










From: David Carpenter <dc@hopeaz.com> 
Sent: Tuesday, August 11, 2020 10:13 AM
To: Daniel Symer <Daniel.Symer@flagstaffaz.gov>; Sara Dechter 
<SDechter@flagstaffaz.gov>
Cc: Daniel Folke <DFolke@flagstaffaz.gov>; Tiffany Antol <TAntol@flagstaffaz.gov>; 
Alaxandra Pucciarelli <APucciarelli@flagstaffaz.gov>
Subject: Regional Plan Amendment Required for NCC Downzoning

Dan/Sara-

I think the council should have to do a major regional plan amendment to down zone 1000 
+/- CC properties in the central core of the city. The net affect could be the reduction of 
hundreds of housing units in the Flagstaff core. This not only flies in the face of several 
goals and policies of the plan but the entire guiding principal of the plan itself. The citizens 
overwhelmingly choose infill urban form vs. sprawl, suburbs, and exurbs.
If the council wants to reduce housing options in the center of the city, and go back on our 
commitment to slowing climate change under the vail of historic preservation, they should 
need to overtly chose that in a public forum. The process should not be as easy as one or 
two meetings cloaked as historic preservation. This is a wholesale reversal of the public 
will. I realize that historic preservation and environmental responsibility are competing 
progressive goals, but unfortunately they can’t have it both ways.
How can we demand as the public that this happens? 
Thank You,

David Carpenter

Hope Construction
495 S River Run Rd.
Suite 100
Flagstaff, AZ 86001

P 928-527-3159
F 928-527-0357
C 928-380-5808
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From: Sara Dechter <SDechter@flagstaffaz.gov> 
Sent: Tuesday, August 11, 2020 10:34 AM
To: David Carpenter <dc@hopeaz.com>; Daniel Symer <Daniel.Symer@flagstaffaz.gov>
Cc: Daniel Folke <DFolke@flagstaffaz.gov>; Tiffany Antol <TAntol@flagstaffaz.gov>; 
Alaxandra Pucciarelli <APucciarelli@flagstaffaz.gov>
Subject: RE: Regional Plan Amendment Required for NCC Downzoning

Hi David,
If you will remember, when the City adopted the High Occupancy Housing Specific Plan, we 
also amended the Regional Plan concurrently to change the activity centers in the 
downtown area from Regional to Historic and explicitly called out the strategy of the NCC 
zoning as an implementation of that policy change.  So the City Council has already 
amended the Regional Plan to allow for the Zoning Code amendments that Dan is working 
on now. I am uncertain what we would be amending after that or why it would be a major 
amendment.  
As you know from other rezoning cases, having a conflicting policy is not necessarily a 
reason to require a plan amendment. However, the policy you are pointing to is certainly 
something we will disclose to Council when we present the Regional Plan conformance 
analysis for these rezoning updates.  I agree it is a conflicting policy.
If there is more detail about this that I am missing, please let me know.

All the best,
Sara Dechter

Sara Dechter, AICP, CP3
Comprehensive Planning Manager
City of Flagstaff, AZ
928-213-2631

www.flagstaff.az.gov/comprehensiveplanning
Leearn about the 2020 Census at: iCount2020.info

http://www.flagstaff.az.gov/comprehensiveplanning


From: David Carpenter <dc@hopeaz.com> 
Sent: Thursday, August 13, 2020 2:46 PM
To: Sara Dechter <SDechter@flagstaffaz.gov>; Daniel Symer 
<Daniel.Symer@flagstaffaz.gov>
Cc: Daniel Folke <DFolke@flagstaffaz.gov>; Tiffany Antol <TAntol@flagstaffaz.gov>; 
Alaxandra Pucciarelli <APucciarelli@flagstaffaz.gov>
Subject: RE: Regional Plan Amendment Required for NCC Downzoning

Sara-

Im not sure that the HOH specific plan even conforms with the regional plan. Myself an 
others will be doing all that we can in the future to stop the implementation of those code 
amendments when they come. However, since NCC and building height are the first takings 
on the docket it is where our energy is currently focused.

Unlike a specific case where competing goals and polices can be mitigated on a case by 
case basis for their impacts on adjacent parcels, you are proposing a truly massive taking on 
over 1,000 parcels simultaneously. This is unprecedented in scale and represents a 
fundamental direction change from what the citizens of Flagstaff voted for with their current 
regional plan.

I think the main detail that is missing is that you (the government) are proposing to take 
away development rights, property value, and the future of our city to be able to grow 
inward and adapt to climate change with a few quick Zoom meetings. This is way too big 
for that and the process needs to happen in public. This should require a plan amendment 
so that the citizens can chime back in on whether they want to reverse course on the voted 
and implemented plan to build our city inward and upward. It took 5 years and hundreds of 
meetings, and then a vote of over 5,000 people to decide for urban infill vs. sprawl. This is 
not a conflicting goal or policy. The entire regional plan is based on the infill development 
pattern. We had a choice when we wrote the plan for Urban v. Exurb v. Suburb and the 
citizens choose Urban. That is why a plan amendment is required. It’s a complete reversal 
of course from the current progressive policy of building our city. This is so big it might 
even need to wait until the next rewrite in 2030!
I think you have all done a great job adapting to our current situation. I give accolades for
switching to online and working from home to keep the city running. Thanks! But this is 
different than processing a development case or a permit, and 5 people in a Zoom meeting 
does not represent the will of the people. The city should table this until we are out of this 
current emergency and people can focus on this issue with a clear lens. This is too massive 
to do on Zoom.
I hope you give this the consideration it deserves, and when COVID ends draft a regional 
plan amendment that honors the magnitude of this direction change, that is honest about 
what it means to the redevelopment of the entire core of the city for the next 20-50 years, 
and debate it in person in City Hall when we are out of the current crisis!



Thank You,

David Carpenter

Hope Construction
495 S River Run Rd.
Suite 100
Flagstaff, AZ 86001

P 928-527-3159
F 928-527-0357
C 928-380-5808

From: Daniel Folke <DFolke@flagstaffaz.gov>
Sent: Friday, August 14, 2020 10:04 AM
To: David Carpenter <dc@hopeaz.com>; Sara Dechter <SDechter@flagstaffaz.gov>; Daniel Symer 
<Daniel.Symer@flagstaffaz.gov>
Cc: Tiffany Antol <TAntol@flagstaffaz.gov>; Alaxandra Pucciarelli <APucciarelli@flagstaffaz.gov>
Subject: RE: Regional Plan Amendment Required for NCC Downzoning

Good morning David, 
I appreciate your comments and questions. Internally we have also discussed the proposed zoning code 
amendments that are coming out of the HOH plan and the most recent Council action declaring a 
Climate Emergency. This will certainly be part of the discussion as these amendments proceed. 

In regards to the benefit of in person hearings vs. virtual participation. I believe we would all prefer to 
be in the chambers holding a traditional public meeting. What has been interesting is that we have seen 
better participation for some meetings held virtually compared to what we have traditionally seen for in 
person. Some topics will fill city hall, others it seems may draw better virtually. It seems to depend on 
the issue.

City Council has emphasized the importance of the HOH amendments and ask about them with 
regularity. Because we don’t know how long City Hall will be closed, it is difficult for staff to put these 
important matters on hold. In either case, we will certainly include your comments as part of the record 
on this amendment and Council can consider your request. 

Hope you are well. 
Dan Folke
Community Development Director 
City of Flagstaff
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Daniel Symer

From: Shane Dille
Sent: Wednesday, April 28, 2021 8:10 AM
To: Daniel Folke; Daniel Symer; Tiffany Antol
Subject: FW: Height Restrictions Zone Amendment

Follow Up Flag: Follow up
Flag Status: Flagged

FYI 

From: Joe Galli <jgalli@flagstaffchamber.com>  
Sent: Tuesday, April 27, 2021 6:04 PM 
To: Mayor and Council <council@flagstaffaz.gov> 
Cc: Greg Clifton <Greg.Clifton@flagstaffaz.gov> 
Subject: Height Restrictions Zone Amendment 

Dear Mayor and Council, 

I will not be available to speak in person this evening to your agenda item on height restrictions in certain community 
neighborhoods as a zoning code amendment.   

Therefore, just a quick note to let you know the Chamber has had prior presentations on the item from City Zoning Code 
Admin, Dan Symer.  We have consistently opposed this idea for several reasons, not the least of which is the result will 
be less density in the urban core which goes against making housing more affordable in Flagstaff, and goes against 
sustainability goals of creating higher density with less car trips, more walkable neighborhoods, and more biking.   

The Chamber also opposes this zoning change because it likely violates state law known as Prop 207, and would be 
considered a downzone or taking of private property rights, and then subject city taxpayers to potential financial 
settlements with aggrieved property owners.   

We appreciate your consideration of opposition to this item.   

Sincerely, 

Joe G.  

--  
Joe Galli
Senior Advisor, Public Policy
Greater Flagstaff Chamber of Commerce
(928) 774-4505



1

Daniel Symer

From: David Carpenter <dc@hopeaz.com>
Sent: Monday, May 10, 2021 4:50 PM
To: Mayor and Council
Cc: Daniel Folke; Daniel Symer; Tiffany Antol; Alaxandra Pucciarelli; Leah Bloom; Sara 

Dechter; Sarah Darr; Nicole Antonopoulos
Subject: NCC Down Zoning Discussion

Follow Up Flag: Follow up
Flag Status: Flagged

Mayor and Council- 

I wanted to send you a note on the newly proposed Neighborhood Commercial Zone (NCC) that is being proposed for 
the purpose of downzoning large areas of the city and reducing building height.  Most of you know me but for the new 
Mayor and Council members I am a local infill developer, green builder, and environmentalist.  This is a bad idea for a 
number of reasons.  The community overwhelmingly voted in 2011 for a new zoning code that promoted a denser, 
walkable, urban core in lieu of exurbs and suburbs.  This was a conscious choice made by over 6,000 voters after 5 years 
of input to try and embrace the ideas promoted by new urbanism.    I was the chairman of the planning and zoning 
commission at the time and I remember dozens and dozens of meetings, design charrettes, community open halls, and 
thousands of comments and input that spanned years during the rewrite of the code.   It has only been more recently 
that a very few vocal opponents of that vison were able to lobby the previous mayor and council to start dismantling 
that vison.  It is not necessarily incumbent upon you to just arbitrarily continue along that trajectory.   

We are in the midst of a housing crisis and a global warming crisis we can no longer afford to kowtow to the NIMBY’s of 
the world.  I realize this is hard as they are literally everywhere.  However, they do represent the masses.  I’ll point out 
that this problem is not unique to our community.  NIMBYism and overreaching zoning regulations are cited in every real 
estate and building publication that I read as the number one hurdles to providing more housing across the entire 
country.    It is only in the really progressive cites where they are starting to get it and starting to increase 
density.  Places like Seattle, Portland, Austin and Minneapolis.  Click here for a thoughtful article about Minneapolis, 
who recently up zoned their entire city: https://archive.curbed.com/2018/11/27/18113208/minneapolis-real-estate-
rent-development-2040-zoning  Even Sedona recently up zoned by reducing the required parking for small units 
and  incentivizing the specific types of housing that they desperately need. 

The community needs the flexibility to continue to add density in the Southside and Sunnyside as solutions to our 
housing crisis.   These areas contain a lot of hosing stock that is beyond their useful lives and should be where density 
and urban renewal take place.   Land owners on the Southside have literally been waiting 100 years to get their flood 
problem solved and unlock their lands full potential.  Redevelopment there just seems obvious to most and we hope you 
give this some serious thought before you knock the wind out of their sails.    

I am currently sitting on three brain trust commissions in the city with all the smartest people we have in the 
room.   Dozens of city staffers, affordable housing experts, business owners, engineers, and builders.   Zoning and 
overregulation continues to top the list as the things that need to move in the other direction if we want to get serious 
about our housing problems.  Not only are these commissions calling for an end to the continued backwards trajectory 
of our land use laws, but you will see at the end of these processes a request to undo the past zoning regulations that 
limit density.  And we will be forced to ask ourselves serous questions in the future about opportunities for up zonings 
not down zonings as we run out of land.   
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Please take a moment to take in the totality of this decision as it relates to the communities desire to build more 
walkable urban place types, climate adaptation goals, and affordable housing goals.  There is more at stake here than at 
first glance. 

Thank You, 

David Carpenter 

Hope Construction 
495 S River Run Rd. 
Suite 100 
Flagstaff, AZ 86001 

P 928-527-3159 
F 928-527-0357 
C 928-380-5808 


