
Town of Camp Verde Vision Statement 
 “Camp Verde is welcoming, a safe community, a vibrant economy, 

thoughtfully growing, and offering an exceptional quality of life.” 

AGENDA 
TOWN OF CAMP VERDE 

SPECIAL SESSION 
MAYOR AND COUNCIL 

  473 S. MAIN STREET, SUITE 106 
WEDNESDAY, APRIL 9, 2025 at 5:00 P.M. 

ZOOM MEETING LINK:   
https://us02web.zoom.us/j/86888683814?pwd=ypk2oEeDgLlo2hHECssuSnmxbdLwUE.1 

one Tap Mobile: 1-253-215-8782 or 1-346-248-7799 
Meeting ID: 868 8868 3814

Passcode: 110867 

Note: Council member(s) may attend Council Sessions either in person, by telephone, or 
internet/video conferencing.       

1. Call to Order

2. Roll Call. Council Members Brian Bolton, Wendy Escoffier, Robert Foreman, Robin
Godwin, Jessie Murdock, Vice Mayor Marie Moore, and Mayor Dee Jenkins.

3. Pledge of Allegiance

4. Public Hearing:  Discussion, consideration, and possible approval for a Use
Permit to operate a Recreational Vehicle Park with conditions, located at 1738
Arena Del Loma Road (APN 404-18-178Q).   Staff Resource: Town Manager/Interim
Community Development Director Miranda Fisher. Pg. 3

Staff Presentation
Applicant Presentation
Open Public Hearing
Close Public Hearing
Council Discussion

5. Adjournment
Note: Upon a public majority vote of a quorum of the Town Council, the Council may hold an
executive session, which will not be open to the public, regarding any item listed on the agenda
but only for the purpose of discussion or consultation for legal advice with the Town Attorney as
permitted by A.R.S. § 38-431.03(A)(3).  Any other executive sessions will be separately included
on the agenda above if an executive session will be held at the meeting.

Pursuant to A.R.S. §38-431.01 Meetings shall be open to the public - All meetings of any public
body shall be public meetings and all persons so desiring shall be permitted to attend and listen
to the deliberations and proceedings. All legal action of public bodies shall occur during a public
meeting. Pursuant to Town Code, Section 2-3-7.1 the Mayor shall call for a vote of the Council
to allow the meeting to continue past the deadline of 10:00 p.m. The Town of Camp Verde
Council Chambers is accessible to persons with disabilities. Those with special accessibility or
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accommodation needs, such as large typeface print, may request these at the Office of the Town 
Clerk at 928-554-0021. 

CERTIFICATION OF POSTING OF NOTICE 
The undersigned hereby certifies that a copy of the foregoing notice was duly 
posted at the Town of Camp Verde and Bashas on 4-2-2025    at 5:00  p.m. in 
accordance with the statement filed by the Camp Verde Town Council with the 
Town Clerk 
__Leah Rhodes______  
Leah Rhodes, Town Clerk 
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Town Council 
Agenda Information Memorandum 

Meeting Date: April 9, 2025 

Agenda Item Type:  
☐ Consent Agenda ☐ Informational Presentation ☐ Discussion Item
☒ Action/Decision Item ☐ Executive Session Request ☐ Other:

Requesting Department: Community Development  
Staff Resource: Town Manager / Interim Community Development Director, Miranda Fisher 

Agenda Title Public Hearing:  Discussion, consideration, and possible approval of Resolution 2025- 1174, 
resolution of the Mayor and Common Council of the Town of Camp Verde, Yavapai County, Arizona, for 
Use Permit 20240486M, to operate a Recreational Vehicle Park with conditions, located at 1738 Arena 
Del Loma Road (APN 404-18-178Q).   

Attached Documents: 
• Resolution 2025 - 1174
• Recommended Conditions of Approval
• Planning and Zoning Commission Minutes February 13, 2025
• Checklist & Application
• Letter of Intent
• Site Plan
• Letter to Council and Planning & Zoning Commission from Applicant
• Neighborhood Meeting Documentation
• Public Comments Received and Applicants Written Response to Public Comments Received
• Public Notices from Newspaper and Property
• Yavapai County Septic Documentation
• Reviewing Agency Comments Received
• 2016 Notice of Decision

Estimated Presentation Time: 20 minutes Estimated Discussion Time: 60 minutes 

Reviewed By:  
☒ Town Manager ☐ Legal ☐ Risk Management ☐ Finance  ☐ Other:

Financial Review (if applicable): N/A

• Funding Source / GL Account Number:
• Approved in the FY25 Budget?  ☐ Yes ☐ No ☒ N/A ☐ Other:
• Is this an approved CIP Project? ☐ Yes ☐ No ☒ N/A ☐ Other:

BACKGROUND INFO R MATION:  

Non-Conforming Use  
Arena Del Loma is an equestrian arena that is located at 1738 Arena Del Loma Road (parcel # 404-18-
178Q).  

Agenda Item 4
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Prior to the Town’s incorporation in 1986, the area where Arena Del Loma is located was zoned to R1 
(Residential: Single Family Residents). When the Town was incorporated, it retained this Zoning District 
for parcel 404-18-178Q, making the arena a Legal Non-Conforming Use. 

Since the incorporation of the Town, Arena Del Loma has had a long history with the Town of Camp 
Verde as being used for equestrian activities, dating as far back as the early 1960s. This facility hosts 
equestrian events, as well as other rural and livestock-oriented events. 

Notice of Decision 
In 2014, Verde Fair and Recreation Association, Inc. applied for a Notice of Decision regarding the use of 
Arena Del Loma as a legal nonconforming use. After review of the documentation provided, former 
Community Development Director Michael Jenkins found as follows: 

1. The Director finds that equine uses and events have been occurring on the subject property on a
continual basis since May 25, 1968 (Start of Use). The subject property was purchased by Verde
Fair and Recreation, Inc. on August 13, 1970 as verified by evidence, both dates being prior to the
adoption of detailed zoning by Yavapai County September 20, 1970. Eighteen (18) affidavits were
provided by the applicant that affirm equine uses, events, and livestock numbers. Livestock
numbers will be determined based on Verde Fair and Recreation’s ability to control nuisance
related issues. Violations may result in the reduction of allowed animals housed on property per
Town Code Section 305(c)(3)(c,d).

2. Structures which include the arena, announcer stand, bleachers, storage buildings and various
portable corrals for the holding and boarding of livestock, have been a part of the equine uses
and events for an undetermined amount of time. The Parcel file records, that are a permanent
record of the Town of Camp Verde Community Development Department, were reviewed with a
finding that there are no records of building permits or zoning clearance permits issued for any of
the existing permanent or portable structures on the subject property. One storage building and
two (2) cargo containers have been placed on the subject property sometime this year and do
not meet the pre-existing condition.

3. Recreational vehicles would have to have been on the Arena Property continuously in one
location since before September of 1970 to enjoy any grandfathered rights. The Director has
determined that this use is not lawfully established Nonconforming use and therefore is not
allowed.

The following options were given to the applicant by former Community Development Director Michael 
Jenkins on November 8, 2016, regarding #3: 

Option 1: since RV parks are not allowed in the R1 zoning district, rezone the Arena Property to 
RR – Residential Rural, 2 acres minimum. If the zone change is approved Verde Fair and Rec. 
could then apply for a Use Permit for a small RV Park. The Use Permit is Site Plan specific and 
Verde Fair and Rec. would need to prepare a Site Plan to scale showing the RV park area meeting 
all the design criteria as required in the Planning and Zoning Ordinance and other agencies. An 
on-site waste eater system would need to be designed and approved by the Yavapai County 
Development Services Environmental Unit. 10 to 15 RV spaces could be accommodated 
reasonably on the Arena Property and would allow for a caretaker living in an RV, guests, and 
paying customers. 

Option 2: Apply for a building or set permit for a site-built, modular, or manufactured home. Any 
one of these single family residences are allowed in the R1 zoning district. The caretaker would 
then occupy the single family residence while taking care of the facility. RVs would not be allowed 
under this option. 
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Town Staff Comment: The statement in Option 1 that “RV parks are not allowed in R1 zoning district” is 
inaccurate. Town staff cannot comment on why this statement was made, as a Use Permit for an RV Park 
has always been an allowable use in the R1, PM, M1 and M2 Zoning District. Therefore, it is important to 
note that a Zoning Map Change to RR is not required to apply for an RV Park Use Permit. 

It is important to note that while the Notice of Decision provides helpful historical context about the 
property and outlines options previously presented to the applicant for addressing on-site living, it holds 
no bearing on this Use Permit application and should not be considered when evaluating whether the 
applicant meets the criteria for approval. 

Planned Area Development  
In August 2022, the Community Development Department received an application for a Zoning Map 
Change from R1 to PAD, to allow for the use of RVs at 1738 Arena Del Loma Road. This recommendation 
came from former Community Development Director John Knight as a good solution for the use of RVs. 
However, after many meetings with the Planning and Zoning Commission, as well as the Town Council, 
the applicant opted to withdraw his application.  

Temporary Use Permits  
Following the withdrawal of the PAD application, the applicant sought a Temporary Use Permit (TUP) to 
allow two caretakes to live in RVs on the property. This TUP has been renewed and approved every six 
months since. However, when the applicants sought renewal in October 2024, Town Manager/Interim 
Community Development Director Miranda Fisher issued the renewal on the condition that the applicant 
would seek a permanent solution for the caregiver, which is why they are seeking this RV Park Use 
Permit. The current TUP is set to expire at the end of April 2025.  

RV Park Use Permit  
After reviewing the Notice of Decision and holding a pre-application meeting with the applicants, Town 
Manager/Interim Community Development Director Miranda Fisher and staff recognized that the 
appropriate route for the applicant would be to apply for a Use Permit to operate an eight-unit RV Park 
at Arena Del Loma given that there are already eight hooks ups on site. It is important to note that the 
applicant could seek approval for more; however, is seeking the minimum number of units needed for 
Arena Del Loma’s operational plans at this time.  

On October 15, 2024, the Community Development Department received an application from Tanner 
Bryson, manager of Arena Del Loma, on behalf of owner Donald Bryson. The application is requesting an 
RV Park Use Permit to allow for eight RV units on the Arena Del Loma property. 

Town Staff Comment: The electrical and utilities for these eight spots were permitted and reviewed by 
the Town of Camp Verde Community Development Department. 

PROJECT INFO RMATION: 

• Project Name: Arena Del Loma
• Site Location: 1738 Arena Del Loma Road
• Current Zoning: R1-70
• General Plan Designation: Pecan Lane Character Area
• Surrounding Zoning Designations

- North: TOCV ROW and R1L-70
- East: R1-70; Single Family Residences
- South: R1-70 - Single Family Residences
- West: R1-70 – Single Family Residences

• Acreage: 4.39
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• Parking: 
- Required: 8 spaces  
- Provided:  8 spaces with plenty of vacant area to accommodate overflow 

 
TIMELIN E:  

• October 15, 2024: The applicant applied for a Use Permit.  
• November 27, 2024: Town staff sent a request for comments to other Town staff and outside 

agencies affected by the proposed development, and comments were received.  
• December 17, 2024: The applicant attended the Technical Committee Review Meeting for this 

proposed development, conducted by Town staff.  
• January 9, 2025: The applicant held a Neighborhood Meeting as required by ARS and the 

Planning and Zoning Ordinance.  
• January 14, 2025: The Town mailed a letter providing notice of this public hearing and proposed 

Use Permit to all parcels within 300’ of this parcel. 
• January 28, 2025, and February 2, 2025: A public hearing notice was placed in the Verde 

Independent Newspaper.  
• January 28, 2025: A public hearing notice was posted at the property.  
• February 13, 2025: A public hearing was held by the Planning and Zoning Commission. 
• March 17, 2025: A public hearing notice was posted at the property. 
• March 17, 2025: The Town mailed a letter providing notice of this public hearing and proposed 

Use Permit to all parcels within 300’ of this parcel. 
• March 25, 2025, and March 29, 2025: A public hearing notice was placed in the Verde News 

Publications. 
 
PUBL IC PARTICIPATION: 

The applicant held a Neighborhood Meeting on January 9, 2025. Seven members of the public were in 
attendance. The applicant addressed concerns regarding the following items: 

 
1. The 8 RV spaces. 

• Applicant Comments: “Those are my current RV spaces. Only asking for eight total 
spaces.” 

• Town Staff Comments: The applicant currently has eight RV spaces on site. Two of these 
are occupied by onsite caretakers under a six-month Temporary Use Permit. The 
remaining six spaces are permitted for stays of up to ten days at a time. The applicant is 
not requesting additional RV spaces at this time; only that the duration of stay for the 
existing six spaces be extended beyond ten days. 
 
It is important to note that the applicant retains the option to request an amendment to 
his Use Permit in the future to increase the number of RV spaces. Any such request 
would be subject to the same public review process as this current Use Permit 
application. 
 

2. We don’t need another RV Park in the area. I haven’t talked to any neighbors that are in 
support of this. 
• Applicant Comments: “I appreciate your opinion. The good thing about this is it won’t 

be a ‘normal RV park.’ If someone calls me and says I have an RV, I want to come stay at 
your facility, it basically an amenity for the arena, and we will treat it as such, but I 
understand your concern and value your opinion.” 

• Town Staff Comments: RV Parks are currently an allowable use in the R1 Zoning District 
with a Use Permit. 
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3. Use of the easement on Montezuma Heights and encroachment.
• Applicant Comments: “We did a survey and had the property lines marked; we have

not encroached into the right-of-way.” “An example of what he [Mr. Bryson] is talking
about is that our property actually goes to the middle or all the way across Montezuma
Heights Road…so the road you take to your house is our property.”

• Town Staff Comments: Montezuma Heights Road is a private road that is maintained by
the owners of the property. Any disputes pertaining to this easement are a civil issue
and not in the purview of the Town. The applicant is well within the setbacks pertaining
to the Town right of way, Arena Del Loma Road.

4. What arrangements do you have for sewage.
• Applicant Comments: “We have a septic. The septic…has been here and it works. That

has been checked out by Yavapai County and inspected and said we are good to go.
Already in place, not putting in new spaces, just making the facility attractive and the
RV Spaces a more permanent status instead of coming and going every ten days.”

• Town Staff Comments: The septic has been verified by Yavapai County and that
documentation has been provided in the agenda packet.

Included in this agenda packet are many other inquiries or comments from the public on this RV Park 
Use Permit request. The applicant has opted to respond to those comments as well, which are also 
included in the agenda packet.  

US E PER MIT R EV IEW:  

According to Section 601.C; Use Permit Approvals, of the Zoning Ordinance, all Use Permits are provided 
to ensure the orderly use of land in conformance with the General Plan and applicable Town standards 
where uses are proposed that may require special limitations or conditions to provide compatibility with 
other uses.  

Town Staff Comments: An application for Use Permit approval applies to those uses specifically listed as 
“Uses and Structures Subject to a Use Permit” in each Zoning Use District under subsection 203, such as 
the R1, R2, RR, RS, C1, C2, and C3 zoning districts. The R1L, PM, M1, and M2 zoning districts do not allow 
a Use Permit for a Manufactured/Mobile home or RV Park. With this Use Permit application submitted 
for an RV Park in a R1-70 zoning district, the applicant must go through the Use Permit process for 
approval prior to the development and operation of an eight unit RV park on parcel 404-18-178Q. 

Use permits may contain specific limitations on the scope, nature, and duration of the use, as deemed 
proper by the following criteria: 

1. Any significant increase in vehicular or pedestrian traffic;
2. Nuisance arising from the emission of odor, dust, gas, noise, vibration, smoke, heat, or glare at a

level exceeding that of ambient conditions;
3. Contribution to the deterioration of the neighborhood or to the downgrading of property values

which, conflicts with goals, objectives, or policies of the General Plan;
4. Compatibility with existing surrounding structures and uses; and
5. Adequate control of disruptive behavior both inside or outside the premises, which may create a

nuisance to the surrounding area or the general public.

The applicant shall bear the burden of proof to satisfy the above requirements. Refusing a Use Permit 
shall not be interpreted as denying a right, conditional or otherwise. The Use Permit is valid and 
operable only for the specific use as granted and subject to any specified time limit. No use may be 
modified, changed, altered, or increased in intensity in any manner that conflicts with the Use Permit  
and/or required conditions of approval without approval of a new Use Permit. 
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ANALYS IS:  

Town Staff Comments are outlined in red below.  
 

1. General Plan:  
The proposed development's General Plan Land Use Designation is the Pecan Lane Character 
Area. The majority of this character area consists of low density or rural residential properties 
that are agricultural in nature with a two-acre minimum lot size. The proposed use of an RV 
Parks is noted in the Pecan Lane Character Area of the General Plan as a type of business that is 
existing. Therefore, the proposed use, site plan, and use permit request are consistent with the 
Pecan Lane Character Area Land Use Category, with multiple approved RV Parks already 
established within this area including Krazy K RV Park and Wagon Wheel Trailer Park. 
 

2. Zoning:  
The project site is zoned R1-70 (Residential: Single family with a minimum lot size of 70,000 
square feet). 
 

• Section 306 (Manufacture/Mobile Home/RV Park Standards), Pages 105-109 
• Section 306.B.1b does not apply to RV Parks. (Page 107) 

 
• Section 306.B.2 does not apply to RV Parks. (Page 107) 

 
• Section 306.B.4 requires all utilities to be placed underground. This was 

completed with the permits for the utilities that were approved by the 
Community Development Department in 2021. (Page 107) 
 

• Section 306.B.5 requires refuse collection areas to be centrally located and 
screened from public view. The proposed site plan does not show the refuse 
collection area but shall be a condition of approval verified during the 
Development Standards Review process. (Page 107) 
 

• Section 306.B.6 requires street lighting to be provided along the park streets for 
the safety of pedestrians and will be verified during the Development Standards 
Review process. (Page 107) 
 

• Section 306.B.7 requires a strip of land at least twenty feet in width to be 
maintained as a landscape area abutting all mobile/manufactured home and 
recreational vehicle park property lines. The areas are called out on the site plan 
which will be included and enforced as part of the Use Permit. (Page 107) 
 

• Section 306.B.8 does not apply to RV Parks. (Pages 107-108) 
 

• Section 306.B.8f does not apply to RV Parks as there is no proposed RV storage 
on the proposed site. (Page 108) 
 

• Section 306.B.8g does not apply to RV Parks.  (Page 108) 
 

• Section 306.B.9 applies to all businesses, which means the RV Park will be 
required to maintain a business license. (Page 109) 
 

• Section 306.C applies additional recreational vehicle park standards. Although 
many of the standards listed under section 306 of the Planning and Zoning 
Ordinance apply to mobile/manufactured home parks, they are inclusive of RV 
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Parks as well. The site plan submitted by the applicant meets or exceeds the 
Town standards for an RV park.  

• Section 601 (Zoning Decisions), Pages 192-193
• The applicant has satisfied the requirements for a Use Permit.

• All applicable mechanical, electrical, plumbing, and building codes, as well as engineering
standards.

• The Development Standards Review and permitting process will address
additional requirements related to grading/drainage/detention and building
construction.

3. Existing Use Permits:
The following is a list of approved Use Permits for RV Parks.

• Distant Drums RV Park, parcel 404-17-032A, zoned C2-1.
• Zane Grey RV Park, parcel 404-13-006B, zoned RR-2A.
• Verde River RV Resort, parcel 403-19-205, zoned RR-2A.
• Road Ranger RV Park, parcel 404-02-129A, zoned C3.
• CloverLeaf RV Park, parcel 403-23-001Z, zoned RR-2A.
• Wagon Wheel Trailer Park, parcel 404-19-017 and 404-19-164, zoned R1L-70
• Krazy K RV Park, parcel 403-19-009, zoned RR-2A
• Rancho Verde RV Park, parcel 403-19-013V, zoned RR-2A
• Green Valley Mobile Home Park, parcel 404-19-008R, zoned R1-35

4. Flood Zone:
• The project site is not within the 100-year or 500-year flood zone.

5. Parking:
• The site plan does not call out the required parking spaces. However, 16 spaces will be

required and one of those spaces must be ADA. This will be confirmed by staff in the
Development Standards Review process.

6. Building Elevations:
• Any buildings will be approved by the Community Development, Building Department

through the Building Permit process.
At this time there are no new proposed buildings with this Use Permit.

7. Ingress/Egress Access:
• The site proposes the required two entry and exit points per subsection 306.B.3 of the

Zoning Ordinance located on Montezuma Heights Road and Arena Del Loma.
• The site proposes the correct turn radius of 50 feet, allowing adequate turnaround

space for fire vehicles in the North to Northeast section of the site per Copper Canyon
Fire District. The proposed site plan meets the performance standards required for road
width within the proposed site. The road construction will need to be constructed to the
Town’s engineering standards, as well as the Fire Code Standards, and will be reviewed
during the Developmental Standards Review process.

8. Engineering, Utilities, and Transportation Review:
• The Engineering, Utilities, and Streets Divisions have reviewed the project. There were

no written comments received from the Streets and Engineering Departments at this
time, but they will have the opportunity to review again during the Development
Standards Review process.  The Water Department noted that this parcel is not served
by Town water. Water is provided to the RVs from a private well.
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• Copper Canyon Fire District has also reviewed the project and provided comments,
which are included in the agenda packet. The applicant will comply with all stipulations
outlined by the Fire Marshal.

ALLOWABLE USES IN R1 DISTRICT  

In the R1 District, the following are allowable uses with a Use Permit (Section 203.B): 

a. Accessory Dwelling Unit (ADU).

b. Agriculture and cultivation.

c. Dwelling unit for one family on any one lot. (See B.1).

d. Educational institutions (including private schools, provided they offer curriculum of general
instruction comparable to similar public schools).

e. Flood control facilities.

f. Golf courses with accessory uses such as pro shops, shelters, and rest rooms.

g. Historical Landmarks.

h. Home occupations (See Section 303).

i. Keeping of farm animals, limited (See Section 305).

j. Open land carnival and recreation facilities (religious & educational institutions).

k. Other accessory uses commonly associated with primary permitted use. (See Section 301 C.)

l. Religious institutions (in permanent buildings).

This list is provided to demonstrate that the current use of Arena Del Loma as an equestrian venue aligns 
with permitted uses, as both the keeping of animals and recreational facilities are allowable on the 
property without a Use Permit.  

STAFF RECO MMENDATION: 

The Use Permit application for the proposed RV Park at parcel Arena Del Loma has been reviewed for 
compliance with the Camp Verde Zoning Ordinance and General Plan. 

According to Section 601.C of the Zoning Ordinance, Use Permits are intended to ensure the orderly use 
of land in accordance with the General Plan and applicable Town standards, particularly for uses that 
may require special conditions for compatibility with surrounding areas. The criteria outlined in the 
ordinance provide an objective framework for evaluating Use Permit applications, ensuring that 
approvals are based on compliance with established standards rather than subjective opinion. 

Upon review, Town staff has determined that the applicant has met the required criteria for a Use 
Permit, as follows: 

• The proposed use is consistent with the General Plan, specifically the Pecan Lane Character Area,
which recognizes RV parks as an existing land use.
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• The zoning district (R1-70) allows for an RV Park with a Use Permit, and the proposed site meets 
or exceeds all applicable zoning standards outlined in Section 306 of the Zoning Ordinance. 

• The required infrastructure and utilities for the development have been addressed or will be 
confirmed through the Development Standards Review process. 

• The site plan demonstrates compliance with ingress/egress, road standards, and fire safety 
requirements as reviewed by Copper Canyon Fire District. 

• The proposed development is not located in a flood zone and meets the criteria for traffic and 
nuisance control as outlined in the Use Permit approval standards. 

Because the applicant has demonstrated compliance with the applicable requirements, staff recommend 
approval of the Use Permit with the conditions outlined below. These conditions have been reviewed 
with the applicant, and he is in agreement.  

1. The applicant shall comply with the requirements contained in the letter of intent and site plan. 
 

2. Any changes, modifications, or additions to this project at any time shall be submitted to the 
Town for review and approval through the Planning & Zoning Commission and Town Council.   
  

3. This permit shall run with the land in perpetuity, unless the use is discontinued for a period of six 
(6) months, or the permit is voided according to procedures in the Town of Camp Verde Planning 
and Zoning Ordinance. 
  

4. Unless modified by these conditions, or the narrative and application materials, the applicant 
shall comply with all Town Code, Zoning Ordinance, and other laws and requirements. This 
includes obtaining building permits for all new improvements, as required by the Chief Building 
Official and Building Code. 
  

5. No dry camping will be permitted in the eight (8) approved RV spots. All vehicles must be 
connected to utilities.  
  

6. The RV Park shall observe quiet hours between 10pm and 7am, Sunday through Monday. The 
applicant and/or on-site caretaker shall post a sign advising guests about the quiet hours.   
  

7. The RV Park shall comply with all noise, lighting, and refuse collection regulations as provided in 
the Planning and Zoning Ordinance and the Town Code.  
 

8. The applicant shall comply with Section 305.F of the Planning and Zoning Ordinance, pertaining 
to the keeping of livestock.  
(It is important to note that this Use Permit is exempt from the animal point count due to a 2016 
Notice of Decision). 
  

9. The applicant shall comply with Section 10-2-1 of the Town Code, pertaining to the Declaration 
of Nuisance. 
  

10. If the Septic System exceeds 3000 gallons per day, an Engineer will be required to design an On-
Site Wastewater Treatment System. This system shall meet the requirements of Arizona 
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Administrative Code R18-9-E323 and the requirements of the Town of Camp Verde Engineering 
Department. The Town of Camp Verde shall review this system prior to submitting any building 
permits and prior to submitting the design to Yavapai County.  

11. Mechanical equipment, electrical meter and service components, and similar utility devices shall
be screened and/or painted to blend in with adjacent landscaping.

12. A screening fence will be installed within thirty-six (36) months of Development Standards
Review approval for the RV Park.

13. Stormwater runoff generated by the RV park shall be managed on-site to prevent
discharge onto adjacent properties or public rights-of-way. Responsibility is limited to
runoff originating within the boundaries of the subject property. The applicant's
stormwater management plan will be reviewed and approved during the Development
Standards Review.

14. The RV Park shall maintain at least one (1) on-site caretaker at all times to ensure compliance
with the Zoning Ordinance, Town Code, and these Use Permit conditions.

15. Town staff shall be allowed to enter the property to investigate complaints received that are
related to use of the property. These may include, but are not limited to, noise, odor, dust,
insects, and other potential nuisances. Town inspections will only be performed to investigate
potential violations of the use permit, Zoning ordinance, or other Town ordinances. Town staff
shall provide advance notice to and coordinate with the property owner or manager to schedule
inspections.

16. Staff shall review this use permit (6) six months after approval and every year thereafter to
ensure the project conforms to the Use permit conditions, Zoning ordinance, and Town Code.
Staff will provide an update to the Town Council on the applicant's compliance with the Use
Permit annually.

Transaction Privilege Tax  
In previous Use Permit reviews, both the Planning and Zoning Commission and the Town Council have 
encouraged applicants to voluntarily limit RV stays to fewer than 30 days in their letters of intent, as the 
Town currently lacks a mechanism to enforce such a condition. This request is made because RV stays of 
less than 30 days qualify as transient lodging, which is subject to Transaction Privilege Tax (TPT), thereby 
supporting the Town’s revenue base. 

The applicant has expressed support for RV parks contributing through TPT but is not seeking to self-
impose that requirement in this case. Since he does not charge for RV spaces at Arena Del Loma but 
rather is providing them as a complimentary amenity for those using the facility, he does not wish to 
commit to paying taxes on spaces that generate no income. 
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That said, the applicant has noted that if he were to begin charging for the RV spaces in the future, he 
would pay the required TPT, as he is committed to ensuring that Arena Del Loma contributes to the 
Town’s financial sustainability. 

PLANNING AND ZONING COMMISSION RECOMMENDATION: 

On February 13, 2025, the Planning and Zoning Commission held a public hearing.  

Six members of the public spoke on this item - three spoke in favor of this Use Permit and three spoke in 
opposition. Additionally, three citizens filled out blue cards in support of this Use Permit but chose not to 
speak. 

After an extensive discussion amongst the Planning and Zoning Commissioners, the commission moved 
to recommend approval of the Use Permit, in a vote of 4-3. The minutes from the meeting are included 
in the agenda packet and the video can be accessed here: Planning and Zoning Commission, Regular 
Session | Public Meetings Calendar | Town of Camp Verde, AZ 

TOWN  COUN CIL CONSIDERATIONS:   

The role of the Town Council in reviewing this Use Permit application is to determine whether the 
applicant has met the established criteria as outlined in Section 601.C of the Zoning Ordinance. This 
process is not discretionary. The Council’s evaluation must be based on whether the application meets 
the defined standards for a Use Permit. 
 
If the Council finds that the applicant has met the criteria, the recommendation should be for approval. 
However, the Council may also recommend additional conditions of approval to accompany the ones 
Town staff have already provided. However, it is important to note that any conditions must be tied 
directly to the land use impacts associated with this specific application. Conditions cannot be imposed 
arbitrarily; they must be connected to measurable factors such as noise, traffic and pedestrian impacts, 
light or glare, other potential nuisances, etc.  
 
The focus should remain on this particular use at this specific location and how any potential land use 
impacts can be mitigated to ensure compatibility with the surrounding area. The Council's 
recommendations must be grounded in the ordinance requirements and the objective evaluation of 
whether the application meets those standards. This ensures that Use Permit decisions are consistent, 
legally defensible, and based on clear land use principles, rather than subjective preferences. 
 
QUESTION(S) B EFO R E THE TOWN COUNCIL:  

• Does the Town Council have any questions for staff? 
• Does the Town Council have any questions for the applicant? 

 
PROPOS ED MOTION( S):  

I move to approve Resolution 2025- 1174, a resolution of the Mayor and Common Council of the Town 
of Camp Verde, Yavapai County, Arizona, for a Use Permit 20240486M, to operate a Recreational Vehicle 
Park with conditions, located at 1738 Arena Del Loma Road (APN 404-18-178Q).   

OR  
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I move to approve Resolution 2025- 1174, a resolution of the Mayor and Common Council of the Town 
of Camp Verde, Yavapai County, Arizona, for a Use Permit 20240486M, to operate a Recreational Vehicle 
Park with conditions, located at 1738 Arena Del Loma Road (APN 404-18-178Q) with the following 
amendments to the conditions as presented…  
 
OR 
 
I move to deny Resolution 2025- 1174, a resolution of the Mayor and Common Council of the Town of 
Camp Verde, Yavapai County, Arizona, for a Use Permit 20240486M, to operate a Recreational Vehicle 
Park with conditions, located at 1738 Arena Del Loma Road (APN 404-18-178Q).   
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RESOLUTION NO. 2025-1174 
 
A RESOLUTION OF THE MAYOR AND COMMON COUNCIL OF THE TOWN OF CAMP VERDE, 
YAVAPAI COUNTY, ARIZONA, APPROVING USE PERMIT 20240486M, TO OPERATE A 
RECREATIONAL VEHICLE PARK WITH CONDITIONS, LOCATED AT 1738 ARENA DEL LOMA 
ROAD (APN 404-18-178Q). 

 
WHEREAS, the Planning & Zoning Ordinance and Subdivision Regulations, provide criteria under 
Section 601.C, Zoning Decisions, Use Permit Approvals, for the orderly use of the land in 
conformity with the General Plan and Town standards; and 

 
WHEREAS, a request for approval of Use Permit 20240486M was filed by Tanner Bryson, on 
behalf of Donald Bryson, owner of parcel 404-18-178Q; and 

 
WHEREAS, the purpose of the Use Permit is to allow applicants and property owners in the R1 
District to develop and operate Recreational Vehicle Parks; and 

 
WHEREAS, a neighborhood meeting was held by the applicant on January 9, 2025, that was 
advertised and posted according to state law; and 
 
WHEREAS, a public hearing before the Planning and Zoning Commission was advertised and 
noticed according to state law; including a 300-foot notice mailed to property owners on January 
14, 2025; a public hearing notice posted in the Camp Verde Bugle on January 28 and February 2, 
2025; and posting of the site on January 28, 2025; and  

 
WHEREAS, a public hearing was held by the Planning and Zoning Commission in a Regular 
Session on February 13, 2025. Planning and Zoning Commission approved a motion, to 
recommend approval to the Mayor and Common Council of the Town of Camp Verde, Yavapai 
County, Arizona to operate a Recreational Vehicle Park with conditions, located at 1738 Arena Del 
Loma Road (APN 404-18-178Q).   
 
NOW, THEREFORE, BE IT RESOLVED BY THE MAYOR AND COMMON COUNCIL OF THE 
TOWN OF CAMP VERDE: 
 

A. The Council finds that the use covered by the Use Permit, the manner of its conduct, and 
any structure which is involved, will not be detrimental to persons residing or working in 
vicinity to adjacent property, to the neighborhood, or to the public welfare in general, and 
that the use will be in conformity with any conditions, requirements, or standards 
prescribed by the Town Code or Council. 
 

B. The Council finds that the Use Permit is valid and operable for an indefinite period of time, 
and that no use may be modified, changed, altered or increased in intensity, in any 
manner that conflicts with the Use Permit and/or required conditions of approval, without 
approval of a new Use Permit. 
 

C. The proposed Use Permit is in conformity with the Town of Camp Verde General Plan 
and Planning and Zoning Ordinance and is hereby approved for an indefinite period of 
time and in accordance with the letter of intent shown in Exhibit A, the site plan shown in 
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Exhibit B, and the conditions shown in Exhibit C. 
 

 
PASSED AND APPROVED BY A MAJORITY OF THE TOWN COUNCIL OF THE TOWN OF 
CAMP VERDE, ARIZONA, ON THIS 9TH DAY OF APRIL 2025. 
 
 

 
…................................................................................ 
Dee Jenkins, Mayor 

 
ATTEST: 
 
 
........................................................................ 
Leah Rhodes, Town Clerk 
 
 
APPROVED AS TO FORM: 
 
 
........................................................................ 
Trish Stuhan, Town Attorney 
Pierce Coleman, PLLC 
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Recommended Conditions of Approval for Arena Del Loma RV Park Use Permit 

1. The applicant shall comply with the requirements contained in the letter of intent 
and site plan.  
 

2. Any changes, modifications, or additions to this project at any time shall be 
submitted to the Town for review and approval through the Planning & Zoning 
Commission and Town Council.   
 

3. This permit shall run with the land in perpetuity, unless the use is discontinued for 
a period of six (6) months, or the permit is voided according to procedures in the 
Town of Camp Verde Planning and Zoning Ordinance. 
 

4. Unless modified by these conditions, or the narrative and application materials, 
the applicant shall comply with all Town Code, Zoning Ordinance, and other laws 
and requirements. This includes obtaining building permits for all new 
improvements, as required by the Chief Building Official and Building Code. 
 

5. No dry camping will be permitted in the eight (8) approved RV spots. All vehicles 
must be connected to utilities.  
 

6. The RV Park shall observe quiet hours between 10pm and 7am, Sunday through 
Monday. The applicant and/or on-site caretaker shall post a sign advising guests 
about the quiet hours.   
 

7. The RV Park shall comply with all noise, lighting, and refuse collection 
regulations as provided in the Planning and Zoning Ordinance and the Town 
Code.  
 

8. The applicant shall comply with Section 305.F of the Planning and Zoning 
Ordinance, pertaining to the keeping of livestock.  
(It is important to note that this Use Permit is exempt from the animal point count 
due to a 2016 Notice of Decision). 
 

9. The applicant shall comply with Section 10-2-1 of the Town Code, pertaining to 
the Declaration of Nuisance. 
 

10. If the Septic System exceeds 3000 gallons per day, an Engineer will be required 
to design an On-Site Wastewater Treatment System. This system shall meet the 
requirements of Arizona Administrative Code R18-9-E323 and the requirements 
of the Town of Camp Verde Engineering Department. The Town of Camp Verde 
shall review this system prior to submitting any building permits and prior to 
submitting the design to Yavapai County.  
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11. Mechanical equipment, electrical meter and service components, and similar
utility devices shall be screened and/or painted to blend in with adjacent
landscaping.

12. A screening fence will be installed within thirty-six (36) months of Development
Standards Review approval for the RV Park.

13. Stormwater runoff generated by the RV park shall be managed on-site to
prevent discharge onto adjacent properties or public rights-of-way.
Responsibility is limited to runoff originating within the boundaries of the
subject property. The applicant's stormwater management plan will be
reviewed and approved during the Development Standards Review.

14. The RV Park shall maintain at least one (1) on-site caretaker at all times to
ensure compliance with the Zoning Ordinance, Town Code, and these Use
Permit conditions.

15. Town staff shall be allowed to enter the property to investigate complaints
received that are related to use of the property. These may include, but are not
limited to, noise, odor, dust, insects, and other potential nuisances. Town
inspections will only be performed to investigate potential violations of the use
permit, Zoning ordinance, or other Town ordinances. Town staff shall provide
advance notice to and coordinate with the property owner or manager to
schedule inspections.

16. Staff shall review this use permit (6) six months after approval and every year
thereafter to ensure the project conforms to the Use permit conditions, Zoning
ordinance, and Town Code. Staff will provide an update to the Town Council on
the applicant's compliance with the Use Permit annually.
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1. Call to Order

MINUTES 
TOWN OF CAMP VERDE - PLANNING & ZONING COMMISSION 

REGULAR SESSION 
473 S. MAIN STREET, SUITE 106 

THURSDAY, FEBRUARY 13, 2025, at 6:00 P.M. 
ZOOM MEETING LINK 

https://us06web ,zoom. us/i/88162680357?pwd=jYbFzRcN NWZRdC yhVtgnOm y8wrblFH. 1 

One Tap Mobile: 1-669-900-9128 or 1-253-215-8782 
Meeting ID: 881 6268 0357 

Passcode:525754 

Chairman Tippet called the meeting to order at 6:01 PM.

2. Roll Call. Commissioner Claudia Hauser, Commissioner Andrew Faiella, Commissioner
Peter Gutierrez, Commissioner Patricia Seybold, Commissioner Todd Scantlebury,
Chairperson Bill Tippett, and Vice Chairperson Cris McPhail were present.

Also Present: Town Manager Miranda Fisher, Town Attorney Trish Stuhan, Planner II Cory
Mulcaire, Planner I Cliff Bryson, Town Clerk Leah Rhodes.

3. Pledge of Allegiance

Commissioner Scantlebury led the Pledge of Allegiance.

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

a. Approval of Minutes:
1) Regular Session - January 23, 2025 at 6:00 p.m.

b. Set Next Meeting, Date(s) and Time(s):

1) Special Session - February 20, 2025 @ 6:00 p.m. if needed

2) Regular Session - February 27, 2025 at 6:00 p.m.

3) Regular Session - March 13, 2025 at 6:00 p.m.

On a motion made by Commissioner Faiella, seconded by Commissioner McPhail, the 

Commission moved to approve the consent agenda as presented. 

Roll Call Vote: 
Commissioner Gutierrez: aye 
Commissioner Hauser: aye 
Vice Chairperson McPhail: aye 
Commissioner Seybold: aye 
Chairperson Tippett: aye 
Commissioner Scantlebury: aye 
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Comment from Glen and Jan Allen 

Response from Arena Del Loma 

#1 & #2
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April 1, 2025 

Dear Glen and Jan, 

As part of the permitting process, we are required to have everything up to code and legal 
through the Town as well as any County or septic concerns. Any septic concerns as I 
understand they would be addressed in the Development Stage after the permit approval, 
and everything will have to be properly installed. This will be checked by the proper 
government agencies involved. The Town and our neighbors have our verbal and written 
commitment to complying with all codes, laws and procedures regarding these RV Spaces. 

Thank you for your concerns, but to lay them to rest, please be assured this is all handled 
through the upcoming process. 

Sincerely, 

Tanner Bryson 
Bryson Ranch, llc 
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April 1, 2025 

Dear Stacey, 

We appreciate your support and time writing this letter. It is good to know we have many in 
our community that are looking forward to our guests being able to stay for longer periods. 
We feel this should help with local sales tax generation and the economic impact on 
businesses.  

We are looking forward to carrying forward the historic use of the arena and this continued 
amenity for our guests for longer periods would prove valuable for our business model. If 
you are able, we would also invite you to come to the Town Council meeting on April 9th, 
2025 to voice your support to the Council. 

Best Regards, 

Tanner Bryson 
Bryson Ranch, llc 
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Comment from Candace Murdock

Response from Arena Del Loma
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Dear Candace, 

We appreciate your input as a neighbor, and we would like to address your concerns. We 
are seeking an unrestricted length of stay for our permitted RV spots. If you would like, we 
can offer you a link or description of what is considered an RV. Of course, this information 
can be googled as well. There is no concise differentiation between a ‘living quarters’ style 
horse trailer or ‘recreational vehicles’ including motorhomes and trailers. They are all one 
and the same according to our research. I hope this helps. 

There are no restrictions on pickups and horse trailers for transportation, etc. The fact that 
we are seeking to have our allowable stays to extend past 10 days would actually allow for 
LESS traffic in and out, daily – weekly – monthly, as people will be on staying on the 
property as a home base rather than having to transport their hay, tack, supplies in and off 
property daily if not twice daily, for their use at the arena. This is one of the main reasons 
we are hoping to allow the guests to stay without coming and going so much.  

As far as water usage, we are on a private well that is productive and easily can provide 
water for these 8 already existing and permitted RV hookups. The sewer will be addressed 
and compliant with current codes during the Development Stage process and will be under 
the stewardship of the County as they oversee septic systems in the area.  

As far as the additional RV Parks down the road… they do not accept or have 
accommodations for equestrian travelers. As you may know, being from an equestrian 
background, it is commonplace and pretty much a given that people want to stay on 
property with their own horses. Currently, there are no RV Parks in town hosting equestrian 
travelers. Arena del Loma is hoping to become a destination horse training facility for those 
wanting to come to AZ, stay on property with their horses where they can receive 
professional instruction and enjoy our great town and the climate.  

As you may know, Arena del Loma is a commercial arena preexisting in what became a 
residential zoning. Therefore, we are a legal nonconforming business operating in a 
residential area. This ancillary use of RV spaces is important to our business model and the 
arena is functioning as a guest destination for horse enthusiasts. I hope that these 
responses will prove useful for easing your concerns regarding our permit process.  

Regards, 

Tanner Bryson 
Bryson Ranch, llc 
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Comment from Stacey Taylor

Response from Arena Del Loma
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26B Salt Mine Road, Camp Verde, AZ  86322 
www.ccfmd.az.gov Phone (928) 567-9401 

December 3rd, 2024 

Ms. Roxanne Jasman 

Chief Building Official  

Town of Camp Verde  

Community Development 

473 South Main Street 

Camp Verde, AZ 86322 

BPR@campverde.az.gov 

Dear Ms. Jasman:  

A plan review has been completed for the project listed below. 

Description: Tanner Bryson-Use Permit 

Address: 17338 N Arena Del Loma Rd, Camp Verde, AZ 86322 

Building Permit #: 20240486M 

APN: 404-18-178Q

Scope of Work: RV Park Use Permit 

Based on the submitted information the following fire code requirements shall be applicable. 

The occupancy classification of this proposed project is Group U. 

1. Section 106.2: A fire and life safety inspection by the Copper Canyon Fire and Medical District is

required, prior to occupancy of the building(s). Inspections are available 8 am – 4 pm, Monday –

Thursday, with at least 24-hour notice. Call (928) 567-9401, extension 2 to schedule an appointment for

an inspection.

2. Section 304.3: Waste containers. Storage of combustible rubbish and waste material stored in containers

exceeding 1.5 cubic yards or more shall not be stored in buildings or placed within 5 feet of combustible

walls, openings, or combustible roof eave lines.

3. Section 503: Access. Fire department access roadways shall be provided. Roadways shall meet the listed

requirements:

a. Roadways shall be at least 20 feet wide, except as modified in Appendix D.

b. Fire apparatus access road grades and surface treatments shall be as follows:

i. Road grades from 0% up to and including 6% shall have a minimum surface of 4” of

compacted 95% AB, or equivalent.

Copper Canyon Fire & Medical District 

Town Council Special Session April 9, 2025 Page 125 of 139

http://www.ccfmd.az.gov/


Page 2 of 3 

ii. Road grades over 6% up to and including 12% shall have asphalt or equivalent surface or

equivalent.

iii. Road grades over 12% up to and including 15% shall have a concrete or equivalent

surface.

iv. Road grades exceeding 15% shall not be permitted unless approved by the Fire Marshal.

c. Intersections and turnarounds shall be level (maximum 5%) except for crowning for water run-

off.

d. Overhead obstructions shall not be lower than 13 feet 6 inches.

e. The angle of approach and angle of departure shall not be greater than 8 degrees. The angle is

formed between the ground and the front or rear point of ground contact of the apparatus. This

prevents the front bumper or the tailboard from scrapping the ground at sharp angles.

f. Turning radii shall be no less than 28 feet inside, 50 outside.

g. Dead-ends longer than 150 feet shall be equipped with turn-a-rounds.

h. Bridges or culverts shall be designed to carry the imposed loads, 75,000 lbs. gross vehicle

weight, of fire apparatus.

i. Vehicles shall not park in a fashion to obstruct fire lanes. No parking signs shall be installed

where parking presents such obstructions if required by the fire official.

4. If the proposed project is located within an area that DOES NOT have an established municipal-

type water supply available, the following applies:

Option 1: Provide a water system in accordance with IFC Appendix B Fire-Flow Requirements for

Buildings. Fire hydrants shall be installed in accordance with the local water purveyor and as required

by IFC Appendix C Fire Hydrant Locations and Distribution. Hydrants shall be situated on at least six-

inch mains, eight-inch if dead-end.

Provide a water system in accordance with IFC Appendix B Fire-Flow Requirements for Buildings.

Section B105.1: One- and two-family dwellings, Group R-3 and R-4 buildings and townhouses. The

minimum fire-flow and flow durations requirements for one- and two-family dwellings, Group R-3 and

R-4 buildings, and townhouses shall be specified in Tables B105.1(1) and B105.1(2).

NOTE: Any established water supply and water system shall be evaluated to determine if it meets 

requirements. 

Option 2: Provide a water system in accordance with the National Fire Protection Association’s 

pamphlet #1142, "Standard on Water Supplies for Suburban and Rural Fire Fighting”, 2017 Edition. 

This is based on the following factors, (1) occupancy hazard, (2) type of construction, (3) structure 

dimensions (length, width, and height), and (4) exposures if any. The location of water supply sites 

shall be approved by the fire official. Additional requirements may apply based on building size, 

property, and/or water supply location.  

NOTE: A calculation was determined by four factors: 

1). Occupancy hazard classification number: ______ 

2). Proposed type of construction: _______ 

3). Structure dimensions: _______ 

4). Possible exposures within fifty feet: ______ 

Based on the information provided, the water supply is approximately ? gallons. TBD 
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The water tank shall meet the requirements of the National Fire Protection Association's pamphlet # 22, 

"Standard for Water Tanks for Private Fire Protection”, 2018 edition. This standard provides 

requirements for the design, construction, installation, and maintenance of tanks and accessory 

equipment that supply water for private fire protection. 

Plans and specifications shall be submitted for review and approval prior to any installation. 

NOTE: Required fire-flows shall be made available prior to any combustible construction 

materials being brought on site. Fire flow is based on the National Fire Protection Association’s 

pamphlet #1142, "Standard on Water Supplies for Suburban and Rural Fire Fighting”, 2017 

edition.  

5. Section 604: Main electrical shut-off locations indicating what each panel serves shall be labeled.

6. Section 604.7: Equipment and Fixtures-Electrical fixtures shall be tested and Listed by an Approved

agency and installed and maintained in accordance with all instructions included as part of such listing.

7. Section 1004.7: Outdoor areas. Yards, patios, occupied roof courts, and similar outdoor areas accessible

to and usable by the building occupants shall be provided with means of egress. Where outdoor areas are

to be used by persons in addition to the occupants of the building, and the path of egress travel from the

outdoor areas passes through the building, means of egress requirements for the building shall be based

on the sum of the occupant loads of the building plus the outdoor areas.

8. Section 3703.4: Agricultural products. Hay, straw, seed cotton or similar agricultural products shall not

be stored adjacent to structures or combustible materials unless a clear horizontal distance equal to the

height of a pile is maintained between such storage and structures or combustible materials. Storage

shall be limited to stacks of 100 tons (91 metric tons) each. Stacks shall be separated by not less than 20

feet (6096 mm) of clear space. Quantities of hay, straw, seed cotton and other agricultural products shall

not be limited where stored in or near farm structures located outside closely built areas.

Plans and specifications shall be submitted for review and approval prior to any installation. 

NOTE: If utilizing liquid propane provide the location(s) of the tank(s) and details. 

Plans are approved subject to corrections and comments and a favorable final inspection. 

This project shall comply with ALL fire code requirements. These comments shall not be meant to exclude any 

applicable fire code requirements adopted by the Copper Canyon Fire and Medical District or other regulatory 

agencies. The adopted fire code is based on the 2018 edition of the International Fire Code with amendments as 

approved by the Arizona State Fire Marshal. The omission of a particular code requirement from the comments 

above shall not to be construed as permission to violate the code. 

If you have any questions concerning these comments, please feel free to contact me at (928) 567-9401 

extension 8005 or nbailey@ccfmd.az.gov.  

Sincerely, 

Nate Bailey 
Nate Bailey 

Fire Marshal 
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