
PLANNING AND ZONING COMMISSION MINUTES 
CITY OF PEORIA, ARIZONA 

CITY HALL, COUNCIL CHAMBER 
APRIL 17, 2008 

 
A Regular Meeting of the Planning and Zoning Commission of the City of Peoria, Arizona, 
convened at 8401 W. Monroe Street, Peoria, AZ in open and public session at 6:32 p.m. 
 
Members Present: Chair Greg Loper, Vice Chair Veda McFarland, Commissioners Kenneth 
Compton, John Gerard, Michael Worlton, Marc Melbo, William Louis and Anne Wojcik. 
 
Members Absent:  none 
 
Others Present:  Ellen Van Riper, Assistant City Attorney, Glen Van Nimwegen, Community 
Development Director, Steve Prokopek, Economic Development Director, Maher Hazine, 
Assistant City Engineer, Chris Jacques, Acting Planning Manager, Rob Gubser, Senior Planner, 
Adam Pruett, Senior Planner, Monique Spivey, Associate Planner, Melissa Zechiel, Planning 
Technician, Cody Gleason, Planning Technician, Bev Parcels, Planning Assistant and Cathy 
Griffin, Executive Assistant. 
 
Opening Statement:  read by Chris Jacques. 
 
Final call for speaker request forms. 
 
Audience:  Approximately 65. 
 
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:  approve the absences of Commissioners John Gerard, 

William Louis, and Anne Wojcik from the April 3, 2008 meeting.  
 
2C MINUTES:  approve the minutes of the Regular Meeting held April 3, 2008 
 

3C CU08-02:  Rubio’s Fresh Mexican Grill located at the SWC Lake Pleasant Parkway & 
Happy Valley Parkway, a Conditional Use Permit to allow the addition of a 412 square 
foot enclosed patio area for outdoor dining. 

 
Commission Action: Commissioner Compton moved to approve the Consent Agenda items. 
The motion was seconded by Commissioner Gerard and upon vote, carried unanimously. 
 
REGULAR AGENDA 
 
NEW BUSINESS, PUBLIC HEARINGS and/or ACTION: 
 
Citing a conflict of interest, Commissioner Mark Melbo recused himself from the proceedings 
relating to items 4R – 6R. 
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4R PUBLIC HEARING – GPA08-03: The City of Peoria is requesting a minor amendment to 

the Peoria General Plan to modify descriptive information for the Public/Quasi-Public 
Land Use designation to allow the flexibility to provide land for a proposed public medical 
facility.  

 
 Staff Report:  presented by Chris Jacques, Acting Planning Manager. 
 
 Public Comment: none 
 

Commission Action:  Commissioner Louis moved to recommend approval to the City 
Council to amend the Peoria General Plan to modify descriptive information for the 
Public/Quasi-Public Land Use designation to allow the flexibility to provide land for a 
proposed public medical facility. The motion was seconded by Commissioner Gerard 
and upon vote, the motion carried unanimously. 
 

Agenda items GPA 08-04 and Z08-04 were presented together. 
 
5R PUBLIC HEARING – GPA08-04: TAMM Development, LLC and McDowell Enterprises, 

LLC, represented by Iplan Consulting, is requesting a minor amendment to alter the 
current Peoria General Plan Land Use designation for 48.16 gross acres from Low 
Density Residential (2.0 du/ad to 5.0 du/ac, target of 3 du/ac) to Public/Quasi-Public. 
The property is generally located north and west of the northwest corner of Yearling 
Road and Lake Pleasant Parkway and is more particularly described as Maricopa 
County Assessor Parcel Numbers (APN) 201-17-004V, 201-17-019, 201-30-151, 201-
30-127A, and 201-30-150.  

 
 Staff Report:  presented by Chris Jacques, Acting Planning Manager and Steve 

Prokopek, Economic Development Director. 
 
 Mario Mangiamele, Iplan Consulting representing the applicant, Tamm Development 

LLC and McDowell Enterprises, LLC, reviewed key elements also presented during the 
staff report. 

 
 Stephen Wen, SWA Architects, reviewed the conceptual site plan. 
 
 Dr. Tim Johns, explained how the Gilbert Regional Hospital operates differently from 

other hospitals, i.e., locally owned and operated, exceptional retention of staff and the 
many benefits to the community they provide. 

 
 Public Comment: 
 
 Note:  26 letters of opposition and 14 letters in support of the hospital were distributed to 

the PZ Commissioners. 
 
 Phil Denaro, Jr., stated his opposition to the hospital at this location.  At the 

neighborhood meeting, there was 99% opposed to this project at this location.  This 
would be placing a commercial project in a residential area.  Follow the General Plan.  
This commercial project needs to be on Happy Valley Road and the 303. 
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 Don Brazie, stated he is in favor of this project.  The area is growing quickly and a 

hospital at this location would benefit the area.  The noise level is reasonable.   
 
 Bryan Turner, stated he is not in favor of this project.  He questioned the sound decibels 

quoted for the noise level of the helicopter.  Somewhere along the 303 that would not 
impact residential would be a more logical location for a hospital.  This does not fit the 
General Plan. 

 
 Michael Heiser, stated he is within 600 feet of this location and was not included in the 

neighborhood meeting.  He recommends postponing approval of this until further 
information is acquired.  There is no noise abatement procedure to deal with the 
helicopter noise.  The 303 and Lake Pleasant would be a better site.  He also questions 
if Luke Air Force Base would appreciate helicopter flights within their flight path. 

 
 Charles Mare, stated he is in favor of the hospital.  Due to the growth of this city, we do 

need emergency care in this area.  He stated that based on his experience, hospital 
increases property value and is a good neighbor.  He encourages the Commission to 
approve this zoning change. 

 
 Roy Bade, developer of Plaza Del Lago project and a lot owner in West Wing is in 

support of this project. 
 
 Kevin Sheahan, stated he would ask the Commission to vote against the project.  When 

he purchased his home 3 years ago, he had no idea that a project such as this could be 
built at this location.  He also stated his concerns that property values would go down 
due to this project, impact of traffic due to a 24/7 operation, and the noise.  This would 
be the first of other commercial type projects that would further impact residential zoning. 

 
 Jerry Luther, stated that his recommendation is to build the hospital off the 303.  He 

stated his concerns on when the hospital needs to expand, and what the height of the 
building may become in the future.  He also stated his concerns on the noise of the 
helicopter, Lake Pleasant Parkway becoming more like a freeway.  Mr. Luther feels this 
is a major change in the General Plan. He also asked that if the helicopter picked up a 
dying person on Lake Pleasant Parkway, wouldn’t they bring that patient to this location?   

 
 Carter Williams, stated that he is opposed to the hospital.  He questioned the 65 

decibels of the helicopter noise at 1000 feet.  What happens when it’s closer to the 
ground?  He stated that he can get to the other hospitals in the area within 15 minutes.   
The Doctor mentioned a 170,000 square foot expansion in Gilbert, is that going out or 
up?  Mr. Williams stated that he contacted the developer of Stonebridge and he stated 
that if the hospital is approved, he too, will apply for re-zoning for higher density. 

 
 Jacki Ruiz, agrees that hospitals are good neighbors, and likes the idea of the 

professional positions in the area.  She stated that she supports the project. 
 
 Mike Oliver, stated that he is opposed to the hospital.  He has a lot in La Strada and 

fears the decrease in property value.  Mr. Oliver stated that he represents the Yoders 
and they do own a lot in La Strada and are opposed to the location of the hospital.  The 
City of Peoria has invested in making Lake Pleasant a scenic view and this was because 
it’s not a major artery.  He asked the Commission to request staff to do more research 
for a better site for the hospital.  
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Mike Spector, asked how many of the Commissioners live in the neighborhood.  The 
neighborhood meeting did not include over 500 houses that are just past the 600 foot 
notification area.  There are a lot of neighbors not included in the process. 

 
 Gerald Fitzgibbons, stated that he is opposed to this project.  He doesn’t want the noise 

or other things that a hospital may bring.  He stated that the City of Peoria takes the 
General Plan and uses it to make money.  He wants the City of Peoria to respect what 
the citizens want. 

 
 Sal Abbate, stated that he purchased 2 properties in La Strada in excess of 2 million 

dollars. Prior to purchasing that property, his attorney checked the General Plan to verify 
what was going in the area. He continued by saying he was about to submit custom 
home plans for a home valued over 4.2 million when he received the notice for the 
change in the zoning.  This is a great hospital, but the location is wrong.  Why try to 
squeeze it in at this location?  He proposes that the City help the applicant find a 
different location.  Don’t change the General Plan. 

 
 James Velletta, represents the La Strada Homeowners Association.  It appears a rush to 

judgment by staff.  He stated he has never seen anything like this. The applicant is not 
responding to the neighborhood.  Mr. Velletta feels this is a major amendment and 
should have been presented to the neighborhood earlier.  The unique nature of Lake 
Pleasant Parkway would not longer be unique with this project. 

 
Kent Xander, owns 20 acres known as Stonebridge Ranch, and stated he is in favor of 
this project.  Mr. Xander stated that about 4 years ago he proposed a project meeting 
the General Plan at a density of 3 units per acre on 68 acres and the same individuals 
opposed that also.  So, what does the neighborhood really want? 

 
Stephen Jackson, an attorney representing Phil Denaro, Sr., stated that they oppose the 
hospital at this location.  Mr. Jackson stated that it is up to the Commissioners to decide 
if this is the right location for a hospital.  This is not part of the General Plan, and feels 
this a major change for this area.  Stated that this project is more dense than what is in 
the commercial area at Happy Valley and Lake Pleasant. 
 
Susan Lyon, also known as Susan Denaro, President of the La Strada Homeowners 
Association, asked why if a bed shortage was identified 3 years ago, it has taken this 
long to reach a wrong conclusion.  Ms. Lyon went on to say that one of the reasons 
there is a lack of medical facilities in this area is because there has been a lack of office 
to house them.  Within 3 months, 100,000 sq. ft. of office space will be available.  Today, 
there is 32,000 sq. ft. available and another 40,000 sq. ft. in the planning stage.  Think 
about a medical corridor location that a hospital can anchor.  
 
Note: There were a total of 18 speakers, of which 13 opposed and 5 supported the 

hospital at this location. 
 
Dr. Johns responded that a critical accident patient would not be brought to this hospital.  
It will not be a level one trauma hospital.  The noise issue, the flight plan for the hospital 
is preliminary study.  A much more in-depth study will be provided for site plan review. 
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In regards to the expansion question, Mr. Johns stated that they like this site because it 
has the ability to allow horizontal expansion.  Mr. Johns also stated he feels this is a 
good location for the transition of the commercial area into residential.  He also stated 
that he feels that they have a good plan to address all the concerns of the neighbors. 
 
Commissioner Worlton, helipad will come back before the Commission as a Special Use 
permit? Mr. Jacques stated that is correct. 
 
Commissioner Wojcik asked if other sites had been considered.  Dr. Johns responded 
that they had looked at dozens of sites with analysis and at the end of the process, this 
is the site that was selected as best for the area.  
 
Public Hearing was closed. 
 
Vice Chair McFarland stated that notice of the neighborhood meeting was prominently 
posted in the local paper and at the site.  Ms. McFarland stated that she is very happy 
that there is going to be a hospital located in the area.  She went on to discuss property 
values and this project is doable and that there are already helicopters that fly in the 
area.   
 
Commissioner Worlton asked staff if there was originally designed a site for a hospital 
like this.  Steve Prokopek, Economic Development Director, responded that there were 
general areas designed as a site for a hospital and this was one of them.  We feel this 
project will fit what the community needs today.   
 
Commissioner Worlton asked Maher Hazine, Assistant City Engineer, questions 
regarding traffic impact analysis for this facility. Mr. Hazine stated that a conceptual 
traffic analysis was performed for this site, based on a build-out condition of 
approximately 10-15 years.   
 
Commissioner Worlton asked Mr. Jacques to explain the difference between a minor 
and a major General Plan amendment. 
 
Mr. Jacques explained that State law requires that each community define what 
constitutes a major amendment.  They both have to go before the Planning and Zoning 
Commission and the City Council. The difference is a major amendment requires two 
meetings before the Planning and Zoning Commission.  Major amendments require a 
two-thirds majority vote, versus a minor amendment which requires a simple majority 
vote.  Within the General Plan there is an 80 acre minimum requirement that constitutes 
a major amendment. 
 
Commissioner Worlton also asked staff what they have done to address the concerns of 
the citizens from the neighborhood meeting and what’s been done to help those against 
the hospital to “get on board”. 
 
Mr. Jacques explained that through the PAD and the stipulations, staff tried to address 
their concerns.   
 
Commissioner Gerard discussed the General Plan as a document that can be changed.  
Commissioner Gerard went on to discuss this application for this site and the benefit to 
the community as a whole.   
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Chair Loper asked staff about the special use permit process for the heliport.  He then 
discussed the fact that this case would go before City Council regardless of the decision 
made tonight.  And he informed the applicant that when the heliport comes before the 
Planning and Zoning Commission as a special use permit, he would like to know why it 
is being placed on the second floor rather than at ground level.  Chair Loper also 
requested that the applicant go beyond the “600 foot rule” when working with the 
neighborhood.  He also stated that the site plan review will involve the community also.   
 
Chair Loper stated that the number one concern he heard tonight from the speakers was 
on the helicopter noise and the applicant should address those concerns during the 
special use permit process. 
 
Commission Action:  Commissioner McFarland moved to recommend approval of case 
 GPA08-04 to the City Council to amend the Peoria General Plan Land Use designation 
for 48.16 gross acres from Low Density Residential to Public/Quasi-Public. The motion 
was seconded by Commissioner Louis and upon vote, the motion carried by a 5 to 1 
vote. 

 
6R PUBLIC HEARING – Z08-04: TAMM Development, LLC and McDowell Enterprises, 

LLC, represented by Iplan Consulting is requesting to rezone approximately 48.16 gross 
acres from the current Bella Casa Planned Area Development (PAD) zoning district to a 
new Planned Area Development (PAD) to permit a regional medical facility. The property 
is generally located north and west of the northwest corner of Yearling Road and Lake 
Pleasant Parkway and is more particularly described as Maricopa County Assessor 
Parcel Numbers (APN) 201-17-004V, 201-17-019, 201-30-151, 201-30-127A and 201-
30-150.  
 

 Staff Report:  presented by Chris Jacques, Acting Planning Manager, during agenda 
item 5R. 

 
 Public Comment:  see 5R. 
 

Commission Action:  Commissioner Gerard moved to recommend approval of Z08-04 
to City Council to rezone approximately 48.16 gross acres from the current Bella Casa 
Planned Area Development to a new Planned Area Development to permit a regional 
medical facility. The motion was seconded by Commissioner Louis and upon vote, the 
motion carried by a 5 to 1 vote, with the following stipulations: 

 
1. The development shall conform to the Peoria Regional Medical Center Planned Area 

Development (PAD) Standards and Guidelines Report revised April 9, 2008. 
2. The Conceptual Elevation and Site Plans contained within the PAD are intended as 

illustrative in nature and shall be modified as necessary to conform to Zoning, Design 
Review, Infrastructure and other specified City requirements, including any requirements 
arising from the reports and plans required below. 

3. The Developer shall provide an updated Native Plant Inventory and Preservation Plan 
(Salvage Plan) with the Site Plan submittal.  The preservation and/or relocation of 
salvageable protected plants as defined in Article 14-22B (“Desert Lands Conservation 
Overlay”) shall be integrated into the landscape concept for the campus. A Native Plant 
Permit will be required prior to the removal of any protected plants. 
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4. The Developer shall provide a Restoration Plan with the Site Plan Review for any areas 

disturbed within the 404 wash.  The restored area shall be re-vegetated to its 
predevelopment condition (utilizing native plant types arranged and placed at a density 
matching the immediate area). 

5. The heliport shall be subject to the issuance of a Special Use Permit in accordance with 
Article 14-41 of the Peoria Zoning Ordinance. The Developer shall provide 
documentation of Federal Aviation administration (FAA) approval of the heliport prior to 
issuance of the Special Use Permit. 

6. A Noise Impact Analysis shall be prepared and provided with the Special Use Permit for 
the heliport.  

7. The Developer shall provide a Photometric Study with the Site Plan Review submittal. 
8. The residential landscape buffers (west and north) identified in the PAD shall be installed 

within the initial phase of this project. 
9. The Developer shall conduct a neighborhood meeting on the proposed Site Plan prior to 

the second (2nd) submittal (Site Plan Review). The developer shall provide notice of the 
neighborhood meeting in accordance with the provisions outlined in Section 14-39-6.E of 
the Zoning Ordinance. 

10. The developer shall provide a ten-foot wide (10’) stabilized decomposed granite (or 
equivalent) trail along the west side of the 404 wash through the site and must align and 
connect with the existing and/or planned trail extensions to the north and south of the 
project.  The trail may be located within the specified erosion control setback.  The trail 
shall be constructed within the initial phase of the project. 

11. A dedicated public access easement (15’-20’ in width) shall be provided over the trail.  
The property owner or lessee shall be responsible for the all landscape and trail 
maintenance within the easement. 

12. It is preferred that all trail road crossings be at-grade. However, should an under 
crossing be required, the minimum clearance shall be 12-feet in height.  Equestrians 
shall not be prohibited from accessing the trail. 

13. The Developer shall design and construct an eight foot wall along its northern, western, 
and southern limits adjacent to residential uses.  This wall shall be designed to either 
replace any existing walls with the approval of the adjacent property owners or may be 
constructed adjacent to any existing walls as approved by the City.  The design shall 
insure that any wall construction will not become an alley nor a collector of debris. 

14. A Master Drainage Report shall be approved prior to Site Plan approval.  
15. The developer shall submit a site-specific Drainage Report for each Site Plan/Phase in 

conformance with the approved Master Drainage Report. 
16. The Master Drainage report must reflect any proposed phases and must demonstrate 

that each phase of development is retaining 100% of the peak flow and volume of runoff 
from the 100-year, 2-hour duration storm event. In the event that site geologic and 
topographic conditions does not allow for such a requirement, the developer may apply 
for a waiver from the City Engineer’s office. If granted, the requirement to retain the 100-
year 2-hour runoff volume may be waived; however, the post-development peak 
discharge leaving the site can not exceed predevelopment Peak Flow and Volume 
conditions. In addition to the 100-year event, the effects of more frequent events (2- 10-, 
and 50- year events) must be determined and mitigation for any down stream impact 
must be provided for.  

17. Street drainage shall conform to the City of Peoria Street Drainage Policy outlined in the 
Engineering Development Design Guide.  Specifically, flow within the street section of 
the right-of-way shall be designed to carry a maximum 100-CFS; a storm drain system is 
required when that capacity is exceeded with discharge of such a system to an approved 
facility. 
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18. The developer may not construct any crossings that will be designed for less than the 

100-year storm capacity or will permit overtopping of such during a storm event. 
19. The developer shall delineate any limits of water surface elevations in drainage features 

resulting from the 100-year storm event. These limits shall be reflected on the Site Plan, 
Civil Plans and Final Plat. This does not include any limits of water retained as part of 
the onsite retention requirements. 

20. All floodplains (FEMA designated or not) must be shown on the Site Plan(s) and Final 
Plat. 

21. No structure shall be constructed within the limits of any floodplain regardless of the 
designation by FEMA.  Any modification to existing FEMA designated floodplain shall be 
pre-approved by FEMA via the CLOMR process through the City of Peoria Engineering 
Department. Any modification to any other floodplain shall be pre-approved by the City 
of Peoria Engineering Department. 

22. All construction activities within the State of Arizona must comply with the AZ Pollutant 
Discharge Elimination System (AZPDES) rules and regulations as a minimum standard, 
in addition to City-established criteria. 

23. The wash will remain undisturbed except for roadway crossings, utility crossings, or 
building piers / foundations. The project will provide an erosion hazard setback based on 
the State Standard Level 1, 2 or 3 analyses per State Standard (SS5-96). 

24. The developer shall obtain approval of a Final Master Traffic Impact Analysis (TIA) 
prepared in accordance with the City’s Traffic Impact Study Criteria prior to any Site Plan 
approvals.  Additional TIA for each phase of development may be required by the City 
Engineer to provide recommendations for the interim traffic conditions. 

25. The developer will make such right-of-way dedications and adopt such roadway sections 
that the City will require based on the City’s review of the TIA submitted at Site Plan 
Review. 

26. The Developer shall dedicate the required right-of-way and construct full and half street 
improvements where necessary to serve this project as determined by the City Engineer 
and in accordance with an approved Phasing Plan. 

27. The right-of-way dedications and roadway sections will be determined based on the City 
Standards that are in effect at the time of the Site Plan approval process. 

28. The Developer shall dedicate an 8’ PUE outside of the required ROW or private roadway 
tract.  No walls or retention shall be allowed within the PUE. 

29. The Developer shall construct any additional necessary improvements along Lake 
Pleasant Parkway (LPP) and Yearling including all deceleration lanes as detailed in the 
approved TIA. 

30. The Developer shall be responsible for the design and construction of any and all signals 
at Lake Pleasant Parkway. 

31. This development shall be limited to a single median break with a ½ signal off of Lake 
Pleasant Parkway to be located no closer than one-quarter (1/4) mile from any adjacent 
existing or proposed signalized intersections or as approved by the City Engineer. 

32. A Phasing Plan for access locations, roadway, drainage and utility improvements must 
be reviewed and approved by the City of Peoria Engineering Department prior to Site 
Plan approval.  

33. The Developer shall prepare a Master Utility (Water and sewer) Plan reflecting any 
required utility improvements. The utility improvements shall address both water and 
sewer demands for the site including fire flows as outlined per City of Peoria criteria. 

34.  The developer must obtain approval by the Utilities Department of the design and 
location of any water, wastewater, or reclaimed water (if needed) infrastructure prior to 
construction of such infrastructure.  Where ever in these conditions infrastructure is 
required to be dedicated to the City, the underlying real property interest must be 
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conveyed to the City as well. The Developer will be required to convey the land in fee to 
the City for public water treatment facilities, public booster stations, water storage tanks, 
public wastewater lift stations and any other such infrastructure. Potable water lines, 
sanitary sewer lines and non-potable water lines will be placed in easements dedicated 
to the City for access and maintenance. 

35. Public water and sewer lines located outside of right-of-way shall be located in 
easements dedicated for that use and shall comply with the City’s minimum 
requirements.  Easements shall be dedicated at no cost to the City. The City at its own 
discretion may require such easements for public water and sewer lines to be located 
within designated roadway cross-sections and or tracts. 

36.  The developer must design, construct, and dedicate the water infrastructure 
requirements (pipelines, boosters, storage, production & treatment facilities, etc) as 
necessary based on the City requirements. 

37. If required, the Developer shall acquire off-site easements or property as needed to 
construct the utility improvements needed to service this site. 

38. Preliminary findings indicate that the existing water and waste waterlines near the 
project boundaries can be extended to the project to serve the project. The extension of 
these lines is the responsibility of the Developer. 

39. The Developer shall construct a water sampling station on this site as part of the water 
infrastructure requirements. 

40. This development shall accept the existing off-site flows from the north and the west and 
allow them to flow through the site, routing them to the adjacent roadway as quickly as 
possible.  This may result in wall openings and drainage easements on individual lots. 

41. This project must provide a water and sewer stub in a 50’ foot tract to the development 
to the north in the first phase. 

42. The Development is responsible for payment of all current repayment zones.  There is 
currently a repayment on Lake Pleasant Parkway for roadway, ROW, and waterline 
improvements.  There will be a repayment for the half-street of Yearling and the 
proportionate share of the signal at Yearling and Lake Pleasant Parkway.  All 
repayments will be paid to the City by the developer prior to any permits being issued for 
the site. 
 

CALL TO THE PUBLIC FOR NON-AGENDA ITEMS:  NONE 
 
REPORT FROM STAFF:  Mr. Jacques reminded the Commissioners that the next meeting on 
May 1 would begin at 7:00 p.m.  Mr. Jacques also explained the Design Review Manual will be 
on the next agenda for the review of the Planning and Zoning Commission. 
 
REPORT FROM THE PLANNING AND ZONING COMMISSION:  Commissioner Worlton 
asked if there was a better way to address the concerns of those citizens that attended the 
neighborhood meeting.  Mr. Jacques explained how staff did try to address those concerns 
within the stipulations.  Mr. Van Nimwegen also discussed how staff has tried to address the 
concerns. 
 
ADJOURNMENT: There being no further business to come before the Planning and Zoning 
Commission, the meeting adjourned at 9:34 p.m. 
 
 
 
__________________________    ______________________ 
Greg Loper, Chair      Date Signed 


