
PV APPLICATION 
TYPE Mar 17, 2020

Paradise Valley Gilbert Phoenix Scottsdale

Contacted Yes, replied Yes, replied and need more info  Yes, no reply
First required 
notice to residents

Generally Citizen Review Session 20 days 
prior to Planning Commission action or 
15 days mailing notice prior to the 
Planning Commission hearing

Requires applicant hold at least one 
neighborhood meeting before pre‐
application submittal (i.e., Major General 
Plan and Rezoning); Planning Manager 
has discretion to apply to other 
application types; Posting 10 days before 
neighborhood meeting; Mailing property 
owners 300' (660' in San Tan Character 
Area) and HOAs within 1,000' 10 days 
before the neighborhood meeting

Requires applicant hold two 
neighborhood meetings prior to the first 
public meeting by the Village Planning 
Committee (e.g. PUD Rezoning); The 1st 
neighborhood meeting occurs after 
formal application submittal, but the 
mailing notices must go out at least 10 
days before filing and 10 days prior to 
the neighborhood meeting; This 1st 
neighborhood meeting must be 
completed with meeting summary by 
the time staff holds its post‐application 
meeting; No posting for the open house 
meetings; Mailing to all property 
owners within 600', nearest 4 
quadrants, and all HOAs within 1 mile

Requires applicant hold at least one 
open house meeting prior to formal 
application submittal (e.g. General Plan 
amendment, Rezoning, Infill Incentive); 
Post sign 10 days prior to open house; 
Mailing to property owners and HOA 
within 750' radius; Mail notices at least 
10 days prior to open house

Typical Sign 11"x14"; 3' tall [Building Permit 
construction sign requires permittees 
must post a 6 sf e foot (2’x3’) 
identification sign, made of durable 
material, in the front yard of subject 
property and not in the Town right‐of‐
way.  The sign may not exceed a 
maximum of 6' in height from grade to 
top of the sign.  The sign must include 
the permittee or company name, phone 
number, type of work, and address of 
project]

2'x3', 6' tall 4'x8'; 8' tall 4'x4' sign area; 8' tall

Residents outside 
community noticed

Yes, if they fall in the notice radius and a 
mailing required

Yes, if they fall in the notice radius and a 
mailing required; Also, notify adjoining 
communities at application review stage

Yes, if they fall in the notice radius and a 
mailing required

Yes, if they fall in the notice radius and a 
mailing required



PV APPLICATION 
TYPE Mar 17, 2020

Buckeye Fountain Hills Cave Creek Carefree Queen Creek

Contacted Yes, no reply Yes, replied and need more info  Yes, no reply Yes, no reply Yes, replied and need more info 
First required notice 
to residents

Requires a neighborhood meeting for 
certain applications (i.e., General Plan 
Amendment, Rezoning, CUP, Variance); 
The neighborhood meeting must be held 
prior to the 1st public hearing; The 
applicant needs to submit a citizen 
participation plan with the formal 
application that calls out the details of 
the outreach; the mailing radius 
minimally is 300' (600' if the site is > 20 
acres); and posting on required if part of 
the citizen participation plan; Public 
hearing postings require 2 signs 15 days 
before the hearing

Did not find a pre‐application or noticing 
sign specs online; Requires applicant 
provide mailing notice and posting 15 
days before hearing; Mailing radius 300' 
for all applications; Town staff prepares 
and posts the notice

Mailing radius of 2,640' for rezoning and 
SUP; 500' mailing radius for plats and 
Board of Adjustment applications 

Requires applicant do a citizen 
participation plan on any application 
requiring review by the Planning 
Commission and/or Town Council; The 
citizen participation plan leaves the type 
of contact up to the applicant and staff 
(excepting required noticing by Town 
Code/Statute); Mailing notice of the 
application request must be done to 
property owners and HOAs within 500'; 
The report on the citizen participation 
plan results must be submitted prior to 
scheduling the application for review 
before either other the Planning  ne  

First notice occurs 15 days prior to the 
1st public hearing; Mailing radius is 
900' (CUP and rezonings on sites 5 
acres or less) and 1,200' (CUP and 
rezonings more than 5 acres); No 
notification on plats; 

Typical Sign 3'x3'; 4' tall 18" x 24" 4'x4', 6' tall Unavailable  Not provided

Residents outside 
community noticed

Yes, if they fall in the notice radius and a 
mailing required

Not provided Unavailable Unavailable  Yes, if they fall in the notice radius and 
a mailing required







































































ARTICLE 8: REVIEW AND APPROVAL PROCEDURES 
SECTION 8.2 COMMON DEVELOPMENT REVIEW PROCEDURES 
SUBSECTION 8.2.5 STEP 5: APPLICATION REVIEW AND REPORT 
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B. If the application is determined to be complete, the application shall then be 
processed according to the procedures set forth in this Development Code.  An 
application will be considered complete if it is submitted in the required form, 
includes all mandatory information and supporting materials specified in the 
application packet, and is accompanied by the applicable fee.  A pre-
application conference shall have been held, if required by this Development 
Code. The determination of completeness shall not be based upon the perceived 
merits of the application. 

C. If an application is determined to be incomplete, the Director shall provide notice 
to the applicant along with an explanation of the application’s deficiencies.  No 
further processing of an incomplete application shall occur until the deficiencies 
are corrected in a resubmittal.   

D. If any false or misleading information is submitted or supplied by an applicant 
on an application, that application will be deemed void and a new application 
must be submitted together with payment of applicable development review 
fees. 

 Step 5: Application Review and Report  

After determining that a development application is complete, the Director shall refer 
the development application to the appropriate review agencies and planning staff, 
review the development application, and prepare a staff report.  The staff report shall 
be made available for inspection and copying by the applicant and the public prior to 
the scheduled public hearing on the development application.  The staff report shall 
indicate whether, in the opinion of the staff, the development application complies with 
all applicable standards of this Development Code.  Conditions for approval may be 
recommended to eliminate any areas of noncompliance or mitigate any adverse effects 
of the development proposal. 

 Step 6: Notice  

A. Content of Notices 
Notice of all public hearings required under this Article shall, unless otherwise 
specified in this Development Code: (1) identify the date, time, and place of the 
public hearing, (2) if applicable, describe the property involved in the 
application by street address, or legal description, or a general description and 
nearest cross streets; (3) describe the nature, scope, and purpose of the 
proposed action; (4) indicate that interested parties may appear at the hearing 
and speak on the matter; and (5) indicate where additional information on the 
matter may be obtained.  If the matter to be considered applies to territory in 
a high noise or accident potential zone as defined under state law, the notice 
shall include a general statement that the matter applies to property located in 
such an area. 

B. Summary of Notice Requirements 
The following Table 8.2-1 summarizes the notice requirements of the procedures 
in this Article. 
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TABLE 8.2-1: NOTICE REQUIREMENTS 
 

✓= Notice Required 

Type of Application or Procedure Section Mailed Published Posted 
Neighborhood 

Meeting 
Amendment to General Plan/Specific 
Area Plan 

8.3. ✓ ✓ ✓ ✓ 

Amendment to 
Text of Development Code 

8.4. 

Mailed notice 
only required if 

covered by 
8.2.6.D.2 

✓  

 

Amendment to Zoning Map 
(Rezoning) 

8.5. ✓ ✓ ✓ ✓ 

Community Master Plan (CMP) and 
Planned Area Development (PAD) 8.6. ✓ ✓ ✓ ✓ 

Conditional Use Permit 8.7. ✓ ✓ ✓ ✓ 

Minor Subdivision 8.8.6.    
 

Subdivision: Preliminary Plat 8.8.7.    
 

Subdivision: Final Plat 8.8.8.    
 

Final Plat Re-Plat 8.8.9    
 

Map of Dedication 8.8.10    
 

Site Plan: Administrative Review 8.9.3.    
 

Site Plan: Planning Commission 
Review 8.9.4.    

 

Temporary Use Permit 8.10.    
 

Variance 8.11. ✓1 ✓ ✓ 
 

Appeal of Administrative Decisions 8.13.  ✓ ✓ 
 

Annexation 8.16  ✓ ✓ 
 

NOTE:  
1 Variances require a mailed notice to surrounding property owners within 150 feet of the subject property. 

 
A. Mailed Notice 

When Table 7.2-1 requires that mailed notice be provided, the applicant shall 
provide the Director with a current list of applicable property owners and 
organizations as listed below.  The applicant shall deposit notices into first-class 
mail at least 15 days prior to the scheduled date of the hearing.  In computing 
such period, the day of posting shall not be counted, but the day of the hearing 
shall be counted.  Written notice shall be provided by the applicant to all 
persons listed on the records of the County Assessor as owners of land subject to 
the application or as owners of the parcels within 300 feet of the outer boundary 
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of the land subject to the application.  For any rezoning of an area greater than 
20 acres, General Plan amendments, and CMPs, the 300-foot requirement shall 
be 500 feet. The applicant shall provide a written “Affidavit of Mailing” to the 
Development Services Department certifying that all required notices were 
timely mailed. 

B. Published Notice48 
1. If published notice is required by Table 8.2-1, the applicant shall publish 

notice in a newspaper of general circulation in the area.  The notice shall 
be published at least 15, but no more than 45, days before the 
scheduled hearing date.  In computing such period, the day of posting 
shall not be counted, but the day of the hearing shall be counted. Any 
affidavit of publication provided by the newspaper shall be obtained 
by the applicant and given to the Development Services Department for 
their records. 

2. If any application, proposed amendment, or proposed Minor 
Modification involves one or more of the following proposed changes or 
related series of changes, 

a. A ten percent or more increase or decrease in the number of square 
feet or units that may be developed; 

b. A ten percent or more increase or reduction in the allowable height 
of buildings; 

c. An increase or reduction in the allowable number of stories of 
buildings; 

d. A ten percent or more increase or decrease in setback or open 
space requirements; and/or 

e. An increase or reduction in permitted uses. 
the City shall provide notice in accordance with A.R.S. §9-462.04 via one 
of the following methods, as per the Director’s or their designee’s 
discretion: 

f. Notice shall be sent by first class mail to each real property, as 
shown on the last assessment, whose real property is directly 
governed by the changes, or; 

g. Notices shall be included as inserts within utility bills or other mass 
mailings that periodically include notices or other informational or 
advertising materials, or; 

h. The City shall publish such changes prior to the first hearing on such 
changes in a newspaper of general circulation in the City.  The 
changes shall be published in a “display ad” covering not less than 
one-eighth of a full page. 

C. Posted Notice   
Posted notice, if required by Table 8.2-1, shall be provided in the following 
manner: There shall be posting of at least two signs on the lot, parcel, or tract of 
land that is the subject of the application or proposed action by the City, and 

                                                 
48 ORD. 14-14; 12/02/2014 
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such signs shall remain on the property for a period of at least 15 days prior to 
the public hearing.  All signs shall be removed no later than 10 days after the 
expiration of the above period.  The applicant shall maintain the sign in good 
condition throughout the required posting period.  The sign shall be posted in a 
prominent place, clearly visible from a major arterial street if the property abuts 
such an arterial street, or clearly visible from a collector street if the property 
abuts a collector street, or clearly visible to the most heavily traveled street or 
public way if the property does not abut an arterial or collector street.   

D. Constructive Notice   
1. Minor defects in any notice shall not impair the notice or invalidate 

proceedings pursuant to the notice if a bona fide attempt has been made 
to comply with applicable notice requirements.  Minor defects in notice 
shall be limited to errors in a legal description or typographical or 
grammatical errors that do not impede communication of the notice to 
affected parties.  In all cases, however, the requirements for the timing 
of the notice and for specifying the time, date, and place of a hearing 
and the decision-making body shall be strictly construed.  If questions 
arise at the hearing regarding the adequacy of notice, the decision-
making body shall make a formal finding as to whether there was 
substantial compliance with the notice requirements of this Development 
Code.   

2. When the records of the City document the publication, mailing, and 
posting of notices as required by this section, it shall be presumed that 
notice was given as required by this section.   

 Step 7: Public Hearing 

A public hearing, if required under this Development Code, shall be conducted in 
accordance with the procedures adopted by the City of Buckeye.   

 Step 8: Decision and Findings 

A. Decision 
After consideration of the application, the staff report, comments received from 
other reviewers (if applicable), and the evidence from the public hearing (if 
applicable), the decision-maker shall approve, approve with conditions, or deny 
the application based on its compliance with the applicable approval criteria, 
as described in Step 9 of the common development review procedures.  Written 
notification of the decision shall be provided by the Director to the applicant. 
All decisions shall include:  



Fountain Hills




