
 
NOTICE OF A REGULAR MEETING OF THE PLANNING COMMISSION 

OF THE TOWN OF CLARKDALE 
TUESDAY, FEBRUARY 20, 2024 AT 4:30 PM 

 
In Person:  Clark Memorial Clubhouse, 19 N. Ninth St., Clarkdale AZ 

OR 
Join Zoom Meeting 

https://zoom.us/j/9554994085 
Meeting ID:955 499 4085 

 
Unless otherwise stated, the public will have physical access to the meeting place 15 minutes prior to 

the start of the meeting. 
 

Town of Clarkdale Vision 
 
The Town of Clarkdale connects our unique history, proximity to the Verde River, and small-town 
charm to a future with a vibrant economy. 
We cultivate an environment where residents and businesses can thrive; providing services and jobs 
for our residents and capitalizing upon tourism. 
We sustainably enhance our infrastructure, support the arts and education, and develop recreational 
opportunities to create a bright future for our entire community. 
 
PURSUANT TO A.R.S. §38-431.02, NOTICE IS HEREBY GIVEN that the Planning Commission will hold 
a Regular Meeting open to the public on Tuesday, February 20, 2024, at 4:30 PM at 19 N. Ninth 
Street, Clarkdale, Arizona, Clark Memorial Clubhouse, Men’s Lounge. A quorum of Town Council 
members may be present at this meeting; however, they will not deliberate or take action on any 
items. All members of the public are welcome to attend.   
ALL ITEMS ON THIS AGENDA ARE SCHEDULED FOR DISCUSSION AND POSSIBLE ACTION, 
UNLESS OTHERWISE NOTED. 
  

1. CALL TO ORDER 
 
2. 

 
ROLL CALL 

 
3. 

 
PUBLIC COMMENT 

 The Planning Commission invites the public to provide comments at this time. Members of the 
Planning Commission may not discuss items that are not specifically identified on the agenda. 
Therefore, pursuant to A.R.S. §38-431.01, action taken as a result of public comment will be 
limited to directing staff to study the matter, responding to any criticism, or scheduling the matter 
for further consideration and decision at a later date. Persons interested in making comments on a 
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specific agenda item are asked to complete a brief form and submit it to the Clerk or liaison during 
the meeting. Each speaker is asked to limit their comments to five minutes.  

 
4. 

 
MINUTES 

   
 A. Approval of Minutes 
 Discuss, consider and act upon the draft minutes from the regular meeting held on Jan. 17, 

2023.  
 
5. 

 
NEW BUSINESS 

   

 A. PUBLIC HEARING: Rezoning of approximately 18.56 acres for the proposed 
Highlands at Clarkdale.  

 The Planning Commission will hold a public hearing to take public comment on application 
230147, The Highlands at Clarkdale, for the proposed rezoning of approximately 18.56 acres of 
a 23.84 acre parcel from R-1 (Single Family Residential) to PAD-10 (Planned Area Development, 
8 dwelling units per acre) for a vacant parcel of land generally located at the Northwest corner 
of SR 89A, Cement Plant Road and Clarkdale Parkway - APN 400-05-010G, submitted by Jon 
Lash - Plateau Partners II, LLC.   

   

 B. PUBLIC HEARING: Preliminary Development Plan (Preliminary Plat) for the 
Highlands at Clarkdale.  

 The Planning Commission will hold a public hearing to take public comment on application no. 
230147, The Highlands at Clarkdale, for consideration of the Preliminary Development Plan 
(Preliminary Plat) consisting of 139 single family residential lots on approximately 18.56 acres 
on a vacant parcel of land generally located at the Northwest corner of SR 89A, Cement Plant 
Road and Clarkdale Parkway - APN 400-05-010G, submitted by Jon Lash - Plateau Partners II, 
LLC.     

   

 C. Re-Zoning of approximately 18.56 acres of a 23.84 acre parcel for the proposed 
Highlands at Clarkdale.  

 Discuss, consider and act upon application no. 230147, The Highlands at Clarkdale, for the 
proposed rezoning of approximately 18.56 acres of a 23.84 acre parcel from R-1 (Single Family 
Residential) to PAD-10 (Planned Area Development, 8 dwelling units per acre) for a vacant 
parcel of land generally located at the Northwest corner of SR 89A, Cement Plant Road and 
Clarkdale Parkway - APN 400-05-010G, submitted by Jon Lash - Plateau Partners II, LLC.   

   

 D. Preliminary Development Plan (Preliminary Plat) for the Highlands at Clarkdale 
 Discuss, consider and act upon application no. 230147, The Highlands at Clarkdale, for 

consideration of the Preliminary Development Plan (Preliminary Plat) consisting of 139 single 
family residential lots on approximately 18.56 acres on a vacant parcel of land generally located 
at the Northwest corner of SR 89A, Cement Plant Road and Clarkdale Parkway - APN 400-05-
010G, submitted by Jon Lash - Plateau Partners II, LLC.     

 
6. 

 
FUTURE AGENDA ITEMS  

 Planning Commission may propose items to be placed on a future agenda. This item is for 
discussion only.  

 
7. 

 
ADJOURNMENT 

Values 
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Values are the guiding principles that provide an organization with purpose and direction. The 
Town of Clarkdale’s organizational values are: 
 
COPPER 
Customer focused 
Open, transparent and equitable 
Preserving our history, charm, and environment 
Planning for a sustainable future 
Economic and social resiliency 
Resourceful and innovative 

Mission 

The Town of Clarkdale serves the community by providing amenities, infrastructure, services, 
and public safety to enhance quality of life.  We are stewards of our history while we 
sustainably and resiliently plan for the future with an emphasis on community engagement 
and transparency. 
 
 
Persons with a disability may request reasonable accommodations by contacting the Town Hall at (928) 639-2400 (TTY: 1-
800-367-8939) at least 72 hours in advance of the meeting. 
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Staff Report 
Item Number: 4.A. 

 
Agenda Item: Approval of Minutes 

Discuss, consider and act upon the draft minutes from the regular meeting 
held on Jan. 17, 2023. 
 
  

Staff Contact:  Ruth Mayday, Community Development Director 
  

Meeting Date: February 20, 2024 
 
  

Strategic Goal: Not applicable.  
    

Background: Review of the draft minutes from the regular meeting held on Jan. 17, 2023. 
  

Budget Impact: Not applicable.  
 
  

Recommendation: Staff recommends approval of the draft minutes from the regular meeting held 
on Jan. 17, 2023. 
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MINUTES OF A REGULAR MEETING OF THE PLANNING COMMISSION
OF THE TOWN OF CLARKDALE

TUESDAY, JANUARY 17, 2023, AT 4:30 PM

Members Present: Tina Andres, Ellen Taylor, Vice Chair Carol Johnson, Chair Ida de Blanc

Other municipal officials present:  Community Development Director Ruth Mayday, Senior Planner 
Tom Blanchard, Community Development Technician Guss Espolt

Audience:  One member of the public present on Zoom.
 

1. CALL TO ORDER - Chair de Blanc called the meeting to order at 4:30 p.m.

2. ROLL CALL – Arico absent, Andres present, Taylor present, Johnson present, De Blanc present.  

3. PUBLIC COMMENT – No public comment. 

4. MINUTES

  

 A. Approval of Minutes
Discuss, consider and act upon the draft minutes from the regular meeting held on Oct. 18, 
2022. 

Motion: Approve the meeting minutes from Oct. 18, 2022.
First motion: Andres Second: Johnson
Approved 5-0

Board Member Ayes/Nays
Chair de Blanc Aye

Commissioner Johnson Aye
Commissioner Andres Aye

    Commissioner Arico Absent
Ellen Taylor Aye

5. STAFF REPORTS

  

 A. Broadway Road Improvement Update
Community Development Director Ruth Mayday provided an update on the Broadway Road 
project. Phase 1 is done, including roadway, shoulder, curb, and multi-use asphalt path. Issues 
with drainage require additional design before resuming construction.   
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 B. Taawaki Inn Update
Community Development Director Ruth Mayday provided an update on the site plans and 
construction plans for the Taawaki Inn. We are reviewing civil engineering plans. A pressure 
valve will be installed to assure proper water pressure.  Building plans are in design.

  
 C. Newstand Update

Community Development Director Ruth Mayday provided an update on the progress of the 
Newstand on Main Street. Demolition is ongoing and building plans are in design.  

  
 D. Plateau Update

Community Development Director Ruth Mayday provided an update on the Plateau project. 

6. ACTION ITEMS - NOT REQUIRING A PUBLIC HEARING

  

 A. Selection of Chair
Discuss, consider and act upon the selection of a Chair for the Planning Commission. 

Motion: Retain de Blanc as the Chair
First motion: Andres  Second: Taylor
Approved 5-0

Board Member Ayes/Nays
Chair de Blanc Aye

Commissioner Johnson Aye
Commissioner Andres Aye

    Commissioner Arico Absent
Ellen Taylor Aye

 

  

 B. Selection of Vice Chair
Discuss, consider and act upon the selection of a Vice Chair for the Planning Commission.

 Motion: Retain Johnson as the Vice Chair
First motion: Andres Second: Taylor
Approved 5-0

Board Member Ayes/Nays
Chair de Blanc Aye

Commissioner Johnson Aye
Commissioner Andres Aye

    Commissioner Arico Absent
Ellen Taylor Aye

7. DISCUSSION ITEMS ONLY - NO ACTION TAKEN

  

 A. Historic Preservation Ordinance:  Role and Responsibilities of the Planning 
Commission. 
Discussion only regarding the Historic Preservation Ordinance and the roles and responsibilities 
of the Planning Commission.  Under the direction of the Town Council, a Historic Preservation 
Ordinance (HPO) is desirable to support the preservation of the downtown commercial historic 
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structures.  Once the Historic Preservation Commission (HPC) agrees with the language and 
requirements of the HPO, the Planning Commission (PC) will review and grant final approval. 
A kick-off meeting is scheduled for Feb. 7 at 2 p.m. to meet the HPO consultant and is open to 
the public followed by a regular HPC meeting at 6:30 p.m. with HPO consultant, Jon Froke, who 
will present the outline and timeline of the HPO, followed by discussion with the Commissioners.  
All commissioners and board members are invited to the meeting. 

8. FUTURE AGENDA ITEMS 
Planning Commission did not propose items to be placed on a future agenda. 

9. ADJOURNMENT - Chair Ida De Blanc adjourned the meeting without objection at 5:34 p.m.

____________________________________             _______________________________________
Ida Meri de Blanc, Chair                                        Ruth Mayday, Community Development Director
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Staff Report 
Item Number: 5.A. 

 
Agenda Item: PUBLIC HEARING: Rezoning of approximately 18.56 acres for the 

proposed Highlands at Clarkdale.  
The Planning Commission will hold a public hearing to take public comment 
on application 230147, The Highlands at Clarkdale, for the proposed rezoning 
of approximately 18.56 acres of a 23.84 acre parcel from R-1 (Single Family 
Residential) to PAD-10 (Planned Area Development, 8 dwelling units per acre) 
for a vacant parcel of land generally located at the Northwest corner of SR 
89A, Cement Plant Road and Clarkdale Parkway - APN 400-05-010G, 
submitted by Jon Lash - Plateau Partners II, LLC.  
 
  

Staff Contact:  Ruth Mayday, Community Development Director 
  

Meeting Date: February 20, 2024 
 
  

Strategic Goal: This agenda item supports the following Clarkdale Strategic Goal Area: 

• Goal Area 5 - Plan for the maintenance and growth of quality 
infrastructure that is sustainable and resilient.  

 
    

Background: 
1. SUMMARY: The Purpose of this Public Hearing is to take comment on 

the proposed rezoning of a 23.84-acre parcel located at the Northwest 
corner of SR 89A, Cement Plant Road and Clarkdale Parkway, and 
approval of the Preliminary Development Plan. Because the Rezoning 
and Preliminary Development Plan are interrelated, the Public Hearing 
will consider both items simultaneously.  Two (2) separate actions will 
be taken by the Planning Commission: 

A. Discussion and Possible Action to Approve, Approve with Conditions, or 
Deny the rezoning of approximately 18.56 acres of a 23.84 acre parcel 
from R-1 (Single Family Residential) to PAD-10 (Planned Area 
Development, 8 Dwelling Units Per Acre) for a vacant parcel of land 
generally located at the Northwest corner of SR 89A, Cement Plant 
Road and Clarkdale Parkway, or send the item back to staff for 
additional work. If final action is taken, then forward the application to 
Town Council for recommendation of the same.    

B. Discussion and Possible Action to Approve, Approve with Conditions, or 
Deny the Preliminary Development Plan (Preliminary Plat) consisting of 
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139 Single family residential lots on approximately 18.56 acres, or send 
the item back to staff for additional work. If final action is taken, then 
forward the application to Town Council for recommendation of the 
same.    

 
The proposed rezone from ‘R-1’ Single Family Residential to Planned Area 
Development (PAD) will allow for the development of 139 single-family 
residences on 18.56 acres, comprised of  64 clustered one-story single-family 
residences and 75 two-story small lot single-family residences. All 139 single-
family dwelling units will include two-car direct access garage and private 
yards. The remaining 5.28 acres will be future apartments; they are not a part 
of this application and will not be part of the analysis herein, as apartments 
are held under unified ownership which does not require the subdivision of 
land (platting).  

 
 
 
2. PROJECT INFORMATION: 
  
PARCEL NUMBER 
400-05-010G 
 
CURRENT ZONING 
R-1 Single Family Residential  
C - Commercial 
 
PROPOSED ZONING 
Planned Area Development – 10 
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Eight (8) Dwelling Units per Acre 
 
ADJACENT ZONING: 
‘R-1’ Single Family Residential 
‘R-2’ Single Family Residential 
‘PAD’ Mountain Gate 
‘C’ Commercial 
 
SITE ACREAGE 
Total Parcel = 23.84 acres  
18.56 acres (this subdivision) 
5.28 acres (future apartments) 
 
SINGLE FAMILY RESIDENTIAL 
Cluster 1-Story = 64 Units 
Small Lot 2-Story = 75 Units 
Total Units = 139 units /7.49 Units per Acre 
 
PARKING (Single Family Only) 
Garage Parking = 2 spaces per unit x 139 lots = 278 Spaces  
Street Parking = 38 spaces (one side of street only)  
Total Spaces = 316 Spaces (278 required) 
 
DEVELOPED AREA COVERAGE 
Buildings = 24.3% 
Hardscape = 22.9% 
Open Space = 28.9%  
 
In compliance with A.R.S. 9-462.04, All property owners of record within 500’ 
of the subject property were notified of the proposal and public hearing via 
first-class mail on Feb. 2, 2024.  While statutory notice is required for owners 
within 300’, staff notified in excess of that requirement to ensure 
transparency with adjacent neighborhoods. A notice was posted on the 
property on that same date; the notice was published in the Verde 
Independent on Feb. 3, 2024.  
 
Neighborhood Meeting: The applicant held a neighborhood meeting at St. 
Thomas Episcopal Church on Dec. 6, 2022. Approximately 50 residents were 
in attendance. Concerns expressed included capacity of water and wastewater 
systems, water supply, density, three-story units, and traffic.   
 
3. ANALYSIS: 
This action proposes in part rezoning a portion of the subject property from 
R-1 (Single Family Residential) to Planned Area Development 10 (8 dwelling 
units per acre). It is important to note that similar actions have been taken by 
the Town in the past with respect to changing zoning from R-1 to Planned 
Area Development. Both Mountain Gate, located directly across Clarkdale 
Parkway from the subject property, and Crossroads at Mingus, located south 
of Mescal Spur, were zoned R-1 and rezoned to PAD to allow for higher 
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density development. Zoning districts used in this fashion are called “holding” 
districts and are typically used when the end use of a particular lot or parcel 
has not yet been determined. This practice has been used in Clarkdale since 
the approval of Ordinance 43, rezoning a parcel of land from R-1 to CR in 
August 1976 (Commercial and Residential). 
 
The purpose of zoning is to separate incompatible uses from each other and 
to provide a rational, unified, and orderly approach to land use. It is not 
unchangeable; if it were, there would be no processes in state law or local 
ordinances to change it.  
 
When considering changing zoning districts, it is important to understand the 
difference between “hard” zoning, or strict application of zoning regulations 
and development standards, and “flexible” zoning, most commonly enacted as 
Planned Area or Planned Unit Development.   
 
Hard zoning complies with the development standards and regulations set 
forth in the zoning code without adjustment. If, for instance, the side yard 
setback is a minimum of ten (10) feet, then the footprint of the building 
cannot exceed that minimum – there must be a minimum of ten (10) feet 
separation between the building and the property line. The separation can be 
greater, but it cannot be less. The other standards (height, front and rear 
setbacks, etc.) are absolute and cannot be changed without first obtaining a 
variance from the Board of Adjustment.   
 
Flexible zoning, on the other hand, allows for flexibility in design that hard 
zoning does not.  It does not, however, supersede health/safety requirements 
(National Fire Protection Code, for example), engineering standards, or 
building codes. The two most common forms are Planned Unit Developments, 
where the individual units are the focus, and Planned Area Developments, 
where an overall development plan is created for a specific area or areas.   
 
The procedures and requirements for re-zoning of land in Clarkdale set forth 
in code allow for the owner of a property to request a change in zoning 
classification, as do the Arizona Revised Statutes. Details regarding 
documents required for an application and the considerations that the 
Planning Commission may review for recommendation to Town Council are as 
follows:     
 

1. The amendment conforms to the Clarkdale General Plan, specifically 
the Land Use Element. 

2. The amendment conforms to a Focus Area plan, if applicable. 
3. The proposed development provides buffering for adjacent land use. 
4. The proposed development mitigates traffic impact. 
5. The proposed development mitigates noise impact on surrounding 

properties. 
6. The proposed development will conform to all existing zoning 

regulations, including the Outdoor Lighting Code and Landscape Design 
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Standards. 
7. The proposal provides community benefits such as: 

a.  Pedestrian connections  
b.  Vehicular connections 
c.  Improvement to public right-of-way 
d.  Installation of utility infrastructure 
e.  Improvement of public space 
f.  Protection of open spaces 

8. Funding and installation of all required improvements as specified by the     
   Town shall be the responsibility of the applicant. 
 

 
 
First among those is conformance to the General Plan, as described in Section 
13-020, Procedure for Amendment, and the Land Use Element specifically: 
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B. General Plan Conformance. All amendments which change the 
boundaries of any zoning district or change the text of the Zoning 
Ordinance must conform to the adopted General Plan of the Town of 
Clarkdale. Any re-zoning ordinance, if adopted, shall further the 
implementation of, and not be contrary to, the goals, policies, and 
applicable elements of the General Plan. A re-zoning conforms with the 
land use element of the General Plan if it proposes land uses, densities, or 
intensities within the range for the subject property as stated in the 
General Plan or any amendment thereto. 

 

1. General Plan Compliance: The proposed amendment conforms to the 
Clarkdale General Plan, specifically the Land Use Element. 

 
General Plan Land Use Designation: Mixed Use/Planned Area Development 
(MU/PAD): The purpose of the Mixed Use/Planned Area Development 
designation is to provide areas specifically intended to support mixed use 
developments. Mixed Use districts can include any combination of residential, 
commercial, or industrial zoning districts. The Planned Area Development 
requires the creation and approval of a Final Development Plan (FDP) as part 
of the project approval process. Where a Mixed-Use development can be held 
to the strict interpretation of the underlying zoning districts, Planned Area 
Developments can provide flexibility in design and configuration of uses.  
 
Chapter 2:  Land Use Element of the General Plan describes both land use 
designations and the zoning districts that support them. In Chapter 2, the 
General Plan describes the Planned Area Development (PAD) zoning district as 
follows:  

“The purpose of this zoning district is to provide flexibility in design for 
mixed use projects that is not typically achieved within the development 
standards of the individual zoning districts included in the development.”  

 
Land Use Principle 2 sets forth the criteria for the relationship between the 
built environment and new development: 

Goal 1: Protect residential neighborhoods from incompatible uses by 
implementing buffering measures that mitigate detrimental impacts. 
Buffers should include landscaping, barrier walls, open space, trails and 
bike/pedestrian pathways, or increased building setbacks.  

 
The proposed project is strictly residential, which is compatible with 
adjacent residential uses.  Additionally, the preliminary landscaping plan 
proposes a split face block wall with a 4’ ornamental fence on the exterior 
property lines for the lots along the existing wash, connections to existing 
social trails, minimal intrusion into existing swale/wildlife corridors, and 
bike/ped amenities typically found in a project of this type and size. The 
wash between the subject property and Third South Street provides a 
natural buffer with a minimum separation of 60 feet.   
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Goal 3: Prioritize the use of draws, washes, and other natural features to 
buffer developments from each other. Incentivize development of 
challenged terrain by providing density bonuses for undevelopable areas 
that are dedicated to preservation of their natural state. 
 
This project proposes almost no intrusion in the swale along the property 
boundary with the Salt River Pima Maricopa Indian Community and the 
Clarkdale Jerome School District No. 3. This swale buffers the abutting 
properties, provides a wildlife corridor, and buffers the new development 
from the existing Upper Clarkdale neighborhood. 
 
Goal 4: Ensure that proposed development is compatible with existing 
development both in terms of density and intensity. 
 
This project is compatible with existing development both in terms of 
density and intensity.  The density is less than that found in the higher 
density components of Mountain Gate.  It is less dense than Upper 
Clarkdale and similar in intensity of use.   
 

Highlands PAD (All SF units)               
         

Mountain Gate PAD (small lot SF units) 

75 SFD small lot at 3,200 s.f. 116 Townhomes at 2,975 s.f. 
64 SFD cluster lots at 3,600 s.f. 225 Cottages at 5,096 s.f. 
Average Lot Size: 3,400 s.f. Average Lot Size 4,035 s.f. 
139 Units on 18.65 acres = 7.5 
DU/acre 

341 Units on 39.5 acres = 8.6 DU/acre 

 
Upper Clarkdale:   
Block 61:  Average lot size:  5,401 density 8.06 
               (First South, Fourteenth, Second South, Fifteenth)  
Block 62:  Average lot size:  5,118 density 8.51 
               (Second South, Fourteenth, Third South, Fifteenth) 
Block 63:  Average lot size: 5,009 density 8.70 
       (Fifteenth, Sixteenth, First South, south of alley) 
Block 64:  Average lot size:  5,289 Density 8.24 
               (Fifteenth, Sixteenth, First South, south of alley) 
 
Goal 6: Encourage mixed-use developments that provide more sustainable 
housing options, including multi-family projects that are in proximity to 
employment centers, transportation corridors, and schools. 
  

The existing Land Use Designation allows for mixed uses, which would include 
a variety of housing options located proximal to employment, transportation, 
and schools. The future phase contemplates multifamily development, 
furthering the mixed use aspect of the project. 
 
Chapter 2, Land Use Policy 3 calls for the provision of ”a variety in housing 
options across economic and configurational strata that creates a balance of 
residential units to accommodate the changing needs of Clarkdale residents.”  
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The Highlands Preliminary Development Plan (Preliminary Plat) proposes two 
(2) options for single family homeownership targeted at households entering 
the homeownership market; very little housing exists in Clarkdale to meet the 
needs of this population – the entry level buyer and the middle housing 
buyer. 
 
For these reasons, the request to rezone the subject property from its current 
R-1 (Single Family Residential) to PAD-10 is supported by the General Plan 
and specifically Chapter 2, Land Use Element as required.   
 
Also germane to this analysis is Chapter 11: Housing Element of the General 
Plan, which sets forth specific goals, policies, and actions for the development 
of housing in Clarkdale.  
 
Guiding Principle H-1: Ensure that equal housing opportunities are provided 
for all sectors of the community, without regard to race, color, creed, or 
income. 
 
Goal H-1: Expand the availability of a variety of housing types throughout 
Clarkdale. 
Policy H-1 A: Encourage development of affordable workforce housing in 
Clarkdale. 
Policy H-1B: Provide development opportunities for cost-efficient forms of 
housing such as Tiny Homes, Modular construction, manufactured housing, 
condominiums, multigenerational housing, and single family attached dwelling 
units. 
 
Action 1: Support the use of Planned Area Developments (PADs) to encourage 
innovative design in the development of affordable housing. 
 
Action 2: Examine the practicalities of creating a housing trust, housing 
development authority, or other entity to encourage affordable ownership 
options. 
 
The proposed zone change supports the Housing Element by providing entry 
level and middle housing stock currently unavailable in the Clarkdale market. 
These lower-cost options are more affordable for first responders, teachers, 
and other essential employees who are having difficulty finding housing in 
town. The higher density afforded under the PAD-10 zoning is more cost-
efficient in terms of infrastructure improvements and construction costs. As 
the town continues to explore options for creating permanent affordable 
housing, any movement of the market to provide lower cost housing options 
is a benefit to those who struggle to find housing in Clarkdale; any increase in 
housing stock will help lower costs.  
 
Because the proposed rezoning furthers the Guiding Principle, goals, policies, 
and actions set forth in the Housing Element of the General Plan, this action is 
supported by and is in compliance with the Housing Element of the General 
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Plan as well.   
 
2.  Conformance with a Focus Area Plan: The amendment conforms to a 
Focus Area plan, if applicable.   
The subject property is not within the boundary of a Focus Area Plan. 
 
3. Buffering:  The proposed development provides buffering to adjacent land 
uses.   
 
The landscape plans submitted with the Preliminary Development Plan 
(Preliminary Plat) identify a number of privacy walls and fences to buffer the 
new development from adjacent neighborhoods.  
There is an interceding parcel between the subject property and the Third 
South Street neighborhood that is heavily vegetated. At a minimum of 60 feet 
wide, this area serves to further buffer the new development from the Third 
Street area. In addition, there is 25’ of setback between the property line and 
the construction envelope, which adds an additional 15 to 35 feet of 
separation from the property boundary. This area comprises 5.28 acres of 
open space.   
 

  
 
4. Traffic: The proposed development mitigates traffic impact.   
 
The on-site circulation system proposes intersection with existing major 
collectors.  This project contemplates connection to both Clarkdale Parkway 
and Cement Plant Road. Currently, they are both classified as Major Collectors 
and function at a Level of Service of A, meaning that there are low volumes of 
traffic, and the flow of traffic is not restricted. The design provides safe and 
efficient connectivity to the existing circulation system. It also provides 
sidewalks, bike lanes, and connection to existing social trails.  
 
5. Noise: The proposed development mitigates noise impact to surrounding 
properties. 
 
The Preliminary Development Plan (Preliminary Plat) proposes development of 
residential dwelling units, which will not create noise in excess of that created 
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by surrounding single-family dwelling units nearby. 
 
6. Zoning Code Conformance: The proposed development will conform to all 
existing zoning regulations, including the Outdoor Lighting Code and 
Landscape Design Standards. 
 
As submitted, the preliminary landscape plans are in conformance with all 
zoning regulations, including Chapter 8, Outdoor Lighting Code, Chapter 9, 
Landscape Design Standards, and the applicable sections of Chapter 4, 
General Provisions.   
 
 7. Community benefit: The proposal provides community benefits such as: 
 
Pedestrian connections: Pedestrian linkage between historic downtown 
Clarkdale is provided via a five foot (5’) wide sidewalk set back four feet (4’) 
from Clarkdale Parkway along the entire frontage of the project, as well as a 
6’ sidewalk along Cement Plant Road. Also, a dedicated trail is included to 
provide access to the existing social trails between Mountain Gate and 
Clarkdale – Jerome Schools.  
 
Vehicular connections: This project contemplates connection to both Clarkdale 
Parkway and Cement Plant Road. Currently, they are both classified as Major 
Collectors and function at a Level of Service of A, meaning that there are low 
volumes of traffic, and the flow of traffic is not restricted.  
 
Improvement to public right-of-way: This project will install curb, gutter, and 
sidewalk along its frontage with Clarkdale Parkway and Cement Plant Road in 
accordance with MAG standard and in compliance with Chapter 12, 
Subdivision Regulations. In addition, the project will include the sidewalk 
improvements described above.  
 
Installation of utility infrastructure: Installation of utility infrastructure 
associated with this project is at the sole cost and expense of the developer, 
and in full compliance with Chapter 12, Subdivision Regulations.   
 
Improvement of public space: Improvements of offsite public space include 
contributions to design and construction of a multi-use path along Clarkdale 
Parkway and $150,000 for design and construction of additional restroom 
facilities at Town Park. Additionally, small pocket parks and ramadas are 
provided throughout the site. 
 
Protection of open spaces: Approximately 5.12 acres of open space has been 
preserved along the wash on the north and west sides of the subject 
property.   
 
8. Required improvements: Funding and installation of all required 
improvements as specified by the Town shall be the responsibility of the 
applicant. The installation of all required improvements is the sole cost and 
expense of the developer, as well as construction of required offsite 
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improvements and contributions to water storage facilities. 
 
Comparative Analysis of Single-Family Residential v. Planned Area 
Development Zoning  
 
The current zoning district assigned to the subject property is R-1:  Single 
Family Residential.  This classification allows for the development of the 
following uses without further action: 
 
1.  Single Family Residential on a lot at least 10,000 square feet. This includes 
Tiny Homes.  
2. Publicly owned or operated park, playground or community building. 
3. Installation for sewer, water, gas, electric and telephone main lines and 
incidental appurtenances. 
4. Family Day Care Homes located on a public street. 
5. Bed and Breakfast establishment. 
6. Cultivation, possession, consumption, processing, manufacturing, and 
transportation of recreational marijuana at an individual’s primary residence 
for personal use. 
7.  Accessory uses, building or structures customarily incident to any use 
permitted by this section such as servant or guest quarters, private garages, 
private workshops, and home occupations.  
 
This zoning district also imposes the following development standards: 
 
1. Minimum lot size of 10,000 square feet. 
2. Maximum building height of 2 ½ stories, not to exceed 35 feet. 
3. Maximum lot coverage of 30%. 
4. Minimum lot frontage 60 feet. 
5. Minimum average lot width: 80 feet. 
6. Minimum setbacks from property lines: 20 feet front and rear; 10 feet side. 
 
For lots developed under the existing standards, a lot of 10,000 square feet 
would be limited to 3,000 square feet under roof, which would include the 
house, attached garage, and any accessory structures. Any structure could be 
a maximum of 35 feet high, including garages and storage buildings.  
 
Developed lots in Clarkdale carrying this zoning designation are almost all 
outside of platted subdivisions and are located in more rural areas of 
Clarkdale, along Old Jerome Highway, Minerich Road, and Bent River Road, 
for example.  
 
Development of the subject property under existing zoning would not require 
a development agreement and improvements would only have to meet 
minimum standards. This means that the street and road improvements 
installed along Clarkdale Parkway and Cement Plant Road would be to MAG 
standard (curb, gutter, 4’ sidewalk back of curb) and turned over to the Town 
for maintenance. Streetlights installed would be the obligation of the Town to 
maintain, and the developer would only have to cover the cost of 
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improvements to water storage that are in direct proportion to the impact of 
the development. Contributions to the Town Park, grant matches, and other 
requests would not be required.  
 
Approval of a preliminary and final plat would be required, but as with 
development standards, would only have to meet minimum standards to be 
approved.   
 
Planned Area Development Zoning Standards 
Like all zoning districts, the Planned Area Development zoning district 
provides development standards for projects subject to this district.  If the 
zone change is approved, these standards will apply to any project 
contemplated on the subject parcel.  Conformance to these requirements is 
not yet required unless and until the Town Council approves the rezoning.  
 
Chapter 6, Planned Unit Development and Planned Area Development of the 
Zoning Code sets forth the regulations for development of land using these 
formats. More specifically, Section 6-020 Standards for Planned Area 
Development, Subsection A sets forth the intent for Planned Area 
Developments as follows: 
 
1.    Provide for various types and combinations of land uses (such as 
commercial centers, single and multi-family housing, industrial complexes, 
and public spaces) through the adoption of preliminary and final development 
plans; 
 
2.    To establish planning and development control parameters while allowing 
sufficient flexibility to permit final detailed planning at the time of actual 
development, and to permit flexibility in land use, site design, placement of 
buildings, use of open spaces, and other development features; 
 
3.    To encourage and permit unified planning to achieve a compatible 
mixture and variety of land uses within the PAD and with the existing and 
anticipated development in the surrounding area; 
 
4.    To accomplish the purpose of zoning and other regulations to an 
equivalent or higher degree than where such regulations are designed to 
control development on individual lots; and 
 
5.    To promote economical and efficient land use, & improved level of 
amenities, appropriate and harmonious variety, creative design, and a better 
environment. 
 
If the zone change is approved, the Final Development Plan (Final Plat) must 
meet or exceed the intent of this section.  
  
Subsection B describes where a PAD may be established and requires 
compliance with the General Plan and surrounding development. 
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 “A PAD may be established where tracts suitable in location, area, and 
character for the uses and structures proposed will be planned and developed 
on a unified basis. Suitability of tracts for the development proposed shall be 
determined with reference to the General Plan, and to the existing and 
prospective character of surrounding development.” 
 
While conformance with the General Plan has been established above, 
continued conformance is required throughout the preliminary and final 
development plan approval process. 
 
Subsection B 2 sets forth the minimum requirements for a Planned Area 
Development in its definition of the same: 
 
•  Be a single development operation or a definitely programmed series of 
development operations.   
•  Be for principal and accessory structures and uses substantially related to 
the character and purposes of the district. 
•  Be developed according to a preliminary development plan that includes the 
locations of land uses, streets, utilities, and final development plans for all 
buildings, and other uses and improvements on the land as related to the 
buildings. 
•  Include a program for provision, operation, and maintenance of any areas, 
facilities, and improvements designated for common use. 
 
If the zone change is approved, conformance to these requirements will be 
mandatory in the Preliminary and Final Development Plan approval process. 
 
Subsection B 4 establishes the lot and yard requirements, much like each 
zoning district sets forth minimum lot sizes and setbacks. Those dimensions 
must be identified on the preliminary and final development plans.  It also 
identifies setback requirements for accessory structures, sloping lots, and 
other site details. 
 
If the zone change is approved, the details regarding lot size, setbacks, and 
related dimensional requirements shall be set forth in the preliminary and final 
development plans. 
 
Subsection B 5 sets forth requirements of a general nature that “shall ensure 
that public welfare and safety is preserved, and that provision is made for 
harmonious and appropriate development of the land…”.  This subsection 
allows the Planning Commission and/or Town Council to require additional 
improvements and enhancements to the PAD, including land for parks, 
schools, and other public purposes; coordination of streets with the existing 
circulation system; preservation of natural features, renderings and elevations 
of proposed buildings and structures; proof of adequate sanitary sewage and 
water systems; adequate fire protection; construction schedule, and other 
issues that would benefit the public.   
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Budget Impact: Not applicable.  
 
  

Recommendation: Staff recommends that the Council open the public hearing to take comments 
regarding the zone change from R-1 to PAD-10 on application no. 230147, 
then close the public hearing.  
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Staff Report 
Item Number: 5.B. 

 
Agenda Item: PUBLIC HEARING: Preliminary Development Plan (Preliminary Plat) 

for the Highlands at Clarkdale.  
The Planning Commission will hold a public hearing to take public comment 
on application no. 230147, The Highlands at Clarkdale, for consideration of 
the Preliminary Development Plan (Preliminary Plat) consisting of 139 single 
family residential lots on approximately 18.56 acres on a vacant parcel of land 
generally located at the Northwest corner of SR 89A, Cement Plant Road and 
Clarkdale Parkway - APN 400-05-010G, submitted by Jon Lash - Plateau 
Partners II, LLC.    
 
  

Staff Contact:  Ruth Mayday, Community Development Director 
  

Meeting Date: February 20, 2024 
 
  

Strategic Goal: This agenda item supports the following Clarkdale Strategic Goal Area: 

• Goal Area 5 - Plan for the maintenance and growth of quality 
infrastructure that is sustainable and resilient.  

 
    

Background: 1.  SUMMARY:   
The Purpose of this Public Hearing is to take comment on the proposed 
Preliminary Plat (Preliminary Development Plan) for approximately 18.56 acres 
of a 23.84-acre parcel located at the Northwest corner of SR 89A, Cement 
Plant Road and Clarkdale Parkway. Because the Rezoning and Preliminary 
Development Plan are interrelated, the Public Hearing will consider both items 
simultaneously. Two (2) separate actions will be taken by the Planning 
Commission: 

A. Discussion and Possible Action to Approve, Approve with Conditions, or 
Deny the rezoning of approximately 18.56 acres of a 23.84 acre parcel 
from R-1 (Single Family Residential) to PAD-10 (Planned Area 
Development, 8 Dwelling Units Per Acre) for a vacant parcel of land 
generally located at the Northwest corner of SR 89A, Cement Plant 
Road and Clarkdale Parkway, or send the item back to staff for 
additional work. If final action is taken, then forward the application to 
Town Council for recommendation of the same.    

B. Discussion and Possible Action to Approve, Approve with Conditions, or 
Deny the Preliminary Development Plan (Preliminary Plat) consisting of 

Page 44 of 90



139 Single family residential lots on approximately 18.56 acres, or send 
the item back to staff for additional work. If final action is taken, then 
forward the application to Town Council for recommendation of the 
same.    

 
This Preliminary Development Plan (Preliminary Plat) proposes the subdivision 
of approximately 18.56 acres into 139 lots for development of single family 
residences and concomitant improvements. The remaining 5.28 acres will be 
developed in a future phase and are not a part of this application.  

 
 
2. PROJECT INFORMATION: 
 
PARCEL NUMBER 
400-05-010G 
 
CURRENT ZONING 
R-1 Single Family Residential  
C - Commercial 
 
PROPOSED ZONING 
Planned Area Development – 10 
Eight (8) Dwelling Units per Acre 
 
ADJACENT ZONING 
‘R-1’ Single Family Residential 
‘R-2’ Single Family Residential 
‘PAD’ Mountain Gate 
‘C’ Commercial 
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SITE ACREAGE 
Total Parcel = 23.84 acres  
18.56 acres (this subdivision) 
5.28 acres (future Apartments) 
 
SINGLE FAMILY RESIDENTIAL 
Cluster Homes = 64 Units 
Small Lot 2-Story = 75 Units 
Total Units = 139 units /7.49 Units per Acre 
 
PARKING (Single Family Only) 
Garage Parking = 2 spaces per unit x 139 lots = 278 Spaces  
Street Parking = 38 spaces (one side of street only)  
Total Spaces = 316 Spaces (278 required) 
 
DEVELOPED AREA COVERAGE 
Buildings = 24.3% 
Hardscape = 22.9% 
Open Space = 28.9%  
 

  
 

 
Highlands PAD (All SF units) Mountain Gate PAD (small lot SF units) 
75 SFD small lot at 3,200 s.f. 116 Townhomes at 2,975 s.f. 
64 SFD cluster lots at 3,600 s.f. 225 Cottages at 5,096 s.f. 
Average Lot Size: 3,400 s.f. Average Lot Size 4,035 s.f. 
139 lots on 18.56 acres = 7.5 
DU/acre 

341 lots on 39.5 acres = 8.6 DU/acre 
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Upper Clarkdale:   
Block 61:  Average lot size:  5,401 density 8.06 
               (First South, Fourteenth, Second South, Fifteenth)  
Block 62:  Average lot size:  5,118 density 8.51 
               (Second South, Fourteenth, Third South, Fifteenth) 
Block 63:  Average lot size: 5,009 density 8.70 
       (Fifteenth, Sixteenth, First South, south of alley) 
Block 64:  Average lot size:  5,289 Density 8.24 
               (Fifteenth, Sixteenth, First South, south of alley) 
 

 
 
Public Notification: In compliance with A.R.S. 9-462.04, all property owners of 
record within 500’ of the subject property were notified of the proposal and 
public hearing via first-class mail on Feb. 2, 2024. While statutory notice is 
required for owners within 300’, staff notified residents in excess of that 
requirement to ensure transparency with adjacent neighborhoods. A notice 
was posted on the property on that same date; a notice was published in the 
Verde Independent on Feb. 3, 2024.  
 
Neighborhood Meeting: The applicant held a neighborhood meeting at St. 
Thomas Episcopal Church on Dec. 6, 2022. Approximately 50 residents were 
in attendance. Concerns expressed included capacity of water and wastewater 
systems, water supply, density, three story units, and traffic.   
 
3. ANALYSIS: 
 
The process for approval of a Preliminary Development Plan (Preliminary Plat) 
follows the same steps as approval of a Preliminary Plat, as set forth in 
Chapter 12, Subdivision Regulations, Article 12-4, Subdivision Platting 
Procedures and Requirements.   
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Stage 1 is a pre-application conference.  Staff met with the developer and his 
consultants on March 23, 2023, to review the proposed project.   
 
Stage 2 is Preliminary Plat approval, which is the current status of the project. 
This stage is intended to develop the plat and development plan in enough 
detail to provide the Town and the public with detailed information about the 
proposed project without requiring the detail necessary for the final 
development plan/final plat approval.  
 
Once the Preliminary Plat is approved, the project is subject to Technical 
Review. This step requires the submittal of more fully developed improvement 
plans for infrastructure to ensure concordance with the requirements set forth 
in relevant chapters of the zoning code.  
 
After technical review, the Final Plat and Final Development Plan are 
submitted for review and approval by staff and Town Council.  Both final 
documents reflect any changes required through the Preliminary 
Plat/Development Plan approvals, dedications of easements for public use, 
and finalized dimensions of all lots described in the plan. Once approved, the 
developer is required to provide financial assurance for completion of 
infrastructure construction, and then the plat is recorded with the Yavapai 
County Recorder’s Office.  
 
In cases where zone changes are required, approval of a Preliminary Plat by 
the Planning Commission must follow approval of the zone change. Because 
of the public’s concern regarding this project, and to ensure full transparency 
and an opportunity to take comment, the initial public hearing is being held in 
advance of the zoning approval.   
 
 As required by Section 12-4-030, the Community Development Director has 
reviewed the application and finds all components have been submitted and 
reviewed for substantial conformance to applicable code. The applicant has 
submitted all required engineering documents, including initial water and 
wastewater design, drainage and grading reports, street design, and letters of 
serviceability from all utilities serving the proposed subdivision. The 
documents have been provided to the Town Engineer, Mark Woodson, who 
has reviewed the reports and preliminary design.  All comments and 
corrections have been addressed by the applicant.  
 
Planned Area Development Standards 
 
Chapter 6, Planned Unit Development and Planned Area Development of the 
Zoning Code sets forth the regulations for development of land using these 
formats.  More specifically, Section 6-020 Standards for Planned Area 
Development, Subsection A sets forth the intent for Planned Area 
Developments as follows:  
 

1. Provide for various types and combinations of land uses (such as 
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commercial centers, single and multifamily housing, industrial 
complexes, and public spaces) through the adoption of preliminary and 
final development plans; 

2. To establish planning and development control parameters while 
allowing sufficient flexibility to permit final detailed planning at the time 
of actual development, and to permit flexibility in land use, site design, 
placement of buildings, use of open spaces, and other development 
features; 

3. To encourage and permit unified planning to achieve a compatible 
mixture and variety of land uses within the PAD and with the existing 
and anticipated development in the surrounding area; 

4. To accomplish the purpose of zoning and other regulations to an 
equivalent or higher degree than where such regulations are designed 
to control development on individual lots; and 

5. To promote economical and efficient land use, & improved level of 
amenities, appropriate and harmonious variety, creative design, and a 
better environment. 

 
Flexibility in land use, site design, placement of buildings and other features is 
critical in the development of housing that is intended to provide entry level 
and middle housing options. Governance of the development by a preliminary 
and final development plan will enable design that will meet the housing 
needs of a broad range of Clarkdale residents while providing architectural 
and other design parameters to ensure new development is compatible with 
the existing built environment and future development in the surrounding 
area. Economical and efficient land use helps control urban sprawl and 
lessens the cost of ongoing maintenance and operation of infrastructure; it is 
more cost-efficient to install and maintain infrastructure where densities are 
higher.   
 
The Town currently has two Planned Area Developments (PAD) currently 
under development: The Crossroads at Mingus and Mountain Gate. Both 
developments offer housing in differing densities to accommodate a variety of 
needs and incomes. The proposed Highlands PAD will use a similar model, 
offering a variety of high-density housing options similar in density to the 
Mountain Gate subdivision. 
 
Data previously discussed shows the proposed Highlands PAD and Mountain 
Gate PAD are very similar in housing types, density and lot sizes. The 
advantage of the Highlands is all the single-family housing units are detached 
and built on their own lots, providing an entry-level product for first time 
home buyers in two (2) configurations: a small lot two (2) story home and a 
motor court (cluster) arrangement.  
 
Higher density housing will provide a much-needed variety of housing options 
for Clarkdale and the region. Higher density housing creates a sense of 
community, is more affordable, and is more sustainable by using less 
infrastructure and resources and fewer maintenance costs for the owners 
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than traditional large-lot single family residentially zoned development. It also 
slows urban sprawl and encourages economic expansion of infrastructure. 
 
The following are the requirements for a PAD submittal: 
 

1. Uses Permitted: Single family, two-family, multifamily, detached, semi-
detached and attached dwelling are permitted uses, as is signage 
related to the development as well as on-site directional signage.  

2. Lot and Yard Requirements: Lot size, coverage, and setbacks are 
identified in the Preliminary Development Plan.  Zero lot lines are 
allowed as described in code.  

3. Other Requirements. The Commission and/or Town Council shall 
ensure that public welfare and safety is preserved, and that provision is 
made for harmonious and appropriate development of the land by 
requiring, as needed: 

 

a. Declaration of public use space for parks, schools, recreation areas, 
etc. 

Parks limited to the use of HOA members are identified on the preliminary 
development plan.  The impact of this project on the Clarkdale-Jerome 
School District does not warrant an additional school site.  Trails and bike 
paths are identified.  

b. Coordination of street layout with existing or planned streets. 
Streets have been designed to coordinate with existing streets and future 
streets identified in the General Plan.  

c. Preservation of natural features, such as trees, hilltops, water courses, and 
archaeological sites. 

There are no known archaeological sites on the subject property. Other 
natural features such as the wash on the north and west boundaries of the 
subject property have been preserved.  

d. Architectural plans of building design in addition to a final development 
plan for the PAD.   

Preliminary architectural plans and renderings have been submitted as part 
of the application; a selection have been included below.  

e. Proof of adequate sanitary sewage and water system. 
A will-serve letter has been issued by the Town for both water and 
wastewater services.  Preliminary design has been submitted to the Town 
Engineer for approval, which has been issued.  

f. Adequate fire protection. 
Utility plans set forth the locations of hydrants throughout the project.  

g. Schedule of plan implementation. 
If rezoning of the property is approved, a schedule of plan implementation 
will be submitted as part of the Final Development Plan.  

h. Additional issues of public interest.   
The developer has agreed to construct half-street improvements along the 
Cement Plant Road and Clarkdale Parkway in excess of the minimum 
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improvements required by code.   
 

 

 
 
Cluster Residences - 64 Single Family Residences 

• Units ranging from 1,100 sf. to 2,200 sf. 
• Separate lots, ranging from 3,000 to 3,700 sf.  
• Direct access 2 - car garage.  
• Private fenced yard. 
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Small Lot Detached Homes 75 Single Family Residential Units 

• Two-story units ranging from 1,600 to 1,800 sf. 
• Separate lots ranging from 2,400 to 3,200 sf. 
• Direct access two-car garage. 
• Private fenced yard. 
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Budget Impact: Not applicable.  
 
  

Recommendation: 
• Staff recommends that the Planning Commission hold the requisite 

Public Hearing to take comment on the proposed Preliminary 
Development Plan (Preliminary Plat). 
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Staff Report 
Item Number: 5.C. 

 
Agenda Item: Re-Zoning of approximately 18.56 acres of a 23.84 acre parcel for 

the proposed Highlands at Clarkdale.  
Discuss, consider and act upon application no. 230147, The Highlands at 
Clarkdale, for the proposed rezoning of approximately 18.56 acres of a 23.84 
acre parcel from R-1 (Single Family Residential) to PAD-10 (Planned Area 
Development, 8 dwelling units per acre) for a vacant parcel of land generally 
located at the Northwest corner of SR 89A, Cement Plant Road and Clarkdale 
Parkway - APN 400-05-010G, submitted by Jon Lash - Plateau Partners II, 
LLC.  
 
  

Staff Contact:  Ruth Mayday, Community Development Director 
  

Meeting Date: February 20, 2024 
 
  

Strategic Goal: This agenda item supports the following Clarkdale Strategic Goal Area: 

• Goal Area 5 - Plan for the maintenance and growth of quality 
infrastructure that is sustainable and resilient.  

  
    

Background: 1.  SUMMARY:   
The rezone from ‘R-1’ single family to Planned Area Development (PAD) will 
allow the applicant to pursue development of 139 single-family residences as 
a Planned Area Development rather than as R-1 (Single Family Residential, 
10,000 square foot minimum lot size). The application encompasses 18.56 
acres of a 23.84 acre parcel. The remaining 5.28 acres are not a part of this 
application.  
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2. PROJECT INFORMATION:  
 
PARCEL NUMBER 
400-05-010G 
 
CURRENT ZONING 
R-1 Single Family Residential  
C - Commercial 
 
PROPOSED ZONING 
Planned Area Development – 10 
Eight (8) Dwelling Units per Acre 
 
ADJACENT ZONING: 
‘R-1’ Single Family Residential 
‘R-2’ Single Family Residential 
‘PAD’ Mountain Gate 
‘C’ Commercial 
 
SITE ACREAGE 
Total Parcel = 23.84 acres  
18.56 acres (this subdivision) 
 
SINGLE FAMILY RESIDENTIAL 
Cluster 1-Story = 64 Units 
Small Lot 2-Story = 75 Units 
Total Units = 139 units /7.49 Units per Acre 
 
PARKING (Single Family Only) 
Garage Parking = 2 spaces per unit x 139 lots = 278 Spaces  
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Street Parking = 38 spaces (one side of street only)  
Total Spaces = 316 Spaces (278 required) 
 
DEVELOPED AREA COVERAGE 
Buildings = 24.3% 
Hardscape = 22.9% 
Open Space = 28.9%  
 
Public Notification: In compliance with A.R.S. 9-462.04, all property owners of 
record within 500’ of the subject property were notified of the proposal and 
public hearing via first-class mail on Feb. 2, 2024. While statutory notice is 
required for owners within 300’, staff notified residents in excess of that 
requirement to ensure transparency with adjacent neighborhoods. A notice 
was posted on the property on that same date; a notice was published in the 
Verde Independent on Feb. 3, 2024.  
 
Neighborhood Meeting: The applicant held a neighborhood meeting at St. 
Thomas Episcopal Church on Dec. 6, 2022.  Approximately 50 residents were 
in attendance. Concerns expressed included capacity of water and wastewater 
systems, water supply, density, three-story units, and traffic.   
 
3. ANALYSIS: 
 
This action proposes rezoning a portion of the subject property from R-1 
(Single Family Residential) to Planned Area Development 10 (8 dwelling units 
per acre). Similar actions have been taken by the Town in the past with 
respect to changing zoning from R-1 to Planned Area Development. Both 
Mountain Gate, located directly across Clarkdale Parkway from the subject 
property, and Crossroads at Mingus, located south of Mescal Spur, were 
zoned R-1 and rezoned to PAD to allow for higher density development. 
Zoning districts used in this fashion are called “holding” districts and are 
typically used when the end use has not yet been determined. This practice 
has been used in Clarkdale since the approval of Ordinance 43, rezoning a 
parcel of land from R-1 to CR (Commercial and Residential-no longer used) in 
August 1976. 
 
Application 
1. A detailed description of the proposed development plan for which the 
zone change is being requested including a specific schedule for proposed 
improvements. (A.R.S. 9-462.01.12.E). The development plan shall include a 
statement of intended use and a general layout of the property including 
proposed building placement, parking lot design and access. 
 
The applicant has included the above elements of the application. Because 
this application is to change zoning from R-1 to Planned Area Development, a 
specific schedule for improvements cannot be provided as there is no date 
certain for approval of the Final Development Plan or Final Plat. The statute 
reads as follows: “The legislative body may approve a change of zone 
conditioned on a schedule for development of the specific use or uses for 
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which rezoning is requested.” (A.R.S. 9-462.01.12.E) 
 
2. A draft site plan showing the proposed building layout, parking and all 
proposed construction or modifications to an existing structure. The site plan 
shall include notation for any proposed dedication of public rights-of-way or 
drainage areas. 
 
The Preliminary Development Plan (Preliminary Plat) provides this information 
in lieu of a site plan. Should the zone change be approved, the Final 
Development Plan will serve as the site plan. The staff find that this 
requirement has been met. 
 
 3. A narrative of how the requested zone change complies with the Clarkdale 
General Plan. (A.R.S. 9-462-01-12.F). 
 
A detailed analysis of General Plan compliance has been provided in the staff 
report for the public hearing for the proposed zone change, and in this report. 
The staff find that this requirement has been met. 
 
4. Completed application. 
  
A completed application has been submitted to the Community Development 
Department.  Staff has deemed it administratively complete and finds that this 
requirement has been met. 
 
5. Legal description of the property. 
 
A legal description of the property has been submitted as part of the 
application to the Community Development Department. The staff find that 
this requirement has been met.  
  
6. Copy of property title or statement of letter of authorization from the 
property owner. 
 
Both a title report and letter of authorization from the property owner have 
been submitted to the Community Development Department. The staff find 
that this requirement has been met. 
 
 7. Proposed citizen participation plan to ensure the applicant pursues early 
and effective participation from the community regarding the proposed zoning 
amendment. This plan shall be implemented prior to the first public hearing. A 
summary of the neighborhood input shall be presented by the applicant to the 
Planning Commission. 
 
The developer held a neighborhood meeting with residents on Dec. 6, 2022, 
at St. Thomas Episcopal Church. Notification was provided to all residents 
within 750 feet of the property boundary via U.S. Mail and published in a 
paper of general circulation, both fifteen (15) days in advance of the 
neighborhood meeting. The applicant has provided a summary of the 
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meeting, which is attached to this report. The staff found that the meeting 
was held well in advance of the public hearing and that this requirement had 
been met.  
 
8. The application shall be accompanied by maps showing the subject 
property as well as the surrounding area and a list of names and addresses of 
abutting property owners. 
 
The Preliminary Plat, submitted as part of this application, shows the subject 
property, surrounding area, and identifies ownership of abutting property 
owners.  
 
Citizen Participation and Public Hearings 
 
The purpose of the citizen participation process is to: 
 
A. Ensure that applicants pursue early and effective citizen participation in 
conjunction with their application, giving them the opportunity to understand 
and try to mitigate any real or perceived impacts their application may have 
on the community; 

The applicant held a neighborhood meeting on December 6, 2022, well in 
advance of submitting an application, to engage residents in direct 
conversations about the proposed project. Staff has met or conversed with 
all residents who have requested meetings or submitted emails requesting 
additional information.  Information has been posted on the Town’s 
website regarding the plat, landscaping plans, and proposed architectural 
renderings. 

 
B. Ensure that the citizens and property owners of Clarkdale have an 
adequate opportunity to learn about the applications that may affect them 
and to work with applicants to resolve concerns at an early stage of the 
process; 

The applicant held a neighborhood meeting eleven months in advance of 
application, at which time the residents, citizens, and property owners had 
an opportunity to learn about the application and express their concerns 
early on. Specifically, the initial plan proposed a three-story unit; based on 
the objections of the residents and others present at the neighborhood 
meeting, the height was reduced to two (2) stories. 

 
C. Facilitate ongoing communications between the applicant, interested 
citizens and property owners, Town staff, and elected officials throughout the 
application review process.   

Staff have shared concerns expressed by residents and interested citizens 
as they have been received.  Information has been provided to those 
requesting it as governed by Arizona Revised Statutes.  

 
The citizen participation plan is not intended to produce complete consensus 
on all applications but to encourage applicants to be good neighbors and to 
allow for informed decision-making. 
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The applicant has been forthcoming with information and responded to all 
staff requests for additional or clarifying information necessary for the 
Planning Commission and Town Council to make an informed decision.  

 
The process for approval of a re-zone or zone change includes the following 
steps and actions: 
 
1.  A minimum of one (1) public hearing before the Planning and Zoning 
Commission. 

A public hearing has been scheduled for Feb. 20, 2024, at 4:30 pm in the 
Men’s Lounge in the Clark Memorial Clubhouse.  

 
2.  The Town shall notify all affected property owners within three hundred 
(300) feet of the subject property no less than fifteen (15) days prior to the 
public hearing date. The notice shall include the time, date, and place for the 
public hearing as well as a description of the proposed change in land use and 
a map of the site, and reference to where comments regarding the change 
can be made.  

Notice in conformance with this requirement was completed on Feb. 2, 
2024, and mailed to all residents within five hundred (500) feet of the 
subject property. 

 
3.  The affected property shall be posted fifteen (15) days in advance of the 
public hearing date so that the following are visible from a distance of one 
hundred (100) feet; the word “zoning”, the present zoning district 
classification, the proposed zoning district classification and the date and time 
of the hearing. 

The property was posted in compliance with the above requirements on or 
before Feb. 2, 2024.   

 
4.  A notice shall be published at least once in a newspaper of general 
circulation at least fifteen (15) days in advance of the public hearing. 

A notice was published in the Verde Valley Independent on Feb. 4, 2024, 
that included the time, date, and location of the meeting, a description of 
the action to be taken, a map of the site, and information regarding where 
comments may be sent.  

 
Considerations for Recommendations of the Commission 
 
After reviewing the application and determining it is administratively and 
substantively complete, the Commission must make a recommendation to 
Town Council with respect to the zoning change. To determine their 
recommendations, the Planning commission can consider the following: 
 

1. The amendment conforms to the Clarkdale General Plan, specifically 
the Land Use Element. 

2. The amendment conforms to a Focus Area plan, if applicable. 
3. The proposed development provides buffering for adjacent land use. 
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4. The proposed development mitigates traffic impact. 
5. The proposed development mitigates noise impact on surrounding 

properties. 
6. The proposed development will conform to all existing zoning 

regulations, including the Outdoor Lighting Code and Landscape Design 
Standards. 

7. The proposal provides community benefits such as: 

a. Pedestrian connections  
b. Vehicular connections 
c. Improvement to public right-of-way 
d. Installation of utility infrastructure 
e. Improvement of public space 
f.  Protection of open spaces 

8. Funding and installation of all required improvements as specified by the 
Town shall be the responsibility of the applicant. 
 
First among those is conformance to the General Plan, as described in Section 
13-020, Procedure for Amendment, and the Land Use Element specifically: 
 
General Plan Conformance. All amendments that change the boundaries of 
any zoning district or change the text of the Zoning Ordinance must conform 
to the adopted General Plan of the Town of Clarkdale. Any re-zoning 
ordinance, if adopted, shall further the implementation of, and not be 
contrary to, the goals, policies, and applicable elements of the General Plan. A 
re-zoning conforms with the land use element of the General Plan if it 
proposes land uses, densities, or intensities within the range of the subject 
property as stated in the General Plan or any amendment thereto. 
 
1. General Plan Compliance: The proposed amendment conforms to the 
Clarkdale General Plan, specifically the Land Use Element.   

The request to rezone the subject property from its current R-1 (Single 
Family Residential) to PAD-10 is supported by the General Plan and 
specifically Chapter 2, Land Use Element as required. It also furthers the 
Guiding Principle, goals, policies, and actions set forth in the Housing 
Element of the General Plan. Therefore, staff finds that this requirement 
has been met. 
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2.  Conformance with a Focus Area Plan: The amendment conforms to a 
Focus Area plan, if applicable. 

The subject property is not within the boundary of any Focus Area Plan. 
The staff finds that this requirement is not applicable to this request.  

 
3. Buffering: The proposed development provides buffering for adjacent land 
use. 

The landscape plans submitted with the Preliminary Development Plan 
(Preliminary Plat) identify privacy walls and fences  that will buffer the new 
development from adjacent neighborhoods. There is an interceding parcel 
between the subject property and the Third South Street neighborhood 
that is heavily vegetated. At a minimum of 60 feet wide, this area serves to 
further buffer the new development from the Third South Street area. In 
addition, there is 25’ of setback between the property line and the 
construction envelope, which adds an additional 15 to 35 feet of separation 
from the property boundary. This area comprises 5.28 acres of open space. 
The staff finds that the application meets this requirement. 
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4. Traffic: The proposed development mitigates traffic impact.  

This project contemplates connections to both Clarkdale Parkway and 
Cement Plant Road, which are both classified as major collectors and 
function at a level of service of 'A'. The design provides safe and efficient 
connectivity to the existing circulation system.   

 
5. Noise: The proposed development mitigates noise impact on surrounding 
properties. 

The Preliminary Development Plan (Preliminary Plat) proposes development 
of residential dwelling units, which will not create noise in excess of that 
created by surrounding single-family dwelling units nearby. The staff finds 
that this standard has been met.  

 
6. Zoning Code Conformance: The proposed development will conform to all 
existing zoning regulations, including the Outdoor Lighting Code and 
Landscape Design Standards. 

As submitted, the Preliminary Development Plan meets or will meet the 
development standards set forth in the Zoning Code. The staff finds that 
this requirement has been met.  

 
7. Community benefit: The proposal provides community benefits such as: 

a. Pedestrian connections  
b. Vehicular connections 
c. Improvement to public right-of-way  
d. Installation of utility infrastructure  
e. Improvement of public space   
f. Protection of open spaces 

A detailed analysis of these community benefits was included in the staff 
report for the public hearing. Based on that analysis, staff finds that the 
application meets the requirements of this section.  

 
8. Required improvements: Funding and installation of all required 
improvements as specified by the Town shall be the responsibility of the 
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applicant.   
Preliminary plans for utility and road improvements were included in the 
application and have been reviewed and approved by Mark Woodson, 
Town Engineer. The developer understands and agrees that funding and 
installation of the required improvements is at his sole cost and expense. 
The staff finds that this condition has been fulfilled. 

 
Finally, Section 13-020 (F) (8) requires the Commission to make a report and 
recommendation to the Town Council. The Planning Commission forwards the 
application to Town Council with appropriate recommendations and findings 
of fact.  
 
RECOMMENDATION 
 
This application meets the requirements set forth in Town Code and Arizona 
Revised Statutes, as set forth in this staff report and summarized herein: 

1. General Plan Conformance 
2. Complete Application 
3. Citizen Participation 
4. Public Hearing 
5.  Recommendations 

 

a. The amendment conforms to the Clarkdale General Plan, specifically 
the Land Use Element. 

b. The amendment conforms to a Focus Area plan, if applicable. 
c. The proposed development provides buffering for adjacent land use. 
d. The proposed development mitigates traffic impact. 
e. The proposed development mitigates the noise impact on surrounding 

properties. 
f. The proposed development will conform to all existing zoning 

regulations, including the Outdoor Lighting Code and Landscape Design 
Standards. 

g. The proposal provides community benefits such as: 

• Pedestrian connections  
• Vehicular connections 
• Improvement to public right-of-way 
• Installation of utility infrastructure 
• Improvement of public space 
• Protection of open spaces 

h. Funding and installation of all required improvements as specified by the 
Town shall be the responsibility of the applicant. 
 
The Planning Commission has the ability to take the following actions: 
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1. Approve the application as submitted and forward it to Town Council 
with a recommendation for the same.   

2. Approve the application with stipulations and forward it to Town 
Council with a recommendation for approval.  

3. Send the application back to Staff for additional work. Sending the 
application back to staff for additional work can be done when the 
Commission desires additional information from the staff and/or 
applicant.   

4. Deny the application and forward it to Town Council with a 
recommendation for the same. To deny the application and forward it 
to Town Council with a recommendation for the same, the Commission 
must find that the application is somehow deficient and/or is not in 
conformance with the General Plan.  

 
The application as submitted complies with the technical requirements for a 
rezoning and meets the standards for a complete submittal; it is also in 
substantial conformance with the General Plan. Therefore, staff recommends 
approval of the requested zone change from R-1 (Single Family Residential) to 
Planned Area Development (PAD) and forwarding it to Town Council with a 
recommendation for the same. 
  

Budget Impact: Not applicable.  
 
  

Recommendation: Staff recommends that the Planning Commission approve application no. 
230147, The Highlands at Clarkdale, for the proposed rezoning of 
approximately 18.56 acres of a 23.84 acre parcel from R-1 (Single Family 
Residential) to PAD-10 (Planned Area Development, 8 dwelling units per acre) 
for a vacant parcel of land generally located at the Northwest corner of SR 
89A, Cement Plant Road and Clarkdale Parkway - APN 400-05-010G, 
submitted by Jon Lash - Plateau Partners II, LLC.  
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Staff Report 
Item Number: 5.D. 

 
Agenda Item: Preliminary Development Plan (Preliminary Plat) for the Highlands 

at Clarkdale 
Discuss, consider and act upon application no. 230147, The Highlands at 
Clarkdale, for consideration of the Preliminary Development Plan (Preliminary 
Plat) consisting of 139 single family residential lots on approximately 18.56 
acres on a vacant parcel of land generally located at the Northwest corner of 
SR 89A, Cement Plant Road and Clarkdale Parkway - APN 400-05-010G, 
submitted by Jon Lash - Plateau Partners II, LLC.    
 
  

Staff Contact:  Ruth Mayday, Community Development Director 
  

Meeting Date: February 20, 2024 
 
  

Strategic Goal: This agenda item supports the following Clarkdale Strategic Goal Area: 

• Goal Area 5 - Plan for the maintenance and growth of quality 
infrastructure that is sustainable and resilient.  

 
    

Background: 1.  SUMMARY:   
 
The Preliminary Development Plan (Preliminary Plat) proposes the subdivision 
of approximately 18.56 acres of a 23.84 acre parcel into 139 single family 
residential lots. The application encompasses 18.56 acres of a 23.84 acre 
parcel. The remaining 5.28 acres are not a part of this application.  
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Public Notification: In compliance with A.R.S. 9-462.04, all property owners of 
record within 500’ of the subject property were notified of the proposal and 
public hearing via first-class mail on Feb. 2, 2024. While statutory notice is 
required for owners within 300’, staff notified residents in excess of that 
requirement to ensure transparency with adjacent neighborhoods.  A notice 
was posted on the property on that same date; the notice was published in 
the Verde Independent on Feb. 3, 2024.  
 
Neighborhood Meeting: The applicant held a neighborhood meeting at St. 
Thomas Episcopal Church on Dec. 6, 2022. Approximately 50 residents were 
in attendance. Concerns expressed included capacity of water and wastewater 
systems, water supply, density, three-story units, and traffic.   
 
2. ANALYSIS: 
 
This action proposes approval of a Preliminary Development Plan (PDP) and a 
Preliminary Plat (PP), which identifies the proposed subdivision of land, 
configuration of streets, and locations of amenities such as parks, trails, and 
other amenities, among other things.  
 
Because PDPs and FDPs provide graphical definition of development 
standards and further define development of Preliminary and Final Plats, they 
follow the same approval process and run concurrent with the plats to which 
they are attached.  
 
That process is set forth in Chapter 12, Subdivision Regulations, Article 12-4, 
Subdivision Platting Procedures and Requirements, and discussed in detail in 
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the staff report for the public hearing on the PDP/PP. Among those 
requirements is that the rezoning to Planned Area Development (PAD) be 
approved prior to approval of a PDP/PP. However, given the interest in this 
project and its interrelatedness to the rezoning request, it is the staff’s opinion 
that this public hearing be held at the same time as the rezoning request to 
provide transparency above that required in code.   
 
Staff has reviewed the application and finds that it meets the requirements 
set forth in Section 12-4-030, Stage II- Preliminary Plat. The PDP has been 
circulated among agencies having jurisdiction for their review and comment. 
To date, the only correction has been a request by the Verde Valley Fire 
Department to add a fire hydrant. The Preliminary drainage and grading 
report, civil improvements, and related engineering documents submitted 
have been reviewed by the Town Engineer, Mark Woodson. All comments and 
corrections have been clarified and corrected in subsequent submittals.   
  

Budget Impact: Not applicable.  
 
  

Recommendation: This application meets the requirements set forth in Chapter 6, Planned Unit 
Development and Planned Area Development, and Chapter 12, Subdivision 
Regulations, Article 12-4, Subdivision Platting Procedures and Requirements, 
except Subsection A, Zoning.  Therefore, the staff recommends that the 
Planning Commission table this item and send it back to staff until such time 
as the zoning question has been resolved.  
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