PLANNING AND DEVELOPMENT SERVICES REPORT
Zoning Code Text Amendment

PUBLIC HEARING DATE: August 1, 2019
PZ-19-00095 MEETING DATE: August 14, 2019

REPORT BY: an Symer, AICP
REQUEST: {

For a Zoning Code Text Amendment (Case No.: PZ-19-00095) to amend the Flagstaff Zoning Code (Ordinance No. 2011-20) for the
purpose of modifying chapters, divisions, and sections of Title 10 Flagstaff Zoning Code, including the sections of Division 10-
40.60: Specific to Uses, and Division 10-80.20: Definition of Specialized Terms, Phrases, and Building Functions, to resolve conflicts,
incorporate technical corrections and clarity, and to add new and modify existing, requirements, provisions, and definitions.

STAFF RECOMMENDATION:

Staff recommends the Planning and Zoning Commission, in accordance with the findings presented in this report, find that
the requirements of the Zoning Code have been met, and make a recommendation to the City Council for approval of the
Zoning Code Text Amendment.

Project Introduction

Background

The Zoning Code was adopted by the City Council on November 1, 2011, to replace the former Land Development
Code. Since its adoption, the code has been amended several times to address procedures, add clarity, resolve
conflicts, address planning initiatives (accessory dwelling units), incorporate applicant’s requests (West University
Drive Entrance Sign District), and to address changes in state law and U.S. Supreme Court decisions (i.e. Reed vs the
Town of Gilbert). In addition, on June 12, 2019 the Planning and Zoning Commission recommended approval to the
City Council of an amendment to the Zoning Code to address a series of technical, conflict resolution, and clarity
modifications — including adding the Seasonal Amusement/Entertainment and Sales, Indoor and related provisions
to the Light Industrial (Ll) zone. Also, on June 26, 2019 the Planning and Zoning Commission recommended approval
to the City Council of an amendment to the Zoning Code to address a series of miscellaneous technical, conflict
resolution, and clarity modifications.

Proposed Amendment

The proposed amendment includes multiple changes to the Zoning Code to resolve conflicts, incorporate technical
corrections, add clarity, and to simplify the existing requirements. New provisions are being added, and several
sections of the reference divisions are being modified, relocated, or deleted. The proposed amendment includes:

s Accessory Dwelling Units (ADUs) (10-40.60.030): Modify the design and development standards for ADUs to
reclassify attached and detached ADUs to attached, detached, and interior ADUs. Revise, consolidate, and
clarify the provisions for the ADUs to address the new types of ADUs. Incorporate provisions related to
subdividing a lot that contains an existing ADU. Incorporate clarifications and modifications pertaining to an
ADU on a lot greater than one acre.

e Definition of Specialized Terms, Phrases, and Building Functions (Division 10-80.20): Modify and add various
definition of the Zoning Code, including: Accessory Dwelling Unit (ADU), Attached; Accessory Dwelling Unit
(ADU), Detached; and Accessory Dwelling Unit (ADU), Interior.

Zoning Code Text Amendment

An application for a Zoning Text Amendment shall be submitted to the Planning Director and shall be reviewed and a
recommendation prepared. The Planning Director's recommendation shall be transmitted to the Planning and Zoning
Commission in the form of a staff report prior to a scheduled public hearing. The recommendation shall include: an
evaluation of the consistency and conformance of the proposed amendment with the goals and policies of the General
Plan (Regional Plan) and any applicable specific plans; the grounds for the recommendation based on the standards and
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VI.

purposes of the zones set forth in Section 10-40.20 (Establishment of Zones) of the Zoning Code; and, whether the
amendment should be granted, or denied.

A Zoning Code Text Amendment shali be evaluated based on the following findings:

A. Finding #1:
e The proposed amendment is consistent with and conforms to the objectives and policies of the General

Plan and any applicable specific plan;

The most significant of the proposed modifications pertains to the reclassification attached and detached ADUs
to attached, detached, and interior ADUs. This modification is intended to provide clarity to the different types
of ADUs, and maintains promoting this use, where appropriate (NH 3.2 of the Regional Plan).

The proposed amendments are primarily to resolve conflicts, incorporate technical corrections and add clarity
to the Zoning Code. Clerical in nature, the amendments do not substantively modify the existing provisions of
the Zoning Code and maintains consistency and conformance with the objectives and policies of the Regional
Plan (General Plan) and applicable specific plans.

B. Finding #2
e The proposed amendment will not be detrimental to the public interest, health, safety, convenience or

welfare of the City;

The proposed amendments are not anticipated to be detrimental to the public interest, health, safety,
convenience or welfare of the City. These amendments are primarily to resolving conflicts, incorporate technical
corrections and add clarity to the Zoning Code.

C. Finding #3
e The proposed amendment is internally consistent with other applicable provisions of this Zoning Code.

The proposed amendments enhance the zoning code’s internal consistency by resolving conflicts, incorporate
corrections and adding clarity. Furthermore, the proposed amendments are intended to maintain the zoning
code’s purpose as a comprehensive contemporary set of land uses and requirements that are straightforward,
usable and easily understood.

CITIZEN PARTICIPATION

In accordance with State Statute and the Zoning Code, the Planning and Zoning Commission work session and public
hearing for these amendments was advertised in the Arizona Daily Sun on May 29, 2019. Also, persons of interest
that are on file with the Planning and Development Services Department were notified of the work sessions and
hearings via first class mail. Also, on June 10, 2019 a public open house meeting was held. This meeting was attended
by one person that merely desired to obtain a copy of the proposed amendments.

PLANNING AND ZONING COMMISSION WORK SESSION

At the June 26, 2019 Planning and Zoning Commission Work Session, staff reviewed the text amendment application
with the Commission. The Commission had a series of questions to clarify there understanding of the code and
editorial comments.

Attachments:
1. Proposed Ordinance Revisions



Proposed Flagstaff Zoning Code Amendment.
Accessory Dwelling Units
Case No. PZ-190095

HOW TO READ THIS DOCUMENT

Unless otherwise stated, provisions that are being deleted are shown in bold red strikethrough text, like
Provisions that are being added are shown in bold blue text, like this: Provisions that are being added
are shown in bold blue text.

Graphics/Figures that are being deleted are indicated with an “X” over the graphic/figure.

Graphics/Figures that are being added are indicated with a border ke =1 around the graphic/figure.

Tables that are being deleted are indicated with an “X” over the Tables.

Tables that are being added are indicated with a thick border B Haround the Tables.

Section 1. Amend Title 10 FLAGSTAFF ZONING CODE, Section 10-40.60.030 Accessory Dwelling
Units (ADUs)., subsection A. Applicability., as follows — including adding grid lines to the
table:

10-40.60.030 Accessory Dwelling Units (ADUs)

A. Applicability. Accessory dwelling units (ADUs) or carriage houses (see Section 10-
50.110.040, Carriage House,) where allowed by Division 10-40.30, Non-Transect
Zones, and Division 10-40.40, Transect Zones, are subject to the fellowing
requirements and-standards. of this section.
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sectien-
4 B. Netintended-forSale. Not to be sold. An ADU shall not be sold separately
from the primary structure.

Section 2. Amend Title 10 FLAGSTAFF ZONING CODE, Section 10-40.60.030 Accessory Dwelling
Units (ADUs)., subsection B. Design and Development Standards., as follows — including
adding grid lines to the table:

10-40.60.030 Accessory Dwelling Units (ADUs)

B- C. Design, and Development and Exception Standards.

1. An ADU shall comply with Table 10-40.60.030.C. Design, Development and
Exceptions Standards.

Table 10-40.60.030.A : Design and Development Standards

Size

An ADU, excluding any garage or carport area and giffer non-living
areas such as workshops or greenhouses, s be no less than
300 square feet in gross floor area and il not exceed 600

are feet in gross floor area, exceg#hat on residential lots
onegre or more in size, the areggt an ADU may be increased
to a magoum of 1,000 squargfeet.

The area of AD at utilizgMlternative green construction
methods that ca¥ye J#E exterior wall thickness to be greater
than normal shal@@®geasured based on the interior

dimensions gifhe walls.

Building Height

Standardsgd®r the height of accessMystructures and ADUs are
establigffed in Table 10-40.60.020.A, A¥ggssory Structure Height
ang#ocation Standards.

Density

P1In single-family residential zones no more than oMBADU per

single-family residential lot may be established. Myggultifamily
residential zones the density limit applicable to that 24ge shall

apply.
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Table 10-40.60.030.A : Design and Development Standards

Am&gities

An ADU shall contain a kitchenette and bathroom (sink, toj#ift,
shower), as well as living and sleeping spaces, which mayg¥e in the
same room (i.e., a studio).

Attachmen

An attached ADU shall share at least one wall or rogstructure

with the primary dwelling and shall have an accesgftonnection to a

common area within the primary dwelling that jgfeither

continuously open or may be locked off with t#€ use of a door. An

attached ADU may have an additional extergfl access. An ADU not
ceting these requirements is a detachedgkDU.

Number of
occupants

No moWg than two persons shall resige in an ADU.

Architectural
Compatibility

* ADU shall g designed as a syffordinate structure to the primary
structur®on the in terngl of its mass, size and architectural
character.

¢ ADU shall maintqg thefirchitectural design, character, style and
appearance of Y primary structure as a single-family
dwelling.

e Exterior mategfals, windowWy, doors, roof pitch, and architectural
details gfall be consisteMgand compatible between the
primagy residence and theRDU.

¢ Windoyfb facing an adjoining resNential property shall be
dgfigned to protect the privaclpf neighbors; alternatively,
Bnces, or walls shall be required§o provide screening in
compliance with Division 10-50.50%ences and Screening.

Alley Orientation

Phen an ADU is adjacent to an alley, every fort shall be made to
orient the ADU to the alley with the frontQgcess door and
windows facing the alley. Parking provided & the alley shall
maintain a 24-foot back-out area, inclusive ofQe alley.

Entrance An entrance to an attached ADU or an ADU located Wghin a
primary residence shall be located on the side or rear Jgthe
primary residence, and shall not face a street.

Parldhg Parking shall be in compliance with Division 10-50.80, Parki

Standards, and the parking standards in Division 10-40.40,
Transect Zones.
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Table 10-40.60.030.A : Design and Development Standards

Utility Service shall be connected to the utiliti cept telephone and
televisio he primary dwellin and may not have separate
services.

Building Form ADUs shall mee e form standards as a principal

Standards

residence, but not both.

Home occupations shall be allowed subject to Section 10-
40.60.180, Home Occupations, in either the ADU or the primary

Table 10-40.60.030.B: Building Form Standard Exceptio
Parcel/Lot Si in.) Setback (Min. Lot Coverage
Detached 6,000 sf liance Exempt from lot
Table WQ020.A coverage requirements’
Attached No minimum? n compliance with the ards of
the underlying zone
End Notes
T n the RR zone shall meet the requirements established in Section 10-40.30.030(C).
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Table 10-40.60.030.C.

Accessory Dwelling Units Design, Development and Exceptions Standards.

(1) ADU Standards (a) Attached ADU: An Attached ADU shall share a common
wall or roof structure with the remainder of the primary |
dwelling unit, and comply with the fire separations of
the building and fire codes.

Detached ADU: A Detached ADU shall be physically
detached, from the primary dwelling unit, including a
separate roof structure, and comply with the fire
separations of the building and fire codes.

Interior ADU: An interior ADU is a delineated area within
the primary dwelling unit, and is neither attached or
detached.

(Please refer to the definition of Attached, Detached,
and Interior ADU in Division 10-80.20.)

(2) Alley Orientation (a) When a detached ADU is adjacent to an alley, the ADU'’s
(Detached ADU) primary entry/exit access door and windows shall face
the alley, unless approved by the Planning Director.

(3) Amenities (a) An ADU shall contain independent living, sleeping,

eating, cooking, and sanitation facilities as part of the
ADU, which may be in the same room (i.e., a ;
studio/efficiency dwelling). l

3 (4) Architectural Compatibility {a) An Attached or Detached ADU shall be designed as a
subordinate structure to the primary structure on the lotj
or parcel in terms of its mass and size; and, the ADU’s i
architectural character (colors, details, doors, materials,
roof pitch, and windows, etc.) shall be compatible with
the primary dwelling unit.

An Interior ADU shall be designed as an integrated and
subordinate part of the primary dwelling unit. The
Interior ADU shall, at a minimum, have interior
pedestrian access to the common areas such as a foyer,
living room, laundry room, basement, etc., of the
primary dwelling unit, and share the primary entrance
and exit. Exterior modifications to accommodate an
interior ADU, shall be developed with an architectural
character (colors, details, doors, materials, roof pitch,
and windows, etc.) with the existing structure.

Windows facing an adjoining residential property shall
be designed to protect the privacy of neighbors;
alternatively, fences, or walls shall be required to
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Table 10-40.60.030.C.

Accessory Dwelling Units Design, Development and Exceptions Standards.

provide screening in compliance with Division 10-50.50,
Fences and Screening.

(5) Building Form and Property Setbacks. An ADU shall comply with the setback
Development Standards requirements of the property’s zone, and as allowed in
(d) and 14 of this table.

Building height. The maximum height of an attached and
detached ADU, measured in accordance with 10-
50.30.030: 24 feet

Lot Coverage. The lot coverage requirements of a
property’s zone shall:

(i) Not apply to attached and detached ADU; and,
(ii) Apply to a dwelling unit containing an interior ADU.
Encroachment into setbacks.

(i} The encroachments specified in Section 10-
50.40.020 are allowed.

The development of a detached ADU on the second
floor of a garage that was developed prior to
February 16, 2016, and is in the required setback(s),
shall be allowed, provided that no exterior additions|
or an increase in building height was developed to
accommodate the ADU.

(6) Density In single-family residential zones no more than one ADU
per single-family residential lot or parcel is allowed.

In zones that allow multiple-family developments, the
density requirements of the zone count an ADU as a
dwelling unit.

| (7) Entrance Attached ADU. The pedestrian entrance to an Attached |§

ADU shall not face the same street as the pedestrian

(Attached and Interior ADU) i ) .
entrance of the primary dwelling unit, except:

(i) Inzones that allow duplexes that are not required to]
be part of a Planning Residential Development;

(ii) If the fagade of the ADU with the pedestrian
entrance is setback at least 50 feet from the
property line; or
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Table 10-40.60.030.C.

Accessory Dwelling Units Design, Development and Exceptions Standards.

(iii) If the ADU’s pedestrian entrance will not be visible
from the same street that the pedestrian entrance
of the primary dwelling unit is visible from.

(b) Interior ADU. A pedestrian entrance to an Interior ADU
shall be located on the interior side or rear side of the
primary dwelling unit, and may be located on a street
side facade of the primary dwelling unit, provided that
the primary entrance to the primary dwelling does not
face the same street side.

(8) Home Occupations

Home occupations shall be allowed subject to Section
10-40.60.180, Home Occupations, in either the ADU or
the primary residence, but not both.

(9) Lot Size,
(Detached ADU)

Minimum lot size: 6,000 square feet.

(10) Movable Habitable Space

A mobile home, recreational vehicle, or other movable
habitable space shall not be used as an ADU.

A manufactured or modular unit placed and secured on
a permanent foundation in conformance with the
Building Code may be used as an ADU in compliance
with this section.

(11) Number of occupants

Maximum number of persons allowed to reside in an
ADU: two persons.

(12) Required Occupancy

The property owner, which includes title holders and
contract purchasers, shall occupy either the primary
residence or the ADU as their principal residence. The
residence or ADU that is not occupied by the property
owner that is rented or leased shall be for a period of no
less than 30 days.

(13) Parking

Parking shall be in compliance with Division 10-50.80,
Parking Standards, and the parking standards in Division |
10-40.40, Transect Zones.

(b) Parking provided with alley access shall maintain a 24-
foot wide back-out area, inclusive of the alley.

(14) Placement

Revision Date: 6/28/2019

(a) An ADU shall be constructed or placed on the same lot
or parcel as the primary dwelling unit.
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Table 10-40.60.030.C.

Accessory Dwelling Units Design, Development and Exceptions Standards.

(a) An ADU is allowed only on a lot or parcel containing a
detached single-family dwelling unit.

(b) An ADU is not allowed on a lot or parcel containing a
duplex or triplex on properties zoned Rural Residential
(RR), Estate Residential (ER), Single-Family Residential
(R1), Single-Family Residential Neighborhood (R1N),
Manufactured Housing (MH).

(c) Additional placement regulations are contained in
Section 10-40.60.030.D.

I (15) Size, ADU {a) Minimum Size: 300 square feet in gross floor area.

(b) Maximum Size.

(i) Lots less than one acre: 600 square feet in gross floor
area.

(ii) Lots equal to or greater than one acre: 1,000 square
feet in gross floor area; but, an ADU shall not be
larger than fifty percent of the gross floor area of the
primary dwelling unit, or 600 square feet, whichever

is greater.

|
(c) Allowance for Green Construction. The maximum size of

an ADU constructed with green construction methods
that cause the exterior walls to be greater than eight-
inches shall be:

(i.) Minimum Size: 300 square feet in gross floor area,
minus the area of the exterior walls.

{(iif) Maximum Size.

(ii.a.) Lots less than one acre: 600 square feet in gross
floor area, minus the area of the exterior walls.

(ii.b.) Lots equal to or greater than one acre: 1,000
square feet in gross floor area; but, an ADU
shall not be larger than fifty percent of the
gross floor area of the primary dwelling unit, or
600 square feet, whichever is greater. The area
of the ADU shall include the area of the
exterior walls.

(16) Subdividing a lot with an ADU | (a) Attached and Interior ADU. A lot or parcel containing an
ADU shall not be subdivided into two or more lots or
parcels unless each lot or parcel complies with the Zoning
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Table 10-40.60.030.C.

Accessory Dwelling Units Design, Development and Exceptions Standards.

Code and Subdivision Ordinance. The ADU shall
completely remain on one lot.

(b) Detached ADU. The lot or parcel containing a Detached
ADU shall not be subdivided into two or more lots or
parcels unless each lot or parcel complies with the Zoning
Code and Subdivision Ordinance.

(i) When an existing detached ADU will remain on the
new lot or parcel created by subdivision, the property
owner is required to modify the primary dwelling unit
and ADU of the subdivided lots to comply with the
Flagstaff City Code, including providing separate utility|
services connected to each unit, and obtain a new
Certification-of-Occupancy for the units (when
required by the Building Official), prior to City Staff
recording the subdivision of the property. The ADU
that remains on the new lot or parcel shall be
considered a primary dwelling unit, unless a new
primary dwelling unit is constructed on the new lot or
parcel.

(17} Utility Service (a) An ADU shall be connected to the utilities (except
telephone and television) of the primary dwelling unit
and may not have separate services.

Section 3. Amend Title 10 FLAGSTAFF ZONING CODE, Section 10-40.60.030 Accessory Dwelling
Units (ADUs)., subsection C. Building Placement., as follows:

10-40.60.030 Accessory Dwelling Units (ADUs)

& D. Building Placement. In addition to the standards provided in Table 10-
40.606:030-A 10-40.60.030.C. ; Designand-Development-Standards , ADUs

proposed as part of the subdivision platting and approval process may be located
on the rear or interior side property line under the following conditions as
illustrated in Figures 10-40.60.030A 10-40.60.030.D.1. and 10-40.60.030B
10-40.60.030.D.2., and:

1. The ADU is located above a garage; and

2. Four ADUs designed and constructed together are located at the common
intersection of the rear and interior side of four lots; or
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3. Two ADUs designed and constructed together and with direct access to an
alley are located at the common intersection of the rear and interior side of
two lots.

Street Street

- Primary Primary
I | | l H Residence Residence|
L

e
l_‘k\\ ADU }\\__Alley N
' ADU with
access to

Cluster
m alley

o ) o

Street

| I ] I Street
I 1 ! I I I I
Figure 10-40.60.030.D.1. Figure 10-40.60.030.D.2.
Four ADUs located at the common intersection Two ADUs with direct access to an alley
of the rear and interior side of four lots
Section 4. Amend the subsection letter of Title 10 FLAGSTAFF ZONING CODE, Section 10-40.60.030

Accessory Dwelling Units (ADUs)., subsection D. Restrictive Covenant., as follows:

10-40.60.030 Accessory Dwelling Units (ADUs)

D. E. Restrictive Covenant.

Section 5. Amend the subsection letter of Title 10 FLAGSTAFF ZONING CODE, Section 10-40.60.030
Accessory Dwelling Units (ADUs)., subsection E. Findings for Approval of ADUs., as
follows:

10-40.60.030 Accessory Dwelling Units (ADUs)

E- F. Findings for Approval of ADUs. An application for approval of an ADU shall be
based on the following findings:

1. The exterior design of the ADU is compatible with the primary residence and
does not dominate it or surrounding properties. This has been achieved through
use of compatible and complimentary architectural building forms, construction
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Section 6.

materials, colors, landscaping, and other methods that conform to acceptable
construction practices.

2. The exterior design of the ADU is in suitable proportion with and maintains the
scale of the neighborhood.

3. The ADU does not result in excessive noise, traffic or parking congestion.

4, The site plan provides open space and landscaping that is useful for both the
ADU and the primary residence. Open space and landscaping provides for
privacy and screening of adjacent properties.

5. The location and design of the ADU maintains a compatible relationship to
adjacent properties and does not significantly impact the privacy, light, air, solar
access or parking of adjacent properties.

6. Major access stairs, decks, entry doors and major windows on one and one-half
and two story structures face the primary residence to the maximum extent it is
feasible, or the rear alley, if applicable. Windows that face neighboring side or
rear sethacks are installed so the bottom of the window is a minimum of six feet
above the floor.

7. Buildings, structures, and other features of the site plan, such as walkways and
driveways, are oriented and located to maintain natural and historic resources
to the maximum extent feasible and to minimize alteration of natural
landforms.

Amend Title 10 FLAGSTAFF ZONING CODE, Section 10-80.20.010 Definitions, “A”, for the
terms, “Accessory Dwelling Unit (ADU), Attached”, and “Accessory Dwelling Unit
(ADU), Detached”, and add the term “Accessory Dwelling Unit (ADU), Interior”, as
follows:

10-80.20.010 Definitions, “A”
Accessory Dwelling Unit (ADU), Attached: A-subordinatetivingunit-added-to-or

area-withintheprimary-dwelling. Is a subordinate dwelling unit on a lot or parcel
that is physically attached to the primary dwelling unit by a wall or roof. An Attached
ADU does not include a duplex, two-family dwelling, townhouse or townhome,
condominium unit, single room occupancy development or co-housing.
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Figure 10-80.20.010. Accessory Dwelling Unit (ADU), Attached.
t (ADU), Detached:

Accessory Dwelling Uni

Is a subordinate dwelling
unit on a lot or parcel that is physically detached from the primary dwelling unit.

Figure 10-80.20.010. Accessory Dwelling Unit (ADU), Detached.

Accessory Dwelling Unit (ADU), Interior: Is a delineated living area located within a
dwelling unit that has interior pedestrian access to the common area of the dwelling
unit, such as a foyer, living room laundry room, basement, etc., shares a primary
entrance and exit, contains permanent facilities for living, sleeping, eating, cooking
and sanitation, and may have a separate secondary entrance/exit.
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Figure 10-80.20.010. Accessory Dwelling Unit ({ADU), Interior.
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