Zoning
Building Height, Use, & Location
Community Concerns: There is a concern that tall buildings

Village at Aspen Place

will alter neighborhood character and will make streets and sidewalks
less safe.

Background Information

High Occupancy Housing is a new term to describe the style of mixed
use building being currently proposed and constructed in Flagstaff.
They are generally more than 30 dwelling units per acres and provide
apartment or dormitory style housing. This type of building is allowed in
all the commercially zoned property in Flagstaff, which includes several
historic neighborhoods. Southside, La Plaza Vieja, North of Downtown,
and Sunnyside are a few examples (See Map of Growth Potential). All
of the commercial zones in these areas allow buildings up to 60 feet
in height, where most of the existing buildings are less than 35 feet in
height.
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Maximum build-out of site, minimum architectural treatment

Build-out Illustrations: Mixed-use buildings in commercial zones
have no maximum density. The number of units in the building is
limited by the building height, setback, commercial space and parking
requirements.
• The first illustration to the right shows what maximum build-out could
look like on a sample parcel along S. Milton Road. This sample meets
the minimum standards for design.
• The second illustration shows a building of similar mass and scale
with better architectural structure and treatments.
• The third illustration shows a building that is more compatible with
the buildings in established neighborhoods surrounding downtown by
lower density development.
Private Property Rights Protection Act (Prop 207): In Arizona,
action by a local government that changes a land use law, such as
zoning, in a way that reduces the property’s value can result in a request
for a waiver, which the City must decide to grant or face a lawsuit
for reducing the owners property value. These requirements greatly
discourage large scale reductions in the height, density, or square
footage of buildings allowed on a given property, and can undermine
the integrity of overlay zones intended to preserve neighborhood
character.

Maximum build-out, better architectural treatment

Reduced impact development, maximized architectural treatment

Rooming and Boarding versus Multi-Family Rentals

Flagstaff’s Zoning Code requires a use permit for new rental units
that are rented by the bedroom. This provision has been difficult to
enforce and runs counter to feedback from property managers. They
have told us that they have more control over occupancy and fewer
cars on site when they are able to rent by the room.

Transect Zones
Background Information

In 2011, the City of Flagstaff adopted a new Downtown Regulating Plan
for Downtown and the surrounding neighborhoods. The Transect Zones
focus more on how a building looks and the streetscape it established than
on its land uses. The purpose for this plan was to create a more cohesive
appearance to buildings constructed in the core of town. To opt-in to the
transect zoning, a property owner must waive their right to their conventional
zoning. Lower parking standards were the main incentive employed to
encourage use of the transect zones over conventional zoning.
• Transect zoning is based on a set of allowed “building types” in each zone.
Commercial block, townhouses, apartment building, apartment house, and
courtyard apartment building types could all allow for High Occupancy
Housing, depending on the size of the lot.
• T5 and T6 generally have an overall building height similar to and sometimes
greater than the underlying conventional commercial zone.
• T4 and T3 zones generally have an overall building height that is equal to or
lower than the underlying conventional commercial zone.
• The purpose of providing lower parking requirements in the transects zones
is to promote walkability and to incentivize their use of transects over more
conventional zoning, which has larger setbacks and more parking.
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