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Introduction

The purpose of this request is to rezone approximately 55 gross acres of land from SR-43 to 
Planned Area Development (PAD).  The proposed PAD is for a hub of neighborhood and 
community retail uses.  The parcel is entirely owned by the Arizona State Land Trust (part of a 
total parcel of 160 acres) and is located at the northeast corner of Lake Pleasant and Happy 
Valley Roads (see Figure 1, Vicinity Map and Figure 2, Aerial Photo).  The PAD includes 
permitted uses consistent with the Commercial Districts of the Peoria Zoning Ordinance as further 
defined below.  The State Land Department intends to hold a public auction for a commercial 
lease on this property as soon as is practicable, and the PAD zoning is needed to provide the 
successful bidder the ability to finalize the specific site plan for development.  This Standards and 
Guidelines Report sets forth the permitted uses and development standards that will be followed 
as the site is further designed and developed. 

Land Use Consistency

There are two land use plans that apply to the subject site: the Peoria General Plan and the Lake 
Pleasant Parkway Corridor Specific Area Plan.  Each plan is discussed in detail below. 

Peoria General Plan

The PAD request is consistent with the Peoria General Plan (see Figure 3, General Plan land 
Use) which depicts the intersection of Happy Valley Road and Lake Pleasant Parkway as 
Community Commercial on all four corners.  As defined in the General Plan (Land Use Element, 
page 18), "Community Commercial areas typically consist of larger shopping centers and districts 
that have a wider variety of goods and services than the neighborhood shopping areas."  This 
area allows "all types and intensities of commercial development."  This project is planned for 
uses consistent with this definition. 

The project is also consistent with Policy B-1d of the General Plan Circulation Element, which 
states several criteria regarding spacing of driveways for new development.  The applicant has 
worked with the City of Peoria Engineering Department to site the access points according to 
these criteria and in coordination with the overall development patterns in the vicinity of the site.  
This siting also supports the objective (B-4) of maintaining Lake Pleasant Parkway as a limited-
access arterial roadway. 

The General Plan defines several growth areas within the City of Peoria.  The subject site is 
within the North Central Peoria/Lake Pleasant Parkway Corridor Growth Area.  The discussion of 
this growth area notes the intersection of Happy Valley Road and Lake Pleasant Parkway as a 
commercial node.  The vision for this area includes desert-sensitive design with pedestrian 
amenities, bringing a neighborhood scale to future commercial development.  Emphasis is again 
on the limited-access design of Lake Pleasant Parkway.  Designation of this growth area 
prompted further study of the area and the creation of the Lake Pleasant Parkway Specific Area 
Plan, discussed below. 
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Lake Pleasant Parkway Corridor Specific Area Plan

The Lake Pleasant Parkway Corridor Specific Area Plan is a policy document that provides a more 
detailed study of the area within a quarter mile of the Lake Pleasant Parkway Corridor from 
approximately 99th Avenue to the Carefree Highway.  This PAD request is consistent with the 
Specific Area Plan in that it identifies the intersection of Happy Valley Road and Lake Pleasant 
Parkway as a Community Activity Node (see Figure 4, Activity Nodes Map).  A community 
Activity Node has a radius of approximately one-quarter mile from the intersection, and includes 
local commercial retail opportunities with a service area up to 10 miles.  The allowed land uses 
within a Community Activity Node are identified in the Goals, Objectives, and Policies (Land Use 
Policy E-2.1) section of the plan.  The allowed land uses may include "grocery, bakeries, 
drugstores, bookstores, sporting goods, music garden supplies, gas stations, specialty shops, 
restaurants, fast-food, medical and dental offices, governmental services, schools, indoor 
recreational facilities, theatres, retail sales of new merchandise and other uses of similar 
character."  The uses proposed for the subject site will be consistent with the allowed uses. 

Policy A-1.2 suggest full access points along Lake Pleasant Parkway be provided at mile and half-
mile intersections, with right-in and right-out access allowed as determined by the City Engineer.  
Due to the commercial development contemplated at this intersection, discussions with City staff 
have indicated the likelihood of a full median break at the one-quarter mile intersection (also 
reflected on the conceptual commercial plan on the west side of Lake Pleasant Parkway). 

The Specific Area Plan also sets specific development policies for the Lake Pleasant Parkway 
Corridor.  These policies are aimed at promoting the natural environment of the Corridor, 
promoting the City's overall vision for the area, promoting and enhancing the rural, desert 
character of the area, promoting minimal "aesthetic intrusions" into the rural environment, and 
integrating the natural and built environments.  The development of this site will implement, 
where applicable, the development policies set forth in the Specific Area Plan. 

Site Information and Surrounding Land Use

As noted previously, the subject site is currently State Trust Land fronting on both Lake Pleasant 
and Happy Valley Roads.  The northern boundary of the site if formed by a major wash which 
traverses the parcel and the eastern boundary is formed by a pipeline easement for El Paso 
Natural Gas.  The property drains from northeast to southwest and is undeveloped scrub desert, 
as are the adjacent parcels in the area.  The site is currently zoned SR-43, as are the surrounding 
properties in all directions. 

Conceptual Site Plan

The Conceptual Site Plan (Figure 5) illustrates the potential for a neighborhood and community 
level retail shopping center.  The site plan illustrates a combination of neighborhood market and 
community shopping center uses with a variety of major tenants, along with small shops and 
freestanding pads.  While the exact boundaries of the parcel are set, the site plan will be finalized 
at a later time when the commercial lease has been auctioned by the State Land Department and 
the specific users for the property have been identified.  The commercial uses anticipated for this 
project are consistent with those typically found in high quality retail developments of this size 
including general retail, supermarket, restaurants, etc.  The Permitted, Conditional and Accessory 
Uses under the PAD zoning are defined in a separate section below. 
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Access

While exact building locations are not set by this conceptual plan, the access points of the project 
are critical, particularly considering the access restrictions along Lake Pleasant Parkway.  The 
planned access points are as follows: 

� Lake Pleasant Parkway – A full median break at the quarter-mile from Happy Valley 
Road is planned for the project along with two right-turns only. 

� Happy Valley Road – A full median break is planned at the eighth mile point from 
Lake Pleasant Parkway.  In addition, two right-turns only access points are planned. 

These planned access points will be analyzed as part of a Traffic Impact Analysis to be submitted 
concurrent with a specific plan for the project.  Although the access points are not anticipated to 
change, the project access points may be modified, if necessary, based on the results of the 
analysis. 

Landscaping

Figure 6, Conceptual Landscape Plan, illustrates the main areas on the site intended to contain 
significant landscaping.  Pursuant to Development Policy G-1.2 within the Lake Pleasant Parkway 
Corridor Specific Area Plan, a minimum scenic corridor buffer of 30-feet along both Lake Pleasant 
and Happy Valley Roads will be provided.  In accordance with Policy K-1.2, this area will consist 
of preserved native vegetation as much as possible, and disturbance areas will be revegetated 
with native vegetation (Policy L-1.2).  Pursuant to Policy G-1.1, buildings will be set back at least 
15 feet from the rights-of-way in addition to the 30-foot landscape buffer.  Additional design 
elements will be added along the street frontages including appropriate landscape berms and/or 
screen walls to shield parked vehicles from visibility.  Major entrances will include landscaped 
medians, and all entrance drives will be improved with enhanced decorative pavers. 

An existing 60-foot wide gas main easement runs parallel to the eastern boundary of the site, 
approximately 12’-6” inside of the property line (clearance width varies slightly, from 10’-3” at the 
south end, to 14’-2” at the north end).  Because the gas utility will not allow trees within the 
easement, it is proposed to plant the 12’-6” wide strip with 36” box trees at 15 feet on center 
along the entire eastern site boundary.  This will provide an adequate landscaped buffer adjacent 
to the vacant parcel to the east, planned as an additional component of the Community Activity 
Node.  A landscaped buffer is not planned along the northern boundary of the site, as it abuts a 
natural wash corridor that will serve to separate this site from future development to the north.  
However, nodes of landscaping will likely be utilized in this area as the site proceeds with design. 

Development of the site will comply with Article 14-35 of the Peoria Zoning Ordinance, Landscape 
Requirements.  In particular, Section 14-35-4 requires 20-percent of the net site area to be 
landscaped.  Section 14-33-2.K of the zoning ordinance requires 5-percent of the net PAD area to 
be open space.  The Conceptual Landscape plan illustrates there is significant potential to provide 
landscaping and open space along the perimeter of the site, adjacent to the wash, in the parking 
lots and adjacent to retail buildings and shops. 
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Architecture/Elevations

Conceptual architectural elevations for the center illustrate the quality and character intended for 
this shopping center (See Figure 7, Conceptual Architectural Elevations).  The elevations 
illustrate the use of a variety of materials including stucco, stacked stone accents and tile roofing.  
The architecture focuses on variety to break up the massing of the buildings through the use of 
battered walls, towers, varied roof heights, arches, gable ends, parapets, ells to provide relief 
and depth, sconce lights, and varied column designs with different roof overhang designs for 
shade.  Desert colors in complementary tones will be used throughout the site. 
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Permitted, Conditional and Accessory Uses

The permitted, conditional and accessory uses for the site are indicated within Table 1, PAD
Land Use Table.  The permitted, conditional and accessory uses for the site are based on those 
allowed for the C-2 – Intermediate Commercial District (Article 14-9 of the Peoria Zoning 
Ordinance) with modifications tailored to the Peoria Center Point development.  Table 1 provides 
a list of those allowed within the C-2 district and indicates if and how these uses will be allowed 
within the Peoria Center Point PAD.  Table 1 is prepared in legislative edit format to provide a 
comparison between the C-2 district and the PAD uses. 

Sections 14-9-4 regarding General Regulations for commercial uses and 14-9-5 regarding 
Limitations on Uses shall apply.  Outdoor uses shall be allowed pursuant to Article 14-9-5 F.1 (a-
g) of the Zoning Ordinance.  Two uses that are not listed within the C-2 district that have been 
added to the Land Use Table require special limitations.  The limitations for these uses, Donation 
Centers (Used Goods) and Swimming Pool and Spa Sales, are noted below. 

 Donation Centers (Used Goods)
1. All donation center exterior storage facilities, whether temporary or permanent, shall 

be enclosed by a six (6) foot masonry or concrete wall, excluding approved openings, 
and shall be of such color and texture to complement the building architecture and 
maintain the character of the site. 

2. It shall be the responsibility of the principal user to ensure the enclosure is properly 
maintained and that all donated goods are located within the enclosure.  Donated 
goods, regardless of size, shall not collect outside of the enclosure. 

Swimming Pool and Spa Sales (may include outdoor model display)
Swimming Pool and Spa Sales shall be subject to the limitations noted within Section 14-
9-5.F. of the Peoria Zoning Ordinance regarding outdoor display and sales area.  
However, the following modifications to those standards shall apply for this use: 

14-9-5.F.1.b shall be modified as follows: 

Proposed developments intending to incorporate outdoor display uses shall 
include the areas planned for outdoor display in the site plan for the project.  
Such areas shall be integrated into the site plan with landscaping and fencing 
that maintains the overall design theme for the site.  Appropriate pool fencing 
shall be required per City code. 

14-9-5-F.1.f shall be modified as follows: 

Outdoor display areas shall be limited to an area of equal to 50% of the gross 
site area attributed to that use, as noted on the approved site plan. 



Lake Pleasant Crossing PAD Land Use Table 

LAND USE 
Administrative & Financial 

Automatic Teller Machine (ATM) P 
Banks and Financial Institution P 
Bonding Companies & Non-Chartered Financial C 
Medical, Dental, or Health Offices P 
Professional, Administrative or Business Offices P 

Automobile Related 
Auto Parts and Accessory Store P 
Auto Sound System Installation, Auto Glass Tinting & Repair, & similar uses P 
Automobile Diagnostic and/or Service Establishment, including repair facilities & 
similar services 

C

Auto Parking Lot or Garage as Principal Use P 
Automobile Rental Facility, limit to six (6) vehicles C 
Car Wash, Automated P 
Car Wash, Self Service C 
Gas Service Station P
Tire Sales, Repair and Mounting P 

Eating & Drinking Establishments 
Coffee Shop P
Catering Establishment P 
Food & Beverage Vendor Cart A 
Restaurant, fast-food (may include drive-thru) P 
Restaurants and Cafeterias P 
Tavern, Bar, Lounge or establishment that sells alcoholic beverages for 
consumption on premises, excluding restaurants 

C

Entertainment and Recreation 
Dancing, Theatrical or Music Studio P 
Health and Exercise Center P 
Indoor Recreation/Entertainment including Bowling Alleys, Game Rooms, Video 
Arcades, Ice & Roller Skating Rinks, Shooting Ranges, Pool & Dance Halls, Bingo 
Halls, & similar uses, excluding Adult Uses & Taverns, Bars, & Lounges 

P

Outdoor Recreation; including Tennis, Racquet Clubs, Miniature Golf & similar uses C 
Recreation and Social Clubs P 
Theater, indoor P
Wedding and Reception Center C 

P = Permitted Principal Use 
C = Permitted Conditional Use.  Conditional Use Permit Required.  See Article 14-24. 
A = Accessory Use 



Lake Pleasant Crossing PAD Land Use Table 

General Industrial & Manufacturing 
Essential Public Service or Utility Installation P 
Mini-storage Warehouses excluding RV, Boat & Trailer Storage C 

General Retail
Antiques, Crafts, and Collectibles Sales P 
Bait and Tackle Shops P 
Book, Stationery, & Greeting Card Store P 
Candy and Ice Cream Store P 
Carpet and Floor Covering Store P 
Copy Center P
Donation Center (Used Goods) A 
Florist P
Gift, Novelty and Souvenir Shops P 
Hobby, Stamp and Coin Shop P 
Newsstand P
Pet Shop P
Retail Decorative Rock Sales C 
Retail Sales of New & Used Merchandise, Indoor P 
Retail Liquor Store C
Video Rental Store P
Water and Ice Store P

Institutional
Cultural Institutions P
Day Care Centers or Pre-school Centers P 
Libraries and Museums P 
Non-Profit Social Services P 
Public Buildings P
Public Utility Buildings, Structures, Uses, Facilities and Equipment P 
Religious Institutions & similar places of worship P 
Public/Private Schools, Educations Institutions, Business, Technical or Vocational 
excluding Colleges & Universities P

Intense Retail 
Appliance, Furniture, & Household Equipment Sales and Rentals P 
Commercial Service Establishments Combining Retail, Showroom with workshop C 
Office Supply & Machine Sales & Service P 
Department Store P

P = Permitted Principal Use 
C = Permitted Conditional Use.  Conditional Use Permit Required.  See Article 14-24. 
A = Accessory Use 



Lake Pleasant Crossing PAD Land Use Table 

Intense Retail (cont.) 
Hardware & Home Improvement Store with outdoor storage P 
Home Improvement Store P 
Monument Sales and Engraving Shop P 
Plant Nursery, Retail P
Sales & Storage of grain, feed, seed, fertilizer, farm & garden supplies C 
Swimming Pool and Spa Sales (may include outdoor model display) C 

Lodging
Hotel or Motel P

Medical
Ambulance Service Facility C 
Emergency Medical Care Facility C 
Medical, Dental, Optician or Health, Clinics and Laboratories P 
Veterinary Hospital C
Veterinary Offices and Clinics, excluding animal boarding P 

Personal Services 
Dry Cleaning and Laundry Establishment P 
Employment Agencies, not including Day Labor Hiring Centers P 
Laundromat, self-service P 
Locksmith P
Messenger Delivery Service P 
Tanning Salon, Nail Salon, Barber Shops, Beauty Parlor & similar uses P 
Pet Grooming Shop P
Photographic developing and printing P 
Photographic Studio P
Radio and Television Sales and Service P 
Recording Studio P
Show Service & Clothing Alteration P 
Sightseeing Tower Companies P 
Ticket and Travel Agency P 
Watch and Clock Repair Shop P 

Transportation
Bus Terminals C

P = Permitted Principal Use 
C = Permitted Conditional Use.  Conditional Use Permit Required.  See Article 14-24. 
A = Accessory Use 
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Property Development Standards

General Development Standards 

The development standards for the property shall be in accordance with the following 
Development Standards Table (Table 2): 

Table 2-Development Standards
Minimum Lot/Site Area (acreage) n/r 
Minimum Lot Width (ft) n/r 
Minimum Lot/Site Depth (ft) n/r 
Minimum Frontage on One Arterial (ft) n/r 
Maximum Lot Coverage (percentage) n/r 
Maximum Building Height (ft) 481

Front Setback (ft) 152,3

Corner Setback (ft) 152,3

Rear Setback (ft) 202,3

Interior Setback (ft) n/r 
Setback from Residential Zones (ft) 502,3

Accessory Building Height and Setbacks (ft) (a) 

1. Building Height: 30' within 20' of any residential district.  The height may be 
increased by one foot per each three feet of additional setback to a maximum of 48'. 

2. No building shall be closer than 45' to any property line or perimeter street right of 
way (Happy Valley Road and Lake Pleasant Parkway).  This is comprised of a 30' 
landscape buffer plus a 15' setback. 

3. No building setbacks for interior lot lines of the property shall be required, unless 
required by the Building Code. 

a. All regulations and development standards applicable to the principal buildings shall 
apply.

n/r. No minimum requirements. 

Landscape Standards 

Landscaping will comply with Article 14-35 of the Zoning Ordinance. 

Pursuant to the Lake Pleasant Parkway Corridor Specific Area Plan, the project shall be required 
to have a minimum 45-foot landscape buffer along Lake Pleasant Parkway.  The landscape buffer 
along Happy Valley Road shall be minimum 30 feet. 

Signage Standards 

Signs are allowed in accordance with the attached Appendix B – Comprehensive Sign Program. 

Screening, Fencing and Wall Standards

Screening shall conform to the standards set forth in Section 14-3-4 of the Peoria Zoning 
Ordinance.  The standards for fencing and walls shall be as presented in Section 14-3-5 of the 
Peoria Zoning Ordinance. 

Lighting Standards

Lighting within the project shall conform to Section 14-3-2F of the Peoria Zoning Ordinance, 
governing exterior lighting.
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Parking and Loading Standards 

Parking requirements for the project shall conform to the Parking and Loading requirements for 
non-residential uses contained within Article 14-23 of the Peoria Zoning Ordinance. 

Design Standards

Development within the PAD shall comply with the City of Peoria Design Review Manual for Non-
Residential Design.  The manual lists several Qualitative Guidelines that will be followed in the 
design and development of the retail center.  The Quantitative Guidelines published in the 
manual are no longer used by the City of Peoria to evaluate design, thus only the Qualitative 
Guidelines will apply to the Lake Pleasant Crossing project. 

Infrastructure/Utilities

Grading and Drainage 

The on-site drainage system will be designed to accommodate all storm water drainage for the 
100-year, 2-hour storm events and/or in accordance with the City of Peoria requirements.  
Necessary drainage facilities will be indicated on the Final Site Plan as the project proceeds 
through the development process.  The Grading Exhibit (Figure 8) indicates the conceptual 
locations of storm drains, storage pipes and retention basins on site.  The PAD site generally 
slopes from northeast to southwest.  Two primary basins are planned, one at the northeast 
corner of the site and one at the southwest corner.  There are several smaller basins located 
within the setbacks along Lake Pleasant and Happy Valley Roads.  Several storm drains are 
designed to capture storm water from the parking areas and transport the flows to the basins.  A 
few areas on site may utilize underground storage pipes to retain the flows. 

Public Utilities and Services

The Utility Exhibit (Figure 9) indicates existing and proposed water and sewer facilities adjacent 
to and within the site.  The site will be developed to utilize municipal water and wastewater 
facilities and services.  There is an existing 30-inch water line available to the site in Lake 
Pleasant Parkway that will provide water to the site.  A 16-inch water main will need to be 
installed within Lake Pleasant Parkway parallel to this 30-inch line.  A 16-inch water line will also 
need to be installed within Happy Valley Road.  To provide service into the site, a 12-inch water 
main in anticipated to connection from the 16-inch line with Lake Pleasant Parkway at the north 
end of the site to the line in Happy Valley Road.  Several 8-inch and 6-inch lines are planned to 
connect to the 12-inch line to service each of the commercial buildings and provide required fire 
hydrant spacing. 

There is currently a 24-inch sewer line available to the site within Lake Pleasant Parkway and a 
line proposed within Happy Valley Road.  The size of the future line within Happy Valley Road has 
not been determined.  Sewer service to the site is anticipated to connect from both of these 
lines, depending on the location of the buildings on site.  The Minors, Shops and Pads along Lake 
Pleasant Parkway are anticipated to sewer directly from the 24-inch line within Lake Pleasant 
Parkway at three locations.  The Pads along Happy Valley Road, as well as the Anchors and 
Majors, are anticipated to sewer directly into the future line with Happy Valley Road.  In the 
event that a sewer line is not constructed within Happy Valley Road, the entire site may 
discharge to the line with Lake Pleasant Parkway. 
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Existing street improvements to the site include two paved traffic lanes for Lake Pleasant 
Parkway and two for Happy Valley Road.  Both streets have 66 feet of existing right of way, 33 
feet for each half street adjacent to the development, except that there is additional existing 
right of way varying from approximately 157 feet at the intersection decreasing to 69 feet for 
Happy Valley Road (north half) just east of Lake Pleasant Parkway.  This additional right-of-way, 
which extends east of Lake Pleasant Parkway for approximately 875 feet, was obtained by the 
Maricopa County Department of Transportation for the Loop 303 Estrella Parkway project.  It has 
not been determined how much of this right of way will be necessary for future improvements 
related to the Loop 303 project.  The City's needed right-of-way will not extend north of the 
existing MCDOT right-of-way. 

The ultimate right of way for Lake Pleasant Parkway is planned to be a 95-foot half street (190 
feet total right of way).  This will include three traffic lanes in each direction and a center 
median.  The ultimate right of way for Happy Valley Road is planned to be a 65-foot half street 
(130 feet total right of way).  This section will also include three traffic lanes in each direction 
and a center median.  The ultimate alignment for Happy Valley Road does not follow the existing 
roadway centerline.  The ultimate roadway design begins at Lake Pleasant Parkway aligned north 
of the existing centerline and, as it continues east, drops south of the existing centerline (also 
the section line).  Thus, the right-of-way for Happy Valley Road indicated on Peoria Center Point 
site varies.  The developer will provide right-of-way dedications and street and utility 
improvements to serve the site as are necessary and required by the City. 

Table 3 below provides a summary of all anticipated utility service providers for the site. 

Table 3 – Utility Service Providers

 Sewer......................................................City of Peoria 
 Water ......................................................City of Peoria 
 Electricity.................................... Arizona Public Service 
 Telephone................................. Qwest Communications 
 Cable TV.......................................Cox Communications 
 Gas ........................................Southwest Gas Company 
 Refuse.............................................. To be determined 
 Fire and Safety.........................................City of Peoria 
 Police ......................................................City of Peoria 

Development Schedule and Phasing

Development of the PAD will be determined by market demand.  The necessary onsite and offsite 
improvements will be determined during Site Plan Review in accordance with City of Peoria 
Ordinances and Guidelines.  Phasing will also be determined at the time of Site Plan Review. 
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Appendix A – Legal Description and Exhibit
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Appendix B – Comprehensive Sign Program
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