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INTRODUCTION AND HISTORY:
Rojo Grande Sedona is a proposed senior-oriented Manufactured Home and Recreational
Vehicle Community proposed by Equity LifeStyle Properties (“ELS”) on approximately 172 acres
located approximately six miles west of downtown Sedona, on the north side of State Route 89A,
within an unincorporated area of Yavapai County.
ELS currently owns and manages the existing Sedona Shadows Manufactured Home
Community which is located directly to the southwest of Rojo Grande Sedona. Although Rojo
Grande Sedona and Sedona Shadows share a similar customer base and characteristics, Rojo
Grande Sedona will be developed as a stand-alone community, complete with its own and
separate access and amenities.
The site for Rojo Grande Sedona is the site of the former El Rojo Grande Ranch, which was first
developed by the Wrigley family (of chewing gum fame) and later by the Hills family (of coffee
fame). The site is bounded on the north, west and east by the Coconino National Forest.
The site has its own access from SR 89A, and contains many scenic corridors and vistas which
will be maintained (to the extent possible) and beautiful existing amenities which will remain and
be utilized (also to the extent possible) for the Rojo Grande Sedona project.

Equity LifeStyle Properties is a leading owner and operator of manufactured home communities,
RV resorts and campgrounds in North America. The company offers housing options and
vacation opportunities to meet a variety of customer needs. Residents and guests enjoy beautiful
communities, resorts and campgrounds in some of the most desirable housing markets and
vacation destinations in the country. Equity LifeStyle Properties, Inc. is a self-administered, selfmanaged real estate investment trust (REIT) headquartered in Chicago. ELS is one of the
nation's largest real estate networks with 410 properties containing 153,549 sites in 32 states
and British Columbia. ELS is committed to providing its residents an attractive and affordable
lifestyle. For more information, please see https://equitylifestyleproperties.com/.
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PURPOSE OF REQUEST:
The purpose of this request is to rezone (change the zoning map of) the Rojo Grande Sedona
site as a Planned Area Development (“PAD”), and to provide for the uses, development
standards and other criteria that are proposed for Rojo Grande Sedona.
Project Description:
Rojo Grande Sedona is proposed as a 172-acre master-planned Manufactured Home
Community, consisting of up to approximately four (4) dwelling units per acre or 688 sites
composed of up to 628 manufactured home sites and 60 Recreational Vehicle sites.
While other typical Manufactured Home Communities usually provide significantly more density,
as it relates to units per acre, Rojo Grande Sedona offers a unique opportunity to take a sensitive
development approach with a plan that preserves nearly half the site as open space. The
preservation of large washes, unique topography and natural vegetation, along with the strategic
placement of future homesites and streets, will both protect and “frame” scenic views of
surrounding mountains and distinctive natural features, which are all considered amenities that
help sustain the community and the quality of life it offers.
The spaces for the individual Manufactured Homes and Recreational Vehicles will be available
for lease (not for individual ownership), with the underlying land owned by the applicant, including
all amenities, buildings, recreational areas, interior roadways and open space. The types of
amenities are not yet fully known, but may include an entrance (check-in) station, an office, pool,
clubhouse/meeting area, and areas for activities such as pickleball.
Rojo Grande Sedona is presently proposed to be age-qualified, as is Sedona Shadows.
A number of the existing buildings are particularly of high-quality, and include stables and other
equestrian-related facilities, maintenance and storage buildings (including those used for
utilities), a picnic area, an outdoor amphitheater area, and three residential buildings (main
home, guest quarters and caretaker’s quarters). All of these and other existing structures are
being evaluated for their ability to be adaptively reused/repurposed within Rojo Grande Sedona.
It is the goal of this development to utilize these structures as much as possible.
Typical space sizes for manufactured homes will be approximately, but not limited to, 50 feet
wide and 70 feet deep. This larger space size is needed as today’s resident is seeking to place
larger manufactured homes (including two section homes), along with Arizona rooms, patios,
carports and even garages. At this time, it has not been determined whether the manufactured
homes will be sold for placement on a leased space, placed on a space and then leased, or
residents will be able to bring in their own manufactured home. In any event, homes brought into
the community will have to meet standards such as age, type, design, etc. in order to maintain
the desired quality and aesthetic of the community. All Manufactured Homes will be required to
be compliant with HUD's Manufactured Home Construction and Safety Standards. No park
models will be allowed.
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A typical manufactured home space and the related setbacks (between spaces) is as follows:

Typical space sizes for recreational vehicles will be approximately 30 feet wide and from 50 feet
to 80 feet deep. This larger and deeper RV space size is needed in order to accommodate the
larger RV’s that are being used today, some of which (motorhomes) are towing a vehicle, storage
trailer or other item and need the additional depth. The added width will also accommodate RV’s
with slide-outs. As with manufactured homes, minimum standards regarding RV types will be
established (such as no truck campers or tents). Presently, there is not a minimum or maximum
stay proposed for a recreational vehicle.
A typical recreational vehicle space and the related setbacks (between spaces) is as follows:
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Zone Change / Zoning Map Change:
The site is presently zoned both RCU-2A and R1L-70 as indicated below in this excerpt of the
Yavapai County Zoning Map:

This application seeks to rezone (change the zoning map for the subject site) from the existing
RCU-2A and R1L-70 zoning designations to PAD in order to develop Rojo Grande Sedona.
The Yavapai County Planning and Zoning Ordinance defines the RCU-2A zoning district as
“Residential; Single-Family; Rural,” with a minimum lot size per dwelling of 2 acres, and defines
the R1L-70 zoning district as “Residential; Single Family Limited to site built structures only,”
with a minimum lot size per dwelling of 70,000 square feet. PAD is defined as “Planned Area
Development.”
The Yavapai County Planning and Zoning Ordinance (Section 440) notes that a PAD is intended
to provide for various types and combinations of land uses through the adoption of a
development plan, establish planning and development control parameters while allowing
flexibility to permit final detailed planning at the time of actual development, to permit flexibility
in design, placement of buildings, use of open spaces, etc., encourage and permit unified
planning to achieve a compatible mixture and variety of land uses within the PAD District and
with the existing and anticipated development in the surrounding area, to accomplish the
purpose of zoning and other regulations to an equivalent or higher degree than where such
regulations are designed to control development on individual lots, and to promote economical
and efficient land use, an improved level of amenities, appropriate and harmonious variety,
creative design, and a better environment. The Zoning Ordinance further states that PAD
Districts may be established where tracts suitable in location, area, and character for the uses
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and structures proposed will be planned and developed on a unified basis. Suitability of tracts
for the development proposed shall be determined with reference to the General Plan and to the
existing and prospective character of surrounding development.
The PAD is primarily designed for use as an overlay along with the more standard type of zoning.
For Rojo Grande Sedona, the Yavapai County Planning and Zoning Ordinance does not have
comparable zoning districts. Therefore, this Letter of Intent (Project Narrative) will serve to guide
the overall uses and development standards of Rojo Grande Sedona.
Where applicable, the General Provisions (Chapter 5) of the Zoning Ordinance will be noted,
such as those within Section 555 (“Mobile, MFG Home & RV Parks (Travel Trailer)”).
This Letter of Intent (Project Narrative) and the related exhibits, plans, diagrams and documents
demonstrate how the Rojo Grande Sedona project complies with the PAD guidelines as noted
above and in the Yavapai County Planning and Zoning Ordinance.
Conceptual Site Plan:
A Conceptual Site Plan is included with this PAD rezoning request and indicates the approximate
locations for Manufactured Home and Recreational Vehicle Spaces, as well as approximate
locations for internal roadways, amenities and new buildings and uses. Existing uses and
buildings that are planned to be repurposed are also indicated.
A copy of the Conceptual Site Plan, dated August 2018, is included with this submittal.
A Final Site Plan, generally consistent with the one included with this PAD rezoning submittal,
will be provided at the time of submittal of any permits for development of Phase 1 of Rojo
Grande Sedona.
Development Standards:
The Yavapai County Planning and Zoning Ordinance prescribes a number of development
standards that all PADs must adhere to. These include the following, which will be maintained
or exceeded by the Rojo Grande Sedona project:
▪ Maximum Lot Coverage (building coverage) of 50%.
▪ A minimum of 25% open space. Rojo Grande Sedona proposes open space in excess of 46%.
This represents an 86% increase in required open space within the community, which will
consist of natural areas and active and passive recreational areas.
Section 555 of the Zoning Ordinance notes a requirement of a 20-foot minimum landscaped
perimeter setback, and a 50-foot setback when a Recreational Vehicle is adjacent to residential
uses. Rojo Grande Sedona will ensure that these minimum landscaped perimeter setbacks are
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preserved and that the landscaping of this setback/buffer area will be the natural and existing
vegetation of the area, to the extent possible.
In addition, the Rojo Grande Sedona project, as allowed under the requested PAD zoning
district, proposes the following development standards:
▪

A minimum of two (2) off-street parking spaces will be provided for each Manufactured Home
space. Said parking spaces may be arranged in a tandem design.

▪

Guest automobile parking will be provided at a minimum ratio of one (1) parking space for
each five (5) home spaces, and are conveniently spaced throughout the development.

▪

No perimeter walls or site screening are proposed at this time. Existing fencing adjacent to
the Coconino National Forest will remain, as well as the decorative fencing on the south
border of the property along the frontage road and SR 89A.

▪

In support of the Dark Sky quality of the Sedona area, no street lights are proposed in the
community. Pedestrian scale lighting will be provided in and around amenity areas.

▪

Detached signs are proposed as monument-style signs, and will conform with Yavapai
County requirements. Additional sign details will be provided at a later time.

Proposed Uses:
The proposed uses of Rojo Grande Sedona are as noted above: a Manufactured Home and
Recreational Vehicle community, along with supporting and related accessory uses and
structures as noted within this Letter of Intent (Project Narrative). During the Manufactured
Homes sales period, ELS will place up to 3 new homes to be connected to utilities and used as
a model home sales center, which will welcome prospective residents to explore model homes
and provide office space for sales staff. During the Manufactured Home sales period, ELS can
temporarily utilize the Manufactured Home sites in the south portion of Phase 1 (approximately
130 sites) as Recreational Vehicle sites. If in the future ELS would like to convert any or all of
the Recreational Vehicle sites to Manufactured Home sites, that is permissible.
SITE CONDITIONS:
As noted in the Introduction, the site for Rojo Grande Sedona is the site of the former El Rojo
Grande Ranch, which is bounded on the north, west and east by the Coconino National Forest.
To the south the site is bounded by State Route 89A and manufactured homes. To the southwest
are several manufactured home-oriented communities, including Sedona Shadows (owned and
operated by ELS), Sunset Hills (manufactured homes on individually-owned lots), and Sedona
Pines (a park model rental/timeshare community). There is also a restaurant (“Sedona Pines
Bistro”), a bed and breakfast, and a Sedona-Red Rock Fire District fire station.
Exhibits A1 and A2 provide aerial photographs and context for the site and adjacent uses.
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The site itself consists of moderately vegetated rolling hills and a large wash which generally
runs east-west through the site (“Dry Creek Wash”). There are also several magnificent red rock
outcroppings which are prominent from the site.
Existing improvements on the site consist of stables and other equestrian-related facilities,
maintenance and storage buildings (including those used for utilities), a picnic area, an outdoor
amphitheater area, and three residences (main home, guest quarters and caretaker’s quarters).
As noted previously, all of these and other existing structures are being evaluated for their ability
to be adaptively reused/repurposed within Rojo Grande Sedona where possible and practical.
ACCESS AND CIRCULATION:
The property presently has direct access to State Route 89A near milepost 367.4. The existing
access is limited to right-in/right-out, with an existing full access located approximately ¼-mile
to the west at the intersection of SR 89A and Red Moon Drive. A frontage road also connects
these two access points.
SR 89A is under the jurisdiction of the Arizona Department of Transportation (“ADOT”), and we
are working with ADOT to determine how best to address access for Rojo Grande Sedona while
not impeding and improving the existing access at SR 89A and Red Moon Drive. The initial
results of the traffic analysis indicate the additional traffic generated by the development would
facilitate the addition of traffic signal control to serve traffic generated by both the existing and
proposed residential developments. The final geometry and location of traffic signal control will
be reviewed and coordinated with ADOT as part of the review of the traffic study.
A Traffic Impact Analysis and Signal Warrant Study have been prepared for the project and will
be submitted to ADOT for review.
From 89A, a privately-maintained two-way divided roadway allows for access into the site. As
noted in the cross section below, each lane is proposed with a minimum 20-foot wide paved
section, with a landscaped median of varying width.

The existing crossing over Dry Creek Wash will be improved and be of a similar design to the
main internal roadway noted above, but with vertical curb, still providing for a minimum 20-foot
wide paved section, with a landscape median of varying width, as noted on the following page.
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Divided roadways, as indicated above, are designed to achieve dual points of access as
requested by the Sedona Fire District (sought for any development with 30 units or more). These
roadway cross-sections may change pending further discussions with the Fire District.
Internal roadways will consist of private two-way drives that are approximately 20 feet wide and
paved, as noted below, with sufficient width for persons to walk or ride a bike. These roadways
are private, and will be maintained by the community.

Further, an internal, low impact, community-type foot trail is proposed within Rojo Grande
Sedona for use by residents.
CONFORMANCE WITH THE YAVAPAI COUNTY COMPREHENSIVE PLAN:
The Yavapai County Comprehensive Plan, as last adopted on September 17, 2012, indicates
that the Rojo Grande Sedona site is designated as a “Rural Area.”
Rural Areas are defined in the Yavapai County Comprehensive Plan as “outlying rural areas
between cities and unincorporated communities…” and that “These sparsely populated rural
lands also have the potential for future master-planned communities that will provide the
infrastructure to support any proposed increases in residential density or non-residential
activities.”
As a master-planned manufactured home community, Rojo Grande Sedona provides its own
infrastructure and conforms with the “Rural Area” land use designation.
The site for Rojo Grande Sedona is outside of the planning area of the City of Sedona, which is
the nearest municipality to the Rojo Grande Sedona site.
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RELATIONSHIP TO SURROUNDING PROPERTIES:
Rojo Grande Sedona is located on the north side of State Route 89A in an unincorporated area
of Yavapai County, approximately six miles west of downtown Sedona. The use/ownership and
zoning of the surrounding properties are as follows:
North:

Coconino National Forest, zoned RCU-2A.

West:

Coconino National Forest, zoned RCU-2A.

East:

Coconino National Forest and a single-family residence, zoned RCU-2A.

South: Sunset Hills, a manufactured home subdivision, zoned R1-10; Sedona Shadows, a
manufactured home rental community and Sedona Pines, a park model
rental/timeshare community, both zoned RCU-2A, and seven (7) single-family
residential lots (unsubdivided), all zoned R1L-70.
As noted above, Exhibits A1 and A2 provide aerial photographs and context for the site and
adjacent uses.
DEVELOPMENT SCHEDULE:
Rojo Grande Sedona is proposed to be developed as two (2) phases, with the initial phase being
the Manufactured Home spaces nearest SR 89A, the Recreational Vehicle spaces, internal
drives associated with these phases and certain amenities (to be defined). The second phase
(or additional phases) will develop as market conditions warrant.
Pursuant to Section 440 of the Yavapai County Planning and Zoning Ordinance, development
of the first phase is to occur within four (4) years after approval of the PAD by the Yavapai County
Board of Supervisors.
COMMUNITY FACILITIES AND SERVICES:
Rojo Grande Sedona proposes its own community facilities and services, such as a
clubhouse/meeting space(s).
PUBLIC UTILITIES AND SERVICES:
Police protection will be provided by the Yavapai County Sheriff’s Office. Fire protection will be
provided by the Sedona Fire District.
Water service is presently provided by an onsite well and storage tank system. The existing well
has been evaluated by Southwest Groundwater Consultants (SGC) and they have determined
that the aquifer and existing well can physically provide the project demands for water supply.
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It is likely that the well will be modified with a new pump, motor, piping, controls, and associated
equipment to produce 300 gallons per minute. A Hydrologic Study in support of an Application
for a Certificate of Water Adequacy to the Arizona Department of Water Resources (ADWR) will
be prepared based on the testing results conducted by SGC. Water produced from the well is
likely to exceed the drinking water standard for arsenic, and therefore, treatment may be
required. The water service and treatment will be maintained and operated by a private provider
and permitted with the Arizona Department of Environmental Quality (ADEQ). The formation of
a water service provider or the establishment of a service agreement with an existing water
service provider will be necessary for the project.
A new storage tank and booster pump site will be necessary to adequately supply average day
plus fire flow demands for the proposed development. An approximate 200,000-gallon tank and
booster pump site is proposed for each phase of the project. Final storage tank sizes, treatment,
and booster pump design will be provided as final design occurs.
Wastewater service is presently provided by an onsite septic tank and system serving the
property. The Rojo Grande Sedona development proposes a wastewater treatment plant that
will be sized and modular in nature to expand treatment capacity as phase 1 and phase 2
development occurs. The options considered for onsite treatment will be activated sludge and
membrane bioreactor (MBR) facilities. MBR treatment systems combine the biology of an
activated sludge process with a membrane filtration system to provide effluent quality that meets
or exceeds state regulatory requirements for reuse. Membranes are an advanced treatment
technology that removes solids and some nutrients more efficiently than conventional and are a
viable option for this project. The design and permitting for wastewater treatment and facility
design will be with the ADEQ as the project proposes design flows in excess of 24,000 gallons
per day. The collection system to serve the development will be reviewed by the Yavapai County
Environmental Unit through the existing delegation agreement with ADEQ. The proposed
wastewater treatment and system will be maintained and operated by a certified private provider.
The formation of a wastewater service provider or the establishment of a service agreement with
an existing wastewater service provider will be necessary for the project.
Electric service is provided by APS (Arizona Public Service). Telecommunications services
(phone, cable, internet) are available from a number of sources, and will be at the discretion of
the residents.
Refuse collection will be provided by a private company.
As an age-qualified development, Rojo Grande Sedona will have no impact on area schools.
The Rojo Grande Sedona project contains a floodway and flood fringe for the Dry Creek Wash
that traverses the property. With the exception of access roads crossing the Dry Creek Wash,
the Rojo Grande Sedona development maintains the Dry Creek corridor and proposes
development areas outside of the mapped floodplain. The construction of any proposed Dry
Creek Wash crossing will have special restrictions and will be designed to meet the criteria for
emergency access and FEMA special flood hazard area requirements. The area is part of a
current Oak Creek remapping project and base flood elevation calculations are anticipated to be
available as soon as October, once Yavapai County Flood Control District submits to FEMA.
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Rojo Grande Sedona will meet the drainage requirements of Yavapai County. Due to the
proximity of the project to Dry Creek Wash, detention may not be required. At a minimum, the
retention proposed will meet the water pollution prevention requirements and retain the first halfinch of stormwater run-off impacting the developed area. Where basins will be proposed
throughout the development, non-geometric designs will be provided to encourage more natural
and aesthetically pleasing stormwater storage methods and stormwater quality.
Several smaller washes in magnitude traverse the property. Where possible, the proposed
development maintains many of these washes with established open space corridors throughout
the development. Maintaining a natural and limited structural design approach for watercourse
management is intended for the development to minimize disturbance of existing washes.
Where alterations or conveyance improvements are recommended, the project will be subject
to the requirements as outlined in the Drainage Design Manual for Yavapai County.
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