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Meeting Date: October 18, 2022 

Hearing Body: Planning and Zoning Commission 

Project Summary:  11 unit single family house subdivision 

Action Requested: Recommendation of Approval of Preliminary Plat 

Staff Recommendation: Recommendation of Approval, with conditions, of Preliminary Plat 

Location: 165 Golden Eagle Drive 

Parcel Number: 408-10-060B & C 

Owner/Applicant:  Simno Holdings LLC (Chris Tortorello) 
 PO Box 4449; Sedona, AZ 86340 

Authorized Agent: SEC, Inc. (Krishan Ginige) 
 825 Cove Parkway; Cottonwood, AZ 86326 

Site Size: ± 6.47 acres 

Community Plan Designation:  
 Single Family Low Density 

Zoning: RS-18 (Single-Family Residential), maximum density: 2 units per acre 

Current Land Use: Vacant 

Surrounding Properties:   Area Zoning Area Land Uses 
 North:  RS-18 Residential 

East:  RS-18 Residential, Thunderbird Hills South Unit 2 
Subdivision 

 South:  CF, NF City Wastewater Facility, National Forest 
West: RS-35 Residential, Settlers Rest and Keller Tract 

Subdivisions 

Report Prepared By:  Cari Meyer, Planning Manager 
 
Attachments: Page 
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2. Application Materials1 

a. Application and Letter of Intent .............................................................................................. 17 
b. Citizen Participation Report .................................................................................................... 31 

 
1  Due to file size constraints, the following are not included in the packet, but can be reviewed online at 

https://www.sedonaaz.gov/your-government/departments/community-development/projects-and-proposals/the-refuge-at-
sedona: Letter of Authorization, Letters of Serviceability, Warranty Deed, ALTA Survey, and Engineering Reports (Road and 
Grading Plans, Water Plans, Sewer Plans, Geotechnical Evaluation Report, Preliminary Drainage Evaluation, Water Distribution 
System Design Report, Sewer Collection System Design Report, and Traffic Analysis) 

http://www.sedonaaz.gov/cd
https://www.sedonaaz.gov/your-government/departments/community-development/projects-and-proposals/the-refuge-at-sedona
https://www.sedonaaz.gov/your-government/departments/community-development/projects-and-proposals/the-refuge-at-sedona
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SUBDIVISION AND PLATTING PROCESS 
Platting procedures for new subdivisions are laid out in Land Development Code (LDC) Section 8.5 
(Subdivision Procedures). The first step in the platting process is the Preliminary Plat (LDC Section 8.5.A). The 
purpose of the preliminary plat is to “provide a mechanism for the City to review an overall plan for a 
proposed subdivision to ensure compliance with this Code and the adequate provision of facilities and 
services in the City.” (LDC Section 8.5.A(1)). Submittal requirements and review procedures for the platting 
process are contained in LDC Section 8.5.A(3): Application Submittal and Review Procedure and 
Administrative Manual Sections 1.1: General Application Submittal Requirements and 1.3: Subdivision 
Requirements. 

For subdivision of more than 10 units, prior to beginning the preliminary plat process, a conceptual plat is 
required (LDC Section 8.5.A(3)b.1). The conceptual plat review for this subdivision was submitted in 2020, 
with the Planning and Zoning Commission holding a Conceptual Review Public Hearing on January 5, 2021.  

After the completion of conceptual review, the applicant submitted documents for Preliminary Plat review 
in March 2021. Since the initial submittal, the applicant has continued to work to address outstanding Staff 
and public comments, with resubmittals in July 2021, January 2022, and July 2022. The Preliminary Plat is 
now being brought to the Planning and Zoning Commission for consideration and a recommendation to City 
Council.  

After the Planning and Zoning Commission makes a recommendation to Council, Staff will schedule a public 
hearing with City Council, at which time the Council will approve, approve with conditions, or deny the 
Preliminary Plat. If the Council approves the Preliminary Plat, the applicant will submit a revised preliminary 
plat (if necessary) for Staff review, followed by the Final Plat for City Council review. The Commission’s 
involvement in the platting/subdivision process ends after a recommendation on the Preliminary Plat has 
been forwarded to City Council. 

PROJECT DESCRIPTION 
The applicant is seeking approval of a Subdivision application to allow for an 11-unit single-family subdivision 
on approximately 6.46 acres (approximately 1.7 units per acre).  

Subdivision of this site is permitted in accordance with the Land Development Code (LDC) requirements, 
including Article 2 (Zoning Districts), and Article 7 (Subdivision).  

The proposal does not include review or approval of any new houses. If the plat is approved, review of single-
family houses would occur through the City’s building permit review process.  

BACKGROUND AND PROPERTY INFORMATION 
Site Characteristics 

• The project site is two parcels of approximately 6.46 acres total.  
• The property is in Yavapai County. 
• The property is vacant.  
• The property is not part of a subdivision. 

http://www.sedonaaz.gov/cd
https://sedona.municipal.codes/SLDC/2
https://sedona.municipal.codes/SLDC/7
https://sedona.municipal.codes/SLDC/7
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• There is one point of access to the site from Golden Eagle Drive. The access point is unimproved.  
• There is a City designated floodplain through the southwest corner of the site.  
• There is a social trail through the site from the access point at Golden Eagle Drive at the north to 

the National Forest land to the south (Homee Trail).  
• The existing vegetation consists of a mixture of mature trees and shrubs.  

Zoning and Community Plan Designations 
The site is designated Single Family Low Density (0.5 to 2 units per acre) in the Community Plan, zoned RS-18 
(Single Family Residential) and is currently vacant. City and County records do not show that the property 
has ever been developed. The purpose of the RS-18 zoning district is:  

“…to accommodate and preserve lower-density to medium-density single-family residential uses with 
limited community and educational uses and incidental or accessory uses. This district can also serve 
as a transition between low- and medium-density residential to higher-density residential zoning 
districts. LDC Section 2.4.A 

The RS-18 zoning district (LDC Section 2.4.A) contains the property development standards that are used in 
the review of the proposed subdivision. These standards include the following:  

• Minimum lot area: 18,000 square feet 
• Minimum lot width: 100 feet 
• Density: Maximum of 2 unit per 1 acre 

In addition, the property development standards include lot coverage, setbacks, building heights, etc., that 
will guide the development of the proposed lots. Future buildings will be subject to the standards in place at 
the time of building permit submittal. 

Current Proposal 
The applicant first contacted City Staff in 2020 to discuss the proposed subdivision. The following is a timeline 
of the project to this point: 

• October 2020: Applicant submitted for Conceptual Plat Review 
o This submittal proposed a cluster subdivision 

• January 5, 2021: Planning and Zoning Commission Public Meeting, Conceptual Review 
• March 2021: Applicant submitted for Preliminary Plat Review 

o A cluster subdivision, in line with the conceptual plat, was proposed.  
• July 2021: Applicant resubmitted Preliminary Plat application 

o The applicant opted to change from a cluster subdivision to a traditional subdivision in 
response to public input.  

• January 2022: Applicant resubmitted Preliminary Plat application 
• July 2022: Applicant resubmitted final Preliminary Plat documents 
• October 18, 2022: Planning and Zoning Commission Public Hearing, Preliminary Plat 
• Future Dates TBD: This project will require a public hearing with the City Council for the Preliminary 

Plat and approval by the City Council for the Final Plat. Those meeting dates have not been 
determined. 

https://sedona.municipal.codes/SLDC/2.4.A
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PUBLIC INPUT  
• The applicant completed a Citizen Participation Plan. A summary of their efforts is included in 

Attachment 2.b.  
• Project documents submitted by the applicant were placed on the Projects and Proposals page of 

the Community Development Department website.  
• Property owners within 300 feet of the subject properties were notified of the Public Hearing.  
• The property was posted with a Notice of Public Hearing and a notice was published in the Red Rock 

News on September 30, 2022.  
• All notices contain contact information or a way to submit comments. Written comments received 

by Staff are included as Attachment 4.  
o Many of the comments received during the Conceptual Plat review and early in the 

Preliminary Plat review were in regards to the proposed cluster subdivision. That concept is 
no longer being proposed and the current proposal is for a traditional subdivision.  

REVIEWING AGENCY COMMENTS AND CONCERNS  
The application materials were routed to all internal and external reviewing agencies for comments. 
Comments were received from the following agencies:  

• City of Sedona Community Development 
• City of Sedona Public Works  
• Sedona Fire District 
• Arizona Department of Transportation (ADOT) 

All comments have been addressed by the applicant through resubmittal of the project documents, are 
included as recommended conditions of approval, or are requirements for future stages of the project (Final 
Plat, Building Permits).  

DEVELOPMENT PROPOSAL 
The applicant is proposing a new 11 lot single-family subdivision on approximately 6.46 acres. For the 
subdivision to be constructed, the following must be approved:  

1. Subdivision (SUB) application for the subdivision layout (lots and streets) 

A detailed description of the proposal was submitted by the applicant and is included in Attachment 2.a. A 
summary is included below.  

Phasing 
• The subdivision streets and infrastructure are proposed to be developed in a single phase. 

Development of the proposed lots would occur through the City’s single-family home review 
process, which is an administrative process, conducted by City staff, and does not require Planning 
and Zoning Commission review or public input.   

Subdivision Layout 
• The subdivision provides one access point at the north end of the subdivision.  
• The proposed road is a 36 foot wide private right-of-way that goes through the middle of the 

subdivision, with lots on each side of the road. The first approximately 150 feet of the street from 
Golden Eagle Drive is restricted to 24.3 feet in width due to property constraints.  

• Separate properties (Tract A, B, C, and D) are proposed for the right-of-way and open space.  

https://www.sedonaaz.gov/your-government/departments/community-development/projects-and-proposals
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Sedona Land Development Code (LDC) 
A comprehensive evaluation for compliance with all applicable sections of the Land Development Code was 
conducted and is outlined in Attachment 3 (Subdivision Checklist). 

LDC Article 2: Zoning Districts 
• Lots range in size from 18,080 square feet to 31,424 square feet.  

o The minimum lot size in this zoning district is 18,000 square feet.  
• The overall density of the subdivision is 1.7 units per acre.  

o The maximum density in this zoning district is 2 units per acre.  
• All lots have a minimum width of 100 feet  
• The proposal is in compliance with applicable standards for the RS-18 zoning district.  
• Future construction will be reviewed for compliance with RS-18 setbacks, heights, and other 

development standards.  

LDC 7.3.C: Subdivision Standards, Lot Planning  
• The proposed subdivision meets the zoning requirements for maximum density, minimum lot size 

and width, and lot layout.  
• The City’s Engineering Staff has reviewed the conceptual grading and drainage plans and will review 

the final plans for compliance with applicable requirements.  
• A City-designated floodway and floodplain impacts lots 6, 10, and 11. Compliance with floodplain 

requirement will be reviewed when building permit applications are submitted for the properties.  
o The floodway most significantly impacts Lot 11, which, at 31,424 square feet is the largest 

lot in the subdivision, allowing for space to accommodate both the floodplain and a building 
envelope.  

• LDC Section 7.3.C(4)b requires that subdivisions provide two access points “unless it can be shown 
to the satisfaction of the City Engineer that legal, topographical, and/or engineering constraints 
preclude such access.” The proposal is for a single access subdivision.  

o There are no other rights-of-way adjacent to the parcel, all surrounding properties to the 
north, west, and east, are privately owned and access through them is not feasible. To the 
south is a forest service land and a City-owned parcel with a wastewater lift station that is 
accessed by a private easement across a separate parcel. Access through one of these 
parcels would not connect to another right-of-way.  

o A second access point is not legally feasible, and staff is supportive of the single access point 
for this subdivision.  

LDC 7.3.D: Subdivision Standards, Sensitive Lands 
• The property is impacted by a floodway in the southwest corner of the site as well as steep 

topography.  
• The applicant explored doing a cluster subdivision for this property, but that configuration was not 

supported by the neighbors and the applicant opted to propose a traditional subdivision.  
• The floodway most significantly impacts Lot 11, which is the largest lot in the subdivision, allowing 

for space to accommodate both the floodplain and a building envelope.  
• The applicant has proposed a 10 foot wide trail rather than sidewalks on either side of the road, as 

allowed for in this code section.  

LDC 7.3.E: Subdivision Standards, Block Layout  
• This section is not applicable to this application.  

https://sedona.municipal.codes/SLDC
https://sedona.municipal.codes/SLDC/2
https://sedona.municipal.codes/SLDC/7.3.C
https://sedona.municipal.codes/SLDC/7.3.D
https://sedona.municipal.codes/SLDC/7.3.D
https://sedona.municipal.codes/SLDC/7.3.E
https://sedona.municipal.codes/SLDC/7.3.E
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LDC 7.3.F: Subdivision Standards, Street Design  
• The GO! Sedona Plan includes a trail connection through this property, which is included as part of 

the plat.  
• The streets have been designed to meet the minimum requirements, with the exception of the first 

150 feet of the proposed street.  
o This section of road is limited in width due to the limited width of the access to the lot. The 

applicant has requested an exception for this section of the road. The property is 24.3’ wide 
and the adjacent neighbors have denied granting an easement to widen the road. This 
section of road is straight, so no visibility issues are anticipated, and the road widens to the 
minimum width once there is sufficient property owned by the applicant.  

o The applicant is requesting that the sidewalk requirement be waived for the first 150’ of 
Refuge Way, as the property is not wide enough to accommodate a sidewalk along with the 
street. As the section of the street without a sidewalk is limited in length and is straight, with 
no curves/blind spots, Staff is supportive of this request.  

o The applicant is requesting that a 10’ wide shared use path on one side of the street be 
permitted in lieu of 5 foot sidewalks on both sides of the street. This request is also 
supported by the Hillside Development Area allowance (LDC Section 7.3.D(3)), which allows 
sidewalks to be replaced by trails or pathways.  

o Staff is supportive of these requests. 

LDC 7.3.G: Subdivision Standards, Street Naming and Traffic Control Signs  
• The applicant has proposed “Refuge Way” as the name of the new street. Final approval of street 

names will be done by the Public Works Department. 

LDC 7.3.H: Subdivision Standards, Easement Planning  
• The road is within its own tract, not an easement, and has sufficient width for all associated 

improvements.  
• The plat provides for public pedestrian access to the adjacent National Forest Land.  
• All other required easements have been provided. 

LDC 7.3.I: Subdivision Standards, Reservation of Land for Public Use  
• The plat shows a conceptual location of the pedestrian easement to the Forest Service land. No 

other land is proposed to be reserved for public use. 

LDC 7.3.J: Subdivision Standards, Alternatives to Subdivision Standards 
• While the applicant originally considered a cluster subdivision, the neighbors objected, and a 

traditional subdivision is being proposed. 

REVIEW, COMMENTARY, AND ANALYSIS  
The following is requested from the Planning and Zoning Commission at this time:  

• SUBDIVISION: Review of Preliminary Plat, recommendation to City Council 

Discussion 
Land Development Code Findings: All Development Applications  
All development applications are reviewed under LDC Article 8 (Administration and Procedures). 

https://sedona.municipal.codes/SLDC/7.3.F
https://sedona.municipal.codes/SLDC/7.3.F
https://sedona.municipal.codes/SLDC/7.3.G
https://sedona.municipal.codes/SLDC/7.3.G
https://sedona.municipal.codes/SLDC/7.3.H
https://sedona.municipal.codes/SLDC/7.3.H
https://sedona.municipal.codes/SLDC/7.3.I
https://sedona.municipal.codes/SLDC/7.3.I
https://sedona.municipal.codes/SLDC/7.3.I
https://sedona.municipal.codes/SLDC/7.3.I
https://sedona.municipal.codes/SLDC/8


PZ20-00007 (SUB) The Refuge Subdivision Staff Report 
 

 
October 18, 2022 https://sedonaaz.sharepoint.com/sites/CD/Documents/CUR_PLNG/DCD_2020/Projects/PZ20-00007 (SUB) Refuge at Sedona/Preliminary Plat/Staff Report 10-18-
2022 (The Refuge).docx 

LDC Section 8.3 contains procedures and rules applicable to all development applications while the following 
sections contain procedures and rules that apply to specific development applications. LDC Section 8.3.E(5) 
contains the approval criteria applicable to all development, subdivision, and rezoning applications. These 
criteria are as follows:  

B. Generally 
1. Unless otherwise specified in this Code, City review and decision-making bodies shall review all 

development applications submitted pursuant to this article for compliance with the general 
review criteria stated below. 

2. The application may also be subject to additional review criteria specific to the type of application, 
as set forth in section 8.4 through 8.8.  

3. If there is a conflict between the general review criteria in this section and the specific review 
criteria in section 8.4 through 8.8, the applicable review criteria in sections 8.4 through 8.8 
control.  

C. Prior Approvals 
The proposed development shall be consistent with the terms and conditions of any prior land use 
approval, plan, or plat approval that is in effect and not proposed to be changed. This includes an 
approved phasing plan for development and installation of public improvements and amenities. 

Staff Evaluation: There are no previous approval that the current proposal would need to be 
consistent with.  

D. Consistency with Sedona Community Plan and Other Applicable Plans 
Except for proposed subdivisions, the proposed development shall be consistent with and conform 
to the Sedona Community Plan, Community Focus Area plans, and any other applicable plans. The 
decision-making authority: 

1. Shall weigh competing plan goals, policies, and strategies; and 

2. May approve an application that provides a public benefit even if the development is contrary to 
some of the goals, policies, or strategies in the Sedona Community Plan or other applicable plans. 

Staff Evaluation: The proposal is consistent with the Single Family Low Density (0.5-2 units per 
acre) designation in the Community Plan and is generally consistent with other policies in the 
Community Plan. The proposal is not in conflict with any policies in the Community Plan.  

E. Compliance with This Code and Other Applicable Regulations 
The proposed development shall be consistent with the purpose statements of this Code and comply 
with all applicable standards in this Code and all other applicable regulations, requirements and plans, 
unless the standard is lawfully modified or varied. Compliance with these standards is applied at the 
level of detail required for the subject submittal. 

Staff Evaluation: Based on Staff’s initial evaluation, the proposed subdivision complies with all 
applicable Land Development Code Requirements, with the following exceptions requested:  

o LDC Section 7.3.C(4)b: Only one access point for the subdivision is proposed. As outlined 
above and in the Subdivision Checklist, a second access point is infeasible due to legal 

https://sedona.municipal.codes/SLDC/8.3
https://sedona.municipal.codes/SLDC/8.3.E(5)
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constraints (all surrounding properties are privately owned or Forest Service land and there 
are no potential connection points to other rights-of-way).  

o LDC Section 7.3.F(4): The applicant is requesting an exception to the street width 
requirements for the first 150 feet of the proposed Refuge Way due to the limited width of 
the lot in this area. No visibility issues are anticipated, and the road widens to the standard 
minimum width once the property is wide enough to accommodate it.  

o LDC Section 7.3.F(4): The applicant is requesting to construct a 10-foot wide shared use path 
on one side of the street rather than 5-foot sidewalks on both sides of the street. This request 
is supported by the Hillside Development Area allowance (LDC Section 7.3.D(3)).  

As outlined in the Development Proposal section of this Staff Report and the Subdivision Checklist, 
Staff is supportive of these requested modifications.  

F. Minimizes Impacts on Adjoining Property Owners 
The proposed development shall not cause significant adverse impacts on surrounding properties. 
The applicant shall make a good-faith effort to address concerns of the adjoining property owners in 
the immediate neighborhood as defined in the Citizen Participation Plan for the specific development 
project, if such a plan is required. 

Staff Evaluation: The applicant has submitted a Citizen Participation Report (included with 
Attachment 2.b). All public comments received are included as Attachment 4.  

The applicant originally proposed a cluster concept for this subdivision. Based on the feedback 
from the neighboring property owners, the applicant abandoned that concept and is instead 
proposing a traditional subdivision.  

G. Consistent with Intergovernmental Agreements 
The proposed development shall be consistent with any adopted intergovernmental agreements, and 
comply with the terms and conditions of any intergovernmental agreements incorporated by 
reference into this Code. 

Staff Evaluation: There are no intergovernmental agreement applicable to this application.  

H. Minimizes Adverse Environmental Impacts 
The proposed development shall be designed to minimize negative environmental impacts, and shall 
not cause significant adverse impacts on the natural environment. Examples of the natural 
environment include water, air, noise, stormwater management, wildlife habitat, soils, and native 
vegetation. 

Staff Evaluation: The floodway in the southwest corner of the site has been taken into 
consideration when designing the plat and the lot most impacted (Lot 11) is oversized to account 
for the area within the floodway.  

I. Minimizes Adverse Fiscal Impacts 
The proposed development shall not result in significant adverse fiscal impacts on the City. 

Staff Evaluation: The applicant has paid all applicable fees associated with this application and 
will pay all fees associated with permits required for the proposed work. No adverse fiscal impacts 
to the City are anticipated because of this application.  
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J. Compliance with Utility, Service, and Improvement Standards 
As applicable, the proposed development shall comply with federal, state, county, service district, 
City and other regulatory authority standards, and design/construction specifications for roads, 
access, drainage, water, sewer, schools, emergency/fire protection, and similar standards. 

Staff Evaluation: All applicable review and utility agencies have reviewed the proposal. On initial 
evaluation, the proposal appears to be consistent with the requirements of each agency. As 
applicable, a final review will be conducted during the permit review process.  

K. Provides Adequate Road Systems 
Adequate road capacity must exist to serve the uses permitted under the proposed development, 
and the proposed uses shall be designed to ensure safe ingress and egress onto the site and safe road 
conditions around the site, including adequate access onto the site for fire, public safety, and EMS 
services. The proposed development shall also provide appropriate traffic improvements based on 
traffic impacts. 

Staff Evaluation: The proposal will construct a new road and connect to existing road systems. 
The applicant submitted a Traffic Analysis which concluded that the new subdivision would not 
generate enough traffic to need a fully traffic impact study and traffic from the new subdivision 
will have a less than significant effect on the capacity of any critical intersections. No additional 
studies or changes to existing road systems are required. The Public Works Department, Police 
Department, and Fire District have reviewed the proposed subdivision layout and have not brought 
up any concerns.  

L. Provides Adequate Public Services and Facilities 
Adequate public service and facility capacity must exist to accommodate uses permitted under the 
proposed development at the time the needs or demands arise, while maintaining adequate levels of 
service to existing development. Public services and facilities include, but are not limited to, roads, 
potable water, sewer, schools, public safety, fire protection, libraries, and vehicle/pedestrian 
connections and access within the site and to adjacent properties. 

Staff Evaluation: All applicable agencies have reviewed the proposal and have determined that 
adequate public services exist for the proposed use. The property owner will be required to build 
the infrastructure required to service the 11 new single-family lots. As part of the development of 
the project, a new shared use path will be constructed along the new road.  

M. Rational Phasing Plan 
If the application involves phases, each phase of the proposed development shall contain all of the 
required streets, utilities, landscaping, open space, and other improvements that are required to 
comply with the project’s cumulative development to date, and shall not depend upon subsequent 
phases for those improvements. 

Staff Evaluation: The project is proposed to be developed in a single phase.  

Land Development Code Findings: Subdivision Procedures (Preliminary Plat) 
LDC Section 8.5.A contains the procedures and rules for Preliminary Plat applications. This section does not 
have any additional approval criteria.  

https://sedona.municipal.codes/SLDC/8.5.A
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Recommendation and Motions 
PZ20-00007 (SUB)  
The Refuge Subdivision 

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

 
Staff Recommendation  
Based on compliance with ordinance requirements as conditioned, general consistency with the Land 
Development Code and the requirements for approval of a preliminary plat, Staff recommends approval of 
the proposed subdivision/preliminary plat request as set forth in case number PZ20-00007 (SUB), The Refuge 
Subdivision, subject to applicable ordinance requirements and the attached conditions of approval listed at 
the end of this staff report.  
 
Sample Motions for Commission Use 
(Please note that the below motions are offered as samples only and that the Commission may make other 
motions as appropriate.) 
 
Recommended Motion for Approval 
I move to recommend to the Sedona City Council approval of the proposed Preliminary Plat as set forth in 
case number PZ20-00007 (SUB), The Refuge Subdivision, based on compliance with all ordinance 
requirements of LDC Section 8.3 and 8.5 and satisfaction of the Subdivision findings and applicable Land 
Development Code requirements as outlined in the staff report, which staff report is hereby adopted as the 
findings of the Planning and Zoning Commission, and the attached conditions of approval. 
 
Alternative Motion for Denial 
I move to recommend denial of case number PZ20-00007 (SUB) based on the following findings: (Please 
specify findings) 

http://www.sedonaaz.gov/
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Conditions of Approval 
PZ20-00007 (SUB)  
The Refuge Subdivision 

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

As recommended by Staff, October 18, 2022 

1. Development of the subject property shall be in substantial conformance with the applicant’s 
representations of the project, including the Preliminary Plat signed and dated July 8, 2022, grading 
and drainage plans, letter of intent dated July 11, 2022, and all other supporting documents, as 
reviewed, modified and approved by the Planning and Zoning Commission and City Council. 

2. Preliminary Plat approval shall expire 24 months from the date approved by the City Council, subject 
to the following:  

i) It shall be the responsibility of the applicant to monitor elapsed time. (LDC Section 8.5.A(3)h.3) 

3. Prior to City Council consideration of the Final Plat, the applicant shall satisfy the following conditions: 

i) The Final Plat shall meet all requirements of Land Development Code (LDC) and the Design 
Review, Engineering, and Administrative Manual (Manual). 

ii) The Final Plat shall show a precise location and width for the pedestrian access, connecting Golden 
Eagle Drive to the Coconino National Forest Boundary, and appropriate dedication language.  

iii) Sewer line easements for all existing and new sewer lines shall be shown on the Final Plat. 

iv) Drainage easements shall be provided to the satisfaction of the City Engineer and shall meet the 
minimum dimensions of the LDC and Manual. 

(1) Provide a Level II drainage easement across the whole width of Carrol Canyon Wash floodway.  

v) Provide the appropriate dedication language on the Plat. The dedication language shall be 
capitalized.  

vi) Street, curb, and gutter design shall be in compliance with the requirements of the LDC. 

vii) The Final Plat shall designate the location of any proposed subdivision sign and/or cluster mailbox, 
if proposed.  

viii) The applicant shall submit a Final Grading and Drainage Report for review and approval by the 
City Engineer.  

ix) Provide a Sewer Design Report.  

x) All requirements from the Sedona Fire District shall be met. 

4. Prior to recording the Final Plat, the following shall be filed with the City Clerk (LDC Section 
8.5.B(3)d.2):  

i) A Certificate of Approval of improvement plans signed by the City Engineer; 

ii) A copy of the executed agreement between the City and the applicant; 

iii) The letter of agreement with serving utilities; and 

iv) Financial assurance, cash, or letter of credit in an amount specified by the City Engineer and in a 
form acceptable to the City Attorney pursuant to LDC Section 8.5.B(3)d.3. 

5. Prior to issuance of a grading or building permit, the following documents and details shall be 
provided to the City for review and approval: 

http://www.sedonaaz.gov/
https://sedona.municipal.codes/SLDC/9.9__bec632bf40417e6e827fb59472888008
https://sedona.municipal.codes/SLDC/9.9__45ebfb7015dc305247371980fe260850
https://sedona.municipal.codes/SLDC/8.5.B(3)d.3
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i) Improvement plans and sewer plans shall meet all requirements of the Public Works Department 
and the Wastewater Department.  

ii) For projects involving grading of more than 5,000 cubic yards, a haul plan, a dust control plan, a 
topsoil reutilization plan, a stormwater pollution prevention plan, and a traffic control plan shall 
be required. Each must be acceptable to and approved by the City Engineer. (Manual 3.1.H(6)i). 

iii) Applicant shall provide a Neighbor Contact and Response Plan. The plan shall define site signage, 
which shall include a hotline number. 

iv) Provide utility construction details on plans.  

v) Provide cut and fill earthwork quantities (in cu. yds.) for the project. If applicable, the applicant 
shall provide bond assurance, which meets the requirements of the City of Sedona, Land 
Development Code requirements, prior to issuance of a building permit. 

vi) A copy of the ADEQ “Approval to Construct” Water Facilities and Wastewater Facilities shall be 
provided prior to construction. 

vii) Provide construction details for concrete structures (walls, curb, etc.). Designs shall be in 
accordance with the submitted Geotech Report. 

viii) Provide a striping & signing plan for the subdivision. 

ix) Manholes over 8’ in depth (only SS MH3,5,6) shall have a cover of 30” for confined spaces safety. 
Please annotate the 30” ring & cover on the plans for these manholes. Please include in notes 

x) For projects involving grading of more than 5,000 cubic yards, an assurance bond is required per 
Manual 3.1.G(1). 

xi) Assurance bonds are required for all subdivision construction projects. 

xii) Provide Final Grading and Drainage Plans. The Site Plan shall meet the requirements of Manual 
Chapter 3.1. 

xiii) Provide the Final Drainage Report. 

xiv) Applicant shall provide a Storm Water Pollution Prevention Plan. SWPPP measures shall be in 
place prior to the start of construction (DREAM 3.1). Storm water quality measures shall also 
comply with City of Sedona Code requirements (City Code Chapter 13.5). 

xv) Determine the need for a 404 permit from the Army Corps of Engineers for work in watercourse 
areas prior to disturbance of those areas. 

xvi) No dumping of excavated material is allowed within city limits without prior authorization from 
the City of Sedona Engineering Department (Manual Section 3.2.D(10)). 

xvii) The site plan, grading plan and landscape plans shall be carefully coordinated and any 
discrepancies resolved to the satisfaction of the Director of Community Development. 

6. Upon completion of the infrastructure for the project and prior to release of the required financial 
assurances, staff shall verify that all construction is in substantial accordance with the plans as 
submitted, reviewed, and approved by the Planning and Zoning Commission and the City Council, and 
the following conditions have been met: 

i) All on-site improvements shall substantially conform to the plans on which the grading permit 
was issued. 
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ii) Applicant shall provide copies of all required testing to the Engineering Department. 

iii) All new and existing utility lines shall be provided through underground installation. 

iv) All requirements of the Sedona Fire District shall have been satisfied.  

v) As-builts shall be provided to the City in digital and hard copy formats acceptable to the City 
Engineer. 

vi) All areas of cut and fill shall be landscaped or dressed in such a manner as to reduce the potential 
for erosion.  

vii) Applicant shall provide a letter, sealed by the engineer of record, verifying that the work, as done, 
is in substantial accordance with the approved plans.  

7. Within thirty days of approval of the Preliminary Plat, the property owner of record of the subject 
property voluntarily agrees to sign and record a waiver acknowledging their waiver of any right to 
claim just compensation for diminution in value under A.R.S. §12-1134 related to the granting of this 
Preliminary Plat approval.  
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Application for (check all that apply): 

  Conceptual Review  Comprehensive Review  Appeal   Time Extension 
 

  Community Plan Amendment  Development Review  Subdivision 
  Zone Change   Conditional Use Permit  Variance 
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Information 

Project Name  

Project Address  Parcel No. (APN)  
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Office Use Only 
Application No  Date Received  

Received by  Fee Paid  

 

Project 
Description  
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project with the City. Please attach additional sheets if necessary.  
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Company  Contact Name  
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City of Sedona 

Department of Community Development 

102 Roadrunner Drive 

Sedona, Arizona 86336 

July 11, 2022 

 

Re: Letter of Intent for The Refuge at Sedona– Preliminary Plat Submittal 

 

Project Team 

Simno Holdings LLC– Developer 

SEC, Inc. – Planning, Engineering and Surveying 

Krishan Ginige (SEC, Inc.) – Authorized Agent (Applicant) 

 

To whom it may concern: 

 

Narrative & Letter of Intent 

Simno Holdings LLC intends to develop vacant parcels 408-10-060B and 408-10-060C 

consisting of a rare 6.46 acres within the city of Sedona into an 11-lot subdivision named 

“The Refuge at Sedona.”   The Refuge is situated in the East half of the Northwest quarter 

of Section 14, Township 17 North, Range 5 East of the Gila and Salt River Base and 

Meridian, Yavapai County, Arizona.  Also, commonly described as found in the City of 

Sedona and situated at the southern end of Golden Eagle Drive.  This development will 

be nestled between established residential homes and subdivisions with dramatic views 

of red sandstone cliffs.   

 

The development’s intent will be to give more residential housing opportunities that 

provide the essence of the Sedona experience.  The Refuge will ensure harmony with the 

natural environment and provide pedestrian access to the National Forest promoting 

public health.  The proposed development will consist of subdividing the property into 11 

residential lots and 3 dedicated tracts for open space that will comfortably fit into the 

area in an orderly and harmonious design.  With 49% of the City of Sedona comprised of 

National Forest and 31% Single Family Residential, designing 11 new residential lots to be 

platted in the city of Sedona has been challenging.  In working with Southwestern 

Environmental Consultants we are excited to share with you our proposed preliminary 

plat.     

 

The property is zoned Single-Family Residential (RS-18) and is surrounded on the North, 

East, and West sides by compatible residential RS-18 and RS-35 properties, as well as 

Coconino National Forest and City of Sedona-owned land at the southerly boundary.  

Refer to the Context Map for site orientation, information on adjoining properties, zoning 

information, land features, roads, trails, existing buildings, and similar information. 

 

With both parcels zoned RS-18, the zoning is intended to accommodate low to medium-

density single-family housing on a minimum lot size of 18,000 sq ft.  The proposed 

development intends to provide a development that fits this exact zoning description.  

This allows for the best potential growth in currently established residential limits.  This plan 

does not require a rezone to a higher density and is in keeping with the RS-18 zone. 



 

 

 

The property Preliminary Plat proposes that the development will meet many standards 

in accordance with The Sedona Land Development Code and minimum subdivision 

standards for current zoning.  Please refer site plan for site configuration, roads, 

pedestrian circulation details, existing site features, and geographical features such as 

Carroll Canyon wash. 

 

Historic Structures 

Near the center of the two parcels, concrete building pads can be found along with 

utility lines.  Looking at the square nut hardware found protruding through the concrete, 

this structure may have been a residential structure built in the early to the mid-20th 

century.  It will be responsibly demolished and moved prior to new home construction. 

  
 

Access 

Roads- The roadway (Refuge Way) will be a privately maintained road comprised of 

asphalt to geotechnical specifications with Maricopa thickened edge.  Access to the 

proposed development is at the end of Golden Eagle Drive. 

 

At the beginning of the proposed entrance, approximately 150 feet will consist of a 

24.3-foot-wide right-of-way.  This section of the road will consist of a road width of 18 feet 

and will include 2-foot shoulders. 

 

Proceeding after the proposed entrance will be a 38-foot right-of-way, road width of 

22’, with no rolled curb or gutter and will accommodate a 10-foot pedestrian path 

along Refuge Way allowing access to the end of the cul-de-sac.  (Please refer to the 

Site Plan for orientation and Road plans for details). 

 

Drainage & Site 

The topographic elevation changes from 4,355.63 at the North entrance to 4,294.53 at 

the Carroll Canyon Wash to the South of the property.  The topographic configuration 

and the general flow pattern is from the Northeast to the Southwest direction.  There is 



 

 

an existing ditch along the West side of the property that is conveying the site sheet 

flows, as well as offsite drainage flows from the North and West.  The ditch is flowing 

South towards Carroll Canyon Wash, which is at the South end of the development.  The 

intent of this development is to provide uninterrupted conveyance to the existing 

West ditch. 

 

Due to the proximity of Carroll Canyon Wash, it is assumed the time of concentration of 

the project is significantly small compared to the peak time of concentration of Carroll 

Canyon Wash.  Therefore, no onsite detention/retention is proposed for the 

development.  Refer to the preliminary drainage Memo for additional information.  House 

development will follow the drainage mitigation and guidelines outlined by the City. 

 

The sheet flow from the proposed house sites on the East will flow towards the main 

road.  The drainage will be captured by a ditch that would run along the road. The 

ditch will be rip-rap protected.  Refer to road plans for additional information. 

 

Flood 

Carroll Canyon Wash flows at the Southwest property corner.  Based on the preliminary 

investigation and the available data the major flows are contained within the banks of 

the channel.  No construction or modification within the active floodplain is anticipated 

for the road development, except for erosion protection.  The impacts due to the sewer 

connection are minimal in nature.  At the time of development of lot 11, engineered 

solutions are to be developed per State and City requirements. 

 

Sensitive Land Review 

Carroll Canyon wash is considered a sensitive land area of the project.  The proposed 

subdivision infrastructure has very minimal impacts on the flow of the wash.  A road 

drainage outlet/erosion protection, and sewer connections are the anticipated work 

impacting the wash.  If lot 11 is developed, engineered solutions would need to be 

provided at the time of the lot development. 

 

A significant area of the site is less than 15% slope with the remainder of the site 

extending up to 30% slope, and small areas exceeding 40%.  Refer to the existing slope 

analysis exhibit.  The site condition is common to the challenges faced in development 

in Sedona. 

 

Utilities 

Water- The project will be connected to Arizona Water Company public water system 

at Golden Eagle Drive.  A mainline extension will be developed up to the cul-de-sac at 

the South end.  Fire hydrants will be per ADEQ, Arizona Water Company, and Fire 

Department standards.  The waterline will be submitted for ADEQ approval.  Refer to 

preliminary water plans for additional details. 

 

Sewer- A main sewer line will be located along the proposed road.  All proposed 

residential units within the development will be connected to this main line.  The mainline 

will be connected to the existing City sewer line, which is located at the southern 

boundary of the property.  The project will coordinate with the City on the main tie-in 

location and requirements.  Refer to preliminary sewer plans for additional details. 



 

 

 

Electric/Telephone/Internet- Electric service will be provided through APS and the main 

distribution line will be located within the proposed road alignment.  Telephone and 

internet services will follow a similar arrangement.  Century Link will be the 

Telephone/internet provider and Patriot Disposal as the Solid Waste provider. 

 

Landscape 

There will be a gated entrance with a keypad set back from Golden Eagle Drive.  There 

will be minimal landscaping at the entrance and the rest of the property, including open 

space, will maintain its natural scape. 

 

Streetlighting 

No street lighting is proposed for this development. 

 

Emergency Services – The Sedona Police Department has provided a Letter of Service 

that is enclosed in this submittal.  The letter states emergency services will service this 

address and the average response time would be approximately five minutes.  Also, the 

President of the Subdivision’s Homeowner’s Association will keep emergency services 

informed of the access code for the private entrance gate.  

 

Traffic 

The applicant engaged in the services of Roundabouts & Traffic Engineering to provide 

a preliminary traffic analysis.  It was found that the development’s small size would not 

significantly impact the surrounding community.   Please refer to Section 3 of this submittal 

for more detailed information from this report.  

 

 

Requested Subdivision Ordinance Exceptions 

 

LDC Section 7.3.F(2)B- We are requesting an exemption from the requirement to have a 

dedication for public right of way from Golden Eagle Drive into the subdivision.  The 

access road within the Refuge will be for private residential use and contain a gate that 

only residents within the subdivision will have access to.  Due to the fact, that the 

subdivision will only have this one access that dead ends, we see no reason to allow 

public vehicular traffic to travel within the subdivision.  The developer is working to allow 

pedestrian foot traffic through to access Nation Forest Service land that is in accordance 

with the GO! Sedona Pathways plan.  

 

LDC Section 7.3.F(4)A- We are requesting an exemption from the required 32-foot road 

width for the proposed entrance of approximately 150 feet.  The developer has spoken 

personally to the adjacent property owners of APN’s 408-10-061A and 408-10-096B 

requesting an easement on each property to further widen the access.  Both adjacent 

property owners denied granting an easement to widen this development’s primary 

access.  The entrance will include a 24.3-foot-wide right-of-way, with proposed paved 

width of 18 feet and will include 2-foot shoulders.  Proceeding after the proposed 

entrance will be a 38-foot right-of-way, with no rolled curb or gutter and will 

accommodate a 10-foot pedestrian path along Refuge Way allowing access to the 



 

 

end of the cul-de-sac. (Please refer to the Site Plan). Private road operation and 

maintenance of the road will be the responsibility of the Owner/HOA. 

 

LDC Section 7.3.F(5)- We are requesting that no sidewalks be required on either side of 

the roadway within the first 150 feet of road length where the existing right-of-way is 

limited to 24.3 feet. The remaining road length will have 10’ wide multiuse path along 

Refuge Way allowing access to the end of the cul-de-sac.  The roadway width is at its 

maximum width due to topography, engineering constraints, and other considerations 

not allowing for sidewalks on both sides of the roadway. 

 

LDC Section 7.3 C(4)B- For subdivisions, at least two points of vehicular access into a 

proposed subdivision shall be provided, where feasible, unless it can be shown to the 

satisfaction of the City Engineer that legal, topographical, and/or engineering constraints 

preclude such access. For lot splits, shared common access shall be provided to the 

maximum extent practicable.  The project is bounded by already developed lots and 

National Forest.  There are no adjoining roads other than Golden Eagle Drive, which the 

project is connecting to (North).  The practical connection for second access would have 

been to the South.  However, Carroll Canyon Wash runs along the South boundary. 

Therefore, we request the requirement for a second access to be waived. 

 

LDC Section 7.3 C(2)D- Flag lots and other irregularly shaped lots are discouraged in new 

and existing subdivisions. Not in compliance, the development is using the maximum 

amount of land available to create the highest density available to the current zoning 

district density standards.  Also, the Carroll Canyon Wash has created difficulties in lot 

shape.  Unfortunately, we are provided with four irregular-shaped lots. 

 

LDC Section 7.3 D(1)B- The sensitive lands are protected through a cluster subdivision, 

pursuant to Section 7.3.J(2), Cluster Subdivision. Not in compliance, a cluster subdivision 

was previously proposed in March 2021 but received significant public pushback.  A 

traditional subdivision is now being proposed due to public input, topography, setback 

standards, and engineering constraints. 

 

 

Community of Sedona Goals The Refuge Will Meet 

 

1. “Grow only within currently established residential and commercial limits” – 

Chapter 3 of the Sedona Community Plan.  The Refuge will be developing the two 

vacant parcels to their max density in accordance with the currently assigned 

zoning. 

2. “Encourage diverse and affordable housing options” - Chapter 3 of the Sedona 

Community Plan.  By developing the two vacant parcels to the maximum 

available density per its zoning, the Refuge will be adding housing supply to a 

market with very high demand.   The additional 11 residential lots could help ease 

the local housing price by creating more supply. 

3. “Ensure harmony between the build and natural environments” - Chapter 3 of the 

Sedona Community Plan.  The engineering and development will not affect the 

sensitive lands within the subdivision.  Home construction will meet the City of 



 

 

Sedona Site and Building Design standards to maintain the natural theme of the 

area.  

4. “Create mixed-use, walkable districts.” - Chapter 3 of the Sedona Community 

Plan.  The developer plans to work with City Council in the implantation of the GO! 

Sedona Pathways Plan to allow for a pedestrian footpath to travel through the 

subdivision that will connect to the National Forest Service land south of the 

development.  See the conceptual walking trail exhibit.  

5. “Create a more walkable and bikeable community”- Chapter 4 of the Sedona 

Community Plan.  The developer plans to work with City Council in the 

implantation of the GO! Sedona Pathways Plan to allow for a pedestrian footpath 

to travel through the subdivision that will connect to the National Forest Service 

land south of the development.  See the conceptual walking trail exhibit. 

 

Requested Land Development Code Meets & Exemptions 

 

Sedona Land Development Code Article 7.3 Subdivision Standards Meets & Exemptions 

 

7.3.B.  

Minimum Standards 

The standards in this article are minimum standards. The City may impose more restrictive 

standards when it finds that they are necessary to conform the design of a proposed 

subdivision to sound engineering or design standards or other standards in this Code, as 

well as the general vision and goals of the Sedona Community Plan. 

 

7.3.C.  

Lot Planning 

The design and layout of lots shall be dependent upon topography, natural vegetation, 

soil conditions, drainage, street traffic, or other conditions. The following standards shall 

apply: 

 

(1)  Number of Lots Created 

a.  Subdivision 

For a new subdivision, the number of lots created shall comply with the maximum 

density limits set forth for the applicable zoning district in Article 2: Zoning Districts. 

In compliance 

b.  Lot Split 

For a lot split, the lots created shall comply with the maximum lot size limits set 

forth for the applicable zoning district in Article 2: Zoning Districts. Not Applicable, 

we are not splitting lots we are developing a subdivision. 

 

https://sedona.municipal.codes/SLDC/2
https://sedona.municipal.codes/SLDC/2


 

 

 

(2)  Lot Size and Configuration 

a.  Lot width, area, and building setbacks shall comply with the minimum 

requirements of this Code and shall be appropriate for the location and 

character of development proposed and for the type and extent of street and 

utility improvements being installed. Modifications may be granted pursuant to 

Section 8.8.B, Minor Modification. In compliance 

b.  Side lot lines shall be at right angles or radial to street lines, except where other 

terrain makes such design impractical. In compliance 

c.  Double frontage lots are discouraged in new subdivisions. In compliance 

d.  Flag lots and other irregularly shaped lots are discouraged in new and existing 

subdivisions. Much consideration was taken when creating lots.  Due to 

geographic constraints, we were not able to prevent irregular-shaped lots 

entirely. 

e.  Corner lots may be required to be wider than interior lots to provide for 

setback requirements. In compliance 

f.  No lot shall be divided by a city, county, school district, or other taxing agency 

boundary. Not Applicable, this subdivision is being created by a private 

developer. 

g.  The construction envelope on a lot shall be determined by the setback 

requirements for the lot and the location of natural and/or topographic features 

such as drainage ways, rock outcrops, native vegetation, and trees. In 

compliance 

 

 

(3)  Drainage 

Lots shall be designed and located to provide positive drainage away from all 

buildings, shall comply with the standards in Section 5.3, Grading and Drainage, 

and shall allow for the infiltration of storm water runoff to the maximum extent 

feasible. In compliance 

 

 

(4)  Access 

a.  Every residential lot shall abut a public or private street. Access to residential 

lots shall be from local streets except as specifically authorized by the Director 

and the City Engineer; and In compliance 

https://sedona.municipal.codes/SLDC/8.8.B
https://sedona.municipal.codes/SLDC/5.3


 

 

b.  For subdivisions, at least two points of vehicular access into a proposed 

subdivision shall be provided, where feasible, unless it can be shown to the 

satisfaction of the City Engineer that legal, topographical, and/or engineering 

constraints preclude such access. For lot splits, shared common access shall be 

provided to the maximum extent practicable. Much consideration was taken 

when creating access.  Due to geographic constraints, we were not able to 

provide secondary access. 

 

 

(5)  Flag Lots 

a.  Notwithstanding any other provision of this Code, if access is serving five lots 

or less (including the flag lot), the width of the flagpole portion of a flag-shaped 

lot shall be no less than: Not Applicable, the development will have more than 

five lots.  

b.  The length of the flag pole portion of the lot shall not exceed 300 feet and 

shall comply with all other standards and measurements of this Code and other 

regulating agencies. In compliance 

c.  Flag lots where the length of the flag pole portion exceeds 130 feet shall 

provide a permanent turnaround approved by the City Engineer and the 

Sedona Fire District. In compliance 

 

(6)  Modification of Construction Envelope Not Applicable at this time.  The developer 

has decided to provide vacant lots for future development. 

 

 

7.3.D.  

Sensitive Lands 

 

(1)  Generally 

Development of lands that are subject to periodic inundation, subsidence of the 

earth’s surface, high water table, or have difficult topography, unstable soils, or other 

natural or manmade hazards to life or property shall be avoided to the maximum 

extent practicable, unless it can be substantiated that: 

a.  The proposed lot configurations and sizes, grading and drainage techniques 

or other special development approaches are reasonable and necessary to 



 

 

protect the public health, safety, or general welfare on any lands to be 

subdivided that are impacted by these characteristics. In compliance 

b.  The sensitive lands are protected through a cluster subdivision, pursuant to 

Section 7.3.J(2), Cluster Subdivision. Pursuant to public feedback, topography, 

setbacks, and engineering constraints, the Refuge will not meet this requirement. 

c.  The Council may approve subdivision of such land upon receipt of evidence 

from the City Engineer, the County Flood Control Districts, State and County 

Health Authorities, and other area Emergency Services Authorities that the 

construction of specific improvements can be expected to render the land 

suitable. Construction upon such land shall be prohibited until specified 

improvements have been planned and construction guaranteed. In compliance 

 

(2)  Steep Slope and Ridgeline Development Not Applicable. The buildings will not 

be developed upon a ridgeline.  

 

(3)  Hillside Development Area Lots 3,4,7,8 & 11 of the proposed subdivision will have 

an average slope that exceeds 15%.  Please refer to the Existing Hillside Slope 

Analysis exhibit for details. 

 

 

7.3.E.  

Block Layout Not Applicable, the land configuration will not allow for a residential block 

layout like described in the defined terms of the LDC. 

 

 

7.3.F.  

Street Design 

All public and private streets shall comply with the Engineering Standards Manual and 

the Sedona City Code, and shall comply with the following standards: 

 

(1)  Conformance with Adopted Plans 

Whenever a tract to be subdivided is located within an area for which a CFA or 

Specific Area Plan has been approved by the City Council, the street arrangement 

shall conform substantially to this plan. In compliance 

 

(2)  Coordination of Streets 



 

 

a.  All new collector and local streets shall connect with surrounding streets at 

safe and convenient locations as required by the Director to allow convenient 

movement of traffic and reasonable access for emergency vehicles. In 

compliance 

b.  When connections to surrounding streets are proposed or required by the 

City, public right-of-way shall be dedicated and streets developed to existing 

paved rights-of-way. Unable to provide public vehicular access because the 

subdivision is a dead-end road within in a private subdivision. 

c.  Where there is no paved street between the subdivision and an existing 

paved street, an interim street, improved in accordance with local street 

standards, shall be constructed by the applicant for developments with densities 

in excess of one residential unit per two acres of land. Not Applicable 

d.  Whenever possible, proposed intersections along one side of a street shall 

coincide with existing or proposed intersections on the opposite side of such 

street. Where a centerline offset (jog) occurs at an intersection, the distance 

between centerlines of the intersecting streets shall be not less than required by 

the Engineering Standards Manual. Not Applicable 

e.  The street pattern shall not cause adjacent property to be landlocked nor 

prevent access to public land. In compliance 

 

(3)   Street Intersections 

a.  Streets shall be arranged in relation to existing topography to produce streets 

of reasonable gradient to facilitate adequate drainage and to produce 

desirable lots of maximum utility. In compliance 

b.  Where a subdivision abuts or contains the right-of-way of a drainage way, a 

limited access highway or an irrigation ditch or abuts a commercial or industrial 

land use, the Director may require the location of a street approximately parallel 

to and on each side of this right-of-way at a distance suitable for appropriate use 

of the intervening land. This distance shall be determined with due regard for 

approach grades, drainage, bridges or future grade separations. In compliance 

 

(4)  Street Design Standards 

a.  Streets shall be related appropriately to the expected use of the property. 

Minimum requirements for street right-of-way, pavement width, and other 

standards for public and private streets are set forth in the Engineering Standards 

Manual.  Much consideration was taken when creating access.  Due to 



 

 

geographic constraints, we were not able to provide 32-foot-wide access for a 

portion of the roadway. 

 

b.  Other designs and materials may be required for the construction of streets, 

curbs, and sidewalks when, in the determination of the City Engineer, such 

methods would be more environmentally desirable or more in keeping with the 

design of the development or neighborhood. In compliance 

c.  Turnarounds shall be provided at the ends of cul-de-sacs and at elbows on 

one-way streets. Turnarounds shall meet the minimum requirements of the 

Sedona Fire District. In compliance 

 

(5)  Sidewalks 

Unless otherwise provided in this Code, sidewalks shall be provided by the developer 

and installed on both sides of all arterials, collector streets, and local streets (including 

loop lanes and cul-de-sacs), and within and along the frontage of all new 

development. Also see Section 5.4.H, Pedestrian and Bicycle Circulation. In efforts to 

conserve more of the natural environment, topography, and engineering constraints 

sidewalks on both sides of the road is not achievable.  

 

7.3.G.  

Street Naming and Traffic Control Signs 

 

(1)  Continuation of Existing Names 

The subdivider shall indicate the street name for public streets on the preliminary 

plat by projecting existing north-south and east-west street names that fall in 

alignment. Where no current streets are in alignment, the subdivider may 

propose a name subject to final approval by the City Engineer and City Council. 

In compliance 

 

(2)  Street Signage 

a.  All streets in a subdivision shall be named and identified by signs installed at 

every street intersection. In compliance 

b.  These signs shall be standard street signs as indicated in the current edition of 

the Manual on Uniform Traffic Control Devices. In compliance 

c.  All traffic control signs, as well as street name signs, required in a subdivision 

shall be provided and installed by the City at the expense of the subdivider in 

https://sedona.municipal.codes/SLDC/5.4.H


 

 

conformance with the current edition of the Manual on Uniform Traffic Control 

Devices and any relevant Arizona state supplements. In compliance 

7.3.H.  

Easement Planning 

 

(1)  Easements for utilities shall be provided as necessary to ensure the provision 

of services to each lot. The developer will provide to the Director written 

documentation of approval by the utilities with respect to easements. In 

compliance 

 

(2)  Areas dedicated for easements shall have sufficient width for roadway and 

other improvements, including roadway, drainage, utilities, pedestrian access 

with consideration of sidewalks, slope, landscaping, and consideration of bike 

lanes.  

 

(3)  Land within a public street or land within a utility easement for major power 

transmission (tower) lines or pipelines, or land within an access and/or 

ingress/egress easement, shall not be considered part of the minimum required 

lot area or lot width except where lots exceed one-half acre in area. This shall not 

be applicable to land involved in utility easements for distribution or service 

purposes. In compliance 

 

(4)  Drainage easements shall be provided to the satisfaction of the City 

Engineer and the County Flood Control District. Drainage easements shall be 

provided as required by the Engineering Standards Manual. Such easements 

shall not necessarily prohibit construction over drainage ways so long as required 

flows are maintained. In compliance 

 

(5)  Buildings above drainage easements shall be constructed such that the 

supporting foundation bridges the drainage easement and allows for removal 

and replacement of the drainage facility. In compliance 

 

(6)  Easements necessary to ensure nonmotorized access to adjacent public 

lands shall be provided to the satisfaction of the Director and the Forest Service. 

In compliance 

 



 

 

(7)  Trails and/or walkways may be required where essential for circulation or 

access to schools, playgrounds, shopping centers, transportation and other 

community facilities. Such trails and/or walkways may be used for utility purposes. 

[Ord. 2020-04 § 1, 9-8-20 (Res. 2020-16)]. Not Applicable, this subdivision does not 

abut or provide a viable connection to schools, playgrounds, shopping centers, 

transportation and other community facilities. 

 

 

7.3.I.  

Reservation of Land for Public Use 

Land areas within a subdivision may be reserved for parks, trails, recreational 

facilities, and other public facilities including open space, drainage facilities, 

storm water facilities, and wastewater facilities; provided, that the reservations 

are in accordance with adopted specific plans and other goals, objectives and 

standards adopted by the City Council to ensure that City-identified amenities 

and community benefits are provided. In compliance  

 

7.3.J.  

Alternatives to Subdivision Standards Not Applicable, the development will use a 

standard subdivision design. 

 

Project Review for LDC Section 8.3.E (5) 

The proposed development is consistent with the LDC and other applicable regulations, 

with minimal impacts to surrounding properties, and in compliance with utility, 

improvement, road and traffic standards. 

 

We request the approval of the preliminary Plat. Additional details and analysis would be 

developed at the time of final Plat and construction plans. Should you have any 

questions, or need any additional information, please contact me at (928) 634-5889 or 

kginige@sec-landmgt.com.    

 

Sincerely, 

 

 
 

G. Krishan Ginige PE, MS, CFM, President 

https://sedona.municipal.codes/enactments/Res2020-16?product=SLDC
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December 17, 2021 

 

 

City of Sedona 

Department of Community Development 

102 Roadrunner Drive  

Sedona, Arizona 86336 

 

Re: Citizen Review Process for The Refuge at Sedona 

 

 

Project Team 

Simno Holdings LLC– Developer 

SEC, Inc. – Planning, Engineering and Surveying 

Krishan Ginige (SEC, Inc.) – Authorized Agent (Applicant) 

 

 

General Information- Simno Holdings LLC intend to develop parcels 408-10-060B & 408-10-060C 

consisting of 6.46 acres located within the City of Sedona and is situated at the end of Golden Eagle 

Drive. The proposed project will be a subdivision development consisting of eleven (11) residential lots.  

 

Public outreach 

• Letters were circulated on January 22, 2021 to property owners within 300 feet of the project 

site and owner information was provided by the City.  

• A citizen participation meeting was held on February 2, 2021 at 3 pm onsite at 165 Golden 

Eagle Drive, Sedona. Please see the attached sign-in sheet. 

• Public outreach through public communication (e-mails/letters) to the City staff & development 

team. Refer public comments attached.    

 

Following is a summary of the public input and the action/clarification by the design team. 

Public Comment/Input Review comment/Proposed Action 

Lot size The original intent was to develop the project as a 

clustered site. This would have created more open space 

however would have reduced the size of some of the lots. 

After public comments the project was redesigned as a 

conventional subdivision which now meets the min 

requirement of 0.4 acres. 

Flag Lots The original intent was to develop the project as a 

clustered site. After public comments and reconfiguration 

of the site, flag lots are eliminated. 

http://www.sec-landmgt.com/
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Traffic There were questions on the traffic impacts. A traffic 

impact analysis was conducted and deemed no adverse 

impact due to the development. 

Operation and maintenance of the 

subdivision. 

The sub-division would be a gated community with 

privately maintained roads. The developments will be 

based on agreed upon CC & R.  

Building set back The original intent was to develop the project as a 

clustered subdivision. Under the clustered design some 

setbacks were adjusted to meet the design intent. 

However, based on the new site plan, setbacks meet the 

standard subdivision requirements.    

Public Trail Under the clustered design concept, project included a 

public trail which would have connected from Golden 

Eagle Drive to the south of the property through the open 

areas. There were major concerns at the public meeting 

on the increase pedestrian and bike traffic. Additionally, 

there were concerns that dedicating a public trail will 

attract uses from all over the town including visitors and 

have challenges with unauthorized vehicle parking on 

Golden Eagle Drive. The original design was to use the 

natural trail in conjunction with sharing the road with 

striping, which was not supported by the City. Therefore, 

as part of the new configuration the public trail is no 

longer provided. However, 10’ multiuse path is provided 

for the use of the residents. 

 

The above chart summarize the public input and the action taken by the developer.  

 

Should you have any questions, or need any additional information, please contact Krishan Ginige at 

(928) 634-5889 or kginige@sec-landmgt.com.    

 

Sincerely, 

 

 

 
 

 

G. Krishan Ginige PE, MS, CFM 

President     

 

 

http://www.sec-landmgt.com/
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Attachments 

 

- Public Outreach & Invitation to neighborhood meeting 

- Public Outreach, Neighborhood meeting- Sign in Sheet 

- Public Outreach, Neighborhood meeting- Photos 

- Public Outreach, Neighborhood meeting- Sign in Sheet 

 

 

 

 

 

  

http://www.sec-landmgt.com/


  

 

SOUTHWESTERN 

ENVIRONMENTAL 

CONSULTANTS, INC. 

 

www.sec-landmgt.com 

info@sec-landmgt.com 

CORPORATE OFFICE: 

20 STUTZ BEARCAT DRIVE #6 

SEDONA, ARIZONA 86336 

(928) 282-7787 

Fax: 282-0731 

 

BRANCH OFFICE: 

825 COVE PARKWAY 

COTTONWOOD, ARIZONA 86326 

(928) 634-5889 

Fax: 634-2222 

 

“Growth is inevitable… it’s planning that makes the difference.” 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Public Outreach, Invitation to neighborhood meeting 
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Public Outreach, Neighborhood meeting- Photos 
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Public Outreach, Public Comments 
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Parcel  Owner  Address  City  State  Zip

408-09-007  CUNNINGHAM ANNE R  PO BOX 514  SEDONA  AZ 863390514

408-09-008  PIZZOLATO JANIS E  120 TABLE TOP RD  SEDONA  AZ 863365109

408-09-008A  RINALDO DEBRA L  170 TABLE TOP RD  SEDONA  AZ 863365109

408-09-009  HENRY LINDA  210 TABLE TOP RD  SEDONA  AZ 863365145

408-09-010
 MCCONNELL LINDSAY A
& CYNTHIA J RS  250 TABLE TOP RD  SEDONA  AZ 863365145

408-09-010A
 BARNHART FAMILY
TRUST  230 TABLE TOP RD  SEDONA  AZ 863365145

408-09-011
 KERCHNER JONATHON B
&  300 N PAYNE PL  SEDONA  AZ 863364543

408-09-012  YOST MICHAEL  6542 OAKHURST CIR
 HUNTINGTON
BEACH  CA 926486636

408-09-013  FRIEDER LIVING TRUST  370 CAROL CANYON DR  SEDONA  AZ 863365166

408-09-014
 DICKISON FAMILY LIVING
TRUST  165 TABLE TOP RD  SEDONA  AZ 863365140

408-09-015  REILLY MICHAEL J &  125 TABLE TOP RD  SEDONA  AZ 863365140

408-10-009A
 GAMMON DAVID A &
SUSAN  RS  121 DOLLY ST  PUNTA GORDA  FL 339505461

408-10-011  DEVORE JAMES F &  220 CANYON WREN DR  SEDONA  AZ 863365135

408-10-012
 OLIVER RICHARD C &
JANE A RS  3519 N MONTE VISTA DR  FLAGSTAFF  AZ 860041772

408-10-013
 YORK GREG & CELESTE M
RS  2700 PRAIRIE FALCON DR  SEDONA  AZ 863365107

408-10-014  WORDEN FAMILY TRUST  2726 E AMBERWOOD DR  PHOENIX  AZ 850489302

408-10-031  FLOYD SUSANNE K  351 5TH AVE # 3  SAN FRANCISCO  CA 941182344

408-10-032  SPLAN DAVID E  2600 TIMBER OWL RD  SEDONA  AZ 863365266

408-10-033
 SCHULTZ BARBARA A
(BD)  2590 TIMBER OWL RD  SEDONA  AZ 863365211

408-10-036
 BREWER JACK & GINA RS
(BD)  PO BOX 3704  SEDONA  AZ 863403704

408-10-037
 ARANCIBIA SUZANNE  UI
&  633 VIA LINDA  NEWBURY PARK  CA 913206781

408-10-038  HICKS ARTHUR N II &  PO BOX 2243  SEDONA  AZ 863392243

408-10-039
 HARRIS DEDE M LIVING
TRUST  2595 TIMBER OWL RD  SEDONA  AZ 863365210

408-10-040
 ARNER R THOMAS &
SANDRA D JT  2575 TIMBER OWL RD  SEDONA  AZ 863365210

408-10-059C  FRANK JUDY E &  225 CANYON WREN DR  SEDONA  AZ 863365135

408-10-059D  MORGON THOMAS L  5540 BALDWIN AVE  TEMPLE CITY  CA 917802627

408-10-059E
 DEBORD CURTIS L &
MARY JT  12301 INTERSTATE 80 E  SPARKS  NV 894346668

408-10-059G
 BORGOGNI RIMA
MARIA(BD)

 15480 LAGUNA CANYON RD
SUITE 100  IRVINE  CA 926182114

408-10-059H  MCCREA MICHAEL  72915 AMBER ST  PALM DESERT  CA 922605947

408-10-060B  SIMNO HOLDINGS LLC  PO BOX 4449  SEDONA  AZ 863404449

408-10-060C  SIMNO HOLDINGS LLC  PO BOX 4449  SEDONA  AZ 863404449

408-10-060M
 HOODA FAMILY
REVOCABLE TRUST  388 FELIPE CMN  FREMONT  CA 945396327

408-10-060N  AUSTIN ESTHER J  123 BLUE JAY DR  SEDONA  AZ 863365217

408-10-060R
 TURNER CHRISTOPHER J
& KATHRIN RS  111 BLUE JAY DR  SEDONA  AZ 863365217

408-10-060U
 WILD RIVER PROFIT
SHARING PLAN  PO BOX 4393  SEDONA  AZ 863404393

408-10-060Y
 CHAIKIN HENRY R &
MARGUERITE S RS  PO BOX 4393  SEDONA  AZ 863404393

408-10-061A
 MILLER MELODY ESTATE
OF &  PO BOX 1477  SEDONA  AZ 863391477

408-10-061C  CID1 LP
 6200 E CANYON RIM RD STE
201  ANAHEIM  CA 928074315

408-10-061D  MILLER MELODY &  PO BOX 1477  SEDONA  AZ 863391477

408-10-063
 CHAIKIN HENRY R &
MARGUERITE S RS  PO BOX 4393  SEDONA  AZ 863404393

408-10-063A
 CHAIKIN HENRY R &
MARGUERITE S RS  PO BOX 4393  SEDONA  AZ 863404393

408-10-064A  MADHAVAN RAJAN &  1376 HALIBUT ST  FOSTER CITY  CA 944041950

408-10-064F  BENNETT ELAN AKA  175 W HUMMINGBIRD LN  SEDONA  AZ 863365208

408-10-066
 WOISETSCHLAERGER
JOHN  901 CHANCERY LN  CARY  IL 600133231

408-10-067
 KOPIETZ DEANNE M
BYPASS TRUST  PO BOX 4241  SEDONA  AZ 863404241

408-10-068
 CARPENTER LIVING
TRUST  170 W HUMMINGBIRD LN  SEDONA  AZ 863365209

408-10-069  GROSE TIM M &  190 W HUMMINGBIRD LN  SEDONA  AZ 863365209

408-10-070
 LELAND BRAMWELL
PERRY & NOBLE ANN RS  1008 CAMELOT CIR  FORT COLLINS  CO 805252806

408-10-071
 PIERCE ANDREW K &
JENNIE D &  830 SPARTA DR  LAFAYETTE  CO 800261125

408-10-072  RAUCH KARI  989 S MAIN ST STE A-109  COTTONWOOD  AZ 863264601

408-10-089  STANG TROY V  13913 E YUCCA ST  SCOTTSDALE  AZ 852594639

408-10-090
 WHITE JOHN H & ELLEN
CO-TRUSTEES  PO BOX 3864  SEDONA  AZ 863403864

408-10-095  ADLER LIVING TRUST  165 BLUE JAY DR  SEDONA  AZ 863365217

408-10-096B
 MADDUX REAL ESTATE
LLC  5 LISA LN  SEDONA  AZ 863365123

408-10-096C
 TURNER CHRISTOPHER J
& KATHRIN RS  111 BLUE JAY DR  SEDONA  AZ 863365217

408-28-019  HULSEBUS W & M TRUST  PO BOX 304  SEDONA  AZ 863390304

408-28-019G
 KAGAWA-FUJII
REVOCABLE TRUST  500 FOOTHILLS SOUTH DR  SEDONA  AZ 863365024

408-28-021F  SPERA TRUST  550 EL CAMINO RD  SEDONA  AZ 863365127

408-28-021J
 RIORDAN MARK R &
TAMARA J JT  548 EL CAMINO RD  SEDONA  AZ 863365127

408-28-021K  HULSEBUS W & M TRUST  PO BOX 304  SEDONA  AZ 863390304
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 https://sedonaaz.sharepoint.com/sites/CD/Documents/CUR_PLNG/DCD_2020/Projects/PZ20-00007 (SUB) Refuge at Sedona/Preliminary Plat/Subdivision 
Checklist.docx 

Subdivision Checklist 
Land Development Code Article 7 
PZ20-00007 (SUB) The Refuge at Sedona 

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

 
Article 7 of the Sedona Land Development Code contains principles and standards applicable to the subdivision of 
properties. This Article sets the minimum criteria for review and approval of all new subdivisions by the City’s 
Community Development Department, Planning & Zoning Commission, and City Council. Applicants of proposed 
subdivisions must demonstrate compliance with these standards.  

Review Date:  October 18, 2022 

Reviewer:  Cari Meyer, Planning Manager 

Color Coding Full Compliance Partial Compliance Non-Compliance Not Applicable 
 

7.3 Subdivision Standards 
 7.3.C: Lot Planning 

 Evaluation:  

(1) Number of Lots Created, Subdivision: The property is zoned RS-18, which permits a maximum of 2 
units per acre. The property is 6.46 acres and there are 11 lots in the proposed subdivision, a 
density of 1.7 units per acre. 

(2) Lot Size and Configuration 
a. All lots are a minimum of 100 feet in width and have a minimum of 18,000 square feet. Building 

setbacks are shown on the plat and will be reviewed when building permit applications are 
submitted for the lot. No exceptions are being requested.  

b. All side lot lines are at approximately 90 degrees to the street except for where the lot lines 
are adjusted to follow contour lines.  

c. No double frontage lots are proposed.  
d. No flag lots are proposed and all irregular lot lines are existing property lines, not new lot lines.  
e. No corner lots are proposed.  
f. No lots are divided by a city, county, school district, or other taxing agency boundary.  
g. A City-designated floodplain impacts lots 6, 10, and 11. Compliance with floodplain 

requirement will be reviewed when building permit applications are submitted for the 
properties.  

(3) A preliminary grading and drainage plan was provided with the application and reviewed and 
approved by the City’s Public Works Department. A Final grading and drainage plan will be required 
to be submitted with the building permit application for the infrastructure.  

(4) Access 
a. All lots are accessed off of the proposed Refuge Way, a private street, which connects to 

Golden Eagle Way, a public street.  
b. The subdivision provides one point of access (Golden Eagle Way). A second access point is 

infeasible, as there are no other adjacent rights-of-way, all surrounding properties are either 
privately owned or the Forest Service. One adjacent property is owned but the City, but is the 
location of a wastewater lift station and is accessed via a private easement across a separate 
parcel. A second access point is infeasible.  

(5) No flag lots are proposed. 
(6) No construction envelopes are being modified with this application.  

http://www.sedonaaz.gov/cd
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Compliance: ☐ Yes ☒ Partial ☐ No ☐ Not Applicable 
• The proposed subdivision is compliant with this section of the code with the exception of 4.b, 

which requires two access points where feasible. The applicant has stated that a second access 
point is infeasible due to legal constraints. Staff is supportive of the single access point for this 
subdivision.  

7.3.D: Sensitive Lands 
 Evaluation:  

(1) The proposed subdivision includes land with steep topography and a floodway in the southwest 
corner of the site. The applicant explored to possibility of doing a cluster subdivision. However, 
that plan was met with opposition from the neighboring property owners, so they opted to do a 
traditional subdivision. Lot 11, which is most impacted by the floodway, is the largest lot on the 
site, which will allow for a building envelope that is not impacted by the flood way. How access to 
this site is provided across the floodway will be reviewed when the lot is developed, and is not a 
part of this subdivision. The applicant has provided a geotechnical/soils report. This report contains 
recommendations and design considerations for future structures in this subdivision.  

(2) The lot generally slopes from east to west and does not contain any true ridgelines. The streets 
and lots lines are appropriately located based on the site’s topography.  

(3) The site is considered a Hillside Development Area, as slopes exceed 15%. The plat proposes a 10 
foot wide trail rather than sidewalks on each side of the road. The street is a minimum of 16 feet 
in width.  

Compliance: ☒ Yes ☐ Partial ☐ No ☐ Not Applicable 
7.3.E: Block Layout 
 Evaluation: The subdivision does not propose any blocks.  

Compliance: ☐ Yes ☐ Partial ☐ No ☒ Not Applicable 
7.3.F: Street Design 
 Evaluation:  

(1) There are no CFA or Specific Area plans approved for this property. The GO! Plan includes a trail 
connection through this property, which the applicant has included as part of the plat.  

(2) The proposed Refuge Way connects to Golden Eagle Way. No other public or private streets are 
adjacent to the property.  

(3) The proposed Refuge Way connects to Golden Eagle Way. No other intersections are adjacent to 
the property. 

(4) The streets have been designed to the minimum standards of the Engineering Manual, with the 
exception of the first 150 feet of Refuge Way. This section of road is limited in width due to the 
limited width of the access to the lot. The applicant has requested an exception for this section of 
the road. The property is currently 24.3’ wide and the adjacent neighbors have denied granting an 
easement to widen the road. This section of road is straight, so no visibility issues are anticipated 
and the road widens to the minimum width once there is sufficient property owned by the 
applicant. Staff is supportive of this request.  

(5) The applicant is requesting that the sidewalk requirement be waived for the first 150’ of Refuge 
Way, as the property is not wide enough to accommodate a sidewalk along with the street. As the 
section of the street without a sidewalk is limited in length and is straight, with no curves/blind 
spots, Staff is supportive of this request. They are also requesting that a 10’ wide shared use path 
on one side of the street be permitted in lieu of 5 foot sidewalks on both sides of the street. This 
request is also supported by the Hillside Development Area allowance (LDC Section 7.3.D(3)), 
which allows sidewalks to be replaced by trails or pathways. Staff is supportive of this request.  
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Compliance: ☐ Yes ☒ Partial ☐ No ☐ Not Applicable 
• As outlined above, the applicant is requesting exceptions to the street width and sidewalk 

requirements. Due to the constraints of the property, including the property width off of Golden 
Eagle Drive, and the topography, Staff is supportive of these requests.  

7.3.G: Street Naming and Traffic Control Signs 
 Evaluation: The applicant has proposed “Refuge Way” as the name of the new street. Final approval of 

street names will be done by the Public Works Department. 

Compliance: ☐ Yes ☐ Partial ☐ No ☐ Not Applicable 
7.3.H: Easement Planning 
 Evaluation: The road is within its own tract, not an easement, and has sufficient width for all associated 

improvements. The plat provides for public pedestrian access to the adjacent National Forest Land. All 
other required easements have been provided.  

Compliance: ☐ Yes ☐ Partial ☐ No ☐ Not Applicable 
7.3.I: Reservation of Land for Public Use 
 Evaluation: The plat shows a conceptual location of the pedestrian easement to the Forest Service land. 

No other land is proposed to be reserved for public use.  

Compliance: ☐ Yes ☐ Partial ☐ No ☐ Not Applicable 
7.3.J: Alternatives to Subdivision Standards 
 Evaluation: While the applicant originally considered a cluster subdivision, the neighbors objected and a 

traditional subdivision is being proposed.  

Compliance: ☐ Yes ☐ Partial ☐ No ☒ Not Applicable 
 
Other Considerations:  
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         PO Box 4393 
        Sedona, AZ 86340 
        January 4, 2021 
 
 
 
Cari Meyer, Senior Planner 
City of Sedona 
 
sent via E-Mail on January 24, 2021 
CMeyer@sedonaaz.gov 
 
RE:    The Refuge at Sedona 
 165 Golden Eagle Drive 
 408-10-060B and C 
 
Dear Cari and members of the Sedona P&Z Commission, 
 
I am the Broker of Verde Valley Properties, and have worked as a real estate Broker in 
the Sedona Verde Valley area since 1987. I currently reside at my home at 115 Blue Jay 
Drive, in the vicinity of the proposed subdivision. 
 
Although I generally support in-fill development projects, I do have concerns about the 
access road to this proposed subdivision. 
 
If these parcels were part of the Thunderbird Hills subdivision, they would be considered 
“flag lots”, with a narrow driveway to provide access from a public street.  Under these 
circumstances the width of this “flag pole” driveway access would be sufficient for a 
single-family residence. 
 
If the City approved a three lot “lot split”, perhaps this narrow access driveway would 
also be acceptable. 
 
But to accept this narrow 24 foot-wide access road, without room for emergency pull 
offs, for a 12-lot subdivision would be a traffic and safety hazard to all future 
homeowners in the proposed subdivision and adjoining Thunderbird Hills properties. 
 
The developers should acquire the additional land required to meet the minimum city 
standards for public easement and paved roadway width to allow for emergency access, 
emergency shoulder pull offs, and to ease the traffic congestion that will impact the quiet 
end of the road cul-de-sac of Golden Eagle Drive. 
 
Thank you 
Hank Chaikin, Broker 
Verde Valley Properties 

mailto:CMeyer@sedonaaz.gov
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