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Introduction  
 
The Deer Valley Village is generally bounded by 16th 
Street to 67th Avenue from Greenway Road to the CAP 
Canal (Map 1).  Northern portions of the Deer Valley 
Village have become thriving commercial and business 
communities serving a growing number of residents in 
the northwest area of the city.   
 
An area of significant growth is along Happy Valley Road. 
In recent years, this area has developed into a mix of 
commercial and commerce park type uses adjacent and 
in close proximity to Interstate 17.  This study focuses on 
the future of subject sites along Happy Valley Road 
between 7th Avenue and 19th Avenue.  The study is an 
analysis of planned development patterns, current land 
use and zoning as well as opportunities and constraints 
associated with the study area.  
 

Purpose of Study 
 
Over the last few years, the city has received a 
number of inquiries regarding properties adjacent to 
the north side of Happy Valley Road from 7th Avenue 
to 19th Avenue. The land use study analyzes the 
existing land uses of properties adjacent to the north 
side of Happy Valley relative to the surrounding land 
use designations of Commerce/ Park and Commercial 
to the west and south along Happy Valley Road.  On 
February 13, 2008, the Phoenix Planning Commission 

initiated a land use study for the area to be conducted 
by Planning Department staff. 

Map 1:  Regional Context

 4



 5

 
Study Area Boundaries  
 
The study area is bounded by Happy Valley Road on 
the south, 19th Avenue on the west, 7th Avenue 
alignment on the east, and 600 feet north of the 
Happy Valley Road right-of-way line.  The study area 
is in close proximity to the Central Arizona Project 
Aqueduct (CAP Canal) to the east (Map 2).   
 
Description of Study 
 
An evaluation of the current land uses, zoning and 
conditions along with an analys
areas and any development activity are essential to 
determine if the current land use designation is 
appropriate.   In addition to this background research, 
any prior planning documents that pertain to this area 
are analyzed.  Opportunities and constraints are also 
evaluated to maximize the opportunities and minimize 
the affects of the constraints.  Throughout the entire 
process, the public was encouraged to provide their 
input.  Finally, recommendations and conclusions are 
presented. 

 
 
 
 
 
 

Map 2: Study Area 
 

is of the surrounding 
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Background  
 

Existing Conditions 
 

The 2007 Maricopa Association of 
Governments (MAG) estimated a 
population of 168,000 for the Deer 
Valley Village.  The 2020 projected 
population is approximately 197,000 
people and 200,000 for 2030. From 
2007 to 2030, this is an overall increase 
of 16%.  In total, approximately 9,000 
building permits were issued from April 
2000 to July 2007 of which 
approximately 7,000 were issued for 

family residential permitting for 2000 to 
2007 was highly concentrated in the 
northern half of the Deer Valley Village 
from Happy Valley Road to the CAP 
Canal between 67th Avenue and the 
CAP Canal (Map 3).  The Deer Valley 
Village has seen steady population 
growth and residential development in 
the northern area over the past 10 
years.   

 
 

 
 
 

Map 3: Residential Building Permits and Population

single-family residential.  The single-
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Staff determined that the Deer Valley Village has 
approximately 51 million square feet of commercial 
property as of October 2007.  Commercial, in this 
context, includes not only typical commercial retail, 
but also office and business park users (Map 4). 
 
Staff also looked at employment estimates for the 
Deer Valley Village.  Types of employment were 
divided into categories of retail, office, industrial, 
public, other (including hotels), and total 
employment for year 2005 to year 2030.   The data 
notes in 2005, office and industrial uses were 
industries of primary employment.  Deer Valley 
Village employment is concentrated in office and 
industrial uses in contrast to other villages that 
typically have primary employment in the areas of 
retail and office industries.  In 2005, the Deer 
Valley Village had the fourth highest total 
employment rate. 
 
 
 
 
 
 
 
 
 
 
 

Map 4: Commercial Parcels and Building Square Footage
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Deer Valley Village will continue to have office 
and industrial uses dominating employment based 
on projections for 2020.  It is anticipated that Deer 
Valley Village shall have the third highest 
employment rate in the city of Phoenix by 2020.  
The specific types of employment in the Deer 
Valley Village include: 
 

• Advanced Business Services- 
General Office  

• Development Industries- Commerce 
Park/Industrial  

• Consumer Industries- Retail 
 
Concentrations of employment are located along 
Bell Road, predominately from I-17 to 16th Street 
and  from Deer Valley Drive to Happy Valley 
Road, east of Interstate 17 (Map 5). 
 
 
 
 
 
 
 
 
 
 
 
 
 

Map 5: Employment in Deer Valley Village



One of the most significant influences in the area 
is the busiest general aviation airport in the nation, 
the Deer Valley Airport.  The Deer Valley Airport 
2025 Master Plan was recently approved by the 
Phoenix City Council, which includes development 
of runway and taxiway extensions and widening, 
new hangar development, and support services on 
site of police and fire.  The Deer Valley Airport 
mostly supports single engine aircraft, however, 
the 2025 Plan will diversify hangars to allow for 
  

other types of aircraft to include multi-engine 
aircrafts and business jets.  For some time, the 
Deer Valley Airport has been regarded as a 
popular airport boasting two flight schools and a 
consistent waiting list for hangars over the years.    
 
 
 
 

Photo 1: Deer Valley Airport Aerial View
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County Islands 
 

The north, east, and south areas around the study 
site are predominantly under the jurisdiction of 
Maricopa County at this time, but within the city of 
Phoenix planning boundary.  The County refers to 
documents within the Phoenix planning 
boundaries.  The areas are also mostly 
subdivided, and either vacant or developed with 
single-family residential uses.   
 
It is anticipated that these areas will eventually be 
annexed into the city as properties develop and 
need city services. 

 
Land Use 
 

General Plan 
 

The General Plan provides comprehensive 
direction for the growth, conservation and 
redevelopment of all physical aspects of the city 
through goals, policies and recommendations. The 
document is intended to be both long range and 
visionary and to provide guidance for actions to be 
taken in the next ten years.   
 
An integral part of the General Plan is the General 
Plan Land Use Map.  The General Plan Land Use 
Map is a guide for future development.  Planning 
staff ensures conformity of rezoning decisions with 

the General Plan Land Use Map in accordance 
with the policies and goals outlined in the Land 
Use Element of the General Plan.  
 
The General Plan Land Use Map designates the 
majority of the land in the study area to be 
Traditional Lot Residential- 3.5 to 5 dwelling units 
per acre (Map 6).  There is a small piece of land 
on the northeast corner of 19th Avenue and Happy 
Valley Road that is designated as Commercial. 
The area south of Happy Valley Road is 
designated on the General Plan Land Use Map as 
Commerce Park and Mixed Use(striped)- 
Commercial and Commerce Park.  To the north 
the designation is mainly Traditional Lot 
Residential- 3.5 to 5 dwelling units per acre and a 
small area is Commercial. 
 
On the east side of the study area is a designated 
watercourse way where the Canal currently exists.  
Further east of the Canal is existing single-family 
designated Large Lot Residential- 0 to 2 dwelling 
units per acre.  Lastly, the area to the immediate 
west of 19th Avenue is mainly vacant although the 
majority is designated Commerce Park.  On the 
southwest and southeast corners of 19th Avenue 
and Happy Valley Road areas are designated 
Mixed Use(striped)- Commercial and Commerce 
Park.    



 

Map 6: General Plan Land Use Map 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

 

Study Area
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Current Land Use and Zoning 
 

Within the study area, the northeast corner of 19th 
Avenue and Happy Valley Road has annexed into 
the city of Phoenix and is currently approved for C-
O, C-1, C-2 and P-1 zoning (Map 7).  Presently, it 
is completely undeveloped.  East of this corner is 
zoned County Rural-43.  The parcels fronting 
Happy Valley Road are mainly all vacant with the 
exception of a few houses, a landscaping 
business, outdoor storage, and a pet care facility.  
There is an existing church and two vacant parcels 
within the city of Phoenix zoned S-1.  Also, a 
property at the northwest corner of Happy Valley 
Road and 7th Avenue alignment is zoned County 
IND-2 and County C-2 developed with commercial 
and industrial type uses.  The remainder of the 
study area is in the County and is zoned County 
Rural-43.   

 
 
 
 
 
 
 
 
 

 
 

 
 

Pet Care Facility

 

Landscaping business 

Residential

Photo 2: Properties adjacent to/within 600 feet of Happy Valley Road 
Outdoor storage/landscape 
sales 



 
                     
                          Map 7: Zoning Map 

 

CCCOOOUUUNNNTTTYYY 
RRRUUURRRAAALLL---444333   

CCCOOOUUUNNNTTTYYY 
RRRUUURRRAAALLL---444333   

CCCOOOUUUNNNTTTYYY 
RRRUUURRRAAALLL---444333   
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Surrounding Land Use and Zoning 
 

The Deer Valley Airport Overlay is located south of 
the study area from approximately 29th Avenue to 
20th Street.  The majority 
of the land south of the 
study area adjacent to 
Happy Valley  
Road is within the city of 
Phoenix, however, there is 
a small area at the 
southeast from 7th Avenue to 15th Avenue that is a 
County island.  There is also a large amount of 
vacant land with the exception of an M & I Bank, 
Goodwill and corporate offices located on the 
southeast corner of Happy Valley Road and 19th 
Avenue.  
  
The majority of the area south of Happy Valley  
 

 

Goodrich Aircraft Interior Products company. 
 

 
 
 
 
 
 
 
Road is zoned CP/BP and CP/GCP with the 
exception of a few parcels that are zoned A-1 and 
S-1 and all with the Deer Valley Airport Overlay 
District.   
 
On the east side of the Canal north of Happy 
Valley Road, the area is roughly divided 
horizontally with the north side being in the County 
and the south being in the city of Phoenix.  The 
north area is zoned Rural-43 and the southern 
area is zoned CP/GCP PCD developed with the 

Photo 4: CAP Canal 

Street sign 

Photo 3: Southeast corner of 19th Avenue and Happy Valley Road
Photo 5: Goodrich Site- Happy Valley Road and 5th Street
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North of the study area between the CAP Canal to 
19th Avenue is mostly in the County and is 
predominately zoned Rural-43 developed with 
single-family residential uses.  This area is 

 
 
 

Continuing northwest, the land remains vacant 
and has approved CP/GCP PCD zoning 
immediately adjacent to 19th Avenue.    
 

Development Activity 
 

In 2007 and 2008, the Deer Valley Village 
experienced significant rezoning and development 
of commercial and commerce park uses, and a lull 
in residential development due to the economic 
downturn.  One of the most active areas included 

 
 
 
 
 
 
 
 
 

referred to as the ‘triangle area’ and is low density 
residential with rural character and an 
undeveloped local street system. 
 
 
 
 
 
 
 
 
 
 

a growth area emerging at I-17 
 and Happy Valley Road to include Happy Valley 
Towne Center, Shops at Norterra, and the USAA 
office complex. 

 
 
 
 
 
 

 
 

Photo 7: Shops at Norterra- Northeast corner of Happy 
Valley Road and Interstate 17 

Photo 6: Residential development in the County north of the study 
area 
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Prior Planning Documents and Infrastructure 
Constraints 
 

Deer Valley Airport Overlay District (DVAO)  
 

study and designed to ensure appropriate 
development by addressing four major concerns 
that affect the development surrounding the 
airport.   
 
The four major concerns discussed in the study 
are: 
 

• noise  
• protection of air space  
• understanding of airport operations  
• promotion of compatible development   

 
The study identifies goals, provides 
recommendations to mitigate the specific 
concerns, and serves as the basis for the Deer 
Valley Overlay District. 
 
The Deer Valley Airport Overlay limits the 
construction of new residential uses near the 

Areas south of Happy Valley Road also 
experienced development of commerce park and 
industrial type uses.   

The Deer Valley Airport Overlay District (Map 8) 
was created to protect the airport as a result of a 

Photo 8: USAA offices and parking structure-  Norterra Parkway 
north of Happy Valley Road 

Photo 9:  Happy Valley Towne Center Southeast corner of Happy 
Valley Road and Interstate 17 
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airport, limits uses that assemble large numbers of 
people such as schools, provides height limits 
directly at the end of the runway to ensure aircraft 
can take off and land without placing people or 
property in danger and requires increased 
permanent notice of flight operations. 
 
To a lesser extent, the four major concerns are 
applicable to the Happy Valley Road Land Use 
Study Area and should be considered in future 
land use decisions. 

If future development occurs within the study area, 
right-of-way dedications and associated right-of-
way and/or pedestrian improvements may be 
required. 
 
The Happy Valley Road right-of-way should be a 
minimum of 130 feet and 150 feet including a 10 
foot easement, wherever possible.  Sidewalks are 
encouraged to be meandering and eight feet wide, 

 
Sonoran Boulevard Standards for Happy 
Valley Road 

 
Happy Valley Road has specific standards for 
development within and adjacent to the right-of-
way for Happy Valley Road.  The standards are 
designed to enhance the character of the 
roadway. 
 
The Sonoran Boulevard Development Standards 
for Happy Valley Road were adopted by the 
Phoenix City Council on December 18, 1996.  
These standards provide guidance in how the 
roadway should look and be developed by 
providing specific requirements such as minimum 
right-of-way widths, ground cover and specific 
plants to be used for the landscaping materials. 
 
These development standards are to be applied to 
any development that occurs adjacent to Happy 
Valley Road from 67th Avenue to the CAP Canal.  

Map 8: Deer Valley Airport Overlay Map 



and a minimum of six feet wide where abutting a 
curb.  All of the non-living ground cover should be 
½ inch minus crushed decomposed granite that is 
a similar color to the soil in the area.  The types of 
street lights are specified in the standards and 
should be provided every 200 to 220 feet and at 
intersections. 

 
One of the most significant aspects of the Sonoran 
Boulevard Standards for Happy Valley Road is 
that all landscaping materials used should be 
chosen from the American Southwest Desert Plant 
List.  These standards are designed to help 
promote the roadway as a unique corridor and 
appropriately represent the Sonoran Boulevard 
designation.   

 
There are additional standards outlined for Happy 
Valley Road including specific types of wall 
materials and signage.  The development of trails 
and pedestrian amenities are encouraged.   

 
North Area Infrastructure Constraints  

 
The north area has two types of constraints to 
implementing infrastructure, natural barriers and 
man-made features.  The natural barriers in this 
area are the Union Hills and the Cave Creek 
Wash.  Natural barriers increase the cost of the 
needed infrastructure.  The man-made features 
that impact the development of streets, water and 
wastewater lines are the CAP aqueduct, the Deer 

Valley Airport, jurisdictional limits (County islands) 
and ownership patterns (APS and State Land 
Department). 

 
There have been some infrastructure 
improvements within the Happy Valley Road Study 
Area, however, the majority still needs to be 
constructed.  Currently, the intersection of 19th 
Avenue and Happy Valley Road has been 
completely improved.  The right-of-way, water and 
sewer lines have all been constructed.  East of 
19th Avenue, a local water distribution main has 
been constructed as far east as 15th Avenue and 
will most likely need to be improved or expanded 
for future development to occur.    There are 
existing water lines north along 19th Avenue and 
south of Happy Valley Road to 15th Avenue.  
There is a 12-inch sewer force main along Happy 
Valley Road that extends to 16th Avenue.     
 
A new 16-inch water distribution main will be 
installed in Happy Valley Road from 19th Ave to 
7th Ave, and in 7th Ave from Happy Valley Road 
to approximately a half mile south.   The 12-inch 
sewer along Happy Valley Road will be extended 
from 16th Avenue to 7th Avenue.  Construction of 
these projects will begin in July of 2009 and will be 
completed in approximately twelve months.  
 
Additional infrastructure improvement costs may 
be significant and should be considered in future 
development plans by individual developers.  
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Some water and wastewater capacity should be 
available to new development, however, each 
proposed development would need to be 
evaluated in regards to existing and planned water 
and sewer facilities.   The evaluation would take 
into account domestic water needs, fire flow 
requirements for water, and wastewater 
generation.  Infrastructure financing mechanisms 
such as improvement districts/community facilities 
districts and repayment agreements may be 
options depending on future development.    
 
Overall, the current and future infrastructure needs 
of Happy Valley Road and the Study Area should 
be a consideration for future development. 
 

Transportation and Data Analysis 
 
Circulation 
 

The 2004-2009 Arterial Street and Storm Drain 
Program discusses street construction to be 
accomplished with funding from bonds, agencies, 
and other entities.  The development of each Five-
Year Program requires an extensive annual review 
of projects and scheduling to determine priorities.   

 
The program’s list of construction projects 
included:  
 

• 19th Avenue from Deer Valley Road to 
Happy Valley Road 

• Pinnacle Peak Road from 19th Avenue to 
Interstate 17  

• Happy Valley Road from Interstate 17 to 
35th Avenue   

• Deer Valley Drive from 7th Avenue to Cave 
Creek Road 

 
Roadway improvements on Happy Valley Road 
and 19th Avenue have provided additional access 
to this area.  Completion of Deer Valley Drive 
provided a significant east-west connection 
between the Deer Valley Village and the Desert 
View Village.  Storm Drain Systems have also 
been constructed on 19th Avenue from Deer Valley 
Drive to Happy Valley Road.   
 
The Street Classification Map displays 19th 
Avenue as a Major Arterial (Map 9).  This roadway 
will continue north across the CAP Canal and 
become a major thoroughfare connecting Deer 
Valley Village to North Gateway Village.  The 
Street Transportation Department is moving 
forward with design plans to construct a bridge 
over the CAP Canal at 19th Avenue.  This bridge 
will allow the continuation of 19th Avenue (known 
as the North Valley Parkway) north of the CAP 
Canal.  Street Transportation Department foresees 
a construction start date of 2010 for the bridge.    
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The Street Classification Map also displays Happy 
Valley Road as a Major Arterial roadway.  Happy 
Valley Road will extend across the Sonoran 
Preserve to Cave Creek Road.  Happy Valley 

Road will also be a major thoroughfare connecting 
the northern part of Deer Valley Village to Desert 
View Village.  
 

19th Avenue: Major Arterial roadway to cross CAP 
Canal 
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Map 9: Street Classification Map for Happy Valley Road and 19th Avenue area 

Happy Valley Road: Major Arterial roadway to 
connect to Cave Creek Road 
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Planning staff analyzed the socio-economic data 
within a three-mile radius of the study area utilizing 
data from the US Census and MAG.  The analysis 
included current estimates of population and 
housing units, commercial building square 
footage, and employment as well as future 
projections. 

existing population within 

estimated to be 39,972 persons (Map 10).  
Second, staff considered the amount of 
commercial building square footage within the 
three-mile radius.  It was determined that 
approximately 1,903,926 commercial building 
square feet exist as of December 2007 (Map 11).     
 
Staff utilized the information to determine the 
amount of commercial building square footage per 
capita.   
 
The three-mile radius around the study area in the 
Deer Valley Village has approximately 47 square 
feet of commercial building square footage per 

capita. According to MAG, an appropriate balance 
of commercial/retail and population for Phoenix is 
an average of approximately 40 square feet of 
commercial building square footage per capita.  As 
a result, there is an excess of commercial/retail 
development within the three-mile radius. 
 
The General Plan policies state that the city 
should strive for 1.25 jobs per household. Planning 
staff determined the employment ratio for Deer 
Valley Village was 1.11 jobs per household in 
2005.  In 2030, the ratio is projected to be 1.41 
jobs per household.  In the future, the Deer Valley 
Village is projected to exceed the General Plan 
policy to obtain 1.25 jobs per household.  Map 12 
notes that the types of major employment within 
the three-mile radius are: 
 

• Construction; 
• Manufacturing; and 
• Finance/Insurance.  

 
Staff projected the commercial building square 
footage in the future by identifying entitled, 
undeveloped lands within the three-mile radius.  In 
order to obtain potential building square footage 
for the area, staff assumed a lot coverage of 30% 
and that approximately half of the entitled 
properties would be developed as multi-family 
residential.  This calculation determined 
approximately 1,024,061 square feet of 
commercial building would be developed in 

Study Area Socio-Economic Data  

 
Within the three-mile radius of the study area, 
Planning staff determined the existing population 
for 2000 and the additional population considering 
building permits issued between 2000 and 
December of 2007.  The 
the three-mile radius as of December 2007 was 
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addition to the existing 1,903,926 square feet of 
commercial/retail development.  In total, almost 
three million square feet of commercial building is 
projected for the future of the three-mile radius 
area.      
 
The 2030 future population within the three-mile 
radius is projected to be 83,106 persons.  The 
data collected indicates that in the future, the 
three-mile radius around the study area in the 
Deer Valley Village would have approximately 35 
square feet of commercial building square footage 
per capita.  This data shows that within the three-
mile radius there may be a need for additional 
commercial/retail development in relation to the 
future population. 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Map 10: Residential Building Permits and Population within a 3 mile radius of study area
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Map 11: Commercial Parcels and Building Square Footage within 3 mile radius of study area 



Map 12: Employment within 3 mile radius of study area 
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Public Participation Process 
 
Neighborhood Meetings 
 

Planning staff met with property owners within the 
study area on August 6th.  Staff introduced the 
Happy Valley Road Land Use Study and 
discussed the purpose the study as well as initial 
research.  A tentative schedule was presented as 
part of the presentation.  Staff provided comment 
cards to the participants and answered questions 
on annexation, rezoning, general plan, and the 
study timeline.   

   
On August 20th, planning staff met with the study 
area property owners for a second time to follow-
up on their comments and conduct visioning and 
mapping exercises.  
 
On August 27th, Planning staff met with the larger 
neighborhood or the ‘triangle area’ located north of 
Happy Valley Road to Jomax Road west of the 
CAP Canal to 19th Avenue.  Staff conducted a 
brief presentation and setup stations for an open 
house forum to more specifically address their 
questions and/or comments.  The stations 
included: 
 

• Existing Conditions Station- displayed 
General Plan Land Use map, Streets 
Classification map, and Zoning map.   

 
• Socio-Economic Analysis Station- displayed 

maps on current estimates of population, 
commercial retail building square footage, 
and employment as well as future 
projections.   

 
• Community Vision Station- allowed 

participants to take part in the same 
visioning and mapping exercises as the 
property owners.   

 
Visioning and Mapping Exercises 
 
The visioning exercises allowed the property 
owners with the study area and property owners 
within the larger ‘triangle’ area to denote the 
challenges and opportunities in and around the 
study area.   
 
 

• Opportunities 
o Proximity to Airport 
o Ability to create a commercial 

corridor for Happy Valley Road 
o Capitalize on the future roadway 

extensions for Happy Valley Road 
and 19th Avenue with appropriate 
land uses 

o Ability to maintain large lot 
residential and rural character 
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o Growth in the northern Deer Valley 
area 

o Proximity of the Interstate 17 
 

• Challenges 
o Traffic and congestion on Happy 

Valley Road 
o Right-of-way improvements needed 

for Happy Valley Road 
o Appropriately buffering and 

preserving the neighborhood to the 
north 

o Airport noise 
o Lack of infrastructure in the area 

 
The mapping exercise allowed participants to 
designate the study area on the General Plan 
Land Use Map.  The majority of participants 
designated this area Commercial or Mixed Use-
Commercial and Commerce Park.  Staff reviewed 
a few expressed designations as displayed by 
other participants to include the Large Lot 
Residential- 0 to 2 dwelling units per acre, 
Traditional Lot Residential- 3.5 to 5 dwelling units 
per acre, and Parks/Open Space designations.   

 
Deer Valley Village Planning Committee 
 

On August 21st, Planning staff met with the Deer 
Valley Village Planning Committee and introduced 
the study, research and data collection, and also 
conducted visioning exercises to gain their 

perspective of the opportunities and challenges in 
the area.  
 
On September 18th, Planning staff met with the 
committee to update them on public meetings held 
and outcome of visioning and mapping exercises. 
 
The Deer Valley Village Planning Committee also 
identified opportunities and constraints of 
development in this area.   
 

• Opportunities 
o Appropriate development near the 

airport 
o Ability to provide land use transition 

adjacent to Happy Valley Road 
o Support services for adjacent 

neighborhood 
o Proximity of the freeway 
 
 

• Challenges 
o Traffic and congestion on Happy 

Valley Road 
o Appropriately buffering and 

preserving the neighborhood to the 
north 

o Lack of infrastructure in the area 
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Conclusions 
 
Staff’s analysis concluded: 
 

 That land uses adjacent to Happy Valley Road have and 
are transitioning away from residential uses and 
developing into commercial and/or employment types 
uses. 
 

 That there is a significant presence of regional 
commercial and employment in the area, however, there 
may be a need for support services in the area.  
 

 That the Deer Valley Airport Overlay District discusses 
the impact of the proximity of the Deer Valley Airport and 
generated noise disruptive to residential uses.  
 

 That the Street Classification Map discusses significant 
roadway improvements for Happy Valley Road and 19th 
Avenue and that these roadways would be of regional 
significance as a north-south connection to North 
Gateway Village and as an east-west connection to the 
Desert View Village.  
 

 That there is a lack of infrastructure surrounding the area.  
This issue could be addressed by annexation into the city 
and future development to bring more infrastructure 
services to the area.  
 

 That socio-economic data indicates that the Deer Valley 
Village currently and in the future has an appropriate 
balance of commercial, residential, and employment type 

uses within the three-mile radius of the study area.  If the 
study area changes in use, this change would not result 
in a significant impact to the balanced economies of the 
area.  
 

 That the majority of the participants involved in the public 
participation process, to include meetings with property 
owners within the study area and surrounding property 
owners, agreed that residential is not practical adjacent 
to Happy Valley Road.  Participants also agreed that land 
use mitigation was necessary to respect residential 
neighborhoods to the north.   
 
Based on the data, public participation, and growing 
transitions of this area, Planning staff has determined the 
suitable course of action is to initiate a General Plan 
Amendment for this study area.  The study suggests that 
Traditional Lot Residential 3.5-5 du/ac may no longer be 
the best land use designation adjacent to Happy Valley 
Road and recommends that Mixed Use(striped)- 
Commercial and Commerce Park be considered as the 
land use designation for this area.   
 
Furthermore, appropriate land use mitigation techniques 
are discussed in this study and are highly recommended 
to ensure compatible design with the adjacent 
neighborhood.  This study is to be used as a reference 
for future development in the study area. 
 
The Mixed Use(striped)- Commercial and Commerce 
Park designation would allow office, retail, service, or 
multi-family development at varying scales and intensity 
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of uses.  Commerce Park consists of uses such as 
professional offices, research and development, 
wholesale and storage warehousing, and utility centers.  
Staff believes the combination of these two designations 
allow opportunity for neighborhood services and/or 
employment opportunities in this area.   

 
Recommendation 
 
Planning staff recommends that the Planning 
Commission initiate a General Plan Amendment for 
Mixed Use(striped)- Commercial and Commerce Park 
from 19th Avenue to the CAP Canal within 600 feet of 
Happy Valley Road.   
 
Next Steps 
 
After the General Plan Amendment process, property 
owners seeking to develop their property could pursue 
annexation into the city and rezoning to establish 
entitlements.  The rezoning process is subject to 
extensive public participation to include neighborhood 
meetings, Deer Valley Village Committee meeting, 
Planning Commission, and City Council. 
 
Land Use Mitigation and Site Design 
 
Staff believes there is a need to appropriately develop 
sites adjacent to Happy Valley Road in respect to the 
neighborhood to the north.  It was identified that new 
developments should protect and enhance the character 

of surrounding neighborhoods and be compatible in 
scale, design, and appearance.  Staff has identified 
several ways this task may be accomplished.   
 

Site Planning 
 

To ensure the creation of good community design 
and quality development, land use buffering, 
building siting, and appropriate screening is 
necessary.  Future development of this area 
should focus on:  
 

• Master planning sites and/or providing 
cross access are strongly encouraged 
within the study area.  

 
• Increased building setback from residential 

uses is strongly encouraged.  
 

• Loading areas, access and circulation 
driveways, trash and storage areas, and 
mechanical equipment should be located as 
far as possible from residential uses and 
properly screened from views to include 
mechanisms such as screen walls, 
landscaping, and/or parapets.    

 
• Trees should be planted to screen and 

provide shade in parking lots, along 
sidewalks, and create visual barriers 
between commercial and residential uses.  
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• Foundation plantings along the building 
frontage and pedestrian walkways are 
strongly encouraged. 

 
• Building siting and orientation should be as 

far away as possible from residential uses.  
Part of the building frontage should be 
located adjacent to the front setback line.   

 
• Plazas, clustering of buildings, break areas, 

and other pedestrian nodes are encouraged 
throughout the development.  

 
• Amenities such as benches, pedestrian 

lighting, and visual features, such as 
fountains or art in public places are strongly 
encouraged. 

 
• Parking lots should be shared with adjacent 

uses and shared driveways should be 
implemented when possible. 

 
• Emphasize pedestrian crossings and 

provide ease of access for neighborhood to 
the north when appropriate.  

 
 
 
 
 
 

Building Design 
 

Development should complement and preserve 
the integrity of existing neighborhoods and 
ambiance of surrounding mountains.   
 

• Human scale buildings are most suitable for 
this area. 

  
• Appropriate southwestern architectural 

styles include southwest modern, 
traditional, Santa Fe style, Northern New 
Mexico and Territorial. 

 
• Full gabled, hipped, and shed roofs are 

encouraged.  
 

• Accents of wood, stone, split face CMU 
block, tile, cornice caps, and/or stucco 
should be incorporated into the overall 
design. 

 
• Corbels, exposed timbers/beams, arcaded 

walkways, wrought iron, posts or/columns, 
and/or other decorative elements should be 
incorporated to highlight southwest 
character.  

 
• Colors that are bright or reflective are 

strongly discouraged.  
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Landscaping 
 

Landscaping should be used to soften structures, 
to define site amenities and pedestrian walkways, 
screen undesirable views, and enhance the overall 
area.  

 
• Site landscaping should utilize or be 

compatible with the American Southwest 
Desert Plant List as defined in the Sonoran 
Boulevard standards for Happy Valley 
Road. 

 
• Additional landscape setbacks from 

residential uses are strongly encouraged. 
 
• Planting more trees that are mature or 

developed is preferred. 
 

• Raised planting surfaces, building 
foundation plantings, landscaped islands 
throughout parking areas should be 
integrated throughout the design.  

 
• Sites should incorporate all three 

landscaping elements of grasses and 
groundcovers, shrubs, and trees. 

 
 
 

 
 
 

• Major focal points and/or gathering areas 
within the development or at major 
intersections should provide at least three- 
inch caliper trees. 

 
 
 



Appendices 

Table 1: City & County Zoning History 
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