
AGENDA City of Sedona 
Planning and Zoning Commission Meeting 

5:30 PM Tuesday, May 17, 2016 
 

 

NOTICE: 
Pursuant to A.R.S. 38-431.02 notice is 
hereby given to the members of the 
Planning and Zoning Commission and 
to the general public that the 
Planning and Zoning Commission will 
hold a public hearing open to the 
public on Tuesday, May 17, 2016 at 
5:30 pm in the Vultee Conference 
Room. 
 
NOTES:  
• Meeting room is wheelchair 

accessible. American Disabilities 
Act (ADA) accommodations are 
available upon request. Please 
phone 928-282-3113 at least 24 
hours in advance. 

• Planning & Zoning Commission 
Meeting Agenda Packets are 
available on the City’s website at: 
www.SedonaAZ.gov 

 
GUIDELINES FOR PUBLIC COMMENT 
 
PURPOSE: 
• To allow the public to provide 

input to the Planning and Zoning 
Commission on a particular 
subject scheduled on the agenda. 

• Please note that this is not a 
question/answer session. 

 
PROCEDURES: 
• Fill out a “Comment Card” and 

deliver it to the Recording 
Secretary. 

• When recognized, use the 
podium/microphone. 

• State your Name and City of 
Residence 

• Limit comments to 3 MINUTES. 
• Submit written comments to the 

Recording Secretary. 

1. VERIFICATION OF NOTICE 

2. CALL TO ORDER, PLEDGE OF ALLEGIANCE, & ROLL CALL  

3. ANNOUNCEMENTS & SUMMARY OF CURRENT EVENTS BY 
COMMISSIONERS & STAFF 

4. DISCUSSION REGARDING THE PROJECT UPDATE SUMMARY 

5. APPROVAL OF THE FOLLOWING MINUTES: 

a. April 19, 2016 (R) 

6. PUBLIC FORUM: (This is the time for the public to comment on matters not listed on the agenda. 
The Commission may not discuss items that are not specifically identified on the agenda. Therefore, 
pursuant to A.R.S. § 38-431.01(H), action taken as a result of public comment will be limited to 
directing staff to study the matter, responding to any criticism, or scheduling the matter for further 
consideration and decision at a later date.) 

7. Discussion regarding a request for Development Review to construct a new 3,808 
square foot commercial/warehouse building and associated site improvements at 
60 Sinagua Drive. The property is zoned C-2 (General Commercial). A general 
description of the area affected includes but is not limited to the east side of 
Sinagua Drive south of Southwest Drive. APN: 408-24-319. Applicant: Larry and 
Denise Garnello/Dan Surber Architect Case Number: PZ16-00001 (DEV) 

8. Discussion regarding existing and future lodging uses. 

9. FUTURE MEETING DATES AND AGENDA ITEMS 

a. Thursday, June 2, 2016; 3:30 pm (Work Session) 
b. Tuesday, June 7, 2016; 5:30 pm (Public Hearing) 
c. Thursday, June 16, 2016; 3:30 pm (Work Session)  
d. Tuesday, June 21, 2016; 5:30 pm (Public Hearing) 

10. EXECUTIVE SESSION 
If an Executive Session is necessary, it will be held in the Vultee Conference Room 
at 106 Roadrunner Drive. Upon a public majority vote of the members constituting 
a quorum, the Planning and Zoning Commission may hold an Executive Session 
that is not open to the public for the following purposes: 

a. To consult with legal counsel for advice on matters listed on this agenda per 
A.R.S. § 38-431.03(A)(3). 

b. Return to open session. Discussion/possible action on executive session items.  

11. ADJOURNMENT 

Physical Posting: May 12, 2016 By: DJ 

Planning & Zoning Commission Meeting Agenda Packets are available on the City’s website at: www.SedonaAZ.gov or in 
the Community Development Office, 102 Roadrunner Drive approximately one week in advance of the meeting.  
Note that members of the City Council and other City Commissions and Committees may attend the Planning and 
Zoning Commission meeting. While this is not an official City Council meeting, because of the potential that four or 
more Council members may be present at one time, public notice is therefore given for this meeting and/or event. 

Scan with your mobile 
device to access meeting 
documents online 

The mission of the City of Sedona government is to provide 
exemplary municipal services that are consistent with our 
values, history, culture and unique beauty. 

MEETING LOCATION: 
VULTEE CONFERENCE ROOM 

106 ROADRUNNER DR, SEDONA, AZ 
 



Project Update Summary 
May 12, 2016 (for May 17, 2016 meeting) 

Community Development Department 
102 Roadrunner Drive Sedona, AZ 86336 
(928) 282-1154  Fax: (928) 204-7124 

The following updated is provided to the Planning and Zoning Commission approximately once every 3-
4 months to provide an update on various projects. Changes from the previous update are indicated by 
italics. Commissioners are welcome to contact Staff directly with questions regarding project at any 
time.  
 
Projects Approved by Planning and Zoning Commission 

1. PZ 13-00002 (DEV); PZ14-00003 (SUB) Park Place Condominiums 

a. Redesign for condominiums. 

b. Development Review approved May 7, 2013 (2 year approval from approval of Plat 
Amendment); Plat Amendment approved May 27, 2014.  

c. No permit applications have been submitted. Permits must be issued and the project under 
construction by May 27, 2016.  

2. PZ 13-00014 (ZC, DEV) Sky Ranch Lodge Expansion 

a. Zone Change and Development Review for 40 new lodging units and a 7,500 square foot 
meeting facility 

b. The Planning and Zoning Commission approved the Development Review and 
recommended that City Council approve the zoning on February 18, 2014.  

c. City Council approved the Zone Change and Development Agreement for this project on 
April 22, 2014. (2 year time frame) 

d. No permit applications have been submitted. Sky Ranch Lodge submitted an application for 
a Time Extension prior to the expiration date. That project will be coming to the Planning 
and Zoning Commission for consideration in the near future. 

3. PZ 13-00013 (DEV, ZC, Land Swap, Development Agreement) Sedona Rouge Expansion 

a. Development Review for 32 new lodging units (new site plan, development under the 
previously approved plans is no longer being pursued)  

b. The Planning and Zoning Commission approved the Development Review and 
recommended the City Council approve the zone change on April 15, 2014.  

c. City Council approved the project on June 10, 2014.  

d. A Temporary Certificate of Occupancy was issued on December 23, 2015. This allows the 
business to begin operation while the final requirements of the project are being met. 
Outstanding items that need to be completed include a pedestrian crosswalk across Rodeo 
Road and completion of paving of Goodrow in ADOT right-of-way.  

4. PZ 13-00015 (SUB) Sky Ridge Subdivision 

a. Subdivision for 19 new single family lots on the old ILX property off of Brewer Road 

b. The Planning and Zoning Commission recommended approval of the Preliminary Plat on July 
15, 2014. 

c. City Council approved the Preliminary Plat on October 14, 2014.  
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Project Update, May 17, 2016 
d. City Council approved the Final Plat on April 28, 2015. The applicant must provide the 

required financial assurances for the construction of the infrastructure prior to recording 
the Final Plat.  

5. PZ 13-00016 (ZC, DEV) CVS/pharmacy 

a. Zone Change and Development Review for new 12,913 square foot building for 
CVS/pharmacy at 20 Airport Road.  

b. Planning and Zoning Commission approved the Development Review and recommended 
that City Council approve the Zone Change on December 16, 2014.  

c. City Council approved this project on May 12, 2015.  

d. Building permits have been issued and the project is under construction.  

6. PZ14-00001 (DEV) Tlaquepaque North 

a. Development Review application for expansion of the Tlaquepaque Arts and Crafts Village 
on the north side of State Route 179.  

b. The Planning and Zoning Commission approved this project on August 19, 2014.  

c. Construction on the building shells and site work is nearing completion. Tenant 
improvements have started. Expected opening dates are unknown at this time. 

7. PZ14-00005 (ZC, DEV, Minor CPA) Sedona Marriott Courtyard 

a. 121 room Marriott Courtyard Hotel.  

b. The Planning & Zoning Commission approved the Development Review and recommended 
that the City Council approve the Zone Change and Minor Community Plan Amendment on 
September 29, 2014.  

c. The City Council approved the project on October 28, 2014.  

d. All permits have been issued and the project is under construction.  

8. PZ14-00013 (DEV) Nexus Commercial Center 

a. Development Review for a 10,000 square foot commercial building to be built on the lot in 
front of City Hall (20 Roadrunner Drive).  

b. The Planning and Zoning Commission held a Conceptual Public Hearing on December 11, 
2014.  

c. This project was approved by Planning and Zoning Commission on April 21, 2015.  

d. Permits have been issued and the project is under construction. 

9. PZ14-00015 (CUP) Sedona Bike Park 

a. Conditional Use Permit to operate a Bike Skills Park at Posse Ground Park.  

b. The Bike Skills Park Work Group has been meeting over the past couple years, coming up 
with a design and raising funds. This item was approved by the Planning and Zoning 
Commission on February 17, 2015. The next step will be submittal for permits to construct 
the Bike Park.  

c. Phase I of the Bike Park is under construction. 
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Project Update, May 17, 2016 
10. PZ15-00001 (DEV, CUP) Christ Lutheran Church 

a. Development Review and Conditional Use Permit for church expansion 

b. This item was approved by the Planning and Zoning Commission on March 3, 2015.  

c. This project is complete and will be removed from future updates.  

11. PZ15-00002 (CUP) Peach Tree Inn 

a. This project was approved by the Planning and Zoning Commission on July 21, 2015.  

b. All work is complete and a Final Certificate of Occupancy has been issued. This item will be 
removed from future updates.  

12. PZ15-00009 (DEV) Whole Foods Façade Remodel 

a. This project was approved by the Planning and Zoning Commission on October 20, 2015.  

b. Permits have been issued and the project is under construction. 

13. PZ15-00010 (DEV) Thai Spices 

a. This project was approved by the Planning and Zoning Commission on November 3, 2015. 

b. Permits have been issued and construction may begin at any time. 

14. PZ15-00017 (CUP) Sedona Off-Road Adventures CUP 

a. Conditional Use Permit for a Jeep tour office in Sinagua Plaza.  

b. This item was approved by the Planning and Zoning Commission on February 2, 2016. This 
item is complete and will be removed from future updates 

 

Pending Projects 

1. PZ15-00013 (DEV) Super 8 Façade Remodel 

a. Staff has completed initial review of this project and provided comments to the 
applicant. The Planning and Zoning Commission held a work session on this item on 
November 17, 2015. Staff will work with the applicant to address all comments prior to 
scheduling another meeting.  

2. PZ16-00001 (DEV) Garnello Warehouse 

a. Development Review for a new commercial warehouse at 60 Sinagua Drive.  

b. This item is on the Planning and Zoning Commission’s May 17, 2016 agenda as a work 
session item and is tentatively scheduled for a public hearing on June 7, 2016.  

3. PZ16-00002 (DEV) 1520 Plaza 

a. Development Review for a new commercial building at the corner of Posse Grounds Road 
and State Route 89A. The Planning and Zoning Commission held a Conceptual Public 
Hearing for this item on April 5, 2016. Staff will continue to work with the applicant to 
address comments and concerns that were brought up during the Conceptual Phase of 
this project. The next step will be for the applicant to submit a final application packet.  

4. PZ16-00003 (TE) Sky Ranch Lodge 

 
P a g e  | 3 of 4 l:\cur_plng\communication and reports\project updates\2016\projects 05-17-2016.docx 

 



Project Update, May 17, 2016 
a. Time Extension request to extend the approvals for the Sky Ranch Lodge project (PZ13-

00014) for an additional 2 years. City Staff is currently reviewing the request and will be 
bringing this project forward to the Commission in the near future.  

 

Long Range Planning Efforts 

1. CFA 5: Soldiers Pass 

a. The Planning and Zoning Commission recommended approval of the Soldiers Pass CFA 
Plan on March 17, 2015. The City Council approved this plan on April 12, 2016.  

b. This plan is complete and will be removed from future updates.  

2. CFA 1/2: Western Gateway 

a. The Planning and Zoning Commission recommended approval of the Western Gateway 
CFA Plan on January 19, 2016.  

b. City Council held work sessions on this plan on February 24, 2016 and April 13, 2016. This 
plan is scheduled for a public hearing with the Planning and Zoning Commission on May 
24, 2016.  

3. CFA 9: Schnebly Hill Road 

a. Staff is working with the Stakeholder’s group to develop a Draft CFA Plan. Once the Draft 
Plan is complete, Staff will bring the plan forward through the Planning and Zoning 
Commission and City Council.  

4. Brewer Road/Ranger Station Master Plan 

a. Staff is working on developing a Master Plan for the City-owned property on Brewer 
Road, site of the former United States Forest Service Ranger Station. The Planning and 
Zoning Commission and City Council have seen the draft plan and Staff is now working 
on refining the plan. Once the Draft Plan is complete, Staff will bring the plan forward 
through the Planning and Zoning Commission and City Council. 
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City Of Sedona Community Development Department 
102 Roadrunner Drive Sedona, AZ 86336 
(928) 282-1154  Fax: (928) 204-7124 
Memorandum 

 
Date: May 11, 2016  

To: Planning and Zoning Commission 

From: Cari Meyer, Senior Planner 

Meeting Date:  May 17, 2016 

Subject: Work Session, Garnello Warehouse, PZ16-00001 (DEV) 

 
The City has received an application for Development Review approval for a new warehouse building 
at 60 Sinagua Drive. Staff and its partner Review Agencies have completed review of the application 
materials and developed a list of comments. Those comments have been provided to the applicant 
and are included as an attachment to this memo. Prior to the public hearing (tentatively scheduled 
for June 7, 2016), Staff felt it was appropriate to bring this item to the Planning and Zoning 
Commission as a work session item to allow the Commission to ask questions of Staff and the 
applicant. If the Commission has significant comments that need to be addressed, the public hearing 
may be rescheduled to a later date. 
 
Property Background and Proposal 
The subject parcel comprises approximately 0.32 acres on the east side of Sinagua Drive (see Vicinity 
and Aerial Maps). The Community Plan designates this parcel as “C – Commercial” on the Future Land 
Use Map. The property is zoned C-2 (General Commercial).  
 
The lot is currently vacant and was previously used as an outdoor garden nursery.  
 
Staff and Review Agency Comments 
The applicant has addressed many of the Staff and Review Agency comments. There are a handful of 
outstanding comments that pertain to future stages of development and will be included as 
conditions of approval, should the application move forward. For example, there were comments 
from Engineering regarding design of the drainage system that will be reviewed for compliance when 
building permit plans are submitted.  
 
There was one primary Planning comment that was not addressed in the resubmittal:  

5. b) Staff encourages the property owner to explore the possibility of a through connection 
with the lot to the east at 55 Tortilla Drive. This would allow delivery trucks to pull straight 
through without the need for a turnaround area on site and could be accomplished by flipping 
the site plan to place the building to the south and the parking to the north. If the property 
owner is interested in exploring this possibility, Staff is available to discuss this concept and 
can facilitate a meeting with the adjacent property owner. 

 
The applicant’s response to this comment was that they would like to proceed as is. Staff believes 
that there is an opportunity for interconnectedness between this lot and the adjoining developed lots 
and we should be looking for connections between properties wherever possible. In this case, as 
pointed out in the Staff comment, it could also serve to aid in circulation for both the lots and less 
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PZ16-00001 (DEV) Garnello Warehouse 

land would be needed for turn around and maneuvering areas. When a new project comes in, one of 
the major review items is to examine the development patterns of the surrounding sites and, where 
possible, create opportunities for connections now and potential connections in the future. Staff still 
believes this is possible for this project and should be explored to the greatest extent possible.  
 
In addition to the above item, a slight change was made to building that reduced the offset in the 
northeast corner from 6’0” to 5’8”. In order to meet the requirements of the Land Development 
Code, this offset must be a minimum of 6’0”. Staff has discussed this discrepancy with the architect 
and the architect has confirmed that this offset will be 6’0”. This may be addressed through a 
condition of approval. 
 
Planning and Zoning Commission Work Session 
This project is being presented to the Planning and Zoning Commission as a work session item ahead 
of the public hearing (tentatively scheduled for June 7, 2016). The Commission’s review should focus 
on what additional information is necessary to evaluate the application in order to make a decision at 
the public hearing. 
 
Attachments 

1. Vicinity Map and Aerial Map ..................................................................................................... 1 
2. Applicant Submitted Materials 

a. Letter of Intent ............................................................................................................... 3 
b. Citizen Participation Report ........................................................................................... 7 
c. Outdoor Lighting Application ........................................................................................ 9 
d. Public Comment ........................................................................................................... 15 
e. Landscape Details ........................................................................................................ 16 
f. Site Plan ....................................................................................................................... 28 
g. Floor Plan and Elevations ............................................................................................ 29 
h. Landscape Plan ............................................................................................................ 30 
i. Lighting and Signage Plan ............................................................................................ 31 
j. Preliminary Grading Plan ............................................................................................. 32 
k. Preliminary Drainage Plan ........................................................................................... 35 

3. Staff and Review Agency Comments ....................................................................................... 57 
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City Of Sedona Community Development Department 
102 Roadrunner Drive Sedona, AZ 86336 
(928) 282-1154  Fax: (928) 204-7124 

 
PZ16-00001 (DEV) Garnello Warehouse 

Current Planning Comments 
Reviewer: Cari Meyer, Senior Planner 

(928) 203-5049; cmeyer@sedonaaz.gov 
 

1. COMMENT: A public hearing for this project will be scheduled after all comments are addressed and 
additional information provided. If there are any areas requiring clarification or additional 
information, please schedule a meeting with staff. 

2. COMMENT: Please ensure that changes made based on the following comments are reflected on all 
applicable pages.  

3. COMMENT: Various sections of the Sedona Land Development Code (SLDC) are referenced in these 
comments. The SLDC can be found online at http://www.codepublishing.com/AZ/Sedona/ldc.html.  

4. Letter of Intent (LOI):  

a) The LOI states that the applicant is providing 14 parking spaces. Only 12 are shown on the plans. 
Please clarify. 

b) Utility Connections: The LOI states that water will be supplied by Sedona Water Company. This 
should be Arizona Water Company. Please correct the LOI. 

c) The last page of the LOI references the Main Street Design Guidelines. It is not clear how you are 
applying the Main Street Design Guidelines to this project. While this property is not in an area 
where these design guidelines apply, incorporating these design guidelines into this project 
would be encouraged. 

5. Site Plans and Floor Plans:  

a) Please indicate where delivery trucks will park and how they will and turn around through the 
depiction of appropriate turning movements on the site plan.  

b) Staff encourages the property owner to explore the possibility of a through connection with the 
lot to the east at 55 Tortilla Drive. This would allow delivery trucks to pull straight through 
without the need for a turnaround area on site and could be accomplished by flipping the site 
plan to place the building to the south and the parking to the north. If the property owner is 
interested in exploring this possibility, Staff is available to discuss this concept and can facilitate a 
meeting with the adjacent property owner.  

c) The ADA space is required to be 11 feet wide and include a 5-foot wide access aisle. The plans do 
not show this 5 foot access aisle. Please revise plans to reflect this requirement.  

d) The drive aisle in front of Bay 4 meets the minimum width for vehicle maneuvering. However, 
the plans show the placement of the ADA route of travel within this drive aisle, creating a conflict 
and safety concern. This issue can be resolved by moving the covered entry to Bay 4 to the west 
side of the Bay, thus allowing the ADA route to go directly into the entrance and eliminating the 
encroachment into the drive aisle.  

e) Please indicate the location of all existing and proposed utility connections.  
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PZ16-00001 (DEV) Garnello Warehouse Planning Comments 

6. Landscaping Plan:  

a) On the Plant List, clearly distinguish between trees, shrubs, and groundcover, and include the 
total number of plants of each species proposed. Please ensure the trees and shrubs meet the 
plant selection requirements of SLDC 910.05.D regarding percentages of native and evergreen 
plants. Refer to the Plant List in the Design Review Manual for information on which plants are 
considered native (available online: http://www.sedonaaz.gov/home/showdocument?id=25027).  

b) One (1) tree and three (3) shrubs are required for every 200 square feet of landscape area 
between the building/parking lot and the property line. Please indicate the size of these areas 
and ensure the correct number of trees and shrubs are included.  

c) A 3 foot tall wall or berm between the parking area and the street is required per Code. Please 
modify the plan to meet this requirement.  

d) The landscape strip between the parking area and the property line is required to be 4 feet in 
width. As shown, it appears to be approximately 3 feet in width. In addition, this landscape strip 
requires a minimum of 2 15-gallon trees and 5 shrubs for every 4 parking spaces. Please ensure 
the proper plant counts are shown.  

e) Landscape peninsulas are required to be 5 feet wide with 1 canopy tree and 3 shrubs. The 
peninsula shown is approximately 4 feet wide and has 4 shrubs. Please modify the plan to meet 
this requirement 

f) COMMENT: Please ensure that all plants chosen meet the following minimum planting 
requirements: Trees must be 8 feet in height and trunk diameter of 2 inches, shrubs must be a 
minimum of 2 feet in height. 

7. The application packet is missing the following items:  

a) Lighting Plan: The LOI states that new lighting will be used. Please submit the required lighting 
plan. The lighting plan must be in compliance with SLDC 911 (Outdoor Lighting), including a site 
plan, lumen calculations, and cut sheets for all new lighting fixtures.  

b) Sign Plan: A Master Sign Plan is required as a part of a Development Review application. Please 
submit a plan in compliance with SLDC 1104.01.B. 

c) Letters of Serviceability from all proposed utility connections.  

8. Prior to scheduling a public hearing, the applicant will need to provide Staff with their Citizen 
Participation Report. For requirements regarding what needs to be included in the report, please 
refer to SLDC 408: Citizen Review Process.  

9. Potential Fees: The following fees are provided as a rough estimate of what may be due. Fees are 
subject to change and a final determination of fees due will be made at the time of building permit 
issuance.  

a) Development Impact Fees: Industrial Use, $0.98/square foot, a total of $3,726.94 for a 3,808 
square foot warehouse building. Additional fees may be due if a different use of the building is 
proposed. 

b) Storm Drainage Fees: This property is located in the Dry Creek Wash and is charged $0.01/square 
foot for drainage fees, a total of $38.08 for a 3,808 square foot building. 
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PZ16-00001 (DEV) Garnello Warehouse Planning Comments 

c) Sewer Capacity Fees: These fees will be determined based on use. Please contact Ryan Mortillaro 
at (928) 203-5091 or rmortillaro@sedonaaz.gov in Engineering Services for an estimate of 
potential fees. 
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City of Sedona Community Development Department 
Engineering Services 
102 Roadrunner Drive Sedona, AZ 86336 
(928) 204-7111  Fax: (928) 282-5348, Ryan Mortillaro, (928) 203-5091 

 
PZ16-00001 (DEV) 

Garnello Warehouse (Conceptual Review) 
1/21/16 

Engineering Comments 
 
For the next level of review: 
 

1. 1-way parking aisle requires a minimum width of 24 feet between the parking stalls and the building. 
2. Driveway width should be a minimum of 28 feet. For the driveway entrance, minimum curb radii shall be 

25 feet minimum. 
3. Allow drainage to flow through and behind the accessible parking island.  
4. Ensure the building has adequate drainage methods. 
5. Please identify all fixtures such as sinks, kitchens, restrooms, etc. 

 
General Observation (No design change required): 
 

1. The ADA accessible route traveling west to east towards Bay #4’s covered entry is within, and follows 
the vehicular travel path. Per ADA standards this is allowed, however the City of Sedona prefers that an 
alternate design be considered.   

Prior to Issuance of Building Permit: 
 

• Provide Final Grading and Drainage Plans.  The Site Plan shall meet the requirements of LDC Section 
803. 

• Provide Final Drainage Report. 
• Applicant shall follow the City of Sedona Land Development Code in its entirety. 
• Applicant shall provide a Storm Water Pollution Prevention Plan.  SWPPP measures shall be in place 

prior to the start of construction (LDC Article 8).  Storm water quality measures shall also comply with 
City of Sedona Code requirements (City Code Chapter 13.5) 

• Accessible sidewalks and parking areas will need to meet the current US Dept. of Justice ADA 
requirements. 

• Any new accessible parking/signage shall meet the requirements of City LDC Section 912.09. 
• A City Right-of-Way Permit shall be acquired for any work taking place within City Rights-of-Way. 
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Cari Meyer - RE: City of Sedona Development Application

From: Joe Whelan <jwhelan@azwater.com>
To: Cari Meyer <CMeyer@sedonaaz.gov>
Date: 1/8/2016 9:54 AM
Subject: RE: City of Sedona Development Application

I didn’t see any water services on the plans. Will this building require fire sprinklers and domestic water 
service and landscape water service?

Joseph Whelan
Engineering Development Coordinator
3805 N. Black Canyon Hwy
Phoenix, AZ 85015
602-240-6860

From: Cari Meyer [CMeyer@sedonaaz.gov] 
Sent: Thursday, January 07, 2016 4:01 PM
Subject: City of Sedona Development Application

***I use the same distribution list for all new development projects. If the project(s) on this list are not in your county or 
area of service, do not feel obligated to respond, but feel free to contact me with any questions you have or clarifications 
you may need."""

The City of Sedona Community Development Department has received the following applications and is requesting your 
review. 

1. PZ16-00001 (DEV) New Commercial/Warehouse Building at 60 Sinagua Drive, APN 408-24-319. The 
property is in Yavapai County. The applicant has requested approval of a Development Review to construct a new 
3,808 square foot commercial/warehouse building with associated site improvements. The property is zoned C-2 
(General Commercial). 

We will have an internal meeting regarding this project on Tuesday, January 19, 2016, at 8:00 am at the City of Sedona 
Community Development Department. You are welcome to come and discuss and questions or concerns you have 
regarding this project.

Please review the materials at the link below. I would appreciate getting comments by Thursday, January 28, 2016. 

Application materials can be found on the City's website at the following link: http://www.sedonaaz.gov/your-
government/departments/community-development/development-services/current-projects. Please be aware that the City 
recently launched a new website and any links that you have saved on your computer may be out of date. 

If you are not the correct person in your agency to review these types of projects, please let me know so that I can update 
my mailing list and get these projects to the correct people to review them. Thank you for your time and please let me 
know if you have any questions.

Page 1 of 2
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Cari Meyer, Senior Planner
City of Sedona Community Development
(928) 203-5049

Sedona City Hall is open for business Monday through Thursday from 7 a.m. to 6 p.m. and closed on Fridays. 
The Municipal Court and Wastewater system maintenance remain on a Monday through Friday, 8 a.m. to 5 
p.m. schedule. Police and maintenance services are not impacted.

Page 2 of 2
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Cari Meyer - RE: City of Sedona Development Application

From: Robert Mumper <Robert.Mumper@yavapai.us>
To: 'Cari Meyer' <CMeyer@sedonaaz.gov>
Date: 1/28/2016 4:43 PM
Subject: RE: City of Sedona Development Application

Hi Cari,

Yavapai County Community Health Services (YCCHS) does not have any concerns regarding the 
construction of a commercial warehouse unless some aspect of food processing is involved.

Robert Mumper, RS
Environmental Health Specialist III
Yavapai County Community Health Services

(928) 6346891

From: Cari Meyer [CMeyer@sedonaaz.gov] 
Sent: Thursday, January 07, 2016 4:01 PM
Subject: City of Sedona Development Application

***I use the same distribution list for all new development projects. If the project(s) on this list are not in your 
county or area of service, do not feel obligated to respond, but feel free to contact me with any questions you 
have or clarifications you may need."""

The City of Sedona Community Development Department has received the following applications and is 
requesting your review. 

1. PZ16-00001 (DEV) New Commercial/Warehouse Building at 60 Sinagua Drive, APN 408-24-
319. The property is in Yavapai County. The applicant has requested approval of a Development 
Review to construct a new 3,808 square foot commercial/warehouse building with associated site 
improvements. The property is zoned C-2 (General Commercial). 

We will have an internal meeting regarding this project on Tuesday, January 19, 2016, at 8:00 am at the 
City of Sedona Community Development Department. You are welcome to come and discuss and questions 
or concerns you have regarding this project.

Please review the materials at the link below. I would appreciate getting comments by Thursday, January 
28, 2016. 

Application materials can be found on the City's website at the following link: 
http://www.sedonaaz.gov/your-government/departments/community-development/development-
services/current-projects. Please be aware that the City recently launched a new website and any links that 
you have saved on your computer may be out of date. 

Page 1 of 2
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If you are not the correct person in your agency to review these types of projects, please let me know so that 
I can update my mailing list and get these projects to the correct people to review them. Thank you for your 
time and please let me know if you have any questions.

Cari Meyer, Senior Planner
City of Sedona Community Development

(928) 203-5049

Sedona City Hall is open for business Monday through Thursday from 7 a.m. to 6 p.m. and closed on 
Fridays. The Municipal Court and Wastewater system maintenance remain on a Monday through Friday, 8 
a.m. to 5 p.m. schedule. Police and maintenance services are not impacted.
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Cari Meyer - RE: [EXTERNAL E-Mail] City of Sedona Development Application

From: <IFreeman@uesaz.com>
To: <CMeyer@sedonaaz.gov>
Date: 1/8/2016 8:58 AM
Subject: RE: [EXTERNAL E-Mail] City of Sedona Development Application

Good Morning Cari 

UniSource has no conflicts with this project. 

Irene

From: Cari Meyer [CMeyer@sedonaaz.gov] 
Sent: Thursday, January 07, 2016 4:01 PM
Subject: [EXTERNAL EMail] City of Sedona Development Application

***I use the same distribution list for all new development projects. If the project(s) on this list are not in your 
county or area of service, do not feel obligated to respond, but feel free to contact me with any questions you 
have or clarifications you may need."""

The City of Sedona Community Development Department has received the following applications and is 
requesting your review. 

1. PZ16-00001 (DEV) New Commercial/Warehouse Building at 60 Sinagua Drive, APN 408-24-
319. The property is in Yavapai County. The applicant has requested approval of a Development 
Review to construct a new 3,808 square foot commercial/warehouse building with associated site 
improvements. The property is zoned C-2 (General Commercial). 

We will have an internal meeting regarding this project on Tuesday, January 19, 2016, at 8:00 am at the 
City of Sedona Community Development Department. You are welcome to come and discuss and questions 
or concerns you have regarding this project.

Please review the materials at the link below. I would appreciate getting comments by Thursday, January 
28, 2016. 

Application materials can be found on the City's website at the following link: 
http://www.sedonaaz.gov/your-government/departments/community-development/development-
services/current-projects. Please be aware that the City recently launched a new website and any links that 
you have saved on your computer may be out of date. 
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If you are not the correct person in your agency to review these types of projects, please let me know so that 
I can update my mailing list and get these projects to the correct people to review them. Thank you for your 
time and please let me know if you have any questions.

Cari Meyer, Senior Planner
City of Sedona Community Development

(928) 203-5049

Sedona City Hall is open for business Monday through Thursday from 7 a.m. to 6 p.m. and closed on 
Fridays. The Municipal Court and Wastewater system maintenance remain on a Monday through Friday, 8 
a.m. to 5 p.m. schedule. Police and maintenance services are not impacted.
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City of Sedona Community Development Department 
102 Roadrunner Drive Sedona, AZ 86336 
(928) 282-1154  Fax: (928) 204-7124 

TO:   Planning and Zoning Commission 

FROM:   Audree Juhlin, Director 

MEETING DATE:  May 17, 2016 

RE:   Lodging Discussion 

Prior to the 1998 update of the Community Plan, lodging uses were allowed anywhere in commercial 
zones and did not require a zone change.  Between 1990 and 1997, hotel and bed and breakfast units 
increased by 26% and timeshare units by 507%.  Since 1998, hotel and bed and breakfast units increased 
by 36% for a total increase of 71% since 1990 to present.  Timeshares have increased by 98% for a total 
increase of 110% since 1990 to present.  The two tables below outline the growth in the number of 
lodging units from 1990-2015 and the growth in population over the same period.  The attached graph 
also shows both new hotels built and hotel construction activity between 1970 and 2015. 

 
Growth in Lodging Units – 1990-2015 

 
1990 

# of Units 
1997 

# of Units 

% of Increase 
of # of Units 
from 1990 to 

1997 

2015 
# of Units 

% of Increase 
of # of Units 
from 1998 to 

2015 

% of Increase 
of # of Units 
from 1990 to 

2015 
Hotel/B&B 1000 1255 26% 1711 36% 71% 

Timeshares 68 413 507% 816 98% 110% 
       

Total #  
of Units 1068 1668 56% 2527 51% 137% 

 
Growth in Population – 1990-2015 

 
1990 2000 

% increase 
from 1990 to 

2000 
2015 

% of increase 
from 2000 to 

2015 

% of increase 
from 1990 to 

2015 
Population  7,720 10,192 32% 10,281 1% 33% 

 
 
Sedona Community Plan   
In response to the significant increase in lodging units between 1990 and 1997 (56%), the 1998 update of 
the Community Plan, for the first time, provided specific locations for lodging uses, confining most lodging 
to only the most intensive commercial core areas of the community.  These "Focused Activity Centers" 
(FAC) were intended to allow the development of lodging uses where the greatest diversity of commercial 
uses exist or could be developed and where there was signalized access to SR89a.  One of the intended 
benefits of this approach was direct access to shopping, entertainment and dining options within walking 
distance of visitors’ lodging accommodations.  Within these areas, a broad mix of uses, including offices 
and high density residential were also encouraged in order to provide active centers in which many uses 
may be accessed on foot from residential areas as well.  In response, in 1999, the City initiated a rezoning 
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City of Sedona Community Development Department 
102 Roadrunner Drive Sedona, AZ 86336 
(928) 282-1154  Fax: (928) 204-7124 

for existing lodging uses consistent with the 1998 Community Plan recommendations.  Existing lodging 
uses that did not meet the identified Plan criteria were considered legal-non-conforming uses.  All new 
lodging proposals were then required to first obtain a rezoning to the Lodging (L) zoning designation to 
develop.  If a proposed hotel or timeshare project was not in a location recommended in the 1998 Plan, or 
if an existing, non-conforming hotel or timeshare development wanted to add units, a Major Amendment 
to the Community Plan would be required in addition to a zone change.   
 
The 2002 Community Plan carried over the 1998 Plan’s FAC approach to address lodging uses. However, 
with the 2013 adoption of the new Sedona Community Plan, the FAC’s were replaced with “Lodging Area 
Limits” using the same boundaries as the 2002 FAC’s.   
 
Community Focus Areas (CFA’s) were established in the new 2014 Community Plan to highlight areas in 
need of more specific planning. In the new Community Plan, new lodging development is supported within 
the “Commercial” land use designation if it is within the Lodging Area Limits.  New lodging may also be 
supported in a CFA if approved in a specific CFA Plan (this may also define the existing Lodging Area Limits 
in more detail than the Community Plan).   
 
The attached Lodging Land Use Map depicts both the CFA areas and Lodging Area Limits.  The attached 
Lodging Inventory also provides a breakdown of lodging unit information by category.  The growth in 
lodging units in the 17 years since 1998 was less than the seven years prior to 1998.  No additional 
timeshare projects have been approved since 1998, however, previously-approved units continued to be 
built over the next several years. 
 
Concerns 
 
The issue of lodging has generated a significant amount of discussion and offered divided opinions 
throughout the years since the City’s incorporation. The following outlines some of the concerns 
expressed: 
 
• Increase in lodging uses, including hotel, bed and breakfasts, and timeshare developments may tie up a 

significant portion of the commercial land base that could otherwise support local needs. 
• Aesthetics of lodging facilities, which tend to be generally larger, more massive and have greater height 

than typical general commercial buildings or complexes.  
• Lack of commercial diversity and "hotel row" development that may contribute to the erosion of a sense 

of community.   
• In the Uptown area, there has been ongoing concern about the growing segregation of that part of town 

from the everyday experience of local residents.  Several businesses and institutions that served local 
resident’s needs left this area, relegating it to more tourist-based development.  This trend has also 
caused more and more residents to drive to west Sedona, adding to the highway congestion that 
already exists.   

• Visitor needs are being emphasized over resident’s needs. 
• Determination of how much lodging is appropriate for Sedona. 
• Lodging uses overtax the City's infrastructure.   
• Timeshares and timeshare sales techniques don't contribute to a "sense of community".   
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City of Sedona Community Development Department 
102 Roadrunner Drive Sedona, AZ 86336 
(928) 282-1154  Fax: (928) 204-7124 

• Lodging contributes to traffic congestion.  Note:  Although lodging uses will generate vehicle trips, 
single-family residential development generates, on average, slightly more trips than a hotel.  Since all 
future development will generate traffic, mitigation of traffic impacts is a consideration for all land uses.  
The following depicts average daily trips for lodging and residential uses. 

 
Average Daily Trips 

  
Land Use   Average Daily Trips Per Unit 

 
Timeshare   10.5 
Hotel    8.2 
Single-family   9.5 
Apartment   6.7 
Townhome/Condo  5.8 
 
 
Additional Considerations 
 
Sedona’s economy is highly dependent on tourism.  Although concerns have been expressed regarding the 
number of hotels and timeshares in the community, it must be recognized that the lodging and timeshare 
industry is an important source of City revenue and the City’s largest industry employer.  Therefore, 
careful consideration should be given when discussing lodging in order to understand the consequences of 
restricting lodging uses within the City. 
 
• Revenue:  Lodging uses provide a financial contribution through bed and sales tax revenue.  In 2014, the 

sales taxes generated from hotel/motel uses were 16% of the total taxes, and in 2015 were 17%.   This 
does not include those taxes received as a result of spending associated with shopping, dining, 
entertainment, etc. 

 
 2014 2015 
Total Sales Tax $12,161,396 $13,489,954 
Total Bed Tax $2,097,290 $2,659,290 
Total Taxes attributed to hotel/motel use $1,955,930 $2,307,083 

 
Additionally, the City does receive in-lieu payments from timeshares - $304,500 in 2014 and $562,152 in 
2015.  The CFD revenue, also from timeshares, averages about $130,000 per year.   
 
A recent analysis conducted last year regarding visitor vs. resident spending found that 65% of the sales 
taxes generated were attributed to visitor spending and 35% to resident spending.   Overnight visitors 
are vital to Sedona’s economy.  Additionally, based on data provided in a Chamber of Commerce report, 
the average overnight visitor spends approximately $520 per day while visiting, compared to $258 per 
day spent on average by day-tripper visitors (non-lodging expenditures).  

 
• Regional Impacts: Restrictions on lodging within the City limits may encourage hotels and timeshares to 

locate outside the City while creating the same or greater impacts on City infrastructure and community 
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City of Sedona Community Development Department 
102 Roadrunner Drive Sedona, AZ 86336 
(928) 282-1154  Fax: (928) 204-7124 

character.  For example, a hotel or timeshare development located in the Village of Oak Creek may 
create a need for additional vehicle trips within the City, increasing traffic congestion if those visitors are 
shopping in Sedona. They would be more likely to walk if their lodging accommodations were located 
Uptown. Additionally, lodging development in unincorporated areas such as the Village of Oak Creek, 
are not subject to the same design and development standards and may not be as aesthetically 
compatible with the character of the community.  This is an important consideration for uses in what is 
essentially the gateway to the entire Sedona area.   

 
• Re-development to less desirable uses: Although high commercial land costs make lodging uses an 

attractive commercial investment for property owners, if lodging uses are not allowed in a particular 
commercial area, there are many other allowable or conditionally allowable commercial uses that, 
depending on their specific location, may not be consistent with an attractive commercial corridor.  
Some of these uses could include car dealerships, auto repair, fast-food restaurants, service stations, 
contractors’ yards, welding shops and mini storage.    

 
• Balance – Lodging vs. Other Uses: Consideration should be given to what balance of commercial, lodging 

and residential units are appropriate for Sedona by area.   For instance, in Uptown there are 359 
residential units (204 single-family and 155 multifamily and/or manufactured homes) within ¼ mile 
distance of the commercial corridor and 601 lodging units located within that same corridor for a total 
960 total units.  This proportion of 63% lodging to residential units may be appropriate for the Uptown 
area, but does this same proportion make sense in other areas of the community (e.g. Soldier Pass CFA, 
Coffeepot CFA, Dry Creek CFA ) and if not, what is the right balance of lodging and residential units that 
is more appropriate?  
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City of Sedona Community Development  5/11/2016 

City of Sedona Lodging Inventory 
 
Lodging establishments for the purpose of this inventory are broken into three categories: 1) hotels (includes 
motels and resorts), 2) timeshare developments and 3) bed and breakfast establishments. The attached map 
illustrates the distribution of the lodging establishments, as well the boundaries of each CFA and the Lodging 
Area Limits. To better illustrate the distribution of lodging throughout the City, a breakdown of lodging units 
and acres is listed on the map for five general areas of the City. 
 
Current Lodging 
Establishments Lodging* Acres Units 

Hotels 34 87 1525 

Timeshares 8 87 816 

Bed & Breakfast 9 8 63 

Total Current Lodging: 51 182 2404 

*Lodging Establishments    

    
Approved Lodging 
Establishments** Lodging Acres Units 

New Hotels 2 5.5 161 

Hotel Expansions (1) 4.6 40 

Total Approved Lodging: 2 10.1 201 

**Under construction or not yet built   

    

Total Lodging Establishments Lodging Acres Units 

 (Current & Approved) 53 192 2605 

 
Lodging Area Limits 

• The Sedona Community Plan identifies Lodging Area Limits as five areas in the City where new lodging 
development is supported (Sedona Community Plan pages 27-29).  

 
• There are currently 51 lodging establishments operating in the City, and 30 (59%) of those 

establishments fall within the Lodging Area Limits. Therefore, 41% of the current lodging 
establishments are not within the Lodging Area Limits. 

 
• The area within the Lodging Area Limits boundaries encompasses 353 acres, of which 127 acres (36%) 

are now in a lodging use, with the remainder primarily commercial land use.  
 
  

Approved Lodging: 
Marriott Courtyard**: 121 units, 4.3 acres 
La Tierra Plaza: 40 units, 1.2 acres 
Sky Ranch Lodge Expansion: 40 units, 4.6 acres
  **now under construction 



City of Sedona Community Development  5/11/2016 

Community Focus Areas 
The Lodging Area Limits and the Community Focus Areas do not directly align with each other, although in 
most cases they do overlap. The following CFAs have the most lodging establishments in both acres and units 
(not including establishments approved or under construction). 
 

Selected CFAs Lodging Acres 
% of CFA Area 

in Lodging Units 
% of the City’s 
Lodging Units 

Time-
shares Hotels B&Bs 

Uptown CFA 7 12 43 45% 560 21% 2 9 1 

Ranger CFA 6 4 22 32% 263 10% 1 3 0 

Western Gateway 1 29 14% 254 9% 1 0 0 

Dry Creek CFA 3 6 9 18% 253 9% 0 5 1 
 
Lodging Not in a CFA 

• There are 21 lodging establishments with a total of 788 units that do not fall within a CFA. 
• Examples of the larger lodging establishments not in a CFA: Arabella Hotel (725 SR 179), Poco Diablo 

Resort (1752 SR 179), Villas at Poco Diablo (250 Oak Creek Cliffs Dr.), Sky Ranch Lodge (1105 Airport 
Rd), Wyndham (1500 Kestrel Circle/W 89A), and Super 8 (2545 W SR 89A). 
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