
           

NOTICE AND AGENDA
ATTENTION

IN-PERSON AUDIENCES AT PLANNING & ZONING COMMISSION MEETINGS HAVE BEEN
SUSPENDED UNTIL FURTHER NOTICE

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

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

 
The public can submit comments that will be read at the dais by a staff member to

CDPandZCommission@flagstaffaz.gov. 
 

NOTICE AND AGENDA
PLANNING & ZONING COMMISSION
WEDNESDAY
SEPTEMBER 8, 2021

  COUNCIL CHAMBERS
211 WEST ASPEN AVENUE

             4:00 P.M.

           

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 regular meeting, 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 Commission Members may be in attendance telephonically or by other
technological means.
   
DAVID ZIMMERMAN, CHAIR
MARIE JONES, VICE CHAIR
RICARDO GUTHRIE
CAROLE MANDINO

DR. ALEX MARTINEZ
DR. ERIC NOLAN
LLOYD PAUL
 

  

 

3. Public Comment

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

  

 

  

https://www.flagstaff.az.gov/1461/Streaming-City-Council-Meetings
https://gcc02.safelinks.protection.outlook.com/ap/t-59584e83/?url=https%3A%2F%2Fteams.microsoft.com%2Fl%2Fmeetup-join%2F19%253ameeting_OGVlNDdjNzktMzBmYy00MWZkLTk5NTQtNDE1OGQ1MGQzZDMx%2540thread.v2%2F0%3Fcontext%3D%257b%2522Tid%2522%253a%25225da727b9-fb88-48b4-aa07-2a40088a046d%2522%252c%2522Oid%2522%253a%252245b8a659-c639-43cc-90e4-3cdfc843a807%2522%257d&data=04%7C01%7Cstacy.saltzburg%40flagstaffaz.gov%7Cee474e01c9a048784fdc08d96efa02d7%7C5da727b9fb8848b4aa072a40088a046d%7C0%7C0%7C637662842336150427%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=9JqG2cxPwnlL%2B93Uudl6w%2FOZD%2FBA36naG%2BDgJQpz0iU%3D&reserved=0
mailto:CDPandZCommission@flagstaffaz.gov


the Chair to call for Public Comment at the time the item is heard.
 

4. APPROVAL OF MINUTES 
Approval of the minutes from the meeting on August 25, 2021.

  

 

5. PUBLIC HEARING    

 

A. PZ-21-00184 Burch HOHD.
A Conditional Use Permit request from applicant Brandon Gowen on behalf of property owners
Brian and Beverly Burch to establish a Single Family High Occupancy Housing Development
(HOHD).  The HOHD will consist of a 9,403 sq. ft. single family residential unit containing 7
bedrooms and 5 sanitation facilities (bathrooms) on approximately 3.76 acres at 4840 East
Gandalf Lane in the Rural Residential (RR) Zoning District.

 

STAFF RECOMMENDED ACTION:
  In accordance with the findings presented in the attached report, staff recommends approval of

PZ-21-00184 with conditions.
 

B. PZ-19-00022-05 Cedar Medical
A Conditional Use Permit request from Apricus Health to use approximately 17,000 square feet
of a forthcoming 44,702 square foot office building located at 1895 N Jasper Drive for a
Hospital use. The parcel, APN 101-46-012B, is zoned Research and Development (RD) and is
located within the McMillan Mesa Village Specific Plan development area “F”.

 

STAFF RECOMMENDED ACTION:
  In accordance with the findings presented in this report, staff recommends approval of

PZ-19-00022-05 with conditions.
 

 

6. MISCELLANEOUS ITEMS TO/FROM COMMISSION MEMBERS   

 

7. 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. This notice has been posted on the City's website and can be downloaded at  www.flagstaff.az.gov.

Dated this               day of                                       , 2020.

__________________________________________
Tammy Bishop, Administrative Specialist                                             

 

  

http://www.flagstaff.az.gov


   
Planning & Zoning Commission 5. A.        
Meeting Date: 09/08/2021  
Co-Submitter: Chris Robinson, Associate Planner 
From: Genevieve Pearthree, Planning Development Manager

Information
TITLE: 
PZ-21-00184 Burch HOHD.
A Conditional Use Permit request from applicant Brandon Gowen on behalf of property owners Brian and
Beverly Burch to establish a Single Family High Occupancy Housing Development (HOHD).  The HOHD
will consist of a 9,403 sq. ft. single family residential unit containing 7 bedrooms and 5 sanitation facilities
(bathrooms) on approximately 3.76 acres at 4840 East Gandalf Lane in the Rural Residential (RR)
Zoning District.

STAFF RECOMMENDED ACTION:
In accordance with the findings presented in the attached report, staff recommends approval of
PZ-21-00184 with conditions.

Attachments
Vicinity Map 
Staff Report 
DRAFT Conditional Use Permit 
DRAFT Notice of Decision 
Prop 207 Waiver 
Application and Narrative 
Neighborhood Mailer in lieu of Meeting 
Public Participation Report 
Site Plan - Floor Plans - Elevations 
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PLANNING AND DEVELOPMENT SERVICES REPORT 
CONDITIONAL USE PERMIT 

 
 
PUBLIC HEARING DATE: August 20, 2021 
PZ-21-00184 MEETING DATE: September 8, 2021 
 REPORT BY: Chris Robinson 
 
REQUEST: 
 
A Conditional Use Permit request from Brandon Gowen of LGE Design Group on behalf of Brian and Beverly 
Burch to allow a High Occupancy Housing Development, Single-Family in the Rural Residential (RR) Zone at 4840 
E. Gandalf Lane in the Forest Ridge subdivision.  The proposal is to build a 9,403 square foot, 7-bedroom, 
5bathroom single family dwelling on approximately 3.76 acres. 
 
STAFF RECOMMENDATION:  
 
In accordance with the findings presented in this report, staff recommends approval of PZ-21-00184 with 
conditions. 
 
PRESENT LAND USE: 
 
This location is currently an undeveloped parcel within a platted subdivision intended for single family dwellings.  
 
PROPOSED LAND USE: 
 
The applicant proposes to develop a single-family dwelling on the parcel. 
  
NEIGHBORHOOD DEVELOPMENT: 
 
North: Undeveloped Parcel, Rural Residential (RR) Zone 
East: Undeveloped Parcel, Rural Residential (RR) Zone 
South: Undeveloped Parcel, Rural Residential (RR) Zone 
West: Undeveloped Parcel, Rural Residential (RR) Zone 
 
 

 
I. Project Introduction 

A. Background/Introduction 

 
Section 10-40.30.030.B of the Flagstaff Zoning Code, Residential Zones - Allowed Uses, identifies High 
Occupancy Housing Development, Single Family as an allowed land use in the Rural Residential (RR) Zone 
subject to the approval of a Conditional Use Permit (CUP) by the Planning Commission.  Adopted on 
November 17, 2020 and effective on March 21, 2021, the High Occupancy Housing Development (HOHD) 
Zoning Code standards require that a Single-Family Dwelling with 7 or more bedrooms, and/or 5 or more 
sanitation facilities, obtain a Conditional Use Permit before a building permit can be issued. 
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The applicant is proposing to build a 9,403 square foot, 7-bedroom, 5-bathroom single family dwelling on 
lot 10 of the Forest Ridge Subdivision.  The approximately 85.59-acre residential subdivision contains 14 
lots and has a density of 0.16 units per acre.  It is located southeast of Fourth St. and west of Continental 
Country Club.  Six of the lots in the subdivision are developed and the rest are undeveloped (the lots 
adjacent to the subject property are currently vacant).  The lots that have been developed contain large, 
estate-style homes, some of which would trigger HOHD standards if they were built today.  Several of the 
developed lots also contain Accessory Dwelling Units.  The entire subdivision is subject to Resource 
Protection standards, but it is not located in a Pedestrian Shed of an Activity Center as depicted in the 
Regional Plan. 

 
Section 10-40.60.175 of the Flagstaff Zoning Code contains additional standards for HOH developments.  
This includes the requirement that the property owner shall maintain compliance with the Flagstaff 
Police Department’s Crime Free Multi-Housing Program, unless exempted by the Police Department’s 
representative.  The structure is also required to be at least 10 feet or one third of the height of the 
building from any other structures on the parcel or on adjacent parcels.  This results in a minimum 
separation of 11.2 feet, based on the proposed height of the building being 33.6 feet.  There are also 
additional parking requirements of a High Occupancy Housing Development, Single Family as discussed in 
Finding #3. 
 
A building permit for the single-family dwelling has been submitted and is currently under review.  It is 
ready to be approved once the Conditional Use Permit is granted.  

II. Required Findings 

The Planning Commission may approve the Conditional Use Permit only after making the following five 
findings:  

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 Rural Residential (RR) zone applies to areas of the City appropriate for both housing and limited 
agricultural uses that preserve the area’s rural character.  This zone is predominantly large lot single-
family development.  However, it does allow for cluster and planned residential developments, which 
provide opportunities for higher densities.  The RR zone applies to those non-urban areas of the City that 
cannot be economically and efficiently provided with City services associated with urban living.  As such, 
it is designed for the utilization and enjoyment of the City’s unique mountain environment with a 
minimum amount of municipal services and improvements.  This zone is also intended to be used to 
protect against premature development in areas on the fringe of the urban service area.” 
 
The Rural Residential (RR) Zone allows High Occupancy Housing Development uses with the granting of a 
Conditional Use Permit.  The primary reason for the Conditional Use Permit is to protect the uses that are 
allowed by right in the Rural Residential Zone which may be incompatible with High Occupancy Housing 
Development or increased bedroom density. 
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B. Finding #2 

That granting the conditional use will not be detrimental to the public health, safety, or welfare. 
 
As long as 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 E. Gandalf Lane.  The proposed use will have minimal impact on traffic 
circulation.  A Traffic Impact Analysis is not required of a single private residence which would only see 
traffic from the home’s occupants.  Single family HOH developments are required to provide 1 off-street 
parking space per bedroom.  This development is proposing 7 bedrooms; thus 7 parking spaces are 
required and provided.  
 
2. Adequacy of Site/Open Space/Resource Provisions 
A Resource Protection Plan was provided when the subdivision was platted.  The Forest Ridge Subdivision 
plat identifies a unique building envelope (disturbable area) for each lot so that the minimum protection 
standards are met throughout the subdivision as a whole.  The subject property has a 16,379 sq. ft. 
building envelope; all development and construction activities will be located inside the building 
envelope with the exception of the driveway, which is a typical condition of these plats. 
 
3. Noise, Light, Visual and Other Pollutants 
It is not anticipated that the proposed uses for the site will create any noise, visual or other pollutants 
into the area.  The site is well maintained. 
 
4. Style and Siting of Structure(s), and Relationship to Surrounding Neighborhood 
The development is required to be located within the building envelope, which has the following 
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minimum setbacks: front 25 feet, sides 20 feet, and rear 50 feet.  The proposed setbacks are as follows: 
front 75 feet, sides 20 feet, and rear 274.5 feet.  The adjacent lots are currently vacant, so the proposed 
residence will be isolated for the time being.  The proposed setbacks exceed the minimum separation 
requirement of the HOHD standards of 11.2 feet.  The lots that are already developed have large estate 
style homes similar to the home proposed in this Conditional Use Permit application. 
 
5. Landscaping and Screening 
No additional landscaping is required for this use. 
 
6. Impact on Public Utilities 
The site proposes to connect to existing city sewer and water services.  No new off-site improvements 
are required to support this use. 
 
7. Signage and Outdoor Lighting 
 All exterior lighting will be required to comply with the City of Flagstaff’s strict outdoor lighting 
requirements which supports and maintains our designation as an International Dark Sky City.  Section 
10-50.70: Outdoor Lighting Standards of the Zoning Code allows single family residences to have up to 
10,000 lumens of outdoor lighting (if using non-LED bulbs) or 6,993 lumens of outdoor lighting if all 
lighting is using LED bulbs.  All outdoor lighting fixtures must be fully or partially shielded; no unshielded 
fixtures are allowed.  Single family residential building permits do not require a separate Outdoor Lighting 
Permit.  
 
8. Dedication and Development of Streets 
No dedication or development of public streets is required.  All public right of way was dedicated when 
the subdivision was platted.  
 
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.  The site is located within the Resource Protection Overlay Zone; the proposed 
development fits within the development envelope formed with the Forest Ridge subdivision plat, which 
adequately address resource protection requirements. 

D. Finding #4 

For the properties subject to Division 10-30.30, Heritage Preservation, the City’s Historic Preservation 
Officer or the Heritage Preservation Commission has made a determination that the proposed HOHD or 
MHOHD has no adverse effect or has appropriately mitigated its effects on the historic cultural resource. 
 
This property is not subject to Division 10-30.30; therefore, this criterion is not applicable. 

E. Finding #5 

Adequate transit service is available to the Development Site containing four dwelling units or more.  
Adequate transit service from a Development Site to a permanent transit stop is: 
 

a.    Less than or equal to 1,320 feet; or 
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b.    A distance greater than 1,320 feet when the Planning and Zoning Commission finds that the 
route to the permanent transit stop has adequate nighttime lighting and does not have a 
significant grade change, and the distance does not impede reasonable access to transit. 

 
The distance between the permanent transit stop to the Development Site shall be measured following a 
continuously improved sidewalk and/or public paved trail. 
 
This proposed Conditional Use Permit is for a HOHD, Single Family; as such, this criterion is not 
applicable. 

III. Citizen Participation 

The applicant notified the nearby property owners of this application on July 28th, 2021 via mailer in lieu 
of holding a virtual or in-person neighborhood meeting.  Public notification of the application was made 
on August 23rd, 2021. As of the date of this report, staff has not received any comments from the public. 

IV. Recommendation 

In accordance with the findings presented in this report, 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-21-00184 and as follows:  

1. The development of the site shall substantially conform to the plans as presented with the 
Conditional Use Permit application. 

2. The property owner shall maintain compliance with the Flagstaff Police Department’s Crime Free 
Multi-Housing Program, unless exempted by the Police Department’s representative. 

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-21-00184 
• Draft Notice of Decision 
• Prop 207 Waiver 
• Conditional Use Permit Application 

o Response to CUP findings 
• Mailer in lieu of Neighborhood Meeting 
• Public Participation Report 
• Site Plan – Floor Plans - Elevations 

o Cover Sheet 
o Overall & Enlarged Site Plan 
o First Level Floor Plan 
o Second Level Floor Plan 
o Building Elevations 



 
 

COCONINO COUNTY, ARIZONA RECORDER 
CONDITIONAL USE PERMIT 

FROM GRANTOR: CITY OF FLAGSTAFF 
COCONINO COUNTY, ARIZONA 

OFFICE OF PLANNING AND ZONING 
TO GRANTEE:  BRIAN AND BEVERLY BURCH 

 
 
Permit No. PZ-21-00184 
September 18, 2021 

 
Permission is hereby granted to Brandon Gowen on behalf of Brian and Beverly Burch to allow 
the establishment of a 9,403 sq. ft. Single Family High Occupancy Housing Development and 
associated site work, pursuant to Section 10-40.30.050.B. of the Flagstaff Zoning Code at a site 
located at 4840 E. Gandalf Ln. in the RR (Rural Residential) zone, and legally described as 
Coconino County Assessor parcel number 106-08-015 in the city of Flagstaff, Arizona. 
 
After a public hearing held on September 8, 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. 
 
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. 
 
This Conditional Use Permit shall become null and void one (1) year from the effective date of 
September 18, 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 



Permit No. PZ-20-00019-05 
January 14, 2021 
Page 2 of 3 
 

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:   
 
 
 
 
By:    
 Property Owner 
 
 
 
 
STATE OF ARIZONA ) 
 )  ss 
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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 
 
September 9, 2021 
 
Mr. Brandon Gowen 
1200 N. 52nd St. 
Phoenix, AZ 85008 
 
RE:  NOTICE OF DECISION – Conditional Use Permit No. PZ-21-00184 
 
Dear Mr. Gowen: 
 
The Planning Commission, in accordance with Section 10-20.40.050 of the Flagstaff Zoning Code, has considered 
the request of Mr. Brandon Gowen on behalf of Brian and Beverly Burch for a Conditional Use Permit on the 
property at 4840 E. Gandalf Ln. (APN 106-08-015) in the RR, Rural Residential Zoning District, to allow the 
establishment of a 9,403 sq. ft. Single Family High Occupancy Housing Development and associated site work, 
pursuant to Section 10-40.30.050.B. of the Flagstaff Zoning Code. 
 
The Planning Commission held a public hearing on September 8, 2021 regarding this Conditional Use Permit.  The 
Commission found and determined that, based on the information provided in the staff report dated August 20, 
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. 

 
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 8, 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, 
 
Chris Robinson, Associate Planner 
Planning & Development Services 
928-213-2608 
Chris.robinson@flagstaffaz.gov 
 
cc: Current Planning Manager, City Clerk, City Council, Brandon Gowen 



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 106-08-015 in the city of Flagstaff, Arizona, that is the subject of 
Conditional Use Permit Application No. PZ-21-00184.  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-21-00184 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-21-00184.  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 Conditional Use Permit Submittal 
Response to Required Findings 

 
Date: July 15, 2021 

 
Dear Planning and Zoning Committee Members, 

 
E.1 - Due to the newly adopted High Occupancy Zoning Code Text Amendment, on March 1, 2021, the 

residence must apply for and receive a Conditional Use Permit. We feel that the new custom residence 

located in the Forest Ridge subdivision is consistent with all objectives / requirements of the zoning code 

in classification RR (Rural Residential), and the purpose of the zone in which the site is located.  

 

E.2 - The residence has been designed with 7 bedrooms and 5 sanitation facilities, due to the large size 

of the family that owns and will be living in the home. Granting the conditional use should not be 

detrimental to the public health, safety or welfare in any of the following areas… 

a.    Property damage or nuisance arising from noise, smoke, odor, dust, vibration or illumination; 

b.    Hazard to persons or property from possible explosion, contamination, fire or flood; and 

c.    Impact on surrounding areas arising from unusual volume or character of traffic. – Although a 

large number of bedrooms and bathrooms are being designed for in this custom home, it is not out of 

context with homes of this size and in the surrounding area, or other similar communities in the City of 

Flagstaff. 

 

E.3 - The proposed characteristics of the residence are reasonably compatible with the types of homes 

permitted in the surrounding area. The following has been adequately considered and addressed… 

a.    Access, traffic, and pedestrian, bicycle and vehicular circulation; 

b.    Adequacy of site and open space provisions, including resource protection standards, where 

applicable; 

c.    Noise, light, visual and other pollutants; 

d.    Proposed style and siting of structure(s), and relationship to the surrounding neighborhood; 

e.    Landscaping and screening provisions, including additional landscaping in excess of otherwise 

applicable minimum requirements; 



 

 

f.    Impact on public utilities; 

g.    Signage and outdoor lighting; 

h.    Dedication and development of streets adjoining the property; and 

i.    Impacts on historical, prehistoric or natural resources. 

 

Our hope is that you consider our application, agree with and approve a conditional use permit to move 

forward. Thank you all for your time with our request. 

 
On behalf of Owners, Brian and Beverly Burch, 

Sincerely, 

 

 

 

Brandon Gowen 

Project Manager, LGE Design Group 

O: 480.966.4001 

 

 

 

 



 

 

Notification in lieu of Neighborhood Meeting for proposed 
custom residence to be built at 4840 E. Gandalf Ln. 

 

Date: July 28, 2021 

 
Dear Neighbor, 

 

Recent updates to the Flagstaff Zoning Code requires single-family homes with seven or more bedroom or 

five or more bathrooms to obtain approval from the Planning and Zoning Commission of a Conditional Use 

Permit.  Applicants for a Conditional Use Permit are usually required to hold a neighborhood meeting to 

alert adjacent and nearby property owners of the application. In this case, the Planning Director has allowed 

a direct mailing with information about the application in lieu of the neighborhood meeting.  The purpose of 

the mailing is to inform citizens and property owners of the application and allow communication between 

the applicant and the affected citizens 

The custom residence is proposed to be built at 4840 E. Gandalf Ln., in the Forest Ridge Community. See 

attached plans for detailed information about the residence being proposed. The 7-bedroom, 5-bath home 

that has met the design guidelines and received approval from the Forest Ridge DRC and is now under 

review for permit with Building Safety. The owners of the property will be using it as a second home. 

Please contact me (by phone at 480.966.4001, email at brandong@lgedesigngroup.com, or regular mail at 

1200 N. 52nd St, Phoenix, AZ 85008) with any concerns or comments you may have. I must receive your 

comment(s) on or before August 9, 2021 for it to be valid. 

You will be contacted again once the project is scheduled to go before the P&Z Commission.  

 

On behalf of Owners, Brian and Beverly Burch, 

Sincerely, 

 

 

 

Brandon Gowen 

Project Manager, LGE Design Group 

O: 480.966.4001 











City of Flagstaff 

PUBLIC HEARING 

Planning and Zoning Commission: September 8th, 2021, at 4pm 

LOCATION OF HEARING:  

City Hall, 211 W Aspen Ave., Flagstaff, AZ 86001 
 

REQUEST: For a Conditional Use Permit to allow for a new 

single-family residence to include 7 bedrooms and 5 

bathrooms. The zoning code classification for the residence is 

RR or Residential Rural. 
 

LOCATION: Lot 10, Forest Ridge Subdivision, 4840 E Gandalf 

Lane, Flagstaff, AZ 86004  
 

SIZE OF SITE: 3.88 Acres 
 

CASE#: PZ-21-00184 
 

APPLICANT/CONTACT: LGE Design Group, Brandon Gowen, 

project manager 

PHONE: 480-966-4001 
 

Planning and Development Services Department: 928-213-2600 

Posting Date: 08/20/2021 

 









 

 

 
City of Flagstaff Planning & Zoning Hearing Notice 

 

 

Date: August 18, 2021 

 
Dear Neighbor, 

 

The purpose of this letter is to notify you that on September 8, 2021, at 4pm, being held virtually via 

Microsoft Teams, the Planning & Zoning Commission will hold a public hearing regarding a proposed single-

family residence for property located at 4840 E. Gandalf Ln., lot 10, in the Forest Ridge Community. Please 

contact Chris Robinson with Planning and Development Services for more information. Email: 

Chris.Robinson@flagstaffaz.gov, phone: 928-213-2608. 

 

The provisions of the City ordinance covering the review of this application require that all property owners 

within 300 feet of the subject site receive a certified notice of the public hearing. The property’s designated 

City of Flagstaff Tax Area is 0150 - SD#1, located in the RR-Rural Residential zoning district. The property 

is owned by Brian and Beverly Burch.  

 

The application involves obtaining approval of a Conditional Use Permit from the Planning & Zoning 

Commission. On March 1, 2021 the High Occupancy Housing Zoning Code Text Amendment went into 

effect, which requires a conditional use permit for any single-family dwelling unit with seven or more 

bedrooms, or five or more sanitation facilities (bathrooms). We are proposing to construct a 6,956 SF single 

family residence containing 7 bedrooms and 6 sanitation facilities. or additional information, please visit the 

City’s website at: www.flagstaff.az.gov/HOHZoningCode. 

 

See below for additional information regarding the case: 

• Please contact Chris Robinson, with the City of Flagstaff, at 928-213-2608, for locations and times to 

view the complete application and development file. 



 

 

• Any interested person or authorized agent may appear and be heard through the City’s website: 

https://www.flagstaff.az.gov/1461/Streaming-City-Council-Meetings.  You may also attend and 

participate through Microsoft Teams link on the City’s website: 

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

• You can submit written comments via email to: CDFrontCounter@flagstaffaz.gov “prior” to the 

hearing and they will be read at the dais by a staff member. 

• The existing zone classification is RR (Residential Rural). 

• This Case is for a Conditional Use Permit  

 

If you have any further questions about the details of this application, feel free to email me at 

brandong@lgedesigngroup.com or contact me through phone below. 

 

On behalf of Owners, Brian and Beverly Burch, 

 

Sincerely, 

 

 

 

Brandon Gowen 

Project Manager, LGE Design Group 

O: 480.966.4001 
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Planning & Zoning Commission 5. B.        
Meeting Date: 09/08/2021  
From: Patrick St. Clair, Planning Development Manager

Information
TITLE: 
PZ-19-00022-05 Cedar Medical
A Conditional Use Permit request from Apricus Health to use approximately 17,000 square feet of a
forthcoming 44,702 square foot office building located at 1895 N Jasper Drive for a Hospital use. The
parcel, APN 101-46-012B, is zoned Research and Development (RD) and is located within the McMillan
Mesa Village Specific Plan development area “F”.

STAFF RECOMMENDED ACTION:
In accordance with the findings presented in this report, staff recommends approval of PZ-19-00022-05
with conditions.
 

Attachments
PZ-19-00022-05 CUP Staff Report 
Vicinity Map 
Surrounding Uses Map 
Draft Conditional Use Permit PZ-19-00022-05 
Draft Notice of Decision 
Proposition 207 Waiver 
Site Plan Approval Letter 
Site Plan Conditions of Approval 
Approved Minor Modification to Development Approvals application 
Site Plan Drawings 
CUP application 
CUP Narrative 
Public Participation Plan 
Public Participation Report 
Public Hearing Newspaper Ad 
Public Comments 





 

 
 

1 

PLANNING AND DEVELOPMENT SERVICES REPORT 
CONDITIONAL USE PERMIT 

 
 
PUBLIC HEARING DATE:           August 5, 2021 
PZ-19-00022-05 MEETING DATE:         August 25, 2021 
 REPORT BY:          Patrick St. Clair 
 
 
REQUEST: 
 
A Conditional Use Permit request from Apricus Health to use approximately 17,000 square feet of a forthcoming 44,702 square 
foot medical office building located at 1895 N Jasper Drive for a Hospital use. The parcel, APN 101-46-012B, is zoned Research 
and Development (RD) and is located within the McMillan Mesa Village Specific Plan development area “F”. 
 
STAFF RECOMMENDATION:  
 
In accordance with the findings presented in this report, staff recommends approval of PZ-19-00022-05 with conditions. 
 
PRESENT LAND USE: 
 
Currently the parcel is being developed for the construction of a medical office building approved by right through Site Plan 
approval PZ-19-00022-02 on April 16, 2021. The development has approved civil drawings and building permit drawings. 
 
PROPOSED LAND USE: 
 
The applicant proposes to occupy approximately 17,000 square feet of a medical office building to accommodate a Hospital 
use. The hospital will include 6-8 emergency rooms and provide 8-10 recovery rooms. 
 
NEIGHBORHOOD DEVELOPMENT: 
 
North: Undeveloped (RD zone) parcel; Forest Avenue 
East: 1840 Jasper Dr – Cedar Medical Collaborative medical offices (RD zone), 1851 N Gemini – Rehabilitation Hospital of 

Norther Arizona (RD zone) 
South: Highgate Senior Living facility (CC zone)  
West: Open space reserved for resource protection within the McMillan Mesa Village Specific Plan (RD zone) 
 
 

I. Project Introduction 
A. Background/Introduction 

City Staff approved a Site Plan Application for a 44,702 square foot, single-story, medical office building on April 16, 
2021.  Table 10-40.30.050.B of the Flagstaff Zoning Code, Industrial Zones - Allowed Uses, identifies “Office” as a 
permitted land use in the Research and Development (RD) Zone.  On August 4, 2021, staff approved a Minor 
Modification to Development Approval which revised the approved Site Plan to include minor changes necessary for 
the proposed Hospital use. The Hospital use requires the addition of an ambulance drop-off area and a service drive on 
the north façade of the building. Hospital is a permitted land use in the RD Zone subject to the approval of a 
Conditional Use Permit (CUP).  The approved Site Plan application, drawings, and conditions of approval are attached 
to this report. 
  
The proposed medical office building is oriented to face N Jasper Drive providing views to Mt. Elden and the San 
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Francisco Peaks to the west and north. The building entrances are oriented on the east, north and south of the 
building, including the proposed hospital entry, with the parking areas located behind or to the side of the building. 
Associated site improvements, such as landscaping, pedestrian and bicycle circulation routes, parking, outdoor lighting, 
and infrastructure are provided for the hospital as part of the development of the medical office building. 

II. Required Findings 
The Planning Commission may approve the Conditional Use Permit only after making the following three findings:  

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. 
 
Per the Flagstaff Zoning Code: “The Research and Development (RD) zone applies to areas of the City appropriate 
for the development of a mix of professional and administrative facilities, research and testing institutions, light 
manufacturing uses, green technology facilities, and offices. The uses are grouped in a campus or park-like setting 
in keeping with the natural scenic beauty of the City. This zone is intended to promote the provision of ample off-
street parking, loading areas, and landscape buffers to protect residential and commercial zones from incompatible 
land uses. In addition, this zone accommodates residential uses as a secondary use to allow for more housing 
options.” 
 
The Property is located within Planning Area F of the McMillan Mesa Specific Plan, which provides for similar goals 
and objectives for this Property as the RD zoning district. According to the McMillan Mesa Specific Plan, Planning 
Area F is intended to include “high technology research and development, corporate office and light manufacturing 
businesses located in a landscaped campus or park-like setting.” 
 
The RD Zone allows Medical Offices and allows Hospital uses with the granting of a CUP. The purpose of  a CUP is to 
provide a process for reviewing uses and activities that are permitted in an applicable zone, but that require more 
discretionary review and the possible imposition of conditions to mitigate the effects of the proposed use.  Staff 
believes the greatest impact the Hospital use would have on the surrounding neighborhood is the proposed 
ambulance traffic.  The applicant has stated that virtually all ambulance traffic associated with the Facility will be 
ambulance discharges from the Facility to another hospital.  Of these discharges, most will be ordinary medical 
transports (with no ambulance lights or sirens), rather than trauma-level transports. Emergency transports are 
anticipated to occur infrequently—likely once or twice a month.  Staff recommends the condition that, unless 
warranted by traffic or other safety issues, ambulance sirens for the Hospital use will not be activated until the 
intersections of Gemini Road and Forest Avenue. 

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-
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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  
 
A Traffic Impact Analysis (TIA) was not required for the medical office building or the proposed Hospital 
use.  These uses are not anticipated to generate more traffic than was anticipated by the original TIA 
prepared for the McMillan Mesa Village rezoning and Specific Plan.  Access to the Facility will be provided 
via two new ingress/egress driveways that will be constructed along N Jasper Drive and separated by 
approximately 265 feet for appropriate spacing.  Both entries will be connected by an internal driveway 
that circulates around the building to provide a convenient and continuous circulation route to/from the 
Facility.  The Project’s access and drive locations also have well defined ingress and egress locations and a 
clear and safe on-site vehicular circulation pattern. 
 
The Project provides connections to the existing pedestrian and bicycle network within McMillan Mesa. 
Specifically, along the Property’s Forest Avenue frontage to the north/northwest is the existing Cedar Trail, 
part of the City’s Flagstaff Urban Trails System (FUTS).  The Project has been designed in recognition of its 
unique location next to the FUTS.  The Project includes new concrete sidewalks that will provide a direct 
pedestrian linkage and bicycle connectivity between the Property, Cedar Trail, and N Jasper Drive.  In 
addition, a significant portion of the Project’s civic space is located in the northwest portion of the 
Property next to Forest Avenue to further link and establish pedestrian and bicycle connections to Cedar 
Trail.  The Project development also includes new sidewalk and parkway along N Jasper Dr.  The proposed 
ambulance circulation does not conflict with the on-site pedestrian and bicycle access. 
 
The required parking for the proposed facility has been calculated using the medical office parking 
standards which requires 1 parking space per employee plus 5 parking spaces per doctor.  Based on these 
requirements a total of 175 spaces are required.  For each 25 vehicular spaces required, the Zoning Code 
allows for the substitution of one standard space with a motorcycle space.  No additional parking 
reductions are utilized.  The approved site plan shows 169 vehicle spaces and 6 motorcycle parking spaces. 
Of the 169 vehicle parking spaces, 7 accessible parking spaces are provided, complying with parking 
requirements.  A minimum of three EV-ready parking spaces are required as part of the total vehicle spaces 
and those final locations will be reviewed and approved as part of the building permit review for tenant 
improvements within the building.  The project is providing 12 bicycle parking spaces, which at 7% of the 
required off-street parking spaces is greater than the 5% required by the Zoning Code. 

2. Adequacy of Site/Open Space/Resource Provisions 
The site plan shows the proposed building complying with all the required development standards of the 
RD Zone and the McMillan Mesa Village Specific Plan including setbacks, building height, lot coverage, and 



PZ-19-00022-05 
August 5, 2021 
 

 

 
 
 4 

Floor Area Ratio (FAR).  The lot coverage is 22%, less than the maximum 25% permitted in the zone.  The 
FAR is 0.22, less than the maximum 0.50 allowed.  
 
The approved Site Plan for the development shows that the proposal exceeds the minimum requirements 
for Civic Space.  For developments with over 20,0000 square feet, civic space is required to be provided at 
a rate of 5% of the gross development site.  A total of 10,150 square feet is required and the Site Plan 
shows 19,067 square feet of civic space dispersed in three areas.  These spaces include pathways and 
seating areas to link pedestrian and bicycle movement between N Jasper Drive and Forest Avenue through 
the site. 

 
The subject property is in the Resource Protection Overlay and resource protection for the parcel was 
achieved with compliance to the resource protection standards included in the McMillan Mesa Village 
Specific Plan. 

3. Noise, Light, Visual, and Other Pollutants 
The proposed hospital use will not have a detrimental impact in terms of noise, light, visual or other 
pollutants in the area.  It is anticipated that almost all ambulance traffic associated with the facility will be 
as discharges to other hospital facilities as medical, not trauma-level discharges.  Regardless, no ambulance 
lights or sirens will be associated with these discharges, day, or night.  Occasional emergency transports 
may occur, but with less frequency than other uses surrounding the site.  Staff recommends a condition 
that, unless warranted by traffic or other safety issues, ambulance sirens for the Hospital use will not be 
activated until the intersections of Gemini Road and Forest Avenue. 
 
The hospital use will require an on-site generator for emergency situations. Staff is working with the 
applicant to determine final generator location for the hospital. 
 
All exterior lighting will be required to comply with the City of Flagstaff’s strict outdoor lighting 
requirements which supports and maintains our designation as an International Dark Sky City.  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 has been ensured 
during the building permit review process. The medical office building project has an approved Outdoor 
Lighting Plan and any modifications or additions to the outdoor lighting will be reviewed by staff.   

4. Style and Siting of Structure(s) and Relationship to Surrounding Neighborhood 
The project has been designed in accordance with the Site Planning Design Standards as identified in the 
Zoning Code.  The building mass is oriented along N Jasper Drive and sets parking to the side or behind the 
structure.  Sited to maximize views of the mountains to the north and northwest of the building, the site 
plan establishes clear on-site pedestrian, bicycle, and vehicular circulation routes across the site and 
around the building. The pedestrian and bicycle routes connect on-site civic spaces with FUTS and off-site 
sidewalks. Parking areas beside the building along N Jasper Dr will be screened from the ROW with 
compliant vegetation. 
 
Architecturally, the project complies with the architectural design standards of the zoning code. The design 
uses primarily masonry and metal in earth tone finishes and incorporates various parapet heights and 
sloped roofs common to Flagstaff design traditions. 

 
The surrounding neighborhood consists of Guardian Medical Transport and the Rehabilitation Hospital of 
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Northern Arizona to the east, both of which are two-stories.  Highgate, a Congregate Care Facility located 
to the south, is a three-story structure.  Currently under construction to the southeast, is a one-story 
medical office building. 

5. Landscaping and Screening 
The site will be landscaped in accordance with the requirements of the Zoning Code, per the design shown 
in the attached landscaping plan. The development utilizes a 5% reduction in landscaping which is 
permitted when public space is provided on-site. 

6. Impact on Public Utilities 
The proposed development has no additional impacts to City utilities that were not previously accounted 
for in the master planning and development of McMillan Mesa.  The proposed Hospital use has similar 
demands on existing public utilities than the medical office development.  No off-site improvements are 
required of the development. 

7. Signage and Outdoor Lighting 
The attached building elevations show areas for proposed building mounted signage.  The project will require 
an approved permanent sign permit or approved comprehensive sign plan for the property. 
 
As noted in section #3 above, the shell building project has already obtained an approved Outdoor Lighting 
Plan and any modifications or additions to outdoor lighting that may result from the hospital use will be 
reviewed as a resubmittal of the current existing outdoor lighting permit. 

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. 
   
This subject property is located within the Resource Protection Overlay.  A natural resource protection plan for 
the McMillan Mesa Village Specific Plan clarified quantity and locations for resource protection for the entire 
specific plan area. A Cultural Resource Study for the site has been reviewed and approved by the Heritage 
Preservation Officer.  

 
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 meeting to discuss the proposed Conditional Use Permit application on 
June 28, 2021, using the Zoom platform.  The applicant posted a sign on the property regarding the meeting and sent 
letters to 29 neighboring property owners and one Homeowners Association in addition to the City Registry of 
Interested Persons.  Two members of the public attended the meeting.  A summary of the meeting is attached to this 
report.  The applicant requested to have the second meeting waived, which was approved by the Planning Director.  To 
staff’s knowledge, since that meeting neither the applicant nor staff have had contact from property owners in the 
area voicing any concerns over the proposal. 
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IV. Recommendation: 
The Inter-Division Staff (IDS) team approved the Site Plan for this project on April 16, 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-21-00022-05 and as follows: 

1. The development of the site shall substantially conform to the plans as presented with the Conditional Use 
Permit application, with the Site Plan (PZ-19-00022-02) as approved by the Inter-Division Staff on April 16, 
2021, and with the Minor Modification to Development Approval as approved on August 4, 2021.  Any 
additional modifications to the approved site plan shall require additional review by the IDS team.   

2. Unless warranted by traffic or other safety issues, ambulance sirens for the Hospital use will not be 
activated until the intersections of Gemini Road and Forest Avenue. 

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. 
• Vicinity Map 
• Surrounding Uses Map 
• Draft Conditional Use Permit No. PZ-19-00022-05 
• Draft Notice of Decision 
• Proposition 207 waiver 
• Site Plan Approval letter 
• Site Plan Conditions of Approval 
• Approved Minor Modification to Development Approvals Application 
• Site Plan Drawings 
• CUP Application 
• CUP Narrative 
• Public Participation Plan 
• Public Participation Report 
• Public Hearing Newspaper Ad 







COCONINO COUNTY, ARIZONA RECORDER
CONDITIONAL USE PERMIT

FROM GRANTOR: CITY OF FLAGSTAFF
COCONINO COUNTY, ARIZONA

OFFICE OF PLANNING AND ZONING
TO GRANTEE: APRICUS HEALTH

Permit No. PZ-19-00022-05
August 25, 2021

Permission is hereby granted to Apricus Health to allow the establishment of an approximately
17,000 square foot Hospital use within a 44,702 square foot medical office building as part of a
“Hospital” use pursuant to Section 10-40.30.030.B. of the Flagstaff Zoning Code at a site located 
at 1895 N Jasper Drive in the Research and Development (RD) Zone and part of Development 
Area “F” of McMillan Mesa Village Specific Plan, and legally described as Coconino County 
Assessor parcel number 101-46-012B 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 - the Minor Modification to Site Plan (PZ-19-
00022-04) as approved by the Inter-Division Staff on August 4, 2021. Modifications to 
the approved site plan shall require additional review by the IDS team. 

2. Unless warranted by traffic or other safety issues, ambulance sirens for the 
Hospital use will not be activated until the intersections of Gemini Road and 
Forest Avenue.

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.



Permit No. PZ-19-00233-03
July 3, 2021
Page 2 of 3

This Conditional Use Permit shall become null and void one (1) year from the effective date of
August 25, 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: 

By:  
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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

Apricus Health
c/o Gammage & Burnham, PLC / Lindsay C. Schube
40 North Central Avenue, 20th Floor
Phoenix, AZ  85004

RE: NOTICE OF DECISION – Conditional Use Permit No. PZ-00022-05

Dear Lindsay:

The Planning Commission, in accordance with Section 10-20.40.050 of the Flagstaff Zoning Code, has 
considered the request of Apricus Health for a Conditional Use Permit on the property at 1895 N Jasper 
Drive APN 101-46-012B in the Research and Development (RD) Zoning District for a Hospital use as 
provided in Section (ZONING CODE SECTION) of the City of Flagstaff Zoning Code.  

The Planning Commission held a public hearing on August 25, 2021 in regards to 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 the Conditional Use Permit.

Based upon the aforementioned findings, the Commission approved a Conditional Use Permit by a vote 
of (VOTE) 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 - the Minor Modification to Site Plan (PZ-19-00022-04) as 
approved by the Inter-Division Staff on August 4, 2021.  Modifications to the approved site plan 
shall require additional review by the IDS team.  

2. Unless warranted by traffic or other safety issues, ambulance sirens will not be activated until 
the intersections of Gemini Road and Forest Avenue.

The above condition(s) is 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 5, 2021 – 11th day after hearing) 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;

Patrick St. Clair, Planning Development Manager



211 West Aspen Avenue, Flagstaff, Arizona 86001

City of Flagstaff
City of Flagstaff, Current Planning Section
P. 928-213-2612 F. 928-213-2089
pstclair@flagstaffaz.gov

cc: Planning Director, 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 101-46-012B in the City of Flagstaff, Arizona that is the subject of 
Conditional Use Permit Application No. PZ-19-00022-05. 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-19-00022-05 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-19-00022-05 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 _______________, 2018

PROPERTY OWNER:

Print Name

Sign Name

State of Arizona )
) ss

County of )

SUBSCRIBED AND SWORN to before me this _____ day of _______________, 2018, by:

Notary Public

My commission expires:
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Project Name: Cedar Medical Date: April 14, 2021
Project No.: PZ-19-00101-02
Project Address: 1831 N Jasper Dr

Application Type: Site Plan Review
Review Type: Substantive Review – 3rd Submittal

Project Manager: Patrick St. Clair
E-mail: pstclair@flagstaffaz.gov
Phone: 928 213-2612

Status of Review: Approved with Conditions
In accordance with ARS 9-835(J), the Substantive Review of the application is complete and the 
application has been approved subject to the following conditions and comments.  This 
correspondence is being transmitted on Day 21 of the 22-day Substantive Review Timeframe.

CONDITIONS/COMMENTS OF SITE PLAN RESUBMITTAL: Please include a copy of this letter with any responses to 
comments as part of the Civil Drawing and Building Permit submittals.

Substantive Current Planning: Current Planning, Patrick St. Clair Approved with Conditions 04/16/2021
Conditions of approval:

1. The approved Site Plan drawing A0.1 includes additional civic space along the southern entry drive to the project 
added to this approved version of the Site Plan. This civic space shall be included into the Civil, Grading 
Landscape and Architectural drawings at the time of Civil Drawing and Building Permit submittal.

2. The final Landscape, Hardscape and amenity plans will be review ed and approved as part of the Civil Drawing 
set. Any of these drawings included in the building permit set shall be for reference only.

General Comments:
1. The proposed new single-story medical office is permitted in the Research and Development (RD) zone and within 
the McMillan Mesa Village Specific Plan Development Area F. The proposed FAR of 0.215 is compliant with the zone 
and the development area of the MMVSP.
2. Any outdoor lighting associated with the project shall require separate Outdoor Lighting Permit submittal and 
review. Provide drawings and specifications as indicated in the OLP application. The OLP should be submitted 
concurrently with the Building Permit submittal.
3. Any permanent signage associated with the project will require a separate Permanent Signage Permit application 
for review and approval.
4. The Outdoor Lighting Permit and Permanent Signage Permit applications can be found at the following link: 
https://www.flagstaff.az.gov/618/Code-Administration-Permitting
Process:
1. The Site Plan has been approved with conditions. The project may move forward to Civil Drawing and Building 

Permit applications. Please see the Site Plan approval letter for your engineering contact for these phases of 
review.

Substantive Building & Safety: Building Safety, Elias Slover Approved 03/12/2021
General Comments:
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1. Currently the City of Flagstaff is no longer accepting hard copy plan submittals. All plan submittal packages are to be 
submitted digitally and via email to the Community Development front counter (bcardiff@flagstaffaz.gov). Please visit 
the Building Safety website and review the “Electronic Permitting” process document to ensure that reviews are 
scheduled appropriately: https://www.flagstaff.az.gov/DocumentCenter/View/63379/Electronic-Permitting-Process-
2020-04-01?bidId=
2. A Commercial Building Permit is required for this application. The services of an Arizona Registered Design 
Professional is required. 
3. Standard building permit submittal requirements can be obtained from the Community Development front counter or 
on the City of Flagstaff Building Safety Program web site: http://www.flagstaff.az.gov/494/Building-Safety 
4. The Building Safety Program reserves the right to make additional comments during actual plan submittal and review 
of building permit applications.
5. Site retaining walls having any imposed surcharges from adjacent structural elements or unbalanced loading that 
exceed four (4) feet, shall be designed by an Arizona certified or registered Design Professional and requires a separate 
Commercial Building Permit.
6. Civil and Grading plans are to be submitted separately to the Development Engineering Program. Do not include in 
plans submitted for building permit.
7. The Building Safety Program reserves the right to make additional comments during actual plan submittal and review 
of building permit applications.

Substantive Engineering: Engineering, David Millis Approved with Conditions 04/07/2021
Conditions of Site Plan Approval:
1. Street trees remain a requirement along Forest as well as Jasper. Per Engineering Standards as well as Developer’s 
response to comments on Concept Plan dated 5/15/19 “Unevenly-spaced native trees with an understory of native 
grasses and wildflowers”. Given the limited frontage of this phase of the project to Forest this can be worked out during 
Civil Plan review.

Substantive Fire Prevention: Fire Prevention, Christopher Jack Approved with Conditions 03/09/2021
Move riser room to South East corner of building or provide sidewalk to access riser room in current location.

Substantive Public Works: Public Works, Scott Overton Approved 03/04/2021
No Comments

Substantive Water Services: Water Services, Jim Davis Approved 03/03/2021
No Comments

Substantive Traffic: Traffic, Reid Miller Approved 03/08/2021
No Comments

Substantive Stormwater: Stormwater, Douglas Slover Approved 03/10/2021
Douglas Slover, 2021-03-10, Site Plan Review
Approved 
General Comments
1. none. 
Future Submittal Requirements
1. Provide drainage report with civil plan submittal.
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2. Provide erosion control plan with civil plan submittal.

Substantive Housing: Housing, Jennifer Mikelson Approved 03/04/2021
No Comments

Substantive HPC/Comm Design: Heritage Preservation, Mark Reavis Approved 03/04/2021
No Comments

Substantive Parks: Parks, Amy Hagin Approved 03/10/2021
No Comments

Substantive Sustainability: Sustainability, Jenny Niemann Approved 03/10/2021
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 this building are the Flagstaff community’s best opportunity for the 
installation of solar infrastructure within city limits. This building’s unobstructed southern viewshed means it has 
significant solar potential.
Solar is now the least expensive energy source in history, and so the applicant is encouraged to invest in this energy 
source at the time of construction when it is particularly cost-effective. Solar can benefit businesses in several ways, 
including additional revenue and a return on investment, and federal or state tax incentives may be available.
APS 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.

Substantive Multimodal: Traffic, Martin Ince Approved with Conditions 03/12/2021
Provide a 5-foot radius between the sidewalk connection and the existing FUTS trail, per Engineering Standards.

The trail connection will be the maintenance responsibility of property owner.

Recommend relocating the bike racks on the north side of the building to the east to better serve the units on the east 
wing of the building.
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KEY NOTE:

1. CIVIC SPACE NODE ALONG PEDESTRIAN ACCESS. MASONRY TO MATCH BUILDING
MATERIALS.  BIKE RACK TO MATCH BUILDING STANDARD / CITY APPROVED DESIGN.

2. WOOD ARBOR STRUCTURE ABOVE PER DESIGN SK DATED 4/13/21.
3. SIDEWALK TO CONTINUE ACROSS SERVICE DRIVE WITH SAME FINISH AS MAIN SIDEWALKS FOR THE

PROJECT.

SCALE:1 SITE PLAN - CUP
1"=40'

80'40'0

PROJECT INFORMATION

PROJECT NAME: CEDAR MEDICAL COLLABORATIVE
PHASE 2

PROJECT ADDRESS: 1895 N JASPER DRIVE
FLAGSTAFF, AZ

PARCEL NUMBERS: 101-46-012B

NET SITE AREA: 4.66 ACRES (202,990 S.F.)

CURRENT ZONING: RD (RESEARCH AND DEVELOPMENT)

PROPERTY OWNER: MMV DEVCO LLC
15300 N 90TH ST #200
SCOTTSDALE, AZ 85260

ARCHITECT: DALKE DESIGN GROUP, LLC
2039 E. RICE DRIVE
TEMPE, AZ 85283
480-589-3793
VINCE@DALKEDESIGNGROUP.COM

PROJECT DATA

REQUIRED PARKING:

BUILDING AREA:

LOT COVERAGE: 22.0%

STORIES: ONE

OCCUPANCY: B

PROVIDED PARKING:
TOTAL REGULAR SPACES: 162 SPACES
TOTAL ACCESSIBLE SPACES: 7 SPACES
MOTORCYCLE SPACES: 6 SPACES
TOTAL PROVIDED: 175 SPACES
PARKING RATIO: 3.9 CARS/1000 S.F.

PER PARKING ANALYSIS

BIKE PARKING REQ.: 175 X .05 = 9 SPACES (12 SPACES PROVIDED)

RATIO: SPACES:

VICINITY MAP
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180

FOREST AVE

GEM
IN

I R
D

JA
SP
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F.A.R.: .220

DEVELOPER: CYPRESS WEST PARTNERS, LLC
JASON ANZALONE
30021 TOMAS ROAD, SUITE 130
RANCHO SANTA MARGARITA, CA 92688

CIVIC SPACE QUANTITIES

TOTAL SITE AREA = 202,990 S.F.

CIVIC SPACE REQUIRED = 10,150 S.F. (5.0% OF SITE)

NORTH CIVIC SPACE PROVIDED = 11,018 S.F. (5.42% OF SITE)
EAST CIVIC SPACE PROVIDED = 5,305 S.F. (2.61% OF SITE)
SOUTH CIVIC SPACE PROVIDED = 2,744 S.F. (1.35% OF SITE)
TOTAL CIVIC SPACE PROVIDED = 19,067 S.F. (9.39% OF SITE)

8/18/21
KAW
VDD

SITE PLAN - CUP

-

A0.1
-

44,702 S.F.

CONSTRUCTION TYPE: TYPE IIB (NON-COMBUSTIBLE)

5 SP PER DR X 15 DR =
MEDICAL OFFICE:
USE:

1 SP PER EMPL X 100 EMPL = 100 SPACES

175 SPACESTOTAL REQUIRED:
75 SPACES
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-
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W3

D105

W2

W3

W3

W5

W5

W1

A3.1

3

A3.1

4

A3.1

2

8" CMU WALL (SEE ELEVATIONS FOR EXTERIOR WALL

FINISH, WHERE OCCURS.) INTERIOR OF WALL TO BE

UNFINISHED UNTIL TENANT BUILD OUT.

2" X 4" ALUM. WINDOW SYSTEM W/ 1" GLASS, SEE

ELEVATIONS FOR ADDITIONAL INFORMATION.

3-5/8" METAL STUDS @ 16" OC, 5/8"  TYPE 'X' GYP. BOARD

BOTH SIDES. PROVIDE SOUND INSULATION BATTS. EXTEND

WALL FINISH & INSULATION FULL HEIGHT TO BOTT. OF

DECK.

SCALE: 3/32" = 1'-0"1

FLOOR PLAN

A-4.1

CC

A-4.1

CC

1. OPEN SHELL FOR FUTURE CLIENT - NO CONCRETE SLAB

2. ELECTRICAL SES-SEE ELECTRICAL

3. STEEL COLUMN, TYPICAL

4. CANOPY ABOVE, TYPICAL

5. FIRE RISER / ROOF ACCESS

6. RECESSED DOWN LIGHT ABOVE, TYPICAL. SEE WALL SECTIONS AND ELECTRICAL PLANS

7. WALL PACK LIGHTING ABOVE. SEE ELEVATIONS AND ELECTRICAL PLANS, TYPICAL

8. SLAB FOR GLAZING INSTALL ONLY. SEE SECTIONS AND STRUCTURAL.

9. ROOF DRAIN - SEE ROOF PLAN AND MECHANICAL

10. CONCRETE AND MASONRY BASE AT COLUMN.

11. HVAC ABOVE, TYPICAL

12. CEILING OF SES AREA TO BE 1-HOUR FIRE RATED. SEE DETAIL 13 / A5.2

13. FUTURE INTERIOR FURRING TO BE PROVIDED BY THE TENANT TO COMPLY WITH COM

CHECK.  FURRING TO CONSIST OF 3-5/8” METAL STUDS @ 24” O.C. WITH R11 INSULATION

AND 5/8” GYP BD, TYPICAL

14. 48" SLAB/ FF CHANGE LINE

15. STEEL ROOF HATCH ABOVE, WITH STEEL LADDER MOUNTED TO WALL

16. ELECTRICAL EQUIPMENT. REFER TO ELECTRICAL DRAWINGS FOR MORE INFO.

17. EXTERIOR HARDSCAPE SURFACE, SEE SITE PLAN.

18. SES RECESS TO BE AT LOWEST FINISH FLOOR. SEE ELEVATION AND STRUCTURAL.

19. FURNISH AND INSTALL A COMPLETE WATER PROOFING SYSTEM FOR THIS LIMITED

RETAINING WALL ZONE.  SYSTEM TO INCLUDE MEL-ROL LM WATERPROOF MEMBRANE

WITH A MEL-DRAIN 5012-B/5035-B SYSTEM.

1. THIS IS A "GREY" SHELL BUILDING PROJECT. FINAL INTERIOR FINISHES WILL BE BY

FUTURE TENANTS TYP. UNLESS NOTED OTHERWISE.

2. PROVIDE R-38 BATT INSULATION W/ WHITE SCRIM SHEET AT UNDERSIDE OF OF ROOF

DECK.

3. SEE STRUCTURAL PLANS FOR ALL MEMBER SIZES, CMU, GROUT, CONNECTIONS,

HEADERS, LINTELS, REINFORCING, BRACING AND INFORMATION NOTES.

4. ½” MAXIMUM HIGH THRESHOLD (ABOVE FINISH FLOOR ON BOTH SIDES) AT BUILDING

ENTRANCES/ALL DOORS PER ICC A117.1308

5. ALL ENTRY DOORS HAVE BEEN PROVIDED WITH 24” ON THE STRIKE SITE OF THE

DOORS X 60” DEEP CLEARANCE AT EXTERIOR DOORS.

6. GLASS IN GLAZED CURTAIN WALLS, GLAZED STOREFRONT AND GLAZED PARTITIONS

SHALL MEET SEISMIC REQUIREMENTS OF AECE SECTION 13.5, IBC 2404.1
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KEY NOTES:GENERAL NOTESWALL TYPES

8" CMU WALL (SEE ELEVATIONS FOR EXTERIOR WALL
FINISH, WHERE OCCURS.) INTERIOR OF WALL TO BE
UNFINISHED UNTIL TENANT BUILD OUT.

2" X 4" ALUM. WINDOW SYSTEM W/ 1" GLASS, SEE
ELEVATIONS FOR ADDITIONAL INFORMATION.

3-5/8" METAL STUDS @ 16" OC, 5/8"  TYPE 'X' GYP. BOARD
BOTH SIDES. PROVIDE SOUND INSULATION BATTS. EXTEND
WALL FINISH & INSULATION FULL HEIGHT TO BOTT. OF
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SCALE: 3/32" = 1'-0"1
FLOOR PLAN

1. OPEN SHELL FOR FUTURE CLIENT - NO CONCRETE SLAB
2. ELECTRICAL SES-SEE ELECTRICAL
3. STEEL COLUMN, TYPICAL
4. CANOPY ABOVE, TYPICAL
5. FIRE RISER / ROOF ACCESS
6. RECESSED DOWN LIGHT ABOVE, TYPICAL. SEE WALL SECTIONS AND

ELECTRICAL PLANS
7. WALL PACK LIGHTING ABOVE. SEE ELEVATIONS AND ELECTRICAL PLANS,

TYPICAL
8. SLAB FOR GLAZING INSTALL ONLY. SEE SECTIONS AND STRUCTURAL.
9. ROOF DRAIN - SEE ROOF PLAN AND MECHANICAL
10. CAST IN PLACE CONCRETE BASE SEE ELEVATION
11. HVAC ABOVE, TYPICAL
12. CEILING OF SES AREA TO BE 1-HOUR FIRE RATED. SEE DETAIL 13 / A5.2
13. FUTURE INTERIOR FURRING TO BE PROVIDED BY THE TENANT TO COMPLY

WITH COM CHECK.  FURRING TO CONSIST OF 3-5/8” METAL STUDS @ 24” O.C.
WITH R11 INSULATION AND 5/8” GYP BD, TYPICAL

14. 48" SLAB/ FF CHANGE LINE
15. STEEL ROOF HATCH ABOVE, WITH STEEL LADDER MOUNTED TO WALL
16. ELECTRICAL EQUIPMENT. REFER TO ELECTRICAL DRAWINGS FOR MORE

INFO.
17. EXTERIOR HARDSCAPE SURFACE, SEE SITE PLAN.

1. THIS IS A "GREY" SHELL BUILDING PROJECT. FINAL INTERIOR FINISHES WILL BE BY
FUTURE TENANTS TYP. UNLESS NOTED OTHERWISE.

2. PROVIDE R-38 BATT INSULATION W/ WHITE SCRIM SHEET AT UNDERSIDE OF OF ROOF
DECK.

3. SEE STRUCTURAL PLANS FOR ALL MEMBER SIZES, CMU, GROUT, CONNECTIONS,
HEADERS, LINTELS, REINFORCING, BRACING AND INFORMATION NOTES.
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EXTERIOR ELEVATIONS

-

A3.1
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1 NORTHEAST ELEVATION

NORTH ELEVATION

FINISH PERCENTAGES

ELEVATION QTY

NORTHEAST
TOTAL AREA MINUS
STOREFONT 1,225

BLOCK 83.0%

STUCCO 17.0%

NORTHWEST
TOTAL AREA MINUS
STOREFONT 3,858

BLOCK 76.5%

STUCCO 24.5%

NORTH
TOTAL AREA MINUS
STOREFONT 2,325

BLOCK 84.0%

STUCCO 16.0%

WEST
TOTAL AREA MINUS
STOREFONT 2,177

BLOCK 79.0%

STUCCO 21.0%

SOUTH
TOTAL AREA MINUS
STOREFONT 2,635

BLOCK 82.0%

STUCCO 18.0%

SOUTHEAST
TOTAL AREA MINUS
STOREFONT 4,942

BLOCK 83.0%

STUCCO 17.0%

WEST ELEVATION

SCALE: 3/32" = 1'-0"

2 SCALE: 3/32" = 1'-0"

3 SCALE: 3/32" = 1'-0"

SOUTH ELEVATION4 SCALE: 3/32" = 1'-0"

A-4.1
DD MATERIALS

METAL - PAINTED
"SEE PAINT SCHEDULE FOR COLOR"MP

BK1

BK2

BK3

8"X16"X8" INTEGRAL BLOCK
BLOCKLITE "EBONY #15"

PAINTED STUCCO FINISH
"SEE PAINT SCHEDULE FOR COLOR"PS

STOREFRONT
AL CLEAR ANODIZED ALUMINUM

PAINT SCHEDULE
1 DUNN EDWARDS - DE6228

"PLAY ON GRAY" LRV - 43

2 DUNN EDWARDS - DE6229
"CALICO ROCK" LRV - 28

MBCI, 22 GA. LOK SEAM 16" PANEL
ROOFING SYSTEM "SLATE"SS

3 DUNN EDWARDS - DE6378
"JET" LRV - 9

GL SOLAR BAND
"GRAY"

8"X16"X8" INTEGRAL BLOCK
BLOCKLITE "BARK #12"

8"X16"X8" INTEGRAL BLOCK
BLOCKLITE "DOESKIN #4"

4"X16"X8" INTEGRAL BLOCK
BLOCKLITE "PEBBLE BEACH  #319"BK4

BK5 8"X16"X8" INTEGRAL BLOCK
BLOCKLITE "PEBBLE BEACH  #319"

SF SPLIT FACE FINISH

GF  GROUND FACE (HONED) FINISH

ELEVATION KEYED NOTES:
1. METAL ROOF PER SPECIFICATIONS.
2. METAL CANOPY, TYPICAL
3. ONE COAT STUCCO SYSTEM WITH ACRYLIC TOP COAT.
4. CUSTOM CORNERSTONE BLOCK PER CLIENT DESIGN. VERIFY FINAL

PLACEMENT PRIOR TO MASONRY WORK.
5. FUTURE TENANT SIGNAGE- UNDER SEPARATE PERMIT
6. WALL PACK LIGHTING
7. MASONRY CONTROL JOINT. REVIEW AND COORDINATE WITH

STRUCTURAL, TYPICAL
8. KNOX BOX LOCATIONS PER CITY STANDARDS. CONFIRM MOUNTING

HEIGHT WITH CITY STANDARDS PRIOR TO INSTALLATION.
9. ROOF LINE AND HVAC EQUIPMENT BEYOND PERAPET, TYP.
10. 6" TALL BUILDING ADDRESS NUMBER-RAISED LETTERS. METAL,

NON-ILLUMINATING.
11. WALL / BUILDING ELEMENT BEYOND, TYPICAL.
12. CAST IN PLACE CONC BASE
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1 NORTHWEST ELEVATION

MATERIALS

METAL - PAINTED
"SEE PAINT SCHEDULE FOR COLOR"MP

BK1
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8"X16"X8" INTEGRAL BLOCK
BLOCKLITE "EBONY #15"

PAINTED STUCCO FINISH
"SEE PAINT SCHEDULE FOR COLOR"PS

STOREFRONT
AL CLEAR ANODIZED ALUMINUM

PAINT SCHEDULE
1 DUNN EDWARDS - DE6228

"PLAY ON GRAY" LRV - 43

2 DUNN EDWARDS - DE6229
"CALICO ROCK" LRV - 28

MBCI, 22 GA. LOK SEAM 16" PANEL
ROOFING SYSTEM "SLATE"SS

3 DUNN EDWARDS - DE6378
"JET" LRV - 9

GL SOLAR BAND
"GRAY"

FINISH PERCENTAGES

ELEVATION QTY

NORTHEAST
TOTAL AREA MINUS
STOREFONT 1,225

BLOCK 83.0%
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NORTHWEST
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STOREFONT 2,325

BLOCK 84.0%

STUCCO 16.0%
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STOREFONT 2,635

BLOCK 82.0%

STUCCO 18.0%
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8"X16"X8" INTEGRAL BLOCK
BLOCKLITE "DOESKIN #4"

4"X16"X8" INTEGRAL BLOCK
BLOCKLITE "PEBBLE BEACH  #319"BK4

BK5 8"X16"X8" INTEGRAL BLOCK
BLOCKLITE "PEBBLE BEACH  #319"

SF SPLIT FACE FINISH

GF  GROUND FACE (HONED) FINISH

SCALE: 3/32" = 1'-0"

M
AT

C
H

LI
N

E

2 NORTHWEST ELEVATION
SCALE: 3/32" = 1'-0"

M
AT

C
H

LI
N

E

SOUTHEAST ELEVATION4 SCALE: 3/32" = 1'-0"

M
AT

C
H

LI
N

E

M
AT

C
H

LI
N

E

SOUTHEAST ELEVATION3 SCALE: 3/32" = 1'-0"

B
A4.4

A-4.1
AA

A4.3
A

A-4.1
AA

ELEVATION KEYED NOTES:
1. METAL ROOF PER SPECIFICATIONS.
2. METAL CANOPY, TYPICAL
3. ONE COAT STUCCO SYSTEM WITH ACRYLIC TOP COAT.
4. CUSTOM CORNERSTONE BLOCK PER CLIENT DESIGN. VERIFY FINAL

PLACEMENT PRIOR TO MASONRY WORK.
5. FUTURE TENANT SIGNAGE- UNDER SEPARATE PERMIT
6. WALL PACK LIGHTING
7. MASONRY CONTROL JOINT. REVIEW AND COORDINATE WITH

STRUCTURAL, TYPICAL
8. KNOX BOX LOCATIONS PER CITY STANDARDS. CONFIRM MOUNTING

HEIGHT WITH CITY STANDARDS PRIOR TO INSTALLATION.
9. ROOF LINE AND HVAC EQUIPMENT BEYOND PERAPET, TYP.
10. 6" TALL BUILDING ADDRESS NUMBER-RAISED LETTERS. METAL,

NON-ILLUMINATING.
11. WALL / BUILDING ELEMENT BEYOND, TYPICAL.
12. CAST IN PLACE CONC BASE

F.F.
+0'-0"

T.O.P.
+23'-4"

F.F.
+0'-0"

T.O.P.
+21'-4"

F.F.
+0'-0"

T.O.P.
+21'-4"

T.O.P.
+12'-6"

T.O.P.
+21'-4"

6/22/21
KAW
VDD



SS 

GL 

NORTHWEST ELEVATION 
SCALE: 3/32" = l'-0" 

NORTHWEST ELEVATION 
  SCALE 3/32" = l'-0" 

TOR 

SOUTHEAST ELEVATION 

GL 

VIP3 

• 

. z 

II . 0 • H 
l< 2 

• 

• 

 +23c:±4: 1* 

+01-0" a 
FR 

+21'4" 
T.O.P. 

ELEVATION KEYED NOTES:  
1 METAL ROOF PER SPECIFICATIONS. 
2. METAL CANOPY, TYPICAL 
3. ONE COAT STUCCO SYSTEM WITH ACRYLIC TOP COAT. 
4. CUSTOM CORNERSTONE BLOCK PER CLIENT DESIGN. VERIFY FINAL 

PLACEMENT PRIOR TO MASONRY WORK 
5. FUTURE TENANT SIGNAGE- UNDER SEPARATE PERMIT 
6. WALL PACK LIGHTING 
7. MASONRY CONTROL JOINT. REVIEW AND COORDINATE WITH 

STRUCTURAL, TYPICAL 
8. KNOX BOX LOCATIONS PER CITY STANDARDS. CONFIRM MOUNTING 

HEIGHT WITH CITY STANDARDS PRIOR TO INSTALLATION. 
9. ROOF LINE AND HVAC EQUIPMENT BEYOND PERAPET, TYP 
10. 6' TALL BUILDING ADDRESS NUMBER-RAISED LETTERS METAL, 

NON-ILLUMINATING. 
11. WALL/BUILDING ELEMENT BEYOND, TYPICAL. 
12. CAST IN PLACE CONC BASE 

SCALE: 3/32" = 1'43" 

-"a" TO. P. 
+12-6" 

, +0'-0" 
FR 

Íget  SOUTHEAST ELEVATION 
y SCALE 3/32" = l'-0" 

+21Z T.O.P. 

+17-8% 
CLEAR HEIGHT-Ir 

MATERIALS 

4319" 

4319" 

COLOR" 

COLOR" 

8"X16"X8" INTEGRAL BLOCK 
BLOCKLITE "EBONY #15" 

BLOCK12#,    8;1 X0 1cPKI 6 XL8i T" E,A  ,INTEGRAL"BARK
 

8"X16"X8" INTEGRAL BLOCK 
BLOCKLITE "DOESKIN #4" 

INTEGRALBLOCK 4BL'Xolc6;(1XL8IT " 
E"PEBBLE

 A 

8"BLOCKLX16"X8"EIN.T,PEEGBRBALLE BBLEOACCKH 

SPLIT FACE FINISH 

GROUND FACE (HONED) FINISH 

METAL - PAINTED 
"SEE PAINT SCHEDULE FOR 

MBCI, 22 GA LOK SEAM 16" PANEL 
ROOFING SYSTEM "SLATE" 

PAINTED STUCCO FINISH 
"SEE PAINT SCHEDULE FOR 

BK1 

1BK2 

Imo 

BK4 

BK5 

GO 

0 

MP 

SS 

PS 

STOREFRONT 
CLEAR ANODIZED ALUMINUM 

SOLAR BAND 
"GRAY" 

SCHEDULE 

AL 

GL 

PAINT 
DUNN EDWARDS - DE6228 
"PLAY ON GRAY" LRV -43 

DUNN EDWARDS - DE6229 
"CALICO ROCK" LRV -28 

DUNN EDWARDS - DE6378 
"JET" LRV - 9 

2 

3 

FINISH PERCENTAGES 

ELEVATION QTY 

NORTHEAST 
TOTAL AREA MINUS 
STOREFONT 1,225 

BLOCK 83.0% 

STUCCO 17.0% 

NORTHVVEST 
TOTAL AREA MINUS 
STOREFONT 3,858 

BLOCK 73.3% 

STUCCO 26.7% 

NORTH 
TOTAL AREA MINUS 
STOREFONT 2,325 

BLOCK 84.0% 

STUCCO 16.0% 

WEST 
TOTAL AREA MINUS 
STOREFONT 2,177 

BLOCK 79.0% 

STUCCO 21.0% 

SOUTH 
TOTAL AREA MINUS 
STOREFONT 2,635 

BLOCK 82.0% 

STUCCO 18.0% 

SOUTHEAST 
TOTAL AREA MINUS 
STOREFONT 4,942 

BLOCK 83.0% 

STUCCO 17.0% 

i 

DALKE 
DESIGN 
GROUP 

2039 E RICE DR., TEMPE 
AZ, 85283 

480-589-3793 
VINCE@DALKEDESIGNGROUP COM 

Sob 

CypressWest 
- —PARTNERS 

cedormedical 
ccibbccotive 

NUMBER REVISION DATE 

SEAL 

DARES: 12/31/2023 

SHEET TITLE 
COLOR ELEVATIONS 

ISSUE DATE 
DRAWN 

6/22/21 
KAVV 

CHECKED BY  
PROJECT NUMBER 

VDD 

DRAWING NO. 

A3.2c 
REV 



++21,-4" 

is+10-4T 
'T T.0 P 

.+17-0" 
CLEAR HEIGHT 

NORTHEAST ELEVATION 
  SCALE 3/32" = V-13" 

WEST ELEVATION 

+26'-7" 
4IF TO DECK 

+19'4% 
T_O P 

CLEAR HEIGHT 

+01-0" 
4# F.F. 

ELEVATION KEYED NOTES: 
1_ METAL ROOF PER SPECIFICATIONS_ 
2_ METAL CANOPY, TYPICAL 
3. ONE COAT STUCCO SYSTEM WITH ACRYLIC TOP COAT. 
4 CUSTOM CORNERSTONE BLOCK PER CLIENT DESIGN. VERIFY FINAL 

PLACEMENT PRIOR TO MASONRY WORK_ 
5_ FUTURE TENANT SIGNAGE- UNDER SEPARATE PERMIT 
6_ WALL PACK LIGHTING 
7. MASONRY CONTROL JOINT. REVIEW AND COORDINATE WITH 

STRUCTURAL, TYPICAL 
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Applicant & Introduction 

Apricus Health (the “Apricus” or “Applicant”) is submitting this Conditional Use Permit 
application for the approximate 4.66 net acres of property located at 1895 N. Jasper Drive, also 
known as Coconino County Assessor Parcel Number 101-46-012B (the “Property”). See Exhibit 
A for an Aerial Map of the Property  

Apricus is a health care company created by Arizona doctors with the mission of making 
healthcare affordable, accessible, and convenient. Apricus works with local independent 
physicians to improve the experience and health care outcome for its patients by bringing 
coordinated care between both primary care and specialty care. Apricus has established a large 
network comprised of Arizona’s leading primary care and specialist providers to provide a full 
spectrum of care for its patients.  

Property 

The Property is zoned Research and Development (RD) and located within the City’s 
Resource Protection Overlay (RPO) zone. The Property is also located within the boundaries of 
the McMillan Mesa Village Specific Plan, adopted by the Flagstaff City Council in 1992.  

As shown by the Aerial Map in Exhibit A, the Property consists of approximately 4.66 
net acres of unimproved land located atop McMillan Mesa, specifically within the ‘McMillan 
Mesa Village Tracts E and F’ subdivision. The Property is situated in between Forest Avenue to 
the north and Jasper Drive to the south/east. Existing and future uses in the immediate area 
surrounding the Property include:  

 Rehabilitation Hospital of Northern Arizona, adjacent southeast across Jasper Drive 
(zoned RD);  

 Guardian Medical Transport, adjacent northeast across Jasper Drive (zoned RD); 
 Highgate Senior Living Facility, adjacent south (currently under construction and 

zoned CC);   
 Bungalows on Pinecliff Phase II, approximately 265 feet to the west (zoned MR);  
 Basis Flagstaff, approximately 530 feet south across Gemini Drive (zoned RD);  
 Aspire Transitional Care rehabilitation center, approximately 800 feet southwest 

across Gemini Drive and Pinecliff Drive (zoned HR); and 
 Colorado Plateau Research laboratory, USGS Southwest Biological Science Center 

offices, US Geological Water Resources offices and Hypo2 Sport complex, 
approximately 950 feet north across Forest Avenue (zoned RD and PF).   

In a broader context, the surrounding properties in this area consist of a variety of 
medical uses combined with commercial, office, employment and residential uses. See Exhibit 
B for an aerial photograph depicting the location of existing uses in the surrounding area.  
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Project Overview & CUP Request 

The Applicant is proposing to develop the Property with a single-story combined medical 
office/micro-hospital featuring (the “Project” or “Facility”):  

 Approximately 44,702 square feet of indoor space with approximately 27,702 square feet 
designed for medical offices and 17,000 square feet designed for the Project’s ancillary 
micro-hospital;  

 Approximately 19,067 square feet of civic space;   
 175 vehicle parking spaces;  
 12 bicycle parking spaces; and  
 Substantial landscape (both soft and hardscape) improvements to enhance the Property’s 

pedestrian realm and provide additional pedestrian and bicycle connections to the 
adjacent Cedar Trail system.  

The purpose of the Project is to bring an additional high-quality medical office/micro-
hospital to the area where local independent physicians can provide primary and specialty care 
for patients.  

In terms of operations, the Facility will be primarily designed as a medical office. 
Specifically, approximately 27,702 square feet (or 62%) of the Facility will consist of medical 
office space for independent physicians to provide a variety of medical services from diagnostic 
imaging to outpatient surgeries. To provide a full spectrum of care for patients, approximately 
17,000 square feet (or 38%) of the Facility will be designed as a micro-hospital with six (6) to 
eight (8) emergency rooms. The micro-hospital component of the Facility will be licensed 
through the Arizona Department of Health Services and appropriately equipped and staffed with 
24/7 board certified physicians that will provide outpatient care, as well as occasional inpatient 
care, to treat a wide range of illnesses and injuries.  

CUP Request 

Under Flagstaff’s Zoning Code, a medical office is a permitted use by right in the RD 
zoning district. Flagstaff’s Zoning Code defines ‘medical office’ as a facility that provides 
treatment to patients solely on an outpatient basis. Accordingly, because a portion of the Facility 
will be equipped to provide occasional inpatient care, under the Zoning Code this ancillary 
component of the Facility is classified as a hospital, rather than a medical office. A hospital is 
permitted in the RD zoning district, subject to obtaining a Conditional Use Permit (“CUP”). 
Accordingly, the Applicant has filed this application to request a CUP in order to allow for the 
incorporation of a micro-hospital as part of the proposed Facility (the “Application”).  

A Site Plan Review (PZ-19-00022-02) for a proposed medical office development for the 
Property was previously reviewed and approved by the City’s IDS. This Application simply 
requests the ability to conduct the micro-hospital use within a portion of the proposed building. 
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A minor Site Plan Amendment to incorporate the proposed micro-hospital has been submitted 
concurrently with this Application.  

Proposed Micro-Hospital  

Importantly, while this CUP is required to allow for the micro-hospital component of the 
Facility, from a practical standpoint, the Facility in no way operates at the scale of a traditional 
hospital, and therefore is referred to in this Application as a “micro-hospital.” As described 
above, the approximately 17,000 square-foot micro-hospital will make up a small portion of the 
Facility (approximately 38%). The remainder of the Facility will be ‘medical office,’ again, 
which is a use permitted by-right in the RD zoning district. The micro-hospital will include 
approximately 6-8 emergency rooms for initial triage and examinations, plus approximately 8-10 
patient rooms for recovery and stabilization. While the micro-hospital will be equipped to 
provide most levels of care, it is primarily intended to serve as an initial triage facility where 
patients will be examined, in some cases treated, and then discharged to another hospital for care. 

As for the design of the micro-hospital, as shown on the Site Plan included with this 
Application, the main entry will be located on the east side of the building, oriented toward the 
adjacent existing and future medical uses within this subdivision. To accommodate infrequent 
medical transports, the Facility will include an ambulance loading area on the north side of the 
building, strategically designed to minimize exposure to the street (Jasper Drive).   

It is important to note that the Applicant anticipates very little ambulance traffic to be 
generated by the micro-hospital. Almost all patients visiting the Facility will be driven to the 
Facility in their own vehicles, not by ambulance. Given the other larger existing hospitals in the 
surrounding area, ambulances transporting persons with trauma-level injuries are unlikely to 
transport patients to this Facility for emergency care. Instead, it is expected that virtually all 
ambulance traffic associated with the Facility will be ambulance discharges from the Facility to 
another hospital. Of these discharges, most will be ordinary medical transports (with no 
ambulance lights or sirens), rather than trauma-level transports.  Emergency transports are 
anticipated to occur infrequently—likely once or twice a month. No ambulance vehicles will be 
permanently parked/stored on site.  

*** 

Site Plan. The Project has been thoughtfully designed within the context of its unique 
location within McMillan Mesa to create a unique sense of place and identity while also 
providing safe and easy access for persons visiting the Facility. As shown by the site plan 
included with this Application, the Project site design is organized with the building mass 
located against Jasper Drive, which serves as the main identity and access road for the Project. 
As a result of this configuration, a majority of the Project’s parking has been placed behind the 
building to the north and screened from Jasper Drive. The building orientation also maximizes 
views from the Property of the mountains to the north/northwest. Additionally, this building 
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orientation allows for a clear circulation route around the building while preserving a clear 
pedestrian connection to Jasper Drive paralleling the drive locations.   

Access. Access to the Property will be from Jasper Drive. Specifically, two new 
ingress/egress driveways will be constructed along Jasper Drive. Both entries will be connected 
by an internal driveway that circulates around the building to provide a convenient and 
continuous circulation route to/from the Property. Parking spaces have been distributed around 
the building with most of the parking located to the northwest of the building, screened from 
Jasper Drive. Clearly defined pedestrian walkways, including concrete sidewalks, are 
strategically placed around the building and through the parking fields to provide convenient 
pedestrian circulation to the building and the Project’s civic spaces while minimizing 
vehicular/pedestrian conflicts. Two patient pick-up/drop-off zones are provided: one on the west 
side of the building for the medical offices and another on the east side of the building for the 
micro-hospital.   

Civic Space. The site design includes three distinct civic spaces. The first civic space is 
located at the northwest corner of the Property so as to incorporate and provide a connection to 
the existing Cedar Trail that runs along Forest Avenue to the north of the Property. This civic 
space will include benches and tables, taking advantage of the surrounding mountain views. The 
second civic space is located to the east of the building and will feature picnic tables and 
improvements for persons to gather. The third civic space is located alongside the pedestrian 
access to the south of the building. This civic space will also feature picnic tables for passive 
gathering. All three civic spaces feature scored concrete, landscaping and site furnishings to 
provide an inviting and comfortable experience for the public and visitors of the Facility.  

Architecture. The architecture of the Project has been conceptualized to have a design 
theme that is both indicative of the area and fitting for the proposed medical use.  

For materials and colors, the building primarily features exposed concrete masonry block 
with varying textures, colors and patterns combined with limited stucco elements to create an 
interesting and attractive building façade. The building elevations also include three types of 
window elements alongside multiple plane changes that combine to provide for a dynamic and 
interesting building. All of the building’s colors are earth tones, indicative of the surrounding 
buildings in northern Flagstaff.  

The roof forms of the building are a combination of contemporary parapet conditions and 
features that have block cornice elements or sloped roof elements. The sloped roof elements are 
indicative of a rural vernacular that is common in northern Flagstaff and are used strategically 
for entrance/discharge zones of the building.  

Phasing. The Project will be developed in one phase alongside all necessary site 
improvements.  

*** 
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Finding for a Conditional Use Permit 

 Pursuant to Section 10-20.40.050.E of the Flagstaff Zoning Code, a Conditional Use 
Permit may be approved upon making the following findings:  

 Finding No. 1: The CUP is consistent with the goals and objectives of the Zoning Code 
and the purpose of the RD zoning district.  

The Zoning Code states, “The Research and Development (RD) zone applies to areas of 
the City appropriate for the development of a mix of professional and administrative facilities, 
research and testing institutions, light manufacturing uses, green technology facilities, and 
offices. The uses are grouped in a campus or park-like setting in keeping with the natural scenic 
beauty of the City.” The Property is located within Planning Area F of the McMillan Mesa 
Specific Plan, which provides for similar goals and objectives for this Property as the RD zoning 
district. According to the McMillan Mesa Specific Plan, Planning Area F is intended to include 
“high technology research and development, corporate office and light manufacturing businesses 
located in a landscaped campus or park-like setting.”  

This CUP is consistent with the goals and objectives of the RD zoning district and the 
McMillan Mesa Specific Plan. Approval of the CUP will accommodate the Project, which will 
provide another medical use to the area within a well landscaped and park-like setting.  The 
Facility’s primary use (a medical office) is already permitted in the RD zoning district by right. 
The micro-hospital component of the Facility makes up only a small portion of the Facility and 
will not have a significant impact on overall operations. Furthermore, a hospital use is consistent 
with development patterns in the area and is compatible with surrounding properties’ zoning and 
uses.  A variety of medical uses have already strategically located within McMillan Mesa, 
including the Rehabilitation Hospital of Northern Arizona adjacent southeast and Guardian 
Medical Transport adjacent northeast. These existing medical uses have proven to be compatible 
with the other nearby uses, including Aspire Transitional Care rehabilitation center, Basis 
Flagstaff school and the multi-family residences (Bungalows on Pinecliff Phase II). Approval of 
this CUP will therefore allow for a use that is compatible with the surrounding uses and 
development patterns.  
 

Ultimately, the Project will provide an additional high-quality medical use to the area 
where local independent physicians can provide primary and specialty care for their patients. 
Approval of the CUP will accommodate a Facility that meets the objectives and goals of both the 
RD zoning district and the McMillan Mesa Specific Plan, as well as one that is consistent with 
surrounding land uses.  

 Finding No. 2: Granting the CUP will not be detrimental to the public health, safety or 
welfare.  

 The Project will be permitted and constructed in accordance with all applicable City 
Code and Ordinances. The existing surrounding medical uses in this area have proven not to be 
detrimental to the public health, safety or welfare. The Project’s ancillary micro-hospital is 



Cedar Medical Collaborative Phase 2 
Conditional Use Permit           August 4, 2021  
       

6 
12110.1.2705543.4 

consistent in intensity and nature with—and arguably less intense than many of—the other 
surrounding medical uses. Accordingly, the proposed CUP will not be detrimental to the public 
health, safety or welfare.  

In addition, the micro-hospital component of the Facility has been strategically designed 
to, and includes operational features that will, minimize any potential negative impacts on 
surrounding properties. First, the Facility’s ambulance loading area is located on the north side of 
the building toward the existing and future medical uses. Second, from an operational standpoint, 
the Facility will not operate at the intensity and scale of a typical hospital, resulting in a minimal 
amount of ambulance traffic. Any ambulance traffic generated by the Facility—which will be 
primarily ordinary medical transports (no sirens or lights)—will be incorporated in to the design 
and function of the Project so as to occur with little, if any, impact on surrounding properties.  

 Finding No. 3: The CUP and the proposed uses are compatible with the types of uses 
permitted in the surrounding area. Additionally, the CUP satisfies Section 10-20.40.050E.3 of 
the Zoning Code.  

a. Access, traffic, and pedestrian, bicycle and vehicular circulation. The micro-hospital is an 
ancillary component of the overall Facility and will include only approximately 6 to 8 
emergency rooms. As such, approval of the CUP will result in minimal additional traffic 
and circulation impacts. Any additional traffic generated by the micro-hospital will be 
accommodated by the City’s existing transportation infrastructure, including Jasper 
Drive, Gemini Road and Forest Avenue.   
 
In addition, the Project has been appropriately designed to mitigate traffic impacts and to 
facilitate pedestrian and vehicular circulation. Access to the Facility will be provided via 
two new ingress/egress driveways that will be constructed along Jasper Drive and 
separated by approximately 265 feet for appropriate spacing. Both entries will be 
connected by an internal driveway that circulates around the building to provide a 
convenient and continuous circulation route to/from the Facility. The Project’s access and 
drive locations also have well defined ingress and egress locations and a clear and safe 
on-site vehicular circulation pattern.  
 
The Project will also enhance connections to the existing pedestrian and bicycle network 
within McMillan Mesa. Specifically, along the Property’s Forest Avenue frontage to the 
north/northwest is the existing Cedar Trail system. The Project has been designed in 
recognition of its unique location next to an existing public trail. Specifically, as shown 
on the site plan, the Project includes new concrete sidewalks that will provide a direct 
pedestrian linkage and bicycle connectivity between the Property, Cedar Trail and Jasper 
Drive. In addition, a significant portion of the Project’s civic space has been intentionally 
located to the northwest of the Property next to Forest Avenue to further link and 
establish pedestrian and bicycle connections to Cedar Trail.  
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b. Adequacy of site and open space provisions, including resource protection standards. The 

proposed site plan complies with all applicable RD development standards, including 
building and landscape setbacks, building height, floor area ratio and parking 
requirements. As for open space, the Project provides approximately 9.18% public civic 
space, which exceeds the 5% that is required by the Zoning Code. As described above, 
the site design includes three distinct civic spaces, with one civic space area provided at 
the northwest corner of the Property so as to incorporate and provide a connection to the 
adjacent Cedar Trail, a second civic space area located east of the building and a third 
civic space area located alongside the pedestrian access to the south of the building. All 
three civic space areas will feature scored concrete, landscaping and site furnishing, 
including picnic tables and benches, to create an inviting experience for the public and 
visitors of the Facility.  

The Property is located within the City’s Resource Protection Overlay (RPO). As part of 
the site plan review for the Project, the Applicant had prepared and submitted a resource 
protection survey that was conducted in accordance with the requirements of the Zoning 
Code. The survey did not identify any natural resources as defined in the Zoning Code in 
need of resource protection and/or mitigation measures as part of the development of the 
Property. In addition, resource protection standards are accounted for in Planning Area F 
of the McMillan Mesa Specific Plan.  

c. Noise, light, visual and other pollutants.  The addition of the micro-hospital will not have 
a detrimental impact in terms of noise, light or other pollutants. As described above, any 
noise, light or other pollutants generated by the proposed Facility will be consistent with 
the other uses in the surrounding area, which includes a variety of existing medical uses. 
In addition, in terms lights and sirens from ambulance traffic, it is anticipated that 
virtually all ambulance traffic associated with the Facility will be ambulance discharges 
from the Facility to another hospital. Of these discharges, most will be ordinary medical 
transports, rather than trauma-level transports. As such, whether the medical transports 
occur during the day or night, there will be no ambulance lights or sirens associated with 
these ambulance discharges. Emergency transports are anticipated to occur 
infrequently—likely once or twice a month. As such, the Facility is anticipated to result 
in significantly less ambulance lights and sirens than existing uses in the surrounding 
area, including Guardian Medical Transport located adjacent northeast across Jasper 
Drive.  
 

d. Proposed style and siting of structure(s), and relationship to the surrounding 
neighborhood.  The proposed building has been designed in accordance with the Site 
Planning Design Standards in the Zoning Code.  
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The Project has been designed in the context of the existing surrounding uses. In terms of 
site design, the Project’s site design is organized with the building mass located against 
Jasper Drive, towards the existing medical uses along Jasper Drive, which provides 
multiple distinct advantages. First, this site design allows for a majority of the Project’s 
parking to be placed behind the building to the north and screened from Jasper Drive. 
Second, it allows for a clear vehicular circulation route around the building while also 
preserving clear pedestrian sidewalk connections to Jasper Drive that parallel the drive 
locations. Third, this building orientation maximizes views from the Property of the 
mountains to the north/northwest.  

As for architecture, the Project has been designed to blend with the mix of older and 
newer buildings within McMillan Mesa. The Project’s building primarily includes earth 
tone colors that match many of the existing buildings within McMillan Mesa. The 
building has design elements and materials that are reflective of a medical use, which are 
consistent with the existing medical uses along Jasper Drive. Additionally, the building 
includes features such as sloped roof elements that are indicative of architecture common 
in northern Flagstaff.  

e. Landscaping and screening provisions, including additional landscaping in excess of 
otherwise applicable minimum requirements. The Project will be landscaped and 
screened in accordance with all applicable City Codes and ordinances.  As shown on the 
landscape plan included with this Application, the Project features significant amounts of 
landscaping, with a variety of trees, shrubs and groundcover in order to create a park-like 
setting that reflects the natural scenic beauty of Flagstaff. The Project’s landscaping 
throughout the parking areas, street trees along Jasper Drive as well as other peripheral 
and buffer landscaping will ensure compatibility between surrounding properties.  
 

f. Impact on public utilities. The addition of the ancillary micro-hospital will have no 
impact on utilities.  
 

g. Signage and outdoor lighting. All lighting will be designed to comply with all applicable 
City Codes and Ordinances to prevent light “spill” onto adjoining properties and the 
surrounding area.  
 
Outdoor lighting and permanent signage will be processed under separate permit and be 
designed to comply with all applicable City Codes and Ordinances. 
 

h. Dedication and development of streets adjoining the property. In order to provide access 
to the Property, Apricus is proposing to improve Jasper Drive with two new 
ingress/egress driveways No other dedications or improvements are planned.  
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i. Impacts on historical, prehistoric or natural resources. The addition of the ancillary 
micro-hospital has no impacts on historical, prehistoric, or natural resources.  
 
As noted above, the Property is located within the City’s Resource Protection Overlay 
(RPO). As part of the site plan review for the Project, the Applicant had prepared and 
submitted a resource protection survey that was conducted in accordance with the 
requirements of the Zoning Code. The survey did not identify any natural resources as 
defined in the Zoning Code in need of resource protection and/or mitigation measures as 
part of the development of the Property. In addition, resource protection standards are 
accounted for in Planning Area F of the McMillan Mesa Specific Plan. 

*** 

Compatibility 

 The Zoning Code requires new development that is subject to approval of a conditional 
use permit to consider the design elements within Section 10-30.60.050 of the Zoning Code.  

Compatibility.  The Zoning Code promotes development that reinforces the character of the 
neighborhoods, districts, and corridors of the City. Compatibility is important to ensure that the 
characteristics of different uses, activities, and designs allow them to be located near or adjacent 
to each other in a harmonious manner. The Project recognizes the importance of compatibility 
and has been designed to take into account several factors that are unique to the Property and 
surrounding area. Pursuant to Section 10-30.60.050, the following basic design elements should 
be considered when assessing compatibility of a new development, which is subject to approval 
of a conditional use permit:  

Patterns of Development. Patterns of development include characteristics such as 
streetscape, site relationships, signage and landscape features.  

The Project is consistent with surrounding uses and improvements. Along Jasper Drive 
are two existing medical buildings, including Rehabilitation Hospital of Northern 
Arizona and Guardian Medical Transport. These buildings were also developed under the 
current Zoning Code. Approval of this CUP will result in a new development that will be 
consistent with and reinforce the recent pattern of development along Jasper Drive 
consisting of new buildings that comply with the Zoning Code’s current Site Planning 
Design Standards, including building forward design with parking areas located to the 
side and rear of buildings, streetscape, public civic space and landscaping.   

Scale. Scale refers to similar or harmonious proportions, especially overall height and 
width, but also includes the visual intensity of the development, building massing, and the 
shapes and sizes of the various design elements, such as windows and doors.  

Existing uses in the surrounding area consist of a mix of one and two-story buildings with 
varying proportions and building mass, including:  
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 the one-story Rehabilitation Hospital of Northern Arizona along Jasper Drive, 
adjacent south across Jasper Drive;  

 the two-story Guardian Medical Transport along Jasper Drive, adjacent northeast;  
 the two-story Basis Flagstaff school along Gemini Road to the south;  
 the Bungalows on Pinecliff Phase II, approximately 265 feet to the west; and  
 the one-story Aspire Transitional Care rehabilitation center along Pine Cliff 

Drive to the southwest.   

The Project’s one story and approximately 44,702 square-foot building will be 
compatible with the scale of the existing surrounding buildings. The building reaches a 
maximum height of 26’-7, which is significantly smaller than the forty (40) feet in height 
allowed for properties within Planning Area F of the McMillan Mesa Specific Plan. The 
Project’s building has also been designed to respect the scale, height, proportion and 
mass of the surrounding uses. In particular, as shown on the building elevations included 
with this Application, the building includes architectural elements, such as varying plane 
changes, colors and articulation, to break down the mass of the building and establish a 
human scale along Jasper Drive and on-site.  

Approval of this CUP will therefore accommodate a building that will be compatible with 
the scale of existing surrounding buildings.  

Continuity. Continuity encompasses patterns of development and scale, but also 
characteristics such as site development, building forms, textures, materials, details and 
colors.  

In addition to the new medical building, Project improvements include paving and 
parking, convenient and safe pedestrian and bicycle access on-site and to/from Jasper 
Drive, public civic space with pedestrian pathways, peripheral and buffer landscaping, 
hardscape and lighting. Improvements also include new concrete sidewalks connecting to 
Cedar Trail to promote pedestrian and bicycle connectivity. These site improvement will 
create a well-landscaped and park-like setting for the Property and the future Cedar 
Medical Collaborative campus as a whole. The site improvements are also compatible 
with properties and uses in the surrounding area.  

Building forms, including roof forms, commonly have some variation. That said, while 
the Project includes design elements appropriate for a medical use, the Project also blends 
the new with the old by including sloped roof elements, which are indicative of 
architecture commonly seen in many buildings in Flagstaff. Colors also provide one of 
the best opportunities to enhance cohesiveness. As such, the Project’s building features 
earth tone colors, which are harmonious with many of the existing buildings in McMillan 
Mesa.   
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The proposed building has been designed to include building forms that comply with the 
Site Planning Design Standards and Architectural Design Standards within the Zoning 
Code, including the use of building materials (primary and secondary), placement of 
building materials, building mass and scale, textures, horizontal and vertical shadow 
lines, and architectural elements. Additionally, the Site Plan includes building forward 
design with parking areas located to the side and rear of the buildings along with 
streetscape improvements, public civic space and landscaping features in compliance 
with the Zoning Code’s Site Planning Design Standards.  

*** 

Thank you for your time and attention to this Application. We look forward to discussing 
the Project and Application with you in the near future and respectfully request your approval.  
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Introduction 

Apricus Health (“Apricus” or the “Applicant”) is submitting a Conditional Use Permit 
application for the approximate 4.77 net acres of property located at 1895 N. Jasper Drive, also 
known as Coconino County Assessor Parcel Number 101-46-012B (the “Property”).

Apricus is a health care company created by Arizona doctors with the mission of making 
healthcare affordable, accessible, and convenient. Apricus works with local independent 
physicians to improve the experience and health care outcome for its patients by bringing 
coordinated care between both primary care and specialty care. Apricus has established a large 
network comprised of Arizona’s leading primary care and specialist providers to provide a full 
spectrum of care for its patients.  

This Citizen Participation Plan is being submitted to the City of Flagstaff in accordance 
with Section 10-20.30.060.C of the Zoning Code to document how the Applicant intends on 
conducting the neighborhood meeting. 

Neighborhood Meeting 

In accordance with Section 10-20.30.060.A of the Zoning Code, Apricus will hold a 
minimum one (1) Neighborhood Meeting on June 28, 2021 at 6:00 p.m.  The Neighborhood 
Meeting will include an introduction and presentation, and conclude with questions/answers.  
The Neighborhood Meeting will be held via the Zoom virtual meeting platform.  Details of the 
noticing and posting are as follows: 

Mailing Notification.  In accordance with Section 10-20-30.060.D.3-.5 of the Zoning 
Code, a Notice of Neighborhood Meeting letter will be mailed via first class mail fifteen (15) or 
more calendar days prior to the Neighborhood Meeting to: (1) each real property owner within 
1,000-feet of the Property, as shown on the last assessment of the property; (2) the owner of the 
Property; (3) property owners’ associations and homeowners’ associations within 1,000-feet of 
the Property; and (4) individuals, groups, etc. on the City’s “Registry of Persons and Groups,” as

provided by the City (collectively, “Affected Parties”). The Notice of Neighborhood Meeting

letter will set forth the purpose and substance of the proposed application, the time, date, and 
virtual meeting access instructions of the Neighborhood Meeting, and contact information for 
Mr. Patrick St. Clair, City Planning Development Manager assigned to the application, and 
Gammage & Burnham PLC, the Applicant’s representative.

See Tab A—Notification Letter and Tab B—Affected Parties Mailing List and Map. 
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Site Posting.  In accordance with Section 10-20.30.060.D.6 of the Zoning Code, the 
Applicant will install one sign along the Jasper Drive frontage setting forth the purpose, time, 
date, and virtual meeting access instructions for the Neighborhood Meeting, with an attached 
information tube containing copies of the meeting notice.  The site posting will be installed a 
minimum of ten (10) days prior to the neighborhood meeting. 

See Tab C—Site Posting. 

Opportunities for Input 

Interested parties may call or email Lindsay C. Schube of Gammage & Burnham PLC at 
(602) 256-4471 or lschube@gblaw.com for more information. 

Record of Proceedings   

Upon completion of the Citizen Review Process, a Citizen Participation Report will be 
submitted to the City of Flagstaff in accordance with Section 10-20.30.060.F of the Zoning 
Code, documenting sign-in sheets/registration from the Neighborhood Meeting(s); 
results/summary of the Neighborhood Meeting(s); correspondence, telephone calls, meetings, 
etc. with Affected Parties or other interested citizens; and affidavits/certification of 
Neighborhood Meeting notification and site posting. 



TAB A 
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PHOENIX, ARIZONA  85004
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June __, 2021 

Lindsay C. Schube (602) 256-4471 
lschube@gblaw.com 

Dear Property Owner, Neighborhood Association, or Interested Citizen, 

We represent Apricus Health (“Apricus”). Apricus is a health care company created by Arizona 
doctors with the mission of making healthcare affordable, accessible, and convenient.  Apricus works with 
local independent physicians to improve the experience and health care outcome for its patients by 
bringing coordinated care between both primary care and specialty care.  Apricus is proposing to develop 
the approximate 4.77 acres located at 1895 North Jasper Drive (“Property”) with a single-story combined 
medical office/micro-hospital (“Facility”).  An Aerial Map of the Property is enclosed with this letter for 
your reference.  

In order to facilitate development of the Property, we filed Conditional Use Permit application no. 
PZ-19-00022-05 (“Application”)) with the City of Flagstaff to allow for the “Hospital” (micro-hospital) 
use on the Property.  Because the Facility will be equipped to provide occasional inpatient (overnight) 
care, under the City’s Zoning Code this ancillary component of the Facility is classified as a “Hospital,”

rather than “Medical Office,” thus requiring a Conditional Use Permit.  From a practical standpoint, the 
Facility will not function like a traditional hospital.  Rather, this micro-hospital will include approximately 
6-8 emergency rooms for initial triage and examinations, plus approximately 8-10 patient rooms for 
recovery and stabilization.  A medical office is permitted by right under the Property’s existing RD

(Research and Development) zoning. This Application is simply to allow the Facility’s ancillary

“Hospital” (micro-hospital) use. We have enclosed with this letter a Site Plan and Building Elevations so 
that you may see the proposed design of the Facility. 

We have scheduled a virtual neighborhood meeting to discuss the Application and proposed 
Facility.  The meeting details are as follows: 

Meeting: 1895 North Jasper Drive Virtual Neighborhood Meeting 
Location:  Meeting to be held virtually in Zoom. 
Registration Link:  www.gblaw.com/1895jasper  
Date and Time: Monday, June 28, 2021 at 6:00 PM 

Instructions for Access to Virtual Neighborhood Meeting.  The neighborhood meeting will be 
held on the Zoom video conferencing platform, which can be accessed through your internet browser or 
through the Zoom app on your mobile device via the above link.   For registration assistance, please 
contact Ellie Brundige, Land Use Planner at (602) 256-4409 or ebrundige@gblaw.com. 
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Please note, to participate in the meeting, you will be required to first access the above 
Registration Link.  The meeting registration information will be part of the public record and shared with 
the City.  We will also use this information to keep you informed of future meetings and hearings via 
email, as well as traditional mail.  At the beginning of the neighborhood meeting, we will provide a brief 
overview of the meeting procedures and instructions for asking questions once the formal presentation has 
concluded. 

Please be advised that a future hearing before the Planning & Zoning Commission will be 
scheduled to review this case.  A specific hearing date has not yet been set.  An additional notification 
letter will be provided identifying the date, time, and location of this hearing.   

The City Planner assigned to this case is Patrick St. Clair.  Mr. St. Clair can be reached at (928) 
213-2612 or pstclair@flagstaffaz.gov.  He can answer your questions regarding the City’s review and

hearing process.   

Should you have any questions, please do not hesitate to contact me at (602) 256-4471 or 
lschube@gblaw.com.  Thank you. 

Sincerely, 

GAMMAGE & BURNHAM, P.L.C. 

By  
Lindsay C. Schube 

LCS/nas  
Enclosure 
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PROPERTY OWNER MAILING ADDRESS CITY STATE ZIP

FLAGSTAFF CITY OF 211 W ASPEN AVE FLAGSTAFF  AZ 86001

MMV DEVCO LLC 15300 N 90TH ST NO 200 SCOTTSDALE  AZ 85260

MPT OF FLAGSTAFF LLC PO BOX 92129 SOUTHLAKE  TX 76092

FLAGSTAFF MEDICAL CENTER INC PO BOX 1268 FLAGSTAFF  AZ 86002

ARIZONA STATE OF 100 N 15TH AVE PHOENIX  AZ 85007

HIGHGATE FLAGSTAFF LLC 1177 W HASTINGS ST NO 2133 VANCOUVER  BC V6E 2K3 CANADA

BASIS SCHOOLS INC 7975 N HAYDEN RD NO B-202 SCOTTSDALE  AZ 85258

CWRP CEDAR FLAGSTAFF MOB OWNER LLC 30021 TOMAS RD NO 130 RANCHO SANTA MARGARITA  CA 92688

FLAGSTAFF TRANSITIONAL CARE LLC 1107 HAZELTINE BLVD NO 200 CHASKA  MN 55318

ORGANIZATION / CONTACT MAILING ADDRESS CITY STATE ZIP EMAIL

FRIENDS OF FLAGSTAFF'S FUTURE PO BOX 23462 FLAGSTAFF AZ 86002 INFO@FRIENDSOFFLAGSTAFF.ORG

NAT WHITE 1120 N ROCKRIDGE RD FLAGSTAFF AZ 86001 WHITE@LOWELL.EDU

FRIENDS OF FLAGSTAFF'S FUTURE

ATTN: MICHELE A. JAMES

PO BOX 23462 FLAGSTAFF AZ 86002 NOT PROVIDED.

CHARLIE SILVER 720 W ASPEN AVE FLAGSTAFF AZ 86001 CWS720@GMAIL.COM

NORTHERN ARIZONA BUILDING ASSOCIATION 1500 E CEDAR AVE, STE 86 FLAGSTAFF AZ 86004 TBOCIUNG@NAZBA.ORG

BETSY MCKELLAR 330 S ASH LN FLAGSTAFF AZ 86004 BIRDVEST8@GMAIL.COM

DAVID CARPENTER 495 S RIVER RUN, STE 100 FLAGSTAFF AZ 86001 DC@HOPEAZ.COM

NORTHERN ARIZONA ASSOCIATION OF REALTORS

ATTN: JEFFREY HERD

1515 E CEDAR AVE, STE C-4 FLAGSTAFF AZ 86004 NAARFLAG@NAZREALTOR.COM

NAARGOVAFFAIRS@OUTLOOK.COM

ARIZONA ARMY NATIONAL GUARD, AZAA-FMO

ATTN: DORENDA COLEMAN

5636 E MCDOWELL RD, M5330 PHOENIX AZ 85008 DORENDA.J.COLEMAN.NFG@MAIL.MIL

TISH BOGAN-OZMUN 5721 MT. PLEASANT DR FLAGSTAFF AZ 86004 TISHFLAGSTAFF@GMAIL.COM

US NAVY, INTERGOVERNMENTAL BRANCH

ATTN: MARY BETH DREUSIKE

850 PACIFIC HWY, BUILDING 1

5TH FL, STE 513

SAN DIEGO CA 92132 MARYBETH.DREUSIKE@NAVY.MIL

MARILYN WEISSMAN 1055 E APPLE WAY FLAGSTAFF AZ 86001 MISSYMOET@AOL.COM

CELIA BAROTZ 3354 N CREST ST FLAGSTAFF AZ 86001 CBAROTZ@GMAIL.COM

COAST AND MOUNTAIN PROPERTIES

ATTN: MAURY HERMAN

3 N LEROUX ST FLAGSTAFF AZ 86001 MHERMAN@COASTANDMOUNTAIN.COM

NORM WALLEN 3716 N GRANDVIEW FLAGSTAFF AZ 86004 NORMWALLENFLG@GMAIL.COM

COCONINO COUNTY COMMUNITY DEVELOPMENT

ATTN: JAY CHRISTELMAN

2500 N FORT VALLEY RD, BLDG 1 FLAGSTAFF AZ 86001-1287 JCHRISTELMAN@COCONINO.AZ.GOV

TYLER DENHAM 800 W FOREST MEADOWS DR, APT 119 FLAGSTAFF AZ 86001 TYLER.B.DENHAM@GMAIL.COM

COCONINO COUNTY COMMUNITY DEVELOPMENT

ATTN: JESS MCNEELY

2500 N FORT VALLEY RD, BLDG 1 FLAGSTAFF AZ 86001-1287 WMCNEELY@COCONINO.AZ.GOV

FLAGSTAFF LODGING, RESTAURANT, & TOURISM ASSN

ATTN: STEVE FINCH

PO BOX 30622 FLAGSTAFF AZ 86003 SFINCH@FLRTA.ORG

ADRIAN SKABELUND 819 W GRAND CANYON AVE FLAGSTAFF AZ 86001 ASKABELUND@AZDAILYSUN.COM

RACHEL BASS 3083 W EASTERDAY LN FLAGSTAFF AZ 86001 RSILVERTON@GMAIL.COM

ORGANIZATION / CONTACT MAILING ADDRESS CITY STATE ZIP EMAIL

CITY OF FLAGSTAFF COMMUNITY DEVELOPMENT DEPT.

ATTN: PATRICK ST. CLAIR

211 W ASPEN AVE FLAGSTAFF AZ 86001 PSTCLAIR@FLAGSTAFFAZ.GOV

GAMMAGE & BURNHAM, PLC

ATTN: MICHAEL T. MAEROWITZ

40 N CENTRAL AVE, 20TH FL PHOENIX AZ 85004 MMAEROWITZ@GBLAW.COM

PROPERTY OWNERS WITHIN 1,000-FEET

MAILING NOTIFICATION LIST - PZ-19-00022-05

CITY REGISTERED PERSONS OF INTEREST

OTHER INTERESTED PARTIES



NOTIFICATION MAP – PROPERTY OWNERS WITHIN 1,000-FEET

Subject Property 1,000-Foot Buffer
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CITY OF FLAGSTAFF  
NOTICE OF NEIGHBORHOOD MEETING FOR A  
CONDITIONAL USE PERMIT (PZ-19-00022-05) 

MMV Devco LLC / Apricus Health is requesting a Conditional Use Permit for 
+/- 4.77 acres located at 1895 North Jasper Drive to allow for a “Hospital”

(Micro-Hospital) use within the Research & Development—RD zoning 
district. 

When: June 28, 2021 at 6:00 PM 

Where: 
Meeting to be held virtually.  Join Zoom Meeting: 
        www.gblaw.com/1895jasper 

Representative 
Contact: 

Lindsay C. Schube, Gammage & Burnham PLC 
(602) 256-4471 

City Contact: 
Patrick St. Clair, Planning Development Manager 
(928) 213-2612 
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Introduction 

On May 25, 2021, Apricus Health (the “Apricus” or “Applicant”) submitted Conditional 

Use Permit Application No. PZ-19-00022-05 for the approximate 4.77 net acres of property 

located at 1895 N. Jasper Drive, also known as Coconino County Assessor Parcel Number 101-

46-012B (the “Property”).  

Apricus is a health care company created by Arizona doctors with the mission of making 

healthcare affordable, accessible, and convenient. Apricus works with local independent 

physicians to improve the experience and health care outcome for its patients by bringing 

coordinated care between both primary care and specialty care. Apricus has established a large 

network comprised of Arizona’s leading primary care and specialist providers to provide a full 

spectrum of care for its patients.  

This Citizen Participation Report is being submitted to the City of Flagstaff in accordance 

with Section 10-20.30.060.C of the Zoning Code to document neighborhood meeting 

proceedings. 

 

Neighborhood Meeting 

In accordance with Section 10-20.30.060.A of the Zoning Code, Apricus held a 

Neighborhood Meeting on June 28, 2021 at 6:00 p.m. via the Zoom virtual meeting platform.  

Details of the noticing and posting completed prior to the Neighborhood Meeting are as follows:  

Mailing Notification.  In accordance with Section 10-20-30.060.D.3-.5 of the Zoning 

Code, a Notice of Neighborhood Meeting letter was mailed via first class mail on June 11, 2021, 

17 calendar days prior to the Neighborhood Meeting, to: (1) each real property owner within 

1,000-feet of the Property, as shown on the last assessment of the property; (2) the owner of the 

Property; (3) property owners’ associations and homeowners’ associations within 1,000-feet of 

the Property; and (4) individuals, groups, etc. on the City’s “Registry of Persons and Groups,” as 

provided by the City (collectively, “Affected Parties”).  The Notice of Neighborhood Meeting 

letter set forth the purpose and substance of the proposed application, the time, date, and virtual 

meeting access instructions of the Neighborhood Meeting, and contact information for Mr. 

Patrick St. Clair, City Planning Development Manager assigned to the application, and 

Gammage & Burnham PLC, the Applicant’s representative.   

See Tab A— Notification Letter, Tab B—Affected Parties Mailing List, and Tab C—

Affidavit of Neighborhood Meeting Notification. 

Site Posting.  In accordance with Section 10-20.30.060.D.6 of the Zoning Code, the 

Applicant installed one sign along the Jasper Drive frontage setting forth the purpose, time, date, 

and virtual meeting access instructions for the Neighborhood Meeting, with an attached 
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information tube containing copies of the meeting notice.  The site posting was installed on June 

11, 2021, 17 days prior to the neighborhood meeting. 

See Tab D—Affidavit and Photo of Sign Posting. 

Neighborhood Meeting Summary/Record of Proceedings.  The Neighborhood 

Meeting consisted of an introduction and presentation of the project by the Applicant’s 

representatives, followed by a question/answer session. Only two members from the public 

attended the meeting who were not either the Applicant or its representatives or part of City of 

Flagstaff planning staff (each a "Meeting Participant").  Following the presentation by the 

Applicant's representatives, one Meeting Participant asked questions primarily relating to the 

type of medical services that will be provided by physicians at the proposed micro-hospital. The 

other Meeting Participant did not speak. No substantive issues were raised by any of the Meeting 

Participants, including, but not limited to compatibility of the proposed micro-hospital use, 

traffic, noise, lighting or other issues. 

See Tab E—Neighborhood Meeting Attendee Registration Sheet. 

No additional input was received from the public apart from the two Neighborhood 

Meeting registrations summarized above.  

Pursuant to Section 10-20.30.060 of the Zoning Code, City Staff has waived the 

requirement for a second neighborhood meeting. 
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GAMMAGE & BURNHAM, PLC 
ATTORNEYS AT LAW 

40 NORTH CENTRAL AVENUE 

20TH FLOOR 

PHOENIX, ARIZONA  85004 

12110.1.2747796.2 

June 11, 2021 

 
Lindsay C. Schube (602) 256-4471 

lschube@gblaw.com 

 

Dear Property Owner, Neighborhood Association, or Interested Citizen, 

 

 We represent Apricus Health (“Apricus”).  Apricus is a health care company created by Arizona 

doctors with the mission of making healthcare affordable, accessible, and convenient.  Apricus works with 

local independent physicians to improve the experience and health care outcome for its patients by 

bringing coordinated care between both primary care and specialty care.  Apricus is proposing to develop 

the approximate 4.77 acres located at 1895 North Jasper Drive (“Property”) with a single-story combined 

medical office/micro-hospital (“Facility”).  An Aerial Map of the Property is enclosed with this letter for 

your reference.  

 

In order to facilitate development of the Property, we filed Conditional Use Permit application no. 

PZ-19-00022-05 (“Application”)) with the City of Flagstaff to allow for the “Hospital” (micro-hospital) 

use on the Property.  Because the Facility will be equipped to provide occasional inpatient (overnight) 

care, under the City’s Zoning Code this ancillary component of the Facility is classified as a “Hospital,” 

rather than “Medical Office,” thus requiring a Conditional Use Permit.  From a practical standpoint, the 

Facility will not function like a traditional hospital.  Rather, this micro-hospital will include approximately 

6-8 emergency rooms for initial triage and examinations, plus approximately 8-10 patient rooms for 

recovery and stabilization.  A medical office is permitted by right under the Property’s existing RD 

(Research and Development) zoning. This Application is simply to allow the Facility’s ancillary 

“Hospital” (micro-hospital) use. We have enclosed with this letter a Site Plan and Building Elevations so 

that you may see the proposed design of the Facility. 

 

 We have scheduled a virtual neighborhood meeting to discuss the Application and proposed 

Facility.  The meeting details are as follows: 

 

 Meeting:    1895 North Jasper Drive Virtual Neighborhood Meeting 

 Location:    Meeting to be held virtually in Zoom. 

 Registration Link:   www.gblaw.com/1895jasper   

 Date and Time:   Monday, June 28, 2021 at 6:00 PM 

 

 Instructions for Access to Virtual Neighborhood Meeting.  The neighborhood meeting will be 

held on the Zoom video conferencing platform, which can be accessed through your internet browser or 

through the Zoom app on your mobile device via the above link.   For registration assistance, please 

contact Ellie Brundige, Land Use Planner at (602) 256-4409 or ebrundige@gblaw.com. 
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 Please note, to participate in the meeting, you will be required to first access the above 

Registration Link.  The meeting registration information will be part of the public record and shared with 

the City.  We will also use this information to keep you informed of future meetings and hearings via 

email, as well as traditional mail.  At the beginning of the neighborhood meeting, we will provide a brief 

overview of the meeting procedures and instructions for asking questions once the formal presentation has 

concluded. 

 

 Please be advised that a future hearing before the Planning & Zoning Commission will be 

scheduled to review this case.  A specific hearing date has not yet been set.  An additional notification 

letter will be provided identifying the date, time, and location of this hearing.   

 

 The City Planner assigned to this case is Patrick St. Clair.  Mr. St. Clair can be reached at (928) 

213-2612 or pstclair@flagstaffaz.gov.  He can answer your questions regarding the City’s review and 

hearing process.   

 

Should you have any questions, please do not hesitate to contact me at (602) 256-4471 or 

lschube@gblaw.com.  Thank you. 

 

Sincerely, 

GAMMAGE & BURNHAM, P.L.C. 

 

By  

Lindsay C. Schube 

LCS/nas  

Enclosure 
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PROPERTY OWNER MAILING ADDRESS CITY STATE ZIP

FLAGSTAFF CITY OF 211 W ASPEN AVE FLAGSTAFF  AZ 86001

MMV DEVCO LLC 15300 N 90TH ST NO 200 SCOTTSDALE  AZ 85260

MPT OF FLAGSTAFF LLC PO BOX 92129 SOUTHLAKE  TX 76092

FLAGSTAFF MEDICAL CENTER INC PO BOX 1268 FLAGSTAFF  AZ 86002

ARIZONA STATE OF 100 N 15TH AVE PHOENIX  AZ 85007

HIGHGATE FLAGSTAFF LLC 1177 W HASTINGS ST NO 2133 VANCOUVER  BC V6E 2K3 CANADA

BASIS SCHOOLS INC 7975 N HAYDEN RD NO B-202 SCOTTSDALE  AZ 85258

CWRP CEDAR FLAGSTAFF MOB OWNER LLC 30021 TOMAS RD NO 130 RANCHO SANTA MARGARITA  CA 92688

FLAGSTAFF TRANSITIONAL CARE LLC 1107 HAZELTINE BLVD NO 200 CHASKA  MN 55318

ORGANIZATION / CONTACT MAILING ADDRESS CITY STATE ZIP EMAIL

FRIENDS OF FLAGSTAFF'S FUTURE PO BOX 23462 FLAGSTAFF AZ 86002 INFO@FRIENDSOFFLAGSTAFF.ORG

NAT WHITE 1120 N ROCKRIDGE RD FLAGSTAFF AZ 86001 WHITE@LOWELL.EDU

FRIENDS OF FLAGSTAFF'S FUTURE

ATTN: MICHELE A. JAMES

PO BOX 23462 FLAGSTAFF AZ 86002 NOT PROVIDED.

CHARLIE SILVER 720 W ASPEN AVE FLAGSTAFF AZ 86001 CWS720@GMAIL.COM

NORTHERN ARIZONA BUILDING ASSOCIATION 1500 E CEDAR AVE, STE 86 FLAGSTAFF AZ 86004 TBOCIUNG@NAZBA.ORG

BETSY MCKELLAR 330 S ASH LN FLAGSTAFF AZ 86004 BIRDVEST8@GMAIL.COM

DAVID CARPENTER 495 S RIVER RUN, STE 100 FLAGSTAFF AZ 86001 DC@HOPEAZ.COM

NORTHERN ARIZONA ASSOCIATION OF REALTORS

ATTN: JEFFREY HERD

1515 E CEDAR AVE, STE C-4 FLAGSTAFF AZ 86004 NAARFLAG@NAZREALTOR.COM

NAARGOVAFFAIRS@OUTLOOK.COM

ARIZONA ARMY NATIONAL GUARD, AZAA-FMO

ATTN: DORENDA COLEMAN

5636 E MCDOWELL RD, M5330 PHOENIX AZ 85008 DORENDA.J.COLEMAN.NFG@MAIL.MIL

TISH BOGAN-OZMUN 5271 MT. PLEASANT DR FLAGSTAFF AZ 86004 TISHFLAGSTAFF@GMAIL.COM

US NAVY, INTERGOVERNMENTAL BRANCH

ATTN: MARY BETH DREUSIKE

850 PACIFIC HWY, BUILDING 1

5TH FL, STE 513

SAN DIEGO CA 92132 MARYBETH.DREUSIKE@NAVY.MIL

MARILYN WEISSMAN 1055 E APPLE WAY FLAGSTAFF AZ 86001 MISSYMOET@AOL.COM

CELIA BAROTZ 3354 N CREST ST FLAGSTAFF AZ 86001 CBAROTZ@GMAIL.COM

COAST AND MOUNTAIN PROPERTIES

ATTN: MAURY HERMAN

3 N LEROUX ST FLAGSTAFF AZ 86001 MHERMAN@COASTANDMOUNTAIN.COM

NORM WALLEN 3716 N GRANDVIEW FLAGSTAFF AZ 86004 NORMWALLENFLG@GMAIL.COM

COCONINO COUNTY COMMUNITY DEVELOPMENT

ATTN: JAY CHRISTELMAN

2500 N FORT VALLEY RD, BLDG 1 FLAGSTAFF AZ 86001-1287 JCHRISTELMAN@COCONINO.AZ.GOV

TYLER DENHAM 800 W FOREST MEADOWS ST, APT 119 FLAGSTAFF AZ 86001 TYLER.B.DENHAM@GMAIL.COM

COCONINO COUNTY COMMUNITY DEVELOPMENT

ATTN: JESS MCNEELY

2500 N FORT VALLEY RD, BLDG 1 FLAGSTAFF AZ 86001-1287 WMCNEELY@COCONINO.AZ.GOV

FLAGSTAFF LODGING, RESTAURANT, & TOURISM ASSN

ATTN: STEVE FINCH

PO BOX 30622 FLAGSTAFF AZ 86003 SFINCH@FLRTA.ORG

ADRIAN SKABELUND 819 W GRAND CANYON AVE FLAGSTAFF AZ 86001 ASKABELUND@AZDAILYSUN.COM

RACHEL BASS 3083 W EASTERDAY LN FLAGSTAFF AZ 86001 RSILVERTON@GMAIL.COM

ORGANIZATION / CONTACT MAILING ADDRESS CITY STATE ZIP EMAIL

CITY OF FLAGSTAFF COMMUNITY DEVELOPMENT DEPT.

ATTN: PATRICK ST. CLAIR

211 W ASPEN AVE FLAGSTAFF AZ 86001 PSTCLAIR@FLAGSTAFFAZ.GOV

GAMMAGE & BURNHAM, PLC

ATTN: MICHAEL T. MAEROWITZ

40 N CENTRAL AVE, 20TH FL PHOENIX AZ 85004 MMAEROWITZ@GBLAW.COM

PROPERTY OWNERS WITHIN 1,000-FEET

MAILING NOTIFICATION LIST - PZ-19-00022-05

CITY REGISTERED PERSONS OF INTEREST

OTHER INTERESTED PARTIES



TAB C 
 

Affidavit of Neighborhood Meeting Notification 
  





TAB D 
 

Affidavit and Photo of Sign Posting









TAB E 
 

Neighborhood Meeting Attendee Registration Sheet 

 



Name Mailing Address City State ZIP Phone Email

Denise Kann 1851 Gemini Drive Flagstaff 86001 AZ (602) 432-2809 Denisekann@ernesthealth.com

Angela Kaufmann 617 North Humphries Street Flagstaff 86005 AZ (928) 606-9900 Angelalyons6@yahoo.com

Patrick St. Clair 211 West Aspen Avenue Flagstaff 86001 AZ (928) 213-2612 pstclair@flagstaffaz.gov

June 28, 2021 Neighborhood Meeting Attendees



NOTICE OF PUBLIC HEARING

NOTICE IS HEREBY GIVEN that the City of Flagstaff Planning and Zoning Commission will hold a 
Public Hearing on, August 25, 2021 at 4:00 p.m. to consider the following:

1. PZ-19-00022-05; A Conditional Use Permit request from Apricus Health, to establish a Hospital 
use within 17,000 square feet of a 44,702 square foot medical office building under 
construction on a 4.66-acre parcel within the City of Flagstaff. The subject property is located at
1895 N Jasper Drive within the Research and Development (RD) zone and within Development 
Area “F” of the McMillan Mesa Village Specific Plan.

Interested persons may file comments in writing regarding the proposed permits or be heard at 
the hearing date herein set forth.  

Due to the COVID-19 pandemic, All Planning and Zoning Commission meetings are currently 
being held virtually. For instructions on the virtual meetings visit the following link:

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

Contact the Planning Development Manager, Patrick St. Clair, for maps and information 
regarding the proposed Conditional Use Permit.

Alaxandra Pucciarelli
Interim Planning Director/Current Planning Manager
Liaison, Planning and Zoning Commission

For Information Contact: 
Patrick St. Clair, Planning Development Manager
(928) 213-2612
pstclair@flagstaffaz.gov

Publish August 7, 2021
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