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1. Project Description

This Citizen Participation Report is for the approximately 17.07-acre property located 162 feet 
east of the southeast corner of Lake Pleasant Parkway and Pinnacle Vista Drive, Peoria, which is 
otherwise commonly known as Maricopa County Assessor’s Parcel Numbers (APNs) 201-36-646C 
and 201-36-604 (the “Property”). See Site Aerial Map at Tab 1. The Property is also known as 
Parcel 9B of the Cibola Vista PAD (Tab 2). 

As background, on March 15, 2024, formal planning applications were filed with the City of Peoria 
for approximately 12.43 acres of the overall Property, including a general plan amendment, 
rezoning and site plan application. These applications are proposed in order to provide a 
framework for development of the Property as a high-quality multi-family development which 
features meaningful building transitions and buffers. After hosting several neighborhood 
meetings and conducting individual outreach efforts with the community, the applicant, in 
response to neighbor feedback, initiated discussions with the Cibola Vista Resort & Spa property 
owner to expand the project area to include an additional 4.64 acres of Parcel 9 into the project 
boundary, in order to accommodate a new site layout that addresses concerns raised by 
neighbors and a more logical transition of the land use. This update is reflected in the second 
project submittal, filed on August 28, 2025.  

2. Citizen Participation Plan Timeline and Elements

Enclosed at Tab 3 are the noticing letters, notice lists and sign posting affidavits for the noticing 
that was provided below. 

• August 29, 2024: Project notification / neighborhood meeting notice mailed to all property
owners, homeowners’ associations and interested parties within 600-feet of the subject site.

• August 29, 2024: Neighborhood meeting sign posted to subject site.
• September 16, 2024: 1st Required neighborhood meeting held at Sunset Heights Elementary

School.
• January 7, 2025: Voluntary follow-up neighborhood meeting notice mailed to all applicable

parties.
• January 22, 2025: 2nd Voluntary neighborhood meeting held at Sunset Heights Elementary

School.
• February 28, 2025: 3rd Required neighborhood meeting notice mailed to all applicable

parties.
• March 11, 2025: Neighborhood meeting cancellation notice mailed to applicable parties, due

to conflicts with the School District’s spring break and to ensure optimal participation.
• March 26, 2025: Neighborhood meeting sign updated with new neighborhood meeting date.
• March 27, 2025: 3rd Required neighborhood meeting notice re-mailed to all applicable parties

with updated neighborhood meeting date.
• April 14, 2025: 3rd Required neighborhood meeting held at Sunset Heights Elementary School.
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• May 28, 2025: Informal meeting hosted by Cibola Vista Estates residents to discuss the
development.

3. Neighborhood Meeting Summaries

The applicant has held three (3) neighborhood meetings regarding the proposed development, 
as summarized below.  

a. 1st Neighborhood Meeting – September 16, 2024

The first formal neighborhood meeting was held for the project on September 16, 2024. The 
meeting was scheduled to commence at 6:00pm, however a significant number of residents 
arrived earlier at 5:15pm. From 5:15pm to approximately 6:15pm, the applicant and 
development team was available for questions as attendees roamed and reviewed boards before 
formally commencing the meeting. According to the sign-in sheet for the meeting (Tab 4), there 
were approximately 82 attendees, comprised of primarily neighbors, at the initial neighborhood 
meeting. Members of the applicant and development team, as well as city staff also attended the 
meeting. Following the neighborhood ended well after 7:30pm, the applicant and development 
team were available to discuss the Project with interested partes in smaller groups, which lasted 
another approximately 30 minutes.  

The applicant commenced the formal presentation by providing an introduction to the 
development team, followed by a discussion of the property characteristics, easement and 
physical encumbrances, and zoning background, highlighting that the Property was initially 
envisioned as a village type development back in the 1980’s—one which contemplated a level of 
multi-family development—and that the Cibola Vista Resort & Spa ownership has—as part of its 
long-term vision—has maintained ownership of the Cibola Vista core, west of the wash, for 
meaningful development opportunities. The applicant also discussed that the Property is 
permitted to develop with four-story timeshare resorts by-right, without any further 
entitlements. The applicant also discussed that—by pursuing this rezoning—there is an 
opportunity to have longer-term tenants, fewer units and superior site and building design 
compared to a timeshare resort development. The applicant further discussed the site and 
building design, highlighting the inspiration for the Santa Barbara-themed architecture, as well 
as building height transitions.  

General questions were raised at this meeting regarding permitted uses under the current PAD 
C-2 Resort zoning; nature of tenancy; traffic control; unit sizes and rental rates; applicability of
Section 8 profiles; school district capacity; traffic trip generation; water usage; property values
and crime; security for the development; the area’s land use trends and processing; views and
lines of sight; noticing requirements; and, noise impacts and mitigation. The applicant responded
to these questions as summarized below.

[left intentionally blank] 
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i. Existing Entitlements and Permitted Uses

An attendee raised a question regarding the existing zoning and what is permitted to
be built today. The applicant advised that the existing PAD zoning is for underlying
Resort C-2 Commercial, which can accommodate timeshares, among other uses. The
applicant confirmed that the application request is to modify the ‘use’ type from
transient timeshares to more permanent multi-family units, highlighting that the
proposed project complies with permitted building heights that exist today at 48 feet.

ii. Nature of Tenancy

One of the questions raised was regarding the nature of the use and whether the
multi-family units would be rental units. The applicant responded that the units will
be rentals.

iii. Traffic Control and Growth

A neighbor raised concerns with existing traffic control in the area, noting that his wife
had to be air transported to a hospital, and that the County is growing too fast. The
applicant discussed that Peoria is now in a development stage that other parts of the
Valley have already endured and highlighted that—while there are growing pains with
transportation and other infrastructure, there are numerous examples of where
communities have adapted well. It was further discussed that in order to receive
additional community services and amenities, additional “rooftops” are necessary to
drive demand, as has been historically repeated in areas of the Valley such as
Ahwatukee, Chandler and prime locations in Scottsdale.

The applicant further discussed, as it relates to multi-family specifically, that there are
locations in the Valley where multi-family coincides with single family communities
and it works well (i.e. Biltmore and North Scottsdale).

iv. Unit Sizes and Rates

A question was asked regarding the anticipated unit counts and sizes. The applicant
advised that the development would consist mostly of 1 and 2-bedroom units, ranging
from approximately 700 to 750 square feet for a 1-bedroom unit; and, 1,100 square
feet for a 2-bedroom unit.

The applicant addressed pricing, indicating that pricing at this time is difficult to
estimate, as the project still needs to finish the entitlement phase, which could take
nine months. By the time permitting is complete, the condition of the market may be
completely different than it is now. The applicant noted that rent rates would be on
the higher end of market rates, given the value and context of the land.
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v. Section 8 Applicability

An attendee asked whether the project was planned as a Section 8 community. The
applicant advised that the project is proposed as market rate luxury community with
commensurate rent rates, and that it is modeled after high-end multi-family
communities in Scottsdale (i.e. Grayhawk). The applicant also discussed that the
community was designed for a demographic which desires a lock-and-leave lifestyle
who do not want to have the maintenance responsibility of a traditional home,
including retirees, empty nesters, and young professionals.

vi. School District Capacity

A concern was raised by several attendees regarding school district capacity for
nearby area schools. The applicant confirmed that compared to single family
communities, multi-family units do not generate the same levels of students per unit,
and that the ratio is significantly less. The applicant noted that it met with the Deer
Valley Unified School District to discuss the proposed development and that it was
willing to work with the School District to help the school address existing capacity
issues and the demand by this project.

vii. Trip Generation

Some neighbors raised questions regarding traffic generation and existing conditions
in the area. The applicant discussed that a traffic study will need to be reviewed and
approved by the City in order to proceed, and that coordination with the City is
underway regarding traffic and any mitigation that may be necessary. That said, the
applicant also noted that compared to the approved by-right resort development, the
proposed project generates 56% less traffic. Additionally, the applicant discussed peak
hour trips for the development, which are not anticipated to have a significant impact
on surrounding area traffic patterns.

viii. Water Usage

An attendee which lives in a nearby Unincorporated Maricopa County area inquired
about water availability and impacts to the County neighbors and the well systems.
The applicant responded that the development will be served by the City of Peoria
and not private wells.

ix. Property Values and Crime

One of the neighbors that attended the meeting proclaimed that the area is the
epicenter of wealth in Peoria and expressed concerns that a multi-family development
at the property could reduce area property values, citing areas of Surprise where
apartment dwellers have visible toys and clutter on balconies. Further concerns
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regarding the possible introduction of bus stops in the area and crime were raised if 
more transient populations (i.e. renters) move into the area. The applicant responded 
that the quality of the development will promote attracting quality renters and 
reiterated the demographic of the intended tenant. It was also discussed the 
community would be a gated community with professional management, which other 
nearby homes that are being rented do not have the benefit of. As a benefit of the 
community being professionally managed, the applicant advised that there is strict 
rental criteria that must be met prior to being approved for a lease, including 
background checks. 

x. Security

A member of the community asked if the Project would be monitored by security. The
applicant advised that security is not being contemplated, as that would be unusual
with this caliber of development, but that it would be professionally managed and
gated.

xi. Land Use Trends / Processing

Some attendees expressed a concern that if the proposed development were
approved, it would open ‘flood gates’ for other similar projects into the area. The
applicant reminded attendees that the Property is zoned for four-story timeshare uses
today—and that the building height and transient nature of the resort uses is
something that is acceptable today—which is a unique set of conditions that do not
apply to other nearby properties. It was further noted that any such proposal will be
required to go through the same process as this application, with public hearings and
meetings.  It was further noted that the proposed development features a high level
of quality, including building stepbacks, setbacks and quality standards that should set
a positive precedent for any other future development in the area.

xii. Views and Lines of Sight

Some attendees raised concerns regarding privacy and views onto their property. The
applicant confirmed that the proposed site plan incorporates a step-down approach
that helps mitigate these issues; and, that it would look at further limiting windows
and balconies along the east perimeter of the development.

xiii. Noticing Requirements

A question was asked regarding the applicant’s noticing efforts. The applicant
confirmed that it complied with the City’s requirements for noticing, including a sign
and written notice, and that there would be additional opportunities for engagement.

[left intentionally blank] 
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xiv. Noise Impacts and Mitigation

One of the meeting attendees expressed concerns with noise from potential parties,
particularly due to Karaoke machines. The applicant advised that the Property would
be under restrictions regarding noise to ensure a comfortable living environment not
only for its tenants, but for the surrounding area—including the Cibola Visa Resort
and Spa.

b. 2nd Neighborhood Meeting – January 22, 2025

A second voluntary and informal neighborhood meeting was held for the project on January 22, 
2025. The meeting commenced at approximately 6:00pm and lasted until after 7:00pm. 
According to the sign-in sheet for the meeting (Tab 5), there were approximately 21 attendees, 
comprised of primarily neighbors, at the second neighborhood meeting. Members of the 
applicant and development team, as well as city staff also attended the meeting. 

The applicant provided a similar presentation to the first neighborhood meeting to ensure that 
new interested parties had the benefit of the Project background and questions that were raised 
during the first meeting. The applicant also addressed proposed changes to the application that 
were made in response to community feedback from the first meeting, which included 
reconfiguring and relocating Building A further north, and restricting areas for balconies on 
Building A, as depicted in Figure 1. 

Figure 1: Site Plan Modifications Presented at 2nd Neighborhood Meeting 

General questions were raised at this meeting regarding the General Plan designation for the 
Property; plans for the existing Cibola Vista Resort and Spa; trail maintenance; site security; 

Exhibit 8



 The Resort Residences at Cibola Vista – Citizen Participation Report   8 

building height locations; and, parking and peak hour demands. The applicant responded to these 
questions as summarized below. Comments were also provided by attendees with compliments 
regarding the project architecture. 

i. General Plan Designation
An attendee raised a question regarding the General Plan designation for the
Property, noting that the designation is inconsistent with the existing C-2 Resort
zoning. The applicant confirmed that the zoning for the Property predates the General
Plan designation, which fails to acknowledge the significance of the entitlement that
is in place for the Property today. The applicant described the land use context from
west to east, noting that the Property is a transitional property to single family
residential to the east.

ii. Plans for Existing Resort

An attendee requested clarification regarding the intent and plans for the Cibola Vista
Resort and Spa and whether it would be converted to multi-family residential. The
applicant responded that there are no plans to convert the resort to multi-family
residential.

iii. Trail Maintenance

One of the attendees raised a question regarding trail access and maintenance. The
applicant advised that the development team is open to a discussion regarding these
items. Following the meeting, the applicant was in contact with leadership from the
Cibola Vista Homeowners’ Association and will continue a dialogue regarding trail
maintenance.

iv. Site Security

An attendee raised a question regarding the security for the Property. The applicant
confirmed that the community will be gated and that pedestrian access would be
controlled via access gates.

v. Building Height and Privacy

A question was raised by an attendee regarding building heights and privacy for
neighbors. The attendee discussed that there are already 3,500 multi-family units
within range of Cibola Vista and that individual did not see additional units as
necessary, noting concerns with child safety, decreased home values, and more. The
attendee also noted that a community petition was previously organized to oppose
transient (rental) units in the area due to perceived crime. The applicant responded
with a reminder that currently, an even more transient product type is permitted by-
right up to four (4) stories tall, with no additional approvals beyond site plan approval.
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The applicant advised that—while a timeshare resort development may be pursued 
in theory—the team would rather work with the neighborhood on transitions, buffers 
and design to mitigate impacts of development on the community.  

vi. Parking and Management
One of the attendees noted that they are a community manager for a multi-family
community in the Valley. They requested confirmation regarding the anticipated
community manager for the community, and additional information regarding
parking ratios and demand. The applicant confirmed that the property manager will
be a well-established and respected manager, such as Mark Taylor, which was well-
received by the neighbor. The applicant further confirmed that the parking would
meet the City’s requirements, and ultimately that it was in the applicants’ best
interest to ensure a healthy parking ratio to ensure that tenants are maintained.

Once questions concluded, Councilmember Bullock made remarks regarding the entitlement 
process, highlighting the role of the City Council, Planning Commission and staff, and also 
encouraging the applicant and neighbors to work together to find common ground.  

c. 3rd Neighborhood Meeting – April 14, 2025

A third required neighborhood meeting was held for the project on April 14, 2025. The meeting 
commenced at approximately 6:00pm and lasted until after 7:00pm. According to the sign-in 
sheet for the meeting (Tab 6), there were approximately 10 attendees, comprised of primarily 
neighbors, at the second neighborhood meeting. Members of the applicant and development 
team, as well as city staff also attended the meeting. 

The applicant provided a similar presentation overview to the prior neighborhood meetings to 
ensure that new interested parties had the benefit of the Project background and questions that 
were raised during the initial meetings. The applicant also addressed proposed changes to the 
application that were made in response to community feedback from the initial meetings. The 
changes included: 

1) Lower Building Heights Near Homes:
• After Neighborhood Meeting #1:

• Reduced south 4-story building to 3-stories and shifted building north
• After Neighborhood Meeting #2:

• Re-envisioned south boundary of site with 2-story townhomes
• Incorporated Parcel 9B (3.1 acres) to the site and redesigned eastern edge with

two-story buildings along new east boundary
• Creates certainty
• Reduces both visual and privacy concerns

2) Increased Buffers and Setbacks:
• Generous setbacks of over 300 feet preserved and maintained along east boundary
• 658 feet separation created from the homes to the south to the nearest project building
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• Lower-profile buildings (i.e. garages and townhomes) are planned within buffer areas,
where possible

3) Lower Heights in the Middle of the Site: Four story building height reduced to three stories
4) Intentional Building Orientation: Building orientations carefully planned to limit view

impacts and maintain privacy
5) Proactive Land Acquisition:

• Parcel 9B now controlled by developer
• Prevented the possibility of another developer placing a four-story hotel directly along

the eastern boundary
• Dedicated to providing two-story housing product within Parcel 9B, providing a long-term

buffer for the neighborhood

Figure 2 represents the proposed modifications summarized above. 

Figure 2: Site Plan Modifications Presented at 3rd Neighborhood Meeting 

General questions were raised at this meeting regarding the additional project area plans and 
background for incorporation of it with the request; traffic; parking; opportunities for feedback; 
rental rates; selection of management companies; wash and trail access and maintenance. The 
applicant responded to these questions as summarized below. 

i. Land Area Incorporation

Some attendees asked for clarification regarding the land area that was being
contemplated to be incorporated into the request. The applicant confirmed that
Bluegreen Vacations, a timeshare resort company, was under contract to purchase the
portion of Parcel 9 that was not previously being pursued to be rezoned. However, after
hearing community feedback and in order to be proactive, the developer recently got that
land under control as a means to provide more certainty for neighbors to the east that
multi-story buildings would not be built immediately adjacent to the property line;

Exhibit 8



 The Resort Residences at Cibola Vista – Citizen Participation Report  11 

instead, a respectful transition was proposed.  There was a follow up question regarding 
whether the expanded site area includes the Cibola common area amenities, and the 
applicant confirmed it does not. 

Another community member inquired about the additional land area and the applicants’ 
degree of confidence that the plan was supportable. The applicant advised that the 
community plays a role in the process, and that the expansion area was a rare opportunity 
that resulted due to common long-term land ownership over both parcels, combined with 
a developers’  

ii. Traffic

An attendee raised questions regarding traffic and mitigation. The applicant confirmed
that the proposed use generates 56% less traffic than a timeshare resort, which is
approved to be built today. Further, that development pays for development and any
roadway improvements that were triggered by this application would be the applicants’
responsibility.

iii. Parking

A question was raised regarding the sufficiency of parking on-site. The applicant
responded that it is in ownerships’ best interest to provide sufficient parking is provided
for tenants and their guests to avoid leasing issues. The applicant also confirmed that, by
way of any lease agreement, the applicant can also provide occupancy limits.

iv. Feedback Opportunities

One of the attendees inquired about opportunities for feedback by the community and
whether community feedback matters. The applicant confirmed that the rezoning process
is a collaborative effort which involves input from city staff, neighbors and the City
Council. The applicant advised that the development team is aware of sensitivities
surrounding building height and proximity, and that those are items that will need to be
solved for moving forward. It was further discussed that while planning is about site
planning (rather than ownership vs. rentals), there are already rentals in the area and this
development will have onerous criteria to qualify for a lease at the development. The
applicant also discussed that good and bad examples of multi-family communities can be
found, but that ultimately, ownership cares about this development because it has a
direct impact on other parcels—including Cibola Vista Resort & Spa, and thus careful
planning has gone into project planning. The applicant noted that it will continue to work
with the community on aspects of the plan.

[left intentionally blank] 
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v. Rental Rates

An attendee asked about rent rates and what the going rate would be to live at the
proposed development. The applicant confirmed that—while market factors impact
rates—the average unit would likely lease in the $2,500 price range.

vi. Management Company
A question was raised regarding the management of the community. The applicant
confirmed that the property manager will be a well-established and respected manager,
such as Mark Taylor.

vii. Wash and Trail Access and Maintenance

A community member was interested in learning more about wash and trail maintenance,
highlighting that residents of the community will likely use the existing facilities. The
applicant confirmed that further dialogue is welcome regarding the Property’s
proportionate impact and possible contributions to trail maintenance.

Following the neighborhood meeting, three (3) nearby residents reached out to the applicant 
team. One of the residents was appreciative toward the applicant for working with the 
community and asked that the applicant further work out an agreement regarding trail usage 
with the Cibola HOA. Another resident similarly expressed appreciation for the applicant’s steps 
to ensure the community stays happy and healthy, and made some suggestions regarding limiting 
building heights along the east perimeter of the community and providing view fencing along the 
wash. The last resident also made suggestions to limit building height in the expansion area to 
two (2) stories, and requested further information regarding the developer. The third submittal 
for this project reflects this feedback. 

4. Notification Lists

In accordance with City requirements, neighborhood meeting notices were distributed to all 
property owners and homeowners associations (HOAs) within a 600-foot radius of the subject 
property.  

In addition to the required notifications, the applicant has maintained a project interest list that 
includes individuals who attended neighborhood meetings and provided contact information. 
These interested parties have been incorporated into the applicant’s extended mailing list to 
ensure continued communication and transparency. This additional list is incorporated into Tab 
3. 

5. Updates on Citizen Participation Efforts

The applicant intends to continue to work closely with city staff and neighbors during the 
processing of this application. The applicant has conducted several one-on-one meetings with 
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identified stakeholders; and, on May 28, 2025, the applicant was invited to attend a smaller 
community-hosted meeting with property owners within Cibola Vista Parcel 1A to discuss project 
plans and next steps. As part of the direct feedback that was received from this meeting, the 
applicant further refined the proposed site plan to respond to neighbor concerns. As shown on 
Figure 3, the site plan has been revised to (i) preclude development of buildings within the south 
portion of the Property; (ii) provide over 650 feet of separation from the residential to the south 
to the nearest project structure; (iii) limit buildings within the expansion area to two stories to 
include villas; and, reallocate density to the northwest portion of the site.  

The applicant will continue to make progress on project plans while simultaneously working with 
interested property owners. 

Figure 3: Site Plan Modifications Reflecting Community-Based Feedback 

6. Project Support

Throughout October 2025, Roosevelt Strategy Group, a project consultant, led a proactive 
community outreach effort to engage residents surrounding the proposed Resort Residences at 
Cibola Vista. The goal was to ensure that local input continued to guide the evolution of the 
project as it moves through the City of Peoria’s formal review process. As of October 26, 2025, 
the team has collected 152 resident letters of support, demonstrating growing community 
understanding and confidence in the project’s alignment with neighborhood priorities. Attached 
at Tab 7 is a summary of the outreach efforts, materials used, and support letters received.  
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Neighborhood Meeting Notification 

August 29, 2024 

To nearby property owner, homeowners’ association, or interested parties: 

You are invited to attend a neighborhood meeting regarding a General Plan Amendment and Major PAD Amendment 
application (Case #GPA24-06 and Z00-10A.6) submitted to the City of Peoria. The meeting will be hosted by the 
applicant, Withey Morris Baugh, PLC, on behalf of Cibola Vista Resort & Spa. 

Neighborhood 
Meeting Date: 

Monday, September 16, 2024 

Time: 6:00pm 

Meeting 
Location: 

9687 W Adam Ave, Peoria, AZ 85382 
Sunset Heights Elementary School 
Art Room – From parking lot off Adam Avenue enter east gate, proceed 
through glass doors on the left, turn right, and enter through double doors. 
The Art room is the first room on the right (follow open house signs). 

Project Description: 

Location East of the SEC Lake Pleasant Pkwy & Pinnacle Vista Dr, 27501 N Lake 
Pleasant Pkwy, a portion of APN’s 201-36-646C and -604. 
See Project location Map on the back of this invitation. 

Minor GPA 
Request: 

GPA24-05 

Minor General Plan Amendment from Traditional Residential (2-5 du/ac) 
to Urban Residential (12+ du/ac) to allow for a multi-family development 
with approximately 21.5 dwelling units per acre 

Major PAD 
Rezoning 
Request: 

Z00-10a.6 

Major Planned Area Development (PAD) Amendment approximately 12.5 
acres of the approximately 242-acre Cibola Vista PAD to revise the land 
use plan from Resort Commercial C-2 to Multi-Family residential for a 
portion of Parcel 9. The proposed development is a high-quality 256-unit 
multi-family residential community with resort-style amenities and a 
maximum building height of 45 feet. 

Applicant 
Contact 

Withey Morris Baugh, PLC – Stephanie Watney 
602-230-0600, stephanie@wmbattorneys.com 

Assigned City 
Reviewer 

Sarah Dircks, Senior Planner 
623-773-7514, sarah.dircks@peoriaaz.gov 

For additional information pertaining to the proposed General Plan Amendment and Major PAD Amendment, or the 
upcoming meeting, please reach out to Stephanie Watney, AICP, by phone (602-230-0600) or email 
(stephanie@wmbattorneys.com). For general information, or to provide written support or opposition to the pending 
application submitted to the City of Peoria you may also contact the assigned reviewer Sarah Dircks, MCP, AICP, Senior 
Planner, by email (sarah.dircks@peoriaaz.gov) or by phone (623-773-7514). 

Sincerely, 

Stephanie Watney, AICP 
Withey Morris Baugh, PLC 
602-230-0600 I stephanie@wmbattorneys.com Exhibit 8
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Conceptual Site Plan and 
Vicinity Map: 
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PLANNING AND ZONING

   AFFIDAVIT OF NOTIFICATION 

Date_                      Case Number :__________________

Location of Property
__________________________________________________________________________ 
Sign Company Name _____Dynamite Signs, Inc. 
I, __Meghan Liggett___  certify that the site has been posted on _____________ as indicated 
by the project manager for the case listed above. 

Applicant/Representative Signature _____ ________ 

The foregoing instrument was acknowledged before me on ______________________ 

________ ___________________________ 
Notary Public  My Commission Expires 

Return completed notarized affidavit AND photographic evidence of site posting to the 

Community Development at least 15 days prior to the hearing body date. 

9875 N. 85th Ave., Development and Community Services Building 

Peoria, AZ 85345 

623-773-7200

08/29/24 GPA24-06, Z00-10A.6

SEC Lake Pleasant Pkwy and Pinnacle Vista Dr

08/29/24

08/29/24
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January 7, 2025 

Re: Voluntary and Informal Follow-up Neighborhood Meeting Notification for the Resort 
Residences at Cibola Vista (Case Nos. GPA24-06 and Z00-10A.61) 

Dear Property Owner or Neighborhood Association Representative: 

As you may recall from our previous correspondence, our office represents Cibola Vista 
Resort & Spa regarding the proposed Resort Residences at Cibola Vista, generally located east of 
the southeast corner of Lake Pleasant Parkway and Pinnacle Vista Drive (the “Property”), just south 
of the existing Cibola Vista Resort & Spa. The Property is approximately 12.5 acres in size and it 
consists of an irregular geometry with several easement encumbrances including a 75-foot-wide 
drainage easement which runs along the east boundary of the Property; and, a 30-to-60-foot-wide 
natural gas easement which runs along the west property boundary. The existing zoning for the 
Property is Planned Area Development for underlying Resort Commercial (C-2) land uses. 

This property, although currently vacant, already has zoning approval from 2005 that allows 
the construction of large buildings, including hotels, up to four (4) stories high or 48 feet tall. 
However, considering other vacant parcels within the Cibola Vista PAD area, including one that is 
contiguous to the existing resort, additional resort facilities are not contemplated at the Property. 
Instead, combined with the growing need for additional high-quality living opportunities in the 
area—which is being driven by new high-tech manufacturing employers and their suppliers locating 
within and proximate to North Peoria—ownership seeks to transition this small portion of the 
Cibola PAD to allow a 265-unit luxury multi-family residential use at the Property.  

This proposal not only maintains the envisioned scale and quality that is already approved 
for the Property, but it does so in a manner which supports the existing resort; and more 
importantly, incorporates a context-sensitive approach through the use of building step-downs and 
buffers. The proposed development will also include ample high-quality amenities commensurate 
with the expectation of a luxury community, including: a resort style swimming pool, state of the art 
fitness center, fire pits & seating, equipped BBQ areas, amenity lawn, dog park and wash, and 
more. 

As you may be aware, a companion general plan amendment and rezoning application has 
been filed with the City of Peoria as follows:  

Request Request (1): Minor General Plan Amendment from Traditional Residential (2-5 
du/ac) to Urban Residential (12+ du/ac)  

Request (2): Major Planned Area Development (PAD) Amendment to the Cibola 
Vista PAD for a portion of Parcel 9 from Resort Commercial C-2 to multi-family 
residential. 

Description: A Major PAD Amendment is requested to the Cibola Vista PAD to revise the land 
use plan from Resort Commercial C-2 to Multi-family residential for a portion of 
Parcel 9. The proposed development is a high-quality 265-unit multi-family 
residential community (21.5 du/ac), with resort-style amenities and a maximum 
building height of 48 feet. 
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January 7, 2025 
Page 2 of 2 

Since our initial neighborhood meeting in September, we have been updating our plans to 
include staff’s feedback and research additional questions that were presented at our meeting. 
While you may have participated in the first meeting, we want to provide additional opportunities to 
learn more about our plans and timing. 

We will be planning a series of informal and voluntary follow-up neighborhood meetings, 
the first of which will be held as follows: 

Neighborhood 
Meeting Date: 

Wednesday, January 22, 2025 

Time: 6:00pm to 7:00pm 
Meeting 

Location: 
9687 W Adam Ave, Peoria, AZ 85382 
Sunset Heights Elementary School 
Gymnasium 

If you have any questions regarding the above or the upcoming meeting, please feel free to 
contact me by phone (602-230-0600) or email (stephanie@wmbattorneys.com). You may also 
contact Sarah Dircks, MCP, AICP, Senior Planner with the City of Peoria. Ms. Dircks may be 
reached by email (sarah.dircks@peoriaaz.gov) or by phone (623-773-7514). 

Thank you for your courtesy and consideration. 

Sincerely, 
WITHEY MORRIS BAUGH P.L.C. 

Stephanie Watney, AICP 
Land Use Planner 

Encl: Site Aerial Map, Conceptual Site Plan 
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Site Aerial Map

Site Data
Location: East of the SEC Lake Pleasant 

Pkwy & Pinnacle Vista Dr
Acreage: 12.43

SITE
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Cibola Vista Resort and Spa - Prospective Master Plan
Peoria, AZ

Cibola South Concept Site Plan

Cibola Vista South
Peoria, Arizona

DPAs t u d i o
Planning and Landscape Architecture

October 29, 2023

CONCEPTUAL LANDSCAPE PLAN

W
E

S
T

 P
IN

N
A

C
L

E
 V

IS
T

A
 D

R
.

F
I R

E
 L

O
O

P.

S
IT

E
 A

C
C

E
S

S

75’ DRAINAGE ESMT

75’ DRAINAGE ESMT

LOBBY / LEASING

BUILDING C

BUILDING D

BUILDING B
BUILDING A

GAS LINE

CARRIAGE

CARRIAGE

CARRIAGE CARRIAGE

CARPORT CARPORT

GARAGE

GARAGE

C
AR

PO
RT

FITNESS
AMENITY

DR
O

PO
FF

POOLSP
A

BIKE RACKS

VISITOR PARKING

PERIMETER
WALL

PARKING LOT GATE

PARKING LOT GATE

VISITOR 
PARKING

DOG WASH

DOG PARK

SECONDARY
TRAILHEAD

TRAIL MARKER

PRIMARY
TRAILHEAD

AMENITY LAWN

AMENITY LAWN

TRASH

TRASH

TRASH

MAIL

“THE OVERLOOK” PATIO

TRAIL MARKER

30
0’

Exhibit 8

Stephanie
Line

















February 28, 2025 

Re: Follow-up Neighborhood Meeting Notification for the Resort Residences at 
Cibola Vista (Case Nos. GPA24-06 and Z00-10A.6) 

Dear Property Owner or Neighborhood Association Representative: 

As you may recall from our previous correspondence, our office represents Cibola 
Vista Resort & Spa regarding the proposed Resort Residences at Cibola Vista, generally 
located east of the southeast corner of Lake Pleasant Parkway and Pinnacle Vista Drive 
(the “Property”), just south of the existing Cibola Vista Resort & Spa. The Property is 
approximately 12.5 acres in size and it consists of an irregular geometry with several 
easement encumbrances including a 75-foot-wide drainage easement which runs along 
the east boundary of the Property; and, a 30-to-60-foot-wide natural gas easement which 
runs along the west property boundary. The existing zoning for the Property is Planned Area 
Development for underlying Resort Commercial (C-2) land uses with approved building 
heights up to four (4) stories and 48 feet tall. 

If you recall from our prior letters, the Cibola Vista Resort & Spa seeks to transition 
the Property, a small portion of the overall Cibola PAD, to allow a luxury 265-unit multi-
family residential community to be developed at the Property. This proposal not only 
maintains the envisioned scale and quality that is already approved for the Property, but it 
does so in a manner which supports the existing resort; and more importantly, 
incorporates a context-sensitive approach through the use of building step-downs and 
buffers. The proposed development will feature ample high-quality amenities 
commensurate with the expectation of a luxury community, including: a resort style 
swimming pool, state of the art fitness center, fire pits & seating, equipped BBQ areas, 
amenity lawn, dog park and wash, and more. 

The specifics of our companion general plan amendment and rezoning application, 
on file with the City of Peoria, are as follows:  

Request Request (1): Minor General Plan Amendment from Traditional Residential 
(2-5 du/ac) to Urban Residential (12+ du/ac) 

Request (2): Major Planned Area Development (PAD) Amendment to the 
Cibola Vista PAD for a portion of Parcel 9 from Resort Commercial C-2 to 
multi-family residential. 

Description: A Major PAD Amendment is requested to the Cibola Vista PAD to revise the 
land use plan from Resort Commercial C-2 to Multi-family residential for a 
portion of Parcel 9. The proposed development is a high-quality 265-unit 
multi-family residential community (21.5 du/ac), with resort-style amenities 
and a maximum building height of 48 feet. 
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February 28, 2025 
Page 2 of 2 

Since our initial neighborhood meeting in September 2024, and an informal follow-
up meeting with the community last month, we have been updating our plans to address 
some of the community and city feedback from our meetings.  We have planned a follow-
up neighborhood meeting to share potential plan updates, as follows: 

Neighborhood Meeting Date: Wednesday, March 18, 2025 

Time: 6:30pm to 7:30pm 
Meeting Location: 9687 W Adam Ave, Peoria, AZ 85382 

Sunset Heights Elementary School 
Cafeteria 

If you have any questions regarding the above or the upcoming meeting, please feel 
free to contact me by phone (602-230-0600) or email (stephanie@wmbattorneys.com). 
You may also contact Sarah Dircks, MCP, AICP, Senior Planner with the City of Peoria. Ms. 
Dircks may be reached by email (sarah.dircks@peoriaaz.gov) or by phone (623-773-7514). 

Thank you for your courtesy and consideration. 

Sincerely, 
WITHEY MORRIS BAUGH P.L.C. 

Stephanie Watney, AICP 
Land Use Planner 

Encl: Site Aerial Map 
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Site Aerial Map

Site Data
Location: East of the SEC Lake Pleasant 

Pkwy & Pinnacle Vista Dr
Acreage: 12.43

SITE
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PLANNING AND ZONING

   AFFIDAVIT OF NOTIFICATION 

Date_                      Case Number :__________________

Location of Property
__________________________________________________________________________ 
Sign Company Name _____Dynamite Signs, Inc. 
I, __Meghan Liggett___  certify that the site has been posted on _____________ as indicated 
by the project manager for the case listed above. 

Applicant/Representative Signature _ ________________ 

The foregoing instrument was acknowledged before me on ______________________ 

__________________ ___________________________ 
My Commission Expires 

Return completed notarized affidavit AND photographic evidence of site posting to the 

Community Development at least 15 days prior to the hearing body date. 

9875 N. 85th Ave., Development and Community Services Building 

Peoria, AZ 85345 

623-773-7200

03/26/25 GPA24-06, Z00-10A.6

SEC Lake Pleasant Pkwy and Pinnacle Vista Dr

03/26/25

03/26/25
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Tab 5
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Community Outreach Summary 
Resort Residences at Cibola Vista 
Prepared by Roosevelt Strategy Group 
October 2025 

Overview 

Throughout October 2025, Roosevelt Strategy Group led a proactive community outreach effort 
to engage residents surrounding the proposed Resort Residences at Cibola Vista. The goal was 
to ensure that local input continued to guide the evolution of the project as it moves through the 
City of Peoriaôs formal review process. 

Canvassing & Resident Conversations 

Beginning in early October, the Roosevelt Strategy Group outreach team launched a door-to-door 
canvassing initiative to speak personally with nearby residents about the project and latest updates. 
Team members discussed how earlier rounds of community feedback directly shaped key revisions 
to the proposalðsuch as reducing building heights near existing homes, expanding setbacks, and 
adding enhanced buffer areas to preserve privacy and neighborhood character.  

The materials that have been shared with the community include a project information sheet and 
PowerPoint deck for detailed discussions. See Exhibit 1 and 2, respectively.  

Residents were also encouraged to visit ResortResidencesatCibolaVista.orgða dedicated 
project website created to provide accurate, up-to-date information, share the history of plan 
revisions, and allow residents to submit feedback or letters of support directly to the City Council. 

Community Engagement Impact 

Over the course of October, the canvassing team conducted door-to-door outreach within the 
vicinity of the proposed project, ensuring that a broad cross-section of the community had the 
opportunity to review and provide feedback on the updated plan. As of October 26, 2025, the team 
has collected 152 resident letters of support, demonstrating growing community understanding 
and confidence in the projectôs alignment with neighborhood priorities. See Exhibit 3, Support 
Vicinity Map and Exhibit 4, Resident Support Letters. 

Ongoing Engagement 

The Resort Residences at Cibola Vista team and Roosevelt Strategy Group remain committed to 
transparent, ongoing communication. Outreach will continue throughout the City of Peoriaôs 
review process to ensure residents stay informed, questions are answered promptly, and 
community perspectives remain central to the conversation. 
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Conclusion 

The Resort Residences at Cibola Vista outreach initiative underscores a genuine commitment to 
collaboration, responsible development, and neighborhood partnership. Through continued 
engagement—both in person and online—the project team aims to foster shared understanding 
and ensure this proposal reflects the long-term vision and values of the surrounding community. 
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THE RESORT 
RESIDENCES 
---AT --­
CIBQLA VISTA 

Evolution in the Plan 
• Lower Heights Near Homes: Four-story buildings cut to two stories at the edges. 
• Expanded Buffers: Over 300 ft of seperation on the east; 650+ ft separation to 
the south. 
•Villas as Shields: Designed to reduce visual and privacy impacts, while maintaining 
existing view corridors. 
• Proactive Land Use: The developer has incorporated a portion of the adjacent 
parcel to prevent a hotel from being built at the boundary and instead placed 
elegant, low-profile, two-story villas along the east boundary of the site. 

Why It Matters 
•Current zoning doesn't serve us: The current commercial C-2 resort zoning allows 
up to 15 separate 4-story timeshare buildings with minimal setbacks or buffers between 
the current neighborhoods. 
•Supports Local Jobs: Thousands of high-tech jobs from TSMC mean that more 
housing options are urgently needed to support these local jobs. 
• Boosts Local Economy: New residents support and attract businesses, contributing 
to the local tax base. 
•Compatible with Neighborhoods: Resort-style design, buffers, and step-downs 
near the surrounding communities. 

Project Benefits 

~CANTd~dW 
YdV~~PPd~T 

[!]..............,[!I 

~ High-quality, market-rate, resort-style residences 
~ Expanded open space and privacy buffers 
~ Efficient Land Utilization & Diversified Development 
~ Compatible with surrounding land patterns 
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The Resort Residences at Cibola Vista
GPA24-06 and Z00-10A.6

October 13, 2025
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Site Aerial Map

SITE
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Conceptual By-Right Resort Renderinghi 111111 
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Resort Residences at Cibola Vista

Lower Building Heights Near Homes: 
• After Neighborhood Meeting #1:

• Reduced south 4-story building to 3-stories and
shifted building north

• After Neighborhood Meeting #2:
• Proactive Land Acquisition:

• Parcel 9B now controlled by developer
• Prevented the possibility of another developer placing

a four-story hotel directly along the eastern boundary
• Re-envisioned south boundary of site with 2-story

townhomes
• Redesigned eastern edge with two-story buildings

along new east boundary
• Creates certainty
• Reduces both visual and privacy concerns

• Increased Buffers and Setbacks:
• Generous setbacks of over 300 feet preserved and

maintained along east boundary
• 658 feet separation created from the homes to the

south to the nearest project building
• Lower-profile buildings (i.e. garages and townhomes)

are planned within buffer areas, where possible
.

Summary of Site Plan Evolution

BY-RIGHT PLAN
INITIAL PLAN 2024 

(1st Neighborhood Meeting)

REVISED PLAN 1/25
(2nd Neighborhood Meeting)

REVISED PLAN 4/25
(3RD Neighborhood Meeting)
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Key Revisions:
(i) Precludes development of buildings within the south

portion of the Property;
(ii) Provides over 650 feet of separation from the residential

to the south to the nearest project building;
(iii) Limits buildings within the expansion area to two stories

to include villas; and,
(iv) Reallocates density to the northwest portion of the site;
(v) Density increase from 265 units (21.5 du/ac on 12.43 ac)

to 302 (17.7 du/ac on 17.07 ac)
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Proposed Plan Rendering V4 – 10/25hi 111111 
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Proposed Plan Rendering V4 – 10/25hi 111111 
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OPUS SITE

AUCTIONED STATE LAND

NEW AMKOR SITE

OLD AMKOR SITE

TSMC
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Alternative Access Planhi 111111 
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Project Benefits
Å High-quality residential development; fulfills unmet market need

Å Efficient land use

Å Boosts housing supply and provides diversity of housing

Å Compatible scale with surrounding land use pattern (north and west);

provides buffers and building step-downs

Å New residents will provide support for local economy and businesses
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Questions?
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