
           

COMBINED SPECIAL MEETING/WORK SESSION AGENDA
 
 

COMBINED SPECIAL MEETING/WORK SESSION
TUESDAY
SEPTEMBER 28, 2021

  COUNCIL CHAMBERS
211 WEST ASPEN AVENUE

3:00 P.M.

 

ATTENTION
IN-PERSON AUDIENCES AT CITY COUNCIL MEETINGS HAVE RESUMED WITH LIMITED CAPACITY

The meetings will continue to be live streamed on the city's website
(https://www.flagstaff.az.gov/1461/Streaming-City-Council-Meetings)

***PUBLIC COMMENT***
WE ARE NO LONGER USING TELEPHONE COMMENTS

All verbal public comments will be given through a virtual public comment platform

If you want to provide a verbal comment during the Council Meeting, use the link below to join the
virtual public comment room.

VIRTUAL PUBLIC COMMENT WAITING ROOM
 

Written comments may be submitted to publiccomment@flagstaffaz.gov. All comments submitted
via email will be considered written comments and will be documented into the record as such.

AGENDA
           

1. Call to Order

NOTICE OF OPTION TO RECESS INTO EXECUTIVE SESSION
 
Pursuant to A.R.S. §38-431.02, notice is hereby given to the members of the City Council and
to the general public that, at this work session, the City Council may vote to go into executive
session, which will not be open to the public, for legal advice and discussion with the City’s
attorneys for legal advice on any item listed on the following agenda, pursuant to A.R.S.
§38-431.03(A)(3).

  

 

2. ROLL CALL
  
NOTE: One or more Councilmembers may be in attendance telephonically or by other
technological means.
  
MAYOR DEASY
VICE MAYOR DAGGETT
COUNCILMEMBER ASLAN
COUNCILMEMBER MCCARTHY

COUNCILMEMBER SALAS
COUNCILMEMBER SHIMONI
COUNCILMEMBER SWEET

  

 

https://www.flagstaff.az.gov/1461/Streaming-City-Council-Meetings
http://teams.microsoft.com/l/meetup-join/19%3ameeting_OGU5OTBmZTUtMzZhMS00Zjk4LWI1NjItMjgxMWMwYmE3NmMy%40thread.v2/0?context=%7b%22Tid%22%3a%225da727b9-fb88-48b4-aa07-2a40088a046d%22%2c%22Oid%22%3a%22092ff328-7f9a-4a81-ae2d-fba9ff4ca8ad%22%7d
mailto:publiccomment@flagstaffaz.gov


3. Pledge of Allegiance and Mission Statement 

MISSION STATEMENT
 

The mission of the City of Flagstaff is to protect and enhance the quality of life for all.

  

 

4. Recognition: Flagstaff Olympic Athletes   

 

5. Appeal of the Denial by the Planning Commission of PZ-19-00204-03: Appeal of the denial of
a Conditional Use Permit request from Miramonte Presidio LLC to establish a Planned
Residential Development (PRD) on Tract M within the Presidio in the Pines master planned
development.  The PRD consists of 39 multi-family residential units on 2.77 acres located at
2940 S Woody Mountain Road within the Highway Commercial (HC) zone.

 

STAFF RECOMMENDED ACTION:
  Staff does not have a recommended action, other than for Council to hear and decide the

appeal.
 

6. Adjournment   

 

WORK SESSION   

 

1. Call to Order

NOTICE OF OPTION TO RECESS INTO EXECUTIVE SESSION
 
Pursuant to A.R.S. §38-431.02, notice is hereby given to the members of the City Council and
to the general public that, at this work session, the City Council may vote to go into executive
session, which will not be open to the public, for legal advice and discussion with the City’s
attorneys for legal advice on any item listed on the following agenda, pursuant to A.R.S.
§38-431.03(A)(3).

  

 

2. Public Participation 

Public Participation enables the public to address the council about items that are not on the
prepared agenda. Public Participation appears on the agenda twice, at the beginning and at
the end of the work session. You may speak at one or the other, but not both. Anyone wishing
to comment at the meeting is asked to fill out a speaker card and submit it to the recording
clerk. When the item comes up on the agenda, your name will be called. You may address the
Council up to three times throughout the meeting, including comments made during Public
Participation. Please limit your remarks to three minutes per item to allow everyone to have an
opportunity to speak. At the discretion of the Chair, ten or more persons present at the meeting
and wishing to speak may appoint a representative who may have no more than fifteen
minutes to speak.

  

 

3. Review of Draft Agenda for the October 5, 2021 City Council Meeting

Citizens wishing to speak on agenda items not specifically called out by the City Council may
submit a speaker card for their items of interest to the recording clerk.

  

 



           

4. Update and Review of Flagstaff's Draft 10-Year Housing Plan
 

DESIRED OUTCOME:
  Informational only. 
 

5. Advancing Resilience in Flagstaff: Preliminary Discussion
 

STAFF RECOMMENDED ACTION:
  This is an informational update for discussion.
 

6. Public Participation   

 

7. Informational Items To/From Mayor, Council, and City Manager; future agenda item
requests

  

 

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                      ,
at                a.m./p.m. in accordance with the statement filed by the City Council with the City Clerk.

Dated this               day of                                       , 2021.

__________________________________________
Stacy Saltzburg, MMC, City Clerk
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CITY OF FLAGSTAFF
STAFF SUMMARY REPORT

To: The Honorable Mayor and Council

From: Tiffany Antol, Planning Development Manager

Date: 09/11/2021

Meeting Date: 09/28/2021

TITLE
Appeal of the Denial by the Planning Commission of PZ-19-00204-03: Appeal of the denial of a
Conditional Use Permit request from Miramonte Presidio LLC to establish a Planned Residential
Development (PRD) on Tract M within the Presidio in the Pines master planned development.  The PRD
consists of 39 multi-family residential units on 2.77 acres located at 2940 S Woody Mountain Road within
the Highway Commercial (HC) zone.

STAFF RECOMMENDED ACTION:
Staff does not have a recommended action, other than for Council to hear and decide the appeal.

EXECUTIVE SUMMARY:
Conditional Use Permit PZ-19-00204-03 was proposed to allow a Planned Residential Development
consisting of 39 multi-family residential units on 2.77 acres located at 2490 S Woody Mountain Road
within the Highway Commercial (HC) zone.

Section 10-40.30.040.B of the Flagstaff Zoning Code (Page 40.30-15), Allowed Uses, identifies Planned
Residential Development (PRD) as an allowed land use in the Highway Commercial (HC) zone subject to
the approval of a Conditional Use Permit (CUP) by the Planning and Zoning Commission.  In addition,
Section 10-40.60.280 of the Flagstaff Zoning Code (Page 40.60-52), Planned Residential Development,
lists additional requirements for the PRD related to building types and open space.

Council's role is to review the information presented, hear from the applicant and the public, and make a
decision on the CUP application in accordance with the findings.
 

INFORMATION:
I.Required Findings

 The City Council may approve the Conditional Use Permit only after making a finding that: 

A.Finding #1:

The conditional use is consistent with the objectives of the Zoning Code and the purpose of the Zone in
which the site is located.
 
“The Highway Commercial (HC) zone applies to areas of the City appropriate for a full range of
automobile-oriented services.  The development of commercial uses in addition to residential uses is
encouraged in the HC zone to provide diversity in housing choices; provided, that residential uses are
located above or behind commercial buildings so that they are buffered from adjoining highway



corridors.  The provisions of this zone are also intended to provide for convenient, controlled access and
parking, without increasing traffic burdens upon the adjacent streets and highways.  This zone is
designated primarily at the commercial corridors of the City, with the intention of making the City more
attractive as a tourist destination while providing needed commercial activity.”
 
The proposed Planned Residential Development land use is a permitted use in the Highway Commercial
(HC) zone with the issuance of a Conditional Use Permit.  The residential uses are not part of a
mixed-use development (which would be permitted without a CUP) and are not located above or behind
a commercial building on this site. The buildings are buffered from the adjacent highway and arterial road
corridor through the integration of the site into the Presidio in the Pines development creating a buffer for
the proposed residential development.  Because access to the arterial corridor is limited for this site, the
viability of the site being developed for commercial uses is limited. 

B.Finding #2

That granting the conditional use will not be detrimental to the public health, safety, or welfare.
 
If the proposed project is developed in accordance with City codes, standards, and requirements, the
project should not be detrimental to the public health, safety, or welfare. 
  

C.Finding #3

The characteristics of the conditional use as proposed, and as it may be conditioned, are
reasonably compatible with the types of uses permitted in the surrounding area.  The Conditional
Use Permit shall be issued only when the Planning Commission finds that the Applicant has
considered and adequately addressed the following to ensure that the proposed use will be
compatible with the surrounding area (Flagstaff Zoning Code Section 10-20.40.050.E.3):

Access, traffic, and pedestrian, bicycle, and vehicular circulation;
Adequacy of site and open space provisions, including resource protection standards, where
applicable;
Noise, light, visual, and other pollutants;
Proposed style and siting of structure(s), and relationship to the surrounding neighborhood;
Landscaping and screening provisions, including additional landscaping in excess of otherwise
applicable minimum requirements;
Impact on public utilities;
Signage and outdoor lighting;
Dedication and development of streets adjoining the property; and
Impacts on historical, prehistoric, or natural resources.

1.Access and Traffic; Pedestrian, Bicycle, and Vehicular Circulation

 Access to the site is provided from Presidio Drive South.  No traffic impact analysis was required for this
development as the density falls within the range of the of the original development approvals for
Presidio in the Pines which already mitigated its anticipated traffic impacts.  Pedestrian walkways are
provided from the sidewalk along Presidio Drive South to each of three proposed buildings as well as to
the other features on site including parking and trash facilities. 
 
The project is required to provide 73 off-street parking spaces; 74 spaces are provided on the site plan. 
The project must also provide four (4) ADA accessible spaces and two (2) EV-ready spaces as part of
the 74 total spaces.  The project is providing 12 bicycle parking spaces, which at 16% of the required
off-street parking spaces is greater than the 5% required by the Zoning Code.  The bike racks are
distributed evenly across the three buildings (four racks per building). 

2.Adequacy of Site/Open Space/Resource Provisions



 The development has a proposed density of 14.09 units per acre, which exceeds the minimum ten (10)
dwelling units per acre required by the Zoning Code and falls under the maximum allowed density of 29
units per acre.  As previously mentioned, this development is proposed to use the T4N.2 development
standards through the Planned Residential Development option.  Section 10-40.40.080.A of the Zoning
Code (Page 40.40-25) indicates that the primary intent is to create new walkable urban neighborhoods
that are in character with established neighborhoods through the integration of small footprint, medium
density building types that are likely smaller than those found in other zones. 
 
Section 10-50.110.150 of the Zoning Code (Page 50.110-20) establishes specific development standards
for Courtyard Apartments within a transect zone.  These standards include setbacks that are reduced
from the traditional zoning districts.  This development proposal meets the criteria of the Courtyard
Apartment standards.
 
In accordance with Section 10-50.90.020.A of the Zoning Code (Page 50.90-2), the subject property is
located within the established Resource Protection Overlay (RPO) zone.  When Presidio in the Pines
was initially entitled and platted, a Tree Resource Plan was submitted to and approved by the City. 
Specific resources were not identified for this site and a specific resource protection plan for this site was
provided in conjunction with the site plan for this application.  The development is required to preserve
30% of the resource trees; the approved resource protection plan shows the applicant will preserve
35.11% of the tree resources on site.  

3.Noise, Light, Visual, and Other Pollutants

In accordance with Section 10-50.70.040.B of the Zoning Code (Page 50.70-4), this development is
located within Lighting Zone 2.  In accordance with Table 10-50.70.050.A of the Zoning Code (Page
50.70-6), the maximum total lumens within Zone 2 is 50,000 lumens per acre. Lighting compliance will
be ensured during the building permit review process. A preliminary lighting plan has been provided and
is attached to this report.
 
It is not anticipated that the proposed development will generate noise, light, visual, or other pollutants. 

4.Style and Siting of Structure(s) and Relationship to Surrounding Neighborhood

 The approved Site Plan (PZ-19-00204-01) for Tract M proposes 39 residential units distributed across
three (3) 5,000 square foot, 3-story buildings.  The project will be developed as a Planned Residential
Development, which requires the applicant to apply Transect Zone, Building Type, and Private Frontage
Type standards.  The project will use T4N.2 Transect Zone, Courtyard Apartment Building Type, and
Forecourt Private Frontage Type standards.
 
The 39 units result in a density of 14.09 units per acre, which is within the permitted range of 10-22 units
per acre for properties in the HC Zone with the Resource Protection Overlay.  There are 13 units per
building, which range from approximately 500 to 1,300 square feet:
  

Studio: 1 unit per building / 3 units total
1 BR: 4 units per building / 12 units total
2 BR: 6 units per building / 18 units total
3 BR: 2 units per building / 6 units total

 
The three proposed buildings are located on the northwestern half of the property with the parking areas
located internal to the site.   The Site Plan also identifies land shown in the Regional Plan for future
ADOT right of way to allow on/off ramps at I-40 and Woody Mountain Road.  No housing or parking is
proposed to be in that area.  The site is located at the southernmost entrance to the Presidio in the Pines
master planned development.  The site obtains access through the Presidio development off Presidio
Drive South. The surrounding neighborhood consists of attached and detached single-family residential
units that are no more than 2-stories in height.  



units that are no more than 2-stories in height.  

5.Landscaping and Screening

 The site is proposed to be landscaped in accordance with the requirements of the Zoning Code. 
Fencing already exists at the back of the adjacent single-family residential units.  Additional landscaping
was requested at one of the neighborhood meetings.  The applicant followed up with a revised landscape
plan at the second neighborhood meeting.  This additional landscaping should be included as a condition
of approval as it was not considered during the site plan review process.  

6.Impact on Public Utilities

 The proposed development has no additional impact to City utilities that was not previously accounted
for in the master planning and development of Presidio in the Pines. 

7.Signage and Outdoor Lighting

 No signage is proposed for this use.  Outdoor lighting will be reviewed through a separate permit in
conjunction with the building permit application should this Conditional Use Permit be approved.    

8.Dedication and Development of Streets

 No dedication or development of public streets is required.    

9.Impacts on Resources

 This site is not currently listed on any state or federal historic registry, nor does the site have any other
historical significance.  As previously mentioned, the site is located with the Resource Protection Overlay
zone.   
Conditions of approval will only be imposed if they are necessary to ensure the intent and purpose of the
Zoning Code are met; to ensure compatible and complementary development of the property; and to
ensure the provision of appropriate off-site improvements will be fulfilled.

Attachments:  Planning Commission Staff Report
Draft CUP
Draft P&Z Notice of Decision
Prop 207 Waiver
Site Plan Approval Letter
Site Plan Conditions of Approval 
Public Comments
Public Comments.2
Application and Narrative
Neighborhood Meeting Plan
Public Participation Report
Civil Site Plan
Landscape Plan
Building Elevations
Floor Plans
Preliminary Lighting Plan
Letter from Applicant
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PLANNING AND DEVELOPMENT SERVICES REPORT
CONDITIONAL USE PERMIT

PUBLIC HEARING DATE: August 5, 2021
PZ-19-00204-03 MEETING DATE: August 25, 2021

REPORT BY: Tiffany Antol, AICP

REQUEST:

A Conditional Use Permit request from Miramonte Presidio LLC to establish a Planned Residential Development (PRD) on 
Tract M within the Presidio in the Pines master planned development.  The PRD consists of 39 multi-family residential 
units on 2.77 acres located at 2940 S Woody Mountain Road within the Highway Commercial (HC) zone.

STAFF RECOMMENDATION:

In accordance with the findings presented in this report, staff recommends approval of PZ-19-00204-03 with conditions.

PRESENT LAND USE:

Undeveloped.

PROPOSED LAND USE:

A Planned Residential Development (PRD) consisting of 39 multi-family residential units.

NEIGHBORHOOD DEVELOPMENT:

North: Presidio in the Pines master planned development, High Density Residential 
East: Presidio in the Pines master planned development, High Density Residential
South: Interstate 40
West: Timber Sky master planned development, Residential Single-Family

I. Project Introduction
A. Background/Introduction

Section 10-40.30.040.B of the Flagstaff Zoning Code (Page 40.30-15), Allowed Uses, identifies Planned Residential 
Development (PRD) as an allowed land use in the Highway Commercial (HC) zone subject to the approval of a 
Conditional Use Permit (CUP) by the Planning and Zoning Commission.  In addition, Section 10-40.60.280 of the 
Flagstaff Zoning Code (Page 40.60-52), Planned Residential Development, lists additional requirements for the PRD 
related to building types and open space.

The subject property is currently zoned Highway Commercial (HC).  Presidio in the Pines was planned and developed 
using the Traditional Neighborhood District (TND) standards found within the previous Land Development Code.  
When the Zoning Code was adopted, the TND standards were carried forward in the form of transect zones. While 
multi-family residential is not specifically permitted within the HC zone, it is permitted as part of a Planned Residential 
Development (PRD) with the issuance of a CUP.  The Zoning Code established the PRD as a mechanism to allow the 
development of specific transect zone building types (i.e., townhouse, duplex, courtyard apartments, etc.) in non-
transect zones.  These specific building types, however, are dependent on transect development standards.  As such, 
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this development proposes the use of T4 Neighborhood 2 (T4N.2) transect zone development standards.

Staff recognizes that the proposed courtyard apartments are a departure from the master plan; however, it must be 
noted that Presidio was the first project within Flagstaff to utilize and implement new urbanism designs.  A traditional 
component of new urbanism design is the designation of commercial development internal to a project.  Throughout 
the country some of these commercial areas were developed and, based on may factors, it was found that over time 
most internal commercial developments were not economically successful.  The largest contribution actor was the 
lack of sustained traffic, both vehicular and pedestrian, to support the uses.  This created a lot of discussion within the 
new urbanism community. Subsequently, the Congress of New Urbanism (CNU) concluded that such commercial 
uses/form should continue to be included in new urbanism designs but should be located on the exterior of the 
development when abutting major transportation corridors.  In response, the CNU made changes to the Smart Code
principles to implement this revised strategy.

While this location is located on the periphery of the Presidio in the Pines master planned development along a 
future arterial corridor, access to the site is only possible from the internal residential street due to the preservation 
of required resources and possible right-of-way acquisition for a future interchange.  Commercial development is best 
focused with the Urban Activity Center located at the intersection of Woody Mountain Road and W Route 66.  Staff 
believes this minor change in land use within Presidio continues the principles of mixed-use new urbanism by 
including multi-family residential which typically includes mixed land uses, compact urban form, infill, minimum 
densities, walkable neighborhoods, affordable/mixed income housing, neighborhood conservation, and multi-modal 
transportation.

On May 18, 2004, the City Council approved Ordinance No. 2004-05 that rezoned approximately 91 acres of property
from the Rural Residential (RR) Zone as follows:  approximately 77 acres to the High Density Residential (HR) Zone, 
approximately 1 acre to the Single-Family Residential (R1) Zone (formerly known as Urban Residential (UR) Zone), and 
approximately 13 acres to the Highway Commercial (HC) Zone (formerly known as Urban Commercial (UC) Zone).

On May 18, 2004, the City Council approved Resolution No. 2004-40 that entered the City into a Development 
Agreement that included the Presidio in the Pines Development Master Plan. A copy of the recorded Development, 
with included Development Master Plan, is on file and available for inspection with the Community Development 
Department.  Subsequently, the Development Agreement has been amended four times by the City Council.  The 
most recent amendment entitled the “Fourth Supplement to the Development Agreement” was approved December 
2, 2020. This amendment changed the required land use of Tract M from Church or other Community Use to allow 
for additional residential development. This amendment consisted of three main points: 1) Tract M will be developed 
as for-sale, condominium, multi-family development as set forth in the approved Presidio in the Pines Tract M Site 
Plan, subject to the requirement for a Conditional Use Permit and other requirements of City Code; 2) Developer 
agrees to form a homeowners’ association (HOA) for the project; the Condominium Declarations will include a 
provision requiring any lease period to be a minimum of thirty (30) days; and 3) Developer agrees to designate a
minimum of 10% of the total units to be sold at or below 100% of the Area Median Income (“AMI”).

The Final Plat of Presidio in the Pines, which included Tract M, was approved by the City Council and was recorded on 
May 19, 2005.  Development was anticipated to include 470 residential units, construction of the entire on-site 
private and public roadway system, construction of the required improvements to Woody Mountain Road, 
construction of the entire on-site public water and sewer systems, construction of the required off-site public water 
and sewer improvements, and construction of the entire stormwater detention system.

Residential development is permitted within the Highway Commercial (HC) zoning district either as a mixed-use 
project or as a Planned Residential Development with the issuance of a Conditional Use Permit (CUP) by the Planning 
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& Zoning Commission. The Planned Residential Development option allows the property owner to propose a wide 
range of residential development in accordance with the Zoning Code. The property owner, based on current market 
conditions and existing surrounding uses, is proposing the development of 39 multi-family residential units in three 
(3), three (3) story courtyard apartment buildings.  The applicant intends to submit a condominium plat for the 39-
units if the Conditional Use Permit is approved.  

II. Required Findings
The Planning Commission may approve the Conditional Use Permit only after making a finding that:

A. Finding #1:
The conditional use is consistent with the objectives of the Zoning Code and the purpose of the Zone in which the 
site is located.

“The Highway Commercial (HC) zone applies to areas of the City appropriate for a full range of automobile-
oriented services.  The development of commercial uses in addition to residential uses is encouraged in the HC 
zone to provide diversity in housing choices; provided, that residential uses are located above or behind
commercial buildings so that they are buffered from adjoining highway corridors.  The provisions of this zone are
also intended to provide for convenient, controlled access and parking, without increasing traffic burdens upon 
the adjacent streets and highways.  This zone is designated primarily at the commercial corridors of the City, with 
the intention of making the City more attractive as a tourist destination while providing needed commercial 
activity.”

The proposed Planned Residential Development land use is a permitted use in the Highway Commercial (HC) zone 
with the issuance of a Conditional Use Permit.  The residential uses are not part of a mixed-use development 
(which would be permitted without a CUP) and are not located above or behind a commercial building on this site. 
The buildings are buffered from the adjacent highway and arterial road corridor through the integration of the site 
into the Presidio in the Pines development creating a buffer for the proposed residential development. Because 
access to the arterial corridor is limited for this site, the viability of the site being developed for commercial uses is 
limited.

B. Finding #2
That granting the conditional use will not be detrimental to the public health, safety, or welfare.

If the proposed project is developed in accordance with City codes, standards, and requirements, the project 
should not be detrimental to the public health, safety, or welfare.

C. Finding #3
The characteristics of the conditional use as proposed, and as it may be conditioned, are reasonably compatible 
with the types of uses permitted in the surrounding area.  The Conditional Use Permit shall be issued only when the 
Planning Commission finds that the Applicant has considered and adequately addressed the following to ensure 
that the proposed use will be compatible with the surrounding area (Flagstaff Zoning Code Section 10-
20.40.050.E.3):

∑ Access, traffic, and pedestrian, bicycle, and vehicular circulation;
∑ Adequacy of site and open space provisions, including resource protection standards, where applicable;
∑ Noise, light, visual, and other pollutants;
∑ Proposed style and siting of structure(s), and relationship to the surrounding neighborhood;
∑ Landscaping and screening provisions, including additional landscaping in excess of otherwise applicable 
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minimum requirements;
∑ Impact on public utilities;
∑ Signage and outdoor lighting;
∑ Dedication and development of streets adjoining the property; and
∑ Impacts on historical, prehistoric, or natural resources.

1. Access and Traffic; Pedestrian, Bicycle, and Vehicular Circulation
Access to the site is provided from Presidio Drive South.  No traffic impact analysis was required for this 
development as the density falls within the range of the of the original development approvals for Presidio 
in the Pines which already mitigated its anticipated traffic impacts.  Pedestrian walkways are provided 
from the sidewalk along Presidio Drive South to each of three proposed buildings as well as to the other 
features on site including parking and trash facilities.

The project is required to provide 73 off-street parking spaces; 74 spaces are provided on the site plan.  
The project must also provide four (4) ADA accessible spaces and two (2) EV-ready spaces as part of the 74
total spaces.  The project is providing 12 bicycle parking spaces, which at 16% of the required off-street 
parking spaces is greater than the 5% required by the Zoning Code.  The bike racks are distributed evenly 
across the three buildings (four racks per building).

2. Adequacy of Site/Open Space/Resource Provisions
The development has a proposed density of 14.09 units per acre, which exceeds the minimum ten (10) 
dwelling units per acre required by the Zoning Code and falls under the maximum allowed density of 29 
units per acre.  As previously mentioned, this development is proposed to use the T4N.2 development 
standards through the Planned Residential Development option.  Section 10-40.40.080.A of the Zoning 
Code (Page 40.40-25) indicates that the primary intent is to create new walkable urban neighborhoods 
that are in character with established neighborhoods through the integration of small footprint, medium 
density building types that are likely smaller than those found in other zones.  

Section 10-50.110.150 of the Zoning Code (Page 50.110-20) establishes specific development standards 
for Courtyard Apartments within a transect zone. These standards include setbacks that are reduced from 
the traditional zoning districts.  This development proposal meets the criteria of the Courtyard Apartment 
standards.

In accordance with Section 10-50.90.020.A of the Zoning Code (Page 50.90-2), the subject property is
located within the established Resource Protection Overlay (RPO) zone.  When Presidio in the Pines was 
initially entitled and platted, a Tree Resource Plan was submitted to and approved by the City.  Specific 
resources were not identified for this site and a specific resource protection plan for this site was provided 
in conjunction with the site plan for this application.  The development is required to preserve 30% of the 
resource trees; the approved resource protection plan shows the applicant will preserve 35.11% of the 
tree resources on site.  

3. Noise, Light, Visual, and Other Pollutants
In accordance with Section 10-50.70.040.B of the Zoning Code (Page 50.70-4), this development is located 
within Lighting Zone 2.  In accordance with Table 10-50.70.050.A of the Zoning Code (Page 50.70-6), the 
maximum total lumens within Zone 2 is 50,000 lumens per acre. Lighting compliance will be ensured 
during the building permit review process. A preliminary lighting plan has been provided and is attached to 
this report.



PZ-19-00204-03
August 5, 2021

5

It is not anticipated that the proposed development will generate noise, light, visual, or other pollutants.

4. Style and Siting of Structure(s) and Relationship to Surrounding Neighborhood
The approved Site Plan (PZ-19-00204-01) for Tract M proposes 39 residential units distributed across three 
(3) 5,000 square foot, 3-story buildings.  The project will be developed as a Planned Residential 
Development, which requires the applicant to apply Transect Zone, Building Type, and Private Frontage 
Type standards.  The project will use T4N.2 Transect Zone, Courtyard Apartment Building Type, and 
Forecourt Private Frontage Type standards.

The 39 units result in a density of 14.09 units per acre, which is within the permitted range of 10-22 units 
per acre for properties in the HC Zone with the Resource Protection Overlay.  There are 13 units per 
building, which range from approximately 500 to 1,300 square feet:

∑ Studio: 1 unit per building / 3 units total
∑ 1 BR: 4 units per building / 12 units total
∑ 2 BR: 6 units per building / 18 units total
∑ 3 BR: 2 units per building / 6 units total

The three proposed buildings are located on the northwestern half of the property with the parking areas 
located internal to the site. The Site Plan also identifies land shown in the Regional Plan for future ADOT 
right of way to allow on/off ramps at I-40 and Woody Mountain Road.  No housing or parking is proposed 
to be in that area. The site is located at the southernmost entrance to the Presidio in the Pines master 
planned development.  The site obtains access through the Presidio development off Presidio Drive South. 
The surrounding neighborhood consists of attached and detached single-family residential units that are 
no more than 2-stories in height.  

5. Landscaping and Screening
The site is proposed to be landscaped in accordance with the requirements of the Zoning Code.  Fencing 
already exists at the back of the adjacent single-family residential units.  Additional landscaping was 
requested at one of the neighborhood meetings.  The applicant followed up with a revised landscape plan
at the second neighborhood meeting.  This additional landscaping should be included as a condition of 
approval as it was not considered during the site plan review process.  

6. Impact on Public Utilities
The proposed development has no additional impact to City utilities that was not previously accounted for 
in the master planning and development of Presidio in the Pines.

7. Signage and Outdoor Lighting
No signage is proposed for this use.  Outdoor lighting will be reviewed through a separate permit in 
conjunction with the building permit application should this Conditional Use Permit be approved.  

8. Dedication and Development of Streets
No dedication or development of public streets is required.  

9. Impacts on Resources
This site is not currently listed on any state or federal historic registry, nor does the site have any other 
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historical significance.  As previously mentioned, the site is located with the Resource Protection Overlay 
zone.  

Conditions of approval will only be imposed if they are necessary to ensure the intent and purpose of the Zoning 
Code are met; to ensure compatible and complementary development of the property; and to ensure the provision 
of appropriate off-site improvements will be fulfilled.

III. Citizen Participation
The applicant held the required neighborhood meetings to discuss the proposed Conditional Use Permit application
on May 10, 2021, and June 7, 2021, using the Zoom platform. The applicant posted a sign on the property regarding
the meeting and sent letters to all neighboring property owners within the Presidio in the Pines development, in 
addition to the City Registry of Interested Persons.  There were 25 attendees at the first meeting and 40 attendees at 
the second meeting.  A summary of the meeting and comments received is attached to this report. Staff has received
14 written comments in opposition to this case and a petition with 60 signatures opposing the application, all of 
which are attached to this report. Concerns presented to staff focused on lack of parking, traffic congestion, the 
buildings not fitting the neighborhood because of the height, introduction of college students, community was 
promised a church or community facility and the proposed project does not serve the community, short term 
rentals and drainage issues.

IV. Recommendation:
The Inter-Division Staff (IDS) team approved the site plan for this project on September 25, 2021 (conditions
attached).  Staff recommends that the request for the CUP be granted by the Planning and Zoning Commission 
with the requirements included in Conditional Use Permit No. PZ-19-00204-03 and as follows:

1. The development of the site shall substantially conform to the plans as presented with the Conditional Use 
Permit application and with the Site Plan as approved by the Inter-Division Staff on September 25, 2020.
Modifications to the approved site plan shall require additional review by the IDS team.  

2. Additional landscaping along the eastern boundary of the property shall be installed as was presented in 
the required neighborhood meeting.

3. All parking shall be assigned to the individual condominium units.  All parking on adjacent private streets 
shall be subject to the Homeowners Association parking requirements and violations.  

V. Attachments:
The draft documents have been prepared in accordance with the staff recommendation and do not indicate the 
Commission’s final decision. These documents will be updated after the public hearing on this case to reflect the 
Commission’s decision.
∑ Draft Conditional Use Permit No. PZ-19-00204-03
∑ Draft Notice of Decision
∑ Proposition 207 waiver
∑ Site Plan Conditions of Approval
∑ Public Comments
∑ Conditional Use Permit Application

ß Narrative
ß Public Participation Plan
ß Public Participation Report
ß Site Plan
ß Landscape Plan
ß Building Elevation
ß Floor Plans



PZ-19-00204-03
August 5, 2021

7

ß Preliminary Lighting Plan



COCONINO COUNTY, ARIZONA RECORDER
CONDITIONAL USE PERMIT

FROM GRANTOR: CITY OF FLAGSTAFF
COCONINO COUNTY, ARIZONA

OFFICE OF PLANNING AND ZONING
TO GRANTEE:  MIRAMONTE PRESIDIO LLC

Permit No. PZ-19-00204-03
September 4, 2021

Permission is hereby granted to Miramonte Presidio LLC to establish a Planned Residential 
Development (PRD) use pursuant to Section 10-40.30.040.B of the Flagstaff Zoning Code on 
Tract M within the Presidio in the Pines master planned development.  The PRD consists of 39 
multi-family residential units on approximately 2.77 acres located at 2940 S Woody Mountain 
Road in the Highway Commercial Zone, and legally described as Coconino County Assessor 
parcel number 112-62-483 in the city of Flagstaff, Arizona.

After a public hearing held on August 25, 2021, the Planning and Zoning Commission voted to 
grant this Conditional Use Permit subject to the following conditions:

1. The development of the site shall substantially conform to the plans as presented with 
the Conditional Use Permit application and with the Site Plan as approved by the Inter-
Division Staff on September 25, 2020. Modifications to the approved site plan shall 
require additional review by the IDS team.  

2. Additional landscaping along the eastern boundary of the property shall be installed as 
was presented in the required neighborhood meeting.

3. All parking shall be assigned to the individual condominium units.  All parking on 
adjacent private streets shall be subject to the Homeowners Association parking 
requirements and violations.  

Furthermore, this permit is issued on the express condition that the use permitted herein shall 
conform in all relevant respects to the ordinances of the City of Flagstaff and the laws of the 
State of Arizona.

Any and all conditions endorsed on this permit are subject to periodic review by the City of 
Flagstaff’s Planning Director. Following review, the Planning and Zoning Commission shall be 
notified when the conditions of operation imposed in the approval and issuance of this permit 
have not been or are not being complied with.

The Planning and Zoning Commission shall consider the matter of revocation and set the permit 
for public hearing. If the Planning and Zoning Commission finds, following the public hearing,
that the conditions imposed in the issuance of this permit are not being complied with, this 
permit may be revoked and further operation of the use for which this permit was approved 
shall constitute a violation of the Zoning Code.
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This Conditional Use Permit shall become null and void one (1) year from the effective date of
September 4, 2021, unless the following shall have occurred:

1. A building permit has been issued and construction begun and diligently pursued; or
2. The approved use has been established; or
3. An extension has been granted by the Planning and Zoning Commission. Such extension 

shall be for a maximum of one hundred eighty (180) days and no extension may be granted 
which would extend the validity of the permit more than eighteen (18) months beyond the
date of approval of the permit.

4. Property Owner shall sign Consent to Conditions/Waiver for Diminution of Value form as a 
condition of issuance of the Conditional Use Permit by the City.

5. Development of the use shall not be carried out until the applicant has secured all other 
permits and approvals required by the Zoning Code, the City, or applicable regional, State,
and federal agencies.

This document does modify, or X  does not modify the provisions of a previous Conditional 
Use Permit recorded in docket ___________, Office of the Coconino County, Arizona, Recorder.

______________________________
Planning Director, City of Flagstaff

By:  
Applicant (if other than the property owner)

STATE OF ARIZONA )
) ss

County of ____________ )

Before me, the undersigned Notary Public, personally appeared ____________________ who 
executed the foregoing document for the purposes contained therein.

SUBSCRIBED AND SWORN to before me this _____ day of _______________, 2021.

Notary Public

My Commission expires: 
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By: 
Property Owner

STATE OF ARIZONA )
)  ss

County of ____________ )

Before me, the undersigned Notary Public, personally appeared ____________________ who 
executed the foregoing document for the purposes contained therein.

SUBSCRIBED AND SWORN to before me this _____ day of _______________, 2021.

Notary Public

My Commission expires: 



211 West Aspen Avenue, Flagstaff, Arizona 86001

City of Flagstaff

August 26,2021

Mr. Chris Kemmerly
Miramonte Presidio LLC
102 S Mikes Pike
Flagstaff, AZ 86001

RE: NOTICE OF DECISION – Conditional Use Permit No. PZ-19-00204-03

Dear Mr. Kemmerly:

The Planning Commission, in accordance with Section 10-20.40.050 of the Flagstaff Zoning Code, has considered 
the request of Miramonte Presidio LLC for a Conditional Use Permit on the property at 2940 S Woody Mountain 
Road (APN 112-62-483) in the HC, Highway Commercial Zoning District, to allow the establishment of 39 multi-
family residential units square through the Planned Residential Development use as provided in Section 10-
40.30.040.B of the City of Flagstaff Zoning Code.

The Planning Commission held a public hearing on August 25, 2021, regarding this Conditional Use Permit.  The 
Commission found and determined that, based on the information provided in the staff report dated August 5, 
2021, and at the public hearing, the facts exist as required by Section 10-20.40.050.F of the Zoning Code to justify 
granting/denying the Conditional Use Permit.

Based upon the aforementioned findings, the Commission approved/denied a Conditional Use Permit by a vote of 
( ) for the use and location described above subject to the following conditions:

1. The development of the site shall substantially conform to the plans as presented with the Conditional 
Use Permit application and with the Site Plan as approved by the Inter-Division Staff on September 25, 
2020. Modifications to the approved site plan shall require additional review by the IDS team.  

2. Additional landscaping along the eastern boundary of the property shall be installed as was presented in 
the required neighborhood meeting.

3. All parking shall be assigned to the individual condominium units.  All parking on adjacent private streets 
shall be subject to the Homeowners Association parking requirements and violations.  

The above conditions are deemed by the Commission to be required to assure that the requested use will be 
compatible with neighboring uses and the growth and development of the area.

This action becomes final and effective ten (10) calendar days after the posting of this Notice of Decision on
September 4, 2021, unless during these ten (10) days a written appeal to the City Clerk is filed or the City Council 
elects to review the application.  Either appeal or City Council review shall stay the Conditional Use Permit until 
the City Council holds the required public hearing to consider the request.

Should you have any questions, comments, or concerns, please do not hesitate to contact me.

Sincerely,

Tiffany Antol, Planning Development Manager
Planning & Development Services
P. 928-213-2605
tantol@flagstaffaz.gov

cc: Current Planning Manager, City Clerk, City Council



When recorded, mail to:
City Clerk
City of Flagstaff
211 W. Aspen Avenue
Flagstaff, Arizona 86001

CONSENT TO CONDITIONS/WAIVER FOR DIMINUTION OF VALUE

The undersigned is the owner of certain real property legally described as Coconino County 
Assessor parcel number 112-62-483 in the city of Flagstaff, Arizona, that is the subject of 
Conditional Use Permit Application No. PZ-19-00204-03. By signing this document, the 
undersigned agrees and consents to all of the conditions imposed by the City of Flagstaff in 
conjunction with the approval of Conditional Use Permit No. PZ-19-00204-03 and waives and 
fully releases any and all claims and causes of action that the owner may have, now or in the 
future, for any “diminution in value” and for any “just compensation” under the Private 
Property Rights Protection Act, Arizona Revised Statutes § 12-1131, et seq., that may now or in 
the future exist as a result of the approval of Conditional Use Permit No. PZ-19-00204-03.
Within ten (10) days after the execution of this Consent to Conditions/Waiver for Diminution of 
Value by the undersigned, the City Clerk shall cause this document to be recorded in the official 
records of Coconino County, Arizona.

Dated this _____ day of _______________, 2021

PROPERTY OWNER:

Print Name

Sign Name

State of Arizona )
) ss

County of )

SUBSCRIBED AND SWORN to before me this _____ day of _______________, 2021, by:

Notary Public

My commission expires:



 
City of Flagstaff 
 
Community Development 

 

 
211 West Aspen Avenue, Flagstaff, Arizona  86001 

 
September 25, 2020 
 
Jack Kemmerly 
Miramonte Presidio LLC 
4575 N. 1st Ave, #160 
Tucson, AZ 85718 
 
RE:  Presidio in the Pines Tract M Site Plan Approval (PZ-19-00204-01) 
 
Dear Jack: 
 
As of the date of this correspondence, the City of Flagstaff Inter-Division Staff (IDS) has 
approved Project No. PZ-19-00204-01 for the proposed development of three buildings (19,650 
square feet total) as multifamily housing using Planned Residential Development standards. The 
project is located at 2940 S. Woody Mountain Rd. and the Coconino County Assessor Parcel 
Number for the subject property is 112-62-483.  The approval is subject to the attached 
Conditions of Approval, in addition to the following: 1) City Council approval of a resolution to 
modify the original Development Agreement for this site to allow a multi-family housing use; 
and 2) Planning and Zoning Commission approval of Conditional Use Permit to allow the multi-
family housing use proposed in this site plan.  
 
Unless modified to comply with the Conditions of Approval, development shall substantially 
conform to the Site Plan Review Submittal and the approved drawings as follows: 
 

• Site Plan prepared by Mogollon Engineering & Surveying, Inc. dated April 6, 2020, and 
updated September 17, 2020. 

• Landscape & Irrigation Plan prepared by Acuña Coffeen Landscape Architects dated 
September 17, 2020. 

• Floor plans prepared by GLHN Architects & Engineers, Inc. dated January 24, 2020. 
• Building Elevations prepared by GLHN Architects & Engineers, Inc. dated April 18, 2019. 

 
This approval shall be valid for a period of one year following the above date, September 24, 
2021.  If, at the expiration of this period, the property has not been improved for the approved 
development; or a certificate of occupancy has not been issued; or the site has not been occupied 
per Zoning Code section 10-20.40.140, the Site Plan approval shall expire.  A request for extension 
may be made at least 30 days prior to the date of expiration. 



 

 
211 West Aspen Avenue, Flagstaff, Arizona  86001 

Any future alterations of the approved development will require approval from the Current 
Planning staff.  This may include a Minor Modification to Development Approval, a Minor 
Improvement Permit, or a new Concept Plan Review; as well as any additional permits required. 
 
The next step in the development process is to amend the Development Agreement and obtain 
a Conditional Use Permit. Once these items are approved, the project will move to Civil 
Improvement Plan (“Civil”) review.  Prior to Civil submittal, please contact the Development 
Engineering Project Manager assigned to the project, Dana Cole, to schedule a meeting to discuss 
the application submittal requirements, the review process, and timing of reviews.  Dana can be 
reached at (928) 213-2703 or via e-mail at dcole@flagstaffaz.gov. 
 
I look forward to working with you and your development team through the process to update 
the Development Agreement, and obtain a Conditional Use Permit, followed by the Civil review 
process, Building Permit review process, and construction/completion of the approved project.  
Should you have any questions, comments, or concerns, please do not hesitate to contact me. 
 
Sincerely; 

 
Genevieve Pearthree 
Planning Development Manager 
City of Flagstaff Current Planning 
928-213-2603 
gpearthree@flagstaffaz.gov 
 
Attachment:  Conditions of Approval 
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Project Name: Presidio in the Pines Tract M                                                                                Date: September 25, 2020 
Project No.: PZ-19-00204-01 
Project Address: 2940 S. Woody Mountain Rd. 
 
Application Type: Site Plan 
Review Type: Substantive 
Review Number:  2 
 
Project Manager: Genevieve Pearthree 
E-mail: gpearthree@flagstaffaz.gov  
Phone: 928-213-2603 
 
Status of Review: Approved with Conditions  

The Inter-Division Staff (IDS) Review has approved the Site Plan application for Presidio in the Pines 
Tract M subject to the conditions and comments listed below. These comments are delivered to the 
applicant on day 15 of the 22-day Substantive Review Period in accordance with ARS 9-835(J).  

 

Project Summary 

The applicant proposes to build a 39-unit multifamily residential project on 2.77 acres in the HC (Highway Commercial) 
Zone at 2940 S. Woody Mountain Rd. (APN 112-62-483). This project is located on Tract M of the Presidio in the Pines VI 
subdivision. The applicant proposes to use the Planned Residential Development (PRD) mechanism to develop three 3-
story apartment buildings, some of which are split-level, using the following standards: T4.N2 Transect Zone, Apartment 
Building Type, and Forecourt Private Frontage Type. The buildings total 19,650 sq. ft., and residential units will range 
from 514 – 1,064 sq. ft., the density per acre is 14.09 units, and the lot coverage is 12.6%. The applicant intends to plat 
these units as condominiums.  

A PRD in the HC zone requires the applicant to obtain a Conditional Use Permit (CUP) as a condition of Site Plan 
approval. Further, the original Development Agreement for the Presidio in the Pines subdivision identified the subject 
parcel as a Church Site, but stated “in the event that the Church Site... is not developed as a church use, alternative 
development of the Church Site shall be limited to neighborhood indoor uses permitted in the Urban Commercial zoning 
district as defined in Section 10-03-002-0004(B) of the Land Development Code.” This means that City Council must 
approve an amendment to the original Development Agreement to accommodate the new multifamily residential use.  

The property is in a Resource Protection Overlay Zone and has an existing Tree Resource Preservation Easement from 
the original subdivision plat that will not be disturbed as part of the construction of this project. Further, the Regional 
Plan shows a traffic interchange at Woody Mountain Rd. and I-40. Thus, the applicant is showing potential future ADOT 
right of way and has located all development outside that area.  
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CONDITIONS/COMMENTS: 

Current Planning:  
Second Review, Approved with Conditions, 9/25/20 
Genevieve Pearthree, Planning Development Manager 

Conditions of Approval 
1. Staff approval of this project is contingent on the following:   

a. City Council approval of a resolution to modify the original Development Agreement for this site to allow 
a multi-family housing use.  

b. Planning and Zoning Commission approval of Conditional Use Permit to allow multifamily housing (as a 
Planned Residential Development) to be built on this HC-zoned site.  

2. Please address the following at Civil Plans: 
a. Landscaping Standards (10-50.60):  

i. Parking Area interior landscaping 
1. Provide 1 tree, two shrubs, and two ground cover in the parking lot peninsula next to 

the ADA spaces by building 1. Landscaping requirements are for each parking lot 
peninsula to have this amount of landscaping.  

ii. Staff encourages planting a few more trees and/or shrubs and/or groundcover in the center 
parking lot island, since there is quite a large bare spot on the side closest to buildings 2 and 3. 

3. Please address the following at Building Permit:  
a. Architectural Design Standards (10-50.20)  

i. The windows still are required to be recessed. Ideally, they would be at least 1.5” back from 
building face, so that the windows are recessed in proportion to the building size as required 
in the Architectural Design Standards. However, Staff understands that recessed windows can 
be tricky given modern window construction. Therefore, Staff is willing to work with you to be 
creative to meet the intent of this section of the Zoning Code, such as using thicker trim. 

ii. So, please propose how you intend to meet this requirement.  
b. Building Floor Plans 

i. Clarify/correct the general function or use of each room with building permit for rooms that 
are mislabeled (for example, some of the rooms are labeled study when they should be 
bedroom, greatroom, etc.) 

c. Building Elevations 
i. All four elevation sheets that were submitted meet the Architectural Design Standards and are 

approvable.  
ii. Clarify the building floor plans and elevations that correspond to each building on site (label 

them Building 1, 2, and 3). Remove the set of elevations that does not correspond to a specific 
building.  

 
General Comments 

1. Fences and Screening (10-50.50) 
a. All ground and rooftop mounted mechanical and electrical equipment must be screened from public 

view to the height of the tallest equipment or be enclosed in a building.  
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i. If there will be any rooftop mounted equipment, the screening materials must be materials 
architecturally compatible with the finishes and character of the principal structures as shown in 
Figure 10-50.50.040B, Rooftop Equipment Screening. 

b. Refuse and recycling containers shall be screened by solid fences or walls constructed to a minimum 
height of six feet and designed to match the building materials of the primary building on the site and 
the Engineering Standards. 

c. All fences and walls not covered under a building permit shall require an approved Minor Improvement 
Permit prior to installation.  

2. Outdoor Lighting Standards (10-50.70) 
a. All exterior lighting shall meet the requirements of the City of Flagstaff Outdoor Lighting Standards for 

shielding, lamp type, and maximum lumen output.  
i. This project is in Lighting Zone 2, which permits a maximum of 50,000 lumens per acre (or 

34,965 lumens per acre if using all LED or NSALED [Narrow-Spectrum Amber LED] luminaires).   
ii. No more than 10% of the total allowed lumens may be from non NSALED (Narrow Spectrum 

Amber LED) or non-LPS (Low Pressure Sodium) luminaires.  
iii. No more than 11% of the total allowed lumens may be partially-shielded. No unshielded lumens 

are allowed.  
b. The applicant shall apply for an Outdoor Lighting Permit with Building Permit submittal, and shall have 

an approved Outdoor Lighting Permit prior to installing outdoor lighting.  
3. Sign Standards (10-50.100 ) 

a. All signage shall comply with the requirements of this section.  
b. The applicant will need to obtain an approved Permanent Sign Permit prior to installing any permanent 

signage.  
c. Note that freestanding signs that meet the following requirements also need an approved Building 

Permit prior to installation:  
i. Ground or pole mounted signs more than 6 feet in height measured from grade to top of sign 
ii. The aggregate area of all signs on the sign structure measures more than 35 square feet 

iii. There are electrical (the sign is illuminated).  

 
Future Submittal Requirements/Process 

1. Development Agreement amendment (City Council approval) 
2. Conditional Use Permit 
3. Civil Plans 

a. Include the bike-rack detail with civil plans 
4. Grading Permit 
5. Public Improvements Permit 
6. Building Permits (can submit concurrently with Civil Plans) 

a. Submit Outdoor Lighting Permit concurrently 
7. Permanent Sign Permit (if applicable) 
8. Minor Improvement Permit (if applicable)  
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Building & Safety:  
First Review, Approved, 4/28/20 
Victoria St. Clair, Building Plans Examiner 

Engineering:  
Second Review, Approved with Conditions, 9/24/20 
Dana Cole, Development Engineering Project Manager 

Conditions of Approval 

1. Provide Phase 1 report prior to, or with, the p-plat submittal. 

General Comments 

1. None 

Future Submittal Requirements 

1. None 
 

Fire Prevention:  
First Review, Approved with Conditions, 4/30/20 
Kent Snide, Fire Inspector II 

Conditions of Approval 

1. Additional fire hydrant required in front of Bldg. #1. Hydrant shall be located on the same side of driveway as 
building #1. 

General Comments 

1. None 

Future Submittal Requirements 

1. None 

 
Public Works:  
First Review, Approved, 4/28/20 
Scott Overton, Streets Section Director—Public Works 
 
Water Services:  
Second Review, Approved, 9/21/20 
Jim Davis, Water Services Plan Reviewer 
 
Traffic:  
First Review, Approved, 4/24/20 
Reid Miller, Traffic Engineering Project Manager 
 
Stormwater:  
Second Review, Approved, 9/23/20 
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Douglas Slover, Project Manager 
 
Housing:  
First Review, Approved, 4/27/20 
Jennifer Mikelson, Housing Analyst 
 
Heritage Preservation/Community Design 
First Review, Approved, 4/28/20 
Mark Reavis, Neighborhood Planner – Heritage Preservation Officer 

Conditions of Approval  

1. None 

General Comments 

1. A cultural resource survey had been completed for entire area inclusive of this project area. 

Future Submittal Requirements 

1. None 

Parks:  
First Review, Approved, 5/6/20 
Amy Hagin, Parks Manager 

Sustainability  
First Review, Approved, 5/6/20 
Jenny Neimann, Sustainability Specialist 

Conditions of Approval  

1. None 

General Comments 

1. The applicant is encouraged to consider the installation of solar panels (also known as photovoltaic, or PV 
panels), on available roof space. Large buildings such as these residential buildings are the Flagstaff community's 
best opportunity for the installation of solar infrastructure within city limits. This building's location near the 
highway to the south and significant height means it has significant solar potential. Solar can benefit 
developments in several ways, including additional revenue, and tax incentives may be available. APS also 
currently has programming that may be available to the applicant to support solar installation and provide 
financial benefits. COF sustainability staff is happy to support the applicant in this process if desired -- feel free 
to contact us. 

Future Submittal Requirements 

1. None 
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CITY OF FLAGSTAFF

VICINITY MAP
N.T.S.

GRADING & DRAINAGE
COVER SHEET, PROJECT INFORMATION1

2

LOCATION
PROJECT

TUCSON, AZ. 85718

PROJECT INFORMATION

2940 S. WOODY MOUNTAIN ROAD

DENSITY: 14.09 UNITS / ACRE (10 min., 22 max.)

2.76777±TOTAL LOT ACREAGE:

PROJECT LOCATION:

112-62-483APN NUMBER:

OWNER/DEVELOPER:
4578 N 1ST AVE.
MIRAMONTE PRESIDIO LLC.

NO. 160

PROPOSED USE:CONDOMINIUMS

INDEX TO SHEETS

39NUMBER OF LOTS:

ZONING DISTRICT:

REGIONAL PLAN DESIGNATION:SUBURBAN

CURRENT USE:VACANT

HC (P.R.D. UTILIZING THE T4N.2 ZONE)

  



 

MIRAMONTE AT PRESIDIO IN THE PINES VISUBDIVISION NAME:
 

  

LOCATED IN THE S1/2 OF SECTION 19,
TOWNSHIP 21 NORTH, RANGE 7 EAST, G&S.R.M.

FLAGSTAFF, COCONINO COUNTY, ARIZONA

SITE PLAN

MIRAMONTE AT PRESIDIO
FOR

LEGAL DESCRIPTION:

INSTRUMENT No:3633963

TRACT "M" PRESIDIO IN THE PINES

THE EXISTING CONTOURS SHOWN HEREON ARE BASED ON CITY OF
FLAGSTAFF G.I.S. DATA WHICH IS BASED ON THE NAVD 88 DATUM.  THE

PRESIDO IN THE PINES APPROVED CONSTRUCTION DOCUMENTS ARE
BASED ON THE NGVD 29 DATUM.  THE CONTOURS SHOWN HAVE BEEN
LABELED TO REFLECT THE 3.412' DIFFERENCE (BASED ON VERTICAL
DATUM CONVERSION FACTORS FOR THE CLAY AVENUE WASH - FEMA

FLOOD INSURANCE STUDY (DATED SEPTEMBER 3, 2010))

FLOODPLAINS:NONE

IMPERVIOUS SURFACES

19,650NEW BUILDINGS:

0EXISTING IMPERVIOUS:

S.F.

S.F.

33,185NEW A.C. PAVEMENT, CURB & DUMPSTER: S.F.

60,620TOTAL NEW IMPERVIOUS: S.F.

OPEN SPACE

59,944OPEN SPACE AREA:

120,564TOTAL LOT AREA:

S.F.

S.F.

49.7OPEN SPACE PERCENTAGE: %

IN THE PINES VI

THE CITY OF FLAGSTAFF PROVIDES WATER (UTILITY)
SERVICE PURSUANT TO STATE LAW, AND IS

CURRENTLY OPERATING UNDER A DESIGNATION OF
ADEQUATE WATER SUPPLY GRANTED BY THE

ARIZONA DEPARTMENT OF WATER RESOURCES,
APPLICATION No. 41-900002.0002.

120,564TOTAL LOT S.F.:

ONE BEDROOM UNITS:
TWO BEDROOM UNITS:

VISITOR PARKING:0.25/EACH 2+ BEDROOM = 24*0.25 = 6

PARKING CALCULATIONS:

UNITS
No. OF
TOTAL

12
18

UNIT
PER

PARKING

1.5
2

x
x

SPACES
PARKING
REQUIRED

18
36

76 SPACES REQUIRED

MARKET RATE UNITS

REQUIRED PARKING:

UNIT COUNT and PARKING INFORMATION

THREE BEDROOM UNITS:6 2x 12

STUDIO UNITS: 3 1.25x 3.75 (4)

TOTAL MARKET RATE UNITS:39 70

7,545NEW CONCRETE SIDEWALKS: S.F.

240NEW BIKE RACKS: S.F.

60,620LESS IMPERVIOUS AREAS: S.F.

TRACT M, PRESIDIO IN THE PINES, CASE 9 MAP 72

PARKING REDUCTIONS:20% MAXIMUM = 15 SPACE MAX. REDUCTION

REQUIRED PARKING (AFTER REDUCTIONS):76 - 3 = 73 SPACES REQUIRED (AFTER REDUCTION)

5% MAX. PER 10-50.80.060 F:3 SPACE REDUCTION
(12 BIKE RACKS / 4 = 3)

TOTAL PARKING PROVIDED:74 SPACES

SITE #9

UNDERGROUND UTILITIES3
RESOURCE PROTECTION4

PRELIMINARY BUILDING FOOTPRINT

BLDG 1 - 3

SCALE: 1"=20'

FORECOURT

GL
GRADING LIMITS (GL)

FC FACE OF CURB (TOP)

G

PKY

LT

TS&V
EOL

TRANS

FG

RT

C

LF

VG

SDMH

D/W

SHT

(TYP)
EX

S/W

EG

C&G
EOP

FSW
BSW

FFE
EA
LF
SF
SY

P
GUTTER

PARKWAY

LEFT

TAPPING SLEEVE and VALVE
END OF LINE BLOWOFF

TRANSITION

FINISH GRADE

RIGHT

CONCRETE

FLOWLINE

VALLEY GUTTER

STORM DRAIN MANHOLE

TYPICAL

EXISTING GRADE

EXISTING

DRIVEWAY

SIDEWALK

SHEET

FACE OF SIDEWALK
CURB AND GUTTER
EDGE OF PAVEMENT

BACK OF SIDEWALK

FINISH FLOOR ELEVATION (PRELIMINARY)
EACH
LINEAL FEET
SQUARE FOOT
SQUARE YARDS

PAVEMENT

LEGEND & ABBREVIATIONS

FS

RP
R

BC

IS

8"W
EX W

8"S

SS

WS

EX S
S

PL

NEW FIRE SERVICE (FS)

CENTERLINE (CL or    )

NEW FIRE HYDRANT (FH)
EXISTING FIRE HYDRANT (EX FH)

EXISTING STREET LIGHT (EX SL)

EXISTING WATER VALVE (EX WV)
NEW WATER VALVE (WV)

C
RIGHT OF WAY (R.O.W.)

PUBLIC UTILITY EASEMENT (PUE)

RADIUS POINT

EXISTING EDGE OF PAVEMENT / CURB

EXISTING WATER LINE
NEW WATER LINE (WL)
NEW SEWER LINE (SL)

PROPERTY LINE (PL or    )

INTERSECTION
RADIUS

BACK OF CURB (TOP)

L

NEW WATER METER (WM)

NEW WATER SERVICE (WS)

NEW SEWER SERVICE (SS)

EXISTING WATER METER (EX WM)

NEW STREET LIGHT (SL)

NEW SEWER MANHOLE (MH)
EXISTING SEWER MANHOLE

NEW EDGE OF PAVEMENT / CURB

EXISTING OVERHEAD UTILITY LINE (EX OVHD)
EX OVHD

CB CATCH BASIN

BSL NEW BUILDLING SUPPLY LINE (BSL)

D.E. DRAINAGE EASEMENT

X-ING CROSSING

or FL

CY CUBIC YARDS

DC DEPRESSED CURB

DB DRAIN BASIN

TW
GB

TOP OF WALL
GRADE BREAK

B.F.P.

E.V.
MES
HC

MOGOLLON ENGINEERING & SURVEYING, INC.

BACK FLOW PREVENTION

ELECTRIC VEHICLE

HANDICAP

S.E. SLOPE EASEMENT

AREA MAP5

ADEQUATE WATER SUPPLY

P.U.E.'s FOR WATER & SEWER
ALL EASEMENTS ARE IN ACCORDANCE WITH C.O.F. ENGINEERING

STANDARDS SECTION 13-09-001-0008
(2) UTILITY LINES = 26' WIDE P.U.E.
(1) UTILITY LINE = 20' WIDE P.U.E.

FIRE HYDRANTS = 8' WIDE P.U.E. EXTENDED 4' BEYOND F.H.
WATER METER = 6' WIDE P.U.E. EXTENDED 3' BEYOND W.M.

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

PUBLIC WATER & SEWER MAINS

ALL NEW SEWER SERVICES SHALL BE 6" MINIMUM AND ALL
NEW WATER SERVICES SHALL BE 2".

WATER & SEWER SERVICES

EXISTING CONTOURS

BUILDING TYPE:

FRONTAGE TYPE:FORECOURT

APARTMENT

C.O.F. CITY OF FLAGSTAFF

101

102103

104

ADDRESSING

FIRST FLOOR

201

202203

204

SECOND FLOOR

301

302303

304

THIRD FLOOR

2940 S. WOODY MOUNTAIN ROAD

UNIT NUMBERS UNIT NUMBERS UNIT NUMBERS

105

ROCV PROVIDED = 5,175 C.F. AT 2.15' PONDING

ROCV REQUIRED = 60,620 x 1/12 = 5,052

TOTAL HANDICAP PARKING PROVIDED:4 SPACES

PRELIMINARY FINISH FLOOR ELEVATIONS
THE FINISH FLOOR ELEVATIONS SHOWN ON THIS SITE PLAN ARE TO

BE CONSIDERED PRELIMINARY, FINISH FLOOR ELEVATIONS MAY
CHANGE WITH THE DESIGN OF THE CIVIL CONSTRUCTION
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THE EXISTING CONTOURS SHOWN HEREON ARE BASED ON CITY OF FLAGSTAFF
G.I.S. DATA WHICH IS BASED ON THE NAVD 88 DATUM.  THE PRESIDO IN THE
PINES APPROVED CONSTRUCTION DOCUMENTS ARE BASED ON THE NGVD 29
DATUM.  THE CONTOURS SHOWN HAVE BEEN LABELED TO REFLECT THE 3.412'
DIFFERENCE (BASED ON VERTICAL DATUM CONVERSION FACTORS FOR THE CLAY
AVENUE WASH - FEMA FLOOD INSURANCE STUDY (DATED SEPTEMBER 3, 2010))

EXISTING CONTOURS

SITE #9

W
OODY M

OUNTA
IN

 R
OAD

THERE ARE NO PREHISTORIC OR HISTORIC SITES, STRUCTURES
OR ROUTES LOCATED ON THE SUBJECT PARCELS.

NOTE

SOIL PROPERTIES
SOILS ARE BROLLIAR STONY CLAY LOAM BASED ON

INFORMATION PROVIDED BY THE U.S DEPT. OF AGRICULTURE
NATURAL RESOURCES CONSERVATION SERVICE - CUSTOM

SOIL RESOURCE REPORT (DATED MARCH 26, 2020)

THERE ARE TWO DISTINCT PERIODS OF PRECIPITATION IN
FLAGSTAFF.  THE FIRST OCCURS DURING THE WINTER MONTHS
FROM NOVEMBER THROUGH APRIL WHEN THE JET STREAM CAN

BE LOCATED OVER THE STATE ALLOWING PACIFIC STORM
SYSTEMS TO MOVE OVERHEAD.  THE OTHER DISTINCT PERIOD IS

CLASSIFIED AS THE SUMMER RAINY SEASON, OR 'SUMMER
MONSOON.'  THE MONSOON RAINY PERIOD USUALLY OCCURS

DURING JULY AND AUGUST WHEN MOST OF ARIZONA IS
SUBJECTED TO WIDESPREAD THUNDERSTORM ACTIVITY.  THESE
THUNDERSTORMS ARE EXTREMELY VARIABLE IN INTENSITY AND
LOCATION AND OCCUR MAINLY BETWEEN THE HOURS OF 11 a.m

AND 6 p.m.. SOME OF THESE STORMS CAN REACH SEVERE
LEVELS, WITH LARGE HAIL, DAMAGING WINDS, AND

OCCASIONALLY EVEN A TORNADO.  (EXCERPT FROM THE CITY OF
FLAGSTAFF SUSTAINABILITY PROGRAM RECOMMENDATIONS -

CLIMATE SECTION - DATED OCTOBER 17, 2012)

PRECIPITATION PATTERN NOTE

SLOPES
THERE ARE NO SLOPES OVER 17% LOCATED WITHIN THE

PROJECT AREA.
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LANDSCAPE PLAN COVER SHEET

MIRAMONTE AT PRESIDIO

 IN THE PINES VI

LANDSCAPE PLAN

SECTION #910.12.

          OF THE SAME SIZE AND TYPE.

     D.   MAINTENANCE OF IRRIGATION SYSTEM.

    ABOVE FINISHED GRADE OF THE ROADWAY SURFACE.

 BY 2 HORIZONTAL LINES 30 INCHES AND 72 INCHES

4.   MATERIALS WITHIN SITE VISIBILITY TRIANGLES SHALL 

    INTERFERE WITH A VISIBILTY PLANE DESCRIBED

BE PLACED AND MAINTAINED SO AS NOT TO

     B.   REPLACEMENT OF DEAD AND UNHEALTHY PLANTS WITH PLANTS 

     C.   REPLACEMENT OF ERODED OR WASHEDOUT D.G. WITH SAME.

     A.   PRUNING AND CLIPPING FOR PEDESTRIAN VEHICULAR ACCESS.

2.   MAINTENANCE SHALL BE PERFORMED ON A MONTHLY BASIS AS FOLLOWS:

1.   ALL MAINTENANCE SHALL BE PERFORMED PER FLAGSTAFF CITY CODE

     OVER ALL PLANTERS AND DISTURBED AREAS INCLUDING ADJACENT

3.  DECOMPOSED GRANITE (D.G.) SHALL BE INSTALLED TO A 2" DEPTH

     RIGHTS OF WAY .

LANDSCAPE NOTES

7.  COORDINATE WITH ELECTRICAL CONTRACTOR FOR POWER SOURCE.

ELECTRICAL CONTRACTOR IN LOCATIONS SHOWN.

6.  ELECTRIC POWER TO THE CONTROLLER IS SUPPLIED BY 

IRRIGATION NOTES

   CONTRACTOR SHALL VERIFY EXIST. WATER PRESSURE AT 

5. IRRIGATION DESIGN PRESSURE 30 PSI FOR  SYSTEM.

4. SEE CIVIL DWG. FOR WATER SOURCE SIZE & LOCATION

   40 PVC SLEEVE 2 SIZES LARGER THAN IRRIGATION PIPE

3.  INSTALL ALL PIPE BENEATH WALKS AND PAVING WITHIN A SCH

2. ALL MAINLINE SHOWN IS CL200 PVC., ALL POLY

  IN PLANTER AREAS AND WITHIN PROJECT BOUNDARY.

1. MAINLINE & VALVE LOCATIONS SHOWN FOR CLARITY LOCATE

  PROVIDE METER PER  WATER CO. REQ'S.

   ( PVC AND POLYETHYLENE (PE)).

   SHOWN IS 1/2". INSTALL TRACER WIRE AT ALL MAINLINES.

BETWEEN EXISTING & DESIGN PRESSURE PRIOR TO CONTINUING

   VALVE & NOTIFY LANDSCAPE ARCHITECT OF DISCREPANCIES, 

WORK.

IRRIGATION EQUIPMENT SCHEDULE

SYMBOL

BACKFLOW PREVEVTER

DRIP VALVE ASSEMBLY

DESCRIPTION

SPECIFICATION

FEBCO 825Y 3/4"

18

1

1

QUANTITY

2

70

CONTROLLER  RAINBIRD
4 STA.

C

TREE EMITTER RAINBIRD XB-10-6

SHRUB EMITTER RAINBIRD XB-10-6

RAINBIRD XCZ-075-PRF

AND MOISTURE SENSOR.

8.  EACH CONTROLLER TO BE EQUIPPED WITH RAIN SHUT OFF SENSOR 

TABULATIONS

RAINWATER HARVESTING REQUIREMENTS

USE ALL NATIVE/DROUGHT TOLERANT PLANTS IN COMPLIANCE WITH

COF LANDSCAPING STANDARDS & UTILIZE PASSIVE RAINWATER HARVESTING.

NOTES:

1. ROOF RUNOFF COLLECTED IN GUTTERS/DOWNSPOUTS

WILL PASSIVELY IRRIGATE AT-GRADE LANDSCAPING

2. ALL LANDSCAPING INSTALLED PER CITY OF FLAGSTAFF

LANDSCAPE STANDARDS SECTION 10-50.60

VICINITY MAP

N.T.S.

PROJECT

LOCATION

PROJECT INFORMATION

PROJECT NAME:

PROJECT LOCATION:

APNs:

TOTAL SQUARE FOOTAGE:

TOTAL ACREAGE:

CURRENT ZONING DISTRICT:

REGIONAL PLAN DESIGNATE:

TOTAL NUMBER OF RESIDENTIAL:

DENSITY:

BUILDING TYPE:

CURRENT USE:

DEVELOPER:

MIRAMONTE AT PRESIDIO IN THE PINES VI

2940 S. WOODY MOUNTAIN

112-62-48

120564 SQUARE FEET

2.77 ACRES

HC (P.R.D. UTILIZING THE T4N.2

SUBURBAN

39 UNITS

14.09 UNITS / ACRE (10 MIN., 22

APARTMENT

VACANT

MIRAMONTE HOMES

102 S. MIKES PIKE ST.

FLAGSTAFF, AZ 86001

928-774-0028

BUILDING FOUNDATIONS ( BUILDING 1):

STREET BUFFER:

PERIPHERAL BUFFER:

PARKING AREAS:

EXISTING TREES CREDITS:

NEW TREES PROVIDED:

NEW SHRUBS PROVIDED:

NEW GROUNDCOVER PROVIDED:

367 LF/25 = 14.68 TREES 29.36 SHRUBS

15 TREES

930 LF/25 = 37 TREES 74 SHRUBS

74 / 8 * 2 = 19 TREES 38 GROUND COVERS

49 TREES 98 SHRUBS

273

546 (2 PLANTED @ EACH TREE)

546 (2 PLANTED @ EACH TREE)

 74 GROUND COVERS REQUIRED

316 LF/25 = 13TREES 26 SHRUBS

 26 GROUND COVERS REQUIRED

 30 GROUND COVERS REQUIRED

30 SHRUBS

TOTAL  PLANTS REQUIRED: WITHOUT CREDITS 114 TREES 228 SHRUBS

 228 GROUND COVERS REQUIRED

 98 GROUND COVERS 

QTY.SIZE

COMMON NAMEBOTANICAL NAME

PLANT LIST

REMARKS

KEY

BERBERIS FREMONTII FREMONT BARBERRY

TREES

SHRUBS

FRAXINUS VELUTINA ARIZONA ASH

4

16

CERCIS OCCIDENTALIS WESTERN REDBUD

56' HT.

15 G.C.

GROUND COVERS AND ACCENTS

7

6' HT

HONEY LOCUST

GLEDITSIA TRIACANTHUS 'INERMIS'

MALUS SPECIES FLOWERING CRAB APPLE

6' HT

2

8

5 G.C.

SEA GREEN JUNIPER

JUNIPERUS CHINENSIS

5 G.C.

OREGON GRAPE

MAHONIA AQUIFOLIUM

10

20

1 G.C.

PROSTRATE JUNIPER

JUNIPERUS HORIZONTALIS

16

1 G.C.

WALL ROCKCRESS

ARABIS CAUCASICA

NATIVE

NATIVE
1 G.C.

EXISTING TREES CREDITS: 13 TREES 26 SHRUBS

 26 GROUND COVERS 

EXISTING TREES CREDITS: 7 TREES 14 SHRUBS

14

EXISTING TREES CREDITS: 24 TREES 48 SHRUBS

 48 GROUND COVERS 

TOTAL  PLANTS REQUIRED: WITH CREDITS

FRONTAGE TYPE: FORECOURT

PROPOSED USE: CONDOMINIUM

FLOOD PLAINS: NONE

BUILDING FOUNDATIONS ( BUILDING 2): 367 LF/25 = 14.68 TREES 29.36 SHRUBS

15 TREES

 30 GROUND COVERS REQUIRED

30 SHRUBS

EXISTING TREES CREDITS: 26 TREES 52 SHRUBS

 52 GROUND COVERS 

BUILDING FOUNDATIONS ( BUILDING 3): 367 LF/25 = 14.68 TREES 29.36 SHRUBS

15 TREES

 30 GROUND COVERS REQUIRED

30 SHRUBS

EXISTING TREES CREDITS: 11 TREES 22 SHRUBS

 22 GROUND COVERS 

PLANTS REQUIRED: 4 TREES 8 SHRUBS

 8 GROUND COVERS 

CALCULATIONS

CALIPER CREDITS

6"-10" 1 @ 1:1 1

10"-18" 20 @ 2:1 40

>18" 3 @ 3:1 9

TOTAL 49

PARKING AREA EXISTING TREE CREDITS

CALCULATIONS

CALIPER CREDITS

6"-10" 1 @ 1:1 1

10"-18" 3 @ 2:1 6

>18" 0 @ 3:1 0

TOTAL 7

STREET BUFFER EXISTING TREE CREDITS

CALCULATIONS

CALIPER CREDITS

6"-10" 2 @ 1:1 2

10"-18" 8 @ 2:1 16

>18" 2 @ 3:1 6

TOTAL 24

BLDG 1 FOUNDATION EXISTING TREE CREDITS

CALCULATIONS

CALIPER CREDITS

6"-10" 2 @ 1:1 2

10"-18" 12 @ 2:1 24

>18" 0 @ 3:1 0

TOTAL 26

BLDG 2 FOUNDATION EXISTING TREE CREDITS

CALCULATIONS

CALIPER CREDITS

6"-10" 0 @ 1:1 0

10"-18" 4 @ 2:1 8

>18" 1 @ 3:1 3

TOTAL 11

BLDG 3 FOUNDATION EXISTING TREE CREDITS

CALCULATIONS

CALIPER CREDITS

6"-10" 0 @ 1:1 0

10"-18" 5 @ 2:1 10

>18" 1 @ 3:1 3

TOTAL 13

PERIPHERAL BUFFER EXISTING TREE CREDITS

PLANTS REQUIRED: 5 TREES 10 SHRUBS

 10 GROUND COVERS 
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LANDSCAPE PLAN
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SYMBOL DESCRIPTION
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NUMBER WITHIN DENOTES CALIPER

NUMBER WITHIN DENOTES CALIPER

LANDSCAPE  PLAN

BLDG 1 FOUNDATION EXISTING TREE

BLDG 2 FOUNDATION EXISTING TREE

BLDG 3 FOUNDATION EXISTING TREE

PARKING AREA EXISTING TREE
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SEE SHEET L1 FOR TREE CREDITS
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IRRIGATION PLAN

IRRIGATION  PLAN

IRRIGATION EQUIPMENT SCHEDULE

SYMBOL

BACKFLOW PREVEVTER

DRIP VALVE ASSEMBLY

DESCRIPTION

SPECIFICATION

FEBCO 825Y 3/4"

18

1

1

QUANTITY

2

70
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LANDSCAPE DETAILS

PREPARED BACKFILL

ROOTBALL

TREATED STAKES 2/TREE

PLACED OUTSIDE ROOTBALL

2" DIA. X 8' WOLMANIZED

BASIN

PROVIDE 4"

PROVIDE 3"

BASIN

TO STAKE

STAPLE ENDS

3/4" RUBBER HOSE OVER

12 GA GALV. 7 ANNEALED WIRE

DOUBLE STRAND

TWICE ROOTBALL DIAMETER

PREPARED BACKFILL

6
"

F.G.

ROOTBALL

SHRUB PLANTING DETAIL

1

NTS

TREE PLANTING DETAIL

2

NTS

* NO STAKES FOR BOXED

TREES SIZES

CONCRETE SUPPPORT BLOCK 1

C.F. MIN. EACH SIDE, BEARING ON

UNDISTURBED SOIL

COPPER SUPPLY

FROM METER

 COPPER ELL (TYP.)

BALL VALVE

BALL VALVE

BACKFLOW PREVENTER

(SEE SPECS.) SIZE PER

PLAN.

LOCK BY OWNER

BACKFLOW PREVENTER

INSULATE ALL ABOVE

GROUND PIPING WITH AN

ALUMINUM FOAM WRAP OR

APPROVED INSULATING

BLANKET.

COPPER

FEMALE

ADAPTER

SCH 80 PVC TOE

NIPPLE

FINISH GRADE

4" CONC. PAD, 6" LARGER

THAN ENCLOSURE ALL SIDES

(1/4" RADIUS ON ALL EXPOSED

EDGES)

SxS PVC

ADAPTER

COPPER RISER LENGTH AS

REQUIRED

SCH. 40 PVC SLEEVE, TWICE

THE SIZE OF THE  COPPER

RISER, TYP.

BACKFLOW PREVENTER

ENCLOSURE, INSULATED.

COLOR: TAN

WYE STRAINER

1" TO 2" REVEAL

COPPER UNIONS (2)

NOTE:

PROTECT COPPER FROM

CONCRETE WITH PLUMBERS TAPE

(10 MIL. MIN.) OR PLASTIC

SLEEVING

BACKFLOW PREVENTER DETAIL

4

NTS

12"

BRICK SUPPORT

1/2 CU. FT. 3/4" GRAVEL SUMP

HOSE END CAP DETAIL

1/2" POLYETHYLENE

MANUAL FLUSHING END PLUG

F.G.

VALVE BOX

DRIP VALVE ASSEMBLY

 AT AN 18" DEPTH.

TRENCHING DETAIL

* SLEEVES UNDER PAVING SHALL BE

MAINLINE & WIRING

18"

F.G.

12"

POLYETHYLENE

5

NTS

6

NTS

7

NTS

PVC LATERALS &

USE NON PRESSURE REGULATING FILTER WHERE REMOTE

PRESSURE REGULATORS ARE USED.

SINGLE OUTLET EMITTER DETAIL

3

NTS

NOTES:

1. USE RAIN BIRD XERIMAN TOOL XM-TOOL TO INSERT EMITTER DIRECTLY

INTO 

1

2

" POLYETHYLENE TUBING.

EMITTER

12"

ROUND, PLASTIC

ACCESS BOX W/

COVER

TO TREES

1" ABOVE

GRADE

POLYETHYLENE (P.E.)

DISTRIBUTION TUBES

F.G.

MULTI-PORT

DUST CAP

MULTI OUTLET EMITTER DETAIL

3A

5

4

5

3

2

1

321

6

4

6

DIFFUSER BUG CAP:

  RAIN BIRD DBC-025

UNIVERSAL 

1

4

" TUBING STAKE:

  RAIN BIRD TS-025

1

4

" DISTRIBUTION TUBING:

  RAIN BIRD XQ TUBING

  (LENGTH AS REQUIRED)

FINISH GRADE

SINGLE-OUTLET BARB INLET X BARB OUTLET

EMITTER:

  RAIN BIRD XERI-BUG EMITTER

1

2

" POLYETHYLENE TUBING:

  RAIN BIRD XF SERIES TUBING OR

  RAIN BIRD XT-700 XERI-TUBE OR

  RAIN BIRD XBS BLACK STRIPE TUBING

NTS
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1.    WHERE ELECTRICAL PANELS, FIRE EXTINGUISHER CABINETS, OR OTHER ITEMS ARE RECESSED IN FIRE 

       RATED FIXTURES, WALLS OR PARTITIONS, LINE THE BACK AND SIDES OF THE WALL AND RECESS WITH 

       GYPSUM WALL BOARD TO MAINTAIN FIRE-RESISTIVE CONSTRUCTION OF THE WALL.

2.    THE CONTRACTOR SHALL COORDINATE ALL TRADES FOR ALL OPENINGS THROUGH NEW OR 

       EXISTING CONSTRUCTION FOR DUCTS, PIPES, CONDUITS, CABINETS, AND EQUIPMENT. VERIFY 

       SIZES, AND LOCATIONS. 

3.    USE APPROVED FIRESTOP SLEEVES, AND SEALANTS WHERE PIPES, DUCTS, CONDUITS, OR OTHER 

        SYSTEMS PENETRATE FIRE OR SMOKE-RESISTIVE WALLS.  

4.    PACK INSULATION AROUND PIPES, CONDUITS, DUCTS, OR OTHER EQUIPMENT THAT 

       PENETRATE NON-RATED PARTITIONS.

5.    ALL TRADES WORKING CONCURRENTLY TOGETHER WHICH ARE INTERDEPENDENT INSTALLATIONS 

        SHALL COORDINATE AND SEQUENCE THEIR INSTALLATIONS TO FACILITATE THE TIMELY 

        INSTALLATION OF BOTH TRADES.

6.     ALL TRADES SHALL REPORT DEFECTIVE CONDITIONS OF OTHER WORK INTENDED TO SUPPORT 

        THEIR INSTALLATION 5 WORKING DAYS PRIOR TO THEIR SCHEDULED START DATE.    

7.    PER IBC 2018, 703.7 FIRE BARRIERS, SMOKE BARRIERS, AND SMOKE PARTITIONS SHALL BE 

       PERMANENTLY IDENTIFIED WITH SIGNS OR STENCILING IN THE CONCEALED SPACE. SEE GENERAL 

       NOTES (FIRE ASSEMBLIES) HEREIN FOR ADDITIONAL INFO.

GENERAL NOTES:
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SCALE: 1/4" = 1'-0"A1
EVEN-LEVEL BUILDINGS - 1ST FLOOR PLAN

EVEN-LEVEL BUILDINGS

KEYNOTE LEGEND

1 ELEVATOR PIT TO BE 4' MIN. BELOW FFE OF FIRST LEVEL CORE

2 PATIO TO HAVE A MINIMUM 2% SLOPE DOWN AWAY FROM BUILDING AND DRAIN TO PATIO
WALL END OPENING, SEE CIVIL DRAWINGS

3 DEPRESS STEM 4" AND POUR SLAB OVER, SEE DEATIL B5/D1.1 AND STRUCTURAL DRAWINGS

4 REFER TO CIVIL DRAWINGS FOR FINISHED FLOOR ELEVATIONS

5 THRESHOLDS AT DOORWAYS: BASE DESIGN (TYPE B UNITS) SHALL BE 4" MAX IN HEIGHT WHERE
EXTERIOR DECK, PATIO OR BALCONY SURFACE MATERIALS ARE IMPERVIOUS (2017 ICC A117.1
SECTION 1104.4.2). DESIGN OPTION (TYPE A UNITS) SHALL BE 1/2" MAX IN HEIGHT. RAISED
THERSHOLDS AND CHANGES IN LEVEL AT DOORWAYS SHALL COMPLY WITH SECTION 302 AND
303 OF 2017 ICC A117.1.

6 LETTERS 4" TALL ON EXTERIOR OF DOOR STATING "FIRE RISER ROOM". IN CONTRASTING COLOR
FROM BACKGROUND.

7 KNOX LOCK BOX PER LOCAL FIRE DEPARTMENT. LOCATION APPROXIMATE, COORDINATE WITH
FIRE DEPARTMENT.

8 STAIRS: MAX RISER HEIGHT SHALL BE 7". MIN TREAD DEPTH SHALL BE 11" (2018 IBC SECTION
1011.5.2) MIN HEAD ROOM IN ALL PARTS OF THE STAIRS SHALL NOT BE LESS THAN 6'-8" (2018 IBC
1011.3) THE LEADING 2" OF THE TREAD SHALL HAVE VISUAL CONTRAST OF DARK-ON-LIGHT OR
LIGHT-ON-DARK FROM THE REMAINDER OF THE TREAD.

9 STACKABLE WASHER AND DRYER FOR BASE DESIGN (TYPE B). 2 IN 1 WASHER/ DRYER FOR
DESIGN OPTION (TYPE A), FRONT LOAD PER 2017 ICC A117.1 SECTION 611. DRYER WITH METAL
VENT DUCT WITH SMOOTH INTERIOR SURFACES, EXTENDING TO EXTERIOR WITH BACKDRAFT
DAMPER, SEE MECH DRAWINGS. WASHING MACHINE WITH PRE-FABRICATED GALVANIZED
METAL PAN UNDER WASHING MACHINE LOCATED ON UPPER FLOOR, DRAIN TO EXTERIOR.

10 UNDERCUT OR PROVIDE 10"X10" VENT AT BOTTOM HALF OF LAUNDRY DOOR

11 UPPER CABINETS, WALL MOUNTED ABOVE, 12" DEEP TYPICAL. 36" UPPER AND 42" UPPER
OPTIONAL.

12 OPTIONAL KITCHEN ISLAND, PROVIDE 40" MIN CLEARANCE ALL THE WAY AROUND, INCLUDING
COUNTER AND OTHER APPLIANCES.

13 SHOWER OR TUB/ SHOWER COMBO. PROVIDE A SMOOTH HARD, NON-ABSORBENT SURFACE
OVER MOISTURE-RESISTANT GYPSUM BOARD TO HEIGHT OF MIN 70" ABOVE THE DRAIN INLET.
LOCATE SHOWER HEAD AT +84" AFF, PROVIDE SOLID BLOCKING FOR FUTURE GRAB BARS, SEE
A3.3 AND G1.0 FOR CLEARANCE AND HEIGHTS. COORD. SHORT WALL DIM. W/ INSTALLED
PRE-FAB UNIT. EXTEND 3' BEYOND UNIT.

14 COOKING APPLIANCES: 30" RANGE WITH 30" MICRO/ HOOD. LIGHT. EXHAUST FAN ABOVE.
RANGE VENT TO BE VENTED TO EXTERIOR PER MECHANICAL PLAN. ALL KITCHEN APPLIANCES
IN BASE DESIGN (TYPE B UNITS) TO COMPLY WITH 2017 ICC A117.1 SECTION 1104.12.2; IN
DESIGN OPTION (TYPE A UNITS) TO COMPLY WITH 2017 ICC A117.1 SECTION 1103.12.5

15 TOLIET WITH SOLID BLOCKING FOR FUTURE GRAB BARS, SEE A3.3 AND G1.0 FOR CLEARANCE
AND HEIGHTS, BASE DESIGN (TYPE B) SHOWN, SEE A3.3 FOR DESIGN OPTION (TYPE A)

16 SEMI-RECESSED FIRE RATED FIRE EXTINGUISHER CABBINET

17 ELEVATOR SHAFT, COMFIRM CLEAR DIMENSION WITH ELEVATOR SHOP DRAWINGS

18 OWNER PROVIDED AMD INSTALLED MANUFACTURED PLANTERS

19 ELECTRICAL PANEL, SEE ELECTRICAL DRAWINGS

20 MECHANICAL ROOM WITH FURNACE AND INSTAHOT FOR INDIVIDUAL DWELLING UNIT, SEE
MECH AND PLUMBING DRAWINGS

21 EMERGENCY ESCAPE AND RESCUE OPENING (EVERY SLEEPING ROOM), WINDOW WITH SILL
HEIGHT 3'-0" (NOT MORE THAN 44"), OPERABLE OPENING NOT LESS THAN 5.7 SF (5 SF AT LEVEL
1) WITH NET CLEAR HEIGHT NOT LESS THAN 24", NET CLEAR WIDTH NOT LESS THAN 20" (2018 IRC
SECTION R310.1, R310.2)

22 HANDRAILS ON EACH SIDE WALL AT STAIRCASE (2018 IBC SECTION 1011.11) HANDRAIL DESIGN
TO COMPLY WITH 2018 IBC SECTION 1014, SEE DETAIL A1/D1.3.4

23 KITCHEN SINK AND WORK SURFACE WIDTH AND HEIGHT REQUIREMENT FOR DESIGN OPTION
(TYPE A UNITS) SEE G1.0 (2017 ICC A117.1 FIG 1103.12.3 AND 1103.12.4)
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1.    WHERE ELECTRICAL PANELS, FIRE EXTINGUISHER CABINETS, OR OTHER ITEMS ARE RECESSED IN FIRE 

       RATED FIXTURES, WALLS OR PARTITIONS, LINE THE BACK AND SIDES OF THE WALL AND RECESS WITH 

       GYPSUM WALL BOARD TO MAINTAIN FIRE-RESISTIVE CONSTRUCTION OF THE WALL.

2.    THE CONTRACTOR SHALL COORDINATE ALL TRADES FOR ALL OPENINGS THROUGH NEW OR 

       EXISTING CONSTRUCTION FOR DUCTS, PIPES, CONDUITS, CABINETS, AND EQUIPMENT. VERIFY 

       SIZES, AND LOCATIONS. 

3.    USE APPROVED FIRESTOP SLEEVES, AND SEALANTS WHERE PIPES, DUCTS, CONDUITS, OR OTHER 

        SYSTEMS PENETRATE FIRE OR SMOKE-RESISTIVE WALLS.  

4.    PACK INSULATION AROUND PIPES, CONDUITS, DUCTS, OR OTHER EQUIPMENT THAT 

       PENETRATE NON-RATED PARTITIONS.

5.    VERIFY ALL ROUGH-IN DIMENSIONS, AND SERVICE CONNECTION REQUIREMENTS FOR OWNER-

        FURNISHED EQUIPMENT, AND EQUIPMENT INCLUDED IN THIS CONTRACT.

6.    ALL TRADES WORKING CONCURRENTLY TOGETHER WHICH ARE INTERDEPENDENT INSTALLATIONS 

        SHALL COORDINATE AND SEQUENCE THEIR INSTALLATIONS TO FACILITATE THE TIMELY 

        INSTALLATION OF BOTH TRADES.

7.     ALL TRADES SHALL REPORT DEFECTIVE CONDITIONS OF OTHER WORK INTENDED TO SUPPORT 

        THEIR INSTALLATION 5 WORKING DAYS PRIOR TO THEIR SCHEDULED START DATE.    

8.     NEW MATERIALS, EQUIPMENT, ASSEMBLIES, COMPONENTS, ACCESSORIES, ETC. SHALL MATCH & 

        CONFORM TO THE  SAME PRODUCTS IN THE EXISTING FACILITY AS DEFINED IN THE OWNER'S 

        'MAINTENANCE & OPERATIONS' STANDARD TO ASSURE UNIFORMITY, INTERCHANGEABILITY, AND 

         COMPATIBILITY WITH AND BETWEEN EXISTING AND NEW.

9.    ALL EXISTING AND NEW PENETRATIONS THROUGH NON-RATED WALL MEMBRANES, ABOVE 

       CEILINGS, SHALL BE SEALED WITH DRYWALL TAPE AND MUD, AIR TIGHT, BOTH SIDES OF WALL.  AT 

       VISUALLY EXPOSED FACES WHERE NO CEILING IS PRESENT FINISH AND PAINT ADJACENT SURFACE 

       TO MATCH EXISTING OR AS SCHEDULED FOR NEW WORK.

10.  PER IBC 2018, 703.7 FIRE BARRIERS, SMOKE BARRIERS, AND SMOKE PARTITIONS SHALL BE 

       PERMANENTLY IDENTIFIED WITH SIGNS OR STENCILING IN THE CONCEALED SPACE. SEE GENERAL 

       NOTES (FIRE ASSEMBLIES) HEREIN FOR ADDITIONAL INFO.

GENERAL NOTES:

A

DATE:

Copyright 2019 GLHN ARCHITECTS & ENGINEERS, INC.

ALL RIGHTS RESERVED
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SCALE: 1/4" = 1'-0"A1
EVEN-LEVEL BUILDINGS - 2ND FLOOR PLAN (3RD FLOOR SIMILAR)

EVEN-LEVEL BUILDINGS

KEYNOTE LEGEND

1 THRESHOLDS AT DOORWAYS: BASE DESIGN (TYPE B UNITS) SHALL BE 4" MAX IN HEIGHT WHERE
EXTERIOR DECK, PATIO OR BALCONY SURFACE MATERIALS ARE IMPERVIOUS (2017 ICC A117.1
SECTION 1104.4.2). DESIGN OPTION (TYPE A UNITS) SHALL BE 1/2" MAX IN HEIGHT. RAISED
THERSHOLDS AND CHANGES IN LEVEL AT DOORWAYS SHALL COMPLY WITH SECTION 302 AND
303 OF 2017 ICC A117.1.

2 STAIRS: MAX RISER HEIGHT SHALL BE 7". MIN TREAD DEPTH SHALL BE 11" (2018 IBC SECTION
1011.5.2) MIN HEAD ROOM IN ALL PARTS OF THE STAIRS SHALL NOT BE LESS THAN 6'-8" (2018 IBC
1011.3) THE LEADING 2" OF THE TREAD SHALL HAVE VISUAL CONTRAST OF DARK-ON-LIGHT OR
LIGHT-ON-DARK FROM THE REMAINDER OF THE TREAD.

3 HANDRAILS ON EACH SIDE WALL AT STAIRCASE (2018 IBC SECTION 1011.11) HANDRAIL DESIGN
TO COMPLY WITH 2018 IBC SECTION 1014, SEE DETAIL A1/D1.3.4

4 GUARDRAIL SHALL BE NO LESS THAN 42" IN HEIGHT AT EDGE OF BALCONIES. GUARDRAIL
DESIGN TO COMPLY WITH 2018 IBC SECTION 1015. SEE DETAILS ON D1.0.

5 GUARD WALL NO LESS THAN 42" IN HEIGHT, SIDING ON BALCONY SIDE WITH TYVEK BUILDING
WRAP ON BOTH SIDES, SHEATHING AND WALL STUD SIZE PER STRUCTURE, TOP WITH
GALVANIZED METAL FLASHING CAP AND SELF-ADHEARING FLASHING OVER TYVEK, PAINTED
METAL FLASHING TO MATCH METAL ROOF. SEE F5/D1.2

6 FLOOR DRAIN CONNECT TO DOWNSPROUT

7 STACKABLE WASHER AND DRYER FOR BASE DESIGN (TYPE B). 2 IN 1 WASHER/ DRYER FOR
DESIGN OPTION (TYPE A), FRONT LOAD PER 2017 ICC A117.1 SECTION 611. DRYER WITH METAL
VENT DUCT WITH SMOOTH INTERIOR SURFACES, EXTENDING TO EXTERIOR WITH BACKDRAFT
DAMPER, SEE MECH DRAWINGS. WASHING MACHINE WITH PRE-FABRICATED GALVANIZED
METAL PAN UNDER WASHING MACHINE LOCATED ON UPPER FLOOR, DRAIN TO EXTERIOR.

8 UNDERCUT OR PROVIDE 10"X10" VENT AT BOTTOM HALF OF LAUNDRY DOOR

9 UPPER CABINETS, WALL MOUNTED ABOVE, 12" DEEP TYPICAL. 36" UPPER AND 42" UPPER
OPTIONAL.

10 TOLIET WITH SOLID BLOCKING FOR FUTURE GRAB BARS, SEE A3.3 AND G1.0 FOR CLEARANCE
AND HEIGHTS, BASE DESIGN (TYPE B) SHOWN, SEE A3.3 FOR DESIGN OPTION (TYPE A)

11 SHOWER OR TUB/ SHOWER COMBO. PROVIDE A SMOOTH HARD, NON-ABSORBENT SURFACE
OVER MOISTURE-RESISTANT GYPSUM BOARD TO HEIGHT OF MIN 70" ABOVE THE DRAIN INLET.
LOCATE SHOWER HEAD AT +84" AFF, PROVIDE SOLID BLOCKING FOR FUTURE GRAB BARS, SEE
A3.3 AND G1.0 FOR CLEARANCE AND HEIGHTS. COORD. SHORT WALL DIM. W/ INSTALLED
PRE-FAB UNIT. EXTEND 3' BEYOND UNIT.

12 COOKING APPLIANCES: 30" RANGE WITH 30" MICRO/ HOOD. LIGHT. EXHAUST FAN ABOVE.
RANGE VENT TO BE VENTED TO EXTERIOR PER MECHANICAL PLAN. ALL KITCHEN APPLIANCES
IN BASE DESIGN (TYPE B UNITS) TO COMPLY WITH 2017 ICC A117.1 SECTION 1104.12.2; IN
DESIGN OPTION (TYPE A UNITS) TO COMPLY WITH 2017 ICC A117.1 SECTION 1103.12.5

13 SEMI-RECESSED FIRE RATED FIRE EXTINGUISHER CABBINET

14 OPTIONAL KITCHEN ISLAND, PROVIDE 40" MIN CLEARANCE ALL THE WAY AROUND, INCLUDING
COUNTER AND OTHER APPLIANCES.

15 ELEVATOR SHAFT, COMFIRM CLEAR DIMENSION WITH ELEVATOR SHOP DRAWINGS

16 ELECTRICAL PANEL, SEE ELECTRICAL DRAWINGS

17 ELEVATOR CONTROL ROOM, AT 3/F ONLY, SEE CORE PLAN, COMFIRM CLEARANCE AND
FIRE-RATING REQUIREMENT WITH ELEVATOR SHOP DRAWINGS

18 MECHANICAL ROOM WITH FURNACE AND INSTAHOT FOR INDIVIDUAL DWELLING UNIT, SEE
MECH AND PLUMBING DRAWINGS

19 EMERGENCY ESCAPE AND RESCUE OPENING (EVERY SLEEPING ROOM), WINDOW WITH SILL
HEIGHT 3'-0" (NOT MORE THAN 44"), OPERABLE OPENING NOT LESS THAN 5.7 SF (5 SF AT LEVEL
1) WITH NET CLEAR HEIGHT NOT LESS THAN 24", NET CLEAR WIDTH NOT LESS THAN 20" (2018 IRC
SECTION R310.1, R310.2)

20 KITCHEN SINK AND WORK SURFACE WIDTH AND HEIGHT REQUIREMENT FOR DESIGN OPTION
(TYPE A UNITS) SEE G1.0 (2017 ICC A117.1 FIG 1103.12.3 AND 1103.12.4)
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1.    WHERE ELECTRICAL PANELS, FIRE EXTINGUISHER CABINETS, OR OTHER ITEMS ARE RECESSED IN FIRE 

       RATED FIXTURES, WALLS OR PARTITIONS, LINE THE BACK AND SIDES OF THE WALL AND RECESS WITH 

       GYPSUM WALL BOARD TO MAINTAIN FIRE-RESISTIVE CONSTRUCTION OF THE WALL.

2.    THE CONTRACTOR SHALL COORDINATE ALL TRADES FOR ALL OPENINGS THROUGH NEW OR 

       EXISTING CONSTRUCTION FOR DUCTS, PIPES, CONDUITS, CABINETS, AND EQUIPMENT. VERIFY 

       SIZES, AND LOCATIONS. 

3.    USE APPROVED FIRESTOP SLEEVES, AND SEALANTS WHERE PIPES, DUCTS, CONDUITS, OR OTHER 

        SYSTEMS PENETRATE FIRE OR SMOKE-RESISTIVE WALLS.  

4.    PACK INSULATION AROUND PIPES, CONDUITS, DUCTS, OR OTHER EQUIPMENT THAT 

       PENETRATE NON-RATED PARTITIONS.

5.    VERIFY ALL ROUGH-IN DIMENSIONS, AND SERVICE CONNECTION REQUIREMENTS FOR OWNER-

        FURNISHED EQUIPMENT, AND EQUIPMENT INCLUDED IN THIS CONTRACT.

6.    ALL TRADES WORKING CONCURRENTLY TOGETHER WHICH ARE INTERDEPENDENT INSTALLATIONS 

        SHALL COORDINATE AND SEQUENCE THEIR INSTALLATIONS TO FACILITATE THE TIMELY 

        INSTALLATION OF BOTH TRADES.

7.     ALL TRADES SHALL REPORT DEFECTIVE CONDITIONS OF OTHER WORK INTENDED TO SUPPORT 

        THEIR INSTALLATION 5 WORKING DAYS PRIOR TO THEIR SCHEDULED START DATE.    

8.     NEW MATERIALS, EQUIPMENT, ASSEMBLIES, COMPONENTS, ACCESSORIES, ETC. SHALL MATCH & 

        CONFORM TO THE  SAME PRODUCTS IN THE EXISTING FACILITY AS DEFINED IN THE OWNER'S 

        'MAINTENANCE & OPERATIONS' STANDARD TO ASSURE UNIFORMITY, INTERCHANGEABILITY, AND 

         COMPATIBILITY WITH AND BETWEEN EXISTING AND NEW.

9.    ALL EXISTING AND NEW PENETRATIONS THROUGH NON-RATED WALL MEMBRANES, ABOVE 

       CEILINGS, SHALL BE SEALED WITH DRYWALL TAPE AND MUD, AIR TIGHT, BOTH SIDES OF WALL.  AT 

       VISUALLY EXPOSED FACES WHERE NO CEILING IS PRESENT FINISH AND PAINT ADJACENT SURFACE 

       TO MATCH EXISTING OR AS SCHEDULED FOR NEW WORK.

10.  PER IBC 2018, 703.7 FIRE BARRIERS, SMOKE BARRIERS, AND SMOKE PARTITIONS SHALL BE 

       PERMANENTLY IDENTIFIED WITH SIGNS OR STENCILING IN THE CONCEALED SPACE. SEE GENERAL 

       NOTES (FIRE ASSEMBLIES) HEREIN FOR ADDITIONAL INFO.
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SCALE: 1/4" = 1'-0"A1
SPLIT-LEVEL BUILDINGS - 1ST FLOOR PLAN

SPLIT-LEVEL BUILDINGS

KEYNOTE LEGEND

1 ELEVATOR PIT TO BE 4' MIN. BELOW FFE OF FIRST LEVEL CORE

2 PATIO TO HAVE A MINIMUM 2% SLOPE DOWN AWAY FROM BUILDING AND DRAIN TO PATIO
WALL END OPENING, SEE CIVIL DRAWINGS

3 REFER TO CIVIL DRAWINGS FOR FINISHED FLOOR ELEVATIONS

4 DEPRESS STEM 4" AND POUR SLAB OVER, SEE DEATIL B5/D1.1 AND STRUCTURAL DRAWINGS

5 THRESHOLDS AT DOORWAYS: BASE DESIGN (TYPE B UNITS) SHALL BE 4" MAX IN HEIGHT WHERE
EXTERIOR DECK, PATIO OR BALCONY SURFACE MATERIALS ARE IMPERVIOUS (2017 ICC A117.1
SECTION 1104.4.2). DESIGN OPTION (TYPE A UNITS) SHALL BE 1/2" MAX IN HEIGHT. RAISED
THERSHOLDS AND CHANGES IN LEVEL AT DOORWAYS SHALL COMPLY WITH SECTION 302 AND
303 OF 2017 ICC A117.1.

6 LETTERS 4" TALL ON EXTERIOR OF DOOR STATING "FIRE RISER ROOM". IN CONTRASTING COLOR
FROM BACKGROUND.

7 KNOX LOCK BOX PER LOCAL FIRE DEPARTMENT. LOCATION APPROXIMATE, COORDINATE WITH
FIRE DEPARTMENT.

8 STAIRS: MAX RISER HEIGHT SHALL BE 7". MIN TREAD DEPTH SHALL BE 11" (2018 IBC SECTION
1011.5.2) MIN HEAD ROOM IN ALL PARTS OF THE STAIRS SHALL NOT BE LESS THAN 6'-8" (2018 IBC
1011.3) THE LEADING 2" OF THE TREAD SHALL HAVE VISUAL CONTRAST OF DARK-ON-LIGHT OR
LIGHT-ON-DARK FROM THE REMAINDER OF THE TREAD.

9 HANDRAILS ON EACH SIDE WALL AT STAIRCASE (2018 IBC SECTION 1011.11) HANDRAIL DESIGN
TO COMPLY WITH 2018 IBC SECTION 1014, SEE DETAIL A1/D1.3.4

10 STACKABLE WASHER AND DRYER FOR BASE DESIGN (TYPE B). 2 IN 1 WASHER/ DRYER FOR
DESIGN OPTION (TYPE A), FRONT LOAD PER 2017 ICC A117.1 SECTION 611. DRYER WITH METAL
VENT DUCT WITH SMOOTH INTERIOR SURFACES, EXTENDING TO EXTERIOR WITH BACKDRAFT
DAMPER, SEE MECH DRAWINGS. WASHING MACHINE WITH PRE-FABRICATED GALVANIZED
METAL PAN UNDER WASHING MACHINE LOCATED ON UPPER FLOOR, DRAIN TO EXTERIOR.

11 UNDERCUT OR PROVIDE 10"X10" VENT AT BOTTOM HALF OF LAUNDRY DOOR

12 UPPER CABINETS, WALL MOUNTED ABOVE, 12" DEEP TYPICAL. 36" UPPER AND 42" UPPER
OPTIONAL.

13 OPTIONAL KITCHEN ISLAND, PROVIDE 40" MIN CLEARANCE ALL THE WAY AROUND, INCLUDING
COUNTER AND OTHER APPLIANCES.

14 SHOWER OR TUB/ SHOWER COMBO. PROVIDE A SMOOTH HARD, NON-ABSORBENT SURFACE
OVER MOISTURE-RESISTANT GYPSUM BOARD TO HEIGHT OF MIN 70" ABOVE THE DRAIN INLET.
LOCATE SHOWER HEAD AT +84" AFF, PROVIDE SOLID BLOCKING FOR FUTURE GRAB BARS, SEE
A3.3 AND G1.0 FOR CLEARANCE AND HEIGHTS. COORD. SHORT WALL DIM. W/ INSTALLED
PRE-FAB UNIT. EXTEND 3' BEYOND UNIT.

15 COOKING APPLIANCES: 30" RANGE WITH 30" MICRO/ HOOD. LIGHT. EXHAUST FAN ABOVE.
RANGE VENT TO BE VENTED TO EXTERIOR PER MECHANICAL PLAN. ALL KITCHEN APPLIANCES
IN BASE DESIGN (TYPE B UNITS) TO COMPLY WITH 2017 ICC A117.1 SECTION 1104.12.2; IN
DESIGN OPTION (TYPE A UNITS) TO COMPLY WITH 2017 ICC A117.1 SECTION 1103.12.5

16 TOLIET WITH SOLID BLOCKING FOR FUTURE GRAB BARS, SEE A3.3 AND G1.0 FOR CLEARANCE
AND HEIGHTS, BASE DESIGN (TYPE B) SHOWN, SEE A3.3 FOR DESIGN OPTION (TYPE A)

17 SEMI-RECESSED FIRE RATED FIRE EXTINGUISHER CABBINET

18 ELEVATOR SHAFT, COMFIRM CLEAR DIMENSION WITH ELEVATOR SHOP DRAWINGS

19 MECHANICAL ROOM WITH FURNACE AND INSTAHOT FOR INDIVIDUAL DWELLING UNIT, SEE
MECH AND PLUMBING DRAWINGS

20 EMERGENCY ESCAPE AND RESCUE OPENING (EVERY SLEEPING ROOM), WINDOW WITH SILL
HEIGHT 3'-0" (NOT MORE THAN 44"), OPERABLE OPENING NOT LESS THAN 5.7 SF (5 SF AT LEVEL
1) WITH NET CLEAR HEIGHT NOT LESS THAN 24", NET CLEAR WIDTH NOT LESS THAN 20" (2018 IRC
SECTION R310.1, R310.2)

21 OWNER PROVIDED AMD INSTALLED MANUFACTURED PLANTERS

22 ELECTRICAL PANEL, SEE ELECTRICAL DRAWINGS

23 KITCHEN SINK AND WORK SURFACE WIDTH AND HEIGHT REQUIREMENT FOR DESIGN OPTION
(TYPE A UNITS) SEE G1.0 (2017 ICC A117.1 FIG 1103.12.3 AND 1103.12.4)

24 GUARDRAIL SHALL BE NO LESS THAN 42" IN HEIGHT AT EDGE OF BALCONIES. GUARDRAIL
DESIGN TO COMPLY WITH 2018 IBC SECTION 1015. SEE DETAILS ON D1.0.

25 CMU STEMWALL TO LEVEL 1.5, SEE STRUCTURE
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1.    WHERE ELECTRICAL PANELS, FIRE EXTINGUISHER CABINETS, OR OTHER ITEMS ARE RECESSED IN FIRE 

       RATED FIXTURES, WALLS OR PARTITIONS, LINE THE BACK AND SIDES OF THE WALL AND RECESS WITH 

       GYPSUM WALL BOARD TO MAINTAIN FIRE-RESISTIVE CONSTRUCTION OF THE WALL.

2.    THE CONTRACTOR SHALL COORDINATE ALL TRADES FOR ALL OPENINGS THROUGH NEW OR 

       EXISTING CONSTRUCTION FOR DUCTS, PIPES, CONDUITS, CABINETS, AND EQUIPMENT. VERIFY 

       SIZES, AND LOCATIONS. 

3.    USE APPROVED FIRESTOP SLEEVES, AND SEALANTS WHERE PIPES, DUCTS, CONDUITS, OR OTHER 

        SYSTEMS PENETRATE FIRE OR SMOKE-RESISTIVE WALLS.  

4.    PACK INSULATION AROUND PIPES, CONDUITS, DUCTS, OR OTHER EQUIPMENT THAT 

       PENETRATE NON-RATED PARTITIONS.

5.    VERIFY ALL ROUGH-IN DIMENSIONS, AND SERVICE CONNECTION REQUIREMENTS FOR OWNER-

        FURNISHED EQUIPMENT, AND EQUIPMENT INCLUDED IN THIS CONTRACT.

6.    ALL TRADES WORKING CONCURRENTLY TOGETHER WHICH ARE INTERDEPENDENT INSTALLATIONS 

        SHALL COORDINATE AND SEQUENCE THEIR INSTALLATIONS TO FACILITATE THE TIMELY 

        INSTALLATION OF BOTH TRADES.

7.     ALL TRADES SHALL REPORT DEFECTIVE CONDITIONS OF OTHER WORK INTENDED TO SUPPORT 

        THEIR INSTALLATION 5 WORKING DAYS PRIOR TO THEIR SCHEDULED START DATE.    

8.     NEW MATERIALS, EQUIPMENT, ASSEMBLIES, COMPONENTS, ACCESSORIES, ETC. SHALL MATCH & 

        CONFORM TO THE  SAME PRODUCTS IN THE EXISTING FACILITY AS DEFINED IN THE OWNER'S 

        'MAINTENANCE & OPERATIONS' STANDARD TO ASSURE UNIFORMITY, INTERCHANGEABILITY, AND 

         COMPATIBILITY WITH AND BETWEEN EXISTING AND NEW.

9.    ALL EXISTING AND NEW PENETRATIONS THROUGH NON-RATED WALL MEMBRANES, ABOVE 

       CEILINGS, SHALL BE SEALED WITH DRYWALL TAPE AND MUD, AIR TIGHT, BOTH SIDES OF WALL.  AT 

       VISUALLY EXPOSED FACES WHERE NO CEILING IS PRESENT FINISH AND PAINT ADJACENT SURFACE 

       TO MATCH EXISTING OR AS SCHEDULED FOR NEW WORK.

10.  PER IBC 2018, 703.7 FIRE BARRIERS, SMOKE BARRIERS, AND SMOKE PARTITIONS SHALL BE 

       PERMANENTLY IDENTIFIED WITH SIGNS OR STENCILING IN THE CONCEALED SPACE. SEE GENERAL 

       NOTES (FIRE ASSEMBLIES) HEREIN FOR ADDITIONAL INFO.

GENERAL NOTES:

A

DATE:

Copyright 2019 GLHN ARCHITECTS & ENGINEERS, INC.

ALL RIGHTS RESERVED

2
9
3
9
 E

. 
B

ro
a

d
w

a
y
 B

lv
d

. 
Tu

c
so

n
, 
A

Z 
8
5
7
1
6

T 
5
2
0
.8

8
1
.4

5
4
6
 F

 5
2
0
.7

9
5
.1

8
2
2
 G

LH
N

.c
o

m

A
R

C
H

IT
E
C

TS
 &

 E
N

G
IN

E
E
R

S
, 

IN
C

1

B

C

D

E

F

G

CHECKED BY:

DRAWN BY:

DESIGN BY:

PROJECT NO.:

A

B

C

D

E

F

G

2 3 4 5 6 7 8 9

1 2 3 4 5 6 7 8 9

M
IR

A
M

O
N

TE
 H

O
M

E
S

P
O

N
D

E
R

O
S
A

 P
A

R
K

W
A

Y

18048.00

2020/01/24

N
o

R
E
V

IS
IO

N
S
/S

U
B

M
IS

S
IO

N
S

D
A

TE

A2.1

S
P

LI
T-

LE
V

E
L 

B
U

IL
D

IN
G

S
 -

2
N

D
 A

N
D

 3
R

D
 F

LO
O

R
 P

LA
N

A
N

D
 2

N
D

 F
LO

O
R

 R
E
F
LE

C
TE

D
 C

E
IL

IN
G

 P
LA

N

CK

TR

SL

SCALE: 1/4" = 1'-0"A1
SPLIT-LEVEL BUILDINGS - 2ND FLOOR PLAN (3RD FLOOR SIMILAR)

SPLIT-LEVEL BUILDINGS

KEYNOTE LEGEND

1 THRESHOLDS AT DOORWAYS: BASE DESIGN (TYPE B UNITS) SHALL BE 4" MAX IN HEIGHT WHERE
EXTERIOR DECK, PATIO OR BALCONY SURFACE MATERIALS ARE IMPERVIOUS (2017 ICC A117.1
SECTION 1104.4.2). DESIGN OPTION (TYPE A UNITS) SHALL BE 1/2" MAX IN HEIGHT. RAISED
THERSHOLDS AND CHANGES IN LEVEL AT DOORWAYS SHALL COMPLY WITH SECTION 302 AND
303 OF 2017 ICC A117.1.

2 STAIRS: MAX RISER HEIGHT SHALL BE 7". MIN TREAD DEPTH SHALL BE 11" (2018 IBC SECTION
1011.5.2) MIN HEAD ROOM IN ALL PARTS OF THE STAIRS SHALL NOT BE LESS THAN 6'-8" (2018 IBC
1011.3) THE LEADING 2" OF THE TREAD SHALL HAVE VISUAL CONTRAST OF DARK-ON-LIGHT OR
LIGHT-ON-DARK FROM THE REMAINDER OF THE TREAD.

3 HANDRAIL ATTACHED TO GUARDRAIL SYSTEM AT ALL STAIRS. SEE DETAILS ON D1.3

4 HANDRAILS ON EACH SIDE WALL AT STAIRCASE (2018 IBC SECTION 1011.11) HANDRAIL DESIGN
TO COMPLY WITH 2018 IBC SECTION 1014, SEE DETAIL A1/D1.3.4

5 GUARDRAIL SHALL BE NO LESS THAN 42" IN HEIGHT AT EDGE OF BALCONIES. GUARDRAIL
DESIGN TO COMPLY WITH 2018 IBC SECTION 1015. SEE DETAILS ON D1.0.

6 GUARD WALL NO LESS THAN 42" IN HEIGHT, SIDING ON BALCONY SIDE WITH TYVEK BUILDING
WRAP ON BOTH SIDES, SHEATHING AND WALL STUD SIZE PER STRUCTURE, TOP WITH
GALVANIZED METAL FLASHING CAP AND SELF-ADHEARING FLASHING OVER TYVEK, PAINTED
METAL FLASHING TO MATCH METAL ROOF. SEE F5/D1.2

7 FLOOR DRAIN CONNECT TO DOWNSPROUT

8 STACKABLE WASHER AND DRYER FOR BASE DESIGN (TYPE B). 2 IN 1 WASHER/ DRYER FOR
DESIGN OPTION (TYPE A), FRONT LOAD PER 2017 ICC A117.1 SECTION 611. DRYER WITH METAL
VENT DUCT WITH SMOOTH INTERIOR SURFACES, EXTENDING TO EXTERIOR WITH BACKDRAFT
DAMPER, SEE MECH DRAWINGS. WASHING MACHINE WITH PRE-FABRICATED GALVANIZED
METAL PAN UNDER WASHING MACHINE LOCATED ON UPPER FLOOR, DRAIN TO EXTERIOR.

9 UNDERCUT OR PROVIDE 10"X10" VENT AT BOTTOM HALF OF LAUNDRY DOOR

10 UPPER CABINETS, WALL MOUNTED ABOVE, 12" DEEP TYPICAL. 36" UPPER AND 42" UPPER
OPTIONAL.

11 TOLIET WITH SOLID BLOCKING FOR FUTURE GRAB BARS, SEE A3.3 AND G1.0 FOR CLEARANCE
AND HEIGHTS, BASE DESIGN (TYPE B) SHOWN, SEE A3.3 FOR DESIGN OPTION (TYPE A)

12 SHOWER OR TUB/ SHOWER COMBO. PROVIDE A SMOOTH HARD, NON-ABSORBENT SURFACE
OVER MOISTURE-RESISTANT GYPSUM BOARD TO HEIGHT OF MIN 70" ABOVE THE DRAIN INLET.
LOCATE SHOWER HEAD AT +84" AFF, PROVIDE SOLID BLOCKING FOR FUTURE GRAB BARS, SEE
A3.3 AND G1.0 FOR CLEARANCE AND HEIGHTS. COORD. SHORT WALL DIM. W/ INSTALLED
PRE-FAB UNIT. EXTEND 3' BEYOND UNIT.

13 COOKING APPLIANCES: 30" RANGE WITH 30" MICRO/ HOOD. LIGHT. EXHAUST FAN ABOVE.
RANGE VENT TO BE VENTED TO EXTERIOR PER MECHANICAL PLAN. ALL KITCHEN APPLIANCES
IN BASE DESIGN (TYPE B UNITS) TO COMPLY WITH 2017 ICC A117.1 SECTION 1104.12.2; IN
DESIGN OPTION (TYPE A UNITS) TO COMPLY WITH 2017 ICC A117.1 SECTION 1103.12.5

14 OPTIONAL KITCHEN ISLAND, PROVIDE 40" MIN CLEARANCE ALL THE WAY AROUND, INCLUDING
COUNTER AND OTHER APPLIANCES.

15 SEMI-RECESSED FIRE RATED FIRE EXTINGUISHER CABBINET

16 ELEVATOR SHAFT, COMFIRM CLEAR DIMENSION WITH ELEVATOR SHOP DRAWINGS

17 ELEVATOR CONTROL ROOM, AT 3/F ONLY, SEE CORE PLAN, COMFIRM CLEARANCE AND
FIRE-RATING REQUIREMENT WITH ELEVATOR SHOP DRAWINGS

18 ELECTRICAL PANEL, SEE ELECTRICAL DRAWINGS

19 EMERGENCY ESCAPE AND RESCUE OPENING (EVERY SLEEPING ROOM), WINDOW WITH SILL
HEIGHT 3'-0" (NOT MORE THAN 44"), OPERABLE OPENING NOT LESS THAN 5.7 SF (5 SF AT LEVEL
1) WITH NET CLEAR HEIGHT NOT LESS THAN 24", NET CLEAR WIDTH NOT LESS THAN 20" (2018 IRC
SECTION R310.1, R310.2)

20 KITCHEN SINK AND WORK SURFACE WIDTH AND HEIGHT REQUIREMENT FOR DESIGN OPTION
(TYPE A UNITS) SEE G1.0 (2017 ICC A117.1 FIG 1103.12.3 AND 1103.12.4)

21 MECHANICAL ROOM WITH FURNACE AND INSTAHOT FOR INDIVIDUAL DWELLING UNIT, SEE
MECH AND PLUMBING DRAWINGS
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     GENERAL NOTES
A. EACH UNIT PORCH HAS ONE "WA" FIXTURE FOR A TOTAL OF 19

FIXTURES PER BUILDING.  THE FIXTURE SHALL BE MOUNTED SUCH
THAT ALL PARTS OF THE LIGHT FIXTURE ARE AT LEAST 5'-0" FROM
THE NEAREST OUTDOOR OVERHANG EDGE.
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  4.             
CITY OF FLAGSTAFF
STAFF SUMMARY REPORT

To: The Honorable Mayor and Council

From: Leah Bloom, Housing Project Manager

Date: 09/16/2021

Meeting Date: 09/28/2021

TITLE:
Update and Review of Flagstaff's Draft 10-Year Housing Plan

DESIRED OUTCOME:
Informational only. 

EXECUTIVE SUMMARY:
There is a strong and growing movement among Flagstaff community members, housing advocates, and
City Council to ensure all Flagstaff residents have access to affordable housing. On December 1, 2020,
City Council declared a Housing Emergency in Flagstaff, committing to prioritizing affordable housing
within City operations to create safe, decent, and affordable housing opportunities for all community
members.

Although the City has several Housing planning documents, when declaring the Housing Emergency,
Flagstaff City Council directed staff to create a single, comprehensive community-facing document to
summarize the City's immediate and long-term needs and strategies to improving housing affordability.  
  
The draft plan discusses how housing is interconnected to health, neighborhoods and equity,
sustainability, zoning and land use, and to economic growth. The draft plan provides results regarding;

Housing data and needs assessment,
Market rate and subsidized housing gap analysis; and, 
Findings from the City of Flagstaff Housing Survey.

This draft Plan defines the Housing Emergency in Flagstaff and provides policy initiatives and strategies
to address it over the next 10 years. As the City implements the 10-Year Housing Plan, the goal is to
substantially increase the number of available and affordable housing options for Flagstaff residents at all
income levels and to increase housing subsidies for our low to moderate-income neighbors.

For the detailed list of policy initiatives and strategies refer to page 44 of the draft Plan. 

INFORMATION:
Extensive and inclusive public participation has occurred through informal working group meetings,
Housing Commission meetings, and the City of Flagstaff's Housing Survey. These interactions have
resulted in the creation of Flagstaff's Draft 10-Year Housing Plan.

Informal working groups convened on the topics of housing and health, neighborhood and equity,
housing and sustainability, and zoning and land use. Informal working groups were composed of City
staff, Housing Commissioners, and community experts. City Housing Section staff and the Economic



staff, Housing Commissioners, and community experts. City Housing Section staff and the Economic
Vitality Section worked together to discuss the connection between housing and economic growth. The
working groups discussed how mutually connected housing is to all the above topics. The groups defined
housing barriers and challenges for residents and created policies initiatives and strategies to address
the Housing Emergency and advance housing opportunities for all.

The 10-Year Housing Plan Survey collected data from Flagstaff residents on local living conditions, the
cost of housing, and household goals. The survey was shared with Flagstaff businesses, multifamily
developments, community members, and the service provider network known as the Continuum of Care.
The City shared the survey via social media, Housing Authority program participant newsletters,
Flagstaff’s Community Forum, and clients of emergency shelters and transitional housing. The survey
was available online via Survey Monkey and in print at local libraries and with various service providers.
Both English and Spanish surveys were available. 2,949 responses were collected. 

The draft 10-Year Housing Plan and the Community Forum Survey can be located on the City's webpage
during the public comment period. Upcoming public participation opportunities are: 

Sept. 29 – Nov. 2 – Public Comment Period & Community Forum Survey
October 5 – Economic Collaborative of Northern Arizona
October 7 – Northern Arizona Association of Realtors
October 7 – Virtual Public Outreach – City of Flagstaff Commissioners
October 19 – Friend of Flagstaff’s Future
October 21 – Flagstaff Chamber of Commerce
October 27 – Virtual Public Outreach
November 2 – Coconino County Continuum of Care
November 29 – Housing Commission Meeting for consideration of approval of Final Plan 
December 7 – City Council Consideration of adoption of Final 10 Year Housing Plan

Attachments:  Draft 10 Year Housing Plan
Presentation
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Note from the Housing Commission 

To the Flagstaff community, 

Coming soon 
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HOUSING IS A COLLECTIVE BENEFIT  
There is a strong and growing movement among Flagstaff community members, housing advocates and 
City Council to ensure all Flagstaff residents have access to affordable housing. On December 1, 2020, City 
Council declared a Housing Emergency in Flagstaff, committing to prioritizing affordable housing within 
City operations to create safe, decent and affordable housing opportunities for all community members.  

The current Housing Emergency has deep roots and the situation is desperate for relief. This Plan will begin 
with the basics, defining what affordable housing means and how affordable, accessible and decent 
housing is of critical importance to our community's overall health and viability. 

The United States Department of Housing and Urban 
Development (HUD) defines affordable housing as spending 
no more than 30% of monthly gross income towards housing 
costs. Households that spend more than 30% on rent or 
mortgage costs are considered "housing cost burdened;" 
households spending more than 50% are "severely housing 
cost burdened." Throughout this Plan, "affordable housing" 
will be defined as households paying 30% or less of monthly 
gross income towards the home in which they reside, using 
HUD's definition.   

In an expensive housing market like Flagstaff's, some form of 
subsidy is necessary in order for housing to be affordable for 
many lower income households. Housing subsidies come in 
many forms. Forms of housing subsidies include rental 
assistance, eviction prevention and down payment 
assistance. Other forms include non-profit affordable 
housing, public housing, voucher programs and some forms 
of co-operative and private sector housing. Throughout this 
Plan the term "housing subsidy" is defined as any form of financial assistance aimed towards decreasing 
housing costs.  

The stories we hear from residents and local reports verify that a lack of affordable housing is not just an 
individual problem, but rather a community problem that has collective consequences that negatively 
impact Flagstaff. This Plan will demonstrate how the consequences of failing to create, preserve and 
provide access to affordable housing in Flagstaff is linked to lasting negative effects on our 
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neighborhoods1,2,3, health, children4,5, environment6 and jobs7. This Plan provides a path forward for the 
next ten years and solutions to reducing Flagstaff’s Housing Emergency.  

Addressing Flagstaff's Housing Emergency 

Although the City has a number of Housing planning documents, when declaring the Housing Emergency, 
Flagstaff City Council directed staff to create a single, comprehensive community-facing document to 
summarize the City's immediate and long-term needs and strategies to improving housing affordability.  
This Plan defines the Housing Emergency in Flagstaff and provides policy initiatives and strategies to 
address it over the next 10 years. As the City implements the 10 Year Housing Plan, the goal is to 
substantially increase the number of available and affordable housing options for Flagstaff residents at all 
income levels and to increase housing subsidies for our neighbors that are unable to afford housing in 
Flagstaff. 

The City of Flagstaff's Carbon Neutrality Plan notes that Flagstaff faces a multitude of community 
challenges and competing priorities which must be met with open dialogue, innovative thinking, and good 
faith that we can find creative solutions that move us forward towards a healthier, more inclusive 
community. Partnerships across the City organization and the community at large are vital for addressing 
the Housing Emergency and creating a healthier, more resilient Flagstaff. 

  

 

1 La Plaza Vieja Neighborhood Specific Plan, City of Flagstaff, November 2015 
2 Southside Community Specific Plan, City of Flagstaff, September 2020 
3 Flagstaff’s Lived Black Experience Strategic Plan: A Forgotten People Forging a Path Forward,  The Lived 
Black Experience CommUnity Coalition, 2020 
4 Community Needs Assessment, Coconino County Arizona – January 2021  
5 City of Flagstaff Five-Year Consolidate Plan. May 2021 
6 The Flagstaff Carbon Neutrality Plan, City of Flagstaff, June 2021 
7 Housing Attainability for the Flagstaff Workforce, Economic Collaborative of Northern Arizona, November 
2017 

https://www.flagstaff.az.gov/3173/La-Plaza-Vieja-Specific-Plan-Archive
https://www.flagstaff.az.gov/4428/Southside-Community-Specific-Plan-Archiv
http://cityweb.flagstaffaz.gov/agendaquick/agenda_publish.cfm?id=&mt=ALL&get_month=12&get_year=2020&dsp=agm&seq=5061&rev=0&min=1148&ln=12806
https://www.coconino.az.gov/DocumentCenter/View/40704/Community-Needs-Assessment---FINAL-12320
https://www.flagstaff.az.gov/DocumentCenter/View/69399
https://www.flagstaff.az.gov/DocumentCenter/View/66105/Flagstaff-Carbon-Neutrality-Plan_for-adoption_6-15-21?bidId=
https://www.flagstaff.az.gov/DocumentCenter/View/64819/ECoNA-Flagstaff-Workforce-Housing-Attainability-Report
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Flagstaff's Vision 

Flagstaff's 10 Year Housing Plan’s vision is to create a vibrant and more livable community through 
increased housing options for residents at all income levels and family sizes. 

This document is a framework for action: it outlines a single overarching goal with thirteen (13) robust 
policy initiatives and fifty-eight (58) comprehensive strategies. The policy initiatives and strategies provide 
a foundational framework for establishing housing programs, prioritizing staff work and allocating 
necessary funding for implementation.  

The four policy initiatives are: 

 Create 

 Connect 

 Preserve  

 Protect 

 

OVERARCHING GOAL 
This Plan establishes one overarching goal, supported by two fundamental elements that together will 
significantly impact housing attainability. The goal will be achieved through the implementation of the 
policy initiatives and strategies in this document. Implementation of the policy initiatives and strategies 
will be accomplished by the City of Flagstaff through the budget process, collaboration with City staff and 
private, public and nonprofit partnerships.  

Reduce the current affordable housing need in our community by half over the next ten years. 

 Element one: Create or preserve 7,976 units by 2031 with a minimum of 10% affordable to 
increase the overall supply of market rate, workforce and affordable housing occupied by local 
residents.  

 Element two: Impact 6000 low to moderate Flagstaff residents through a combination of unit 
creation or subsidy provision 
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POLICY INITIATIVES 

Create housing options for households at all income levels and family sizes occupied by local 
residents.  

Create 1: Create a dedicated funding source for affordable housing in Flagstaff. 

Create 2: Explore building innovation and cost-saving practices.  

Create 3: Ensure that the Flagstaff Regional Plan includes robust affordable housing goals and 
policies.  

Create 4: Amend the Flagstaff Zoning Code to facilitate the development of all housing types.  

Create 5: Incentivize the creation of affordable units through various programs and mechanisms.  

Connect people to equitable housing solutions. 

Connect 1: Implement a framework for centering equity in proposed and existing housing practices, 
policies and programs. 

Connect 2: Reduce homelessness in the Flagstaff community and seek creative solutions to foster 
housing permanency for all. 

Connect 3: Integrate healthcare into housing programs, and housing into healthcare programs, as 
appropriate.  

Preserve affordable housing 

Preserve 1: Expand efforts to preserve existing housing stock.  

Preserve 2: Encourage the adaptive reuse of buildings.  

Protect people from housing discrimination and remove housing barriers. 

Protect 1: Continue Flagstaff's commitment to further Federal and Arizona Fair Housing laws in all 
housing-related services and programs, valuing the efforts of those who seek to reduce barriers to 
equitable housing opportunities, and providing Fair Housing education and resources to the 
community. 

Protect 2: Ensure affordable housing is a part of every Flagstaff neighborhood and work to address 
disparate impact as part of any development or redevelopment. 

Protect 3: Continue to lobby and support federal and state legislation to encourage changes to federal 
and state laws, and to increase the amount of funding available for the preservation and construction 
of affordable housing. 

For a detailed list all policy initiatives and strategies, refer to the Detailed List of Policy Initiatives and 
Strategies on page 44. 
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FORGING AHEAD FOR HOUSING ADVANCEMENT  

Action Needed 

FLAGSTAFF CITY COUNCIL & HOUSING COMMISSION 
The success of this Plan is contingent on the Flagstaff City Council continuing its leadership and support for 
advancing housing affordability. Implementation of the Plan relies on funding, the creation and 
preservation of affordable housing, increasing housing subsidies, continued public support for affordable 
housing and advocacy by City Council and the community. 

The Flagstaff City Council will have oversight responsibility for this Plan and will make policy decisions, 
budgetary appropriations and workplan approvals that will facilitate implementation. The Housing 
Commission will provide recommendations to City Council on the implementation of this Plan. Council and 
the community will receive an annual update on the progress of Plan implementation. 

The Flagstaff City Council will: 
 Prioritize policy initiatives and strategies for the upcoming City Council term that will support 

Plan implementation.  

 Identify City Council budget priorities and funding to support Plan implementation.  

 Identify state and federal legislative priorities that support the policy initiatives and strategies of 
the Plan and enable implementation of Plan actions. 

 Provide leadership in community conversations around housing and the tensions surrounding 
competing priorities.  

Actions specific to the Flagstaff Housing Commission:  

These actions are detailed in Resolution 2020-66, which created the Housing Commission.  
 Examine funding sources available for housing in Flagstaff, make recommendations to the City 

Council on potential funding sources, including bond measures, and provide oversight of any 
funds approved by the electorate for housing purposes.  

 Make recommendations on the creation and implementation of housing and housing policies 
and programs for the benefit of Flagstaff and its citizens. 

 Make recommendations regarding the prioritization of the community's housing needs. 

 Make recommendations regarding how affordable market rate housing can be responsibly 
stimulated through changes in the City Code as well as other potential solutions.  

 Examine and make recommendations regarding increasing the affordability of housing in 
Flagstaff. 

 Explore alternative models of housing and make recommendations to Council. 
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 Advise and assist the City Council on ways to educate the community on housing, including 
the role housing plays as infrastructure in Flagstaff.  

 Upon request, serve as a resource on implementation of housing policy and programs. 

FLAGSTAFF CITY LEADERSHIP 
To address the Housing Emergency, it is critical that every part of the municipal organization is involved in 
the implementation of this Plan. From the City Manager's Office and the Leadership Team to individual 
Sections, Team Flagstaff must proactively consider housing affordability when conducting City operations. 
Refer to the Detailed List of Policy Initiatives and Strategies  on page 44 for division involvement for each 
strategy.  

The City Manager's Office will actively support the Council's commitment to advance housing affordability 
by requiring the involvement of all appropriate City divisions in implementation of this Plan. Opportunities 
to incorporate affordable housing policy initiatives and strategies into internal decision-making processes 
include: 

 The budget process 

 Procurement decisions 

 Division strategic planning 

 Facility management 

 State and Federal Policy Priorities 

 Community engagement and education 

Accountability 

The City will ensure accountability through consistent and transparent annual reporting to the community 
and the Housing Commission, which will monitor and report on the Plan's implementation progress. 

A LIVING DOCUMENT 
This Plan is a living document that will evolve with market conditions, community housing needs and 
budgetary status. This section presents a structure for ongoing monitoring, evaluation and reporting on 
Plan progress. Investing in data collection and consistent reporting increases transparency and is a key 
aspect of implementation.  

EVALUATION & REPORTING 
Regular reporting will ensure transparency and continued progress. Updates will be provided by city staff 
at Housing Commission meetings.  City staff will measure progress on key performance indicators and will 
report to the City Council, Housing Commission and community annually regarding policy initiatives and 
strategy development. Refer to the Detailed List of Policy Initiatives and Strategies on page 42 for the 
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anticipated term lengths for each strategy. On an annual basis, city staff will provide a Plan update that 
includes: 

 Progress towards achieving the Plan's goal and implementation status of policy initiatives and 
strategies. 

 Relevant developments in market conditions, resources and community efforts. 

FUNDING 
Funding is imperative for the implementation of the 10 Year Housing Plan's goal, policy initiatives and 
strategies. Funding sources include the City budget, agency grants, private, public and nonprofit 
community partners and new sources such as general obligation bonds.  
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LOCAL HOUSING DATA & NEEDS ASSESSMENT 
Flagstaff's Housing Emergency is a result of multiple factors and has been a documented need for more 
than 50 years. In order to effectively address the Housing Emergency in Flagstaff, we must first understand 
local housing data. In partnership with Housing Solutions of Northern Arizona, the City of Flagstaff's 
Housing Section co-created an infographic titled "Affordable Housing Needs Assessment for the Flagstaff 
Community". Infographics from the needs assessment are shared throughout the Plan. Refer to Appendix 3 
for the Affordable Housing Needs Assessment.  

Flagstaff's Area Median Income Levels 

The Department of Housing and Urban Development (HUD) publishes Area Median Income (AMI) data for 
Flagstaff Metropolitan Statistical Area on an annual basis. The calculation takes into consideration a 
family's income level based on their household size. The Area Median Income is the midpoint of an area's 
income distribution, meaning that half of households in an area earn more than the median and half earn 
less than the median. A household's income is calculated by its gross income, which is the total income 
received before taxes and other payroll deductions. For a three-person household (the average household 
size in Flagstaff), their 100% Area Median Income is $69,200 annual gross income.  

Area Median Income (AMI) limits are another key factor to understanding the funding availability for 
affordable housing programs because it determines eligibility for many housing subsidies. Federal, State 
and local housing subsidy programs such as the Community Development Block Grant (CDBG), Low-
Income Tax Credit Housing (LIHTC), Public Housing and Section 8 Housing Choice Vouchers have different 
income eligibility requirements that restricts eligibility to 60% - 80% AMI for a household depending on the 
program. These programs are available citywide and have limited funding.  
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Nearly half (47%) of Flagstaff residents are low-income, earning no more than $55,350 annually. In 
Flagstaff's current housing market, 65% of households that fall within or below the moderate-income level 
would require some form of subsidy to achieve housing that is considered affordable.  
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Flagstaff Is Increasingly Unaffordable 

Over the past half-century, Flagstaff's households have seen a dramatic shift in their budgets. Rents have 
risen, home prices have increased, and incomes have not kept pace. As a result, households are spending a 
growing portion of their income on housing. The costs to rent or own a home continue to rise and are 
outpacing local incomes. 

Since 2011, the median sales price of a home rose by 119%, while the Area Median Income rose by only 
16%. In Flagstaff's current housing market, the median sales price of a home is $502,500 and the median 
annual gross income is $69,200. Consequently, many local residents need some form of a housing subsidy 
to achieve affordable homeownership.  

 

.  
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Flagstaff's Housing Cost Burden 

According to HUD, cost burdened households pay more 
than 30% of their monthly income towards housing.  

Currently, 27% of homeowners and 57% of renters are 
housing cost burdened, meaning that 22,073 Flagstaff 

community members are living with a housing cost 
burden.  

Cost burden helps us understand how much strain housing 
costs can place on a household's overall financial position. 
The lower your income, the more likely you are to be cost 
burdened. Households that are housing cost burdened 
have little money to cover other basic necessities, such as 
food, childcare, transportation, clothing and health care, 
leaving the households in a precarious financial situation 
and making it harder to achieve economic mobility and 
housing advancement8. Renters that are housing cost 
burdened are less likely to be able to save up for a down 
payment required for accomplishing homeownership.  

Flagstaff is a community where 45% of all households 
living in a housing cost burdened situation, the cost of living is 13% higher and housing is 29% higher than 
the national averages. It is therefore imperative to create and preserve more housing options and to 
establish more funding 
for programs that help 
residents attain 
affordable housing.  

 

8 Homeownership Is Affordable Housing, Housing Finance Policy Center, Urban Institute, Mike Loftin, May 
2021 

https://www.urban.org/sites/default/files/publication/104214/homeownership-is-affordable-housing_0_0.pdf
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Important Topics in Housing 

HOUSING EQUITY 
Housing equity is central to this Plan. Equity is a different from the concept of equality. Equality is defined 
as treating everyone the same and giving everyone access to the same opportunities, under the 
assumption that everyone will benefit from the same support and services. Some groups are situated 
differently because of historical and current discrimination against them. Equity addresses those 
differences. Equality is about sameness, focusing on making sure everyone gets the same thing, while 
equity is about fairness, ensuring that each person gets what the person or population needs. Policies that 
aim to achieve equity may result in an unequal distribution of resources but will lead to more equitable 
outcomes for everyone.9 

Source: Equity Tool 

  

 

9 Homeless System Response: Part1: Equity as the Foundation, Department of Housing and Urban 
Development 

https://www.equitytool.org/equity/
https://files.hudexchange.info/resources/documents/COVID-19-Homeless-System-Response-Rehousing-Activation-and-Racial-Equity-Part-1-Equity-as-the-Foundation.pdf
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HOUSING CONTINUUM 
The housing continuum is a strategy that represents a variety of housing types available for households at 
all income levels. It indicates that households with different levels of income require different levels of 
subsidy to move up or advance through the housing continuum. For the purpose of this Plan, we will use 
the housing continuum as a method to communicate possible housing solutions for households at all 
income levels. 

For example, an extremely low-income, three-person household earning less than $21,960 (30% AMI) 
annually requires greater levels of housing subsidies (such as move-in assistance and public housing). This 
household would fall on a different place on the housing continuum compared to a low-income, three-
person household earning less than $55,350 (80% AMI), who may need a smaller housing subsidy (such as 
assistance paying for their rental deposit).  

Addressing the Housing Emergency will require adequate funding for programs such as eviction 
prevention, down payment assistance and employer assisted housing programs. It will also require the 
creation and preservation of affordable rental and ownership opportunities. These bold steps must be 
accomplished in partnership across the housing sector, including all levels of government, non-profit 
housing providers, private industry and housing advocacy from our community at large.  
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WHAT CAN FLAGSTAFF FAMILIES AFFORD?  

 

Image & below text provided by Housing Solutions of Northern Arizona 

The image above, created by Housing Solutions of Northern Arizona and the City's Housing Section, 
provides a visual of households that fall within extremely low income, very low income, low income, 
median income and moderate- income categories. This image presents these household situations and the 
maximum rent and maximum mortgage that each household can tolerate in order to obtain an affordable 
housing situation. For details on the methodology used, please refer to the Survey and Methodology 
Document.  

Summary for What Families in Our Community Can Afford:  

 Very low-income households, including those on fixed incomes, cannot afford to purchase a 
home in our community. They struggle to find a rental they can afford, as extremely few 
studios or 1-bedroom units are available for $404 per month.  

 In general, minimum-wage workers cannot afford to purchase a home in our community. 
These families also struggle to find decent rentals even with a higher monthly budget for rent. 
While a few units with rent below $780 per month may be found, a household is hard pressed 
to find a rental that is not a studio or a single room at that price.  

 80% AMI households can likely rent a market rate unit, although they possibly may pay more 
than an "affordable" portion of their monthly income. They struggle to find a house to 
purchase, with buying power around $250,000.  In September of 2021, Flagstaff’s Multiple 
Listing Service (MLS) had three homes in that price range on the market. Of those homes, all 
three are two bedrooms or less. Homes in this price range are often condos with Home Owner 
Association (HOA) fees, increasing the monthly cost of housing.  
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 Households in the 100% to 120% AMI range can likely find a rental for their families and can 
potentially afford a mortgage that allows them to purchase a home in the Flagstaff market. 
Down payment and up-front loan costs are often barriers to homeownership for these families 
because it is very difficult to save the necessary amount when households are rental-cost-
burdened and home prices in Flagstaff continue to rapidly increase. If we assume a family is 
using FHA financing (which has one of the lowest down payment requirements a minimum of 
3.5%), this family would need to have a minimum of $20,000 in cash available for their home 
purchase.  

Homeownership in Flagstaff  

The American Dream of homeownership is slipping away for families in Flagstaff. Our community continues 
to see home price appreciation exceed wage increases, creating a larger and larger gap between home 
sales prices and what Flagstaff residents can afford. In the first half of 2021, Multiple Listing Services (MLS) 
data showed that the median home sales price in Flagstaff exceeded $500,000 for the first time. 
Homeownership is now attainable for wealthy families in Flagstaff, but a distant dream for our workforce. 
The consequences of home price increases are dire, as more and more members of our workforce look to 
leave Flagstaff's high-cost housing market and relocate to other communities where housing is within 
reach. Over one in four survey respondents (26.7%) indicated that they were either very likely or nearly 
certain to leave Flagstaff due to housing costs. Right now, homeownership barriers include the lack of 
lower-priced inventory and the need to have more money for down payment and closing costs. In 2021, we 
are fortunate to have continued low interest rates, but if and when mortgage interest rates increase, 
buying power will be reduced and the challenge will be even greater. 
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FLAGSTAFF'S HOUSING GAP ANALYSIS - 
QUANTITATIVE RESULTS 
This Plan seeks to understand the gap between available housing and Flagstaff’s housing needs. City staff, 
Housing Commission members and community experts created an Informal Working Group that performed 
a housing gap analysis to determine both Flagstaff's current housing needs and its available housing stock. 
To determine the affordable housing need a methodology from the Joint Center for Housing Studies of 
Harvard University10, Montgomery County Interagency Commission on Homelessness11, and Freddie Mac 
Housing and Economic Research12 division was applied. The housing gap analysis reveals the estimated 
number of affordable housing units needed based on local income levels and bedroom sizes. 

To define the City's need for market rate housing, the team used a proxy figure: the gap in housing supply 
from declines in housing construction and conversion from long-term housing to short-term rentals (STRs) 
since 2000. Other influential elements that also impact Flagstaff's overall housing supply include the 
decrease in average household size, an increase in second homes in Flagstaff, an increase in university 
student population and limited developable land in Flagstaff.  

The housing gap analysis found that Flagstaff currently has an undersupply of 7,976 
housing units and 12,072 households with an affordable housing need.  

 

 

10 Joint Center for Housing Studies of Harvard University, Estimating the Gap in Affordable and Available 
Rental Units For Families, Witney Airgood-Obrycki, Jennifer Molinsky, April2, 2019 
11 Montgomery County Interagency Commission on Homelessness, Appendix Four: Housing Demand and 
Supply 
12 Freddie Mac, Insight Report, The Housing Supply Shortage: State of the States, February 27, 2020 

https://www.jchs.harvard.edu/sites/default/files/media/imp/harvard_jchs_family_sized_rental_housing_2019.pdf
https://www.jchs.harvard.edu/sites/default/files/media/imp/harvard_jchs_family_sized_rental_housing_2019.pdf
https://gcc02.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.montgomeryplanningboard.org%2Fagenda%2F2008%2Fdocuments%2F20080703_appendix4_gap_analysis_print.pdf&data=04%7C01%7CLBloom%40flagstaffaz.gov%7C9e13f3506adf4d362b1608d9634d209b%7C5da727b9fb8848b4aa072a40088a046d%7C0%7C1%7C637650005207110079%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=hTXwFySPugmLkBwKrSJrJ%2FDgut2cmz9Yx%2FjLKIXANJo%3D&reserved=0
https://gcc02.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.montgomeryplanningboard.org%2Fagenda%2F2008%2Fdocuments%2F20080703_appendix4_gap_analysis_print.pdf&data=04%7C01%7CLBloom%40flagstaffaz.gov%7C9e13f3506adf4d362b1608d9634d209b%7C5da727b9fb8848b4aa072a40088a046d%7C0%7C1%7C637650005207110079%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=hTXwFySPugmLkBwKrSJrJ%2FDgut2cmz9Yx%2FjLKIXANJo%3D&reserved=0
http://www.freddiemac.com/fmac-resources/research/pdf/202002-Insight-12.pdf
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Importantly, Flagstaff's undersupply of housing does not alone mean that our community has 20,048 
households living without a place to call home. It means, that 12,072 lower income households are living in 
less-than-ideal housing situations such as paying too much in rent and unable to advance through the 
housing continuum, while the remaining 7,976 market rate houses are needed to free up pressure on the 
Flagstaff's housing stock and catch up with population growth. 

This Plan establishes one overarching goal, supported by two fundamental elements that together will 
significantly impact housing attainability. The goal will be achieved through the implementation of the 
policy initiatives and strategies in this document. Implementation of the policy initiatives and strategies 
will be accomplished by the City of Flagstaff through the budget process, collaboration with City staff and 
private, public and nonprofit partnerships.  

Goal: Reduce the current affordable housing need in Flagstaff by half. 

 Element one: Create or preserve 7,976 units by 2031 with a minimum of 10% affordable to 
increase the overall supply of market rate, workforce and affordable housing occupied by local 
residents.  

 Element two: Impact 6000 low to moderate Flagstaff residents through a combination of unit 
creation or subsidy provision 

In a market without enough homes and without adequate subsidies, the people who lose out are 
Flagstaff's low- to moderate-income residents: 47% of our population. This Plan's policy initiatives and 
strategies include increasing both the number of housing units and subsidies that provide targeted 
assistance to households in need. Both elements above are mutually interchangeable and will require bold 
action to address the Housing Emergency.  

Affordable and Subsidized Housing Gap Analysis  

Flagstaff is faced with demand for housing that far exceeds supply. To capture the demand and supply 
imbalance, the City analyzed the distribution of household size and income ranges from the 2019 American 
Community Survey, Census Data and the Coconino County Assessor's office. These figures identify and 
highlight the types of housing units that are under- or over-supplied in the Flagstaff city limits, including 
communities in the 86004 and 86005 zip codes like Doney Park, Kachina Village and Mountainaire.  

12,072 lower income households are living in less-than-ideal housing situations 
such as paying too much in rent and unable to advance through the housing. 

This housing gap analysis found there is not enough affordable-priced housing or subsidies available for 
households earning less than $66,400 (0-80% AMI) per year.  

 For extremely low- to low-income households, Flagstaff currently has 10,916 households living 
in less than ideal housing situations. Of those households, 7,335 are living in one- and two-
bedroom homes. These low income (0-80% AMI) households make up 47% of Flagstaff's 
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population and require substantial subsidies to achieve housing that is defined as affordable at 
their income level.  

For low- to moderate-income households earning between $66,400 and $101,520 (80- 120%), the 
affordable housing gap analysis found that while these households have a slightly higher advantage in 
finding affordable housing, 1,156 households are living in less than ideal housing situations.  

 Of those 1,156 households, 1,037 are living in four-and five-bedroom units. These low- to 
moderate-income households make up 18% of Flagstaff's population and require some amount 
of subsidy to achieve housing that is defined as affordable at their income level, especially for 
larger households.  

The results above indicate that a large portion of Flagstaff’s households are paying more than 30% of their 
household income on housing; are "doubling up" or living in smaller than ideal units (defined as greater 
than two persons per bedroom). For 2021 Area Median Income Limits for Flagstaff refer to Appendix 2.  

Market Rate Housing Gap Analysis 

The Gap Analysis Informal Working Group worked to perform a gap analysis for market rate housing. This 
group estimated the market rate housing needs through the use of US Census data for the Western Region 
and short tern rental (STR) data from LodgingRevs, a STR compliance database. Other measurements used 
for the market rate housing gap analysis were population growth, changes to the average household size, 
second home numbers and Northern Arizona's university student population.  
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RAPID POPULATION GROWTH  
Flagstaff is a fast-growing city, drawing in new residents 
year after year with our strong economy, high quality of 
life, and cultural attractions.  

Since 2000, Flagstaff's population has grown by 47% 
to 29,060 households and 77,590 people.  

Growing population sectors include the elderly, 
university students, single-parent households, and non-
family households. These community members need diverse housing options within proximity to jobs, 
schools, and services.  

As our population grows, more of our residents experience challenges finding housing within an affordable 
price range. Flagstaff's household demographics are changing in multiple ways: while more people are 
moving here, household sizes are decreasing. Both of these factors impact market demands.  

Decrease in Average Households Size  

Housing demand is closely related to population and household size. Flagstaff's demographics have seen 
significant shifts: our population is aging, and household sizes are shrinking. 

 Growth in the 65-year-old and over population has created new demands for affordable, 
accessible housing. As this older population is aging in place and needs smaller homes, we want 
to help our older residents stay in Flagstaff.  

 Flagstaff's families are having fewer children and single parent households are rising. These 
changes increase the need for housing types that fit smaller families. 

In conclusion, Flagstaff’s average household size has declined from 2.80 in 1990 to 2.67 in 2019. This shift 
means that more homes are needed for the same population of people, exacerbating Flagstaff’s housing 
gaps.  
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HOUSING PRODUCTION 

 
US Census New Residential Construction, Western Geographic 

While Flagstaff has experienced consistent population growth over the last 20 years, the regional housing 
supply has not grown at the same rate. For example, new residential housing construction in the Western 
United States was strong in 2006, and then declined in 2007-2011. Housing construction slowly increased 
after the Great Recession, but still has not returned to 2006 production levels. This regional trend has been 
replicated in Flagstaff with the decline in homebuilding, all while Flagstaff's population grew by 25,046 
people since 2000.  

Based on Flagstaff's share of population in the region the market underproduced 
housing by approximately 7,936 units.  

This housing underproduction is 
complemented by other local 
household demographics and 
limited developable land. Housing 
trends such as second homes and 
the university student population 
also exacerbate market rate housing 
supply.   
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City Land Designated to Affordable Housing  

There are a total of 41.3 acres of city owned land dedicated to affordable housing. This acreage is spread 
across nine different properties of varying sizes and land use designations. Six of the properties are already 
zoned for multi-family use, the other three are not and would require rezoning. Over the years several plans 
for affordable housing on City of Flagstaff’s properties were created, but for several reasons – Not In My 
Backyard (NIMBY) sentiments, financing issues, and changing market conditions – the units were not 
constructed. If the units from each of those prior plans and additional affordable units from the remaining 
properties were totaled, an estimated 254 affordable units could be built on City of Flagstaff property 
designated for housing. It’s important to note that actual unit counts will vary depending on development 
partners, the site planning processes in which all other city requirements are applied, and perhaps most 
significantly, neighborhood input.  

 Additional information about the location and number of future affordable housing units will be available 
as the City of Flagstaff pursues its Rental Assistance Demonstration (RAD) partnership with an experienced 
affordable housing developer.  

In the next 10 years, the City of Flagstaff will endeavor to construct 254 affordable housing units on City 
property. The responsibility of delivering on our community goal of 7,976 units must be shared among 
private and public landholders, developers, non-profits and public agencies. 

Second Homes in Flagstaff 

Another community characteristic impacting market rate housing supply is the large number of second 
homes in Flagstaff. Second homes are defined as properties that are not used as a primary residence and 
Flagstaff is a popular choice for second homeowners. Highly impacted by seasonal migration, second 
homeowners look to Flagstaff to escape the desert heat of lower-lying regions in the summer in Arizona 
and beyond, visit Arizona's prime mountain town in the winter, and have a home for year-round 
recreational amenities.  

One of climate change's most significant impacts in Flagstaff will be an increase in visitation, migration, 
and population, resulting in an increase in demand for housing.  The Phoenix area – one of the country's 
fastest growing and largest metro areas, now exceeding five million people – will begin to see hotter and 
hotter summers, with 24 more days of dangerous heat and temperatures regularly exceeding 120 degrees 
Fahrenheit13 Due to these changes, we can expect visitation and migration to Flagstaff to increase, as many 
Phoenix-area residents look to escape hotter and hotter temperatures during the summer through 
weekend visitation, season-long visits, or second homes. 

 

13 Understanding climate change from a global analysis of city analogues, July 2019 

https://journals.plos.org/plosone/article?id=10.1371/journal.pone.0217592
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In addition, with its temperate climate, Flagstaff 
is likely to become a climate refuge destination 
that attracts people from beyond Arizona, as 
dramatic migration shifts occur across the 
country. 14 These downstream effects of climate 
change result in more people in Flagstaff 
competing for a limited supply of housing, with 
domino effects on Flagstaff's housing market 
and land use. We can expect that climate change 
will dramatically exacerbate Flagstaff's housing 
problems, making the current crisis worse by 
increasing the demand for more full-time 
housing units as well as second homes. 

Flagstaff has 3,928 second homes within city limits. This number amounts to 22% of all Flagstaff parcels, 
significantly affecting the overall housing supply and primary residents’ ability to attain housing15.   

Many of second homes in Flagstaff are larger luxury homes, with an average assessed value that is $30,000 
higher than owner-occupied homes.  Approximately 853 of those second homes are owned by full- time 
Flagstaff residents. 2,546 are owned by residents of other cities in Arizona and 529 are owned by residents 
of other states.  

The prevalence of second homes, which are often vacant, eliminates housing options for local residents - 
especially the highly-demanded four- to five-bedroom homes. On the other hand, even though these larger 
homes are not occupied year-round, their homeowners are part-time residents contributing to the local 
economy and taxes.  

University Student Population and On Campus Housing Production 

Founded in Flagstaff in 1899, Northern Arizona University (NAU) is a growing university with its main 
campus is located in the heart of Flagstaff. NAU students currently make up approximately twenty six 
percent (26%) of Flagstaff’s population. University students are a valued part of our community, yet their 
continued demand for housing impacts cost and availability of housing for permanent residents. This 
results in a higher demand and less supply, mostly for multi-family housing.  

NAU's Flagstaff-based undergraduate enrollment increased 51% from 2000 to 2020, rising from an 
enrollment of 13,546 students to 20,433 students. Over the same period, NAU increased its on-campus 
housing capacity by38%, from a capacity of 6,283 students to 10,144 students. NAU takes pride in ranking 

 

14 The Flagstaff Carbon Neutrality Plan, City of Flagstaff, June 2021 
15 Coconino County Assessor Office, 2021 data 
 

 

 

https://www.flagstaff.az.gov/DocumentCenter/View/66105/Flagstaff-Carbon-Neutrality-Plan_for-adoption_6-15-21?bidId=
https://www.coconino.az.gov/119/Assessor
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in the top 1% nationally for on- campus housing capacity per student. For the 2020 academic year, student 
enrollment at NAU's Flagstaff campus f was 20,433. NAU has an on-campus housing capacity of 10,144 units 
and of those units, 8,951 were occupied, meaning that NAU housed 44% of its Flagstaff-based students in 
2020. 16 

While NAU has aggressively built on- campus student housing, approximately 11,480 university students 
still lived off campus in 2020, significantly impacting housing supply and affordability. Many university 
students find housing in nearby apartment complexes that specifically cater to students through 
dormitory-style living arrangements. The remaining NAU students compete with other Flagstaff residents 
for housing, either renting apartments or rooms in single family homes. It is likely that students' access to 
federally insured student loans and financial support from family members causes them to be less cost-
sensitive than other residents. This leads to increases in the average rent the housing market offers.  

 

  

 

16 Northern Arizona University, Intuitional Research and Analysis, Fall 2020 Fast Facts and Data provided by 
NAU   

https://in.nau.edu/wp-content/uploads/sites/129/2021/07/B_20-21-Fast-Facts.pdf
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Short-term rentals and Vacation Rentals 

Short-term rentals (STRs) have become very popular in Flagstaff. STRs increase pressure on the local 
housing market by removing approximately 535 housing units from residential use17.  According to Harvard 
Law and Policy Review18, short term rentals likely reduce the affordable housing supply by distorting the 
housing market in two interconnected mechanisms. The first such mechanism is one of simple conversion: 
any housing unit that was previously occupied by a Flagstaff resident, but is now listed as a short term 
rental year-round, is a unit that has been removed from the rental market and has essentially been added 
to [the community's] supply of hotel rooms. This leads to a real, but likely mild, increase in citywide rents, 
an effect that is concentrated in affluent or gentrifying neighborhoods. Today Flagstaff is short 535 housing 
units due to short-term rental conversion. Of these 535 non-owner-occupied short-term rentals, the 
majority are owned by residents from Flagstaff or other major cities in Arizona;74 (9. 3%) owners are from 
out-of-state.  

“Hotelization” is the second mechanism of housing market distortion, according to the Harvard Law and 
Policy Review study. So long as a property owner or leaseholder can rent out a room on Airbnb [or another 
short term rental service] for cheaper than the price of a hotel room, while earning a substantial premium 
over the residential market, there is an overpowering incentive to list each unit in a building on Airbnb 
rather than rent to [Flagstaff] residents, thereby creating "cottage hotels." This decreases the supply of 
housing and spurs displacement, gentrification, and segregation.   

  

 

17 LODGINGRevs, City of Flagstaff Data 
18 How Airbnb Short Term Rentals Exacerbate Los Angeles’s Affordable Housing Crisis: Analysis and Policy 
Recommendations, Dayne Lee 

https://lodgingrevs.com/
https://harvardlpr.com/wp-content/uploads/sites/20/2016/02/10.1_10_Lee.pdf
https://harvardlpr.com/wp-content/uploads/sites/20/2016/02/10.1_10_Lee.pdf
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While approximately 259 owner-occupied short-term rentals exist within Flagstaff city limits, the Informal 
Working Group did not count these owner-occupied, single bedroom short term rentals in the gap analysis. 
This active income from owner-occupied STRs assists with reducing homeowners' mortgages and possibly 
removes their household from living housing cost burdened. Perhaps more importantly, because the 
owner still occupies the home while renting out a room, the home is still housing a full-time resident of 
Flagstaff and so is not completely taken out of the housing market.  
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FLAGSTAFF HOUSING SURVEY – QUALITATIVE 
RESULTS 
The 10 Year Housing Plan Survey collected data from Flagstaff residents on local living conditions, the cost 
of housing, and household goals. This survey builds on ECoNA's Housing Attainability for the Flagstaff 
Workforce19. Survey questions were reviewed by working group participants. The resulting data reinforced 
housing burden tensions for both homeowners and renters, while also generating a wealth of personal 
comments about Flagstaff’s residents housing situations.  

The survey was shared with Flagstaff businesses, multifamily developments, community members and the 
service provider network known as the Continuum of Care. The City shared the survey via social media, 
Housing Authority program participant newsletters, Flagstaff’s Community Forum and clients of 
emergency shelters and transitional housing. The survey was available online via Survey Monkey and in 
print at local libraries and with various service providers. Both English and Spanish surveys were available. 
Refer to Appendix 4 to view the full survey and analysis.  

Responses were collected between April 22, 2021 and June 15, 2021. With 2,949 responses, the results were 
compared with previously available data from the US Census and the Department of Housing and Urban 
Development data. Data included responses from: 

 1,833 owners (62.2% of respondents), 

 943 renters (32.0% of respondents), and 

 81 people experiencing homelessness (2.7% of respondents). 

 78 of 85 Flagstaff neighborhoods or 91.8% of neighborhoods with at least one response,  

 896 (30.4%) provided some additional comment out of 2,949 responses. 

 More than one in four respondents (28.3%) reported having lived in Flagstaff for ten years or 
more.  

Survey responses highlight a wealth of strong opinions related to the housing market. The results reinforce 
the need to address housing attainability by illuminating the diverse, personal narratives of Flagstaff 
residents and bring the housing crisis to life. To reiterate from the previous chapter: In a market without 
subsidies, the people who lose out are Flagstaff's low- to moderate-income residents, which comprise 47% 
of our community.    

 

19 Housing Attainability for the Flagstaff Workforce, Economic Collaborative of Northern Arizona, November 
2017 

https://www.flagstaff.az.gov/DocumentCenter/View/64819/ECoNA-Flagstaff-Workforce-Housing-Attainability-Report
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HOUSING BURDENED SURVEY RESULTS 
Housing burden is defined as households paying more than 30% of their monthly income towards housing.  
Housing burden calculations were derived from survey respondents that provided income, utility, and 
monthly housing payment information. Burden calculations assumed a median value when provided a 
range, such as for income and utilities.  

The results show many households are housing cost burdened.  

 More than one in three survey respondents (35.4%) reported being housing burdened.  

 Of renter respondents, one out of two (50.3%) reported being housing burdened.  

 Of homeowner respondents, over one in four (27.2%) homeowner respondents reported being 
housing burdened.  

 Over one in five renters (22.8%) reported being severely housing burdened, paying 50% or more 
of their income toward housing costs.  

 

Overall Housing Burden 

Respondents that provided income, utility, and housing payment information 2,041 

Respondents housing burdened 868 Respondents severely burdened 315 

Percentage housing burdened 35.4% Percentage severely burdened 12.8% 

Owner Housing Burden Renter Housing Burden 

Owners burdened 396 Renters burdened 454 

Owners severely burdened 94 Renters severely burdened 206 

Percentage of owners burdened 27.2% Percentage of renters burdened 50.3% 

% of owners severely burdened 8.2% % of renters severely burdened 22.8% 
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BARRIERS TO HOMEOWNERSHIP 
Almost all respondent answered the question “What, if any, do you see as barriers to homeownership in the 
future?” Respondents could select more than one barrier, resulting in 5,269 responses from 2,915 
respondents. Nearly half of all respondents (46.17%) identified as homeowners. Among respondents that 
were not already homeowners, almost eight out of nine (88%) cited average home price as a barrier. Over 
half of the non-homeowners cited paying 
too much in rent to [be able to] save 
(50%) or not [having] enough [for] down 
payment (53%)). 

One in four non-homeowner respondents 
cited qualifying for a mortgage as a 
barrier (25%) and one in ten cited 
personal reasons (10%). One in ten of all 
respondents (10) included a qualitative 
response comment. These responses are 
summarized in the word bubble.  
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RESPONDENTS CONSIDERING LEAVING 
Flagstaff residents’ responses to the Housing survey illustrated that the Housing Emergency is causing 
residents to leave Flagstaff. While nearly two in five respondents (39%) reported that they are “not at all 
likely” to move from Flagstaff, more than one in four stated they were either “nearly certain” or very likely” 
to relocate due to housing costs. These responses are contextualized with later comments citing increasing 
cost of living, increasing rent, rising home prices, student housing, second homes, investment properties, 
and complaints about the styles of new construction. One respondent added:  

“I’m a 4th generation Flagstaff resident but the only people who seem to be able to 
afford to live here anymore are rich people [...]. The rest of us are hardworking poor 

who are being driven out.”  
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SUPPORT OF AFFORDABLE HOUSING DEVELOPMENT 
Flagstaff residents strong supported the development of affordable housing in the survey: 17 out of 20 
survey respondents (85%) supported or strongly supported affordable housing development. This includes 
60.8% who “strongly agree” and 24.5% who “agree”. 

When this question is localized to the respondent’s neighborhood, support for affordable housing 
development drops by about one-fifth among both “strongly agree” and “agree” groups (47.9% strongly 
agree; 20.5% agree). More pronounced than any other trend is that three out of four respondents “strongly 
agree” (75.8%, 2,224 responses) that owning a home is important to them, and an additional one in six 
respondents “agree” (16.9%, 497 responses). 

This question indicates the 
NIMBY, or Not In My Back Yard, 
attitudes can impact 
affordable housing 
development. While a majority 
see affordable housing as 
valuable or even essential, 
having a development within 
one’s neighborhood reduces 
overall support for affordable 
housing. This drop in support, 
when widespread, can 
undermine community 
support, funding and 
implementation of affordable 
housing. When pursuing affordable housing development, community engagement and public 
participation are key. 

PRELIMINARY COMMENT THEMES 

Of the 2,949 respondents, 896 provided some form of comments (30.4%). This wealth of information 
includes personal narratives around 
housing, calls to action, complaints about 
home prices and high rent, short-term rental 
concerns and complaints, stories of 
relocating, comments on wages, and more. 
When possible, these responses have been 
included elsewhere in this document.  A 
summary of the themes is highlighted with 
the nearby word bubble.  

  



 

   
Page | 34  

CREATE  CONNECT  PRESERVE  PROTECT 

HOUSING IS FLAGSTAFF'S INFRASTRUCTURE  
Safe, decent, and affordable housing is a vital part of Flagstaff's infrastructure. Because housing is a basic 
human need that must come first, every unit counts. Affordable housing improves health and the 
environment, connects people to neighbors, bolsters housing productivity and economic growth, and 
supports local job creation.  

Flagstaff's Interconnected Challenges and Shared 
Solutions  

Informal working groups convened on the topics of 
housing and health, neighborhood and equity, 
housing and sustainability, and zoning and land use. 
Informal working groups were composed of City 
staff, Housing Commissioners and community 
experts. City Housing Section staff and the Economic 
Vitality Section worked together to discuss the 
connection between housing and economic growth. 
The working groups discussed how mutually 
connected housing is to all of the above topics. The 
groups defined housing barriers and challenges for 
residents and created policies initiatives and 
strategies to address the Housing Emergency and 
advance housing opportunity for all. Below you will 
read about Flagstaff's interconnected housing 
challenges and shared solutions.  

 Housing is interconnected to: 

 Healthcare 

 Neighborhoods and equity 

 Sustainability  

 Zoning and land use 

 Economic opportunity 

  

Source: Live Well Arizona – Elements of a healthy community 



 

Page | 35 

CREATE  CONNECT  PRESERVE  PROTECT 

Housing and Healthcare 
According to Enterprise Community Partners Inc., national survey regarding the link between homes and 
health, more than half of renters surveyed have delayed healthcare because they couldn't afford it. 
Furthermore, the survey reveals renters who are paying a high percentage of their income for housing are 
regularly making difficult tradeoffs between rent and health care. 20 

A 2020 University of California- Los Angeles study 
shows that people experiencing homelessness are 
two to four times more likely to require critical care 
and two to three times more likely to die than the 
general population. Stable housing is a basic, cost-
efficient form of healthcare that has the potential to 
improve physical and behavioral health outcomes 
among vulnerable individuals and families 
significantly.  

Housing with integrated services can take on a 
number of forms, but the basic idea is connecting 
homes, where people live, with health care services, 
either onsite or in the community. More and more 
research demonstrating that preventive care couples 

with stable housing improves people's health, reduces urgent care visits and saves people, taxpayer and 
health care organizations money. 21 

COVID-19 PANDEMIC 

The inextricable link between health and housing, as amplified by the COVID-19 pandemic, has spurred 
partnerships between healthcare and housing providers in an effort to address housing as a social 
determinant of health. Such partnerships can leverage additional funding plus the expertise to guide 
housing experts in addressing the multiple social dimensions of health and social outcomes that contribute 
to successful affordable housing development. 22 

 

20 The Link Between Affordable Housing and Healthcare, Tanya Sterling, April 5, 2019 
21 Health in Housing: Exploring the Intersection Between Housing and Health Care, Center for Outcome 
Research and Education (CORE) in partnership with Enterprise Community Partner, February 2016 
22 Arizona Housing Coalition, Best Practices Toolkit for Municipalities, for Increasing the Supply of 
Affordable Housing in Arizona 
 

 

 

https://www.globest.com/2019/04/05/the-link-between-affordable-housing-and-healthcare/?slreturn=20210807131048
https://www.enterprisecommunity.org/download?fid=5703&nid=4247
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.azhousingcoalition.org%2Fuploads%2F1%2F2%2F4%2F9%2F124924903%2Faz_housing_coalition_best_practices_toolkit_final__2_.pdf&data=04%7C01%7CLBloom%40flagstaffaz.gov%7C0f2e4721d5654374eb8808d95ea54cfb%7C5da727b9fb8848b4aa072a40088a046d%7C0%7C1%7C637644886336774739%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=wPuwq7eoUO0jHv3c%2BflMzNm5VQVAucJD5WvaXwIzYBw%3D&reserved=0
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.azhousingcoalition.org%2Fuploads%2F1%2F2%2F4%2F9%2F124924903%2Faz_housing_coalition_best_practices_toolkit_final__2_.pdf&data=04%7C01%7CLBloom%40flagstaffaz.gov%7C0f2e4721d5654374eb8808d95ea54cfb%7C5da727b9fb8848b4aa072a40088a046d%7C0%7C1%7C637644886336774739%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=wPuwq7eoUO0jHv3c%2BflMzNm5VQVAucJD5WvaXwIzYBw%3D&reserved=0
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Housing, Neighborhoods & Equity 
A child's future should not be determined by the zip code they live in. Unfortunately, educational 
attainment, employment, upward mobility, and even healthcare can be affected by one's street address 
and neighborhood. Residing in a home in close proximity to community assets, such as schools, open or 
green space and healthy foods, encourages interaction with these healthy resources. Likewise, the social 
environment of a neighborhood impacts health and well-being. Neighborhood context and social 
dynamics can either reinforce health or determine it. 23 

As noted in Flagstaff's Lived Black Experience 
Strategic Plan, adopted by City Council on 
December 1, 2020, Dr. Ricardo Guthrie points 
out that, Flagstaff has documented history of 
redlining and other socioeconomic practices 
and policies which have created a pattern of 
segregation and discrimination against Blacks 
and communities of color within the City. He 
further states that when talking about the 
exclusion of a particular culture or race in a 
geographic area, it is important to understand 
that there are multifaceted aspects to such 
exclusion. For example, segregation can be at 
once physical (redlining, blockbusting, etc.), 
systemic (based in social practices, policies, and 
processes), and ideological (the idea that certain 
people do not belong in certain spaces, i. e. 
NIMBYism). Spatial racial exclusion consists of historic, institutionalized policies and practices which 
privilege private interests over the public good; this is the social landscape in which the idea that providing 
equal and equitable access to the public space of community (housing, parks, education, transportation, 
etc. ) is viewed as threatening to privatized interests. The basic problem facing much of the economic and 
social development of communities of color throughout the country has been a long-held link between 
race, place, and power. 24  

For decades, starting at least in the 1930's, low-income and minority communities were intentionally cut 
off from lending and investment through a system known as redlining. Today, those same neighborhoods 

 

23 Housing Phoenix Plan, City of Phoenix, 2020 
24 Flagstaff’s Lived Black Experience Strategic Plan: A Forgotten People Forging a Path Forward,  The Lived 
Black Experience CommUnity Coalition, 2020 
 

 

 

https://www.phoenix.gov/housingsite/Documents/Final_Housing_Phx_Plan.pdf
http://cityweb.flagstaffaz.gov/agendaquick/agenda_publish.cfm?id=&mt=ALL&get_month=12&get_year=2020&dsp=agm&seq=5061&rev=0&min=1148&ln=12806
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suffer not only from reduced wealth and greater poverty, but from lower life expectancy and higher 
incidence of chronic diseases that are risk factors for poor outcomes from COVID-19. Housing, economic 
and social policies should aim to eliminate those risks and undo the unfair burdens of structural racism, 
both past and present. 25 

Research has shown that neighborhoods can be a good predictor of health. Therefore, it is imperative to 
place housing in areas of opportunity such as, community spaces, open space, quality schools, food and 
transportation.  

Flagstaff’s Four Target Neighborhoods 

The City of Flagstaff has identified four target neighborhoods. Target neighborhoods are defined by HUD as 
those where more than 50% of households have low- to moderate-incomes (80% or less of Flagstaff’s Area 
Median Income). 

 Sunnyside - Census Tract 3, Block Group 2, 3, & 4 

 Southside - Census Tract 8, Block Group 1 & 2 

 Pine Knoll - Census Tract 8, Block Group 3 

 La Plaza Vieja - Census Tract 11.02, Block Group 3.  

Together the 8,565 people who live in the target 
neighborhoods have the following characteristics: 

 6,210 are considered low- and moderate-income. 

 33% are Hispanic or Latino. 

 27% are people of color. 

 50% live in family households. 

 21% are have a head of household that is 24 years old or younger. 

 24% own the home they occupy. 

Three of these neighborhoods have formed a coalition referred to as the “League of Neighbors”. The 
coalition includes the Sunnyside Neighborhood Association, La Plaza Vieja Neighborhood Association and 
the Southside Community Association. Associations work hard to improve neighborhoods with grass-roots 
efforts in safety improvements, beautification, job development, and community spirit. These resident-
driven 501(c)3 organizations work collectively and advocate for continual and necessary infrastructure 
improvements in historic neighborhoods, more local jobs, increasing voter registration, and unity among 
neighbors.26 

  

 

25 National Community Reinvestment Coalition website 
26 2021 Flagstaff Analysis of Impediments to Fair Housing 

https://ncrc.org/holc-health/
https://www.flagstaff.az.gov/626/Community-Development-Block-Grants
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Housing and Sustainability  
Sustainability Section, City of Flagstaff Carbon Neutrality Plan 

The Flagstaff community faces urgent challenges from housing and climate change. The City recognizes 
that the Housing Emergency and the climate emergency share many common solutions and that 
advancing housing and advancing climate action are not in conflict with each other. Indeed, implementing 
shared solutions to both challenges can lead to a stronger, healthier, and more connected Flagstaff.  

To reduce emissions and build a stronger 
community, Flagstaff needs to rethink its housing 
and transportation systems – what we refer to as 'the 
Big Shift'. This shift entails building our 
neighborhoods, so they are more dense, connected 
and complete, so that residents don't have to travel 
across town as often. These neighborhoods welcome 
more neighbors of varying income levels, are 
stronger because neighbors know and help out one 
another, and contribute to health, as residents can 
take active and healthy modes of transportation to 
get most of what they need nearby. These 
neighborhoods resemble Flagstaff's oldest, 
strongest and most lively neighborhoods like 
Southside and Townsite, which were built before 
people were dependent on cars. Climate action that 

creates these lively and strong neighborhoods can increase housing and help solve the Housing 
Emergency, too.  

Climate action can support lower overall costs of living. When considering the high costs of living in 
Flagstaff, housing is the greatest concern. But transportation contributes significantly to the cost of living 
in Flagstaff, and often requires smaller changes to realize cost savings. Many carbon neutrality solutions 
can decrease transportation costs by reducing dependence on cars. Car ownership can often be a burden 
for low-income families: AAA calculates that in 2020 new car ownership cost $9,561 per year for families, 
not including significant costs to the overall community and the environment27. Transportation costs tend 
to be lower for those living in neighborhoods where it is safe and accessible to walk, bike, or take transit, 
and if folks can be car-free, car-lite, or reduce the number of cars in their household, they can significant 
reduce their cost of living. Many Flagstaff residents already are car-free or rely very little on personal 
vehicles, instead using the bus, biking, carpooling, and walking to meet their daily needs. Reducing how 
much residents must use cars can reduce the cost of living and make it so that more people can afford to 
live in Flagstaff.  

 

27AAA, Your Driving Costs, 2020  

https://newsroom.aaa.com/wp-content/uploads/2020/12/Your-Driving-Costs-2020-Fact-Sheet-FINAL-12-9-20-2.pdf
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Housing is critical to community health and overall resilience. As we anticipate changes to Flagstaff's 
climate and social systems, we know that different groups in Flagstaff have different levels of resilience, or 
ability to withstand challenges like a power outage, school closure, or a medical emergency. Those who are 
facing housing insecurity are more vulnerable to the impacts of climate change – and so today's current 
Housing Emergency means Flagstaff is not as strong a community as it could be. One's financial security 
and housing security can impact their ability to adjust to both short-term shocks like flooding and long-
term shifts like increases in housing prices. Low-income residents, communities of color, and Indigenous 
individuals are more likely to experience disproportionate impacts from climate change. Improving 
housing in Flagstaff will mean that more residents can live in healthy homes and are better prepared for 
the changing climate.   

An increasing Flagstaff population does not necessarily lead to an increase in overall greenhouse gas 
emissions. This is because Flagstaff is not a snow globe: our emissions contribute to the world's 
greenhouse gas emissions, and emissions increases in Flagstaff can be offset by decreases in emissions 
elsewhere. Indeed, when residents move to Flagstaff there is an opportunity to actually decrease overall 
emissions. For instance, when a new resident moves to Flagstaff, they might live in Flagstaff in a home that 
is energy-efficient and that allows them to walk and bike and bus many place in Flagstaff: this lower-
impact living is GOOD for climate if it allows the new resident to use less energy in their home and 
transportation. Yet when people cannot find housing in Flagstaff, they may choose to live in one of 
Flagstaff's outlying communities, or even commute from further-flung cities like Williams and Winslow. 
This may contribute to higher overall greenhouse gas emissions, if this new resident of Northern Arizona 
now has a long commute to a job in Flagstaff, leading to higher emissions overall. Because Flagstaff and 
northern Arizona cannot avoid growth, ensuring that that growth is done in a sustainable way is critical to 
reducing overall greenhouse gas emissions.  

Addressing these community-wide issues can create significant opportunity. Yet implementing these 
community solutions will require rethinking our systems and moving away from today's status quo – a 
status quo that does not work for many people who struggle to live in Flagstaff and is contributing to global 
climate change. Shaking up our systems will require courage to move out of our comfort zone, to try new 
things, and change the way we do business. This will be difficult, but these changes can help Flagstaff 
create more opportunities and become a more welcoming and inclusive community. Most importantly, 
climate action and increasing housing supply can allow Flagstaff's residents to access a higher quality of 
life.  
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Zoning and Land Use  
Arizona Housing Coalition, Best Practices Toolkit for Municipalities, for Increasing the Supply of Affordable 
Housing in Arizona 

Limited land and the current shortage in housing 
supply, relative to demand are the primary reasons 
housing cost are increasing. A significant increase in 
housing supply is necessary to keep pace with current 
and projected housing demands. Strategies around 
affordable housing are incomplete when the focus is 
solely on increasing supply without giving attention to 
increasing density, establishing building innovation 
and cost saving practices,  preserving affordable 
housing stock that already exists in our community 
and reviewing city codes, processes and fees to 
determine whether modification, reductions, or 
elimination would facilitate cost saving housing 
development strategies.  

According to Arizona Housing Coalition, Best Practices Toolkit for Municipalities, overregulation of land use 
can create barriers to affordable housing supply. Zoning regulations, parking requirements, height 
restrictions, lengthy permitting processes, city codes and community opposition can contribute to 
increased development costs. Overregulation can restrict the ability of the developer to offer affordable 
rents and mortgages. Addressing overregulation and reform of land use policy is therefore a vital strategy 
to addressing housing affordability.  

A prominent barrier to affordable housing development is the State law prohibition on mandatory 
inclusionary zoning policy. Inclusionary zoning policies are imposed at the local municipal level to require 
private developers to set aside a certain percentage of their units within new construction projects at an 
affordable rent, yet, Arizona is one of only three states in the nation that prohibits mandatory inclusionary 
zoning through State law. Until such time as our State law is changed, mandatory inclusionary zoning is not 
a tool available to Arizona's local municipalities for increasing the supply of affordable rental housing. 28   

While municipalities cannot supersede this State law regulation, they may mitigate its effects through the 
creation of policies that incentivize the inclusion of affordable units. Land use policy reform can be critical 
to encouraging equitable development in response to the Flagstaff's affordable Housing Emergency.  

 

28 Best Practice Toolkit for Municipalities, for Increasing the Supply of Affordable Housing in Arizona, 
Arizona Housing Coalition, Joanna Carr 2020 

https://www.azhousingcoalition.org/uploads/1/2/4/9/124924903/az_housing_coalition_best_practices_toolkit_final__2_.pdf
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Housing and Economic Opportunity 
Flagstaff Workforce Housing Attainability Report (Economic Collaborative of Northern Arizona - 2017) & 
Economic Vitality Division, City of Flagstaff 

Economic Collaborative of Northern Arizona's Flagstaff Workforce Housing Attainability Report stated in its 
Executive Summary that there is nearly universal agreement among large employer stakeholders that high 
housing costs negatively impact employee retention and recruitment. It continues the lack of workforce 
housing has two primary negative effects on workforce: hindering recruitment…and employee retention 
issues. 29 

The nexus between affordable, attainable housing 
and the economic well-being of the Flagstaff 
community has been well documented over the 
years by studies such as the one listed above and by 
personal stories from businesses and employees 
alike. Housing costs keep employee groups out of 
the local marketplace, and they leave for other 
opportunities while Flagstaff loses not only 
members of its community but also employees with 
skill and talent. This contributes to turnover and 
recruitment problems for existing businesses, higher 
training costs, lower productivity and lower 
efficiency which can then lead to employers 
following the workforce away. In the current 
economic sphere, many businesses follow talent 

and difficulties hiring can lead to relocation or reductions. Additionally, new businesses that may have 
located to Flagstaff can be deterred by difficulty in relocating their current staff or perceived challenges 
with recruitment. As talent becomes more difficult to recruit and retain the economic diversity and 
prosperity of the community suffers.  

Not only does the higher cost of housing impact recruitment and retention, but when a large percentage of 
the population spends more than 30% of their income on housing it limits other spending in the economy. 
As higher proportions of income go to rents and mortgages this leaves less for spending in local stores and 
restaurants which slows economic growth and restricts sales tax receipts for local governments.  

The ability to adequately and affordably house people at all income levels significantly impacts the ability 
to recruit and retain the workforce needed for a robust and diverse economy. Losing talent and experience 
to lower priced communities will degrade Flagstaff's ability to compete for businesses and maintain jobs 
for those able to live here. Additionally, when people are housing cost burdened, they are less able to 

 

29 Housing Attainability for the Flagstaff Workforce, Economic Collaborative of Northern Arizona, November 
2017 
 

https://www.flagstaff.az.gov/DocumentCenter/View/64819/ECoNA-Flagstaff-Workforce-Housing-Attainability-Report


 

   
Page | 42  

CREATE  CONNECT  PRESERVE  PROTECT 

participate in the economy than they would be otherwise which further limits prosperity. With stories of 
high paid professionals leaving the community because they could not find acceptable housing more and 
more common, it is clear that high housing prices are already impacting Flagstaff's economy in a negative 
way.  
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CONCLUSION 
Flagstaff residents have made our mountain town the resilient community that it is today. As the City of 
Flagstaff works to provide equitable solutions to address the Housing Emergency for local residents, we 
will strive to ensure that affordable housing opportunities and subsidies are available for residents at all 
income levels and all stages of life.   

This Plan establishes one overarching goal, supported by two fundamental elements that together will 
significantly impact housing attainability. The goal will be achieved through the implementation of the 
policy initiatives and strategies in this document. Implementation of the policy initiatives and strategies 
will be accomplished by the City of Flagstaff through the budget process, collaboration with City staff and 
private, public and nonprofit partnerships.  

Reduce the current affordable housing need in our community by half over the next ten years. 

 Element one: Create or preserve 7,976 units by 2031 with a minimum of 10% affordable to 
increase the overall supply of market rate, workforce and affordable housing occupied by local 
residents.  

 Element two: Impact 6000 low to moderate Flagstaff residents through a combination of unit 
creation or subsidy provision 

The City of Flagstaff's mission – to protect and enhance the quality of life for all - directly aligns with the 
overarching goal of this Plan. Together with funding, partnerships and the community's support, the City of 
Flagstaff can provide subsidies and ensure a variety of housing options to the full spectrum of residents 
who call Flagstaff their home.  

This Plan’s policy initiatives and strategies will be implemented by the City of Flagstaff through the budget 
process, collaboration with City staff, and private, public and nonprofit partnerships. For the Detailed List 
of Policy Initiatives and Strategies that includes scope, term lengths and City collaboration, please see 
page 45.  

Over the next ten years, the City will continue to advance housing opportunities for all Flagstaff residents. 
Flagstaff's 10 Year Housing Plan is the City's foundational framework for establishing work programs, 
prioritizing staff work and allocating the necessary funding for its implementation.  
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Detailed List of Affordable Housing Policy Initiatives & Strategies 

10 Year Housing Plan Policy Initiatives & Strategies                                                                                              
Create  Connect  Preserve  Protect                    Scope for Strategy      
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Create housing options for households at all income levels and family sizes occupied by local, residents. 

Create 1: Create a dedicated funding source for affordable housing in Flagstaff.  
Create 1.1 Present 2022 Bond Measure to Council and Community for consideration 

for additional funding to be leveraged with local, state and federal 
dollars. 

H H Yes $ x       
Management 
Service, Housing 
Section 

Create 1.2 Create a fund for the purpose of acquiring land/units for affordable 
housing in order to be able to respond to opportunities as they arise. 

L L Yes $$$   x   x 

Real Estate Section, 
Management 
Services, Housing 
Section 

L - Low time commitment  

M- Medium time commitment  

H - High time commitment  

Indicator for level of funding 
required  

ST -   Staff Time 

$ -     Low  

$$ -   Medium 
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Create 1.3 Identify ongoing resource opportunities for the purpose of 
assisting households experiencing homelessness, households at 
risk of becoming homeless, first time homebuyers, and affordable 
housing targeted to these populations. 

L L Yes $$$   x     

Management 
Service, Housing 
Section 

Create 1.4 Explore other funding mechanisms for affordable housing 
developments such as Revitalization district and dedicated sales 
tax. 

M L Inform  ST      x   

Economic Vitality, 
Management 
Services, Housing 
Section 

Create 2: Explore building innovations and cost saving practices. 
Create 2.1 Hire an independent consultant to review city codes, processes and fees 

to determine whether modifications, reductions, or eliminations would 
facilitate cost saving housing development strategies. 

H L Yes $$   x     

Economic Vitality, 
Zoning Code, 
Building Safety, 
Sustainability, 
Current Planning, 
FPD, Management 
Services, Flagstaff 
Fire Department, 
Housing Section  

Create 2.2 Explore innovative tools and techniques to limit costs for regional 
development impacts on individual development projects, such as 
infrastructure. 

H L Inform  ST     x   
Zoning Code, 
Current Planning. 
Housing Section 

Create 2.3 Create a dedicated team specifically for affordable housing projects. 
L L No ST   x     

Current Planning, 
Housing Section 

Create 2.4 Establish a simplified entitlement (i.e. rezoning and conditional use 
permit) and development review process. 

H L Yes ST   x     

Zoning Code, 
Capital 
Improvements and 
Engineering, 
Current Planning 

Create 2.5 Explore alternative Engineering and Fire requirements to minimize the 
cost of development without compromising Fire and Life Safety. 

H L Yes ST     x   

Building Safety, 
Capital 
Improvements and 
Engineering, 
Current Planning, 
FPD, Flagstaff Fire 
Department, 
Housing Section 



 

   
Page | 46  

CREATE  CONNECT  PRESERVE  PROTECT 

Create 2.6 Make pre-approved standard plans available to property owners to 
reduce planning and review costs. 

M L Yes $$     x   

Building Safety, 
Capital 
Improvements and 
Engineering, 
Current Planning, 
Flagstaff Fire 
Department, 
Housing Section 

Create 2.7 Construct and promote net zero or Net Zero Ready affordable housing 
when funding is available and encourage private developers to do the 
same. 

M L Yes $$$       x 

Sustainability, 
Housing Section 

Create 2.8 Prioritize Capital Improvement Projects that facilitate affordable housing. 

M L Yes ST       x 

Capital 
Improvements and 
Engineering, 
Sustainability, 
Current Planning. 
Management 
Services 

Create 2.9 Prioritize the development of City of Flagstaff owned land designated for 
affordable housing and evaluate other city owned parcels for affordable 
and mixed-income housing. H H Yes $$$ 

    

x 

  

  

Create 3: Ensure that the Flagstaff Regional Plan includes robust affordable housing goals and policies.  
Create 3.1 Update the Regional Plan policies to support increased density related to 

affordable housing. H H Yes $$$     x   

Sustainability, 
Current Planning, 
Housing Section 

Create 3.2 Identify suburban areas that have the existing infrastructure to support 
greater density and intensity of development. 

H H Yes $$$     x   

Capital 
Improvements and 
Engineering, 
Sustainability, 
Current Planning, 
Housing Section 
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Create 3.3 During the update of the Flagstaff Regional Plan, revise the Community 
Character chapter for goals and policies to include cost saving methods 
that reduce the conflict between affordable housing, historic preservation 
and urban design. 

H H Yes $$$     x   

Sustainability, 
Current Planning, 
Housing Section 

Create 4: Amend the Flagstaff Zoning Code to facilitate the development of all housing types. 
Create 4.1 Review and amend the Planned Residential Development (PRD) 

standards and process to address barriers for infill development and 
allow for more flexibility in development options, building types, and lot 
configurations. 

H M Yes $$     x   

Zoning Code, 
Building Safety, 
Current Planning, 
Flagstaff Fire 
Department, 
Housing Section 

Create 4.2 Explore options with appropriate land use and economic 
studies as necessary that could integrate affordable housing 
units to be developed in commercial and industrial locations 
where suitable. 

M L Yes $$     x   

Economic Vitality, 
Zoning Code, 
Building Safety, 
Current Planning, 
Flagstaff Fire 
Department, 
Housing Section 

Create 4.3 Explore adding affordable housing as an allowed use in the Public 
Facilities (PF) Zone. 

M M Yes ST x       

Zoning Code, 
Building Safety, 
Flagstaff Fire 
Department, 
Housing Section 

Create 4.4 Review parking standards for all residential development with the goal of 
reducing the cost of development and increasing the number of dwelling 
units that may be achieved. 

M M Yes ST     x   

Zoning Code, 
Building Safety, 
Sustainability, 
Current Planning, 
Traffic Engineers, 
Flagstaff Fire 
Department, 
Housing Section 
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Create 4.5 Evaluate and amend the Resource Protection Overlay standards to ensure 
that the minimum densities can be met on most sites, including making 
the requirements for residential sites to be similar to those for a 
commercial site. 

M M Yes ST     x   

Zoning Code, 
Current Planning, 
Housing Section 

Create 4.6 Evaluate Resource Protection Overlay standards in terms of consistent 
application across each zone and allow for greater maximum densities. M M Yes ST     x   

Zoning Code, 
Current Planning, 
Housing Section 

Create 4.7 Continue to evaluate and amend the current Accessory Dwelling Unit 
(ADU) zoning code standards with the goal of increasing supply. L M Yes ST   x     

Zoning Code, 
Housing Section 

Create 4.8 Explore allowing additional flexibility for homeowners and landlords to 
increase density.  

M M Yes ST     x   

Zoning Code, 
Building Safety, 
Current Planning, 
Flagstaff Fire 
Department, 
Housing Section 

Create 5: Incentivize the creation of affordable units through various programs and mechanisms. 
Create 5.1 Ensure that modifications to the zoning code improve and maintain the 

effectiveness of the density incentives for affordable housing. M M Yes ST       x 

Zoning Code, 
Current Planning, 
Housing Section 

Create 5.2 Update the City's affordable housing incentive policy to implement the 
goals and policies of the 10 Year Housing Plan. H H Yes ST   x     

Current Planning, 
Housing Section 

Create 5.3 Amend the city code to implement the revised affordable housing 
incentive policy. 

H H Yes ST   x     

Zoning Code, 
Building Safety, 
Current Planning. 
Management 
Services, Flagstaff 
Fire Department, 
Housing Section 
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Create 5.4 Explore implementing reduced fees and waivers to incentivize the 
development of affordable housing. 

H H Yes ST   x     

Zoning Code, 
Building Safety, 
FPD. Management 
Services, Flagstaff 
Fire Department, 
Housing Section 

Create 5.5 Explore in-lieu alternatives to providing affordable housing units (e.g. 
down payment assistance program, donation of finished lots, in-lieu 
payment, etc.).  

H H Yes ST   x     

Real Estate Section, 
Zoning Code, 
Building Safety, 
Flagstaff Fire 
Department, 
Management 
Services 

Create 5.6 Explore expedited review as an incentive to developments that provide 
affordable housing units. 

H L Yes ST   x     

Zoning Code, 
Building Safety, 
Capital 
Improvements and 
Engineering, 
Current Planning, 
Housing Section 

Create 5.7 Explore ways to incentivize employers to offer Employer Assisted Housing 
(EAH) programs.  

M H No ST       x 

FPD/HR (for success 
stories), Housing 
Section, Economic 
Vitality 

Create 5.8 Explore the use of the community land trust model and public/private 
partnerships to incentivize the development of ownership units that are 
priced significantly below market rate.  

M L Yes ST   x     

Real Estate Section, 
Housing Section 
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Connect people to equitable housing solutions. 

Connect 1: Implement a framework for centering equity in proposed and existing housing practices, policies and programs. 

Connect 1.1 Evaluate housing policies and strategies in City of Flagstaff planning 
documents through an equity lens. M M Yes ST       x 

Housing 
Section 

Connect 1.2 Encourage community organizations such as local Continuum of Care to 
continue to integrate equity into programs and policies. M H No ST       x 

Housing 
Section 

Connect 1.3 Explore reviewing member composition of the Housing Commission and 
Housing Authority Board to ensure racial and economic diversity 
reflective of the Flagstaff community and present to Council for input. M M Yes ST   x     

Housing 
Section 

Connect 1.4 Utilize City of Flagstaff resources to educate the community about 
financing and housing opportunity with an emphasis on assisting low- to 
moderate-income households to advance through the housing 
continuum and to address past racial disparities. 

M M No $       x 

Housing Section 

Connect 2: Reduce homelessness in the Flagstaff community and seek creative solutions to foster housing permanency for all. 
Connect 2.1 Explore the feasibility of a one-stop shop for a pre-qualification letter or 

document that avoids application fees for rentals.  M H No ST     x   

Housing Section 

Connect 2.2 Create housing navigator or advocate positions to assist both landlords 
and housing challenged populations in securing and maintaining 
housing. M L Yes $$ x       

FPD, Housing 
Section 



 

Page | 51 

CREATE  CONNECT  PRESERVE  PROTECT 

Connect 2.3 Continue to support and develop Coordinated Entry as a meaningful 
process that provides linkages to healthcare, behavioral health and 
housing. 

M H Yes $       x 

Housing Section 

Connect 3: Integrate healthcare into housing programs and housing into healthcare programs as appropriate 
Connect 3.1 Raise awareness of housing security as a social determinate of health. 

M M No ST       x 
  

Connect 3.2 Encourage neighborhoods, housing types and building practices that 
increase health. M M No ST       x 

Current Planning, 
Housing Section 

Connect 3.3 Work in partnership with the community to develop and promote 
community health measurement data collection into housing services 
when viable. 

H M No ST       x 

FPD, Housing 
Section 

Preserve affordable housing. 

Preserve 1: Expand efforts to preserve existing housing stock 
Preserve 1.1 Continue homeownership rehabilitation program and create an 

affordable rental rehabilitation program with a focus of establishing safe, 
decent and sustainable housing. 

M M Yes $       x 

Housing Section 

Preserve 1.2 Acquire and rehabilitate already built properties for affordable housing 
projects when financially feasible.   H L Yes $$$     x   

Real Estate Section, 
Management 
Services. Housing 
Section 

Preserve 2: Encourage the adaptive reuse of buildings 
Preserve 2.1 Explore the use of Low-Income Historic Tax Credit in conjunction with 

Historic Preservation Tax Credit for acquisition and rehabilitation 
affordable housing where appropriate. M L No ST       x 

Economic Vitality, 
Housing Section 
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Preserve 2.2 Review the Land Use Goals and Policies in the Regional Plan, Specific 
Plans, and City Code to remove barriers to adaptive reuse for the creation 
of affordable housing. H M Yes ST     x   

Economic Vitality, 
Housing Section 

Preserve 2.3 The City's Housing Section and the Sustainability Section will partner to 
seek and administer grants for housing programs and developments that 
invest in environmentally friendly, retrofits and upgrades. M L Yes $       x 

Sustainability, 
Management 
Service, Housing 
Section  

Protect people from housing discrimination and remove housing barriers. 

Protect 1: Continue Flagstaff's commitments to further Federal and Arizona Fair Housing laws in all housing-related services and 
programs, support those who seek to reduce barriers to equitable housing opportunities and provide Fair Housing education and 
resources to the community. 

Protect 1.2 Work with community partners to ease reentry, assess the need for 
alternative housing models and processes, and create necessary 
programs that address the systemic and structural barriers to justice-
impacted citizens. 

M H No ST       x 

FPD, Housing 
Section 

Protect 1.3 Examine and update if needed the City of Flagstaff's Housing Limited 
English Proficiency (LEP) Plan. 

M L No ST   x     

Management 
Services, Housing 
Section 

Protect 1.4 Research ways to provide incentives to landlords who rent to those with 
any housing voucher or housing barriers such as poor credit, criminal 
history etc. M M Yes ST   x     

Management 
Services, Housing 
Section 

Protect 1.5 Support local social service network in establishing a home share 
program inclusive of features like peer support and conflict resolution. 

L H No ST     x   

Housing Section 
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Protect 2:  Ensure affordable housing is a part of every Flagstaff neighborhood and work to address disparate impact as part of any 
development or redevelopment.  

Protect 2.1 Create and maintain an Affordable Housing Impact Statement. 
H M No ST   x     

  

Protect 2.2 Encourage diversity in housing options in all neighborhoods, 
understanding that exclusive communities are incompatible with the City 
of Flagstaff's mission to protect and enhance the quality of life for all. M L No ST       x 

Housing Section 

Protect 2.3 Evaluate, better understand, and if necessary develop strategies to 
address the disparate impacts of programs like Crime Free Multi-Housing 
and other relevant programs and policies.   

M H Yes ST x       

FPD, Housing 
Section 

Protect 2.4 Implement a public outreach campaign to educate the community about 
the critical role affordable housing plays in a thriving community, 
creating a groundswell of support for affordable housing and combat Not 
in My Backyard (NIMBY) opposition to housing and affordable housing. 

M H No $ x       

Sustainability. FPD, 
Housing Section 

Protect 3: Continue to lobby and support federal and state legislation to encourage changes to federal and state laws, and to 
increase the amount of funding available for the preservation and construction of affordable housing.  

Protect 3.1 Advocate to the State of Arizona to allow greater local control of vacation 
rentals and second homes. M L Yes ST       x 

Economic Vitality, 
Management 
Services, Housing 
Section 

Protect 3.2 Pursue local and legislative changes that increase the preservation, 
creation and protection of affordable housing as necessary. M L Yes ST       x 

Housing Section 

Protect 3.3 Explore expanding State and local fair housing protected classes to 
include items such as age, source of income, sexual orientation and 
gender identity. 

M L Yes ST       x 

Housing Section 
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KEY TERMS  
Dehumanizing labels stereotype and marginalize people rather than support them while they rebuild their 
lives. The words we use to reference people should reflect their full identities and acknowledge their capacity 
to change and grow. 
 

Affordable Housing: According to HUD, Affordable housing is generally defined as housing on which the 
occupant is paying no more than 30 percent of gross income for housing costs, including utilities.  

Continuum of Care: According to HUD, a CoC is "a community plan to organize and deliver housing and 
services to meet the specific needs of people who are homeless as they move to stable housing and 
maximize self-sufficiency. It includes action steps to end homelessness and prevent a return to 
homelessness. " HUD identifies four necessary parts of a continuum: 

- Outreach, intake, and assessment in order to identify service and housing needs and provide a link 
to the appropriate level of both; 

- Emergency shelter to provide an immediate and safe alternative to sleeping on the streets, 
especially for homeless families with children; 

- Transitional housing with supportive services to allow for the development of skills that will be 
needed once permanently housed; and 

- Permanent and permanent supportive housing to provide individuals and families with an 
affordable place to live with services if needed 

Equity: According to HUD, Equity refers to proportional representation (by race, class, gender, etc. ) of 
opportunities in housing, healthcare, employment, and all indicators of living a healthy life. When talking 
about equity, it is helpful to distinguish it from equality. Equality is typically defined as treating everyone 
the same and giving everyone access to the same opportunities. The assumption is that everyone will 
benefit from the same support and services. This is not true. Some populations are situated differently 
because of historical and current discrimination against them. Equity addresses those difference. Equality 
is about sameness; it focuses on making sure everyone gets the same thing. Equity is about fairness; it 
ensures that each person gets what the person/population needs. To achieve equity, policies and 
procedures may result in an unequal distribution of resources but will lead to equitable outcomes for 
everyone. Source: HUD Exchange 

Experiencing Homelessness: According to Phoenix Community Alliance, an individual or family that lacks 
a fixed, regular and adequate nighttime residence, such as those living in emergency shelter, transitional 
housing or places not meant for human habitation. 

Housing First: According to the National Alliance to End Homelessness, Housing First is a philosophy that 
values flexibility, individualized supports, client choice, and autonomy. It never has been housing only, and 
it never should be. Supportive services are part of the Housing First model. That might include formal 
support services, like a doctor, therapist, or social worker.  

  

https://files.hudexchange.info/resources/documents/COVID-19-Homeless-System-Response-Rehousing-Activation-and-Racial-Equity-Part-1-Equity-as-the-Foundation.pdf
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Key Terms, continued 

Justice Impacted Citizens:  According to the Law School Admission Council, Justice-impacted individuals 
include those who have been incarcerated or detained in a prison, immigration detention center, local jail, 
juvenile detention center, or any other carceral setting, those who have been convicted but not 
incarcerated, those who have been charged but not convicted, and those who have been arrested. 

Not In My Backyard (NIMBY): According to Oxford Languages, NIMBY is a person who objects to the siting 
of something perceived as unpleasant or hazardous in the area where they live, especially while raising no 
such objections to similar developments elsewhere. 

Racial Equity: According to HUD, Racial equity is the condition that would be achieved if one's racial 
identity no longer predicted, in a statistical sense, one's housing, economic, and health outcomes. With 
racial equity, race would no longer be used to predict outcomes, and outcomes for all groups are 
improved. Racial equity includes addressing root causes of inequities, not just their outcomes. This 
includes elimination of policies, practices, attitudes, and cultural messages that reinforce differential 
outcomes by race or otherwise fail to address them. Racial equity is also a process. This means that Black 
people, Indigenous people, and people of color—those most impacted—are part of the decision-making 
about funding, policies and programs. Sources: Center for Assessment and Policy Development and Center 
for Social Inclusion  

Second homes:  Properties that are not used as a primary residence.  

Subsidies: According to Phoenix Community Alliance, Housing subsidies come in many forms, but the 
main objective is to supplement or offset monthly housing costs for individuals or families to remain in 
housing. Forms of subsidies include direct housing subsidies, public housing, rent supplement and some 
types of cooperative housing.  

Target Neighborhoods: A qualified census tract where 51% or more of the households have an income 
which is 80% or less of Flagstaff’s Area Median Income 

 

  

http://www.capd.org/
https://www.raceforward.org/
https://www.raceforward.org/
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THANK YOU 
Coming soon 

City Council  

Mayor Paul Deasy 
Vice Mayor Becky Daggett 
Councilmember Austin Aslan 
Councilmember Jim McCarthy 

Councilmember Miranda Sweet 
Councilmember Regina Salas 
Councilmember Adam Shimoni 

Housing Commission 

Eric Davis 
Tyler Denham 
Nicole Ellman, Chair 
Karen Flores 
Sandi Flores 

Khara House, Vice Chair 
Chris Kemmerly 
Devonna McLaughlin 
Moses Milazzo 
Erin O’Loughlin 

Adrah Parafiniuk 
Tad Riggs 
Ross Schaefer Altenbaugh 
Jo Wheaton 

Project Management Team 

Sarah Darr, Housing Director 
Justyna Costa, Assistant Housing Director 
Leah Bloom, Housing Project Manager 

Informal Working Group Members 

Coming Soon 

City of Flagstaff Staff 

Coming Soon 
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10 - Year 
Housing Plan 

Update
Leah Bloom, Housing Section

Topics of Discussion

Housing Emergency 
Declaration

• Shared Solutions
Public Participation & Project 
Timeline

• Complete
• Underway

Draft Plan
• Affordable Housing Education

Flagstaff Needs Assessment
• Local data
• Gap Analysis
• Housing Survey

Solutions
• Overarching Goal
• Draft Policy Initiatives & 

Strategies
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AFFORDABLE 
HOUSING

DECLARATION

Housing Emergency Declaration
Council declared a housing emergency in December 2020
• Encourage more economically priced housing construction for 

workforce
• Increase attainable housing opportunities for and occupied by local 

residents. 
• Explore and support additional local funding resources for the 

creation of affordable housing units and expansion of programs to 
improve housing. 

• Foundational framework for establishing work programs, 
prioritizing staff work and allocating necessary funding for its 
implementation.

3
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Housing Emergency Declaration
10 - Year Housing Plan
• Within nine months a Housing Plan focused on housing 

development and preservation within the City for the next 10 years 
will be presented to Council. 

• Requires Housing Commission input
• Present to City Council for consideration

A single, comprehensive community-facing document to summarize the 
City's immediate and long-term needs and strategies to improving 

housing affordability. 

Flagstaff’s Interconnected Challenges and Shared 
Solutions

Housing is interconnected to:
• Healthcare
• Neighborhoods and equity
• Sustainability 
• Zoning and land use
• Economic opportunity

5
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PUBLIC 
PARTICIPATION  

& 
PROJECT 

TIMELINE

Public Participation
Informal Working Groups

1. Affordable Housing Gap Analysis
2. Neighborhood Context & Equity– Neighborhood and opportunity mapping.  
3. Connection between Housing and Sustainability
4. Connection between Health and Affordable Housing
5. Zoning and Land UsePo

lic
y 

W
or

ki
ng

 G
ro

up
 

Included Commissioners, City Staff, Community Members
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Inclusive Public Participation

Community Members, Realtors, Lenders, Architect, Developers, 
Builders, Teachers, Indigenous Commissioners, Data Scientist, 
Homeowners & Renters, Friends of Flagstaff’s Future, ECoNA, 
Flagstaff Chamber, NAU, Native Americans for Community Action, 
Flagstaff Shelter Services, The Guidance Center, North Country, 
Northern Arizona Regional Behavioral Health Authority, Health 
Choice, Housing Solutions of Northern Arizona, Catholic Charities, 
Coconino County, League of Neighborhoods, Interfaith Council and 
more. 

Included Commissioners, City Staff, Community Members

Public Participation

Completed:
Community Housing 

Survey
Housing Commission’s 
Consideration for approval
Draft Policy Initiatives and 

Strategies 
Established Plan’s 

Overarching Goal
Draft Housing Plan  

Underway:
 Review of Draft Plan
 30 Public Comment Period
 Community Forum Survey
 Community Outreach 
 Consideration for approval 

of final Housing Plan
Commission – November
Council - December

9
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DRAFT 
10 - YEAR 
HOUSING 

PLAN

What is “Affordable Housing”?
When a household pays no 

more than 30 percent of 

annual gross income on 

housing and housing related 

expenses. 
Source: U.S. Department of Housing and Urban 

Development)
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Program Income Limits

2020 Area Median Income (AMI) Limits for Flagstaff

Household size 30% 50% 80% 100% 125%

1 $15,800 $26,350 $42,150 $52,700 $65,875 

2 $18,050 $30,100 $48,150 $60,200 $75,250 

3 $21,720 $33,850 $54,150 $67,700 $84,625 

4 $26,200 $37,600 $60,150 $75,200 $94,000 

5 $30,680 $40,650 $65,000 $81,300 $101,625 

6 $35,160 $43,650 $69,800 $87,300 $109,125 

7 $39,640 $46,650 $74,600 $93,300 $116,625

Who qualifies for affordable housing subsidizes? A household’s income largely 
determines what programs they qualify for. These income limits are determined annually 

by HUD using local income data. 

Basic Housing Continuum

13
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FLAGSTAFF 
NEEDS 

ASSESSMENT

QUANTITATIVE
RESULTS

Local Data

15
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Local Data

What can Flagstaff Families Afford?

17
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FLAGSTAFF 
HOUSING 
SURVEY

Flagstaff Housing Survey
2,949 responses
• at least one response from 78 of 85 Flagstaff neighborhoods
• 62% homeowners 
• 32% renters 
• 3% people experiencing homelessness
• More than one in four respondents (28%) reported having 

lived in Flagstaff for ten years or more

19
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Flagstaff ’s Housing Survey
Housing Cost Burden Results
• 35% reported being housing burdened
• 50% renters reported being housing burdened
• 27% homeowner respondents reported being housing 

burdened
• 23% reported being severely housing burdened, paying 50% 

or more of their income toward housing costs

Flagstaff ’s Housing Survey
Barriers to Homeownership

21
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Flagstaff ’s Housing Survey
Respondents Considering Leaving

Flagstaff ’s Housing Survey
Support of Affordable Housing Development

23
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LOCAL 
HOUSING GAP 

ANALYSIS

QUANTITATIVE
RESULTS

Method for Affordable Housing Need

• Paired data on the number, size, and 
income of households in Flagstaff 
(the demand) with data on the 
number, size, and cost of housing in 
Flagstaff (the supply). 

• Point in time analysis- These 
numbers are not meant to direct 
exact building counts, as it cannot 
capture the demand pressure from 
people moving to Flagstaff.

25
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Affordable/ Subsidized Housing Need

Method for Market-Rate Housing Need

• Declined housing production 
since 1980 
despite steady population 
growth

• Conversion of housing to 
Short Term Rentals (STR) 
prevents residents from using 
it
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Market-Rate Housing Need

Estimated a market-rate 
housing gap of 7,976 units.

• 7,441 units from housing 
underproduction

• 535 from conversion to 
Short Term Rentals (STR)

Total Housing Need

29
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SOLUTIONS

Create

Create housing options for households at all income levels and 
family sizes occupied by local residents. 

Create 1: Create a dedicated funding source for affordable 
housing in Flagstaff.
Create 2: Explore building innovation and cost-saving 
practices. 

Create 3: Ensure that the Flagstaff Regional 
Plan includes robust affordable housing goals 
and policies. 

31
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Create

Create 5: Incentivize the creation of 
affordable units through various programs 
and mechanisms. 

Create 4: Amend the Flagstaff Zoning 
Code to facilitate the development of 
all housing types. 

Connect

Connect people to equitable housing solutions.
Connect 1: Implement a framework for centering equity in 
proposed and existing housing practices, policies and 
programs.
Connect 2: Reduce homelessness in the Flagstaff 
community and seek creative solutions to foster 
housing permanency for all.
Connect 3: Integrate healthcare into housing 
programs, and housing into healthcare programs, 
as appropriate. 
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Preserve

Preserve affordable housing.

Preserve 1: Expand efforts to 
preserve existing housing stock. 

Preserve 2: Encourage the 
adaptive reuse of buildings. 

Protect

Protect people from housing discrimination and 
remove housing barriers.

Protect 1: Continue Flagstaff's commitment to further 
Federal and Arizona Fair Housing laws in all housing-related 
services and programs, valuing the efforts of those who seek
to reduce barriers to equitable housing 
opportunities, and providing Fair Housing 
education and resources to the community.
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Protect

Protect 2: Ensure affordable housing is a 
part of every Flagstaff neighborhood and 
work to address disparate impact as part of 
any development or redevelopment.

Protect 3: Continue to lobby and support federal and state 
legislation to encourage changes to federal and state laws, 
and to increase the amount of funding available for the 
preservation and construction of affordable housing.

GOAL

37
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Single Overarching Goal

Reduce the current affordable housing need in 
Flagstaff by half.

Single Overarching Goal

Element one: Create or preserve 7,976 units by 2031 with a 
minimum of 10% affordable to increase the overall supply of 
market rate, workforce and affordable housing occupied by 
local residents. 

Element two: Impact 6000 low to moderate Flagstaff 
residents through a combination of unit creation or subsidy 
provision.

Reduce the current affordable housing need in Flagstaff 
by half.

39
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Units 
Built or 
Preserved

Subsidy        
Provided

New 
Affordable 

Housing 
Units

Single Overarching Goal

Housing Goal Number
Element one: Create or preserve 7,976 units by 2031 with a minimum 
of 10% affordable to increase the overall supply of market rate, 
workforce and affordable housing occupied by local residents. 

• Permits granted - 5 Year Average X  Next 10 Years
• Average Single Family = 279
• Average Multifamily = 305

584 X 10 Years = 5,840

Add
• City Owned Land = 254
• Owner Occupied Rehabilitation Program = 14

5,840 + 254 + 14 = 6,106

6,106  units
X   25%

7,633

7,976

41
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Housing Subsidies Goal Number
Projecting to serve 474 Flagstaff’s low to moderate income residents 
with current and historical funding.

Programs – 5 Year Average X  next 10 Years
• Employer Assisted Housing – 42 Households
• Community Homebuyers Assistance Program – 48 Households
• Eviction Prevention Program – 316 Households
• First Time Homebuyers Down Payment Assistance Program - 68

Without an increase in funding, 474 Flagstaff 
low to moderate household over 10 years

Housing Subsidies Goal Number

Element two: Impact 6000 low to moderate Flagstaff 
residents through a combination of unit creation or subsidy 
provision. 12,072 / 2 = 6,036
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Single Overarching Goal

Accomplished through 4 Policy Initiatives

TIMELINE
& NEXT STEPS

45
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Important Dates
• Sept. 29 – Nov. 2 – Public Comment Period & Community Forum Survey
• October 5 – Economic Collaborative of Northern Arizona
• October 7 – Northern Arizona Association of Realtors
• October 7 – Virtual Public Outreach – City of Flagstaff Commissioners
• October 19 – Friend of Flagstaff’s Future
• October 21 – Flagstaff Chamber of Commerce
• October 27 – Virtual Public Outreach
• November 2 – Coconino County Continuum of Care
• November 29 – Housing Commission, Consideration of approval of Final Plan  
• December 7 – City Council, Consideration of adoption of Final 10 Year Housing 

Plan

Thank You
Questions 

Comments

Feedback
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  5.             
CITY OF FLAGSTAFF
STAFF SUMMARY REPORT

To: The Honorable Mayor and Council

From: Jenny Niemann, Climate Program Manager

Date: 09/20/2021

Meeting Date: 09/28/2021

TITLE
Advancing Resilience in Flagstaff: Preliminary Discussion

STAFF RECOMMENDED ACTION:
This is an informational update for discussion.

EXECUTIVE SUMMARY:
The City of Flagstaff Sustainability Office has partnered with the NAU Climate Science and Solutions
(CSS) Graduate Program to create a resource document on resilience for the City of Flagstaff.
 
The CSS graduate class will draw from several foundational documents on adaptation, resilience, and
the expected climate changes that will occur in Flagstaff. The final product will be a resource to support
City of Flagstaff staff, City Council, and the community.
 
The students will complement their research with community conversations through the following forums: 

A Flagstaff Community Forum survey.
An online community discussion event.
Presentations to the Sustainability Commission, the Commission on Diversity Awareness, and the
Commission on Inclusion and Adaptive Living.

At this meeting, the students will introduce themselves and their upcoming work to the City Council, and
will solicit City Council feedback.
 
The class will present the completed resource document to the City Council during the November 30th
City Council work session.

INFORMATION:
Connection to the Regional Plan:
Regional Plan:
Goal E&C.2 Reduce Greenhouse gas emissions.
Goal E&C.3 Strengthen community and natural environment resiliency through climate adaptation efforts.
Goal E&C.4. Integrate the best available science into all policies governing the use and conservation of
Flagstaff’s natural resources.

Attachments:  Powerpoint presentation: Advancing Resilience



Vulnerability and 
Resilience in Flagstaff

1

September 28, 2021
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Project Goals

1.Expand on adaptation methods outlined in the Carbon Neutrality 
Plan.

2.Consolidate information provided in relevant City documents.

3.Facilitate conversations with the Flagstaff community and obtain 
their feedback.

4.Provide recommendations to the City in a Resilience Resource 
Document.



Flagstaff Climate Documents
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● 2012 - Resilience and Preparedness Study

● 2018 - City of Flagstaff Climate Profile

● 2018 - Flagstaff Vulnerability Assessment

● 2018 - Climate Action & Adaptation Plan

● 2020 - Council Declares Climate Emergency

● 2021 - Carbon Neutrality Plan



Definitions Resilience:
● A community’s ability to thrive when change 

occurs 
● Involves anticipation and preparation for 

changing conditions

Vulnerability:
● The potential to be harmed

Adaptation: 
● Actions that increase the ability to withstand, 

respond, or cope with climate change impacts

4



• Hotter temperatures.
• Increased risk of disease or illness 

from mosquitoes and other pests.

• Less snowpack.
• Precipitation shifts from snowfall to rainfall

• Increased high-severity wildfire risk.
• Increased damage from forest pests due to 

drought-stressed trees.

• More severe drought conditions as temperatures rise.
• Lower water quality of reservoirs.

CLIMATE 
CHANGE IN 
FLAGSTAFF
Compared to 
today, by 2050 
we expect to 
have, on 
average…

5

*Acquired from Flagstaff Vulnerability Assessment



Vulnerabilities: What is at risk?

Tourism & Economy

Health

Water

Land Use & Housing

Climate change poses risks to everything from our health
and infrastructure to local ecosystems. 6



CLIMATE CHANGE IN FLAGSTAFF
Vulnerabilities: Tourism & Recreation

WINTER TOURISM SUMMER TOURISM
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VULNERABILITY ASSESSMENT

CLIMATE CHANGE IN FLAGSTAFF
Vulnerabilities: Water Supply, Quality, & Infrastructure

AVAILABILITY QUALITY INFRASTRUCTURE

8
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CLIMATE CHANGE IN FLAGSTAFF
Vulnerabilities: Water Supply, Quality, & Infrastructure

Example of severe 
flooding due to 
extreme rainfall 
event.
(2021 Steve’s Boulevard, CNN.com)



VULNERABILITY ASSESSMENT

CLIMATE CHANGE IN FLAGSTAFF
Vulnerabilities: Forest Health & Wildlife

FOREST HEALTH WILDFIRE FLOODING INSECTS & PESTS
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CLIMATE CHANGE IN FLAGSTAFF
Vulnerabilities: Forest Health & Wildlife
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Museum Fire of 
2019 
(ktar.com)



VULNERABILITY ASSESSMENT

CLIMATE CHANGE IN FLAGSTAFF
Vulnerabilities: Land Use, Infrastructure, & Housing

OPEN SPACE LAND USE INFRASTRUCTURE
RESIDENTIAL 
ENERGY USE

12



CLIMATE CHANGE IN FLAGSTAFF
Vulnerabilities: Public Health, Safety, & Services

MENTAL 
HEALTH

INFECTIOUS 
DISEASES

ALLERGEN 
EXPOSURE

HEAT-RELATED 
ILLNESSES

AIR 
QUALITY
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Flagstaff’s Carbon Neutrality Plan Goal #2:
Prepare the City’s communities, systems, 
and resources to be more resilient to 
climate change impacts. 

14

Tying It All Together



Plan of Action: Furthering Flagstaff’s discussion on adaptation and resilience, 

through conversations with the community and City Council

15

● Present to the Sustainability 
Commission
Thu 9/23

● Present to City Council
Tue 9/28

● Present to Commission on 
Diversity Awareness

Tue 10/19

● Present to Commission on 
Inclusion and Adaptive Living

Tue 10/26

● Open Forum 
(community feedback) 

Oct (TBD)

● Final Presentation to City 
Council

Tue 11/30



Thank you. 
We welcome 
your feedback.

Contact us:

nau.css.2021@gmail.com

16
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