
           

ATTENTION
IN-PERSON AUDIENCES AT PLANNING & ZONING COMMISSION MEETINGS

HAVE BEEN SUSPENDED UNTIL FURTHER NOTICE
The meetings will continue to be live streamed on the city's website

(https://www.flagstaff.az.gov/1461/Streaming-City-Council-Meetings)

To participate in the meeting click the following link:
Join Microsoft Teams Meeting

The public can submit comments that will be read at the dais by a staff member
to CDFrontCounter@flagstaffaz.gov

NOTICE AND AGENDA
PLANNING & ZONING COMMISSION
WEDNESDAY
December 9, 2020

  STAFF CONFERENCE ROOM
211 WEST ASPEN AVENUE

             4:00 P.M.

           

1. Call to Order   

 

2. Roll Call
  
NOTE: One or more Commission Members may be in attendance telephonically or by other
technological means.
DAVID ZIMMERMAN, CHAIR
MARIE JONES, VICE CHAIR
CAROLE MANDINO
LLOYD PAUL

ERIC NOLAN
GAYLENE SOPER
DR. ALEX MARTINEZ

 

  

 

3. Public Comment

At this time, any member of the public may address the Commission on any subject within
their jurisdiction that is not scheduled before the Commission on that day. Due to Open
Meeting Laws, the Commission cannot discuss or act on items presented during this portion
of the agenda. To address the Commission on an item that is on the agenda, please wait for
the Chair to call for Public Comment at the time the item is heard.

  

 

4. APPROVAL OF MINUTES
Approval of the minutes from the meeting on November 12, 2020.

  

 

5. PUBLIC HEARING    

 

A. PZ-20-00008-01 Aura Flagstaff: 
Direct to Ordinance Zoning Map Amendment, by Trinsic Acquisition Company LLC, of
approximately 11 acres located at 151 West High Country Trail from the Estate Residential (ER)
zone to the Medium Density Residential (MR) zone.  The development site is already located
within the Resource Protection Overlay (RPO).

 

  

https://www.flagstaff.az.gov/1461/Streaming-City-Council-Meetings
https://gcc01.safelinks.protection.outlook.com/ap/t-59584e83/?url=https%3A%2F%2Fteams.microsoft.com%2Fl%2Fmeetup-join%2F19%253ameeting_OGVlNDdjNzktMzBmYy00MWZkLTk5NTQtNDE1OGQ1MGQzZDMx%2540thread.v2%2F0%3Fcontext%3D%257b%2522Tid%2522%253a%25225da727b9-fb88-48b4-aa07-2a40088a046d%2522%252c%2522Oid%2522%253a%252245b8a659-c639-43cc-90e4-3cdfc843a807%2522%257d&data=04%7C01%7Ctbishop%40flagstaffaz.gov%7C7721d5936e264464806e08d8979b4db5%7C5da727b9fb8848b4aa072a40088a046d%7C0%7C0%7C637426040587356780%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=LQ7XRMrYdIY8DffFQqgAzua3slmE1iVfyUHQqNIDrFg%3D&reserved=0
mailto:CDFrontCounter@flagstaffaz.gov


 

STAFF RECOMMENDED ACTION:
  Staff recommends the Planning and Zoning Commission, in accordance with the findings

presented in this report, forward the Direct to Ordinance Zoning Map Amendment request to the
City Council with a recommendation for approval of case PZ-20-00008-01, subject to the
following six conditions which will be included into the zoning map amendment ordinance:  

The subject property must be developed in accordance with the approved site plan and
the conditions of approval dated August 10, 2020. Modifications (other than minor
modifications) to the approved site plan will require an amendment to this Direct to
Ordinance Zoning Map Amendment request.

1.

The two parcels must be combined and the approximately 2-acre portion of parcel
112-05-011 located north of High Country Trail shall remain a part of the parcel to the
south.

2.

The State archeological database must be updated to reflect the removal of archeological
resources on the subject property.

3.

All other requirements of the Zoning Code and other City codes, ordinances and
regulations, shall be met by the proposed development.

4.

All terms, conditions, and restrictions detailed within the “Aura Development Agreement”
must be fully satisfied.

5.

In the event the property is rezoned and the Developer fails to obtain final Civil Plan
approval within two (2) years of the effective date of the rezoning ordinance, then the City
may schedule a public hearing before the City Council for the purpose of causing the
zoning on the Property to revert to the former classifications of Rural Residential (RR) and
Estate Residential (ER) in accordance with A.R.S. § 9-462.01.

6.

 

6. GENERAL BUSINESS   

 

A. A Development Master Plan application from Reich Brothers, LLC, to redevelop approximately
12.70 acres located at 1600 East Butler Avenue for a master-planned commercial shopping
center on the south approximate 7.71 acres, and future industrial/business park on the north
4.99 acres.

 

STAFF RECOMMENDED ACTION:
  Development Master Plans are only required to be approved by the Planning & Zoning

Commission when they are preceded by a subdivision plat or a zoning map amendment.  At this
time neither is proposed for this location.  Staff and the applicant are looking for comments or
concerns from the Planning and Zoning Commission prior to the submittal of a site plan and
conditional use permit application for the proposed development.

 

7. MISCELLANEOUS ITEMS TO/FROM COMMISSION MEMBERS   

 

8. ADJOURNMENT   

 

CERTIFICATE OF POSTING OF NOTICE 

The undersigned hereby certifies that a copy of the foregoing notice was duly posted at Flagstaff City Hall on  
12/4/2020                  , at     2:00           p.m. This notice has been posted on the City's website and can be downloaded at 
www.flagstaff.az.gov.

Dated this    4           day of        December                               , 2020.

__________________________________________

 

  

http://www.flagstaff.az.gov


Tammy Bishop, Administrative Specialist                                             

 

  



   
Planning & Zoning Commission 5. A.        
Meeting Date: 12/09/2020  
From: Alaxandra Pucciarelli, Current Planning Manager

Information
TITLE: 
PZ-20-00008-01 Aura Flagstaff: 
Direct to Ordinance Zoning Map Amendment, by Trinsic Acquisition Company LLC, of approximately 11
acres located at 151 West High Country Trail from the Estate Residential (ER) zone to the Medium
Density Residential (MR) zone.  The development site is already located within the Resource Protection
Overlay (RPO).

STAFF RECOMMENDED ACTION:
Staff recommends the Planning and Zoning Commission, in accordance with the findings presented in
this report, forward the Direct to Ordinance Zoning Map Amendment request to the City Council with a
recommendation for approval of case PZ-20-00008-01, subject to the following six conditions which will
be included into the zoning map amendment ordinance:  

The subject property must be developed in accordance with the approved site plan and the
conditions of approval dated August 10, 2020. Modifications (other than minor modifications) to the
approved site plan will require an amendment to this Direct to Ordinance Zoning Map Amendment
request.

1.

The two parcels must be combined and the approximately 2-acre portion of parcel 112-05-011
located north of High Country Trail shall remain a part of the parcel to the south.

2.

The State archeological database must be updated to reflect the removal of archeological
resources on the subject property.

3.

All other requirements of the Zoning Code and other City codes, ordinances and regulations, shall
be met by the proposed development.

4.

All terms, conditions, and restrictions detailed within the “Aura Development Agreement” must be
fully satisfied.

5.

In the event the property is rezoned and the Developer fails to obtain final Civil Plan approval within
two (2) years of the effective date of the rezoning ordinance, then the City may schedule a public
hearing before the City Council for the purpose of causing the zoning on the Property to revert to
the former classifications of Rural Residential (RR) and Estate Residential (ER) in accordance with
A.R.S. § 9-462.01.

6.

Attachments
Staff Report 
Applications 



Applications 
Area Context Map 
Legal Notice 
Project Narrative and Regional Plan Analysis 
Citizen Participation Plan and Reports 
Emails/Letters from Public 
01_Site Plans 
02_Site Plans and Resource Protection 
03_Apartment Bldg Floor Plans 
04_Common Bldg Floor Plans 
05_Building Elevations 
06_Sign and Landscape Plans 



 PLANNING AND DEVELOPMENT SERVICES REPORT 
 DIRECT TO ORDINANCE ZONING MAP AMENDMENT 
 
 
PUBLIC HEARING DATE: November 24, 2020 
PZ-20-00008-01 MEETING DATE: December 9, 2020 
 REPORT BY: Alaxandra Pucciarelli 
 
REQUEST: 
Direct to Ordinance Zoning Map Amendment, by Trinsic Acquisition Company LLC, of approximately 11 acres located at 151 West 
High Country Trail from the Estate Residential (ER) zone to the Medium Density Residential (MR) zone.  The development site is 
already located within the Resource Protection Overlay (RPO). 
 
STAFF RECOMMENDATION: 
Staff recommends the Planning and Zoning Commission, in accordance with the findings presented in this report, forward 
the Direct to Ordinance Zoning Map Amendment request to the City Council with a recommendation for approval. 
 
PRESENT LAND USE: 
The subject property is approximately 11 acres comprised of two contiguous parcels, one of which is bisected by West High 
Country Trail.  The parcels are currently owned by Auza Flagstaff, LLC.  The Zoning Code defines a Development Site as “any lot or 
parcel of land, whether under common ownership or multiple ownership, which constitutes a site on which development is 
proposed, or exists.”  The property is a portion of the Auza Family Ranch; however, it is no longer used for ranching activities.  The 
portion of the site north of West High Country Trail currently has a single-family house which encroaches slightly on to the parcel 
and a number of large existing Ponderosa Pine Trees.  It is fenced and is connected to the Auza family’s large outdoor seating and 
cooking area with ramadas, storage facilities, and restroom facilities.  The portion of the property south of West High Country 
Trail is crossed by high voltage electrical transmission lines.  South of this, the property is vacant. 
 
PROPOSED LAND USE: 
The developer proposes the construction of a multi-family residential development, concentrated on the portion of the site south 
of High Country Trail and the electrical transmission lines, consisting primarily of market rate apartments.  The proposed 
development consists of four three-story apartment buildings, three two-story apartment buildings, a clubhouse with apartments 
above, a fitness center, outdoor amenities, and on-site surface parking.  The portion of the site north of High Country Trail is 
proposed to remain as is described under present land use. 
 
NEIGHBORHOOD DEVELOPMENT: 
See the attached area context map. 
 
North: Interstate 17; Auza Homestead zoned Rural Residential (RR) 
East: Vacant parcel zoned Highway Commercial (HC); The Lodge Apartments zoned High Density Residential (HR) 
South: Single Family Homes zoned Single Family Residential (R1) 
West: Timber Trails Apartments zoned Medium Density Residential (MR); Single Family Homes zoned Single Family 

Residential (R1) 
 

 
I. Project Introduction 

A. Background 
The development site to be rezoned is approximately 11 acres comprised of two contiguous parcels located just west 
of the intersection of High Country Trail and Lake Mary Road.  The property is a portion of the Auza Family Ranch, 
historically used for livestock herding between Arizona, Colorado, and California, since before Flagstaff was 
incorporated.  The Auza property has been impacted by the construction of Interstate 17 at the north end of the 
property, the bisection of the property by High Country Trail, and an electrical utility easement for the high voltage 
electrical transmission lines along the south side of High Country Trail. 
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The Auzas would like to maintain the existing single-family house constructed in the 1980’s and located on the north 
side of High Country Trail.  This Direct to Ordinance Zoning Map amendment proposes to rezone 11 acres, primarily 
located south of High Country Trail, from Estate Residential (ER) to Medium Density Residential (MR).  The electrical 
utility easement running along the south side of High Country Trail prohibits any structures from being constructed 
near the street.  This pushes the proposed development to the far southern portion of the property, adjacent to the 
existing single-family residential neighborhood. 
 
This project was originally submitted as PZ-17-00218-02 for a 173-unit multifamily residential development with a 
16.11 acre project area that included parcels both north and south of High Country Trail.  Concerns were raised by 
staff regarding the proposed concentration of density, proximity to adjacent single-family homes, and the amount of 
grading on the site.  After much consideration, Staff arrived at a recommendation of denial.  The Planning and Zoning 
Commission heard the case on May 22, 2019 and made a recommendation to City Council of denial.  A recording of 
this meeting may be reviewed on the City’s website: https://flagstaffaz.new.swagit.com/videos/55447 
  Following the Planning and Zoning Commission hearing, the applicant decided to withdraw the rezoning request.  
Council did not hear the case. 
 
Since then the applicant has made significant changes to the project including a change in the parcels requested to 
be rezoned.  The current application is a request to rezone only two parcels.  One parcel includes some property 
north of High Country Trail, but the majority of the area (9 out of 11 acres) is located south of the road.  The current 
proposal has decreased density from 173 to 160 units.  The applicant has increased the setbacks from the adjacent 
homes.  This has resulted in a significant number of existing trees being saved and dramatically reducing the amount 
of grading along the south property line.  The current proposal will retain all stormwater on site in underground 
vaults, eliminating the need for a deep retention basin in the area set aside as civic space.  This improves the quality 
of the required public civic space. 

 
B. Proposed Rezoning and Development Plan 

The developer, Trinsic Acquisition Company LLC, is requesting rezoning approval to permit the development of an 
apartment complex consisting of 160 units.  The four three-story buildings, three two-story buildings, and the two-story 
clubhouse will include 160 units. The unit mix includes the following: 
 
 UNIT DESCRIPTION NO. OF UNITS PERCENTAGE 
 1 Bed/1 Bath 112 70% 
 2 Bed/2 Bath 48 30% 
 
The minimum density requirement in the MR zone is 6 units per acre and the maximum density allowed is 9 units per 
acre (within the RPO).  Based on the entire project area (11 acres) 99 units are allowed.  With the inclusion of 20% 
affordable units, Zoning Code Division 10-30.20 allows for a 45% density bonus (refer to Table 10-30.20.050.A).  Because 
the site plan includes 20 units (20%) that qualify as Category 1 of the city’s affordable housing program, an additional 45 
units are allowed for a total of 144 units.  Zoning Code Division 10-30.70 also allows for a 25% density bonus through the 
utilization of sustainable building practices, allowing for another 25 additional units, for a total of 169 allowed units (refer 
to Table 10-30.70.030.A).  The proposal isfor 160 units. 
 
The project will also include a 5,545 square foot leasing office/clubhouse with 4 apartments on the second floor, a 1,615 
square foot fitness center, and a 400 square foot ramada.  Site access will be provided from two driveways on West High 
Country Trail.  There are 242 surface parking spaces, including 8 ADA accessible parking spaces.  The project will also be 
required to provide a minimum of 14 exterior bicycle parking spaces.  The site plan indicates 3 bike racks (with 5 spaces 
each) located on the site, for a total of 15 bicycle parking spaces. 
 
The MR zone permits a maximum building height of 35 feet, or 40 feet for buildings with roofs with a pitch of 6:12 and 
greater.  The highest roofline of the proposed buildings will be 40 feet from finished grade with an increased roof pitch. 

https://flagstaffaz.new.swagit.com/videos/55447
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II. Staff Site Plan Review 

On August 10, 2020, the Inter-Department Staff (IDS) approved a new application for Site Plan Review of the proposed 
development subject to successfully obtaining a Direct to Ordinance Zoning Map Amendment (rezoning).  A copy of the 
application is attached to this report.  Should the rezoning be denied, the Site Plan as submitted will no longer be 
approved. 
 
A. Zoning – City of Flagstaff Zoning Code 

If this Direct to Ordinance Zoning Map Amendment request is approved, approximately 11 acres will be rezoned to 
the Medium Density Residential (MR) zone.  Development of the site will be conditioned to the approved site plan 
and a final development agreement.  Any substantial change to the approved site plan would require a new rezoning 
request and further review and approvals by the Planning and Zoning Commission and City Council.  The Site Plan 
provided includes the overall site layout, open space and civic space areas, resource protection plan, preliminary 
landscaping, building floor plans and elevations, and site sections. 

 
i. Site Planning Standards 

In accordance with Section 10-30.60.030 of the Zoning Code a site analysis was completed in conjunction with 
the concept plan for this project that examines the topography of the site, solar orientation, existing/native 
vegetation types, view corridors, climate, subsurface conditions, drainage swales and stream corridor, and the 
built environment and land use context.  Unfortunately, the existing electric utility easement along the south 
side of High Country Trail does not allow for “building forward” design on the southern portion of the site, a 
zoning code requirement.  Typically, the buildings would be located 10-15 feet from the property line, and 
parking would be located to the side or behind a building.  As the utility easement does not allow buildings to be 
constructed within it, the easement is utilized as surface parking and the required civic and common open space.  
The parking, at its closest location to the street, is set back at least 50 feet.  The developer proposes to locate the 
taller buildings towards the center of the site while the lower, two-story buildings are placed closer to the existing 
single-family homes.  The developer has also provided an increased setback along the southern and 
southwestern edges of the site to help buffer the existing homes from the development and protect the existing 
trees.  The portion of the site north of High Country Trail contains the majority of the required tree resources, 
approximately 70 of the 130 protected trees and 60% of the tree points. 

 
ii. Resource Protection 

There is a Resource Protection Overlay zone on the subject site.  The Zoning Code requires 50% of the tree 
resources to be saved, but the Affordable Housing incentive allows that protection rate to be reduced to 25%.  
The developer proposes to save 28.28% of the existing tree resources.  The developer is locating the majority of 
the required tree resources on the northern portion of the site (approximately 70 trees, including 9 trees with a 
DBH over 25 inches for 60% of the total tree points).  This area will not allow any public or resident access, and 
staff is requiring a tree resource easement to be placed over this portion of the property.  The southern portion 
of the development is designed to save 60 existing trees including 2 trees with a DBH over 25 inches. 

 
iii. Open Space & Civic Space 

The MR zone requires 15% of the gross lot area to be Common Open Space (Table 10-40-30.030.G).  A 
minimum of 71,943 square feet of open space is required for the proposed residential project.  The 
developer’s provided Open Space Plan Preliminary (Sheet A1.12) identifies 79,983 square feet (1.84 acres) of 
common open space, which is 17% of the site area.  Most of the open space (66,160 square feet) is located 
within the electrical utility easement.  The remainder of common open space (13,823 square feet) is located 
around the leasing office/clubhouse and the play area in the southwest corner of the site.  None of the Common 
Open Space is located to the north of High Country Trail. 
 
Section 10-30.60.060.B.1.b of the Zoning Code requires developments with 50 or more dwelling units to 
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provide a minimum of 5% of the site as Civic Space.  This space must be accessible to the general public.  A 
total of 23,981 square feet of civic space is required for this project.  The site plan identifies a total of 29,000 
square feet (0.67 acres) of civic space within the residential development.  The civic space is located in the 
electrical utility easement adjacent to the proposed FUTS path and behind the future bus stop.  The area is 
indicated as a meadow landscape/ wildflower garden with a native grass and wildflower seed mix on the 
landscape plan.  There is a stabilized granite trail and two benches.  Staff believes that this Civic Space is an 
amenity and provides a benefit to the community within the constraints of the electrical utility easement. 

 
iv. Pedestrian and Bicycle Circulation Systems 

The developer will be removing the existing 5-foot-wide sidewalk along the south side of High Country Trail 
and replacing it with a 10-foot wide FUTS.  While the sidewalk was located directly behind the street curb, 
the FUTS will be located further from the edge of the street.  This 5-foot plus buffer between pedestrians and 
bicycle riders and the street, will greatly increase pedestrian safety and comfort.  The length of FUTS along 
the developer’s frontage does not currently tie into the existing FUTS trails, but rather ties back into the 
sidewalk.  The developer has committed to construct the additional lengths of FUTS (west to South Wild West 
Trail and east to South Lake Mary Road) if the City is able to obtain the required property rights from the 
Ponderosa Trails HOA who owns the land.  The developer has declined staff’s requests to provide sidewalk 
improvements along their frontage on the north side of High Country Trail. 
 
On the southern portion of the site, the developer has proposed sidewalks connecting the buildings, parking 
areas, and common amenities. 

 
v. Compatibility and Architectural Design Standards 

Compatibility does not mean “the same as” but rather it refers to how well a new development is sensitive to 
the character of existing development.  The Zoning Code breaks down compatibility into three categories: 
Patterns of Development, Scale, and Continuity. 
 
Patterns of Development include streetscapes, site relationships, signage, and landscape features.  Due to the 
location of the high voltage electrical transmission lines and their easement the buildings are not constructed 
along the street.  Likewise, the street frontage lacks the typically required landscaping since trees are not 
permitted in the easement. 
 
Scale refers to similar or harmonious proportions, overall height and width, the visual intensity of the 
development, and the building massing.  The development reads as more intense due to the concentration of 
density.  There are three parcels to the northeast which are also zoned MR.  The eastern development is two-
stories, the center development is one and two-stories, and the development farthest to the west is three-
stories.  The existing apartment complex to the east (adjacent to the proposed development) is three-stories but 
is zoned High Density Residential.  The proposed development contains buildings visible from the street that are 
three-stories high and over 100-feet long. 
 
Continuity encompasses patterns of development and scale, but also site development, building forms, texture, 
materials, details, and colors. 

 
vi. Landscaping 

Landscaping plans are not required in conjunction with a Direct to Ordinance Zoning Map Amendment.  The 
developer has provided a conceptual landscaping plan, showing all landscape areas and plant locations.  The 
conceptual plan generally meets the requirements of parking lot landscaping, street buffer landscaping, building 
foundation, and peripheral buffer landscaping found within Section 10-50.60 of the Zoning Code.  Unfortunately, 
the electrical utility easement does not allow any trees to be planted within it.  The required number of trees will 
be located elsewhere on the site.  A final landscape plan will be reviewed at the time of civil plan submittal. 
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vii. Outdoor Lighting 

The subject property is located within Lighting Zone II and is allowed a total of 50,000 lumens per acre.  Outdoor 
lighting plans are not required in conjunction with a Direct to Ordinance Zoning Map Amendment. The developer 
provided a conceptual outdoor lighting plan.  A final lighting plan will be reviewed for compliance at the time of 
building permit submittal. 

 
viii. Parking 

Based on the requirements for market rate units, affordable units, and guest parking, 266 spaces are required.  
Since the development is located within a quarter mile of a bus stop, the developer has taken a 10% reduction 
in the number of required spaces resulting in 240 required parking spaces.  The proposed development includes 
242 surface parking spaces, including 8 ADA accessible parking spaces. 

 
ix. Historic/Cultural Resources 

A Cultural Resource Letter Report was completed for the subject property.  The report identifies all existing 
construction on the north side of High Country Trail as modern construction and not historic resources.  At 
least two archeological sites previously identified on the subject properties have been removed.  Although 
the “homestead” may be significant to the Auza family, the property holds limited value to the community 
since the historically significant sites have been destroyed. 

 
B. Public Systems Impact Analysis 

 
i. Traffic/Right-of-Way Impact 

The scope of a Traffic Impact Analysis (TIA) is generally determined by the estimated peak hour trips 
generated by a development, per the Engineering Standards.  The estimated peak hour trips for this 
development is 42 vehicles/hour in the a.m. and 71 vehicles/hour in the p.m.  According to the Standards, a 
level one analysis was appropriate, requiring the consulting engineer to analyze the intersection of Lake 
Mary Road and High-Country Trail, as well as the two site access driveways. 
 
CivTech, the engineering consultant for the developer, completed a TIA in June of 2018.  Due to the lapse of 
time, the Analysis was considered no longer valid so a new report was required.  CivTech conducted turning 
movement counts at Lake Mary Rd. and High Country Trail., from 7:00 a.m. to 9:00 a.m. and from 4:00 p.m. 
to 6:00 p.m. on January 20, 2020.  The data was entered into an engineering software program, Synchro 10, 
to analyze the Level of Service (LOS) under existing conditions (LOS is a measure of the average delay a 
driver will experience at an intersection, graded on a scale from A – F).  Then, the estimated turning 
movements generated by the development were added to the program to analyze the post development 
conditions at full build out.  The software output revealed that the intersection is currently operating at an 
overall LOS of B in the a.m. peak hour and a LOS of B in the p.m. peak hour, while no individual movement 
operated below LOS C.  With the trips from the development added, the a.m. peak hour will continue to 
operate at a LOS of B and the p.m. peak hour will operate at a LOS of B, again with no movement operating 
below LOS C.  The Engineering Standards allow for an intersection to function at or above a LOS of D.  When 
the LOS drops below D, improvements are required to mitigate the conditions back to an acceptable LOS. 
 
Both access driveways were also analyzed with respect to site distance and turn-lane requirements.  The 
easternmost driveway was originally proposed adjacent to the eastern property line, however, staff 
required that it be moved to the current location, where it meets standards for site distance.  The 
southernmost driveway also meets standards for site distance. 
 
The cross-section of High Country Trail includes a continuous left-turn lane at each of the two driveways.  
The volume of peak hour right- turns into each of the driveways was below the threshold for requiring 
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right- turn deceleration lanes. 
 
Transportation Improvements 
No off-site traffic improvements will be required. 
 
The existing frontage conditions along High Country Trail include five-foot wide sidewalks at back of curb along 
both the north and south sides of the street.  Current Engineering standards call for a five-foot parkway and a 
five-foot sidewalk.  The developer has refused staff’s request for new parkway and sidewalk along the north side 
of High Country Trail.  The existing northern sidewalk will remain in its current condition.  The proposed site plan 
calls for existing sidewalk along the south side of the street to be removed.  In its place the developer will 
construct a new ten-foot wide concrete FUTS trail.  The proposed FUTS trail will not connect to the existing FUTS 
sections west of Wild West Trail or along Lake Mary Road, but will tie back into the existing sidewalks to the west 
and east of the property. 
 

ii. Water and Wastewater Impact 
A Water and Sewer Impact Analysis (WSIA) was completed by the City on June 1, 2018.  The proposed 
development is located within the City of Flagstaff urban growth boundary and can be served by City water 
and sewer utilities.  Currently there is no infrastructure in the ground on-site to support this development, 
so all on-site sewer and water systems will have to be designed and built. No off-site water or sewer 
improvements will be required. It is the developer’s responsibility to design and construct all on-site and 
connecting water infrastructure per the City of Flagstaff Engineering Standards. 
 
Water 
All public water infrastructure exists in the High Country Trail right-of-way adjacent to this property.  There 
is a 12-inch water main along the property frontage. All appropriate looping and second source requirements 
can be met. The property lies within the Zone “B” water pressure system limits and meets the minimum 
pressure requirements stated in the City of Flagstaff Engineering Standards.  The developer will be required 
to provide a looped water system by extending an 8-inch diameter waterline from the existing 12-inch 
diameter main located in High Country Trail. 
 
Wastewater 
To provide sewer services to the project, the developer proposes to connect to an existing 8-inch stub out 
connected to a manhole which flows through the adjacent properties to the east before heading northeast 
to the Rio-de-Flag Wastewater Treatment Plant.  The developer will provide new on-site sewer service 
consisting of an 8-inch line that flows east through the property to the manhole on the adjacent property.  
This will require the developer to get the necessary utility access.  The capacity of the existing collection 
system downstream of this project is adequate to convey the existing and proposed flow rates and maintain 
the City’s requirements. 
 

iii. Stormwater Analysis 
The project‘s overarching drainage concept is to provide peak flow stormwater discharge mitigation 
(detention), partial stormwater runoff volume mitigation (LID ROCV), improvement to the water quality of 
site discharges (LID), and retention of the runoff volume increase for the 100-year 24-hour storm.  There are 
no proposed offsite stormwater improvements required with the inclusion of onsite retention for increase 
runoff volumes. 
 
As part of the rezoning request a Drainage Impact Analysis (DIA) was performed.  The drainage impact 
analysis extended from the project site downstream to the Sinclair Wash.  The impact analysis studied the 
existing High Country Trail Street section, catch basins and storm drains for capacity.  Results of the impact 
analysis show the street has the capacity to handle the 10-year design storm and 100-year flow being 
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contained within the Right of Way.  As such, no offsite improvements within High Country Trail have been 
proposed. 
 
Development of the site will meet the peak flow mitigation, LID volume mitigation and water quality 
requirements using sub-surface water storage systems classified as extended detention basins (EDB), which 
consist of a detention and a retention storage capacity as well as filtration components.  Lower portions of 
the site will provide the water quality requirements through the use of oil and grit separators. 
 
The project will provide the attenuation required to reduce the post development peak runoff to the pre-
development rates for the 10-year and 100-year storms.  The Water Quality Improvements consisting of 
sediment capture components will be incorporated with the use of Low Impact Development (LID) Integrated 
Management Practices (IMPs) including sediment trapping isolator rows within the sub-surface storage 
systems, and filtration systems located outside of the EDB’s. 
 
The increase in volume of stormwater runoff discharged from the site will be mitigated by additional 
retention volume provided within aforementioned EDB’s. 

 
III. Direct to Ordinance Zoning Map Amendment 

An application for a Direct to Ordinance Zoning Map Amendment shall be submitted to the Planning Director and shall 
be reviewed and a recommendation prepared.  The Planning Director’s recommendation shall be transmitted to the 
Planning and Zoning Commission in the form of a staff report prior to a scheduled public hearing.  The recommendation 
shall include: an evaluation of the consistency and conformance of the proposed amendment with the goals and policies 
of the General Plan and any applicable specific plans; the grounds for the recommendation based on the standards and 
purposes of the zones set forth in Section 10-40.20 (Establishment of Zones) of the Zoning Code; and, whether the 
amendment should be granted, granted with conditions to mitigate anticipated impacts caused by the proposed 
development, or denied.   
 
Direct to Ordinance Zoning Map Amendments shall be evaluated based on the following findings: 

 
A. Finding #1: 

The proposed amendment must be found to be consistent with and in conformance with the goals and policies of the 
General Plan and any applicable specific plans.  If the application is not consistent with the General Plan, and any other 
applicable specific plan, the applicable plan must be amended in compliance with the procedures established in Chapter 
11-10 of the City Code (Title 11: General Plans and Subdivisions) prior to considering the proposed amendment. 

 
i. General Plan/Flagstaff Regional Plan (FRP 2030) Process and Analysis Summary 

When staff performs a Regional Plan (the “Plan”) analysis, staff reviews all maps, text, and goals and policies to 
determine which are the most relevant in relation to the proposed application.  The Plan’s Future Growth 
Illustration on Maps 21 and 22 (same map; one is regional scale and one city scale) and the text of the Plan 
provide supplemental information for the interpretation of goals and policies.  In the case of any conflict between 
the Future Growth Illustration and the Plan’s goals and policies, the goals and policies will prevail. The Future 
Growth Illustration has two types of land use designations: “Area Types” describe the place-making context of 
Urban, Suburban, Rural, or Employment, and “Place Types” such as activity centers, corridors, and neighborhoods 
which provide the framework for the density, intensities, and mix of uses within the area types. 
 
Staff has identified that the subject property is designated as Existing Suburban and is not located within an 
activity center on the Plan’s Future Growth Illustration.  Suburban areas are intended to have medium to low 
densities of people, residences, jobs, and activities; the streets and sidewalks vary in pattern; the area is drivable 
to access homes and jobs, yet walkable by special pedestrian facilities such as FUTS trails; some services and 
goods are available to the residents; the area may have access to public transportation.  The City’s desired 
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Suburban Neighborhood Characteristics include a density of 2-13 units per acre, low-rise apartments (generally 
accepted as three-story maximum), and open spaces used for passive recreation.  
 
The Regional Plan proposes a maximum density of 13 units per acre in Suburban areas.  The overall density of the 
project is 14.5 units per acre (160 units /11 acres).  However, the additional “bonus” units are not counted towards 
the calculated density, resulting in a calculated density of only 9 units per acre.  As discussed, the site has several 
constraints, including the bisection of the property by both the road and the electrical transmission lines.  The effect 
of these constraints is a concentration of density on the southern portion of the development, resulting in a perceived 
experience of 17.8 units per acre (160 units /9 acres), exacerbated by the bisection of the project by West High 
Country Trail.   
 
Staff has identified the following Goals and Policies as most relevant to the current application proposal.  This 
portion of the analysis is subjective in nature because some policies are given a higher weight in the analysis than 
others. 

 
ii. Applicable General Plan Goals and Policies 

As part of its review, staff identified relevant Regional Plan Goals and Policies that could be applied to support or not 
support the proposed Zoning Map Amendment.  These goals and policies are located within the developer’s 
narrative.  The following is a discussion of how the project generally meets or conflicts with goals and policies in each 
chapter. 

 
a. Environmental Planning & Conservation (Air Quality, Climate Change and Adaptation, Dark Skies, 

Ecosystem Health, Environmentally Sensitive Lands, Natural Quiet, Soils, and Wildlife) 
The Regional Plan encourages development to work with the existing land forms.  Developments should step 
down sloped sites and preserve as much natural topography as possible.  Policy E&C.9.2 states that 
construction projects employ strategies to minimize disturbed area, soil compaction, soil erosion and 
destruction of vegetation.  Policy CC.1.1 identifies the goal of preserving the natural character of the region 
through planning and design to maintain views of significant landmarks, sloping landforms, rock 
outcroppings, water courses, floodplains, and meadows, and conserve stands of ponderosa pine.   The site 
has considerable topography and the proposed site plan utilizes significant grading, with retaining walls 
located along the east property line and south of buildings 6 and 7.  The proposed retaining wall to the south 
is shown to be 8-10 feet high with a guard rail at the top.  The retaining wall to the east is shown to be 3- 
almost 7 feet high with a guard rail at the top. 
 
The revised site plan, with its greater setbacks and less severe grading, saves 60 trees on the southern portion 
of the site.  This is a substantial increase in the number of trees which will serve to buffer the existing homes 
from the proposed development. 

 
b. Water Resources (Water Sources, Water Demand, Stormwater and Watershed Management, and Water 

Quality) 
As shown on Map 21 and referenced in Policy WR.4.3. “Development requiring public utility services will be 
located within the Urban Growth Boundary,” the Property is located within the Urban Growth Boundary. 
There is existing water infrastructure in High Country Trail and existing sewer adjacent to the site that can 
support the proposed project.  There are no off-site improvements required for sewer or water service. The 
proposed development complies with the findings of the Drainage Impact Analysis discussed in the Public 
Systems Impact Analysis section of this report. 

 
c. Efficient Use of Energy Goals and Policies 
 The Regional Plan Policy E.1.4 promotes cost-effective, energy-efficient technologies and design in all new 

buildings for residential construction.  The project proposes to include several design features that help 
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increase energy efficiency as listed in the developer’s narrative.  The majority of these features are required 
by code and are standard construction practice.  Policy E.2.4 encourages small-scale renewable energy 
production and use on the local level on appropriate residential parcels.  The developer states that they will 
reconsider the inclusion of solar panels after construction if the cost benefit analysis is improved. 

 
 The developer has elected to participate in the City’s Sustainable Building Program and will meet the 

requirements for Water Resource Protection, Transportation/Air Quality, Waste Reduction During 
Construction, and Energy Efficiency.  In return, the developer shall receive a 25% density bonus (25 additional 
dwelling units). 

 
d. Community Character (Scenic Resources and Natural Setting, Heritage Preservation, Community Design, 

and Arts, Sciences and Education) 
Policy CC.1.1 aims to preserve the natural character of the region and includes the preservation of stands of 
ponderosa pines.  The Natural Resource Protection Plan indicates that 28% of the tree resources will be 
retained.  The code requires 50% of the tree resources to be saved, but the Affordable Housing incentive 
allows that requirement to be reduced to 25%.  The majority of the tree resources are located on the portion 
of the property north of High Country Trail. 
 
Goal CC.3 aims to preserve, restore, enhance, and reflect the design traditions of Flagstaff.  Specifically 
policies CC.3.1 and CC.3.2 discuss the desired design of buildings and their relationship to their context.  The 
developer states that the architectural design was developed to be site specific and complement traditional 
design characteristics associated with Flagstaff.  They feel the design is appropriate for the region and climate, 
and consistent with surrounding developments.  They propose to use materials typical to Flagstaff 
construction such as cementitious lap siding and stone veneer and a color palette inspired by the surrounding 
earth and forest. 
 
Policy CC.4.1 states streetscapes are to be context sensitive and transportation systems are to reflect the 
desired land use while balancing the needs of all modes for traffic safety and construction and maintenance 
costs.  The existing sidewalk along the south side of High Country Trail will be replaced with a FUTS trail.  
Unlike the existing sidewalks, the FUTS trail is set back from the edge of the street, creating greater safety 
for pedestrians.  The developer has committed to continue the FUTS on either side of their property to tie 
into the existing FUTS.  This offer is dependent on the City acquiring the necessary property rights from the 
Ponderosa Trails HOA.  The developer turned down staff’s request to replace the existing sidewalk along the 
north side of the street for the inclusion of parkways. 
 
The site design is constrained by an existing 80-foot-wide electric utility easement along the south side of 
High Country Trail.  The easement restricts buildings from being located close to the street as required by the 
Zoning Code.  The developer has worked to provide clear pedestrian paths between the buildings and the 
FUTS trail. 

 
e. Growth Areas & Land Use (Reinvestment, Greenfield, Urban Area, Suburban Area, Rural Area, Employment 

Area, Special Planning Area, and Activity Centers) 
The proposed development is on a vacant infill parcel.  The development of the infill parcel includes the 
required civic space, open space and pedestrian amenities, including the portion of FUTS along the street 
frontage. 
 
The developer has repeatedly met with residents and property owners.  The Citizen Participation Report, 
required as part of the rezoning application and prepared by the developer, outlines the specific details of 
these efforts.  Policy LU.1.11 calls for collaboration between a developer, residents, and property owners in 
existing neighborhoods where redevelopment and reinvestment are proposed so that they are included, 
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engaged, and informed.  The developer has modified their proposal in response to concerns of the 
neighborhood.  The developer now proposes to provide a higher quality civic space for the community, and 
continues to work with city staff and the HOA for Ponderosa Trails to provide a complete connection to the 
FUTS trail. 
 
Policy LU.1.3 promotes reinvestment at the neighborhood scale to include infill of vacant parcels, 
redevelopment of underutilized properties, aesthetic improvements to public spaces, remodeling of existing 
buildings and streetscapes, maintaining selected appropriate open spaces, and programs for the benefit and 
improvement of the local residents.  Staff is supportive of this suburban infill project that proposes multi-
family development adjacent to public transit routes and possibly a complete FUTS trail system.  The revised 
design includes additional pedestrian connections on site and natural buffers adjacent to the existing single-
family homes.  Policy LU.13.9 promotes the use of open space and FUTS trails to provide walking and biking 
links. 
 
The proposed development will provide the community with 140 additional medium density market rate 
units (described by the developer as luxury) and 20 affordable housing units limited to individuals who make 
no more than 80% of the Area Median Income (AMI) of Flagstaff. 

 
f. Transportation (Mobility and Access, Safe and Efficient Multimodal Transportation, Environmental 

Considerations, Quality Design, Pedestrian Infrastructure, Bicycle Infrastructure, Transit, Automobile, 
Passenger Rail and Rail Freight, Air Travel, and Public Support for Transportation) 
The proposed development will place residents within walking distance of two existing bus routes, will 
provide for future bus stops on High Country trail, and a FUTS trail.  Staff hopes to obtain the necessary 
property rights necessary for the developer to complete the FUTS.  Although the sidewalk on the north side 
of High Country Trail is not improved to current engineering standards, these pedestrian connections do help 
promote the use of public transportation and bicycling as stated in Policy T.1.6 “Provide and promote 
strategies that increase alternate modes of travel and demand for vehicle travel to reduce peak period 
traffic.” 

 
g. Neighborhoods, Housing, and Urban Conservation 

Goal NH.3 of the Regional Plan speaks to the desire to make available a variety of housing types at different 
price points, to provide housing opportunity for all economic sectors.  The units proposed for affordable 
housing will permanently serve residents earning 80% of the area median income or less.  For a single 
individual, that annual income limit is currently $42,150.  Flagstaff Housing staff identified one-bedroom units 
for the proposed development to help fill a need in the community.  The development will have 14 one-
bedroom units and 6 two-bedroom units designated as affordable units. 
 
The Regional Plan also aims to have compatible infill projects, specifically in Goal NH.6.  The developer states 
that they choose the Medium Density Residential (MR) zoning district in an effort to blend new and existing 
buildings.  Staff agrees that the allowable building height of 35 feet is appropriate given the existing multi-
family structures and allowable heights to the south and to the east. 

 
B. Finding #2 

To meet the finding the proposed amendment must be determined not to be detrimental to the public interest, health, 
safety, convenience, or welfare of the City of Flagstaff (the “City”); and will add to the public good as described in the 
General Plan.  Staff does not believe that the proposed project will be detrimental to the public interest, health, safety, 
convenience, or welfare.  Staff also believes that the proposed amendment will add to the public good. 
 
The developer has identified the following Community Benefits and Public Good: 
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i. The developer will provide the FUTS trail across the frontage of the southern portion of the property and has 
committed to continuing the FUTS to the east and west of the parcel if the necessary property rights are acquired. 

ii. The developer will provide the required civic and open space along the south side of High Country Trail. 
iii. The developer will provide 20 units (20% of the allowed number of units) to individuals making 80% of the AMI and 

140 market rate units. 
iv. The proposed project will participate in the Crime Free Multi-Housing Program. 
v. The developer will place a Resource Protection Easement on the acreage north of High Country Trail. 

 
 

C. Finding #3 
To meet the finding the affected site must be determined to be physically suitable in terms of design, location, shape, 
size, operating characteristics; and the provision of public and emergency vehicle access, public services, and utilities to 
ensure that the requested zone designation and the proposed or anticipated uses and/or development will not endanger, 
jeopardize, or otherwise constitute a hazard to the property or improvements in the vicinity in which the property is 
located. 

 
Staff believes that the proposed application meets this finding.  The Inter-Division Staff reviewed the application and 
concluded that the site was suitable for the proposed development.  The IDS team based its conclusion on the review 
of all applicable codes and requirements as well as impact analysis for the site.  Any potential impacts were mitigated 
by the developer and no off-site improvements are required to serve this development. 
 

IV. DEVELOPMENT AGREEMENT 
A draft development agreement has been prepared.  The primary purpose of this agreement is to set out roles and 
responsibilities in regard to the following (not limited to): 

- Require the property to be maintained as a single parcel 
- Construction and maintenance of the FUTS 
- Administration of the Affordable Housing units 
- Resource Protection easement for the portion of the parcel north of High Country Trail 
- Sustainability density bonus requirements 

Staff is requiring an easement over the portion of the property located north of High Country Trail to ensure that the 
required tree resources located on the property are not removed and to prohibit further development, as any 
additional development rights/density have been utilized on the southern portion of the parcel. 

 
V. CITIZEN PARTICIPATION 

Public hearings before the Planning and Zoning Commission and City Council are conducted in conjunction with 
requests for Direct to Ordinance Zoning Map Amendments.  In accordance with State Statute, notice of the public 
hearing was provided by placing an ad in the Daily Sun, posting notices on the property, and mailing a notice to all 
property owners within 1,000 feet (exceeding the minimum of 300 feet) of the site excluding rights-of-way. 
 
The developer held two neighborhood meetings in regards to this case on March 23, 2020 and July 1, 2020.  Both 
meetings were held virtually due to the pandemic.  Per the meeting sign-in, approximately thirty-five (35) individuals 
attended both meetings.  Citizen Participation summaries, attached, were prepared in response to the questions, 
comments and concerns presented. The meetings included a presentation from the developer and a question and 
answer session where questions could be typed into the chat.  Comments on the project included the following topics: 
the area north of the road, open space requirements, traffic impacts, stormwater, views, and tree resources. 
 
Two emails from the public has been received as of the writing of this report.  The emails are from neighbors opposed 
to the development.  Staff also received a letter from the president of the Ponderosa Trails HOA informing staff that 
a poll of the property owners was conducted and resulted in 88% of respondents opposing the rezoning, 11% in favor, 
and 1.5% did not have an opinion either way.  Copies of the correspondence are attached. 
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RECOMMENDATION: 
Staff recommends the Planning & Zoning Commission forward the request to the City Council with a recommendation approving 
PZ-20-00008-01, subject to the following six conditions which will be included into the zoning map amendment ordinance: 
 
1. The subject property must be developed in accordance with the approved site plan and the conditions of approval dated 

August 10, 2020.  Modifications (other than minor modifications) to the approved site plan will require an amendment 
to this Direct to Ordinance Zoning Map Amendment request. 

2. The two parcels must be combined and the approximately 2-acre portion of parcel 112-05-011 located north of High 
Country Trail shall remain a part of the parcel to the south. 

3. The State archeological database must be updated to reflect the removal of archeological resources on the subject 
property. 

4. All other requirements of the Zoning Code and other City codes, ordinances and regulations, shall be met by the proposed 
development. 

5. All terms, conditions, and restrictions detailed within the “Aura Development Agreement” must be fully satisfied. 
6. In the event the property is rezoned and the Developer fails to obtain final Civil Plan approval within two (2) years of the 

effective date of the rezoning ordinance, then the City may schedule a public hearing before the City Council for the 
purpose of causing the zoning on the Property to revert to the former classifications of Rural Residential (RR) and Estate 
Residential (ER) in accordance with A.R.S. § 9-462.01. 

 
Attachments: 

• Applications 

• Area Context Map 

• Legal Notice 

• Project Narrative and Regional Plan Analysis 

• Citizen Participation Plan and Reports 

• Emails/letters from the Public 

• Approved Site Plan Drawings 
 









NOTICE OF PUBLIC HEARING 
 

 
NOTICE IS HEREBY GIVEN that the Flagstaff 
Planning and Zoning Commission will hold a Public 
Hearing on Wednesday, December 9, 2020, at 4:00 
p.m. to consider the following: 

A. Explanation of Matters to be considered: 
 

1. A proposed amendment to the official City of 
Flagstaff zoning map to rezone 11 acres 
from Estate Residential (ER) to Medium 
Density Residential (MR) for the purpose of 
multi-family residential development. 

 
The site currently consists of land owned by Auza 
Family LLC at 151 West High Country Trail. 

B. General Description of the Affected Area: 
Approximately 11 acres, Coconino County 
Assessor’s Parcel Number 112-05-001W and 112-
05-011 located in a portion the SE ¼ of Section 29, 
and a portion the NE ¼ of Section 32, Township 21 
North, Range 7 East, G&S.R.M. Located at 151 
West High Country Trail, City of Flagstaff, Coconino 
County, Arizona. 

Planning and Zoning Commission meetings are 
currently being held virtually. For instructions on the 
virtual meetings visit the following link: 

https://www.flagstaff.az.gov/2845/Planning-Zoning-
Commission 

Contact the Planning Development Manager listed 
for maps and information regarding the proposed 
amendment. The Council hearing for this item has 
not been scheduled at this time. 

The meeting will also be live streamed on the city's 
website: 

https://www.flagstaff.az.gov/1461/Streaming-City-
Council-Meetings 
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FOR FURTHER INFORMATION CONTACT  
Alaxandra Pucciarelli 
Current Planning Manager  
Planning & Development Services   
211 West Aspen Avenue 
Flagstaff, Arizona 86001 
(928) 213-2640 
apucciarelli@flagstaffaz.gov 
 
 
Benjamin L. Tate 
Withey Morris PLC 
2525 E Arizona Biltmore Circle, Suite A-212 
Phoenix, Arizona 85016 
(602)230-0600 
ben@witheymorris.com 
 
Publish: November 21, 2020 

 

 

PROPOSED ZONING MAP AMENDMENT 
From Estate Residential (ER) to Medium Density 
Residential (MR) for the purpose of multi-family 

residential development 
 

 
 

ADDRESS: 151 West High Country Trail 
APN: 112-05-001W and 112-05-011 
ACRES:  Approximately 11 Acres 
  City of Flagstaff 
  Coconino County 

 

https://www.flagstaff.az.gov/2845/Planning-Zoning-Commission
https://www.flagstaff.az.gov/2845/Planning-Zoning-Commission
mailto:ben@witheymorris.com


 

 
 

 
 

 

 

 

 

 

 

Zoning Map Amendment Application Narrative 
Case No. PZ-20-00008-01 

   PZ-17-00218-02 

 
West of the Southwest Corner of High Country Trail and Lake Mary Road 

Approximately 11 acres 
Assessor Parcel Nos. 112-05-001W and 112-05-011 

 
1st Submittal: December 26, 2018 
2nd Submittal: February 21, 2019 
3rd Submittal: March 21, 2019 
4th Submittal: May 1, 2019 
5th Submittal: May 13, 2019 
6th Submittal: January 9, 2020 
7th Submittal: May 18, 2020 
8th Submittal: July 14, 2020 

 
Prepared By: 
Withey Morris PLC 
2525 E Arizona Biltmore Circle 
Suite A-212 
Phoenix, Arizona 85016 
602.230.0600 

 

Developer: 
Trinsic Acquisition Company LLC 
4040 East Camelback Road 
Suite 222 
Phoenix, Arizona 85018 
480.448.0985 

 
Architect: 
ORB Architecture 
2944 North 44th Street 
Suite 101 
Phoenix, Arizona 85018 

602.957.4530 
 

Engineer: 
Mogollon Inc. 
411 West Santa Fe Avenue 
Flagstaff, Arizona 86001 
928.214.0214 



 
 
 

 

Table of Contents 

 
 

SECTION TITLE  PAGE NO. 
 

ZONING MAP AMENDMENT NARRATIVE ............................................................................................................ 1 

A. Executive Summary .......................................................................................... 3 

B. Property Location & Background ...................................................................... 3 

C. Purpose of Request .......................................................................................... 6 

D. Description of Proposal .................................................................................... 6 

E. Relationship of Property to Surrounding Area .................................................. 8 

F. Community Outreach ........................................................................................ 9 

G. Regional Plan Analysis ................................................................................... 10 

H. Location, Accessibility & Site Circulation ........................................................ 18 

I. Analysis of Public Good .................................................................................. 19 

J. Public Utilities Analysis ................................................................................... 19 

K. Community Benefit ......................................................................................... 20 

L. Bonus Incentives ............................................................................................ 20 

M. Conclusion ...................................................................................................... 20 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  3 

Aura Flagstaff 
Zoning Map Amendment Narrative 

 

Zoning Map Amendment Narrative Report 

A request for MR Zoning to allow Multi-family Uses 
Approximately 11 Acres 

Located West of the Southwest Corner of High Country Trail and Lake Mary Road 
 

A. Executive Summary 

This project narrative and the proposed multifamily residential development it describes are the result of 
significant input feedback from the surrounding neighborhoods, city staff, and Flagstaff’s public hearing 
bodies. This project was originally submitted as PZ-17-00218-02 for a 173-unit multifamily residential 
development with a 16.11-acre project area that included parcels both north and south of High Country Trail 
west of Lake Mary Road.  During the process, concerns were raised regarding density, proximity to adjacent 
single-family homes, the amount of earthmoving needed to execute the project, and drainage. 

In response to these concerns, the applicant has made significant changes to the project, including but not 
limited to: 

• Decrease in density from 173 to 160 units. 

• 25% decrease in number of bedrooms from 265 to 208 due to change in unit mix. 

• Tripled setbacks adjacent to single-family to south and west. 

• Reduced site area to 11 acres – no longer rezoning Auza homestead. 

• Removed carriage buildings on south side of project and decreased height adjacent to single-family 
homes to the south. 

o Eliminates need for tiered retaining wall system and dramatically reduces cut and fill on south 
side of the site. 

• Retaining all stormwater on site – won’t feed into culvert system. 

o Eliminates the deep retention basin along High Country Trail – now usable, flat civic open 
space. 

o Eliminates the need to disturb High Country Trail for drainage purposes alleviating traffic 
disruption during construction. 

 
The project proposal described herein is the product of more than two years of engagement and discourse 
with neighbors, staff, Planning & Zoning Commission, and City Council.  The resulting proposal is a better 
development for both the surrounding community and the City of Flagstaff as a whole. 

B. Property Location & Background 
 

The subject property (the “Property”) is approximately 11 acres comprised of two parcels located west of the 
corner of High Country Trail and Lake Mary Road, Flagstaff, Arizona, as shown in the Aerial Maps at Tab 1. 
The Property includes the parcels identified as APNs 112-05-011 and 112-05-001W. The Property is a portion 
of the Auza Family Ranch, historically used for livestock herding between Arizona, Colorado, and California, 
starting in the years before Flagstaff was incorporated. The Auza family has one of the longest standing 
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independent sheep ranching operations in the western United States. The Auzas purchased the property 
prior to Arizona’s statehood, and although their homestead sits on the property, they no longer use the parcels 
in this application for ranching activities. Historical aerials at Tab 2 depict the homestead and how the area 
has been developed around the Property in 1980 and 1997. It was not until after 1997 that the adjacent 
neighborhoods began to develop.   
 
The Property is currently zoned ER (Estate Residential) as shown on the Zoning Map at Tab 3.  The Regional 
Plan designation for the Property is Suburban – Existing, as shown on the Regional Plan Map at Tab 4. 

 

The Auzas maintain the homestead north of High Country Trail as a home for family gatherings to 
commemorate their legacy as sheepherders in Arizona. The Auza family began sheepherding in Arizona 
shortly after the turn of the 20th Century. Frank Auza Sr., a second-generation Arizona sheepherder born in 
Spain, grew up on the Auza family homestead in Flagstaff. He was the founder of Auza Sheep Company, 
now known as the Martin Auza Sheep Co., and a lifetime member of the Sheriff’s Posse in Flagstaff. 

 

The Auzas continue sheepherding operations in Yuma and Williams, Arizona. For the summer months, they 
move ewes from Yuma to Williams to graze in the mountains on flowers, brush and mountain grasses. In the 
fall, the ewes are moved back to Yuma to start the cycle over again. 

 
Part of the sheepherding journey between northern and southern Arizona includes the crossing of the Verde 
River. In 1943, Frank Auza helped construct a suspension bridge, known as the Verde River Sheep Bridge, 
which was crossed by 12,000 sheep, four times per year over the span of 44 years. The bridge was placed 
on the National Register of Historic Places in 1978 before it was closed in 1987. In 1989, the U.S. Forest 
Service constructed a replica bridge for use by hikers; the west suspension tower remains today.  
 
The U.S. Forest Service has continued to document the sheepherding history in Arizona by recording 
aborglyphs carved in Aspen trees throughout northern Arizona, by members of the Auza family, among 
others, dating as far back as the 1880s (source: Washington Post. Tree Carvings in Northern Arizona Have 
Many Stories to Tell. April 22, 2000). Frank Auza’s children, grandchildren and great grandchildren continue 
to operate the family sheepherding business and keep their family legacy alive on their homestead in Flagstaff 
– the land directly north of the proposed development site. 

 
 
 
 
 
 
 
 

[Remainder of this Page Left Intentionally Blank] 
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 Figure 5 - Source: USDA website. Aspen carving by sheepherder. 

Figure 2 – Copyright: Arizona Historical Society/Flagstaff, Frank 
Auza Collection, 1927-1948. Firebranding sheep at Frank 
Auza’s sheep ranch, 1936. 

Figure 1 - Source: wherefoodcomesfrom.com. Sheep grazing on the 
Auza family homestead 

Figure 4 - Source: Library of Congress. Frank Auza at Verde 
River Suspension Bridge 

Figure 3 - Source: bridgemeister.com. Replica suspension bridge at Verde 
River. 
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C. Purpose of Request 
  

The owner of the Property, Auza Flagstaff, LLC, the Auza family (the “Owner”), and the developer of the 
Property, Trinsic Acquisition Company LLC (the “Applicant”) request to rezone the Property from Estate 
Residential (ER) to Medium Density Residential (MR) to permit the development of a high-quality market rate 
multi-family residential community. The historic taking of the Auza Family Ranch land has limited 
development options on the Property; those takings include the construction of Interstate 17 at the north end 
of the Property and, particularly, the bisection of the Property by High Country Trail and an electrical utility 
easement for the high voltage transmission lines along the south side of High Country Trail. Despite these 
development limitations, the Applicant and the Owner have worked diligently to create a development plan 
that meets the Zoning Code requirements for the MR zoning district and Resource Protection overlay and, 
most importantly, is sensitive to and compatible with adjacent uses. This proposal also includes affordable 
housing units to help the City of Flagstaff narrow the housing deficit for households that cannot afford market-
priced rental or for-sale housing. 

Changes imposed on the site through land takings have impacted the Property for many years. These include 
the following: 

 

1. The construction of Highway 89A, now Interstate 17, in the middle of the 20th Century, across the 
northern portion of the Auza Homestead. 

 

2. The 80-foot wide electrical easement traversing the entire site from east to west no later than 1962. 
 

3. The construction of High Country Trail, bisecting the Property, between 1997 and 2002 to support 
the development of Ponderosa Trails community, followed by the Summit community and Timber 
Trails. 

 

These changes to the Auza Homestead have placed restrictions on the property that have significantly limited 
development options available to the Auzas on their overall site. The proposed development provides an 
option that allows the Auzas to maintain their primary homestead, despite the land takings over the years.  

 

D. Description of Proposal 
 

This zoning map amendment application is a proposal to develop multi-family residences on the south side 
of the High Country Trial, as depicted in the Site Plan included with this application. 

 

Trinsic develops high-quality, amenity-rich multi-family residential properties. Their custom design approach 
to each residential community is site specific and driven by natural features and local architectural character. 
Trinsic uses “best in class” planning and construction practices, emphasizing high-end finishes, distinctive 
design elements and a full complement of amenities. Trinsic’s team, which has well over 50 years of 
combined experience in the industry, has developed numerous communities in the southwest and northwest 
areas of the country. 

 

The proposed multi-family community, branded as Aura Flagstaff, will be highly amenitized and offer larger 
units than most other multi-family communities. The proposed site plan takes into consideration the 7% 
average slope of the Property south of High Country Trail. There are approximately 5 acres of the Property 
that are within a utility easement adjacent to High Country Trail that will remain undeveloped but will contain 
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civic and common open space amenities and landscaping. Due to a reconfiguration of the on-site retention, 
this area will no longer be a retention basin for the site. Instead, it will be a flat, park-like area to be enjoyed 
by the greater community. 
 
This application includes a Natural Resources Survey and Protection Plan and the Applicant intends to 
develop within the limitations of the Plan to meet the City’s Zoning Code provisions. A Materials Management 
Plan is included with this application to clearly outline solid waste and recycling to be provided on site. The 
Applicant is an industry leader in promoting waste diversion programs at each of its communities, where in 
most jurisdictions, providing recycling for multi-family uses is not a requirement. 

 
The development proposal includes two and three-story buildings, and a mix of 70% one-bedroom and 30% 
two-bedroom units. The proposed 160 multi-family units and amenity/office building total 73,368 square feet; 
15.30% lot coverage. The open space area for the Property totals approximately 108,983 square feet and 
23% of the site. The common open space, available to multi-family residential tenants, is provided exclusively 
south of High Country Trail and totals 79,983 square feet and 17% of the Property. Additionally, the civic 
open space provided is 29,000 square feet and 6% of the Property, located adjacent to High Country Trail. 

 
The site plan includes units equal to 20% of the allowable base density that qualify as Category 1 of the City 
of Flagstaff Affordability Program. The density for the project was calculated using a 45% density bonus 
based on the inclusion of these units. The site plan also utilizes a 25% density bonus through the utilization 
of sustainable building practices and materials, allowing for an additional 25 units and an overall total of 169 
residential units. Aura Flagstaff is proposing the development of 160 units – 9 units below the maximum 
allowable density. 

 

The site plan proposes a setback of 116’ 3” from the north property line, 47’ 8” from the south property line, 
66’ 4” from the east property line, and approximately 66’ 11” from the west property line – all of which exceed 
the Zoning Code requirements. The site plan utilizes the enhanced setback along south property line in 
conjunction with the natural slope and grade of the terrain to maximize privacy for the single-family residences 
to the south and the west.  

 
The site is buffered by mature pine trees and a setback from High Country Trail of 116’ 3” to 224’ 8”. This 
proposal should not have any detrimental impact on neighboring properties as Zoning Code provisions for 
setbacks will be met, with buildings lower than permitted adjacent to property lines, and a substantial number 
of pine trees will be preserved throughout the Property. The tree resources on the approximate 1.9 acres 
north of High Country Trail will be protected with a Resource Protection Easement.  The applicant will utilize 
the affordable housing incentive to reduce the tree resource protection from 50% to 25%.  The applicant will 
also dedicate an easement for the benefit of the Auza Family to allow the existing minor encroachment of the 
Auza Family residence across the north property line of the portion of the Property north of High Country 
Trail. 
 
As noted in the Executive Summary, the proposed site plan was the subject of a substantial redesign and 
reconfiguration, resulting from input and feedback received from the community, staff, and during the public 
hearing process. The proposed site plan reduces the project area and residential density (with a greater 
reduction in the overall number of bedrooms), increases the number of affordable housing units, 
incorporates sustainable building techniques, triples the setbacks and removes the carriage buildings 
adjacent to single-family homes, reduces the overall acreage of the application, reduces earthwork 
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disturbance and lowers retaining requirements, and retains all storm water on site eliminating the need for 
a steep retention basin in the Common Open Space and Civic space, and eliminates the need to disturb 
High Country Trail. 

         DEVELOPMENT STANDARDS – REQUIRED/PROVIDED 
 

Standard MR Zoning District Standard Proposed with Development 
Plan 

Setback 

Front (min.) 10’ – 2nd Floor and Below 

15’ – Above 2nd Floor 

116’ 3” 

Side Yard (min.) 5’ 66’ 4” (East) 

66’ 11” (West) 

Rear Yard (min.) 15’ 47’ 8” 

Height (max.) 35 feet 

40 feet with a 6:12 pitched roof 

40 feet with a 6:12 pitched roof 

Coverage (max.) 40% 15.3% 

Density: Gross (units/acre) 6 du/ac (Min.) 

9 du/ac (Max.) 

14.54 du/ac (with 
affordable housing and 
sustainability bonus 
incentives) 

Parking Spaces 240 spaces (266 minus 10% 
reduction for bus service area) 

242 spaces 

Open Space (% of Gross Lot 
Area) 

Civic (5%): .55 Acres / 23,981 
square feet 

 

Common (15%): 1.65 Acres / 

71,943 square feet 

Civic (6%): .67 Acres / 29,000 
square feet 

 

Common (17%): 1.84 Acres / 

79,983 square feet 

E. Relationship of Property to Surrounding Area 
 

The Property is west of Lake Mary Road, bisected by High Country Trail and just south of Interstate 17. The 
Property is adjacent to a multi-family use and undeveloped commercial land to the east; single family 
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residential uses to the south; and multi-family and single-family residential uses to the west. The zoning in 
the area is shown on the Zoning Context exhibit included with this application. 

 
The adjacent property zoning is as follows: 

 

North:  Interstate 17 and Rural Residential (RR) 
East:  High Density Residential (HR), Highway Commercial (HC), Rural Residential (RR)  
South:   Single Family Residential (R1) 
West:  Single Family Residential (R1) and Medium Density Residential (MR) 

 
The Regional Plan map designation for the Property is Suburban – Existing. The proposed development is 
consistent with the Regional Plan Suburban Neighborhood Characteristics for open space, density range, 
natural resources and type of residential. As designed, Aura Flagstaff is compatible with the surrounding 
neighborhoods, which consist of other high-density, medium-density and single-family residential 
developments, and commercially zoned property. 

 

F. Community Outreach 
 

During the original rezoning case, PZ-17-00218-02 the Applicant conducted extensive outreach to the 
community over a two-year period, which resulted in the significant changes to the development plan outlined 
in the Executive Summary above. The following provides an overview of the community engagement and 
submittal process in the original case. 

 

Type Date 

Original Zoning Case PZ-17-00218-02 

Voluntary letter sent to neighborhood informing them of proposed development 

 

1/16/2018 

Individual meetings with homeowners on Goldrush Trail 2/5/2018 

Concept Submittal 1 to the City 2/6/2018 

Additional meetings with homeowners on Goldrush Trail 2/22/2018 

Concept Submittal 2 5/3/2018 

Completion of Cultural Resource Report 5/24/2018 

Concept Submittal 3 – included reduction from 197 to 173 units to increase open space 6/28/2018 

Preparation of Traffic Impact Statement for proposed development for formal site plan 
submittal 

     6/29/2018 

Formal Site Plan Submittal 8/20/2018 
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Hold first formal neighborhood meeting for larger surrounding community 10/18/2018 

Attend & discuss proposed development at Ponderosa Trails Annual HOA Meeting 10/24/2018 

Site Plan Submission 2 12/13/2018 

Formal Rezoning Application Submittal 12/26/2018 

Attend and present to Ponderosa Trails HOA Board solutions to items previously raised 
by community including improved line of site from adjacent properties by lowering 
buildings through site grading, reduction in density, increase in open space, and 
driveway realignments to improve safety of driveways. 

1/17/2019 

Site Plan Submission 3 1/24/2019 

Site Plan Submission 4 2/21/2019 

Hold second neighborhood meeting for larger community with staff’s approval 3/4/2019 

Site Plan Submission 5 3/14/2019 

Planning & Zoning Commission Public Hearing 5/22/2019 

Site Plan Submission 6 11/4/2019 

New Zoning Case PZ-20-00008-01 

Site Plan Submission 7 1/9/2020 

Formal Rezoning Application Submittal 1/9/2020 

Letters mailed for first formal neighborhood meeting 3/13/2020 

Hold first formal virtual neighborhood meeting 3/23/2020 

Site Plan Submission 8 5/18/2020 

Letters mailed for second formal virtual neighborhood meeting 6/19/2020 

Hold second formal virtual neighborhood meeting 7/1/2020 

G. Regional Plan Analysis 
 

The Regional Plan map designation for the Property is Suburban – Existing. The proposed development is 
consistent with the Regional Plan Suburban Neighborhood Characteristics for open space, density range (up 
to 13 units per acre), natural resources and type of residential. As designed, Aura Flagstaff is compatible with 
the surrounding neighborhoods, which consist of high-density, medium-density and single-family residential 
developments and commercially zoned property. 
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The Regional Plan’s existing Land Supply Analysis states that “[o]nly 12 percent of the land in the planning 
area is privately held. Given this small amount of land, determining how to encourage development patterns 
that fulfill the community vision (Regional Plan) is a significant task.” This proposal for multi-family 
development is on 11 acres of privately held land and has been designed to support the goals and objectives 
of the community vision for Flagstaff. 

 
The Land Supply Analysis of the Regional Plan also evaluates vacant land within city limits that is available 
for development based on current zoning. The Regional Plan then projects demand by land use under the 
current zoning for 2010-2020 and 2030-2050. Within city limits, the projected demand for multi-family 
development is a total of 225 acres by 2050, and under this land use, the Plan identifies a deficit of 46 acres 
of available land to be developed. The proposed project fulfills 11 acres of this deficit. 

 

Growth is limited in Flagstaff not only by geography and land ownership, but by design, through careful City 
planning over the last 25 years. As such, the City has adopted a policy of promoting “compact development” 
that is focused on the areas within the City’s boundaries to prevent sprawl and encourage smart planning. 
The proposed development is respectful of Flagstaff’s scale, character, and design traditions and achieves 
many of the tenets of compact development including: connected access for pedestrians, bicyclists, and 
transit; medium densities in appropriate contexts; provision of a range housing options including multi-family 
housing options with shared amenities; and support of open space goals. While the city center is often a 
focus of compact development, the Regional Plan contemplates suburban development as appropriate in 
areas outside the city center as follows: 

 
Support for the concept of more compact growth does not, and has not, precluded new 
suburban development from occurring away from the center of the City, such as the 
Ponderosa Trails subdivision. 

 
Rezoning the Property to permit the development of the proposed multi-family residential development, with 
affordable units, contributes to the Environmental Planning and Conservation, Water Resources, Energy, 
Community Character, Land Use, Transportation Neighborhoods, Housing, & Urban Conservation goals and 
policies of the Regional Plan as discussed below. 

Goal E&C.6. Protect, restore and improve ecosystem health and maintain native plant and animal 
community diversity across all land ownerships in the Flagstaff region. 

 
o Policy E&C.6.8. Disturbed areas for improvements and landscaping for new developments 

shall emphasize the use of native, drought-tolerant or edible species appropriate to the 
area. 

All plants selected for the proposed palette are native or naturalized based on Section 3.030: City of 
Flagstaff Landscape Plant List. Additionally, most of the plants have low water needs based on the 
same section, with none of the plants requiring high water needs. 

 
o Policy E&C.9.2. Construction projects employ strategies to minimize disturbed area, soil 

compaction, soil erosion, and destruction of vegetation. 
 
This site plan was developed to minimize the disturbance of trees and natural grades on a site with 
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significant natural topography. The building layout and orientation are designed to protect the 
buildings during heavy rain and snowstorms and to provide a balance between the gradation of the 
site in specific areas and to minimize site cuts.  
 
Most significantly, the current iteration of this site plan removes the carriage buildings previously 
proposed in close proximity to the south property line. This change allows for significantly enhanced 
setbacks adjacent to the single-family homes to the south, substantially reduces the need for cuts 
into the natural terrain and preserves more of the natural topography on site. Preserving more of the 
natural terrain south of the site also reduces the number of retaining walls – rather than a system of 
tiered retaining walls requiring substantial disturbance to the natural topography, only a single split-
face CMU retaining wall is necessary 
 
Approximately 6.5 acres will remain undisturbed and just over 28% of the tree points existing today 
will be preserved. This includes a .58-acre area at the southwest corner of the site and 1.93 acres 
north of High Country Trail.   

Goal WR.4. Logically enhance and extend the City’s public water, wastewater, and reclaimed water 
services including their treatment, distribution, and collection systems in both urbanized and newly 
developed areas of the City to provide an efficient delivery of services. 

o Policy WR.4.3. Development requiring public utility services will be located within the Urban 
Growth Boundary. 

A Water and Sewer Impact Analysis has been completed by the City of Flagstaff for this site in 
response to an application made and paid for by the Applicant. The city concluded that services will 
be provided to the site. Given that it is within the Urban Growth Area, the water and sewer utilities 
needed to serve the site meet this policy. 

Goal E.1. Increase energy efficiency 

o Policy E.1.4. Promote cost-effective, energy-efficient technologies and design in all new and 
retrofit buildings for residential, commercial, and industrial projects. 

The Applicant incorporates sustainability features in all of their projects they develop. This project 
will include many design features that help increase energy efficiency. 

• Low E insulated glass 

• High efficiency HVAC – 15 SEER units 

• LED lighting throughout 

• Low voltage LED landscape lighting 

• Recycle program for residents and office/common areas 

• Low flow water fixtures 

• Energy Star appliances 

• Individual unit water meters to track usage 
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• Energy efficient pool pump and filtration equipment 

• Unit separation assemblies with STC 55 or greater for enhanced sound separation and 
energy retention 

• An irrigation design that employs low flow drip irrigation to maximize efficiency, and a 
smart controller with weather sensing technology 

• Applicant will participate in the City of Flagstaff’s Sustainable Building Program 
which will require apartment units to achieve a HERS rating of 50 or better. 

Goal CC.1. Reflect and respect the region’s natural setting and dramatic views in the built 
environment. 

o Policy CC.1.1. Preserve the natural character of the region through planning and design to 
maintain views of significant landmarks, sloping landforms, rock outcroppings, water 
courses, floodplains, and meadows, and conserve stands of ponderosa pine. 

The natural resources plan (the “Plan”) for the project outlines 28.28% of trees to be retained, 
exceeding the minimum requirement. A portion of those trees are along the north side of High 
Country Trail, preserving views from the street., with additional new trees being planted along the 
south side of High Country Trail and throughout the multi-family project. A significant open space 
area at the southwest corner of the site will also preserve tree resources, adjacent to single-family 
residential to the south, in addition to those preserved throughout the site, as depicted on the Plan. 

Goal CC.3. Preserve, restore, enhance, and reflect the design traditions of Flagstaff in all public and 
private development efforts. 

o Policy CC.3.2. Maintain and enhance existing buildings and blend well-designed new 
buildings into existing neighborhoods. 

The architectural design for Aura Flagstaff was developed to be site specific and complement 
traditional design characteristics associated with Flagstaff. The design is appropriate for the region 
and climate, and consistent with surrounding developments.  Design inspiration for the 
development was drawn from surrounding existing buildings such as The Lodge Luxury 
Apartments, Timber Trails Apartments, Sandstone Highlands Apartments, and adjacent single 
family homes in the Ponderosa Trails subdivision.  The use of cementitious lap siding (hardy 
plank), stone, recessed windows, covered stairways, and limited use of stucco on surrounding 
buildings helped steer the development’s exterior material selections.  The earth and forest 
inspired color palette will blend seamlessly into the preserved Ponderosa Pine trees on the site. 

Goal CC.4. Design and develop all projects to be contextually sensitive, to enhance a positive 
image and identity for the region. 

o Policy CC.4.1. Design streetscapes to be context sensitive and transportation systems to 
reflect the desired land use while balancing the needs of all modes for traffic safety and 
construction and maintenance costs. 

The existing sidewalk at back of curb, along the south side of High Country Trail will be replaced with 
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a FUTS trail that meanders adjacent to the project. The FUTS trail will be setback from 5- to 7-feet 
from the property line, providing a larger buffer between the street and pedestrians. This setback 
provides greater safety for pedestrians. Additionally, the applicant will extend the FUTS trail beyond 
its property lines to connect to the trail’s existing termination points east and west of the site with the 
permission of the Ponderosa Trails HOA. The applicant has requested approval from the Ponderosa 
Trails HOA to improve the portions of the proposed FUTS trail on the HOA’s property at the 
applicant’s sole cost. The request is still under consideration by the HOA. 

The north side of High Country Trail will retain on site tree resources and preserve the streetscape 
as it exists. The setback along the south side of High County Trail, adjacent to the multi-family 
development is appropriate for the land use given the existence of an 80-foot electric utility easement 
and is sensitive to the surrounding uses and topography. Additionally, the design of both driveways 
city and AASHTO guidelines, accounting for the curvature of High Country Trail to maintaining traffic 
safety. 

o Policy CC.4.4. Design streets and parking lots to balance automobile facilities, recognize 
human-scale and pedestrian needs, and accentuate the surrounding environment. 

The site design is constrained by an existing 80-foot electric utility easement along the south side of 
High Country Trail. This condition limits where the buildings can be located and their connectivity 
with the street. The site design is further complicated by a U.S. Department of Housing and Urban 
Development Department (“HUD”) requirement which restricts buildings from being located within 
the fall radius of the utility poles erected on site. Absent the utility easement and infrastructure, the 
Aura Flagstaff setbacks from the street are consistent with the Medium-Density Residential 
development to the immediate west. The site design provides clear pedestrian paths between each 
of the buildings and to the FUTS trail along High Country Trail. To help balance the impacts of the 
large utility easement, the area directly south of the FUTS trail will be civic open space landscaped 
with native grasses and wildflowers. 

Goal LU.1. Invest in existing neighborhoods and activity centers for the purpose of developing 
complete, and connected places. 

o Policy LU.1.3. Promote reinvestment at the neighborhood scale to include infill of vacant 
parcels, redevelopment of underutilized properties, aesthetic improvements to public 
spaces, remodeling of existing buildings and streetscapes, maintaining selected 
appropriate open space, and programs for the benefit and improvement of the local 
residents. 

The proposed development is on a vacant infill parcel that currently provides no public benefit to the 
established neighborhoods adjacent to the site. The development of this infill parcel with civic open 
space and pedestrian amenities, including the extension of the FUTS path along the south side of 
High Country Trail. In addition to completing the FUTS path within the bounds of the Property on the 
south side of High Country Trail, the applicant will extend and connect the trail to its existing 
termination points east and west of the Property with the approval and permission of the Ponderosa 
Trails HOA.  Further, the extension of the FUTS path, as a part of the Flagstaff pedestrian and bicycle 
network, will provide safer connectivity to employment and services accessible from the Mountain 
Line bus stop at the intersection of High Country Trail and Lake Mary Road and the two new Mountain 
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Line bus stops on the north and south sides of High Country Trail for which the applicant will provide 
concrete bus pads. 

o Policy LU.1.11. Ensure that there is collaboration between a developer, residents, and 
property owners in existing neighborhoods where redevelopment and reinvestment is 
proposed so that they are included, engaged, and informed. 

During the zoning map amendment process, the Applicant has and will continue to engage residents 
and property owners through public notices for hearings and neighborhood meetings. Information 
will be provided and input received from neighbors and neighborhood groups and incorporated into 
the project design. A citizen participation plan, prepared as part of the application, outlines the 
specific details of these efforts. 

Goal LU.5. Encourage compact development principles to achieve efficiencies and open space 
preservation. 

o Policy LU.5.2. Promote infill development over peripheral expansion to conserve 
environmental resources, spur economic investments, and reduce the cost of providing 
infrastructure and services. 

The proposed project is within the Urban Growth Boundary and serviceable with existing city utilities 
and road infrastructure. 

Goal LU.6. Provide for a mix of land uses. 

o Policy LU.6.4. Provide appropriate recreational and cultural amenities to meet the needs of 
residents. 

The proposed development will construct the planned extension of the FUTS along the south side 
of High Country Trail toward Lake Mary Road. In addition to constructing the portion of the FUTS 
along the portion of High Country Trail within the bounds of the Property, the applicant will construct 
and extend the FUTS to connect to its existing termination points west and east of the Property with 
the permission and approval of the Ponderosa Trails HOA.  This extension will construct a portion of 
the planned pedestrian and bicycle network in Flagstaff. 

Goal LU.13. Increase the variety of housing options and expand opportunities for employment and 
neighborhood shopping within all suburban neighborhoods. 

o Policy LU.13.4. Plan suburban development to include a variety of housing options. 

The area surrounding the Property has been developed with a variety of housing options including 
high-density, medium-density and single-family residential. Aura Flagstaff will provide additional 
medium-density market rate and affordable housing options. The limitations of the Urban Growth 
Area and the need for compact development support this proposal for additional medium density 
residential development in this area. 

o Policy LU.13.9. Use open space and FUTS trails to provide walking and biking links from 
residential uses to employment, shopping, schools, parks, and neighborhoods. 
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The FUTS trail that exists to the west of the proposed development is planned to be extended east 
to connect the established neighborhoods west of Lake Mary Road to the intersection at High 
Country Trail, where pedestrians and bicycles are able to access employment and services with 
public transit. The proposed development includes the construction of the FUTS trail extension for 
beyond merely the width of the Property, extending to connect to its existing termination points east 
and west of the site subject to the permission and approval of the Ponderosa Trails HOA. 

Goal T.1. Improve mobility and access throughout the region. 

o Policy T.1.6. Provide and promote strategies that increase alternate modes of travel and 
demand for vehicular travel to reduce peak period traffic. 

The proposed development will place residents within walking distance of two bus routes and a 
FUTS path. The applicant is coordinating with the Northern Arizona Intergovernmental Public 
Transportation Authority (NAIPTA) to improve the Mountain Line bus route along High Country 
Trail. Per NAIPTA’s request, the applicant will pour concrete pads for new bus stops on both the 
north and south sides of High Country Trail to provide more convenient and efficient access to 
public transit. 

Goal T.2. Improve transportation safety and efficiency for all modes. 

o Policy T.2.1. Design infrastructure to provide safe and efficient movement of vehicles, 
pedestrians, bicycles, and pedestrians. 

The site design provides clear pedestrian paths between each of the buildings and to the FUTS trail 
along High Country Trail. Pedestrian pathways will be striped where there are no sidewalks across 
parking drive aisles to provide clearly marked and safe crossing areas for pedestrians and to alert 
vehicles to the potential presence of pedestrians crossing. Many sidewalks are provided between 
buildings and leading to the clubhouse and leasing area which are isolated from drive aisles and 
parking areas. 

Goal T.5. Increase the availability and use of pedestrian infrastructure, including FUTS, as a critical 
element of a safe and livable community. 

o Policy T.5.4. Design streets with continuous pedestrian infrastructure of sufficient width to 
provide safe, accessible use and opportunities for shelter. 

The existing sidewalks on the south side of High Country Trail, along with the new FUTS path that 
will constructed to extend beyond the width of the Property and connect to its existing termination 
points east and west of the site, are accessible from the proposed development and adjacent 
neighborhoods. This pedestrian infrastructure provides safe, accessible paths from Lake Mary 
Road into the neighborhood. 

Goal T.6. Provide for bicycling as a safe and efficient means of transportation and recreation. 

o Policy T.6.2. Establish and maintain a comprehensive, consistent, and highly connected 
system of bikeways and FUTS trails. 
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As discussed above, the proposed development will extend the FUTS trail as identified by the 
Flagstaff Urban Trails System map. This extension will bring the “High Country Trail” to full 
connectivity between the “Bow and Arrow Trail” to the east and the “Ponderosa Trail” to the west. 
The “Ponderosa Trail” leads to recreational trails at Fort Tuthill. The “Bow and Arrow Trail” connects 
to other trails that lead to Northern Arizona University. 

Goal NH.3. Make available a variety of housing types at different price points, to provide housing 
opportunity for all economic sectors. 

o Policy NH.3.1. Provide a variety of housing types throughout the City and region, including 
purchase and rental options, to expand the choices available to meet the financial and 
lifestyle needs of our diverse population. 

The units proposed for affordable housing will permanently serve residents earning 80% of the 
area median income or less. For a single individual, that annual income limit is $42,800 as of 
HUD guidance in 2019 

Flagstaff Housing staff identified one-bedroom units for the proposed development to help fill a 
need in the community. There is a great demand for affordable rental housing in Flagstaff. When 
included in a development with market rate units, affordable housing units become a possibility 
with the current costs of development and demand for developable land in Flagstaff. 

o Policy NH.6.1. Promote quality redevelopment and infill projects that are contextual with 
surrounding neighborhoods. When planning for redevelopment, the needs of existing 
residents should be addressed as early as possible in the development process. 

The MR zoning district was chosen instead of HR in the effort to blend new and existing buildings. 
The allowable building height of 35’ (40’ with a pitched roof) is appropriate given the existing multi-
family structures and allowable heights to the south. The Applicant will conduct neighborhood 
meeting(s) to introduce the approved site plan and architectural renderings of their proposed multi-
family project. When both parties arrive at a final design, the developer will present the plan to Council 
at a public hearing. 

The project conflicts with the following Goal and Policy. 

Goal E.2. Expand production and use of renewable energy. 

o Policy E.2.4. Encourage small-scale renewable energy production and use on the local level 
on appropriate residential, commercial, and industrial parcels. 

The client has incorporated small-scale renewable energy production into prior projects and 
continues to assess projects on a case by case basis. This project was assessed by the client as an 
opportunity to include small-scale energy production. There are certain restrictions on this 
development that make the introduction of solar difficult if not impossible. The required preservation 
of trees limits the opportunity for ground mounted solar arrays in undisturbed areas. Additionally, the 
APS easement occupying approximately 2.5 acres on the south end of High Country Trail prohibits 
vertical improvement in an area that could otherwise be considered for renewable energy production. 
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The applicant sees great value in meeting the policies and goals outlined by the Regional Plan and 
has made an effort to incorporate this policy but is unable to provide renewable energy for this project 
at this time. The Applicant will revisit and consider retrofitting the site to meet this policy after 
construction if the cost benefit analysis is improved at a later date.  The applicant has elected to 
participate in the City of Flagstaff’s Sustainable Building Program and will meet requirements 
associated with Water Resource Protection, Transportation/Air Quality, Waste Reduction During 
Construction, and Energy Efficiency. 

H. Location, Accessibility & Site Circulation 
 

As noted above, the Property is located west of the southwest corner of Lake Mary Road, a minor arterial, 
and High Country Trail, a major collector. A northbound Interstate 17 off ramp is located to the northeast of 
the Property. Access to the Property is solely from High Country Trail, along the north boundary of the 
proposed multi-family development. 

 

The anticipated traffic pattern would be to the east to access Lake Mary Road and the rest of the Flagstaff 
roadway network. There would be a limited number of westbound vehicles given the termination of High 
Country Trail/Pulliam Drive at the airport. Access to the property will be from two 30-foot driveway entrances 
on High Country Trail, the main entrance approximately 124 feet from the western property line and the 
secondary entrance approximately 199 feet from the eastern property line. The driveways are approximately 
440 feet apart, exceeding the code requirements for driveway spacing. There is no vehicular access to the 
Property from its west, north or east sides. The main community entrance is aligned with the rental office and 
community amenity area. The main drive aisle serving the community will circulate around a majority of the 
residential units with additional individual drive aisles serving each building. Surface parking is provided for 
residents and guests throughout the site. 

 

The Applicant has worked with CivTech, a registered traffic engineer, to prepare a traffic statement (“TIS”) 
for the proposed project which has been submitted to the city. The TIS concludes the following: 

• The trip generations revealed that the proposed development could generate a total of 644 trips per 
day with 42 trips (19 in/23 out) generated during the AM peak hour and 71 trips (37 in/34 out) 
generated during the PM peak hour. 

• The results of the intersection capacity analysis that all study intersections are expected to operate 
with acceptable levels of service (LOS C or better). The intersection of Lake Mary Road and High 
Country Trail should continue to operate at overall LOS B or better; therefore, no mitigation 
measures are warranted or recommended. 

• Since not more than three (3) right turns per hour are expected at either site driveway during either 
peak hour, per the City of Flagstaff’s Engineering Design Standards Section 13-10-010 (Streets), 
eastbound right-turn lanes are not warranted on High Country Trail approaching either of the two 
proposed site accesses. 

 

• Two of the existing three turn lanes at the intersection of Lake Mary Road and High Country Trail 
provide sufficient storage using the AASHTO method. The eastbound left turn movement from High 
Country Trail onto Lake Mary Road could require additional storage capacity. Drivers could use the 
existing CTWLTL on the approach as additional storage. If the CTWLTL on High Country Trail is re-
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striped to extend the existing left turn lane, CivTech recommends that it not be striped to provide 
more than 300 feet of storage, a typical maximum turn lane length. 

• Sufficient sight distances to and from Access B appear to be available. In the first submittal of this 
statement, CivTech recommended the relocation of Access A. On the current site plan, not only has 
the driveway been relocated slightly, CivTech understands that the development will eliminate much 
of the sloping terrain that was of primary concern, allowing adequate sight visibility to be provided. 
Thus, CivTech concludes that the final, engineered location of the driveway established by the civil 
engineer provides the required sight distances. 

• CivTech recommends that sight visibility triangles at the site driveway be provided per AASHTO 
guidelines. In addition, within designated sight visibility triangles, landscaping should be maintained 
at a maximum of two (2) feet in height. Tree branches lower than seven (7) feet should be trimmed 
and maintained to meet current acceptable landscape requirements. 

 

The Applicant and its traffic engineer will work with the city to design and implement the recommendations in 
the TIS and in a manner that meets City Codes and guidelines. To address the traffic engineer’s conclusion 
regarding required sight visibility triangles to meet AASHTO guidelines, the eastern driveway was modified 
during the site plan review process and reviewed by city staff to ensure it meets standards. 

 

The Property is ideally located for the proposed residential development given the proximity to Northern 
Arizona University and other Flagstaff employers. Additionally, the eastern driveway is approximately 600 
feet from the Mountain Line Route 4 and 14 bus stops at Lake Mary Road and High Country Trail, providing 
convenient access to public transportation for community residents. 

 
I. Analysis of Public Good 

As proposed, Aura Flagstaff helps achieve many of the Regional Plan’s goals and policies. The proposed 
development provides additional market rate and affordable rental housing on a long vacant infill parcel that 
will add civic open space and extend the FUTS network. Aura Flagstaff will also participate in the City of 
Flagstaff Crime Free Multi-Housing Program which will be implemented at the time of construction, by working 
with the Police Department to train community management and ensure best practices for crime free housing 
are standard protocol for the management and operation of the Property. Additionally, the resource protection 
easement to be placed on the acreage north if High Country Trail, ensures the historical significance of the 
Auza family homestead and its natural resources are preserved on land that could otherwise be redeveloped 
and the tree resources and open space diminished along this portion of High Country Trail. The development 
will participate in both the City of Flagstaff’s Affordable Housing Program and Sustainable Building Program.  
Aura Flagstaff enhances the public good, and does not threaten public health, safety, or convenience in a 
major way. 
 
J. Public Utilities Analysis 

There is no existing infrastructure for water and sewer on-site. The on-site sewer and water will be designed 
and built for this Project. The Water and Sewer Impact Analysis, completed by the City on June 1, 2018, 
indicates adequate Fire Hydrant pressure and sewer system capacity for the proposed infrastructure. No off- 
site infrastructure improvements other than to serve the intent of this Site Plan are required of this 
development. All proposed infrastructure will be constructed to City of Flagstaff and A.D.E.Q. Standards. Dry 
utilities will utilize the City Trench Engineering Detail 09-01-032. 
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K. Community Benefit 

This proposal includes the extension and completion of the “Ponderosa Trail” FUTS trail along High Country 
Trail, the addition of civic open space along the south side of High Country Trail and 20 permanent affordable 
residential units to benefit the Flagstaff area. While a majority of the residential units under this proposal will 
be market rate, (20% of the maximum base density) will be affordable to those at or below 80% of the area 
median income (AMI), which the local housing market is not offering currently. The Applicant has worked with 
City staff to identify the greatest need in the community for the type of affordable units. City staff has identified 
the following types of units for Aura Flagstaff to help fill a void in the community and serve the public. 

 Unit Mix  

Unit Size Designated for Program Total in Project 

One bedroom 14 112 
Two bedroom 6 48 

 
The addition of the Aura Flagstaff affordable units will help fulfill the much-needed permanent affordable 
housing needs of families and individuals in Flagstaff. 

 
Further, this project is a part of the U.S. Department of Housing and Urban Development (“HUD”) 221d4 
program which is a loan program for multi-family developments that targets projects with rental units to serve 
mid-income tenants. A project under this program must be located in an area that is shown to have excess 
demand for housing to be approved. HUD has completed research on the Flagstaff market and the rental 
housing demand, which as of 2016, when the latest report was published, had not been met. The developer 
of this project has been required to produce their own market analysis to clearly demonstrate the need for 
the proposed development to be qualified for this HUD funding program. This project clearly demonstrates 
the benefit to the community through new housing options identified by the Federal Government as 
necessary. 
 
L. Bonus Incentives 
 
As noted above, the applicant will be utilizing both affordable housing and sustainable building bonuses as 
follows: 

• Affordable Housing Density Bonus: The applicant is providing 20 affordable housing units in the 
project (20% of the maximum base density) to utilize the 45% density bonus permitted by Section 
10-30.20.040 of the Zoning Code. 

• Affordable Housing Parking Reduction: Section 10-50.80.040 of the Zoning Code allows for a 
reduction in typical parking requirements for affordable housing units. As indicated on the site plan 
parking table, the applicant is providing 1.0 spaces per one-bedroom unit and 1.5 spaces per two-
bedroom unit in conformance with Table 10-50.80.040.A.  In total, the applicant is allocating a total of 
23 parking spaces for the affordable housing units – 14 spaces for 14 one-bedroom units and 9 
spaces for 6 two-bedroom units. 

• Affordable Housing Tree Resource Protection Reduction: By providing 20 units with permanent 
affordability and utilizing sustainable building incentives, the applicant is reducing its required forest 
resource protection from 50% to 25% per Table 10-30.20.040.B in the Zoning Code. 
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• Sustainable Building Density Bonus: Pursuant to Section 10-30.70.030 of the Zoning Code, seventy 
five percent (75%) of the applicant’s units will meet a HERS 50 standard to utilize the corresponding 
20% density bonus of 20 units.  Accordingly, the development will meet the minimum sustainable 
building standards outlined in Section 10.30.70.040 of the Zoning Code: 

o Water Resource Protection:  

▪ The landscape design for the development shall not include an oasis zone 
(hydrozone 1) as otherwise permitted in Section 10-50.60.050(C), Oasis Allowance, 
and Section 10-50.60.060, Hydrozones. 

o Transportation/Air Quality: All 3 will be implemented 

▪ The development site is located within at least one-quarter mile of a bus stop; or 

▪ The development is located within at least one-quarter mile of a FUTS trail or 
connected to it; or 

▪ Residential electrical systems are designed for electric vehicle charging. 

o Waste Reduction During Construction 

▪ A plan for the recycling or reuse of all paper, cardboard, plastics, and metals; 

▪ A plan for the recycling or reuse of all lumber scraps so that they are diverted from 
the landfill 

o Energy Efficiency: 

▪ An applicant applying the HERS rating system to receive the density bonuses 
allowed under Section 10-30.70.030, Density Bonus, shall obtain independent third-
party verification that the minimum HERS rating has been achieved before the 
density bonus is applied, to the satisfaction of the Director and the Building Official. 

 

M. Conclusion 
 

This proposal brings a quality project to Flagstaff that provides amenities to the public, and most importantly, 
helps meet the ongoing critical housing needs of the greater community. The application is consistent with 
the goals and policies of the Regional Plan and addresses the need for additional market rate and affordable 
rental housing units identified by the city and HUD. The Applicant requests approval of this zoning 
amendment application. This rezoning will allow a reasonable opportunity to develop the Property for its 
highest and best use. 
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SITE PLAN

LOCATED IN A PORTION THE SE1/4 OF SECTION 29,

TOWNSHIP 21 NORTH, RANGE 7 EAST, G&S.R.M.
FLAGSTAFF, COCONINO COUNTY, ARIZONA

AURA FLAGSTAFF
FOR

FIRE PREVENTION
A NFPA 13R FIRE SPRINKLER SYSTEM IS REQUIRED FOR
THIS PROJECT.  ADDITIONALLY, A FIRE ALARM SYSTEM

DESIGNED IN ACCORDANCE WITH NFPA 72 NATIONAL FIRE
ALARM AND SIGNALING CODE IS REQUIRED.

P.U.E.'s FOR WATER & SEWER
EASEMENTS ARE NOT FULLY LABELED FOR CLARITY:

(2) UTILITY LINES = 26' WIDE P.U.E.
(1) UTILITY LINE = 20' WIDE P.U.E.

FIRE HYDRANT LINES = 8' WIDE P.U.E. EXTENDED 4' BEYOND F.H.
WATER METER = 6' WIDE P.U.E. EXTENDED 4' BEYOND W.M.

AND A PORTION THE NE1/4 OF SECTION 32,

NOT FOR CONSTRUCTION

PRELIMINARY

OR RECORDING

NOT FOR CONSTRUCTION

PRELIMINARY

OR RECORDING
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PONDEROSA
TRAILS

PONDEROSA TRAILS
UNIT 1

TRACT "J"
105-06-105A

ZONE: HR
SK5-ELA LLC

105-06-105A
ZONE: HR

SK5-ELA LLC

ABBREVIATIONS

BACKFLOW PREVENTION
BACKFLOW PREVENTION SHALL BE IN ACCORDANCE WITH

CITY CODE SECTION 7-03-001-0015

ALL NEW 8" WATER & SEWER MAINS SHALL BE PUBLIC.

PUBLIC WATER & SEWER MAINS

ALL NEW SEWER SERVICES SHALL BE 4" MINIMUM AND ALL
NEW WATER SERVICES SHALL BE A 2" TO THE LARGER

BUILDINGS AND 1" WATER SERVICE TO THE CLUBHOUSE.   FIRE
SPRINKLER LINE SIZE SHALL BE 4" MINIMUM.

WATER & SEWER SERVICES

FIRE SPRINKLER ROOMS
FIRE RISER ROOMS ARE IDENTIFIED AS "F.S.R"

FIRE DEPARTMENT CONNECTION
FIRE DEPARTMENT CONNECTIONS ARE IDENTIFIED AS

"F.D.C. #".  # INDICATES BUILDING NUMBER, "CH"
INDICATES CLUBHOUSE, "F" INDICATES FITNESS

BUILDING.

112-05-011
AUZA FLAGSTAFF LLC

416,397 S.F.
9.5592± ACRES

112-05-011
AUZA FLAGSTAFF LLC

416,397 S.F.
9.5592± ACRES

112-05-001W
AUZA FLAGSTAFF LLC

63,210 S.F.
1.4511± ACRES

HIGH COUNTRY TRAIL

BLDG 1
FF=31.50

BLDG 7
FF=36.70

BLDG 3
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FITNESS
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112-05-001W
AUZA FLAGSTAFF LLC

63,210 S.F.
1.4511± ACRES

TREE

RESOURCE EASEMENT

AND

AUZA FAMILY USE EASEMENT
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112-05-001W

AUZA FLAGSTAFF LLC

63,210 S.F.

1.4511± ACRES

112-05-007B

AUZA FLAGSTAFF LLC

130,600 S.F.

2.9982± ACRES
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PONDEROSA TRAILS

UNIT 1

105-06-105A

ZONE: HR

SK5-ELA LLC

112-09-001E, AUZA FLAGSTAFF LLC

347,395 S.F., 7.9751± ACRES

105-06-105A

ZONE: HR

SK5-ELA LLC

112-05-011

AUZA FLAGSTAFF LLC

416,397 S.F.

9.5592± ACRES

112-05-011

AUZA FLAGSTAFF LLC

416,397 S.F.

9.5592± ACRES

THERE IS NO SLOPE GREATER THAN 17% PER
10-50.90.050, FIGURE "A" STEEP SLOPE IDENTIFICATION

METHODOLOGY.

SLOPE INFORMATION

PONDEROSA

TRAILS

TRACT "J"

PRE DEVELOPMENT TREE POINTS

167 =4 POINT TREES
2 POINT TREES
1 POINT TREES =

=
x

x
x

25
139

25 =20 POINT TREES
8 POINT TREES =

x
x163

4

1
2

20
8

668

25
278

500
1304

=TOTAL TREE POINTS 2775
=50% OF TOTAL 1388
=50% REDUCTION FOR 694

CAT. 1 AFFORDABLE HOUSING

TREE RESOURCE EASEMENT AND
AUZA FAMILY USE EASEMENT
(SHADED AREA)

TREE RESOURCE EASEMENT AND
AUZA FAMILY USE EASEMENT
(SHADED AREA)
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POST DEVELOPMENT RESOURCES

LOCATED IN A PORTION THE SE1/4 OF SECTION 29,

TOWNSHIP 21 NORTH, RANGE 7 EAST, G&S.R.M.
FLAGSTAFF, COCONINO COUNTY, ARIZONA

AURA FLAGSTAFF
FOR

AND A PORTION THE NE1/4 OF SECTION 32,
NOT FOR CONSTRUCTION

PRELIMINARY

OR RECORDING

NOT FOR CONSTRUCTION

PRELIMINARY

OR RECORDING

112-05-011

AUZA FLAGSTAFF LLC

416,397 S.F.

9.5592± ACRES

EX TREE TO REMAIN

EX TREE TO BE REMOVED

TREE LEGEND

112-05-007B

AUZA FLAGSTAFF LLC

130,600 S.F.

2.9982± ACRES
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PONDEROSA TRAILS

UNIT 1

105-06-105A

ZONE: HR

SK5-ELA LLC

112-09-001E, AUZA FLAGSTAFF LLC

347,395 S.F., 7.9751± ACRES

105-06-105A

ZONE: HR

SK5-ELA LLC

112-05-011

AUZA FLAGSTAFF LLC

416,397 S.F.

9.5592± ACRES

PONDEROSA

TRAILS

TRACT "J"

PRE DEVELOPMENT TREE POINTS

POST DEVELOPMENT TREE POINTS

167 =4 POINT TREES
2 POINT TREES
1 POINT TREES =

=
x

x
x

25
139

25 =20 POINT TREES
8 POINT TREES =

x
x163

4

1
2

20
8

668

25
278

500
1304

=TOTAL TREE POINTS 2775

28 =4 POINT TREES
2 POINT TREES
1 POINT TREES =

=
x

x
x

11
33

11 =20 POINT TREES
8 POINT TREES =

x
x47

4

1
2

20
8

122

11
66

220
376

=SUB TOTAL TREE POINTS 785

=50% OF TOTAL 1388

=EXCESS SLOPE POINTS 0
=TOTAL TREE POINTS 781
=TREE SAVE PERCENTAGE 28.28%

=50% REDUCTION FOR 694
CAT. 1 AFFORDABLE HOUSING

BLDG 1
FF=31.50

BLDG 7
FF=36.70

BLDG 3
FF=34.50

BLDG 2
FF=33.50

BLDG 6
FF=36.70

BLDG 5
FF=33.00

BLDG 4
FF=34.50

C
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O

U
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F
F

=
3

3
.75

FF=33.25 FITNESS
FF=33.10

TREE RESOURCE EASEMENT AND
AUZA FAMILY USE EASEMENT
(SHADED AREA)

TREE RESOURCE EASEMENT AND
AUZA FAMILY USE EASEMENT
(SHADED AREA)
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Planning & Zoning Commission 6. A.        
Meeting Date: 12/09/2020  
From: Tiffany Antol, Planning Director

Information
TITLE:
A Development Master Plan application from Reich Brothers, LLC, to redevelop approximately 12.70
acres located at 1600 East Butler Avenue for a master-planned commercial shopping center on the south
approximate 7.71 acres, and future industrial/business park on the north 4.99 acres.

STAFF RECOMMENDED ACTION:
Development Master Plans are only required to be approved by the Planning & Zoning Commission
when they are preceded by a subdivision plat or a zoning map amendment.  At this time neither is
proposed for this location.  Staff and the applicant are looking for comments or concerns from the
Planning and Zoning Commission prior to the submittal of a site plan and conditional use permit
application for the proposed development.

Executive Summary:
The applicant proposes to redevelop the site as two development units in three phases. The applicant
proposes a master-planned commercial shopping center on the south approximate 7.71 acres adjacent
to Butler Avenue, and an industrial/business park on the north 4.99 acres adjacent to the existing BNSF
rail line and spur.

Attachments
Staff Report 
Project Narrative 
1600 E Butler Development Master Plan 



PLANNING AND DEVELOPMENT SERVICES REPORT 
DEVELOPMENT MASTER PLAN 

 
PZ-20-00071-02 DATE: November 30, 2020 
 MEETING DATE: December 9, 2020 
 REPORT BY: Tiffany Antol, AICP 

REQUEST: 

A Development Master Plan application from Reich Brothers, LLC, to redevelop approximately 12.70 acres located at 1600 
East Butler Avenue for a master-planned commercial shopping center on the south approximate 7.71 acres, and future 
industrial/business park on the north 4.99 acres. 

STAFF RECOMMENDATION:  

Development Master Plans are only required to be approved by the Planning & Zoning Commission when they are preceded 
by a subdivision plat or a zoning map amendment.  At this time neither is proposed for this location.  Staff and the applicant 
are looking for comments or concerns from the Planning and Zoning Commission prior to the submittal of a site plan and 
conditional use permit application for the proposed development. 

PRESENT LAND USE: 

The subject site contains a former tissue manufacturing facility, which closed in June 2017 and has since remained vacant. The 
site is located in the Light Industrial (LI) zone.  

PROPOSED LAND USE: 

The applicant proposes a commercial shopping center on the south approximate 7.71 acres adjacent to Butler Avenue, 
including an approximately 58,100 square-foot anchor building at the southeast corner of the site and an approximately 
18,240 square-foot multi-tenant commercial/retail building at the southwest corner of the site. On the north 4.99 acres 
adjacent to the BNSF rail line and spur, the applicant proposes an approximately 50,000 square-foot industrial/business park. 
Also proposed are on-site parking and public civic and pedestrian-oriented spaces. The principle site entrance for the 
commercial buildings is proposed at the approximate mid-point of the Butler Avenue frontage, with second and third points 
of access at Babbitt Drive to the east and on Butler Avenue at the southwest corner of the site, respectively. 

NEIGHBORHOOD DEVELOPMENT: 

North: BNSF rail line. 
East: City-owned and operated recycling facility in the Light Industrial (LI) zone. 
South: Hardware store in the Light Industrial-Open (LI-Open) zone, and automotive repair shops, offices, and veterinary 

clinic, all in the Light Industrial (LI) zone. 
West: GO AZ Motorcycles dealership in the Light Industrial (LI) zone. 
 
DEVELOPMENT MASTER PLAN (DMP) 

The purpose of a Development Master Plan (DMP) as set forth in Section 11-20.80.010 of the Zoning Code is to establish a 
comprehensive, preliminary master plan for the development of a large or complicated land area, which may be developed in 
progressive steps or as a planned development. An application for a DMP shall be submitted to the Planning Director and shall 
be reviewed and a recommendation prepared. The Director shall approve or disapprove the DMP pursuant to the provisions 
set forth in Section 11-20.80.010 of the Zoning Code. Following action by the Director, the DMP shall be submitted to the 
Planning and Zoning Commission for its review and approval. If the DMP is not approved by the Planning and Zoning 
Commission, the applicant may appeal to the City Council. 

This DMP should establish the location and acreage of land use types (commercial, industrial); the general building location 
and size; the general circulation pattern, parking, and access; the general layout of water, sewer, and storm drainage; the 
general pedestrian and bicyclist circulation system concept; and the proposed phasing and anticipated time frame for such 
development. Final building footprints, sizes, and floor plans, uses and users/tenants, architecture, colors, and materials, 
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hardscape and landscaping, lighting, civic space, amenities, building and monument signage, and other similar site 
improvements will be determined during Concept Plan Review and Site Plan Review. 

FINDINGS 

There are no required findings for a Development Master Plan.   

PROJECT INTRODUCTION/BACKGROUND: 

The applicant proposes to redevelop the site as two development units in three phases. The applicant proposes a master-
planned commercial shopping center on the south approximate 7.71 acres adjacent to Butler Avenue, and an 
industrial/business park on the north 4.99 acres adjacent to the existing BNSF rail line and spur.  

The applicant is proposing the south approximate 7.71 acres to accommodate a variety of commercial/retail, employment, 
restaurant, and/or services uses. Specifically, an approximately 58,100 square-foot anchor building is planned at the southeast 
corner of the site. This building is intended to accommodate Kohl’s, which intends on relocating from its current location at 
500 W. Forest Meadows Street. A freestanding approximately 18,240 square-foot multi-tenant building is planned at the 
southwest corner of the site capable of supporting commercial/retail, restaurant, and/or service uses. Both the anchor and 
multi-tenant buildings are positioned along the Butler Avenue frontage. The southernmost suite within the multi-tenant 
building can accommodate a restaurant or coffee shop with outdoor dining. Associated site improvements, such as 
landscaping, parking, lighting, and infrastructure will also be provided. Additionally, redevelopment of the south 7.71 acres 
will include the removal of the BNSF rail spur near the southeast corner of the site. 

The applicant is proposing to maintain the north approximate 4.99 acres for a variety of light industrial and/or business park 

uses, which can have access to the BNSF rail line and spur along the north property line. A backwards “L” shaped 

approximately 19,200 square-foot building is planned at the northwest corner of the Property. An “L” shaped approximately 

30,000 square-foot building is planned at the northeast corner of the Property. Both buildings are oriented around a motor 

court in order to screen truck maneuvering, loading doors and/or bays, etc., from the planned commercial/retail, 

employment, restaurant, and/or service uses to the south. Building entrances are oriented toward a centrally located 

surface parking lot between the two buildings, which will include landscaping and lighting. Associated site improvements, 

such as landscaping, parking, lighting, and infrastructure, will also be provided. The site plan also includes an east-west 

pedestrian-oriented public civic space and landscape buffer between the two development units to serve as a land use 

transition between the development units.  

FLAGSTAFF REGIONAL PLAN 

The subject site is located partially within and is affiliated with a Future Regional Scale Suburban Activity Center (S19) 

within the Existing Employment Area Type.    

CITY OF FLAGSTAFF ZONING CODE 

Allowed Uses (Table 10-40.30.050.B) 

In order to accommodate general commercial and restaurant/café uses as proposed within the south approximate 7.71 acres 
of the site, the applicant must obtain a Conditional Use Permit. These commercial uses are permitted in the Light Industrial 
zone subject to obtaining a Conditional Use Permit in accordance with Section 10-40.30.050.B of the Zoning Code (page 10-
4.30-21). 

Building Form and Property Development Standards (Table 10-40.30.050.C) 

Buildings within the Light Industrial (LI) zone are required to meet a 25-foot front setback except when the property 

fronts an arterial or collector level roadway, in which case, a 15-foot minimum setback is required.  The proposed 

buildings meet the required front setback requirements.  The closest building edge is 25 feet from the front property 
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line.  Maximum building height for the LI zone is 60 feet.  Staff has not yet reviewed elevations for the proposed 

buildings, but the application indicates single-story buildings which should meet the maximum building height allowance 

for the zone.  There are no lot coverage standards for the LI zone, but there is a maximum Gross Floor Area Ratio (GFAR) 

of 1.50.  The proposed GFAR for the entire site is .23.   

Site Planning Standards 

In accordance with Section 10-30.60.030 of the Zoning Code, a site analysis is included, a copy of which is attached, that 

considers the topography of the site, solar orientation, existing/native vegetation types and relative quality, view 

corridors, climate, subsurface conditions, drainage swales and stream corridor, and the building environment and land 

use context.  Implementation of the findings of the site analysis will be ensured during the review of a more detailed site 

plan submittal. 

Civic Space Standards 

In accordance with Section 10-30.60.090.B.1.a of the Zoning Code, nonresidential developments larger than 20,000 

square feet in gross floor area are required to provide a minimum of five percent of the Development Site Area as 

outdoor pedestrian amenity space that serves as a transition space between a parking area and the entrances to a 

building.  The total Development Site Area is 12.70 acres which requires a minimum of 27,669 square feet of civic space.    

The DMP identifies the minimum civic space required and includes two landscaped pathways that extend from the 

Butler Avenue sidewalk to the entrances of the anchor and multi-tenant buildings, as well as pedestrian-oriented and 

public civic spaces located at the fronts of both buildings. The civic spaces will include enhanced hardscape, landscaping, 

pedestrian scale lighting, and/or streetscape furnishings, such as benches, shade overhangs, or bicycle parking.  

Parking Standards, Parking Lots, Driveways, and Service Areas 

Building entrances are oriented toward a centrally located surface parking lot between the anchor and multi-tenant 

buildings. The surface parking lot is setback from Butler Avenue behind the front façade of the buildings and planned to 

include decorative screen walls, along with a civic space area and landscape buffer. A pedestrian pathway extending 

through the central parking field will be raised (except within drive aisles) and include landscape zones on each side.  

Primary access to the site will be provided via a new driveway located at the approximate mid-point of the Butler 

Avenue frontage. A new, second point of access is planned at Babbitt Drive to the east, which is currently used by the 

City recycling facility. The applicant anticipates that this new point of access will be improved from one northbound thru 

lane, one southbound left turn lane, and one southbound thru lane to a signalized one northbound thru lane, two 

southbound left turn lanes, and one southbound thru lane. The dual southbound left turn lanes are anticipated to 

provide 100 feet of queueing each. Most vehicles accessing the commercial portion of the project will likely use one of 

these two driveways on Butler Avenue. A third point of access off of Butler Avenue is provided via an existing driveway 

at the southwest corner of the Property.  The location of all three access points is still conceptual in nature and final 

approval is dependent upon the approval of a Traffic Impact Analysis for the site and proposed development.  One of 

the proposed access points (Babbitt Drive) will require an additional easement from the City of Flagstaff prior to final 

approval. 

The DMP shows a total of 405 vehicle parking spaces, 22 bicycle parking spaces, and 4 vehicle spaces stubbed for EV 

charging  for the entire development when all phases are constructed.  Phases One and Two will require a total of 305 

spaces based on the requirements for Shopping Centers with a Restaurant (1 space per 250 square feet of gross floor 

area).  The Zoning Code allows a development to exceed the minimum parking by 5% without the use of structured 

parking.  This site plan includes the additional 5% as permitted by code.  Phase Three which is the industrial park portion 

of the development will have a total of 85 parking spaces (1 space per 600 square feet of gross floor area). 
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PHASING 

The applicant intends for the site to be redeveloped in approximately three phases. It is anticipated that Phase One of 

the development will include the anchor building together with the necessary on- and off-site work (landscaping, 

parking, infrastructure, etc.) and the portions of the civic space located south of the anchor building and its associated 

parking. Phase Two of the development consists of the multi-tenant building together with the necessary on- and off-

site work (landscaping, parking, infrastructure, etc.).  It is possible that Phase One or Phase Two be developed together. 

The 4.99 acres being maintained for future industrial and/or business park uses are intended to be developed as part of 

Phase Three of the development, or in an earlier phase as market conditions warrant. The footprints, orientation, square 

footage, etc., for the buildings shown on the site and phasing plans are preliminary and conceptual and may be modified 

at the time of the Concept and Site Plan Review. Specific plans and construction documents for each phase will be 

processed for City review and approval to ensure proper and orderly development. 

NEXT STEPS 

The Site Plan and Conditional Permit review will include an analysis of compatibility, architectural design standards, and 

landscaping, as well as the public systems impact analysis.  Water Services has already waived the requirement for a 

water/sewer impact analysis.   

Only a concept plan has been reviewed for Phase I and Phase II of the development as shown on the Development 

Master Plan.  A Site Plan review will need to be submitted next.  Once the Site Plan application has been reviewed and 

approved, a Conditional Use Permit application can be processed for the site including a hearing with the Planning & 

Zoning Commission. 

RECOMMENDATION 

As stated previously no formal approval is required for this application.  The applicant is looking for general feedback on 

their project before proceeding to the required site plan and conditional use permit applications.   
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Introduction.  Reich Brothers, LLC (“Reich Bros.”) requests approval of this Development Master 

Plan application (“DMP”) to redevelop the approximate 12.70 acres of property located at 1600 

East Butler Avenue, also known as Coconino County Assessor Parcel Numbers 104-07-001C 

and -005M.  See Aerial Map.  The Property is zoned Light Industrial (LI) and is not subject to 

any zoning overlays.  Existing improvements on the Property include the former SCA tissue 

manufacturing facility, which closed in June 2017.  The Property has remained vacant since. 

 

 
 

This DMP represents the first level of preliminary master site planning for the redevelopment 

of the Property, as well as establishes the overall project vision.  Additionally, the DMP is 

intended to establish the location and acreage of land use types (commercial, industrial); the 

general building location and size; the general circulation pattern, parking, and access; the 

general layout of water, sewer, and storm drainage; the general pedestrian and bicyclist 

circulation system concept; and the proposed phasing and anticipated time frame for such 

development.  Final building footprints, sizes, and floor plans, uses and users/tenants, 

architecture, colors, and materials, hardscape and landscaping, lighting, civic space, amenities, 
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building and monument signage, and other similar site improvements will be determined 

during Concept Plan Review and Site Plan Review. 

 

Reich Bros. is proposing to redevelop the Property as two development units that will be 

cohesively developed through this DMP.  Specifically, Reich Bros. is proposing a master-

planned commercial shopping center on the south approximate 7.71 acres adjacent to Butler 

Avenue and future industrial/business park on the north 4.99 acres adjacent to the BNSF rail 

line and spur.   

 

Context.  The Property is an infill parcel surrounded by existing development on all sides.  To 

the north is the BNSF rail line; to the east is City owned and operated recycling facility zoned 

LI; to the south across Butler Avenue is a hardware store zoned LI-Open, and automotive repair 

shops, offices, and veterinary clinic, all zoned LI; to the west is GO AZ Motorcycles dealership 

zoned LI.  Additionally, two BNSF rail spurs terminate on the Property—one near the northwest 

corner of the Property; the other near the southeast corner.  Moving further outward, notable 

uses include Hensley Beverage Company to the east, Sam’s Club to the southeast, and Central 

Arizona Supply, a plumbing showroom and warehouse, to the west. 

 

Development Master Plan / Site Plan.  The site plan has been designed such that it creates a 

unique sense of place and identity and provides opportunities for pedestrian activity and social 

interaction all within an integrated development plan.  The DMP is planned to include 

approximately 77,000 square-feet of commercial/retail, employment, restaurant, and/or service 

space and approximately 50,000 square-feet of future industrial and/or business park space.  

See Site Plan. 

 

Commercial/Retail, Employment, Restaurant, Service.  The south approximate 7.71 acres 

are planned to accommodate a variety of commercial/retail, employment, restaurant, 

and/or services uses.  Specifically, an approximately 58,100 square-foot anchor building 

is planned at the southeast corner of the Property.  This building is intended to 

accommodate Kohl’s, which intends on relocating from its current location at 500 Forest 

Meadows.  A freestanding, approximately 18,240 square-foot multi-tenant building is 

planned at the southwest corner of the Property capable of supporting a wide variety 

of commercial/retail, restaurant, and/or service uses.  Importantly, both the anchor and 

multi-tenant buildings are strategically pushed up against the Butler Avenue frontage 

to activate the streetscape and provide for strong pedestrian and visual connections 

between the buildings, surrounding street frontage, and public civic and pedestrian-

oriented spaces on the site.  Additionally, the southernmost suite within the multi-tenant 

building provides an opportunity for a restaurant or coffee shop, with the potential for 
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outdoor dining or similar opportunity, further activating the Butler Avenue streetscape.  

Associated site improvements, such as landscaping, parking, lighting, and infrastructure, 

will also be provided.   

 

Buildings will have a clear architectural relationship with each other, employing common 

high-quality building materials and architectural elements, while at the same time 

creating diversity and interest.  Additionally, consideration will be given to the 

architectural character and massing of the buildings visible from and adjacent to Butler 

Avenue to create attractive, visually interesting, and pedestrian-friendly building facades 

within a well-integrated composition.  These facades are planned to include highly 

visible customer entrances, transparent storefronts and display windows to create visual 

interest, and/or additional articulation, such as offsets, recesses, and/or projections with 

enough depth to create shadow lines.   

 

The site plan includes two wide, landscaped pathways that extend from the Butler 

Avenue sidewalk to the entrances of the anchor and multi-tenant buildings, as well as 

public civic spaces located at the fronts of both buildings, which are strategically 

oriented towards each other to create a visual and physical connection between the 

anchor building and the multi-tenant building.  The pathways encourage and facilitate 

pedestrian and other alternative modes of transportation to the site.  The civic spaces 

will include enhanced hardscape, landscaping, pedestrian scale lighting, and/or 

streetscape furnishings, such as benches, shade overhangs, or bicycle parking, creating 

an inviting experience for pedestrians and patrons.  

 

Building entrances are oriented toward a centrally located surface parking lot between 

the anchor and multi-tenant buildings.  This surface parking lot is intentionally setback 

from Butler Avenue behind the front façade of the buildings and planned to include 

decorative screen walls, along with an expansive civic space area and landscape buffer, 

so as not to dominate the Butler Avenue street frontage with parking, rather allowing 

the anchor and multi-tenant buildings to define and reinforce the streetscape.  A wide 

enhanced pedestrian pathway extending through the central parking field physical and 

visually connects the anchor and multi-tenant buildings, as well as the public civic 

spaces.  This pathway will be raised (except within drive aisles) and include landscape 

zones on each side to ensure safety, while creating a comfortable, shaded environment 

for pedestrians.  In addition to providing on-site pedestrian connectivity between the 

anchor and multi-tenant buildings, the pathway, along with the parking lot landscape 

islands and end-caps, effectively breaks-up the central parking field into smaller “sub” 

parking lots to avoid the appearance of a “sea” of surface parking. 
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Finally, redevelopment will include the removal of the BNSF rail spur near the southeast 

corner of the Property, as is located where the anchor tenant building is planned. 

 

Industrial / Business Park.  The site plan maintains the north approximate 4.99 acres for 

a variety of light industrial and/or business park uses, which can take advantage of the 

convenient access to the BNSF rail line and spur along the north property line.  

Specifically, a backwards “L” shaped, approximately 19,200 square-foot building 

(Building 1) is planned at the northwest corner of the Property.  An “L” shaped, 

approximately 30,000 square-foot building (Building 2) is planned at the northeast 

corner of the Property.  Both buildings are strategically “L” shaped and oriented around 

a motor court (within the apex of the “L”) intended to fully screen all truck maneuvering, 

loading doors and/or bays, etc. from the planned commercial/retail, employment, 

restaurant, and/or service uses to the south.  Building entrances are oriented toward a 

centrally located surface parking lot between Buildings 1 and 2, which will include 

landscaping and lighting.   Associated site improvements, such as landscaping, parking, 

lighting, and infrastructure, will also be provided.   

 

The on-site pedestrian network is further improved with pathways extending from the 

anchor and multi-tenant buildings and public civic spaces to an expansive east-west 

public civic space and landscape buffer between the development units, which also 

provides an appropriate land use transition between the development units.  It is 

anticipated this east-west public civic space will be improved with meandering 

pedestrian pathways and significant landscape enhancements. 

 

Access.  Primary access to the Property will be provided via a new driveway located at 

the approximate mid-point of the Butler Avenue frontage.  This driveway will be include 

distinctive landscaping elements to clearly define it as a gateway into the development.  

The orientation of the buildings’ entrances, enhanced landscaping, and project and/or 

wayfinding signage will help direct and encourage motorists to use this point of access.  

A new, second point of access is planned at Babbitt Drive, which is currently used by 

the City recycling facility to the east.  It is anticipated that this new point of access will 

be improved from one northbound thru lane, one southbound left turn lane, and one 

southbound thru lane to a signalized one northbound thru lane, two southbound left 

turn lanes, and one southbound thru lane.  The dual southbound left turn lanes are 

anticipated to provide 100 FT of queueing each.  Most vehicles accessing the 

commercial portion of the project will likely use one of these two driveways on Butler 

Avenue.  A third point of access off of Butler Avenue is provided via an existing driveway 
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at the southwest corner of the Property.  This point of access is intended for delivery 

trucks and access to the future industrial/business park uses.  Reich Bros. has and will 

continue to work with City Staff to coordinate shared access with the City recycling 

facility, including to obtain any necessary easement(s) and/or permit(s).   

 

Phasing.  The Property will be redeveloped in more than one phase.  It is anticipated that Phase 

One of the development will include the anchor building together with the necessary on- and 

off-site work (landscaping, parking, infrastructure, etc.) and the portions of the civic space 

located south of the anchor building and its associated parking.  Phase Two of the development 

may consist of the multi-tenant building together with the necessary on- and off-site work 

(landscaping, parking, infrastructure, etc.) and the civic space to the south, or may be 

developed as part of the Phase One or a future phase as market conditions warrant. The 4.99 

acres being maintained for future industrial and/or business park uses are intended to be 

developed as part of Phase Three of the development, or in an earlier phase as market 

conditions warrant.  The footprints, orientation, square-footage, etc. for the buildings shown 

on the site and phasing plans are preliminary and conceptual and intended to be illustrative of 

the character and quality of the development, and may be modified at time of Concept and 

Site Plan Review.  Specific plans and construction documents for each phase will be processed 

for review and approval by the City to ensure proper and orderly development. 

 

* * * 

 

Conditional Use Permit.  In accordance with Section 10-40.30.050.B of the Flagstaff Zoning 

Code (“Zoning Code”), general commercial and restaurant/café uses are permitted in the LI 

zoning district, subject to obtaining a Conditional Use Permit (“CUP”).  Reich Bros. will be 

applying for a CUP to allow for these uses within the south approximate 7.71 acres of the 

Property—the CUP will not be intended as a “blanket” CUP for the entire Property or to allow 

for commercial development within the north approximate 4.99 acres being maintained for 

light industrial and business parking uses. 
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24. FIRE RISER
25. FIRE DEPARTMENT CONNECTION
26. EXISTING  CITY 27" WATER TRANSMISSION MAIN LINE TO REMAIN. 20'

P.U.E. TO PROVIDED.
27. NEW WATER METER
28. NEW PRIVATE DOMESTIC AND FIRE WATER TO BUILDING
29. EXISTING WATER TAP
30. EXISTING WATER TO MRF PROPERTY
31. ABANDON EASEMENT

30. EXISTING GRAVITY SEWER
31. NEW 6" SEWER LINE

40. STREET EASEMENT
41. EXISTING UTILITIES EASEMENT

50. ARCHITECTURAL ROOF ELEMENT
51. EXISTING STORMWATER BASIN
52. PROPOSED BASIN ENLARGEMENT
53. STUBS FOR ELECTRIC CHARGING STATIONS, 2 DOUBLE LOADED
54. TRASH COMPACTORS
55. DUMPSTER LOCATION
56. BICYCLE PARKING
57. CIVIC SPACE

TW
ALP
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SITE PLAN

AS1.2

MAJOR RETAIL
58,099 SFMULTITENANT

18,240 SF

INDUSTRIAL 2
30,300 SF

INDUSTRIAL 1
19,200 SF

LIGHT INDUSTRIAL
RETAIL

RECYCLING
CENTER

E. BUTLER AVE.

74
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246 SPACES MAJOR RETAIL

85 SPACE LIGHT INDUSTRIAL

RESTAURANT

RESERVED PUBLIC SPACE
APPX 30,000 SF
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G
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O

C
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GENERAL NOTES
DEVELOPMENT AREA

COMMERCIAL USE: 7.71 ACRES (335,838 SF)
INDUSTRIAL USE: 4.99 ACRES (217,537.4 SF)

PROPOSED BUILDING TYPES: TYPE V, SPRINKLERED

BUILDING AREAS:
COMMERCIAL 58,099 SF MAJOR RETAIL

18,240 SF MULTITENANT W/ RESTAURANT
TOTAL 76,339 SF
INDUSTRIAL 49,500 SF
TOTAL ON SITE 125,839 SF

FLOOR AREA RATIO (SINGLE STORY STRUCTURES)
COMMERCIAL 76,339/335,838 = 0.227

0.25 FAR MAX ALLOWED
LIGHT INDUSTRIAL 49,500/217,537 = 0.227

1.50 FAR MAX ALLOWED

IMPERVIOUS CALCULATIONS
EXISTING IMPERVIOUS 290,336.40 SF
PROPOSED IMPERVIOUS 408,980.40 SF
NET INCREASE 118,594.00 SF

REQUIRED ADDITIONAL 1" LID VOLUME, SURFACE AREA: 9882.83 CF

PARKING CALCULATIONS
RETAIL: SHOPPING CENTER (SHARED PARKING WITH RESTAURANT)

1 PER 250 SF
58,099 + 18,240 = 76,339 SF RETAIL
/ 250 = 305 SPACES MIN + 5%  = 320 SPACES MAX
320 SHOWN (11 ADA)
16 BICYCLE SPACES

LIGHT INDUSTRIAL: MANUFACTURING/PROCESSING **
1 PER 600 SF
19,200 + 30,300 = 49,500 SF LIGHT INDUSTRIAL
/ 600 = 82 SPACES MIN + 5% = 86 SPACES MAX
85 SHOWN (5 ADA)
6 BICYCLE SPACES

LOT TOTAL 405 SPACES
3 RESERVED SPACES FOR FUTURE EV CHARGINGE
4 SPACES PROVIDED (2 DOUBLE LOADED STUBS)

PUBLIC SPACE CALCULATION
DEVELOPMENT AREA 12.70 ACRES (553,375.40 SF) x 5%
27668.77 SF REQUIRED AND PROVIDED

**NOTE: THIS ILLUSTRATES DEVELOPMENT FOR  THE MOST INTENSIVE USAGE
(MANUFACTURING/PROCESSING).  IF FINAL USE IS A LESS INTENSIVE USE
(WAREHOUSING, ETC), PARKING SPACES CAN BE REMOVED TO ADJUST
THE TOTAL NUMBER DOWN.

DRAINAGE ARROW
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KEYNOTES
1. STREET BUFFER, 10' MIN
2. PARKING LOT SCREENING
3. PARKING LOT SUBDIVIDING
4. PARKING LANDSCAPING
5. BUILDING FOUNDATION LANDSCAPING, 25' MAX
6. BICYCLE PARKING
7. PYLON SIGN
8. EXISTING RECLAIMED WATER
9. RECLAIMED WATER EXTENSION
10. CIVIC SPACE
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GENERAL NOTES
Landscaping.   The project site is fully developed.  Minimal landscaping exists,
mostly along the frontage, with some medium sized trees that can be saved.
The general neighborhood setting is urban/industrial.  All landscaped areas are
to be served by a drip type automatic piped irrigation system, to include
rainwater sensor.  Planting areas are to receive mulch or decomposed granite.
A. City requirements, buffer yards.  Street buffer yards are to be 10' deep

minimum. Peripheral buffer yards in light industrial zone are not required,
where abutting adjacent industrial uses.  One 15 gallon tree, three 5
gallon shrubs and two 1 gallon groundcovers are required for each 15' of
public street frontage.
Calculation:  864 LF/15 = 58 trees, 174 shrubs and 116 shrubs

B. City requirements, parking areas. 30 SF per parking space. Two 15 gallon
trees and four 5 gallon shrubs and four 1 gallon groundcovers required
per every 8 parking spaces.
Calculation light industrial:  At light industrial, 85 parking spaces are
provided.  At 1/8, this produces 11 units of two trees, four shrubs and
four groundcovers.  This totals 22 trees, 44 shrubs and 44 groundcovers,
to be located at the parking areas.  2,550 SF of parking lot landscaping
area is required.
Calculation commercial:  At commercial, 320 parking spaces are provided.
At 1/8, this produces 40 units of two trees, four shrubs and four
groundcovers.  This totals 80 trees, 160 shrubs and 160 groundcovers, to
be located at the parking areas.  2,550 SF of parking lot landscaping area
is required.

C. City requirements, parking screening.  Along public streets, provide 3 1/2'
wall or shrubbery.  Two five gallon shrubs per parking space required. 23
spaces at 2 per space = 46 total screening shrubs.

D. City requirements, building perimeter.   No existing trees are available for
perimeter credit.  One 15 gallon tree, two 5 gallon shrubs and two 1
gallon groundcovers are required for each 25' of building perimeter.
Calculation: Light industrial building 1--640 LF/25'= 26 trees, 52 shrubs
and 52 groundcovers;  Light industrial building 2 -820'/25' = 33 trees, 66
shrubs and 66 groundcovers; multi-tenant building--716 LF/25 = 29 trees,
58 shrubs and 58 groundcovers; Kohls 1,046/25 = 42 trees, 84 bushes and
84 shrubs.

E. City requirements, unused areas.  Disturbed area, unused areas and
drainage basins are to be hydroseeded per city requirements, with a mix
of native grasses and wildflowers.
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