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DATE:   August 2, 2017 

TO:   Planning and Zoning Commission 

FROM:   Michael Raber, Senior Planner 
Cari Meyer, Senior Planner 

MEETING DATE: Site Visit: August 10, 2017 
Work Session: August 15, 2017 

SUBJECT: Work Session: Major Amendment to Sedona Community Plan, Conceptual Zone 
Change, and Conceptual Development Review; Pinon/89A Multifamily Project 
(PZ17-00009) 

 
August 15, 2017 Planning and Zoning Commission Work Session Expectations 
The Planning and Zoning Commission Work Session on August 15 is an opportunity for the 
Commission to provide comments and feedback to staff and the applicant regarding the project prior 
to the September 19, 2017, public hearing. Comments and feedback should focus on what additional 
information the Commission will need in order to take action on this project at the public hearing. 
Comments and feedback should not include an evaluation of the merits of the project or whether the 
Commission is in support of the project.  
 
Property Summary 

• Address: 3285 W State Route, Sedona, AZ 86336 (APN 408-11-086A)   

• Owner: Haven Management & Consulting LLC 

• Applicant/Authorized Agent: Keith Holben, MK Company, Inc. 

• Acres: 2.26 (approximate) 

• Current Land Use: Vacant 

• Surrounding Properties 

 Subdivision Community Plan 
Designation Zoning Current Land 

Use 

NORTHWEST Sedona Gardens 
Condominimums 

Multifamily Medium/High 
Density PRD Townhouses  

NORTH No Subdivision Commercial/Lodging & 
Commercial L & C-2 Lodging, 

Commercial 

EAST No Subdivision Commercial C-2 & L Restaurant, 
Lodging 

SOUTH Azul Celeste 
Estados 

Single-family Medium 
Density Residential RS-12 Residential 

SOUTHWEST Juniper Knolls Single-family Medium 
Density Residential RS-12 Residential 

WEST No Subdivision Commercial C-1 Vacant 
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Summary of Request 
The applicant is proposing to develop a 45 unit multifamily complex. In order to accomplish this, the 
following must be approved:  

1. Major Community Plan Amendment to the Future Land Use Map, redesignating the property 
from C (Commercial), within Lodging Area Limits, to MFHD (Multifamily High Density, Greater 
than 12 DU/acre), outside of the Lodging Area Limits 

a. The Major Amendment criteria in the Community Plan (Chapter 9) states that a Major 
Amendment is required when there is a proposed change in the Future Land Use Map 
where there is an increase in residential density above 12 DU/AC.  

b. The proposed Community Plan Amendment would be contingent upon approval of a 
Major Community Plan Amendment to the text of the Land Use, Housing, and Growth 
Chapter (Chapter 3) to create a Multifamily High Density designation.  

c. The amendment would also redraw the Lodging Area Limits to exclude this parcel.  

2. Zone Change, rezoning the property from C-2 (General Commercial) to RM-3 (High Density 
Multifamily Residential) 

a. Approval of a Major Community Plan Amendment would only change the Future Land 
Use Map. While the MFHD designation could support a change in zoning, unless a zone 
change is approved, the property will remain in the C-2 zoning district. As development 
of a parcel must comply with the current zoning and multifamily is only permitted in 
the C-2 zone in conjunction with commercial uses, the multifamily complex would not 
be permitted unless the zone change from C-2 to RM-3 is also approved.  

b. As the development is contingent upon approval of a separate Major Community Plan 
Amendment to the text of Land Use, Housing, and Growth Chapter, the applicant has 
only requested review of a Conceptual Zone Change application at this time.  

c. If both Major Community Plan Amendments applicable to this project are approved, 
the applicant would then submit the complete application packet for a Zone Change 
application.  

3. Development Review for a 45 unit apartment complex.  

a. Multi-residential projects, consisting of 3 or more dwelling units, are subject to review 
and approval by the Commission prior to issuance of building permits.  

b. As the development is contingent upon approval of a separate Major Community Plan 
Amendment to the text of Land Use, Housing, and Growth Chapter, the applicant has 
only requested review of a Conceptual Development Review application at this time.  

c. If both Major Community Plan Amendments applicable to this project are approved, 
the applicant would then submit the complete application packet for a Development 
Review application.  

 
Community Plan Considerations  
The property is located within the Dry Creek Community Focus Area (CFA) in the Sedona Community 
Plan. As the City has not yet adopted a CFA Plan for this area, the Community Expectations for the 
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Dry Creek CFA area (Community Plan, page 39) will be used in the evaluation of this request. These 
include the following:  
 

• Provide mixed uses and a more walkable environment that build on the variety of civic, social, 
service, and visitor oriented uses already in place. 

• Provide buffering and land use alternatives as transitions between more intensive commercial 
and residential uses and adjacent single-family neighborhoods. 

• Preserve natural open space along SR 89A. 

• Focus on the general needs discussed for the West Sedona Corridor (see page 36). 
 

While this section provides some specifics for review of this proposal, please note that other sections 
of the Community Plan may be applicable to this project.  
 
Project Application Materials 
The applicant has provided a number of materials as part of their request. These materials are 
included with this memo as Attachment 2 and include the following items:  

• Application, Letter of Intent, Authorization, and Notification 

• Exhibits 

• Site Plan 

• Traffic Impact Statement 
 
Project Review  
The application materials were submitted to City staff on June 5, 2017, distributed to the Planning 
and Zoning Commission and City Council on June 12, 2017, and distributed to review agencies on 
June 13, 2017. Staff and review agencies have provided comments to the applicant, which are 
included as Attachment 3. The applicant has not yet submitted revised documents or responses to 
those comments, but have indicated that they are working on responses and will provide them to 
Staff prior to the public hearing (Attachment 4). Any revisions or responses to comments will need to 
be submitted before the scheduled public hearing along with the applicant’s Citizen Participation 
Report. As of August 1, 2017, the City has not received any public comments regarding this 
application.  
 
 
Attachments 

1. Vicinity Map & Aerial View  .......................................................................................................... 5 

2. Project Application Materials (submitted by the applicant) 

a. Application and Letter of Intent ............................................................................................. 7 

b. Exhibits .................................................................................................................................. 35 

c. Site Plan ................................................................................................................................ 38 

d. Traffic Impact Statement ...................................................................................................... 40 
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3. Review Agency Comments 

a. City of Sedona Community Development ............................................................................ 47 

b. City of Sedona Public Works ................................................................................................. 51 

c. Sedona Fire District ............................................................................................................... 52 

d. UniSource Energy Services ................................................................................................... 62 

4. Applicant response to comments ............................................................................................... 64 

 



408-11-086A

RS-12

L

RM-2

C-1

C-2

L

L

OP

PRD

C-2

PRD

C-2

RS-18a

C-2

C-1

RM-3

RM-2

C-2

W STATE ROUTE 89A

PIN
ON

 D
R

ARROYO PINON DR

CALLE DEL SOL
JUNIPER DR

CEDAR LN

CALLE DEL ESTE

ARROYO DR

EL
 C

AM
IN

O 
GR

AN
DE

NAVOTI DR

HILLSIDE CT

CALLE DEL MEDIO

CALLE DEL OESTE

EL CAMINO POQUITO

DRY CREEK RD

City Index

Parcel #
408-11-086A

Sedona
Multi Family

Vicinity Map

E
0 10050 Feet

This map is designed to provide information about Sedona, and has 
been prepared for general planning and informational purposes only.
It is not necessarily accurate to engineering or surveying standards.
Every effort has been made to make this map as complete and as 
accurate as possible; however, no warranty or fitness is implied.

The information is provided on an "as-is" basis. The City of Sedona
shall have neither liability nor responsibility to any person or
entity with respect to any loss or damages in connection with or
rising from the information contained on this map.

GIS, City of Sedona
04/24/2017
g:/pubreq/projects/
joannevannaysdke/
ldmaraposa/mxds/
408-11-086a_vicinity.mxd

Zoning Boundary

Building Footprint

Parcel Boundary

Trail

Street Centerline

Parcel
#408-11-086A

Page 5



408-11-086A

PIN
ON

 D
R

W STATE ROUTE 89A

City Index

Aerial View

Parcel
#408-11-086A

Sedona
Multi Family

E
0 3015 Feet

This map is designed to provide information about Sedona, and has 
been prepared for general planning and in formational purposes only.
It is not necessar ily accurate to  engineering or surveying standards.
Every effort has been made to make th is map as complete and as 
accurate as possible; however, no warranty or fitness is implied.

The in formation is provided on an "as-is" basis. The City of Sedona
shall have neither liabi lity nor responsib ility to  any person or
entity with respect to any loss or damages in connection with or
rising from the information contained on this map.

GIS, City of Sedona
04/24/2017
g:/pubreq/projects/
joannevannausdle/mxds/
408-11-086a_aerial.mxd

Parcel Boundary
Street Centerline

Parcel 
#408-11-086A

Page 6



X

Page 7



Page 8



Page 9



Page 10



Page 11



Page 12



Page 13



Page 14



Page 15



Page 16



Page 17



Page 18



Page 19



Page 20



Page 21



Page 22



Page 23



Page 24



Page 25



Page 26



Page 27



Page 28



Page 29



Page 30



Page 31



Page 32



Page 33



Page 34



Page 35



Page 36



Page 37



EMERGENCY VEHICLE ACCESS ONLY

MONUMENT
SIGNAGE

MONUMENT SIGNAGE

MINOR RELOCATED DRAINAGE WASH

26'-0"

26'-0"

20' SB

20' SB

25
' S

B

10' SB

10' SB

10' SB

MAJORITY OF JUNIPER TREES
TO REMAIN, THIS AREA

dwg name:    
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89A APARTMENTS

PROPOSED NEW MULTI-FAMILY

2017.02

5-31-2017

SD1.00

SITE PLAN

PRELIMINARY

PRELIMINARY SITE PLAN

SCALE: 1" = 30'-0"

15' 30'0 60'

OWNER: MK COMPANY
15010 N 78TH WAY. SUITE 109
SCOTTSDALE, AZ 85260
ATTN: KEITH HOLBEN

ARCHITECT: BMA ARCHITECTURE
207 N GILBERT RD., SUITE 001
GILBERT, AZ 85234
ATTN: BRIAN M ANDERSEN, AIA

CIVIL ENGINEER: BABBETT NELSON
1140 E GREENWAY ST, SUITE 2
MESA, AZ 85203
ATTN: DARREN SMITH, PE

LANDSCAPE: ANDERSON BARON
50 N MCCLINTOCK DR., SUITE 1
CHANDLER, AZ 85226
ATTN:  BRETT ANDERSON

ADDRESS: 3285 W STATE ROUTE 89A (SR89A)
SEDONA, AZ

SITE AREA (NET):

DENSITY:

PROVIDED: 45 UNITS/2.260 ACRES = 19.91 D.U./ACRE

BUILDING HEIGHT
ALLOWED:
PROVIDED:

25'-0"
2 STORIES

GROSS UNIT MIX

GROSS PARKING

REQUIRED:
1 BEDROOM UNITS (FIRST 5) 10 P.S.

12.5 P.S.

82.5 P.S.

5
# UNITS

5

2.0
SPACES REQ'D

2.52 BEDROOM UNITS (FIRST 5)

x

x

=

=

REQUIRED TOTAL:

PROVIDED:

REGULAR STALL 9'x16' 28 P.S.=

PROVIDED TOTAL: (1.84 :1) 83 P.S.

UNIT TYPE # OF UNITS

1B - 1 BEDROOM  / 1 BATH UNIT 16 UNITS

TOTAL 45 UNITS

SITE DATA

APN NUMBER:

C-2 (GENERAL COMMERCIAL DISTRICT)CURRENT ZONING:

MULTIFAMILY - APARTMENTSPROPOSED USE:

2A - 2 BEDROOM / 1 BATH UNIT 16 UNITS

25'-0" MAX HT.

ALLOWED: 45 UNITS

1A - 1 BEDROOM  / 1 BATH UNIT 9 UNITS

30 P.S.15 2.02 BEDROOM UNITS x =

2.260 ACRES (98,432 S.F.)

BUILDING TYPE:

BUILDING #2 - S.F.

AREA

1

QTY.

GROSS TOTAL 3

BUILDING AREA

VB

TYPE
CONST

R2/B

USE
GROSS

408-11-086A

BUILDING #1 2 VBR2

LOT COVERAGE
MAXIMUM

PROVIDED:
25%

25% (24,608 SF / 98,432 SF)

BUILDING NUMBER

OCCUPANCY

PARKING SPACES IN ROW

COVERED PARKING SPACES

ACCESSIBLE UNIT

IN ROW

VAN ACCESSIBLE PARKING SPACE

- S.F.

2B - 2 BEDROOM / 2 BATH UNIT 4 UNITS

1 BEDROOM UNITS 30 P.S.20 1.5x =

LEGEND:

COMPACT STALL 8'x16" 4 P.S.=

49,216 S.F.

RM-3 (HIGH DENSITY MULTIFAMILY RESIDENTIAL DISTRICT)PROPOSED ZONING:

FLOOR AREA RATIO (FAR)
MAXIMUM

PROVIDED:
50%

50% (49,216 SF / 98,432 SF)

COMPACT PARKING SPACE 8'x16'

MOTORCYCLE PARKING SPACE 4'x16'

MOTORCYCLE STALL 4'x16" 2 P.S.

CARPORT STALL 44 P.S.

GARAGE 4 P.S.

=
=
=

ACCESSIBLE PARKING:
REQUIRED: 1 SPACES

ACCESSIBLE VAN STALL 11'x16' 1 P.S.
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3610 N 44th Street, Suite 100, Phoenix, AZ 85018 
(602) 955-7206 | www.leeengineering.com  
 

To: Ms. Joanne Van Nausdle 

From: Paul Guzek, P.E., PTOE 

Date: May 31, 2017 

Re: Trip Generation Letter – Multi-Family Development on Pinon Drive in Sedona, Arizona 

 

Lee Engineering has prepared this report in order to present the results of our traffic analysis for the proposed 
garden apartment development situated on the southeast corner of the State Route 89A and Pinon Drive 
intersection in Sedona, Arizona. The objective of this analysis is to prepare a letter report identifying the 
estimated trip generation characteristics of the subject site and conduct a general traffic engineering analysis 
per discussions with Mr. Ryan Mortillaro, Assistant Engineer with the City of Sedona.  The letter report uses 
the attached site concept plan, information within the ITE Trip Generation Manual (9th Edition), historical 
count information to estimate site traffic distribution and assignment volumes, and information from the City 
of Sedona’s Land Development Code (LDC) to evaluate access and on-site vehicle and pedestrian circulation 
characteristics.   

 

SITE LOCATION 
The proposed parcel planned for development is identified as parcel (408-11-086A) having the physical 
address of 3285 W. State Route 89A (SR 89A) and is situated at the southeast corner of SR 89A and Pinon 
Drive in the City of Sedona.  The parcel is located approximately 3.25 miles west of the SR 89A/SR 179 
roundabout and downtown Sedona.  Figure 1 shows a vicinity map of the subject site.   

 

PROPOSED DEVELOPMENT 
The client has identified that the subject site will be developed as garden style type apartments consisting of 
45 dwelling units.  The opening year of the proposed site is anticipated for 2018.  Access to the proposed site 
is planned through a single site driveway located on Pinon Drive approximately 245 feet south of the SR 89A 
centerline, or 180 feet from the SR 89A Right-of-Way line.  The site also indicates an existing paved driveway 
off of SR 89A on the east side of the property will be converted to an emergency access.   

Per the Yavapai County Assessor’s website, the parcel has approximately 124 feet of frontage along SR 89A 
and 232 feet along Pinon Drive encompassing approximately 2.26 acres of currently undeveloped land. The 
parcel is located in a City of Sedona C-2, General Commercial District zoning area. Adjacent to the subject 
site, the following land uses are identified: 

 East/Northeast – Relics Restaurant and Sedona Reál Inn Hotel 

 North – SR 89A, Sedona Garden Condominiums and SWI Hotel (N. of SR 89A) 

 West – Pinon Drive and a vacant parcel (C-1 zoning) 

 South – Azul Celeste Estados single-family low density residential subdivision 
 

The proposed concept plan of the subject site is provided in Figure 2.   
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TRIP GENERATION 

To estimate the site’s trip generation characteristics, Trip Generation, Ninth Edition, published by the Institute 
of Transportation Engineers (ITE) 2012, was used to calculate average weekday daily total, AM peak hour, 
and PM peak hour number of trips.  Based on information 
received from the client and review of the ITE Trip 
Generation Manual, the most appropriate land use code to 
estimate site trips was Land Use Code 220, Apartments.  
Based on the number of dwelling units proposed for the 
site, the average trip generation rates have been used to 
estimate the site’s trip characteristics. 

Site Generated Traffic  

Based on client information of 45 total dwelling units for 
the proposed development, Table 1 presents the number 
of vehicle trip ends anticipated to be generated by the site 
during a typical weekday, and in the AM and PM peak 
hours. It is expected that all trips will be new network trips 
generated by automobile.  Results indicate a total of 299 
daily trips are anticipated, with 23 trip ends occurring in 
the AM peak hour (5 in, 18 out) and 28 trip ends occurring 
during PM peak hour conditions (18 in, 10 out). 

 

DISTRIBUTION AND ASSIGNMENT  

From review the land use and roadway network associated 
with Pinon Drive, it has been assumed that all site 
generated traffic will be distributed to and from SR 89A.  
From review of the traffic volumes and pattern on SR 89A, 
as obtained from historical volumes from ADOT, it is 
estimated that site vehicles will distribute themselves onto SR 89A in a 56% east, 44% west manner.  When 
applying the distribution percentages to the trip estimates, the daily (boxed) and peak hour traffic assignment 
volumes (AM/PM) estimated at full build-out are presented in Figure 3.    

 
Figure 3. Estimated Peak Hour and Daily Site-Generated Traffic Volumes and Assignment 

Buildout Condition

Land Use Apartment

ITE Land Use Code 220

ITE Land Use Title Apartment

Land Use Variable              Dwelling Units

Variable Amount (X) 45

Weekday 6.65

AM Peak Hour 0.51

PM Peak Hour 0.62

Weekday 50%

AM Peak Hour 20%

PM Peak Hour 65%

Weekday 299

AM Peak Hour Inbound 5

AM Peak Hour Outbound 18

PM Peak Hour Inbound 18

PM Peak Hour Outbound 10

Source:
1 Trip Generation Manual, 9th Ed, ITE, 2012
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REVIEW OF EXISTING ROADWAY CONDITIONS 
 

ADJACENT ROADWAY/INTERSECTION CHARACTERISTICS 

State Route (SR) 89A  

SR 89A is a paved five-lane, two-way roadway with two lanes in each direction and a center two-way left turn 
lane.  Per Google Earth aerial images, the roadway provides bike lanes in both travel directions, beginning 
just west of Pinon Drive and continuing to the east.  Sidewalks are provided on both sides of the street as 
well.  The speed limit on SR 89A near Pinon Drive is in a transitional area, posted 40 mph west of Juniper 
Drive (divided roadway section) and 35 mph just east of the site prior to the Dry Creek Road signalized 
intersection.  SR 89A provides access to a number of commercial properties and residential roadways in the 
immediate site vicinity.  Per the Yavapai County Assessors webpage and from information on the site plan, 
SR 89A has a 66-foot half-street right-of-way fronting the site. 

 

Pinon Drive 

Pinon Drive is a paved two-lane two-way local roadway originating at SR 89A and terminating approximately 
2,000 feet south, providing access to a number of residential properties within the Azul Celeste Estados 
subdivision. The proposed driveway to the development site is located near the beginning of the Pinon Road 
curve section just south of SR 89A. The regulatory speed on Pinon Drive is assumed to be 25 mph, however, 
advisory speed signs of 15 mph are posted prior to the Pinon Drive curve section. The roadway is identified 
to have a 50-foot ROW width and an approximate roadway pavement width between 18 and 20 feet.  

 

SR 89A / Pinon Drive Intersection  

Pinon Drive intersects SR 89A as a minor-street STOP-controlled intersection at an approximate 56 degree 
angle.  The traffic on Pinon Drive at the intersection is assumed to be very low.  The Pinon Drive approach to 
SR 89A provides a single approach lane where left- and right-turn movements can be made.  Left turn 
movements onto Pinon Drive from SR 89A are made via the two-way left turn lane and right turn movement 
made from the outside (#2) through lane.   

 

SITE ACCESS 
 

LOCATION 

The proposed site driveway onto Pinon Drive is located on the east side of the road about 190 feet south of 
the stop line to SR 89A and near the beginning of the Pinon Drive curve (outside location).  From Google Earth 
Street View near the proposed site driveway, motorists exiting from the site and looking north to the right 
(Image 1) should have sufficient intersection site visibility to view approaching vehicle from SR 89A. When 
looking to southwest to the left (Image 2), driver’s should have approximately 235 feet of intersection 
visibility to approaching vehicles.  Overall, adequate sight visibility should be available to motorists at the site 
driveway.  The site’s Pinon Drive approach should be STOP-controlled.  
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Image 1 (left). View looking north on Pinon Drive from the approximate site driveway alignment location. 
Image 2 (right). View looking southwest on Pinon Drive from the approximate site driveway alignment location.  

 

Due to the low number of residential units Pinon Drive serves (estimated 80 single family residential units) it 
is unlikely there will be any significant delays associated with vehicles entering or exiting the site.  Due to the 
low volumes, a left or right turn lane on Pinon Drive will not be required. 

ACCESS DESIGN 

The single site access onto Pinon Drive is the only access point for the proposed garden apartments 
accommodating all inbound and outbound site traffic. The City of Sedona (LDC Section 912.05C) indicates 
individual ingress/egress drives shall have a minimum width of 28 feet and for radiused entrances, minimum 
curb radii shall be 25 feet minimum unless at the discretion of the City Engineer. Per the scaled concept site 
plan, the driveway width appears to be approximately 26 feet wide with 30-foot radii, meeting City 
requirements. 

The driveway clearance to SR 89A, identified to be approximately 190 feet south of the Pinon Drive stop line, 
exceeds the minimum 85-foot corner clearance requirement to STOP-sign controlled intersections indicated 
in Figure 9-45 within the LDC.  The site driveway is appropriately located. 

A minimum stacking distance for the site driveway is required to be a minimum 40 feet (per LDC Section 
912.05J8).  The concept plan indicates approximately 45 feet is provided from the Pinon Drive traveled way 
to the initial parking stall inside the apartment complex, exceeding the minimum driveway throat length 
requirement. 

The following access items are noted that will have to be addressed as the site plan progresses:  

 An existing utility pole is located where the proposed access point is to be placed.  If the driveway is 
to remain as located, the utility pole will require relocation.  

 An existing culvert with headwalls cross Pinon Drive just south of the existing utility pole and within 
the proposed site driveway location.  If the driveway is to remain as located, realignment of the 
drainage feature will be required.   

 

ON-SITE CIRCULATION  
 

INTERNAL SITE CIRCULATION / PARKING  

The City requires minimum parking stall design to be not less than 9 feet wide by 18 feet long. Parking stalls 
may be reduced to 16 feet in length to allow for a 2-foot overhang provided that the forward curb is no more 
than 4 inches in height and the located adjacent to a landscaped area or sidewalk this is a minimum 6 feet 
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To:   Keith Holben, Project Contact 

From:   Mike Raber, Senior Planner, (928) 204-7126, mraber@sedonaaz.gov  
Cari Meyer, Senior Planner, (928) 203-5049, cmeyer@sedonaaz.gov  

RE:  PZ17-00009 (Major CPA, Conceptual ZC, Conceptual DEV) Pinon/89A 
Multifamily Project 
Community Development Department Comments 

Date:   July 10, 2017 
 

Staff has completed a preliminary review of the submitted materials for the above request and has the 
following comments. Please note that this preliminary review does not constitute a recommendation to 
approve or deny the request and does not seek to verify the accuracy of statements made by the 
applicant.  

The following is provided as comments on the initial submittal package for the proposed Major 
Community Plan Amendment, Conceptual Zone Change, and Conceptual Development Review, focusing 
on the additional information Staff will need in order to complete the review of the application. As the 
project moves through the process and we come to a better understanding of the proposal, additional 
questions and comments may be generated.  

 

1. Project Schedule 

As this project involves a Major Community Plan Amendment, the following schedule has been set 
and must be adhered to in order to process the application in accordance with state requirements. If 
the project misses a meeting, deadline, or does not provide the required information to City Staff by 
the specified dates, the project may not be able to move forward and would have to wait until next 
year to be considered. Please note that for these meeting dates, all applications for Major 
Community Plan Amendments will be included on the agenda. The order of the agenda is yet to be 
determined and the agenda will be provided to you a minimum of one week in advance of the 
meeting.  

a) July 21, 2017: Deadline for additional information to be provided to Staff for inclusion in Planning 
and Zoning Commission meeting materials for Planning and Zoning Commission Work Session #1. 
Responses to comments are not required at this time, but will be accepted and provided to the 
Commission if received by the deadline.  

b) August 10, 2017, 3:30 pm: Planning and Zoning Commission Site Visit 

c) August 10, 2017, 6:00 pm: Deadline to withdraw application and receive a refund of noticing fees 
(if project is withdrawn after this date, the applicant will be responsible for their share of noticing 
fees incurred by the City).  

d) August 15, 2017, 5:30 pm: Planning and Zoning Commission Work Session #1 
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e) August 24, 2017: Revisions in response to comments and public participation report due to Staff 
for inclusion in meeting materials for Planning and Zoning Commission Work Session #2 and 
Planning and Zoning Commission Public Hearing 

f) September 14, 2017, 3:30 pm: Planning and Zoning Commission Work Session #2 

g) September 19, 2017, 5:30 pm: Planning and Zoning Commission Public Hearing 

h) October 11, 2017, 3:00 pm: City Council Work Session 

i) October 25, 2017, 3:00 pm: City Council Public Hearing 

2. General Comment 

a) The applicant is requesting approval of a Major Sedona Community Plan Amendment, Zone 
Change, and Development Review to allow for the development of a 45-unit apartment complex.  
The subject parcel comprises 2.26 acres at the southeast corner of Pinon Drive and SR 89A (3285 
W State Route 89A, Sedona) and is designated as “Commercial” on the Sedona Community Plan’s 
Future Land Use Map.  The major amendment request would re-designate the property as 
“Multifamily High Density (Greater than 12 DU/AC)” and would exclude the property from the 
Lodging Area Limits in the Sedona Community Plan.  The applicant is also requesting to rezone 
the property from “C-2 (General Commercial)” to “RM-3 (High density Multi-family Residential – 
20 units per acre)” and approval of a Development Review application for the 45 unit apartment 
complex. 

b) The proposal is located in the Dry Creek Community Focus Area (CFA) in the Sedona Community 
Plan. The Dry Creek CFA allows for the consideration of projects that include mixed uses and a 
more walkable environment that builds on the existing civic, social, service and visitor oriented 
uses, provide for buffering and land use alternatives as transitions between more intensive 
commercial and residential uses and adjacent single-family neighborhoods, preserve natural 
open space along SR89A, and focus on the general needs discussed for the West Sedona 
Corridor.  

c) Please ensure that any changes made based on the following comments are reflected on all 
applicable pages of the submitted materials.  

3. Community Plan Amendment and Zone Change 

a) While the information provided is generally sufficient for the Major Community Amendment, 
Conceptual Zone Change, and Conceptual Development Review, additional information will need 
to be provided for the Zone Change and Development Review (see additional comments under 
Comment 6 – Conceptual Zone Change and Development Review). While the Zone Change and 
Development Review applications may be separated from the Community Plan Amendment 
application, development of the proposed apartment complex would not be permitted unless 
Zone Change and Development Review requests are approved; the standards in place at the time 
of application submittal will be used in reviewing the Zone Change and Development review 
request applications. 

4. Letter of Intent (LOI) 

a) Please provide proposed strategies for ensuring the housing will be used as long-term rental 
housing that serves the community and not as short term lodging. 

b) Affordable housing discussion: Please clarify whether the numbers used for the levels of local 
inventory include only developments within the City limits or whether outlying areas (such as the 
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Village of Oak Creek) are included as well. In addition, please clarify which types of housing were 
included in the inventory (apartments, condominiums, mobile home parks, etc.).  

c) Economic Analysis/Discussion (Page 13): Clarify which apartment project was constructed in 
2007. 

d) General Topographic/Drainage Impacts (Page 16): Please note that the City-designated 
floodplains are subject to the same regulations as FEMA-designated floodplains. Please contact 
the Public Works Department for more information. 

5. Trip Generation Letter 

a) The site plan included with the trip generation letter is not the current site plan. Please confirm 
that the conclusions of the trip generation letter are applicable to the new site plan as well.  

6. Conceptual Zone Change and Development Review 

Conceptual review of an application requires minimal information but allows for feedback to be 
provided to the applicant for consideration as they prepare their final application documents. The 
following are general comments that the applicant should take into consideration while finalizing the 
Zone Change and Development Review portions of their application.  

a) Site Plan 

i) Consider whether the retention basin on the east side of the site could be used for an 
outdoor amenity for the residents, such as a park.  

ii) Consider providing a sidewalk/pedestrian pathway along Pinon Drive.  

iii) Include the trees to be preserved at the southwest corner of the site. Please consider siting 
the pool and buildings so that the maximum number of trees may be preserved. 

iv) Indicate whether the trees along Pinon Drive will be preserved.  

v) Clearly show the extent of the City-designated 100 year floodplain and ensure proposed 
buildings comply with construction requirements for buildings within the floodplain.  

vi) Consider whether moving the northernmost building forward and placing all parking behind 
the building is possible.  

b) Building Plans/Elevations 

i) Please be sure to refer to Land Development Code Section 903.02 (Height and Massing, 
Multifamily Residential Buildings and Structures) when designing the building. Other sections 
of Article 9 (Development Guidelines) and Article 10 (Design Review Manual) may be 
applicable to the building design.  

ii) Depending on the grade of the land and the way the buildings are situated, it appears that 
alternate standards may be needed.  

iii) The offsets shown in the buildings do not appear to meet the minimum requirements for 
massing. Please review LDC 903.02.B for massing requirements.  

iv) Please contact Cari Meyer, Senior Planner, at the phone number or email address above with 
any questions regarding how various sections of the LDC are applicable to this project.  

c) Parking 
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i) If parking reductions and/or modifications to otherwise applicable requirements will be 
proposed, please be sure that the information provided clearly supports the request.  

d) Utility Connections 

i) Letters of Serviceability from all proposed utility connections will be required.  

e) The information submitted is generally sufficient for conceptual review. Additional information 
will be required at the next stage of review. Please refer to the Project Application, General 
Application Requirements for the items that will be required.  

7. Potential Fees: The project will be charged development impact fees, sewer capacity fees, and 
drainage fees at the time of building permit issuance. These fees are subject to change and may be 
waived for deed restricted affordable housing units. The current rates are as follows:  

a) Sewer capacity: $7,660.43 per housing unit. 

b) Development Impact Fees: $4,829 per housing unit (includes fees for General Government, 
Parks, Police, and Streets) 

c) Drainage Fees: $20 per housing unit (based on the property’s location in the Dry Creek Basin) 

d) Other fees may be applicable and the development will be subject to all fees in place at the time 
of building permit submittal.  
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City of Sedona  
Public Works Department 
102 Roadrunner Drive Sedona, AZ 86336 
(928) 204-7111  Fax: (928) 282-5348; Ryan Mortillaro, EIT (928) 203-5091 

 
PZ17-00009 (DEV) 

Pinon Multifamily (Conceptual Review) 
6/22/2017 

Engineering Comments 
 
For the next level of review: 

 
1. Please provide a preliminary drainage report. 
2. Please provide preliminary grading and drainage plans. 
3. Please provide a geotechnical report. 
4. Please provide a sewer analysis report. 
5. Please ensure the sight distance on Pinon Drive is acceptable with the location of the proposed 

driveway. 
6. For paved parking lots, either an oil water separator device or first flush retention shall be installed on 

site. 
7. Note: If there are significant changes to the proposed land use, a revised traffic generation statement 

may be required. 

Prior to Issuance of Building Permit: 
 

• For projects involving grading of more than 5,000 cubic yards, a haul plan, a dust control plan, a topsoil 
reutilization plan, a stormwater pollution prevention plan, and a traffic control plan shall be required. 
Each must be acceptable to and approved by the City Engineer. (LDC 806.2.I) 

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

• Provide the 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. 
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Cari Meyer - RE: [EXTERNAL E-Mail] City of Sedona Major Community Plan 
Amendments and Development Applications

From: <IFreeman@uesaz.com>
To: <CMeyer@sedonaaz.gov>
Date: 6/13/2017 2:08 PM
Subject: RE: [EXTERNAL E-Mail] City of Sedona Major Community Plan Amendments and 

Development Applications

Unisource has no conflicts with any of the projects. 
Thanks for the info. 
Irene 

From: Cari Meyer [CMeyer@sedonaaz.gov] 
Sent: Tuesday, June 13, 2017 1:41 PM
Cc: Audree Juhlin <AJuhlin@sedonaaz.gov>; Warren Campbell <WCampbell@sedonaaz.gov>
Subject: [EXTERNAL E-Mail] City of Sedona Major Community Plan Amendments and Development 
Applications

***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."""

Good Afternoon, 

Major amendments to the Sedona Community Plan are considered once per year by state law. The City has 
received three amendment proposals for consideration this year. The Community Development Department 
is also proposing a Major text amendment. A memo with additional information on these applications is 
attached and complete application materials are at http://www.sedonaaz.gov/your-
government/departments/community-development/projects. The following is a summary of the proposals 
being considered this year: 

1. Sedona Hard Cider (PZ17-00007, Major CPA & ZC); 145 Copper Cliffs Lane (APN 401-26-004). 
The property is in Coconino County. The applicant is requesting approval of a Major Community Plan 
Amendment and Zone Change to allow for the production of hard apple cider. 

2. Multifamily High Density Plan Amendment (PZ17-00008, Major CPA). City-initiated request to 
amend the Land Use, Housing, and Growth Chapter of the Community Plan to allow for consideration 
of multifamily densities above 12 units per acre for development project that address housing 
diversity, affordability, and availability in order to address local housing needs. 

3. Pinon/89A Multifamily Project (PZ17-00009, Major CPA, ZC, DEV); 3285 W SR 89A (APN 408-
11-086A). The property is in Yavapai County. The applicant is requesting approval of a Major 
Community Plan Amendment, Zone Change, and Development Review to allow for the construction 
of a 45 unit apartment complex. The zone change and development review portions of this project are 
considered a conceptual review at this point in the process. 
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4. Son Silver West Parking Lot (PZ17-00010, Major CPA, ZC); 1535 SR 179 (APN 401-31-011). The 
property is in Coconino County. The applicant is requesting approval of a Major Community Plan 
Amendment and Zone Change to allow for construction of a parking lot. 

In addition to the above Major Amendments, the City of Sedona Community Development Department has 
received the following development application. As a final review, your comments should focus on the 
accuracy and completeness of all information provided and whether the plans submitted meet your agency's 
requirements. 

1. 140 Navajo Drive Zoning Reestablishment (PZ17-00011, ZC); 140 Navajo Drive (APN 408-24-
496C). The property is in Yavapai County. The property was originally rezoned from RMH-10 to RM-1 
in 2002 in conjunction with a proposed multifamily project. The multifamily project was never 
completed and the zoning was never vested. A new development review and zoning was approved in 
2013 for an apartment project. Again, the project was never completed and the zoning was not 
vested. The applicant is requesting approval of a Zone Change (ZC) to confirm the RM-1 zoning for 
this property and allow future development of the property to occur under the RM-1 standards. No 
development is proposed at this time. This project site is approximately 1.00 acres and is located at 
the northeast corner of the terminus of Navajo Drive. 

Please review the materials at the link below. There will be a review agency meeting for these projects on 
Wednesday, June 21, 2017, from 8:00 am to 10:00 am in the Schnebly Conference Room at the 
Community Development Department Office. Comments are due by Friday, June 30, 2017. 

Application materials can be found on the City's website at the following link: 
http://www.sedonaaz.gov/your-government/departments/community-development/projects (Please note 
this is a new link... please update any bookmarks you may have)

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

 Like us on Facebook!

How are we doing? Complete our customer service survey and be entered to win our periodic drawings!
https://www.surveymonkey.com/r/CommDevCustomerSurvey

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 - Consolidated Comments -Pinon Multi-family

From: "Keith Holben" <kh@mkcompany.com>
To: <cmeyer@sedonaaz.gov>, <mraber@sedonaaz.gov>
Date: 7/27/2017 2:30 PM
Subject: Consolidated Comments -Pinon Multi-family
Cc: "'Brian Andersen'" <brian@bmaarchitecture.com>

Hello Cari and Mike-

I wanted to let you know we are working on addressing the comments from your correspondence dated 
July 10, 2017.    We have had a couple of team meetings, correspondence with staff on the drainage 
comments and fire emergency access issues.  We anticipate dialogue will continue on some of the 
comments relative to drainage and fire access until those issues are fully flushed out.     We are in the 
process of incorporating the comments into the site plan and feel these will make for a better site plan and 
further community compatibility.   We are in the process of addressing the LOI comments as well. 

Anyway, just wanted to give you a short update and we be providing responses to the staff comments prior 
to the August 24th deadline including the public participation report.  

Please let me know if you have any questions or comments in the meantime.

Thanks,

M. Keith Holben
MK Company, Inc.
15010 N. 78th Way, Suite 109
Scottsdale, AZ 85260

480-998-2803, ext. 11
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