Planning and Zoning Commission
Staff Review Board Agenda
Meeting of May 26, 2021-3:30 PM to 4:30 PM
Community Development Department Conference Room

Study Session Agenda
Meeting of May 26, 2021-4:30 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
The following applications are scheduled for a public hearing on Wednesday, June 30, 2021. At
the Study Session, Commissioners will briefly discuss this case:
1. Case No. DRO-21-004: A request for Design Review for a hotel remodel on a 1.3-acre parcel
in the PC (Planned Community) Zone where CH-10,000 (Commercial Heavy, 10,000 sq. ft.
minimum parcel size) zoning standards have been applied. The subject property is located at
12380 Shadow Mountain Drive in Bellemont and is also identified as Assessor’s Parcel
Number 203-47-001P.
Property Owner: AVST Hospitality, Flagstaff, Arizona
Applicant: David Lindquist, Spokane Valley, Washington
County Supervisor District: 3 (Matt Ryan)
2. Case No. SUB-21-010: A request for a 50-lot Subdivision on a 151.56-acre parcel in the AR2 ½ (Agricultural Residential, 2.5-acre minimum parcel size) Zone and the AR-5
(Agricultural Residential, 5-acre minimum parcel size) Zone. The subject property is located
on the east side of Leupp Road approximately 1.25 miles north of the intersection of
Townsend-Winona Road and is identified as Assessor’s Parcel Number 303-33-006G.
Property Owner: Foster G Garland Trust DTD 8/18/95, Flagstaff, Arizona
Applicant/Representative: Ian Braun, Civil Design and Engineering, Flagstaff, Arizona
County Supervisor District: 4 (Judy Begay)
Pending review at this Study Session, the following applications may be eligible for Administrative
Renewal by the Community Development Director:
1.

Case No. CUP-21-021: A request for Conditional Use Permit renewal (of CUP-16-029) for
a religious institution on a 4.23-acre parcel in the RR-4 (Rural Residential, 4-acre, minimum
parcel size) Zone. The subject property is located at 5706 N Worship Way in Blue Ridge
and is also identified as Assessor’s Parcel Number 403-13-033.
Property Owner/Applicant: Blue Ridge Community Church, Happy Jack, Arizona
Representative: Jerry Colene
County Supervisor District: 4 (Judy Begay)
1

2. Case No. CUP-21-030: A request for Conditional Use Permit renewal (of CUP-11-017) for
an 8’ x 40’ metal storage container on a 3.34-acre parcel in the AR (Agricultural Residential,
1-acre, minimum parcel size) Zone. The subject property is located at 1324 W Pinto Drive in
Ash Fork and is also identified as Assessor’s Parcel Number 206-28-023.
Property Owner/Applicant: Ken and Lavonne Clark, Ash Fork, Arizona
County Supervisor District: 1 (Patrice Horstman)
3. Case No. CUP-21-031: A request for Conditional Use Permit renewal (of CUP-16-015) for a
150-foot wireless telecommunications facility on a 7.35-acre parcel in the PC (Planned
Community) Zone where CH-10,000 (Commercial Heavy, 10,000 sq. ft. minimum parcel
size) standards have been applied. The subject property is located at 12500 W Shadow
Mountain Drive in Bellemont and is also identified as Assessor’s Parcel Number 203-47004J.
Property Owner/Applicant: Pilot Travel Center, LLC, Lexington, Kentucky
Applicant: American Towers, LLC, Woburn, Massachusetts
Representative: Clare Corcoran
County Supervisor District: 3 (Matt Ryan)
Community Development Department Update
1. The Community Development Department continues recruiting for the Compliance Manager
position.
2. The County continues to assess and make operational decisions with respect to COVID-19. The
County remains in Phase 1 operations – public lobbies are closed to the public, meetings with staff
are available with an appointment. Staff is available through phone calls and on-line. The County
anticipates opening buildings to the public in July. We will continue to take County leadership lead
on holding public hearings.
3. The Doney Park/Timberline/Fernwood Area Plan update continues with monthly meetings the 2nd
Thursday of the month. The Committee is wrapping up Area Plan goals and policies and planning
public outreach. A self-driving tour and public input feature is available at the Area Plan update
website.
4. 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.
5. 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.
Board of Supervisors Update
On May 11th the Board appointed Dennis Baca to the P&Z Commission from District 2. On May 12th
the Board held a public hearing on the Two-Guns RC zone change. The action of the Board was to deny
the request.
Commission and Staff Roundtable
Utility Scale Renewable Energy Ordinance (REO) Study Session
REO study session on the staff draft with advisory group input. The Board of Supervisors held a Work
Session on April 6th. Please contact Melissa Shaw if you have questions. This item will be continued
after closure of the public hearing.
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Coconino County Planning and Zoning Commission
Agenda
Meeting of May 26, 2021–5:30 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
April 28, 2021

III.

PUBLIC HEARINGS
1. Case No. CUP-21-020: A request for a Conditional Use Permit for a campground with
12 campsites on a 10.6-acre parcel in the G (General, 10-acre minimum parcel size)
Zone. The subject property is located at 10150 N State Route 64 in Red Lake
approximately 7.5 miles north of Williams and is also identified as Assessor’s Parcel
Number 202-63-033.
Property Owner: Truss Investments, Inc, Scottsdale, Arizona
Applicant: Cole North, Tempe, 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 April 28, 2021 5:30PM
ZOOM-Web-Based Technology

Members Present

Members Absent

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

Mary Williams

Staff Present
Jess McNeely, Assistant Director
Bob Short, Principal Planner
Melissa Shaw, Long Range Planner
Kelly Bingham, Planner
Aaron Lumpkin, County Attorney
Marty Hernandez, Recording Secretary
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 Ruggles made the motion to approve the minutes from March
31, 2021, with the deletion of Ray Mayer as being present as he is no longer on the
Planning and Zoning Commission.
SECOND: Commissioner Clifford seconded.
DISCUSSION: N/A
VOTE: The vote was unanimous.
III.

PUBLIC HEARINGS
1. Case No. CUP-21-010: A request for a Conditional Use Permit for a
campground on six parcels totaling 125.13 acres in the G (General, 10-acre
minimum parcel size) Zone. The subject properties are located at 5637, 5537 and
5495 N State Route 64, and 5446 N Woodland View Road in Woodland Ranch
approximately six miles north of Valle and are also identified as Assessor’s Parcel
Numbers 502-24-004, 005, 006A, 006B, 006C and 006D.
Property Owner/Applicant: Rachel Frampton, Las Vegas, Nevada
Property Owner/Applicant: K & R Retreats, LLC, Las Vegas, Nevada
Representative: Ian Braun, Civil Design and Engineering, Flagstaff, Arizona
County Supervisor District: 1 (Patrice Horstman)
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STAFF:
Mr. Short gave a PowerPoint presentation and summarized the staff report.
Commissioner Best was concerned that the group camping area may have people
wandering into the setbacks to set up tents. He was also concerned about destroying
vegetation over time. Mr. Short pointed out the designated tent camping areas. Mr.
Short thought some areas would get worn over time but that is the nature of a
campground.
Commissioner Best thought if there would be storage for the tents it needs to be shown
on the site plan.
Commissioner Walters asked if there is any type of fire retardant on the wagons and
wood decks. Mr. Short said a fire safety plan would be in place, and the building division
would also review the tent material to make sure it is flame retardant.
Mr. McNeely clarified that the Zoning Ordinance stated a campground shall maintain a
valid service agreement and a fire wise plan. He read that section to help clear up
questions since it is a base ordinance requirement of the Zoning Ordinance not part of the
conditional use permit.
APPLICANT:
Ian Braun, CDE, 618 E Rte. 66, Flagstaff, AZ, reiterated there had been a conversation
with Tusayan Fire and they would abide by whatever conditions were stated by the fire
chief.
Rachel and Chris Urban, 4952 Rainbow Blvd, Las Vegas, NV, run a small tour guide
business. They have commercial permits for their business. They are environmentalists
that participate in Leave No Trace education and are experienced guides that are trained
in campground safety that includes fire safety. Campgrounds would be patrolled by staff.
The goal is to provide a safe, sustainable, quite family atmosphere.
The applicants had read and agreed with the Staff Report and the Conditions.
Commissioner Best asked if storage for tents and equipment would be on the property or
off-site. Mrs. Urban said the glamping tents would roll up and would be stored either in
Las Vegas or would they ask to put a small storage container on site. She also noted the
tents are flame/fire retardant material.
PUBLIC:
Mark and Zorana Holt, 5769 N Woodland View Rd, Williams, AZ, was concerned about
people hiking on to his and the neighbors’ properties. Fire is also a big concern in this
area, as there was a large fire in the past. He stated Tusayan Fire is out of the district and
over 20 miles away. He would like to see the property fenced. Chair Ontiveros clarified
the fencing was addressed in the Conditions. She also noted the Zoning Ordinance
handled the fire issue.
Sam, 513 Redline Dr, Williams, AZ, is the applicant going to be using the Woodland
Ranch Rd. and the Woodland View Rd. to access the property. Mr. McNeely stated that
the applicant would be using Hwy 64 along with an ADOT permit, and not Woodland
Ranch Rd. or the Woodland View Rd.
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COMMISSION:
Commissioner Best had modifications to certain Conditions.
#28 Storage facilities on site shall be approved by staff.
#20 Applicant shall provide all visitors with leave no trace materials. (See The Center for
Outdoor Ethics or another relevant organization.)
Commissioner Burton could make the findings.
Commissioner Walters was concerned about response time for the Tusayan Fire. He
wanted the applicant to look into fireproofing the wood structures.
Commissioner Ruggles thought if High Country Fire could provide the fire safety with a
quicker response times, as there is a lot of grasses and junipers.
Commissioner Clifford could make the findings.
Chair Ontiveros could make the findings as well.
MOTION:
Commission Best made the motion to approve CUP-21-010 with the following
modifications to the Conditions:
#28 Storage facilities on the site shall be approved by staff.
#20 The applicant shall provide visitors with “Leave No Trace” materials resourced
from Center for Outdoor Ethics or another relevant organization.
#6 added wording: wagons and wagon coverings
#3 was changed to read: The applicant shall demonstrate that sufficient fire service is
provided as approved by the fire chief, state Fire Marshal, or an appropriate expert in
the field approve by the Community Development Director. A Firewise and Emergency
Response Plan shall be approved by the fire service provider prior to the issuance of any
building permits or occupancy of the subject property. The Plan shall include an
approved fire pit design and placement and training for staff on firewise and/or firefighting techniques. The fire service provider shall also review and approve any
infrastructure or equipment to be used on site, all driving surface improvements and
maintenance, designated smoking areas, defensible space, landscaping maintenance, and
any other components required by the fire service provider. A letter confirming approval
by the fire service provider must be submitted to Community Development prior to
issuance of permits or occupancy of the site.
#29 Signage shall be installed to alert campground residence of the fire danger level
consistent with the Kaibab National Forest.
SECOND:
Commissioner Ruggles seconded.
DISCUSSION:
NA
VOTE:
The vote was unanimous to approve CUP-21-010 with the Conditions as modified.

IV.

CALL TO PUBLIC FOR ITEMS NOT ON THE AGENDA
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No one from the public spoke.
V.

CONTINUATION OF STUDY SESSION

Ms. Shaw continued the Renewal Energy Ordinance (REO) discussion from the study
session.
She answered questions from the Commissioners.
Chair Ontiveros adjourned the hearing at 7:14 pm.

_________________________________
Chairperson, Coconino County
Planning and Zoning Commission
ATTEST:

_________________________________
Secretary, Coconino County
Planning and Zoning Commission
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CUP-21-020
CUP-19-035

Jay Christelman, Director

Date:

May 26, 2021

To:

Planning and Zoning Commission

From:

Department of Community Development

Subject:

Public Hearing and consideration of Case Number CUP-20-020, a request for a
Conditional Use Permit for a 12-site campground in the General Zone.

Executive Summary
Recommendation: If the Commission can make the required Findings of Fact, staff recommends
approval with the conditions in the staff report.
Location: The subject property is located at 10150 N State Route 64 in Red Lake approximately
7.5 miles north of Williams and is also identified as Assessor’s Parcel Numbers 202-63-033.

Perrin
Ranch
Project
Site

Red Lake

Vicinity Map
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Page 2 of 11

Property Owner/Applicant: Truss Investments, Inc., Scottsdale, Arizona
Property Owner/Applicant: Cole North, Tempe, Arizona
Parcel Size: 10.6 acres
County Supervisor District: 3 (Matt Ryan)

Subject
Property

Aerial Photo

Surrounding Land Uses/Zoning
Land Use

Zoning

On Site

Vacant

G

North

Vacant

G

South

Vacant

G

East

State Route 64

G

West

Vacant/Railroad Right-of-Way

G

Natural Features
Topography

Slopes up from west to east

Natural Resources

Heavily forested with Pinon-Juniper, native grasses
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Photo of Subject Property looking northwest

Perrin Wind Farm as seen from subject property in the distance
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Proposed Development
The project is proposed to include 12 luxury campground sites. The subject property is divided
into two areas by the Grand Canyon Railroad right-of-way, and the applicant has based the
density on the approximately six acres located east of the railroad and west of State route 64.
The portion of the site west of the railroad is not proposed for development. The site would be
developed with a parking area and restrooms and showers in a central locations and pathways
leading to the tent sites. Luxury campsites would include a canvas tent that would be installed on
platforms. Power would be provided by on site solar, and trash would be collected at a
designated dumping site. The use of tents for lodging would be seasonal with occupation limited
to no more than 180 days per calendar year. All tents and their contents (excluding platforms
they are erected on) would be required to be removed when not occupied. The applicant also
proposes to build a single-family dwelling on the site. This use is permitted by right as a
permanent structure and not subject to seasonal requirements.

Proposed Luxury Tents
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Proposed Luxury Tents

Landscaping and Lighting
A landscaping plan proposes the retention existing native trees, shrubs and grasses that would
meet the requirements of the Zoning Ordinance because the site is heavily forested with pinons
and junipers. Outdoor lighting is only shown at the restroom and is described as fully-shielded
dark sky compliant lighting.

Transportation
The project proposes access directly from State Route 64 and a private access easement that
provides access for other nearby properties as well. A traffic study report has been provided by
the applicant estimating the project will result in a traffic impact of 11 A.M. and 13 P.M. peak
hour trips. The study indicates a full traffic impact analysis (TIA) should not be required based on
this number of trips. The applicant has also provided an approved encroachment permit for this
property from the Arizona Department of Transportation (ADOT). Neighbors have indicated the
gate located at the access from State Route 64 may not be adequate to serve the traffic
generated by the campground. If changes to this access are required, such as changes to the gate,
approval may be required from ADOT.

Fire Safety and Emergency Services
A coverage agreement has been provided from High Country Fire-Rescue for fire services, and the
nearest fire station is located approximately 3.5 miles from the site. The applicant indicates
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propane fire rings would be used at the camp sites along with potentially one communal fire pit
for use by all campers. However, the applicant would like to reserve the right to use camp site
fire pits in the future if it is determined this can be done safely. The Fire Chief has provided
specific requirements for fire safety in the coverage agreement and has specifically addressed fire
pits. A Firewise and Emergency Response Plan will be required to be approved by the Fire Chief
prior to the issuance of any building permits or occupancy of the campground.

Neighborhood Compatibility
The applicant’s plan includes quiet hours between 8 pm and 7 am, and that campground staff
would be present to mitigate excessive noise at all hours. The site is heavily forested with juniper
and pinon trees that provide screening along with a 50-foot buffer along all adjacent property
lines. There are no developed properties adjacent to the site or within the local area. Wildlifefriendly fencing will be required around the entire property, which will prevent campers from
wandering onto adjacent properties or onto the railroad right-of-way.

Citizen Participation Plan
The applicant notified property owners within 1000 feet of the subject properties and invited
them to an online meeting held on March 20, 2021 to voice any concerns. Two property owners
attended the meeting and provided comments and another neighbor provided comments prior
to the meeting. Neighbors were concerned about increased traffic and whether the existing
access road and gate were capable of supporting the campground. They were also concerned
that campers would leave the site and trespass on neighboring properties (see attached Citizen
Participation Plan). The applicant believed that the provided traffic study, improvements to the
access road, and fencing around the property would address these issues and has indicated
changes would be made to the gate if needed. Staff has also recommended conditions that would
mitigate these concerns.

Staff Analysis
Performance Standards for Campground in the General Zone
Required Performance Standard
Minimum Parcel Size of 10 acres
Maximum Density 2 per acre

Submittal Conformity to Performance Standards
Conforming: Subject property is 10.6 acres in total
Conforming: 12 units on 10.6 acres is .88 per acre

Access on county or publicly maintained road

Located on State Route 64 and access easement

50’ compatibility setback from adjacent
residentially zoned parcels
Neighborhood Compatibility Plan

Conforming

RV/Total Campsites ratio under 20%

None proposed

The applicant included a plan including quiet
hours, screening, and minimal lighting.
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Within Fire District/subscription to department
Firewise/Emergency Response Plan

Fire Service Agreement provided

Comprehensive Plan Goals and Policies:
• 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. – Land Use and Growth Policy 25
Economic development efforts should focus on nonpolluting industry and commercial enterprises. Natural Environment Policy 38
Support tourist-related development projects that focus on conserving and showcasing the county’s
unique natural, cultural, and dark sky features. -Economic Development Policy 4
The County encourages emerging technologies and industries that utilize local resources in an
environmentally responsible manner. -Economic Development Policy 7
Work with businesses to assess infrastructural needs and support improved infrastructure and
systems throughout the county. -Economic Development Goal 1
Incorporate innovative planning techniques to encourage the development of compatible
enterprises with neighboring land uses. -Economic Development Goal 2
The County encourages the establishment of industries that contribute to the region’s economic
health and support community character. -Economic Development Policy 21
Ensure emergency services and response to meet residents’ needs. -Public Safety Goal 1
The availability of adequate emergency services and emergency access routes shall be considered in
the review of major developments and subdivisions. -Public Safety Policy 2
An emergency response mitigation plan shall be incorporated in development projects located in
remote areas without nearby emergency medical services. -Public Safety Policy 3
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. -Public Safety
Policy 26
GOAL Provide for safe travel and access to property. -Circulation Goal 5
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. -Circulation
Policy 42
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. -Circulation Policy 43

Red Lake Area Plan Policies:
•
•
•

Due to the fact that Highway 64 is one of the main entrance roads to the Grand Canyon National
Park, special consideration shall be given to any proposed new development along the highway to
ensure that such developments are compatible and attractive. Other Factors 2
The review of Conditional Use Permits for commercial or other non-residential uses in residential
zones shall consider the impacts of the proposed use on area residents, particularly, noise, dust, and
visual impacts. Other Factors 3
Dust mitigation shall be a consideration when reviewing and approving new subdivisions and
development projects. Air Quality 1
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• The County Highway Department, Road Improvement Districts, and individual property owners shall
•
•
•
•
•

be encouraged to provide dust free surfaces on public and private roadways. Air Quality 2
Developments which are sensitive to the protection of existing natural vegetation shall be strongly
encouraged. Wildlife Policy 12
A landscaping plan shall be required for all submittals to the Planning and Zoning Commission and
Board of Supervisors. Use of indigenous, low water using plants shall be encouraged. Wildlife 13
To protect the dark night skies, the Coconino County Lighting Ordinance shall be rigidly enforced in
the study area. Lighting Policy 17
Future land uses should be coordinated with existing and proposed roadways. Road policy 3
Traffic studies shall be required in conjunction with all preliminary subdivision plat applications and
major development proposals. Road Policy 5
Future development along Highway 64 shall meet ADOT requirements for turn lanes, traffic impact
analysis and highway access. Road Policy 9

Findings of Fact required to approve a Conditional Use Permit:
1. That the proposed location of the conditional use is in accord with the objectives of this
Ordinance and the purpose of the zone in which the site is located.
Staff’s Response: Commercial Campgrounds are allowed through the approval of a
Conditional Use Permit in the General Zone.
2. That the proposed location of the conditional use and the conditions under which it
would be operated or maintained will not be detrimental to the public health, safety, or
welfare, or materially injurious to properties or improvements in the vicinity.
Staff’s Response: The proposed use has a density of units that is under the allowance of
Section 3.18: Campgrounds. The Fire Coverage Agreement provides for fire and emergency
safety plan to be approved by the High Country Fire-Rescue and the Director of Community
Development. The subject property provides buffers to neighboring properties that are
currently undeveloped. Direct access to this site from State Route 64 reduces impacts to the
shared access road.
3. That the proposed conditional use will comply with each of the applicable provisions of
this Ordinance, except for approved variances.
Staff’s Response: The request is in compliance with the standards in Section 3.18,
Campgrounds in the Zoning Ordinance.
4. That the proposed conditional use is consistent with and conforms to the goals, objectives
and policies of the General Plan or Specific Plan for the area.
Staff’s Response: The request is consistent with the Comprehensive Plan and the Red Lake
Area Plan cited above.
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Recommended Conditions of Approval
1. Development of the subject property shall substantially conform to the approved site plan,
photos and narrative, except as modified in the conditions below. Campsites shall be limited
to 12 tent sites. Any substantial changes or expansions shall require approval by the Planning
and Zoning Commission.
2. The applicant shall demonstrate that sufficient fire and emergency service is provided as
approved by the fire chief, State Fire Marshal, or an appropriate expert in the field approved
by the Community Development Director. A Firewise and Emergency Response Plan shall be
approved by the fire and emergency service provider prior to the issuance of any building
permits or occupancy of the subject property. The Plan shall include an approved fire pit
design and placement and training for staff on firewise and/or fire-fighting techniques. The
fire service provider shall also review and approve any infrastructure or equipment to be used
on site, all driving surface improvements and maintenance, designated smoking areas,
defensible space, landscaping maintenance, and any other components required by the fire
service provider. A letter confirming approval by the fire and emergency service provider
must be submitted to Community Development prior to issuance of permits or occupancy of
the site.
3. The applicant shall obtain a building permit prior to construction of any permanent structures
or the installation of any plumbing/electrical infrastructure and obtain a certificate of
occupancy prior to occupancy of the site.
4. All tents used as lodging shall be constructed of canvas or other fabrics used for tents and
shall remain on the site for no more than 180 days per calendar year, after which the tents
and all contents shall be removed excluding any platforms or decks on which the tent were
erected. All platforms and decks shall require the approval of a building permit.
5. A landscape plan shall be approved by the Community Development Director prior to
issuance of any building permits, and all plants shall be installed prior to occupancy of the
site. Plant species shall be consistent with the applicable habitat zone from Native Plants for
Northern Arizona Landscapes.
6. A Weed Management Plan shall be completed prior to and during operation of the
campground per Section 4.4.E.2 of the Zoning Ordinance. The Weed Mitigation Plan shall
include 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. The preconstruction requirement shall be met prior to the issuance of any building permit.
7. Lighting on the site shall be consistent with the lighting shown on the conceptual lighting plan
and shall be limited to required exterior lighting as proposed. All outdoor lighting shall be
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narrow spectrum filtered or phosphor converted amber LED and fully shielded. A Lighting
Permit shall be approved prior to the installation of any lighting on site.
8. Signage on the site shall be consistent with the proposed signage and shall meet the
requirements of Zoning Ordinance Section 4.2. A Sign Permit shall be approved prior to
installation.
9. The applicant shall obtain all required Public Health Services District permits or licensing
related to campgrounds, food service and laundry facilities prior to use of the campground.
10. The traffic study report submitted by the applicant shall be approved by the Arizona
Department of Transportation (ADOT), the County Engineer, and the Community
Development Engineering Division as applicable. If additional traffic studies are required, all
improvements identified by these studies shall be installed by the applicant.
11. On-site driveways and access roads shall be improved with a 20-foot wide all-weather surface
with 14 feet of overhead clearance and shall be capable of supporting a 42,000 lb public
safety vehicle. All improvements to the access required by the Fire Chief including changes to
the gated access shall be approved by ADOT and completed by the applicant.
12. Operation of the site shall be subject to the Neighborhood Compatibility Plan submitted by
the applicant.
13. Any noise from the subject property shall be limited to 50 dBa (decibels) at the property line.
14. A dust mitigation plan shall be submitted by the applicant and approved by staff.
15. The facility shall be staffed at all times by personnel trained and equipped to extinguish fires
as approved by the fire chief.
16. The property shall be fenced with wildlife friendly fencing (or solid fencing as appropriate)
and signed to prevent trespass onto private land or railroad right-of-way.
17. The applicant shall consult with nearby public land managers concerning offsite impacts.
18. The applicant shall provide all visitors with “Leave No Trace” materials resourced from the
Center for Outdoor Ethics or another relevant organization.
19. Applicant shall provide forest/grassland ecology educational material to increase awareness
concerning offsite biological impacts and fire danger.
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20. Applicant shall provide maps showing appropriate and inappropriate areas for offsite
recreation, including road and trail maps.
21. There shall be no motorized vehicle rentals except bicycles.
22. There shall be no helicopter tours conducted from this campground.
23. There shall be no Off-Highway Vehicles (OHVs) allowed except for fire suppression and
maintenance vehicles.
24. Storage facilities on the site shall be approved by staff.
25. Signage shall be installed to alert campers of the fire danger level consistent with the Kaibab
National Forest.
26. This Conditional Use Permit is approved for a duration of five (5) years and set to expire on
May 26, 2026. If continuation of the use is desired beyond that date, the applicant must
submit for renewal prior to expiration. The applicant shall obtain a building permit within two
years of this approval and diligently pursue it toward completion or formally request an
extension before the Planning and Zoning Commission within that time. Failure to do so will
result in lapse of this approval and the use permit will become void.
27. Failure to meet any of the conditions of approval may result in enforcement actions and
revocation of this use permit per Section 5.7.B.12 of the Zoning Ordinance.

Recommendation of Staff
If the Planning and Zoning Commission can make the required Findings of Fact, staff recommends
approval of CUP-21-020 with the recommended conditions.
Respectfully submitted,

Jess McNeely, AICP, Assistant Director
Prepared by Bob Short, Principal Planner
Attachments:

Narrative and Neighborhood Compatibility Plan
Site plan
Landscape and Lighting Plan
High Country Fire-Rescue Coverage Agreement
Citizen Participation Plan
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Walden Campground Narrative and Neighborhood Compatibility Report:
This application for a conditional use permit is being requested for Walden Campground and will be
located at 10150 N. State Route 64 Williams, AZ 86046. The overall facility will contain a total of 12
sites as well as a small home for the owner-operators. The primary purpose of the facility is to promote
local tourism and to create a peaceful sanctuary where individuals can enjoy some solitude. We will be
attempting to build facilities with the goal of minimizing impact to the environment and to be net
positive for the surrounding community that we will be calling home. As such, great strides will be
taken to hold community meetings and gather community input, not just during the conditional use
process, but throughout the construction process and beyond, to ensure that our ultimate goal of being
the best neighbor possible is met.
The parcel is 10.60 acres and the facility will be located on the eastern half of the property as seen from
the attached site plan. The eastern half of the property is 6.118 acres and the code maximum 2 sites per
acre will be maintained for a total of 12 sites with the remaining acreage being preserved. It is
imperative that we have a low environmental and neighborhood impact and steps to mitigate impact
will be found throughout our business model. We believe that having our home and business on the
same property allows us to be integrated into the community and holds us to a higher standard than if
this was strictly a business endeavor.
All roadways into the property will be improved with compacted aggregate base, at a minimum, and
meet all county requirements. A compacted aggregate base surface will serve to mitigate dust pollution
and will be designed to support up to a 42,000-pound emergency service vehicle. The access driveway
width is 20’ and a turnaround per International Fire Code, 2018, requirements will be provided.
Drainage ditches will be constructed to divert water away from road surfaces.
A firewise safety plan and emergency response plan have been developed, and a valid service
agreement will be maintained. All precautions developed in this process will be incorporated. The
property is located directly off of Highway 64 and any improvements directly to property for access
will be made. This particular property was selected due to the proximity to major roads which provide
better accessibility and overall safety for everyone. Attached with the application is the information
provided by Robert Trotter of High Country Fire Rescue as developed for this particular project. Trash
receptacles and all required screening enclosures will be provided on-site to keep the environment free
from debris.
In order to maintain safety with the Grand Canyon Railway, a wildlife safe fence will be installed along
the property line, a minimum of 100’ from the railway, and a viewing platform will be built to allow
individuals to enjoy the railway and scenic views from a safe distance. Quiet hours will be maintained
from 8pm-7am but owner-operators will properly mitigate excessive noise and disturbances to
neighboring properties at all hours. We will be providing personal contact information to all neighbors
and hope to create an environment where any issues are addressed directly with us so that we can
integrate all reasonable requests into our always evolving business model to create a positive
environment for everyone.
All lighting will be designed to limit light pollution and maintain the rural nature of the area as well as
the dark sky classification that this area is known for. Lighting will be Dark Sky Compliant per the
Coconino County Zoning Ordinance. Walden Campground will be run solely by the owner-operators
who will live on-site and, as such, we believe that our proposed project maintains the rural residential
zoning in a way that similar projects having a manager off-site cannot. A soils investigation will be
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conducted to determine sanitation system requirements to design an appropriate, code-compliant
sanitation system. As outlined in the site plan, one central restroom/shower/maintenance facility will be
designed with central parking available for all guests to use. Walkways will be developed to sites located
on both sides of the parking lot. Two sites will be ADA compliant with adequate access being provided
between the site, parking, and the ADA restroom/shower facility. The road will extend past the parking
lot to the owners residence located toward the rear of the property. An additional recreation and viewing
platform will be provided at the back of the property. All set-back requirements will be maintained.
A neighborhood meeting took place on March 20th from 2:00-3:00 and ten letters were sent out on
March 4th to the owners of all 18 parcels located within 1000 feet of the property as required by
Coconino County Planning and Zoning. We received input from one individual ahead of the scheduled
meeting and one couple was able to attend the meeting. The primary concerns that were brought forth
during this meeting involved the potential for trespassing onto neighboring property, concerns
surrounding increased traffic and the possibility that the existing gate is not wide enough for two cars
to pass currently. We discussed that potential for trespassing will be limited by placing wildlife friendly
fencing and signage along the perimeter of the property requesting that our guests do not wander off
the premises. This will also be outlined within our guidelines presented to each guest prior to their stay.
All trespassing complaints will be strongly enforced and we feel that living on-site provides us the
ability to resolve all issues promptly as they arise.
Concerns regarding an increase in traffic have been discussed with ADOT and a traffic study has been
conducted to ensure that any and all additional requirements regarding access will be integrated.
Additionally, an access road connecting to N State Route 64 currently exists within the 30’ utility and
ingress/egress easement along the parcel’s east property line and will be maintained for access to the
campground. All upgrades required by ADOT will be incorporated into the project and we will discuss
road maintenance with the neighboring properties to ensure that the costs of maintenance for everyone
else does not increase as a result of these upgrades. Discussion with neighbors will be an ongoing
process to mitigate any issues as they arise.
All buildings and camping sites will be developed in a manner that is visually appealing, does not cause
distraction on the landscape and meets all county requirements. This will include architectural design
and color selections with this goal in mind and that are in alignment with county requirements. All
proper permits and requirements will be met including but not limited to County Building Division,
Engineering Division, Environmental Quality Division and Health Services District as is deemed
required during initial design development. Additionally, ADA requirements will be met to foster an
inclusive environment for all. We strongly believe that the proposed project is in alignment with intent
of the Red Lake Area Plan as well as the Coconino County Findings of Fact for a conditional use
permit. Ultimately, it is our hope that the neighboring area is excited about everything it has to offer
and is supportive about sharing this with others. Based on our community outreach, we believe this to
strongly be the case and all possible efforts will be made to ensure that this project has a positive
impact.
See attached information for additional required documentation pertaining to this application.
Thank you for your consideration and your time. We look forward to your thoughts.

20

Concept Photos for Reference:
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High Country Fire Rescue

Fire Commissioner Kenneth Williams
Fire Chief Robert Trotter

6593 High Country Lane, Williams AZ 86046
928-635-9988
highcountryfire-rescue.org

This Agreement is between Cole North with Walden Campground, and High Country Fire Rescue for Fire
and EMS response at 10150 State Hwy 64, Williams, AZ. By signing this agreement as a Donor Member,
Walden Campground agrees to the below listed Fire Wise and contractual directives for Fire and EMS
response from High Country Fire Rescue.
Fire Wise and Donor Membership Directives
•

•

•

•
•

•

•
•

•
•
•
•
•
•

High Country Fire Rescue is a private 501c3 Volunteer Fire Department and does not receive tax
revenue from the County, State or Federal Governments. All operational funding is based on
Donor Memberships, donations and billing of non-donors for services. High Country Fire Rescue
is a Volunteer Fire Department, no one is paid a salary or stipend as a Volunteer Firefighter. The
Fire Station located at 6593 High Country Lane, Williams, AZ is not manned.
Donor Members shall understand due to the attributes of being a Volunteer Fire Department,
response times, staffing and/or apparatus response delays with minimum staffing or no
response may occur from High Country Fire Rescue.
High Country Fire Rescue reserves the right to request mutual aid from other Fire Agencies to
assist High Country Fire Rescue for any type of service. Due to Mutual Aid Agreements with
other Fire Agencies no charge or additional fees will be charged to the Donor Member.
High Country Fire Rescue does not possess the Arizona DHS-CON for EMS ambulance transport.
Ambulance transport fees shall be the responsibility of the Donor Member.
Pursuant to Arizona Statute, High Country Fire Rescue may transport EMS patients if the
ambulance company cannot provide timely response. All transports by High Country Fire
Rescue shall be to Flagstaff Medical Center in Flagstaff.
Water supply for the area of High Country Fire Rescue response area is limited, there are no fire
hydrates. Water is supplied via Water Tender Apparatus. It is understood that water maybe an
issue on all types of fires and delays of fire suppression may occur.
Fire Wise planning is vital to the safety of property and life and should be considered by all
Donor Members to initiate a Fire Wise plan for their properties.
Fire pits to be located 10’ from all structures. All fires to be extinguished by 10pm. Caution
should be used on windy days and all restrictions for burning or open flame can be verified by
calling High Country Fire Rescue.
3000 or 5000-gallon water tank available for use by High Country Fire Rescue for fire
suppression.
No stoves or cooking inside guest tents. Outside propane stoves or kitchen on site is in main
office tent/structure. Three (3) Fire extinguishers to be in main office.
Roadway or driveway shall be maintained from Highway 64 to location. Free from potholes and
should be graveled.
No smoking in guest tents. Smoking areas shall be established.
Fire Wise defensive areas around tents and structures. Areas shall be free of shrubs and trees
with 10’ of tents.
On sight Manager or employee must be present when guests are present.
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High Country Fire Rescue

Fire Commissioner Kenneth Williams
Fire Chief Robert Trotter

6593 High Country Lane, Williams AZ 86046
928-635-9988
highcountryfire-rescue.org

Walden Campground Donor Membership, continued.
•
•
•

As a Donor Member I understand this membership is yearly and must be renewed yearly as of
August 1 or each year. High Country Fire Rescue will mail out notification of renewal.
Initial Donor Membership shall be $250. Once the campground is completed and/or open for
business, Donor Membership shall be $1000 per year for Fire and EMS response.
This Donor Membership will be prorated at time of opening for business.

Cole North
Walden Campground

4-7-2021
Date

________________________ 4-6-2021
High Country Fire Rescue
Date
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Citizen Participation Plan and Report
Applicant Name:
Walden Campground, Cole North
___________________________________________________________
Mailing Address:
902 S. Maple Ave. Tempe, AZ 85281
___________________________________________________________
Phone:
(480) 266-1823
___________________________________________________________
E-mail:
waldencampground@gmail.com
___________________________________________________________
Property Address or Parcel Number(s):
10150 N STATE ROUTE 64 WILLIAMS, AZ 86046
___________________________________________________________
APN-20263033
___________________________________________________________
Brief Description of Permit Request(s)/Type(s):
Conditional Use Permit (CUP) - Campground
___________________________________________________________

___________________________________________________________
1. Please list the dates and locations of all meetings where citizens were invited to
discuss the applicant’s proposal:
The citizen participation meeting was held on March 20th, 2021 from 2:00PM to 3:00 PM. Due to
___________________________________________________________
COVID-19, the meeting was held virtually.
___________________________________________________________

___________________________________________________________
___________________________________________________________
2. Please attach and note the content, dates mailed, and numbers of mailings, including
Community Meeting letter(s), other meeting notices, newsletters and other publications
(if applicable):
The letter that was sent out has been attached for reference. These letters were mailed on March 4th, 2021.
___________________________________________________________

___________________________________________________________
___________________________________________________________
3. List the notification radius in feet or miles as identified by Community Development
staff, and any other entities (and their locations) notified outside of that radius:
The Coconino County Planning and Zoning requirement for a 1000 foot radius from the property boundary was used.
___________________________________________________________

Citizen Participation Plan and Report Page 1
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4. Please list the number of people that participated in the process (that commented)
and the total number of people/entities notified:
Ten letters were sent to the owners of all eighteen parcels identified. Two of these owners contacted us to discuss the project.
___________________________________________________________

5. Please list the substance of (or attach) the concerns, issues, and problems raised per
citizen input:
The issues that were brought up during this process involved the potential for trespassing onto neighboring property,
___________________________________________________________
concerns surrounding increased traffic and one individual stating that the existing gate is not wide enough for two cars to pass currently.
___________________________________________________________

___________________________________________________________
___________________________________________________________
___________________________________________________________
6. How did the applicant address the concerns, issues and problems that were expressed
during the process? How will the applicant keep the Community Development
Department informed on the status of Citizen Participation efforts?
Potential for trespassing will be limited by placing wildlife friendly fencing and signage along the perimeter of the
___________________________________________________________
property requesting that our guests do not wander off the premises. This will also be outlined within our guidelines
___________________________________________________________
presented to each guest prior to their stay. All trespassing complaints will be strongly enforced and we feel that
___________________________________________________________
living on-site provides us the ability to resolve all issues promptly as they arise. Regarding increased traffic, we have
___________________________________________________________
commissioned a traffic study be conducted to verify that the increase is safe and any required improvements will be made.
___________________________________________________________

7. Please list any concerns, issues and problems the applicant is unwilling or unable to
address, and why:
Existing conditions will be reviewed during the process and we will work with neighbors to improve the entrance
___________________________________________________________
as is reasonable. All required improvements to the entrance as dictated by ADOT and our engineer will be made
___________________________________________________________
and any reasonable improvements outside of this for the safety of our guests and the neighbors will be made
___________________________________________________________

___________________________________________________________
___________________________________________________________
Citizen Participation Plan and Report Page 2
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Tayele Kringen and Cole North
902 S. Maple Ave.
Tempe, AZ, 85281
3-3-2021
Dear Neighbor,
We have interest in purchasing the land at 10150 N. State Route 64, Williams, AZ, 86046. We recently
met with Coconino County Planning staff to discuss a proposal for land use on this 10.60-acre parcel and
will be requesting a conditional use permit as part of this project. Staff directed us to notify all property
owners within 1000 feet of the property.
We are proposing to build a small home for ourselves to live in as well as a 12-site campground to share
this wonderful area with others. There will be a variety of camping site options, several where visitors
may set up their own camping equipment and others where accommodations will be set up by us. Quiet
hours will be maintained from 8pm to 7am but we will properly mitigate excessive noise and
disturbances at all hours. All lighting will be selected to minimize light pollution and excess dust will be
eliminated through proper site and driveway designs. If you have any concerns or other feedback, we
would love to hear them. We truly want to maintain the rural nature of the community and be the best
neighbor possible as this will be our home too.
As required by the Coconino County Zoning Ordinance, we will be holding a Neighborhood Community
Meeting on March 20th, 2021 at 2 pm. All meetings during the COVID-19 pandemic are required by
Coconino County to be virtual:
If you would like to attend the meeting, please email us at waldencampground@gmail.com and we will
send you a link to the meeting as well as call-in details.
We have attached a basic preliminary site plan of the project. If you cannot attend the meeting, please
call Cole at 4802661823 or send your comments to us at waldencampground@gmail.com.
If we decide to move forward with a formal application for a conditional use permit, our project will
become a case at a public hearing of the Planning and Zoning Commission. You will be notified of the
date and time of the public hearing if we apply. The Planning and Zoning Commission meets in the First
Floor Meeting Room at the Coconino County Administration Building, 219 East Cherry Avenue in
Flagstaff, Arizona. The Coconino County Community Development Department can be contacted at
928-679-8850 if you have questions about the public hearing process.
Sincerely,
Tayele Kringen and Cole North
Prospective buyers and hopefully future neighbors
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