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! approved by the EPC as part the Site Development Plan

| The applicant has submitted view analysis diagrams to
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Summar:y af Analysis
- The applicant requests for an exception to the maximum
-allowed heights in the Northwest Mesa Escarpment Plan
for seven lots using the process recently approved by Clty
Council.

' The pad site elevations and grading plan were previously

for Subdivision (SPS), this request constitutes an
amendment to the SPS. The applicant is asking that the
allowed height for all be 19 feet from finished grade,
except for lot 67, which would be limited to 17.8 feet.

 show that the impact of the additional height on views to
 the escarpment will not be significant.

The applicant has addressed the hardship criteria by cltmg
drainage, engineering constraints and the need for
continuity of development.

| The request is generally consistent with intent of the

NWMERP to protect views to the escarpment face and to

- protect the Petrogylph National Monument.

The Tres Volcanes NA and Westside Coalition of
Neighborhood Associations were notified. A facilitated
meeting was not requested or recommended. Staff has
received any public comment as of this writing and there
is no known opposition.

Staff recommends approval with conditions.
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I. AREA CHARACTERISTICS AND ZONING HISTORY

Surrounding zoning, plan designations, and land uses:

3 Comprehensive Plan Area; .
conis Applicable Rank II & III Plans e i
_ Developing Urban, WSSP, o
Site | SU-2 PDA Northwest Mesa Escarpment Vacant
Plan
North | A4 B Petroglyph National
Monument
South | SU-2 PDA Same Single family housing
East | SU-2 PDA Same Vacant, single family housing
L Petroglyph Nation Monument,
West | A-1, SU:-2 PDA . Same_ Single Family Homes

II. INTRODUCTION
Proposal

The applicant requests an exception to the maximum allowed heights in the Northwest Mesa
Escarpment Plan (NWMEP) for seven lots located on Tract M of the Watershed subdivision, located
in the northwest portion of the city, just south of the Petroglyph Nation Monument. The applicant
requests an exception under the process recently approved by City Council which allows an
exception for lots that would be undevelopable if the building height regulations were strictly applied.

Because the pad site elevations and grading plan were previously approved by the EPC as part the
Site Development Plan for Subdivision, this request constitutes an amendment to the Site
Development Plan for Subdivision. The applicant is asking that the height for homes lots, 63, 64, 66,

108, 109 and 116 be 19 feet from finished grade, except for lot 67, which would be limited to 17.8
feet.

EPC Role

The subject site is part on a larger subdivision, the Watershed Subdivision. Site Development Plan for
Subdivision(SPS) for the subdivision stipulated that tracts adjacent to the Petroglyph National would
be reviewed by the EPC( 13EPC-40115). The EPC reviewed and approved the Site Development
Plan for Subdivision for tracts M in November of 2015. This plan showed a grading and drainage
plan with specific elevations for each pad site within the development. The EPC is hearing this case
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because it is an amendment to the previously approved SPS and because of the process for exceptions
outlined in the 2016 amendments to the NWMEP. This is a quasi-judicial matter.

History/Background

On July 11, 2013, the EPC approved the Site Development Plan for Subdivision for approximately
285 acres comprising the Watershed Subdivision (Project No. 1006864, 13EPC-40115) zoned SU-2
tor PDA (Planned Development Area) and located north of 98th St./Arroyo Vista Blvd. NW, west of
Tierra Pintada Blvd., and south and east of the Petroglyph National Monument.

The approved SPS subdivides the property into six tracts (Tracts N-2-A - E and Tract M) designated
for single-family residential lots. Tract N-2- F is the site of an amenity center for the development
and Tract N-2-G (shown as tract N-2-A-1) was designated as private open space. Tracts N-2-A — C,

N-2-G and M were designated for residential development abutting the Petroglyph National
Monument.

The approved SPS provided design standards for the entire subdivision including restrictions on
height, color and design within 350 feet of the Petroglyph National Monument (the Impact Area as
designated by NWMEP), as well as standards for lighting, signage, roadways , trail and special
treatment for development adjacent to the Mirehaven Arroyo and the Petroglyph National Monument.

The EPC approved a Site Development Plan for Subdivision for Tract N-2-A in November of 2013
(13 EPC-40143); the DRB approved a Site Development Plan for Subdivision for Tract N-2-E in
2013 and the Site Development Plan for Building Permit in 2015. The DRB approved a Site
Development Plan for Building Permit for the Amenity center on tract N-2-F. The Planning
Department administratively approved an amendment to the 2013 overall SPS (13EPC-40115) to
change the entry sign types for Tract M and show the bridge design for the crossing of the Mirehaven
Arroyo. In November of 2015 the EPC approved the SPS for tracts M and N-2-A-1. Tract N-2-A-1
contains the Mirehaven Arroyo, part of the private, on site open space for the development. In 2016,
after review and a recommendation of approval by the EPC, the City Council approved an
amendment to the NWMEP to provide a process for exceptions to the 19 foot above natural grade
height limit for lots that would be undevelopable if the height restrictions were strictly enforced.

Context

The subject site is part of a larger residential development that includes two previous phases of south
of the Mirehaven Arroyo, also developed as housing for persons over 55 years of age. The area to the
east of the subject site is developed with single family residential use. The Petroglyph National

Monument is to the north and west of the site, public access is allowed on portions of the monument,

but is limited.
Transportation System

The Long Range Roadway System (LRRS) map, produced by the Mid-Region Council of
Governments (MRCOG), identifies the functional classifications of roadways.
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The Long Range Roadway System designates Tierra Pintada as a Collector street.
The Long Range Roadway System designates West Creek as a Local street.

Comprehensive Plan Corridor Designation

The subject site is not adjacent to a designated Comprehensive Plan corridor.

Trails/Bikeways

Tierra Pintada Boulevard contains a designated bike lane; Arroyo Vista Boulevard and Tierra

Pintada Boulevard both contain portions of the Arroyo Vista multi use trail to the south west of
the subject site.

Transit

Refer to Transit Agency comments

Public Facilities/Community Services

Please refer to the Public Facilities Map in the packet for a complete listing of public facilities
and community services located within one mile of the subject site.

IIl. ANALYSIS
APPLICABLE ORDINANCES, PLANS AND POLICIES

Albuquerque Comprehensive Zoning Code

The subject site is zoned SU-2 for Planned Development Area (PDA), a zone established by the
Westland Master Plan in 2000.

This zone “provides suitable sites for a mix of residential uses which are special because of the
relationship of this property to the Petroglyph National Monument. This zone, as applied by this
Plan, provides suitable sites for a wide range of residential densities, schools, active and passive
recreational uses (parks, trails, community centers, etc.)” (WMP, p. 44). Permissive uses for
“PDA” are those uses allowed permissively in the RT Zone. The RT Zone permissive uses are
uses permissive in the R-1 Zone, with a few exceptions including more than one house per lot is
allowed. The approved SPS (13 EPC-40115) identified the ‘casita’ as an option available to

homebuyers, and the ‘casita’ will therefore be allowed as accessory living quarters within the
proposed development.

Building height up to 40 feet is allowed, except within the View and Impact areas of the
NWMEP. The minimum lot size is 3,200 square feet per dwelling unit, and the minimum lot

width is 32 feet. Setbacks are defined by an SPS. Off-street parking is regulated by the City
Zoning Code.

Single family housing, single family housing with an accessory living quarters and open space
are allowed uses in the underlying zone.
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Development on the site is also subject to the requirements of the approved SPS for the entire
subdivision (13 EPC-40115).

Albuquerque / Bernalillo County Comprehensive Plan
Policy Citations are in Regular Text; Staft Analysis is in Bold Italics

The subject site is located in an area that the Albuquerque/Bernalillo County Comprehensive
Plan has designated as Developing Urban. The Comprehensive Plan goal of Developing and
Established Urban Areas is “to create a quality urban environment which perpetuates the
tradition of identifiable, individual but integrated communities within the metropolitan area and
which offers variety and maximum choice in housing, transportation, work areas and life styles,
while creating a visually pleasing built environment.” Applicable policies include:

Policy 11.B.5d: The location, intensity, and design of new development shall respect existing
neighborhood values, natural environmental conditions and carrying capacities, scenic resources,
and resources of other social, cultural, recreational concern.

The proposed development will be similar in scale, layout and use to the existing nearby
development. The streets adjacent to the Petroglyph National Monument are primarily single
loaded so that housing is only developed on the side opposite the Monument; this adds a buffer
for both the residents and the monument. The additional height allowed by the request will result
in structures that are a comparable height to adjacent structures and to other nearby

development. Public access to the Monument will not be altered by this request. The request
furthers Policy IL.B.5d.

Policy 11.B.5e: New growth shall be accommodated through development in areas where vacant
land is contiguous to existing or programmed urban facilities and services and where the
integrity of existing neighborhoods can be ensured.

Urban infrastructure and services exist in the area, including roads and utilities. The request
furthers Policy II.B.5e.

WEST SIDE STRATEGIC PLAN (WSSP) (Rank II)

The West Side Strategic Plan (WSSP) was adopted in 1997 and amended several times since
then, in 2002, 2005, 2008, 2009 and 2011. The WSSP area encompasses over 96,000 acres of
land, or approximately 150 square miles. Specific boundaries are shown on p.2 of the WSSP.

The Southwest Albuquerque Strategic Action Plan (SWASAP) became part of the WSSP in
2009 (Enactment R-2009-035).

The WSSP identifies 13 communities in established areas of the West Side. The subject site is
located in the Westland North community, one of the largest in the Plan area.

Policy 3.81: The City of Albuquerque and Bernalillo County shall, through their land use and
design decisions, minimize negative impacts upon the National Monument. The Park Service

shall, through their actions, attempt to minimize their negative impacts on the City, County, and
adjacent neighborhoods and landowners.
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The EPC, acting for the City, will make land use and design decisions that will affect the
Petroglyph National Monument (PNM). The proposed additional height shows will not have a
negative impact on the monument, because views will still be protected. The request does not
alter the access to the PNM or move drainage on to the PNM. The request furthers policy 3.81

NORTHWEST MESA ESCARPMENT PLAN (Rank 3)

The Northwest Mesa Escarpment Plan (NWMEP) was adopted by City Council on November
30, 1987. The Northwest Mesa Escarpment is a seventeen-mile long face of exposed volcanic
basalt and associated soils approximately 50 to 200 feet high, which runs north-south along the
northwest mesa of Albuquerque. The NWMEP was created to maintain the volcanic escarpment

as open space for public health, welfare and safety reasons, as well as to define urban form and
satisfy other open space needs.

The NWMEP contains a design overlay zone and is utilized as a tool to help preserve the
Escarpment area. There are four areas within the design overlay zone:

. The Escarpment Face ® The Impact Area

. The Conservation Area ® The View Area

The subject site contains lands in the Impact Area and in the View Area. Policies in the NWMEP

include general regulations that apply in multiple areas, and specific View Area regulations and
Impact Area regulations.

Policy 7: For property within the City of Albuquerque and Bernalillo County, a design overlay
zone is established which covers the Conservation Area, the Impact Area and the View Area as
shown on Map 10. All development within the Design Overlay Zone shall comply with the
design regulations of this chapter. Variances other than those specifically allowed constitute plan
amendments and must follow the standard plan amendment procedure. A request for amendment
to the Plan may be processed simultaneously with a request for site plan approval. Site plan

approval by either the City or County Planning Commission shall be conditional on Plan
amendment approval by the City Council.

The request complies with Policy 7. The amendment request includes a request for a height
between 15 feet and 19 feet for seven lots, within the Impact Area. The process laid out within
the NWMEP for the height increase request is that it is reviewed by the EPC as part of a site
plan review, as with the process for the requested height increases.

12-1  Structure height (as defined in the Zoning Code) shall not exceed 15 feet. Up to four feet
additional height for non-residential structures may be allowed by seeking a variance.

12-2  Applications to allow exceptions to the 15’ height limit will be reviewed as site plan
submittals on a case-by-case basis by the EPC. No exception will be allowed unless the
applicant demonstrates that the impact of the proposed development on views to and from the
escarpment will be the same as, or less than, the impact if the 15 foot height limit were met.

Residential structures are proposed for this site, so the variance process in 12-1 does not apply
and the applicant must present a site plan to the EPC that demonstrates that impact on the views
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to and from the Escarpment will be the same or less than the impact of a development at the 15
foot height.

The 2016 amendment to the NWMEP provided a process for exceptions to 12-2 for lots that
would be rendered undevelopable if the height restrictions were strictly enforced. This
amendment allows building heights to exceed 19 feet above the natural grade, but does not allow
buildings to exceed 19 feet from the finished grade and does not allow buildings seeking
exceptions to be taller than adjacent buildings.

Policy 12-2 was amended to include the following language:

Heights shall in no case exceed 19' from natural grade, unless adherence to this policy
would render the lot undevelopable. Applications for exceptions to the 19" height limit
shall be reviewed and approved by the EPC and shall demonstrate both:

Hardship: The intent of the view regulations contained in Policy #12 must be met. The
burden is upon the applicant to demonstrate that strict adherence to the policy would
render the lot undevelopable because of physical and/or engineering constraints (rock
outcroppings, street grades, ADA compliance, utility design). The application shall
include a Grading and Drainage Plan that has been approved by the City Engineer.

Visual Impact: The resulting building shall not be taller than the tallest abutting building
located within the Impact Area and shall not block views of the escarpment, as shown in
the view plane exhibits as detailed in the exception submittals a. through ¢. No structure

shall exceed 19 feet in height from the finished grade (pad elevation), even with an
exception.

The chart on page 7 of 9 of the SPS shows the natural elevation plus 19 feet (the maximum
height for a structure in the Impact Area), the pad elevation (elevation at which the structure will

be built or finished grade) and the “umbrella” (the height between the pad site elevation and the
maximum allowable height).

If there is at least 19 feet between the pad elevation and the natural grade plus 19 feet, then a
structure of 19 feet in height could be allowed on that pad site because the height would not
exceed maximum allowable height. The lots that exceeded this height were limited to less than

19 feet. Prior to the 2016 amendment to the NWMEP no structure could exceed 19 feet above the
natural grade.

In the 2015 approval of the SPS, the applicant cited the following issues with regard to the site.

1. The escarpment face is significant distance from the property line and is approximately
30 feet in elevation higher than the property. There is a ridge within the Petroglyph
National Monument to the north, between the Escarpment face and the property line,
which is generally 10 to 20 feet higher than the property line and impedes the view of the
Escarpment from the south. The ridge is 40 to 70 feet higher than the bottom of the
Escarpment face, so the ridge blocks a significant portion of the view to the Escarpment.

2. The property slopes down from north to south at slopes ranging from 6 to 7 percent.
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3. The majority of the development adjacent to the Monument boundary is a single loaded
street to provide for views into the Monument and to the escarpment face.
4. A majority of the lots are behind the first row of lots nearest to the Monument boundary

and will not have any impact on views to the Monument.

The applicant is requesting that an exception to allow the building to exceed 19 feet above the
natural grade be made for lots, 63, 64, 66, and 67 and lots 108, 109 and 116. No homes within
the development can exceed 19 feet about finished grade.

Hardship:

The applicant states that the grading plan was altered to allow to construction of a service road
for access to the Petroglyph National Monument (PNM) for PNM staff. Additional, the grading
plan allows for drainage to run into the developed streets, rather than on to individual lots. The
reconfigured drainage moves water into the developed streets which are designed to

accommodate this drainage instead of into areas where the storm water may cause erosion and
damage to the retaining walls.

The topography of the site varies considerably and requires that some lots are cut to a lower
elevation, while others are filled to a higher elevation to achieve buildable lots throughout the
development. The lots in question are lots are in valleys, areas where fill is required. This

That applicant additional states if the exceptions are not approved, then the lower heights would
significantly limit the range of housing choices for futures buyers.

The additional height for lots 64, 109 and 116 are negligible. The additional height ranges from
approximately 1.2 inches to approximately 8 inches. The impact on the development of having to
make special adjustments for these lots would be considered a hardship.

Lots 63, 64, 66 and 67 have changed in pad elevation since the original approval of the SPS due
the changes in drainage discussed above.

Lots 108,109 and 116 remain at the same pad elevation.

Visual Impact:

The applicant looked at the elevation of the adjacent lots, impact on the views to the escarpment,
impact on the views to the natural ridge behind the development and the percentage that the
height deviates from the previously approved height. The applicant submitted view analysis

diagrams to show that the impact of the additional height on views to the escarpment will not be
significant

The applicant is asking that the allowed height for all lots be 19 feet from finished grade, except
for lot 67, which would be limited to 17.8 feet.

For all of the lots the escarpment face would be visible with the additional height, except for lots
66 and 67 a portion of the ridge behind the development and a small portion of the escarpment
will be obscured. Lots 66 and 67 are the lots closest to the PNM . Lot 67 was originally limited
to 15 feet. Staff finds that the proximity to the monument and the proximity to ridge should
leave lots 66 and 67 limited to lower heights; ideally 17 feet or lower. Allowing the two
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additional feet in height would still give the development flexibility, but would more fully
protect the views and be consistent with the intent of the NWMEP.

While Lot 65 is adjacent to lot 66, it does not require an exception and can be developed with a

19 foot tall home. Lot 66 has a pad elevation that is 3 feet higher than lot 65, lot 67 sits 3 feet
higher than lot 66.

The chart on sheet 4 of 6 of the SPS, Exception Justification, shows that the additional height on
lots 66 and 67 will have more of an impact on the views than the additional height on other lots

because of the proximity to the monument and because the escarpment and the ridge slope is
lower at this point in the development.

The applicant has demonstrated that the visual impact of the additional height will not be
significant, with the exception of lots 66 and 67.

The additional height for lots 64, 109 and 116 are negligible. The additional height ranges from
approximately 1.2 inches to approximately 8 inches. Although the additional height for lot 66

would be less than 1 foot, the location of lot 66 makes the additional height have a greater impact
on the views to the escarpment face.

Lots 63, and 108 are asking for additional height of more than one foot from what was originally
approved, but will still be the same height or lower than adjacent homes and are farther away
from the edge of the monument. The impact on views from these homes is not significant
because both ridge and the escarpment will be visible, even with the additional height.

Additional NWMEP Policies that are relevant to the request

Policy 13: Sites which cannot be set aside as open space, including recreational facilities, and
sites adjacent to open space, shall have minimum visual impact.

The heights of buildings area limited to 19 feet or lower within the Impact Area of NWMEP. The
request does not change the previously approved open space areas. Sheet 4 of 6, Exception
Justification shows that the structures will generally be below the escarpment face and will not
block the views to the escarpment. The condition that lots 66 and 67 have limited height
addresses additional view protection. The request furthers policy 13.

Policy 15.7: Natural contours of the land shall be taken into account in determining the
placement of roads and utilities. Grading and filling of existing contours shall be kept to a
minimum. It is recognized that retaining walls will be necessary in some cases, but facility
designs shall minimize their height and insure that they blend visually with their surroundings.
The maximum height allowed for a retaining wall designed to limit the width of a road corridor

is 8’. Retaining walls must meet all other requirements in the design overlay zone with regard to
color and materials.

Although there will be grading (cut and fill) throughout the site; the result will be to lessen the
visible profile of the new buildings in views of the Escarpment. Retaining walls will be utilized
in some locations, with wall heights a maximum of eight feet, the walls will be required to meet
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the design standards in the approved overall SPS(13 EPC 40115). Graded slopes will be less
5%. The request complies with Policy 15.7.

NWMEP Conclusion

The NWMEP seeks to protect views to the escarpment and protect the Petroglyph National
Monument by capping the height of structures and also discouraging mass grading of the area,
but allows that grading if it improves the site plan. In this case the lower heights of the proposed
structures can only be achieved through a grading plan that alters the natural topography of the
site. The additional height for five of the seven lots will not have a significant impact on the
escarpment face. Staff has included a condition to address the height on the other two lots. The
grading plan does show varied elevation in the pad site elevations, which, while not the same as

the natural topography mimics the variation in topography and provides visual relief in the
development.

TRAILS & BIKEWAYS FACILITY PLAN (Rank II)

FACILITY PLAN FOR ARROYOS (Rank II)

WESTLAND MASTER PLAN (RANK III)

These three plan were included in the original SPS approval, the current request does not
change the access to trails, design of the development near arroyos or the over all design of the
development, and therefore they are not relevant to the request.

WESTLAND MASTER PLAN (RANK III)

The City adopted the Westland Master Plan (WMP) in 1998 to provide guidance for more
detailed planning, zoning and platting actions within the designated plan boundaries. The WMP
was amended in 2008 in conjunction with amendments to the Westland Sector Plan, and also
amended in 2012. The Plan encompasses approximately the area between the Petroglyph
National Monument and Interstate 40, and between Unser Boulevard and a boundary line to the
west of Paseo del Volcan. The WMP contains information regarding the area’s physical
characteristics and addresses land use, zoning, transportation and the development vision for the
area. There are no specific goals or policies in the WMP, but the plan

Westland Master Plan Design Guidelines (p. 75 — 99)

B. Views (p. 79): The Westland properties offer spectacular views of the Sandias, the Rio
Grande Bosque, and the Volcanic Escarpment. Significant visual features should be retained and
enhanced through the methods described. Buildings with flat roofs are encouraged.

The proposed additional height will not have a negative impact on the escarpment or the views
to the escarpment. Sheet 4 of 6, Exception Justification shows that all structures will be below
the escarpment face and will not block the views to the escarpment. The condition that lots 66
and 67 have limited height addresses additional view protection. The development generally
slopes from northwest to southeast and will still offer views to the Sandias

The request furthers Westland Master Plan Guideline B, Views.
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SITE DEVELOPMENT PLAN FOR SUBDIVISION AMENDMENT
Request

The applicant requests an amendment to the previously approved SPS to allow an exception to the
height regulation of the Northwest Mesa Escarpment plan.

Section 14-16-3-11(B) of the Zoning Code states, “...Site Development Plans are expected to meet
the requirements of adopted city policies and procedures.” As such, staff has reviewed the attached
site development plan for conformance with applicable goals and policies in the Comprehensive Plan,
the Comprehensive Zoning Code and all other applicable City planning documents.

Site Plan Layout / Configuration

The SPS approved in 2016 showed the elevations of the pad sites for each lot in the subdivision
and analyzed the impact that a 19 foot building would have on the views to the escarpment.

Because the pad site elevations and grading plan were previously approved by the EPC as part
the Site Development Plan for Subdivision, this request constitutes an amendment to the Site
Development Plan for Subdivision.

IV. AGENCY & NEIGHBORHOOD CONCERNS

Reviewing Agencies

APS commented on the number of children that future development on the site could generate.

The applicant states that the development is age restricted and will not include school age
children.

The applicant will continue to work with the Water Utility Authority as development occurs.
The applicant states that Lots 63, 64, 66, and 67 are located in Del Webb @ Mirehaven Phase
2A, and have received Final Plat approval. Lots 108, 109, and 116 are located in Del Webb
(@Mirehaven Phase 2B and have received Preliminary Plat approval with an approved
infrastructure list.

The Superintendent of the PNM submitted a letter stating that the PNM is not opposed to the

request and does not believe the requested building heights will block the views to the
escarpment.

Neighborhood/Public

The Tres Volcanes NA and Westside Coalition of Neighborhood Associations were notified. A
facilitated meeting was not requested or recommended.

V. CONCLUSION

The applicant requests for an exception to the maximum allowed heights in the Northwest Mesa
Escarpment Plan (NWMEP) tfor seven lots located on Tract M of the Watershed subdivision,
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located in the northwest portion of the city, just south of the Petroglyph Nation Monument. The
applicant requests an exception under the recently approved process which allows an exception
for lots that would be undevelopable if the regulations were strictly applied.

Because the pad site elevations and grading plan were previously approved by the EPC as part
the Site Development Plan for Subdivision, this request constitutes an amendment to the Site
Development Plan for Subdivision. The applicant is asking that the allowed height for all be 19
feet from finished grade, except for lot 67, which would be limited to 17.8 feet.

The request is generally consistent with intent of the NWMERP to protect views to the escarpment
face and to protect the edge of the Petrogylph National Monument. The applicant submitted view
analysis diagrams to show that the impact of the additional height on views to the escarpment
will not be significant, except for lots 66 and 67 where staff recommends that heights be limited
to less than 17 feet to protect the views.

The applicant has addressed the hardship criteria by citing drainage, engineering constraints in
the form of the changes needed to allow the service for the PNM, the topography of the site and
the need to accommodate the storm water drainage in the street to prevent erosion and protect the
stability if the retaining walls. Also, the need for continuity within the development.
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FINDINGS — 17 EPC-40004 April 13, 2017 Site Development Plan for Subdivision

1. This is a request for an amendment to a Site Development Plan for Subdivision for all or a
portion of Lots 63, 64, 66, and 67 of Del Webb (@ Mirehaven Phase 2A subdivision and
future Lots 108, 109, and 116 of Del Webb(@ Mirehaven Phase 2B subdivision (currently a
portion of Tract M1, Watershed Subdivision). To request Exceptions to the Height
Restrictions per the Northwest Mesa Escarpment Plan, containing approximately 47.05 acres.

2. The subject site is zoned SU-2 for PDA (Planned Development Area) pursuant to the
Westland Sector Development Plan and Westland Master Plan. The SU-2 for PDA zone is
intended to provide for “a mix of residential uses” that are “special because of the

relationship of this property to Petroglyph National Monument.” The proposed residential
and open space uses are allowed under the existing zoning.

3. The subject is part of a larger Site Development Plan for Subdivision (SPS) approved by the
EPC in 2013 (13EPC-40115). This SPS contains design standards, street and trail sections

and illustrative renderings of home types. Future development on the subject tracts is subject
to the requirements of the SPS (13EPC-40115).

4. The Albuquerque/Bernalillo County Comprehensive Plan, West Side Strategic Plan,
Northwest Mesa Escarpment Plan and the City of Albuquerque Zoning Code are
incorporated herein by reference and made part of the record for all purposes.

5. The subject site is within the Developing Urban Area of the comprehensive Plan; the
following polices are applicable to this request:

A. Policy I1.B.5d: The location, intensity, and design of new development shall respect
existing neighborhood values, natural environmental conditions and carrying capacities,
scenic resources, and resources of other social, cultural, recreational concern.

The proposed development will be similar in scale, layout and use to the existing nearby
development. The streets adjacent to the Petroglyph National Monument are primarily
single loaded so that housing is only developed on the side opposite the Monument; this
adds a buffer for both the residents and the monument. The additional height allowed by
the request will result in structures that are a comparable height to adjacent structures and
to other nearby development. Public access to the Monument will not be altered by this
request. The request furthers Policy 11.B.5d.
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B. Policy I1.B.5e: New growth shall be accommodated through development in areas where
vacant land is contiguous to existing or programmed urban facilities and services and
where the integrity of existing neighborhoods can be ensured.

Urban infrastructure and services exist in the area, including roads and utilities. The
request furthers Policy I1.B.5e.

6. The site is within the boundaries of the West Side Strategic Plan. The following policies are
relevant:

Policy 3.81: The City of Albuquerque and Bernalillo County shall, through their land use and
design decisions, minimize negative impacts upon the National Monument. The Park Service
shall, through their actions, attempt to minimize their negative impacts on the City, County,
and adjacent neighborhoods and landowners.

The EPC, acting for the City, will make land use and design decisions that will affect the
Petroglyph National Monument (PNM). The proposed additional height shows will not have
a negative impact on the monument, because views will still be protected. The request does

not alter the access to the PNM or move drainage on to the PNM. The request furthers policy
3.81

7. The site is within the boundaries of the Northwest Mesa Escarpment Plan . The following
policies are relevant:

A. Policy 7: For property within the City of Albuquerque and Bernalillo County, a design
overlay zone is established which covers the Conservation Area, the Impact Area and the
View Area as shown on Map 10. All development within the Design Overlay Zone shall
comply with the design regulations of this chapter. Variances other than those
specifically allowed constitute plan amendments and must follow the standard plan
amendment procedure. A request for amendment to the Plan may be processed
simultaneously with a request for site plan approval. Site plan approval by either the City

or County Planning Commission shall be conditional on Plan amendment approval by the
City Council.

The request complies with Policy 7. The amendment request includes a request for a
height between 15 feet and 19 feet for seven lots, within the Impact Area. The process
laid out within the NWMEP for the height increase request is that it is reviewed by the
EPC as part of a site plan review, as with the process for the requested height increases.

B. Policy 12.2(paraphrased): Heights shall not exceed 19' from natural grade, unless
adherence policy makes the lot undevelopable. Applications for exceptions to the 19'

height limit shall be reviewed and approved by the EPC and shall demonstrate both
hardship and visual impact:
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8.

9.

The application includes a Grading and Drainage Plan that has been approved by the City
Engineer as required by the exception process in the Northwest Mesa Escarpment Plan.
The applicant submitted view analysis diagrams to show that the impact of the additional
height on views to the escarpment will not be significant, except for lots 66 and 67 where
staff recommends that heights be limited to protect the views.

The applicant has addressed the hardship criteria by citing drainage, engineering
constraints and the need for continuity of development.

C. Policy 13: Sites which cannot be set aside as open space, including recreational facilities,

and sites adjacent to open space, shall have minimum visual impact.

The heights of buildings area limited to 19 feet or lower within the Impact Area of
NWMEP. The request does not change the previously approved open space areas. Sheet 4
of 6, Exception Justification shows that the structures will generally be below the
escarpment face and will not block the views to the escarpment. The condition that lots
66 and 67 have limited height addresses additional view protection. The request_furthers
policy 13.

D. Policy 15.7: Natural contours of the land shall be taken into account in determining the
placement of roads and utilities. Grading and filling of existing contours shall be kept to
a minimum. It is recognized that retaining walls will be necessary in some cases, but
facility designs shall minimize their height and insure that they blend visually with their
surroundings. The maximum height allowed for a retaining wall designed to limit the
width of a road corridor is 8’. Retaining walls must meet all other requirements in the
design overlay zone with regard to color and materials.

Although there will be grading (cut and fill) throughout the site; the result will be to
lessen the visible profile of the new buildings in views of the Escarpment. Retaining
walls will be utilized in some locations, with wall heights a maximum of eight feet, the
walls will be required to meet the design standards in the approved overall SPS(13 EPC
40115). Graded slopes will be less 5%. The request complies with Policy 15.7.

The Tres Volcanes NA and Westside Coalition of Neighborhood Associations were notified.

A facilitated meeting was not requested or recommended. Property owners within 100 feet of
the site were notified.

The Superintendent of the PNM submitted a letter stating that the PNM is not opposed to the

request and does not believe the requested building heights will block the views to the
escarpment.
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RECOMMENDATION - 17 EPC-40004 April 13, 2017

APPROVAL of 17EPC-40004, a request for Site Development Plan for Subdivision , for (legal

description), based on the preceding Findings (and subject to the following Conditions of
Approval.)

CONDITIONS OF APPROVAL - 17 EPC-40004 April 13, 2017 Site Development Plan for
Subdivision Amendment

1. The EPC delegates final sign-off authority of this site development plan to the Development
Review Board (DRB). The DRB is responsible for ensuring that all EPC Conditions have
been satisfied and that other applicable City requirements have been met. A letter shall
accompany the submittal, specifying all modifications that have been made to the site plan
since the EPC hearing, including how the site plan has been modified to meet each of the
EPC conditions. Unauthorized changes to this site plan, including before or after DRB final
sign-off, may result in forfeiture of approvals.

2. Prior to application submittal to the DRB, the applicant shall meet with the staff planner to
ensure that all conditions of approval are met.

3. Height on lots 66 and 67 shall be limited to less than 17 feet from finished grade.

4. Conditions of Approval from other agencies...

Maggie Gould 1 ] } &

Planner

Notice of Decision cc list:

Consensus Planning

Pulte Homes

Tres Volcanes NA,

Westside Coalition of Neighborhood Associations
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CITY OF ALBUQUERQUE AGENCY COMMENTS

PLANNING DEPARTMENT
Zoning Enforcement

No Adverse comment

Office of Neighborhood Coordination

NA'’s and Coalitions Contacted: Tres Volcanes NA, Westside Coalition of Neighborhood
Associations

Long Range Planning

e The NWMERP states that heights shall in no case exceed 19’ from natural grade, unless
adherence to this policy would render the lot undevelopable.

e The proposed building heights listed for each of the 7 lots list proposes height from finished
grade not natural grade. Is that a typo? Should it read 19” from natural grade or do heights
need to be adjusted to state height above natural grade?

e What is the nexus between developability of the lots and the height of the proposed
buildings? Please explain why these lots are undevelopable with 15’ tall buildings.

Reference R-127, 2016 Amendments for Height, Measurement from Natural Grade and
Approval Process

Metropolitan Redevelopment Agency

CITY ENGINEER
Transportation Development

Transportation Development Conditions:

1. Developer is responsible for permanent improvements to the transportation facilities adjacent to
the proposed development site plan, as required by the Development Review Board (DRB).

Hydrology Development

DEPARTMENT of MUNICIPAL DEVELOPMENT
Transportation Planning

Traffic Engineering Operations
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WATER UTILITY AUTHORITY
Utility Services

L

a.  Availability 150811 was issued 09/28
made by following the link provided below:

1.

17EPC-40004 Site Development Plan for Subdivision

/2015 and has since expired. A new request can be

http://www.abcwua.org/Availability Statements.aspx

ii.
as well as a site map showing the location o

New requests shall include an approved Fire 1 Plan
f the site in question.

ENVIRONMENTAL HEALTH DEPARTMENT

PARKS AND RECREATION
Planning and Design

Open Space Division

City Forester

POLICE DEPARTMENT/Planning

SOLID WASTE MANAGEMENT DEPARTMENT

Refuse Division

No Comment
FIRE DEPARTMENT/Planning

TRANSIT DEPARTMENT
Transit Corridor- Not in a corridor

Transit Route-Not on a route

Current Service/Stops No existing service and none planned at this time

Comments/Support/Requests - No comment
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COMMENTS FROM OTHER AGENCIES

BERNALILLO COUNTY

ALBUQUERQUE METROPOLITAN ARROYO FLOOD CONTROL AUTHORITY

ALBUQUERQUE PUBLIC SCHOOLS
1. Project# 1006864

a.
b.

EPC Description: 17EPC-40004 Site Development Plan for Subdivision

Site Information: portion of Tract M, proposed Lots 63, 64, 66, 67, 108, 109, 116, Watershed
Subdivision

Request Description: The property owner requests exceptions for 7 lots to the maximum
allowed heights within the regulations in the Northwest Mesa Escarpment Plan (NWMEP).
APS Case Comments: APS does not oppose the request for exceptions for maximum height
regulations, however, this development as a whole will have impacts to the APS district. Del
Webb Phase 2 at Mirehaven (also known as Watershed at Estrella) will consist of 159 single
family units. This will have impacts to Painted Sky Elementary School, Jimmy Carter Middle
School, and West Mesa High School. Currently, Painted Sky Elementary is exceeding

capacity, Jimmy Carter Middle School is nearing capacity, and West Mesa High School has
excess capacity.

Residential Units: 159

Est. Elementary School Students: 41
Est. Middle School Students: 17

Est. High School Students: 18

Est. Total # of Students from Project: 76

*The estimated number of students from the proposed project is based on an average student generation
rate for the entire APS district.

MID-REGION COUNCIL OF GOVERNMENTS
MRMPO has no adverse comments.

MIDDLE RIO GRANDE CONSERVANCY DISTRICT

PUBLIC SERVICE COMPANY OF NEW MEXICO
PNM has no further comments based on information provided to date.
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Looking northwest across the subdivision near the northern boundary with the PNM
Looking southwest across the subdivision toward the existing development
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Looking north from the existing development south of the Mirehaven Arroyo, lots are to the west of
the water tank
Northern border of the subdivision along the PNM boundary
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RESOLUTION
AMENDING THE NORTHWEST MESA ESCARPMENT PLAN TO ALLOW
EXCEPTIONS TO THE MAXIMUM ALLOWED BUILDING HEIGHT OF 19 FEET
ABOVE THE NATURAL GRADE FOR LOTS THAT WOULD BE
UNDEVELOPABLE IF THE EXISTING HEIGHT RESTRICTION IS APPLIED;
ESTABLISHING A PROCESS FOR EXCEPTIONS.

WHEREAS, the Council, the Governing Body of the City of Albuquerque,
has the authority to adopt and amend plans for the physical development of
areas within the planning and platting jurisdiction of the City authorized by
statute, § 3-19-5, NMSA 1978, and by its home rule powers: and

WHEREAS, the Council has the authority to adopt, amend, or repeal such a
sector development plan; and

WHEREAS, the City of Albuquerque adopted the Northwest Mesa
Escarpment Plan (NWMEP) in 1987 through Council Resolution C/S R-383,
Enactment Number 97-1989; and

WHEREAS, the NWMEP was adopted to maintain the volcanic West Mesa
Escarpment as open space for public enjoyment, and to regulate urban form in
the area to protect views of the escarpment; and

WHEREAS, the NWMEP establishes an Impact Area, generally located
around the perimeter of the Petroglyph National Monument and City Open
Space lands comprising the West Mesa Escarpment; and

WHEREAS, structures in this area are currently limited to 15 feet from
natural grade, with a variance procedure allowing up to 19 feet above natural
grade; and

WHEREAS, the plan does not currently permit exceptions to the maximum
allowed building height of 19 feet above the natural grade; and

1
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utility design, etc.). The application shall include a Grading and Drainage Plan
that has been approved by the City Engineer.

Visual Impact: The resulting building shall not be taller than the tallest
abutting building located within the Impact Area and shall not block views of
the escarpment, as shown in the view plane exhibits as detailed in the
exception submittals a. through c. No structure shall exceed 19 feet in height
from the finished grade, even with an exception.

All exception submittals shall at a minimum include:

a. site plans, site elevations, and site sections showing the location of the
major public views (generally taken from the site perimeter or nearest public
road to the east, west, south and north, and the escarpment);

b. the relationship between slopes, building heights, setbacks, the height of
the escarpment, and views as noted in “a” above; and

c. use of a combination of the techniques suggested in Appendix N -
including A. Height/slope, B. View corridors, and C. Height/slope/setback - to
minimize the impact on views to and from the escarpment.

“Natural grade” means the grade (as defined in the Zoning Code) based on the
original site contours, prior to any grading.”

SECTION 2: That NWMEP, page 77 be amended as follows:
“12-1 p.58 Structure heights limited to 15’, or 19’ with a variance if needed to
screen rooftop equipment on non-residential structures. Exception granted for
very low density developments (1 du/net acre or less) which reserve a
minimum 200’ setback from the Escarpment Face (9% or greater slopes) -
maximum height is then 26’.
12-2 p. 58 Provides for exceptions to the 15’ height limit on a case-by-case
basis per site plan review by the EPC. See Policy 12-2 and Appendix N for
Specifics. Heights shall not exceed 19’ from natural grade, unless an
exception is requested and approved through the Environmental Planning
Commission, as part of an approved Site Development Plan.”

SECTION 3: That NWMEP, Appendix N, Page N-1 be amended as follows:
“A. Height/Slope:
Allow an increase in height in response to slope. For example, 1’ in increased

height may be granted for every 3’ to 4’ drop in ground elevation from a base

3
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SECTION 6: NWMEP, Appendix N, Page N-4 be amended as follows: insert
illustration, exhibit A

SECTION 7: SEVERABILITY CLAUSE. If any section, paragraph, sentence,
clause, word or phrase of this resolution is for any reason held to be invalid or
unenforceable by any court of competent jurisdiction, such decision shall not
affect the validity of the remaining provisions of this resolution. The Council
hereby declares that it would have passed this resolution and each section,
paragraph, sentence, clause, word or phrase thereof irrespective of any
provision being declared unconstitutional or otherwise invalid.

X:ACITY COUNCIL\SHARE\CL-StaffA_Legislative StaffiLegislation\22 CouncilR-127CSfinal.docx
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CITY OF AIBUQUERQUE®

URBAN DESIGN & DEVELOPMENT DIVISION
600 2nd Street NW, 3rd Floor, 87102

P.O. Box 1293, Albuquerque, NM 87103
Office (505) 924-3860  Fax (505) 924-3339

Pulte Homes of NM, Inc

9601 Jefterson Blvd NE, Suite 180
ABQ, NM 87109

OFFICIAL NOTIFICATION OF DECISION

November 13, 2015

Project# 1006864

I5EPC-40049 Site Development Plan for
Subdivision

LEGAL DESCRIPTION:

For all or a portion of Tracts M and N-2-A-1, Watershed
Subdivision, zoned SU-2 for PDA, located on Tierra
Pintada Blvd. between Mirehaven Parkway and West

Creek Place, containing approximately 72.9 acres. (H-8
& 9)

Statt Planner: Maggie Gould

On November 12, 2015, the Environmental Planning Commission (EPC) voted to APPROVE
PO Box 1207 TOjECt #1006864

/ISEPC-40049 a Site Development Plan for Subdivision and 15EPC-40050 an

Amendment to Site Development Plan for Subdivision, based on the following tfindings and conditions:
FINDINGS:

Albuquerque

New Mexico 87103

WWW.C dh( i " F‘(!V

l.

8]

. The subject is part of a larger Site Develo

This request is for a site develo

pment plan for subdivision for Tracts M and N-2-A-1
Watershed at Estrella subdivision, an a

pproximately 72.9 acre area located north and west
of Tierra Pintada Boulevard NW, and south and cast of the Petroglyph National
Monument (the “subject site™) to contain 183 residenti

al lots and the Mirehaven ArToyo
private open space.

The subject site is zoned SU-2 for PDA (Planned Develo

Westland Sector Development Plan and Westland Master Plan. The SU-2 for PDA zone is
intended to provide for “a mix of residential uses” that are “special because of the
relationship of this property to Petroglyph National Monument.” The proposed residential
and open space uses are allowed under the existing zoning.

pment Area) pursuant to the

pment Plan for Subdivision (SPS) approved by
the EPC in 2013 (I3EPC-40115). This SPS contains design standards, street and trail
sections and illustrative renderings of home types. Future development

on the subject
tracts is subject to the requirements of the SPS (13EPC-40115).

The subject site lies within the boundaries of the Developing Urban area of the
Comprehensive Plan. Additional applicable plans include the Westside Strategic Plan, the
Facilities Plan for Arroyos, the Trails & Bikeways Facilities Plan, the Westland Sector
Development Plan, the Westland Master Plan and the Northwest Mesa Escarpment Plan
(NWMEP).

Part of the site is also within the boundaries of the Impact Area of the
NWMEP Design Overlay Zone and is subject to applicable design regulations.
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5. The Albuquerque/Bernalillo County Comprehensive Plan, Westside Strategic Plan, the
Facilities Plan for Arroyos, the Trails & Bikeways Facilities Plan, the Westland Sector

Plan, the Westland Master Plan and the Northwest Mesa Escarpment Plan (NWMEP) and
the City of Albuquerque Zoning Code are incorporated herein by reference and made part
of the record for all purposes.

6. The subject site is within the Developing Urban Area of the comprehensive Plan; the
following polices are applicable to this request:

A.

Land Use

Open Space Goal: Provide visual relief from urbanization and to offer opportunities

for education, recreation, cultural activities, and conservation of natural resources by

setting aside Major Public Open Space, parks, trail corridors, and open areas
throughout the Comprehensive Plan area.

The request turthers the Open Space Goal. The site plan includes perimeter open
space abutting the Petroglyph National Monument boundary, open space area within
the Mirehaven Arroyo and open space within the residential portion of the
development. A trail system will connect these areas. Landscaping will be largely
native plant species including many from the WMP Design Guidelines Plant List.
Policy [L.B.1f: A multi-purpose network ot open areas and trail corridors along
arroyos and appropriate ditches shall be created. Trail corridors shall be acquired,
regulated, or appropriately managed to protect natural features, views, drainage and
other functions or to link to other areas within the Open Space network.

Multi-use trails are proposed along the Mirehaven Arroyo. Treatment of the arroyo
will preserve natural features where grading is not required, and will preserve views
into the Monument from the trails within the Arroyo and to the east. Trail connections
are shown from the public street, West Creek Pl, through the northeast corner of the
development to the Petroglyph National Monument. The request furthers Policy
ILB.1f.

Policy I1.B.5d: The location, intensity, and design of new development shall respect
existing neighborhood values, natural environmental conditions and carrying

capacities, scenic resources, and resources of other social, cultural, recreational
concem.

The proposed development will be similar in scale. layout and use to the existing
nearby development. The SPS shows that the Mirehaven arroyo remains open,

preserving views and providing a natural area within the development. The streets
adjacent to the Petroglyph National Monument are primarily single loaded so that

housing is only developed on the side opposite the Monument: this adds a buffer for
both the residents and the monument. Public access to the Monument will be

maintained through an access point in the the northeast corner of the development.
Policy I1.B.Se: New growth shall be accommodated through development in areas
where vacant land is contiguous to existing or programmed urban facilities and

services and where the integrity of existing neighborhoods can be ensured.
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Urban infrastructure and services exist in the area, including roads and utilities. A
water serviceability statement was issued by ABCWUA in 201
agreement exists for all development within the Albuquerque Land Holdings Sector
Plan. A water availability statement for this site will be required before construction
begins. The request furthers Policy I1.B.5e.

2 and a development

7. The site is within the boundaries of the Westside Strat

8.

A.

egic Plan, the following policies are
applicable to the request:

Policy 1.1: Thirteen distinct communities, as shown on the Community Plan Map and
described individually in this Plan, shall constitute the existing and future urban form
of the West Side. Communities shall develop with areas of higher density (in
Community and Neighborhood Centers), surrounded by areas of lower density.
Bernalillo County and the City of Albuquerque Planning Commissions shall require
that high density and non-residential development occur within Community and
Neighborhood Centers. Low density residential development (typical 3-5 dw/acre
subdivisions, or large lot rural subdivisions) shall not be approved within the Centers
The subject site is located within the Westland

designated activity center. Density for the proposed residential project would be 2.8
dw/acre, which is moderately low and therefore appropriate outside of designated
activity centers. The request furthers WSSP Policy 1.1.
Policy 3.81: The City of Albuquerque and Bernalillo County shall, through their land
use and design decisions, minimize negative impacts upon the National Monument.
The Park Service shall, through their actions,

attempt to minimize their negative
impacts on the City, County, and adjacent neighborhoods and landowners.

North Community but is not within a

The EPC, acting for the C ity, will make land use and design decisions that will affect
the National Monument. The proposed SPS shows special landscaping and fencing
along the National Monument boundary and the building heights are restricted to
preserve views to the monume

nt. The request furthers policy 3.81
Policy 4.6.c: Gated and/or walled communities and cul-de-

sacs are strongly
discouraged on the West Side. In rare instances when these design features are
permitted, openings through perimeter walls and cul-de-s

acs shall be provided every
600 feet so that pedestrians and bicyclists are provided direct access to transit service
and other destinations.

The proposed development will be gated, contrary to the intent of this policy .The SPS
shows pedestrian access to the Petroglyph National Monument and West Creek Plin
the northeast comer of tract M and a full access point along West Creek Pl between

Tierra Pintada Blvd. and the northemn boundary of the site. There will be additional
tull access from Roa

dway A, south of the Arroyo. The subject site is surrounded on
two sides by the Petroglyph National Monument making it impossible to have a road

grid to the north or east. The request partially furthers Policy 4.6.c.

The Facility Plan for Arroyos is applicable to the site:

Urban Recreational Arroyos Policies:
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A. Policy 1: The City shall encoura

9. The site is subject to provisions

ge the development of parks adjacent to the drainage
channels of designated Urban Recreational Arro

yos, and along segments of arroyos
connecting significant activity areas.

The area around the channel of the Mirehaven Arroyo will be developed with
recreational amenities provided for residents of the Del Webb development. The
landscape treatment within the arroyo ‘zone’ will leave the arroyo banks with
generally native plantings. The request furthers Policy 1.

Policy 2: A minimum fifteen foot easement on one side of the drainage channel is
recommended to allow for trail development.

A proposed trail is shown along both the north and south sides of the Mirehaven
Arroyo, within landscaped areas of at least 20

boundaries and the arroyo channel im

feet in width between residential lot
Policy 4: The location of crossing st

provements zone. The request furthers Policy 2.
ructures shall be determined on a case-by-case
basis according to the specitic channel characteristics, the distance between the access
points crossing the channel, and the identification of potential pedestrian desire-lines
during the park design process.

One street crossing of the Mirehaven Arroyo is proposed. The crossing would allow
residents to access the existing development on the south side of the arroyo, including
the amenity center and trails connecting to the public streets. The crossing will contain
pedestrian and bike facilities, as well as auto access. Access to the arroyo will be
restricted to Del Webb residents. The request turthers Policy 4

of the Bike and Trails Plan

A. Goal 1. Improve and enhance cycling and pedestrian opportunities.

Goal 1, Principle a. Develop a legible and predictable trail and bikeway system
through planning, design and implementation of physical improvements.

The SPS shows a trail network throughout the subdivision connecting to the public
sidewalk and the Petroglyph National Monument. These

connections may encourage
residents to bike or walk beyond the boundaries of the su

bdivision. The request is
consistent with the Goal 1, and Goal 1, principle a.
Goal 2. Develop a continuous, interconnected, and comprehensive system of bikeways
and trails.

Goal 2, Principle c. Provide access to destinati

parks, Major Public Open Space, shopping areas, and employment areas, for
pedestrians and cyclists as part of a multi-modal approach,

Goal 2, Principle d. Consider connections between transit and bicycle and pedestrian
facilities and reduce barriers where possible.

The SPS shows a series of trails throughout the development that will connect to the
open space and local roads. There is not an existing transit route adjacent to the site,
but transit is planned in the future and the Transit Department is requesting a bus stop
to serve the site. The request furthers Goal 2

ons, such as activity centers, schools,

2, principles ¢ and d.
10. Northwest Mesa Escarpment Plan:
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A. Policy 9: Development at the edge of publi

¢ or private open space shall be designed to
complement and enhance the open space.

The SPS shows special designs for treatment of the edge of the National Monument
and Arroyo open space through grading, landscaping and building design. The
proposed designs of perimeter fencing and monument edge treatments use native or
naturalized plants and are terraced to address drainage, the treatment will provide a
visual and physical transition from the open space to the development that
compliments both spaces. The request complies with Policy 9.

Policy 9.1: On-site open areas shall be designed to connect with adjacent public or
private open space and to be visually integrated with the open space system.
Orientation of the on-site open areas to the larger open space system is required. In
mixed-use developments, lower densities and less intense uses shall border the open
space and higher densities and more intense uses shall be placed away from the open
space. Site plans s

hall allow for shifting excessive density to a part of the premises
outside ot the Conservation Area boundary, whenever flexible.

The site contains a small pocket park, open areas adjacent to the Petroglyph National
Monument and the Mirehaven Arroyo, the arroyo connects to the large open space of
the Petroglyph National

Monument, the pocket park is adjacent to the arroyo and open
space along the edge of the monument

provides a transition from the development to
the Monument. Request furthers policy 9.1

Policy 13: Sites which cannot be set aside as open space, including recreational
facilities, and sites adjacent to open space, shall have minimum visual impact.

The heights of buildings area limited to 19 feet or lower within the Impact Area and
the Mirehaven Arroyo will be designated as private open space. The request furthers
policy 13.

Policy 13.2.a: Plants selected for landscaping on privately or publicly owned land
shall be selected from the Plant Species List (Appendix D). Landscaping plans shall
indicate a pattern that does not obscure major public views of the escarpment as
defined in this document.

The request complies with Policy 13.2.a. The SPS landscape plan, for perimeter
common areas and individual front yards, specifies that plants shall be chosen from
the WMP Design Guidelines, or fro

m the Water Utility Authority Xeriscaping Plant
List. These plantings will appear to be natural to the location.

Policy 15.7: Natural contours of the land shall be taken into account in determining the
placement of roads and utilities. Grading and filling of existing contours shall be kept
to a minimum. It is recognized that retaining walls will be necessary in some cases,
but facility designs shall minimize their height and insure that they blend visually with
their surroundings. The maximum height allowed for a retaining wall designed to

limit the width of a road corridor is §'. Retaining walls must meet all other
requirements in the design overlay zone with regard to color and materials.

Although there will be grading and filling throughout the site; the result will be to
lessen the visible profile of the new buildings in views of the Escarpment. Retaining
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11

13

14.

15

16.

17.

18.

19.

- This SPS approval includes a maximum buildin

walls will be utilized in some locations, with wall heights a maximum of eight feet,
Graded slopes will be less 5%. The request complies with Policy 15.7.

F. Policy 15.8: Where the road surface cannot be at grade with the prevailing adjacent
contours, the exposed embankment must be stabilized. The covering of that
stabilization shall be with a co

mbination of basalt, earth, and vegetation that is in
similar proportion to the surrounding portions of the escarpment.
The approved 2013 SPS shows street designs and landscaping treatments that will
provide stabilization for the areas around the proposed streets. The Monument edge
treatments shown in this submittal also show landscaping adjacent to the roadways
that will stabilize these areas. The request complies with Policy 15.8.
G. The request is generally consistent with the applicable design requirements of the
NWMEP.

. The request is consistent with the desi

gn guidelines and zoning of the Westland Master
Plan.

The request is consistent with the process and land use identified in the Westland Sector
Plan.

g height of nineteen feet above natural
grade for Lots 35-38, 64-66, 68-72, 88-97, 11-116, 128-134 and 142 —

167; a maximum
building height above natural grade ot 18.61 feet for Lot 63; a maximum building height
above natural grade of 15.58 feet for Lot 67; a maximum building height above natural
grade of 16.93 feet for Lot 109; a maximum building height above natural grade of 18.30
teet for Lot 110; a maximum building height above natural grade of 18.51 feet for Lot 117
and a maximum building height above natural grade of 18.96 for lot 135.

The approved SPS (13 EPC-401 I5) identitied the “casita’ as an option available to
homebuyers, and the ‘casita’ will therefore be allowed as accessory living quarters within
the proposed development.

The trail proposed along the northern boundary of the site in the 2013 SPS ( 13-EPC 400-
L15) will be removed because the National Park Service has not granted access to the
Petroglyph National Monument at the proposed location.

The Tres Volcanes Neighborhood and Westside Coalition of Neighborhoods were notitied
of this request, as were property owners within 100 feet of the site. Staff has not received
any public comment as of this writing. A facilitated meeting was not recommended or
requested.

The Parks and Recreation De

partment and the Open Space Division have requested that
the trail along the northern b

oundary of the site remain.
The applicant’s project engineer coordinated with th
proposed subdivision layout, circulation, and block

e City Traffic Engineer regarding the
block lengths were found to be acceptabl

lengths. The layout, circulation, and
e by the City Traffic Engineer.

The entry drive (Lake I[sabella Way), stub street (Wind Caves Way), and the road running
parallel and adjacent to the Petroglyph National

Monument (Granite Mountain Loop) have



OFFICIAL NOTICE OF DECISION

Project #1006864

November 12, 2015

Page 7 of 8

20. The Superintendent of the Petroglyph Nationa

been proposed to have sidewalk on one side of the street only. This is appropriate due to
the short length and location of these streets.

1 Monument gave testimony that the
northeast access shown on the Site Development Plan for Subdivision is the preterred
access and is acceptable.

CONDITIONS:

ks

(3]

. The Site Development Plan shall com

The EPC delegates final si

gn-off authority of this site development plan to the
Development Review Board (DRB). The DRB is res

ponsible for ensuring that all EpC
isfied and that other applicable City requirements have been met.
A letter shall accompany the submittal, s

pecitying all modifications that have been made
to the site plan since the EPC hearing, including how the site plan has been modified to
meet each of the EPC conditions. Un

authorized changes to this site plan, including before
or after DRB final sign-off, may result in forfeiture of approvals.

Prior to application submittal to the DRB, the applicant shall meet with the staff planner to
ensure that all conditions of approval are met.

ply with the General Regulations of the Zoning
Code, the Subdivision Ordinance, and all other applicable design regulations, except as
specitically approved by the EPC.

The overall Site Develo

pment Plan for Subdivision (13-EPC-40015) will be amended to
show the changes to th

e trail along the northern boundary of the site.

A design variance request for block lengths shall be required at the DRB at the time ot
preliminary subdivision plat. A sidewalk variance to request a waiver shall be required at
the DRB for the entry drive (Lake Isabella Way), stu

b street (Wind Caves Way), and the
road running parallel and adjacent to the Petro glyph National Monument (Granite
Mountain Loop).

A note shall be added to the Site Plan that states: Vehicular access for the National Park
Service shall be provided for maintenanc

e and law enforcement to the existing Petroglyph
National Monument gate at the northeast corner of the project.

APPEAL: If you wish to appeal this decision

» You must do so within 15 da
NOVEMBER 30, 2015. The date of the EPC’s decision is not included in
appeal, and if the 15" day falls on a Saturday, Sunday or Holiday,

the deadline for filing the appeal.

ys of the EPC’s decision or by
the 15-day period for filing an
the next working day is considered as
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For more information regarding the appeal process, please refer to Section 14-16-4-4 of th
A Non-Refundable filing fee will be calculated at the Land Develo
required at the time the appeal is filed. It is not
Council; rather, a formal protest of the EPC’s Recommendation can be filed within the 15 day pe
following the EPC’s decision.

e Zoning Code.
pment Coordination Counter and is

possible to appeal EPC Recommendations to City
riod

You will receive notification if any person files an appeal. If there is no appeal, you can receive Building
Permits at any time after the appeal deadline quoted above, provided all conditions imposed at the time
of approval have been met. Succes

sful applicants are reminded that other regulations of the City Zoning
Code must be complied with, even after approval of the referenced application(s).

ZONE MAP AMENDMENTS: Pursuant to Zoning Code Section 14-16-4-1(C)(16), a change to the
zone map does not become official until the Certification of Zoning (CZ) is sent to the applicant and any

other person who requests it. Such certification shall be signed by the Planning Director after appeal
possibilities have been concluded and after all

requirements prerequisite to this certification are met. [f

such requirements are not met within six months after the date of final City approval, the approval is
void. The Planning Director may extend this time limit up to an additional six months.
SITE DEVELOPMENT PLANS: Pursuant to Zoning Code Section 14-16-3-1 1(C)(1), if less than one-
half of the approved square footage of a site development plan has been built or less than one-half of the
site has been developed, the plan for the undeveloped areas shall terminate automatically seven years
after adoption or major amendment of the plan: within six months prior to the seven-year deadline, the
property owners shall request in writing through the Planning Director that the Planning Commission
extend the plan’s life an additional tive years. Additional design details will be required as a project
proceeds through the Development Review Board and through the plan check of Building Permit
submittals for construction. Planning staff may consider minor, reasonable changes that are consistent
with an approved Site Development Plan so long as they can be shown to be in conformance with the
original, approved intent.

DEFERRAL FEES: Pursuant to Zoning Code Section 14-16-4-1(B), deferral at the request of the
applicant is subject to a $110.00 fee per case.

incerely,

fof~ Sufanne Lubar
Planning Director
SL/MG

cc: Pulte Homes of NM, Inc. 9601 Jefferson Blvd NE, Suite 180, ABQ, NM 87109
Consensus Planning, Inc. 302 Eight Street NW. ABQ, NM 87109
Thomas Borst, 1908 Selway Pl. NW, ABQ, NM 87120

Antionette Lopez, 9774 Summer Shower Pl NW, ABQ, NM 87120
Gerald C. Worrall, 1039 Pinatubo P1. NW, ABQ, NM 87120

Harry Hendriksen, 10392 Rio Del Sole Ct. NW, ABQ, NM 87114-2701
Dennis Vasquez, Petroglyph National Monument, 6001 Unser Blvd NW, ABQ, NM 87120
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OFFICIAL NOTIFICATION OF DECISION

November 14, 2013

Pulte Group
7601 Jetferson NE, Suite 180
Albuquerque, NM 87109

Project# 1006864
13EPC-40143 Site Development - Subdivision

LEGAL DESCRIPTION:

For all or a portion of tract N-2-A & portion ot N-
2-G, Watershed Subdivision, located on West Side
ot Tierra Pintada between Arroyo Vista and West
Creek containing approximately 59.2 acres.

Statt Planner: Staft Planner, Chris Glore

PO Box 1293

Albuquerque

On November 14, 2013, the Environmental Plannin
Project 1006864, 13EPC-40143, a reque
New Mexico §7103t0€ following Findings and Conditions:

g Commission (EPC), voted to APPROVE
st for a Site Development Plan for Subdivision, based on

FINDINGS: 13EPC-

40143 <Site Development Plan Jor Subdivision for Tracts N-2-A4 and N-2-
www.cabq.gov G {portion)

L. This request is for a site

development plan for subdivision for Tracts N-2-A and N-2-G
(portion),

Watershed at Estrella subdivision. an approximately 59.2 acre area located north

and west of Tierra Pintada Boulevard NW, and east of the Petroglyph National Monument
(the “subject site™).

2. The subject site is zoned SU-2 for PDA (Planned Development Area) pursuant to the

Westland Sector Development Plan and Westland Master Plan. The SU-2 for PDA zone is
intended to provide for “a mix of residential uses™ that are “special because of the
relationship ot this property to Petroglyph National Monument.”
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3.

The proposed development consists of approximately 214 residential units with pocket parks and

common space in the Mirehaven Arroyo. All of the residential units would be for an “active adult,”
gated subdivision.

The subject site lies within the boundaries of the Developing Urban area of the Comprehensive Plan.
Additional applicable plans include the Westside Strategic Plan, the Facilities Plan for Arroyos, the
Trails & Bikeways Facilities Plan, the Westland Sector Development Plan, the Westland Master Plan
and the Northwest Mesa Escarpment Plan (NWMEP). Part of the site is also within the boundaries of
the Impact Area of the NWMEP Design Overlay Zone and is subject to applicable design regulations,

The Albuquerque/Bermnalillo County Comprehensive Plan, Westside Strategic Plan, the Facilities Plan
tor Arroyos, the Trails & Bikeways Facilities Plan, the Westland Sector Plan, the Westland Master Plan

and the Northwest Mesa Escarpment Plan (NWMEP) and the City of Albuquerque Zoning Code are
incorporated herein by reference and made part of the record for all purposes.

The request includes a height increase for residential structures, from a maximum of 15 feet to a
maximum of 19 feet above natural grade, for 38 lots within the Northwest Mesa Escarpment Plan
[inpact Area. A site-specitic height increase exception is requested for six additional lots. In the case
of the six lots, maximum building height requested is between 15 teet and 19 feet above natural grade.
The applicant has demonstrated that the impact of the proposed development on views to and from the
escarpment as described in the NWMEP will be the same as, or less than, the impact if the 15 foot
height limit were met. Heights shall in no case exceed 19 feet from natural grade.

The request generally furthers or is consistent with the tollowing Comprehensive Plan goals and
policies:

Open Space Goal and Policy [LB.1f regarding a multi-purpose network of open areas and trail
cormdors:

The request includes perimeter open space of varying dimensions and one significant open space
area (Mirehaven Armoyo) for residents.  Multi-use trails are proposed along both sides of the
Mirehaven Arroyo and throughout the private development area.

Policy I[.B.5e - New growth contiguous to urban facilities and services. Policy [IB.5k- Land
adjacent to arterial streets,

Urban intrastructure and services exist, serving the Stormcloud subdivision east of Tierra Pintada
Blvd. A water serviceability statement was issued by ABCWUA and a development agreement

exists. Trattic generation trom the Watershed development was addressed with a TIS update for the
approved SPS.

Noise Goal: Prevent land use/noise contlicts. None of the homes will be located 5o as to make a
land use noise contlict likely, and will not produce noise beyond the usual residential level.
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Policy IL.C 8d: - Landscaping to control water erosion and dust, and create a pleasing environment.
Water Management Goal - etficient water management and use. Policy [[D.2a -
wastetul water uses. Policy [[.D.2b - Maximum absorption of prec

natural arroyos and runotf conservation.

Discourape
ipitation through retention of

Many of the proposed plants are low-water u
the Westland Master Plan or the Water
Arroyo will be maintained in a partially
SPS landscape plan commits to water ha

sers. The landscape plans incorporate plantings from
Utility Authority xeriscaping plant list. The Mirehaven
natural state, and utilize mostly xeric plant materials, The
rvesting techniques where possible.

8. The request partially furthers the tollowing Comprehensive Plan goals and policies:

[ransportation_and Transit Goal - Develop corridors, both streets and adjacent land uses th
provide a balanced circulation system. Policy II.C.1b -

reduced through a balanced land use/ transportation system.

at
Adverse eftects on air quality shall be

The proposed development is auto-centric, The Westland
includes commercial and service uses eventual
closer to the

Master Plan Land Use/Zoning Plan
ly developed near the [1-40 / 98™ Street interchange,

development. The provision of a trail network will encourage walking and bicycling,
but walls and gates will limit integration into a network of trails,

Housing Goal - Increase the supply of atfordable housi
encouraged.

The proposed development represents more quality housing on the Westside, however none of the

housing units will be atfordable in the context ofthe Goal.  The lot layout does not address cluster
development.

ng. Policy II.B.5f - Clustering of homes is

Policy [I.B.5m - Design improves the quality of the visual environment.
Development desien and materials in harmony with the landscape,

Policy I[[.C 8e -

Views trom the Monument will be im

pacted by significant alteration of existing topography and
residential building profiles that will e

xceed 15 fteet even with grading cuts to lower lot elevations.
The base of the Escarpment is approximately 40 feet higher in elevation than the highest point in the
development after grading. ~ Site design will include perimeter open space areas along the border
with the Monument, to partially mitigate impacts to views from the Monument. Planned building

materials and colors will be consistent with newer high-quality single family residential
development on the West Side,

9. The request complies with the design requirements of the NWMEP re

garding building design and
colors, landscaping, walls, and lighting,

10. The request generally
(WSSP). Facility Plan
Goals and Policies:

furthers or is consistent with the tollowing Rank II W

est Side Strategic Plan
tor Arroyos (FPA) and Rank I1I Northwest Mesa Esca

rpment Plan (NWMEP)
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EP1 Policy 2 - A minimum fifteen foot easement on one side to allow tor trail development, Fp.y

Policy 4 - The location of crossings shall be determined by channel charactenistics, the distance
between crossings, and pedestrian desire-lines.

A proposed trail will be along both the north and south sides of the Mirehaven AITOYO
landscaped areas of at least 30 feet in width. One street crossin
access will be restricted to residents.

» Within
g of the Arroyo is proposed. Arroyo

NIWVMEP Policy 135: Public access and facilities shall be compatible with the Escarpment. Utilities
and roads shall be limited to areas which are least sensitive. NIVMEP Policy 15.8 - Where the road
surface cannot be at grade with adjacent contours, the exposed embankment must be stabilized.

The Monument boundaries are generally avoided by proposed roads and utilities. There is no
public access to the Monument from the development.

NWMEP Policy 19 - Drainage facilities’ design shall be sensitive to the escarpment.
cormdor _and drainage management plans

Arrovo
are appropriate tor specitic _channel treatment
recommendations. FPA  Policy [: Encourage the development of parks adjacent to designated
Urban Recreational Arroyos.

The Mirehaven Arroyo is a designated Urban Recreational Arroyo. The request demonstrates
dedicated open space with trails along both sides of the arroyo. The specific channel treatment
includes landscaping and alterations to the arroyo bottom to improve drainage within the arroyo.

L. The request partially furthers the following Rank LI West Side Strategic Plan (WSSP), Facility Plan

for Arroyos (FPA), Trails & Bikeways Facility Plan (TBEP), and Rank LII Northwest Mesa
Escarpment Plan (NWMEP) Goals and Policies:

WSSP Policy 3.81 - Minimize negative impacts upon the National Monument. NWMEP Policy 7 -
Design overlay zone covers the Conservation Area, the Impact Area and the View Area, all
development shall comply. NIWMEP Policy 21.1 - The heicht of structures within the View Area
shall comply with the requirements of the Zoning Code, except that no structure shall exceed 40°0"

in height.

The approved SPS limits building height to between 15 feet and 19 feet on 44 lots within the
NWMEP Impact Area and to 26 teet outside of the Impact Area. Within the [mpact Area height
over 15 feet above natural grade must be approved by the EPC with site plan review under the
process laid out within the NWMEP. The EPC will make decisions regarding the etfect on the
National Monument.

WWSSP Policy 4.6.a - Design subdivisions to provide an etficient pattern tor transit. [F'SSP Policy
46.b - Design subdivisions to provide safe, attractive and etficient patterns tor pedestrians. JF'SSP
Policy 4. 11) - Promote and establish land uses and urban patterns whose desien support hicyele and
pedestrian travel, and public transportation. TBFP Goal - Accommodate users in the trail system:
cvelists (both mountain and touring), pedestrians. runners, equestrians, and the phvsically
challenged.  I'BFP Goul 3 - Develop stratevies to mitigate between trail user tvpes. TBFP Goul 4 -
Develop a sate trail system. [BFP Goul 3 - Facilitate commuter cveling,
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The proposed development is auto-centric; howeve
tratls will be developed within the subdivision. The
bicyclists would be accommodated but does not address potential conflicts between trail user types
and whether equestrians would be accommodated. The trails will provide connectivity to adjacent

Del Webb development tracts, however connection to future transit service and commuter cycling
along Tierra Pintada could only be accessed from on

T, 4 comprehensive system of sidewalks angd
design indicates that pedestrians, runners, and

e point.

[BFP Goal 6 - Provide amenities for the trail system, Trail si
SPS. Pedestrian or trail amenities su
identitied,

gnage is consistent with the approved

ch as benches, shade structures and trash receptacles are not

NWMEP Policy 9 - Development at the edge of o
space. NIWMEP Policy 9.1 - On-site open
Orientation ot on-site open areas to the larger ope

pen space shall complement and enhance the open
areas shall connect with adjacent open space.
N space system is required.

Proposed development at the edge of the National

Monument and Arroyo open space will minimize
visual protiles of structures through grading,

landscaping and building design. [n three locations
along the Mirehaven AITOYO, on-site open space is connected to open space within the Arroyo.
However, the open Space system within the development is fragmented and does not connect
sutticiently to create usable corridors tor people and wildlite.

NWMEP Policy 9.2 - For visual privacy walls may be constructed. Varied setbacks and
landscaping are required. Platting adjacent to the Conservation Area shall avoid a linear corridor
dppearance.  The proposed building setbacks do not provide for varied perimeter setbacks of
fencing, however tences abutting the Monument are required to be the open, view fence design and
where abutting the Arroyo are required to be the partially open, view design.

NIWMEP Policy 11.7: For construction within the Conservation and [mpact Areas grading plans
shall demonstrate that cut and fill has been kept to a minimum unless the excavation reduces the
profile ot construction and improves the site plan. The overall topography is not to be substantially
altered.  NVIFMEP Policy 12 - Structures shall not block views of the Escarpment or visually
contrast with the natural environment.  NJVMEP Policy 22 . Exceptions to the 15’ height limit
will be reviewed on a case-by-case basis. The impact on views to and trom the escarpment will be
the same or less than if the 15’ height limit were met. Heights shall not exceed 19’ from natural
arade. NIWWMEP Policy 13 - Sites which cannot be set aside as open space, including recreational
facilities, and sites adjacent to open space, shall have minimum visual impact. VIVVMEP Policy 13.7
-_Natural contours shall be taken into account in roads and utilities. Grading and tilling shall be
Kept 10 a minimum. Retaining walls will he necessary in some cases, but designs shall minimize
their heicht and insure they blend visually and meet the desiun overlay zone,

Views of the Escarpment ftrom within the Monument will
development. Site grading will include cuts and fills of up
hotes that 85”9 ot the Impact Area will be "cut below natur
be created. Even with substantial grading the structure pro
Area from some viewpoints within the Monument.
feet above the high point of the SPS N2A

be impacted by the proposed
to 10-15 teet depth. The erading plan
al yrade’. Graded slopes up to 5:1 will
tiles will alter views of the Escarpment
The base of the Escarpment is approximately 40
arading plan; however new structures will alter existing
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views of the Escarpment Area across the site, tfrom locations within the Monument west and north
of the proposed development. The applicant has provided all of the required information ftor ap
EPC review of the requested exceptions to the 15 foot height limit. Criteria for this review include

whether the additional height will result in better building design and therefore be better
aesthetically than a strict adherence to the 15-foot height limit.

NIWMEP Policy [1 - Any damage to the vegetation, slope, or placement of boulders due to or
related to construction shall be mitigated. NIWMEP Policy 11.8 - Areas which are damaged or
altered shall be restored. Revegetation to original cover with appropriate plants is required. A
portion of the subject site is subject to Impact Area regulations. The grading plan does not indicate

that re-vegetation will be undertaken, however this will be a requirement of building permit
approval.

1 2. The request furthers the tfollowing Westland Master Plan (WMP) statement of intent:

[t this portion ot the Master Plan does not develop as a residential resort, high-density apartment
units shall be prohibited...A maximum density of 5.0 single-tfamily units per acre will be allowed.

The subject site will not develop as part of the Residential Resort and will not have high density
residential. The proposed density is 3.6 single-family units per acre.

13. The request complies with the following WMP design guidelines:

D. Lighting, : The maximum height of street light tixtures shall be 30 feet. Lighting should be
pedestrian oriented.  The proposed SPS N2A street lighting fixture height of 20 ft. meets these
design guidelines. Lighting of sidewalks and trails is not addressed.

E. Landscape and Streetscape. The key to livable and high quality will be an overall landscape
master plan. /. B. One street tree per lot is required. Street trees shall be within 12 teet of the curb.
The proposed SPS N2A meets these design guidelines as demonstrated by the landscape plan.

F. Architectural Styles: Provide for high-quality design. Exterior materials shall be predominantly
contextual. 4. Walls: Walls shall be integrated. A wall's style, materials and color shall be

consistent with building architecture. Masonry and stucco are recommended materials. The
approved SPS design guidelines meets these design guidelines.

[ Drainage: Arroyos present an opportunity for use as scenic corridors. Arroyos and other natural
drainageways should be preserved in their natural state. The proposed SPS N2A meets these design

guidelines. The Arroyo treatment maximizes existing conditions while making improvements to
slow the velocity of stormwater runoff.

L 4. The request partially complies with the tollowing WMP design guidelines:

L. Site Design: A primary focus is a pedestrian-oriented community. 3. Residential: Pedestrian
connections between neighborhoods should be planned. The proposed SPS N2A provides a tairly
complete system ot pedestrian trails and sidewalks within the development; however, the gated
design impedes connections with adjacent developments and with the public street network.
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16.

17,

18.

CONDITIONS OF APPROVAL:
and N-2-G (portion)

l.

[

. The applicant is working toward addressin

B. Views: Significant visual features should be retained. Buildings with tlat roofs are encouraged.
The development will impact views trom the Monument and trom the Escarpment. The residential

models were identitied by illustrative drawings in the approved SPS, and exhibited more than half
with flat roofs. However, this will not be a requirement.

H. Grading: Grading for new roads shall run with existing contours. As shown in the SPS N2A
Conceptual Grading and Drainage Plan, streets closer to the Monument boundary are less consistent
with the existing topography than streets further trom the boundaries. This is a result of the overall

large-scale alteration of the topography of the site. However, the grading cuts are necessary to
reduce the protile of buildings within a production home subdivision.

g comments from Transportation Development
Hydrology Development, which are addressed in the Conditions of Approval.

and
This SPS approval includes a maximum build;

ng height of nineteen teet above natural grade for Lots
92-96,98 - 107, 112 -115, and 177 -

206; a maximum building height above natural grade of 16.3
feet for Lot 173; a maximum building height above natural grade of 17.3 feet tor Lot 174: a maximum
building height above natural grade of 17.6 teet above natural grade for Lot 108; a maximum building
height above natural grade of 17.7 feet for Lot 97; a maximum building height above natural grade of
18.2 feet for Lot 175; and a maximum building height above natural grade of 18.8 feet for Lot 176.

Lots 109 - 111, and 170 - 172 shall be limited to maximum building height of 15 feet above natural
grade,

[ future subdivisions abuttin
within the NWMEP [mpact
request to the EPC.,

g the National Monument require amendments to the 15-foot height limit
Area, the requests will have to be integrated into a Site Plan for Subdivision

The property zoning of SU2-PDA allows permissively the R-T Zone permissive uses. Per Zoning
Code §14-16-2-9(A) the R-T Zone permissive uses include more than one house per lot; thus the
proposed "Casita’ option to homebuyers is a permissive use in the SU2-PDA Zone.

I13EPC-40143 Site Development Plan for Subdivision Tract N-2-1

The EPC delegates final sign-ott authority of this site development plan to the Development Review
Board (DRB). The DRB is responsible for ensuring that all EPC Conditions have been satistied and
that other applicable City requirements have been met. A letter shall accompany the submittal.
specitying all modifications that have been made to the site plan since the EPC hearing, including how
the site plan has been moditied to meet each ot the EPC conditions. Unauthorized changes to this site
plan. including before or after DRB final sign-ott, may result in forteiture ot approvals.

Prior to application submittal to the DRB, the applicant shall

meet with the statt planner to ensure that
all conditions of approval are met.
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o

9.

10,

I,

13.

14

16.

The Developer is responsible for permanent improvements to the transportation facilities adjacent to
the proposed site development plan, as may be required by the Development Review Board (DR B).

Site plan shall comply and be in accordance with DPM (Development Process Manual) and current
ADA standards / requirements,

The SPSD shall comply with the Single Access Criteria per the DPM, Chapter 23 Sec. 5.E. The
proposed development includes 214 dwelling units which shall require 2 access points per DPM
standards or a variance. This condition shall be addressed at DRB.

The temporary road design and barricades required between build phases to meet DPM criteria shall be
addressed at DRB.

All of the site specitic water and wastewater infrastructure required for the development must be

coordinated through the ABCWUA. A site specitic request for availability should be made when local
street network is finalized in order to determine actual line sizing

[f'the maximum height increase request is approved by the EPC, the approved SPS shall be amended to
retlect the maximum building height allowable, prior to DRB review of any plat for the SPS N2A area.
The SPS Amendment may be approved by the Planning Director.

The applicant shall submit the report of analysis of the operation and mitigation necessary to return

tratfic operations to that ot the No-Build condition at the Ladera and Unser intersection to the City prior
to DRB review of any plat for the SPS N2A area.

There shall be no rear yard walls bordering on the National Monument boundary.

The butter area between the single-loaded street and developed lots with the Monument boundary shall
be used for construction of a separately located recreational trail and drainage structures as needed.

. Show illustrative locations of the HOA owned and maintained Private Pocket Parks on Sheet | and

Sheet 3.

All future Tracts of the Watershed subdivision borderin
Monument shall be submitted to EPC for review

[mpact Area request exceptions to the 13 height |

g on the boundary of Petroglyph National
and approval if site plans for development within the
imit, and EPC approval would be required.

The proposed subdivision will be subject to review by the DRB for conformance with City Code Article
14, Subdivision Regulations y14-14-2-2 and S14-14-2-3,

- Adjust the Phase Line between Phases | and 3 to accommodate the proposed storm drain

lImprovements.

The DRB may make minor adjustments to street locations, street

slopes, proposed grades and the lot
layout based on

the drainage report and grading and drainage plan for Preliminary Plat approval.
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17. The applicant shall

revise the landscape plan plant palette as recommended by the National Park
Service.

APPEAL: If you wish to appeal this decision, you must do so within 15 days of the EPC’s decision or by
NOVEMBER 29, 2013. The date of the EPC’s decision is not included in the 15-day period tor tiling an
zth

appeal, and if the 15" day falls on a Saturday, Sunday or Holiday, the next working day is considered as the
deadline for tiling the appeal.

For more information regarding the appeal process, please refer to Section 14-
A Non-Refundable filing tee will be calculated at the [
required at the time the appeal is tiled.
Rather a formal protest of the EPC’s R
EPC’s decision.

16-4-4 of the Zoning Code.
and Development Coordination Counter and is
[t is not possible to appeal EPC Recommendations to City Council;
ccommendation can be filed within the 15 day period tollowing the

You will receive notification it any person files an appeal.

Permits at any time after the appeal deadline quoted above,
approval have been met. Successtul applicants are reminded
must be complied with, even atter approval of the referenced

[t there is no appeal, you can receive Building
provided all conditions imposed at the time ot

that other regulations of the City Zoning Code
application(s).

ZONE MAP AMENDMENTS: Pursuant to Zoning Code Section 14-16-4-1(C)(16),

map does not become ofticial until the Certification ot Zoning (CZ) is sent
person who requests it. Such certification shall be

a change to the zone
to the applicant and any other
signed by the Planning Director after appeal possibilities
have been concluded and after all requirements prerequisite to this certification are met. [t such

requirements are not met within six months after the date of tinal City approval, the approval is void. The
Planning Director may extend this time limit up to an additional six months.

SITE DEVELOPMENT PLANS: Pursuant to Zoning Code Section 14-16-3-11
of the approved square tootage of a site development plan has been built or less
been developed, the plan for the undeveloped areas shall terminate automatically seven years after adoption

or major amendment ot the plan: within six months prior to the seven-year deadline, the property owners

shall request in writing thorough the Planning Director that the Planning Commission extend the plan’s lite
an additional tive years.

(C)(1), it less than one-half
than one-halt of the site has

DEFERRAL FEES: Pursuant to Zoning
1S subject to a S110.00 fee per case.

Code Section 14-16-4-1(B). deferral at the request of the applicant

Sincerely.,

KW&W

Suzanne Lubar
uU Acting Director. Planning Department
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SL/CG/me

cc: Thomas Borst, 1908 Selway PL. NW, Albuquerque NM 87120
Aurther Retburg, 9732 Summer Shower P1. NW, Albuquerque NM 87120
Candelaria Patterson, 7608 Elderwood NW, Albuquerque NM 87120
Harry Hendrickson, 10592 Rio del Sol Ct. NW, Albuquerque NM 87114

Jim Strozier, Consensus Planning, 302 Eighth St NW, Albuquerque, NM 87102
Curtis Cherne, COA Hydrology

Diane Souder, Petroglyph National Park, 6001 Unser Blvd NW, Albuquerque, NM 87120
Matt Schmader, COA Open Space Division

Rene Horvath, TRNA, 5515 Palomino Dr NW, Albuquerque, NM 87120
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On July 11, 2013, the Environmental Plannin
1006864, 13EPC-40115, a request ftor
following Findings and Conditions:

UQUERQU F@)

OFFICIAL NOTIFICATION OF DECISION

July 11, 2013

Project# 1006864
I3EPC-40115 Site Dev. Plan tor Subdivision

LEGAL DESCRIPTION:

For all or a portion of Tracts N-2 & M,
Watershed Subdivision, located west of Tierra
Pintada Blvd, and south and cast of the
Petroglyph  National Monument, containing
approximately 285 acres.

Statf Planners: Catalina Lehner and Carrie
Barkhurst

g Commission (EPC) voted to APPROVE Project
a Site Development Plan for Subdivision, based on the

FINDINGS:

l.

()

This request is for a site development plan for subdivision with design standards for
Tracts N-2 and M, Watershed subdivision, an approximately 285 acre area located north
of 98" Street/Arroyo Vista Boulevard NW, west of Tierra Pintada Boulevard, and south
and east of the Petroglyph National Monument (the “subject site™),

The subject site is zoned SU-2 for PDA (Planned Dev

Westland Sector Development Plan and Westland Master Plan. The SU-2 for PDA zone is

intended to provide for "a mix of residential uses” that are “special because of the
relationship of this property to Petroglyph National Monument."

elopment Area) pursuant to the

The proposed development consists of a
parks and a private clubhouse. Approxi
gated subdivision. The remainder would

pproximately 950 residential units with pocket
mately 565 units would be for an “active adult,”
be non-gated subdivisions.
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The subject site lies within the boundaries of the Developing Urban area of the
Comprehensive Plan. Additional applicable plans include the Westside Strategic Plan
(WSSP), the Facilities Plan for Arroyos, the Trails & Bikeways Facilities Plan, the
Western Albuquerque Land Holdings Sector Development Plan, the Westland Master Plan
and the Northwest Mesa Escarpment Plan (NWMEP). The site is also within the

boundaries of the Impact Area ot the NWMEP Design Overlay Zone and is subject to the
applicable design regulations.

The Albuquerque/Bernalillo County Comprehensive Plan, Westside Strategic Plan
(WSSP), the Facilities Plan ftor Arroyos, the Trails & Bikeways Facilities Plan, the
Western Albuquerque Land Holdings Sector Plan, the Westland Master Plan and the
Northwest Mesa Escarpment Plan (NWMEP) and the City of Albuquerque Zoning Code
are incorporated herein by reference and made part of the record for all purposes.

The request is generally consistent with the following Comprehensive Plan (CP), West
Side Strategic Plan (WSSP), and Facility Plan for Arroyos (FPA) Goals and Policies:

A. CP_Open Space Goal: Provide visual relief from urbanization and to ofter
opportunities for education, recreation, cultural activities, and conservation of
natural resources - The request includes parks of varying sizes and one signiticant
open space area (Mirehaven Arroyo). Three open space corridors are proposed that

provide trail connections to the street networks. Some open space corridors dead-end
at streets and do not connect with each other.

CP Policy [1.B.5k: land adjacent to arterial streets - Residential development,
consistent with the existing zoning, is proposed adjacent to a large arterial street,
Tierra Pintada Blvd. All proposed streets are indicated as local streets. Bicycle
facilities and trails have been provided, which improve transportation options.

CP Policy I1.B.Se: New growth contiguous to existing facilities and services - Urban
infrastructure and services exist in the area. A water serviceability statement was
issued by ABCWUA in 2012 and is currently being updated and there is an existing
development agreement with the ABCWUA for all development within the Western
Albuquerque Land Holdings Sector Development Plan.

WSSP Policy 1.1: Communities shall develop with areas of hicher density (in
Community and Neighborhood Centers), surrounded by areas of lower density - The
subject site is located within the Westland North Community (WSSP, page 70) but
not within a designated activity center. Average densities tor the proposed
residential project would be 4 dwacre, which is consistent with the zoning

established in the WMP, and theretore, appropriate outside of designated activity
centers.

WSSP_Policy 2.5: When considering approval of subdivisions for residential
development, the City Planning Department shall consider whether local public
schools have sutticient capacity to support the increased number ot homes - The
Planning Department is considering school capacity. The request would result in
approx. Y50 new households, a portion of which would not impact the local school
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7. The request partially furthers the following Compre
Strategic Plan (WSSP), and Facility Plan for Arroy

A. CP Noise Goal: Fnhance the qualit

G. FPA Policy 1: The City shall encourace the deve

H. FPA Policy 4: The location of crossing structure

. CP_Housing Goal:

. CP Transportation and Transit Goal:

system. (365 homes are active adult and will not allow
campus will develop adjacent SW of the subject
overcrowding.

children). A tuture APS
site and will help ease school

WSSP Policy 3.81: The City of Albu
their land use and design decisions,
Monument - The EPC, acting for the
decisions regarding the request that
states that the City shall minimize
impacts to natural resources and sce
possibly cultural impacts. The
National Park Service statf
adequately addressed those ¢

querque and Bernalillo County shall, through
minimize negative impacts upon the National
City, will in this case make land use and design
will atfect the National Monument. The WSSp
negative impacts, which in this case include
nic resources, access to a public resource, and
applicant and agent have been working directly with
on concerns related to the Monument and have
oncerns as indicated in correspondence provided to
Planning staff. The proposed site plan provides for single tamily residential uses, a
50 toot bufter including a public trail along the northern boundary (within the
[mpact Area ot the NWMEP), trails, and design standards ensuring compliance with
the height and color restrictions (within the Impact Area of the NWMEP), trom the
NWMEP to mitigate potential negative impacts to the National Monument.

lopment of parks adjacent to the
drainage channels of designated Urban Recreational Arroyos, and along segments ot

drroyos_connecting signiticant activity areas - Tract F, the pnivate Clubhouse &
Social Lawn/Park, two “private pocket parks,” landscaping, and private trails are
proposed adjacent to the Mirehaven Arroyo (Urban Recreational Arroyo). The
arroyo’s location within the gated subdivision may limit the potent
adjacent parks with significant activity areas.

1al to connect

s shall be determined on a case-by-
aracteristics - One street crossing ot
The crossing would allow vehicular, bicycle,
s on the north side of the Mirehaven ArToyo.
are within the jurisdiction of AMAFCA.

case basis according to the specific channel ¢h
the Mirehaven Arroyo is proposed.

and pedestrian residents to access lot
Proposed crossings of the Mirchaven

hensive Plan (CP), West Side
0s (FPA) Goals and Policies:

vy of life by reducing noise and by preventing new
land use noise contlicts - The request would locate approximately 950 high-end homes
on the subject site. About half of them may be impacted by the nearby APS campus
and sports stadium: a land use/noise contlict is possible. The proposed development,
does not propose any uses that would produce noise beyond the usual residential level.

[ncrease the supply of affordable housing: conserve and improve
the quality of housing — Provision of 20% attordable housing is required in the
Westland Master Plan area, though this project is not proposed or required to be
developed with affordable housing,

Develop a balanced circulation svstem throuch
and services, alternatives to automobile travel, and

ctticient placement of emplovment
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sutticient roadway capacity to meet mobility and access needs - The request aims to
encourage walking and bicycling within the residential development, and there are ]
pedestrian connections provided to Tierra Pintada. However, much of the development
is proposed to be low density and gated, which limits potential for alternatives to

automobile travel. The existing zoning does not allow any employment or service uses.
Roadway capacity is sutticient in the area.

Through application of the recommended Conditions of Approval, the request could be

generally consistent with the following Comprehensive Plan (CP), West Side Strategic Plan
(WSSP), Facility Plan for Arroyos (FPA) Goals and Policies:

A.

CP Policy [L.B.1f: Open Areas and trail corridors shall be acquired, regulated, or

appropriately managed to protect natural features, views, drainage and other functions
or to link other areas within the Open Space network - Multi-use trails are proposed
along the development’s entire north and west edges and between neighborhoods, and
along the Mirehaven Arroyo (some are private and access-controlled and some may be
semi-public). The Design Standards address the views to the Petroglyph National
Monument from the development. The drainage section addresses bank stabilization
that will protect natural features. Additional details to explain how the trails would
connect and function as a system may benetit future development.

CP Policy I.B.5t: Clustering of homes and housing oriented towards pedestrian and

bikeways - The submittal proposes two large “open space” tracts and a “‘Private
Clubhouse & Social Lawn/Park™ tract. There are additional private pocket parks

identified in the 5 residential tracts. It is currently not known how housing will be
oriented and if clustering is proposed.

CP Water Management Goal: Etficient water management and use - Preservation of the
Mirehaven arroyo with a soft/unlined bottom and the use of mostly xeric plant
matenials (as described in the WMP) will contribute to efficient water management.
High water use turt will be limited, and water harvesting is encouraged. The proposed

design standards will address water management in this area with some additional
verbiage.

Policy I1.D.2a: Measures shall be adopted to discourage wasteful water uses, such as
extensive landscape-water runotf to uncultivated areas - Most of the WMP designated
plants are xeric, and plant spacing will be based on xeric principles. This policy could

be more substantially turthered with a design standard regarding rainwater harvesting
into landscaped areas.

CP Policy 11.D.2b: Maximum absorption of precipitation shall be encouraged through
retention ot natural arroyos and other means of runotf conservation within the context
of overall water resource management - Water management is especially important in
this area because of the limited water supply. Most of the proposed plants are low-
water users. Runotf conservation techniques in the context of the development could
help address overall water management techniques. The Design Standards state that the
Mirehaven Arroyo will be maintained in a partially natural state with stabilized banks.
drop structures, and with a soft (natural) bottom.
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F. Goal 2 of the Trails and Bikeways Facility Plan: Accommodate the tollowing users in

the trail system recognizing that not all can be accommodated on every trail: cyclists
(both mountain and touring), pedestrians, runners, equestrians. and the physically
challenged - The Trails Design Standards indicate that pedestrians, runners, and
bicyclists would be accommodated within the trail system. A standard indicating that

some or all of the trails would use Barrier-Free Design would help accommodate
physically challenged individuals as trail users.

9. The submittal complies with the following Impact Area Regulations of the Northwest Mesa

Escarpment Plan:
A.

Regulation 9.3: Height of the walls and tences shall not exceed 6'0”. Color of finish

materials shall match Approved Color List (Appendix E) - The proposed design
standards address wall and/or fence colors, and indicate the maximum fence/wall height
is 6 feet.

Regulation 12.1: Structure height shall not exceed 15°0” - Residential building heights

in the Impact Area are proposed to not exceed the 15-foot height limitation of the
regulations.

Regulation 12.4: Glass on any ftacade shall not be reflective or mirror ¢lass - Proposed
structures in the Impact Area are required to use clear, non-retlective glass.

Regulation 12.5: No exposed roof-mounted heating or air-conditioning equipment shall
be permitted. Roof mounted heating and air conditioning equipment_shall be fully
screened from views, both trom the ground and from the escarpment. Screening
materials shall be of Approved Colors (Appendix E) - Proposed structures in the Impact
Area would comply with this policy. Screening of roof-mounted equipment with
materials that are the same as the primary building materials would be required.

Regulation 13.4.a: Site lighting- Height of luminaries shall not exceed 20°0" - A design
standard indicates that the maximum height of street lights shall be 20 feet

Regulation 15.3: Street lighting- Height of luminaries shall not exceed 28'0" - The

request complies with Policy 15.3. The proposed standards state that the maximum
height of street lights shall be 20 teet.

Regulation 13: Sites which cannot be set aside as open space, including recreational
tacilities. and sites adjacent to open space, shall have minimum visual impact - Proposed

structures in the Impact Area would comply with the NWMEP height restrictions. A
view section is provided in the design standards.

Regulation 13.1.c: There shall be wheel stops or curbs around all landscaped areas in
order to protect landscaping trom vehicles - There is a statement of general compliance
on Sheet 3 with the parking regulations contained in the Zoning Code.

Regulation 13.2.a: Plants selected for landscaping on privately or publicly owned land
shall be selected from the Plant Species List (Appendix D). Landscapine plans shall
indicate a pattern that does not obscure major public views of the escarpment as detined
in_this document - Parks and Recreation Department provided the applicant with a
preterred list of plant materials for the naturalized and private open space areas.
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J. Regulation 13.4.b: Light fixtures shall be of a type that throws light downward and have
batfles, hoods, or ditfusers so that any licht point source is not directly visible from a
distance greater than 1000 feet - The lighting section states that lights shall be shielded.

K.

Regulation 19: Drainage tacilities’ design shall be sensitive to the character of the
existing escarpment.  Arroyo corridor and drainage management plans are the
appropriate planning level for specitic channel treatment recommendations for arroyos
identified in the “Facility Plan for Arroyos” - The Mirehaven Arroyo is designated as an
Urban Recreational Arroyo. There is no specitied treatment for this arToyo type, outside
of dedicated parks. Because no dedicated parks are proposed along this arroyo, Policy 2
(FPA, p. 53) would not apply.

10. Through application of the recommended Conditions of Approval and/or through review of

tuture development, the request could comply with the following [mpact Area Regulations
ot the Northwest Mesa Escarpment Plan:

A,

Regulation 9.1: Development at the edge of public or private open space shall be
designed to complement and enhance the open space. On-site open areas shall be
designed to connect with adjacent public or private open space and to be visually
integrated with the open space system. Orientation of the on-site open areas to the
larger open space system is required - In three locations along the Mirehaven Arroyo,
on-site open space areas are connected with adjacent open space. The proposed density
is 3.34 du/ac, lower than the allowed 4 duw/ac, which will provide greater protection to
the natural features and the Monument. However, the proposed open space system is
tragmented and its component parts do not connect with each other. The opportunity tor

open space to be oriented to the larger open space system is possible with future
development.

Regulation 9.2: Where the adjacent land use requires visual privacy, non-continuous,
non-perimeter walls may be constructed. The request indicates the residential perimeter

walls will be off-set every 3 lots, but the standard does not require that the properties
have non-perimeter walls.

Regulation 12: Structures shall not block views of the Escarpment or visually contrast
with the natural environment - Proposed structures in the Impact Area would comply
with the NWMEP height restrictions and are limited to 135 teet in height. The example

of structures proposed (sheet 7) should show that they would not visually contrast with
the natural environment.

Regulation 12.3: The exterior surfaces of structures must be Approved Colors
(Appendix E) - Proposed structures in the Impact Area are limited to a neutral, earth-

toned palette, including the mechanical devices and roof vents. More information is
needed regarding the specitic NWMEP approved exterior colors,

E. Regulation

3.3.a: Free-standing siens other than street signs, tratfic signs or
informational signs shall be limited to 6 square teet of sien area - Free-standing signs
are limited to monument signs and would be a unitorm style; the four proposed sign
sizes can be no larger than 6 st in area.
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14,

G. Regulation 15.8: Where the road surtace cannot be at erade w

- A facilitated meeting was held on May 21,

. The applicant is working toward addressin

Regulation 15.3.b: Street lighting- Licht tixtures shall be of a type that projects light
downward and have battles, hoods or ditfusers so that any i

ght point source is not
directly visible trom a distance ereater than 100 teet - The proposed lighting section
requires that all light fixtures be shielded-source and respect Night Skies. A design
standard indicates that generally “placement of fixtures and standards shall contorm to

state and local safety and illumination standards.” Review of future development will
ensure compliance.

ith the prevailing adjacent

The covering of that

contours, the exposed embankment must be stabilized.
stabilization shall be with a combination of basalt, earth, and vegetation that is in similar
proportion to the surrounding portions ot the escarpment - Typical street sections

demonstrate landscaped medians that accommodate grade changes. Review of tuture
development will ensure compliance.

2013. Though there is general support tor the
single-tamily home use, there is concern about the gates, mass grading, homogeneous

development, relationship with the Monument, impacts to services in the area, and water
resources.

g the comments of other departments and
agencies, which are detailed as Conditions of Approval.

Any access to the Petroglyph National Monument is contingent on approval from the
National Park Service. It has been determined that the National Park Service cannot allow a
private-only or exclusionary access to Petroglyph National Monument.

[t is warranted that the EPC retain its approval authority of future site development plans
until the EPC determines that delegation is warranted.

A. Specitic details regarding how the Petroglyph N
treated have not yet been provided, including the extent of cut and fill, the maximum
height of a series of retaining walls, the treatment of drainage corridors, and the design
of the each parcel’s required non-perimeter walls (see NWMEP page 34). The
environmental, cultural, topographical, and visual sensitivity of this area warrant that the
EPC retain its approval authority for future site development plans of land adjacent to

the Petroglyph National Monument until the EPC determines that authority delegation is
appropriate.

ational Monument boundary is to be

B. The proposed design standards need additional information to warrant delegation ot the
EPC’s approval authority to the Development Review Board (DRB). As a technical
body. the DRB relies on the work of the EPC to ensure compliance with regulations and
consistency with Goals and policies. At this time. the submittal provides insutticient
cuidance for tuture reviewers and developers with clear, consistent expectations.
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CONDITIONS OF APPROVAL:

L

The EPC delegates final sign-off authority of this site development plan to the Development
Review Board (DRB). The DRB is responsible for ensuring that all EPC Conditions have
been satistied and that other applicable City requirements have been met. A letter shall
accompany the submittal, specitying all moditications that have been made to the site plan
since the EPC hearing, including how the site plan has been modified to meet each of the

EPC conditions. Unauthorized changes to this site plan, including before or atter DRB final
sign-otf, may result in forteiture ot approvals.

Prior to application submittal to the DRB, the applicant shall meet with the statf planner(s)
to ensure that all conditions ot approval are met.

A Process section shall be added to the design standards and General Note 2 shall be revised
to state:

A. The first tract to develop adjacent to the Petroglyph National Monument shall return to
the EPC tor review of the Site Development Plan for Subdivision. At that time, the EPC
can choose to delegate tuture site development plans tor subdivision to administrative
review or to retain its approval authority and review a subsequent submittal.
Administrative review would consist of the Planning Director or her/his designee, and
an EPC statf planner, performing a design review analysis with each site development
plan for subdivision for the proposed tracts to ensure compliance with applicable rules,
regulations, standards, and policies prior to submittal to the DRB.

The applicant shall consult with the National Park Service and Parks and Recreation
prior to approval of development adjacent to the Petroglyph National Monument.

The Required Information narrative section, Sheet 1, shall be revised as follows:

Revise the second sentence of the subsection entitled “The Site” to indicate that the subject
site is within the boundaries of the listed plans and subject to the regulations of those Plans.

Lighting, Utilities & Screening: The language from the WMP regarding antennas and
towers (see p. 88) shall be added as a standard to the Utilities section.

6.Signage:

A. A standard shall be added to state that signage in the NWMEP Impact Area cannot
exceed 6 square feet of sign face area (NWMEP, p. 61).

B. The illustration for prototypical Facilities Sign Type D, when located in the [mpact
Area, shall be revised correspondingly.
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7. Sidewalks, Trails & Pedestrian Crossings:

A.

A standard shall be added indicating that trails would use Barrier-Eree Design,
physically challenged individuals would also be accommodated as trail users where

feasible.

A trail feasibility study shall be required prior to development of Tract A for the
northern perimeter trail for public access to the Petroglyph National Monument and
submitted to the Planning Director, City Parks and Recreation Department/Open Space
Division, and Petroglyph National Monument for review. The study shall consider
existing soils, grade, slope and parking. If it is determined by the Planning Director that
this trail is not feasible, the applicant shall not be required or allowed to construct the

trail or access to the Petroglyph National Monument. This shall be added to Section 10,
Petroglyph National Monument.

8. The Walls/Fences Design Standards shall be revised as follows:

A new standard shall be added for development in the [mpact Area of the NWMEP that
states: Development at the edge of public or private open space shall be designed to
complement and enhance the open space. Where the adjacent land use requires visual

privacy, non-continuous, non-perimeter walls may be constructed. Varied setbacks and
landscaping are required, NWMEP Regulation 9.2.

9. Streets & Streetscapes:

Add text that states: Where possible, street design shall maximize water |
landscaping.

warvesting  tor

10. The Grading & Surface Disturbance Standards shall be revised as follows:

A.

NWMEP Policy 11.8 regarding damaged areas/re-vegetation shall be included as a
standard.

A phasing plan shall be included to indicate the order in which the tracts are to be
graded,

L1. Claritication & "Clean-Up™:

A.

For clarity tor tuture review, each illustration, plan, diagram or cross-section contained

in the design standards shall be identified as either illustrative (conceptual) or as a
standard (regulatory).

The landscaping standards shall be numbered as 13. with renumbering ot subsequent
sections,

Numbers shall be added to sections 9 and 10,

Sheet 1, Line 7: the term “private clubhouse™ shall be used.
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E,

Utility Plan: Add a symbol for the new line type.

12. Conditions of Approval from the Open Space Division:

A.

Please show the boundary line of the gated community (i.e., the proposed location ot the
view fence) on all sheets.

The west penimeter trail will require monitoring and protection from residents. [f
residents of the gated community begin encroaching on, or creating unofficial entrances

to the PETR, HOA should take tinancial responsibility tor repairing tence along the
boundary.

Typical sections on drawing should be labeled and referenced to the plan. Sections

showing double-loaded street with housing and PETR boundary should be included in
drawings for tull disclosure of intent.

Need consistent information about intent tor arroyo bottom; either “natural” and

“allowed to degrade and drop,” or containing “drop structures™ that will “stabilize the
bottom.”

13. Conditions of Approval from the Parks & Recreation Department, Strategic Planning

Division:

A.

. STREETS AND STREETSCAPES.

COMMUNITY. Throughout the Site Plan for Subdivision, the word “community’ is
used and it is not clear if the “community” amenity such as “community trail™ is
intended to refer to the gated community residents or all of the Watershed Subdivision
“community”™. It is confusing. In sections and plan views the term is used
interchangeably so it is not clear what is public and what is private. For example, the
section on the Mirehaven Arroyo states that the “Access to the Mirchaven Arroyo shall
be restricted to the residents of the community”. That would be “the residents ot the
gated community”™?  Another example, the private linear parks..."also serve as a
recreational amenity tor the “community” when in this case, some sections of the linear
parks are for both the gated and non-gated residents as we understand from the
llustration ot “Pedestrian Circulation™. Please clarity.

PEDESTRIAN CIRCULATION. Page Three, item #7 the diagram showing “Pedestrian

Circulation™ is unclear as to what trails are public and what are private tor the gated
residents. Please clarity.

Section Eleven item H, please add a sentence
stating “All landscaping along streets and medians are to be maintained by the HOA™.
Landscaping of medians and/or streetscapes by the Developer within the City ROW will
require a Streetscape Agreement between the Developer and the City.

D. LANDSCAPE. Is there a percentage of minimum landscape coverage required? It so.

please identify what percentage that would be.
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E.

GRADING AND SURFACE DISTURBANCE. Deter to Environmental Health on this
section of the Plan regarding dust control. However, item B is vague as to how the
minimum of cut and fill have been addressed and who determines that more cut and till
results in “construction materially (that) improves the site plan™? Our concern here has

to do with the cut and fill solutions for home sites and roads potentially aftecting the
teasibility ot a trail alignment.

DRAINAGE. Item D. We realize this is a difficult site with the Monument on two
sides and steep slopes so that retaining walls will be or may be necessary in certain
locations. We have concerns about terracing walls next to the Monument such as those
in Watershed One development adjacent the Well Tank Site. Terracing walls should
protect views of the Monument and view fences used as much as possible. Item H,

please add “private” to ...parks...so that it is clear that it is “private open space” and
“private parks”.. ..

CONCEPTUAL GRADING AND DRAINAGE PLAN. The Diversion Bank proposed
along the northwest boundary of the site appears to be in the approximate location of the
proposed perimeter trail, housing, and a road. There is not enough information on this
Plan which does not show proposed grades, only existing grades, to identity if there is a
potential contflict that would preclude a trail in that location. Our Department supports
and encourages water harvesting when possible. The staterment that “water harvesting
techniques will try to be incorporated with future subdivision as possible” is vague and

non-committal. We would suggest “Water harvesting techniques will be implemented
where possible”.

4. Conditions _of Approval trom the National Park Service: Vehicular access at the

northeastern corner of the proposed project (by the existing water tank with an existing gate)
shall be provided for emergency services response in the event of an incident.

. Conditions of Approval from the City Engineer:

A.

The Developer is responsible for permanent improvements to the transportation tacilities

adjacent to the proposed site development plan, as may be required by the Development
Review Board (DRB).

Site plan shall comply and be in accordance with DPM (Development Process Manual)

and current ADA standards/ requirements. Any necessary variances must go through
the standard variance process.

All easements, access agreements and property lines must be shown and labeled on Site
Plan. Provide recording information.

Right-ot-way dedication to the City of Albuquerque may be required at DRB.

Public ROW location for Primary Trails shall be as designated by the Long Range
bikeway System Map and the Trails and Bikeways Facility Plan and shall be built in
accordance with the standards detailed in the DPM.
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The developer shall coordinate with the DMD to ensure that tran

i1s provided as planned and included in the 2030 MTP.

G. Add to the end of drainage standard E: “Hydrology will evaluate whether and how
ponds should overflow into the roadway on a case-by-case basis.”

sportation intrastructure

H. Remove the phrase “pedestrian ways” from the sentence in drainage standard I.

16. Tr

atfic Operations: A note shall be added to state the following: An analysis of the
operation and mitigation necessary to return traffic operations to that of the no build

condition at the Ladera and Unser Intersection is required. This analysis shall be performed

and submitted to the City and NMDOT for review prior to the first subdivision plat approval
by the DRB.

17. Conditions of Approval from AMAFCA:

A. Bank stabilization on the Mirehaven Arroyo will be required. This can be bank

protection and drop structures backfilled with native material like what has been
installed on the downstream section of the arroyo,

AMAFCA has Temporary Floodplain Easements on the Mirehaven Arroyo and the
arroyo north ot Arroyo Vista Boulevard. Any drainage improvements that will alter the
casements will require a vacation action through the City DRB and a quitclaim / release
approval tfrom the AMAFCA Board of Directors.

. The West [-40 Drainage Management Plan Update (
capacity deticiency in Ladera Dam 12.
more detailed analysis of the Ladera

contribution for upgrade ot the dam.

2011) identifies a potential storage
Development of this subdivision will require a
Dam system capacity and possibly tunding

18. Conditions of Approval from the Public Service Company ot New Mexico:
A. It is the applicant’s obligation to determine if existing utility easements cross the
property and to abide by any conditions or terms of those gasements.

B. Any existing or proposed public utilit
utility sheet prior to DRB review.

Yy casements are to be indicated on the site plan

APPEAL: If you wish to appeal this decision, you must do so within 15 days of the EPC’s decision or by
JULY 26, 2013. The date of the EPC’s decision is not included in the 15-day period for tiling an appeal, and

it the 15" day falls on a Saturday, Sunday or Holiday, the next working day is considered as the deadline tor
filing the appeal.

For more information regarding the ap
Non-Retundable tiling tee will be cal
at the time the appeal is tiled.

tormal protest of the EPC's R

peal process, please refer to Section 14-16-4-4 of the Zoning Code. A
culated at the Land Development Coordination Counter and is required
[t is not possible to appeal EPC Recommendations to City Council: Rather a
ccommendation can be filed within the |5 day period following the EPC’s
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decision,

Y ou will receive notification if any person files an appeal.
Permits at any time atter the appeal deadline quoted above, provided all conditions imposed at the time of

approval have been met. Successtul applicants are reminded that other regulations of the City Zoning Code
must be complied with, even after approval of the referenced application(s).

[t there is no appeal, you can receive Building

ZONE MAP AMENDMENTS: Pursuant to Zoning Code
map does not become ofticial until the Certification of Zo
person who requests it. Such certitication shall be signed b
have been concluded and after all requirements prerequisite to this certification are met. [f such requirements

are not met within six months after the date of final City approval, the approval is void. The Planning
Director may extend this time limit up to an additional six months.

Section 14-16-4-1(C)(16), a change to the zone
ning (CZ) is sent to the applicant and any other
y the Planning Director after appeal possibilities

SITE DEVELOPMENT PLANS: Pursuant to Zoning Code Section 14-16-3-11
ot the approved square tootage of a site development plan has been built or less
been developed, the plan for the undeveloped areas shal
or major amendment ot the plan: within six months
shall request in writing thorough the Planning
an additional five years.

(C)(1), it less than one-half
than one-half of the site has
| terminate automatically seven years after adoption
prior to the seven-year deadline, the property owners
Director that the Planning Commission extend the plan’s lite

DEFERRAL FEES: Pursuant to Zoning Code Section |4-

16-4-1(B), deferral at the request of the applicant
1s subject to a $110.00 fee per case.

Sincerely,

nore

¢V Suzanne Lubar
4 . . .
Acting Director, Planning Department

SL CLL/KCB/m¢

@]
@)

Consensus Planning, Inc.. 302 Eighth Street NW, Albuquerque, NM 87102
Thomas Borst, 1908 Selway P, Albuquerque, NM 87120

Art Retberg, 9732 Summer Shower PI. Albuquerque, NM 87120

Diane Souder, 6001 Unser Blvd. NW., Albuquerque. NM 87120

Jay Lee Evans, P.O. Box 1293, Albuquerque. NM 87104

Rene Horvath, 55135 Palomino Dr, NW, Albuquerque, NM 87120
Candelaria Patterson. 7608 Elderwood NW. Albuquerque, NM 87120
Matt Schmader. COA. Open Space

Jolene Woltley, 7216 Carson Trl NW. Albuquerque, NM 87120



ZONING

Please refer to the Zoning Code for specitics of
The RT and R-1 zones and to the Westland Master Plan for the complete regulations for the

SU-2PDA zone



Westland Master Plan
E. Setback. As determined by an approved Site Plan. SU-2 for Planned Development Area
F. Off -Street Parking. As defined by the City of Albuquergue Com- This zone provides suitable sites for a mix of residential uses which are
prehensive Zoning Code. special because of the relationship of this property to Petroglyph National
Monument. This zone, as applied by this Plan, provides suitable sites
. ) p for a wide range of residential densities, schools, active and passive
G. Site Devgl()pment Plan Approval. A site de\{ek)pmen.: pldr.1 and recreational uses (parks, trails, community centers, efc.)
landscaping plan shall be approved by the City Planning Director
for each new byiiding, building addition, or major use of open A. Permissive Uses, subject to site development plan approval:
space on any site in the SQ-FDA, Town Center zone. The Plan- 1. Uses Permissive in the RT zone.
ning Director shall use the following procedures in reviewing site
development plans. B. Height.
r ) 1. Structure height up to 40 feet shall be allowed within the SU-2
1. [r;d[());Tte cievceiopmgm pla.nhshall be dpp.)rov?fi in the SU; for PDA zone, except within the View and Impact Areas of the
b ,Jown .emer pne witl uuit a copy of notice of approva Northwest Mesa Escarpment Plan.
from the Design Review Committee.
H.

Site Development Plan Standards. Site development plans for prop-
erty in the area zoned SU-PDA, Town Center, shall meet the intent
of the design guidelines section of the Westland Master Plan.

1. Specific sign regulations for each development shall be estab-
lished in the site development plan. The general principals
guiding signage within the SU-PDA, Town Center zone shall
be that the commercial uses should follow C-2 sign controls,
sign for office should follow the O-1 sign controls, and signs for
residential projects should follow the General Sign Regulations
in the City's Comprehensive Zoning Code.

2. Non-esidential open space should be provided in the form of
outdoor plaza space. Pedestrian linkages between the open
spacefoutdoor plaza and the public street shall be provided
whenever possible. Pedestrian ways should be integrated with
structures, parking areas, open space, and generally incorpo-
rated as a key element of the site development plan.

C. LotSize. Per the RT zone in the City of Albuquerque Comprehen-
sive Zoning Code, except for a house, minimum lot area shall be

3,200 square feet per dwelling unit; minimum lot width shall be
32 feet.

D. Setback. As defined by an approved site plan.

E. Off-Street Parking. As defined by the City of Albuquerque Com-
prehensive Zoning Code.

F. Site Plan Approval. A site plan and landscape plan shall be ap-
proved by the City Planning Director for each new building
addition, residential development area, planned development
area, or major use of open space on any site in the SU-2 for PDA
zone. The Planning Director shall use the following procedures
inreviewing site development plans:
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Westland Master Plan

1. No Site Development Plan shall be approved in the SU-2 For
PDA zone without a copy of notice of approval from the Design
Review Committee,

2. Site Development Standards. Site plans for property in the area
zoned SU-2 for PDA zone shall meet the intent of the design
guidelines section of the Westland Master Plan.

3. Specific sign regulations for each development shall be estab-
lished in the site development plan. The general principals
guiding signage within the SU-2 for PDA zone should follow
C-1sign controls, or as determined by an approved site devel-
opment plan.

SU-2 for Town Center Village

This zone, as applied by this Plan, provides suitable sites for a
range of residential densities, sizes, styles, and amenities that shall
accommodate a broad socioeconomic range of future residents. The
intent of this zone is to allow for a mixture of residential types and
sizes that is not permitted by the current Zoning Ordinance. These
units will be designed to complement the nearby Town Center and
the commercial, office, and residential uses therein. Future site
plans should be reflective of the “New Urbanist”movement in town
planning and designed to be reminiscent of the pedestrian oriented
neighborhoods and townscapes of old. Principals of New Urbanism
including walkability, connectivity, mixed-use and diversity, mixed
housing, quality architecture, traditional neighborhood structure,
transportation, and sustainability will be integrated in the plan.

The design and general layout of these uses shall be controlled by
the following:

A. Permissive Uses
1. Uses Permissive in the R-2 zone.
2. Uses Permissive in the C-1 zone.
3. Community Recreational Center. (Publicly or privately
owned facility designed to provide active and passive rec
reational areas for residents.)

. Conditional Uses

1. Uses Conditional in the R-2 zone.
2. Uses Conditional in the C-1 zone.

Height
1. Structure height up to 40 feet shall be allowed within the
Town Center Village.

. Lot Size,

1. No general limitation.
Setback. As determined by an approved site plan.

Off-Street parking. As defined by the City of Albuquerque
Comprehensive City Zoning Code.

. Signage

1. All signage shall conform to the signage regulations found
in the C-1 zone of the City of Albuguerque Comprehensive
City Zoning Code unless modified as part of an approved
site development plan,

. Lighting

1. Alllighting shall comply with the requirements of the Night
Sky Ordinance, the Westland Master Plan and the North-
west Mesa Escarpment Plan, whichever is more restrictive.

Site Development Plan Approval. Site development plan ap-
proval shall comply with the requirements of the Westland
Sector Plan. No site development plan shall be approved in
the SU-PDA, Town Center Village Zone without a copy of a
notice of approval from the Design Review Committee.
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). Site Development Plan Standards. Site development plans for
property in the area zoned SU-TCU, town Center Village, shall

meet the intent of the design guidelines section of the Westland
Master Plan.

Town Center Village (TCV) Zone Housing:
1. R-1regulations regarding lot size shall not apply.

2. A home occupation as regulated by the R-1 zone shall be al-
lowed in the TCV zone.

3. The maximum front setback in the TCV zone shall be 20 feet.
There shall be no minimum front, rear, or side setback require-
ment,

4. Housing within this zone shall contribute to the minimum
percentage of 20% for affordable housing within the overall
Master Plan and shall be based on federally-established afford-
ability criteria.

Town Center Village (TCV) Zone-zoning:

1. The following C-1 conditional uses shall not be allowed in the
TCV zone; community residential programs, auto/trailer/truck
rental/service/storage, drive-up service window as approved
by the EPC, and outdoor storage.

2. The following shall be allowed in the TCV zone; uses permissive
inthe R-2, R-T, and R-LT zones, with the following exceptions:
a. Density shall not exceed 36 dwelling units per acre.
b. There shall be no maximum FAR.
¢. Recreation uses, including community and regional scale
recreation facilities provided a Master Development Plan
(Site Plan for Subdivision) is approved by the EPC.

3. Tobe consistent with the TC zone: adult bookstores, adult photo
studios, or adult theaters shall not be allowed in the TCV zone.

4. Free-standing wireless telecommunication facilities (WTFs) shall
be limited to clock or bell towers and flag poles.

TCV Zone Estimated Land Use Percentages.

Town Center Village (TCV):
Residential 16-22%
Non-Residential up to 20%
Recreation/Open Space 58%

SU-2 for RLT
SU-2 RLT Zone shall be regulated by the City of Albuquerque
Comprehensive Zoning Code with the following exceptions:

1. Lot Size, For a house, minimum lot area shall be 3,500 square
feet; minimum lot width shall be 35 feet.

2. Conditional Use: Single family detached housing on lots smaller
than 3,500 square feet provided that the overall gross density
does not exceed 8 du/acre.

Government and Public Services

Community facilities and public services are provided in a variety
of ways within the Westland Master Plan area (Exhibit 11- Com-
munity Facilities Plan). Public schools will be the responsibility
of Albuquerque Public Schools while libraries, sheriff/police, and
fire protection will be provided by the City of Albuquerque and
Bernalillo County. The needs projected in the following sections
are 1o be used as a guide only. Future changes in technology,
demographic trends, and the way that services are provided by
various agencies will affect these needs, requirements, and the
exact locations of facilities.
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DEVELOPMENT/ PLAN

REVIEW APPLICATION
Updated 4/16/15

Albuquerque

Supplemental Form (SF)

SUBDIVISION S Z ZONING & PLANNING

I Major subdivision action _____ Annexation

I Minor subdivision action

____ Vacation v _ Zone Map Amendment (Establish or Change

= Variance (Non-Zoning) Zoning, includes Zoning within Sector

Development Plans)

SITE DEVELOPMENT PLAN P ____ Adoption of Rank 2 or 3 Plan or similar
for Subdivision -a.uwwd' _ Text Amendment to Adopted Rank 1, 2 or 3
for Building Permit Plan(s). Zoning Code, or Subd. Regulations

Administrative Amendment (AA)
Administrative Approval (DRT, URT, etc.)

[T

IP Master Development Plan D Street Name Change (Local & Collector)
f Al iat LUCC
Cions. ol Pppapotanane Lbbx) L A APPEAL/PROTEST of...
STORM DRAINAGE (Form D) Decision by: DRB, EPC, LUCC, Planning
Storm Drainage Caost Allocation Plan Director, ZEQ, ZHE, Board of Appeals, other

PRINT OR TYPE IN BLACK INK ONLY. The applicant or agent must submit the completed application in person to the
Planning Department Development Services Center, 600 2™ Street NW, Albuguerque, NM 87102.
Fees must be paid at the time of application. Refer to supplemental forms for submittal requirements.

APPLICATION INFORMATION:

ProfessionallAgent (if any): Mﬂm—PHONE QJE ] ‘Jq q&ﬂl
Sheeot NA

aooress_302 T

cm-% stae NML 2r¥FHO2 EMAlLfan.@CMﬁNa
appLicant_Yud ke (qmup ONE:

aooress_FoOL Qegpmon  NE

ary_MUo. STATEQUN, ZIPM_E-MAIL:
Proprietary interest in site: M List all owners. _~
DESCRIPTION OF REQUEST: MM@WM%MM.@—
w Hae NIOMEP,

Is the applicant seeking incentives pursuant to the Family Housing Development Program? ___ Yes. \L No.
SITE INFORMATION: ACCURACY OF THE EXISTING LEGAL DESCRIPTION IS CRUCIAL! ATTACH A SEPARATE SHEET IF NECESSARY.

LoiurTractNo.E:'z,ﬁﬂ . Lo, LT To) 1 (Qﬁf WG G lf&g@k L\ l Unit:
SubdiviadanTBKA: _\Wake ilhod BadodiVision

Existing Zoning: o Proposed zoning: — MRGCD MapNo _ .~
Zone Allas page{s):_ﬂﬁ_a / HOo9 UPC Code 100 gosol*l‘i 124 21010!
CASE HISTORY:
List any current or prior case number that may be relevant to your application (Proj., App., DRB- AX_Z_, V_ S_ efc.).
(OO0 LRGY

CASE INFORMATION:
Within city limits? J[Yes Within 1000FT of a landfill? E%
No. of existing lots: \9 E! No. of proposed lots Total site area (acres) a( l 05—
LOCATION OF PROPERTY BY STREETS: On or Near: i ;' Q¥ A E.'mdm [-% &5 1d ( A W -
Between:_ma_ﬁk‘_ez(mm— and Mjfﬂjdaueg A E@AD&@A A\ -

Check if project was previously giewed by: Sketch Plat/Plan [ or Pre-application Review Team(PRT) [J. Review Date\‘

SIGNATURE L/?voof“' g DATE 3!/ 2/13
fl ) ] f
(Print Name) ~_ 7 e e UELIVE ELHMAN, Brc P Applicant: C1 Agent &
FOR OFFICIAL USE ONLY Revised: 11/2014
O INTERNAL ROUTING pllcahon case numbers Action SF Fees
B Al checklists are complete JlJ 00 L\ N5 05 $.155.90
B All fees have been collected ) ,_‘_“*E T s 20. ( '@
% All case #s are assigned = =t 72, - O
[0 AGIS copy has been sent : &/ - & LB =g
B Case history #s are listed . SR — &
O Site is within 1000ft of a landfill - __ 8
O F.H.D.P. dersity bonus A 2 e Total
O FHDF. feg/.beu/:v Hearing date _FLC1 L 1D, 2O 1 $ 290.00
L AN T - ”

AL f 3 1 ,/'\ N A7 ]
‘/f‘, \ Sited=] Project # [ O r Ly f [ {l i
Staff signature & Date




FORM P(1): SITE DEVELOPMENT PLAN REVIEW - E.P.C. PUBLIC HEARING

O SITE DEVELOPMENT PLAN FOR SUBDIVISION (EPC16) Maximum Size: 24" x 368"
] IP MASTER DEVELOPMENT PLAN (EPC11)
__ 5 Acres or more & zoned SU-1, IP, SU-2, PC, or Shopping Center: Certificate of No Effect or Approval
__ Scaled Site Plan and related drawings (folded to fit into an 8.5" by 14" pocket) 20 copies.
For IP master development plans, include general building and parking locations, and design requirements for
buildings, landscaping, lighting, and signage.
__ Site plans and related drawings reduced to 8.5" x 11" format (1 copy)
__ Zone Atlas map with the entire property(ies) clearly outlined
__ Letter briefly describing, explaining, and justifying the request
__ Letter of authorization from the property owner if application is submitted by an agent
__ Office of Community & Neighborhood Coordination inquiry response, notifying letter, certified mail receipts
__ Completed Site Plan for Subdivision and/or Building Permit Checklist
__ Sign Posting Agreement
__ Traffic Impact Study (TIS) form with required signature
__ Fee (see schedule)
List any original and/or related file numbers on the cover application
EPC hearings are approximately 7 weeks after the filing deadline. Your attendance is required.

J SITE DEVELOPMENT PLAN FOR BUILDING PERMIT (EPC15) Maximum Size: 24" x 36"
() SITE DEVELOPMENT PLAN and/or WAIVER OF STANDARDS FOR WIRELESS TELECOM
FACILITY (WTF) (EPC17)

__ 5 Acres or more & zoned SU-1, IP, SU-2, PC, or Shopping Center: Certificate of No Effect or Approval
__ Site Plan and related drawings (folded to fit into an 8.5" by 14" pocket) 20 copies.
__ Site Plan for Subdivision, if applicable, previously approved or simultaneously submitted.
(Folded to fit into an 8.5" by 14" pocket.) 20 copies
Site Plans and related drawings reduced to 8.5" x 11" format (1 copy)
__ Zone Atlas map with the entire property(ies) precisely and clearly outlined and crosshatched (to be photocopied)
Letter briefly describing, explaining, and justifying the request
Letter of authorization from the property owner if application is submitted by an agent
__ Office of Community & Neighborhood Coordination inquiry response, notifying letter, certified mail receipts
Sign Posting Agreement
Completed Site Plan for Subdivision and/or Building Permit Checklist
Traffic Impact Study (TIS) form with required signature
Fee (see schedule)
List any original and/or related file numbers on the cover application
NOTE: For wireless telecom facilities, requests for waivers of requirements, the following materials are required in
addition to those listed above for application submittal:
Collocation evidence as described in Zoning Code §14-16-3-17(A)(6)
__ Notarized statement declaring number of antennas accommodated. Refer to §14-16-3-17(A)(13)(d)(2)
Letter of intent regarding shared use. Refer to §14-16-3-17(A)(13)(e)
Affidavit explaining factual basis of engineering requirements. Refer to §14-186-3-17(A)(13)(d)(3)
__ Distance to nearest existing free standing tower and its owner's name if the proposed facility is also a free
standing tower §14-16-3-17(A)(17)
Registered engineer or architect's stamp on the Site Development Plans
Office of Community & Neighborhood Coordination inquiry response as above based on % mile radius
EPC hearings are approximately 7 weeks after the filing deadline. Your attendance is required.

O AMENDED SITE DEVELOPMENT PLAN FOR BUILDING PERMIT (EPCO01) Maximum Size: 24" x 36"
\E’ AMENDED SITE DEVELOPMENT PLAN FOR SUBDIVISION (EPC02)
Proposed amended Site Plan (folded to fit into an 8.5" by 14" pocket) 20 copies
v DRB signed Site Plan being amended (folded to fit into an 8.5" by 14" pocket) 20 copies
A DRB signed Site Plan for Subdivision, if applicable (required when amending SDP for Building Permit) 20 copies
+/ Site plans and related drawings reduced to 8.5" x 11" format (1 copy)
1/ Zone Atlas map with the entire property(ies) clearly outlined
[ Letter briefly describing, explaining, and justifying the request
1 Letter of authorization from the property owner if application is submitted by an agent
" Office of Community & Neighborhood Coordination inquiry response, notifying letter, certified mail receipts
" Sign Posting Agreement
N/A Completed Site Plan for Building Permit Checklist (not required for amendment of SDP for Subdivision)
N/A Traffic Impact Study (TIS) form with required signature
« Fee (see schedule)
+ List any original and/or related file numbers on the cover application
EPC hearings are approximately 7 weeks after the filing deadline. Your attendance is required.

|, the applicant, acknowledge that any

information required but not submitted W& veL/nvE F—JSH‘M”? -
with this application will likely result in fphcant name (print)
deferral of actions. _-«%447 S
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March 1, 2017

Ms. Karen Hudson, Chair
Environmental Planning Commission
City of Albugquerque

600 Second Street NW
Albuquerque, New Mexico 87102

Dear Madame Chair.

As the property owner of land within Tract M of the Watershed Subdivision,
including Lots 63, 64, 66, 67, 108, 109, and 116, Consensus Planning, Inc. is
hereby authorized to represent the PulteGroup in all matters regarding the
application, processing, and representation before the Environmental Planning
Commission regarding the request for seven exceptions to the height regulations
of the Northwest Mesa Escarpment Plan, per Resolution 2016 115 (C/S R-16-
127).

Kevin Patton

Director of Land Planning and Entitlements
PulteGroup

7601 Jefferson Street NE

Albuquerque, NM 87109

7601 Jefferson Street, NE, Suite 320 Albuquerque, New Mexico 87109 505.761.9606 505.761.9850 (Fax)
PGl Realty, Licensed Broker Phane 505-761-9606

i
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March 30, 2017

Ms. Karen Hudson, Chair
Environmental Planning Commission
City of Albuquerque

600 Second Street NW
Albuquerque, NM 87102

RE: Height Exception Request per Northwest Mesa Escarpment Plan
Dear Madame Chair:

The purpose of this letter is to request exceptions for seven lots to the height
regulations in the Northwest Mesa Escarpment Plan (NWMEP), per Resolution 2016
115 (C/S R-16-127). This resolution amended the NWMEP to allow exceptions to the
maximum allowed heights.

The seven lots are located in Tract M of the Watershed Subdivision, also known as Del
Webb Phase 2 @ Mirehaven, and are identified as Lots 63, 64, 66, 67 of Del Webb @
Mirehaven Phase 2A and Lots 108, 109, and 116 of Del Webb @ Mirehaven Phase 2B
in the materials submitted. All the parcels are located within the Impact Area of the
NWMEP and are zoned SU-2 Planned Development Area (SU-2 PDA), per the
Westland Master Plan. Per the 2016 amendment to the NWMEP, requests for
exceptions must be reviewed and approved by the Environmental Planning Commission
(EPC). The Del Webb @ Mirehaven development is an age-restricted development
currently under construction by PulteGroup in a series of phases.

As required by the text amendment to the NWMEP, our submittal includes a copy of the
approved Overall Grading Plan. We have also included a site plan showing the cross
sections; cross sections showing each of the seven lots in relation to the natural terrain,
the existing ridge, and the Escarpment; and a cut and fill exhibit, in order to
demonstrate both the existing conditions and the visual impact of these lots. We believe
this analysis clearly demonstrates that these seven lots meet the criteria for exceptions
to the NWMEP.

BACKGROUND

On November 13, 2015, the Site Development Plan for Subdivision for Del Webb Phase
2 @ Mirehaven (also known as Watershed @ Estrella) was approved by the
Environmental Planning Commission (Project #1006864, 15EPC-40049). The Site
Development Plan for Subdivision was accompanied by an Overall Grading Plan, which
was approved by City Hydrology on March 11, 2016. A copy of this approved Overall
Grading Plan accompanies this request. This Site Plan for Subdivision covered the
approval for development of houses up to 19 feet from natural grade for all pad sites. It
also identified lots where a further variance or exception process would be needed to
accommodate a structure. The following exceptions are requested from the 19-foot
natural grade approved by the Environmental Planning Commission in November 2015.
Height Exception Request — Northwest Mesa Escarpment Plan 11
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Subject lots 63, 64, 66, and 67 are located in Del Webb @ Mirehaven Phase 2A, which
has received Final Plat approval. Lots 108, 109, and 116 are located in Del Webb
@Mirehaven Phase 2B, which has received Preliminary Plat approval with an approved
infrastructure list.

On December 19, 2016, an amendment to the NWMEP was approved by the City
Council (Resolution 2016 115, C/S R-16-127). This amendment provides a review and
approval process by the EPC for exceptions to the height regulations of the NWMEP
(Policy 12, Sections 12-1 and 12-2, page 58). These sections govern height for new
development within the Conservation and Impact Areas of the NWMEP. The
amendment requires exceptions to demonstrate hardship where: “strict adherence to
the policy would render the lot undevelopable because of physical and/or engineering
constraints”; and visual impact: “the resulting building shall not be taller than the tallest
abutting building located within the Impact Area and shall not block views of the
escarpment”.

As described in our 2016 application to amend the height regulations to the NWMEP,
the limited number of lots that require significant amounts of fill have difficulty meeting
the height regulations. This results in some lots that sit higher than adjacent lots not
needing an exception to the height regulations while others that require fill and sit lower
needing an exception.

JUSTIFICATION
Throughout the NWMEP, views to and from the Escarpment are emphasized. The
importance of these views is encapsulated by Policy 12 of the NWMEP:

View Preservation and Visual Continuity. From a distance the mesa above and
the area at the base of the escarpment are very important as the visual setting
for the dark line of the escarpment. Regulation of color and reflectivity on
buildings above and below is intended to minimize contrast with this
background. Regulation of building height is intended to maintain views to the
escarpment. Regulation of setback is intended to maintain the line of the
escarpment and the protect the basaltic caprock and slopes. Therefore: Policy
#12. Structure shall not block views of the Escarpment or visually contrast with
the natural environment.

The requested seven exceptions meet the intent of this policy and the text amendment
as the proposed residential structures will not have a significant visual impact (as
presented below). No structure will be taller than 19 feet from finished floor.
Furthermore, all development within the plan area meets the regulations on reflectivity,
color, and setback. The following analysis and the materials submitted demonstrate that
this request addresses both hardship and visual impact.

Hardship: Through the planning and development process for this site, specific
planning and engineering considerations have been addressed by the Overall Grading
Plan. These considerations have a significant impact on the parcels within the Impact
Area, especially where the grade is the hilliest and where the changes in grade are the
sharpest. The grading plan for Phase 2 provides a service vehicle road to the
Petroglyph National Monument (as requested by the PNM Superintendent) and
provides the appropriate transitions between the edge of the Monument and the
development area. This area is also extremely hilly, with valleys and ridges throughout.

Height Exception Request — Northwest Mesa Escarpment Plan 11
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In order to meet the needs of the National Monument, as well as the engineering slope
requirements for ADA and sewer and water service, there are sections throughout the
subdivision that either were cut or filled. (See Sheet 2 of the application materials,
which shows the cut and fill for the portion of the subdivision within the Impact Area.)
The lots that require the exceptions are those where there is significant fill added. Lots
63, 64, 66, 67, 108, 109, and 116 are located in valleys, requiring the area to be filled in
order to meet adjacent street grades and ensure compliance with ADA.

In response to a request by the Petroglyph National Monument, a service vehicle road
to the Monument was provided north of Lot 67. This area also provides public access to
the Monument. In addition, drainage for the site was revised to ensure all parcels drain
to the street, which demonstrates better storm management practice since the streets
are designed to carry storm water flows. Further, the hydrostatic pressure created
during a storm can be very destructive in areas not designed to carry such flows, which
can result in the erosion of retaining walls and destruction of rear yard areas. In order to
accomplish this change in storm management, the Grading and Drainage Plan had to
be revised to allow a change in the amount of cut or fill on certain lots and exacerbated
the issue of the height regulations. These revisions are shown on the revised lot table
(see the sheet titled “Del Webb Phase 2 @ Mirehaven Northwest Mesa Escarpment
Height Exception Justification Part 1 of 3). These engineering constraints meet the
hardship requirement as required by the amendment to the NWMEP. Without approval
of these exceptions, these seven lots could not be reasonably developed, which would
break up the continuity of the development. Limiting the heights of these developed lots
would significantly limit the range of choices available to future buyers.

Visual Impact: Each lot is addressed individually for visual impact due to the varied
and undulating terrain and location of each lot within the development.

Lot 63
¢ Visual Impact: No significant visual impact

o Tallest abutting building: Lot 64 will sit higher than Lot 63; however; Lot
64 is also requesting an exception. Lot 65, which does not require an
exception, will also sit higher.

o Views to the Escarpment: Escarpment face remains clearly visible, (see
Sheet 4 of 4). The natural existing ridge behind the development is
visible and the Escarpment face is visible beyond that.

o Proposed building height: 19 feet from pad/ finished grade

o Requested variance: 1.21 feet (6.4%)

Lot 64
e Visual Impact: No significant visual impact

o Tallest abutting building: Lot 65, which does not require an exception, will
sit higher than Lot 64

o Views to the Escarpment: Escarpment face remains clearly visible, (see
Sheet 4 of 4). The natural existing ridge behind the development is
visible and the Escarpment face is visible beyond that.

o Proposed building height: 19 feet from pad/ finished grade

o Requested variance: 0.11 feet (0.6%)

Height Exception Request — Northwest Mesa Escarpment Plan 2|



Lot 66
e Visual Impact: No significant visual impact

o Tallest abutting building: Lot 67 will sit higher than Lot 66; however; Lot
67 is also requesting an exception. Lots 68 and 69 (located across
Woods Wash Trail), which does not require an exception, will sit higher
than Lot 66.

o Views to the Escarpment: Escarpment face remains clearly visible, (see
Sheet 4 of 4). The natural existing ridge behind the development is
visible and the Escarpment face is visible beyond that.

o Proposed building height: 19 feet from pad/ finished grade

o Requested variance amount: 0.81 feet (4.3%)

PLANNING
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Lot 67
* Visual Impact: No significant visual impact

o Tallest abutting building: Lots 66 and 67 are at the north end of Woods
Wash Trail; therefore, the closest site is across Woods Wash Trail on Lot
68. Lot 67 will sit slightly lower than Lot 68, which does not require an
exception. Due to changes in grade and the undulating terrain, the
natural grade for Lot 68 sits 14.63 feet higher than Lot 67. Lot 68
requires significant cut, while Lot 67 requires significant fill.

o Views to the Escarpment: Escarpment face remains clearly visible (see
Sheet 4 of 4). | Fo Trreet

o Proposed building height: 1Z=8" from pad/ finished grade

o Requested variance: 2.67 feet (14.0%)

Lot 108
e Visual Impact: No significant visual impact

o Tallest Abutting building: Lot 110 will sit higher than Lot 108

o Views to the Escarpment: Escarpment face remains clearly visible, (see
Sheet 4 of 4), as does the natural ridge that runs between the edge of
the development and the Escarpment face. It should also be noted that
Lot 108 is only partially located within the Impact Area.

o Proposed building height: 19 feet from pad/ finished floor

o Requested variance: 2.03 feet (10.7%)

Lot 109
e Visual Impact: No significant visual impact

o Tallest abutting building: Lot 110 will sit higher than Lot 109

o Views to the Escarpment: Escarpment face remains clearly visible, (see
Sheet 4 of 4), as does the natural ridge that runs between the edge of
the development and the Escarpment face.

o Proposed building height: 19 feet from pad/ finished grade.

o Requested variance: 0.66 feet (3.5%)

Lot 116
e Visual Impact: No significant visual impact
o Tallest abutting building: Lot 115 will sit higher than Lot 116
o Views to the Escarpment: Escarpment face remains clearly visible, (see
Sheet 4 of 4), as does the natural ridge that runs between the edge of
the development and the Escarpment face.

Height Exception Request — Northwest Mesa Escarpment Plan 31
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o Proposed building height: 19 feet from pad/ finished grade.
o Requested variance: 0.49 feet (2.6%)

As described above, we believe that the documentation provided by the applicant
demonstrates the hardship required to show that strict adherence to the policy would
render these lots undevelopable because of physical and engineering constraints and
the visual impact on the Monument to be insignificant. On behalf of PulteGroup, we
respectfully request that the Environmental Planning Commission approve this request
for seven exceptions to the height regulations in the NWMEP. Thank you for your
consideration.

Sincerely,

Jacqueline Fishman, AICP
Principal

|
Height Exception Request > Northwest Mesa Escarpment Plan ' 4]



CITY OF ALBUQUERQUE

PO Box 1293

Albuquerque

New Mexico 87103

www.cahq.gov

Richard J. Berry, Mayor
January 24, 2017

Yolanda Padilla Moyer, P.E.
Bohannan Huston

7601 Jefferson NE, Suite 100
Albuquerque, NM, 87109

RE: Del Webb @ Mirchaven Phase 2
Grading & Drainage Plan Revision 2
Stamp Date 3-11-16 / Hydrology File: HO9DO017F

Dear Ms. Padilla-Moyer:

Based upon the information provided in your submittal received 1/9/2017, the above-
referenced project is re-approved for ESC Grading Permit. We understand that the
changes include changing the height of the retaining walls and increasing the slopes
along the northemn boundary of the site within Phase 2A. The slopes are steeper, but will
not exceed 3H:1V.

Engineer’s Certification will be required prior to Pad Certification/Release of Financial
Guarantee per the DPM Checklist.

An approved ESC Grading Permit is required prior to any grading on the site. A
Floodzone Permit will be required for the Grading Permit, since the Mirehaven Arroyo A

Zone is still mapped and appears to encroach into small portions of the site.

If you have any questions, you can contact me at 924-3695.

Sincerely,

Dana Peterson, P.E.
Senior Engineer, Planning Dept.
Development Review Services

Orig:  Drainage file
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*PLEASE NOTE: The NA/HOA
information listed in this letter
is valid for one (1) month. If you
haven’t filed your application

within one (1) month of the date
of this letter - you will need to
get an updated letter from our

City of Albuquerque office.

P.0.Box 1293, Albuquerque, NM 87103

March 1, 2017

Petra Morris

Consensus Planning

302 8th Street NW

Albuquerque, NM 87102

(505) 764-9801

E-mail: morris@consensusplanning.com

Dear Petra:

Thank you for your inquiry requesting the names of ALL Neighborhood and/or Homeowner
Associations who would be affected under the provisions of §14-8-2-7 of the Neighborhood
Association Recognition Ordinance by your proposed [EPC Submittal] project recorded as [7
parcels within Tract M Plat of Watershed Subdivision. This request for exceptions by the
EPC will be for Parcels 63, 64, 66, 67, 108, 109, and 116 of this tract in the subdivision]
located on [Tierra Pintada Blvd. between West Creek NW and Mirehaven Parkway] zone map
[H-8 -9].

This correspondence serves as your “Notification Inquiry Letter” from the Office of Neighborhood
Coordination, and must be included as part of your application. Please see “ATTACHMENT A” for a
list of NA’s / HOA’s that must be contacted regarding this submittal.

Please note that according to Section §14-8-2-7 of the Neighborhood Association Recognition
Ordinance you are required to notify both of these contact persons by certified mail, return receipt
requested, before the Planning Department will accept your application. Please see Page 2 of this
letter for additional requirements. If you have any questions about the information provided please
contact our office at (505) 924-3914 or ONC@cabqg.gov

Sincerely,
OFFICE OF NEIGHBORHOOD COORDINATION
Planning Department

1 Updated 12/21/16




ATTACHMENT A

TRES VOLCANES N.A. (TVN) “R”

*Donna Swanson e-mail: djswanson505@gmail.com

8620 Animas P1. NW/87120 507-9538 (h)

Sally Breeden e-mail: jfbreeden@comcast.net

8619 Animas Pl. NW/87120 352-0159 (h)

Website: www.tresvolcanes.org NA E-mail: info@tresvolcanes.org

WESTSIDE COALITION OF N.A.’S

Harry Hendriksen, 10592 Rio Del Sole Ct. NW/87114-2701 890-3481 (h)
e-mail: hlhen@comcast.net

Rene Horvath, 5515 Palomino Dr. NW/87120 898-2114 (h)

e-mail: aboard10@)juno.com

3 Updated 12/21/16



Notification Inquiry Form

Use this form to submit a request to the Office of Neighborhood Coordination to obtain neighborhood or
homeowner association contact information for application submittal to the Planning Department.

Instructions: Please fill out this form completely and include a zone atlas map that is marked to indicate where
the subject site is located. Then, submit this form and your map in one of the following ways: 1) In person at
the Office of Neighborhood Coordination, 5™ Floor, 600 2™ Street NW; or 2) Email it to ONC(@cabg.gov.

Developer Inquiry For:

OJCell Tower Submittal — Type: Select Tower Type LJZHE Submittal (need address & zone map only)
CODRB Submittal CJAA Submittal
[(={IEPC Submittal LICity Project Submittal
OLUCC Submittal CJLiquor License Submittal
OOther:

Anticipated Advertised Public Hearing Date: (list here) April 13

Contact Name: Petra Morris

Company Name: Consensus Planning

Address: 302 8th Street NW

City: Albuquerque State: NM Zip Code: 87102

Phone: 505 764 9801 Email: morris@consensusplanning.com

Legal Description Information:

Describe the legal description of the subject site for this project:

7 parcels within Tract M Plat of Watershed Subdivision. This request for exceptions by the EPC will be for Parcels 63, 64, 66, 67,
108, 109, and 116 of this tract in the subdivision.

Located on/between (street name or other identifying mark):
Tierra Pintada Blvd, between West Creek NW and Mirehaven Parkway.

This site is located on the following zone atlas page: H08 and H09

Form updated: 1/2017
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Landscape Architecture
Urban Design
Planning Services

302 Eighth St. NW
Albuquerque, NM 87102

(505) 764-9801

Fax 842-5495
cp@consensusplanning.com
www.consensusplanning.com
PRINCIPALS
James K. Strozier, AICDP
Christopher ]. Green, PLA,
ASLA, LEED AP
_inqlh’hﬂv Fishman, AICP

Laurie Firor, PLA, ASLA

March 1, 2017

Donna Swanson
8620 Anima Pl. NW
Albuquerque, NM 87120

Sally Breeden
8619 Animas Pl. NW
Albuquerque, NM 87120

RE: Height Exception Request per Northwest Mesa Escarpment Plan
Dear Ms. Swanson and Ms. Breeden:

The purpose of this letter is to inform you and the Tres Volcanes Neighborhood
Association that Consensus Planning has submitted to the Environmental Planning
Commission (EPC) a request for exceptions for seven lots to the height requirements of
the Northwest Mesa Escarpment Plan (NWMEP) per Resolution 2016 115 (C/S R-16-
127). This resolution amended the NWMEP to allow the EPC the authority to review
exceptions to the maximum allowed heights provided there is a demonstrated hardship
and there is no visual impact to the Petroglyph National Monument.

The seven lots are located in Tract M of the Watershed Subdivision, also known as Del
Webb Phase 2 @ Mirehaven, and are identified as Lots 63, 64, 66, 67, 108, 109, and
116 in the materials submitted. All the parcels are located within the Impact Area of the
NWMEP and are zoned SU-2 Planned Development Area (SU-2 PDA) per the Westland
Master Plan. This request is on behalf of the PulteGroup.

This request will be heard by the EPC on Thursday, April 13, 2017 at Plaza del Sol
located at 600 Second Street NW. The hearing begins at 8:30 a.m. Please do not
hesitate to contact me at 764-9801 with any questions you may have regarding this
request.

If you and your neighborhood association would like to schedule a neighborhood
meeting, please contact the Office of Neighborhood Coordination at 505-924-3914 within
10 days of the application date (Note: March 2, 2017 application date).

Sincerely,

Jacqueline Fishman, AICP
Principal

Attached: Zone Atlas Pages H-08 and H-09
11x17 copy of the exhibits
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CITY OF ALBUQUERQUE
PLANNING DEPARTMENT
PROPERTY OWNERSHIP LIST

Hearing Date: Thursday, April 13,2017 1006864

Zone Atlas Page: H-08-09

Notification Radius: Neighborhood Associations
100ft plus r.o.w

Cross Reference and Location: Tierra Pintada Blvd. NW between West Creek NW and
Mirehaven Parkway NW

Applicant:  Pulte Group
7601 Jefferson NE
Albuquerque, New Mexico 87109

Agent: Consensus Planning
302 8" St.
Albuquerque, New Mexico 87102

Special Instructions:

Notice must be mailed from the
City 15 days prior to the meeting.

Date Mailed: 03/29/17
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STILLBROOKE HOMES INC
8801 JEFFERSON ST NE
ALBUQUERQUE NM 87113-2437

ORNELAS ALBERT C & KAREN C
8908 SANDWATER RD NW
ALBUQUERQUE NM 87120

ALBUQUERQUE BERNALILLO COUNTY WATER
UTILITY AUTHORITY

PO BOX 1293

ALBUQUERQUE NM 87103-1293

BRIDGET NOEL FAHY CHANDON & WILLIAM
JOSEPH CHANDON LIVING TRUST

8904 DESERT RAIN RD NW

ALBUQUERQUE NM 87120

STILL BROOKE HOMES INC ATTN:SCOTT W
HENRY

8801 JEFFERSON ST NE
ALBUQUERQUE NM 87113-2437

STILLBROOKE HOMES INC
8801 JEFFERSON ST NE
ALBUQUERQUE NM 87113-2437

CASTELLANO DAVID & ADONICA
8905 SANDWATER RD NW
ALBUQUERQUE NM 87120-3249

TIT GROUP LTD
4131 BARBARA LP SE
RIO RANCHO NM 87124

STILLBROOKE HOMES INC % ATTN SCOTT W
HENRY

8801 JEFFERSON ST NE
ALBUQUERQUE NM 87113-2437

YETAO
6810 AIRLINE RD
DALLAS TX 75205

reey raper ©ApuUse Fop-up cage'™

EIGHT GRADYS FAMILY LLC
4131 BARBARA LP SE SUITE 2D
RIO RANCHO NM 87124

SEPULVEDA SONIA Y
8905 WARM SPRINGS RD NW
ALBUQUERQUE NM 87120

LENARD IRENE G & STANLEY A
8912 WARM SPRINGS RD NW
ALBUQUERQUE NM 87120

MONTOYA ELISEO & ALICEM
POBOX 27116
ALBUQUERQUE NM 87125

UNITED STATES OF AMERICA % PETROGLYPH
NAT'L MONUMENT

6001 UNSER BLVD NW

ALBUQUERQUE NM 87120

FLEETWOOD CHARLES D & JOAN C
8904 WARM SPRINGS RD NW
ALBUQUERQUE NM 87120

PARRAS GERALD A & GEORGIA C
8916 SANDWATER RD NW
ALBUQUERQUE NM 87120

BOCK STEVEN N & HARRIS HOPE V
8900 DESERT RAIN RD NW
ALBUQUERQUE NM 87120

UNITED STATES OF AMERICA % PETROGLYPH
NATL MONUMENT

6001 UNSER BLVD NW

ALBUQUERQUE NM 87120

PULTE HOMES
7601 JEFFERSON ST NE SUITE 320
ALBUQUERQUE NM 87109

A

= T

PROCTER ERIC & GRACE
8908 WARM SPRINGS RD NW
ALBUQUERQUE NM 87120

CLARK RICHARD A JR & SISTA O
8915 SANDWATER RD NW
ALBUQUERQUE NM 87120-3249

PETROGLYPHS MANAGEMENT ASSOCIATION
INC C/O AAM

7850 JEFFERSON ST NE SUITE 130
ALBUQUERQUE NM 87109-4314

PETROGLYPHS MANAGEMENT ASSOCIATION
INC C/O AAM

7850 JEFFERSON ST NE SUITE 130
ALBUQUERQUE NM 87109-4314

YOUNG ANNE
2304 WESTCREEK PL NW
ALBUQUERQUE NM 87120

JOHNSON KATHERINE L
8909 WARM SPRINGS RD NW
ALBUQUERQUE NM 87120

WESTERN ALBUQ LAND HOLDINGS LLC %

GARRETT DEV CORP/JEFF GARRETT
PO BOX 56790

ALBUQUERQUE NM 87187

JACKSON TERRY E
101 W 48TH AVE
ANCHORAGE AK 99503-7249

CHAFFINS RONALD A & LISA
8909 SANDWATER RD NW
ALBUQUERQUE NM 87120-3249

TIT GROUP
4131 BARBARA LP SE
RIO RANCHO NM 87124

Etiquettes faciles a peler

Repliez a la hachure afinde |
Utilisez le aabarit AVERY® 51609 : '

révéler le rebord Pop-upMc !

Sens de

crhavanmant

www.avery.com
1-800-GO-AVERY
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TIT GROUP
4131 BARBARA LP SE
RIO RANCHO NM 87124

PULTE HOMES OF NEW MEXICO INC
7601 JEFFERSON ST NE SUITE 180
ALBUQUERQUE NM 87109-44396

SPEAKMAN DARYL D & SPEAKMAN SUSAN G
TRUSTEES SPEAKMAN FAMILY TRUST

2160 COYOTE CREEK TRL NW
ALBUQUERQUE NM 87120

PULTE HOMES OF NEW MEXICO INC
7601 JEFFERSON ST NE SUITE 180
ALBUQUERQUE NM 87103-4436

Westside Coalition of N.A'S
Harry Hendriksen

10592 Rio Del Sole Ct. NW
Albugquerque, New Mexico 87114

Pulte Group
7601 Jefferson NE
Albuquerque, New Mexico 87109

T o001s oAMAY

e |
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DE LLANO LEONARD & MATESK!I WAYNE A
2247 CEBOLLA CREEK WAY NW
ALBUQUERQUE NM 87120

PULTE HOMES OF NEW MEXICO INC
7601 JEFFERSON ST NE SUITE 180
ALBUQUERQUE NM 87109-4496

PULTE HOMES OF NEW MEXICO INC
7601 JEFFERSON ST NE SUITE 180
ALBUQUERQUE NM 87109-4496

Tres Volcanes N.A. (TVN) “R”
Donna Swanson

8620 Animas Pl. NW
Albuquerque, New Mexico 87120

Westside Coalition of N.A.'S

Rne Horvath

5515 Palomino Dr. NW
Albuguerque, New Mexico 87120
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PULTE HOMES OF NEW MEXICO INC
7601 JEFFERSON ST NE SUITE 180
ALBUQUERQUE NM 87109-4496

DEL WEBB HOMEOWNERS ASSOC
7601 JEFFERSON ST NE SUITE 180
ALBUQUERQUE NM 87109-4496

PULTE HOMES OF NEW MEXICO INC
7601 JEFFERSON ST NE SUITE 180
ALBUQUERQUE NM 87109-4496

Tres Volcanes N.A. (TVN) “R”

Sally Breeden

8619 Animas Pl. NW
Albuguerque, New Mexico 87120

Consensus Planning
302 8" St. NW

Albuquerque, New Mexico 87102
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United States Department of the Interior

NATIONAL PARK SERVICE
PETROGLYPH NATIONAL MONUMENT
6001 Unser Blvd.,, NW
Albuquerque, New Mexico 87120

In reply refer to:
(D34) PETR

April 4, 2017

Ms. Karen Hudson, Chair
Environmental Planning Commission
City of Albuquerque

P.O. Box 1293

Albuquerque, New Mexico 87103

RE: Height Exception Request for Seven lots in Tract M, Watershed Subdivision
17EPC-40004

Dear Chair Hudson:

Petroglyph National Monument is not opposed to the request for exceptions to the height
regulations in the Northwest Mesa Escarpment Plan. We do not believe that the building
heights as requested will block views of the escarpment.

Thank you for the opportunity to comment.

Sincerely,

Dennis A. Visq
Superintendent
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2 LOCAL RESIDENTIAL STREET CROSS SECTIONS AS STATED IN THE 3
* MBSIM FEAR YARD SETRACKCS 16 FFET APPROVED STE PLAN FOR SUBUNISIDN (FROUECT #1008864, Pulte Homes Consensus Planning, Inc.
© MMM SDE TAHD S THACKS 5 FEET, EXGEPT 10FEET FORLOTS ADJACENT 10 FOADWAY ZEA01L01 N T ez ST T 200K, B
LINE I PERRMITTED PROVIDET) 10 FEET OF 3 FOR SNGLE ; - ek Bohannan Huston, Inc.
FAMILY ATTACHED UNITS. NG REGUIRED SIDE YARD SETRACK EACEPY HERE SHALL BE 10 FEET ON T 3 ALL ROADWAYS WITHIN DL WEBE WILL BE PRIVATE, SEPARATE TRACTS e S e
STREET SKF OF CORNER LOTS. THAT WAL BE OWNED AN MAINTANED BY THE 1O A A PRRATE — s —HASE BOOART
o EASEMENT AND A PUBLIC UTILITY EASEMENT WILL BE GRANTED m
THE DEMSETY 5 2.5 DWELLING UNITS PR ACRE. CONSISTENT WITH THE OVERALL DENSITY ALLOWED BY THE FHER UL FYWLIE S, HOC T MOTE THE COMGEPTUAL P ASING DWGRAM SHOWS HOW THE COMMUNITY (5 ANTCIPATED 10 BLRLD CUT oy Bghth 5""'.,,”'”
SIFL OCVELOPMENT PLAM FOR SUBOMSICN 565 DENGITY TABLE SHEET 1 « VEFCULAR AGCESS FOR THE NATIONAL PARK SCRVICE S1IALL BE OWER TR DEPENGIG G MASIGET COMTICONS, THE PHASE LINES MAY BE ACLISTED AS NEECED) l‘m o P Scale 1° =120
NOSCAPE PLAN. PROVIDED FOR MANTENANGE AND LAW ENFOHCEMENT 1O THE cpconseneusplanning.com
: EXISTING PE TROGLYPH NATIONAL MONUMENT GATE AT THE CONCEPTUAL PHASING DIAGRAM
“THE LANDSCARE PLAN IS PROVIDED) DN SHEET 3 AND 1S CONSISTENT WITH THE APPROVED) SITk DEVELOPMENT Lk i gyt WOTTC SHE
pm— Bohannm 4 Huston

weaw Bhing com 800.877 5337 darwary 15 2016
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50 LANDSCAPE BUFFER ALONG SHARFD BOUNDARY WTH
PETROPLYPH NATIONAL MONUMENT, EXCEPT N LMTED
AREAS WHERE THE BUFFER CAN BE REDUCED 10 25

PRIVATE GATED PEDESTRIAN ACCESS
FOR RESIDENTS OF COMMUMNITY

PRVAE 05 s it SerTs
TRACT N1 N

PROPUSED RETANING ~.
WALL, SEE SHEET 5

MW MESA FSCARPMENT

PN WPACT A

PRIVATE 05
TRACT N-1

L
|
|
!

WITH INSET

TRACTN-2A .
214 LOTS APPROVED
ROJECT @ 1008864, | JEPC &40} !
LANDSCAPE CONCEPT { PRIVATE 05
THE LANDSCAPE CONCEFT FOR DEL WEBE @ MIREHAVEN HAS BEEN LEVELOPED TO BE g .'_,‘ TRACT M-2 ¥
CONSISTENT WITH THE SITE PLAN FOR SUBDIVISION APPROVED BY THE ENVIRONMENTAL z & Fd
PLANNING COMMISSION ON JULY 11, 2013 - Il
GENERAL L G
THE DESIGN AND PROVISION OF LANDSCAPING FOR DEL WEBB 1 MIREHAVEN WILL BE IN ENTRY SIGN
CONFORMANCE WITH THE CITY OF ALBUGUERQUE ZONING CODE POLLEN ORDINANCE. AND '3 5
THE WATER CONSERVATION LANOSCAPING AND WATER WASTE ORDINANCE. IN GENERAL. s
WATER CONSERVATIVE, ENVIRONMENTALLY-SOUND LANDSCAPE PRINCIHLES WiLL BE FOLLOWED 7
IN DESIGN AND INSTALLATION °) FORBES, GRASSES AND GROUNDCOVERS (WATER USE)
O+ SILVER BEARDGRASS (L), PURPLE TREEAWAN (L), PRARIE SAGE (L), DESERT MARIGOLD (U, 9 4
STREET TREE REQUIREMENTS SIDECATS GRAMA (L-+). BULIE GRAMA (L), BLACK GHAMA (Lj, BOTTLEBRLESH SOUIRFELTAL (L), VL
TIERRA PINTADA BOULEVARD IS A URBAN COULECTOR. AND AS SUCH, FALLS UNDER THE FIREWHEEL (M), GALLETA (L], BUSH MUHLY (1) PALE EVENING PRIMROSE (L. 1), INOIAN 5
REQUIEMENTS OF THE GiTY OF ALBUGUERQUE STREET TREE DROINANCE STREETS WITHIN AICEGRASS (L), MARIOLA M), BEARDTONGUE [L}. SCORPION FLOWER (L), PAPER FLOWER (1), R
DELL WEBS & MIREHAVEN ARE CLASSIFIED AS LOCAL STREETS AND DO NOT FALL UNDER THE SAND DROPSEED (L), DESERT ZINNIA (L) 3 &
REQUIREMENTS OF THE STREFT THEE OROINANGE. STREET TREES LOCATED ALONG LOCAL ¥
STREETS SHALL BE PLANTED WITHIN THE RESIDENTIAL LDT AREA WITHIN 15 FEET OF THE BACK NATURALIZED AND PRIVATE OPEN SPAE PLANTING NOTES 3
OF CLURE AND IRRIGATION SHALL BE PHOVIDED BY INDMIDUAL LOT IRFIGATION SYSTEMS 1 PER THE WATERSHED (@ ESTRELLA SITE PLAN FOR SUBDIVISION, MINIMUM PLANT SIZES AT -
TIME OF INSTALLATION SHALL BE AS FOLLOWS T
i i AT 11 TREES 2INCHCALIPER MEASURED 6 INCHES ABOVE GRADE, OR 10 TO 12 FEETIN TRACT N-2-F
HEIGHT (PROJECT # 1006864, 13EPC40115: 3
SHRLIBS AND LOW EVERGREENS 1 GALLON - &
STREET TREES (WATER LSE) e o E 'ARROYO ISTING 10° PRIVATE
GAEEN ASH (M4 ). GOLDEN RAINTREE (M), HONEYLOCUST (M+]. CHINESE PISTACHE [M-+), A WW‘WWYM:F’T:MM'MA?MM ROVDE GENEARL CIVERAGE WITHIN IMPROVEMENTS DTUML By
i 2 ALL PLANT MATFFAL SHALL BE CHOSEN FHOM THE WESTLAND MASTER PLAN DESIGN : S :
3 ALBUQUEROUE
STREET TREE NOTES Guucl._mes OR m{us‘f BERNALILLO COUNTY WATER UTILITY AUTHORITY
1 AMINIMUM OF ONE STREET TREE PER RESIDENTIAL LOT SHALL BE PLANTED TWO FEET ()
FRACM BACK OF CURE NOTES:
2 STREET TREE SPECIES COMPLY WITH STREET TREE SPECIES AS DEFINED WITHIN THE 1 FRONT YARD LANDSCAPE. FRONT YARD LANDSCAPES SHALL INCLUDE 2 TWC-INCH CAUPER
WESTLAND MASTER PLAN SHADE TREES, 1 15 GALLON EVERGREEN TREE | 5-GALLON SHIRUB, 3 5 GALLON ACCENT
3 ANBNIMUM OF THREE [3) SPECIES WILL BE USED WITHIN THE NEGHBORHOOO PLANTS. & 5-GALLON SHRUB/GRASSES. AND 5 1 GALLON GHOUNDCOVERS.
4 ALLSTHEET TREES WILL BE A MINIMUM 2 INCH CALIPER MEASURED  INCHES ABOVE 2 W‘éﬂtJRENOHM%RESW“ONSFORTHEWVMI*MFM\EV ;
GRADEOR 10 TO 12 FEET IN HEIGHT AT TIME OF PLANTING. RESIDENTIAL DEVELOPMENT by
memaﬁmmﬂm!unﬁwmﬂmmm MAINTE! 2 B
~ MAINTEMANGE OF THE STREET THEES, PLANTINGS WITHIN THE PARKWAYS, AND FRONT YARDS e “ o :
SHADE TREES & ORNAMENTAL TREES (WATER LSE) SHALL BE THE RESPONSIERLITY OF THE LOT OWNER THE LANDSCAPE WHICH IS LOCATED IN THE
THUE MCUNTAIN MAHOGANY (L +), DESERT WILLOW (L), ONESEED JUNIPER (L), HONEY PUBLIC & O W AND THE PRIVATE OPEN SPACE TRACTS, SHALL BF MAINTAINED BY THE DE B
MESQUITE (L) SCREWBEAN MESCUITE (L), GRAY OAK (L + ), NEW MEXICO LOCUST (M), NEW HOMECWNERS ASSOCIATION.
MEXCO ELDER (L+) METAL LOGO GRAPHIC
s s MIREHAVEN
SAND SAGE (L), FOURWANG SALTBRUISH (L), CALIFORNIA BRICKELLBUSH (L), BROOM DALEA L) 154
<% APACHE PLUME L), WINTERFAT (L), TULIP PFBCKLY PEAR L), PLAINS PRICKLY PEAR [L),
il SKUNKBUSH SUMAC [L+ |, TRUMPET GOOSEBERFY (M). NARROWLEAF YUCCA (L)
METAL LDGO GRAPHIC
e PO £ LANDSCAPE PLAN
L ; ' iy red For: Prepared By:
18 5F SIGHN FACE WITH . . " ? FI / By
o STUCCO FINISH P2 LY L &S . . Y :
< Puite Homes Consensus Planning, Inc.
MASONAY COLUMNS & B M JI -Ef. ]E E A E E Bohannan Huston, Inc.

& H Planning / Londscape Architecturs
0 goen o X - e | > durD - - 3= 3 302 th Street NW
- Nu 87102
s g Fa— 4 (505) 7649801 Fax B42-5495 T
"Bohan on B e
T ) : nan < H NORTH 80 120
R www,bine. com BOD.B77 5332 Jaruary 15, 2016
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MCHLMENT PROPERTY BOUNDARY -

£ BAREED WIRE FEMCE
PETRGLYPH RATORAL
e

[LLUSTRATIVE MONUMENT EDGE TREATMENT SECTION A

MM NT PROPERTY BOLUNDART -
o BARTED WL

FEMCE
W FENE.
MR M1 AETARING WL VAPIEE)
TR VP HATHORAL
MOMUMENT

€k I FETABING WALL W
A HT FRIVACT WAL

JLLUSTRATIVE MONUMENT EDGE TREATMENT SECTION B

PETRCELYPH NATIGHAL MORUMENT PROPERTY IOURDARY
MONMENT CNETTING # HT BARBED WARE FTNCE
W e

f

TG YR RATIONAL MCHUMENT FHOPERTY BOUMOARY
MONUMENT EXIGTING & AR WIRE FENGE

VW ENCE
A, 41 FE TARING WAL

JLLUSTRATIVE MONUMENT EDGE TREATMENT SECTION D
e

CROSS SECTION GENERAL NOTES

THE VERTICAL SCALE ON ALL CROSS SECTIONS 15 1.1
THE MAXIMUM SLOPE SHALL BF 4.1

RETAINING WALLS SHALL BE USED TO REDUCE THE SLOPE N CLIT AREAS AND SHALL BE
LMATED 0 A MAXMUM OF 8 IN HEKGHT AND WILL VARY IN HEIGHT

| ANOSCAPING WITHIN THE BUFFER AREA ADUAGENT 10 THE MONUMENT AND MIREHAVEN
ARROYO WILL BE PURBLIANT TO THE NATURALIZED AND PRIVATE OPEN SPACE PLANT
SALETTE, SECTION 14 HOF THE OVERALL WATERSHED SITE PLAN FOR SUBDIVISION

DEL WEBB PHASE 2
@ MIREHAVEN

MONUMENT EDGE TREATMENT
Prepared For: Prepared By:

Pulte Homes Consensus Planning, Inc.
Bohannan Huston, Inc.

www bhinc com BOO 8775332
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PETROGLYPH NATIONAL MONUMENT . B | i o i . < i

DELWEBBPHASE1 . : o

P T N WA SRR - i . .
DEL WEBB PHASE 2 @_MIREHAVEN

L KL WATER D SANIARY SEWER LNES SHALL B LOGATED WTHW AN LY LASDMENT AT WL &€ CONCEPTUAL UTlLlTY PLAN

LEGEND
e — — DDA 1Y WAIER VT T FURURE PLATS.
- LSS 106 D 10 ABUQUERDUE HERNALILLD CUN R TY AUTHORITY (ABCELIA) W1
PROPERTY — mﬁﬂwwlrﬂ'ﬂ"uﬁﬂml'smﬂ“ 2 ulmmnmwsﬂimmmsnmu“ﬂmum:mﬂ
i " = - F- LT
FOSTNG CURR AND CUTTER rbﬂismmmm‘immumﬂmu Mbmﬂr}ﬂlammnﬁmm RUITY EASEMENT.
PROPUSED CLURS AND GUTTEH e B A A g‘umwmummmmnwmm CRITRA STATD N IHE CONT Prepared For: Prepared By:

PROPOSED SANITARY SEWER ——
4 AL FURE WATER A0 SANTARY SR (S L 8 (XSED W ACCIRDANCE Wit CRTERA .
STAED W B APPRAED WATER-SANTARY SEWER AYALABLITY (ETIEH PRINDED Y ABCWIA Pulte Group CO"'“"S“SHH?"“'n% Inc.
Bohannan Huston, Inc.

5 T STE LES WM PRESSLEE 708 UK v/ 10 ST WTO THE ST

PROPUSED MATER LINE
DISTHG STORM DRAN
EXISTHG SANITARY SEWER
EUSTING WATER LINE
@ CONBENSUS PLANNING,
Planning / Londscope Architecture
Bohannan i Huston 2 s s D™
Albue N 87102
Bo072 5332 (305) 440801  For 8425495

www BINNC oM
CONSENSLS) a—mai: cp@consensusplonning.com NOATH 50 D
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* HEIGHT OF HOME WALL BE BETWEEN 18 - 1 SEE TABLE 1 THIS SHEET

M5 REQUEST SEFXS AW EXCEPTION 10 THE NORTWWEST MESA ESCARPMENT PLAN'S WPACT

mlm!a&mmwuumm»(mnom-mrmw(&u
XSTHE OF NATURAL CRADE) WERE WET THE PLAN

GUDANCE REGARDING THE IMPACT T VE o TS

% THE VEW 10 THE ESCARPMENT TACE W THS LOCATION, THE ESCARPMINT FACE 15 OVER
2100 FEET 10 THE WEST AWD 300 1000° 10 THE NORTH WTH THE BASE OF THE ESCARPWENT
mns&rmmnnlmmmwmmn;wzlmmmmm
HALF OF 1T BENG 25 TO 40 FEET BELOW) THE MOMUMENT PROPERTY LM

1 THE ESCARPMENT FACE 15 SIMFICANT DISTANCL FROM
:13 THE

APPRONMATELY 30 FEET W ELEVATON HOER 10
mwmsmmmmlwnmmmlsmamm
FACE AND THE PROPER! WHCH 1S N MOST CASES 10 10 20 FEEF

2 T PROPIRTY SLOPES DOWN FROM NORTH 10 SOUTH AT AN APPROBMATE 6 10 7
PERCENT SLOPE.

L 3 THE MAKRITY OF THE OEVLOPUENT ADIACENT 0 THE MOWMENT BODARY & 4
AOWAT WTH NG LTS TRONTING 1T WHICH PROVDES A GREATER BUITER Fau (i
s \ALENT PROPERTY LINE T THE CLOSEST HOMES WIHN THE SUEOIVSION.
ns
5 MDD | W1 * & AMAGRIY OF 1€ LOTS ARE BENMD THE FRST ROW OF LOTS MEAREST 10 THE
el OMARNT BONGARY AND LONER AW T FST ROW OF LOTS WHCH MEET THE HEIGHT
s = RESTRICRONS AT 18°
3 - (SHS-SECTON A-A, AL 0T ONE OF TVE LDTS (72) ARL BLOW THE 15° LMERELLA (15
i ABOVE NATURAL GRADE) WTH A 18" HEXGH LOT 72, WL G LMTED 10 A HEKGHT OF 15
':——-—— CROSS-SECTION B-B DEMONSTRATES THAT EVENTHOUGH LOT 45 (WHCH 15 LOCATED W A
I8 e XSTING NP SWALE) 15 ABOVE 15 UMERELLA, A 75" HOME BUALT OUISEE THE 350 WPACT
s — TN WD BE FGHER W ELEVATION THAN A 16" HOME AT THE CURRENT PAD ELEVATION,
L] RS 1T SHOWS TKAT THE CXISTNG RDCE WIHIN THE NADOKAL WOMAKENT G FAR
S = GREATER M HOGHT AND BLOCKS THE VEW OF THE WOKTH ESCARPAENT FACE.
s
ES. CROSS-SECTION C-C ARE BELOW THE 19" LMERELLA (19" ABOVE NATURAL GRADE) WTH THREL
FACE-OF FSCARIENT 5 z ﬁ{mlumw)mmu\s UMERELLA [15° ABOVE RATURAL GRADE] WITH A 19
~2055AWAY WTH A = i
VERTCAL ELEVATRON —
CHANGE OF -3 Y
S SEET 11 2 -
ns
- T
= —
- SE——
[ ms
—— . -
I
s i
] ; : 1
—w |
T A

i3
a
2

:
T
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DEL WEBB PHASE 2 @ MIREHAVEN

NORTHWEST MESA ESCARPMENT HEIGHT
EXCEPTION JUSTIFICATION PART | of 3

Prepared For: Prepared By:

1

————

Pulte Group Consensus Planning, Inc.
Bohannan Huston, Inc.
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EXCEPTION JUSTIFICATION PART 2 of 3
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