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About the Site
• South of Soldiers Pass Road and 

SR-89, west of Saddlerock Circle 
and east of Airport Rd.

• 6.36 gross acres

• Zoned C-2 (5.27 ac) and RM-2 
(1.09 ac)

• Community Plan: Commercial and 
Multi-family/High Density

• Located in Soldiers Pass Road 
Community Focus Area (CFA-5)

• Adjacent Land Uses:
• North: Commercial/Retail and 

Lodging

• East: Commercial/Retail

• South: Single-Family Residential

• West: Commercial/Retail

Commercial
Commercial

Lodging

Commercial

Single-Family 
Residential 

(Saddlerock Homes)

Commercial
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The Village at Saddlerock Crossing
• Mixed-use lodging and multi-family 

residential development with 100-room 
Oxford Collection branded hotel and 
46-unit workforce multi-family 
residential development.

• Consists entirely of one and two-story 
buildings.

• Development bisected by new 
connector road providing signalized 
access from Saddlerock Circle to 
Soldiers Pass Road and SR-89A.

• 46 income-qualified workforce housing 
units.

• Majority of parking provided by 179-
space subterranean parking structure 
on east side of site.
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Outreach
• Held five total neighborhood meetings from May to 

August 2024:
• May 20 – Elk’s Lodge (40-50 attendees)
• June 3 – Elk’s Lodge (30 attendees)
• June 10 – Elk’s Lodge (25 attendees)
• July 17 – Virtual (16 attendees)
• August 21 – Elk’s Lodge w/ Virtual Option (35-40 attendees)

• Each in-person meeting lasted 2-3 hours.

• One-on-one calls and virtual meetings with Saddlerock 
residents who were unable to attend meetings or 
requested follow-up.

• Wide range of topics discussed, including parking, 
building height/privacy, traffic, noise, landscaping, pet 
management, and lighting.

• Updated site plan/floor plans, added development 
agreement provisions, and created Good Neighbor 
Policy.
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Site Plan Updates
Hotel/Multi-Family
• Reduction from 110 hotel rooms to 100 

hotel rooms.
• Creation of larger suites in North Wing to 

compete with short-term rentals.
• Also: Removal of balcony hot tubs.

• Increase in workforce housing from 40 
units to 46 units.

• Decrease in two-bedroom units, increase 
in one-bedroom units.

• 24 studios, 16 one-bedrooms, 6 two-
bedrooms.

• Reduction in 2nd-level common area for 
both MF South building clusters

• East building
• West building
• Full screening of single east-facing 

balcony with planter wall.



6

www.wmbattorneys.com

Site Plan Updates
Site-Wide

• Removal of bike racks adjacent to Saddlerock 
Circle access.

• Removal of sidewalk extension to Valley View 
Drive on Saddlerock Circle.

• Screening of west portion of ground-floor 
outdoor dining area.

• Addition of dog park/relief area.

• Addition of “No Left Turn – Local Traffic Only” 
sign at Saddlerock Circle exit

• Addition of “No Right Turn – Not a Thru Street” 
sign at Elk Road exit.
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Development Agreement
• Sustainability Commitments

• Green Hotel Measures
• In-room recycling program.
• Recycling receptacles in public areas and back-office areas.
• Composting of food waste.
• Low-flow bathroom fixtures in Hotel guest rooms and common 

areas.
• Dual-flushing toilets in Hotel guest rooms.
• Energy Star appliances throughout the Hotel.
• Thermostat occupancy sensors in guest rooms.
• Automatic light sensors in Hotel guest rooms, bathrooms, and 

hallways.
• LED lighting for all ceiling and wall fixtures.
• Five (5) tankless filtered water coolers and water bottle fill 

stations.
• Non-chemical-based Ozone cleaning system.
• Saline-based pool and spa sanitation system.
• Bulk soap amenities in Hotel guest room showers.
• Cold water hotel laundry system. 
• Prohibition of single-use plastic water bottles at Hotel.

• Enrollment in APS Green Choice renewable energy program
• Construction materials recycling
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Development Agreement
• Parking

• 50% of restaurant and rooftop lounge seating capacity reserved for registered hotel guests at all times. 
Remaining capacity open to public by reservation only. Managed via point-of-sale reservation system.

• Property owners in Saddlerock treated as “registered guests” for purposes of this arrangement. 

• Hotel meeting space limited to registered guests only.
• Review:

• Parking survey to be completed no earlier than 12 months after C of O.
• Count vacant spaces during afternoon peak traffic hour for fourteen consecutive days.
• Submitted to City no later than 18 months after C of O.
• If survey shows no less than 2 days in which no spaces available, triggers remedies section.

• Remedies
• Initial 180-day “cure” period.  2nd parking survey following cure period.
• If 2nd survey shows no less than 2 days in which no spaces available, immediately reserve 75% restaurant/rooftop lounge capacity 

for registered guests. 3rd survey 90 days later.
• If 3rd survey shows no less than 2 days in which no spaces available, immediately reserve 100% restaurant/rooftop lounge capacity 

for registered guests. 

• Reversion
• May request reversion of parking restrictions upon demonstration of sufficient parking capacity, as determined by the City of 

Sedona’s Community Development Director.

• Apartments
• Tenants limited to one vehicle for studios/1-bedroom units, and two vehicles for 2-bedroom units.
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Development Agreement
• Workforce Housing

• All 46 multi-family units committed to income-qualified, rent-restricted workforce 
housing for a 50 years.

• Applicants subject to income verification, criminal background check, rental history 
check, and credit history check.

• Lease Terms
• The minimum lease term shall be thirty (30) days.
• Tenants and guests of tenants shall not park in the Saddlerock Homes 

neighborhood.
• Tenant(s) must keep the balcony or patio free from garbage and debris. 

No personal property may be kept or stored on the balcony or patio, 
including barbeque grills. Only outdoor furniture is permitted on the 
balcony or patio. Nothing may be hung on or from the balcony or patio, 
including but not limited to clothing, towels, rugs, flags, and banners.

• Quiet hours will be observed from 9:00 pm to 8:00 am daily, and shall be 
in effect 7 days a week, 365 days a year. During these times, tenants 
agree not to:

• Operate stereos, radios, televisions, and musical instruments in a manner that disturbs 
other tenants or neighbors

• Create or allow any noise or activity that disturbs other tenants or neighbors.
• Allow loud talking or other noise emanating from the unit that can be heard outside of the 

unit.
• No amplified music/audio source is permitted on balconies or patios at any time.

• Except for service animals or approved support animals for persons with 
disabilities, no dogs are permitted (even temporarily) in or about the 
Apartments.

Studio 1 Bedroom 2 Bedroom

80% AMI Rent 12 Units 8 Units N/A

100% AMI Rent 12 Units 8 Units 3 Units

120% AMI Rent N/A N/A 3 Units
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Development Agreement
• Deliveries and Trash Pick-Up

• Deliveries and trash pickup for the Project shall occur no 
earlier than 7:00 am and no later than 9:00 pm.

• Cut-Through Traffic Mitigation
• The Owner shall install a “No Left Turn – Neighborhood 

Residents Only” sign at the Saddlerock Circle exit, and a 
“No Right Turn – Not a Through Street” sign at the Elk 
Road exit.

• Historical Society Contribution
• The Owner will provide the Sedona Historical Society and 

Sedona Heritage Museum with a one-time contribution of 
twenty-five thousand dollars ($25,000.00) for future 
improvements to Cook’s Cemetery. The contribution shall 
be provided no later than six (6) months after the 
Application is approved by the Sedona City Council.
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Good Neighbor Policy
• Designated Contact

• Upon issuance of Certificate of Occupancy, policy will be updated with name, 
phone number, and email address of designated on-site contact person(s)

• Owner shall designate both business hours contact person and after-hours 
contact person.

• Finalized policy will be distributed to Saddlerock residents via mail and email (if 
opted in), and a copy provided to Community Development Department.

• Noise Mitigation
• Owner shall cease all rooftop activity at 9:00 pm, seven days a week.
• During operational hours, no live music or DJ at any time.
• Pre-recorded music only, via hotel’s permanent speaker system – no PA’s or 

portable speaker systems. Volume levels compliant with Sedona City Code 
Chapter 8.25.

• Bus idling limited to 30 minutes in a 60-minute period. If temp is higher than 75 
degrees, 60 minutes in a 90-minute period.

• Landscape and Maintenance
• Landscape shall be maintained consistent with Class A hotel and multi-family 

residential community.
• Includes regular and consistent maintenance, trimming (including height), 

replanting, and seasonal cleanup.
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Good Neighbor Policy
• Cut-Through Traffic

• In addition to signage at Saddlerock Circle and Elk Road, Owner will notify and advise all 
commercial drivers to avoid using local streets south of the Property to either access or 
depart from the Property.

• Parking
• Owner will provide registered hotel guests with printed information at check-in expressly 

forbidding guests from parking in Saddlerock neighborhood.
• Employee handbook will incorporate language prohibiting parking in Saddlerock 

neighborhood.
• Owner will work with Saddlerock residents and Community Development Department to 

establish resident permit parking program for Saddlerock neighborhood if parking 
becomes a consistent problem.

• Pet Management
• Owner will provide on-site dog park/relief area, incorporating waste station with cleanup 

bags and trash receptacle.
• Upon check-in, guests will be provided with the following information:

• Sedona codes and ordinances regarding animal waste cleanup and leashing/restraints.

• Locations of public parks and dog parks.

• Notification that the Saddlerock neighborhood shall not be used by hotel guests for dog walking.

• Cannot leave dogs unattended in hotel rooms.

• Oxford Suites Pet Behavior Guidelines will be enforced at the hotel.
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Good Neighbor Policy
• Complaint Response and Procedure

• Gather contact information of complainant
• Investigate complaint
• Document resolution 
• Communicate with interested parties
• With respect to noise complaints, the designated contact person will 

provide an initial response to the complainant within one hour and 
provide a follow-up report within two hours of the initial complaint.

• Amendment Process
• Submitted to staff for review, notice letters mailed to Saddlerock 

neighborhood.
• If no neighborhood opposition after 15 days, staff may administratively 

review/approve.
• If neighborhood opposition within 15 days but resolved, staff may 

administratively review/approve.
• If neighborhood opposition cannot be resolved, amendment request 

scheduled for review with P&Z Commission.
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Parking
• Per parking study prepared by Southwest Traffic 

Engineering, a total of 188 parking spaces are 
required for the development.

• 208 spaces provided.

• 216 spaces in valet mode.

• 28-space parking surplus.

• Peak parking demand evaluation identifies a 
peak weekday demand of 182 spaces and a 
peak weekend demand of 186 spaces.

• Development Agreement provides additional 
safeguards to prevent overflow parking in 
surrounding area and tiered parking mitigation 
strategy if parking supply is inadequate.

• Additional parking mitigation measures in 
Good Neighbor Policy.
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Traffic
• Traffic improvements to SR-89A:

• Connector road from Saddlerock Circle to Soldiers Pass Road & SR-89A, providing signalized access from 
Saddlerock Homes community.

• Deceleration lane on eastbound SR-89A at Soldiers Pass Road.

• “Porkchop” to limit turning movements at Saddlerock Circle & SR-89A to right-in/right-out with guidance 
from ADOT.

• With proposed traffic improvements, all study intersections expected to operate at an 
adequate level of service with proposed project.

• Saddlerock Circle & SR-89A currently operating at an inadequate level of service as a full movement access.

• Combination of new connector road and “porkchop” improves LOS at Saddlerock Circle & SR-89A.

• Proposed development generates significantly less traffic than 
commercial/retail/multifamily development under existing CO/RM-12 zoning.

• Traffic Impact Analysis approved by ADOT in March 2024.
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Traffic
Scenario 1 (60% Commercial Lot Coverage and 12 MF Units)

Scenario 2 (45% Commercial Lot Coverage and 12 MF Units)
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Traffic
Scenario 3 (30% Commercial Lot Coverage and 12 MF Units)

Scenario 4 (15% Commercial Lot Coverage and 12 MF Units)
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Public Benefit - Traffic
• Because of high turnover, 

commercial/retail uses generate 
several times more average daily trips 
than relatively low-frequency uses like 
lodging and residential.

• Even when limiting commercial square 
footage to 15% lot coverage, 
development generates nearly 4.5 
times more traffic than proposed 
development.

• Commercial development with 
30% lot coverage generates 6.6 
times more traffic.

Scenario Comparison

The Village at Saddlerock Crossing
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Public Benefit - Housing
• In conjunction with hotel, developing 46-unit 

workforce housing community.

• Nearly 50% ratio compared to 100-guestroom hotel.

• Approximately $13.4 million construction cost and 
$7 million loss in first 25 years of operation. $1.8 
million loss in first five years.

• Commitment to minimum 50 years, or as long as 
hotel operates.

• Unit and AMI mix as recommended by the City of 
Sedona Housing Department to meet needs of 
workforce and residents.

• Most recent zone change for lodging (Marriott 
Residence Inn) contributed $824,000 to affordable 
housing fund in 2018.

• Construction cost plus net operational loss amounts 
to nearly $21 million contribution to workforce 
housing in Sedona.

Studio 1 Bedroom 2 Bedroom

80% AMI Rent 12 Units 8 Units N/A

100% AMI Rent 12 Units 8 Units 3 Units

120% AMI Rent N/A N/A 3 Units

Studio 1 Bedroom 2 Bedroom Studio 1 Bedroom 2 Bedroom

Count 12 8 3 12 8 3

80% AMI Rent $  1,194.00 $  1,364.00 $  1,536.00 

100% AMI Rent $  1,920.00 $  1,492.00 $  1,705.00 

120% AMI Rent $  2,046.00 $  2,304.00 
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Additional Public Benefits
• Connector road with 10-foot-wide pedestrian path 

from Saddlerock Circle to Soldiers Pass Road & 
SR-89A.

• Signalized access to Soldiers Pass & SR-89A 
intersection for Saddlerock neighborhood.

• Enhanced crosswalks at intersection of Soldier’s 
Pass and SR-89A.

• Vehicular and pedestrian connections to Elk Road.

• New 5-foot sidewalks on Elk Road and Saddlerock 
Circle.

• Improved, widened, and landscaped 10-foot-wide 
pedestrian path on SR-89A.

• New Lynx/Verde Shuttle shelter with rest 
stop/water station/bike racks.

• $25,000 endowment to Sedona Historical Society 
for Cook’s Cemetery improvements.
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Employees
• Front desk: 5 employees - three shifts per day. Business peaks covered by GM and/or AGM.

• 7 days per week x 3 shifts per day = 21 shifts per week / 5 shifts per team member
• 5 team members (4.2 rounded up)

• Valet: Three employees - two shifts per day.
• 7 days per week x 2 shifts per day = 14 shifts per week / 5 shifts per team member
• 3 team members (2.8 rounded up)

• Engineering: 4 employees - two shifts per day.
• Special projects covered by dept manager.
• 7 days per week x 2 shifts per day = 14 shifts per week / 5 shifts per team member
• 3 team members + 1 dept manager (2.8 + 1 rounded up)

• Kitchen/Restaurant: 5 employees - three shifts per day.
• 7 days per week x 3 shifts per day = 21 shifts per week / 5 shifts per team member
• 5 team members (4.2 rounded up)

• Bar: 1.5 employees - one shift per day.
• 7 days per week X 1 shifts per day = 7 shifts per week/ 5 shifts per team member
• 1.5 team members (1.4 rounded up)

• Banquets: Operated in the off-season so no additional staff will be required beyond what is present in the kitchen dept.

• Housekeeping: 10 employees based on 72% occupancy and daily housekeeping
• 110 X 72% = 79.2 rooms occupied / 16 rooms cleaned per room attendant = 5 room attendants per day
• Laundry – 2 laundry attendants
• HK supervision – 2 – Department manager and supervisor

• A&G – 2 – GM and AGM/Front Desk manager

• Sales - 2

• Total: 32.5 average over a year, rounded up. Peak business periods: 35 team members with additional front desk personnel.

• The property will generate about 40 to 50 W-2 filings per year
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Summary
• Significant outreach with Saddlerock community to address concerns on macro and micro 

levels.

• Reduced hotel guest rooms from 110 to 100.
• Providing suites to compete with STRs.

• Increased workforce housing from 40 units to 46 units.
• Unit mix more consistent with workforce needs.
• $21 million net contribution to workforce housing in Sedona.

• Decreased total parking requirement from 193 to 188.
• 216 spaces provided in valet mode.

• Site plan revisions to address concerns related to 2nd level MF deck areas, sidewalks, bike racks, 
cut through traffic mitigation, screening of outdoor dining, and on-site dog park/relief area.

• Development Agreement commitments for sustainability, parking, workforce housing, 
apartment lease terms, delivery hours, cut-through traffic mitigation, and historical society 
contribution.

• Good Neighbor Policy commitments for designated neighborhood contact, noise mitigation, 
landscape & maintenance, cut-through traffic, parking, and pet management.
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Q U E S T I O N S
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Project Model

https://twinmotion.unrealengine.com/presentation/AIdFeVXLRuyMM0vK
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City of Sedona City Council
The Village at Saddlerock Crossing
Zone Change
September 24, 2024 Public Hearing
(Continued from March 26, 2024)



City of Sedona City Council
Public Hearing

Property Summary

• Address: 1335 W State Route 89A (11 separate parcels)

• Owner: The Baney CorporaƟ on

• Authorized Agents: Stephen Thompson, Jason Morris, Benjamin 
Tate

• Acres: 6.36 acres

• Current Land Use: Vacant; previously developed with Biddle’s 
Nursery
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Project History

• Previous ApplicaƟ ons

◊ PZ14-00007 (Major CPA, ZC, DEV): Lodging, ResidenƟ al, Retail; 
Withdrawn by applicant prior to public hearings

◊ PZ16-00013 (ZC, DEV): Lodging, ResidenƟ al, Retail; Withdrawn by 
applicant aŌ er conceptual review hearing

• Current ApplicaƟ on

◊ Originally submiƩ ed in April 2019; Lodging, ResidenƟ al, Retail
* ShiŌ  of Focus: Eliminate retail, Increase residenƟ al

◊ Proposal: 110 lodging units, 40 mulƟ family residenƟ al units

Project changed since March to 100 lodging units and 46 
mulƟ family units
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Vicinity Map
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Aerial Map
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Land Use Designations

• Community Plan: Commercial and MulƟ -family Medium/High 
Density) (MFM/HD)

◊ Commercial porƟ on of property within the Lodging Area Limits
◊ MulƟ -family designaƟ on: 1 acre

• Soldiers Pass Community Focus Area

◊ Plan adopted by City Council April 2016, Amended August 2022
◊ 2022 amendments replaced recommendaƟ ons for lodging with 

mixed-use (Lodging is not a recommended use for the CFA)

• Current Zoning: Commercial (CO) and Medium-High Density 
MulƟ -family ResidenƟ al (RM-2)

• Proposed Zoning: Lodging (L)
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Zoning Map
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Proposed Site Plan

PLAN
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1. 100 Lodging Units, 
Restaurant, MeeƟ ng 
Space

2. 46 mulƟ family units

◊ All restricted for 
aff ordability & long-term 
rental

3. Parking structure

4. ConnecƟ on from 
Saddlerock Circle to 
Soldiers Pass Road

Development Proposal

11
11

22

11

11

22

33

44
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Context Map

September 26, 2017
0 0.025 0.050.0125 mi
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Soldiers Pass CFA Plan
Planning Area Boundary

Figure 1.
CFA Planning Area Boundary

The Community Plan identified the 
general planning area for this CFA.  
The specific boundary (shown here 
in blue) was defined during the CFA 
planning process.

Most of this area is already 
developed. There are less than 
10 acres of undeveloped vacant 
parcels, however there are 
additional properties that could be 
redeveloped.
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Soldiers Pass CFA Plan

• Vision: “This is a dynamic and walkable center of ac  vity 
for neighbors, visitors, and businesses. The already diverse 
mix of land uses will be enhanced and new development will 
complement exis  ng land uses. People will walk, bike and use 
transit more as improvements will be designed with people in 
mind by improving connec  vity, safety, and convenience.” 

Staff ’s evaluaƟ on for consistency with the CFA Plan has not 
changed since the March Council meeƟ ng. 
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Land Development Code

• Generally addressed through Development Review porƟ on of 
the applicaƟ on

• Full EvaluaƟ on is included in the Staff  Report

◊ Project may be considered compliant if all condiƟ ons of approval 
are addressed

Staff ’s evaluaƟ on for compliance with LDC requirement has not 
changed. The applicant or architect did not discuss changes with 
Staff . The changes made do not address Staff  comments and, 
in some cases, may have created addiƟ onal comments. Revised 
plans were not submiƩ ed with suffi  cient Ɵ me to provide 
correcƟ ons and would need to be addressed at the building 
permit stage if the project moves forward.
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Review Agency Comments

• Outstanding Comments received from following agencies

◊ City of Sedona Community Development (Planning & Building)
◊ City of Sedona Public Works
◊ City of Sedona Sustainability

• CondiƟ on of Approval would require the outstanding comments 
to be addressed through revised plans (reviewed at building 
permit stage) or through a development agreement

Recommended condiƟ on of approval that requires revised plans 
to be reviewed at building permit stage remains.  
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Public Input

• CiƟ zen ParƟ cipaƟ on Report from applicant included in packet

• Project documents placed on Community Development Website

• Public Hearing noƟ ced in Red Rock News, posƟ ng on property, 
mailing to neighbors

• All comments received provided to Council

The public input process is one of the areas that Council had 
wanted more work to be done. The applicant has submiƩ ed a 
new public parƟ cipaƟ on report. All comments received by Staff  
have been provided to Council. 
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Review Categories

• Community Plan and CFA Plan

• Other adopted plans (TMP, GO! Sedona Plan, CAP)

• Land Development Code

◊ ArƟ cle 2-6: Use and Design Standards
◊ ArƟ cle 8: AdministraƟ on and Procedures (Findings required for 

approval of development project)
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Findings: LDC Section 8.3.E(5)

• LDC SecƟ on 8.3.E(5) outlines the fi ndings that must be made for 
all development applicaƟ ons. 
◊ Consistent with previous approvals (if applicable), Sedona Community 

Plan, other applicable plans, Intergovernmental Agreements

◊ Compliance with LDC and other applicable regulaƟ ons

◊ Minimizes impacts on adjoining property owners

◊ Minimizes adverse environmental & fi nancial impacts

◊ Compliance with uƟ lity, service, and improvement standards

◊ Provides adequate road systems, public services, & faciliƟ es

◊ RaƟ onal phasing plan
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Staff  Evaluation & Recommendation

• As outlined in the Staff  report, Staff  did not believe this 
applicaƟ on meets the required fi ndings for a Rezoning 
or Development Review and recommended denial of the 
applicaƟ on to Planning and Zoning Commission. 
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Planning and Zoning Commission Hearing

• Hearing on November 7, 2023

◊ ConƟ nue the public hearing to allow the applicant the opportunity 
to address the noted defi ciencies

• Revised plans submiƩ ed by applicant on January 4, 2024

• ConƟ nuance on February 6, 2024

◊ Commission approved Development Review and recommended 
approval of the Zone Change, fi nding that the project was 
consistent with the Community Plan and CFA Plan

◊ 4-2 vote, Chair Levin and Commissioner Hirst opposed, 
Commissioner Braam was excused
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City Council Hearing

• Council can approve (P&Z RecommendaƟ on) or deny (Staff  
RecommendaƟ on) the Zone Change. 

◊ MoƟ ons for both are included in packet materials.

On March 26, Council conƟ nued the hearing for up to 6 months. 
Updated project materials have been provided to Council. 

A draŌ  Development Agreement has been prepared. Based on 
review by Community Development Staff  and the City AƩ orney, 
the agreement in Council’s packet accurately refl ects the 
commitments that the applicant has made through their project 
documents as well as statements made in previous public 
hearings.



DRY CREEK ROAD
SHARED USE PATHWAY

2 Fences Trailhead to Gringo Road 

CONSTRUCTION
CONTRACT APPROVAL



History
• Distracted Drivers
• Excessive speeding
• Pedestrian/bicyclists 

in road lane
• Maintenance Team 

clear & grub



City Effort - Update
• Sedona in Motion (SIM),
• Get Outside (GO) Sedona
• Transit
• Shared Use Path Projects

• Dry Creek Road Shared Use Path Ph1 (SUP)
• Thunder Mountain/Sanborn SUP
• Soldiers Pass Road SUP
• Pinon Drive SUP
• Navoti Drive to Dry Creek Road SUP
• Shelby Drive
• Sunset Park SUP
• SR 179 
• Pedestrian Crossing @ Oak Creek
• Chapel Road SUP
• Hillside Vista SUP
• Uptown SUP
• Ranger Station Park
• Brewer Road SUP (FY25)
• Andante Road SUP (FY26)



Project
• Safety
• Walkability
• Bikeability
• Signs
• Connectivity
• Experience



Schedule
• Notice to Proceed September 2024
• Begin construction October 2024 (no lane 

closures anticipated)
• Construction complete February 2025
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