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July 21, 2025

Ensemble Investments

Sedona Best Western Expansion
400 N. State Route 89A

Sedona, AZ 86336

RE: BW Sedona Expansion Conceptual Development Project Letter of Intent

The Best Western Arroyo Robles represents a unique lodging project in Uptown Sedona. It includes an existing 5 story room tower and 3
acres of flat undeveloped land zoned for lodging in the Uptown area of Sedona. Ensemble recognizes the unique characteristics of the existing
hotel and that the vacant land is one of the last undeveloped parcels of land zoned for lodging in Sedona. Since purchasing the property in
2019, we have made it a priority to not only make this a viable investment, but to responsibly develop the project in a manner that would be
beneficial to the community and Uptown as a whole. We made a commitment from the outset that we would wait to conceptualize any
development on the vacant land until we had operated the existing hotel in the market and participated as active members of the community.
We wanted the solution to arise somewhat organically from our experiences in the market and within that community.

Community Engagement:

Randy McGrane, a founding partner for Ensemble Investments, made it his priority to be personally involved in all aspects of this project.
Randy is an Arizona resident with ties in the area. He is a summer resident of Flagstaff with a home 30 minutes from Uptown and is involved
in multiple community-based organizations.

= Sedona Arts Center: The project is immediately adjacent to the Sedona Arts Center (“SAC”), so the Ensemble team met with the

board of SAC before even purchasing the hotel to understand their mission and their vision for the future. It was clear this would
be an essential relationship. Not only does the hotel currently provide parking to SAC on a goodwill agreement, but we see SAC as
an undervalued community asset that we could elevate in developing our project. We are active patrons and have met continuously
with their leadership to share our various design iterations. We feel like we are developing “our” site not Ensemble’s site and we
plan to be involved long term in SAC as it plans its future.

=  Parking & Traffic: Recognizing that parking and traffic were the leading cause of resident discontent, Randy volunteered on the task
force that worked on the initial Forest Road Garage analysis and site selection when asked. He has studied and supports the Sedona
in Motion (Sedona SIM) initiative and believes when all the pieces are in place it will make a measurable impact on the traffic
experienced in the area.

=  Uptown Community Focus Area (CFA): It was clear that “Uptown” was a unique sub-market in Sedona, so Randy represented the

hotel as a stakeholder in the original Uptown CFA process providing comments, but more importantly listening to the comments
of others. While the Uptown CFA was never adopted by the City, we continue to look to it for guidance.

= Affordable/Workforce Housing: The overarching issue facing the region is housing, and affordable housing in particular. Randy

joined the board of ECONA (Economic Collaborative of Northern Arizona) to be part of the solution regionally. The hotel recently
hosted the first board retreat of that organization at the hotel where the top priority was and is, housing. In addition, the Ensemble
team has interacted regularly with Karen Osburn and Shannon Boone from the City of Sedona to examine affordable housing
solutions and stay abreast of the efforts being made by the City and examine how we can assist. Ensemble as an owner operator is
deeply committed to our workforce and we will continue to devote our resources to solve for housing these essential workers, not
just for our project, but for the region.

= Sustainable Tourism: As we all know following the first year of the pandemic, Sedona became the “go to” place for anyone looking

for leisure activities while much of the world was shut down. The combination of unrivaled beauty and abundant outdoor activities,
the proximity by car to major markets, and Arizona’s reduced restrictions on travel and gathering as compared to California created
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a huge spike in visitors to the market. This exacerbated what was already a difficult tourism situation for the residents of Sedona.
What followed was a complete rethinking of how to manage tourism in Sedona. While the hotel is part of the lodging council and
a member of the chamber of commerce in Sedona, Randy recognized that the city’s efforts on tourism were the right path for both
the residents and the business in Sedona. He put in his application to serve on the newly formed Tourism Advisory Board and was
honored to be one of the initial 11 members asked to serve. We believe in the city’s new DMMO and the TAB. Sedona tourism is
all about balance. How do we maximize the positive economic impact tourism brings, but at the same time maintain a quality of
life for the residents and provide for the workers in the industry. Sustainable tourism is not new to Ensemble, we embrace it.

Our Vision:

Our years of engagement have led us to focus on maintaining this delicate balance. There are many stakeholders we need to consider and
competing interests we need to solve for. This was not an easy project to conceptualize in a way that addressed the many known issues.

e Scale: Our initial visions were very grand, and we shared them with many city officials, and stakeholders in the community. It
included a significant increase in the number of rooms allowed under current zoning but tried to complement that with significant
and expansive public benefit including public access to canyon views, a public plaza for events, extensive parking for
employees/visitors in uptown beyond the hotel's guests. While some reacted positively to the concepts, as we evolved the ideas it
became clear that the best thing for the community was to limit the number of units to no more than what was allowed under
current zoning. Our proposal today expands the current key count by a modest 23 keys as allowed by right.

e  Public Benefit/Sedona Arts Center: We are still committed to delivering a project that will provide a benefit to the community on a

smaller scale. We decided the best way to leverage our impact was to focus on uplifting the Sedona Arts Center. SAC is a long
standing, cherished community institution and is located at the upper north end of Uptown. It has been, and could be again, a place
where locals and visitors can both engage and gather. Therefore, our design intentionally attempts to create a natural interest for
visitors to continue to walk up Main Street and discover SAC and experience another view in Uptown

e  Creekside Resort Area: In considering context of how we should position this project, we again looked to the draft CFA. The draft

included an area labeled “Creekside Resort Area” that included some of the highest rated resorts in the market (L’Auberge and
Amara) and also included our vacant land. We in fact intend to reposition the current Best Western into this high-end Resort market
segment; complimentary to but unique from L’Auberge and Amara. This allows us to drive rate on a per key basis increasing the
tax flow to the city. Not only will our proposed new rooms rent at a premium which will drive tax revenue but is further leveraged
by the fact we are extensively remodeling our existing units. This will also increase rate and tax revenue without adding additional
keys. The combination is a powerful revenue boost to the city from a minimal increase in lodging units.

e  Restaurant and Spa: Our proposal includes both a new restaurant offering as mentioned above and new spa. These amenities are

essential to the resort lodging product we imagine, but we have attempted to be thoughtful about how we have included them.
We are eliminating existing meeting space and a breakfast room from our current footprint and rebuilding the spa in the same
space without adding any SF. The restaurant has been strategically located to encourage more pedestrian traffic up Main Street
and engage the Sedona Arts Center. We have carefully sized the total square footage to be no more than the minimum needed to
serve the overall program. Again, maximize positive impact with minimal new build.

e  Workforce Housing: Ensemble is highly vested in being part of the solution to the affordable housing problem in the region. After

several meetings with the city and understanding where they are at in delivering affordable housing solutions, we have come to
the conclusion that at this time contributing the “in lieu” fee to the city’s fund for affordable housing will have a greater impact
than attempting to fit one or two units on site. This will not be the only way Ensemble continues to be involved in addressing this
pressing issue for all businesses in the region, but in terms of this specific application we believe the in-lieu fee is the best solution.
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e  Sustainability: The last consideration that drove the concept we are presenting today is sustainability.

Design Ethos:

o

Sustainable Tourism: This is obviously a paramount issue in Sedona and Ensemble does not have to figure out how to

adapt to this. We are leaders as owner operators in the lodging industry. Our portfolio includes hotels in extremely
sensitive environmental areas with properties directly on the beach in Santa Cruz, on the Marina in Long Beach, and in
Carmel Valley. Recognizing the importance of promoting responsible tourism, Ensemble recently launched a “Sustainable
Travel with Ensemble” program that represents a commitment to promote responsible tourism in our owner managed
hotels. This program educates our guests and influences all our operations, but importantly challenges us to meet carbon
footprint objectives as a promise to our guests and the communities we are in.

Luxury and “off the grid”: We have made a significant gesture to delivering a sustainable project constructed in a

sustainable manner. The new hotel units that we are proposing are being developed in cooperation with Steel and Spark
out of Phoenix, Arizona. Steel and Spark just won the innovation award at South by Southwest this year for their modular
“off the grid” housing solutions. Using repurposed shipping containers equipped with an extensive solar array coupled
with state-of-the-art battery technology, our rooms will represent one of the most carbon efficient executions in the
lodging industry. We have worked with Steel and Spark to design a very high-end version of their standard housing unit
as our guest room. These guest rooms will not only make up 100% of the lodging keys we are adding by zoning right, but
we are also removing 3 of our current rooms and replacing them with these sustainable units. These units are also
designed to capture and reuse all “grey” water from sinks and showers. Beyond the ongoing benefits of this sustainable
unit, we will also greatly reduce the environmental impact associated with construction. There is no concrete for these
units, (one of the most carbon intensive building material). They are produced in a factory and delivered on site. This
significantly reduces the carbon footprint associated with normal construction while materially shortening the time the
area will be disrupted by construction.

River Friendly Living Program, LEED Certification and Coconino County Sustainability Program: Our project reflects a

serious commitment to environmental sustainability through several key initiatives. We are participating in the River
Friendly Living Program and have committed to voluntarily offsetting 100% of post development water use for the first
five years of development. A study conducted by this organization indicated that the renovation alone will reduce water
usage in the existing hotel by 50%. This voluntary engagement reinforces our dedication to water conservation and
watershed projection in the region. We are also participating in the Coconino County Sustainability Program and will be
working to achieve a bronze level certification, at a minimum. Additionally, our project will be actively pursuing LEED
Gold Certification through the U.S. Green Building Council ensuring that our design meets the advanced standards for
energy efficiency, water conservation and sustainable construction.

The Target Guest: This resort will be designed to attract the visitor that appreciates our environment. They will be paying
to stay in a highly sustainable guest room, and we expect this type of guest to be one that will appreciate and participate
in the type of sustainable tourism that Sedona is trying to promote.

Our approach to design acknowledges a few things. We have an existing 5 story concrete tower as a central part of our existing hotel footprint,
and we are in Uptown which is in some ways the “urban” part of Sedona. The property was initially built in the 1980’s by the Evans family
and is the highest building in Uptown. The structure has a We are not on the creek like L’Auberge or nestled in the Red Rocks like
Enchantment. Furthermore, we are introducing repurposed shipping containers as a primary room type. Taking all this into consideration the
design is decidedly not “Creekside cottage.” While we have a lot to evolve in the specifics of the design, the end result should present as a
more contemporary design with a sense of elegant simplicity using natural materials all that highlight the expansive views.

The hotel in final form would include 82 rooms, a spa, and a restaurant with a completely renovated exterior tower, lobby, and pool. If we
are approved to move forward with our project as conceived, we believe we can deliver a high impact resort to a portion of Uptown that will
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benefit from this revitalization. We are confident, and in fact look forward to demonstrating, that we can do so in a manner that aligns with
the challenges Sedona is embracing; sustainable and responsible tourism that maximizes positive economic and minimizes the negative
impact.

Project Overview:

Site Overview

The project consists of two areas of work that we have been referring to as Site A and Site B. Site A (New Development) consists of a single
parcel of 2.94 net acres (please see Exhibit 1 ALTA recertification and parcel size verification) of relatively flat land at the base of the hill of
Site B. This lot is located at 45 Art Barn Lane in Sedona. The existing property (Site B - Legacy Property) consists of 2.94 net acres is located
at 400 North State Route 89A. The two properties are bounded by State Route 89A to the northwest, Art Barn Road to the northeast, a
currently vacant lot to the southeast and Arroyo Roble Drive to the southwest. Both properties are located within the Uptown CFA and zoned
L with the permitted use as Lodging and associated uses.

Site B consists of 7 separate parcels, and it is the intent of the property owner to combine these parcels (401-13-021, 022, 023, 024, 025, 029
and 4011-30-61A) into one contiguous parcel. Parcel 401-13-060G that makes up Site A will be maintained as an independent standalone
parcel.

Project Summary

The existing property (Legacy Property) was built in 1982 and includes 53 keys within the existing tower, 5 keys in the north building and 1
standalone “cabin” for 59 total existing keys plus 2.94 acres of vacant land existing on a separate APN. The five-story building is unique to
Sedona in that it was built prior to the City adopting its current LDC code and as a result, it is the only building of its height in the city limits.
The property also has a unique history of fragmented construction and ownership and has not had an exterior renovation in decades. The
proposed project will include a significant exterior renovation as well as a major interior renovation, the addition of 23 new keys per the
allowable density on the vacant land and the removal of two existing tower keys and one “cabin” to be replaced on the Legacy Property.
With the removal of 3 existing keys and the addition of 26 new freestanding casita to the remaining 52 existing keys the project’s proposed
program will total 82 rooms, a spa to be located within the existing Village Retail building, a new restaurant and a new Arts Plaza to be
operated in collaboration with the SAC during their events. Additionally, the project’s renovation of the existing tower will refresh the hotel’s
dated street presence and make a positive overall contribution to the look and feel of Uptown. The work to the existing tower will also
include adding a new pool area adjacent the existing pool and add a rooftop amenity deck.
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Sedona Land Development Code (LDC) highlights:

LDC Article 1: General Provisions
Applicable Article 1.6 D.2 Nonconforming Structures

The existing hotel has an interesting history; the concrete exterior walls, interior party wall, and concrete corridor floor were originally
constructed in the mid-1970s, with construction stopped due to a lack of funds shortly after. This shell sat partially completed and unused
until a renovation, which enclosed the structure and added the guestrooms, was initiated in 1981. The hotel has been in operation
continuously since. This construction occurred before the City’s adoption of the LDC or DREAM guidelines. Due to this history, the applicant
acknowledges that the existing hotel tower meets the City’s definition of a nonconforming structure. In addition to adding 23 new keys to
the property, which is the primary goal of the overall submittal, it is the ownership’s goal to sensitively update and upgrade this significant
structure within the community. We feel that the exterior modifications proposed to the existing structure fit within the framework of
“maintaining ... the nonconformity of the structure” and that the “cumulative increase in the gross floor area” is well below the 50% noted
and therefore will comply with subsection 5.7.B(3)b. Where possible it is our goal to bring the building into closer conformity with the LDC
and DREAM standards. Our proposed exterior modifications include:

Cleaning, removing applied detail, and repainting the entire structure.

Replacing and enlarging the guest side windows and existing sliding glass doors to enhance our guest’s views.
Adding a new elevator and restaurant to the north of the building.
Adding a roof deck.

Reconfiguring the existing porte cochere to create a more welcoming guest and street side experience

It is the development team’s position that these additions fall within the exceptions provided by LDC Section 2.24.E, Table 2.7 in that the

proposed roof deck does not extend beyond the height of the existing parapets and the height of proposed elevator is well below the
allowable height extension as measured from the existing parapet and the area is well under 5% of the overall roof area.
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Proposed Site Plan

Sedona Land Development Code
Land Development Code Standards

Article 1.6 Nonconformities
Nonconforming structures are subject to the following additional limitations:

(1) A nonconforming structure may only be expanded pursuant to Section 1.6.B(3), Maintenance and Minor Repair, and any such
expansion shall be in full compliance with this Code.

(2) No nonconforming structure may be enlarged or altered in a way that increases the nonconformity of the structure, but any
structure or portion of a structure may be altered to maintain or decrease the nonconformity of the structure. For exterior
modifications, alterations and repairs to a building or structure, if the total, cumulative increase in the gross floor area is less
than 50 percent or less than 25 percent for nonresidential and mixed uses, or if the total cumulative cost of any exterior
modification, alteration or repair is less than 25 percent of the valuation of the building as determined by the Director, in
accordance with the International Building Code, then the proposed exterior modification, alteration or repair must comply
with the standards prescribed in subsection 5.7.B(3)b. For all other exterior modifications, alterations or repairs, the entire
building or structure and associated parking must be in full conformance with the standards of the LDC.

Community Development Department Staff Comment
All new/proposed elements shall meet City code requirements. If the applicant believes certain sections of the building has legal
nonconforming rights, additional information on the existing and proposed conditions need to be provided to allow the Director to
determine if a legal nonconformity exists, and, if so, if the proposed condition is permitted. The renovations should be seeking to
bring the building into closer conformance with code requirements and shall not increase the degree of nonconformity.
Nonconformities shall be addressed on a case-by-case basis.

Applicant Response:
The proposed project includes renovating the existing 5-story hotel structure that started construction in the mid-1970s and was
completed in the mid-1980s. This structure is nonconforming in its current state in many ways, including height, color, and
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transparency of the 89A fagade. While the renovation cannot remedy all of the nonconforming height conditions, care has been
taken to reduce nonconformities where we can. Remedies for nonconformities include;
e  Removing the clay tile roof from the elevator tower, reducing the height by roughly 6’
e  Repainting the existing structures in a color with an LRV rating of less than 20%
e  Removing and reconfiguring the existing clay tile porte cochere. This change to the elevation brings the overall building
into conformity with the transparency requirements for facades along 89A.

(3) Enlargements, alterations, and repairs to nonconforming structures that would otherwise be permitted by this Code and that
would result in an increase to the flood damage potential shall require floodproofing or shall be elevated to or above the
regulatory flood elevation. For nonconforming residential structures, such structures shall be elevated to or above the
regulatory flood elevation and floodproofing shall not be an option to comply with these standards.

Applicant Response:

Improvements adjacent to the entrance of the existing hotel and the parking area in front of the new restaurant are being designed to direct
flow away from structures. Flow within the parking area in front of the new restaurant will be captured with a trench drain and piped down
to the new Jordan ditch location. The new restaurant and Casitas 1, 2, and 3 will have a finished floor elevation 1 foot above the base flood
elevation based on the 2021 Stormwater Master Plan mapping.

(5) When 50 percent or more of a structure is being painted, the color shall be in full conformance with the standards of
subsection 5.7.F(5). [Ord. 2023-03 § 1 (Exh. A), 4-25-23; Ord. 2020-04 § 1, 9-8-20 (Res. 2020-16)].

Applicant Response:
The new and existing structures will be painted following the subsection’s noted hue and LRV.

Article 2: Zoning Districts
LDC 2.16: Lodging L Lot and Building Standards

Lot LDC Standards (minimum) Proposed Project
A Width 60 feet 280’
Area 43,560 sq. ft. Total 229,560 sf (5.266 acres net)

Site A: 128,069 sf (2.96 acres net)
Site B: 101,297 sf (2.36 acres net)

Setbacks (minimum) LDC Standard Proposed Project
B Front 15 feet 93’ @ new construction
0’ @ existing non-conforming condition
C Side None 15’ @ new construction
0" @ existing non-conforming condition
Side, abutting street 10 feet 92’ @ new construction
0’ @ existing non-conforming condition
D Rear None 20
Height
Building height Max. 22’ above Natural Grade 16’ @ restaurant +/-11” @casitas
40’ max Overall Height 39’

Impervious Coverage (maximum)

Building coverage Allowed 60% (137,619 sf)
Site A Building Coverage Provided 12% (15,360 sf)
Site B Building Coverage Provided 27% (27,655 sf)
Impervious coverage Allowed 80% (188,492.8 sf)
Site A Impervious Coverage Provided 35.3% (35,803 sf)
Site B Impervious Coverage Provided 54.9% (70,396 sf)

Section 2.24 D Setbacks
b. Front Setback
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The line that defines the depth of the required front setback area. The front setback shall be parallel with the street line or future right-of-

way line.

Community Development Department Staff Comment
The porte-cochere extends over the front property line. While there may be nonconforming allowances based on its existing
location, it cannot extend beyond the property line. Provide additional information (location, height, size, etc.) of the existing porte-
cochere to allow for review and determination regarding legal nonconforming status and permissible renovations.

The code requires all posts meet the setback (15 feet from front property line) and the eave may project 5’ into the setback.

Applicant Response:

Per LDC Standard 2.16 B, the front setback is 15’ from the property line. Three existing structures are non-conforming with this
Standard: the existing freestanding hotel structure north of the tower, where no structural changes are being proposed; the existing
retail building south of the tower, where the only proposed changes are interior; and the existing hotel tower. The existing tower’s
porte cochere’s structural elements are located within 3 to 4 feet of the 89A property line. It is planned that the reconfigured porte
cochere would reuse these structural columns in their current location and shape. The two existing masonry columns are 4" wide
by 1’4” deep and just over 14’ tall as measured from the arrival, which is roughly 8 below the sidewalk along 89A. The Team has
reviewed moving this structure outside of the setback; however, this move would completely block all vehicular access to the
property. The proposed porte cochere has been designed to meet these columns and extend just one foot beyond the columns
while staying within the property line.

Section 2.24 E Building Heights
Community Development Department Staff Comment

a.

The information provided does not allow for a complete review of building heights. Once complete information is provided,
additional comments will be generated.

Provide a roof/height plan overlaid on a contour map with all roof ridges, eaves, and parapets labeled in the same format as
the contours. Contours must continue through building footprints. In addition to building elements, this plan should include
all patios, railings, walls, etc. In addition, address the following:

The roof plan is too busy. Site elements such as walkways, landscaping, furniture, etc. as well as hatching, solar panels, etc.,
should be removed.

Due to the size of the site, the roof plan may need to be provided on multiple sheets

Clearly differentiate between existing and proposed roof elements

The contours are only labeled on the edge of the roof plan and are difficult to follow. Ensure the contours are clearly labeled
and can be followed through the plan

All new elements shall meet height requirements. If a legal nonconformity exists (see Comment 8), the renovation cannot
increase the degree of nonconformity. Reduce height of all new elements to comply or provide sufficient information on
existing conditions to allow determinations to be made regarding legal nonconformities and potential for remodel

Based on the information provided, the restaurant building appears to exceed height requirements at the rear of the building.
The roof height of 4326’ is over the 4285’ contour, a height of 41’, which exceeds maximum height allowances. Review height
requirements and ensure buildings comply.

If buildings are applying alternate standards (LDC Section 2.24.E(4)), application of alternate standards needs to be clearly
shown on the plans.

As part of the remodel, the building should be updated to bring it into closer conformance with height requirements. This
includes, but is not limited, applying alternate standards by reducing the LRV of the building (maximum 20% permitted based
on size of main building; other buildings should reduce to 21% maximum) and reducing the largest unrelieved building plane
to no more than 200 square feet.

Applicant Response:

There are two existing non-conforming structures on the site, the retail building and the hotel tower. There are no significant
exterior changes proposed to the retail building. For the tower, while not significant, the overall height will be reduced by 5 to 6
feet with the proposed removal of the existing pitched tile roof at the elevator core. Additionally, the existing tower will be
repainted with colors that meet the required LRV maximum of 20%. All new structures meet the standards of Section 2.24 and
2.24.E2 specifically. The proposed casitas are all planned to sit on or slightly above grade with a height of 9’8", including the solar
panels. The restaurant building is roughly 16’ to the parapets (not including the mechanical screen per Table 2.7). The proposed
restaurant does have a roof sloping upwards towards the view to the east that occurs over a drop in grade. At its tallest point, this
roof eave is 39’ above the natural grade of 4287’, meeting the requirements of Section 2.24.E(2).
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An updated, enlarged roof plan with the requested elevation markers and reduction of detail for clarity has been added to the set
to document the statement noted above.

Article 3: Use Regulations
Section 3.2.E: Table of Allowed Uses

Applicant Response:
The site's existing zoning is L Lodging. The proposed additional uses for the site are allowed within this zoning district. These
proposed uses include additional lodging units at a density below the allowable rate, a new restaurant, repurposing the existing
buffet and meeting space as a spa, and updating the pool area.

The Proposed Project is divided into two Sites (Site A, New Work, and Site B, Existing Hotel). Site A will add 23 lodging units
(approximately 8 units per acre), consistent with the LDC density guidelines. Site B will maintain the existing unit density by
relocating 3 units out of the existing tower as new casitas. The three tower keys taken offline will be repurposed as staff support
and a small meeting room for guest and staff use.

Section 3.3.C: Use-Specific Standards - Commercial Uses
Section 3.3.C(7)b: Bar, Tavern, Lounge or Tasting Room (7) Bar, Tavern, Lounge, or Tasting Room

Applicant Response:
The proposed bar/lounge is an allowed accessory use to lodging.

Section 3.3.C(14)al: Generally: All Lodging

1. Building Length
All lodging uses shall comply with the maximum building length standards in Section 5.7.F(2)d, Building Length (Multifamily
Residential and Lodging Uses).

Applicant Response:

LDC Section 5.7.F(2)d states that buildings are limited to 200’ in length. The existing hotel tower is 134’9” and will be expanded by roughly
11’ (to 145’9”) with the addition of a new elevator to augment the existing capacity. The new restaurant building proposed just north of the
tower is designed at roughly 59’ in length. While not an addition to the hotel tower, the overall composition of the two structures is 193’ 8”
in length, fitting within the design guidelines.

Section 3.3.C(14)b.3: Lodging, Medium-Density
Shall not exceed a maximum density of eight lodging units per acre.

Applicant Response:
The project site is divided into two lots: Site A and Site B. Site A is where the majority of the new hotel keys are planned. In
accordance with the section referenced above, proposed Site A has a density of eight lodging units per acre, meeting the design
guidelines. Site B will maintain the existing unit density by relocating 3 units out of the existing tower as new casitas. The three
tower keys taken offline are being repurposed as staff support and a meeting room for guest and staff use.

Article 5: Development Standards

Section 5.3.A: Grading and Drainage
This section establishes standards that regulate earthwork construction, including excavation, embankments, grading, and drainage
on property located within the City, in order to reduce siltation into Oak Creek and to protect, preserve, and enhance the natural
environment, including natural landforms and vegetation.

5.3.A.1 Community Development Department Staff Comment
a. The proximity of this development to Oak Creek will make grading and drainage a significant issue during both the
construction phase and post-construction phase. Please ensure the documents submitted for comprehensive review
address both of these phases.
b. Use of permeable pavers in the parking areas and walkways is highly encouraged.

Applicant Response:
All stormwater will be collected in underground detention tanks, which will allow sediment to settle in the tank, and post-
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development discharge will be no more than the existing site discharge. Erosion control plan sheets will be provided.

The project proposes that all new parking areas and drive lanes are to be paved with stabilized gravel, except as required in the
ADA parking areas, which will be paved with concrete. Due to operational use and fire safety concerns, all internal walkways and
cart paths will be made of concrete or grouted flagstone to facilitate housekeeping, valet, and emergency access. While the
pedestrian walkways are constructed of non-permeable materials, the project still falls well below the code requirement for non-
pervious site coverage.

Section 5.4: Access, Connectivity, and Circulation
Section 5.4.E(5): Driveways and Access
Community Development Department Staff Comment
a. Circulation Plan:
Include Loading Operations (LDC Section 5.4.C)
Include the conceptual site plan for the Ambiente Creekside
b. Street Connectivity and Cross Access between adjacent uses
A connection from Arroyo Roble Drive to Art Barn Road needs to be provided. Some sheets show an access easement,
butitis not shown on all the plans and is not included in the circulation plan. Indicate how this connection will be provided
(easement, dedication, etc).
Show how the circulation for this hotel will tie into the circulation for the Ambiente Creekside project as well as the Arroyo
Roble Timeshares to the south.

Pedestrian and Bicycle Circulation: Show how pedestrian/bicycle traffic will be accommodated throughout the site plan
and how it will tie into existing pedestrian/bicycle infrastructure. See LDC Section 5.4.H for the areas that will need to
connect for pedestrian circulation.

Applicant Response:
The conceptual site plan for the Ambiente project has been added to the circulation plan (A11); however, the Hotel Sedona team
cannot confirm that the Ambiente plan has not been revised since it was last posted.

After discussions with AZ Water and Sedona Wastewater, it was determined that Art Barn Lane should be maintained as emergency
access through the site for large utility vehicles in the case of major maintenance. The site plan has been revised to reflect this. This
new throughway is not intended as public access and will be signed and detailed as such. Access through the site is intended only
for guests and emergency traffic, and utility access. A ten-foot-wide pedestrian access path was discussed as following the northern
boundary along Art Barn Road; however, a neighboring development has proposed that their project could better accommodate
the Creekside access. In response to this, the path has been removed from this project. All other perimeter pedestrian/bicycle
infrastructure will be maintained as it currently exists.

Section 5.4.H(5): Shared-Use Trails
H. Pedestrian and Bicycle Circulation (5) Shared-Use Trails
Shared-use trails, separated from automobile traffic, are encouraged to enhance pedestrian and bicycle travel.
6. Trails and pathways shall be surfaced with gravel or other permeable surfacing and be designed to blend with the
natural environment and rural character, except where necessary to meet ADA requirements, or where determined to
be infeasible, for the scope of the project, or where the Fire District requires a different material.

Applicant Response:
Through the development of the site and that of the neighboring proposed development, it was determined that connectivity
between 89A and the Creekside trail would be better served by moving the proposed 10’ pedestrian easement onto the neighboring
development and has been removed from this project.

Section 5.5: Off-Street Parking and Loading

C. Calculation of Parking and Loading Requirements

(5) Discretionary Requirements Based on Demand Study
Uses that reference this subsection in Table 5.2, Required Off-Street Parking Spaces, have widely varying parking and loading
demand characteristics, making it difficult to specify a single off-street parking or loading standard. Upon receiving an application
for a use subject to this subsection, the Director shall apply the off-street parking and loading standards on the basis of a parking
and loading demand study prepared by the applicant. Such a study shall estimate parking demand for the proposed use based on
the recommendations of the Institute of Traffic Engineers (ITE), Urban Land Institute, the International Council of Shopping Centers,
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the American Planning Association, or other acceptable source of parking demand data for uses and/or combinations of uses of
comparable activities, scale, bulk, area, and location.

Applicant Response:
Please refer to the Parking Needs Study prepared by Kimley-Horn and Associates, Inc. for parking calculations. Based on the findings
of this study, Kimley-Horn Associates, Inc., recommends a total supply of at least 101 parking spaces to address the projected peak-
hour shared parking needs. The proposed parking supply of 116 stalls will fully accommodate peak demand onsite while adhering
to the land use efficiency, conservation, and sustainability principles emphasized by the City of Sedona. A total of 116 parking
spaces are proposed on-site. Valet parking will also be available for hotel guests, wellness spa guests, restaurant patrons, and event
attendees.

D. Minimum Off-Street Parking Spaces Required
(1) Minimum Required Off-Street Parking

Applicant Response:

As individual and primary uses, a total of 162 parking stalls would be required. However, this number is calculated before
considering the shared use of parking between the hotel and accessory uses, such as the restaurant and wellness spa, that are
patronized primarily by hotel guests, and the retail space, which is primarily patronized through walk-up traffic. Based on the
findings of the Parking Needs Study, Kimley-Horn recommends a total supply of at least 96 parking stalls to address the hotel’s
projected peak-hour shared parking needs. The report notes a very conservative on-site capture rate of 10% for the restaurant and
an internal guest capture rate of 30% for the spa and retail space along 89A. The captive rate is an internal calculation based on
the Urban Land Institute (ULI) model that compares the projected number of hotel guests to the amount of spa, restaurant, or
meeting square footage. In the effort to create the most accurate parking model Kimley-Horn Associates, Inc., had staff on site
studying the patterns of use for the existing hotel and retail space to develop the included study.

(2) Accessible Parking
The number and design of accessible parking spaces shall be pursuant to the International Building Code (IBC) as adopted in the Sedona City
Code and the Americans with Disabilities Act (ADA), as amended.

Applicant Response:
The project will adhere to the requirements of the IBC as adopted in the Sedona City Code and ADA when considering the number
and design of accessible parking spaces. Of the 116 proposed parking spaces, five (5) are accessible parking spaces, including 1 van
accessible space as required by code.

(3) Bicycle Parking
a. Minimum Required Bicycle Parking
Unless exempted by Section 5.5.D(3)b, all multifamily and nonresidential development shall provide off-street bicycle
parking spaces at a ratio of one bicycle parking space per 10 vehicle parking spaces, with no development providing less
than two bicycle parking spaces.

b. Bicycle Parking Reduction The Director may reduce the number of bicycle parking spaces required due to building site
characteristics.

c. Bicycle Parking Location and Design
1. Location

Required off-street bicycle parking spaces shall be provided with bike racks, bike lockers, or similar parking facilities that

comply with the following standards:
i Located in a visible, well-lit ground-level area;
ii. ii. Conveniently accessible to the primary entrances of a development’s principal building(s);
iii. iii. Does not interfere with pedestrian traffic; and
iv. iv. Is protected from conflicts with vehicular traffic.

2. Multiple Building Developments
For developments with multiple buildings, bicycle parking shall be distributed evenly among principal buildings.
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3. Design
i. Bicycle parking areas shall not be used for any other purposes.
ii. Bicycle parking spaces shall be installed using bicycle racks that are effective for storage and are permanently anchored to a hard
surface.

Applicant Response:
Please refer to the Circulation Plan, Sheet A11, where the locations of bicycle parking are provided at two locations on the site. Per
LDC Section 5.5.D (3), unless exempted by Section 5.5.D(3)b, all multifamily and non-residential developments shall provide off-
street bicycle parking spaces at a ratio of one bicycle parking space per 10 vehicle parking spaces, with no development providing
less than two bicycle parking spaces. Based on this calculation, 12 bicycle spaces are required on site. 14 secured bicycle spaces
have been provided on site, at two locations.

(4) Bus and Large Vehicle Parking
a. For parking lots with a capacity of more than 50 parking spaces, applicants shall demonstrate ability to accommodate parking for
buses, recreational vehicles, and other large, oversized vehicles.

b. If separate oversized parking spaces are provided to accommodate buses and large vehicles, each oversized parking space may
be credited as six standard spaces to satisfy the required number of off-street parking spaces.

Applicant Response:
As noted on the Circulation Plan Sheet Al1, one parking area for buses, recreational vehicles, and other large, oversized vehicles
has been provided in the parking area just south of the spa/retail building. This oversized parking space is credited as six standard
spaces to satisfy the required number of off-street parking spaces for the project, as noted in the section above.

E. Parking Alternatives, Credits, and Adjustments
(2) Shared Parking or Off-Site Parking
The Director may approve shared parking and/or off-site parking for developments and/or uses with different operating hours or
different peak business periods, if the shared and/or off-site parking complies with the following:
b. Parking and Loading Demand Study Required
1. Shared and/or off-site parking shall only be approved if the applicant clearly demonstrates the feasibility of
shared and/or off-site parking through a parking and loading demand study. Such study shall be prepared
pursuant to Section 5.5.C(5), Discretionary Requirement Based on Demand Study.
2. For shared parking, separate uses located on the same or adjacent properties which are not operated
simultaneously, a shared parking arrangement may be allowed if it is in accordance with the Institute of
Transportation Engineers (ITE) Standards for shared parking (current edition) and the Urban Land Institute
publication Shared Parking Second Edition (2005, Mary S. Smith et al.) and approved by the Director.

Applicant Response:

As individual and primary uses, a total of 162 parking stalls would be required. However, this number is calculated before
considering the shared use of parking between the hotel and accessory uses, such as the restaurant and wellness spa, that are
patronized primarily by hotel guests, and the retail space, which is primarily patronized through walk-up traffic. Based on the
findings of the Parking Needs Study, Kimley-Horn recommends a total supply of at least 96 parking stalls to address the hotel’s
projected peak-hour shared parking needs. The report notes a very conservative on-site capture rate of 10% for the restaurant and
an internal guest capture rate of 30% for the spa and retail space along 89A. The captive rate is an internal calculation based on
the Urban Land Institute (ULI) model that compares the projected number of hotel guests to the amount of spa, restaurant, or
meeting square footage. In the effort to create the most accurate parking model, Kimley-Horn Associates, Inc., had staff on site
studying the patterns of use for the existing hotel and retail space to develop the included study.

Section 5.6: Landscaping, Buffering, and Screening
C. Landscaping and Buffering
(1) General Landscaping Standards
a. Site Area Landscaping
1. Any part of a site not used for buildings, parking, driveways, walkways, utilities, or approved storage areas shall be
retained in a natural state, reclaimed to its natural state, or landscaped pursuant to the standards in this Section 5.6.

Applicant Response:
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All landscaped areas disturbed have been landscaped in accordance with the city standards. Please reference the landscape
drawings provided.

2. Required landscaped areas shall be planted at a minimum rate of one tree and three shrubs per 400 square feet.

5.6.C(1) Community Development Department Staff Comment
The landscape plan is less than 50% native. Revise plant list and quantities to ensure a minimum of 50% native, as listed on the
City’s Plant List, available online at the following link:
https://www.sedonaaz.gov/home/showpublisheddocument/36508/638530877637770000

Applicant Response:
The proposed plant list has been updated accordingly to meet the city standards and requirements. Please refer to the revised
plant legend provided on the landscape drawings.

b. Landscape Materials
1. Native Plant Species
A minimum of 50 percent of the plants on a development site shall be native species identified in the Administrative
Manual.

5.6.C(1) Community Development Department Staff Comment
A number of the plant species chosen are not on the City’s Native or Adaptive Plant list. Consider revising the plant list to increase
the number of species chosen from the City’s list.

Applicant Response:
The plant palette has been adjusted to include more species that align with the city’s planting list. Please reference the revised
landscape drawings provided.

3. Adaptive Plant Species
Adaptive plant species identified in the Administrative Manual shall be used for the balance of plants on a development
site that are not native species required in Section 5.6.C(1)b.1.

Applicant Response:
The plant palette has been adjusted to include more species that align with the city’s planting list. Please reference the revised
landscape drawings provided.

4. Nonnative and Nonadaptive Plant Species
The Director may approve the use of plant species that are not identified in the Administrative Manual after the applicant
demonstrates such plant species have low water usage, are drought tolerant, and freeze resistant. These plant species
shall not be substituted for the required native plant species required in Section 5.6.C(1)b.1.

5.6.C(4) Community Development Department Staff Comment
A number of the plant species chosen are not on the City’s Native or Adaptive Plant list. Consider revising the plant list to increase

the number of species chosen from the City’s list.

Applicant Response:
Landscape drawings have been updated to include as many plants as possible listed within the city’s suggested list.

6. Ground Cover
Loose ground covers shall be contained by a curb, depressed construction, or other suitable alternative to contain the

materials within the landscape area.

Applicant Response:
Groundcovers have been used in a limited fashion and in appropriately contained locations meeting the city’s standards.

c. Landscape Variety: Vegetation shown on the landscape plan shall meet the following standards:
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1. For development sites 5,000 square feet or larger, a minimum of five different plant species shall be used in the
overall development site landscape plan; and

Applicant Response:
A variety of plant materials have been selected for the project, and more than five different species have been selected.
Please reference the revised landscape drawings.

2. No one plant species shall comprise more than 50 percent of the quantity of required landscape materials.
Applicant Response:
Quantities are provided within the plant legend noted on L-101 through 104, and no plant material comprises more than 50 percent of

the quantity.

d. Minimum Plant Specifications : All vegetation installed to satisfy the requirements of this section shall meet the following
minimum size requirements at the time of planting:

Plant Type Minimum Size
Evergreen trees 8 feet tall
Deciduous Trees 2-inch caliper
Shrubs 2 feet tall

Applicant Response:
The landscape legend provides proposed plant material sizes, and utilizing Arizona Nursery Stock Standards, the sizes are being
met. Further plant specifications will be provided in the permit drawings.

e. Protecting Visibility Triangles : Landscaping shall meet all required standards in Section 5.4.F, Visibility Triangles.

Applicant Response:
Site Visibility Triangles have been added to the proposed landscape drawings. The current conditions at Arroyo Robles and
Highway 89A are being maintained as is. The intersection of the parking lot drive and Art Barn Road illustrates compliance.
The main entry drive from Highway 89A is being maintained in the existing condition and in current compliance.

f.  Protection from Vehicles
All landscaped areas shall be protected from vehicular encroachment by curbs, wheel stops, or other barriers located two feet
outside the landscaped area, with openings to accommodate surface collection of stormwater runoff.

Applicant Response:
A combination of vertical curbs and curb stops is being provided in all parking lots for protection from pedestrian circulation
and landscaped areas. Please refer to the grading and drainage drawings for all proposed stormwater runoff collection.

g. Coordinated Development
Where development is coordinated on two or more abutting sites, or where multiple parking areas are located on a single lot,
or on planned development areas controlled by site plans, landscaping requirements shall be based on the entire development
site, unless otherwise approved by the decision-making body.

Applicant Response:
Please reference the parking calculation table included on the landscape cover. The existing parking lots have been
supplemented to meet the City landscape codes, and the proposed parking utilizes a permeable surface and meets all
applicable landscape codes.

h. Existing Vegetation Credit and Bonus
1. If existing native and/or adaptive species of vegetation identified in the Administrative Manual meet the location
requirements and intent of landscaping, buffering, or screening required in this Section 5.6, the preservation of that
existing vegetation may be credited toward the landscaping, buffering, or screening materials required by this Section
5.6.
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Applicant Response:
Requirement noted.
3. Allexisting vegetation preserved and used for credit against the requirements for new vegetation shall be protected
during construction by a fence erected one foot beyond the drip line of the vegetation or pursuant to the standards
in Section 5.6.C(5)c.

Applicant Response:
Requirement noted.
1. Preserved vegetation may be credited only one time toward any one buffer, screen, or other landscape requirement.

Applicant Response:
Requirement noted. Preserved tree calculations are provided on the landscape cover (LC-01), inventory plans (LI-101
&102), and landscape drawings (L-101-104).

5.6.C Community Development Department Staff Comment
190 trees are required and 186 are provided. Credit for trees to be saved needs to be included on the plant legend. A separate
sheet showing trees to be saved is not necessary

Applicant Response:
It is our understanding that a total of 253 trees is required for this project. A total of 137 new trees are proposed, and there is a
total of 116 tree credits through preserved in place trees included within the attached drawings

4. Shrubs and other vegetation that meet the minimum size requirements in Section 5.6.C(1)d shall be credited on a
one-to-one basis.

Applicant Response:
Requirement noted.
5. Trees shall be credited according to the following criteria in the quantities shown in Table 5.5.

Applicant Response:
Preserved Tree Credit calculations are provided on the landscape cover and within the landscape
Sheets

6. If preserved trees are removed, the applicant is responsible for providing the number of trees that were credited by
the removed tree.

Applicant Response:
Requirement noted. The project will comply in case a preserved tree is removed.

i. Planting Near Utilities
1. Trees and shrubs shall not be planted in utility easements unless there is no other practicable location on the lot where
the landscaping would achieve its intended purpose. The Director may adjust the location of required landscaping to
avoid utility easements; provided, that the total amount of landscaping and buffering required is not reduced.

Applicant Response:
Utility Easements have been labeled within the landscape sheets. Trees have been restricted from these easements.
Shrubs are provided to meet the parking and buffering requirements.

2. Trees shall not be planted within 10 feet of the centerline of a sewer or water line.

Applicant Response:
Requirement noted. The project will comply.
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3. Trees or shrubs planted within utility easements shall comply with the standards of the utility provider to minimize
effects on facility’s maintenance and repair.

Applicant Response:
Requirement noted. The project will comply.

4. To avoid conflicts, new trees planted near Arizona Public Service (APS) overhead facilities shall be no taller than 25 feet
in height at maturity.

Applicant Response:
Requirement noted.

5. All screening and vegetation surrounding ground-mounted transformers and utility pads shall provide 10 feet of
clearance in front of access doors, and two feet on all other sides to ensure the safety of the work crews and public during
maintenance and repair.

Applicant Response:
Requirement noted. Please reference sheet L-104 for ground-mounted transformer location and proposed screening around the
transformer.

j. Storm Water Management Features
1. Required landscape and buffer areas shall be designed to serve as stormwater management areas to the maximum extent
practicable and consistent with their required locations and vegetation.
2. Areas created to meet storm water management requirements of the City or a governmental entity, and located in a required
side or rear setback area buffer or in a parking lot, shall be counted toward required landscaping and buffering in those areas,
provided the area includes vegetation required by this Section 5.6.

Applicant Response:
Requirement noted and will comply. Please refer to the grading and drainage drawings for the complete stormwater management
design. Where space allows, rainwater harvesting areas have been provided before conveying the stormwater into an underground
stormwater facility. On the northern portion of the site, the historic Jordan Ditch is being enhanced to convey the stormwater
before conveyance in the underground stormwater tanks.

k. Water Conservation
1. Lawn or turf area shall not exceed 10 percent of the overall landscape area of a project site, except within the 500-year floodplain
of Oak Creek as designated by FEMA.

Applicant Response:
There is currently no lawn or live turf proposed on the project. A portion of artificial turf is being proposed within the casita central
amenity as noted within the landscape drawings.

2. The Director may allow greater areas of lawn or turf if it can be demonstrated that the grass species and irrigation methods will
not demand high water usage.

Applicant Response:
Please refer to the response above regarding the turf.

|. Water Features
Water features used for landscaping and design amenities, except for misting devices, shall recirculate water.

Applicant Response:
If water features are introduced in the project, recirculation systems will be provided for them.

(2) Minimum Landscaping Required
a. Street Frontage Landscaping
1. Frontage Landscaping
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Exceptin Single-Family Residential and Open Spaces zoning districts, a landscape area shall be established along all streets
between the public right-of-way and any buildings, parking lots, loading areas, storage areas, screening walls or fences,
or other improvements in association with any use. Any area within a required front and exterior side setback area that
is not occupied by improvements associated with the primary use shall be landscaped.

Applicant Response:
The area within the right-of-way between 89A and the project is currently maintained by the City of Sedona as part of
the overall Downtown sidewalk maintenance. The area south of this property line is screened by a retaining wall and
grade drop that varies along the frontage between 9 feet and 2 feet. The existing landscape along Highway 89A is planned
to be preserved in its existing condition. The right-of-way along Arroyo Roble landscape has been supplemented and
noted within the proposed landscape drawings. The right-of-way along the project’s frontage along Art Barn Road will
be landscaped and screened with an undulating site wall that maintains a height of 4’ along its length.

2. Parking Lot Screening Adjacent to a Street Frontage

Off-street parking areas in multifamily residential, mixed-use, and commercial development projects shall be screened

from all frontages facing a public or private right-of-way,exclusive of driveways, according to the following standards:
i.A landscape buffer a minimum of five feet in width; or
ii. A landscaped earthen berm a minimum of three feet in height with a slope no greater than 3:1 (see Figure 5-
4); or
iii. An opaque decorative wall a minimum of three feet in height with openings six to
eight feet wide to allow passage of bicycles and pedestrians from the street into the parking area (see Figure 5-
5); or
iv. Any combination of the above screening treatments.

Applicant Response:
All new and existing parking spaces are sufficiently screened from all rights-of-way. Parking along the access drive from
Art Barn Road is held back by 30’ with sufficient landscape within that setback to screen the parking. The new parking
field at the southern portion of Site A is screened from the timeshare development to the south by an existing 6’ high
masonry wall. The parking adjacent to Highway 89A is screened through the use of the existing grade change. The parking
from Arroyo Robles is an existing parking lot. These parking lots are to remain to maximize the parking count, but the
landscape and lighting have been supplemented to meet the Sedona codes.

3. Landscaping in a Public Right-of-Way
i. Prior to the installation of landscaping within the public right-of-way, an encroachment permit from the appropriate public
authority owning or controlling such right-of-way shall be submitted with the landscape plan.
ii. Maintenance, including weed control, of landscaping installed within the public right-of-way shall be the responsibility of
the installer/owner or lessee/contractor.

Applicant Response:
Requirement noted and will comply.

b. Parking Lot Landscaping
Landscaping is required to reduce the visual impacts created by parking areas in multifamily residential, mixed-use, and commercial
development projects.

1. Parking Lot Screening Adjacent to a Residential Zoning District Off-street parking areas in mixed-use, commercial, and
industrial development projects that are located adjacent to properties with single-family residential or duplex dwelling uses
shall be screened according to the following standards:

i. A landscape buffer a minimum of 10 feet in width, measured inward from the property line on all sides of the property
abutting the single-family or duplex dwelling use; or
ii. A solid wall or fence no less than six feet in height.

Applicant Response:
As noted above
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2. Parking Lot Landscape Islands
Landscaped islands shall be included to break up parking rows. The interior area of parking lots shall be landscaped according to
the following standards:
i. Number of Landscape Islands Required
A minimum of 10 percent of the site area devoted to parking shall consist of landscaped islands; provided, however, that
if permeable paving is used in all parking spaces, the minimum landscaped islands percentage may be reduced to five
percent.

Applicant Response:
Please reference the landscape coverage in the parking lot calculation table. The existing parking lots are to remain with existing
conditions, with impervious surfaces, and are listed as one calculation. The new proposed parking lots in the casita area are
proposed to be installed with a permeable surface, so those are listed as a separate calculation. Both meet the city’s code
requirements. Note that there are utilities and easements present within the casita parking area. Additional landscape
supplementation within the new parking areas will be limited to maintain compliance with the utility safety buffer and utility
easement requirements. Also, please reference the landscape sheets for the limits of the parking calculations have been noted.

ii. Landscape Island Size and Location Requirements
a. Landscape islands shall be sufficient size to accommodate required landscaping. No landscaped island shall
be less than five feet in length or width and a minimum of 50 square feet.
b. Landscape islands shall be provided in parking areas along the ends of parking rows, adjacent to lot lines, and
used to define the location and pattern of primary internal access drives.

Applicant Response:
Please refer to Sheet L-100 for the parking lot area landscape island tabulation. Any areas less than 5’ in width were not included
in the landscape area square footage. All new islands being introduced meet City requirements.

5.6.C Community Development Department Staff Comment
Clearly show which areas are being counted towards the total parking area and total parking area landscaping.

iii. Landscape Island Planting and Tree Requirements
a. Exclusive of perimeter landscaping and street trees, landscape islands shall each contain a minimum of one tree and
three shrubs per 400 square feet.
b. A minimum of 75 percent of the required parking area trees shall be deciduous canopy-type shade trees.

Applicant Response:
Please reference the parking lot calculation table on the landscape cover. Following the city requirements, the site meets
the required calculations.

c. Installation
Prior to the issuance of a Certificate of Occupancy, the applicant shall:
1. Satisfactorily pass a site inspection by a City official that verifies the development site complies with the standards in
this Section 5.6; or
2. Provide surety acceptable to the City and equal to 125 percent of the total cost of landscaping improvements in
accordance with a written estimate, prepared by a landscape architect or other landscape designer, based on the
approved landscaping plan. A signed conditional Certificate of Occupancy agreement with the City shall accompany the
surety and estimate.

Applicant Response: Requirement noted and will comply.
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c. Landscape Irrigation
All required landscaped areas shall be provided with a permanent and adequate means of underground irrigation.

Applicant Response:
Requirement noted and will comply.

d. Landscape Maintenance

It shall be the responsibility of the owner, lessee, heirs, assigns, agent, homeowners association or other liable entity of the property

to permanently maintain all approved landscaping in accordance with the approved landscape plan.
1. Required maintenance shall include regular watering, pruning, mowing, fertilizing, clearing of debris and weeds,
removal and replacement of dead plants and repair and replacement of irrigation systems and architectural features.
2. Any required plant materials not surviving shall be replaced with plants of the same size, variety, and quality as those
removed within 30 days of their demise or in the next planting period. This requirement may be waived by the Director
if the remaining landscaping on site satisfies the minimum landscaping requirements.
3. Failure to maintain approved landscaping shall constitute a violation of this LDC.
4. Maintenance of landscaping within the public right-of-way shall be included in accordance with the terms of
encroachment permits authorizing such landscaping.
5. All plants shall be allowed to grow in natural patterns. Over-pruning or pruning plants into unnatural shapes is
prohibited.
6. Vegetation shall be selected, placed, and maintained, so that at maturity it does not interfere with utility lines,
buildings, traffic sight lines, vehicular parking, pedestrian circulation, and property rights of adjacent owners, and would
not significantly damage or create upheaval of sidewalks and pavement.

Applicant Response: The requirement was noted, and the project will comply.

(5) Tree Preservation and Protection
1. Plan Required
1. No existing trees on any lot or parcel shall be removed and no person shall strip, excavate, grade, or otherwise remove
topsoil from a site without a site development plan, a tree removal plan, a grading plan, or a landscape plan.
2. The City may retain the services of a qualified arborist as deemed necessary to assist in the review process. The cost of
the arborist’s review shall be paid by the applicant requesting the tree removal.

Applicant Response:

The majority of the site had been stripped many years before this project was proposed and has been maintained as such
for close to thirty years. It is the Team’s goal to return the lower site to a much more natural planting palette. Please refer
to the tree inventory plan for all preserved in place trees noted to remain in place. We understand that a qualified arborist
may be retained to assist in the review process, and the cost of the arborist’s review shall be paid by the Applicant. An
arborist has been engaged to study the viability of one of the few remaining original apple trees on the site. It has been
determined that this tree is of a significant age and has gone fallow. To maintain this Sedona heritage, grafts have been
successfully recovered from this tree and are currently being propagated in a Flagstaff greenhouse until they can be
reintroduced to the site.

2. Tree Removal Plan Requirements
No existing trees shall be removed from any lot or parcel except those that meet one or more of the following criteria:

1. The tree is located in an area where structures or improvements will be placed and non-removal would unreasonably
restrict the economically beneficial use of the lot or parcel; or
2. The tree must be removed because it is dead, diseased, injured, in danger of damaging existing or proposed structures,
or abuts or overhangs a building so as to interfere with the growth of other trees or existing utilities, create unsafe vision
clearance, or conflicts with other ordinances or regulations; or
3. The tree is identified on an adopted city, county, or state list of trees that are invasive species, exotic, noxious, or
discouraged tree species for the Sedona area; or
4. The tree is a potential fire hazard.

Applicant Response:
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Please refer to Sheet LI-100 to LI-102 for the proposed tree inventory plans for a tabulation of trees preserved in place,
removed, and relocated. All trees that are dead, diseased, injured, with damage potential, or invasive are identified for
removal.

3. Tree Protection During Construction Activities
Trees not specifically authorized for removal from a property shall be protected during construction activities to prevent root
damage, soil compaction, and trunk damage. The following standards shall apply:
1. Generally
i. All trees which are to be saved within the construction envelope shall be fenced during construction to avoid
compaction of the root system, and low branches from being broken.
ii. Protective fencing and barriers shall be no smaller than one foot past the diameter of the dripline of the tree to
be saved and shall be a minimum of three feet in height.

Applicant Response:
Requirement noted and will comply. For trees close to proposed improvements, exemption #2i. below is requested to maximize
tree preservation on site.

2. Exemptions : Trees within five feet of a structure’s walls or trees that overhang a driveway or patio are exempt from
this requirement; provided:

i. That six or more inches of gravel is placed over that portion of the dripline to reduce compaction damage; and

ii. It can be demonstrated that construction activities would be unduly hindered by the fencing requirement.

Applicant Response:
For trees close to proposed improvements, the exemption #2i. above will be complied with to maximize tree preservation
on site.

4. Tree Replacement Required
1. If any existing trees are removed that do not meet the criteria in Section 5.6.C(5)b, Tree Removal Plan Requirements,
new or transplanted trees shall be planted on the property in the same quantity as those removed and shall meet the
minimum plant size requirements in Section 5.6.C(1)d.
2. This requirement may be waived by the Director if the remaining trees on site satisfy the minimum tree planting
requirements.

Applicant Response:
Please refer to the tree inventory drawings for a tabulation of trees preserved in place, removed, and relocated.

5. Disposal of Removed Trees: Trees that are cut down shall be removed from the lot or parcel within two weeks, chipped
on site, or cut and stored for firewood on the property in a manner that does not encourage the propagation of insects
or risk of wildfire. [Res. 2019-19 Exh. A, 10-8-19].

Applicant Response:
Requirement noted and will comply.

5.6.C Community Development Department Staff Comment
The landscaping area on the southern side of the site is shown outside of the site boundaries. Adjust plans to ensure all required
landscaping is located on the project site.

Applicant Response:
Ownership has entered into an agreement with the neighboring Timeshare property to maintain and landscape the 10-foot-wide
strip of land between the adjoining property line and the existing site wall. This area is currently an access and utility easement that
is of no practical use to the Arroyo Roble Resort and would leave this area barren otherwise, and a blight to the new hotel project.
This agreement allows for both the landscaping of this area and authorizes the utilization of this area for parking as well. This action
maintains and improves utility access through the site while beautifying an otherwise unused area.
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D. Screening

(1) Roof-Mounted Mechanical Equipment
a. Roof-mounted mechanical equipment shall be screened by a parapet wall or similar feature that is an integral part of the
building’s architectural design.
b. The parapet wall or similar feature shall be sufficient to screen the mechanical equipment from all sides when viewed from
ground level.
c. The color of roof-mounted equipment and vents shall comply with exterior color standards in Section 5.7.F(5), Building Color,
and compatible with the roof or adjacent wall color, screened, or integrated into the design of the structure.
d. Facilities for the operation of active or passive solar energy systems and other alternate energy systems shall be exempt from
the screening requirements.

5.6.D Community Development Department Staff Comment
Show location of all exterior mechanical equipment and ensure proper screening is provided

Applicant Response:
There are very few exterior mechanical units on the project. Two existing ground-mounted units support the tower’s lobby and
back-of-house spaces. These units are located on the site plan just north of the hotel tower within a walled service yard. The
restaurant’s mechanical equipment is noted on the architectural roof plan (A9 & A10), screened in a way that augments the
building’s architectural composition. All other mechanical systems for the hotel rooms, casitas, and service sheds are located within
the unit. Specifically, in the case of the casitas, the condenser is located within a screened mechanical room noted on the casita
floor plans.

(2) Ground-Mounted Mechanical Equipment
a. Outdoor ground-mounted mechanical equipment (e.g., subpanels, air conditioners, heating, cooling and ventilating
equipment, kitchen hoods and vents, swimming pool equipment, pumps and heaters, propane tanks), and all other
mechanical equipment shall be located where it is not visible from public open space, public trails, public streets, or from
adjacent properties to the maximum extent practicable.
b. In cases when ground-mounted mechanical equipment is visible from a public open space, public trail, public street, or
adjacent property, the equipment shall be screened from view by a solid wall or fence or a vegetative screen that satisfies
the following criteria:
1. The wall or fence shall be of a height equal to or greater than the height of the mechanical equipment being
screened and shall be compatible with the architecture and landscaping of the development; or
2. The vegetative screen shall be planted along the full length of the equipment to be screened and shall be of
a height equal to or greater than the height of the equipment to be screened at the time of planting.
c. Screening of ground-mounted solar energy equipment is not required when it can be clearly demonstrated
that required screening would reduce the efficiency or effectiveness of the solar energy equipment.

Applicant Response:
In addition to the equipment noted above, the pool equipment will be located within the basement level of the restaurant, with
fresh air requirements accommodated with screened openings. Solar panels located on the roofs of the casitas will not be screened.

(3) Loading, Service and Refuse Areas

a. Outdoor loading, service, and refuse areas shall be integrated into the building design if possible, or shall be located
where they are not visible from public open space, public trails, public streets, or from adjacent properties, to the
maximum extent practicable.

b. In cases when loading, service, and refuse areas are visible from a public open space, public trail, public street, or
adjacent property, the loading, service, and refuse areas shall be screened from view by a solid wall or fence a minimum
of eight feet in height that incorporates at least one of the primary materials and colors of the nearest wall of the primary
building (but excluding unfinished CMU block). Dense, mature landscaping may be used to satisfy the screening
requirement with approval by the Director, providing the screening achieves a similar level of screening as the previous
options.

Applicant Response:
Outdoor loading, service, and refuse areas have been addressed consistent with the way the hotel has functioned for over 20 years.
An additional refuse area has been added adjacent to the existing refuse enclosure and detailed similarly. This new enclosure has
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been sized to accommodate a small commercial compactor. Additionally, there are four small service “sheds” located around the
perimeter of the Site A casitas. These sheds have interior accommodations for short-term laundry and refuse storage.

Outdoor loading for large vehicles has traditionally been accommodated from a large pull-off parking space directly off 89A. This
space has served both the hotel and the retail building. Service to the existing hotel has been improved by moving housekeeping
and engineering out of the basement of the hotel to the basement of the retail spa building, allowing for direct access for trucks
that can navigate exiting the property from Arroyo Roble Drive. These spaces are noted on the Circulation plan.

(4) Outdoor Storage Areas
a. Outdoor storage areas that are adjacent to a residential zoning district, a lot containing a residential use in a mixed-
use zoning district, public open space, public trail, or public street, shall be screened from view by a solid wall or fence.
Dense, mature landscaping may be used to satisfy the screening requirement with approval by the Director, providing
the screening achieves a similar level of screening as the previous options.
b. The wall or fence shall be a minimum of six feet in height, but in any event the wall or fence shall be higher than the
screened outdoor storage and 100 percent opaque.
c. The fence or wall design shall incorporate at least one of the primary materials and colors of the nearest wall of the
primary building (but excluding unfinished CMU block).

Applicant Response:
There are no outdoor staging areas proposed for the project.

E. Fences and Walls

5.6.E Community Development Department Staff Comment
Ensure height/roof plan includes heights for all walls, retaining walls, railings, etc., and that all of these elements meet the height
requirements in this section.

Applicant Response:
Heights have been noted on the roof plan.

(3) Height and Location
a. Front Setback Area
Walls and fences within a required front setback area shall not exceed four feet in height, with the following exceptions:
Properties in the CF and IN zoning districts may install a fence up to six feet in height within the front setback area.
Properties in the RS-70 and RS-35 zoning districts may install a fence that is a minimum 50 percent transparent up to six
feet in height within a required front setback area.

Applicant Response:
No walls within the front setback area exceed four feet in height as seen from 89A. See below.

d. Fences and Walls Outside of Required Setbacks
Any fence or wall that is not located within a required setback shall comply with the maximum height requirements for
primary structures and buildings.

Applicant Response:

There are several existing retaining/guardrails within the setback along 89A. This retaining wall varies from 3 feet to over 8 feet in height,
with an additional 42” metal picket for the required guardrail from the sidewalk side. There are no plans to revise these walls beyond cleaning
up the architectural detailing and replacing the dated pickets with a more contemporary railing. Additionally, many existing retaining,
decorative, and screen walls along Arroyo Roble Drive will be maintained in their existing location. These walls will also be cleaned and
repainted to match the rest of the property. A five-foot-high, non-climbable metal fence is proposed around the pool area for child safety.
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(7) Materials and Design

a. Compatible Design
1. Walls and fences shall be designed as an integral part of a new development project and shall be architecturally
compatible with principal buildings in terms of materials, colors, and design.
2. Walls and fences shall be designed to be compatible with the total surrounding landscape and architectural character
of the building.
3. Posts and rails on solid wood fences shall face the interior of the lot when the fence faces a public street.

Applicant Response:
The site walls are proposed as stucco-clad CMU walls painted in a complementary color to both the building, the casitas,
and the surrounding topography. Accent walls have also been proposed at locations throughout the site to augment areas
of importance or decision points. These accent walls will be CMU clad with Sedona sandstone to further anchor the
project to the site. The fence around the pool area will be steel with minimal details to visually blend.

(8) Retaining Walls

a. Maximum Height
The height of retaining walls supporting either cut or fill conditions shall not exceed 16 feet in height measured vertically
from the lowest point at natural grade to the highest point of the wall.

Applicant Response:
No site retaining walls, either existing or proposed, exceed 16 feet in height. The maximum height of a retaining wall is
the existing 8’-0” mentioned above that separates the arrival and restaurant parking from 89a and the frontage sidewalks.

b. Terracing Required
Retaining walls greater than eight feet in height shall be terraced to minimize visual impacts on residents, neighboring properties,
and the public realm by:
1. Limiting terracing to three tiers, with each tier no greater than eight feet in height (see Figure 5-9);
2. Providing a minimum terrace width of five feet between any two retaining walls with a maximum slope of 3:1 and
planted with a minimum of four shrubs per 100 square feet of terrace area (see Figure 5-9); and/or
3. The Director may approve reduced terrace depths and alternative landscaping treatments where site constraints limit
the amount of space available to accommodate the minimum width and planting densities.

Applicant Response:
No terraced walls exceed 8'-0” in height.

c. Recessions and/or Projections Required
1. Retaining walls that exceed three feet in height and are over 40 feet in length shall incorporate recessions and/or
projections that have a minimum wall plane change of two feet.
2. A direction change of more than 30 degrees in plan view shall also constitute a recession or projection.

Applicant Response:
Site screen walls have been arranged in lengths below 40" and offset between two to four feet in areas that require
continuous screening. Retaining walls are arranged with 90-degree turns within the 40’ distance or are arranged in an
organic radial form.

d. Fence or Wall On Top of Retaining Wall
If a freestanding wall or fence is required or proposed on top of a retaining wall, then the following shall apply:
1. The combined height of a solid, freestanding fence or wall on top of a retaining wall shall not exceed eight feet when
measured from the low side of the finish grade and shall not exceed the height limit for fences when measured from the
high side of the finish grade.
2. If greater height is required as permitted in Section 5.6.E(4), then the freestanding wall or fence shall be moved back
from the top of the retaining wall a minimum of five feet to create a planter area between the walls. (See Figure 5-10.)
i. A minimum of four shrubs for each 20 linear feet of planting area shall be planted.
ii. The Director may authorize the substitution of one-gallon vines or cascading plants (such as rosemary) for
shrubs at a 3:1 ratio, such as three vines or cascading plants for one shrub.
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iii. The Director may waive or reduce the width of the planter area if the proposed fence is made of wrought
iron or similar materials and landscaped in such a manner that its potential visual impact is reduced.

Applicant Response:
The existing non-conforming condition along 89A that separates the sidewalk from a grade change of over 8 feet in some
locations. This expanse of retaining wall is not visible from off-site, with the picket guardrail being the only element visible
from the street. Landscaping has been proposed to soften this existing condition, as seen from the hotel.

Section 5.7: Site and Building Design
E. Building Placement and Orientation
(2) Building Locations (Multi-Building Developments)

Within that have three or more , shall be arranged and grouped using one or more of

the following techniques:
a. Frame the corner of an intersection or entry point to the ;
b. Frame and enclose parking areas on at least two sides; or
c. Onssites of five acres or more, frame and enclose a “main @" pedestrian and/or vehicle access corridor

within the

(4) Building Separation (Commercial and Public/Semi-Public Buildings)
The minimum building separation between adjacent commercial and public/semi-public buildings in multi-building
developments shall increase from a minimum of 10 feet to 20 feet, in proportion to the length of the walls adjacent to each
other as depicted in Figure 5-11 and in Table 5.6 as follows:

Table 5.6 Building Separation for Multi-Building Development
Minimum Building Separation
If the adjacent building

length (A) is: 20 feet 21-30 feet 31-40 feet 41-50 feet 51 feet & over
Then minimum building
Separation(B) shall be: 10 feet 12.5 feet 15 feet 17.5 feet 20 feet

Applicant Response:
The casitas structures have been organized in response to the site's topography and to focus the guest experience on the area’s
views. The proposed parking areas have been screened from public view by the existing site walls, natural landforms, and the
locations of the new casitas. Additionally, these casita buildings are organized with a minimum separation of 10’, with most
distances greater in most cases.

F. Building Design

(1) Intent
Buildiné design directly impacts the character and function of new development. The building design standards are
intended to:

a. Ensure that the new buildiné design is sensitive to and compatible with the Sedonaand natural
environment, which is achieved through compliance with this @;

b. Ensure that multi—or phaseduse compatible schemes of materials, colors, and
architectural vocabulary to ensure consistency;

c. Ensure building materials are durable and have low-maintenance requirements in the semi-arid
environment;

d. Encourage sustainable by limiting the amount of resources necessary to and
operate and by designing to be adaptable for multiple uses;
e. Ensure that are compatible in architectural style and proportionate to elements within the project

site, and neighboring properties, and the area within which they are located.

5.7. Community Development Department Staff Comment
Once simplified elevations are provided (see Comment 7.b), additional review of the drawings will be done, and additional
comments may be generated.
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Applicant Response:
Simplified elevations of all proposed structures have been added to the set. Elevations for the existing tower have also been
included due to the significant revision to the arrival and guest suites' balcony railing and balcony doors.

3. Unrelieved Building Plane (Commercial and Public/Semi-Public Buildings)
i. No exterior wall of a building or structure shall have an unrelieved building plane that exceeds 800 square
feetin area.
ii. Anunrelieved building plane that exceeds 800 square feet may be approved by the Director or Commission
if the wall is located on an interior side or rear property line adjacent to an existing building, or if the wall is
being used for a mural or artwork.
iii. A break or separation between unrelieved building planes is defined as an interruption of the building wall
plane with:
a. Arecess or an offset measuring at least three feet in depth and 10 feet in width. The offset angle
determining the “break” shall be between 45 degrees and 90 degrees to the wall;
b. A change of building materials; or
c. Abalcony.

5.7.b Community Development Department Staff Comment
Unrelieved building planes: Indicate the size of all unrelieved building planes. No wall shall have an unrelieved building plane greater
than 800 square feet, and existing building planes should be reduced to bring the building into closer compliance with design and
height requirements (see Comment 10.e).

Applicant Response:
All new construction meets the requirements of LDC Section 5.7.F(2)b.3, with all of the casitas and support sheds having elevation
planes well below 800 sf in area. The restaurant building elevations have been broken in depth of plane and material changes in
multiple locations across each fagade. Elevation areas close to 800 sf have been noted on the elevation sheets.
The existing hotel tower building is a non-compliant structure. The existing building has several faces that are nonconforming to
LDC Section 5.7.F(2)b,3; however, the major facades on the north and south of the building that lack the required break in the
building plane meet the requirement of LDC Section 5.7.F(2)b.3ii by occurring on an interior side and adjacent to an existing
building. Where possible, color changes have been added to the existing building where it makes architectural sense to bring the
existing condition into closer compliance. Additional efforts to meet the requirements of LDC Section 5.7.F(2)b.3iii a, b, and ¢ would
create uninhabitable and unusable structural enclosures to the building that would be deemed a fire hazard by building code
standards.

5. Transparency (Windows, Doors, and Openings)
i. The ground-floor level of each fagade facing a public street or other public area such as a plaza, park, or
sidewalk shall contain a minimum of 30 percent windows or doorways. Upper floors of each fagade facing a
public street shall contain a minimum of 15 percent windows. For these requirements, a lesser amount may be
allowed if limited by state and/or local energy codes, up to the maximum percentage possible.

5.7.b Community Development Department Staff Comment
Indicate the transparency of the fagade facing State Route 89A. See LDC Section 5.7.F(2)c.5 for requirements

Applicant Response:

The fagade transparency calculations have been added to the elevations. While bordering on 89a, the 15t floor of both the existing
hotel and proposed restaurant have limited to no visibility to the sidewalk due to the significant grade change and retaining wall
along 89a. The facade of the restaurant that fronts the proposed Art Plaza has an area of 721 sf with an opening area of 258 sf,
providing a transparency of 35% meeting the requirements of LDC Section 5.7.F(2)c.5. The upper levels of the existing tower meet
the requirements of LDC Section 5.7.F(2)c.5 by having an opening area of 1,715 sf within a total elevational area of 4,834 sf equaling
35% of the fagade. Of this opening area, roughly 450 sf has been added to the structure in the renovation, bringing the previously
nonconforming structure into conformance with the LDC guidelines.

d. Building Length (Multifamily Residential and Lodging Uses)
1. Any multifamily residential or lodging building that exceeds 150 feet in length shall be limited in height such that a
minimum of 25 percent of the building footprint is no more than 16 feet in height. The portion of the building subject to
this regulation shall be unbroken and not separated into smaller areas, and shall be visible from both sides of the elevation

25| Page



() ENSEMBLE

longer than 150 feet in length.

2. The maximum length of any multifamily residential or lodging building, regardless of its height, shall be 200 feet
measured from one end of the building along its longest elevation to the opposite end inclusive of elevator shafts, interior
and exterior stairs, balconies and covered patios, and covered walkways.

5.7.D Community Development Department Staff Comment
Indicate the overall length of the building. Buildings are limited to 200 feet in length, and buildings over 150 feet in length shall be
limited in height such that a minimum of 25 percent of the building footprint is no more than 16 feet in height, in compliance with
LDC Section 5.7.F(2)d. Show compliance.

Applicant Response:
The overall length of the building has been added to the 2" floor plan. The existing structure is 134'9" in length, with the addition
of the restaurant adding 58' 11" to the structure for an overall length of 193'8". The combined footprint of the existing and new
structure is 10,308 sf. LDC Section 5.7.F(2)d requires that 25% of this area must be below 16’. The proposed project meets this
requirement by having more than 2,572 sf (70% of the restaurant footprint) of the proposed restaurant below 16’ in height. The
area of the restaurant that breaks the 16-foot ceiling is primarily where the roof overhang covers the exterior balcony above the
grade drop to the southeast.

5. Building Color
b. Requirements

1. Hue
i. Exterior building materials and colors shall match or enhance the tone of the surrounding landscape to the
maximum extent practicable.
ii. Exceptions may be allowed by the Director on a case-by-case basis for railings and other building
appurtenances.

2. Light Reflectance Value and Chroma
i. Materials and colors used shall not exceed the following light reflectance values (LRV) and Munsell values:

Table 5.7 Maximum Light Reflectance (LRV) and Munsell Values

Building Size Maximum LRV /(Maximum Munsell Value)
Greater than 20,000 square feet 20 percent / (5)

5.7.F(5) Community Development Department Staff Comment
As the main hotel building is over 20,000 square feet, it is limited to a maximum 20% LRV. Most of the proposed colors exceed this
limitation. Ensure all colors used on the hotel tower/restaurant building do not exceed 20% LRV.
Benjamin Moore Portland Gray has an LRV of 60.21%, well above the maximum permitted. Remove from proposed colors.
Provide a physical sample of the “Rammed Earth Faux Finish (P7)”. The printed copies are not acceptable and appear too light.
Verify that the proposed stone is a natural stone. Fake stone is not permitted.

Applicant Response:
The color selections have been updated to maintain the LRV ratings. An updated material board has been provided. In the revised
color palette, Portland gray has been removed from the selections. The rammed earth faux finish is an interior material located on
the southwest wall of the corridor and has been removed from the exterior materials palette. All proposed stone on the project is
natural and, where possible, locally sourced.
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Materials Board
P1 Stucco Painted Field Color LRV 17.56
Benjamin Moore Wainut CW-240

P2 Stucco Painted Accent Color
Benjamin Moore Pueblo Brown 21 S0

P3 Metal Paint (Guardrail & Fascia) LRV 6.73
‘Sherwin-Williams Black Fox 7020

P4 Restaurant Stucco LRV 2212
Sherwin Wiliams. Spa.ldlng Gray 6074

PS5 Site Wall Stucco Paint LAV 19
‘Sherwin Wiliams Reddened Earth SW 6053

P6 Pool Enclosure Fence Pai
Benjamin Moore v brown 210430

P7 Restaurant Stu LRV 15
She Wit Gana Gray 6075

W1 Wood Veneer (Doors) Walnut Veneer

W2 Sofft Wood
Reclaimed Classics Black Walnut

M1 New Storefront System
Dark Bronze Anodized Aluminum

M2 Steel Panel w/ Natural Patina
M3 Stainiess Steel Cable Guardrail

81 Stone Clad OMU Wal
‘Sedona Rustic Natural Stone

2 Stone Gabion Wall

©1 Concrete w) Acid Stain Finish
ing Earth Waterbomne Stain Buckskin

G1 Buiding Glass
Solargray IGU by Vitro

G2 Glass Guardrail

hotel sedona paszozs0s20 Comprehensive WisrekDssinGrou
400 N State Road 89A, Sedona Arizona| =~ " Planning Package ENSEMBLE g p

LDC Section 5.8: Exterior Lighting
New lighting shall meet the requirements of this Code with regard to shielding and lamp type. The total outdoor light output after
the new lighting is installed shall not exceed that on the site before the new lighting was installed, or that is permitted by this Code,
whichever is larger.

5.8 Community Development Department Staff Comment
The number of lighting fixtures shown on the lighting application does not match the number of fixtures shown on the lighting
plans. Coordinate plans so that they reflect the same proposal.
Parking lot lighting is required to be Class 2, which limits CCT to 2700K maximum, with amber lighting encouraged. The parking lot
fixture shown is at 3000K. Modify fixture.
The lighting plan does not have any lighting for the casita patios, hotel room balconies, restaurant patio, or rooftop deck. Verify
that the applicant does not intend to provide lighting for these areas.

Applicant Response:
The number of fixtures on the application has been updated to better coordinate with the plan work.
The Parking lot lighting has been revised to show the required color temperature.
The hotel balconies do not currently and are not proposed to have lighting added. Similarly, the casita patios are not proposed to
have lighting; however, for the safety of our guests, wall sconces are proposed at the entry door of the casitas. Additionally, lighting
is proposed at the roof deck and the restaurant’s exterior dining deck. The lighting plan has been revised to document this.

5.8 Engineering Department Staff Comment
For the exterior lighting fixtures, narrow-band amber LEDs (590nm wavelength) are highly encouraged to protect the night skies
and maintain Sedona as an International Dark Sky Community.

Applicant Response:
All the proposed light fixtures meet Dark Sky requirements. Fixtures used at pedestrian walkways, stairs, and parking areas have
been specified as narrow band amber LEDs.
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LDC Section 5.9: Public Art
This development will be required to provide Public Art, either through an on-site installation or a contribution to the Art in Public
Places Fund. Indicate how this requirement will be met.

Applicant Response:
Ensemble has entered into an agreement with the Sedona Arts Center to allocate a portion of the project’s development budget
toward a public art installation. The installation will be created in collaboration with the Sedona Arts Center, which will provide
guidance on artist selection, concept development, and ensuring alignment with the community’s artistic values.

LDC Article 6: Signs

6 Community Development Department Staff Comment
The sign plan provided does not meet the requirements for a Master Sign Plan. Review LDC Section 6.4.D and submit a compliant
Master Sign Plan.
All new signs shall be located completely within the property. New signs in the ROW are not permitted. Existing signs in the ROW
are subject to the provisions of LDC Section 1.6 (Nonconformities) and additional information will need to be provided to determine
if they will be permitted to remain. See Comment 8.

Applicant Response:
The signage documentation has been updated to meet the requirements of LDC Section 6.4D, noting locations, sizes, and proposed
materials. All proposed and existing signage is located within the boundaries of the property, including the existing monument sign
along 89A.

Additional Engineering Comments collected from the previous submittal
Please reach out to ADEQ and begin discussions regarding design & permit requirements for grey water reuse. This is the first
commercial grey water proposal in the City, and although we are supportive, we also have concerns with the proximity to Oak
Creek. If approved, extensive countermeasures like irrigation and permeable surfaces will be required.

Applicant Response:
The team has decided against using graywater strategies due to operational concerns.

Please provide a sealed Traffic Impact Study for the entire hotel rather than the expansion only

Please include the main arrivals/registration driveway as an intersection for analysis

Use weekend trips rather than weekday counts or apply a factor.

Use hotel peaks hours (check in & check out)

Please provide ADOT approval/comments

Please expand on trip distribution. We expect the majority of travelers to arrive and depart Sedona & Best Western from the south
(Phoenix 117/SR179) rather than north (Flagstaff, SR89A). However, due to the divided street, 100% of traffic must enter from NB
89A

Applicant Response:
The Traffic Impact Study has been updated to include the above-stated requirements. The project is within Sedona right-of-way
and is not required to submit ADOT for review.

Please provide a geotechnical report. Include recommendations for the new pool area

Applicant Response:
The areas in question—specifically the proposed locations of the pool and restaurant—are currently inaccessible to drill rigs or
excavation equipment required for proper soil exploration. Following consultation, the geotechnical firm has recommended that
this work be deferred to a later stage of development, when access to these areas can be safely and effectively provided. At that
time, the appropriate geotechnical investigation will be conducted to inform the final design and construction.

Please provide a sealed drainage report once final decisions regarding grey water usage and permeable surfaces are determined.
The letter of intent discusses permeable pavers which would lessen impervious space and detention requirements, and most likely
help with the approval of grey water reuse.
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Applicant Response:
The team has decided against using graywater strategies due to operational concerns.

Please provide a sealed sewer design report once final decisions regarding grey water usage are made. The current report does not
mention grey water usage which would have a large effect.

Applicant Response:
The team has decided against using graywater strategies due to operational concerns.

Please show the City of Sedona 100-year floodplain on the grading & drainage plans.
Any new structures within this shall be raised to or above RFE (Casitas 01, 02, 03).

Applicant Response:
The City of Sedona’s 100-year floodplain has been noted on the grading and drainage plan. All new structures in the area, including
Casitas 1,2,3, and the restaurant, have been sited in such a way that the finished floor elevation for each structure is above the RFE.

If the remodel costs of the existing hotel exceeds 50% of the cost of the structure, floodproofing will be required. If the
improvements are below 50%, floodproofing is not required, but still recommended. These project vs building valuation
documentation will be required during the permit phase, but please consider this early on.

Applicant Response:

All new construction that falls within the noted 2021 Stormwater Master Plan 100-year flood study, which includes the
restaurant and casitas 1,2, and 3, has been sited with a finish floor elevation of at least one foot above the base flood elevation.
Additionally, improvements adjacent to the entrance of the existing hotel and the parking area in front of the new restaurant are
being designed to direct flow away from structures. Flow within the parking area in front of the new restaurant will be captured
with a trench drain and piped down to the new Jordan ditch location. At the time of this submittal, the cost estimates for the tower
renovation have not been finalized, and at this point, the 50% valuation is inconclusive. At the point that the drawing sets are
completed to a level that allows for an accurate assessment, this comparison will be revisited, and if the renovation exceeds the
50% threshold, the team will coordinate with the civil and architectural team to mitigate the flood potential."

Please provide an ADA circulation plan. Ensure all public amenities are accessible.

Provide ADA parking at the overflow lot OR ensure the Art Barn has enough for both.

Please show ADA units. Ensure they are easily accessible from ADA parking space and routes.
Ensure new ADA parking spaces are 11’ wide with 5’ aisles.

Applicant Response:
ADA notation and Unit locations have been added to the circulation plan. The upper and lower sections of the resort are internally
ADA accessible; however, due to the significant grade change between these two parts of the resort, ADA access between the
upper and lower portions of the site will be provided through valet-driven carts that will be available to all guests. All ADA spaces
are now shown at 11’ wide with 5’ aisles. The resort provides overflow parking to the SAC as a courtesy, and if Resort parking is
available for use. The Sedona Arts Center provides its own ADA spaces and is solely responsible for providing accessible access to
its facility.

Please show curb radii and wheel paths along new and improved roadways/parking areas. Ensure fire trucks and maintenance
vehicles can continue to access sewer and water facilities.

Applicant Response:
Curb radii and wheel paths have been added to the site plan. The site plan has been vetted by the fire department, AZ Water, and
Sedona sewer to confirm access to the site, lift station, and well.

Walkways and parking areas shall be permeable to reduce the potential for runoff and grey water entering Oak Creek. This would

lessen or even eliminate detention and treatment requirements if designed properly.
Grading plans show asphalt parking areas.
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Applicant Response
The walkways are proposed as concrete or grouted stone in accordance with the Sedona Fire Department’s request for pathways
that are stretcher accessible in rainy conditions. The existing parking lots will be maintained as asphalt, but all new parking areas
will be detailed as stabilized gravel. Grading plans have been updated to show this condition correctly.

Energy Conservation and Emissions Reductions
For the solar photovoltaics on the proposed buildings, the site may be eligible for a federal tax credit for up to 26% of the costs of
any installed solar through the Commercial ITC Program. Additionally, the project may qualify for the Rural Energy for America
Program. Panels should be oriented to be south facing. The inclusion of the solar on the casitas is commended and aligns with
Climate Action Plan (CAP) goals to reduce long-term utility costs, greenhouse gas emissions, and improve climate resiliency.

Applicant Response:
Acknowledged. Ownership will follow up on both the Commercial ITC and Rural Energy for America Program.

The project could explore utilizing green roofs on some of the buildings and/or for covered parking. This would reduce the heat
island effect seen in the Sedona Heat Watch Report, improve energy consumption of the buildings, and increase plant diversity on
site. This could be done in conjunction with solar or as an alternative. Green roofs can also reduce heating and cooling costs of the
facility, and it is a strategy found in the Heat Mitigation and Adaptation Guidebook for Sedona.

Applicant Response:
Acknowledged. The structural requirements to support the required depth of wet soil to make plants viable make the use of green
roofs not an economically or structurally viable option for covered parking or implementation on the existing structure. Efforts have
been made to utilize light colored roofing as the replacement for the existing tower’s roof, using gravel as a paving solution for all
new parking areas, and utilizing solar panels on the casitas to mitigate the heat island effect and lower the electrical use of the
development.

Natural gas is a significant greenhouse gas that contributed to over 35,000 metric tons of CO2e in the Sedona community in 2023.
New natural gas connections should be avoided whenever feasible. Heating and cooling of facilities should be done through passive
designs or appliance alternatives like mini-splits and air source heat pumps. Such systems could be ideal for the casita buildings
away from the main part of the property.

Applicant Response:
Heating and cooling for both the hotel units and casitas are addressed with mini-split units. Natural gas is proposed for the site for
use in the restaurant and for decorative fire features and will not be used for heating or cooling of any interior spaces.

The Sustainability Program encourages the pursuit of the highest building certification feasible through programs such as the
Coconino County’s Sustainable Building Program and the U.S. Green Building Council’s LEED accreditation.

Applicant Response:
The project Team is currently evaluating the LEED BD+C: Hospitality rating system with the goal of achieving a rating of at least
Silver.

The repurposed shipping containers and reduction of concrete used for the casitas is welcomed and encouraged. In the other areas
of the site that utilize concrete, low-carbon concrete products are recommended.

Applicant Response:
Our project is committed to environmental responsibility through several key initiatives:

. We are participating in the Coconino County Sustainable Building Program, a voluntary certification program, and will
achieve at least Bronze-level certification.

. We have partnered with the River Friendly Living Program to voluntarily offset 100% of post-development water use for
the first five years.

. Our new room product, designed in collaboration with Steel + Spark, is constructed from repurposed shipping containers,
powered by solar energy, and designed to minimize concrete use by utilizing alternative foundation systems.

. As part of our broader mission, we have launched Ensemble’s Sustainable Tourism Program, which includes a carbon
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offset initiative, measurable reductions in single-use materials, and a commitment to diverting at least 10% of total waste
from landfills.

These efforts reflect our long-term dedication to sustainability, responsible resource use, and climate-conscious development.

To increase the resiliency of the facilities, microgrid infrastructure could be pursued. Each building, or the entire site, could have
on-site backup battery storage that could help reduce peak demand energy consumption, as well as act as a short-term energy
backup in the event of a power outage.

Applicant Response:
The casitas are planned as solar arrays in groups of 6 keys that link back to a battery array in the housekeeping sheds. This reduces
operational demands and allows multiple units to provide support from rooms that are not being used.

The inclusion of EV charging stations is appreciated and encouraged. Consider siting charging stations as close to transformers and
electrical access as possible to help reduce construction costs. Level 2 charging stations should be adequate for the property and
use cases, and it is strongly encouraged to discuss and coordinate efforts with Arizona Public Service (APS). DC Fast charging stations
could also be pursued. Installation of such stations should be targeted at locations that have shorter dwell times, are highly
accessible, and have increased visitation turnover. It should be noted that DC Fast chargers have considerable cost increases over
level 2 charging stations.

Applicant Response:
EV charging stations have been included in the project and, in the latest iteration of the site plan, have been relocated to the
southeast of the SAC. As mentioned above, this location is closer to the proposed transformer and requires less disruption of
existing conditions.

For the dedicated sidewalks, pedestrian circulation, alternative path structures like decomposed granite, pavers, crushed rock/fill
from the site can reduce the amount of concrete or asphalt that would traditionally be used on site for areas that might not have
the more stringent ADA compliance needs. The permeable pavement that is proposed is welcomed and as noted in the proposal,
can help reduce stormwater runoff, improve water filtration, along with reduce the ability of pollutants to be transported further
into the watershed.

Applicant Response:
The project is proposing a paver system for the primary sidewalks and internal circulation with a rock walkway at lower traffic
access to the casitas.

Incorporate bioretention basins throughout landscaped areas to help manage stormwater flows, improve passive watering of
landscape, and increase plant diversity onsite. If coordinated with the proposed permeable pavement, subflow from the property
could be directed to the basins and improve pollution control.

Applicant Response:
A series of stormwater gathering locations have been designed within the lower casita area for the project. These become the
stormwater collection points from which the stormwater is conveyed to the designed underground stormwater tanks. For the
upper portions of the site, the storm water is collected and conveyed into the restored Jordan Ditch, where it is then conveyed to
a lower collection point to the underground collection tanks located under the parking in the casita area. Permeable pavement has
been provided throughout the new parking areas to reduce water run-off.

The proposed use of greywater is commended. In the event the greywater initiatives prove difficult to implement, harvested
rainwater could also be directed towards landscaped areas. Friends of the Verde River has River Friendly Living Grants that might
be applicable to these initiatives

Applicant Response:
The team has decided against using graywater strategies due to operational concerns; however, the Team has worked closely with
the Friends of the Verde River to review and implement strategies that align the project with the River Friendly initiatives. Our
participation in the River Friendly Living program is expected to reduce water usage by 50% on the existing property and fully offset
100% of post-development water use for the new project over the first five years.
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Landscaping, Native Plants, and Ecosystem Services
Native plants: Plant species chosen for the property should align with the City of Sedona’s approved plant list. With annual temperatures
increasing, as well as the risk of extensive drought, it would be beneficial to increase the use of native vegetation that is adaptive and
drought-tolerant to reduce the reliance on water resources. Additionally, deciduous plant species positioned near buildings may be able
to provide shading during the hotter months, yet help the buildings warm up in the winter months.

Applicant Response:
The proposed landscape drawings respect the guidelines above. A variety of deciduous trees are included within the design. Note that
most of the site falls within the Wildland Urban Interface. This restricts the placement of trees in relation to structures in the goal of
minimizing fire risk.

Consider the development of an integrated pest management plan to target invasive species during construction. When removing
structures and disturbing landscape on site, the subsequent disturbed area can provide an opportunity for invasives to establish
themselves. Local partners, as well as the University of Arizona’s Pest Management Center, may be able to provide additional support if
desired.

Applicant Response:
Before we break ground, Eco Lab will power spray a pre-treatment solution that will mitigate cockroaches, ants, and scorpions. They will
also use Snake-A-Way, which will push the snakes out of the area and prevent them from coming back. Prior to foundations being built,
they will institute a termite treatment that prevents termites from inhabiting and causing damage. Throughout the process, there will
be bait stations for all rodents, which prevents an exodus to surrounding properties. And of course, we will continue our routine pest
mitigation program at the existing property. If the city has any questions or needs paperwork/validation for the plan, they can contact
Mike Snow - 480-204-0785 or Pavel 928-380-0120
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LDC Section 8 Development Review Findings
All development applications are reviewed under LDC Article 8 (Administration and Procedures).

Applicant Response: Applicant responses are stated below for each development review criterion.

8.3.E(5)a. Generally
Unless otherwise specified in this Code, City review and decision-making bodies shall review all development, subdivision and rezoning
applications submitted pursuant to this article for compliance with the general review criteria stated below.

Applicant Response:
The Applicant understands that the proposed development shall be reviewed by the City and decision-making bodies. The proposed
project shall conform to all applicable review criteria stated below.

8.3.E(5)b. Prior Approvals
The proposed development shall be consistent with the terms and conditions of any prior land use approval, plan, or plat approval that
is in effect and not proposed to be changed. This includes an approved phasing plan for development and installation of public
improvements

Applicant Response:
The proposed project is consistent with the existing zoning of the site. Additionally, all new work meets all the requirements of density
and design as stated within the LDC. The project is planned to be constructed all at once and therefore does not require a phasing plan.

8.3.E(5)c. Consistency with Sedona Community Plan and Other Applicable Plans
Except for proposed subdivisions, the proposed development shall be consistent with and conform to the Sedona Community Plan,
Community Focus Area plans, and any other applicable plans. The decision-making authority:
1. Shall weigh competing plan goals, policies, and strategies; and
2. May approve an application that provides a public benefit even if the development is contrary to some of the goals, policies, or
strategies in the Sedona Community Plan or other applicable plans.

Applicant Response:
The proposed development maintains consistency with the Sedona Community Plan and the property’s zoning regulations.

8.3.E(5)d. Compliance with This Code and Other Applicable Regulations
The proposed development shall be consistent with the purpose statements of this Code and comply with all applicable standards in
this Code and all other applicable regulations, requirements and plans, unless the standard is lawfully modified or varied. Compliance
with these standards is applied at the level of detail required for the subject submittal.

Applicant Response:
The proposed development will be consistent with all applicable standards in the Land Development Code. Please refer to the previous
section for specific responses to staff comments and LDC standards.

8.3.E(5)e. Minimizes Impacts on Surrounding Property Owners
The proposed development shall not cause significant adverse impacts on surrounding properties. The applicant shall make a good-faith
effort to address concerns of the surrounding property owners in the immediate neighborhood as defined in the Citizen Participation
Plan for the specific development project, if such a plan is required.

Applicant Response:
The proposed project will not cause significant adverse impacts on surrounding properties. The Applicant has worked closely with the
Sedona Arts Center and adjacent property owners to create a mutually beneficial project. The Applicant has also participated in
community outreach meetings to understand the concerns of the surrounding property owners and the community. The overwhelming
majority of responses from community stakeholders have been positive and supportive of the project.

8.3.E(5)f. Consistent with Intergovernmental Agreements

The proposed development shall be consistent with any adopted intergovernmental agreements and comply with the terms and
conditions of any intergovernmental agreements incorporated by reference into this Code.
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Applicant Response: The proposed development does not have any adopted intergovernmental agreements in place.

8.3.E(5)g. Minimizes Adverse Environmental Impacts
The proposed development shall be designed to minimize negative environmental impacts and shall not cause significant adverse
impacts on the natural environment. Examples of the natural environment include water, air, noise, stormwater management, wildlife
habitat, soils, and native vegetation.

Applicant Response:

The proposed development is designed to minimize negative environmental impacts and shall not cause significant adverse impacts on
the natural environment. The project aims to revegetate just under 3 acres of downtown Sedona that were bladed and stripped of
vegetation many years ago. In the following years, the property has been used as a dirt parking lot, which does not conform to air quality
regulations. The proposed project will mitigate the dust creation by relocating the parking to a code-conforming parking solution and
mitigating adverse surface drainage by reintroducing native landscaping to the site. Additionally, the project will be utilizing bioswales
and berms that redirect surface drainage from the neighboring properties to underground storage to be filtered and metered into the
natural drainage.

8.3.E(5)h. Minimizes Adverse Fiscal Impacts
The proposed development shall not result in significant adverse fiscal impacts on the City.

Applicant Response:
The proposed project will not result in significant adverse fiscal impacts on the City. When completed, the proposed project will generate
additional revenue for the City in the form of increased transient occupancy taxes from the renovated units and additional tax revenue
from the additional 23 keys.

8.3.E(5)i. Compliance with Utility, Service, and Improvement Standards
As applicable, the proposed development shall comply with federal, state, county, service district, City and other regulatory authority
standards, and design/construction specifications for roads, access, drainage, water, sewer, schools, emergency/fire protection, and
similar standards.

Applicant Response:
The proposed development shall comply with all applicable codes, regulations, and standards with federal, state, county, service district,
City, and other regulatory authorities.

8.3.E(5)]. Provides Adequate Road Systems and Traffic Mitigation
Adequate road capacity must exist to serve the uses permitted under the proposed development, and the proposed uses shall be
designed to ensure safe ingress and egress onto the site and safe road conditions around the site, including adequate access onto the
site for fire, public safety, and EMS services. The proposed development shall also provide appropriate traffic improvements based on
traffic impacts.

Applicant Response:
Please refer to the Traffic Impact Analysis (TIA) prepared by Kimley-Horn & Associates, which analyzes the trip generation, driveway
capacity analysis, and capacity analysis of the State Route 89A, Arroyo Roble Drive, and Art Barn Road. The TIA identified that the
development will not change the Level of Service performance of any of the intersections or the capacity of 89A. As such, no
improvements are warranted by the developer to the intersections.

8.3.E(5)k. Provides Adequate Public Services and Facilities
Adequate public service and facility capacity must exist to accommodate uses permitted under the proposed development at the time
the needs or demands arise, while maintaining adequate levels of service to existing development. Public services and facilities include,
but are not limited to, roads, potable water, sewer, schools, public safety, fire protection, libraries, and vehicle/pedestrian connections
and access within the site and to adjacent properties.

Applicant Response:
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The Applicant has included will-serve letters from public services and facilities with the comprehensive review application. Kimley-Horn
& Associates has completed both water and sewer usage studies provided within this submission. The public services and facilities will
provide adequate capacity for the proposed development and maintain adequate levels of service to existing developments.

8.3.E(5)I. Rational Phasing Plan
If the application involves phases, each phase of the proposed development shall contain all of the required streets, utilities, landscaping,
open space, and other improvements that are required to comply with the project’s cumulative development to date and shall not
depend upon subsequent phases for those improvements.

Applicant Response:
The proposed development does not involve multiple phases. The proposed project will be completed in a single phase.

LDC Article 8: Section 4 2.b Applicability and Thresholds for Development Plan Review
Applicant Response
Per Table 8.2 Nonresidential Section, this project included nonresidential new buildings and expansion, alteration, or modification of

existing structures or the site. Additionally, the proposed project exceeds 5,000 gross square feet and therefore meets the threshold
requiring a Major Development Review.

Community Plan Guidelines:

In addition to the LDC code, it is our understanding that the Community Plan and any active CFA’s serve as the other primary guiding
documents to shape the project. Although we are familiar with and were involved with the formulation of the Uptown CFA process, the
Uptown CFA has been put on hold and we have focused on the Community Plan as the other primary guiding document.

In order to align with the Guiding Principles and Core Values of the community plan, Ensemble will be instituting the following:

e Maximizing building energy efficiency and environmental impacts by building a room product that is fully solar powered and
constructed from re-used materials

e  Create a sense of community and collaborative partnerships via our relationship and shared programming with Sedona Arts Center
and select local businesses

e Strengthening community livability and connections by creating an Arts Plaza for people to gather, celebrate local art & culture and
share experiences

e Supporting multimodal network of transportation by providing bikes on site as well as a local hotel car service

e  Protecting and honoring the environment by choosing a innovative building methods to construct a highly sustainable room product
that includes re-used materials and is powered by solar energy

e Protect and honor the heritage of the site by propagating and replanting the last Jordan apple tree

e  Respecting future land use and preserving viewsheds by locating new room product on land that is designated for lodging use and
locating new rooms below 89A so as to not obstruct views

e Promoting sustainable tourism via our company wide Ensemble Sustainable Tourism Program

e Limiting the impacts on the natural landscape by restoring the site with native vegetation and limiting the amount of concrete used

e  Preserve the Oak Creek watershed by improving the site with indigenous species of plants and instituting water preservation and
grey water recovery plans

Ensemble’s Values & Experience:

At Ensemble, our mission is to go beyond the “deal” and deliver inspiring environments and exceptional experiences for the communities we
serve. Founded in 1989 by three partners who were passionate about design and the difference it can make in people’s lives, Ensemble is a
real estate developer, owner, and operator. Passion runs deep in all that we do. We are a company that believes in partnership, be it with
our employees, investors, lenders partners, vendors, and the communities in which we operate. When we engage in an opportunity, we focus
first on listening, then on solving the challenge at hand. It is a carefully honed balance of programmatic research and systematic analysis
coupled with an understanding of the human and environmental impacts.
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Should you have questions regarding this application, please do not hesitate to reach out. Thank you for your consideration.

Best,

Ra

Fo er
Ensemble
rmcgrane@ensemble.net
(602) 912-8955
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EXHIBIT 1

480.990.0545 office
480.994.9097 fax
www.everettalangroup.com

E"EHETTAIAN 6300 E Cave Creek Rd #202,
Cave Creek, AZ 85331

December 10, 2024

Via e-mail: astorm@ensemble.net

Autumn Storm
Development Manager
0:602.385.2854
C:480.444.6888

Re: Best Western, Sedona, AZ, APN’s 401-13-021,022,023,024, 025, 029, 060E, 060G & 061A

This letter is to certify that a field check was conducted on 11-26-24 by Everett Alan Group. The improvements shown on
the ALTA/NSPS Land Title Survey Prepared By 3 Engineering Project No. 1854, signed and sealed by James A. Loftis,
dated 11/26/19 are accurately shown and no new buildings have been constructed on the subject property. | further certify
that the gross area shown on the ALTA survey of 5.266 acres is correct.

| further certify that Parcel 11, as shown on the said ALTA survey contains an area of 2.942 acres more or less.

Sincerely,

James A. Loftis R.L.S.

37|Page






() ENSEMBLE

December 18,2024

Ensemble Investments

Sedona Best Western Expansion
400 N. State Route 89A

Sedona, AZ 86336

Hotel Sedona
Citizen Participation Report

Introduction:

Ensemble Investments, the owner of The Best Western Arroyo Roble in Uptown, is planning a renovation and small expansion. The Best
Western Arroyo Roble is a unigue hotelin Uptown Sedona which includes an existing 5 story room tower and 3 acres of flat undeveloped
land zoned for lodging behind the hotel. Our goal with the project is to rehabilitate the exterior and interior of the hotel and improve the built
environment of Uptown Sedona. In addition, Ensemble aims to round out the offerings in the north part of Uptown by adding a restaurant
and Arts Plaza to the property. We intend to remove the wall between the Best Western and Sedona Arts Center in order to create a
gathering place and activate the very northern end of Uptown. Lastly, Ensemble is proposing to add 23 sustainable hotel keys on the
three acres.

In adherence with Sedona’ Land Development (LDC) Section 8.3D, the Citizen Participation Report has been crafted to illustrate that
citizens and property owners within the community were provided the required opportunities to become familiar with the proposed
project and for Ensemble Investments to address their concerns. We made an effort to meet one on one with interested parties and
members of the community as well as held an open house to welcome the community to get familiar with our project.

Details on our application are available on the City's website:
https://www.sedonaaz.gov/your-government/departments-and-programs/community-development/projects-and-proposals/best-
western-expansion

Meetings and Citizen Feedback:

Ensemble Investments begun its community outreach in 2019 when the property was purchased. We immediately contacted Sedona
Arts Center and shared intentions for the property with the board of the organization. Over the past five years we have continued to
collaborate with SAC to envision a revitalized Uptown with our hotel and the SAC campus as the northern draw. In addition to SAC, we
met with the surrounding land owners (AXYS ) to discuss our plans and attempted to work in partnership with the former buyers of the
land (Lodgeworks). We are currently collaborating with our neighboring property owner, Mike Stevenson and the City of Sedona to
create a future public access way to the creek. Our design plans include an easement along our eastern property border that will connect
with easementsin Mr. Stevenson’s plans. We hope to see this connect and become a part of alarger creek Creekside walkway.

Furthermore, we have met with countless community members and community institutions and engaged in multiple points of community
outreach (See Exhibit 3). Most recently, we notified and held an open house for interested community members within a 300'radius on
November 19, 2024. The open house was held at the Best Western Arroyo Roble and despite notifying the community - we had zero
attendance. Notices for the public open house were sent via first Class Mail. Copies of the mailing labels and the letter will be attached.
We supplemented the open house and community conversations with collaborative meetings with City staff. Many of our meetings with
City staff have included a site walk and presentation followed by an open forum to discuss and answer questions.

+1 (602) 277-8558 3030 N 3rd Street, Suite 525 info@ensemble.net
+1 (888) 428-2228 Phoenix, AZ 85012 www.ensemble.net
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Inresponse to community and city feedback we have done the following:

o  Worked to investigate the history of the Jordan Ditch and although not an official historical landmark, we have integrated it as a
key feature in our design.

e Hiredalocal arborist to save the last Jordan apple tree on our property, propagate it and replant the trees upon development

e Listened to the City and their desire for a creek walk and collaborated with our neighboring property owner to provide
easements for public access to the creek through our two properties.

e Inresponse to the CFA, Community Plan, SAC and other interested parties we have designed an Arts Plaza to create a
gathering space for future events

e Reduced our original key count dramatically

e  Designed our northerly parking lots to be decomposed granite versus pavement

Conclusion:

Ensemble Investments has not only met community engagement requirements stipulated by the LDC code, but we have made a
multiyear effort to notify, engage with and welcome public comment. The Citizen Review Process has spanned the course of five years
and has engaged a broad swath of the community. Ensemble has integrated suggestions, feedback and recommendations into the
design plans and worked in collaboration with theirimmediate neighbors to provide public benefit that will add value to Sedona’s future.

+1 (602) 277-8558 3030 N 3rd Street, Suite 525 info@ensemble.net
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mailto:info@ensemble.net
http://www.ensemble.net/

() ENSEMBLE

Hotel Sedona

Citizen Participation Report

Exhibit 1

Community Open House Invitation Letter
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Novernber 1, 2024

Ensemble lmestments

Sedona Best Western Expansion
400 N, State Route B9A
Sedona AZ 86336

RE: Best Western Sedona Expansion Community OpenHouse
Dear Neighbors and Interested Parties:

Ensernbile Investments, the owner of The Best Western Arroyo Roble in Uptown, is planning 2 renovation and small expansion. The Best
Western Arroyo Robleis a unigue hotel in Uptown Sedona which includes an existing 5 story oom tower and 3 acres of flat undeveloped
land zoned for ledging behind the hotel Our goal with the project is to rehabilitate the exterior and interior of the hotel and improve: the: built
ervironment of Uiptown Sedona. In addition, Ensemble aims to round out the offerings in the north part of Uptown by adding a restaurant
and Arts Plaza to the property. We intend to provide a connection to this plaza between the Best Westen and Sedona Arts Center in
order to create a gathering place and activate the very northern end of Uptown. Lastly, Ensemble is proposing to add 23 hotel keys
utilizing a highly sustainable room product built from repurpesed shipping containers on the three acres. We are excited to share this
vigion with the community.

Deetails onour applicationare available on the City's website:
hittps:/ Awww sedonaaz gov/your-government/departments-and-programs/community-development/ projects-and-proposals/best-
weslern-expansion

Ensemble Investments has owned the property since 2019 and made a commitment from the outset to wait to conceptualize any
development on the vacant land until we had cperated the existing hotel in the market and participated as active members of the
community. We have spent four years listening to the community, studying the: CFA and working to find a solution that wiould respansibly
develop this project in a manner that will benefit the community while being econarmically viable. We look forward hearing from the
community on how they feel about our approach.

As we continue the design process we would like toinvite you to participate in an outdoor community open house on November 19,2024
at 230 PM at 400 North State Route 894 at the Best Western hotel in Uptown Sedona  Representatives of Ensemble and its project
tearn will be presenting more details. We welcome you to come, ask questions and provide feedback in order to assist Ensemble and the
City of Sedona with the proposed Best Western Arroyo Roble rencvation and expansion.

Should you be unable to atlend the meeting, comments can be provided and submitted dirsctly 1o Ensemble Investments by email at
info@ensemblenst or by mail at Ensemble Investments 3030 Morth 37 Street, Suite 525, Phoenix, AZ 85012 Atin: Best Western
Expansion,

Wi are excited about the opportunity to present to the community as we proceed with the design process.

+1 (602) 277-8558 3030 W 3rd Street, Suite 525 info@ensemble.net
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Hotel Sedona

Citizen Participation Report
Exhibit 2

Mailing Labels
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Hotel Sedona

Citizen Participation Report

Exhibit 3

Notes and Dates from Individual Meetings

JUNE 6,2024

Sedona Heritage Museum - Nate Meyers
¢ Nate educated us on the history of the site
Discussed the Jordan Ditch & Apple Tree
Nate's opinion on the project was fairly neutral
He liked the idea of sustainable units and saving the apple tree
Invited us to come and look through historic photos

Sedona Arts Center - Julie Richards
e Julieand Sedona Arts Center are supportive of our plans
They are looking forward to working in tandem to improve upon both campuses
We discussed hosting Plein Air events and eventsin generalin the new Arts Plaza
Discussed possibly leasing space from then when they expand
Questions arose around how the construction sequencing will work, how to coordinate parking, coordinating utilization of
parking after opening, coordinating events space both on our property and theirs

Owners of Ambiente - Mike Stevenson and Colleen TeBrake
e  Mike shared details of his purchase of the vacant land that surrounds our property
¢ Wediscussed the process of developing Ambiente.
e Theyare supportive of our project and indicated that they are looking forward to being cooperative neighbors.

JULY 3,2024

Sedona Film Festival - Patrick Schweiss - Executive Director
e David was generally supportive of the project
e Discussed possibly doing some showings in our Arts Plaza and bringing the festival to Uptown

Jesse Alexander - Owner of Sinagua Plaza
e Discussed his experience at L' Auberge and the evolution of Sedona over the years
e Heissupportive of the project and had no negative feedback
e  Sharedthat the city was once entertaining a rooftop deck at Don Diegos

Friends of the Verde River - David Gressley &saac Dudley
e Discoveredthat Oak Creek is a part of the same watershed as the Verde River
e Thegoalof the organization is to keep the Verde healthy and flowing
e Theorganization has a River Friendly Living Program & Certification for Developers that we intend to
participatein
e They willconsult with us on rain harvesting, water balancing - use & savings and assist in creating education programs.
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JUNE 23,2024

Heather - owner of Clear Creek Trading Company
e Heather was generally supportive of the project and activating the northern part of uptown
e Heather's questions centered around construction staging and how that would affect traffic

Ben Howell - manager of the Gateway Wellness Cottage
e Benwasgenerally enthusiastic about the project, activating uptown closer to the cottage
¢ Hehad questions about the parking as their guests often use our land
o Wediscussed the similarity in services being offered and that there is a difference in the demographic being served by the
wellness cottage and our spa
e Heaskedif he could put pamphletsin our lobby - yes

JULY 31,2024

Todd Frame Gallery
e Toddwas enthusiastic and supportive of the project
¢ Wediscussed collaborative offerings between Todd's business and our guests
e Toddmentioned that he wants people to come further up the road, sometimes they turn around before hitting the retail building.
e He'ssupportive of arestaurant in the immediate area and recommended a small coffee offering

BearCloud Gallery
e Bearcloudis supportive of the project and added traffic up to the retail building

Arroyo Roble Resort Timeshare Board Meeting

¢ RandyMcGrane serves on the board and presented full plans at the quarterly board meeting
e Theboardis very supportive and we will work them to improve their gate access when we finalize the plans

AUGUST 14,2024

Craig Swanson - Tourism Advisory Board, Keep Sedona Beautiful, Greater Sedona Recreation Collaborative

e Metatthehotel
e Verypositive feedback
e Askedhimtohelp us seeour blind spots
e Hewantsustomake sure that traffic is not anissue and keep an eye on how we conserve water
+1 (602) 277-8558 3030 N 3rd Street, Suite 525 info@ensemble.net
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 Friends of the
VERDE RIVER

Working Collaboratively for a Healtiy Verde River SUSTAINING FLOWS RESTORING HABITAT

May 7, 2025

To Whom It May Concern:

| hope this letter finds you well. | am writing on behalf of Friends of the Verde River, an
organization committed to preserving the health of the Verde River system in Arizona.

Friends of the Verde River firmly believes in the interconnectedness of community health and
the vitality of our waterways. We commend the Hotel Sedona development staff for voluntary
participation in the River Friendly Development Certification. The development staff have
provided all planning documents for initial assessment. Should the development move to
construction, the development staff has committed to achieving certification of the final build.

This program helps to support unique construction methods that reduce impacts to the river
system and landscape. Projects such as enhanced stormwater control, improved best
management practices for water use and native habitat, as well as installation of high efficiency
appliances, and purchase of water offset credits through the Verde River Exchange, are
included in the certification process.

A major goal of this collaboration will be to offset 100% of the post development water use for
the first five years. This is made possible by implementing water conservation projects
throughout the region. These projects will offset the water footprint of the development by
creating savings equal to the new uses.

The Verde River is a critical water resource in the state of Arizona. Roughly 3 million people in
Central Arizona depend on this resource for drinking water, irrigation, and even production of
electricity. Actions taken by this development will have a large scale of community impact by

helping to protect this important resource for downstream users. For further detail about the
River Friendly Living program as applied to developments, please see pages 2-4.

Let’s keep the rivers flowing!
Sincerely,

W. David Gressly
Executive Director

P. 0. Box 2535, Cottonwood, AZ 86326 928.641.6013 VerdeRiver.org
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DavidG@verderiver.org

Criteria for River Friendly Living as applied to Developments

L

1.

[1L.

[V.

Sustainable Water Supply. Access to reliable, clean water sources is required
for any community. River Friendly Living minimizes water use by, for example,
reducing irrigated areas, installing low water-use fixtures and appliances, and
mitigating water use.

A River Friendly Development should eliminate or reduce irrigation, use
captured rainwater for irrigation, exceed the federal water efficiency standards
in fixtures and appliances, and purchase water offset credits to mitigate the
impact of new water use.

Minimize Water Pollution. New roads, roofs, and landscapes can increase
pollution, such as oil and grease, and lead to increased sediment flowing into the
streams. River Friendly Living slows down water runoff, allowing water to sink
into the ground before erosion occurs. Naturally occurring processes in soil
detoxify pollutants before they enter the groundwater.

A River Friendly Development should capture and slow down the flow of water
over a landscape to reduce runoff leaving the property. Healthy ecosystems
naturally detain rain. If a landscape proposed for development contains riparian
forest, this forest and the associated mesquite bosque should be maintained in a
natural state so that these features can naturally slow down and filter runoftf.

Effluent as a Resource. Proper effluent management is water smart and
minimizes water pollution. Individual septic systems eliminate the ability of
communities to manage their effluent as a resource and can contaminate rivers.
Leakage from poorly maintained septic systems can be a significant contributor
to E. coli pollution in waterways. River Friendly Living avoids these problems
through centralized effluent management.

A River Friendly Development should connect all homes to a centralized water
treatment plant. If this is not feasible, a community septic system can provide
some benefits. For a community septic system, the parcel owner or homeowner’s
association should commit through written agreement to regular maintenance
and third-party monitoring.

Healthy Open Space and Riparian Corridors. Large, intact, natural spaces help
ensure the natural solutions provide us with clean water and air. Riparian
forests are a rare and critical resource. Not only do they capture and filter rain,
they support dozens of different Kinds of native plants and animals. River

Friendly Living encourages the preservation of wild landscapes for their many
benefits.

[FASSSqer gL »
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A River Friendly Development should remove invasive, non-native plants;
restore degraded habitat to health; minimize new land disturbance; maintain
open spaces for wildlife habitat; and not encroach on riparian forests and
surrounding mesquite bosque.

V. Connected and Supportive. For a community to support healthy, flowing
waterways, everyone needs to care about our rivers and wildlife. River Friendly
Living connects people to nature as part of their everyday lives and provides
environmental education for all ages. River Friendly Living also supports river
conservation organizations and activities.

A River Friendly Development should establish trails and rights-of-way that
allow people to connect to near-by public lands and safely walk or bike. In
addition, educational materials & programs tell people about the importance of
our rivers and wildlife, and what it means for a home or development to be River

Friendly.
Program Values
L Voluntary. River-Friendly Living embraces personal responsibility, choosing to

support and reward those who protect our waterways voluntarily.

II. Affordability. To preserve our healthy waterways, we must develop solutions
that are financially attainable for homeowners, businesses, irrigators,
developers, and communities. River Friendly Living embraces affordable
solutions that reduce infrastructure costs over the long term.

[II.  Valuing Indigenous Knowledge and Acknowledging Indigenous Land. The
Verde River and its tributaries are a vital part of the culture of indigenous
peoples. These cultures have been and continue to be stewards for the land and
waters. River-Friendly Living acknowledges this history.

IV. Diversity, Equity, Inclusion, and Justice. River Friendly Living ensures that the
benefits of development are accessible for all community members regardless of
race, ethnicity, gender, or sexuality.

About Friends of the Verde River and the Verde River System

Friends of the Verde River (Friends) was incorporated in 2011 to focus on conservation of
the Verde River and the vitality of our communities. We work collaboratively to support a
healthy, flowing Verde River system. Our work focuses on restoring habitat, sustaining
river flows, and building supportive communities.

We proactively engage in a combination of “boots-on-the-ground” projects and policy
solutions guided by sound conservation principles and which meet human and
environmental needs in an outcomes-oriented manner. Our collaborations include the
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Verde Watershed Restoration Coalition, Verde River Exchange, Sustaining Flows Council,
and Verde Front. We developed the Roadmap for a Flowing Verde River with The Nature
Conservancy and Environmental Defense Fund.

A healthy, flowing Verde River and tributary streams, such as Oak Creek, Spring Creek, and
Sycamore Creek, provide economic benefits to Arizona. A 2019 study documented the
economic impact of rivers, lakes, and streams in Yavapai County at $1 Billion, with 9,400
jobs supported by water-related recreation. Over 216,000 Arizona residents participate in
water-related outdoor recreation in Yavapai County.

The Verde is a national treasure. The only two rivers in Arizona that are federally-
designated under the Wild & Scenic Rivers Act are in the Verde system - 40.5 miles of the
lower Verde and 16.8 miles of Fossil Creek.

The Verde is a valued ecosystem. The Verde is home to the unique and rare Fremont
Cottonwood - Goodding Willow Gallery Forest. Over 92 species of mammals and 76 native
amphibian and reptile species depend on the thin green strip of the Verde River and
tributary streams. Some 221 bird species nest, breed, or feed in the riparian corridor,
making the Verde a birder’s paradise.

Conservation planning over the past decade identified streamflows as the most threatened
resource and highest concern for the Verde. Over the past thirty years, water levels in
summer months have declined by more than 45%. Flows are threatened by unrestricted
groundwater pumping, surface water diversion, degraded habitats, and climate change.
Unless we address these challenges, there will be no river for future generations.
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Exterior Lighting Application
Commercial and Multi-Family

See LDC Section 5.8: Exterior Lighting

City Of Sedona

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

Applicant and Per

mit Information

Applicant Name: Randy McGrane Permit #:
Phone: 602.912.8955 Date Rec’d:
Email Address: RMcGrane @ Ensemble.net Initials:
Action/Staff Initials: |[J Approved I Denied Date:

Site Identification

Property
Address/Location:

400 N State Route 89A

Parcel Number

Vacant: 401-13-060G, 022, 024 Existing: 401-13-061A, 021, 023, 025, 029, 060E

Business Name (If
applicable):

Sedona Best Western

Lumen Information

Gross acres of
entire site:

5.266

Acres for Public Right-of-
Way:

0

Net Acreage of Site:

5.266

x 70,000 = Total initial
lumens permitted*

368,620

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

Type of Shielding and Lumens Proposed (See Lumen Calculation Table — page 2)

Lumens: Fully

Shielded Fixtures: 366,940
Lumens: Partially

Shielded Fixtures: 840
Total Lu m'ens 367,780
Proposed:

Applicant Signature

Signature:

Date:

1of2
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https://sedonaaz.sharepoint.com/sites/cd/documents/form/building permit packets/outdoor lighting app 0221.doc




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

Lighting Inventory and Lumen Calculation Table

Include a Site Plan identifying all lighting fixtures, keyed to the inventory table.

Include all new/proposed lighting and all existing lighting.

Include any lighting proposed for external illumination of signs.

Attach cut sheets or manufacturer’s product description for all lights. If not available for existing fixtures, include
photographs of the fixtures and any additional information to demonstrate compliance with code requirements.
Attach additional sheets if necessary

Lighting Classes (See LDC Section 5.8.D(1) for a complete explanation):

e Class 1: High Activity Areas
e Class 2: Security and Public Safety
e Class 3: Decorative and Accent

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

Shielding:

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

Site Plan: Attached Provided with plans (Sheet L-300 )
New or Lighting . - -
Plan Key Existing Class CCT/K.erm Shielding Initial No. of Units Total Lumens
(ID)* (N or E) -3) Rating (F, P, or U) Lumens

Total Lumens Proposed:

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

20f2
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New or Lighting

Plan Key Existing (N Class CCT/K_erin Shielding Initial No._ of Total
(ID)* or E) (1,2, or 3) Rating (F,P,orU) Lumens Units Lumens
A N 2 3000 F 470 28 13160
B N 2 2700 F 89 140 12460
C N 2 2700 F 152 60 9120
D N 2 2700 F 1000 4 4000
E N 2 2700 F 1200 1 1200
F N 2 3000 P 840 1 840
G N 2 2700 F 3165 16 50640
H N 2 3000 F 5560 17 94520
I N 2 3000 F 2275 32 72800
J N 2 3000 F 1060 29 30740
K N 2 3000 F 2250 12 27000
L N 3 2700 F 180 285 51300

TOTAL LUMENS PROPOSED 367780



