Coconino County Planning and Zoning Commission
Agenda
Special Meeting of July 12, 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
Join Zoom Meeting
https://us02web.zoom.us/j/84566708973?pwd=6fFSVW2A8mhN5RqvNhVGxgZ_2Byd94.1
Meeting ID: 845 6670 8973
Passcode: 808283
One tap mobile
+16699006833,,84566708973#,,,,*808283# US (San Jose)
+12532158782,,84566708973#,,,,*808283# US (Tacoma)
Dial by your location
+1 669 900 6833 US (San Jose)
+1 253 215 8782 US (Tacoma)
+1 346 248 7799 US (Houston)
+1 669 444 9171 US
+1 929 205 6099 US (New York)
+1 301 715 8592 US (Washington DC)
+1 312 626 6799 US (Chicago)
+1 646 931 3860 US
Meeting ID: 845 6670 8973
Passcode: 808283
Find your local number: https://us02web.zoom.us/u/kdwhjMwTkt

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.

CONSENT AGENDA
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1. Case No. CUP-20-024: A request for an extension of a Conditional Use Permit for a
campground on a 15.06-acre parcel in the G (General 10-acre minimum parcel size)
Zone. The subject property is located at 2867 W Honeysuckle Road in Red Lake and
is identified as Assessor’s Parcel Number 202-33-002C.
Property Owner: Nona Biscailuz, Williams, Arizona
Applicant: Eric Rubenstein, Phoenix, Arizona
County Supervisor District: 3 (Matt Ryan)
III.

PUBLIC HEARINGS
1. Case No. CUP-22-051: A request for a Conditional Use Permit for a distillery
processed as a cottage industry on a 4.54-acre parcel in the G (General 10-acre
minimum parcel size) Zone. The subject property is located at 13416 Pioneer Path in
Parks and is identified as Assessor’s Parcel Number 203-30-011C.
Property Owner/Applicant: Jacob Newton, Parks, Arizona
County Supervisor District: 3 (Matt Ryan)

IV.

CALL TO PUBLIC FOR ITEMS NOT ON THE AGENDA
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Extension of CUP-20-024

Jay Christelman, Director

Date:

June 15, 2022

To:

Planning and Zoning Commission

From:

Department of Community Development

Subject:

Public hearing and consideration of a request for an extension of Case Number
CUP-20-24, a 12-unit campground on a 15.06-acre parcel in the G (General 10acre minimum parcel size) Zone.

Executive Summary
Recommendation: Staff recommends approval of the request for an extension of the
conditional use permit approval for one year to June 29, 2023.
Location: The subject property is located at 2937 W Honeysuckle Road in Red Lake and is also
identified as Assessor’s Parcel Number 202-33-002C
Parcel Size: 15 acres
Supervisor District: 3 (Matt Ryan)
Current Zoning: G (General, 10-acre minimum parcel size)
Property Owner: Nona Biscailuz- Williams, AZ
Applicant: Eric Rubenstein- Phoenix, AZ
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Background
The Planning and Zoning Commission approved CUP-20-024 on June 24, 2020 (see attached
Resolution, Staff Report, Site Plan, and Narrative from the original case). The applicant
submitted a letter requesting extension of the CUP stating that the COVID-19 pandemic delayed
them in obtaining the required permits within two years of Planning and Zoning Commission
approval (see attached letter). The applicant has sold the property to a new owner who intends
to finish all required permits within the next few months.

Analysis
The Zoning Ordinance requires that applicants obtain a Building Permit within two years of a
Conditional Use Permit approval to vest the use, or the approval lapses. The alternative is to
receive an extension from the Planning and Zoning Commission.
Zoning Ordinance Section 5.7.B.9 states:
Lapse of Conditional Use Permit A Conditional Use permit associated with construction shall
lapse and shall become void 2 years following the date on which the Conditional Use permit
became effective, unless prior to the expiration of 2 years, a building permit is issued and
construction is commenced and diligently pursued toward completion on the site that was the
subject of the use permit application, or a Certificate of Occupancy is issued for the structure
that was the subject of the Use permit application, or the site is occupied if no building permit or
Certificate of Occupancy is required, unless a longer time frame is approved by the Planning and
Zoning Commission. A request for extension may be submitted to the Planning and Zoning
Commission that will be evaluated based on current circumstances including, but not limited to,
percentage of project completed, estimated completion date, surrounding land use, and citizen
input.
The applicant has worked with Arizona Public Service to extend power approximately one mile
to the subject property and improved the roadway from the nearest public road to the property
with cinders. A permit has not yet been submitted to the Engineering Division to verify that the
roadway improvement meets the minimum requirements.
The new owner became aware of standard conditions that the Planning and Zoning Commission
has added to Campground CUPs and submitted a letter to staff stating how her business plans
for operation meet those new conditions (see attached letter). Her letter also notes that she
intends to have the campground in operation in April 2023 and has already begun working with
contractors to obtain the required permits.
Staff finds that the request meets the criteria for approval of an extension as noted above in
the last sentence of Zoning Ordinance Section 5.7.B.9.

Recommendation
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Staff recommends the Commission approves the request for an extension of the approval of
CUP-20-024 until June 29, 2023.
Respectfully submitted,

Jay Christelman, Director
Prepared by Zach Schwartz, Senior Planner

Attachment:
Original Resolution of CUP-20-024
Original Staff Report with attached narrative and site plan of CUP-20-024
Applicant’s Extension Request Letter, dated May 11, 2022
Applicant’s Email detailing work completed, including Powerline Installation with maps, photos,
and attached electrical plans dated June 7, 2022
Owner’s Letter regarding work done and intended business plan, dated June 9, 2022
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RESOLUTION NO. 2020-024
A RESOLUTION OF THE
COCONINO COUNTY
PLANNING AND ZONING COMMISSION
GRANTING APPROVAL OF A CONDITIONAL USE PERMIT

The Planning and Zoning Commission of Coconino County does resolve as follows:
SECTION 1: The Planning and Zoning Commission does hereby find and determine that
an application was duly initiated by Thomas Staub, AZ (Case No. CUP-20-024) with respect to
the real property described as follows:
Case No. CUP-20-024: A request for a Conditional Use Permit for a campground on a
15.06-acre parcel in the G (General, ten-acre minimum parcel size) Zone. The subject parcel is
located at 2867 W Honeysuckle Road in Red Lake and is also identified as Assessor’s Parcel
Number 202-33-002C.
Property Owner: Doorscout, LLC, Sheridan, Wyoming
Applicant: Grand Canyon Glamping, LLC, Phoenix, Arizona
Representatives: Eric Rubenstein and Tom Staub
County Supervisor District: 3 (Matt Ryan)
Requesting a Conditional use Permit approval that a hearing was duly set for Wednesday, June 24,
2020 at 5:30 P.M. in a web-based format (MS Teams), Flagstaff, Arizona; and a notice of the date,
time, means and purpose of aforesaid hearing was posted and in a publicly visible area of the
County Administrative Center, at 219 East Cherry Street, Flagstaff, Arizona; and that a hearing
was duly held at aforementioned time.
SECTION 2: The Planning and Zoning Commission further finds and determines that facts
DO exist as required in the Coconino County Zoning Ordinance justifying the granting of the
Conditional Use Permit approval.
SECTION 3: Based on the aforementioned findings, the Commission hereby GRANTS
with respect to the property described in Section No. 1 above, a Conditional Use subject to the
following conditions:

1.
Development of the subject property shall substantially conform to the approved
site plan and narrative. Any substantial changes or expansions shall require approval by the
Planning and Zoning Commission.
2.
Tents and any permanent structures shall be earth tone or green in color in order
to blend with the surrounding environment subject to approval by the Community Development
Director. All tents, recreational vehicles, and structures shall meet the minimum performance
standards for height, setback, and lot coverage.
3.

The applicant shall maintain a subscription to and Firewise and Emergency
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Response Plan with the High Country Fire Department including all items within this report for
the duration of the use. Should the High Country Fire Department find that any additional items
are needed in the Firewise and Emergency Response Plan, the applicant shall complete those
items as needed by the department.
4.
The Planning and Zoning Commission hereby approves a waiver from location on
a County maintained road. In lieu of this requirement, the applicant shall create a road
construction and maintenance plan, as defined and approved by the Community Development
Department and Public Works Department. This plan shall meet the following standards: The
applicant, or a combination of the applicant and other property owners that use Honeysuckle
Road up to the subject property, shall construct a road with a minimum twenty-foot wide allweather surface capable of supporting vehicles weighing 42,000 pounds, and a minimum
overhead clearance of fourteen feet. The construction and maintenance shall include the entirety
of Honeysuckle Road from the nearest County maintained road that connects to Arizona
Highway 64 to the main driveway of the subject property for the duration of the use.
5.
On-site driveways shall be improved with a minimum twenty-foot wide allweather surface capable of supporting vehicles weighing 42,000 pounds, and a minimum
overhead clearance of fourteen feet. A Grading/Drainage Permit or Encroachment Permit shall
be obtained prior to improving any roadways.
6.
Wastewater shall be installed according to the requirements of the Environmental
Quality Division. A Septic Permit shall be obtained prior to the installation of any wastewater
facilities.
7.
All units shall be constructed in accordance with applicable building codes and a
Building Permit shall be obtained prior to the installation of any structures, water systems, or
electric systems.
8.
All outdoor lighting shall meet the requirements of Section 4.3 of the Zoning
Ordinance. Additionally, all outdoor lighting shall fully shielded and narrow-spectrum amber
LED. A Lighting Permit shall be obtained prior to installation of any outdoor lighting.
9.
The applicant shall retain all existing vegetation possible, except as needed
removed at the direction of the High Country Fire Department for fire safety.
10.
Quiet hours shall be from 8pm to 8am. There shall be no generators for units and
any noise shall be kept at 50 decibels property line or under. Off road vehicles shall be
prohibited from the property.
11.
This Conditional Use Permit is hereby approved for a duration of five (5) years
and set to expire on June 24, 2025. 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 one year 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.
12.
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.
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ENGINEERING

SURVEY

To our friends at Coconino County,
We are proposing to build a small environmentally conscious campground consisting of glamping tents and
vintage airstreams in a private, natural, and rural setting. We are keen on ensuring each unit has privacy
and space for maintaining an intimate and rather small development are paramount in the vision of this
project. Our development approach focuses on the connection to nature, tranquility, and the preservation of
the environment while providing our guests with a quiet and peaceful night in the great outdoors. We want
our clientele to foster a connection with nature, family, and friends in a tranquil private setting. We see this
as not only key to our personal values but also a competitive advantage versus that of the more
commercial Under Canvas.
We have been working closely with our neighbors, local engineers, Fire Departments, and contractors to
ensure the success of this vision. Support from our surrounding neighbors is crucial to the success and
motivation of moving forward with the project. We purchased three parcels directly surrounding the
campground parcel to create a further buffer between the campground and any direct neighbors. Also, we
have been in contact and will work closely with our other neighbors to collaborate on solutions to any
potential concerns. The neighbors with which we engaged were all supportive of the project once we spent
time with them explaining the vision as mentioned above.
High Country Fire Department has been out to the property and completed a Firewise and Emergency
Response Plan. The Fire Chief, Lead EMT, Command Emergency Vehicle with EMS equipment is located
less than two minutes away, giving ETA for EMS 911 calls at less than 5 minutes. Fire Apparatus less than
10 minutes. Furthermore, the Fire Chief confirmed that the current access in the conceptual site plan is
sufficient for emergency response. We have worked closely with the fire chief to place firepits, landscaping,
fire extinguishers, etc. in areas to support safety and minimal impact to other neighbors and campsites. To
show our support for the local Fire Department, we have pledged a small percentage of net proceeds to go
directly to the High Country Fire Department to support the good work they do.
After our pre-application meeting on January 16th, 2020, we conducted a Citizen Participation Plan. Letters
were sent out on February 27th, 2020, and again on March 13th, 2020 with two different meeting dates to
ensure everyone who wants to be involved had the ability to do so. Contact was made with most neighbors
in the notification area either in person or over the phone. We did discuss concerns that were brought up by
our neighbors which consisted of the following: Adequate wastewater systems, noise concerns from music
and motorcycles/offroad vehicles, traffic concerns on the nearby roads, privacy, guests roaming onto
nearby private property, and cattle grazing disruption.
Solutions will be an ongoing collaboration with the neighbors, but so far solutions have been addressed
are:
An adequate wastewater system (preferably pit latrines), install an environmentally friendly wastewater
system focused on water conservation, building composting toilets, and a greywater system to irrigate site
landscaping.
Noise concerns will be addressed by stating clearly in the rules before they make a reservation, upon
check-in and will be enforced by a camp host on the property. The sites will also abide by all setback rules
and separated by a half-acre from other sites to ensure tranquility and limit impact to neighbors. There will
be posted quiet hours between the hours of 8pm and 8am prohibiting loud music and large gatherings, and
this will be enforced by the onsite manager. Exterior lighting will abide by the Dark Sky ordinance to
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reinforce our ethos of minor environmental impact. Generators are not necessary as we will supply power
to each campsite. Motorcycles and offroad vehicles will not be allowed on site. This will be regulated by the
onsite manager. Our business model also acts more as a stopover between tourist destinations, rather than
a destination itself.
Traffic concerns are valid and therefore we paid for a traffic report. Given our site is only 12 units, the
increase in traffic should be minimal, and a traffic study report confirmed this which has been uploaded to
the portal. Current access has been evaluated and deemed sufficient for emergency access so long as we
keep the interior and exterior roads maintained for vehicle access. We will help maintain West Honeysuckle
road and are in talks with a few neighbors about daisy-chaining power down honeysuckle road to several
neighboring parcels as well as ours.
Guests will not be allowed to leave the property and hike. Guests will be notified of this rule during
reservations, upon arrival, and signs along a wildlife-friendly fence. Any cattle grazing disruptions will be
negotiated directly with the owner.
Overall, we expect to develop the land in a way that is both pleasing to the eye but also supported by our
neighbors and county. We look forward to proceeding with the next steps and working with the County to
develop what seems to be an enhancement to the land. Thanks for your time.
Best,
Tom Staub & Eric Rubenstein
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Dear Coconino County,
I’m requesting an extension for the Glamping Campground PZ-CUP-20-024. During the Covid-19
pandemic, investors were cautious and the project slowed way down. Despite the main project
being put on pause, we still managed to dig and install underground APS power close to a mile
long from the corner of Cliff Rose Drive to our projects parcel, energizing multiple neighbors
houses along the way. We also graded Honeysuckle road and built the internal ingress/egress
for the campground.
Please consider extending the CUP so this cool project can come to life.
Thank you,
Grand Canyon Glamping
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From:
Sent:
To:
Cc:
Subject:
A achments:

Eric Rubenstein
Tuesday, June 7, 2022 10:29 AM
Short, Bob; Schwartz, Zachary
Luis Tincopa; Kyle Yarush
Re: CUP-20-024 Extension
WA572296 1OF2.pdf
WA572296 2OF2.pdf

[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.
Hey Zach,
Hope you are well too.
Although work on the actual campground mostly paused due to the pandemic, u lity and infrastructure work was consistent. Please see a ached sketch and APS design showing some of the work along honeysuckle. We spent
more than $180,000 on over 5000 feet of underground power to reach the parcel. This has been completed. The sketch provided will show that we stubbed out conduit for all neighbors along the way, and energized four
neighbors houses with power for free!
I have enhanced the main road leading into the campground several mes throughout the past 2 years using cinders and a full size grader. I can show receipts of twenty-ﬁve ten yard dump trucks spreading cinders on
Honeysuckle road just in the last 2 months at a cost of $8000.
On the actual subject parcel, we have dug and installed over 600 feet of underground power to two separate transformer loca ons for the campground. We have also cut an interior road per the CUP site plan. We have bought
the two airstreams that were to be used on the campground.
Although no building permits have been pulled yet for the campground, progress has been steady. A year should be suﬃcient to get permits.
Please let me know what else you need.
Thank you!
--

Eric Rubenstein
(858)260-9221

On Jun 7, 2022, at 9:57 AM, Short, Bob wrote:
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Eric—It is actually scheduled for a hearing on June 29th. I am including Zach in this email. He has been assigned this case.
<image004.jpg>Bob Short, Principal Planner
Coconino County Community Development
Phone: 928-679-8874
bshort@coconino.az.gov
www.coconino.az.gov

From: Eric Rubenstein <eric@arc-co.org>
Sent: Tuesday, June 7, 2022 9:20 AM
To: Short, Bob <bshort@coconino.az.gov>
Cc: Luis Tincopa <luis@ ncopainc.com>
Subject: Fwd: CUP-20-024 Extension
[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.
Hey Bob,
I just forwarded you an email from May 19 showing that the extension was approved. I just got this email from Zach.
Can you provide clarity where we are at with this?
Thank you very much
-Eric Rubenstein
(858)260-9221

Begin forwarded message:
From: "Schwartz, Zachary"
Subject: CUP-20-024 Extension
Date: June 7, 2022 at 8:58:29 AM PDT
To: Eric Rubenstein <eric@arc-co.org>
Hi Eric,
Long me no talk, hope you’re well.
I wanted to touch base with you on your request for extension of CUP-20-024 Honeysuckle Campground. Since the approval of this case the PZ Commission has added a number of new standard
condi ons (see a ached). With an extension the Commission is not able to add new condi ons and one commissioner wants to do so. It’s possible this commissioner will vote to deny the extension
to get a building permit so that you will re-apply and the condi ons can be added.
The criteria for approval of an extension are from the Zoning Ordinance Sec on 5.7.B.9 (last sententce):
“A request for extension may be submi ed to the Planning and Zoning Commission that will be evaluated based on current circumstances including, but not limited to, percentage of project
completed, es mated comple on date, surrounding land use, and ci zen input.”
I think we need to have a clear idea of: A) what work has been done. I don’t see any permits except for a site evalua on done here so far, have you been moving toward any other permits? B) what is
the meline for moving forward on ge ng permits? Would a year be suﬃcient for Building Permits to be issued?
Are you able to address A and B above in a narra ve so that I can try and support your extension?
Thanks,
<image003.png>

14

WA572296
NTP2728

1

-2"-A
1-UA1/0T
628'

GRAND CANYON
GALMPING
2867 W
HONEYSUCKLE
ERIC RUBENSTEIN

ISSUED-FOR-CONSTRUCTION

1-2R
-A

MATCHLINE "A"

LAT/ LONG:
35.345630, -112.216302

P

FINAL DESIGN

2150694

03-04-2021
1-UA1/0T

-2"-A

I LARSEN

SC843985

2

2"
"-A

-2
1-UA1/0T
'
1
6
6

J

P

APS SYMBOLS LEGEND
EXISTING
EQUIPMENT

DESCRIPTION

S

-2"-A
1-UA1/0T
P
661'

S
J

- SWITCHING CABINETS

J

- 1Ø SWITCHING CABINET

J

- OH/UG CAPACITOR BANK

P

- J-BOX / PULL BOX

TX855010
25
A

"-A

-2
1-UA1/0T
367'

-2"-A
1-UA1/0T
367'

2"

TX855009
3

-2"-A
1-UA1/0T
'
140
P

25
A

-2"-A
1-UA1/0T
543'
P

SC843983

2
2"

J

P

1-UA1/0AV-3"
200'

25KVA - A

-2"-A
1-UA1/0T
1011'

- MANHOLES

P

-OH TRANSFORMER
-OH SWITCH (KPF)

MATCHLINE "B"

- APS OWNED POLE
- APS OWNED STEEL POLE
- APS OWNED JOINT USE POLE
- DIP (TRANSITION) POLE
- STREET LIGHT
- DUSK TO DAWN LIGHT

1-UA1/0A
100'

VICINITY MAP

S

V-3"

ESPEE RD

RIDG
E

S

200A
120/240V
4
HONEYSUCKLE RD

JOB SITE

4

200A
120/240V

NW 1/4

MAP#

Sec

1/4

MAP#

R

Sec

1/4

MAP#

T

R

Sec

1/4

MAP#

T

R

Sec

1/4

MAP#

T 23.0N

R 02.0E

Sec

T

R

T

30

CONTACT: ISAAC LARSEN
PHONE:

3

JUNCTION (6) :
8420.A2.12
8881.DQ.12(4)
8760.1.21(2)
TRANSFORMER (4):
7626.A131B.21- 25KVA-12KV
(120/240V)
7904..21
8760.1.21
8881.DQ.21(2)
8881.FQ.21(2)

W

METERING (4):
9020.B.12 (200A, 120/240V
1Ø, 3 WIRE)
WIRE:
6215.IA1/0T.21(5,063)
LU3821(5063)
6220.UA1/0AV.21(569)
LU3803(569)
APN: 32904400(5400)

STREET
SIDE

STREET
SIDE

P

FINAL

GRADE

FINAL

EP-2"
*APPROVED
BEDDING
REQUIRED

PHONE:

GRADE

ES-3"
*APPROVED
BEDDING
REQUIRED

Contact Arizona 811 at least two full
working days before you begin excavation

NO.

928-606-3241

DATE

Call 811 or click Arizona811.com

PGR/MOBILE: 928-606-3241

DESCRIPTION

BY

GRAND CANYON GLAMPING
2867 W HONEYSUCKLE RD

12"

12"

15

PGR/MOBILE: 928-853-3524

INSPECTOR: MIKE BURKE

S

28"
10"
18"

2

TRANSITION:
5110.W1RR002W.21

4

39"
30"

1

9"

MATCHLINE "C"

P

3

BUCK

2"
2"

PROPOSED
EQUIPMENT

- PADMOUNTED TRANSFORMER

SC843984

2

"-A
UA1/0T-2

MATCHLINE "A"

MATCHLINE "B"

2"

WO#:

WA572296

DATE: 09/14/2020

BY:

I LARSEN

SCALE: 1:40

FILENAME: WA572296.DWG SHEET

1 OF 1

MATCHLINE "D"

WA572296
GRAND CANYON
GALMPING
2867 W
HONEYSUCKLE
ERIC RUBENSTEIN

ISSUED-FOR-CONSTRUCTION

FINAL DESIGN
03-04-2021

25KVA - A
TX855006
25
A
2

2"

SC855007

V-3"
1/0A
1-UA 0'
9

4

200A
120/240V

S

"

1-UA1/0T-2
200'

J

2"

3

I LARSEN

P

P

TX843981
25
A
2

SC855008

V-3"
1/0A
1-UA 0'
9

200A
120/240V
4

S

TRANSFORMER ORDER (OVERHEAD OR UNDERGROUND SINGLE PHASE TRANSFORMER)
P

"
1-UA1/0T-2
'
0
0
2
P

J

2"

3

1-UA1/0T-2"-A
678'

1-UA1/0T-2"-A
678'

25KVA - A

1-UA1/0T-2"-A
255'

KVA

INST/REM

PHASING

TX855006

25

INST

A

12KV

120/240V

TX843981

25

INST

A

12KV

120/240V

TX855009

25

INST

A

12KV

120/240V

TX855010

25

INST

A

12KV

120/240V

P

MATCHLINE "C"

P
1-UA1/0T-2"-A
255'

2

SC843982
-2"-A
1-UA1/0T
543'

2"

J

P

MATCHLINE "D"
16

EQUIPMENT NO.

SERIAL NO.

INSTALLED VOLTAGE
PRIMARY SECONDARY

OPERATING NO.

ADDRESS
2867 W HONEYSUCKLE RD

DATE: June 9, 2022
TO: Zachary Schwartz
FROM: Nona McCormick Biscailuz
RE: Campground located at 2937 W Honeysuckle Dr, Williams, AZ
I purchased the Honeysuckle property on June 1, 2022. I plan on pulling multiple permits (for
septic, pump, bathrooms, and lighting, etc.) over the next two - nine months.
I have an anticipated Grand Opening date of April 2023. If I can get all the work done sooner, I
would like to do a Soft Open in September or October 2022 with just a few tents.
I have met with Steve Fuller, to drop my septic system and to build a pump station. I plan on
working with Joelle Wirth to do the septic design. I was told this would take approximately 4-8
weeks to complete.
I have also met with Dave at Wild West Excavating, he will be doing the remainder of the road
work, site prep and pulling electricity to each camp site. I will be meeting with Dave tomorrow,
6/10/22, at the property site. Work will start as soon as possible.
I will be working with the High County Fire Department to determine which trees on the property
need to be trimmed 5 feet up per the Firewise Plan at each campsite. There will be a buffer of
10 feet of defensible space around all buildings.
The campground will be staffed by myself and one to two other personnel at all times. I am
safety trained to extinguish fires and will see to it that all training of myself and staff is approved
by the fire chief. I am first aid trained as well.
All tents/RVs will have a fire extinguisher.
A 3,000 gallon water tank will be located on site to aid in fire suppression.
I have a dust mitigation plan in place. I will be removing as little vegetation as possible, except
at the direction of the High County Fire Department for safety. I will be rocking all roads, trails,
and walkways on the campground.
The entire property will be fenced with wildlife friendly fencing and signs will be posted to
prevent trespass onto state or private land. Trespass information will also be posted on any of
our advertising, our website, inside the guest information book, as well as texted to each guest
before arrival.
I will be consulting with nearby land managers concerning offsite impacts.
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All guests will be provided with “leave no trace” materials. The materials will be posted on any of
our advertising, our website, inside the guest information book, as well as texted to each guest
before arrival.
All guests will be provided with forest/grassland ecology material to increase awareness
concerning offsite biological impacts and fire danger. This information will be a part of the guest
information book located inside all tents.
All guests will be provided with paper maps showing appropriate and inappropriate areas for
offsite recreation, including road and map trails. This information will also be found in our guest
information book and will be texted to each guest as well.
There will be no motorized vehicles rentals on this campground.
Noise at the campground will be kept under 50 dBa and noise monitors will be employed.
Guests will be informed of the noise regulations. The regulations will be posted on any of our
advertising, our website, and inside the guest information book.
I will be developing a plan to minimize topsoil and native plant disturbance during construction
and operation of the campground.
There will be no helicopter tours available at this campsite.
There will be no ATVs or OHVs on the property except for maintenance vehicles that will be
operated by the campground staff only. All maintenance vehicles will be kept on a trailer when
not in use.
All storage buildings onsite will be approved by county staff.
Signage will be installed per Hgh County Fire Departments instruction. It will be located in an
area to alert campers of the fire danger level consistent with the local National Forest.
The campground will establish an invasive weed removal plan.
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From:
Sent:
To:
Subject:
A achments:

Rick Young
Thursday, June 23, 2022 8:17 AM
Schwartz, Zachary
FW: RE: Case No. CUP-20-024
20220612_170448.jpg

Follow Up Flag:
Flag Status:

Follow up
Flagged

[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.

Sent from my Verizon, Samsung Galaxy smartphone

-------- Original message -------From: Rick Young <rdlyoung91@gmail.com>
Date: 6/23/22 8:13 AM (GMT-07:00)
To: szchwartz@coconino.az.gov
Subject: RE: Case No. CUP-20-024
by the way, you posted the wrong no ce in our area!

Sent from my Verizon, Samsung Galaxy smartphone

-------- Original message -------From: Rick Young <rdlyoung91@gmail.com>
Date: 6/20/22 8:34 PM (GMT-07:00)
To: szchwartz@coconino.az.gov
Subject: Case No. CUP-20-024
Dear Zoning Commission,
Re: 2867 W Honeysuckle Rd Parcel # 202-33-002C
I received a Zoning no ce reques ng an extension of a Condi onal Use Permit for a campground on a
15 acre property bordering the west side of my 10 acre property.
I am against the Condi onal Use Permit without strong mi ga ng ac on of my listed concerns!
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While I do not wish to deny the owner the right to use the property as they wish, I do have some
major concerns about opening up the property for camping:
1) Fire danger- please require mi ga on procedures to prevent a ﬁre from spreading. Such as:
a. Request a minimum of a dedicated 10 thousand gallons with a pressurized delivery system to
immediately douse any ﬁre. Maybe even a ready-to-go mobile system with 250-500 gallons and
shovels on a vehicle to a ack a ﬁre un l the volunteer ﬁreﬁghters arrive.
b. No campﬁres, nor wood burning stoves in tents. Inexperienced campers can lose control of ﬁre
while using stoves they do not know how to operate. Maybe allow only a group campﬁre area that is
controlled by owners.
c. No smoking- maybe only allowed at the group campﬁre ring
d. There is only one way into this area, so if a ﬁre starts, we are stuck upwind from this property.
Maybe consider a secondary access road. Also note there is a large housing development (Junipines)
one mile upwind also.
e. 100 foot brush and grass clearance around vehicle parking areas and tents.
f. An alarm or siren system to alert neighbors of an emergency- we can come assist as needed or ﬂee
the area.
2) The increase of vehicle traﬃc in the area is a concern.
a. I already get an occasional Jeep or ATV wandering up my driveway into my private property.
b. Have well marked direc on signs and good direc ons guiding campers to the property.
c. The road gets ru ed very easily with any rain. More traﬃc is not going to help this.
d. Slow traﬃc- as more dust is not desired.
3) Make sure guests do not wander onto others' property. I have placed rocks marking my
property boundary. To put up a fence around my property would be an added burden on me. Maybe a
fence system around this property so campers know their boundaries.
Respec ully Submi ed,
Rick and Debbie Young
2831 W Honeysuckle Rd, Williams, AZ 86046
303-870-6870
rdlyoung91@gmail.com
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This is regarding case number cup – 20 Dash 024. Parcel number 202 Dash 33 Dash
002C. I live at 2875 Honeysuckle Rd., Williams AZ Arizona. I object to the glamping
proposal for that property on the grounds that it will disturb the serenity of
living hereThere are many reasons for my Objection one reason is fire another’s
noise another is trespassing on the property’s existing with the traffic added will
be a lot more dust you’re going through Junipine housing project you didn’t notify
the H O A of that community about your intentions so they could notify their
residence there’s only one exit and entrance to this area we have a somebody starts
a fire there should be a second outlet fires can be started with matches cigarettes
Cadillac converter‘s parked in the wrong spot should only be one community fire pit
cleared out within at least 100 feet if they’re going to have fires which I don’t
approve of he should have at least two 2500 gallon sisters with a pump to put out
any fires that they might start I would hope rethink having this owner doing this
project sincerely Claude Markan.
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CUP-22-051
CUP-19-035

Jay Christelman, Director

Date:

June 16, 2022

To:

Planning and Zoning Commission

From:

Department of Community Development

Subject:

Public Hearing and consideration of Case Number CUP-21-052, A request for a
Conditional Use Permit for a distillery processed as a cottage industry on a 4.54acre parcel in the G (General 10-acre minimum parcel size) Zone.

Executive Summary
Recommendation: If the Commission can make the required Findings of Fact, staff recommends
approval with the eight recommended conditions of approval.
Location: The subject property is located at 13416 Pioneer Path in Parks and is identified as
Assessor’s Parcel Number 203-30-011C.

USFS

Subject Property
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Parcel Size: 4.54 acres
Zoning: G (General, ten-acre minimum parcel size)
Supervisor District: 3 (Matt Ryan)
Owner/Applicant: Jacob Newton- Parks, AZ

Background Information
Surrounding Land Uses/Zoning
Land Use

Zoning

On Site

Single Family Residential

General

North

Single Family Residential

General

South

N/A

US Forest Service

East

Single Family Residential

General

West

Single Family Residential

General

Natural Features
Topography

Slope downward from northeast to southwest

Subject Property

Existing Home

US Forest
Service

Quonset Hut

Aerial photo of subject property- note: overlay may be skewed, distances not exact
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Photo of existing home

Photo of existing Quonset hut
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Proposed Use
The applicant proposes a Cottage Industry for a ‘nano’ distillery where whiskey, vodka, gin, and
rum would be produced. The distillery would be operated within the Quonset hut accessory
structure shown in the applicant’s site plan (see attached). Hours of operation would be 9am to
5pm, three to four days per week. The process includes brewing malted barley in four 50-gallon
mash tuns, adding yeast for fermentation, distillation in one 30-gallon still and one-13 gallon still,
and proofing, blending, and bottling within the Quonset hut. Mash tuns, stills, a work bench,
finished spirits holding area, and grain and bottle storage area are all located within the Quonset
hut which is kept locked for security.
The applicant would not have customers come to the property and would take the finished
product to local stores to sell. Spent grain would be given to local livestock owners for feed, free
of charge.

Photos of Inside of accessory structure (Quonset hut) where distillery would be operated and product
stored
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Citizen Participation Plan
The applicant notified property owners within 300 feet of the subject property and invited
interested neighbors to provide comments. None were received. Staff did not receive any
comments related to the request.

Staff Analysis
Cottage Industry Standards
Section 3.6 of the Zoning Ordinance has specific performance standards for the Cottage Industry
use that allow for small-scale businesses in a neighborhood while mitigating impact to neighbors.
The applicant’s request meets these standards as shown in the table below.
Required Performance Standard
Entrepreneur to reside on property

Submittal Conformity to Performance Standards
Conforming

Under 3 employees (not including residents)

Conforming

Cottage Industry to occupy 50% or less of
combined floor area of home and accessory
structure

Conforming with Building Division approval as
noted in section below

One sign permitted: 6’ height or under, 6 square
feet or under

Conforming: No sign requested

Adequate off-street parking provided, no more
than five parking spaces

Conforming

Front on County Maintained Road

Conforming

Use impacts not to exceed a typical single-family
residential use

As proposed and conditioned, staff finds that the
use would not create more impact than a typical
single-family residential use

Cottage Industry/Home Floor Area Ratio
The Zoning Ordinance requires that a Cottage Industry occupy 50% or less of the combined floor
area of the home and the accessory structure where the Cottage Industry is operated. In
researching this case, staff found Building Permit approval of a 674 square foot a-frame home
permitted in 1980 and a 1,042 square foot Quonset Hut permitted in 1999. This would not meet
the floor area ratio requirement of a Cottage Industry.
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A previous owner built additions to the home without permits for a total of 2,800 square feet.
The applicant was unaware that unpermitted additions were made. Staff made the applicant
aware that a Special Inspection would need to be made by the Building Division and any
health/safety issues noted in the inspection would need to be rectified through a Building Permit.
The applicant has initiated the Special Inspection and results are pending. Staff has
recommended a condition that the applicant obtain a Building Permit for any issues noted in the
Special Inspection prior to initiating the Cottage Industry use. The required floor area ratio would
be met with Building Division approval of the additions to the home.

Long Range Plan Compliance
Coconino County Comprehensive Plan Goals and Policies:
• The County shall promote and expand opportunities for home occupations and cottage industries
•
•

in residential areas that do not intrude or diminish the residential character of neighborhoods. Land Use and Growth Policy 34
Incorporate innovative planning techniques to encourage the development of compatible
enterprises with neighboring land uses. -Economic Development Goal
The County should support and pursue economic development that maintains or improves the
environmental and public health. -Economic Development Policy 6

Parks Area Plan Goals and Policies
• Cottage industries may only be approved if compatible with established neighborhood character,
and if they do not place an undue burden on roads, utilities, and emergency services. Neighborhood Character Policy 2

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: Cottage Industries Centers are permissible under Conditional Use Permits in the
AR 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 requested use as described in the applicant’s narrative is low-impact and
consistent with the surrounding neighborhood.
3. That the proposed conditional use will comply with each of the applicable provisions of this
Ordinance, except for approved variances.
Staff’s Response: All requirements of the Zoning Ordinance are met without variances or waivers.
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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 Parks Area Plan

Staff Recommendation
Conditional Use Permit
If the Planning and Zoning Commission is able to make the required Findings of Fact, staff
recommends the conditions below:
1. Use of the subject property shall substantially conform to the approved site plan and
narrative, except as modified in the conditions below. Any substantial changes or expansions
shall require approval by the Planning and Zoning Commission.
2. All items noted in the Special Inspection shall be rectified through a Building Permit within a
year of this approval.
3. A maximum of three full-time employees or the equivalent part-time shall be employed for
the use.
4. All local, state, and federal requirements for the production and sale of liquor shall be met.
5. The use shall not generate any noise exceeding that normally produced by a typical dwelling.
6. One sign six square feet in area or under and six feet in height or under is permitted. Any
changes in the existing sign shall be reviewed by staff prior to installation.
7. All outdoor lighting shall conform to Zoning Ordinance Section 4.3 standards.
8. This Conditional Use Permit shall be valid for an initial period of three years to June 29, 2025,
with allowance for Administrative Renewal up to five years if all requirements of Zoning
Ordinance Section 5.7.B.10.C are met. An application for renewal shall be submitted before
the expiration if continuation of the use is desired beyond the initial approval date.
Respectfully submitted,

Jay Christelman, Director
Prepared by Zach Schwartz, Senior Planner
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Attachments:

Narrative
Site Plan
Floor plan
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Conditional Use Narrative
Jacob Newton
13416 E Pioneer Path, Parks AZ 86018
Overview:
I am looking to start a nano-distillery in the existing garage structure on the property. The
distillery would focus only on distribution. The ultimate goal is to use the cottage industry as a
stepping stone to building a distribution and sales network that supports the property rental rates
in Flagstaff, Arizona.
Employees:
I will be the only employee of the distillery.
Hours:
Production hours will coincide with off-peak power consumption. This is typically during
normal working hours, approximately 9:00 AM to 5:00 PM. I will conduct operations 3-4 days
per week.
General Activities:
The two primary activities that take place will be brewing and distilling. The brewing
process will use 50 gallons of water per brew (usually 1-2 brews per day) and consists of soaking
malted barley in 150 degree fahrenheit water for 35 minutes. After brewing the yeast is added to
convert sugars to ethanol, after fermentation the product is called wash. The distillation process
takes the wash and boils the ethanol out of it. The ethanol is then recondensed into a liquid and
collected. This process will take approximately four hours per 30 gallons.
Other activities will include proofing (adding water to reduce the alcohol by volume and
flammability), blending and bottling. These activities will be less common, potentially once per
week at most.
Utilities:
The primary two resources used to run the distillery are water and power. I estimate a
maximum of 48 kilowatt hours per day used in electricity consumption. This power can and will
be primarily used during off-peak hours. I estimate to use a maximum of 100 gallons of water
per day. The water on the property is provided from a cistern.
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Noise:
There are no activities that generate high decibels of sound. All activities conducted
during distillery operations will likely not be audible outside of the distillery premises and will
almost certainly not be heard on any surrounding properties.
Traffic:
There should be no additional traffic generated in the local area.Consumables will be
brought in in my truck and will be picked up in Williams, Arizona and brought back to the
distillery on my way home from work. Additional water consumption will result in a maximum
of three additional trips to a water source. We currently use 1500 gallons per month for our
household.
Smell:
At the scale in which I will be distilling, there should be no discernable smell generated
from the distilling activities. Any smell that is generated will not be present outside of the facility
and not detectable at the property line.
Safety:
The distillation units I use are electrically powered. While distillation has a public
perception of being unsafe, much of that is exaggeration and folklore. I currently distill at Grand
Canyon Distillery on 750 gallon stills. We follow industry generally accepted safe practices of
distillation and I will follow those at 13416 E Pioneer Path if the conditional use permit is
approved. My distillation units consist of a 30 gallon vodka still and a 13 gallon gin/whiskey
still, both heated by electricity. There will never be an open flame in the distillation building.
Additionally, a 500 gallon fire fighting water trailer will be onsite and I am currently undergoing
Firefighter I training through Williams Volunteer Fire Department.
Ethanol is considered flammable over 100 proof. For this reason all products will be proofed to
>95 proof immediately after distillation.
Waste:
The largest waste generated from brewing and distilling is a product called brewer’s grain
or spent grain. This is grain (typically barley and corn) that has had its sugars stripped. The
remaining grain is rich in protein and probiotics. It is a very nutrient dense product that is great
for animal feed. To reduce waste and practice a sustainable business I will offer the grain to the
local residents in Parks, Arizona to help supplement their animal feed.
Waste water (estimated 50 gallons per operational day) will go into our septic tank. Our
tank is rated for a three bedroom house. Only two people occupy the household. The septic tank
can easily handle the additional load.
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DETAILED OPERATION NARRATIVE:
Daily:
For a typical day the following operations will occur. First, I will run 30 gallons of hot water
(150 degrees) heated by an eclectic instant hot water heater into a 50 gallon container (mash tun).
I will then add 60 pounds of pre-milled malted barley to the water. It will sit for 45 minutes. I
will then add 10 gallons of cold water to bring the temperature down to around 100 degrees. I
will then pitch .25 pounds of yeast. That tank will then sit for four days during fermentation.
Simultaneously during the previous steps I will be draining the liquid from another tank that has
completed fermentation into my stripping still. I will drain approximately 30 gallons of “wort”
(fermented beer). I will turn on the electrical heating element on the still and over the course of
four hours around 12 gallons of 60 proof alcohol will drain off (called “low wines”). Those 12
gallons will be collected and every three days I will take 36 gallons low and put them into the
same still with a different configuration and run the still again. Over the next four hours of the
“finishing run” I will produce approximately 22 gallons of alcohol. Of those 22 gallons around
10 will be considered “hearts” or good alcohol. The remaining 12 gallons will be collected and
redistilled with the next batch of low wines.
Once product comes off the finishing still it will be proofed (water added to cut down the alcohol
content). For any whiskey it will be proofed to 95 proof and barreled in 25 gallon barrels. The
barrels will be stored in the facility. I expect I can fit around 10 barrels total. Barreled whiskey
will age for six months to two years. For vodka, gin and rum I will proof it to 80 proof. At this
point it will age for two to three days and is then ready for bottling.
The remaining grain from the fermented tank will be placed into 55 gallon cans and be made
available as livestock feed for free. The remaining water from the still will be allowed to cool
and then be put into the septic tank.
Weekly:
Bottling will typically be done once a week. Using a two head fill machine, 750ml bottles will be
filled, corked, sealed and labeled. The bottles will then be placed in cases, 6 bottles per case and
the case will be labeled. The cases will be placed in a “in-bond” holding area.
Sales will typically be once a week. After receiving a list of orders going out I will remove cases
from “in-bond” and pay state and federal excise tax. The cases will be loaded into my vehicle
and delivered to customers.
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Barreling will be done once every two weeks, or whenever I have accumulated 25 gallons of
hearts. The liquid is poured into a barrel, the barrel is sealed and labeled with federal
requirements. It will then be stored.
Monthly:
Monthly I will pay taxes to the state at a rate of 3.00 per gallon removed from the bond. That
translates to $3.00 per 5.04 bottles. In a typical month I hope to sell 40 cases which equates to
$604.80 paid to the state who then distributes part of it to the county of production.
I will record all operations and file monthly operation reports with the TTB (federal government
body for alcohol production). Every four months I will pay $2.70 per proof gallon removed from
the bond.
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