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Tl-llS DEVELOPMENT AGREEMENT ("Agreement“) is entered into by and between
the CITY OF SEDONA. an Arizona municipal corporation (”City"). and THE CLIFFS AT
OAK CREEK. L.L.C.. an Arizona limited liability company (”Developer").

Em

A. The Developer owns that real property located within the municipal boundaries
of the City of Sedona in Coconino County. Arizona. as depicted on the map attached hereto as
Exhibit "A" and legally described on Exhibit 'B“ (the 'Property"). The Property is pan of the
Uptown Area.

B. The portion of the Property east of (LS. 89A currently is zoned predominantly
C-l . which allows the Developer to develop that portion of the Property through the piece-meal
sale and development of pad sites or as one unified development. The portion of  the Property
west of U.S. 89A currently is zoned RM-Z. The Developer‘s conceptual master plan for the
entire Property provides for a unified development that includes a time-share resort. associated
recreational facilities. and retail establishments. and is attached hereto as Exhibit 'C" (the
“Master Plan"). The Master Plan sets forth the development plans for the Property consistent
with the City’s current subdivision and zoning regulations and with the City's site improvement
standards. The Master Plan also depicts the three phases in which the Property will be
developed.

C. The Developer and the City acknowledge that development of the Property
pursuant to the Master Plan is consistent with the Sedona Community Plan (the ”General Plan')
and will result in a high-quality. unified. and master-planned development that is more beneficial
to the City titan development of the Property as isolated use: an separate pads and parcels. as
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the zoning currently permits. Particularly because of  the Property's location as the northern
gateway to the City. the City acknowledges the superior visual impact provided by the unified
development of the Property with consistent architecture and landscaping.

D. The time-share portion of the development will contain no more than [95
approximately 1700 square foot units. each of which may be equipped with a double lockout
feature (each approximate 1700 square foot unit shall be referred to herein as a 'Unit"). Each
Unit may be conveyed for up to 51 weekly intervals (each of which weekly interval is a 'Unit
Interval"). The Developer understands the City's concerns about time-share development
contributing its fair share to the City. and is committed to being a good corporate citizen in the
City. To that end. the Developer will contribute a one-time conveyance fee and a yearly
homeowners' fee per Unit interval as set forth in Section 1.8.

E. The Developer and the City recognize that parking in the Uptown Area is
inadequate to meet the demand of visitors. The Developer desires to provide both parking for
the Property and additional parking (both vehicular and bus) to serve visitors to the Uptown
Area. As depicted in the Master Plan. the Developer will construct a parking structure with
accesa easily visible and accessible to Uptown Area visitors from State Route 89A. While
constructing the parking structure on the hillside adds significant cost. this parking stnrcture
enables the remainder of the Property to be pedestrian oriented and provides the most user-
t'riendly parking options for visitors to the Uptown Area. in addition. although the Developer
is required to provide only 15 bus parking spaces. to assist in the parking solution for Uptown.
the Developer will provide for public use a total of 20 bus parking spaces.

F. As a further benefit to the Developer. and City. and the Uptown Area merchants
and visitors. the Developer will participate in the formation of a parking district or authority by
the City. which would arrange for the construction and operation of a public transportation
system that currently is planned to include one parking structure and two parking lots. as well
as a public shuttle system.

6.  The Developer and the City recognize that residents and visitors to the Uptown
Area would benefit tremendously by the installation of a pedestrian cross-walk. vehicle turn-
around lane. signal light. and caution light in accordance with the recommendations of  the traffic
study prepared by Shephard-Wesnitzer. lnc.. dated October 10. 1997 and approved by the City
and the Arizona Department of Transportation. which is attached hereto as Exhibit 'D '  (the
”Traffic Study").

H. The Developer will provide a benefit to the community by providing a public
park. with a low-water crossing across Oak Creek to reach accessory parking. which provides
public access to approximately 2000 linear feet of Oak Creek currently not available to the
public and access to the Forest Service trail treads. The community receives a further benefit
because the Developer will dedicate the park to a non-profit trust for maintenance and operation
purposes. or retain ownership. with the attendant maintenance and operation obligations.
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l. The Developer and the City recognize the importance of public gathering places
in the Uptown Am. As part of the development of the Property. the Developer will construct
a public civic plaza as a focal point for Uptown. as well as performance areas in the park.

I. The Developer anti the City recognize the importance of providing multi-family
housing in the City. and desire to off-set the impact of 'hc project on the multi-famiiy housing
needs in the City. The City will provide certain concessions not otherwise available to
Developer to accomplish the pmvision of multi-family housing. which are set forth in Section
1.10.

K. The Developer recognizes the cunent physical anti operational constraints of the
City’s wastewater treatment plant (the 'Plant"). and the City recognizes that the Developer has
the legal right, in compliance with all applicable laws. to construct and operate an onosite
treatment plant that would accept flows from the first phase of the Property. The parties
acknowledge that such construction is not desirable given the proximity of Oak Creek to the
Property and the availability of sewer to the Property upon completion of the City’s expansion
of its wastewater treatment plant (the "City Plant'). The Property is located in area B of phase
l .  as defined in the Consent Judgment between the City and the Arizona Department of
Environmental Quality. which includes the part of the Uptown area north of Art Barn Road.
The City acknowledges that it is obligated pursuant to the Consent Judgment to provide sewer
services to all area 8 property by April 21. 1999. Based on existing land uses on the Property
and as defirted by the limitations and restrictions of the Consent Judgment. upon receipt of a
Notice of Availability. the existing development on the Property would upon connection
discharge 36 ERl under the City's standard calculations. The use of the 36 ERUs may make
construction of the on-sitc treatment plant unnecessary. However. it is understood that events
beyond the control of the City and/or the Developer may prevent the actual physical connection
of the Property to the City sewer system and City Plant and that the Developer may find it
necessary to utilize an on-site treatment system as a last resort.

L. The City acknowledges that the development of the Property and commotion of
public improvements are of  such magnitude that the Developer requires assurances from the City
of the Developer’s ability to complete the development of the Property pursuant to the Master
Plan before it can secure private financing for the development of the Property. The City and
the Developer acknowledge that the development of the Property pursuant to this Agreement will
result in significant benefits to the Developer and the City by providing assurances to the
Developer that it will have the ability to develop the Property in accordance with the General
Plan and the Master Plan. provided that the Developer pays the applicable development fees.

M. The parties understand and acknowledge that this Agreement is a "Developmcnt
Agreement" within the meaning of. and entered into pursuant to the terms of. Arizona Revised
Statutes 9-500.05. in order to facilitate the development of the Property by providing for the
conditions. terms. and requirements for the construction and installation of certain infrastructure
as set forth in Section 1. and for development rights and assumes related to the development
of the Property as set forth in Section 2.

acumen 3

. . _c~ i t  ' '



Page 4 of 76
03/26/2024 12:11 PM

NOW. THEREFORE. in consideration of the foregoing premises and the mutual
promises and agreements set forth herein. the parties hereto state. confirm and agree as follows:

AQBEEMEEIZ

I. [alarms-

H mm

As part of the initia’ phase of development. the Developer shall construct and dedicate
the pedestrian crosswalk. vehicle turn lane. signal light. caution light. and other improvements
required to mitigate project-related impacts in accordance with the Traffic Study and Master
Plan.

t.2 Eukiammctars-

As part of the second phase of development. the Developer shall construct the parking
structure depicted or the Master Plan. The parking structure may not exceed live terraced
stories or 55 feet in height. measured from the lowest floor of the structure to the highest roof.
and including the retail and time-share space. The majority of the parking structure will be
constructed below grade. and will not be visible from Highway 89A. The parking structure is
depicted in Exhibit "E."

1-3 ammunition:

1.3.1 mm. The Developer must meet the City
requirements. as established in this Agreetoent. for passenger vehicles and bus parking. The
required number of parking spaces for the time-share portion of the project is 2 spaces per Unit
for Units constructed with the double lock-out feature. and 1.35 spaces per Unit for Units
constructed with a single lock-out feature. The number of parking spaces required by the City
shall be reduced by fifteen percent for shared parking. The required parking for the Property
(assuming all Units are constructed with the double lockout feature) with the shared parking
reduction is shown on the Master Plan. 75 of the required number of  spaces may be constructed
in the park. as provided in Section 1.5. below.

1.3.2 MUW- The parties agree that has parking is inappropriate for a _
pedestrian oriented development. which is contemplated by the Master Plan for the Property.
and that required but parking would be better acconunodated off the Property. The Developer
is required to provide 15 bus spaces for the project. The Developer may fulfill this requirement
by providing 20 bus spaces off the Property proximate to proposed shuttle stops in the Uptown
vicinity. in a location agreeable to the City and Developer. These 20 bus spaces shall be
counted as 120 of the required parking spaces required as provided in Section 1.3.1. and shall
not be considered off-site parking as described below.

mama: 4
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l .3 .3  Wag. If  the Developer does not eomtruct the required number
of passenger vehicle parking spaces on the Property. the Developer shall provide 1.! parking
spaces off the Property and within the boundaries of the parking district established pursuant to
Section L4  below for every parking space nor constructed on the Property. The Developer must
determine WhCIhCl' to use off-site parking spaces during the first phase of development. if  the
Developer concludes that it will utilize off-site parking. it must provide financial assurances in
a form reasonably acceptable to the City and in an amount reasonably sufficient to acquire the
necessary land and perform the necessary construction of the off-site parking spaces at such time
as the first building permit is pulled for which the off-site parking will be required.

l .3 .4  Wing. The Developer shall use its best efforts to minimize the
impact on native trees when constructing the surface parking on the Property.

M W-

The parties shall analyze the formation of a parking district or authority in the Uptown
Area to address current and anticipated parking needs. The area of the proposed parking district
will be generally consistent with the Main Street boundaries for Uptown. The purpose of the
parking district is to construct and manage parking facilities. which may include a parking
structure. parking lots. and a shuttle system (collectively. the ”Parking Facilities"). The
Developer agrees to identify sites for the location of the Parking Facilities. prepare an economic
model to determine the potential revenue stream generated by the Parking Facilities. and
understand potential merchant contributions to the parking district (by parking validation or
otherwise). The parties anticipate that. if the projected revenue stream from the Parking
Facilities is sufficient to back the issuance of revenue bonds and support the operating costs of
the Parking Facilities. then an entity (either public or private) can utilize revenue bonds to
construct and operate the Parking Facilities. As soon as practicable afier completion of the
Developer's analysis of the above factors. and the Developer's anti City’s concurrence that the
parking district or authority is feasible. the parties will use their best efforts to forrn the parking
district or authority.

1-5  EuhlisJEatlt.

As part of the initial phase (not later than completion of  phase 1) of development. the
Developer shall construct the first phase of the park as depicted on the Master Plan. The first _
phase of the park shall include trailheads and a parking lot. which initially will contain not more
than 75 spaces. but which may be expanded as depicted on the Master Plan for project
operational reasons. provided that the City's Community Development Director administratively
approves the exparuion. which approval shall not unreasonably be withheld. The park shall
provide public access to Oak Creek and the Forest Service trail heads. and shall be open to the
public in perpetuity upon completion of phase 1 construction. The Developer or a non-profit
trust will set reasonable hours of operation for the park. and shall operate and maintain the park.
Any operation or maintenance agreement between Developer and a third party entity shall be
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subject to reasonable review and approval by theCity. The Developer shall either name the City
as an additional insured or post a reconstruction bond for the parking lot. to ensure that the
parking lot is reconstructed in the event that it is negatively impacted by flooding. The parking
lot must comply with Coconino County Flood Control District requirements. The Developer
shall provide financial assurances reasonably accepm'ile to the City for the relocation off the
Property and within the boundaries of the parking district of25 of the parking spaces constructed
inthe park toensute that. iftheparlting lotcannot be reconstructed. the25 spaces will be
constructed elsewhere.

'l'hesecondphascoftheparltshallbeconstructedaspanol‘thesecondpltaseof
development. and may include an amphitheater with an initial capacity of up to ISO people and
other passive recreational amenities. Amphitheater events reasonably anticipated to generate
more than 150 people shall require a Temporary Use Permit from the City; all events at the
amphitheater shall comply with the City's Code.

1-5 Wm
The viewing area that is located between the destination restaurant and the club. as

depicted on the Master Plan. shall be open to the public.

1-7 Wm

TheDeveIOperagrecstoconnectdtepertyaraitheprojecttotbeCity sewn
system in compliance with any Notice of Availability that the Developer receives at any time
from the City and to pay the then-applicable sewer capacity or concoction fees. The Developer
agrees that it will provide to the City an easement for sewer lines across. under. and through
the Property. the location of which easement shall not negatively impact the development or use
of the Property pursuant to the Master Plan and shall be subject to the reasonable approval of
the Developer. ll". by reason of events beyond the control of the City and/or Developer.
physical connection of the Property to the City sewer system and Plant cannot be provided to
the project in accordance with the timetables set forth in the Consent Judgment. the City shall
have no liability to the Developer.

1.8 mm.

The Developer will pay to the City a one-time payment of $100 per Unit Interval within
30 days after the conveyance of each Unit interval. The Developer contemplates and the City
acknowledges that each Unit interval may be conveyed in whole or in segments. The Developer
will pay the onetime SlOO payment after the first segment of the Unit Interval is conveyed. if
the Unit interval is conveyed in segments. The Developer will pay to the City an ongoing
annual payment for each Unit interval. after the initial year of conveyance. of $50 for each Unit
interval. The purpose of the tee is to recognize that the City cannot collect similar taxes on time
share units as it does on hotel/motel users. and provide a means for the Developer. as a good
corporate citizen. and fume time-share interval owners. to contribute to the City's operation and
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maintenance expenditures tttat benefit the community at large. For purposes ofclarit’tcation. the
intended calculation for determining the homeowners' assessments due the City shall be:

(a) 5100 x 195 (or the actual ntunber of Units constructed. iffewer) x 51 (for 'upon
sale' assenntent): and

(b) 550 x t95 (or the actual number of Units constructed. it  fewer) at St (forannual
assessment thereafter).

Such assessments shall be in the form of a covenant running with the lartd for so long as the
Units are maintained as time share units.

't'heannualassessmentt'oreatnitIntervat shallbeadjustedeverythrceyenrsas
follows:

(a) The Consumer Price Index for All Urban Consumers (All Chin-All Items)
(1982-84) (the 'tttdex') will be used in adjusting the annual assessment. If the
Index is subsequently discontinued. the Developer shall have the rigltt to select
a comparable index formula or table gencmlly accepted and employed by the real
estate profession. subject to the City's approval. which shall not unreasonably be
withheld.

(b) The Index for the month in which the first final Certificate of Occupancy is issued
for a Unit ('Base Month”) shall be compared with the same calendar month for
each subsequent adjustment (“Adjustment Month').

(c) The annual assessment payable during each subsequent threeoyear period shall be
the sum of  (i) the annual assessment payable during the dues-year period
immediam preceding the Adjustment Month, plus (ii) that same :41a
multiplied by a fraction. the numerator of which is the amount by which the
Adjustment Month Index exceeds the immediately preceding Adjustment Month
Index. and the denominator o f  which is the imnwdiately preceding Adjustment
Month Index. Notwithstanding the foregoing. in the event the Index adjustment
foranythree-yearpcriodismorethan fivepetcent, theanmtalassessmentpayabte
for the next three-year period shall be increased a maximum of  five percent.

(d) During the Adjustment Month and continuing until the Index for the Adjusunent
Month is published. the Developer shall be entitled to estimate the Index for the
Adjustment Month and to adjust the anmutl assessment in accordance with this
Section. At such time as the Index for the Adjustment Month is published. the
annual assessmentshallbeadjustedandtheDevelopershalldctcrmineifitis
necessarytomalteadjustments forthepcriodsuchestimatewasbeing used. If
the Developer has overpaid. the City shall credit Developer with the amount of
such overpayment on the next annual assessment due. If the Developer has
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underpaid. the Developer shall pay all additional amounts due with the next
annual payment due.

to) Iftheofficialbaseofthelndexchangesfromthebaseuponwhichthefiase
Month Index is computed. such Index shall thereafterbeadjusted tothebaseupon
which said Base Month Index is determined before the computation indicated
above is made.

1-9  mam.

The Developer shall utilize low flow plumbing fixtures in all buildings constructed on
theProperty. Inaddition. theDevelopershall hieorporatelowwateruseandnativeplant
landscaping in its landscaping plans. which also will include ormmental and exotic plants.
Developer agrees to investigate the feasibility of incorporating water storage tanlts in the parking
strucnrre and to incorporate such tanks where reasonably feasible from an engineering. fiscal.
and aesthetic standpoint.

”0 WWW-

Dcveloper agrees to include in its Master Plan twelve (12) apartment units rentable for
notlessthan90daysperlcaseinordertoprovideamulti-family housingelementtotheproject.
Developer shall have the discretion as to the location. design and size of such apartment units
(up to 1000 square feet per unit). For a period of ten (10) years afler issuance ofthe certificates
of occupancy for the apartment units (the ‘Rental Period'). Developer agrees not to sell.
transfer. deed. or otherwise convey such apartment units without the prior written consent of the
City except for purposes of leasing or renting such units for 90 days or more per term.
Developer shall not be required to provide additional parking beyond the required parking as set
forth in Section l.3 above. Such apartment units are intended to be an integral part of
Developer's desired 'village' effect for the project. and shall be completed not later than
completion of phase 3 of  the project (apartment units must be completed in order for issuance
of  Certificate of Occupancy for phase 3). Such apartment units will not count against City Land
Development Code limits as to lot coverage or maximum square footage or against the project's
Master Plan allowances. The apartment units must otherwise comply with the City's health.
safety and building codes.

If the Developer incorporates the following portions of the Additional Property described
in Section 2.7 into this Agreement. the Developershall provide additional apartment units within
the project as follows: the Phillipi Tmst property. 4 additional apartment units; La Vista Motel.
2 additional apartment units; and Iomacasi. 2 additional apartment units. These additional
apartment units shall be subject to the provisions of this Section applicable to the original 12
apartment units to be constructed on the Property.

The Developer intendsto investigatcsites forotheraffordablehousing intheregiomand
to use its best efforts to work with other employers to provide a shuttle system for employee

mu: 8
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transportation.

1. l I W. The parties hereto acknowledge and agree that the City.
prior to issuing a particular constmction permit or permits. shall require the Developer to
provide asstrnnces which are appropriate and necessary to assure that the installation of
lnfrastrucnire Improvements. including but not limited to the parking structure. or other
subdivision improvements directly related to such building permit or permits will be completed
('lnl’rastructure Assurance'). in such case. the Developer may elect any one or combination of
the following methods of lnt‘tastructur: Assurance: a performance bond. an irrevocable and
unconditional standby letter of credit. the City's holding of certificates of occupancy for the
parcel to be improved with the infrastructure Improvements until such improvements are
completed (the 'C of 0 Hold"). a third-party trust whereby the City is the beneficiary of such
trust. or any other method commonly accepted by the City for similar developments. All
assurances provided by the Developer shall comply with the applicable provision of the City's
subdivision ordinance relating to such assurances. as established in Section 2.2.

Once the Developer has complied with the required Infrastructure Assurances the
Developer shall have the right to replace such initial method of infrastructure Assurance. either
in whole or in part. with any of the other above methods of infrastructure Assurance. The City
agrees that within ten (10) working days from the City's approval of the particular completed
infrastructure improvements for which the City has required artd the Developer has provided
infrastructure Assurance. the City shall release such infrastructure Assurance. in whole or in
part as may be appropriate under the circumstances. in the manner provided in the applicable
subdivision ordinance. as established in Section 2.2.

2-  Warm.

2.1 Mg. f‘enwrrently with the approval of this Agreement and upon the
City's review and due consideration. the City hereby approves the Master Plan for ti e
development of the Property. “Thereafter. development of the Property by me Developer shall
be in accordance with the Master Plan. as may be amended from time to time. which shall
include provisions for construction of a public park with access to Oak Creek and the Forest
Service trail heads. a public civic plaza. and the street and traffic/pedestrian flow improvements
as indicated by the Traffic Study. The Developer is authorized to irnplernent the types of  uses.
building heights. and densities and intensities of uses. as set forth in the Master Plan. and will
be accorded all approvals necessary to permit the Developer to implement the Master Plan.
subject to the City's review and approvals of  rezoning applications. site plans and specifications.
and other similar items in accordance with the City's zoning. subdivision. and other applicable
ordinances as established in Section 2.2. The City. having exercised its discretion in approving
the Master Plan. agrees to cooperate reasonably in processing the approval or issuance of  such
pcnnits. plans. specifications. plats and/or other development approvals of  or for the Property
as may be requested by the Developer in order to implement. and which are reasonably
consistent with. the Master Plan. provided that the Developer complies will all applicable
requirements. as established in Section 2.2. pays all applicable fees. including without limitation.
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grading fees and building permit fees. artd subject to tlte City’s review and approval thereof. in
accordance with its zoning. development and design review. subdivision. and other applicable
ordinances. as established in Section 2.2. Developer shall submit all necessary documentation
and acquire all necessary building permits from the City for phase I of the project not later than
three (3) years from receipt by Developer o f  all necessary development review and rezoning
approvals by the City.

2.2 W.  The rules. regulations. ordinances. and official policies
of the City applicable to artd governing the development of the Property shall be those rules.
regulations. and official policies that are existing and in force for the City as of the recording
of this Agreement. and the city shall not impose or enact any additional conditions. zoning
motions. dedications. rules. or regulations applicable to or governing the development of the
Property except only as follows: (i) future generally applicable land use rules. regulations and
official policies of the City that are consistent with the express provisions of  this Agreement and
not contrary to the existing land use regulations applicable to and governing the development of
the Property. provided that such land use rules. regulations and official policies shall not in any
manner. whether directly or indirectly. adversely impact the development of the Property as
contemplated under this Agreement and provided that such future land use rules. regulations and
official policies shall be applied in the most minimal and the least intrusive manner as otherwise
applied by the City: (ii) firmre generally applicable land use rules. regulations. arid official
policies of the City that are not consistent with the express provisions of this Agreement or
contrary to the existing land use regulations applicable to and governing the development of the
Property that the Developer may agree in writing apply to the development of the Property; (iii)
future generally applicable land use rules. regulations. and official policies of the City enacted
as necessary to comply with future state and federal laws and regulations. provided that in the
event any such state or federal laws or regulations prevent or preclude compliance with this
Agreement. such affected provisions of this Agreement shall be modified as may be necessary
to meet the minimum requirements of  such state and federal laws and regulations; (iv) funtre
generally applicable land use rules. regulations. and official policies of the City reasonably
necessary to alleviate legitimate and bona fide harmful and noxious uses. particularly those
related to the City's provision of sewer service. in which event any rule. regulation. or policy
imposed in an effort to contain or alleviate such harmful and noxious use shall be the most
minimal and the least intrusive alternative possible and may be imposed only after public hearing
and comment and shall not. in any event. be imposed arbitrarily; and (v) future generally
applicable imposition of  taxes or filing. review. or development impact fees. or modifications
thereto. so long as such taxes or fees are imposed or charged uniformly by the City to all-
persons and entities. Notwithstanding the foregoing. future land use rules. regulations. arid
official policies of the City. except for moratoriaas described in Section 2.3. shall apply to
major amendments to the Master Plan. but shall not apply to minor amendments or to those
portions of the Master Plan not affected by such major amendment. For purposes of this
Section. major amendment shall mean the following: (i) an increase in the approved totals of
dwelling units or gross leasable area of the Property: (ii) a significant change in the boundaries
of the Property; (iii) any change that would have significant impact on areas adjoining the
Property: and (iv) any change that would have a significant traffic impact on roadways adjacent
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or external to the Property.

2.3 mm. The parties hereby acknowledge artd agree tltat the Master Plan
contemplates and provides for tlte phasing of the development of the Property and that no
moratorium. or future ordinance. resolution or other land use rule or regulation imposing a
limitation on the conditioning. rate. timing or sequencing of the development of property within
the City and affecting the Property or any portion thereof shall apply to or govern the
development of the Property or improvement of individual lots within the subdivision. whether
affecting parcel or subdivision maps. building permits. occupancy permits or other entitlements
to use issued or granted by the City. except as may be necessary to: (i) comply with any state
or federal laws or regulations. provided that if any such state or federal law or regulation
prevents or precludes compliance with any provision of this Agreement. such affected provisions
shall be modified as may be necessary to meet the minirnttm requirements of such state or
federal law or regulation; or (ii) alleviate or otherwise contain a legitimate. bona l'rde harmful
and noxious use of the Property in which event any ordinance. rule. or regulation to be imposed
in an effort to contain or alleviate such harmful and noxious use shall be the most minimal and
the least intrusive alternative possible and may be imposed only alter public hearing and
comment and shall not. in any event. be imposed arbitrarily. In the event of any such
moratorium. future ordinance. resolution or rule or regulation. unless talten by the City as
provided under the two exceptions contained in the preceding sentence. the Developer shall
continue to be entitled to apply for and receive approvals for the implementation of the Master
Plan in accordance with the mics. regulations. and official policies applicable to artd governing
the development of the Property existing and in force as of the date of  this Agreement.

2-4  W-

Buildings to be located on the portion of the Property east of Highway 89A depicted on
the Master Plan may be up to 32 feet in height. measured parallel to grade and exclusive of
architectural penetrations. The Developer may construct archiectural penetrations on buildings.
provided the same are non-habitable or non-leasable space (other than for storage or utility
leases) not to exceed a maximum height of 36 feet. measured mill.” . 3  grade. and provided that
such architectural penetrations do not exceed ten percent of 3“. total building footprint on the
Property. All buildings abutting the southeast side of  Highway 89A shall be one story only. in
order to preserve view corridors. The height of  building. to be located on the portion of  the
Property west of  Highway 89A shall be determined in :emrdrac: with Section 1.2 above.

2-5 HEW
'fhe Developer shall use reasonable efforts to incorporate the historic elements on the

Property into its development.

2.6 Wm

Where existing commercially-zoned portions of the Property abut other commercially-
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zoned properties or parcels not a part of this project. the City agrees to grant a waiver of PD
(Planned Development) set-back requirements.

2.7 W.  The City hereby consents and agrees to amend this
Agreement from time to time at the sole request of Developer to incorporate into this Agreement
the whole or any portion of the following properties: (i) the 3 acre orchard (Phillipi Trust
property): (ii) Upwest Leather (the leather shop/Deities 'l'nist); (iii) in Vista Motel; (iv)
Lomacasi Cottages; and (v) Copiapo (collectively. the “Additional Property") if and when
Developer acquires an interest in any part or all of such Additional Property. The City and
Developer agree that if Developer acquires an interest in any part or all such Additional Property
or portions thereof: (1) thereafter. such Additional Property shall be included in the Property
and shall be subject to and shall benefit from all provisions of this Agreement applicable thereto
and any reference herein to the Property shall include such Additional Property; and (2) the City
and Developer shall cooperate to prepare artd record with the Coconino County Recorder's
Office an amendment to this Agreement describing such Additional Property to be incorporated.
I f  such Additional Property is included as Property. amendments to the Master Plan to
accommodate such Additional Property shall not qualify as major amendments pursuant to
Section 2.2 above.

3. Dismtcfisssdutian-

3.1 W.  'i‘he parties agree that ifat any time an impasse has
been reached with the City Staff on any issue affecting the Property. each party shall appoint
a representative to act as a liaison between the various departments and the Developer. The
Developer shall have the right to immediately appeal to the City Representative for an expedited
decision pursuant to this paragraph. I f  the issue on which an impasse has been reached is an
issue where a final decision can be reached by the City Staff. the City Representative shall give
the Developer in final decision within fifteen (l5) business days after the request for an expedited
decision is made. i f  the issue on which an impasse has been reached is one where a final
decision requires action by the City Council. the City Representative shall be responsible for
scheduling a City Council hearing on the issue within four (4) weeks after the request for an
expedited decision is made; provided. however. that if  the issue is appropriate for review by the
City Manager. the matter shall be submitted to the City Manager first. and then to the City
Council. Adverse decisions of the City Staff pursuant to the development review and approval
process as set forth in the applicable City ordinances and state law may be submitted by the
Developer to the City Council. or to the City Manager first. i f  appropriate. for its consideration.
review and decision. Beth parties agree to continue to use reasonable good faith efforts to
resolve any impasse pending any such expedited decision. I f  the parties do not satisfactorily
resolve the impasse pursuant to this Section. then Section 5.15 shall apply.

3.2 Iimjm The City acknowledges the necessity for expeditious review by the City
of all plans and other materials ("Submitted Materials") submitted by the Developer to the City
hereunder or pursuant to any zoning procedure. permit procedure. or other governmental
procedure pertaining to the development of the Property and agrees to use its reasonable efforts

instants [2
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to accomplish such an expeditious review of the Submitted Materials whenever possible.

3.3 Milli. Failure or unreasonable delay by either party to perform any term orprovision of this Agreement with respect to implementation of the Master Plan for a period ofninety (90) days (the ”Cure Period") after written notice thereof from the other party shallconstitute a default under this Agreement. Notwithstanding the above. the Cure Period shallcommence to run upon the Developer's appeal for an expedited decision pursuant to Section 3.1above. Said notice shall specify the nature of the alleged default and the manner in which saiddefault may be satisfactorily cured. if possible.

4. ”SINK: and Ejlings.

4 .1  W.  All notices. filings. consents. approvals and othercommunications provided for herein or given in connection herewith shall be validly given, filed.made. transmitted or served if in writing and delivered personally or sent by registered orcertified United States mail. postage prepaid. if to:

The City. the City Council.
the City Clerk: City of Sedona

102 Roadrunner Drive
Sedona. Arizona 86336
Attn: City Manager

with copies to: City of Sedona
102 Roadrunner Drive
Sedona. Arizona 86336
Attn: City Attorney

and: City of Sedom
Department of Community Development
l02 Roadrunner Drive
Sedona. Arizona 86336
Attn: Director of Community Development

the Developer: 111: Cliffs At Oak Creek Development. L.L.C.
18! Art Barn Road
Sedona. Arizona 86336
Attn: Russ Hanna

with a copy to: Gallagher .9: Kennedy
2600 North Central Avent'e
19th Floor
Phoenix. Arizona 85004-3020
Attn: Dana Stags Belltmp. Esq.

«uni-n l 3  ,



Page 14 of 76
03/26/2024 12:11 PM

or it) such other addresses as either party hereto may from time to time designate in writing and
deliver in a like manner.

4.2 MW.  Notices. filings. consents. approvals and communication given
by mail shall be deemed delivered seventy-two (12) hours following deposit in the 0 .8 .  mail.
postage prepaid and addressed as set forth above.

5-  Sistetal-

5.l  km. The term of this Agreement shall commence on the date of execution by
both parties hereto and shall automatically terminate on the tenth (10th) anniversary of  such date;
provided. however. that Developer may extend the term hereof for one (1) additional period o f
ten (l0) years because of then-existing market and other economic conditions. upon written
notice delivered to the other party at least three (3) months prior to the expiration hereof.

5.2 W.  No delay in exercising any right or remedy shall constitute a waiver
thereof. and no waiver by the City or Developer of the breach of any covenant of this
Agreement shall be construed as a waiver of any preceding or succeeding breach of the same
or any other covenant or condition of this Agreement.

5.3 W.  in the event any party hereto finds it necessary to bring an
action at law or other proceeding against the other party to enforce any of the terms. covenants
or conditions hereof. or by reason of any breach of default hereunder. the party prevailing in
any such action or other proceeding shall be paid all reasonable costs and reasonable attorneys'
fees by the other party. and in the event any judgment is secured by said prevailing party. all
such costs and attorneys’ fees shall be included therein. such fees to be set by the court and not
by jury.

5.4 W.  This Agreement may be executed in two or more counterparts.
each of which shall be deemed an original. but all of which together shall constitute one and the
same imtrnment. The signature pages from one or more counterparts may be removed from
such counterparts and such signature pages all attached to a single instrument so that the
signatures of all parties may be physically attached to a single document.

5.5 W.  The descriptive headings of the sections of this Agreement
are inserted for convenience only and shall not control or affect the meaning or construction of
any of the provisions hereof. The Recitals set forth at the beginning of this Agreement are
hereby acknowledged and incorporated herein artd the parties hereby confirm the accuracy
thereof.

5.6 mum. Any exhibit attached hereto shall be deemed to have been incorporated
herein by this reference with the same force and effect as if fully set forth in the body hereof.

autumn l4
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5.7 We“. Each of the parties hereto shall execute and deliver all such
documents and perform all such acts as reasonably necessary. from time to time. to tarry out
:he matters contemplated by this Agreement. Without limiting the generality o f  the foregoing.
the City shall cooperate in good faith and process promptly a": ' requests and applications for plat
or permit approvals or revisions. and other necessary apr v ' relating to the development of
the Property by the Developer artd its successors.

5.8 W-

5 .8 . l  W.  Time is o f  the essence of  this Agreement. All of  the
provisions hereof shall inure to the benefit of and be binding upon the successors and assigns
of the parties hereto. The Developer may assign its rights under this Agreement. in whole or in
part. without the consent of the Citv. The Developer may assign its obligations under this
Agreement. in whole or in part. provided that the City has approved the assignment to such
assignee which approval shall not unreasonably be withheld. Notwithstanding the foregoing. to
the extent pertnitted by law. the Developer's rights hereurtder may only be assigned by a written
instrument. recorded in the Official Records of Coconino County. Arizona. expressly assigning
such rights. and no obligation of the Developer hereunder shall be binding upon anyone owning
any right. title or interest in the Property unless such obligation has been specifically assumed
in writing or unless otherwise required by law. In the event of a complete assignment by
Developer of all rights and obligations of Developer hereunder. Developer's liability hereunder
shall tertninate effective upon the assumption by Developer's assignec. provided that the City
has approved the assignment to such assigrtee. which approval shall not unreasonably be
withheld. The City‘s approval shall not be required for a complete or partial assignment by
Developer of rights and obligations of Developer to a subsidiary. partner. and/or other affiliate
of Developer.

The Developer shall promptly notify the City of changes in the identity of the parties
associated with the Developer. injoint ventures or partnerships for the purposes of acquiring and
developing the Property or any part thereof. which are known to the Developer or its officers.

5.9 W.  it is not intended by this Agreement to. and
nothing contained in this Agreement shall. create any partnership, joint venture or other
arrangement between the Developer and the City. No term or provision of this Agreement is
intended to. or shall. be for the benefit of any person. firm. organization or corporation not a
party hereto. and no such other person. firm. organization or corporation shall have any right
or cause of action hereunder.

5 . l0  figment. This Agreement constitutes thccntire agreementbetwecttthe
parties hereto pertaining to the subject matter hereof. All prior and contemporaneous
agreements. representations and understanding of the parties. oral or written. are hereby
superseded and merged herein.

5.11 mm.  Nochangeoradditionlsto bcmadetothisAgreementexeeptby
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a written amendment executed by the parties hereto. Within ten (10) days alter any amendment
to this Agreement. such amendment shall be recorded by. and at the expense of the party
requesting the amendment. in the Official Records of Coconino County. Arizona.

5.12 Wags. Developer shall be the sole owner of  all names. titles. plans.
drawings. specifications. ideas. programs. designs and work products of  every nature at any time
developed. formulated or prepared by or at the instance of the Developer in connection with the
Property or any General Plan: provided. however. that in connection with any conveyance of
portions of the Infrastructure as provided in this Agreement such rights pertaining to the portions
of  the infrastructure so conveyed shall be assigned to the extent that such rights are assignable.
to the appropriate govemmental authority.

5.13 W.  The Developer represents and warrants that It is duly
formed and validly existing under the laws of Arizona. The City represents and warrants tint
it is an Arizona municipal corporation duly qualified to do business'tn the State of Arizona and
is in good standing under applicable state laws. Both parties hereto represent and warrant that
the individual(s) executing this Agreement on behalf of the respective parties are authorized and
empowered to bind the party on whose behalf each such individual is signing.

5.14 many. if any provision of this Agreement is declared void or
unenforceable. such provision shall be severed from this Agreement. which shall otherwise
remain in full force and effect. if any applicable law or court of competent jurisdiction prohibits
or excuses the City from undertaking any contractual commitment to perform any act hereunder.
this Agreement shall remain in full force and effect. but the provision requiring such action shall
be deemed to permit the City to take such action at its discretion. if. however. the City fails
to take the action specified hereunder. the Developer shall be entitled to terminate this
Agreement and proceed under Section 5.18 to exercise those remedies available to it.

5 .  l 5  warm.  This Agreement is entered into in Arizona and shall
be construed and interpreted under the laws of Arizona. In particular. this Agreement is subject
to the prutisinns of A.R.S. §38-511. This Agreement has been negotiated by separate legal
counsel for the City and the Developer. and no party shall be deemed to have drafted this
Agreement for put-p uses of construing any portion of this Agreement for or against any party.
Any dispute. conuoversy. claim or cause of  action arising out of or relating to this Agreem-r'.
shall be subject to the City‘s dispute resolution process. which is set forth at Ordinance No. 95-
20.

Notwithstanding the mediation provisions set forth herein. either party may submit. by
demand letter. correspondence or notice. to the other party. any claim. counterclaim. dispute
or other matter in question between the Developer and the City arising out of or relating to this
Agreement or the Project. anti such claim. counterclaim. dispute or other matter in question shall
be subject to and decided by arbitration in accordance with the Rules for Non-Administered
Arbitration of Business disputes (the 'Rules') of the Center for Public Resources ("CPR")
currently in effect. except as provided herein and except where modified by the provisions

«cream 16
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hereof.

Any arbitration arising out of this Agreement or the Project may include. by
consolidation or jointler. or in any other matutcr. at the discretion of  either the Developer or the
City. any other entities or persons whom the Developer or the City. as the case may he. believes
to be substantially involved in a common question of law or fact.

All demands for arbitration and all responses thereto that include any monetary claim.
must contain a statement that the total sum or value in controversy as alleged by the party
making such demand or response is W $150,000.00 (exclusive of interest and
arbitration fees and costs). The arbiu'ators will not have jurisdiction. power or authority to
consider or make findings (except the denial of their own jurisdiction) concerning any
controversy where the amount at issue is more titan 51.50.000.00 (exclusive o f  interest and
arbitration fees and costs) or to render a monetary award in response thereto against any party
which totals more than $50,000.00 (exclusive of interest and arbitration tees and costs).
Nonvithstanding the foregoing provisions. the parties may mutually agree to waive the
jurisdictional limitations set forth in this sub-paragraph. In the event of such mutual waiver. all
other provisions in this sub-paragraph shall apply.

Demand for arbitration shall be filed with the other party in accordance with the Rules.
A demand for arbitration shall be made within a reasonable time aner the claim. dispute. or
other matter in question has arisen. In no event shall the demand for arbitration be ntade after
the date when institution of legal or equitable proceedings based on such claim. dispute or otlrcr
matter in question could be barred by the applicable statute of  limitations.

in the event the amount in controversy is less than 550.000.00. a sole arbitrator shall be
appointed in accordance with the Rules. In the event the amount in controversy is $50,000.00
or more. the demanding party shall appoint one party-appoitucd arbitrator in its notice demand
for arbitration. The responding party may within ten (10) days, appoint a second party-
appointed arbitrator. The party-arbitrators shall appoint a third arbitrator in accordance with the
Rules. lt‘ tlte party-arbitrators tail to appoint a third arbitrator. the third arbitrator shall be
appointed in accordance with the Rules. If the responding party fails to appoint a second party-
appointed arbitrator within the time so provided. selection of the second arbitrator shall be in
accordance with Rules.

The Arizona Rules of Civil Procedure Article V (Dcpositions and Discovery). Rules 26
through 37 inclusive. shall apply except as limited herein:

a. No more than one (1) four (4) hour deposition of each party may be
taken:

b. Each party shall be limited to one (1) expert witness per claim or cause
of  action:

mass-tn 17

it



Page 18 of 76
03/26/2024 12:11 PM

- ,
. - . ‘ ~ ‘ s f .  “'4' ru . t - .

Discovery shall be completed on. and no further discovery shall be
permitted after. ninety (90) days from the date of tlte filing of the first
demand for arbitration.

The decision of the arbiuators shall he in accordance with the laws of the State of
Arizona and the United States The arbitrators shall prepare written findings of fact and
conclusions of law upon which the decision and award shall be based. The arbitrators may
award compensatory damages and attorneys' fees and costs to the prevailing party. The
arbitrators shall have the authority to award consequential damages or punitive damages. and the
parties hereby waive any claim to those damages to the fullest extent allowable by law.

The demanding part} shall select the locale of the arbitration. but shall not choose a
location greater than twenty-five (25) miles from the project site.

This agreement to arbitrate shall be specifically enforceable by either party under the
prevailing laws of the State of Arizona and the United States. Any award rendered by the
arbitrators shall be final and enforceable by any party to the arbitration. and judgement shall be
made upon it in accordance with the applicable laws of any court having jurisdiction thereof.
The arbitrators' decision shall be final and conclusive as to the facts. Either party may appeal
manifest errors of law to a court of competent jurisdiction within fifteen (15) days of the award.

Unless otherwise agreed in writing. and notwithstanding any other rights or obligations
of either of the parties. under the Agreement. the Developer and the City shall carry on with the
performance of their respective duties. obligations and services hereunder during the pendency
of any claim. dispute or other matter in question giving rise to arbitration or mediation. as the
case may be.

5.16 35mm. No later titan ten (10) days after this Agreement has been executed
by the City and the Developer. it shall be recorded in its entirety by the City. at the expense of
the Developer. in the Official Records of Coconino County. Arizona.

i n  W. Except as specifically set forth herein. nothing
contained herein or in the Master Plan shall be deemed to obligate the City or Developer to
complete any part or all of the development of the Property.

5.l8 W.  If a party to this Agreement is in default under any
provision of this Agreement. the non-defaulting party shall be entitled. without prejudice to any
other right or remedy that it may have under this Agreement. at law or its equity. to specific
performance by the defaulting party of  this Agreement. or. in the altemative. to terminate this
Agreement as if this Agreement had expired in the normal course and to exercise any and all
other remedies available to it at law or in equity.

5. l9  Magma]. if  the City is required pursuant to this Agreement to give its prior
written approval. consent or pennhsion. such approval. consent or permission shall not be

was: an [8
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unreasonably withheld or delayed.

5.20  W.  The Developer warrants that it has not paid or given. andwill not pay or give. any third person any money or other eomideratiou for obtaining thisAgreement. other tlun normal costs of conducting business and costs of  professionals' servicessuch as architects. realtors. and attorneys.

5.21
neither the City nor the Developer
damages as a result o f  any act or cm

5.22 '
special actions. no member. official.
Developer. or any successor in interest. in the event of any
any amount that may become due to the Developer or successor. or under any obligation underthe terms of this Agreement.

[N WITNESS WHEREOF. the parties have executed this Agreement the day and yearwriuen below.

APPROVED AS TO FORM AND AUTHORITY

The foregoing Agreement has been
reviewed by the undersigned attorney
who has determined that it is in
proper form and within the power
and authority granted under the laws
ofthe State ofArizona to the City
of Sedona.

in :  P1 - Pa E 5M}

A rney for City of  Sedans
Dale:_L7:Zlfl_Lfl__

ATTEST:

:I¥§§ELEEEEEQ
City

”and?

*4. Pain ,  , - . -  A_ .  . . . . _  ; "
.. J. _‘ fill-bra ‘ :* i ' §m"'fi1: t : ’ t ;"  '

'A
v'

. Notwithstrnding any other provision in this Agreement.
shall in any event be responsible or liable for punitive
ission in connection with this Agreement.

. Except for mandamus and other' a
or employee of  the City shall be personally liable to the

default or breach by the City or for

CITY OF SEDONA. an Arizona
municipal corporation

By

Mayor

Dam-MM7
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THE cums AT OAK CREEK. L.L.C.. InArizona limilad liability company
By: Sedona Creekvicw. LL.C.. an Arizona

limitad liability company

WM.I’:¢.

If“: ”14.13315312224” e1-

DW=J2AGM. (797

7337-9. LL12. an Arizona limited
liability company ‘

By:
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STATE OF ARIZONA
C001")! 0"  M.

The foregoing documen was aeimowiedged before me the [Itchy of
¢Wflgnigg_1W7wdkwg2eflk.4%uun¢__dW. managing member of Sedom Cteekview. L. L. C.

Nam-y an; ; "'
My commission expires:
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STATE OF ARIZONA

County offiiaffigi

Theforegoing documen was ackno lodged fore me the/’2, day of
m” 1997 by

7337 -9 . “ e

Noun-y mag“ %

My commission expime:
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A. Map of the Property

3.  Legal Description of III: Property

C. Master Plan

D. Traffic Study

8. Pat-king Structure

man-an 22
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ORDER. NO: 652017-99
PAGE NO: 3

TITLE COMMITMENT

mm "A"

mm eBIMBrueCapuedtingtlmtl'metcomerofleidNortlm-t
quarter, ironwhichtheNortMetcomeroteaidNortlmtqtmterbeenNorth
00'  03 '  23" "est, a distance of 2629.73 feet;
tl'tenoe North 29‘  43 '  14" Beat, e distance of 1258.67 feet (North 29° 04' Belt,
1260.34 feet - Record) to a point. on the Westerly right-ot-my or 0.8 .  aigbay
89-h;
trance North 51 ‘  38 ’  23" But, along said right-of-way, a distance of 373.93
fe'et (North 51 ‘  17 '  me, 374 t ee t -  Record) too. 1/2" rebarwith Bren Tag
marked '18 1418“ mmmmmarmm;
theme North 38'  21 '  29" Heat, a distance of 84. 77 feet (North 38° 63 '  00"
West 84 .  70 f ee t -  Record) to a 1/2" robot with Brass Tag lurked "1.5 14184”;
theme North 53' 12' 20" East, a distance of 110.25 feet (North 52' 43'  00"
mt, 110.00 feet - Record) to a 1/2“ rebut with Brace Tag mined ~15 14184”;
than» North 48‘ 51'  44" East, a distance of 51.90 feet (North 48° 41' 00"
East, 52.07 feet - Record) to a 1/2” rebar with Erase Tag marked '15 14184”;
thenceNorth39‘ 56 '  20" West. almgeSoutlmterlylimof'iractAofuid
eubdivieim, a dietuzce of 45.44 feet (North 40 '  44 '  07" Nest, 45 .  49  feet -
Record) to a 1" pipe;
them North 53° 06 '  19" East, along the Nortimterly 1.1m of odd nact 3 , :
digumwgt 123.19 feet (North 52' 25’ 03" West 121. 66 feet-  Record) to r.

themeNorth 15 ‘  46 '  36" West, almgtheNesterly inwofutfiotn id
euhdivieiax, a distance of. 89.85 feet (North 16'Y10' 19" West, 90.13 feet -
Record) to a 1/2" robot;
timeoNorth 14° 46 '  06" West, adiatanceof 15.78 f ee t toena i l  uflrhiner;
than: North 51° 45 '  08" East, a distance or 121.58 feet to a concrete nail

plastic disc marked '18 19853";
52'  17 '  18" East, a distance of 91.68 feet to a concrete nail and
marked ”15 19853”;
amn~tangetmrvoinaNortheaeter1ydirectionuidwrveheing

the Northwest, having a radius of 91.13 feet, arc length of 41.70
chord beorhtg of North 40’ 15' 05" East, and a chord length of 41.34
_ca lcremi laxx ip laet icd ieomked'1519853“ztru lce8mth62'

t , a1mgatangent1meadie tmceo£1600£ee t toaoormte
planticdiecnerked ~13 19853”m)dngtlnuoetNorther-1ycornerof

said subdivisim;
thence South 26° 40'  09" West, along the Northerly line of said not 44,11
distance of 24.46 feet (South 26' 23'  on" West, 24.  64 t ee t -  Record) to e 1/2-

mane South 87° 11’  31" East, a distance of 129. 35 feet (South 87' 24 '  52"
mt, 130.17 f ee t -  Record) to a 1/2" rebormridng theNortheeet counter

E
.5

5
£5

E
E

E
E

E
IB

:
a a

; :
~§
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thamSoutha‘l' 33' 26" East, almgtheNortlm-lylhnofeaidmth, e

Continua...

2052-655 . ,



Page 26 of 76
03/26/2024 12:11 PM

v‘

ORDER NO: 652017-99
PAGE NO: 4

mm com
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dilute of 160.58 feet (South 81' 24 ’  52" But, 162.85 feet - Rant!) to theWWIY rightMlE-gf-any of said alghny 89-h an! a 1/2” tabs: with Bran 539um I ,

then» almg said Plasteriy dam-of. m a cum in ammwmm “in,“ mm “mm, W.radiu- nt 534.00 feet, an: length of 67.33 feet, achdbearmg of Smth 41°46" 40" "at, andachazd lengtho! 67.28 fa t t en  1/2' mummng$33! ”1.8 14184" making 33;" 893 8 .6 .  93+78.7S, 66; Let?2 :3d l  trot-my a lmgaflmG. .00  aetNortlmudyat, flaws; to Wm 89-h cantariim mkhnvim a chord bearing of.Saath ' ”West ammosz .  attoat‘Mght-Qf-Wuymm.- at r.s.1323~;7.a§, 66’ rate;mms '2J 'Wut  mwmlydght-otfly adlstamaot592.09 feet to the m Pom-'09 m.  '
PM 9:). 2 :

A ofhrdinthaflorflmt 0150:6318 11mm:wagging of the Gila and satflm and muchWeasel-1m emnéy,kim,mm lydeacdbadutoum:
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ORDER NO: 652017-99
PAGE NO: 5

WWW

W “A"

mummunmtmotwmmmmm
Wmotamwmmmoo'orn -m,a
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20.5 acres o f property have been acquired on the eastern outskirts ot‘Sedona. Arizona to develop

a nixed-use development; 'l'he Cliti's“. It has been determined by the Arizona Department of

Transportation (ADO'I') and the City ofSedona that a trafiic impact analysis is required forthis

development to ensure that the etiieieney and safety in trailic operations are maintained on
Alternate State Route 89 (SR 89-A).

It has been determined that a Category I tratfic impact analysis is required for this development

per ADOT's aic Impact Analysis/or Proposed Development guideline. A category I analysis

is characterimd as a small development: one with less than 500 peak hour trips. The study

horizon for this type ofclassification is the opening year where full occupancy and build-out are

assumed. Study areas include site access drives and adjacent signalized intersections and/or major

unsignalized intersections per the Category I criteria

The Cliffs development has been revised signifiesntly since the Fall of  I996. Some of the land

uses have changed and in turn. peak hour volumes have been reduced. The ttaflic impacts,

established in last fall's tratiie impact analysis, that were found acceptable have only improved.

impacts relating to the transportation network have only been reduced hy the new site plan. For

example. the relocation of  the parking stmcture will alleviate Cliil's Drive serving the West side of

the site by splitting the traffic of  the development instead of having 100% of  the mm: on the

west side.

WW

This traffic impact analysis is for the purpose of the development agreement currently being

negotiated between the applicant and the City ot‘Sedona scheduled to be completed in November

I991. '

205h-669
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The proposed mixed-use development expected to access SR 89-A. a State owned and
maintained highway. The development is also expected to impact the City of Sedona's traffic
network. Therefore both ADOT and the City ol'Sedona require a Trafiic impact Analysis to
determine the development's impacts on traflic safety and efliciency in the study area.

The objectives of  this Ttnfic Impact Analysis are to determine the traflic impacts ofthe proposed
development on SR 89-A and to recommend any nuded improvements to maintain etlicicnt and
safe trailic operations. The specific study objectives are as follows:

- Evaluate the proposed intersection ot‘SR B9-A and Cliffs Drive and recommend any
needed improvements

. Evaluate the SR 89-A and Art Barn intersection and recommend any needed
improvements.

- Evaluate the location of the proposed roadway and access locations and recommend any
needed improvements.

- Evaluate the Level of Service ofSR 89-A and recommend my needed improvements.
' - Evaluate pedestrian movements generated by the site including interaction with other

Uptown land uses and recommend any needed improvements.
- Evaluate proposed parking.
- Evaluate intemal circulation including parking structure and recommend any nwded

improvements.
- Possible elimination ot'righr-of-way parking along Uptown Sedona.
- Proposed zone changes.

EXECUTIVE SUMMARY

A mixed-use development is proposed for a 20.5 acre parcel located on the eastern outskirts of
Uptown Sedom‘. Arizona. Upon completion in 2003. the proposed mixed-use developmuIt is
«greeted to generate 4.52l trips per day ( [39 and sat vehicles per hour during the mooring and

2052-570
.. ._._- . _ : - -_  _.;..r—_ .-_. ._-,__._; 4;...4... . - : . _
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evening peak hours. respectively). The majority of  trips are expected to be tourist trips. These
trips are primarily expected to originate via SR 179 and SR 89-A. Due to the type of  project.
primarily retail, only PM peak hours were analyzed in this trallic impact analysis.

An analysis was performed for both existing conditions and for proposed conditions at the
estimated completion date of  2003. The analysis considers trallic operations. roadway capacities,
and safety aspects of  the transportation network in the vicinity of  the site.

An analysis o f  the existing conditions indicate that, at present. improvements are necessary to

enhance traffic operations in the vicinity of  the site. Regardless of  whether or not the Cliffs
development is constructed. the following improvements are needed to enhance existing
conditions:

- install or mitigate needs for a trafiic signal at For-est Road
t install or mitigate needs for a traflic signal at Jordan Road.
» Address unsafe pedestrian activity in Uptown.
- Address shortage of  puking spaces in Uptown which includes 88 parking spaces within

the ADOT right-of-way.

The analysis of  proposed conditions resulted in recommendations which would mitigate
anticipated trall'tc concerns. The following traflic mitigation measures are recommended:

- Art Barn Road will remain as the access to the Sedona Art Center (SAG). but will only
be used by the Cliffs development as a service vehicle access only.

- install a traffic signal at SR 89-A and Cliffs Drive to include pedestrian signals and
crosswalks. The proposed location of  the signal provides adequate distance to operate
concurrently with a signal at Forest Road or Jordan Road.

- install southbound [ell turn lane on SR 89-A accessing Art Barn Road. A 50 foot storage
with a l05 foot deceleration length including a 60 foot bay taper is recommended.

u Install northbound lefi turn lane on SR 89-A accessing Clifi's Drive into the parking

ZUSh-S’ll
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structure. An 80 foo: storage with a 105 foot deceleration length including a 60 foot bay
taper is recommended.
Install northbound right turn lane on SR 89-). accessing Cliffs Drive. A 140 tool storage
length with a 105 foot deceleration length including a 60 foot bay taper is recommended.

This right turn lane should be maximized during design. The taper is to begin at the An
Barn Road radius return to maximize the storage length.
Install southbound lefi turn lane on SR 89—A accessing Clifl‘s Drive. A 135 foot storage
with a IOS foot deceleration length including a 60 foot hay taper is recommended.
Install southbound right turn lane on SR 89-A accessing Clill’s Drive. A 15 foot storage
length with a ")5 foot deceleration length including a 60 foot bay taper is recommended.
The second access into the parking strucrure will be right in I right out only and will be
signed as such. A raised concrete median island [in 

venting other movements should be
installed. The Signs within the structure shouid direct It attic heading towards Sedona to
exit at the second access and trailic heading towards 0.... Jreek Canyon! Flagstafl'to ertit
at Clill's Drive. Install southbound right turn lane on SR ll9-A. Storage will not be needed
due to the lice flow movement. A IOS foot deceleration length including a 60 foot bay
taper is recommended. It is also recommended that the deceleration lane include a leo
foot designated area to provide for a two bus turn-out including a 60 foot bay taper. The
total length of  the right turn lane will be a maximum ot'265 feet in length or as allowed by
design. The tum-out will be striped as a bus pull-out.
Westbound Clii’l's Drive will provide a [2  foot wide lefl tum lane. a l2  foot wide tlu'ocgh
lane, and a 12 foot wide right turn lane for egress. One hundred forty five feet ofstorage
will be provided for stacking vehicles. A to foot wide lane will be provided for ingress.
Eastbound Cliffs Drive (egress from parking garage) will provide a 12 foot wide let! turn
lane and a l2 foot wide through I right turn lane for egress. This exit lane will be shared
due to the anticipation of  low volumes for these two movements. Two 12 foot wide
ingress lanes will be provided.

A sidewalk should be installed along the east SR 89-A frontage from Art Barn Road to

Clifi'a Drive. This sidewalk will provide the "creekside" and “retail village'ot‘ the project

with pedestrian access to and from the site fi'om existing Uptown shops on the east side of

4
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saw-A. AwflkmywilbeprovideddongthemSRIQ-Am Thismlltuy
wiliprovidepoduuilnaoorM-‘aundfi'omthe'ltiflside'oflheptoioamthcuisfing

UptownshopsonthoweulideofSRfl-A. Tltepodemiannetwkwithinthe
Mmmupmtomwmmmmfiwh'finfle 'w
fln'ueekfide'uflmfil’viflage'wvioomwmnulhcmficliw

v WWWtfiotnwmphtosphiuthefioinityoflhem Tllaloouionwillbo
fieldlouted.

- fltedeveioperhwflfincminootpomumnfiuyuunmthommflmin

theUptownmmimquepoque. mummmkealoopbetwoeudtemm

nummmnopsinUptownSedom
. Wuhflnon-sitetmtsitlmsitpull-ofl'onthewensideofSRw-Awillbemded

betweenClifl‘sDtivemdAnBlmRmd. m'puu-otrwmhdpmieeaaehmtapped.
thematsofdnhfllsideusiMmdt-euildtops. Thewll-ofl'udllbeinootpomeditm

unmutboundtiaiummhneudisamodlbove.

The eonchtsions ofthis tepot-t him that the our: development will have tunic impact: on the

existing Innsponuion network. Implementation ofthe reoctutnettdltions as outlined above will

mitigate the impacts ofthe development Ind provide are and effita'ettt mm: opemion in the

vicinity ofthe site.
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The proposed development is o 20.5 acre mixed-use development located on horh aides oI'SR 89-

A on the north outskirts ofSedona. Ariana. The overall development will consist oflirnechasu.
restaurants. end retail. The rhree phase construction of the development will he completed by

2003.

SITE LOCATION

The Proposed Clill's development is loceted on both sides ofSR 89-A on the northern outskirts of

Sedona. Arizona. The develaprnenr is on a 20.5 acre combined parcel at the edge of  Uptown
Sedans commencing ct Art Barn Road. The project site location is shown on Figure l - Vicinity

Map.

LAND USE AND DENSITY

The total floor area will cover 4 |  LSOO square feet. The land use ofrhe proposed development

will consist of the following:

DESCRIPTION IND". VARIAILI

CREMDE

Thresher: I32 unit:

R5731”. WLMG'E

Tunable 35 Ilu'ts

PM! ISM so. I.

Retail moo-en
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Mierobrcwery

HILLSIDE

Timeshare

Restaurant

Retail

SITE PLAN

Figure 2 displays the proposed development plan which illustrates the location of the roadways,
the building configurations. parking layout. and site boundary lines. SR 89-A at the proposed
site is a two-lane. two-way. north/south highway with a 100 foot right-of-way and comprises of
the northern boundary for the majority ot’the creekside (eastern) 20.0 acres and the eastern
boundary for the 2.5 hillside acres (west ol‘SR 89-A).

Vehicular access to the creekside 20.0 acres east ol‘Sll 89-A is provided via two roadways on SR
39-A. The first access will be the proposed Cliffs Drive. a 24 foot wide street which will be
designed to accommodate bus traffic making all radius returns within the project a minimum oO
feet inside and 40 feet outside. The second access will he the existing Art Barn Road which will
fitnction as a service vehicle access for the development and continue to serve the SAC. A
delivery area will be set-up where businesses will receive merchandise. A tum-around will be
provided to provide for service vehicles entering and exiting the loading dock. Access to the
hillside property will be into the proposed parking structure. Two access drives will be provided.
The fir.t will ue through a west leg at the proposed Cliffs Drivel SR 89-A intersection. The
second will be a driveway aligned with Art Bern Road providing right in I right out turn
movements only.

WWW .
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The proposed Clifl's development will consist of:  three phase constmotion. The first phsse will
begin in construction during the Summer of 1998 with In espeoted completion date ofSptirIg of
I999. The total (completion of all phases) duration ofoonstruotion will be estimated at S yours.
you 2003. The phasing schedule is as follows:

PHASE I - RETAIL VILLAGE.-
- Miorobrewery 3.400 sq. it.
> Remnant 15,000 sq. fl.
» Retail 35,000 sq. n.
- Timeshares 35 units
v Galleries 5,000 sq. fl.
- Clubhouse 10,000 sq. it.
. Temporary surface psi-king No. of spaces per city code ofPhase l lsnd uses
v River Crossing
. Road improvements

Install signal st SR 89-A (‘tl'wsmnted by sotunl counts)

PHASE II - HILLSIDE:
- Restaurant 8,600 sq. fl.
. Retail 7,600 sq. n.
t Tunedtares 28 units
. Parking structure 230 spaces

PHASE II] . WIDE:
. Creekside Timeshares 132 units
> But creekside puking lot 140 specs
, Amphitheater ISO sects
- Natural Zone Park 7 com '

. Complete common ares amenities

205k-676 '
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For the purpose ofthis traffic impact analysis. a continuous construction phase will be assumed

with a final completion date of2003.

mama

A total ot‘770 parking spaces are required per the City ofSedona Code not including a bus credit
or shared parking. The Clint: development will provide a total ot‘635 parking spaces including 20
bus parking spaces off-site per the predevelopment plan discussed below. With reductions for 20

bus parking spaces and a [5% shared parking reduction. a total of552 spaces are required. The
analysis does not take into account any reductions for valet parking or the trolley systctn. With an

estimated 15% shared parking and bus credit, there will be an additional 83 spaces available.
With additional spaces provided in the Uptown area. ADOT can move towards its goal of

eliminating on-street puking along SR 89-h The parking analysis is provided in the appendix.

The applicant is in the process of preparing documents for the predeveloprnent of a parking

authority in Uptown It will include an analysis of a bonding authority. a meme stream. a pro

forms. a preliminary an- analysis. and a parking structure design.
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THE CLIFFS TRAFFIC IMPACT ANALYSIS
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THE CLIFFS TRAFFIC TMPACT ANALYSIS
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STUDY AREA

The arcs ofsignificant traffic impacts and the influence area have been eusblished hosed on the
size. density. end characteristics of  the proposed development. The existing and proposed land
uses surrounding the site. us well as the site's awessibility. have been considered in determining
the site's study and influence ems.

AREA OF SlCNlFlCANT TRAFFIC IMPACT

Due to the proposed development geneming less than 500 trips in the peak hour. the
development will undergo a Category I truffle impact analysis per ADOT's Trsflic Impact
Analysis for Proposed Development. In accordance with that document. the areas of significant
traflic impact were detcnnined to consist of  the following:

- The development's proposed intersection of  SR ”-11 and Clifl's Drive.
. The intersection ofAn Barn Road and SR 89-A.

mm

Jevelopment's influence area consists ofthe geographic area surrounding the development from
which it is expected to drew the majority of  its trips. The proposed 0115: development influence
area was determined by considering the expected regional tourist attrsctivenets of  the
development. The CHZMHili Salem Origin - Destination Stun)! was used in determining the
influence area.

[2
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The proposed mixed-use development is located in Uptown Sedona. a tourist base? area.
Therefore the majority of the patrons of the development will be tourists. The majority of the
trips will be generated from the south via SR 89-A and SR [79.

LAME

The property is located on the eastern outskirts of Sedona. Arizona. Under present conditions
the majority of the property on which the proposed resort development will be located is vacant
and underdeveloped. A trailer park and one single family residence currently exist on the east
property. The majority ol'existing land use: surrounding the property are strip retail consisting of
small shops geared towards tourism. South of the property lies the Sedona Art Center and Art
Barn. South ofthc Art Center lies the Arroyo Roble Hotel. West of the Hotel begins I row of
continuous shops on both sides ol'SR 89-A. North of the property. across SR 89-A above the
2.5 acre "hiilside‘ property lies a residential neighborhood.

The property is an assemblage of live contiguous parcels The majority of the 20.5 acres is
presently zoned C-l with the exception of the 2.5 acre Hillside parcel that is zoned KM-Z and a
small portion wt of the creek that is presently zoned its-36. In I994. the 2.5 acre Hillside parcel
received a Sedona Community Plan _Map change and is now identified on the Community Plan as
commercial. The entire Clifl's development will be seeking a zoning consolidation into a Planned

Development (PD) during the planning period. All of the proposed uses in the development are
permitted under the existing C-I zoning and under the PD zoning the development is seeking.

The property will be replatted to reflect the single ownership of the five assembled parcels.

Other proposed developments which could impact trafiic in the study area are as follows:

. mm — A l5.3 acre resort development accessing via a proposed fourth leg at

SR 89-A I SR I79 intersection. The resort will consist ofl09 timeoshare condominiums

and approximately 3 LOGO square feet of specialty retail and restaurant uses.-

i3
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SITE ACCESSIBILITY

The proposed development includes two roadways on SR B9-A accessing the eastern l8.0 acres
which will provide access to and li'om the eastern site (creeksirle & retail village); Cliffs Drive,
providing public access nnd Art Burn Road providing service vehicle access. The western 2.5
acre ”hillside" parcel will provide two access locations on SR 89-A into the proposed parking
structure.

SR 89-A is the major roadway link between Sedons and Flagstsfi' to the north and Sedona end
Cottonwood to the south and currently urn'u 3.4l5 vehicles per day at the project site. SR 89-A
at the site is a two-iane. two-my. north/south roadway with exclusive [eh turn lanes at Jordan
Road (southbound). and at Forest Road (northbound). West of the Forest Road intersection. SR
BO—A widens into :I four-lane; isdwsy with a continuous left turn lane. At the SR I79 'Y"
intersection. on exclusive southbound Iell turn lane is provided.

The posted speed limit on SR 89-A north of Art Barn Road is 40 mph. West ofAn Burn Road.
the posted speed limit is 25 mph through Uptown. The speed limit then changes back to 40 mph

est armrest Road.

14
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The analysis ot'ettisting conditions included the following items:

- physical characteristics
- trsflic volumes
- capacity
v safety of  the street network

The snnlysis ofexisting conditions provide s base against which the incremental traffic impacts of
the proposed development can be measured.

PHYSICAL CHARACTERISTIG

in the report section 'Area of Significant Traflic lmpset'. three intersections were identified to
comprise the area of significant areas impacted. The following describes the intersection cross
sections.

The intersection oI‘SR 89-A and Art Barn Road is an unsignslized 'T' intersection. SR 89-A at
the intersection is s 25 foot wide two-lane, two-way. northlsouth roadway. SR 89-A protn'des a
northbound right turn lane into Art Barn Road. Within the turn lane, a bus tum-out is provided.
The speed limit on SR 89-A is currently 40 mph north ol'Art Barn Road end 25 mph south ofAr-t
Brim Road. Art Barn Road comprises the east leg of the intersection. It is a 22 foot wide two-
lane. two-way. eastest roadway with s is mph posted speed limit. Art Bun approaches SR 89-
A st s steep grade. Sight distance for vehicles turning onto SR 89% is not desirable. Vehicles
parked at the Leather Shop within the right-oilwsy obstruct views to the north.

[5
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The Jordan Road and SR 894 intersection is presently a skewed unsignalieed “1" intersection
SR 39-h is a two-lane, two-way. noasouth roadway with a posted speed limit oS mph. SR
89-A provides a northbound letl turn lane into Jordan Road. Jordan road comprises the west leg
of  the intersection and is stop sign controlled. Jordan Road provides an exclusive let! turn lane
and an exclusive right turn lane onto SR 89~A in addition to an ingress lane.

SR 89-A and Forest Road is an unsignalized ’1" intersection. North of  the intersection. SR 89-h
is a two-lane. two-way. north/south nadway with a posted spud limit 01'25 mph. South ofthe
intersection. SR 89%. widens to a four-lane roadway with a continuous center turn lane and
provides an exclusive northbound lell turn lane into Form Road. South of  the intersection. the
speed limit on SR 89-A is posted at 40 mph Forest Road comprises the west leg of the
intersection and is stop sign controlled. It provides ettclusive left and right turn egress lanes. in
addition to an ingress lane.

TRAFFIC VOLUMES

CHZM Hill was retained by the City ofSedona to produce a corridor assessment of  the Sedona
transportation network. Sedono Highway Carrklor Armament. December I996. The five section
document establishes turning movement counts (24 hr, AM peak, and PM peak) at several
intersections and roadway sections throughout the City, origin-destination data. growth rate, and
other transportation related data for the City ol'Sedona.

Trs fiie volume records. as reported by the Sodom nlmry Corridor Amman! indicated 7.886
ADT in I995 (8.388 W!) x .986 seasonal factor it .974 weekday factor at .979 axle factor) on SR
89-A. A growth rate 011.30% established in the corridor study was used to project the 1995 _
volume to a present day volume on SR 89-A of8.4l5 ADT.

Turning movements during PM peak hours at the intersections of SR 89-A I Forest Road and
Jordan Road counted by ADOT in 4/94 and "92, respectively. were incorporated into this

I6
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analysis.

Figure) illusttatatheettistingtrafievolutnesontheroadwaynetwotk. Duetotheptoposed
developmem's dominating PMpealt hoot-movements. only PM peak hourvoluuteewill be
analyzedinthistnlfieimpectanalysia

LEVEL OF  SERVICE

Thelevelofsu-viceMS) fortheexittingnetwotlt wasdetennined usingthemethodsand
procedures preset ted in the I994 ”Him CapaciorMamal. Special Report 209 (HCM). Table
I illustrates the existing LOS for the study area The existing PM peak hour tnfiie conditions for
the unsiznalized intersections ofSR 89-A with Fomt Road. and SR 89-A with Jordan were also
analyzed in tlu's study. A two-lane analysis for SR 89-A was pctfomcd.

The completed [.05 analysis worksheets are provided in the Appendix.

SAFETY

Mmdyfisofeainingmadmycondiuonsfimnanfaypuspediwwpafomndbyanflm
theavailablethreeyeasaccident data forthcstudyat'ea. “levehicularaceidemrecotdsl’orthe
study area were obtained from AD.O.T's Risk Management Department. The accidents reentds
listed 28 accidents in the study area. The majority (32%) ol'tlte accidents were rear-end
collisions. Safety for pedeettians in the Uptown area is an on-going concern due to the lack of
cross-walks to reduce peduttim - vehicle conflicts while crossing SR ”A One accident
involved a vehicle - pedesttian I bicycle collision. Thirty percent ofthe vehicles involved in a
collision were fi'om out ofstate. The eea'dent «cords are included in the Appendix.

[7
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SITE TRAFFIC FORECASTING

The horizon year for the development is theopening year 2003. A five step procas Was used to
forecast the site traffic. This process involved: I) estimating the amount oftrafiic generated by
the site; 2) determining the mode ot'transportation for these trips; 3)  determining the amount of
pasvby and on-site interaction traflic; 4) distributing the trafie: and 5) assigning the Me to
specific routes

I , I3 .

The average daily traffic volume and PM peak hour volumes generated by the proposed
development have been estimated using trip rates provided by the Institute ofTransponation
Engineer's (1TB) Trip Generarlon.rFifth Mtiw. Table 3 summarizes the lTE trip generations for
the proposed uses. The proposed development rs expected to generate a total 0“. 52! daily trips
with 38l PM peak hour trips. Refer to Table 3 for explanation of  the double lockout analysis of
timeshares.

MW

At present. a transit system does not exist. The developer is willing to start a troiley system that
would make a loop between Tlaquepaque and the Ctifi's development with two stops in Uptown
Sedona. Additionally. pedestrian accus to the development will be encouraged. '

An art-site shuttle service will be available to transport patrons of the Clili's Development.

20
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Pass-by-trat‘fic (traffic already on the adjacent streets entering the development) can provide a
percentage of  the development tunic. For this development. a 38.5% factorwas used for pass-
by-traflic. ITE data ofseveral comparably sized retail centers. as published in the Trip
Generation manual. was used in deriving the pass-by-ttafiie percentage

Orr-site interaction traffic (traffic already on-site sharing uses) can also provide a percentage of
the development traffic. An analysis oi'l'l'B Mixed-Use projects published in the Trip Generation
manual indicated that a 45% reduction for site interaction is reasonable for this type of  project and
its location.

1 .11 .1 .

Factors relating to the distribution of  the estimated traffic volumes are based on Uptown Sedona
being the point oi‘on'gination or destination for the majority of trips. The number of  trips
originating or terminating at the site from each direction was derived using the tourist data
derived in the Sedana Highway Corridor Assessment, December l996. For example. the
directional distribution oi‘traific lion: the west of the site is based on the pereentage of  tourists
(coming from the west via SR 89-A and from the south via SR 179) with a destination of Uptown
Sedona. The distribution of the site trips is presented in Table 3.

Table 2
Site Distribution

Approach Route Percent of  Total Site Traffic
To/from the east via Sll  89-A IS
Tolt‘rom the west via SR 89% 30
To/li‘orn the south via SR [79 SS

2!  -
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Typical traffic distributions for retail sites as reported in Tmupomrlon and ladDewlopn-em
were incorpotlted into this analysis. All ofthe site generated tunic will access the development
viaClifiiDriveotherthanservieevehiclesusingArtBamRoad. N'utetypercentofthesitetrafic
entering the development liont the east would use Clifl's Drive with the remainder using the
second parking structure sceess. Patrons exiting towards Sedona out of  the Parking strueture will
be signed to exit at the second parking amass and patrons exiting toward Flagstafi‘l OakCreel:
Canyon will he signed to exit at Clifl's Drive.

S‘I l l ‘ t ! ’

The projected site traffic volumes were assigned to the area roadway network using tlte
directional distributions developed previously. The generated trips were adjusted by the pass-lay
traffic and on-site interaction traffic and assigned to the particular routes. The trafiic ossigtunents
are shown in Figure 4.

NON-SITE TRAFFIC FORECASTING

The non-site or background traffic volumes representing the antount oftrsflic which will be on
the ares roadway network without the proposed development were projected for the horizon year
2003. The yearly 3.30% growth rate, established previously. was used to forecast the background
traffic. The projected background trailic volumes for the opening year. 2003 are illustrated on
Figure 5.

TOTAL TRAFFIC

The forecasted non-site traffic was combined with the projected site traffic to identify the total
traflic volumes within the area ofsignifieant traffic impacts. These volumes are illustrated in
Figure 6.
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THE CLIFFS TRAFFIC IMPACT ANALYSIS
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CHFFS TRAFFIC IMPACT ANALYSIS
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The eti'eets ot‘the total projected train: on the tratlie conditions within the area ofaignifieent
traffic impacts were analyzed. Any naded roadway improvements were identified.

sums:

The songs roadways for the proposed Clili's development were analyzed With regard to traffic
operations and safety.

The anticipated tunic operations of  each access was evaluated. With the proposed addition ofa
northbound right tum lane on SR 89-A into Cliti’s Drive. it is recommended that the existing right-
of-way parking in front of  the Leather Shop and La Vista Motel be removed. Without the right-

, of-way parking, the sight distance on An Barn Road will be improved. it is anticipated that An
Barn Road and Clill‘s Drive will operate at an acceptable manner.

Stopping sight distance was analyzed for the SR 89-A westbound horizontal curve approaching
the site. A 200 foot length is reeorntitended for a speed limit 000 mph The stopping sight
distance was found to be 260' at the worst case.

W

A level ofsewiee analysis was conducted: l )  to show the relation between tratfic operations and
roadway geometries; 2) to identify needs; and 3) to identify alternative designs. Three types of
analysis were used: I) a roadway segment analysis; 2) a signalized intersection analysis; and 3)
an unsignal‘md intersection analysis. These analyses were performed in accordance with the
procedures and methodology presented in the HCM.

2051:4595
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For ouch horizon year. the following three scenarios were uulyud:

- Non-site tntfie only (without the proposed development)

- Toto! tnflic (with non-site and the proposed development)

. Total tnfic with improvements (iflpplicohle)

Table 4 monetize: the results of  the level of  service analyses for the impsoted areas. The
coloulltion sheets Ire provided in the Appendix.

SIGNAL WARRANT ANALYSIS

A signal war-rent analysis was performed at the proposed SR 89-A Ind Clifl’s Drive intersection
With the anticipated volumes in the horizon year 2003. a signal is warranted on four of  eleven
warrants per the Manual on Uniform Tmflic Control Devices (MUTCD). Warrants 2. 3 .  9 .  and
l l  are expected to he met.

QUEUING ANALYSIS

A queuing analysis for the left turn lanes on SR 89-A at Cliffs Drive and Art Bern Road and on
Cliffs Drive was performed to determine the queue lengths which need to be accommodated. The
following AASHTO procedures were used Forth: analysu:

Signalized intersections:
vehrcleyeyele - 2 r (vein/M / (eyelet-1hr)
storage length - (uh/geld x 25]?

205h-696
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0W bulimia-u:
whim min. period - (wk/Ir.) lam”)
Slumping]: - Muzak: periods”)!

SRJ9-AuGifl'sDfiveSBleflmmumge:
vdfidulcyde-mJIOZJ I L44
nonselmah-(IAOxZSn-Jé';mundlomren25'thueforem-SO'

SR 89-AuClifsriveNB ten tum acme:
Vel l idedcyde-2x( l l l ) l (32 ) -5 .25

nongemmh-(s.2s;xzs n -  l3!“;mun&lonares:25'dlerd‘nrenonge- 150'

SR89-AulClia‘sDfiveNBttuelmgth:
vehicle/cycle" 2x(596)l(32) - 37.25
when:-€37.25)x2$fi-93l';round:onm25'lhacforeque-9SO'

SRBQ-AnClia'sDriveSBttuelmgth:
VelfideslcydeIIZaGNOZ) I 2 !
nongelmmh-(ZIssn-SZS'

Clifli Drivelefi mm storage:
vanities/qua - 2 x (50) [(32) - 3.13
stonewall-(3J3) x25 fi-78';muud lomZS’flueforeflonge- 100'
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ROADWAY ERROVBMENTS

The following briefly deaefiber the roadway improvements proposed on the existing network.

Attheinteraection ofSR l9-AandArt8arnkoateroadweyimprovernentaoonaiataol‘a

mthboundlefltumlanetofaeiliuteuunnoeimothepmpoaeddevelopnm Withthia
exclusivelefimmlane.lettunfingtrafficwillnotimpedetheaouthboundthroughtrafic.

Relative to improvements at tlteSl189vAand Clifl'aDrive interaction. theroarlway

impmvunmueonsiatol‘aaouthboundletlmmlaneandaouthbouod rightwrnlanetofaeilitate
theturningmovernentrandtnmininfizethediamptionofaouthhmmd titroushu'allie. A

nonhboundlefimmlmeanddghtmmhnearealao'reeommutdedtoredueefiiaion.

Arrheaeeondaeeeaatotheparkingatmeture direulyacroaaArtBam Marightmrnlanewill

he provided to reduce speed difl'erentiel brought on by right turning vehicles. he“ turn: will not

be allowed into this access.

TRAFFIC SAFETY

lneonaidemionto traificsat'ety. AnBarnRoaddoeanotprovideanaeaepublerighto‘iuaneefor
service vehicle traffic exiting the development. it is recommended that the parting within the

right-of-way at the Leather shop he removed tlwrel'ore improving the sight distance to the north

and allowing for a longer northbound right turn law into Clifl'a Drive.

TheaightdinaneeufltepmpoaedloeationforCfifltivehubeatevalnuedandfwndtohe
adequate. Aeaution ofaerosaroaddladeaatoftheinteraeefionbeforetherigmliaimtafled
andaautlon(aignalasaemblyahead)whentheaigrulisinrtallediareeomnendedl’orweflhomd
trafiicduetothehorizontalwrveeonfingintoSedona. ltisreeoumnndedthatClifl'aDrivehave

amininmmoomernd‘ma of 40 feet to facilitate ttnninynovernenta.

31
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PBDESTRIAN CONSIDERATIONS

With the openingofthis development, pedestrian eetivityis expected to increase. Crosswalk-re
rcoornrrtended to beinstnllcd across SRSQ-Aontheeutendwertleg. Doetothiunticipnted
pedestrian activity, sidewalks I welkwuys on both sides ot‘SR 89-A will be constructed.
Pedestrian crossing will need to be included in the signal phasing. With the inmlhtion oftlte
crosswdks across SR89-AettheClifliDrive intersection, uetpoint ofcrossingwlil be
established. therefore eliminating some of the existing pedestrian random crossing

SIGNAL NEEDS

The proposed intersection oI'SR 89-A end Clifi‘s Drive will need a signal in order to allow
efficient entering Ind exiting into the development. The developer will be responsible for the
costs ofthe instellrtion. With the developer taking on the insullttion costs and SR BO-A roedwu
improvements at the site. 1 areful review of other warranted costs should be teken into eccotmt.

.. _ . , . . . . ___ . . _ . - -  -._-- »
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CQNCLHSLQN

The proposed Clitl's development located on the eastern edge of  Uptown Sodom can he
mpported by the existing roadway system if the reeonmendstions discussed in thefollowing page
ere sdhaed to. ‘lhe expected 4.52l trips the proposed development is expected to guano will
impact the existing network. However per the Sedona Highway Camdar 4mm. Deeembe
1996, existing network conditions justify improvements (i.e. traffic signsls It Forest Road and

Jordan. improvements at SR 89-A and SR I79 intersection. and pedestrian crossing: in Uptown)
regardless o f the construction ofthe development. Although. with the construction of the
proposed development. sdditionsl improvements will be needed. Those improvernentsare
addressed in the following seetion.

Pedestrian activity in the vicinity ofthe site. is expected to increase. This increase suggests
providing pedestrian facilities (he. crosswolks and pedestrian signals) which are presently absent
throughout Uptemm Sedans.

33
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EUEZMMRUHIDAIEQNS

The ettisting roadway network can serw'ce and support the additional traliic generated by the
proposed development if the following recommendations are implemented. These
recommendations are divided into two groups. those which are necessary for ertisting conditions
and those which are necessary as a result ofthe proposed development.

EXISTING NEEDS:

- Install or mitigate needs for a trailic signal at Forest Road.
- install or mitigate nwds for a trafiic signal at Jordan Road.
- Address unsafe pedestrian activity in Uptown.

DEVELOPMENT NEEDS:

- Art Barn Road will remain as the access to the Sedona Art Center (SAG). but will only
be used by the Clifl’s development as a service vehicle access only.

- Install a traffic signal at SR 89-A and Clifl's Drive to include pedestrian signals and
crosswalka. The proposed location ofthe signal provides adequate distance to operate
concurrently with a signal at Forest Road or Jordan Road.

- install southbound lefi turn lane on SR 89-A accessing Art Barn Road. A 50 foot storage
with a lOS foot deceleration length including a 60 foot bay taper is recommended.

e Install northbound lei! turn lane on SR 89-A accessing Clili's Drive into the parking
structure. An 80 foot storage with a IDS foot deceleration length including a 60 foot bay
taper is recommended.

- install northbound right turn lane on SR 89-A accessing Cliffs Drive. A I40 foot storage
length with a los foot deceleration length including a 60 foot bay taper is rwommendcd
This right turn lane should be maximized during design. The taper is to begin at the Art
Barn Road radius return to maximize the storage length.

n

205b-702



Page 73 of 76
03/26/2024 12:11 PM

7

Install southbound lei! turn lane on SR 89-A accessing Clifl's Drive. A 135 foot storage
with a 105 foot deceleration length including a 60 foot bay taper is rwonunended.
install southbound right turn lane on SR 89-A accessing Clifl's Drive. A 15 foot storage

length with a ")5 foot deceleration length including a 60 foot hay taper is recommended.
The second access into the parking structure will be right in!  right out only and will be

signed as such. A raised concrete median island preventing other movements should he
installed. Tlte Signs vn't'nin the structure should direct traffic heading towards Sedona to
exit at thesecondaocusandtralfieheadingtowardsOakCreel: CartyonIl-‘lagstafi'toenit

at Clill's Drive. install southbound right turn lane on SR 89-h Storage will not be needed
due to the free flow movement. A l05 foot deceleration length including a 60 foot hay

taper is rwonunended. it is also recommended that the deceleration lane include a la)

l'oot designated area to provide for a two bus turn-out including a 60 foot bay taper. The
total length of  the right turn lane will be a maximum of265 feet in length or as allowed by

design. The tum-out will be striped as 3 bus pull-out.
Westbound Clill's Drive will provide a l2 foot wide left turn lane. a 12 foot wide through

lane. and a I !  foot wide rig!" turn lane for egress. One hundred forty five feet of storage

will he provided for stacking vehicles. A l6  foot wide lane will be provided for ingress.

Eastbound Clitl‘s Drive (egress from parking garage) will provide a 12 foot wide leit turn

lane and n 12 foot wide through I right turn lane for egress. This not lane will be shsrcd

due to the anticipation of low volumes for these two movements. Two 12 that wide

ingress lanes will he provided.
A sidewalk should be installed along the east SR 89-A fiontage from Art Barn Road to
Clifi's Drive This sidewalk will provide the 'ereekside“ and 'retail village'ofthe project
with pedestrian access to and limit the site from existing Uptown shops on the east side of

SR 89-A. A walkway will he provided along the west SR 89-A frontage This walkway
will provide pedestrian scene to and from the “hillside" of  the project to the existing

Uptown shops on the wet side ol'SR 89-A. The pedestrian network within the
development should be planned to lend pedestrians wanting to cross hunt the "hillside" to

the 'creeltside“ and retail "village“ or vice verse to cross at the lathe light.

Reduce speed limit from 40 mph to 25 mph in the vicinity ofthe site. The location will be

35

ZUSLE'703
.

' . I I I ' ”



Page 74 of 76
03/26/2024 12:11 PM

7‘

1

field located.
v The developer is willing to incorporate a transit system serving the tourist sttrwions in

the Uptown em and Thqueplqtte. The transit will nuke a loop heaven the two teams
at set interyds with two stops in Uptown Sedans.

b With the art-site transit. a trmsit pull-oil'on the west side ofSR 89-A will be needed
between Cliflis Drive and An Bun Road. This pull-oil'will help service the handicapped,
the guests of  the hillside mites, end retail shops. The pull-oi?will be incorporated into
thesouthboundright tumlmeasdiseussedshove.
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