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Planning and Zoning Commission 
Meeting 
Notice & Agenda 

Thursday, September 13, 2012 
City Council Chamber 
8401 West Monroe Street 
Peoria, AZ  85345 

Special 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 
 
1. Disposition of Absence 

None 

2. Minutes 

None 
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Regular Agenda 
 

New Business 
 

3. PUBLIC HEARING:  RE: Conditional Use Permit. 

PUBLIC HEARING - CU12-0009:  Whithey Morris PLC on behalf of Goodwill Industries is requesting a 
Conditional Use Permit to allow the development of a donation center at an existing Goodwill Store 
on property zoned Planned Area Development (PAD).  The approximately 17.5 acre property is 
located at the northeast corner of 83rd Avenue and Lake Pleasant Parkway. 

 Staff Report 
 Open Public Hearing 
 Public Comment 
 Close Public Hearing 

Commission Action: Discussion and possible action to recommend approval of a request from 
Whithey Morris PLC on behalf of Goodwill Industries for a Conditional Use Permit to allow the 
development of a donation center at an existing Goodwill Store on property zoned Planned Area 
Development (PAD).   

 
4. PUBLIC HEARING:  RE: PAD Amendment.  
 
 PUBLIC HEARING – Z93-10A.7:  Whithey Morris PLC on behalf of Goodwill Industries is requesting to 

amend the Fletcher Heights Planned Area Development (PAD) to permit donation center drop-off as 
a conditional use. The proposed changes generally apply to Parcel 14 within the approximately 793 
acre PAD.  Parcel 14 is approximately 17 acres and located at the northeast corner of 83rd Avenue 
and Lake Pleasant Parkway. 

  
 Staff Report 
 Open Public Hearing 
 Public Comment 
 Close Public Hearing 

Commission Action:  Discussion and possible action to recommend approval of a request from 
Whithey Morris PLC on behalf of Goodwill Industries to amend the Fletcher Heights Planned Area 
Development (PAD) to permit donation center drop-off as a conditional use. The proposed changes 
generally apply to Parcel 14 within the approximately 793 acre PAD. 
 
 

5.  PUBLIC HEARING:  RE: General Plan Amendment. 
 
 PUBLIC HEARING – GPA12-0006:  Silver Fern Management, LLC on behalf of Woodside Homes is 

requesting to amend the General Plan Land Use Map for approximately 9.67 acres from Estate 
Density Residential (0-2 du/ac, target of 1 du/ac) to Low Density Residential (2-5 du/ac, target of 3 
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du/ac) to facilitate the expansion of the Sunset Ranch II residential development. The subject 
properties are located north of the northeast corner of Lake Pleasant Parkway and Williams Road.  

  
 Staff Report 
 Open Public Hearing 
 Public Comment 
 Close Public Hearing 

Commission Action:  Discussion and possible action to recommend approval of a request from Silver 
Fern Management, LLC on behalf of Woodside Homes to amend the General Plan Land Use Map for 
approximately 9.67 acres from Estate Density Residential (0-2 du/ac, target of 1 du/ac) to Low 
Density Residential (2-5 du/ac, target of 3 du/ac) to facilitate the expansion of the Sunset Ranch II 
residential development. 
 

 
6. PUBLIC HEARING:  RE: Rezone of approximately 19.72 acres. 
 
 PUBLIC HEARING – Z05-25A.3:  Silver Fern Management, LLC on behalf of Woodside Homes is 

requesting to amend the Sunset Ranch II Planned Area Development to incorporate the addition of 
approximately 19.72 acres of new development area that will allow for future residential lots. The 
subject properties are located on either side of Lake Pleasant Parkway, north of Williams Road. 

  
 Staff Report 
 Open Public Hearing 
 Public Comment 
 Close Public Hearing 

Commission Action:  Discussion and possible action to recommend approval of a request from Silver 
Fern Management, LLC on behalf of Woodside Homes to amend the Sunset Ranch II Planned Area 
Development to incorporate the addition of approximately 19.72 acres of new development area 
that will allow for future residential lots. The subject properties are located on either side of Lake 
Pleasant Parkway, north of Williams Road. 

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 

 



Planning and Zoning Commission Meeting Agenda 
Thursday, September 13, 2012 
Page 4 of 4 
 

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


CONDITIONAL USE PERMIT 
REPORT TO THE PLANNING AND ZONING COMMISSION 

 CU 12-0009 – Page 1 

CASE NUMBER: CU 12-0009 

DATE: September 13, 2012 

AGENDA ITEM: 3 

 

Applicant: Withey Morris, PLC, on behalf of Goodwill Industries of 
Central Arizona 

Request: Obtain a Conditional Use Permit (CUP) to permit a donation 
center drop-off. 

Proposed 
Development: 

 

Goodwill Store donation center drop-off   

Location: NEC of 83rd Avenue and Lake Pleasant Parkway 

  

Support / Opposition: As of the date of this printing, Staff has one email in 
opposition and none in favor of the request. 

Recommendation: Approve, with conditions. 
 

 

LAND USE CONTEXT 

Table 1: Existing and Future Land Use, Current  Zoning (Exhibits A, B & C) 

 

PROJECT DESCRIPTION 

1. The applicant is requesting issuance of a Conditional Use Permit (CUP) to allow 
for donation drop-off at an existing Goodwill Store. 
 

 EXISTING LAND USE GENERAL PLAN ZONING 

Subject 
Property 

Commercial Shopping 
Center 

Low-Density Residential 
(2-5 du/ac, target 3 du/ac) 

PAD, (Z93-10A.6, Fletcher 
Heights) 

North Single Family Residential 
Low-Density Residential (2-
5 du/ac, target 3 du/ac) 

PAD, (Z93-10A.6, Fletcher Heights) 

South Commercial / Retail Uses 
Low-Density Residential (2-
5 du/ac, target 3 du/ac) 

PAD, (Z93-10A.6, Fletcher Heights) 

East Self-Storage Facility 
Low-Density Residential (2-
5 du/ac, target 3 du/ac) 

PAD, (Z93-10A.6, Fletcher Heights) 

West Single Family Residential 
Low-Density Residential (2-
5 du/ac, target 3 du/ac) 

PAD, (Z93-10A.6, Fletcher Heights) 
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2. No significant changes will occur on site.  Minor changes will include signage in 
the rear of the property to instruct drivers on donation procedure and the 
prohibition on after-hours donations.   

 
3. The proposed hours of operation for the donation center and drop-off is Monday 

to Saturday 9 AM to 9PM and Sunday 10 AM to 6 PM.  This corresponds with the 
Goodwill Store hours. 
 

4. There will be 24-hour surveillance of the drop-off area to prevent after hour drop-
offs.  If after hours drop offs are attempted, a speaker system will allow for vocal 
warnings.  If the drop-off occurs, a team will be dispatched within 2 hours to pick 
up the materials and keep the site in clean condition. 
 

5. As part of the request, Goodwill will remove and prohibit all existing donation 
boxes from the site. 
 

6. A companion Major PAD amendment (Z93-10A.7) case has been submitted 
alongside this application.  The Major PAD amendment amends the permitted 
and conditional use list for Parcel 14 to allow donation center drop-off as a 
conditional use.  This case cannot be approved unless the Major PAD 
amendment is approved.  Should the Planning and Zoning commission approve 
this CUP request, it would not be valid until City Council has approved the 
corresponding Major PAD amendment (Z93-10A.7) 

FINDINGS AND ANALYSIS 

7. Section 14-39-12.E of the Zoning Ordinance outlines the applicable criteria for 
evaluating Conditional Use Permits (CUP). In general, the purpose of a CUP is to 
mitigate any identified negative impacts on the surrounding neighborhood that 
may result from a specific use and provide controls to ensure maximum 
compatibility between nearby land uses. 
 

8. Section 14-39-12.I outlines the Planning Manger’s authority to revoke, modify or 
suspend any CUP which was approved by misrepresentation, violates conditions 
of approval, or operates in a manner which is impactful or harmful to adjacent 
neighboring properties. 

  
9. The applicant has provided staff with a narrative that describes the nature of the 

business, which appears to be typical for donation center drop offs. 
 
10. According to Section 14-9-5.E, a donation center is limited to business hours, the 

drop-off must be in the rear of the building and screened from view, and no drop-
off items shall be stored outside the screened area.  
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The applicant has committed to immediately locating dropped-off items within the 
Goodwill store and limiting drop-off times to the business hours.  The existing 
layout of the site, the existing landscaping and the adjacent self-storage units 
provides screening from the nearby streets and residential properties.  The drop-
off location is located over 300 feet from the nearest residential property line. 

 
11. In staff’s judgment, the proposed use is an appropriate, ancillary function to the 

Goodwill Store. The use is consistent with surrounding land uses and the context 
of the area in question and will not generate adverse visual or acoustic impacts. 

   
12. Pursuant to Section 14-39-6 of the Peoria Zoning Ordinance, notice was 

forwarded to all property owners within 600 feet of the proposal and all registered 
Homeowners Associations within 1 mile of the proposal. As of this writing, one 
email has been received which objected to the proposal due to the potential for 
outdoor storage of donations, dumping of junk in the neighborhood and the 
likelihood that Goodwill will invite undesirable land uses and lower property 
values.  Staff believes that the conditions and limitations of operation will 
adequately address the resident’s concerns. 
 

Citizen Participation Plan - Neighborhood Meeting 
13. Section 14-39-8.E of the Peoria Zoning Ordinance requires the applicant of a 

conditional use request to hold a neighborhood meeting if a letter of objection is 
received within the first 21 days of application.  Because the applicant filed a 
companion Major PAD amendment request (Z93-10A.7), the applicant 
preemptively held a neighborhood meeting for both the Major PAD amendment 
and the Conditional Use Permit request. The applicant notified property owners 
within 600 feet of the subject site.  Accordingly, the applicant held a 
neighborhood meeting on July 16, 2012 at Mt. Zion Lutheran Church. No 
residents attended the meeting. 
  

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 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. 

RECOMMENDATION 

15. Based on the following findings: 

 The proposal is limited in scope and is an appropriately mitigated function of a 
Goodwill Store;  
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 Adequate screening and separation will mitigate any visual, proximity, or 
acoustic impacts; 

 Visual blight generated by on-site donation boxes will be removed; 

 The use will be located and will operate in a manner that protects the 
neighborhood from nuisances and other disturbances and is consistent with a 
neighborhood-serving commercial establishment. 

 
It is recommended that the Planning and Zoning Commission take the following action: 
 
Approve the request for a Conditional Use Permit under Case CU12-0009, subject 
to the following conditions: 

1. The use shall substantially conform to the project Site Plan (Exhibit D) and 
Narrative (Exhibit E) as contained in the staff report to the September 13, 2012 
Planning & Zoning Commission, except where modified herein. 

2. All donation boxes shall be removed and prohibited from the premises. 
3. The donation area and all donations shall be fully screened from view. 
4. All donations shall occur at the designated location in the rear of the property and 

be promptly brought into the building for storage and processing. 
5. Illegal donations during non-business hours must be removed from the premises 

or stored within the building within two hours of discovery. 
6. Donations shall only be accepted during normal business hours, Monday thru 

Saturday 9 AM to 9PM and Sunday 10 AM to 6 PM. 
7. This conditional use permit shall not be valid until final approval of case Z93-

10A.7. 
 

Attachments: 
 

Exhibit A   Vicinity Map 
Exhibit B  Existing Land Use  
Exhibit C  Existing Zoning 
Exhibit D.1-D.2 Site Plan / Floor Plan 
Exhibit E  Narrative 
Exhibit F  Citizen Participation Plan 
Exhibit G  Letter of Opposition 
 
Prepared by:  Ed Boik, AICP, LEED Green Associate  

Planner 
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Ed Boik
From:
Sent:
To:
Subject:

Dear Mr. Boik, 
  
As a resident of the nearby Goodwill, I wanted to let you know I am strongly opposed to the idea of a "donation 
drop off" at the Goodwill store for a variety of reasons. 
  
1)  I used to live in a neighborhood that was doing fine, and then a Savers moved in.  You can drive by 35th and 
Bell and see the Savers "drop off area" is nothing more than a dump.   While the Goodwill store is proposing it 
will be in back of the store, it will still lead to people dumping junk in our neighborhood. 
  
2) The idea of a Goodwill store being in our neighborhood is embarassing.   I understand they are trying to 
change their image, but unfortunately they will drag down property values and attract pay day lenders. 
  
3)  While this request may be comercially beneficial to Goodwill Enterprises, I cannot fathom how it will 
benefit this fine Peoria community. 
  
  
I don't like the idea of Goodwill being in our neighborhood, but we didn't get to vote on that.  The last thing I 
want is a Goodwill dump in our neighborhood. 
  
Sincerely, 
  

 
 



REZONING 
REPORT TO THE PLANNING AND ZONING COMMISSION 

CASE NUMBER: Z 93-10A.7 

DATE: September 13, 2012 

AGENDA ITEM: 4 

 

Applicant: Withey Morris, PLC, on behalf of Goodwill Industries of 
Central Arizona 

Request: Amend a Planned Area Development (PAD) to permit 
donation center drop-off as a conditional use for 
approximately 17 acres within the Fletcher Heights PAD.  

Proposed 
Development: 

Goodwill Store donation center drop-off   

Location: NEC of 83rd Avenue and Lake Pleasant Parkway 

Site Acreage: Approximately 17 gross acres 

Support / Opposition: As of the date of this printing, Staff has one email in 
opposition and none in favor of the request.. 

Recommendation: Approve, with stipulations. 

 

AREA CONTEXT 

Table 1: Existing Land Use, Future Land Use, Current Zoning. (Exhibits A-C) 

 
Annexation and Zoning History 
1. The site was part of a series of annexations to the City. The majority of the site was 

annexed in 1978 under Ordinance 78-12 and in 1982 under Ordinance 82-21.  In 
1995, this property was rezoned to Planned Area Development (PAD). The Fletcher 

 LAND USE GENERAL PLAN ZONING 

Subject 
Property 

Commercial Shopping Center 
Low-Density Residential (2-5 
du/ac, target 3 du/ac) 

PAD, (Z93-10A.6, Fletcher 
Heights) 

North Single Family Residential 
Low-Density Residential (2-5 
du/ac, target 3 du/ac) 

PAD, (Z93-10A.6, Fletcher 
Heights) 

South Commercial / Retail Uses 
Low-Density Residential (2-5 
du/ac, target 3 du/ac) 

PAD, (Z93-10A.6, Fletcher 
Heights) 

East Self-Storage Facility 
Low-Density Residential (2-5 
du/ac, target 3 du/ac) 

PAD, (Z93-10A.6, Fletcher 
Heights) 

West Single Family Residential 
Low-Density Residential (2-5 
du/ac, target 3 du/ac) 

PAD, (Z93-10A.6, Fletcher 
Heights) 
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Heights PAD encompasses approximately 793 acres and includes single-family 
residential and commercial parcels.  The PAD is generally bound by 75th Avenue 
(west), 87th Avenue (east), half-mile south of Bearsley (south) and one-half mile 
north of deer Valley Road (north). 

 
PROJECT DESCRIPTION 

Site and Project Details 

2. The applicant is requesting a major amendment to the Fletcher Heights PAD 
(Z93-10A.6) to allow donation center drop-off as a conditional use.  The Fletcher 
Heights PAD currently permits PC-2 (‘Planned Community Commercial District’) 
uses pursuant to the Zoning Ordinance with one exception to allow Veterinarian 
Clinics as Conditional Uses. 
 

3. The proposed amendment relates to a development parcel encompassing 
approximately 17 acres located at the northeast corner of 83rd Avenue and Lake 
Pleasant Parkway. The parcel is currently developed with a shopping center 
within the Fletcher Heights PAD.  Goodwill has operated as a tenant in this 
center since March, 2012 and occupies space that was previously part of a 
Safeway grocery store. 

DISCUSSION AND ANALYSIS 

Conformance with the General Plan 
4. The underlying General Plan land use designation for the property is 

Residential/Low (2.0-5.0 du/ac, target 3.0 du/ac).  This designation allows for 
single-family detached residential development.  Since the site is zoned PAD, 
there are opportunities for arterial corners, such as the subject site, to be 
designated for community serving commercial uses. 
 

5. As identified above, the development parcel in question is subject to the 
standards of the PC-2 District, with modifications.  The PC-2 has not been a 
widely-utilized district in the City; however, it is very similar in scale and character 
to the more widely utilized C-2 (‘Intermediate Commercial’) zoning district which 
is typically found at major arterial corners.  Both 83rd Avenue and Lake Pleasant 
Parkway are designated as major arterial streets on the General Plan. 
Additionally, donation center drop-off uses are permitted with the issuance of a 
conditional use permit (CUP) in the C-2 district. 
 

6. Pursuant to (14-9-2.D), the PC-2 District is intended is intended to  
“accommodate large-scale planned commercial complexes providing comparison 
shopping goods and services to a community wide and regional trade area. It is 
further intended that such commercial centers shall be planned, developed and 
managed as integrated complexes under unified or condominium ownership.”  
 



Staff Report Z 93-10A.7 
September 13, 2012 
Page 3 

7. Accordingly, after reviewing this request, staff has determined that including 
donation center drop-off as a conditional use is not incompatible with other 
potential uses for this commercial site within the PAD.  Other uses which require 
conditional uses, such as bars or taverns, are conditional uses within this PAD.  
Coupled with appropriate use standards as listed in Section 14-9-5 and 
conditional use stipulations, donation centers have the potential to be compatible 
uses within the shopping center and larger neighborhood area. 

 
8. Pursuant to Section 14-39-6 of the Peoria Zoning Ordinance, notice was 

forwarded to all property owners within 600 feet of the proposal and all registered 
Homeowners Associations within 1 mile of the proposal. As of this writing, one 
email has been received which objected to the proposal due to the potential for 
outdoor storage of donations, dumping of junk in the neighborhood and the 
likelihood that Goodwill will invite undesirable land uses and lower property 
values.  Staff believes that the conditions and limitations of operation will 
adequately address the resident’s concerns. 

 
Citizen Participation Plan - Neighborhood Meeting 
9. Section 14-39-8.E of the Peoria Zoning Ordinance requires the applicant of a 

rezoning request to hold at least one neighborhood meeting.  The applicant 
notified property owners within 600 feet of the subject site.  Accordingly, the 
applicant held a neighborhood meeting on July 16, 2012 at Mt. Zion Lutheran 
Church. No residents attended the meeting. 
 

10. The applicant indicated in their Citizen Participation Report that they have had 
frequent contact with the Fletcher Heights Neighborhood Association and that the 
neighborhood association does not object to the request. 
 

Public Notice 
11. Public notice was provided in the manner prescribed under Section 14-39-6.  

Additionally, the site was posted with a sign meeting the size and content 
requirements prescribed by the Planning Division. 

FINDINGS AND RECOMMENDATION 

12. Based on the following findings: 

 The proposed zoning district is in conformance with the goals and objectives 
set forth in the Peoria General Plan; 

 This major PAD amendment allows for the opportunity of a conditionally 
appropriate use within the subject site; 

 Donation Center drop-off uses are comparable in intensity and potential 
impacts as bars and taverns which are currently allowed with a conditional 
use permit within the PAD. 
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It is recommended that the Planning and Zoning Commission take the following action: 
 
Recommend to the City Council approval of Z93-10A.7 subject to the following 
conditions: 

1. Development shall adhere to provisions of the revised Standards and 
Guidelines Report, included as part of the project narrative of this report dated 
September 13, 2012 (Exhibit D). 
 

2. The approval entered herein shall not negate any of the prior conditions 
contained or referenced within the original Case Z 93-10 (Fletcher Heights) and 
all subsequent amendments to that case.   

 

Attachments: 

 
Exhibit A  Vicinity Map  
Exhibit B  General Plan Land Use Map 
Exhibit C  Zoning Map 
Exhibit D  Narrative 
Exhibit E  Citizen Participation Plan Report 
Exhibit F  Letter of Opposition 
 
Prepared by:  Ed Boik, AICP, LEED Green Associate 
   Planner 
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Ed Boik
From:
Sent:
To:
Subject:

Dear Mr. Boik, 
  
As a resident of the nearby Goodwill, I wanted to let you know I am strongly opposed to the idea of a "donation 
drop off" at the Goodwill store for a variety of reasons. 
  
1)  I used to live in a neighborhood that was doing fine, and then a Savers moved in.  You can drive by 35th and 
Bell and see the Savers "drop off area" is nothing more than a dump.   While the Goodwill store is proposing it 
will be in back of the store, it will still lead to people dumping junk in our neighborhood. 
  
2) The idea of a Goodwill store being in our neighborhood is embarassing.   I understand they are trying to 
change their image, but unfortunately they will drag down property values and attract pay day lenders. 
  
3)  While this request may be comercially beneficial to Goodwill Enterprises, I cannot fathom how it will 
benefit this fine Peoria community. 
  
  
I don't like the idea of Goodwill being in our neighborhood, but we didn't get to vote on that.  The last thing I 
want is a Goodwill dump in our neighborhood. 
  
Sincerely, 
  

 
 



MINOR GENERAL PLAN AMENDMENT 
REPORT TO THE PLANNING AND ZONING COMMISSION 
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CASE NUMBER: GPA 12-0006 

DATE: September 13, 2012 

AGENDA ITEM: 5 

 

Applicant: Silver Fern Management, LLC for Woodside Encore at 
Sunset Ranch, LLC 

Request: A Minor Amendment to the City of Peoria General Plan for 
approximately 9.67 acres from Residential-Estate (0-2 du/ac) 
to Residential-Low (2-5 du/ac). 

Proposed 
Development 

Sunset Ranch 2 – Parcel E: The conceptual development 
plan proposes an additional 28 residential lots to be 
incorporated into the Sunset Ranch 2 development.    

Location: The property is located north and east of Lake Pleasant 
Parkway and Williams Road.  

Site Acreage 9.67 acres 

Support / Opposition: Staff has received one phone call in support and no 
correspondence in opposition to this request. 

Recommendation: Recommend approval of case GPA 12-0006 to the City 
Council 
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AREA CONTEXT 

Table 1: Existing Land Use, Future Land Use, Current Zoning (Exhibits B and C) 

 

PROJECT DESCRIPTION 
 
1. The applicant is requesting a minor amendment to the General Plan Land Use 

Map for approximately 9.67 acres of land located east of Lake Pleasant Parkway 
and accessed from Williams Road, which is ½ mile between Deer Valley and 
Pinnacle Peak Roads. The amendment would change the current Residential 
Estate designation (0-2 du/ac, target of 1 du/ac) to Residential Low (2-5 du/ac, 
target of 3 du/ac) to allow for the expansion of the Sunset Ranch 2 single-family 
residential development. The proposed land use change will allow for 
approximately 29 new home lots on the area identified as Parcel E on the 
attached development plan (Exhibit D). 
 

2. This request is accompanied by a rezoning application for a major amendment to 
the Sunset Ranch 2 Planned Area Development (case Z05-25A.3) and 
preliminary plat (case P12-0006). Both of these applications address a larger 
expansion of the Sunset Ranch 2 development incorporating the addition of 5 
parcels of land totaling 19.72 acres, which includes the 9.67 acres of the GPA. 
As envisioned with these three applications, the Sunset Ranch 2 development 
will be a total of 156 lots over 53 acres for a projected density of 2.94 du/ac. It 
should be noted that the developer is attempting to acquire additional property in 
the area to include in Sunset Ranch 2. Future amendments may be forthcoming. 

 

LAND USE BACKGROUND 
 
Annexation Ordinance 81-53 
3. In 1981, the Mayor and City Council adopted Ordinance 81-53, thereby annexing 

the subject property and surrounding areas. Later, through the initial zoning 
process, the property was designated as AG Zoning. 
 
 

 LAND USE GENERAL PLAN ZONING 
Subject 
Property 

Vacant 
Residential-Estate (0-2 du/ac, 
target 1 du/ac) 

 AG - Agriculture 

North 
Wealth Management Office Bldg 
and vacant  

Residential-Estate (0-2 du/ac, 
target 1 du/ac) and Office 

Planned Area Development 
(PAD-Office ) and AG 

South 
Residential – Sunset Ranch 2 
Parcels A & C 

Residential-Low (2-5 du/ac, target 
3 du/ac) 

PAD – Single-Family 
Residential 

East Vacant 
Residential-Estate (0-2 du/ac, 
target 1 du/ac.) 

Planned Community District 
(PCD –The Meadows) 

West 
Lake Pleasant Pkwy, then the 
Pinnacle Peak Public Safety 
Facility 

Residential-Estate (0-2 du/ac, 
target 1 du/ac) 

AG - Agriculture 
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Rezoning (Case Z 05-25) 
4. On February 7, 2006, the City Council approved the rezoning for Sunset Ranch 2 

(which included the west half of the subject site) from General Agricultural (AG) 
to PAD. This PAD established guidelines to develop an 86-lot single-family 
residential development on 33 acres.   
 

Rezoning (Case Z 05-25A.1) 
5. On February 6, 2007, the City Council approved a major amendment to the 

Sunset Ranch 2 PAD to increase the lot count from 86 to 88 lots and to make 
minor modifications to the internal circulation pattern. 

 
Rezoning (Case Z 05-25A.2) 
6. On July 27, 2010, Planning Staff administratively approved a Minor PAD 

amendment modifying the lot depths for eight lots along Williams Road (Parcel B) 
to accommodate rear wall undulations and street frontage landscaping.   
 

SURROUNDING AREA 
 

7. Proceeding clockwise directly west of the subject site on the opposite side of 
Lake Pleasant Parkway is the Pinnacle Peak Public Safety Facility. To the north 
of the amendment area is the Wealth Management office building and vacant 
land. The ownership group of the vacant land to the north has recently expressed 
interest in moving forward with a potential GPA and rezone to single-family 
residential.   
 

8. The Meadows Planned Community Development (PCD) is adjacent to the 
subject site on the east side of 99th Avenue.  Nearest to the site will be two 
subdivisions containing 7,000 and 24,000 square feet single-family residential 
lots.   
 

9. Abutting the site to the south is the Sunset Ranch 2 development, with which this 
site will be combined. As currently planned and under construction, the project is 
slated for 88 single-family residential lots. To date, 82 of the lots have been sold 
or are under contract.  
 

DISCUSSION AND ANALYSIS 
 
Minor General Plan Amendment Evaluative Criteria 
10. Chapter 14 of the Peoria General Plan (“Plan Administration”) directs the City to 

make an affirmative finding that the proposal substantially demonstrates or 
exhibits the following evaluative criteria:   

 
i. The development pattern contained in the Land Use Plan inadequately 

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

 
Existing General Plan Land Use Designation 
11. The underlying land use designation (Exhibit B) for the subject property is 

Residential-Estate (0-2 du/ac) with an underlying target density of 1 du/ac. This 
designation is intended to provide areas where large-lot, from 18,000 sf and 
larger, single family residential development is desirable or areas of maximized 
open spaces are sought. This land use designation also provides transitional 
areas between natural open spaces and residential development. 
 

Request to Designate Site to Residential-Low 
12. The request is to change the land use designation for the site to Residential-Low 

(2-5 du/ac) with a target density of 3 du/ac. This category denotes areas where 
detached single-family homes with moderate-sized lots of 8,000 sf or greater are 
desirable. The category is intended to provide for increased density range while 
still maintaining a detached single-family home character. 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. This category will allow for an extension of the existing 
Sunset Ranch 2 development pattern and character to occur, while maintaining a 
density of 2.94 which is below the target of 3 du/ac for the Residential-Low 
category.  
 

Land Use Transition and Compatibility 
13. Over the past several years, a number of properties in this area and adjacent to 

Lake Pleasant Parkway (between ¼ mile south of Pinnacle Peak Rd to Calle 
Lejos – which is ½ mile north of Pinnacle Peak Rd) have been planned and built 
as non-residential uses such as the Pinnacle Peak Public Safety Facility and 
recent parking lot expansion, Wealth Management office building, Candeo 
charter elementary school, and recently approved Chateau Sous Le Soleil skilled 
nursing and assisted living facility. In addition, the four corners of Pinnacle Peak 
Road and Lake Pleasant Parkway are all zoned Intermediate Commercial (C-2), 
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with the southwest corner already developed as a Circle K gas station and 
convenience store. These uses articulate the progression that the Lake Pleasant 
Parkway corridor is going through in terms of land use changes. 
 

14. The Residential-Estate land use designation extends to the properties to the 
north and east of the proposed site (Exhibit B).  In general, developments in this 
vicinity, particularly south of Pinnacle Peak Road, do not follow a pattern of rural, 
large-lot single family land uses. The transportation corridor of Lake Pleasant 
Parkway, a restricted-access major arterial roadway, located directly west of the 
property presents the need for alternative land uses in this area. The higher 
speeds (50 mph speed limit) and considerable traffic (over 24,000 average daily 
trips) present on Lake Pleasant Parkway adjacent to the site make it much less 
compatible with larger-lot single family residential. 
 

15. It is staff’s assessment that the proposed amendment creates for a logical 
extension of the Residential-Low land use category. Directly north of this site 
there are small 2-5 acre parcels, with fractured ownership, that are not conducive 
to large lot residential. In addition, this proposal will allow for a single-family 
development character that is similar to the approved master planned community 
of the Meadows which is adjacent to this site on the east. The proposed 
Residential-Low designation will support the associated PAD amendment 
request and the continuation of a well developed Sunset Ranch single-family 
residential development.  

 
Relevant General Plan Policies and Objectives 
16. The applicant has identified goals and policies from the General Plan that 

support this request (Exhibit E).  Staff finds the following goals and objectives 
particularly relevant: 
 

Objective 1.M:  Provide a diversity of housing types to meet the needs of 
persons of all income levels and ages.  
 
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.H.4: Encourage infill residential development that takes advantage of 
existing municipal services, utilities, transportation facilities, schools, and 
shopping areas.  

 

CIVIC ENGAGEMENT & NOTIFICATION 
 
Neighborhood Meeting 
17. As a requirement of the General Plan Amendment and Rezoning application 

processes, the applicant conducted a neighborhood meeting and provided a 
Citizen Participation Process Report detailing the results of the meeting. The 
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applicant notified property owners within 600 feet of the subject site for the 
required neighborhood meeting, which was held on July 18, 2012 at the City of 
Peoria Sunrise Mountain Library between 6:15pm and 7:45 pm. Four property 
owners attended the meeting.  Meeting attendees provided several comments 
that are characterized and addressed in the associated Rezoning case Z05-
25A.3. There was no stated opposition to the General Plan Amendment at this 
meeting.    

 
Public Notification 
18. Public notice was provided in the manner prescribed under Section 14.D of the 

City of Peoria General Plan.  Posting of the site was completed within the 
prescribed 15-30 days prior to the Public Hearing.  

 
Support / Opposition 
19. As of this writing, the City has received one phone from the property owner to the 

north of the Parcel E in support on this request. No opposition has been received 
to date.  
 

Proposition 207 
20. The applicant has furnished a signed and notarized Proposition 207 Waiver for 

recordation pending the outcome of the City Council action. 
 

FINDINGS AND RECOMMENDATION 
 
21. The proposed amendment supports the following findings: 
 

 The amendment constitutes an overall improvement to the City’s General 
Plan; and 

 The proposal provides for a land use category that will allow for a 
development of compatible scale and intensity as the adjacent residential 
areas; and 

 That the amendment will better reflect the development needs of the area 
while accounting for the existing built environment; and 

 The amendment is in conformance with the Goals, Objectives, and 
Policies of the Peoria General Plan; and 

 That the amendment will not adversely impact the community as a whole 
or a portion of the community by: 
i. Significantly altering acceptable existing land use patterns, 
ii. Requiring larger and more expensive improvements to roads, sewer or 

water systems than are needed to support the prevailing land uses and 
which, therefore, may impact development of other lands, 

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

iv. Affecting the livability of the area or the health and safety of the 
residents. 
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It is recommended that the Planning and Zoning Commission take the following action: 
 

Recommend approval of Case GPA 12-0006 to the City Council.  
 
Attachments 
Exhibit A: Vicinity/Context Map 
Exhibit B: Existing General Plan Land Use Map 
Exhibit C: Proposed General Plan Land Use Map 
Exhibit D: Conceptual Development Plan 
Exhibit E: Description and Justification for Request Report 
 
 
Report prepared by:  
Robert Gubser, AICP 
Principal Planner 
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Density to Low Density Residential
Location:  North of Williams Rd and Lake Pleasant Pkwy
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GPA12-0006 Existing Land Use Map

Applicant: Silver Fern Management / Woodside Homes
Request:  Minor Land Use Amendment for 9.67 acre from Estate
Density to Low Density Residential
Location:  North of Williams Rd and Lake Pleasant Pkwy
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GPA12-0006 Proposed Land Use Map

Applicant: Silver Fern Management / Woodside Homes
Request:  Minor Land Use Amendment for 9.67 acre from Estate
Density to Low Density Residential
Location:  North of Williams Rd and Lake Pleasant Pkwy
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SUNSET RANCH 2 

DESCRIPTION AND JUSTIFICATION FOR REQUEST 
 

1. Provide a brief description and reason for the requested change.   

 
Sunset Ranch 2 is a 33-acre, five phase site subject to PAD zoning for single-family 

residential development since 2005 under Case Number Z-05-25 and is located at northwest 
corner of 100th Avenue and Williams Road (the “Property”).  A Major PAD Amendment was 
secured in 2006 consistent Peoria General Plan allowing for Low Density Single Family 
Residential of 2 to 5 dwelling units per acre, with a target 3 du/ac for Phases A though D.  The 
fifth phase, Phase E is located at the northern most boundaries and allows for Estate density with 
a range of 0-2 dwelling units per acre with a target density of 1 per acre. The overall density of 
the Sunset Ranch 2 development is 2.94 du/ac.  

 A Minor PAD Amendment approval was obtained July 27, 2010.  Since that time, 
Phases A and B have been fully developed.  Phase C and D are platted, engineered and 
development has commenced.  Phase E (APN 200-10-025A) is preliminarily platted and 
engineered for 1+ acre lots; however, the final plat has not recorded and development has not 
commenced.  The applicant is seeking to acquire Additional Sites located immediately adjacent 
to the Property as illustrated in the attached Pre-App Context Plan Exhibit to include in the 
Property.  As part of the General Plan amendment and Rezoning application, the project known 
as Umbria Estates (located on Williams Rd, parcel 200-10-007A) will be incorporated into the 
overall Sunset Ranch 2 development. The Preliminary Plat for this project is approved and 
improvement plan processing is underway.   

 
To provide an aesthetic composition and deliver a sense of continuity to the Additional Sites, the 
Applicant requests a Minor General Plan Amendment for two parcels with an accompanying 
Major PAD Amendment to the Property to add the Additional Sites to the exiting community.   

 Minor General Plan Amendment - We request a minor amendment to the City of 
Peoria General Plan on two (2) sites located north of the northwest corner of 99th 
Avenue and Jessie Lane within and contiguous to the existing Sunset Ranch 2 
PAD (see attached Zoning Designation Exhibit). We request a land use 
designation revision on a 4.916-acre (APN 200-10-052D) site adjacent to the 
Sunset Ranch 2 community from Residential Estate to Residential Low Density 
and on Sunset Ranch 2 Parcel E, a 4.75-acre (APN 200-10-025A) from PAD 
zoning with the Residential Estate land use category to PAD with a Residential 
Low Density category designation.   

 
We believe that the requested Minor GPA permitting a Residential Low Density 
land use designation will provide for more appropriate usage complementing 
those to the south along Lake Pleasant Parkway, and an appropriate transition for 
current office building immediately to the northwest and the C-2 zoned property 
at the SEC of Lake Pleasant Pkwy and Pinnacle Peak Rd.  The requested 
Residential Low Density designation is also compatible with the designated 
MRD-7 land use (2.62/2.87 du/ac) within Development Unit 8 of The Meadows 
Conceptual Development Plan  immediately to the east.  Other properties to the 
immediate north of the Property and Additional Sites remain vacant land zoned 
AG. 
 



 Major PAD Amendment – Concurrently with consecutive approval, we request 
consideration for a Major Amendment to the Sunset Ranch 2 PAD to contemplate 
revisions to the conditions and standards allowed by this Minor GPA for Parcels 
200-10-052D and 200-10-025A, the addition of Umbria Estates with the R1-6 
zoning conditions and standards and addition of parcels 200-10-024, 200-10-
037A, 037B and 037C.   

 
2. If map amendment, indicate the existing and the proposed General Plan Land Use 

designation(s).   
 

This is a request for minor amendment to the General Plan Land Use Map from: 
Existing General Plan Land Use Designation:  Estate Residential as illustrated in 
attached Exhibit A  
Proposed General Plan Land Use Designation:   Residential Low Density as 
illustrated in attached Exhibit B  

 
3. In what way does the existing plan inadequately provide suitable alternatives to this 

request. 
 

The Property and Additional Sites included in the General Plan Amendment are bound by 
vacant land zoned AG and the Wealth Management Office Building to north, Lake 
Pleasant Parkway to the west, 99th Avenue and The Meadows PCD to the east and the 
Sunset Ranch 2 single family residential community and Williams Road to the south.  
The Wealth Management International (APN 200-10-036F) property secured approval of 
a GPA to change the land use designation from Estate Residential to Office and thereafter 
rezoned the property from General Agriculture to PAD to permit desired office usages on 
November 05, 2009.  Development is complete and the facilities are operational.   
 
The Estate Residential Land Use classification permits 0 – 2.0 dwelling units per acre 
with a target density of 1.0 dwelling units per acre.  Evaluation by applicant of the current 
General Plan designation shows that the best use of the Property and Additional Sites is a 
low density single family residential designation to be compatible with surrounding land 
uses and the general character of residential development in the area.  This is further 
validated by the office use to the north and continued market demand for the product 
offered within Sunset Ranch 2 community.  These elements illustrate that the best use of 
Phase E and Parcel 200-10-052D is single family residential governed by the Sunset 
Ranch PAD with a R1-8 zoning standard and the existing R1-6 zoning for Umbria 
Estates.   
 

4. How will this amendment affect the property values and neighborhood stability? 
Provide supporting and/or case studies. 

 
The Minor General Plan Amendment and Major PAD Amendment will provide an 
aesthetic composition and deliver a sense of continuity to the Additional Sites that would 
otherwise remain undeveloped for an indefinite period of time.  The development of the 
Additional Sites will provide a sense of completion to the Sunset Ranch 2 community 
while affording a cohesive thematic composition previously not offered by the 
independent exclusive development of land parcels.  Development will also provide 
consistent maintenance of the Additional Sites through annexation into the Sunset Ranch 
2 Association versus dormant land.   
 



5. How will this amendment contribute to compatible neighborhood patterns.  Provide 
supporting data. 

 
As previously noted, development of the Additional Sites under the Sunset Ranch 2 PAD 
landscaping standards, building setbacks and lot sizing in concourse with the Minor 
General Plan Amendment further enhances compatible uses.  Completion of the internal 
community and adjacent roadway system contributes and completes the neighborhood 
pattern.  The proposed Residential Low Density land use designation is the most 
appropriate considering the surrounding land uses and the proximity of the LPP regional 
transportation infrastructure adjacent to the site.  
 

6. How will this amendment contribute to an increased tax base, economic development, 
and employment opportunities?  Provide supporting data. 

 
Applicant supports as a self-evident proposition that the tax benefit of single family 
residential on the Additional Sites relative to vacant land undesirable for development as 
stand-alone or Residential Estate is captured both in terms of property valuation and 
generation of property tax thereafter.  Applicant further submits that additional residential 
in proximity to the Camino a Lago Marketplace shopping center will provide potential 
sales tax revenue generated from proximity shopping.  
 

7. How will this amendment contribute to the City’s goal of achieving balanced housing, 
shopping, employment and recreational opportunities?   

 
This area is developed primarily with single-family residential and office/public usages 
east and west along Lake Pleasant Parkway.  Applicant proposes the mechanism to 
complete the residential development which is adjacent to the Sunset Ranch 2 
community; thereby achieving a cohesive balance of single family residential to these 
infill parcels.  The proposed development will have its own open space areas and means 
of maintenance through the community association thus mitigating the impacts on City 
recreational open spaces.  
 

8. How will this amendment affect existing infrastructure of the area, specifically, the 
water, wastewater and street system. 

 
Adequate water and wastewater infrastructure is available to provide service the site.  
Onsite extension of services will be provided with the development.  Access is provided 
from Williams Road and 99th Avenue.  West half street improvements to 99th Avenue 
will be completed with the development.   
 

9. How will this amendment affect the ability of the school district to accommodate the 
children?  Indicate the specific schools to be attended and provide attendance and 
other date reflecting impacts to the specified schools, and district comments. 

 
The development is located within the Peoria Unified School District (the “District”).  
The original developers for Sunset Ranch II entered into a Developer Assistance 
Agreement with the District.  Students within this development east of Lake Pleasant 
parkway will attend Parkridge Elementary School, and Liberty High School.  Students 
west of Lake Pleasant Parkway will attend Zuni Hills Elementary School.  Voluntary 
contributions are made on a per lot basis to support educational facilities in the Parkridge 
Elementary service area.  The Applicant has contacted Christian Williams at the District 



to provide increased density information.  Contributions attributed to the Additional 
Property contemplated in the Minor General Plan Amendment and Major PAD 
Amendment will be provided.  A developer donation agreement that runs with the Sunset 
Ranch II community has been executed by the Owner. 
 

10. Specifically, what elements, Goals, Objectives, and Policies of the General Plan will be 
affected? 

 
Below are Objectives and Policies of the General Plan that are supported by the proposed 
amendment: 
 
Policy 2.1.A.1 Promote planned developments where resources and infrastructure are 
in place to facilitate orderly and efficient growth 
 
Policy 2.1.H.4  Encourage infill residential development that takes advantage of 
existing municipal services, utilities, transportation facilities, schools and shopping areas. 
 
Objective 2.1.M  Provide a diversity of housing types to meet the needs of persons of all 
income levels and ages. 
 
Policy 2.1.M.1  Accommodate an adequate supply and mix of developable residential 
land to accommodate future housing needs. 
 
Objective 2.1.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 2.1.N.1 Require adequate buffering to protect residential neighborhoods from 
intrusion by incompatible land uses. 
 
 

11. How will this amendment support the overall intent and/or constitute an overall 
improvement to the General Plan? 

 
The amendment will afford an overall improvement to the General Plan by providing an 
appropriate transitional land use while delivering an aesthetic composition and true sense 
of continuity to the Additional Sites that currently are left as stand-alone small out-
parcels with small likelihood for development otherwise.  The proposed high quality 
development will provide solidification of currently undeveloped outparcels bringing an 
increased tax base while encouraging continued commercial growth in the surrounding 
area.  The current estate residential zoning on the site is not the best use of the property 
predicated on the immediate northern usages and independent development is unlikely.   
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CASE NUMBER: Z 05-25A.3 

DATE: September 13, 2012 

AGENDA ITEM: 6 

 

Applicant: Silver Fern Management, LLC for Woodside Encore at 
Sunset Ranch, LLC 

Request: A Major Amendment to the Sunset Ranch 2 Planned Area 
Development to incorporate the addition of approximately 
19.72 acres of new development area.  

Proposed 
Development 

Expansion of Sunset Ranch 2:  The conceptual development 
plan proposes an additional 69 residential lots to be 
incorporated into the existing 88 lot Sunset Ranch 2 
development.    

Location: The subject sites are located north of Williams Road and on 
either side of Lake Pleasant Parkway.  

Site Acreage 19.72 acres 

Support / Opposition: Staff has received one phone call in support and no 
correspondence in opposition to this request. 

Recommendation: Recommend approval of case Z 05-25A.3 to the City Council 
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AREA CONTEXT 

Table 1: Existing Land Use, Future Land Use, Current Zoning. (Exhibits A-C) 

 

PROJECT DESCRIPTION 
Site and Project Details 
1. Sunset Ranch 2 is an existing 88 lot, 33 acre single family residential 

development spread over an assemblage of 7 parcels. The project is located 
north of Williams Road, extending to both the east and west sides of Lake 
Pleasant Parkway.  

2. The request is for an amendment to the Sunset Ranch 2 Planned Area 
Development to accommodate an additional 5 parcels (Exhibit D) with a 
combined total of 19.72 acres, increasing the overall project size to 53 acres. The 
total lot count will increase to 156 with an overall project density of 2.94 du/ac. 
The average lot sizes will range between 8,000 and 10,000 square feet.    

3. One of the new parcels to be incorporated, Umbria Estates, was previously 
rezoned to R1-6 Single Family Residential and is not considered to be a part of 
the existing Sunset Ranch 2 PAD. This parcel has since been obtained by 
Woodside Homes and will be combined with the Sunset Ranch 2 development to 
maintain a consistent theme throughout the overall area.  

4. There is a companion General Plan Amendment application (GPA12-0006) for 
Parcel G which is the northern most 9+ acre parcel. The GPA request is to 
change the underlying land use category from Residential-Estate (0-2 du/ac, 
target of 1 du/ac) to Residential-Low (2-5 du/ac, target of 3 du/ac).   

LAND USE BACKGROUND 
Annexation Ordinance 81-53 
5. In 1981, the Mayor and City Council adopted Ordinance 81-53, thereby annexing 

the subject property and surrounding areas. Later, through the initial zoning 
process, the property was designated as AG Zoning. 

 LAND USE GENERAL PLAN ZONING 

Subject 
Property 

Vacant 

Residential-Estate (0-2 du/ac, 
target 1 du/ac) and Residential-
Low (2-5 du/ac, target of 3 
du/ac) 

 AG - Agriculture 

North 
Wealth Management Office Bldg, 
vacant, and single-family 
residential (Ironwood)  

Residential-Estate  
Planned Area Development 
(PAD-Office ), AG, and PAD – 
Single Family 

South 
Existing and Future Residential – 
Ironwood and The Meadows 
(Future) 

Residential-Low  

PAD – Single Family 
Residential and Planned 
Community District (PCD –
The Meadows) 

East 
Future Residential – The 
Meadows 

Residential-Estate and Residential 
- Low 

PCD –The Meadows 

West 
Pinnacle Peak Public Safety 
Facility and Residential 
(Ironwood) 

Residential-Estate and Residential 
- Low 

PAD – Single Family 
Residential and AG - 
Agriculture 
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Rezoning (Case Z 05-13: Umbria Estates) 
6. On December 13, 2005, the City Council approved the rezoning for Umbria 

Estate from General Agricultural (AG) to R1-6 Single Family Residential. This 
rezoning allowed for up to 16 residential lots to be placed on the 4.95 acres site.   
 

Rezoning (Case Z 05-25) 
7. On February 7, 2006, the City Council approved the rezoning for Sunset Ranch 2 

(which included the west half of the subject site) from General Agricultural (AG) 
to PAD. This PAD established guidelines to develop an 86-lot single-family 
residential development on 33 acres.  
 

Rezoning (Case Z 05-25A.1) 
8. On February 6, 2007, the City Council approved a major amendment to the 

Sunset Ranch 2 PAD to increase the lot count from 86 to 88 lots and to make 
minor modifications to the internal circulation pattern. 
 

Rezoning (Case Z 05-25A.2) 
9. On July 27, 2010, Planning Staff administratively approved a Minor PAD 

amendment modifying the lot depths for eight lots along Williams Road (Parcel B) 
to accommodate rear wall undulations and street frontage landscaping.   
 

DISCUSSION AND ANALYSIS 
General Plan Land Use Designation 
10. At this time, the rezoning request does not fully conform to the existing General 

Plan Land Use designation of Residential-Estate, hence the companion Minor 
General Plan Amendment request (Case GPA12-0006). This amendment is only 
for Parcel E, as the other subject sites are in conformance with the existing 
Residential-Low designation.  In the aforementioned case, staff provided an 
analysis of the request (please refer to Staff Report).  Staff recommended that 
the Planning & Zoning Commission issue a recommendation of approval to the 
City Council on the basis of the findings identified below: 
 
The request is to change the land use designation for the site to Residential-Low 
(2-5 du/ac, target density of 3 du/ac). The Residential-Low category denotes 
areas where detached single-family homes with moderate-sized lots of 8,000 sf 
or greater are desirable. This category will allow for an extension of the existing 
Sunset Ranch 2 development pattern and character to occur, while maintaining a 
density of 2.94 which is below the target of 3 du/ac for the Residential-Low 
category. 
 

Sunset Ranch 2 PAD Development Standards (Exhibit F – Pages 7-9) 
11. The applicant is seeking to rezone and incorporate the newly acquired parcels 

into the Sunset Ranch 2 Planned Area Development. The original PAD standards 
were loosely based on the R1-8 Single Family standards and as stated 
previously, Umbria Estates was zoned to a straight R1-6 designation. The new 
parcels will continue with the existing development standards and themes 
already established as part of the PAD, although with this request, there were 
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two minor modifications made to the overall standards. The first alteration is to 
accommodate Umbria Estates previously approved smaller average lot size of 
8,000 sf. The second is to bring the PAD into conformance with our zoning 
ordinance to allow for a relaxed front setback of 10-feet to permit side-entry 
garages. The key development standards are represented in Table 2 below.  
 
Table 2: Development Standards Comparison 

DEVELOPMENT STANDARDS Sunset Ranch 2 

Maximum Lot Coverage 45% 

Average Lot Size 
R1-8: 10,074 SF 

R1-6: 8,056 SF (Umbria) 

Minimum Lot Width 70’ 

Minimum Lot Depth 
R1-8: 125’ (117’ lots backing to Williams) 

R1-6: 112’ 

Minimum Side/Total Setback 5’ / 15’ 

Minimum Rear Setback 
 

15’ 

Minimum Front Setback 
18’ to living and 20’ to face of garage1 

10’ to side entry garage2 
1
 Where front-facing garages are present, a 10’ front setback shall apply to the livable 

portion of the home provided that not more than 60% of the total front-facing elevation 
occurs at the 10’ front setback. 

2
 Not more than 60% of the total front-facing elevation shall occur at the 10’ setback.  

 
12. The amount of proposed open space will exceed the 9% minimum required by 

the City’s Design Review Manual. The majority of open space will be 
accommodated in grass lined retention basins. Through the initial review, the lot 
layout for Parcel G was reconfigured to accommodate a full 9% of open space for 
that parcel instead of using an aggregate for the entire Sunset Ranch 2 project. 
Parcels D and G are on the west side of Lake Pleasant Parkway and do not have 
easy access to the main portion of Sunset Ranch. It should be noted that there is 
a City Park at the southeast corner of 107th Ave. and Williams Rd, which is 
approximately 1/3 mile from the development.   
  

Citizen Participation Plan - Neighborhood Meeting 
13. As a requirement of the General Plan Amendment and Rezoning application 

processes, the applicant conducted a neighborhood meeting and provided a 
Citizen Participation Process Report detailing the results of the meeting. The 
applicant notified all property owners within 600 feet and registered 
Homeowner’s Associations within 1 mile of the subject site for the required 
neighborhood meeting, which was held on July 18, 2012 at the City of Peoria 
Sunrise Mountain Library between 6:15pm and 7:45 pm. Four property owners, 
including the Ironwood HOA President, attended the meeting.  Meeting attendees 
provided several comments mostly regarding Parcel G due to its proximity to 
Ironwood. Their major comments are summarized and addressed with staff’s 
responses below: 
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 Parcel G on the west side of Lake Pleasant Parkway will increase traffic 
volume and speed on 102nd Avenue which goes through the existing 
Ironwood Subdivision:  
i. Staff Response: Following the meeting, City staff had a traffic meter 

placed on 102nd to measure both volume and speed. While the 
development of G has not yet occurred, this will help in establishing a 
baseline number. Based on the two-day average, 111 cars traveled on 
102nd each day at an average speed of 27.5 mph. Traffic Engineering 
has stated that this is a minimal amount for a residential area and the 
addition of 15-16 lots will have a negligible impact on the overall traffic 
volume. The average speed is typical for a residential area. If at 
anytime that the speed increases to over 30 mph, the residents may 
explore the option of requesting the City install speed humps on 102nd 
as part of the Neighborhood Traffic Management Program.  
 

 Can the homes in Parcel G be limited to single-story homes only: 
i. The homes that Woodside is selling in Sunset Ranch 2 are all one-

story product. The developer has agreed to continue this in Parcel G. 
  

 CC&R’s in Ironwood prohibit RV’s from being stored on the lots. Will 
restrictions be placed on Parcel G to prohibit RV’s as well?  
i. Staff Response: The developer has not agreed to this nor will staff be 

requesting this as a condition of approval. City code currently permits 
RV’s to be stored on residential lots as long as they are behind a 
screen wall and/or gate. The proposed 70’ minimum lot width is large 
enough to adequately accommodate RV’s on the side yards.  
     

 Will the walls in Parcel G be consistent with the Ironwood walls: 
i. Staff Response: The existing walls in Ironwood are a standard smooth-

faced block with an upper row of split-face block. The wall design 
proposed by Woodside will be an enhancement to the area with the 
addition of stone veneer column and a fluted wall cap. While the 
design is different, the walls will not be completely dissimilar.  

 
14. Outside of the concerns of those present at the meeting, there was no stated 

opposition to the rezoning application. Further details of the meeting and the 
applicant’s responses are included in Exhibit E – Citizen Participation Report.  
 

Staff Analysis 
15. It is staff’s assessment that the proposed major PAD amendment creates for a 

logical extension and continuation of the well developed Sunset Ranch 2 single-
family residential development. This amendment will allow for assemblage of 
parcels that will in turn create an overall cohesive development pattern that was 
not possible due to multiple ownerships at the time of the original PAD approval. 
In addition, with the inclusion of the new parcels, the overall thematic 
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composition of the area will be enhanced by not having fractured developments. 
The expansion of Sunset Ranch 2 is appropriate to character of the surrounding 
area and the density of 2.94 du/ac is in conformance (subject to the approval of 
GPA12-0006) with the underlying Residential-Low land use designation.  

 
Engineering Requirements 
16. The Engineering Department had no specific review comments in conjunction 

with the PAD amendment request. There are specific conditions of approval that 
address right-of-way dedication, drainage requirements, and the need to 
establish maintenance and street light improvement districts.   

 
Fire Requirements 
17. The Fire Department had no specific conditions of approval relative to this rezone 

request.  However, with the subsequent Site Plan Review, the Fire Department 
will be evaluating compliance with the technical requirements including 
turnaround provisions, hydrant placement, and other issues. 
 

Peoria Unified School District 
18. This development lies within the boundaries of the Peoria Unified School District 

(PUSD).  The Developer and the District have reached an agreement concerning 
developer assistance to the district and this agreement has received Governing 
Board approval.  
 

Public Notice 
19. Public notice was provided in the manner prescribed under Section 14-39-6.  

Additionally, the site was posted on August 24, 2012 with a sign meeting the size 
and content requirements prescribed by the Planning Division. 

Proposition 207 

20. The applicant has furnished a signed and notarized Proposition 207 Waiver for 
recordation pending the outcome of the City Council action. 

FINDINGS AND RECOMMENDATION 

21. Based on the following findings: 

 The proposed zoning district is in conformance with the goals and objectives 
set forth in the Peoria General Plan; and 

 The development character and density is compatible with adjacent 
development; and  

 The proposal will continue the established theme of the existing subdivision 
and create an overall cohesive development pattern; and 

 The PAD benefits the public interest by promoting a development framework 
that maximizes compatibility, provides appropriate land use transition and 
reduces the potential for conflict. 
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It is recommended that the Planning and Zoning Commission take the following action: 
 
Recommend approval to the City Council Case Z 05-25A.3, subject to the 
following conditions: 

1. The development shall substantially conform to the “Sunset Ranch 2” Planned 
Area Development Standards and Guidelines Report, (case Z05-25A.3) dated 
received August 22, 2012.  

2. The approval entered herein shall not negate any of the prior conditions 
contained or referenced within the original Case Z 04-34 (Sunset Ranch 2 PAD) 
and the subsequent amendments (Z 04-34A.1 and A.2).  Those conditions shall 
remain in force for the PAD. 

3. The Developer shall dedicate half-street ROW on 99th Avenue (30-foot) along the 
frontage of the project.  The Developer shall dedicate half-street ROW on 102nd 
Avenue (25-foot) along the frontage of the project. 

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

5. The Developer shall dedicate a 30-foot by 30-foot ROW chamfer at all 
intersections with collectors or arterials.  The Developer shall dedicate a 20-foot 
by 20-foot ROW chamfer at all local/local roadway intersections. 

6. A Final Drainage Report must be submitted with the subdivision.  Retention must 
be provided for the 100-year, 2-hour storm. 

7. The final drainage report shall address recommendations of the ADMP and any 
impacts that may have on the development.  

8. The final drainage report shall address the Lake Pleasant Parkway project and 
any impact that it may have on this development and vice versa. This to include 
any interim condition impacts. 

9. The Developer is responsible to submit water and sewer analysis, for the entire 
site, and necessary documentation required for issuance of the Agreement to 
Serve letter to Maricopa County.  

10. The Developer is responsible to provide an Agreement to Install Improvement for 
the public improvements required by the development.  The accompanying 
financial assurance for subdivision improvements shall be in accordance with 
City's requirements. 

11. Streetlights are required to be installed by the Developer.  The streetlight plan 
must be submitted with the second submittal of the improvement plans.  The 
streetlights shall also be indicated on the paving or grading plan. 

12. The Developer will be responsible to form a Street Light Improvement District 
(SLID) for this subdivision.   

13. The Developer will be responsible to form a Maintenance Improvement District 
(MID) for this subdivision.  

14. The Developer will be responsible to underground any overhead utilities rated 
less than 69 kV, which are adjacent to the subdivision. 

15. A Phase 1 Environmental Clearance will be required for all right-of-way to be 
dedicated to the City. 

16. The preservative seal required for the new streets shall be applied 1-year after 
completion of the streets.  A fee to cover this cost will be required at the time of 
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the paving permit. The City will determine the amount at the time of permit 
issuance. 

17. Pavement sections shall be verified by the project soils report.  The Developer 
will be responsible to replace all pavement adjacent to the development to the 
monument line unless they can demonstrate that the existing pavement meets 
the City of Peoria’s minimum requirements. 

18. The Development will be responsible to comply with the phase 2 AZPDES Storm 
Water Pollution Prevention criteria. This should include runoff control, erosion 
control, and sediment control. A Storm Water Pollution Prevention Plan (SWPPP) 
shall be submitted with the improvement plans in accordance with the SWPPP 
checklist. 

19. A noise mitigation study shall be submitted with the preliminary/final plat to 
address the anticipated truck traffic on Lake Pleasant Parkway.  All walls shall be 
designed in accordance with the recommendations of the noise study. 

20. All required improvements along the Lake Pleasant Road are considered 
temporary and therefore, no transportation impact fee credits will be issued.  

21. The landscaping design for the area adjacent to LPP shall be coordinated with 
the ultimate theme of the area.  
 
 

 
Attachments: 
 
Exhibit A  Vicinity/Context Map 
Exhibit B  Proposed Land Use Map (GPA12-0006) 
Exhibit C  Zoning Map 
Exhibit D  Conceptual Development Plan (for reference) 
Exhibit E  Citizen Participation Report 
Exhibit F  Sunset Ranch 2 Planned Area Development 
 
Prepared by:  Robert Gubser, AICP 
   Principal Planner 



Z05-25A.3: Sunset Ranch 2 - Major PAD Amendment

Not to Scale

Z05-25A.3 Vicinity/Context Map

Applicant: Silver Fern Management / Woodside Homes
Request:  Amend the Sunset Ranch 2 PAD to incorporate the
addition of approximately 19.72 acres of new development area.
Location:  North of Williams Rd and Lake Pleasant Pkwy
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Z05-25A.3: Sunset Ranch 2 - Major PAD Amendment
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Z05-25A.3 Land Use Map (Proposed)

Applicant: Silver Fern Management / Woodside Homes
Request:  Amend the Sunset Ranch 2 PAD to incorporate the
addition of approximately 19.72 acres of new development area
Location:  North of Williams Rd and Lake Pleasant Pkwy
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Z05-25A.3: Sunset Ranch 2 - Major PAD Amendment

Not to Scale

Z05-25A.3 Zoning Map

Applicant: Silver Fern Management / Woodside Homes
Request:  Amend the Sunset Ranch 2 PAD to incorporate the
addition of approximately 19.72 acres of new development area.
Location:  North of Williams Rd and Lake Pleasant Pkwy
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