


2. Project Description/Request

This application requests Planned Area Development (PAD) zoning for the approximate 56.1 gross 

acre property located east of the northeast corner of Happy Valley Road and N. Lake Pleasant 

Parkway, which was recently auctioned by the Arizona State Land Department. The parcel is known 

as Maricopa County Assessor’s Parcel Numbers (APNs) 201-08-429 (the “Property”). The Property 

is an odd shape and is encumbered by several significant easements and washes which transect the 

Property; including a 60’-wide natural gas easement which traverses the site. These easements and 

washes impact the site and create intentional design considerations that influence the lotting plan and 

site layout. 

Given the location between larger homes to the east and a regional shopping center to the west, good 

transitional land use is needed at this location. Our proposal aims to be the proper transition which 
facilitates reasonable development of the property given its location between these diverse existing 
land uses. 

K. Hovnanian proposes to develop a 139-lot residential subdivision called Travieso. At only 2.47

du/ac, Travieso is the ideal land use to transition from commercial to the larger homes to the east.

Given the type of higher density housing product typically located next to shopping centers, Travieso

is rather low in density compared to other similarly situated developments. This context-appropriate

residential use is consistent with the city’s expectations for this area. To promote development of the

Property as envisioned, this request is to amend the zoning for the Property from Suburban Ranch 43

(SR-43) to PAD for single-family home uses. This request provides a framework for development of

the Property as a high quality 139-lot community with ample open space (the “Project”).

3. Outreach/Notification Timeline

• July 31, 2025: Neighborhood meeting notice letters mailed to all property owners within

1,320 feet of the Property and all registered neighborhood associations within one (1) mile

and sign posting on Property for same.

• August 18, 2025: Neighborhood meeting for the proposed Project held in person at 6:00pm

located at the Sunset Heights Elementary School (9687 W Adam Ave in Peoria).

• October 10, 2025: Neighborhood meeting notice letters mailed to all property owners

within 1,320 feet of the Property and all registered neighborhood associations within one

(1) mile and sign posting on Property for same.

• October 29, 2025: Voluntary Neighborhood meeting for the proposed Project held in person

at 6:00pm located at the Sunset Heights Elementary School (9687 W Adam Ave in Peoria).
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4. Property Owner Notification Map (1,320’)

5. Notification Letters & Mailing Lists

• See Attachment A.

6. Meeting Dates & Locations

• August 18, 2025: Neighborhood meeting for the proposed Project held in person at 6:00pm

located at the Sunset Heights Elementary School (9687 W Adam Ave in Peoria).

• October 29, 2025: Voluntary Neighborhood meeting for the proposed Project held in person at

6:00pm located at the Sunset Heights Elementary School (9687 W Adam Ave in Peoria).
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7. Neighborhood Meeting Summary 
 

 

August 18th Neighborhood Meeting: 

The following is a summary of the key points noted in the neighborhood meeting that we hosted on 

August 18th beginning at 6:00pm at Sunset Heights Elementary School (9687 W Adam Ave, Peoria, 

AZ 85382). There were 50 people who signed into the meeting. 

 

Traffic and Access 

• Concerns about traffic along 95th Avenue. 

• There was a suggestion to explore a roadway connection to Lake Pleasant Pkwy to create a 

third access point. (Not feasible based on wash crossing and access management plan.) 
• Will a traffic signal will be required at 93rd Avenue? (No. 

 
Road and Infrastructure Improvements 

• What improvements to the sidewalk and streets are anticipated along 95th Avenue? (Full 

ROW improvements will be installed.) 

• Ensure the project follows Dark Sky lighting requirements, including downward facing, 

shielded fixtures and photometric levels with zero footcandles at the property boundary. 

 

Homes and Development Details 

• What size of the homes and estimated price? ( The homes will range in size from 2,700 to 

3,600 square feet. Due to the new homes, the home prices are expected to be approximately 

10% higher than surrounding homes.) 
• Will there be RV garages within the development? (No) 

• The community will be gated and include perimeter walls along 95th Avenue 

• Concerns regarding the proposed density (2.48 du/ac) 

 

Utilities and Environment 

• The project team was asked to provide details on the routing of utility lines throughout the 
development. 

• A water report and a photometric lighting plan are included as part of the site plan submittal 

if they want to review those details. 

• Residents emphasized the importance of preserving existing wildlife corridors and wash 

areas. 

• A topography map of the area near Yearling and 95th Avenue was requested to better 

understand flows. 

• Interest was expressed in holding a follow-up meeting to continue the discussion and review 
updates to the project plan. 

 

October 29th Neighborhood Meeting: 

The following is a summary of the key points noted in the second neighborhood meeting hosted on 

October 29th beginning at 6:00pm at Sunset Heights Elementary School (9687 W Adam Ave, Peoria, 

AZ 85382). There were 20 people who signed into the meeting. 

The project team began the meeting and reviewed specific items that were noted as concerns and areas 

to provide more information at the first meeting which included: Exhibit 7



• The traffic engineer explained the estimated traffic pattern and demonstrated the impact is

virtually the same as it exists today.

• Potential vehicular access was considered on Lake Pleasant Parkway, Happy Valley Road, and

north on 95th Avenue, but were not feasible as explained to the attendees.

• Existing speed humps will be maintained, and modified as directed by staff.

• Low Level Lighting throughout the development and along 95th Avenue

• Elevations/Product design examples were presented

• School capacity was explained showing sufficient capacity to serve this project.

• Civil Engineering/Grading and Drainage plans were shared with the residents.

Each of the items above were addressed by the application team, as outlined below under each 

category.  

Traffic flows 

The traffic engineer presented that based on the improvements required for this development on 95th 

Avenue, there would only be an increase of 1.5 seconds in the AM and 3.1 seconds in the PM on 95th 

Avenue and Happy Valley Road. 

Vehicular Access potential on Lake Pleasant Parkway, Happy Valley Road, and north on 95th 

Avenue. 

Lake Pleasant: 

There is an existing wash that prevents direct access to Lake Pleasant Parkway. If a wash 

crossing were installed, it would only increase development costs and force an increase in 

density of the project in order to absorb those engineering costs. In addition, Peoria staff has 

indicated they would not allow a driveway/road on the south side of the wash because it is too 

close to the Fry’s access point. 

Happy Valley Road: 

Happy Valley Road is deemed a major arterial/parkway in Peoria and therefore is intended to 

move cars quickly through and not have many curb cuts/driveway along them. They are 

typically spaced further away than other driveways to avoid slow downs and conflicts. 

Therefore, staff does not want to see an access point on Happy Valley Road. In addition, there 

is a major retention channel along Happy Valley Road that would need to be engineered which 

increases costs and thus density. 

95th Avenue (north): 

The project will not have vehicular access north of the project along 95th Avenue. There will 

be an easement for utilities/infrastructure, but not roadway improvements. 

Speed humps 

The development team worked with Peoria staff and confirmed the existing speed humps will be 

maintained, and modified as directed by staff. 

Low Level Lighting throughout the development and along 95th Avenue 

The development team worked with Peoria staff who agreed that the project can utilize low level 

lighting, which the development will install along 95th Avenue and within the project. 

Elevations/Product Design Examples 

The development team presented renderings of the elevations and designs for the proposal. Exhibit 7



 

School Capacity 

The development team has been in contact with the school district and they confirmed they have 

capacity to serve the project at the existing schools.  

 

Civil Engineering/Grading and Drainage  

The project civil engineer discussed current flows and future flows post-construction and grading of 

the project, and noted the flows would remain intact, and there will be retention areas on the site and 

the channel along Happy Valley Road to accommodate.  

 

Attendees at the meeting had the following questions or comments: 

• Can the light be moved from 95th Avenue to 93rd Avenue?  

o The project team did not believe that Peoria staff would support relocating an existing 
light to 93rd Avenue. 

• Can the driveway to the north that lines up with El Cortez be off-set so it does not encourage 
cut through traffic through the neighborhood? 

o The development team is exploring this shift.  

• Can the intersection at 95th Avenue and Happy Valley Road have a center lane that allows 
either right, left, or straight movements? This would have two rights and two left turn options 
without removing the option to go straight. 

o The development team will explore this update with the City of Peoria.  

• Concerns about the school capacity. 

o The development team noted we received correspondence from the District that noted 
they have capacity to serve the development. 

• Can there be a barricade at the north of the project at 95th Avenue to discourage access on the 
easement area? 

o The development team will explore this option with the City of Peoria. 

• What are the estimated sizes and costs? 

o The size estimates are 2,800 square feet to 4,000 square feet. The market dictates the 
cost of the homes and its hard to predict the future pricing three years out. 

• When are the plans locked in for what is proposed here? 

o The Design Review occurs following the rezoning case, which provides more detailed 
plans for elevations, floor plans, and more.  

• Concern that the project is too dense. 

o The current density is low (2.48 du/ac) and consistent with the General Plan.  

• Question about the traffic study and the need for a study at Happy Valley Road and Lake 
Pleasant Parkway.  

o The traffic engineer noted that the existing traffic study scope is set by the City of 
Peoria. 

• What are the next steps in the process? 

o The next steps is the hearing process, which will occur in the winter months. Notice 
letters and sign postings will go out for these meetings. 

 

 
 

8. Comment Evaluation and Mitigation 
 

 

Based on the feedback from neighbors at the two neighborhood meetings, we are proposing or 

evaluating the following items: Exhibit 7



• The project to modify the speed humps along 95th Avenue. 

• The project will widen and improve 95th Avenue. 

• The project will include low level lighting along 95th Avenue.  

• The project team is exploring shifting the driveway that lines up with El Cortez and have it 

off-set. 

• The project team is exploring the intersection at 95th Avenue and Happy Valley Road having 

center lane that allows either right, left, or straight movements. 

• The project team is exploring a barricade at the north of the project at 95th Avenue to 

discourage access on the easement area.
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July 31, 2025 

Re: General Plan Amendment, Rezoning, and Pre-Plat – Northwest corner of Happy Valley 

Road and 95th Avenue, Peoria - (Cases GPA25-05 & Z25-10) 

Dear Neighbor or Interested Party: 

On behalf of K. Hovnanian Homes, we have recently filed an application with the City of Peoria 

Planning Department for a General Plan Amendment and Rezoning to accommodate the development 

of a single-family residential subdivision. The purpose of this letter is to provide a brief overview of the 

request and provide a means of contacting our team or the City should you have any questions or 

comments.  Specifically, these requests apply to the vacant +/- 52 acres located northwest corner of 

Happy Valley Road and 95th Avenue (the “Property”) as seen in the enclosed exhibits. 

Recently this land was sold by the Arizona State Land Department for the expected development 

of homes.  The Property is an odd shape and is encumbered by several significant easements and 

washes which transect the Property; including a 60’-wide natural gas easement which traverses the site. 

These easements and washes impact the site and create intentional design considerations that influence 

the lotting plan and site layout. 

Given the location between larger homes to the east and a regional shopping center to the west, 

good transitional land use is needed at this location.  Our proposal aims to be the proper transition which 

facilitates reasonable development of the property given its location between these diverse existing land 

uses. 

K Hovnanian proposes to develop a 139-lot residential subdivision called Travieso.  At only 2.6 

du/ac, Travieso is the ideal land use to transition from commercial to the larger homes to the east.  Given 

the type of higher density housing product typically located next to shopping centers, Travieso is rather 

low in density compared to other similarly situated developments, and the residential use is consistent 

with the city’s expectations for this area. 

The specific requests needed to accommodate this development includes:  Request (1): General 

Plan Amendment from Mixed Use Neighborhood Village to Traditional Residential; Request (2): Rezone 

from Suburban Ranch (SR-43) to Planned Area Development (PAD) District. 

We would like to share our development proposal with you and we have scheduled the following 
open house meeting: 

Date: August 18, 2025 
Time: 6:00 pm 
Location: Sunset Heights Elementary School, Cafeteria 

9687 W Adam Ave, Peoria, AZ 85382 
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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 

08/01/25 GPA25-05 & Z25-10

NWC Happy Valley rd & 95th Ave

08/01/25

08/01/25
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October 10, 2025 

 
Re: General Plan Amendment and Rezoning– Northwest corner of Happy Valley Road and 

95th Avenue, Peoria - (Cases GPA25-05 & Z25-10) 

 
Dear Neighbor or Interested Party: 

 

As you are aware from previous correspondence, we have filed an application with the City of 

Peoria Planning Department, on behalf of K. Hovnanian Homes, for a General Plan Amendment and 

Rezoning to accommodate the development of a single-family residential subdivision. Specifically, these 

requests apply to the vacant +/- 56 acres located northwest corner of Happy Valley Road and 95th 

Avenue (the “Property”) as seen in the enclosed exhibits. 

 

Recently this land was sold by the Arizona State Land Department for the expected development 

of homes. The Property is an odd shape and is encumbered by several significant easements and 

washes which transect the Property; including a 60’-wide natural gas easement which traverses the site. 

These easements and washes impact the site and create intentional design considerations that influence 

the lotting plan and site layout. 

 

K Hovnanian proposes to develop a 139-lot residential subdivision called Travieso. At only 2.48 

du/ac, Travieso is the ideal land use to transition from commercial to the homes to the east. Given the 

type of higher density housing product typically located next to shopping centers, Travieso is rather low 

in density compared to other similarly situated developments, and the residential use is consistent with 

the city’s expectations for this area. Our plan today still proposes 139 homes as before. 

 

The specific requests needed to accommodate this development includes: Request (1): General 

Plan Amendment from Mixed Use Neighborhood Village to Traditional Residential; Request (2): Rezone 

from Suburban Ranch (SR-43) to Planned Area Development (PAD) District. 

 

Previously, we held a neighborhood meeting to share our plans. Since that meeting we have 

received feedback from Peoria staff regarding our proposal. We desire to share the updated information 

and answer any questions you may have.  

 

We have scheduled a second neighborhood meeting, as described below: 

 
Date: October 29, 2025 
Time: 6:00 pm 

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

10/13/25 GPA25-05 & Z25-10

NWC Happy Valley rd & 95th Ave

10/13/25

10/13/25
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