
 

 

 

 

 

AGENDA-ADDENDUM 
TOWN OF CAMP VERDE – PLANNING & ZONING COMMISSION 

REGULAR SESSION 
  473 S. MAIN STREET, SUITE 106 

THURSDAY, JANUARY 25, 2024, at 6:00 P.M. 

ZOOM MEETING LINK:  
https://us06web.zoom.us/j/85044215262?pwd=Ylp3ZUFNN0w0RkQ3V0dLVkZiWnFsdz09 

One Tap Mobile: 1-669-900-9128 or 1-253-215-8782 
Meeting ID: 850 4421 5262  

Passcode: 116183 
 
 

1. Call to Order 
 

2. Roll Call.  Claudia Hauser, Robert Foreman, Ingrid Osses, William Tippet, Mark 
Lomeland, Vice Chairman Todd Scantlebury, Chairman Andrew Faiella 

 
3. Pledge of Allegiance 
 
4. Election of Officers and Set Meeting Schedule – Per Article 4-2 of the Town Code, 

each board and commission, during its first meeting of the month of January, shall elect 
a Chairperson and Vice-Chairperson and confirm the Meeting Schedule set by Council 
Resolution. 

 
5. Welcome new Commissioner Hauser 

 
6. Consent Agenda - All items listed below may be enacted upon by one motion and 

approved as Consent Agenda Items. Any item may be removed from the Consent 
Agenda and considered as a separate item if a member of the Commission so 
requests. 
a. Approval of Minutes:  

October 26, 2023, Regular Session 
 

b. Set Next Meeting, Date and Time: 
February 08, 2024 @ 6:00 pm, Regular Session 
February 22, 2024 @ 6:00 pm, Regular Session 
March 14, 2024 @ 6:00 pm, Regular Session 
March 28, 2024 @ 6:00 pm, Regular Session 
 

7. Call to the Public for items not on the agenda - Residents are encouraged to 
comment about any matter not included on the agenda. State law prevents the 
Commission from taking any action on items not on the agenda, except to set them 
for consideration at a future date. 
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8. Public Hearing: Discussion, consideration and possible recommendation to the Mayor and 

Common Council of the Town of Camp Verde, Yavapai County, Arizona for approval of Zoning 
Map Change for APN 403-20-007R, (generally located on the Northeast corner of West State 
Route 260 and West Horseshoe Bend Drive) from RR-2A (Rural Residential; 2-acre minimum 
lot size) to C2-4 (Commercial: General Sales and Services; 4,000 square foot minimum lot 
size). Staff Resource: John Knight 
 

• Staff Comments 
• Open Public Hearing 
• Close Public Hearing 
• Commission Discussion 

 
9. Public Hearing:  Discussion, consideration and possible recommendation to the Mayor and 

Common Council of the Town of Camp Verde, Yavapai County, Arizona for approval of Zoning 
Map Change for 27 West Head Street (APN 404-28-063J) from C2-PAD (Commercial: General 
sales and services, planned area development) to C2 (Commercial: General sales and 
services). Staff Resource: Cory Mulcaire 
 

• Staff Comments 
• Open Public Hearing 
• Close Public Hearing 
• Commission Discussion 

 
10. Public Hearing: Discussion, Consideration, and Possible Recommendation to the 

Mayor and Common Council of the Town of Camp Verde, Yavapai County, Arizona, for 
Preliminary Plat 20230617, submitted by Craig Baker, for the purpose of developing a 
161-lot Subdivision, in the High View at Boulder Creek Planned Area Development. 
The proposed project is zoned C2-PAD and is generally located off Aultman Parkway 
and Boulder Creek Road on APN 403-15-010C. Staff Resource: Cory Mulcaire 
 

• Staff Comments 
• Open Public Hearing 
• Close Public Hearing 
• Commission Discussion 

 
11. Discussion: Discussion and possible direction from the Planning Commission 

regarding strategic planning goals for FY ’25 and beyond. 
 

12. Current Events - Individual members of the Commission may provide brief summaries 
of current events and activities. These summaries are strictly for the purpose of informing 
the public of such events and activities. The Commission will take no discussion, 
consideration, or action on any such item, except that an individual Commission member 
may request an item be placed on a future agenda. 

 
13. Staff Comments 

 
14. Adjournment 
 
The Planning and Zoning Staff makes every attempt to provide a complete agenda packet for public review. However, it is 
not always possible to include all information in the packet. You are encouraged to check with the Community Development 
Department prior to a meeting for copies of supporting documentation, if any that were unavailable at the time agenda packets 
were prepared.  



Note: Pursuant to A.R.S.§38-431.03A.2 and A.3, the Planning & Zoning Commission may vote to go into Executive Session for 
purposes of consultation for legal advice with the Town Attorney on any matter listed on the Agenda, or discussion of records 
exempt by law from public inspection associated with an agenda item. The Town of Camp Verde Council Chambers is accessible to 
the handicapped. Those with special accessibility or accommodation needs, such as large typeface print, may request these at the 
Office of the Town Clerk. 

 

CERTIFICATION OF POSTING OF NOTICE 
The undersigned hereby certifies that a copy of the foregoing notice was duly posted at the Town of Camp Verde and Bashas on 

January 18, 2024 (date) at 10:00 AM (time) in accordance with the statement filed by the Camp Verde Town Council with the Town Clerk 
(signed) Cory L Mulcaire, ________Cory Mulcaire, Planner__________________________(print name and title) 

 



AGENDA 
TOWN OF CAMP VERDE – PLANNING & ZONING COMMISSION 

REGULAR SESSION 
  473 S. MAIN STREET, SUITE 106 

THURSDAY, JANUARY 25, 2024, at 6:00 P.M. 
ZOOM MEETING LINK:  

https://us06web.zoom.us/j/85044215262?pwd=Ylp3ZUFNN0w0RkQ3V0dLVkZiWnFsdz09 
One Tap Mobile: 1-669-900-9128 or 1-253-215-8782 

Meeting ID: 850 4421 5262  
Passcode: 116183 

1. Call to Order

2. Roll Call.  Claudia Hauser, Robert Foreman, Ingrid Osses, William Tippet, Vice
Chairman Todd Scantlebury, Chairman Andrew Faiella

3. Pledge of Allegiance

4. Election of Officers and Set Meeting Schedule – Per Article 4-2 of the Town Code,
each board and commission, during its first meeting of the month of January, shall elect
a Chairperson and Vice-Chairperson and confirm the Meeting Schedule set by Council
Resolution.

5. Welcome new Commissioner Hauser

6. Consent Agenda - All items listed below may be enacted upon by one motion and
approved as Consent Agenda Items. Any item may be removed from the Consent
Agenda and considered as a separate item if a member of the Commission so
requests.
a. Approval of Minutes:

October 26, 2023, Regular Session

b. Set Next Meeting, Date and Time:
February 08, 2024 @ 6:00 pm, Regular Session
February 22, 2024 @ 6:00 pm, Regular Session
March 14, 2024 @ 6:00 pm, Regular Session
March 28, 2024 @ 6:00 pm, Regular Session

7. Call to the Public for items not on the agenda - Residents are encouraged to
comment about any matter not included on the agenda. State law prevents the
Commission from taking any action on items not on the agenda, except to set them
for consideration at a future date.



8. Public Hearing: Discussion, consideration and possible recommendation to the Mayor and
Common Council of the Town of Camp Verde, Yavapai County, Arizona for approval of Zoning
Map Change for APN 403-20-007R, (generally located on the Northeast corner of West State
Route 260 and West Horseshoe Bend Drive) from RR-2A (Rural Residential; 2-acre minimum
lot size) to C2-4 (Commercial: General Sales and Services; 4,000 square foot minimum lot
size). Staff Resource: John Knight

• Staff Comments
• Open Public Hearing
• Close Public Hearing
• Commission Discussion

9. Public Hearing:  Discussion, consideration and possible recommendation to the Mayor and
Common Council of the Town of Camp Verde, Yavapai County, Arizona for approval of Zoning
Map Change for 27 West Head Street (APN 404-28-063J) from C2-PAD (Commercial: General
sales and services, planned area development) to C2 (Commercial: General sales and
services). Staff Resource: Cory Mulcaire

• Staff Comments
• Open Public Hearing
• Close Public Hearing
• Commission Discussion

10. Public Hearing: Discussion, Consideration, and Possible Recommendation to the
Mayor and Common Council of the Town of Camp Verde, Yavapai County, Arizona, for
Preliminary Plat 20230617, submitted by Craig Baker, for the purpose of developing a
161-lot Subdivision, in the High View at Boulder Creek Planned Area Development.
The proposed project is zoned C2-PAD and is generally located off Aultman Parkway
and Boulder Creek Road on APN 403-15-010C. Staff Resource: Cory Mulcaire

• Staff Comments
• Open Public Hearing
• Close Public Hearing
• Commission Discussion

11. Discussion: Discussion and possible direction from the Planning Commission
regarding strategic planning goals for FY ’25 and beyond.

12. Current Events - Individual members of the Commission may provide brief summaries
of current events and activities. These summaries are strictly for the purpose of informing
the public of such events and activities. The Commission will take no discussion,
consideration, or action on any such item, except that an individual Commission member
may request an item be placed on a future agenda.

13. Staff Comments

14. Adjournment



 

 

 
Support your local merchants 

FINAL MINUTES 
TOWN OF CAMP VERDE – PLANNING & ZONING COMMISSION 

REGULAR SESSION 
  473 S. MAIN STREET, SUITE 106 

THURSDAY, OCTOBER 26, 2023 at 6:00 P.M. 
ZOOM MEETING LINK:  

 https://us06web.zoom.us/j/84620757891?pwd=ZXhseWVXUWYxc3pXRnZEWjA3dDZHZz09 
 

One Tap Mobile: 1-669-900-9128 or 1-253-215-8782 

Meeting ID: 846 2075 7891 
Passcode: 766870 

 
 

Call to Order Chairman Faiella called the meeting to order at 6:00 PM. 
 

1. Roll Call. Mark Lomeland, Greg Blue, Robert Foreman, Ingrid Osses, William Tippet, 
Chairman Andrew Faiella, Vice Chairman Todd Scantlebury. 

 
2. Pledge of Allegiance Vice Chairman Scantlebury led the Pledge of Allegiance.  

 
 

3. Consent Agenda - All items listed below may be enacted upon by one motion and 
approved as Consent Agenda Items. Any item may be removed from the Consent Agenda 
and considered as a separate item if a member of the Commission so requests. 
 
a. Approval of Minutes:  

 
October 12, 2023, Regular Session 
 

b. Set Next Meeting, Date and Time: 
 
November 09, 2023 @ 6:00 pm, Regular Session – Canceled 
November 23, 2023 @ 6:00 pm, Regular Session – Canceled 
December 14, 2023 @ 6:00 pm. Regular Session 
December 28, 2023 @ 6:00 pm, Regular Session – Canceled 
 

 On a motion by Commissioner Blue, seconded by Commissioner Foreman, the       
Commission moved to approve the consent agenda as presented.  

Roll Call Vote: 
Commissioner Tippett: Aye 
Commissioner Osses: Aye 
Commissioner Blue: Aye 
Chairman Faiella: Aye 
Vice Chairman Scantlebury: Aye 
Commissioner Lomeland: Aye 



Commissioner Foreman: Aye 
              Motion Carried 7-0. 
 
 

4. Call to the Public for items not on the agenda - Residents are encouraged to comment 
about any matter not included on the agenda. State law prevents the Commission from 
taking any action on items not on the agenda, except to set them for consideration at a 
future date. 
 
No Blue Cards.  

 
 

5. Public Hearing - Discussion, Consideration, and Possible Recommendation to the Mayor 
and Common Council of the Town of Camp Verde, Yavapai County, Arizona, for Preliminary 
Plat 20230497, submitted by Rob Witt, for the purpose of developing a 12-lot Subdivision, 
known as “Feldmeier Estates” on approximately 15 acres. The proposed project is zoned 
R1L-35 (Residential: Single-Family Limited, 35,000 Square Foot Minimum Lot Size) and is 
located at 1902 and 2000 North Arena Del Loma Road on APN 403-21-009, in Camp Verde, 
Yavapai County, Arizona. 
 
 

• Staff Comments  
Town Planner Cory Mulcaire presented to the Commission on the prospective 
subdivision. This subdivision application was submitted by Rob Witt and would 
be located off Arena Del Lona- APN 403-21-009. This proposed subdivision is 
zoned R1L-35 and would be a 12-lot subdivision. Tonight, they will be looking 
at whether it meets the proper zoning and if most of the Preliminary Plat has 
been submitted accurately. Administration due diligence has been done, and 
no major concerns were found.  
 
During Staff Comments, Ms. Mulcaire read a letter from a citizen, Theresa 
Weber, who had concerns about the height, diameter, and capacity of the 
water tank, as the Preliminary Plat shows that her home backs up to said water 
tank and to Feldmeier Estates Lot 2.  
 
Ms. Mulcaire addressed the concerns in this letter and told the Commission 
that this is an administrative function, and these details will be worked out 
during the construction process. The proper information will be documented by 
the Fire Marshal and Building Official. They cannot give this individual any 
more information on the tank until the Fire Department tells the applicant the 
size of the tank they’ll need.  
 
Community Development Director John Knight said that he welcomes 
neighbors to come meet with staff and they can connect them with the 
applicant and Fire Marshal. The process moving forward, if the Commission 
were to recommend or deny this to Council, would be to take it before Council, 
regardless of the recommendation, and Council will recommend or deny that 
the applicant goes on and does their final Plat. There will be a much more 
intense and detailed process that the applicant must go through before doing 
the final Plat.  
 
 
 



Vice Chairman Scantlebury wondered about the drainage in this new 
subdivision, as the slope is down toward parcels. He wondered what the effects 
of the drainage would be, and if work had been done on that.  
Ms. Mulcaire told him that there hasn’t been any work done on drainage, 
however, you cannot improve your property to increase the flow of storm water 
from your land to some one else’s. There will be natural runoff in this 
subdivision, but the applicant cannot increase the flow of drainage from his 
subdivision to other homes.  
Vice Chairman Scantlebury continued to ask clarifying questions on the 
General Plan and Pecan Lane character area. He wondered about future code 
changes that would need to happen to have this subdivision meet the 
requirements of the General Plan in water conservation and landscaping.  
Mr. Knight told him for now they cannot ask them to meet those requirements, 
as they are not consistent with current ordinances.    
 
Commissioner Foreman said that until the Fire Marshal determines how much 
flow of water they’ll need, they won’t know how big the tank will need to be. 
There will be flexibility on the location of it, however. Additionally, he clarified 
that subdivisions don’t require landscaping. 
 
The three options for the Commission would be to recommend approval to 
Council, recommend denial to Council, or send the application back one time to 
have any concerns or issues fixed.  
 
Commissioner Ossess wondered which parcel they were looking to approve 
because when she looked up the parcel online, the parcel and GIS had 
changed. She was concerned that citizens were not informed of this change.  
Mr. Knight told her that they have met the minimum notice requirements. Yes, 
those have changed, but when they first sent out the notices, they had not 
changed. They cannot control that. He’s confident that the attorney would 
support that they made adequate efforts to provide the best information.  
Town Planner bj Ratlief said that the physical addresses did not change.  
 
It was recommended by Mr. Knight that when someone goes to make a motion, 
they include the updated parcel numbers.  
 
Chairman Faiella wondered if the Nation had been notified, however, Ms. 
Mulcaire told him that they were not within 300 ft.  
 
Ms. Mulcaire continued to share that there will not be CCR’s for the 
subdivision, nor will there be an HOA.  
They will have wells and septic tanks; however, they are planning to dedicate 
the streets to the town, in which they’ll have to build the streets to town 
standards. The town will not be taking care of their private septic tanks and 
wells, though.  
Lastly, Chairman Faiella wondered who would be taking care of the fire water 
tank? 
Mr. Knight told him that the applicant would be presenting shortly and could 
answer additional questions.  
 
Applicant Presentation: 
David Nicolella, Land Planner with Sefton Engineering, came up to clarify and 
answer any questions that the Commission may have had. He did not have a 
presentation, as he felt the staff did an excellent job. He said that it is a goal of 



the developer to dedicate the Fire District to the water tank. As far as location, 
they were hoping to have it close to the road so that the Fire District would not 
have to enter the subdivision to fill up and can access it from the road. 
However, nothing is set in stone. The tank will have its own well.  
 
Commissioner Foreman said that he would be surprised if the Fire District 
wanted to take over the tank. If they don’t, an alternative would need to take 
place.  
 
Rob Witt, Applicant and Developer, shared that the well and tank will be put in 
according to the standards of the Fire District. He said the well and tank will be 
for the whole area, as there is not currently a water tank in that area. He said 
they do not want an HOA, nor do people who move to Camp Verde. He feels 
that the Fire District will have an incentive to maintain the well and tank, since it 
will be providing water to the whole area. Self-contained sprinkler systems 
would be effective for just the 14 houses, but the tank would benefit the whole 
area.  
 
 

• Open Public Hearing Chairman Faiella opened the Public Hearing at 6:38 PM.  
 
Gail Metz had many questions about the logistics of the subdivision. She is out 
of the zone of notification of the subdivision, but she does live across the street. 
She, too, wondered about the drainage issues that already exist in the area, as 
well as where the additional water would be going in this new subdivision. She 
asked about a water study being done.  
 
Mr. Knight said that they will note the questions and concerns being brought up 
from the blue cards and will address them at the end and encourages 
community members to go into the office to talk to staff.  

 
 
Cathy Morgan said that her biggest concern is the water runoff. She lives off 
Esther Parkway and has experienced first-hand how bad it gets. She has spent 
thousands of dollars trying to prevent any future damage from this run-off and 
would not like this subdivision to make this worse for her. She recommends 
that Mr. Witt sets forth CCR’s. Additionally, she feels that modular homes will 
affect the value of the surrounding homes.  
 
Chairman Faiella wanted Mr. Witt to address the water run-off.  
Mr. Witt said he would be happy to talk to the neighbors. Additionally, he said 
that they are required to make sure that they’re not running any more water off. 
It’s not his job to fix the current water run-off issue, but he is required to make 
sure that he doesn’t make it worse.  
He will also do all the studies that he needs to do to move forward, but feels it 
is not necessary or required to do an environmental study in AZ.  
 
Commissioner Foreman took some time to address the questions, using his 
wealth of knowledge and years of experience.  
He noted that whether people agree, modular homes are the same as stick-
built homes.  
 
Mr. Knight also took some time to answer some of the questions that came up 
during the public hearing. He assured citizens that a sign was posted at the 



site. He said it’s very possible that not every lot will have a well.  
Drainage is tricky in this town, but he assured people that this subdivision 
would not make the current situation worse.  
 
Vice Chairman Scantlebury would like to see additional procedures for water 
usage impacts in Camp Verde. He wondered if Mr. Knight foresees this. 
 
Mr. Knight said there are some changes moving forward that might address 
some of those concerns.  
 

• Close Public Hearing Chairman Faiella closed the public hearing at 6:47 PM. 
  

• Commission Discussion 
 

On a motion by Commissioner Tippett, seconded by Chairman Faiella, the Commission moved to 
recommend to the Mayor and Common Council of the Town of Camp Verde, Yavapai County, Arizona, 
for Preliminary Plat 20230497, submitted by Rob Witt, for the purpose of developing a 12-lot 
Subdivision, known as “Feldmeier Estates” on approximately 15 acres. The proposed project is zoned 
R1L-35 (Residential: Single-Family Limited, 35,000 Square Foot Minimum Lot Size) and is located at 
1902 and 2000 North Arena Del Loma Road on APN 403-21-009C, formally known as 403-21-0097, in 
Camp Verde, Yavapai County, Arizona. 

 
Before the vote, Commissioner Foreman expressed concern in the fire flow with the storage 
tank and the well and the maintenance of it. He wonders who’s going to take care of those. 
He assumes that no building permit will be issued until the Fire Marshall and Building Official 
are satisfied with these areas. 
 
Mr. Knight assured him that adequate measures will be taken on all the necessary 
procedures.   

 
Roll Call Vote: 
Commissioner Tippett: Aye 
Commissioner Osses: Aye 
Commissioner Blue: Aye 
Chairman Faiella: Aye 
Vice Chairman Scantlebury: Aye 
Commissioner Lomeland: Aye 
Commissioner Foreman: Aye 

       Motion Carries 7-0. 
 
Mr. Knight reminded citizens that he’s happy to meet with them and the Town Engineer to answer any 
additional questions and shared that this item is tentatively set to go before Council on December 6th.  
 

6. Current Events - Individual members of the Commission may provide brief summaries of 
current events and activities. These summaries are strictly for the purpose of informing the 
public of such events and activities. The Commission will take no discussion, consideration, or 
action on any such item, except that an individual Commission member may request an item be 
placed on a future agenda. 
 
Commissioner Blue shared that as a Commissioner, he feels it’s important that they are 
informed about what’s going on with the Nation and the land trade. He thinks it will have 
some influence on what they’ll be able to do in the future.  
 



Mr. Knight said it’s on his to-do list to get them information about this that will hopefully get 
all the unknowns answered.  

 
 

7. Staff Comments  
 
Mr. Knight shared that the application period for the open spots on the Planning and Zoning 
Commission and Board of Adjustments has ended. Mr. Tippett and Ms. Scantlebury 
reapplied, however Mr. Blue did not.  
This would leave them with one vacant seat and five applicants.  
He also shared that in their future quarterly report, the Council would like to hear from the 
Commissioners, so if he encouraged any Commissioners to show up to the meeting on 
Wednesday.  
 
As his time on the Commission is coming to an end, Ms. Mulcaire presented Greg Blue with 
a plaque for his many years of service to the Town of Camp Verde.  
 
Ms. Ratlief gave an update on the Ordinance Work Group. She’s also still working on the 
sign ordinance.  
They will be jumping into their work on the General Plan as well. Cost wise, it’s going to be 
expensive to get this General Plan completed, and though that expense concerns the 
Council, Council said they will have the necessary funds to get it done.  
 

 
8. Adjournment Chairman Faiella adjourned the meeting at 7:15 PM.  

 
 

 
________________________________         ____________________________________________ 
 Chairman Andrew Faiella    Community Development Director John Knight 
 
 CERTIFICATION 
 I hereby certify that the foregoing minutes are a true and accurate accounting of the actions of 

the Planning & Zoning Commission of the Town of Camp Verde, Arizona during the Regular 
Session held on the 26th day of October 2023. I further certify that the meeting was duly called 
and held and that a quorum was present. 

 Dated this 26th day of October 2023. 
 

 
________Mary Frewin__________ 

    Mary Frewin, Recording Secretary 
 











 Town of Camp Verde

 Agenda Item Submission Form – Section I 

Meeting Date:  Planning and Zoning Commission: Thursday, January 25, 2024 

 Consent Agenda  Decision Agenda  Executive Session Requested 

 Presentation Only  Action/Presentation  Pre-Session Agenda  

Requesting Department: Community Development 

Staff Resource/Contact Person:  John Knight, Community Development Director 

Agenda Title – Public Hearing:  Discussion, consideration and possible recommendation to 
the Mayor and Common Council of the Town of Camp Verde, Yavapai County, Arizona for 
approval of Zoning Map Change for APN 403-20-007R, (generally located on the Northeast 
corner of West State Route 260 and West Horseshoe Bend Drive) from RR-2A (Rural 
Residential; 2-acre minimum lot size) to C2-4 (Commercial: General Sales and Services; 4,000 
square foot minimum lot size). 

List Attached Documents: 

A. Letter of Intent
B. Site Map
C. Aerial Map
D. Opportunity Zone Map
E. YAN Land Swap Map
F. 260 Character Area
G. Middle Verde Character Area
H. Relevant Zoning Ordinance Sections
I. Affidavit of Neighborhood Meeting

Estimated Presentation Time:  10 minutes 

Estimated Discussion Time:  15 minutes 

Executive Summary: Rob Witt, on behalf of Investments Unlimited, McInnis Family Trust, and 
Karen Kay Smith, has applied for a Zoning Map Change from RR-2A to C2-4. The current 
zoning for the property allows for one (1) site-built home per every 2 acres of land. Due to the 
size of the parcel and its proximity to State Route 260, the property owners feel that commercial 
use is more appropriate for the location. 







Background Information:   

The applicant is requesting a Zoning Map Change from RR-2A to C2-4. 

In the Letter of Intent (LOI), Attachment A, the applicant states, “This zoning matches the 
neighboring property, is appropriate for highway frontage, and allows for any of the neighbor’s 
suggestions to be developed.” Per the LOI, the applicant notes that the owners surveyed the 
neighborhood and the neighbors would like to see commercial developed in the area.  

Current Zoning: The current zoning of the 23-acre property is RR-2A. The zoning ordinance 
states, “The R-R District is intended to provide a zoning classification for portions of the 
incorporated area of Camp Verde not presently characterized by urban uses, and to provide for 
rural, large lot residential uses.” This district allows Manufactured, Modular and Site Built 
Homes.  

Other permitted uses include: 

• Accessory Dwelling Unit (ADU).
• Agriculture and cultivation.
• Bed and Breakfast.
• Community parks, playgrounds or centers.
• Dwelling unit for one family on any one lot (See D.1).
• Educational institutions (including private schools, provided they offer curriculum of

general instruction comparable to similar public schools).
• Flood control facilities.
• Golf courses with accessory uses such as pro shops, shelters, and rest rooms.
• Historical Landmarks.
• Home occupations (See Section 303).
• Keeping of farm animals, limited (See Section 305).
• Open land carnival and recreation facilities (religious & educational institutions).
• Other accessory uses commonly associated with primary permitted use. (See Section

301 C.)
• Religious institutions (in permanent buildings).

Conditional uses include: 

• Government facilities and facilities required for the provision of utilities and public
services.

• Veterinary Services.
• Mobile/manufactured home and recreational vehicle parks subject to the requirements of

Section 306.

If the property were subdivided for single-family homes, approximately 11 homes would be 
allowed.  

Infrastructure: Access is provided directly to 260 via the Horseshoe Bend roundabout as well 
as Horseshoe Bend Drive. Note that Horseshoe Bend Drive splits the property but there is only 
one APN currently (see Attachments B and C). Water is located on 260 on the front of the 
parcel. The closest sewer is located near the north end of Verde Ranch RV Resort (RV Park). 
However, an extension is likely to occur soon as a result of the recently approved CUP for the 
RV park located just north of the Truelieve Grow Facility. Once completed, this line may be less 
than ¼ mile from the proposed site.  



Other Considerations: The entire property is located within the Opportunity Zone (Attachment 
D). The Opportunity Zone’s purpose is to spur economic development and job creation in 
distressed communities by providing tax benefits to investors.  

The property is also across the street from the YAN “land swap” with the forest service. 
Although the land swap is not yet final, preliminary maps show the area will eventually be 
developed with a variety of commercial, residential and employment uses.  

Discussion: A rezone is one of the most discretionary decisions the Planning and Zoning 
Commission and Town Council will have to consider. The main things the Commission should 
consider are (1) whether the proposed zone change is consistent with the current General Plan, 
the Location for the change is appropriate (not a “spot zone”), and the Timing is right to 
change the zoning. These three items are discussed below. See staff responses in Maroon 
below. 

General Plan: The property is split between two Character Areas, the Middle Verde 
Character Area and 260 West Character Area (Attachments F and G). The 260 
Character Area states: “State Route 260 West of Interstate 17 is a modern divided 
highway providing access to approximately 2,000 acres of commercial and industrial 
property on both sides of the highway. This area, located next to one of the State of 
Arizona’s main transportation corridors, is perfectly situated for commercial, industrial, 
and tourism growth.” (pg. 35 2016 General Plan).” Although there are some residential 
uses, this character area is clearly intended for job creation, commercial and industrial 
uses.  

Horseshoe Bend Drive provides the dividing line for the two Character Areas 
(Attachment B). The northeast portion is located in the Middle Verde Character Area. 
This Character area is composed primarily of low-density, residential uses. However, 
there area contains a variety of lands and uses, including large portion of the Yavapai-
Apache Nation Reservation. The General Plan states, “Middle Verde’s two dozen 
residential communities are a mix of high density and low density, irrigated and non-
irrigated properties with a rural look and feel. The historic OK Ditch, Verde Ditch, and 
Eureka Ditch water a significant portion of the residential properties providing for a lush 
greenbelt along the Verde River. Reminders of old farms and ranches can be seen even 
though the properties have been divided; agriculture continues with corn, alfalfa, hay, 
other crops, and livestock. Small farms provide food for local restaurants and stores, and 
the valley-wide community supported agriculture program.” 

Staff Response: While it’s clear that the front portion of the property, located in the 260 
West Character Area, is intended for commercial and other job creation uses, it may not 
be appropriate to include the back portion of the property. The Commission will need to 
consider whether the entire property, or just the portion along 260, should be rezoned to 
C2. 

Location: Although a large-lot subdivision could be built on Highway 260, staff does not 
feel that this would be a wise use of land in this location. The access to a round-a-bout, 
the location of the water line, and the future extension of sewer make this a logical 
location for either a commercial, multi-family residential, or mixed-use development. The 
C2 zoning would allow all of these uses. Note, that the applicant has not proposed any 
development at this time so it’s not clear what uses will eventually be developed on this 
property. In the past, some commissioners have referred to this as “speculative zoning”. 
Although this term is commonly used, this type of “speculative zoning” is not prohibited 
and in some cases may be appropriate.  



Staff Response: The location of the property along Highway 260, the nearby location 
(or future location) of utilities and the round-a-bout access would be ideal for future 
commercial and/or multi-family development. The proximity to future commercial and 
economic development by YAN, also lend this to be an appropriate location for this type 
of use. Furthermore, given the size of the proposed rezone, it would not be considered a 
“spot zone”. 

Timing: Whether the timing is appropriate for this rezone, is a more difficult question to 
answer. The applicant has requested this rezone primarily to increase the value of the 
property for a future sale. While this is reasonable and appropriate, it should not be part 
of the Commission’s decision making. Staff has just now begun the process to update 
the 2016 General Plan. One of the primary considerations as part of an update is 
whether the Town has an adequate supply of every type of land use. Over-allocating 
commercial land uses can lead to reduced values of other commercially zoned 
properties and sub-optimal commercial development. How the proposed rezoning fits in 
with the YAN land swap should also be considered during the General Plan update 
process.  

Staff Response: The Commission will need to decide if this is the correct timing for 
rezoning this property or whether it’s more appropriate to address during the General 
Plan update. Given that the applicant does not have a proposed use at this time, it may 
make more sense to wait until the General Plan is in process. Note that some 
jurisdictions will actually prohibit zone changes while a General Plan update is in 
process.  

Zoning Code Sections: There are two sections within our current Planning and Zoning 
Ordinance which describe the allowed uses in the current and proposed zones of this property. 
In addition, the process for a Zoning Map Change is described. These are discussed below: 

1. Section 203.D. R-R District (Residential-Rural: Two acre minimum): The R-R District is
intended to provide a zoning classification for portions of the incorporated area of Camp
Verde not presently characterized by urban uses, and to provide for rural, large lot
residential uses. Manufactured, Modular or Site Built. Mobile Homes Prohibited.

Staff Response: This parcel is 23.34 acres and currently would allow for one (1) dwelling
unit for a single family, and one accessory dwelling unit. The property owner will only be
allowed to split the lot into three (3) lots without triggering a subdivision. This does not seem
like the best use of the parcel given its proximity to Highway 260.

2. Section 203.G. C2 District (Commercial: General sales and services) (pg. 47-50 of Town of
Camp Verde Planning and Zoning Ordinance). The C2 District is intended to permit a
broader range of business uses compatible with permitted residential uses in the district and
surrounding vicinity.

Staff Response: The C2 District provides a variety of uses including business offices,
custom service and craft shops, single family dwelling units, multi-family dwelling units,
nursing homes and assisted living care facilities, and service stations. These uses would be
appropriate on parcel 403-20-007R. As noted above, the parcel splits two Character Areas
so the lower intensity uses (such as single-family homes) may be more appropriate on the
back portion as a transition to the existing residential areas.

3. Section 601 – Zoning Decisions, specifically 601.A provides the guidance on the application
and approval process for all Zoning Ordinance Amendment Applications and Hearings
(Attachment H).



1. Applications for Zoning Ordinance text amendments, rezoning amendments, Use
Permits, or other requests requiring town Council approval shall be filed in the office of
the Community Development Department on a form provided, along with such
supplemental information required by the Department, and shall be accompanied by a
fee established by approval of the Town Council. No part of any such fee shall be
refundable after an application is filed and such fee paid, except at the discretion of the
Town Council.

a. The Planning and Zoning Commission shall hold a public hearing within 90 days of
the date of a complete application submittal. After such hearing the Council may
adopt the recommendation o the Planning and Zoning Commission without holding a
second public hearing provided there is no objection, request for public hearing or
other protest.

b. The Town Council shall hold a public hearing if requested by the party aggrieved,
any member of the public or of the Town Council, or in any case, if no public hearing
has been held by the Planning and Zoning Commission.

2. Notice of the time and place of Council or Commission hearing shall be given in the time
and manner provided for:

a. Notice of public hearing before the Commission or Council for all amendments to
the Zoning Ordinance text, the zoning map, Use Permits, or other requests, shall
be done in accordance with the provision of Arizona Revised Statutes 9-462.04
as they exist now or as they are amended from time to time. Such notice includes
at a minimum the posting and publishing of public hearing notices as specified in
the statute.

b. Written protests of any recommendation action taken by the Commission shall be
filed in the office of the Community Development Department before noon on
Monday the week of the preceding the Council meeting at which such
amendment will be considered. If such written protest constitutes twenty percent
(20%) or more of the immediate area involved in a request for rezoning as
specified in ARS 9-462.04.H, as may be amended, a favorable vote of three-
fourths of the Council shall be required.

c. A decision made by the Council involving rezoning of land which is not owned by
the Town, and which changes the zoning classification of such land may not be
enacted as an emergency measure and such a change shall not be effective for
at leas 30 days after the final approval of the change in classification by the
Council.

d. In the event an application has been denied by the Council, the Commission
shall not consider a similar application within 12 months of the application date.

3. Citizen review and participation process is required for all zone change application or
Use Permit applications:

a. Prior to any public hearing, the applicant or an appointed representative shall
arrange a meeting with the planning staff, which identifies development issues as
well as arrangements and scheduling for neighborhood meeting described in
subsection b below.



b. The applicant or an appointed representative shall conduct a neighborhood
meeting designed to inform adjoining residents and property owners about the
proposed zone change, specific plan application or Use Permit.

c. At least 15 days prior to the scheduled neighborhood meeting, the applicant shall
notify all property owners within 300 feet of the subject site by first class mail and
post the actual property with meeting date and time. The notification shall include
the date, time and place for the neighborhood meeting, as well as a description
of the proposed land uses. The applicant shall provide an affidavit attesting to
this notification being accomplished.

d. It is the responsibility of the applicant or their representative to conduct the
meeting, provide opportunity for a question-and-answer period by the audience,
and identify a point of contact to the public for follow-up questions and
comments.

e. The applicant shall prepare a written summary of the meeting by way of affidavit,
including a list of attendees and the issues and concerns discussed and submit a
copy of the summary, with a photo of the posting of the property and a copy of
the meeting announcement letter, to the Planning Department within 15 days
after the neighborhood meeting.

4. Zoning Ordinance text amendments: If the Town adopts a zone change or any
amendment that imposes any regulation not previously imposed or that removes or
modifies any such regulation previously imposed or that removes or modifies any such
regulation previously imposed, it must comply with the citizen review process as set forth
in ARS 9-462.03, as may be amended, and the public hearing notice procedures as set
forth in ARS 9-462.04.A as may be amended.

Staff Response: The key criteria referenced above have been completed by the applicant’s 
representative, as well as the Community Development Department. Rezone is a discretionary 
action. It is up to the Planning and Zoning Commission to make a recommendation as to 
whether the proposed zone C2 and allowed uses are appropriate at this location. 

The following have been completed by staff: 

 A neighborhood meeting was held by applicant on November 4, 2023 (Attachment I).
 The Town mailed a letter providing notice of this public hearing and proposed Zoning Map

Change to all parcels within 300’ of this parcel on January 2, 2024.
 A public hearing notice was placed in the Verde Independent Newspaper on January 9,

2024, and January 13, 2024.
 A public hearing notice was posted at the property on January 10, 2024.
 A meeting agenda was posted at Town Hall and Bashas’ on January 18, 2024.

Recommended Action (Motion): Motion to recommend to the Mayor and Common Council of 
the Town of Camp Verde, Yavapai County, Arizona for approval of Zoning Map Change for APN 
403-20-007R, (generally located on the Northeast corner of West State Route 260 and West
Horseshoe Bend Drive) from RR-2A (Rural Residential; 2-acre minimum lot size) to C2-4
(Commercial: General Sales and Services; 4,000 square foot minimum lot size).

Other Possible Actions: If the Commission does not feel the proposed rezone is consistent 
with the General Plan, the Location is not appropriate, or the Timing is not appropriate; the 
Commission should recommend the Council deny the proposed application. Staff has provided 
the following optional motion.  



Optional Motion: Motion to recommend to the Mayor and Common Council of the Town of 
Camp Verde, Yavapai County, Arizona to deny the proposed Zoning Map Change for APN 403-
20-007R, (generally located on the Northeast corner of West State Route 260 and West
Horseshoe Bend Drive) from RR-2A (Rural Residential; 2-acre minimum lot size) to C2-4
(Commercial: General Sales and Services; 4,000 square foot minimum lot size). This denial is
based on incompatibility with the General Plan Character Area(s) and the timing of the
upcoming General Plan Update.

Other Possible Actions: The Commission has several other options they may wish to 
consider. These could include: 

• Table: Table the item and request the applicant return with a detailed site plan and
proposed layout of the various land uses that would occur on the site. If this is the
Commission’s intent, staff would include a “reversionary clause” that allows the property
to revert back to RR-2A if the proposed uses are not developed.

• Partial Rezone: The Commission could consider rezoning only the front portion of the
property while leaving the rear portion RR-2A until a detailed development proposal is
included.

• PAD: Given the location and split of Character Areas, this site may be best suited for a
PAD which would provide a mix of land uses and standards. This would require that the
applicant withdraw their application and return with a rezone to PAD.
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Goals & Implementation Strategies: 
In addition to the existing overall land use goals outlined in the land use element of the General Plan, the 
following goals have also been identified specifically for the 260 West Character Area:   

A. Goal:  Promote regional commercial and employment opportunities. 

Implementation Strategy: 

A. 1. Encourage regional commercial and employment centers to support the region’s needs. 
A. 2. Promote the commerce corridor as a place for new businesses by partnering with other  

regional economic development agencies. 
A. 3. Facilitate the development of a corridor overlay plan to coordinate access, design, circulation 

 and utilities. 
A. 4. Promote commercial and mixed use development adjacent to State Route 260. 

B. Goal:  Promote tourist related destinations and uses. 

Implementation Strategy: 

B. 1. Encourage tourism-related uses, amenities and infrastructure that complement and/or 
 expand new or existing tourism uses and destinations. 

C. Goal: Support improvements in alternate means of transportation and amenities. 

Implementation Strategy: 

C. 1. Encourage development to provide for enhanced connectivity and mobility including  
      encouraging new and extended bike routes, trails, and pedestrian pathways. 

C. 2. Consider providing future multi-modal transportation improvements, such as bus pads and  
 bus bays in development adjacent to major and minor arterial roadways. 

C. 3. Consider improvements in such aspects as streetscapes, public spaces, safety and over all 
 community appearance. 

D. Goal: Preserve the valuable natural resources of the hillsides, and protect their 
aesthetic and habitat amenities to enhance the rural character of the area.  

Implementation Strategy: 

D. 1 Encourage the preservation of dedicated open space areas in their natural state. 
D. 2 Preserve scenic view sheds. 
D. 3 In the event of the development of new construction, encourage site built housing and   

 maintain setbacks and height guidelines. 
D. 4 Preserve the natural character of the hillsides and minimize the removal of significant  

 vegetation.  
D. 5 Consistently communicate with the U.S. Forest Service and other stakeholders about the 

 communities desire to maintain scenic view sheds and open space. 
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E. Goal: Encourage the implementation of a Verde River Recreation Management Plan 
as defined by the citizens.1  

Implementation Strategy: 

E. 1. Identify and define access points as major, intermediate and neighborhood access points so 
they are compatible with the adjacent land use. 

E. 2. Encourage plan features, such as parks and a trail system that allow people to recreate at 
the river and connect with other points of interest.  

E. 3. Encourage recreation that is compatible with the natural and cultural environment. 

F. Goal: Promote communication with the Yavapai-Apache Nation. 

  Implementation Strategy: 

F. 1. Consistently communicate with the Yavapai-Apache Nation about areas of common 
interests and benefits to meet the above goals. 

F. 2. Encourage multi-modal connectivity with the Yavapai-Apache Nation. 

G. Goal:  Create inviting gateway entrances. 

Implementation Strategy: 

G. 1. Utilize sources and signage to welcome, direct, inform & promote Camp Verde’s unique 
character and its environments. 

G. 2. Promote improvements for safe and efficient traffic flow. 
G. 3. Communicate with landowners, businesses and government entities on developing gateway 

entrances.  

Gateway Entrance Points: 
 Town Boundary on State Route 260 coming East from Cottonwood.  
 West side of Interstate 17 at the junction of State Route 260. 

1 The Verde River Recreation Management Plan was adopted by Town Council on February 3rd, 2016.  For additional information 
please visit http://www.cvaz.org. 
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Aerial Imagery Of A Portion Of The Middle Verde Character Area 
Photo Courtesy Of Yavapai County GIS 

Introduction for Middle Verde Character Area: 
Middle Verde’s two dozen residential communities are a mix of high density and low density, irrigated and 
non-irrigated properties with a rural look and feel. The historic OK Ditch, Verde Ditch, and Eureka Ditch water 
a significant portion of the residential properties providing for a lush greenbelt along the Verde River. 
Reminders of old farms and ranches can be seen even though the properties have been divided; agriculture 
continues with corn, alfalfa, hay, other crops, and livestock. Small farms provide food for local restaurants 
and stores, and the valley-wide community supported agriculture program.  

The Middle Verde character area contains a variety of lands and uses -- the Yavapai-Apache Nation 
Reservation, with an agricultural history prior to the 1860s, concentrated commercial enterprises near 
Interstate 17, and U.S. Forest Service/National Forest lands to explore. The Yavapai-Apache Nation, Middle 
Verde Reservation is the central administrative site and housing location that provides services to its 
members, including medical, social, judicial, law enforcement, youth, education, and fitness. It has also 
developed economic bases with diverse business interests, including those at the intersection of Middle 
Verde Road and Interstate 17.  

The Middle Verde character area straddles the Verde River, which flows through the entire area on the 
southwest side. The uplands are defined by the stark White Hills that provide the northern boundary; these 
are U.S. Forest Service/National Forest Lands that offer recreation and access to the hills beyond. 
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Goals & Implementation Strategies: 
In addition to the existing overall land use goals outlined in the land use element of the General 
Plan, the following goals have also been identified specifically for the Middle Verde character area: 

A. Goal:   Encourage the preservation of existing neighborhood densities and enhance
existing neighborhoods by appropriate and compatible services including 
public facilities.   

Implementation Strategy: 

A. 1. Support neighborhood level retail centers that provides everyday goods and services.  
A. 2. Promote areas for community service needs, including but not limited to sites for schools, 

utilities and parks, trails, open spaces and flood control within all new developments. 

B. Goal:   Maintain the rural, residential and agricultural character of the area.

Implementation Strategy:

B. 1. Encourage farmer’s markets, community gardens, agricultural area and roadside stands for 
the sale of locally grown produce and agricultural products. 

B. 2. Maintain low density rural development where it exists.   
B. 3. Encourage the protection of agricultural lands and rural landscapes to maintain the character 

of Camp Verde. 
B. 4. For new construction encourage site built housing. 
B. 5. Enhance multi-modal connectivity through bike lanes, trails and pedestrian pathways. 
B. 6. Encourage the preservation of agricultural soils, primarily through active farming. 
B. 7. Protect the rural character and cultural resources, preserve open space, enhance  

agricultural opportunities   and reduce the loss of prime agricultural lands and important open 
space areas. 

C. Goal:  Encourage the implementation of a Verde River Recreation Management Plan
as defined by the citizens.4 

Implementation Strategy: 

C. 1. Identify and define access points as major, intermediate and neighborhood access points so 
they are compatible with the adjacent land use. 

C. 2. Encourage plan features, such as parks and a trail system that allow people to recreate at  
the river and connect with other points of interest.  

C. 3. Encourage recreation which is compatible with the natural and cultural environment. 

4 The Verde River Recreation Management Plan was adopted by Town Council on February 3rd, 2016.  For additional information 
please visit http://www.cvaz.org. 
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D. Goal:    Promote communication with the Yavapai-Apache Nation.

Implementation Strategy:

D. 1 Consistently communicate with the Yavapai-Apache Nation about areas of common 
interests and benefits to meet the above goals. 

D. 2 Encourage multi-modal connectivity with the Yavapai-Apache Nation. 



SECTION 601 - ZONING DECISIONS 

A. Zoning Ordinance Amendment Applications and Hearings

Any amendment to this Zoning Ordinance, which changes any property from one zone to another, imposes any
regulation not previously imposed, or which removes or modifies any regulation previously imposed shall be
adopted in the manner set forth in this section.

1. Applications for Zoning Ordinance text amendments, rezoning amendments, Use Permits, or other
requests requiring Town Council approval shall be filed in the office of the Community Development
Department on a form provided, along with such supplemental information required by the Department,
and shall be accompanied by a fee established by approval of the Town Council. No part of any such fee
shall be refundable after an application is filed and such fee paid, except at the discretion of the Town
Council.

a. The Planning and Zoning Commission shall hold a public hearing within 90 days of the date of
a complete application submittal. After such hearing the Council may adopt the recommendation
of the Planning and Zoning Commission without holding a second public hearing provided there
is no objection, request for public hearing or other protest.

b. The Town Council shall hold a public hearing if requested by the party aggrieved, any member
of the public or of the Town Council, or in any case, if no public hearing has been held by the
Planning and Zoning Commission.

2. Notice of the time and place of Council or Commission hearing shall be given in the time and manner
provided for:

a. Notice of public hearing before the Commission or Council for all amendments to the Zoning
Ordinance text, the zoning map, Use Permits, or other requests, shall be done in accordance
with the provisions of Arizona Revised Statutes 9-462.04 as they exist now or as they are
amended from time to time. Such notice includes at a minimum the posting and publishing of
public hearing notices as specified in the statute.

b. Written protests of any recommendation action taken by the Commission shall be filed in the
office of the Community Development Department before noon on the Monday of the week
preceding the Council meeting at which such amendment will be considered. If such written
protest constitutes twenty percent (20%) or more of the immediate area involved in a request
for rezoning as specified in ARS 9-462.04.H, as may be amended, a favorable vote of three- 
fourths of the Council shall be required.

c. A decision made by the Council involving rezoning of land which is not owned by the Town and
which changes the zoning classification of such land may not be enacted as an emergency
measure and such a change shall not be effective for at least 30 days after the final approval of
the change in classification by the Council.

d. In the event an application has been denied by the Council, the Commission shall not consider
a similar application within 12 months of the application date.

3. Citizen review and participation process is required for all zone change applications or Use Permit
applications:

a. Prior to any public hearing, the applicant or an appointed representative shall arrange a meeting
with the planning staff which identifies development issues as well as arrangements and
scheduling for the neighborhood meeting described in subsection b below.
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b. The applicant or an appointed representative shall conduct a neighborhood meeting designed
to inform adjoining residents and property owners about the proposed zone change, specific
plan application or Use Permit.

c. At least 15 days prior to the scheduled neighborhood meeting, the applicant shall notify all
property owners within 300 feet of the subject site by first class mail and post the actual property
with meeting date and time. The notification shall include the date, time and place for the
neighborhood meeting, as well as a description of the proposed land uses. The applicant shall
provide an affidavit attesting to this notification being accomplished.

d. It is the responsibility of the applicant or their representative to conduct the meeting, provide an
opportunity for a question and answer period by the audience, and identify a point of contact to
the public for follow-up questions and comments.

e. The applicant shall prepare a written summary of the meeting by way of affidavit, including a list
of attendees and the issues and concerns discussed and submit a copy of the summary, with a
photo of the posting on the property and a copy of the meeting announcement letter, to the
Planning Department within 15 days after the neighborhood meeting.

4. Zoning Ordinance text amendments: If the Town adopts any zone change or any amendment that
imposes any regulation not previously imposed or that removes or modifies any such regulation
previously imposed, it must comply with the citizen review process as set forth in ARS §9-462.03, as may
be amended, and the public hearing notice procedures set forth in ARS 9-462.04.A as may be amended.

B. Site Plan Review and Development Standards

Key to obtaining compliance with the regulations of this ordinance and achieving the objectives of the Town’s
General Plan is the administrative review of Site Plans for new development as regulated in Part 4 Development
Standards. The Site Plan entails preparation of drawings for proposed uses and buildings that conform to the
Development Standards, depicting adequate grading/drainage and Appearance Compatibility (Section 402),
landscape and screening (Section 402), parking and loading (Section 403), signs (Section 404) and outdoor
lighting (Section 405) as required in these regulations.

The Site Plan Review process is administered by the Community Development Department in conjunction with
other Town departments. The Community Development Director is authorized to approve minor modifications to
strict adherence of zoning regulations due to physical constraints of the project site. Appeals may be scheduled
for hearing by the Board of Adjustment and Appeals. Major development projects may also be referred to the
Commission and Council for a hearing, review and approval, which hearing and review process is mandatory if so
stipulated by prior Council action such as rezoning or PAD approval.

For non-residential and multi-family developments as described in Section 400B, additional review of Appearance
Compatibility Drawings is required (Section 402 C). Appearance Compatibility Drawings are reviewed by Town
staff simultaneously with the Site Plan Review process, in accordance with the process specified in Section 400C.

C. Use Permit Approvals

Use Permits are provided to ensure the orderly use of land in conformance with the General Plan and applicable
Town standards where uses are proposed that may require special limitations or conditions to provide compatibility
with other uses. The application for Use Permit approval is applicable to those uses that are specifically listed as
“Uses and Structures Subject to Use Permit” in each Zoning Use District in Part Two Section 203.

1. Review and Approval
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In March of 2019, the Casillas family purchased parcel 404-28-063J with the intent to someday 
build one or two single family residence for their family to occupy.  
 
On July 24, 2023, Mr. Casillas came into the Community Development Department to see what 
he was allowed to do on the property. After doing some research into the history of the parcel, 
staff discovered the PAD and that only an RV Park was currently allowed to be developed on 
the property.  
 
The family applied on July 27, 2023, in order to start the Zoning Map Change process to change 
the parcel back to C2. There are no site plans for this property at this time as the family only 
wants to be able to develop the property in the future. 
 
 
Discussion: 
 
There are two sections within our current Planning and Zoning Ordinance which describe the 
allowed uses in the current and proposed zones of this property. In addition, the process for a 
Zoning Map Change is described. These are discussed below: 
 
1. Section 203.L. PAD (Planned Area Development) (pg. 64 - 65 for Town of Camp Verde 

Planning and Zoning Ordinance) A Planned Area Development designation ensures orderly 
and thorough planning and review procedures that result in high quality project design and 
encourages variety in architectural design through techniques including, but not limited to, 
variations in building style, lot arrangements and site planning. 
 
Staff Response: The property is currently Zoned C2-PAD, with an approval for an RV Park. 
Which means that this is the only thing that can be developed on this parcel. 

 
2. Section 203.G. C2 District (Commercial: General sales and services) (pg. 47-50 of Town of 

Camp Verde Planning and Zoning Ordinance). The C2 District is intended to permit a 
broader range of business uses compatible with permitted residential uses in the district and 
surrounding vicinity. 

 
Staff Response: Through approval of the Zoning Map Change application, this parcel will 
be allowed to have a wider range of projects developed on this parcel, including, but not 
limited to a single family dwelling unit. 
 

3. Section 601 – Zoning Decisions, specifically 601.A provides the guidance on the application 
and approval process for all Zoning Ordinance Amendment Applications and Hearings 
(Attachment C). 
 
1. Applications for Zoning Ordinance text amendments, rezoning amendments, Use 

Permits, or other requests requiring town Council approval shall be filed in the office of 
the Community Development Department on a form provided, along with such 
supplemental information required by the Department, and shall be accompanied by a 
fee established by approval of the Town Council. No part of any such fee shall be 
refundable after an application is filed and such fee paid, except at the discretion of the 
Town Council. 
 
a. The Planning and Zoning Commission shall hold a public hearing within 90 days of 

the date of a complete application submittal. After such hearing the Council may 
adopt the recommendation o the Planning and Zoning Commission without holding a 
second public hearing provided there is no objection, request for public hearing or 
other protest.  

 



b. The Town Council shall hold a public hearing if requested by the party aggrieved, 
any member of the public or of the Town Council, or in any case, if no public hearing 
has been held by the Planning and Zoning Commission. 

 
2. Notice of the time and place of Council or Commission hearing shall be given in the time 

and manner provided for: 
 

a. Notice of public hearing before the Commission or Council for all amendments to 
the Zoning Ordinance text, the zoning map, Use Permits, or other requests, shall 
be done in accordance with the provision of Arizona Revised Statutes 9-462.04 
as they exist now or as they are amended from time to time. Such notice includes 
at a minimum the posting and publishing of public hearing notices as specified in 
the statute. 

 
b. Written protests of any recommendation action taken by the Commission shall be 

filed in the office of the Community Development Department before noon on 
Monday the week of the preceding the Council meeting at which such 
amendment will be considered. If such written protest constitutes twenty percent 
(20%) or more of the immediate area involved in a request for rezoning as 
specified in ARS 9-462.04.H, as may be amended, a favorable vote of three-
fourths of the Council shall be required. 

 
c. A decision made by the Council involving rezoning of land which is not owned by 

the Town, and which changes the zoning classification of such land may not be 
enacted as an emergency measure and such a change shall not be effective for 
at leas 30 days after the final approval of the change in classification by the 
Council. 

 
d. In the event an application has been denied by the Council, the Commission 

shall not consider a similar application within 12 months of the application date. 
 

3. Citizen review and participation process is required for all zone change application or 
Use Permit applications: 

 
a. Prior to any public hearing, the applicant or an appointed representative shall 

arrange a meeting with the planning staff, which identifies development issues as 
well as arrangements and scheduling for neighborhood meeting described in 
subsection b below. 

 
b. The applicant or an appointed representative shall conduct a neighborhood 

meeting designed to inform adjoining residents and property owners about the 
proposed zone change, specific plan application or Use Permit. 

 
c. At least 15 days prior to the scheduled neighborhood meeting, the applicant shall 

notify all property owners within 300 feet of the subject site by first class mail and 
post the actual property with meeting date and time. The notification shall include 
the date, time and place for the neighborhood meeting, as well as a description 
of the proposed land uses. The applicant shall provide an affidavit attesting to 
this notification being accomplished. 

 
d. It is the responsibility of the applicant or their representative to conduct the 

meeting, provide opportunity for a question-and-answer period by the audience, 
and identify a point of contact to the public for follow-up questions and 
comments. 

 



e. The applicant shall prepare a written summary of the meeting by way of affidavit, 
including a list of attendees and the issues and concerns discussed and submit a 
copy of the summary, with a photo of the posting of the property and a copy of 
the meeting announcement letter, to the Planning Department within 15 days 
after the neighborhood meeting. 

 
4. Zoning Ordinance text amendments: If the Town adopts a zone change or any 

amendment that imposes any regulation not previously imposed or that removes or 
modifies any such regulation previously imposed or that removes or modifies any such 
regulation previously imposed, it must comply with the citizen review process as set forth 
in ARS 9-462.03, as may be amended, and the public hearing notice procedures as set 
forth in ARS 9-462.04.A as may be amended. 
 

 
Staff Response: The key criteria referenced above have been completed by the applicant’s 
representative, as well as the Community Development Department.  Rezone is a discretionary 
action. It is up to the Planning and Zoning Commission to make a recommendation as to 
whether the proposed zone, C2 and allowed uses are appropriate at this location. 
 
2016 General Plan: The 2016 General Plan places this property in the Downtown Character 
Area which allows for churches, medical services, retail sales, restaurants, and housing. 
(Attachment E)  
 
Staff Response: By granting this Zoning Map Change application, parcel 404-28-051A will be 
brought into conformity with the 2016 General Plan. 
 
 
The following have been completed by staff: 

 
 Neighborhood meeting was held by applicant on November 7, 2023. 
 The Town mailed letter providing notice of this public hearing and proposed Use Permit to 

all parcel within 300’ of this parcel on January 2, 2024. 
 A public hearing notice was placed in the Verde Independent Newspaper on January 9, 

2024 and January 13, 2024  
 A public hearing notice was posted at the property on January 10, 2024. 
 A meeting agenda was posed at Town Hall and Bashas’ on January 18, 2024. 

 
Recommended Action (Motion):  Motion to recommend approval to the Mayor and Common 
Council of the Town of Camp Verde, Yavapai County, Arizona for approval of Zoning Map 
Change for 27 West Head Street (APN 404-28-063J) from C2-PAD (Commercial: General sales 
and services, planned area development) to C2 (Commercial: General sales and services). 
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SECTION 601 - ZONING DECISIONS 

A. Zoning Ordinance Amendment Applications and Hearings

Any amendment to this Zoning Ordinance, which changes any property from one zone to another, imposes any
regulation not previously imposed, or which removes or modifies any regulation previously imposed shall be
adopted in the manner set forth in this section.

1. Applications for Zoning Ordinance text amendments, rezoning amendments, Use Permits, or other
requests requiring Town Council approval shall be filed in the office of the Community Development
Department on a form provided, along with such supplemental information required by the Department,
and shall be accompanied by a fee established by approval of the Town Council. No part of any such fee
shall be refundable after an application is filed and such fee paid, except at the discretion of the Town
Council.

a. The Planning and Zoning Commission shall hold a public hearing within 90 days of the date of
a complete application submittal. After such hearing the Council may adopt the recommendation
of the Planning and Zoning Commission without holding a second public hearing provided there
is no objection, request for public hearing or other protest.

b. The Town Council shall hold a public hearing if requested by the party aggrieved, any member
of the public or of the Town Council, or in any case, if no public hearing has been held by the
Planning and Zoning Commission.

2. Notice of the time and place of Council or Commission hearing shall be given in the time and manner
provided for:

a. Notice of public hearing before the Commission or Council for all amendments to the Zoning
Ordinance text, the zoning map, Use Permits, or other requests, shall be done in accordance
with the provisions of Arizona Revised Statutes 9-462.04 as they exist now or as they are
amended from time to time. Such notice includes at a minimum the posting and publishing of
public hearing notices as specified in the statute.

b. Written protests of any recommendation action taken by the Commission shall be filed in the
office of the Community Development Department before noon on the Monday of the week
preceding the Council meeting at which such amendment will be considered. If such written
protest constitutes twenty percent (20%) or more of the immediate area involved in a request
for rezoning as specified in ARS 9-462.04.H, as may be amended, a favorable vote of three- 
fourths of the Council shall be required.

c. A decision made by the Council involving rezoning of land which is not owned by the Town and
which changes the zoning classification of such land may not be enacted as an emergency
measure and such a change shall not be effective for at least 30 days after the final approval of
the change in classification by the Council.

d. In the event an application has been denied by the Council, the Commission shall not consider
a similar application within 12 months of the application date.

3. Citizen review and participation process is required for all zone change applications or Use Permit
applications:

a. Prior to any public hearing, the applicant or an appointed representative shall arrange a meeting
with the planning staff which identifies development issues as well as arrangements and
scheduling for the neighborhood meeting described in subsection b below.
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b. The applicant or an appointed representative shall conduct a neighborhood meeting designed
to inform adjoining residents and property owners about the proposed zone change, specific
plan application or Use Permit.

c. At least 15 days prior to the scheduled neighborhood meeting, the applicant shall notify all
property owners within 300 feet of the subject site by first class mail and post the actual property
with meeting date and time. The notification shall include the date, time and place for the
neighborhood meeting, as well as a description of the proposed land uses. The applicant shall
provide an affidavit attesting to this notification being accomplished.

d. It is the responsibility of the applicant or their representative to conduct the meeting, provide an
opportunity for a question and answer period by the audience, and identify a point of contact to
the public for follow-up questions and comments.

e. The applicant shall prepare a written summary of the meeting by way of affidavit, including a list
of attendees and the issues and concerns discussed and submit a copy of the summary, with a
photo of the posting on the property and a copy of the meeting announcement letter, to the
Planning Department within 15 days after the neighborhood meeting.

4. Zoning Ordinance text amendments: If the Town adopts any zone change or any amendment that
imposes any regulation not previously imposed or that removes or modifies any such regulation
previously imposed, it must comply with the citizen review process as set forth in ARS §9-462.03, as may
be amended, and the public hearing notice procedures set forth in ARS 9-462.04.A as may be amended.

B. Site Plan Review and Development Standards

Key to obtaining compliance with the regulations of this ordinance and achieving the objectives of the Town’s
General Plan is the administrative review of Site Plans for new development as regulated in Part 4 Development
Standards. The Site Plan entails preparation of drawings for proposed uses and buildings that conform to the
Development Standards, depicting adequate grading/drainage and Appearance Compatibility (Section 402),
landscape and screening (Section 402), parking and loading (Section 403), signs (Section 404) and outdoor
lighting (Section 405) as required in these regulations.

The Site Plan Review process is administered by the Community Development Department in conjunction with
other Town departments. The Community Development Director is authorized to approve minor modifications to
strict adherence of zoning regulations due to physical constraints of the project site. Appeals may be scheduled
for hearing by the Board of Adjustment and Appeals. Major development projects may also be referred to the
Commission and Council for a hearing, review and approval, which hearing and review process is mandatory if so
stipulated by prior Council action such as rezoning or PAD approval.

For non-residential and multi-family developments as described in Section 400B, additional review of Appearance
Compatibility Drawings is required (Section 402 C). Appearance Compatibility Drawings are reviewed by Town
staff simultaneously with the Site Plan Review process, in accordance with the process specified in Section 400C.

C. Use Permit Approvals

Use Permits are provided to ensure the orderly use of land in conformance with the General Plan and applicable
Town standards where uses are proposed that may require special limitations or conditions to provide compatibility
with other uses. The application for Use Permit approval is applicable to those uses that are specifically listed as
“Uses and Structures Subject to Use Permit” in each Zoning Use District in Part Two Section 203.

1. Review and Approval
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Aerial Imagery Of A Portion Of The Downtown Character Area 
Photo Courtesy Of Yavapai County GIS 

Introduction for Downtown Character Area: 
Downtown Camp Verde is the heart of the Town’s historic past. At the center of the Downtown character area 
is the Fort Verde State Historical Park that was established in 1865.  

By the late 1890s, Camp Verde became a commercial and residential district. By the early 1900s, Main Street 
boasted a general store, saloon, boarding house, blacksmith shop, barber shop, a handful of homes, and the 
community’s first school, located in what had been the hospital for Fort Verde. In 1909, the Lower Verde 
Reservation was added at the south end of Main Street, which is now part of the Yavapai-Apache Nation. 
Several historic buildings have been preserved: The fort became Fort Verde State Historic Park; Wingfield 
general store and White Hills trading post now contain several small businesses; and the 1914 grammar 
school currently houses the Camp Verde Historical Society. The elementary, high school, and gym built in 
the 1940s-1950s now serve as town government offices and community center. Camp Verde was 
incorporated in 1986. 

The Downtown area is envisioned as a pedestrian friendly commercial corridor with entertainment venues, 
shops, restaurants, and nearby neighborhoods. The Verde Valley Archaeology Center is located here at this 
time and draws visitors to the museum, classes, and field trips. Today’s residential area is a diverse collection 
of bungalows and cottages intermingled with businesses, making a high density neighborhood in the town’s 
hilltop center. Lower density housing occurs where homes were built on former farm lands, with some having 
large gardens with roadside stands, pastures or livestock.  

The Verde River flowing along the cliffs of Fort Verde Caves is the east boundary of Downtown.  
The locally notable Black Bridge and White Bridge mark the north and south ends. Plans have been made to 
create a trail that links the downtown commercial area with the library and community park located at the 
north end and adjacent to the Verde River. 
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Goals & Implementation Strategies: 
In addition to the existing overall land use goals outlined in the land use element of the General Plan, the 
following goals have also been identified specifically for the Downtown Character Area: 

A. Goal:   Promote mixed-use development while protecting the Town’s historic
character. 

Implementation Strategy: 

A. 1. Prohibit industrial uses in the Downtown character area. 
A. 2. Encourage mixed-use development with multi-modal connections. 
A. 3. Encourage small town village uses providing local services and products such as small 

markets, dry cleaners, bakeries, florists, coffee shops, or sit down restaurants. 
A. 4. Promote office type uses along with local and neighborhood retail. 
A. 5. Promote and integrate principles such as walkability, multi-modal transportation options and 

trails connectivity, public spaces and streetscapes.  
A. 6. Discourage use of unscreened outdoor storage. 

B. Goal:   Promote recreational, community, cultural activities and enhance tourism.

Implementation Strategy:

B. 1. Develop information sources such as visitor centers, signs, kiosks and apps to promote  
recreational activities, agri-tourism and historic sites community wide within the Downtown  
character area. 

B. 2. Encourage the design of pedestrian pathways and biking trail systems connecting all the  
historic sites, including those in the Downtown character area. 

B. 3. Encourage open space along with developing trails and recreational access points between  
Downtown Camp Verde and Verde River. 

B. 4. Promote outdoor public areas to support community and cultural activities such as an open  
air plaza for public farmer’s markets, craft fairs and outdoor performances. 

B. 5.    Collaborate with Fort Verde State Historic Park to increase visitation which will provide  
   associated benefits to the downtown businesses and tourism efforts. 

B. 6.    Develop a walking tour map highlighting Camp Verde’s historical sites and distribute  
    to Arizona information locations. 

C. Goal:    Support healthy residential environments that provide safe and convenient
access, open spaces and recreational opportunities. 

Implementation Strategy: 

C. 1. Encourage a diversity of housing types to meet the needs of all income levels and ages. 
C. 2. Encourage all new development to provide pedestrian and multi-modal pathways within their 

development with connectivity to the Downtown character area and open space. 
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D. Goal: Encourage the implementation of a Verde River Recreation Management Plan 
as defined by the citizens.3  

Implementation Strategy: 

D. 1 Identify and define access points as major, intermediate and neighborhood access points so 
they are compatible with the adjacent land use. 

D. 2 Encourage plan features, such as parks and a trail system that allow people to recreate at  
the river and connect with other points of interest.  

D. 3 Encourage recreation that is compatible with the natural and cultural environment. 

E. Goal:  Promote communication with the Yavapai-Apache Nation. 

Implementation Strategy: 

E. 1. Consistently communicate with the Yavapai-Apache Nation about areas of common 
interests and benefits to meet the above goals. 

E. 2. Encourage multi-modal connectivity with the Yavapai-Apache Nation. 

F. Goal: Create inviting gateway entrances. 

 Implementation Strategy: 

F. 1. Utilize sources and signage to welcome, direct, inform and promote Camp Verde’s unique  
character and its environments. 

F. 2. Promote improvements for safe and efficient traffic flow. 
F. 3. Communicate with landowners, businesses and government entities on developing  

gateway entrances.  

Gateway Entrances: 
 Intersection of South Main Street and State Route 260. 

3 The Verde River Recreation Management Plan was adopted by Town Council on February 3rd, 2016.  For additional information 
please visit http://www.cvaz.org. 
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Town of Camp Verde 
 
Agenda Report Form – Section I 

 
Meeting Date:    Planning and Zoning Commission; Thursday, January 25, 2023 
 

 Consent Agenda   Decision Agenda   Executive Session Requested 

 Presentation Only  Action/Presentation  Work Session 

Requesting Department: Community Development 

Staff Resource/Contact Person: Cory Mulcaire, Planner 

Agenda Title - Public Hearing:  Discussion, Consideration, and Possible 
Recommendation to the Mayor and Common Council of the Town of Camp Verde, 
Yavapai County, Arizona, for Preliminary Plat 20230617, submitted by Craig Baker, for 
the purpose of developing a 161-lot Subdivision, in the High View at Boulder Creek 
Planned Area Development. The proposed project is zoned C2-PAD and is generally 
located off Aultman Parkway and Boulder Creek Road on APN 403-15-010C. 

Staff Resource: Cory Mulcaire 

List Attached Documents: 
  

A. Preliminary Plat 
B. Letter of Intent 
C. Section 505 of The Planning and Zoning Ordinance 
D. 260 West Character Area General Plan 

 
 
Estimated Presentation Time: 10 minutes  
 
Estimated Discussion Time: 10 minutes 

 

Executive Summary: On November 9, 2023, Craig Baker, on behalf of Boulder Creek 
Camp Verde, LLC. applied for a Preliminary Plat Review for a 161-lot subdivision, 
located off of Aultman Parkway and Boulder Creek Road. The parcel is currently zoned 
C2-PAD. 
 
 
 
 
 
 
 



 

 
 
 
 
 
Property Information: 
 
File No.  20230671 
Location Southwest Corner of High View at Boulder Creek PAD 
Parcel 403-15-010C 
Owner Boulder Creek Camp Verde, LLC.  
Applicant/s SBL Engineering – Craig Baker 
Site Size 26.94 acres 
Zoning Designation C2-PAD (Commercial: General Sales and Services – Planned Area 

Development) 
Current Land Use Vacant 
Surrounding 
Properties 

North:    M1-PAD; vacant 
South:    C2-PAD; vacant 
East:      C3-PAD; currently vacant (proposed mixed use) 
West:     Prescott National Forest 

 
 
Background Information: On November 9, 2023, an application for a Preliminary Plat 
was submitted by Craig Baker, on behalf of property owner, Boulder Creek Camp 
Verde, LLC. This application proposed 161-lot subdivision on parcel 403-15-010C. The 
parcel is zoned C2-PAD (Commercial: General Sales and Services – Planned Area 
Development). 
 
The application proposed to subdivide 21-acre parcel into 161-lots, the lot size will be a 
minimum of 4,500 square feet. The subdivision is accessible from Aultman Parkway and 
Boulder Creek Road. 
 
On November 13, 2023, the plat, application, and letter of intent was transmitted to all 
required agencies for review.  
 
The proposed subdivision is located within the 260 West Character Area of the Town’s 
General Plan. The existing zoning and proposed development of single-family 
residences is consistent with the Town’s stated character and properties of this area. 
 
 
 



 

 
 
 
 
 
 
 
 
 
 
 
 
 







General Plan: The proposed subdivision is located within the 260 West Character Area of the 
Town’s General Plan. The existing zoning and proposed development of single-family 
residences is consistent with the Towns stated character and properties of this area. See 
attachment D for excerpt of the 260 West Character Area. 

Interdepartmental and agency review: On November 13, 2023, the plat, application, and letter 
of intent was transmitted to all required agencies for review, specifically: 

 Town of Camp Verde Public Works
 Town of Camp Verde Building Official
 Town of Camp Verde Utilities Department
 Yavapai County Environmental Services
 Copper Canyon Fire and Medical District

No substantive comments which would impede approval of this Preliminary Plat have been 
received. Comments/redlines received may be incorporated into the Final Plat or the 
Commission may required an updated/revised Preliminary Plat before recommending approval 
to the Mayor and Common Council. 

Section 505 Preliminary Subdivision: 

Staff responses in brown below. 

A. Purpose and Initial Review

The purposed of the Preliminary Subdivision Plat is to provide more detail for
determining specific capacities and preliminary design for the proposed subdivision. The
Preliminary Plat process is a major step, as its Public Hearing by the Planning
Commission and the Town Council may give authorization to proceed in preparation with
the Final Subdivision Plat, to be accompanied by engineering construction plans and
specifications for public improvements. Approval of the Preliminary Plat does not
guarantee approval and acceptance of the Final Plat.

1. After the pre-application meeting the Conceptual and Master Development
Plan, if required, the subdivider shall submit an appropriate number of copies
as determined by the Community Development Department, including one
digital form of the Preliminary Subdivision Plan, an application with fees as
specified in the Planning and Zoning Fess Schedule and the Engineering Fee
Schedule, and other exhibits herein specified; and shall submit a minimum of
two copies each of the required supplementary material as outlined in Section
505.C and as determined by the Community Development Director.

Staff Response: A pre-application meeting was held, and fees have been 
paid. A conceptual plan was submitted by the applicant on April 5, 2023. The 
conceptual plan was submitted to reviewing agencies and no comments were 
submitted back to the Community Development Department. 



2. Within five working days from submittal of the Preliminary Plat Application, it
shall be reviewed for completeness by the Community Development Director
or designee. If the application is found incomplete it shall be returned to the
subdivider. If the application appears complete, the Plat shall be distributed to
reviewing departments and agencies. Processing will not commence until all
required documents are received.

Staff Response: Application and electronic version of Plat were received on
November 9, 2023. The submission was reviewed and determined
substantially complete on November 13, 2023. At that time the Plat was
distributed to reviewing agencies for comment.

PRELIMINARY SUBDIVISION PLATTING PROCES AT-A-GLANCE 

3. The Preliminary Plat will be promptly circulated to review to determine if the
Preliminary Plat conforms to these regulations, and to the Conceptual Plan
phase of the subdivision application.

a. Copies of the Preliminary Subdivision Plat and accompanying material
will be transmitted to the following agencies: Town Engineer, County
Health Department and Environmental Services; Arizona Department
of Transportation (if it contains or abuts a state or federal highway);
utility companies; Town Road Superintendent; Soil Conservation
District; State or Federal land management agency (if adjacent to
public lands); State Fire Marshal or Camp Verde Fire District; State
Department of Water Resources, and other interested or affected
agencies as deemed appropriate by the Director.



Staff Response: Agencies were sent documents for review and 
comments were received on or prior to December 29, 2023.  

This is an administrative function of the application review process. 

b. In accordance with A.R.S. Sections 9-474, as may be amended, if the
plat is within three miles of the corporate limits of another municipality
having subdivision regulations, the Community Development Director
will submit a copy of the Preliminary Plat to said municipality for its
review.

Staff Response: This subdivision is within three miles of the City of
Cottonwood, and the Plat was sent to them for review.

c. Interested agencies will have approximately 30 working days, from the
date of complete application received by the Community Development
Department, to review and send comment to the Community
Development Director. The Community Development Director will
schedule meeting with agencies during 30 working days.

Staff Response: Comments were received and a meeting was held
with applicant and agencies on January 10, 2023.

d. No reply by an agency within the time limit specified be construed by
the Community Development Director as having no objections from
the department or agency to approval of the Preliminary Plat.

Staff Response: ADOT, Yavapai County, and surrounding
municipalities did not submit any comments.

4. The Community Development staff shall prepare a correlated report,
including replies or comments from all department s and other
agencies for a coordinated meeting between the subdivider and/or his
agent and various responding agencies for the purpose of clarifying
outstanding issues arising from subdivision plat review and to promote
compliance with the content of these regulations.

Staff Response: This meeting was held and there are no concerns that
need to be addressed prior to the Final Plat submittal.

B. Preliminary Subdivision Plat Requirements

1. Information Required: The Preliminary Subdivision Plat shall be prepared to
contain the information required in Section 504.B. Conceptual Plan Submittal
Requirements and the additional Preliminary Plat and supplementary
requirements that follow in this Section. Engineering plans submitted in



support of the Preliminary Plat shall be prepared under the direction of a 
Professional Engineer. 
Staff Response: This has been completed. 

2. Title: The title shall include “Preliminary Plat” and the proposed name is the
subdivision.

Staff Response: This information was included on the submitted plans.

3. Topography: A depiction of contours relating to USGS survey datum, or other
datum approved in writing by the Town Engineer, shall be shown on the same
map as the proposed subdivision layout.

Staff Response: This requirement was met.

4. Existing Drainage and Natural Features: Flood hazard and 100-year
Floodplain areas, if any, shall be delineated on the Preliminary Plat, and
building pads shall be identified within flood hazard areas:

Staff Response: No portion of this subdivision is within the floodplain.

5. Existing Streets, Easements, and Improvements: Locations, widths,
ownership status and names of all existing streets and improvements therein.

Staff Response: There are no existing streets in this subdivision.

6. Proposed Streets and Easements: Location, width and names of proposed
streets, alleys, drainage ways, cross-walks, utility and access easements
including all connections to adjoining platted or unplatted tracts. A typical
cross-section shall be depicted on the plat where applicable describing the
aforementioned improvements.

Staff Response: The preliminary plat satisfies this requirement.

7. Adjacent Lands: Name, book, and page numbers of any recorded
subdivisions within or having common boundary with the tract, or notation
“unsubdivided” where appropriate.

Staff Response: Applicant has satisfied this requirement.

8. Lot Layout: including minimum building setback lines related to all streets;
typical lot dimensions (scaled); dimensions of all corner lots and lots on
curvilinear sections of street; each lot numbered individual and total number
of lots shown.

Staff Response: This requirement has been satisfied.

9. Public Land Use: Designation of all land to be dedicated or reserved for public
or semi-public use, with use indicated.





 

the proposed subdivision and showing all record owners, liens, and 
encumbrances shall be submitted. The preliminary title report shall contain 
Schedule “B” indicating the status of legal access to the proposed 
subdivision. 

 
3. Preliminary Draft Deed Restrictions or Protective Covenants: Restrictions or 

covenants shall be incorporated in the final plat submittal, including 
provisions for use and maintenance of commonly-owned facilities, if any. 

 
4. Utility Service Letters: A statement regarding availability of utilities and the 

direction and distance there to and preliminary letters of serviceability shall 
be submitted in conjunction with the application. 

 
5. Street Names: A list of proposed street names. 

 
6. Preliminary Grading Plan: A preliminary grading plan shall be required when 

cuts or fills will exceed 5’ in height or will extend outside the normal street 
right-of-way. The preliminary grading plan shall be in sufficient detail to 
convey the extent grading activities such that their impact can be evaluated 
by the reviewing agencies. 

 
 
a. The Preliminary Grading Plan shall include existing and finish grade 

contours and limits of cut and fill areas. 
 

b. Driveway and building shall be shown when topographic or other 
constraints will require specific locations or site grading. 

 
c. A geotechnical report shall accompany the grading plan to support the 

slope stability assumptions of the grading plan. 
 

d. The Preliminary Grading Plan may be shown on the Preliminary Road 
Plans if all of the grading will be related directly to the roads and in 
compliance with the following requirements for Preliminary Road Plans.  

 
7. Preliminary Road Plans: Grades shall be given to the nearest whole percent 

grade. A profile sheet coinciding with the roads as shown on the Preliminary 
Plat or separate plan and profile sheets shall be prepared at a scale 
sufficient to allow evaluation of the proposed roads. Proposed drainage 
structures within the right-of-way shall be shown on the preliminary road 
plans. 

 
a. Height, stability, and slope of cut fills. 

 
b. Affected drainage patterns,  

 
c. Potential roadway geometric problems,  

 
d. Impacts of the roads on adjacent lots, property, and access, 

 



 

e. Relationship of drainage to roadways; and, 
 

f. Other items that may be specific to the roads in the specific subdivision. 
 
8. Preliminary Utility Plans: A Preliminary Utility Plan shall be prepared to 

illustrate the proposed location of utilities and verify the necessary 
easements and right-of-way are proposed on the Preliminary Plat. It is 
recognized that final utility locations are decided by the individual utilities, but 
the objective of the Preliminary Utility Plan shall be to encourage cooperation 
in planning by the various utilities. 

 
9. Preliminary Drainage Plans: The Preliminary Drainage Plan shall be part of 

the Drainage Report in accordance with the requirements of the Yavapai 
County Flood Control District and Yavapai County Drainage Criteria Manual 
(refer to Camp Verde Engineering Design & Construction Standards). 

 
10. Traffic Impact Analysis: A traffic impact study shall be performed in 

accordance with the latest edition of the Town Engineering Design & 
Construction Standards or as required by the Town Engineer. In cases 
where the proposed subdivision streets intersect a State or County highway, 
the traffic impact analysis shall be performed in accordance with he agency’s 
requirements. 

 
 
a. Generally, the following criteria are considered when determining if a 

traffic impact study is warranted: 
 

1) Significant changes in land uses are proposed or higher density zoning 
is sought. 
 

2) Town arterial highway access is requested or the existing location of 
access to the property is changed. 

 
3) The proposed increased activity or intensity of development will 

significantly impact vehicular or pedestrian traffic on County roads. 
 

4) A total of 100 or more vehicular trips during A.M. or P.M. peak hour will 
be generated by the proposed development. 

 
b. The traffic study shall be funded by the subdivider or property owner and 

upon submittal to the Planning and Zoning Department will be transmitted 
to and reviewed by the Town Engineer’s office. Copies will be made 
available to other governmental agencies which may by affected by 
increased traffic. 
 

c. The subdivider shall be required to provide financial assurances or 
complete the installation of any improvements determined necessary to 
maintain or improve traffic operations and traffic safety functions in direct 
proportion to the impact caused by the proposed development. 

 



 

11. Development Schedule: The subdivider may submit a proposed 
development schedule for progressive phases of the subdivision’s 
development to be approved with the Preliminary Plat. 
 

12.  Application or Exception or Waiver: Any requested exception, waiver or 
variation from these regulations or approved construction standards such as 
roads, flood control, etc. shall be in the form of an Application for Exception 
specifying each requested waiver or variation and associated justification. 

 
a. The Application shall be a request for exception to a circumstance 

actually delineated on the preliminary plat, subsequent final plat or other 
plans as submitted. Requests shall not be in the abstract but shall include 
the specific reason for each and every exception requested. 
 

b. The Community Development Department Staff shall accept the 
application for each and any exception, as herein described, and initiate 
or continue the processing of a subdivision plan as long as the plan 
complies with all other requirements.  

 
Staff Response: All of these requirements have been administratively satisfied. 

 
2016 General Plan: The 2016 General Plan places this property in the 260 West 
Character Area which allows for churches, medical services, retail sales, and housing. 
(Attachment E) 
 
“The 260 West Character Area is primarily undeveloped land that is suitable for future 
residential services, commercial, and industrial uses.” (pg. 37 2016 General Plan) 
 
The following have been completed by staff: 
 
  The Town mailed a letter providing notice of this public hearing and proposed 

Preliminary Subdivision Plat to all parcels within 300’ of the subject parcel on 
January 2, 2024. 

 A public hearing notice was placed in the Verde Independent Newspaper on 
January 9, 2024 and January 13, 2024. 

 A public hearing notice was posted at the property on January 10, 2024. 
 A meeting agenda was posted at Town Hall and Bashas’ on January 18, 2024. 

 
Recommended Action: Motion to recommend approval to the Mayor and Common 
Council of the Town of Camp Verde, Yavapai County, Arizona, for Preliminary Plat 
20230617, submitted by Craig Baker, for the purpose of developing a 161-lot 
Subdivision, in the High View at Boulder Creek Planned Area Development. The 
proposed project is zoned C2-PAD and is generally located off Aultman Parkway and 
Boulder Creek Road on APN 403-15-010C. 
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Zane Grey Investment II LLC         
661 E. Howards Rd #A, Camp Verde AZ. 86233 
Phone – 928.300.4440 

LETTER OF INTENT 

DATE: 11.13.23 

TO:  BJ Ratlief  

Please see attached submittals for the proposed subdivision located in Highview @ Boulder 

Creek. The whole project is 27.52 acres which include 161 single family lots. The property 

will have amenities for the residents. We also want to incorporate the existing business’s 

that are proximate into our marketing and business plans. The project will be built in 

phases: 

Phase 1 – 40 lots – 10 months from Final Plat 

Phase 2 – 40 lots – 10 monhs after phase 1  

Phase 3 – 40 lots – 9 months after phase 2  

Phase 3 – 41 lots – 8 months after phase 3 

The property will be serviced by existing public water source, private aquatec septic design 

will be implemented until the public sewer is provided, APS will service the site for 

electricity, internet and cable provided my multiple sources, and fire protection will be 

provided by Copper Canyon Fire and Medical District. 

Thank you for your consideration. 

Sincerely.  

Jeremy Bach   
Manager - Member 

ATTACHMENT B



ATTACHMENT C 

SECTION 505 - PRELIMINARY SUBDIVISION PLAT 

A. Purpose and Initial Review

The purpose of the Preliminary Subdivision Plat is to provide more detail for determining specific capacities and
preliminary design for the proposed subdivision. The Preliminary Plat process is a major step, as its Public Hearing
by the Planning Commission and the Town Council may give authorization to proceed in preparation with the Final
Subdivision Plat, to be accompanied by engineering construction plans and specifications for public improvements.
Approval of the Preliminary Plat does not guarantee approval or acceptance of the Final Plat.

1. After the Pre-Application meeting the Conceptual Plan and Master Development Plan, if required, the
subdivider shall submit an appropriate number of copies as determined by the Community Development
Department, including one in digital form of the Preliminary Subdivision Plat, an application with fees as
specified in the Planning and Zoning Fee Schedule and the Engineering Fee Schedule, and other exhibits
as hereinafter specified; and shall submit a minimum of two copies each of the required supplementary
materials as outlined in Section 505.C and as determined by the Community Development Director.

2. Within five working days from submittal of the Preliminary Plat Application, it shall be reviewed for
completeness by the Community Development Director or designee. If the application is found to be





and the various responding agencies for the purpose of clarifying outstanding issues arising from 
subdivision plat review and to promote compliance with the content of these regulations; 

a. If recommended changes, additions, or minor revisions are necessary, three sets of revised
prints shall be submitted and distributed for review as with the original submittal. All revised
preliminary plans and/or revised accompanying material shall be received at least 15 working
days prior to the Commission meeting date at which the developer desires to be heard;

b. If the proposed Preliminary Plat is in conformance, the Director shall put it on the agenda for the
next scheduled Planning Commission meeting and send notice with a copy of the staff report to
the subdivider by mail at least ten working days prior to the Commission’s public meeting of the
time and place at which the matter is set for review.

All time frames listed herein are estimates. 

B. Preliminary Subdivision Plat Submittal Requirements

1. Information Required: The Preliminary Subdivision Plat shall be prepared to contain the information
required in Section 504 B. Conceptual Plan Submittal Requirements and the additional Preliminary Plat
and supplementary requirements that follow in this Section. Engineering plans submitted in support of
the Preliminary Plat shall be prepared under the direction of a Professional Engineer.

2. Title: The title shall include “Preliminary Plat” and the proposed name of subdivision. 

3. Topography: A depiction of contours relating to USGS survey datum, or other datum approved in writing
by the Town Engineer, shall be shown on the same map as the proposed subdivision layout. Location
and elevation of the benchmark used should also be shown on the plat. Acceptable contour interval;
grades up to 5%, two feet; 5% to 15% grades, five feet; grades over 15%, ten feet. Source and date of
topography shall be noted on the Preliminary Plat. Datum basis shall be noted. Whenever practical,
elevations should be based on N.G.S. datum. At least one permanent benchmark shall be included as
part of the Preliminary Plat. Regular U.S.G.S. topographic maps, enlargements or similarities of same will
not be acceptable as the source of topography.

4. Existing Drainage and Natural Features: Flood hazard and 100-year Floodplain areas, if any, shall be
delineated on the Preliminary Plat, and building pads shall be identified within flood hazard areas;
significant natural features such as washes, wetlands, major rock outcroppings and stands of trees, shall
be identified.

5. Existing Streets, Easements and Improvements: Location, widths, ownership status and names of all
existing streets and improvements therein; railroads; recorded utility or other easements or rights-of-way,
including any existing facilities therein; public areas; all existing structures, with an indication of whether
or not they are to remain; and Town corporation lines within or adjacent to the tract. Access road to the
proposed subdivision shall be described to its intersection with a public road right-of-way.

6. Proposed Streets and Easements: Location, width and names of proposed streets, alleys, drainage
ways, cross-walks, utility and access easements including all connections to adjoining platted or unplatted 
tracts. A typical cross-section shall be depicted on the plat where applicable describing the
aforementioned improvements.

7. Adjacent Lands: Name, book and page numbers of any recorded subdivisions within or having a
common boundary with the tract, or notation “unsubdivided” where appropriate.

8. Lot Layout: Including minimum building setback lines related to all streets; typical lot dimensions
(scaled); dimensions of all corner lots and lots on curvilinear sections of street; each lot numbered
individually and total number of lots shown.

9. Public Land Use: Designation of all land to be dedicated or reserved for public or semi-public use, with
use indicated.



10. Zoning: The plat shall designate existing zoning classifications and land uses, present district boundary
lines and status of any pending zoning change. If the plat includes land for which any multi-family,
commercial or industrial use is proposed, such areas shall be clearly designated.

11. Utility Resources: Reference by note to all sources of proposed electricity, gas, telephone service, solid
waste disposal, police and emergency service agencies.

12. Sewage Disposal: A statement as to the type of facilities proposed shall appear on the Preliminary Plat. 

a. It shall be the responsibility of the subdivider to furnish the Yavapai County Environmental
Services Department such evidence as that Department may require for its satisfaction as to the
design and operation of sanitary sewage facilities proposed.

b. Where the proposed sewage disposal system will be by individual lot septic tanks, the result of
the percolation tests and test boring logs as required by the County Environmental Services
Department shall be submitted with the preliminary plat.

c. Where alternate systems are contemplated necessary supporting information to the County
Environmental Services Departments’ specifications shall be provided for review and approval
in concert with Preliminary Plat evaluation.

13. Water Supply: A statement as to the type of facilities proposed shall appear on the Preliminary Plat. It
shall be the responsibility of the subdivider to furnish the Yavapai County Environmental Services
Department such evidence as that Department may require for its satisfaction as to the facilities for
supplying domestic water.

C. Additional Preliminary Plat Submittal Requirements

1. The following material shall accompany the submission of all preliminary plats. If this data is not included
on the preliminary plat, then a minimum of two (2) copies each are required.

a. Supplemental submittals at this stage, such as grading, drainage or road plans, should be
preliminary plans, not construction plans. They are the type of plans needed to evaluate the
viability of the preliminary plat and allow the reviewing agencies to make reasonable decisions.
The plans may generally be prepared using scaled distances and elevations taken from the
topographic map used for the Preliminary Plat. When possible, they should be at the same scale
as the preliminary plat.

b. All supplemental submittals must be consistent with each other and the Preliminary Plat.

2. Preliminary Title Report: A policy of title insurance issued by a title insurance company within the
preceding thirty (30) days to the owner of the land, covering the land within the proposed subdivision and
showing all record owners, liens, and encumbrances shall be submitted. The preliminary title report shall
contain Schedule “B” indicating the status of legal access to the proposed subdivision.

3. Preliminary Draft Deed Restrictions or Protective Covenants: Restrictions or covenants shall be
incorporated in the final plat submittal, including provisions for use and maintenance of commonly-owned
facilities, if any.

4. Utility Service Letters: A statement regarding availability of utilities and the direction and distance
thereto and preliminary letters of serviceability shall be submitted in conjunction with the application.

5. Street Names: A list of the proposed street names.

6. Preliminary Grading Plan: A preliminary grading plan shall be required when cuts or fills will exceed 5’
in height or will extend outside of the normal street right-of-way. The preliminary grading plan shall be in
sufficient detail to convey the extent of grading activities such that their impact can be evaluated by the
reviewing agencies.



a. The Preliminary Grading Plan shall include existing and finish grade contours and limits of cut
and fill areas.

b. Driveway and building locations shall be shown when topographic or other constraints will
require specific locations or site grading.

c. A geotechnical report shall accompany the grading plan to support the slope stability
assumptions of the grading plan.

d. The Preliminary Grading Plan may be shown on the Preliminary Road Plans if all of the grading
will be related directly to the roads and in compliance with the following requirements for
Preliminary Road Plans.

7. Preliminary Road Plans: Grades shall be given to the nearest whole percent grade. A profile sheet
coinciding with the roads as shown on the Preliminary Plat or separate plan and profile sheets shall be
prepared at a scale sufficient to allow evaluation of the proposed roads. Proposed drainage structures
within the right-of-way shall be shown on the preliminary road plans. The reviewing agency’s interests in
these parts are:

a. height, stability and slope of cut fills,

b. affected drainage patterns,

c. potential roadway geometric problems,

d. impacts of the roads on adjacent lots, property and access,

e. relationship of drainage to roadways; and, 

f. other items that may be specific to the roads in the specific subdivision.

8. Preliminary Utility Plans: A Preliminary Utility Plan shall be prepared to illustrate the proposed location
of utilities and verify that the necessary easements and right-of-way are proposed on the Preliminary Plat.
It is recognized that final utility locations are decided by the individual utilities, but the objective of the
Preliminary Utility Plan shall be to encourage cooperation in planning by the various utilities.

9. Preliminary Drainage Plans: The Preliminary Drainage Plan shall be part of a Drainage Report in
accordance with the requirements of the Yavapai County Flood Control District and Yavapai County
Drainage Criteria Manual (refer to Camp Verde Engineering Design & Construction Standards).

10. Traffic Impact Analysis: A traffic impact study shall be performed in accordance with the latest edition
of the Town Engineering Design & Construction Standards or as required by the Town Engineer. In cases
where the proposed subdivision streets intersect a State or County highway, the traffic impact analysis
shall be performed in accordance with that agency’s requirements.

a. Generally the following criteria are considered when determining if a traffic impact study is
warranted:

1) Significant changes in land uses are proposed or higher density zoning
is sought.

2) Town arterial highway access is requested or the existing location of access to the
property is changed.

3) The proposed increased activity or intensity of development will significantly impact
vehicular or pedestrian traffic on County roads.

4) A total of 100 or more vehicular trips during an A.M. or P.M. peak hour will be generated
by the proposed development.

b. The traffic study shall be funded by the subdivider or property owner and upon submittal to the
Planning and Zoning Department will be transmitted to and reviewed by the Town Engineer’s



office. Copies will be made available to other governmental agencies which may be affected by 
increased traffic. 

c. The subdivider shall be required to provide financial assurances or complete the installation of
any improvements determined necessary to maintain or improve traffic operations and traffic
safety functions in direct proportion to the impact caused by the proposed development.

11. Development Schedule: The subdivider may submit a proposed development schedule for progressive 
phases of the subdivision’s development to be approved with the Preliminary Plat

12. Application of Exception or Waiver: Any requested exception, waiver or variation from these
regulations or approved construction standards such as roads, flood control, etc. shall be in the form of
an Application of Exception specifying each requested waiver or variation and associated justification.

a. The Application shall be a request for an exception to a circumstance actually delineated on the
preliminary plat, subsequent final plat or other plans as submitted. Requests shall not be in the
abstract but shall include the specific reason for each and every exception requested.

b. The Community Development Department Staff shall accept the application for each and any
exception, as herein described, and initiate or continue the processing of a subdivision plan as
long as the plan complies with all other requirements.

D. Preliminary Subdivision Plat Review and Actions by Planning Commission

1. The Commission shall review, hear or consider all evidence relating to said Preliminary Subdivision Plat.

2. The Commission may review an Application for Exception simultaneously with the Preliminary Plat
consideration, or, the Commission may hear the Application for Exception separately at the subdivider’s
request or as recommended by the Community Development Director. The Commission may recommend
that the Town Council authorize exceptions to any of the requirements in these regulations, if the
Commission finds the following facts with respect thereto:

a. There are special circumstances or conditions affecting said property; and

b. That the granting of the exception will not be detrimental to the public safety, health and welfare
or injurious to other property in the area in which said property is situated; and

c. That it will not have the effect of nullifying the intent and purpose of the Town’s General Plan or
these regulations.

3. If satisfied that all objectives of these regulations have been met, the Commission may recommend
approval or conditional approval of a Preliminary Plat, with or without exceptions, to the Town Council.

4. The Commission may move to continue the plat pending its revision or resubmittal process if the
Commission finds that the proposed plat lots are determined to be not suitable due to such features or
conditions as flooding or poor drainage, steep slopes, rock problems, sanitary deficiencies, improper
access to public roadway, or other conditions likely to affect public health, safety, convenience and
general welfare.

a. Such continuance shall be set to a specific date coordinated by the subdivider and Commission
for a future Commission hearing of the revised plat.

b. If the plat revision remains unsatisfactory to the Commission for a recommendation of approval,
the Commission may recommend denial and forward their recommendation to Council.

c. A Preliminary Plat may not be continued for more than sixty (60) days after the Commission’s
first hearing on the Plat.

5. The Commission may recommend denial if it finds that the plat does not comply with these regulations,
the intent and purpose of the General Plan, zoning or other applicable codes.



6. Recommendations for approval or denial by the Commission shall be forwarded
to the Town Council for action at the next available regular meeting. A copy of
the project report and draft or approved minutes setting out action of the
Commission shall be filed with the Town Clerk and be transmitted to the Council,
to the subdivider and/or owner and to departments or agencies as necessary.

E. Preliminary Subdivision Plat Review and Actions by the Town Council

1. Upon receipt of the report and recommendation by the Commission, the Council
at its next succeeding Council Hears Planning & Zoning Matters meeting or
special meeting shall approve, conditionally approve, with or without exceptions,
or reject the Preliminary Subdivision Plat application.

2. If the Council determines that said Preliminary Plat is not in conformity with these
regulations or associated design criteria or if other requirements are not
approved by the Council, it shall disapprove said plat specifying its reason or
reasons therefore; and the Community Development Director shall advise the
subdivider in writing of such disapproval and of the reasons for such disapproval.
If an application is rejected by the Town Council, the new filing of a subdivision
application for the same parcel(s) or any part thereof shall follow the
aforementioned procedures and shall be subject to the required fees.

3. Preliminary Plat approval is based upon the following terms:

a. The basic conditions under which the Preliminary Plat is granted will
not be changed prior to expiration date of the approval.

b. Approval is valid for a period of twenty-four (24) months from date of
Council action, unless an extended period is requested and approved
by Council.

c. Prior to the expiration of the approval period the subdivider may
request, by written application, Commission and Council approval of a
one year time extension; such approvals may be granted, if after hearing
a recommendation by the Commission the opinion of the Council is
there is not a change in conditions within, or adjoining, the Preliminary
Plat that would warrant a revision to its original design.

4. The Council approval of the Preliminary Plat shall specify that minimum Town
standards for required improvements shall be designed prior to approval of the
Final Plat; and if any other improvements are required at this time by the Council, 
they shall be so specified at the time of approval of the Preliminary Plat.
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Goals & Implementation Strategies: 
In addition to the existing overall land use goals outlined in the land use element of the General Plan, the 
following goals have also been identified specifically for the 260 West Character Area:   
 

A. Goal:   Promote regional commercial and employment opportunities. 
 

Implementation Strategy: 

A. 1. Encourage regional commercial and employment centers to support the region’s needs. 
A. 2. Promote the commerce corridor as a place for new businesses by partnering with other  

regional economic development agencies. 
A. 3. Facilitate the development of a corridor overlay plan to coordinate access, design, circulation  

             and utilities. 
A. 4. Promote commercial and mixed use development adjacent to State Route 260. 

 
B. Goal:   Promote tourist related destinations and uses. 
 

Implementation Strategy: 

B. 1. Encourage tourism-related uses, amenities and infrastructure that complement and/or  
             expand new or existing tourism uses and destinations. 

 
C. Goal:   Support improvements in alternate means of transportation and amenities. 
 

Implementation Strategy: 

C. 1. Encourage development to provide for enhanced connectivity and mobility including  
             encouraging new and extended bike routes, trails, and pedestrian pathways. 

C. 2. Consider providing future multi-modal transportation improvements, such as bus pads and  
             bus bays in development adjacent to major and minor arterial roadways. 

C. 3. Consider improvements in such aspects as streetscapes, public spaces, safety and over all  
             community appearance. 

 
D.  Goal:   Preserve the valuable natural resources of the hillsides, and protect their 

aesthetic and habitat amenities to enhance the rural character of the area.  
 

Implementation Strategy: 

D. 1 Encourage the preservation of dedicated open space areas in their natural state. 
D. 2 Preserve scenic view sheds. 
D. 3 In the event of the development of new construction, encourage site built housing and   

             maintain setbacks and height guidelines. 
D. 4 Preserve the natural character of the hillsides and minimize the removal of significant  

             vegetation.  
D. 5 Consistently communicate with the U.S. Forest Service and other stakeholders about the  

             communities desire to maintain scenic view sheds and open space. 
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E.  Goal:   Encourage the implementation of a Verde River Recreation Management Plan 
as defined by the citizens.1  

 
Implementation Strategy: 

E. 1. Identify and define access points as major, intermediate and neighborhood access points so 
they are compatible with the adjacent land use. 

E. 2. Encourage plan features, such as parks and a trail system that allow people to recreate at 
the river and connect with other points of interest.  

E. 3. Encourage recreation that is compatible with the natural and cultural environment. 
 
F.   Goal:    Promote communication with the Yavapai-Apache Nation.  
        
       Implementation Strategy: 

F. 1. Consistently communicate with the Yavapai-Apache Nation about areas of common 
interests and benefits to meet the above goals. 

F. 2. Encourage multi-modal connectivity with the Yavapai-Apache Nation. 
 
G.  Goal:  Create inviting gateway entrances.  
 

Implementation Strategy: 

G. 1. Utilize sources and signage to welcome, direct, inform & promote Camp Verde’s unique 
character and its environments. 

G. 2. Promote improvements for safe and efficient traffic flow. 
G. 3. Communicate with landowners, businesses and government entities on developing gateway 

entrances.  
 

Gateway Entrance Points: 
 Town Boundary on State Route 260 coming East from Cottonwood.  
 West side of Interstate 17 at the junction of State Route 260. 

  

                                                           
1 The Verde River Recreation Management Plan was adopted by Town Council on February 3rd, 2016.  For additional information 
please visit http://www.cvaz.org. 



 Town of Camp Verde 

 

 Agenda Item Submission Form – Section I 

Meeting Date:  Planning and Zoning Commission: Thursday, January 25, 2024 

 Consent Agenda  Decision Agenda  Executive Session Requested 

 Presentation Only  Action/Presentation  Pre-Session Agenda  

Requesting Department: Community Development 

Staff Resource/Contact Person:  John Knight, Community Development Director 

Agenda Title: Discussion and possible direction from the Planning Commission regarding 
strategic planning goals for FY ’25 and beyond. 

List Attached Documents:     

A. Council Staff Report from Oct. 18, 2023 

 

Discussion: The Town Council is having a Strategic Planning Retreat at the end of January. As 
part of the retreat, staff has been directed to prepare strategic goals for the Community 
Development Department. In October 18, 2023, staff provided an update on a variety of long-
range planning projects to the Council. At the upcoming P&Z meeting, staff will provide an 
update on the status of the various priorities and will discuss future priorities.  



Town of Camp Verde 

 Agenda Item Submission Form – Section I 

Meeting Date:  October 18, 2023 

 Consent Agenda  Decision Agenda  Executive Session Requested 

 Presentation Only  Action/Presentation  Work Session 

Requesting Department:  Community Development  

Staff Resource/Contact Person: B.J. Ratlief, Planner 

Agenda Title (be exact):  Long Range Planning Update, Community Development Department 

List Attached Documents: 

A. Memo:  Summary and moving forward following the April 26, 2023, Joint Work Session with 
Town Council and Planning and Zoning, June 13, 2023 Memorandum to Barbara Goodrich, 
Interim Town Manager

B. Workgroup Meeting Notes (Corrected) for September 25, 2023 (NOT INCLUDED)

Estimated Presentation Time: 5 Minutes 

Estimated Discussion Time:  5 Minutes 

Reviews and comments Completed by: 

 Town Manager: Ted Soltis  Department Head: John Knight 

 Town Attorney Comments: N/A  Risk Management:  N/A 

Finance Department    N/A 

Background Information:  On Wednesday, April 26, 2023 the Town Council and 
Planning and Zoning Commission met in a joint session. As part of this session a 
summary of long-range planning projects was presented. Additionally, an 
exercise was conducted whereby the members voted on what they believed to 
be the most important long-range projects. The summary of this joint session is 
included as Attachment A. In short, the top four (4) priorities, in order of 
importance, were as follows:   

Agenda Item 6.4
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 Comprehensive update of Zoning Ordinance 
 PAD Section (Planned Area Development) 
 Marijuana Ordinance 
 Development Review Standards 

 
However, since the April joint session the Mayor and Council has redirected the 
prioritization of the Community Development Planning Department. The current, 
highest priority is the revision of Section 305 of the Planning and Zoning 
Ordinance. This is the section of the Ordinance which provides regulatory 
guidance for the Town regarding the keeping of animals, specifically livestock 
animals. This redirection and prioritization came on June 15 at the conclusion of 
a Public Hearing related to denial of an Agritourism Use Permit.     

Currently, the Planning Department has three (3) major sections of the Planning 
and Zoning Ordinance in process of revision.   

A. Revision of Section 305 – the keeping of animals: 

Per Council’s direction, a workgroup, chosen and formed by the Town 
Manager, began meeting on Monday September 25th.  The workgroup is 
comprised of: 

Linda Buchanan 
Claudia Hauser 
Stephanie Johnson 
Trampus Mansker 
Mary Phelps 
Mark Rudder  
Cheri Wischmeyer  

 

At the writing of this staff report, the group is working on their individual 
red-lines or recommended updates to the existing ordinance. A compilation 
of these comments will then be prepared and presented to the group 
whereby a work plan will be created to work through full revision and 
update to this section. The notes following the first meeting of this group 
are included as Attachment B.   

The notes from the first meeting, as well as subsequent updates, will be 
posted to this Town website:  
https://www.campverde.az.gov/departments/community-
development/planning-zoning 
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In addition to creating a draft ordinance, the workgroup will also assist in a 
community engagement plan. The community engagement plan is 
anticipated to include a presentation to the pubic gather additional 
community input on the proposed ordinance.  

Following the public engagement, a final DRAFT ordinance will be 
presented to the Planning and Zoning Commission (P&Z) during at least 
one public hearing. Following this hearing, the final DRAFT document, with 
any recommendations or modifications made by P&Z, will be presented to 
the Mayor and Common Council for possible adoption. 

B. Sign Ordinance: 

The community-based work group has completed their work on this 
ordinance and a rough DRAFT document is being finalized. Upon 
finalization of the final DRAFT Sign Ordinance, it will be reviewed internally 
including a review by the Town attorney review. After internal review, there 
will also be a community engagement process, hearing/s before P&Z and 
then review by the Town Council.   

C. Full Ordinance Update: 

Staff is currently working on a significant update and honing of the 
definitions section of the Ordinance. Following the definitions, staff will 
begin working on Section 200 which contains the Use Districts. Section 
200 includes a list of permitted and conditionally permitted uses by Zoning 
District.   

 
Recommended Action (Motion): None 

Instructions to the Clerk: None 
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                                Town of Camp Verde 
                                              Community Development Department 

              ♦ 473 S. Main Street, Suite 108 ♦ Camp Verde, Arizona 86322 ♦ 
                                 ♦ Telephone: 928.554.0050 ♦ 
www    
             
 

 
June 13, 2023 
 
To:  Barbara Goodrich, Interim Town Manager  
 
From:  John Knight, Director Community Development 
 
Re:  Long range planning - Summary and moving forward following the April 26  
  2023, Joint Work Session with Town Council and Planning and Zoning  
 
On Wednesday, April 26th, 2023, a Joint Work Session, focused on issues related to grown and 
development, was held with the Town Council and the Planning and Zoning Commission. Staff 
planned to provide a summary to both the Council and P&Z after the meeting. However, due to 
scheduling issues for both the council and the commission, an in-person summary was 
postponed. In an effort to move this forward without further delay, staff is providing this memo to 
be distributed to both boards.  

As a part of the work session, Community Development Director John Knight, provided a brief 
update and summary of the current long-range planning projects. Staff suggested a short list of 
what they believed to be the most important topics or sections of the Planning and Zoning 
Ordinance from a staff perspective. Council and P&Z members were then invited to suggest 
additional topics.   

An exercise was conducted whereby Council members and Commissioners voted on the list of 
proposed topics/ordinances. This voting was done via a “dot-exercise.” Each Council 
member/Commissioner was provided 3-colored dots. Participants then placed dots on topics 
they considered most important to be updated. Council members received red dots while P&Z 
members received blue. The purpose for the two groups receiving different colored dots was to 
see if the two groups had similar priorities. 

Below are the results of the exercise/vote: 

               Total  [Council  P&Z] 
               Votes  [ Votes  Votes] 
Comprehensive Update of Zoning Ordinance: 10  [ 5     5] 
PAD (planned area development):   8  [ 4     4] 
Marijuana Ordinance:     4  [ 4     0] 
Development Review Standards:   3.5  [ 1.5     2] 
Landscape Standards:    3.5  [ 2.5     1] 
Main Street Area Plan:    2  [ 1     1] 
Nuisance:      1  [ 0     1] 
General Plan:      1  [ 0     1] 
Use Districts (Zones), with updated definitions: 0  [ 0     0] 
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Lighting Ordinance (outdoor lighting)   0  [ 0     0] 
Animal Count:      0  [ 0     0] 
 

As seen above, the highest priority was identified to be a comprehensive update and revision of 
the current Planning and Zoning Ordinance. Participants expressed interest in a more 
comprehensive updated rather than updating sections individually as time/resources allowed. 
The last comprehensive update was in 2011, so a new update is timely.  

Should the town wish to pursue a comprehensive update, staff recommends contracting with a 
professional consulting firm to help with this update. Staff requested an initial budget of $80,000 
for the coming fiscal year. There are two primary reasons for this recommendation. 

1. Staff and current work load:  The work load of the department is such that only one staff 
member may be dedicated to the task of this comprehensive update. Contracting with a 
professional consulting firm would expedite the process. Through the RFQ/RFP process, 
staff hopes to hire a consultant that would work as an extension of town staff. In this way, 
the updates would be done in a more collaborative process.  

2. Streamlining and Professionalizing the document: The current document was completed 
in-house and is merely a Word document converted to an Adobe PDF. By utilizing a 
professional consulting firm to help craft a new and updated Ordinance, the new document 
would be of professional quality, streamlined and ready to publish when completed. Staff 
believes it is timely with a comprehensive update to bring this document and the Town to a 
new level of professionalism.   

Below is the summary of the current long-range planning projects as they were presented 
during the Joint Work Session: 

Long Range Planning - Currently in progress: 
 
Sign Ordinance: An interdisciplinary work group, comprised of staff and citizens, meets every 
three weeks to work on the revision of this ordinance. It is anticipated a DRAFT document will 
be completed this July-August. Once the DRAFT is completed it will be available for public 
comment. Following a period of public comment and public scoping, then the document will be 
scheduled for public hearing by the Planning and Zoning Commission, then brought to Council 
for final review and approval. We are hopeful this last step will occur this fall.   
 
General Plan: Initial research is in process to develop an effective plan to update this 
document. Similar to the master plans being developed by public works, it is anticipated the 
Town will need to contract with a professional consulting firm for support with updating this plan. 
Specifically, the Town will need support for developing and crafting an effective public outreach 
program which is anticipated to include a citizen survey as well as extensive public scoping. 
This firm would perform the analysis of information received from the public, professional and 
special interest groups as well as public officials. The firm would then provide the appropriate 
presentation and documentation of that analysis. Additionally, this firm would provide the GIS 
and graphic support necessary for maps, charts and other graphics. This would include layout, 
editing and final draft publishing in order to produce a professional, highly readable and usable 
plan.  
 
Two items of important note for updating this document – Public works is working to develop 
several master plans for the Town which include a Water Master Plan (in progress), Flood and 
Area Drainage Master Plan (in progress), updates to the Storm Water Management Plan (in 
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progress), a Sewer Master Plan (FY2023-24) and a comprehensive Streets Assessment. All of 
these master plans are foundational and vital to the update of the General plan as they will drive 
future planning for the Town. It is anticipated it will be 12-24 months before these plans are 
completed and available for use.   
 
Additionally, staff has had an opportunity to contact other cities that are in the process of 
updating their General Plans. Initial research into the cost of contracting of a consulting firm to 
do this work indicates that it may range from $200,000 to as much as $300,000.  
 
In light of both of the above, it may be appropriate to prioritize the update of the Zoning Code 
while the master plans are being finished. These master plan updates are a key piece of 
foundational information for the update of the General Plan.  
 
Updates/revisions that were discussed at the meeting are noted below.   
 
Long Range Priorities Recommended by Staff: 

• Sign Ordinance Update – in process 
• General Plan Update 
• Update Definitions and Conditionally Permitted Uses 
• PAD – update the Planned Area Development process and submittal requirements. 
• Definitions & Permitted/Conditionally Permitted Use – update the definitions to include all 

uses identified in the various zoning districts and the list of permitted and conditionally 
permitted uses within each district 

 
Future Projects:  

• Main Street Area Plan  
• Landscape Standards 
• Update Development Review Standards 
• Animal Count – various community members have requested an update of the ordinance 

sections related to animals and animal count. The preliminary research so far is showing 
the Town to be the least regulatory and the most generous with both the number and 
types of animals permitted for each residence. The Town and Yavapai County are very 
similar, yet even the County is slightly more restrictive than the Town. Other 
municipalities within the Verde valley are significantly more restrictive than the Town. 
Staff has previously forwarded this to the Council for their review.  

• Comprehensive Zoning Code Update 
• Marijuana Ordinance Updates 

 
On Hold:  

• Right to Farm Ordinance – tabled by P&Z  
 

A note about process for long range planning, i.e. updating and/or revising the Planning and 
Zoning Ordinance:   
 
There are several methods to initiate updates or revisions of the Town Planning and Zoning 
Ordinance (and/or Town Code) which would affect the prioritization of any amendment to 
the Ordinance, these are: 
 

- Initiated by staff, 
- Initiated by the Planning and Zoning Commission, 
- Initiated by Town Council and/or  
- Initiated by a citizen. 
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How an ordinance is initiated will affect and drive the priorities for staff. For instance, if a citizen 
submits (and pays the fee) to initiate an amendment to the Ordinance, it would then become the 
highest priority and would thereby delay other projects staff may be working. 
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Question-Decision:  Conducting a Town wide survey was discussed at the August 
Council Work Session. It was decided to allow the work group to decide to do a survey or 
not.   

Discussion:  Lots of discussion of pro’s and con’s of a survey. Also pro’s and cons of 
hiring a professional organization to conducting a survey, verses doing it in-house 
through a free program such as SurveyMonky. 

After much discussion the work group decided a survey may be a good tool.  However, 
more information was needed. Also, most favored utilizing a professional organization to 
do the survey in order to ensure the questions are not ‘leading.’   

Decision:  Maybe conduct a survey, but more information is needed. 

1st Assignment:  An assignment was given to the workgroup. This assignment was to 
redline the current section 305. Once this is done, they will do a group analysis of it to 
see where there is agreement or differences amongst the group regarding the current 
ordinance. This assignment is to be returned to Ms. Ratlief on October 4th by 5:00PM.  

Following this assignment, group members Claudia Hauser and Mary Phelps will get 
together with Ms. Ratlief to further compile the what each group member redlined.  

From this initial analysis a work plan will be formulated to address the full update-
revision.  

Meeting notes were taken and will be uploaded-published to this site:   

https://www.campverde.az.gov/departments/community-development/planning-zoning 

 

Closing: 

The meeting closed at 7:11 PM. 
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