Special Use Appeal
Application

An appeal against an approved or denied special use may be filed by the applicant or by any other
person aggrieved in any manner by the decision by the Planning and Zoning Commission. An
appeal must be filed within 15-calendar days of the commission decision. Any submitted appeal
will be reviewed by the Board of Supervisors at a public hearing within 60- calendar days of the
receipt of the appeal. Additional sheets may be attached, if necessary.

Commission Docket Info

Name of docket being appealed: Docket SU 26-16 St. David Agritourism

Commission hearing date: September 9, 2026

Appeal submittal date: September 18, 2026

Appellant Info

Name: Emily and Linas Regis

Address: 444 West Patton St. Saint David, AZ 85630

Email:

Phone Number:

Processing Fee

S600. Applicants may pay online with a credit card or mail a check to the Development Services
Department at 1415 W Melody Ln, Building F, Bisbee, AZ 85603, payable to the Cochise County
Treasurer.

Required Submittals

/ This application

/ A non-refundable processing fee




Special Use Appeal Application

Appeal Narrative
1. Describe the decision you would like to appeal.

Appellants Emily and Linas Regis along with appellant parties and property owners listed in the
attached document, respectfully request an appeal of the September 9, 2026 decision of the
Cochise County Planning and Zoning Commission approving Docket SU26-16, the request of
Allred Farm LLC for a Special Use Authorization allowing agritourism on approximately 23.2 acres
at Patton Road/McRae Lane in St. David. The draft minutes confirm that the Commission
approved the docket by a vote of 7-2, with Members Fickett and Zoumis voting no.

2. Provide a complete statement of all reasons why you believe that the decision, or any part of

the decision, was erroneous, arbitrary, capricious, or any abuse of discretion. (Additional sheets
may be attached.)

Please see attached appeal letter and supporting documents.
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Special Use Appeal Application

Appeal Narrative Continued

3. Provide a full explanation of the additional testimony and evidence that will be submitted.
Include an explanation of why this was not presented to the Planning and Zoning Commission.

Please see attached appeal document for a full listing of all the evidence and testimony. A brief
summary of the grounds for this appeal is below. The appellants learned of additional
information provided by the applicant at the September 9 Planning and Zoning Commission and
would like to take this opportunity to respond and provide reference to A9. Arizona Revised
Statutes § 3-111 (definition of agritourism) and § 42-12151 (agricultural real property). The
appellants also want to submit newspaper articles in reference to the application that were
discovered after the meeting. The appellants feel that the majority of the concerns submitted by
property owners to the docket were not addressed at the hearing. The Planning and Zoning
Commission authorized the agritourism permit but did not place any restrictions or guardrails on
an evolving visitor, hospitality, gathering, and lodging program while leaving the most
consequential measures of intensity to be determined later. For the neighboring residential
community, tiny houses and other overnight lodging are among the most serious aspects of the
proposal. No approved record establishes how many units may be built, where they will be
placed, how many people they will house, or how their wastewater will be treated and disposed
of. On this property, those questions cannot be separated from privacy, traffic, lighting, outdoor
guest activity, wastewater siting, existing agricultural uses, and the proximity of surrounding
homes.

Acknowledgment

By typing their name below, the applicant hereby certifies that information contained in this
application and accompanying plans and documents is true, correct, and to the best of their
knowledge. The applicant understands that if any of this information is false, it may be grounds
for denial or future revocation.

Signature: Emily F. Regis Date: September 18, 2026
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BEFORE THE COCHISE COUNTY BOARD OF SUPERVISORS
COCHISE COUNTY, ARIZONA

APPEAL OF PLANNING AND ZONING COMMISSION DECISION

DOCKET SU26-16 - ST. DAVID AGRITOURISM
Allred Farm LLC - Special Use Authorization

ATTACHMENT A
STATEMENT OF GROUNDS FOR APPEAL

Appellant Mr. & Mrs. Linas and Emily Regis

Appellant Property 444 West Patton Street, St. David, Arizona 85630

Relationship to Site Immediately east of and adjoining the subject
property; common fence line

Commission Hearing September 9, 2026

Commission Decision Approval of Docket SU26-16 by vote of 7-2

Draft Minutes September 9, 2026 draft minutes reviewed and
incorporated

Submitted with the Cochise County Special Use Appeal Application.
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I. INTRODUCTION AND DECISION APPEALED

Appellants Emily and Linas Regis along with the following St. David property owners (appellants), Max
and Mercedes Gonzalez, Bruce and Michelle Fenn, David M. Daugherty, Bradley Scott Gartin, Karen S.
Goodman, Ora Linn Goodman, John Hardwick, Dustin and Andrea Merrill, Greg and Kiri Hall, Rocky
Warner, Jonathan and Courtney Hilton respectfully request an appeal of the September 9, 2026 decision
of the Cochise County Planning and Zoning Commission approving Docket SU26-16, the request of
Allred Farm LLC for a Special Use Authorization allowing agritourism on approximately 23.2 acres at
Patton Road/McRae Lane in St. David. The draft minutes confirm that the Commission approved the
docket by a vote of 7-2, with Members Fickett and Zoumis voting no.

The subject property is zoned R-36 Residential and designated Neighborhood Conservation. County
staff identified surrounding uses as residential or residential/agricultural in every direction. The
authorization encompasses a broad range of visitor and hospitality uses, including farm marketing, U-
pick activities, agricultural education, tours, food service, workshops, retreats, gatherings, celebrations,
and overnight farm stays.

This appeal does not oppose agriculture. It challenges the conversion of a relatively constrained
property embedded in an established residential neighborhood into an open-ended visitor, hospitality,
gathering, and lodging destination without meaningful limits on scale, lodging, wastewater, traffic, or the
location of visitor uses.

For the adjoining residential community, the most serious concern is overnight lodging - including the
application's expressly identified potential farm-stay tiny houses. Appellants do not contend that this
problem can necessarily be solved merely by moving tiny houses to a different portion of the property.
Given the property's configuration, the existing agricultural uses and infrastructure, the proposed
parking, visitor circulation, gathering, retreat, food-service and farm activities, and the residential
properties surrounding the site, Appellants and other affected residents oppose detached tourist lodging
on this property. Wherever such units are placed, they would add overnight occupancy, vehicles,
wastewater, lighting, outdoor guest activity, and transient use within an established residential setting.

The appeal therefore requests reversal and denial. The discussion of possible conditions later in this
statement is presented only as alternative relief if the Board declines to reverse the approval; it should
not be interpreted as Appellants’ agreement that tiny-house or detached overnight lodging can be made
compatible with this site.

Il. SUMMARY OF GROUNDS FOR APPEAL

1. The Special Use Authorization approves an intentionally broad and evolving program without fixed
outer limits on attendance, lodging, locations, capacity, traffic generation, or development
sequencing.

2. The approval authorizes overnight farm stays and contemplates potential farm-stay tiny houses
without establishing a maximum number of units, maximum occupancy, fixed locations, or special
buffers from adjoining residences.

3. The wastewater/septic record is materially incomplete. Existing septic serves current uses, while
future north and south SBR/flow-return systems are described only as future systems to be phased
with development. The application does not establish final system design, capacity, locations,
disposal areas, expansion areas, or demonstrate that wastewater infrastructure can serve the
maximum intensity authorized because no maximum intensity is defined.

4. The Commission's conditions do not impose a wastewater-capacity limit tied to lodging, food service,
gatherings, retreats, or maximum visitor occupancy and do not require the wastewater solution to be
resolved before the underlying Special Use entitlement is granted.

5. The County application asks for septic location and a 100% expansion area when septic will serve
the property, underscoring that wastewater siting and capacity are material site-planning issues, not
merely incidental details.
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6. The applicant supplied no numerical passenger-vehicle or truck counts, answering 'Variable,' yet
staff concluded traffic circulation complies and off-site improvements are unlikely.

7. The applicant describes visitor access from McRae Lane while staff relied in part on Highway 80 as
primary access, leaving a material inconsistency regarding traffic on a local residential road.

8. The property is R-36 Residential within a Neighborhood Conservation area that County staff
describes as an established primarily residential area warranting protection from non-residential
uses.

9. Staff found only partial compliance with adopted plans, zoning-district purpose, significant site-
development standards, and off-site impacts.

10. The official hearing record reflects five speakers in opposition and no public speaker identified in
support. Written comments also document substantial opposition among adjoining and nearby
residents. The record therefore does not support treating silence by other residents as affirmative
community support.

11. The record raises an unresolved threshold question whether the proposed operation satisfies the
statutory definition of 'agritourism' in A.R.S. § 3-111, which requires the activity to occur on qualifying
agricultural real property and to be directly related to a business whose primary income is derived
from producing livestock or agricultural commaodities for commercial purposes.

lll. APPELLANT'S DIRECT AND PARTICULARIZED INTEREST

Mr. and Mrs. Linas and Emily Regis own and reside at 444 West Patton Street, immediately east of the
subject property, sharing a common fence line with the Allred Farm property. They have resided on this
property for 30 years. Their house is located approximately 30 feet east of the shared fence. The
impacts of the Special Use are therefore not remote or generalized. The potential effects of lodging,
visitor movement, wastewater facilities, lighting, parking, traffic, outdoor activity, and gatherings are
therefore immediate rather than theoretical.

Mrs. Regis submitted written comments describing existing conditions and concerns regarding traffic,
noise, dust, parking, privacy, maintenance, and residential enjoyment. Other adjoining and nearby
owners/appellants submitted similar concerns regarding transient visitors, direct visibility into private
residential areas, foot traffic, road safety, children, school-bus activity, and the quiet character of the
neighborhood.

The inability to identify where lodging units, wastewater facilities, visitor gathering areas, parking
expansion, or other future improvements will actually be placed makes it impossible for adjoining owners
to evaluate the practical effects on their homes before the entitlement is granted.

IV. THE COUNTY'S OWN PLANNING FRAMEWORK RECOGNIZES THAT THIS IS A RESIDENTIAL
SETTING

County staff identified the subject property as R-36 Residential, with a Neighborhood Conservation
Comprehensive Plan designation. Surrounding uses are residential or residential/agricultural. Staff
explained that Neighborhood Conservation applies to developed residential neighborhoods warranting
protection from non-residential uses and described the area as having an established, primarily
residential character.

Staff quoted the St. David Area Plan's objective of maintaining a 'small scale, quiet, and rural lifestyle’
and a safe and stable community characterized by country lifestyles and neighborliness. Staff also
recognized that the proposed agritourism operation would be marketed outside the area as a
recreational, educational, and commercial activity.

Staff consequently rated both compliance with adopted plans and compliance with the R-36 zoning-
district purpose as only 'Partially Complies.' These findings are important because the proposal is not
simply continued farming. It adds hospitality, lodging, meals, retreats, celebrations, gatherings, and
recurring public visitation within an established residential area.
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V. THE APPLICATION EXPRESSLY SEEKS AN OPEN-ENDED ENTITLEMENT

The County Special Use application asks applicants to identify proposed structures and uses, show their
location and size on the site plan, and, for phased projects, describe and physically depict the phases.
The applicant instead states that development will occur incrementally with 'no fixed sequence or
mandatory buildout schedule.’

The narrative states that individual activities may be added, changed, combined, relocated, suspended,
or discontinued as the program evolves. It further states that the operations exhibit is informational and
does not establish maximum attendance, fixed hours, staffing ratios, or a development schedule.

This is not a minor omission. The application affirmatively asks the County to approve flexibility itself.
But the greater the requested flexibility, the more important enforceable outer limits become in a
residential district. Without those limits, the Commission could not evaluate the maximum reasonably
foreseeable impacts of the entitlement it approved.

VI. TINY HOUSES AND OVERNIGHT LODGING ARE FUNDAMENTALLY INCOMPATIBLE WITH
THIS SITE AS PRESENTED

A. The application expressly contemplates farm-stay tiny houses

The application identifies 'potential farm-stay tiny houses' among future improvements. It also
contemplates expanded retreat facilities, meals, gatherings, celebrations, and other hospitality uses.
Future improvements are not fixed to final locations; their location and timing are to be refined later
through engineering and permitting.

B. Overnight activity is not confined to ordinary business hours

The narrative states that limited farm stays and overnight retreat accommodations may operate any day
of the week. Guests may use indoor and outdoor areas throughout their stay, with arrivals, departures,
meals, outdoor use, and guest movement outside ordinary farm-store hours. The application states that
the scale and form of overnight activity may evolve.

C. No meaningful lodging ceiling or siting protection was adopted

The Commission adopted quiet hours from 10:00 p.m. to 6:00 a.m. for overnight lodging, but adopted no
maximum number of lodging units, no maximum number of overnight guests, no mapped lodging
envelope, no special setback or buffer from adjoining residences, and no prohibition against placing
detached lodging in portions of the site directly affecting neighboring homes.

A quiet-hours rule does not resolve the fundamental land-use impact created by placing transient
overnight occupancy inside a residential neighborhood. Overnight guests still arrive and depart, park
vehicles, generate wastewater, use outdoor areas, require lighting and services, and occupy the
property seven days per week.

D. Appellants do not concede that relocation of tiny houses would cure the problem

Appellants’ primary position is that detached tourist lodging, including farm-stay tiny houses, should not
be authorized on this property. The concern is not limited to one fence line. The subject acreage must
simultaneously accommodate existing residences, orchards and agricultural functions, farm-store
activity, greenhouses, service areas, roads, parking, retreat and gathering uses, food service, future
infrastructure, wastewater treatment/disposal, and the proposed visitor program. Residential properties
surround the site in every direction.

Accordingly, there is no demonstrated location in the approved record where an undefined number of
detached lodging units can be placed without shifting impacts toward one or more neighboring
residences. Moving the units away from one neighbor simply risks moving the same transient
occupancy, wastewater, lighting, traffic, and privacy impacts toward another. The Board should not treat
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the absence of a mapped location as flexibility in the applicant's favor; in this context, it is a failure to
demonstrate compatibility.

The residents' objection is therefore to the authorization of this lodging use on this constrained
residential site, not merely to a particular proposed placement.

VII. WASTEWATER AND SEPTIC CAPACITY ARE NOT ADEQUATELY DESIGNED OR
DEMONSTRATED

A. The application acknowledges that current septic is not the complete future wastewater solution

The application states that existing farmhouse and orchard-house septic systems serve current workers
and day visitors. It then identifies future south and north SBR/flow-return systems to serve
corresponding future development. Elsewhere, it describes those systems as being phased with
development.

Thus, the record itself recognizes that future development - including lodging, meals, retreats,
gatherings, food preparation, employees, and visitors - will require wastewater infrastructure beyond the
existing systems.

B. The future systems are concepts, not a demonstrated design matched to an approved maximum use

The application does not establish a final engineered wastewater design tied to a defined maximum
number of lodging units, bedrooms, overnight guests, employees, meal-service patrons, event
attendees, or daily visitors. Because those demand variables are themselves undefined, there is no
maximum wastewater flow against which system capacity can be evaluated.

Nor does the approved record establish, in a manner adequate for this Special Use decision, the final
locations and footprints of all treatment components, disposal or reuse areas, reserve/expansion areas,
required separations from wells and property lines, or how multiple phases would function if the visitor
program grows in different combinations over time.

C. Wastewater is a land-use compatibility issue for neighboring properties, not merely a later construction
detail

Cochise County's Special Use process expressly considers adequate services and infrastructure. The
County's own Special Use application instructs that, if a property is or will be served by septic, the
location of the septic system and the 100% expansion area should be shown on the site plan and the
system identified as existing or proposed.

That requirement reflects why wastewater matters at the land-use stage: treatment and disposal
consume land, impose separation requirements, and must be coordinated with wells, buildings, parking,
roads, lodging, agricultural uses, and property boundaries. On a site already proposed for numerous
competing uses, wastewater cannot responsibly be treated as an undefined future detail.

D. The Commission approved wastewater-generating uses before establishing the wastewater demand

The Commission authorized overnight lodging, meals, gatherings, retreats, celebrations, workshops,
and other visitor uses without establishing maximum capacities for those uses. It therefore approved the
sources of future wastewater before determining the maximum wastewater load.

The eight adopted conditions contain no maximum wastewater design flow, no condition tying lodging or
event capacity to approved wastewater capacity, and no requirement that a complete wastewater plan
demonstrating feasibility for the maximum authorized buildout be approved before the Special Use
entitlement takes effect.

For neighboring owners, this is a major concern. Wastewater facilities and their reserve areas must go
somewhere on the property. Their siting can affect the usable separation between intensive visitor uses
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and adjoining residences, and inadequate or improperly scaled wastewater infrastructure can create
health, odor, maintenance, and environmental concerns. The Board should require feasibility to be
demonstrated before authorizing the intensity that creates the demand, not after.

E. The missing wastewater information compounds the tiny-house problem

The lodging and wastewater issues cannot be separated. The application does not say how many tiny
houses or other lodging units may ultimately be developed; it does not fix their locations; and it does not
establish the maximum overnight population. Without those facts, the County cannot know the
wastewater demand attributable to lodging or whether adequate land remains for compliant treatment,
disposal, reserve areas, parking, access, buffers, and agricultural functions.

This circular deferral - undefined lodging awaiting later siting and undefined wastewater awaiting later
demand - is a compelling reason the approval was premature.

VIII. TRAFFIC CIRCULATION WAS FOUND TO COMPLY WITHOUT A DEFINED TRAFFIC DEMAND

The County application specifically asks for the number of passenger vehicles and large trucks entering
and leaving the site per day or week. The applicant answered 'Variable' for both. The application further
states that traffic will vary with farm work, seasons, meals, gatherings, celebrations, lodging, and
scheduled activities.

Staff nevertheless rated Traffic Circulation as 'Complies' and concluded that the operation was unlikely
to generate enough traffic to require off-site improvements, while acknowledging that McRae Lane and
Highway 80 would experience increased trips.

Without a maximum attendance, lodging capacity, event capacity, or numerical trip estimate, there is no
defined maximum traffic demand against which that conclusion can be tested.

IX. THE RECORD CONTAINS A MATERIAL ACCESS INCONSISTENCY

The applicant states that permanent legal access is from public McRae Lane through existing entrances
and that no new Highway 80 entrance is proposed. The narrative describes visitor movement using
McRae access points.

Staff, by contrast, identified primary site access from Highway 80 as a factor favoring approval and
described McRae Lane as secondary access. This discrepancy matters because McRae Lane is a local
road serving a residential area. The Commission should have resolved which roadway would actually
carry routine visitor traffic before relying on access as a factor favoring approval.

X. THE COMMISSION'S CONDITIONS DO NOT CURE THE CORE DEFICIENCIES

The draft minutes confirm that the Commission imposed all eight conditions recommended by staff:
required permits; onsite parking; daylight-hour limits except for guest lodging; 10:00 p.m. to 6:00 a.m.
quiet hours for lodging; no outdoor amplified sound or music; permit and substantial-conformance
requirements; compliance with other applicable laws; and possible rehearing for modifications.

Those conditions regulate selected operational details, but they do not define the maximum entitlement.
There is no cap on tiny houses or other lodging units, no maximum overnight occupancy, no event-
attendance limit, no mapped lodging area, no special residential buffer, no maximum wastewater flow,
and no traffic threshold.

Condition 8 is also not an adequate substitute for defining the approval now. If the approved concept
itself is broad enough to permit uses to evolve and relocate, uncertainty may arise over whether a later
change is a 'Modification' requiring rehearing. The better course is to define the authorized scope before
approval.
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XI. THE PUBLIC RECORD SHOWS SUBSTANTIAL RESIDENTIAL OPPOSITION - NOT COMMUNITY
CONSENSUS IN FAVOR

The draft minutes identify five members of the public - Emily Regis, Dillon Hancock, Bruce Fenn, Max
Gonzalez, and Michelle Fenn - as speaking in opposition. The minutes identify no public speaker in
support; after the hearing closed, the applicant provided rebuttal.

The written record likewise contains opposition from adjoining and nearby property owners raising
recurring concerns about residential incompatibility, transient visitors, privacy, children, traffic, McRae
Lane, the condition of the existing orchard, and the prospect of rentals or lodging in the neighborhood.

One written opponent stated that 'the majority, if not all' of his neighbors were opposed. Another
described agritourism in the middle of the residential neighborhood as an invasion of privacy. Other
comments described McRae Lane as a narrow residential road and expressed concern about transient
visitors and rentals.

Appellants are also personally aware of additional residents and neighboring owners who have privately
expressed opposition or serious concern but have chosen not to participate publicly for personal or
community reasons. Appellants do not ask the Board to count those private views as formal testimony,
nor do they allege intimidation without evidence. The relevant point is narrower: a resident's decision not
to file a public objection cannot reasonably be treated as affirmative support.

The applicant's earlier statement that responses to neighborhood notification had been positive
therefore should not be treated as proof of community support. The actual public record developed
afterward demonstrates substantial opposition among the residential neighbors most directly affected.

This appeal does not claim that every person in St. David opposes the proposal. It does establish that a
substantial group of immediately affected residents has opposed it, that no public supporter is identified
in the draft minutes, and that the recurring objections concern the same land-use impacts the Special
Use process is designed to evaluate.

Xil. THE RECORD RAISES AN UNRESOLVED STATUTORY QUESTION ABOUT WHETHER THIS
OPERATION QUALIFIES AS 'AGRITOURISM'

A.R.S. § 3-111 defines 'agritourism' as qualifying public recreational or educational activity occurring on
agricultural real property when the activity is conducted in connection with and directly related to a
business whose primary income is derived from producing livestock or agricultural commodities for
commercial purposes.

The application repeatedly describes the property as an existing working agricultural enterprise and
relies on agriculture as the foundation justifying the requested visitor, hospitality, and lodging uses. Yet
the materials presently before Appellants do not identify evidence establishing that the business's
primary income is derived from producing livestock or agricultural commodities for commercial purposes.

Public comments also raised factual concerns about the current agricultural operation, including
observations that portions of the pecan orchard were not being harvested or maintained and that trees
appeared dead or declining. Those comments do not, by themselves, establish the farm's income or
legal status, and Appellants do not present them as financial proof. They do, however, reinforce the
reason the statutory predicate should be demonstrated rather than assumed.

Before sustaining an approval expressly characterized as 'agritourism,' the Board should determine
whether the record establishes the applicable statutory definition, including the agricultural-real-property
and primary-income requirements. If the applicant relies on the statutory status and protections
associated with agritourism, the factual prerequisites should be documented.
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Xill. SUPPLEMENTAL BACKGROUND REGARDING PRIOR AGRICULTURAL OPERATION

Appellants have also provided a historical KSL.com article concerning a prior community-supported
agriculture operation associated with Dale Allred in Utah. The article reports that the operation failed
after previously serving approximately 300 shareholders and reports Mr. Allred's explanation that
infrastructure, leased-land, right-of-way, and well-easement problems contributed to the failure.

Appellants do not offer this article as proof that the present proposal will fail, as evidence of a 'pattern,’
or as a personal attack. At most, it is supplemental background relevant if the applicant's experience and
ability to implement an unusually broad, evolving agricultural master plan are relied upon as reasons for
approval. The primary grounds of this appeal stand independently on the deficiencies in the present
application and record.

Additionally, this agritourism plan drew the attention of the press with an article that appeared on
September 8, 2026 in the Sierra Vista Herald Review that describes the neighborhood opposition to the
application with concerns about traffic, privacy, noise, water use and whether a quiet agricultural
neighborhood may gradually become something closer to a lodging and events destination.

XIV. CUMULATIVE EFFECT OF THE DEFICIENCIES

Each unresolved issue compounds the others. Undefined lodging means undefined overnight
population. Undefined overnight population means undefined wastewater demand and additional
undefined traffic. Undefined locations mean the County cannot determine separation from neighboring
residences or coordinate lodging with wastewater, wells, parking, access, agricultural functions, and
visitor gathering areas.

These are not minor details suitable for later adjustment. Together they determine the actual intensity
and compatibility of the Special Use. The approval effectively authorizes the categories of use first and
postpones the facts needed to evaluate their impacts until later.

That approach is especially problematic in a Neighborhood Conservation area where staff itself found
only partial compliance with adopted plans, zoning purpose, site-development standards, and off-site
impacts.

XV. WHY THE DECISION WAS ERRONEOUS, ARBITRARY, CAPRICIOUS, AND/OR AN ABUSE OF
DISCRETION

The Commission was required to evaluate compatibility, infrastructure, traffic, off-site impacts, public
response, and the need for mitigation. Yet it approved a Special Use whose material impact-generating
characteristics remain intentionally undefined.

The record establishes an R-36 residential setting, a Neighborhood Conservation designation,
substantial opposition from directly affected residents, partial compliance with multiple compatibility
factors, undefined lodging, undefined traffic, and future wastewater infrastructure not designed against a
defined maximum demand.

Under those circumstances, the breadth of the approval exceeds the level of factual definition in the
record. The decision should therefore be reversed. At minimum, the Board should decline to allow
detached tourist lodging and should require the remaining proposal to return with defined maximum
capacities and infrastructure before any broader entitlement is granted.

XVI. REQUESTED RELIEF

Appellants respectfully request that the Board of Supervisors REVERSE the Planning and Zoning
Commission's September 9, 2026 approval of Docket SU26-16 and DENY the Special Use Authorization
as submitted.
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Appellants specifically request that the Board not treat the tiny-house concern as one that can
necessarily be cured simply by selecting different locations. Appellants’ position is that detached tourist
lodging/tiny houses are incompatible with the constrained residential setting and should not be
authorized as part of this Special Use.

If the Board declines to reverse the approval in full, Appellants’ request, in the alternative, that the Board
modify or remand the decision and impose the following minimum protections:

1. Remove detached overnight lodging, including farm-stay tiny houses, from the authorized
Special Use. If the Board nevertheless considers allowing any overnight lodging, require a
separate future public review based on a specific site plan, fixed unit count, fixed occupancy,
wastewater design, and demonstrated compatibility.

2. Establish maximum attendance and occupancy for every remaining visitor use, including
gatherings, celebrations, retreats, classes, meals, tours, and scheduled events.

3. Require mapped, fixed locations for substantial visitor uses and meaningful buffers, screening,
and setbacks from adjoining residential properties.

4. Require a complete wastewater/septic feasibility and design concept before operation or
expansion, based on the maximum authorized occupancy and use. The plan should identify
design flows, treatment method, disposal/reuse areas, reserve/expansion areas, relevant
setbacks and separations, and demonstrate adequate space for the system without displacing
required residential protections.

5. Prohibit any increase in lodging, visitor capacity, event capacity, or wastewater design flow
without a publicly reviewed Special Use modification.

6. Require a traffic analysis or documented trip estimate based on maximum authorized capacity
and an accurate description of routine visitor access via McRae Lane and Highway 80.

7. Require a fixed parking and circulation plan adequate for the maximum authorized visitor load.

8. Define phases and objective expansion thresholds so that later permitting cannot be used to
create materially greater intensity than was evaluated at the public hearing.

9. Require verification that the operation satisfies the applicable statutory definition of agritourism,
including the requirements of A.R.S. § 3-111, before relying on agritourism status as the basis
for the authorization.

These alternatives are requested only to protect neighboring residents if the Board declines to deny the
application; they do not constitute Appellants' endorsement of the proposed lodging or the overall
project.of t

XVII. CONCLUSION

The central problem with SU26-16 is not a single missing detail. It is that the application asks the County
to authorize an evolving visitor, hospitality, gathering, and lodging program while leaving the most
consequential measures of intensity to be determined later.

For the neighboring residential community, tiny houses and other overnight lodging are among the most
serious aspects of the proposal. No approved record establishes how many units may be built, where
they will be placed, how many people they will house, or how their wastewater will be treated and
disposed of. On this property, those questions cannot be separated from privacy, traffic, lighting, outdoor
guest activity, wastewater siting, existing agricultural uses, and the proximity of surrounding homes.

The substantial opposition in the public record reflects these concrete concerns. The Board should not
assume that undefined future siting will solve them. The applicant must demonstrate compatibility before
receiving the entitlement, not after neighboring residents are faced with individual phases and permits.

For all of these reasons, Appellants respectfully requests reversal and denial of Docket SU26-16.

Attachment A - Docket SU26-16 Appeal | Page 9



RECORD AND AUTHORITIES REFERENCED

1. Cochise County Planning and Zoning Commission Agenda, September 9, 2026.
. Cochise County Planning and Zoning Commission Draft Minutes, September 9, 2026.
3. Cochise County Staff Memorandum, Docket SU26-16 (St. David Agritourism), September 9,
2026.

4. Cochise County Staff Presentation, Docket SU26-16.

5. Allred Farm LLC Special Use Authorization Application, narrative, concept materials, and
exhibits.

6. Written public comments and correspondence submitted for Docket SU26-16.

7. Cochise County Special Use Authorization Application instructions, including septic/site-plan

requirements.

Cochise County Special Use Permit and appeal guidance.

9. Arizona Revised Statutes § 3-111 (definition of agritourism) and § 42-12151 (agricultural real
property).

10. September 9, 2026 Planning and Zoning Commission meeting video link.
https://youtu.be/fpxObNZu-Kk?si=ra9Btpj8hUSHOG6xr

11. September 8, 2026 Sierra Vista Herald Review article, “St. David agritourism plan draws
neighbor opposition”/

12. KSL.com article: 'Community farms come with risk of failure' (supplemental background only).
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Respectfully submitted,

Linas and Emily Regis
444 West Patton Street
St. David, Arizona 85630

Max and Mercedes Gonzales
557 West Patton Street
St. David, Arizona 85630

Bruce and Michelle Fenn
115 N. McRae Lane
St. David, Arizona 85630

Mr. David M. Daugherty
446 West Grove Pond Lane
St. David, Arizona 85630

Mr. Bradley Scott Gartin
436 West Patton Street
St. David, Arizona 85630
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Ms. Karen S. Goodman
146 N. Sibyl Rd
St. David, Arizona 85630

Ms. Ora Linn Goodman
324 N. Sibyl Rd
St. David, Arizona 85630

Mr. John Hardwick
111 N. McRae Lane
St. David, Arizona 85630

Dustin and Andrea Merrill
223 N. McRae Lane
St. David, Arizona 85630

Greg and Kiri Hall (property owner and St. David business owner)
744 N. Mesquite Dr.
St. David, AZ 85630

Rocky L. Warner

417 N. Busby PI.

St. David, Arizona 85630

Mr. & Mrs. Jonathan and Courtney Hilton
618 N. Sibyl Rd.

St. David, Arizona 85630

Date: September 18, 2026
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Agenda for Planning and Zoning
Commission Meeting (September 2026)

Cochise County
Planning Commission

Cochise County Complex
Board of Supervisors’ Hearing Room
1415 W. Melody Lane, Building G
Bisbee, Arizona 85603

and virtually
Join the meeting now

Meeting ID: 265 376 095 595 94
Passcode: EL2at2xs
(Microsoft Teams App)
Or call in (audio only)
(888) 680-6714, Phone Conference ID 469 807 396#

Regular Meeting

September 9, 2026
4:00 p.m.

AGENDA

Pursuant to A.R.S. § 38-431.01 (H) the public will have physical access to the meeting
place fifteen (15) minutes prior to the start of the meeting.

ANY ITEM ON THIS AGENDA IS OPEN TO DISCUSSION AND POSSIBLE ACTION.
THE ORDER OR DELETION OF ANY ITEM ON THIS AGENDA IS SUBJECT TO
MODIFICATION AT THE MEETING.

CALL TO ORDER
PLEDGE OF ALLEGIANCE, INTRODUCTION, AND ROLL CALL

APPROVAL OF THE PREVIOUS MONTH'S MINUTES



CALL TO THE PUBLIC

PUBLIC HEARINGS

1.

Docket RZ26-05: An applicant-initiated request to rezone APN 408-12-029A from
R-36 (Residential District, one dwelling per 36,000 square feet) and GB (General
Business District) to GB (General Business District). The property totals about
26.2 acres and is located at the northwest corner of Highway 80 and County
Hospital Road near Douglas.

2.

Dockets CPA26-02/RZ26-04: Applicant-initiated requests for concurrent
Comprehensive Plan and rezoning amendments, changing the land use
designation and growth area category of approximately 6.5 acres from
Developing to Rural and Growth Area C to Growth Area D and rezoning tax parcel
102-43-001D from R-36 (Residential District, one dwelling per 36,000 square feet)
to RU-4 (Rural District, one dwelling per 4 acres).

3.

Docket SU26-16: An applicant-initiated Special Use Authorization request to allow
agritourism at the approximate northeast corner of Highway 80 and McRae Lane
in St. David (APNs 120-13-004C, 120-15-006D, 006H, 009B, and 009C). The project
site totals about 23.2 acres and is zoned R-36 (Residential District, one dwelling
per 36,000 square feet).

4.

Docket SU26-17: An applicant-initiated Special Use Authorization request to allow
Repair Services (Small Engine) at 2794 W. Skyline Road near Benson (APN 124-
07-003A). The property totals about 10 acres and is zoned RU-4 (Rural District,
one dwelling per 4 acres).



Docket R-26-04: A staff-initiated amendment to Articles 2.03 (Definitions), 2.15
(Rural Zoning Districts), 2.33 (General Business District), 2.36 (Light Industry
District), 2.39 (Heavy Industry District), and 2.51 (Site Development Standards) of
the Cochise County Zoning Regulations to amend the definition of Impoundment
Storage Yards, include a definition of Impoundment, and establish site
development standards for this use to promote compatibility with surrounding
land uses.

The Commission tabled this item at the August 12, 2026, meeting and must first
motion, second, and vote to remove this item from the table.

PLANNING DIRECTOR'S REPORT, INCLUDING PENDING, RECENT AND FUTURE
AGENDA ITEMS AND BOARD OF SUPERVISORS’ ACTIONS

CALL TO COMMISSIONERS ON RECENT MATTERS

ADJOURNMENT



DRAFT

PROCEEDINGS OF THE COCHISE COUNTY PLANNING AND ZONING COMMISSION

REGULAR MEETING HELD ON
Wednesday, SEPTEMBER 9, 2026

A regular meeting of the Cochise County Planning and Zoning Commission was held on Wednesday,
SEPTEMBER 9, 2026, at 4:00 p.m. in the Board of Supervisors’ Hearing Room, 1415 Melody Lane,
Building G, Bisbee, Arizona.

Present:

Staff Present:

Attendees:

Kim DePew, Chair; Robert Montgomery, Vice Chair; Christy Zoumis, Member; Gerry
Gonzalez, Member; Frank Ambriz, Member; John Benedict, Member; Larry
Saunders, Member; Pati Fickett, Member; Neil Tucker, Member

Christine McLachlan, Development Services Director
Matthew Taylor, Planning Division Manager

Sharon Larsala, Planner |

Dylan Hendel, Deputy Civil County Attorney

Allison Morse, Speaker (Call to the Public)
Alfonso Munoz, Applicant (RZ26-05)

David Druckman, Applicant (CPA26-02/RZ26-04)
Dina Herrington, Speaker (CPA26-02/RZ26-04)
Dale Allred, Applicant (SU26-16)

Emily Regis, Speaker (SU26-16)

Dillon Hancock, Speaker (SU26-16)

Bruce Fenn, Speaker (SU26-16)

Max Gonzalez, Speaker (SU26-16)

Michelle Fenn, Speaker (SU26-16)

Tammy Kastre, Applicant (SU26-17)

Michelle Farley, Speaker (SU26-17)

Audra Bidegain, Speaker (SU26-17)

Jim Campbell, Speaker (SU26-17)

Kristin Bidegain, Speaker (SU26-17)

Chair DePew called the meeting to order at 4:00 p.m.

PLEDGE OF ALLEGIANCE, INTRODUCTION, AND ROLL CALL

APPROVAL OF THE PREVIOUS MONTH'S MINUTES

Motion by Member Fickett, Second by Member Tucker

Vote: 9 - 0 Approved

CALL TO THE PUBLIC

Allison Morse spoke during call to the public.



PUBLIC HEARINGS

1.

Docket RZ26-05: An applicant-initiated request to rezone APN 408-12-029A from R-36 (Residential
District, one dwelling per 36,000 square feet) and GB (General Business District) to GB (General
Business District). The property totals about 26.2 acres and is located at the northwest corner of
Highway 80 and County Hospital Road near Douglas.

Motion by Member Ambriz, Second by Member Gonzalez.

Case planner Taylor provided a presentation, which is preserved in the files. Alfonso Munoz,
applicant, provided a statement.

Chair DePew opened the public hearing. No one spoke in favor or opposition. Chair DePew closed
the public hearing.

The Commission recommended approval with the following special condition:

1. A 20’ vegetative buffer is required at development along the south property line of tax
parcel 408-12-021B; along the west property lines of tax parcels 408-12-021B, 408-12-
021C, and 408-12-021D; and along the south property line of tax parcel 408-12-022A
and a portion of tax parcel 408-12-020D.

Vote: 7 - 2 Approved

NO: Member Gonzalez
Member Ambriz

Dockets CPA26-02/RZ26-04: Applicant-initiated requests for concurrent Comprehensive Plan and
rezoning amendments, changing the land use designation and growth area category of
approximately 6.5 acres from Developing to Rural and Growth Area C to Growth Area D and
rezoning tax parcel 102-43-001D from R-36 (Residential District, one dwelling per 36,000 square
feet) to RU-4 (Rural District, one dwelling per 4 acres).

Motion by Member Saunders, Second by Member Fickett.

Case planner Taylor provided a presentation, which is preserved in the files. David Druckman,
applicant, provided a statement.

Chair DePew opened the public hearing. Dina Herrington spoke in opposition. The applicant
provided a rebuttal.

The Commission recommended approval of Dockets CPA26-02 and RZ26-04 separately without
special conditions.

Vote: 9 - 0 Approved

Docket SU26-16: An applicant-initiated Special Use Authorization request to allow agritourism at
the approximate northeast corner of Highway 80 and McRae Lane in St. David (APNs 120-13-
004C, 120-15-006D, 006H, 009B, and 009C). The project site totals about 23.2 acres and is zoned
R-36 (Residential District, one dwelling per 36,000 square feet).



Motion by Member Tucker, Second by Vice Chair Montgomery.

Case planner Taylor provided a presentation, which is preserved in the files. Dale Allred, applicant,
provided a statement.

Chair DePew opened the public hearing. Speakers Emily Regis, Dillon Hancock, Bruce Fenn, Max
Gonzalez, and Michelle Fenn spoke in opposition. Chair DePew closed the public hearing. Mr.
Allred provided a rebuttal.

The Commission imposed the following conditions of approval:

1. Applicant/property owner must obtain Agriculture Exemption and Change of Use permits
from the County.

2. All parking shall be provided for onsite and shall not occur along any road or right-of-
way.

3. Except for guest lodging, agritourism activities shall be limited to daylight hours Monday
through Saturday.

4. Quiet hours for overnight lodging shall be observed between 10pm and 6am.

5. Outdoor amplified sound or music is not permitted.

6. Within 30 days of approval of the Special Use, the applicant shall provide the County a
signed Acceptance of Conditions form and a Waiver of Claims form arising from ARS
Section 12-1134. Prior to operation of the Special Use, the applicant shall apply for a
building/use permit for the project within 12 months of approval. The building/use permit
shall include a site plan in substantial conformance with the approved special use
concept plan, the completed Special Use permit questionnaire and application, and
appropriate fees. A permit must be issued within 18 months of approval or within time
limits specified by the Planning and Zoning Commission.

7. ltis the applicant’s responsibility to obtain any additional permits, or meet any additional
Conditions, that may apply to the proposed use pursuant to other federal, state, or local
laws or regulations.

8. Any changes to the approved Special Use will be considered a Modification to this
Special Use and may require re-hearing before the Planning and Zoning Commission.

Vote: 7 - 2 Approved
NO: Member Fickett

Member Zoumis

Docket SU26-17: An applicant-initiated Special Use Authorization request to allow Repair Services
(Small Engine) at 2794 W. Skyline Road near Benson (APN 124-07-003A). The property totals
about 10 acres and is zoned RU-4 (Rural District, one dwelling per 4 acres).

Motion by Vice Chair Montgomery, Second by Member Ambriz.

Case planner Taylor provided a presentation, which is preserved in the files. Tammy Kastre,
applicant, provided a statement.

Chair DePew opened the public hearing. Michelle Farley expressed concerns about the condition of
Skyline Road and access to resident mailboxes. Audra Bidegain, Jim Campbell, and Kristin
Bidegain spoke in opposition. Chair DePew closed the hearing. The applicant provided a rebuttal.

The Commission imposed the following conditions of approval:



1. Special Use Authorization #SU26-05 for display and sales of pre-fabricated housing is
revoked. The 50" Skyline Road right-of-way dedication remains in effect as a special
condition of #SU26-17.

2. Special Use Authorization #SU26-17 for repair services is limited to twelve

3. (12) months. An extension beyond twelve (12) months requires a Special Use
modification with Planning and Zoning Commission approval.

4. Repair services are subject to ADEQ auto repair shop permitting and registration
requirements (storage and disposal of automotive fluids, lead-acid batteries, and waste
tires, hazardous/special waste, etc.). Copies of such permits and registration documents
shall be provided to the County during the Change of Use permitting process.

5. Repairs using pneumatic equipment and tools are performed inside a building.

6. Days and hours of operation are limited to 7am to 5pm Monday through Friday and 8am
to noon on Saturday.

7. Within 30 days of approval of the Special Use, the applicant shall provide the County a
signed Acceptance of Conditions form and a Waiver of Claims form arising from ARS
Section 12-1134. Prior to operation of the Special Use, the applicant shall apply for a
building/use permit for the project within 30 days of approval. The building/use permit
shall include a site plan in substantial conformance with the approved special use
concept plan, the completed Special Use permit questionnaire and application, and
appropriate fees. A permit must be issued within 45 days of approval or within time limits
specified by the Planning and Zoning Commission.

8. It is the applicant’s responsibility to obtain any additional permits, or meet any additional
Conditions, that may apply to the proposed use pursuant to other federal, state, or local
laws or regulations.

9. Any changes to the approved Special Use will be considered a Modification to this
Special Use and may require re-hearing before the Planning and Zoning Commission.

Vote: 7 - 2 Approved

NO: Member Benedict
Member Pati Fickett

Docket R-26-04: A staff-initiated amendment to Articles 2.03 (Definitions), 2.15 (Rural Zoning
Districts), 2.33 (General Business District), 2.36 (Light Industry District), 2.39 (Heavy Industry
District), and 2.51 (Site Development Standards) of the Cochise County Zoning Regulations to
amend the definition of Impoundment Storage Yards, include a definition of Impoundment, and
establish site development standards for this use to promote compatibility with surrounding land
uses.

Motion by Member Tucker, Second by Member Gonzalez.

Member Tucker first motioned to remove Docket R-26-04 from the table. Second by Member
Ambriz. Approved 9-0.

Case planner Taylor provided a presentation. Chair DePew opened the public hearing. No one
spoke in favor or opposition. Chair DePew closed the public hearing.

The Commission recommended approval of the proposed text amendments presented by staff with
the following changes:

Member Gonzalez motioned to amend the proposed Impoundment Storage Yard definition to
include a one-year time limit. Second by Member Tucker.
Approved 7-2 (No: Chair DePew, Vice Chair Montgomery).



Member Benedict motioned to amend the previous motion and also change Impoundment
Storage Yards from a permitted use to a special use in the General Business District. Second
by Member Ambriz. Approved 9-0.

Vote: 9 - 0 Approved

PLANNING DIRECTOR'S REPORT, INCLUDING PENDING, RECENT AND FUTURE AGENDA ITEMS
AND BOARD OF SUPERVISORS’ ACTIONS

CALL TO COMMISSIONERS ON RECENT MATTERS

Chair DePew adjourned the meeting at 7:57 p.m.

APPROVED:

Kim DePew, Chair

ATTEST:

Christine McLachlan, Development Services Director



COCHISE
COUNTY

Arizona
MEMORANDUM
TO: Cochise County Planning and Zoning Commission
FROM: Matthew Taylor, AICP, Planning Manager
FOR: Christine McLachlan, AICP, Director
SUBJECT: SU26-16 (St. David Agritourism)
DATE: September 9, 2026

Docket SU26-16 (St. David Agritourism)
A Special Use Authorization request to allow Agritourism.

|. DESCRIPTION OF SUBJECT PARCEL AND SURROUNDING USES

Applicant: Allred Farm LLC c/o Dale Allred

Location: Patton Road/McRae Lane (St. David)

APN: 120-13-004C; 120-15-006D, 006H, 009B, 009C
Property Size: 23.2 acres

Zoning: R-36

Plan Designation: Neighborhood Conservation

Growth Area: C

Existing Use: Residential, Agriculture

Proposed Use: Agritourism

Surrounding Zoning and Uses

North R-36 Residential, Agriculture
South R-36 Residential

East R-36 Residential

West R-36 Residential, Church

Il. SITE HISTORY
e Mobile home and yard improvements, septic (1977, parcel 009C); mobile home yard improvements (1982,
parcel 006D); single family residence, septic (1983, parcel 009B); wells on parcels 006D, 009B
e No active code compliance actions

11l. SPECIAL USE AUTHORIZATION REQUEST

The applicant requests a Special Use Authorization to allow Agritourism to integrate farm marketing, U-pick and
harvest activities, agricultural education, tours and demonstrations, product-based food service, workshops, retreats,
farm gatherings, celebrations, and overnight farm stays into an existing and operational farming use.

IV. ANALYSIS OF IMPACTS — COMPLIANCE WITH SPECIAL USE FACTORS
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Special Use Authorizations may be granted to allow certain uses requiring additional review, ensuring they fit
withing a zoning district’s objectives and any established land use development patterns. The County will
recommend a rezoning in those cases where a proposal includes more than two special use requests on one or
more parcels unless they are closely related components of a single type of use. Because these uses can have
unique characteristics and potentially significant impacts on adjacent properties, applicants should demonstrate
mitigation strategies, or agree to implement mitigation strategies through special conditions, to reduce negative
off-site impacts.

Section 2.48.160 of the Zoning Regulations identifies ten (10) factors the Planning and Zoning Commission
considers when evaluating a special use request. These factors help determine whether the proposal supports or
conflicts with County policies and planning goals, but no single factor automatically determines the outcome. A
proposal may still be approved despite failing to meet an individual factor if it aligns with the broader goals of the
Comprehensive Plan. Conversely, unusual

circumstances or strong public opposition may

lead to denial. The Commission weighs all factors

together, recognizing that some may carry more

importance than others depending on the

proposal.

In summary, these factors determine the
suitability of a special use request, whether to
recommend approval, and to determine if
conditions and/or modifications are needed to
mitigate potentially negative impacts on
surrounding properties. With the information
provided, nine (9) factors apply to this Special Use
request with applicable factors complying or
partially complying.

1. Compliance with Duly Adopted Plans: Partially Complies

The project site is designated Neighborhood Conservation by the Comprehensive Plan and falls within
Growth Area C. The property’s R-36 zoning is consistent with both Plan designations. Establishment
criteria for Neighborhood Conservation is as follows:

e The area to be designated is a developed residential neighborhood that warrants protection from
non-residential uses; or,

e The area is an approved subdivision for which all the improvements are in place and constructed
to minimum County standards.

The Plan’s Neighborhood Conservation designation identifies an area as having an established, primarily
residential character that needs special rezoning protections to maintain land use character that generally
occurs on parcels one acre of less. Parcels in this area range from less than one acre to ten acres or more
with established residential uses, being created over the course of several years by a series of minor land
divisions by multiple land owners. Growth Area C is applied to less populated rural communities like St.
David, characterized by slow rates of growth with clusters of residential and non-residential development
where non-residential uses are intended to serve the local community. While Agritourism is allowed by
right in Rural zoning districts, a special use is required when proposed in residential districts given the
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commerce-related nature of some permitted activities (temporary lodging, farm tours, outdoor
recreation, and retail).

The St. David Area Plan, adopted in 2005, serves to maintain St. David’s “small scale, quiet, and rural
lifestyle while sustaining a safe and stable community characterized by country lifestyles and
neighborliness.” The area plan specifically references rezoning and special use requests for commercial
uses, limited neighborhood business uses in neighborhood conservation areas to “small scale, locally
owned and operated neighborhood-serving businesses.” Agritourism activities would be available to local
residents and groups but would also be marketed to those living outside the area as a recreational,
educational, and commercial activity.

2. Compliance with the Zoning District Purpose: Partially Complies
Residential zoning districts are established for the following purposes:

e To provide an area for families living at a variety of low to medium densities.
e To provide an area where single-household dwellings, rehabilitated mobile homes, and
manufactured homes can co-exist.

All R districts facilitate residential development and, like all other rural and residential districts, have
multiple districts based on minimum site area: R-9, R-18, and R-36 (in square feet). These districts also
allow non-residential uses provided they comply with applicable site development standards of the
district and include:

e Churches or places of religious worship

e (Civic, social, fraternal, or business associations (approved by the subdivision process for
residents/quests)

e Community gardens

e Emergency vehicle stations

e Mobile, manufactured, and recreational vehicle parks

e Residential care homes (maximum 6 residents)

e Commercial riding stables (approved by the subdivision process for residents/guests)

e  Utility installations (excluding electric generation, sewage treatment, landfills, incinerators)

Numerous non-residential land uses are allowed in Residential districts with special use approval either
as a standalone use or in conjunction with an established principal use, including personal and
professional services, day care facilities, farmers markets, grocery stores, health clinics, mini-warehouses,
recreational facilities, and veterinary clinics/animal hospitals. Agritourism specifically requires special use
approval as development in R districts is typically low density residential and some allowed commerce-
related uses may not be appropriate, especially if these uses are proposed within an established
residential area.

3. Development Along Major Streets: Complies

This factor encourages reduction in the number of access points along major thoroughfares, arterial
streets, and county collector roads by using frontage roads, shared access, no access easements, and
other measures. The project site has primary access along Highway 80, a Rural Arterial under Arizona
Department of Transportation (ADOT) jurisdiction. The applicant proposes additional access from McRae
Lane, a County-maintained major access local road, which requires a County right-of-way (ROW) permit
and possible compliance with commercial standards.
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4. Traffic Circulation: Complies
This Special Use Authorization factor stipulates:

1. The request is consistent with the preservation of the functions of surrounding streets as defined
in the County Comprehensive Plan.

2. The request does not result in the use of any residential street for non-residential traffic.

3. Consideration of future circulation needs in the surrounding area has been considered through
right-of-way dedication and off-site improvements if warranted.

The property takes access from Highway 80 which
is under ADOT jurisdiction with secondary access
proposed along McRae Lane, a local road. Traffic
associated with the proposed Agritourism
operation is unlikely to generate enough traffic to
require any off-site improvements but the project
will be further evaluated at permitting. The
proposed use does not jeopardize existing street
classifications though proposed access from
McRae Lane will result in increased trips along this
street, which is limited to residential traffic except
for traffic to and from the church at the northwest
corner of Highway 80 and McRae Lane. Future
driveways along McRae Lane are subject to
minimum distance criteria from Highway 80 and,
provided the new entry complies with applicable
standards, a County ROW permit is required.

5. Adequate Services and Infrastructure:
Complies

The site is developed with numerous structures
and existing infrastructure, including private farm
and domestic wells and septic system. The site has
power provided by Sulphur Springs Valley Electric
Cooperative (SSVEC) and supplemented by on-site
solar and is located within the St. David Fire
District with the nearest fire station located about
1.5 miles to the east.

6. Significant Site Development Standards: Partially Complies

R-36 zoning has numerous development standards such as building size and height, lot coverage, and
setbacks (Section 2.18 of the Zoning Regulations) though Growth Area C requires modest improvements
with respect to development standards. An approved agricultural exemption would allow some structures
used for agricultural purposes to be built without County-issued building permits.

7. Public Input: Complies

Section 2.48.160 of the Zoning Regulations states, “If public concerns have been raised, it is fair to ask if
the applicant has made a reasonable effort to address these concerns through the Citizen Review
Process.” The applicant mailed notices to property owners within 750’ on July 21, 2026.
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8. Hazardous Materials: Complies

Hazardous materials are not proposed though agriculture operations commonly use herbicides,
pesticides, and fertilizers. There are several occupied residential structures within the 750’ notification
boundary.

9. Off-Site Impacts: Partially Complies

This factor is intended to ensure adequate measures are taken to mitigate off-site impacts such as noise,
outdoor lighting, odors, smoke, traffic, and dust. See also Section 6 (Significant Site Development
Standards):

o Noise: The applicant anticipates Agritourism activities six days per week excluding Sundays. Noise
is likely generated by existing agricultural activities and could increase with implementation of
other uses such as guest lodging, educational tours, and workshops/retreats/gatherings.

e Lighting: New outdoor lighting is not proposed but any new exterior lighting is subject to Article
2.45 (Outdoor Lighting) of the Zoning Regulations.

e Odors and Smoke: Agricultural uses can generate
odors depending on the herbicides, pesticides,
and types of fertilizers used. There are several
small properties with single family residences that
could be impacted by continued agricultural
activities on the property but the area has a
historic presence in this community.

e Parking: The project site is located within Growth
Area C, which requires a chip-sealed surface for
driveway and parking areas.

e landscaping: Growth Area C does not require
landscaping.

e Traffic: Applicant information does not suggest

traffic levels requiring a traffic statement or off-
site improvements. If the special use is approved,
a change of use permit is required where potential
site improvements will again be evaluated. Staff
has not received comments from ADOT indicating
improvements to the existing Highway 80
driveway will be required.

10. Water Conservation: Complies

County water conservation requirements apply to non-residential uses and properties. Section 2.51.170
of the zoning regulations requires water saving strategies such as low-flow fixtures, and applicable water
conservation regulations and policies identified in the zoning regulations and comprehensive plan are
typically identified at permitting. The subject property has multiple existing farm and domestic wells.

V. PusLic COMMENT
Staff mailed notices to property owners within 750°, published legal notice, and posted the property August 18-
23, 2026.

VI. WAIVERS
The applicant has not requested any waivers from applicable development standards.
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VIl. SUMMARY AND CONCLUSION

The

applicant  requests  special use

authorization to allow Agritouism which is a
commercial activity closely related to the
existing agricultural use of the parcels.
Agritourism is allowed in Rural zoning districts

but

requires Special Use Approval in

Residential zoning districts. As submitted, the
special use request complies or partially
complies with applicable factors identified in
the Zoning Regulations to evaluate special use
authorization requests.

Factors in Favor of Approval

1. Complies with applicable factors.
2. Primary site access is from an existing driveway along Highway 80.

3. Promotes agriculture and supports the local economy.

Factors Against Approval

1. Neighborhood Conservation land use designation.

2. Established residential development pattern.

3. Secondary access is proposed from McRae Lane, which functions as a local road.
4

Opposition from nearby property owners.

VIil. RECOMMENDATION

Based on the factors in favor of approval, staff recommends approval of Docket SU26-16 to allow Agritouism with
the following conditions:

1.

Applicant/property owner must obtain Agriculture Exemption and Change of Use permits from the
County.

All parking shall be provided for onsite and shall not occur along any road or right-of-way.

Except for guest lodging, agritourism activities shall be limited to daylight hours Monday through
Saturday.

Quiet hours for overnight lodging shall be observed between 10pm and 6am.
Outdoor amplified sound or music is not permitted.

Within 30 days of approval of the Special Use, the applicant shall provide the County a signed Acceptance
of Conditions form and a Waiver of Claims form arising from ARS Section 12-1134. Prior to operation of
the Special Use, the applicant shall apply for a building/use permit for the project within 12 months of
approval. The building/use permit shall include a site plan in substantial conformance with the approved
special use concept plan, the completed Special Use permit questionnaire and application, and
appropriate fees. A permit must be issued within 18 months of approval or within time limits specified by
the Planning and Zoning Commission.

It is the applicant’s responsibility to obtain any additional permits, or meet any additional Conditions, that
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may apply to the proposed use pursuant to other federal, state, or local laws or regulations.

8. Any changes to the approved Special Use will be considered a Modification to this Special Use and may
require re-hearing before the Planning and Zoning Commission.
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Docket SU26-16

Special Use Authorization for
Agritourism

Planning and Zoning Commission
September 9, 2026
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Sample Motion

| move to approve Docket SU26-16 with conditions of
approval recommended by staff, the factors in favor
constituting the findings of fact.

Public Programs...Personal Service



COCHISE COUNTY
Applicant:

Location:

Zoning:

Plan Designation:
Growth Area:
Current Use:

Proposed Special Use:

Allred Farm LLC c/o Dale Allred

Patton Street/McRae Lane (St David)
APNs 120-13-004C; 120-15-006D, 006H,
009B, 009C (23.2 acres)

R-36

Neighborhood Conservation

C

Residential, Agriculture

Agritourism  (agricultural education,

tours and demonstrations, workshops,
retreats, gatherings, and guest lodging)

Public Programs...Personal Service
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Public Programs...Personal Service
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Property Location and Zoning

Public Programs...Personal Service
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Site Plan

Public Programs...Personal Service
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Proposed
Uses

Public Programs...Personal Service
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Compatibility
Summary
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Agritourism
« Section 2.48.220 (adopted March 2024)

 Purpose

o Promote local agriculture, support rural economies, provide
educational and recreational experiences for residents and

visitors
0 Preserve character of residential and rural zoning districts
« Allowed in Rural zoning districts, planned developments
0 Requires agricultural exemption

o Agritourism Activities
o Farm Tours; U-Pick Operations; Educational Programs; Guest
Lodging; Agritourism Events; Outdoor Recreation; Retail; Other

 Development Standards
o On-site parking; Signage; Food; Sanitation; Structures

Public Programs...Personal Service
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/

Highway 80

Public Programs...Personal Service
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Public Programs...Personal Service
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COCHISE COUNTY

Special Use Authorization Factors

Compliance with adopted plans
Compliance with zoning district purpose
Development along major streets

Traffic circulation

Adequate services and infrastructure
Significant site development standards
Public input

Hazardous materials

© 0 N O O A~ W D e

Off-site impacts

10.Water conservation

13

Partially Complies
Partially Complies
Complies
Complies
Complies

Partially Complies
Complies

Not Applicable
Partially Complies

Complies

Public Programs...Personal Service
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Factors in Favor of Approval

« Complies with applicable factors
* Primary site access from Highway 80

 Promotes agriculture and supports local economy

Factors Not in Favor

 Neighborhood Conservation land use designation
« Established residential development pattern
« Secondary access from McRae Lane

 Opposition from nearby property owners
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COCHISE COUNTY

Citizen Review / Public Notice

o 21 July

— Applicant letters
e 18-23 August

— Notices

— Posting

— Legal ad
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COCHISE COUNTY

Applicant Presentation / Discussion
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COCHISE COUNTY

Staff Recommendation

Based on the factors in favor, staff recommends approval of
Docket SU26-16 to allow Agritourism with the following conditions:

1.

5.

Applicant/property owner must obtain Agriculture Exemption and
Change of Use permits from the County.

All parking shall be provided for onsite and shall not occur along
any road or right-of-way.

Excluding guest lodging, agritourism hours shall be limited to
daylight hours Monday through Saturday.

Quiet hours for overnight lodging shall be observed between 10pm
and 6am.

Outdoor amplified sound or music is not permitted.

Standard conditions for condition acceptance, permitting timelines, and modification to an
approved special use apply to this request.

17

Public Programs...Personal Service



COCHISE COUNTY

Sample Motion

| move to approve Docket SU26-16 with conditions of
approval recommended by staff, the factors in favor
constituting the findings of fact.
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COCHISE COUNTY

Docket SU26-16

Special Use Authorization for
Agritourism

Planning and Zoning Commission
September 9, 2026

Public Programs...Personal Service



Special Use
Application

Special Uses are activities or uses that, because of their unique characteristics, potentially could
generate greater impacts than uses permitted in a zoning district. Due to these greater impacts,
special uses are not granted administratively. Rather, they must be reviewed and approved by the
Planning and Zoning Commission at a public hearing.

Applicant Info

Dale H. Allred / Allred Farm LLC
Name:

Describe your relationship to this application (select one):

Property owner (skip next question) Authorized agent

By typing their name below, the undersigned, registered property owner of the property subject
to this application, hereby grants the authorized agent noted above to act on their behalf and take
all actions necessary for the processing, issuance and acceptance of this permit or application.

Signature: Date:

Property Info

Alired Farm LLC
Property Owner Name(s): red ram

120-13-004C; 120-15-009B; 120-15- ; 120-15-006D; 120-15-006H
Parcel Number(APN): 0-13-004C; 120-15-009B; 120-15-009C; 120-15-006D; 120-15-006

o 23.378 imately 23.38
Property Size (in acreage or square feet): acres (approximately acres)

Property Zoning Designation: R-30

Processing Fees

$500 + ($20/acre, (52,000 acreage fee max)) Applicants may pay online with a credit card or mail a
check to the Development Services Department at 1415 W Melody Ln, Building F, Bisbee, AZ
85603, payable to the Cochise County Treasurer.




Special Use Authorization Application

Required Submittals

V This application

V A concept plan

V A copy of the neighborhood notification letter and any information provided to the
public

A non-refundable processing fee

Project Info

Identify the utility company/service provider for each of the following services and state if
additional provisions or future connections are required in the space below.

Service Utility Company/Service Provider
Registered farm wells and three existing Saint David Domestic Water service points. See Ch. 2,
Water/Well §2.6; Ch. 6, §6.1; Ex. 5.

- Existing farmhouse/orchard-house septic; future south and north SBR systems phased with
Sewer/Septlc development. See Ch. 2, §2.8; Ch. 6, 86.4.

| .. Sulphur Springs Valley Electric Cooperative (SSVEC), supplemented by existing on-site solar
Electricity generation. See Ch. 2, §2.9.

. . Three active fire hydrants supplied and pressurized by Saint David Domestic Water. See updated
Fire Protection Exhibit 5. Y PP P Y P

; County-contracted pickup or applicant self-haul to the Saint David refuse station (about 3 miles).
Waste Disposal oo Cn g g e pickup or app ( )

* If the property is, or will be, served by a septic system, indicate the location of the septic system
and the 100% expansion area on the site plan. State whether the system is existing or proposed.

Is this request consistent with all deed restrictions or private covenants in effect for this property?
If applicable, please include a copy of these restrictions/covenants with this application.

Yes No V N/A, no deed restrictions

Development Services Department Page 2



Special Use Authorization Application

Supplemental Questions

1. Please state the reason for this request and why it should be supported.

Approval is requested for an integrated agritourism program supporting the continuing working farm. See Chapter 1, §§1.0-1.12
and Exhibits 1-2.

2. Describe all existing structures/uses present on the subject property. Note: Show the location
and size of existing structures on the accompanying site plan.

The property contains residences, a farm store, greenhouses, mature pecan orchards, irrigated pasture and crop areas, wells,
irrigation and energy systems, agricultural roads, parking, storage/support areas, and mesquite woodland. See Chapter 2,
§82.2-2.12 and Exhibits 3-5.

3. Describe all proposed structures/uses that will be placed on the property. Note: Show the
location and size of proposed structures on the accompanying site plan.

Proposed uses include expanded agricultural production, direct farm marketing, education and demonstrations, meals and
gatherings, retreats, limited farm stays, and related farm-support improvements. See Chapter 3, §83.1-3.10 and Exhibit 6.

4. What materials will be used to construct the new building(s)? (Note, for an existing building(s),
please also list the construction type(s), i.e., factory-built building, wood, block, metal).

Existing and future farm improvements may use wood, metal, masonry, glass, polycarbonate, fabric, factory-built components,
and other suitable rural/agricultural materials. See Chapter 4, §4.9.

5. Will the project be constructed/completed within one year or phased?

One year V Phased

Development Services Department Page 3



Special Use Authorization Application

Supplemental Questions Continued

5.a. If this is a phased project, describe the phases here and physically depict them on the site
plan.

Phased. Development will occur incrementally as agricultural production, resources, markets, utilities, and actual demand
support it; no fixed sequence or mandatory buildout schedule is proposed. See Chapter 4, 84.9 and Exhibit 7.

6. Describe all intermediate and final products/services that will be produced/offered/sold, if
applicable.

Farm products and value-added products; direct sales and U-pick; tours, education, demonstrations and classes; meals,
gatherings, retreats, celebrations, and limited farm stays. See Chapter 3, §83.3-3.6; Chapter 4, 84.4; Exhibit 6.

7. What are the days of the week and hours of operation (if applicable)?

Generally 7:00 a.m.-7:00 p.m.; evening programs and lodging as appropriate. Sunday will generally have no organized activity,
while necessary farm care, lodging, meals, and informal guest use may continue. See Chapter 4, §84.1 and 4.7-4.8; Exhibit 7.

8. What are the number of employees expected to work onsite?

|nitia||y: 4 full-time; 3 part-time Future: Asneeded

9. Describe the permanent legal access to the property. State which streets or easement will be
used by traffic to enter or exit the property. Specify whether the vehicular access is from a public
road, private road, or easement, and label all legal access on the concept plan.

Permanent legal access is from public McCrae Lane through existing entrances; no new Highway 80 entrance is proposed. See
Chapter 5, §85.1-5.3 and Exhibit 8.

10. What impact will this have on the traffic volume of roads that serve the subject property?

Traffic will vary with farm work, seasons, scheduled activities, meals, gatherings, and lodging. McCrae Lane connects directly
to Highway 80, and on-site access/parking can adapt to activity. See Chapter 5, §5.7.

10.a. Number of passenger vehicles entering and leaving the site (per day/week)? variable; see ch. 5,
§5.7.

10.b. Number of large trucks entering and leaving the site (per day/week)? variabie: see ch. 5, 5.7.

Development Services Department Page 4



Special Use Authorization Application

Supplemental Questions Continued

10.c. At what time of day, day of week, and season (if applicable) will traffic be the heaviest?

Heavier periods may coincide with harvests, U-pick, scheduled meals, classes, gatherings, celebrations, or seasonal programs.
See Chapter 5, 85.7.

11. How many driveway cuts are proposed along streets or easements to allow site access? State
whether this is an increase/decrease and whether any existing cuts will need relocation.

No new public-road driveway cuts are proposed. Existing McCrae visitor and farm/service entrances remain; possible future
pole relocation is not required. See Chapter 5, 8§§5.2-5.3 and Exhibit 8.

12. What is your water source? If your property is served by a well, show the existing or proposed
location of the well on the site plan. State whether the well is private or shared (if applicable).

Registered farm wells and existing Saint David Domestic Water service. Principal well: AZ 55-623460. See Ch. 2, §2.6; Ch. 6,
86.1; Ex. 5.

13. Total gallons of water needed for the proposed use, either daily or annually: variable; see ch. 6,
§6.2.

14. List any strategies you will use on site to minimize water use, recycle water, and/or enhance
onsite natural recharge.

Existing and planned strategies include pressurized distribution, precision and subsurface drip irrigation, greenhouse delivery
and recirculation, filtration and controls, reservoirs, irrigation scheduling, soil/substrate management, agrivoltaic shading,
solar-powered pumping, and beneficial reuse of treated Class A effluent. See Chapter 6, §86.3-6.4 and Exhibit 9.

15. Describe your citizen review process. Specifically, state whether you received any responses to
your mailed notice or public meeting. Explain how your special use application has incorporated
the feedback you received. Upload a copy of the mailed notice to the portal.

Neighbor-natification letters were mailed July 21, 2026, using the County-provided notification list. Responses received to date
have been positive. The complete narrative and exhibits provide the project description for public review. Additional comments
will be considered on their facts as the public process continues. See Chapter 5, §5.10.
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Special Use Authorization Application

Supplemental Questions Continued

15.a. Date of mailing by applicant: U 212026

County-provided notification list

15.b. Mailing radius:

16. Describe any outdoor activity associated with your special use proposal, if applicable.

Farm work, walking and guided tours, U-pick and harvest participation, classes and demonstrations, animal encounters,
pony/cart activities, meals, picnics, workshops, retreats, celebrations, seasonal gatherings, rest, and other farm-centered
experiences. See Chapter 4, §4.5; Chapter 3; Exhibits 6-7.

17. Will outdoor storage of equipment, materials or products be needed? If yes, show the location
on the site plan. Describe any measures to be taken to screen this storage from neighboring
properties.

Yes. Ordinary working-farm equipment, materials, products, and supplies will be stored in practical farm/support locations,
including indoor, outdoor, covered, screened, or service areas as appropriate. See Chapter 4, 84.6; Chapter 6, §6.9.

18. Will any noise or vibrations be produced that can be heard or felt on neighboring properties on
a regular basis? if yes; describe the level and duration of this noise. What measures are you
proposing to prevent this noise from being heard on neighboring properties?

Ordinary variable working-farm and visitor sounds may occur, including pumps, fans, tractors, tools, vehicles, animal care,
meals, instruction, music, and periodic gatherings. No continuous industrial noise or vibration source is proposed. Acreage,
agricultural land, variable scheduling, and practical placement provide separation. See Chapter 6, 86.5 and Exhibit 9.

19. Will odors be created? If yes, what measures will be taken to prevent these odors from
escaping onto neighboring properties?

Only customary agricultural and food-preparation odors are anticipated, including soil, crops, irrigation, compostable material,
livestock/poultry, feed, harvested products, wood, and cooking. These are ordinary farm and hospitality conditions, not an
unrelated industrial odor source. See Chapter 6, §6.6 and Exhibit 9.
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Special Use Authorization Application

Supplemental Questions Continued

20. Will any on-site activities attract pests, such as flies or mice? If yes, what measures will be
taken to mitigate/discourage their presence?

Farm, crop, animal, food, water, and building operations can attract pests or vectors. Practical observation, sanitation,
food/feed management, exclusion, and other suitable farm-management methods will be used according to the pest, crop,
season, and conditions. See Chapter 6, 86.8 and Exhibit 9.

21. Will additional dust be created on a regular basis? If yes, what measures will be taken to
prevent this dust from escaping onto neighboring properties or roadways?

No continuous new dust source is proposed. Rural dust may vary with weather, unpaved travel, cultivation, harvest, material
handling, and farm work. Visitor movement will generally use established entrances, lanes, parking areas, and destinations.
See Chapter 6, 86.7 and Exhibit 9.

22. Do you anticipate the use of any hazardous or dangerous materials? If yes, please complete a
“Hazardous or Polluting Materials Attachment” and attach it to this application.

Yes X No

23. Do you anticipate the need to clear more than one acre of vegetation? If so, describe the
proposed dust and erosion control measures to be used and show their approximate location on
site plan, if appropriate. Also, indicate if any drainage pattern alterations are proposed or
necessary.

No specific clearing of more than one acre or drainage-pattern alteration is proposed by this SUP. Agricultural planting,
pruning, harvesting, clearing, and reconfiguration may occur as ordinary farm needs change. See Chapter 6, §6.10 and Exhibit
9.

Acknowledgments

By typing their name below, the applicant certifies that all information in this application, on the
site plan, and within any supplemental documents is true and accurate. They understand that if
any information is false, it may be grounds for revocation of this permit. In addition, they hereby
request all inspections necessary to process this application, and if the permit is issued, they
request all inspections necessary to monitor progress, and document completion, at all stages of
the work related to this permit.

Applicant Signature: Date:
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Special Use Authorization Application

Acknowledgments Continued, Prop 207 Waiver

By typing their name below, the property owner acknowledges that the approval being sought by
this application may cause a reduction in the existing rights to use, divide, sell or possess the
private property that is the subject of this application. The property owner further acknowledges
that it is the property owner who has requested the action sought by the filing of this application.
Therefore, with full knowledge of all rights granted to the property owner pursuant to A.R.S.§12-
1132 through 1138, the property owner does hereby waive any and all claims for diminution in
value of the property with regard to any action taken by Cochise County as result of the filing of
this application.

Signature (Property Owner): Date:

7/24/2026
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CHAPTER 1
THE VISION
1.0 Introduction

Allred Farm is envisioned as far more than a place where agricultural products
are grown and sold. It is intended to become a living demonstration of how
productive agriculture, responsible stewardship of natural resources, education,
innovation, and community can work together to strengthen rural life.

The purpose of this Special Use Permit is not to convert agricultural land into
commercial development. Rather; it seeks to preserve agriculture by allowing a
working farm to diversify its activities in ways that directly support continued
agricultural production.

For generations, successful farms have adapted to changing economic,
environmental, and technological conditions. Today, family farms throughout
Arizona face increasing pressure from fluctuating commodity prices, rising
production costs, labor shortages, water limitations, and development pressures.
Agritourism provides one of the few opportunities available to family farms to
remain economically viable while preserving productive agricultural land.

The vision for Allred Farm is to create a destination where visitors do not simply
observe agriculture—they experience it. They see where food comes from. They
learn how water is managed in an arid climate. They discover how engineering,
biology, stewardship, and innovation work together to produce healthy crops
while conserving natural resources. In doing so, the farm becomes both a
productive agricultural enterprise and an educational resource that strengthens
appreciation for rural Arizona.

Agritourism is therefore not the purpose of the project. It is one of the tools that
helps preserve the primary purpose: agriculture.

1.1 Purpose of Allred Farm

The primary purpose of Allred Farm has always been, and will continue to be,
agricultural production.



The requested Special Use Permit does not change that purpose. Rather; it
provides the flexibility necessary for a working farm to diversify income through
complementary agricultural activities that strengthen the long-term
sustainability of the farming operation.

At its core, Allred Farm is founded upon a simple conviction: healthy land,
healthy agriculture, healthy families, and healthy communities are inseparably
connected. Agriculture is not merely the production of commodities. It is the
stewardship of living systems that sustain both present and future generations.

The vision is to create a model agricultural enterprise demonstrating how
modern farms can preserve productive agricultural land while responsibly
diversifying through education, direct marketing, agritourism, and value-added
agricultural products.

The project is organized around four complementary pillars.

The relationship among these four pillars and their common purpose is
illustrated in Exhibit 1, Allred Farm Vision Framework.



EXHIBIT 1
Allred Farm Vision Framework

Agricultural Production

The farm will continue producing agricultural commodities including pecans,
greenhouse crops, vegetables, flowers, berries, nursery stock, honey, and other
specialty agricultural products appropriate to southeastern Arizona.

Agricultural Education

Visitors will have opportunities to learn about crop production, greenhouse
technology, irrigation, water conservation, renewable energy, agrivoltaics,
hydroponics, soil stewardship, food production, and sustainable agriculture
through tours, demonstrations, workshops, and educational programes.

Agritourism

Guests will experience authentic agricultural activities including orchard tours,
greenhouse tours, seasonal harvest events, farm stays, educational retreats, U-



pick opportunities, agricultural demonstrations, and opportunities to experience
life on a working Arizona farm.

Direct Farm Marketing

Agricultural products produced on the farm will be marketed directly to
consumers through the farm store, value-added processing, prepared foods,
seasonal events, and educational experiences that strengthen the connection
between consumers and local agriculture.

These four elements support one another; creating a resilient agricultural
business while preserving productive farmland for future generations.

1.2 A Philosophy of Stewardship
Every successful agricultural enterprise begins by understanding reality.

Plants cannot be persuaded to grow contrary to the laws of biology. Water cannot
be conserved by ignoring the realities of hydrology. Engineering succeeds only
when it works in harmony with the physical laws governing the natural world.

Agriculture teaches these lessons every day. The land responds honestly to good
stewardship and honestly to neglect.

The vision for Allred Farm is built upon this same principle. The project seeks to
help visitors better understand the realities of agriculture, water, food
production, renewable energy, and responsible stewardship so they may return
home with a deeper understanding of the natural principles that sustain healthy
land, healthy communities, and ultimately their own lives.

This philosophy is reflected in a guiding principle that has shaped the long-term
vision for the farm:

Receive Truth. Metabolize Truth. Become Whole.

Within the context of Allred Farm, this principle recognizes that agriculture
continually reveals objective truths about the natural world. Healthy crops
require healthy soil. Water must be managed according to the realities of climate
and hydrology. Engineering solutions succeed only when they respect the



physical laws that govern creation. Likewise, long-term stewardship of
agricultural land depends upon understanding and working in harmony with
those realities.

The farm is intended to become a place where visitors encounter these principles
through experience rather than theory alone. From efficient irrigation systems
and greenhouse technology to orchard management, wastewater reuse,
agrivoltaic production, renewable energy, and sustainable food production, every
element of the farm seeks to demonstrate practical stewardship rooted in
observable reality.

In this way, education becomes more than the transfer of information. It becomes
an invitation to better understand the natural systems that sustain both
agriculture and human communities.

1.3 Leadership and Experience

The vision presented in this application is founded upon more than four decades
of professional experience in agriculture, floral design, irrigation engineering,
greenhouse production, water resource management, and agricultural
development throughout the United States, Mexico, Spain, Belgium, United
Kingdom, Central and South America, and the Caribbean.

Project leadership combines practical farming experience with professional
engineering expertise involving irrigation systems, greenhouse facilities,
agricultural infrastructure, renewable energy systems, wastewater reuse, and
sustainable agricultural development.

This unique combination of agricultural and engineering experience has shaped
Allred Farm as an integrated agricultural system rather than a collection of
unrelated projects. Water resources, energy systems, greenhouse production,
orchard management, agrivoltaics, wastewater reuse, education, agritourism,
and direct farm marketing have been planned to complement and strengthen one
another.



The integration of these agricultural systems is illustrated conceptually in Exhibit
2, Integrated Agricultural Systems Concept.

EXHIBIT 2
Integrated Agricultural Systems Concept

The proposed Special Use Permit reflects that integrated approach.

Rather than viewing each activity independently, the farm has been envisioned
as an integrated living system—a unified agricultural enterprise in which every
component contributes to the long-term success of productive agriculture while
strengthening every other component.

1.4 Preserving Agriculture Through Diversification



Across Arizona and throughout the western United States, family farms face
increasing financial pressure. Traditional production agriculture alone is often
insufficient to sustain long-term operations, particularly for diversified family
farms.

Agritourism represents one of the most effective methods available for
preserving agricultural land by allowing farms to generate additional revenue
directly connected to agricultural production.

Rather than converting farmland into residential subdivisions or intensive
commercial development, agritourism encourages continued investment in
agriculture. This grants our visitors understanding and experience, while
supporting working farms.

The proposed Special Use Permit will enable Allred Farm to diversify income
while maintaining agriculture as the property's primary purpose.

This approach is consistent with Arizona's recognition of agritourism as an
important component of agricultural sustainability and supports Cochise
County's long-standing commitment to preserving its rural heritage and
agricultural economy.

1.5 Stewardship of Natural Resources

The future of agriculture in southeastern Arizona depends upon the responsible
stewardship of water, soil, energy, and biological resources.

Allred Farm seeks to demonstrate practical methods for resource conservation
through:

« High-efficiency irrigation systems
« Subsurface drip irrigation

« Hydroponic production

« Greenhouse agriculture

« Solar (both heat and electric) renewable energy



« Agrivoltaic production systems

» Treated wastewater reuse

« Soil improvement practices

« Pollinator habitat

« Water conservation technologies
« Sustainable land management

These systems are not independent projects. Together they form an integrated
agricultural system designed to maximize productivity while minimizing
environmental impacts.

1.6 Agriculture as Education
Agriculture has always been one of humanity's greatest classrooms.

Every seed planted, every crop harvested, every irrigation system designed, and
every season observed teaches principles of biology, engineering, ecology,
economics, and stewardship.

The educational component of Allred Farm seeks to make these lessons accessible
to visitors of all ages through authentic experiences on a working farm.

Educational opportunities may include:
« School field trips
« Youth agricultural education
e Greenhouse demonstrations
« Hydroponic instruction
e Orchard tours
« Irrigation demonstrations

« Water conservation education



« Renewable energy demonstrations
« Agricultural engineering

« Gardening

« Pollinator education

« Sustainable agriculture workshops
« Beginning farmer education

The GOAL is not simply to provide information, but to cultivate greater
understanding and appreciation for the essential role agriculture plays in society.

1.7 Supporting Cochise County

Agriculture has long served as one of Cochise County's economic and cultural
foundations.

By expanding opportunities for visitors to experience working agriculture, Allred
Farm seeks to generate economic activity that benefits not only the farm itself but
also neighboring businesses, restaurants, lodging establishments, suppliers, and
local service providers.

The project is expected to create employment opportunities while encouraging
visitors to spend additional time in the St. David community.

Unlike many forms of commercial development, agritourism reinvests visitor
spending directly into agricultural production, helping preserve working farms
rather than replacing them.

1.8 Preserving Rural Character

One of the principal objectives of this project is preserving—not changing—the
rural agricultural character of the property.

The orchards, fields, greenhouses, agricultural infrastructure, open space, and
working landscape define the identity of Allred Farm.



Future improvements are intended to complement this agricultural setting rather
than replace it. Buildings remain secondary to the agricultural landscape.

Visitors will come to experience a working farm—not an urban commercial
development.

Every proposed improvement on the property has been evaluated against a
single guiding question: “Does this strengthen agriculture?” If the answer is no,
it is not part of the long-term vision for Allred Farm.

1.9 A Long-Term Commitment

This application represents more than a request for authorization to conduct
agritourism activities.

It represents a long-term commitment by Allred Farm LLC to invest in
agriculture, education, conservation, and rural economic vitality within Cochise
County.

Future improvements will be implemented thoughtfully over many years as
agricultural opportunities, market conditions, and community needs evolve.

The intent is not rapid expansion, but careful stewardship that remains faithful to
the agricultural character of the property and surrounding community.

1.10 Vision Statement

The long-term vision for Allred Farm is to become one of Arizona's leading
examples of integrated agriculture, demonstrating that productive farming,
engineering, stewardship, education, innovation, and agritourism can work
together to strengthen both agriculture and rural communities.

The farm is envisioned as a place where visitors observe modern agricultural
production, learn responsible stewardship of natural resources, purchase locally
produced agricultural products, participate in meaningful educational
experiences, and develop a deeper appreciation for the people and practices that
sustain Arizona agriculture.



Every activity proposed under this Special Use Permit is intended to reinforce
agriculture as the primary purpose of the property.

1.11 Conclusion
This application is fundamentally about preserving agriculture.

The requested Special Use Permit provides the flexibility necessary for Allred
Farm to strengthen its agricultural enterprise through carefully integrated
educational, agritourism, and direct marketing activities that support continued
farming.

The project seeks to preserve and promote agriculture, rather than replace it.

Approval of this Special Use Permit will help establish Allred Farm as a model of
responsible agricultural stewardship—demonstrating that productive farming,
sound engineering, conservation of natural resources, education, and rural
economic vitality can work together to benefit both present and future
generations.

The vision of Allred Farm is ultimately measured not by the number of visitors it
attracts or the facilities it constructs, but by the strength of the agricultural
enterprise it sustains and the lasting contribution it makes to the land, the
community, and the future of agriculture in Cochise County.

1.12 Chapter Summary

Agriculture is the purpose. Agritourism is the tool. Stewardship is the
method. Education is the legacy.

Allred Farm exists to demonstrate that productive agriculture, responsible
stewardship of natural resources, engineering innovation, education, and
community engagement are not competing objectives but complementary parts
of one integrated agricultural enterprise. Every proposed improvement, every
educational opportunity, every visitor experience, and every investment
described in this Master Plan is intended to strengthen the long-term viability of



agriculture while preserving the rural character and agricultural heritage of
Cochise County.

Every proposed improvement on the property has been evaluated against a
single guiding question: "Does this strengthen agriculture?”



CHAPTER 2
EXISTING CONDITIONS

“To care for the land, one must first understand it.”

2.0 Introduction

Allred Farm is an existing working agricultural property in the unincorporated
community of Saint David, Cochise County, Arizona. The property contains established
pecan production, greenhouse and farm-store facilities, irrigated agricultural land,
water and irrigation infrastructure, agricultural access roads, native mesquite
woodland, renewable-energy facilities, residences, and supporting farm improvements.

The requested Special Use Permit does not begin with vacant land or create an
agricultural theme upon a nonagricultural site. It builds upon an operating farm with
substantial investment in crops, water delivery, energy, structures, stewardship, and
direct agricultural marketing. This chapter establishes the property’s location, parcel
configuration, agricultural character, and principal infrastructure while distinguishing
existing assets from future improvements.

2.1 Project Location and Setting

Allred Farm fronts State Highway 80 (Patton Street) in Saint David, immediately east of
the Church of Jesus Christ of Latter-day Saints property and approximately one mile
west of Saint David High School and the Saint David Post Office. The farm is
approximately nine miles southeast of Benson and Interstate 10 and approximately
sixteen miles northwest of Tombstone along State Highway 80.

The site lies within an established rural agricultural community. Its highway frontage
provides clear regional access while its agricultural parcels, orchards, fields, and native
vegetation preserve the visual character of a working farm.

Exhibit 3, Project Vicinity Map, shows the regional relationship of the farm to Benson,
Interstate 10, Tombstone, Saint David, and the surrounding road network, together with
a close-up of the project location.






2.2 Property Identification and Parcel Configuration

The Special Use Permit area consists of five contiguous agricultural parcels under
common ownership and management by Allred Farm LLC. The parcels function as one
integrated agricultural enterprise rather than as independent development sites.

Assessor Parcel Number Acreage Principal Existing Character

Agricultural land and planned

120-13-004C 6.388 .
production area
120-15-009B 8.690 Ma.turg pecan orchard, well,
irrigation and farm support
120-15-009C 1.000 'Integrated agricultural parcel and
improvements
120-15-006D 5.520 Mesquite woodland, agricultural
support and frontage area
Farm improvements and
120-15-006H 1.830 .
agricultural frontage area
TOTAL 93.378 Contiguous integrated farm

property
The acreage shown above is based on the parcel acreages used for this application.
Together, the parcels comprise 23.378 acres (approximately 23.38 acres). Exhibit 4
depicts their physical relationship, shared boundaries, and unified agricultural
configuration.

All parcels are presently identified as R-36 zoning on the project exhibits. The requested
special use applies across the integrated farm so that future agricultural and
agritourism improvements may be phased coherently while retaining agriculture as the
primary land use.






2.3 Existing Agricultural Character

The dominant character of Allred Farm is agricultural. Mature pecan trees, production
greenhouses, irrigated land, water conveyance systems, farm buildings, the farm store,
equipment areas, and open agricultural parcels define the property. Native mesquite
woodland and undeveloped agricultural areas provide additional open space and a
rural visual buffer.

The existing farm operation includes the following principal agricultural elements:

e mature precision-irrigated pecan orchards distributed across the farm;
e greenhouse and screen-house production for plants, flowers, vegetables,
propagation, and controlled-environment agriculture;
e an established farm store supporting direct sale of farm products;
e pressurized irrigation mainlines, wells, pumps, filters, and agricultural water
distribution;
e irrigated pasture and land prepared for agrivoltaic agricultural production;
e a mesquite woodland used for agricultural wood products and future low-intensity
farm experiences;
e agricultural work, refrigeration, poultry, storage, office, and equipment facilities;
and
e residential and farm-management improvements associated with operation of the
property.
These are not incidental remnants. They are the productive foundation upon which the
proposed educational and agritourism uses depend. Visitors will encounter actual
crops, irrigation, greenhouse production, orchard management, renewable-energy
systems, livestock or poultry activities, and direct farm marketing.

2.4 Existing Agricultural Assets and Future Improvements

Exhibit 5, Existing and Future Agricultural Assets, is the principal site inventory for this
chapter. It identifies the assets presently in operation and separately identifies future
agricultural improvements proposed under the Special Use Permit. The exhibit
therefore prevents existing facilities from being confused with later phases of the
master plan.

Existing assets shown on Exhibit 5 include pressurized irrigation mains; the prepared
greenhouse site; installed agricultural pipeline; automated subsurface drip irrigation



and the first agrivoltaic phase; the well, pump, and filter station; mature pecan
orchards; the farmhouse, garage, and spa; side-yard pasture; mesquite woodland;
agricultural buildings; screen houses and greenhouses; the farm store; the orchard
house, office, and shop; commercial outdoor refrigeration; the poultry coop; and
associated farm infrastructure.

Future improvements shown in a distinct column include additional U-pick and
agrivoltaic production, a new greenhouse, upper and lower reservoirs, a second
agrivoltaic pasture phase, potential farm-stay tiny houses, north and south sequencing
batch reactor facilities, an equipment building, expanded farm-store and retreat
facilities, commercial-kitchen conversion, developed parking, and related agricultural
site improvements.

The future improvements build upon the existing farm; they do not replace it. Their
location and timing will be refined through engineering, building permits, health and
safety review, and other applicable approvals as individual phases proceed.
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2.5 Existing Production Areas and Facilities

2.5.1 Pecan Orchards

Mature pecan orchards are among the farm’s principal productive and visual assets.
They are served by precision irrigation infrastructure and support commercial pecan
production, orchard management, harvesting, direct sales, value-added pecan products,
shade, and future orchard-based educational experiences. The orchards will remain in
agricultural production and are not proposed for conversion to conventional
residential or commercial development.

2.5.2 Greenhouses and Screen Houses

The farm contains multiple existing protected-culture facilities, including the store-
tunnel greenhouse system, the east greenhouse system, peach and cherry screen
houses, and a prepared site for additional greenhouse development. These facilities
support or may support vegetables, flowers, herbs, nursery plants, hydroponic crops,
microgreens, propagation, and agricultural demonstrations.

The existing Farm Store Greenhouse is approximately 18 feet by 165 feet and opens into
the north end of the farm store. The East Greenhouse is approximately 50 feet by 95
feet. Additional controlled-environment facilities will be constructed in phases as
agricultural production expands.

2.5.3 Farm Store and Direct Marketing

The existing farm store is approximately 38 feet by 42 feet and serves as the public
point of connection between agricultural production and direct farm marketing. It
supports sales and display of pecans, produce, flowers, value-added products, and other
farm goods, together with customer service and informal agricultural education.

The proposed permit will allow this existing relationship between farm production and
the public to be expanded in an orderly manner. Any future farm-store or retreat
expansion will remain subordinate and directly connected to the agricultural
enterprise.

2.5.4 Pasture, Agrivoltaics, and Open Agricultural Land

Existing irrigated pasture and automated subsurface-drip areas support forage,
livestock, specialty crops, and agrivoltaic production. Other open areas are reserved for
agricultural expansion, including berries, flowers, U-pick crops, demonstration gardens,
pasture, nursery production, and seasonal crops.



Agrivoltaics integrates agricultural production with renewable-energy generation on
the same land. The first phase is part of the existing agricultural system; later phases
are identified as future improvements. This approach protects productive use while
demonstrating water, energy, and land stewardship appropriate to southeastern
Arizona.

2.5.5 Mesquite Woodland and Agricultural Open Space

Approximately five acres contain mesquite woodland or native vegetative cover. The
woodland contributes shade, habitat, agricultural wood products, walking
opportunities, visual buffering, and locations for compatible low-intensity production.
Native vegetation will be retained where practical and integrated into the farm plan
rather than cleared indiscriminately.

2.6 Water Supply and Irrigation Infrastructure

Water is one of the farm’s most important existing resources. The agricultural
operation is served by registered wells and an established pressurized irrigation
network. The principal well, Arizona Well Registration No. 55-623460, is located on
parcel 120-15-009B and has a reported production capacity of approximately 800
gallons per minute. A second well, Arizona Well Registration No. 55-623461, located on
parcel 120-15-009C, is currently connected to the pressurized mainline network. The
well identified as Arizona Well Registration No. 55-620728, located on parcel 120-15-
006D, may also be connected to the network in the future. The existing mainline and
distribution system currently provide agricultural water service throughout the project

property.

The existing water infrastructure includes wells, pumps, controls, filtration, pressurized
mainlines, orchard irrigation, automated subsurface drip irrigation, greenhouse
distribution, and installed service pipelines. The system supplies the pecan orchards,
pasture, greenhouse production, other crop areas, poultry, and related agricultural
uses.

An existing photovoltaic system of approximately 40 kilowatts supports agricultural
pumping. The planned first phase of the agrivoltaic system will provide additional
renewable-energy capacity. Future reservoirs, additional well connections, controls,
and extensions of the irrigation distribution system will be incorporated as needed to
support the farm’s planned agricultural improvements.



2.7 Access, Circulation, and Parking

Allred Farm is accessed from the State Highway 80 and McCrae Lane area through
existing farm entrances and internal agricultural roads. These roads presently serve the
farm store, greenhouses, orchards, wells, fields, residences, poultry and storage areas,
and other improvements. They are used by farm vehicles, employees, deliveries,
customers, and agricultural equipment.

Existing customer and farm parking occurs on stabilized farm surfaces near the farm
store and active areas. As visitor use expands, developed parking, accessible spaces,
service access, emergency circulation, and overflow areas will be formalized in later
phases. The generally level terrain allows circulation improvements to be incorporated
with limited grading.

2.8 Wastewater and Sanitation

The long-term wastewater approach does not rely on conventional septic disposal for
the proposed agritourism development. Wastewater will be managed through
engineered sequencing batch reactor (SBR) treatment systems serving the north and
south portions of the property. The systems will include appropriate equalization,
biological treatment, filtration, disinfection, controls, and storage.

Treated effluent will be brought to Class A quality and beneficially reused for
agricultural irrigation through controlled subsurface distribution, subject to Arizona
Department of Environmental Quality requirements and final engineering. The north
and south systems will be phased with actual demand so that treatment capacity grows
with the facilities it serves.

This approach converts wastewater from a disposal liability into a managed water
resource while protecting public health, groundwater, and the agricultural character of
the site. Detailed design, permitting, setbacks, monitoring, and operation requirements
will be addressed in the applicable engineering and regulatory submittals.

2.9 Energy and Utility Systems

Existing electrical service is supplemented by on-site photovoltaic generation used for
agricultural pumping and related farm operations. The energy system reduces
agricultural operating costs and provides a foundation for future demonstrations of
agrivoltaics, solar electricity, solar heat, energy storage, and efficient controlled-
environment agriculture.
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Other farm utilities and support systems include agricultural refrigeration, irrigation
controls, water piping, greenhouse electrical and mechanical systems, communications,
solid-waste handling, and fire-access provisions. Utility details will be coordinated with
the responsible providers and reviewing agencies as future phases are designed.

2.10 Topography, Drainage, and Environmental Character

The property consists of agricultural terrain that slopes gradually toward the
southwest. This topography is favorable for irrigation, greenhouse construction,
internal circulation, parking, agrivoltaics, and phased farm improvements. The existing
orchard, pasture, native vegetation, and open soils provide substantial opportunities for
stormwater infiltration compared with an urbanized or heavily paved site.

Future site design will preserve or enhance established drainage patterns, avoid
concentrating or directing runoff onto adjacent properties, and incorporate grading,
swales, surface stabilization, detention, or other appropriate drainage measures where
needed.

2.11 Relationship to Surrounding Uses

The surrounding area is rural in character and includes agricultural land, scattered
residences, community and institutional uses, public roads, and open land. The
proposed use is compatible with that setting because agriculture remains the
organizing purpose of the property. Orchards, open space, mesquite woodland,
setbacks, phased development, and controlled circulation provide separation between
active visitor areas and neighboring property.

Normal agricultural activity will continue. Agritourism and education will be managed
as extensions of the farm rather than as unrelated urban commercial uses. Buildings
will remain secondary to the landscape, and future operations will be designed to
manage traffic, noise, lighting, waste, dust, and public safety in a manner appropriate to
Saint David and Cochise County.

2.12 Existing-Conditions Findings

The existing conditions support the requested Special Use Permit for five principal
reasons:
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e The property is already a genuine working farm with established production and
direct agricultural marketing.

e The five parcels form one contiguous, integrated agricultural enterprise under
common ownership and management.

e Substantial water, irrigation, greenhouse, orchard, energy, access, and farm-support
infrastructure is already in place.

e Future improvements are identified separately and will be phased upon this existing
agricultural foundation.

e The rural setting, open land, existing vegetation, and agricultural character provide
an appropriate context for agricultural education and agritourism.

2.13 Chapter Statement

Allred Farm is not a proposed agricultural theme placed upon vacant land; it is an
existing working farm with the land, water, crops, infrastructure, experience, and
long-term commitment necessary to support authentic agritourism.

2.14 Conclusion

The existing conditions demonstrate that the property is already well suited for
agricultural education and agritourism. It contains active production, mature
agricultural features, direct farm marketing, water and energy infrastructure,
greenhouse capacity, open land, highway access, and sufficient space for thoughtful
phasing.

The requested Special Use Permit will build upon these assets. It will not create an
artificial agricultural setting. It will allow the public to experience, learn from, and
support a genuine working farm while enabling Allred Farm to preserve productive
land, invest in agricultural innovation, and remain economically sustainable for future
generations.

2.15 Chapter Summary

The land is agricultural. The infrastructure is established. The future
improvements build upon real production. The Special Use Permit provides the
framework to connect the public with a working farm while preserving the rural
character of Cochise County.
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CHAPTER 3
PROPOSED USES AND ACTIVITIES

“The farm is the purpose; agritourism is the connection.”

3.0 Introduction

This chapter identifies the agricultural and agritourism uses included within the
requested Special Use Permit. Allred Farm will remain a working agricultural
enterprise. The requested uses allow the public to encounter, learn from, purchase
from, participate in, gather upon, and in limited circumstances stay upon that working
farm.

The program is intentionally broad because agriculture changes with seasons, crops,
markets, weather, available resources, and new production opportunities. The permit is
therefore requested for the overall range of compatible agricultural and agritourism
uses described below, rather than for a fixed collection of buildings, a single operating
format, or a predetermined development sequence.

3.1 Scope of the Requested Use

The requested Special Use Permit encompasses active agricultural production together
with the farm-related activities that allow visitors to experience and support that
production. These uses include direct farm marketing, U-pick and harvest activities,
agricultural education, tours and demonstrations, product-based food service,
workshops, retreats, farm gatherings, celebrations, and limited overnight farm stays.

The uses may occur individually or in combination. A farm tour may conclude at the
farm store; a class may include a greenhouse demonstration and a meal using farm
products; a retreat may include orchard, animal, irrigation, energy, food-production, or
harvesting experiences. These relationships are part of one integrated agritourism
program rather than separate unrelated commercial enterprises.

3.2 Agriculture as the Continuing Foundation

Agricultural production is the continuing foundation of the project. Current and
anticipated production includes pecans, fruit, berries, grapes, vegetables, herbs,
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flowers, mushrooms, microgreens, nursery and propagated plants, forage, seasonal
field crops, sheep, goats, ponies, poultry, eggs, honey, and value-added agricultural
products.

Production may occur in orchards, greenhouses, screen houses, crop fields, pasture, U-
pick areas, controlled-environment facilities, animal areas, apiary areas, and other
suitable portions of the integrated farm. Crops, livestock, production methods, and the
use of individual growing areas may change as the farm evolves.

Agritourism adds economic value to this production through direct sales, education,
participation, hospitality, and visitor experiences. It does not require the farm to stop
being adaptable. The agricultural operation remains free to respond to seasons,
markets, resources, and improved farming methods.

3.3 Direct Farm Marketing and Agricultural Products

The farm store and related sales areas provide the principal direct-marketing
connection between production and the public. Products may include farm-grown
crops, plants, flowers, pecans, eggs, honey, animal products, wood products, prepared
foods, preserved foods, baked goods, beverages, meals, and other value-added or locally
produced agricultural goods.

Sales may take place within the farm store, greenhouses, seasonal stands, harvest areas,
event or dining areas, and other locations suited to the activity. U-pick, cut-your-own,
select-your-own, and seasonal harvest opportunities may be offered for crops
appropriate to direct visitor participation.

Food preparation and service may showcase farm products through tastings,
demonstrations, classes, farm meals, baked or prepared goods, catered gatherings,
retreats, and celebrations. The specific menu, service style, and relationship between
farm and locally sourced ingredients may vary with availability and the nature of the
occasion.

3.4 Agricultural Education and Visitor Experiences

Educational and participatory activities may interpret the farm’s crops, orchards,
greenhouses, animals, water systems, irrigation, soil, renewable energy, agrivoltaics,
food preparation, conservation practices, and agricultural history. Activities may
include tours, classes, demonstrations, workshops, tastings, harvest participation,
planting, animal encounters, and other hands-on farm experiences.
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Programs may serve individuals, families, youth, school groups, community
organizations, agricultural professionals, retreat participants, and other visitors. Some
experiences may be informal and available during ordinary farm-store hours; others
may be organized around a season, crop, instructor, group, event, or special
agricultural activity.

3.5 Farm Gatherings, Retreats, and Celebrations

The requested use includes farm-centered gatherings such as workshops, meetings,
classes, meals, retreats, reunions, celebrations, seasonal festivals, and community or
educational events. These activities create additional opportunities for visitors to
experience the farm and for agricultural products, spaces, knowledge, and rural
character to generate value.

Gatherings may occur indoors or outdoors and may use farm-store, kitchen,
greenhouse, orchard, pasture, garden, shaded, retreat, dining, teaching, or other
compatible areas. The mix and location of activities may change as crops, facilities,
weather, seasons, and farm needs change.

3.6 Limited Farm Stays

Limited overnight accommodations are included as part of the agritourism program.
Farm stays may allow guests, families, students, instructors, volunteers, retreat
participants, or other visitors to remain on the property while participating in
agricultural, educational, restorative, or farm-centered experiences.

Accommodations may consist of small detached units, retreat lodging, rooms, or other
forms suited to the farm setting. Their number, arrangement, character, and
relationship to other farm uses may evolve with the agricultural and agritourism
program.

3.7 Flexibility of the Agritourism Program

Agriculture is dynamic. A crop may be added or discontinued; a greenhouse may serve
a different product; an animal area may move; a class may become seasonal; a harvest
experience may depend upon weather; and a market opportunity may lead to a new
farm product or visitor activity. The requested permit is intended to accommodate that
normal evolution.
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The uses described in this chapter and shown on Exhibit 6 are representative of the
anticipated program. They may be introduced, modified, relocated, combined,
suspended, discontinued, or supplemented as agricultural production, seasons,
markets, visitor opportunities, and farm needs evolve. The exhibit does not establish
fixed attendance, schedules, capacities, locations, dimensions, construction types, or
development sequencing.

3.8 Proposed Uses and Activities Exhibit

Exhibit 6 summarizes the principal use families included in the request and shows their
connection to active agriculture. It is a guide to the scope and character of the
agritourism program, not a fixed operating schedule or development plan.
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3.9 Relationship to the Overall Farm Plan

Exhibit 5 identifies existing and representative future agricultural assets across the
integrated property. Exhibit 6 identifies the range of uses that those and other farm
areas may support. Together, they explain both the physical setting and the requested
agritourism program while preserving the ability of the working farm to evolve.

Not every listed use will occur continuously, simultaneously, or at every location. Some
will be routine, some seasonal, some occasional, and some may never be pursued. Their
inclusion establishes the breadth of the requested agritourism use without converting
possible future activities into commitments.

3.10 Conclusion

The proposed uses arise from and return value to a genuine agricultural operation.
They create markets for farm products, invite public understanding of agriculture,
support agricultural education, broaden the farm’s economic base, and provide
meaningful rural experiences within the setting of Allred Farm.
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CHAPTER 4
OPERATIONS AND MANAGEMENT

A working farm whose public activities follow agriculture, seasons, and opportunity.

4.0 Introduction

This chapter describes the general operating character of the agricultural and
agritourism uses included in the Special Use Permit request. Allred Farm is an active
farm rather than a single-purpose attraction. Its daily pattern therefore includes
agricultural production, animal care, irrigation, harvesting, processing, maintenance,
direct marketing, education, hospitality, gatherings, and overnight farm stays in
combinations that change over time.

The descriptions below explain how the program is expected to function without
establishing fixed operating limits. Hours, staffing, activities, locations, and intensity
may vary with seasons, weather, crops, animals, markets, scheduled programs, guest
needs, and the practical requirements of the farm.

4.1 General Operating Pattern and Hours

The farm store and ordinary visitor-facing activities are generally expected to operate
between 7:00 a.m. and 7:00 p.m. This is the anticipated regular operating pattern rather
than an absolute restriction. Agricultural work, animal care, irrigation, harvesting,
deliveries, food preparation, maintenance, lodging activity, scheduled gatherings, and
other farm needs may occur outside those general hours.

Evenings are an important part of the intended farm experience. The cooler
temperatures, sunsets, orchard and garden setting, lighting, meals, gatherings, retreats,
and rural atmosphere make evening use especially suitable. Classes, meals,
celebrations, workshops, retreats, and other scheduled activities may therefore
continue into the evening when appropriate.

4.2 Seasonal and Variable Activity

The operating pattern will change throughout the year. Harvest periods, U-pick crops,
greenhouse production, flowers, orchard work, livestock activities, farm-store offerings,
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educational programs, outdoor gatherings, and visitor demand will not follow one
uniform schedule. Some uses may be continuous, some seasonal, some periodic, and
some offered only when a crop, instructor, group, occasion, or market opportunity
supports them.

Individual activities may be added, changed, combined, relocated, suspended, or
discontinued without changing the overall agricultural and agritourism character of the
use. The farm may also respond to new crops, production methods, products,
educational opportunities, and visitor interests as they develop.

4.3 Staffing and Management

Allred Farm is owner-operated by Dale and Katrina Allred. At present, the operation
includes four full-time workers, including Dale and Katrina, and three part-time
workers, some of whom are family members. Duties may include crop and animal care,
irrigation, harvesting, greenhouse work, product preparation, sales, cleaning,
maintenance, visitor assistance, food service, instruction, lodging support, and event or
retreat activity.

Future staffing will be provided in the number needed for the work and activities
occurring at the time. Staffing may include owners, family members, employees,
instructors, agricultural specialists, food-service personnel, contractors, community
volunteers, interns, or other persons suited to the activity. The requested use does not
depend upon a fixed employee count or staffing ratio.

4.4 Products and Services

The farm may grow, raise, prepare, demonstrate, serve, and sell the agricultural
products described in Chapter 3. Related services may include direct farm sales, U-pick
and harvest opportunities, tours, classes, demonstrations, workshops, meals, food
preparation, retreats, gatherings, celebrations, youth and community programs, and
limited overnight stays.

Products and services may be offered separately or together. Their availability will
reflect actual production, seasonal conditions, customer interest, scheduled programs,
and farm capacity at the time rather than a fixed catalog of offerings.
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4.5 Outdoor Activities

Outdoor activity is inherent to both farming and agritourism. Agricultural work may
occur throughout the property, including in orchards, crop areas, pasture, greenhouses,
animal areas, irrigation and energy systems, harvest areas, and agricultural support
areas.

Visitor activities may include walking and guided tours, U-pick and harvest
participation, classes, demonstrations, animal encounters, pony and cart activities,
meals, picnics, workshops, retreats, celebrations, seasonal gatherings, rest and
contemplation, and other farm-centered experiences. The location and form of outdoor
activity may change with weather, crops, shade, seasons, agricultural work, and the
needs of a particular program.

4.6 Outdoor Storage and Agricultural Support Areas

A working farm requires outdoor and sheltered storage for equipment, implements,
vehicles, trailers, irrigation components, pipe, growing supplies, containers, feed,
bedding, compostable materials, harvested products, wood and orchard materials,
maintenance supplies, and other agricultural or agritourism support items.

Storage may occur in barns, sheds, greenhouses, service areas, screened areas,
containers, covered areas, equipment yards, or other practical farm locations. Materials
and equipment may be moved as operations change. This ordinary agricultural storage
is part of the functioning farm and is not intended as unrelated commercial storage.

4.7 Overnight Stays and Daily Farm Life

Limited farm stays and overnight retreat accommodations may operate any day of the
week. Overnight guests may participate in agricultural, educational, restorative, family,
retreat, or farm-centered activities and may use appropriate indoor and outdoor areas
throughout their stay.

Lodging naturally involves arrivals, departures, meals, quiet outdoor use, and guest
movement outside ordinary farm-store hours. The scale and form of overnight activity
may evolve as the farm program develops.

4.8 Sunday Character

Sunday will generally have no organized activity and a quieter, more reverent tone.
Necessary agricultural work, animal care, irrigation, lodging, meals, informal guest use,
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and appropriate farm experiences may continue. This weekly rhythm is part of the
character the owners intend for the farm rather than a closure of the agricultural or
hospitality operation.

4.9 Incremental Development

The agritourism program will develop incrementally as agricultural production,
resources, markets, opportunities, and farm needs support it. There is no fixed
construction schedule or required sequence of future assets. Some activities may begin
using existing agricultural areas and facilities; others may be introduced, expanded,
revised, or never pursued.

This incremental approach allows the farm to remain responsive without turning
possible future improvements into commitments. The Special Use Permit is requested
for the overall range of agritourism operations, not for a mandatory buildout program.

4.10 Operations and Management Exhibit

Exhibit 7 summarizes the principal operating characteristics described in this chapter.
It is an informational overview of the expected program and does not establish
maximum attendance, fixed hours, staffing ratios, or a development schedule.
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4.11 Management Approach

Management will remain closely connected to the owners and the agricultural
operation. Activities will be organized according to the needs of the farm, the nature of
the visitor experience, available personnel, and actual conditions. This permits the
operation to remain personal, adaptable, and grounded in genuine farm life.

The farm’s different functions are intended to reinforce one another: production
supplies products and experiences; direct marketing returns value to production;
education interprets the farm; meals and gatherings showcase the setting and its
products; and farm stays allow a deeper encounter with agriculture and rural life.

4.12 Conclusion

Allred Farm will operate as a flexible, owner-led agricultural enterprise with
agritourism activities integrated into its normal production, marketing, educational,
hospitality, and seasonal rhythms.

The operating description is intentionally broad enough to accommodate the
normal evolution of a working farm while clearly identifying the products,
services, hours, staffing, outdoor activities, storage, lodging, and management
character included in the requested use.
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CHAPTER 5

ACCESS, TRAFFIC, PARKING, AND CITIZEN
PARTICIPATION

Practical access for an evolving working farm and its visitors.

5.0 Introduction

This chapter describes how visitors, farm personnel, service vehicles, and agricultural
equipment reach and move through Allred Farm. The property has existing access from
McCrae Lane, existing areas suitable for present parking, and ample land on which
circulation and parking can adapt as agricultural and agritourism activity develops.

The access arrangement is intended to remain practical and flexible. Exhibit 8 identifies the
visitor access points, the separate agricultural and service access points, general parking
areas, and internal connections. It explains the circulation concept without establishing
fixed driveway geometry, parking-space counts, paving requirements, or permanent
internal travel routes.

5.1 Roadway Setting

The farm lies at the northeast corner of McCrae Lane and Highway 80, also known locally
as Patton Street. McCrae Lane runs north-south along the west side of the southern farm
parcels, while Highway 80 runs east-west along the south. The farm's visitor entrances are
from McCrae Lane; no new Highway 80 entrance is proposed as part of this request.

McCrae Lane provides direct local access to the farm and connects immediately with
Highway 80. This setting permits visitors to leave the highway and enter the property from
the local road rather than requiring a new direct-access connection from Highway 80.

5.2 Existing McCrae Lane Access

Two visitor access points from McCrae Lane serve the southern portion of the property. The
southern access is located slightly north of the Highway 80 corner. It is an existing McCrae
Lane entrance and is usable, although an existing SSVEC power pole near the entrance
presently makes the opening tighter than ideal.
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A second entrance is located approximately 170 feet north of the southern entrance. It is
wider and presently functions as both an entrance and an exit. This northern access can
continue serving ordinary farm and visitor movement under the current arrangement.

Two additional entrances from McCrae Lane provide agricultural, equipment, and service
access to the farm. These are working-farm access points rather than public visitor
entrances. Their availability allows agricultural traffic to use routes suited to farm
operations without directing public traffic through those entrances.

5.3 Evolving Entrance and Exit Pattern

The anticipated long-term circulation pattern is to use the southern McCrae entrance
principally for arriving visitors and the wider northern McCrae access principally for
departing visitors. This simple directional pattern would support convenient movement
through the future principal visitor area on the corner parcel.

The existing power pole may be relocated in the future if doing so becomes useful, but
relocation is not necessary to establish access for the requested agritourism use and is not a
condition of this application. Both McCrae access points remain available to function
according to actual farm and visitor needs.

5.4 Present Parking

Present visitor parking is available in front of the existing 38-by-42-foot farm store.
Additional parking is available near the farmhouse, which can serve as the temporary
retreat location. These existing areas allow current farm-store, farmhouse, retreat, and
visitor activity to occur without relying upon the future principal parking area.

Parking may be organized within suitable farm areas according to the activity occurring at
the time. The amount and location used on a particular day may vary with the number and
type of visitors, agricultural work, weather, ground conditions, and the destination being
served.

5.5 Future Principal Visitor Parking

The corner parcel is intended to become the principal visitor-arrival area as the program
develops. The future retreat and farm-store area, commercial kitchen, shaded outdoor
restaurant setting, large pine tree, and lower reservoir are located or anticipated within this
general area. The parcel provides room for a substantial visitor-parking area close to these
destinations and to both McCrae access points.

Page 2



Exhibit 8 shows the general parking opportunity rather than a final parking layout. Parking
may be arranged, enlarged, reduced, divided, relocated, or used in combination with other
suitable areas as the farm and its visitor activities evolve.

5.6 Internal Circulation

Internal movement will use existing farm drives, lanes, and open travel areas,
supplemented or adjusted as needed. Shady Lane provides the connection toward the
farmhouse and temporary retreat. From the southern visitor area, the lane passes on the
west side of the existing store and continues north toward the farmhouse. It does not run
through the middle of the pecan orchard.

Visitors may move among the farm store, greenhouse and production areas, retreat
settings, farmhouse, farm-stay areas, and other destinations by vehicle, farm cart, or on foot
as appropriate. Agricultural equipment and service vehicles will continue to use practical
routes suited to the work being performed.

5.7 Traffic Characteristics

Traffic generated by the farm will vary rather than occur at one continuous intensity.
Ordinary activity will include farm owners and workers, farm-store customers, suppliers,
deliveries, service vehicles, small groups, retreat guests, and visitors arriving for particular
agricultural or agritourism activities.

Busier periods may occur for harvests, U-pick opportunities, scheduled meals, classes,
gatherings, celebrations, or seasonal programs. Other days and seasons may be quiet.
Arrivals and departures may be distributed among ordinary farm hours, scheduled activity
times, evenings, and overnight stays rather than concentrated into a single daily peak.

The direct connection from McCrae Lane to Highway 80, the availability of two McCrae
access points, and the amount of land available for on-site parking and circulation provide
a practical setting for this variable pattern.

5.8 Agricultural, Service, and Emergency Movement

The access and circulation system must continue serving normal agricultural functions,
including tractors, implements, trailers, deliveries, maintenance vehicles, harvest
movement, and animal or crop support. These uses may share internal routes with visitor
traffic or use separate practical paths depending upon the activity and conditions.

The two visitor entrances, the two additional agricultural and service entrances from
McCrae Lane, and the property's interconnected farm lanes provide practical access suited
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to different activities. Internal routes and open areas can also accommodate service and
emergency movement according to the location and circumstances involved.

5.9 Access, Parking, and Circulation Exhibit

Exhibit 8 depicts the access, parking, and circulation relationships described in this chapter.
The arrows and shaded areas identify general functions and connections; they do not
establish surveyed alignments, engineered dimensions, fixed parking boundaries, or an
obligatory traffic pattern.

5.10 Citizen Participation and Neighbor Information

The County's citizen-participation and public-notice process provides surrounding property
owners and interested citizens an opportunity to receive information about the request and
offer comments. The applicant's notice, contact, and participation records will accompany
the application materials as applicable.

The application and its exhibits are intended to give neighbors a clear understanding of the
requested use: continued agriculture together with a broad range of farm-connected visitor,
educational, direct-marketing, hospitality, and overnight activities. The request does not
change the working-farm foundation described throughout this package.

Questions or concerns raised through the participation process can be addressed on their
facts. The purpose of citizen participation is to inform the County's review and clarify the
proposal; it does not require the application to define every future agricultural
improvement, activity, or internal operating decision.

5.11 Conclusion

Allred Farm has direct access from McCrae Lane, two visitor access points, two additional
agricultural and service access points, existing parking for present operations, internal
farm connections, and ample room for parking and circulation to adapt over time.

The arrangement shown in Exhibit 8 supports present use and explains how access may
function as the agritourism program develops, while preserving the flexibility appropriate
to a working agricultural property.
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CHAPTER 6

WATER, RESOURCE STEWARDSHIP, AND
COMPATIBILITY

Agritourism integrated with the resources and character of an established working farm.

6.0 Introduction

This chapter addresses the resource and compatibility subjects associated with the
requested agritourism use. Allred Farm is an established agricultural property with existing
wells, irrigation, orchards, greenhouse production, pasture, native vegetation, renewable
energy, farm roads, buildings, and residences. Agritourism will occur within that working-
farm setting rather than replacing it with a separate urban or industrial use.

The conditions described here are general characteristics of the property and the requested
use. They do not prescribe one permanent operating method or require particular future
improvements. Farm management will continue to respond to crops, seasons, weather,
animals, visitors, available technology, and the practical needs of the operation.

6.1 Existing Water Supply

The farm is served by registered wells and an established pressurized irrigation network
described in Chapter 2. The principal well, Arizona Well Registration No. 55-623460, is
located on parcel 120-15-009B and has reported production capacity of approximately 800
gallons per minute. Additional registered wells, pumps, filtration, mainlines, controls,
reservoirs, and distribution facilities form or may become part of the integrated farm-water
system.

Agricultural production is and will remain the dominant water use. The system already
serves mature pecan orchards, pasture, greenhouse and crop production, poultry, and
related farm needs. Visitor-related demand will arise principally from drinking water,
restrooms, food preparation, cleaning, limited lodging, landscape use, and the incidental
needs of farm activities open to the public.

6.2 Water Demand and Capacity

Water demand will vary with the crops being grown, seasonal irrigation requirements,
weather, the activities offered, and the number of employees and visitors present. Because
the agritourism program will develop incrementally and does not have a fixed buildout
schedule, a single ultimate daily-demand figure would imply a precision that the
application does not support.
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The requested visitor uses are supported by the existing agricultural water system and will
be introduced in relation to the facilities and production then operating. Domestic and
hospitality demand is expected to remain small relative to agricultural irrigation demand.
This application therefore identifies the available water resources and the nature of
anticipated uses without committing the farm to a fixed visitor count, crop plan, or ultimate
water-demand figure.

6.3 Water Conservation and Beneficial Use

Water stewardship is already embedded in the agricultural operation. Existing practices
and systems include pressurized distribution, precision orchard irrigation, automated
subsurface drip irrigation, greenhouse water delivery, filtration, controls, and solar-
powered pumping. Crop selection, irrigation timing, recirculating production, soil and
substrate management, reservoirs, and other efficient practices may be used or adjusted as
the farm develops.

Agrivoltaic production can provide crop and soil shading while generating energy on the
same land. Greenhouse and controlled-environment systems permit water to be applied
closely to crop requirements. These measures support productive use of water without
requiring one technology or irrigation method for every crop or future activity.

6.4 Wastewater and Reuse

Wastewater and sanitation will correspond to the facilities and activities actually operating.
Chapter 2 describes the long-term concept of treatment serving the north and south
portions of the property, with treated water beneficially reused for agricultural irrigation.
Existing facilities may continue to serve uses within their practical capacity, and additional
treatment may be introduced as actual demand develops.

The purpose of the reuse concept is to retain water as a productive farm resource rather
than treat it solely as waste. The SUP request does not depend upon one fixed treatment
configuration, capacity, location, or construction sequence.

6.5 Noise and Vibration

The existing sound environment is that of a working farm and rural transportation
corridor. Ordinary sounds may include pumps, fans, tractors, tools, vehicles, deliveries,
animal care, harvest and maintenance activity, customers, meals, instruction, music, and
periodic gatherings. Highway 80 also contributes to the existing background environment.

Agritourism will add people and farm-centered activities, but it does not introduce a
continuous industrial noise or vibration source. Activity will vary by season and occasion,
and substantial portions of the property will continue as orchards, fields, pasture, mesquite
woodland, and open agricultural land.
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6.6 Odor

Agricultural odors may arise from soil, crops, irrigation, compostable material, livestock or
poultry, feed, harvested products, wood, and ordinary farm maintenance. Food preparation
and meals may also produce customary cooking odors. These are components of
agricultural production and hospitality rather than an unrelated industrial odor source.

6.7 Dust

Unpaved travel, cultivation, wind, harvest, material handling, and equipment movement
are normal rural agricultural conditions. Visitor movement will generally use established
entrances, lanes, parking areas, and destinations. The amount of dust will vary with
weather, ground conditions, agricultural work, and traffic rather than remain at one
constant level.

6.8 Pests and Vectors

Pest and vector management is already part of operating the farm. Crops, animals, stored
products, water, food handling, buildings, and landscaped areas each require practical
observation and management. Agritourism relies upon that same farm management to
protect production, products, workers, guests, and animals.

Methods may change with the crop, pest, season, weather, technology, and applicable
agricultural practice. The SUP does not require a single prescribed pest-management
system.

6.9 Materials, Equipment, and Storage

Fuel, fertilizers, crop inputs, cleaners, tools, equipment, feed, maintenance supplies,
irrigation materials, food-service supplies, and other working materials are typical
components of an agricultural property. Their presence supports farming, maintenance,
food preparation, landscaping, and visitor activities and does not constitute an unrelated
hazardous-materials or commercial-storage use.

As described in Chapter 4, storage may occur in practical indoor, outdoor, covered,
screened, or service locations and may move as operations change. Materials will remain
associated with the farm and its activities.

6.10 Vegetation, Open Land, and Rural Character

The property includes mature pecan orchards, irrigated pasture, crop and greenhouse
areas, windbreak and shade trees, approximately five acres of mesquite woodland,
reservoirs, and open agricultural land. These features provide production, shade, habitat,
visual buffering, stormwater infiltration, and the physical setting for visitor experiences.
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Agricultural use necessarily permits planting, pruning, harvesting, clearing, replacement,
and reconfiguration of vegetation as farm needs change. At the same time, the mesquite
woodland and other useful vegetation may be retained and integrated where they
contribute to production, shade, habitat, safety, circulation, and the farm experience.

6.11 Compatibility with Surrounding Property

The requested activities are compatible with the property's established agricultural identity
and rural setting. They arise from crops, animals, greenhouse production, orchard
management, direct marketing, education, food, hospitality, retreats, and overnight
encounters with farm life. Highway 80 frontage and direct access from McCrae Lane
support visitor arrival while the property's acreage provides room for production, parking,
circulation, and varied activity.

The proposal does not convert the farm to a conventional subdivision, shopping center, or

industrial facility. Its purpose is to keep agriculture productive by connecting farming with
customers, education, experiences, meals, gatherings, retreats, and limited farm stays. The

agricultural landscape remains the organizing feature of the property.

6.12 Resource Stewardship and Compatibility Exhibit

Exhibit 9 summarizes the relationship between existing farm conditions and the requested
agritourism use. It should be read with Chapter 2 and Exhibit 5, which provide the detailed
property and agricultural-resource context.

6.13 Requested Approval

Allred Farm requests approval of the overall agritourism use described in this application:
a flexible range of agricultural, educational, direct-marketing, food, hospitality, gathering,
retreat, recreational, and limited overnight activities integrated with the continuing
operation of the farm.

The improvements and activities shown or described are representative of the anticipated
agritourism program. Their location, combination, form, and timing may evolve as
agricultural production, visitor opportunities, and farm needs develop.

Exhibit 10, Application-to-Narrative Cross-Reference, identifies where each substantive item
in the County application is addressed in this narrative and its supporting exhibits.

6.14 Conclusion

Allred Farm has the land, water, agricultural production, infrastructure, access, vegetation,
renewable energy, and operating experience necessary to support authentic agritourism.
The requested use is a compatible extension of the working farm and a means of preserving
its productive agricultural identity.
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EXHIBIT 10
APPLICATION-TO-NARRATIVE CROSS-REFERENCE

Allred Farm LLC - Cochise County Special Use Permit
References are to the 46-page Allred Farm Cochise County SUP Complete Application Narrative. This sheet supplements the concise answers typed into the County application.

Reason for request Integrated agritourism supporting a continuing working farm. Ch. 1, §§1.0-1.12 (pp. 1-11) Exhibits 1-2 (pp. 3, 6)

2 Existing structures and uses Residences, store, greenhouses, orchards, pasture/crops, wells, irrigation, energy, roads, Ch. 2, §§2.2-2.12 (pp. 15-23) Exhibits 3-5 (pp. 14, 16, 18-19)
parking, storage, mesquite.

3 Proposed structures and uses Agricultural expansion, direct marketing, education, meals, gatherings, retreats, limited Ch. 3, §83.1-3.10 (pp. 25-30) Exhibit 6 (p. 29)
stays, support improvements.

4 Construction materials Wood, metal, masonry, glass, polycarbonate, fabric, factory-built components, and other Ch. 4, 84.9 (p. 34) Exhibit 7 (p. 35)
suitable rural/agricultural materials.

5 Phasing / 5a phases Incremental development without a fixed sequence or mandatory buildout schedule. Ch. 4, 84.9 (p. 34) Exhibit 7 (p. 35)

6 Products and services Farm/value-added products; sales, U-pick, tours, classes, meals, gatherings, retreats, Ch. 3, 883.3-3.6 (pp. 26-27); Ch. 4, 84.4 (p. 32) Exhibits 6-7 (pp. 29, 35)
limited stays.

7 Days and hours Generally 7 a.m.-7 p.m.; evenings/lodging as appropriate; generally no organized Sunday | Ch. 4, §84.1, 4.7-4.8 (pp. 31, 33-34) Exhibit 7 (p. 35)
activity.

8 Employees Initially four full-time and three part-time; future staffing as needed. Ch. 4, 84.3 (p. 32) Exhibit 7 (p. 35)

9 Permanent legal access Existing access from public McCrae Lane; no new Highway 80 entrance. Ch. 5, §85.1-5.3 (pp. 37-38) Exhibit 8 (p. 41)

10 Traffic / 10a-10c Variable farm and visitor traffic; busier periods may coincide with harvests and Ch. 5, 85.7 (p. 39) Exhibit 8 (p. 41)
scheduled/seasonal activities.

11 Driveway cuts No new public-road cuts; existing McCrae visitor and farm/service entrances remain. Ch. 5, §§5.2-5.3 (pp. 37-38) Exhibit 8 (p. 41)

12 Water source Registered farm wells plus existing Saint David Domestic Water service; principal well Ch. 2, 82.6 (p. 21); Ch. 6, §6.1 (p. 42) Exhibit 5 (pp. 18-19); updated utility sheet
55-623460.

13 Water demand Variable with crops, weather, activities, and incremental development; no false fixed Ch. 6, §6.2 (pp. 42-43) Exhibit 9 (p. 46)
ultimate demand.

14 Water conservation/reuse Precision irrigation, SDI, greenhouse controls/recirculation, reservoirs, shading, solar Ch. 6, §86.3-6.4 (p. 43) Exhibit 9 (p. 46)
pumping, treated-water reuse.

15 Citizen review / 15a-15b Notices mailed July 21, 2026, using County list; responses received to date positive. Ch. 5, 85.10 (p. 40) Notice and response records

16 Outdoor activities Farm work, tours, U-pick, classes, demonstrations, animals, pony/cart, meals, retreats, Ch. 4, 84.5 (p. 33); Ch. 3 (pp. 25-30) Exhibits 6-7 (pp. 29, 35)
gatherings, rest.

17 Outdoor storage Ordinary working-farm storage in practical indoor/outdoor/covered/screened/support areas. | Ch. 4, §4.6 (p. 33); Ch. 6, 86.9 (p. 44) Exhibits 7, 9 (pp. 35, 46)

18 Noise and vibration Ordinary variable farm/visitor sounds; no continuous industrial noise or vibration source. Ch. 6, 86.5 (p. 43) Exhibit 9 (p. 46)

19 Odors Customary agricultural and food-preparation odors, not an unrelated industrial source. Ch. 6, 86.6 (p. 44) Exhibit 9 (p. 46)

20 Pests/vectors Practical management according to pest, crop, season, food/feed, buildings, and Ch. 6, §6.8 (p. 44) Exhibit 9 (p. 46)
conditions.

21 Dust No continuous new source; variable rural dust associated with weather, travel, and farm Ch. 6, 86.7 (p. 44) Exhibit 9 (p. 46)
work.

22 Hazardous/polluting materials No hazardous material is present or anticipated; ordinary farm materials remain associated | Ch. 6, §6.9 (p. 44) Exhibit 9 (p. 46)
with farm operations.

23 Vegetation clearing/drainage No specific clearing over one acre or drainage alteration proposed by the SUP. Ch. 6, §6.10 (pp. 44-45) Exhibit 9 (p. 46)

Prepared for:
COCHISE COUNTY PLANNING DEPARTMENT

Prepared by: Date: July 24, 2026

Source: Final SUP Application Narrative

Dale H. Allred, PE AZ 75344
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Taylor, Matthew

From: noreply@civicplus.com

Sent: Monday, August 31, 2026 8:35 PM

To: Mclachlan, Christine; Taylor, Matthew; Larsala, Sharon

Subject: Online Form Submittal: Public Hearings - Public Comment Form

ICAUTION: EXTERNAL EMAIL*

Public Hearings - Public Comment Form

Docket Number

Select one of the
following:

Explanation

Name

Email Address

SU26-16 (St David Agritourism)

No, | do not support this request

Does not align with the established residential land
surrounding. See additional file uploaded.

Andrew Bingham

akbingha3@gmail.com

Address 224 n. McRae In
City St. David

State AZ

Zip Code 85630

Phone Number
Your Tax Parcel Number
File Upload

Electronic Signature
Agreement

Electronic Signature

928-245-4968

120-10-006B

Docket SU26-16.docx

| agree.

Andrew K. Bingham

Your comments will be made available to the public board responsible for reviewing
them. Submission of this form or any other correspondence becomes part of the
public record and is available for review by the Applicant or other members of the
public.

Email not displaying correctly? View it in your browser.



This E-mail is from an EXTERNAL address. DO NOT click on links or open attachments unless you trust the
sender and know the content is safe. If you suspect this message to be phishing, please report it using the
Phish Alert Button at the top of the email, or forward to cochise.az.gov@missedspam.com or contact IT
support at 520-432-8301.




Taylor, Matthew

From: Andrew Bingham <akbingha3@gmail.com>
Sent: Monday, August 31, 2026 8:28 PM

To: Taylor, Matthew

Subject: Docket SU26-16 (Patton st. Agritourism)

ICAUTION: EXTERNAL EMAIL*

I'm writing to voice concern regarding the zoning request for the APNs: 120-13-004AC; 120-15-006D; 120-
15-006H; 120-15-009B; 120-15-009C.

Rezoning to allow agritourism is not in the best interest of this community. | live on parcel 120-10-006B,
directly to the west of parcel 120-13-004C. Here is a list of reasons why this proposal is a definitive NO:

1. I believe the intention for this rezoning is purely financial. | don't believe the best interest of the
neighbors or even the betterment of the area is at the forefront of the proposal.

2. The proposal sets up to be a quick boost in land value to then be sold off to investors that have no real
interest in the area.

3. The majority, if not all of my neighbors are here to raise our families in a safe, quiet environment. |
believe there is opposition to this proposal from just about every one of them.

4. Bringing in a number of unknown tourists with the potential to completely overhaul the intended use of
residential ag land would diminish the underlining purpose and value of the land surrounding overall and
within a short amount of time.

5. McRae Ln is not a business thoroughfare. This proposal puts heavy traffic directly in front of my house
and property. My children walk to the bus stop along the road. The road has no outlet and

requires designated locations to turn around. The bus uses permission from a neighbor to use their
property to turn the bus around safely. Cars would frequently be looking for places to turn around if they
miss the turn to the tour. Without the necessary structure, they would be turning around in our
driveways.

6. The speed limit coming through town is already too fast in this area on hwy 80 (Patton). Increased
stops for tourism creates dangerous situations for travelers within congested areas and higher speed
limits (45mph-50mph)

7. This proposal puts all our properties on display as part of the agricultural tourism spectacle. The
benefit of business only goes to the business owners and investors instead of benefitting the people who
actually live here.

8. | don't want to be out feeding my cow, planting my fields, and trying to live the life | intended for my
family to be met with many cars, and people with cameras with only a temporary interest passing in and
out of my front yard believing that my home is part of their agri-tour experience.

9. This proposal essentially diminishes and destroys the reason every other property owner in this area
lives here in the first place.

10. The proposed area for rezoning has been neglected for the last five or more years. The establishment
of avaluable agricultural experience has not existed. The basics of maintaining this land for agricultural
purposes has not been met, therefore showing that agriculture is not the primary reason for wanting to
make the zoning change. The pecan trees have been neglected, and not collected or harvested as was
done with the previous owners of the property. No other vegetation has been planted. No livestock of any



kind is on the acreage. All of these activities could have taken place without rezoning commercial.
Tourism is the main focus, and agriculture seems to be the thing that will be created after the fact.

We are a people who value agriculture. We value making our space beautiful, and providing real long
lasting stability to our families. Making our homes an adjacent tourist attraction does not fulfill the
purpose of zoning for this area.

Respectfully,

Andrew and Dana Bingham

This E-mailis from an EXTERNAL address. DO NOT click on links or open attachments unless you trust the sender
and know the content is safe. If you suspect this message to be phishing, please report it using the Phish Alert
Button at the top of the email, or forward to cochise.az.gov@missedspam.com or contact IT support at 520-432-
8301.



Taylor, Matthew

From: noreply@civicplus.com

Sent: Monday, August 31, 2026 12:19 PM

To: Mclachlan, Christine; Taylor, Matthew; Larsala, Sharon

Subject: Online Form Submittal: Public Hearings - Public Comment Form

ICAUTION: EXTERNAL EMAIL*

Public Hearings - Public Comment Form

Docket Number

Select one of the
following:

Explanation

Name

Email Address

Address

City

State

Zip Code

Phone Number

Your Tax Parcel Number
File Upload

Electronic Signature
Agreement

Electronic Signature

SU26-16 (St David Agritourism)

No, | do not support this request

We live adjacent to Allred’s pecan orchard and value the
privacy, security, and quiet enjoyment of our home and
property. The proposed agritourism use would bring visitors
along or near our property line, creating direct visibility into our
private space and introducing a rotating number of unknown or
unvetted individuals. Increased foot traffic and the potential for
trespassing beyond normal farm operations would negatively
impact our safety and quality of life. For these reasons, we
respectfully oppose the proposal.

David M Daugherty
dsdaugherty@cox.net

446 West Grove Pond Lane
SAINT DAVID

AZ

85630

5209915094

12015001G

Field not completed.

| agree.

David M Daugherty



Your comments will be made available to the public board responsible for reviewing
them. Submission of this form or any other correspondence becomes part of the

public record and is available for review by the Applicant or other members of the
public.

Email not displaying correctly? View it in your browser.

This E-mail is from an EXTERNAL address. DO NOT click on links or open attachments unless you trust the
sender and know the content is safe. If you suspect this message to be phishing, please report it using the

Phish Alert Button at the top of the email, or forward to cochise.az.gov@missedspam.com or contact IT
support at 520-432-8301.




Taylor, Matthew

From: michelle fenn <mfenn59@gmail.com>

Sent: Saturday, August 29, 2026 11:58 AM

To: Taylor, Matthew

Subject: Docket #SU26-16 (Patton Street Agritourism)

ICAUTION: EXTERNAL EMAIL*

August 24, 2026
Re: Dale Allred’s Request for special use permit
Dear Cochise County Planning and Zoning Commission:

We own Parcel #s 120-15-002F2 & 120-15002G1. This is family land that has been in our family since 1956
when there were only 4 other property owners on the Lane. Now we are surrounded by Dale Allred’s land
grabs. He offered to buy ours too, but was turned down. He has plenty of property that is on the Patton St
frontage (section in red on the exhibit Map) to do what he wants to do, as far as “Agribusiness” and marketing
is concerned. Please do not let him change our residential neighborhood, for whatever “hair brained” business
idea that he currently has!! Isn’t that what zoning is for, to protect the property owners?! Zoned Residential
and should STAY Residential! He is wanting to put his business right in our back yard - literally - of our little
“country” homel!!

Ever since he moved here he has gone from one idea to the next. His property does not look improved or
better. He purchased a beautiful, well kept, productive pecan grove and within a few years of his neglect it is
now half dead! He doesn’t even harvest the nuts!! His frontage section is a mess and does not look
improved. If he gets his way with this proposal, he will have his business traffic going up and down our
residential lane. This will destroy our residential property value!

We feel his plan for “meals, gatherings, retreat, and limited farm stays” are a ruse for him to fill a beautiful
acreage with tiny homes, or non permanent structures, avoiding code compliance for number of buildings and
will eventually just be used for rentals or AirBnB when the “Agritourism” fails. We even doubt whether or not
he has any intention of doing the agritourism. Is anyone even going to want to come and visit a dismal, failed
agribusiness with dead trees and agri failure everywhere you can see? It's all business that should be kept in
a business district and not in a residential neighborhood!

If he is approved for this Special Use Permit, this “Agritourism" would give him way too much leeway to skirt
building codes and he would put small, non-permanent structures all over his properties. Please do not
authorize him to bring his business into our residential neighborhood just because he has quietly gone around
buying up all the residential property! If he wants to develop his property, he should have to comply with all the
building codes that other developers have had to comply with or keep it ALL out on Patton St.

Sincerely,

W. Bruce and Michelle V. Fenn
115 N McRae Ln
St. David, AZ 85630

This E-mailis from an EXTERNAL address. DO NOT click on links or open attachments unless you trust the sender
and know the content is safe. If you suspect this message to be phishing, please report it using the Phish Alert
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Button at the top of the email, or forward to cochise.az.gov@missedspam.com or contact IT support at 520-432-
8301.







Docker SU26-16
(PATTON STREET AGRITOURISM)

YES, | SUPPORT THIS REQUEST
Please state your reasons:

NO, | DO NOT SUPPORT THIS REQUEST
Please state your reasons:

PRINT NAME(S):

SIGNATURE(S): 7/vvoLZ¢M L =77
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DOCKET SU26-16
(PATTON STREET AGRITOURISM)

YES, | SUPPORT THIS REQUEST
Please state your reasons:

NO, | DO NOT SUPPORT THIS REQUEST
Please state your reasons: M
// .
J&/O(/VJ M M MM - ”77 L 7

PRINT NAME(S):

A—REA/ q: C)noﬂh’l/\)\/
SIGNATURE(S): . ay(

YOUR TAX PARCEL NUMBER: /\,:-)D - '/ﬁ Z)/ 5 (eight-digit identification number
found on your property tax statement)

Your comments will be made available to the Planning and Zoning Commission. Submission of this form or any
other correspondence becomes part of the public record and is available for review by the applicant or other
members of the public. Written comments must be received no later than September 1st, 2026, at 5 p.m.

RETURN COMMENTS TO: Matthew Taylor
Cochise County Development Services
1415 Melody Lane, Building F
Bisbee, AZ 85603

Scan the QR code to the right to submit comments online.



Taylor, Matthew

From:
Sent:
To:
Subject:

noreply@civicplus.com

Monday, August 31, 2026 7:45 PM

Mclachlan, Christine; Taylor, Matthew; Larsala, Sharon

Online Form Submittal: Public Hearings - Public Comment Form

ICAUTION: EXTERNAL EMAIL*

Public Hearings - Public Comment Form

Docket Number

Select one of the
following:

Explanation

SU26-16 (St David Agritourism)

No, | do not support this request

| am very concerned about the potential increase in traffic on
Highway 80 and the impact it could have on the surrounding
residential roads. | live off Sybil Road, and it is already difficult
and dangerous to make a northbound turn onto the street.
Increasing tourism and traffic in the area without a proper
turning lane or other appropriate traffic improvements would
only make this situation more dangerous.

| have similar concerns regarding McRae Lane. It is a very
narrow residential road that does not appear capable of safely
accommodating a significant increase in traffic. The additional
vehicles associated with increased tourism and business
activity could create serious safety concerns for residents and
others who use the road.

I am also concerned about the ability to successfully manage
and maintain all of the proposed business activities. The
current condition of the pecan orchard raises questions about
whether the existing operation is being adequately maintained.
Many of the trees appear to be partially dead, which suggests
that the orchard has not received sufficient water or care.
Given the current state of the property, | have concerns about
taking on additional business ventures before the existing
operation is properly maintained.

Overall, | believe the potential increase in traffic, the limitations
of the surrounding residential roads, and the current condition
of the pecan orchard warrant careful consideration before
approving additional tourism or business activity at this
location.



Name Ora Linn Goodman

Email Address ora.goodman3@gmail.com
Address 324 N. Sibyl Rd

City Saint David

State AZ

Zip Code 85630

Phone Number 520-720-4526

Your Tax Parcel Number 12013002

File Upload Field not completed.
Electronic Signature | agree.
Agreement

Electronic Signature Ora Linn Goodman

Your comments will be made available to the public board responsible for reviewing
them. Submission of this form or any other correspondence becomes part of the
public record and is available for review by the Applicant or other members of the
public.

Email not displaying correctly? View it in your browser.

This E-mail is from an EXTERNAL address. DO NOT click on links or open attachments unless you trust the
sender and know the content is safe. If you suspect this message to be phishing, please report it using the
Phish Alert Button at the top of the email, or forward to cochise.az.gov@missedspam.com or contact IT
support at 520-432-8301.




Taylor, Matthew

From:
Sent:
To:
Subject:

noreply@civicplus.com

Tuesday, September 1, 2026 6:38 AM

Mclachlan, Christine; Taylor, Matthew; Larsala, Sharon

Online Form Submittal: Public Hearings - Public Comment Form

ICAUTION: EXTERNAL EMAIL*

Public Hearings - Public Comment Form

Docket Number

Select one of the

following:

Explanation

Name

Email Address
Address

City

State

Zip Code

Phone Number

SU26-16 (St David Agritourism)

No, | do not support this request

I do not support this request because it will disrupt our quiet
and peaceful way of living. | have 4 young children that love to
go outside and play freely. | will not feel comfortable sending
my kids outside to play with a constant flow of strangers in my
backyard. Having agritourism smack dab in the middle of a

residential neighborhood is an invasion of privacy.
Demi Hancok

kemptondemi@gmail.com

222 N Sibyl Rd.

Saint David

AZ

85630

9283221998

Your Tax Parcel Number 12013004B

File Upload Field not completed.
Electronic Signature | agree.
Agreement

Electronic Signature Demi Kempton

Your comments will be made available to the public board responsible for reviewing
them. Submission of this form or any other correspondence becomes part of the



public record and is available for review by the Applicant or other members of the
public.

Email not displaying correctly? View it in your browser.

This E-mail is from an EXTERNAL address. DO NOT click on links or open attachments unless you trust the
sender and know the content is safe. If you suspect this message to be phishing, please report it using the
Phish Alert Button at the top of the email, or forward to cochise.az.gov@missedspam.com or contact IT
support at 520-432-8301.




Taylor, Matthew

From:
Sent:
To:
Subject:

noreply@civicplus.com

Monday, August 31, 2026 2:39 PM

McLachlan, Christine; Taylor, Matthew; Larsala, Sharon

Online Form Submittal: Public Hearings - Public Comment Form

ICAUTION: EXTERNAL EMAIL*

Public Hearings - Public Comment Form

Docket Number

Select one of the
following:

Explanation

SU26-16 (St David Agritourism)

No, | do not support this request

To the Members of the Planning and Zoning Commission:
Thank you for the opportunity to speak regarding the Special
Use Permit requested by Allred Farm LLC.

| appreciate Mr. Allred’s enthusiasm for agriculture and his
efforts to develop his property. However, | respectfully oppose
this Special Use Permit because | believe the proposed
agritourism development and rezoning of the property would
create significant impacts on public safety, traffic,
infrastructure, neighboring properties, and the quality of life of
surrounding residents.

Factor 3: Safe Road Conditions

My first concern is the safety of the roads serving the existing
Allred Farms operation.

The current farm store on State Route 80 has already created
traffic and parking concerns. Customers have encroached into
the ADOT right-of-way, and vehicles have at times extended
onto the asphalt area of State Route 80. There are also no
dedicated turning lanes at the Allred Farms entrance, McRae
Lane, or surrounding access points.

Because State Route 80 is heavily traveled, | and other
residents have experienced numerous near-miss collisions
involving vehicles entering or leaving the farm. These existing
conditions already present safety concerns. Adding lodging,
tourist attractions, and additional visitors would increase traffic
at these same access points.

Factors 4 and 5: Traffic and Infrastructure

According to ADOT’s 2025 Average Annual Daily Traffic
information, approximately 5,529 vehicles travel State Route 80
daily between Apache Powder Road and Barr Loop.

The Douglas Port of Entry is also being expanded from four
lanes to twelve lanes, while a new commercial Port of Entry is
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under construction. Based on a conversation with Douglas
Arizona Port of Entry Director Martin Gomez, | understand
annual commercial truck traffic could increase from
approximately 50,000-60,000 trucks to approximately
200,000-300,000 trucks annually.

Even if only a portion of this additional traffic uses State Route
80, heavy-truck and passenger-vehicle traffic could
substantially increase in front of Allred Farms and along McRae
Lane.

| have also spoken with ADOT regarding future traffic
conditions and understand that ADOT is not currently planning
to proactively prepare these roads for the anticipated increase.
If the existing road system already presents safety concerns, is
it adequate to support the additional traffic this Special Use
Permit would generate?

McRae Lane and other roads in the St. David area are narrow
and already experience congestion. This development could
put additional pressure on infrastructure that was not designed
for this level of commercial and tourist activity.

Factor 7: Public Response

The existing Allred Farms operations have already affected
neighboring properties’ privacy, peace, and enjoyment.
Greenhouses, large solar installations, dust generation, and
employee conduct have impacted our neighborhood.

Workers associated with Allred Farms have trespassed onto
my property and driven AT

Dillon Hancock
dillon.d.hancock@gmail.com
222 N Sibyl Rd

St. David

AZ

85630

520-686-0956
120-13-004B6

| do not support SU26-16 (St. David Agritourism).docx

| agree.

Dillon Hancock
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To the Members of the Planning and Zoning Commission:

Thank you for allowing me the opportunity to speak regarding the Special Use Permit
requested by Allred Farm LLC.

| appreciate Mr. Allred’s enthusiasm for agriculture and his efforts to develop his property.
However, | respectfully oppose the requested Special Use Permit because | believe the
proposed agritourism and rezoning development would create significant impacts on
neighboring properties, public safety, traffic, infrastructure, and the quality of life of
surrounding residents.

| would like to present my concerns using the same factors the County considers when
evaluating Special Use Permit requests.

Factor 3: Safe Road Conditions Along Major Streets
My first concern is the safety of the roads serving the existing Allred Farms operation.

The current Allred farm store on State Route 80 has already created traffic and parking
concerns. While visiting the Allred Farm Store, customers regularly encroach into the
Arizona Department of Transportation right-of-way, and there have been occasions when
vehicles have extended onto the asphalt area of State Route 80. These situations raise
significant concerns regarding the safety of the public and the operation of the farm store.

There are also no dedicated turning lanes at the Allred Farms entrance, McRae Lane, or
surrounding access points. Because State Route 80 is already heavily traveled, | and other
esidents have experienced numerous near-miss collisions involving vehicles entering or

leaving the farm and attempting to access these roads.

In my opinion, these existing conditions demonstrate that the surrounding road system
already presents safety concerns. Adding an agritourism destination, rezoning for tourist
accommodation, and additional attractions would increase the number of vehicles using
these access points and could further exacerbate those concerns.

Factors 4 and 5: Traffic Circulation and Adequate Infrastructure

My next concerns involve appropriate traffic circulation and whether adequate
infrastructure exists to support the proposed development.

According to the Arizona Department of Transportation’s 2025 Average Annual Daily Traffic
information, approximately 5,529 vehicles travel State Route 80 daily between Apache
Powder Road and Barr Loop.

Allred Farms is located within this corridor.



That traffic volume is significant today, but the future situation deserves even greater
consideration.

The Douglas, AZ Raul Hector Castro Port of Entry (Pan American Highway) has approved
plans to begin expansion from four lanes up to possibly twelve lanes, and a new
commercial Port of Entry (James Ranch Road) is currently under construction. The
anticipated increase in commercial traffic could have a substantial effect on State Route
80 through St. David.

Based on a conversation with Douglas Arizona Port of Entry Director Martin Gomez, |
understand that the new commercial Port of Entry is projected to increase annual
commercial truck traffic from approximately 50,000-60,000 trucks to approximately
200,000-300,000 trucks annually. This could represent an increase of up to approximately
821 additional semi-trucks per day traveling through St. David in front of Allred Farm Store
and McRae Lane.

Even if only a portion of that additional traffic uses State Route 80, the result could be a
substantial increase in heavy-truck and passenger-vehicle traffic in front of Allred Farms
and along McRae Lane.

| have also spoken with Lieutenant Joe Depadre of the Arizona Department of
Transportation regarding future traffic conditions, and | understand that ADOT is not
currently planning to proactively prepare these roads for the anticipated increase in traffic
produced by the port of entry construction and expansions.

This raises an important question for the Commission:

If the existing road system already presents safety concerns, and significant regional traffic
increases are anticipated, is this infrastructure adequate to support the additional traffic
that this Special Use Permit would generate?

The St. David area, including narrow roads such as McRae Lane and Sibyl Road, already
experiences periods of congestion for just the residents. | am concerned that adding an
agritourism destination with lodging and additional attractions will place further pressure
on roads and infrastructure that were not designed for this level of activity.

Ultimately, | am concerned that these impacts could have lasting negative effects on not
only the direct neighbors of Allred Farm LLC, but also residents who live along McRae Lane,
State Route 80, Sibyl Road, and the surrounding areas.

Factor 7: Public Response



| also strongly oppose this application based on the impact that the proposed rezoning and
development would have on neighboring property owners.

The existing Allred Farms operations have already had a negative impact on neighboring
property’s privacy, peace, and enjoyment of their property.

Previous development and infrastructure associated with Allred Farms, including
greenhouses, large solar-panel installations, dust generation, and the conduct of Allred
Farm LLC employees, have already affected the surrounding neighborhood and, in my
experience, interfered with the comfortable enjoyment of our property.

The proposed development would bring additional tourist activity immediately behind my
home, including possibly seven tiny homes and other tourist attractions.

My family and | live on our property, actively work our land, and care for our animals. My
wife and | have four children, all eight years old and younger.

We chose to live in this area because we value a rural way of life. We did not choose to live
next to a tourist destination.

The proposed development and rezoning would fundamentally change the character and
use of the property immediately behind our home. Increased traffic, visitors, noise, lighting,
activity, dust generation, and commercial use would directly affect our family’s privacy,
peace, and enjoyment of our property.

| also have concerns based on previous experiences with employees associated with Allred
Farms LLC. Workers have trespassed onto my property and have driven ATVs over my
crops. Additionally, employees have driven ATVs and UTVs at high rates of speed,
generating large amounts of dust. These incidents have been witnessed by myself, my
family, and other neighbors. We are completely opposed to Allred Farms having 4 full time
employees and 3 part-time employees, as more employees could create even more
problems for the surrounding properties and neighbors.

For that reason, | am particularly concerned about introducing substantially more
employees, visitors, and tourist activity immediately adjacent to my property.

These are not theoretical concerns. They are based on experiences that have already
occurred.

Factor 8: Mitigation of Hazardous Materials and Sanitation Concerns

Finally, | want to address sanitation and wastewater concerns associated with the possible
seven tiny homes.



The proposal would allow the possibility of up to seven tiny homes to be located on
approximately 6.388 acres directly behind my residence.

My concern is whether the proposed development will have adequate wastewater and
septic infrastructure to safely serve all seven units.

| understand that IRC 3/R306 states that residential development is subject to applicable
plumbing, sanitation, wastewater, and septic requirements. My concern is not simply
whether such requirements exist; it is whether Allred Farm LLC will adequately
accommodate the wastewater generated by seven additional dwelling or lodging units
without creating impacts on neighboring properties or groundwater.

Conclusion

| want to emphasize that | am not opposed to agriculture, and | am not opposed to Mr.
Allred being successfulin his agricultural business.

My objection is to this particular expansion and the impacts that | believe it will have on the
surrounding community.

Allred Farms LLC can do most of what they propose under their LLC without Rezoning and
the special use permit. Why request the Special use permit?

The County’s Special Use Permit process exists to evaluate whether a proposed use is
appropriate for its location and whether potential impacts can be adequately addressed.

In this case, | believe there are serious unresolved concerns regarding:
o Safe access to State Route 80 and McRae Lane;
e Existing and anticipated increases in traffic;

e The ability of the surrounding road system to safely accommodate additional
visitors and commercial activity;

e The adequacy of existing infrastructure;

e The impact of tourist accommodations and attractions on neighboring residential
properties;

e Previous experiences with trespassing and property impacts;

e The preservation of the rural character and reasonable enjoyment of neighboring
properties; and

e Adequate wastewater and sanitation infrastructure for the proposed tiny homes.



| respectfully ask the Planning and Zoning Commission to carefully consider these
concerns and deny the Special Use Permit requested by Allred Farm LLC.

Thank you for your time and for considering the concerns of the residents who will have to
live with the consequences of this decision.

Respectfully,

Dillon and Demi Hancock
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I am concerned about the added traffic with transient visitors
mixed in with the established residential community. It will be
conflicting with the quiet street and neighborhood. | don't see
this venture succeeding after seeing how they have not been
able to maintain the current pecan orchards on their property. It
was a well maintained and productive by the previous owner,
but it is now overgrown with weeds, and the trees are dying
from not being maintained. | feel that the main interest is not in
the agritourism but in putting up rentals in the middle of our
community. This is the reason for the zoning and regulations to
keep this type of encroachment from happening in our back
yards. | do not see this being a benefit for the community.

John Hardwick
miniwicker2001@gmail.com
111 N McRae Ln

St David

Arizona

85630

4804031106
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Allred Agritourism Proposal

I adamantly do NOT support this request for the Allred Agritourism project!

One first must have the “Agri” (agriculture) element in place before you have the “tourism”
element to be able to have an Agritourism enterprise. Allred has no viable agriculture.

Allred's moved into Saint David on this property in 2019. They acquired a turn-key pecan
production operation from Rey Mortensen. The Mortensen's pecan operation was very productive.
Since 2019, Allred's have not harvested the full orchard of mature pecan trees one single time. They
have only made a stab attempt at harvesting just a few trees for the past 7 years. It appears they
have been selling the pecans that were last harvested in about 2018 or 2019 as if they were a fresh
crop from the current year. As a pecan producer myself, I view that practice as deplorable.

I grew up on the pecan orchard my grandfather planted in 1929. Since my birth in 1954 (72 years
ago), with the exception of my 28 years in the Air Force, college, and a Church mission, I have
been involved in pecan production. Since my retirement from the Air Force in 2007, I have been
directly involved in the pecan production from my grandfather's 1929 pecan orchard. I know
pecan production.

The formerly beautiful and productive pecan trees that Mortensen's left are currently half dead.
Allred seldom waters them. In fact, when he first moved in from another part of the country, he
expressed his opinion to me that pecan trees in this area do not need to be irrigated. With a raised
eyebrow, I kept my mouth shut and thought, "He has a lot to learn about pecan production here.”
Accordingly, all he has now is an orchard full of half dead trees.

Allred also planted some fruit trees and built some white tent-like structures for protection from
early freezes. Those tent structures have since been torn apart by the wind and have not been
repaired. They are unsightly and useless. That I know of, not a single fruit has been picked or sold
from those fruit trees.

Allred has bullied most of his neighboring property owners with threats of or actual legal action
until some of them got fed up with dealing with him and either moved away, sold him their
property, or both.

Again, if someone wants to establish an agritourism enterprise, they must first establish the (agri)
portion before they attempt to show it off as a viable touristic agricultural enterprise. Allred has
flatly failed to establish an even minimally productive agricultural enterprise. He has nothing
agricultural to show off. It would be an embarrassment to parade people through his dying pecan

orchard. Therefore, one must question Allred's motive to establish an Agritourism enterprise in
Saint David.

As a descendant of one of the first arriving families in Saint David in 1877, I'm very protective of
what happens in this community. I question the motives of an outside person or entity that
acquires property around them, many times through coercive means, and then tries to turn around



and market it as an Agritourism entity without any agricultural development. The agritourism
activities that Allred has written up on paper do not need any commercial property zoning, as is
proposed as part of the project plans.

When a neighbor offered to buy the 6 acres of property that adjoins his property that is intended to
be zoned as commercial, Allred said he was unwilling to sell just a portion of the properties that he
has acquired. Allred counter-offered with a proposal to sell this neighbor the entire property for 1.2
million dollars, way out of the price range for the offering neighbor. So why would Allred request
the County Planning and Zoning Commission to change a portion of the property to commercial
use, while at the same time offering to sell the whole property for over a million dollars? Being
aware of what Mortensen's initial asking price for the property was (definitely less than a million
dollars), I wonder if all the activities that Allred is doing to manipulate the current zoning status of
the property is so he can simply “flip” the property in order to gain a significant profit and move
on, without really establishing any Agritourism, leaving the community we all love and live in with
commercially zoned property right in the middle of our farms and residential properties, opening
up those acres for who knows what kind of commercial enterprise in the future, largely so he can
increase his profits at our expense and move on.

For all the reasons stated above, I do not support this request. I DO support legitimate agritourism,
but I see no legitimate agritourism in this request because there is no legitimate agriculture that has
taken place for 7 years. A person or business entity's past performance is a very good indicator of
future performance.

Please do not approve this request. Do not approve rezoning to commercial for any portion of the
Allred property. We're currently zoned for residential and farming. That's who we are and that's
how we want to keep it.

Respectfully,

//Signed//

J. Young Mayberry and Susan Mayberry
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August 27th, 2026

Re: Docket SU26-16 (Patton Street Agritourism)

Dear Cochise County Planning and Zoning Commission:

I am writing to respectfully express my opposition to the proposed rezoning of the property
adjacent to our residential community to allow for agritourism activities.

While | understand the desire to support agricultural businesses and provide opportunities
for economic development, | believe this rezoning would have negative impacts on the
surrounding residential properties and would not be in the best interest of our small
community.

1. Increased traffic and safety concerns

Agritourism activities have the potential to bring significantly more visitors and vehicle
traffic into an area that is currently residential and relatively quiet. Increased traffic could
create additional safety concerns, congestion, and wear on local roads that were not
designed to accommodate a substantial increase in visitors. While an entrance was not
explicitly stated, a portion of the property in question is located on McRae Lane which is a
narrow, residential street that dead ends. Patton Street, the main road through St. Daivd, is
single lane in both directions without a turning lane at the proposed location and
additionally would not be conducive to increased traffic.

2. Noise, lighting, and disruption to the residential character of the area

The surrounding properties are residential, and residents have chosen to live in this area in
part because of its quiet, rural character. Agritourism operations and events could
introduce increased noise, amplified music, nighttime lighting, and activity that would
substantially change the character of the neighborhood. These impacts could affect
residents' ability to peacefully enjoy their homes and properties.

3. Potential impact on neighboring property values and quality of life

A commercial or event-oriented use immediately adjacent to residential properties could
negatively affect the desirability and value of neighboring homes. Residents should not
have to accept a significant change in the use and character of an adjacent property after
establishing their homes in a quiet residential area. Protecting the quality of life and
reasonable expectations of existing property owners should be an important consideration
in any rezoning decision.



4. Precedent for further commercial development in a small community

Approving this rezoning could establish a precedent for additional commercial or event-
based uses in an area that has traditionally been residential and rural. What begins as one
agritourism operation could lead to increased development, traffic, and commercial
activity over time. The County should carefully consider the cumulative impact such
changes could have on this small community before approving a zoning change.

[ respectfully ask the Planning and Zoning Commission to consider the long-term interests
of the existing residents and property owners who live adjacent to and near the proposed
development. Economic opportunities are important, but they should be balanced against
the rights, safety, privacy, and quality of life of the surrounding residential community.

For these reasons, | respectfully request that the Commission deny the proposed rezoning
and preserve the existing residential and rural character of the area.

Thank you for your time and consideration of the concerns of the surrounding residents.

Respectfully,

Dustin and Andrea Merrill
223 N McRae Lane

-
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Cochise County Planning & Zoning Commission 1415 Melody
Lane, Building F Bisbee, AZ 85603

RE: Objection to Agritourism Special Use Permit application —
510 W. Patton Street., St. David, AZ 85630

To the Cochise County Planning & Zoning Commission,

My husband and | are the owners of the property immediately
adjacent to and east of 510 W. Patton Street in St. David, AZ
(our property is 444 W. Patton St. St. David, AZ 85630, Parcel
# 120-15-004). Our properties share a common fence line. |
strongly object to the requested Special Use Permit for an
agritourism use at this property.

My objection is based on my firsthand observations of how the
property has been maintained over the past several years.
Existing agricultural structures, including greenhouses, have
been allowed to deteriorate. Torn and dirty plastic coverings
and exposed broken wires and poles have remained in place,
creating an unsightly appearance. Numerous trees on the
property have died and have not been replaced or removed.
Weeds are allowed to grow unchecked along our shared fence
line.

The greenhouse structures have been placed so close to our
common property line that there is essentially no clearance
between the structures and the fence. This makes it impossible
for me to access portions of my own fence line to clear weeds
or do maintenance. | previously raised concerns with the
Planning & Zoning Department in year 2019 when the property
owner started to build the greenhouses, but was informed that
agricultural zoning allowed the development.

The current condition of the property demonstrates a pattern of
inadequate maintenance. For that reason, | do not believe the
property owner has shown the ability to responsibly manage a
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more intensive agritourism operation that would attract visitors
and increase activity.

I am concerned that granting this Special Use Permit will result
in increased traffic, noise, dust, parking impacts, and additional
disruption to neighboring properties. | also believe these
impacts could further reduce the value and enjoyment of our
property as well as invasion of our privacy.

| also am concerned about the use of water and wonder if the
owner has commercial water rights for the type of agritourism
operation that is being proposed?

For these reasons, | respectfully request that the Planning &
Zoning Commission deny the Special Use Permit application
for 510 W. Patton Street, St. David, AZ. | ask that this letter be
entered into the official record and that | be given an
opportunity to speak before any decision is made.

Thank you for your consideration

Emily Ferguson Regis
cactuswren21@gmail.com
444 West Patton St.

Saint David

AZ

85630

5206038047

120-15-004

Docket SU26-16 Patton St Regis Letter 08262026.pdf

| agree.

Emily F Regis

Your comments will be made available to the public board responsible for reviewing
them. Submission of this form or any other correspondence becomes part of the
public record and is available for review by the Applicant or other members of the

public.
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Cochise County Planning & Zoning Commission Cochise Cornty
1415 Melody Lane, Building F P .
Bisbee, AZ 85603
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RE: Objection to Agritourism Special Use Permit application — 510 W. Patton Street., St. David, AZ 85630
To the Cochise County Planning & Zoning Commission,

My husband and I are the owners of the property immediately adjacent to and east of 510 W. Patton Street in St.
David, AZ (our property is 444 W. Patton St. St. David, AZ 85630). Our properties share a common fence line.
[ strongly object to the requested Special Use Permit for an agritourism use at this property.

My objection is based on my firsthand observations of how the property has been maintained over the past
several years. Existing agricultural structures, including greenhouses, have been allowed to deteriorate. Torn
and dirty plastic coverings and exposed broken wires and poles have remained in place, creating an unsightly
appearance. Numerous trees on the property have died and have not been replaced or removed. Weeds are
allowed to grow unchecked along our shared fence line.

The greenhouse structures have been placed so close to our common property line that there is essentially no
clearance between the structures and the fence. This makes it impossible for me to access portions of my own
fence line to clear weeds or do maintenance. [ previously raised concerns with the Planning & Zoning
Department in year 2019 when the property owner started to build the greenhouses, but was informed that
agricultural zoning allowed the development.

The current condition of the property demonstrates a pattern of inadequate maintenance. For that reason, I do
not believe the provertv owner has shown the abilitv to responsiblv manage a more intensive agritourism
operation that would attract visitors and increase activity.

I am concerned that granting this Special Use Permit will result in increased traffic, noise, dust, parking
impacts, and additional disruption to neighboring properties. I also believe these impacts could further reduce
the value and enjoyment of our property as well as invasion of our privacy.

I also am concerned about the use of water and if the owner has commercial water rights for the type of
agritourism operation that is being proposed.

For these reasons, I respectfully request that the Planning & Zoning Commission deny the Special Use Permit
application for 510 W. Patton Street, St. David, AZ. I ask that this letter be entered into the official record and
that I be given an opportunity to speak before any decision is made.

Attached are pictures taken on July 22, 2026 of the Allred property at 510 W. Patton showing the current
greenhouse structures, poles, wires, fence, weeds and proximity to my residence at 444 W. Patton.

Thank you for your consideration

Since ely

/é 7/\/\
Emily Regis

444 W. Patton

St. David, AZ 85630
520.603.8047

email: cactuswren21@gmail.com
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Special Use Permits | Cochise County, AZ

extension://peoambthpepnhlnjdljaicnliicigcpc/content-

script/index.html?file=https%253 A%252F%252Fwww.cochise.az.gov%252FDocumentCenter%
252FView%252F16271%252FSpecial-Use-Authorization-Appeal-Application-
PDF%253Fbidld%253D



Special Use
Application

Special Uses are activities or uses that, because of their unique characteristics, potentially could
generate greater impacts than uses permitted in a zoning district. Due to these greater impacts,
special uses are not granted administratively. Rather, they must be reviewed and approved by the
Planning and Zoning Commission at a public hearing.

Applicant Info

Name:

Describe your relationship to this application (select one):

Property owner (skip next question) Authorized agent

By typing their name below, the undersigned, registered property owner of the property subject
to this application, hereby grants the authorized agent noted above to act on their behalf and take
all actions necessary for the processing, issuance and acceptance of this permit or application.

Signature: Date:

Property Info

Property Owner Name(s):

Parcel Number (APN):

Property Size (in acreage or square feet):

Property Zoning Designation:

Processing Fees

$500 + ($20/acre, (52,000 acreage fee max)) Applicants may pay online with a credit card or mail a
check to the Development Services Department at 1415 W Melody Ln, Building F, Bisbee, AZ
85603, payable to the Cochise County Treasurer.




Special Use Authorization Application

Required Submittals

This application

A concept plan

A copy of the neighborhood notification letter and any information provided to the
public

A non-refundable processing fee

Project Info

Identify the utility company/service provider for each of the following services and state if
additional provisions or future connections are required in the space below.

Service

Utility Company/Service Provider

Water/Well

Sewer/Septic*

Electricity

Fire Protection

Waste Disposal

* If the property is, or will be, served by a septic system, indicate the location of the septic system
and the 100% expansion area on the site plan. State whether the system is existing or proposed.

Is this request consistent with all deed restrictions or private covenants in effect for this property?
If applicable, please include a copy of these restrictions/covenants with this application.

No

N/A, no deed restrictions

Development Services Department

Page 2



Special Use Authorization Application

Supplemental Questions

1. Please state the reason for this request and why it should be supported.

2. Describe all existing structures/uses present on the subject property. Note: Show the location
and size of existing structures on the accompanying site plan.

3. Describe all proposed structures/uses that will be placed on the property. Note: Show the
location and size of proposed structures on the accompanying site plan.

4. What materials will be used to construct the new building(s)? (Note, for an existing building(s),
please also list the construction type(s), i.e., factory-built building, wood, block, metal).

5. Will the project be constructed/completed within one year or phased?

One year Phased

Development Services Department Page 3



Special Use Authorization Application

Supplemental Questions Continued

5.a. If this is a phased project, describe the phases here and physically depict them on the site
plan.

6. Describe all intermediate and final products/services that will be produced/offered/sold, if
applicable.

7. What are the days of the week and hours of operation (if applicable)?

8. What are the number of employees expected to work onsite?

Initially: Future:

9. Describe the permanent legal access to the property. State which streets or easement will be
used by traffic to enter or exit the property. Specify whether the vehicular access is from a public
road, private road, or easement, and label all legal access on the concept plan.

10. What impact will this have on the traffic volume of roads that serve the subject property?

10.a. Number of passenger vehicles entering and leaving the site (per day/week)?

10.b. Number of large trucks entering and leaving the site (per day/week)?
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Special Use Authorization Application

Supplemental Questions Continued

10.c. At what time of day, day of week, and season (if applicable) will traffic be the heaviest?

11. How many driveway cuts are proposed along streets or easements to allow site access? State
whether this is an increase/decrease and whether any existing cuts will need relocation.

12. What is your water source? If your property is served by a well, show the existing or proposed
location of the well on the site plan. State whether the well is private or shared (if applicable).

13. Total gallons of water needed for the proposed use, either daily or annually:

14. List any strategies you will use on site to minimize water use, recycle water, and/or enhance
onsite natural recharge.

15. Describe your citizen review process. Specifically, state whether you received any responses to
your mailed notice or public meeting. Explain how your special use application has incorporated
the feedback you received. Upload a copy of the mailed notice to the portal.
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Special Use Authorization Application

Supplemental Questions Continued

15.a. Date of mailing by applicant:

15.b. Mailing radius:

16. Describe any outdoor activity associated with your special use proposal, if applicable.

17. Will outdoor storage of equipment, materials or products be needed? If yes, show the location
on the site plan. Describe any measures to be taken to screen this storage from neighboring
properties.

18. Will any noise or vibrations be produced that can be heard or felt on neighboring properties on
a regular basis? if yes; describe the level and duration of this noise. What measures are you
proposing to prevent this noise from being heard on neighboring properties?

19. Will odors be created? If yes, what measures will be taken to prevent these odors from
escaping onto neighboring properties?
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Special Use Authorization Application

Supplemental Questions Continued

20. Will any on-site activities attract pests, such as flies or mice? If yes, what measures will be
taken to mitigate/discourage their presence?

21. Will additional dust be created on a regular basis? If yes, what measures will be taken to
prevent this dust from escaping onto neighboring properties or roadways?

22. Do you anticipate the use of any hazardous or dangerous materials? If yes, please complete a
“Hazardous or Polluting Materials Attachment” and attach it to this application.

Yes No

23. Do you anticipate the need to clear more than one acre of vegetation? If so, describe the
proposed dust and erosion control measures to be used and show their approximate location on
site plan, if appropriate. Also, indicate if any drainage pattern alterations are proposed or
necessary.

Acknowledgments

By typing their name below, the applicant certifies that all information in this application, on the
site plan, and within any supplemental documents is true and accurate. They understand that if
any information is false, it may be grounds for revocation of this permit. In addition, they hereby
request all inspections necessary to process this application, and if the permit is issued, they
request all inspections necessary to monitor progress, and document completion, at all stages of
the work related to this permit.

Applicant Signature: Date:
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Special Use Authorization Application

Acknowledgments Continued, Prop 207 Waiver

By typing their name below, the property owner acknowledges that the approval being sought by
this application may cause a reduction in the existing rights to use, divide, sell or possess the
private property that is the subject of this application. The property owner further acknowledges
that it is the property owner who has requested the action sought by the filing of this application.
Therefore, with full knowledge of all rights granted to the property owner pursuant to A.R.S.§12-
1132 through 1138, the property owner does hereby waive any and all claims for diminution in
value of the property with regard to any action taken by Cochise County as result of the filing of
this application.

Signature (Property Owner): Date:
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APPEAL OF PLANNING AND ZONING COMMISSION DECISION
DOCKET SU26-16 - ST. DAVID AGRITOURISM

Allred Farm LLC - Special Use Authorization
Citation of Agri-tourism statute (ARS 3-111)

Agri-tourism by statutes (ARS 3-111) requires an established agricultural business. “The activity must
occur on qualifying agricultural real property and be conducted in connection with and directly related
to a business whose primary income is derived from producing livestock or agricultural commodities for
commercial purposes.”

Arizona Revised Statutes Title 3. Agriculture § 3-111. Definitions
Current as of January 01, 2025 | Updated by Findlaw Staff
In this chapter, unless the context otherwise requires:

1. “Agricultural operations” means all activities by the owner, lessee, agent, independent contractor and
supplier conducted on any facility for the production of crops, livestock, poultry, livestock products or

poultry products or for the purposes of agritourism.

2. “Agritourism” means any activity that allows members of the general public, for recreational or
educational purposes, to view, enjoy or participate in rural activities, including farming, ranching,
historical, cultural, u-pick, harvest-your-own produce or natural activities and attractions occurring on
property defined as agricultural real property pursuant to § 42-12151 if the activity is conducted in
connection with and directly related to a business whose primary income is derived from producing

livestock or agricultural commodities for commercial purposes.

3. “Farmland” means land devoted primarily to the production for commercial purposes of livestock or

agricultural commodities.

42-12151. Definition of agricultural real property

In this article, unless the context otherwise requires, "agricultural real property" means real property that
is one or more of the following:

1. Cropland in the aggregate of at least twenty gross acres.

2. An aggregate ten or more gross acres of permanent crops.



3. Grazing land with a minimum carrying capacity of forty animal units and containing an economically
feasible number of animal units.

4. Land and improvements devoted to commercial breeding, raising, boarding or training equine, as
defined in section 3-1201 or equine rescue facilities registered with the department of agriculture pursuant
to section 3-1350.

5. Land and improvements devoted to high density use for producing commodities.

6. Land and improvements devoted to use in processing cotton necessary for marketing.

7. Land and improvements devoted to use in processing wine grapes for marketing.

8. Land and improvements devoted to use in processing citrus for marketing.

9. Land and improvements devoted to use as fruit or vegetable commodity packing plants that do not cut
or otherwise physically alter the produce.

10. Land and improvements owned by a dairy cooperative devoted to high density use in producing,
transporting, receiving, processing, storing, marketing and selling milk and manufactured milk products

without the presence of any animal units on the land.

11. Land of at least five acres and improvements devoted to algaculture. For the purposes of this
paragraph "algaculture" means the controlled propagation, growth and harvest of algae.

12. Land and improvements devoted to agritourism as defined in section 3-111.



1. September 9, 2026 Planning and Zoning Commission meeting video link.

https://youtu.be/fpxObNZu-Kk?si=ra9Btpi8hUSHO6xr




https://www.myheraldreview.com/news/benson/st-david-agritourism-plan-draws-neighbor-
opposition/article_14cfge80-dao2-412d-84a5-15f33e99d1e4.html
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St. David agritourism plan draws neighbor opposition

By Matt Hickman matt.hickman@myheraldreview.com
Sep 8, 2026

Allred Farm LLC is seeking special-use authorization to bring farm stays, retreats, tours, workshops and other agritourism
activities to an existing agricultural operation near the northeast corner of state Route 80 and McRae Lane.

Cochise County

& Gift this article

Quick Takeaways

» Agritourism meets neighborhood resistance: Allred Farm proposes farm stays,
retreats, tours, workshops, food service and other visitor activities across about 23 acres.



» Staff recommends approval: Proposed conditions include daylight-only activities
Monday through Saturday, no outdoor amplified sound and quiet hours for overnight
guests.

» Four other hearings: Commissioners also will consider commercial rezoning near
Douglas, an owner-builder request near Bisbee, a temporary repair business near Benson
and countywide impound-yard regulations.

BISBEE — There is farming. There is tourism. And then there is the question Cochise
County planning commissioners will confront Wednesday: How comfortably can the

two coexist in the middle of a St. David neighborhood?

Allred Farm LLC is seeking special-use authorization to bring farm stays, retreats,
tours, workshops and other agritourism activities to an existing agricultural

operation near the northeast corner of state Route 80 and McRae Lane.
County staff recommends approval with conditions.
The neighbors are considerably less enthusiastic.

The application is among five public hearings before the Cochise County Planning
and Zoning Commission. Commissioners also will consider two rezoning matters, a

small-engine repair business and countywide regulations for vehicle impound yards.

The meeting begins at 4 p.m. in the Board of Supervisors’ Hearing Room at the
Cochise County Complex, 1415 W. Melody Lane, Building G, in Bisbee. The public

also may participate through Microsoft Teams or by telephone.



Allred Farm proposes farm sales, harvest activities, agricultural education, tours,
food service, workshops, retreats, gatherings and limited overnight stays across five

parcels totaling about 23.2 acres.

The R-36-zoned property contains residences, farmland, private wells, septic
systems and other agricultural infrastructure. Agritourism is permitted without
special approval in rural zoning districts, but it requires commission authorization in
residential districts because farming with paying visitors brings commercial activity

along with the tractors.

Planning staff found that the proposal complies or partially complies with the
applicable review factors. Its advantages, according to staff, include its agricultural

and economic potential and primary access from state Route 80.

The other side of the ledger includes the property’s Neighborhood Conservation
designation, surrounding homes, secondary access from McRae Lane and a stack of

written objections from the people who live nearby.

Those residents are concerned about traffic, privacy, noise, water use and whether a
quiet agricultural neighborhood may gradually become something closer to a lodging

and events destination.

The St. David Area Plan calls for protecting the community’s “small scale, quiet, and
rural lifestyle.” It generally limits commercial uses in Neighborhood Conservation

areas to small, locally owned businesses serving the neighborhood.



The dispute, boiled down, is whether Allred Farm’s proposal fits within that vision or

stretches beyond it.

Andrew and Dana Bingham, who live immediately west of part of the site, said
McRae Lane is a narrow residential road without an outlet and is not equipped to
carry business traffic. Their children walk along the road to a school bus stop, they
wrote, while unfamiliar drivers could miss the entrance and turn around in private

driveways.

“McRae Ln is not a business thoroughfare,” the Binghams wrote. “This proposal puts

heavy traffic directly in front of my house and property.”

Other neighbors raised concerns about privacy, trespassing and strangers near
children playing outside. They also questioned whether the operation would serve

the neighborhood or primarily benefit the property owner.

Dillon Hancock wrote that the farm’s existing store has already created parking and
access concerns. Neither the farm entrance nor McRae Lane has a dedicated turn

lane from the highway, he said.

“If the existing road system already presents safety concerns, is it adequate to
support the additional traffic this Special Use Permit would generate?” Hancock

wrote.

Several neighbors also questioned whether the property’s orchards and greenhouses
have been adequately maintained — and whether the proposed agritourism
operation could eventually lean more heavily toward overnight lodging and events

than agriculture.

Emily Ferguson Regis, who owns property immediately east of the site, cited
deteriorating greenhouses, dead trees and overgrown weeds along the shared

property line.



“The current condition of the property demonstrates a pattern of inadequate
maintenance,” Regis wrote. “For that reason, I do not believe the property owner has
shown the ability to responsibly manage a more intensive agritourism operation that

would attract visitors and increase activity.”

County staff concluded that conditions could keep the potential effects within

bounds.

Agritourism activities would be limited to daylight hours Monday through Saturday,
except for overnight lodging. Outdoor amplified sound or music would be prohibited,

while lodging guests would be subject to quiet hours from 10 p.m. to 6 a.m.

All parking would have to remain on-site. The owners also would be required to

obtain agricultural-exemption and change-of-use permits.

The commission will decide whether those guardrails are enough.

Commercial rezone near Douglas

Near Douglas, commissioners will consider rezoning 26.2 acres at the northwest
corner of state Route 80 and County Hospital Road from a mixture of residential and

General Business zoning entirely to General Business.

The undeveloped parcel once held the Fort Cochise Drive-In Theatre, which operated
from 1952 until the early 1980s.

Applicant Alfonso Munoz has not identified a future use or submitted a development
concept. In planning language, that makes the request speculative. In practical

terms, the applicant is seeking commercial zoning now and leaving the precise



business for another day.

Staff nevertheless recommends forwarding the application to the Board of

Supervisors with a recommendation for approval.

Approximately 15 acres are already zoned General Business, and the county
Comprehensive Plan designates the property for Enterprise and Developing uses.
Staff expects the state Route 80 corridor to attract commercial development as
infrastructure rises around the new Douglas commercial port of entry, about 3 miles

west at James Ranch Road.

The old drive-in property, in other words, sits near a highway the county expects to

become considerably busier with commerce.
It also sits beside homes.

Five adjacent parcels contain residences. Staff recommends requiring a 20-foot

vegetative buffer along portions of the property bordering those parcels.

The commission will make a recommendation, but the Board of Supervisors has final

authority over the rezoning.

Owner-builder request near Bisbee

A separate application asks the county to move in the opposite direction — toward

less intensive development.




David Druckman is requesting comprehensive plan and zoning amendments for
approximately 6.5 undeveloped acres west of Arizona Street, southwest of Bisbee

Municipal Airport.

The changes would redesignate the property from Developing to Rural, move it from
Growth Area C to Growth Area D and rezone it from R-36 to RU-4.

Druckman proposes building one home through the county’s owner-builder

program, using hauled water, rainwater harvesting, a septic system and solar power.

The existing zoning could permit as many as six principal dwellings. RU-4 zoning
would reduce that number to one and make the property eligible for the owner-
builder program, which permits alternative materials and construction methods on

qualifying parcels of at least 4 acres.

Staff recommends approval without special conditions. No nearby property owners

submitted opposition.

As with the Douglas application, final action would rest with the Board of

Supervisors.

Temporary repair shop near Benson

Commissioners also will consider allowing repairs of small engines, recreational
vehicles and vehicles with no more than two axles at 2794 W. Skyline Road, less than

a quarter-mile west of Interstate 10 Exit 299 near Benson.




Tammy Kastre applied on behalf of BJ Real Estate LLC. The 10-acre RU-4 property
already contains a legally nonconforming well-drilling storage and maintenance yard

and a commercial building with an office and enclosed vehicle bay.
Staff recommends giving the repair business a 12-month trial run.

Work involving pneumatic equipment would have to occur indoors. Business hours
would be limited to 7 a.m. to 5 p.m. Monday through Friday and 8 a.m. to noon
Saturday.

The operator also would have to comply with state environmental requirements

governing automotive fluids, batteries, tires and other waste.

Staff acknowledged that vehicle repair is more intensive than a typical rural
residential use. It nevertheless cited the property’s existing facilities, established

nonresidential activity and proximity to Interstate 10.

Craig T. Schubert submitted a written objection, arguing that the applicant should
seek commercial rezoning rather than permission to operate another business on

rural property. He also cited potential noise, traffic and neighborhood effects.

Impound-yard rules return

The final hearing returns commissioners to a problem they have already spent time
circling: how to keep vehicle impound yards from becoming unsightly, hazardous

collections of wrecked automobiles.

The proposed countywide standards were tabled Aug. 12. Commissioners must first

vote to bring the item back for consideration.

The amendments would define impound yards as secure sites used for the temporary
storage of vehicles held through law enforcement, insurance or recovery operations.
Dismantling, crushing, salvage work and outdoor storage or sales of vehicle parts
would be prohibited.

The proposed rules would require an on-site office, a 20-foot setback for stored
vehicles, 24-foot-wide internal driveways, environmental permits, fluid-containment

measures and sight-obscuring walls or fences.



Damaged vehicles could not be stacked atop one another. Yards within 1,000 feet of

homes or residential zoning could operate only between 6 a.m. and 10 p.m.

County staff said existing regulations lack clarity and that some impound yards have
failed to screen or properly arrange vehicles. Staff also said some operators have not

demonstrated that the vehicles on their property were legitimately impounded.

The commission will make a recommendation to the Board of Supervisors, which

will consider the amendments during a future public hearing.
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Community farms come with risk of failure

OREM — Community-supported agriculture has been hailed by some as the future of growing. Instead of going the grocery store for your fruits and veggies, you buy a

share in a local farm. But CSAs, as they're known, are not without risk.

Dale Allred, the farmer who planted Jacob's Cove Heritage Farm, calls it a disaster. His customers would not disagree.

"I can't even describe it," Allred said "My kids...all the hard work we've put into it."

Through the weeds, you can hardly see that this once was a successful CSA with about 300 shareholders in the farm. At least it was last season. There is not much left
now.

"It sounded like a good thing and the time was right and the price was right," said Betsy West. Betsy and husband Larry are two of those shareholders who paid $245 to
sign up in March to find out in May that Jacob's Cove went under. And with no refund or promise of refund, the Wests were skeptical.

"We thought wow we really didn't do our research into this, maybe it's a scam," West said. "All we got was a flier on our door and anybody can make a website."



What is community supported agriculture?
Community-supported agriculture is locally oriented model of agriculture distribution. Folks sign up with a local farm, sharing the risks and benefits with the farmer and
other supporters, as well as getting food. Often people pay at the beginning of a season and then get a share of what's harvested later.

Colton Soelberg, a customer of Allred's, assures people that this CSA and others are not scams, but they are risks.

"It would be nice to assume that a farm like this it would never happen but that is always the risk," Soelberg said. He owns Pizzaria 712, Communal, and Mountain West
Burrito and says these farmers have few safety nets and when something goes wrong. Oftentimes, it pushes them out of business.

"Having worked in New York and San Francisco where the networks with farmers are a lot more tight, they're more connected with restaurants," Soelberg said. "The
farmers markets are more robust. Longer growing seasons. Obviously, the infrastructure is better there."

Allred says the lack of infrastructure pushed him out of farming, at least at this location. A farmer, leasing the land, he's had problems with right of ways on the property as
well as easements. Finally, he was told to tear his greenhouses down.

"We had no way to continue," Allred said.
For the time being, he's trying to pick up the pieces of this farm literally and, hopefully, start a new farm.

X



"We had no way to continue," Allred said.

For the time being, he's trying to pick up the pieces of this farm literally and, hopefully, start a new farm.

Photos

Related links

Jacob's Cove Website

Related stories

Salt Lake couple follows their dream, cultivates urban farm

Community Supported Agriculture gaining popularity
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