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MEMO 
 
TO:      Planning and Zoning Commission 
 
FROM:     Sheila DeSchaaf, Planning & Development Director 
 
DATE:     April 6, 2015 
 
SUBJECT:         Conditional Use Permit-     CUP15-002 

     111 W. Longhorn Road, Hotel use in C-2 Zoning District 
 
Background 
This is a request by Payson Hotel Investors, LLC, property owner; Brian Laubenthaul, agent, for 
a Conditional Use Permit to allow hotel use of a C-2 zoned property located at 111 W. Longhorn 
Road, Gila County Assessor parcel number 304-02-027J and 304-02-027F. The property is 
presently undeveloped and is bordered by C-3 zoned property to the north, C-2 property to the 
east and west, and R1-8MH zoned property to the south. It is important to note, that portions of 
the C-2 property to the west of this site are currently utilized for single family residential uses.  
 
Analysis 
The applicant has proposed a three-story, 70-room hotel with an outdoor swimming pool. The 
site plan for the 1.63 acre site proposes access onto both W. Longhorn Road and S. Beeline 
Highway. The easternmost entry/exit on Longhorn Road would be a joint use access with the 
Walgreens store. The Beeline Highway entry/exit would be a joint use access with both 
Walgreens and Del Taco. 
 
This project has been reviewed by the Development Services Committee and the applicant is 
aware of Town of Payson requirements for permitting.  The site is within the Town’s 
Commercial Design Review overlay district and will require Design Review approval prior to 
permitting. 
 
Areas for retention or detention should maintain existing native plants on the site and be 
landscaped with appropriate materials and integrated into the overall design and layout of the 
development.  Development on this site proposes a 24’ wide, 5’ deep concrete channel along the 
west property line. This appears to be in conflict with the proposed pool location, and does not 
meaningfully integrate drainage facilities in a manner that enhances the future appearance of the 
open space or existing Ponderosa Pines on the property.  Given the heavy flows of water through 
this site, achieving a “natural” looking project upon completion may have to rely heavily upon 
non-traditional concrete finishes and/or wall materials for the proposed channel improvements. 
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When any non-residential use or structure is commenced, a solid, continuously opaque, masonry 
wall of 6 feet in height shall be constructed along side and rear property lines adjacent to any 
residential zoned district. In this case, a wall would be required to be constructed along the south 
property boundary of this project. When the adjacent use is residential, like the south portion of 
the western boundary of this property, screening shall be required between uses. Specifically, in 
this portion of the site a continuous planting of native coniferous trees and shrubs or a continuous 
masonry type wall that is architecturally compatible with the project aesthetic or an approved 
combination thereof for an opaque “screen” at a minimum initial height of 6’. 
 
Screening of parking facilities from the Longhorn Road right of way will be required. The 
proposed parking area at the rear of this site shall include planted islands large enough to 
accommodate trees and low shrubs between opposing rows and at the ends of parking rows. A 
tree and plant conservation plan shall be completed and submitted with the Design Review 
application for this project to show how significant trees over six inches in diameter will be 
protected in place within the overall development.  
 
The number of parking spaces provided is adequate. However, obtaining a shared parking 
agreement with adjacent businesses could help alleviate the amount of parking spaces required 
for this project. This could also allow for more natural looking drainage improvements and the 
preservation of existing native trees. 
 
Staff Recommendation: 
This use could be compatible with the topography and adjacent land uses, and staff recommends 
approval of this application subject to the conditions listed below: 

1. The applicant shall address the drainage, tree preservation, landscaping, screening/buffering 
considerations highlighted in this review prior to the submittal of a Design Review application 
for this project. 

2. Development shall be in substantial conformance with the site plan submitted dated March 21, 
2015. 

3.  The length of this Conditional Use Permit shall run concurrent with the use of this property. 
That is, as long as this property is used for a hotel use then the use permit is applicable. 
Change in uses or additional uses may require separate approvals or a modification to this 
Conditional Use Permit. 

 
Suggested Motion to Approve: 
“I move the Planning & Zoning Commission approve CUP15-002, a request to allow a hotel use 
on the property located at 111 W. Longhorn Road, Assessor Parcel number 304-02-027J and 
304-02-027F subject to the conditions recommended by staff.” 
 
Neighborhood Involvement 
A Citizens Participation meeting was conducted on the property on March 11, 2015. The 
Citizens Participation Report and related correspondence are attached for review. 




















