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Staff Report 
PZ24-00002 (ZC) 
Safe Place to Park 

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

 
PROJECT DESCRIPTION 
This is a City-initiated request for approval of a Zone Change (ZC) to amend an existing Planned 
Development (PD) zoning to add the “Safe Place to Park” program, as described in the application 
materials, as a permitted use.  

The property is zoned PD. Development in a PD is subject to standards included in, or referenced in, an 
approved PD development plan (LDC Section 2.21.C). The existing PD zoning was adopted specifically for 
the Cultural Park use (amphitheater and parking areas). While the zoning of the property will remain PD, 
in order for the proposed use to be established, the permitted uses in the PD need to be amended.  

APPLICATION COMPONENTS 
While the zoning of the site would remain the same, this application would add the “Safe Place to Park” 
program as a permitted use. The following must be approved:  

1. Zone Change (ZC) 
a. The requested ZC would not change the PD zoning of the property, but would add “Safe 

Place to Park”, as described in the application documents, as a permitted use.  
b. As this property is within the Western Gateway Community Focus Area (CFA), no 

Community Plan amendment is needed if the proposal is found to be consistent with the 
adopted CFA Plan.   

c. The PD zone provides for development as specifically outlined in a development plan. 
Therefore, if approved, the Safe Place to Park program must operate as described in the 
application documents. Any changes from this plan would require another PD 
amendment.  

BACKGROUND 
Site Characteristics 

• The property is located at the northwest corner of the former Cultural Park, northwest of the 
intersection of W State Route 89A and Cultural Park Place in Yavapai County (See Attachment 1).  

• The property is accessed via Cultural Park Place.  
• The property is currently vacant/unused, but was previously developed as a parking area for the 

Cultural Park amphitheater.  
• There are no floodplains on the property.  
• The property is not part of a recorded subdivision. 

Cultural Park Property 
The property was previously developed as the Cultural Park, an outdoor amphitheater operated by a 
private entity. The amphitheater ceased use in the early 2000s and the site was unused until the City of 
Sedona purchased the property in December 2022, with the expressed intent of developing multi-family 
housing. The Housing Department is evaluating proposals for a “Phase 1” housing project on the 
northeast corner of the property and the Community Development Department is preparing an RFP to 
begin a Master Plan for the remainder of the Cultural Park, anticipating that will begin after completion 
of the Community Plan Update.  

Page 2

http://www.sedonaaz.gov/cd
https://sedona.municipal.codes/SLDC/2.21.C
https://www.sedonaaz.gov/your-government/departments/community-development/community-focus-areas/western-gateway-cfa


PZ24-00002 (ZC) Safe Place to Park 
 

https://sedonaaz.sharepoint.com/sites/City/Documents/5. DEPARTMENTS/COMMUNITY DEVELOPMENT/Safe Place to Park/Staff Report (SPTP).docx 

While the City is actively pursuing development of the property, given that the processes that will need 
to be completed, it will likely be a few years before construction begins.  

Safe Place to Park Program 
While the City is going through the Master Planning Process for the entire property, the Housing 
Department is proposing to use a portion of the property for a Safe Place to Park Program. For a complete 
explanation of this program, please refer to the application materials (See Attachment 2).  

The Safe Place to Park would be a temporary solution providing a safe parking area for individuals and 
families who work or attend school in Sedona yet are experiencing vehicular homelessness. The program 
aims to offer secure space, basic amenities, and connections to housing and supportive services. 
Program components include the following:  

• A designated safe parking area for those living in their cars 
• Shower trailers and portable restrooms  
• Waste and recycling receptacles 
• Wayfinding signs and dark sky compliant lighting fixtures 

The site will be managed by the Verde Valley Homeless Coalition, which will also work to connect 
participants to supportive services and will provide regular reports to the City of Sedona.  

Community Plan and Zoning Designations 
The property is designated Public/Semi-Public (P/SP) and Planned Area (PA) in the Community Plan and 
is within the Western Gateway CFA. No Community Plan Amendment is required if the proposal is found 
to be compliant with the CFA Plan.  

The property is zoned PD. Development in a PD district is subject to standards included in, or referenced 
in, an approved PD development plan (LDC Section 2.21.C). The existing PD zoning was adopted 
specifically for the Cultural Park use (amphitheater and parking areas). In order for the proposed use to 
be established, the permitted uses in the PD need to be amended. 

The LDC states the PD district is intended to achieve the following purposes: 

1) To implement the Sedona Community Plan and Community Focus Area plans; 
2) To allow various combinations of land uses; 
3) To ensure compatibility between residential and nonresidential and/or mixed-use areas and 

to minimize potential noise and visual impacts to residential areas from adjacent more 
intensive uses; and 

4) To facilitate development by permitting greater flexibility than allowed by the strict 
application of the Code in exchange for more creative and imaginative designs with a higher 
level of amenities and public benefits than is otherwise possible under the base zoning 
districts. 

 LDC Section 2.21.A 

PUBLIC INPUT 
• The LDC requires public outreach to property owners within 300 feet of the project site. As the 

only properties within 300 feet of the project site are owned by the City or National Forest, the 
Housing Department conducted expanded public outreach, including the following:  

o Broadcast and print news (TV, radio, internet) 
o Flyer distribution to local businesses and public locations (Sedona Library, local parks) 
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o Social media posts (Facebook, Instagram) 
o Word-of-mouth 

• A summary of the outreach efforts is included in the application packet (Attachment 2) 
• Project documents were placed on the Projects and Proposals page of the Community 

Development Department website.  
• Staff completed the required public noticing, including mailings, posting on the property, and 

publishing a notice in the Red Rock News. 
• All notices contain contact information and a way to submit comments. The application packet 

contains all public comments received during the Housing Department’s outreach. The 
comments Staff has received during this review process are included as Attachment 4.  

REVIEW AGENCY COMMENTS AND CONCERNS 
The Housing Department has been in communication with all applicable agencies as they developed 
plans for the program, including Public Works, Police, Fire, and the Forest Service. The requirements and 
recommendations from these agencies have been incorporated into the program as presented in the 
application materials.  

DEVELOPMENT PROPOSAL 
A detailed description of the proposal is included in Attachment 2 and is summarized below.  

Program Components 
• The City will provide shower trailers, restrooms (including ADA versions), meal 

preparation/cooking area, and trash and recycling receptacles.  
• The site will be managed by Verde Valley Homeless Coalition, which will also help connect 

program participants to housing and supportive services and provide monitoring and evaluation 
of the program.  

Access, Traffic, and Parking 
• Access to the site is off Cultural Park Place, which intersects with W State Route 89A at a 

signalized intersection. This use will not alter existing access. 
• The site is controlled by a gate which will remain closed during the day when the site is not open 

(vehicles must be moved every day).  
• As an initial phase, there is space for 40 vehicles (2 ADA spaces) and 2 RVs. There are areas for 

the program to expand if needed.  
• There is an area for the site manager at the entrance to the site where check-in will occur.  
• If needed, temporary fencing may be installed to ensure the designated access points are used 

and unregulated access to other areas of the property or the National Forest does not occur. 

Hours of Operation 
• The site will operate 7 days per week from 4:00 pm to 8:00 am. Vehicles cannot remain on the 

site during closed hours (8:00 am to 4:00 pm). 

Signage 
• The entrance to the site will have signage identifying what the site is being used for and contact 

information.  
• Additional signs will be used within the site to number parking spaces and provide other general 

wayfinding information.  
• Housing staff will work with Community Development staff to ensure all signs meet LDC 

requirements (size, location, color, etc.) 
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REVIEW GUIDELINES 
The following is requested from the Planning and Zoning Commission at this time: 

• ZONE CHANGE: Recommendation to City Council

The decision of whether to make a particular zoning amendment is a legislative policy action left to the 
judgement and discretion of the Planning and Zoning Commission and City Council. A variety of factors 
are considered when making these decisions, including how the proposal relates to the community’s 
vision and overall consistency with the Sedona Community Plan. The Planning and Zoning Commission 
is being asked to evaluate the proposal and forward a recommendation to the City Council. The following 
is Staff’s evaluation of the proposal based on that criteria.  

DISCUSSION 
Project Summary 
This project proposes an amendment to an existing PD, adding the “Safe Place to Park” program as a 
permitted use. The PD zoning district is intended to achieve the following purposes:  

1) To implement the Sedona Community Plan and Community Focus Area plans;
2) To allow various combinations of land uses;
3) To ensure compatibility between residential and nonresidential and/or mixed-use areas and to

minimize potential noise and visual impacts to residential areas from adjacent more intensive
uses; and

4) To facilitate development by permitting greater flexibility than allowed by the strict application
of the Code in exchange for more creative and imaginative designs with a higher level of
amenities and public benefits than is otherwise possible under the base zoning districts.

The Safe Place to Park program, as currently described, is not a permitted use in any zoning district. In 
order to allow this, it could either be added as a permitted use to a base zoning district (such as 
Commercial or Mixed Use) or permitted through a PD. Adding it to a base zoning district would allow the 
use throughout the City, on any property with the right zoning, without the same controls as are possible 
through a PD. Therefore, a PD is the appropriate zone for this use. As the property is already zoned PD, 
the existing PD needs to be amended.  

LDC Section 8.6.B(3)4 addresses the criteria for PD amendments and what are considered major vs. 
minor amendments. While minor amendments may be approved by the Community Development 
Director, major amendments require the same procedure as is required for a new application. One of 
the criteria to be considered a minor amendment is that the application “shall not change the allowed 
uses listed in the approved PD plan.” As this application proposes to change the allowed uses, it is 
considered a major amendment.  

Evaluation of Proposal 
When evaluating a zone change, consideration should be given to the following: 

• The Community’s Vision
• Overall consistency with the Sedona Community Plan
• Applicable CFA Plans
• Other Adopted Plans
• Approval Criteria in LDC Section 8.3.E(5)
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Community Vision  
Housing Diversity is one of the 6 Major Outcomes the Sedona Community Plan has sought to achieve 
since its 2013 adoption. This outcome statement is intended to reflect a future condition:  

Sedona has fostered the building of different housing types to provide more options for all ages 
and income levels by using innovative public policies and programs and nurturing partnerships 
with private developers. This housing diversity has attracted more young people, families, and 
professionals, to become a vital part of our community life  

The Plan’s Land Use, Housing, and Growth Chapter includes the following goal (page 17) and policy (page 
54) related to this application:

• Goal: Encourage diverse and affordable housing options.
• Policy 14: Consider new and emerging trends for non-traditional housing developments, such as

co-housing, garden apartments, and other alternate housing types

Staff Evaluation 
Implementation of housing solutions has been a priority of City Council for many years. The City has 
made significant progress in the area of housing over the past few years, including:  

• Completing a Housing Inventory/Assessment
• Hiring a Housing Manager and Housing Coordinator
• Purchasing property with the intent of developing housing
• Approving amendments to the LDC and Building Codes

While a lot is happening in the area of housing, the reality is that constructing housing takes time and 
there is an immediate need for housing those working in the community. As an interim/temporary 
measure while housing projects go through the development process, the Housing Department is 
proposing to use a portion of the City-owned land at the former Cultural Park to create the Safe Place to 
Park program.  

Understanding that this type of program is new to Sedona, Housing Staff has done a significant amount 
of public outreach as well as outreach to other review agencies and crafted the proposed program, along 
with rules and regulations, to address the common concerns of this type of program. In addition, as this 
program is being developed by the Housing Department on City-owned property, City Staff will be highly 
involved in its implementation and able to address unforeseen impacts of the program to ensure it 
continues to operate as intended.  

Overall Consistency with the Sedona Community Plan  
The following goals and policies are addressed by the application. 

Land Use, Housing and Growth 
The property is within the Western Gateway Community Focus Area (CFA 1, Sedona Community Plan 
pages 38-39). There is an adopted CFA plan for this area; evaluation for consistency with that plan is 
under Adopted Plan.  

Circulation 
• Goal: Coordinate land use and transportation planning.
• Goal: Create a more walkable and bike-able community.
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o The site will be served by existing roads. While the participants in the program will be
required to move their car each day, the site is close to transit stops, which will allow for
use of the transit system if needed (if, for example, a couple is using the site; one takes the
car to work while the other takes the bus).

Environment 
• Goal: Preserve and protect the natural environment.

o The program will make use of an area that was previously used as a parking area for the
Cultural Park. While the site will need to be cleaned up, the program is built into the
existing landscape, and no significant grading or removal of existing vegetation (other
than weeds) is needed.

o Many of the anticipated participants of the program are currently living in their cars in the
National Forest without access to the amenities proposed by this program, including
restrooms, dumpsters, shower facilities, and cooking facilities. The program will reduce
the impact on the natural environment that would be occurring if this program did not
exist.

Economic Development 
• Goal: Support locally owned businesses.

o The program targets employees of locally owned businesses and families with children in
Sedona schools. Finding employees is often cited as an issue for local businesses, with
housing challenges being one of the primary reasons that employees report as an
impediment to keeping a steady workforce. Many of the existing employees are already
living in their cars and providing a safe, legal place to may enable local businesses to keep
their employees.

Adopted Plans 
Western Gateway CFA Plan 
Housing Staff has provided an evaluation of the project’s consistency with the Western Gateway CFA 
Plan as part of their application (Application Materials, Exhibit I) and Community Development Staff is in 
agreement with this evaluation. The primary goal that this proposal addresses is housing, with secondary 
goals related to circulation, transit, environment, and community also being addressed in the proposal.  

The CFA plan recommends that the entire site be master planned. The City is currently pursuing 
development of the entire property (including the area proposed for the Safe Place to Park). However, 
that process starts with a Master Planning process (to be started after the completion of the Community 
Plan), which would be followed by more specific plans for each area of the site. After that, development 
plans and building permits would need to go through the standard process before construction can start. 
This proposal allows the site to be used to address an immediate need while the City simultaneously 
pursues a master plan for the property as a whole.  

Climate Action Plan and Municipal Sustainability Plan 
The Sustainability Department has reviewed the proposed plans and has no concerns with the project 
as currently proposed.  

Approval Criteria Applicable to All Applications 
All development applications are reviewed under LDC Article 8 (Administration and Procedures). 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 
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8.3.E(5) contains the approval criteria applicable to all development, subdivision, and rezoning 
applications.  

A. 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.

Staff Evaluation: The project has been reviewed for compliance with all applicable criteria.
Therefore, staff believes this criterion is met.

B. 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: The existing PD is proposed to be amended with this application. The site 
also has an approved CFA Plan (Western Gateway). As outlined above, Staff believes that this 
proposal is consistent with prior approvals and this criterion is met.  

C. 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: As outlined in the evaluation above, this proposal is consistent with and
conforms to the Sedona Community Plan, the Western Gateway CFA Plan, the Climate Action
Plan, and the Municipal Sustainability Plan. The proposal does not contradict any of the
policies within the Community Plan. Therefore, staff believes this criterion is met.

D. 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: The PD district is meant to allow various combinations of land uses and 
facilitate development by permitting greater flexibility than allowed by the strict application 
of the Code. This program would not be considered a permitted use in any of the base zoning 
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districts, so, by amending the PD for the use as specifically described in the application 
materials, the project is achieving the stated purpose of the zone (allowing more flexibility 
than allowed by the strict application of the Code) and implementation of the program will 
ensure compliance with all commitments made through this process.  

No separate Development Review application is required for the proposed improvements; City 
Staff will review the final plans and ensure all applicable code sections are met. Therefore, 
staff believes this criterion is met. 

E. 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 only property owners within 300 feet of the subject property are the City 
of Sedona and the Forest Service. However, Housing Staff conducted significant public 
outreach through the community and crafted the rules and regulations of the program in 
responses to the common concerns heard through this outreach process. The site proposed to 
be used is not visible from other areas of the site and is screened from public view by natural 
topography and vegetation. A summary of the public outreach conducted is in the Application 
Packet.  

Staff received two comments on the proposal, one requesting more information and one in 
support of the project. The program and its rules and regulations have been crafted in direct 
response to the concerns of the public.  

Therefore, staff believes this criterion is met. 

F. 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 agreements that impact this project. This 
criterion does not apply to this request. 

G. 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: No negative environmental impacts are anticipated due to the proposed 
use. The City’s Sustainability staff evaluated the proposal and found it to be in compliance 
with the Climate Action Plan and the Municipal Sustainability Plan. Therefore, staff believes 
this criterion is met. Further, this programs seeks to serve those currently living in their cars in 
the National Forest, without access to amenities such as restrooms, showers, dumpsters, and 
cooking facilities. By providing these items at this site, the impact on the National Forests may 
be reduced.  
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H. Minimizes Adverse Fiscal Impacts 
The proposed development shall not result in significant adverse fiscal impacts on the City. 

Staff Evaluation: No adverse fiscal impacts on the City are anticipated. The Safe Place to Park 
program was included in the City’s budget for the current fiscal year and the Housing 
Department applied for and was awarded a $875,000 grant from the Arizona Department of 
Housing to support the ongoing yearly operations costs for up to 2 years. Therefore, staff 
believes this criterion is met. 

I. 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: Housing staff has met with all applicable review agencies in designing the 
program and all have provided preliminary approval. Final approval from these agencies, if 
required, will be obtained prior to opening the program to the public. Therefore, staff believes 
this criterion is met.  

J. 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: No change in site access is proposed. The City’s Public Works Department is 
planning to improve road surfaces to be suitable for the proposed use. No changes to the road 
network in the area are recommended or proposed. Therefore, staff believes this criterion is 
met. 

K. 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: Adequate public service and facility capacity exists to accommodate the 
proposed use of this site. Housing Staff has developed this program with input from the Public 
Works Department, Police Department, and Fire District. Maintenance and enforcement of 
this area has been included in the planning and budgeting processes. Therefore, staff believes 
this criterion is met. 

L. 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. 
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Staff Evaluation: No phasing plan is needed. Therefore, staff believes this criterion is met. 

It is Staff’s opinion that this request for a ZC meets the required findings. The proposed amendment is 
consistent with the Community Plan and the purpose of the PD zoning district, and no nuisances because 
of this proposed use are anticipated. The City has committed to continuing to monitor the situation and 
implement measures to address any unforeseen impacts that occur because of this use.  

Rezoning Conditions of Approval 
As this is a City-initiated project on a City-owned property and the City intends to be involved in the 
operation of the Safe Place to Park Program, Staff is not recommending that this be approved as a 
conditional rezoning or with any conditions. City Staff will monitor the project and City Council may 
choose to discontinue the program if it is not meeting their expectations. While the City has no plans to 
sell the property, if that were considered in the future, the City could approve another PD amendment 
to remove this as a permitted use prior to a sale.  

Staff Recommendation 
Staff is recommending approval of the proposed Zone Change based on the following:  

1. Housing Diversity is one of the six major outcomes of the Sedona Community Plan. 
2. Community Plan Housing Goals, Policies, and Actions support the consideration of diverse and 

affordable housing options, as well as considering new and emerging trends for non-traditional 
housing developments.  

3. The proposed project is in substantial compliance with applicable Community Plan goals and 
policies and does not directly contradict any goal or policy in the Plan. 

4. The property was previously used as a parking area for the Cultural Park amphitheater and no 
significant grading or removal of vegetation (other than weeds) is needed for the proposal.  

5. The use is proposed as a temporary use while the City undergoes a Master Planning process for 
the entire property. This property will be included in the Master Plan.  
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Recommendation and Motions 
PZ24-00002 (ZC)  
Safe Place to Park 

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

 
STAFF RECOMMENDATION (ZONE CHANGE) 
Based on compliance with ordinance requirements as conditioned, general consistency with the Land 
Development Code and the requirements for approval, Staff recommends approval of the proposed Zone 
Change as set forth in case number PZ24-00002 (ZC), Safe Place to Park, 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 following motions are offered as samples only and that the Commission may make 
other motions as appropriate.) 

 
Recommended Motion for Approval (ZC): 
I move to recommend to the Sedona City Council approval of the proposed zoning request as set forth in 
case number PZ24-00002 (ZC), Safe Place to Park, amending the existing PD (Planned Development)  on APN 
408-47-009A, adding the Safe Place to Park Program, as outlined in the application materials, as a permitted 
use, based on consistency and conformance with the Community Plan, compliance with all ordinance 
requirements of LDC Section 8.3 and 8.6, and satisfaction of the Zone Change 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. 

Alternative Motion for Denial (ZC) 
I move to recommend to the Sedona City Council, denial of case number PZ24-00002 (ZC), Safe Place to Park, 
based on the following findings (please specify findings) 
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CITY COUNCIL 
AGENDA BILL  

AB 3026   
January 9, 2024 

Regular Business 

 

Agenda Item: 8a 

Proposed Action & Subject: Discussion/possible direction on a proposed Safe Place to 
Park program for homeless local workers and families with children enrolled in local 
schools. 

 

Department   CM – Housing 

Time to Present 
Total Time for Item 

30 min. 
2 hours 

Other Council Meetings June 15, 2023 Budget Work Session 

Exhibits Exhibit A – Site map 

Finance Approval 
Reviewed 1/3/2024 
CRW 

 

 

City Attorney 
Approval 

Reviewed 1/3/24 KWC 

 Expenditure Required  

$ 585,349 

$151,334 – one-time 
costs 

$434,015 annual 
operations 

City Manager’s 
Recommendation 

For discussion and 
direction only. 

Amount Budgeted  

$ 400,000 

Account No. 
(Description) 

12-6340-60-6405 
(Professional Services – 
Homelessness Program) 

SUMMARY STATEMENT 

Background:   

On June 15, 2023, City Council conditionally approved a budgetary placeholder in the amount 
of $400,000 for a Safe Place to Park program, pending further programmatic detail for City 
Council discussion and final approval.  
The purpose of this meeting is to review the information about safe parking programs more 
broadly, propose programmatic details and estimated costs, and receive direction from 
Council. If supported, Housing staff will bring back contracts with the service provider, and 
equipment providers for final approval. 
 
The City’s Housing Needs assessment of 2020 showed a shortage of 1260 affordable housing 
units. At that time short term rentals (STRs) made up about 12% (744 units) of the housing 
stock. STRs in Sedona have since grown to 16% (1089 units) of the city’s housing stock, 
providing space for more tourists, creating more jobs, but simultaneously, further decreasing 
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housing availability for locals. The average rent for a 2-bedroom today is $2150. Similarly, home 
prices in Sedona have increased about 50% since 2020 (avg of 645k in first 6 months of 2020 
to 971k in first 6 months of 2023). Sedona, like many tourism-based cities, has long-struggled 
with limited housing affordable for the workforce. As a result, the affordable housing crisis, for 
the most part, will only be overcome by building deed-restricted affordable housing, which takes 
years.  
 
Identified Need: 
Due to the conditions in the real estate markets, many families and individuals who live and 
work in Sedona have been forced to make a choice to live in their cars. The Sedona Oak Creek 
Unified School District has reported 19 known homeless students enrolled from 13 families. Of 
those families, five are known to be living in cars or campers. These families report traveling to 
and from school daily from the National Forest, or wherever they can find nightly parking. The 
local food pantry surveyed participants and reported 39 participants said they live in their 
vehicles, and work in Sedona. The police department responded to 18 calls from residents over 
the last two months regarding people in vehicles trespassing on private property. Those calls 
combined with patrol officer reports have resulted in more than 100 people being “moved along” 
in a two-month period; however, the data does not indicate whether they were local workers. A 
recent public outreach effort to help identify those who would use the Safe Place to Park 
program generated 54 responses, 32 of which were from local working residents who live in 
their vehicles and said they would utilize the Safe Place to Park (nine were calls from residents 
opposed to the program, though they had no information about the proposed operations of the 
site.) The public outreach Facebook post revealed 35 potential program participants in a total 
of 170 comments. 
 
Population characteristics:   
Research shows that the needs of people sheltering in their vehicles are different from the 
chronically homeless living outdoors. Individuals sheltering in their vehicles have access to 
greater resources as demonstrated by the ability to maintain employment and a vehicle. They 
often maintain work and community ties not afforded to individuals living on the street, but still 
face unique legal, social, and economic challenges. The vehicular homeless survive in a 
precarious position, exposed to citations, towing, or impoundment fees that threaten their 
economic stability and their ‘homes’.  
 
Safe parking programs aiming to meet the needs of people living in their vehicles recognize that 
safety and basic physiological needs are the foundation of stability. By meeting the basic 
physiological and safety needs, safe parking can prevent individuals from slipping into further 
hardship. Adults require their basic needs to be met to focus on work, housing, and community. 
Safe parking lots provide a space and basic hygiene amenities for vehicular residents to park 
overnight without risk, while jobs can be maintained, and housing can be found.  
 
Throughout the country, rising costs of living and stagnant wages have contributed to housing 
instability and thus increases in unsheltered people relying on their vehicles as a place to live 
and sleep. According to a study performed by the University of San Diego, research indicates 
that between 30% and 50% of unhoused individuals in western cities now utilize their vehicles 
as a primary source of shelter. Organizations in Colorado, Nevada, California, Oregon and 
Washington have initiated safe parking programs to address this need. Even though the number 
of individuals living in their vehicles is increasing, many homeless services focus on chronically 
unsheltered homeless who live in the streets or other makeshift shelters, whose needs are often 
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more challenging. Meeting the needs of the vehicular homeless is ‘the low-hanging fruit’ of the 
homelessness problem. 
 
The Safe Place to Park program seeks to address basic needs by providing a designated and 
secure parking area for working homeless; and connecting participants to social service 
providers to ensure a holistic approach to addressing the diverse needs of this homeless 
population, with securing stable housing as the end goal. This program will allow us to collect 
data on the vehicular homeless population to better understand their unique challenges, aiming 
to inform future policies and housing solutions. Data will also help to inform our upcoming 
Homeless Needs Assessment.  
  
Program Overview  
Safe Place to Park is proposed as a temporary solution, providing a safe parking area for 
individuals and families who work or attend school in Sedona yet are experiencing vehicular 
homelessness. The program aims to offer secure space, basic amenities, and connections to 
housing and supportive services.  
 
If approved, the Safe Place to Park will be located on approximately 5 acres of the Cultural 
Park. The Cultural Park site is planned for redevelopment to include affordable housing and 
other community-serving elements based on a master plan which for which the public input 
phase will begin soon. The plan is expected to take nearly a year, while the resulting 
construction at the Cultural Park is expected to be even further out. In the meantime, we 
propose the site be utilized to address the needs of individuals and families who live in their 
vehicles for a period not to exceed two years depending upon participation, operational 
effectiveness, and outcomes. Additional Council approval will be required to extend the program 
beyond two years. 
 
Proposed program components include:   

• A designated safe parking area, open between the hours of 5pm and 9am, ensuring 
secure and accessible space for up to 40 individuals living in their vehicles, with room to 
expand if needed. All participants must leave in their vehicles during closed hours (9am 
to 5pm daily), leaving nothing behind. 

• Shower trailers, portable restrooms, (including ADA versions), and waste receptacles to 
ensure basic hygiene needs are met, promoting the overall health and well-being of 
individuals utilizing the program, and reducing the impact of vehicular homelessness on 
public facilities, residents, local businesses and the national forests.  

• Code compliant wayfinding signage and solar ‘dark sky’ compliant safety lighting will be 
utilized.  

• An experienced site manager, the Verde Valley Homeless Coalition, will manage the site 
ensuring smooth operations, acting as a service hub to connect participants to housing 
and supportive services, and providing data to enable effective monitoring and evaluation 
of program success and housing needs.  

 
Physical Site Components:   

• Temporary fencing will be installed around selected areas of the site for safety of 
equipment and safety of participants.  

• Entry access to the site will be via Cultural Park Road that runs into the site at the 
northeast corner of the parcel.  
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• Site Manager will be stationed in an RV at the entrance to the program.  

• A  chainlink gate will be closed and locked when program is not open.  

• Shower trailers (one standard, one ADA-compliant) will be situated on a higher elevation 
of the site to allow graywater discharge distribution. A quiet generator will power the 
showers.   

• Portable restrooms (including ADA) will be pumped, serviced and sanitized regularly by 
the vendor.  

• Shower trailers and restrooms will be locked when program is not open.  

• Parking spaces will be numbered and will be fitted with recycled fire hose for parking 
space lines. 

• Wayfinding signage will be code-compliant and will direct people to assigned parking 
spaces.  

• “Dark Sky” compliant safety bollard lighting will be placed near shower/restroom facilities 
and along pathways for safety.  

• Meal preparation/cooking area dedicated for this purpose to maintain fire safety 
throughout the site. 

   
Program Goals and Objectives: 
The program seeks to serve the needs of the vehicular homeless working in our community. By 
targeting this demographic, we aim to intervene early in the cycle of homelessness, preventing 
it from becoming chronic.  
 
First and foremost, the Safe Place to Park program aims to increase stability and safety for the 
vehicular homeless, transition participants to housing, and to connect parkers to appropriate 
social services based upon individual need. The program seeks to foster trust among 
participants to help build community and dignity for participants, but there are broader 
community benefits.  
 
Reduce overuse of Forest Service land. The Coconino National Forest has typically been a 
refuge for those living in their vehicles. However, recent changes by the National Forest Service 
to condense and restrict overnight camping, coupled with a 14-day camping limit, has seriously 
limited the options for the vehicular homeless. Since the closure of the popular camping corridor 
just outside Sedona, the workforce has complained of competition for quiet parking spots and 
overnight parking within the city has grown. A safe parking area will help alleviate these issues.  
 
Eliminate overnight parking along city streets and private property. People living in their cars 
find places to park and sleep where it may not be legally permitted, i.e., in store parking lots, on 
streets and city parks and on private property. This becomes a burden for law enforcement, 
creates sanitation issues, and draws complaints by citizens.  
 
Identify this largely uncounted population to better inform housing needs. Vehicular 
homelessness is largely uncounted and invisible. Because it is a mobile population, obscured 
by full-time travelers and tourists, it is difficult to quantify. Creating a local hub for this population 
will allow the City to begin to identify the extent of the issue, better tailor new housing options 
to specific needs of locals, and to inform participants as housing becomes available.   
  
Operations: 
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Process  
The program will be a drive-in-nightly/drive-out-daily program. Wayfinding signage will provide 
directional information and parking spot identification, which provides safety and security in 
case of emergency. Solar lighting bollards will be placed throughout the site to provide safety 
on walking paths. Shower trailers and portable restrooms (including ADA versions) will be 
placed on site. Participants will drive in at night and be checked in at the gate by the site 
manager. The site manager will provide an overview of the rules, require a signed waiver form, 
will check and record ID, vehicle registration and insurance information; and assign a parking 
spot. If participants are unable to provide registration and insurance, acquiring it will be part of 
their service plan. Participants will be required to meet with site management staff within two 
weeks of entry into the program to perform intake assessment and develop a service plan with 
timelines/benchmarks. Review of the service plan will be ongoing with revisions as needed. 
Referrals/appointments will be scheduled with necessary support agencies as part of the 
service plan. The program will provide housing referrals to agencies like Catholic Charities 
which can provide financial assistance if needed for deposit and first month’s rent.  
 
Site Management 
The Verde Valley Homeless Coalition (VVHC) will provide site management, and coordination 
with other service providers, focusing on connection to housing, legal assistance, behavioral 
health and healthcare. This comprehensive approach is designed to address the needs of our 
local workforce who live in their cars and to promote their long-term self-sufficiency. The Verde 
Valley Homeless Coalition has a proven track record in addressing homelessness in the Verde 
Valley dating back to the 1990’s. VVHC became a 501c3 in 2018. The organization initially 
opened a daytime drop-in center five days each week, which later expanded to daily services. 
In October 2021, the drop-in center began operations as a full-time homeless shelter. In early 
2022, VVHC received a CDBG grant and purchased a property to build transitional housing in 
Cottonwood, which is nearly complete. VVHC has established strong ties within the community 
and has developed a network of supporters and service providers. VVHC staff all undergo 
employee development trainings to deal with chronically homeless individuals and certify in 
CPR/AED and first aid.   
 
Admission requirements 

• Maximum of two adults per vehicle. Families with children are welcome. Names of all 
persons must be given.  

• At least one occupant of the vehicle must work or attend school in Sedona. Remote 
workers will not be admitted as their employment allows them the flexibility to find 
affordable housing elsewhere. 

• Retired and disabled residents of Sedona must demonstrate a necessary connection to 
Sedona that prevents them from finding affordable housing elsewhere. 

• Required: ID, Proof of Employment or School enrollment, Arizona Vehicle Registration, 
Proof of Auto Insurance  

• Vehicles must be in full working order to enter and exit the site daily as required. 

• Enrollment fee or cost per night? 
 

 Rules   

• Be respectful and courteous to others.  

• Park only in your assigned spot.  

• Quiet hours:  10pm – 6am  
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• No entry will be allowed after 10 pm unless prior arrangements have been made.(those 
who work past 10pm will need to let the site manager know in advance to minimize 
disruptions to those sleeping) 

• Vehicles must remain in the Safe Place to Park once registered for the evening; however, 
participants may come and go for recreational purposes  

• No fires – To protect our treasured national forest lands, fires cannot be permitted. No 
campfires/bonfires, no wood fires, no charcoal fires, propane fires are allowed in cooking 
devices only 

• The sale, purchase, or use of drugs or alcohol is prohibited anywhere on the site. 

• No smoking. For fire safety and public health reasons, smoking is not allowed outside of 
one’s vehicle. Do not dispose of cigarette butts / ashes anywhere outside of your vehicle.  

• No congregating outside of vehicles, no parties, loud voices or loud music. 

• Trails should be accessed via trailheads to avoid excessive damage to the national forest 
lands.  

• Clothing and shoes must be worn at all times outside of vehicles.  

• No visitors allowed at any time.  

• Pets are allowed but must be in the vehicle, caged, or leashed, and under your control 
at all times. It is your responsibility to properly dispose of your pet waste.   

• No tents. Vehicle parking only. You must keep all your possessions in your vehicle unless 
briefly organizing or packing. You may be outside your vehicle in the area of your parking 
space, but you may not set up encampments.   

• All trash must be disposed of promptly in provided trash receptacles only.  

• Bathrooms and showers are to be used for personal hygiene purposes only. Limit your 
time to what is essential so that bathrooms and showers are available for others.    

• Headlights should only be used while driving.  

• Sleeping with the engine running is dangerous, and therefore prohibited. 

• Vehicles must be operable. Inoperable vehicles which remain after the morning closure 
will be towed without notice at the vehicle owner’s expense.  

• No RV hookups will be provided. RVs must contain all wastewater (black and gray).  

• Video cameras may be used to monitor the site to support safety and security.    

• Violations of the code of conduct or any illegal activity should be reported to the site 
manager immediately. The site manager will notify police of any illegal activity. Illegal 
activity or violations of this code of conduct will result in termination from the program. 
Violators may be prosecuted. 

  
Budget:  
The Arizona Department of Housing has reserved $875,000 in grant funds for the City of Sedona to 
support the ongoing yearly costs for the Safe Place to Park for up to two years. 

 
Budget Item  Description  One-time 

Costs 
Est. Ongoing 
yearly costs 
(Year One) 

Equipment Portable Power Supply Generator (diesel) purchase * ** 26,000  

 Portable Restrooms rental (6)  incl weekly  pump- outs (incl one ADA)  26,315 

  Portable Showers rental (incl one ADA)   68,000 

  Solar Power Safety Lighting bollards +installation  75,759  

  Security Cameras for safety  10,500  
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  Fencing as needed   5250  

Utilities  Diesel fuel to power generator *  87,000 

  Trash Removal  3600 

  Propane (hot water heat)  15,600  

  Water   7500 

Site 
Preparation  

Excavation, grading and boulder placement, parking delineation, installs 
by COS Public Works dept. 

30000  

  Signage (wayfinding, informational)  1000  

  Trenching for propane to shower trailer 1075  

  ADEQ Permit for gray water discharge  1500  

  City Permits – signage, lighting, fencing, trenching  250  

Contractual Contract with VVHC for Site management and Case mgt/outreach:  

• Site Staff salaries, benefits and taxes  

• Employee development/staff training/CPR/AED  

• Direct Operational expenses (travel, phone, printing, etc.) 

• Share of organizational operating overhead (accounting, 
management, etc.) 

 226,000 

  *Generator and diesel fuel costs may be replaced/reduced by electrical 
installation and electricity costs, pending timing and availability of 
materials   **Generator would be useful after SPTP for other programs 

   

   $151,334 $434,015 

Total   $585,349 

 

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

The Sustainability Department is providing recommendations to promote recycling and 
composting, and ensure environmentally sound operations (ex: solar bollards for lighting) 

Board/Commission Recommendation: Applicable - Not Applicable 

Alternative(s): Utilize the same funds for a rental subsidy program for tenants. (ex: approx. 
$500/month for 50 individuals for 24 months) 

The Housing department has not fully explored this alternative because providing renter 
subsidy in a tight market supports inflated rents. With apartments making up only 4% of the 
City’s housing stock, compared to the 16% average shared by the State of Arizona and the 
US as a whole, options for independent living are few. Providing individual rent subsidies for 
single-family house-share situations is complicated as landlords often don’t want three or four 
individual leases, or the troubles that come with unrelated people moving in and out on 
different schedules.  

Additionally, because there is little motivation for people to find alternatives to rent subsidy, 
participants will likely remain in the program as long as possible. Whereas, the Safe Place to 
Park supports independence and higher turnover. The Safe Place to Park site has the capacity 
to expand beyond 40 individuals/families per night without exponentially increasing costs if 
the need is demonstrated. But even if the nightly parking was capped at 40 spaces, we would 
expect turnover as people find housing, roommates, or other alternatives, meaning it could 
serve hundreds of people over two years.  
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Finally, the SPTP partnership will begin to build capacity for the Verde Valley Homeless 
Coalition in Sedona, enabling them to also aid homeless residents who don’t live in cars, 
perhaps including a future shelter. That, in turn, could enable the city to fully enforce its ‘no 
camping’ ordinance.   

MOTION 

I move to: For discussion and direction only. 
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Megan Yates

From: donotreply@sedonaaz.gov
Sent: Tuesday, January 30, 2024 11:20 AM
To: Cari Meyer; Kyle Sandidge; Megan Yates
Subject: Comment on Development Proposal

A new entry to a form/survey has been submitted.  

Form Name: Comments on Development Proposals 

Date & Time: 01/30/2024 11:20 a.m. 

Response #: 448 

Submitter ID: 6347 

IP address: 70.33.12.41 

Time to complete: 22 min. , 49 sec.  

 

Survey Details 

Page 1  

 
 

We want to hear what you think. Please share your thoughts below. If you have questions about the project, please enter 
your contact information so that we can respond. Please note that all information submitted (including name and 
addresses) will become part of the public record and will be available for public inspection. 

 

1.  Project Name: 

Safe Place to Park 
 

 

2.  What are your comments, concerns, ideas, and suggestions about this project? 

Dear P & Z Commissioners, 
The fact that we need to even consider a safe place to park for people living in their cars confirms that we have a housing 
crisis. Our vulnerable population has to suffer the indignity of not having a decent place to sleep at night, in addition to fears 
about personal safety and fines or arrests for illegal parking. 
I speak as member of the grassroots Housing Advocacy Group for Sedona, that seeks solutions for our housing crisis. We 
represent Sedona leaders in education, business, nonprofits, workers, families and seniors and have discussed this program 
in detail for months with recognition that it provides a much needed service for our vehicle homeless population.  
We are often asked if this is the type of expenditure that our city should engage in. I found 44 safe places of Safe Parking 
programs in the western states of CA, OR and WA, some by cities, some by nonprofits or churches. I can believe that the 
latter are partially funded by their cities. 
What about permanent housing? Housing Solutions of Norther Arizona is currently renovating the hotel next to McDonald’s 
in Cottonwood to create 28 units of transitional housing. They will be ready in the summer. They have also applied for 
competitive funds from AZ Dept of Housing to buy a hotel in Sedona for the same purpose. We’ll know the results soon. The 
Cultural Park will also provide housing for mixed incomes. 
This program will not interfere with neighborhoods…it is a humble temporary solution for our vulnerable workers. Our 
Housing Department has secured the bulk of the funding through a grant, and the program has been well thought out. 
Please give it your full support.  
Sincerely, 
Linda Martinez  
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3.  Your contact information 

Name: Linda Martinez 
 

Mailing Address: 125 Enchanted Way, Sedona, 86336 
 

E-mail: lmartinezsmc125@gmail.com 
 

 

4.  Would you like to receive notices about this project, such as public meeting dates? 

(○) Yes  
 

 
 
 
Thank you, 
City of Sedona 

This is an automated message generated by Granicus. Please do not reply directly to this email. 
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