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I. INTRODUCTION AND BACKGROUND 

The Freeway Corridor Specific Plan (“FCSP” or “Plan”) was originally adopted by the Avondale 
City Council in June 1991.  At the time of its original adoption, the Freeway Corridor was 
devoted primarily to agribusiness, open land uses, and low density residential uses.  Since 1991, 
the FCSP has guided the new development of regional shopping centers, office parks, commerce 
parks, and the Auto Mall.   

The Plan was amended in June 2002, to coincide with the adoption of the City’s 2002 General 
Plan, in 2007, to reevaluate maximum building heights in the study area, and in 2013, to expand 
the Plan boundaries and modify the Plan to encourage walkability in the Freeway Corridor.   

Primary goals of this Plan include:   

• Ensure new development in the Plan area is pedestrian/bicyclist friendly and contributes to 
a walkable community.   

• Enhance the City’s appearance from the I-10 and the Loop 101 freeways.   

• Provide a seamless visual transition between the City Center and Freeway Corridor areas. 

• Establish specifications for planned improvement projects within the Plan’s boundaries, 
such as the Van Buren Drainage and Recreation Corridor and the Agua Fria Levee Trail.   

• Minimize warehouse uses that compromise the aesthetic character of the area.   

The Freeway Corridor Specific Plan is intended to supplement the classifications, standards, 
provisions, and requirements of the Avondale General Plan and the Avondale Zoning Ordinance.  
Some aspects of the Plan are regulatory in nature, identifying development standards that are 
tailored to the Freeway Corridor Area.   
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A. GENERAL PLAN 2030  

The General Plan lists updating existing Specific Plans on a regular basis as an implementation 
strategy to ensure future development is meeting the current needs of the City and its residents.  
This update takes Goals, Policies, and Strategies from the General Plan and expands upon them as 
they specifically relate to the Freeway Corridor.     

 

The Freeway Corridor is comprised of a variety of General Plan land-use designations as 
illustrated on the map above.  Definitions of these land-use categories can be found within the 
General Plan document.  The majority of these designations are intended to accommodate intense 
urban commercial and residential development, integrated mixed-use development, and/or 
compact transit-oriented development.  The General Plan identifies these high intensity and/or 
urban-style land uses as key to supporting future high capacity transit service into the City’s core, 
growing Avondale’s sales tax revenues, and attracting well-paying jobs.  As the area develops in 
accordance with the General Plan and this Plan, the City envisions the I-10 and Loop 101 
corridors becoming the City’s premier business and employment area, while also providing urban 
living opportunities in a highly connected, walkable environment.  Please see the Avondale 
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General Plan Land Use Element for descriptions of the type and intensity expected of 
development in each land-use category.   

The breakdown of planned land uses in North Avondale, as shown on the General Plan Land Use 
Map, is as follows: 

Table 1- Freeway Corridor General Plan 2030 Planned Land Uses 
Land-Use Description Total Area in Acres Percent of Total
Business Park* 595 21.09% 
Freeway Commercial* 464 16.45% 
Mixed Use* 389 13.79% 
Open Space 386 13.68% 
Medium/High Density Residential* 224 7.94% 
Urban Commercial* 191 6.77% 
High Density Residential* 190 6.74% 
High Intensity Office* 108 3.83% 
Local Commercial 82 2.91% 
Urban Residential* 71 2.52% 
Low Density Residential 40 1.42% 
Education 35 1.24% 
Office 20 0.71% 
Public/Civic 16 0.57% 
Medium Density Residential 10 0.35% 
TOTAL 2,821 100.00% 

All land uses designated with an asterisk (e.g. “Business Park*”) indicate that a minimum of 70 acres of 
currently undeveloped/agricultural land is available for future development within those categories.  

 

Each of the planned Freeway Corridor land uses are located to ensure compatibility between 
adjacent uses and enhance any strategic benefit that may result from land-use relationships.  For 
example, the Business Park designation, which accommodates campus style development that 
provides abundant employment opportunities such as light manufacturing and corporate 
commerce as well as Class-A office, is located in existing employment areas.  The Freeway 
Commercial designation is largely applied to properties in the McDowell Road corridor, in an 
effort to build upon the successes of the existing Gateway Pavilions and Gateway Crossing power 
centers and to plan for a medical corridor.  Transit oriented development categories, such as 
Urban Residential, Mixed Use, Urban Commercial, and High Intensity Office, are located directly 
adjacent to the intense City Center area and along the City’s preferred high capacity transit 
alignment, as depicted in the General Plan’s Transportation Map.   

The asterisked categories shown on Table 1, within which there is undeveloped acreage, will play 
an important role in creating a well-balanced, economically sustainable Freeway Corridor.  The 
next section of this Plan contains additional information on existing development; comparing the 
planned land uses in this section with the existing conditions in Section II will help to illustrate 
the significant opportunity that Avondale still has to shape the future of this vital area of the City.   
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In addition to developed property, the Freeway Corridor includes a number of vacant 
properties that have been previously zoned and are ready for potential development, 
including:   
 

• Three Rivers is a 40 acre development site located at the southeast corner of 105th 
Avenue and Roosevelt Street.  The site is zoned CP (Commerce Park).   

• Gateway Village is a 17 acre development site located at the southeast corner of 103rd 
Avenue and McDowell Road.  The site is zoned C-3 (Freeway Commercial).   

• A 3.8 acre development site located north of the northeast corner of Van Buren Street 
and Eliseo C. Felix Jr. Way, zoned A-1 (General Industrial).   

• A 25.6 acre development site located east of the southeast corner of Avondale 
Boulevard and Roosevelt Street, zoned CP (Commerce Park).   

• Roosevelt Park Phase II, approximately 140 undeveloped acres at the northwest corner 
of 107th Avenue and Van Buren Street, zoned Planned Area Development (PAD).  The 
PAD divides the property into sub-parcels each with a different allowed use, including 
single-family attached, single-family detached, multi-family, commercial, and mixed 
use.   

• Avondale Commerce Park, approximately 80 undeveloped acres located at the 
northwest corner of 101st Avenue and Van Buren Street, zoned Planned Area 
Development (PAD).  The PAD allows for commerce park type uses.   

• A 9.2 acre development site located at the northwest corner of I-10 and 119th Avenue, 
zoned MH (Manufactured Home Park), but designated by the General Plan as High 
Density Residential, a category that can accommodate multi-family development.     

• Crystal Springs, approximately 62 undeveloped acres at the southwest corner of 
Avondale Boulevard and McDowell Road, zoned PAD (Planned Area Development).  
The PAD calls for Community Commercial (C-2) uses on 52 acres and multi-family 
residential or “congregate care” on the remaining 10 acres.   

• A 36.2 acre development site located at the southwest corner of McDowell Road and 
113th Avenue, zoned a combination of A-1 (General Industrial) and C-2 (Community 
Commercial).   

• West-10 (aka Park 10), approximately 42.6 acres located at the southeast corner of 
107th Avenue and McDowell Road, zoned PAD (Planned Area Development).  The 
PAD calls for intense office development on the western 20+ acres and mixed use 
commercial development on the eastern 20+ acres.  Construction of the first phase of 
Park 10, on the easternmost 18.5 acres was underway as of July 2015 and will be 
anchored by Main Event Entertainment.   

• Avondale Live, approximately 62 acres located north of the northwest corner of 99th 
Avenue and McDowell Road, zoned PAD.  The PAD calls for a movie studio and 
associated facilities, along with an entertainment oriented commercial destination.   
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• A 160 acre development site located at the northwest corner of 99th Avenue and 
Thomas Road, zoned C-2 (Community Commercial).   

• Parkside Village, approximately 160 undeveloped acres located at the southwest 
corner of 99th Avenue and Indian School Road, zoned PAD (Planned Area 
Development).  The PAD calls for a variety of uses on various sub-parcels, including 
single family detached residential, attached residential, office, and commercial.   
 

This Specific Plan has also evaluated adjacent Cities’ land uses and finds the land uses to be 
compatible.   
 
C. INFRASTRUCTURE AND PUBLIC FACILITIES 

 
A significant portion of the infrastructure needed to support the Freeway Corridor at build-out 
was constructed as the area developed between 1992 and 2013.    The original 1992 FCSP showed 
tremendous foresight by requiring the provision of adequately-sized streets, sewers, and other 
infrastructure to support the planned build-out population.  As the vision for the Corridor has 
intensified, however, additional infrastructure improvements beyond what is in place may be 
required.   

Streets 

The I-10 Freeway, bisecting the Freeway Corridor, is the area’s most predominant transportation 
feature.  The Interstate is the principal surface transportation link between Los Angeles and 
Phoenix.  In addition to being a major interstate transportation corridor, the freeway provides 
access to the Loop-101, Loop-202, Loop-303, AZ-51, I-17, and US 60 freeways, providing north-
south access between Avondale and the vast majority of other cities in the Phoenix region.  
Currently, four freeway interchanges service the area:  99th Avenue, 107th Avenue, Avondale 
Boulevard, and Dysart Road.  A fifth interchange, at Fairway Drive (El Mirage Road alignment), 
is anticipated in the near future.  

The Loop-101 Freeway, located east of 99th Avenue just outside of Avondale’s limits, is a critical 
link between Avondale and the northwest valley cities (Peoria, Glendale, Surprise), as well as 
north Phoenix and north Scottsdale.  Three interchanges serve the FCSP area:  McDowell Road, 
Thomas Road, and Indian School Road.   

The area’s streets generally follow the common one-mile grid arterial street network that is 
characteristic of the region’s transportation system, with the exception that Fairway Drive (El 
Mirage Road alignment) does not continue north of I-10.  The mile grid establishes the Freeway 
Corridor’s circulation hierarchy, providing several points of connection to the Loop 101 and I-10 
access points.  All arterials needed to service the FCSP area are operational, however not all 
arterial streets are built to their ultimate cross-section.  99th Avenue and 107th Avenue will require 
the most significant enhancements in the future.   
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North/South collector streets are generally to be provided at each quarter mile throughout the 
FCSP area.  These streets are built when adjacent private development occurs.  Where 
development has not yet occurred, these streets may not yet exist or may be incomplete.  
East/West collector streets in the FCSP study area include, from north to south, Roosevelt Street, 
Corporate Drive, and Pierce Street.  Roosevelt Street, which runs east/west approximately ¼ mile 
south of I-10, is envisioned as the City’s future HCT corridor and a premier street for intense 
urban development.  With the exception of the segment between 99th Avenue and 107th Avenue, 
Roosevelt Street is incomplete and is anticipated to be constructed as development occurs.  In 
order to accommodate possible future transit, properties adjacent to Roosevelt Street may be 
expected to provide more right-of-way than is typically necessary for a collector roadway.   

The character of each of the primary arterial streets in the FCSP area varies based on the level of 
development that has occurred to date on the street, the nature of the uses abutting the street, and 
planned development, for example:    

99th Avenue and Indian School Road Corridors 

The 99th Avenue corridor north of McDowell Road to Indian School Road, is almost entirely 
undeveloped with portions of the roadway controlled by various jurisdictions, including 
Avondale, the City of Phoenix, and Maricopa County.  Similarly, Indian School Road is under 
Maricopa County control.  As such, segments of both of these streets lack standard improvements 
such as curbing, medians, bike lanes, detached sidewalks, street lights, landscaping, and other 
aesthetic treatments.  Additionally, the SRP irrigation canal running parallel to 99th Avenue will 
require relocation and undergrounding at the time of each development to allow for the eventual 
completion of the roadway to an urban standard.  Increasing the aesthetics of these corridors is a 
priority, as they announce entry into the City.     

McDowell Road Corridor 

McDowell Road is one of the Freeway Corridor’s most established arterial streets.  It has received 
aesthetic treatments that include median landscaping and streetscape enhancements.  Additional 
landscaped medians and bike lanes will be added with new developments to create a continuous, 
pleasing streetscape and connectivity throughout the City.  This road, between 99th Avenue and 
107th Avenue, has been designated as a future transit link into the City Center.     

Van Buren Street Corridor 

The uses adjacent to Van Buren Street between Fairway Drive and the Agua Fria River are 
expected to generate significant truck traffic.  It is anticipated that, upon completion of the 
Fairway Drive freeway interchange, this traffic will be confined to a relatively small geographical 
area and will not spill significantly onto other arterial streets, such as Avondale Boulevard.  As 
new development progresses throughout this area, traffic studies will be required to ensure proper 
circulation is provided.  
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Water, Sewer and Other Utilities and Services 

Water, sewer, and other utility infrastructure needed to serve existing and future Freeway 
Corridor development exists throughout the area and is functioning well to serve consumer needs.  
City utilities are generally located within public-street rights-of-way; non-municipal utilities are 
generally located in designated public utility easements located directly behind rights-of-way.  
The City makes it a priority with all new development to ensure that both City and private utilities 
are afforded ample opportunity to locate infrastructure to serve properties.  Utilities are provided 
by the following entities: 

Water and Sewer Service: Water and sewer service to the Planning Area is provided by the City 
of Avondale.  Portions of the Planning Area that have not been annexed and remain part of 
Maricopa County receive their water from private wells and utilize septic systems for their sewer 
needs.  However, upon annexation into the City and development of these parcels, they will be 
required to hook up to the Avondale water and sewer system. 

Television Service: Cox Communications provides cable service throughout the study area; 
Century Link has applied for permission to provide cable service to the study area.  Satellite 
providers that serve the Freeway Corridor include DirecTV and Dish Network.   

Phone/Data Services: Century Link, formerly Qwest Communications, is the primary provider of 
ground-based telecommunications and data services in the Freeway Corridor.  Alternatively, a 
multitude of wireless providers have existing and planned infrastructure in place throughout the 
area to provide wireless phone and data service to customers.  Cox Communications also provides 
data services to businesses and homes in the area.   

Electrical Service:  The area is served by two electrical providers, Salt River Project (SRP) east 
of the Agua Fria River, and Arizona Public Service Company (APS) west of the Agua Fria River.   

Natural Gas:  Southwest Gas Company provides natural gas service throughout the Freeway 
Corridor.   
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III.  FREEWAY CORRIDOR DESIGN AND DEVELOPMENT REQUIREMENTS 

This section establishes design and development requirements intended to further the City’s goals 
for the Freeway Corridor.  Maximum building heights are listed, in stories, and are indicated on 
the maps in blue boxes.   
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 Retail/Restaurant developments adjacent to collector or local streets should incorporate 
“parklets” into their designs.  Parklets are small areas designed to accommodate pedestrian 
seating and are generally located in areas of high pedestrian traffic.  

 

 

Entry Gateways 

 Entries into the Freeway Corridor should utilize a consistent landscape treatment to help 
establish the City’s identity, as illustrated below.  The plant palette and design is intended to 
be a modern homage to the City’s agrarian culture.   
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 Trees and plants should be planted in rows as illustrated above.  Row spacing is to be 
calculated by determining the plant’s diameter at maturity.  The cacti and succulent rows 
should be centered diagonal to the intersection with native grasses flanking both sides of the 
cacti/succulent massing.  Penstemons should be located in front of the grass, and Angelita 
Daisy in front of the Penstemons to be closest to the pathway and most visible from the street.  
This arrangement of plants will provide a layered effect as viewed from the street. 

 
 The finished grade shall slope from the sidewalk grade to a height of two feet at the property 

line. 
 
 Plant materials shall be chosen from the following lists: 
 

o Common Vertical Accent Tree Options (Choose one):  Date Palm (Phoenix dactylifera); 
California Fan Palm (Washingtonia filifera). 
 

o Common Shade Canopy Tree Options (Choose one):  Blue Palo Verde (Parkinsonia 
florida); Fruitless Olive (Olea europaea ‘Wilsoni’); Native Mesquite (Prosopis juliflora); 
Red Push Pistache (Pistacia chinensis ‘Red Push’); Cottonwood (Populus fremontii) 
 

o Cacti/Succulents (Choose two):  Giant Hesperaloe (Hesperaloe funifera); Desmetti Agave 
(Agave Desmettiana); Weber Agave (Agave Weberi); Aloe Species (Less than 2’ in 
height) 
 

o Native Grasses (Choose one):  Deer Grass (Muhlenbergia rigida ‘Nashville’); Bull Grass 
(Muhlenbergia emersleyi ‘El Toro’); Blue Grama (Bouteloua gracilis); Pine Muhly 
(Muhlenbergia dubia) 

 
o Flowering Groundcover (Use all):  Angelita Daisy (Tetraneuris acaulis); Parry’s 

Penstemon (Penstemon parryi); Firecracker Penstemon (Penstemon eatoni) 
 

o Additional plant material may be substituted subject to approval by the City Manager or 
authorized designee.   
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IV. IMPLEMENTATION 

The Avondale Freeway Corridor Plan contains a number of provisions which are regulatory in 
nature.  Administration of the Specific Plan will be subject to the following rules: 

1.  Where a provision of the Specific Plan varies from the underlying Zoning or the Subdivision 
Ordinance, the Specific Plan shall prevail.  Existing PADs are exempt from the requirements 
of this Plan but are encouraged to use this document as a guide.   
 

2. Within the Freeway Corridor area, no building shall be erected and no existing building shall 
be moved, enlarged, or altered, or used, in any way except in conformance with the 
regulations in this Plan.   

 
3. Administrative Relief from regulations contained in the Plan may be granted in accordance 

with the procedures outlined in Section 108 of the Avondale Zoning Ordinance.     
 
4. Any text amendment to this Plan shall be processed under the procedures for a Minor General 

Plan Amendment, as outlined in the General Plan 2030.   
 
5. Violation of any regulation contained in the Specific Plan shall be deemed a violation of the 

Avondale Zoning Ordinance and will be subject to the enforcement provisions outlined within 
the Zoning Ordinance.   
 

V. PUBLIC PARTICIPATION 
 

Avondale is committed to public participation and daily community engagement.  This update of 
the Freeway Corridor Specific Plan continues Avondale’s commitment as expressed in the Public 
Participation Element of the General Plan 2030.  Property owners’ viewpoints are considered as 
significant determinants of this Plan’s direction.   
 
In addition to two public hearings before the Planning Commission and a public hearing before 
the City Council, the Planning Division hosted a community meeting to discuss the proposal with 
any interested property owners within the FCSP boundary.  Additionally, drafts of the updated 
FCSP and related materials were made available on the City’s website and provided to all 
neighboring jurisdictions and relevant local, state, and federal governmental entities.   
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