
           

NOTICE AND AGENDA
ATTENTION

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

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

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

 
The public can submit comments that will be read at the dais by a staff member to CDPandZCommission@flagstaffaz.gov.

 

PLANNING & ZONING COMMISSION
WEDNESDAY
MARCH 23, 2023

  COUNCIL CHAMBERS
211 WEST ASPEN AVENUE

             4:00 P.M.

           

1. Call to Order   

 

2. Roll Call
  
NOTE: One or more Commission Members may be in attendance telephonically or by other
technological means.
   
MARIE JONES, VICE CHAIR
MARY NORTON
CAROLE MANDINO
DR. RICARDO GUTHRIE

DR. ALEX MARTINEZ
BOB HARRIS III
LLOYD PAUL
 

  

 

3. Public Comment

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

  

 

4. APPROVAL OF MINUTES
Approval of the minutes from the regular meeting on February 23, 2022.

  

 

5. PUBLIC HEARING    

 

A. Conditional Use Permit PZ-20-00023-04 Shamrock Food Warehouse: 
A Conditional Use Permit request from Shamrock Food Company to establish an 18,680
square-foot building to be used as a wholesale food store that is open to the public. The
proposed use meets the definition of General Retail Business in the Zoning Code, which is
permitted in the Light Industrial (LI) Zone with a Conditional Use Permit.  The subject property
is located at 3611 E Industrial Drive.

 

STAFF RECOMMENDED ACTION:
  In accordance with the findings presented in this report, staff recommends approval of
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  In accordance with the findings presented in this report, staff recommends approval of
PZ-20-00023-04 with the following conditions: 

The development of the site shall substantially conform to the plans as presented with the
Conditional Use Permit application and with the Site Plan as approved by the
Inter-Division Staff on January 4, 2022.  Modifications to the approved site plan shall
require additional review by the IDS team.  

1.

 

6. GENERAL BUSINESS   

 

A. Preliminary Plat PZ-21-00154-01 MMV D3
MMV Devco, LLC requests Preliminary Plat approval for MMV D3 located at 1800 N Gemini
Drive, a single-family subdivision on 6.31 acres in the MR (Medium Density Residential) Zone. 
 

 

STAFF RECOMMENDED ACTION:
  Staff recommends the Planning and Zoning Commission, in accordance with the findings

presented in this report, forward the Preliminary Plat to the City Council with a
recommendation of approval.
 

 

B. Zoning Code Text Amendment PZ-21-00045 Development Agreement Notifications:
Request for a work session with the Planning and Zoning Commission to discuss the City's
proposed amendment to the Zoning Code to modify the existing public notification requirements
for Development Agreements (Section 10-20.40.060).

 
 

STAFF RECOMMENDED ACTION:
  The work session with the Planning and Zoning Commission is required as a “Citizen

Review Session” in compliance with Section 10-20.50.040 (Procedures) of the Zoning
Code and applicable state law.  The purpose of the work session is for staff to present an
overview of the proposed amendment, to allow interested residents to provide their ideas,
suggestions, and concerns, and for the Commission to ask questions, seek clarification,
and discuss the amendment, as well as offer alternate suggestions and ideas.  The
Commission will take no action at this work session.  After the work session, staff will
revise the proposed amendment.  The amendment will then be presented to the
Commission at a public hearing for consideration and action.  Once a recommendation is
received, a public hearing will be scheduled with the City Council. 

 

7. MISCELLANEOUS ITEMS TO/FROM COMMISSION MEMBERS   

 

8. ADJOURNMENT   

 

CERTIFICATE OF POSTING OF NOTICE 
The undersigned hereby certifies that a copy of the foregoing notice was duly posted at Flagstaff City Hall on  MARCH 18        ,
at     2:00           p.m. This notice has been posted on the City's website and can be downloaded at  www.flagstaff.az.gov.

Dated this   18            day of        MARCH              , 2022.
__________________________________________
Tammy Bishop, Administrative Specialist                                             
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Planning & Zoning Commission 5. A.        
Meeting Date: 03/23/2022  
From: Tiffany Antol, Senior Planner

Information
TITLE: 
Conditional Use Permit PZ-20-00023-04 Shamrock Food Warehouse: 
A Conditional Use Permit request from Shamrock Food Company to establish an 18,680 square-foot
building to be used as a wholesale food store that is open to the public. The proposed use meets the
definition of General Retail Business in the Zoning Code, which is permitted in the Light Industrial (LI)
Zone with a Conditional Use Permit.  The subject property is located at 3611 E Industrial Drive.

STAFF RECOMMENDED ACTION:
In accordance with the findings presented in this report, staff recommends approval of PZ-20-00023-04
with the following conditions: 

The development of the site shall substantially conform to the plans as presented with the
Conditional Use Permit application and with the Site Plan as approved by the Inter-Division Staff on
January 4, 2022.  Modifications to the approved site plan shall require additional review by the IDS
team.  

1.

Attachments
Staff Report 
Draft CUP 
Draft Notice of Decision 
Prop 207 Waiver 
Site Plan Approval Letter 
Site Plan Conditions of Approval 
CUP Application 
CUP Narrative 
Civil Site Plan 
Architectural Site Plan 
Building Floor Plan 
Building Elevations 
Landscape Site Plan 
Parking Demand Study 
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PLANNING AND DEVELOPMENT SERVICES REPORT
CONDITIONAL USE PERMIT

PUBLIC HEARING DATE: March 3, 2022
PZ-20-00023-04 MEETING DATE: March 23, 2022

REPORT BY: Tiffany Antol, AICP

REQUEST:

A Conditional Use Permit request from Shamrock Food Company to establish an 18,680 square-foot building to be used as a 
wholesale food store that is open to the public. The proposed use meets the definition of General Retail Business in the 
Zoning Code, which is permitted in the Light Industrial (LI) Zone with a Conditional Use Permit. 
The subject property is located at 3611 E Industrial Drive.

STAFF RECOMMENDATION:

In accordance with the findings presented in this report, staff recommends approval of PZ-20-00023-04 with the following
conditions:

1. The development of the site shall substantially conform to the plans as presented with the Conditional Use Permit 
application and with the Site Plan as approved by the Inter-Division Staff on January 4, 2022. Modifications to the 
approved site plan shall require additional review by the IDS team. 

PRESENT LAND USE:

This site contains an 8,449 square-foot building to support Shamrock Foods Transportation and local distribution. It is 
presumed that the original building was built in the 1950s as a gas station and auto repair shop. The exact date Shamrock 
acquired this property is unknown, but research to date indicates it was in the early 1970s. The transportation division 
began working with the dairy division at this location in 2012. Currently the building is approximately 85% vacant. The 
balance of the space contains three offices, a conference room, a small workspace used by drivers for re-charging 
communications equipment, and limited beverage product storage. Regional Shamrock Foods Dairy distribution delivers 
product to this building in the morning. These goods are immediately transferred to another truck via a cross-dock 
function for local distribution. Occasionally, local sales staff will pick up small amounts of product for missed customer 
orders. There is minimal customer pickup traffic. Approximately 10-12 trailers are regularly stored overnight on site.

PROPOSED LAND USE:

The applicant proposes to demolish the existing structure on site and construct an approximately 18,680 square-foot building, 
which can accommodate a general retail use on 1.71 acres.  Shamrock Foodservice Warehouse stores cater to the 
restaurant and food service industry. They are also open to the public. No membership is required. Items can be 
purchased individually or in bulk. Hours of operation are Monday through Saturday 7AM to 7PM and Sunday 8AM to 6PM. 
The product mix includes restaurant supplies, dry and canned goods, dairy, frozen foods, and pre-packaged meat. All 
goods are sold pre-packaged. There is no on-site prep. 

NEIGHBORHOOD DEVELOPMENT:

North: BNSF Railway; Route 66
East: Existing Industrial Uses, Light Industrial (LI) Zone
South: Existing Industrial Uses, Light Industrial (LI) Zone
West: Existing Industrial Uses, Light Industrial (LI) Zone



PZ-20-00023-04
March 3, 2022
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I. Project Introduction
A. Background/Introduction

Section 10-40.30.050.B of the Flagstaff Zoning Code (Page 40.30-21), Allowed Uses, identifies “General Retail 
Business” as an allowed land use in the Light Industrial (LI) Zone subject to the approval of a Conditional Use Permit 
(CUP) by the Planning Commission. IDS approved a site plan application for the proposed building on this site on
January 4, 2022.  A copy of the Site Plan Approval Letter and Conditions of Approval are attached to this report. The 
applicant proposes to redevelop the site with a new 18,680 square-foot building designed to be used as a warehouse 
store catering to restaurants as well as the general public.  

The subject site includes two parcels that will be combined into one for the development of this site. A new, pre-
engineered metal building will be built on the western side of the site to house the Foodservice Warehouse store 
with the remainder of the site accommodating parking. There is a drainage easement that will be abandoned 
located currently under the proposed building footprint. The City Stormwater staff have reviewed and agrees with 
abandonment of this easement.  Both the parcel combination and the easement abandonment will need to occur 
prior to the approval of civil plans for the project.

The existing sidewalk along Industrial Drive will be updated where needed (along the western portion of Industrial
Drive) to match recent improvements made along the rest of the site. The entrance to the proposed building will 
be on the eastern façade and will have a direct pedestrian connection to the adjacent sidewalk on Industrial Drive. 
The parking lot will be screened from Industrial Drive using landscaping. The dock door which trucks will back up to 
is located on the southern side of the building and will be screened from Industrial Drive by the building itself. Two 
separate, screened trash and recycling enclosures will be positioned along the southern end of the site out of 
direct view from Industrial Drive.  Three new bicycle parking spaces will be provided, and two EV-ready parking 
stalls will be incorporated per city code, as well. An easement for a future traffic signal will be designated for the 
City of Flagstaff’s use.

II. Required Findings
The Planning Commission may approve the Conditional Use Permit only after making a finding that:

A. Finding #1:
The conditional use is consistent with the objectives of the Zoning Code and the purpose of the Zone in which the 
site is located.

“The Light Industrial (LI) zone applies to areas of the City appropriate for clean and quiet industries in proximity to 
commercial development, including manufacturing, warehousing, and related uses with limited and screened 
exterior storage.  The LI zone establishes a transitional area between commercial and heavy industrial areas; while 
at the same time it is applied to areas of the City as a freestanding industrial zone.”

The Light Industrial (LI) Zone allows general retail uses with the granting of a Conditional Use Permit.  The primary 
reasons for the Conditional Use Permit are to protect the uses that are allowed by right in the Light Industrial Zone
which may be incompatible with general office uses, and industrially used buildings are not required to incorporate 
architectural design standards as would be required for retail and general service buildings in commercial zones.

B. Finding #2
That granting the conditional use will not be detrimental to the public health, safety, or welfare.

If the proposed project is developed in accordance with City codes, standards, and requirements, the project 
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should not be detrimental to the public health, safety, or welfare.

C. Finding #3
The characteristics of the conditional use as proposed, and as it may be conditioned, are reasonably compatible 
with the types of uses permitted in the surrounding area. The Conditional Use Permit shall be issued only when 
the Planning Commission finds that the Applicant has considered and adequately addressed the following to 
ensure that the proposed use will be compatible with the surrounding area (Flagstaff Zoning Code Section 10-
20.40.050.E.3):

∑ Access, traffic, and pedestrian, bicycle, and vehicular circulation;
∑ Adequacy of site and open space provisions, including resource protection standards, where applicable;
∑ Noise, light, visual, and other pollutants;
∑ Proposed style and siting of structure(s), and relationship to the surrounding neighborhood;
∑ Landscaping and screening provisions, including additional landscaping in excess of otherwise applicable 

minimum requirements;
∑ Impact on public utilities;
∑ Signage and outdoor lighting;
∑ Dedication and development of streets adjoining the property; and
∑ Impacts on historical, prehistoric, or natural resources.

1. Access and Traffic; Pedestrian, Bicycle, and Vehicular Circulation
Primary access to the site will be via a new driveway located towards the eastern edge of the property 
along Industrial Drive moving further away from the existing intersection with Fanning Drive. The location 
of this intersection limits the driveway location for this site which has altered the design of the parking lot 
in order to accommodate large truck movements on site.

Project development includes replacing the existing driveway on Industrial Drive and completing sidewalk 
where the existing driveway currently exists. The majority of the property already has a five-foot sidewalk 
with a five-foot parkway. The on-site pedestrian/bicycle network is further improved with a pathway that 
extends from the building entrance to the adjoining sidewalk.

A total of 36 parking spaces are provided on site for the proposed use. The applicant provided a parking 
demand study prepared by a registrant to reduce the required parking from one space per 300 gross 
square feet to accommodate the unique retail experience provided by the Shamrock Food.  A copy of that
study is attached.  Bicycle parking is provided in accordance with the Zoning Code requirements.

2. Adequacy of Site/Open Space/Resource Provisions
The Applicant is proposing to construct approximately 18,680 square feet of new general retail on 1.71
acres. Neither civic space nor open space are required to be provide as part of this development plan. The 
subject property is not located in the Resource Protection Overlay.

3. Noise, Light, Visual, and Other Pollutants
It is not anticipated that the proposed off use will create any noise, visual, or other pollutants into the 
area. All exterior lighting will be required to comply with the City of Flagstaff’s strict outdoor lighting 
requirements which support and maintain our designation as an International Dark Sky City. The proposed 
uses are less intensive than the former industrial use on this site.
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4. Style and Siting of Structure(s) and Relationship to Surrounding Neighborhood
The proposed building has been designed in accordance with the Site Planning Design Standards as 
identified in the Zoning Code.  This includes a building-forward design with parking areas located to the 
side and rear of the building. There is a large landscape area along the front of the property intended to 
screen the parking lot.  Alternative pavement materials are used to differentiate the space for vehicles and 
pedestrians/bicyclists on site. The building is designed to meet the Architectural Design Standards within 
the Zoning Code which dictate primary and secondary materials, colors, building massing, and scale. The 
property is surrounded by other uses in the Light Industrial Zone which are not required to comply with 
the same architectural standards.

5. Landscaping and Screening
The site is proposed to be landscaped in accordance with the requirements of the Zoning Code; see the 
attached landscaping plan. Additionally, screening is not required for this use or site.

6. Impact on Public Utilities
Only new service lines are required to serve the proposed development with water and sewer. 

7. Signage and Outdoor Lighting
The attached elevations show proposed building mounted signage for the new building. Outdoor lighting 
information will be submitted as part of the building permit application.  Outdoor lighting information has not 
been received.  The details for both are reviewed and approved in conjunction with the required building 
permit application, each requiring its own application (Sign Permit, Outdoor Lighting Permit). Any new 
signage or lighting will have to comply with the relevant Zoning Code requirements.

8. Dedication and Development of Streets
No additional right-of-way and/or other dedications will be made along the Industrial Drive frontage to 
accommodate the proposed project.  The existing driveway will be relocated to the eastern side of the 
property to adequately accommodate the necessary truck traffic on site.  

9. Impacts on Resources
This subject property is not located within the Resource Protection Overlay.  A natural resource protection 
plan was not required or reviewed in conjunction with the site plan for this development.  The buildings on 
site are over 50 years in age and were assessed for their historic value through a Cultural Resource Letter
reviewed and approved by the Heritage Preservation Officer. No additional mitigation is required.

Conditions of approval will only be imposed if they are necessary to ensure the intent and purpose of the Zoning 
Code are met; to ensure compatible and complementary development of the property; and to ensure the provision 
of appropriate off-site improvements will be fulfilled.

III. Citizen Participation
The applicant requested notifying adjacent property owners within 600 feet via mail about the impending Conditional 
Use Permit in lieu of a virtual meeting.  All property owners within 600 feet were noticed of the public hearing and a 
sign was posted on-site advertising the public hearing.  Staff placed an ad in the Arizona Daily Sun advertising this 
public hearing as well.  To date, staff has not had any contact from the public regarding this case.

IV. Attachments:
The draft documents have been prepared in accordance with the staff recommendation and do not indicate the 
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Commission’s final decision. These documents will be updated after the public hearing on this case to reflect the 
Commission’s decision.
∑ Draft Conditional Use Permit No. PZ-20-00023-04
∑ Draft Notice of Decision
∑ Proposition 207 waiver
∑ Site Plan Conditions of Approval
∑ Conditional Use Permit Application

ß Narrative
ß Civil Site Plan
ß Architectural Site Plan
ß Building Floor Plan
ß Building Elevations
ß Landscape Plans



COCONINO COUNTY, ARIZONA RECORDER
CONDITIONAL USE PERMIT

FROM GRANTOR: CITY OF FLAGSTAFF
COCONINO COUNTY, ARIZONA

OFFICE OF PLANNING AND ZONING
TO GRANTEE: SHAMROCK FOODS COMPANY

Permit No. PZ-20-00023-04
April 4, 2022

Permission is hereby granted to Shamrock Foods Company to allow the establishment of 
approximately 18,680 square feet of general retail, pursuant to Section 10-40.30.050.B. of the 
Flagstaff Zoning Code, at a site located at 3611 E Industrial Drive in the Light Industrial (LI) Zone,
and legally described as Coconino County Assessor parcel numbers 113-23-008B and 113-23-
008C in the city of Flagstaff, Arizona.

After a public hearing held on March 23, 2022, the Planning and Zoning Commission voted to 
grant this Conditional Use Permit subject to the following conditions.

1. The development of the site shall substantially conform to the plans as presented with 
the Conditional Use Permit application and with the Site Plan as approved by the Inter-
Division Staff on January 4, 2022. Modifications to the approved site plan shall require 
additional review by the IDS team. 

Furthermore, this permit is issued on the express condition that the use permitted herein shall 
conform in all relevant respects to the ordinances of the City of Flagstaff and the laws of the 
State of Arizona.

Any and all conditions endorsed on this permit are subject to periodic review by the City of 
Flagstaff’s Planning Director. Following review, the Planning and Zoning Commission shall be 
notified when the conditions of operation imposed in the approval and issuance of this permit 
have not been or are not being complied with.

The Planning and Zoning Commission shall consider the matter of revocation and set the permit 
for public hearing. If the Planning and Zoning Commission finds, following the public hearing,
that the conditions imposed in the issuance of this permit are not being complied with, this 
permit may be revoked and further operation of the use for which this permit was approved 
shall constitute a violation of the Zoning Code.

This Conditional Use Permit shall become null and void one (1) year from the effective date of
April 4, 2022, unless the following shall have occurred:

1. A building permit has been issued and construction begun and diligently pursued; or



Permit No. PZ-20-00023-04
April 4, 2022
Page 2 of 3

2. The approved use has been established; or
3. An extension has been granted by the Planning and Zoning Commission. Such extension 

shall be for a maximum of one hundred eighty (180) days and no extension may be granted 
which would extend the validity of the permit more than eighteen (18) months beyond the 
date of approval of the permit.

4. Property Owner shall sign Consent to Conditions/Waiver for Diminution of Value form as a 
condition of issuance of the Conditional Use Permit by the City.

5. Development of the use shall not be carried out until the applicant has secured all other 
permits and approvals required by the Zoning Code, the City, or applicable regional, State,
and federal agencies.

This document does modify, or X  does not modify the provisions of a previous Conditional 
Use Permit recorded in docket ___________, Office of the Coconino County, Arizona, Recorder.

______________________________
Planning Director, City of Flagstaff

By:  
Applicant (if other than the property owner)

STATE OF ARIZONA )
) ss

County of ____________ )

Before me, the undersigned Notary Public, personally appeared ____________________ who 
executed the foregoing document for the purposes contained therein.

SUBSCRIBED AND SWORN to before me this _____ day of _______________, 2022.

Notary Public

My Commission expires: 

By:  
Property Owner
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STATE OF ARIZONA )
)  ss

County of ____________ )

Before me, the undersigned Notary Public, personally appeared ____________________ who 
executed the foregoing document for the purposes contained therein.

SUBSCRIBED AND SWORN to before me this _____ day of _______________, 2022.

Notary Public

My Commission expires: 



211 West Aspen Avenue, Flagstaff, Arizona 86001

City of Flagstaff

March 23, 2022

Mr. Matt Modrow
Shamrock Foods Company
3900 E Camelback Road, Suite 300
Phoenix, AZ 85018

RE: NOTICE OF DECISION – Conditional Use Permit No. PZ-20-00023-04

To Mr. Modrow:

The Planning Commission, in accordance with Section 10-20.40.050 of the Flagstaff Zoning Code, has considered 
the request of Shamrock Foods Company for a Conditional Use Permit on the property at 3611 E Industrial Drive,
(APNs 113-23-008B and 113-23-008C) in the LI, Light Industrial Zoning District, for approximately 18,680 square 
feet of general retail as provided in Section 10-40.30.050.B of the City of Flagstaff Zoning Code.

The Planning Commission held a public hearing on March 23, 2022, regarding this Conditional Use Permit. The 
Commission found and determined that, based on the information provided in the staff report dated March 3, 
2022, and at the public hearing, the facts exist as required by Section 10-20.40.050.F of the Zoning Code to justify 
granting the Conditional Use Permit.

Based upon the findings, the Commission approved a Conditional Use Permit by a vote of (0-0) for the use and 
location described above subject to the following conditions:

1. The development of the site shall substantially conform to the plans as presented with the Conditional 
Use Permit application and with the Site Plan as approved by the Inter-Division Staff on January 4, 2022.
Modifications to the approved site plan shall require additional review by the IDS team.  

The above conditions are deemed by the Commission to be required to assure that the requested use will be 
compatible with neighboring uses and the growth and development of the area.

This action becomes final and effective ten (10) calendar days after the posting of this Notice of Decision on April 
4, 2022, unless during these ten (10) days a written appeal to the City Clerk is filed or the City Council elects to 
review the application.  Either appeal or City Council review shall stay the Conditional Use Permit until the City 
Council holds the required public hearing to consider the request.

Should you have any questions, comments, or concerns, please do not hesitate to contact me.

Sincerely,

Tiffany Antol, Senior Planner
Planning & Development Services
P. 928-213-2605
tantol@flagstaffaz.gov

cc: Current Planning Manager, City Clerk, City Council



When recorded, mail to:
City Clerk
City of Flagstaff
211 W. Aspen Avenue
Flagstaff, Arizona 86001

CONSENT TO CONDITIONS/WAIVER FOR DIMINUTION OF VALUE

The undersigned is the owner of certain real property legally described as Coconino County 
Assessor parcel number 113-23-008B and 113-23-008C in the city of Flagstaff, Arizona, that is 
the subject of Conditional Use Permit Application No. PZ-20-00023-04. By signing this 
document, the undersigned agrees and consents to all of the conditions imposed by the City of 
Flagstaff in conjunction with the approval of Conditional Use Permit No. PZ-20-00023-04 and 
waives and fully releases any and all claims and causes of action that the owner may have, now 
or in the future, for any “diminution in value” and for any “just compensation” under the Private 
Property Rights Protection Act, Arizona Revised Statutes § 12-1131, et seq., that may now or in 
the future exist as a result of the approval of Conditional Use Permit No. PZ-20-00023-04.
Within ten (10) days after the execution of this Consent to Conditions/Waiver for Diminution of 
Value by the undersigned, the City Clerk shall cause this document to be recorded in the official 
records of Coconino County, Arizona.

Dated this _____ day of _______________, 2022

PROPERTY OWNER:

Print Name

Sign Name

State of Arizona )
) ss

County of )

SUBSCRIBED AND SWORN to before me this _____ day of _______________, 2022, by:

Notary Public

My commission expires:



City of Flagstaff
Community Development

211 West Aspen Avenue, Flagstaff, Arizona, 86001

January 4, 2022

Mr. Matthew Modrow
Shamrock Foods
3900 E Camelback Road Suite 300
Phoenix, AZ 85018

RE: PZ-20-00023-02 Shamrock Foodservice Warehouse Site Plan Approval

Dear Mr. Modrow:

As of the date of this correspondence, the City of Flagstaff Inter-Division Staff (IDS) has approved Project 
No. PZ-20-00023-02 for the proposed development of a 18,680 square foot foodservice warehouse
located at 3611 and 3615 E Industrial Drive. The Coconino County Assessor Parcel Numbers for the 
subject property are 113-23-008B and 008C.  The approval is subject to the attached Conditions of 
Approval.

Unless modified to comply with the Conditions of Approval, development shall substantially conform to 
the Site Plan Review Submittal and the approved drawings as follows:

∑ Site Plan prepared by BRR Architecture, Inc. dated 6/22/21 and revised 12/23/21,
∑ Landscape & Irrigation Plan prepared by The WLB Group dated December 2021
∑ Floor Plans prepared by BRR Architecture dated 6/22/21 and revised 12/23/21,
∑ Building Elevations prepared by BRR Architecture, Inc dated 6/22/21 and revised 12/23/21.

This approval shall be valid for a period of one year following the above date, January 4, 2023.  If, at the 
expiration of this period, a building or civil permit has not been issued for the improvements related to 
the site plan; the issued permit(s) has/have expired for site plan related improvement; or the lot or 
parcel has not been used for purpose for which the site plan was approved, the site plan approval shall 
expire.  A request for extension may be made at least 30 days prior to the date of expiration.

Any future alterations of the approved development will require approval from the Current Planning 
staff.  This may include a Minor Modification to Development Approval, a Minor Improvement Permit, 
or a new Concept Plan Review; as well as any additional permits required.

The next step in the development process is Civil Improvement Plan (“Civil”) review.  Prior to Civil 
submittal, please contact the Development Engineering Project Manager assigned to the project, David 
Millis, to schedule a meeting to discuss the application submittal requirements, the review process, and 
timing of reviews.  David Millis can be reached at (928) 213-2681 or via e-mail at 
David.Millis@flagstaffaz.gov.



211 West Aspen Avenue, Flagstaff, Arizona, 86001

We look forward to working with you and your development team through the civil review process, 
building permit review process, and construction/completion of the approved project.  Should you have 
any questions, comments, or concerns, please do not hesitate to contact me.

Sincerely;

Tiffany Antol, AICP
Senior Planner
City of Flagstaff Current Planning
928-213-2605
tantol@flagstaffaz.gov

Attachment:  Conditions of Approval



City of Flagstaff
Community Development

Site Plan Conditions of Approval

Project Name: Shamrock Food Service Warehouse Date: January 4, 2022
Project No.: PZ-20-00023-02
Project Address: 3615 E Industrial Drive

Application Type: Site Plan
Review Type: 2nd Substantive Review

Project Manager: Tiffany Antol
E-mail: tantol@flagstaffaz.gov
Phone: 928-213-2605

Status of Review: Approved with Conditions

CONDITIONS/COMMENTS:

Current Planning: Tiffany Antol 
Approved with Conditions 01/04/2022
Conditions of Approval

1. Any expansion or alteration of the approved site plan or exterior elevations, unless necessary to comply with 
these conditions of approval, may require site plan review and approval prior to building permit submittal.

2. A parcel combination shall be completed and the existing drainage easement shall be abandoned prior to the 
submittal of civil plans for the development on site.

3. An Outdoor Lighting Permit with light fixture cut sheets and lumen calculation table shall be submitted in 
conjunction with the building permit application.

4. Signage is not included within this approval. A separate Sign Permit will be required for all signage prior to 
installation.

5. Any mechanical equipment or utility cabinets necessary to complete the project will be required to be screened 
from the public right-of-way. This includes any roof mounted equipment or cabinets located along the property 
frontage (including within the right-of-way).

Development Engineering: David Millis 
Approved with Conditions 12/28/2021
Conditions of Approval

1. Existing driveway entrance to be removed and replaced with curb, gutter, parkway, sidewalk.
2. Existing water service to be abandoned must be abandoned at the main.
3. The drainage easement abandonment must be completed prior to Civil Plan approval. City of Flagstaff 

Stormwater and Real Estate have indicated willingness to proceed with the abandonment process, however, the 
process may require approvals up to City Council action and therefore any work ahead of this approval should 
be considered “at-risk” Please contact City of Flagstaff Real Estate to initiate the easement abandonment 
process.

4. Street trees and groundcover in parkway to match adjacent Right-of-Way landscaping. 
5. Relocation of existing overhead electric lines must be placed underground in accordance with City Code unless a 

waiver meeting the underground waiver criteria is approved. Any easement issues relating to the existing
easement for overhead electric to be coordinated with APS and any other utilities having rights to this 



City of Flagstaff
Community Development

Site Plan Conditions of Approval

easement.

Building & Safety: Victoria St. Clair 
Approved with Conditions 08/09/2021
Conditions of Site Plan Approval

1. A Commercial Building Permit is required for the demolition of the existing building. A Commercial Building 
Permit is required for the new warehouse building. The services of an Arizona Registered Design Professional is 
required for the new construction. Standard building permit submittal requirements, applications, and list of 
adopted/amended building codes can be obtained from City of Flagstaff Building Safety website: 
https://www.flagstaff.az.gov/494/Building-Safety

General Comments
1. The Building Safety Program reserves the right to make additional comments during actual plan submittal and 

review of building permit applications.
2. Documentation of the lot combination is required prior to building permit issuance. It is acceptable to submit for 

building permit plan review and approval but actual issue of building permit cannot occur until documentation is 
received.

Fire Prevention: Christopher Jack 
Approved 08/05/2021

No Comments

Public Works: Scott Overton 
Approved 08/02/2021

No Comments

Water Services: Jim Davis 
Approved 08/04/2021

No Comments

Stormwater: Douglas Slover 
Approved with Conditions 08/10/2021
Conditions of Site Plan Approval

1. Site Plan approval contingent on abandonment of existing public drainage easement. 
2. Provide statement of Rainwater Harvesting intent. Either active RWH for all new roof area or passive RWH with 

native drought tolerant plants or other.
Future Submittal Requirements

1. Provide final drainage report with Civil Submittal. 
2. Provide ECP with Civil Submittal.

Housing: Jennifer Mikelson 
Approved 07/30/2021

No Comments

Heritage Preservation: Mark Reavis 
Approved 08/02/2021

No Comments



City of Flagstaff
Community Development

Site Plan Conditions of Approval

Parks: Amy Hagin 
Approved 08/09/2021

No Comments

Sustainability: Jenny Niemann 
Approved 08/10/2021
The applicant is strongly encouraged to consider the installation of solar panels (also known as photovoltaic, or PV 
panels), on available roof space. Large buildings such as this commercial building are the Flagstaff community’s best 
opportunity for the installation of solar infrastructure within city limits. This building’s unobstructed southern viewshed 
means it has significant solar potential.

Solar is now the least expensive electricity source in history, and so the applicant is encouraged to invest in this energy 
source at the time of construction when it is particularly cost-effective. Solar can benefit businesses in several ways, 
including additional revenue, resilience benefits from Shamrock’s ability to create power on-site, and a return on 
investment. Federal or state tax incentives may be available.
APS has programming that may be available to the applicant to support solar installation, and provide financial benefits. 
COF sustainability staff is happy to support the applicant in this process if desired -- feel free to contact us.

Multimodal: Martin Ince 
Approved 08/10/2021

No Comments

Traffic: Reid Miller 
Approved 12/30/2021

No Comments
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Code Comment Response 

February 2nd, 2022 

Tiffany Antol 

Planning Development Manager 

City of Flagstaff 

211 W. Aspen Ave. 

Flagstaff, AZ 86001 

918-213-2603 

Re:  Shamrock Foodservice Warehouse – Flagstaff FSW#551 – Conditional Use Permit - Findings 

Dear Ms. Antol, 

As part of the Conditional Use Permit (CUP) application relative to the Shamrock Foodservice Warehouse project located at 

3611 E. Industrial Dr., please find below the responses to the findings per Section 10-20.40.050 of the Zoning Code. The 

findings are in regular type followed by our responses in bold. 

 

Colby Vickers, Project Architect (BRR Architecture), 602.386.4826, colby.vickers@brrarch.com 

Brian Joerger, P.E. (WLB Group), 928.890.9268, bjoerger@wlbgroup.com  

The above mentioned professional providing any particular response is identified in parenthesis at the end of the response. 

 

 

 

 

1. That the conditional use is consistent with the objectives of the Zoning Code and purpose of the zone in which the site 

is located. 

a. RESPONSE: THE CONDITIONAL USE OF THE PROPOSED BUILDING IS CONSISTENT WITH THE OBJECTIVES OF THE 

ZONING CODE AND PURPOSE OF THE ZONE OF WHICH IT IS WITHIN. IT IS ZONED AS LIGHT INDUSTRIAL (LI) 

WHICH “APPLIES TO THE AREAS OF THE CITY APPROPRIATE FOR CLEAN AND QUIET INDUSTRIES IN PROXIMITY 

TO COMMERCIAL DEVELOPMENT, INCLUDING MANUFACTURING, WAREHOUSING, AND RELATED USES WITH 

LIMITED AND SCREENED EXTERIOR STORAGE” (SECTION 10-40.30.050 A. INTENT). THIS FOODSERVICE 

WAREHOUSE BY SHAMROCK WILL NOT HAVE EXTERIOR STORAGE AND ALL WAREHOUSING AND SALES WILL 

OCCUR WITHIN THE PROPOSED BUILDING. CURRENTLY, SHAMROCK USES THE EXISTING BUILDING ON THIS SITE 

FOR WAREHOUSING AND CROSS-DOCK OPERATIONS, NOT OPEN TO THE GENERAL PUBLIC. THE PROPOSED USE 

WILL STILL OPERATE PARTIALLY AS A WAREHOUSE FUNCTION BUT WILL ALSO BE OPEN TO THE GENERAL PUBLIC 

Required Findings Response
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AS A RESTAURANT SUPPLY AND WHOLESALE FOODSERVICE WAREHOUSE. SHAMROCK’S FOODSERVICE 

WAREHOUSE IS A MIX OF “WHOLESALING AND DISTRIBUTION”, WHICH IS A PERMITTED USE PER TABLE 10-

40.30.050.B, AND “GENERAL RETAIL BUSINESS” WHICH IS A PERMITTED USE WITH THE CONDITIONAL USE 

PERMIT APPROVAL. (BRR) 

2. That granting the conditional use will not be detrimental to the public health, safety, or welfare. The factors to be 

considered in making this finding shall include, but not be limited to: 

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

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

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

i. RESPONSE: THE FOODSERVICE WAREHOUSE, SHOULD IT BE GRANTED CONDITIONAL USE APPROVAL, WILL 

NOT BE DETRIMENTAL TO THE PUBLIC HEALTH, SAFETY, OR WELFARE. THE SITE WILL BE IMPROVED AND 

WILL NOT BE A USE THAT WILL CAUSE NUISANCES SUCH AS NOISE, SMOKE, ODOR, DUST, OR VIBRATING. 

THERE WILL BE ADDITIONAL SITE LIGHTING ADDED FOR PARKING AND SAFETY, BUT IT WILL ABIDE BY 

CODE AND ZONING ORDINANCES. PER CONVERSATIONS WITH TIFFANY ANTOL, SITE LIGHTING CAN BE 

HELD UNTIL BUILDING SUBMITTAL AND WILL NOT NEED TO BE INCLUDED IN THE CONDITIONAL USE 

PERMIT APPROVAL DELIVERABLES. THE FOODSERVICE WAREHOUSE WILL NOT POSE ADDITIONAL 

HAZARDS AS THERE IS NO FOOD PREP SUCH AS BAKING, FRYING, ETC. ALL PERISHABLE GOODS ARE SOLD 

PRE-PACKAGED. PER THE TRAFFIC STUDIES INCLUDED WITH PREVIOUS SUBMITTALS AT CONCEPT AND 

SITE PLAN APPROVAL, TRAFFIC IMPACTS WILL BE MINIMAL AS THE CUSTOMER VOLUME IS NOT AT LEVELS 

SEEN BY TRADITIONAL GROCERY STORES. ENTRANCE INTO THE SITE HAS BEEN REVISED TO REMOVE THE 

WESTERNMOST DRIVEWAY CLOSE TO THE INTERSECTION OF FANNING AND INDUSTRIAL TO PREVENT 

VEHICLES FROM SLOWING AND TURNING SO CLOSE TO THAT INTERSECTION. (BRR) 

3. That the characteristics of the conditional use as proposed and as it may be conditioned are reasonably compatible 

with the types of uses permitted in the surrounding area. The Conditional Use Permit shall be issued only when the 

planning commission finds that the applicant has considered and adequately addressed the following to ensure that 

the proposed use will be compatible with the surrounding area: 

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

i. RESPONSE: SITE ACCESS HAS BEEN REVISED TO REMOVE THE WESTERNMOST DRIVEWAY WHICH WAS TOO 

CLOSE TO THE INTERSECTION OF FANNING AND INDUSTRIAL. THERE WILL BE ONE ENTRANCE INTO THE SITE 

WHICH IS AT THE EASTERNMOST SIDE OF THE SITE. THIS DRIVEWAY WILL BE USED BY BOTH CUSTOMERS, 

EMPLOYEES, AND DELIVERY TRUCKS. TRAFFIC STUDIES HAVE BEEN COMPLETED AND SUBMITTED WITH 

CONCEPT AND SITE PLAN APPROVALS INDICATING THE LIMITED INCREASE IN TRAFFIC DUE TO THE PUBLIC 

BEING ABLE TO SHOP AT THIS PROPOSED FOODSERVICE WAREHOUSE. PART OF THE IMPROVEMENTS TO BE 

MADE INCLUDE THE SIDEWALK ALONG THE ENTIRE SITE ON INDUSTRIAL TO MATCH EXISTING 

IMPROVEMENTS THAT HAVE BEEN MADE. PEDESTRIAN AND BICYCLE ACCESS WILL BE ACCOMMODATED AS 

PART OF THE SITE PLAN. (BRR) 

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

applicable; 

i. RESPONSE: SITE IMPROVEMENTS INCLUDE ADDITIONAL LANDSCAPING AND PAVEMENT IMPROVEMENTS, 

SIDEWALK/STREET FRONTAGE IMPROVEMENTS, AND WILL PROVIDE ADEQUATE OPEN SPACE. (BRR) 

c. Noise, light, visual, and other pollutants; 

i. RESPONSE: OPERATIONS OF THE PROPSOED FOODSERVICE WAREHOUSE WILL OCCUR INTERNALLY AND WILL 

NOT GENERATE ANY NOISE POLLUTANTS ABOVE AND BEYOND TYPICAL VEHICULAR/TRAFFIC NOISE. 

IMPROVEMENTS MADE TO THE SITE WILL CONFORM TO THE ZONING CODE AND WILL NOT GENERATE 

ADDITIONAL POLLUTANTS. (BRR) 

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

i. RESPONSE: STYLE AND SITING OF THE PROPOSED BUILDING HAS BEEN APPROVED IN SITE PLAN APPROVAL 

AND WILL ENHANCE THE SITE AND NEIGHBORHOOD. THE PRE-ENGINEERED METAL BUILDING WILL INCLUDE 

ELEMENTS THAT REFLECT HISTORIC FLAGSTAFF WHILE ALSO KEEPING TO THE LIGHT INDUSTRIAL ZONE IT IS 

LOCATED IN. (BRR) 

e. Landscaping and screening provisions; 
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i. RESPONSE: NEW LANDSCAPING IS BEING PROPOSED TO MEET CODE AS WELL AS PROVIDE VISUAL SCRENING 

OF PARKING/HEADLIGHTS FROM INDUSTRIAL DRIVE. PROPOSED LANDSCAPING PLAN PROVIDED WITH CUP 

SUBMITTAL HAS BEEN APPROVED AS PART OF SITE PLAN APPROVAL PROCESS. (WLB) 

f. Impact on public utilities; 

i. RESPONSE: NO REQUIREMENTS BY STAFF ON ANY KIND OF IMPROVEMENTS TO PUBLIC UTILITIES. WE ARE 

CONNECTING NEW LEADERS TO EXISTING PUBLIC UTILITIES ONLY. (WLB) 

g. Signage and outdoor lighting; 

i. RESPONSE: SIGNAGE WILL CONSIST OF BUILDING MOUNTED SIGNAGE FACING NORTH AND EAST, AS WELL AS 

A MONUMENT SIGN PLACED ON SITE ALONG INDUSTRIAL AVENUE. SITE LIGHTING WILL BE UPDATED TO 

ADEQUATELY ILLUMINATE PARKING AND BUILDING PERIMETER AS REQUIRED AND WILL CONFORM TO CODE. 

PER CONVERSATION WITH TIFFANY ANTOL, SITE LIGHTING PLAN CAN BE EXCLUDED FROM CUP SUBMITTAL 

AND WILL BE NOTED AS A CONDITIONAL APPROVAL ITEM AND INCLUDED AS PART OF BUILDING SUBMITTAL. 

(BRR) 

h. Dedication and development of streets adjoining the property; 

i. RESPONSE: NOT APPLICABLE, WE ARE MODIFYING THE EXISTING EASTERNMOST DRIVEWAY CONNECTING TO 

THE EXISTING INDUSTRIAL AVE AND REMOVING THE EXISTING WESTERNMOST DRIVEWAY. NO 

MODIFICATIONS TO INDUSTRIAL OR THE INTERSECTION AT FANNING AND INDUSTRIAL ARE BEING PROPOSED. 

(BRR) 

i. Impacts on historical, prehistoric, or natural resources. 

i. RESPONSE: HISTORICAL REVIEW HAS BEEN APPROVED AS PART OF SITE PLAN APPROVAL PROCESS. NO 

PREHISTORIC OR NATURAL RESOURCE ITEMS LOCATED ON SITE TO PRESERVE. (BRR) 

 

 

Again, thank you for your timely review. I hope you find this findings response package to satisfactorily answer all your 

comments. If there is anything further you need from us, please call me directly at the number below. 

 

Colby Vickers, AIA, NCARB 

BRR Architecture, Inc.  

602-386-4826 

colby.vickers@brrarch.com l 
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A1 ARCHITECTURAL SITE PLAN

THIS PROJECT IS FOR A NEW, GROUND-UP BUILDING TO HOUSE A 
FOODSERVICE WAREHOUSE THAT CATERS TO THE  
RESTAURANT/FOOD SERVICE INDUSTRY AND IS ALSO OPEN TO THE 
GENERAL PUBLIC. HOURS OF OPERATION ARE MONDAY THROUGH 
SATURDAY: 7AM TO 7 PM AND SUNDAY 8AM TO 6PM.

PRODUCTS AVAILABLE RANGE FROM RESTAURANT SUPPLIES, 
CANNED GOODS, AND CHEESE TO FROZEN VEGETABLES AND MEAT. 
ALL GOODS ARE SOLD PRE-PACKAGED. THERE WILL BE NO BAKERY, 
SLICING ROOM, NOR ANY PROCESSING OR SERVING OF FOODS AT 
THIS FACILITY.

PROJECT DESCRIPTION

3611 EAST INDUSTRIAL DRIVE, FLAGSTAFF, AZ 86004

PROJECT ADDRESS

APN
113-23-008B / 113-23-008C

PROPOSING BOTH THESE PARCELS BE COMBINED

ZONING

LI (LIGHT INDUSTRIAL)

PROJECT INFORMATION
LOT SIZE: 74,651 SF (1.71 Acres)

BUILDING AREA: Approximately 18,680 SF

BUILDING HEIGHT: +/- 25' (1 story) (75'-0" Allowable - Sprinklered)

FAR: 0.25 (max 0.30)

PROPOSED USE: Foodservice Warehouse (GENERAL RETAIL BUSINESS)

CONSTRUCTION TYPE: II-B (SPRINKLERED)

OCCUPANCY: M - Mercantile (Primary), B - Business, S-2 Storage (Secondary)

BUILDING CODES: 2018 Suite of Codes adopted by City of Flagstaff effective 
July 19, 2019.

SETBACKS
REQUIRED PROPOSED

FRONT: 25' 25'
SIDE: 0' 3.33'
REAR: 0' 20.5'

PARKING
REQUIRED (1 PER 300GSF):

APPROX. 18,680 SF / 300 GSF = 63 SPACES
BICYCLE PARKING = 6 SPACES (3 AFTER PARKING REDUCTION)
REQ'D ACCESSIBLE STALLS = 3 (INCLUDING MIN. 1 VAN ACCESSIBLE)

PROVIDED:

- 45 SPACES (INCLUDING 3 ACCESSIBLE STALLS)
- IMPLEMENTING 30% REDUCTION FOR PARKING DEMAND 
  STUDY (REPORT INCLUDED WITH SITE PLAN RESUBMITTAL)

- 4 BICYCLE PARKING

CIVIC SPACE

REQUIRED:

- NOT REQUIRED PER 10-30.60.090 OF FLAGSTAFF ZONING CODE 
SINCE THIS NON-RESIDENTIAL DEVELOPMENT IS UNDER 20,000 SF IN 
GROSS FLOOR AREA

PROVIDED:

- 5% X (PARKING LOT AREA + BUILDING FOOTPRINT)
- 0.05 X (36,320 + 18,680) SF = 2,750 SF
- ADDING 5% CIVIC SPACE ALLOWS FOR 5% REDUCTION IN 
LANDSCAPING

VICINITY MAP

SITE

0 40 60 8020

GRAPHIC SCALE

LEGAL DESCRIPTION

A PROPERTY LYING SOUTH OF INDUSTRIAL DRIVE DESCRIPTED AS:

A PARCEL OF LAND SITUATED IN THE SOUTHWEST QUARTER OF 
SECTION 7, TOWNSHIP 21 NORTH, RANGE 8 EAST, GILA AND SALT 
RIVER MERIDIAN, COCONINO COUNTY, ARIZONA, MORE 
PARTICULARLY DESCRIBED AS FOLLOWS:

FROM THE WEST QUARTER CORNER OF SAID SECTION 7, THENCE 
SOUTH 00° 28' 47" EAST ALONG THE WEST SECTION LINE OF SAID 
SECTION 7 FOR 1173.33 FEET (RECORD: SOUTH 00° 31' 50" EAST) TO A
FOUND CITY OF FLAGSTAFF (COF) ALUMINUM CAP, SAID POINT BEING 
THE CENTERLINE INTERSECTION OF INDUSTRIAL DRIVE AND FANNING 
DRIVE;

THENCE SOUTH 00° 32' 24" EAST ALONG SAID WEST SECTION LINE 
FOR 38.91 FEET TO THE PROJECTION OF THE SOUTHERLY
RIGHT-OF-WAY LINE OF INDUSTRIAL DRIVE; THENCE NORTH 57° 09' 30" 
EAST ALONG SAID SOUTHERLY RIGHT-OF-WAY LINE FOR 192.72 FEET 
[RECORD: NORTH 57° 09' 30" EAST FOR 195.04 FEET (DOCKET 539, 
PAGE 724 (C.C.R.))] TO THE TRUE
POINT OF BEGINNING;

THENCE CONTINUE NORTH 57° 09' 30" EAST ALONG SAID SOUTHERLY 
RIGHT-OF-WAY FOR 351.03 FEET;

THENCE SOUTH 33° 28' 04" EAST FOR 212.56 FEET;

THENCE SOUTH 57° 09' 25" WEST FOR 351.20 FEET [RECORD: SOUTH 
57° 09' 30" WEST DOCKET 385, PAGE 237 (C.C.R.))];

THENCE NORTH 33° 25' 21" WEST FOR 212.56 FEET [RECORD: NORTH 
33° 25' 21" WEST FOR 212.93 FEET (DOCKET 385, PAGE 237 (C.C.R.))] TO 
THE TRUE POINT OF BEGINNING.

TEAM DIRECTORY
OWNER:
SHAMROCK FOODS CO.
KENT MCLELLAND
3900 E. CAMELBACK RD., STE 300
P: (602) 477-2500

OWNER REPRESENTATIVE:
SHAMROCK FOODS COMPANY
MR. MATTHEW MODROW 
3900 E. CAMELBACK ROAD, STE 300
PHOENIX, AZ 85018 
P: (480) 561-3314
E: MATT_MODROW@SHAMROCKFOODS.COM

ARCHITECT:
BRR ARCHITECTURE, INC. 
SHAD VERMEESCH
808 E OSBORN RD.
PHOENIX, AZ 85014
P: (602) 386-4825
E: SHAD.VERMEESCH@BRRARCH.COM

CIVIL:
THE WLB GROUP 
BRIAN JOERGER 
500 N BEAVER ST 
FLAGSTAFF, AZ 86001 
P: (928) 779-1500 
E: BJOERGER@WLBGROUP.COM

LANDSCAPE ARCHITECT:
THE WLB GROUP 
BRIAN JOERGER 
500 N BEAVER ST 
FLAGSTAFF, AZ 86001 
P: (928) 779-1500 
E: BJOERGER@WLBGROUP.COM

KEYNOTES
EXISTING BUILDING TO BE DEMOLISHED

BENCH

REPLACE EXISTING  DRIVEWAY TO BE MINIMUM 
150' SEPARATION FROM FANNING DRIVE

NEW PARKING LOT

GATED ACCESS TO REAR OF BUILDING

CONCRETE PAVING BETWEEN NEW BUILDING 
AND EXISTING FENCE

EXISTING SIDEWALK

PROPOSED WALL MOUNTED BUILDING SIGN

NEW CMU TRASH/RECYCLING ENCLOSURE

DSD DELIVERY PARKING

DSD DOOR

DOCK LEVELER

"U-BIKE" BICYCLE PARKING

MAIN CUSTOMER ENTRY

FIRE RISER ROOM LOCATION

PROPOSED MONUMENT SIGN

LANDSCAPE ISLAND

PROPOSED TRUCK PATH

LANDSCAPE SCREENING

EXISTING FENCE TO BE REMOVED
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MATERIALS AND FINISHES

TAG DESCRIPTION MANUFACTURER   LRV

SS1 PRIMARY METAL SIDING - VERT WESTERN STATES
OR EQUIVALENT   LRV = 39

SS2 SECONDARY METAL SIDING - HORIZ WESTERN STATES
OR EQUIVALENT   LRV = 31

P1 GRAY MATTERS - SW7066 SHERWIN WILLIAMS   LRV = 39
P2 LIME RICKEY - SW6717 SHERWIN WILLIAMS   LRV = 45
P3 DIRECT GREEN - SW6924 SHERWIN WILLIAMS   LRV = 19
W1 STACKED STONE:

EASTERN MOUNTAIN LEDGE - HURON CORONADO STONE   LRV = N/A (VARIES)
R1 STANDING SEAM METAL -

BATTENLOK HS - "SLATE GRAY" MBCI   LRV = VARIES 78/29
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PAINT - P1
"GRAY MATTERS" - SW7066 SHERWIN WILLIAMS
LRV - 39

PAINT - P2
"LIME RICKEY" - SW6717 SHERWIN WILLIAMS
LRV - 45

STANDING SEAM ROOF - R1
"SLATE GRAY" - BATTENLOK HS OR SIM
LRV - 78 FOR ROOF SLOPES OF 2:12 OR LESS AND

29 FOR ROOF SLOPES GREATER THAN 2:12

DRYVIT - EIFS 
SANDBLAST FINISH
AT CORNICE ONLY

STACKED STONE - W1
"EASTERN MOUNTAIN LEDGE - HURON" OR EQUIVALENT
BY: CORONADO STONE
LRV - N/A (VARIES AS MATERIAL IS NOT UNIFORM, MIMICKS REAL STONE)

PAINT - P3
"DIRECT GREEN" - SW6924 SHERWIN WILLIAMS
LRV - 19

NO. DATE DESCRIPTION

PRIMARY SIDING (VERTICAL) - SS1
"ASH GRAY" - WESTERN STATES - WESTERN REVEAL 1.0 OR EQUIVALENT
LRV - 39

SECONDARY SIDING (HORIZONTAL) - SS2
"MEDIUM BRONZE" - WESTERN STATES - T-GROOVE OR EQUIVALENT
LRV - 31
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PARKING DEMAND STUDY 

 

CivTech Inc. • 10605 North Hayden Road • Suite 140 • Scottsdale, AZ  85260 
Phone: 480.659.4250 • Fax: 480.659.0566 

December 16, 2021 

Ms. Julianne Hanak, Construction Project Manager 
Shamrock Foods Company 
3900 East Camelback Road, Suite 300 
Phoenix, Arizona  85018 

RE: PARKING DEMAND STUDY FOR A SHAMROCK FOODS COMPANY FOOD SERVICE WAREHOUSE –  
3615 EAST INDUSTRIAL DRIVE, FLAGSTAFF 

Dear Ms. Hanak: 

Thank you for engaging CivTech to provide Shamrock Foods (the “Client”) with this parking demand 
study for the proposed redevelopment of its existing facility at 3615 East Industrial Drive in the City 
of Flagstaff, Arizona. The site consists of two parcels already owned by Shamrock fronting Industrial 
Drive that total a combined 74,651 square feet (SF) or 1.71 acres. The existing site includes a food 
service warehouse and also serves as a transportation hub. The latter use will be moved off-site to 
another area in Flagstaff when the site is redeveloped. 

PROPOSED DEVELOPMENT 

As currently planned, by 2022, Shamrock will construct a new food service warehouse with 18,680 
square feet (SF) of floor area on the east lot (the current parking lot) and the existing building will 
be razed to provide a new parking lot providing 45 stalls. The new warehouse will cater to the local 
independent restaurant/food service industry and is opened from 7 AM to 7 PM daily. A review of the 
site plan reveals that, unlike a traditional grocery store or supermarket, there will be no storage area. 
Upon delivery, all wares are put out for sale, either on shelves or in freezers and coolers. 

CITY OF FLAGSTAFF PARKING REQUIREMENT  

Motor vehicle and bicycle parking requirements are addressed in Division 10-50.80 of the Flagstaff 
City Code. Of the land uses listed under the heading “Retail Trade,” CivTech assumed the most 
applicable use to be “General Retail Business” since the facility is neither a convenience store or 
traditional supermarket or grocery store. In accordance with the parking requirements in the code, a 
grocery or supermarket requires 1 parking space per 300 gsf (gross square feet). The City also 
requires the greater of two bicycle parking spaces or the equivalent of five percent of the off-street 
parking requirements. Table 1 summarizes the required parking. 

TABLE 1 – REQUIRED PARKING SPACES PER CITY OF FLAGSTAFF’S ZONING CODE 

Project Data Motor Vehicle Spaces Required per Code Bicycle Spaces Required per Code 
Land Use Quantity  Units Ratio Spaces Ratio Spaces 

General Retail Business 18,680  SF 1 space per 300 SF 63 5% of Motor Vehicle, min. 2 3 
Total Parking Spaces Provided   45  5 

Excess(Shortage)   (18)  2 
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As summarized in Table 1, the required parking based on the City’s Zoning Code is 63 motor vehicle 
parking spaces (62.27 spaces rounded up) and 3 bicycle spaces. Per the expected conditions, 45 
motor vehicle parking spaces and a 5-bicycle rack will be provided on-site for the new food service 
warehouse, resulting in a shortage of 18 motor vehicle parking spaces (before any allowable 
reductions) and an excess of 1 bicycle space. Three of the spaces will be spaces near the store 
entrance will be reserved for the disabled and marked and signed per ADA requirements. 

PARKING ADJUSTMENTS 

The Flagstaff City Code Title 10, 
Flagstaff Zoning Code Section 
10-50.80.060 allows that more 
than one parking adjustment 
may be applied. 

Per Section 10-50.80.060, A. 
Transit Reduction, “A parking 
reduction of up to 10 percent 
may be approved by the Director 
for any use within one-quarter of 
a mile of bus stop.” A bus stop 
for NAIPTA Red Route #66 on 
the south side of Route 66 just 
east of Fanning Drive is less than 
500 feet from the Shamrock site. 
This stop and its corresponding 
stop on the north side, both 
depicted in Figure 1, are less 
than one-quarter mile from the 
Shamrock site. Thus, the site 
qualifies for the transit reduction 
of 10% or 6.22 spaces. 

As noted, at least 4 bicycle 
spaces are required. Per Section 
10-50.80.060, F. Bicycle Parking Reduction, “The Director may allow a reduction of one required 
motor vehicle parking space for each four bicycle parking spaces provided to a maximum of five 
percent (5%) of the required motor vehicle parking spaces.” Thus, the 4 bicycle spaces provided can 
offset up to 1 parking space, as long as the 1 space is less than 5% of the total required parking. In 
this case, 5% of the required motor vehicle parking spaces is 3 parking spaces; thus, the maximum 
reduction that can be taken for the bicycle parking reduction is 1.25 spaces, or the 5 spaces in the 
bike rack provided divided by 4. 

The reductions to the required 75 parking spaces per City of Flagstaff’s Zoning Code are summarized 
in Table 2. 

 
FIGURE 1 – VICINITY MAP WITH BUS STOPS NEAR SITE 
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The resulting allowable reductions to the 62.26 required parking spaces include a 6.22-parking space 
transit reduction and a 1.25-parking space bicycle parking reduction. The total number of parking 
spaces required after these reductions is 55 parking spaces, which is 8 fewer than the number of 
spaces required before allowable reductions. After the reductions, there is still a shortage of 10 
parking spaces when comparing the proposed 45 parking spaces to the required 55 parking spaces 
per the code after allowable reductions. Under the City Code a minimum of 4 bicycle parking spaces 
is required; thus, a bicycle rack with a capacity of 5 bicycle spaces provides 2 more spaces than 
required by the City. 

PARKING DEMAND 

Per Section 10-50.80.060, C. Parking Demand Study, the City may approve a reduction in the amount 
of parking from that otherwise required by this division based on the completion and submittal of a 
parking demand study completed in accordance with established professional practices. Therefore, 
CivTech considered two approaches to establishing an appropriate parking demand. 

ITE Parking Generation. The first approach is based on parking rates published by the Institute of 
Transportation Engineers (ITE) in the latest (5th) edition of its Parking Generation Manual. The manual 
has two potential candidate land uses. The ITE Land Use Code (LUC) for a Supermarket is LUC 850. 
Table 3 summarizes these rates for the three periods for which (sufficient) data is available. Please 
note that these are for a supermarket in a “General Urban/Suburban” setting, which may imply that 
the data was recorded in metropolitan areas larger and more densely-populated than Flagstaff. That 
alone may render the data suspect. Also, while a supermarket use is more akin to the Shamrock food 
service warehouse than any other land use in the ITE manual, there are still substantive differences. 

TABLE 3 – ITE PARKING RATIOS FOR LUC 850, SUPERMARKET* 

Day(s) Hours Low 33rd %-ile Average 85th%-ile High 
Monday-Thursday 12:00 – 6:00 PM 1.89 2.70 2.93 4.07 5.08 

Friday 1:00 – 5:00 PM 2.64 3.20 4.59 6.87 7.59 
Saturday 11:00 AM – 5:00 PM 1.54 2.92 3.64 4.82 7.97 

* (All ratios are expressed in spaces per 1,000 SF, or KSF.) 

A review of the parking ratios summarized in Table 3 reveals that the lowest and highest ratios were 
recorded on a Saturday. Applying these two ratios to the 18,860-SF floor area of the Shamrock store 
expressed in KSF (i.e., 18.680 KSF) yields a range with a low of 29 spaces to a high of 149 spaces. 

TABLE 2 – REQUIRED PARKING SPACES PER CITY OF FLAGSTAFF’S ZONING CODE AFTER REDUCTIONS 

Project Data Motor Vehicle Spaces Required per Code Bicycle Spaces Required per Code 
Land Use Quantity  Units Ratio Spaces Ratio Spaces 

General Retail Business 18,680  SF 1 space per 300 SF 62.26 5% of Motor Vehicle, min. 2 3 
Transit Reduction  10% 6.22   

Bicycle Parking Reduction  1 space per 4 bike spaces (max. 5%) 1.25   
Total Parking Spaces Required   55   
Total Parking Spaces Provided   45  5 

Excess(Shortage)   (10)  2 
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Applying the highest average rate of 4.59 spaces/KSF yields a need for 86 spaces. The ratio that best 
approximates the City’s requirement of 1 space per 300 SF, which is equivalent to 3.33 spaces per 
KSF, is the ratio of 3.20 spaces per KSF that is the 33rd percentile ratio for Friday afternoon from 1:00 
to 5:00 PM. Therefore, given this sampling of results, CivTech concludes it would not be appropriate 
to base a justification for a reduced number of parking spaces for the Shamrock food service 
warehouse by use of ITE Supermarket land use parking ratios. 

Shamrock Experience. The second approach is to mimic the approach taken by CivTech in the 
companion traffic study it prepared in 2020 and to use data provided by Shamrock from some of its 
other similar food service warehouses. None was able to provide parking occupancy counts (whereby 
an observer recorded how many parking spaces were occupied on an hourly or half-hourly basis), 
but CivTech did receive hourly transaction data from the Shamrock food service warehouse in Fort 
Collins, Colorado. In an email transmitting the data to CivTech, Fort Collins was described to CivTech 
as having “a similar market size to Flagstaff.” The data provided was recorded over a three-month 
period and transactions per hour averages calculated. CivTech intends to use these hourly averages 
as proxies, in essence assuming one transaction represents one person in a vehicle. In addition, it 
was indicated to CivTech that up to 6 employees may be working at any one time in the facility. 
CivTech will also assume some adjustment for the overlap of arriving and departing vehicles and that, 
occasionally, two partners in a restaurant business may arrive in separate vehicles to meet and do 
the shopping for the day or next day, and leave after having completed just a single transaction. 
CivTech will also make an allowance that the hourly averages themselves are calculated from 
numbers of transactions can vary during the same hour from day to day and that the need could be 
higher need than the average may suggest. 

Table 4 summarizes the hourly transaction data provided by Shamrock for its Fort Collins food service 
warehouse. These data are averages from the three-month period beginning June 22, 2021 and 
ending September 21, 2021. 

TABLE 4 – HOURLY TRANSACTIONS FORT COLLINS (CO) SHAMROCKFOOR SERVICE WAREHOUSE 

Hour beginning: 6 AM 7AM 8AM 9AM 10 AM 11 AM 12 N 1 PM 2 PM 3 PM 4 PM 5 PM 6 PM 7PM Total 
Average Transactions: 0.7 7.4 13.6 23.9 28.0 28.5 25.9 26.1 26.7 24.4 18.8 15.0 11.9 2.3 253.2 

 
As noted above, 45 parking stalls are to be provided, three of which will be reserved for the disabled 
and another 6 for employees. Thus, for establishing the sufficient of the parking based on the Fort 
Collins data, CivTech will consider only the 36 parking spaces available to the general public. With a 
peak average of 29 hourly transactions (rounded up from 28.5), there is capacity for 7 more spaces 
or approximately 24%. 

CivTech noted several adjustments that should be considered to make certain that the 36 spaces are 
sufficient. Each is assessed below. 

Overlap. When engineers consider how a parking lot operates, there is always some consideration of 
the overlap of arriving and departing vehicles, especially in an environment where there are scheduled 
start and stop times of a sequence of events over the course of a day, such as at a place of worship. 
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Typically, it is considered that the capacity of the parking lot should be about ten percent more than 
the expected need to allow those arriving early to park before those departing early start to leave. 
Ten percent of 29 spaces would be another 3 spaces. 

Hourly Variations. As noted, hourly average rates were provided for Shamrocks Fort Collins food 
service warehouse. An average is the sum of numbers divided by the count of individual numbers 
added. Thus, during the same hour, the transactions recorded could vary from one day to the next. 
However, as a business that provides products for other businesses, CivTech expects the fluctuations 
to be fairly minimal as there are no “loss-leaders” causing the number of customers to spike 
dramatically as might happen at a traditional supermarket. Additionally, there is little or no advertising 
in the electronic media, and so forth, leading CivTech to conclude that those who shop at a Shamrock 
food service warehouse likely do so on a fairly regular basis because that is what they need to do for 
their businesses and they do it on a regular schedule. Therefore, CivTech will assume that the peak 
numbers of hourly transactions are approximately ten percent above than the average. As above, ten 
percent of 29 spaces would be another 3 spaces. 

Multi-Vehicle Transaction. CivTech also noted the possibility of one transaction representing two trips, 
by business partners or couples who might meet at the store because it is convenient, do the 
shopping, and then go from there. CivTech estimates this likelihood to be not more than 1 in any 
given hour and that the situation as described would most likely arise at the beginning or end of the 
business day, not during the busier midday hours. For purposes of this analysis, the need for 1 
additional space is assumed. 

Adding to the 29 average spaces allowances for 3 overlap spaces, 3 more spaces for hourly variations, 
and 1 space for multi-vehicle transactions brings the total to 36 spaces, which leaves no excess—and 
no shortage—of spaces. Therefore, the proposed parking lot with 36 spaces is sufficient. 

SUMMARY AND CONCLUSIONS 

Shamrock Foods is proposing to improve its Flagstaff facilities by constructing a new 18,680-SF food 
service warehouse on its east lot (the current parking lot), razing the existing building to provide a 
new parking lot, and moving its existing transportation hub facilities off-site to somewhere else in the 
Flagstaff area. While no substantial increase in the number of customers is being anticipated, the 
estimates of parking spaces required documented herein are based on a Shamrock Farms food service 
warehouse in Fort Collins, Colorado. 

Based on the foregoing, CivTech concludes the following: 

• The required parking based on the City’s Zoning Code is 63 motor vehicle parking spaces and 3 
bicycle spaces. 

• Per the expected conditions, 45 motor vehicle parking spaces and a 5-bicycle rack will be provided 
on-site for the new food service warehouse, resulting in a shortage of 18 motor vehicle parking 
spaces (before any allowable reductions) and an excess of 2 bicycle spaces. 

• Three of the spaces will be spaces near the store entrance will be reserved for the disabled and 
marked and signed per ADA requirements. 
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• The total number of parking spaces required after allowable reductions is 55 parking spaces, which 
is 8 fewer than the number of spaces required before allowable reductions. After the reductions, 
there is still a shortage of 10 parking spaces when comparing the proposed 45 parking spaces to 
the required 66 parking spaces per the code after allowable reductions. 

• It would not be appropriate to base a justification for a reduced number of parking spaces for the 
Shamrock food service warehouse by use of ITE Supermarket land use parking ratios. 

• Based on Shamrock Fort Collins data and after allowing for 6 employee parking spaces, considering 
only the 36 parking spaces available to the general public, with a peak average of 29 hourly 
transactions, there is capacity for 7 more spaces or approximately 24%. 

• Adding to the 29 average spaces allowances for 3 overlap spaces, 3 more spaces for hourly 
variations, and 1 space for multi-vehicle transactions brings the total to 36 spaces, which leaves no 
excess—and no shortage—of spaces. Therefore, the proposed parking lot with 36 spaces is 
sufficient. 

 
Thank you for allowing CivTech to assist you on this project. Please contact me with any questions 
you may have on this statement. 

Sincerely, 

CivTech 

 

Joseph F. Spadafino, P.E., PTOE 
Senior Project Manager/Traffic Engineer 

Attachment 

 

X:\20-0510 Shamrock Flagstaff @ 3800 E. Huntington Drive TIA, Flagstaff\Submittals\Parking Letter\Parking Letter - Shamrock Flagstaff-FINAL V1_2.docx 
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Planning & Zoning Commission 6. A.        
Meeting Date: 03/23/2022  
From: Tiffany Antol, Senior Planner

Information
TITLE:
Preliminary Plat PZ-21-00154-01 MMV D3
MMV Devco, LLC requests Preliminary Plat approval for MMV D3 located at 1800 N Gemini Drive, a
single-family subdivision on 6.31 acres in the MR (Medium Density Residential) Zone. 
 

STAFF RECOMMENDED ACTION:
Staff recommends the Planning and Zoning Commission, in accordance with the findings
presented in this report, forward the Preliminary Plat to the City Council with a recommendation of
approval.
 

Executive Summary:
The applicant, MMV Devco, LLC, is seeking Preliminary Plat approval for a 41-lot single-family residential
subdivision within the larger McMillan Mesa Village development. Lot sizes range from 3,990 square feet
to 10,919 square feet. New infrastructure will need to be provided for the project including one new
residential local road (Misty Meadow Drive), 8” water and sewer lines, dry utilities, and stormwater
detention.  City Staff approved the Preliminary Plat on February 24, 2022, based on conformance with all
relevant development standards.
 

Attachments
Staff Report 
Application 
Preliminary Plat 
Altice Utility Letter 
APS Utility letter 
Century Link Utility Letter 
Flood Control District Letter 
FUSD Letter 
Unisource Utility Letter 





PLANNING & DEVELOPMENT SERVICES REPORT
PRELIMINARY PLAT

PZ-21-00154-01 DATE: March 3, 2022
MEETING DATE: March 23, 2022
REPORT BY: Tiffany Antol, AICP

REQUEST:
MMV Devco, LLC requests Preliminary Plat approval for MMV D3 located at 1800 N Gemini Drive, a single-family 
subdivision on 6.31 acres in the MR (Medium Density Residential) Zone.

STAFF RECOMMENDATION:
Staff recommends the Planning and Zoning Commission, in accordance with the findings presented in this report, 
forward the Preliminary Plat to the City Council with a recommendation of approval.

PRESENT LAND USE:
The subject site is currently vacant.

PROPOSED LAND USE:
The MMV D3 subdivision, consisting of 41 single-family lots located on 6.31 acres in the MR (Medium Density 
Residential) Zone.

NEIGHBORHOOD DEVELOPMENT:
See the attached vicinity map for more information. 

North: Congregate Care Facility, CC Zone.
South: Open Space, POS Zone.
East: Open Space, POS Zone.
West: FUTS Trail, Basis School, RD Zone.

REQUIRED FINDINGS:
The Planning and Zoning Commission shall find the proposed Preliminary Plat meets the requirements of the City Code 
Title 10, Flagstaff Zoning Code; City Code Title 11, General Plans and Subdivisions; and City Code Title 13, Engineering 
Design Standards and Specifications.

STAFF REVIEW:

I. Project Information

A. Background
In 2016, the City Council approved a rezoning request from Research and Development to Medium Density Residential 
on Parcel D3 within the McMillan Mesa Village Specific Plan area.  The concept plan for Parcel D3 showed 50 single-
family residential lots that front on an interior street that would be created through the subdivision process.  The 
proposed elevations showed two-story homes like other houses located on McMillan Mesa.

The applicant, MMV Devco, LLC, is seeking Preliminary Plat approval for a 41-lot single-family residential subdivision
within the larger McMillan Mesa Village development. Lot sizes range from 3,990 square feet to 10,919 square feet.
New infrastructure will need to be provided for the project including one new residential local road (Misty Meadow 
Drive), 8” water and sewer lines, dry utilities, and stormwater detention.  City Staff approved the Preliminary Plat on
February 24, 2022, based on conformance with all relevant development standards. 
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B. Type of Plat
This Preliminary Plat request is for a single-family residential subdivision consisting of 41 individual lots. All areas in the 
subdivision not allocated as lots are reserved as tracts. Tract A is located at the southwestern portion of the 
subdivision and is designated as a Low Impact Development (LID) basin to address stormwater management 
requirements and Tract B located in the center of the subdivision is designated for open space.

II. Required Findings: Conformance with City Development Standards and Regional Plan
Staff reviewed and approved the Preliminary Plat based on conformance with City Code Title 10, Flagstaff Zoning Code; 
City Code Title 11, General Plans and Subdivisions; and City Code Title 13, Engineering Design Standards and 
Specifications.

A. City of Flagstaff Zoning Code (Title 10)

i. Medium Density (MR) Zone
The property is zoned MR, Medium Density Residential. The MR Zone has a minimum density requirement of 6 units 
per acre and a maximum density of 9 units per acre in the Resource Protection Overlay.  The proposed 41 lots on 
6.31 acres have a gross density of 6.50 units per acre and a net density of 8.25 units per acre, which meets the 
minimum density for the MR Zone per Section 10-10.30.070.  

Planned Residential Development (PRD) is a permitted use in the MR zone. Division 10-40.60.280 of the Zoning Code 
addresses specific use standards for Planned Residential Developments.  PRDs may use different building types (i.e., 
Carriage House, Single-Family Cottage,  Duplex) as part of an integrated site planning process in non-transect zones 
and for achieving gross densities on undeveloped land where substantial natural resources are present on the site.  
Division 10-50.110 of the Zoning Code provides standards for specific building types and specifies the transect zones 
in which they are allowed.  The T4N.2 transect zone allows the Single-Family building types in new neighborhoods.  

The Single-Family Cottage building type permits a minimum lot area of 2,500 square feet. The lots within this 
subdivision comply with the minimum lot area per building type. The preliminary plat complies with the applicable 
standards and building form and placement standards such as setbacks and height allowed in the T4N.2 transect 
zone (Division 10-40.40.060 of the Zoning Code).  

Setback requirements for the T4N.2 transect zone are:

Front 5’min, 12’ max
Side 3’ min
Side Street 10’ min, 15’ max
Rear 3’ min

Each building type has specific frontage types that must be used when developing the individual lots.  In this case, the
Projecting Porch frontage type has been applied to all lots.  Division 10-50.120.040 addresses the standards for the 
Projecting Porch frontage type.  With this frontage type, the house has a small to medium setback from the property 
line.  The resulting front yard is typically very small.  

ii. Natural Resources
The subject property is located within the Resource Protection Overlay. A Resource Protection Plan was prepared for 
the entire McMillan Mesa Village area.  No resources are required to be preserved on the subject site.



PZ-21-00154-01 | March 3, 2022

- 3 –

iii. Historic/Cultural Resources
Cultural resource clearance will be required for this subdivision prior to the submission of civil plans.

iv. Parks, Open Space, Pedestrian, and Bicycle Facilities
The closest City-owned parks to the site are Buffalo Park, a regional recreational facility, and Ponderosa Park, a 
neighborhood facility. The subject property is also surrounded by the City-owned McMillan Mesa Natural Area (protected 
open space). In addition, 15% of the property is set aside as open space within the subdivision as is required in the Medium 
Density Residential (MR) Zone.  Staff is confident that the park and recreational needs of the residents of the proposed 
development will be met through these amenities provided on- and off-site. 

B. City of Flagstaff Subdivision Standards (Title 11)

i. Preliminary Plat
IDS approved the Preliminary Plat based on conformance with the procedures and application requirements outlined in 
Section 11-20.60: Preliminary Plat.

ii. Subdivision Standards and Regulations 
IDS also approved the Preliminary Plat based on conformance with relevant standards in Section 11-20.120: Subdivision 
Design Standards and Requirements.

ii.1 Lot Design
The proposed subdivision meets the standards for lot design: 

∑ Meet the minimum lot width, depth, and size requirements of the Zoning Code. 
∑ Be designed appropriately for the location and character of the proposed development, street improvements, and 

underlying topography. 
∑ All lots shall be lawfully built upon and be developable (lots are designed in a way so that development can meet

all relevant development standards).
∑ Buildable area (building envelope) shall be located away from the crest of ridge lines.
∑ Buildable area shall be determined by setback requirements and the location of natural topographic features. 

ii.2 Street Design
The proposed subdivision meets the standards for street design: 

∑ Meet the street cross-section standards (Engineering Standards) for the type of street proposed.
∑ Street design is appropriate for underlying topography and in relation to existing streets. Where feasible, streets 

shall be placed on top of ridges to minimize the extent of grading and reduce the visual impact of development. 

ii.3 Easement Design
The proposed subdivision meets the standards for easement design: 

∑ Easements shall be provided and dedicated where deemed necessary for specific purposes (the plat will dedicate 
a public utility easement and a drainage easement).

∑ Drainage easements shall substantially follow the line of any existing watercourse that traverses the land.

ii.4 Block Design

The proposed subdivision meets the standards for block design: 

∑ Blocks in non-transect zones shall not normally exceed 1,200 feet in length measured from the property lines, 
except in hillside developments or where a subdivision of one-half acre lots or larger justify or require a variation 
from this requirement, or where there are unusual conditions of the property being subdivided.
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iii. Minimum Required Subdivision Improvements
The subdivider is required to improve all streets, pedestrian ways, alleys, and easements in the subdivision and 
adjacent to it as required to serve the subdivision. Staff review of the Preliminary Plat along with the impact analyses 
discussed in the Engineering Standards section below identified the required improvements in conformance with 
Section 11-20.130: Minimum Required Subdivision Improvements. These improvements will formally be approved with 
Civil Engineering Plans review, which will occur after Preliminary Plat approval by City Council. 

C. City of Flagstaff Engineering Standards (Title 13)
As part of the Preliminary Plat Block Plat review, Staff conducted a public systems analysis to confirm preliminary compliance 
with Engineering Standards. Following Preliminary Plat approval, the applicant shall submit and receive approval for Civil 
Engineering Plans for the subdivision prior to review and approval of the Final Plat. Approval of the Civil Engineering Plans
will be contingent on the plat meeting City Engineering Standards. 

i. Access and Traffic
McMillan Mesa Village is bounded on the north by Forest Avenue.  Vehicular access is provided along North Gemini 
Drive, a looped roadway through the subdivision connecting with Forest Avenue via a controlled right-in/right-out 
entrance on the western edge of the subdivision and a four-way signalized intersection on the eastern edge of the 
subdivision.  North Gemini Drive connects with North Pine Cliff Drive, which provides a southerly access to Ponderosa 
Parkway.  North Gemini Drive and North Pine Cliff Drive as well as the signalized intersection on North Forest Ave were 
constructed in conjunction with the development of the McMillan Mesa Village subdivision.

A Traffic Impact Analysis for the McMillan Mesa Village Specific Plan was completed by Pike Engineering on May 20, 
1992.  At the time this analysis was prepared, the infrastructure for the subdivision was contemplated; however, it was 
not completed.  In 2008, the applicant completed the infrastructure according to the Specific Plan as part of the 
McMillan Mesa Village subdivision.  The road sections constructed within the subdivision changed from those identified 
in the specific plan to current public roadway standards.  The lane widths were reduced resulting in less pavement, five-
foot parkways, four and one-half or five-foot wide bike lanes, and a fifteen-foot wide median on North Gemini Drive.  
North Pine Cliff drive south of the roundabout does not include medians but does include parking along the portion 
south of Pinion Court to accommodate for the residentially platted lots.  The developer of the subdivision was allowed 
to relocate the final location of the FUTS from the original specific plan to avoid steep slope conditions.

According to the ordinance that adopted the McMillan Mesa Village Specific Plan and granted the existing zoning 
entitlements, the developer was required to construct a traffic signal at the intersection of Gemini and Forest Avenue.  
A Traffic Impact Analysis is typically required as part of a Concept Zoning Map Amendment application.  The applicant 
submitted a Traffic Statement letter, with the rezoning for this property, that indicates the original Average Daily Trips 
per day are reduced from 21,334 to 7,769.  For this reason, a new Traffic Impact Analysis was not required.

ii. Water and Wastewater 
A previous Water and Sewer Impact Study was completed for the McMillan Mesa Village subdivision in July 2006.  
The applicant was required to show as part of the review on this application that the proposed subdivision will have 
no significant impact to existing off-site water and sewer infrastructure because of this development. The land use 
and intensity proposed can be served by existing infrastructure.  There is adequate existing capacity as long as water 
and sewer demands do not increase from the Specific Plan Amendment.

Water
Existing Zone A water infrastructure in the development area includes a twelve-inch (12”) diameter waterline tying into 
the 12” main located at the United States Geological Survey (USGS) facility.  The waterline then loops through the internal 
project, following the North Gemini Drive alignment, and ultimately connecting back to the Zone A system at the 
intersection of North Turquoise Drive and East Cedar Avenue.  For the proposed subdivision, the existing water line in 
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North Gemini Drive will be connected to a new 8” water line which will be routed through the public road loop on parcel 
D3  Water taps will be provided to each lot in the subdivision.

Wastewater
The existing 15” diameter Switzer Canyon trunk line is the connection point for all sewage flows generated by the McMillan 
Mesa Village subdivision.  The Switzer Canyon sewer collector system gravity flows to the south until it ultimately connects
to a 33” RCP interceptor line in Foxglenn Park.  The McMillan Mesa Village Subdivision was required to make off-site 
modifications to the existing sewer system including the replacement of the 33” sewer line, which connects manholes 23-
063 and 23-058, with a 42” pipe.  This reach was approximately 2237’ feet in length and runs from Foxglenn Park to the 
intersection of E Butler Avenue.

The applicant will be providing a new 8” inch sewer line in the public road loop that will be connected to the existing sewer 
main within Pine Cliff Drive.  This connection will be provided through the southwest corner of the property and will run 
underneath the proposed FUTS trail connection shown on the City-owned property and then through an easement on the 
Basis property out to Pine Cliff Drive.  No portion of the McMillan Mesa Natural Area will be impacted by this sewer 
extension.

iii. Stormwater
Prior to the adoption of the McMillan Mesa Village Specific Plan, a Drainage Analysis for McMillan Mesa Village was 
prepared by Pike Engineering on May 21, 1991, with multiple revisions up to October 9, 1992.  In 2006, the applicant 
began the design and City submittals for construction of the subdivision infrastructure.  As a component of the design and 
construction of the infrastructure, the applicant hired Shephared Westnitzer, Inc. to provide a detailed hydrology study, 
also referred to as the Final Drainage report for McMillan Mesa Village.  The initial study, provided to the City on August 
23, 2007, was revised on February 7, 2008, with the last revision published on August 15, 2016, for the Basis School 
development.

According to the Basis Report, Parcel D3 is located within Drainage Basins A1and A2 and will drain to regional detention 
Pond A.  The proposed MMV D3 subdivision will consist of approximately 3.62 acres of impervious cover and 2.69 acres 
of landscape area which can be accommodated within Pond A.  No additional stormwater detention is required for this 
project.  Although detention for the site will be provided within Pond A, the site will still be required to meet the City’s 
Low Impact Development (LID) standards.  An LID facility is provided in the southwestern corner of the proposed 
subdivision designed to meet the City’s requirements.

REQUIRED FINDINGS:
The Planning and Zoning Commission shall find the Preliminary Plat meets the requirements of the City Code Title 10, 
Flagstaff Zoning Code; City Code Title 11, General Plans and Subdivisions; and City Code Title 13, Engineering Design 
Standards and Specifications. 

Recommendation
Staff recommends the Planning and Zoning Commission, in accordance with the required findings presented in this 
report, forward the Preliminary Plat to the City Council with a recommendation of approval.

Attachments:
ß Application
ß Preliminary Plat
ß Vicinity Map
ß Utility notification letters
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GENERAL PATH OF SOLAR EXPOSURE

VIEW TOWARDS
SAN FRANSISCO

PEAKS

CLEAR VIEW ZONE CALCULATIONS

ID # MAJOR STREET
MANEUVER
DIRECTION

DESIGN SPEED
(VMAJOR)1

TIME GAP
tg

(unadjuste
d)2

GRADE
≤ 3%

MULTIPLE LANE
CROSSINGS

NO. OF
LANES4

TIME GAP
tg(adjusted)

2

INTERSECTION
SIGHT DISTANCE

(ISD3)
STOPPING SIGHT
DISTANCE (SSD)

D1 Gemini Drive Right 30 6.5 No No 1 6.5 290 200
D2 Gemini Drive Right 30 6.5 No No 1 6.5 290 200
D3 Gemini Drive Left 30 7.5 No Yes 2 8.0 353 200

Notes:
(1) The major road speed limits (VMAJOR in MPH) are based on existing conditions in the project vicinity.

(2)
The time gap values, adjusted (tg (adjusted) in seconds) and unadjusted (tg (unadjusted ) in seconds), are based on the current site plan and the
AASHTO-Geometric Design of Highways and Streets Exhibits 9-54 and 9-57 for D1 and D2 and Exhibits 9-66 and 9-67 for M1. The first lane crossed does not
warrant an adjustment to the time gap.

(3) The intersection site distance (ISD in feet) calculations are based on Equation 9-1 in the AASHTO-Geometric Design of Highways and Streets.
Equation 9-1: ISD=1.47*VMAJOR*tg

(4) The number of lanes crossed may include medians converted to equivalent lanes. The number of lanes provided in the table includes the first lane crossed.

(5) If the approach grade is greater than 3%, add 0.1 seconds for each percent grade.

STOP

STOP

SPEED
LIMIT

25

SPEED
LIMIT

25

LANDSCAPE CALCULATIONS
SECTION REQUIREMENTS QUANTITY

STREET BUFFER REQUIREMENT (1001 L.F. LOCAL
RD CL)

TREES 1 PER 25 LINEAR FEET 40
SHRUBS 2 PER TREE 80
GROUNDCOVER 2 PER TREE 80

PROFILE SCALE
H: 1" = 40'
V: 1" = 10'

FUTS PROFILE
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TYPICAL LOT LAYOUT FOR
MCMILLAN MESA VILLAGE SINGLE FAMILY COTTAGE

Concept Plat Impervious Areas & LID Analysis
LID required

depth (ft)

0.08

Basin ID Site Area (sf)

Total
impervious
area for LID

(sf)

Required 1" LID
volume based
on impervious
gross area (cf)

Total 274,864 157,688 13,141

Basin 1 274,864 157,688 13,141
1. Gross required 1" LID volume is for impervious area including streets, parking, sidewalks and
buildings.

PRELIMINARY PLAT OPEN SPACE ANALYSIS
Total Area (sf) 274,864
15% of Total Area (sf) 41,230
Required Open Space (sf) 41,230
Private Open space Provided
(sf) 31,187
Tract B Area (sf) 15,137
Provided Open Space Total (sf) 46,324
1. Open Space is active and passive recreation areas, landscape areas,
and community gardens according to the Flagstaff Zoning Code
10-40.30.30.
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October 26, 2021 Job #16103 

PROJECT: McMillan Mesa Village Parcel D3   

REVIEW AGENCY NOTIFICATION LETTER

TO: AlticeUSA                                                             FROM: Shephard-Wesnitzer Inc. 

Sanford Yazzie       Kayla Fleishman 
1601 S Plaza Way       110 W Dale Ave 
Flagstaff, AZ 86001       Flagstaff, AZ 86001   
  

In conformance with the City of Flagstaff subdivision development process, we have enclosed the 
Preliminary Plat for the McMillan Mesa Village Parcel D3 development prepared by Shephard-
Wesnitzer, Inc. The site is situated on the south side of Gemini Dr. 

Please provide any comments and return them to us as soon as possible.  Please also provide maps 
of any existing Altice USA utilities in the vicinity of the site for coordination purposes.  Thank you for 
taking the time to complete, sign, date, and return this document.  Your transmittal may be by mail or 
email as indicated on the bottom of this page. 
 
_____ APPROVED WITHOUT COMMENT 

_____ APPROVED WITH COMMENT, AS FOLLOWS 

_____ ACKNOWLEDGED, APPROVAL NOT REQUIRED, COMMENTS AS FOLLOWS 

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________ 

 

SIGNED:  ___________________________________ TITLE:  __________________________________ 

AGENCY: ___________________________________ DATE:  ________________________________

 

X

Altice/Suddenlink currently has facilities within the ROW of the property. Would be able to provide 
services to the new residential area. 

Supervisor Operations Construction

Suddenlink/Altice 12-13-2021
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October 26, 2021 Job #16103 

PROJECT: McMillan Mesa Village Parcel D3   

REVIEW AGENCY NOTIFICATION LETTER

TO: Arizona Public Service                        FROM: Shephard-Wesnitzer Inc. 

Chad Brooks           Kayla Fleishman  
2200 E Huntington Dr.       110 W Dale Ave 
Flagstaff, AZ 86004        Flagstaff, AZ 86001   
  

In conformance with the City of Flagstaff subdivision development process, we have enclosed the 
Preliminary Plat for the McMillan Mesa Village Parcel D3 development prepared by Shephard-
Wesnitzer, Inc. The site is situated on the south side of Gemini Dr. 
 
Please provide any comments and return them to us as soon as possible.  Please also provide maps 
of any existing APS utilities in the vicinity of the site for coordination purposes.  Thank you for taking 
the time to complete, sign, date, and return this document.  Your transmittal may be by mail or email 
as indicated on the bottom of this page. 
_____ APPROVED WITHOUT COMMENT 

_____ APPROVED WITH COMMENT, AS FOLLOWS 

_____ ACKNOWLEDGED, APPROVAL NOT REQUIRED, COMMENTS AS FOLLOWS 

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________ 

 

SIGNED:  ___________________________________ TITLE:  __________________________________ 

AGENCY: ___________________________________ DATE:  ________________________________
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              A subsidiary of Pinnacle West Capital Corporation 

         Station 4423 
         2200 E Huntington DR 
         Flagstaff, AZ 86004 

www.aps.com 
 
October 27, 2021, 
 
 
 
 
 
Re: MCMILLAN MESA VILLAGE PARCEL D3 
  
SHEPHARD-WESNITZER INC.  
 
 
Dear Kayla, 
 
Thank you for your recent request for a utility conflict check.  Please complete the attached Map 
Request, and e-mail it to the e-mail address on the form (mapprint@apsc.com). Once APS receives a 
completed Map Request, you should receive the map or maps by email within 5-7 business days. 
 
The APS maps show facility locations adjacent to or within the property shown on the proposed plans 
we received from you. Please review these maps for possible conflicts.  The utility locations are 
approximate only and are not reliable for construction purposes. It is important to note that there may 
be additional conflicts in existence due to recent construction that are not shown on the current maps 
you receive. 
 
Please be advised that it is the responsibility of the customer to maintain proper clearances and blue 
stake prior to digging. For actual conditions, please contact the Arizona Blue Stake Center at 602-
263-1100. 
 
Also enclosed is APS’s General Design Guidelines for Proposed Improvements in APS Transmission 
ROW Please review this document carefully. 
 
If I can be of further assistance, please do not hesitate to call me at 602-371-5770. Further 
information is also available on the APS Construction Services at: 
     
          www.aps.com/construction 
 
 
Sincerely, 
 
 
 
Chad Brooks 
Customer Project Representative SR 
Flagstaff Construction  
 
Enclosures 



 
 

Lumen Conflict Memorandum 
 

Terra Technologies LLC | www.terratechllc.net 

Illinois | Minnesota | Colorado| Washington| Utah | Arizona 

Date: November 3, 2021  

To:  Kayla Fleishman (Shephard Wesnitzer, Inc) 

       kfleishman@swiaz.com 

 

 

From: Kevin Wagner, Terra Technologies LLC  

Subject: Lumen – Conflict Memo – Project No. 16103 – McMillan Mesa Village 

Parcel D3, Flagstaff 

 

  

Terra Technologies is in receipt of the plans and a letter dated October 26, 2021.  Below 

you will see an overview of Lumen facilities within the project limits, and a brief project 

overview along with comments regarding any Lumen facilities with respect to the 

proposed project. 

 

Inventory of Lumen Facilities 

Lumen has facilities within the project limits.  Terra Technologies anticipates that due to 

the site improvements that the Lumen facilities (buried cable, ducts & pedestal) may be 

impacted.  Plan markups have been attached showing approximate locations of 

Lumen facilities. 

 

Project Overview 

The design intent of this project appears to be developing a vacant parcel of land for a 

residential subdivision. 

 

Facility Locations and Impacts 

Plans have been reviewed for conflicts with Lumen facilities based on NDS mapping 

which show a general location of utility locations.  Neither Terra Technologies LLC nor 

Lumen makes any representation regarding the completeness or accuracy of vertical 

and horizontal utility information used to determine conflicts or no conflicts.   

 

Based on Lumen mapping, street view imagery and the construction drawings the 

following conflicts and/or potential conflicts should be addressed as part of this 

construction project.    

 

 

 

 



 
 

Lumen Conflict Memorandum 
 

Terra Technologies LLC | www.terratechllc.net 

Illinois | Minnesota | Colorado| Washington| Utah | Arizona 

(Note: Stations and Offsets are approximate) 

(See attached plan mark-ups for additional clarification of conflict locations) 

 

PROBABILITY OF CONFLICT (POC) 

L = Low M = Medium  H = High K = Known (100%) 

 

No. LINE STATION OFFSET FACILITY CONFLICT POC ACTION 

1 

N 

Gemini 

Dr. 

PP01 RT 

Buried 

Cable, 

Ducts 

Proposed 

Water Line                         

(2 Locations) 

M 

Protect in place. 

Contractor to adjust 

water line as 

necessary to avoid 

conflict, maintain 

12' vertical 

separation. 

2 

N 

Gemini 

Dr. 

PP01 RT 

Buried 

Cable, 

Ducts 

Proposed 

Sewer Line 
M 

Recommend 

locating and 

potholing to 

determine conflict. 

 

Utility conflicts with this private development project will be 100% reimbursable.   

Payment for design and mitigation of conflicts is to be coordinated prior to work 

commencing. 

 

In accordance with state law, Blue Staking for location of Lumen facilities must be 

completed prior to any construction.  When crossing Lumen facilities, you will be 

required to pothole to determine depth and maintain a minimum of 12 inch vertical 

and horizontal separation from facilities. 

 

Pursuant to state law, support and protection is required for all Lumen facilities during 

construction. 
 

Should the Contractor locate or expose an unknown Lumen facility, please contact 

Lumen as soon as possible. 
  

In the event Lumen facilities need to be removed/relocated, some or all cost may be 

at the expense of the sponsoring agency. 

 



 
 

Lumen Conflict Memorandum 
 

Terra Technologies LLC | www.terratechllc.net 

Illinois | Minnesota | Colorado| Washington| Utah | Arizona 

If you have any questions or concerns regarding this review, feel free to contact me 

immediately, either by phone or email at the number/address provided below. The 

contractor is also responsible for contacting Lumen prior to construction around the 

Lumen facilities. 

 

 

Notification List 

 

Terra Technologies LLC 

Kevin Wagner, Project Manager 

kwagner@terratechllc.net 

815-245-9640 

Terra Technologies LLC 

Jason Jensen, P.E. 

jjensen@terratechllc.net 

801-735-2464 

Lumen (Engineer ll) 

Manny Hernandez 

Manuel.Hernandez@Lumen.com 

112 N Beaver Street 

Flagstaff AZ, 86001 

Work: 928-779-4935 

Lumen (SR Account Mgr – BDP/MDU-GF) 

John West 

John.West1@Lumen.com 

Work: 480-423-4737 
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October 26, 2021 Job #16103 

PROJECT: McMillan Mesa Village Parcel D3   

REVIEW AGENCY NOTIFICATION LETTER

TO: Coconino County Flood Control District                            FROM: Shephard-Wesnitzer Inc. 

Jamie Brown-Esplain         Kayla Fleishman 
2500 North Fort Valley Road, Bldg. 1     110 W Dale Ave 
Flagstaff, AZ 86001         Flagstaff, AZ 86001   
  

In conformance with the City of Flagstaff subdivision development process, we have enclosed the 
Preliminary Plat for the McMillan Mesa Village Parcel D3 development prepared by Shephard-
Wesnitzer, Inc. The site is situated on the south side of Gemini Dr. 
 
Please provide any comments and return them to us as soon as possible.  Thank you for taking the 
time to complete, sign, date, and return this document.  Your transmittal may be by mail or email as 
indicated on the bottom of this page. 
 
_____ APPROVED WITHOUT COMMENT 

_____ APPROVED WITH COMMENT, AS FOLLOWS 

_____ ACKNOWLEDGED, APPROVAL NOT REQUIRED, COMMENTS AS FOLLOWS 

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________ 

 

SIGNED:  ___________________________________ TITLE:  __________________________________ 

AGENCY: ___________________________________ DATE:  ________________________________

 

jbrown-esplain
Text Box
X

jbrown-esplain
Text Box
Review of submitted document completed.  Parcel is located outside of Coconino County Unincorporated area.

jbrown-esplain
Text Box
Engineering Technician

jbrown-esplain
Text Box
11/01/21

jbrown-esplain
Text Box
Coconino County Community Development

jbrown-esplain
Image
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www.swiaz.com 

Engineering an environment of excellence. 
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October 26, 2021 Job #16103 

PROJECT: McMillan Mesa Village Parcel D3 

REVIEW AGENCY NOTIFICATION LETTER

TO: Unisource Energy Services  FROM: Shephard-Wesnitzer Inc. 

Martin Conboy    Kayla Fleishman 
1459 East Butler Ave.  110 W Dale Ave 
Flagstaff, AZ 86001    Flagstaff, AZ 86001 

In conformance with the City of Flagstaff subdivision development process, we have enclosed the 
Preliminary Plat for the McMillan Mesa Village Parcel D3 development prepared by Shephard-
Wesnitzer, Inc. The site is situated on the south side of Gemini Dr. 

Please provide any comments and return them to us as soon as possible.  Please also provide maps 
of any existing Unisource utilities in the vicinity of the site for coordination purposes.  Thank you for 
taking the time to complete, sign, date, and return this document.  Your transmittal may be by mail or 
email as indicated on the bottom of this page. 
_____ APPROVED WITHOUT COMMENT 

_____ APPROVED WITH COMMENT, AS FOLLOWS 

_____ ACKNOWLEDGED, APPROVAL NOT REQUIRED, COMMENTS AS FOLLOWS 

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________ 

SIGNED:  ___________________________________ TITLE:  __________________________________ 

AGENCY: ___________________________________ DATE:  ________________________________

X

Gas Engineering Supervisor

UNS Gas, Inc.             October 27, 2021



   
Planning & Zoning Commission 6. B.        
Meeting Date: 03/23/2022  
From: Tiffany Antol, Senior Planner

Information
TITLE: 
Zoning Code Text Amendment PZ-21-00045 Development Agreement Notifications:
Request for a work session with the Planning and Zoning Commission to discuss the City's proposed
amendment to the Zoning Code to modify the existing public notification requirements for Development
Agreements (Section 10-20.40.060).

 

STAFF RECOMMENDED ACTION:
The work session with the Planning and Zoning Commission is required as a “Citizen Review
Session” in compliance with Section 10-20.50.040 (Procedures) of the Zoning Code and applicable
state law.  The purpose of the work session is for staff to present an overview of the proposed
amendment, to allow interested residents to provide their ideas, suggestions, and concerns, and for
the Commission to ask questions, seek clarification, and discuss the amendment, as well as offer
alternate suggestions and ideas.  The Commission will take no action at this work session.  After
the work session, staff will revise the proposed amendment.  The amendment will then be
presented to the Commission at a public hearing for consideration and action.  Once a
recommendation is received, a public hearing will be scheduled with the City Council. 

Attachments
Staff Report 
Proposed Amendment 



Community Development Department
Planning and Development Services

Date: March 3, 2022
TO: Planning and Zoning Commission
FROM: Tiffany Antol, AICP, Senior Planner
Through: Alaxandra Pucciarelli, Current Planning Manager
RE: Planning and Zoning Commission Work Session

I. Request:

Case No. PZ-21-00045: Request for a work session with the Planning and Zoning Commission to discuss 
the City’s proposed amendment to the Zoning Code to modify the existing public notification 
requirements for Development Agreements (Section 10-20.40.060).

II. Purpose of the Work Session:

The work session with the Planning and Zoning Commission is required as a “Citizen Review Session” 
in compliance with Section 10-20.50.040 (Procedures) of the Zoning Code and applicable state law.  
The purpose of the work session is for staff to present an overview of the proposed amendment, to 
allow interested residents to provide their ideas, suggestions, and concerns, and for the Commission 
to ask questions, seek clarification, and discuss the amendment, as well as offer alternate suggestions 
and ideas. The Commission will take no action at this work session. After the work session, staff will 
revise the proposed amendment.  The amendment will then be presented to the Commission at a 
public hearing for consideration and action.  Once a recommendation is received, a public hearing will 
be scheduled with the City Council.  The anticipated timeline for the amendments is as follows:

∑ March 23, 2022 – Planning and Zoning Commission Work Session 

∑ April 13, 2022 – Planning and Zoning Commission Public Hearing

∑ May 3, 2022 – City Council Public Hearing (1st Reading of Ordinance)

∑ May 17, 2022 – City Council Public Hearing (2nd Reading of Ordinance/Adoption)

III. Planning and Zoning Commission Questions:

For your reference, below is the question on which staff is seeking the Planning and Zoning 
Commission’s comments and direction. 

∑ Does the Planning and Zoning Commission have any recommended modifications or 
considerations on the proposed Zoning Code Text Amendment?

IV. Overview of Proposed Amendment:

Amend the Flagstaff Zoning Code (Ordinance No. 2011-20) for the purpose of modifying Title 10 
Flagstaff Zoning Code, Division 10-20.40: Permits and Approvals, Section 10-20.40.060 Development 
Agreements, to add subsection E. Notification Requirements for a Development Agreement.



Summary of the Staff Revisions to the Zoning Code:

The proposed amendment includes the addition of the following text: 

10-20.40.060    Development Agreements
E. Notification Requirements.  

1. Notice of a Development Agreement, including an amendment to an existing agreement.  
Prior to consideration of any action on a Development Agreement, notice of the City 
Council’s public meeting shall be provided pursuant to the public hearing requirements of 
Section 10-20.30.080.  Notice of Public Hearings. 

V. Findings:

At the April 13, 2022 Planning and Zoning Commission meeting, the Commission will be requested to 
make a recommendation to the City Council on the proposed amendments based on the required 
findings specified in the Zoning Code.  For your reference and discussion purposes, the required 
findings are specified below:

1. The proposed amendment is consistent with and conforms to the objectives and policies of the 
General Plan and any applicable specific plan;

2. The proposed amendment will not be detrimental to the public interest, health, safety, 
convenience, or welfare of the City; and

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

VI. Community Involvement

In accordance with Arizona Revised Statutes and the Zoning Code, the work session before the 
Planning and Zoning Commission was advertised in the Arizona Daily Sun on Saturday March 5, 2022, 
which is 18 days before the scheduled meeting date.

As of the date of this memorandum, staff has not received any public comments on the proposed 
amendment.

Conclusion:

As indicated above, the purpose of the work session is for staff to present an overview of the Zoning 
Code's proposed amendment and allow interested individuals, residents, and business owners to 
provide comments.  The work session also allows the Commission to ask questions, seek clarification, 
have discussions, and offer comments on the proposed amendment. No formal recommendation or 
action by the Commission to the City Council is to occur at the work session.  Additional opportunities 
for discussion, public comment, and action by the Commission will occur at a future public hearing.

Attachments:

1. Case No. PZ-22-00045 Updates to Zoning Code 2022 – Notification Requirements for Development 
Agreements (Including Amendments)



Case No. PZ-22-00045 Updates to Zoning Code 2022 – Notification Requirements for Development 
Agreements (Including Amendments)

An amendment to the City Code and the Flagstaff Zoning Code

HOW TO READ THIS DOCUMENT
Unless otherwise stated, provisions that are being deleted are shown in bold red strikethrough text, like 
this: Provisions that are being deleted are shown with a bold red strikethroughs text.
Provisions that are being added are shown in bold blue text, like this: Provisions that are being added 
are shown in bold blue text.:

Section 1. Amend Title 10 Flagstaff Zoning Code, Division 10-20.40: Permits and Approvals, 
Section 10-20.40.060 Development Agreements, to add subsection E. Notification 
Requirements for a Development Agreement, as follows:

10-20.40.060    Development Agreements
E. Notification Requirements.  

1. Notice of a Development Agreement, including an amendment to an existing agreement.
Prior to consideration of any action on a Development Agreement, notice of the City 
Council’s public meeting shall be provided pursuant to the public hearing requirements of 
Section 10-20.30.080. Notice of Public Hearings.
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