 
D. Garden house, tool house, ramada, outdoor swimming pool and similar home 170 

recreational facilities; provided that such facilities are used solely by 171 
occupants of the premises and their guests. 172 

 173 
E. Storage or parking of recreational vehicles and utility trailers, in accordance 174 

with Chapter 14 Motor Vehicles and Traffic of the Peoria City Code (1992 175 
Edition). (Ord. No. 98-18) 176 

 177 
F. Guest house or servant's quarters; subject to 14-5-9B. 178 
 179 
G. Home occupation, in accordance with Article 14-3, General Provision, Section 180 

14-3-8, “Homes Occupations,” of this Ordinance.  (Ord. No. 02-85) 181 
 182 



H. Where the keeping of horses and other livestock is otherwise lawful, 183 
structures customarily accessory to such use.  The provisions contained 184 
within Article 4-9 of the City Code shall apply to the keeping of horses and 185 
livestock. 186 

 187 
I. Day care for four (4) or less children.  (Ord. No. 93-25) 188 
 189 
J.   Donation/Recycling Drop-Off Boxes as an accessory use to permitted or 190 

conditionally permitted non-residential uses in accordance with Article 14-3, 191 
General Provisions and Section 14-39, Temporary Use Permits, of this 192 
Ordinance. 193 

  194 



ARTICLE 14-9 195 

NON-RESIDENTIAL 196 

DISTRICTS 197 
(Ord. No. 02-68) 198 

 199 
 200 
 201 
CONTENTS 202 
14-9-1 INTENT 203 
14-9-2 ZONING DISTRICTS 204 

Office Commercial  O-1 205 
Convenience Commercial  C-1 206 
Planned Neighborhood Commercial PC-1 207 
Planned Community Commercial PC-2 208 
Intermediate Commercial  C-2 209 
Central Commercial  C-3 210 
General Commercial  C-4 211 
Regional Commercial  C-5 212 
Business Park Industrial  BPI 213 
Planned Light Industrial  PI-1 214 
Light Industrial  I-1 215 
Heavy Industrial  I-2 216 

14-9-3 LAND USE MATRIX 217 
14-9-4 GENERAL REGULATIONS FOR O-1, C-1, PC-1, PC-2, C-2, AND C-3 218 
14-9-5 LIMITATIONS ON USES 219 
14-9-6 PROPERTY DEVELOPMENT STANDARDS 220 
 221 
14-9-3 LAND USE MATRIX 222 
 223 
The following land use matrix (Table 14-9-3) indicates uses which are permitted 224 
outright, conditionally permitted, or prohibited in specific non-residential zoning 225 
districts in the City of Peoria.  The land use matrix is intended to serve as a guide 226 
for the convenience of the user of this zoning ordinance.  Where the text of this 227 
zoning ordinance differs from the land use matrix, the text shall prevail.  In the 228 
event of a specific use not being identified on the matrix, the Community 229 
Development Director or designee(s) shall determine the closest associated use 230 
based on the provisions of this ordinance. The City will permit any accessory use 231 
customarily incidental to a permitted principal use in the same zoning district. 232 

 233 
Table 14-9-3 Land Use Matrix 234 

 235 

LAND USE O-
1 

C-
1 PC-1 PC-

2 
C-
2 

C-
3 

C-
4 

C-
5 BPI PI-

1 I-1 I-2 

    GENERAL INDUSTRIAL & MANUFACTURING - CONTINUED        
Recycling Collection Facility # - - - - - - - - - C C C 



Recycling Collection Point - A A A A A A A - - - - 
Donation/Recycling Drop –Off Boxes# - A A A A A A A - - - - 

 236 
 237 
 238 
  239 



ARTICLE 14-39 240 

ADMINISTRATIVE PROCEDURES 241 
 (Ord. No. 2011-03, 2012-05, 2012-16) 242 

 243 
 244 
 245 
CONTENTS 246 
14-39-1 INTENT 247 
14-39-2 INTERPRETATION 248 
14-39-3 ENFORCEMENT 249 
14-39-4 VIOLATIONS 250 
14-39-5 FEES 251 
14-39-6 NOTICES 252 
14-39-7 EXPIRATION OF APPLICATIONS 253 
14-39-8 REZONINGS 254 
14-39-9 INITIAL ZONINGS 255 
14-39-10 TEXT AMENDMENTS 256 
14-39-11 SITE PLAN REVIEW 257 
14-39-12 CONDITIONAL USE PERMITS 258 
14-39-13 TEMPORARY USE PERMITS 259 
14-39-14 APPEALS TO BOARD OF ADJUSTMENT 260 
14-39-15 ADMINISTRATIVE RELIEF 261 
14-39-16 HILLSIDE APPEALS 262 
14-39-17 DESIGN REVIEW APPEALS 263 
 264 
14-39-13 TEMPORARY USE PERMITS 265 
 266 
A. Intent. 267 
 268 

1. In addition to regulating uses which are permanent in nature, it is the 269 
intent of this Ordinance to provide for certain temporary uses for limited 270 
periods of time.  Allowing temporary uses, as herein provided for, is not 271 
intended to permit uses otherwise prohibited by the Zoning Ordinance or 272 
to allow permanent uses to be established. 273 

 274 
2. The purpose of this Section is to establish the procedures and outline the 275 

review criteria to be used by the Department when considering an 276 
application for a Temporary Use Permit.  All Temporary Uses shall be 277 
conducted so as not to be detrimental to the surrounding properties and 278 
shall be subject to the standards and regulations contained herein.  The 279 
Department shall not grant a Temporary Use Permit until adequate 280 
assurances have been provided ensuring compliance with the provisions 281 
of this Ordinance and all other applicable City codes. 282 

 283 
B. General.  Every Temporary use on private property shall require a Temporary 284 

Use Permit as herein stipulated. 285 



 286 
1. Structures utilized for the Temporary Uses of outdoor sales and/or 287 

displays that exceed seven (7) days in duration shall be limited only to the 288 
following: tents, canopies, and/or membrane structures. (Ord. No. 2012-289 
05) 290 

 291 
C. Permitted Temporary Uses.  The City may grant a Temporary Use Permit for 292 

any of the following uses. 293 
 294 

1. Carnivals, circuses, or similar special events. 295 
 296 
2. Outdoor sales events, such as Christmas tree sales, pumpkin sales, or 297 

similar holiday-related events. 298 
 299 
3. Outdoor sales of consumer permissible fireworks. (Ord. No. 2011-03) 300 
 301 
4. Temporary municipal uses.  (Ord. No. 05-22) 302 
 303 
5. Off-site retail sales of souvenirs, gifts, and food incidental to a sporting or 304 

cultural event. 305 
 306 
6. Tent revival or fellowship meetings. 307 
 308 
7. Craft shows, home and garden shows, festivals, or similar events. 309 
 310 
8. Outdoor concerts, paid admission events, and events involving the 311 

distribution of alcoholic beverages. 312 
 313 
9. Such other uses as the City may deem to be within the intent and purpose 314 

of this Section. 315 
 316 
10. Donation/Recycling Drop –Off Boxes.  317 
 318 

D. Application.  A property owner or duly authorized agent may submit an 319 
application for a Temporary Use Permit.  The applicant shall obtain the official 320 
application materials from the Department.  Submittal requirements shall be 321 
as outlined on the official form and any other requirements that the 322 
Department deems necessary to understand the proposal, including Site 323 
Plans prepared in accordance with Section 14-39-11, “Site Plan Review,” of 324 
this Article.  The applicant shall submit the official application and associated 325 
materials, together with the applicable fee, to the Department. 326 

 327 
E. Posting.  Temporary Uses which, in the opinion of the Department, meet all 328 

the following criteria shall not require posting: 329 
 330 



1. The use and/or structure complies with all applicable codes and 331 
Ordinances; 332 

 333 
2. The use and/or structure does not interfere with pedestrian access ways, 334 

fire lanes, driveway entrances, or traffic visibility at driveways or street 335 
intersections; 336 

 337 
3. Parking on the property is adequate to serve any existing permanent use 338 

and the temporary use; 339 
 340 
4. The temporary use shall not be conducted between the hours of 10 P.M. 341 

and 7 A.M., excluding Donation/Recycling Drop-Off Boxes; and,  342 
 343 
5. The City Engineer, or designee thereof, approves vehicular access for the 344 

proposed temporary use. 345 
 346 
Temporary uses which, in the opinion of the Department, do not meet all of 347 
the above criteria shall be posted.  For such temporary uses, the City shall 348 
post the subject property within five (5) working days following submittal of the 349 
application 350 
 351 

F. Review and Approval 352 
 353 

1. Application for a Temporary Use Permit shall be reviewed by the 354 
Department who shall approve, conditionally approve, or disapprove the 355 
application. Approval shall be given only when in the judgment of the City 356 
such approval is consistent with the intent and purpose of this Section of 357 
this Ordinance. 358 

 359 
In considering the application, the Department may include, but are not be 360 
limited to, the following conditions: 361 

 362 
a. Regulation of parking, dust control measures, and site lighting. 363 
 364 
b. Regulation of hours of operation. 365 
 366 
c. Regulation of site ingress and egress. 367 
 368 
d. Assurance of compliance with building, fire, electrical, and all other 369 

appropriate codes. 370 
 371 
e. Such other conditions deemed necessary to carry out the intent and 372 

purpose of this Section. 373 
 374 



f. All signage proposed for the temporary use or event shall be in 375 
compliance with Article 14-34, “Signs.”  All signage shall obtain a 376 
separate sign permit.  (Ord. No. 04-211) 377 

 378 
2. The Department shall notify the applicant, in writing, of the decision to 379 

approve or deny the application, and shall state any conditions for 380 
approval or reasons for denial in said letter. 381 

 382 
3. Issuance of Permits. To be issued a permit, the applicant shall sign an 383 

agreement with the City stating that within 72 hours of cessation of the use 384 
or expiration of the permit, whichever occurs first, the site shall be restored 385 
to the same condition prior to commencement of the temporary use. 386 

 387 
4. Time Limits and Renewal of Permits.  All Temporary Use Permit approvals 388 

shall be subject to a time limit as set forth by the Department. 389 
   390 

a. Temporary Use Permits for off-site construction yards or residential 391 
sales may be permitted for the duration of the project, or as determined 392 
by the City. 393 

b. Temporary Use Permits for Donation/Recycling Drop-Off Boxes may 394 
be permitted for a renewable duration not to exceed twelve (12) 395 
months, or as determined by the City. Each renewal requires a new 396 
Temporary Use Permit application and fee.  397 

c. All other Temporary Use Permits shall be limited to a maximum of 398 
thirty (30) consecutive days per event, and the cumulative total of all 399 
Temporary Uses shall not exceed ninety (90) days per calendar year 400 
per lot. Not more than twelve (12) Temporary Use Permits shall be 401 
granted per lot or complex per calendar year.  402 

d. Each occurrence of a Temporary Use and each distinct Temporary 403 
Use on a property shall require separate submittal and approval of a 404 
Temporary Use Permit Application.  405 
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ARTICLE 14-2 8 

DEFINITIONS 9 

 10 

 11 

CONTENTS 12 

14-2-1 INTENT 13 

14-2-2 DEFINITIONS 14 

 15 

14-2-2 DEFINITIONS 16 

 17 
A. The word occupied and the word used shall be considered as meaning the 18 

same as the words intended, arranged, or designed to be used or occupied. 19 

 20 
B. The word dwelling includes the word residence; the word lot includes the 21 

words plot or parcel. 22 

 23 

C. Terms not herein defined shall have the meanings customarily assigned 24 

thereto. 25 

 26 

D. For the purpose of this Zoning Ordinance, certain words are hereby defined as     27 

follows (Ord. No. 02-68): 28 
 29 

Donation Center means a center operated by an organization that collects 30 

and sells donated clothing and household items. All such merchandise shall 31 

be displayed and stored in an enclosed building. (Ord. No. 04-188) 32 

 33 
Donation/Recycling Drop-off Box means any container, storage unit or 34 

structure, other than a PRIMARY BUILDING/USE, accessory building or 35 

shed, that is used for the collection of charitable or for-profit donated items by 36 

the general public, including but not limited to clothing, household goods, 37 

toys, books, and newspapers.  38 
 39 
  40 



 

 41 

ARTICLE 14-3 42 

GENERAL PROVISIONS 43 

(Amended by ord. No. 2011-02 & 2011-03) 44 
 45 
CONTENTS 46 

14-3-1 INTENT 47 

14-3-2 GENERAL USE PROVISIONS 48 

14-3-3 ACCESSORY BUILDINGS AND USES 49 

14-3-4 SCREENING 50 

14-3-5 WALLS AND FENCES 51 

14-3-6 PERFORMANCE STANDARDS 52 

14-3-7 SATELLITE DISH ANTENNAE 53 

14-3-8 MISCELLANEOUS PROVISIONS 54 

14-3-9 HOME OCCUPATIONS 55 

14-3-10 MANUFACTURED HOUSING 56 

14-3-11 MOBILE HOMES, TRAVEL TRAILERS, HOUSE TRAILERS, AND 57 

RECREATIONAL VEHICLES 58 

14-3-12 GROUP HOMES, DAY CARE GROUP HOMES, GROUP CARE 59 

FACILITIES AND COMMUNITY RESIDENTIAL SETTING FACILITIES 60 

14-3-13 WIRELESS COMMUNICATION FACILITIES 61 

14-3-14 DONATION/RECYCLING DROP-OFF BOXES 62 

 63 

 64 

14-3-14  DONATION/RECYCLING DROP-OFF BOXES (Ord. No. XX) 65 

  66 

1. APPLICATIONS FOR DONATION/RECYCLING DROP-OFF BOXES 67 

SHALL INCLUDE A NOTARIZED LETTER OF AUTHORIZATION FROM 68 

THE PROPERTY OWNER OF RECORD OR A PERSON WHO HAS 69 

BEEN GRANTED WRITTEN AUTHORIZATION BY THE OWNER TO 70 

ACT ON HIS BEHALF GIVING PERMISSION TO HAVE THE SPECIFIED 71 

USE ON THE PROPERTY.  IF A NOTARIZED LETTER FROM THE 72 

PROPERTY OWNER IS NOT PROVIDED THEN A NOTARIZED LETTER 73 

FROM THE PERSON WHO HAS BEEN GRANTED WRITTEN 74 

AUTHORIZATION BY THE PROPERTY OWNER TO ACT ON HIS 75 

BEHALF SHALL BE PROVIDED AT THE TIME OF APPLICATION.  THE 76 

AGENT MUST BE APPROVED TO AUTHORIZE AND LOCATE A 77 

CONTAINER ON THE PARCEL.  A PERMIT MAY BE REVOKED IF 78 

FRAUDULENT MATERIALS ARE SUBMITTED AS PART OF THE 79 

APPLICATION PROCESS. 80 

 81 

2. Donation/Recycling Drop-Off Boxes shall be located on a paved surface. 82 

 83 

3. Donation/Recycling Drop-Off Boxes shall not be located within the front or 84 

corner side setbacks, required landscaped areas or within required 85 

parking spaces.  86 



 

 87 

4. Donation/Recycling Drop-Off Boxes shall not obstruct pedestrian or 88 

vehicular circulation, or be located within the public right-of-way, drive 89 

aisles, fire lanes, loading zones, or any other location that may cause 90 

hazardous conditions, or constitute a threat to the public health, safety, 91 

and welfare. 92 

 93 

5. There shall be no more than one (1) Donation/Recycling Drop-Off Box on 94 

A PROPERTY OR CENTER (WHICHEVER IS MORE RESTRICTIVE) 95 

less than one (1) acre in size, no more than two (2) Donation/Recycling 96 

Drop-Off Boxes on PROPERTIES OR CENTERS of one (1) to three (3) 97 

acres in size, and no more than four (4) Donation/Recycling Drop-Off 98 

Boxes on  PROPERTIES OR CENTERS greater than three (3) acres in 99 

size.  EACH DONATION BOX SHALL BE SPACED A MINIMUM OF 500 100 

FEET FROM OTHER CONTAINERS ON THE PROPERTY. 101 
 102 
 103 

Donation Box Allotment 
Property or 
Premises/Center Size 

1 acre 1-3 Acres 3 + Acres 

Number of Boxes Allowed 1 Box 2 Boxes * 4 Boxes * 

 
*EACH DONATION BIN SHALL BE SPACED A MINIMUM OF 500 FEET FROM 
OTHER ANOTHER DONATION BIN 

 104 

 105 

6. Each Donation/Recycling Drop-Off Box shall have a firmly closing lid, shall 106 

be clearly marked to identify the specific items and materials requested to 107 

be collected for donation, and have the TUP permit number permanently 108 

affixed to the box.   109 

 110 

7. The name and telephone number of the property owner or responsible 111 

party shall be affixed to the front of the box on an area no larger than one 112 

(1) foot by one (1) foot.  113 

 114 

8. Donation/Drop-Off Boxes shall have a capacity no greater than six (6) 115 

cubic yards. 116 

 117 

9. All donated items must be collected and stored in the Donation/Recycling 118 

Drop-Off Box and all contents cleared no less than once a week. Any 119 

items or materials left outside of the Donation/Recycling Drop-Off Box 120 

shall be removed within 24 hrs of discovery or notification, whichever 121 

occurs first. IF MORE THAN 25 PERCENT OF A CONTAINER IS 122 

DAMAGED OR VANDALIZED, IT MUST BE REMOVED WITHIN 5 123 

BUSINESS DAYS OF WRITTEN NOTIFICATION.  IF THERE IS A 124 



 

PUBLIC HEALTH, SAFETY OR WELFARE CONCERN PURSUANT TO 125 

THE AUTHORITY GRANTED TO THE CITY, THE CONTAINER MUST 126 

THEN BE REMOVED WITHIN 24 HOURS OF WRITTEN NOTIFICATION. 127 
 128 

10. It is the joint responsibility of the property owner or authorized agent and 129 

the entity obtaining the TUP to keep the area around the donation boxes 130 

free of litter and debris, and remove any graffiti within (24) hours of 131 

discovery or notification, whichever occurs first. 132 

 133 

11. It is the joint responsibility of the property owner and the entity obtaining 134 

the TUP to maintain the donation box painted or otherwise un-rusted and 135 

un-dented and in good repair.  136 

 137 

12. Donation/Recycling Drop-Off Boxes are subject to the issuance of a 138 

Business License and approval of a Temporary Use Permit (TUP) 139 

pursuant to Article 14-39 and upon receipt of written NOTARIZED 140 

LETTER OF authorization FROM the property owner or authorized agent. 141 
 142 

13. Donation/Recycling Drop-Off Boxes not located or maintained in 143 

compliance with this Article shall be subject to revocation of the Business 144 

License and the Temporary Use Permit (TUP).  145 
 146 

14. THE CITY MAY CONSIDER PRIOR PERMIT REVOCATIONS, PRIOR 147 
NOTICES OF VIOLATION, AND SUBMITTAL OF FRAUDULENT APPLICATION 148 
INFORMATION WHEN GRANTING NEW TEMPORARY USE PERMITS FOR 149 
DONATION/RECYCLING DROP-OFF BOXES. 150 
 151 

15. THIS ORDINANCE AUTHORIZES THE CITY TO REMOVE AND DISPOSE OF 152 
ANY DROP-OFF BOX (INCLUDING ITS CONTENTS) WHICH IS 153 
UNAUTHORIZED, UNPERMITTED, OR IS OTHERWISE IN VIOLATION OF 154 
THIS ORDINANCE. 155 
 156 

16. A PROPERTY OWNER SHALL CONTROL THE PERMIT NOT THE PERMITEE 157 
OR DROP BOX OPERATOR/OWNER. AS SUCH, THE OWNER OR 158 
AUTHORIZED AGENT MAY RESCIND THEIR AUTHORIZATION FOR THE 159 
CONTAINER AT ANY TIME AND THE PERMIT SHALL BE REVOKED.  160 
NOTHING IN THIS ORDINANCE PROHIBITS A PROPERTY OWNER FROM 161 
REMOVING AN UNAUTHORIZED/UNPERMITTED OR AN 162 
AUTHORIZED/PERMITTED DROP-OFF BOX.  A PROPERTY OWNER MAY 163 
DECIDE AT ANY TIME TO REMOVE AND DISPOSE OF AN UNWANTED 164 
DROP-OFF BOX. 165 

  166 



 

ARTICLE 14-5 167 

SINGLE-FAMILY 168 

RESIDENTIAL DISTRICTS 169 

R1-43, R1-35, R1-18, R1-12, R1-10, R1-8, AND R1-6 170 

(Ord. No. 93-12, 2011-13) 171 
 172 
 173 
CONTENTS 174 

14-5-1 INTENT 175 

14-5-2 PERMITTED PRINCIPAL USES 176 

14-5-3 PERMITTED CONDITIONAL USES 177 

14-5-4 PERMITTED ACCESSORY USES 178 

14-5-5 PROPERTY DEVELOPMENT GENERAL PROPERTY 179 

DEVELOPMENT STANDARDS 180 

14-5-6 PROPERTY DEVELOPMENT STANDARDS FOR PERMITTED 181 

RESIDENTIAL USES 182 

14-5-7 PROPERTY DEVELOPMENT STANDARDS FOR PERMITTED 183 

CONDITIONAL USES 184 

14-5-8 PROPERTY DEVELOPMENT STANDARDS FOR ACCESSORY 185 

BUILDINGS  186 

14-5-9 EXCEPTIONS 187 

 188 

 189 

14-5-4 PERMITTED ACCESSORY USES 190 

 191 

A. Any accessory use customarily incidental to a permitted principal use. 192 

 193 

B. Off-street parking serving a permitted principal use, in accordance with Article 194 

14-23. 195 

 196 

C. Private garage or carport for storage or parking of vehicles. 197 

 198 

D. Garden house, tool house, ramada, outdoor swimming pool and similar home 199 

recreational facilities; provided that such facilities are used solely by 200 

occupants of the premises and their guests. 201 

 202 

E. Storage or parking of recreational vehicles and utility trailers, in accordance 203 

with Chapter 14 Motor Vehicles and Traffic of the Peoria City Code (1992 204 

Edition). (Ord. No. 98-18) 205 

 206 

F. Guest house or servant's quarters; subject to 14-5-9B. 207 

 208 

G. Home occupation, in accordance with Article 14-3, General Provision, Section 209 

14-3-8, “Homes Occupations,” of this Ordinance.  (Ord. No. 02-85) 210 

 211 



 

H. Where the keeping of horses and other livestock is otherwise lawful, 212 

structures customarily accessory to such use.  The provisions contained 213 

within Article 4-9 of the City Code shall apply to the keeping of horses and 214 

livestock. 215 

 216 

I. Day care for four (4) or less children.  (Ord. No. 93-25) 217 

 218 

J.   Donation/Recycling Drop-Off Boxes as an accessory use to permitted or 219 

conditionally permitted non-residential uses in accordance with Article 14-3, 220 

General Provisions and Section 14-39, Temporary Use Permits, of this 221 

Ordinance. DONATION/RECYCLING DROP-OFF BOXES ARE NOT 222 

PERMITTED ON ANY PROPERTY BEING USED FOR RESIDENTIAL 223 

PURPOSES OR ON VACANT AND/OR UNUTILIZED PROPERTY ZONED 224 

RESIDENTIAL. 225 
  226 



 

ARTICLE 14-9 227 

NON-RESIDENTIAL 228 

DISTRICTS 229 

(Ord. No. 02-68) 230 
 231 
 232 
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CONTENTS 234 

14-9-1 INTENT 235 
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14-9-4 GENERAL REGULATIONS FOR O-1, C-1, PC-1, PC-2, C-2, AND C-3 250 

14-9-5 LIMITATIONS ON USES 251 

14-9-6 PROPERTY DEVELOPMENT STANDARDS 252 

 253 

14-9-3 LAND USE MATRIX 254 

 255 

The following land use matrix (Table 14-9-3) indicates uses which are permitted 256 

outright, conditionally permitted, or prohibited in specific non-residential zoning 257 

districts in the City of Peoria.  The land use matrix is intended to serve as a guide 258 

for the convenience of the user of this zoning ordinance.  Where the text of this 259 

zoning ordinance differs from the land use matrix, the text shall prevail.  In the 260 

event of a specific use not being identified on the matrix, the Community 261 

Development Director or designee(s) shall determine the closest associated use 262 

based on the provisions of this ordinance. The City will permit any accessory use 263 

customarily incidental to a permitted principal use in the same zoning district. 264 

 265 

Table 14-9-3 Land Use Matrix 266 

 267 

LAND USE O-
1 

C-
1 PC-1 PC-

2 
C-
2 

C-
3 

C-
4 

C-
5 BPI PI-

1 I-1 I-2 

    GENERAL INDUSTRIAL & MANUFACTURING - CONTINUED        
Recycling Collection Facility # - - - - - - - - - C C C 



 

Recycling Collection Point - A A A A A A A - - - - 

Donation/Recycling Drop –Off Boxes# - A 
*1 

A 
*1 

A 
*1 

A 
*1 

A 
*1 

A 
*1 

A 
*1 

- 
*1 

- 
*1 

- 
*1 

- 
*1 

             
*1 DONATION/RECYCLING DROP-OFF BOXES ARE NOT PERMITTED ON 268 

ANY PROPERTY BEING USED FOR RESIDENTIAL PURPOSES OR ON 269 

VACANT AND/OR UNUTILIZED PROPERTY ZONED RESIDENTIAL. 270 
 271 
 272 
  273 
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 277 
 278 
 279 
CONTENTS 280 

14-39-1 INTENT 281 

14-39-2 INTERPRETATION 282 

14-39-3 ENFORCEMENT 283 

14-39-4 VIOLATIONS 284 

14-39-5 FEES 285 

14-39-6 NOTICES 286 

14-39-7 EXPIRATION OF APPLICATIONS 287 

14-39-8 REZONINGS 288 

14-39-9 INITIAL ZONINGS 289 

14-39-10 TEXT AMENDMENTS 290 
14-39-11 SITE PLAN REVIEW 291 

14-39-12 CONDITIONAL USE PERMITS 292 

14-39-13 TEMPORARY USE PERMITS 293 

14-39-14 APPEALS TO BOARD OF ADJUSTMENT 294 

14-39-15 ADMINISTRATIVE RELIEF 295 

14-39-16 HILLSIDE APPEALS 296 

14-39-17 DESIGN REVIEW APPEALS 297 

 298 

14-39-13 TEMPORARY USE PERMITS 299 

 300 
A. Intent. 301 

 302 

1. In addition to regulating uses which are permanent in nature, it is the 303 

intent of this Ordinance to provide for certain temporary uses for limited 304 

periods of time.  Allowing temporary uses, as herein provided for, is not 305 

intended to permit uses otherwise prohibited by the Zoning Ordinance or 306 

to allow permanent uses to be established. 307 

 308 

2. The purpose of this Section is to establish the procedures and outline the 309 

review criteria to be used by the Department when considering an 310 

application for a Temporary Use Permit.  All Temporary Uses shall be 311 

conducted so as not to be detrimental to the surrounding properties and 312 

shall be subject to the standards and regulations contained herein.  The 313 

Department shall not grant a Temporary Use Permit until adequate 314 

assurances have been provided ensuring compliance with the provisions 315 

of this Ordinance and all other applicable City codes. 316 

 317 
B. General.  Every Temporary use on private property shall require a Temporary 318 

Use Permit as herein stipulated. Unveil  319 



 

 320 

1. Structures utilized for the Temporary Uses of outdoor sales and/or 321 

displays that exceed seven (7) days in duration shall be limited only to the 322 

following: tents, canopies, and/or membrane structures. (Ord. No. 2012-323 

05) 324 

 325 
C. Permitted Temporary Uses.  The City may grant a Temporary Use Permit for 326 

any of the following uses. 327 

 328 

1. Carnivals, circuses, or similar special events. 329 

 330 

2. Outdoor sales events, such as Christmas tree sales, pumpkin sales, or 331 

similar holiday-related events. 332 

 333 

3. Outdoor sales of consumer permissible fireworks. (Ord. No. 2011-03) 334 

 335 

4. Temporary municipal uses.  (Ord. No. 05-22) 336 

 337 

5. Off-site retail sales of souvenirs, gifts, and food incidental to a sporting or 338 

cultural event. 339 

 340 

6. Tent revival or fellowship meetings. 341 

 342 

7. Craft shows, home and garden shows, festivals, or similar events. 343 

 344 

8. Outdoor concerts, paid admission events, and events involving the 345 

distribution of alcoholic beverages. 346 

 347 

9. Such other uses as the City may deem to be within the intent and purpose 348 

of this Section. 349 

 350 
D. Application.  A property owner or duly authorized agent may submit an 351 

application for a Temporary Use Permit.  APPLICATIONS SHALL INCLUDE 352 

A NOTARIZED LETTER OF AUTHORIZATION FROM THE PROPERTY 353 

OWNER OF RECORD OR A PERSON WHO HAS BEEN GRANTED 354 

WRITTEN AUTHORIZATION BY THE OWNER TO ACT ON HIS BEHALF 355 

GIVING PERMISSION TO HAVE THE SPECIFIED TEMPORARY USE ON 356 

THE PROPERTY. The applicant shall obtain the official application materials 357 

from the Department.  Submittal requirements shall be as outlined on the 358 

official form and any other requirements that the Department deems 359 

necessary to understand the proposal, including Site Plans prepared in 360 

accordance with Section 14-39-11, “Site Plan Review,” of this Article.  The 361 

applicant shall submit the official application and associated materials, 362 

together with the applicable fee, to the Department. 363 

 364 



 

E. Posting.  Temporary Uses which, in the opinion of the Department, meet all 365 

the following criteria shall not require posting: 366 

 367 

1. The use and/or structure complies with all applicable codes and 368 

Ordinances; 369 

 370 

2. The use and/or structure does not interfere with pedestrian access ways, 371 

fire lanes, driveway entrances, or traffic visibility at driveways or street 372 

intersections; 373 

 374 

3. Parking on the property is adequate to serve any existing permanent use 375 

and the temporary use; 376 

 377 

4. The temporary use shall not be conducted between the hours of 10 P.M. 378 

and 7 A.M., excluding Donation/Recycling Drop-Off Boxes; and,  379 

 380 

5. The City Engineer, or designee thereof, approves vehicular access for the 381 

proposed temporary use. 382 

 383 

Temporary uses which, in the opinion of the Department, do not meet all of 384 

the above criteria shall be posted.  For such temporary uses, the City shall 385 

post the subject property within five (5) working days following submittal of the 386 

application 387 

 388 
F. Review and Approval 389 

 390 

1. Application for a Temporary Use Permit shall be reviewed by the 391 

Department who shall approve, conditionally approve, or disapprove the 392 

application. Approval shall be given only when in the judgment of the City 393 

such approval is consistent with the intent and purpose of this Section of 394 

this Ordinance. 395 

 396 

In considering the application, the Department may include, but are not be 397 

limited to, the following conditions: 398 

 399 

a. Regulation of parking, dust control measures, and site lighting. 400 

 401 

b. Regulation of hours of operation. 402 

 403 

c. Regulation of site ingress and egress. 404 

 405 

d. Assurance of compliance with building, fire, electrical, and all other 406 

appropriate codes. 407 

 408 

e. Such other conditions deemed necessary to carry out the intent and 409 

purpose of this Section. 410 



 

 411 

f. All signage proposed for the temporary use or event shall be in 412 

compliance with Article 14-34, “Signs.”  All signage shall obtain a 413 

separate sign permit.  (Ord. No. 04-211) 414 

 415 

2. The Department shall notify the applicant, in writing, of the decision to 416 

approve or deny the application, and shall state any conditions for 417 

approval or reasons for denial in said letter. 418 

 419 

3. Issuance of Permits. To be issued a permit, the applicant shall sign an 420 

agreement with the City stating that within 72 hours of cessation of the use 421 

or expiration of the permit, whichever occurs first, the site shall be restored 422 

to the same condition prior to commencement of the temporary use. 423 

 424 

4. Time Limits and Renewal of Permits.  All Temporary Use Permit approvals 425 

shall be subject to a time limit as set forth by the Department. 426 

   427 

a. Temporary Use Permits for off-site construction yards or residential 428 

sales may be permitted for the duration of the project, or as determined 429 

by the City. 430 

b. Temporary Use Permits for Donation/Recycling Drop-Off Boxes may 431 

be permitted for a renewable duration not to exceed twelve (12) 432 

months, or as determined by the City. EACH RENEWAL REQUIRES A 433 

NEW TEMPORARY USE PERMIT APPLICATION AND FEE. 434 

c. All other Temporary Use Permits shall be limited to a maximum of 435 

thirty (30) consecutive days per event, and the cumulative total of all 436 

Temporary Uses shall not exceed ninety (90) days per calendar year 437 

per lot. Not more than twelve (12) Temporary Use Permits shall be 438 

granted per lot or complex per calendar year.  439 

d. Each occurrence of a Temporary Use and each distinct Temporary 440 

Use on a property shall require separate submittal and approval of a 441 

Temporary Use Permit Application. 442 
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Purpose: 

City of Peoria 

PLANNING DEPARTMENT 

9875 North 85'" Avenue 
Peoria, Arizona 85345 
T 623-773-7601 
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To provide the Planning and Zoning Commission with an update on the Final Draft Sonoran Preservation 
Program and to seek comment, input, and direction on the findings, priorities and recommendations. The goal 
of the program is to identify areas that merit special consideration and then attempt to strategically assemble 
them over time -through acquisition, conservation, partnerships and development cases -- into a meaningful 
network of connected open spaces for a variety of users. 

No Action will be taken on this item. 

Exhibit(s): Sonoran Preservation Program- Executive Summary 
Sonoran Preservation Program - Final Draft of Chapters I to 5 
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Peoria, Arizona covers some of the most beautiful and 
biologically diverse natural desert lands in Maricopa 
and Yavapai counties. The area contains Lake Pleasant, 
located in the foothills of the Hieroglyphic Mountains 
and surrounded by some of the last vestiges of the 
Sonoran Desert in the Phoenix metropolitan area. 

The region is also distinctive from the standpoint that 
two major water courses -the Agua Fria and New 
River - run through the northern portions of the City. 
Along and between the between the river basins is a 
rich reserve of cultural resources. The region's 
Sonoran Desert is also one of the most beautiful, 

unique and fragile environments on the planet. 
Although one of the hottest deserts in North 
American desert, it receives enough rainfall to support 
a diverse and lush environment including the 
distinctive Saguaro Cactus. 

The distinctive beauty of the Sonoran Desert draws 
both residents and tourists to these rugged open 
spaces. This setting- unique ecology and biodiversity, 
significant cultural sites, and beautiful, scenic 
landscapes - that the City of Peoria desires to 
preserve for its citizens and future generations to 
enjoy and appreciate. 

"Provide a high quality living environment, offering a diverse mixture of quality housing opportunities for 

various income levels, accompanied by employment and commercial opportunities that minimize the 

necessity to drive long distances and which are designed for sensitive integration into the desert 

environment. Weaving throughout the planning area w ill be a series of significant active and passive 
desert open space areas that provide wildlife habitat, scenic vistas, recreational and cultural opportunities, 

and enhance the overall quality of life for residents in the planning area and the City of Peoria and which 
will be managed to ensure their use and preservation for future generations." 



0% 

Peoria residents and business leaders recognizes the 
challenge and the importance of planning for an 
appropriate balance in conservation and preservation 
of significant desert lands in balance with future 
growth. The 20 13 Parks and Recreation Needs 
Assessment Survey found that 84% of respondents 
agree or strongly agree with the statement that 
preserving open space and the environment provides 
benefits to their household. The study found that 
households are most willing to fund (up to $1 0/month 
in new taxes): development of additional walking, 
hiking, and biking trails (30%), land purchases to 
preserve open space and green space (26%), and 
purchase land for developing passive facilities (20%) 
- all of which are open space related. 

10% 20% 30% 

PLANNING PROCESS 

The planning process consisted of four primary tasks: 

I. Identify planning area, review available data, 
community needs and trends (Chapter I) 

2. Inventory critical resources (Chapter 2) 

3. Develop goals, criteria, and open space types, then 
prioritize focus areas and projects according to 
community values (Chapter 3) 

4. Match priorities with conservation tools and 
funding sources, and determine land management 
strategies (Chapter 4) 

40% 



EXISTING CONDITIONS 

Founded in 1886 and officially incorporated in 1954, the City of Peoria has 
grown from the original one square mile in Oldtown to a city covering more 
than 173 square miles wit h a Municipal Planning Area of over 233 square miles. 
With a current population of over 160,000, Peoria is one of Arizona's largest 
cities and at build-out will approach half a million people. 

The Sonoran Preservation Program study area focused on the area north of 
Pinnacle Peak Road, consisting of more than 200 square miles. The area 
includes the watersheds of t he Agua Fria River, the New River, and Morgan 
City W ash. The northern portion of the area also contains the foothills of the 
Hieroglyphic Mountains. The southern portion of the master plan area is home 
to small isolated mountains (e.g., Westwing, East Wing and Sunrise Mountains 
along with Calderwood Butte), and low-relief terrain such as fan terraces and 
alluvial valleys. 

Lands within the planning area are owned by a number of landowners, the 
largest of which are federal and state. Most of the BLM land within t he study 
area is undeveloped, though mining and grazing claims may exist. The second 
largest land holder, the Arizona State Land Department (ASLD), is responsible 
for the management of State Lands with a mission" to manage State Trust lands 
and resources to enhance value and optimize economic return for the Trust 
beneficiaries." 

FLOODPLAINS AND WASHES 

There are a variety of stream courses in the planning area, which range from 
minor drainage to primary river corridors. Increased density of riparian 
vegetation provides food and cover for a wide variety of desert wildlife. These 
washes also serve as movement corridors for the larger mammals and provide 
habitat for smaller mammals, reptiles and birds. It is essential to maintain the 
habitat value of these wash areas if the character and environmental quality of 
northern Peoria is to be preserved. 

WILDLIFE 

The So no ran Desert supports an abundance of wildlife that is typical of 
Sonoran Desert habitats. The number of animal species is lowest in t he less 
complex, low-relief habitats in the south and is highest in the topographically 
diverse Hieroglyphic Mountains area. Desert Tortoise (Gopherus agassizii) are 
known to reside within the planning area, and Lowland Leopard Frog (Rana 
yavapaiensis) may be found in permanent waters below elevations of 3,000 feet . 

HISTORIC AND CULTURAL RESOURCES 

There are many known areas of significance within the planning area. Overall, 
cultural sites documented in 709 reports were identified and assigned a 
sensitivity rating based on their scientific value. The majority of these sites (73 
percent) fall within the mid-range sensitivity level and ten percent are of the 
highest sensitivity level, such as village and pueblo sites. 

SCENIC RESOURCES ASSESSMENT 

A primary goal of this master plan is to preserve the natural beauty of Sonoran 
Desert landscapes in northern Peoria and protect the local desert community 
character. Peoria's landscape character was evaluated according to BLM's scenic 
quality rating system to highlight potential conservation opportunities. 



PEORIA OSDSS 
A Decision Support System was developed to identify sensitive lands t hat merit special consideration for 
conservation. The model used over 20 datasets to identify and prior itize areas that merit special consideration 
for protection, and can be updated as prioritization and criteria change over time to meet the changing needs 
of the Cit y. 

OSDSS MODELING PROCESS 

CRITERIA 

Prioritization begins wit h determining which criteria will be input to the model: 

• Cultural Resources: Are t here important cul t ural resou rces in the area? 

• Scenic Q uality: Does the area have 
important scenic qualities? 

• Access: Is the area reasonably 
accessible? 

• Distance: Is the area close to other 
protected areas or parks? 

• Wildlife Habitat: Does the area have 
important habitat values or other 
biological resources? 

• O wnership: Does existing land owner­
ship complicate purchase or manage­
ment, or does it facilitate conservation 
agreements? 

VALUES 
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CULTURAL RESOURCES 

DI STANCE OWNERSH IP 

Inputs to the model include GIS datasets such as wildlife corr idors, wetlands, cultural sites, 
washes , and other variables. These inputs are weighted from 1-10 based on the community's 
values and their level of importance for protection. The City has the ability to continually alter 
weights and criteria to reflect current visions and needs. 

FILTERS 

Final prioritization of potential projects can be accomplished by applying the following filters: 

• Resource Protection, which prioritizes key cultural and historic sites based on their sensitivity. 

• Low/ Minimum Public Cost, which prioritizes lands based on lowest cost to the community 
(dedication, public lands, protected by code). 

Best Value, areas with high resource value for lowest cost. 

• Complete Open Space Program, which combines all three filters . 



A HOLISTIC MODEL 

Traditional models (inset) overlay 
resources to identify localized areas of 
interest, often resulting in isolated 
pockets of conserved lands. The Peoria 
model goes one step further, defining 
contiguous focus areas based on how 
resources relate to one another. As 
seen in the diagram above, this method 
provides a more connected method of 
open space utilization. The system 
focuses on protecting multiple 
resources, their local and regional 
connectivity, and a mosaic of habitats 
and experiences. 

Focus areas are those areas that were 
identified through the model as having 
the highest level of importance for 
protection. Each area is generally 
defined on the Focus Areas map (next 
page) to allow flexibility in the 
development of subsequent 
implementation strategies or 
negotiations. Each of the three open 
space types are represented; the Agua 
Fria corridor is a combination of both 
Natural/Sensitive and Heritage/Culture 
resource considerations. 

Z tD Existing protected areas include dedicated open 
~ ~ space and other non-saleable lands, such as city 
0 r- and regional parks. This plan identifies three [;:; u additional key open space types to meet the 
~ 'tf:. prioritization goals represented in the Vision: 

tC 

V'l Natural/Sensitive, Cultural/Heritage, and Passive/ 
Managed. Each open space type emphasizes certain 
resource types, but may protect other resources 
as well. 

V'l a.. 
L.LJ 
r­
V'l 

z 
0 

~ 
N 
i= 
a::: 
0 
0::: 
a.. 

BLM 

PARK 

Traditional Models 

OSDSS MODEL 

Level of 
Prioritization 

The maps on the following page illustrate the 
values and weights applied to the open space type. 
For example, to identify priority natural/sensitive 
areas, resources such as critical wildlife habitat, 
areas with protected species received the highest 
weighting. 
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NATURAL/ SENSITIVE: Protects areas of general wildlife importance in conjunction with other sensitive 
resources and wildlife corridors. 
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HERITAGE/ CULTURE: Protects sensitive cultural resources and sites. The intent of these areas is to provide 
protection from mining, urban development, and grazing; areas emphasize conservation over public use . 

A/ Major Roads 

A/ Roads .... 
•.r Planning Boundary 

N 

~~ fi'·! ~ 0 0.75 1.5 3 
Miles A Tfi' •~~ · ~·~•·~ • .. 

"' :;; 
w 
w 
C! 

0 
..J 
!!! ... 
:I: 

~ 
:::; 

..J 
w 

w 
> ...; 

..... 0 

"' C! ... o; M 
;! "' 

PHOTO VIEW RD 

MING US RD 

WANDER LN 

HILLS OF HOME RD 

CIRCLE MOUNTAIN RD 

HONDA BOW RD 

KAWAY HILL S RD 

DESERT HILLS RD 

JOYRANCHRD 

CLOUD RD 

CAREFREE HWY 

DOVE VALLEY RD 

LONE MOUNTA IN RD 

TE BL 

RD 

DEER VAL LEY RD 

BEARDSLEY RD 

UNION HILLS DR 

BELL RD 

GREENWAYR D 

NOR lHERN AVE 
w w 
> > ...; < 
:I: :I: GLENDALE AVE ..... ..... .., ... Copyright:© 2009 ESRI ... <D 



<( -a:: 
0 
w 
"­
LL 
0 
>-
1--u 
w 
I: 
1-
a:: 
0 
LL 
«<) 

<( 
w 
a:: 
<( 
«<) 

::J 
u 
0 
LL 

z 
0 -
~ 
~ 
w 
«<) 

w 
a:: 
"­
z 
<( 
a:: 
0 
z 
0 
«<) 

PASS IVE/MANAGED: Emphasis on protecting important viewsheds; also provides opportunity to experience 
natural environment and isolation from urban development. This category also identifies key managed recreation 
areas identified through other agencies or the City's Parks, Recreation, Open Space and Trails Master Plan. 
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LAND CONSERVATION AND FUNDING STRATEGIES 
Despite the strong policy basis for land conservation found in City plans since the late 1990s, the City has been 
challenged to put in place a reliable funding source to acquire and steward open space lands. The five tools 
pursued by the City to date are I) land dedication requirements found in the Hillside Ordinance and the Desert 
Land Conservation Overlay (DLCO), which requires high value open space to be set aside or dedicated by 
developer as part of the development approval process, 2) revenues from open space bonds, 3) revenues from 
the City's open space development impact fee, 4-5) revenues from the state Growing Smarter program and 
Arizona Heritage Fund. 

As a results of recent legislative changes, these dedicated impact fees for these programs do not exist. The 
remaining funding for land conservation is inadequate to assemble an inclusive and ecologically viable network 
of conservation areas. In addition, the Federal Land and Water Conservation Fund, State Lake Improvement 
Fund, Environmental and Conservation grant funds and Historic Preservation programs recently have been 
eliminated or diminished. The cumulative effect is a major loss of funding resources for conserving Peoria's rich 
cultural, natural and recreational resources. Peoria now relies almost solely on one tool, private land open 
space dedications through the Hillside and 
DLCO entitlement process which can only 
be applied in specific and somewhat limited 
circumstances. 

The master plan defines a three-fold 
strategy: I) cooperative agreements with 
Federal and County agencies for lands 
north of State Route 74; 2) coordination 
and cooperative planning of State Land 
parcels that contain natural, scenic, and/or 
significant cultural sites; and 3) discussions with willing private land owners to obtain conservation easements, 
dedications, or acquisitions for identified significant parcels or portions thereof. 

All of this will be accomplished in partnership with other departments, agencies, interest groups, and active 
citizen involvement. 

RECOMMENDED CONSERVATION STRATEGIES 

I. Mandatory Dedication of Open Space 
through DLCO 

2. Urban Growth Boundary 
3. CEs or PDRs 
4. Saleback or Leaseback 
5. Fee Simple Acquisition 
6. Land Exchange 
7. Donation 

I. Reclassification as API lands and Fee 
Simple Acquisition 

2. Revise Future Land Use Designations and 
Density Transfers 

RECOMMENDED FUNDING SOURCES AND STRATEGIES 

I. Dedicated Sales Tax or property tax 
2 . Open Space Bonds 
3. Property Assessments I Special Districts 
4. General Fund Taxes 
5. Local Government Partnerships 
6. Federal. state, and non-profit grants 
7. Capital Campaigns, Corporate 

Donations, and Gifts (individual, planned, 
memorial) 

I. Volunteer and In-Kind Services 

2. Dedicated Sales or Property Tax 
3. Federal , state , and non-profit grants 
4. ASLD Partnerships and Intra-Agency 

Staff Consulting 
I. Volunteer and In-Kind Services 

I. R&PPAct 
2. Fee Simple Acquisition 

I. R&PPAct 
2. Dedicated Sales or Property Tax 
3. Federal, state, and non-profit grants 
4. BLM Partnerships and Intra-Agency Staff 

Consulting 
5. Volunteer and In-Kind Services 



POTENTIAL PROJECTS 

A variety of potential 
conservation projects has been 
identified, Several examples are 
listed below: 

• Continuing efforts to protect 
and enhance the Agua Fria 
corridor 

• New River Dam Regional Open 
Space 

• Agricultural land protection 

• Black Mountain Open Space 

• Calderwood Butte Open Space 

• Prince Mountain Open Space 

All conservation strategies would 
rely on a sustainable funding 
stream from a diversity of sources 
- some mechanisms will likely 
require voter approval. The good 
news is that open space 
preservation measures 
demonstrate strong voter support 
in Arizona. Out of 27 ballot 
measures in Arizona since 1988, 
95% have passed. The use of a 
dedicated sales tax is the 'work 
horse' of most programs in 
Arizona and other nearby states 
such as Colorado. 

A dedicated consistent funding for 
long-term acquisition, capital 
improvement, and maintenance 
efforts. Recently, voters in 
Scot tsdale passed 0.15 percent and 
0.20 percent sales taxes that are 
estimated to yield up to $500 
million over a 30 year period. A 
variety of Arizona local 
governments, including Prescott, 
Phoenix, Coconino County and 
others have implemented a sales 
or property tax dedicated to land 
conservation and related pu rposes. 
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CONTACT 
City of Peoria 
Planning and Community Development Department 
9875 North 85th Avenue 
Peoria, Arizona 85345 
Phone 623.773.760 I 

Chris Jacques, Planning and Community Development Director 
Chris.jacques@peoriaaz.gov 
623.773.7200 

Shawn Kreuzwiesner, Engineer·ing Planning Manager 
Shawn.kreuzwiesner@peoriaaz.gov 
623.773.7643 


	3C-cu14-0008 PZ packet.pdf
	CU14-0008_AT&T TAG Trilogy_Staff Report
	CU 13-0008
	Applicant:
	AT&T Mobility
	Request:
	Proposed Use:
	AT&T wireless communication facility
	Location:
	West of the intersection of Vistancia Blvd. and Trilogy Blvd.
	Size of Facility:
	An approximately 17,558 s.f. parcel with a 20’x15’4” equipment enclosure.

	Support / Opposition:
	As of the date of this printing, Staff has not received any written or verbal support or opposition to this proposal.

	Recommendation:
	Approve, with conditions.

	Area Context
	Project Description
	Request and Development Details

	Discussion and Analysis
	Applicability
	Analysis
	Noticing and Neighborhood Comment
	Proposition 207

	Findings and Recommendation

	CU14-0008_EX A_vicinity map
	cu14-0008_ex b_zoning map
	CU13-0008 EX C site plan reduced
	CU14-00008 EX D Color Elevations reduced

	4C-CU14-0014_Express Oil Change PZ report_reduced.pdf
	CU14-0014
	Applicant:
	Cawley Architects, Inc.
	Request:
	Proposed Business:
	Express Oil Change & Service Center 
	Location:
	North of the northwest corner of 83rd Avenue and Thunderbird Road
	Size of Facility:
	4,325 square foot building on a 30,465 square foot vacant lot

	Support / Opposition:
	As of the date of this printing, Staff has not received any written or verbal support or opposition to this request.

	Recommendation:
	Approve, with conditions.

	Area Context
	Project Description
	Request and Development Details

	Discussion and Analysis
	Applicability
	Compatibility with Surrounding Land Uses
	Special Limitations
	Noticing and Neighborhood Comment
	Proposition 207

	Findings and Recommendation
	 The request is consistent with the applicable codes, standards, and guidelines; and


	5C-CU14-0012_P&Z Combined_Reduced.pdf
	CU14-0012_Brake Masters_ Staff Report
	CU14-0012
	Applicant:
	Brake Masters Diagnostic and Repair 

	Request:
	Obtain a Conditional Use Permit for an automotive diagnostic and repair center in the existing Lake Pleasant Pavilions commercial center.

	Proposed Use:
	Automotive Diagnostic and Repair 

	Location:
	Located on Pad 6 of the Lake Pleasant Pavilions commercial center located west of the SWC of Happy Valley Parkway and Lake Pleasant Parkway

	Site Area:
	Approximately 32,00 square feet 

	Support / Opposition:
	As of the date of this printing, Staff has not received any written or verbal support or opposition to this proposal.

	Recommendation:
	Approve, with conditions.
	Land Use Context
	Project Description
	Request and Development Details

	Discussion and Analysis
	Noticing and Neighborhood Comment

	Recommendation



	Exhibit A brake masters_Vicinity map.pdf
	Exhibit B brake masters_zoning map
	Exhibit C brake masters_Project Narrative
	Exhibit D brake master site plan_elevations map

	6C-CU14-0017_ACT Glass_PZ Report_reduced.pdf
	CU14-0017
	Applicant:
	Chris Spencer, ACT Glass, Inc.
	Request:
	Proposed Business:
	ACT Glass, Inc. 
	Location:
	8615 W. Kelton Lane, Suite 305 located south and east of the southeast corner of 87th Avenue and Kelton Lane.
	Size of Facility:
	Approximately 9.6 gross acre site, 4,315 square foot suite in an existing building.

	Support / Opposition:
	As of the date of this printing, Staff has not received any written or verbal support or opposition to this request.

	Recommendation:
	Approve, with conditions.

	Area Context
	Project Description
	Request and Development Details

	Discussion and Analysis
	Applicability
	Analysis
	Noticing and Neighborhood Comment
	Proposition 207

	Findings and Recommendation
	 The request is consistent with the applicable codes, standards, and guidelines; and


	8R-CU14-0009 pz packet reduced.pdf
	CU14-0009_Grand Ave Station_Staff Report
	CU 14-0009
	Applicant:
	Luke Land Realty
	Request:
	Proposed use:
	Automotive repair facility and tire shop
	Location:
	Northeast corner of 75th Avenue and Olive Avenue, 7410 W. Olive Avenue.
	Size of Facility:
	Existing approximately 2,980 s.f. building on a 29,577 s.f. site

	Support / Opposition:
	Staff received several calls in opposition to this request.

	Recommendation:
	Approve, with conditions.

	Area Context
	Project Description
	Request and Development Details

	Discussion and Analysis
	Applicability
	Compatibility with Surrounding Land Uses
	Noticing and Neighborhood Comment
	Proposition 207

	Findings and Recommendation
	 The request is consistent with the applicable codes, standards, and guidelines; and


	cu14-0009_ex a_vicinity map
	cu14-0009_ex b_zoning map
	CU14-0009 EX C site plan
	CU14-0009 EX D elevations reduced
	CU14-0009 EX E Citizen Participation Report

	9R-TA14-0001_P&Z Comobined.pdf
	TA14-0001_Donation Drop Box_Staff Report 11.13.14
	TA14-0001
	Applicant:
	City of Peoria

	Request:
	Support / Opposition:
	As of the date of this printing, staff has not received any comment in support or opposition to this amendment.

	Recommendation:
	Approve as requested.
	Background
	Discussion and Analysis
	Findings and Recommendation
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