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------------------------------------------------------------------------------------------------------------------------------------------------------------ 

May 30, 2017 
 
City of Sedona Community Development Department 
102 Roadrunner Road 
Sedona, Arizona 86336 
 

Re:  Letter of Intent for the proposed Major Community Plan Amendment from Single-
family, Low Density Residential to Planned Area.  The proposed zone change is from RS-
18b to PD (Planned Development).  Assessor’s Parcel #401-26-004, also known as 145 
Copper Cliffs Lane, Sedona, Arizona 

 
To Whom It May Concern. 
 
The owner, John R. Graham, is proposing to change the zoning of the above referenced 
property from RS-18b to Planned Area to allow the production of hard apple cider in an existing 
building.  Converting the zoning of the parcel from Residential (RS-18b) to Planned Area (PA) 
will require a major amendment to the Sedona Community Plan. 
 
CURRENT USE 
The parcel, 3.63 acres, currently has a single family residence, guest house, and production 
building of approximately 700 square feet.  There are also 250 apple trees and 30 pear, peach, 
and cherry trees on the property.  An irrigation ditch, which has been in use for approximately 
100 years, supplies water to the orchard.  The distance from the production building to the 
closest neighboring structure is more than 100 feet.  It is the applicant’s belief that low intensity 
production of cider on the property is in keeping with the area’s history and preferable to 
trucking whole apples offsite for processing. 
 
PROPOSED USE 
-Production will occur in an existing building on the property.  No addition construction is 
required. 
 -There will not be any retail sales on the property and it will not be open to the public. 
 -The cider will be produced primarily from apples grown on the property’s 250 apple trees. 
 -The pressing of the apples, for juice, will be inside the building, just a sweet cider has been 
produced. 
 -The fermentation process and bottling will take place inside the building. 
 -Additional traffic on Copper Cliffs Lane will be minimal; one additional trip per week in the 
first year of operation and approximately 2 trips per week in years 3 and 4. 
 -No additional use of water will be required. 



 
 
HISTORY 
Since early settlement, Sedona, and this area in particular, has been known for its apple 
orchards and apple cider.  This property and the adjoining properties have a long history of 
growing, harvesting, and selling both fresh apples and apple cider.  Apple cider has been 
produced on these properties for over 40 years.  During this same period there has been a retail 
fruit stand selling apple products above the property along SR 179.  Other properties on Copper 
Cliffs Lane have large gardens, growing vegetables that are sold to local restaurants. 
 
 
This proposal conforms to numerous provisions in the Sedona Community Plan. 
 
Our Vision:  Sense of Place. 
In this proposal a 250 tree apple orchard is retained and 3.63 acres remain intact without being 
subdivided.  It creates a serene and beautiful place and helps to retain the small town character 
of Sedona. 
 
Community: 
This proposal respects Sedona’s community character and helps preserve and celebrate the 
community’s history.  Long known for its apple orchards, this proposal retains an orchard of 250 
trees. 
 
Community Focus Area 10:  Copper Cliffs.  
This proposal conforms to the Focus Area attributes of large lots, orchards, rural character, and 
agricultural plantings.  This Focus Area supports the potential for non-residential use tied to 
preservation agricultural uses. 
 
CONCLUSION 
The Sedona Community Plan outlines a path for the future of the city.  This proposal, a Planned 
Area Development for the production of hard apple cider, addresses the desire to retain the 
rural character, large parcels, agricultural uses, and the history of apple orchards along Oak 
Creek.  We believe this proposal is compatible with the intent and spirit of the Sedona 
Community Plan.  We request your concurrence in allowing its implementation.       
   
Yours truly, 
 
 
 
John R. Graham 
 
 
CC:  Alan Everett 
        602-448-6927 



CONCEPTUAL SITE PLAN:   
Enclosed is a vicinity map, list of property owners within 300 feet, and mailing labels.  There will 
be no changes to the property or buildings that currently exist on the property. 

 

PUBLIC PARTICIPATION PLAN: 

All property owners within 300 feet of this proposal shall receive a mailing describing the 
proposal.  They will be provided contact information where questions, concerns, and issues 
may be submitted.   This mailing is planned for June 15, 2017.  Depending on the response to 
this mailing, additional mailing and/or public meetings with the neighbors will be planned.  We 
are not aware of any active homeowner/property owner/neighborhood associations in the 
area.  After the deadline of July 1, 2017 for comments, a report of all comments and issues 
received from the affected property owners will be promptly provided to the Sedona 
Community Development Staff.  Attached is a draft copy of the letter that will be mailed to 
property owners.   

 

LEGAL DESCRIPTION; ACREAGE: 

3.63 acres   401 26 004 

Legal Summary 
Sixteenth: NW Quarter: SE Section: 18 Township: 17N Range: 06E TR IN NE4NW4SE4; PT R DOUGLASS 
TR; BEG AT PT LYNG S 26DEG 42MIN 3SEC W 3173.21' FROM NE COR SEC 18 TH S 9DEG 44MIN W 
210.60' THS 77DEG 27MIN W 449.21' TH N 2DEG 22MIN W 274.76' TH N 86DEG 24MIN E 486.49' TO POR 
SEC 18 17N 6E (2.54AC) TR IN NE4 NW4SE4 & SE4SW4NE4 SEC 1817N 6E BEG AT PT LYNG S 28DEG 
21MIN 22SE C W 2983.56' FROMNE COR SEC 18 TH S 2DEG 24MIN W 209.40' TH S 86D EG 24MIN W 
486.49' TH N 2DEG 22MIN W 292.17' TH S 84DEG 8MIN E 509.03' TO POB SEC18 17N 6E (2.85AC) TOT 
5.39AC LESS PCL SOLD T & G BELLWOOD 1.763AC REMAINING 3.627AC   
 
 
LETTER OF AUTHORIZATION: 
 
The applicant is the property owner.  Attached is a copy of the title report. 
 
 
 
TRAFFIC IMPACT STATEMENT: 
 
City of Sedona Public Works Department has determined that a traffic study is not necessary as 
the impact on Copper Cliffs Lane and SR 179 will be minimal. 
 
 
 
 



ECOMONIC IMPACT ANALYSIS: 
 
In the first year of operation, Sedona Hard Cider is expected to produce 1000 gallons of Cider.  
By year 3 and 4, production is estimated to be 6000 gallons of Cider.   This business will add two 
additional employees, when approved. 
 
 
Licenses and Permits 
 
The following licenses and permits will be applied for after approval of the zone change. 
-Federal Alcohol Production permit 
-State of Arizona Farm Winery License  
-City of Sedona Business License 
-Coconino County Health Certificate – received. 
 

   

 

















John R. Graham 
145 Copper Cliffs Lane 
Sedona, Arizona 86336 
602-524-8223 

------------------------------------------------------------------------------------------------------------------------------------------------------------ 

June 5, 2017 

RE:   145 Copper Cliffs Lane, Sedona, Arizona 86336 
 Major Community Plan Amendment and Zone Change 
 
John Graham, owner of the subject property, is proposing to produce hard apple cider in an 
existing building on the property.  This will require a Major Community Plan Amendment and a 
change in zoning from single-family residential to Planned Development. 
 
Below is information regarding this project: 
 
 -Production will occur in an existing building on the property.  No additional construction is 
required. 
 -There will not be any retail sales on the property and it will not be open to the public. 
 -The cider will be produced with apples harvested from the existing 250 apple trees. 
 -The pressing of the apples, for juice, will be inside the building, just as sweet cider has been 
produced in the area. 
 -The fermentation process and bottling will take place inside the building. 
 -The production of cider will be seasonal. 
 -Additional traffic on Copper Cliffs Lane will be minimal; one additional trip per week in the 
first year of operation and approximately 2 trips per week in years 3 and 4.  Delivery vans will 
be used to transport the product, no large trucks. 
 -No additional use of water will be required other than for cleaning the equipment. 
 
This information is provided to you as a property owner within 300 feet of this proposal.  This 
proposal will go through a formal process with a comment period, Planning and Zoning 
Commission hearing and City Council review and approval. 
 
Should you wish additional information, have comments or concerns, please contact either of 
us by telephone, mail, or email, July 1, 2017. 
 
 
John Graham      Alan Everett 
145 Copper Cliffs Lane    3017 E. Stella Lane 
Sedona, Arizona 86336    Phoenix, Arizona 85016 
602-524-8223      602-448-6927 
johnrgraham@gmail.com     aeverett01@msn.com 
 

mailto:johnrgraham@gmail.com
mailto:aeverett01@msn.com


  







John R. Graham 
145 Copper Cliffs Lane 
Sedona, Arizona 86336 
602-524-8223 

------------------------------------------------------------------------------------------------------------------------------------------------------------ 

July 18, 2017 
 
Ms. Cari Meyer                          Mr. Michael Raber 
Senior Planner    Senior Planner 
City of Sedona    City of Sedona 
102 Roadrunner Drive   102 Roadrunner Drive 
Sedona, Arizona 86336  Sedona, Arizona 86336 
 
 RE:   PZ17-00007 (Major CPA, ZC) Sedona Hard Cider 
  145 Copper Cliffs Lane, Sedona, Arizona 86336 
 
Dear Cari and Mike, 
 
Thank you for the opportunity to provide additional information as requested in your letter of 
July 6, 2017, specifically in Section 4 – LOI and Site Plan. 
 
4.a:  Use of existing buildings. 
 Building 1; owner’s residence. 
 Building 2; guest house used by family and close friends. 
 Building 3; production building for producing hard cider. 
 (attachment 1) 
 
4.b:  Square footage of existing buildings. 
 Building 1;  2672 sq ft. Owner’s residence 
 Building 2;    616 sq ft.  Guest House 
 Building 3;    864 sq ft.  Production building 
 
4.c:  Additional construction. 
 No additional construction is anticipated.   
 
4.d:  Percentage of apples used from on-site vs. elsewhere. 
 It is estimated that 75% of the production will come from apples on-site. 

The remaining 25% will come from orchards in the Verde Valley requiring a total of 5 to 
6 delivery trips using the company van, per season.  Deliveries will be a combination of 
fresh apples and pressed juice brought in off-site. 

 
 



4.e:  Size and types of trucks used for deliveries/pickups. 
The primary vehicle used for deliveries will be the company’s Dodge Sprinter Van, which 
is 17 feet in length.  (attachment 2)  
Delivery and service vehicles, much larger than the company van, are currently using 
Copper Cliffs Lane without difficulty (trash haulers, UPS). 
The entrance into the property from Copper Cliffs Lane is 18 feet wide. 
Copper Cliffs Lane is generally 15 feet wide. 
Sedona Fire District has made a property inspection and determined suitable 
accessibility. 

 
4.f:  Parking spaces available. 

There is a minimum of eight (8) parking spaces on the property and space to expand if 
necessary. 

 
4.g:  Signage. 
 There will be no commercial or business signage on the property. 
 
4.h:  Additional employees. 

There will be two full time employees added if the proposal is approved.  The employees 
will not live on site. 
 

Should you have questions or require additional information regarding the information 
provided, please contact Alan Everett, 602-448-6927, or John Graham, 602-524-8223.  Thank 
you. 
 
Yours truly,  
 



2004 Dodge Sprinter 

Height:  93”   Width:  76”  Length:  197”

 



Cari Meyer - Sedona Hard Cider

From: Alan Everett <aeverett01@msn.com>
To: Cari Meyer <CMeyer@sedonaaz.gov>
Date: 7/18/2017 10:55 AM
Subject: Sedona Hard Cider

Cari.

In your letter of 7/6/17, you asked if the “Fact Sheet” and “Cider Information” 
article should be part of the application.

No, not necessary.  This information would be redundant.   Thanks for asking.

Alan 

Page 1 of 1
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