
AGENDA City of Sedona 
Planning and Zoning Commission Meeting 

5:30 PM Tuesday, May 7, 2019 
 

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

MEETING LOCATION: 
CITY HALL COUNCIL CHAMBERS 

102 ROADRUNNER DR, SEDONA, AZ 
 

 

NOTICE: 
Pursuant to A.R.S. 38-431.02 notice is 
hereby given to the members of the 
Planning and Zoning Commission and 
to the general public that the 
Planning and Zoning Commission will 
hold a public hearing open to the 
public on Tuesday, May 7, 2019, at 
5:30 pm in the City Hall Council 
Chambers. 
 
NOTES:  
• Meeting room is wheelchair 

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

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

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

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

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

 
PROCEDURES: 
• Fill out a “Comment Card” and 

deliver it to the Recording 
Secretary. 

• When recognized, use the 
podium/microphone. 

• State your Name and City of 
Residence 

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

Recording Secretary. 

1. CALL TO ORDER, PLEDGE OF ALLEGIANCE, & ROLL CALL  

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

3. APPROVAL OF THE FOLLOWING MINUTES: 

a. April 2, 2019 (R) 

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

5. CONSIDERATION OF THE FOLLOWING ITEM THROUGH PUBLIC HEARING PROCEDURES:  

a. Discussion/possible action regarding a City-initiated request for a minor text 
amendment to Chapter 9 of the Sedona Community Plan, changing the major 
amendment criteria including allowing the following to be considered as a minor 
amendment:  An increase in residential density; Select projects on five acres or less. 
Case Number: PZ19-00003 (Minor CPA). 

6. FUTURE MEETING DATES AND AGENDA ITEMS 

a. Tuesday, May 21, 2019; 3:30 pm (Work Session)  
b. Tuesday, May 21, 2019; 5:30 pm (Public Hearing) 
c. Tuesday, June 4, 2019; 3:30 pm (Work Session) 
d. Tuesday, June 4, 2019; 5:30 pm (Public Hearing) 

7. EXECUTIVE SESSION 

If an Executive Session is necessary, it will be held in the Vultee Conference Room at 106 
Roadrunner Drive. Upon a public majority vote of the members constituting a quorum, the 
Planning and Zoning Commission may hold an Executive Session that is not open to the 
public for the following purposes: 

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

b. Return to open session. Discussion/possible action on executive session items.  

8. ADJOURNMENT 

Physical Posting: May 2, 2019 By: DJ 

Planning & Zoning Commission Meeting Agenda Packets are available on the City’s website at: 
www.SedonaAZ.gov/planning  or in the Community Development Office, 102 Roadrunner Drive 
approximately one week in advance of the meeting.  

Note that members of the City Council and other City Commissions and Committees may attend the 
Planning and Zoning Commission meeting. While this is not an official City Council meeting, because of the 
potential that four or more Council members may be present at one time, public notice is therefore given 
for this meeting and/or event. 

http://www.sedonaaz.gov/planning
http://www.sedonaaz.gov/planning
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Staff Report 
PZ 19-00003 (Minor CPA) 
 

Community Development Department 
102 Roadrunner Drive Sedona, AZ 86336 
(928) 282-1154  Fax: (928) 204-7124 

Meeting Date: Public Hearing: May 7, 2019 

Hearing Body: Planning and Zoning Commission 

Action Requested: Recommendation of approval to City Council of Minor Amendments to the 
Sedona Community Plan 

Staff Recommendation: Recommendation of approval to City Council 

Applicant: City of Sedona 

Project Summary: A City-initiated request for a minor text amendment to Chapter 9 of the Sedona 
Community Plan, changing the major amendment criteria, including allowing 
the following to be considered as a minor amendment: 

• An increase in residential density. 

• Select projects on five acres or less.   

Report Prepared by: Michael Raber, Senior Planner 
 

BACKGROUND 
A major amendment to a general plan is defined by State Statutes as “…a substantial alteration of the 
municipality’s land use mixture or balance as established in the municipality’s existing general plan land use 
element”.  The statute provided for each municipality to define the criteria to determine if a proposed 
amendment to the general plan is a substantial alteration and therefore a major amendment.  Per State 
Statutes, major amendments must be considered once-per-year and require a 2/3 vote of the City Council to 
approve. 
 
These State requirements, passed in 1998 and 2000, were part of a package of changes for general plans 
known as “Growing Smarter”.  Prior to the passage of this legislation, Arizona law did not define a major 
amendment and did not limit how often amendments to general plans could be considered.  Although state 
law did not limit general plan amendments, Sedona’s general plan, known as the Sedona Community Plan, 
by policy, could only be amended once every three years and was therefore more restrictive.  The new 
Growing Smarter legislation, while intended to be more restrictive for most cities and towns, had the 
opposite effect on Sedona by requiring consideration of major amendments once per year. 
 
Since cities and towns could choose the criteria for what constituted a major amendment, in 2001, Sedona 
established very low thresholds for major amendments, including any increase in residential density, partly 
to offset the more lenient Growing Smarter allowance of consideration of major amendments once per year.  
Additionally, the City required and continues to require a city-wide mailing notification for major 
amendments.  Staff is not aware of any other Arizona city or town that implements a city-wide mailing 
notification.  Since 2001, there have been some changes to Sedona’s major amendment criteria, but the 
thresholds remain one of the most, if not the most restrictive in the State.    
  
In general, the Sedona Community Plan’s major amendment criteria cover certain changes to the Community 
Plan Future Land Use Map and certain changes to the text of the Plan.  Changes to the Map include: 

• An increase in residential density involving a higher density range. 
• An increase in residential density above 12 units per acre. 
• Changes in land use from Residential to Commercial, Commercial/Lodging and Planned Area. 
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• Changes from Public/Semi-public to Residential, Commercial, Commercial/Lodging and Planned Area. 
• Changes from Planned Area to Commercial and Commercial/Lodging. 
• Changes from Commercial to Commercial/Lodging if outside Lodging Area Limits. 
• Changes from Parks and Open Space to any other designation. 
• Adding a new land use designation. 

 
Properties within areas that are otherwise supported by adopted CFA plans or Planned Area designations  
are not subject to the major amendment criteria.  Text amendments that change density ranges or intensity 
of use, substantial changes to goals and policies in the Land Use Housing and Growth chapters or the addition 
of a new land use designation are also considered as major amendments. 
 
All other amendments to the Community Plan that are not defined as “major” are considered minor 
amendments.  A Minor Amendment can be considered at any time and does not require city-wide notification 
or a 2/3 vote. 
 
Staff looked at land use-related major amendment criteria for 21 other Arizona cities and towns and believes 
that Sedona’s criteria is one of the most, if not the most restrictive.   
 
The majority (12) of these cities and towns employ a flat acreage threshold or thresholds for different uses 
or in combination with a number of residential units.  The lowest acreage thresholds were in Payson, Casa 
Grande (projects over 20 acres) and Lake Havasu City (five acres within platted areas).  Cities and towns using 
the acreage thresholds tended to be the smaller communities.  Many of these had a 40 acre “cutoff”.  Five 
of the communities evaluated used a combination of percent change and acreage thresholds, or other land 
use-based changes plus the acreage thresholds.  Another two communities used acres or the number of units 
of change (or percent of change).  Another two communities used a more customized system and in the case 
of Flagstaff, fairly complex. 
 
The following table lists the land use-related major amendment criteria for 21 Arizona cities and towns.  Some 
cities and towns also include significant changes to their Circulation Plans as Major Amendments. 
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MAJOR AMENDMENT CRITERIA (Land Use)  FOR 21 AZ COMMUNITIES 

 

CITY/TOWN POPULATION ACREAGE 
THRESHOLD 

ACRES / UNITS OR 
PERCENT OF 
CHANGE OR 

COMBINATION 

COMMENTS 

Clarkdale 4,500 100 acres   

Chino Valley 11,000 320 acres  100 ac/250 units for residential to 
non-residential 

Show Low 11,000 60 acres  >100 ac for PUD, Recreation 
Cottonwood 12,000 40 - 320 acres  Varies by land use 

Payson 15,000 20 acres  Both for change of use and density 
Eloy 17,000 40 - 320 acres  Varies by land use 

Fountain Hills 24,000 40 acres  Or increase in residential intensity of 
> 80 acres 

Kingman 28,000  Combination Square feet of change, % increases 
and acreage thresholds 

Prescott 42,000 40 – 640 acres  
And 50-400 housing units 

(residential, commercial, mixed use 
and open space) 

Prescott 
Valley 43,000 320 acres  100 ac/250 units for residential to 

non-residential 

Oro Valley 44,000 40 acres  Plus several other provisions, some 
with no acreage thresholds 

Lk Havasu 
City 54,000 40 acres  Five acres within platted areas. 

Casa Grande 54,000 20 – 40 acres  Changes from Agriculture or Rural to 
certain uses of any acreage 

Flagstaff 75,000   Category system that is fairly 
complex 

Avondale 83,000 
 

Combination 
Land use changes, acreage 

thresholds, density categories and % 
of area 

Yuma 95,000 

 Mix of loss of 
acreage and units 

and land use 
compatibility 

 

Surprise 132,700  Combination Land use changes, acreage 
thresholds and acres 

Tempe 182,000 

 1% change in total 
area for open space 
and residential.  2% 
change for all other 

land uses. 

 

Scottsdale 246,000  Combination Land use changes, geographic areas, 
acreages 

Chandler 247,000 40 – 320 acres  Varies by land use 

Tucson 530,000  Combination Changes not covered by specific 
plans / other areas over 65 acres. 
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DISCUSSION AND ANALYSIS 
Although some changes have been made to Sedona’s major amendment thresholds over the years, 
including exceptions where CFA plans have been adopted, staff believes that the major amendment 
process is overly restrictive, particularly for smaller projects with minimal impacts to the overall goals of the 
Plan.  Since Sedona has a very low threshold for what constitutes a major amendment, most Community 
Plan amendments considered by the Planning and Zoning Commission and City Council are major 
amendments and must be all considered together only once per year.  The once per year timeframe and 
very high City-wide noticing costs can discourage potential applicants from seeking to amend the Plan.  For 
residential projects that may require higher densities to create more affordable housing options, it may be 
an unnecessary hurdle when rezoning and development review approvals are still required.  Minor 
amendments require the same level of staff review and must be approved through public hearings with the 
Planning and Zoning Commission and City Council, but can occur throughout any given year.   
 
Staff believes that proposed increases in residential density (including single-family to multi-family), where 
no other land use change is proposed, should not need a major amendment, particularly since housing 
diversity and affordability is a major goal of the Community Plan.  Staff also reviewed the acreages of the 
past 15 major amendment applications.  Eight of these were under five acres and seven were over five 
acres.  Based on this, staff also believes that a five-acre threshold should be considered for some other 
proposed land use changes.  This is still restrictive in comparison with other cities and towns.   Land use 
changes where lodging could be proposed would continue to require a major amendment regardless of the 
proposed acreage. 
 
RECOMMENDATION 
Staff is recommending that an increase in residential density regardless of parcel size and some other land 
use changes of five acres and under be considered as minor amendments.  This is based on the following:  

• The current major amendment review process may discourage applications that should at least be 
given consideration. 

• The major amendment criteria are unnecessarily restrictive.  Staff believes that providing less 
restrictive major amendment criteria is more consistent with most other Arizona cities and towns. 

• Since housing diversity and affordability is a major goal of the Community Plan, minor amendment 
consideration should be sufficient for proposed residential density changes. 
 

The proposed amendments are summarized as follows: 
 
The request is for consideration of a minor amendment to the text of the Sedona Community Plan’s Chapter 
9 – “Plan Adoption, Amendment and Administration” in order to change the “Major Amendment Criteria” 
for proposed changes to the Future Land Use Map (A.1. through A.3.), as follows:  
 
A.1. and A.2. would be deleted.  An increase in residential density would no longer require a major 

amendment, but would be considered a minor amendment. 
 
A.1. There is an increase in density beyond the density range of a specific residential land use category and 

the density allowed by the zoning map. 
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A.2.  There is an increase in residential density above 12 DU/AC. 
 
A.3. would be revised as follows:  The following changes to the Future Land Use Map would be considered 

as major amendments only on properties greater than five (5) acres.  On properties of five (5) acres 
and under, these would be considered minor amendments: 
• Residential to Commercial  
• Public/Semi-public to Residential or to Commercial 
• Planned Area to Commercial 

 
A major amendment would be required for the following proposed changes to the Future Land Use Map 

regardless of property size: 
• Commercial to Planned Area (NEW) 
• Residential to Commercial/Lodging or to Planned Area (NO CHANGE) 
• Public/Semi-public to Commercial/Lodging or to Planned Area (NO CHANGE) 
• Planned Area to Commercial/Lodging (NO CHANGE) 
• Commercial to Commercial/Lodging if outside the Lodging Area Limits in the Future Land Use Map 

designation (NO CHANGE) 
• Parks and Open Space to any other land use designation (NO CHANGE) 

 
Additional clarification would also be made in the opening paragraph  of “Major Amendment Criteria” 
regarding Specific Plans considered as minor amendments.  The following shows the text proposed to be 
deleted from the last sentence:   
 
“The following criteria will be used to determine the need for a Major Amendment.  These criteria do not 
apply to amendments proposed in conjunction with a Specific Plan within a Community Focus Area.  
Amendments in conjunction with these Specific Plans are all considered Minor Amendments”. 
 
Public Input 
Staff completed the required public noticing for this project and has not received any responses.  
 
Review Agencies 
All internal and external review agencies were given an opportunity to review this application. Staff did not 
receive any comments from any of the review agencies.  
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Recommendation and Motion 
PZ19-00003 (Minor CPA) Minor 
Community Plan Amendments 

Community Development Department 
102 Roadrunner Drive Sedona, AZ 86336 
(928) 282-1154  Fax: (928) 204-7124 

 
Staff Recommendation: 
Staff recommends approval of case number PZ19-00003 (Minor CPA) in order to change the criteria for 
major amendments.  
 
Recommended Motion for Approval: 
I move to recommend to City Council, approval of case number PZ19-00003 (Minor CPA) in order to change 
the criteria for major amendments.  
  
 
Alternative Motion for Denial: 
I move to recommend to City Council, denial of case number PZ19-00003 (Minor CPA), based on the 
following findings (Specify findings). 
 


