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CHAPTER 10-16. DESIGN REVIEW GUIDELINES – Effective February 1, 2002
DIVISION 10-16-001. INTRODUCTION
10-16-001-0001. INTRODUCTION:
The purpose of this section is to establish an understanding of the objectives of the guidelines, link them to
adopted city policies and provide an overview of their organization. In addition, the process for developing them
is explained.

A. BACKGROUND
Flagstaff wishes to protect its unique character, which is a combination of spectacular natural resources and a rich
cultural heritage. The community is blessed with a tradition of building that reflects the natural features of the
region, particularly its Alpine setting, which the community wishes to maintain as it accommodates change that
supports its quality of life.

B. RELATIONSHIP TO OTHER GOALS & POLICIES
These design guidelines are the outgrowth of community policies that extend back many years. They demonstrate
a consistent commitment to promoting livability and protecting the design traditions of the region. The following
policies establish the basis for the design guidelines:

Flagstaff 2020
In the Flagstaff 2020 Plan, the community set formally defined goals to protect the character of the area through
the use of design guidelines. The plan states:
Managing Growth, Goal 1:
“Greater Flagstaff manages and shapes growth in ways that preserve our region’s natural environment, livability
and sense of community.”
Protecting the Environment, Goal 2:
“Develop and adopt an inter-jurisdictional community design plan and guidelines for how the greater Flagstaff
community will grow to protect natural beauty and resources.”
Managing Growth, Goal 3:
“Flagstaff promotes community design and employs design standards that reflect and enhance the community’s
unique history, cultural, and natural and built environments.”
As an outgrowth of the 2020 Plan, the city expanded consideration of design review issues in its development
review process.
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The Land Development Code
The City monitors the character of development through its Land
Development Code. This code establishes minimum standards for the
development of land, including the size of lots, landscape buffers and
street design. While many of these standards focus on assuring safe and
efficient operation and use of land, they also influence the design
character of development.

Regional Land Use and Transportation Plan
The City and County are also co-developing plans for managing growth
in the region. That plan includes concepts for the character of
development, many of which focus on creating activity centers that will
enhance the character of the community.

Workshop participants help
define the community’s design
character

C. The Scope of the Guidelines
The guidelines apply citywide to the
following land uses:
• Residential and non-residential
subdivisions
• Multifamily uses
• Commercial uses
• Institutional uses
• Business park uses
Note that a special set of design
guidelines applies to the downtown and
is administered under the city’s historic
preservation regulations.

D. How the Guidelines were
developed
The guidelines reflect a dialogue of
citizens interested in the future of
Flagstaff. They were developed in a
series of focus group meetings and
Planning Commission work sessions
and
they
incorporate
comments
provided from a range of interest
groups. As a part of the process,
participants helped to identify some of
the key features of the community that
should be respected in new development
and then worked to articulate
anticipated, future design issues.

Community workshop participants display their analysis of
design features
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E. How the Guidelines are Organized.
The guidelines address three levels of design:

• Level 1: Neighborhood Design Guidelines
These focus on integrating individual projects with broader community development objectives.

• Level 2: Site Design Guidelines
These address the manner in which a building is placed on its site and in which site functions are
organized.

• Level 3: Building Design Guidelines
These address the basic mass, scale and materials of buildings.

Guideline Format
Each guideline topic is presented in a “hierarchical” format.
•
First, a policy statement is provided.
•
Secondly, specific guidelines are provided that respond to the policy statement.
•
Supplementary information which includes examples of how Guideline compliance could be
achieved is then provided in a series of “bullets.”
•
This text is usually supplemented with an illustration.
Note that all of these components constitute formal design policy and may be used in determining the
appropriateness of a proposal.
Note #1:

Note that required Guidelines are noted with a (+) symbol and Guidelines which are
encouraged, but not required are noted with a (o) symbol.

Note #2:

In order to provide flexibility in design affordability, and open space, permitted reductions in
other Code requirements are provided in some cases and are identified as Flexible Measures
(FM).

Note #3:

The combined use of Flexible Measures shall not result in a reduction of off-street parking of
more than 20%; an increase of building height of more than 10 feet (Conditional Use Permit
is required for structures over sixty (60) feet in height); a reduction in resource protection of
more than 5% in any slope and/or forest resource category.

Chapter10-16: Design Review Guidelines

Page 4

Organization of the Design Guidelines
The design policies, principles and guidelines are provided in seven basic sections

Section 10-16-001-0001
Introduction
Section 10-16-002-0001
Administration and Procedures
Section 10-16-003-0001
Design Traditions of Flagstaff
Section 10-16-004-0001
Design Goals & Objectives
Section 10-16-005-0001
Level 1. Neighborhood Design
Section 10-16-006-0001
Level 2. Site Design Guidelines
Section 10-16-007-0001
Level 3. Building Design Guidelines
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F. Definitions
These definitions shall apply to terms related to compliance in the text that follows:
Appropriate - In some cases, a stated action or
design choice is defined as being “appropriate”
in the text. In such cases, by choosing the design
approach referred to as “appropriate,” the reader
will be in compliance with the guideline.
However, in other cases, there may be a design
that is not expressly mentioned in the text that
also may be deemed “appropriate” by the city.
Consider - When the term “consider” is used, a
design suggestion is offered to the reader as an
example of one method of how the design
guideline at hand could be met. Applicants may
elect to follow the suggestion, but may also seek
alternative means of meeting it. In other cases,
the reader is instructed to evaluate the ability to
take the course recommended in the context of
the specific project.
Convenient and Possible – Easy to do, use or
get to, that can be done.
Context - In many cases, the reader is instructed
to relate to the context of the project area. The
“context” relates to those properties and
structures adjacent to, across the street, and
within the same block, as the proposed project.
Design Traditions - These traditions include the
ways of siting buildings and their typical scale,
form and materials. Section 10-16-003 of this
document further describes the design traditions
of Flagstaff.
Guideline - A “guideline” is a requirement that
must be addressed, in order to be in accordance
with the intent of this document.
Where the term “shall” is used in a design
guideline, compliance is required. For example,
one guideline states: “The front of a primary
structure shall be oriented to the street.” (+)
The term “should” typically appears in a policy
statement. If the term “should” appears in a

design guideline, compliance is
encouraged, but is not required. (o)

strongly

Human Scale - A building that is designed with
materials and details that are familiar in their
dimensions and can be perceived in proportion
to a person.
Imperative mood - Throughout this document,
many of the guidelines are written in the
imperative mood. The reader is often instructed
to “provide” a special design element or to
“respect” an existing feature. For example, one
guideline states: “Use a consistent planting
palette throughout a property.” In such cases, the
user shall comply. The imperative mood is used,
in part, because this document is intended to
serve an educational role as well as a regulatory
one.
Inappropriate
Inappropriate
means
impermissible. When the term “inappropriate” is
used, the relevant design approach shall not be
allowed.
Major Site Development - A commercial,
institutional or business park use containing
20,000 or more square feet of floor area and
multifamily residential uses containing 50 units
or more.
Neighborhood - In this document, a
neighborhood is a collection of properties that
may support a variety of uses, including
residential, commercial and institutional.
Pedestrian-friendly - Having features that
provide interest to people walking. These
include buildings of a human scale, with display
windows and other decorative features, as well
as landscaping along a walkway edge. Having
characteristics which encourage pedestrian
activity as a preferred transportation mode at the
neighborhood scale, by enhancing safety,
security, convenience, and connectivity, and
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being accessible per the Americans with
Disabilities Act.
Preferred - In some cases, the reader is
instructed that a certain design approach is
“preferred.” In such a case, the reader is
encouraged to choose the design option at hand.
However, other approaches may be considered.
Primary facade - The primary facade is the
principal elevation of a building, usually facing
a street or other public way. On a corner lot, the
primary facade is the one with the most
prominent entrance.
Typology - A collection of design elements that
are categorized by use. In this document, a set of
street designs are organized in a streetscape
typology.
When Feasible – Means that no feasible and
prudent alternative exists, and all possible efforts
to comply with the regulation or minimize
potential harm or adverse impacts have been
undertaken. Economic considerations will be
taken into account, but shall not be the
overriding factor in determining “when
feasible”.
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DIVISION 10-16-002. ADMINISTRATION AND PROCEDURES
10-16-002-0001. ADMINISTRATION AND PROCEDURES
A.

INTENT AND PURPOSE. It is the purpose of this Division to promote the public convenience and prosperity,
conserve the value of the property and buildings, and encourage the most appropriate use of land within the City
by requiring design review approval by the Development Review Board.
The Guidelines are grounded in principles of the interdependence of land values, aesthetics and good site
planning. Flagstaff’s economic and environmental well-being depends a great deal upon the distinctive
character and natural attractiveness, which contributes substantially to Flagstaff’s potential as a regional trade
center and recreational area. It is the purpose of this Division to further encourage harmonious, safe, attractive
and compatible development in furtherance of the public health, safety and general welfare of the citizens of the
City of Flagstaff.

B.

APPLICABILITY AND EXCEPTIONS. Unless otherwise noted, the design policies, principles and guidelines
included within this document are applicable to commercial, multi-family (duplex and greater), institutional,
and business park uses and residential and nonresidential subdivisions. The Guidelines will be applied to
projects involving Rezonings/Annexations (Section 10-10-004-0007), Conditional Use Permits (Section 10-10004-0004), and Site Plan Reviews (Section 10-10-004-003). The guidelines do not apply to single family
dwellings or industrial uses not defined as business park uses. The Guidelines also do not apply to the
Downtown Historic Review Overlay District.
Furthermore, affordable housing projects limited to City Not-for-Profit Partnerships and Tax Credit Housing
Projects, as well as small office buildings containing less than 4,000 gross square feet of floor area, will be
subject to Levels 1, 2 and guidelines B. Primary Building Entrance, D. Building Mass and Scale, and E. Roof
Forms of Level 3, Building Design Guidelines.
Should Guidelines B, D, or E of Level 3 Building Design Guidelines conflict with parameters established by
federal or state agencies for the review, approval and funding of City Not-for-Profit Partnerships and Tax Credit
Housing Projects, the City will negotiate a reduction in those specific guidelines of Level 3, Building Design
Guidelines, to accommodate and promote the approval of such projects.
In all cases, the application of the Guidelines supplement the procedures established for the listed development
approvals within Chapter 10-10 of the Land Development Code (LDC). For each of the development approvals
requiring compliance to these guidelines, the required level of compliance with the guidelines, the process for
guideline review, any threshold requirements, the final reviewing body and process for appeals is listed as
follows:

C.

REZONING/ANNEXATIONS. All applications for Rezonings and/or Annexations, per the requirements and
procedures established in Section 10-10-004-0007 of the Land Development Code must comply with the
guidelines as outlined below:
1.

LEVEL OF COMPLIANCE WITH GUIDELINES. All applications involving rezoning and/or
annexations must address Level 1, Neighborhood Design Guidelines in their entirety and portions of
Level 2, Site Design guidelines. Those portions of Level 2 that are applicable are identified by a
symbol (). Remaining portions of Level 2 and Level 3, Building Design Guidelines, are deferred to a
future Site Plan Review or Subdivision Review, subsequent to rezoning approval. All approved
Rezoning ordinances and Development Agreements must stipulate that remaining Level 2 and Level 3
guidelines will be addressed at that future Site Plan Review meeting.

2.

GUIDELINE REVIEW. Each application will be reviewed by the Development Review Board (DRB)
for compliance with the guidelines. The DRB’s review comments will be forwarded as a portion of its
recommendation to the Planning and Zoning Commission (P&Z) for its public hearing. The P&Z
recommendations will be forwarded to the City Council for final action on the application.

3.

FINAL REVIEW BODY.

City Council.
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10-16-002-0001

D.

E.

F.

CONDITIONAL USE PERMITS. All applications for Conditional Use, per the requirements and procedures
established in Section 10-10-004-0004 of the Land Development Code must comply with the Guidelines as
outlined below. The following exceptions apply: Termination of non-conforming uses.
1.

LEVEL OF COMPLIANCE WITH GUIDELINES. All applications must comply with Level 1,
Neighborhood Design; Level 2, Site Design; and Level 3, Building Design of the Guidelines.

2.

GUIDELINE REVIEW. All applications will be reviewed by the Development Review Board (DRB)
for conformance with the Guidelines. A recommendation from DRB will be forwarded to the Planning
and Zoning Commission for its consideration and final action.

3.

FINAL REVIEW BODY. Planning and Zoning Commission.

4.

APPEALS. City Council.

SUBDIVISIONS. All applications for residential and non-residential subdivisions, per the requirements and
procedures established in Section 10-11-001-0001 of the Land Development Code, must comply with the
guidelines as outlined below:
1.

LEVEL OF COMPLIANCE WITH GUIDELINES. All applications involving a single family
detached, commercial, or industrial subdivision must address Level 1, Neighborhood Design
guidelines in their entirety. Subdivisions involving multifamily uses (i.e., townhouses, condominiums)
must address Level 1, Neighborhood Design, Level 2, Site Design and Level 3, Building Design
guidelines.

2.

GUIDELINE REVIEW. Each formal application will be reviewed by the Development Review Board
(DRB) for conformance with the guidelines. The DRB’s review comments will be forwarded as a
portion of its recommendation to the Planning and Zoning Commission (P&Z). The P&Z
recommendation will be forwarded to the City Council for final action on the application.

3.

FINAL REVIEW BODY. City Council.

SITE PLAN REVIEW AND EXPANSIONS. All applications for Site Plan Review or expansions involving
commercial, multi-family (duplex and greater), business park, and institutional uses per the requirements and
procedures established in Section 10-10-004-0003 of the Land Development Code must comply with the
Guidelines as outlined below (exceptions governing affordable housing City Not-for-Profit Partnerships and
Tax Credit projects, as well as small office buildings containing less than 4,000 square feet, are outlined in
Section B. APPLICABILITY AND EXCEPTIONS):
1.

LEVEL OF COMPLIANCE WITH GUIDELINES. All applications involving Site Plan Review and
containing greater than 1,000 square feet of gross floor area, or expansions greater than 25% of
existing gross floor area, must address Level 1, Neighborhood Design, Level 2, Site Design; and Level
3, Building Design Guidelines. Building additions, either with a single addition or cumulative
additions subsequent to the effective date of this ordinance (02/01/02), will count towards the twentyfive percent (25%) expansion of gross floor area.
Concerning the applicability of gross floor area relating to expansions, which may or may not include
demolitions, the sum of the gross floor area for each of a building’s stories is measured from the
exterior limits of the faces of the structure. The floor area of the building includes the basement floor
area, fuel and drive-through canopy(ies) perimeters, covered porches and all mechanical equipment
areas. Complete or partial demolition of any existing building square footage would not be included in
the total gross floor area.
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10-16-002-0001

G.

H.

2.

GUIDELINE REVIEW. All applications involving Site Plans or expansions meeting or exceeding the
threshold listed above will be reviewed by the Development Review Board (DRB) for compliance with
the guidelines. The DRB guideline review will be included in the DRB’s final disposition.

3.

FINAL REVIEW BODY. Development Review Board.

4.

APPEALS. Planning and Zoning Commission.

FAÇADE CHANGES. All applications for non-structural façade changes must comply with the Guidelines as
outlined below.
1.

LEVEL OF COMPLIANCE WITH GUIDELINES. All applications involving façade changes to
street frontage building elevations must comply with Level 3 Guidelines.

2.

GUIDELINE REVIEW. Administrative review for compliance with Guidelines.

3..

FINAL REVIEW BODY. Administrative.

4.

APPEALS. Planning and Zoning Commission.

SITE PLAN REVIEW/CONCEPT REVIEW AND DEVELOPMENT REVIEW BOARD (DRB). In addition
to the procedures and standards established in Section 10-10-004-0003 of the Land Development Code (LDC)
for processing development or site plan review applications, the following supplementary procedures are
established:
1.

CONCEPT REVIEW BY THE DEVELOPMENT REVIEW BOARD. All applications for
development meeting or exceeding the thresholds established herein must apply to the Development
Review Board for Concept Review. The DRB will provide to the applicant, a summary of Design
Guideline Review Comments to be addressed by the applicant in it’s formal application for site plan
review. No formal action is taken at the Concept Review meeting.
a.

2.

CONCEPT REVIEW SUBMISSION REQUIREMENTS.
(1)

Provide two-foot contours for the site and properties within 200-feet (exclusive of
rights-of-way). Include all building footprints, utilities, right-of-way improvements,
pedestrian connections, driveways, adjacent open spaces, adjacent parking
arrangement, exterior lighting, wall/fences, drainage systems, signage and other
improvements on the properties located within 200 feet of the site.

(2)

Assessment and location of forest, slope, drainage, rock outcroppings, and other
natural site features and an estimate of resource performance compliance.

SITE PLAN REVIEW BY DEVELOPMENT REVIEW BOARD. Subsequent to the concept review
by the Development Review Board and upon receipt by the applicant of the Guideline Review
Comments, the applicant is entitled to make application for Site Plan Review. In addition to the
submittal requirements established in Section 10-10-004-0003, as well as submittal requirements listed
below, the formal submission must also include a response by the applicant to the DRB’s summary of
Design Guideline Concept Review comments. Upon completion of the DRB Site Plan Review, the
DRB will take one of the actions as prescribed in Section 10-10-004-0003 .F., Action by the
Development Review Board.
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10-16-002-0001

a.

SITE PLAN SUBMISSION REQUIREMENTS.

(1)

Provide the information identified as the Concept Plan Submittal Requirements.

(2)

Exterior paint and stain samples, exterior building material and roof samples mounted on a
material color board no larger than 11”x17”. Clearly label each sample for:
(a)

Color (e.g., Sherwin Williams #555 Blue)

(b)

Material/Finish (e.g., CMU/split face).

(3)

Show existing and proposed topographic contours (min. 2’ contours), indicate all areas to be
graded, estimated limits of cut and fill boundaries, and lines representing the natural and
proposed grade in relation to the proposed finish floor elevation(s).

(4)

All elevations of the proposed structures as they will appear upon completion, including one
colored copy of each elevation(s).
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DESIGN REVIEW GUIDELINES COMPLIANCE TABLE
TABLE 10-16-002-0001
Development
Types

Rezoning/
Annexations

Conditional Use
Permits

Subdivisions

Expansions

DRB
Concept
Review

Mandatory

Mandatory

Mandatory

Mandatory

DRB Site
Plan
Review

Not required

Relevant Guidelines
Level 1 in their entirety, and
portions of Level 2. Remaining
portions of Level 2 and all of
Level 3 are deferred to future
application subsequent to
approval of rezoning and/or
annexation

Final Review Body
DRB reviews applications
for compliance to
guidelines and forwards as
a recommendation to the
P&Z and City Council for
final action

DRB reviews applications
for compliance to
guidelines and forwards as
a recommendation to the
P&Z Commission for final
action

Mandatory

Level 1 through Level 3 in their
entirety

Mandatory

Level 1 only for single-family
detached, commercial and
industrial subdivisions. Level 1
through Level 3 for multi-family
subdivisions.

DRB reviews applications
for compliance to
guidelines and forwards as
a recommendation to the
P&Z Commission & City
Council for final action

Mandatory

Level 1 through Level 3 for
expansions over 25% of existing
gross floor area

DRB reviews application
for compliance to
guidelines and makes final
disposition

Site Plans

Mandatory

Mandatory

Façade Changes

Not required

Not required

Level 1 through Level 3 in their
entirety

Level 3 only

Projects 1,000 s.f. and
greater in gross floor area:
DRB reviews application
for compliance to
guidelines and makes final
disposition

Administration review
of application for
compliance to guidelines
and makes final
disposition

Appeals

N/A

City Council

City Council

P&Z

P&Z

P&Z
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DIVISION 10-16-003. THE DESIGN TRADITIONS OF FLAGSTAFF
10-16-003-0001 THE DESIGN TRADITIONS OF FLAGSTAFF
Community residents strongly value the character of Flagstaff. They describe the ways in which the beauty of the
natural setting establishes a backdrop for vital neighborhoods and streets with distinct identities. These enhance the
quality of life for visitors and residents. Many of these features are considered a part of the traditional character of the
city. These design traditions are summarized in this section.

Flagstaff conveys a small town atmosphere
What is the Traditional Design
Character of Flagstaff?
Flagstaff’s natural setting and dramatic
views are its greatest assets. Sloping
land forms, stands of Ponderosa and
views to the San Francisco Peaks are
some of the most popular features.
These contribute to a sense of living in a
“special place.” Maintaining a sense of
connection to these features is
important, by providing physical
connections to trails as well as
maintaining a visual connection to these
features.
Even within the city, people value
places that provide a sense of
connection,
through
extensive
landscaping that reflects the native
palette and with building designs that
“fit into” the environment.

•
•
•
•
•

Places remain accessible.
People are friendly.
The community has a diverse culture.
One can easily see and experience the natural
environment.
The edges of the community are clearly defined; one can
“take in” the entire city.
San Francisco Street

Aspen Avenue

The natural environment and historical context are
ever-present.

The land itself is a key feature.
•
The distinct topography, including arroyos, mountains
and knolls, is reflected in the neighborhoods.
•
Rock outcroppings provide a sense of connection with the
land.
•
The topography also defines certain neighborhood
boundaries.
Open vistas enrich the setting.
•
Views to the mountains and other scenic features abound.
•
Views to the San Francisco Peaks are especially
important.
•
Nighttime skies are dark, providing views to the stars.

Flagstaff conveys a small town atmosphere.
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Cultural Resources enhance
livability and act as landmarks for
individual neighborhoods.
Examples are:
• Northern Arizona University
• Museum of Northern Arizona
• Library/Civic Center
• Mars Hill

The Ponderosa forest is a highlight.
• Stands of trees that convey a sense of the forest are valued. This is
true of a grove that may exist in public open space, or of a cluster of
trees in an individual development.
• The presence of the National Forest is a key feature. This is a
particularly strong experience at entry points into the city and along
key corridors.

Museum of Northern Arizona

The climate enhances the quality of life.
• It encourages outdoor activities.
• It also influences landscape design.
Visible ties to the past provide special character to the town.
• Design traditions in some areas reflect key local, historical themes,
Native American, railroads, ranching, forestry.
• The resulting source of continuity has high value for many citizens.

City Park

The public realm is a unifying framework
T realm is a unifying framework.
In some areas, the street design conveys a distinct character.
• Key corridors act as central spines or dividers in some
neighborhoods.
• On-street parking narrows the perceived street width.
• Street furniture and decorative features provide accents.
• Narrow street widths in older neighborhoods have a friendly scale.
• Sidewalks are often separated with street trees and planting strips.

Flagstaff Urban Trails System
(FUTS)

Parks and open spaces provide focal points for neighborhoods.
• Buffalo Park, Wheeler Park and City Pond are examples.
• Convenient access to open space is also valued.

City Park

o
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lder core is a model of a “livable” environment.
The older core is a model of a “livable” environment
T realm is a unifying framework.
The core city itself, including the downtown and its close-in residential areas, offers a model for development. It
has a distinct identity that is a combination of individual building design but, because certain common elements
are used, the result is a neighborhood that has a sense of unity. This balance between individual elements and
“systems” that integrate the area is a key feature. Even though its specific design elements may not appear
elsewhere in the city, certain fundamental characteristics exist that could provide inspiration for design
approaches citywide. The core area’s features include:
The core area provides a diversity of experiences.
• Its streets are active with people.
• It is a “mature city” with a sense of history.
• It offers a variety of experiences for visitors and residents.
• Its people are diverse. They are of different ages, economic and
ethnic groups. It is important to continue to offer opportunities for
this mix of people.
Circulation systems are integrated.
• Sidewalks, crosswalks and other paths provide a continuous
circulation system for pedestrians.
• Distances between buildings are walkable and hospitable.
• It is also bicycle friendly and few conflicts exist with pedestrians.
• Regional trails connect to the “finer-grained” pedestrian and bicycle
systems within the area.
• The automobile shares priority for the streets with pedestrians.
• Parking is subordinate to other uses. It does not dominate the site.
• Pedestrian links exist between buildable areas and natural places.
Design is regionally inspired.
• Buildings stand close together; they are not separated with parking
lots.
• Indigenous materials appear in buildings and landscape designs.
• In many cases, building and landscape designs are integrated and
structures seem to grow from the earth.
• Local stone and brick establish a common materials palette.
• Similar building details are repeated frequently and reflect local
skills.
• Traditional buildings are retained and reused, providing a sense of
connection with the past.

Downtown buildings often include
indigenous materials that contribute
to the character of the community.

Traditionally, downtown’s streets
have been active with people.
Buildings that are human in scale
help to encourage this type of
activity.
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Older neighborhoods are “pedestrian friendly.”
• Buildings are of a human scale.
• Primary entrances are oriented to the sidewalk.
• Parking is subordinate to the overall street scene.
• Buildings have an inviting quality, with substantial amounts of
windows facing the street.

Coconino Estates

What does this profile of
Flagstaff’s character
mean?
Flagstaff has a distinct
character that enhances the
quality of life here.
It is a combination of natural and
man-made assets.
The valued features are ones that
balance individual designs with
common themes to result in a
neighborhood identity.

This character can be defined
with a basic set of terms.
This includes basic neighborhood
framework elements such as street
designs, siting principles such as
setback patterns, and building
design including materials palettes.

What are the favorite neighborhoods?
• Downtown commercial district (walkable pedestrian
scale, brick detail)
• North of Downtown (Humphreys to San Francisco to
Columbus) is a mix of neighborhoods and businesses,
feels like a neighborhood with a variety and mixture of
new and old.
• West of Downtown: variety of buildings with good
infill/renovation. It’s walkable, has gardens, and no
national chains.
• The South Side
• Coconino Estates
• Switzer Canyon
• Country Club-views and open spaces
• University Heights area

This description of the
features that the community
values can help everyone
better understand the
Flagstaff context.
It can serve as a basis for design
policies and investment strategies
such that future development will
build upon the community’s own
assets.

City Park
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DIVISION 10-16-004. DESIGN GOALS AND OBJECTIVES
10-16-004-0001. DESIGN GOALS AND OBJECTIVES:
The City of Flagstaff seeks to achieve the following basic goals and objectives for design in the community.
These also provide the foundation for the design policies and guidelines that follow in subsequent chapters. This
chapter illustrates how a variety of the design guidelines can be combined to create developments that would help
to meet these fundamental design goals and objectives.

Natural Features
Special assets of the natural environment should be
highlighted.
•
•
•
•

•

Views to natural features, including the mountains and
ridge lines, should be respected.
Distinctive land forms and rock formations should be
incorporated in development when feasible.
Existing trees should be protected and incorporated as
assets in developments.
“Soft” transitions in the landscape should occur between
built neighborhoods and the forest edges. An abrupt
change from the native forest to formal, exotic plantings
should be avoided.
Linkages of open space and natural features between
properties and neighborhoods should be provided,
particularly if identified in the City’s general plan or
other public planning documents.

Community
Identified
Priorities
Community

Existing
Character

Identified
Priorities

Goals
Goals & &
Policies
Policies

The assets of the community’s existing
character combine with communityidentified priorities to shape the goals
and objectives described in this section.

Discouraged: Natural resource
areas are not linked.

Encouraged: Natural resource areas
are coordinated between adjacent
properties.
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Natural resource area is
not connected to
pedestrian circulation

Parking isolates
buildings from
outdoor open
space.

No pedestrian
connections to
adjoining properties

Multiple curb cuts
disrupt street edge.

Discouraged: Design objectives not accomplished in a multi-family setting.

Landscaped
areas buffer the
edges of this
development.

A trail connects to
adjoining properties and is
incorporated in open
space corridor
This conservation area is
accessible as open space
for residents.

Natural resource
area is connected
to pedestrian
circulation systems.
Pedestrian ways
connect to
adjoining
properties.

Pedestrian ways link
parking areas with
buildings and open
space in a
coordinated system
for this development
Parking is
located to the
interior such
that open space
abuts buildings.

Encouraged: Design Guidelines met in a multi-family setting

Driveways are consolidated to
minimize curb cuts

Chapter10-16: Design Review Guidelines
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The Civic Framework
Infrastructure improvements in the public realm
should help to identify a neighborhood.
•

These include the design of streetscapes, public
buildings and parks.

Any large project subject to
rezoning review should
demonstrate how it helps to
accomplish these design goals for
the community.

Parks and open spaces should give identity to
individual neighborhoods.
•
•

Public open spaces should abound throughout the
community.
New development also should provide adequate
dedicated green space on site.

Pedestrian and bicycle circulation systems should be
coordinated throughout the community.
•
•

Urban trails should link developments with existing
neighborhoods.
Public sidewalks and walkways should link with
regional trails as well.

Each new street should have a distinct landscape
design that contributes to the overall character of a
neighborhood.
•

The type of street should be established in response to
the broader community objectives for the character and
function of each neighborhood. (See the Street
Typology)

Note: Design goals for
specific neighborhoods may
be defined in subarea plans
and overlays and by adopting
street typologies.
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Buildings are not
positioned to
define the
sidewalk edge.

Driveways are not consolidated to
minimize curb cuts.
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No system of street &
driveway hierarchy is
expressed in design.

Pedestrian connections not
provided to adjoining properties.

No pedestrian interest
at sidewalk edge.

Limited public
gathering space.

Discouraged: Design goals and objectives NOT MET in a commercial setting.

Landscaped areas buffer the
edges of this development.

Pedestrian ways connect
to adjoining properties.

Pedestrian
ways link
parking areas
with buildings
and open space
in a coordinated
system for this
development.

Central
public
gathering
space focal
point.

Central public gathering space focal point.

Driveways are not
consolidated to minimize curb
cuts.

Encouraged: Design goals and objectives MET in a Commercial Setting.

Buildings define sidewalk edges and
provide interest to pedestrians.
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Neighborhood Development
Each project should contribute to a sense of neighborhood.
•
•
•
•

Each project should be considered as a part of the neighborhood, not
an isolated development.
Site and building designs should balance establishing a visual
continuity for the city with individual design approaches.
In general, buildings within a neighborhood should have a similar
orientation to the street and to other public spaces.
Each project should provide a connection to pedestrian systems that
are a part of the street organization.

Each project should help to create positive open spaces for
public enjoyment.
•

•

When open space is required for landscaping or resource
conservation, opportunities to plan these areas such that they can be
used, or at a least observed by the public as assets, should be
considered.
Parking lots should be subordinate to overall site design.

Each project should seek opportunities to combine
resources with neighboring projects.
•

This multifamily project provides a
playground that can be observed
from public open space.

For example, open spaces reserved on individual sites
should be positioned such that they combine (visually
and perhaps functionally) with those of adjoining
properties, when feasible.

Walkway connects
properties

Property A

Property B
Property C

Each project should help to create an integrated
circulation system that links the property with
adjoining uses.
•
•
•

Connections to adjoining uses should help knit individual
properties with others in the neighborhood.
Pedestrian routes should be planned to provide access
from adjoining properties to buildings on the site.
Automobile circulation should be safe and efficient and
conflicts with pedestrians should be minimized.

Building designs should reflect the traditions of
Flagstaff.
The design traditions in Flagstaff discussed in Division 1016-003.
• Each building should be “pedestrian friendly.”
• Traditional materials of the region should be
emphasized.
• Building forms should relate to the design traditions of
the community.
• Basic building colors should reflect Flagstaff traditions.

Pedestrian routes should be planned to
provide access from adjoining properties to
buildings on the site.
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The following page of photographs reflect a variety of architectural styles and forms that complement Flagstaff’s
natural setting.

750 N. Kendrick Street

622 N. San Francisco
300 W. Aspen Avenue

400 W. Aspen Avenue

823 N. San Francisco

3101 N. Fort Valley Road

605 W. Riordan Road

1775 W. Mary Russell Way
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Appropriate Application of the Guidelines in a Strip Commercial Setting
In this case study, a row of small retail shops are organized in an L-shaped building that frames
the corner of a commercial intersection. Parking is located to the interior of the site.

Photo 1:
Masonry walls are appropriate materials
Display windows face the street and provide interest for pedestrians
A small plaza anchors the corner.
A walkway through the building leads from the corner to parking in the rear.

Photo 3:
Storefronts also face the interior parking court
Varied roof forms break up the building mass
Photo 2:
A walkway leads from street to parking in rear
Walkway is open to view for entire length from
end point
Walkway contains pedestrian lighting
Walkway is pedestrian friendly

Photo 4:
Landscaping softens the parking area.
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Appropriate Application of the Design Goals in a “Big Box” Commercial Setting
The photographs on this page illustrate the application of the
design guidelines in a big box setting.

Photo 1:
A pedestrian walkway leads to primary
entrance of building
The parapet line is varied to reduce
building mass

Photo 2:
 A “pad site” building is positioned at the
sidewalk edge in front of the big box retail
building
 A one-story canopy shields display cases and

Photo 3:
 Display cases provide interest to pedestrians
along side and rear walls
 Stucco surface is detailed to convey a sense of
scale and provide interest.
Photo 4:
 The “rear” of the building is designed to orient
uses across the street.
 A public entrance is also provided on this façade.
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Appropriate Application of the Design
Guidelines in a Multi-Family Context
In this case study, a multifamily residential
complex frames a parking court.
Service
commercial anchors the corner of the first floor
of the development. Entrances to the multiple
units are grouped around gateways that lead to
the sidewalk and visually link with the
surrounding neighborhood.

Photo 1:
Building forms step down in scale along
the property edge
Building has vertical articulation that
further breaks up the mass

Photo 2:
Varied roof forms break up the mass of the building
The entrance is clearly identified.
Windows and doors, similar in scale to those used
traditionally, help convey a human scale.
Display windows for service commercial at the ground level
provide interest for pedestrians.

Photo 4:
Parking is located in a courtyard in the interior of development
Service areas are screened with materials that match buildings
Slope roof forms help reduce building scale
Textured paving distinguishes driving lanes from parking bays

Photo 3:
Entrances orient to street
Details provide a human scale
Painted wood siding and brick are
appropriate materials

Chapter10-16: Design Review Guidelines
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DIVISION 10-16-005. LEVEL 1: NEIGHBORHOOD DESIGN GUIDELINES
10-16-005-0001. LEVEL 1: NEIGHBORHOOD DESIGN GUIDELINES:
This chapter focuses on urban design concepts that connect individual properties and help knit them into the
fabric of a neighborhood. They apply to commercial, institutional, multifamily and business park development
citywide and when planning new residential and non-residential subdivisions as described in Division 10-16-002.
It is particularly important that these policies and guidelines be met in development projects including rezonings
and subdivisions where opportunities to achieve urban design goals are greater.

A. Open Spaces



Policy:
A certain amount of open space is required in the City’s LDC
Division 10-04-002, for resource conservation and for
landscaping and the City’s General Plan designates certain
significant natural areas as components of the City’s Open Space
Plan. This section does not increase the amount required, nor
affects permitted floor area ratios, but addresses the location,
quality and performance of that open space area, particularly in
terms of consolidation, habitat preservation and continuity
through the neighborhood region.
Open space that can be enjoyed, both visually and functionally,
should be provided in a project when feasible and when
identified in the City’s General Plan and Open Space Plan. The
open space of an individual parcel should be coordinated with
that of adjoining properties as well such that the mutual benefits
can be maximized.

Appropriate: Inclusion of open space

Guidelines:
1. Organize uses to optimize natural assets of the site. (+)
• Where opportunities exist, reserve open space where it will
abut that of adjacent properties to increase the visual impacts
of these resources.
Note:
See also: LDC, “Natural Resource Protection
Standards,” Division 10-04-003 and “Site Calculations,”
Division 10-04-004.

Indicates that this guideline category applies to all proposed rezoning projects.
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Driveway connects properties

2. Enhance quality open space which exists in key
locations. (+)
•
•
•

Coordinate open space with that of adjacent parcels such
that they are visually linked or that access can be shared.
Position open space to link with that of adjoining
properties.
Position open space to include regional detention
facilities as a component/amenity.

Property B
Property A

Property C

Note See also Division 10-16-006, Site Design. The following
design guidelines may be particularly helpful: G. Outdoor Public
Spaces; and H. Pedestrian and Bicycle Circulation Systems.

FM

Flexible Measure - A 5% reduction of on-site forest
and/or slope resource protection standards is
permitted when on-site design conforms to City’s
Open Space Plan and public non-motorized
pedestrian access is included when applicable.

FM

Street

Appropriate: Diagram of auto access linking to
abutting properties

Flexible Measure - A 2.5% reduction of on-site
forest or slope resource protection standard is
permitted when resources are consolidated with
adjacent properties.

B. Auto Connections



Policy:
Convenient connections to auto circulation systems on
adjoining properties should be provided when feasible, to
permit convenient access and to reduce traffic on abutting
public streets. The cumulative benefit of doing this will
sometimes be contingent upon cooperation with adjoining
property owners, particularly in developed areas.
Guideline:
1. Provide direct automobile access to an abutting
property when feasible. (+)


The automobile access should be designed to
discourage cut through traffic.

Note See also Division 10-16-006, Site Design. The following
design guidelines may be particularly helpful: I. Internal
Automobile Circulation Systems.

C. Pedestrian and Bicycle Connections



Direct connection to adjoining sidewalk

Policy:
Convenient pedestrian and bicycle access should be provided
among properties to achieve a sense of being an integrated
neighborhood and to reduce dependence upon automobiles.
Access to regional trail systems (Flagstaff Urban Trails
System) also should be provided.

Appropriate: Connection to public
sidewalks is provided.
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Guidelines:
1. Provide convenient connections to regional pedestrian and bikeway circulation
systems. (+)
• Provide a direct connection to adjoining public sidewalks.
• Also provide connections to regional trails when they abut a property or are in close
proximity.
Note See also Division 10-16-006, Site Design. The following design guidelines may
be particularly helpful: H. Pedestrian and Bicycle Circulation Systems.
FM

Flexible Measure - A substitute of a FUTS trail for sidewalk in cases where
function is interchangeable and equally accessible is permitted.

2. Provide convenient pedestrian and bikeway connections to abutting properties
when feasible. (+)
• Provide an internal walkway that will link to those of adjacent properties.
See also Division 10-16-006, Site Design. The following design guidelines may be
particularly helpful: H. Pedestrian and Bicycle Circulation Systems.

D. Public Transit Connection



Policy:
Access to public transportation systems also should be convenient in order to promote
their use.
Guideline:
1. Provide a convenient walkway to an abutting public transit stop. (+)
• This shall link primary site functions to the transit stop.
FM

Flexible Measure - If a public transit stop is required, a reduction in required offstreet parking spaces by 5% is permitted.

Appropriate: Provide a convenient walkway to an abutting public transit stop.
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E. Street Character

Page 28



This section introduces the concept of a set of basic street
types that will serve as organizing themes for individual
neighborhoods. Four basic street types are defined.
However, these guidelines should be utilized in arriving at
the preferred street standard to be applied in a development,
including the potential for custom or hybrid street standards
that may not be illustrated in the current Engineering Design
Standards for streets, but may be appropriate based on these
guidelines and sound engineering judgement. These
guidelines address the landscape character of street design,
and they would only apply to conditions where a particular
streetscape typology has been formally adopted through a
rezoning case.

Note that these street typologies
apply to the City’s existing
public street and roadway
standards and illustrate the
design character that those
streets should achieve in
designated areas. These design
guidelines will be adopted for a
new developing area at the time
of rezoning. The typologies are
not intended to be enforced for
individual properties or existing
streets.

Type 1: Commercial Center Street
A street in this category presents a building wall along the
street edge to provide interest and scale for pedestrians.
While this type is a familiar format downtown, it also may
be used in new developing commercial areas, especially in
developments abutting traditional gridded neighborhoods,
where a rectilinear grid system is appropriate.

travel lane

Guidelines for the Commercial Center Street:
1. Sidewalks shall run along the street edge, but may
be separated by a planting strip. (+)
Attached sidewalk with street trees in grates.

Planting strip separates
sidewalk from street

Building face at the
sidewalk edge
On-street parking

Bike lane

Detached sidewalk with planting strip.
Detached sidewalk with planting strip.

Commercial Center Street cross
section features:
Attached sidewalk
Trees in grates
On-street parking
Two travel lanes
Two bicycle lanes
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2. Most parking shall be located in the interior of the
block. A minimum of 60% of the required parking
shall be located in the interior of the block. (+)
3. Streetscape elements shall be more “urban,” with
trees in grates in the sidewalk. (+)
4. Building fronts shall be located at the sidewalk edges,
when feasible. (+)
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Building
line

Travel
Lanes
Parking

Parking

Application of the Commercial Center Street:
The Commercial Center Street Type is preferred in new
commercial areas where densities are large enough to
promote pedestrian activity among properties.

Building
Line

Type 2: Commercial Center Street with Median
This street type has buildings that align at the sidewalk edge
in a manner similar to the Commercial Center Street Type,
but also includes a street section that is wider to
accommodate additional landscaping. Typically, this planted
median runs down the center of the street.

bicycle lane

Plan view of the Commercial
Center Street Type
Planted Median

Guidelines for the Commercial Center Street with
Median:

Travel
Lane

1. Sidewalks shall run along the street edge, but may be
separated by a planting strip. (+)
2. Most parking shall be located in the interior of the
block. A minimum of 60% of the required parking
shall be located in the interior of the block. (+)
3. On-street parking also shall be provided when
feasible. (+)

Parking

4. A street median shall be provided to buffer traffic
impacts and it shall be designed to provide a distinct
streetscape identity for the neighborhood. (+)
5. Buildings shall be located at the sidewalk edge, when
feasible. (+)

Building
Line

6. Streetscape elements shall be more “urban” with
trees in grates in the sidewalk. (+)

Travel
Lane

Bicycle Lane

Plan view of Commercial Center
Street with Median and onstreet parking features:
Planted median
On-street parking
Two travel lanes
Two bicycle lanes
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Align buildings at the
sidewalk edge
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Provide a planting strip in the median
to reduce the scale of the street for
pedestrians.

Bike lane

On-street
parking

Commercial Center Street Type with Median

Application of the Commercial Center Street
with Median:
This street type may apply in newer commercial,
institutional and mixed use areas where wide, arterial
streets are planned. It should be considered to
establish a distinct identity for a new commercial
center.

Two
Travel
Lanes
Landscape
Buffers

Type 3: Forest Road
This street type draws upon the tradition of the
Ponderosa forest that surrounds much of the city. In
these situations, a native landscape is the predominant
feature along the road edge and pedestrian ways are
buffered from traffic and are informal in character.
Meandering walkways link adjoining developments
as well. Buildings should appear to be set within the
forest in a more informal manner; where feasible,
they should be organized in clusters to form outdoor
pedestrian-oriented spaces, rather than immediately
facing the road. The goal is to convey a sense of
being a rural road in a forest.

Bike
Lanes

Walkway
Bike Lanes

Plan View of Forest Road Type Features:
Two travel lanes
Two bicycle lanes
Detached walkways
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Guidelines for the Forest Road:
1. The street edge shall be primarily “natural” in character,
with native trees and related plantings. (+)
2. Most buildings shall be set back in the trees. (+)
3. Parking shall be set back from the road and it shall be
screened. (+)
4. The street section shall be relatively narrow, in keeping
with a rural road character. (+)
5. A landscape buffer shall be provided and it shall consist
primarily of native plant materials. (+)

Related plantings at street edge.

Application of the Forest Road:
The Forest Road Type should be used in many of the newer
developing commercial, institutional and residential areas in
outlying portions of the city, where the Ponderosa forest exists.

Native trees at street edge.

Native trees buffer
sidewalk from the road

The Forest Road with two travel lanes.

Detached sidewalk
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Type 4: Forest Road with Median

walkway

median

travel lanes

This is a modification of the Forest Road that includes a median.
In this case, the road is wider, perhaps to accommodate larger
traffic volumes.
A median is used to introduce more
landscaping, retain more trees and reduce the perceived width of
the street. The goal is to reduce the perceived width of the road
and to maintain a forested character.

Guidelines for the Forest Road with Median:
1. A planted median shall run down the center of the
road. (+)
2. The plant palette shall reflect the traditional forest
character, which includes native pine and deciduous
trees. (+)
Landscape Buffer

3. Buildings shall be set back in the trees; they shall be
clustered. (+)
4. A sidewalk shall run along the road, and shall be
detached from the road. (+)
• It may be partially screened with trees and other
landscaping.
• It may have an informal, meandering plan.
5.

Parking shall be set back from the road and it shall
be screened. (+)

Application of the Forest Road with Median:
This type should be applied to commercial, industrial and
residential areas in outlying developments in the forest,
especially where wider roads are required.
Median with native
trees including
deciduous species
Buffer of
native trees

Detached
sidewalk

Travel Lanes

Plan View of Forest Road with Median
Type Features:
Planted median
Four travel lanes
Two bicycle lanes
Detached walkways
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DIVISION 10-16-006 LEVEL 2: SITE DESIGN GUIDELINES
10-16-006-0001. LEVEL 2: SITE DESIGN GUIDELINES:
This section addresses the organization of uses on a site, circulation, development of open space, the orientation
of buildings and landscape design. They apply to commercial, institutional, multifamily and business park
developments citywide as described in Division 10-16-002. In many cases, design policies set forth here also
relate to other regulations in the city’s Land Development Code. References to key code sections are provided in
the text. Where conflicts exist, these policies and guidelines take precedence, except where state or federal laws
mandate certain standards.

A. Natural Features



Policy:
A significant natural feature on a property should be incorporated as an
asset in a site plan. For example, major rock outcrops, 100-year flood
plains and their tributaries, cliffs, and very large trees should be
incorporated into the development, when feasible. In addition, when
adjacent properties are developed, natural resources should serve as
unifying elements.

Guidelines:
1. Preserve and enhance existing significant natural resources
that are shared in the area when feasible. (+)
• Enhance existing vegetation and landscaping, particularly
mature Ponderosas.
• Preserve and/or enhance major drainage ways.
FM

Flexible Measure - A double canopy credit is permitted for
mature Ponderosa Pine Trees of 20 inch DBH and greater. See
LDC Table 10-04-003-0006 “Tree Dripline Area by DBH.”

FM

Flexible Measure - The exchange of land within a site area
that must be protected in a lower resource protection
classification for an equal amount of land which is in a higher
resource protection classification is permitted. See LDC
Section 10-04-003-0007, Slope and Forest Mitigation.

2.

Minimize negative impacts on natural resources on
abutting properties. (°)
•
Minimize excavation that may be visible from adjacent
properties.

Note that other relevant sections
of the LDC and Engineering
Standards should be referred to
due to their application to
guidelines in this Chapter:
• 10-04: Natural Resource
Protection (site capacity, open
space)
• 10-05: Bulk Use Standards
(development standards,
setbacks)
• 10-06: Landscape Bufferyard
(bufferyards, landscape,
planting)
• 10-07: Parking
• 10-08: Lighting
• Title 10: Streets (street layout,
design, alignment, sections)
• Title 8: Drainage (storm
drainage)
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3. A building should be positioned to enhance significant
natural features that exist on a site. (°)
• Locate an entry plaza such that it provides a view to an
existing rock outcropping.
• Avoid destroying natural features to create a building site,
when feasible.
Note See also: LDC, District Performance Standards and
Capacity Analysis Division 10-04.
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Building frames a
natural feature

B. Views 
Policy:
Views to natural features also should be maintained. Therefore,
view opportunities should be identified for all major site
developments. Significant views may occur from major public
open spaces, street intersections, bridges and roadway overlooks.
Guideline:
1. Scenic views to natural features and landmarks from
major view points along a public way should be
enhanced. (°)
• Locate a building to maintain views as they are seen from
the public way.
• Site buildings in relation to adjoining properties to frame a
view as it may be observed from the public rights of way.
Avoid completely blocking a view with a large building
mass.

A building shall be positioned to enhance
natural features that exist on a site.

FM Flexible Measure - A 2.5% reduction in required forest
resource protection is permitted when a significant view is
maintained.

C. Cultural Resources 
Policy:
Cultural resources, which include properties of historic
significance and potential archeological remains, are found in the
city. These are community assets that should be preserved when
feasible. Therefore, negative impacts on these resources should
be avoided.
Guidelines:
1. Preserve historic resources when feasible. (+)
• Designating cultural resources as historic sites is
encouraged.
• When feasible, preserve a cultural resource in place, even by
incorporating it into a new development.
• When preservation is not feasible, document the resource in
photographs or drawings before altering, removing or
demolishing it.

Appropriate: View maintained to
natural features.
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2. Leave archeological resources in place when feasible. (+)
• When excavating, be aware that you might
encounter archaeological resources.
• Avoid disturbing known archeological resources, if
feasible.
•. If archeological materials are discovered, consider
evaluating and documenting them when conditions
permit.
Note: See also ARS §41-844 and ARS §41-865, Human
Remains and Objects of Cultural Heritage.

D. Topography 
Policy:
Site work should be planned to protect the assets of the
existing topography.
Guidelines:
1. Minimize cut and fill on a site. (+)
• Divide large grade changes into a series of benches
and terraces where feasible.
• See also: LDC, “Steep Slope Protection.”

Design a building foundation to conform to
the existing topography

2. A road or driveway shall follow existing contours
when feasible. (+)
Note See also: Engineering Standards: “Vertical
Alignment”, Chapter 10-08.
FM

Flexible Measure - Cul de sac lengths may be
increased up to 100 feet over maximum in order to
preserve existing topography.

FM

Flexible Measure - Minimum horizontal curve
radius may be reduced up to 10% in order to
preserve existing topography.

Inappropriate: excessive cut and tall retaining wall.

3. Design a building foundation to conform to existing
topography rather than creating extensive cut and fill.
(+)
• Step the foundation of a building to follow site
contours when feasible.
• If stepping the foundation is not feasible, disguise cut
with building placement and/or building walls with a
landscape buffer system located at the top of cut.
FM

Flexible Measure - An increase in building height up
to 10 feet over the district maximum is permitted
when a building foundation is stepped to follow site
contours. This Flexible Measure applies to buildings
on moderate to steep slopes (17% and greater).

Appropriate: Site is terraced, including parking
areas, to reduce retaining wall heights.
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4. Minimize the visual impacts of cut and fill on a site.
(+)
• Regrade the site as a stable, “natural” slope when
feasible.
• Terrace parking lots on steep slopes, following site
contours when feasible.
•. When creating site benches, using the sloped
“transitional area” as a part of the required landscape or
resource conservation area is appropriate.
5. Where one must be used, a retaining wall shall blend
with the natural features of the setting. (+)
• Use native rock, or:
• Use other masonry that conveys a scale, color and
texture similar to that of traditional rock walls. Split
face block and scored and textured concrete are
examples.
• Limit the height of a retaining wall to less than 5 feet
when feasible.
• Where greater heights in a retaining must occur, use a
series of terraced or stepped walls.
• The width of a retaining terrace should not be less than
3 feet.
FM

Indigenous plantings

3’ min

Native stone face
of wall

Flexible Measure - A 5% reduction in required offstreet parking spaces is permitted when a terraced
retaining wall is utilized.

Rock Retaining Wall

Parking areas follow contours

Road follows site
contour

5 ’max
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E. Site Drainage 
Policy:
Site drainage should be planned such that it minimizes negative impacts on
natural site features. It also should be designed as an amenity that is
incorporated into the overall landscape scheme. In general, smaller
detention and drainage areas (less than 1,000 cubic feet) should be
designed as natural landscape amenities. Larger ones should be designed
for public use when feasible.
Guidelines:
1. Enhance significant natural drainage ways including 100-year
flood plains and their tributaries in site design. (+)
• Incorporate a natural drainage way as an amenity into the site
plan.
• Avoid altering or obscuring natural drainage ways.
• Larger detention basins may be designed for active public uses.
2. Incorporate drainage systems as a part of the site amenities and
landscape design. (+)
• Develop a drainage conveyance as an open, landscaped feature
that is lined with native grasses and indigenous plants. This can
be accomplished while also meeting technical engineering
standards.
• Hard surface and rock riprap are limited in the detention basin
design.
• Minimize the use of riprap and other devices that do not appear
natural in character.
• The order of preference for open channels and swales is:
1. The use of natural biofilters to promote infiltration and water
quality treatment;
2. The use of underground facilities.
3. The use of natural land forms.

Limited use of native rock
and indigenous plants line
the drainage swale

Enhance existing natural drainage
ways in site design.

Bioswale

3. Design a detention pond as a site amenity. (+)
• Use landscape materials that convey the natural traditions of Flagstaff, such as local
stone, evergreens, and drought tolerant grasses.
• Include a detention area as part of the open space scheme for the site when feasible.
• When a basin is not a site amenity utilize underground drainage.
• The order of preference for detention facility design is:
1. The use of underground detention for all or part of the detention volume requirement.
2. The use of natural land-formed basins.
3. The use of structures, such as retaining walls or weir walls not to exceed four (4) feet
in height that blend with the natural or built surroundings.
Note See also: Stormwater Management Design Manual, Chapter 8.
FM

Flexible Measure - A reduction of one plant unit per 100 lineal feet of detention basin is
permitted for detention basins designed as a site amenity.

4. Parking and pedestrian areas should minimize stormwater runoff. (o)
• Use porous paving designs such as interlocking pavers or turf block that will optimize
infiltration of storm water into soils.
• Use biofilters to maintain and convey shallow depths of runoff over vegetation.
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F. Building Placement 
Policy:
Buildings should be sited to respect building development
patterns that are identified for the area, such as the
orientation of structures to the street and the alignment of
building fronts.

Guidelines:
1. Where two or more buildings will be located on a
major site development, arrange them in a cluster to
define outdoor spaces. (+)
• Define plazas and courtyards by clustering
buildings.
• Clustering buildings to create active open spaces is
appropriate.
• Designing buildings to allow for south and west
solar heating is appropriate.

Organize the public edges of a site to provide
visual interest to pedestrians.

2. Organize the public edges of a site to provide visual
interest to pedestrians. (+)
• See guidelines for street typologies (pages 28-33).
• Locate a building at the sidewalk edge and
incorporate display windows or other architectural
features to provide interest. (See Building Design
Guidelines pages 53-62.) Another option is to
provide a landscape feature.
• If locating a building at the walkway edge is not
feasible, use a planting strip, site wall or similar
landscape feature to define the “building wall.”
3. Locate a building entry at the sidewalk edge when
feasible. (+)
• Multifamily uses also should have some building
entrances oriented to the street, but may be set back
farther where a larger yard or landscaped area is
planned.
• Exceptions are in Forest Roads where maintaining a
front yard character is important.

Locate a building entry at the sidewalk edge
when feasible.

Public edges of site provides no visual
interest to pedestrians.
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4.

Respect neighborhood setback patterns in older historic
neighborhoods. (+)
• Where building fronts align, maintain this alignment.
• Where uniform setbacks exist, maintain that alignment.
• See also design guidelines for specific street typologies
(pages 28-32).

5.

Where a Street Typology has been determined, site a new
building to align with those defined in the relevant category
in Division 10-16-005 of this document. (+)
• Buildings in a Commercial Center Street typology area
shall align at the sidewalk edge.
• Buildings in a Forest Road Street Typology area shall be set
back from the road and buffered with native trees and other
plantings.

FM

Flexible Measure - A reduction to required building front yard
setback is permitted when buildings are clustered and/or
building entrances are oriented to the street.
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G. Outdoor Public Spaces 
Policy:
The development of outdoor public spaces should be encouraged in
order to enhance the site as a place for pedestrians. Buildings and other
site functions should be planned to create outdoor spaces and the
development of shared public spaces should be encouraged. This
section applies to the design of outdoor spaces accessible by the public
on major site developments. See also: LDC, Division 10-04-002,
District Performance Standards

Guidelines:
1

Provide an outdoor public space on a major site,
development when feasible. A minimum of 5% of the site
shall be outdoor public space. (+)
• Appropriate public spaces include plazas, parks, covered
arcades and weather-protected areas.

2.

Develop a public space as a focal point for the site. (+)
• Position a public space such that it can be shared by
adjoining buildings, when feasible.
• Also, position open space on the site such that it may
visually or physically connect with open space on adjacent
properties. (See the Neighborhood Design Division, 10-16005 of this Chapter.)
• Integrate natural features into public open space when
feasible.
• Orient a public space to views of activities, architectural
landmarks or natural features to provide visual interest.

This commercial property provides a
small plaza that adjoins the public
sidewalk, encouraging public use.

Chapter10-16: Design Review Guidelines

Page 40

Open spaces of adjoining
properties are located to join
together

Walkways link
properties and join
with the regional trail
(FUTS) or other
pedestrian facilities

3.

Connect a public open space with major building
activities. (+)
• Use a public open space to connect the entrances
to two buildings on a site.
• See the guidelines for pedestrian systems in
Section H in this Division.

4.

Design an open space to encourage its use by the
public. (+)
• Plan site drainage to lead runoff away from
active use areas.
• Also, orient open space to face south and west
for solar heating, to extend its use throughout the
year.

5

Provide outdoor seating that is usable for
extended periods of the year. (+)
• Where feasible, create a sense of enclosure for
outdoor seating areas.
• Create a concentration of streetscape
furnishings, such as benches, landscaping,
shelter and trash receptacles when feasible.

FM

Flexible Measure - A 5% reduction in required onlot landscaping is permitted when public space is
provided on site.

FUTS Connection

Provide outdoor seating that is
usable for extended periods of
the year.
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H. Pedestrian and Bicycle Circulation Systems 
Policy:
Pedestrians and bicyclists should have safe, convenient
access to the various functions of a site; therefore, a
coordinated pedestrian and bicycle circulation system that
fits the character of the site should be provided.
Guidelines:
1.
Link the various functions and spaces on a site
with pedestrian ways in a coordinated system. (+)
• Provide convenient connections for pedestrians
and bicyclists between buildings on an
individual site.
• Also provide convenient connections from
parking areas to buildings on the site.
• Provide access to outdoor plazas, courtyards and
open space along these pedestrian routes as well.
• Provide bike rack(s) based on the size and
function of the site.
FM

Flexible Measure - A reduction of one required
parking space is permitted for every bike rack
provided.

2.

Position the streetside and internal walkways to
encourage pedestrian use. (+)
• Locate a walkway so that key destination points,
such as building entries, are clearly visible.
• Site a path in an area that will remain visible
from active public spaces.
• Separate streetside sidewalk from street with a
five foot wide parkway strip.

3.

Use walkway hard surface materials that will
encourage use by pedestrians. (+)
• Use materials that provide traction and facilitate
general maintenance and snow removal.

Appropriate: Pedestrian
connection links site functions

Provide bike racks.

Pedestrian
path
parking

Drive

Appropriate: Define walkways through
parking lots.
Appropriate: Provide clear, convenient pedestrian routes
through parking lots to building entrances.
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Clearly define a key pedestrian gateway into a
major site development with distinctive
landscape elements. (+)

5.

Enhance a key pedestrian way at a street or
drive crossing. (+)
• Use decorative paving, such as color concrete,
stamped concrete signs and landscaping to
identify the crossing point.

6.

In major site developments, provide a clear,
continuous, pedestrian route through a parking
lot to a building entrance. (+)
• Define the sidewalk with landscaping, fences,
and pedestrian-scaled lighting.
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Key Pedestrian Gateway

Distinctive landscape element

Appropriate: Identify pedestrian ways at street crossings, and separate street
side sidewalks from back of curb with a parkway,
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I. Internal Automobile Circulation Systems 
Policy:
This section applies to the design of streets and driveways
only within a major site development. Related guidelines
addressing how these systems link to those on abutting
properties appear in the Neighborhood Design chapter of the
guidelines. Note that all site plans must provide circulation
systems which meet the City’s street engineering standards.
See: Engineering Standards:, “Horizontal alignment of
streets,” 10-07-010.

1

A continuous, safe, and convenient internal automobile
circulation system should be provided. The hierarchy of
differing levels of use should be clearly apparent in the
roadway designs.

Color or
stamped
concrete.

Guideline:
1.

2.

Within a development, convey the hierarchy of
internal streets and driveways in the streetscape
design. (+)
• The basic street width standards are provided in
Table 10-1 of the Engineering Standards. These
guidelines address the appearance of streets that
meet those standards.
• Streetscape design elements shall convey the
level of use of the street. Those that are intended
to attract intensive pedestrian use shall include
decorative elements and furnishings that provide
interest and a sense of human scale.

2

Color or
stamped
concrete

Minimize the number of curb cuts onto a public
street along a property edge. (+)
• Share a driveway with an adjacent property
when feasible.
3
One method of identifying the hierarchy of
roadways is to use a series of streetscape
designs at the intersections which indicate
the level of use. In these examples, the
lowest level of use is indicated by
conventional crosswalk striping. As the
level of use increases, greater amounts of
decorative paving are used. The range of
uses are identified by number, 1 being the
lowest level of use and 4 being the
highest. The most significant intersection
includes color or stamped concrete in the
center. Note, however, that crosswalks
may not be appropriate at some
intersections where they would not
connect with walkways.

Color or stamped
concrete

4
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Policy:
Entry points for automobiles should be clearly defined on a site to
facilitate safe and convenient operation.

Guideline:
3. Identify a key entry point with special landscape design
elements. (+)
• Use accent paving and landscaping to highlight primary
entry points into a site.
FM

Flexible Measure - Street bufferyard landscaping reduction
of one plant unit is permitted when entry point contains a
special landscape design.

Policy:
Automobile circulation should be planned as an integrated system
throughout a property.
Landscape design at key entry point.

Guidelines
4. Provide a continuous internal circulation system within a
property. (+)
• Provide circulation that enhances connections to external
circulation systems.
• Link a road or driveway with the overall site circulation
patterns of adjacent parcels.
5. Minimize the width of internal roadways when feasible. (+)
• Streets and drives must meet the minimum standards defined
in Title 10 of the Engineering Standards. However, within
these standards, a range of street widths is available. When
feasible, a narrower street section should be selected.

Internal circulation between properties.
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J. Parking Lots
Policy:
The visual impacts of parking areas should be minimized and
large expanses of parking areas should be avoided. On-street and
shared parking arrangements should be considered to
accommodate some parking needs as well. In addition, using
alternative modes of transportation is encouraged in order to
reduce the size and visual impacts of parking lots. A parking lot
should be designed so it will provide efficient vehicular
circulation and safe pedestrian circulation within the site, while
minimizing the visual impacts of cars.

Inappropriate: Exposed parking without
landscaping.

Guidelines:
1. In all developments, minimize the number of cars
parked on site. For major site developments, parking
supply shall not exceed the minimum requirements by
more than 5%, unless provided in structured parking.
(+)
• Minimum off-site parking requirements are defined in
Division 10-07-002.
2. In order to reduce the number of cars parked, use
alternative methods of meeting parking demand. (+)
•
Share parking spaces with complementary uses.
•
Facilitate access by alternative modes of
transportation, including walking, bicycle and public
transit.
•
Develop structured parking that may also incorporate
other uses.
•
Shared structure and surface parking is appropriate for
large commercial projects exceeding 100,000 square
feet of floor area.
•
Meet some needs with on-street parking along
property frontage.
•
Providing features (i.e., transit access, FUTS
connections) that encourage use by alternative modes
of transportation is considered justification for
reducing minimum parking space requirements in
some cases.
FM

Flexible Measure - An increase of building height 10
feet above the district maximum (over 60 feet by
Conditional Use Permit only) is permitted when parking
is located under or over the use.

FM

Flexible Measure - A 5% reduction of required off-street
parking spaces is permitted when alternative modes of
transportation features are provided.

Appropriate: Buffer parking areas with
landscaping.

Screen parking areas from view of public
ways and designated view corridors with
landscaping.
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Minimize the negative visual impacts of cars
parked on site. A single parking area shall not
exceed one acre in size. (+)
• Screen parking areas from view of public ways with
landscaping (i.e., berm, low decorative wall, evergreen
hedge).
• Divide parking areas into smaller lots with planted
buffers between them to minimize the perceived scale
of the total field of stalls.

Minimize the negative visual
impacts of cars parked on site.

Avoid: Locating parking in front,
especially at a corner site.

Recommended: Locating a building
at the corner, with parking behind.
200’ max
See Chapter 10-06 for parking
lot landscaping requirements

See LDC for
parking standards

LOT A

LOT B
Maintain interior
pedestrian links,
min. of 10’ wide
sidewalks

20’ min

12’ landscape
buffers

200’ max

12’ landscape buffers

Driveway

Divide parking areas into a series of smaller lots to reduce their visual impacts. Landscape buffers should be 20’ minimum
width with a sidewalk and 12’ minimum width without a sidewalk.
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•

Note
Note

Locating all or most of a parking lot to the side
or behind a building, rather than in front, will
reduce the visual impact of the parking lot.
See also Chapter, 10-06, “Landscape and Buffer
Yard Standards.”
See also Guideline #4. under D. Topography:
“Terrace parking lots on steep slopes, following site
contours.”

4. Connect parking areas with convenient service ways
between lots when feasible. (+)
• Avoid parallel road conditions, in which two abutting
properties have separate service roads.
• Provide cross-property easements to share driveways
and reduce the need for additional curb cuts when
feasible.

PROPERTY 2
PROPERTY 1

Appropriate

Shared drive
PROPERTY 1

Street

PROPERTY 2

Separate service drives

Street

Inappropriate

Provide cross-property easements to share driveways and reduce the need for additional curb cuts
when feasible.
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K. Site Lighting
Policy:
Standards for outdoor lighting are provided in the LDC. This section addresses some of the qualitative
aspects of lighting design that also should be addressed.
Site lighting should be designed to facilitate safe and convenient circulation of motorists, bicyclists and
pedestrians. Light levels should be sufficient for safety and yet light spill onto adjacent properties and into
the night sky should be minimized. The light level at the property line is a key design consideration. This
is affected by the number and location of fixtures, their mounting height, and the lumens emitted per
fixture.

Guidelines:
1. Differences in lighting design should be used to express varying site functions. (o)
• Define road crossings and entry points with accent
lighting.
2. The level of lighting across parking areas should be minimized. (o)
• Focus higher light levels at key crossing points and intersections, rather than uniformly across a lot.
3. Lighting for pedestrian ways should be appropriately scaled to walking. (o)
• Mount lights on short poles or consider using light
posts (bollards).

Pedestrian lighting at building entrance.
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L. Utilities and Service Areas
Policy:
Service areas should be visually unobtrusive and should be
integrated with the design of the site and the building and
notable natural features as feasible.

Guidelines:
1. Orient service entrances, waste disposal areas and other
similar uses toward service lanes and away from major
streets. (+)
• Also position utility boxes such that their visual
impacts will be minimized.
2. Screen service entrances and utility service boxes
(electric, gas, cable, telephone, etc.) with walls or
plantings. (+)
• When it would be visible from a public way, a service
area screen would be in character with the building and
site it serves.
• Orient the door to a trash enclosure to face away from
the street, when feasible.
Note See buffer standards and off street loading, 10-07-002.
3. Position service areas to minimize conflicts with
other abutting uses. (+)
• Minimize noise impacts by locating sources of
offensive sounds away from other uses.
• Locate areas for outdoor storage, truck parking, trash
collection or compaction loading, or other such uses
so as not to be visible from abutting streets.
• Use an alley system to locate service areas when
feasible.

Screen service areas with walls or
plantings.

Screen service areas with walls or
plantings.
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M. Landscape Design
Policy:
Note that these guidelines supplement, but do not increase, the
prescriptive standards of the city that define the minimum
amounts of land area to be landscaped and of plant units to be
used. They address the character and quality of the landscape
design.
Use plant selections that complement the natural environment.
These should be drought-tolerant and acclimated to Flagstaff.
Note: (See COF Recommended Landscape Plant Material for
the Flagstaff Area) (Also, see Flagstaff Firewise Plantscaping)

Guidelines:
1. Include existing vegetation as a part of a landscape
design scheme where appropriate. (+)

Existing vegetation as part of landscape
design

2. Where new plant materials are to be used, indigenous
or adapted species should be employed into the plant
palette. (o)
• Drought tolerant plant species, adapted to the region and
suitable to the climate in Flagstaff should be used.
• Reserve the use of high maintenance plants for accents.

Policy:
The landscape design within a site should help to establish a
sense of visual continuity.

Guidelines:
1. Use a coordinated landscape palette to establish a sense
of visual continuity in the landscape design of a site. (+)
• Use a consistent plant palette throughout the property.
• Consider the landscape design as it relates to lighting
structures, paving materials, signs, street furniture and
overhead power lines.

Coordinated landscape palette throughout
subdivision

2. The landscape design should use elements to help
provide interest to pedestrians. (o)
• Using decorative paving materials to define plazas and
walkways is encouraged.
• Using concentrations of decorative planting to identity
primary building entries is also encouraged.
3. Using paving materials that minimize storm water
runoff is encouraged. (o)
• Porous paving materials, including interlocking
pavers, can permit percolation into local soils, which is
preferred.
Landscape design provides pedestrian
interest.
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Flexible Measure - A reduction of stormwater detention
area/volume may be permitted by the
Stormwater Manager when porous paving materials are utilized.

4. A fence design shall be in character with the overall landscape design. (+)
• In public use areas where a fence may be used, an open, picket or rail design is preferred, to
permit views into the property.
•. Solid fences should be reserved for use where service areas and parking areas must be screened
or privacy is required.

Solid fence screens service area.

Rail fence provides views beyond.
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DIVISION 10-16-007. BUILDING DESIGN GUIDELINES
10-16-007-0001. LEVEL 3: BUILDING DESIGN GUIDELINES:
This section provides policies and guidelines for the design of commercial, multifamily and institutional and
business park developments citywide. In general, they focus on promoting buildings that will be compatible in
scale and appear to “fit” in the community by using materials and forms that are a part of the community’s design
traditions. As such, they address only broad-scale topics and do not dictate specific architectural styles.

Objectives for building design:
The following are key objectives for building design in Flagstaff:
•
•
•
•
•

A building should reflect regional traditions in terms of scale, forms and materials.
A building should appear to be in balance with the natural setting of Flagstaff.
At the same time, diversity in design expressions should be encouraged, when it is also compatible with the
overall design traditions of the community.
A building should convey a human scale.
A building design should incorporate energy efficient and environmentally responsible building practices.

The following guidelines for building design are based on these objectives. Note that the character of building
design varies with the context. For example, structures located in areas where a traditional commercial center
character is desired will be substantially different from those in a multifamily, residential cluster.

Buildings that incorporate traditional masonry materials and that orient primary entrances to
the street are preferred.
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A. Building and Topography.
Policy:
A building should respect the natural topography of the site.
Guideline:
1. Step a building foundation to follow the slope (17% or
greater) of the site when feasible. (+)
• In general, an exposed foundation should not exceed 3
feet in height.
Note See the guidelines for Site Design.
FM

Discouraged: Building
follows in only one
direction

Flexible Measure - A reduction in required setbacks is
permitted when a building is designed to step the
foundation to follow the slope of a site.

B. Primary Building Entrance
Policy:
The primary entrance of a structure should orient to a street,
major sidewalk, pedestrian way, plaza, courtyard or other
public space.

Appropriate: Building follows
topography in two directions

Guidelines:
1. Design the main entrance to be clearly identifiable. (+)
• Provide a sheltering element such as a stoop, porch,
awning, gable, arcade, or portico to signify the primary
entrance to a building.

Appropriate: Step a building foundation to follow
the slope of the site when feasible.

Appropriate: Design the main entrance to be clearly identifiable
from the street and parking areas.
Appropriate: Design the main entrance to
be clearly identifiable.
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2. Orient the primary entrance of a building to face a
street, plaza or pedestrian way. (+)
• Focusing an entrance toward a parking lot without also
addressing the street is inappropriate.
• Consider using a “double-fronted” design where
entrance to parking and to the street is required. That
is, provide a door to the street and another to the
parking lot.
FM

Flexible Measure - A reduction in front and exterior
side yard setbacks are permitted when entrance is
clearly identifiable and faces a street.
Appropriate: Combining two pad uses in an Lshape form helps to create an outdoor open
space and break up the mass of the building.

Additional entrance
faces parking to the
side.

Additional
entrance faces
parking to the
side.

Primary entrance
faces the street.

C. Street Level Interest
Policy:
When a building is located close to a street or walkway, it should be
designed to provide interest to pedestrians. For example, commercial
buildings with storefronts are of interest to passersby, while porches,
courtyards and decorative wall surfaces add interest to multifamily
housing designs. These features encourage pedestrian activity and
should be used whenever feasible.
The overall mass of a building should appear to be in scale with
buildings seen traditionally. This will help new structures fit with the
Flagstaff context. At the same time, newer structures may be larger
than those seen before; they should simply be articulated in their form
and materials such that they convey portions that are similar to those
seen traditionally.

New buildings that provide visual
interest to pedestrians at the sidewalk
edge and that convey a human scale
are encouraged.

Chapter10-16: Design Review Guidelines

Page 55

Guideline:
1 . Develop the street level of a building to provide
visual interest to pedestrians. (+)
•

•

•

Provide visual interest with:
A display window providing views to activities
in the building, or a display case with exhibits,
where internal functions do not permit windows,
or a decorative wall surface, such as a mural or
sculptural feature.
A large expanse of blank wall is inappropriate
on a facade that faces a public way or a major
pedestrian route.
Recessing garage doors 18 inches or more to
emphasize front entryways, not garage doors, is
appropriate.

Appropriate: Develop the street level to
provide visual interest to pedestrians. In the
photo at top, display windows and details
provide interest approaching from a parking
area, located "behind" this building. Left, the
street edge of the same building also offers
interest to pedestrians.

D. Building Mass and Scale
Policy:
A building should appear to have a “Human Scale.” In general,
this can be accomplished by using familiar forms and elements
that can be interpreted in human dimensions.

Guidelines:
1. In order to reduce building scale, each major site
development shall provide at least two of the following
four (+):
 Express facade components in ways that will help to
establish a human scale.

Appropriate: Using window shapes
that help to establish a sense of
human scale.
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Exterior wall treatments that establish rhythms and
patterns of windows, columns, and other
architectural features are encouraged.
Using windows and doors that are similar in scale to
those seen traditionally also can help establish a
human scale.

 The primary entrance shall have a human scale.
• Provide a one-story element at the building entrance.
 Express the position of each floor in the external skin
design of a building to establish a human scale.
• Use belt courses or other horizontal trim bands of
contrasting color and materials to define floor lines.
• Articulate structural elements, or change materials as
a method of defining floors.
 Use building materials that help establish a human
scale.
• For example, use brick in standard module to
express a human scale.
• Avoid large panelized products or extensive
featureless surfaces.

Appropriate: Express the position of
each floor level to convey a human
scale and also provide a one-story
element at the building entrance to help
establish a human scale.

Ribbed element

Offset in building
material
Inset in building material

Appropriate: Articulate building walls with offsets and
reveals to provide interest and establish scale.
Appropriate: Some building materials (e.g.,
standard-size brick) help to establish a
sense of human scale
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2. For all buildings, divide the building(s) into modules that
express traditional dimensions. In general, a primary
facade plane should not exceed 100 feet in length. If a
building would exceed this dimension, provide a jog in
the facade to divide it into subordinate elements that will
be less than 100 feet in length each (the jog should be a
minimum of 20% of the facade plane height). (+)
3. All buildings shall employ at least two of the following
techniques: (+)
 Change materials with each building module to
reduce the perceived mass, or:
 Change the height of a wall plane or building module.
The change in height shall be at least 20% of the
vertical height, or:
 Change roof form to help express the different
modules of the building mass, or:
 Change the arrangement of windows and other
facade articulation features, such as columns or
strapwork, that divide large wall planes into smaller
components.
Appropriate: A
stepped
parapet varied
the roof line and
helps reduce
the mass of a
building.

Inappropriate architectural treatment

Appropriate use of vertical articulation.

Appropriate use of horizontal articulation

Break large buildings into modules to
reduce perceived scale.

Appropriate: Change materials with each building module to
reduce the overall perceived mass.

Appropriate:
Varied building
forms

Appropriate: A variation in roof heights
add architectural articulation.
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E. Roof form
Policy:
The primary roof form of a structure should help reduce the
perceived scale of the building. For that reason, sloping roofs
should be used in most contexts. These will also help the
building fit with the mountain backdrop.

Guidelines:
1. Using sloping roof forms to reduce the perceived scale of
a building is encouraged. (o)
• An exception is in the “Core Commercial Typology,”
where a flat roof line is appropriate.
2. All roof forms shall have no less than two of the following
features: (+)
 A flat roof with parapet
 A cornice or molding to define the top of a parapet
 Overhanging eaves
 Sloping roofs with a minimum pitch of 4:12
 Multiple roof planes

Appropriate: Using sloping roof forms to
reduce the perceived scale of a building is
encouraged.

Appropriate: Rooftop equipment screened.

Appropriate: Using sloping roof forms to reduce the perceived
scale of a building.
Appropriate: Varied roof forms reduce
building scale.

Appropriate: Sloping roof forms help to reduce the perceived scale
of a building.
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Flexible Measure - A building may exceed the district
maximum building height (heights over 60 feet require
approval via Conditional Use Permit) by 5 feet when a
sloping roof with a minimum pitch of 4:12 is utilized.

F. Building Materials

Policy:
Materials that reduce the perceived mass of a building and
appear to blend with the natural setting should be used.

Guideline:
1. Use indigenous and traditional building materials for
primary wall surfaces. A minimum of 75% of walls
visible from a public way (excluding glass) shall use the
following guidelines:
 Brick, stone, rusticated block or comparable modular
masonry are preferred primary building materials.
Color should be integral to the material.

Masonry, including brick, stone and rusticated
masonry block is appropriate.

 New materials that convey the texture, scale, matte
finish and color similar to masonry will be considered
where appropriate.
 Stucco (and its artificial derivatives) when it is tinted
earth tone colors and detailed to convey a sense of
human scale is appropriate as a secondary building
material, i.e., on second floors or above other primary
building materials. Reveal and scoring lines should be
used to create panels that establish shadow lines and
visual relief.
 Painted or stained wood lap or in shingle pattern
where appropriate to the building use, style and
setting.

Traditional materials, including brick and
stone are encouraged.
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2. Materials that are highly reflective or that do not convey
a human scale are inappropriate as primary building
materials. (+)
• Mirrored glass, large expanses of metal panels, or other
shiny materials are not considered primary materials.
3. Elements of the Green Building Program should be
incorporated into housing projects. (o)

G. Service Canopies

Appropriate: Gable roof forms relate to
other buildings in the area.

Policy:
A gas station service area should appear as a subordinate element
in the site design.
1. Minimize the visual impacts of a service area canopy. (+)
• Use a low profile section for the canopy itself. (See
photo, bottom page 57.) Or use forms that relate to
buildings in the area.
• Screen lights under the canopy.
• Use a muted color on the perimeter of the canopy.
• Break up mass of the canopy area by stepping the form
of the canopy or by dividing it into a set of smaller
individual canopies.
Appropriate: Canopy area is stepped and
divided into smaller individual canopies.

Appropriate: Minimize the visual
impacts of service areas. In this
case, no canopy is used.

H. Color
Policy:
Building finish colors should help a structure blend with the natural setting and reduce its perceived
scale.

Guideline:
1. Use muted colors and earth tones. (+)
• This applies to roof materials as well.
• Bright colors are appropriate only for accents.
• A minimum of 75% of the exterior walls seen from a public way should have muted colors
and earth tones.

