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MEMO 

 
TO:   Planning and Zoning Commission 
 
FROM:  Sheila DeSchaaf, 

Planning & Development Director 
 
DATE:   November 7, 2016 
 
SUBJECT: Zoning Map amendment from R1-8 MH to C-1          
   301 S. Colcord Rd      P16-008 
 
Background 
The applicant is requesting approval of a zone change from R1-8 MH Single Family Residential 
to Commercial to accommodate the opening of a coffee shop at 301 S. Colcord Road. This could 
be accomplished by amending the zoning to C-1 Commercial, Neighborhood Services District.  
The subject site presently has church uses established.  
 
Churches are conditionally permitted uses in R1 districts. The church use of this property was 
established prior to the requirement for conditional use permit approval. Therefore, the church 
use of this site is a legal, non-conforming use. A non-conforming use of land or structure may 
not be enlarged, extended, reconstructed or structurally altered, unless such enlargement, 
extension, expansion, reconstruction or structural alteration and further use of the property 
conforms with Chapter 154 of Payson Town Code (Unified Development Code). Accessory uses 
are expressly permitted, and the proposed coffee shop could be considered accessory to the 
primary use of this property as a church. However, any use that is not permitted in a particular 
zoning district shall not be considered as an accessory use in that district. Because the coffee 
shop is categorized as a neighborhood retail type use within the Table of Residential District 
Uses and classified as a “Use Not Permitted”, a rezoning of the property is necessary to 
accommodate the desired use. Any request for rezoning by the property owner requires existing 
non-conforming uses be brought into compliance with Chapter 154 of Payson Town Code. 
 
The site is bordered by C-2 and R3-MH zoned property to the east, presently utilized as a self-
service carwash, and apartment homes respectively. The site is bordered to the south by R3-MH 
zoned property, which presently contains a mix of residential and limited commercial uses. R1-8 
MH zoned property borders this site to the north and west. Typical residential uses have been 
established on the west side of S. Colcord Road west of this site, and the property north of the 
subject site is currently in use as a classroom facility, a legal-nonconforming use. 
  
Analysis 
The Unified Development Code requires changes in land use to be consistent with the Town of 
Payson General Plan. The Land Use Element (Section 6.4) of the 2014 Town of Payson General 
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Plan designates this property for Mixed-Use development.  Mixed-Use designations denote areas 
where a vertical mix of uses is encouraged (i.e., buildings with retail or restaurants/cafes on the 
ground floor with office or residential units above). The buildings will range in density and 
intensity with the highest density of development focused at district cores or major intersections. 
Minimum FAR of 1.25.  The C-1 Commercial (Neighborhood Services District) zoning district 
category could accommodate the applicant’s request and conform to the Land Use Element of 
the General Plan. C-1 zoning districts would allow for a vertical mix of limited commercial and 
residential uses. 
 
This application has been reviewed by the Development Services Committee, no adverse 
comments were received. Engineering/Public Works, Building and Sanitary did provide 
comments for consideration during the entitlement process including roadway improvements, 
parking, permitting and capacity. 
 
The public right of way improvements adjacent to this site do not currently comply with Town of 
Payson minimum standards for the level of improvement. Generally, when a property requests 
additional entitlements, it is made incumbent upon the applicant to bring the property into 
conformance with minimum standards.  Specifically, curb, gutter, sidewalk, street right of way 
and right of way landscaping between the public way and private parking lots are required.  
South Colcord Road adjacent to this site is substandard in that it does not have any of these 
elements. The right of way is currently not wide enough for all of these elements to be 
constructed, nor is it feasible to construct the necessary improvements one property at a time 
exclusive of surrounding properties. In order to have adequate right of way for future 
construction of roadway improvements, so that South Colcord Road may be reconstructed (from 
the improvements adjacent to Cottage Creek Subdivision north of this site to the intersection of 
West Bonita and South Colcord Road) the property owner shall dedicate 5 feet of property along 
the west property boundary of this site.   
 
West Bonita Street adjacent to this site includes a curb, gutter and sidewalk but no 
landscaping/screening or buffering of the parking lot. South Ash Street adjacent to this site is 
paved, but much like the west property line, the street improvements and private parking 
improvements run together as one continuous strip of asphalt with no curb, gutter, sidewalk, or 
landscape buffer.   
 
The proposed coffee shop building presently has three parking spaces west of the building west 
entrance, which require drivers to back out onto South Colcord Road.  Current Town Code 
requires all parking lots to be entered and exited in a forward motion of the vehicle. Upon 
application for a building permit the owner/applicant shall address site improvements that will 
remove these parking spaces and reconfigure this portion of the site to conform to minimum 
standards. 
 
Tenant improvements for the conversion of the coffee shop building from its previous use to the 
proposed use require approval through the building permit process. Permits have not yet been 
obtained. The owner/applicant shall obtain all necessary permits related to the establishment of 
this use. This includes complying with Northern Gila County Sanitary District requirements. 
Additional capacity of 250 gallons per day is anticipated. 
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Staff Recommendation: 
Staff finds that this rezoning request could be appropriate and consistent with surrounding land 
uses. Staff recommends approval of this rezoning application subject to the following three 
conditions: 

1) Applicant/owner shall obtain all necessary building permits for the tenant improvements 
within the coffee shop structure. 

2) Upon application for a building permit the applicant/owner shall address site 
improvements that will remove the parking spaces on the west side of the coffee house 
and reconfigure this portion of the site to conform to minimum standards. 

3) Applicant/owner shall dedicate 5 feet of property along the west property boundary of 
this site for future public roadway improvements prior to submitting an application for a 
building permit for this project. 

  
Suggested Motion to recommend Approval: 
 

“I move the Planning & Zoning Commission recommend to the Town Council approval of 
P16-008, a request to rezone a 2.51 acre property located at 301 S. Colcord Road 304-03-
007A from R1-8 MH to C-1 subject to the three conditions listed in the staff memo.” 

 
Neighborhood Involvement 
 
A Citizens Participation meeting was conducted on October 13, 2016 at 301 S. Colcord Road. 
The Citizens Participation Report is included with the submittal documents for review. 
 
 
 
















