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1. Introduction
As the Flagstaff Region grows and develops within this unique cultural and ecological setting,
the future land use pattern can ensure tomorrow’s community vitality only with thoughtfulness
and proactive changes. Establishing a good balance of land uses within the region can establish
a sustainable, prosperous and walkable community. A harmonious arrangement of land uses within
the region can establish a healthy, sustainable, and prosperous community. A balanced community is
able to ensure quality development within a healthy eco-system; recognize private property
rights alongside community benefits; and see that supply and demand creates the change desired
by the community vision. To obtain a balanced land use pattern and promote a thriving
community, the region will consider impacts to the natural environment in all development
decisions, focus on efficient infrastructure, reduce sprawl, and develop amenities desired by the
modern and educated workforce.
The overall goals for a more balanced Land Use Pattern are:







Preserve this unique sense of place within the rural, suburban and urban contexts.
Balance future growth with available water resources.
Encouraging revitalization within the City’s existing urbanized area.
Develop a compact development footprint with a supporting multi-modal transportation system
Protect natural and cultural areas.
Provide for a mix of land uses to accommodate a variety of future housing, employment,
recreation, educational, cultural and retail services.

This element covers Growth Areas and land
designations for future growth patterns. The
Growth Illustration identifies locations in the
Flagstaff region where various land uses and
intensities of use are desired to fulfill the
community vision, focusing on areas with potential
for compact urban form, where infrastructure
investments will have the most impact.
The Growth Illustration is not a Zoning Map.
Flexibility and predictability in the development
process are obtained in the applied goals and
policies within this plan. The protection of natural and cultural areas are more detailed in Environmental
Planning, Open Space and Recreation Elements as well as the Natural Environment Existing Conditions
Map.

Flagstaff’s historical pattern of land uses were driven by the early economics supported by the
railroad and examples can be seen in the downtown commercial core, railroad and sawmill
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infrastructure, the university, historic residential neighborhoods and ranches. New development
needs to be contextually sensitive while fulfilling the Flagstaff Regional Plan’s guiding
principles. This means it should respect our early design traditions and clearly urban, suburban
or rural in its form. See Community Character Element for historical context.
It is expected that more detailed plans, activity centers, public facilities, civic spaces and
neighborhood plans will define the context and particulars for development, redevelopment and
conservation in any given specific vicinity.
The land use element will, by state statute:
(a) Designate the proposed general distribution and location and extent of such uses of the
land for housing, business, industry, agriculture, recreation, education, public buildings and
grounds, open space and other categories of public and private uses of land as may be
appropriate to the municipality.
(b) Include a statement of the standards of population density and building intensity
recommended for the various land use categories covered by the plan.
(c) Identify specific programs and policies that the municipality may use to promote infill or
compact form development activity and locations where those development patterns should
be encouraged.
(d) Include consideration of air quality and access to incident solar energy for all general
categories of land use.
(e) Include policies that address maintaining a broad variety of land uses including the range
of uses existing in the municipality when the plan is adopted, readopted or amended.
(f) For cities and towns with territory in the vicinity of a military airport or ancillary military
facility as defined in section 28-8461, includes consideration of military airport or ancillary
military facility operations. On or before December 31, 2005, if a city or town includes land
in a high noise or accident potential zone as defined in section 28-8461, the city or town shall
identify the boundaries of the high noise or accident potential zone in its general plan for
purposes of planning land uses in the high noise or accident potential zone that are
compatible with the operation of the military airport or ancillary military facility pursuant to
section 28-8481, subsection J.
SB 1598 – Aggregate locations – link to Arizona State Map of Mining
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2. Trends and Existing Conditions
Growth Areas in the past 10 years are primarily residential, with significant single-family subdivisions
(Boulder Pointe, Ponderosa Trails, and Anaszi Ridge). Recent post recession development has been
multi-family residential, which reflects the needs of the university and demographic shifts. The metroarea regional market is reflected in the fact that housing has generally followed retail development.
Future trends foresee smaller houses, smaller lots and multi-family – quality built with modern
technologies and accessible to community amenities1; commercial space within easy access (walking and
biking) to homes and amenities; more ‘third-places’2 and tele-commuting. National trends show growing
markets in downtowns and walkable neighborhoods, especially with those having good transit service,
commanding the highest premiums on a per-square-foot basis.3 Suburban development is being rethought to accommodate a wide range of ages, incomes and ways to get around.4

Mixed-Use as a global and national trend, promotes compact, walkable urban form, and has precedence
in Flagstaff’s historic downtown. Mixed-Use opportunities exist in this region where planned Activity
Centers host a significant amount of growth in office space, retail business and multi-family housing.
Every Activity Center will require a Specific Area Plan shortly following the Regional Plan adoption, to
provide design and investment details.

Revitalization Areas: Continuing the 2001 Regional Plan goals for revitalization, redevelopment
and infill to promote activity centers and walkable neighborhoods, many of these areas require utility
upgrades and infrastructure as incentives to develop. As the private and public sectors continue to work
together, parcel assemblage and infrastructure needs will be met to assist in enhanced revitalization
projects. Some revitalization projects in the urban and suburban context to learn from are: Sawmill at
Aspen Place, a 40-acre commercial infill and brownfield redevelopment project; the Lumberyard Brewery
redevelopment and historic preservation; Barnett Delaney Perkins Eye Surgical Center redevelopment on
Switzer Canyon Drive; Milton Road commercial projects. See Growth Areas.

Greenfield Development is possible within the region in areas reserved for development, like the
Airport Business Park, Flagstaff Mall expansion, Bellemont and some State Land Department Sections all
have development potential. Private lands within the city and county hold entitlements for development.
See Greenfield Development in Growth Areas – or move this entirely to Growth Areas?
Public and Quasi-public uses, which include may of our largest employers in the region, must
be planned for. These include the City of Flagstaff, Coconino County, Northern Arizona
University, Coconino Community College, Flagstaff Medical Center, Flagstaff Unified School

1

National Association of Realtors: http://www.realtor.org/field‐guides/field‐guide‐to‐the‐small‐house‐movement
The term third place was invented by sociologist Ray Oldenburg and first appeared in his 1990 book The Great Good Place, a
celebration of the places where people can regularly go to take it easy and commune with friends, neighbors, and just whoever
shows up. The subtitle says it all: "Cafes, Coffee Shops, Community Centers, Beauty Parlors, General Stores, Bars, Hangouts and
How They Get You through the Day."
3
Kaid Benfield; October 25, 2012.
2

4

http://www.realtor.org/articles/building‐a‐new‐suburbia‐for‐all‐generations
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District and federal offices. Many have plans for facility growth, consolidation, and shared
resources to meet their employment, service and space needs.
Public Spaces: One of the most important aspects of any city is its collective commons, so to speak: the
shared public spaces where people gather be they streets, squares, parks, markets, playgrounds, sports
facilities. The Flagstaff region hosts a healthy amount of public spaces, and this Regional Plan reflects
how those spaces interact with homes, businesses as well as how they are connected together.

Open Spaces continue to be an important aspect to the region’s character, eco-system health, as well as
a draw for businesses, workers and visitors. Continuing the work of the Open Space and Greenways
Plan (1998), this particular Land Use category will be considered in each context of rural, suburban and
urban. In the larger context, the surrounding National Forest System Lands, Picture Canyon Conservation
Area (city) and Rogers Lake Conservation Area (county) both purchased in 2012 with Open Space
Acquisition funding, Walnut Canyon National Monument (currently under congressional study for
potential expansion) and the on-going and much celebrated Flagstaff Urban Trail System (FUTS) all are
imperative to the region’s system of open spaces.

Annexation is a process in which land-owners of County land adjacent to or islands within the
City limits have requested to be incorporated into the City of Flagstaff. Annexation requests
which are in the best long-term interest of the City of Flagstaff will be considered, and Arizona
State law provides certain requirements for the annexation procedure. A plan identifying how
urban services and infrastructure will be provided to the anticipated development within the
annexed area over a ten-year period is required; annexation requires the consent of the owners of
at least one-half of the value of the real and personal property + one-half of the land owners; and
requires consent of the City’s Mayor and Council. In any annexation decision, the practical
consequences and costs of providing services to the area to be annexed must be considered.
Further, it is important to consider not only the short-term costs associated with an annexation
request, but also the long-term benefits and City costs of providing services to the proposed
annexation. Prior to assessing the desirability of annexing a particular area, a determination must
be made on whether the proposed area meets the State legal requirements for annexation. A.R.S.
9-471 provides the procedures and criteria for extending the corporate boundaries of a city.

3. Land Supply & Capacity
The land available for development and redevelopment within the Flagstaff Region are both privately and
publicly held. Land ownership within the Flagstaff Metropolitan ----Intergovernmental cooperation is
paramount is seeing the community vision realized, and the City of Flagstaff and Coconino County
continue to work with each other, State and Federal agencies as well as private land-owners in
encouraging efficient land use patterns, protecting open lands and natural resources, as well as providing
effective public facilities and resources. The Regional Plan provides development guidance by balancing
urban form, density and conservation. Only with all landowners working together can critical growth
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issues be addressed, such as transportation, connectivity, urban and economic development, infrastructure
and open space protection.
The broad objective is mutually benefiting multiple entities. For example, by encouraging higher density
development in appropriate urban locations with existing supporting infrastructure and services, more
open space / green space can be preserved and urban sprawl is not encouraged. Establishing the needs
and challenges for the various large land-holders within the region will help all understand how mutual
benefits may be met.

Table 1: Flagstaff Region Land Ownership- within the FMPO
Owner

Acres

Percent

243,005

72.24

State Trust Lands

25,627

7.62

Camp Navajo – NGB Lands

12,017

3.57

Walnut Canyon NM

3,228

.96

Sunset Crater NM

3,048

.91

County Land

374

.11

Other

705

.21

Total Public Lands

288,004

85.62

Total Private Lands

48,375

14.38

336,379

100.00

Public Multiple-Use Lands
Coconino NF Lands

Total FMPO

U.S. Forest Service
Residents and visitors of the area are fortunate to have the adjacency of vast open spaces, significant
landmarks and cultural resources provided on federal land. The local and Federal agencies are all
working towards protecting and managing the buffer areas for open space, recreation and resource
protection. Balancing these objectives in light of Regional Plan goals and policies is the mutual goal of
managing growth.
National Forest System lands equate to 380 square mile regionally and 21.4 square miles within the city
limits, thus management inconsistencies will arise, such as maintaining growth boundaries, dealing with
urban inter-face wildland, developing / maintaining public trail access, as well as public recreational and
economic uses. The Regional Plan is a means to coordinate development potential with the City, County
and the National Forest Service, assisting all agencies in their long-term planning efforts.
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Department of Defense
The area within the Camp Navajo installation boundary is managed by the National Guard
Bureau and Arizona Department of Emergency and Military Affairs for national defense
purposes including military training, storage, and maintenance. The training facility is currently
being upgraded and is an important training facility for the National Guard in the Southwest.
National Park Service
There are two national monuments in the greater Flagstaff region: Walnut Canyon and Sunset Crater.
Protection of the Walnut Canyon National Monument and the surrounding area is a high priority to the
community. In 2002, City Council and the County Board of Supervisors voted for additional protection
for lands around Walnut Canyon and requested for the federal study to determine how best to
protect these lands from future development. Several State Trust land parcels have been designated as
“appropriate for conservation” through the Arizona Preserve Initiative process. Contingent upon
congressional action, the current Federal Walnut Canyon Special Area Study may provide additional
options for conservation for the lands surrounding the National Monument. Any development contiguous
to the Walnut Canyon National Monument area must be sensitive to the important cultural resources.
Sunset Crater National Monument consists of lava flows, volcanic cinder cones and craters. It is a
relatively pristine and undisturbed environment.

State Trust Lands within the City limit total 6,555.5 acres, and over 25,000 within the FMPO
boundaries. State Trust lands are subject to sale for conservation or development. Most State
Trust parcels are surrounded by National Forest System lands and serve as part of the larger ecosystem landscape. At this time, the State Land Department has identified its holdings within the
city limits as: 3,800+ acres (60%) as “appropriate for conservation” and 2,600+ acres (40%) as
“development potential”. See appendix ____for State Land Sections _____ bubble diagrams and
Map XX for Jurisdictional ownership.
City / County owned land
Parks
Facilities
Open Space / Drainage
Right‐of‐way (ROW)
Legal Restrictions
Economic potential
Community Gardens
Other
Total

870.58
1,458.39
689.18
120.28
91.74
186.34
1.62
266.21
3,684.35

Northern Arizona University
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Supply of land

Orange – developed; outlined in
yellow – developed since 2000
Dark Grey - undeveloped
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Existing land developed and land available for development illustrates the current balance,
the confined space of the urban and suburban areas, as well as the potential for rural growth. With that in
mind, thoughtful planning and cooperative efforts (between neighboring developers, with public / private
partnerships, with various public entities) can produce a balanced land use pattern.
This plan uses an annual 1.1% population growth rate as the base for projections and related needs.
Table _____: City of Flagstaff Land Available for Development
Land Use Type

Commercial
Industrial
Institutional
Residential
Open Space
Land Bank

Total
% of
Acres
total
Developed, acres
vacant,
reserved
2,027
1,147
1,664
8,185
7,598
18,740

Developed

Undeveloped
Not floodway,
slope 0-17%

Need for
next 20
years
(acres)*:

Surplus /
Deficit

Need for
next 20
years
(acres)*:

Surplus /
Deficit

321
119
399
2,056
1,211
2,231

State Trust Lands
Federal Land
City / County

ROW

1,696

78

* Based upon 1.1% population growth rate = homes, employment, and services

Table _____: FMPO Land Available for Development
Land Use Type

Total
Acres
Developed,
vacant,
reserved

% of
total
acres

Developed

Undeveloped
Not floodway,
slope 0-17%

Commercial
Industrial
Institutional
Residential
Open Space
Land Bank
State Trust Lands
Federal Land
City / County

ROW
* Based upon 1.1% population growth rate = homes, employment, and services

See Appendix 1 for table and map.
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4. Place Types - Context
A great city must have wonderful places to live, work, congregate, and experience social, recreational,
educational, and cultural enrichment. How precious land resources are used and how a city is built are the
most defining proponents of change in a community – they contribute to resident’s quality of life and
provide opportunities for shaping development, enhancing meaningful social interactions, conserving
resources, and structuring the economy.
Growth and change are inevitable and important for a community to be resilient and thrive. [I’M
UNCLEAR HOW THIS PRECEDING SENTENCE TIES TO THE REMAINDER OF THE
PARAGRAPH. SUGGEST IT BE DELETED?] The region currently is defined by a number of place
types each with their own unique characteristics. These include a thriving downtown core; small pockets
of walkable urban neighborhoods, such as the historic neighborhoods near downtown; a large portion of
existing residential development is drivable suburban neighborhoods (60%+) with single-family homes
and multi-family apartments and condominiums; large areas of rural large-lot development, and ranches,
mostly in the county areas; some special districts accommodating unique facilities (e.g. Northern
Arizona University or Flagstaff Medical Center; areas set aside for industrial uses; and commercial
corridors that have evolved along historic travel corridors like Route 66.
Flagstaff is also fortunate that natural areas consisting of undeveloped land are interspersed throughout
the City and along its periphery. In these areas the predominant experience is of nature, although an
occasional building or other manmade feature may be present. The use of cars is integrated, but does not
overwhelm the character of the natural areas. The proximity of natural areas to the developed portions of
Flagstaff is an important component in defining the City’s unique character. The Flagstaff Urban Trails
System (FUTS) provides an important link between these natural environments and the developed areas
of the City. Examples of natural areas in Flagstaff include Coconino National Forest lands and parks
(such as Buffalo Park).
The overarching goal of the Regional Plan is to promote increased walkable urban areas in the right
locations, and to allow the desired patterns of suburban and rural development to continue within clearly
defined parameters defined within the plan.
These place type classifications provide the framework for the preservation, enhancement, and
development of areas found within Flagstaff, and they provide context to all the building blocks of
development, i.e. neighborhoods, activity centers, corridors, and gateways. [WE COULD ALSO TALK
ABOUT THE SCALE OF THE REGION; NEIGHBORHOOD, DISTRICT AND CORRIDOR; AND
BLOCK, STREET AND BUILDING – SEE CHARTER OF THE NEW URBANISM AND THE
ZONING CODE] All land uses – residential, commercial, business, institutional, industrial, business
park, parks, open space, and public areas – are applicable within each context, but adjusted for scale,
surrounding neighborhoods and specific goals for a particular area. Some areas are considered “special
districts” such as Northern Arizona University and the Museum of Northern Arizona, in which campus
planning and coordination with multiple surrounding entities are required. The downtown is also
considered a special district. Table______, next page, outlines how the building blocks and uses can be
considered within each context. This table also articulates which detail tables ------
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The Flagstaff Regional Plan strives to meet future infrastructure needs with predictability- as a stated
preferred growth pattern, while allowing the flexibility of market adaptability. This plan identifies
conservation areas and then growth areas within the context of “urban, suburban and rural”; each
development building block and use can be implemented within every context, but the guidelines for uses,
intensity and density can be found in the detail tables. The following graph illustrates how to understand
the preferred
growth pattern as
well connected
neighborhood
nodes and activity
centers:

WE NEED SOME DISCUSSION ON Property rights - in areas where zoning has not been brought
into conformity with the Regional Plan, the City may allow property owners to develop consistent with
the existing zoning if _____________. For property owners requiring a re-zoning, the City shall allow
property owners to either
( 1) develop consistent with the existing zoning, provided the City makes a finding that approval
of the project does not interfere with the long-term development of the area consistent with the Regional
Plan, or
(2) Develop under the General Plan designation, in which case the City will facilitate rezoning
consistent with the Regional Plan. (Sacramento 2030: LU 1.1.7) – REWORD THIS

County regulations / re-zoning when zoning and Regional Plan are not consistent?

Page 11 of 45

Flagstaff Regional Plan: Vision 2030

Land Use Element DRAFT January 16, 2013

Building Blocks of the urban form and applications within context –

Context Table
Urban
Place Types
Activity Centers



Suburban

Rural



Are mixed-use centers and vary by scale and activity mix depending
on location. Includes commercial, retail, offices, residential,
shared parking and public spaces.

Neighborhoods
Existing in all contexts, want to be walkable and have ‘nodes’

Corridors
All land use categories adjacent to defined corridors are typically
Mixed-Use, Commercial, Office, and High-Density Residential, that
are typically transit-supportive and promote Transit-Oriented
Design (TOD).

Community Gateways
As defined on the Community Character - all land use categories
defined in vicinity of designated community gateways.

USES
Residential
Commercial / Business
Commercial, Office and Retail – in Corridors, Activity Centers,
Employment Centers and Neighborhood Nodes

Institutional
Educational and cultural facilities

Industrial / Business Park
Commercial areas with supporting services

Parks and Open Space
Natural Environment map located existing natural resources, parks,
preserved Open Space, FUTS Trails, and Forest Service Land

Public Areas
Public / Quasi-public, Airport, infrastructure, civic buildings and
public spaces.

Special Districts
Specific Area Plans, , Neighborhood Plans, Master Plans, County
Area Plans
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Land Use GOALS and POLICIES – Applicable to All Place Types
Goal LU1: Support sustainable growth and change through orderly and well-planned
development that provides for the needs of the existing and future residents and businesses,
ensures the equitable provision of public services, and makes efficient use of land and
infrastructure. (Sacramento 2030: LU 1.1)
Policy LU 1.1: The City and County will be regional leaders in promoting compact development
patterns, mixed use, and higher-development intensities in desired locations that use land efficiently,
protect habitat, supports transit, reduces vehicle trips, improves air quality, conserves energy and water,
and diversify Flagstaff’s housing stock. (Sacramento 2030: LU 1.1.1 and LU 2.6.1)
Policy LU 1.2: Update land use, population, and employment projections with respect to resource
capacity and evaluate their impacts with the Regional Plan annual report. (Sacramento 2030: LU 1.1.3)
Policy LU 1.3: The City shall require unincorporated properties to be annexed into the city prior to the
provision of city services, or that a conditional service agreement is executed agreeing to annex when
deemed appropriate by the City. (Sacramento 2030: LU 1.1.8)
Policy LU 1.4: Promote well-planned growth with neighborhood5 plans, specific area plans and master
plans for all neighborhoods and new growth areas. (Sacramento 2030: LU 1.1.9)
Policy LU 1.5: Development proposals will need to address adequate availability of public services.
(New)
See Sacramento’s map p. 2-10: amount of change expected – open space conservation, areas to
preserve and enhance, areas to improve and evolve, transform urban, transform new growth.

Goal LU2: Develop a compact development footprint. (Previous LU1- reduced)
Policy LU 2.1: Maintain the Urban Service Boundary / Urban Growth Boundary, confining development
to what can be provided for with efficient infrastructure and preserving most lands outside of this
boundary as open space. (Previous LU 1.2 and LU 1.4)
Policy LU 2.2: Consider solar access for all development, allowing passive and active solar collection.
(New) WHERE DOES THIS POLICY BELONG?
Policy LU 2.3: Plan for and promote nodes of compact development, as neighborhood centers or activity
centers, allowing for efficient multi-modal transit options and infrastructure. (New)
See ‘Energy’ and ‘Climate’ sections.

5

Need to define threshold of “neighborhood”
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Goal LU3: Continue to enhance Flagstaff’s unique context and sense of place within the
urban, suburban, and rural context.
Policy LU 3.1: Within the urban, suburban and rural context, use neighborhoods, activity centers,
corridors, public spaces and connectivity as the structural framework for developmen. (Previous LU 1.1)
Policy LU 3.2: Designate areas for future urban, suburban and rural development. (Previous LU 1.3revised) See Growth Illustration Map
Policy LU 3.3: Coordinate land management, master planning, and recreational uses with local, state, and
federal land management agencies. (Previous LU 3.1-3.4 and Goal LU3 – revised) *See Responsible
Government (Economic Development).
Policy LU 3.4: Establish open space buffers between development and sensitive cultural and
environmental resources. (Previous LU 3.2) This policy is also in OPEN SPACE
Policy LU 3.5: Respect transitions between urban, suburban and rural areas with appropriate change in
development intensity, connectivity and open space. (New)
**Note: See Community Character Element and Economic Development Element for further policies on
unique sense of place. See Neighborhoods and Housing – respecting existing neighborhoods.

Goal LU4: Balance future growth with available water resources.
Policy LU 4.1: Manage future growth to coincide with designated water resources.
Policy LU 4.2: Consider the impacts on the water supply when residential and non-residential
development proposals are made.
**Note: See Water Resources Element for further policies. See Utilities Masterplan for more details.

Goal LU 5: Provide a mix of land uses to accommodate a variety of future housing,
employment, recreation, and retail services.
Policy LU 5.1: Provide for new and existing mixed-use neighborhoods in appropriate locations within
the Urban Service Boundary, serving a variety of demographics, incomes, ages and travel modes. (Policy
LU 1.5 – revised) See Neighborhoods and Housing for cross-referenced policies.
Policy LU 5.2: Allow and encourage urban agriculture as home gardens, community gardens, urban
farms, greenhouses, on-site sales of produce and farmer’s markets within urban, suburban and rural
contexts. (New) See Economic Development – Grow Local Businesses – Urban agriculture.
Policy LU 5.3—Commercial resort use will be located appropriately to be adequately served by water,
sewer, and other public facilities and services, and will be discouraged from locating in remote areas,
where adequate public facilities and services cannot be provided, or as an energy and water -neutral
commercial project.6 (Previous Policy C3.2 re-worded)
6

Buildings which produce at least as much energy as they consume ‐ http://www.bizjournals.com/sanfrancisco/print‐
edition/2011/08/12/energy‐neutral‐home‐builders‐are.html?page=all
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Downtown
Flagstaff Downtown
Add a statement or two about the history of downtown.
Downtown Flagstaff is an acknowledged urban design treasure with a rich architectural and cultural
heritage.(insert results from CVB report showing how many locals and tourists highly value downtown)
Substantial investment by the City in 1997 [check the date with Rick Barrett] in the downtown’s
streetscape created a vibrant urban fabric that now supports a mix of retail, restaurant, entertainment,
civic, and office uses, historic street-oriented buildings, architecture with a distinctive character, and
public and civic gathering spaces.
Downtown Flagstaff is remarkably intact, with most of the historic buildings standing and the traditional
street grid in place providing the highest-quality pedestrian environment in the City. In recent decades
downtown has suffered from disinvestment as auto-oriented development along the corridors and on the
periphery of the city became the preferred location to live and work. Fortunately downtown Flagstaff has
long been a popular shopping destination for visitors, and as an entertainment center for local residents.

[POTENTIAL POLICIES – LOOK TO EL PASO TOO]
 When considering regional growth strategies, the first priority for Flagstaff should be
reinvestment in its historic Downtown. In the past, City priorities and subsidies have often
focused on growth and expansion at the edges, which can work against infill and redevelopment
in the City’s historic core. Shifts in policy could increase livability Downtown and create a strong
base for transit expansion throughout the region.


Redevelopment is important throughout Flagstaff but nowhere more than Downtown.



Flagstaff needs to reclaim this valuable asset as a vibrant 21st century destination. Revitalization
of this historic center will anchor and enhance the overall character of the City and contribute
toward Flagstaff’s long-term sustainability.
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Urban neighborhoods
Flagstaff’s urban neighborhoods were primarily developed prior to the 1940’s in the heart of Flagstaff.
Such places developed in a pattern where a person could live with limited reliance on the automobile and
were conducive to destination walking and cycling, characteristics which are still prevalent today. These
walkable urban areas are largely supported through a network of interconnected tree-lined streets
typically laid out in a grid pattern, a diversity of housing choices, and a mix of appropriate commercial
and residential uses in a compact form. These areas also support public transit due to their compact
nature. Walkable urban areas generally include the downtown, south of downtown, La Plaza Vieja,
Flagstaff Townsite and adjacent historic neighborhoods. Most of Flagstaff’s residents and visitors have
agreed that these areas help to define the unique character and identity of Flagstaff.
Walkable urban areas are those in which a person can walk, bike or ride transit to work, and to fulfill most
shopping and recreation needs. These environments allow for the use of automobiles but do not require
the use of a vehicle to accommodate most daily needs.
This compact, walkable form and the use of alternative transportation modes encourage an urban pattern
that supports the sustainability goals of the City. Walkable urban development should also be integrated
into the evolution of older, less walkable neighborhoods and in the creation of new walkable urban
neighborhoods.

Goal LU6: Flagstaff will focus investments, partnerships, regulations and incentives on
developing designated, well-planned urban neighborhoods for walkable, compact growth.
Policy LU 6.1: Develop specific area plans for each proposed urban neighborhood.
Policy LU 6.2: Amend zoning as necessary to pre-zone for desired urban neighborhoods and activity
centers.
Policy LU 6.3: Invest in infrastructure and right-of-way (ROW) enhancements as an incentive for private
investment in urban neighborhoods.
Policy LU 6.4: Connectivity for pedestrians, bicycles and transit will be a priority within all urban
neighborhoods.
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Urban Land Use
Residential – Commercial – Mixed‐Use – Public Spaces & Recreation
MAP SYMBOL

CHARACTERISTICS

Urban Areas


DESIRED PATTERN

Photo examples here

SIZE

Residential lots typically between ____ and _____ acres.

DENSITY RANGE

Non‐residential Commercial Use Typical floor area ratios (FARs) of
between 0.5 – 2.0.

INTENSITY

Residential Mixed‐Use: Greater than 8 units per acre.

AIR QUALITY
SOLAR ACCESS
BUILDING BLOCKS:
ACTIVITY CENTERS

Urban mixed‐use centers;

NEIGHBORHOODS
CORRIDORS

See Transportation Element definitions

COMMUNITY GATEWAYS

See Community Character definitions

LAND USES
COMMERCIAL/BUSINESS
PUBLIC/INSTITUTIONAL
INDUSTRIAL/BUSINESS PARK
PARKS

See Parks & Rec Masterplan definition

OPEN SPACE

See Open Space & Greenways Plan definition

CONSERVATION

See Open Space & Greenways Plan definition
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AGRICULTURE
PUBLIC SPACES
TRANSPORTATION

SPECIAL DISTRICTS

MASTER PLANS

ZONE DISTRICTS
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Activity Center Types
URBAN Regional Center
MAP SYMBOL

CHARACTERISTICS

DESIRED PATTERN

Urban Regional Centers serve local residents, MSA residents and visitors. Each
of Flagstaff’s regional centers is unique in scale, development, intensity, and mix
of uses – much of which depends on whether they are walkable urban or
drivable suburban. They typically include large‐scale employment and retail
uses, high‐density residential and mixed‐use development. Urban Regional
activity centers in Flagstaff are:
Walkable Urban ‐
 Historical Downtown
 Flagstaff Central District
 University Center (future)
Photo examples here

SIZE

Typically between ____ and _____ acres.

DENSITY RANGE

Non‐residential Mixed‐Use: Typical floor area ratios (FARs) of between 0.5 – 2.0
Residential Mixed‐Use: Greater than ____ units per acre.
Historical Downtown – service & government jobs, education, offices, retail,
restaurant and tourism‐related.
Flagstaff Central District – as above and with residential opportunities
University Center (future) – education, offices, retail, restaurants and student‐
related; residential mixed‐use.
Ease of access and located to minimize the impacts of traffic on neighborhoods.

MIX OF USES

LOCATION
DESIGN PRINICIPLES
TRANSPORTATION

Corridor and Gateway Design –
Walkable Urban ‐
Street design _________. Easy‐to‐access parking available via garages, shared
lots and street parking. Transit stops and routes centrally located. Bicycle
access and parking abundant. Very walkable.

ZONE DISTRICTS
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Activity Center Types
URBAN Neighborhood Centers
MAP SYMBOL

CHARACTERISTICS

DESIRED PATTERN

Neighborhood Centers are intended to meet the needs of a group of
neighborhoods and local residents. They are characterized as destinations that
include grocery store anchors, small‐scale retail and service uses, moderate
housing opportunities, and mixed‐use development.
Walkable Urban ‐
 Humphrey’s Basha’s Center
Photo examples here

SIZE

Typically between ____ and _____ acres.

DENSITY RANGE

Non‐residential Mixed‐Use: Typical floor area ratios (FARs) of between 0.5 – 2.0
Residential Mixed‐Use: Greater than ____ units per acre.
2+ Stories with street frontage activities.
Humphrey’s Basha’s Center (future potential) – ‐‐‐‐‐‐

MIX OF USES
LOCATION
DESIGN PRINICIPLES
TRANSPORTATION

Ease of access and parking available to minimize the impacts of traffic on
neighborhoods.
Urban Walkable ‐
Street design _________. Easy‐to‐access parking available via shared lots, lots
and street parking. Transit stops central. Bicycle access and parking abundant.
Pedestrian‐oriented.

ZONE DISTRICTS

Page 20 of 45

Flagstaff Regional Plan: Vision 2030

Land Use Element DRAFT January 16, 2013

URBAN TRANSPORTATION
Carrier
Freeway –
Text here

Photo
example

Connector

Shelter

Builder /
Destroyer

Symbol

Photo
example

Photo
example

Photo example

Photo example

Major Arterial –
Text here
Minor Arterial –
Text here
Major Collector –
Text here
Minor Collector –
Text here
Thoroughfare –
Text here
Neighborhood Street –
Text here
Alley –
Text here
Parking
Text here

Page 21 of 45

Flagstaff Regional Plan: Vision 2030

Land Use Element DRAFT January 16, 2013

Suburban neighborhoods
Flagstaff’s suburban areas suburban areas were developed primarily after the 1950’s on the periphery of
Flagstaff. The design and layout of development in these areas is driven by the need to accommodate the
automobile. In addition, and characteristic of most suburban areas, land uses are segregated with varying
degrees of density and intensity (they include both single-family and multi-family residential
development) and are often buffered, leaving large distances between them further requiring dependence
on the automobile for day-to-day functions including travel to work or other destinations, and to
accomplish most shopping and recreation needs. Suburban neighborhoods have a hierarchical or dendritic
street pattern rather than being interconnected, made up of local streets and cul-de-sacs, and collector
streets that connect to arterial streets which carry most of the traffic. These environments may have areas
where it is possible to walk or ride a bike for recreational purposes, but due to the lack of connectivity or
nearby amenities, are not favorable for walking or biking as a primary mode of transportation on a day-today basis. Examples of suburban neighborhoods within the region include Continental Country Club,
Ponderosa Trails, Cheshire, and NoHo (North of the Hospital).
Drivable suburban areas typically have a higher environmental impact per capita than walkable urban
areas. [NOT SURE IF WE WANT TO INCLUDE THESE STATEMENT?]
Suburban streets are typically paved and include sidewalk, curb and gutter; water and sewer by public
utilities; and expanses of open space provided as neighborwoods, parks, opens space, trails, and
sometimes golf courses. The Flagstaff region will continue to develop single-family residential
neighborhoods, but a few changes to the norm will promote more walkable, sustainable development.

Goal LU 7: Suburban development will promote walkable and sustainable neighborhoods
by incorporating traditional neighborhood design7 elements.
Policy LU 7.1: Suburban development will have walking, biking and driving connectivity within and
with surrounding neighborhoods.
Policy LU 7.2: Suburban development will consider public transit connections, as applicable.
Policy LU 7.3: Consider retro-fitting suburbs for walkability.8
Policy LU 7.4: Suburban development will consider mixed-use nodes at commercial centers, in lieu of the
traditional strip shopping center at least one row of apartments or offices above the strip shopping center.
(New) Address parking requirements with this proposal
Policy LU 7.5: Suburban development will provide a variety of housing options at various price points.
Policy LU 7.6:
7
8

Traditional Neighborhood Design – define and refer to other documents

http://switchboard.nrdc.org/blogs/kbenfield/how_a_california_suburban_retr.html?utm_source=feedburner&ut
m_medium=feed&utm_campaign=Feed%3A+switchboard_kbenfield+%28Switchboard%3A+Kaid+Benfield%27s+Bl
og%29
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Suburban Land Use
Residential – Commercial – Mixed‐Use – Conservation & Recreation
MAP SYMBOL

CHARACTERISTICS

Suburban areas,

DESIGN PRINICIPLES

Commercial @:
 Corridor
 Activity Center
 Node
Photo examples here

DESIRED PATTERN

SIZE

DENSITY RANGE
INTENSITY

Residential lots typically between 2 and 7 acres with a maximum of
_____ for any one parcel. For a change in density range, a
Development Master Plan must be developed for the whole growth
area. Give policy reason for different – i.e. proximity to
infrastructure, services, transit. Policy for density relationship with
zero‐net energy / water development & multi‐modal systems.
Non‐residential Commercial Use Typical floor area ratios (FARs) of
between 0.5 – 2.0
Residential Mixed‐Use: Greater than ______ units per acre.

AIR QUALITY
SOLAR ACCESS

BUILDING BLOCKS
ACTIVITY CENTERS

See ‘Rural Centers’

NEIGHBORHOODS
CORRIDORS

See Transportation Element definitions

COMMUNITY GATEWAYS

See Community Character definitions

LAND USES
PUBLIC/INSTITUTIONAL
INDUSTRIAL/BUSINESS PARK
PARKS

See Parks & Rec Masterplan definition

OPEN SPACE

See Open Space & Greenways Plan definition

CONSERVATION

See Open Space & Greenways Plan definition
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AGRICULTURE
TRANSPORTATION

SPECIAL DISTRICTS

MASTER PLANS

ZONE DISTRICTS
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Activity Center Types
SUBURBAN Regional Centers
MAP SYMBOL

CHARACTERISTICS

DESIRED PATTERN

Urban Regional Centers serve local residents, MSA residents and visitors. Each
of Flagstaff’s regional centers is unique in scale, development, intensity, and mix
of uses – much of which depends on whether they are walkable urban or
drivable suburban. They typically include large‐scale employment and retail
uses, high‐density residential and mixed‐use development. Urban Regional
activity centers in Flagstaff are:
Drivable Suburban ‐
 Flagstaff Mall
 Woodlands Village Center (future potential)
 Butler / I‐40 (Little America – future potential)
 Milton Road Corridor (with extreme make‐over)
 Fourth Street Corridor (with extreme make‐over)
 Butler Avenue Corridor (employment / business potential)
Photo examples here

SIZE

Typically between ____ and _____ acres.

DENSITY RANGE

Non‐residential Mixed‐Use: Typical floor area ratios (FARs) of between 0.5 – 2.0
Residential Mixed‐Use: Greater than ____ units per acre. 2+ Stories with street
frontage activities.
Flagstaff Mall– ‐‐‐‐‐‐
Woodlands Village Center –‐‐‐‐‐‐
Butler / I‐40 (future) –‐‐‐‐‐‐
Milton Road (future) –‐‐‐‐‐‐
Fourth Street Corridor (future) –‐‐‐‐‐‐
Butler Avenue (future) –‐‐‐‐‐‐
Ease of access and located to minimize the impacts of traffic on neighborhoods.

MIX OF USES

LOCATION
DESIGN PRINICIPLES
TRANSPORTATION

Corridor and Gateway Design –
Suburban ‐
Street design _________. Easy‐to‐access parking available via garages, shared
lots, lots and street parking. Transit stops available. Bicycle access and parking.
Pedestrian safety.

ZONE DISTRICTS
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Activity Center Types
Neighborhood Centers ‐ SUBURBAN
MAP SYMBOL

CHARACTERISTICS

DESIRED PATTERN

Neighborhood Centers are intended to meet the needs of a group of
neighborhoods and local residents. They are characterized as destinations that
include grocery store anchors, small‐scale retail and service uses, moderate
housing opportunities, and mixed‐use development.
Drivable Suburban ‐
 Cedar Avenue Center
 Butler / Fourth (future)
 Country Club / Cortland Blvd
 Sawmill
 JWPowell / Lone Tree (future)
 Cedar Avenue Corridor
Photo examples here

SIZE

Typically between ____ and _____ acres.

DENSITY RANGE

Non‐residential Mixed‐Use: Typical floor area ratios (FARs) of between 0.5 – 2.0
Residential Mixed‐Use: Greater than ____ units per acre.
2+ Stories with street frontage activities.
Cedar Avenue Center (future potential) – ‐‐‐‐‐‐
Butler / Fourth (future potential) – ‐‐‐‐‐‐
Country Club / Cortland Blvd (future potential) – ‐‐‐‐‐‐
Sawmill (future potential) – ‐‐‐‐‐‐
JWPowell / Lone Tree (future potential) – ‐‐‐‐‐‐
Cedar Avenue Corridor (future potential) – ‐‐‐‐‐‐

MIX OF USES

LOCATION

Ease of access and parking available to minimize the impacts of traffic on
neighborhoods.

DESIGN PRINICIPLES
TRANSPORTATION

Street design _________. Easy‐to‐access parking available via shared lots, lots
and street parking. Transit stops central. Bicycle access and parking available.
Pedestrian safety.

ZONE DISTRICTS
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SUBURBAN TRANSPORTATION SYSTEMS
Carrier
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Rural neighborhoods
Rural neighborhoods within the region, such as West Ridge, Doney Park, and areas east of Flagstaff such
as Cosnino provide opportunities for traditional notions of rural living characterized by low density
development on large lots (typically from 1–5 acres), animal keeping (horses, cattle, and goats are
common), and a quiet rural independent lifestyle in conjunction with proximity to open space provided by
the Coconino National Forest.
While some rural neighborhoods may include public utilities such as water, electricity, and natural gas, in
the more outlying areas of the region, wells and septic tanks are common, and propane is used instead of
natural gas. Most roads are unpaved and there is low street connectivity.
See Coconino County Comprehensive Plan pg 86. Rural Communities, Remote Subdivisions, Rural Large Parcel.

GOAL LU8 – Maintain the rural character. (Previous RP 2001 LU2)
Policy LU8.1—Maintain Rural Growth Boundaries suitable for rural development balanced with
preserving the integrity of open space boundaries identified in the Greater Flagstaff Open Spaces and
Greenways Plan. (Previous RP 2001 LU2.1)
Policy LU8.2—Promote the Coordination of Regional Plan and Area Plans, in a manner that takes
into account local conditions and preferences of area residents. (Previous RP 2001 LU2.3)
Policy LU8.3—Establish Opportunities for Rural Activity Centers in specifically designated county
areas in the county, with a range of uses, size and design appropriate to the community it serves.
(Previous RP 2001 LU2.2)
Policy LU8.4— Allow Cluster development as an alternative development pattern in appropriate
locations as a means of preserving rural resources and to minimize service and utility costs. (Previous RP
2001 LU2.4)
Policy LU8.5—Preserve the rural character in peripheral areas9. (Previous RP 2001 LU2.5) How
does this relate to the development of State Land sections? Of planning area or growth areas?
Policy LU8.6 - Commercial uses in the county will be located in activity centers in specifically
designated areas intended to serve as focal points for the community in which they are located, and they
will provide opportunities to meet area resident needs locally, while avoiding a strip commercial pattern
of development along the region’s major roadways. (Previous C3)

9

Define ‘Peripheral areas’
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Rural Land Use
Residential – Commercial – Conservation & Recreation
MAP SYMBOL

CHARACTERISTICS
DESIGN PRINCIPLES

Rural areas,


DESIRED PATTERN

SIZE
DENSITY RANGE

INTENSITY

Residential lots typically 1 house per 1 to 10 acres
0.2 to 1 DU per acre.
Non‐residential Commercial Uses are minimal and targeted for
Rural Activity Centers. Typical floor area ratios (FARs) of between
______ and _______.
Residential Mixed‐Use: not applicable for Rural locations.
Accessory dwelling units / guest cottages?

AIR QUALITY
SOLAR ACCESS

BUILDING BLOCKS
ACTIVITY CENTERS

See ‘Rural Centers’

NEIGHBORHOODS

Doney Park, Fort Valley, Kachina Village, Mountainaire

CORRIDORS

See Transportation Element definitions

COMMUNITY GATEWAYS

See Community Character definitions. Located on the periphery of
Flagstaff, these areas give the first taste of the City. Fort Valley and
89A are important Gateways.

LAND USES
RESIDENTIAL
COMMERCIAL/BUSINESS
PUBLIC/INSTITUTIONAL

Commercial at major intersections or entrances to neighborhoods.
Commute to Flagstaff for most employment opportunities. Large lots
and open space. Minimal services.
Public and quasi public spaces are often open space, parks, schools
and and fire stations.
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INDUSTRIAL/BUSINESS PARK Limited infrastructure is a major barrier to Industrial and Business
park opportunities.

PARKS

See Parks & Rec Masterplan definition

OPEN SPACE

See Open Space & Greenways Plan definition

CONSERVATION

See Open Space & Greenways Plan definition

AGRICULTURE
TRANSPORTATION

Mostly auto mobiles, some public transit/ bike ped opportunity but
not a focus. Plenty of parking. Mix of public and private roads.
Rural roads.

SPECIAL DISTRICTS

MASTER PLANS

County Area Plans: Doney Park, Timberline-Fernwood Area Plan,
Kachina Village Area Plan, Fort Valley Area plan, Mountainaire Area
Plan

ZONE DISTRICTS

General, Agricultural Residential, Rural Residential, Single Family
Residential, Commercial Zoning
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Activity Center Types
Rural Center
MAP SYMBOL

CHARACTERISTICS

DESIRED PATTERN

Rural Centers are intended to meet the needs of a group of rural neighborhoods
and local residents. They are characterized as destinations that a few
amenities.
Drivable Rural ‐
 ‐
Photo examples here

SIZE

Typically between ____ and _____ acres.

DENSITY RANGE

Non‐residential Horizontal Mixed‐Use: Typical floor area ratios (FARs) of
between ________________.
1+ Stories with street frontage activities.
Grain Store, small groceries and supplies, gas station, etc.

MIX OF USES
LOCATION

Ease of access and parking available to minimize the impacts of traffic on
neighborhoods.

DESIGN PRINICIPLES
TRANSPORTATION

Street design _________. Easy‐to‐access parking available via shared lots, lots
and street parking. Transit stops central. Bicycle access and parking available.
Pedestrian safety.

ZONE DISTRICTS
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Corridors as Placemaking
Commercial Corridors as Placemakers
Flagstaff’s commercial corridors can be traced back to the early twentieth century when expansion
beyond the limits of the downtown area occurred along Route 66 and Highway 89. They therefore,
include many of the major roadways or arterials that pass through urban and suburban areas.
The commercial corridors are a product of our automobile oriented society. They cut across different
place types within the region by carrying a significant share of vehicular traffic, and serving as access
routes, connectors, and travel corridors for transit. Land uses within the corridors range from ubiquitous
commercial strip centers and big box stores with large parking lots to a mixture of retail establishments,
office buildings, automobile dealerships, gas stations, parking lots, hotels and motels, and often vacant
space. Frequently residential uses are located to the rear of the corridor (e.g. on the north side of East
Route 66), but the potential for continuity of pedestrian access between residential and commercial
development has historically been rebuffed by the piecemeal nature of development along the corridors.
Flagstaff’s present corridor environment is pedestrian and transit unfriendly (even though the NAIPTA
bus lines travels the corridors) because qualities of pedestrian place-making have been overlooked in
favor of spread our automobile access. So while these corridors may be uncoordinated and in places
unsightly, they have huge potential for reinvestment, retrofit, and revitalization to make them safer and
more appealing to pedestrians and to enhance transit potential.

USE THE FOLLOWING AS A STARTING POINT FOR POLICY DISCUSSION:
 through such strategies as intensification of corridors, increase in residential densities in
combination with the provision of housing supporting services, and pedestrian roadside amenities
to make them safer and more appealing to pedestrians. These could also enhance transit potential.


Infill along corridor better than sprawl to the periphery – cut automobile mileage, improve air
quality, and energy efficiency.



Rich and untapped opportunity – essential utilities already in place
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Special Districts
Not all existing or proposed facilities and uses fall within the place types referred to above, and thus four
special districts may be described within the Flagstaff region. These include specific districts unique to
the campus of Northern Arizona University, Flagstaff Medical Center, Museum of Northern Arizona, and
the Flagstaff Pulliam Airport.
In addition, the Flagstaff region is fortunate to have a considerable amount of industrial and business
park land located in close proximity to the interstate highway system, local arterial and collector roads,
the BNSF railway line, and to a lesser extent, Flagstaff Pulliam Airport. These industrial and business
park areas are included as a special district because while they clearly are a specific land use type which
seldom includes other uses, they do not fit neatly into the previously described place types (urban,
suburban, and rural). They do however, have their own character and scale, and provide a location for
uses that are not otherwise appropriate in other place types on account of, for example, the noise, dust,
size of buildings, or amount of heavy truck traffic they generate. These uses are important in the region
for the number of people employed within them (Insert cross reference here).
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5. Growth Areas
a.
b.
c.
d.

Introduction to Growth Areas and Compact Development
Activity Centers
Retrofit Areas
Greenfield Development

Introduction
If we could go to 2050 and look back, we would see that successfully implemented compact
development strategies—even those with only modest increases in land use density and mix—
resulted in a win-win: a boon both for the economy, the environment and for Americans looking
for the healthy and convenient lifestyle benefits associated with this type of high-quality land
use.
The Flagstaff region will accommodate residential, commercial, institutional and public space growth
needs by (in priority order):
 Activity Centers – planning for and incentivizing increased needs within existing underutilized activity centers means large redevelopment projects. New, larger developments will
incorporate activity centers within their masterplan.
 Revitalization areas – infill, redevelopment, brown field redevelopment, preservation and
adaptive re-use.
 Greenfield development – areas mostly on the periphery of the city, within or contiguous
with the urban service boundary. Much of this is privately owned land and State Trust Lands.
All future growth areas want to consider the 5 c’s of what makes a great neighborhood:

1. Complete - Great neighborhoods host a mix of uses in order to provide for our daily need to live, work,
play, worship, dine, shop, and talk to each other. Each neighborhood has a center, a general middle area, and
an edge. The more connected a neighborhood is, the more variety of commercial goods and services can be
offered, as not every neighborhood needs a tuxedo shop or a class ‘A’ office building.
2. Compact - The 5-minute walk from center to edge, a basic rule-of-thumb for walkability, includes public
streets, parks, and natural lands, as well as private blocks, spaces and private buildings. Compactness comes in
a range of intensities that are dependent upon local context. The ‘ped-shed’ is a general guide for identifying
the center and edge of a neighborhood
3. Connected - Great neighborhoods are walkable, drivable, and bike-able with or without transit access. But,
these are just modes of transportation. To be socially connected, neighborhoods should also be linger-able, sitable, and hang out-able.
4. Complex - Great neighborhoods have a variety of civic spaces, such as plazas, greens, recreational parks,
and natural parks. They have civic buildings, such a libraries, post offices, churches, community centers and
assembly halls. They should also have a variety of thoroughfare types, such as cross-town boulevards, Main
Streets, residential avenues, streets, alleys, bike lanes and paths. Due to their inherent need for a variety of land
uses, they provide many different types of private buildings such as residences, offices, commercial buildings
and mixed-use buildings. This complexity of having both public and private buildings and places provides the
elements that define a neighborhood’s character.
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5. Convivial - The livability and social aspect of a neighborhood is driven by the many and varied people,
who inhabit, meet, get together, and socialize within a neighborhood. Meaning “friendly, lively and
enjoyable,” convivial neighborhoods provide the gathering places — the coffee shops, pubs, ice crème shops,
churches, clubhouses, parks, front yards, street fairs, block parties, living rooms, back yards, stoops, dog parks,
restaurants and plazas — that connect people and ultimately build a sense of place.
Howard Blackson is principal, director of planning with Placemakers, a planning, coding, marketing, and
implementation firm. This article was also published on PlaceShakers and NewsMakers.

2001 RLUTP - COMMERCIAL DEVELOPMENT – I’m not sure what to do with these.
GOAL C1
Commercial development shall be well designed and appropriately located while remaining
compatible with surrounding land use.”
Policy C1.1—Commercial development shall be targeted to identified regional, neighborhood,
urban or rural activity center or to other planned commercial areas” with an accompanying map.
Policy C1.2— Well designed large retail establishments (big box retail) shall be in regional and
community scale shopping center within the Urban Growth Boundary where adequate multi‐modal
access and infrastructure can be provided. Big Boxes shall be “pre configured” for reuse after their
initial use is no longer viable.
What does ‘well designed’ mean?
Policy C1.3—Include a mix of uses in new commercial development and redevelopment where
appropriate.
Policy C1.4—PROMOTE A QUALITY URBAN ENVIRONMENT IN ALL COMMERCIAL
DEVELOPMENT AREAS. This will require more discussion and detail.
Policy C1.5—Encourage the establishment of neighborhood commercial centers where appropriate.
GOAL C2: Downtown Flagstaff will continue to serve as the focal point of the community, as
established by development intensity, land use, building height, and high quality urban design. – See
‘Community Character’
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Activity Centers
With a focus of investments and development potential to the urban core as a growth
management strategy, the discussion of growth areas is paramount in reducing sprawl, protecting
open space, and promoting efficiencies in infrastructure and services. There are many diverse
reasons to pursue compact development outcomes, and by promoting activity center and mixeduse development, the Flagstaff region provides:
 places for people to shop, eat, and entertain;
 sites for community events, activities, and celebrations;
 a range of housing types and configurations;
 new destinations within a short distance of existing neighborhoods;
 opportunities to increase walking, biking, and transit use; and
 more efficient use of existing public infrastructure.

Convenient and conducive to healthy lifestyles, clustered development patterns help lower
overall community infrastructure costs by pulling land uses closer together.

What is Compact Development?
Successful compact development is a land use pattern that features most or all of the following:








Concentrations of population and/or employment
Medium to high densities appropriate to context
A mix of uses
Interconnected streets
Innovative and flexible approaches to parking
Pedestrian‐, bicycle‐, and transit‐friendly design; and
Access and proximity to transit

Compact development can be built anywhere, and can be adapted to the urban, suburban and rural
context. It encompasses residential and commercial development. Single‐family houses,
townhomes, apartments and live‐work units all have a place in compact development. Employment
centers are also important candidates for compact development.
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The Advantages of Compact Development
Compact development can:
 foster the emergence of vibrant, walkable communities;
 make active, healthier lifestyles easier to enjoy;
 conserve land by accommodating more people in less space;
 support transportation alternatives;
 reduce congestion;
 lower infrastructure costs for communities, families, and individuals;
 reduce household expenses related to transportation and energy; and
 make life more convenient by putting destinations closer together


Urban
Regional Center

Corridors

Suburban

1.

Historic Downtown &
Central Business District

3.

2.

East Flagstaff Center:
Fourth Street / Cedar
Avenue Regional Urban
Corridor

Milton Road Corridor

Rural

FFlagstaff Mall & Automall

Fourth Street Corridor
Cedar Avenue Corridor
Butler Avenue Corridor‐ Little
Am to Sawmill

Humphrey's Basha's Center
University Center (future)

Neighborhood
Center

Cedar Avenue Center
Woodlands Village Shopping
Center

89A / Silversaddle
Townsend/Winona /
Slayton Ranch

Country Club & Corltland Blvd

Ft Valley Rd / Peakview

Sawmill

Kachina

JWPowell / Lone Tree (Future)
Butler / I‐40
Butler / Fourth St (Future)

Employment
Center

FMC Medical Campus

Airport Business Park

Northern Arizona University

Innovation Mesa

Bellemont
East Flag – Twin
Arrows

See ‘Activity Centers Strategic Investment Strategies’: http://www.mwcog.org/uploads/committee‐
documents/Z11dWFlZ20120828142809.pdf
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Activity Centers GOALS AND POLICIES
GOAL LU 9 - Flagstaff should have numerous10 activity centers, as pedestrian and transitoriented locations with activity of employment, business, shopping, civic engagement,
cultural opportunities, and residential choices.
Policy LU 9.1—Activity centers are characterized by contextual and distinctive identities,
derived from environmental features, a mix of uses, well-designed public spaces, parks, plazas,
and high-quality urban design. (Previous Policy C3.1 re-worked)
Well-designed for the purpose of maintaining unique sense of place, contextual with natural
environment and to attract the residents / clients desired.
Policy LU 9.2 – Existing Activity Centers will realize their full potential with the redevelopment
of underutilized properties, upgraded infrastructure, and enhanced right-of-ways and public
spaces. (New) MAP needs to reflect existing Activity Centers as compared to proposed.
Possibly number existing AC and discuss potential; while ‘future’ AC’s are simply ‘nodes’ and
the it is more open to future influences? How is this predictable?
Policy LU 9.3 – Activity Centers contain housing of various types across a wide range of price
points. (New)
Policy LU 9.4 – Activity centers are pedestrian and transit-friendly with major roadway corridors
connecting centers together. (New)
Policy LU 9.5 – Activity centers utilized shared surface parking, timed shared parking and
parking structures as a means to increase density. (New)

10

How many is ‘numerous’? What is the capacity? What is the market pointing toward?
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Revitilazation Areas
Revitalization, Redevelopment, Infill, Brownfield redevelopment and Preservation
Revitalization, redevelopment and infill will play a vital role in contributing to the quality of life
for those living in and travelling to the City of Flagstaff and the surrounding region. To use land
efficiently, develop economic opportunities, provide multi-modal transportation networks,
promote activity centers, and preserve open spaces, compact growth and desired activity centers
will only be obtained with revitalization, redevelopment and infill. Promoting projects which
respect our community values and improve the relationship between land use and transportation
as well as to the underlying zoning categories will be successful.
Revitalization occurs at the neighborhood scale and relates to aesthetic treatment of the
existing developed area. Examples of revitalization include the following: repairing what is
already in place, adding new vigor to buildings, streets and neighborhoods with remodeling,
fixing-up and adding-on; keeping human scale streets and buildings; addressing needed
neighborhood retail, bus stops, social spaces, green spaces, sidewalks, crosswalks, and public art
with quality urban design and materials; and, making safe streets and preserving community
integrity, character and livability.
Redevelopment and infill occurs at neighborhood and regional scales. Redevelopment and
infill may inspire NEW development, while keeping with the character of the surrounding
community; employing modern technology with respect for context; maintaining and promoting
sense of place; promoting infill over sprawl; walkability over auto-oriented design.
Redevelopment is an important tool communities can use to encourage a portion of the area’s
growth into established, yet underutilized, urban core areas with existing infrastructure. This
growth INWARD helps reduce the amount of OUTWARD growth, or new development in
‘greenfields’, and can also help encourage further conservation efforts. The community desires
to establish a healthy balance of redevelopment and new development.
Redevelopment and infill are to be encouraged throughout the developed urbanized areas within
the city limits. From that standpoint, the existing developed areas are considered redevelopment
areas, and consist of corridors, neighborhoods and commercial areas. More detailed planning
will be required as these areas resume or begin more active roles within the community, fulfilling
the Regional Plan goals of a more compact, connected and walkable community of activity
centers and neighborhoods.
See ‘Urban Conservation’ in Neighborhoods and Housing; See ‘Redevelopment and Infill’ in
Economic Development.
All urban conservation and revitalization tools are referred to in Economic Development and Appendix
______. Could include a box here outlining the main tools to accomplish this: roadway and
infrastructure improvements, land assemblage for redevelopment, brownfield redevelopment, infill
incentive districts and historic preservation.
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Revitalization Goals & Policies
Goal LU 10 – Revitalization of existing neighborhoods and activity centers will be for the
purpose of developing complete, compact, connected, and friendly places.
Policy LU 10.1 – Plan for and support revitalization within the City existing urbanized areas with
upgraded infrastructure, development incentives, and zoning.
Policy LU 10.2 – Revitalization areas will require a specific area plans, identifying the center, mix of
uses, connectivity patterns, public spaces, appropriate complexity and spaces for people to live, work and
play.
Policy LU 10.3 – Recognize that a large portion of the city’s existing activity centers are identified
revitalization areas.
Policy LU 3.1: Annexation of areas adjacent to the city limits is strongly encouraged when the proposed
redevelopment requires urban infrastructure. (Previous LU 1.6- revised)
**Note: See Community Character and Economic Development for further revitalization /
redevelopment policies.

Definitions:
Revitalize: Repairing what is already in place, adding new vigor, remodeling and
preserving.
Redevelop: New development replacing outdated and underutilized development.
Infill: New buildings on vacant parcels within city service boundaries and surrounded by
existing development.
Preservation: an endeavor that seeks to preserve, conserve and protect buildings, objects,
landscapes or other artifacts of historical significance.
Adaptive Re-use: To fix up and remodel a building or space, adapting the building or
space to fit a new use.

Greenfield Development
Flagstaff regional patterns of growth have been primarily larger sub-divisions of single family
houses, forcing residents to travel by automobile for daily needs, and making it difficult for
residents to stay within the same neighborhood when they need a different type or size of housing.
The community wishes to promote alternative patterns of development for future new
neighborhoods and any outward expansion.
If suburban retrofits, urban infill and activity center redevelopment projects take precedent,
traditional outward development will be reduced, but is still an option. This goal and policies apply
to land in future _____________ growth sector in the Growth Illustration map. Also, see goals and
policies in the Urban Design and Neighborhoods elements.
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Outward Expansion
cautious about authorizing further outward expansion until it can be demonstrated to be essential to
accommodate growth and the land to be developed is an excellent location for expansion.

Goal LU 11 – Flagstaff’s greenfields will be developed within the intent of the
Regional Plan, within the urban service boundary, sensitive to environmental and
cultural resources and development best practices.
Policy LU 11.1 – New neighborhoods will have the characteristics of Flagstaff’s most revered
historic neighborhoods, and use Traditional Neighborhood Design (TND)11, which have an
identified center, mix of uses (where applicable), greater connectivity of internal streets, variety
of housing, public spaces and multi-modal transit options.
Policy LU 11.2 – Outward growth will consider natural resource protection, established wildlife
corridors, viewsheds and connectivity to existing development with all development proposals.
Policy LU 11.3 – New development will utilize Low Impact Development12 and stormwater best
practices as part of the overall design.
Policy LU 11.4 – Greenfield development within the rural context will utilize

11
12

-

discuss the elimination of lot splits and necessary to plan for rural subdivisions with
infrastructure, environmental resource protections and potential hazards (wildfire and
flooding) planned for?

-

Policy (and illustration) promoting compact development with shared open space /
equestrian facilities.

-

Policy regarding public access to public lands

-

Incentivize preservation of critical open space lands, including -----

Define ‘Traditional Neighborhood Design’ and reference other documents – give visual examples?
Define ‘Low Impact Development’ and stormwater best practices
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Land Use and Community Health
Examples from El Paso’s section:
Overall Goal: Improve the overall physical and mental health of [Northern Arizona] citizens by
increasing the quality of life in the region.
Goal 9.2: Create a food system in which residents can meet their proper nutritional needs.
Policy 9.2.1: Initiate research, policies, and programs that increase food security, improve health outcomes,
and create social and economic opportunities to attempt to ensure that every resident has access to fresh,
healthy, and affordable food.
Goal 9.3: Improve access to medical care.
Policy 9.3.1: Encourage consolidation of medical facilities to create efficiencies in providing care, such as the
co-location of laboratories, diagnostic centers, and hospitals; allow for the Flagstaff Medical Center campus
expansion.
Policy 9.3.2: Locate medical care providers and human services at transit nodes and designated TransitOriented Development sites.
Policy 9.3.4: Allow access by emergency response vehicles without sacrificing walkable, traffic-calmed street
designs.
Goal 9.4: Reduce exposure to environmental risk factors.
Policy 9.4.1: Reduce risk of injury and fatality due to vehicular accidents.
a. Policies here for slower traffic, increased sidewalk, crosswalks, etc.
Policy 9.4.2: Reduce exposure to air pollution.
a. Minimize VMT through increased walking, cycling, and transit usage. Strategies to accomplish this are
found in the Regional Land Use Patterns, Transportation, Urban Design, and Housing Elements.
Policy 9.4.3: Reduce exposure to excess ultraviolet rays.
a. Provide for shade along sidewalks and pedestrian pathways with one or more of the following: high
degree of spatial enclosure formed by buildings and narrow right-of-way, street trees, canopies,
awnings, colonnades, arcades, and galleries, according to appropriateness within the urban-to-rural
transect.
e. Plan to tackle tree attrition and replacement by conducting a tree/canopy survey of parks and other
public spaces, with annual updates.
Policy 9.4.6: Reduce exposure to heavy metals, radionucleotides, lead, and mercury.
a. Continue to embrace clean, renewable energy generation in order to reduce the demand for electricity produced by coal-fired plants.
b. Continue to monitor levels of radon and educate households on how to test for and mitigate radon
gas.
c. Continue to educate households, contractors, and real estate professionals on how to identify,
remove, or stabilize lead-based paints and other sources of lead in construction.
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Policy 9.4.8: Reduce risks associated with the electrical grid (should this be in Public Facilities?)
Physical Activity
Goal 9.5: Encourage physical activity through the design of the built environment.
Policy 9.5.1: Study existing neighborhoods and determine if residents can easily walk to retail and if
residents are less than a five-minute walk from public facilities such as schools, parks, libraries, and transit
stops. Work with communities to increase density, connectivity, and completeness (mixture of uses).
Policy 9.5.3: Improve streetscapes so that traffic speeds are reduced and pedestrians’ and cyclists’ comfort
and safety is increased.
Policy 9.5.5: Transform existing streets by design so that pedestrians and cyclists feel safe and comfortable.
Policy 9.5.7: Work with Parks and Recreation Department, and ADOT where appropriate, to increase
pedestrian and cyclist connectivity across natural and man-made barriers such as freeways, ravines, river
beds, and . Provide a shorter and more convenient route for non-motorized traffic across barriers.
Policy 9.5.11: Encourage employers to remove subsidies for parking and provide financial incentives to
cycling, transit, and walking as a commuting alternative.
Policy 9.5.13: Create “visitable” building types for the disabled that also satisfy the goal of creating walkable
street frontages.
Policy 9.5.14: Create safe routes to school using mapping tools, the planning of street networks, and
walkable and multimodal street designs.
Policy 9.5.15: Encourage schools to provide open campuses. At a minimum, recreational fields should be
open to the community after school hours and on weekends.
Policy 9.5.16:. The City should continue to support outdoor community health events and work to increase
the number, range of kinds, and attendance levels (marathons, triathlons, cyclovia, and so forth).
Psychological Well-Being
Goal 9.6: Encourage psychological and emotional well-being.
Policy 9.6.1: Coordinate with Department of Defense, Health Care Providers, Psychologists, and Researchers to provide therapy for sufferers of stress, depression, and Post Traumatic Stress Disorder.
Policy 9.6.2: Seek to reduce commuting times to maximize quality time with friends and family.
Policy 9.6.3: Seek to improve sleep by reducing light and acoustical pollution.
Policy 9.6.4: Encourage residential building types that accommodate extended or non-conventional
households.
Policy 9.6.5: Encourage small schools embedded within the neighborhood fabric rather than large drive-only
campuses.
Policy 9.6.7: Integrate assisted-living facilities into neighborhood fabric and design them as dignified homelike facilities.
Policy 9.6.9: Continue to educate patients and family members of patients on the symptoms, therapy,
rehabilitation, and medications associated with mental health disorders.
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Appendix 1: Land Supply

*Based upon existing Regional Plan,
2001

Grand Total
acres
(developmen
t / reserved /
vacant)

VACANT
NOT FLOODWAY

0 - 17

Percentage of
vacant land
available for
development not

17 - 25

25+

in floodway, on 017% slope

Commercial: Neighborhood
Commercial: Office / Business Park
- Light Industrial

101.19

53.86

0.01

932.28

144.96

3.20

0.61

16%

Commercial: Regional/Community

994.39

124.44

1.34

0.28

13%

Industrial: Heavy

651.79

55.58

18.65

91.92

9%

Industrial: Light/Medium

496.28

63.51

0.92

0.22

13%

Institutional: Church
Institutional: College
Institutional: Elementary School
Institutional: High School
Institutional: Hospital/Medical
Center
Institutional: Middle School
Institutional: Museum
Institutional: University

40.59
33.23
106.05
95.40

Institutional
Land Bank: PRA
Land Bank: Public Multiple Use
Open Space: Golf Course
Open Space: Parks
Open Space: Right of Way
Open Space: Transition Zone
Open Space: Urban Open Space
Open Space: Water Feature
Residential: High Density (>12
du/ac)
Residential: Low Density (1-5 du/ac)
Residential: Medium Density (6-12
du/ac)
Residential: Mixed Neighborhood
Residential: Very Low Density (<1
du/ac)
ROW: Right of Way
Traditional Neighborhood Design
(blank)
Grand Total

53%

0%
0%
0%
0%
5%
0%
0%
0%

35.52
15.80
21.37
414.87

1.61

1,664.41

399.98

9.15

9.97

24%

2,145.22
16,595.52
527.82
1,173.36
1,501.57
206.65
4,152.37

2,013.75
218.65
51.79
67.92
100.55
192.92
801.94

75.34
21.67
10.28
1.51
0.38
8.40
211.23

13.35
23.87
3.47
1.18
0.02
1.55
205.56

94%
1%
10%
6%
7%
93%
19%

0.12

39.94

0%

465.70
3,859.00

83.69
755.15

3.46
61.72

1.25
18.49

18%
20%

1,592.35
619.95

276.77
252.95

12.06
1.47

2.89
0.98

17%
41%

1,650.80

690.11

17.51

17.81

42%

1,696.86
184.47
7.19
42,021.96

78.33
152.51
0.00
6,581.10

1.17
21.88

0.66
7.38

5%
83%
0%

481.35

401.47
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