
SHOW LOW PLANNING AND ZONING COMMISSION 
REGULAR MEETING - TUESDAY, FEBRUARY 25, 2025 

 
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 City Council will be held on Tuesday, February 25, 2025, 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. NEW BUSINESS: 

 A. Public Hearing and Consideration of zone change request 605-03-124 
submitted by White Mountain Bible Church to change the current zoning of the 
subject property from R2-7 (Single Family and Multi-Family Residential, 7,000 
square feet) to C-2 (General Commercial) located at 3171 South Show Low 
Lake Road, Show Low Arizona, more particularly described as a portion of 
A.P.N. 212-07-005C. 

 B. Consideration of Conditional Use Permit (CUP) 602-04-270 submitted by Saint 
Anthony Catholic School to allow for the expansion of their existing private 
school located at 1283 East Owens, that being A.P.N. 210-21-019A.  

 C. Consideration of Conditional Use Permit (CUP) 602-04-271 submitted by Cody 
Lawyer to allow for Show Low Café to serve alcoholic beverages other than 
beer or wine at their location at 480 West Deuce of Clubs that being A.P.N. 
210-09-032A. 

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 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:  
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 A. Planning and Zoning Commission Regular Meeting of January 14, 2025. 

8. SUMMARY OF CURRENT EVENTS:  

 A. Commission Members 

 B. Planning and Zoning Director 

9. 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 and 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 and Zoning Commission 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 Planning and 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. 
 
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 

 
I, Moriah Saline, do hereby certify that the foregoing notice was posted on Friday, 
February 21, 2025. 
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 MTG DATE: 
ITEM: 

 2/25/2025 
 5.A  

City of Show Low 
STAFF SUMMARY REPORT 

 
AGENDA TITLE: Public Hearing and Consideration of zone change request 605-03-124 

submitted by White Mountain Bible Church to change the current zoning of 
the subject property from R2-7 (Single Family and Multi-Family Residential, 
7,000 square feet) to C-2 (General Commercial) located at 3171 South 
Show Low Lake Road, Show Low Arizona, more particularly described as a 
portion of A.P.N. 212-07-005C. (Moriah Saline) 

 
RECOMMENDATION 

I MOVE to recommend approval of zone change request 605-03-124 submitted by White 
Mountain Bible Church to change the current zoning of the subject property from R2-7 (Single 
Family and Multi-Family Residential, 7,000 square feet) to C-2 (General Commercial) located 
at 3171 South Show Low Lake Road, Show Low Arizona, more particularly described as a 
portion of A.P.N. 212-07-005C subject to staff recommendations and forward this 
recommendation to the City Council. 
 
BACKGROUND 

White Mountain Bible Church has submitted a zone change request for property located at 
3171 South Show Low Lake Road, more particularly described as a portion of A.P.N. 212-07-
005C to change the current zoning of the subject property from R2-7 (Single Family and Multi-
Family Residential, 7,000 square feet) zone to C-2 (General Commercial). 
  
According to the Navajo County Records, the property in question spans roughly 6.5 acres 
and was combined with parcel numbers 212-07-005B, 007B, and 007C in October 2019 to 
form parcel number 212-07-005C.  
  
White Mountain Bible Church seeks to rezone the subject property to C-2 (General 
Commercial) in order to allow a church and church facilities as a permitted use. A proposal 
has been made for a new building covering 19,500 square feet that will offer extra classrooms 
and a chapel with additional required parking. This property was rezoned from AR-43 
(Agricultural-Residential 43,000 square feet) to R2- 7 (Single Family and Multi-Family 
Residential, 7,000 square feet) in March of 2007 through ordinance number 2007-10 to allow 
for 70 condominiums on the subject property. 
  
The applicant received written statements from the adjacent owners who had no objection to 
the rezone.  
  
Additionally, a conceptual layout of the lot and building plans has been supplied by the 
applicant and is included in the review packet. 
 
ATTACHMENTS 
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1. Findings of Facts 
2. Application 
 
FISCAL IMPACT 

N/A 
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FINDINGS OF FACT 
 

1. White Mountain Bible Church has submitted a zone change request for property located at 
3171 Show Low Lake Road, more particularly described as a portion of A.P.N. 212-07-005C 
to change the current R2-7 (Single Family and Multi-Family Residential, 7,000 square feet) 
zone to C-2 (General Commercial). 
 

2. The property in question spans roughly 6.5 acres and was merged with parcel 212-07-005B, 
007B, and 007C in October 2019 to form parcel number 212-07-005C according to the 
Navajo County Records.  

 
3. White Mountain Bible Church seeks to rezone to C-2 (General Commercial) in order to allow 

a church and church facilities as a permitted use. 
 

4. A proposal has been made for a new building covering 19,500 square feet that will offer 
extra classrooms and a chapel with additional required parking.  

 
5. This property was rezoned from AR-43 (Agricultural-Residential 43,000 square feet) to R2- 

7 (Single Family and Multi-Family Residential, 7,000 square feet) in March of 2007 through 
ordinance number 2007-10 to allow for 70 condominiums on the subject property. 
 

6. Conceptual plans have been supplied by the applicant and are included in the review packet. 
 

7. Current zoning of the surrounding properties include. 
 

North: C-2 (General Commercial) 
South:  A-General (County)  
East:  AR-43 (Agricultural Residential 43,000 square feet) 
West: C-2 (General Commercial) 

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

North:  White Mountain Bible Church 
South:  Ponderosa Shadows          
East:  Show Low Lake 
West:  Vacant General Commercial 

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

received. 
 

10. The applicant received written statements from the adjacent owners who had no objection 
to the rezone.  
 

11. Staff mailed letters to all property owners within 300 feet of the property, posted the property 
and published public notice in the newspaper in accordance with applicable requirements.  
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No comments regarding this request have been received since the mailing of these letters 
and the posting of the property. 
 

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 approved zone change request 605-
03-124 submitted by White Mountain Bible Church to change the current zoning of the subject 
property from R2-7 (Single Family and Multi-Family Residential, 7,000 square feet) to C-2 
(General Commercial)on property located at 3171 Show Low Lake Road, Show Low Arizona, 
more particularly described as a portion of A.P.N. 212-07-005C, and forward this 
recommendation to the City Council subject to the following conditions: 
 
1. All development shall comply with all applicable federal, state, and local requirements. 

 
 

STANDARDS FOR REVIEW 
 

Project:  Public Hearing and Consideration of zone change request 605-03-124 
submitted by White Mountain Bible Church to change the current zoning of the 
subject property from R2-7 (Single Family and Multi-Family Residential, 7,000 
square feet) to C-2 (General Commercial) located at 3171 S. Show Low Lake 
Road, Show Low Arizona, more particularly described as a portion of A.P.N. 
212-07-005C. 

 
General Plan 
 
Land Use 
 
Goal: Preserve natural surroundings and the rural, hometown atmosphere. 
 

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

 
Goal: Stress compatibility of land uses.  
 
 

Zoning Ordinance 

Chapter 19.15 ZONING AMENDMENTS – PLAN REVIEW 

19.15.010 Purpose. 

The purpose of this chapter is to detail the requirements under which the planning and zoning 
director shall evaluate conformity of proposed development with the intent and provisions of this 
title and all other city ordinances. The provisions of this chapter shall apply to the permitted and 
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conditional uses as specified for each zoning district. (Ord. No. 473, §§ 1 – 4, 6-6-00; Ord. No. 
2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-33(A)) 

19.15.020 Site plan required. 

Except as exempted by the provisions of Section 19.15.030, a site plan shall be required prior 
to the establishment of any building, structure, or use constructed or to be constructed, or change 
in use on any site in any district within the city. (Ord. No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2007-
03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-33(B)) 

19.15.030 Exceptions. 

Developments meeting the following criteria shall be exempt from the requirements to submit a 
development site plan. All development shall meet requirements contained within the building 
permit: 

(A)  Single-family residences and accessory buildings constructed in areas zoned as residential 
or manufactured home, including previously approved subdivisions. 

(B)  Modifications to an existing structure or similarity in the change of uses as determined by 
the director. (Ord. No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 2009-
08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-33(C)) 

19.15.040 Site plan and support documents. 

A request for site plan review shall be filed with and on a form prescribed by the director. Four 
(4) identical copies of the plan shall accompany the request for review. Each copy shall be on 
one (1) or more sheets of paper measuring not less than eleven (11) inches by seventeen (17) 
inches, drawn to a scale not smaller than forty (40) feet to the inch. Large scale projects shall be 
submitted on paper measuring not less than twenty-four (24) inches by thirty-six (36) inches. 

(A) Location sketch with adjacent zoning and land uses; 

(B) Lot dimensions; 

(C) Location, size, height, use and exterior materials of both existing and proposed buildings 
and structures, including distances from all structures to all property boundaries; 

(D) Size and dimensions of yards and space between buildings; 

(E) Parking and circulation areas; 

(F) Location, height, and composition of walls and fences; 

(G) The location, dimensions, area, materials and lighting of signs; 

(H) Exterior lighting, if any, and the type of lighting, height and areas of illumination; 

(I) Percentage of the site covered by impervious surfaces, both existing and proposed; 
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(J) Percentage of the site covered by any and all structures, both existing and proposed; 

(K) Street dedications and improvements; 

(L) Right-of-way dimensions of all abutting streets, whether public or private, and access to the 
site; 

(M) Locations, dimensions and description of all existing or proposed easements; 

(N) Existing and proposed grades and drainage systems; 

(O) The size and location of all existing and proposed public and private utilities; 

(P) Natural features, such as mesas, rock outcroppings, or streams and man-made features 
such as existing roads and structures, with indication as to which are to be retained and 
which are to be removed or altered; 

(Q) A legal description of the land included in the site plan and of the lot; the name, address 
and telephone number of the owner, developer and designer; 

(R) The future land use designation for the site; 

(S) Service areas for uses such as loading areas and refuse disposal; 

(T) The location(s) of the nearest fire hydrant(s); 

(U) Building drawings, including floor plans and elevations of all principal and accessory 
buildings, may be provided, if available. Include facade and fascia treatments if applicable; 

(V) Abutting land uses; 

(W) Landscape Plan. For larger projects, the director may require a separate submittal of this 
plan drawn to scale, indicating the following information: 

(1) All walks or paths, vehicular drives, parking lots, building entrances, free-standing 
light fixtures, service or loading areas, signs and locations, open spaces, plazas and 
recreation amenities with general construction materials noted; 

(2) All slopes within the site are to be called out (i.e., 2:1, 3:1, 4:1, etc.). Specify if site 
consists entirely of slopes that are less than 50:1. All depressed and mounded areas 
shall be identified with general contour lines and/or proposed elevations. Note any 
area to be used for detention; 

(3) A legend shall be included which shows symbols on plan, quantity, type of plant, 
minimum purchase size and any necessary comments such as ground cover spacing 
or necessary guying and staking. The legend shall also reflect square footage of each 
type of ground treatment (i.e., bluegrass, cobble, alternative grass mix, bark chips, 
etc.); 
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(X) Parking Plan. A parking plan, drawn to scale, shall be submitted. The director may require 
a separate submittal for this plan based on the scale of the project, which shall include 
elements as required by Chapter 19.105; 

(Y) Letters from affected utilities shall be submitted with the site plan indicating ability to service 
the subject property; 

(Z) Traffic Control Devices and Street Lighting.  

(1) If the director determines that a proposed development may significantly impact existing 
traffic patterns, a traffic study may be required. This study shall be conducted by a 
registered traffic engineer. The city, at the option of the council, may enter into an 
agreement with the developer and/or potential third party to provide funds for a 
proportional share of improvement costs necessary to maintain a satisfactory level of 
service; 

(2) For all public streets adjacent to the site, the developer shall be responsible for 
providing any additional streetlights required to ensure an adequate level of lighting as 
determined by city staff; 

(AA)  Development Schedule.  

(1) In conjunction with the submitted site plan and supporting documents, the developer 
shall submit a development schedule indicating, to the best of the developer’s 
knowledge, the timeline for all improvements to be in place, including utilities, 
roadways, drainage and landscaping. 

(2) For any development proposed to be constructed in phases, the developer shall submit 
a master plan for the entire project which must be approved by the director before any 
phase of the project can be approved or constructed; 

(BB) The director may follow Section 19.80.070(D)(16) when, in his/her opinion, project scope 
and/or size does not merit all of the above requirements; 

(CC) 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. 2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-
09. 1976 Code § 15-1-33(D)) 

19.15.050 Review procedures. 

(A) A pre-application conference with the director is required for all multifamily projects. All 
commercial and industrial projects consisting of more than three thousand (3,000) square 
feet also require a pre-application conference. A pre-application conference is suggested 
for all other projects. 
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(B) The director shall have fifteen (15) working days from the date of the submission of the plan 
application to review said plan and approve, conditionally approve, or reject said plan based 
on its compliance with all provisions of this chapter, all other ordinances, and master plans 
of the city, and to notify the applicant of his/her decision in writing. If, however, the director 
wishes to obtain the opinion of the planning and zoning commission, he/she may, at his/her 
discretion, forward the plan to the commission for action at their next regular meeting and 
shall notify the applicant of such meeting. In such case, the director must render his/her 
decision within five (5) days after commission action. In the event of denial, the decision 
shall set forth in detail the reasons for denial or, in the event of conditional approval, the 
changes or additions which are necessary to make said plans acceptable. 

(C) All copies of the approved plan, with any conditions shown thereon or attached thereto, shall 
be dated and signed by the director or his/her designee. One (1) copy of said approved 
plan and conditions shall be provided to the applicant, and one (1) copy shall be filed with 
the building inspector. (Ord. No. 473, §§ 1 – 4, 6-6-00; Ord. No. 2007-03, § 1, 1-16-07; Ord. 
No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-33(E)) 

19.15.060 Appeals. 

Any applicant for plan approval who is dissatisfied or aggrieved by the decision of the director 
may appeal such decision in accordance with Chapter 19.135. (Ord. No. 473, §§ 1 – 4, 6-6-00; 
Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-33(F)) 

19.15.070 Expiration of plan approval. 

(A) Site plan approval automatically becomes void after twelve (12) months from date of 
approval if a building permit has not been issued. 

(B) The director may grant an extension, when justified, of up to a maximum of six (6) months 
if the applicant files for said extension prior to the approval becoming void. (Ord. No. 473, 
§§ 1 – 4, 6-6-00; Ord. No. 2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 
Code § 15-1-33(G)) 

19.15.080 Violation and enforcement. 

(A) Prior to the issuance of a building permit, the building department shall ascertain that the 
director has approved plans which are in conformance to those presented with the building 
permit application and that the time limitations imposed by this section have not elapsed. 

(B) The building department shall ensure that all matters are undertaken according to the 
conditions of the approved plan. In the event of a violation, the director shall notify the 
permittee that he/she is in violation of the conditions of the approved plan. If the violation is 
not rectified, or rectification has not substantially begun in the opinion of the director within 
thirty (30) days after notification, the building permit shall be suspended and a stop work 
notice shall be in effect until the problem is resolved. (Ord. No. 473, §§ 1 – 4, 6-6-00; Ord. 
No. 2007-03, § 1, 1-16-07; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-33(H)) 

Page 10 of 107

https://showlow.municipal.codes/Code/19.135


 
R2-7 ZONE – SINGLE-FAMILY AND MULTIPLE-FAMILY RESIDENTIAL (7,000 

SQUARE FEET) 
19.55.010 Purpose. 

This district is intended to promote and preserve medium density single-family and 
multiple-family residential development. Regulations and property development 
standards are designed to protect the residential character of the district and to prohibit 
all incompatible activities. Land use is composed chiefly of individual homes and 
multiple-family dwellings, together with required recreational, religious and educational 
facilities. (Ord. No. 2009-01, §§ 1, 2, 1-20-09; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 
Code § 15-1-56(A)) 

19.55.020 Permitted uses. 

(A)  Single-family dwellings. 

(B)  Multiple-family dwellings. 

(C)  Customary accessory uses and buildings, provided such uses are incidental to the 
principal use. 

(D)  Temporary buildings for uses incidental to construction work, which buildings shall 
be removed upon completion or abandonment of the construction work. 

(E)  Publicly owned and operated schools, parks and recreation areas and centers. 

(F)  Home occupations. 

(G)  Manufactured housing not less than twenty (20) feet wide, with axles and tongues 
removed, placed on a permanent foundation and anchored according to applicable 
codes. 

(H)  Group home for the handicapped. (Ord. No. 2009-01, §§ 1, 2, 1-20-09; Ord. No. 
2009-08, §§ 1, 2, 6-2-09; Ord. No. 2024-06, § 1, 6-4-24. 1976 Code § 15-1-56(B)) 
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19.55.030 Conditional uses. 

(A)  Churches and similar places of worship. 

(B)  Private schools. 

(C)  Public utility buildings, structures, or appurtenances thereto for public service use. 

(D)  Temporary home and land sales offices provided they are located within the same 
subdivision as the land and homes that are offered for sale. 

(E)  Medical and dental clinics and offices. 

(F)  Nursery schools and day care centers. 

(G)  Bed and breakfast. 

(H)  Golf courses and associated facilities but not including miniature golf or 
commercial driving ranges. 

(I)  Public and quasi-public facilities which provide essential services including 
hospitals, police and fire stations and substations and cemeteries. 

(J)  Fraternal and social facilities, meeting halls and similar uses; no alcoholic 
beverages. 

(K)  All multifamily uses not specifically addressed in Sections 19.55.040 and 
19.55.050. (Ord. No. 2009-01, §§ 1, 2, 1-20-09; Ord. No. 2009-08, §§ 1, 2, 6-2-09; Ord. 
No. 2024-06, § 1, 6-4-24. 1976 Code § 15-1-56(C)) 

19.55.040 Apartments, condominiums, etc. – Property development 
standards. 

Apartments, condominiums, townhouses, or other similar type developments in which 
no real property other than the footprint of each unit is individually owned, or is under 
common ownership. 

(A)  Minimum Lot Area. Seven thousand (7,000) square feet. 

(B)  Minimum Lot Area per Dwelling Unit.  
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Area of Lot 
(square feet) 

Minimum Lot 
Average per 
Dwelling Unit 
(square feet) 

7,000 to 10,500 3,500 

10,501 to 15,000 3,000 

15,001 and over 2,500 

(C)  Minimum Average Lot Width. Sixty (60) feet. 

(D)  Minimum Lot Frontage. Thirty (30) feet. 

(E)  Maximum Lot Coverage. Forty (40) percent. 

(F)  Minimum Front Yard. Twenty (20) feet. 

(G)  Minimum Side Yard. One (1) side yard of five (5) feet and one (1) side yard of 
twelve (12) feet except that where a side lot line abuts a street, there shall be a 
minimum side yard of twenty (20) feet. Subdivisions that received final plat approval 
prior to January 7, 2003, may utilize side yard setbacks of either five (5) feet and twelve 
(12) feet or eight (8) feet and eight (8) feet except where a side lot line abuts a street, 
there shall be a minimum side yard of twenty (20) feet. 

(H)  Minimum Rear Yard. Fifteen (15) feet. 

(I)  Maximum Building Height. Not to exceed thirty-five (35) feet. 

(J)  Except where the two (2) zones are separated by a city street, where a multifamily 
development of three (3) units or more adjoins a single-family residential zone, the 
development shall be screened from the single-family 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. 

(K)  Recreation Area.  

(1)  Five hundred (500) square feet of usable open space shall be provided for 
each dwelling unit. “Usable open space” shall mean space that can be enjoyed by 
people. This could include landscaped plazas, grass and trees, fountains, sitting 
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areas, etc., which is meant to provide an open garden atmosphere. Usable open 
space does not include any required yards less than ten (10) feet in width, parking 
areas, vacant or undeveloped lots or any other space which does not contribute to 
the quality of the environment. 

(2)  Where a centralized recreation area is provided, the usable open space may be 
reduced up to two hundred fifty (250) square feet per dwelling unit at the following 
ratio: For each square foot of recreational area, open space requirements may be 
reduced by three (3) square feet. Recreational areas may include community use 
facilities, indoor recreational areas, swimming pools, hobby shops, etc. (Ord. No. 
2009-01, §§ 1, 2, 1-20-09; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-
56(D)) 

19.55.050 Twin homes, townhouses, etc. – Property development standards. 

Twin homes, townhouses, or other similar type developments in which real property 
other than the footprint of each unit is individually owned. 

(A)  Minimum Total Lot Area (Prior to Development). Seven thousand (7,000) square 
feet. 

(B)  Minimum Lot Area (Each Unit). Thirty-five hundred (3,500) square feet. 

(C)  Minimum Average Lot Width (Prior to Development). Sixty (60) feet. 

(D)  Minimum Average Lot Width (Each Unit). Thirty (30) feet. 

(E)  Minimum Total Lot Frontage (Prior to Development). Thirty (30) feet. 

(F)  Minimum Lot Frontage (Each Unit). Fifteen (15) feet. 

(G)  Maximum Lot Coverage (Each Unit). Forty (40) percent. 

(H)  Minimum Front Yard. Twenty (20) feet. 

(I)  Minimum Side Yard. Eight (8) feet except that where a side lot line abuts a street, 
there shall be a minimum side yard of twenty (20) feet. Side yards of zero (0) feet for 
structures utilizing a common wall may be allowed; provided, that all other property 
development standards, including required street side setbacks, are met. 
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(J)  Minimum Rear Yard. Fifteen (15) feet. 

(K)  Maximum Building Height. Not to exceed thirty-five (35) feet. 

(L)  Except where the two (2) zones are separated by a city street, where a multifamily 
development of three (3) units or more adjoins a single-family residential zone, the 
development shall be screened from the single-family 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. (Ord. No. 2009-01, §§ 1, 2, 1-20-
09; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-56(E)) 

19.55.060 General provisions. 

The provisions of Chapter 19.25 shall apply. (Ord. No. 2009-01, §§ 1, 2, 1-20-09; Ord. 
No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-56(F)) 

19.55.070 Signs. 

The provisions of Chapter 19.100 shall apply. (Ord. No. 2009-01, §§ 1, 2, 1-20-09; Ord. 
No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-56(G)) 

19.55.080 Parking and loading. 

The provisions of Chapter 19.105 shall apply. (Ord. No. 2009-01, §§ 1, 2, 1-20-09; Ord. 
No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-56(H)) 

19.55.090 Plan review. 

The provisions of Chapter 19.15 shall apply to all uses. (Ord. No. 2009-01, §§ 1, 2, 1-
20-09; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-56(I)) 
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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; 
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; 
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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; 
Contractors’ offices; 
Cosmetics, retail sales; 
Costume rental; 
Crockery, retail sales; 
Dairies, retail sales of products; 
Dental laboratories; 
Dental supplies; 
Department stores; 
Diaper supply services; 
Drive through restaurant not adjacent to residentially zoned property; 
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; 
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; 
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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; 
Linen supply, laundry services; 
Locksmith shops; 
Martial arts studios; 
Medical supplies, retail sales and rental; 
Mortuaries; 
Motion picture equipment, retail sales and display; 
Motor freight companies, offices only; 
Motorcycles, sales and service; 
Musical instruments, repairing, service, retail sales; 
Music studios; 
News services; 

Page 18 of 107



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; 
Public transportation depot; 
Radio and television studios; 
Record retention center; 
Restaurants, beer and wine only; 
Restaurant equipment, retail sales; 
Safes, repair and sales; 
Saw sharpening shops; 
School equipment and supplies, retail and wholesale; 
Secondhand goods which do not accept donations; 
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; 
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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. Includes a single, site-built residence 
attached to a business for use as a caretakers residence. (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; Ord. 
No. 2024-06, § 1, 6-4-24. 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; 
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 adjacent to residentially zoned property; 
Equipment rental (indoor storage only); 
Express companies, warehouses and garages; 
Exterminators; 
Family game centers; 
Farm implements and machinery, retail sales; 

Page 20 of 107



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; 
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; 
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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 other than beer or wine; 
Secondhand goods which accept donations; 
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: 
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(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; Ord. 
No. 2024-06, § 1, 6-4-24. 1976 Code § 15-1-60(C)) 

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 Street Side Setback. 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 
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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. 
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(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; Ord. No. 2024-06, § 1, 
6-4-24. 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)) 

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, 
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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)) 

 
 

Page 26 of 107



Subject Property: A.P.N 212-07-005C
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 MTG DATE: 
ITEM: 

 2/25/2025 
 5.B  

City of Show Low 
STAFF SUMMARY REPORT 

 
AGENDA TITLE: Consideration of Conditional Use Permit (CUP) 602-04-270 submitted by 

Saint Anthony Catholic School to allow for the expansion of their existing 
private school located at 1283 East Owens, that being A.P.N. 210-21-
019A.  (Moriah Saline) 

 
RECOMMENDATION 

I MOVE to approve CUP 602-04-270 submitted by Saint Anthony Catholic School to allow the 
expansion of their private school located at 1283 East Owens, that being A.P.N. 210-21-019A 
subject to staff recommendations.  
 
BACKGROUND 

During its scheduled meeting on May 26, 2009, the Planning and Zoning Commission 
approved CUP 602-04-125, permitting Saint Anthony Catholic School to run a private school 
at 1400 E Owens. Condition three (3) of CUP 602-04-125 specified that a new CUP must be 
acquired before any permanent school structures are built or if there is an addition or 
expansion of modular facilities. In addition, on June 11, 2013, the Commission approved CUP 
602-04-159 to allow continued operation and expansion of the school at the same location.  
  
As a result, Saint Anthony Catholic School has submitted a CUP to allow for the expansion of 
its existing private school. The proposed site will be located at 1283 E Owens, identified by 
A.P.N. 210-21-019A, and falls under the C-1 (Neighborhood Commercial) and R1-7 (Single 
Family Residential 7,000 square feet) zone. Private schools are considered a conditional use 
in the R1-7 zoning district. A proposed multi-purpose facility spanning 25,643 square feet will 
provide additional classrooms and include a gymnasium. In addition, a total of 39 new parking 
spaces will be constructed to meet the required code. The elevation is approximately 4 feet 
higher along Bushman Road to the proposed building site.   
  
Currently, Saint Anthony Catholic School has two modular classroom structures situated to the 
east of the proposed location on the 1400 East Owens property, which they will continue to 
use. Access to the property will remain at the current entrance. No other access points are 
proposed.  
  
The school operates Monday through Thursday 8:15 a.m. to 3:15 p.m. and Fridays 8:15 a.m. 
to 12:00 p.m. Enrollment is approximately 150 students, and they intend to increase to a total 
of 200.  
 
ATTACHMENTS 

1. Findings of Fact 
2. Subject Property Map 
3. Application 
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4. Building Plans 
 
FISCAL IMPACT 

N/A 
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FINDINGS OF FACT 
 

1. During its scheduled meeting on May 26, 2009, the Planning and Zoning Commission 
approved CUP 602-04-125, permitting Saint Anthony Catholic School to run a private 
school at 1400 E Owens. Condition three (3) of CUP 602-04-125 stated that a new CUP 
shall be obtained prior to the construction of permanent school facilities, or 
addition/expansion of modular facilities. 
 

2. On June 11, 2013, the Commission approved CUP 602-04-159 to allow continued 
operation and expansion of the school at 1400 E Owens. 

 
3. Saint Anthony Catholic School has submitted a Conditional Use Permit (CUP) application 

to allow for an expansion of their existing private school to be located at 1283 E Owens, 
that being A.P.N. 210-21-019A.  
 

4. A 25,643 sq ft multi-purpose building consisting of classrooms including a gymnasium, 
with a total of 39 new parking spaces has been proposed.  
 

5. Access to the property will remain at the same entrance. No access to Bushman is 
proposed. The elevation of Bushman Road is approximately 4’ higher than the proposed 
building location. 
 

6. Currently, Saint Anthony Catholic has two modular classroom structures situated to the 
southeast of the proposed location on the 1400 E Owens property, which they will 
continue to use.  
 

7. The school operates Monday through Thursday 8:15 a.m. to 3:15 p.m. and Fridays 8:15 
a.m. to 12:00 p.m. Enrollment is approximately 150 students, and they intend to increase 
to a total of 200.  

 
8. The current zoning of the surrounding properties includes:  

North:  C-1 (neighborhood commercial)  
South:  R2-7 (single-family and multiple-family residential 7000 square feet)  
East:  C-1 and R1-7 (single-family residential, 7000 square feet)  
West:  C-1 and R1-7 (single-family residential, 7000 square feet) 

 
9. The current land uses of the surrounding properties includes:  

North:  Residential 
South:  Residential  
East:  Neighborhood Commercial 
West: Residential 

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

received. 
- ADOT will require a traffic impact analysis & statement. 
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- Concerns were raised by staff regarding whether fencing separating the 
residential area from the property will be required. 
 

11. The property was posted, and letters were sent to all property owners within three 
hundred (300) feet of the subject property.  

- One phone call was received from an adjacent property owner whether the 
school would have an additional entrance on Bushman Road. 

- One phone call was received from an adjacent property owner with general 
questions.  

 
 

STAFF RECOMMENDATIONS 

After reviewing the Standards for Review, the Zoning Ordinance, 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-
04-270 submitted by Saint Anthony Catholic School to allow the expansion of their private school 
to be located at 1283 East Owens, that being A.P.N. 210-21-019A subject to the following 
conditions: 
 

1. All development shall comply with all applicable federal, state and local requirements, 
including all requirements as applicable to school facilities and ADOT requirements.  
 

2. Solid material fencing shall be constructed along the west and north property boundaries 
where adjacent to residential uses. 
 

 
 

STANDARDS OF REVIEW 
 
Project:  Consideration of Conditional Use Permit (CUP) 602-04-270 submitted by Saint 

Anthony Catholic School to allow the expansion of their existing private school located 
at 1283 East Owens, that being A.P.N. 210-21-019A. 

 
General Plan  
Land Use  
Goal: Preserve natural surroundings and the rural, hometown atmosphere.  
Objective: Promote infill and indicate prime growth ar0eas for programmed expansion of service 
systems to discourage sprawl.  

 
Zoning Ordinance 
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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 and shall run with the property until revoked or 
until such time as the use is discontinued. 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; Ord. No. 2024-06, § 1, 6-
4-24. 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 required twenty-one (21) day period 
shall commence once a complete application has been received as deemed by the planning and 
zoning director or designee and shall not include the day of submittal, nor shall it include the day 
of the 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; Ord. No. 2024-06, § 1, 6-4-24. 1976 Code § 15-1-
32(D))  
 
19.20.050  
Standards for reviewing conditional use permits.  
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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. 
(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.  
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(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. This appeal shall 
outline the specific nature of the concern, the impacts on neighboring properties, and the city as 
a whole, and the individual’s standing as an aggrieved person. 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; Ord. No. 2024-06, § 1, 6-4-24. 1976 
Code § 15-1-32(H))  

 
19.20.090  
Time limits.  
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(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. 473, §§ 1 
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– 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))  
The Show Low City Code is current through Ordinance 2024-12, passed December 3, 
2024.  
 

R1-7 Zone – Single-Family Residential (7,000 Square Feet) 
19.50.250  
Purpose.  
This district is intended to promote and preserve medium density single-family residential 
development. Regulations and property development standards are designed to protect the 
single-family residential character of the district and to prohibit all incompatible activities. Land 
use is composed chiefly of individual homes, together with required recreational, religious and 
educational facilities. (Ord. No. 2009-01, §§ 1, 2, 1-20-09; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 
1976 Code § 15-1-54(A))  
 
19.50.260  
Permitted uses.  
(A) One (1) single-family dwelling.  
(B) Customary accessory uses and buildings, provided such uses are incidental to the principal 
use.  
(C) Temporary buildings for uses incidental to construction work, which buildings shall be 
removed upon completion or abandonment of the construction work.  
(D) Publicly owned and operated schools, parks and recreation areas and centers.  
(E) Home occupations.  
(F) Manufactured housing not less than twenty (20) feet wide with axles and tongue removed, 
placed on a permanent foundation and anchored according to applicable codes.  
(G) Attached guest units in accordance with Section 19.25.230(A).  
(H) Group home for the handicapped. (Ord. No. 2009-01, §§ 1, 2, 1-20-09; Ord. No. 2009-08, 
§§ 1, 2, 6-2-09; Ord. No. 2024-06, § 1, 6-4-24. 1976 Code § 15-1-54(B))  
 
19.50.270  
Conditional uses.  
(A)  

(1) One (1) additional single-family dwelling for use as a guest house not to exceed fifty 
(50) percent of the total living area of the main dwelling, provided the total intensity of land 
use shall be a minimum of seven thousand five hundred (7,500) square feet of lot area 
per dwelling unit; or  
(2) One (1) additional single-family dwelling for use as a guest house not to exceed the 
total living area of the main dwelling, provided the total intensity of land use shall be a 
minimum of eight thousand (8,000) square feet of lot area per dwelling unit.  
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(B) Churches and similar places of worship.  
(C) Public utility buildings, structures, or appurtenances thereto for public service use.  
(D) Temporary home and land sales offices provided they are located within the same 
subdivisions as the land and homes that are offered for sale.  
(E) Private schools.  
(F) Public and quasi-public facilities which provide essential services including hospitals, police 
and fire stations and substations, and cemeteries.  
(G) Bed and breakfast.  
(H) Golf courses and associated facilities but not including miniature golf or commercial driving 
ranges. (Ord. No. 2009-01, §§ 1, 2, 1-20-09; Ord. No. 2009-08, §§ 1, 2, 6-2-09; Ord. No. 2024-
06, § 1, 6-4-24. 1976 Code § 15-1-54(C))  
 
19.50.280  
Property development standards.  
(A) Minimum Lot Area. Seven thousand (7,000) square feet.  
(B) Minimum Average Lot Width. Fifty (50) feet.  
(C) Minimum Lot Frontage. Thirty (30) feet.  
(D) Maximum Lot Coverage. Forty (40) percent.  
(E) Minimum Street Side Setback. Twenty (20) feet.  
(F) Minimum Side Yard. One (1) side yard of five (5) feet and one (1) side yard of twelve (12) 
feet except that where a side lot line abuts a street, there shall be a minimum side yard of twenty 
(20) feet. Subdivisions that received final plat approval prior to January 7, 2003, may utilize side 
yard setbacks of either five (5) feet and twelve (12) feet or eight (8) feet and eight (8) feet except 
where a side lot line abuts a street, there shall be a minimum side yard of twenty (20) feet.  
(G) Minimum Rear Yard. Fifteen (15) feet.  
(H) Minimum Dwelling Size. Exclusive of patios, porches, and garages, eight hundred fifty (850) 
square feet.  
(I) Maximum Building Height. Not to exceed thirty-five (35) feet.  
(J) Minimum Off-Street Parking Requirements. Two (2) parking stalls. (Ord. No. 2009-01, §§ 1, 
2, 1-20-09; Ord. No. 2009-08, §§ 1, 2, 6-2-09; Ord. No. 2024-06, § 1, 6-4-24. 1976 Code § 15-
1-54(D))  
19.50.290  
General provisions.  
The provisions of Chapter 19.25 shall apply. (Ord. No. 2009-01, §§ 1, 2, 1-20-09; Ord. No. 2009-
08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-54(E))  
 
19.50.300  
Signs.  
The provisions of Chapter 19.100 shall apply. (Ord. No. 2009-01, §§ 1, 2, 1-20-09; Ord. No. 
2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-54(F))  
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19.50.310  
Parking and loading.  
The provisions of Chapter 19.105 shall apply. (Ord. No. 2009-01, §§ 1, 2, 1-20-09; Ord. No. 
2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-54(G))  
 
19.50.320  
Plan review.  
The provisions of Chapter 19.15 shall apply to all uses. (Ord. No. 2009-01, §§ 1, 2, 1-20-09; Ord. 
No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-54(H))  
The Show Low City Code is current through Ordinance 2024-12, passed December 3, 
2024.  
 

Article I. C-1 Zone – Neighborhood Commercial 
19.70.010  
Purpose.  
The purpose of this district is to provide for neighborhood retail and service uses which serve 
the needs of adjoining residential neighborhoods and provide for medical and professional uses 
that accommodate regional medical service needs. The property development standards are 
designed to ensure compatibility between these uses and nearby residential uses. 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, § 3, 4-19-05; Ord. No. 2006-07, § 6, 3-7-06; 
Ord. No. 2006-20, § 2, 8-15-06; Ord. No. 2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-59(A))  
 
19.70.020  
Permitted uses.  
(A) Retailing merchandise must be sold on site. Uses permitted under this category shall include, 
but are not limited to, the following:  
All uses identified as “permitted uses” in the downtown commercial zone;  
Antique dealers;  
Caterers;  
Contractors’ offices (inside storage only);  
Convenience stores, no fuel sales;  
Dairy products, retail sales;  
Day care centers;  
Delivery service, office;  
Dry goods;  
Employment agencies;  
Financial institutions (drive through accessibility prohibited);  
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Jewels (retail sales and repairs);  
Laundries (collecting shops/self service);  
Nail salons;  
Office: Administrative and professional, including, but not limited to, architect, accountant, 
attorney, dentist, doctor, engineer, finance and other similar professions;  
Optical goods (retail sales);  
Pet grooming;  
Pharmacies;  
Plant nurseries, indoor (retail sales);  
Recreation and health club centers;  
Restaurants, beer and wine only (no drive through);  
Schools, including, but not limited to, academic, beauty, business, dancing, martial arts, 
vocational-technical;  
Tailors, custom;  
Variety stores (retail sales);  
Video sales and rental;  
Watches, sales and repairing;  
Weaving, handicraft and custom.  
(B) Warehousing. Warehousing and storage of items incidental to allowed sales or service shall 
be permitted, subject to the following:  

(1) All products incidental to a permitted use that are stored on the premises shall be sold 
at retail only and on the premises only.  
(2) All such storage 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.  

(C) Public and Civic Uses (No Alcoholic Beverages).  
Government offices;  
Publicly owned and operated parks and recreation areas and centers;  
Schools, public or private elementary and high schools, colleges and universities;  
Places of worship, fraternal and social facilities, meeting halls and similar uses;  

Cemeteries. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 2005-10, § 3, 4-19-05; Ord. No. 2006-07, 
§ 6, 3-7-06; Ord. No. 2006-20, § 2, 8-15-06; Ord. No. 2009-08, §§ 1, 2, 6-2-09; Ord. No. 2024-
06, § 1, 6-4-24. 1976 Code § 15-1-59(B))  
 
19.70.030  
Conditional uses.  
Bed and breakfast;  
Fuel dispensing (retail only). No auto or truck repair;  
Heliport (medically related);  
Hospitals;  
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Hotels and motels;  
Manufactured home parks and subdivisions, subject to the property development standards of 
the MH zone;  
Microbrewery with restaurant;  
Multiple-family dwellings (must meet the standards of the R2-7 zone). Manufactured homes are 
excluded;  
Nursing homes;  
Overnight boarding of animals (indoor only – no livestock);  
Public and civic uses serving alcoholic beverages;  
Public/private utility structures and appurtenances thereto for public service use;  
Recreational vehicle park or campground in accordance with Section 19.25.200;  
Restaurants serving alcoholic beverages other than beer or wine;  
Restaurants, drive-through;  
Single-family residential subject to development standards of the R1-10 zone;  
Veterinary clinic. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 2005-10, § 3, 4-19-05; Ord. No. 2006-
07, § 6, 3-7-06; Ord. No. 2006-20, § 2, 8-15-06; Ord. No. 2009-08, §§ 1, 2, 6-2-09; Ord. No. 
2024-06, § 1, 6-4-24. 1976 Code § 15-1-59(C))  
 
19.70.040  
Property development standards.  
(A) Minimum Lot Area. Five thousand (5,000) square feet.  
(B) Minimum Lot Width. Fifty (50) feet.  
(C) Minimum Street Side Setback. 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 thirty-five (35) feet, except by conditional 
use permit. The placement of manufactured homes/buildings is prohibited. All buildings located 
within the Neighborhood 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.  
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(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-1 (Neighborhood 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 ten thousand (10,000) 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. 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.  
(I) Outdoor Storage. All outdoor storage is prohibited. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 
2005-10, § 3, 4-19-05; Ord. No. 2006-07, § 6, 3-7-06; Ord. No. 2006-20, § 2, 8-15-06; Ord. No. 
2009-08, §§ 1, 2, 6-2-09; Ord. No. 2024-06, § 1, 6-4-24. 1976 Code § 15-1-59(D))  
 
19.70.050  
General provisions.  
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The provisions of Chapter 19.25 shall apply. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 2005-10, 
§ 3, 4-19-05; Ord. No. 2006-07, § 6, 3-7-06; Ord. No. 2006-20, § 2, 8-15-06; Ord. No. 2009-08, 
§§ 1, 2, 6-2-09. 1976 Code § 15-1-59(E))  
 
19.70.060  
Signs.  
The provisions of Chapter 19.100 shall apply. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 2005-
10, § 3, 4-19-05; Ord. No. 2006-07, § 6, 3-7-06; Ord. No. 2006-20, § 2, 8-15-06; Ord. No. 2009-
08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-59(F))  
 
19.70.070  
Parking and loading.  
The provisions of Chapter 19.105 shall apply. (Ord. No. 522, §§ 1 – 4, 1-7-03; Ord. No. 2005-
10, § 3, 4-19-05; Ord. No. 2006-07, § 6, 3-7-06; Ord. No. 2006-20, § 2, 8-15-06; Ord. No. 2009-
08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-59(G))  
 
19.70.080  
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, § 3, 4-19-05; Ord. No. 2006-07, § 6, 3-7-06; Ord. No. 2006-20, § 2, 8-15-06; Ord. No. 
2009-08, §§ 1, 2, 6-2-09. 1976 Code § 15-1-59(H))  
 
The Show Low City Code is current through Ordinance 2024-12, passed December 3, 
2024.  
Disclaimer: The city clerk’s office has the official version of the Show Low City Code. Users 
should contact the city clerk’s office for ordinances passed subsequent to the ordinance cited 
above. City Website: www.showlowaz.gov Hosted by General Code.  
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Subject Property: APN 210-21-019A
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Subject Property
APN 210-21-019A
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 MTG DATE: 
ITEM: 

 2/25/2025 
 5.C  

City of Show Low 
STAFF SUMMARY REPORT 

 
AGENDA TITLE: Consideration of Conditional Use Permit (CUP) 602-04-271 submitted by 

Cody Lawyer to allow for Show Low Café to serve alcoholic beverages 
other than beer or wine at their location at 480 West Deuce of Clubs that 
being A.P.N. 210-09-032A. (Moriah Saline) 

 
RECOMMENDATION 

I MOVE to approve CUP 602-04-271 submitted by Cody Lawyer to allow Show Low Café to 
serve alcoholic beverages other than beer or wine at their location at 480 West Deuce of 
Clubs that being A.P.N. 210-09-032A subject to staff recommendations. 
 
BACKGROUND 

Cody Lawyer has submitted a conditional use permit application to allow Show Low Café to 
serve alcoholic beverages other than beer or wine at their location at 480 W. Deuce of Clubs, 
that being A.P.N. 210-09-032A. The applicant is renting restaurant space from the property 
owner.  The subject property is zoned C-2 (General Commercial). Restaurants serving 
alcoholic beverages other than beer or wine require a conditional use permit in the C-2 zoning 
district. 
  
The applicant has indicated that the hours of operation will be Sunday and Monday from 6 
a.m. to 2 p.m. and Tuesday through Saturday 6 a.m. to 8 p.m.  
  
The City Council recommended approval of the applicant’s application to the State Liquor 
Board to serve alcohol on October 15, 2024. At the City Council meeting, the owner of Rocky’s 
Lounge, which is in the same building and above the Show Low Café, objected to the liquor 
license application based on a non-compete clause in her lease.  Disputes to rental 
agreements, including non-compete clauses, are not within the jurisdiction of the City, 
including the Planning and Zoning Commission.     
  
In accordance with City Code, transmittal memos were sent to all affected agencies, the 
property was posted, and letters were sent to all property owners within three hundred (300) 
feet of the subject property. The owner of Rocky’s Lounge came to the City regarding Show 
Low Café and spoke with representatives of the Building Department asking questions 
regarding building code requirements. Building code requirements are also outside the 
purview of the Planning and Zoning Commission. 
 
ATTACHMENTS 

1. Findings of Fact 
2. Subject Property Maps 
3. Application  
 
FISCAL IMPACT 
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FINDINGS OF FACT 
 
1. Cody Lawyer has submitted a conditional use permit application to allow Show 

Low Café to serve alcoholic beverages other than beer or wine at their location at 
480 W. Deuce of Clubs, that being A.P.N. 210-09-032A. The applicant is renting 
the property from the owner.   
 

2. Restaurants serving alcoholic beverages other than beer or wine require a 
conditional use permit in the C-2 zoning district.  

 
3. Hours of operation will be Sunday and Monday from 6 a.m. to 2 p.m. and Tuesday 

through Saturday 6 a.m. to 8 p.m. 
 

4. The City Council recommended approval of the applicant’s application to the State 
Liquor Board to serve alcohol on October 15, 2024. 

 
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:  Days Inn             
South: KK Express Wash, vacant commercial formally Native New Yorker 
East: Mountain Motorsports 
West: Rocky’s Cocktail Lounge, Days Inn, and vacant commercial. 
 

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

8. The property was posted, and letters were sent to all property owners within three 
hundred (300) feet of the subject property. 

- An adjacent business owner spoke with representatives of the Building 
Department with questions regarding building code requirements for Show 
Low Cafe. Building code requirements are outside the purview of the 
Planning and Zoning. 

- One phone call was received with general questions. 
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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 602-04-271 submitted by Cody Lawyer to allow for Show 
Low Café to serve alcoholic beverages other than beer or wine at their location at 480 W. 
Deuce of Clubs that being A.P.N. 210-09-032A subject to the following conditions; 
 
1. All developments shall comply with all applicable federal, state and local 

requirements. 
 
 

 
 

STANDARDS FOR REVIEW 
 

Project: Conditional Use Permit submitted by Cody Lawyer to allow for Show Low 
Café to serve alcoholic beverages other than beer or wine at their location 
at 480 W Deuce of Clubs that being A.P.N. 210-09-032A 

 
General Plan 
 
Economic Development 
 
 Goal: Provide more commercial opportunities and options. 
 
 
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, 
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§ 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 and shall run with the 
property until revoked or until such time as the use is discontinued. 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; Ord. No. 2024-06, § 1, 6-4-24. 1976 Code § 15-1-
32(B)) 

19.20.030 Application process. 
(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. 

Page 71 of 107



(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 required twenty-
one (21) day period shall commence once a complete application has been received as 
deemed by the planning and zoning director or designee and shall not include the day 
of submittal, nor shall it include the day of the 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; Ord. No. 2024-06, § 1, 6-4-24. 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, 
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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. This appeal shall outline the specific nature of the concern, the impacts on 
neighboring properties, and the city as a whole, and the individual’s standing as an 
aggrieved person. 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). 
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(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; Ord. No. 
2024-06, § 1, 6-4-24. 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. 
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(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. 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 

Page 76 of 107

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


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; 
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; 
Burglar alarm equipment, sales, service and monitoring; 
Camper sales; 
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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; 
Contractors’ offices; 
Cosmetics, retail sales; 
Costume rental; 
Crockery, retail sales; 
Dairies, retail sales of products; 
Dental laboratories; 
Dental supplies; 
Department stores; 
Diaper supply services; 
Drive through restaurant not adjacent to residentially zoned property; 
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; 
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; 
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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; 
Linen supply, laundry services; 
Locksmith shops; 
Martial arts studios; 
Medical supplies, retail sales and rental; 
Mortuaries; 
Motion picture equipment, retail sales and display; 
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; 
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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; 
Public transportation depot; 
Radio and television studios; 
Record retention center; 
Restaurants, beer and wine only; 
Restaurant equipment, retail sales; 
Safes, repair and sales; 
Saw sharpening shops; 
School equipment and supplies, retail and wholesale; 
Secondhand goods which do not accept donations; 
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; 
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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. Includes a single, site-built residence 
attached to a business for use as a caretakers residence. (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; Ord. 
No. 2024-06, § 1, 6-4-24. 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; 
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 adjacent to residentially zoned property; 
Equipment rental (indoor storage only); 
Express companies, warehouses and garages; 
Exterminators; 
Family game centers; 
Farm implements and machinery, retail sales; 
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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; 
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; 
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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 other than beer or wine; 
Secondhand goods which accept donations; 
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. 
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(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; Ord. 
No. 2024-06, § 1, 6-4-24. 1976 Code § 15-1-60(C)) 

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 Street Side Setback. 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 
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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 
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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; Ord. No. 2024-06, § 1, 
6-4-24. 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)) 

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)) 
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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)) 
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Subject Property: APN 210-09-032A
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