
SHOW LOW BOARD OF ADJUSTMENT 
REGULAR MEETING - FRIDAY, APRIL 3, 2026 

 
PURSUANT to A.R.S. Section 38-431.02, notice is hereby given to the Show Low 
Board of Adjustment and to the general public, that a Regular Meeting of the Show 
Low Board of Adjustment will be held on Friday, April 3, 2026, at 3:00 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. PLEDGE OF ALLEGIANCE:  

4. PUBLIC HEARING(S):  

 A. Consideration of a variance application submitted by Dennis and Julie Green 
and Micah Coate seeking relief from City Code 19.25.050 Public Street Access 
at APN 210-33-059D and -059E. 

5. APPROVAL OF MINUTES:  

 A. Board of Adjustment Regular Meeting of January 4, 2024 

6. 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 Board of Adjustment 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 
Board of Adjustment meeting, 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 Board of Adjustment 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. 
 
Council Chambers will open at least ten minutes prior to the meeting to allow public access to the room. 
Council Chambers has a maximum occupancy of 139 people.  
 
_____________________________________ 
Moriah Saline 
Planner 

 
I, Moriah Saline, do hereby certify that the foregoing notice was posted on Wednesday, 
April 1, 2026. 
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 MTG DATE: 
ITEM: 

 4/3/2026 
 4.A  

City of Show Low 
STAFF SUMMARY REPORT 

 
AGENDA TITLE: Consideration of a variance application submitted by Dennis and Julie 

Green and Micah Coate seeking relief from City Code 19.25.050 Public 
Street Access at APN 210-33-059D and -059E. (Moriah Saline) 

 
RECOMMENDATION 

The Board of Adjustment may; 
  

1. If, after reviewing the application, the staff report, city code, state statute, testimony 
from the applicant and comments from the public hearing, the Board determines that 
this application meets the requirements for a variance as outlined in Chapter 19.135, 
the Board may grant the variance if the Board determines a special circumstance or 
property hardship is applicable to the property.   The Board may impose conditions on 
the granting of a variance to ensure the purpose and intent of the Ordinance is met.   If 
the Board grants the variance, the motion shall include the justification in doing so. 

  

2. Deny the variance on the basis that the variance request does not meet the 
requirements for a variance as outlined in Section 19.25.050, Public Street Access, and 
that are no special circumstances applicable to the property creating a hardship that 
deprives the property from complying with the ordinance. 

 
 
BACKGROUND 

Dennis and Julie Green and Micah Coate have applied for a variance seeking relief from Show 
Low City Code section 19.25.050 Public Street Access.  This section requires lots created 
after September 1, 1987 to abut a city accepted street to obtain a building permit.  
  
The parcels APN 210-33-059D and -059E were incorporated into the City in October 2001 and 
are bordered by county land on three sides. The original annexed parcel was then split into 
three parcels in November 2008. The current owners did not perform the split. Mr. Coate, who 
owns the southern parcel identified as APN 210-33-059E, is seeking this variance to enable 
future development on his property. Concurrently, the Greens, owners of the northern parcel 
known as APN 210-33-059D, are requesting this variance to permit the construction of their 
primary residence. These properties are served by a dedicated 20-foot easement that extends 
across the southern county parcels and links to Ellsworth Road. To satisfy the City's street 
requirement, as stipulated in the City Code, a fifty (50) foot right-of-way would be necessary. 
However, considering the current arrangement of the existing easement and structures, there 
are no viable locations to establish this required right-of-way. 
  
City staff, including the Public Works Director, assessed the site and determined that a public 
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street is neither practical nor wanted at this location. Additionally, no public street is planned 
within the vicinity of the subject properties according to the City’s circulation goals in the 
General Plan. When staff met with the applicant about the prerequisites for constructing a 
home here, they were unable to identify any other options that would satisfy existing City Code 
requirements and allow for the home to be constructed without obtaining a variance from the 
Board of Adjustment. 
 
Arizona Revised Statute 9-462.06 governs variances and outlines the state requirements for 
the granting of a variance.  Section G(2) states that the Board shall, “Hear and decide appeals 
for variances from the terms of the zoning ordinance only if, because of special circumstances 
applicable to the property, including its size, shape, topography, location, or surroundings, the 
strict application of the zoning ordinance will deprive such property of privileges enjoyed by 
other property of the same classification in the same zoning district. Any variance granted is 
subject to such conditions as will assure that the adjustment authorized shall not constitute a 
grant of special privileges inconsistent with the limitations upon other properties in the vicinity 
and zone in which such property is located.”   Section H states that the board shall not: 
  
1.         Make any changes in the uses permitted in any zoning classification or zoning district, 
or make any changes in the terms of the zoning ordinance provided the restriction in this 
paragraph shall not affect the authority to grant variances pursuant to this article. 
  
2.         Grant a variance if the special circumstances applicable to the property are self-
imposed by the property owner. 
  
Section 19.135.050 of the City Code outlines the requirements for approving a variance: 
  
19.135.050        Findings for a variance. 
(A)  The purpose of a variance is to restore equity when, due to special circumstances or 
conditions, this title restricts one (1) property more severely than other properties in the same 
zoning district. The circumstances or conditions must be beyond the control of the owner and 
relate to the property as opposed to the owner. Personal hardship or inconvenience does not 
justify a variance. The burden of proof is on the property owner. 
(B)  The board of adjustment shall make the following findings based on the evidence in the 
record prior to granting a variance: 
(1)  There are special circumstances or conditions applicable to the property including its size, 
shape, topography, location, or surroundings which were not self-imposed by the owner; 
(2)  Due to the special circumstances, the strict application of the zoning ordinance would 
deprive the property of privileges enjoyed by other properties in the same classification in the 
same zoning district; 
(3)  The variance is the minimum necessary to alleviate the property hardship; 
(4)  Granting the variance will not have a detrimental effect on the property, adjoining 
property, the surrounding neighborhood, or the city in general; and 
(5)  In granting a variance, the board shall impose such conditions and safeguards as are 
appropriate to ensure that the purpose and intent of this chapter will be fulfilled. 
(C)  The board of adjustment shall not grant a variance when: 
(1)  The special circumstances applicable to the property are self-imposed by the owner. This 
includes: 
(a)  A hardship that has been intentionally, knowingly, or recklessly created. 
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(b)  The failure of the owner to consider other reasonable alternatives which do not require a 
variance. 
(2)  The variance would constitute a change to the uses permitted in any zoning district. 
(3)  The variance would constitute a grant of special privileges inconsistent with the limitations 
on other properties in the zoning district. 
(4)  No nonconforming use or violations of this chapter with respect to neighboring lands, 
structures, or buildings in the same zoning district, and no permitted use of lands, structures, 
or buildings in other zoning districts, shall be considered grounds for granting a variance. (Ord. 
No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 4, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; Ord. 
No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-35(E)) 
  
It is staff’s opinion that the request submitted by Dennis and Julie Green and Micah Coate for 
a variance from City Code 19.25.050 does meet the requirements for a variance. The special 
circumstances related to the property were not self-imposed by the property owner based on 
previous building construction, the location of the property does not allow for the dedication 
and construction of the required city street, and no public street is proposed for this area. 
  
After reviewing the application, staff report, City Code, and statement from the applicant, the 
Board of Adjustment may; 
  

1. Grant the variance if the Board determines that this application meets the requirements 
for a variance as outlined in Section 19.135.050. The Board may grant the variance if 
the Board determines a special circumstance or property hardship is applicable to the 
property.  The Board may impose conditions on the granting of a variance to ensure the 
purpose and intent of the Ordinance is met.  If the Board grants the variance, the 
motion shall include the justification in doing so. 

  

2. Deny the variance on the basis that the variance request does not meet the 
requirements for a variance as outlined in Section 19.135.050 and that there are no 
special circumstances applicable to the property creating a hardship that deprives the 
property from complying with the ordinance. 

 
 
ATTACHMENTS 

1. Application 
 
FISCAL IMPACT 
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STAFF REPORT 
 

SUBJECT: Consideration of a Request for Variance submitted by Dennis and Julie 
Green and Micah Coate seeking relief from City Code 19.25.050 Public 
Street Access at APNs 210-33-059D and -059E. 

 
 

STANDARDS FOR REVIEW 
 

ZONING ORDINANCE 
 
Title 19.135 
APPEALS AND VARIANCES 
 
19.135.010 Purpose. 
Appeals to the board of adjustment may be made by any aggrieved person or by any officer, department, or board of 
the city affected by any decision or interpretation made by the director while administering this title. A variance from 
the terms of this title may be requested by any person, or their authorized agent, having an interest in the real 
property affected by the request. (Ord. No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 4, 3-7-06; Ord. No. 2007-03, 
§ 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-35(A)) 

19.135.020 Application. 
(A)  Appeals and variance requests shall be made on an application form provided by the planning and zoning 
department, with other required documentation as specified by the director, and the appropriate fee. An application 
for an appeal of any decision or interpretation made by the director shall be filed with the city clerk within fifteen (15) 
calendar days of the date of the decision or interpretation. After the city clerk has determined that an application is 
complete, a public hearing with the board of adjustment will be scheduled. 

(B)  Any variance or appeal application, unless otherwise provided by law, shall stay all proceedings in the matter 
appealed from, unless the director certifies that a stay would cause imminent peril to life or property. In such cases, 
proceedings will not be stayed except by a restraining order granted by the board of adjustment, or by a court of 
record on application and notice to the director. 

(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 board of 
adjustment, 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, § 4, 3-7-06; Ord. No. 2007-
03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-35(B)) 

19.135.030 Public notice. 
The board of adjustment shall hold at least one (1) public hearing on the application for a variance or an appeal within 
forty-five (45) days after filing. Prior to the public hearing, notice shall be provided as follows: 

(A)  A notice shall be placed in a newspaper of general circulation of the area, or as may be designated by the city 
council for legal public notices. The notice shall describe the type and nature of the request at least fifteen (15) days 
prior to the date of the scheduled hearing; 

(B)  A notice shall be posted on or near the property in at least one (1) location on a form prescribed by the planning 
department for such public notice. The posted notice shall be placed on the property at least fifteen (15) days prior to 
the date of the scheduled hearing. It shall not be the responsibility of the city to maintain the posting once erected; 

(C)  Additional notice may be provided when deemed necessary by the director; 

(D)  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, 
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§§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 4, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-09; 
Ord. No. 2024-06, § 1, 6-4-24. 1976 Code § 15-1-35(C)) 

19.135.040 Findings for an appeal. 
(A)  When considering an appeal of a decision or interpretation made by the director, the board of adjustment shall 
make its determination based on the following: 

(1)  The director did or did not evaluate all relevant provisions of this zoning ordinance; or 

(2)  The director did or did not consider all relevant information related to the decision or interpretation; or 

(3)  The director’s decision was in error. 

(B)  If the board of adjustment determines that the decision or interpretation made by the director was made in error, 
the resulting decision by the board shall not constitute an amendment to this title by permitting a use which is not 
otherwise allowed, or waive the development standards of the zoning district in which the property is located. (Ord. 
No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 4, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 
6-2-09. 1976 Code § 15-1-35(D)) 

19.135.050 Findings for a variance. 
(A)  The purpose of a variance is to restore equity when, due to special circumstances or conditions, this title restricts 
one (1) property more severely than other properties in the same zoning district. The circumstances or conditions 
must be beyond the control of the owner and relate to the property as opposed to the owner. Personal hardship or 
inconvenience does not justify a variance. The burden of proof is on the property owner. 

(B)  The board of adjustment shall make the following findings based on the evidence in the record prior to granting a 
variance: 

(1)  There are special circumstances or conditions applicable to the property including its size, shape, 
topography, location, or surroundings which were not self-imposed by the owner; 

(2)  Due to the special circumstances, the strict application of the zoning ordinance would deprive the property 
of privileges enjoyed by other properties in the same classification in the same zoning district; 

(3)  The variance is the minimum necessary to alleviate the property hardship; 

(4)  Granting the variance will not have a detrimental effect on the property, adjoining property, the surrounding 
neighborhood, or the city in general; and 

(5)  In granting a variance, the board shall impose such conditions and safeguards as are appropriate to ensure 
that the purpose and intent of this chapter will be fulfilled. 

(C)  The board of adjustment shall not grant a variance when: 

(1)  The special circumstances applicable to the property are self-imposed by the owner. This includes: 

(a)  A hardship that has been intentionally, knowingly, or recklessly created. 

(b)  The failure of the owner to consider other reasonable alternatives which do not require a variance. 

(2)  The variance would constitute a change to the uses permitted in any zoning district. 

(3)  The variance would constitute a grant of special privileges inconsistent with the limitations on other 
properties in the zoning district. 

(4)  No nonconforming use or violations of this chapter with respect to neighboring lands, structures, or 
buildings in the same zoning district, and no permitted use of lands, structures, or buildings in other zoning 
districts, shall be considered grounds for granting a variance. (Ord. No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, 
§ 4, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-35(E)) 

19.135.060 Applicability and time limits. 
(A)  Every variance shall be personal to the applicant and shall be transferable and shall run with the land only after 
completion of any structure or structures authorized thereby. 
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(B)  The construction of any improvements allowed by a variance shall commence within twelve (12) months or as 
otherwise stipulated by the board of adjustment and must be completed within eighteen (18) months or as otherwise 
stipulated by the board of adjustment in accordance with the development plan, unless extended by the board of 
adjustment; otherwise the variance shall become null and void. (Ord. No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, 
§ 4, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-35(F)) 

19.135.070 Appealing board of adjustment decision. 
The decision of the board of adjustment shall be final; provided, however, that any person aggrieved by a decision of 
the board of adjustment may, at any time within thirty (30) days after the board has rendered its decision, file a 
special action complaint with the Navajo County superior court for review of the board’s decision. Filing the complaint 
shall not stay proceedings upon the decision appealed from, unless the court shall grant a restraining order. (Ord. No. 
473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 4, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-
09. 1976 Code § 15-1-35(G)) 

19.135.080 Revocation and enforcement. 
When provisions of this chapter related to the variance, or conditions or stipulations made a part of the variance 
approval, have not been satisfied, the variance may be revoked as follows: 

(A)  The board of adjustment shall, by certified mail, notify the holder of the variance of its intention to hold a hearing 
to consider revocation of the variance. The notice shall be made at least fifteen (15) days prior to the date of the 
scheduled hearing. At the hearing, the board of adjustment shall consider the evidence from all interested parties, 
and after deliberation, may revoke the variance or take any actions as may be necessary to ensure compliance with 
the regulations or conditions of the approved variance. (Ord. No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 4, 3-7-06; 
Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-35(H)) 

19.135.090 Re-application. 
Where a variance or appeal has been denied no application for a variance or appeal for the same or substantially the 
same issue on the same or substantially the same site shall be filed within one (1) year from the date of denial. (Ord. 
No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2006-07, § 4, 3-7-06; Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 
6-2-09. 1976 Code § 15-1-35(I)) 

 
Title 19.25  
GENERAL PROVISIONS 
 
19.25.050  Public street access. 
 
(A) A development permit for a building, structure or use located on an undeveloped lot shall be issued only if the lot 
abuts a street. A development permit for a building or structure located on a residentially zoned lot that does not abut 
a street may be issued, provided the following conditions are met: 

 
(1) The lot legally existed, or is restored to substantially the same condition to which it legally existed, prior to 
September 1, 1987. 
 
(2) Access from a street over intervening lot(s) is provided by an access way having a minimum unobstructed 
width of twenty (20) feet, and the applicant has submitted evidence satisfactory to the planning and zoning 
director that the access way has been legally created in a manner which imposes upon the applicant and any 
intervening lot owners subject to the access way the obligation to keep open and maintain the access way. If 
documentation of the existence of the access way does not impose the responsibility for maintenance and a 
duty to keep the access way open upon the applicant and other affected owners, then the applicant shall record 
an acknowledgment in a form acceptable to the planning and zoning director that the city will not maintain the 
access way and that emergency service vehicles may not always be able to access the applicant’s lot. 
 
(3) The applicant shall provide for future street access to the lot. If future street access to the lot is shown on 
the Show Low Master Street Plan, the applicant shall dedicate to the city sufficient land to create a street having 
a half right-of-way of twenty-five (25) feet on either side of the proposed street centerline. If future street access 
to the lot is not shown on the Master Street Plan, the applicant may be required to dedicate to the city sufficient 
land to create a street having a half right-of-way of twenty-five (25) feet on either side of the proposed street 
centerline to be determined by the city engineer. The applicant’s obligation to dedicate land for future street 
access is limited to land owned by the applicant. (Ord. No. 2009-01, §§ 1, 2, 1-20-09; Ord. No. 2009-08, §§ 1, 
2, 6-2-09; Ord. No. 2010-08, §§ 1, 2, 5-4-10; Ord. No. 2017-04, §§ 1, 2, 3-7-17; Ord. No. 2024-06, § 1, 6-4-24. 
1976 Code § 15-1-44(E)) 
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MINUTES OF THE SPECIAL MEETING OF THE SHOW LOW BOARD OF 

ADJUSTMENT HELD ON THURSDAY, JANUARY 4, 2024, AT 3:00 PM IN THE CITY 

COUNCIL CHAMBERS, 181 NORTH 9TH STREET, SHOW LOW, NAVAJO COUNTY, 

ARIZONA 

1. Call to order

Chairman Jarrett called the meeting to order at 3:00 p.m.

2. Roll Call.

BOARD MEMBERS PRESENT: Chairman Jarret, Vice Chairman Johnson,

Michael Gibson, John Hannah, and James Zimmerman.

STAFF MEMBERS PRESENT: Planning and Zoning Director; Justen Tregaskes,

Planner; Katie Fechtelkotter, and City Attorney; Anna Atencio

GUESTS: None.

3. Pledge of Allegiance.

Chairman Jarret led the Board and audience in the pledge of allegiance.

4. NEW BUSINESS:

A. Public Hearing and Consideration of a variance application submitted by

Michael Homrighausen seeking relief from City Code Chapter 19.50.120(F) &

(G), minimum side and rear yard setbacks, for 1720 N. Fairway Dr., that being

A. P. No. 309-31-159.

Chairman Jarret said this item was withdrawn by the applicant.

5. APPROVAL OF MINUTES:

A. Board of Adjustment Special Meeting of July 13, 2022.

VICE CHAIRMAN JOHNSON MOVED TO APPROVED THE MINUTES OF 

SPECIAL MEETING OF THE BOARD OF ADJUSTMENT OF JULY 13, 2022. 

BOARD MEMBER HANNAH SECONDED THE MONTION PASSED 5 TO 0 WITH 

CHAIRMAN JARRET, VICE CHAIRMAN JOHNSON, BOARD MEMBERS 

GIBSON, HANNAH AND ZIMMERMAN VOTING IN FAVOR. 

6. ADJOURNMENT:

There being no further business to be brought before the Board CHAIRMAN

JARRET ADJORNED THE SPECIAL MEETING OF THE SHOW LOW BOARD

OF ADJUSTMENT MEETING OF JANUARY 4, 2024, AT 3:02 P.M.
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Show Low Board of Adjustment 
Special Meeting - Minutes 2 January 4, 2024 

 
 ATTEST:      APPROVED: 

______________________________  ______________________________ 

John Jarret, Chairman    Planning and Zoning Director 

 

CERTIFICATION 

I hereby certify that the foregoing minutes are a true and correct copy of the minutes of 

the Special Meeting of the Board of Adjustment of Show Low held on January 4, 2024. I 

further certify that the meeting was duly called and held and that a quorum was present. 

 

Dated this ______ day of __________________, 20___. 

        

________________________________ 

Katie Fechtelkotter, Planner 
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