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Summary of Analysis 
This is a three-part request for a zone change, site plan for 
subdivision and site plan for building permit. 

The applicant is proposing to change the zoning of the subject 
site from SU-1 for Church and related facilities to SU-1 for 
Senior Living Facility and related services incluing on-
premise liquor consumption to allow development of a 180 
unit Senior Living Facility. 

The request has been justified pursuant to R-270-1980 based 
on changed community conditions and the request being 
more advantageous to the community in accordance with the 
Comprehensive Plan and other applicable plans. 

The Cherry Hills Civic Association and property owners 
within 100 feet were notified of this request. A facilitated 
meeting has not been held. There is known opposition to the 
request. 

Staff recommends approval with the findings and conditions 
of approval outlined in this staff report. 
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I. INTRODUCTION  

A. Surrounding zoning, plan designations, and land uses: 

 
  Zoning Comprehensive Plan Area; 

Applicable Rank II & III Plans Land Use 

Site SU-1 for Church and 
related facilities 

Area of Consistency; Facility 
Plan for Arroyos Vacant 

North R-1 Area of Consistency Single-Family Residential 

South SU-1 PRD Area of Change and Area of 
Consistency 

Drainage/Flood Control; 
Public/Institutional 

East 

SU-1 Church and related 
facilities and a 
telecommunication 
facility; R-D 

Area of Consistency; 
Academy/Tramway/Eubank 

Sector Plan 

Public/Institutional; Single-
Family Residential 

West SU-1 PRD Area of Consistency Vacant 

B. Proposal  
This is a three part request for a Zone Map Amendment from SU-1 for Church and 
related facilities and SU-1 for Church and related facilities and a Telecommunication 
Facility to SU-1 for Senior Living Facility and related services, including on-premise 
liquor consumption, a Site Development Plan for Subdivision, and a Site Development 
Plan for Building Permit for an approximately 14.14 acre site located on Harper Road NE 
between Wyoming Blvd NE and Ventura Street NE.  The purpose of the zone change and 
site development plan requests is to allow for development of a senior living facility on 
the subject site that will provide a combination of independent living, assisted living, and 
memory care services totaling 180 units.   

The Zoning Code requires that applicants requesting SU-1 Special Use zoning submit a 
site development plan to the Environmental Planning Commission (EPC) for review and 
approval. The applicant has submitted a Site Development Plan for Subdivision showing 
the portion of the subject lots where the new zoning will apply, access locations, and 
where a future application will subdivide the property. A Site Development Plan for 
Building Permit is also before the EPC showing how the applicant intends to develop the 
site including building location and setbacks, height, parking and circulation, 
landscaping, elevations, and other design elements. 

C. EPC Role 
The Environmental Planning Commission (EPC) has the authority to hear and consider 
all Zone Map Amendment cases, as well as Site Development Plans associated with an 
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SU-1 site within the City of Albuquerque pursuant to Zoning Code Sections 14-16-4-1 
Amendment Procedure and 14-16-2-22 SU-1 Special Use Zone. The EPC is the final 
decision-making body unless the EPC decision is appealed. If appealed, the Land Use 
Hearing Officer (LUHO) would hear the appeal and make a recommendation to the City 
Council, which would make the final administrative decision pursuant to Zoning Code 
Section 14-16-4-4 Appeal. This is a quasi-judicial matter. 

D. History/Background 

The subject site was annexed into the City in July 1965 as part of a much larger 
annexation of a portion of the Elena Gallegos Grant in northeast Albuquerque between 
San Pedro Drive and Eubank Blvd (AX-85, Z-1497). Zoning was established as R-1, R-3, 
C-1, and SU-1. 

In 1979, much of the Albuquerque Academy property was rezoned to SU-1 PRD to allow 
for development of townhouses, multi-family, neighborhood commercial, and office uses 
(Z-78-153). 

The first action directly relevant to the subject site was a request for a zone map 
amendment from R-T and SU-1 for an Academy Campus to SU-1 for Church and related 
facilities for an approximately 62.5 acre site (Z-85-12). The site development plan for the 
church was approved at a later date. 

In the 1990s a few Administrative Amendments were processed for the subject site 
allowing for a wireless telecommunication facility mounted on the church building, and 
for changes to the church signage. In 1997, a zone change was approved to allow for up 
three wireless telecommunications facilities on Tract A of the Hoffmantown Baptist 
Church Site. 

In 2008, an application for zone map amendment was submitted to change the zoning of a 
portion of the church site to allow for a Senior Living Facility. Accompanying that 
application were a site development plan for subdivision and a site development plan for 
building permit, much like the current request. That application, which proposed a larger 
facility than this new application, was withdrawn by the applicant (Project #1007412, 
08EPC-40088/40089/40090). 

E. Context  

The subject site is a vacant portion of the Hoffmantown Baptist Church property and is 
zoned SU-1 for Church and related facilities and SU-1 for Church and related facilities 
and a telecommunications facility. The site slopes up from west to east and is partially 
encumbered by the South Pino Arroyo floodplain. 

The site is bordered on the north by Harper Road. Running along the Harper Road 
frontage is a crusher fines trail utilized for running and walking around the larger 
Academy property bounded by Harper, Ventura Street, Academy Road, and Wyoming 
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Blvd. Across Harper is the Cherry Hills neighborhood, which consists of R-1 single-
family residential. 

To the west is more vacant land that is owned by Albuquerque Academy and is zoned 
SU-1 PRD. The approved site development plan for the Academy indicates that this 
portion west of the subject site and north of the campus and South Pino Arroyo is to be 
developed with R-LT uses. 

Immediately south of the subject site is the South Pino Arroyo, and across from it is the 
Albuquerque Academy campus to the southwest and vacant land between the arroyo and 
Academy Road. This vacant land is zoned to allow for development of townhouses at 8 
dwelling units per acres with neighborhood commercial uses at the corner of Academy 
Road and Ventura Street. 

To the east of the subject site is the remaining portion of the Hoffmantown Baptist 
Church, which is developed with the church and a recreational park space. Across 
Ventura Street farther east is single-family residential of varying densities within the 
Tanoan subdivision. 

F. Transportation System 

The Long Range Roadway System (LRRS) map, produced by the Mid-Region Council of 
Governments (MRCOG), identifies the functional classifications of roadways. 

The LRRS designates Harper Road, Ventura Street, and Academy Road as Minor 
Arterials. 

The LRRS designates Wyoming Boulevard as a Regional Principal Arterial. 

The LRRS designates Barstow Street as a Major Collector. 

G. Comprehensive Plan Corridor Designation 

The Comprehensive Plan designates Wyoming Boulevard as a multi-modal corridor, and 
it is the only designated corridor in the vicinity of the subject site.  

H. Trails/Bikeways 

There are existing bike lanes along Wyoming Boulevard and Academy Road, as well as 
within the Cherry Hills neighborhood. A multi-use trail exists along the western edge of 
the Academy property along Wyoming, and a trail is proposed to follow the South Pino 
Arroyo. Ventura Street is designated as a bicycle route that is also proposed to have 
bicycle lanes in the future. 
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I. Transit 

There are bus routes along Wyoming, Academy, and Ventura with the nearest stop at the 
corner of Ventura and Harper, approximately 2000 feet east of the subject site. ABQ Ride 
had no comment on this application. 

J. 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. 

II. ANALYSIS of APPLICABLE ORDINANCES, PLANS AND POLICIES 

A. Albuquerque Comprehensive Zoning Code 
The subject site is zoned SU-1 for Church and related facilities and SU-1 Church and 
related facilities and a telecommunication facility. The SU-1 zone “provides suitable sites 
for uses which are special because of infrequent occurrence, effect on surrounding 
property, safety, hazard, or other reasons, and in which the appropriateness of the use to a 
specific location is partly or entirely dependent on the character of the site design.” 

The requested zone is SU-1 for Senior Living Facility and related services, including on-
premise liquor consumption. Both the existing and proposed zones are SU-1 meaning 
both existing and proposed zones are site plan controlled and are limited in their use to 
the specific uses within their zoning descriptors. 

The requested zone is for a use that is not otherwise clearly regulated by the Zoning 
Code, and as an SU-1 zone requires approval of a site development to guide future 
development. The applicant has submitted a Site Development Plan for Subdivision 
showing clearly what portion of the site is subject to the requested zoning and how the 
properties will be subdivided if this application is approved. In addition, a Site 
Development Plan for Building Permit has been submitted for review and approval 
showing exactly how the applicant intends to develop the site. 

B. Definitions (Zoning Code Section 14-16-1-5) 
SITE DEVELOPMENT PLAN. An accurate plan at a scale of at least 1 inch to 100 feet 
which covers at least one lot and specifies:  

For Subdivision. The site, proposed use, pedestrian and vehicular ingress and egress, any 
internal circulation requirements and, for each lot, maximum building height, minimum 
building setback, and maximum total dwelling units and/or nonresidential uses' maximum 
floor area ratio. 

For Building Permits. In addition to information required for Subdivision, exact 
structure locations, structure (including sign) elevations and dimensions, parking 
facilities, loading facilities, any energy conservation features of the plan (e.g., appropriate 
landscaping, building heights and siting for solar access, provision for non-auto 
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transportation, or energy conservational building construction), and proposed schedule 
for development. 

C. Albuquerque / Bernalillo County Comprehensive Plan 

Policy Citations are in Regular Text; Staff Analysis is in Bold Italics 

The subject site is located in the area designated Area of Consistency by the 
Comprehensive Plan. Applicable policies include: 

Policy 4.1.2 Identity and Design: Protect the identity and cohesiveness of neighborhoods 
by ensuring the appropriate scale and location of development, mix of uses, and character 
of building design.  

The request furthers Policy 4.1.2 because the site was designed to minimize the impact 
of the building scale on adjacent residential uses through large setbacks and building 
orientation along with materials, colors, and landscape design. 
Policy 5.2.1 Land Uses: Create healthy, sustainable, and distinct communities with a mix 
of uses that are conveniently accessible from surrounding neighborhoods. 

a) Encourage development and redevelopment that brings goods, services, and amenities 
within walking and biking distance of neighborhoods and promotes good access for all 
residents. 

The request furthers Policy 5.2.1 a) because it brings additional senior housing and 
services, as well as employment within walking and biking distance of existing 
neighborhoods, as well as the proposed facility being in a convenient location with 
good access to walking trails and less than one mile to a library, shopping, and other 
commercial activities. 
b) Encourage development that offers choice in transportation, work areas, and lifestyles. 

The request furthers Policy 5.2.1 b) because the proposed development offers a choice 
in lifestyle for seniors who want a smaller place to live or need more care, and is in a 
location with good access to the major road network, will provide shuttle service, and is 
less than half a mile from a transit stop. 
d) Encourage development that broadens housing options to meet a range of incomes and 
lifestyles. 

The request furthers Policy 5.2.1 d) because it broadens housing options for seniors to 
include independent living, assisted living, and memory care. 
h) Encourage infill development that adds complementary uses and is compatible in form 
and scale to the immediately surrounding development. 

The request furthers Policy 5.2.1 h) because senior living is a low impact, institutional 
land use that is complementary to the existing institutional and single-family 
residential nature of the surrounding neighborhoods and has been designed to lessen 
the impacts of its size through building orientation and setbacks as shown in the 
accompanying Site Development Plan for Building Permit. 
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n) Encourage more productive use of vacant lots and under-utilized lots, including 
surface parking. 

The request furthers Policy 5.2.1 n) because it will bring a productive use to a vacant 
piece of land. 
Goal 5.3 Efficient Development Patterns: Promote development patterns that maximize 
the utility of existing infrastructure and public facilities and the efficient use of land to 
support the public good. 

Policy 5.3.1 Infill Development: Support additional growth in areas with existing 
infrastructure and public facilities. 

The request furthers Policy 5.3.1 because it supports growth in an area with existing 
infrastructure including roadways and all utilities in an infill location not at the urban 
edge. 
Policy 5.3.3 Compact Development: Encourage development that clusters buildings and 
uses in order to provide landscaped open space and/or plazas and courtyards. 

The request furthers Policy 5.3.3 because it clusters the proposed units in a building at 
the center of the subject site leaving space that has been utilized for landscaping and 
courtyards around the facility and along the adjacent arroyo. 
Policy 5.6.3 Areas of Consistency: Protect and enhance the character of existing single-
family neighborhoods, areas outside of Centers and Corridors, parks, and Major Public 
Open Space. 

b) Ensure that development reinforces the scale, intensity, and setbacks of the 
immediately surrounding context. 

The request furthers Policy 5.6.3 b) because the zone change has been carefully 
considered with regard to its surrounding context, and the proposed site design 
incorporates a large front setback similar to the adjacent church and is of a density 
comparable to development in the surrounding area. 
Policy 5.6.4 Appropriate Transitions: Provide transitions in Areas of Change for 
development abutting Areas of Consistency through adequate setbacks, buffering, and 
limits on building height and massing. 

a) Provide appropriate transitions between uses of different intensity or density and 
between non-residential uses and single-family neighborhoods to protect the character 
and integrity of existing residential areas. 

The request furthers Policy 5.6.4 a) because an appropriate transition has been 
incorporated into the site design between the Cherry Hills neighborhood and the 
proposed senior living facility that includes a large setback and landscaped berm. 
b) Minimize development's negative effects on individuals and neighborhoods with 
respect to noise, lighting, air pollution, and traffic. 
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The request furthers Policy 5.6.4 b) because the proposed senior living use is a low 
traffic generating use that will be a good neighbor to the church, school, and single-
family neighborhood. The proposed lighting in the parking areas are proposed to be 16 
feet in height, and all lighting must be compliant with the New Mexico Night Sky and 
City Zoning regulations. 
Policy 6.2.1 Complete Networks: Design and build a complete, well-connected network 
of streets and trails that offer multiple efficient and safe transportation choices for 
commuting and daily needs. 

The request furthers Policy 6.2.1 because it will maintain a six-foot crusher fines trail 
adjacent to Harper Road along with a six-foot sidewalk similar to what exists in front 
of the Hoffmantown Church, which connects to the nearest bus stops as well as the 
larger trail system around Albuquerque Academy and the proposed trail along the 
South Pino Arroyo. 
Policy 7.3.1 Natural and Cultural Features: Preserve, enhance, and leverage natural 
features and views of cultural landscapes. 

a) Minimize alteration of existing vegetation and topography in subdivision and site 
design. 

The request furthers Policy 7.3.1 a) because it utilizes the existing topography, both the 
slope and berm along Harper Road, and incorporates it into the site design to minimize 
the development's impacts on adjacent properties. The proposal will modify the South 
Pino Arroyo floodplain, but the applicant is working with AMAFCA and FEMA to 
ensure that the impacts of this change are minimized and the function of the arroyo 
are unaffected. 
Policy 7.3.2 Community Character: Encourage design strategies that recognize and 
embrace the character differences that give communities their distinct identities and make 
them safe and attractive places. 

a) Design development to reflect the character of the surrounding area and protect and 
enhance views. 

b) Encourage development and site design that incorporates CPTED principles. 

e) Encourage high-quality development that capitalizes on predominant architectural 
styles, building materials, and landscape elements. 

The request furthers Policy 7.3.2 because it takes into account the natural topography 
while incorporating design elements that are found in the surrounding area including 
Hoffmantown Church, Academy Campus, and the Cherry Hills neighborhood. The site 
design includes CPTED principles such as gated access and site lighting that increases 
security for residents. 
Policy 7.3.4 Infill: Promote infill that enhances the built environment or blends in style 
and building materials with surrounding structures and the streetscape of the block in 
which it is located. 
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b) Promote buildings and massing of commercial and office uses adjacent to single-
family neighborhoods that is neighborhood-scale, well-designed, appropriately located, 
and consistent with the existing development context and neighborhood character. 

The request furthers Policy 7.3.4 b) because it is appropriately set back from Harper 
Road and oriented to reduce long unbroken facades from facing the neighborhood. 
The tallest portions of the building are farthest from the nearby homes, and the overall 
the building is similar in height and massing to the neighboring Hoffmantown Church. 
Policy 7.4.3 Off-street Parking Design: Encourage well-designed, efficient, safe, and 
attractive parking facilities. 

b) Incorporate trees, vegetation, and pervious surfaces in parking areas to mitigate 
environmental impacts, minimize heat and glare, and improve aesthetics. 

c) Ensure safe pedestrian pathways in parking areas that connect to building entrances, 
adjacent roadways, and adjacent sites. 

The request furthers Policy 7.4.3 b) and c) by providing most of the site parking to the 
sides and rear of the proposed building with only a smaller visitor parking lot at the 
front. All parking areas are landscaped with required trees and other shrubs. The berm 
along Harper Road will also help improve the aesthetics of the parking areas from the 
public right-of-way. Pedestrian pathways are provided at both vehicular entrances and 
connect around the entire site to multiple building entrances and courtyards. 
Goal 7.5 Context-Sensitive Site Design: Design sites, buildings, and landscape elements 
to respond to the high desert environment. 

Policy 7.5.1 Landscape Design: Encourage landscape treatments that are consistent with 
the high desert climate to enhance our sense of place. 

a) Design landscape and site improvements to complement the individual site, the overall 
appearance of the corridor, and surrounding land uses. 

b) Design landscapes and vegetation to be consistent with the microclimate of the site 
location as well as within the site. 

c) Discourage planting of higher water use species outside of riparian microclimates, the 
Middle Rio Grande Conservancy District, or areas served by swales. 

d) Incorporate xeric site design principles to establish an oasis area and transition areas, 
identify beneficial placement for plant species, and maximize shade in summer months. 

The request furthers Policy 7.5.1 because the plant palette has been selected to be 
consistent with the high desert climate and trees have been thoughtfully placed for 
their specific needs while providing shade to residents. Cottonwoods are along the 
arroyo edge and Japanese Maples are in protected courtyard spaces. All plantings 
except for a small section of turf are low to medium water use. 
Policy 8.1.2 Resilient Economy: Encourage economic development efforts that improve 
quality of life for new and existing residents and foster a robust, resilient, and diverse 
economy. 
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c) Prioritize local job creation, employer recruitment, and support for development 
projects that hire local residents. 

The request furthers Policy 8.1.2 c) because the proposed facility will create 
approximately 68 jobs for local residents. 
Goal 9.1 Supply: Ensure a sufficient supply and range of high-quality housing types that 
meet current and future needs at a variety of price levels to ensure more balanced housing 
options. 

Policy 9.1.1 Housing Options: Support the development, improvement, and conservation 
of housing for a variety of income levels and types of residents and households. 

c) Assure the availability of a wide distribution of quality housing for all persons 
regardless of race, color, religion, sex, national origin, ancestry, age, or disabled status. 

e) Provide for the development of quality housing for elderly residents. 

i) Provide for the development of multi- family housing close to public services, transit, 
and shopping. 

The request furthers Policy 9.1.1 because it will add another quality housing option for 
seniors that will help ensure the availability of such housing with access to community 
services such as the Cherry Hills library, access to transit, and is not far from a variety 
of shopping and other commercial options. 
Policy 9.2.1 Compatibility: Encourage housing development that enhances neighborhood 
character, maintains compatibility with surrounding land uses, and responds to its 
development context - i.e. urban, suburban, or rural - with appropriate densities, site 
design, and relationship to the street. 

The request furthers Policy 9.2.1 because it has been designed with a density 
appropriate for its suburban context with a large setback and other site design elements 
to minimize the impacts of the structure on the adjacent neighborhood while 
maintaining features such as the arroyo and existing multi-use path along Harper 
Road. 
Policy 11.3.2 Arroyos: Preserve and enhance arroyos identified in the Rank 2 Facility 
Plan for Arroyos as important cultural landscapes. 

The request furthers Policy 11.3.2 by preserving the stormwater function of the South 
Pino Arroyo and working through the appropriate channels to make modifications to 
the floodplain while ensuring downstream impacts are minimized. Bank stabilization 
and proposed landscaping are appropriate for an arroyo edge, and the proposal is 
consistent with the Facility Plan for Arroyos. 
Policy 11.3.5 Sandia Mountains: Protect views of the Sandia Mountains from key 
vantages within public rights-of-way, along corridors, and from strategic locations as an 
important cultural feature of the region. 



CITY OF ALBUQUERQUE ENVIRONMENTAL PLANNING COMMISSION 
PLANNING DEPARTMENT Project #:  1007412    Case #:  17EPC-40024, 40025, 40026 
CURRENT PLANNING SECTION Hearing Date:  August 10, 2017 
  
 

Page | 10  

The request furthers Policy 11.3.5 because the site design takes into account the 
existing topography and the proposed setback from Harper Road creates a view 
corridor toward the mountains east of the subject site. 
Policy 12.1.4 Drainage and Flood Control: Reduce or eliminate flooding by improving 
ponding and drainage capacities in an environmentally sensitive manner through the 
development process and in coordination with flood control agencies. 

a) Minimize and mitigate storm water run-off from development by limiting the amount 
and extent of impervious surfaces and encouraging landscaped medians and parking 
swales. 

b) Preserve natural drainage functions of arroyos to the extent possible and use 
naturalistic design treatment when structural improvements are required for flood control. 

The request furthers Policy 12.1.4 by coordinating the use and modification of the 
South Pino Arroyo with the appropriate flood control agencies, utilizing landscape 
areas and ponding on-site to the greatest extent possible, and using naturalistic 
treatments for bank stabilization of the arroyo channel. 

D. Facility Plan for Arroyos (Rank II) 
The Facility Plan for Arroyos was adopted in 1986 and establishes guidelines and 
procedures in order to create a multi-purpose network of recreational trails and open 
space among arroyos.   

The subject site is located along the South Pino Arroyo, which is designated as a Major 
Open Space Link under the plan. Major Open Space Links are scheduled for the 
development of corridor plans that will locate recreational trails forming continuous east-
to-west connections between peripheral major public open spaces such as the Sandia 
Foothills, the West Mesa Escarpment and the Rio Grande Bosque. The plan states that the 
South Pino Arroyo has the potential to link Sims Park in the foothills with the Rio Grande 
Bosque by way of the North Diversion Channel (p. 36). 

The request furthers the Facility Plan for Arroyos by providing a land use that fits 
within the “medium-density residential, commercial and institutional uses” that were 
under consideration between Wyoming Blvd and Ventura Street (p. 36). The proposed 
development is consistent with the design guidelines for development adjacent to a 
major open space link by orienting buildings with entrances and windows facing the 
open space and landscaping the open space edge using native and naturalized plant 
materials. 

The proposed development furthers Drainage Policy 1 and Multiple Use Policy 4 by 
maintaining the arroyo for its primary drainage purpose, providing access for 
maintenance, and working with AMAFCA and FEMA to coordinate any changes or 
modifications related to stabilizing channel treatments. 
The request furthers Multiple Use Policy 5 – Land Use Compatibility by adding a 
density of housing and jobs adjacent to an arroyo channel that will provide users who 
will maximize the usefulness of future trails. 
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E. Resolution 270-1980  

Policies for Zone Map Change Applications 

This Resolution outlines policies and requirements for deciding zone map change 
applications pursuant to the Comprehensive City Zoning Code. There are several tests 
that must be met and the applicant must provide sound justification for the change.  The 
burden is on the applicant to show why a change should be made, not on the City to show 
why the change should not be made. 

The applicant must demonstrate that the existing zoning is inappropriate because of one 
of three findings:  there was an error when the existing zone map pattern was created; or 
changed neighborhood or community conditions justify the change; or a different use 
category is more advantageous to the community, as articulated in the Comprehensive 
Plan or other City master plan. 

F. Analysis of Applicant’s Justification 

Note:  Policy is in regular text; Applicant’s justification is in italics; staff’s analysis is in 
bold italics 

a) A proposed zone change must be found to be consistent with the health, safety, 
morals, and general welfare of the city. 

The proposed zone change from SU-1 for Church and Related Facilities and 

Telecommunications Facility to SU-1 for Senior Living Facility and Related Services, 

including on-site liquor consumption is consistent with the health, safety, morals, and 

general welfare of the City. The project will provide much needed and desired 

services, and housing for Albuquerque's senior population in an area where this use 

is appropriate. The proposed project will be a good neighbor to the adjacent 

institutional uses of Hoffman town Baptist Church and the Albuquerque Academy. 

The proposed use will generate less traffic than other potential uses including church, 

residential, or commercial. Most of the residents' needs will be met on-site and 

shuttle services will be provided for appointments, shopping, and other group 

outings. Retail support services for the minor day-to-day needs of the residents will 

be provided on-site. For these reasons, this request furthers the goals and policies of 

the Comprehensive Plan as demonstrated in Criterion C below. 

The applicant’s justification letter and the policies cited substantiate the claim that 
the request is consistent with the health, safety, morals, and general welfare of the 
city. 

b) Stability of land use and zoning is desirable; therefore the applicant must provide a 
sound justification for the change. The burden is on the applicant to show why the 
change should be made, not on the city to show why the change should not be made. 

The proposed zoning will provide stability in land use and zoning by allowing the 

development of a high quality, senior living facility on long vacant and underutilized 



CITY OF ALBUQUERQUE ENVIRONMENTAL PLANNING COMMISSION 
PLANNING DEPARTMENT Project #:  1007412    Case #:  17EPC-40024, 40025, 40026 
CURRENT PLANNING SECTION Hearing Date:  August 10, 2017 
  
 

Page | 12  

land that will help serve an unmet need in the area. The senior living uses 

(residential, institutional, and support services) proposed will benefit and are 

compatible with the surrounding institutional, residential, and commercial uses on 

the Albuquerque Academy and Hoffmantown Baptist Church properties, Cherry Hills 

neighborhood, and the community commercial development on Wyoming Boulevard 

and Harper Road. All of the property between Wyoming Boulevard and Ventura 

Street, and Harper Road and Academy Boulevard have SU-1 zoning, which requires 

site plan approval for all proposed development. 

The site has proven to be much larger than the Hoffmantown Baptist Church needs; 

therefore, a significant portion has remained vacant for over 30 years. The approved 

Hoffmantown Baptist Church Site Plan for Building Permit allows 511,000 square 

feet in building; however, only 161,000 square feet has been built. The existing 

zoning (SU-1 for Church and Related Facilities and Telecommunications Facility) on 

this property allows a wide range of uses as long as they are developed by 

Hoffmantown Baptist Church. The proposed zoning significantly narrows the allowed 

uses on this property, providing much greater control and predictability than the 

current zoning. The proposed project presents an opportunity for a long-term, 

committed, and experienced senior living development to stabilize land use and 

zoning in this location. 

The proposed uses are compatible with the Albuquerque Academy's existing zoning of 

SU-1 for PRD (approved in 1979) and the Site Plan for Subdivision (subsequently 

approved by the Environmental Planning Commission in the 1980s) for 146 acres of 

School Uses, 57 acres of Townhouse Use with a maximum density of 8 dwelling units 

per acre, 38 acres of R-L T (townhouse uses), 25 acres of Mixed Office and 

Residential Uses with Incidental Commercial use with a Maximum Floor Area Ratio 

(FAR) of 1.0, 13 acres of R-2 uses (maximum density of 30 dwelling units per acre), 

12 acres of Neighborhood Commercial, and 5 acres of Neighborhood Park. 

The SU-1 zoning designation will be retained. It requires a much higher level of 

review and provides a process that helps to maintain the integrity and values of 

existing adjacent neighborhoods by providing the opportunity for residents to 

participate and offer input relative to the proposed development. 

The proposed zoning category, as an SU-1 designation is restrictive in the allowed 
uses, and the proposed Senior Living Facility use is compatible with and similar in 
intensity to the adjacent church and school, as well as the zoning of adjacent 
vacant lands that may develop in the future with a variety of residential uses of 
varying densities. 

c) A proposed change shall not be in significant conflict with adopted elements of the 
Comprehensive Plan or other city master plans and amendments thereto, including 
privately developed area plans which have been adopted by the city.    

Refer to the policy analysis section of the staff report, as well as the applicant’s 
justification letter for a thorough review of applicable plans and policies. 
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d) The applicant must demonstrate that the existing zoning is inappropriate because: 

(1) There was an error when the existing zone map pattern was created; or 

(2) Changed neighborhood or community conditions justify the change; or 

(3) A different use category is more advantageous to the community, as articulated in 
the Comprehensive Plan or other city master plan, even though (D)(1) or (D)(2) 
above do not apply. 

Changed Conditions 

The existing zoning (SU-1 for Church & Related Facilities and SU-1 for Church & 

Related Facilities and a Telecommunications Facility) is inappropriate due to 

changed community conditions that justify the proposed zone map amendment. 

Changed neighborhood and community conditions include the aging of the 

community, the fact that Hoffmantown Baptist Church does not have the need or the 

resources to build the additional approved square footage allowed by the approved 

Site Development Plan for Building Permit, and the recent adoption of the 

Comprehensive Plan which emphasizes infill development along corridors that are 

served by transit. Harper Road, designated as a minor arterial that connects to I-25 

to the west, provides the appropriate corridor for infill, which is supported by the 

recently adopted Comprehensive Plan. 

The SU-1 zoning for the Hoffmantown Baptist Church was originally approved in 

1985. The Site Plan for Building Permit was subsequently approved in 1986, which 

provided for 511,000 square feet in buildings and 2,287 parking spaces. Existing 

entitlements allow for approximately 349,000 square feet more of church and church 

related buildings. The Church also developed the 9.5-acre recreation area to the east 

of the subject site. Conditions on the site changed since 1985-86 and to date, only 

161,000 square feet has been built. There is simply no scenario in which 

Hoffmantown Baptist Church will further develop this underutilized property, which 

creates a community condition that makes the existing zoning inappropriate. 

Significantly, from a broader community standpoint, the demand for quality senior 

housing and services is large and growing. As the "baby boomer'' generation 

continues to age, retire, downsize, and require more support services, more seniors 

will need access to different housing options and access to a variety of care options. 

The 2017 Market Study, prepared prior to this project application, concluded that IL, 

AL, and MC are under-supplied within the 3-mile Primary Market Area studied. In 

addition to the growing need for this type of housing, the City Comprehensive Zoning 

Code does not expressly allow the mix of uses required for senior living communities. 

The zone change request will allow a special use geared specifically towards seniors, 

their needs, and compatibility with the surrounding uses that will serve the needs of 

this population segment in Albuquerque. 

More Advantageous to the Community 
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The existing zoning (SU-1 for Church and Related Facilities and SU-1 for Church & 

Related Facilities and a Telecommunications Facility) is also inappropriate because 

the proposed zoning to allow a senior living community with three levels of care is 

more advantageous to the community, as articulated in Criterion C above. The 

Hoffmantown Baptist Church has owned this land for over 30 years and has not 

developed the site to its fullest potential. A senior living community that is designed to 

blend in with the surrounding built and natural environment is more advantageous to 

the community than vacant and underutilized land, as demonstrated by the 

Comprehensive Plan goal and policy responses above. Senior housing facilities 

should be located within neighborhoods in proximity to services, not away from them, 

as we do not as a community want to place our seniors in isolated locations 

disconnected from neighborhoods. 

As mentioned previously, the proposed project will serve as a good neighbor to the 

adjacent neighborhood and developments and will produce little noise, light, and 

traffic. A senior living community will produce less traffic than a church expansion, 

which the current SU-1 zoning allows. The applicant is proposing 180 units at 12.7 

dwelling units per acre, which will generate significantly less traffic than any other 

potential use allowed by the current zoning. The driving needs for the senior residents 

will be significantly less than other multi-family or single family uses because many 

of their needs will be provided on-site and a shuttle will be provided for appointments 

and shopping trips. 

In addition to less traffic generation, the parking requirements needed for senior 

living facilities is far less than other types of residential or commercial uses. This will 

allow for more outdoor activity areas and landscape improvements. 

The existing zoning is inappropriate because changed community conditions that 
precipitate the need for additional senior housing, and the subject site is an 
appropriate place for such a senior housing facility. In addition, as described in the 
policy analysis the existing zoning is inappropriate because the proposed different 
use category for senior housing and related services is more advantageous to the 
community as articulated by the Comprehensive Plan. 

e) A change of zone shall not be approved where some of the permissive uses in the 
zone would be harmful to adjacent property, the neighborhood, or the community. 

The proposed zoning is specifically crafted for a senior living community, and as 

such, the permissive uses will not be harmful to adjacent property, the neighborhood, 

or the community. The permissive uses will allow for support services to the residents 

only. A senior living community will not be harmful and in fact will be a good 

neighbor to the adjacent Cherry Hills neighborhood, Hoffmantown Baptist Church, 

and Albuquerque Academy. This development will be less impactful than what is 

currently allowed by the existing zoning, as related to traffic generation, noise, 

pollution, smell, or views. The project is designed with a significant landscape buffer 

and setback (average of 150 feet from the right-of-way) from Harper Road, thereby 

minimizing any potential impact to the neighborhood. 
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As this request is for an SU-1 zone that does not reference a base zone district from 
the Comprehensive City Zoning Code, it is tailored only to allow a Senior Living 
Facility with services on-site to support such a facility. As the only permissive use 
on the site, controlled by the accompanying site development plans, this request will 
not be harmful to adjacent property, the neighborhood, or the community because 
it will produce a small amount of traffic or other impacts especially compared to 
other uses existing or allowed in the surrounding area. 

f) A proposed zone change which, to be utilized through land development, requires 
major and unprogrammed capital expenditures by the city may be: 

(1) Denied due to lack of capital funds; or 

(2) Granted with the implicit understanding that the city is not bound to provide the 
capital improvements on any special schedule. 

The zone map amendment does not require any major and unprogrammed capital 

expenditures by the City to support the new zoning designation or planned uses for 

the property. Full urban services exist in this area of the City, and all capital 

expenditures will be paid by the developer. 

Approval of the requested amendment will not require any capital improvements 
because the site is located in an area that already has infrastructure. If future 
development requires additional infrastructure the applicant will have to make 
those improvements themselves. 

g) The cost of land or other economic considerations pertaining to the applicant shall not 
be the determining factor for a change of zone. 

The cost of land or other economic considerations are not the determining factor for 

this request. The project with all of its levels of care and support services cannot be 

built at this location without a zone map amendment and there are no other available 

sites within this area that are large enough or with the correct zoning within to 

accommodate this project. 

While economic considerations are always a factor with regard to development 
proposals, they are not the determining factor for the requested zone change, rather 
the applicant has demonstrated this request is justified based on changed 
community conditions and being more advantageous to the community in 
accordance with the policies of the Comprehensive Plan. 

h) Location on a collector or major street is not in itself sufficient justification for 
apartment, office, or commercial zoning. 

The location on Harper Road is not the primary justification for this request. The 

request for a Senior Living Facility and Related Services at this location is justified 

based on: 1) the appropriateness of this use in this location as demonstrated by the 

Comprehensive Plan policy analysis; 2) the similarities between this project's mix of 

uses (residential, institutional, and commercial) and the surrounding institutional 
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uses such as church and school; 3) the proposed zoning is more advantageous to the 

community than the existing zone and permissive uses allowed under the zoning, 

which has yielded underutilized and vacant land over the last 30 years; and 4) the 

project constitutes infill development in proximity to existing urban facilities and 

commercial services. 

The request has not been justified based on the site location along Harper Road; 
rather it is justified based on changed community conditions and as being more 
advantageous to the community as articulated by the Comprehensive Plan. 

i) A zone change request which would give a zone different from surrounding zoning to 
one small area, especially when only one premise is involved, is generally called a 
“spot zone.” Such a change of zone may be approved only when: 

(1) The change will clearly facilitate realization of the Comprehensive Plan and any 
applicable adopted sector development plan or area development plan; or 

(2) The area of the proposed zone change is different from surrounding land because 
it could function as a transition between adjacent zones; because the site is not 
suitable for the uses allowed in any adjacent zone due to topography, traffic, or 
special adverse land uses nearby; or because the nature of structures already on 
the premises makes the site unsuitable for the uses allowed in any adjacent zone. 

The proposed zone map amendment on the 14.14-acre site will retain the SU-1 

designation, and although the SU-1 designation constitutes a spot zone, this request 

will clearly facilitate realization of the Comprehensive Plan goals and policies as 

articulated in Criterion C above. The zone map amendment will facilitate the 

development of much needed senior housing and care options while functioning as a 

transition between the single family residential zoning of the Cherry Hills 

neighborhood to the north and the institutional SU-1 zoning on the remainder of the 

Hoffman town Baptist Church property to the east. The proposed zoning will have far 

less of an impact to the neighborhood than the permissive uses allowed under the 

existing SU-1 church zoning. Keeping the existing SU-1 for Church and Related 

Facilities SU-1 for Church & Related Facilities and SU-1 for Church & Related 

Facilities and a Telecommunications Facility does nothing to advance or further the 

Comprehensive Plan, and in fact, would be detrimental to realizing its goals and 

policies regarding infill along corridors, expanding housing options, economic 

development, and job creation, etc. 

SU-1 zones create spot zones by definition as they are unique to the parcel they are 
being applied to; however, the request creates a justifiable spot zone because the 
applicant has demonstrated that the request clearly facilitates realization of the 
Comprehensive Plan through the policy analysis by allowing development of a 
senior living facility that is in an infill location, provides expanded senior housing 
options, creates jobs, and is designed in a way that respects the surrounding uses 
and context. 
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j) A zone change request, which would give a zone different from surrounding zoning 
to a strip of land along a street is generally called “strip zoning.” Strip commercial 
zoning will be approved only where: 

(1) The change will clearly facilitate realization of the Comprehensive Plan and any 
adopted sector development plan or area development plan; and 

(2) The area of the proposed zone change is different from surrounding land because 
it could function as a transition between adjacent zones or because the site is not 
suitable for the uses allowed in any adjacent zone due to traffic or special adverse 
land uses nearby. 

As stated above, this project will retain its SU-1 designation, but will change to SU-1 

for Senior Living Facility and Related Services, including on-site liquor consumption. 

This change will not create a strip zone as the property is relatively square and is 

14.14 acres in size with an average depth of 750 feet. Further, the resident 

(commercial) support services are ancillary to the primary residential use. The 

proposed use will complement the existing institutional and residential uses, and will 

clearly further the goals and policies contained in the Comprehensive Plan. The 

senior living project will serve as a better neighbor to the surrounding community 

than what is permitted by the existing SU-1 zone because of its significant reduction 

in traffic generation, parking requirements, and low impact. 

The request would not result in a strip of land along a street, so the request will not 
create strip zoning. 

III. SITE DEVELOPMENT PLAN FOR SUBDIVISION 

A. Request 

The second component of this request is a Site Development Plan for Subdivision that 
proposes the elimination of the lot line between Tract B-2 and Tract A and the creation of 
a new lot line at the western edge of the church’s park space. This action would create a 
single, new tract that is approximately 14.14 acres in size to be used by the proposed 
development. 

Existing sanitary sewer and waterline easements crossing the site are proposed to be 
vacated with the existing lines in those easements relocated to loop around from the north 
along the western part of the property and connect to the remaining easements and lines 
located on the south side of the subject property and Tract A of the church site. 

An existing fence crossing the property for the Albuquerque Academy will be relocated 
in accrodance with a private agreement. 

The designated extension of Moon Street, which is to be dedicated per an agreement with 
the city is proposed to be removed as there is no longer an intention to build such an 
extension. 
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Lastly, the existing floodplain is proposed to be relocated with the filing of a Letter of 
Map Revision with FEMA and related channel improvements, so temporary easements 
will be in place until such a relocation is complete and improvements to the South Pino 
Arroyo are finalized with AMAFCA.  

IV. SITE DEVELOPMENT PLAN FOR BUILDING PERMIT 

B. Request 

The third part of this request is for a Site Development Plan for Building Permit for the 
construction of a Senior Living Facility as permitted by the requested zoning. The 
proposed facility consists of independent living, assisted living, and memory care units 
totalling 180 units in an approximately 253,041 square foot building with a maximum 
height of 40 feet (3-stories). Related on-site uses include open space, retail, and services 
for the day-to-day needs of residents at the facility. 

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.   

C. Site Plan Layout / Configuration 

The site is a trapezoid in shape with the east and west property lines in parallel. The west 
property line is approximately 600 feet deep and the east property line approximately 880 
feet deep. The site is widest at the front because of the curve in Harper Road. 

One large, multi-part building is proposed in the center of the site totaling 253,041 square 
feet and consists of 96 independent living, 60 assisted living, and 24 memory care units 
for a total of 180 units. This is slightly less than 13 dwelling units per acre as noted on the 
Site Development Plan for Subdivision. 

The building has a minimum front setback of approximately 120 feet from the Harper 
Road right-of-way near the center of the site and larger front setbacks of about 160 feet 
on the west side and over 200 feet on the east side. 

The building varies between one and three stories in height with a maximum height of 40 
feet. The taller sections of the building are located on the eastern, high side of the site and 
the building steps up to this highest point moving from the north to the south. This 
section of the building has a curved façade and houses the independent living units, 
offering the best views from the development. The lower diagonal portion of the building 
will hold many of the amenities including a living room, theater, pool, wellness center, 
hair salon, and restaurant. 
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The assisted living and memory care units are on the western side of the building, which 
is one- and two-stories in height. 

The parking is generally located on the sides and to the rear of the proposed building with 
the exception of a small visitor drop-off and parking area at the northeast corner of the 
site.  

The refuse enclosure is proposed to be located in a building at the rear of the property. 
Solid Waste commented on the dumpster enclosure requirements, but it is the intent of 
the developer to contract out these services to a private company. 

Over 300,000 square feet of usable open space in the form of landscaping, courtyards, the 
arroyo area, and decks are provided throughout the site for residents and visitors. 

D. Vehicular Access, Circulation and Parking 

There are two vehicular access points to the site from Harper Road to be located where 
median openings and turn lanes already exist. The western drive goes along the western 
property line, with parking on both sides of the access aisle, to a primary building entry 
and drop-off at the southwest corner of the building. Beyond this is additional, gated 
parking. 

The eastern access leads to the aforementioned visitor parking and drop-off at the 
northeast corner of the building. This drive also leads past a gated entry point to 
additional parking and connects around the rear creating a drivable loop around the entire 
site. Many of the parking spaces are covered. 

An emergency access is provided (unpaved) clear of obstructions in the landscaped yard 
in front of the buildings. 

As an SU-1 site, parking is determined by the EPC, and the applicant has submitted a 
plan with approximately 215 spaces provided on site. These numbers are justified in the 
application letter as 1 space for every independent living unit, 1 space for every three 
assisted living units, 1 space for every 5 memory care units, and 94 guest spaces for a 
total of 215 parking spaces. 

Based on the number of parking spaces provided, 5 motorcycle parking spaces are 
proposed. 

E. Pedestrian and Bicycle Access and Circulation, Transit Access 

Pedestrian access to the site will be from a six-foot public sidewalk and a crusher fines 
trail along Harper Road with sidewalk connections from the public right-of-way into the 
site at both of the vehicular entrance locations. These paths connect to an internal system 
of walkways that circles the building and connects to multiple entrances and courtyard 
spaces. 
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Bicycle access to the site is limited due to the fact that there are no defined bicycle 
facilities on Harper Road. There are nearby facilities on Ventura Road, Academy Road, 
and Wyoming Blvd and the potential for a future trail along the South Pino Arroyo. In 
accordance with the Zoning Code, the applicant has provided 11 bicycle spaces based on 
the number of parking spaces provided. These spaces are split between two bicycle racks 
with one located at each of the primary building entrances at the northeast and southwest 
corners of the building. 

F. Walls/Fences 

No wall is proposed to surround the perimeter of the site, though a significant portion of 
the parking area will have gated access. Retaining walls are proposed at the east side and 
center of the site to step the topography down due to the large slope that crosses the site. 

An existing wrought iron fence that crosses the site for the Albuquerque Academy is 
proposed to be relocated with the proposal in accordance with a private agreement. 

G. Lighting and Security 

Bollard lights are proposed along pedestrian pathways and taller fixtures are proposed for 
the parking areas. The light details show their color as dark bronze and the taller fixtures 
are 16 feet tall. All lighting, as noted on the plan, will comply with the Area Lighting 
Regulations of the Zoning Code. 

H. Landscaping 

Landscaping is required by the Zoning Code in the amount of 15% of the net lot area (lot 
area less building footprints). The total site area is 615,938 square feet, and the building 
area is 253,041 square feet. The applicant has also subtracted the arroyo area that will 
remain in a more natural vegetative condition of 83,623 square feet leaving a total net lot 
area of 279,274 square feet. 15 percent of the net lot area of the subject site is 41,891 
square feet, and the applicant is providing 214,454 square feet of landscape area (76%). 

Parking lot trees are provided at the rate of one tree for each ten spaces. 22 parking lot 
trees are required, and 32 have been provided with all parking spaces within the required 
100 feet of a tree trunk. 

25 street trees along Harper Road meet that requirement, and a berm along the front of 
the site will minimize the visual impact of the development from passing motorists. Total 
trees on the site significantly exceed the zoning requirements for number of trees for 
multi-family residential type development. 

I. Grading, Drainage, Utility Plans 

The site slopes down from east to west. The conceptual grading plan shows most of the 
drainage being directed into the drive aisles with most of it then flowing southward into 
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depressed landscape areas and water quality ponds to handle first-flush requirements. 
Retaining walls and the berm at the front of the property help guide some of the drainage. 

Part of the site is encumbered by the South Pino Arroyo floodplain, which is within a 
temporary drainage easement. The applicant is working with AMAFCA and FEMA to 
submit a Letter of Map Revision (LOMR) for approval, to eliminate a portion of the 
floodplain, and related to this the applicant will provide bank stabilization along the 
arroyo channel. 

Existing water and sewer easements criss-cross the site, so the request shows portions of 
those easements to be vacated, and existing lines relocated to new easements that circle 
the property from the south and along the west side. New water service is proposed at the 
front of the property at the western part of the building. Two sanitary sewer connections 
are proposed at the west and central portions of the building. A number of private fire 
hydrants are proposed around the property. 

J. Architecture  

The proposed building is a maximum of 40 feet in height with varying heights from one- 
to three-stories. The architecture includes a combination of both pitched and flat roofs 
and the heights generally step down as the building gets closer to Harper Road. 

The pitched roofs are tile, which is consistent with what is found at the Albuquerque 
Academy. All parts of the building will have light, earth toned colors to fit with the 
surrounding environment. 

K. Signage 

Monument signage is proposed at each of the vehicular entrances as detailed in the plan 
set. No other signage is proposed for this project. 

V. AGENCY & NEIGHBORHOOD CONCERNS 

A. Reviewing Agencies 

Agencies reviewed this request from July 3, 2017 to July 20, 2017. Significant comments 
were raised from Hydrology related to the LOMR request and related bank protection and 
how it may affect surrounding properties. A recommended condition of approval of the 
Site Development Plan for Building Permit is to receive approval of the LOMR prior to 
final sign-off, which will also be a requirement of the grading and drainage plan that will 
undergo a separate review and approval before sign-off on the site development plans. 

Other comments came on the Site Development Plan for Building Permit from the Water 
Utility Authority (WUA), which have been addressed by the applicant and must be 
finalized prior to final sign-off on the plat by the WUA at the Development Review 
Board. 
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B. Neighborhood/Public 

The Cherry Hills Civic Association (CHCA) and neighbors within 100 feet were notified 
of this request, as required. The applicant met with members of the CHCA prior to 
submitting their application, but have not met since that time. A facilitated meeting has 
not been held for this request. 

There is significant neighborhood opposition to this request, and a desire of many 
neighbors to delay a hearing to allow for additional time to review what has been 
submitted. Neighborhood concerns include increased traffic, loss of views and open 
space, spillover parking, and building heights among other things. 

VI. CONCLUSION 
This is a three part request for a Zone Map Amendment from SU-1 for Church and 
related facilities and SU-1 for Church and related facilities and a Telecommunication 
Facility to SU-1 for Senior Living Facility and related services, including on-premise 
liquor consumption, a Site Development Plan for Subdivision, and a Site Development 
Plan for Building Permit for an approximately 14.14 acre site located on Harper Road NE 
between Wyoming Blvd NE and Ventura Street NE.  The purpose of the zone change and 
site development plan requests is to allow for development of a senior living facility on 
the subject site that will provide a combination of independent living, assisted living, and 
memory care services totaling 180 units.   

The Zoning Code requires that applicants requesting SU-1 Special Use zoning submit a 
site development plan to the Environmental Planning Commission (EPC) for review and 
approval. The applicant has submitted a Site Development Plan for Subdivision showing 
the portion of the subject lots where the new zoning will apply, access locations, and 
where a future application will subdivide the property. A Site Development Plan for 
Building Permit is also before the EPC showing how the applicant intends to develop the 
site including building locations and setbacks, heights, parking and circulation, 
landscaping, elevations, and other design elements. 

The request for the zone change and accompanying site development plans are consistent 
with and further numerous Comprehensive Plan policies related to infill development, 
housing options, economic development, and urban design. The request is also consistent 
with the Facility Plan for Arroyos. 

The Cherry Hills Civic Association and property owners within 100 feet were notified of 
the request, as required, and there is significant know neighborhood opposition to the 
request. 

Staff recommends approval of all three portions of the request with the findings and 
subject to the recommended conditions of approval within this staff report.  



CITY OF ALBUQUERQUE ENVIRONMENTAL PLANNING COMMISSION 
PLANNING DEPARTMENT Project #:  1007412    Case #:  17EPC-40024, 40025, 40026 
CURRENT PLANNING SECTION Hearing Date:  August 10, 2017 
  
 

Page | 23  

FINDINGS, Zone Map Amendment 

Project # 1007412, Case # 17EPC-40024 

1. This is a request for a zone map amendment (zone change) for Tract B-2, Yorba Linda 
Subdivision and a portion of Tract A, Hoffmantown Baptist Church Site located on Harper Road 
NE between Wyoming Blvd NE and Ventura Street NE and containing approximately 14.14 
acres.   

2. The request is to change the zoning of the subject site from SU-1 for Church and related 
facilities and SU-1 for Church and related facilities and a Telecommunication Facility to SU-
1 for Senior Living Facility and related services, including on-premise liquor consumption. 

3. The existing zoning of the subject site only allows for church and related uses, so a zone 
change is necessary to allow the proposed senior living facility. 

4. The Albuquerque/Bernalillo County Comprehensive Plan, Facility Plan for Arroyos, 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 Area of Consistency of the Comprehensive Plan. The request is 
in general compliance with the following applicable goals and policies of the Comprehensive 
Plan: 

Policy 4.1.2 Identity and Design: Protect the identity and cohesiveness of neighborhoods by 
ensuring the appropriate scale and location of development, mix of uses, and character of 
building design.  

The request furthers Policy 4.1.2 because the site was designed to minimize the impact of the 
building scale on adjacent residential uses through large setbacks and building orientation 
along with materials, colors, and landscape design. 

Policy 5.2.1 Land Uses: Create healthy, sustainable, and distinct communities with a mix of 
uses that are conveniently accessible from surrounding neighborhoods. 

a) Encourage development and redevelopment that brings goods, services, and amenities 
within walking and biking distance of neighborhoods and promotes good access for all 
residents. 

The request furthers Policy 5.2.1 a) because it brings additional senior housing and services, 
as well as employment within walking and biking distance of existing neighborhoods, as well 
as the proposed facility being in a convenient location with good access to walking trails and 
less than one mile to a library, shopping, and other commercial activities. 

b) Encourage development that offers choice in transportation, work areas, and lifestyles. 

The request furthers Policy 5.2.1 b) because the proposed development offers a choice in 
lifestyle for seniors who want a smaller place to live or need more care, and is in a location 



CITY OF ALBUQUERQUE ENVIRONMENTAL PLANNING COMMISSION 
PLANNING DEPARTMENT Project #:  1007412    Case #:  17EPC-40024, 40025, 40026 
CURRENT PLANNING SECTION Hearing Date:  August 10, 2017 
  
 

Page | 24  

with good access to the major road network, will provide shuttle service, and is less than half 
a mile from a transit stop. 

d) Encourage development that broadens housing options to meet a range of incomes and 
lifestyles. 

The request furthers Policy 5.2.1 d) because it broadens housing options for seniors to 
include independent living, assisted living, and memory care. 

h) Encourage infill development that adds complementary uses and is compatible in form and 
scale to the immediately surrounding development. 

The request furthers Policy 5.2.1 h) because senior living is a low impact, institutional land 
use that is complementary to the existing institutional and single-family residential nature of 
the surrounding neighborhoods and has been designed to lessen the impacts of its size 
through building orientation and setbacks as shown in the accompanying Site Development 
Plan for Building Permit. 

n) Encourage more productive use of vacant lots and under-utilized lots, including surface 
parking. 

The request furthers Policy 5.2.1 n) because it will bring a productive use to a vacant piece of 
land. 

Goal 5.3 Efficient Development Patterns: Promote development patterns that maximize the 
utility of existing infrastructure and public facilities and the efficient use of land to support 
the public good. 

Policy 5.3.1 Infill Development: Support additional growth in areas with existing 
infrastructure and public facilities. 

The request furthers Policy 5.3.1 because it supports growth in an area with existing 
infrastructure including roadways and all utilities in an infill location not at the urban edge. 

Policy 5.3.3 Compact Development: Encourage development that clusters buildings and uses 
in order to provide landscaped open space and/or plazas and courtyards. 

The request furthers Policy 5.3.3 because it clusters the proposed units in a building at the 
center of the subject site leaving space that has been utilized for landscaping and courtyards 
around the facility and along the adjacent arroyo. 

Policy 5.6.3 Areas of Consistency: Protect and enhance the character of existing single-
family neighborhoods, areas outside of Centers and Corridors, parks, and Major Public Open 
Space. 

b) Ensure that development reinforces the scale, intensity, and setbacks of the immediately 
surrounding context. 
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The request furthers Policy 5.6.3 b) because the zone change has been carefully considered 
with regard to its surrounding context, and the proposed site design incorporates a large front 
setback similar to the adjacent church and is of a density comparable to development in the 
surrounding area. 

Policy 5.6.4 Appropriate Transitions: Provide transitions in Areas of Change for 
development abutting Areas of Consistency through adequate setbacks, buffering, and limits 
on building height and massing. 

a) Provide appropriate transitions between uses of different intensity or density and between 
non-residential uses and single-family neighborhoods to protect the character and integrity of 
existing residential areas. 

The request furthers Policy 5.6.4 a) because an appropriate transition has been incorporated 
into the site design between the Cherry Hills neighborhood and the proposed senior living 
facility that includes a large setback and landscaped berm. 

b) Minimize development's negative effects on individuals and neighborhoods with respect to 
noise, lighting, air pollution, and traffic. 

The request furthers Policy 5.6.4 b) because the proposed senior living use is a low traffic 
generating use that will be a good neighbor to the church, school, and single-family 
neighborhood. The proposed lighting in the parking areas are proposed to be 16 feet in 
height, and all lighting must be compliant with the New Mexico Night Sky and City Zoning 
regulations. 

Policy 6.2.1 Complete Networks: Design and build a complete, well-connected network of 
streets and trails that offer multiple efficient and safe transportation choices for commuting 
and daily needs. 

The request furthers Policy 6.2.1 because it will maintain a six-foot crusher fines trail 
adjacent to Harper Road along with a six-foot sidewalk similar to what exists in front of the 
Hoffmantown Church, which connects to the nearest bus stops as well as the larger trail 
system around Albuquerque Academy and the proposed trail along the South Pino Arroyo. 

Policy 7.3.1 Natural and Cultural Features: Preserve, enhance, and leverage natural features 
and views of cultural landscapes. 

a) Minimize alteration of existing vegetation and topography in subdivision and site design. 

The request furthers Policy 7.3.1 a) because it utilizes the existing topography, both the slope 
and berm along Harper Road, and incorporates it into the site design to minimize the 
development's impacts on adjacent properties. The proposal will modify the South Pino 
Arroyo floodplain, but the applicant is working with AMAFCA and FEMA to ensure that the 
impacts of this change are minimized and the function of the arroyo are unaffected. 
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Policy 7.3.2 Community Character: Encourage design strategies that recognize and embrace 
the character differences that give communities their distinct identities and make them safe 
and attractive places. 

a) Design development to reflect the character of the surrounding area and protect and 
enhance views. 

b) Encourage development and site design that incorporates CPTED principles. 

e) Encourage high-quality development that capitalizes on predominant architectural styles, 
building materials, and landscape elements. 

The request furthers Policy 7.3.2 because it takes into account the natural topography while 
incorporating design elements that are found in the surrounding area including Hoffmantown 
Church, Academy Campus, and the Cherry Hills neighborhood. The site design includes 
CPTED principles such as gated access and site lighting that increases security for residents. 

Policy 7.3.4 Infill: Promote infill that enhances the built environment or blends in style and 
building materials with surrounding structures and the streetscape of the block in which it is 
located. 

b) Promote buildings and massing of commercial and office uses adjacent to single-family 
neighborhoods that is neighborhood-scale, well-designed, appropriately located, and 
consistent with the existing development context and neighborhood character. 

The request furthers Policy 7.3.4 b) because it is appropriately set back from Harper Road 
and oriented to reduce long unbroken facades from facing the neighborhood. The tallest 
portions of the building are farthest from the nearby homes, and the overall the building is 
similar in height and massing to the neighboring Hoffmantown Church. 

Policy 7.4.3 Off-street Parking Design: Encourage well-designed, efficient, safe, and 
attractive parking facilities. 

b) Incorporate trees, vegetation, and pervious surfaces in parking areas to mitigate 
environmental impacts, minimize heat and glare, and improve aesthetics. 

c) Ensure safe pedestrian pathways in parking areas that connect to building entrances, 
adjacent roadways, and adjacent sites. 

The request furthers Policy 7.4.3 b) and c) by providing most of the site parking to the sides 
and rear of the proposed building with only a smaller visitor parking lot at the front. All 
parking areas are landscaped with required trees and other shrubs. The berm along Harper 
Road will also help improve the aesthetics of the parking areas from the public right-of-way. 
Pedestrian pathways are provided at both vehicular entrances and connect around the entire 
site to multiple building entrances and courtyards. 

Goal 7.5 Context-Sensitive Site Design: Design sites, buildings, and landscape elements to 
respond to the high desert environment. 
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Policy 7.5.1 Landscape Design: Encourage landscape treatments that are consistent with the 
high desert climate to enhance our sense of place. 

a) Design landscape and site improvements to complement the individual site, the overall 
appearance of the corridor, and surrounding land uses. 

b) Design landscapes and vegetation to be consistent with the microclimate of the site 
location as well as within the site. 

c) Discourage planting of higher water use species outside of riparian microclimates, the 
Middle Rio Grande Conservancy District, or areas served by swales. 

d) Incorporate xeric site design principles to establish an oasis area and transition areas, 
identify beneficial placement for plant species, and maximize shade in summer months. 

The request furthers Policy 7.5.1 because the plant palette has been selected to be consistent 
with the high desert climate and trees have been thoughtfully placed for their specific needs 
while providing shade to residents. Cottonwoods are along the arroyo edge and Japanese 
Maples are in protected courtyard spaces. All plantings except for a small section of turf are 
low to medium water use. 

Policy 8.1.2 Resilient Economy: Encourage economic development efforts that improve 
quality of life for new and existing residents and foster a robust, resilient, and diverse 
economy. 

c) Prioritize local job creation, employer recruitment, and support for development projects 
that hire local residents. 

The request furthers Policy 8.1.2 c) because the proposed facility will create approximately 
68 jobs for local residents. 

Goal 9.1 Supply: Ensure a sufficient supply and range of high-quality housing types that 
meet current and future needs at a variety of price levels to ensure more balanced housing 
options. 

Policy 9.1.1 Housing Options: Support the development, improvement, and conservation of 
housing for a variety of income levels and types of residents and households. 

c) Assure the availability of a wide distribution of quality housing for all persons regardless 
of race, color, religion, sex, national origin, ancestry, age, or disabled status. 

e) Provide for the development of quality housing for elderly residents. 

i) Provide for the development of multi- family housing close to public services, transit, and 
shopping. 

The request furthers Policy 9.1.1 because it will add another quality housing option for 
seniors that will help ensure the availability of such housing with access to community 
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services such as the Cherry Hills library, access to transit, and is not far from a variety of 
shopping and other commercial options. 

Policy 9.2.1 Compatibility: Encourage housing development that enhances neighborhood 
character, maintains compatibility with surrounding land uses, and responds to its 
development context - i.e. urban, suburban, or rural - with appropriate densities, site design, 
and relationship to the street. 

The request furthers Policy 9.2.1 because it has been designed with a density appropriate for 
its suburban context with a large setback and other site design elements to minimize the 
impacts of the structure on the adjacent neighborhood while maintaining features such as the 
arroyo and existing multi-use path along Harper Road. 

Policy 11.3.2 Arroyos: Preserve and enhance arroyos identified in the Rank 2 Facility Plan 
for Arroyos as important cultural landscapes. 

The request furthers Policy 11.3.2 by preserving the stormwater function of the South Pino 
Arroyo and working through the appropriate channels to make modifications to the 
floodplain while ensuring downstream impacts are minimized. Bank stabilization and 
proposed landscaping are appropriate for an arroyo edge, and the proposal is consistent with 
the Facility Plan for Arroyos. 

Policy 11.3.5 Sandia Mountains: Protect views of the Sandia Mountains from key vantages 
within public rights-of-way, along corridors, and from strategic locations as an important 
cultural feature of the region. 

The request furthers Policy 11.3.5 because the site design takes into account the existing 
topography and the proposed setback from Harper Road creates a view corridor toward the 
mountains east of the subject site. 

Policy 12.1.4 Drainage and Flood Control: Reduce or eliminate flooding by improving 
ponding and drainage capacities in an environmentally sensitive manner through the 
development process and in coordination with flood control agencies. 

a) Minimize and mitigate storm water run-off from development by limiting the amount and 
extent of impervious surfaces and encouraging landscaped medians and parking swales. 

b) Preserve natural drainage functions of arroyos to the extent possible and use naturalistic 
design treatment when structural improvements are required for flood control. 

The request furthers Policy 12.1.4 by coordinating the use and modification of the South Pino 
Arroyo with the appropriate flood control agencies, utilizing landscape areas and ponding on-
site to the greatest extent possible, and using naturalistic treatments for bank stabilization of 
the arroyo channel. 

6. The request is adjacent to the South Pino Arroyo, which is a Major Open Space Link in the 
Rank II Facility Plan for Arroyos. 
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The request furthers the Facility Plan for Arroyos by providing a land use that fits within the 
“medium-density residential, commercial and institutional uses” that were under 
consideration between Wyoming Blvd and Ventura Street (p. 36). The proposed development 
is consistent with the design guidelines for development adjacent to a major open space link 
by orienting buildings with entrances and windows facing the open space and landscaping 
the open space edge using native and naturalized plant materials. 

The proposed development furthers Drainage Policy 1 and Multiple Use Policy 4 by 
maintaining the arroyo for its primary drainage purpose, providing access for maintenance, 
and working with AMAFCA and FEMA to coordinate any changes or modifications related 
to stabilizing channel treatments. 

The request furthers Multiple Use Policy 5 – Land Use Compatibility by adding a density of 
housing and jobs adjacent to an arroyo channel that will provide users who will maximize the 
usefulness of future trails. 

7. The applicant has justified the zone change request pursuant to R-270-1980 as follows: 

A. The applicant’s updated justification letter dated July 26, 2017 and the policies cited 
and analyzed in Findings 5 and 6 substantiate the claim that the request is consistent 
with the health, safety, morals, and general welfare of the city. 

B. The proposed zoning category, as an SU-1 designation is restrictive in the allowed 
uses, and the proposed Senior Living Facility use is compatible with and similar in 
intensity to the adjacent church and school, as well as the zoning of adjacent vacant 
lands that may develop in the future with a variety of residential uses of varying 
densities. 

C. The request is consistent with and furthers adopted plans and policies, including the 
Comprehensive Plan and Rank II Facility Plan for Arroyos as summarized in 
Findings 5 and 6. 

D. The existing zoning is inappropriate because changed community conditions that 
precipitate the need for additional senior housing, and the subject site is an 
appropriate place for such a senior housing facility. In addition, as described in 
Findings 5 and 6, the existing zoning is inappropriate because the proposed different 
use category for senior housing and related services is more advantageous to the 
community as articulated by the Comprehensive Plan. 

E. As this request is for an SU-1 zone that does not reference a base zone district from 
the Comprehensive City Zoning Code, it is tailored only to allow a Senior Living 
Facility with services on-site to support such a facility. As the only permissive use on 
the site, controlled by the accompanying site development plans, this request will not 
be harmful to adjacent property, the neighborhood, or the community because it will 
produce a small amount of traffic or other impacts especially compared to other uses 
existing or allowed in the surrounding area. 
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F. Approval of the requested amendment will not require any capital improvements 
because the site is located in an area that already has infrastructure. If future 
development requires additional infrastructure the applicant will have to make those 
improvements themselves. 

G. While economic considerations are always a factor with regard to development 
proposals, they are not the determining factor for the requested zone change, rather 
the applicant has demonstrated this request is justified based on changed community 
conditions and being more advantageous to the community in accordance with the 
policies of the Comprehensive Plan as summarized in Findings 5 and 6. 

H. The request has not been justified based on the site location along Harper Road; 
rather it is justified based on changed community conditions and as being more 
advantageous to the community as articulated by the Comprehensive Plan as 
summarized in Findings 5 and 6. 

I. SU-1 zones create spot zones by definition as they are unique to the parcel they are 
being applied to; however, the request creates a justifiable spot zone because the 
applicant has demonstrated that the request clearly facilitates realization of the 
Comprehensive Plan as shown in Findings 5 and 6 by allowing development of a 
senior living facility that is in an infill location, provides expanded senior housing 
options, creates jobs, and is designed in a way that respects the surrounding uses and 
context. 

J. The request would not result in a strip of land along a street, so the request will not 
create strip zoning. 

8. The Cherry Hills Civic Association and property owners within 100 feet of the request were 
notified, as required. A facilitated meeting has not been held for this request, and there is 
significant known opposition due to concerns related to loss of views and open space, traffic, 
spill-over parking, and building height. 

 

RECOMMENDATION 

APPROVAL of 17EPC-40024, a request for Zone Map Amendment from SU-1 for 
Church and related facilities and SU-1 for Church and related facilities and a 
Telecommunication Facility to SU-1 for Senior Living Facility and related services, 
including on-premise liquor consumption for Tract B-2, Yorba Linda Subdivision and a 
portion of Tract A, Hoffmantown Baptist Church Site, based on the preceding Findings 
and subject to the following Condition of Approval. 
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CONDITION OF APPROVAL, Zone Map Amendment 

Project # 1007412, Case # 17EPC-40024 

1. The zone map amendment does not become effective until the accompanying site 
development plans are approved by the DRB, pursuant to §14-16-4-1(C)(16) of the Zoning 
Code.  If such requirement is not met within six months after the date of EPC approval, the 
zone map amendment is void. The Planning Director may extend this time limit up to an 
additional six months upon request by the applicant. 

 

FINDINGS, Site Development Plan for Subdivision  

Project # 1007412, Case # 17EPC-40025 

1. This is a request for a Site Development Plan for Subdivision for Tract B-2, Yorba Linda 
Subdivision and a portion of Tract A, Hoffmantown Baptist Church Site located on Harper Road 
NE between Wyoming Blvd NE and Ventura Street NE and containing approximately 14.14 
acres.   

2. The Site Development Plan for Subdivision proposes to eliminate the existing lot line 
between Tract B-2 and Tract A, and creates a new lot line to the east to carve out the subject 
site from the larger church site for this development. 

3. The Site Plan for Subdivision shows two access points along Harper Road at existing median 
openings, and also proposes the elimination or relocation of existing easements and a fence 
that crosses the site. 

4. The Albuquerque/Bernalillo County Comprehensive Plan, Facility Plan for Arroyos, and the 
City of Albuquerque Zoning Code are incorporated herein by reference and made part of the 
record for all purposes. 

5. Section 14-16-3-11 of the Zoning Code states, “…Site Development Plans are expected to 
meet the requirements of adopted city policies and procedures.” The attached site 
development plan has been evaluated for conformance with applicable goals and policies in 
the Comprehensive Plan, and other applicable Plans.  

6. The subject site is within the Area of Consistency of the Comprehensive Plan. The request is 
in general compliance with the following applicable goals and policies of the Comprehensive 
Plan: 

Policy 4.1.2 Identity and Design: Protect the identity and cohesiveness of neighborhoods by 
ensuring the appropriate scale and location of development, mix of uses, and character of 
building design.  

The request furthers Policy 4.1.2 because the site was designed to minimize the impact of the 
building scale on adjacent residential uses through large setbacks and building orientation 
along with materials, colors, and landscape design. 
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Policy 5.2.1 Land Uses: Create healthy, sustainable, and distinct communities with a mix of 
uses that are conveniently accessible from surrounding neighborhoods. 

a) Encourage development and redevelopment that brings goods, services, and amenities 
within walking and biking distance of neighborhoods and promotes good access for all 
residents. 

The request furthers Policy 5.2.1 a) because it brings additional senior housing and services, 
as well as employment within walking and biking distance of existing neighborhoods, as well 
as the proposed facility being in a convenient location with good access to walking trails and 
less than one mile to a library, shopping, and other commercial activities. 

b) Encourage development that offers choice in transportation, work areas, and lifestyles. 

The request furthers Policy 5.2.1 b) because the proposed development offers a choice in 
lifestyle for seniors who want a smaller place to live or need more care, and is in a location 
with good access to the major road network, will provide shuttle service, and is less than half 
a mile from a transit stop. 

d) Encourage development that broadens housing options to meet a range of incomes and 
lifestyles. 

The request furthers Policy 5.2.1 d) because it broadens housing options for seniors to 
include independent living, assisted living, and memory care. 

h) Encourage infill development that adds complementary uses and is compatible in form and 
scale to the immediately surrounding development. 

The request furthers Policy 5.2.1 h) because senior living is a low impact, institutional land 
use that is complementary to the existing institutional and single-family residential nature of 
the surrounding neighborhoods and has been designed to lessen the impacts of its size 
through building orientation and setbacks as shown in the accompanying Site Development 
Plan for Building Permit. 

n) Encourage more productive use of vacant lots and under-utilized lots, including surface 
parking. 

The request furthers Policy 5.2.1 n) because it will bring a productive use to a vacant piece of 
land. 

Goal 5.3 Efficient Development Patterns: Promote development patterns that maximize the 
utility of existing infrastructure and public facilities and the efficient use of land to support 
the public good. 

Policy 5.3.1 Infill Development: Support additional growth in areas with existing 
infrastructure and public facilities. 

The request furthers Policy 5.3.1 because it supports growth in an area with existing 
infrastructure including roadways and all utilities in an infill location not at the urban edge. 
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Policy 5.3.3 Compact Development: Encourage development that clusters buildings and uses 
in order to provide landscaped open space and/or plazas and courtyards. 

The request furthers Policy 5.3.3 because it clusters the proposed units in a building at the 
center of the subject site leaving space that has been utilized for landscaping and courtyards 
around the facility and along the adjacent arroyo. 

Policy 5.6.3 Areas of Consistency: Protect and enhance the character of existing single-
family neighborhoods, areas outside of Centers and Corridors, parks, and Major Public Open 
Space. 

b) Ensure that development reinforces the scale, intensity, and setbacks of the immediately 
surrounding context. 

The request furthers Policy 5.6.3 b) because the zone change has been carefully considered 
with regard to its surrounding context, and the proposed site design incorporates a large front 
setback similar to the adjacent church and is of a density comparable to development in the 
surrounding area. 

Policy 5.6.4 Appropriate Transitions: Provide transitions in Areas of Change for 
development abutting Areas of Consistency through adequate setbacks, buffering, and limits 
on building height and massing. 

a) Provide appropriate transitions between uses of different intensity or density and between 
non-residential uses and single-family neighborhoods to protect the character and integrity of 
existing residential areas. 

The request furthers Policy 5.6.4 a) because an appropriate transition has been incorporated 
into the site design between the Cherry Hills neighborhood and the proposed senior living 
facility that includes a large setback and landscaped berm. 

b) Minimize development's negative effects on individuals and neighborhoods with respect to 
noise, lighting, air pollution, and traffic. 

The request furthers Policy 5.6.4 b) because the proposed senior living use is a low traffic 
generating use that will be a good neighbor to the church, school, and single-family 
neighborhood. The proposed lighting in the parking areas are proposed to be 16 feet in 
height, and all lighting must be compliant with the New Mexico Night Sky and City Zoning 
regulations. 

Policy 6.2.1 Complete Networks: Design and build a complete, well-connected network of 
streets and trails that offer multiple efficient and safe transportation choices for commuting 
and daily needs. 

The request furthers Policy 6.2.1 because it will maintain a six-foot crusher fines trail 
adjacent to Harper Road along with a six-foot sidewalk similar to what exists in front of the 
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Hoffmantown Church, which connects to the nearest bus stops as well as the larger trail 
system around Albuquerque Academy and the proposed trail along the South Pino Arroyo. 

Policy 7.3.1 Natural and Cultural Features: Preserve, enhance, and leverage natural features 
and views of cultural landscapes. 

a) Minimize alteration of existing vegetation and topography in subdivision and site design. 

The request furthers Policy 7.3.1 a) because it utilizes the existing topography, both the slope 
and berm along Harper Road, and incorporates it into the site design to minimize the 
development's impacts on adjacent properties. The proposal will modify the South Pino 
Arroyo floodplain, but the applicant is working with AMAFCA and FEMA to ensure that the 
impacts of this change are minimized and the function of the arroyo are unaffected. 

Policy 7.3.2 Community Character: Encourage design strategies that recognize and embrace 
the character differences that give communities their distinct identities and make them safe 
and attractive places. 

a) Design development to reflect the character of the surrounding area and protect and 
enhance views. 

b) Encourage development and site design that incorporates CPTED principles. 

e) Encourage high-quality development that capitalizes on predominant architectural styles, 
building materials, and landscape elements. 

The request furthers Policy 7.3.2 because it takes into account the natural topography while 
incorporating design elements that are found in the surrounding area including Hoffmantown 
Church, Academy Campus, and the Cherry Hills neighborhood. The site design includes 
CPTED principles such as gated access and site lighting that increases security for residents. 

Policy 7.3.4 Infill: Promote infill that enhances the built environment or blends in style and 
building materials with surrounding structures and the streetscape of the block in which it is 
located. 

b) Promote buildings and massing of commercial and office uses adjacent to single-family 
neighborhoods that is neighborhood-scale, well-designed, appropriately located, and 
consistent with the existing development context and neighborhood character. 

The request furthers Policy 7.3.4 b) because it is appropriately set back from Harper Road 
and oriented to reduce long unbroken facades from facing the neighborhood. The tallest 
portions of the building are farthest from the nearby homes, and the overall the building is 
similar in height and massing to the neighboring Hoffmantown Church. 

Policy 7.4.3 Off-street Parking Design: Encourage well-designed, efficient, safe, and 
attractive parking facilities. 

b) Incorporate trees, vegetation, and pervious surfaces in parking areas to mitigate 
environmental impacts, minimize heat and glare, and improve aesthetics. 
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c) Ensure safe pedestrian pathways in parking areas that connect to building entrances, 
adjacent roadways, and adjacent sites. 

The request furthers Policy 7.4.3 b) and c) by providing most of the site parking to the sides 
and rear of the proposed building with only a smaller visitor parking lot at the front. All 
parking areas are landscaped with required trees and other shrubs. The berm along Harper 
Road will also help improve the aesthetics of the parking areas from the public right-of-way. 
Pedestrian pathways are provided at both vehicular entrances and connect around the entire 
site to multiple building entrances and courtyards. 

Goal 7.5 Context-Sensitive Site Design: Design sites, buildings, and landscape elements to 
respond to the high desert environment. 

Policy 7.5.1 Landscape Design: Encourage landscape treatments that are consistent with the 
high desert climate to enhance our sense of place. 

a) Design landscape and site improvements to complement the individual site, the overall 
appearance of the corridor, and surrounding land uses. 

b) Design landscapes and vegetation to be consistent with the microclimate of the site 
location as well as within the site. 

c) Discourage planting of higher water use species outside of riparian microclimates, the 
Middle Rio Grande Conservancy District, or areas served by swales. 

d) Incorporate xeric site design principles to establish an oasis area and transition areas, 
identify beneficial placement for plant species, and maximize shade in summer months. 

The request furthers Policy 7.5.1 because the plant palette has been selected to be consistent 
with the high desert climate and trees have been thoughtfully placed for their specific needs 
while providing shade to residents. Cottonwoods are along the arroyo edge and Japanese 
Maples are in protected courtyard spaces. All plantings except for a small section of turf are 
low to medium water use. 

Policy 8.1.2 Resilient Economy: Encourage economic development efforts that improve 
quality of life for new and existing residents and foster a robust, resilient, and diverse 
economy. 

c) Prioritize local job creation, employer recruitment, and support for development projects 
that hire local residents. 

The request furthers Policy 8.1.2 c) because the proposed facility will create approximately 
68 jobs for local residents. 

Goal 9.1 Supply: Ensure a sufficient supply and range of high-quality housing types that 
meet current and future needs at a variety of price levels to ensure more balanced housing 
options. 
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Policy 9.1.1 Housing Options: Support the development, improvement, and conservation of 
housing for a variety of income levels and types of residents and households. 

c) Assure the availability of a wide distribution of quality housing for all persons regardless 
of race, color, religion, sex, national origin, ancestry, age, or disabled status. 

e) Provide for the development of quality housing for elderly residents. 

i) Provide for the development of multi- family housing close to public services, transit, and 
shopping. 

The request furthers Policy 9.1.1 because it will add another quality housing option for 
seniors that will help ensure the availability of such housing with access to community 
services such as the Cherry Hills library, access to transit, and is not far from a variety of 
shopping and other commercial options. 

Policy 9.2.1 Compatibility: Encourage housing development that enhances neighborhood 
character, maintains compatibility with surrounding land uses, and responds to its 
development context - i.e. urban, suburban, or rural - with appropriate densities, site design, 
and relationship to the street. 

The request furthers Policy 9.2.1 because it has been designed with a density appropriate for 
its suburban context with a large setback and other site design elements to minimize the 
impacts of the structure on the adjacent neighborhood while maintaining features such as the 
arroyo and existing multi-use path along Harper Road. 

Policy 11.3.2 Arroyos: Preserve and enhance arroyos identified in the Rank 2 Facility Plan 
for Arroyos as important cultural landscapes. 

The request furthers Policy 11.3.2 by preserving the stormwater function of the South Pino 
Arroyo and working through the appropriate channels to make modifications to the 
floodplain while ensuring downstream impacts are minimized. Bank stabilization and 
proposed landscaping are appropriate for an arroyo edge, and the proposal is consistent with 
the Facility Plan for Arroyos. 

Policy 11.3.5 Sandia Mountains: Protect views of the Sandia Mountains from key vantages 
within public rights-of-way, along corridors, and from strategic locations as an important 
cultural feature of the region. 

The request furthers Policy 11.3.5 because the site design takes into account the existing 
topography and the proposed setback from Harper Road creates a view corridor toward the 
mountains east of the subject site. 

Policy 12.1.4 Drainage and Flood Control: Reduce or eliminate flooding by improving 
ponding and drainage capacities in an environmentally sensitive manner through the 
development process and in coordination with flood control agencies. 
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a) Minimize and mitigate storm water run-off from development by limiting the amount and 
extent of impervious surfaces and encouraging landscaped medians and parking swales. 

b) Preserve natural drainage functions of arroyos to the extent possible and use naturalistic 
design treatment when structural improvements are required for flood control. 

The request furthers Policy 12.1.4 by coordinating the use and modification of the South Pino 
Arroyo with the appropriate flood control agencies, utilizing landscape areas and ponding on-
site to the greatest extent possible, and using naturalistic treatments for bank stabilization of 
the arroyo channel. 

7. The request is adjacent to the South Pino Arroyo, which is a Major Open Space Link in the 
Rank II Facility Plan for Arroyos. 

The request furthers the Facility Plan for Arroyos by providing a land use that fits within the 
“medium-density residential, commercial and institutional uses” that were under 
consideration between Wyoming Blvd and Ventura Street (p. 36). The proposed development 
is consistent with the design guidelines for development adjacent to a major open space link 
by orienting buildings with entrances and windows facing the open space and landscaping 
the open space edge using native and naturalized plant materials. 

The proposed development furthers Drainage Policy 1 and Multiple Use Policy 4 by 
maintaining the arroyo for its primary drainage purpose, providing access for maintenance, 
and working with AMAFCA and FEMA to coordinate any changes or modifications related 
to stabilizing channel treatments. 

The request furthers Multiple Use Policy 5 – Land Use Compatibility by adding a density of 
housing and jobs adjacent to an arroyo channel that will provide users who will maximize the 
usefulness of future trails. 

8. The applicant has submitted a Site Development Plan for Building Permit for concurrent 
review with this Site Development Plan for Subdivision that more clearly shows how the 
subject site will be developed. 

9. The Cherry Hills Civic Association and property owners within 100 feet of the request were 
notified, as required. A facilitated meeting has not been held for this request, and there is 
significant known opposition due to concerns related to loss of views and open space, traffic, 
spill-over parking, and building height. 

RECOMMENDATION 

APPROVAL of 17EPC-40025, a request for Site Development Plan for Subdivision, for 
Tract B-2, Yorba Linda Subdivision and a portion of Tract A, Hoffmantown Baptist Church 
Site, based on the preceding Findings and subject to the following Conditions of 
Approval. 
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CONDITIONS OF APPROVAL, Site Development Plan for Subdivision  

Project # 1007412, Case # 17EPC-40025 

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. The subdivision of the site shall comply with the purpose, intent, and regulations of the 
Subdivision Ordinance (14-14-1-3). 

4. The Site Development Plan shall comply with the General Regulations of the Zoning Code, 
the Subdivision Ordinance, and all other applicable design regulations, except as specifically 
approved by the EPC. 

 

FINDINGS, Site Development Plan for Building Permit  

Project # 1007412, Case # 17EPC-40026 

1. This is a request for a Site Development Plan for Building Permit for Tract B-2, Yorba Linda 
Subdivision and a portion of Tract A, Hoffmantown Baptist Church Site located on Harper Road 
NE between Wyoming Blvd NE and Ventura Street NE and containing approximately 14.14 
acres.   

2. The purpose of this request is to allow for development of a 180 unit Senior Living Facility. 

3. The Albuquerque/Bernalillo County Comprehensive Plan, Facility Plan for Arroyos, and the 
City of Albuquerque Zoning Code are incorporated herein by reference and made part of the 
record for all purposes. 

4. Section 14-16-3-11 of the Zoning Code states, “…Site Development Plans are expected to 
meet the requirements of adopted city policies and procedures.”   The attached site 
development plan has been evaluated for conformance with applicable goals and policies in 
the Comprehensive Plan, and other applicable Plans. 

5. The subject site is within the Area of Consistency of the Comprehensive Plan. The request is 
in general compliance with the following applicable goals and policies of the Comprehensive 
Plan: 
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Policy 4.1.2 Identity and Design: Protect the identity and cohesiveness of neighborhoods by 
ensuring the appropriate scale and location of development, mix of uses, and character of 
building design.  

The request furthers Policy 4.1.2 because the site was designed to minimize the impact of the 
building scale on adjacent residential uses through large setbacks and building orientation 
along with materials, colors, and landscape design. 

Policy 5.2.1 Land Uses: Create healthy, sustainable, and distinct communities with a mix of 
uses that are conveniently accessible from surrounding neighborhoods. 

a) Encourage development and redevelopment that brings goods, services, and amenities 
within walking and biking distance of neighborhoods and promotes good access for all 
residents. 

The request furthers Policy 5.2.1 a) because it brings additional senior housing and services, 
as well as employment within walking and biking distance of existing neighborhoods, as well 
as the proposed facility being in a convenient location with good access to walking trails and 
less than one mile to a library, shopping, and other commercial activities. 

b) Encourage development that offers choice in transportation, work areas, and lifestyles. 

The request furthers Policy 5.2.1 b) because the proposed development offers a choice in 
lifestyle for seniors who want a smaller place to live or need more care, and is in a location 
with good access to the major road network, will provide shuttle service, and is less than half 
a mile from a transit stop. 

d) Encourage development that broadens housing options to meet a range of incomes and 
lifestyles. 

The request furthers Policy 5.2.1 d) because it broadens housing options for seniors to 
include independent living, assisted living, and memory care. 

h) Encourage infill development that adds complementary uses and is compatible in form and 
scale to the immediately surrounding development. 

The request furthers Policy 5.2.1 h) because senior living is a low impact, institutional land 
use that is complementary to the existing institutional and single-family residential nature of 
the surrounding neighborhoods and has been designed to lessen the impacts of its size 
through building orientation and setbacks as shown in the accompanying Site Development 
Plan for Building Permit. 

n) Encourage more productive use of vacant lots and under-utilized lots, including surface 
parking. 

The request furthers Policy 5.2.1 n) because it will bring a productive use to a vacant piece of 
land. 
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Goal 5.3 Efficient Development Patterns: Promote development patterns that maximize the 
utility of existing infrastructure and public facilities and the efficient use of land to support 
the public good. 

Policy 5.3.1 Infill Development: Support additional growth in areas with existing 
infrastructure and public facilities. 

The request furthers Policy 5.3.1 because it supports growth in an area with existing 
infrastructure including roadways and all utilities in an infill location not at the urban edge. 

Policy 5.3.3 Compact Development: Encourage development that clusters buildings and uses 
in order to provide landscaped open space and/or plazas and courtyards. 

The request furthers Policy 5.3.3 because it clusters the proposed units in a building at the 
center of the subject site leaving space that has been utilized for landscaping and courtyards 
around the facility and along the adjacent arroyo. 

Policy 5.6.3 Areas of Consistency: Protect and enhance the character of existing single-
family neighborhoods, areas outside of Centers and Corridors, parks, and Major Public Open 
Space. 

b) Ensure that development reinforces the scale, intensity, and setbacks of the immediately 
surrounding context. 

The request furthers Policy 5.6.3 b) because the zone change has been carefully considered 
with regard to its surrounding context, and the proposed site design incorporates a large front 
setback similar to the adjacent church and is of a density comparable to development in the 
surrounding area. 

Policy 5.6.4 Appropriate Transitions: Provide transitions in Areas of Change for 
development abutting Areas of Consistency through adequate setbacks, buffering, and limits 
on building height and massing. 

a) Provide appropriate transitions between uses of different intensity or density and between 
non-residential uses and single-family neighborhoods to protect the character and integrity of 
existing residential areas. 

The request furthers Policy 5.6.4 a) because an appropriate transition has been incorporated 
into the site design between the Cherry Hills neighborhood and the proposed senior living 
facility that includes a large setback and landscaped berm. 

b) Minimize development's negative effects on individuals and neighborhoods with respect to 
noise, lighting, air pollution, and traffic. 

The request furthers Policy 5.6.4 b) because the proposed senior living use is a low traffic 
generating use that will be a good neighbor to the church, school, and single-family 
neighborhood. The proposed lighting in the parking areas are proposed to be 16 feet in 
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height, and all lighting must be compliant with the New Mexico Night Sky and City Zoning 
regulations. 

Policy 6.2.1 Complete Networks: Design and build a complete, well-connected network of 
streets and trails that offer multiple efficient and safe transportation choices for commuting 
and daily needs. 

The request furthers Policy 6.2.1 because it will maintain a six-foot crusher fines trail 
adjacent to Harper Road along with a six-foot sidewalk similar to what exists in front of the 
Hoffmantown Church, which connects to the nearest bus stops as well as the larger trail 
system around Albuquerque Academy and the proposed trail along the South Pino Arroyo. 

Policy 7.3.1 Natural and Cultural Features: Preserve, enhance, and leverage natural features 
and views of cultural landscapes. 

a) Minimize alteration of existing vegetation and topography in subdivision and site design. 

The request furthers Policy 7.3.1 a) because it utilizes the existing topography, both the slope 
and berm along Harper Road, and incorporates it into the site design to minimize the 
development's impacts on adjacent properties. The proposal will modify the South Pino 
Arroyo floodplain, but the applicant is working with AMAFCA and FEMA to ensure that the 
impacts of this change are minimized and the function of the arroyo are unaffected. 

Policy 7.3.2 Community Character: Encourage design strategies that recognize and embrace 
the character differences that give communities their distinct identities and make them safe 
and attractive places. 

a) Design development to reflect the character of the surrounding area and protect and 
enhance views. 

b) Encourage development and site design that incorporates CPTED principles. 

e) Encourage high-quality development that capitalizes on predominant architectural styles, 
building materials, and landscape elements. 

The request furthers Policy 7.3.2 because it takes into account the natural topography while 
incorporating design elements that are found in the surrounding area including Hoffmantown 
Church, Academy Campus, and the Cherry Hills neighborhood. The site design includes 
CPTED principles such as gated access and site lighting that increases security for residents. 

Policy 7.3.4 Infill: Promote infill that enhances the built environment or blends in style and 
building materials with surrounding structures and the streetscape of the block in which it is 
located. 

b) Promote buildings and massing of commercial and office uses adjacent to single-family 
neighborhoods that is neighborhood-scale, well-designed, appropriately located, and 
consistent with the existing development context and neighborhood character. 
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The request furthers Policy 7.3.4 b) because it is appropriately set back from Harper Road 
and oriented to reduce long unbroken facades from facing the neighborhood. The tallest 
portions of the building are farthest from the nearby homes, and the overall the building is 
similar in height and massing to the neighboring Hoffmantown Church. 

Policy 7.4.3 Off-street Parking Design: Encourage well-designed, efficient, safe, and 
attractive parking facilities. 

b) Incorporate trees, vegetation, and pervious surfaces in parking areas to mitigate 
environmental impacts, minimize heat and glare, and improve aesthetics. 

c) Ensure safe pedestrian pathways in parking areas that connect to building entrances, 
adjacent roadways, and adjacent sites. 

The request furthers Policy 7.4.3 b) and c) by providing most of the site parking to the sides 
and rear of the proposed building with only a smaller visitor parking lot at the front. All 
parking areas are landscaped with required trees and other shrubs. The berm along Harper 
Road will also help improve the aesthetics of the parking areas from the public right-of-way. 
Pedestrian pathways are provided at both vehicular entrances and connect around the entire 
site to multiple building entrances and courtyards. 

Goal 7.5 Context-Sensitive Site Design: Design sites, buildings, and landscape elements to 
respond to the high desert environment. 

Policy 7.5.1 Landscape Design: Encourage landscape treatments that are consistent with the 
high desert climate to enhance our sense of place. 

a) Design landscape and site improvements to complement the individual site, the overall 
appearance of the corridor, and surrounding land uses. 

b) Design landscapes and vegetation to be consistent with the microclimate of the site 
location as well as within the site. 

c) Discourage planting of higher water use species outside of riparian microclimates, the 
Middle Rio Grande Conservancy District, or areas served by swales. 

d) Incorporate xeric site design principles to establish an oasis area and transition areas, 
identify beneficial placement for plant species, and maximize shade in summer months. 

The request furthers Policy 7.5.1 because the plant palette has been selected to be consistent 
with the high desert climate and trees have been thoughtfully placed for their specific needs 
while providing shade to residents. Cottonwoods are along the arroyo edge and Japanese 
Maples are in protected courtyard spaces. All plantings except for a small section of turf are 
low to medium water use. 

Policy 8.1.2 Resilient Economy: Encourage economic development efforts that improve 
quality of life for new and existing residents and foster a robust, resilient, and diverse 
economy. 
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c) Prioritize local job creation, employer recruitment, and support for development projects 
that hire local residents. 

The request furthers Policy 8.1.2 c) because the proposed facility will create approximately 
68 jobs for local residents. 

Goal 9.1 Supply: Ensure a sufficient supply and range of high-quality housing types that 
meet current and future needs at a variety of price levels to ensure more balanced housing 
options. 

Policy 9.1.1 Housing Options: Support the development, improvement, and conservation of 
housing for a variety of income levels and types of residents and households. 

c) Assure the availability of a wide distribution of quality housing for all persons regardless 
of race, color, religion, sex, national origin, ancestry, age, or disabled status. 

e) Provide for the development of quality housing for elderly residents. 

i) Provide for the development of multi- family housing close to public services, transit, and 
shopping. 

The request furthers Policy 9.1.1 because it will add another quality housing option for 
seniors that will help ensure the availability of such housing with access to community 
services such as the Cherry Hills library, access to transit, and is not far from a variety of 
shopping and other commercial options. 

Policy 9.2.1 Compatibility: Encourage housing development that enhances neighborhood 
character, maintains compatibility with surrounding land uses, and responds to its 
development context - i.e. urban, suburban, or rural - with appropriate densities, site design, 
and relationship to the street. 

The request furthers Policy 9.2.1 because it has been designed with a density appropriate for 
its suburban context with a large setback and other site design elements to minimize the 
impacts of the structure on the adjacent neighborhood while maintaining features such as the 
arroyo and existing multi-use path along Harper Road. 

Policy 11.3.2 Arroyos: Preserve and enhance arroyos identified in the Rank 2 Facility Plan 
for Arroyos as important cultural landscapes. 

The request furthers Policy 11.3.2 by preserving the stormwater function of the South Pino 
Arroyo and working through the appropriate channels to make modifications to the 
floodplain while ensuring downstream impacts are minimized. Bank stabilization and 
proposed landscaping are appropriate for an arroyo edge, and the proposal is consistent with 
the Facility Plan for Arroyos. 

Policy 11.3.5 Sandia Mountains: Protect views of the Sandia Mountains from key vantages 
within public rights-of-way, along corridors, and from strategic locations as an important 
cultural feature of the region. 
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The request furthers Policy 11.3.5 because the site design takes into account the existing 
topography and the proposed setback from Harper Road creates a view corridor toward the 
mountains east of the subject site. 

Policy 12.1.4 Drainage and Flood Control: Reduce or eliminate flooding by improving 
ponding and drainage capacities in an environmentally sensitive manner through the 
development process and in coordination with flood control agencies. 

a) Minimize and mitigate storm water run-off from development by limiting the amount and 
extent of impervious surfaces and encouraging landscaped medians and parking swales. 

b) Preserve natural drainage functions of arroyos to the extent possible and use naturalistic 
design treatment when structural improvements are required for flood control. 

The request furthers Policy 12.1.4 by coordinating the use and modification of the South Pino 
Arroyo with the appropriate flood control agencies, utilizing landscape areas and ponding on-
site to the greatest extent possible, and using naturalistic treatments for bank stabilization of 
the arroyo channel. 

6. The request is adjacent to the South Pino Arroyo, which is a Major Open Space Link in the 
Rank II Facility Plan for Arroyos. 

The request furthers the Facility Plan for Arroyos by providing a land use that fits within the 
“medium-density residential, commercial and institutional uses” that were under 
consideration between Wyoming Blvd and Ventura Street (p. 36). The proposed development 
is consistent with the design guidelines for development adjacent to a major open space link 
by orienting buildings with entrances and windows facing the open space and landscaping 
the open space edge using native and naturalized plant materials. 

The proposed development furthers Drainage Policy 1 and Multiple Use Policy 4 by 
maintaining the arroyo for its primary drainage purpose, providing access for maintenance, 
and working with AMAFCA and FEMA to coordinate any changes or modifications related 
to stabilizing channel treatments. 

The request furthers Multiple Use Policy 5 – Land Use Compatibility by adding a density of 
housing and jobs adjacent to an arroyo channel that will provide users who will maximize the 
usefulness of future trails. 

7. Development of the subject site as shown in the Site Development Plan for Building Permit 
relies on a Letter of Map Revision (LOMR) to modify the South Pino Arroyo Floodplain, so 
coordination with Hydrology, AMAFCA, and FEMA is necessary prior to final sign-off of 
the Site Development Plan for Building Permit. 

8. The Cherry Hills Civic Association and property owners within 100 feet of the request were 
notified, as required. A facilitated meeting has not been held for this request, and there is 
significant known opposition due to concerns related to loss of views and open space, traffic, 
spill-over parking, and building height. 
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RECOMMENDATION 

APPROVAL of 17EPC-40026, a request for Site Development Plan for Building 
Permit, for Tract B-2, Yorba Linda Subdivision and a portion of Tract A, Hoffmantown 
Baptist Church Site based on the preceding Findings and subject to the following 
Conditions of Approval. 

 

CONDITIONS OF APPROVAL, Site Development Plan for Building Permit  

Project # 1007412, Case # 17EPC-40026 

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. The Letter of Map Revision (LOMR) and hydrology-related improvements must be approved 
or otherwise meet the satisfaction of the Hydrology Section of the Planning Department prior 
to final sign-off of the Site Development Plan for Building Permit. 

4. Transportation Development Conditions: 

a. 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). 

b. Site plan shall comply and be in accordance with all applicable City of 
Albuquerque requirements, including the Development Process Manual and 
current ADA criteria. 

5. The Site Development Plan shall comply with the General Regulations of the Zoning Code, 
the Subdivision Ordinance, and all other applicable design regulations, except as specifically 
approved by the EPC. 
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Michael J. Vos, AICP 
Planner 

 
 

Notice of Decision cc list:  
 Consensus Planning 

 SP Albuquerque, LLC 

 Cherry Hills Civic Association 
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AGENCY COMMENTS 

PLANNING DEPARTMENT 

Zoning Enforcement 

No adverse comments. 

Office of Neighborhood Coordination 

Long Range Planning 

No Comments. 

Metropolitan Redevelopment Agency 

CITY ENGINEER 

Transportation Development  
17EPC–40024 Zone Map Amendment (Zone Change) 

 No objection to the request.  

17EPC–40025 Site Development Plan for Subdivision 

 Infrastructure and/or ROW dedications may be required at DRB. 
 All work within the public ROW must be constructed under a COA Work Order. 

 
17EPC–40026 Site Development Plan for Building Permit 
 
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). 

2. Site plan shall comply and be in accordance with all applicable City of 
Albuquerque requirements, including the Development Process Manual and 
current ADA criteria. 

Hydrology Development 
In anticipation of the EPC requiring the DRB review and approval of the technical details, the 
Hydrology Development Section will require a Grading and Drainage Plan prior to that DRB 
approval, addressing the below criteria, the criteria stated in the Development Process Manual, 
and the design guidelines in the Standard Specifications for Public Works Construction.  
Hydrology Engineer: James D. Hughes, PE 
 
GENERAL HYDROLOGY CRITERIA: 
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 Hydrology has not received an application on this project yet. It should include detailed 
hydraulic analysis of both the existing and proposed floodplain and scour calculations to 
determine the required depth of bank protection. The development should be above both 
the 100-year base flood elevation plus freeboard and the 500-year BFE (without 
freeboard) whichever is greater.  

 AMAFCA has been approached to maintain the bank protection, so their approval of the 
plan is required.  

 Compliance with Section 404 of the Clean Water Act must also be demonstrated prior to 
Hydrology approval of this Site Plan. 

 The location of the bank protection is questionable. This development proposes to fill in a 
significant portion of the South Pino Arroyo which may not be allowed if it adversely 
impacts the private properties south of the arroyo.  

 Downstream Capacity must be demonstrated by the applicant. The capacity of 
downstream facilities must be checked and if the downstream facilities do not have 
capacity then this development will be required to provide onsite detention ponds to limit 
peak discharge rates from the site to those of predevelopment. 

DEPARTMENT of MUNICIPAL DEVELOPMENT 

Transportation Planning 

No comments. 

Traffic Engineering Operations 

WATER UTILITY AUTHORITY 

Utility Services 
1.       17EPC-40024 Zone Map Amendment (Zone Change) 

 Identification: UPC – 102006217933920950 
a.       No adverse comments. 

2.       17EPC-40025 Site Development Plan for Subdivision 
a.       No adverse comment. 

3.       17EPC-40026 Site Development Plan for Building Permit 
a.       As a condition for approval please submit an Availability Statement request. 

Requests can be made at the link below: 
 i.      http://www.abcwua.org/Availability_Statements.aspx 
ii.      Request shall include a City Fire Marshal approved Fire 1 Plan and a 

zone map showing the site location. 
b.      As indicated in the proposed utility plan there are several existing utilities that 

currently reside on site. The infrastructure includes: 
i.      8 inch Sanitary Sewer collector main 
ii.      12 inch water distribution main 
iii.      16 inch reuse water distribution main 

http://www.abcwua.org/Availability_Statements.aspx
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c.       All new public infrastructure shall reside in Water Utility Authority dedicated 
easements 

d.      Vacate all easements that are to contain relocated/abandoned infrastructure.  
e.      The proposed Utility Plan indicates installation of several hydrants. Please note 

that all proposed hydrants are to be considered private and painted safety orange. 
f.        There appears to be several “Keyed Notes” that can’t be located on the utility 

layout 
g.       There appears to be several balloons that are not referenced on the “Keyed 

Notes”. 
h.      Future revisions of this Utility Plan should more clearly indicate public, private, 

existing, and to be removed infrastructure. 
 i.      Please note that the proposed Utility Plan indicates several internal 

onsite private loops to the public system. These looped connections are not 
permitted. 

i.         The proposed Utility Plan indicates that on the south end of the site there may 
be a new private fire line connection to, what could be interpreted as, a 
“relocated” water line.  

i.      Please note that for this connection to be approved the line would need 
to contain a public valve within the public easement and a private valve 
prior to any branching.  

j.        The proposed Utility Plan does not indicate valves (public or private) future 
revisions of this Utility Plan should show valves and indicate public or private. 

ENVIRONMENTAL HEALTH DEPARTMENT 

PARKS AND RECREATION 

Planning and Design 

Open Space Division 

City Forester 

POLICE DEPARTMENT/Planning 

SOLID WASTE MANAGEMENT DEPARTMENT 

Refuse Division 
#40024 (Zone Change) – No Comment 
#40025 (Site Plan Subdivision) – No Comment 
#40026 (Site Plan Building Permit) – Need complete/detailed spec. sheet for new/proposed 
refuse enclosure, built to COA minimum requirements, including min. 12’ wide/15’ height 
entrance clearance, sanitary drain, remove proposed overhang above refuse enclosure entrances, 
etc. Do not plant anything near new/proposed refuse enclosure that will create an overhang. No 
tree canopies encroaching on vehicular access roads, from entrances to exits of property. 
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FIRE DEPARTMENT/Planning 

TRANSIT DEPARTMENT 
Fixed Route 2 runs north/south on Ventura Avenue about 2000 to east of site.  Fixed Routes 3 
and 98 run north south on Wyoming Boulevard, about 3000 feet to west of site. Nearest stop pair 
is for Fixed Route 2 at east end of Hoffmantown Church parking lot. There is no service on 
Harper and none is planned. No comment. 

BERNALILLO COUNTY 

ALBUQUERQUE METROPOLITAN ARROYO FLOOD CONTROL AUTHORITY 

ALBUQUERQUE PUBLIC SCHOOLS 
This will have no adverse impacts to the APS district.  

MID-REGION COUNCIL OF GOVERNMENTS 
MRMPO has no adverse comments. 
 
For informational purposes: 

 The Long Range Bikeway System identifies a proposed bike lane on Ventura Ave NE in 
the project area, and a paved trail along the arroyo south of the project site.  

 Harper Rd NE and Ventura Ave NE are functionally classified as Minor Arterials in the 
project area. 

MIDDLE RIO GRANDE CONSERVANCY DISTRICT 

NMDOT 
NMDOT has no comments. 

PUBLIC SERVICE COMPANY OF NEW MEXICO 
PNM has no comments based on information provided to date.
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View across the subject site to the west from the Church park. 

 

View of the subject site looking south from across Harper Road. 

  



CITY OF ALBUQUERQUE ENVIRONMENTAL PLANNING COMMISSION 
PLANNING DEPARTMENT Project #:  1007412    Case #:  17EPC-40024, 40025, 40026 
CURRENT PLANNING SECTION Hearing Date:  August 10, 2017 
  
 

Page | 52  

View of the subject site from the intersection of Harper and Red Sky Road. 

 

View across the subject site to the east from the western property line. 
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View from the subject site looking west across the Albuquerque Academy property. 

View to the southeast from the subject site looking over the South Pino Arroyo. 
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View across the subject site to the north toward the Cherry Hills neighborhood. 

View from the site to the southwest across the South Pino Arroyo. 
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View across the subject site to the northeast toward the Sandia Crest. 
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ZONING 
Please refer to Section 14-16-2-22 of the Comprehensive Zoning Code for specifics of 

the SU-1 Special Use Zone. 
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SITE PLAN REDUCTIONS 
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