
AGENDA City of Sedona 
Planning and Zoning Commission Meeting 

4:30 PM Tuesday, September 16, 2025 
 

The mission of the City of Sedona government is to provide 
exemplary municipal services that are consistent with our 
values, history, culture and unique beauty. 

MEETING LOCATION: 
CITY HALL COUNCIL CHAMBERS 

102 ROADRUNNER DR, SEDONA, AZ 
 

NOTICE: 
Pursuant to A.R.S. 38-431.02 notice is 
hereby given to the members of the 
Planning and Zoning Commission and 
to the general public that the Planning 
and Zoning Commission will hold a 
meeting open to the public on 
Tuesday, September 16, 2025, at 4:30 
pm in the City Hall Council Chambers. 
 
NOTES:  
• Meeting room is wheelchair 

accessible. American Disabilities 
Act (ADA) accommodations are 
available upon request. Please 
phone 928-282-3113 at least 24 
hours in advance. 

• Planning & Zoning Commission 
Meeting Agenda Packets are 
available on the City’s website at: 
www.SedonaAZ.gov  

 
 
GUIDELINES FOR PUBLIC 
COMMENT 
 
PURPOSE: 
• To allow the public to provide 

input to the Planning and Zoning 
Commission on a particular 
subject scheduled on the agenda. 

• Please note that this is not a 
question/answer session. 

 
PROCEDURES: 
• It is strongly encouraged that 

public input on the agenda items 
be submitted by sending an e-
mail to planning@SedonaAZ.gov 
in advance of the 4:30 Call to 
Order. 

• Fill out a “Comment Card” and 
deliver it to the Recording 
Secretary. 

• When recognized, use the 
podium/microphone. 

• State your Name and City of 
Residence 

• Limit comments to 3 MINUTES. 
• Submit written comments to the 

Recording Secretary. 

1. CALL TO ORDER, PLEDGE OF ALLEGIENCE, ROLL CALL  

2. ANNOUNCEMENTS & SUMMARY OF CURRENT EVENTS BY COMMISSIONERS & 
STAFF 

3. APPROVAL OF THE FOLLOWING MINUTES: 

a. September 2, 2025 (R) 

4. PUBLIC FORUM: (This is the time for the public to comment on matters not listed 
on the agenda. The Commission may not discuss items that are not specifically 
identified on the agenda. Pursuant to A.R.S. § 38-431.01(H), action taken as a 
result of public comment will be limited to directing staff to study the matter, 
responding to criticism, or scheduling the matter for further consideration and 
decision at a later date.)  

5. Election of Planning and Zoning Commission Chair and Vice-Chair 

6. CONSIDERATION OF THE FOLLOWING ITEM(S) THROUGH PUBLIC HEARING 
PROCEDURES: 

a. Public Hearing/discussion/possible action regarding a request for approval of 
a Zone Change (ZC) from RMH (Single Family and Manufactured Home, 4 
dwelling units per acre) to RM-3 (High-Density Multifamily, 20 dwelling units 
per acre) to allow for future development of the property with multifamily 
housing (no development proposed at this time) and approval of a Conditional 
Use Permit (CUP) to allow for use of the existing single-family house until a 
future development is approved. The subject properties are located at 50 
Tranquil Avenue and 80 Rigby Road, north of the Windsong Mobile Home Park 
and west of the Safeway Shopping Center. APN: 408-24-087 & -089. 

Case Number: PZ24-00018 (ZC, CUP) 

Property Owner: Kim Soo Young & James Spindelman 

Applicant: Sefton Engineering (David Nicolella) 

7. Discussion/possible action regarding amendments to the Planning and Zoning 
Commission Rules and Procedures 

8. FUTURE MEETING DATES AND AGENDA ITEMS 

a. Tuesday, October 7, 2025 
b. Tuesday, October 21, 2025 

9. EXECUTIVE SESSION 

Upon a public majority vote of the members constituting a quorum, the Planning 
and Zoning Commission may hold an Executive Session that is not open to the 
public for the following purposes: 

a. To consult with legal counsel for advice on matters listed on this agenda per 
A.R.S. § 38-431.03(A)(3). 

b. Return to open session. Discussion/possible action on executive session 
items.  
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AGENDA City of Sedona 
Planning and Zoning Commission Meeting 

4:30 PM Tuesday, September 16, 2025 
 

The mission of the City of Sedona government is to provide 
exemplary municipal services that are consistent with our 
values, history, culture and unique beauty. 

MEETING LOCATION: 
CITY HALL COUNCIL CHAMBERS 

102 ROADRUNNER DR, SEDONA, AZ 
 

 

10. ADJOURNMENT 

 

Physical Posting: September 11, 2025 By: DJ 

 
Planning & Zoning Commission Meeting Agenda Packets are available on the City’s website at: 
www.SedonaAZ.gov or in the Community Development Office, 102 Roadrunner Drive approximately one 
week in advance of the meeting. 
Note that members of the City Council and other City Commissions and Committees may attend the 
Planning and Zoning Commission meeting. While this is not an official City Council meeting, because of 
the potential that four or more Council members may be present at one time, public notice is therefore 
given for this meeting and/or event. 

NOTICE TO PARENTS AND LEGAL GUARDIANS: Parents and legal guardians have the right to consent 
before the City of Sedona makes a video or voice recording of a minor child, pursuant to A.R.S. § 1-
602(A)(9). The Sedona Planning and Zoning Commission meetings are recorded and may be viewed on 
the City of Sedona website. If you permit your child to attend/participate in a televised Planning and 
Zoning Commission meeting, a recording will be made. You may exercise your right not to consent by 
not allowing your child to attend/participate in the meeting. 
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Agenda Item 6a: 
Public Hearing/discussion/possible action regarding a request for 

approval of a Zone Change (ZC) from RMH (Single Family and 
Manufactured Home, 4 dwelling units per acre) to RM-3 (High-

Density Multifamily, 20 dwelling units per acre) to allow for future 
development of the property with multifamily housing (no 

development proposed at this time) and approval of a Conditional 
Use Permit (CUP) to allow for use of the existing single-family house 
until a future development is approved. The subject properties are 

located at 50 Tranquil Avenue and 80 Rigby Road, north of the 
Windsong Mobile Home Park and west of the Safeway Shopping 

Center. APN: 408-24-087 & -089. 

Case Number: PZ24-00018 (ZC, CUP) 

Property Owner: Kim Soo Young & James Spindelman 

Applicant: Sefton Engineering (David Nicolella) 
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Staff Report 
PZ24-00018 (ZC, CUP) 
Tranquil-Rigby-Madole Zone Change 
Summary Sheet 

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

Meeting Date: September 16, 2025 

Hearing Body: Planning and Zoning Commission 

Project Summary: Zone Change (ZC) from RMH (Single-Family and Manufactured Home) to RM-3 
(High-Density Multifamily) to allow for future development of multifamily 
housing and a Conditional Use Permit (CUP) to allow for the continued 
occupancy of the existing single-family residence.  

Staff Recommendation: Recommendation of Denial of the Zone Change and Denial of the Conditional 
Use Permit 

Location: 50 Tranquil Avenue and 80 Rigby Road (Behind Windsong Mobile Home Park) 

Parcel Numbers: 408-24-087 & 408-24-089

Applicant/Owner: James Spindelman and Soo Young Kim 

Authorized Agent: Sefton Engineering (David Nicolella) 

Site Size: ± 9.47 acres 

Sedona Community Plan Designation: 
Multi Family High Density (MFHD) 

Existing Zoning: RMH (Single-Family and Manufactured Home) 

Proposed Zoning:  RM-3 (High-Density Multifamily) 

Current Land Use: Single Family Residential 

Surrounding Properties: 

Area Zoning Area Land Uses 

North RS-10 Single-Family Residential/No Subdivision 

East PD, CO Crimson View Subdivision, Safeway Shopping Center 

South RMH, CO Vacant, Windsong Mobile Home Park 

West RS-10 Harmony Hills Subdivision 

Report Prepared By:  Cari Meyer, Planning Manager 

Attachments: 
1. Vicinity/Aerial Map ....................................................................................................................... 22 

2. Project Application Materials ........................................................................................................ 25 

3. Review Agency Comments ............................................................................................................ 99 

4. Letter from Historic Preservation Commission ........................................................................... 105 

5. Public Comments ........................................................................................................................ 107 
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Staff Report 
PZ24-00018 (ZC, CUP)  
Tranquil-Rigby-Madole Zone Change 

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

PROJECT DESCRIPTION 
This is a request for approval of a Zone Change (ZC) from RMH (Single-Family and Manufactured Home) 
to RM-3 (High-Density Multifamily) to allow for future development of multifamily housing and a 
Conditional Use Permit (CUP) to allow for the continued occupancy of the existing single-family 
residence.  

Development is permitted in accordance with the Land Development Code (LDC) requirements, including 
Article 2 (Zoning Districts), Article 3 (Use Regulations), and Article 5 (Development Standards). The 
properties are zoned RMH, which allows for single-family or manufactured home development at a 
density of 4 units per acre. The proposed RM-3 zone would allow for multifamily development at a 
density of 20 units per acre.  

The properties are currently used as single-family residences. The proposal includes keeping one of the 
single-family residences (50 Tranquil) and demolishing the other (80 Rigby). As single-family residences 
are only permitted with a CUP in the RM-3 zone, if the zone change is approved, a CUP would be required 
to allow the existing residence to remain.  

BACKGROUND AND PROPERTY INFORMATION 
Site Characteristics 

• The properties are located northwest of the intersection of W State Route 89A and Rodeo Road,
west of the Safeway Shopping Center and north of the Windsong Mobile Home Park, in Yavapai
County (See Attachment 1).

• The properties are accessed by Tranquil Avenue, Rigby Road, and Madole Road.
o Tranquil Avenue connects to Andante Drive, which connects to W State Route 89A at a

signalized intersection.
o Rigby Road and Madole Road are private roads that connect to W State Route 89A at

uncontrolled intersections.
• The properties slope down from north to south.
• There is a City of Sedona Floodplain (floodway, 100 year floodplain, and 500 year floodplain) on

the southwestern corner of the property.
o All three roads providing access to the property cross the floodway and floodplains.

• The area where the existing houses are located, along with driveways to the houses, have been
previously graded. The rest of the site remains in its natural condition.

• The properties are not part of a recorded subdivision.

Community Plan and Zoning Designations 
The properties are designated Multi-Family High Density (MFHD) in the Community Plan and zoned 
Single-Family and Manufactured Home (RMH). Surrounding zoning includes Commercial and Residential 
– see image on next page.

There is no adopted Community Focus Area (CFA) plan for this area. The properties are within the 
Proposed West Sedona Corridor CFA, Rodeo-Coffeepot/W 89A Area, which has been identified in the 
Community Plan as an area for which a CFA Plan could be adopted in the future (See Community Plan, 
page 47). The opportunities for this area identified by the Community Plan include the following:  
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• Identify transition areas appropriate for multi-family residential
• Establish parallel alternatives to W 89A for vehicles, bicycles, and pedestrians
• Improve walkability and bike-ability, including: Safer crossings of W 89A, Alternative routes

parallel to W 89A, Extend sidewalks on both sides of the cross-streets

In addition to being within the West 
Sedona CFA, the MFHD designation 
(see Community Plan page 42) is 
intended to support the development 
of multiple dwelling units on a single 
property. Multi-family designations can 
serve as a transition or buffer between 
non-residential development and 
single-family residential development. 
Locations may be considered that have 
current or planned access to transit, 
shared use paths, or other amenities.  

While the MFHD designation allows for 
consideration of densities greater than 
12 units per acre, the Community Plan 
(page 42) states that densities greater 
than 12 units per acre are supported on 
a case-by-case basis, with 
consideration of strategies that address 
local housing needs, housing diversity, 
affordability, and availability.  

Zone change applications that propose a density of more than 12 units per acre should be reviewed as 
to how local housing needs, as outlined by the Community Plan, are being addressed. When a 
development plan does not accompany the zoning application, commitments made by the property 
owner as to how a future development on the site will meet those needs may be included.  

The proposed zoning is RM-3 (High-Density Multifamily). The purpose of the RM-3 zone is: 

…intended to accommodate high-density multifamily residential uses, with limited single-family 
uses and duplexes. The RM-3 district may include limited community and educational uses and 
incidental or accessory uses. This district can also serve as a transition between other multifamily 
and commercial or mixed-use zoning districts.  LDC Section 2.10.A 

Conditional Use Permit (CUP) 
There is one existing house on each property. The proposal includes demolition of the house at 80 Rigby, 
but the property owner wishes to keep the house at 50 Tranquil until a development plan for the 
property is approved. LDC Section 3.2.E, Table 3.1 (Table of Allowed Uses) lists “Dwelling, Single-Family 
Detached” as a Conditionally Permitted Use in the RM-3 District. If the RM-3 zoning is approved, a CUP 
is required to allow the existing house to remain. No use specific standards apply to detached single-
family dwellings in the RM-3 zoning district.  
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PUBLIC INPUT 
• The applicant completed a Citizen Participation Plan. A copy of the Citizen Participation Report is 

included in the application packet (Attachment 2) 
• Project documents submitted by the applicant were placed on the Projects and Proposals page 

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

Rock News on August 29, 2025.  
• All notices contain contact information and a way to submit comments. Written comments 

received by Staff are included as Attachment 5 include the following: 
o Concern regarding traffic impacts and capacity of existing roads 
o Whether allowing 5 times current density is appropriate 
o Impacts of high-density residential adjacent to single-family residential 
o Support for low-cost and affordable housing projects 

REVIEW AGENCY COMMENTS AND CONCERNS 
The application materials were routed to all internal and external reviewing agencies for comments. 
Comments were received from the following agencies and are included as Attachment 3:  

• City of Sedona Community Development Department, Planning 
• City of Sedona Public Works Department 

The applicant’s current submittal is their response to those comments. While Staff does not believe that 
all comments have been addressed, the applicant has requested that the application move forward as-
is without further modifications.  

HISTORIC PRESERVATION COMMISSION 
On July 21, 2025, the Historic Preservation Commission approved a letter to be sent to the Planning and 
Zoning Commission regarding this project. (Attachment 4) This letter acknowledges that the property 
owner does not wish to pursue Historic Landmark status for the building at 50 Tranquil, but expresses 
the Commission’s hope that the building will be preserved.  

DEVELOPMENT PROPOSAL 
The applicant is applying for a Zone Change (ZC) from RMH (Single-Family and Manufactured Home) to 
RM-3 (High-Density Multifamily) to allow for future development of multifamily housing and a 
Conditional Use Permit (CUP) to allow for the continued occupancy of the existing single-family 
residence. 

A detailed description of the proposal is included in Attachment 2.  

Phasing 
The project is requesting a zone change only. No development or phasing plan is proposed.  

Sedona Land Development Code (LDC) 
LDC Article 2: Zoning Districts 

• The properties meet minimum size and dimension requirement for the RM-3 zoning district.  
• If the rezoning is approved, all future development will be required to comply with RM-3 

requirements.  
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LDC 5.3: Grading and Drainage 
• As no development is proposed at this time, grading or drainage plans have not been 

provided.  
• City designated floodways and floodplains impact the southwestern corner of the property 

and all 3 access roads to the property.  

LDC 5.4: Access, Connectivity, and Circulation  
• Tranquil Avenue, Rigby Road, and Madole Road all provide access to the property.  

o Tranquil Avenue is a public road that connects to Andante Drive, which connects to W 
State Route 89A at a signalized intersection.  

o Rigby Road and Madole Road are private roads that connect to W State Route 89A at 
uncontrolled intersections.  

• No sidewalks, shared use paths, or other connections are included in the current submittal. 
o The Letter of Intent states that a future developer will work with the City to determine a 

location for a shared use path.  
o The Letter of Intent acknowledges the LDC requirement to build 5-foot sidewalks along 

all streets.  

LDC 5.5: Off-Street Parking and Loading 
• No development is proposed at this time. If a development is proposed in the future, it will 

be reviewed for compliance with applicable parking requirements.  

LDC 5.6: Landscaping, Buffering, and Screening  
• No development is proposed at this time. If a development is proposed in the future, it will 

be reviewed for compliance with applicable landscaping requirements. 

LDC 5.7: Site and Building Design  
• No development is proposed at this time. If a development is proposed in the future, it will 

be reviewed for compliance with applicable site and building design requirements. 

LDC 5.8: Outdoor Lighting  
• An outdoor lighting plan has been submitted.  

o The existing lighting is nonconforming and would need to be brought into compliance if 
the rezoning is approved.  

• The site does not exceed the maximum permissible lumens.  

LDC 5.9: Public Art  
• No public art is required for this project.  

LDC Article 6: Signs  
• No development is proposed at this time. If a development is proposed in the future, it will 

be reviewed for compliance with applicable sign requirements.  

Wastewater 
• The property is within the City’s wastewater service area and future development would be 

required to connect.  

REVIEW GUIDELINES, COMMENTARY, AND ANALYSIS 
The following is requested from the Planning and Zoning Commission at this time: 
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• ZONE CHANGE (ZC): Review of Proposal, Recommendation to City Council 
• CONDITIONAL USE PERMIT (CUP): Review of Proposal, Final Action 

DISCUSSION (ZONE CHANGE) 
Community Plan Compliance 
Zone change applications are evaluated for general consistency with city-wide policies of the Community 
Plan. Zone changes are not expected to implement every policy but should show consistency with the 
direction of the Community Plan. The following is Staff’s evaluation of how the application does (or does 
not) address these policies.  

Guiding Principles  
Guiding Principles were included in the 2023 Community Plan and are intended to set the standard for 
our community interactions with each other, our surroundings, and with those who are guests of our 
community.  

One of the guiding principles is in regard to housing (Community Plan, page iv). The following outcome 
statement is intended to reflect the following future condition:  

Sedona has diverse housing options that are safe, secure, and affordable.  

This zone change would allow the property to be developed at a higher density than is currently allowed. 
However, the only commitment included in the application is that there will be a prohibition of short-
term rental of the units for 30 years from the date the zoning is effective. As no development plan is 
proposed, the number of years that future units would be under this restriction is unknown. Further, the 
application makes no commitments for number of units, affordability, diversity of unit type, etc. While 
this application would increase the amount of land available for multifamily development, the impact 
that it would have on the overall housing stock in the City is unknown at this time.  

Another guiding principle is related to Circulation (Community Plan, page v). The following outcome 
statement is intended to reflect the following future condition: 

Build a complete and connected circulation network that is safe, convenient, and efficient for all 
users and all modes of travel. 

The properties are accessed by three different roads. Two (Rigby and Madole) are private and access W 
89A at uncontrolled intersections while one (Tranquil) is public and connects to W 89A at a signalized 
intersection (Andante). All three roads cross a City-designated floodway and floodplain. The Letter of 
Intent states that a traffic impact analysis will not be done until a development is proposed and a future 
developer will make improvements to Rigby and Madole, if required, with no mention of Tranquil. 

The GO! Sedona Pathways Plan shows a shared use path through this property. The Letter of Intent 
states a future developer will work with the City to determine the location of a shared use path, but 
makes no commitments regarding connection, width, design, or payment of the pathway.  

Land Use (page 33-51) 
Chapter 4 of the Community Plan is the Land Use Chapter. Policies from this chapter that could relate to 
this application include the following: 

• Policy 4.4: Support cluster development to direct development away from more 
environmentally sensitive portions of a site. 
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o Staff Response: The site is impacted by City-designated floodways and floodplains. The 
application makes no commitment to clustering development away from these areas. 

• Policy 4.5: Allow densities greater than 12 dwelling units per acre through consideration of 
projects with strategies for achieving housing diversity, affordability, and availability to 
address housing needs in areas designated for Multifamily High Density, Commercial, and 
Mixed-use. 

• Policy 4.10: For the term of this Plan, prioritize housing growth within City limits (as of 2023), 
focusing our efforts on affordability and diversity 
o Staff Response to Policies 4.5. & 4.10: While the application would increase the amount of 

land available for high-density multifamily housing, the only commitment to housing 
availability is a prohibition on short term rentals for 30 years from the date of zoning 
approval. With no development plan or other commitments related to diversity or 
affordability, it is difficult to determine how a project on this property could address 
housing needs.  

Housing (page 53-59) 
Chapter 5 of the Community Plan is the Housing Chapter. Policies from this chapter that could relate to 
this application include the following: 

• Policy 5.1: Expand Sedona’s mix of housing types to meet the needs of a diverse and vibrant 
community. 
o Staff Response: While the application would increase the amount of land available for 

high-density multifamily housing, the only commitment to housing availability is a 
prohibition on short term rentals for 30 years from the date of zoning approval. With no 
development plan or other commitments related to diversity or affordability, it is difficult 
to determine how a project on this property could address housing needs. 

Circulation (page 61-78) 
Chapter 6 of the Community Plan is the Circulation Chapter. Policies from this chapter that could relate 
to this application include the following: 

• Policy 6.1: Develop a multi-modal circulation network that provides for safe alternatives to 
get around town while improving traffic flow and reducing reliance on the automobile. 

• Policy 6.2: Take a comprehensive, holistic approach to transportation and land use planning 
to improve resident’s quality of life and the visitor experience. 

• Policy 6.5: Design projects for people, ensuring the experience is safe, comfortable, 
interesting, and efficient. 

• Policy 6.7: Create a network of pedestrian and bicycle infrastructure improvements and 
connections linking neighborhoods, activity centers, and popular destinations, and promote 
walkable, bike-able connections to transit stops.  

• Policy 6.8: Plan future transportation improvements and land use development that supports 
walkable, mixed-use areas. 
o Staff Response to Circulation Policies: The GO! Sedona Pathways Plan shows a shared use 

path through this property. While the application has acknowledged this and has stated 
that a future developer will work with the City to determine the best location for a SUP, 
no commitments regarding connectivity, width, design, or who will pay for the SUP have 
been included in the proposal.  
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Environment and Sustainability (page 79-94) 
Chapter 6 of the Community Plan is the Circulation Chapter. Many of the policies in this chapter speak 
to site and building design. Without a development plan to review and no commitments within the 
application regarding future development, consistency with this chapter cannot be evaluated.  

Adopted Plans 
Staff evaluated the zone change relative to other adopted plans, including the GO! Sedona Pathways 
Plan, the Transportation Master Plan, and the Climate Action Plan. This evaluation is summarized below  

GO! Sedona Pathways Plan (GO! Plan) 
The GO! Plan aims to connect community destinations with safe and convenient routes so residents can 
walk or ride from home to shopping centers and commercial areas. The GO! Plan shows a shared use 
path through this property, which would provide a pedestrian connection from the Harmony 
neighborhood (and the Andante Shared Use Path currently under construction) to the Safeway Shopping 
Center. While the application states that a future developer will work with the City to determine the best 
location for a SUP, no commitments regarding connectivity, width, design, or who will pay for the SUP 
have been included in the proposal. 

Transportation Master Plan (TMP) 
Strategies in the TMP that this application could address, but does not, include the following:  

• Strategy 6: Neighborhood Vehicle Connections: Set of new neighborhood vehicular connections 
meant to accommodate local residents and keep short trips off SR 89A. Several possible street 
connections are identified. (Lack of street connectivity in West Sedona) 

• Strategy 11: Bicycle and Pedestrian Improvements: Bicycle boulevard parallel both north and 
south of SR 89A using existing streets and some new connecting pathways (Lack of comfortable 
and safe bicycle and pedestrian choices throughout Sedona) 

Climate Action Plan (CAP) 
Many of the recommendations in the CAP apply to new development, which is not applicable to this 
application. While the application could include commitments as to how future development could meet 
the recommendations in the CAP, it does not.  

Conclusion (Zone Change Evaluation)  
The decision of whether to approve a particular zone change is a legislative policy action left to the 
judgment and discretion of the Planning and Zoning Commission and City Council. A variety of factors 
are considered when making these decisions, including how the proposal relates to the community’s 
vision and overall consistency with the Sedona Community Plan and other applicable plans. The Planning 
and Zoning Commission is being asked to evaluate the proposal and forward a recommendation to the 
City Council.  

While no project is expected to meet all of the recommendations and visions of the Community Plan and 
other adopted plans, zone change applications are expected to move the City closer to realizing this 
vision and projects should not detract from any of the visions. While the project as proposed is consistent 
with some of these recommendations, it falls short in other areas. The evaluation above outlines the 
project’s consistency/non-consistency in detail. To summarize:  

• Housing is one of the primary goals of the City and this application would increase land available 
for multifamily development.  
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No development plan has been proposed or reviewed, and the applicant has only committed to 
a restriction on short term rentals for 30 years from the date of zoning approval. With no 
development plan or other commitments related to diversity or affordability, it is difficult to 
determine how a project on this property could address housing needs. 

• The GO! Sedona Pathways Plan shows a shared use path through this property. While the 
application acknowledges this and states that a future developer will work with the City to 
determine the best location for a SUP, no commitments regarding connectivity, width, design, or 
who will pay for the SUP have been included in the proposal. 

• The properties are accessed by 3 different roads. Two (Rigby and Madole) are private and access 
W 89A at uncontrolled intersections while one (Tranquil) is public and connects to W 89A at a 
signalized intersection. All three roads cross the same City-designated floodplain and floodway. 
The Letter of Intent states that a traffic impact analysis will not be done until a development plan 
is proposed and states that a future developer will make improvements to Rigby and Madole, if 
required, with no mention of Tranquil. In addition, the LOI does not include a commitment that 
the cost of the improvements will be borne by the developer.  

DISCUSSION (CONDITIONAL USE PERMIT) 
A secondary application is included for a Conditional Use Permit (CUP) to allow for continued occupancy 
of the existing single-family house if the zone change is approved. The proposed RM-3 designation 
requires a CUP for a single-family detached house; no additional use specific standards apply to this use. 
No changes to the site are proposed in conjunction with the CUP request. The applicant has requested 
that the CUP remain in effect until building permits for development of the property are issued.  

APPROVAL CRITERIA APPLICABLE TO ALL APPLICATIONS (ZC & CUP) 
All development applications are reviewed under LDC Article 8 (Administration and Procedures). LDC 
Section 8.3 contains procedures and rules applicable to all development applications while the following 
sections contain procedures and rules that apply to specific development applications. LDC Section 
8.3.E(5) contains the approval criteria applicable to all development, subdivision, and rezoning 
applications.  

A. Generally 
Unless otherwise specified in this Code, City review and decision-making bodies shall review all 
development, subdivision and rezoning applications submitted pursuant to this article for 
compliance with the general review criteria stated below. 

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

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

Staff Evaluation: There are no previous approvals that the current proposal would need to be 
consistent with. The application is in compliance with this criterion.  
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C. Consistency with Sedona Community Plan and Other Applicable Plans 
Except for proposed subdivisions, the proposed development shall be consistent with and 
conform to the Sedona Community Plan, Community Focus Area plans, and any other applicable 
plans. The decision-making authority: 

1. Shall weigh competing plan goals, policies, and strategies; and 
2. May approve an application that provides a public benefit even if the development is contrary 

to some of the goals, policies, or strategies in the Sedona Community Plan or other applicable 
plans. 

Staff Evaluation: As outlined in the evaluation of the zone change, this proposal is not 
consistent with, and does not conform to the Sedona Community Plan, the GO! Sedona 
Pathways Plan, the Transportation Master Plan, and the Climate Action Plan, as the 
application as currently submitted does not provide enough detail to allow staff to fully 
evaluate the proposal. While there may be areas where more detail can be provided, the 
applicant has requested that the application move forward to the Planning and Zoning 
Commission as-is.  

While housing is a goal of the City, there is not enough detail in the current proposal to 
determine how this zone change would address the City’s housing needs for availability, 
affordability, and diversity.  

The Transportation Master Plan and GO! Sedona Pathways Plan both show this property 
being used for key connections in the overall transportation and pathways network of the City. 
While the applicant has stated that a future developer will work with the City regarding these 
items, no firm commitments regarding design and financing of improvements are included in 
this proposal.  

Due to the lack of detail and specificity in the current application, staff does not believe this 
criterion is met for the zone change application. If the Commission finds that the zone change 
application is consistent, the CUP application for continued use of the existing single family 
residence would also be consistent with adopted plans.  

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

Staff Evaluation: The properties meet the minimum requirements for the RM-3 zone. The 
existing lighting is non-conforming and would have to be brought into compliance if the zone 
change were approved. The other code requirements would be reviewed as a part of a future 
development review.  

The CUP has been submitted as a requirement for continued use of the existing single-family 
residence under the proposed RM-3 zoning. If the zone change is approved, the CUP is needed 
for the property to be in compliance with the LDC.  

Staff believes that this criterion is met if conditions are in place to require the replacement of 
non-conforming lighting.  
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E. Minimizes Impacts on Surrounding Property Owners 
The proposed development shall not cause significant adverse impacts on surrounding 
properties. The applicant shall make a good-faith effort to address concerns of the surrounding 
property owners in the immediate neighborhood as defined in the Citizen Participation Plan for 
the specific development project, if such a plan is required. 

Staff Evaluation: The applicant completed a Citizen Participation Plan and submitted a Citizen 
Participation Report (CPR) (Attachment 2).  

The application has been posted on the City’s website since submittal and Staff completed all 
required public noticing, including a published notice in the Red Rock News, mailings to 
property owners within 300 feet of the subject parcels, and posted signs on the property. 

Written comments were received by Staff brought up the following: 

• Concern regarding traffic impacts and capacity of existing roads 
• Whether allowing 5 times current density is appropriate 
• Impacts of high-density residential adjacent to single-family residential 
• Support for low-cost and affordable housing projects 

Staff Response: The applicant received many of the same comments during the public 
outreach. While the CPR includes responses, many of those responses do not match what has 
been submitted in the application/Letter of Intent, so it is unclear what is being committed to 
as part of the formal application.  

The CPR states that they “have difficulty accepting the opposition to the zone change by 
owners who are out of the area and not themselves full-time residents… we find it difficult in 
principle to seek the approval of short term and long-term rental owners who own properties 
nearby.” Due to this statement, staff has concerns whether the applicant made a good-faith 
effort to address concerns of the surrounding property owners, as required by this criterion.  

Due to the lack of changes to the application as a result of the Citizen Participation Process, 
inconsistencies between the responses in the CPR and what is presented in the LOI, and 
statements in the CPR, Staff does not believe this criterion has been met.  

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

Staff Evaluation: There are no intergovernmental agreements that impact this project. This 
criterion does not apply to this request. 

G. Minimizes Adverse Environmental Impacts 
The proposed development shall be designed to minimize negative environmental impacts and 
shall not cause significant adverse impacts on the natural environment. Examples of the natural 
environment include water, air, noise, stormwater management, wildlife habitat, soils, and 
native vegetation. 
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Staff Evaluation: A large portion of the site is in its natural state. This criterion is primarily 
reviewed when a development application is submitted, but the zone change application could 
limit development in sensitive areas (such as the floodway/floodplain). No such conditions are 
included. Therefore, staff does not believe this criterion is met for the zone change.  

As the CUP would authorize the continued use of the property as a single-family residence, no 
adverse environmental impacts are anticipated with the CUP application and the criterion 
would be considered met.  

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

Staff Evaluation: The applicant has paid all applicable fees associated with this application 
and will pay all fees associated with permits required for the proposed work. Some of the 
issues (roadway improvements, shared use path) are left to the discretion of a future 
developer without a clear indication of who will pay for the improvements. Unless this is 
specifically addressed, there may be adverse fiscal impacts to the City when it comes to 
funding the improvements. Due to the lack of clarity and specificity, staff does not believe this 
criterion is met for the zone change application.  

As the CUP would authorize the continued use of the property as a single-family residence, no 
adverse fiscal impacts are anticipated with the CUP application, and the criterion would be 
considered met.  

I. Compliance with Utility, Service, and Improvement Standards 
As applicable, the proposed development shall comply with federal, state, county, service 
district, City and other regulatory authority standards, and design/construction specifications for 
roads, access, drainage, water, sewer, schools, emergency/fire protection, and similar standards. 

Staff Evaluation: All applicable agencies have reviewed the proposal. The Sedona Fire District 
has raised concerns about emergency access to the site, as all 3 access roads cross the same 
floodway/floodplain. The LOI states that a future developer will make improvement to Madole 
Road, in accord with the result of the traffic study and requirements of the Fire Marshal. It is 
not clear if improvements to Rigby or Tranquil are included in this commitment.  

Due to the lack of clarity and specificity, staff does not believe this criterion is met for the zone 
change application.  

As the CUP would authorize the continued use of the property as a single-family residence, no 
changes to the utility, service, and improvements standards for the property are anticipated 
with the CUP application and the criterion would be considered met.  

J. Provides Adequate Road Systems 
Adequate road capacity must exist to serve the uses permitted under the proposed development, 
and the proposed uses shall be designed to ensure safe ingress and egress onto the site and safe 
road conditions around the site, including adequate access onto the site for fire, public safety, 
and EMS services. The proposed development shall also provide appropriate traffic 
improvements based on traffic impacts. 
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Staff Evaluation: The proposal would use existing road systems. Two of the three roads 
accessing the property are private and substandard. While increasing the permissible density 
from 4 units per acre to 20 units per acre for a ±9.5 acre parcel will likely require roadway and 
access improvements, the applicant has not provided an evaluation of existing roads or 
estimated what improvements may be needed, stating that will be the responsibility of a 
future developer. Improvements to private roads would likely require the approval and/or 
participation of other property owners, who, as of writing this report, have not indicated their 
support of the project.  

Due to the lack of clarity and specificity, staff does not believe this criterion is met for the zone 
change application. 

As the CUP would authorize the continued use of the property as a single-family residence, no 
impacts to the road systems are anticipated with the CUP application and the criterion would 
be considered met.  

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

Staff Evaluation: While increasing the permissible density from 4 units per acre to 20 units 
per acre for a ±9.5 acre parcel will likely impact public services, the applicant has not provided 
an evaluation of what those impacts will be or estimated what improvements may be needed, 
stating that will be the responsibility of a future developer.  

Due to the lack of clarity and specificity, staff does not believe this criterion is met for the zone 
change application.  

As the CUP would authorize the continued use of the property as a single-family residence, no 
impacts to public services and facilities are anticipated with the CUP application and the 
criterion would be considered met.  

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

Staff Evaluation: The application does not propose new development, and a phasing plan is 
not required. Therefore, staff believes this criterion is met. 

Land Development Code Findings: Rezoning (Zoning Map Amendment) 
LDC Section 8.6.A contains the procedures and rules for rezoning applications. This section does not have 
any additional approval criteria. 

It is Staff’s opinion that this request for a ZC does not meet the required findings. The proposed rezoning 
is not consistent with the Community Plan and other applicable plans (Criteria C), the applicant has not 
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made a good faith effort to address concerns of the adjoining property owners (Criteria E), and the 
application, as currently submitted, does not provide enough detail or specificity to allow Staff to make 
a determination as to whether the application minimizes adverse environmental impacts (Criteria G), 
minimizes, adverse fiscal impacts (Criteria H), complies with utility, service, and improvement standards 
(Criteria I), provides adequate road systems (Criteria J), or provides adequate public services and facilities 
(Criteria K).  

Land Development Code Findings: Conditional Use Permit 
LDC Section 8.4.B contains the procedures and rules for conditional use permit applications. This section 
does not have any additional approval criteria. 

The single-family house is a permitted use in the current RMH zone, but a conditionally permitted use in 
the proposed RM-3 zone. As the CUP is only needed based on the zone change request, whether the 
CUP meets the findings outlined in the LDC is dependent on whether the zone change request does.  

Staff Recommendation: Rezoning (Zoning Map Amendment) 
Staff is recommending denial of the proposed Zone Change based on the following:  

1. As outlined in the staff report and staff evaluation, the proposal is not in compliance with 
applicable goals and policies of the Community Plan. 

2. As outlined in the staff report and staff evaluation, the proposal is not in compliance with 
applicable goals and policies of other adopted plans, including the Transportation Master Plan, 
the GO! Sedona Pathways Plan, and the Climate Action Plan. 

3. The proposal does not comply with applicable review criteria as outlined in the Staff Report. 

LDC Section 8.3.C(6) and ARS Section 9-462.11 
This application is considered a residential rezoning. LDC Section 8.3.C(6) and ARS Section 9-462.11 set 
the required timeframes for processing residential rezonings. These sections require the City to approve 
or deny a residential rezoning application within 180 days of submittal of a complete application. A 
complete application was submitted for this project on June 25, 2025, so the application must be either 
approved or denied by December 22, 2025.  

While in the past, City Staff had the ability to work with applicants to address inconsistencies in their 
application and get more specificity when needed, we no longer have this ability. Further, the applicant 
has requested that the application be moved forward as currently submitted.  

Planning and Zoning Commission Options 
The Planning and Zoning Commission may recommend denial of the application, as recommended by 
Staff.  

A continuance to allow the applicant to address the outstanding issues is not an option, given the state-
mandated timeframes outlined above.  

If the Commission disagrees with Staff’s findings and recommends approval of this application, Staff has 
included recommended conditions of approval that may address some of the outstanding issues outlined 
above. The Commission may modify these as they deem appropriate during the public hearing. These 
conditions are being proposed by Staff to address the deficiencies in the project noted above, do not 
reflect the applicant’s current proposal, and, as of writing this staff report, have not been agreed to by 
the applicant. The applicant will have an opportunity to review the proposed conditions of approval prior 
to the meeting.  
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In addition to the recommended conditions below, the Commission may consider whether additional 
conditions regarding housing commitments, building or site design, citizen participation, or historic 
preservation may be appropriate to address additional areas where the project was found to not be in 
compliance with approval criteria.  

Staff Recommendation: Conditional Use Permit 
As Staff is recommending denial of the proposed Zone Change, Staff is also recommending denial of the 
proposed Conditional Use Permit, as it is not needed if the zoning does not change.  

If the Commission finds that the Zone Change meets the required findings and recommends that City 
Council approve the zone change, approval of the accompanying Conditional Use Permit would be 
appropriate.  
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Recommendation and Motions 
PZ24-00018 (ZC, CUP)  
Tranquil-Rigby-Madole Zone Change 

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

 
STAFF RECOMMENDATION (ZONE CHANGE, CONDITIONAL USE PERMIT) 
Based on lack of compliance with ordinance requirements, inconsistency with the Sedona Community 
Plan, Transportation Master Plan, GO! Sedona Pathways Plan, Climate Action Plan, the Land 
Development Code, and the requirements for approval, as detailed in the attached Staff Report and 
accompanying exhibits, Staff recommends denial of the proposed Zone Change and Conditional Use 
Permit as set forth in case number PZ24-00018 (ZC, CUP), Tranquil-Rigby-Madole Zone Change. 

Sample Motions for Commission Use 
Please note that the following motions are offered as samples only and that the Commission may make 
other motions as appropriate. If the Commission disagrees with Staff’s evaluation and recommendation, 
the Commission should provide clarification regarding how they believe the required findings are being 
met. 

 
Recommended Motion for Denial (ZC): 
I move to recommend to the Sedona City Council denial of the proposed zoning request as set forth in 
case number PZ24-00018 (ZC), Tranquil-Rigby-Madole Zone Change, based on lack of compliance with 
ordinance requirements, inconsistency with the Sedona Community Plan, Transportation Master Plan, 
GO! Sedona Pathways Plan, Climate Action Plan, the Land Development Code, and the requirements for 
approval, as specified in LDC Sections 8.3 and 8.6, and failure to satisfy the Zone Change findings and 
applicable Land Development Code requirements as outlined in the staff report and accompanying 
exhibits, which staff report and exhibits are hereby adopted as the findings of the Planning and Zoning 
Commission. 

Alternative Motion for Approval (ZC) 
I move to recommend to the Sedona City Council approval of case number PZ24-00018 (ZC), Tranquil-
Rigby-Madole Zone Change, based on the following findings (please specify findings). 

 
Recommended Motion for Denial (CUP) 
I move for denial of case number PZ24-00018 (CUP), Tranquil-Rigby-Madole, based on lack of compliance 
with all ordinance requirements of LDC Sections 8.3 and 8.4 and failure to satisfy the Conditional Use 
Permit findings and applicable Land Development Code requirements as outlined in the staff report and 
accompanying exhibits, which staff report and exhibits are hereby adopted as the findings of the 
Planning and Zoning Commission, and the attached conditions of approval. 

Alternative Motion for Approval (CUP) 
I move for approval of case number PZ24-00018 (CUP), Tranquil-Rigby-Madole, based on the following  
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Conditions of Approval 
PZ24-00018 (ZC, CUP)  
Tranquil-Rigby-Madole Zone Change 

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

 

Note: Staff is recommending denial of the application as submitted. If the Commission chooses to 
recommend that City Council approve the application, the following are provided as potential conditions of 

approval. The Commission may modify conditions as they deem appropriate during the public hearing.  

Conditions of Approval: PZ24-00018 (ZC) 

1. Development of the subject property shall be in substantial conformance with the applicant’s 
representations of the project, including the site plan, letter of intent, and all other supporting 
documents submitted, as reviewed, modified, and approved by the Planning and Zoning Commission 
and City Council. 

2. The applicant shall enter into a Development Agreement with the City of Sedona that covers, at a 
minimum, the following items: 

i) Availability of all future units on the properties for long term rental for a minimum of 30 years 
from the date of issuance of Certificate of Occupancy. 

ii) Commitment for the future development of the property to include a shared use path, subject to 
the following:  

(1) Path shall connect Tranquil Avenue to Madole Road 

(2) Easement for the path shall be a minimum of 15 feet wide 

(3) Path shall be a minimum of 10 feet wide 

(4) Path shall include landscaping in accordance with LDC requirements 

(5) Path shall provide amenities including lighting, signage, and a water bottle filling station, 
subject to LDC requirements and review and approval by the Community Development 
Director. 

(6) 100% of the cost of the shared use path and amenities shall be borne by the property owner. 
The City will not provide financial contributions or Development Impact Fee credits for these 
improvements.  

iii) Prior to the development of the property, the property owner shall prepare a traffic impact study. 
Traffic Impact Study shall be submitted to the City’s Public Works Department for review, 
comment, and potential approval. Traffic Impact Study shall be approved by the City prior to 
beginning any development of the property.  

(1) Traffic Impact Study shall address emergency access needs as a result of the access roads to 
the site crossing City-designated floodplains and floodways.  

(2) The property owner shall make all improvements recommended and/or required by the 
Traffic Impact Study and the Sedona Fire Marshal to Madole Road, Rigby Road, and Tranquil 
Avenue.  

(3) 100% of the cost of the traffic improvements shall be borne by the property owner. The City 
will not provide financial contributions or Development Impact Fee credits for these 
improvements.  

iv) Commitment to locate development outside of the City designated floodways and floodplains.  
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3. All existing structures on APN 408-24-089 (80 Rigby Road) shall be demolished within six (6) months 
of zone change approval. The property owner shall obtain a Demolition Permit from the Community 
Development Department and pass all required inspections within 6 months of approval.  

4. All existing lighting shall be brought into compliance with the requirements of LDC Section 5.8 
(Exterior Lighting) within six (6) months of zone change approval. The property owner shall submit an 
Exterior Lighting application for review and approval by the Community Development Department 
prior to changing any of the lighting fixtures. Staff shall conduct a night inspection and if deemed 
necessary, additional shielding will be required. 

5. The zoning for the subject property shall be considered vested when the Development Agreement is 
approved, executed, and recorded. If a Development Agreement is not recorded, and other 
conditions are not satisfied, the City may initiate proceedings to revoke the zoning, subject to the 
provisions of Sedona Land Development Code Section 8.6.A(3)g.2 and applicable State statutes. 

6. Within thirty days of approval of the zone change, the property owner of record of the subject 
property voluntarily agrees to sign and record a waiver acknowledging their waiver of any right to 
claim just compensation for diminution in value under A.R.S. §12-1134 related to the granting of this 
Zoning Change approval. 

 

Conditions of Approval: PZ24-00018 (CUP) 

1. If the City Council does not approve PZ24-00018 (ZC), this conditional use permit approval shall 
become null and void. 

2. Development of the subject property shall be in substantial conformance with the applicant’s 
representations of the project, including the site plan, letter of intent, and all other supporting 
documents submitted, as reviewed, modified, and approved by the Planning and Zoning Commission 
and City Council. 

3. The Conditional Use Permit shall automatically expire when building permits for a multifamily project 
are issued for the property.  

4. Within thirty days of approval of the conditional use permit, the property owner of record of the 
subject property voluntarily agrees to sign and record a waiver acknowledging their waiver of any 
right to claim just compensation for diminution in value under A.R.S. §12-1134 related to the granting 
of this Zoning Change approval. 
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Zone Change & Conditional Use Permit 
Application Packet 

City of Sedona Zone Change & Conditional Use Permit Case Number: PZ24-00018(ZC,CUP).  
 
Applicants: James Spindelman & Soo Young Kim. Tranquil-Rigby-Madole Multifamily Zone Change.  
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Project Application 
fillable PDF available online at: 
www.sedonaaz.gov/projects  

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

Application for (check all that apply): 

  Conceptual Review  Comprehensive Review  Appeal   Time Extension 
 

  Community Plan Amendment  Development Review  Subdivision  Minor Modification 
  Zone Change   Conditional Use Permit  Variance 

Project 
Information 

Project Name  

Project Address  Parcel No. (APN)  

Primary Contact  Primary Phone  

Email  Alt. Phone  

Address  City/State/ZIP  

Office Use Only 
Application No  Date Received  

Received by  Fee Paid  
 

Project 
Description  

 

Additional Contact Information: Please complete the following for all companies/people authorized to discuss the 
project with the City. Please attach additional sheets if necessary.  

Contact #1 

Company  Contact Name  

Project Role  Primary Phone  

Email  Alt. Phone  

Address  City/State/ZIP  

Contact #2 

Company  Contact Name  

Project Role  Primary Phone  

Email  Alt. Phone  

Address  City/State/ZIP  

Contact #3 

Company  Contact Name  

Project Role  Primary Phone  

Email  Alt. Phone  

Address  City/State/ZIP  
 

James Spindelman and Soo Young Kim Zone Change
50 Tranquil Ave and 80 Rigby Rd 408-24-087 & 089
Sefton Engineering 928-202-3999
dn@sefengco.com
40 Stutz Bearcat Dr. Sedona AZ 86336

Zone Change request from RMH: Single-Family and Manufactured Home to RM-3:
High-Density Multifamily. No site plan or development at this time, just a zone change.

Sefton Engineering David Nicolella

Coordinator 928-202-3999

dn@sefengco.com

40 Stutz Bearcat Dr. Sedona AZ 86336

James Spindelman

Property Owner 917-560-2662

jspindelman@gmail.com

Sedona AZ 86336

Soo Young Kim

Property Owner 914-227-8383

Sedona AZ 86336
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Project Application 
fillable PDF available online at: 
www.sedonaaz.gov/projects  

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

Application for (check all that apply): 

  Conceptual Review  Comprehensive Review  Appeal   Time Extension 
 

  Community Plan Amendment  Development Review  Subdivision  Minor Modification 
  Zone Change   Conditional Use Permit  Variance 

Project 
Information 

Project Name  

Project Address  Parcel No. (APN)  

Primary Contact  Primary Phone  

Email  Alt. Phone  

Address  City/State/ZIP  

Office Use Only 
Application No  Date Received  

Received by  Fee Paid  
 

Project 
Description  

 

Additional Contact Information: Please complete the following for all companies/people authorized to discuss the 
project with the City. Please attach additional sheets if necessary.  

Contact #1 

Company  Contact Name  

Project Role  Primary Phone  

Email  Alt. Phone  

Address  City/State/ZIP  

Contact #2 

Company  Contact Name  

Project Role  Primary Phone  

Email  Alt. Phone  

Address  City/State/ZIP  

Contact #3 

Company  Contact Name  

Project Role  Primary Phone  

Email  Alt. Phone  

Address  City/State/ZIP  
 

James Spindelman and Soo Young Kim CUP
Spindelman and Soo Young Kim Zone Change 408-24-087
Spindelman and Soo Young Kim Zone Change 928-202-3999
dn@sefengco.com
40 Stutz Bearcat Dr. Sedona AZ 86336

Currently, the home owners are in the process of rezoning the land that there home sits on. If the rezoning is
approved the new zoning designation will not allow home to remain occupied. In order for the rezoning to be approved
and the home to occupied a CUP is required. The property owners are uncertain about the duration of their
Conditional Use Permit (CUP) , as their relocation depends on both the approval of a zone change and the new
landowner's building permit approval. Accordingly, they are requesting that the CUP remain in effect until the new
landowner receives approval of a building permit.

Sefton Engineering David Nicolella

Coordinator 928-202-3999

dn@sefengco.com

Sedona AZ 86336

James Spindelman

Property Owner 917-560-2662

jspindelman@gmail.com

Sedona AZ 86336

Soo Young Kim

Property Owner 914-227-8383

Sedona AZ 86336
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Exterior Lighting Application 
Commercial and Multi-Family 
See LDC Section 5.8: Exterior Lighting 

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

 

Applicant and Permit Information 

Applicant Name:  Permit #:  

Phone:  Date Rec’d:  

Email Address:  Initials:  

Action/Staff Initials:  Approved  Denied Date:  

Site Identification 
Property 
Address/Location:  

Parcel Number  

Business Name (If 
applicable):   

Lumen Information 
Gross acres of 
entire site:  Acres for Public Right-of-

Way:  

Net Acreage of Site:  x 70,000 = Total initial 
lumens permitted*  

*Total outdoor light output shall not exceed 70,000 initial lumens per net acre for all development except single-family 
residential uses. This cap is not intended to be achieved in all cases or as a design goal. Design goals should be the lowest level of 
lumens necessary to meet the lighting requirements of the site. Partially shielded light fixtures are limited to a maximum of 3,850 
initial lumens per net acre and are counted towards the 70,000 initial lumens per net acre cap. 

Type of Shielding and Lumens Proposed (See Lumen Calculation Table – page 2) 
Lumens: Fully 
Shielded Fixtures:  

Lumens: Partially 
Shielded Fixtures:  

Total Lumens 
Proposed:  

Applicant Signature 

Signature:   Date:  

 

James Spindelman and Soo Young Kim

917-560-2662
jspindelman@gmail.com

50 Tranquil Ave Sedona 86336
48-24-087

9.25
8.9

2 @ 2,700K at front door, and 2 @ 2,700K at the back door
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Exterior Lighting Application 
Commercial and Multi-Family 
See LDC Section 5.8: Exterior Lighting 

Lighting Inventory and Lumen Calculation Table 
Include a Site Plan identifying all lighting fixtures, keyed to the inventory table.
Include all new/proposed lighting and all existing lighting.
Include any lighting proposed for external illumination of signs.
Attach cut sheets or manufacturer’s product description for all lights. If not available for existing fixtures, include
photographs of the fixtures and any additional information to demonstrate compliance with code requirements.
Attach additional sheets if necessary

Lighting Classes (See LDC Section 5.8.D(1) for a complete explanation):
Class 1: High Activity Areas
Class 2: Security and Public Safety
Class 3: Decorative and Accent

Correlated Color Temperature(CCT)/Kelvin Rating: A maximum of 4,000K is permitted for all lighting; Class 2 Lighting 
is limited to a maximum of 2,700K 

Shielding: 
F: Fully Shielded: Required for most lighting
P: Partially Shielded: Limited to 3,850 lumens per acre
U: Unshielded: Only permitted for existing, legal nonconforming lighting

Site Plan: Attached Provided with plans (Sheet ________ )

Plan Key 
(ID)* 

New or 
Existing 
(N or E) 

Lighting 
Class 

(1, 2, or 3) 

CCT/Kelvin 
Rating 

Shielding 
(F, P, or U) 

Initial 
Lumens No. of Units Total Lumens 

Total Lumens Proposed: 

*Plan key identification in first column must correspond to labeling on site plan

A E 2 2700 P 2 5400
B E 2 2700 P 2 5400
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THESE EXISTINGLIGHTS ARE 
LOCATED UNDERNEATH  

THE  PATIO ROOF.  

PARCEL NUMBER:  

408‐24‐087 

HOUSE  

A 

B 
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Luke Sefton, PE, CFM 

                  Timothy Huskett, PE, CFM 
            Robert Lane, Public Lands 

Cheri Baker, Office Manager                                
Crockett Saline, PE                                

David Nicolella, Planner                                
Leonard Filner, Planner 

40 Stutz Bearcat Dr.,  Sedona, Arizona 86336 ~Phone: (928) 202-3999 
Email: info@sefengco.com ~ www.SeftonEngineeringCompany.com 

Offices in Sedona, Camp Verde & Colorado 
 

June 26, 2025 REVISED 
  
To: Cari Meyer 
Planning Manager 
Community Development Department 
102 Roadrunner Drive, Building 104 
Sedona, AZ 86336 
Project: 240802 
 
LETTER OF INTENT: The Spindelman & Soo Young Kim Zone Change Request for: APN 408-24-
087 (9.4-Acres, 50 Tranquil Ave) and APN 408-24-089 (0.4-Acres, 80 Rigby Road); and a request for  a  
2-year Conditional Use Permit for: APN 408-24-087, only (9.4-Acres, 50 Tranquil Ave). If the zone 
change is approved the property owners would like to continue to live in the existing Detached Single-
Family Dwelling. The proposed RM-3 zoning requires a Conditional Use Permit (CUP) for the Detached 
Single-Family Dwelling. This zone change request includes CUP application to allow the property 
owners to continue to live in the existing Detached Single-Family Dwelling. The property owners are 
uncertain about the duration of their Conditional Use Permit (CUP) , as their relocation depends on both 
the approval of a zone change and the new landowner's building permit approval. Accordingly, they are 
requesting that the CUP remain in effect until the new landowner’s building permit approval. 
 
Purpose: The request is to change the current RMH: Single-Family and Manufactured Home  TO: 
RM-3: High-Density Multi-family. At this time a site plan or development plan is not proposed. The 
purpose of this zone change is to create an additional 9.8-Acres of High-Density Multi-family zoning for 
future multi-family development. According to the Housing Needs Assessment & Five-Year Housing 
Action Plan, dated November 2020, there is a current housing shortage in Sedona. The James Spindelman 
& Soo Young Kim Zone Change Request will eventually help to address the housing need by creating an 
additional 9.8-Acres of High-Density Multi-family zoning.  
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Location: The parcels are situated on the 
north side of west State Route 89A, 
approximately 700 feet west of Rodeo 
Road, within the City of Sedona.   
 
Luke A. Sefton (Sefton Engineering 
Consultants) Authorized Agent for the 
Project: Mr. Sefton moved to Sedona in 
1987, and for the past 20 years has been 
the Principal Engineer and President of 
Sefton Engineering Consultants, Inc., 
where he continues to be responsible for 
the day-to-day management of the team 
of engineers, surveyors, planners, and 
designers in a multitude of projects in 
Northern Arizona.  Each one of these 
team members has many years of 
experience in Sedona and have a vested 
interest in the future of Sedona, as residents, friends, and neighbors.  
Consistence with Sedona Community Plan, Existing Zoning, and Other Applicable Plans: The 
Sedona Community Plan, dated March 26, 2024, designates this 9.8-Acre area as “Multi-Family High 
Density (more than 12 DU/AC)”, and the proposed zone change to: RM-3: High-Density Multi-family, 
conforms to the Sedona Community Plan designation.  
 
The Sedona Community Plan emphasizes the need for multi-family development to address housing 
diversity and affordability, and supports the development of various housing types, including multi-
family units, to meet the needs of the community. The plan also highlights the importance of creating a 
balanced mix of housing options to accommodate different income levels and lifestyles. 
 
Currently, the existing zoning for this 9.8-Acres has a Zoning Designation of RMH: Single-Family and 
Manufactured Home. The owners are requesting the zone change to RM-3: High-Density Multi-family 
specifically to make the zoning consistent with the Sedona Community Plan. If this 9.8-Acres is 
successfully rezoned to High-Density Multi-family zoning then this land will be available for future 
multi-family development which will assist in addressing the current housing shortage in Sedona. 
 
The future developer will be required to preserve the unique natural beauty and character, with key values 
focused on conservational stewardship, cultural custom, and quality of life. In addition, future development 
will expand infrastructure, maintain scenic viewsheds, encourage pedestrian oriented design, and follow 
the strategies within the Transportation Master Plan to improve traffic congestion and overall connectivity.  
 
Multi-family development in Sedona can bring several potential benefits to the community: 

1. Increased Housing Diversity: Multi-family developments can provide a variety of housing options, 
catering to different income levels and lifestyles. This can help create a more inclusive community. 

2. Affordability: By increasing the supply of housing, multi-family developments can help reduce 
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housing costs and make it more affordable for residents to live in Sedona. 
3. Efficient Land Use: Multi-family developments can make better use of available land, and 

preserve open spaces. 
4. Economic Growth: New housing developments can attract businesses and services, boosting the 

local economy and creating job opportunities. 
 
GO! Sedona Pathways Plan (GO! Plan): Another consideration is the city’s request for a shared use 
path commitment as a result of the zone change process. The owners are requesting the zone change to 
RM-3: High-Density Multi-family, specifically to make the zoning consistent with the Sedona 
Community Plan. At the time of the development process the developer will work with the City of 
Sedona to determine the location of a shared use path. 
 
Site Overview: The site is currently divided into two parcels. The larger parcel APN: 408-24-087, gets its 
primary access from Tranquil Ave., and provides access to an existing single-family dwelling. According 
to Yavapai County records, it appears that the existing structure was constructed in 1948, and consists of 
approximately 1,822 square feet. This home is known as the Rigby house, and because of modifications 
to the front entry way the property can no longer qualify as a Historic Landmark. The second parcel, 
APN: 408-24-089, has a mobile home on it and an out building.  
 
Existing Structures on the Properties: Currently, the property owners, James Spindelman & Soo Young 
Kim, live in their approximately 1,822 square foot single family residence, located on APN 408-24-087 
(9.4-Acres, 50 Tranquil Ave), and they would like to continue to live in their home after the zone change 
is approved. In order to make this possible a conditional use permit would have to be approved to allow a 
detached single-family dwelling in the RM-3 High Density Multi-family zoning district. The property 
owners are uncertain about the duration of their Conditional Use Permit (CUP) , as their relocation 
depends on both the approval of a zone change and the new landowner's building permit approval. Also, 
the City would like the opportunity to document the house for historic purposes and to work with the 
property owners to ensure that anything historically significant will not be lost. The property owners have 
agreed to allow the City to document the house for historic purposes.  
 
In addition, on parcel 408-24-089 089 (0.4-Acres, 80 Rigby Road) there is a storage building, and a shell 
of an uninhabitable, dilapidated 1967 Mobile Home. According to Planning staff, in order for that Mobile 
Home to remain on site after the approval of the zone change a conditional use permit would be required. 
Instead of applying for a conditional use permit the property owners have agreed to remove the 
dilapidated 1967 Mobile Home within 6-months after the zone change approval.  
 
Deed Restrictions: Through the zone change process, the property owners are willing to place a deed 
restriction on their 9.8-Acre parcels, Assessor’s Parcel Number: 408-24-087 and 408-24-089, to restrict 
short term rentals for a minimum of 90-days. This restriction will be in place for 30-years from the day 
that the new zoning designation takes effect.  
 
LDC Section 2.24.D. Setbacks: A map has been included with this submittal showing which property 
lines are considered the front/rear/side setbacks for both properties.  
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LDC Section 5.3. Grading and Drainage: 
Portions of the site are within City Designated 100-
year and 500-year floodplains. The City reviews 
flood hazard areas when building improvements or 
development plans are submitted for permits. This 
ensures that proposed building improvements are 
safe from flooding and do not adversely impact 
neighboring properties. 
 
LDC Section 5.4. Access, Connectivity, and 
Circulation: The property owners are aware that for 
any future development the city’s Land Development 
Code, and D.R.E.A.M., has the legal authority to 
require build 5-foot-wide sidewalk(s) along the 
frontages of all public and private roads, including 
Tranquil Avenue, Rigby Road, and Madole Road. 
 
LCD Section 5.8. Exterior Lighting: An inventory 
of existing exterior lighting is provided with this 
submittal.  
 
Future Development Concerns: The property owners are aware that for any future development the city’s 
Land Development Code, and D.R.E.A.M., has the legal authority to require the following development 
standards: 

 All access roads into the site will meet the Fire District standards.  
 Water supply requirements for the units as well as for fire suppression systems will be met. 

Currently, there is an Arizona Water Company 4-inch water main with a fire hydrant adjacent 
to the site on Tranquil Avenue.  

 Future road improvements will be made, if required, to Rigby Road and/or Madole Road 
intersections at West State Route 89A. 
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Circulation: This 9.8-Acre area has three 
points of access. There are two points of 
access from West State Route 89A, 
Madole Road, and Rigby Road, both are 
30-foot-wide roadway easements. The 
third access is from Tranquil Ave. This is 
a 50-foot-wide City of Sedona right of 
way, and provides direct access to the site, 
see Circulation Plan.  
 
Topographic and Flood Zone 
Designation: This is a relatively flat 
terrain, covered with shrubs and native 
grass. The parcels are located in Zone X of 
the FEMA Flood Insurance Rate Map 
04025C1435H, effective February 8, 2024. 
Also, these two parcels are located within 
the City of Sedona Floodplain 
Management, 2021/2022 Study. The 
southwest corners of these parcels are located within a 500-year floodplain per this study, and the 
southwest corner of Assessor’s Parcel Number: 408-24-087 is within the City of Sedona’s 100-year Flood 
Zone. Assessor’s Parcel Number: 408-24-089, is not.  
 
Letters of Serviceability: We received Will Serve Letters from the following utility providers:  

 APS. In addition to a Will Serve Letter, APS provided the following information: APS has 
determined that upgrades to existing APS infrastructure will be required. APS is proposing to 
extend two additional overhead phases on the existing poles at least to the property line and 
further if needed. We would also need to install a switching cabinet and can serve single phase 
or three phase transformers from there (This comment is from APS employee Kellie McCune). 
 

 ARIZONA WATER COMPANY: In addition to a Will Serve Letter, AZ Water provided the 
following information: Both parcels are currently served by AZ Water with a 1 1/4" diameter 
galvanized steel main. In addition, there is a 4‐inch water main line with a fire hydrant right in 
front of the properties Tranquil Avenue frontage (This comment is from Casey Goff AZ Water’s 
Water Distribution Superintendent). 
 

 CENTURYLINK 
 CITY OF SEDONA WASTEWATER DEPARTMENT 

o Two City of Sedona sewer manholes are located on the site 
 SEDONA FIRE DISTRICT 

o On March 4, 2025, Sefton Engineering met with Kirk with Sedona Fire. Kirk said, “As 
long as the site has two points of access and adequate fire flow he has no objection to a 
196-unit apartment complex”.  
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 LUMEN 
 UNISOURCE; and 
 PATRIOT DISPOSAL 

 
ARTICLE 7: SUBDIVISION: N/A 

  
 ARTICLE 8: ADMINISTRATION AND PROCEDURES 
  
8.3.D Citizen Review Process:  
The applicant’s Citizen Participation Plan will be prepared in accordance with LDC Section 8.3.D., to 
ensure early and effective citizen participation, and to give citizens and property owners adequate 
opportunities to learn about the application. The target area shall include property owners with a 300-foot 
radius of the property, and other interested parties who may request to be notified. The plan is to let 
potentially affected citizens know of the request and provide an opportunity to express their support or 
concerns, and to complete a report outlining the results of the citizen review process. Also, this report will 
be based on guidance from City staff, and will include a notification letter mailed out to the neighbors 
informing them of this zone change request. The mailing will facilitate ongoing communication between 
the applicant, interested citizens, and property owners.  
 
 8.3.E.(5).c. Consistency with Sedona Community Plan and Other Applicable Plans:  
The request is to change the current RMH: Single-Family and Manufactured Home  TO: RM-3: 
High-Density Multi-family. If the zone change is approved, then the properties zoning will be brought 
into consistency with the Sedona Community Plan. In addition, this zone change will create an additional 
9.8-Acres of High-Density Multifamily zoning for future multi-family development. According to the 
Housing Needs Assessment & Five-Year Housing Action Plan, dated November 2020, there is a current 
housing shortage in Sedona. The James Spindelman & Soo Young Kim Zone Change Request will 
eventually help to address the housing need by creating an additional 9.8-Acres of High-Density Multi-
family zoning. 
 
8.3.E.(5).d. Compliance with Sedona’s Land Development Code (LDC) and Other Applicable Plans: 
This Letter of Intent, and all the other submitted documentation, confirms that the proposed Zone Change 
will be in compliance with applicable section (s) of the Sedona Land Development Code.  
 
8.3.E.(5).e. Minimize Impact on Surrounding Property Owners: The proposed zone change will 
seamlessly fit into the area in an orderly and harmonious design promoting public health, safety, and 
welfare of the surrounding residential area.  
 
8.3.E.(5).f. Consistent with Intergovernmental Agreements: The proposed zone change shall be 
consistent with any adopted intergovernmental agreements and comply with the terms and conditions of 
any intergovernmental agreements incorporated by reference into the Sedona Land Development Code. 
 
8.3.E.(5).g. Minimize Adverse Environmental Impacts: The property has direct access to all public 
infrastructure which will minimizing adverse environmental impacts to watercourses and drainage ways. 
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8.3.E.(5).h. Minimizes Adverse Fiscal Impacts: Not Applicable at this time.  
 
8.3.E.(5).i. Compliance with Utility, Service, and Improvement Standards: The property has received 
confirmation from the utility providers that the easements provided are adequately designed to meet their 
needs.  
 
8.3.E.(5).j. Provides Adequate Road Systems and Traffic Mitigation: The land has direct access to the 
surrounding street system and currently has good ingress and egress availability.  
 
8.3.E.(5).k. Provides Adequate Public Services and Facilities: Not applicable at this time.  
 
8.3.E.(5).l. Rational Phasing Plan: NA 
 
8.6.A.2.e. Conditional Rezoning Approval: At this time a site plan and a development proposal is not 
being presented. The goal of the zone change is to bring the properties zoning into compliance with the 
City of Sedona’s Community Plan. This will ensure compatibility with adjacent land uses, public policy, 
and adopted plans.  
 
8.8.D. Affordable Housing Alternative Standards Request: NA. If the zone change is approved future 
developers will have the option to use this section of the Land Development Code in order to encourage 
and expedite affordable housing recommendations of the Sedona Community Plan and the City’s adopted 
Development Incentives and Guidelines for Affordable Housing (DIGAH). In addition, According to the 
Housing Needs Assessment & Five-Year Housing Action Plan, dated November 2020, there is a current 
housing shortage in Sedona. The James Spindelman & Soo Young Kim Zone Change Request will 
eventually help to address the housing need by creating an additional 9.8-Acres of High-Density Multi-
family zoning. 
 
Conclusion: 
 
This Letter of Intent, along with all other submitted documentation, confirms that the proposed zone 
change will comply with the Sedona Community Plan and all applicable sections of the Sedona Land 
Development Code as follows: 

o Section 8.3.E(5), Approval Criteria: 
o The zone change complies with the City’s Community Plan’s land use designation. 
o The zone change is compliant with the Sedona Land Development Code and other 

applicable regulations. 
o The zone change will be developed in a manner that: 

 Has minimal impacts on surrounding property owners. 
 Minimizes adverse environmental impacts. 
 Minimizes adverse fiscal impacts. 
 Provides an adequate road system. 
 Provides adequate public services and facilities. 

Page 14 Page 41



               
               

                                 
Luke Sefton, PE, CFM 

                  Timothy Huskett, PE, CFM 
            Robert Lane, Public Lands 

Cheri Baker, Office Manager                                
Crockett Saline, PE                                

David Nicolella, Planner                                
Leonard Filner, Planner 

40 Stutz Bearcat Dr.,  Sedona, Arizona 86336 ~Phone: (928) 202-3999 
Email: info@sefengco.com ~ www.SeftonEngineeringCompany.com 

Offices in Sedona, Camp Verde & Colorado 
 

o This request has been reviewed through the pre-application meeting process in 
accordance with Section 8.3.B of the Sedona Land Development Code.  

o The land for this zone change will be harmonious with the surrounding area. 
o The location of this zone change has access to safe ingress and egress for vehicle, 

bicycle, and pedestrian traffic. 
o The area of this zone change is adjacent to public infrastructure, including adequate water 

supply, sewage disposal, electric service, storm drainage, and other utilities. 
o All future public infrastructure will be constructed in accordance with the Engineering 

Standards Manual. 
o This zone change will comply with all ordinances and regulations of the city and the 

Arizona Revised Statutes 

  
Thank You ! 
 
James Spindelman and Soo Young Kim 
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June 19, 2025 

 

Via Email (cmeyer@sedonaaz.gov) 

 

Cari Meyer, Planning Manager 

City of Sedona – Community Development Department 

 

RE: Proposed Conditions of Approval for Rezoning Parcels 408-24-087 & 408-24-089 

  

Dear Cari: 

 

This Proposed Agreement memorializes agreed upon terms for the purpose of rezoning Yavapai County Parcel 

Numbers 408-24-087 & 408-24-089 (“Subject Property”), by and between the City of Sedona (“City”) and James 

Spindelman and Soo Young Kim, a married couple (“Property Owner”).  

Recitals 

 

A. Property Owner owns certain real property located at 50 Tranquil Avenue, Sedona, AZ, Yavapai County Parcel 

Numbers 408-24-087 & 408-24-089 (“Subject Property”).  

B. Property Owner intends to rezone the Property from the current RMH (Single-Family and Manufactured Home) 

to RM-3 (High-Density Multifamily) supported in furtherance of the -goals of the Sedona Community Plan, 

including allowing densities greater than 12 dwelling units per acre (Land Use Policy 4.5). 

C. City desires that Property Owner construct the Project in order for the City to obtain public benefits which include 

stimulating overall economic development in the City and helping to ameliorate the City’s affordable housing 

needs. 

D. City desires that all of the future units be deed restricted against short-term rentals for 30 years. 

E. City desires that the Subject Property meet applicable requirements for fire and emergency access. 

F. City desires that the Subject Property include a shared use pathway. 

 

Proposed Terms of Agreement 

 

1. The Subject Property shall not be used for short-term rentals (rental terms of less than ninety (90) days for a 

period of thirty (30) years beginning upon receipt of all Certificates of Occupancy for the Subject Property. 

2. Property Owner will stipulate to a traffic study at the time of development review. 

3. Prior to development, Property Owner will stipulate to improvements to Madole Road, in accord with the results 

of the traffic study and requirements of the Fire Marshall. 

4. The development of the Subject Property will incorporate a shared use pathway. 

5. Property Owner & City will enter into a Development Agreement in accord with these terms before development 

commences. 

 

Sincerely, 

 

ASPEY, WATKINS & DIESEL PLLC 

 

 

Darius H. Mahmoudi 
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Luke Sefton, PE, CFM 

                             Tim Huskett, PE, CFM 
            Robert Lane, Public Lands 

Cheri Baker, Office Manager                                
Crockett Saline, PE                                

David Nicolella, Planner                                
Leonard Filner, Planner 

40 Stutz Bearcat Dr.,  Sedona, Arizona 86336 ~Phone: (928) 202-3999 
Email: info@sefengco.com ~ www.SeftonEngineeringCompany.com 

Offices in Sedona, Camp Verde & Colorado 
 

September 10, 2024 
   
To: Cari Meyer 
Planning Manager 
Community Development Department 
102 Roadrunner Drive, Building 104 
Sedona, AZ 86336 
 
Regarding: Spindelman & Soo Young Kim Zone Change Request for – APN 408‐24‐087 (9.4‐Acres, 50 
Tranquil Ave) and APN 408‐24‐089 (0.4‐Acres, 80 Rigby Road).  
 
Floodplain Information: 
 
The southwest corner of this 9.8‐Acre area, Assessor’s Parcel Number: 408‐24‐087 and 0089, 
are within the City of Sedona’s 100‐year Flood Zone. In addition, these parcels are not with a 
FEMA floodplain area, see map on page 2.  
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Luke Sefton, PE, CFM 

                             Tim Huskett, PE, CFM 
            Robert Lane, Public Lands 

Cheri Baker, Office Manager                                
Crockett Saline, PE                                

David Nicolella, Planner                                
Leonard Filner, Planner 

40 Stutz Bearcat Dr.,  Sedona, Arizona 86336 ~Phone: (928) 202-3999 
Email: info@sefengco.com ~ www.SeftonEngineeringCompany.com 

Offices in Sedona, Camp Verde & Colorado 
 

 
 
 
 
Thank You ! 
 
 
Sincerely,  
 
 
Luke A. Sefton, P.E. 
President/Principle Engineer 
 
Project No.: 240802 
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Luke Sefton PE, CFM 
 Timothy Huskett, P.E., CFM 

 Dugan McDonald, R.L.S. 
  Clint Gillespie, R.L.S. 
 Sam Musser, Planner 

 
 

 
40 Stutz Bearcat Dr., Sedona, Arizona 86336 ~Phone: (928) 202-3999 
Email: info@sefengco.com ~ www.SeftonEngineeringCompany.com 

In affiliation with:  
Heritage Land Surveying & Mapping, Inc. with office in Sedona, Camp Verde & Colorado 

 

September 10, 2024 
 
Community Development Department 
Attn: Cari Meyer, Planning Manager 
102 Roadrunner Drive, Bldg. 104 
Sedona, Arizona 86336 
 
RE:  Spindelman & Soo Young Kim Zone Change Request for – APN 408‐24‐087 (9.4‐Acres, 50 Tranquil 

Ave) and APN 408‐24‐089 (0.4‐Acres, 80 Rigby Road). 

Traffic Generation Statement 
 
This letter outlines our findings regarding the trip generation of the proposed development located at 50 Tranquil 
Avenue and 80 Rigby Road within the City of Sedona, Yavapai County, Arizona.  The site will consist of 196 apartment 
units. The property is located east of Tranquil Avenue and west of Madole Road and is currently partially developed. 
One access from Tranquil Avenue will be provided. 
 
The purpose of this analysis is to identify the proposed project trip generation and determine whether the project 
would  require a more detailed  traffic  analysis.  Typically,  a more detailed  traffic  analysis  should be prepared  for 
developments that would generate more than 100 vehicle trips within the peak hour. A detailed traffic analysis can 
be waived by the local official where impacts are deemed negligible.  
 
The  Institute  of  Transportation  Engineers  (ITE)  Trip  Generation  Rates  9th  Edition  was  used  to  obtain  the  trip 
generation rates for the proposed development based on a total of 200 apartment dwelling units.  These estimations 
were calculated for the Average Weekday, AM Peak Hour and PM Peak Hour using land use Low Rise Apartment (ITE 
Code 221). The results of the calculations are shown below: 
 

TRIP GENERATION
ITE CODE 221 

Low Rise Apartment 
196 Units 

AVERAGE WEEKDAY 
Average Rate = 6.59 trips per unit

T = (6.59) x (196) 
Trips = 1292 Trips 
AM PEAK HOUR

Average Rate = 0.46 trips per unit
T = (0.46) x (196) 
Trips = 90 Trips 

21% Entering 
19 Trips 

79% Exiting 
71 Trips 

PM PEAK HOUR
Average Rate = 0.58 trips per unit

T = (0.58) x (196) 
Trips = 114 Trips 

65% Entering 
74 Trips 

35% Exiting 
40 Trips 
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Luke Sefton PE, CFM 
 Timothy Huskett, P.E., CFM 

 Dugan McDonald, R.L.S. 
  Clint Gillespie, R.L.S. 
 Sam Musser, Planner 

 
 

 
40 Stutz Bearcat Dr., Sedona, Arizona 86336 ~Phone: (928) 202-3999 
Email: info@sefengco.com ~ www.SeftonEngineeringCompany.com 

In affiliation with:  
Heritage Land Surveying & Mapping, Inc. with office in Sedona, Camp Verde & Colorado 

 

 
Based on the trip generation calculations, the proposed development is anticipated to generate more than 100 trip 
during  the  PM  peak  hour,  therefore  a  comprehensive  Traffic  Impact  Analysis  is  warranted.  The  proposed 
development is expected to generate 1,292 daily trips, of which 90 trips would occur in the AM Peak Hour and 114 
trips would occur in the PM Peak Hour. 
 
If you have any questions or concerns, please contact me at (928) 202‐3999 or email me at ls@sefengco.com. 
 
Sincerely, 
 
 
 
 
 
 
 
 
Luke A. Sefton, P.E., CFM 
Principle Engineer 
 
Attachment:   
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                                                                                    EXHIBIT A
                                                                              2017-0022886 CD

A tract of land in the West half of the Southwest quarter of the Southeast quarter of Section 11, township 17 North, 
Range 5 East, of the Gila and Salt River Base and Meridian, Yavapai County, Arizona, described as follows:

BEGINNING at a point on the North right-of-way line of Highway 89A, that lies North 00° 48’  West, 503.4 feet; and 
North 32° 19’ East, 417 feet from the South quarter corner of said Section 11;

Thence North 7° 32’ West (recorded North 7° 30’ West) 337.0 feet to the Point of Beginning;
Thence North 7° 52’ West (recorded North 7° 30’ West) 137.4 feet to the Northwest corner of this tract;
Thence South 89° 19’ East, 138.6 feet to an iron pin in the Northeast corner of this tract;
Thence South 70° 27’ East, 118.5 feet to the Southeast corner of this tract;
Thence South 82° 50’ West, 136.2 feet to the Southwest corner of this tract and the Point of Beginning.

American Land Title Association® (ALTA®) 	Minimum Standard Detail Requirements 
National Society of Professional Surveyors (NSPS) 	For ALTA/NSPS Land Title Surveys 

TABLE A 
OPTIONAL SURVEY RESPONSIBILITIES AND SPECIFICATIONS 

1. _____ Monuments placed (or a reference monument or witness to the corner) at all major corners of the boundary of the surveyed property, 
unless already marked or referenced by existing monuments or witnesses in close proximity to the corner. SEE MAP.
2. _____ Address(es) of the surveyed property if disclosed in documents provided to or obtained by the surveyor, or observed while 
conducting the fieldwork. SEE MAP.
4. _____ Gross land area (and other areas if specified by the client). SEE MAP.
8. _____ Substantial features observed in the process of conducting the fieldwork (in addition to the improvements and features required 
pursuant to Section 5 above) (e.g., parking lots, billboards, signs, swimming pools, landscaped areas, substantial areas of refuse). SEE MAP.
11. Evidence of underground utilities existing on or serving the surveyed property (in addition to the observed evidence of utilities required 
pursuant to Section 5.E.iv.) as determined by: OBSERVED EVIDENCE: SEE MAP
14. _____ As specified by the client, distance to the nearest intersecting street. SEE MAP.
16. _____ Evidence of recent earth moving work, building construction, or building additions observed in the process of conducting the 
fieldwork. NO EVIDENCE.

THIS MAP WAS PREPARED FOR A SPECIFIC PURPOSE 
PURSUANT TO AN AGREEMENT WITH THE CLIENT.  ONLY 
THOSE EASEMENTS LISTED IN 2015-0053356 JD
ARE INDICATED ON THIS PLAT. NO ATTEMPT WAS MADE 
BY THIS SURVEYOR OR HAMMES SURVEYING LLC. TO 
DETERMINE IF ANY ADDITIONAL EASEMENTS OR 
ENCUMBRANCES EXIST.  THEREFORE, A TITLE SEARCH 
WOULD BE NECESSARY TO DETERMINE IF ADDITIONAL 
EASEMENTS AND ENCUMBRANCES, IF ANY, MAY AFFECT 
THE SUBJECT PROPERTY. THIS SURVEYOR AND HAMMES
SURVEYING LLC WILL NOT ACCEPT ANY LIABILITY FOR 
LOSS OR DAMAGES DUE TO ANY EASEMENTS, 
ENCUMBRANCES, SUBSURFACE CONDITIONS, STRUCTURES
AND OR UTILITIES NOT INDICATED ON THIS PLAT.

THIS PLAT DOES NOT PURPORT TO VERIFY THE
OWNERSHIP OF ANY PROPERTY SHOWN OR
INVOLVED IN THIS SURVEY.  ANY EASEMENTS OR
OTHER INCUMBRANCES SHOULD BE DETERMINED
BY A TITLE SEARCH.

THIS MAP IS SUBJECT TO ALL CONDITIONS,
RESERVATIONS, AND OTHER ITEMS OF PUBLIC
RECORD ON THIS 13th DAY OF MARCH, 2025.

SURVEYOR'S NOTES:
1. THE WORD CERTIFY AS SHOWN OR USED HEREON MEANS AN
EXPRESSION OR PROFESSIONAL OPINION REGARDING THE FACTS
OF THIS SURVEY AND DOES NOT CONSTITUTE A WARRANTY OR
GUARANTEE, EXPRESSED OR IMPLIED.

2. THE INTENT OF THIS SURVEY IS TO PROVIDE AREA FOR EASEMENTS 
FOR THE REFERENCED PROPERTY.

3. DECLARATION IS MADE TO THE ORIGINAL PURCHASER OF THIS
SURVEY.  IT IS NOT TRANSFERABLE TO ADDTIONAL INSTITUTIONS
OR SUBSEQUENT OWNERS.

                                                                           APN 408-24-087    
                                                                              EXHIBIT A 
                                                                      2015-0053355 WD

Parcel 1:

A tract of land in the Southwest quarter of the Northwest quarter of the Southeast quarter of Section 11, Township 17 
North, Range 5 East, of the Gila and Salt River Base and Meridian, Yavapai County, Arizona, being the South 300 feet 
of said Southwest quarter of the Northwest quarter of the Southeast quarter of said Section 11, and being more 
particularly described as follows:

BEGINNING at Corner No. 1, which point is identical to the Southwest corner of said Southwest quarter of the 
Northwest quarter of the Southeast quarter of said Section 11 and which point lies North 0 degrees 48 minutes West, 
1303.5 feet from the South quarter corner of said Section 11;

Thence North 0 degrees 48 minutes West, 300 feet to Corner No. 2
Thence East 659.6 feet to Corner No. 3;
Thence South 0 degrees, 48 minutes East, 300 feet to Corner No. 4
Thence West 659.6 feet to the PLACE OF BEGINNING.

Parcel 2:

A tract of land in the Northwest of the Southwest quarter of the Southeast quarter of Section 11 , Township 17 North, 
Range 5 East of the Gila and Salt River Base and Meridian, Yavapai County, Arizona, being the North 99.06 feet of the 
said Northwest quarter of the Southwest quarter of the Southeast quarter of said Section 11, and being more particularly 
described as follows:

BEGINNING at Corner No.1, which point is identical to the Northwest corner of said Northwest quarter of the 
Southwest quarter of the Southeast quarter of Section 11 and which point lies North 0 degrees, 48 minutes West. 1303.5 
feet from the South quarter corner of said Section 11;

Thence East 659.6 feet to Corner No. 2;
Thence South 0 degrees, 48 minutes East, 99.06 feet to Corner No. 3;
Thence West 659.6 feet to Corner No.4;
Thence North 0 degrees, 48 minutes West, 99.06 feet to the PLACE OF BEGINNING.

Parcel 3:

A Tract of land in the West half of the Southwest quarter of the Southeast quarter of Section 11, Township 17 North, 
Range 5 East of the Gila and Salt River Base and Meridian, Yavapai County, Arizona, more particularly described as 
follows:

BEGINNING at the Southwest corner, which is 474.4 feet, North 7 degrees 30 minutes West of a point on the North 
right of way line of Highway 89A, as said right of way existed on August 16, 1951, that lies North 0 degrees, 48 minutes 
West  503.4 feet; 

Thence North 82 degrees 19 minutes East, 417 feet from the South quarter corner of said Section 11;

Thence North 7 degrees, 30 minutes West, 175 feet to the Northwest corner, which is a point on the South line of the 
Douglas Rigby Tract;

Thence East along said Rigby Tract, 336 feet more or less to the Northeast corner, which is a point on the East line of 
said West half of the Southwest quarter of the Southeast quarter of Section 11;

Thence South 0 degrees, 30 minutes East along said East line of said West half of the Southwest quarter of the Southeast 
quarter, 175 feet to the Southeast corner;

Thence is a straight line to the Southwest corner, which is the PLACE OF BEGINNING;

Parcel 4:

A tract of land in the Northwest of the Southwest quarter of the Southeast quarter of Section 11, Township 17 North, 
Range 5 East, of the Gila and Salt River Base and Meridian, Yavapai County, Arizona, described as follows:

BEGINNING at Corner No. 1, which is a point on the West line of the said Northwest quarter of the Southwest quarter 
of the Southeast quarter of said Section 11 and which point lies South 0 degrees, 48 minutes East 99 feet from the 
Northwest corner of said Northwest quarter of the Southwest quarter of the Southeast quarter of Section 11;
	
Thence East 330 feet to Corner No. 2, which is on the center line of the roadway;
Thence South 7 degrees, 30 minutes East 315 feet to Corner No. 3;
Thence North 72 degrees, 14 minutes West, 387 feet, more or less, to intersect the West line of said Northwest quarter 
of the Southwest quarter of the Southeast quarter of said Section 11, to Corner No.4;

Thence North 0 degrees, 48 minutes, West, 194.3 feet to the PLACE OF BEGINNING.

Parcel 5:

A roadway easement for ingress and egress over and across a strip of land 30 feet in width along and adjacent to the East 
line of the said Northwest quarter of the Southwest quarter of the Southeast quarter, and the North half of the Southwest 
quarter of the Southwest quarter of the Southeast quarter of said Section 11, beginning at a point on the North line of the 
right of way of State Highway 79 (now Alternate 89), at a point that lies North 47 degrees, 46 minutes, 16 seconds East, 
881.31 feet from the South quarter corner of said Section 11, and running North 0 degrees, 48 minutes West 707.6 feet 
to the Northeast corner of said Northwest quarter of the Southwest quarter of the Southeast quarter of said Section 11;

Parcel 6:

A roadway easement 30 feet in width, along a center line beginning at a point on the North right
of way line of State 79 (now Alternate 89), that lies North 0 degrees  48 minutes West, 503.4 feet and thence North 82 
degrees, 19 minutes East 417 feet from the South quarter corner of said Section 11, and running;

Thence North 7 degrees, 41 minutes West, 749 feet to a point on the North line of said Northwest quarter of the 
Southwest quarter of the Southeast quarter of said Section 11, at a point 320 feet East of the Northwest quarter of  said 
Northwest quarter of the Southwest quarter of the Southeast quarter of Section 11.

Parcel 7:

An easement for a right of way for a roadway 30 feet in width, being 15 feet on the right and 15 feet on the left of a 
center line Beginning at corner No 2 as set forth in Parcel 4 above and running thence South 7 degrees, 30 minutes East, 
649 feet, more or less to the North right of way line of Highway 89A, at a point that lies North 0 degrees, 48 minutes 
West, 503.4 feet and  North 82 degrees  19 minutes  East, 417 feet from the South quarter corner of said Section 11.

PORTIONS OF THE SE 1/4, OF OF SECTION 11, 
17N, R 5E, G.&S.R.&M., YAVAPAI COUNTY, ARIZONA

AREA OF EASEMENTS OVER PARCELS
      APN 408-24-087 & 408-24-089

03/13/2025

(928) 567-2833(928) 282- 5686
CAMP VERDE, AZ.   86322

2100 VIA SILVERADO
HAMMES SURVEYING LLC

(R)=INSTRUMENT #2017-0022886
(R1)=20115-0053129-1
(M)=MEASURED
(C)=CALCULATED

SCALE:  1"=60'
DATE: 03/13/2025
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American Land Title Association® (ALTA®) Minimum Standard Detail Requirements 
National Society of Professional Surveyors (NSPS) For ALTA/NSPS Land Title Surveys 

TABLE A 
OPTIONAL SURVEY RESPONSIBILITIES AND SPECIFICATIONS 

1. _____ Monuments placed (or a reference monument or witness to the corner) at all major corners of the boundary of the surveyed property, 
unless already marked or referenced by existing monuments or witnesses in close proximity to the corner. SEE MAP.
2. _____ Address(es) of the surveyed property if disclosed in documents provided to or obtained by the surveyor, or observed while 
conducting the fieldwork. SEE MAP.
4. _____ Gross land area (and other areas if specified by the client). SEE MAP.
8. _____ Substantial features observed in the process of conducting the fieldwork (in addition to the improvements and features required 
pursuant to Section 5 above) (e.g., parking lots, billboards, signs, swimming pools, landscaped areas, substantial areas of refuse). SEE MAP.
11. Evidence of underground utilities existing on or serving the surveyed property (in addition to the observed evidence of utilities required 
pursuant to Section 5.E.iv.) as determined by: OBSERVED EVIDENCE: SEE MAP
14. _____ As specified by the client, distance to the nearest intersecting street. SEE MAP.
16. _____ Evidence of recent earth moving work, building construction, or building additions observed in the process of conducting the 
fieldwork. NO EVIDENCE.

THIS MAP WAS PREPARED FOR A SPECIFIC PURPOSE 
PURSUANT TO AN AGREEMENT WITH THE CLIENT.  ONLY 
THOSE EASEMENTS LISTED IN 2015-0053356 JD
ARE INDICATED ON THIS PLAT. NO ATTEMPT WAS MADE 
BY THIS SURVEYOR OR HAMMES SURVEYING LLC. TO 
DETERMINE IF ANY ADDITIONAL EASEMENTS OR 
ENCUMBRANCES EXIST.  THEREFORE, A TITLE SEARCH 
WOULD BE NECESSARY TO DETERMINE IF ADDITIONAL 
EASEMENTS AND ENCUMBRANCES, IF ANY, MAY AFFECT 
THE SUBJECT PROPERTY. THIS SURVEYOR AND HAMMES
SURVEYING LLC WILL NOT ACCEPT ANY LIABILITY FOR 
LOSS OR DAMAGES DUE TO ANY EASEMENTS, 
ENCUMBRANCES, SUBSURFACE CONDITIONS, STRUCTURES
AND OR UTILITIES NOT INDICATED ON THIS PLAT.

THIS PLAT DOES NOT PURPORT TO VERIFY THE
OWNERSHIP OF ANY PROPERTY SHOWN OR
INVOLVED IN THIS SURVEY.  ANY EASEMENTS OR
OTHER INCUMBRANCES SHOULD BE DETERMINED
BY A TITLE SEARCH.

THIS MAP IS SUBJECT TO ALL CONDITIONS,
RESERVATIONS, AND OTHER ITEMS OF PUBLIC
RECORD ON THIS 12th DAY OF NOVEMBER, 2024.

SURVEYOR'S NOTES:
1. THE WORD CERTIFY AS SHOWN OR USED HEREON MEANS AN
EXPRESSION OR PROFESSIONAL OPINION REGARDING THE FACTS
OF THIS SURVEY AND DOES NOT CONSTITUTE A WARRANTY OR
GUARANTEE, EXPRESSED OR IMPLIED.

2. THE INTENT OF THIS SURVEY IS TO SHOW AN ALTA/NSPS
LAND TITLE SURVEY FOR THE REFERENCED PROPERTY.

3. DECLARATION IS MADE TO THE ORIGINAL PURCHASER OF THIS
SURVEY.  IT IS NOT TRANSFERABLE TO ADDTIONAL INSTITUTIONS
OR SUBSEQUENT OWNERS.

TIMOTHY L. HAMMES R.L.S. 29263

CERTIFICATION TO : KIM SOO YOUNG & JAMES SPINDLEMAN

                                                                                    EXHIBIT A
                                                                              2017-0022886 CD

A tract of land in the West half of the Southwest quarter of the Southeast quarter of Section 11, township 17 North, 
Range 5 East, of the Gila and Salt River Base and Meridian, Yavapai County, Arizona, described as follows:

BEGINNING at a point on the North right-of-way line of Highway 89A, that lies North 00° 48’  West, 503.4 feet; and 
North 32° 19’ East, 417 feet from the South quarter corner of said Section 11;

Thence North 7° 32’ West (recorded North 7° 30’ West) 337.0 feet to the Point of Beginning;
Thence North 7° 52’ West (recorded North 7° 30’ West) 137.4 feet to the Northwest corner of this tract;
Thence South 89° 19’ East, 138.6 feet to an iron pin in the Northeast corner of this tract;
Thence South 70° 27’ East, 118.5 feet to the Southeast corner of this tract;
Thence South 82° 50’ West, 136.2 feet to the Southwest corner of this tract and the Point of Beginning.

                                                                           APN 408-24-087    
                                                                              EXHIBIT A 
                                                                      2015-0053355 WD

Parcel 1:

A tract of land in the Southwest quarter of the Northwest quarter of the Southeast quarter of Section 11, Township 17 
North, Range 5 East, of the Gila and Salt River Base and Meridian, Yavapai County, Arizona, being the South 300 feet 
of said Southwest quarter of the Northwest quarter of the Southeast quarter of said Section 11, and being more 
particularly described as follows:

BEGINNING at Corner No. 1, which point is identical to the Southwest corner of said Southwest quarter of the 
Northwest quarter of the Southeast quarter of said Section 11 and which point lies North 0 degrees 48 minutes West, 
1303.5 feet from the South quarter corner of said Section 11;

Thence North 0 degrees 48 minutes West, 300 feet to Corner No. 2
Thence East 659.6 feet to Corner No. 3;
Thence South 0 degrees, 48 minutes East, 300 feet to Corner No. 4
Thence West 659.6 feet to the PLACE OF BEGINNING.

Parcel 2:

A tract of land in the Northwest of the Southwest quarter of the Southeast quarter of Section 11 , Township 17 North, 
Range 5 East of the Gila and Salt River Base and Meridian, Yavapai County, Arizona, being the North 99.06 feet of the 
said Northwest quarter of the Southwest quarter of the Southeast quarter of said Section 11, and being more particularly 
described as follows:

BEGINNING at Corner No.1, which point is identical to the Northwest corner of said Northwest quarter of the 
Southwest quarter of the Southeast quarter of Section 11 and which point lies North 0 degrees, 48 minutes West. 1303.5 
feet from the South quarter corner of said Section 11;

Thence East 659.6 feet to Corner No. 2;
Thence South 0 degrees, 48 minutes East, 99.06 feet to Corner No. 3;
Thence West 659.6 feet to Corner No.4;
Thence North 0 degrees, 48 minutes West, 99.06 feet to the PLACE OF BEGINNING.

Parcel 3:

A Tract of land in the West half of the Southwest quarter of the Southeast quarter of Section 11, Township 17 North, 
Range 5 East of the Gila and Salt River Base and Meridian, Yavapai County, Arizona, more particularly described as 
follows:

BEGINNING at the Southwest corner, which is 474.4 feet, North 7 degrees 30 minutes West of a point on the North 
right of way line of Highway 89A, as said right of way existed on August 16, 1951, that lies North 0 degrees, 48 minutes 
West  503.4 feet; 

Thence North 82 degrees 19 minutes East, 417 feet from the South quarter corner of said Section 11;

Thence North 7 degrees, 30 minutes West, 175 feet to the Northwest corner, which is a point on the South line of the 
Douglas Rigby Tract;

Thence East along said Rigby Tract, 336 feet more or less to the Northeast corner, which is a point on the East line of 
said West half of the Southwest quarter of the Southeast quarter of Section 11;

Thence South 0 degrees, 30 minutes East along said East line of said West half of the Southwest quarter of the Southeast 
quarter, 175 feet to the Southeast corner;

Thence is a straight line to the Southwest corner, which is the PLACE OF BEGINNING;

Parcel 4:

A tract of land in the Northwest of the Southwest quarter of the Southeast quarter of Section 11, Township 17 North, 
Range 5 East, of the Gila and Salt River Base and Meridian, Yavapai County, Arizona, described as follows:

BEGINNING at Corner No. 1, which is a point on the West line of the said Northwest quarter of the Southwest quarter 
of the Southeast quarter of said Section 11 and which point lies South 0 degrees, 48 minutes East 99 feet from the 
Northwest corner of said Northwest quarter of the Southwest quarter of the Southeast quarter of Section 11;

Thence East 330 feet to Corner No. 2, which is on the center line of the roadway;
Thence South 7 degrees, 30 minutes East 315 feet to Corner No. 3;
Thence North 72 degrees, 14 minutes West, 387 feet, more or less, to intersect the West line of said Northwest quarter 
of the Southwest quarter of the Southeast quarter of said Section 11, to Corner No.4;

Thence North 0 degrees, 48 minutes, West, 194.3 feet to the PLACE OF BEGINNING.

Parcel 5:

A roadway easement for ingress and egress over and across a strip of land 30 feet in width along and adjacent to the East 
line of the said Northwest quarter of the Southwest quarter of the Southeast quarter, and the North half of the Southwest 
quarter of the Southwest quarter of the Southeast quarter of said Section 11, beginning at a point on the North line of the 
right of way of State Highway 79 (now Alternate 89), at a point that lies North 47 degrees, 46 minutes, 16 seconds East, 
881.31 feet from the South quarter corner of said Section 11, and running North 0 degrees, 48 minutes West 707.6 feet 
to the Northeast corner of said Northwest quarter of the Southwest quarter of the Southeast quarter of said Section 11;

Parcel 6:

A roadway easement 30 feet in width, along a center line beginning at a point on the North right
of way line of State 79 (now Alternate 89), that lies North 0 degrees  48 minutes West, 503.4 feet and thence North 82 
degrees, 19 minutes East 417 feet from the South quarter corner of said Section 11, and running;

Thence North 7 degrees, 41 minutes West, 749 feet to a point on the North line of said Northwest quarter of the 
Southwest quarter of the Southeast quarter of said Section 11, at a point 320 feet East of the Northwest quarter of  said 
Northwest quarter of the Southwest quarter of the Southeast quarter of Section 11.

Parcel 7:

An easement for a right of way for a roadway 30 feet in width, being 15 feet on the right and 15 feet on the left of a 
center line Beginning at corner No 2 as set forth in Parcel 4 above and running thence South 7 degrees, 30 minutes East, 
649 feet, more or less to the North right of way line of Highway 89A, at a point that lies North 0 degrees, 48 minutes 
West, 503.4 feet and  North 82 degrees  19 minutes  East, 417 feet from the South quarter corner of said Section 11.

This is to certify that this map or plat and the survey on which it is based were made in
accordance with the 2021 Minimum Standard Detail Requirements for ALTA/NSPS Land Title
Surveys, jointly established and adopted by ALTA and NSPS, and includes Items 1,2,4,8,
11 (observed evidence) 14 & 16 of Table A thereof. 

The fieldwork was completed on 11/10/2024.
Date of Plat or Map: 11/12/2024
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SURVEYOR'S NOTES:
1. THE WORD CERTIFY AS SHOWN OR USED HEREON MEANS AN
EXPRESSION OR PROFESSIONAL OPINION REGARDING THE FACTS
OF THIS SURVEY AND DOES NOT CONSTITUTE A WARRANTY OR
GUARANTEE, EXPRESSED OR IMPLIED.

2. THE INTENT OF THIS SURVEY IS TO VERIFY THE BOUNDARIES
OF THE REFERENCED PROPERTY.

3. DECLARATION IS MADE TO THE ORIGINAL PURCHASER OF THIS
SURVEY.  IT IS NOT TRANSFERABLE TO ADDTIONAL INSTITUTIONS
OR SUBSEQUENT OWNERS.

4. SEE PREVIOUS ALTA/NSPS LAND TITLE SURVEY FOR MORE
INFORMATION.

NOTE:  TREES AS SHOWN ON THIS PLAT AND ACCOMPANING 
DIGITIZED FILE ARE FOR GRAPHIC REFERENCE.  CANOPY DISTANCES
ARE AVERAGED FOR EACH TREE.  PLEASE NOTIFY SURVEYOR FOR
SPECIFIC TREE LOCATION OF ANY TREE FOR CONSTRUCTION
PURPOSES AT NO ADDITIONAL CHARGE.

    PORTIONS OF THE SE 1/4, OF SECTION 11, 
17N, R 5E, G.&S.R.&M., YAVAPAI COUNTY, ARIZONA

   TREE LOCATION SURVEY
APN 408-24-087 & 408-24-089

THIS SURVEY MAP AND THE FIELD SURVEY ON WHICH IT IS 
BASED WERE CONDUCTED DURING THE MONTH OF APRIL, 
2025, AND IS TRUE AND ACCURATE TO THE BEST OF 
MY KNOWLEDGE AND BELIEF.

SCOPE OF SERVICES

THE SERVICE PROVIDED IN THIS BOUNDARY SURVEY 
INCLUDES THE FOLLOWING:
1. LOCATING EXISTING TREES WITH A TRUNK DIAMTER OF 
FOUR INCHES OR GREATER AT CHEST HEIGHT.
    
 ACCEPTANCE OF THIS PLAT SIGNIFIES THE ACCEPTANCE 
OF THESE SERVICES.    

THIS MAP WAS PREPARED FOR A SPECIFIC PURPOSE 
PURSUANT TO AN AGREEMENT WITH THE CLIENT.  ONLY 
THOSE EASEMENTS SUPPLIED BY CLIENT ARE INDICATED 
ON THIS PLAT. NO ATTEMPT WAS MADE BY THIS SURVEYOR 
OR HAMMES SURVEYING LLC. TO DETERMINE IF ANY 
ADDITIONAL EASEMENTS OR ENCUMBRANCES EXIST.  
THEREFORE, A TITLE SEARCH WOULD BE NECESSARY TO 
DETERMINE IF ADDITIONAL EASEMENTS AND ENCUMBRANCES, 
IF ANY, MAY AFFECT THE SUBJECT PROPERTY.
THIS SURVEYOR AND HAMMES SURVEYING LLC WILL NOT 
ACCEPT ANY LIABILITY FOR LOSS OR DAMAGES DUE TO ANY 
EASEMENTS, ENCUMBRANCES, SUBSURFACE CONDITIONS,
STRUCTURES AND OR UTILITIES NOT INDICATED ON THIS PLAT.

THIS PLAT DOES NOT PURPORT TO VERIFY THE
OWNERSHIP OF ANY PROPERTY SHOWN OR
INVOLVED IN THIS SURVEY.  ANY EASEMENTS OR
OTHER INCUMBRANCES SHOULD BE DETERMINED
BY A TITLE SEARCH.

LIMITATION OF LIABILITY:
THE SURVEYOR'S CERTIFICATION IS SUBJECT TO A LIMITATION OF
LIABILITY.  THE GENERAL PUBLIC AND CLIENT ARE ON NOTICE THAT
THIS SURVEY IS SUBJECT TO A LIMITATION OF LIABILITY NOT TO
EXCEED THE PRICE OF THE CONTRACT BETWEEN HAMMES
SURVEYING LLC AND SAID CLIENT.

THIS PLAT IS SUBJECT TO ALL CONDITIONS,
RESERVATIONS, AND OTHER ITEMS OF PUBLIC
RECORD ON THIS 21st DAY OF MAY, 2025.

05/21/2025

(928) 567-2833(928) 282- 5686
CAMP VERDE, AZ.   86322

2100 VIA SILVERADO
HAMMES SURVEYING LLC

RECORDED LAND SURVEYS REVIEWED:
2015-0053129-1 PLUS
L.S. 183. PG. 68-70

(R)=INSTRUMENT #2017-0022886
(R1)=20115-0053129-1
(M)=MEASURED
(C)=CALCULATED

SCALE:  1"=60'
DATE: 05/21/2025
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Luke Sefton, PE, CFM 

                             Tim Huskett, PE, CFM 
            Robert Lane, Public Lands 

Cheri Baker, Office Manager                                
Crockett Saline, PE                                

David Nicolella, Planner                                
Leonard Filner, Planner 

40 Stutz Bearcat Dr.,  Sedona, Arizona 86336 ~Phone: (928) 202-3999 
Email: info@sefengco.com ~ www.SeftonEngineeringCompany.com 

Offices in Sedona, Camp Verde & Colorado 
 

November 19, 2024 
   
To: Cari Meyer 
Planning Manager 
Community Development Department 
102 Roadrunner Drive, Building 104 
Sedona, AZ 86336 
 
Regarding: Spindelman & Soo Young Kim Zone Change Request for – APN 408‐24‐087 (9.4‐Acres, 50 
Tranquil Ave) and APN 408‐24‐089 (0.4‐Acres, 80 Rigby Road).  
 
Citizen Participation Plan: 
 
Sefton Engineering will complete two mailings to the neighbors informing them of this rezone request. 
The request is to change the current RMH: Single‐Family and Manufactured Home  TO: RM‐3: High‐
Density Multifamily 
 
   
   

 
 
 
 

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

 
PZ24‐00018 (ZC) Rigby Madole Multifamily Zone Change 

Planning Comments, January 16, 2025 
 
 

This application is requesting a zoning designation of RM‐3 (High Density Multifamily) and is classified as a 
residential rezoning application and is subject to the requirements of ARS 9‐462.11. Based on Staff’s review of 
the submitted materials, this application has been deemed Administratively Incomplete, with deficiencies as 
outlined in the following comments. Due to the State‐mandated time frames for review of residential rezoning 
applications, the applicant is strongly encouraged to reach out to City Staff to discuss the noted deficiencies 

prior to resubmittal of the application. 
 
 

LDC Section 8.3.C(7): If an application has not been resubmitted to address staff‐noted deficiencies within three 
months, such application shall be deemed abandoned and all fees forfeited. The applicant may request three 

additional months to address staff‐noted deficiencies. Abandoned applications shall require a new pre‐application 
meeting and may be subject to additional fees. 

 

It is the applicant’s responsibility to be aware of submittal deadlines. Staff may not alert an applicant that a 
deadline is approaching and may not accept submittals after the deadlines. 

 
 

1.    Comprehensive Review 
 

a)   The application has been submitted for comprehensive review. The following comments identify areas where 
information  is missing, does not comply with City  codes, or are areas of suggested changes  to bring the 
project into greater compliance with City goals. 

 

b)    A public hearing date has not been scheduled for this project. A hearing date will be set after the applicant 
has had a chance to review the comments provided and either responds with resubmitted plans or requests 
that the project move forward without changes. 

 

c)    Contact the following Staff members if you have any questions regarding what will be required: 
 

• Cari  Meyer,  Planning  Manager,   cmeyer@sedonaaz.gov,   (928)  203‐5049,   for  questions   regarding 
development standards, submittal requirements, the review process, and long‐range plans (Community 
Plan, GO! Sedona Pathways Plan, Transportation Master Plan, etc.) 

 

• Jeanne  Frieder,  Housing  Manager,  jfrieder@sedonaaz.gov,  (928)  203‐5138  for  questions  regarding 
affordable housing and the DIGAH (Development Incentives and Guidelines for Affordable Housing). 

 

d)    The  following  comments  reference  sections  of  the  Land  Development  Code  (LDC)  and  Design  Review, 
Engineering,  and  Administrative  Manual  (Manual).  These  documents  are  available  for  review  at  the 
following links: 

 

• LDC:  https://sedona.municipal.codes/SLDC 
 

• Manual:  https://www.sedonaaz.gov/home/showdocument?id=38278 
 

2.    Overall Submittal 
 

a)    In the following comments, Staff has made every attempt to comprehensively outline the deficiencies and 
clearly explain where more information is needed. Additional comments may be generated once the plans 
are resubmitted. The applicant and their representatives should carefully review all applicable code sections 
and ensure the plans submitted clearly show compliance. Please contact staff with any questions. 
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3.    Fire District Review 
 

a) Please contact Kirk Riddell, Fire Marshal (kriddell@sedonafire.org or 928‐204‐8926), regarding Fire District 
requirements for this project or future development. 

a. SEFTON ENGINEERING STAFF MET WITH KIRK RIDDELL, AND KIRK SAID THAT AS LONG AS THE SITE 
HAS TWO POINTS OF ACCESS AND ADEQUATE WATER SUPPLY THE FIRE DISTRICT CAN RESPOND TO 
AND DEFEND THE FUTURE DEVELOPMENT IF NEEDED.   

 

4.    Letter of Intent (LOI) 
 

a) Discuss how  the  project  addresses  the  requirements of  the  Land Development Code  and any  additional 
guidelines contained in the Administrative Manual. All applicable sections must be addressed, please refer 
to specific sections of these documents in the LOI. See Manual Sections 1.1.D, 1.1.E(2), 1.1.H, 1.2.A(1). 

a. Section 1.1.D. This LOI presents the project in a comprehensive manner, and provides a sufficient 
overview of how the project meets applicable City requirements.  

b. Section 1.1.E(2). Written Narrative. The LOI provides a narrative of all applicable sections.  
c. Section 1.1.H. Other Documentation. All applicable documents provided  
d. 1.2.A(1). Application Submittal Requirements.  

i. This  section  requires:  topographic maps with 1‐foot  contours. A‐1 FOOT CONTOUR MAP 
PROVIDED 

ii. A tree plan. A trees survey was provided. 
iii. All  watercourses,  rock  outcrops,  native  vegetation  and  trees.  Where  applicable,  this 

information is provided on the tree survey. 
 

 

b) The LOI should contain specific references to the Community Plan and how the proposed project complies 
with the vision, values, goals, and key policies. 

a. Added the following: The future developer will be required to preserve the unique natural beauty and 
character, with key values focused on conservational stewardship, cultural custom, and quality of life. 
In addition, future development will expand infrastructure, maintain scenic viewsheds, and encourage 
pedestrian oriented design.  

 

c) In addition to the Community Plan, the LOI should address how the project is consistent with other adopted 
plans, including the Transportation Master Plan, Climate Action Plan, and the GO! Sedona Pathways Plan. 
Please contact Staff if you need copies of any of these documents. 

a. Added  the  following: All future development will be required to follow the strategies within the 
Transportation Master Plan to improve traffic congestion and overall connectivity.  

 

5.    Housing Commitments 
 

a) The LOI states that the applicant is committing to restricting short term rentals for 15 years with a minimum 
lease term of 30 days. The minimum time frame considered for other projects has been 30 years, with some 
going  up  to  50  or more  years,  with minimum  lease  terms of  90  days.  In  addition,  those  projects  have 
included a development plan, so there has been an anticipated timeframe of when those units would be 
available. Proposing a 15‐year restriction for 30‐day rentals without a development plan/knowing when the 
units will be available  is  significantly  less  than has been offered  for other projects and will  likely not be 
supported by Staff. 

a. UPDATED TO 90‐DAYS AND 30‐YEARS 
 

b) See comments from Housing Staff for additional information. 
a. Done 

 

c) Contact Planning and Housing Staff (contact information above) to discuss this aspect of the project. 
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6.    GO! Sedona Pathways Plan (GO! Plan) 
 

a) The GO! Plan includes a bikeway/shared use path (SUP) connection through this property. While the precise 
location of this connection can be determined in the future when a development plan is reviewed for this 
property,  this  application  needs  to  provide  an  easement  through  the  property.  The  easement  can  be 
undefined/subject to further refinement, but would need to be from Tranquil Avenue to Madole Road (west 
property line to east property line) and a minimum of 15 feet wide (to accommodate a 10‐foot‐wide SUP 
plus area for landscaping/grading ). This easement is needed for the project to be consistent with the GO! 
Plan, one of the City’s adopted plans. Consistency with adopted plans is a required finding for approval (LDC 
Section 8.3.E(5)c). 

a. THE PROPERTY OWNERS AGREE TO AN UNDEFINED 15‐FOOT‐WIDE PATH FROM TRANQUIL AVENUE 
TO  MADOLE  ROAD.  THE  LOCATION  OF  THE  PATH  WILL  BE  DETERMINED  AT  THE  TIME  OF 
DEVELOPMENT.  
 

 

7.    Existing Structures on the Properties 
 

a)    The LOI states that there is an existing house on APN 408‐24‐087 and an existing mobile home on APN 408‐ 
24‐089. Indicate whether those structures are proposed to remain. The proposed RM‐3 zoning requires a 
Conditional  Use  Permit  (CUP)  for  Detached  Single‐Family  Dwellings  and  Manufactured  Homes.  If  the 
structures are to remain, a CUP application must be added to this application. Please contact Staff to discuss 
what  information  is needed to add  the CUP application.  If  the  structures are  to be  removed, provide an 
anticipated date of demolition. 

 THE MANUFACTURED  HOME  IS  NOT  HABITABLE  AND WILL  BE  REMOVED WITHING  6‐MONTHS 
AFTER THE ZONE CHANGE APPROVAL. THE PROPERTY OWNERS WOULD LIKE TO CONTINUE TO LIVE 
IN THE SINGLE‐FAMILY DWELLING AND APPLIED FOR A CUP.  

 
 

b) While the existing house on APN 408‐24‐087 may have undergone too many alterations to be considered 
for historic landmark status, it may still have some significance to the history of Sedona. If it is to be removed, 
the City would like the opportunity to document the house for historic purposes and work with the property 
owner to ensure anything historically significant is not lost. Please contact Staff for more information. 

a. THE PROPERTY OWNERS HAVE AGREED TO ALLOW THE CITY TO DOCUMENT THE 
HOUSE FOR HISTORIC PURPOSES.   
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8.    Site Plans/Site Information 
 

a) Include size of the properties without the access/ingress/egress easements. 
a. SEFTON ENGINEERING PROVIDED THIS NEW MAP 

 
 

9.    Setbacks (LDC Section 2.24.D) 
 

a)    The plans/survey should specify which property line will be considered the front/rear/side. This will allow 
neighboring property owners to review potential impacts on their properties and eliminate any confusion in 
the future. 

 

• If the properties are to remain separate, indicate front/rear/side setbacks for both properties. 
a. A SETBACK MAP IS NOW PROVIDED.  

 
 

10. Grading and Drainage (LDC Section 5.3) 
 

a) Portions of the site are within City Designated 100‐year and 500‐year floodplains. Show the extent of the 
floodplains on the plans. 

a. PROVIDED MAPS SHOWING THE EXTENT OF THE FLOODPLAINS.  
 

 

11. Access, Connectivity, and Circulation (LDC Section 5.4) 
 

a) Any  future  development  of  this  property  will  be  required  to  build  5‐foot‐wide  sidewalk(s)  along  the 
frontages of all public and private roads, including Tranquil Avenue, Rigby Road, and Madole Road. As the 
City builds out the Shared Use Path network, 10‐foot‐wide sidewalks and shared use pathways are preferred. 
As part of the zone change, the property owner should consider committing to constructing 10‐foot‐wide 
sidewalks as part of a future development. This can be committed to through a development agreement 
for the property. 

a. THE PROPERTY OWNER’S ATTORNEY PROVIDED “PROPOSED TERMS OF AGREEMENT” TO ADDRESS 
THIS CONCERN.   
 

 

b) A vehicle connection through the site would be highly encouraged. This can be through a future parking 
area and may be able to serve emergency access requirements as well. 

a. THIS WILL NOT BE PROVIDED AT THIS TIME.  
 

 

12.  Exterior Lighting (LDC Section 5.8) 
 

a)    Provide an inventory of existing exterior lighting. The form can be found at the following link: 
 

https://www.sedonaaz.gov/home/showpublisheddocument/44952/637732617633670000 
 

Any non‐conforming lighting should be removed or brought into compliance as part of this zone change. 
a. SPINDELMANS TO PROVIDE LIGHTING APPLICATION WITH LIGHTING INVENTORY  

 
 

13.  Future Development Concerns 
 

a)    While  it  is  understood  that  no  development  is  proposed  with  this  application,  there  are  a  number  of 
development constraints that the property owner should be aware of now, as they will need to be addressed 
with any future development proposal. These include, but are not limited to: 

 

• All access roads into the site will be required to meet minimum Fire District standards. Requirements 
will be based on the number of units proposed. 

a. THE PROPERTY OWNER’S ATTORNEY PROVIDED “PROPOSED TERMS OF AGREEMENT” TO 
ADDRESS THIS CONCERN.   
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• Adequate water supply for the units as well as for fire suppression systems (sprinklers, hydrants) will 
be  required.  Coordinate  with  Sedona  Fire  District  and  Arizona Water  Company  to  determine  these 
requirements. 

b. THE PROPERTY OWNER’S ATTORNEY PROVIDED “PROPOSED TERMS OF AGREEMENT” TO 
ADDRESS THIS CONCERN.   

 
 

• All three access points to the property (Tranquil, Rigby, and Madole) are impacted by City‐designated 
floodways and floodplains. This is a concern for emergency response and may require improvements 
to the roads. 

c. THE PROPERTY OWNER’S ATTORNEY PROVIDED “PROPOSED TERMS OF AGREEMENT” TO 
ADDRESS THIS CONCERN.   

 
 

• Based on the number of units ultimately proposed,  improvements  to the Rigby Road and/or Madole 
Road intersections at W State Route 89A may be required. This will need to be evaluated as part of a 
traffic impact analysis for a future project. 

a. THE PROPERTY OWNER’S ATTORNEY PROVIDED “PROPOSED TERMS OF AGREEMENT” TO 
ADDRESS THIS CONCERN.   

 
 

• Development within  the  floodway/floodplain will  be  restricted.  The use of  this  area  for  recreational 
amenities would be encouraged. 

   AGREED 
 

• Increasing the amount of traffic on Rigby Road and Madole Road may require improvements to those 
roads and may need to be reviewed by the owners of those private roads. As these are not public roads, 
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this is something the property owner will be responsible for investigating and determining the correct 
way to make those improvements/who would need to sign off. 

a. THE PROPERTY OWNER’S ATTORNEY PROVIDED “PROPOSED TERMS OF AGREEMENT” TO 
ADDRESS THIS CONCERN.   

 

• Letters of Serviceability: The property owner  is encouraged to discuss the utility needs for potential 
future development to understand what types of infrastructure improvements will be required. 
 APS HAS PROVIDED THE FOLLOWING INFORMATION AND ADDITIONAL INFOREMATION IS 

INCLUDED WITH THIS SUBMITTAL: APS have determined that upgrades to existing APS 
infrastructure will be required. APS is proposing to extend two additional overhead phases on 
the existing poles at least to the property line and further if needed. We would also need to 
install a switching cabinet and can serve single phase or three phase transformers from there 
(This comment is from APS employee Kellie McCune). 

 ARIZONA WATER COMPANY HAS PROVIDED THE FOLLOWING INFORMATION AND ADDITIONAL 
INFOREMATION IS INCLUDED WITH THIS SUBMITTAL:  Both parcels are currently served by AZ 
Water with a 1 1/4" diameter galvanized steel main. In addition, there is a 4‐inch water main 
line with a fire hydrants right in front of the properties Tranquil Avenue frontage (This comment 
from Casey Goff AZ Water’s Water Distribution Superintendent). 
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Hanako Ueda, EIT (928) 203‐5024 

 
 
 
 
 

Engineering Comments 

PZ24-00018 (ZC) Madole 
Rigby Zone Change 

01/15/25 

 
Please address all comments by the next submittal: 

 
1.  Please refer to the City’s newest floodplain study from 2021/2022 rather than the 1994 study. 

a.  The letter of intent states that the entire project area is only impacted by a 500-year floodplain 
and therefore there is “no impact”. This is only true for APN 408-24-089. The larger parcel 408- 
24-087 is impacted by a floodway and 100-year floodplain as well. 

UPDATED THE LETTER OF INTENT TO SAY THE FOLLOWING: These two parcels are located within the 
City of Sedona Floodplain Management, 2021/2022 Study. The southwest corners of these parcels are 
located within a 500-year floodplain per this study, and the southwest corner of Assessor’s Parcel 
Number: 408-24-087 is within the City of Sedona’s 100-year Flood Zone. Assessor’s Parcel Number: 
408-24-089, is not. 

 
2.  Comment for future development: Please provide a drainage easement along the floodway for future 

improvement projects. 
3.  Comment for future development: Please provide a ped/bike and vehicle connection between Tranquil 

and Madole. Alignment TBD. 
4.  Comment for future development: All 3 current entrances must cross floodways to access the lot. 

These will need to be improved prior to building higher density developments. 
a.  The City will require at least 2 points of access. Please check with Sedona Fire who may require 

more depending on the number of units. 
 
 

Prior to Issuance of Building Permit: 
 

• Provide a Traffic Impact Analysis. 
• An elevation Certificate from an Arizona Registered Land Surveyor is required for each building. 
• Infrastructure within the ADOT ROW must be approved by ADOT. It is recommended to attend a pre- 

application meeting with ADOT. 
• For projects involving grading of more than 5,000 cubic yards, a haul plan, a dust control plan, a topsoil 

reutilization plan, a stormwater pollution prevention plan, and a traffic control plan shall be required. Each 
must be acceptable to and approved by the City Engineer. (DREAM 3.1.H.6.i). 

• For projects involving grading of more than 5,000 cubic yards, an assurance bond is required per DREAM 
3.1.G.1. 

• A form of financial assurance for civil improvements will be required. 
• Provide Preliminary & Final Grading and Drainage Plans.  The site plan shall meet the requirements of 

DREAM Chapter 3.1. 
• Provide the Preliminary & Final Drainage Report. 
• Applicant shall follow the City of Sedona Land Development Code in its entirety. 
• Applicant shall provide a Storm Water Pollution Prevention Plan.  SWPPP measures shall be in place 

prior to the start of construction (DREAM 3.1). Storm water quality measures shall also comply with City 
of Sedona Code requirements (City Code Chapter 13.5) 

• Provide NOI’s from ADEQ (grading, water, wastewater). 
• Accessible  sidewalks  and parking areas will need to meet the current  US Dept.  of Justice ADA 

requirements. 
• Accessible parking/signage shall meet the requirements of the City LDC and DREAM documents. 
• All concrete within the City ROW shall be colored “Sedona Red” (Davis 160 color). Page 71 Page 98
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City of Sedona Community Development Department 
102 Roadrunner Drive Sedona, AZ 86336 
(928) 282-1154  www.sedonaaz.gov/cd 
 

P a g e  | 1 of 4 https://sedonaaz.sharepoint.com/sites/cd/documents/cur_plng/dcd_2024/projects/pz24-00018 (zc) rigby madole zone 
change/submittal #1 (december 2024)/planning.docx 

PZ24-00018 (ZC) Rigby Madole Multifamily Zone Change 
Planning Comments, January 16, 2025 

 
This application is requesting a zoning designation of RM-3 (High Density Multifamily) and is classified as a 

residential rezoning application and is subject to the requirements of ARS 9-462.11. Based on Staff’s review of 
the submitted materials, this application has been deemed Administratively Incomplete, with deficiencies as 

outlined in the following comments. Due to the State-mandated time frames for review of residential rezoning 
applications, the applicant is strongly encouraged to reach out to City Staff to discuss the noted deficiencies 

prior to resubmittal of the application.  

 
LDC Section 8.3.C(7): If an application has not been resubmitted to address staff-noted deficiencies within three 

months, such application shall be deemed abandoned and all fees forfeited. The applicant may request three 
additional months to address staff-noted deficiencies. Abandoned applications shall require a new pre-application 

meeting and may be subject to additional fees. 

It is the applicant’s responsibility to be aware of submittal deadlines. Staff may not alert an applicant that a 
deadline is approaching and may not accept submittals after the deadlines. 

 
1. Comprehensive Review 

a) The application has been submitted for comprehensive review. The following comments identify areas 
where information is missing, does not comply with City codes, or are areas of suggested changes to bring 
the project into greater compliance with City goals.  

b) A public hearing date has not been scheduled for this project. A hearing date will be set after the applicant 
has had a chance to review the comments provided and either responds with resubmitted plans or requests 
that the project move forward without changes.  

c) Contact the following Staff members if you have any questions regarding what will be required:  

• Cari Meyer, Planning Manager, cmeyer@sedonaaz.gov, (928) 203-5049, for questions regarding 
development standards, submittal requirements, the review process, and long-range plans (Community 
Plan, GO! Sedona Pathways Plan, Transportation Master Plan, etc.) 

• Jeanne Frieder, Housing Manager, jfrieder@sedonaaz.gov, (928) 203-5138 for questions regarding 
affordable housing and the DIGAH (Development Incentives and Guidelines for Affordable Housing).   

d) The following comments reference sections of the Land Development Code (LDC) and Design Review, 
Engineering, and Administrative Manual (Manual). These documents are available for review at the 
following links:  

• LDC: https://sedona.municipal.codes/SLDC  

• Manual: https://www.sedonaaz.gov/home/showdocument?id=38278  

2. Overall Submittal 

a) In the following comments, Staff has made every attempt to comprehensively outline the deficiencies and 
clearly explain where more information is needed. Additional comments may be generated once the plans 
are resubmitted. The applicant and their representatives should carefully review all applicable code sections 
and ensure the plans submitted clearly show compliance. Please contact staff with any questions.  
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3. Fire District Review 

a) Please contact Kirk Riddell, Fire Marshal (kriddell@sedonafire.org or 928-204-8926), regarding Fire District 
requirements for this project or future development.  

4. Letter of Intent (LOI) 

a) Discuss how the project addresses the requirements of the Land Development Code and any additional 
guidelines contained in the Administrative Manual. All applicable sections must be addressed, please refer 
to specific sections of these documents in the LOI. See Manual Sections 1.1.D, 1.1.E(2), 1.1.H, 1.2.A(1). 

b) The LOI should contain specific references to the Community Plan and how the proposed project complies 
with the vision, values, goals, and key policies.  

c) In addition to the Community Plan, the LOI should address how the project is consistent with other adopted 
plans, including the Transportation Master Plan, Climate Action Plan, and the GO! Sedona Pathways Plan. 
Please contact Staff if you need copies of any of these documents.  

5. Housing Commitments 

a) The LOI states that the applicant is committing to restricting short term rentals for 15 years with a minimum 
lease term of 30 days. The minimum time frame considered for other projects has been 30 years, with some 
going up to 50 or more years, with minimum lease terms of 90 days. In addition, those projects have 
included a development plan, so there has been an anticipated timeframe of when those units would be 
available. Proposing a 15-year restriction for 30 day rentals without a development plan/knowing when the 
units will be available is significantly less than has been offered for other projects and will likely not be 
supported by Staff.  

b) See comments from Housing Staff for additional information.  

c) Contact Planning and Housing Staff (contact information above) to discuss this aspect of the project. 

6. GO! Sedona Pathways Plan (GO! Plan) 

a) The GO! Plan includes a bikeway/shared use path (SUP) connection through this property. While the precise 
location of this connection can be determined in the future when a development plan is reviewed for this 
property, this application needs to provide an easement through the property. The easement can be 
undefined/subject to further refinement, but would need to be from Tranquil Avenue to Madole Road (west 
property line to east property line) and a minimum of 15 feet wide (to accommodate a 10 foot wide SUP 
plus area for landscaping/grading ). This easement is needed for the project to be consistent with the GO! 
Plan, one of the City’s adopted plans. Consistency with adopted plans is a required finding for approval (LDC 
Section 8.3.E(5)c).  

7. Existing Structures on the Properties 

a) The LOI states that there is an existing house on APN 408-24-087 and an existing mobile home on APN 408-
24-089. Indicate whether those structures are proposed to remain. The proposed RM-3 zoning requires a 
Conditional Use Permit (CUP) for Detached Single-Family Dwellings and Manufactured Homes. If the 
structures are to remain, a CUP application must be added to this application. Please contact Staff to discuss 
what information is needed to add the CUP application. If the structures are to be removed, provide an 
anticipated date of demolition.  

b) While the existing house on APN 408-24-087 may have undergone too many alterations to be considered 
for historic landmark status, it may still have some significance to the history of Sedona. If it is to be 
removed, the City would like the opportunity to document the house for historic purposes and work with 
the property owner to ensure anything historically significant is not lost. Please contact Staff for more 
information.  
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8. Site Plans/Site Information 

a) Include size of the properties without the access/ingress/egress easements.  

9. Setbacks (LDC Section 2.24.D) 

a) The plans/survey should specify which property line will be considered the front/rear/side. This will allow 
neighboring property owners to review potential impacts on their properties and eliminate any confusion 
in the future.  

• If the properties are to remain separate, indicate front/rear/side setbacks for both properties.  

10. Grading and Drainage (LDC Section 5.3) 

a) Portions of the site are within City Designated 100-year and 500-year floodplains. Show the extent of the 
floodplains on the plans.  

11. Access, Connectivity, and Circulation (LDC Section 5.4) 

a) Any future development of this property will be required to build 5 foot wide sidewalk(s) along the 
frontages of all public and private roads, including Tranquil Avenue, Rigby Road, and Madole Road. As the 
City builds out the Shared Use Path network, 10 foot wide sidewalks and shared use pathways are preferred. 
As part of the zone change, the property owner should consider committing to constructing 10 foot wide 
sidewalks as part of a future development. This can be committed to through a development agreement 
for the property.  

b) A vehicle connection through the site would be highly encouraged. This can be through a future parking 
area and may be able to serve emergency access requirements as well. 

12. Exterior Lighting (LDC Section 5.8) 

a) Provide an inventory of existing exterior lighting. The form can be found at the following link: 

https://www.sedonaaz.gov/home/showpublisheddocument/44952/637732617633670000  

Any non-conforming lighting should be removed or brought into compliance as part of this zone change.  

13. Future Development Concerns 

a) While it is understood that no development is proposed with this application, there are a number of 
development constraints that the property owner should be aware of now, as they will need to be 
addressed with any future development proposal. These include, but are not limited to:  

• All access roads into the site will be required to meet minimum Fire District standards. Requirements 
will be based on the number of units proposed.  

• Adequate water supply for the units as well as for fire suppression systems (sprinklers, hydrants) will 
be required. Coordinate with Sedona Fire District and Arizona Water Company to determine these 
requirements.  

• All three access points to the property (Tranquil, Rigby, and Madole) are impacted by City-designated 
floodways and floodplains. This is a concern for emergency response and may require improvements 
to the roads.  

• Based on the number of units ultimately proposed, improvements to the Rigby Road and/or Madole 
Road intersections at W State Route 89A may be required. This will need to be evaluated as part of a 
traffic impact analysis for a future project.  

• Development within the floodway/floodplain will be restricted. The use of this area for recreational 
amenities would be encouraged.  

• Increasing the amount of traffic on Rigby Road and Madole Road may require improvements to those 
roads and may need to be reviewed by the owners of those private roads. As these are not public roads, 

Page 102



PZ24-00018 (ZC) Rigby Madole Multifamily Zone Change 

P a g e  | 4 of 4 https://sedonaaz.sharepoint.com/sites/cd/documents/cur_plng/dcd_2024/projects/pz24-00018 (zc) rigby madole zone 
change/submittal #1 (december 2024)/planning.docx 

this is something the property owner will be responsible for investigating and determining the correct 
way to make those improvements/who would need to sign off.  

• Letters of Serviceability: The property owner is encouraged to discuss the utility needs for potential 
future development to understand what types of infrastructure improvements will be required.  
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(928) 204-7111  Fax: (928) 282-5348;  
Hanako Ueda, EIT (928) 203-5024 

 
PZ24-00018 (ZC) 

Madole Rigby Zone Change 
01/15/25 

Engineering Comments 
 
Please address all comments by the next submittal: 

 
1. Please refer to the City’s newest floodplain study from 2021/2022 rather than the 1994 study. 

a. The letter of intent states that the entire project area is only impacted by a 500-year floodplain 
and therefore there is “no impact”. This is only true for APN 408-24-089. The larger parcel 408-
24-087 is impacted by a floodway and 100-year floodplain as well. 

2. Comment for future development: Please provide a drainage easement along the floodway for future 
improvement projects. 

3. Comment for future development: Please provide a ped/bike and vehicle connection between Tranquil 
and Madole. Alignment TBD. 

4. Comment for future development: All 3 current entrances must cross floodways to access the lot. 
These will need to be improved prior to building higher density developments.  

a. The City will require at least 2 points of access. Please check with Sedona Fire who may require 
more depending on the number of units. 

 

Prior to Issuance of Building Permit: 
 

• Provide a Traffic Impact Analysis. 
• An elevation Certificate from an Arizona Registered Land Surveyor is required for each building. 
• Infrastructure within the ADOT ROW must be approved by ADOT. It is recommended to attend a pre-

application meeting with ADOT. 
• For projects involving grading of more than 5,000 cubic yards, a haul plan, a dust control plan, a topsoil 

reutilization plan, a stormwater pollution prevention plan, and a traffic control plan shall be required. Each 
must be acceptable to and approved by the City Engineer. (DREAM 3.1.H.6.i). 

• For projects involving grading of more than 5,000 cubic yards, an assurance bond is required per DREAM 
3.1.G.1. 

• A form of financial assurance for civil improvements will be required. 
• Provide Preliminary & Final Grading and Drainage Plans.  The site plan shall meet the requirements of 

DREAM Chapter 3.1. 
• Provide the Preliminary & Final Drainage Report. 
• Applicant shall follow the City of Sedona Land Development Code in its entirety. 
• Applicant shall provide a Storm Water Pollution Prevention Plan.  SWPPP measures shall be in place 

prior to the start of construction (DREAM 3.1).  Storm water quality measures shall also comply with City 
of Sedona Code requirements (City Code Chapter 13.5) 

• Provide NOI’s from ADEQ (grading, water, wastewater). 
• Accessible sidewalks and parking areas will need to meet the current US Dept. of Justice ADA 

requirements. 
• Accessible parking/signage shall meet the requirements of the City LDC and DREAM documents. 
• All concrete within the City ROW shall be colored “Sedona Red” (Davis 160 color). 
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Historic Preservation Commission 
102 Roadrunner Dr. 
Sedona, AZ 86336 
 
 

Historic Preservation Commission l www.sedonaaz.gov/cd 
https://sedonaaz.sharepoint.com/sites/cd/documents/historic preservation/hpc commission/meeting materials/2025-07-21/hpc letter - 50 

tranquil.docx 
 

July 21, 2025 

 

Dear Members of the Sedona Planning and Zoning Commission, 

The City of Sedona Historic Preservation Commission has recently completed an historic survey of the 
structure located at 50 Tranquil Avenue, commonly known as the Rigby House. This survey was completed 
in advance of an anticipated request for a zoning change and sale of the property for redevelopment. 

The Rigby House was built in 1948. It was designed by prominent local architect Howard Madole. It is one 
of the only adobe buildings in Sedona. It is named for local newspaper reporter Elizabeth Rigby, who 
reported for Red Rock News and Arizona Republic. As one of the only adobe buildings in town, designed 
by Sedona’s most famous architect, and owned for a long time by one of Sedona’s most noteworthy 
residents the house certainly is historic. 

The current owners do not wish to pursue Historic Landmark designation for the structure. The Historic 
Preservation Commission respects this decision. It is nonetheless the Commission’s hope that when the 
project comes under consideration by the Planning and Zoning Commission for future development that 
consideration is given to preservation of this historic building. 

If the Historic Preservation Commission can be of assistance in answering any questions about this property 
we will be happy to provide those. 

Sincerely, 

 

 

Nate Meyers 
Chair 
Sedona Historic Preservation Commission 
 
 
Cc:  Sedona City Council 

Sedona City Manager 
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&'()**+,-../01	-0	2/3/4-5./01	67-5-894:7-.;*<*(=>?)@AB>;*<CCDEF*G	H;*<*(=>?)@AB>;*<CCDEF*GIGJC	CKCD*<B>BEL*K291/M'>	NONOPQPR	STRR	UVW- XC=J	V>@>=	HXV>@>=AB>;*<CCDEF*GIY	V>FC<	ZC(>B	HVZC(>BAB>;*<CCDEF*GIY	U)>[	&=(>FCHU&=(>FCAB>;*<CCDEF*GIY	\C>	VC=J>	]*(J	H\]*(JAB>;*<CCDEF*GI	̂_̀a	̀_bcd	be	f	gechijkcl̀d	mfj	ǹ _̀	jknhop̀qrstuv	wxvyz {ehh̀ _bj	e_	|̀l̀}e~h̀ _b	�ce~ejf}j�x�y	�	��vyz ��i��i����	����	frhr�y��t��y	�z ������v��yu	��z ������	x��uy��z ������������gf��g���n����q�����f������̀��vy	�t	�tv��y�yz �	ho_r	�	��	j̀�r��u y¡	�y�x����x¢y	£¤y	¥x��	�t	¦yxu	¥¦x�	¡t�	�¦��§̈	��yx�y	�¦xuy	¡t�u	�¦t�¢¦��	�y�t¥̈	�©	¡t�	¦x y	ª�y�«t��	x�t��	�¦y	�ut¬y��­	��yx�yy��yu	¡t�u	�t��x��	��©tuvx«t�	�t	�¦x�	¥y	�x�	uy��t��̈	��yx�y	�t�y	�¦x�	x��	��©tuvx«t�	���v��y�	®��������¢	�xvy­x��uy��y�­	x��	yvx��̄	¥���	�y�tvy	�xu�	t©	�¦y	������	uy�tu�	x��	¥���	�y	x x��x��y	©tu	������	����y�«t�̈£̈ �ut¬y��	wxvyz°cf_±ko}²³ónd²µfqe}̀	µk}¶gfho}d	·e_̀	{mf_́ 	̀�·��²�����	̧·{�	{¹�º»̈ ¤¦x�	xuy	¡t�u	�tvvy���­	�t��yu��­	��yx�­	x��	��¢¢y�«t��	x�t��	�¦��	�ut¬y��¼½	jbce_́}d	jk~~ecb	fqqo_́	}ea	�ejb	mekjo_́	gec	¾̀qe_f	nkjo_̀jj	̀h~}ed̀ j̀�	ame	�kcc̀_b}d	}ol̀	ekbjoq̀	eg	bm̀	{obd{̧epe_aeeq�	{}fc¿qf}̀�	{ec_lo}}̀º	o_	ecq̀c	be	À_q	fÁecqfn}̀	mekjo_́rÂeà l̀c�	bmoj	_̀ q̀j	be	ǹ	f	jfg̀	fc̀f	gec	̀h~}ed̀ j̀	Ã	gfho}òj�	f_q	_eb	bf¿̀_	el̀c	nd	}fa²nc̀f¿̀cjr¾eh̀ 	Äe�f}j	aobm	jfd�	ÅÆol̀_	bm̀	}e�f¶e_�	bm̀	q̀l̀}e~h̀ _b	eg	bmoj	}f_q	ao}}	mfl̀	fql̀cj̀	qoc̀�b�	ec	o_qoc̀�b�	oh~f�bj	e_ekc	_̀ómnecmeeqj	f_q	hec̀r	°m̀j̀	�e_�̀c_j	�ek}q	ǹ	o_	afd	eg	jfg̀bd�	bcfÇ��	_eoj̀�	̀_loce_h̀ _bf}�	ao}q	}og̀�	~ce~̀cbdlf}k̀�	f_q	hk�m	hec̀r	ÅÈkb	½	g̀̀ }	bmfb	bm̀	ǹ_̀Àbj	be	}e�f}	nkjo_̀jj̀j�	ame	jbcḱ }́̀	be	moc̀	}e�f}	̀h~}ed̀ j̀�	gfc	ekbà óm	bmej̀	�e_�̀c_jr�}̀fj̀	�ce�̀ q̀	É
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&'()**+,-../01	-0	2/3/4-5./01	67-5-894:7-.;*<*(=>?)@AB>;*<CCDEF*G	H;*<*(=>?)@AB>;*<CCDEF*GI291/J'>	KLKLMNMO	KPOK	QRS- TC=U	R>@>=	HTR>@>=AB>;*<CCDEF*GIV	R>FC<	WC(>B	HRWC(>BAB>;*<CCDEF*GIV	Q)>X	&=(>FCHQ&=(>FCAB>;*<CCDEF*GIV	YC>	RC=U>	Z*(U	HYZ*(UAB>;*<CCDEF*GI[	\]̂	]\_̀a	_b	c	db̀efgh̀i]a	jcg	k]]\	ghkelm]nopqrs	tusvw xbee]\_g	b\	y]i]zb{e]\_	|̀b{bgczg}u~v	�	��svw ��f��f����	����	coeo�v��q��v	�w ������s��vr	�}w ������	u��rv��w ��o���o��o�����sv	~q	�qs��v~vw ��	el\o	�	�	g]�o��r�v�	}v~u����u�v	� v	¡u�~	~q	¢vur	¡¢u~	�q�	~¢��£¤	��vu�v	�¢urv	�q�r	~¢q��¢~�	�v�q¡¤	�¥	�q�	¢u�v	¦�v�§q��	u�q�~	~¢v	�rq̈v�~©	��vu�vv�~vr	�q�r	�q�~u�~	��¥qrsu§q�	�q	~¢u~	¡v	�u�	rv��q��¤	��vu�v	�q~v	~¢u~	u��	��¥qrsu§q�	���s��v�	ª���������	�usv©u��rv��v�©	u��	vsu��«	¡���	�v�qsv	�ur~	q¥	~¢v	������	rv�qr�	u��	¡���	�v	u�u��u��v	¥qr	������	����v�§q�¤�¤ �rq̈v�~	tusvw¬̀c\­hlz®̄l°ka®±cnbz]	±hz²dcelza	³b\]	xjc\°]	|³��®����́	µ³x�	x¶|·¤̧  ¢u~	urv	�q�r	�qssv�~�©	�q��vr��©	��vu�©	u��	����v�§q��	u�q�~	~¢��	�rq̈v�~¹¬j]	c̀]c	gjbhzn	\b_	k]	̀]ºb\]n	cg	{̀b{bg]no	¬bb	n]\g]o	»]nb\c	\]]ng	_b	gzb̂	nb̂\	b\	°̀b̂_j�	c\n	k]	jc{{a	̂l_j	_j]b̀khg_	]�b\bea	c\n	]�b\bel�g	l_	jcgo	¼]	c̀]	zb�½]n	l\	gh̀ b̀h\n]n	ka	\c²b\cz	db̀]g_g�	̂l_j	¾̀]	̀lg½�	̂c_]̀	ciclzcklzl_ac\n	b_j]̀	ecm]̀g	�b\�]̀\l\°	_j]	�beeh\l_ao	¼]	nb	\b_	jci]	dhzz	g]{²�	g]̀il�]	_b	czz	̀]gln]\_g�	{c̀²�hzc̀za	{c̀_g	bdh{_b̂\�	c\n	̂]	c̀]	nlg�hggl\°	̀]	ºb\l\°	_b	̂]z�be]	eb̀]	n]\gl_a¿	À\gc\l_ao	[g	bd	�o�o���	b\	±Á»	c��]gg]n	ka]̀cz_b̀o�be�	_j]̀]	c̀]	�h̀ ]̀\_za	���	jbe]g	db̀	gcz]	l\	_j]	°̀]c_]̀	»]nb\c	Â	ÃÄx	c̀]co	���	bd	_jbg]	c̀]	cg½l\°	�������b̀	z]ggo���	c̀]	cg½l\°	_j]	e]nlc\	\c²b\̂ln]	gcz]	{̀l�]	bd	c{{̀bÅo	���®���½o	¼]	jci]	\b	jbhgl\°	gjb̀_c°]o	¬j]	�l_a]̀ºb\l\°	_b	khlzn	lg	c	̂cg_]	bd	{hkzl�	̀]gbh̀�]g	c\n	cnng	n]\gl_a	̂j]̀]	l_	lg	\b_	̂c\_]n�	\]]n]n	b̀	ghg_cl\ckz]o	Àd	c	_b_czbd	bi]̀	���	jbe]g	c̀]	�h̀ ]̀\_za	db̀	gcz]�	̂j]̀]	lg	_j]	n]ec\n¿	|]̀jc{g	{̀l�]g	\]]n	_b	dczzo	¬j]	�l_a	\]]ng	_b	z]_	_j]ec̀½]_	̂b̀½o	Æh̀_j]̀�	_b	cnǹ]gg	ÇcÈb̀nckz]	jbhgl\°	db̀	̂b̀½]̀gÇ	�b\�]̀\g�	c\n	̂ l̀²\°	cg	c	̀]cz	]g_c_]	l\i]g_b̀	Ân]i]zb{]̀	̂jb	g{]�lczlº]g	l\	cÈb̀nckz]	jbhgl\°	l\	_j]	Éhcn	xl²]g	c\n	Ã]̀n]	Ãczz]a�	c\n	̂jb	czgb	zli]g	c\n	b̂\g	cjbe]	l\	»]nb\c	®	[ÊyË	n]i]zb{]̀	�bel\°	l\	_b	khlzn	h\l_g	j]̀]	̂lzz	k]	̀]\²\°	_j]e	c_	ec̀½]_	b̀	jl°j]̀	̀]\_g	ld	_j]{̀bÌ]�_	lg	gh��]ggdhz�	h\z]gg	l_	lg	jl°jza	ghkglnlº]n�	c\n	]i]\	_j]\�	l_	̂lzz	\b_	zcg_o	Àd	abh	c̀]	�h̀lbhg	̂jc_	ec̀½]_	̀]\_g	db̀c	°zh_	bd	\]̂	h\l_g	c̀]f�bg_�	zbb½	c_	|̀]g�bmf	|̀]g�bm	Ãczz]a�	̂jl�j	lg	�h̀ ]̀\_za	b\	_j]	�hg{	bd	c	̀]\_cz	jbhgl\°	°zh_o±c\a	h\l_g	bÈ]̀]n	c_	ec̀½]_	b̀	gzl°j_za	k]zb̂	ec̀½]_	̀]\_g�	c{{]czl\°	_b	abh\°]̀	Â	̂b̀½l\°	dcelzl]g	c̀]	\b_	k]l\°]̀\_]no	À\	c\	c̀]c	̂l_j	dc̀	eb̀]	jl°j	{cal\°	Ìbkg	_jc\	»]nb\c	c\n	Ã]̀n]	Ãczz]ao	À	̂bhzn	zl½]	_b	g]]	nc_c	_jc_	ec½]g	c
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Staff Report 
Planning and Zoning Commission 
Operating Rules and Procedures 

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

Meeting Date: Public Hearing: September 16, 2025 

Hearing Body: Planning and Zoning Commission 

Agenda Item: Discussion/Possible Action regarding a recommendation to City Council of 
revisions to the Planning and Zoning Commission Operating Rules and 
Procedures 

Project Summary: Revisions to the Planning and Zoning Commission Operating Rules and 
Procedures regarding number of meetings and times of meetings 

Report Prepared by: Cari Meyer, Planning Manager 

Attachments: Current Planning and Zoning Commission Operating Rules and Procedures 
 

This agenda item provides for a public hearing and discussion/possible action regarding revisions to the 
Planning and Zoning Commission Operating Rules and Procedures. 
 
BACKGROUND 
During the latest legislative session, the Arizona State Legislature adopted HB 2447, amending ARS Section 
9-500.49. These amendments will go into effect on December 31, 2025, and require cities to do the following: 

• Authorize administrative personnel to review and approve site plans, development plans, design 
review plans, land divisions, lot line adjustments, lot ties, preliminary plats, final plats, and plat 
amendments without a public hearing. 

Based on this, LDC Sections 8.4 (Development Permits) and 8.5 (Subdivision Procedures) are required to 
undergo significant changes, as the Community Development Director, not the Planning and Zoning 
Commission or City Council, is required to be the approval authority. The Planning and Zoning Commission 
held a public hearing on September 2, 2025, regarding these LDC Amendments and ultimately forwarded a 
recommendation of approval to City Council (4-3 vote).  

During that meeting, the Commission requested that an item be added to a future agenda to allow for 
consideration of changes to the Commission’s rules and procedures, with the primary topic of conversation 
being the meeting schedule/frequency of meetings. The Commission’s Rules and Procedures (Attached), 
state that meetings shall be scheduled the first and third Tuesday of each month at 4:30 pm (Section 9.2). As 
the new state legislation limits the Commission’s duties, the Commission wished to discuss whether this 
meeting schedule is still necessary or if changes may be appropriate.  

In preparation for this agenda item, Staff reviewed Planning and Zoning Commission meetings for 2024 and 
2025 and found the following:  

• 2024 
o Out of a total of 24 potential meetings, 11 were held and 13 were cancelled 
o Of the 11 meetings that were held, 6 had only development review or subdivision applications 

on the agenda 
o Under the new state law, only 5 meetings would have been held in 2024 
o Only twice were both scheduled meetings held (in 10 of 12 months, at least one of the 

meetings was cancelled) 
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• 2025:  
o Out of a total of 18 potential meetings so far, 7 have been held/scheduled and 11 were 

cancelled 
o Out of the 7 meetings held/scheduled, 1 had only development review or subdivision 

applications on the agenda 
o Under the new state law, 6 meetings would have been held in 2025.  
o Only once have both scheduled meetings been held (in 8 of the 9 months so far this year, at 

least one of the meetings has been cancelled) 

When a meeting is cancelled, Staff prepares and posts a cancellation notice. While this does not create a 
significant amount of additional work, there would be minimal time savings if fewer meetings were held. 
However, Staff does not typically know until 2-3 weeks prior to the meeting whether a meeting will be held 
or cancelled, which means that Commissioners are often asked to be available for meetings that end up not 
happening. Based on the workload in previous years, it appears that reducing the schedule to one meeting 
per month would be sufficient to handle all Commission business.  

The one potential downside in reducing the number of meetings is from a customer service perspective. 
Many applicants are anxious to get their projects to Planning and Zoning Commission and are often going up 
to the deadline of submitting materials to be placed on an agenda. Under the current schedule, if an applicant 
misses a deadline, they would only have to wait for 2 weeks before the next available meeting. Reducing the 
number of meetings would mean that a missed deadline would delay a project for one month. However, this 
concern may be mitigated since many of these applicants likely have development review or subdivision 
applications, which will be reviewed at a staff level and not go to the Commission.  

If the Commission wishes to propose to modify their Rules and Procedures to have one meeting per month, 
they should select the first or third Tuesday. The start time of 4:30 p.m., which was set to be consistent with 
City Council meetings, should remain unchanged. Any changes to the Rules and Procedures would need to 
be recommended by the Commission for adoption by City Council. 
 
RECOMMENDATION 
Staff is not providing a recommendation regarding revised Planning and Zoning Commission Operating Rules 
and Procedures. Changes to the Rules and Procedures and reviewed by the Commission and a 
recommendation is provided to Council. City Council is the final approval authority regarding the 
Commission’s Rules and Procedures.  
 
MOTION FOR APPROVAL: 
I move to recommend to City Council, approval of revised Planning and Zoning Commission Operating Rules 
and Procedures, regarding the following: 

• (specify Section number and proposed amendment) 
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RESOLUTION NO. 2020- 22

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

ARIZONA, APPROVING THE PLANNING AND ZONING COMMISSION' S

OPERATING RULES AND PROCEDURES. 

WHEREAS, the Planning & Zoning Commission has reviewed and updated their
Operating Rules and Procedures and the City Council must approve these revisions. 

BE IT RESOLVED BY THE MAYOR AND COUNCIL OF THE CITY OF SEDONA, 
ARIZONA that the Planning & Zoning Commission Operating Rules and Procedures
attached hereto are approved by the City Council. 

PASSED AND ADOPTED this 10th day of November, 2020 by the Mayor and
Council of the City of Sedona, Arizona. 

j 9z
Sandra J. Monarty, Mayor

ATTEST: 

C1nia pr C&/ Q I

Susan L. Irvine, CMC, City Clerk

APPROVED AS TO FORM: 

Kurt W. Christianson, City Attorney
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RESOLUTION NO. 2020- 22

CITY OF SEDONA

PLANNING AND ZONING COMMISSION

OPERATING RULES AND PROCEDURES

Be it resolved that pursuant to City of Sedona Ordinance 88- 6, the Planning and Zoning

Commission of the City of Sedona ( hereinafter called the Commission) adopts the following
amended Operating Rules and Procedures as its by- laws to govern its conduct and function. 

Article 1: Membership

1. 1 Each member of the Commission ( Member) shall be selected and shall serve as provided

in City of Sedona Ordinance 88- 6, Section 2. 
1. 2 Because the participation of all Members is necessary to carry out the duties of the

Commission in the best interest of the citizens of Sedona, consistent attendance by the
Members is of the utmost importance. For this reason, and pursuant to Section 2( D) of

Ordinance 88- 6, a member may be removed at any time by the City Council for: 
1. 2. 1 Failure to attend three meetings during a 12 -month period or the number of

meetings necessary to be efficient in their duties as determined by the City
Council; or, 

1. 2. 2 A Member may also be removed by the City Council at anytime for inefficiency, 

neglect of duty or malfeasance. 
1. 3 Removal by City Council may be without the necessity of a hearing or notice and such

action shall be final. 

Article 2: Officers

2. 1 A Chair and Vice -Chair shall be elected annually from among the Commission' s

membership at the first regular meeting in January and at such other times as these

offices may become vacant. 
2. 2 The Vice -Chair shall serve in the absence of the Chair. In the absence of both the Chair

and Vice -Chair, the Commission shall elect an Acting Chair. 

Article 3: Chair

3. 1 The Chair shall preside at all public hearings and other meetings of the Commission and

decide points of order or procedure. 

3. 2 The Chair is a voting member and shall have the right to make and second motions. 
3. 3 The Chair shall work with the Director to coordinate the work of the Commission and

shall perform all other duties required by law, ordinance and these Operating Rules and
Procedures. 
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Article 4: Vice - Chair

4. 1 The Vice -Chair shall perform all duties of the Chair in the absence of the Chair. 

4. 2 If the Chair vacates the office before completing his/ her term, the Vice -Chair will
assume the office and serve the remainder of the term. A new Vice -Chair will then be

elected at the next regularly scheduled meeting. 

Article 5: Community Development Director

5. 1 The Community Development Director (Director) or his/ her designee shall attend all
Commission meetings; shall attend to official correspondence of the Commission; shall

cause written minutes to be kept of all meetings; shall maintain files of official records, 

findings and decisions of the Commission and its rules and regulations; shall supervise

clerical work and technical preparations necessary to disposition of business before the

Commission; and shall perform all other duties required by law, Ordinance and these

Operating Rules and Procedures. 
5. 2 The Director shall approve all Commission expenses. 

Article 6: Legal Counsel

6. 1 The Commission shall be advised by the City Attorney or his/ her designee who shall act

as its Legal Counsel. Legal Counsel shall attend unless excused by the Director
6. 2 The Commission shall act in accordance with opinions of its Legal Counsel regarding

points of law. 

6. 3 Except in the case of Executive Sessions, advice of Counsel shall be recorded in the

minutes of the meeting before disposition of any question of law or matter requiring
legal interpretation or advice. 

Article 7: Other Advisors

7. 1 The Commission may request any department head, officer of the City, or any

consultant retained by the City to attend any Commission meeting as appropriate. 

Article 8: Creation of Committees

8. 1 A Committee of not more than three Members may be created by the Chair, or by a
majority vote of the Commission, to study a report on planning and zoning matters and
make recommendations to the Commission. 

8. 2 Meetings of committees shall be properly noticed, agendized and appropriate minutes
taken. 

8. 3 Any committee shall be formed for a specific time period after which it shall dissolve, 
unless extended by the Chair or by vote of the Commission. 

Page 138



Planning and Zoning Commission

Operating Rules and Procedures
Updated November 10, 2020

Article 9: Meetings

9. 1 All meetings shall be held in full compliance with the provisions of Arizona Open

Meeting Law, the Commission' s Handbook, the Commission' s Operating Rules and
Procedures and any other applicable regulation or provision. 

9. 2 Meetings of the Commission shall be scheduled on the first and third Tuesday of each
month at 4: 30 p. m. or at a time set in advance so as to ensure reasonable public notice

and participation. Meetings may include both action and/ or non -action items. 
9. 3 Such meetings shall be held in the City Council Chambers or at such place as the

Commission may otherwise direct on its notices. 
9. 4 Special meetings may be called by the Chair, the Director or by three or more Members, 

subject to legal requirements. The reason( s) for calling any special meeting shall be
stated at the time of notification. 

9. 5 At regular and special meetings of the Commission, Robert' s Rules of Order ( revised) 

shall, to the extent practical, be observed except where they may conflict with other

provisions of the Commission' s Operating Rules and Procedures, or with any City
ordinance, provision or Arizona statute. 

9. 6 All meetings and hearings of the Commission shall be open to the public; except that the

Commission may hold executive sessions for the purposes and under the conditions set
forth in ARS § 38-431.03 and Amendments thereto. 

9. 7 The Commission may approve, conditionally approve, deny or continue any item on its

agenda. In the event an applicant is not present, the Commission may or may not decide
to continue the item until the applicant is present. 

9. 8 A Commission meeting may be continued to a time and place certain by a vote of the
Commission. 

9.9 Any requests for continuance received after legal notice for public hearing has been
given shall be acted on by the Commission at the noticed hearing. Any request for

continuance received by staff less than five business days prior to the noticed hearing

date shall not be approved by the Commission unless extenuating circumstances are
found to exist. 

9. 10 The Director, in consultation with the Chair, may cancel the meeting due to a lack of

substantive agenda items to be addressed, meeting location scheduling conflicts, 

emergency conditions, inclement weather, or other acts of nature beyond the City' s
control. 

9. 11 The Commission may table an agenda item until a later date to enable additional public

comment to be heard, a site visit, or for other good cause by an affirmative vote of a
majority of the Members present. 

Article 10: Quorum and Voting

10. 1 A majority of the current membership of the Commission shall constitute a quorum and
a quorum shall be required to conduct business of the Commission. If a quorum cannot
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be obtained, the names of members present shall be recorded and the meeting shall be
rescheduled. 

10. 2 Any vote may be taken by a voice vote and a show of hands. If the vote is not
unanimous, a roll call vote shall be taken. 

10. 3 No Member present may abstain from voting unless a conflict of interest exists
according to Arizona Revised Statutes § 38- 501 to 38- 511. 

10. 4 Any motion for approval which fails to carry shall be considered a denial of the proposal. 

However, any action may be reconsidered if a motion to reconsider, made by a member
who voted in the affirmative, is passed. Any motion for denial which fails to carry shall
not be considered an approval of the proposal. When a motion for denial fails, a positive

motion or a motion for approval must be made and considered for any official action. 

Official actions shall be accomplished only by an affirmative vote of a majority of
members present unless otherwise specified. 

Article 11: Agenda

11. 1 All agendas shall be prepared by the Director for each meeting of the Commission. 
11. 2 If a Member wants to place an item on the agenda for discussion, it must be related to

the powers and duties of the Commission. The Member shall contact the Director for

consultation with the Director and the Chair. In consultation with the Chair, the

Director will determine if the item is appropriate for Commission discussion. 

11. 3 During the course of any meeting, the Chair may change the order of agenda items to
avoid inconvenience or delays to the public. 

11. 4 The agenda for each regular and special meeting, except for executive sessions and

work sessions, shall consist of the following: 

Call to order, pledge of allegiance, roll call

Approval of minutes of previous meeting( s) 
Announcements & Summary of Current Events by Commissioners & Staff
Agenda items

Future meeting dates
Adjournment

Article 12: Public Comment

12. 1 The public is encouraged to submit written statements for the record; such statements

shall be kept with the minutes of the meeting at which time they are received. 
12. 2 Any person present at a Commission meeting, other than an executive session, may

address the Commission on any matter before the Commission upon being recognized
by the Chair. 

12. 3 Persons shall not address the Commission on any agenda item or present evidence
without first having filled out an information card and presented same to the Director. 
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12. 4 Time limits and other restrictions maybe imposed by the Chairperson after review of

the agenda and an estimate of the duration of the meeting. 
12. 5 The Chair may require that comments be pertinent and non -repetitive, and that

decorum be maintained. 

Article 13: Minutes and Records

13. 1 The Director or his/ her designee shall keep official written minutes of all meetings and
maintain an audio recording of all meetings in accordance with State laws. 

13. 2 The minutes shall show the vote of each Member on every Commission action, or if a

Member fails to vote shall so indicate and show the reason for such failure to vote. 

13. 3 Members shall advise the Director or his/ her designee of any changes or corrections in

the minutes, so they can be recorded before the meeting. Simple errors in spelling, 

punctuation, etc. may be corrected at anytime as long as no change in meaning or
substance is involved. 

13. 4 Other official records, including Commission findings, decisions and other official

actions, shall also be maintained by the Director as required by state law. 

Article 14: Conduct of Members

14. 1 Commission Members shall follow the provisions of the Arizona Open Meeting Law, the
general Commission handbook, and the Planning and Zoning Commission' s handbook as

well as the Commission' s Operating Rules and Procedures and any other applicable
regulation or provision. 

14. 2 Conflict of Interest: Commission Members shall abide by the provisions of Arizona
Revised Statutes § 38- 501 to 38- 511. When a Member determines that he has a conflict

of interest, he shall declare such conflict, refrain from discussion or voting on the
matter, and step down from the dais until completion of the item. 

14. 3 Conflict of Office: If a Member has been elected or appointed to another public office, 

and a conflict of office emerges in the Commission' s deliberation of specific matters, the

member shall declare such conflict for the record. The Member may then participate in
discussions of the matter but shall abstain from voting on the matter. 

14. 4 Ex -parte contacts: ( a) Whenever any party initiates contact with a Member regarding a
filed application, the Member shall refer that party to the staff. (b) Whenever an
external contact persists in offering information, the Member shall report the

information, identity of the source, and date of the contact to the Commission for
inclusion in its formal record. (c) Written information transmitted to a Member shall be

forwarded directly to the staff for review and incorporation into its report. ( d) Members

may seek information from the Director, the Legal Counsel, or staff prior to a meeting, 

but no Member shall discuss any application with any other party prior to the hearing or
express any bias, prejudice, or individual opinion on proper judgment of the application
prior to its hearing and determination. 
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14. 5 Appearance before Council: Members shall not appear to speak before the City Council

on Commission matters unless explicitly invited by the Council, or directed by a majority
vote of members, to do so. 

14. 6 Representation by Members: No Member shall represent an applicant or an appellant
before the Commission or the Council on matters related to Commission business. 

Article 15: Hearing of Applications

Public hearings shall be guided by the following format: 

a. Staff presentation and recommendation. 

b. Questions to staff by Commission. 
c. Applicant presentation. 

d. Questions to the Applicant by Commission. 

e. Open to comments from the public regarding that agenda item. 
f. Close public participation. 

g. Discussion and additional questions by Commission. 
h. Open for a motion. 

L Discussion of motion by Commission. 
j. Vote on motion. 

Article 16: Instruments of Commission Action

The instruments by which the Commission shall officially report its work include: 

16. 1 Official notice of meetings as provided by these Operating Rules and Procedures and
required by Arizona Law. 

16. 2 Agenda of meetings as described in the Commission' s Operating Rules and Procedures
and required by Arizona Law. 

16. 3 Staff reports prepared by the Director. 
16. 4 Minutes of meetings as described in Arizona Law. 

16. 5 Resolutions or other official actions approving or denying an Agenda items. 

Article 17: Amendments

The Commission or the Director may recommend to City Council amendments to these

Operating Rules and Procedures at any regular or special meeting by a majority vote of its
Members. If, following presentation discussion of proposed amendments to these Operating

Rules and Procedures, the Commission declines to make an affirmative recommendation to City
Council, the Director may nonetheless forward those amendments to City Council for
consideration. Recommended amendments are subject to final approval by the City Council. 
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Article 18: Severability

These Operating Rules and Procedures are declared to be severable. If any article or portion

thereof is for any reason held to be legally invalid, such holding shall not affect the validity of
remaining portions. 

Adopted: P& Z Commission — Sept. 6, 1988 — By CC — R1988- 36, 1988
Revised: R1989- 32, November 1, 1989

Revised: R1991- 05, February 20, 1991
Revised: R2018- 18, April 10, 2018

Revised R2020- 22, November 10, 2020
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