
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. 

CITY COUNCIL SPECIAL MEETING     REVISED WEDNESDAY, AUGUST 10, 2022 

CITY COUNCIL CHAMBERS 
102 ROADRUNNER DRIVE , SEDONA, AZ 

AGENDA  3:00 P.M. 
NOTES:  

 Meeting room is wheelchair
accessible. American Disabilities
Act (ADA) accommodations are
available upon request. Please
phone 928-282-3113 at least two
(2) business days in advance.

 City Council Meeting Agenda
Packets are available on the
City’s website at:

www.SedonaAZ.gov 

THE MEETING CAN BE VIEWED 

LIVE ON THE CITY ’ S WEBSITE AT 

WWW.SEDONAAZ .GOV OR ON 

CABLE CHANNEL 4. 

GUIDELINES FOR 
PUBLIC COMMENT 

PURPOSE: 
 To allow the public to provide

input to the City Council on a
particular subject scheduled on
the agenda.

 This is not a question/answer
session.

 The decision to receive Public
Comment during Work
Sessions/Special City Council
meetings is at the discretion of
the Mayor.

PROCEDURES: 
 Fill out a “Comment Card” and

deliver it to the City Clerk.
 When recognized, use the

podium/microphone.
 State your:

1. Name and
2. City of Residence

 Limit comments to
3 MINUTES.

 Submit written comments to
the City Clerk.

1. CALL TO ORDER/PLEDGE OF ALLEGIANCE/MOMENT OF SILENCE 

2. ROLL CALL

3. SPECIAL BUSINESS LINK TO DOCUMENT = 

a. AB  2838 Public hearing/discussion/possible action regarding approval of a
Resolution amending the Western Gateway CFA Plan by removing lodging
references and replacing them with mixed-use development references.

b. AB 2845 Public hearing/discussion/possible action regarding approval of a
resolution amending the Soldiers Pass Road CFA Plan removing lodging
references and replacing with mixed-use development references.

c. AB 2851 Discussion/possible action regarding a Resolution approving the
canvass of the City's Primary Election held on August 2, 2022.

d. Discussion/possible action regarding future meetings/agenda items.









4. 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
Council may hold an Executive Session that is not open to the public for the following
purposes:
a. To consult with legal counsel for advice regarding matters listed on this agenda per

A.R.S. § 38-431.03(A)(3).
b. Return to open session. Discussion/possible action regarding executive session items.

5. ADJOURNMENT

 _________________________________________ Posted: 08/09/2022 

By: DJ         JoAnne Cook, CMC,  

  City Clerk 

Note: Pursuant to A.R.S. § 38-431.02(B) notice is hereby given to the members of the City Council and to the general 
public that the Council will hold the above open meeting. Members of the City Council will attend either in person or by 
telephone, video, or internet communications. The Council may vote to go into executive session on any agenda item, 
pursuant to A.R.S. § 38-431.03(A)(3) and (4) for discussion and consultation for legal advice with the City Attorney. 
Because various other commissions, committees and/or boards may speak at Council meetings, notice is also given 
that four or more members of these other City commissions, boards, or committees may be in attendance. 

A copy of the packet with material relating to the agenda items is typically available for review by the public in the 
Clerk's office after 1:00 p.m. the Thursday prior to the Council meeting and on the City's website at 
www.SedonaAZ.gov. The Council Chambers is accessible to people with disabilities, in compliance with the Federal 
504 and ADA laws. Those with needs for special typeface print, may request these at the Clerk’s Office. All requests 
should be made forty-eight hours prior to the meeting. 
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CITY COUNCIL 
AGENDA BILL  

AB 2838 
August 10, 2022 

Special Business 

 

Agenda Item: 3a 
Proposed Action & Subject: Public hearing/discussion/possible action regarding 
approval of a Resolution amending the Western Gateway CFA Plan by removing lodging 
references and replacing them with mixed-use development references. 

 

Department  Community Development 

Time to Present 
Total Time for Item 

15 minutes 
1.5 hours 

Other Council Meetings N/A 

Exhibits A. Proposed amendments to the Western Gateway CFA 
B. Proposed CFA Amendment Resolution 
C. Public Comments not included in Planning and Zoning 

Commission Packet 

City Attorney 
Approval 

Reviewed 08/02/22 
KWC 

 Expenditure Required  

$ 0 

City Manager’s 
Recommendation 

Approve a Resolution 
amending 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). 

Amount Budgeted  

$ NA 

Account No. 
(Description) 

 

Finance 
Approval 

 

SUMMARY STATEMENT 

This is a public hearing on proposed amendments to the Western Gateway CFA Plan removing 
lodging references and replacing with mixed-use development references. 

Background: 

The following is a summary of the proposal; for more specific information about the proposal 
and staff’s analysis, please review the Planning and Zoning Commission’s July 5, 2022 staff 
report and packet, public comments received prior to the Commission hearing, minutes and 
video available at the following link: 

https://www.sedonaaz.gov/your-government/meetings-documents/-folder-5406  

Exhibit C has public comments received after the Planning and Zoning Commission packet was 
distributed.  
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The Western Gateway Community Focus Area (CFA) Plan was a completed Action Item 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. The Western Gateway CFA was 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. Numbers as of May 2022 show the following: 

• 2,789 traditional commercial hotel rooms in greater Sedona and 1,841 within City limits 

• 1,504 timeshare units in greater Sedona and 816 within City limits 

• 1,503 listed STRs in the greater Sedona area (3,829 total rooms) and 951 STRs within 
City limits (2,422 total rooms) 

The 3,829 total rooms in STRs in greater Sedona have been added in the last approximately 
five years and exceed the 2,789 traditional hotel rooms in the ame area. 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 CFA and neighboring properties within 300 feet, 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. 

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. 
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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, and the City Council to adopt such plans and 

amendments. 

Summary of proposed Amendments to the Western Gateway CFA Plan, PZ22-00007 (CFA): 
Page 2:  Edit - Remove lodging references from Table of Contents  
Page 11:  Edit – Replace lodging with housing in the 3rd objective, to match page 17 objective 
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 

Climate Action Plan/Sustainability Consistent: Yes - No - Not Applicable 

Board/Commission Recommendation: Applicable - Not Applicable 

On July 5, 2022, the Planning and Zoning Commission recommended approval of the 
proposed amendments in a 4-2 vote (with one excused). Some of the Planning and Zoning 
Commission’s stated reasons for approving this recommendation included: 100% agreement 
with or very supportive of the staff proposed amendments, a recognized need for less lodging 
in this CFA, a need to make the changes now and not wait for the Community Plan update, 
and the increase in lodging uses has been a concern for the residents for many years. 

Alternative(s):  

MOTION 

I move to: approve Resolution No. 2022-___, approving the proposed amendments to the  
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). 
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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 11 Edit Replace lodging with housing in the 3rd objective, to 
match page 17 objective 

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 
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Western Gateway Community Focus Area Plan
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Western Gateway Community Focus Area Plan

Summary of General Recommendations
Below is a summary of the recommendations for this area, which are outlined on the following pages. The Goals from the Community Plan are those most 
relevant to the issues of this area. The objectives are statements describing the desired future for this Community Focus Area. The Character Areas and 
Development Guidelines section provides more specific planning recommendations for the three Character areas in this CFA.

Community Plan Goals
• Create mixed use, walkable
districts.

• Provide public gathering spaces
that promote social interaction.

• Encourage diverse and affordable
housing options.

• Preserve and enhance Sedona’s
tourist based economic sector.

Community Plan Goals
• Provide for safe and smooth flow of
traffic.

• Create a more walkable and bike-
able community

• Reduce dependency on single- 
occupancy vehicles

Community Plan Goals
• Preserve and protect the natural
environment

• Protect and preserve natural open
space

• Ensure a sufficient supply of quality
water for the future

• Promote environmentally-
responsible building and design

Community Plan Goals
• Create increased opportunities
for formal and informal social
interactions.

• Enhance opportunities for artistic
display, engagement and learning.

• Ensure harmony between the built
and the natural environments.

• Reflect a unique sense of place in
architecture and design.

LAND USE CIRCULATION ENVIRONMENT PLACE & COMMUNITY

GENERAL RECOMMENDATIONS

CFA Objectives
• Public lands that are protected and
scenic views that are preserved.

• Natural areas preserved on
ridgelines and along the highway.

• Conservation practices that are
incorporated into building and
landscape design, construction and
maintenance.

CFA Objectives
•  A compatible mix of land uses that
support and enhance key
educational, health-care and arts-
related anchors.

•  Official visitor information  that
is provided for visitors entering
Sedona from the west.

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

•  A range of housing options that
vary by type, size, and price ranges
that offer a more affordable
alternative to single-family housing
and an opportunity to age-in-place.

CFA Objectives
• Reduced traffic congestion on SR
89A and City streets.

• Improved safety, convenience
and experience for walking and
bicycling.

• A connected network of sidewalks
and trails that link neighborhoods
and lodging to businesses and
destinations.

• A transit system that is convenient
and useful for residents and visitors.

CFA Objectives
• Public spaces and activities that
connect the community.

• New development that reflects the
vision of the Western Gateway.

• New development that does not
change the character of existing
neighborhoods.

Draft 07/25/22 Page 7
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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.

APPENDIX
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Community Focus Area Plan for the Soldiers Pass Road CFA

2

tAble oF ContentS 
IntroductIon ����������������������������������������������������������������������������������3

Planning Area Boundary �������������������������������������������������������������������4

Future Land use Map �������������������������������������������������������������������������5

KEY ISSuES ���������������������������������������������������������������������������������������������6

Mix of Land uses ����������������������������������������������������������������������������������6

Walkability ���������������������������������������  �����������������������������������������������������7

traffic Safety ������������������������������������������������������������������������������������������8

rEcoMMEndAtIonS ������������������������������������������������������������������������9

compatible Land uses �������������������������������������������������������������������� 10

Lodging Strategies ��������������������������������������������������������������������������� 11

Lodging Mixed Use Development Standards ������������������������ 12

Lodging Mixed Use Development Standards, continued ��13

Housing diversity ����������������������������������������������������������������������������� 14

traffic Flow and connectivity ������������������������������������������������������ 15

Walking and Biking Improvements ������������������������������������������� 16

Streetscape design �������������������������������������������������������������������������� 17

neighborhood connections �������������������������������������������������������� 18

Green Building ����������������������������������������������������������������������������������� 19

Sense of Place  ����������������������������������������������������������������������������������� 20

Sense of community  ���������������������������������������������������������������������� 23

community-oriented Site design ���������������������������������������������� 24

Implementation �������������������������������������������������������������������������������� 26

Approved by Sedona city council April 12, 2016 and by 
resolution 2016-17�

Acknowledgments
thank you to the cFA5 Work Group for their participation in 
the planning process: Helen Knoll, April Payne, Judi Schultz, 
and councilor Jessica Williamson� 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�

note:
Any references to current conditions reflect what existed 
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Community Focus Area Plan for the Soldiers Pass Road CFA

11

lodging Strategies

Lodging Area Limits are identified in the community Plan as locations 
where new lodging development is supported� In this cFA the Lodging Area 
Limits  encompasses 32 acres� to ensure a balanced mix of land uses not 
overwhelmed by lodging it is recommended that lodging is limited to 10 
acres in this cFA�

Flexibility in the Lodging Area Limits boundary will be supported if the cFA 
Plan’s objectives can be achieved� Examples of the benefits that could result 
from a development project that extends beyond the lodging boundary are 
new street connections, shared and connected parking lots and driveways, 
and pedestrian and bicycle connectivity� otherwise, strict adherence to the 
Lodging Area Limits boundary may inhibit consolidated redevelopment 
projects that are more likely to produce community benefits� 

See community Plan: pp� 27-29, p� 53 Policy 4
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Lodging Area Limits map from the 
community Plan, page 28

Strategies (continued from page 10):
5� new lodging should enhance the commercial area and be compatible with

adjacent land uses�
5a� Lodging is limited to no more than 10 acres within the cFA�
5b� Lodging may extend beyond the boundary* if the project contributes

to a more walkable mix of housing and commercial land uses with 
improved connectivity�
*Lodging Area Limits boundary from the community Plan (shown in the
map to the right)�

the community Plan addresses lodging within a cFA:
New lodging development may also be approved as part of a Plan within 
a Community Focus Area... Key considerations in determining locations for 
lodging uses include:

• Avoiding homogeneous or “hotel strip” development along the highway
corridors, and providing commercial diversity and mixed uses.

• Providing locations that have the greatest diversity of commercial uses to
encourage pedestrian rather than vehicle trips.

• Providing locations with the best traffic control at the highway.

-Community Plan, page 27

REMOVE PAGE
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• Mixed use lodging projects with shared community space, parking, and
access�

• Lodging with a spa, restaurant, and event space (minimum 1,000 sq� ft�)�
• Lodging with retail and restaurants on the first floor, rooms on the second

floor�
• Projects that include both lodging and multi-family residential�

Shared community Space
common areas shall be incorporated into the project design that will serve 
as gathering spaces for guests, visitors, and local residents� Examples: lounge, 
atrium, plaza, garden, or courtyard with ample seating� See page 25 for 
examples�

Housing
If the mixed use lodging project involves property zoned as residential, the 
equivalent number of maximum units allowed under the current zoning 
must be included within the development project� the housing shall be 
multi-family, such as apartments, condominiums, townhomes, or employee 
housing�

Example: (1 acre rM-2 = 12 units) + (1 acre rS-12 = 3 units)
= 15 housing units required (minimum)

lodging Mixed Use Development Standards

Proposed lodging projects must meet the following lodging standards�  
Flexibility in the maximum acres of lodging in the cFA could be supported if 
the project addresses all of the lodging standards�

Mixed use Lodging development 
Lodging projects shall include other uses that will benefit both hotel guests 
and local residents� Integrating multiple uses into one coordinated 
development project can reduce the need to drive, and thus not contribute 
further to traffic congestion� 

other land uses in addition to lodging such as retail and restaurants will not 
count toward the maximum allowable acres of lodging in the cFA� 
the following are examples of preferred mixed use lodging developments�

Examples of Mixed use development:

Second Story:
residential/
Lodging

First Story:
commercial (restaurant, shops, and offices)

Apartments

Restaurant

Shops

Apartments

Plaza, Park,
or Courtyard

Mixed Use
Lodging

Highway

Street

Mixed Use
Lodging

No additional lodging uses are recommended in this CFA.
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Landscaped street frontage 

Buildings at an angle to streets 

Multiple buildings 

Parking behind the buildings 

lodging Mixed-use Development Standards, continued

Site Layout
• Lodging Buildings adjacent to Sr 89A shall be aligned perpendicular or at an 

angle to Sr 89A (not parallel to Sr 89A�)
• Multiple buildings are preferred to one larger building�
• Parking is to be located behind the buildings, and not facing Sr 89A or 

visible from a public street or Sr 89A�
• Multiple, smaller parking lots are preferred to large parking lots�

connectivity
• Sidewalks and paths shall link on-site amenities, parking, building entrances,

trails, streets, community spaces, and adjacent destinations�
• Projects shall be designed to maximize connectivity for vehicles to improve

safety and minimize local traffic congestion, such as creating new street
connections, and connected and shared driveways and parking lots�

Landscaped street frontage 

Building perpendicular to street 

Multiple buildings 

Parking not in street frontage 
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RESOLUTION NO. 2022-__ 
WESTERN GATEWAY CFA PLAN 

CFA PLAN AMENDMENT 
PZ 22-00007 (CFA AMENDMENT) 

 
A RESOLUTION OF THE MAYOR AND COUNCIL OF THE CITY OF SEDONA, 
ARIZONA, AMENDING THE WESTERN GATEWAY CFA PLAN BY REMOVING 

LODGING REFERENCES AND REPLACING THEM WITH MIXED USE 
REFERENCES 

 
WHEREAS, the Sedona Community Plan, which was ratified by citizens of the City 

of Sedona on March 11, 2014, recognized Community Focus Areas (CFA) as areas 
where Specific Plans will be developed to provide guidance for future development, and 
the Western Gateway (CFA’s 1 and 2) was identified as a Community Focus Area; and 

 
WHEREAS, the Sedona City Council conducted a public hearing on the 

Community Focus Area Plan for the Western Gateway CFA on May 24, 2016 and 
approved and adopted the CFA Plan; and 

 
WHEREAS, since the adoption of the CFA Plan, 3,829 total rooms in short-term 

rentals have been added in the Sedona area; and   
 
WHEREAS, the 2020 Housing Needs Assessment performed by Elliot D Pollack 

& Company for the City of Sedona identified an affordable housing gap of approximately 
1500 households and nearly 58% of Sedona’s renters at the time were determined to be 
cost-burdened, paying more than 30% of their household income toward rent; and 

 
WHEREAS, the community and the City Council have requested action on the 

negative consequences of increased tourism and the growth of short-term rentals in the 
community, including impacts on housing affordability and availability; and 

 
 WHEREAS, residents have expressed strong opposition to adding any additional 
hotel rooms; and  

 WHEREAS, CFA Plans can be amended to reflect changing circumstances and 
community needs; and  

 WHEREAS, Exhibit A to this Resolution includes changes to the CFA Plan that 
recommend no additional lodging and an emphasis, instead, on mixed uses that can 
accommodate other community needs such as workforce housing; and 

WHEREAS, the Sedona Planning and Zoning Commission duly considered the 
proposed CFA Plan amendments in a public hearing on July 5, 2022 and approved said 
amendments.  

 

 THEREFORE, BE IT RESOLVED BY THE MAYOR AND COUNCIL OF THE CITY 
OF SEDONA, ARIZONA as follows: 

That it is in the best interest of the City of Sedona and the residents thereof that the 
amendments to the Western Gateway Community Focus Area Plan be approved and that 
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the amendments to the Western Gateway Community Focus Area, incorporated herein 
as Exhibit A, are hereby approved and adopted. 
 
 

APPROVED AND ADOPTED by the Mayor and Council of the City of Sedona, 
Arizona, this 10th day of August, 2022. 
 
 
      ____________________________________ 
      Sandra J. Moriarty, Mayor 
 
 
ATTEST: 
 
 
__________________________________ 
JoAnne Cook, CMC, City Clerk 
 
 
 
APPROVED AS TO FORM: 
 
 
__________________________________ 
Kurt W. Christianson, City Attorney 
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Western Gateway CFA

Additional comments received 
after July 5, 2022 PZ packet 

distribution
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July 5, 2022 

Jess McNeely, AICP 
Director, Community Development Department 
102 Roadrunner Drive 
Sedona, AZ 86336 

Re: Proposed Soldiers Pass Road CFA Amendment and Impact on The Village at Saddlerock Crossing 
- PZ19-00005 (ZC, DEV)

Dear Jess: 

This letter is a follow-up to our correspondence dated March 10, 2022 regarding the Baney Corporation’s 
pending application for a zone change and development review to allow the development of a mixed-use 
lodging and multi-family residential development known as The Village at Saddlerock Crossing on 
approximately 6.36 gross acres located on the south side of State Route 89A between Elk Road and Saddle 
Rock Circle in Sedona, Arizona as shown on the Aerial Map at Tab 1 (the “Property”). In our previous letter 
from March we expressed our significant concerns regarding the City Council’s stated desire to rescind the 
lodging element of the Soldiers Pass Road CFA Plan – in which our project is located – during the pendency 
of our application. 

We are in receipt of the notification letter mailed by your department regarding a July 5, 2022 public hearing 
with the Sedona Planning and Zoning Commission. It appears that, despite the concerns we have expressed, 
the City is moving forward with a proposal to significantly alter the Soldiers Pass Road CFA Plan, as outlined 
in the letter enclosed at Tab 2. Based upon that 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 Soldiers Pass Road CFA of all references to future lodging development without regard to 
pending development applications. Notably, this includes deletion of the Lodging Area Limits – the area of 
the Soldiers Pass Road CFA in which future lodging development was encouraged and in which the 
Property is located – and the maximum lodging acreage.

The Baneys have invested immense resources in reliance upon these elements and explicit direction from 
the Community Development Director to design their project in a manner that conforms with the stated 
goals and objectives of the current Soldiers Pass Road CFA Plan. This project was originally 
submitted for conceptual review in October 2016, six months after the Soldier’s Pass Road CFA Plan 
was adopted. As discussed in our previous letter, the project plans for The Village at Saddlerock 
Crossing were revised at least a dozen times over the next five and a half years in response to staff 
feedback and neighborhood input. Importantly, much of the planning staff feedback focused on changing 
the land use plan to more closely align with the Soliders Pass Road CFA Plan. 

The Soldiers Pass Road CFA Plan was developed and adopted through a process of citizen engagement, 
careful analysis, and public hearing process that took nearly two years to complete. This process included 
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multiple Community Planning Workshops and a total of thirteen (13) public hearings between the Planning & 
Zoning Commission and City Council. By comparison, the current amendment proposal is being presented 
to the Sedona Planning & Zoning Commission on July 5, 2022 without any effort to engage the 
property owners, stakeholders, and residents of the Soldier’s Pass Road CFA area in a formal outreach 
effort to obtain input, discuss potential issues, and develop proposals.  

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 Soldiers 
Pass Road 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 Soldier’s Pass Road CFA area. The property owners 
and principals of The Baney Corporation, Curt and Robin Baney, were not invited to participate in such a 
discussion before the proposed changes were drafted and scheduled for consideration by the Planning & 
Zoning Commission. 

Significant changes in land use policy are not intended to happen quickly or abruptly. By design, they are not 
intended to be susceptible to reactionary impulses or the sentiment of the moment. The proposed amendment 
to the Soldiers Pass Road 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 The Village at Saddlerock Crossing, 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, 
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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. 

At staff’s specific direction, the Baneys invested considerable time and resources to overhaul their site plan 
for The Village at Saddlerock Crossing to eliminate the commercial/retail component of the project and add 
significantly more multi-family residential housing to the project. The current proposal offers a modestly 
scaled 122-guestroom Oxford Suites-branded hotel and 40 multi-family residences in a cohesive and 
beautifully designed development. See Site Plan at Tab 4. The proposal includes 28 workforce housing units, 
approximately twice the amount of workforce housing recommended by the City of Sedona’s Development 
Incentives and Guidelines for Affordable Housing (DIGAH). As you know, this revised proposal has been the 
subject of a Concept Review Planning & Zoning Commission hearing and formal staff comments, two 
neighborhood meetings, and is currently undergoing its second formal review with the Community 
Development Department. 

The CFA amendment proposal endangers a project poised to make a significant contribution of actual 
workforce residences – not in-lieu fees – to Sedona’s housing inventory. The current evolution of The Village 
at Saddlerock Crossing was achieved in reliance upon the direction from the Community Development 
Department staff and the guidance provided by the Soldiers Pass Road CFA Plan. The Baneys have worked 
diligently and invested significant resources to follow staff’s direction, fulfill the land use policy goals outlined 
in the CFA, and meaningfully contribute to Sedona’s multi-family housing inventory. Abruptly and drastically 
changing the long-range planning goals and policies affecting the Property while the Baneys’ application is 
still under review, and without regard for their good faith efforts and reliance upon the current CFA plan and 
explicit staff direction, sends the wrong message to all future applicants. 

The proposed CFA amendment aligns with neither with the spirit of the Soldiers Pass Road 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. 

Furthermore, in recognition of the Baneys’ extensive good faith efforts to fulfill the current land use goals and 
policies of the Soldiers Pass Road CFA and reliance upon staff’s input and direction to achieve its stated 
priorities, we respectfully request that any amendments to the Soldiers Pass CFA Plan adopted prior to final 
action on the Baneys pending application (PZ19-00005 (ZC, DEV)) are not considered in staff’s review of the 
application. 
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If you would like to discuss this further, we would welcome an opportunity to meet with and your staff. 

Very truly yours, 

WITHEY MORRIS P.L.C. 

 

By 
 Jason B. Morris 
 

CC: Karen Osburn, City Manager 
        
 

Attachments 
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State Route 89A & Soldiers Pass Road – Sedona, AZ
N

Aerial Map
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City of Sedona Community Development Department 

102 Roadrunner Drive Sedona, AZ 86336 
(928) 282-1154  www.sedonaaz.gov/CD 

 
P a g e  | 1 of 2  

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. 
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City of Sedona Community Development Department 

102 Roadrunner Drive Sedona, AZ 86336 
(928) 282-1154  www.sedonaaz.gov/CD 

 
P a g e  | 2 of 2  

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  
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EXHIBIT B 

Summary of Potential Amendments to the Soldiers Pass CFA Plan 

 

Soldiers Pass CFA Plan 
 

Page Potential Amendment Topic 

Page 2 Edit Remove lodging references from Table of Contents 

Page 11 Remove page Remove: Lodging Strategies 

Page 12 Edit Replace lodging references with “mixed-use 
development” 

Page 13 Edit Replace lodging references with “mixed-use 
development” 
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Community Focus Area Plan for the Soldiers Pass Road CFA
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tAble oF ContentS 
IntroductIon ����������������������������������������������������������������������������������3

Planning Area Boundary �������������������������������������������������������������������4

Future Land use Map �������������������������������������������������������������������������5

KEY ISSuES ���������������������������������������������������������������������������������������������6

Mix of Land uses ����������������������������������������������������������������������������������6

Walkability ���������������������������������������  �����������������������������������������������������7

traffic Safety ������������������������������������������������������������������������������������������8

rEcoMMEndAtIonS ������������������������������������������������������������������������9

compatible Land uses �������������������������������������������������������������������� 10

Lodging Strategies ��������������������������������������������������������������������������� 11

Lodging Mixed Use Development Standards ������������������������ 12

Lodging Mixed Use Development Standards, continued ��13

Housing diversity ����������������������������������������������������������������������������� 14

traffic Flow and connectivity ������������������������������������������������������ 15

Walking and Biking Improvements ������������������������������������������� 16

Streetscape design �������������������������������������������������������������������������� 17

neighborhood connections �������������������������������������������������������� 18

Green Building ����������������������������������������������������������������������������������� 19

Sense of Place  ����������������������������������������������������������������������������������� 20

Sense of community  ���������������������������������������������������������������������� 23

community-oriented Site design ���������������������������������������������� 24

Implementation �������������������������������������������������������������������������������� 26

Approved by Sedona city council April 12, 2016 and by 
resolution 2016-17�

Acknowledgments
thank you to the cFA5 Work Group for their participation in 
the planning process: Helen Knoll, April Payne, Judi Schultz, 
and councilor Jessica Williamson� 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�

note:
Any references to current conditions reflect what existed 
when the plan was written during 2015 and 2016�
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Community Focus Area Plan for the Soldiers Pass Road CFA
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lodging Strategies

Lodging Area Limits are identified in the community Plan as locations 
where new lodging development is supported� In this cFA the Lodging Area 
Limits  encompasses 32 acres� to ensure a balanced mix of land uses not 
overwhelmed by lodging it is recommended that lodging is limited to 10 
acres in this cFA�

Flexibility in the Lodging Area Limits boundary will be supported if the cFA 
Plan’s objectives can be achieved� Examples of the benefits that could result 
from a development project that extends beyond the lodging boundary are 
new street connections, shared and connected parking lots and driveways, 
and pedestrian and bicycle connectivity� otherwise, strict adherence to the 
Lodging Area Limits boundary may inhibit consolidated redevelopment 
projects that are more likely to produce community benefits� 

See community Plan: pp� 27-29, p� 53 Policy 4
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Lodging Area Limits map from the 
community Plan, page 28

Strategies (continued from page 10):
5� new lodging should enhance the commercial area and be compatible with

adjacent land uses�
5a� Lodging is limited to no more than 10 acres within the cFA�
5b� Lodging may extend beyond the boundary* if the project contributes

to a more walkable mix of housing and commercial land uses with 
improved connectivity�
*Lodging Area Limits boundary from the community Plan (shown in the
map to the right)�

the community Plan addresses lodging within a cFA:
New lodging development may also be approved as part of a Plan within 
a Community Focus Area... Key considerations in determining locations for 
lodging uses include:

• Avoiding homogeneous or “hotel strip” development along the highway
corridors, and providing commercial diversity and mixed uses.

• Providing locations that have the greatest diversity of commercial uses to
encourage pedestrian rather than vehicle trips.

• Providing locations with the best traffic control at the highway.

-Community Plan, page 27

REMOVE PAGE
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• Mixed use lodging projects with shared community space, parking, and
access�

• Lodging with a spa, restaurant, and event space (minimum 1,000 sq� ft�)�
• Lodging with retail and restaurants on the first floor, rooms on the second

floor�
• Projects that include both lodging and multi-family residential�

Shared community Space
common areas shall be incorporated into the project design that will serve 
as gathering spaces for guests, visitors, and local residents� Examples: lounge, 
atrium, plaza, garden, or courtyard with ample seating� See page 25 for 
examples�

Housing
If the mixed use lodging project involves property zoned as residential, the 
equivalent number of maximum units allowed under the current zoning 
must be included within the development project� the housing shall be 
multi-family, such as apartments, condominiums, townhomes, or employee 
housing�

Example: (1 acre rM-2 = 12 units) + (1 acre rS-12 = 3 units)
= 15 housing units required (minimum)

lodging Mixed Use Development Standards

Proposed lodging projects must meet the following lodging standards�  
Flexibility in the maximum acres of lodging in the cFA could be supported if 
the project addresses all of the lodging standards�

Mixed use Lodging development 
Lodging projects shall include other uses that will benefit both hotel guests 
and local residents� Integrating multiple uses into one coordinated 
development project can reduce the need to drive, and thus not contribute 
further to traffic congestion� 

other land uses in addition to lodging such as retail and restaurants will not 
count toward the maximum allowable acres of lodging in the cFA� 
the following are examples of preferred mixed use lodging developments�

Examples of Mixed use development:

Second Story:
residential/
Lodging

First Story:
commercial (restaurant, shops, and offices)

Apartments

Restaurant

Shops

Apartments

Plaza, Park,
or Courtyard

Mixed Use
Lodging

Highway

Street

Mixed Use
Lodging

No additional lodging uses are recommended in this CFA.

Draft 06/07/22 Page 37

clovely
Cross-Out

clovely
Cross-Out

clovely
Cross-Out

clovely
Cross-Out

clovely
Cross-Out

clovely
Cross-Out

clovely
Cross-Out

clovely
Cross-Out

clovely
Cross-Out

clovely
Cross-Out

clovely
Cross-Out

clovely
Cross-Out

clovely
Cross-Out

clovely
Cross-Out



Community Focus Area Plan for the Soldiers Pass Road CFA

13

Landscaped street frontage 

Buildings at an angle to streets 

Multiple buildings 

Parking behind the buildings 

lodging Mixed-use Development Standards, continued

Site Layout
• Lodging Buildings adjacent to Sr 89A shall be aligned perpendicular or at an 

angle to Sr 89A (not parallel to Sr 89A�)
• Multiple buildings are preferred to one larger building�
• Parking is to be located behind the buildings, and not facing Sr 89A or 

visible from a public street or Sr 89A�
• Multiple, smaller parking lots are preferred to large parking lots�

connectivity
• Sidewalks and paths shall link on-site amenities, parking, building entrances,

trails, streets, community spaces, and adjacent destinations�
• Projects shall be designed to maximize connectivity for vehicles to improve

safety and minimize local traffic congestion, such as creating new street
connections, and connected and shared driveways and parking lots�

Landscaped street frontage 

Building perpendicular to street 

Multiple buildings 

Parking not in street frontage 
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CITY COUNCIL 
AGENDA BILL  

AB 2845 
August 10, 2022 

Special Business 

 

Agenda Item: 3b 
Proposed Action & Subject: Public hearing/discussion/possible action regarding 
approval of a resolution amending the Soldiers Pass Road CFA Plan removing lodging 
references and replacing with mixed-use development references. 

 

Department  Community Development 

Time to Present 
Total Time for Item 

15 minutes 
1.5 hours 

Other Council Meetings N/A 

Exhibits A. Proposed amendments to the Soldiers Pass CFA 
B. Proposed CFA Amendment Resolution 
C. Public Comments not included in Planning and Zoning 

Commission Packet 

City Attorney 
Approval 

Reviewed 08/02/22 
KWC 

 Expenditure Required  

$ 0 

City Manager’s 
Recommendation 

Approve a Resolution 
amending the 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). 

Amount Budgeted  

$ NA 

Account No. 
(Description) 

 

Finance 
Approval 

 

SUMMARY STATEMENT 

This is a public hearing on proposed amendments to the Soldiers Pass CFA Plan removing 
lodging references and replacing with mixed-use development references. 

Background: 

The following is a summary of the proposal; for more specific information about the proposal 
and staff’s analysis, please review the Planning and Zoning Commission’s July 5, 2022 staff 
report and packet, public comments received prior to the Commission hearing, minutes and 
video available at the following link: 

https://www.sedonaaz.gov/your-government/meetings-documents/-folder-5406  

Exhibit C has public comments received after the Planning and Zoning Commission packet was 
distributed. 
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The Soldiers Pass Community Focus Area (CFA) Plan was a completed Action Item 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. The Western Gateway CFA was 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. Numbers as of May 2022 show the following: 

• 2,789 traditional commercial hotel rooms in greater Sedona and 1,841 within City limits 

• 1,504 timeshare units in greater Sedona and 816 within City limits 

• 1,503 listed STRs in the greater Sedona area (3,829 total rooms) and 951 STRs within 
City limits (2,422 total rooms) 

The 3,829 total rooms in STRs in greater Sedona have been added in the last approximately 
five years and exceed the 2,789 traditional hotel rooms in the same area. 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 CFA and neighboring properties within 300 feet, 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. 

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. 
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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, and the City Council to adopt such plans and 

amendments. 

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:  Edit – Replace lodging with housing in the 3rd objective, to match page 17 objective 
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” 

Climate Action Plan/Sustainability Consistent: Yes - No - Not Applicable 

Board/Commission Recommendation: Applicable - Not Applicable 

On July 5, 2022, the Planning and Zoning Commission recommended approval of the 
proposed amendments in a 4-2 vote (with one excused). Some of the Planning and Zoning 
Commission’s stated reasons for approving this recommendation included: 100% agreement 
with or very supportive of the staff proposed amendments, a recognized need for less lodging 
in this CFA, a need to make the changes now and not wait for the Community Plan update, 
and the increase in lodging uses has been a concern for the residents for many years. 

Alternative(s):  

MOTION 

I move to: approve Resolution No. 2022-___, approving the proposed amendments to the 
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). 
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EXHIBIT A 

Summary of Potential Amendments to the Soldiers Pass CFA Plan 

Soldiers Pass CFA Plan 

Page Potential Amendment Topic 

Page 2 Edit Remove lodging references from Table of Contents 

Page 11 Remove page Remove: Lodging Strategies 

Page 12 Edit Replace lodging references with “mixed-use 
development” 

Page 13 Edit Replace lodging references with “mixed-use 
development” 
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tAble oF ContentS 
IntroductIon ����������������������������������������������������������������������������������3

Planning Area Boundary �������������������������������������������������������������������4

Future Land use Map �������������������������������������������������������������������������5

KEY ISSuES ���������������������������������������������������������������������������������������������6

Mix of Land uses ����������������������������������������������������������������������������������6

Walkability ���������������������������������������  �����������������������������������������������������7

traffic Safety ������������������������������������������������������������������������������������������8

rEcoMMEndAtIonS ������������������������������������������������������������������������9

compatible Land uses �������������������������������������������������������������������� 10

Lodging Strategies ��������������������������������������������������������������������������� 11

Lodging Mixed Use Development Standards ������������������������ 12

Lodging Mixed Use Development Standards, continued ��13

Housing diversity ����������������������������������������������������������������������������� 14

traffic Flow and connectivity ������������������������������������������������������ 15

Walking and Biking Improvements ������������������������������������������� 16

Streetscape design �������������������������������������������������������������������������� 17

neighborhood connections �������������������������������������������������������� 18

Green Building ����������������������������������������������������������������������������������� 19

Sense of Place  ����������������������������������������������������������������������������������� 20

Sense of community  ���������������������������������������������������������������������� 23

community-oriented Site design ���������������������������������������������� 24

Implementation �������������������������������������������������������������������������������� 26

Approved by Sedona city council April 12, 2016 and by 
resolution 2016-17�

Acknowledgments
thank you to the cFA5 Work Group for their participation in 
the planning process: Helen Knoll, April Payne, Judi Schultz, 
and councilor Jessica Williamson� 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�

note:
Any references to current conditions reflect what existed 
when the plan was written during 2015 and 2016�
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lodging Strategies

Lodging Area Limits are identified in the community Plan as locations 
where new lodging development is supported� In this cFA the Lodging Area 
Limits  encompasses 32 acres� to ensure a balanced mix of land uses not 
overwhelmed by lodging it is recommended that lodging is limited to 10 
acres in this cFA�

Flexibility in the Lodging Area Limits boundary will be supported if the cFA 
Plan’s objectives can be achieved� Examples of the benefits that could result 
from a development project that extends beyond the lodging boundary are 
new street connections, shared and connected parking lots and driveways, 
and pedestrian and bicycle connectivity� otherwise, strict adherence to the 
Lodging Area Limits boundary may inhibit consolidated redevelopment 
projects that are more likely to produce community benefits� 

See community Plan: pp� 27-29, p� 53 Policy 4
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Lodging Area Limits map from the 
community Plan, page 28

Strategies (continued from page 10):
5� new lodging should enhance the commercial area and be compatible with

adjacent land uses�
5a� Lodging is limited to no more than 10 acres within the cFA�
5b� Lodging may extend beyond the boundary* if the project contributes

to a more walkable mix of housing and commercial land uses with 
improved connectivity�
*Lodging Area Limits boundary from the community Plan (shown in the
map to the right)�

the community Plan addresses lodging within a cFA:
New lodging development may also be approved as part of a Plan within 
a Community Focus Area... Key considerations in determining locations for 
lodging uses include:

• Avoiding homogeneous or “hotel strip” development along the highway
corridors, and providing commercial diversity and mixed uses.

• Providing locations that have the greatest diversity of commercial uses to
encourage pedestrian rather than vehicle trips.

• Providing locations with the best traffic control at the highway.

-Community Plan, page 27

REMOVE PAGE
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• Mixed use lodging projects with shared community space, parking, and
access�

• Lodging with a spa, restaurant, and event space (minimum 1,000 sq� ft�)�
• Lodging with retail and restaurants on the first floor, rooms on the second

floor�
• Projects that include both lodging and multi-family residential�

Shared community Space
common areas shall be incorporated into the project design that will serve 
as gathering spaces for guests, visitors, and local residents� Examples: lounge, 
atrium, plaza, garden, or courtyard with ample seating� See page 25 for 
examples�

Housing
If the mixed use lodging project involves property zoned as residential, the 
equivalent number of maximum units allowed under the current zoning 
must be included within the development project� the housing shall be 
multi-family, such as apartments, condominiums, townhomes, or employee 
housing�

Example: (1 acre rM-2 = 12 units) + (1 acre rS-12 = 3 units)
= 15 housing units required (minimum)

lodging Mixed Use Development Standards

Proposed lodging projects must meet the following lodging standards�  
Flexibility in the maximum acres of lodging in the cFA could be supported if 
the project addresses all of the lodging standards�

Mixed use Lodging development 
Lodging projects shall include other uses that will benefit both hotel guests 
and local residents� Integrating multiple uses into one coordinated 
development project can reduce the need to drive, and thus not contribute 
further to traffic congestion� 

other land uses in addition to lodging such as retail and restaurants will not 
count toward the maximum allowable acres of lodging in the cFA� 
the following are examples of preferred mixed use lodging developments�

Examples of Mixed use development:

Second Story:
residential/
Lodging

First Story:
commercial (restaurant, shops, and offices)

Apartments

Restaurant

Shops

Apartments

Plaza, Park,
or Courtyard

Mixed Use
Lodging

Highway

Street

Mixed Use
Lodging

No additional lodging uses are recommended in this CFA.
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Landscaped street frontage 

Buildings at an angle to streets 

Multiple buildings 

Parking behind the buildings 

lodging Mixed-use Development Standards, continued

Site Layout
• Lodging Buildings adjacent to Sr 89A shall be aligned perpendicular or at an 

angle to Sr 89A (not parallel to Sr 89A�)
• Multiple buildings are preferred to one larger building�
• Parking is to be located behind the buildings, and not facing Sr 89A or 

visible from a public street or Sr 89A�
• Multiple, smaller parking lots are preferred to large parking lots�

connectivity
• Sidewalks and paths shall link on-site amenities, parking, building entrances,

trails, streets, community spaces, and adjacent destinations�
• Projects shall be designed to maximize connectivity for vehicles to improve

safety and minimize local traffic congestion, such as creating new street
connections, and connected and shared driveways and parking lots�

Landscaped street frontage 

Building perpendicular to street 

Multiple buildings 

Parking not in street frontage 
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lodging Strategies

Lodging Area Limits are identified in the community Plan as locations 
where new lodging development is supported� In this cFA the Lodging Area 
Limits  encompasses 32 acres� to ensure a balanced mix of land uses not 
overwhelmed by lodging it is recommended that lodging is limited to 10 
acres in this cFA�

Flexibility in the Lodging Area Limits boundary will be supported if the cFA 
Plan’s objectives can be achieved� Examples of the benefits that could result 
from a development project that extends beyond the lodging boundary are 
new street connections, shared and connected parking lots and driveways, 
and pedestrian and bicycle connectivity� otherwise, strict adherence to the 
Lodging Area Limits boundary may inhibit consolidated redevelopment 
projects that are more likely to produce community benefits� 

See community Plan: pp� 27-29, p� 53 Policy 4
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Lodging Area Limits map from the 
community Plan, page 28

Strategies (continued from page 10):
5� new lodging should enhance the commercial area and be compatible with

adjacent land uses�
5a� Lodging is limited to no more than 10 acres within the cFA�
5b� Lodging may extend beyond the boundary* if the project contributes

to a more walkable mix of housing and commercial land uses with 
improved connectivity�
*Lodging Area Limits boundary from the community Plan (shown in the
map to the right)�

the community Plan addresses lodging within a cFA:
New lodging development may also be approved as part of a Plan within 
a Community Focus Area... Key considerations in determining locations for 
lodging uses include:

• Avoiding homogeneous or “hotel strip” development along the highway
corridors, and providing commercial diversity and mixed uses.

• Providing locations that have the greatest diversity of commercial uses to
encourage pedestrian rather than vehicle trips.

• Providing locations with the best traffic control at the highway.

-Community Plan, page 27

REMOVE PAGE
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• Mixed use lodging projects with shared community space, parking, and
access�

• Lodging with a spa, restaurant, and event space (minimum 1,000 sq� ft�)�
• Lodging with retail and restaurants on the first floor, rooms on the second

floor�
• Projects that include both lodging and multi-family residential�

Shared community Space
common areas shall be incorporated into the project design that will serve 
as gathering spaces for guests, visitors, and local residents� Examples: lounge, 
atrium, plaza, garden, or courtyard with ample seating� See page 25 for 
examples�

Housing
If the mixed use lodging project involves property zoned as residential, the 
equivalent number of maximum units allowed under the current zoning 
must be included within the development project� the housing shall be 
multi-family, such as apartments, condominiums, townhomes, or employee 
housing�

Example: (1 acre rM-2 = 12 units) + (1 acre rS-12 = 3 units)
= 15 housing units required (minimum)

lodging Mixed Use Development Standards

Proposed lodging projects must meet the following lodging standards�  
Flexibility in the maximum acres of lodging in the cFA could be supported if 
the project addresses all of the lodging standards�

Mixed use Lodging development 
Lodging projects shall include other uses that will benefit both hotel guests 
and local residents� Integrating multiple uses into one coordinated 
development project can reduce the need to drive, and thus not contribute 
further to traffic congestion� 

other land uses in addition to lodging such as retail and restaurants will not 
count toward the maximum allowable acres of lodging in the cFA� 
the following are examples of preferred mixed use lodging developments�

Examples of Mixed use development:

Second Story:
residential/
Lodging

First Story:
commercial (restaurant, shops, and offices)

Apartments

Restaurant

Shops

Apartments

Plaza, Park,
or Courtyard

Mixed Use
Lodging

Highway

Street

Mixed Use
Lodging

No additional lodging uses are recommended in this CFA.
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Landscaped street frontage 

Buildings at an angle to streets 

Multiple buildings 

Parking behind the buildings 

lodging Mixed-use Development Standards, continued

Site Layout
• Lodging Buildings adjacent to Sr 89A shall be aligned perpendicular or at an 

angle to Sr 89A (not parallel to Sr 89A�)
• Multiple buildings are preferred to one larger building�
• Parking is to be located behind the buildings, and not facing Sr 89A or 

visible from a public street or Sr 89A�
• Multiple, smaller parking lots are preferred to large parking lots�

connectivity
• Sidewalks and paths shall link on-site amenities, parking, building entrances,

trails, streets, community spaces, and adjacent destinations�
• Projects shall be designed to maximize connectivity for vehicles to improve

safety and minimize local traffic congestion, such as creating new street
connections, and connected and shared driveways and parking lots�

Landscaped street frontage 

Building perpendicular to street 

Multiple buildings 

Parking not in street frontage 
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RESOLUTION NO. 2022-__ 
SOLDIERS PASS ROAD CFA PLAN 

CFA PLAN AMENDMENT 
PZ 22-00008 (CFA AMENDMENT) 

 
A RESOLUTION OF THE MAYOR AND COUNCIL OF THE CITY OF SEDONA, 

ARIZONA, AMENDING THE SOLDIERS PASS ROAD CFA PLAN BY REMOVING 
LODGING REFERENCES AND REPLACING THEM WITH MIXED USE 

REFERENCES 
 

WHEREAS, the Sedona Community Plan, which was ratified by citizens of the City 
of Sedona on March 11, 2014, recognized Community Focus Areas (CFA) as areas 
where Specific Plans will be developed to provide guidance for future development, and 
the Soldiers Pass Road/State Route 89A area was identified as a Community Focus Area; 
and 

WHEREAS, the Sedona City Council conducted a public hearing on the 
Community Focus Area Plan for the Soldiers Pass Road CFA on April 12, 2016 and 
approved and adopted the CFA Plan; and 

 
WHEREAS, since the adoption of the CFA Plan, 3,829 total rooms in short-term 

rentals have been added in the Sedona area; and   
 
WHEREAS, the 2020 Housing Needs Assessment performed by Elliot D Pollack 

& Company for the City of Sedona identified an affordable housing gap of approximately 
1500 households and nearly 58% of Sedona’s renters at the time were determined to be 
cost-burdened, paying more than 30% of their household income toward rent; and 

WHEREAS, the community and the City Council have requested action on the 
negative consequences of increased tourism and the growth of short-term rentals in the 
community, including impacts on housing affordability and availability; and 

 
 WHEREAS, residents have expressed strong opposition to adding any additional 
hotel rooms; and  

 WHEREAS, CFA Plans can be amended to reflect changing circumstances and 
community needs; and  

 WHEREAS, Exhibit A to this Resolution includes changes to the CFA Plan that 
recommend no additional lodging and an emphasis, instead, on mixed uses that can 
accommodate other community needs such as workforce housing; and 

WHEREAS, the Sedona Planning and Zoning Commission duly considered the 
proposed CFA Plan amendments in a public hearing on July 5, 2022 and approved said 
amendments.  

 

 THEREFORE, BE IT RESOLVED BY THE MAYOR AND COUNCIL OF THE CITY 
OF SEDONA, ARIZONA as follows: 

That it is in the best interest of the City of Sedona and the residents thereof that the 
amendments to the Soldiers Pass Road Community Focus Area Plan be approved and 
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that the amendments to the Soldiers Pass Road Community Focus Area, incorporated 
herein as Exhibit A, are hereby approved and adopted. 

 
 
 
 
 
 
 
 

APPROVED AND ADOPTED by the Mayor and Council of the City of Sedona, 
Arizona, this 10th day of August, 2022. 
 
 
      ____________________________________ 
      Sandra J. Moriarty, Mayor 
 
 
ATTEST: 
 
 
__________________________________ 
JoAnne Cook, CMC, City Clerk 
 
 
 
APPROVED AS TO FORM: 
 
 
__________________________________ 
Kurt W. Christianson, City Attorney 
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Soldiers Pass CFA

Additional comments received 
after July 5, 2022 PZ packet 

distribution
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July 5, 2022 

Jess McNeely, AICP 
Director, Community Development Department 
102 Roadrunner Drive 
Sedona, AZ 86336 

Re: Proposed Soldiers Pass Road CFA Amendment and Impact on The Village at Saddlerock Crossing 
- PZ19-00005 (ZC, DEV)

Dear Jess: 

This letter is a follow-up to our correspondence dated March 10, 2022 regarding the Baney Corporation’s 
pending application for a zone change and development review to allow the development of a mixed-use 
lodging and multi-family residential development known as The Village at Saddlerock Crossing on 
approximately 6.36 gross acres located on the south side of State Route 89A between Elk Road and Saddle 
Rock Circle in Sedona, Arizona as shown on the Aerial Map at Tab 1 (the “Property”). In our previous letter 
from March we expressed our significant concerns regarding the City Council’s stated desire to rescind the 
lodging element of the Soldiers Pass Road CFA Plan – in which our project is located – during the pendency 
of our application. 

We are in receipt of the notification letter mailed by your department regarding a July 5, 2022 public hearing 
with the Sedona Planning and Zoning Commission. It appears that, despite the concerns we have expressed, 
the City is moving forward with a proposal to significantly alter the Soldiers Pass Road CFA Plan, as outlined 
in the letter enclosed at Tab 2. Based upon that 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 Soldiers Pass Road CFA of all references to future lodging development without regard to 
pending development applications. Notably, this includes deletion of the Lodging Area Limits – the area of 
the Soldiers Pass Road CFA in which future lodging development was encouraged and in which the 
Property is located – and the maximum lodging acreage.

The Baneys have invested immense resources in reliance upon these elements and explicit direction from 
the Community Development Director to design their project in a manner that conforms with the stated 
goals and objectives of the current Soldiers Pass Road CFA Plan. This project was originally 
submitted for conceptual review in October 2016, six months after the Soldier’s Pass Road CFA Plan 
was adopted. As discussed in our previous letter, the project plans for The Village at Saddlerock 
Crossing were revised at least a dozen times over the next five and a half years in response to staff 
feedback and neighborhood input. Importantly, much of the planning staff feedback focused on changing 
the land use plan to more closely align with the Soliders Pass Road CFA Plan. 

The Soldiers Pass Road CFA Plan was developed and adopted through a process of citizen engagement, 
careful analysis, and public hearing process that took nearly two years to complete. This process included 
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multiple Community Planning Workshops and a total of thirteen (13) public hearings between the Planning & 
Zoning Commission and City Council. By comparison, the current amendment proposal is being presented 
to the Sedona Planning & Zoning Commission on July 5, 2022 without any effort to engage the 
property owners, stakeholders, and residents of the Soldier’s Pass Road CFA area in a formal outreach 
effort to obtain input, discuss potential issues, and develop proposals.  

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 Soldiers 
Pass Road 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 Soldier’s Pass Road CFA area. The property owners 
and principals of The Baney Corporation, Curt and Robin Baney, were not invited to participate in such a 
discussion before the proposed changes were drafted and scheduled for consideration by the Planning & 
Zoning Commission. 

Significant changes in land use policy are not intended to happen quickly or abruptly. By design, they are not 
intended to be susceptible to reactionary impulses or the sentiment of the moment. The proposed amendment 
to the Soldiers Pass Road 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 The Village at Saddlerock Crossing, 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, 
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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. 

At staff’s specific direction, the Baneys invested considerable time and resources to overhaul their site plan 
for The Village at Saddlerock Crossing to eliminate the commercial/retail component of the project and add 
significantly more multi-family residential housing to the project. The current proposal offers a modestly 
scaled 122-guestroom Oxford Suites-branded hotel and 40 multi-family residences in a cohesive and 
beautifully designed development. See Site Plan at Tab 4. The proposal includes 28 workforce housing units, 
approximately twice the amount of workforce housing recommended by the City of Sedona’s Development 
Incentives and Guidelines for Affordable Housing (DIGAH). As you know, this revised proposal has been the 
subject of a Concept Review Planning & Zoning Commission hearing and formal staff comments, two 
neighborhood meetings, and is currently undergoing its second formal review with the Community 
Development Department. 

The CFA amendment proposal endangers a project poised to make a significant contribution of actual 
workforce residences – not in-lieu fees – to Sedona’s housing inventory. The current evolution of The Village 
at Saddlerock Crossing was achieved in reliance upon the direction from the Community Development 
Department staff and the guidance provided by the Soldiers Pass Road CFA Plan. The Baneys have worked 
diligently and invested significant resources to follow staff’s direction, fulfill the land use policy goals outlined 
in the CFA, and meaningfully contribute to Sedona’s multi-family housing inventory. Abruptly and drastically 
changing the long-range planning goals and policies affecting the Property while the Baneys’ application is 
still under review, and without regard for their good faith efforts and reliance upon the current CFA plan and 
explicit staff direction, sends the wrong message to all future applicants. 

The proposed CFA amendment aligns with neither with the spirit of the Soldiers Pass Road 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. 

Furthermore, in recognition of the Baneys’ extensive good faith efforts to fulfill the current land use goals and 
policies of the Soldiers Pass Road CFA and reliance upon staff’s input and direction to achieve its stated 
priorities, we respectfully request that any amendments to the Soldiers Pass CFA Plan adopted prior to final 
action on the Baneys pending application (PZ19-00005 (ZC, DEV)) are not considered in staff’s review of the 
application. 
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If you would like to discuss this further, we would welcome an opportunity to meet with and your staff. 

Very truly yours, 

WITHEY MORRIS P.L.C. 

 

By 
 Jason B. Morris 
 

CC: Karen Osburn, City Manager 
        
 

Attachments 
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State Route 89A & Soldiers Pass Road – Sedona, AZ
N

Aerial Map
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City of Sedona Community Development Department 

102 Roadrunner Drive Sedona, AZ 86336 
(928) 282-1154  www.sedonaaz.gov/CD 

 
P a g e  | 1 of 2  

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. 
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102 Roadrunner Drive Sedona, AZ 86336 
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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  
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EXHIBIT B 

Summary of Potential Amendments to the Soldiers Pass CFA Plan 

 

Soldiers Pass CFA Plan 
 

Page Potential Amendment Topic 

Page 2 Edit Remove lodging references from Table of Contents 

Page 11 Remove page Remove: Lodging Strategies 

Page 12 Edit Replace lodging references with “mixed-use 
development” 

Page 13 Edit Replace lodging references with “mixed-use 
development” 
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lodging Strategies

Lodging Area Limits are identified in the community Plan as locations 
where new lodging development is supported� In this cFA the Lodging Area 
Limits  encompasses 32 acres� to ensure a balanced mix of land uses not 
overwhelmed by lodging it is recommended that lodging is limited to 10 
acres in this cFA�

Flexibility in the Lodging Area Limits boundary will be supported if the cFA 
Plan’s objectives can be achieved� Examples of the benefits that could result 
from a development project that extends beyond the lodging boundary are 
new street connections, shared and connected parking lots and driveways, 
and pedestrian and bicycle connectivity� otherwise, strict adherence to the 
Lodging Area Limits boundary may inhibit consolidated redevelopment 
projects that are more likely to produce community benefits� 

See community Plan: pp� 27-29, p� 53 Policy 4
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Lodging Area Limits map from the 
community Plan, page 28

Strategies (continued from page 10):
5� new lodging should enhance the commercial area and be compatible with

adjacent land uses�
5a� Lodging is limited to no more than 10 acres within the cFA�
5b� Lodging may extend beyond the boundary* if the project contributes

to a more walkable mix of housing and commercial land uses with 
improved connectivity�
*Lodging Area Limits boundary from the community Plan (shown in the
map to the right)�

the community Plan addresses lodging within a cFA:
New lodging development may also be approved as part of a Plan within 
a Community Focus Area... Key considerations in determining locations for 
lodging uses include:

• Avoiding homogeneous or “hotel strip” development along the highway
corridors, and providing commercial diversity and mixed uses.

• Providing locations that have the greatest diversity of commercial uses to
encourage pedestrian rather than vehicle trips.

• Providing locations with the best traffic control at the highway.

-Community Plan, page 27

REMOVE PAGE
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• Mixed use lodging projects with shared community space, parking, and
access�

• Lodging with a spa, restaurant, and event space (minimum 1,000 sq� ft�)�
• Lodging with retail and restaurants on the first floor, rooms on the second

floor�
• Projects that include both lodging and multi-family residential�

Shared community Space
common areas shall be incorporated into the project design that will serve 
as gathering spaces for guests, visitors, and local residents� Examples: lounge, 
atrium, plaza, garden, or courtyard with ample seating� See page 25 for 
examples�

Housing
If the mixed use lodging project involves property zoned as residential, the 
equivalent number of maximum units allowed under the current zoning 
must be included within the development project� the housing shall be 
multi-family, such as apartments, condominiums, townhomes, or employee 
housing�

Example: (1 acre rM-2 = 12 units) + (1 acre rS-12 = 3 units)
= 15 housing units required (minimum)

lodging Mixed Use Development Standards

Proposed lodging projects must meet the following lodging standards�  
Flexibility in the maximum acres of lodging in the cFA could be supported if 
the project addresses all of the lodging standards�

Mixed use Lodging development 
Lodging projects shall include other uses that will benefit both hotel guests 
and local residents� Integrating multiple uses into one coordinated 
development project can reduce the need to drive, and thus not contribute 
further to traffic congestion� 

other land uses in addition to lodging such as retail and restaurants will not 
count toward the maximum allowable acres of lodging in the cFA� 
the following are examples of preferred mixed use lodging developments�

Examples of Mixed use development:

Second Story:
residential/
Lodging

First Story:
commercial (restaurant, shops, and offices)

Apartments

Restaurant

Shops

Apartments

Plaza, Park,
or Courtyard

Mixed Use
Lodging

Highway

Street

Mixed Use
Lodging

No additional lodging uses are recommended in this CFA.
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Landscaped street frontage 

Buildings at an angle to streets 

Multiple buildings 

Parking behind the buildings 

lodging Mixed-use Development Standards, continued

Site Layout
• Lodging Buildings adjacent to Sr 89A shall be aligned perpendicular or at an 

angle to Sr 89A (not parallel to Sr 89A�)
• Multiple buildings are preferred to one larger building�
• Parking is to be located behind the buildings, and not facing Sr 89A or 

visible from a public street or Sr 89A�
• Multiple, smaller parking lots are preferred to large parking lots�

connectivity
• Sidewalks and paths shall link on-site amenities, parking, building entrances,

trails, streets, community spaces, and adjacent destinations�
• Projects shall be designed to maximize connectivity for vehicles to improve

safety and minimize local traffic congestion, such as creating new street
connections, and connected and shared driveways and parking lots�

Landscaped street frontage 

Building perpendicular to street 

Multiple buildings 

Parking not in street frontage 
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July 5, 2022 

Jess McNeely, AICP 
Director, Community Development Department 
102 Roadrunner Drive 
Sedona, AZ 86336 

Re: Proposed Soldiers Pass Road CFA Amendment and Impact on The Village at Saddlerock Crossing 
- PZ19-00005 (ZC, DEV)

Dear Jess: 

This letter is a follow-up to our correspondence dated March 10, 2022 regarding the Baney Corporation’s 
pending application for a zone change and development review to allow the development of a mixed-use 
lodging and multi-family residential development known as The Village at Saddlerock Crossing on 
approximately 6.36 gross acres located on the south side of State Route 89A between Elk Road and Saddle 
Rock Circle in Sedona, Arizona as shown on the Aerial Map at Tab 1 (the “Property”). In our previous letter 
from March we expressed our significant concerns regarding the City Council’s stated desire to rescind the 
lodging element of the Soldiers Pass Road CFA Plan – in which our project is located – during the pendency 
of our application. 

We are in receipt of the notification letter mailed by your department regarding a July 5, 2022 public hearing 
with the Sedona Planning and Zoning Commission. It appears that, despite the concerns we have expressed, 
the City is moving forward with a proposal to significantly alter the Soldiers Pass Road CFA Plan, as outlined 
in the letter enclosed at Tab 2. Based upon that 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 Soldiers Pass Road CFA of all references to future lodging development without regard to 
pending development applications. Notably, this includes deletion of the Lodging Area Limits – the area of 
the Soldiers Pass Road CFA in which future lodging development was encouraged and in which the 
Property is located – and the maximum lodging acreage.

The Baneys have invested immense resources in reliance upon these elements and explicit direction from 
the Community Development Director to design their project in a manner that conforms with the stated 
goals and objectives of the current Soldiers Pass Road CFA Plan. This project was originally 
submitted for conceptual review in October 2016, six months after the Soldier’s Pass Road CFA Plan 
was adopted. As discussed in our previous letter, the project plans for The Village at Saddlerock 
Crossing were revised at least a dozen times over the next five and a half years in response to staff 
feedback and neighborhood input. Importantly, much of the planning staff feedback focused on changing 
the land use plan to more closely align with the Soliders Pass Road CFA Plan. 

The Soldiers Pass Road CFA Plan was developed and adopted through a process of citizen engagement, 
careful analysis, and public hearing process that took nearly two years to complete. This process included 

Page 80



multiple Community Planning Workshops and a total of thirteen (13) public hearings between the Planning & 
Zoning Commission and City Council. By comparison, the current amendment proposal is being presented 
to the Sedona Planning & Zoning Commission on July 5, 2022 without any effort to engage the 
property owners, stakeholders, and residents of the Soldier’s Pass Road CFA area in a formal outreach 
effort to obtain input, discuss potential issues, and develop proposals.  

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 Soldiers 
Pass Road 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 Soldier’s Pass Road CFA area. The property owners 
and principals of The Baney Corporation, Curt and Robin Baney, were not invited to participate in such a 
discussion before the proposed changes were drafted and scheduled for consideration by the Planning & 
Zoning Commission. 

Significant changes in land use policy are not intended to happen quickly or abruptly. By design, they are not 
intended to be susceptible to reactionary impulses or the sentiment of the moment. The proposed amendment 
to the Soldiers Pass Road 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 The Village at Saddlerock Crossing, 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, 
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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. 

At staff’s specific direction, the Baneys invested considerable time and resources to overhaul their site plan 
for The Village at Saddlerock Crossing to eliminate the commercial/retail component of the project and add 
significantly more multi-family residential housing to the project. The current proposal offers a modestly 
scaled 122-guestroom Oxford Suites-branded hotel and 40 multi-family residences in a cohesive and 
beautifully designed development. See Site Plan at Tab 4. The proposal includes 28 workforce housing units, 
approximately twice the amount of workforce housing recommended by the City of Sedona’s Development 
Incentives and Guidelines for Affordable Housing (DIGAH). As you know, this revised proposal has been the 
subject of a Concept Review Planning & Zoning Commission hearing and formal staff comments, two 
neighborhood meetings, and is currently undergoing its second formal review with the Community 
Development Department. 

The CFA amendment proposal endangers a project poised to make a significant contribution of actual 
workforce residences – not in-lieu fees – to Sedona’s housing inventory. The current evolution of The Village 
at Saddlerock Crossing was achieved in reliance upon the direction from the Community Development 
Department staff and the guidance provided by the Soldiers Pass Road CFA Plan. The Baneys have worked 
diligently and invested significant resources to follow staff’s direction, fulfill the land use policy goals outlined 
in the CFA, and meaningfully contribute to Sedona’s multi-family housing inventory. Abruptly and drastically 
changing the long-range planning goals and policies affecting the Property while the Baneys’ application is 
still under review, and without regard for their good faith efforts and reliance upon the current CFA plan and 
explicit staff direction, sends the wrong message to all future applicants. 

The proposed CFA amendment aligns with neither with the spirit of the Soldiers Pass Road 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. 

Furthermore, in recognition of the Baneys’ extensive good faith efforts to fulfill the current land use goals and 
policies of the Soldiers Pass Road CFA and reliance upon staff’s input and direction to achieve its stated 
priorities, we respectfully request that any amendments to the Soldiers Pass CFA Plan adopted prior to final 
action on the Baneys pending application (PZ19-00005 (ZC, DEV)) are not considered in staff’s review of the 
application. 
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If you would like to discuss this further, we would welcome an opportunity to meet with and your staff. 

Very truly yours, 

WITHEY MORRIS P.L.C. 

 

By 
 Jason B. Morris 
 

CC: Karen Osburn, City Manager 
        
 

Attachments 
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State Route 89A & Soldiers Pass Road – Sedona, AZ
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Aerial Map
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City of Sedona Community Development Department 

102 Roadrunner Drive Sedona, AZ 86336 
(928) 282-1154  www.sedonaaz.gov/CD 

 
P a g e  | 1 of 2  

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. 
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City of Sedona Community Development Department 

102 Roadrunner Drive Sedona, AZ 86336 
(928) 282-1154  www.sedonaaz.gov/CD 

 
P a g e  | 2 of 2  

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  
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EXHIBIT B 

Summary of Potential Amendments to the Soldiers Pass CFA Plan 

 

Soldiers Pass CFA Plan 
 

Page Potential Amendment Topic 

Page 2 Edit Remove lodging references from Table of Contents 

Page 11 Remove page Remove: Lodging Strategies 

Page 12 Edit Replace lodging references with “mixed-use 
development” 

Page 13 Edit Replace lodging references with “mixed-use 
development” 
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Community Focus Area Plan for the Soldiers Pass Road CFA

2

tAble oF ContentS 
IntroductIon ����������������������������������������������������������������������������������3

Planning Area Boundary �������������������������������������������������������������������4

Future Land use Map �������������������������������������������������������������������������5

KEY ISSuES ���������������������������������������������������������������������������������������������6

Mix of Land uses ����������������������������������������������������������������������������������6

Walkability ���������������������������������������  �����������������������������������������������������7

traffic Safety ������������������������������������������������������������������������������������������8

rEcoMMEndAtIonS ������������������������������������������������������������������������9

compatible Land uses �������������������������������������������������������������������� 10

Lodging Strategies ��������������������������������������������������������������������������� 11

Lodging Mixed Use Development Standards ������������������������ 12

Lodging Mixed Use Development Standards, continued ��13

Housing diversity ����������������������������������������������������������������������������� 14

traffic Flow and connectivity ������������������������������������������������������ 15

Walking and Biking Improvements ������������������������������������������� 16

Streetscape design �������������������������������������������������������������������������� 17

neighborhood connections �������������������������������������������������������� 18

Green Building ����������������������������������������������������������������������������������� 19

Sense of Place  ����������������������������������������������������������������������������������� 20

Sense of community  ���������������������������������������������������������������������� 23

community-oriented Site design ���������������������������������������������� 24

Implementation �������������������������������������������������������������������������������� 26

Approved by Sedona city council April 12, 2016 and by 
resolution 2016-17�

Acknowledgments
thank you to the cFA5 Work Group for their participation in 
the planning process: Helen Knoll, April Payne, Judi Schultz, 
and councilor Jessica Williamson� 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�

note:
Any references to current conditions reflect what existed 
when the plan was written during 2015 and 2016�
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Community Focus Area Plan for the Soldiers Pass Road CFA

11

lodging Strategies

Lodging Area Limits are identified in the community Plan as locations 
where new lodging development is supported� In this cFA the Lodging Area 
Limits  encompasses 32 acres� to ensure a balanced mix of land uses not 
overwhelmed by lodging it is recommended that lodging is limited to 10 
acres in this cFA�

Flexibility in the Lodging Area Limits boundary will be supported if the cFA 
Plan’s objectives can be achieved� Examples of the benefits that could result 
from a development project that extends beyond the lodging boundary are 
new street connections, shared and connected parking lots and driveways, 
and pedestrian and bicycle connectivity� otherwise, strict adherence to the 
Lodging Area Limits boundary may inhibit consolidated redevelopment 
projects that are more likely to produce community benefits� 

See community Plan: pp� 27-29, p� 53 Policy 4
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Lodging Area Limits map from the 
community Plan, page 28

Strategies (continued from page 10):
5� new lodging should enhance the commercial area and be compatible with

adjacent land uses�
5a� Lodging is limited to no more than 10 acres within the cFA�
5b� Lodging may extend beyond the boundary* if the project contributes

to a more walkable mix of housing and commercial land uses with 
improved connectivity�
*Lodging Area Limits boundary from the community Plan (shown in the
map to the right)�

the community Plan addresses lodging within a cFA:
New lodging development may also be approved as part of a Plan within 
a Community Focus Area... Key considerations in determining locations for 
lodging uses include:

• Avoiding homogeneous or “hotel strip” development along the highway
corridors, and providing commercial diversity and mixed uses.

• Providing locations that have the greatest diversity of commercial uses to
encourage pedestrian rather than vehicle trips.

• Providing locations with the best traffic control at the highway.

-Community Plan, page 27

REMOVE PAGE
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Community Focus Area Plan for the Soldiers Pass Road CFA

12

• Mixed use lodging projects with shared community space, parking, and
access�

• Lodging with a spa, restaurant, and event space (minimum 1,000 sq� ft�)�
• Lodging with retail and restaurants on the first floor, rooms on the second

floor�
• Projects that include both lodging and multi-family residential�

Shared community Space
common areas shall be incorporated into the project design that will serve 
as gathering spaces for guests, visitors, and local residents� Examples: lounge, 
atrium, plaza, garden, or courtyard with ample seating� See page 25 for 
examples�

Housing
If the mixed use lodging project involves property zoned as residential, the 
equivalent number of maximum units allowed under the current zoning 
must be included within the development project� the housing shall be 
multi-family, such as apartments, condominiums, townhomes, or employee 
housing�

Example: (1 acre rM-2 = 12 units) + (1 acre rS-12 = 3 units)
= 15 housing units required (minimum)

lodging Mixed Use Development Standards

Proposed lodging projects must meet the following lodging standards�  
Flexibility in the maximum acres of lodging in the cFA could be supported if 
the project addresses all of the lodging standards�

Mixed use Lodging development 
Lodging projects shall include other uses that will benefit both hotel guests 
and local residents� Integrating multiple uses into one coordinated 
development project can reduce the need to drive, and thus not contribute 
further to traffic congestion� 

other land uses in addition to lodging such as retail and restaurants will not 
count toward the maximum allowable acres of lodging in the cFA� 
the following are examples of preferred mixed use lodging developments�

Examples of Mixed use development:

Second Story:
residential/
Lodging

First Story:
commercial (restaurant, shops, and offices)

Apartments

Restaurant

Shops

Apartments

Plaza, Park,
or Courtyard

Mixed Use
Lodging

Highway

Street

Mixed Use
Lodging

No additional lodging uses are recommended in this CFA.
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Community Focus Area Plan for the Soldiers Pass Road CFA

13

Landscaped street frontage 

Buildings at an angle to streets 

Multiple buildings 

Parking behind the buildings 

lodging Mixed-use Development Standards, continued

Site Layout
• Lodging Buildings adjacent to Sr 89A shall be aligned perpendicular or at an 

angle to Sr 89A (not parallel to Sr 89A�)
• Multiple buildings are preferred to one larger building�
• Parking is to be located behind the buildings, and not facing Sr 89A or 

visible from a public street or Sr 89A�
• Multiple, smaller parking lots are preferred to large parking lots�

connectivity
• Sidewalks and paths shall link on-site amenities, parking, building entrances,

trails, streets, community spaces, and adjacent destinations�
• Projects shall be designed to maximize connectivity for vehicles to improve

safety and minimize local traffic congestion, such as creating new street
connections, and connected and shared driveways and parking lots�

Landscaped street frontage 

Building perpendicular to street 

Multiple buildings 

Parking not in street frontage 
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CITY COUNCIL 
AGENDA BILL  

AB 2851 
August 10, 2022 

Special Business 

 

Agenda Item: 3c 
Proposed Action & Subject: Discussion/possible action regarding a Resolution 
approving the canvass of the City's Primary Election held on August 2, 2022. 

 

Department City Clerk 

Time to Present 
Total Time for Item 

5 minutes 
10 minutes 

Other Council Meetings N/A 

Exhibits A. Resolution 
B. Calculation of Votes 

City Attorney 
Approval 

Reviewed 08/02/22 
KWC 

 Expenditure Required  

$ 0 

City Manager’s 
Recommendation 

Approve a Resolution 
declaring and adopting 
the primary election 
results. 

Amount Budgeted  

$ 0 

Account No. 
(Description) 

N/A 

Finance 
Approval 

 

SUMMARY STATEMENT 

Background: On August 2, 2022, the City of Sedona held a Primary Election. A.R.S. § 16-643 
requires that all election returns be made public by determining the vote for each person voted 
for and the vote for and against each referred measure appearing upon the ballot at the 
election. The Primary Election was for the Mayoral seat for a two-year term and three City 
Council seats for four-year terms. Proposition 458, a Resolution proposing an extension of the 
Alternative Expenditure Limitation (Home Rule Option) for the City of Sedona, was also 
considered at this election. 

In order for the election results to become official, they need to be read into the City’s record. 
At the time of preparation of this agenda bill the official final results from the August 2, 2022 
Primary Election are not available, however, it does appear (unofficial results) there will be a 
runoff in the November 8th General Election for Mayor.  We anticipate the results will be 
available from Yavapai and Coconino counties prior to this meeting and Exhibits A and B to 
the Resolution will be provided. 

Climate Action Plan/Sustainability Consistent: Yes - No - Not Applicable 

Board/Commission Recommendation: Applicable - Not Applicable 

Alternative(s): None 
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MOTION 

I move to: approve Resolution No. 2022-___, a Resolution of the Mayor and Council of the 
City of Sedona, Arizona declaring and adopting the results of the Primary Election 
held on August 2, 2022. 
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RESOLUTION NO. 2022-__ 

A RESOLUTION OF THE MAYOR AND COUNCIL OF THE CITY OF SEDONA, ARIZONA 
DECLARING AND ADOPTING THE RESULTS OF THE PRIMARY ELECTION HELD ON 

AUGUST 2, 2022. 

 
WHEREAS, the City of Sedona, Arizona held a Primary Election on the 2nd day of 

August, 2022 for the nomination/election of a Mayor for a two-year term and three (3) 
Councilors for four-year terms; and  

WHEREAS, the election returns have been presented to and have been canvassed by 
the City Council as shown in the attached Exhibits A & B. 

NOW, THEREFORE, BE IT RESOLVED by the Mayor and Council of the City of 
Sedona, Arizona, as follows: 

Section 1. That the total number of ballots cast at said Primary Election, as shown by the 
Election Summary Reports, was TBD. 

Section 2. That, due to the passage of consolidated election legislation, Coconino and Yavapai 
Counties are not able to provide the number of ballots to be verified or the number of ballots 
rejected at the municipal level.  

Section 3. That the votes cast for Mayor were as follows: 

MAYORAL CANDIDATE VOTE TOTAL 

  

GEHLBACH, KURT  

MORIARTY, SANDRA J. “SANDY”  

ARMSTRONG, SAMAIRE  

JABLOW, SCOTT  

Section 4. That the votes cast for Councilors for the four-year term were as follows: 

COUNCIL CANDIDATE VOTE TOTAL 

  

MOFFATT, SCOTT  

FULTZ, BRIAN  

STRAIT, JENNIFER J.  

DUNN, MELISSA  

FURMAN, PETE  

THOMPSON, JON “JT”  

 
Section 5. That the votes cast for Proposition 458, a Resolution proposing an extension of the 
Alternative Expenditure Limitation (Home Rule Option) for the City of Sedona, were as follows: 
 

PROPOSITION 458 VOTE TOTAL PERCENT OF VOTES 

   

YES TBD TBD 

NO TBD TBD 

 
 
Section 6. That it is hereby found, determined, and declared of record that the following TBD 
(TBD) candidates did receive an adequate number of votes, based on the statutory formula, 
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and are hereby issued certificates of election: 
 

NAME OFFICE 
TOTAL VOTES 

RECEIVED 
NUMBER OF 

VOTES 
REQUIRED 

TBD    

TBD    

TBD    

TBD    

TBD    

 

Section 7. That it is hereby found, determined, and declared of record, that the following TBD 
candidates did receive the next greatest number of votes of the electors of the City voting at 
said election and shall have their names placed on the general municipal election ballot of the 
City of Sedona, Yavapai and Coconino Counties, Arizona to be held on the 8th day of 
November, 2022, and are hereby issued certificates of nomination: 

 

NAME OFFICE 
NUMBER OF VOTES 
RECEIVED 

TBD TBD TBD 

TBD TBD TBD 

TBD TBD TBD 

TBD TBD TBD 

 

 

Section 8. That this Resolution shall be in full force and effect immediately upon its adoption. 

PASSED AND ADOPTED by the Mayor and Council of the City of Sedona, Arizona this 9th day 
of August, 2022. 
 
 
      __________________________________ 
      Sandra J. Moriarty, Mayor 
 
ATTEST: 
 
 
__________________________________ 
JoAnne Cook, CMC, City Clerk 
 
 
APPROVED AS TO FORM: 
 
 
__________________________________ 
Kurt W. Christianson, City Attorney 
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