
AGENDA City of Sedona 
Planning and Zoning Commission Meeting 

4:30 PM Tuesday, July 5, 2022 
 

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: 
CITY HALL COUNCIL CHAMBERS 

102 ROADRUNNER DR, SEDONA, AZ 
 

 

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 
meeting open to the public on 
Tuesday, July 5, 2022, at 4:30 pm in 
the City Hall Council Chambers. 
 
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: 
• It is strongly encouraged that 

public input on the agenda items 
be submitted by sending an e-
mail to kherbert@SedonaAZ.gov 
in advance of the 4:30 Call to 
Order. 

• 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. CALL TO ORDER, PLEDGE OF ALLEGIENCE, ROLL CALL  

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

3. APPROVAL OF THE FOLLOWING MINUTES: 

a. June 21, 2022 (R) 

4. 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. 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  criticism, 
or scheduling the matter for further consideration and decision at a later date.)  

5. Update/discussion regarding the Community Plan Update.  

6. CONSIDERATION OF THE FOLLOWING ITEMS THROUGH PUBLIC HEARING 
PROCEDURES: 

a. Public hearing/discussion/possible action regarding proposed amendments to 
the Western Gateway Community Focus Area (CFA) Plan. The Commission’s 
action may include recommendations to the Sedona City Council regarding 
amendments to the Western Gateway Community Focus Area Plan.  Case 
Number: PZ22-00007 (CFA) Applicant: City of Sedona 

b. Public hearing/discussion/possible action regarding proposed amendments to 
the Soldiers Pass Community Focus Area (CFA) Plan. The Commission’s action may 
include recommendations to the Sedona City Council regarding amendments to 
the Soldiers Pass Community Focus Area Plan.  Case Number: PZ22-00008 (CFA) 
Applicant: City of Sedona 

7. FUTURE MEETING DATES AND AGENDA ITEMS 

a. Tuesday, July 19, 2022 
b. Tuesday, August 2, 2022 

8. 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.  

9. ADJOURNMENT 

Physical Posting: June 30, 2022 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. 

http://www.sedonaaz.gov/
mailto:kherbert@SedonaAZ.gov
http://www.sedonaaz.gov/
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Staff Report 
Proposed Amendments to the Western 
Gateway (PZ22‐00007 (CFA)) and Soldiers 
Pass (PZ22‐00008 (CFA)) CFAs 

City of Sedona 
Community Development Department 
102 Roadrunner Drive Sedona, AZ 86336 
(928) 282‐1154  www.sedonaaz.gov/cd  

 

Meeting Date:  July 5, 2022 

Hearing Body:  Planning and Zoning Commission 

Action Requested:  Recommendation  to  City  Council  for  approval  of  amendments  to  the 
Western Gateway and Soldiers Pass Community Focus Area Plans (CFAs)  

Staff Recommendation:  Recommendation of approval to City Council 

Locations: 1.  Western Gateway CFA Plan area (no specific parcels) 
2.  Soldiers Pass CFA Plan area (no specific parcels)  

Project Summary: Proposed  Amendments  to  CFA  Plans  removing  lodging  references  and 
replacing with mixed‐use development references. 

Report Prepared By:  Jess McNeely, AICP, Director of Community Development 
 
 
Attachments: 

1. Public Comments 

 

Due to file size limitations, the following items are not included as attachments to the packet, but are 
available online at the links provided: 

1. Western Gateway CFA Plan:  

a. Link: 636003651988930000 (sedonaaz.gov) 

2. Soldiers Pass CFA Plan:  

a. Link: 636002891056130000 (sedonaaz.gov)  

3. Proposed Amendments to Western Gateway and Soldiers Pass CFA Plans:  

a. Link: 637902717379030000 (sedonaaz.gov)  

4. City Council Priorities Retreat discussion January 4, 2022:  

a. Link: January 4, 2022 City Council Retreat ‐ Sedona, AZ (swagit.com) 

 

https://www.sedonaaz.gov/home/showpublisheddocument/29273/636003651988930000
https://www.sedonaaz.gov/home/showpublisheddocument/29245/636002891056130000
https://www.sedonaaz.gov/home/showpublisheddocument/46396/637902717379030000
https://sedonaaz.swagit.com/play/01132022-850
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Staff Report 
Proposed Amendments to the Western 
Gateway (PZ22‐00007 (CFA)) and 
Soldiers Pass (PZ22‐00008 (CFA)) CFAs 

City of Sedona 
Community Development Department 
102 Roadrunner Drive Sedona, AZ 86336 
(928) 282‐1154  www.sedonaaz.gov/cd  

 
BACKGROUND 
The Soldiers Pass and Western Gateway Community Focus Area  (CFA) Plans were completed Action 
Items from the 2013 Community Plan – the community’s vision and guide for growth and development. 
The Community Plan states, “Specific Plans may be considered by the Planning and Zoning Commission 
and City Council at any time and are adopted by a majority of the City Council.” CFA Plans are the Specific 
Area Plans where  the City plays a proactive  role  to  implement  the  community’s vision with a more 
specific guide for that exact area on what is desired in future development. Both the Soldiers Pass CFA 
and the Western Gateway CFA were completed in 2016 following community input and review by the 
public, Planning and Zoning Commission, and approved by City Council.  
 
Now  in  2022,  the  community  faces  significant  changes.  New  issues  since  completion  of  the  2013 
Community  Plan  include  the  explosive  growth  of  Short‐Term  Rentals  (STRs)  and  their  associated 
community impacts. In 2016, the State Legislature and Governor Ducey signed SB1350 into law which 
went  into effect January 1, 2017. This  law made  it  legal to turn residential property  into an STR, and 
illegal for the City to cap or limit the number of STRs within the City; it also lifted the previous local ban 
in Sedona. The City now tracks commercial lodging and STR data monthly. The most recent numbers as 
of May 2022 show the following:  

 2,789 traditional commercial hotel rooms 

 1,504 timeshares 

 1,503 listed STRs in the greater Sedona area (3,829 total rooms)  
 
The 3,829 total rooms in STRs have been added in the last approximately five years and exceed the 2,789 
traditional hotel rooms. These additional STR rooms did not exist as lodging prior to 2017 and they play 
a large part in the visitation influx in recent years.  
 

PUBLIC INPUT 
This public hearing follows the required public outreach process which  includes mailing notices to all 
properties within the CFAs and neighboring properties within 300 feet (over 400 mailings), public notice 
in the newspaper, and the P&Z public hearing. These efforts resulted in emailed and mailed public input 
prior to the hearing. Most comments support the proposed amendments based on a community desire 
to not increase lodging. 
 

DISCUSSION 
The  community  and  City  Council  has  requested  action  on  the  increased  tourism  and  its  negative 
consequences of traffic, congestion, noise, and land degradation. The STR growth also impacts housing 
affordability  and  availability, making  it  difficult  for  local  businesses  to  attract  and  retain workers  – 
particularly service and lodging industry workers. Residents have expressed strong opposition to adding 
any  additional  hotel  rooms when  the  amount  of  increased  lodging  from  STRs  is  resulting  in  visitor 
capacity exceeding the ability of City infrastructure to support it.  



PZ22‐00007 (CFA) Western Gateway CFA Amendments and PZ22‐00008 (CFA) Soliders Pass CFA Amendments 
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Staff  sees  that  the CFAs  can be  amended  to  reflect  changing  circumstances  and  community needs. 
Specifically, removing lodging references and replacing with mixed‐use development references which 
accommodate other community needs such as workforce housing. The ongoing larger Community Plan 
update, projected to be complete in late 2023, is the opportunity for the community to engage and direct 
what future growth should look like considering current and projected circumstances.  

PROPOSED AMENDMENTS 
A.R.S.  §  9‐461.08.  Authorizes  the  Planning  and  Zoning  Commission  to  recommend  CFA  plans  and 

amendments to the City Council for adoption. 
 
Summary of proposed Amendments to the Western Gateway CFA Plan, PZ22‐00007 (CFA): 
Page 2:   Edit ‐ Remove lodging references from Table of Contents  
Page 17:  Edit ‐ Replace: “Commercial and Lodging” with “Mixed‐use Development” 
  Add: “No additional lodging uses are recommended in this CFA.”  
Page 36:  Edit ‐ Remove: “(see page 37, Lodging)”  
Page 37: Remove page: Lodging in the Cultural Park Character Area  
Page 67: Remove page: Appendix – Western Gateway CFA Land Use Example – All Areas 
 
Summary of proposed Amendments to the Soldiers Pass CFA Plan, PZ22‐00008 (CFA): 
Page 2:  Edit ‐ Remove lodging references from Table of Contents  
Page 11: Remove page Lodging Strategies  
Page 12: Edit – Replace: lodging references with “mixed‐use development” 
  Add: “No additional lodging uses are recommended in this CFA.” 
Page 13: Edit – Replace: lodging references with “mixed‐use development” 
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Recommendation and Motions 
Proposed Amendments to the Western 
Gateway (PZ22‐00007 (CFA)) and 
Soldiers Pass (PZ22‐00008 (CFA)) CFAs 

City of Sedona 
Community Development Department 
102 Roadrunner Drive Sedona, AZ 86336 
(928) 282‐1154  www.sedonaaz.gov/cd  

 
Staff Recommendation  
Staff recommends forwarding approval of the proposed amendments to City Council. 
 
Sample Motions for Commission Use 
(Please note that the below motions are offered as samples only and that the Commission may make 
other motions as appropriate. The two separate CFA amendments require separate motions) 
 
Recommended Motion for Approval of PZ22‐00007 (CFA) Western Gateway CFA 
I move to recommend to the Sedona City Council approval of the proposed amendments to the entire 
Western Gateway CFA Plan area regarding removing lodging references and replacing with mixed‐use 
development references as set forth in case number PZ22‐00007 (CFA). 
 
Alternative Motion for Denial of PZ22‐00007 (CFA) Western Gateway CFA 
I move to recommend denial of case number PZ22‐00007 (CFA) based on the following findings:  
(Please specify findings) 
 
Recommended Motion for Approval of PZ22‐00008 (CFA) Soldiers Pass CFA 
I move to recommend to the Sedona City Council approval of the proposed amendments to the entire 
Soldiers  Pass  CFA  Plan  area  regarding  removing  lodging  references  and  replacing  with mixed‐use 
development references as set forth in case number PZ22‐00008 (CFA). 
 
Alternative Motion for Denial of PZ22‐00008 (CFA) Soliders Pass CFA 
I move to recommend denial of case number PZ22‐00008 (CFA) based on the following findings:  
(Please specify findings) 



Public Comments:  
 

General Comments Regarding 
Amendments to Both CFAs 
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June 17, 2022 
 
Ms. Cynthia Lovely 
Principal Planner, Development Services 
102 Roadrunner Drive  
Sedona, AZ 86336 
 
 
RE: Amendments to the Western Gateway and Soldiers Pass CFA Plans 
 
Ms. Lovely, 
 
The Board of Trustees of Keep Sedona Beautiful (KSB) strongly supports the proposed 
amendments to the Western Gateway and Soldiers Pass CFA Plans. 
 
Your public hearing notice dated June 6, 2022 clearly laid out the reasons these plan changes 
are required: 

• The explosive growth of short-term rentals (STRs) has added 3,829 total rooms to the 
lodging inventory. 

• Overtourism in Sedona is degrading the quality of life for residents. 
• Housing for our local workforce is nearly non-existent. 
• Residents are demanding action. 

 
While the State of Arizona prevents the city from taking certain actions, like limiting STRs or 
banning OHVs from city streets, we can use our zoning code and community plans to 
responsibly focus growth to meet our needs. 
 
The changes that the city proposes for these two Community Focus Areas (CFAs) document the 
need for mixed-use development that combines residences with businesses that serve those 
residents. The changes remove lodging as a component, as emphasized by the statement 
included in both proposed plans: “No additional lodging uses are recommended for this CFA.” 
 
In fact, every reference to lodging as an appropriate use has been removed from each of the 
plans. 
 
Keep Sedona Beautiful applauds this proactive effort to respond to the needs of the residents 
of Sedona. 
 
Sincerely, 

 
Craig Swanson 
President, Keep Sedona Beautiful 
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June 27, 2022 
 
Jess McNeely, AICP 
Director, Community Development Department 

102 Roadrunner Drive 
Sedona, AZ 86336 
 
Re: Proposed Amendment to Western Gateway Community Focus Area 

Dear Jess: 

Our firm represents True Craft Residential (“True Craft”), the proposed developer of approximately 40.8 acres 
northwest of the intersection of State Route 89A and Cultural Park Place in Sedona, Arizona (the “Property”) as 
illustrated by the Aerial Map enclosed at Tab 1. As you know, True Craft is currently under contract to purchase the 
Property and submitted a Concept Review application to the City of Sedona earlier this year (PZ22-00003 (ZC, DEV)) 

for a mixed-use development consisting of 674 apartments and townhomes, a 15,000 square foot culinary collective, 
and a 195-room hotel. Sedona Park was designed to not only align with the Western Gateway CFA, but to go above 
and beyond the vision for the Cultural Park laid out in the pages of the plan adopted by the City Council a mere six 
years ago. 

We recently received the notification letter mailed by your department regarding a July 5, 2022 public hearing with 

the Sedona Planning and Zoning Commission to consider significant changes to the Western Gateway Community 
Focus Area (“CFA”) in which the Property is located, enclosed at Tab 2. Based upon the letter and our review of the 
proposed changes posted on the City of Sedona’s website  enclosed at Tab 3, it appears that the proposed 
amendment is intended to simply strip the Western Gateway CFA of all references to future lodging development and 
nothing more. 

The first community outreach meeting for the creation and drafting of the Western Gateway CFA occurred on June 
24, 2014 at the Yavapai Center for the Arts and Technology. The Plan was ultimately adopted by the City Council 
nearly two years later on May 24, 2016 after an exhaustive community outreach process that included several 
Community Planning Workshops, six public hearings with the Planning & Zoning Commission, and three public 

hearings with the Sedona City Council. See Community Workshop Notices at Tab 4 and Western Gateway CFA 
Adoption Article at Tab 5. In contrast, the current changes are being proposed without any attempt to engage affected 
property owners, stakeholders, and residents within the Western Gateway CFA area in a citizen outreach process to 
solicit feedback, discuss concerns, and establish a dialogue between the surrounding community and the City. 

Planning Processes 

The Sedona Community Plan describes Community Focus Areas as locations within Sedona where the City will play 
a “proactive planning role” by developing a specific plan “[w]ith participation from property owners, neighbors and 



 

 

stakeholders” to implement the community’s vision. The process through which the Western Gateway CFA Plan was 
drafted, revised, and ultimately adopted perfectly illustrates the careful, deliberate, and inclusive process described 
in the Community Plan. Any significant amendment – and particularly one of this magnitude – should follow the same 

principles, beginning with a dialogue between the City and property owners, neighbors, and stakeholders in the 
Western Gateway CFA area. Neither True Craft nor the current owner of the Property were invited to participate in 
such a discussion before the proposed changes were drafted and scheduled for consideration by the Planning and 
Zoning Commission. 

Long-range planning is intended to function like a cruise ship, not a speedboat. Significant changes in course do not 

happen quickly or abruptly – they are executed slowly and steadily, with careful planning and precision. By design, 
they are not intended to be susceptible to reactionary impulses or the sentiment of the moment. The proposed 
amendment to the Western Gateway CFA Plan should undergo the same deliberate and thoughtful process of citizen 
engagement, drafting, public hearings, and adoption by which the plan was originally adopted. Anything less would 

be a disservice to the citizens, stakeholders, municipal staff, and public officials who dedicated two years and 
hundreds (if not thousands) of hours to its creation. 

Tourism/Lodging Issues in Sedona 

In your letter, you outline the explosion in short-term rental (STR) growth that Sedona has experienced as a result of 
SB1350 and its effects on tourism, traffic, congestion, noise, and land degradation. While it cannot be disputed that 

Sedona has been uniquely and acutely impacted by the effects of STR deregulation, a direct link between overnight 
stays in Sedona and their impact on traffic has neither been established nor quantified. To our knowledge, no efforts 
have been made to research this issue, establish a causal link between lodging/overnight stays and traffic, and/or 
quantify its impact. 

Traffic is a persistent issue in Sedona, but the magnitude of lodging’s contribution to the issue is unknown and has 

not been adequately studied. Sedona experiences an extraordinary amount of “day trip” traffic due its proximity to 
both the Phoenix and Flagstaff metropolitan areas. Interest in Sedona and other outdoor-focused destinations close 
to Phoenix increased considerably during the COVID-19 pandemic. This amendment is an attempt to solve a problem 
without first identifying its source or carefully evaluating potential solutions and mitigation measures. Simply stripping 

references to lodging from two CFA plans may offer a brief cathartic effect for the City, but there is no indication that 
doing so will have any meaningful impact on traffic in Sedona. 

As part of our formal review process for Sedona Park, we would be delighted to participate in a regional study of 
traffic in Sedona to evaluate sources of traffic and their proportional impacts, analyze potential mitigation measures, 
and implement mutually agreeable solutions. A collaborative, analytical, and deliberate process of this nature is more 

aligned with the purpose and goals of long-range municipal planning than simply excising an entire land use category 
from a specific area plan and is far more likely to yield the intended results. 

Housing in Sedona 

As your letter outlines, the City of Sedona is also suffering from a critical shortage of housing inventory – particularly 
rental housing and workforce/affordable housing. It is a problem that has been exacerbated by the deregulation of 

STRs, as more single-family homes are converted from long-term leases to weekend rentals. Although a small 
amount of new apartments are currently under construction in Sedona, apartment housing still occupies only a single-
digit percentage of the overall housing inventory. It is no secret that the City of Sedona and its local workforce are in 
desperate need of new high-quality rental housing inventory. 



 

 

Recognizing this need, True Craft’s current Concept Review application proposes a total of 674 residential units on 
the Property, consisting of 610 apartments divided between three distinct communities and 64 townhomes. See 
Sedona Park Conceptual Site Plan at Tab 6. This figure represents a 691% increase in residential units for the 

Property over the residential-to-lodging ratio recommended by the Western Gateway CFA. 

As noted above, the proposal also includes a 195-room boutique hotel as well as a 15,000 square-foot culinary 
collective that will serve as the beating social heart of this mixed-use development. When compared to the Land Use 
Example in the Appendix of the Western Gateway CFA, the proposed plan offers substantially more residential and 
open space while significantly reducing the footprint of the lodging element. See Western Gateway CFA Land Use 

Example at Tab 7. The elements of Sedona Park were designed in careful balance to address the needs of the 
community while remaining cognizant of the economic feasibility of the overall project. 

The inclusion of the hotel provides enormous financial flexibility to not only provide considerably more residential units 
in the project, but also to potentially include a much larger percentage of those units in a workforce/affordable housing 

program that would otherwise be unachievable. The proposed amendment to the Western Gateway CFA threatens 
the viability of the entire Sedona Park project, which if approved would represent the single largest contribution to the 
City of Sedona’s rental housing inventory. 

Instead of taking an absolutist approach that removes all references to lodging from the Western Gateway CFA, we 
strongly encourage the City to consider a more collaborative approach with all property owners and stakeholders to 

ensure that an opportunity to address the critical housing shortage in Sedona in a truly meaningful way is not missed. 
The Western Gateway CFA repeatedly emphasizes the importance of balancing of land uses to ensure a vibrant and 
thriving community – a land use policy goal that was established through a careful and inclusive community 
engagement process.  

The proposed CFA amendment aligns with neither with the spirit of the Western Gateway CFA  Plan nor the process 

by which it was adopted. We respectfully request that the scheduled July 5, 2022 Planning & Zoning Commission 
public hearing be continued indefinitely and that the Community Development Department initiate a community 
outreach and engagement process to discuss issues affecting the CFA and the community at large, identify potential 
solutions, and provide recommendations to staff before any amendment is brought before the Planning & Zoning 

Commission and/or City Council for consideration. 

If you would like to discuss this further, we would welcome an opportunity to meet with and your staff. 

        Sincerely yours, 

WITHEY MORRIS P.L.C. 

 

By 
 Jason B. Morris 
 

CC: Karen Osburn, City Manager 
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Proposed Amendments to Soliders Pass and Western Gateway Community 
Focus Area Plans and Notice of Planning and Zoning Commission Public Hearing 

June 6, 2022 

Dear property owners and community members,  

This letter is sent to property owners within or adjacent to the Soldiers Pass or Western Gateway 
Community Focus Areas (CFA). These CFA plans were completed Action Items from the 2014 Community 
Plan – the community’s vision and guide for growth and development. CFA Plans are the Specific Area 
Plans where the City plays a proactive role to implement the community’s vision with a more specific 
guide for that exact area on what is desired in future development. Both the Soldiers Pass CFA and the 
Western Gateway CFA were completed in 2016 following review by the public, Planning and Zoning 
Commission, and approved by City Council.  

Now in 2022, the community faces significant changes. New issues since completion of the 2014 
Community Plan include the explosive growth of Short-Term Rentals (STRs) and their associated 
community impacts. In 2016, the State Legislature and Governor Ducey signed SB1350 into law which 
went into effect January 1, 2017. This law made it legal to turn residential property into an STR, and 
illegal for the City to cap or limit the number of STRs within the City; it also lifted the previous local ban 
in Sedona. The City now tracks commercial lodging and STR data monthly. The most recent numbers as 
of May 2022 show 2,789 traditional commercial hotel rooms, 1,504 timeshares, and 1,503 listed STRs in 
the greater Sedona area. The STRs now result in 3,829 total rooms that have been added in the last 
approximately four years – exceeding the 2,789 traditional hotel rooms. These additional STR overnight 
rooms did not exist as lodging prior to 2017 and they play a large part in the visitation influx in recent 
years.     

The community and City Council has requested action on the increased tourism and its negative 
consequences of traffic, congestion, noise, and land degradation. The STR growth also impacts housing 
affordability and availability, making it difficult for local businesses to attract and retain workers – 
particularly service and lodging industry workers. Residents have expressed strong opposition to adding 
any additional hotel rooms when the amount of increased lodging from STRs is resulting in visitor 
capacity exceeding the ability of City infrastructure to support it.  Staff is analyzing these two CFA Plans 
to determine how the CFAs may be updated to reflect the changing circumstances and needs of the 
community. The ongoing larger Community Plan update, projected to be complete in late 2023, is the 
opportunity for the community to engage and direct what future growth should look like considering the 
current and projected circumstances.  

Based on Council direction, the Planning and Zoning Commission will hold a public hearing to give their 
recommendation to the City Council regarding the Soldiers Pass and Western Gateway CFA Plan 
proposed amendments. The Planning and Zoning Commission hearing will be at 4:30 pm on July 5th, 
2022, in the City Council Chambers at 102 Roadrunner Drive. A staff report with analysis, 
recommendations and the CFA Plans will be available at our website: www.sedonaaz.gov/cfa1 (Western 
Gateway CFA) or www.sedonaaz.gov/cfa5 (Soldiers Pass CFA) the week prior to the Commission hearing. 
The Planning and Zoning Commission recommendation will be forwarded to City Council which will 
make a decision regarding the CFAs in a public hearing to be scheduled. 

http://www.sedonaaz.gov/cfa1
http://www.sedonaaz.gov/cfa5
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As a property owner and community member in one of the CFA areas, staff encourages your input on 
this matter. We request that you submit email comments to KHerbert@sedonaaz.gov or mail/drop off 
at our offices (City of Sedona Community Development Department; 102 Roadrunner Drive, Building 
104, Sedona, AZ 86336) prior to the hearing for staff to evaluate everyone’s feedback and consolidate 
comments for the Commission. Please contact Jess McNeely, Community Development Director, at 
jmcneely@sedonaaz.gov or 928-203-5105 if you have questions or would like to discuss. The 
Community appreciates your engagement and valuable input in this matter.     

 

Sincerely,  

 
 

Jess McNeely, AICP 

Community Development Director  

 

mailto:KHerbert@sedonaaz.gov
mailto:jmcneely@sedonaaz.gov
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EXHIBIT A 

Summary of Potential Amendments to the Western Gateway CFA Plan 

 

Western Gateway CFA Plan 
 

Page Potential Amendment Topic 

Page 2 Edit Remove lodging references from Table of Contents 

Page 17 Edit  Replace: “Commercial and Lodging” with “Mixed-use 
Development” etc. 

Page 36 Edit Remove: “(see page 37, Lodging)” 

Page 37 Remove page Lodging in the Cultural Park Character Area 

Page 67 Remove page Appendix – Western Gateway CFA Land Use Example – All 
Areas 

 

  

Draft 06/07/22



Western Gateway Community Focus Area Plan

2

     Parking and Transit�����������������������������������������������������������������������������������������23

	 Recommendations: Environment������������������������������������������������������������������24

     National Forest Lands & Natural Open Space�������������������������������������25

     Green Building��������������������������������������������������������������������������������������������������26

	 Recommendations: Sense of Community��������������������������������������������������27

     Community Spaces and Activities������������������������������������������������������������28

	 Recommendations: Sense of Place���������������������������������������������������������������29

     Area Character�������������������������������������������������������������������������������������������������30

     Viewshed Analysis �����������������������������������������������������������������������������������������31

     Design Guidelines��������������������������������������������������������������������������������������������32

CHARACTER AREAS AND DEVELOPMENT GUIDELINES���������������������33

	 Character Areas Overview��������������������������������������������������������������������������������33

	 Cultural Park Character Area���������������������������������������������������������������������������34

	 Southside 89A Character Area������������������������������������������������������������������������45

	 Medical Center Character Area����������������������������������������������������������������������56

IMPLEMENTATION�������������������������������������������������������������������������������������������������65

APPENDIX��������������������������������������������������������������������������������������������������������������������67

Acknowledgments

Thank you to the CFA Work Group for their participation throughout the planning process:  Bob Huggins, Anita MacFarlane, Linda Martinez, John Martinez, Bob Porter, Felicia Thompson. The Work Group is part of the City’s Citizen Engagement Program, which provides a forum for citizen volunteers to 

participate in specific projects. Illustrations by Richard Hubbell and Reagan Word.

TABLE OF CONTENTS 

INTRODUCTION......................................................................................................... 3 

Planning Area Boundary ..................................................................................... 5 

EXISTING CONDITIONS ......................................................................................... 6 

KEY ISSUES .................................................................................................................. 8 

Land Use .................................................................................................................... 8 

Traffic,	Pedestrians,	Bicycles,	Transit,	and	Parking ................................. 9 

Sense of Place and Community .....................................................................10 

GENERAL RECOMMENDATIONS ....................................................................11 

Summary of General Recommendations...................................................11 

Recommendations: Land Use .........................................................................14 

General Land Use ............................................................................................15      

Commercial and Lodging Mixed-use Development ..............................17      

Housing ..............................................................................................................18  

Recommendations: Circulation .....................................................................19 					

Traffic Flow .......................................................................................................20 					

Pedestrian/Bicycle	Circulation	and	Walkability .................................21

Adoped by Sedona City Council May 24,2016. (Resolution #2016-18)

Draft 06/07/22

clovely
Cross-Out



17

Western Gateway Community Focus Area Plan

CFA Objective:
A balance of lodging housing and commercial uses that will enhance 
interaction between residents and visitors.

Strategies:
1. New lodging development should not be segregated from the

community and is an integral part of mixed use development.
2. New lodging development should include conference/meeting space.
3. There should be sufficient non lodging commercial development to

support residents and visitors within the planning area and to discourage
vehicular trips.

Community Plan policies for lodging uses limit their location to avoid “hotel 
strip” development along the highway. The Community Plan also generally 
limits lodging to locations with access to controlled highway intersections1.  
Current Lodging Area Limits from the Sedona Community Plan are shown in 
Figure 1.5. No additional lodging uses are recommended in this CFA.

In this CFA Plan, providing lodging locations away from the highway corridor, 
coupled with controlled highway access is an option that avoids highway strip 
hotel development.

As a growth management policy, the Community Plan has long supported 
the infill of its residential and commercial lands based on their capacity 
for additional development. This is why the Community Plan does not 
recommend the designation of additional commercial lands unless supported 
by an approved plan within a CFA (e.g. a plan that supports comprehensive 
mixed-use development). 

1Community Plan pages 27-29 and page 53, policy #4

Figure 1.5: Sedona Community Plan Lodging Area Limits
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Cultural Park Character Area 36

Western Gateway Community Focus Area Plan

1.	 Multi-family residential includes:
•	 Mixed residential/commercial uses
•	 Apartments
•	 Townhomes
•	 Condominiums

2.	 Multi-family residential housing should be located within the area shown 
in Figure 1.12 and should be included as part of the land use mix to 
encourage a vibrant place where both locals and visitors can interact (see 
page 37, Lodging).

3.	 Development of multi-family residential housing should include a variety 
of housing types and sizes and opportunities for both ownership and 
rental. No one type of unit (based on number of bedrooms) should 
dominate the total unit count.

4.	  Apartments  should make up a significant percentage of housing units. 
5.	  Densities greater than 12 dwelling units per acre in concentrated areas 

should be considered within this area in order to achieve housing 
diversity and affordability goals. Due to the topography of the site, higher 
densities and allowances for additional height can be accommodated 
into the design of the development without creating visual impacts to the 
highway corridor or existing neighborhoods.

6.	  Development should include long-term strategies for achieving 
affordability and availability to address local housing needs.   Strategies 
should address, but are not limited to: 
•	 Affordability 
•	 Primary residence
•	 Owner occupancy

7.	 Adequate on-site interior storage space (either joint or individual) should 
be provided for multi-family units.

8.	 Education uses, such as classroom space, could be considered as an 
additional use within multi-family residential areas.

9.	 Residential development near the National Forest boundary should 
include measures that will discourage unauthorized access while 
encouraging the use of trailheads and designated neighborhood links.

Choice in housing is important to individual families and the community as a 
whole. Currently, apartments make up approximately 4% of Sedona’s housing 
stock. Future development in this Character Area should include long-term 
affordable housing options for the local workforce. Shared public space and 
surrounding National Forest can act as living rooms and backyards, providing 
a potential niche for smaller, multi-family residential units at higher densities. 
Independent living in the Cultural Park Character Area can be complementary 
to an age-in-place or assisted living facility program within the Medical Center 
Character Area. 
 

Multi-family Residential Development Guidelines

Land Use

Figure 1.12: Areas appropriate for Multi-family residential uses.
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Cultural Park Character Area 37

Western Gateway Community Focus Area Plan

Lodging
1. Lodging uses are limited to the area shown in figure 1.13. In order to fulfill

mixed use goals and to create a vibrant place for both locals and visitors,
it is recommended that within the Character Area:
• At least one residential unit should be provided for every two lodging

units for the first 200 lodging units and
• At least 1.5 residential units should be provided for every lodging unit

over 200.
For example:  For 200 lodging units, 100 residential units are 
recommended.  For 300 lodging units, 250 residential units are 
recommended. Additional housing is encouraged beyond these 
recommendations.This recommendation should be used as a starting 
point for the evaluation of new development proposals and does not 
preclude consideration of other development concepts that create an 
active, vibrant and walkable place with affordable workforce housing 
options.

2. Lodging uses should:
• Include multipurpose meeting and event space that is integrated with

the mixed use character of the area. This meeting space should be
similar to or exceed the largest meeting room capacities elsewhere in
the Sedona area (ie: 14,000 square feet and greater).

• Provide or subsidize shuttle transportation to destinations such as
trailheads and Uptown area.

• Be part of a Planned Development that includes other land uses, and
does not dominate the combined lodging/commercial area.

Development Guidelines
Lodging uses should be considered part of the mixed use “fabric” to create 
a vibrant place for both locals and visitors. Although Sedona is located far 
from a major metro area, conference and meeting facilities can be successful 
in attractive destinations with significant tourism. New lodging and meeting 
facilities should complement existing anchors in the area (education, medical, 
performing arts). Meeting facilities could incorporate new performing arts or 
educational space. Lodging with flexible meeting space can allow for a variety 
of public and private events, providing space for both regional seminars and 
local classes that could work in conjunction with programs at the high school 
and college. Meeting facilities could also become a destination for medical 
and educationally-related conferences. Development of new lodging and 
meeting facilities should incorporate joint use and shared parking between 
the proposed uses.

Other uses that could be incorporated into lodging/meeting facilities include:
• Health spa and active recreation center open to the public;
• Galleries and art studios; or
• Museum as part of meeting/performing arts facilities.

Figure 1.13: Areas appropriate for Lodging uses.
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Appendix 67

Western Gateway Community Focus Area Plan

Western Gateway CFA Land Use Example - All Areas
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This map is intended to provide 
an example of how land use 
relationships can work in the entire 
Western Gateway CFA Area. The 
map represents one way of applying 
the guidelines and is not intended 
to regulate lot design and layout.  
This example was based on an 
assumption that there could be:
• Multi-family residential on

approximately 25 acres.
• Commercial development on

approximately 17 acres.
• Lodging units on approximately

41 acres.
• Open space on approximately 8

acres.
• A parking structure on

approximately 1 acre.
• Additional health-care-related

uses on approximately 9 acres.
• Assisted and independent living

on approximately 17 acres.
• Other mixed use development on

4 acres.
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Council approves Western Gateway CFA 3 min read

Two down — 11 to go.

On Tuesday, May 24, the Sedona City Council unanimously approved the Western

Gateway Community Focus Area following two years of discussion among the

public, property owners, stakeholders and a citizen engagement group. The first

draft plan was released in March 2015, followed by the Sedona Planning and Zoning

Commission discussing the plan during six meetings from April through October

2015.

According to a city report, this Community Focus Area Plan is an addendum to the

Sedona Community Plan and serves as a guide for future development of this area.

The intent is to address issues that are specific to this geographic area in more

detail than does the Community Plan.

By Larson Newspapers  - May 31, 2016

Prior road work in the area closed one lane on State Route 89A. Jordan Reece/Larson Newspapers

http://www.redrocknews.com/author/cancerboyuofa/
http://www.redrocknews.com/wp-content/uploads/2015/12/Wild_Art_Marriott_Lane_Closure_11-25-15_2.jpg


There are 13 CFAs identified in the plan as locations where specific supplemental

plans should be developed to bring the areas into closer alignment with community

expectations and the community’s vision. A CFA plan serves as a long-range guide

for future development of an area and takes into consideration citywide needs,

potential community benefits and issues specific to each area, the report states.

The Western Gateway, which counts as two CFAs because of its size and

importance, is made up of the undeveloped Cultural Park, Sedona Red Rock High

School, Yavapai College campus and the Sedona Medical Center.

“These two areas are being planned together to address the interrelationship of

circulation, connectivity and land uses between those areas. In addition, the

majority of the land in each CFA is undeveloped, which is unusual in a community

that is currently 75 percent built out,” the report states.

Over the last two years, the city compiled a list of priorities for the Western

Gateway CFA. There was a general consensus on:

A need for a broad mix of land uses in order to provide active public spaces and

public access.

A need for a mix of housing, lodging, conference and commercial land uses to

attract and encourage resident and visitor interaction to create a more complete

village.

A need for workforce housing.

Lodging uses that are not isolated, but integrated into mixed-use development.

Sense of arrival as you enter Sedona from the west and protection of scenic

views.

A need for recreation opportunities.

A need for age-in-place and assisted living components.

Incorporation of arts and education opportunities.



No official draft plan has been submitted from the owners of the Cultural Park. But,

council has previously stated its desire for a mix of lodging, residential and

commercial — which is in line with what the owners have unofficially said they

would like to see. However, on the south side of 89A, opinions have differed on

what should be done in terms of the three acres adjacent to the Courtyard at

Marriott, which is nearing completion. The owners of that project own that

additional acreage and hope to build a Residence Inn.

Council said it would like to see some type of multi-family units in addition to the

hotel on that property. Paul Welker, owner of the Marriott, said the Residence Inn

would have 80 to 90 rooms and he hoped that since those are long-term type of

rooms [multiple bedrooms and kitchen], that it would meet the city’s desire for

multi-family housing.

Included within a lengthy motion following 90 minutes of discussion, council

approved that, “The Western Gateway will be a sustainably developed, distinct,

active, walkable and vibrant place with a diversity of land uses that attracts both

locals and visitors while promoting health, wellness, arts and education, achieving

harmony with the natural environment and creating a sense of arrival to the

community.”

Larson Newspapers

http://www.redrocknews.com/author/cancerboyuofa/
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Appendix 67

Western Gateway Community Focus Area Plan

Western Gateway CFA Land Use Example - All Areas

!!

Æ

!
!

!

Æ

!

!Æ

!!!

Æ

!

Æ

!

Æ

!
! Æ

!

!

Æ

!

!Æ

!

Æ

!

!

Æ

!
!

Æ

!!

Æ

!

!Æ
!

!

Æ

k

k

k

k

A

A

A

F

F

Coconino
National

Forest

Coconino
National

Forest

´

Land

Street

Trails

Commercial

Lodging

Mixed Use

Educational/Medical

Parking

Multi Family Residential

Recreation

Open Space

Open Space Buffer

A Special Purpose Parking

Sidewalk

Crosswalk

Edge of Road

Existing Trails

! ! !

ÆPotential Trail and

Pedestrian Connections

F Trailhead

k Vista Points

This map is intended to provide 
an example of how land use 
relationships can work in the entire 
Western Gateway CFA Area. The 
map represents one way of applying 
the guidelines and is not intended 
to regulate lot design and layout.  
This example was based on an 
assumption that there could be:
•	 Multi-family residential on  

approximately 25 acres.
•	 Commercial development on 

approximately 17 acres.
•	 Lodging units on approximately 

41 acres.
•	 Open space on approximately 8 

acres.
•	 A parking structure on 

approximately 1 acre.
•	 Additional health-care-related 

uses on approximately 9 acres.
•	 Assisted and independent living 

on approximately 17 acres.
•	 Other mixed use development on 

4 acres.

APPENDIX
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