Staff Review Board Agenda
Meeting of April 27, 2022-2:00 PM to 3:00 PM
Community Development Department Conference Room

Planning and Zoning Commission Joint Study Session with City of Flagstaff
Planning and Zoning Commission
Meeting of April 27, 2022-3:00 PM to 4:00 PM
https://www.coconino.az.gov/2216/Zoning-Boards-and-Commissions

I. Introductions
II. Flagstaff Regional Plan Coordination Update

Planning and Zoning Commission
Study Session Agenda
Meeting of April 27, 2022-4:00 PM to 5:30 PM
Community Development Department Conference Room
2500 N. Fort Valley Road, Flagstaff, Arizona
Online as posted 24 hours prior to the hearing at:
https://www.coconino.az.gov/2216/Zoning-Boards-and-Commissions

Joint Session with City of Flagstaff and County Planning and Zoning Commission 3:00pm-4:00pm
Planning and Zoning Staff and Commission Study Session 4:00-5:00pm
Planning and Zoning Commission Hearing 5:30pm
Join Zoom Meeting
https://us02web.zoom.us/j/88647692805?pwd=OGhoRGRtQmxIalgzeGw1OFVVMGdrZz09
Meeting ID: 886 4769 2805
Passcode: 567496
One tap mobile
+12532158782,,88647692805#,,,,*567496# US (Tacoma)
+13462487799,,88647692805#,,,,*567496# US (Houston)
Dial by your location
+1 253 215 8782 US (Tacoma)
+1 346 248 7799 US (Houston)
+1 669 900 6833 US (San Jose)
+1 301 715 8592 US (Washington DC)
+1 312 626 6799 US (Chicago)
+1 929 205 6099 US (New York)
Meeting ID: 886 4769 2805
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Passcode: 567496
Find your local number: https://us02web.zoom.us/u/kBQ2uHeiS

The following applications are scheduled for a public hearing on Wednesday, May 25, 2022. At the
Study Session, Commissioners will briefly discuss these cases:
1. Case No. CUP-22-011 to 019 and 021 to 034: A request for 23 separate Conditional Use
Permits for the development of 14 utility scale solar power generation facilities with battery
energy storage systems (BESS) on a 12,000-acre portion of two parcels that total 23,497.22
acres in the G (General, 10-acre minimum parcel size) Zone. The subject properties are
located at 10495 Powerline Rd approximately nine (9) miles east of Grand Canyon Junction
(Valle) and are identified as Assessor’s Parcel Numbers 501-16-001A and 501-17-001.
Property Owner: Babbitt Ranches, LLC, Flagstaff, Arizona
Applicants: CO Bar Solar K LLC and CO Bar Solar LLC, New Castle, Delaware
Representative: Layne Ashton, Clenera, LLC, Boise, Idaho
County Supervisor District: 1 (Patrice Horstman)
2. Case No. ZC-22-002, SUB-22-003 and DRO-22-003: A request for a Change of Zoning Regulations
with approval of a master development plan to provide for modified RM-20/A standards where CH10,000 standards currently apply, an 84-lot Subdivision Preliminary Plat, and Design Review for a
multiple family development on two parcels totaling of 6.75 acres in the PC (Planned Community)
Zone. The subject properties are located at 12050 W Shadow Mountain Drive and north of Shadow
Mountain Drive and east of Shadow Mountain Village Phase I. They are identified as Assessor’s
Parcel Numbers 203-47-001Z and 203-47-001N. The zone change includes an expansion of the
approved master development plan for Shadow Mountain Village Phase I to include all lots in the
Shadow Mountain Village Phase I subdivision and two commercial parcels totaling 1.81 acres,
located west of Shadow Mountain Village Phase I in the PC Zone with CH-10,000 standards applied
and identified as Assessor’s Parcel Numbers 203-47-001R and 203-47-006A.
Property Owner: SMVII LLC- Queen Creek, Arizona (Shadow Mountain Village Phase II)
Property Owner: Vinson JC Fam Trust, Tempe, Arizona (Shadow Mountain Village Phase II)
Property Owner: Fuelco Travel Center, LP, Cave Creek, Arizona (Commercial Parcel)
Property Owner: Lonnie and Debbie McCleve Revocable Living Trust DTD 02-03-00, Queen Creek,
Arizona (Commercial Parcel)
Applicant: Tim Campbell, Finesse Properties, Queen Creek, Arizona
County Supervisor District: 3 (Matt Ryan)

Pending review at this Study Session, the following applications may be eligible for Administrative
Renewal by the Community Development Director:
1. Case No. CUP-22-042: A request for a Conditional Use Permit renewal (of CUP-01-016) for
a self-storage facility on a 3.81-acre parcel in the CG-10,000 (Commercial General, 10,000
sq. ft. minimum parcel size) Zone. The subject property is located at 5900 E Copeland Lane
in Timberline and is identified as Assessor’s Parcel Number 301-68-019F.
Property Owner/Applicant: CP Flagstaff, LLC, Roseville, California
Representative: Alison Smyth, Roseville, California
County Supervisor District: 2 (Jeronimo Vasquez)
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2. Case No. CUP-22-045: A request for a Conditional Use Permit renewal (of CUP-17-005) for
a cottage industry for game meat processing on a 2.42-acre parcel in the AR 2 ½
(Agricultural Residential, 2 ½-acre minimum parcel size) Zone. The subject property is
located at 10101 Stardust Trail in Doney Park and is identified as Assessor’s Parcel Number
301-20-016B.
Property Owner/Applicant: Casey Hayes, Flagstaff, Arizona
County Supervisor District: 4 (Judy Begay)
Community Development Department Update
1. Readvertising the Assistant Director/Planning Manager position remains on hold due to lack of
qualified candidates.
2. The County continues to assess and make operational decisions with respect to COVID-19. The
County remains in Phase 2 operations. Public lobbies are open to the public, all people are required
to wear masks in County building common areas. Community Development staff is working on site
or dividing their time between home and the office. County management indicates that the County is
not yet holding in-person public hearings. The Board Chambers and our department conference
room are undergoing technology updates to hold hybrid in-person and virtual meetings. We will
continue to take County leadership lead on holding public hearings.
3. The Doney Park/Timberline/Fernwood Area Plan update committee are finalizing the goals and
polices.
4. The County is a partner in the Route 66 Brownfields EPA Grant, the grant is managed by NACOG,
property owners are being solicited for projects. Please contact Melissa Shaw if you have questions.
5. Staff is working with the City of Flagstaff on an update process for the Flagstaff Regional Plan.
Please contact Melissa Shaw if you have questions.
Board of Supervisors Update

Commission and Staff Roundtable
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MEMORANDUM

Date: April 14, 2022
To: City of Flagstaff Planning and Zoning Commission, Coconino
County Planning and Zoning Commission
Cc: Michelle McNulty, Alaxandra Pucciarelli, Jay Christleman
From: Sara Dechter, Melissa Shaw
Subject: Flagstaff Regional Plan Update Report, Spring 2022
The Flagstaff Regional Plan is a policy guide, serving as the general plan for the
City of Flagstaff and an amendment to the Coconino County Comprehensive
Plan. The plan covers a range of topics with information on current conditions,
our vision for the future, and carefully developed goals and policies to realize the
future vision. This memo will cover the work completed since the last joint
meeting held on August 11, 2021, instructions for the scoping exercise the
Commissions will complete together on April 27th and a summary of upcoming
outreach activities.
Report on Outreach Efforts from August 2021 to April 2022
In September 2021, the City of Flagstaff launched the Flagstaff Regional Plan
2045 website at www.flagstaff.az.gov/regionalplan2045.
Between September 2021 and April 2022, the project team coordinated and led
21 Snapshot webinars covering a wide range of topics. Associated with the
webinars the team has produced 9 snapshot papers with 10 papers still under
development or pending. All snapshots are a draft and may be updated at a
future time to reflect new information. All the recorded webinars are available as
a YouTube playlist: https://bit.ly/RegionalSnapshots.
The Regional Plan Update team has been meeting with Boards, Commissions and
Councils throughout the City and County and collecting their feedback on the
existing Regional Plan and its revision. This scoping process began in late
February and will continue through mid-June.

C:\Users\sdechter\Downloads\JointPlanningandZoningmemo.docx
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With the financial support of the Beautification and Public Art Commission, local
artist Sonja London-Hall has been working with the update team to create
hands-on engagement kits that are focused on opening conversations and
creating an insightful vision within the process. The Flagstaff Cr(e)rates kits are
intended for audiences with no or limited experience discussing community
planning and will be available through schools, the libraries, and community
events such as Earth Day and the County Fair. They have been through some
basic testing with City and County planning staff and will be rolled out at the
April 23rd Earth Day event. The curated results will also be used to promote the
Regional Plan through a First Friday art walk open house in the late
summer/early Fall. See the attachment for a summary of this outreach product.
On April 21st, the team will launch an online Visioning survey on the Flagstaff
Community Forum. The survey can be found only at
https://www.opentownhall.com/11851 Note: Commission members should not

participate in this survey to prevent an electronic quorum but may share the link
within their social and professional networks.
Scoping Exercise Instructions for April 27, 2022
At the upcoming Joint Planning and Zoning Commissions meeting, the project
team will engage the Commission in a SWOT Analysis. SWOT stands for
Strengths, Weaknesses, Opportunities, and Threats and during this exercise, the
board members will be asked to enter their assessment, in an on-line tool, of the
current Flagstaff Regional Plan 2030 and to consider what opportunities or
threats could be foreseen in the update process.
To participate in this activity, members of the Commissions will need to fill out
the digital whiteboard at https://join.groupmap.com/876-92A-7BA by April 25,
2022 at 5pm. Staff will consolidate your input to prevent duplication and take
you through a facilitated process of rating the ideas exchanged among members.
We also ask that you have a laptop, tablet, or phone with internet access during
the meeting. This activity will only be available during the meeting and members
of the Commission can prepare by reviewing the attached slides and the
Flagstaff Regional Plan 2030, which can be found online at
www.flagstaff.az.gov/regionalplan.
Upcoming Outreach Efforts – Summer 2022
The project team is reaching out to community organizations to attend their
meetings and provide education on the Regional Plan and solicit their
participation in the process.
Staff will be present at community events throughout the summer, including
Earth Day, Juneteenth, Tardeada, the Coconino County Fair, etc. At each event

C:\Users\sdechter\Downloads\JointPlanningandZoningmemo.docx

5

there will be an information booth and the ability to interact with art boxes and
the visioning survey.
Early September 2022 is the expected launch of our first formal public meetings
and open houses. The format and participation techniques to be used have yet
to be determined and the team would be happy to accept ideas and feedback
from the Commissions. The objective of this first round of workshops would be
to define the most important questions the Regional Plan needs to answer and to
prioritize community values and assets from the survey results.
FY 2023 Budget Requests
The City and County have pending budget requests for the next fiscal year that
combined with the carryforward funding from this year is approximately
$350,000. This funding will allow for several contracts to be created for
assistance in running a collaborative/deliberative process as described in the
Public Participation Outline, technical and public engagement assistance for
scenario planning to help address uncertainties, and a writer editor to assist in
creating a draft plan based on these inputs.

Collaborative Process
Facilitation and
Resources
Scenario Planning
Contractor
Writer-Editor for the
Regional Plan Update
Software for Scenario
Planning and hybrid
Public Engagement
Additional Printing
Costs
Additional Advertising
Additional Postage and
Freight
Total

FY 22 City
Carry over

FY 23 City
Request
100,000

FY 23 County
Request
TBD

75,000

80,000

47,000

20,000
8,000
3,500

1,800

5,000
8,900

TBD

92,400

209,800

47,000

If you would like to provide other comments to the Regional Plan Update team,
you may email Sara Dechter at sdechter@flagstaffaz.gov and Melissa Shaw at
mshaw@coconino.az.gov.
Attachment
•

Public Participation Outline

C:\Users\sdechter\Downloads\JointPlanningandZoningmemo.docx

6

•

Flagstaff Cr(e)ates Testing Summary
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Regional Plan 2045 Comprehensive Update
Public Participation Plan Outline
Introduction, Purpose and Requirements
What is the Regional Plan?
The Flagstaff Regional Plan is a policy guide, serving as the general plan for the City of Flagstaff and an
amendment to the Coconino County Comprehensive Plan. As mandated by state law, the plan covers a
range of topics with information on current conditions and our vision for the future as it relates to the
topic at hand. In addition, the plan outlines carefully developed goals and policies to realize the future
vision.
Project Purpose
The purpose of this project is to:
• Meet the Arizona State requirements that the City’s General Plan be updated and sent back to
City voters, every 10 years with all appropriate content outlined in ASRS 9-461.
• Create a shared land use and transportation vision for the City and surrounding areas of the
County within the Metroplan boundary.
• Ensure sustainable and adequate public facilities for all residents.
• Ensure all relevant natural, economic, and social resources and issues are included in the plan
with appropriate goals and policies.
Importance of Public Participation
Public participation is central to the creation of the City’s general plan. The document that is created or
updated as part of the process should embody the desires, vision and trade-offs that the community will
face for the next 20 or more years. The State statute require municipalities to provide for “effective,
early and continuous public participation in the development … of general plans from all geographic,
ethnic and economic areas of the municipality.” The Regional Plan is a touchstone for all other policy
work and land use decision within the City and for the surrounding communities in the County. Both
organizations have taken a people-centered approach to this public engagement and have seen it as an
important step in establishing a transparent and two-way dialogue with the community.
Level of Public Participation and Objectives
Since November 2012, the City of Flagstaff has had a Public Participation policy that uses the
International Association for Public Participations, Spectrum of Public Participation chart as a
communication tool that ensures the expectations of the public and the organization are aligned. The
General Plan for the city, is by requirement an “Empower” level of participation because the final
product is ultimately sent to the City voters for approval on a ballot. However, that is only the final step,
and the public does not get to vote on individual portions of the plan but on the document as a whole.
Therefore, most of the intermediate steps and the adoption of the plan by the County are at the
“Collaborate” level of the spectrum. This plan outlines strategies that could be used to implement this
level of public participation for the nearly 100,000 residents of Flagstaff and the surrounding areas of
Coconino County in a manner that is transparent, accessible, and equitable to all participants.
1
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Throughout the public participation process, the team will adhere to the Core Values for the Practice of
Public Participation:
1. Public participation is based on the belief that those who are affected by a decision have a right
to be involved in the decision-making process.
2. Public participation includes the promise that the public's contribution will influence the
decision.
3. Public participation promotes sustainable decisions by recognizing and communicating the
needs and interests of all participants, including decision makers.
4. Public participation seeks out and facilitates the involvement of those potentially affected by or
interested in a decision.
5. Public participation seeks input from participants in designing how they participate.
6. Public participation provides participants with the information they need to participate in a
meaningful way.
7. Public participation communicates to participants how their input affected the decision.
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Intergovernmental Coordination and Partnerships
While the City could complete a General Plan update independently, the practice over that last 25 years
in Flagstaff has been to create a shared vision for the County, City and Metroplan for land use and
transportation objectives based on a shared scenario planning and analysis process. This is done not
only for organization alignment but to increase the communities competitiveness for State and Federal
funding and to ensure a solid understanding of trade-offs in transportation and land use decision making
and funding. Partners also benefit from shared terminology, policies and definitions in joint decisionmaking.
The City and County both use the Flagstaff Regional Plan to make coordinated land use decisions, such
as annexations, rezoning cases, new subdivisions and use permits, as the County’s Comprehensive Plan
does not have a future land use map. Planning efforts with the City of Flagstaff, Coconino County and
community partners that directly use the data, assumptions and policies of the Regional Plan include:
•
•
•
•
•
•
•

City Specific Plans: Southside, La Plaza Vieja, John Wesley Powell Area, High Occupancy Housing,
etc.
County Area Plans: Bellemont, Doney Park-Timberline-Fernwood, Fort Valley, Mountainaire, and
Kachina Village
Metroplan Regional Transportation Plan
Mountain Line 5-year Strategic Plan
City of Flagstaff Water Services 100-year Water supply study, submitted to ADEQ every 5 years
City of Flagstaff Climate Change Action and Adaptation Plan and Carbon Neutrality Plan
City of Flagstaff Active Transportation Master Plan

Also, it is common for community non-profits and business to reference the Regional Plan in their long
ranging planning efforts, such as the Flagstaff Trails Initiative.
Regional Plan Update Guiding Principles
The following are Guiding Principles for the process of updating the Regional Plan, based on lessons
learned from interviews with participants in previous efforts. These principles have been refined in
specific planning efforts over the last 7 years and may be added to or revised for new feedback from the
public and elected officials.
•

•

•

Right People, Right Agenda, Right Timing – Conversations and decisions about the Regional Plan
need to have all three of these elements to be a good use of staff and participant’s time. Committing
to all three elements requires giving time to ensure everyone who is essential to the conversation
can be present and that everyone is clear on roles and meeting objectives before making a decision.
Experts and Public Work Together – The plan must be developed together with knowledge and
perspectives from inside the City and County government, the point of view of researchers and
outside experts, and the diverse community members woven together into a shared vision that is
founded in both hope and reality.
Need for Outside Facilitation – City and County staff are not always the right facilitators of every
conversation or part of the process and the need for neutral outside facilitation should be
considered carefully at each step.
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Equity and Inclusion – The participants of the process should reflect the diversity of our community
and the table should be set for every age, gender, race, and neighborhood to have conversations
about our community’s future.
Clear expectations for Endorsement – Elected officials, appointed officials, City and County
management, and the public all have a role in endorsing the next Regional Plan and ensuring that it
describes a future and a path forward that creates shared purpose. It is important that the manner
and order of this endorsement is clear to all participants so they can understand the role they can
play and the timing of that role.

Public Participation Proposed Phases and Strategies

The process outlined in the graphic above are dependent on the available resources and direction from
the City Council and Board of Supervisors in work sessions in the Spring 2020. All the strategies listed
below need detailed legal review and possibly review by Human Resources before the City or County
can commit to it. Staff also has contingency plans if resources are limited or there are unforeseen
delays in the process.

Phase 1: Get Curious, Create Excitement, and Gain Understanding
Phase 1 will invite the public to engage the process with curiosity, imagination and hope. The goal is to
inform the public about the process, its meaning and to solicit feedback on the qualities values and
4
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challenges that should be addressed in the plan update. In addition to surveys, educational webinars,
and traditional means of public engagement. Phase 1 would also incorporate art and youth as a basis
for creating excitement and forward thinking touchpoints for the more interactive public engagement.
In the background, the City, County, Metroplan and other partners will be organizing and analyzing
hundreds of data points that are required for the plan and creating summaries for the City and County’s
Boards and Commissions to evaluate and provide feedback. This will be the basis for understanding the
story of the Flagstaff Region’s growth and what it means for our community’s future.
Proposed strategies:
•
•
•
•
•
•
•
•
•

Fun outdoor kick-off event and Public event booths
Strength Weakness Opportunity and Threat assessment with Boards and Commissions on
required and emerging topics of concern
Focus groups or stakeholder interviews with key stakeholders, community organizations
Educational webinars and talks
Online Surveys
Opportunities to incorporate artists into visioning, such as an art contest or juried event or
graphic notetaking
Youth-specific activities
Targeted outreach for hard to reach communities to be developed with appropriate partners
Develop a media plan to launch/kick off the process, promote events and engagement

Phase 2: Vision and Goals
Establish Planning Questions
Phase 2 will open with a review of the learning and sharing from Phase 1 designed to generate planning
questions and prioritizing them during a series of workshops, accompanied by an online survey. The
objective of these engagements will be to identify critical success factors that the project will need to
address and to get conceptual feedback on anticipated trade-offs and decision points.
Collaborative Process
Concurrent with Charettes and other workshops, the City and County would convene a collaborative
group process, using one or several of the following techniques:
•

•

•

Informal Working Groups – The Planning and Zoning and other Boards and Commissions Could
convene informal working groups to discuss specific aspects of the Regional Plan revision and
update that would consider the planning questions and provide advise to staff on what to
include in the draft plan.
Study Circles – Study circles are a small group deliberative process that are formed of volunteers
who have a common interest on a very specific issue, and are facilitated by a non-expert that
keeps the discussion on track. Staff could participate as a member of the circle but some circles
may form without staff representation. Participation in each study circle could be up to 15
people before a second study group would be formed. Study groups could be hosted by
nonprofits and community organizations with a materials box and support from City staff.
Citizen Assembly - A Citizen Assembly is a group of a residents that meet in a legislative fashion
to create recommendations on an issue or topic, and a Citizen’s Panel would be a similarly
5
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formed body that is more focused on evaluating material and participating in writing with staff.
A citizen assembly is formed by participants that are randomly selected based on characteristics
such as geography, income, gender, age, race, etc. to ensure the make up of the group is
representative of the population within the planning area. Often Citizen assembly participants
are paid and provided child care vouchers as an equity measure and to ensure
representativeness of the group.
Citizen Panel – A Citizen Panel is a group similar to a focus group, except that the volunteers
meet over several months on a series of topics. The Panel does not have to arrive at consensus
but can deliberate and debate the topics they are asked to consider. If more than one
recommendation is made, the panel members can offer majority and minority opinions to the
project team.

The selection of technique would be dependent on feedback from the Board of Supervisor’s and City
Council in a future work session and the availability of resources appropriate to each technique. The
objectives of this step would be to ensure diversity in participants and to gather input on a values,
attitudes, beliefs and to share knowledge and insights.
The defined activities of a Working Group, Study Circle, Assembly or Panel in Phase 2 would be:
1.
2.
3.
4.
5.

To draft the Community Vision and solicit feedback,
To assess the strength and weakness of the existing plan,
To answer the planning questions identified in early outreach
To make recommendations to staff on how to address emerging issues in the plan, and
To assist in writing the first draft of the plan including

Charettes and Workshops, Roadshows and Tours
The City and County would also convene design charettes and workshops for the general public that
would encourage the consideration of future scenarios and how they could impact the City’s balance of
resources, especially land, water, transportation, natural resources and climate change impacts.
Roadshows would be designed to take the workshops into County neighborhoods. At this stage it could
be beneficial to organize bus tours of the planning area.
Metroplan and Mountain Line may be engaged in parallel planning processes during this Phase to create
their 5-year plans that are used for project planning. This is a ripe opportunity to combine resources in
discussing the transportation future of the community. There is the potential for shared public
workshops or events that will be discussed as the projects move forward.

Phase 3: Create and Review the Plan
For Phase 3, the Board of Supervisors and City Council may chose to convene and appoint a volunteer
advisory committee. The committee's task would be to review the drafts of the Regional Plan being
created and to provide recommendations to staff on resolving any conflicts that arise from the public
review.
Workshops would also be held and opportunities to review the plan in study groups or at public events
would also be incorporated into Phase 3. As the draft chapters are endorsed by the Advisory Committee,
they will also be presented to relevant boards and commissions at the City and the County.
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After the full plan has been reviewed and endorsed by the advisory committee, the plan will be released
for a 60-90 day public review. Open Houses and webinars will support this effort and public surveys and
comment portals will be made available.
After the public review period, the advisory committee could reconvene to review comments and
provide direction to staff. Staff would make appropriate revisions and provide it to the advisory
committee for endorsement.

Phase 4: Steps to Adopt the Plan
1. The public hearing draft of the Plan would be released at least 30 days prior to a Planning and
Zoning working retreat that would be held jointly between the City and County’s Planning and
Zoning Commissions. This retreat would be open to the public and would be held at least 30
days before the first public hearing for either of the Commissions to allow adequate time for
revisions.
2. The City Council and Board of Supervisors may also elect to have a retreat with the plan with or
without the Planning and Zoning Commissions prior to the commencement of the Planning and
Zoning Commissions public hearing processes.
3. The Planning and Zoning Commissions will make recommendations to the elected officials after
holding a public hearing and receiving public comment.
4. City Council will hold a public hearing on the Regional Plan and may approve the ballot initiative
by special election or in conjunction with an appropriate election that is already scheduled. City
voters will then be given the opportunity to ratify the Regional Plan as scheduled by the Council.
5. The Board of Supervisors will hold a public hearing and may vote to approve the Regional Plan
as an amendment to the County Comprehensive Plan by resolution. Staff recommends the
Board of Supervisor’s considers voting after the Ballot Initiative for the City is canvassed.

Communication Strategies
Project Branding
Part of the advertising budget for this process will be used to develop and test project branding that will
unify the message of the project and allow for easy identification of events and work products.
Media
The City’s Associate Planner will be the primary point of contact for media calls and will route and
coordinate the media requests through the appropriate Public Affairs department at the City or County.
Media releases will be drafted by the project team and reviewed and released by the appropriate Public
Affairs department at the City or County.
Interview requests will be coordinated with the Directors of the City and County Public Affairs programs.
Online Outreach and Accessibility
The existing Facebook page for the Flagstaff Regional Plan 2030 will be rebranded and expanded onto
Instagram as part of the project launch. There will be a coordinated effort on which City and County
social media accounts should share and promote the project.
The City of Flagstaff will host the project website and web maps and will include the County staff in the
design and messaging.
In-Person
7
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For the duration of the COVID-19 pandemic, in-person events will follow social distancing and public
health guidelines of Coconino County.
Mail and Notices
City and County area-wide publications, water bills and other notices, and direct mailings may all be use
to notify citizens and residents about the project. Notice requirements will follow the Arizona State
Revised Statues for a General Plan Update and Comprehensive Plan Amendment (See Public
Participation Requirements in Appendix E).
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Appendix A: Vision 2020 and the Flagstaff Regional Plan 2030 Lessons
Flagstaff Vision 2020 Process and Outcome
The City of Flagstaff undertook its first visioning process in the mid-1990s. Like the process that the City
will embark on in 2021, this process involved research, sharing information and a large effort in
community outreach and participatory planning. The process was broken into three Phases 1) Setting a
Context, 2) Creating a Vision and 3) Charting a Course. You can review a full archive of the Vision 2020
process at the NAU Cline Library Digital Exhibit and oral history site:
https://library.nau.edu/speccoll/exhibits/scaexhibits/flagstaff2020/
The effort resulted in the adoption of the Flagstaff Regional Land Use and Transportation Plan in 2001.
Flagstaff Regional Plan 2030 Process
The process of revisioning and re-adopting the Regional Plan occurred between 2009 and 2014. Instead
of reimagining the 2020 Vision, the process began with the formation of the Citizen Advisory Committee
or CAC, which was made up of both City and County residents. The CAC met from the beginning to the
end of the process of developing the plan and was supported by scenario planning analysis that
provided rich and meaningful data behind the plan. The data developed in this process has been used by
the City in strategic planning for utilities, transportation, neighborhood planning and other related
issues over the last 7 years. You can find a full description of the process for developing the plan is
available for review on the City’s website in the Regional Plan archives. The process resulted in the
Flagstaff Regional Plan 2030 being ratified by voters in 2014.

In 2014, Sara Dechter, the Comprehensive and Neighborhood Planning Manager, was hired at the end of
this process and she conducted a series of after action interviews with former CAC members to gain
their perspectives on the process and what could be done to make it better next time. These interviews
resulted in lessons learned that the program has been applying and testing in neighborhood plans for La
Plaza Vieja and the Southside Community Specific Plans as well as the High Occupancy Housing Plan.
The result has been innovative and inclusive projects and plans that created trust and community
empowerment. The practice of these lessons is now ready to be applied to the update of the Regional
Plan and to provide Regional Plan Update Guiding Principles (found on page 3) for public participation,
partnerships and project management.
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Appendix B: Stakeholder Assessment
Flagstaff population estimate 2020: 75,2191
Age Characteristics
Median Age 25.8 years old
Flagstaff youth population (under 18): 12,085
NAU Fall 2020 enrollment: 21,495
Flagstaff Population age 65 years old and over: 6,527
Other Characteristics
Flagstaff Households that Speak a language other than English at home: 9,941 (6,390 Spanish and the
remainder are other)
Population estimate 2020 within the Metroplan boundary but outside the City: To be determined with
the 2020 Census redistricting data release in September 2021.
Race and Ethnicity Characteristics

Flagstaff Population by Race
5,098
308

3,364

2,628
3,846
1,242

58,558

White
Black or African American
American Indian and Alaska Native

Asian
Native Hawaiian and Other Pacific Islander
Some other race
Two or more races

1

Office of Economic Opportunity estimate
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Flagstaff Population by Ethnicity
16,247

58,797

Hispanic or Latino (of any race)

Not Hispanic or Latino

Barriers and Challenges to Participation
Flagstaff and the surrounding areas of Coconino County have a few known barriers to participation in
area wide efforts that will need to be incorporated into the 2020 Regional Plan update. This section
outlines a few of those issues and may be updated as work on the project continues:
1. Youth and College age participation – Flagstaff’s median age is 25.8 yet the majority of
participants in public processes are over the age of 25. Online engagement has been shown as
more successful in engaging this population.
2. Language – 13.2% of Flagstaff’s population speaks a language other than English at home. These
residents that are hard to reach and require additional project resources to ensure their
inclusion.
3. Lack of broadband and internet access – outlying areas of Flagstaff lack reliable internet access
which can limit the effectiveness of social media outreach and will require specific techniques
for communication and engagement.

Appendix C: Anticipated Costs and Funding
Staff estimates that a minimum of $124,000 will be needed to meet the minimum requirements for
notice, mailings, outreach, and analysis of a joint City-County Regional Plan. This amount of funding
would not allow for the Public Participation Outline to be fully implemented and would require a scaled
back approach to analysis and public engagement, especially in Phase 2. Full funding of the project as
presented in this outline requires approximately $400,000 to $500,000 in funding over several years,
part of which may be supported by grants, as staff is able to apply for them. This estimate also includes
the cost of a special election. Funding sources to be determined and may be provided over several
budget years.
The FY22 City Manager’s Budget includes funding for noticing of City residents and consulting services to
support data management, analysis and presentation that supports scenario planning. The City’s
Beautification and Public Arts Commission has augmented this funding to bring artists and youth into
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Phase 1 of the process in order to promote creative thinking and visual outputs that can support the
vision of the Plan. See the January 11, 2021 BPAC Meeting Minutes and Video for details.
Coconino County is providing dedicated staff time and resources to assist with facilitating the process,
data collection, analysis and public outreach efforts of the Regional Plan update. County staff
anticipates that funding specifically targeted for public noticing and mailings necessary for this project
will be requested in future budget cycles. At this time funding that the County may be able to commit
to this project for portions of the Regional Plan update beyond notices and mailings is uncertain. County
staff will continually apprise the Board of Supervisors as decisions are made by the City during the
project development.

Appendix D: Endorsements and Evaluation Outcomes and Adjustments
This section will provide a summary of how the project will be evaluating the success of public
participation efforts. Evaluation Questions (based on P2 objectives) will be created by September 2021
based on feedback from City Council, the Board of Supervisors and City and County Board and
Commissions. And details of what products will be endorsed by which groups and when will be drafted
and reviewed by City Council and the board of Supervisors by the end of 2021.
Project Endorsement
•
•
•
•
•

•
•
•

City Council
Board of Supervisors
City Planning and Zoning
County Planning and Zoning
Other Boards and Commissions

City Management
County Management
Appointed or selected review assembly,
panel or committee.

Appendix E: Statutory Public Participation Requirements
Municipal Requirements
Excerpts relevant to public participation from Arizona Revised Statutes 9-461.06. Adoption and amendment
of general plan; expiration and readoption
A. In municipalities that have territory in a high noise or accident potential zone as defined in section 288461, the legislature finds that in general plans and amendments to general plans land use compatibility
with the continued operation of a military airport or ancillary military facility as defined in section 288461 is a matter of statewide concern.
B. The general plan and any amendment to such plan shall be adopted or readopted in the manner
provided in this article.
C. The governing body shall:
1. Adopt written procedures to provide effective, early and continuous public participation in the
development and major amendment of general plans from all geographic, ethnic and economic areas of
the municipality. The procedures shall provide for:
(a) The broad dissemination of proposals and alternatives.
12
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(b) The opportunity for written comments.
(c) Public hearings after effective notice.
(d) Open discussions, communications programs and information services.
(e) Consideration of public comments.
2. Consult with, advise and provide an opportunity for official comment by public officials and agencies,
the county, school districts, associations of governments, public land management agencies, the military
airport if the municipality has territory in the vicinity of a military airport or ancillary military facility as
defined in section 28-8461, other appropriate government jurisdictions, public utility companies, civic,
educational, professional and other organizations, property owners and citizens generally to secure
maximum coordination of plans and to indicate properly located sites for all public purposes on the
general plan.
D. At least sixty days before the general plan or an element or major amendment of a general plan is
noticed pursuant to subsection E of this section, the planning agency shall transmit the proposal to the
planning commission, if any, and the governing body and shall submit a copy for review and further
comment to:
1. The planning agency of the county in which the municipality is located.
2. Each county or municipality that is contiguous to the corporate limits of the municipality or its area of
extraterritorial jurisdiction.
3. The regional planning agency within which the municipality is located.
4. The Arizona commerce authority or any other state agency that is subsequently designated as the
general planning agency for this state.
5. The department of water resources for review and comment on the water resources element, if a
water resources element is required.
6. If the general plan or an element or amendment of the general plan is applicable to territory in the
vicinity of a military airport or ancillary military facility as defined in section 28-8461, the military airport.
7. If the general plan or an element or major amendment of the general plan is applicable to property in
the high noise or accident potential zone of a military airport or ancillary military facility as defined in
section 28-8461, the attorney general. For the purposes of this paragraph, "major amendment" means
a substantial alteration of the municipality's land use mixture or balance as established in the
municipality's existing general plan land use element.
8. Any person or entity that requests in writing to receive a review copy of the proposal.
E. … When the general plan or any major amendment is being adopted, planning commissions in
municipalities having populations over twenty-five thousand persons shall hold two or more public
hearings at different locations within the municipality to promote citizen participation. Notice of the
time and place of a hearing and availability of studies and summaries related to the hearing shall be
given at least fifteen and not more than thirty calendar days before the hearing by:
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1. Publication at least once in a newspaper of general circulation published or circulated in the
municipality, or if there is none, the notice shall be posted in at least ten public places in the
municipality.
2. Such other manner in addition to publication as the municipality may deem necessary or desirable.
F. Action by the planning commission on the general plan or any amendment to the plan shall be
transmitted to the governing body of the municipality.
G. Before adopting the general plan, or any amendment to it, the governing body shall hold at least one
public hearing. Notice of the time and place of the hearing shall be given in the time and manner
provided for the giving of notice of the hearing by the planning commission as specified in subsection E
of this section.
H. The adoption or readoption of the general plan or any amendment to such plan shall be by resolution
of the governing body of the municipality, after notice as provided for in subsection E of this section.
The adoption or readoption of or a major amendment to the general plan shall be approved by
affirmative vote of at least two-thirds of the members of the governing body of the municipality. …..
J. A copy of the adopted general plan of a municipality shall be sent to the planning agency of the county
within which the municipality is located, and such plan or any portion of the plan may be adopted as a
part of the county general plan.
K. A general plan, with any amendments, is effective for up to ten years from the date the plan was
initially adopted and ratified pursuant to subsection M of this section, or until the plan is readopted
pursuant to this subsection and ratified pursuant to subsection M of this section or a new plan is
adopted pursuant to this subsection and ratified pursuant to subsection M of this section, and becomes
effective. On or before the tenth anniversary of the plan's most recent adoption, the governing body of
the municipality shall either readopt the existing plan for an additional term of up to ten years or shall
adopt a new general plan as provided by this article....
M. The governing body of a city or town having a population of more than two thousand five hundred
persons but less than ten thousand persons and whose population growth rate exceeded an average of
two per cent per year for the ten year period before the most recent United States decennial census,
and any city or town having a population of ten thousand or more persons, shall submit each new
general plan adopted pursuant to subsection K of this section to the voters for ratification at the next
regularly scheduled municipal election or at a special election scheduled at least one hundred twenty
days after the governing body adopted the plan pursuant to section 16-204. The governing body shall
include a general description of the plan and its elements in the municipal election pamphlet and shall
provide public copies of the plan in at least two locations that are easily accessible to the public and may
include posting on the municipality's official internet website. If a majority of the qualified electors
voting on the proposition approves the new plan, it shall become effective as provided by law. If a
majority of the qualified electors voting on the proposition fails to approve the new plan, the current
plan remains in effect until a new plan is approved by the voters pursuant to this subsection. The
governing body shall either resubmit the proposed new plan, or revise the new plan as provided by this
section, for subsequent submission to the voters at the next regularly scheduled municipal election or at
a special election scheduled at least one hundred twenty days after the governing body readopted the
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new or revised new plan. All subsequent adoptions and submissions of the new plan or revised plans
must comply with the procedures prescribed by this section until the plan is ratified….
O. A person, after having participated in the public hearing pursuant to subsection H of this section, may
file a petition for special action in superior court to review the governing body's decision that does not
comply with the mandatory requirement prescribed in section 9-461.05, subsection C, paragraph 1,
subdivision (g) within thirty days after the governing body has rendered its decision. The court may
affirm, reverse or remand to the governing body, in whole or in part, the decision reviewed for further
action that is necessary to comply with the mandatory requirements prescribed in section 9-461.05,
subsection C, paragraph 1, subdivision (g)
Additional Requirements from Flagstaff City Code Title 11-10.20.010 Comprehensive Plan Updates
relevant to Public Participation
….B. The adoption of a new General Plan or readoption of the General Plan shall follow the common
procedures for General Plan amendments (Section 11-10.10.020) and the procedures for a major plan
amendment (Section 11-10.20.020), except that it need not be heard at a single public hearing held
during the calendar year in which the application was filed. ….
E. All Comprehensive Plan updates are subject to the public participation procedures established in
Section 10-20.30.060, Neighborhood Meeting
F. Ratification.
1. Each new or readopted General Plan shall be submitted to the voters for ratification at the
next regularly scheduled municipal election or at a special election scheduled at least one
hundred twenty (120) days after the governing body adopted the General Plan pursuant to
A.R.S. Section 16-204. The Council shall include a general description of the General Plan and its
elements in the municipal election pamphlet and shall provide copies of the proposed General
Plan to the public in at least two (2) locations that are easily accessible to the public, which may
include posting on the City’s official Internet website.
2. If a majority of the qualified electors voting on the proposition approves the new or
readopted General Plan, it shall become effective as provided by law.
3. If a majority of the qualified electors voting on the proposition fails to approve the new or
readopted General Plan, the current General Plan remains in effect until a new or readopted
General Plan is approved by the voters pursuant to this section. The Council may resubmit the
proposed new or readopted General Plan, or revise the new or readopted General Plan as
provided by this section for subsequent submission to the voters. (Ord. 2015-13, Amended,
06/02/2015)
County Requirements
Public participation and adoption requirements from Arizona Revised Statutes Section 11-805:
Comprehensive plan adoption; notice; hearing; amendment; expiration; readoption.
NOTE: For procedural purposes, the County process for adopting the Regional Plan update is assumed to
be a “major amendment” to the comprehensive plan.
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A. The board shall adopt a comprehensive plan and subsequently amend or extend the adopted plan as
provided by this article. On adoption or readoption, the plan, or any part of the plan, shall be the official
guide for the development of the area of jurisdiction. Any change, amendment, extension or addition of
the comprehensive plan may be made only pursuant to this chapter.
B. The board of supervisors shall:
1. Adopt written procedures to provide effective, early and continuous public participation in
the development and major amendment of the comprehensive plan from all geographic, ethnic
and economic areas of the county. The procedures shall provide for:
(a) The broad dissemination of proposals and alternatives.
(b) The opportunity for written comments.
(c) Public hearings after effective notice.
(d) Open discussions, communications programs and information services.
(e) Consideration of public comments.
2. Consult with, advise and provide an opportunity for official comment by public officials and
agencies, municipalities, school districts, associations of governments, public land management
agencies, the military airport if the county's area of jurisdiction includes territory in the vicinity
of a military airport or ancillary military facility as defined in section 28-8461, other appropriate
government jurisdictions, public utility companies, civic, educational, professional and other
organizations, property owners and citizens generally to secure the maximum coordination of
plans and to indicate properly located sites for all public purposes on the plan.
C. The commission shall confer with the state land department and the governing bodies and planning
commissions of cities and towns in the county for the purpose of guiding and accomplishing a
coordinated, adjusted and harmonious development of the county, of zoning districts, of urban growth
and of public improvements and utilities that do not begin and terminate within the boundaries of any
single city or town and that will, pursuant to the present and future needs of the county, best promote
with efficiency and economy the health, safety, morals, order, convenience or general welfare of the
public.
D. The commission shall coordinate the production of the comprehensive plan with the creation of the
conceptual state land use plans under title 37, chapter 2, article 5.1. The commission shall cooperate
with the state land department regarding integrating the conceptual state land use plans into the
comprehensive plan.
E. The commission may formulate and draft the comprehensive plan as a whole, or as separate parts of
the plan corresponding with functional divisions of the subject matter, and, subject to the limitations of
this chapter, may amend, extend or add to the comprehensive plan.
F. At least sixty days before the comprehensive plan or an element or major amendment of a
comprehensive plan is noticed pursuant to subsection G of this section, the commission shall transmit
the proposal to the board of supervisors and submit a copy for review and further comment to:
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1. Each municipality in the county.
2. Each other county that is contiguous to the county.
3. The regional planning agency in the county.
4. The Arizona commerce authority or any other state agency that is subsequently designated as
the general planning agency for this state.
5. The department of water resources for review and comment on the water resources element,
if a water resources element is required.
6. If the comprehensive plan or an element or amendment of the comprehensive plan is
applicable to territory in the vicinity of a military airport or ancillary military facility as defined in
section 28-8461, the military airport.
7. If the comprehensive plan or an element or major amendment of the comprehensive plan is
applicable to property in the high noise or accident potential zone of a military airport or
ancillary military facility as defined in section 28-8461, the attorney general. For the purposes of
this paragraph, "major amendment" means a substantial alteration of the county's land use
mixture or balance as established in the county's existing comprehensive plan land use element
for that area of the county.
8. Any person or entity that requests in writing to receive a review copy of the proposal.
G. After considering any recommendations from the review required under subsection F of this section,
the commission shall hold at least one public hearing. Notice of the time and place of a hearing and
availability of studies and summaries related to the hearing shall be given at least fifteen and not more
than thirty calendar days before the hearing by:
1. Publication at least once in a newspaper of general circulation in the county seat.
2. Publication at least once in a newspaper of general circulation in the area to be affected, or
adjacent to the area to be affected, if the area affected is other than the county seat.
3. Such other manner in addition to publication as the county may deem necessary or desirable.
H. After the commission recommends the comprehensive plan or any section of the plan, the plan shall
be submitted to the board of supervisors for its consideration and official action.
I. Before the adoption, amendment or extension of the plan, the board shall hold at least one public
hearing on the plan. After the board considers the commission's recommendation and any
recommendations from the review required under subsection F of this section, the board shall hold at
least one public hearing at which residents of the county shall be heard concerning the matters
contained in the plan. At least fifteen days' notice of the hearing shall be given by one publication in a
newspaper of general circulation in the county seat. The board shall consider protests and objections to
the plan and may change or alter any portion of the comprehensive plan. However, before any change
is made, that portion of the plan proposed to be changed shall be re-referred to the commission for its
recommendation, which may be accepted or rejected by the board.
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J. The board of supervisors may adopt the county comprehensive plan as a whole or by successive
actions adopt separate parts of the plan. The adoption or readoption of the comprehensive plan or any
amendment to the plan shall be by resolution of the board. The adoption or readoption of, or a major
amendment to, the county comprehensive plan shall be approved by the affirmative vote of at least
two-thirds of the members of the board. All major amendments proposed for adoption to the
comprehensive plan by the board shall be presented at a single public hearing during the calendar year
the proposal is made. The adoption or readoption of the comprehensive plan, and any major
amendment to the comprehensive plan, shall not be enacted as an emergency measure and is subject to
referendum as provided by article IV, part 1, section 1, subsection (8), Constitution of Arizona, and title
19, chapter 1, article 4. For the purposes of this section, "major amendment" means a substantial
alteration of the county's land use mixture or balance as established in the county's existing
comprehensive plan land use element for that area of the county. The county's comprehensive plan
shall define the criteria to determine if a proposed amendment to the comprehensive plan effects a
substantial alteration of the county's land use mixture or balance as established in the county's existing
comprehensive plan land use element for that area of the county.
K. N/A
L. If the motion to adopt or readopt the plan or an amendment to the plan fails to pass, the board may
reconsider the motion in any manner allowed by the board's rules of procedure, but any subsequent
motion for the adoption or readoption of the plan or a major amendment to the plan must be approved
by an affirmative vote of at least two-thirds of the members of the board. If the board fails to adopt or
readopt the plan, the current plan remains in effect until a new plan is adopted. The board shall either
reconsider the proposed plan or consider a revised plan within one year and shall continue to do so until
one is adopted. All subsequent considerations of a new or revised plan must comply with the
procedures prescribed by this article.
M. A county comprehensive plan, with any amendments, is effective for up to ten years from the date
the plan was initially adopted or until the plan is readopted or a new plan is adopted pursuant to this
subsection and becomes effective. On or before the tenth anniversary of the plan's most recent
adoption, the board shall either readopt the existing plan for an additional term of up to ten years or
shall adopt a new comprehensive plan as provided by this article.
N. A person, after having participated in the public hearing pursuant to subsection I of this section, may
file a petition for special action in superior court to review the board of supervisor's decision that does
not comply with the mandatory requirement prescribed in section 11-804, subsection B, paragraph 1,
subdivision (e) within thirty days after the board has rendered its decision. The court may affirm,
reverse or remand to the board of supervisors, in whole or in part, the decision reviewed for further
action that is necessary to comply with the mandatory requirements prescribed in section 11-804,
subsection B, paragraph 1, subdivision (e).
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Flagstaff Regional Plan Update – Get Curious!
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Testing summary
4/1/2022 – Mark Reavis, Neighborhood Planner/HPO
When something is conceived and turns out better than you could imagine is
what has taken place with the Art Boxes or “Create”. The Create markers art
boxes managed to hold the attention and joy of various public employees past
5:30 on a Friday. Themes that ranged for dark sky to transportation to housing
are covered in 6 of these colorful boxes and were tested. Boxes were tested and
recommendation for small revisions were made such as for the housing box.
The testing team agreed to provide some additional information on the land use
box with all other the thumbs up.
The intent of the Create Boxes is to bring out the inner child with an art product
that will give the planning team an insightful vision into a component of the
Regional Plan update. Each box starts out with a very visual children’s book with
inspiring imagery with the theme noted. Boxes are designed with included
instructions that anyone can direct the artistic effort. The box has the supplies
that range from construction paper to watercolors. The finished product can be
taken home, but procedures and permissions are included to record the artistic
results.
If the testing is any indication of how engaging these boxes are they will
produce both art products for the regional plan as well as work to engage
citizens to stay involved in the Regional Plan Update.

ART Boxes – Creates
red = housing - Book - Roberto the Architect; found objects to
create buildings, housing for all, housing working together –
Clay, building blocks, forms, placed together.
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orange = transportation – Book – MoMA Subway; 2 maps &
connections; and cars/skateboards, etc. how you get there, connecting lines of colored tape.
yellow = place – Book – Metropolis; collage of place what do
you identify with Flagstaff, Fold main sheet & construction
paper cut out and glue.
green = land use – multiple zoning maps, mosaic maps
examples; patterns related to use and their colors - template,
pens and construction paper, glue
blue = water – Book Water Keepers; water its uses and what it
means to flagstaff region – watercolor paint, paper and supplies
purple = dark sky – Book - Zoo in the Sky; history, flashlight
planetarium
Color = Box name – Book (other) as a primer; about, art
supplies.
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Coconino County Planning and Zoning Commission
Agenda
Meeting of April 27, 2022–5:30 PM
Community Development Department Conference Room
2500 N. Fort Valley Road, Flagstaff, Arizona
Online as posted 24 hours prior to the hearing at:
https://www.coconino.az.gov/2216/Zoning-Boards-and-Commissions

Pursuant to A.R.S. §38-431.02, notice is hereby given to the members of the Planning and Zoning
Commission and to the general public that, at this regular meeting, the Planning and Zoning
Commission may vote to go into executive session, which will not be open to the public, for legal advice
and discussion with the Commission’s attorneys on any item listed on the following agenda, pursuant to
A.R.S. §38-431.03(A) (3). Items may be taken out of the order listed below at the call of the Chair.
I.

PLEDGE OF ALLEGIANCE

II.

APPROVAL OF MINUTES
March 30, 2022

III.

PUBLIC HEARINGS
1. Case No. ZC-22-004: A request for a Zone Change from G (General, 10-acre minimum
parcel size) Zone to the RC (Resort Commercial) Zone with approval of a master
development plan for the development of a resort including 70 casita (cabin and
recreational vehicle space) lots, 161 resort residences (cabins), and associated resort uses
on a 61.98-acre parcel. The subject property is located on the east side of I-17, one-half
mile south of the Newman Park Exit and is identified as Assessor’s Parcel Number 40013-001.
Property Owner: Windmill Ranch Resort LLC, Tempe, Arizona
Applicant: Bruce Lutz, Green Valley, Arizona
County Supervisor District: 3 (Matt Ryan)

IV.

CALL TO PUBLIC FOR ITEMS NOT ON THE AGENDA
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Coconino County Planning and Zoning Commission
Meeting of March 30, 2022
Zoom-Web-Based Technology

Members Present

Members Absent

Tammy Ontiveros- Chair
Don Walters – Vice-Chair
Sat Best
John Ruggles
Tyanna Burton
Jim Clifford
Mary Williams

Dennis Baca

Staff Present
Jason Christelman, Director
Bob Short, Principal. Planner
Zach Schwartz, Sr. Planner
Melissa Shaw, Long Range Planner
Kelly Bingham, Planner
Jessica Simmons, Wildlife Planner
John Carr, Engineer
Aaron Lumpkin, County Attorney
Paul Garns, County Attorney
Marty Hernandez, Recording Secretary
Madam Chair Ontiveros called the meeting to order at 5:30PM. She noted procedures to
the audience.
I.
II.

PLEDGE OF ALLEGIANCE
APPROVAL OF MINUTES

MOTION: Commissioner Walters made the motion to approve the minutes from
February 23, 2022.
SECOND: Commissioner Ruggles seconded.
DISCUSSION: N/A
VOTE: The vote was unanimous., with Commissioner Williams abstaining.
III.

CONSENT AGENDA
1. Case No. CUP-19-043: A request to extend the approval of a Conditional
Use Permit for a Memorial Forest (cemetery) on a 159.59-acre parcel in the G
(General, 10-acre minimum parcel size) Zone. The subject property is located
approximately 2.5 miles east of US Highway 180 on N. Hart Prairie Road
(USFS Road 151) and is identified as Assessor’s Parcel Number 300-25001A.
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Owner: BPF Flagstaff Conservation Lands, San Francisco, California
Applicant: BPF Flagstaff Conservation Lands, San Francisco, California
Supervisor District: 1 (Patrice Horstman)
MOTION: Commissioner Walters made a motion approve the consent agenda for CUP19-043.
SECOND: Commissioner Ruggles seconded.
DISCUSSION: NA
VOTE: The motion passed unanimously.
IV. PUBLIC HEARING

1. Case No. CUP-22-003: A request for a Conditional Use Permit
(previously CUP-11-059) for an 8’ X 40’ metal storage container on a
9.54-acre parcel in the G (General, 10-acre minimum parcel size)
Zone. The subject property is located at 7782 N Clark Lane in Red
Lake and is identified as Assessor’s Parcel Number 202-03-012.
Property Owner/Applicant: Connie L Parker, Williams, Arizona
County Supervisor District: 3 (Matt Ryan)
STAFF: Ms. Bingham gave a PowerPoint presentation and summarized the staff report.
APPLICANT: Connie Parker, 7782 Park Lane, Williams, AZ, was not present.
PUBLIC: NA
COMMISSION: All Commissioners could make the findings.
MOTION: Commissioner Ruggles made a motion to approve CUP-22-003.
SECOND: Commissioner Walters seconded.
DISCUSSION: NA
VOTE: The motion passed unanimously.
2. Case No. AZ-22-011: A request for a Temporary Use Permit for a batch plant
associated with a highway construction project on a 2.37-acre parcel in the
CG-10,000 (Commercial General, 10,000 sq. ft. minimum parcel size) Zone.
The property is located at 17768 Fairway Drive in Munds Park and is
identified as Assessor’s Parcel Numbers 400-38-003L, 003M 003N.
Property Owner: MBC Properties No 5 LLC, Phoenix, Arizona
Applicant: William Charles Construction Company, Munds Park, Arizona
Representative; Jennifer Anderson of Anderson Environmental, Rockford,
Illinois
County Supervisor District: 3 (Matt Ryan)
STAFF: Mr. Schwartz gave a PowerPoint presentation and summarized the staff report.
APPLICANT: Jennifer Anderson, 201 North 6th St., Rockford, IL, had read the staff
report and agreed with the Conditions.
PUBLIC: NA
COMMISSION: All Commissioners could make the findings.
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MOTION: Commissioner Walters made a motion to approve AZ-22-011.
SECOND: Commissioner Burton seconded.
DISCUSSION: NA
VOTE: The motion passed unanimously.

3. Case No. ZC-22-001: A request for a Zone Change from CG-10,000
(Commercial General 10,000 sq. ft minimum parcel size) Zone to RM10/A (Residential Multiple Family, 10 units per acre maximum
density) on a one-acre parcel. The subject property is located at 1080
Pond Circle in Forest Lakes and is identified as Assessor’s Parcel
Number 403-50-089.
Property Owner/Applicant: Cliffton and Roberta Schweigert Revocable Trust
02-13-2020, Forest Lakes, Arizona
County Supervisor District: 4 (Judy Begay)
STAFF: Mr. Short gave a PowerPoint presentation and summarized the staff report.
APPLICANT: Clifton Schweigert, 1296 Sheep Springs Rd., Forest Lakes, AZ, had read
the staff report and agreed with staff’s recommendations.
PUBLIC: NA
COMMISSION: All Commissioners could make the findings for the down zoning.
MOTION: Commissioner Walters made to motion to recommend approval to the Board
of Supervisors.
SECOND: Commissioner Clifford seconded.
DISCUSSION: NA
VOTE: The motion passed unanimously.
4. Case No. AM-21-002: An amendment to the Coconino County Zoning
Ordinance by amending Section 1.5.B.1, Zoning Districts Table 1-1 to remove
the Floodplain Management Overlay Zone from the table; and adding Section
1.6.A.5 to Chapter 1, General Provision, Application of Provisions to refer to
a separate ordinance titled the Coconino County Floodplain Regulations; and
amending Chapter 2, Zoning Districts, Section 2.16.B, Floodplain
Management Overlay Zone to conform to state standards and suggestions of the Arizona
Department of Water Resources (ADWR) to remove the Floodplain Management Overlay Zone from
the Zoning Ordinance and to establish it as a separate ordinance under jurisdiction

of the Flood Control District titled the Coconino County Floodplain
Regulations; and amending Chapter 6, Section 6.3, Definitions, to remove
terms associated with Floodplain Management Definitions.
Applicant: Community Development Department
Representative: Melissa Shaw, Long Range Planner and John Carr,
Engineering Supervisor

STAFF: Ms. Shaw gave a PowerPoint presentation and summarized the staff report.
Vice Chair Walters wanted more explanation from John Carr. How would this affect an
application for a permit.
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John Carr said this is more for clarifying the language for the Floodplain and would not
affect applicants’ permitting process.
PUBLIC: NA
COMMISSION: All Commissioner could agree to remove the Floodplain from the
Zoning Ordinance.
MOTION: Commissioner Ruggles made a motion to recommend approval to the Board
of Supervisors for AM-21-002.
SECOND: Commissioner Walters seconded.
DISCUSSION: NA
VOTE: The motion passed unanimously.
5. Case No. AM-20-003: An amendment of the Coconino County Zoning
Ordinance, amending Chapter 3, Special Uses and Conditions, to include new
Section 3.19 that provides performance standards and application
requirements for developing utility scale renewable energy projects including
wind, solar, and biomass projects; and amending Chapter 5, Administration,
Section 5.7.B.4.B, to add additional waivers that the Planning Commission
may grant for utility scale renewable energy projects to include Performance
Standards Between zones, audible noise, underground placement of collection
lines, and shadow flicker; and amending Chapter 6, Definitions, to include
new terms associated with utility scale renewable energy projects.
Applicant: Community Development Department
Representative: Melissa Shaw, Long Range Planner
STAFF: Ms. Shaw gave a PowerPoint presentation and summarized the staff report.
Chair Ontiveros asked for clarification regarding several items:
Setbacks: If 1 mile was recognized as disfavorable, why was ½ mile the setback?
Ms. Shaw said that was a point of discuss with the advisory group. If there was a waiver
needed it gave the Commission some lateral movement if there were impacts.
Are desktop vegetation evaluations sufficient?
Ms. Shaw said this was the baseline information requested during the pre-application
stage. The formal application would go into the details of the studies and surveys.
Storm water management with solar panels:
Ms. Shaw said this would be reviewed by Engineering and there could be a better way to
capture and infiltrate storm water on site. Each project would be evaluated individually.
Chair Ontiveros reiterated it would be a case-by-case basis.
Commissioner Best said the advisory group had tried to move away from the typical
blading and gravel floor of solar farms. The group tried to make sure that the land did not
change even after being disturbed. Native plants and landforms need to be left
undisturbed as much as possible.
Chair Ontiveros asked how water runoff was captured and diverted. She wanted to make
sure this was addressed with each case.
Lease Agreements and Documents:
Chair Ontiveros asked about compliance confirmation, participation owner
documentation, and lease agreements. What documents would be turned into the county
to confirm that the project was legal with the property owner.
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Ms. Shaw stated in terms of compliance confirmation, lease agreements, and participating
property owner documentation, staff would obtain these written documents/confirmations
and would be turned in with the application.
Decommissioning:
Ms. Shaw stated the first estimate is the cost to decommission and would be used to
contract an expert to oversee the salvage and decommissioning operations. The facilities
have a high value for the scrap metal and turbines. The second security would be
submitted at the 5th anniversary of the operation, with costs of material and depreciation,
and every 5 years after that. It is a 2-step security analysis.
Chair Ontiveros stated the instrument shall be transferrable to an entity, and asked if say
an LLC filed bankruptcy, who would be responsible.
Ms. Shaw thought the other securities would protect the county.
Chair Ontiveros asked if this type of security could not be skirted if the project was sold.
Ms. Shaw thought it would protect the county in the event of a bankruptcy but needed
counsel to speak.
Aaron Lumpkin, County Attorney, stated bankruptcy was not discussed but the financial
security would hold in case of contingency. He would need to do additional research to
make sure that the bond would hold.
Vice Chair Walters spoke to Jay Christelman about the bond. Typically instruments of
guarantee would survive a bankruptcy and Mr. Christelman said he would address the
issues. The instruments need to survive any catastrophic event.
Jay Christelman wrote a condition of additional financial assurance with Chevelon that
required a 3rd party contract service to oversee the decommissioning.
Vice Chair Walters said unfortunately companies do go bankrupt and the cleanup could
be a hardship for the County.
Chair Ontiveros wanted to make sure the bond would survive any type of bankruptcy
filing.
Commissioner Best said the advisory group had spent a lot of time on this ordinance. A
bond of this type would sink a project as the salvage value of a project is worth more than
the project. This also highlights the importance of maintaining and checking up on these
projects. We want to make sure the County has a mechanism for checking up on these.
Chair Ontiveros wanted to make sure the documents between the developing company
and the property owners are in order. The property owner will make sure their lands are
well cared for.
Ms. Shaw read a statement from the section (rephrase) - that the bond or security must be
approved by the county attorney’s office to ensure removal of all equipment and to
restore the land.
Chair Ontiveros understood it was an umbrella statement and wanted to be sure any
financial instrument would survive any type of bankruptcy.
Reporting and Compliance:
Chair Ontiveros talked about the reporting schedule as yearly but then stated the Director
would determine the methodology. Why would the Director determine that?
Ms. Shaw said that the Director would oversee anything that needed to be updated or was
not anticipated at the time of Commission review.
Chair Ontiveros stated but people and things change, and these permits would be 30 years
down the road. It would be better if a group of people determined things, instead of
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individuals. She would feel better if the Commission looked at it.
Chair Ontiveros pointed out a change in the wording (3Ai) “changes to wind turbine
operations shall “be” limited (added word). What if the impact could not be mitigated?
Ms. Shaw said this was based on primarily impacts to birds and bats. What might be
needed to curtail impacts and what authority would we have to stop operations. This was
not written into the Ordinance.
Chair Ontiveros wants to protect our resources, but the developer is afraid of not getting
investors. What can we do to mitigate an impact?
Jessica Simmons talked about the desk top studies that have to be done ahead of time,
which can alert developers to foreseeable problems and be highly informative. Altamont
wind farm in California killed lots of golden eagles, but newer technologies and other
adjustments have greatly improved that situation. If a species became endangered, then
the Federal Government steps in under the authority of the Endangered Species Act. New
monitoring, avoidance, and deterrent technology is coming out all the time, for example
artificial intelligence systems that scan for birds and shut down turbines, and ultrasonic
sound producers to scare the bats away.
Chair Ontiveros reiterated that that another agency would step up in a catastrophic
situation where wildlife was impacted.
Definitions:
Chair Ontiveros asked about the definition for cumulative impacts and thought the
Commission could not consider ones that had not been built yet.
Aaron Lumpkin said if this passed the BOS then the Commission could take future
energy farms into consideration.

PUBLIC: Thad Johnson, 7709 W Painted Rock Trail, Williams, AZ, had been working
with the Sustainability Building Program building solar homes. He wanted to discuss the
setbacks, as he lived two miles away from Perrin Ranch. It would be a heavy visual
impact with the height of blades at 880 feet at ½ mile away. He would prefer a 1-mile
setback as it would be a disservice to the community and property owners.
Mike McCauley, 3445 N Schaffer Lane, Flagstaff, AZ, discussed storm water
management. When water hits dirt it becomes surface water and falls under different
regulations. Any impoundment constructed to control the water then ADWR needs to be
involved. When monitoring what knowledge would be required? It should be changed to
the property owner or someone with the appropriate knowledge that knows that fauna and
landscape was like and should be restored to the historic health.
COMMISSION: Commissioner Best has been part of the committee and thought they
have done a good job putting the ordinance together, considering all that had to be
thought of. A ½ mile setback would be closer than he would want a windfarm at his
house. Does the Commission want to get more specific about monitoring? Does the
Commission want to specify hours to shut down a windfarm because of bird and bat
issues? Overall, it is a great document and hopes it is a template for other communities,
as this is a national issue not just local.
Chair Ontiveros talked about the ½ mile setback. She thought the setback should be a
mile then include a waiver for ½ mile.
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Commissioner Best said usually a waiver is tough for industry but there is a lot of real
estate, a whole section. He would be more comfortable with a mile. The public could also
voice their opinion on each case.
Commissioner Best stated the Director would determine who monitors. We might need
continuing work as we need to establish parameters of monitoring-wildlife, landscape,
water, pre-application cultural issues, etc., Do we add those to this document? Cultural
issues have been missed in the past.
Commissioner Burton wanted to see a mile setback instead of ½ mile setback.
Monitoring needs to be addressed. It seems to a good start and can support what has been
done so far.
Commissioner Williams thanked everyone for the hard work on this document. She
concurred with other Commissioners on setbacks and monitoring.
Commissioner Ruggles thought Thad Johnson’s comments were on point. Setbacks
should be a mile and then a waiver may be obtained for anything closer. Even though he
objected to using the term “expert,” he changed his mind. Monitoring should be done by
a qualified expert. This is a difficult point in determining who it should be. That is why
we went with specifying the Director of Community Development would determine who
the experts would be. The advisory group has produced something better than what
anyone else has right now, specifically for the desert Southwest. He would not propose
any changes other that the setbacks.
Chair Ontiveros asked if adding the wording for monitoring “working with a qualified
expert” would be appropriate.
Commissioner Ruggles thought that would help clarify, as there is a tremendous amount
of help in the area (universities, county extension services, etc.).
Chair Ontiveros asked if Commissioner Ruggles had read up on federal law regarding
tribal consultation.
Commission Ruggles stated tribal entities and elders in the tribe would and should be
considered experts.
Commissioner Clifford agreed with the 1-mile setback and a waiver as needed.
Monitoring should be done by locals that know the area while working with the Director
and landowners.
Vice Chair Walters agreed with the 1 mile for windfarms but ½ mile should be sufficient
for solar. He has always been comfortable with the Director making decisions about
qualified persons for monitoring. He thought it was being rushed forward to the BOS
since there were still issues to discuss and agree upon.
Chair Ontiveros noted the setback was 1 mile for windfarm not a solar farm.
Commissioner Walters had wrestled with trying to foresee a catastrophe with wildlife,
fire, etc. He did not want to overcomplicate. He hesitated to override the experts.
Chair Ontiveros wanted to see the ½ mile setback changed to 1 mile setback for
windfarms. Change the monitoring wording to “The methodology of monitoring and
compliance reporting shall be done by qualified experts as determined by the Director.”
Commissioner Best agreed with the 1-mile setback. He wanted to see the language in the
Chevelon Butte case for monitoring. Shutting down the turbines for bats and birds more
often than the owners wanted was ok with him. Pre-app cultural issues are important. He
thought that should be done separately other than in this document. At least the
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Commission has identified the problems. He wanted another month to look at the
Ordinance.
Commissioner Burton agreed with the modifications so far. She agreed with taking more
time to look at the document.
Commissioner Williams agreed with all the modifications. She also thought more time
was needed for review.
Commissioner Ruggles said the committee could always find something to tweak or
change. He thought a continuance would be the right way to go.
Commissioner Clifford agreed with the changes and thought the Commission should
have a continuance.
Vice Chair Walters agreed with the others. He thought this document impacts us in great
details. He wanted a continuance as well.
Chair Ontiveros said her questions had been answered and could forward with a
recommendation to the Board of Supervisors, but she wanted to respect the other
Commissioners wanting a continuance.
Commissioner Best wanted to give Ms. Shaw another chance to speak.
Ms. Shaw appreciated hearing the discussion and felt like the changes could be made
tonight. The BOS has had several briefings on this and should be ready for it. She felt
like the Commission had figured out the changes in their discussions.
Jay Christelman stated Ms. Shaw summed it up very well. Staff could address the
changes in the staff report that will be sent to the BOS.
Chair Ontiveros wanted to go through the list again and see if they could move this
forward.
Chair Best asked about timing for the BOS, could it be ready for the May 10th BOS
hearing?
Ms. Shaw stated if continued, this would not move forward until June.
Commissioner Best’s concern at this point was the monitoring but he could pass his
concerns to his supervisor.
Commissioner Burton and Williams agreed to move forward to the BOS.
Commissioner Ruggles said he thought the changes would be made and be able to go to
the BOS.
Commissioner Clifford agreed with moving forward as he thought the changes could be
approved so this could move forward.
Vice Chair Walters would like to see the edited version before going to the BOS but
trusts the director and Ms. Shaw to work on corrections in the document.
Chair Ontiveros was comfortable going forward. She recapped the changes: the setbacks
would be changed to one mile instead of a ½ mile. The wording on monitoring would be
updated to reflect changes.
As a recap, Ms. Shaw’s notes on public and Commission discussion are include below:
After hearing public comment and discussing the points and subsequent changes noted
below, the commission found that the amendment met the three findings of fact and
recommended that the Board of Supervisors adopt the proposed amendment.
There were two public comments during the call to the public:
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1. The first addressed the ½ mile setback standard proposed for wind turbines. The
comment suggested that a one-mile setback would better protect nonparticipating property owners from the visual and other impacts from wind
turbines. The commission discussed the background for establishing the ½ mile
distance, based in part on State Land sections being one mile square and that
requiring a one-mile setback could present difficulties siting on state land. After
discussion about setbacks being a waiverable standard the commission agreed
that the 1-mile setback is in the interest of the public and recommended that
standard be changed to 1-mile setback, see #6 below.
2. The second commenter asked how stormwater capture systems will be designed,
and how compliance and monitoring would be achieved unless there was input
from experts. The commission agreed that input from experts would be beneficial
and recommended text changes outlined in #2 below.
Commission discussion and recommended text changes:
1. Financial Securities (Section 3.19.F.2.C.xii.d). The commission questioned if the
ordinance is written to ensure adequate financial securities in the event of a
bankruptcy scenario. No specific text changes were made but the commission
requested legal review of that section with direction to amend the text based on
“annotations by staff.”
2. Compliance, monitoring, and mitigation requirements for Utility Scale Renewable
Energy Systems (Section 3.19.F.3.A). The commission added the following text in
quotations, to ensure that the methodology of monitoring and compliance
reporting “shall be performed by qualified experts working with the Director.”
3. To Section 3.19.F.3.A a text edit adding the word “be” between shall and limited.
4. To Section 3.19.D.1.C, a text edit adding the word “project” in front of cultural.
5. To Section 3.19.E.1, a text edit adding the word “designated” in front of the word
trails.
6. After considering the potential visual impacts to non-participating residential
properties, wind turbine setbacks (Section 3.19.E.7.A.i) was modified from ½ mile
to 1 mile, noting that this standard may be waived by the commission under
circumstances where the developer can show a need for the waiver.
7. The commission questioned if the section allowing for modification of facility
operations (Section 3.19.F.3.A.i) sufficiently addressed catastrophic events, and if
the recommendation not to affect more than 0.05 percent of total annual Wind
Facility Hours is adequate. After explanation by staff that if impacts to birds or
wildlife was severe enough to place a species on the endangered species list, and
that other rules such as the Endangered Species Act, would then apply to
operations, no changes were made.
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MOTION: Commissioner Ruggles made a motion to recommend approval to the Board
of Supervisors for AM-20-003 with changes as noted.
SECOND: Commissioner Walters seconded.
DISCUSSION: NA
VOTE: The motion passed unanimously.
Chair Ontiveros wanted to recognize and thank the advisory committee, staff, the
Commission, and the public that has participated in this the meeting tonight.

IV.

CALL TO PUBLIC FOR ITEMS NOT ON THE AGENDA

No one from the public spoke.
Chair Ontiveros adjourned the hearing at 8:42 pm.
V.

CONTINUATION OF STUDY SESSION IF NEEDED

_________________________________
Chairperson, Coconino County
Planning and Zoning Commission
ATTEST:

_________________________________
Secretary, Coconino County
Planning and Zoning Commission
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ZC-22-004

Jay Christelman, Director

Date:

April 27, 2022

To:

Planning and Zoning Commission

From:

Department of Community Development

Subject:

Case No. ZC-22-004: A request for a Zone Change from G (General, 10-acre
minimum parcel size) Zone to the RC (Resort Commercial) Zone with approval of
a master development plan for the development of a resort.

Executive Summary
Location: The property is located on the east side of I-17 five miles north of Munds Park and
one-half mile south of the Newman Park exit. It is identified as Assessor’s Parcel Number 40013-001.
Recommendation: If the Commission can make the Findings, staff recommends the
Commission forwards a recommendation to the Board of Supervisors of approval ZC-22-004
with the recommended conditions.

Subject
Property

Oak
Creek
Canyon

Munds
Park
Vicinity Map
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Existing Zoning: G (General, 10-acre minimum parcel size)
Proposed Zoning: RC (Resort Commercial) Zone
Parcel Size: 61.98 acres
Property Owner: Windmill Ranch Resort, LLC, Tempe, Arizona
Applicant: Bruce Lutz, Green Valley, Arizona
County Supervisor District: 3 (Matt Ryan)
Summary: The applicant proposes the development of a resort that includes 70 casita sites
each containing a small cabin and a recreational vehicle (RV) parking space and 161 resort
residences (cabins) for a total of 231 units. The project will include associated uses and
amenities including a clubhouse and other services, parks, and courts. Water and wastewater
facilities would be developed on site and two existing ponds would be enhanced to create
water features with a stream running between the ponds.

Background Information:
Surrounding Land Uses/Zoning
Land Use

Zoning

On Site

Ranching Operation

General

North

National Forest

None

South

National Forest

None

East

National Forest

None

West

National Forest and I-17

None

Natural Features
Topography

The parcel is level with a slight change in grade from north to south

Natural
Resources

Alpine meadow and floodplain surrounded by ponderosa forest
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Subject
Property

Aerial Photo Showing the Unstudied FEMA Flood Plain
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Background
This is the second proposal for a zone change on this property by this applicant. The first zone
change (ZC-20-017) was heard by the Commission on February 24, 2021 where the Commission
unanimously recommended the Board approve the zone change. The Board heard the case on
April 13, 2021 and denied the application. The Board’s record on this case is contained within a
transcript of the hearing where the Board was unable to make the findings for a zone change.
The Board cited concerns about impacts to the floodplain, meadows, and open space along
with visual impacts and impacts from off highway vehicles (OHVs). Board members also
expressed concerns about the location of the development in a rural area outside established
communities.
Section 5.13.8 of the Zoning Ordinance indicates that following the denial of an application for a
zone change, an application or request for the same or substantially the same change on the
same or substantially same property shall not be filed within one year of the date of denial. The
Director determined that a 20% decrease in density would constitute a substantial change, and
the applicant met that requirement and applied for a new zone change before one year had
lapsed.
Subject Property
The property is an inholding in the National Forest located along Interstate 17 that is accessed
from Forest Road 772 that runs along the east side of the Interstate to the subject property and
continues to the south. The subject property is not adjacent to any other private land with the
closest private parcel being approximately one-third mile to the north. Assessor’s maps going
back to 1969 indicate the subject property has remained in its current configuration for many
decades. It has likely been in this configuration for much longer although staff could not verify
when the parcel was originally created. It consists primarily of a large meadow within the
ponderosa forest that is very level. This results in a great deal of water being retained on the
site in the spring when the snow melts resulting in a floodplain on the property. The property
contains a cabin, several livestock pens and shelters along with various outbuildings, and two
large water storage tanks. The property had one owner for over 30 years (until it was recently
purchased by the developer) and was historically used for ranching operations. This has
included various commercial horseback riding operations over the past few years. There are
two non-conforming billboards on the property that were installed before the Zoning
Ordinance prohibited new billboards.

Proposed Development
Zone Change (ZC-22-002)
The applicant has submitted a narrative, a site conceptual plan (serving as the master
development plan), a landscape and lighting plan and a preliminary drainage and wastewater
plan. These plans represent a conceptual plan for the Resort Commercial zoning that would
apply to this property if approved through the zone change process. The applicant proposes to
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develop a resort with 70 casita (cabins with RV parking spaces) lots and 161 resort residences
(cabins) for a total of 231 units. The casita lots and resort residences will be sold as fee simple
for the structures, and the land below the structures would be on a long-term lease. Sample
site plans and cabin elevations are attached to the staff report. The project will also include a
clubhouse, a laundry and shower facility, a gardening area, pickleball courts, a dog park and
additional parking to serve the service facilities. All interior roads will be paved with 28 feet of
asphalt and 24-inch drive-over curbs on each side. The project is proposed to be developed in
three phases as shown on the attached phasing plan.
Site Design
The site is designed with casita sites located in the middle surrounded by resort residences on
each side. The roadways would provide access to all sites with trails proposed around the site
to provide access points to the National Forest. Two ponds are to be retained and enhanced
with a stream running between them that is integrated into the project’s water and wastewater
system. The applicant indicates 65.8% of the site would be retained as open space primarily
contained within a meadow conservation area that provides a buffer to Interstate 17. Open
Space would also be integrated between the resort residences and included in the garden and
recreational areas.
Landscaping
The schematic landscape plan provides for the retention of the native ponderosa forest along
with other native plants and grasses with some removal of trees to provide for development of
cabins. Native deciduous and conifer trees and native grasses are proposed as supplemental
landscaping. Landscaped mounding is provided along the Interstate 17 frontage. Specific
species of plants and trees are not identified. The final landscape plan must be substantially in
compliance with this conceptual landscape plan and consistent with the plants and trees
identified for this area in Native Plants for Northern Arizona Landscapes.
Lighting
The submitted lighting plan is also conceptual and does not contain the full details of a lighting
plan that would be required to obtain a lighting permit. It shows dark sky compliant lighting in
areas where it would be necessary for visitors to use roadways, trails and access facilities at
night or as required at the entrance to buildings. Staff recommends the applicant use narrow
spectrum amber LED lighting, and the minimum amount of lighting necessary to maintain a safe
environment and to be consistent with Comprehensive Plan policies. The final lighting will be
required to be substantially in compliance with this conceptual lighting plan.
Signage
The applicant proposes one larger 150 sq. ft. freestanding sign and three 20 sq. ft monument
signs to be located at each primary entrance to the site. The proposed signage is primarily
consistent with County standards although slightly larger with more signage than is normally
allowed. However, considering the size of the site and the scale of the project, staff believes the
proposed signage is appropriate. The design of the signage has not been provided. Staff
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recommends that the signage be designed using subdued natural earth tone colors and designs
with no bright colors as conditioned below.
There are two existing billboards on the site. New billboards (off-premise signs) were prohibited
in the county many years ago, and Comprehensive Plan policies (cited below) supports
eliminating nonconforming uses overtime to alleviate negative impacts. If the zone change to a
significantly more intensive use is approved, staff recommends the billboards be required to be
removed as conditioned below.

A legal non-conforming billboard on the subject property

Water and Wastewater
Water and Wastewater facilities are currently shown at the south end of the site on the
conceptual site plan. Onsite wells are proposed to provide water and fire protection via pump
equipment and water storage tank(s) that provide water through water mains and water
services. Wastewater will be collected in a gravity collection pipe system, and services and
mains will direct wastewater to a lift station that will pump it into an onsite wastewater
treatment plant. The onsite wastewater treatment plant will treat the wastewater to a
reclaimed level that will allow it to be used for the lakes, recirculating stream, and onsite
landscape irrigation for both turf and non-turf areas. Treated reclaimed effluent storage tanks
will be used to hold excess water during times when reclaimed demand is low. An onsite
disposal system is planned to provide for disposal of excess reclaimed water. The design of the
utilities is preliminary at this conceptual stage in the process and subject to change prior to
completion of the final design of the system.
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Floodplains
There is a Flood Hazard Area on the north end of the property. This is an unstudied floodplain
where flood elevations have not been established. The roadway into the property currently
crosses the floodplain over two culverts that provide drainage to the north off the site. The
appearance of the culverts above grade on the south side would seem to indicate that water
flows to the south. However, water actually accumulates on the site to the south and flows
north through the culverts. This is because the property is very level with a slight rise in
elevation to the south that prevents water from running off the property resulting in a large
accumulation of water especially in the spring when the snow melts. Much of the water on the
site does not drain off but is absorbed through ground infiltration. A preliminary drainage plan
has been provided and approved by the Engineering Division as viable for the development. The
applicant proposes to delineate the floodplain as required and channelize it along the frontage
of the property through the Federal Emergency Management Agency (FEMA) Letter of Map
Amendment (LOMA) process. This will prevent the applicant from developing in the floodplain
as currently shown on the Conceptual Site Plan. A floodplain development permit will be
required to ensure any development is elevated above the delineated floodplain as required.

A portion of the unstudied floodplain located at the north end on the subject property
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Access
Access to the site is provided from Forest Service Road 772. The applicant has been working
with the Forest Service regarding the use of this road and will pave it to the standard required
by the Forest Service. This will be paved from the Newman Park exit to the site, and along the
entire frontage of the site as proposed by the applicant. An emergency access route will be
required from the subject property south to the Willow Springs exit. This route will be required
to be improved to support emergency vehicles.

Forest Road 772 provides access to the site from the Newman Park exit on Interstate 17

Transportation
A preliminary transportation impact statement has been provided by the applicant. It indicates
the proposed development is anticipated to generate 600 weekday daily trips with 48 trips
occurring during the AM peak hour (32 in/16 out) and 52 trips occurring during the PM peak
hour (23 in/29 out). The initial determination from the applicant’s transportation engineer is
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that a full transportation impact analysis (TIA) would not be required because less than 100
trips are generated during either peak hour, which is cited in the County’s Engineering and
Design Manual (EDCM) as the threshold for the requirement of a TIA. The final determination
will be made by the County Engineer and the Arizona Department of Transportation (ADOT),
and all improvements determined to be required by a potential TIA will be completed by the
applicant.

The subject property (on the left) is entirely visible from Interstate 17

Fire Safety
The nearest fire district is the Pinewood Fire District located in Munds Park five miles from the
site, and the applicant proposes utilizing this district for fire and EMT services. Fire Hydrants
would also be integrated into the water system throughout the site for fire protection. The
National Forest Service has indicated there are plans to thin the forest around the site, which
would substantially reduce the threat of forest fires. A fire safety plan is required to be
submitted by the applicant and approved by the fire chief as conditioned below. An emergency
access route will be required from the subject property south to the Willow Springs exit.
Wildlife
The Wildlife Planner has indicated the ponds and water features on the property may contain
Species of Greatest Conservation Need as well as special status plants and recommends these
water features be preserved and remain accessible to wildlife. The applicant proposes to retain
and enhance these water features and to stock them and use them for fishing. The Wildlife
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Planner is concerned that introduced non-native fish (a primary threat to listed native fish)
could appear in onsite water features and be washed downstream during times of flooding to
areas where federally listed fish species are known to be present. The proposed stream on the
west side of the property running between the two ponds is proposed to be separated from the
floodplain and would contain any fish and keep them out of the floodplain. There is also barbed
wire fencing around the entire parcel and the Wildlife Planner indicates this should be
converted into wildlife-friendly fencing.
Site Management
The applicant has provided a preliminary management plan for the resort (attached to the staff
report) and is actively working with National Forest personnel on issues such as the use of off
highway vehicles (OHVs) and improvements to Forest Service Road 772. The applicant has
indicated they will partner with the Forest Service to create a kiosk at the resort that will
provide educational material tailored primarily for guest using OHVs. Forest Service personnel
has indicated the area west of the proposed resort has been developed with a trail system
designed for use by OHVs, and this should mitigate some of the issues with these vehicles. This
is also an area with very few established residences, which will reduce potential impacts to
residential properties as well. The applicant has indicated that OHV use will not be permitted
on the site, and guests would be required to transport OHVs off site before they could be used.

Comprehensive Plan Analysis:
Compliance with the Comprehensive Plan
General Land Use: RV camping sites and storage
COMP PLAN OBJECTIVE: Protect our unique natural and cultural resources, ecosystems, and
habitats.
Land Use and Growth Policy 3: The commercial use of inholdings within the national forest
and national parks is strongly discouraged and, when development of inholdings is proposed,
the existing density should not be increased and the proposed development should use
integrated conservation design methods.
Land Use and Growth Policy 8: To eliminate land use or zoning conflicts, transition
nonconforming uses to a conforming use and work to alleviate the negative impacts of
nonconforming uses over time. When amendments to the Zoning Ordinance are adopted,
thought should be given as to whether existing uses should be considered nonconforming or
granted legal status.
Land Use and Growth Goal: Ensure the conservation of open space for the environmental,
social, and economic wellbeing of the county.
Land Use and Growth Policy 14: Coordinate efforts to maintain compatible uses next to
lands managed as open space.
Land Use and Growth Policy 25: Commercial development projects shall be located and
designed in a manner that is compatible with the character of the area in which the project is
proposed.
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Land Use and Growth Policy 28: Large resort commercial uses should only be sited in
appropriate locations that can be adequately served by roads, water, sewer and other public
facilities and services, and shall be discouraged from locating in inholding areas.
Land Use and Growth Policy 29: In reviewing the environmental impacts of a proposal, the
County will require development projects to demonstrate sensitivity to the natural and
cultural environment including preservation of views, trees and native vegetation,
consideration of wildlife, preservation of dark skies and conservation of water resources.
Land Use and Growth Policy 64: Applicants for all new development projects shall assure an
adequate level of services including roads, water and wastewater, fire protection and
utilities.
Water Resources Policy 7: Conserve and enhance riparian buffers, protect floodplains from
development, and require the capture of stormwater on site.
Water Resources Policy 8: The protection of surface water and groundwater quality shall be
a factor in the consideration for approval of all developments.
Water Resources Policy 10: Development proposals that will affect drainage on adjacent
properties, roads, or watercourses shall include a drainage plan that addresses the impacts
and mitigation measures affecting water quality and flooding.
Water Resources Policy 11: To reduce stormwater runoff and improve water quality, the
County encourages minimizing impervious surfaces and using LID principles within all
developments.
Public Safety Policy 2: The availability of adequate emergency services and emergency access
routes shall be considered in the review of major developments and subdivisions.
Development projects shall provide for two means of vehicular access (ingress/egress) to
ensure adequate entrance and exit routes for emergency response and management
activities.
Public Safety Policy 24: Development projects shall acknowledge existing conditions and/or
hazards which may pose a threat to residents, such as proximity to physical hazards, and
should mitigate such threats through appropriate site planning, buffering, and other physical
design approaches.
Natural Environment Policy 5: Development projects and subdivisions, including the
placement of lots, alignment of roads, and installation of other structures and infrastructure,
will be designed to minimize alterations to natural landforms, hydrology, and native
vegetation and to maximize the conservation of environmentally sensitive features.
Natural Environment Policy 15: The County will create comprehensive invasive weed
management guidance and/or a weed ordinance. Weed management plans will be required
for most development projects and forest restoration projects involving ground disturbance
or road maintenance. Management plans will be required to address preventing weed
establishment and timely control.
Natural Environment Policy 17: Landscaping for new developments shall emphasize minimizing
the area disturbed and using native plants and drought-tolerant species appropriate to the area.
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Revegetating disturbed areas will be required in most cases and planting/seeding native species
strongly encouraged.
Natural Environment Policy 29: The review process for subdivision and other development
proposals shall consider mitigation measures for drainage, erosion, sedimentation, and related
issues with regards to the soil type, substrate, and slope.
Economic Development Policy 4: Support tourist-related development projects that focus on
conserving and showcasing the county’s unique natural, and cultural, and dark sky features.
Public Safety Policy 13: Development projects shall include adequate fire protection
measures, as determined by the Board of Supervisors with input from the local fire district
and/or appropriate fire management agencies.
Community Character Goal: Develop well-designed communities that promote rural
character and conserve open space and natural resources while enhancing quality of life and
economic vitality.
Community Character Policy 4: Where feasible, the establishment of intensive land uses
within existing communities should be compatible and integrated into the area through
appropriate mitigation measures like buffering, density transitions, landscaping, or increased
setbacks.
Community Character 23. The County supports the use of simulation technology and
viewshed analysis when siting development projects affecting scenic corridors and unique
features.
Community Services Policy 1: Approval of development projects shall be considered only if
public utilities or alternative technologies necessary to serve the use are available or can be
provided by the developer.
Parks, Open Space, Trails, and Recreation Policy 7: The County encourages the protection of
environmentally sensitive features, cultural resources, and cultural sites located in natural
areas or on public lands.
Parks, Open Space, Trails, and Recreation Policy 8: The County supports access to open
spaces for all residents and visitors where suitable.
Parks, Open Space, Trails, and Recreation Policy 21: The County will continue to require
open space and trail development to access parks, schools, neighborhoods, community
forums, and markets, and to encourage exercise and promote general wellness as part of the
community planning process.
Parks, Open Space, Trails, and Recreation Goal: Build upon the cooperative opportunities
between county, federal, and state agencies; sovereign tribal nations; cities; and private land
managers to increase the outdoor tourism economy while conserving high-value natural and
cultural resources in the county.
Parks, Open Space, Trails, and Recreation Policy 29: The County values scenic views and
viewshed corridors that are part of an integrated system of parks, open space, and recreation
opportunities.
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Recommendations and Findings of Staff
Findings of Fact required to approve a Zone Change:
i. That the change is consistent with the goals, objectives and policies of the Comprehensive
Plan and this Ordinance.
ii. That the change will not be detrimental to the public health, safety, comfort, convenience
and welfare.
iii. That the change will not adversely affect the established character of the surrounding
neighborhood nor be detrimental to adjacent properties.

Staff recommends the following findings of fact for a Zone Change:
i.

ii.

iii.

The proposed zone change is consistent with the goals, objectives, and policies of the
County Comprehensive Plan (listed above) and the Zoning Ordinance with the
recommended conditions. The Comprehensive Plan supports tourist-related development
projects that focus on conserving and showcasing the county’s unique natural, and cultural,
and dark sky features. Comprehensive Plan policies provide for protection of floodplains
and the floodplain is proposed to be moved away from the developed areas while retaining
existing drainages on and off the site. The proposal would retain and enhance the natural
features on the property including a portion of the meadow and preserve ground water
quality.
The proposed zone change will not be detrimental to the public health, safety, comfort,
convenience, and welfare provided all permitting and code requirements are met. The
applicant would retain native vegetation, adhere to firewise practices and address weed
mitigation.
The subject property is located along Interstate 17 and surrounded by Forest Service land
with no adjacent residential property. The access from the Newman Park exit would affect
landowners in this area but will also provide improvements to the area by paving Forest
Road 772 which will be accessible to the public.
Findings of Fact required to approve a Planned District Zone Change
A. That the development at the location proposed is consistent with and conforms to the
goals, objectives and policies of the Comprehensive Plan or specific plan for the area.
B. That the development and proposed location is consistent with the objectives and
standards of the Planned District Zone.
C. That the development at the location proposed and the development standards to be
followed or maintained will not be detrimental to the public health, safety or welfare, or
materially injurious to properties or improvements in the vicinity.
D. That the development will promote or preserve environmental qualities and conserve
energy usage and energy resources including the protection of adequate sunlight for use
of solar energy systems.
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Staff recommends the following findings of fact for a Planned District Zone Change:
A. The location of the development is consistent with and conforms to the goals, objectives
and policies of the Comprehensive Plan.
B. The development and proposed location are consistent with the objectives and standards of
the Resort Commercial Zone. The applicant has proposed uses that are appropriate for a
resort and provides 65.8% open space, which exceeds the standards in Section 2.11.F.2.B of
the Zoning Ordinance.
C. The development at the location proposed and the development standards to be followed
or maintained will not be detrimental to the public health, safety or welfare, or materially
injurious to properties or improvements in the vicinity. The subject property is appropriate
for the proposed resort. Approval of a firewise plan will be required to ensure fire safety
measures are in place. Emergency services are provided by local fire districts and onsite
facilities and equipment.
D. The development will primarily maintain the existing trees and vegetation on the site and
proposes new native landscaping. Existing water features will be retained and enhanced.
The site is located primarily in an open meadow with ample opportunities to utilize solar
energy systems.

Conditions of Approval of the Zone Change:
1. The development shall substantially comply with the approved Conceptual Site Plan (Master
Development Plan), Landscape Plan, Lighting Plan, Signage Plan, the Development Plan
Narrative, and the design of the proposed sites and structures.
2. All outdoor lighting shall be fully shielded, narrow-spectrum amber LED lighting to the
greatest extent possible. All Class 2 lighting less than 2500 lumens shall be narrow-spectrum
amber LED lighting to the greatest extent possible. When the preceding requirements
cannot be met, outdoor lighting shall not exceed 2700K CCT. A lighting permit shall be
approved prior to the installation of any outdoor lighting.
3. Signage shall be limited to one 150 sq. ft. freestanding sign and three 20 sq. ft monument
signs located at each primary entrance to the site. All signage shall be designed using
subdued, natural, earth tone colors and designs reflecting the local area with no bright
colors used in the design of the signage. All legal non-conforming billboards on the subject
property shall be removed no later than one year from the date the zone change is
approved.
4. Forest Road 772 from the Newman Park exit to the south end of the subject property and
all roadways within the site shall be paved as proposed by the applicant. A dust mitigation
plan shall be approved by staff.
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5. An emergency access route utilizing Forest Road 772 shall be provided from the subject
property to the Willow Springs exit on Interstate 17. The emergency access route shall be
improved with an all-weather surface capable of supporting a 42,000 lb. public safety
vehicle and that surface shall be maintained through the life of the resort use.
6. The applicant shall develop a plan to minimize topsoil and native plant disturbance during
construction and operation of the facility to reduce invasive plants that will spread off site.
7. The subject property shall be developed with all required engineering permits meeting all
Federal, State and County regulations and requirements for stormwater and traffic.
8. If required, a Transportation Impact Analysis (TIA) meeting the scope of the Coconino
County and the Arizona Department of Transportation (ADOT) shall be provided, and all
improvements identified by the TIA shall be completed by the applicant.
9. The subject property shall be served by an onsite wastewater system that disposes of all
wastewater onsite and utilizes treated wastewater to water landscaping. Any discharge of
effluent off the subject property must be permitted by ADEQ. The subject property shall be
developed with all required environmental quality permits meeting all Federal, State and
County regulations and requirements for water and wastewater. The reserve area
requirement shall be met or otherwise provided by engineering design that is acceptable to
the permitting agency.
10. The applicant shall contract with the Pinewood Fire Department to provide fire and EMT
services prior to approval of any development on the site. A fire protection and weed
mitigation plan meeting the standards of Section 4.4.E of the Zoning Ordinance shall be
submitted by the applicant. Development of the site and adherence to firewise practices
shall be approved by the fire chief. The facility shall be staffed at all times by personnel
trained and equipped to extinguish fires as approved by the fire chief. Signage shall be
installed to alert campers of the fire danger level consistent with the local National Forest.
11. Wildlife friendly fencing, approved by the Wildlife Planner, shall be used in all areas where
fencing is proposed, and water features shall remain accessible to wildlife. The Wildlife
Planner shall approve the design of the water features to ensure non-native fish remain out
of the floodplain and are not washed downstream. The applicant shall provide two water
locations on the eastside of the property accessible to all wildlife. Escape ramps shall be
provided so small animals can escape the water tanks.
12. The Windmill Ranch Resort shall provide a kiosk on the resort property that will include
educational material providing guidance to guests at the resort including forest/grassland
ecology educational material to increase awareness concerning offsite biological impacts
and fire danger, and a Forest Service Road map of the area showing the roads that are open
and closed. The pamphlet will indicate that guests using off-highway vehicles should avoid
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all residential areas, stay on roadways and trails designated for OHV use, and not exceed
the speed limit. Each RV and cabin site will be provided with leave no trace materials (see
the Center for Outdoor Ethics or other comparable sources) to encourage owners and
guests to not leave trash in the forest, be respectful to others in the forest and be respectful
of the natural environment including the animals and vegetation.
13. The applicant shall coordinate with the National Forest Service on issues related to use of
National Forest lands. Coordination may be on issues such as mitigation of the impacts of
off highway vehicles from the resort including assisting National Forest personnel in
providing barriers to closed roads, if needed, or coordinating with the Forest Service if trails
are proposed from the resort into the National Forest.
14. All RVs and RV coverings on site will maintain an aesthetically pleasing appearance free of
any damage and fading. OHVs shall be kept on trailers at all times while on the property.
OHVs shall not be used on the site except for OHVs used by staff for fire suppression and
maintenance vehicles. There shall be no motor vehicle rentals except bicycles. Any
helicopter pads developed on the site shall be used for emergency evacuation only. There
shall be no helicopter tours.
15. The Zone Change is conditioned on a schedule of development to be completed within five
years of the date of approval by the Board of Supervisors. If at the expiration of this period,
substantial progress toward completion of the development has not been made, the Board
will notify the property owners and applicant by registered mail and schedule a public
hearing to consider granting an extension, determine compliance with the schedule for
development, or cause the property to revert to its former zoning classifications.

Staff Analysis
Staff has addressed the findings of fact for a zone change and cited the relevant policies from
the Comprehensive Plan above. The applicant has addressed the findings in their narrative as
well. The Comprehensive Plan encourages resort developments that bring economic activity to
the county and showcases the county’s dark sky and natural features. It also supports welldesigned communities and the retention of natural features and vegetation.
The Comprehensive Plan discourages development within National Forest inholdings, which are
private properties that are surrounded by National Forest. While this property meets that
definition, it is also located on Interstate 17 within one-half mile of the Newman Park exit,
which provides access and utilities and an appropriate location for a resort development.
The location along Interstate 17 is a gateway to the Flagstaff area and the proposed resort
would be visible to vehicles on the Interstate. To mitigate these impacts, the applicant has
provided a well-designed development and would remove two legal-nonconforming billboards
from the property consistent with Comprehensive Plan Policies. A meadow conservation area
300-500 feet wide and landscape mounding would provide a buffer between the Interstate and
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the development. It should also be noted that Comprehensive Plan policies discourages
industrial development at gateways, but it does not discourage commercial development (Land
Use and Growth 41).
Finally, the Comprehensive Plan contains policies related to the protection of floodplains and
groundwater. The topography on the site prevents the site from draining leading to the
retention of water especially in the spring when the snow melts. To mitigate this issue, the
applicant proposes altering the floodplain through the FEMA process to allow the floodplain to
be relocated. This will allow the applicant to provide a channel along the Interstate 17 frontage
that will convey stormwater around the site and away from areas proposed for development.
While this proposal relocates the floodplain, the planned design will not result in a change to
the floodplain that would alter upstream or downstream drainage patterns or result in drainage
problems for nearby property owners. Engineering permits meeting all Federal, State and
County requirements for stormwater will regulate the quality of the water coming from the site
that ultimately drains into Oak Creek Canyon.

Citizen Participation
Because of the sparse development in the local area and awareness of the previous
development proposal, the applicant was given the opportunity to notify neighbors and invite
them to comment on the project. Neighbors within one mile of the subject property were
notified and invited to comment. The applicant indicates that no concerns were raised by
neighbors.
Staff has received six comments on this zone change, one in support and five opposed to the
zone change. Commenters expressed concerns about impacts to wildlife, floodplains, meadows,
open space, scenery, and water and air quality. Other commenters were concerned about
increased tourism and indicated this would bring more low paying substandard jobs, increased
housing costs, traffic congestion, damage to the forest, need for more law and forest officers,
litter, crime, and damage to the fragile ecosystem. Finally, commenters expressed concerns
about the visual impacts of the development and impacts related to increased OHV use. One
letter of support for the project indicated this project was more appropriate than other
proposed commercial uses around the Newman Park Interchange but did not elaborate on
what those uses were.
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Recommendation
If the Commission can make the Findings, staff recommends that the Commission forwards a
recommendation of approval of ZC-22-004 to the Board of Supervisors with the proposed
conditions.
Respectfully submitted,

Jay Christelman, Community Development Director
Prepared by Bob Short, Principal Planner
Attachments:
•
•
•
•
•
•
•
•
•
•
•

Project Narrative
Conceptual Site Plan
Phasing Plan
Landscape Plan
Lighting Plan
Typical Casita Site exhibit
Typical Casita Elevations
Typical Resort Residence Exhibit
Typical Resort Residence Elevations
Citizen Participation Plan and Report
Public Comments
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Bruce Lutz and Ritoch-Powell and Associates
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A. Preface
Please note that following narrative requesting a zone change for the subject
property constitutes a significant revision of the original application
submitted on December 11, 2021 as Coconino County Planning PZ-ZC-20-017.
The current revisions include a 22.5% reduction in total residential density as
well as increased open space set asides and additional buffering for meadow
conservation areas. Both items are in response to feedback received during
the public hearing phase of the original application.

1. Introduction
The summary and information below is intended as background for the zone
change request for 61.98 acres described as a portion of H.E.S. #370, and located
in Portions of Section 25, Township 19 North, Range 6 East and Sections 19, 20 and
29 in Township 19 North, Range 7 East of the Gila and Salt River Base and Meridian,
Coconino County, Arizona identified as Assessor’s Parcel No. 40013001. The project
team conducted a pre-application meeting with Coconino County Planning Staff on
February 2, 2022 to discuss a revised proposal for land use on the above-named
parcel for the purpose of initiating a zone change request to change from the
existing General Zoning with 10-acre minimum to the planned district zone RC,
Resort Commercial.
Land Use Data for the attached schematic development plan is as follows:
• Total Site Area = 61.98 Acres
• Total Open Space = 32.00 Acres = 51.6% of Total Acres/Area*
• Total Area Owner’s Park and Sports Courts = 1.4 Acres
• Total Area in Ponds and Streams = 2.97 Acres = 4.6% of Total Acres/Area
• Total Area in Trails = 1.23 Acres = 1.98% = 1.69 miles
• Resort Residences Landscape Area = 4.58 Acres = 7.4%
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• Total Composite Area of Resort Open Space, Trails, Ponds and Resort
Residence Landscaping = 40.78 Acres = 65.8% of Total Parcel Area
• Total Area in Resort Residence Envelopes = 5.7 Acres = 9.2% of Total
Acres/Area, Typical Envelope = 37x42 Ft, Total Number Resort Residences =
161
• Total Area in Casita Lots = 5.4 Acres = 8.7% of Total Acres/Area
Typical 45x70 Ft Lots, Total Number of Lots = 70
• Total Number of Resort Residences and Casita Lots = 231, Density = 3.7
Units/Ac.
• Total Paved Area (Roadways) = 8.94 Acres = 14.4% of Total Acres/Area
• Total Area for Infrastructure Facilities (Sewer, Water, Power) = .89 Acres
• Total Area Resort Owner’s Clubhouse and Police/Fire Office = 15,351 Square
Feet
• Parking, 36 Vehicular Spaces, 4 Oversize Spaces at the Resort Owner’s
Clubhouse, 2 Off-street spaces at each Casita and Resort Residence Site and
15 parallel spaces west of the Casita Lots
*Does not Include Ponds or Resort Residence Private Landscape Areas

2. Summary – Windmill Ranch Resort Project
The Windmill Ranch Resort plan attached is proposed to be located on the
above-mentioned property located five miles north of Munds Park and one-half
mile south of the Newman Park Road interchange on U.S. Interstate 17. The
proposed 61.98-acre site is wholly surrounded by U.S. Forest Service land and
accessed by a National Forest Service fire access road (Road 772) which links the
property to the Newman Park Interstate exchange, ½ mile to the north. The forest
service road traverses the entire west side of the site. The site is characterized by a
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large open meadow with a cluster of buildings on the north end and fingers of
timber on the east perimeter of the site (See aerial photo). The site is bounded on
the west side by the Forest Service fire access road and the Interstate highway. The
site is bounded on the north, east and south by timbered forest land. The
topographic low point of the parcel is located on the north end of the site
corresponding with an existing stock pond. A small portion of north end of the site
has been designated as flood plain (see attached exhibit). The property is currently
serviced by the Pinewood Fire Department and the Coconino County Sheriff’s
Department. The zone change proposal includes the offering of a police/fire office
within the 15,351 square foot proposed owner’s clubhouse. Power is provided by
the Arizona Power Administration. The proposed project site is located 15 miles
from Flagstaff to the north, 5 miles from Munds Park to the south and 10 miles
southwest to Sedona (as the crow flies).
The project proposal is to accommodate 70 Casita Lots along with 161 resort
residences for a total of 231 recreation/residential units. The casitas and resort
residence structures will be sold as fee simple basis with the land below the
structures on a long-term lease. The project will also include an owner’s clubhouse
along with additional parking to service the resort center facilities. Casita lots are
proposed with a dimension minimum of 45 feet wide by 70 feet deep. Resort
residences are proposed as 24-foot-wide by 32-foot-deep footprint with an
attached 10 foot deep by 24-foot-wide covered porch and a 13-foot-wide by 27foot-deep single car garage within the 37-foot-wide by 42-foot-deep building
envelope. Seven 24-foot-wide by 16-foot-deep ramada shelters will be provided
within the general resort open space area. All interior roads will be paved with 28foot-wide of asphalt and 24-inch-wide drive-over curbs on each side of the roads.
Resort residence sites will be accessed with 20-foot-wide paved asphalt lane
without curbs. Areas in front and alongside of the resort residences and within the
casita lots will be private landscape areas maintained by the HOA entity. Extensive
native landscaping and other site amenities will be provided throughout the
project.
Regarding infrastructure, the project will include a sanitary sewer processing
plant located in the southwest corner of the property. Power will be provided by
Arizona Public Service Company (APS) and facilitated through the location of a
substation on the southwest corner of the site. New wells will be developed to
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provide drinking water along with a storage facility located on the southwest corner
of the property. On-site storm drainage collection will be accommodated through
a combination of storm detention basins on the west side of the site along with a
recirculating water feature that will deliver treated runoff back to the upper pond
and re-utilized to create a stream amenity along the west perimeter down to the
lower pond. See Section 3 below.
Additional detailed summary narrative and Exhibit References:
a. Preliminary Site Development Plan
See Attached Site Development Plan Exhibit
b. Phasing Plan
See attached Phasing Plan Exhibit
c. Schematic Landscape Plan
See attached Schematic Landscape Plan Exhibit
d. Schematic Lighting Plan
See attached Schematic Lighting Plan Exhibit
e. Typical Casita Lot Site Plan
See attached Typical Casita Lot Plan Exhibit
f. Typical Resort Residence Envelope Plan
See attached Resort Residence Envelope Plan and Resort Residence Plan
Set
g. Fencing
Windmill Ranch Resort will be fenced along the west boundary and
Interstate 17 interface with a rustic wood three rail fence. The barb-wire
fence along the boundary with the National Forest will be retained with
the addition of wood gates located to facilitate access at the ends of
resort paths as shown on the overall development plan.
h. Site Signage
The applicant will seek a permit for four signs for the 62-acre Windmill
Ranch Resort Project. The signs will include a maximum 150 square foot
back lighted sign on the west side of the Resort Community Center as well
as three monument style maximum 20 square foot resort signs located
adjacent to each of the three entries/exits with the resort name and logo.
The three low monument signs will be ground lighted with a dark sky
compliant landscape light. In addition, each of the lanes accessing Resort
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Residences will include low marker monuments (12” x 24”) mounted at
18-inch height on both ends of the lane and lighted by a 50W LED
directional landscape light (see lighting plan). The Resort owner’s will
commit to removing the existing billboard’s along Interstate 17 within
one year of the County’s approval of the zone change as a condition of
approval.
i. Parking
The Owner’s Clubhouse will be served by 4 oversize parking spaces and
36 passenger vehicle off-street spaces. Each Casita Lot will have two offstreet parking spaces with the option to utilize the living space as a onecar garage. Each Resort Residence will have two off-street parking spaces
along with one garage space. On-street parking will be allowed west of
the Casita Lots and east of the Park Area. It is assumed that once a
resident arrives to stay at the resort, the resort clubhouse is within easy
walking distance from the entire site. The resort clubhouse is intended for
use by the resort population only.

3. Infrastructure – Sewer, Water, Storm Drainage,
Circulation and Power
The site will require grading, offsite drainage improvements, onsite drainage
improvements, a main access road from the Newman Park interchange to
the site and along the frontage. The site will require internal roadways for
circulation, along with parking areas. The site will require a water supply,
storage, and distribution system along with water storage and hydrants for
fire protection. The site will require an onsite sewer collection, onsite sewer
treatment system, onsite reclaimed water production system, and treated
effluent disposal system. Space for an electrical substation is needed and
will be coordinated with APS.
a. Grading and Drainage
A preliminary topographic survey effort was completed to enable the evaluation of
grading for the site and to develop a drainage approach for offsite drainage
conveyance and onsite drainage detention.
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The site is mostly a meadow and surrounded by treed areas on the periphery. The
meadow area of the site is very flat (5 ft of drop from south end to north end over
3800 feet). The eastern edge becomes steeper as it transitions to the forested
hillside of the adjacent property.
The grading analysis consisted of utilizing the preliminary site layout, establishing
the main access road along the frontage (road is to be on ADOT right of way), and
then establishing channels along the south and west sides of the site to convey
offsite drainage from the south and southeast of the property (Forest Service
Lands). The channel along the frontage then transitions into a stilling/spreader
basin, which is intended to return the channelized flow to a sheet flow where it is
discharged to the downstream property on the north end (Forest Service Lands).
Culverts and a spillway are provided for the outlet and to drain down the
stilling/spreader basin.
Offsite drainage from the east (forested hillside) is collected in three locations and
then directed to a storm drains that convey the drainage across the site to the main
channel along the frontage. This provides separation between offsite and onsite
flows to the extent possible.
The onsite grading is designed with Casita Lots closer to the frontage in the flatter
areas, and resort residences along the east in the areas where there is more slope.
A retaining wall will be needed in a few locations between the casita lots and the
resort residences to enable the casita lots to be flatter.
Onsite drainage will be directed to several detention ponds throughout the site.
These “micro” detention ponds will not contain all onsite flows. Overflows will be
directed through the site in roads, ditches, storm drains, or sheet flow. Ultimately
several larger detention ponds along the west side of the casita lots will contain the
remaining runoff. These detention basins will have culverts for drain down that will
be connected to the main channel along the frontage.

b. Access
The main access road crosses Forest Service lands and ADOT right of way to get
form the Newman Park interchange to the site. The existing road is Forest Road
772 and is unimproved. The road is proposed to be improved and paved and is
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proposed to provide at least 24 feet of paving to allow two-way traffic. The road
will be designed in accordance with Forest Service requirements and will be
maintained by the Resort operator. It will also be located within an easement
(width to be determined).
Forest Road 772 also traverses the front of the site, along and outside the property
line, and entirely within ADOT right of way. The improved road is proposed to
remain on ADOT right of way, but with the east shoulder extending into the site to
the top of the proposed drainage channel.
Three improved/paved entry/exit driveways are proposed with larger radii to
accommodate oversize vehicles. The center driveway/access is the main entrance.
The other two entrances are intended to be secondary exits and/or emergency
access points.
Internal roads are also proposed to be paved, with varying widths for the main
drives, casita and resort residence areas. Main roads will have drive-over curb and
gutter while resort residence lanes will be uncurbed. Casita lot parking areas are
proposed to be gravel with a 15-foot-wide by 40-foot-deep concrete or paver pad.
c. Water
The site will be developed to have a well, pump equipment, and a water storage
tank. Depending on phasing, more than one water storage tank may be provided.
The site plan currently shows two tanks. Water will be disinfected and treated if
needed. A well will be drilled and water quality will be evaluated after rezoning.
Water storage will be provided for both domestic uses and fire protection.
Domestic demands have been estimated within the preliminary water report. It is
assumed that the site will also have a fire flow requirement of 1500 gallons per
minute for 2 hours. Water from the tanks will be supplied to the distribution
system via a jockey pump and fire pump system located within an enclosed
equipment room. Water is distributed throughout the site via water mains and
water services. The water main will supply the office, general store, clubhouse,
laundry, restrooms, showers as well as the RV spaces and cabins. Hydrants are
located throughout the site for fire protection. The water system will be modeled
to ensure the system flows and pressures meet requirements.
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d. Wastewater and Reclaimed Effluent
Wastewater will be collected in a gravity collection pipe system for the site.
Services and mains will direct wastewater to a lift station, the lift station will pump
wastewater into an onsite wastewater treatment plant. Wastewater demands are
estimated in the Sewer Report for the project. At full build-out, it is estimated that
a 63,200 gallon wastewater treatment system is needed.
The onsite wastewater treatment plant will treat the wastewater to a reclaimed
level that will allow it to be used for the lakes, recirculating stream, and onsite
landscape irrigation for both turf and non-turf areas. In addition, treated reclaimed
effluent storage tanks will be used to hold excess water during times when
reclaimed demand is low. An onsite disposal system (leach fields or seepage pits)
is also planned to provide for disposal of excess reclaimed water.
e. Electrical Supply
Power is to be supplied to the site by APS. There is an overhead transmission line
located just east of the site. Space for a substation is provided on the south end of
the site next to the water plant. A 100 ft by 80 ft space is provided. An easement
will be needed from the existing APS overhead transmission line to the site and to
the substation location within the site. The proposed location and easements are
shown on the preliminary plat.
See attached Civil Engineering, Geotechnical Engineering and Traffic Impact Study
Reports and Exhibits:
•
•
•
•
•
•
•

Preliminary Boundaries and Easements
Preliminary Utilities Plan
Preliminary Grading Plan
Preliminary Sewer Report
Preliminary Water Report
Geotechnical Report
Traffic Impact Study

pg. 8
67

WINDMILL RANCH RESORT ZONE CHANGE NARRATIVE

4. Zone Change Findings of Fact
a. The applicant seeks a zone change from “General Zoning” to “Resort
Commercial” (RC) as described below. The RC Zone is a planned district
zone promoting more flexible design discretion with the Planning and
Zoning Commission and the County Board of Supervisors.
2.11.F. Resort Commercial Zone
1. Purpose
In addition to the objectives outlined in Section 1.2, the RC – Resort Commercial Zone is
designed to provide, through the rezoning process, for the exclusive development of resort
facilities in a more creative and imaginative fashion than generally is possible under
conventional zoning, and to provide for a zone wherein various styles of residential Uses
designed for occupancy by guests of limited duration can be established in conjunction with
service commercial and recreational uses in a coordinated, comprehensive, and harmonious
design.

2. Property Development Standards – RC Zone
The following development standards apply to an RC zone. All development standards that
are specific to the RC, to include standards such as Setbacks, building height, and Density, shall
be identified on the Development Plan and/or the recorded Final Plat.
A. The minimum Site Area required for a Resort Commercial Development is 5 acres.
B. The minimum required on-site Open Space shall be 30 percent.
C. There shall be no minimum requirement for individual lots or individual Dwelling sites
in a Resort Commercial Development.

Findings of Fact:
b. That the change is consistent with the goals, objectives and policies of
the Comprehensive Plan and this Ordinance.
• Land Use and Growth Goal: Ensure that commercial development is well
designed and appropriately located within communities and activity centers. Policy
28. Large-resort commercial uses should only be sited in appropriate locations that
can be adequately served by roads, water, sewer, and other public facilities and
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services, and shall be discouraged from locating in inholding areas. Policy 29. In
reviewing the environmental impacts of a proposal, the County will require
development projects to demonstrate sensitivity to the natural and cultural
environment including preservation of views, trees, and native vegetation;
consideration of wildlife; preservation of dark skies; and conservation of water
resources.
Response:
The proposed project is situated uniquely adjacent to Arizona Interstate 17 and is within
½ mile of the Newman Park interchange facilitating easy off-highway access via a forest
service road proposed to be improved by the developer. The 62 acre site is surrounded
on three sides by public land availing the future residents of easy access to the
surrounding public lands. Proposed residential opportunities for either resort residences
or casita lots provide future residents with a planned community, resort clubhouse
(intended for the residences only) with gathering facilities. The adjacent park and other
recreational facilities including trails, sports courts, a dog park and significant open spaces
with the national forest as a backdrop. The proposal dedicates 66% of the gross area to
open space and landscape elements including extensive native meadow areas with both
native deciduous and coniferous tree planting as well as two ponds, a recirculating
stream, landscape mounding for highway buffering and grassed-in detention areas to
accommodate storm drainage. A majority of the current forested area on the property
will be preserved with the exception of minor cutting to provide sites for some of the
resort residences. Providing an enriching outdoor environment for the future residents of
the resort while preserving open space, conserving tree cover, providing state-of-the-art
infra-structure, respecting wildlife and adhering to dark-sky compliant lighting is of
utmost importance to the applicants.

• Land Use and Growth Goal: Ensure that new development implements
integrated conservation design practices. Policy 57. Work with developers early on
to incorporate integrated conservation design practices into projects.
Response:
The wise and proper conservation of site resources is important to the design
team and owners of the proposed resort. From the effort to preserve existing tree
cover, to the use of efficient on-site infrastructure, to providing environmentally
sound runoff retention and delivery, to minimizing roadway impact, to minimizing
associated dust control, to the generous dedication of open space and to the
effort to use native plant materials to enhance a natural aesthetic landscape, the
intent of the project is to successfully integrate the project and site features within
a unique Arizona place. The applicant is obliged and pleased to work with local
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planners and authorities in order to develop the best possible result with regards
to conservation and good land use.
• Land Use and Growth Goal: Ensure that every new development pays its fair
share of costs associated with that development. Policy 63. Development projects
shall be required to pay their fair and roughly proportional share for off-site
improvements and public facilities such as the roads and utilities necessary to
support the development. Policy 64. Applicants for all new development projects
shall assure an adequate level of services including roads, water and wastewater,
fire protection, and utilities.
Response:
The applicant agrees to pay for all on-site and off-site costs associated with the
development of the resort including costs for improvement of National Forest
Road 772 in order to facilitate the safe and acceptable access from the Interstate
to the proposed resort property. In addition, the project will accommodate an APS
power substation on-site that will have the benefit of providing additional off-site
power.
• Land Use and Growth Goal: Ensure the conservation of open space for the
environmental, social, and economic wellbeing of the county. Policy 12. The County
will work with private landowners, public land managers, tribal entities, and the
ASLD to protect open lands for the purposes of maintaining scenic viewsheds,
preventing fragmentation, preserving important wildlife habitat, conserving
working lands, protecting watersheds and water resources, providing buffers from
developed areas, and protecting environmentally sensitive lands.
Response:
As mentioned above, the proposed resort dedicates 51.6% of the gross parcel
acreage to resort open space along with a trail layout (+1.9%) connecting to the
surrounding National Forest public lands. Additionally, 7.8% of the gross parcel
acreage is dedicated to Resort Residence Landscape areas and 4.6 % is dedicated
to ponds and streams for a grand total of 66.25% dedicated for open space, ponds
and streams and landscape areas. Only 33.75% or 20.9 acres of the overall parcel
will be developed into casita lots, resort residence envelopes, roads and
infrastructure. Fencing will be maintained along the national forest interface and
Interstate. All pets visiting or living at the resort will either be restrained by leash
or within a fenced dog park so as to minimize the potential conflict with wildlife in
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the area. The resort is buffered from the Interstate with a continuous landscape
mound with native trees as shown on the site development plan and landscape
plan.

• Economic Development Goal: Create and maintain a sustainable standard of
living and a high quality of life by recognizing the economic value of the natural
systems and human capital within Coconino County. Through collaboration,
continue to embrace economic, social, and environmental responsibility to build
prosperous and livable places Policy 4. Support tourist related development
projects that focus on conserving and showcasing the county’s unique natural,
cultural, and dark sky features. Policy 5. Support coordinated efforts
(public/private) to build and maintain recreational assets (trails, wildlife viewing
areas) and continued access to public lands.
Response:
The primary goal of the proposed project is to afford the opportunity to bring
future resort residents closer to nature on a unique site that is easily accessible
from a major highway. Those that will reside at Windmill Ranch Resort will have
the great privilege of having the Coconino National Forest all around them within
a confined and carefully planned resort-based community. Resort policies that are
respectful of the surrounding public lands will be enforced by resort rules and
regulations and on-site staff.

• Economic Development Goal: Incorporate innovative planning techniques to
encourage the development of compatible enterprises with neighboring land uses.
Policy 21. The County encourages the establishment of industries that contribute
to the region’s economic health and support community character. Policy 23. The
County supports new industries that practice conservation measures to minimize
impacts to natural and cultural resources.
Response:
Policies and rules developed for the proposed resort will provide an opportunity
to educate the future residents as to the benefits of appreciating and respecting
the valuable and sensitive surrounding natural resources and public lands. The
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community goal will be to instill a pride within the future residents for the great
privilege of being able to live in and enjoy this unique Arizona neighborhood.

•

Parks, Open Space, Trails & Recreation Goal: Build upon the cooperative
opportunities between county, federal, and state agencies; sovereign tribal
nations; cities; and private land managers to increase the outdoor tourism
economy while conserving high-value natural and cultural resources in the
county. Policy 28. The County supports private land managers, management
agencies, and citizen groups in their efforts to coordinate the planning and
maintenance of recreational opportunities on public lands that minimizes
adverse impacts to natural systems and residential areas.
Response:
It is of utmost importance that the resort be managed in a way that ensures that
residents will be excellent neighbors to the surrounding national forest. In
addition, proper aggressive management and maintenance of the forest service
interface, on-site open space and built environment is essential to the success of
Windmill Ranch Resort. Cooperation with the agencies managing adjacent natural
and built resources including the National Forest and Arizona Department of
Transportation is also paramount to the success of the project

•

Parks, Open Space, Trails & Recreation Goal: Plan for and provide a variety of
recreational, cultural, historic, and educational opportunities throughout the
county, in developed and future parks as well as natural areas. Policy 5. The design
of developments should include public recreation amenities.
Response:
By virtue of the unique location of the proposed resort, future residents will have
the opportunity to use and enjoy the surrounding public lands by having access
through trails and roads that are adjacent to the resources. The amenities
provided within the resort will be available to all that reside there.

•

Community Character Goal: Conserve and enhance the integrity of the county’s
scenic resources and unique features. Policy 23. The County supports the use of
simulation technology and viewshed analysis when siting development projects
affecting scenic corridors and unique features. Policy 26. To reduce impacts on
views, structures and infrastructure shall be planned and built in a manner that
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minimizes impacts on horizon and ridgelines. Policy 29. The County supports the
removal of nonconforming, off-premise signage.
Response:
Great efforts will be made to provide a significant landscape buffer along
Interstate 17 within the resort western boundary ranging from a minimum of 300
to 500 feet wide in the form of a meadow conservation area. The intent will be to
preserve the look and feel of the existing meadow along the interstate highway
with it’s seasonal show of flowers and native vegetation as well as it’s functional
attributes as a drainage corridor. The planting of both deciduous and coniferous
tress will be planted throughout the project area. Structures including resort
residences, casitas and ramadas will not exceed 1 ½ stories in height. Existing onsite/roadside signage will be removed.

•

Community Character Goal: Preserve natural quiet and work to mitigate and
reduce the effects of noise pollution. Policy 41. The impacts of noise generated by
major commercial or industrial uses should be considered when reviewing
development projects, especially when adjacent to residential and recreation
areas. Policy 42. Major developments and subdivisions shall consider the impacts
of adjacent noise generators such as highways, railways, and airports, and
mitigate for those impacts where feasible.
Response:
The proposed resort will be a quiet zone. Part of the intent of the proposed
landscape mounding along the Interstate is to buffer the sound of traffic
generated by the highway. Rules and regulations within the resort will demand
stringent restrictions on the maximum decibel levels for generators and other
potential noise sources.

•

Circulation Goal: Improve nonmotorized circulation networks and provide
greater opportunity for alternative modes of travel. Policy 14. Multimodal and
no-motorized travel facilities should be designed to complement and enhance
local community character, support accessible and low-cost recreation, and
provide opportunities for interaction among residents. Policy 15. Where
pedestrian and bicycle routes exist on adjacent properties, major developments
and subdivisions must maintain connections and continue the cohesive
development of the nonmotorized circulation network.
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Response:
Circulation of motor vehicles especially oversize vehicles within the proposed
resort road system will be restricted to arrivals and departures. Occasional
vehicular travel to the clubhouse and resort center will be permitted but residents
will be encouraged to either walk, bicycle or use an electric cart to negotiate the
roads and trails within the resort.
•

Circulation Goal: Provide for safe travel and access to property. Policy 43. The
developer must provide connectivity to adjacent existing and potential future
infrastructure to provide adequate access for emergency service vehicles,
circulation infrastructure in major developments, subdivisions, and other
residential neighborhoods.
Response:
The applicant has been in communication with forest service officials in order to
secure an agreement to improve Forest Service Road 772 between the Newman
Park Interchange and the proposed resort. The applicant proposes to improve the
current +/- 14-foot-wide gravel road to a 24-foot-wide paved surface sufficient to
accommodate RV traffic to and from the resort. The total length of the proposed
off-site roadway improvement is one-half mile. The cost of the off-site
improvement will be at the expense of the applicant.

•

Water Resources Goal: To pursue and implement long-term management
policies that ensure sustainable water supplies for future generations and the
natural environment. Policy 3. To the extent allowed by state law, the availability
of water should be a primary consideration for all development applications filed
in conjunction with a rezoning for higher density.
Response:
The proposed resort will include the location and development of two wells within
the property. Potable resources will be intended for use by the residents and
resort center with an emphasis on sustainable use and water conservation. The
majority of the landscape will be managed as a native non-irrigated system with
the exception of initial landscape establishment and water-saving irrigation to be
provided in and around the resort center and adjacent park.

Additional Supportive Goals (in blue) and Policies:
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The following excerpts from the Coconino Comprehensive tend to support
the approval of the request to change the subject property zoning from
“general zoning” to “recreation commercial”. The proposal is generally
compliant with the following goals and policies found in the County
Comprehensive Plan
Natural Environment:
GOAL Conserve and restore native plant communities while controlling populations of invasive
weeds through prevention and environmentally responsible eradication.
16. Construction plans for development, infrastructure improvements, and forest restoration
projects will include a plan for minimum disturbance of native vegetation and soils.
17. Landscaping for new developments shall emphasize minimizing the area disturbed and using
native plants and drought-tolerant species that are appropriate to the area. Revegetating
disturbed areas will be required in most cases and planting/seeding native species will be
strongly encouraged
20. When new developments are proposed adjacent to public land, the County will coordinate
with the USFS or another entity to minimize the spread of invasive species from private to public
land.
GOAL Improve forest and land health and promote the restoration of forest ecosystems.
25. Educate and encourage property owners to participate in fuels reduction and other
measures that reduce risk to human safety and property.
GOAL Protect soil resources and improve soil conservation practices.
29. The review process for subdivision and other development proposals shall consider
mitigation measures for drainage, erosion, sedimentation, and related issues with regards to the
soil type, substrate, and slope.
30. Encourage the conservation of topsoil in construction and best management practices to
prevent erosion and its impacts. Seeding and planting with native species after ground
disturbance will be strongly encouraged.
31. In areas of shallow or poor soils where standard septic systems are not feasible, very low
density development, integrated conservation design, a centralized treatment facility, and/or
technologically advanced environmentally sensitive systems will be preferred.
GOAL Improve the county’s air quality
35. The County, individual property owners, property owner associations, and road
improvement / maintenance districts are encouraged to provide low-dust surfaces or pursue
dust-control measures on roadways under their jurisdiction.
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36. The County commits to taking appropriate dust-control measures while constructing and
maintaining its capital improvement projects. 37. The County supports conservation planning
and management for dust control by land users involved in ranching, farming, and forestry. 38.
Economic development efforts should focus on nonpolluting industry and commercial
enterprises.
38. Economic development efforts should focus on nonpolluting industry and commercial
enterprises.

Water Resources
GOAL Ensure a sustainable water supply for human communities while protecting natural
systems.
7. Conserve and enhance riparian buffers, protect floodplains from development, and require
the capture of stormwater on site.
11. To reduce stormwater runoff and improve water quality, the County encourages minimizing
impervious surfaces and using LID principles within all developments. 11. To reduce stormwater
runoff and improve water quality, the County encourages minimizing impervious surfaces and
using LID principles within all developments.

Land Use and Growth:
GOAL Ensure the conservation of open space for the environmental, social, and economic
wellbeing of the county.
14. Coordinate efforts to maintain compatible uses next to lands managed as open space.
GOAL Ensure that commercial development is well designed and appropriately located within
communities and activity centers.
28. Large-resort commercial uses should only be sited in appropriate locations that can be
adequately served by roads, water, sewer, and other public facilities and services, and shall be
discouraged from locating in inholding areas.
29. In reviewing the environmental impacts of a proposal, the County will require
development projects to demonstrate sensitivity to the natural and
cultural
environment
including preservation of views, trees, and native vegetation; consideration of wildlife;
preservation of dark skies; and conservation of water resources.
30. To facilitate efficient and safe traffic movement and avoid aesthetic problems, strip
commercial development is strongly discouraged in favor of clustered, mixed-use,
commercial development that supports multi-modalism and walkability.
GOAL Increase creative and mixed land uses that result in self-sustaining communities and
walkable and vibrant activity centers.

pg. 17
76

WINDMILL RANCH RESORT ZONE CHANGE NARRATIVE
36. Design flexibility that results in a mix of compatible land uses is strongly encouraged.
GOAL Ensure that new development implements integrated conservation design practices.
56. The County supports integrated conservation design, clustered subdivisions, density
bonuses, and TDR to conserve portions of the property that are environmentally sensitive or for
shared public or open space.
57. Work with developers early on to incorporate integrated conservation design practices
into projects.
GOAL Ensure that every new development pays its fair share of costs associated with that
development.
63. Development projects shall be required to pay their fair and roughly proportional share for
off-site improvements and public facilities such as the roads and utilities necessary to support
the development.
64. Applicants for all new development projects shall assure an adequate level of services
including roads, water and wastewater, fire protection, and utilities.
65. Assess and set fee structure to address future growth and development projects.
66. As deemed necessary to support major developments and subdivisions, developers in
cooperation with utility providers shall be responsible for the installation, construction, or
upgrade of necessary public utilities without diminishing the level of service to existing
residents.

Community Character:
GOAL Develop well-designed communities that promote rural character and conserve open
space and natural resources while enhancing quality of life and economic vitality.
8. Developers are encouraged to gather and integrate local public input early in the process of
creating the conceptual designs for their projects.
GOAL Support the development of concentrated commercial and community land uses that
meet residents’ needs.
12. The County supports community facilities and activities that promote a greater sense of
place by enhancing community identity and local pride.
GOAL Conserve and enhance the integrity of the county’s scenic resources and unique features.
24. The County favors the underground placement of utilities in all major developments.
25. The County seeks to coordinate with electrical energy providers when siting transmission
and substation facilities in the county.
26. To reduce impacts on views, structures and infrastructure shall be planned and built in a
manner that minimizes impacts on horizon and ridgelines.
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27. To maintain the county’s unique natural beauty, the County supports the protection of
viewsheds, undeveloped ridgelines, and hillsides through the use of sustainable building and
development techniques.
GOAL The County shall continue to be a world leader in the preservation of dark skies.
33. The County recognizes the economic and social benefits of dark skies by implementing
innovative lighting practices and technologies on County projects and facilities and in the
regulation of others through the application of its ordinances and promotion of best practices.
40. The County will work with partners, agencies, and other jurisdictions to minimize streetlights
and their impacts on dark skies

Economic Development:
GOAL Create and maintain a sustainable standard of living and a high quality of life by
recognizing the economic value of the natural systems and human capital within Coconino
County. Through collaboration, continue to embrace economic, social, and environmental
responsibility to build prosperous and livable places.
4. Support tourist-related development projects that focus on conserving and showcasing the
county’s unique natural, cultural, and dark sky features.
5. Support coordinated efforts (public/private) to build and maintain recreational assets (trails,
wildlife viewing areas) and continued access to public lands.
21. The County encourages the establishment of industries that contribute to the region’s
economic health and support community character.

Parks, Open Space, Trails & Recreation:
GOAL Plan for and provide a variety of recreational, cultural, historic, and educational
opportunities throughout the county, in developed and future parks as well as natural areas.
4. Support tourist-related development projects that focus on conserving and showcasing the
county’s unique natural, cultural, and dark sky features.
5. The design of developments should include public recreation amenities.
GOAL Provide for the conservation and stewardship of important natural areas and support the
protection of other public lands that provide open space and recreation value.
8.

The County supports access to open spaces for all residents and visitors where suitable.

GOAL Enhance the existing regional system of trails by promoting more access and managed
access between communities, public lands, and activity centers to create a network of linked
open space, trails, and recreational areas.
13. The County supports a comprehensive approach to addressing the need for public lands
access, continuity of trail networks, provisions for nonmotorized circulation, and resource
protection through community trails plans.
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14. The County supports coordination with local communities to identify and develop portal
points into the trails and open-space system that will promote access to high-value recreation
and scenic lands.
16. Development projects must consider and plan for public land access and the design and
maintenance of proposed trails, trailheads, and bicycle lanes that meet County guidelines.

Community Services:
GOAL Enhance the existing regional system of trails by promoting more access and managed
access between communities, public lands, and activity centers to create a network of linked
open space, trails, and recreational areas.
15. Development projects that include centralized community wastewater systems are
encouraged to incorporate treated effluent disposal areas into greenbelts as part of an
integrated conservation design or to reuse treated wastewater for environmentally beneficial
uses.

Public Safety:
GOAL Ensure emergency services and response to meet residents’ needs.
2. The availability of adequate emergency services and emergency access routes shall be
considered in the review of major developments and subdivisions. Development projects shall
provide for two means of vehicular access (ingress/egress) to ensure adequate entrance and exit
routes for emergency response and management activities.
3. An emergency response mitigation plan shall be incorporated in development projects
located in remote areas without nearby emergency medical services.
GOAL Provide for a high level of fire protection and safety.
26. Development projects shall include adequate fire protection measures, as determined by the
BOS with input from the local fire district and/or appropriate fire management agencies.

Circulation:
GOAL Maintain a circulation network that is safe, efficient, and complementary to local
communities and the environment.
1. The County will coordinate land use and circulation planning activities to encourage
comprehensive and efficient development patterns that support adjacent land uses,
complement the character of communities and adjacent neighborhoods, and minimize impacts
to the natural environment.
GOAL Improve nonmotorized circulation networks and provide greater opportunity for
alternative modes of travel.
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13. The County promotes the connection of existing neighborhoods and communities (at both a
local and regional scale) with trails, pathways, and other multimodal facilities. The County will
coordinate with ADOT, the USFS, land managers, and property owners to achieve this.
GOAL Ensure the quality design and development of circulation systems that include both
motorized and nonmotorized modes of transportation.
24. The County supports low impact design and decreases in impervious areas where dust,
safety, and maintenance impacts can be minimized.
GOAL Use best practices in the design and management of transportation infrastructure to
minimize the impacts to soil, hydrology, and wildlife.
29. Minimize the construction of new roads and encourage the construction of wildlife-friendly
fences where necessary.
30. Avoid environmentally sensitive features such as stream channels and steep slopes in the
design of new roads.
31. Plan and allow for sufficient drainage across roads and infiltration mechanisms to capture
runoff.
34. The County strongly supports the use of low-level lighting, subdued illumination, and limited
application in the use of outdoor lighting along roadways and encourages the conservation of
the dark skies inherent in the natural outdoor setting.
GOAL Improve circulation infrastructure while protecting the environment and community
character.
38. The County promotes safety improvement and maintenance projects for circulation
infrastructure (including snow and ice removal) that are consistent with conservation and
ecosystem protection.
GOAL Provide for safe travel and access to property.
42. Where not addressed through the CIP, developers for major developments and subdivisions
shall pay for necessary circulation improvements to support access to and within the site.
43. The developer must provide connectivity to adjacent existing and potential future
infrastructure to provide adequate access for emergency service vehicles, circulation
infrastructure in major developments, subdivisions, and other residential neighborhoods.

c . That the change is in the interest of or will further the public health,
safety, comfort, convenience and welfare.
Response:
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The intent of the Windmill Ranch Resort project is to provide a resort and
recreational based residential opportunity at a very accessible and unique
private property surrounded by the Coconino National Forest and adjacent
to Arizona Interstate 17. The site is easily accessed from the Newman Park
interchange on Forest Service Road 772 (with proposed improvements).
Distance from the interchange to the north end of the subject parcel is ½
mile.
d. That the change will not adversely affect the established character of
the surrounding neighborhood nor be detrimental to adjacent properties.
Response:
It is the opinion of the applicant that the granting of the zone change
request will result in a mutually beneficial result whereby the residents and
visitors of and to the resort will have the unique privilege of having public
lands virtually all around them…..for their enjoyment and respectful use.
While, at the same time, the national forest will endure and benefit from
additional use by the public thus fulfilling one of the most important land
use goals for national public lands.
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RESORT CABINS

1
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(SEE PLAN)
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-

-

-
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---
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37' - 0"

3" / 12"

COVERED DECK

DRAWN BY

CHECKED BY

JPH

JPH

-

is not responsible for any structural
design or items shown herein
requiring engineering by a licensed
and certified structural engineer.

BBQ SHOWN FOR
GAS OUTLET ONLY

24' - 0"

--10' - 0"

24'-0"X 10'-0"
236 SF

24' - 0"

13 SF

6'-1"X 3'-3"

19 SF

19 SF

dn

?

10'-0"X 13'-3"
115 SF

SUITE #2
10'-0"X 13'-0"
129 SF

DINING
9'-3"X 12'-11"

LOFT

119 SF

13'-1"X 21'-5"
405 SF

8" / 12"

9'-0"X 5'-0"

BATH
9'-8"X 5'-6"

44 SF
2' - 4 1/2"

3" / 12"

51 SF

9' - 0"

2' - 0"

13' - 0"

10' - 5 1/2"

13' - 6 1/2"

main floor
upper level
garage

3" / 12"

2' - 0"

5' - 0"

10' - 9 1/2"

233 SF

106 SF

RIDGE

12'-9"X 18'-0"

10'-0"X 10'-0"

8" / 12"

LIVING
ROOM

756 sq ft
451 sq ft
364 sq ft
8" / 12"

COVERED ENTRY
12'-0"x 8'-0"
93 SF

4' - 0"

12' - 0"

24' - 0"

1

11' - 7 1/2"

10' - 0"

LOFT LINE

SUITE #1

8" / 12"

BATH

BREAK PITCH
32' - 0"

278 SF

5' - 6"

5' - 5 1/2"

22'-4"X 12'-6"

8' - 0"

32' - 0"

23' - 3 1/2"

GARAGE

UP

27' - 0"

REF.

RIDGE

Main Floor
1/4" = 1'-0"

2

UPPER LEVEL
1/4" = 1'-0"

8" / 12"

WINDMILL RANCH
RESORT

13' - 4 1/2"

STAIRS
54 SF

8" / 12"

KITCHEN

LAUNDRY

CELL (406) 253-3134

3'-10"X 3'-10"

MECH
6'-2"X 3'-3"

7' - 8 1/4"

2614 WEST JAYTON DR.
MERIDIAN, ID 83642

PANTRY

3' - 2 1/4"

8" / 12"

DW

2' - 4 1/2"

3' - 8 1/2"

10' - 9"

MT ARARAT DESIGN

6' - 10"

8" / 12"

6' - 7 1/2"

2' - 4 1/4"

3' - 9 1/2"

3' - 8"

4' - 2"

3' - 8"

15' - 7"

SCALE

(SEE PLAN)
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JOB #
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3D View 4
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Roof
125' - 11 15/16"

8" / 12"

8"

/
8"

Roof
125' - 11 15/16"

/1

2"

"
12

3" / 1
2"

UPPER LEVEL
110' - 5 7/8"

2"
3" / 1

Main Floor TOW
109' - 1 1/8"

8" / 12"

UPPER LEVEL
110' - 5 7/8"

7"

Main Floor TOW
109' - 1 1/8"

Main Floor
100' - 0"
GARAGE
99' - 5"

FRONT ELEVATION
1/4" = 1'-0"

LEFT ELEVATION
1/4" = 1'-0"

2

-

CHECKED BY

JPH

JPH

Main Floor
100' - 0"
GARAGE
99' - 5"

-

---

--Roof
125' - 11 15/16"

Roof
125' - 11 15/16"

8" / 12"

/
8"

"
12

8"

/1

2"

UPPER LEVEL TOW
118' - 7"

UPPER LEVEL TOW
118' - 7"

"
12

8" / 12"

3" / 12"

8" / 12"

/
8"

UPPER LEVEL
110' - 5 7/8"

3" / 1
2"
UPPER LEVEL
110' - 5 7/8"

Main Floor TOW
109' - 1 1/8"

Main Floor TOW
109' - 1 1/8"

BBQ SHOWN FOR
GAS OUTLET ONLY

Main Floor
100' - 0"

Main Floor
100' - 0"

GARAGE
99' - 5"

GARAGE
99' - 5"

WINDMILL RANCH
RESORT

1

DRAWN BY
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"
12
1' - 4 3/4"

/
8"

8' - 1 1/8"

8" / 12"

UPPER LEVEL TOW
118' - 7"
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UPPER LEVEL TOW
118' - 7"
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-
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design or items shown herein
requiring engineering by a licensed
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REAR ELEVATION
1/4" = 1'-0"
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RIGHT ELEVATION
1/4" = 1'-0"

SHEET

A3

REVISIONS

3/1/2022
10:45:08
AM

ANY STUD IN AN EXTERIOR WALL OR BEARING PARTITION MAY BE CUT OR NOTCHED
TO A DEPTH NOT EXCEEDING 25 PERCENT OF ITS WIDTH. STUDS IN NONBEARING
PARTITIONS MAY BE NOTCHED TO A DEPTH NOT TO EXCEED 40 PERCENT OF A
SINGLE STUD WIDTH. ANY STUD MAY BE BORED OR DRILLED, PROVIDED THAT
THE DIAMETER OF THE RESULTING HOLE IS NO GREATER THAN 40 PERCENT OF
THE STUD WIDTH, THE EDGE OF THE HOLE IS NO CLOSER THAN 5/8" TO THE
EDGE OF THE STUD, AND THE HOLE IS NOT LOCATED IN THE SAME SECTION AS
A CUT OR NOTCH. EXCEPTION: A STUD MAY BE BORED TO A DIAMETER NOT
EXCEEDING 60 PERCENT OF ITS WIDTH, PROVIDED THAT SUCH STUDS LOCATED
IN EXTERIOR WALLS OR BEARING PARTITIONS ARE DOUBLED AND THAT NOT
MORE THAN TWO SUCCESSIVE STUDS ARE BORED.

-

-

---

---

24' - 0"

3

2' - 6"

24' - 0"

13' - 0"

2' - 6"

2 - 16D

SOLE PLATE TO JOIST OR BLOCKING, FACE NAIL

16D - 16" O.C.

TOP OR SOLE PLATE TO STUD, END NAIL

2 - 16D

STUD TO SOLE PLATE, TOE NAIL

3 - 8D OR 2 - 16D

DOUBLE STUDS, FACE NAIL

10D - 24" O.C.

DOUBLE TOP PLATES, FACE NAIL

10D - 24" O.C.

DOUBLE TOP PLATES, MIN. 4'-0" OFFSET OF END JOINTS, FACE NAIL IN LAPPED AREA

4 - 10D

TOP PLATES, LAPS AT CORNER AND INTERSECTIONS, FACE NAIL

2 - 10D

BUILT UP HEADER, TWO PIECES WITH 1/2" SPACER

16D - 16" O.C. ALONG EACH EDGE

CONTINUED HEADER, TWO PIECES

16D - 16" O.C. ALONG EACH EDGE

CEILING JOIST TO PLATE, TOE NAIL

3 - 8D

CONTINUOS HEADER TO STUD, TOE NAIL

4 - 8D

CEILING JOIST, LAPS OVER PARTITIONS, FACE NAIL

3 - 10D

CEILING JOIST TO PARALLEL RAFTERS, FACE NAIL

3 - 10D

RAFTER TO PLATE, TOE NAIL

2 - 16D

BUILT-UP CORNER STUDS

10D - 24" O.C.

BUILT UP GIRDERS AND BEAMS, 2-INCH LUMBERS LAYERS

10-D NAIL EACH LAYER

8" / 12"
8" / 12"

8" / 12"

AS FOLLOWS: 32" O.C. AT TOP AND BOTTOM AND

3" / 12"

STAGGERED. TWO NAILS AT EACH ENDS AND AT SPLICES
2 - 16D AT EACH EACH BEARING

2" PLANKS
ROOF RAFTERS TO RIDGE, VALLEY OR HIP RAFTERS:
TOE NAIL

4 - 16D

FACE NAIL

3 - 16D
3 - 8D
2' - 6"

RAFTER TIES TO RAFTERS, FACE
PLYWOOD AND WOOD STRUCTURAL PANELS, SUB FLOOR, ROOF AND WALL SHEATHING TO FRAMING, AND PARTICLEBOARD WALL SHEATHING TO FRAMING

DESCRIPTION OF BUILDING MATERIAL

5/16" - 1/2"

DESCRIPTION OF FASTENER

EDGE NAILING

6D COMMON NAIL (SUB FLOOR, WALL)

6"

12"

INTERMEDIATE SUPPORTS

6"

12"

2' - 6"

8D COMMON NAIL

1 1/8" - 1 1/4"

10D COMMON NAIL OR 8D DEFORMED NAIL

6"

12"

1/2" GYP SHEATHING

1 1/2" GALV ROOFING NAIL

4"

8"

6D COMMON - 1 1/4" SCREW, TYPE W OR S
5/8" GYP SHEATHING

1 3/4" GAL ROOFING NAIL

2' - 6"

8D COMMON NAIL (ROOF)
19/32" - 1"

2' - 6"

4"

8"

8" / 12"

8" / 12"

8D COMMON - 1 5/8" SCREW, TYPE W OR S
PLYWOOD AND WOOD STRUCTURAL PANELS, COMBINATION SUB FLOOR UNDERLAYMENT TO FRAMING

3/4" AND LESS

6D DEFORMED NAIL OR 8D COMMON NAIL

6"

12"

7/8" - 1"

8D COMMON NAIL OR 8D DEFORMED NAIL

6"

12"

1 1/8" - 1 1/4"

10D COMMON NAIL OR 8D DEFORMED NAIL

6"

12"
10' - 0"

PRESSURE - TREATED SILL SHALL BE TREATED TO RETENTION LEVEL OF 0.40
SILL PLATES WILL HAVE A MIN. OF TWO BOLTS PER PIECE AN ONE BOLT WITHIN 1'-0" OF END JOINTS
JOISTS AND RAFTERS SHALL NOT BE NOTCHED WITH IN THE MIDDLE THIRD OF THE MEMBERS. NOTCHING AT THE
ENDS OF FLOOR JOISTS, EITHER AT THE TOP OR AT THE BOTTOM, MAY NOT EXCEED 1/4TH OF THE DEPTH OF THE
JOIST. NOTCHES ELSEWHERE MAY NOT EXCEED 1/6TH THE DEPTH OF THE MEMBER ITSELF. RAFTERS AND CEILING
JOISTS MAY BE NOTCHED AT THE ENDS BUT NEVER MORE THAN 1/4TH OF THE DEPTH OF THE MEMBER. NOTCHING
ON THE TOP OF THE RAFTER OR CEILING JOIST MAY NOT EXCEED 1/3RD OF THE DEPTH AND MAY NOT BE FARTHER FROM
THE FACE OF THE SUPPORT THAN THE DEPTH OF THE MEMBER. ALL HOLES MUST BE A MINIMUM OF 2" FROM THE TOP
AND BOTTOM. THE HOLE MAY NOT EXCEED 1/3RD OF THE DEPTH OF THE MEMBER.

12' - 0"

2' - 0"

SCALE

(SEE PLAN)

1/4" = 1'-0"
DATE

TBD
JOB #

1

Roof Plan
1/4" = 1'-0"

RAFTER BIRD'S MOUTH SHALL NOT BE CUT GREATER THAN 1/3RD OF THE DEPTH OF THE RAFTER

2

JPH

2614 WEST JAYTON DR.
MERIDIAN, ID 83642

2" SUB FLOOR TO JOIST OR GIRDER, BLIND AND FACE NAIL

8" / 12"

3 - 8D

JPH

TRUSS TO DBL. TOP PLATE OPTIONS
1/4" = 1'-0"

FASTENER SCHEDULE FOR STRUCTURAL MEMBERS
JOIST TO SILL OR GIRDER TOE NAIL

CHECKED BY

CELL (406) 253-3134

LINTEL SCHEDULE: (OR AS SHOWN)
UP TO 4'-0"
2 - 2X6
6'-0" 2 - 2X10
8'-0" & UP SEE SIZED VERSA LAM BEAMS

TRUSS/RAFTER TO DBL TOP PLATE OPTIONS

DRAWN BY

is not responsible for any structural
design or items shown herein
requiring engineering by a licensed
and certified structural engineer.

MIN. 1'-10" X 2'-6" ATTIC AND CRAWL SPACE ACCESS DOOR SHALL BE PROVIDED

SIMPSON H2.5A

WINDMILL RANCH
RESORT

ALL STRUCTURAL LUMBER SHALL BEAR AN APPROVED GRADING STAMP

SIMPSON H1

MT ARARAT DESIGN

SOLID BLOCKING IS REQUIRED AT ALL JOISTS AND RAFTERS AT
BEARING POINTS
STAGGER DOUBLE TOP PLATES JOINTS MIN. 4'-0"

3" / 12"

MINIMUM COLUMN SIZES:
3 - 2X4 OR 4X4 FOR 2X4 WALLS OR 3 - 2X6 OR 4X6 FOR 2X6 WALLS
SUPPORTING VERSA LAM BEAMS UNLESS OTHER WISE DETAILED

PREMANUFACTURED TRUSSES:
A. TRUSS LOADING:
TOP CHORD D.L. = 13 PSF
BOTTOM CHORD D.L. = 7 PSF
top chord l.l. = 53 psf (1 = 1.0) (snow)
BOTTOM CHORD L.L. - 10 PSF. DOES NOT ACT CONCURRENTLY WITH TOP
CHORD L.L.
B. MEMBER PROPERTIES:
CHORDS SHALL BE #2 DOUGLAS FIR OR BETTER
WEBS SHALL HAVE A MINIMUM MODULUS OF ELASTICITY OF 1,500,000 PSI
C. ALL TRUSS BLOCKING SHALL BE PROVIDED BY THE TRUSS MANUFACTURE AND
CONSTRUCTED WITH APPROVED PLATES.
D. TRUSS MANUFACTURER SHALL VERIFY ALL TRUSS DIMENSIONS, ACCOUNTING FOR
TOLERANCES, CONNECTIONS, AND SPLICE REQUIREMENTS
E. TRUSS PROFILES SHOWN ARE REPRESENTATIONS OF POSSIBLE CONFIGURATIONS
OF WEB LOCATIONS AND MEMBER SIZES. TRUSS MANUFACTURE SHALL SUBMIT
SHOP DRAWINGS FOR APPROVAL. ALL TRUSSES SHALL BE DESIGNED BY A
REGISTERED PROFESSIONAL ENGINEER AND ALL SHOP DRAWINGS SHALL BE
STAMPED AND SIGNED BY A REGISTERED PROFESSIONAL ENGINEER.
F. TRUSS MANUFACTURE SHALL PROVIDE PROOF OF APPROVED THIRD PARTY
INSPECTION AS REQUIRED BY IBC CHAPTER 2303.4
G. TRUSS MANUFACTURER SHALL DESIGN ALL TRUSS TO TRUSS CONNECTIONS AND SHALL
INDICATE SAID CONNECTION ON THE SHOP DRAWINGS.
H. EACH TRUSS SHALL BE MARKED WITH THE FOLLOWING INFORMATION:
1. MANUFACTURER'S IDENTITY
2. DESIGN LOAD
3. TRUSS SPACING

12' - 0"

FRAMING GENERAL NOTES:

FRAMING NOTES
1/4" = 1'-0"
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From:
Sent:
To:
Subject:

denice napoletano
Wednesday, April 6, 2022 4:32 PM
Christelman, Jason; Short, Bob
Windmill Ranch proposed zone change

[EXTERNAL EMAIL]
Use cau on before clicking on links, opening a achments, or responding. DO NOT CLICK unless you
recognize the sender and know the content is safe.
Gentlemen, for what it’s worth, please consider my concerns that the requested zoning change for
Windmill Ranch is not consistent with the goals objec ves and policies within the comprehensive
plan.
Unfortunately, if the county allows this dense concentra on of essen ally vaca on RV spaces, it will
cause ever-increasing misuse of our environment. Hundreds of OHVs driving recklessly through the
adjacent forest roads, shoo ng ﬁrearms, leaving their trash and human waste. Likely ‘blazing’ new
illegal trails as well. (Recall the can of worms Sedona opened and now struggles to contain due to
their earlier embrace of OHV tourism.) It was noted the Windmill developer commi ed to providing
educa onal materials to the residents about leave no trace prac ces and proper forest e que e. That
sounds great as a sound bite, however we know there’s no likely hood of enforcing those teachings.
Coconino County sheriﬀs oﬃce is charged with ﬁrst response of EMS and law-enforcement within this
area, they are stretched thin for the acreage they patrol. What can CCSO medical and enforcement
response me to this area be during summer holiday weekends? The developer also indicated short
term rentals would not be allowed. Again, how are STR restric ons enforced?
Please note, my biggest cause of dismay regarding rezoning for this proposed development is the
complete environmental destruc on. Joni Mitchell’s lyrics come to mind ‘They paved paradise to put
up a parking lot‘ There is a wetlands area and sporadic stream that ﬂows through this meadow, an
environmental treasure in northern AZ. Hundreds of species mammals birds and plants are sustained
by this moisture. The developer proposes reloca ng this treasure? The assump on that humans
staying at this development would avoid the relocated environmental treasure seems a bit of a
stretch. Humans are disrespec ng creatures and generally use poor judgement.
Thank you for your a en on and considera on,
Denice Napoletano
2423 Hano Trail
Flagstaﬀ AZ 86005
denicenap@gmail.com
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Fara J Oreshack
PO Box 25213
Munds Park, AZ 86017
623.399.3389
April 14, 2022
RE: Coconino County Development of Parcel 400-13-001, Newman Park, Windmill Ranch Resort Zone
Change Request
Mr. Short and Mr. Cristelman, Coconino County P&Z
On my way to town yesterday – I had the most stunning view near Neuman Park. In the open meadow
stood at least 2 elk grazing peacefully. All I could think of was how the elk and other wildlife won’t have
these open areas if development continues unchecked. There has already been a decrease in the sighting
of elk in Munds Park due in part to a previously approved development on the west side of I-17. There has
been, unfortunately, an influx in the efforts to develop along the I-17 corridor from Munds Park to Flagstaff
(e.g. Munds Park, Kachina Village, Newman Park). The owners of proposed Windmill Ranch Resort and
other owners and perspective owners are requesting zone changes to what is actually a “commercial”
change. This change would remove the current zoning that presently protects and preserves these delicate
environments. These owners/investors were aware of the zoning when the properties were purchased. It is
clear that the investor objectives will over develop the very areas protected in the Coconino County
Comprehensive Plan, increase people-decrease animal and vegetation species; environmental impact due
to increase man-made material-contributing to the climate change of the area; increased traffic-increased
noise, increased activity in the forest-less protection of current wildlife in the area. This does not include,
increased fire hazards due to activity in the surrounding forest, increased activity impacting wildlife,
vegetation species, littering of the forests, destruction of the nearby landscape of the county; increased
impacts on resources such as fire departments, police/sheriff/DPS offices, medical facilities and staff, overall infrastructure stress.
I have reviewed the Coconino County Comprehensive Plan and I am focusing on specific areas of the plan
in order to express an overall environmental impact that is not aligned with the plan to preserve and protect
the fragile eco system and wildlife. The area is essentially an inholding area1 surrounded by forest and as
referenced by footnote 23, these are not ideal locations for large resort commercial resorts should be
discouraged in these areas. This proposal would impact the open space, the wildlife corridors, floodplain,
dark skies, air quality, (additional dust from over use of forest and the increased motorized vehicular traffic
in RVs, and OHVs), transportation (I 17 is already taxed as are the primary roads that lead into Flagstaff),
and then the impact to the overall scenic viewsheds.
This development would be zoned under “commercial,” regardless that it is essentially providing over 200
temporary living spaces in an environment that is predominately open space, forest and not meant to be
urban.
The following points are copied here to support the statements above. These items are referenced for your
ease of locating the quotes in the Plan.
We will accomplish responsible growth by integrating new development in a way that respects the
environment…. Value for the beauty of our distinctive natural landscapes, solitude, recreational
opportunities, and ecological function remains a priority; as a result, we will work to ensure their
long-term health and viability.2

1
2

Coconino County Comprehensive Plan, Page 193, Glossary of Terms
Coconino County Comprehensive Plan, Page 3, Vision for the Future
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… everyone—government, businesses, organizations, landowners, residents, and visitors—has an
ethical obligation to the land… A land ethic, then, reflects the existence of an ecological conscience,
and this in turn reflects a conviction of individual responsibility for the health of the land.3
… solutions to shared problems. It also means a deep love and appreciation of the landscapes and
traditions that define living in the rural West. The Coconino County Code of the West is intended to
offer an accurate portrait of the conditions in rural Coconino County and to help make the transition
to living and doing business here as transparent and pleasant as possible. We do not offer the same
level of service that one expects from a municipal government.4 Dark skies are a treasured and
protected resource in Coconino County; therefore, you should expect neighborhoods with little or no
lighting.5
Since we are a part of nature and our actions affect the health and vitality of ecosystems, we are
responsible for proper stewardship of the natural environment.6 Avoid or mitigate for the effects of
human use and development on ecological processes and the landscape… Avoid land uses that
deplete natural resources. Reducing or depleting resources such as water, soil, wildlife, or natural
vegetation alters ecosystems in significant and fundamental ways. Depleting these resources
disrupts natural processes in ways that are often irreversible. 7 Impacts may not be apparent for
years or decades; in some cases, we may not recognize them until they reach a threshold when
impacts are dramatic. A series of seemingly innocuous, site-specific changes in land use can
combine to produce cumulative effects that we cannot attribute to a single, landscape-scale event.8
Large areas of the county are rural, natural, open, and disconnected from urban life; conserving
these areas supports the goals of this Comprehensive Plan.9 Develop strategies for wise restraint,
recognizing that sometimes the best choices for the long term are not the easy choices.10 Support
communities and land managers in their effort to restore forest health, reduce the likelihood of highseverity wildfire, and safeguard watershed health.11 The County will work cooperatively with the
public and agencies to protect scenic viewsheds, prevent fragmentation of open lands, preserve
important wildlife habitat, protect watersheds, and provide buffers between developed areas.12
Unfragmented habitats and wildlife corridors maintain ecological and species diversity. Scenic
viewsheds, air quality, water quality, and other environmental features like dark skies provide
important quality-of-life values for residents. Time and again, county residents have supported the
conservation and stewardship of natural resources, as well as the maintenance and restoration of
healthy ecosystems…13
Development projects will be located outside of floodplains to prevent property damage, protect
riparian areas, and facilitate water infiltration into the ground. Floodplains will be delineated by the
County using the best available data.14 The County favors projects that conserve open space,
wildlife movement corridors, and wildlife watering areas.15

3

Coconino County Comprehensive Plan, Page 4, Land Ethic
Coconino County Comprehensive Plan, Page 5, Code of the West
5
Coconino County Comprehensive Plan, Page 6, Code of the West
6
Coconino County Comprehensive Plan, Page 7, Guiding Principles
7
Coconino County Comprehensive Plan, Page 9, Guiding Principles
8
Coconino County Comprehensive Plan, Page 10, Guiding Principles
9
Coconino County Comprehensive Plan, Page 17, Sustainability and Resiliency
10
Coconino County Comprehensive Plan, Page 25, policy #9, Sustainability and Resiliency
11
Coconino County Comprehensive Plan, Page 26, policy #12, Sustainability and Resiliency
12
Coconino County Comprehensive Plan, Page 26, policy #17, Sustainability and Resiliency
13
Coconino County Comprehensive Plan, Page 27, Natural Environment
14
Coconino County Comprehensive Plan, Page 30, policy #6, Natural Environment
15
Coconino County Comprehensive Plan, Page 34, policy #11, Natural Environment
4
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Primary sources of air pollution in Coconino County are vehicles, power plants, wood burning
stoves, and dust…16
Promoting orderly, concentrated growth in or near existing communities with appropriate levels of
infrastructure and services in place17 … often fragment wildlife habitat, offer no opportunity for
preserving open space, and disregard topography and other building constraints such as
floodplains18 The commercial use of inholdings within the national forest and national parks is
strongly discouraged and, when development of inholdings is proposed, the existing density should
not be increased and the proposed development should use integrated conservation design
methods.19 The County will work with private landowners, public land managers, tribal entities, and
the ASLD to protect open lands for the purposes of maintaining scenic viewsheds, preventing
fragmentation, preserving important wildlife habitat, conserving working lands, protecting watersheds
and water resources, providing buffers from developed areas, and protecting environmentally
sensitive lands.20 Ensuring the quality of the county’s expansive ranchlands is important. The vast
landscapes of rural Coconino County are significant not only for their economic, visual, and historical
values, but also because they contain large areas of contiguous habitat that provides wildlife
corridors and ecosystem services21 Commercial development projects shall be located and
designed in a manner that is compatible with the character of the area in which the project is
proposed.22 Large-resort commercial uses should only be sited in appropriate locations that can be
adequately served by roads, water, sewer, and other public facilities and services, and shall be
discouraged from locating in inholding areas.23 In reviewing the environmental impacts of a
proposal, the County will require development projects to demonstrate sensitivity to the natural and
cultural environment including preservation of views, trees, and native vegetation; consideration of
wildlife; preservation of dark skies; and conservation of water resources.24
County residents value star-filled night skies for their inspirational beauty… This is especially
significant because the number of quality astronomical sites in the U.S. is decreasing rapidly
because of light pollution.25
Another desirable community characteristic is natural quiet. Protecting natural soundscapes is
becoming a serious issue in many national parks, natural areas, and tourist areas.26
The County supports the protection of environmentally sensitive features, cultural resources, and
cultural and historic sites. To this end, trail design should consider accommodating an appropriate
level of use while minimizing negative impacts to all types of resources.27 The County supports the
removal and rehabilitation of user-created, non-designated trails (both motorized and nonmotorized)
that result in unauthorized access and/or damage to adjacent private and public lands.28
Within Coconino County, the airports, rail-lines, highways, and trails move large volumes of
materials and millions of people, including nearly 5 million visitors annually to Grand Canyon
National Park. This infrastructure requires physical footprints. Without sound, conservation-based
planning, it can fragment or damage habitat, limit wildlife movement, introduce pollutants and nonnative and invasive species, cause adverse hydrologic impacts, disrupt scenic viewsheds, and
16

Coconino County Comprehensive Plan, Page 40, Air Quality
Coconino County Comprehensive Plan, Page 58, Land Use & Growth
18
Coconino County Comprehensive Plan, Page 63, Land Use & Growth
19
Coconino County Comprehensive Plan, Page 65, policy #3, Land Use & Growth
20
Coconino County Comprehensive Plan, Page 67, policy #12, Land Use & Growth
21
Coconino County Comprehensive Plan, Page 68, Land Use & Growth
22
Coconino County Comprehensive Plan, Page 72, policy #25, Land Use & Growth
23
Coconino County Comprehensive Plan, Page 73, policy #28, Land Use & Growth
24
Coconino County Comprehensive Plan, Page 73, policy #29, Land Use & Growth
25
Coconino County Comprehensive Plan, Page 103, Dark Skies, Community Character
26
Coconino County Comprehensive Plan, Page 104, Natural Quiet, Community Character
27
Coconino County Comprehensive Plan, Page 126, policy #15, Parks, Open Space, Trails, & Recreation
28
Coconino County Comprehensive Plan, Page 127, policy #23, Parks, Open Space, Trails, & Recreation
17
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create excessive noise29 The County will coordinate land use and circulation planning activities to
encourage comprehensive and efficient development patterns that support adjacent land uses,
complement the character of communities and adjacent neighborhoods, and minimize impacts to the
natural environment.30
County residents value star-filled night skies for their inspirational beauty… This is especially
significant because the number of quality astronomical sites in the U.S. is decreasing rapidly
because of light pollution.31
As a significant factor in a community’s overall character, natural scenery can have dramatic effects on
property values and tourist revenues. As communities develop, it becomes increasingly important to
conserve the unique features that distinguish an area—its rock formations, mountain backdrops, forests,
riparian areas, meadows, or expansive open spaces.32 This development would not provide the retention of
the valuable open space that is along this corridor, and will impact the overall ecosystem, wildlife and
beauty of our valuable ponderosa forest.
A quick review of August 28, 2019, Coconino County Planning and Zoning Commission meeting notes
revealed that there were concerns. Discussions around the potential for a land exchange, the development
of existing industrial or commercial areas, the protection of the scenic corridor, the development proposal
would butcher the gateway and beauty of the corridor, etc. Although it would have been a logging area,
many of these same principles are still applicable. In addition, in April of 2021, this basic idea was
presented to the Board of Supervisors and soundly rejected as it is not aligned with the Coconino County
Comprehensive Plan as noted above.
There is always more, but this should paint a picture of what is proposed by developers and how it is not
aligned with the plan for smart growth. This proposal isn’t to help communities, forest, or county, this is
business. When I have traveled to other states with national forests, or landscape treasures, it is not dotted
with RV parks and resorts. The current homes and old developed areas along this corridor are in
unobstructive areas and not highly visible (smart growth not over growth). The smart growth to stay away
from wildlife corridors, floodplains, etc. is witnessed by the periodic migration of deer, elk etc. These areas
left the open and forested areas in place. In 2020, I saw antelope on occasion that appeared to be coming
back into the area. I have not seen many antelope, elk or deer since about 2021; surely their protected
areas are being infringed upon with unchecked/over camping and over use of these areas. With these
changes that have been on the books – it is already happening to the wildlife and vegetation as more land is
allowed to be rezoned for investors so there can be more resorts or RV places. A buffer from I-17 will not
improve the quality of the environment for the wildlife/vegetation or lessen the impact – it will only hide it
from the highway. This resort is NOT in the interest of the current public health, safety, comfort,
convenience and welfare – it is a business that increases detrimental impact on the eco-system and wildlife.
In addition, this resort would definitely adversely affect the establish character of the wetlands it is on and
would be detrimental to the surrounding properties – the forest!
I hope you will take this information into consideration to preserve our valuable open spaces, scenic
gateways, wildlife corridors and limited forest areas. There is enough over use, vegetation damage,
garbage, hot campfires found along the forest trails now, we really shouldn’t add more by adding more
people to an area that is volatile and subjected to too much wear now.
Regards,
Fara J Oreshack

29

Coconino County Comprehensive Plan, Page 155, Circulation
Coconino County Comprehensive Plan, Page 155, policy #1, Circulation
31
Coconino County Comprehensive Plan, Page 103, Dark Skies, Community Character
32
Coconino County Comprehensive Plan, Page 98, Community Character
30
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cc
Coconino County Board of Supervisors:
phorstman@coconino.az.gov
jvasquez@coconino.az.gov
mryan@coconino.az.gov
jbegay@coconino.az.gov
lfowler@coconino.az.gov
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Paul Wutt
3686 Ancient Trail
Flagstaff, Arizona 86005
kachinaman@gmail.com
928-699-3601
Bob Short, Principal Planner
Coconino County Planning & Zoning
2500 N Fort Valley Road, Bldg. 1
Flagstaff, AZ 86001
bshort@coconino.az.gov

Dear Mr. Short
Thank you for this opportunity to express my opposition to the “Windmill Ranch Resort Project”
(WRR). I realized the P&Z has passed this in 2021 with the Board of Supervisors (BOS) voting it down.
The BOS sited many different points that they were concerned about. The new revised project
doesn’t addressed the problems the the BOS saw. As they say “putting lipstick on a pig”. It is the
same old project that is not in the best interest of the county and it’s residents. I will address each
point in accordance with the Coconino County Comprehensive Plan’s three criteria.
1. That the change is consistent with the goals, objectives and policies of the Comprehensive
Plan and this Ordinance.
P&Z’s Position was : “The Comprehensive Plan supports tourist-related development projects that
focus on conserving and showcasing the county’s unique natural, and cultural, and dark sky features.
The proposal would retain and enhance the natural features on the property and preserve ground
water quality.”
This is not at all consistent! Yes this plan will bring more tourists and more money to the county and
local businesses. Tourism isn’t an end all but our curse. Tourism just brings more low paying
substandard jobs, increases housing costs, traffic congestion, damage to our forest, need for law and
forest officersl, litter, crime, DUI/OUIs and will kill our fragile Eco system,
Showcasing our the county’s unique natural beauty will end up loving it to death. The Dark Sky
ordinance has been openly violated with the county doing little about it. Example is when I and
others reported when Dollar General put up stadium lighting. The response should have been “turn
the lights off” and not allow them to keep it for another 6 months. They knew and had agreed to put
in proper lighting before building and chose to violate the law.
This project does not “preserve the ground water” How can another large necessary development
who will tap our limited ground water do that? How can you say that adding another necessary waste
disposal system is beneficial?

2. That the change will not be detrimental to the public health, safety, comfort, convenience
and welfare. P&Z’s Position was: “The proposed zone change will not be detrimental to the public
health, safety, comfort, convenience and welfare provided all permitting and code requirements are
met. The applicant would retain native vegetation, adhere to firewise practices and address weed
mitigation.”
WRR is very detriment to the public health, safety, comfort, convenience and welfare. Their plan of
taking a ranch, paving it over, changing the characteristics of a stream, putting in a waste treatment
system, draining or aquifer, ripping up our forest roads with ORV, increased hiking, biking that will
result in the creation of new unauthorized trails, killing or natural flora and fauna. Is that in our best
interest?
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Currently we have a big problem with indiscriminate shooting of guns, illegal camping , driving on
closed roads, trails, human waste and toilet paper throughout the forest. In the past 25 years, as the
we grew, I see less elk, deer, antelope, mountain lion and even fewer birds. I have a heighten
awareness because I am a nature photographer, a hiker, an environmentalist, and I love the area that
we live in.
WRR may follow firewise protection. They have little control over their clientele's ability to start
illegal campfires, smoke, shoot guns, use exploding targets, fireworks, vehicles with faulty mufflers
and other ways to burn the forest. These things cannot be controlled and will happen. Our forest
service and sheriff’s department are so understaffed and cannot even deal with what they have now.
Weed mitigation control. How can that happen? They will draw people from all over the country
who will be bringing their invasive plants with their RV’s, OHV’s, boats, bikes and even on their person.
I am very concerned about wild fires. Increasing use of the forest with little control is a recipe for
burning us down. We are rolling out the red carpet for people to create the possibility of destroying
our homes, our forests, our likelihood just because of a few’s greed.

3. That the change will not adversely affect the established character of the surrounding
neighborhood nor be detrimental to adjacent properties.
P&Z’s Position was : The subject property is located along Interstate 17 and surrounded by Forest
Service land with no adjacent residential property. The access from the Newman Park exit would
affect landowners in this area but will also provide improvements to the area by paving Forest Road
772).
Although there are very few humans that live close by but there are elk, deer, racoons, mountain lions,
skunks, many small mammals. There are nesting eagles, hawks, herons, turkeys, owls, and many
other bird species and migrating birds. There are many species of frogs, toads, lizards, snakes and
other reptiles who live in the forest and surround creeks and wetlands.
Nature will be also be affective by road construction, concrete RV pads, altering the stream, overuse
and abuse of our forest. Nature will have to move or die. If we don’t care, then who?
Land owners will be affected in Kachina Village, Mountainaire, Munds Park, Lake Mary and
surrounding areas. The users of WRR will not stay within the bounds of the resort. They will affect all
of us. I will starkly point this out with the problems that Sedona is going through because of their
poor planning and letting greed take over their town.
During spring break, Sedona experienced their worse traffic problem. Headlines to the Sedona Red
Rock News “Spring Break Traffic Returns’ is our horror film”. They go on to say, “Traffic northbound
on State Route 179 was backed up to the Chapel area with a delay of about 30 minutes, while traffic
eastbound on State Route 89A was backed up for 40 minutes, starting at Tlaquepaque, sneaking
through the Y roundabout, and past Cooks Hill to Airport Road far into in West Sedona all the way to
Andante Drive.”
We all think that Flagstaff’s traffic is horrible. Just think, adding Windmill Ranch Resort along with the
others near Williams, Belmont and Parks and the proposed Williams theme park with their high end
housing development! We are allowing our forest, animals and our lifestyle to die because of a of the
almighty dollar.
We need to be proactive and not reactive. Sedona is struggling with OHVs and is finding that once
you let the horses out…hard to get them back in. Their residents are complaining of all the dust, noise,
careless rude drivers, alcohol consumption, throwing their garbage all over, illegal camping, human
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waste and toilet paper all over. This will permanently change our forest roads, trails, congestion at
trail heads, etc. According to the developer, “short-term rentals also would not have been allowed on
the site, with leases on RV spots lasting at least a year”. The cabins would have been sold, but could
not be rented out by their owners for less than a month. Like that would be put in writing! Even if it
was, things change and we will see the renting out of cabins and RV’s. The money is just too hard to
pass up. It is sad that our misguided governor tied the hands of local governments, allowing a freefor-all with short term rentals. Will they pay for Flagstaff’s ever increasing traffic congestion, increase
sheriff personal, increased fire protection, increased forest service personal? The developers will
reap the profits and we will pay the bill.
In Summary, Windmill Ranch Resort does not meet any of the 3 criteria set forth in the Coconino
County Comprehensive Plan. It certainly doesn’t fit the spirit of the plan. Coconino County elected
and appointed personal need listen and support the people who they represent. These developments
will only increased demands on our ground water, pollute our environment with their waste water,
increase crime, drug and alcohol related problems, forest fires, destroying fire roads, noise, litter,
increases human and pet waste, illegal gun use, impaired driving, impaired boating, increase use of
our city and highway roadway, increased need for law enforcement, promote low paying jobs,
remove and prohibit low income workers from living here. All of these costs will not be borne by
those who visit and consume our “beauty” but all of us who live here.

Respectfully
Paul Wutt
Kachina Village
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From:
Sent:
To:
Subject:

Priya Drews
Friday, March 25, 2022 8:08 AM
Short, Bob
WRR - 3-10-22 New Proposal

[EXTERNAL EMAIL]
Use cau on before clicking on links, opening a achments, or responding. DO NOT CLICK unless you
recognize the sender and know the content is safe.

Please vote down this new proposal which will impact the wetland and stream that passes
through the area. The new proposal is taking advantage of some kind of work-around in
moving the stream. Along with the environmental impact on wildlife, destruction and
making new trails with ORV, forest litter, indiscriminate shooting of guns, noise, crime,
forest fire potential, etc. This large development will impact the forest roads from Munds
Park, west to Oak Creek, north to Kachina Village, east to Mountainaire and Lake Mary
down to Mormon Lake. It will also impact traffic in Flagstaff and along I-17.
WE need less development. not more!
Sincerely, Priya Drews. Kachina Village

Your task is not to seek for love, but merely to find all the barriers within yourself that
you have built against it. -Rumi
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From:
Sent:
To:
Subject:

stevengrass@cox.net
Saturday, March 26, 2022 3:25 PM
Short, Bob
"NO" on RV park

[EXTERNAL EMAIL]
Use cau on before clicking on links, opening a achments, or responding. DO NOT CLICK unless you
recognize the sender and know the content is safe.
I’m writing in regards to the “let’s try again and see if we can fool them” RV park at the
Newman Park Exit on I-17. For the record I am in total opposition to this Ecological,
History wrecking, increased traffic, another water using, noise making venture. As a
Native Arizonan (of 65 years) I am not opposed to progress when it’s viable to do so and
in the best interest of the state not someone’s pockets. Right now we can’t keep Lake
Powell or Mead full enough to bathe in and it’s not getting any better in the foreseeable
future right now. Go to a state that has more water than they know what to do with and
build your “money is all I’m interested in” RV park and leave my home state Arizona
alone.
Thank you for all you do for this Great state.

Regards,
Steve & Robin Grass (Also Munds Park Property Owners)
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