
SHOW LOW PLANNING AND ZONING COMMISSION 
Regular Meeting – Tuesday, January 10, 2023 

 
 
PURSUANT to A.R.S. Section 38-431.02, notice is hereby given to the Show Low Planning and 
Zoning Commission and to the general public, that a Regular Meeting of the Show Low Planning 
and Zoning Commission will be held on Tuesday, January 10, 2023, at 7:00 PM in the City Council 
Chambers, 181 North 9th Street, Show Low, Navajo County, Arizona. The agenda for this meeting 
is as follows: 
 
1. CALL TO ORDER 
 
 
2.  ROLL CALL 
 
 
3.   INVOCATION 
 
 
4. PLEDGE OF ALLEGIANCE  
 
 
5.  ELECTION OF OFFICERS 
 
 
6. NEW BUSINESS 
 

A. Consideration of Conditional Use Permit 602-04-254 submitted by Lisa Garvin 
of KGJ Roofing to allow for outdoor storage in conjunction with a contractor’s 
office and a sea container for storage on property located at 1600 S. White 
Mountain Rd., Show Low, Arizona, that being A.P.N. 210-32-013. 
 

B. Consideration of Conditional Use Permit 602-04-255 submitted by Thomas 
Myers and James Della Femina to allow for the expansion of mini storage on 
property located at 291 N. Central Ave., that being A.P.N. 210-19-064. 

 
7. CALL TO THE PUBLIC   
 

Any citizen desiring to speak on a matter that is within the jurisdiction of the Planning and 
Zoning Commission may do so at this time.  Comments may be limited to three minutes 
per person and shall be addressed to the Planning and Zoning Commission as a whole, 
and not to any individual member.  Issues raised shall be limited to those within the 
jurisdiction of the Planning and Zoning Commission.  Pursuant to the Arizona Open 
Meeting Law, the Planning and Zoning Commission cannot discuss or act on items 
presented at this time.  At the conclusion of the call to the public, individual Planning and 
Zoning Commission members may (1) respond to criticism made by those who have 
spoken, (2) ask staff to review a matter, and (3) ask that a matter be put on a future 
agenda. 

 
 



8.   APPROVAL OF MINUTES 
 

A. Planning and Zoning Commission Regular Meeting of December 13, 2022. 
 
 
9.   SUMMARY OF CURRENT EVENTS 
  
 A.  Commission Members 
 
 B.  Planning and Zoning Director  
 
 
10.      ADJOURNMENT 
 
 
NOTICE TO PARENTS AND LEGAL GUARDIANS:   Parents and legal guardians have the right to consent before the 
City of Show Low makes a video or voice recording of a minor child, pursuant to A.R.S. § 1-602(A)(9).  The Show Low 
Planning & Zoning Commission regular meetings are recorded and may be viewed on the City of Show Low’s website.  
If you permit your child to attend/participate in a televised Planning & Zoning Commission, a recording will be made.  
You may exercise your right not to consent by not allowing your child to attend/participate in the meeting. 
 
Pursuant to the Americans with Disabilities Act (ADA), the Planning & Zoning Commission endeavors to ensure the 
accessibility of its meetings to all persons with disabilities.  If you need accommodation for a meeting, please call the 
City Clerk’s office at (928) 532-4061 at least 48 hours prior to the meeting for accommodation. 
 

 
I, Ashley Duncan, do hereby certify that this agenda was posted on Friday, January 6, 2023.  
 
 
_____________________________                             
Ashley Duncan  



 PZ MTG DATE:  1/10/23 
 ITEM: 6-A 
 

CITY OF SHOW LOW 
STAFF SUMMARY REPORT 

 
AGENDA TITLE: Consideration of Conditional Use Permit 602-04-254 submitted by Lisa 

Garvin of KGJ Roofing to allow for outdoor storage in conjunction with a 
contractor’s office and a sea container for storage located at 1600 S. White 
Mountain Rd., that being A.P.N. 210-32-013 (Katie Fechtelkotter) 

 
I MOVE to approve CUP 602-04-254 submitted by Lisa Garvin of KGJ Roofing to allow for 
outdoor storage in conjunction with a contractor’s office and a sea container for storage located 
at 1600 S. White Mountain Rd., that being A.P.N. 210-32-013, subject to staff recommendations. 
 

 

Lisa Garvin of KGJ Roofing has submitted a Conditional Use Permit (CUP) to allow for outdoor 
storage in conjunction with a contractor’s office and a sea container for storage located at 1600 
S. White Mountain Rd., that being A.P.N. 210-32-013. There is an existing building and several 
outbuildings on the subject property. The applicant plans to utilize the existing building as an 
office and will have products for display for walk-in customers. In the future they may build an 
additional building on the northwest portion of the subject property for their operations. 
 
The subject property is zoned C-2 (General Commercial) outdoor storage in conjunction with a 
contractor’s office requires a CUP in the C-2 zone. The applicant has also requested to place a 
sea container for storage on the subject property. A sea container for storage in the C-2 zone is 
permitted with a CUP, a minimum 100 foot setback from any public right-of-way, and satisfactory 
screening. The applicant has indicated that the sea container will be placed behind the existing 
office building, a minimum from 100 feet from the property line and will be painted a neutral color 
that blends into the surrounding area. The applicant has also indicated that they plan to utilize a 
six foot solid material fence to screen any outdoor storage. This fence will be similar to the fence 
utilized by Homeland Fence and Supply. A conceptual site plan has been included for review. 
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RECOMMENDATION 

BACKGROUND 

 



FINDINGS OF FACT 
 
1. Lisa Garvin of KGJ Roofing has submitted a CUP to allow for outdoor storage in 

conjunction with a contractor’s office and a sea container for storage located at 
1600 S. White Mountain Rd., that being A.P.N. 210-32-013 
 

2. There is an existing building and several outbuildings on the subject property. The 
applicant plans to utilize the existing building as an office and will have products 
for display for walk-in customers. In the future they may build an additional building 
on the northwest portion of the subject property for their operations. The subject 
property is zoned C-2 (General Commercial) outdoor storage in conjunction with a 
contractor’s office requires a CUP in the C-2 zone.  
 

3. The applicant has also requested to place a sea container for storage on the 
subject property. A sea container for storage in the C-2 zone is permitted with a 
CUP, a minimum 100 foot setback from any public right-of-way, and satisfactory 
screening. The applicant has indicated that the sea container will be placed behind 
the existing office building, a minimum from 100 feet from the property line and will 
be painted a neutral color that blends into the surrounding area.  
 

4. The applicant has also indicated that they plan to utilize a six foot solid material 
fence to screen any outdoor storage. This fence will be similar to the fence utilized 
by Homeland Fence and Supply. A conceptual site plan has been included for 
review. 
 

5. Current zoning of the surrounding properties include. 
 
    North: C-2 (General Commercial)              

South:  C-2 (General Commercial)                           
    East: C-2 (General Commercial)                          
    West: R1-15 (Single-Family Residential, Manufactured Homes Excluded, 

15,000 Square Feet)               
 
6. The current land uses of the surrounding properties include. 

 
North:  Black Diamond/Safelite Auto glass             
South:  Barnet, Dulaney, Perkins Eye Center 
East:  Show Low Meadow 
West:  Vacant single family residential 
 

7. Transmittal memos were sent to all affected agencies. No applicable 
comments   were received. 
 

8. No public comment has been received regarding the proposed development. 
 
 



STAFF RECOMMENDATIONS 
 

After reviewing the Zoning Ordinance, Standards for Review, Findings of Fact, 
discussions with the applicant, and because the request is consistent with the City of 
Show Low General Plan, staff recommends that the Planning and Zoning Commission 
approve Conditional Use Permit 602-04-254 submitted by Lisa Garvin of KGJ Roofing to 
allow for outdoor storage in conjunction with a contractor’s office and a sea container for 
storage located at 1600 S. White Mountain Rd., that being A.P.N. 210-32-013 subject to 
the following conditions; 
 
1. All development shall comply with all applicable federal, state, and local 

requirements, including permit, sign, Fire Code and Arizona Department of 
Transportation (ADOT) requirements. 
 

2. An engineer shall certify any changes to drainage and grading on the site. 
 

3. The surfacing of all access ways, interior driveways, and parking areas shall be 
surfaced in accordance with City Code and shall meet the minimum loading 
requirements outlined by TMFMD. 
 

4. All vehicles parked/stored on the subject property shall be located at the rear of 
the property and shall be in useable condition.  
 

5. All outdoor materials shall be screened by a six-foot solid material fence, and all 
materials shall be stored below fence height.  
 

6. The sea container shall be located a minimum of 100 feet from the property line 
along S. White Mountain Rd. be painted a neutral color to blend into the 
surroundings and be screened from view from the right-of-way by being placed 
behind a fence, building or vegetation. 
 

7. The right-of-way adjacent to the subject property shall be landscaped in a manner 
similar to the surrounding properties. Landscaping shall consist of primarily grass 
or sod and shall be maintained.  

 
STANDARDS FOR REVIEW 

 
Project: Conditional Use Permit 602-04-254 submitted by Lisa Garvin of KGJ 
Roofing to allow for outdoor storage in conjunction with a contractor’s office and a 
sea container for storage located at 1600 S. White Mountain Rd., that being A.P.N. 
210-32-013. 

General Plan 
 
Land Use 
 
 Goal:  Target redevelopment efforts. 



 Objective: Encourage re-use of old buildings. 
 

Zoning Ordinance 
 

Chapter 19.20 CONDITIONAL USE PERMITS 
 

19.20.010  Purpose. 
 
Every zoning district contains certain uses of land which are normal and complementary to 
permitted uses in the district, but which, by reason of their typical physical or operational 
characteristics, influence on the traffic function of adjoining streets, or similar conditions, are 
potentially incompatible with adjacent activities and uses. It is the intent of this chapter to 
permit conditional uses if the use can be designed and developed in a manner which assures 
maximum compatibility with adjoining uses. It is the purpose of this chapter to establish 
principles and procedures essential to proper guidance and control of such uses. (Ord. No. 
473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 3, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; Ord. 
No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-32(A)) 
 

19.20.020  General regulations. 
 
(A)  Zoning district regulations established elsewhere in this chapter specify that certain uses 
of land may be allowed by the commission as conditional uses in a given district subject to 
the provisions of this section and the requirements set forth in district regulations. The 
planning and zoning commission is empowered to grant or to deny applications for 
conditional use permits and to impose conditions upon them. 
 
(B)  Any use, legally established and in compliance with the rules and regulations of the 
state of Arizona and the City of Show Low, that is existing on the effective date of the 
ordinance codified in this chapter which is reclassified as a conditional use by this chapter 
for the district in which it is located shall be considered as meeting the conditions which would 
otherwise be imposed upon such use by this chapter, and its continuance shall not be subject 
to issuance of a conditional use permit; provided, however, that to the extent that such use 
fails to conform to the requirements of this chapter, it shall be considered nonconforming as 
described in Chapter 19.95, and its continuance shall be governed by all nonconforming use 
regulations applicable thereto. 
 
(C)  Every conditional use permit issued shall be applicable only to the specific conditional 
use and to the specific property for which it is issued. The maintenance of special conditions 
imposed by the permit, as well as the compliance with other provisions of this chapter, shall 
be the responsibility of the property owner. (Ord. No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2006-
07, § 3, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 
Code § 15-1-32(B)) 
 
19.20.030  Application process. 
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(A)  Authorized Applicant. An applicant for a conditional use permit shall be one (1) of the 
following: 
 

(1)  The owner(s) and/or authorized agent of the property; 
 
(2)  Any person with a potential interest in the property, together with the name, address 
and signature of the owner and/or authorized agent of the property. 

 
(B)  Submittal Requirements. Application for a conditional use permit shall be filed with the 
planning and zoning department on a form provided by the planning and zoning department. 
The applicant shall provide the planning and zoning director with a detailed site plan with the 
information requested in Chapter 19.15, and the narrative information as requested on the 
application form. An applicant shall also furnish the commission any additional information 
the planning and zoning director may consider relevant. 
 
(C)  Mandatory Applicant Attendance. Applicants, or their representative with authority to 
speak for and bind the applicant, shall be present at all meetings and public hearings required 
under this section. 
 
(D)  Representations of Applicant Binding. All representations by the applicant, or by the 
applicant’s authorized representative, made in writing, or during any city public meeting or 
public hearing, or by any submitted plan, plat, drawing or other graphic depiction in support 
of the application, and designated in the record by the planning and zoning commission 
and/or city council, shall be deemed to be conditions of approval. 
 
(E)  Diminution of Fair Market Value Waiver Required. An executed, notarized waiver by the 
owner of the subject property of any and all claims for diminution in fair market value as 
defined by A.R.S. § 12-1134 arising out of the subject application shall be submitted. (Ord. 
No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 3, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; 
Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-32(C)) 
 
19.20.040  Staff review. 
 
An application for a conditional use permit shall be submitted to the planning and zoning 
director at least twenty-one (21) days prior to the public meeting. The recommendation shall 
be submitted to the planning and zoning commission prior to the scheduled public meeting. 
The recommendation shall set forth whether the conditional use permit should be granted, 
granted with conditions, denied, or set for a public hearing. (Ord. No. 473, §§ 1 – 4, 6-6-00; 
Ord. No. 2006-07, § 3, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-
2-09. 1976 Code § 15-1-32(D)) 
 
19.20.050  Standards for reviewing conditional use permits 
. 
All conditional use permits shall be evaluated for the following standards: 
 

https://showlow.municipal.codes/Code/19.15
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(A)  The application shall be consistent with and conform to the general plan and any other 
adopted plans; 
 
(B)  There shall be no significant adverse or intrusive effect upon property within three 
hundred (300) feet of the external boundaries of the subject property as a result of the 
proposed use; and 
 
(C)  The proposed change would not be detrimental to the public health, safety and general 
welfare of the persons or property in the surrounding area, nor to the community in general. 
(Ord. No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 3, 3-7-06; Ord. No. 2007-03, § 1, 1-16-
07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-32(E)) 
 
19.20.060  Notification requirements. 
 
Notice of the nature of the conditional use permit application and the date of the meeting at 
which it will be considered shall be posted on the property and shall be mailed to the owners 
of all real property within three hundred (300) feet of the property for which application is 
made at least ten (10) days prior to the meeting. Notwithstanding the notice requirements set 
forth in this section, the failure of any person or entity to receive notice shall not constitute 
grounds for any court to invalidate the action for which the notice was given. (Ord. No. 473, 
§§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 3, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 
2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-32(F)) 

 
19.20.070  Commission action. 
 
Based on the application, site plan, standards of review, staff’s recommendation and any 
other presented information the commission has the following options in rendering a decision: 
 
(A)  The commission may grant a conditional use permit with conditions the commission 
deems necessary to secure the intent and purpose of this section and require such 
guarantees and evidence that such conditions are being, or will be, complied with as the 
commission may desire. 
 
(B)  Deny the conditional use permit. If the commission finds that the application and 
supporting data do not indicate that all applicable conditions and requirements of this section 
will be met, it shall deny the permit. Notice of denial, including reasons therefor, shall be 
mailed to the applicant at the address shown in the application, and the commission shall 
report its actions to the city council. 
 
(C)  At its discretion, set the matter for a public hearing. If the commission does set the 
matter for public hearing, notice thereof shall be given to the public by publication of a notice 
in the official newspaper of the city and by posting the property included in the application 
not less than fifteen (15) days prior to the hearing. The notice shall set forth the time and 
place of the hearing and include a general explanation of the matter to be considered and a 
general description of the area affected. 
 



(D)  Continue the matter one (1) time to a specific date not to exceed thirty (30) days from 
the original meeting date. (Ord. No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 3, 3-7-06; 
Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-32(G)) 
 
19.20.080  Appeals. 
 
(A)  Any aggrieved person may file an appeal with the city council regarding any decision of 
the planning and zoning commission regarding the commission’s action on a conditional use 
permit by filing a written notice of appeal with the city clerk specifying the request. If no appeal 
is filed with the council within seven (7) days after commission action, the action of the 
commission shall be considered final. 
 
(B)  When an appeal is filed with the city clerk, the planning and zoning director shall place 
the item on the next available regular city council meeting agenda, or, in the alternative, the 
planning and zoning director may set the matter for public hearing before the council as per 
the notification requirements outlined in Section 19.20.070(C). Notice shall be given to the 
planning and zoning commission of such appeal and the commission shall submit a report to 
the council prior to the hearing setting forth the reasons for its action taken. The commission 
shall be represented at the hearing by the commission chairman or his designee. 
 
(C)  Council Action.  
 

(1)  May grant or deny it; the council may elect to set the matter for a public hearing, and 
the latter action shall require notification as outlined in Section 19.20.070(C). 

 
(2)  The council shall, within fifteen (15) days of the public hearing, either uphold the 
decision of the planning and zoning commission or make a decision of its own. The council 
is not bound by the record of the commission’s findings and/or decision in reaching its 
decision. 

 
(3)  The council may grant a conditional use permit with conditions the council deems 
necessary to secure the intent and purpose of this section and require such guarantees 
and evidence that such conditions are being, or will be, complied with as the council may 
desire. 

 
(4)  The council’s decision shall be final and shall become effective immediately. Notice 
of the decision shall forthwith be mailed to the applicant at the address shown in the 
application. (Ord. No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 3, 3-7-06; Ord. No. 2007-
03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-32(H)) 

 
19.20.090  Time limits. 
 
(A)  Conditional use permits become effective seven (7) days after approval by the planning 
and zoning commission, but in the event an appeal is filed, said permit shall not become 
effective until a decision upholding granting of the permit is arrived at by the council. 
 



(B)  The construction of any improvements allowed by a conditional use permit shall 
commence within twelve (12) months or as otherwise stipulated by the commission and must 
be completed within eighteen (18) months or as otherwise stipulated by the commission in 
accordance with the development plan, unless extended by the planning and zoning 
commission, otherwise the conditional use permit shall become null and void. 
 
(C)  The commission may establish a time limitation for specific conditional use permits and 
prior to the termination of this time limit, the commission may reconsider said use permit to 
determine if the permit should be reissued for an additional time period or be terminated. 
 
(D)  A conditional use permit shall not be effective until the conditions of the permit are 
fulfilled unless specific clarifications on the conditional use permit as to timing of compliance 
are present. 
 
(E)  If a time limit is not established by the commission, and the conditional use is 
discontinued for more than twelve (12) months, a new conditional use permit shall be 
required. 
 
(F)  An applicant may submit a master plan of a proposed development which requires a 
conditional use permit and have the development approved by the commission. No further 
conditional use permit process will be necessary to implement this plan as long as it is in 
substantial compliance with the master plan and is completed within the time period 
established by the commission. 
 
(G)  No person shall reapply for the same or substantially the same use permit on the same 
or substantially the same plot, lot, or parcel of land within a period of one (1) year from the 
date of denial or revocation of said use permit. (Ord. No. 473, §§ 1 – 4, 6-6-00; Ord. No. 
2006-07, § 3, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 
1976 Code § 15-1-32(I)) 
 
19.20.100  Revocation and enforcement. 
 
(A)  Use permits granted in accordance with the provisions of this chapter may be revoked 
if any of the conditions or terms of the permit are violated or if any law or division is violated 
in connection therewith. The planning and zoning director shall notify the permittee of a 
violation of a conditional use permit. If the violation is not remedied or the remedy is not 
substantially begun in the opinion of the planning and zoning director, the permittee shall be 
served with a notice that the planning and zoning commission will consider revocation of the 
conditional use permit at a commission meeting specified in the notice. This commission 
meeting shall not be held less than ten (10) days after the notice is mailed by certified mail 
or by personal delivery. If the commission decides to revoke the permit, the property owner 
shall cease the use for which the conditional use permit was issued. 
 
(B)  Failure to comply with the conditional use permit or the standards of this chapter may 
result in a complaint being filed in the magistrate court as per Section 19.10.080. (Ord. No. 
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473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 3, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; Ord. 
No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-32(J)) 
 

Article II. C-2 Zone – General Commercial 
 
19.70.090  Purpose. 
 
The purpose of this district is to provide for General Commercial uses to serve the community 
and White Mountain region. Property development standards are designed to encourage 
orderly, attractive and compatible commercial development in the city. Single-family 
residential development shall be prohibited in the General Commercial zone. Because no list 
of uses can be complete, decisions on specific uses not included as examples on the 
following lists of permitted and conditional uses will be made by the planning and zoning 
director. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 2005-10, § 4, 4-19-05; Ord. No. 2006-07, 
§ 7, 3-7-06; Ord. No. 2006-20, § 3, 8-15-06; Ord. No. 2009-08, §§ 1, 2, 6-2-09; Ord. No. 
2010-08, §§ 1, 2, 5-4-10. 1976 Code § 15-1-60(A)) 
 
19.70.100  Permitted uses. 
 
(A)  All uses identified as “permitted uses” in the Neighborhood Commercial zone. 
 
(B)  Merchandise must be sold on site. Uses permitted under this category shall include, but 
are not limited to, the following: 
 
Aerobics studios; 
Antique dealers; 
Artificial limbs and braces, sales and manufacturing; 
Assayers; 
Assembly halls and auditoriums; 
Auction halls with goods stored and auctioned within a building; 
Automobile parts and supplies, retail sales; 
Automobile sales, licensed franchise dealers; 
Automobile rental and leasing; 
Awnings, custom, retail sales and fabrication (indoor only); 
Balls and bearings, retail sales; 
Barber and beauty supply and equipment, retail sales; 
Beer, ale and wine distributors (no bottling); 
Blood and plasma centers; 
Boat sales and service; 
Bottled fuel, storage and distribution (no bulk storage, 500-gallon maximum capacity); 
Bowling alleys; 
Building materials, retail sales (indoor only); 
Burglar alarm equipment, sales, service and monitoring; 
Camper sales; 
Candy, retail and wholesale sales and distribution; 
Carpet, rug, and furniture cleaners; 



Cesspool builders and service (offices only); 
Charitable institutions; 
Christian Science reading rooms; 
Cigarette vending service; 
Clothing, retail sales and alterations; 
Coin machines, rental and service; 
Collection agencies; 
Computer sales; 
Contractors’ offices; 
Cosmetics, retail sales; 
Costume rental; 
Crockery, retail sales; 
Dairies, retail sales of products; 
Dental laboratories; 
Dental supplies; 
Department stores; 
Diaper supply services; 
Electrical contractors’ shops; 
Electrical equipment, retail sales; 
Engravers; 
Entertainment bureaus; 
Express, messenger and courier companies, office and dispatch only; 
Feed, retail sales, office; 
Financial institutions, drive through permitted; 
Fire protection equipment, retail sales and service; 
Fish markets, retail sales; 
Floor coverings and refinishing; 
Food products, sales and warehousing; 
Furnaces, retail sales and repair; 
Furniture, retail sales, repair and refinish; 
Garage equipment, retail sales; 
Garages (parking, public); 
Gas appliances, retail sales and service; 
Gas companies, offices only; 
Gas regulating equipment, sales and service; 
Glass and mirror sales, installation and repair; 
Groceries, retail sales; 
Guns, retail sales and repairs; 
Gymnasiums, private and commercial; 
Hardware, retail sales; 
Hats, retail sales and repair; 
Headstone (tombstone) sales and display; 
Health clubs; 
Health food products, retail sales; 
Heating, ventilating and air conditioning equipment, retail sales; 
Historical museums; 



Hobby shops; 
Home appliance sales and service; 
Home electronics, general sales and service; 
Home improvement sales, within an enclosed building; 
Hospital service organizations; 
Hotel equipment and supplies, retail sales; 
Hotels and motels; 
House furnishings, retail sales; 
Janitorial supplies, retail sales; 
Laboratories, clinical and dental (accessory to medical offices); 
Lawnmower repair shops; 
Leather goods, custom; 
Libraries, private, rental; 
Linen supply, laundry services; 
Locksmith shops; 
Martial arts studios; 
Medical supplies, retail sales and rental; 
Monuments, retail sales and display; 
Mortuaries; 
Motion picture equipment, retail sales and display; 
Motion picture theaters; 
Motor freight companies, offices only; 
Motorcycles, sales and service; 
Musical instruments, repairing, service, retail sales; 
Music studios; 
News services; 
Office furniture, equipment and supplies, retail sales and showroom; 
Oil burner, retail sales; 
Painting equipment and supplies, retail sales; 
Parking lots, commercial; 
Pet shops, retail sales; 
Pharmaceuticals, distribution and sales; 
Photographic developing; 
Physical therapy equipment, retail and wholesale; 
Playground equipment, retail sales; 
Plumbing fixtures and supplies, display and retail sales; 
Printers; 
Printer’s equipment and supplies, sales; 
Produce, retail sales; 
Public transportation depot; 
Radio and television studios; 
Record retention center; 
Restaurants, alcoholic beverages prohibited; 
Restaurant equipment, retail sales; 
Safes, repair and sales; 
Saw sharpening shops; 



School equipment and supplies, retail and wholesale; 
Sewing machines, retail sales and repair; 
Shoe repairing equipment and supplies, sales; 
Skating rinks; 
Soaps, retail sales; 
Soda fountain supplies, retail; 
Sound systems and equipment, retail sales and repairs; 
Sporting goods, retail and wholesale; 
Swimming pool supplies; 
Tack shops; 
Theaters; 
Tobacco sales; 
Vacuum cleaners, retail sales and service; 
Variety stores, retail sales; 
Vehicle service; 
Veterinarians, retail sales and supplies; 
Video sales and rental; 
Window cleaning service; 
Window display installation, studio and shop; 
Woodworking equipment, retail sales. 
 
(C)  Multiple-Family Dwellings. Up to ten (10) units (must meet the standards of the R2-7 
zone). Manufactured homes are excluded. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 2005-
10, § 4, 4-19-05; Ord. No. 2006-07, § 7, 3-7-06; Ord. No. 2006-20, § 3, 8-15-06; Ord. No. 
2009-08, §§ 1, 2, 6-2-09; Ord. No. 2010-08, §§ 1, 2, 5-4-10. 1976 Code § 15-1-60(B)) 
 
19.70.110  Conditional uses. 
 
(A)  Acoustical material, sales; 
 
Agricultural implements, distributions and display, retail sales; 
Ambulance service; 
Amusement park; 
Automobile, body and fender shops; 
Automobile radiator shops; 
Automobile sales, used; 
Bars, taverns, cocktail lounges; 
Building materials (outdoor storage yard); 
Cabinetmaker; 
Carbide sales and distribution; 
Car wash; 
Clothing manufacturing; 
Cold storage (no slaughtering); 
Cosmetics, compounding, packaging and storage; 
Crematorium; 
Dairy products manufacturing; 



Dance halls; 
Drive-in theaters; 
Drive-through restaurants; 
Equipment rental (indoor storage only); 
Express companies, warehouses and garages; 
Exterminators; 
Family game centers; 
Farm implements and machinery, retail sales; 
Firewood storage; 
Food processing; 
Frozen foods processing; 
Frozen foods, wholesale storage and distribution; 
Fuel dispensing (retail only); 
Furniture, wholesale and storage; 
Golf or baseball driving ranges; 
Groceries, wholesale and warehouse; 
Heliport (medically related); 
Homeless shelters; 
Horseshoeing; 
Hospitals; 
Imported goods, wholesale, warehouse; 
Indoor shooting range; 
Ink, compounding, packaging, sales and storage; 
Laboratories, testing and research; 
Liquidators; 
Liquor stores; 
Lubricating compounds, wholesale, storage; 
Lumber, sales; 
Machine shops; 
Machine tools, sales and storage; 
Machinery dealers, retail sales and showrooms; 
Manufactured home parks and subdivisions, subject to the property development standards 
of the MH zone; 
Massage establishments; 
Material handling; 
Microbrewery; 
Miniature golf; 
Mini-storage facilities (personal use only). No unit greater than five hundred (500) square 
feet; 
Missions, religious; 
Monument works. No outdoor sandblasting; 
Multiple-family dwellings, beyond ten (10) units (must meet the standards of the R2-7 zone). 
Manufactured homes excluded; 
Newspaper printing; 
Nonchartered financial institutions; 
Nursing homes; 



Oil burners, service and repair; 
Painting equipment and supplies, wholesale storage; 
Paper products, wholesale and storage; 
Pawnbroker, pawnshop; 
Plant nurseries; 
Plumbing fixtures and supplies, wholesale, storage; 
Pool and billiard halls; 
Produce, wholesale, storage; 
Public and civic uses serving alcoholic beverages; 
Public storage garages; 
Public/private utility structures, and appurtenances thereto for public service use; 
Quick freeze plants; 
Radio and television broadcasting stations; 
Recreational vehicle parks or campgrounds subject to the regulations in Section 19.25.200; 
Recreational vehicle sales and service (licensed franchise dealers); 
Recreational vehicle sales (used); 
Refrigerators (wholesale and storage); 
Rehabilitation centers; 
Restaurants serving alcoholic beverages; 
Secondhand goods; 
Sheet metal work; 
Sign shops, fabrication and painting; 
Soaps, compounding, packaging, storage; 
Surplus stores; 
Taxicab garages; 
Taxidermists; 
Tire repairing equipment and supplies; 
Toiletries, compounding, packaging, storage; 
Trailer rental; 
Trailer sales; 
Vehicle repair; 
Veterinary clinics that board animals; 
Wine bottling. 
 
(B)  Manufacturing. Manufacturing incidental to a permitted sales or service shall be 
permitted through a conditional use permit subject to the following: 
 

(1)  Such manufacturing activity shall be restricted to not over fifty (50) percent of the 
ground floor area of the building devoted to the permitted use. 

 
(2)  All such manufacturing shall be conducted within a completely enclosed building, 
and there shall be no external evidence of the activity such as noise, vibration, smoke, 
odor, dust, gas, glare, etc. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 2005-10, § 4, 4-19-
05; Ord. No. 2006-07, § 7, 3-7-06; Ord. No. 2006-20, § 3, 8-15-06; Ord. No. 2009-08, 
§§ 1, 2, 6-2-09; Ord. No. 2010-08, §§ 1, 2, 5-4-10. 1976 Code § 15-1-60(C)) 
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19.70.120  Property development standards. 
 
(A)  Minimum Lot Area. Five thousand (5,000) square feet. 
 
(B)  Minimum Lot Width. Fifty (50) feet. 
 
(C)  Minimum Front Yard. Ten (10) feet. Where lots have a double frontage, the ten (10) foot 
yard shall be provided on both streets. 
 
(D)  Minimum Side Yard. None, except where a side lot line adjoins a lot in a residential 
zone, there shall be a fifteen (15) foot side yard, and where a side lot line abuts a street, 
there shall be a ten (10) foot side yard. Requirements for separation as outlined in the 
International Building Code shall be met. 
 
(E)  Minimum Rear Yard. Six (6) feet, except where a rear lot line adjoins a lot in a residential 
zone, there shall be a twenty (20) foot rear yard or the height of the building, whichever is 
greater. Requirements for separation as outlined in the International Building Code shall be 
met. 
 
(F)  Building Design. Maximum building height shall be forty-five (45) feet, except by 
conditional use permit. The placement of manufactured homes/buildings is prohibited. All 
buildings located within the General Commercial zoning district shall comply with the 
following: 
 

(1)  A minimum of two-thirds (2/3) of the primary building surface (defined as walls visible 
from the right-of-way or adjacent properties) exclusive of windows and doorways shall be 
treated with natural appearing materials such as stone, split face block, siding, brick, or 
exposed beams. The remaining one-third (1/3) of the primary building surface shall be 
treated with materials complementary in characteristics to the primary treatment material. 
Treatment shall be equally distributed on all building sides. 

 
(2)  Primary facade planes which are visible from the public right-of-way and exceed fifty 
(50) feet in length shall require the addition of architectural elements such as building 
offsets, covered porches, or bay windows. 

 
(3)  All roof overhangs shall be a minimum of twelve (12) inches in width. 

 
(4)  No metal siding utilizing vertical seams shall be allowed. 

 
(G)  Landscaping. All development located within the C-2 (General Commercial) zoning 
district shall be accompanied with a landscaping plan. This landscaping plan shall 
incorporate the following: 
 

(1)  An average of ten (10) feet of the lot measured from the front property line and the 
street side property line, extending the developed length of the property (except for 



driveways) with a minimum distance of three (3) feet from the front property line and the 
street side property line, extending the developed length of the property (except for 
driveways), shall be landscaped. 

 
(2)  All open areas not designated and surfaced for parking shall be landscaped with trees, 
shrubs, ground cover, pedestrian walkways and plazas in a manner acceptable to the 
planning and zoning director or his/her designee. 

 
(3)  A minimum of thirty (30) percent of the required landscaping area shall consist of 
vegetative ground cover. The remaining area may be landscaped with rock, gravel or 
similar landscaping materials. A minimum of one (1) tree per two hundred (200) square 
feet of required landscaped area shall be provided. In addition, a minimum of one (1) bush 
or shrub shall be provided for every one hundred (100) square feet of required landscaped 
area. Trees, bushes and shrubs may be grouped. The use of native or indigenous species 
is required. A list of approved trees, shrubs, bushes and ground cover is available from 
the community development department. Deviations from this list may be permitted 
following written approval from the planning and zoning director. In addition to these 
landscaped portions, an area equal to at least five (5) percent of the required parking area 
exceeding twenty thousand (20,000) square feet shall be landscaped. Preservation of 
existing trees is strongly encouraged. 

 
(4)  All landscaping shall be installed and maintained in substantial conformance to the 
submitted and approved landscaping plan. 

 
(H)  Screening.  
 

(1)  Where the lot adjoins a residential zone, dissimilar uses shall be screened from the 
residential property by a solid material fence six (6) feet in height as defined in Chapter 
19.25 or as otherwise allowed or required by the planning and zoning commission. 

 
(2)  All outdoor storage must be screened from the public view and from the view of the 
adjoining property owners. A sight-obscuring fence shall be built, or sight-obscuring 
landscaping fence shall be planted, and maintained around the perimeter of the outdoor 
storage area. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 2005-10, § 4, 4-19-05; Ord. No. 
2006-07, § 7, 3-7-06; Ord. No. 2006-20, § 3, 8-15-06; Ord. No. 2009-08, §§ 1, 2, 6-2-09; 
Ord. No. 2010-08, §§ 1, 2, 5-4-10. 1976 Code § 15-1-60(D)) 

 
19.70.130  General provisions. 
 
The provisions of Chapter 19.25 shall apply. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 2005-
10, § 4, 4-19-05; Ord. No. 2006-07, § 7, 3-7-06; Ord. No. 2006-20, § 3, 8-15-06; Ord. No. 
2009-08, §§ 1, 2, 6-2-09; Ord. No. 2010-08, §§ 1, 2, 5-4-10. 1976 Code § 15-1-60(E)) 
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19.70.140  Signs. 
 
The provisions of Chapter 19.100 shall apply. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 2005-
10, § 4, 4-19-05; Ord. No. 2006-07, § 7, 3-7-06; Ord. No. 2006-20, § 3, 8-15-06; Ord. No. 
2009-08, §§ 1, 2, 6-2-09; Ord. No. 2010-08, §§ 1, 2, 5-4-10. 1976 Code § 15-1-60(F)) 
 
19.70.150  Parking and loading. 
 
The provisions of Chapter 19.105 shall apply. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 2005-
10, § 4, 4-19-05; Ord. No. 2006-07, § 7, 3-7-06; Ord. No. 2006-20, § 3, 8-15-06; Ord. No. 
2009-08, §§ 1, 2, 6-2-09; Ord. No. 2010-08, §§ 1, 2, 5-4-10. 1976 Code § 15-1-60(G)) 
 
19.70.160  Plan review. 
 
The provisions of Chapter 19.15 shall apply to all uses. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. 
No. 2005-10, § 4, 4-19-05; Ord. No. 2006-07, § 7, 3-7-06; Ord. No. 2006-20, § 3, 8-15-06; 
Ord. No. 2009-08, §§ 1, 2, 6-2-09; Ord. No. 2010-08, §§ 1, 2, 5-4-10. 1976 Code § 15-1-
60(H)) 
 
19.25.060  Yard, lot, and area requirements. 
 
(H)  Sea Containers (Utilized as Storage Units).  
 

(1)  Are permitted for storage purposes in the I-1 and I-2 zoning districts provided they are 
not placed within any required yard setbacks. 

 
(2)  May be approved as an accessory use for permanent storage purposes in commercial 
zoning districts through a conditional use permit. Placement in these districts requires a 
minimum one hundred (100) foot setback from any public right-of-way, and satisfactory 
screening. 
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CITY OF SHOW LOW 
STAFF SUMMARY REPORT 

 
AGENDA TITLE: Consideration of Conditional Use Permit 602-04-255 submitted by Thomas 

Myers and James Della-Femina to allow for the expansion of mini storage 
located at 291 N. Central Ave., that being A.P.N. 210-19-064 (Katie 
Fechtelkotter) 

 
I MOVE to approve CUP 602-04-255 submitted by Thomas Myers and James Della-Femina to 
allow for the expansion of mini storage located at 291 N. Central Ave., that being A.P.N. 210-
19-064, subject to staff recommendations. 
 

 

Thomas Myers and James Della-Femina have submitted a Conditional Use Permit (CUP) to 
allow for the expansion of mini storage located at 291 N. Central Ave., that being A.P.N. 210-
19-064. The subject property is 1.38 acres in size with two existing 2,912 square foot storage 
buildings on the subject property that were built in the mid 1970’s. There is an existing City sewer 
main that runs through the property and a chain link fence with slats on the north property line. 
Chain link with no slats is on the east and south property lines. The property is lower than the 
adjacent property to the south. 
 
The applicant plans to add four additional metal buildings ranging in size from 500 to 2,400 
square feet for an additional 6,100 square feet of mini storage on the subject property. The 
subject property is zoned C-2 (General Commercial), mini storage requires a CUP and must be 
screened with a solid material fence in the C-2 zone. Any buildings in the C-2 zone are required 
to be treated in accordance with City Code section 19.70.120(F). 
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RECOMMENDATION 

BACKGROUND 

 



FINDINGS OF FACT 
 
1. Thomas Myers and James Della-Femina have submitted a Conditional Use Permit 

(CUP) to allow for the expansion of mini storage located at 291 N. Central Ave., 
that being A.P.N. 210-19-064. The subject property is 1.38 acres in size with two 
existing 2,912 square foot storage buildings on the subject property that were built 
in the mid 1970’s.  
 

2. There is an existing City sewer main that runs through the property and a chain 
link fence with slats on the north property line. Chain link with no slats is on the 
east and south property lines. The property is lower than the adjacent property to 
the south. 

 
3. The applicant plans to add four additional metal buildings ranging in size from 500 

to 2,400 square feet for an additional 6,100 square feet of mini storage on the 
subject property.  
 

4. The subject property is zoned C-2 (General Commercial), mini storage requires a 
CUP and must be screened with a solid material fence in the C-2 zone. Any 
buildings in the C-2 zone are required to be treated in accordance with City Code 
section 19.70.120(F). 

 
5. Current zoning of the surrounding properties include. 

 
    North: C-2 (General Commercial)              

South:  C-2 (General Commercial)                           
    East: C-2 (General Commercial)                          
    West: C-2 (General Commercial)                                        

 
6. The current land uses of the surrounding properties include. 

 
North:  Dental Office             
South:  Commercial strip mall 
East:  Timothy McKay Memorial Park 
West:  Mountain Comfort 
 

7. Transmittal memos were sent to all affected agencies. Applicable comments 
received include. 

 
Community Services Director- With the new Timothy McKay Memorial Park going 
in behind the property to the East, there needs to be some sort of visual barrier to 
protect the business and maintain the park views. 
 

8. No public comment has been received regarding the proposed development 
 
 



 Objective: Promote infill and indicate prime growth areas for programmed 
expansion of service systems to discourage sprawl.   

 
Zoning Ordinance 

 
Chapter 19.20 CONDITIONAL USE PERMITS 

 
19.20.010  Purpose. 
 
Every zoning district contains certain uses of land which are normal and complementary to 
permitted uses in the district, but which, by reason of their typical physical or operational 
characteristics, influence on the traffic function of adjoining streets, or similar conditions, are 
potentially incompatible with adjacent activities and uses. It is the intent of this chapter to 
permit conditional uses if the use can be designed and developed in a manner which assures 
maximum compatibility with adjoining uses. It is the purpose of this chapter to establish 
principles and procedures essential to proper guidance and control of such uses. (Ord. No. 
473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 3, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; Ord. 
No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-32(A)) 
 

19.20.020  General regulations. 
 
(A)  Zoning district regulations established elsewhere in this chapter specify that certain uses 
of land may be allowed by the commission as conditional uses in a given district subject to 
the provisions of this section and the requirements set forth in district regulations. The 
planning and zoning commission is empowered to grant or to deny applications for 
conditional use permits and to impose conditions upon them. 
 
(B)  Any use, legally established and in compliance with the rules and regulations of the 
state of Arizona and the City of Show Low, that is existing on the effective date of the 
ordinance codified in this chapter which is reclassified as a conditional use by this chapter 
for the district in which it is located shall be considered as meeting the conditions which would 
otherwise be imposed upon such use by this chapter, and its continuance shall not be subject 
to issuance of a conditional use permit; provided, however, that to the extent that such use 
fails to conform to the requirements of this chapter, it shall be considered nonconforming as 
described in Chapter 19.95, and its continuance shall be governed by all nonconforming use 
regulations applicable thereto. 
 
(C)  Every conditional use permit issued shall be applicable only to the specific conditional 
use and to the specific property for which it is issued. The maintenance of special conditions 
imposed by the permit, as well as the compliance with other provisions of this chapter, shall 
be the responsibility of the property owner. (Ord. No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2006-
07, § 3, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 
Code § 15-1-32(B)) 
 
19.20.030  Application process. 
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(A)  Authorized Applicant. An applicant for a conditional use permit shall be one (1) of the 
following: 
 

(1)  The owner(s) and/or authorized agent of the property; 
 
(2)  Any person with a potential interest in the property, together with the name, address 
and signature of the owner and/or authorized agent of the property. 

 
(B)  Submittal Requirements. Application for a conditional use permit shall be filed with the 
planning and zoning department on a form provided by the planning and zoning department. 
The applicant shall provide the planning and zoning director with a detailed site plan with the 
information requested in Chapter 19.15, and the narrative information as requested on the 
application form. An applicant shall also furnish the commission any additional information 
the planning and zoning director may consider relevant. 
 
(C)  Mandatory Applicant Attendance. Applicants, or their representative with authority to 
speak for and bind the applicant, shall be present at all meetings and public hearings required 
under this section. 
 
(D)  Representations of Applicant Binding. All representations by the applicant, or by the 
applicant’s authorized representative, made in writing, or during any city public meeting or 
public hearing, or by any submitted plan, plat, drawing or other graphic depiction in support 
of the application, and designated in the record by the planning and zoning commission 
and/or city council, shall be deemed to be conditions of approval. 
 
(E)  Diminution of Fair Market Value Waiver Required. An executed, notarized waiver by the 
owner of the subject property of any and all claims for diminution in fair market value as 
defined by A.R.S. § 12-1134 arising out of the subject application shall be submitted. (Ord. 
No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 3, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; 
Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-32(C)) 
 
19.20.040  Staff review. 
 
An application for a conditional use permit shall be submitted to the planning and zoning 
director at least twenty-one (21) days prior to the public meeting. The recommendation shall 
be submitted to the planning and zoning commission prior to the scheduled public meeting. 
The recommendation shall set forth whether the conditional use permit should be granted, 
granted with conditions, denied, or set for a public hearing. (Ord. No. 473, §§ 1 – 4, 6-6-00; 
Ord. No. 2006-07, § 3, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-
2-09. 1976 Code § 15-1-32(D)) 
 
19.20.050  Standards for reviewing conditional use permits 
. 
All conditional use permits shall be evaluated for the following standards: 
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(A)  The application shall be consistent with and conform to the general plan and any other 
adopted plans; 
 
(B)  There shall be no significant adverse or intrusive effect upon property within three 
hundred (300) feet of the external boundaries of the subject property as a result of the 
proposed use; and 
 
(C)  The proposed change would not be detrimental to the public health, safety and general 
welfare of the persons or property in the surrounding area, nor to the community in general. 
(Ord. No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 3, 3-7-06; Ord. No. 2007-03, § 1, 1-16-
07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-32(E)) 
 
19.20.060  Notification requirements. 
 
Notice of the nature of the conditional use permit application and the date of the meeting at 
which it will be considered shall be posted on the property and shall be mailed to the owners 
of all real property within three hundred (300) feet of the property for which application is 
made at least ten (10) days prior to the meeting. Notwithstanding the notice requirements set 
forth in this section, the failure of any person or entity to receive notice shall not constitute 
grounds for any court to invalidate the action for which the notice was given. (Ord. No. 473, 
§§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 3, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 
2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-32(F)) 

 
19.20.070  Commission action. 
 
Based on the application, site plan, standards of review, staff’s recommendation and any 
other presented information the commission has the following options in rendering a decision: 
 
(A)  The commission may grant a conditional use permit with conditions the commission 
deems necessary to secure the intent and purpose of this section and require such 
guarantees and evidence that such conditions are being, or will be, complied with as the 
commission may desire. 
 
(B)  Deny the conditional use permit. If the commission finds that the application and 
supporting data do not indicate that all applicable conditions and requirements of this section 
will be met, it shall deny the permit. Notice of denial, including reasons therefor, shall be 
mailed to the applicant at the address shown in the application, and the commission shall 
report its actions to the city council. 
 
(C)  At its discretion, set the matter for a public hearing. If the commission does set the 
matter for public hearing, notice thereof shall be given to the public by publication of a notice 
in the official newspaper of the city and by posting the property included in the application 
not less than fifteen (15) days prior to the hearing. The notice shall set forth the time and 
place of the hearing and include a general explanation of the matter to be considered and a 
general description of the area affected. 
 



(D)  Continue the matter one (1) time to a specific date not to exceed thirty (30) days from 
the original meeting date. (Ord. No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 3, 3-7-06; 
Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-32(G)) 
 
19.20.080  Appeals. 
 
(A)  Any aggrieved person may file an appeal with the city council regarding any decision of 
the planning and zoning commission regarding the commission’s action on a conditional use 
permit by filing a written notice of appeal with the city clerk specifying the request. If no appeal 
is filed with the council within seven (7) days after commission action, the action of the 
commission shall be considered final. 
 
(B)  When an appeal is filed with the city clerk, the planning and zoning director shall place 
the item on the next available regular city council meeting agenda, or, in the alternative, the 
planning and zoning director may set the matter for public hearing before the council as per 
the notification requirements outlined in Section 19.20.070(C). Notice shall be given to the 
planning and zoning commission of such appeal and the commission shall submit a report to 
the council prior to the hearing setting forth the reasons for its action taken. The commission 
shall be represented at the hearing by the commission chairman or his designee. 
 
(C)  Council Action.  
 

(1)  May grant or deny it; the council may elect to set the matter for a public hearing, and 
the latter action shall require notification as outlined in Section 19.20.070(C). 

 
(2)  The council shall, within fifteen (15) days of the public hearing, either uphold the 
decision of the planning and zoning commission or make a decision of its own. The council 
is not bound by the record of the commission’s findings and/or decision in reaching its 
decision. 

 
(3)  The council may grant a conditional use permit with conditions the council deems 
necessary to secure the intent and purpose of this section and require such guarantees 
and evidence that such conditions are being, or will be, complied with as the council may 
desire. 

 
(4)  The council’s decision shall be final and shall become effective immediately. Notice 
of the decision shall forthwith be mailed to the applicant at the address shown in the 
application. (Ord. No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 3, 3-7-06; Ord. No. 2007-
03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-32(H)) 

 
19.20.090  Time limits. 
 
(A)  Conditional use permits become effective seven (7) days after approval by the planning 
and zoning commission, but in the event an appeal is filed, said permit shall not become 
effective until a decision upholding granting of the permit is arrived at by the council. 
 



(B)  The construction of any improvements allowed by a conditional use permit shall 
commence within twelve (12) months or as otherwise stipulated by the commission and must 
be completed within eighteen (18) months or as otherwise stipulated by the commission in 
accordance with the development plan, unless extended by the planning and zoning 
commission, otherwise the conditional use permit shall become null and void. 
 
(C)  The commission may establish a time limitation for specific conditional use permits and 
prior to the termination of this time limit, the commission may reconsider said use permit to 
determine if the permit should be reissued for an additional time period or be terminated. 
 
(D)  A conditional use permit shall not be effective until the conditions of the permit are 
fulfilled unless specific clarifications on the conditional use permit as to timing of compliance 
are present. 
 
(E)  If a time limit is not established by the commission, and the conditional use is 
discontinued for more than twelve (12) months, a new conditional use permit shall be 
required. 
 
(F)  An applicant may submit a master plan of a proposed development which requires a 
conditional use permit and have the development approved by the commission. No further 
conditional use permit process will be necessary to implement this plan as long as it is in 
substantial compliance with the master plan and is completed within the time period 
established by the commission. 
 
(G)  No person shall reapply for the same or substantially the same use permit on the same 
or substantially the same plot, lot, or parcel of land within a period of one (1) year from the 
date of denial or revocation of said use permit. (Ord. No. 473, §§ 1 – 4, 6-6-00; Ord. No. 
2006-07, § 3, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 
1976 Code § 15-1-32(I)) 
 
19.20.100  Revocation and enforcement. 
 
(A)  Use permits granted in accordance with the provisions of this chapter may be revoked 
if any of the conditions or terms of the permit are violated or if any law or division is violated 
in connection therewith. The planning and zoning director shall notify the permittee of a 
violation of a conditional use permit. If the violation is not remedied or the remedy is not 
substantially begun in the opinion of the planning and zoning director, the permittee shall be 
served with a notice that the planning and zoning commission will consider revocation of the 
conditional use permit at a commission meeting specified in the notice. This commission 
meeting shall not be held less than ten (10) days after the notice is mailed by certified mail 
or by personal delivery. If the commission decides to revoke the permit, the property owner 
shall cease the use for which the conditional use permit was issued. 
 
(B)  Failure to comply with the conditional use permit or the standards of this chapter may 
result in a complaint being filed in the magistrate court as per Section 19.10.080. (Ord. No. 

https://showlow.municipal.codes/Code/19.10.080


473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 3, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; Ord. 
No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-32(J)) 
 

Article II. C-2 Zone – General Commercial 
 
19.70.090  Purpose. 
 
The purpose of this district is to provide for General Commercial uses to serve the community 
and White Mountain region. Property development standards are designed to encourage 
orderly, attractive and compatible commercial development in the city. Single-family 
residential development shall be prohibited in the General Commercial zone. Because no list 
of uses can be complete, decisions on specific uses not included as examples on the 
following lists of permitted and conditional uses will be made by the planning and zoning 
director. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 2005-10, § 4, 4-19-05; Ord. No. 2006-07, 
§ 7, 3-7-06; Ord. No. 2006-20, § 3, 8-15-06; Ord. No. 2009-08, §§ 1, 2, 6-2-09; Ord. No. 
2010-08, §§ 1, 2, 5-4-10. 1976 Code § 15-1-60(A)) 
 
19.70.100  Permitted uses. 
 
(A)  All uses identified as “permitted uses” in the Neighborhood Commercial zone. 
 
(B)  Merchandise must be sold on site. Uses permitted under this category shall include, but 
are not limited to, the following: 
 
Aerobics studios; 
Antique dealers; 
Artificial limbs and braces, sales and manufacturing; 
Assayers; 
Assembly halls and auditoriums; 
Auction halls with goods stored and auctioned within a building; 
Automobile parts and supplies, retail sales; 
Automobile sales, licensed franchise dealers; 
Automobile rental and leasing; 
Awnings, custom, retail sales and fabrication (indoor only); 
Balls and bearings, retail sales; 
Barber and beauty supply and equipment, retail sales; 
Beer, ale and wine distributors (no bottling); 
Blood and plasma centers; 
Boat sales and service; 
Bottled fuel, storage and distribution (no bulk storage, 500-gallon maximum capacity); 
Bowling alleys; 
Building materials, retail sales (indoor only); 
Burglar alarm equipment, sales, service and monitoring; 
Camper sales; 
Candy, retail and wholesale sales and distribution; 
Carpet, rug, and furniture cleaners; 



Cesspool builders and service (offices only); 
Charitable institutions; 
Christian Science reading rooms; 
Cigarette vending service; 
Clothing, retail sales and alterations; 
Coin machines, rental and service; 
Collection agencies; 
Computer sales; 
Contractors’ offices; 
Cosmetics, retail sales; 
Costume rental; 
Crockery, retail sales; 
Dairies, retail sales of products; 
Dental laboratories; 
Dental supplies; 
Department stores; 
Diaper supply services; 
Electrical contractors’ shops; 
Electrical equipment, retail sales; 
Engravers; 
Entertainment bureaus; 
Express, messenger and courier companies, office and dispatch only; 
Feed, retail sales, office; 
Financial institutions, drive through permitted; 
Fire protection equipment, retail sales and service; 
Fish markets, retail sales; 
Floor coverings and refinishing; 
Food products, sales and warehousing; 
Furnaces, retail sales and repair; 
Furniture, retail sales, repair and refinish; 
Garage equipment, retail sales; 
Garages (parking, public); 
Gas appliances, retail sales and service; 
Gas companies, offices only; 
Gas regulating equipment, sales and service; 
Glass and mirror sales, installation and repair; 
Groceries, retail sales; 
Guns, retail sales and repairs; 
Gymnasiums, private and commercial; 
Hardware, retail sales; 
Hats, retail sales and repair; 
Headstone (tombstone) sales and display; 
Health clubs; 
Health food products, retail sales; 
Heating, ventilating and air conditioning equipment, retail sales; 
Historical museums; 



Hobby shops; 
Home appliance sales and service; 
Home electronics, general sales and service; 
Home improvement sales, within an enclosed building; 
Hospital service organizations; 
Hotel equipment and supplies, retail sales; 
Hotels and motels; 
House furnishings, retail sales; 
Janitorial supplies, retail sales; 
Laboratories, clinical and dental (accessory to medical offices); 
Lawnmower repair shops; 
Leather goods, custom; 
Libraries, private, rental; 
Linen supply, laundry services; 
Locksmith shops; 
Martial arts studios; 
Medical supplies, retail sales and rental; 
Monuments, retail sales and display; 
Mortuaries; 
Motion picture equipment, retail sales and display; 
Motion picture theaters; 
Motor freight companies, offices only; 
Motorcycles, sales and service; 
Musical instruments, repairing, service, retail sales; 
Music studios; 
News services; 
Office furniture, equipment and supplies, retail sales and showroom; 
Oil burner, retail sales; 
Painting equipment and supplies, retail sales; 
Parking lots, commercial; 
Pet shops, retail sales; 
Pharmaceuticals, distribution and sales; 
Photographic developing; 
Physical therapy equipment, retail and wholesale; 
Playground equipment, retail sales; 
Plumbing fixtures and supplies, display and retail sales; 
Printers; 
Printer’s equipment and supplies, sales; 
Produce, retail sales; 
Public transportation depot; 
Radio and television studios; 
Record retention center; 
Restaurants, alcoholic beverages prohibited; 
Restaurant equipment, retail sales; 
Safes, repair and sales; 
Saw sharpening shops; 



School equipment and supplies, retail and wholesale; 
Sewing machines, retail sales and repair; 
Shoe repairing equipment and supplies, sales; 
Skating rinks; 
Soaps, retail sales; 
Soda fountain supplies, retail; 
Sound systems and equipment, retail sales and repairs; 
Sporting goods, retail and wholesale; 
Swimming pool supplies; 
Tack shops; 
Theaters; 
Tobacco sales; 
Vacuum cleaners, retail sales and service; 
Variety stores, retail sales; 
Vehicle service; 
Veterinarians, retail sales and supplies; 
Video sales and rental; 
Window cleaning service; 
Window display installation, studio and shop; 
Woodworking equipment, retail sales. 
 
(C)  Multiple-Family Dwellings. Up to ten (10) units (must meet the standards of the R2-7 
zone). Manufactured homes are excluded. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 2005-
10, § 4, 4-19-05; Ord. No. 2006-07, § 7, 3-7-06; Ord. No. 2006-20, § 3, 8-15-06; Ord. No. 
2009-08, §§ 1, 2, 6-2-09; Ord. No. 2010-08, §§ 1, 2, 5-4-10. 1976 Code § 15-1-60(B)) 
 
19.70.110  Conditional uses. 
 
(A)  Acoustical material, sales; 
 
Agricultural implements, distributions and display, retail sales; 
Ambulance service; 
Amusement park; 
Automobile, body and fender shops; 
Automobile radiator shops; 
Automobile sales, used; 
Bars, taverns, cocktail lounges; 
Building materials (outdoor storage yard); 
Cabinetmaker; 
Carbide sales and distribution; 
Car wash; 
Clothing manufacturing; 
Cold storage (no slaughtering); 
Cosmetics, compounding, packaging and storage; 
Crematorium; 
Dairy products manufacturing; 



Dance halls; 
Drive-in theaters; 
Drive-through restaurants; 
Equipment rental (indoor storage only); 
Express companies, warehouses and garages; 
Exterminators; 
Family game centers; 
Farm implements and machinery, retail sales; 
Firewood storage; 
Food processing; 
Frozen foods processing; 
Frozen foods, wholesale storage and distribution; 
Fuel dispensing (retail only); 
Furniture, wholesale and storage; 
Golf or baseball driving ranges; 
Groceries, wholesale and warehouse; 
Heliport (medically related); 
Homeless shelters; 
Horseshoeing; 
Hospitals; 
Imported goods, wholesale, warehouse; 
Indoor shooting range; 
Ink, compounding, packaging, sales and storage; 
Laboratories, testing and research; 
Liquidators; 
Liquor stores; 
Lubricating compounds, wholesale, storage; 
Lumber, sales; 
Machine shops; 
Machine tools, sales and storage; 
Machinery dealers, retail sales and showrooms; 
Manufactured home parks and subdivisions, subject to the property development standards 
of the MH zone; 
Massage establishments; 
Material handling; 
Microbrewery; 
Miniature golf; 
Mini-storage facilities (personal use only). No unit greater than five hundred (500) square 
feet; 
Missions, religious; 
Monument works. No outdoor sandblasting; 
Multiple-family dwellings, beyond ten (10) units (must meet the standards of the R2-7 zone). 
Manufactured homes excluded; 
Newspaper printing; 
Nonchartered financial institutions; 
Nursing homes; 



Oil burners, service and repair; 
Painting equipment and supplies, wholesale storage; 
Paper products, wholesale and storage; 
Pawnbroker, pawnshop; 
Plant nurseries; 
Plumbing fixtures and supplies, wholesale, storage; 
Pool and billiard halls; 
Produce, wholesale, storage; 
Public and civic uses serving alcoholic beverages; 
Public storage garages; 
Public/private utility structures, and appurtenances thereto for public service use; 
Quick freeze plants; 
Radio and television broadcasting stations; 
Recreational vehicle parks or campgrounds subject to the regulations in Section 19.25.200; 
Recreational vehicle sales and service (licensed franchise dealers); 
Recreational vehicle sales (used); 
Refrigerators (wholesale and storage); 
Rehabilitation centers; 
Restaurants serving alcoholic beverages; 
Secondhand goods; 
Sheet metal work; 
Sign shops, fabrication and painting; 
Soaps, compounding, packaging, storage; 
Surplus stores; 
Taxicab garages; 
Taxidermists; 
Tire repairing equipment and supplies; 
Toiletries, compounding, packaging, storage; 
Trailer rental; 
Trailer sales; 
Vehicle repair; 
Veterinary clinics that board animals; 
Wine bottling. 
 
(B)  Manufacturing. Manufacturing incidental to a permitted sales or service shall be 
permitted through a conditional use permit subject to the following: 
 

(1)  Such manufacturing activity shall be restricted to not over fifty (50) percent of the 
ground floor area of the building devoted to the permitted use. 

 
(2)  All such manufacturing shall be conducted within a completely enclosed building, 
and there shall be no external evidence of the activity such as noise, vibration, smoke, 
odor, dust, gas, glare, etc. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 2005-10, § 4, 4-19-
05; Ord. No. 2006-07, § 7, 3-7-06; Ord. No. 2006-20, § 3, 8-15-06; Ord. No. 2009-08, 
§§ 1, 2, 6-2-09; Ord. No. 2010-08, §§ 1, 2, 5-4-10. 1976 Code § 15-1-60(C)) 

https://showlow.municipal.codes/Code/19.25.200


 
19.70.120  Property development standards. 
 
(A)  Minimum Lot Area. Five thousand (5,000) square feet. 
 
(B)  Minimum Lot Width. Fifty (50) feet. 
 
(C)  Minimum Front Yard. Ten (10) feet. Where lots have a double frontage, the ten (10) foot 
yard shall be provided on both streets. 
 
(D)  Minimum Side Yard. None, except where a side lot line adjoins a lot in a residential 
zone, there shall be a fifteen (15) foot side yard, and where a side lot line abuts a street, 
there shall be a ten (10) foot side yard. Requirements for separation as outlined in the 
International Building Code shall be met. 
 
(E)  Minimum Rear Yard. Six (6) feet, except where a rear lot line adjoins a lot in a residential 
zone, there shall be a twenty (20) foot rear yard or the height of the building, whichever is 
greater. Requirements for separation as outlined in the International Building Code shall be 
met. 
 
(F)  Building Design. Maximum building height shall be forty-five (45) feet, except by 
conditional use permit. The placement of manufactured homes/buildings is prohibited. All 
buildings located within the General Commercial zoning district shall comply with the 
following: 
 

(1)  A minimum of two-thirds (2/3) of the primary building surface (defined as walls visible 
from the right-of-way or adjacent properties) exclusive of windows and doorways shall be 
treated with natural appearing materials such as stone, split face block, siding, brick, or 
exposed beams. The remaining one-third (1/3) of the primary building surface shall be 
treated with materials complementary in characteristics to the primary treatment material. 
Treatment shall be equally distributed on all building sides. 

 
(2)  Primary facade planes which are visible from the public right-of-way and exceed fifty 
(50) feet in length shall require the addition of architectural elements such as building 
offsets, covered porches, or bay windows. 

 
(3)  All roof overhangs shall be a minimum of twelve (12) inches in width. 

 
(4)  No metal siding utilizing vertical seams shall be allowed. 

 
(G)  Landscaping. All development located within the C-2 (General Commercial) zoning 
district shall be accompanied with a landscaping plan. This landscaping plan shall 
incorporate the following: 
 

(1)  An average of ten (10) feet of the lot measured from the front property line and the 
street side property line, extending the developed length of the property (except for 



driveways) with a minimum distance of three (3) feet from the front property line and the 
street side property line, extending the developed length of the property (except for 
driveways), shall be landscaped. 

 
(2)  All open areas not designated and surfaced for parking shall be landscaped with trees, 
shrubs, ground cover, pedestrian walkways and plazas in a manner acceptable to the 
planning and zoning director or his/her designee. 

 
(3)  A minimum of thirty (30) percent of the required landscaping area shall consist of 
vegetative ground cover. The remaining area may be landscaped with rock, gravel or 
similar landscaping materials. A minimum of one (1) tree per two hundred (200) square 
feet of required landscaped area shall be provided. In addition, a minimum of one (1) bush 
or shrub shall be provided for every one hundred (100) square feet of required landscaped 
area. Trees, bushes and shrubs may be grouped. The use of native or indigenous species 
is required. A list of approved trees, shrubs, bushes and ground cover is available from 
the community development department. Deviations from this list may be permitted 
following written approval from the planning and zoning director. In addition to these 
landscaped portions, an area equal to at least five (5) percent of the required parking area 
exceeding twenty thousand (20,000) square feet shall be landscaped. Preservation of 
existing trees is strongly encouraged. 

 
(4)  All landscaping shall be installed and maintained in substantial conformance to the 
submitted and approved landscaping plan. 

 
(H)  Screening.  
 

(1)  Where the lot adjoins a residential zone, dissimilar uses shall be screened from the 
residential property by a solid material fence six (6) feet in height as defined in Chapter 
19.25 or as otherwise allowed or required by the planning and zoning commission. 

 
(2)  All outdoor storage must be screened from the public view and from the view of the 
adjoining property owners. A sight-obscuring fence shall be built, or sight-obscuring 
landscaping fence shall be planted, and maintained around the perimeter of the outdoor 
storage area. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 2005-10, § 4, 4-19-05; Ord. No. 
2006-07, § 7, 3-7-06; Ord. No. 2006-20, § 3, 8-15-06; Ord. No. 2009-08, §§ 1, 2, 6-2-09; 
Ord. No. 2010-08, §§ 1, 2, 5-4-10. 1976 Code § 15-1-60(D)) 

 
19.70.130  General provisions. 
 
The provisions of Chapter 19.25 shall apply. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 2005-
10, § 4, 4-19-05; Ord. No. 2006-07, § 7, 3-7-06; Ord. No. 2006-20, § 3, 8-15-06; Ord. No. 
2009-08, §§ 1, 2, 6-2-09; Ord. No. 2010-08, §§ 1, 2, 5-4-10. 1976 Code § 15-1-60(E)) 

https://showlow.municipal.codes/Code/19.25
https://showlow.municipal.codes/Code/19.25


 
19.70.140  Signs. 
 
The provisions of Chapter 19.100 shall apply. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 2005-
10, § 4, 4-19-05; Ord. No. 2006-07, § 7, 3-7-06; Ord. No. 2006-20, § 3, 8-15-06; Ord. No. 
2009-08, §§ 1, 2, 6-2-09; Ord. No. 2010-08, §§ 1, 2, 5-4-10. 1976 Code § 15-1-60(F)) 
 
19.70.150  Parking and loading. 
 
The provisions of Chapter 19.105 shall apply. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 2005-
10, § 4, 4-19-05; Ord. No. 2006-07, § 7, 3-7-06; Ord. No. 2006-20, § 3, 8-15-06; Ord. No. 
2009-08, §§ 1, 2, 6-2-09; Ord. No. 2010-08, §§ 1, 2, 5-4-10. 1976 Code § 15-1-60(G)) 
 
19.70.160  Plan review. 
 
The provisions of Chapter 19.15 shall apply to all uses. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. 
No. 2005-10, § 4, 4-19-05; Ord. No. 2006-07, § 7, 3-7-06; Ord. No. 2006-20, § 3, 8-15-06; 
Ord. No. 2009-08, §§ 1, 2, 6-2-09; Ord. No. 2010-08, §§ 1, 2, 5-4-10. 1976 Code § 15-1-
60(H)) 

https://showlow.municipal.codes/Code/19.100
https://showlow.municipal.codes/Code/19.105
https://showlow.municipal.codes/Code/19.15
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MINUTES OF THE REGULAR MEETING OF THE SHOW LOW PLANNING AND 
ZONING COMMISSION HELD ON DECEMBER 13, 2022, AT 7:00 P.M. IN THE CITY 
COUNCIL CHAMBERS, 181 NORTH 9TH STREET, SHOW LOW, NAVAJO COUNTY, 
ARIZONA 
 
1. CALL TO ORDER  
 
Vice Chairman Barlow called the meeting to order at 7:00 p.m. 
 
2. ROLL CALL  
 
COMMISSION MEMBERS PRESENT: Vice Chairman Barlow, Commissioner Adams, 
Commissioner Atencio, Commissioner Hatch, Commissioner Lewis, Commissioner 
Roberts, and Commissioner Whitehead 
 
COMMISSION MEMBERS ABSENT:  None 
 
STAFF MEMBERS PRESENT: Justen Tregaskes, Planning and Zoning Director; Katie 
Fechtelkotter, Planner; Ashley Duncan; and Morgan Brown, City Attorney 
 
GUESTS PRESENT:  Michael Bouches 1800 N Medina Loop, Jason Stanley 700 N 1st 
Ave., Tate Ash, Cole Ironside 1701 N 22nd Ave., Bruce Ironside P.O. Box 1358, Anthony 
Mattia 1080 E Whipple, and others.  
 
3. INVOCATION  
 
Commissioner Roberts gave the invocation.  
 
4. PLEDGE OF ALLEGIANCE 
 
Commissioner Lewis led the pledge of allegiance. 
 
5. NEW BUSINESS  
 

A. Consideration Public Hearing and Consideration of a zone change request 

submitted by Tate Ash to amend the current C-2 (General Commercial) zoning 

conditions to allow for all uses as outlined in the C-2 zoning district, including 

multi-family uses on property identified as A.P.N. 210-16-128G. 

 

Mrs. Fechtelkotter read the staff summary report. 

Tate Ash has submitted a zone change request to amend the current C-2 (General 

Commercial) zoning conditions to allow for all uses as outlined in the C-2 zoning district, 

including multi-family uses on property identified as A.P.N. 210-16-128G. 

At their regular meeting of July 1, 2003, the Show Low City Council approved ordinance 

No. 2003-09 (conditions attached) for a zone change request submitted by Kaibab 
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Industries to provide consistency of zoning as the property was split zoned C-2 and C-1 

(Neighborhood Commercial) and to allow a phased, mixed-use commercial 

development. This development was to include a movie theater, several retail shops, 

and a restaurant. Based on neighborhood concerns condition number two of ordinance 

No. 2003-09 states, “All future development and density associated therewith shall be 

submitted in substantial conformance with the Site Plan presented at the open house on 

June 3, 2003.” The subject property is shown on the Site Plan (copy attached) as a 

parking lot. Any development of the subject property other than a parking lot will require 

a zoning amendment to remove this condition.  

The applicant is proposing to build a two-story, eight-unit multi-family dwelling on the 

subject property. Multi-family dwellings up to 10 units are a permitted use in the C-2 

zone, subject to the R2-7 (Single-Family and Multiple-Family Residential, 7,000 Square 

Feet) zone. Multi-family dwellings over 10 units are a conditional use in the C-2 zone, 

provided they meet the standards of the R2-7 zone. The applicant has also indicated 

that the standard C-2 zoning district uses would be possible should apartments not be 

constructed on the subject property. 

The applicant held a neighborhood meeting with property owners located within 300 feet 
of the subject property on October 3, 2022. Neighbors expressed concerns regarding 
increased traffic, location of City utility lines, private easement access to the properties 
to the north/west of the subject property, drainage/irrigation, and the location/type of 
fencing. 
 

FINDINGS OF FACT 
 

1. Tate Ash submitted a zone change request to amend the current C-2 (General 
Commercial) zoning conditions to allow for all uses as outlined in the C-2 zoning 
district, including multi-family uses on property identified as A.P.N. 210-16-128G. 
 

2. At their regular meeting of July 1, 2003, the Show Low City Council approved 
ordinance No. 2003-09 for a zone change request submitted by Kaibab Industries to 
provide consistency of zoning as the property was split zoned C-2 and C-1 
(Neighborhood Commercial) and to allow a phased, mixed-use commercial 
development. This development was to include a movie theater, several retail shops 
and a restaurant.  

 
3. Based on neighborhood concerns condition number two of Ordinance No. 2003-09 

states, “All future development and density associated therewith shall be submitted 
in substantial conformance with the Site Plan presented at the open house on June 
3, 2003.” The subject property is shown on the Site Plan (copy attached) as a 
parking lot. Any development of the subject property other than a parking lot will 
require a zoning amendment to remove this condition.  
 

4. The applicant is proposing to build a two-story, eight-unit multi-family dwelling on the 
subject property. Multi-family dwellings up to 10 units are a permitted use in the C-2 
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zone, multi-family dwellings over 10 units are a conditional use in the C-2 zone 
provided they meet the standards of the R2-7 (Single-Family and Multiple-Family 
Residential, 7,000 Square Feet) zone. The applicant has also indicated that the 
standard C-2 zoning district uses would be possible should apartments not be 
constructed on the subject  
 

5. The applicant held a neighborhood meeting with property owners located within 300 
feet of the subject property on October 3, 2022. Neighbors expressed concerns 
regarding increased traffic, location of City utility lines, private easement access to 
the properties to the north/west of the subject property, drainage/irrigation, and the 
location/type of fencing. 
 

6. Current zoning of the surrounding properties include: 
 
North: C-1 (Neighborhood Commercial) and C-2 (General Commercial) 
South: C-1 (Neighborhood Commercial) 
East: C-2 (General Commercial) 
West:  C-1 (Neighborhood Commercial) 
 

7. The current land uses of the surrounding properties include: 
 
 North: Single-family residential and vacant commercial 
 South: Single-family residential 
 East: Commercial Offices 
 West: Single-family residential 
 
8. Transmittal memos were sent to all affected agencies no applicable comments were 

received. 
 

9. The property was posted, letters were sent to all neighbors within 300 feet of the 
subject property and a notice was published in the newspaper in accordance with 
City Code. No public comment has been received regarding the proposed 
development. 

 
STAFF RECOMMENDATIONS 

After reviewing the Standards for Review, Findings of Fact, discussions with the 
applicant, the City of Show Low Zoning and Land Ordinances, and the City of Show 
Low General Plan, staff recommends that the Planning and Zoning Commission 
recommend approval of zone change request 605-03-119 submitted by Tate Ash to 
amend the current C-2 (General Commercial) zoning conditions to allow for all uses as 
outlined in the C-2 zoning district, including multi-family uses on property identified as 
A.P.N. 210-16-128G, subject to staff recommendations and forward this 
recommendation to the City Council. 
 
1. All development shall comply with all applicable federal, state, and local 

requirements including building code, and fire codes. 
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2. Prior to the commencement of any development on the subject property, 

engineering improvements, drainage and grading plans shall be submitted to the 
City for review and approval. 

 
3. Development of multi-family uses shall comply with the R2-7 (Single-Family and 

Multiple-Family Residential, 7,000 Square Feet) zoning district standards, including 
fencing requirements from adjacent properties. A six-foot solid material fence shall 
be installed for apartment use along the south and west property lines and shall not 
be placed over any public or private easements.  

 
4. No buildings or structures shall be built over any City water or sewer mains and an 

easement shall be dedicated to the City for these utilities. 
 

CONDITIONS OF ORDINANCE 2003-09 
 

1. Development shall comply with all applicable Federal, State, and local requirements. 
 

2. All future development and density associated therewith shall be submitted in 
substantial conformance with the Site Plan presented at the open house on June 5, 
2003. 

 

3. Water, sewer and drainage master plans shall be submitted to and approved by City 
Engineering staff prior to the commencement of construction of improvements on the 
subject property. 

 

4. The project developer and Show Low City Council shall enter into a Development 
agreement addressing issues relating to East Owens roadway improvements and 
dedication of any required right-of-way. 

 

5. The developer shall be responsible for securing and satisfying any necessary ADOT 
(Arizona Department of Transportation) permits or approvals. 

 

6. Screening is to be worked out between the developer and the owners of adjoining 
properties used for residential purposes. If the developer and property owners 
cannot reach agreement, then the Community Development Director will serve as 
mediator to facilitate a mutually satisfactory solution.  

 
Commissioner Roberts inquired if the existing parking for current businesses been 
insufficient. Mrs. Fechtelkotter informed she is unaware of such issue.    
 
Director Tregaskes stated the north 50 ft is an easement to property to the north and 
west. Applicant is aware of easement and the proposed development shows no intent to 
develop on easement.  
 
Commissioner Lewis asked if ADOT permitting is currently in review process.  
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Mrs. Fechtelkotter advised the ADOT requirement is from the original zone change and 
has been taken care of.  
 
Commissioner Roberts asked if staff is confident in parking accessibility to proposed 
tenants. Mrs. Fechtelkotter informed that the parking is sufficient. Director Tregaskes 
further advised the conceptual drawing which indicate the building and 20 parking spots. 
The number of spaces shown is what city code requires for parking, however. The site 
plan may change based on actual engineered drawings.  
 
Vice Chairman Barlow inquired if the drive access could be put in the easement if 
access is given to neighbor properties. Director Tregaskes explained the understanding 
is the easement is written in such a way that it is for the express use for adjacent 
properties, the easement is essentially a no build zone and needs to be left to adjacent 
properties and how they see fit to utilize it.   
 
Vice Chairman Barlow asked if the neighboring properties could build a road if desired. 
Director Tregaskes confirmed that was correct in accordance with the easement.  Vice 
Chairman Barlow inquired if multifamily is built, the standards for the R2-7 zone be 
implemented. Director Tregaskes confirmed that is correct.  
 
Vice Chairman Barlow inquired what the thinking of the phrase “of apartment use” by 
staff regarding the 6-foot fencing. Mrs. Fechtelkotter advised the phrasing has to do with 
the zoning of the proposed project.  Vice Chairman Barlow inquired if the fencing is due 
to the different zoning district. Director Tregaskes confirmed that the fencing is due to 
the project being a residential use which requires separation from abutting commercial 
properties.   
 
Vice Chairman Barlow opened the Public Hearing: 
 
Mary Brimhall 260 S. 12th Place -Expressed concerns about zoning and original 
conditional use, as well as the city not being held accountable for drainage and traffic 
plans. 
 
With no further comment from the public, Vice Chairman Barlow closed the public 
hearing and brought the item back for further discussion.  
 
Commissioner Adams requested staff recommendation #2 be expanded on. 
 
Director Tregaskes explained the drainage has been a concern for many years and in 
an effort to address those concerns, staff is requiring any new development to submit 
engineered plans showing how the project will address drainage.  
 
Commissioner Roberts asked if this development has the potential to be a solution to 
previous flooding issues. Director Tregaskes informed the commission that he was 
unable to confidently confirm as the project is not in the drainage channel. That 
hypothesis would need to be studied and all aspects taken into account, but the 
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development will be constructed in such a way that it will not cause additional problems 
for down stream neighbors.  
 
COMMISSIONER ROBERTS MOVED TO RECOMMEND APPROVAL OF ZONE 
CHANGE REQUEST 605-03-119 SUBMITTED BY TATE ASH TO AMEND THE 
CURRENT C-2 (GENERAL COMMERCIAL) ZONING CONDTIONS TO ALLOW FOR 
ALL USES AS OUTLINED IN THE C-2 ZONING DISTRICT, INCLUDING MULTI-
FAMILY USES ON PROPERTY IDENTIFIED AS A.P.N. 210-16-128G SUBJECT TO 
STAFF RECOMMENDATIONS. COMMISSIONER LEWIS SECONDED THE MOTION.  
PASSED 7 TO 0 WITH VICE CHAIRMAN BARLOW AND COMMISSION MEMBERS 
ADAMS, ATENCIO, HATCH, LEWIS, ROBERTS, AND WHITEHEAD VOTING IN 
FAVOR. 
 
Director Tregaskes advised that this matter has been scheduled for the agenda of City 
Council’s 1st meeting of the new year. 
 

B. Conditional Use Permit submitted by Mountain Christian School to allow for a 
private school at 700 N. Central Ave., that being A.P.N. 210-04-080A.   

 
Mrs. Fechtelkotter read the staff summary report.  
 
Mountain Christian School has submitted a Conditional Use Permit (CUP) to allow for a 

private school on property located at 700 N. Central Ave., that being A.P.N. 210-04-

080A. The subject property is split zoned R1-7 (Single-Family Residential, 7,000 square 

feet) and MH (Manufactured Housing). A private school is a conditional use in both the 

R1-7 and MH zones. The subject property is owned by the First Baptist Church of Show 

Low, the church building is 24,000 square feet. Church services are held weekly on 

Sundays and activities are held on Tuesday and Thursday evenings. The school will not 

affect the existing use of the building as a church.  

 

Mountain Christian School serves children in kindergarten through eighth grade. There 
are currently 128 students enrolled and 17 staff members. School hours are 8:00 AM to 
3:00 PM Monday through Thursday. This time does not overlap with any of the existing 
staggered start times of Show Low High School, Junior High or Whipple Ranch 
Elementary schools located within the vicinity of the subject property. Based on 
enrollment and staff the school will require 23 parking spaces. The subject property has 
three different parking lots with access on both North 1st Avenue and North Central 
Avenue, which will provide ample parking as well as areas for student drop-off and pick-
up.  
 

FINDINGS OF FACT 
 

1. Mountain Christian School has submitted a Conditional Use Permit (CUP) to allow 
for a private school on property located at 700 N. Central Ave., that being A.P.N. 
210-04-080A.  
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2. The subject property is split zoned R1-7 (Single-Family Residential, 7,000 square 
feet) and MH (Manufactured Housing). A private school is a conditional use in both 
the R1-7 and MH zones.  

 

3. The subject property is owned by the First Baptist Church of Show Low, church 
services are held weekly on Sundays and activities are held on Tuesday and 
Thursday evenings. The school will not affect the existing use of the building as a 
church.  

 

4. Mountain Christian School serves children in kindergarten through eighth grade. 
There are currently 128 students enrolled and 17 staff members. School hours are 
8:00 AM to 3:00 PM Monday through Thursday. This time does not overlap with any 
of the existing staggered start times of Show Low High School, Junior High or 
Whipple Ranch Elementary school located within the vicinity of the subject property.  

 

5. Based on enrollment and staff the school will require 23 parking spaces. The subject 
property has three different parking lots with access on both North 1st Avenue and 
North Central Avenue, which will provide ample parking as well as areas for student 
drop-off and pick-up.  
 

6. Current zoning of the surrounding properties include. 
 

North: R2-7 (Single-Family and Multiple-Family Residential, 7,000 Square Feet) 
and C-1 (Neighborhood Commercial)      

South: MH (Manufactured Housing) and R1-7 (Single-Family Residential, 7,000 
square feet)               

East:  R1-7 (Single-Family Residential, 7,000 square feet)                 
West:  MH (Manufactured Housing) and R1-7 (Single-Family Residential, 7,000 

square feet)   
 

7. The current land uses of the surrounding properties include. 
 
North: Apartments/Church               
South: Single-family residential 
East:  Single-family residential 
West:  Single-family residential   
 

8. Transmittal memos were sent to all affected agencies. Applicable comments 
received include. 
 
Timber Mesa Fire and Medical District (TMFMD)- There is no objection to the 

proposed use, however the fire alarm system will need to meet minimum 

requirements for an “E” occupancy if not already compliant. 

9. No public comment has been received regarding the proposed development. 
 



Show Low Planning and Zoning Commission 8 December 13, 2022 
Regular Meeting Minutes 

STAFF RECOMMENDATIONS 

After reviewing the Zoning Ordinance, Standards for Review, Findings of Fact, 
discussions with the applicant, and because the request is consistent with the City of 
Show Low General Plan, staff recommends that the Planning and Zoning Commission 
approve Conditional Use Permit 602-04-251 submitted by Mountain Christian School to 
allow for a private school on property located at 700 N. Central Ave., that being A.P.N. 
210-04-080A subject to the following conditions. 

 
1. All development shall comply with all applicable federal, state, and local 

requirements, including parking and loading requirements.  
 

2. The applicant shall be responsible for coordinating with the City of Show Low 
Building Department and Timber Mesa Fire and Medical District to ensure that all 
applicable codes are being met and that the required permits and inspections are 
obtained prior to utilizing the subject property for school use. 
 

3. The applicant is responsible for developing a circulation plan that will ensure 
vehicles will not back-up onto any City streets during pick-up and drop-off times.  

 
Commissioner Adams requested an expanded explanation on staff recommendation 
requirement on #3 as far as assuring the guarantee of lack of traffic back up, feasibility 
of that, and thought process. Mrs. Fechtelkotter explained the applicant submitted a 
proposed concept that wasn’t feasible and is currently working on redesigning the 
pickup and drop off concept.  
 
Commissioner Roberts requested verification that vacant land is the proposed location. 
Mrs. Fechtelkotter explained the applicant has proposed using the existing facility. 
Commissioner Roberts furthered inquired if the empty lot could be used as a potential 
drop off and pickup area. Mrs. Fechtelkotter advised the lot would have to brought to 
City Code if the applicant and landlord came to that arrangement. Director Tregaskes 
further advised there are 3 existing hard surfaced parking locations on the property. If 
the existing locations become insufficient, the portion of the lot indicated by 
Commissioner Roberts would need to be paved. In addition, he explained staff’s desire 
to see a circular plan created however, staff understands infrequent back up may occur. 
 
COMMISSIONER LEWIS MOVED TO APPROVE THE CONDITIONAL USE PERMIT 
SUBMITTED BY MOUNTAIN CHRISTIAN SCHOOL TO ALLOW FOR A PRIVATE 
SCHOOL, LOCATED AT 700 N. CENTRAL AVE., THAT BEING A.P.N. 210-04-080A 
SUBJECT TO STAFF RECOMMENDATIONS. COMMISSIONER ROBERTS 
SECONDED THE MOTION.  PASSED 7 TO 0 WITH VICE CHAIRMAN BARLOW AND 
COMMISSION MEMBERS ADAMS, ATENCIO, HATCH, LEWIS, ROBERTS, AND 
WHITEHEAD VOTING IN FAVOR. 
 
Mr. Tregaskes said as with any Conditional Use Permit, there is a seven-day appeal 
period.  If no appeal is received by the City Clerk within those seven days, this 
Conditional Use Permit will be considered effective.   
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C. Conditional Use Permit submitted by Laird Show Low Storage, LLC to allow 

for RV and Mini Storage on property located at 1151 N. Auto mall Pkwy., that 
being A.P.N. 210-61-001, 002, 011A and 012A.   

 
Mrs. Fechtelkotter read the staff summary report.  
 
Laird Show Low Storage, LLC has submitted a Conditional Use Permit (CUP) to allow 

for RV and mini storage on property located at 1151 N. Auto mall Pkwy., that being 

A.P.N. 210-61-001, 002, 011A and 012A.  

 

The subject property is the former location of the Tate’s GMC/Buick dealership. The 

applicant plans to remodel the interior of the building for climate controlled mini storage. 

The existing parking lot to the west will include approximately 170 drive-up mini storage 

units and 58 covered RV storage spaces. The lot to the east of the building would have 

187 uncovered outdoor RV storage spaces. The subject property is zoned C-2 (General 

Commercial), mini storage and RV storage requires a CUP in the C-2 zone. 

 

As a part of this request the applicant is proposing to install an eight-foot-tall masonry 

wall around the existing parking lot for the outdoor mini storage, covered RV storage 

and the south boundary of the uncovered RV storage. They are proposing an eight-foot-

tall chain-link fence on the east property line next to the airport.  Fences over six feet in 

height may be approved by the Planning and Zoning Commission. The applicant has 

also indicated that depending on market conditions A.P.N. 210-61-002 (indicated on the 

site plan as Parcel 2) may be developed into additional storage area. 

 
FINDINGS OF FACT 

 
1. Laird Show Low Storage, LLC has submitted a Conditional Use Permit (CUP) to 

allow for RV and Mini Storage on property located at 1151 N. Auto mall Pkwy., that 
being A.P.N. 210-61-001, 002, 011A and 012A. 
 

2. The subject property is the former location of the Tate’s GMC/Buick dealership. The 
applicant plans to remodel the interior of the building for climate controlled mini 
storage. The existing parking lot to the west will include approximately 170 drive-up 
mini storage units and 58 covered RV storage spaces. The lot to the east of the 
building would have 187 uncovered outdoor RV storage spaces. The subject 
property is zoned C-2 (General Commercial) mini storage and RV storage requires a 
CUP in the C-2 zone.  

 
3. As a part of this request the applicant is proposing to install an eight-foot-tall 

masonry wall around the existing parking lot for the outdoor mini storage, covered 
RV storage and the south boundary of the uncovered RV storage. They are 
proposing an eight-foot-tall chain-link fence on the east property line next to the 
airport.  Fences over six feet in height may be approved by the Planning and Zoning 
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Commission. The applicant has also indicated that depending on market conditions 
A.P.N. 210-61-002 (indicated on the site plan as Parcel 2) may be developed into 
additional storage area. 

 
4. Current zoning of the surrounding properties include. 

 
North: A-1 (Airport) 
South: C-2 (General Commercial               
East:  A-1 (Airport)                 
West:  C-2 (General Commercial  

              
5. The current land uses of the surrounding properties include. 

 
North: Show Low Airport               
South: Hatch Toyota 
East:  Show Low Airport 
West:  77 Subaru   

 
6. Transmittal memos were sent to all affected agencies. Applicable comments 

received include. 
 

Timber Mesa Fire and Medical District- Site may require additional hydrants to be 
installed, distances will be checked upon submittal of construction documents. Fire 
sprinkler system will need to be verified as property designed for change of use to 
accommodate storage. No objections to proposed CUP. 

 
7. No public comment has been received regarding the proposed development. 
 

STAFF RECOMMENDATIONS 

After reviewing the Zoning Ordinance, Standards for Review, Findings of Fact, 

discussions with the applicant, and because the request is consistent with the City of 

Show Low General Plan, staff recommends that the Planning and Zoning Commission 

approve Conditional Use Permit 602-04-252 submitted by Laird Show Low Storage, 

LLC to allow for RV and Mini Storage on property located at 1151 N. Auto mall Pkwy., 

that being A.P.N. 210-61-001, 002, 011A and 012A subject to the following conditions. 

1. All development shall comply with all applicable federal, state, and local 
requirements, including parking and loading requirements.  
 

2. The applicant shall be responsible for coordinating with the City of Show Low 
Building Department and Timber Mesa Fire and Medical District to ensure that all 
applicable codes are being met and that the required permits and inspections are 
obtained prior to utilizing the property for RV and mini storage. 
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3. Landscaping meeting the requirements of City Code 19.70.120(G) shall be installed 
and maintained.  

 

4. The building shall meet the building design requirements of City Code 19.70.120(F). 
 

5. All access-ways, interior driveways, and parking areas shall be surfaced in 
accordance with City Code. 

 

6. All outdoor storage shall be screened with a solid material fence from the adjacent 
properties located within the Northern Arizona Auto mall. 

 

7. Any outdoor lighting shall meet Federal Aviation Administration (FAA) and City Code 
requirements. 

 

8. All vehicles parked/stored outside shall appear in usable condition.  
 

9. A separate Conditional Use Permit will be required to expand the storage facility on 
A.P.N. 210-61-002. 

 
Commissioner Roberts inquired if the revenue of the previous business was known, in 
addition Commissioner Roberts inquired if staff could provide job and tax revenue under 
the current proposal.  Mrs. Fechtelkotter advised the commissioner she didn’t possess 
that information and recommended redirecting those questions to the applicant.   
 
Vice Chairman Barlow inquired if the 8ft fence height was at the request of applicant or 
staff. Mrs. Fechtelkotter advised the height was at the request of the applicant.  
 
Commissioner Adams inquired if staff had a concept of what their recommendation of 
FAA requirements being met looked like.  Mrs. Fechtelkotter advised she was aware of 
the Form 7460 through FAA for type of construction and height restrictions. Director 
Tregaskes further advised FAA regulations mirrors city code as far as light be shielded. 
There is nothing distinctly different than what is already in the auto mall area.   
 
Commissioner Hatch stated his concern echoed Commissioner Roberts, if releasing this 
size of commercial development is the best opportunity for future business and the City 
of Show Low. He further explained that his concern for the proposed use was due to the 
original intended history of the auto mall and how the proposed intention does not 
match that concept.  
 
Commissioner Roberts inquired if Commissioner Hatch could provide the estimated 
number of jobs a car dealership could potentially produce. Commissioner Hatch 
explained the proposed property as a dealership could offer employment opportunities 
of 25-45 employees. He further expressed concerns on the proposed plat map which 
indicates the east and west side of property and how other auto industry business could 
be better suited for this location.  
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Commissioner Roberts stated this proposal shows it is within conformity of Show Low 
General Plan. He inquired if when the general plan was developed if the area was 
identified as an auto mall. 
 
Director Tregaskes informed the commission it was not identified as such and was 
originally part of a forest service exchange and was rezoned to a C-2 zoning 
designation with no auto mall only restrictions. The Director further explained that the 
property owner at the time had Deed Restrictions which limited it to an auto mall uses 
only however, it is staff’s understanding those restrictions have been lifted.  
 
Vice Chairman Barlow asked if the deed restrictions were mentioned as part of the 
platting process in relation to the auto mall. Director Tregaskes informed that CC&R’s 
were mentioned to go along with the property which is consistent will all types of 
property however, those conditions were not tied specifically to the property as an auto 
mall.  
 
Vice Chairman Barlow mentioned on the site plan there is indication of an 8 ft masonry 
wall. Vice Chairman Barlow further inquired if the commission would need to approve 
this height instead of a 6ft masonry wall. Mrs. Fechtelkotter confirmed that was correct.  
 
Commissioner Lewis asked if the commission was treading on legal issues based on 
approval or disapproval based on type of business discrimination. Mr. Brown replied 
that the zoning has been established. The purpose for the meeting is to apply any 
conditional requirements. If the applicant meets the zoning requirement its difficult to 
deny due to lack of agreement on the type of business.   
 
Commissioner Roberts requested confirmation that the CUP gives authority to the 
commissioner to approve or deny based on the location of the application not the 
business specifically. Director Tregaskes reminded the commission of CUP approval 
standards as outlined in city code section 19.20.050. 
 
 All conditional use permits shall be evaluated for the following standards: 
 
(A) The application shall be consistent with and conform to the general plan and any 
other adopted plans. 
 
(B) There shall be no significant adverse or intrusive effect upon property within three 
hundred (300) feet of the external boundaries of the subject property as a result of the 
proposed use; and 
 
(C) The proposed change would not be detrimental to the public health, safety and 
general welfare of the persons or property in the surrounding area, nor to the 
community in general.  
 
Commissioner Hatch inquired why the application was placed before the commission if 
CC&Rs are in effect and the project is commercial. Director Tregaskes advised that in 
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any zoning district there a permitted uses, there are also zoning uses that are 
adamantly not allowed, and then there are conditional uses which are allowed by code 
but with more review which is why we bring the CUP to the planning and zoning 
commission for review of additional requirements that need to be enacted to make this 
compatible with neighboring properties. 
 
Commissioner Hatch asked why in-light of the deed restriction and HOA why the CUP is 
required. Director Tregaskes advised it is because a mini storage is a Conditional Use 
in the C-2 zoning, which is the underlying zoning of this property. 
 
Commissioner Roberts requested advisement on whether the potential of legal 
repercussions are possible due to approval or disapproval on this application. Director 
Tregaskes informed the commission that the question still applies to the 3 standards of 
reviewing of the conditional use permits. The Director further explained that if the 
commission voted to not pass the CUP, they need to provide a detailed explanation of 
why they felt the reason was justified in accordance with chapter 19.20.050. 
 
Vice Chairman Barlow inquired if RV storage produces sales tax and revenue for the 
City of Show Low.  Director Tregaskes stated he would recommend that question to 
applicant. 
 
Commissioner Atencio asked if in being zoned commercial the RV/mini storage was 
inconsistent with the general auto mall concept and asked if it was consistent with the 
general plan for Show Low. Director Tregaskes advised the general plan map is not 
very specific. The break down is constituted of different land use categories with the 
entire auto mall use being commercial.  
 
Vice Chairman Barlow called the applicant up for questions.  
 
Michael Laird- 1151 Automall Parkway  
 
Commissioner Roberts inquired how many RV storage areas there are going to be. Mr. 
Laird informed him there will be 58 covered, 170 uncovered and 151 climate control 
storage units.  
 
Commissioner Roberts further inquired into staff necessity to run the proposed project. 
Mr. Laird advised the property will require a staff of 3.  
 
Commissioner Roberts asked if the possibility of expansion would affect the airport and 
the applicant advised it would not to his knowledge.  
 
Vice Chairman Barlow requested clarification on the masonry and chain link fencing. Mr. 
Laird explained it was his understanding was that staff required screening and has no 
objection to other recommendations from staff. 
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Vice Chairman Barlow asked the applicant if he was aware of what the sales tax 
revenue is provided to the city from the type of use proposed. Mr. Laird stated he was 
uncertain on Show Lows sales tax for storage units. He further explained that the state 
has a percentage of tax per unit. Mr. Laird further explained he is unsure if there is a 
difference between the RV storage and the mini storage units.  
 
Commissioner Hatch asked for clarification on the definition of an enclosed RV unit. Mr. 
Laird stated he intended for those spaces to be top cover units.  
 
Commission Hatch inquired if the applicant intended to have solid surface walls on 
property lines that abut 77 Subaru and Hatch Toyota. Mr. Laird stated that was accurate 
per staff’s recommendation.  
 
Commissioner Hatch asked if the applicant was planning to develop all 3 lots in the 
vicinity of application. Mr. Laird stated that the intention was to utilize the existing lot and 
develop the remaining lots for RV storage.  
 
Commissioner Roberts asked if the applicant has looked at other real estate properties 
for this concept. Mr. Laird confirmed he has and believes the proposed is the best 
property available for this use.  
 
Commissioner Roberts asked if commissioners were allowed to be excused from the 
vote. Mr. Brown advised that was not allowed.  
 
Vice Chairman Barlow opened the meeting for public comment  
 
Curtis Fernau 1060 N 47th Dr. Expressed concern regarding property rights and 
business types. 
 
There being no other comments, Vice Chairman Barlow brought the matter back to 
commission for further discussion.  
 
Commissioner Adams explained that he didn’t disagree with fellow commissioner 
comments to this point but expressed that businesses following rules and regulations 
should be allowed to proceed without bias.  
 
Commissioner Roberts asked the applicant if RV repair would be a possibility. Mr. Laird 
advised he is interested in doing not only what the commission recommends but also 
what is beneficial for the community and could be a possibility in the future.  
 
Vice Chairman Barlow asked if RV repair is allowed in the current zoning or would 
require a CUP. Director Tregaskes informed him that if the intentions was solely used 
for RV repair it would require a CUP however, there are exceptions for accessory uses 
under a main business. 
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 Vice Chairman Barlow commented that he agrees with fellow commissioners concerns 
however, given the requirements to deny a CUP that there is enough justify a denial. He 
further stated that due to there not being a sales tax revenue statements made at time 
platting he believes it should be approved at this location 
 
COMMISSIONER ADAMS MOVED APPROVE THE CONDITIONAL USE PERMIT 
SUBMITTED BY LAIRD SHOW LOW STORAGE, LLC TO ALLOW FOR RV AND 
MINI STORAGE ON PROPERTY LOCATED AT 1151 N. AUTOMALL PKWY., THAT 
BEING A.P.N. 210-61-001, 002, 011A AND 012A SUBJECT TO STAFF 
RECOMMENDATIONS.  COMMISSIONER WHITEHEAD SECONDED THE MOTION.  
PASSED 7 TO 0 WITH VICE CHAIRMAN BARLOW AND COMMISSION MEMBERS 
ADAMS, ATENCIO, HATCH, LEWIS, ROBERTS, AND WHITEHEAD VOTING IN 
FAVOR. 
 
Mr. Tregaskes said as with any Conditional Use Permit, there is a seven-day appeal 
period.  If no appeal is received by the City Clerk within those seven days, this 
Conditional Use Permit will be considered effective.   
 

D. Conditional Use Permit submitted by Eric Ashworth of One Eyed Jacks Sports 
Lounge to allow for a bar serving alcohol on property located at 4481 S. White 
Mountain Rd., that being A.P.N. 212-03-147A.   

 
Ms. Fechtelkotter read the staff summary report.  
 
Eric Ashworth of One Eyed Jacks Sports Lounge has submitted a Conditional Use 

Permit (CUP) to allow for a bar serving alcohol on property located at 4481 S. White 

Mountain Rd., that being A.P.N. 212-03-147A. One Eyed Jacks is relocating from their 

existing location at the Days Inn to the subject property. They will be keeping their 

existing hours of operation from 12:00 PM to 2:00 AM seven days a week. 

 

The subject property is zoned C-2 (General Commercial) and has been vacant for 

several years, it was previously utilized by RT’s Black Bull Restaurant and Sports 

Lounge. Establishments serving alcohol require a CUP in the C-2 zone. Use Permit 

(UP) 93-013 was issued on September 1, 1993, by the Planning and Zoning 

Commission for a sports bar and grill at this location. According to City Code 19.20.090 

if a time limit is not established by the commission and the use is discontinued for more 

than twelve months a new CUP is required.  Approval from the Arizona Department of 

Liquor Licenses and Control is required prior to opening for business. 

 
FINDINGS OF FACT 

 
1. Eric Ashworth of One Eyed Jacks Sports Lounge has submitted a Conditional 

Use Permit (CUP) to allow for a bar serving alcohol on property located at 4481 
S. White Mountain Rd., that being A.P.N. 212-03-147A. 
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2. One Eyed Jacks is relocating from their existing location at the Days Inn to the 
subject property. They will be keeping their existing hours of operation from 
12:00 PM to 2:00 AM seven days a week. 
 

3. The subject property is zoned C-2 (General Commercial) and has been vacant 
for several years, it was previously utilized by RT’s Black Bull Restaurant and 
Sports Lounge. Establishments serving alcohol require a CUP in the C-2 zone.  
 

4. Use Permit (UP) 93-013 was issued on September 1, 1993, by the Planning and 
Zoning Commission for a sports bar and grill at this location. According to City 
Code 19.20.090 if a time limit is not established by the commission and the use 
is discontinued for more than twelve months a new CUP is required.  
 

5. Approval from the Arizona Department of Liquor Licenses and Control is required 
prior to opening for business. 

   
6. Current zoning of the surrounding properties include. 

 
North:  C-2 (General Commercial)  
South:  C-2 (General Commercial)             
East:    C-2 (General Commercial)                 
West:   C-2 (General Commercial)  

 
7. The current land uses of the surrounding properties include. 
 

North:  Park Pineway Shopping Center              
South:  Commercial strip mall 
East:   White Mountain Vacation Village 
West:   Park Pineway Shopping Center                

 
8. Transmittal memos were sent to all affected agencies. Applicable comments 

received include. 
 

Show Low Police Department- Provided a memo (see attached) outlining concerns 
related to the current One Eyed Jacks location. If approved the CUP should contain 
stipulations that the applicant, follow state law including practices that protect 
patrons and the public from unsafe and unlawful conduct. 
 
Timber Mesa Fire and Medical District- Existing life safety systems are to be 
serviced and updated as needed prior to occupancy. No objections to the proposed 
CUP. 
 
9. No public comment has been received regarding the proposed development. 

 
STAFF RECOMMENDATIONS 
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After reviewing the Zoning Ordinance, Standards for Review, Findings of Fact, 

discussions with the applicant, and because the request is consistent with the City of 

Show Low General Plan, staff recommends that the Planning and Zoning Commission 

approve Conditional Use Permit 602-04-253 submitted by Eric Ashworth of One Eyed 

Jacks Sports Lounge to allow for a bar serving alcohol on property located at 4481 S. 

White Mountain Rd., that being A.P.N. 212-03-147A, subject to the following conditions. 

 
1. All development shall comply with all applicable federal, state, and local 

requirements, including building and fire code requirements. 
 

2. Prior to the sale of alcohol at the subject property, a state liquor license shall be 
obtained.  

 
3. Practices protecting patrons and the public from unsafe and unlawful conduct shall 

be implemented prior to opening for business at the location. 
 
4. The applicant shall be responsible for coordinating with the City of Show Low 

Building Department and Timber Mesa Fire and Medical District to ensure that all 
applicable codes are being met and that the required permits and inspections are 
obtained prior to opening. 

 
5. All outdoor storage, materials and debris shall be removed, in addition the parking 

lot and roofing shall be repaired prior to opening for business at the location. 
 
6. All signs shall comply with City Code 19.100 
 
7. All parking areas shall be repaired, striped, and maintained in accordance with City 

Code 19.105.  
 
Commissioner Adams asked if being open till 2am is typical for this type of business. 
Mrs. Fechtelkotter advised that it was. 
 
Commissioner Adams further asked if this application has any differences from the 
original property use in the past. Mrs. Fechtelkotter advised there was not.  
 
Commissioner Roberts inquired if the police calls from original use of the property were 
known. Mrs. Fechtelkotter informed they were not.  
  
Commissioner Atencio requested to know if there were specific practices to implement 
requested from the Police Dept. Director Tregaskes advised there was no specific list 
just that they would like to see practices being proactive rather than reactive. 
 
Commissioner Lewis requested clarification regarding all parking to be maintained and if 
the applicant is aware of their responsible area. Director Tregaskes advised a majority 
of the parking area has already been repaved with the exception of minor repairs still 
needed that fall to the applicant. 
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Vice Chairman Barlow expressed concern regarding the letter from Show Low Police 
Dept. and inquired into the ability for a time restriction on the CUP. Director Tregaskes 
clarified if he was asking for a review period and confirmed that was a possibility if the 
commission required it as part of the motion.  
 
Commissioner Whitehead asked for the preventive measures taken by the applicant per 
the Police Departments request. Director Tregaskes deferred that question to the 
applicant. 
 
Vice Chairman Barlow invited the applicant to speak. 
 
Ashley Dickerson- 480 W Deuce of Clubs 
 
Ms. Dickerson informed the commission that safety was a reason for the relocation as 
well as added security members who will all be guard card certified, all staff to be 
certified by the state liquor board and an identification program for patrons to be 
implemented. Ms. Dickerson further explained the business and the Police Department 
are making plans to work conjunctively for all safety concerns.  
 
Commissioner Lewis asked if the security guards will be unarmed or armed. Ms. 
Dickerson advised the guards will be unarmed. 
 
Commissioner Atencio asked for clarification on what jurisdiction will be certifying the 
applicants’ staff. Ms. Dickerson informed her that those certifications come from the 
Liquor Board. Commissioner Atencio further inquired if the applicant had any complaints 
with the Liquor Board, the applicant informed her there are none.  
 
Commissioner Adams asked for thoughts and concerns on a 12 months review from his 
fellow commissioners as well as inquiring on how to implement that process.  
 
Vice Chairman Barlow replied with agreement with the review due to the severity of the 
memo from the PD.  
 
Director Tregaskes advised the commission that if a review was the decision made by 
the commission, they could require either an automatic review at the 12-month specified 
time frame or a review at 12 months if deemed necessary by the Police Department.  
 
Commissioner Lewis agreed with the options available as the applicant is an existing 
business within the community and feels if the P.D. aren’t requiring a review, a mandate 
review is excessive.  
 
Commissioner Roberts inquired if the Liquor Board monitored such issue. Director 
Tregaskes informed that was accurate however, this application had multiple 
jurisdictions involved such as the proposed location needing a CUP. Director Tregaskes 
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reminded the commission that not only does the applicant need approval of the CUP, 
but the Liquor Board also needs to approve the relocation.  
 
Commissioner Adams asked if staff has experienced a review decision prior to this 
applicant. Director Tregaskes advised that they have and referenced Hatch 
Construction & Paving’s quarry site however, he further mentioned that a review period 
is rare.  
 
Commissioner Lewis stated that he didn’t understand why the review period was being 
required with an existing business that was heavily monitored by a state agency and he 
further believes that due to the nature of the business its not uncommon for police to be 
called.  
  
Commissioner Roberts stated that he believed business location can decide what type 
of patrons utilize the business and feels a review is the right direction to go. 
  
Director Tregaskes further informed the commission they could review the CUP at any 
time if a report was made that the applicant was not following the approved upon 
recommendations. 
 
Vice Chairman Barlow stated that he would like the review in 12 months per the Police 
Departments recommendation.  
 
Commissioner Atencio inquired if Show Low Police Department frequently submitted 
memos for CUP applications. Mrs. Fechtelkotter explained it was the first one she has 
received in her 15 years of employment.  
 
COMMISSIONER LEWIS MOVED TO APPROVE THE CONDITIONAL USE PERMIT 
SUBMITTED BY ERIC ASHWORTH OF ONE EYED JACKS SPORTS LOUNGE TO 
ALLOW FOR A BAR SERVING ALCOHOL ON PROPERTY LOCATED AT 4481 S. 
WHITE MOUNTAIN RD., THAT BEING A.P.N. 212-03-147A SUBJECT TO STAFF 
RECOMMENDATIONS AND AN ADDITIONAL CONDITION THAT THIS CUP MAY BE 
REVIEWED IN 12 MONTHS TIME IF REQUESTED BY THE POLICE DEPARTMENT.  
COMMISSIONER ADAMS SECONDED THE MOTION.  PASSED 7 TO 0 WITH VICE 
CHAIRMAN BARLOW AND COMMISSION MEMBERS ADAMS, ATENCIO, HATCH, 
LEWIS, ROBERTS, AND WHITEHEAD VOTING IN FAVOR. 
 
Mr. Tregaskes said as with any Conditional Use Permit, there is a seven-day appeal 
period.  If no appeal is received by the City Clerk within those seven days, this 
Conditional Use Permit will be considered effective.   
 
6. CALL TO THE PUBLIC – Any citizen desiring to speak on a matter that is within 
the jurisdiction of the Planning and Zoning Commission may do so at this time.  
Comments may be limited to three minutes per person and shall be addressed to 
the Planning and Zoning Commission as a whole, and not to any individual 
member.  Issues raised shall be limited to those within the jurisdiction of the 
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Planning and Zoning Commission.  Pursuant to the Arizona Open Meeting Law, 
the Planning and Zoning Commission cannot discuss or act on items presented 
at this time.  At the conclusion of the call to the public, individual Planning and 
Zoning Commission members may (1) respond to criticism made by those who 
have spoken, (2) ask staff to review a matter, and (3) ask that a matter be put on a 
future agenda. 
 
7. APPROVAL OF MINUTES   
 

A. Planning and Zoning Commission Regular Meeting of August 23, 2022.  
 
COMMISSIONER ROBERTS MOVED TO APPROVE THE PLANNING AND ZONING 
COMMISSION REGULAR MEETING MINUTES OF AUGUST 23, 2022. 
COMMISSIONER ROBERTS SECONDED THE MOTION.  PASSED 7 TO 0 WITH, 
VICE CHAIRMAN BARLOW AND COMMISSION MEMBERS ADAMS, ATENCIO, 
HATCH, LEWIS, ROBERTS, AND WHITEHEAD VOTING IN FAVOR. 
 
8. SUMMARY OF CURRENT EVENTS  
 
Commission Members  
 
Commissioner Lewis wished the community a merry Christmas and requested the 
community be mindful of the less fortunate.  
 
Commissioner Whitehead agreed with Commissioner Lewis  
 
Commissioner Antacio is looking forward to being a part of the commission and is 
looking forward to the community events. 
 
Commissioner Roberts is happy to be a part of the community and congratulated to Mr. 
Brown on his promotion.  
 
Commissioner Adams welcomed the new commissioners and thanked the city workers 
for their hard work this holiday.  
 
Commissioner Hatch stated it’s a great day in Show Low and happy holidays, he also 
encouraged the community to be mindful of the less fortunate and encouraged 
everyone to look for ways to help. 
 
Vice Chairman Barlow welcomed the new commissioner and thanked city staff for 
keeping the streets safe.  
 
Planning and Zoning Director  
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Director Tregaskes welcomed the new commissioner, he also thanked public works and 
the community and businessed for going out and adding to the festive holiday. He also 
encouraged everyone to keep an eye on pets and the plumbing due to cold weather.  
 
9. ADJOURNMENT  
 
There being no further business to be brought before the Planning and Zoning 
Commission, VICE CHAIRMAN BARLOW ADJOURNED THE REGULAR MEETING 
OF THE SHOW LOW PLANNING AND ZONING COMMISSION OF DECEMBER 13. 
2022, 2022 AT 8:57PM. 
 
ATTEST:       APPROVED: 
 
 
 
____________________________  _______________________________ 
Justen Tregaskes      Zachary Barlow 
Planning and Zoning Director    Vice Chairman  
 
CERTIFICATION  
 
I hereby certify that the foregoing minutes are a true and correct copy of the minutes of 
the REGULAR MEETING of the Planning and Zoning Commission of Show Low held 
on December 13, 2022.  I further certify that the meeting was duly called and held and 
that a quorum was present. 
 
Dated this______day of __________________, 20___. 
  
 
___________________________________ 
Ashley Duncan 
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