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Summary of Analysis

This three-part request was previously approved at the
September 14, 2017 EPC hearing.

The approval was appealed by the Cherry Hills Civic
Association and heard by the Land Use Hearing Officer
(LUHO) on November 16, 2017. The LUHO recommended,
and the Council passed, a remand of the matter back to the
EPC for a new hearing based on procedural issues and to
create a better record regarding the approriateness or
inappropriateness of the existing zoning, taking into
consideration the alleged changed community conditions.

The applicant has provided additional information regarding
their changed community conditions justification, including a
redacted market study that was required to be included in the
record by the LUHO. The site development plans remain
unchanged from the last hearing of this matter.

Staff again recommends approval with the updated findings
and conditions as outlined in this supplemental staff report.

Staff Recommendation

APPROVAL of Case # 17EPC-40024 based
on the Findings beginning on Page #18,
and subject to the Condition of Approval
beginning on Page #28.

APPROVAL of Case # 17EPC-40025 based
on the Findings beginning on Page #28,
and subject to the Conditions of Approval
beginning on Page #37.

APPROVAL of Case # 17EPC-40026 based
on the Findings beginning on Page #37,
and subject to the Conditions of Approval
beginning on Page #46.
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I. INTRODUCTION

A. Overview

This is a three-part request for a zone map amendment (zone change) for the subject
property from SU-1 for Church and related uses to SU-1 for Senior Living Facility and
Related Services including on-premise liquor consumption, along with an associated Site
Development Plan for Subdivision and Site Development Plan for Building Permit.

On remand, the applicant submitted additional information as part of a revised
justification letter addressing changed community conditions. Neither site development
plan has changed since the September 14, 2017 hearing.

This second supplemental staff report is intended to be read in conjunction with the
original August 10, 2017 staff report and the September 14, 2017 supplemental staff
report, which are both available online: http://www.cabg.gov/planning/boards-
commissions/environmental-planning-commission/epc-staff-reports

The Environmental Planning Commission (EPC) heard this request at the September 14,
2017 hearing following a deferral from the August 10, 2017 hearing that allowed
additional time for a facilitated meeting to occur. The EPC approved the request by a 6-1
vote, and concerns of the neighbors at that time included increased traffic and access
issues, the amount of parking and potential spillover into the neighborhood, and the
three-story height of the buildings affecting privacy and views among others.

B. Appeal and LUHO Hearing

An agent representing the Cherry Hills Civic Association filed an appeal of the EPC
decision on September 28, 2017 (AC-17-11) arguing that the decision was arbitrary and
capricious and that there was a lack of substantial evidence to justify the request, as well
as harm to the neighborhood, and procedural issues.

The hearing before the Land Use Hearing Officer (LUHO) was held on November 16,
2017. The LUHO determined in his recommendation that cross-examination was not
afforded as required by the EPC rules of procedure and that significant evidence in the
record regarding changed community conditions and the appropriateness or
inappropriateness of the exsiting zoning under R-270-1980 was not well developed. The
LUHO recommendation, which was accepted by the City Council on December 18, 2017,
is attached to this report.

C. Remand and Instructions

Based on the LUHO recommendation, City Council remanded this case back to the EPC
for a new (de novo) hearing because of the procedural defect. The EPC is rehearing this
case in full and the cross examination issue can be addressed at the new hearing. As the
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case is being reheard, additional information was submitted by the applicant regarding
the evidence cited by the LUHO, and the evidence can be reconsidered and better
developed in the new hearing and resultant findings of the EPC.

Il. ANALYSIS of APPLICABLE ORDINANCES, PLANS AND POLICIES

A. Albuguerque Comprehensive Zoning Code

Please see the original August 10, 2017 staff report for specific information regarding the
existing and requested zone designations.

B. 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. Only limited updates were done to the Comprehensive Plan
analysis. Please refer to the original August 10, 2017 staff report for a full analysis with
changes as noted below:

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 as
shown by the accompanying Site Development Plan for Building Permit incorporates a
large front setback similar to the adjacent church, the building height steps down
closer to the street and Cherry Hills neighborhood, and the proposed facility 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. In
addition, the maximum height of 40 feet is set a minimum of 272 feet away from
Harper Road and at least 120 feet from the closest eastern property line.

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 as shown by a traffic analysis submitted by the applicant. 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.

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, which is shown by the
applicant’s market study to be undersupplied in the 3-mile Primary Market Area, 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.

C. Facility Plan for Arroyos (Rank I1)

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.
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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.

Policy 1 — Drainage Facilities Within Designated Major Open Space Links: Wherever
feasible, the design of drainage facilities within Major Open Space Links shall be
sensitive to their function as an open space recreational arroyo, incorporating naturalistic
channel stabilization treatments such as gabions and ungrouted riprap. Tinted concrete or
soil cement may be used in limited applications such as in low flow channels or as
needed to control erosion at points where developed runoff enters the arroyo.

The request furthers Major Open Space Links Policy 1 by proposing a naturalistic
channel stabilization treatments and landscaping that will be coordinated with
AMAFCA and FEMA.

Policy 5 — Landscaping within the Public Right-of-Way: Landscaping of a portion of
drainage rights-of-way including reseeding of disturbed land with low maintenance
native plant materials and native shrubs or trees and vegetative ground covers shall be
encouraged.

The request furthers Major Open Space Links Policy 5 by reseeding the drainage right-
of-way with a variety of native ground covers.

DESIGN GUIDELINES - Orientation

Policy 1A: Multi-storied residential, office, and commercial developments having
windows facing onto the arroyo shall be encouraged.

Policy 1B: Wherever feasible, development adjacent to the arroyo should orient toward
and place landscaped public open areas adjacent to the arroyo right-of-way. These entries
may necessarily constitute minor or secondary entries with the main entry oriented to the
parking area or the street. Where this is not feasible, pedestrian access from the arroyo
corridor to a building entry shall be required.

The request furthers Design Guidelines Policy 1 by proposing a development that
includes windows and entrances facing toward the South Pino Arroyo drainage right-
of-way.

Policy 2 — Open Areas: Site plans for multi-family residential developments adjacent to
the arroyo should incorporate landscaped, open areas adjacent to the arroyo right-of-way.

The proposed project furthers Design Guidelines Policy 2 — Open Areas by providing a
landscaped open space between the proposed parking area and the South Pino Arroyo.

Policy 3 — Parking and Service Areas: When a parking or service area is located adjacent
to the drainage right-of-way, pedestrian and bicycle access should be provided. A
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minimum 20-foot landscaped setback from the arroyo right-of-way is recommended, with
sufficient screening provided to conceal views from the arroyo to the parking area.
Landscaping should consist of native or naturalized plant species and vegetative
groundcovers. The screening element should consist of one or more of the following: low
walls, shrubs, trees, earth forms (berms).

Only a portion of the proposed project’s parking is located at the rear of the facility
adjacent to the South Pino Arroyo. Where parking is located there is a minimum 20-
foot landscaped setback that includes trees and natural vegetative groundcover, which
will screen the parking areas from the arroyo, thus furthering Design Guidelines
Policy 3.

Policy 4 — Walls: Continuous perimeter walls should not be located adjacent to the arroyo
right-of-way. Where fencing is required for privacy or security reasons, the following
guidelines will apply: Fences and walls adjoining the arroyo corridor right-of-way should
have staggered, landscaped setbacks, varied heights or provide openings for visual access
into public open areas within the development from the arroyo corridor; Specific
materials for solid fences and walls shall be determined by the individual arroyo corridor
plan. Stucco over concrete block, brick, stone, or wood are recommended as suitable
materials.

A continuous wall is not proposed along the arroyo edge of the property, but rather a
landscaped area is located between the building, parking, and access areas and the
South Pino Arroyo, so the request furthers Design Guidelines Policy 4.

Landscaping — Policy 1: Except in park sections, the landscaping of public open areas on
private development adjacent to the drainage right-of-way should consist primarily of
nature or naturalized vegetation with the predominate form being tree masses, preferably
drought resistant shade trees located in clusters offset from the right-of-way.

Private landowners have a responsibility to maintain landscaping adjacent to the arroyo
corridor as a complementary action to the City’s responsibility to maintain the public
right-of-way.

The private developer will install clusters of trees in accordance with the proposed
landscape plan within the Site Development Plan for Building Permit and maintain
that landscaping on their own, so the request furthers Landscaping Policy 1.

D. 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.
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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.

E. 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)

b)

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

Please refer to the applicant’s justification letter and staff analysis found in the
original August 10, 2017 staff report regarding R-270-1980 Policy A.

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.

While stability in land use and zoning is desirable, a change in land use and zoning is
warranted if the change is consistent with the character of the neighborhood or is in
the best interest of the community. In this case, the change in zoning proposed by the
Applicant will allow the use of long vacant land in a way that is compatible with the
surrounding neighborhood and is in the best interests of the neighborhood and the
wider community by allowing the development of a high quality, senior living facility
on long vacant and underutilized land that will help serve an unmet need in an area
that has a significantly higher median age than the rest of Albuguerque (see above
Population Trends Analysis). 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 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 Church needs;
therefore, a significant portion has remained vacant for 32 years since the existing
zoning was established in 1985. Hoffmantown Church has determined that this
portion of its property is surplus to the operation of the Church and to its strategic
vision of future direction (see Hoffmantown Church Memo, dated December 31,
2017). The approved Hoffmantown Church Site Plan for Building Permit allows
511,000 square feet in building; however, only 161,000 square feet has been built.
The proposed project presents an opportunity for a long-term, committed, and
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d)

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-LT (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. The density of approximately 12.7 units per acre for the proposed
senior living facility is also similar to existing developments found nearby that are
consistent with the surrounding R-1 zoning.

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.

Please refer to the policy analysis section of this second supplemental staff report,
the original August 10, 2017 staff report, and the applicant’s justification letter for
a thorough review of applicable plans and policies.

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.

Item (2): Changed Neighborhood or Community 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:
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1) The 14-acre property has remained vacant and unused since its current zoning was
approved in 1985 and the residential neighborhoods to the east and north have fully
developed. Furthermore, Hoffmantown Church does not have the need to build the additional
approved square footage allowed by the approved Site Development Plan for Building
Permit. Hoffmantown Church determined that the subject property is surplus and has no need
for the property. It is common knowledge that churches do not co-locate directly adjacent to
other churches. This fact underscores the unlikelihood that that the property can be sold to
another owner who can use the property with its existing narrow zoning of SU-1 for Church
& Related Facilities and SU-1 for Church & Related Facilities and a Telecommunications
Facility. Thus, the site as currently zoned will remain vacant and unused (see attached memo
from Hoffmantown Church dated December 31, 2017).

2) Additional evidence supporting the overall reduced market demand for church-zoned
property is the continuing decline in church attendance since this single use zoning for the
subject property was established in 1985. Thomas Costello (Reach Right, January 3, 2017)
notes the decline in church attendance with younger generations, noting that only 28% of
Americans between 23 and 37 attend church, while attendance by older generations range
between 43% and 52%. Further, 59% of millennials who grew up in churches are leaving
and 85% of churches in the United States are either declining or plateauing. People are
simply seeking different ways to worship.

Kelly Shattuck (7 Startling Facts: An Up Close Look at Church Attendance in America,
Church leaders, December 14, 2017) notes:

“In 1990, 20.4 percent of the population attended an Orthodox Christian church on any given
weekend. In 2000, that percentage dropped to 18.7 percent and to 17.7 percent by 2004. Olson
explains that while church attendance numbers have stayed about the same from 1990 to 2004,
the U.S. population has grown by 18.1 percent - more than 48 million people. “So even though
the number of attendees is the same, our churches are not keeping up with population growth, ” he
says.

Well-known church researcher and author Thom Rainer notes that the failure of churches to
keep up with the population growth is one of the church’s greatest issues heading into the
Sfuture. In a 2002 survey of 1,159 U.S. churches, Rainer’s research team found that only 6
percent of the churches were growing—he defines growth as not only increasing in
attendance, but also increasing at a pace faster than its community’s population growth rate.
“Stated inversely, 94 percent of our churches are losing ground in the communities they
serve,” he says.”

Tobin Grant (The Great Decline: 60 years of religion in one graph, Religion News
Service, January 27, 2014) also notes “Over the past fifteen years, the drop in
religiosity has been twice as great as the decline of the 1960s and 1970s.”” He notes
further “The number of people with no religion is growing. Fewer people say that
religion is an important part of their lives.”

[Overview of site and area history removed for purposes of this report and is found
in the applicant’s updated justification letter, which is attached.]|
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Since the 1965 annexation and the 1985 adoption of the existing zoning, all of the
property north of Harper Road and east of Ventura Road has been developed with
residential subdivisions. The Albuquerque Academy campus has developed as an
educational institution and the Hoffmantown Church has developed only 161,000
square feet with the church and related improvements. In light of the subsequent 2017
Comprehensive Plan that encourages infill development, the fact that the subject site
has been vacant and undeveloped for over half a century since annexation and for 32
years under its existing zoning amounts to a changed neighborhood condition. In
light of the restricted single-purpose use imposed under the existing SU-1 zoning, the
fact that Hoffmantown Church, the owner and seller of the subject site, has indicated
that it has no intention of developing the subject site for church-related uses is also a
changed neighborhood condition (see attached Hoffmantown Church letter dated
December 31, 2017).

3) From a sociological standpoint, the aging of the community, most strikingly, the
North Albuguerque CPA and the North Albuquerque CPA Subarea, has a
significantly older median age than the rest of Albuquerque and is continuing this
aging trend. In 2016, the median age for Albuguerque as a whole was 36.0 years,
whereas the median age for the North Albuguerque CPA and the North Albuquerque
CPA Subarea was significantly older at 41.7 years and 47.1 years, respectively. In
addition, population trends between 2010 and 2016 show that the strongest growth
category across all three geographic areas studied is in the 65-85+ cohort (see
Population Trends analysis above). The 65-85+ age cohort in the North Albuquerque
CPA Subarea is 26% of the population versus 14% for the City of Albuquerque as a
whole.

Our analysis shows population characteristics that point to changed neighborhood
and community conditions within the North Albuquerque CPA (which Cherry Hills
subdivision is part of) and the North Albuquerque CPA Subarea (which is a small
area in closer proximity to Cherry Hills subdivision).

The demand for quality senior housing and services is large and growing. As shown
in our population trends analysis, and 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 (and submitted to the LUHO
as part of the appeal), concluded that IL, AL, and MC are under-supplied within the
3-mile Primary Market Area studied (see attachment). 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.
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Item (3): A Different Use Category is More Advantageous to the Community

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. The Hoffmantown Church has owned this land for
over 32 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, or 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.

Applicant Conclusion: Changed neighborhood and community conditions exist when
privately-owned urban land that has been fallow since annexation in 1965 is no
longer suitable or desirable for the very narrow single-purpose use of its existing SU-
1 zoning established 32 years ago. As a consequence of the unmet demand for senior
living facilities and the contribution to a balance of harmonious uses that a senior
living facility would add to the neighborhood, the zone change is also more
advantageous to the community than the narrowly restricted single-purpose zoning
that presently limits the site to a church-related use that has experienced reduced
demand since 1985. The zoning proposed by the Applicant is also narrow and single-
purpose, but the advantage to the community is that this zoning will permit a
productive use that is demonstrably increasingly in demand for the neighborhood and
community. The Applicant’s proposed project presents an opportunity for a long-
term, committed, and experienced senior living development that will enhance land
use and zoning in this location.

First, the existing zoning is inappropriate because of changed community
conditions since it was granted in 1985. The approved church site plan for the site
that allows for a significant expansion is no longer needed or desired by the
church, as demonstrated by their letter submitted by the applicant and by the
development of the private park on part of the church property, which is different
than the original plans. The existing building suits the church’s needs, and has for
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the past 30-plus years while the surrounding neighborhoods developed and no
additional demand for church space was created. This is in line with general trends
related to church membership highlighted in the applicant’s justification letter. In
addition, over those 30 years, the City of Albuquerque and the community
surrounding the subject site have continued to age significantly, which is
demonstrated by the demographic analysis performed by the applicant. Specifically,
the older (65-85+) segment of the population went from 8 percent in 1980 up to 14
percent in 2016. The North Albuguerque CPA and a smaller geographic area
closer surrounding the subject site and Cherry Hills neighborhood show that in
recent years, the community around the subject site has seen an even higher
percentage change in this older population than the city as a whole, and these
changed conditions justify the change of zoning to allow for the proposed senior
living use.

Second, the existing zoning is also 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. The changing demographics
demonstrated by the applicant are in line with trends highlighted in the 2017
Albuguerque/Bernalillo County Comprehensive Plan. The market study completed
for this project and submitted by the applicant also supports a need and demand for
such facilities within the Primary Market Area located within 3 miles of the subject
site. As such, and as demonstrated by the policy analysis in the original August 10,
2017 staff report and this second supplemental staff report above, as well as the
justification letter submitted by the applicant, the zone change is justified as it is
more advantageous to the community by providing infill development, senior
housing options, and site design in accordance with the Comprehensive Plan and
the Facility Plan for Arroyos.

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 under this single use zoning 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 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, 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. A large proportion of
the houses in the Cherry Hills subdivision are 2-story located on lots ranging from
approximately 7,140 square feet to approximately 14,200 square feet. These houses
are in far closer proximity to each other as compared to the distance between these
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9)

h)

houses and the proposed senior living facility, which is separated from the
neighborhood by an 86-foot right-of-way and a minimum setback of 90 feet.

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.

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.

Please refer to the applicant’s justification letter and staff analysis found in the
original August 10, 2017 staff report regarding R-270-1980 Policy F.

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

Please refer to the applicant’s justification letter and staff analysis found in the
original August 10, 2017 staff report regarding R-270-1980 Policy G.

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

Please refer to the applicant’s justification letter and staff analysis found in the
original August 10, 2017 staff report regarding R-270-1980 Policy H.

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.

Please refer to the applicant’s justification letter and staff analysis found in the
original August 10, 2017 staff report regarding R-270-1980 Policy I.
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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.

Please refer to the applicant’s updated justification letter and staff analysis found
in the original August 10, 2017 staff report regarding R-270-1980 Policy J.

111.SITE DEVELOPMENT PLAN FOR SUBDIVISION

No changes have been made to the Site Development Plan for Subdivision since the
August 10, 2017 EPC hearing. Please refer to the original August 10, 2017 staff report for
details.

IV.SITE DEVELOPMENT PLAN FOR BUILDING PERMIT

No changes have been made to the Site Development Plan for Building Permit since the
September 14, 2017 EPC hearing. Please refer to the original August 10, 2017 staff report
and September 14, 2017 first supplemental staff report for details.

V. AGENCY & NEIGHBORHOOD CONCERNS

A. Reviewing Agencies

Please refer to the previous August 10, 2017 and September 14, 2017 staff reports for
agency comments.

B. Neighborhood/Public

The Cherry Hills Civic Association (CHCA), District 4 Coalition of Neighborhood
Associations, and neighbors within 100 feet were notified of this request, as required.
Please refer to the original August 10, 2017 and September 14, 2017 first supplemental
staff reports for detailed neighborhood concerns and the results of a facilitated meeting.

There is significant neighborhood opposition to this request, and many neighbors
expressed the view that the project would be inconsistent with the neighborhood and lead
to a lower quality of life. The CHCA appealed the original approval of this request,
leading to the remand and rehearing to afford time for cross-examination and to
reconsider and better develop the evidence and findings regarding changed community
conditions and the appropriateness or inappropriateness of the existing zoning.
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C. Appellants’ Request for Additional Time

City Council accepted the LUHO recommendation, thus remanding the case back to the
EPC, on December 18, 2017. Following this action staff placed the project on the January
11, 2018 EPC hearing agenda, as requested by the applicant; however, the agent for the
appellants has submitted a letter stating this was done too soon and requesting more time
be afforded to address the LUHO and City Council findings and recommendations by
waiting to hear the item until the February 2018 EPC hearing. The appellants’ letter is
attached to this report, and it is up to the EPC whether or not to grant the request for
additional time.

V1. 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, District 4 Coalition, and property owners within 100
feet were notified of the request. A facilitated meeting was held, and there is significant
known opposition to this request.

Staff recommends approval of all three portions of the request with the findings and
subject to the recommended conditions of approval within this second supplemental staff
report. Findings and Conditions different than those included in the September 14, 2017
supplemental staff report are in bold font.
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FINDINGS, Zone Map Amendment
Project # 1007412, Case # 17TEPC-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 and furthers 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
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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 as
shown by the accompanying Site Development Plan for Building Permit incorporates a
large front setback similar to the adjacent church, the building height steps down closer
to the street and Cherry Hills neighborhood, and the proposed facility 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. In
addition, the maximum height of 40 feet is set a minimum of 272 feet away from Harper
Road and at least 120 feet from the closest eastern property line.

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 as shown by a traffic analysis submitted by the applicant. 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

Page | 20



CITY OF ALBUQUERQUE ENVIRONMENTAL PLANNING COMMISSION
PLANNING DEPARTMENT Project #: 1007412 Case #: 17TEPC-40024, 40025, 40026
CURRENT PLANNING SECTION Hearing Date: January 11, 2018

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.

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 ¢) 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.
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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 ¢) 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.
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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, which is shown by the
applicant’s market study to be undersupplied in the 3-mile Primary Market Area, 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.

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.
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6. The request is adjacent to the South Pino Arroyo, which is a Major Open Space Link in the
Rank 11 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.

Policy 1 — Drainage Facilities Within Designated Major Open Space Links: Wherever
feasible, the design of drainage facilities within Major Open Space Links shall be
sensitive to their function as an open space recreational arroyo, incorporating
naturalistic channel stabilization treatments such as gabions and ungrouted riprap.
Tinted concrete or soil cement may be used in limited applications such as in low flow
channels or as needed to control erosion at points where developed runoff enters the
arroyo.

The request furthers Major Open Space Links Policy 1 by proposing a naturalistic
channel stabilization treatments and landscaping that will be coordinated with
AMAFCA and FEMA.

Policy 5 — Landscaping within the Public Right-of-Way: Landscaping of a portion of
drainage rights-of-way including reseeding of disturbed land with low maintenance
native plant materials and native shrubs or trees and vegetative ground covers shall be
encouraged.

The request furthers Major Open Space Links Policy 5 by reseeding the drainage right-
of-way with a variety of native ground covers.

DESIGN GUIDELINES - Orientation

Policy 1A: Multi-storied residential, office, and commercial developments having
windows facing onto the arroyo shall be encouraged.

Policy 1B: Wherever feasible, development adjacent to the arroyo should orient toward
and place landscaped public open areas adjacent to the arroyo right-of-way. These
entries may necessarily constitute minor or secondary entries with the main entry
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oriented to the parking area or the street. Where this is not feasible, pedestrian access
from the arroyo corridor to a building entry shall be required.

The request furthers Design Guidelines Policy 1 by proposing a development that
includes windows and entrances facing toward the South Pino Arroyo drainage right-
of-way.

Policy 2 — Open Areas: Site plans for multi-family residential developments adjacent to
the arroyo should incorporate landscaped, open areas adjacent to the arroyo right-of-
way.

The proposed project furthers Design Guidelines Policy 2 — Open Areas by providing a
landscaped open space between the proposed parking area and the South Pino Arroyo.

Policy 3 — Parking and Service Areas: When a parking or service area is located
adjacent to the drainage right-of-way, pedestrian and bicycle access should be
provided. A minimum 20-foot landscaped setback from the arroyo right-of-way is
recommended, with sufficient screening provided to conceal views from the arroyo to
the parking area. Landscaping should consist of native or naturalized plant species and
vegetative groundcovers. The screening element should consist of one or more of the
following: low walls, shrubs, trees, earth forms (berms).

Only a portion of the proposed project’s parking is located at the rear of the facility
adjacent to the South Pino Arroyo. Where parking is located there is a minimum 20-
foot landscaped setback that includes trees and natural vegetative groundcover, which
will screen the parking areas from the arroyo, thus furthering Design Guidelines Policy
3.

Policy 4 — Walls: Continuous perimeter walls should not be located adjacent to the
arroyo right-of-way. Where fencing is required for privacy or security reasons, the
following guidelines will apply: Fences and walls adjoining the arroyo corridor right-of-
way should have staggered, landscaped setbacks, varied heights or provide openings for
visual access into public open areas within the development from the arroyo corridor;
Specific materials for solid fences and walls shall be determined by the individual
arroyo corridor plan. Stucco over concrete block, brick, stone, or wood are
recommended as suitable materials.

A continuous wall is not proposed along the arroyo edge of the property, but rather a
landscaped area is located between the building, parking, and access areas and the
South Pino Arroyo, so the request furthers Design Guidelines Policy 4.

Landscaping — Policy 1: Except in park sections, the landscaping of public open areas
on private development adjacent to the drainage right-of-way should consist primarily
of nature or naturalized vegetation with the predominate form being tree masses,
preferably drought resistant shade trees located in clusters offset from the right-of-way.
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Private landowners have a responsibility to maintain landscaping adjacent to the
arroyo corridor as a complementary action to the City’s responsibility to maintain the

public right-of-way.

The private developer will install clusters of trees in accordance with the proposed
landscape plan within the Site Development Plan for Building Permit and maintain that
landscaping on their own, so the request furthers Landscaping Policy 1.

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

A. The applicant’s updated justification letter dated January 2, 2018 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. The density of approximately 12.7 units per acre for
the proposed senior living facility is also similar to existing developments found
nearby that are consistent with the surrounding R-1 zoning.

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

D. First, the existing zoning is inappropriate because of changed community
conditions since it was granted in 1985. The approved church site plan for the
site that allows for a significant expansion is no longer needed or desired by the
church, as demonstrated by their letter submitted by the applicant and by the
development of the private park on part of the church property, which is
different than the original plans. The existing building suits the church’s needs,
and has for the past 30-plus years while the surrounding neighborhoods
developed and no additional demand for church space was created. This is in
line with general trends related to church membership highlighted in the
applicant’s justification letter. In addition, over those 30 years, the City of
Albuquerqgue and the community surrounding the subject site have continued to
age significantly, which is demonstrated by the demographic analysis performed
by the applicant. Specifically, the older (65-85+) segment of the population went
from 8 percent in 1980 up to 14 percent in 2016. The North Albuquerque CPA
and a smaller geographic area closer surrounding the subject site and Cherry
Hills neighborhood show that in recent years, the community around the subject
site has seen an even higher percentage change in this older population than the
city as a whole, and these changed conditions justify the change of zoning to
allow for the proposed senior living use.
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Second, the existing zoning is also 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. The changing
demographics demonstrated by the applicant are in line with trends highlighted
in the 2017 Albuquerque/Bernalillo County Comprehensive Plan. The market
study completed for this project and submitted by the applicant also supports a
need and demand for such facilities within the Primary Market Area located
within 3 miles of the subject site. As such, and as demonstrated by the policy
analysis in Findings 5 and 6, as well as the justification letter submitted by the
applicant, the zone change is justified as it is more advantageous to the
community by providing infill development, senior housing options, and site
design in accordance with the Comprehensive Plan and the Facility Plan for
Arroyos.

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.

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.
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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, District 4 Coalition, and property owners within 100 feet
of the request were notified, as required. A facilitated meeting was held for this request on
August 29, 2017, and there is significant known opposition due to concerns related to loss of
views and open space, traffic, spill-over parking, and building height among others.

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.

CONDITION OF APPROVAL, Zone Map Amendment
Project # 1007412, Case # 17TEPC-40024

1. The zone map amendment does not become effective until the accompanying site
development plan for subdivision is 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 arequest 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.
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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 and furthers 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
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.
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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.

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 as
shown by the accompanying Site Development Plan for Building Permit incorporates a
large front setback similar to the adjacent church, the building height steps down closer
to the street and Cherry Hills neighborhood, and the proposed facility 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.

Page | 30



CITY OF ALBUQUERQUE ENVIRONMENTAL PLANNING COMMISSION
PLANNING DEPARTMENT Project #: 1007412 Case #: 17TEPC-40024, 40025, 40026
CURRENT PLANNING SECTION Hearing Date: January 11, 2018

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. In
addition, the maximum height of 40 feet is set a minimum of 272 feet away from Harper
Road and at least 120 feet from the closest eastern property line.

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 as shown by a traffic analysis submitted by the applicant. 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.
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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.

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.
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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 ¢) 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, which is shown by the
applicant’s market study to be undersupplied in the 3-mile Primary Market Area, 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.
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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.

7. The request is adjacent to the South Pino Arroyo, which is a Major Open Space Link in the
Rank 11 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.
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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.

Policy 1 — Drainage Facilities Within Designated Major Open Space Links: Wherever
feasible, the design of drainage facilities within Major Open Space Links shall be
sensitive to their function as an open space recreational arroyo, incorporating
naturalistic channel stabilization treatments such as gabions and ungrouted riprap.
Tinted concrete or soil cement may be used in limited applications such as in low flow
channels or as needed to control erosion at points where developed runoff enters the
arroyo.

The request furthers Major Open Space Links Policy 1 by proposing a naturalistic
channel stabilization treatments and landscaping that will be coordinated with
AMAFCA and FEMA.

Policy 5 — Landscaping within the Public Right-of-Way: Landscaping of a portion of
drainage rights-of-way including reseeding of disturbed land with low maintenance
native plant materials and native shrubs or trees and vegetative ground covers shall be
encouraged.

The request furthers Major Open Space Links Policy 5 by reseeding the drainage right-
of-way with a variety of native ground covers.

DESIGN GUIDELINES - Orientation

Policy 1A: Multi-storied residential, office, and commercial developments having
windows facing onto the arroyo shall be encouraged.

Policy 1B: Wherever feasible, development adjacent to the arroyo should orient toward
and place landscaped public open areas adjacent to the arroyo right-of-way. These
entries may necessarily constitute minor or secondary entries with the main entry
oriented to the parking area or the street. Where this is not feasible, pedestrian access
from the arroyo corridor to a building entry shall be required.

The request furthers Design Guidelines Policy 1 by proposing a development that
includes windows and entrances facing toward the South Pino Arroyo drainage right-
of-way.

Policy 2 — Open Areas: Site plans for multi-family residential developments adjacent to
the arroyo should incorporate landscaped, open areas adjacent to the arroyo right-of-
way.
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The proposed project furthers Design Guidelines Policy 2 — Open Areas by providing a
landscaped open space between the proposed parking area and the South Pino Arroyo.

Policy 3 — Parking and Service Areas: When a parking or service area is located
adjacent to the drainage right-of-way, pedestrian and bicycle access should be
provided. A minimum 20-foot landscaped setback from the arroyo right-of-way is
recommended, with sufficient screening provided to conceal views from the arroyo to
the parking area. Landscaping should consist of native or naturalized plant species and
vegetative groundcovers. The screening element should consist of one or more of the
following: low walls, shrubs, trees, earth forms (berms).

Only a portion of the proposed project’s parking is located at the rear of the facility
adjacent to the South Pino Arroyo. Where parking is located there is a minimum 20-
foot landscaped setback that includes trees and natural vegetative groundcover, which
will screen the parking areas from the arroyo, thus furthering Design Guidelines Policy
3.

Policy 4 — Walls: Continuous perimeter walls should not be located adjacent to the
arroyo right-of-way. Where fencing is required for privacy or security reasons, the
following guidelines will apply: Fences and walls adjoining the arroyo corridor right-of-
way should have staggered, landscaped setbacks, varied heights or provide openings for
visual access into public open areas within the development from the arroyo corridor;
Specific materials for solid fences and walls shall be determined by the individual
arroyo corridor plan. Stucco over concrete block, brick, stone, or wood are
recommended as suitable materials.

A continuous wall is not proposed along the arroyo edge of the property, but rather a
landscaped area is located between the building, parking, and access areas and the
South Pino Arroyo, so the request furthers Design Guidelines Policy 4.

Landscaping — Policy 1: Except in park sections, the landscaping of public open areas
on private development adjacent to the drainage right-of-way should consist primarily
of nature or naturalized vegetation with the predominate form being tree masses,
preferably drought resistant shade trees located in clusters offset from the right-of-way.

Private landowners have a responsibility to maintain landscaping adjacent to the
arroyo corridor as a complementary action to the City’s responsibility to maintain the
public right-of-way.

The private developer will install clusters of trees in accordance with the proposed
landscape plan within the Site Development Plan for Building Permit and maintain that
landscaping on their own, so the request furthers Landscaping Policy 1.

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.
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9. The Cherry Hills Civic Association, District 4 Coalition, and property owners within 100 feet
of the request were notified, as required. A facilitated meeting was held for this request on
August 29, 2017, and there is significant known opposition due to concerns related to loss of
views and open space, traffic, spill-over parking, and building height among others.

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.

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.
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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 and furthers 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
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.
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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.

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 as
shown by the accompanying Site Development Plan for Building Permit incorporates a
large front setback similar to the adjacent church, the building height steps down closer
to the street and Cherry Hills neighborhood, and the proposed facility 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.
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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. In
addition, the maximum height of 40 feet is set a minimum of 272 feet away from Harper
Road and at least 120 feet from the closest eastern property line.

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 as shown by a traffic analysis submitted by the applicant. 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.
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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.

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.
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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 ¢) 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, which is shown by the
applicant’s market study to be undersupplied in the 3-mile Primary Market Area, 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.
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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 11 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.
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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.

Policy 1 — Drainage Facilities Within Designated Major Open Space Links: Wherever
feasible, the design of drainage facilities within Major Open Space Links shall be
sensitive to their function as an open space recreational arroyo, incorporating
naturalistic channel stabilization treatments such as gabions and ungrouted riprap.
Tinted concrete or soil cement may be used in limited applications such as in low flow
channels or as needed to control erosion at points where developed runoff enters the
arroyo.

The request furthers Major Open Space Links Policy 1 by proposing a naturalistic
channel stabilization treatments and landscaping that will be coordinated with
AMAFCA and FEMA.

Policy 5 — Landscaping within the Public Right-of-Way: Landscaping of a portion of
drainage rights-of-way including reseeding of disturbed land with low maintenance
native plant materials and native shrubs or trees and vegetative ground covers shall be
encouraged.

The request furthers Major Open Space Links Policy 5 by reseeding the drainage right-
of-way with a variety of native ground covers.

DESIGN GUIDELINES - Orientation

Policy 1A: Multi-storied residential, office, and commercial developments having
windows facing onto the arroyo shall be encouraged.

Policy 1B: Wherever feasible, development adjacent to the arroyo should orient toward
and place landscaped public open areas adjacent to the arroyo right-of-way. These
entries may necessarily constitute minor or secondary entries with the main entry
oriented to the parking area or the street. Where this is not feasible, pedestrian access
from the arroyo corridor to a building entry shall be required.

The request furthers Design Guidelines Policy 1 by proposing a development that
includes windows and entrances facing toward the South Pino Arroyo drainage right-
of-way.

Policy 2 — Open Areas: Site plans for multi-family residential developments adjacent to
the arroyo should incorporate landscaped, open areas adjacent to the arroyo right-of-
way.
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The proposed project furthers Design Guidelines Policy 2 — Open Areas by providing a
landscaped open space between the proposed parking area and the South Pino Arroyo.

Policy 3 — Parking and Service Areas: When a parking or service area is located
adjacent to the drainage right-of-way, pedestrian and bicycle access should be
provided. A minimum 20-foot landscaped setback from the arroyo right-of-way is
recommended, with sufficient screening provided to conceal views from the arroyo to
the parking area. Landscaping should consist of native or naturalized plant species and
vegetative groundcovers. The screening element should consist of one or more of the
following: low walls, shrubs, trees, earth forms (berms).

Only a portion of the proposed project’s parking is located at the rear of the facility
adjacent to the South Pino Arroyo. Where parking is located there is a minimum 20-
foot landscaped setback that includes trees and natural vegetative groundcover, which
will screen the parking areas from the arroyo, thus furthering Design Guidelines Policy
3.

Policy 4 — Walls: Continuous perimeter walls should not be located adjacent to the
arroyo right-of-way. Where fencing is required for privacy or security reasons, the
following guidelines will apply: Fences and walls adjoining the arroyo corridor right-of-
way should have staggered, landscaped setbacks, varied heights or provide openings for
visual access into public open areas within the development from the arroyo corridor;
Specific materials for solid fences and walls shall be determined by the individual
arroyo corridor plan. Stucco over concrete block, brick, stone, or wood are
recommended as suitable materials.

A continuous wall is not proposed along the arroyo edge of the property, but rather a
landscaped area is located between the building, parking, and access areas and the
South Pino Arroyo, so the request furthers Design Guidelines Policy 4.

Landscaping — Policy 1: Except in park sections, the landscaping of public open areas
on private development adjacent to the drainage right-of-way should consist primarily
of nature or naturalized vegetation with the predominate form being tree masses,
preferably drought resistant shade trees located in clusters offset from the right-of-way.

Private landowners have a responsibility to maintain landscaping adjacent to the
arroyo corridor as a complementary action to the City’s responsibility to maintain the
public right-of-way.

The private developer will install clusters of trees in accordance with the proposed
landscape plan within the Site Development Plan for Building Permit and maintain that
landscaping on their own, so the request furthers Landscaping Policy 1.

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
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the Site Development Plan for Building Permit. Such coordination between the applicant,
Hydrology, and AMAFCA has already begun.

8. The Cherry Hills Civic Association, District 4 Coalition, and property owners within 100 feet
of the request were notified, as required. A facilitated meeting was held for this request on
August 29, 2017, and there is significant known opposition due to concerns related to loss of
views and open space, traffic, spill-over parking, and building height among others.

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. 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.

4. A water and sewer availability statement from the ABCWUA is required prior to DRB
sign-off of the site development plan.

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
District 4 Coalition
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APPEAL NOTICE OF DECISION AND LUHO RECOMMENDATION
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ADDITIONAL APPLICATION INFORMATION
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Assumptions and Limiting Conditions 13

We may have reviewed available flood maps and may have noted in the report whether the subject
property is located in an identified Special Flood Hazard Area. We are not qualified to detect such areas;
therefore, we do not guarantee such determinations. The presence of flood plain areas and/or wetlands
may affect the value of the property, and the value conclusion is predicated on the assumption that
wetlands are non-existent or minimal.

We are neither building nor environmental inspectors, and we do not guarantee that the subject property
is free of defects or environmental problems. The client is urged to retain experts in this area and to have
an environmental site assessment conducted.

The use of the report by anyone other than the client is prohibited except as otherwise provided.
Accordingly, the appraisal report is addressed to and shall be solely for the client's use and benefit unless
we provide our prior written consent. We expressly reserve the unrestricted right to withhold our consent
to your disclosure of the appraisal report (or any part thereof including, without limitation, conclusions of
value and our identity), to any third parties.

Extraordinary Assumptions

USPAP defines an extraordinary assumption as “an assumption, directly related to a specific assignment, as of the
effective date of the assignment results, which, if found to be false, could alter the appraiser’s opinions or
conclusions.” Our appraisal is subject to the following extraordinary assumptions:

Our conclusions are based upon the assumption that the proposed project is built pursuant to the plans
provided.

Our conclusions will require revision if the proposed site size, improvement site, or improvement quality is
substantially modified.
Hypothetical Conditions

USPAP defines a hypothetical condition as “a condition, directly related to a specific assignment, which is contrary
to what is known by the appraiser to exist on the effective date of the assignment results, but is used for the
purpose of analysis.” Our analysis is based upon the following hypothetical conditions:

Our conclusion of achievable rental rates are based upon the hypothetical condition that the project is
operating at a stabilized level as of the effective date of the market study.

@JLr



Regional Economic Analysis 14

Regional Economic Analysis

Albuquerque MSA Area Analysis

The subject is located in the Albuquerque, NM Metropolitan Statistical Area, hereinafter called the Albuquerque
MSA, as defined by the U.S. Office of Management and Budget. The Albuquerque MSA is 9,280 square miles in
size, and ranks #60 in population out of the nation’s 382 metropolitan areas.
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Population

The Albuguerque MSA has an estimated 2016 population of 915,897, which represents an average annual 0.5%
increase over the 2010 census amount of 887,077. Albuquerque MSA added an average of 4,803 residents per
year over the 2010 - 2016 period, and its annual growth rate is less than that of the United States.

Population Trends

Population Compound Ann. % Chng

2010 Census 2016 Est. 2021 Est 2010-2016 2016 - 2021

Albuguerque MSA 887,077 915,897 935,707 0.5% 0.4%
United States 308,745,538 323,580,626 337,326,118 0.8% 0.8%

Source: Esri 2017. Compiled by JLL Valuation & Advisory Services, LLC.

Looking forward, the Albuquerque MSA’s population is projected to increase at a 0.4% annual rate from 2016 -
2021, equivalent to the addition of an average of 3,962 residents per year. The Albuquerque MSA growth rate is

expected to lag that of the United States, which is projected to be 0.8%.
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Employment

The current estimate of total employment in the Albuquerque MSA is 380,500 jobs. Since 2006, employment
declined by 13,100 jobs, equivalent to a 3.3% loss over the entire period. There were declines in employment in
five of the past ten years, influenced in part by the national economic downturn and slow recovery.

The Albuguerque MSA's rate of change in employment significantly underperformed the United States, which
experienced an increase in employment of 4.0% or 5,412,000 over this period.

Employment Trends
Total Employment (Annual Average) Unemployment Rate (Ann. Avg.)

Albuquerque MSA  Change United States Change  Albuquerque MSA  United States

2006 393,600 136,453,000 3.9% 4.6%
2007 397,900 1.1% 137,999,000 1.1% 3.7% 4.6%
2008 396,700  -0.3% 137,242,000 -0.5% 4.6% 5.8%
2009 379,700  -4.3% 131,313,000 -4.3% 7.8% 9.3%
2010 373,500 -1.6% 130,361,000 -0.7% 8.0% 9.6%
2011 372,200  -0.3% 131,932,000 1.2% 7.5% 9.0%
2012 370,800  -0.4% 134,175,000 1.7% 7.1% 8.1%
2013 374,600 1.0% 136,381,000 1.6% 6.8% 7.4%
2014 377,000 0.6% 138,958,000 1.9% 6.6% 6.2%
2015 380,500 0.9% 141,865,000 2.1% 6.2% 5.3%
Overall Change 2006-2015 -13,100  -3.3% 5,412,000 4.0%

Avg Unemp. Rate 2006-2015 6.2% 7.0%
Unemployment Rate - August 2016 6.4% 5.0%

Source: Bureau of Labor Stafistics. County employ ment is from the Quarterly Census of Employ ment & Wages (QCEW), all other areas use the
Current Employ ment Survey (CES). Unemploy ment rates use the Current Population Survey (CPS). Data is not seasonally adjusted.

A comparison of unemployment rates is another way of gauging an area’s economic health, where a higher
unemployment rate is a negative indicator. Over the past decade, the Albuquerque MSA unemployment rate of
6.2% has been lower than the United States rate of 7.0%. In the latter half of the decade the trend has continued,
with the Albuquerque MSA performing similarly to the United States. Recent data shows that the Albuguerque
MSA unemployment rate is 6.4%, in comparison to a 5.0% rate for United States, a negative sign for the
Albuquerque MSA economy and one that is exacerbated by the fact that the Albuquerque MSA has
underperformed the United States in the rate of job growth over the past two years.
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Employment Sectors

The composition of the Albuquerque MSA job market is illustrated in the chart below, paired with that of the United
States. Total employment for the two areas is stratified by eleven major employment sectors, ranked from largest
to smallest based on the percentage of Albuquerque MSA jobs in each sector.

Employment Sectors - 2016

0% 5% 10% 15% 20% 25% 30%

Education, Health Services
Trade, Transportation, Utilities
Leisure, Hospitality

Other Services

Professional, Business Services
Construction

Financial Activities

Government

Manufacturing

Information

Natural Resources, Mining

B Albuquerque MSA B United States

Source: Esri 2017. Compiled by JLL Valuation & Advisory Services, LLC.

The Albuguerque MSA has a greater percentage employment than the United States in the following categories:

1. Education, Health Services - which accounts for 27.4% of Albuquerque MSA payroll employment
compared to 23.6% for the United States as a whole. This sector includes employment in public and
private schools, colleges, hospitals, and social service agencies.

2. Leisure, Hospitality - which accounts for 11.3% of Albuquerque MSA payroll employment compared to
9.9% for the United States as a whole. This sector includes employment in hotels, restaurants, recreation
facilities, and arts and cultural institutions.

3. Other Services - which accounts for 9.5% of Albuquerque MSA payroll employment compared to 9.2% for

the United States as a whole. This sector includes establishments that do not fall within other defined
categories, such as private households, churches, and laundry and dry cleaning establishments.
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4. Professional, Business Services - which accounts for 7.9% of Albuquerque MSA payroll employment
compared to 6.8% for the United States as a whole. This sector includes legal, accounting, and
engineering firms, as well as management of holding companies.

The Albugquerque MSA is underrepresented in the following categories:

1. Trade, Transportation, Utilities - which accounts for 18.2% of Albuquerque MSA payroll employment
compared to 19.0% for the United States as a whole. This sector includes jobs in retail trade, wholesale
trade, trucking, warehousing, and electric/gas/water utilities.

2. Financial Activities - which accounts for 6.0% of Albuquerque MSA payroll employment compared to 6.5%
for the United States as a whole. Banking, insurance, and investment firms are included in this sector, as
are real estate owners, managers, and brokers.

3. Manufacturing - which accounts for 4.6% of Albuquerque MSA payroll employment compared to 10.2%
for the United States as a whole. This sector includes all establishments engaged in the manufacturing of
durable and nondurable goods.

4. Information - which accounts for 1.5% of Albuquerque MSA payroll employment compared to 1.9% for the
United States as a whole. Publishing, broadcasting, data processing, telecommunications, and software
publishing are included in this sector.

Major Employers
The table below contains major employers in the Albuquerque MSA.

Major Employers - Albuquerque MSA

Name Number of Employees
1 University of New Mexico 16,046
2 Albuquerque Public Schools 15,463
3 Sandia National Labs 10,334
4 Presbyterian 9,372
5 Kirtiand Air Force Base (Civilian) 7,686
6 UNM Hospital 6,825
7 City of Abuquerque 5,742
8 Sate of New Mexico 4,875
9 Kirand Air Force Base (Military) 4,184
10 Veterans Hospital 2,897
Source: City of Albuquerque Date: 3/31/17

@JLr



Regional Economic Analysis 18

Gross Domestic Product

Based on Gross Domestic Product (GDP), the Albuquerque MSA ranks #64 out of all metropolitan area economies
in the nation.

Economic growth, as measured by annual changes in GDP, has been somewhat lower in the Albuquerque MSA
than the United States overall during the past nine years. The Albuquerque MSA has expanded at a 0.0% average
annual rate while the United States has grown at a 1.0% rate. As the national economy improves, the Albuquerque
MSA continues to underperform the United States. GDP for the Albuquerque MSA rose by 0.4% in 2015 while the
United States grew by 2.4%.

The Albuquerque MSA has a per capita GDP of $42,613, which is 15.0% less than the United States' GDP of

$49,844. This means that the Albuquerque MSA industries and employers are adding relatively much less to the
economy than their peers in the United States.

Gross Domestic Product

[$mil] [$mill
Year Albuquerque MSA  Change United States ~ Change
2006 $38,566 $14,593,536
2007 $37,684 -2.3%  $14,798,367 1.4%
2008 $38,524 2.2% $14,718,301 -0.5%
2009 $38,373 -0.4% $14,320,114 -2.7%
2010 $38,634 0.7% $14,628,165 2.2%
2011 $38,719 02% $14,833,679 1.4%
2012 $38,675 -0.1%  $15,126,279 2.0%
2013 $37,938 -19%  $15,317,174 1.3%
2014 $38,523 1.5%  $15,653,000 2.2%
2015 $38,663 04% $16,023,115 2.4%
Compound % Chg (2006-2015) 0.0% 1.0%
GDP Per Capita 2015 $42,613 $49,844

Source: Bureau of Economic Analy sis. The release of state and local GDP data has a longer lag
time than national data. The data represents inflation-adjusted "real" GDP stated in 2009 dollars.

Gross Domestic Product is a measure of economic activity based on the total value of goods and services
produced in a specific geographic area. The figures in the table above represent inflation adjusted “real” GDP
stated in 2009 dollars.
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Household Income

The Albuquerque MSA has a lower level of household income than the United States. Median household income
for the Albuquerque MSA is $49,651, which is 8.3% less than the United States.

Median Household Income - 2016

Albuguerque MSA $49,651
United States $54,149

Comparison of Albuquerque MSA fo United States -8.3%

Source: Esri 2017. Compiled by JLL Valuation & Advisory Services, LLC.

The following chart shows the distribution of households across nine income levels.

Household Income Distribution - 2016
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Source: Esri 2017. Compiled by JLL Valuation & Advisory Services, LLC.

The Albuguerque MSA has a greater concentration of households in the lower income levels than the United
States. Specifically, 36% of the Albuquerque MSA households are below the $35,000 level in household income as
compared to 33% of United States households. A smaller concentration of households exists in the higher income
levels, as 32% of the Albuquerque MSA households are at the $75,000 or greater levels in household income
versus 36% of United States households.
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Education and Age

Residents of the Albuquerque MSA have a similar level of educational attainment to those in the United States. An
estimated 31% of the Albuquerque MSA residents are college graduates with four-year degrees or higher, which is
the same percentage as United States residents. People in the Albuquerque MSA are slightly younger than their
peers in the United States. The median age of the Albuquerque MSA is 37 years, while the United States is 38
years.

Education & Age - 2016

Percent College Graduates Median Age
Albuguerque MSA Albuquerque MSA
United States United States
0% 20% 40% 60% 80% 10 15 20 25 30 35 40 45 50 55 60

Source: Esri 2017. Compiled by JLL Valuation & Advisory Services, LLC.

Conclusion

The Albuguerque MSA's economy will benefit from a stable to slightly growing population base and higher
education levels. Although minimal employment growth occurred over the past decade, the Albuquerque MSA has
maintained a lower unemployment than the United States. Despite the employment outlook, the Albuquerque MSA
is facing challenges from lagging the United States in both GDP growth in the past nine years and its GDP per
capita. Considering all positive and negative factors, we project that growth in the Albuquerque MSA will be limited,
resulting in a modest level of demand for real estate in general.
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Market Area Description and Analysis

Delineation of Primary Market Area

The Primary Market Area (PMA) for any form of rental real estate property is defined as the area from which a
majority of the project’s tenants will be drawn. According to various industry sources, the PMA of a seniors housing
care facility is determined by the density of the population, the proximity of competing properties, and the ease of
transit in the surrounding area. The PMA for urban facilities is generally from 5 to 10 miles, for suburban facilities 5
to 20 miles, and for small town and rural facilities 20 to 30 miles' as indicated in the following data.

Distances that Residents Relocated from

Assisted &
Independent
Distance Assisted Living Living CCRC
Less than 5 miles 40.00% 43.50% 52.20%
50 10 miles 20.40% 20.00% 16.40%
11 to 25 miles 20.00% 15.30% 13.40%
25 to 50 miles 7.30% 5.90% 6.00%
More than 50 miles 12.40% 15.30% 11.90%

A number of factors tend to define a market area. One important factor is density. In rural areas, it may be many
miles between towns large enough to sustain services, and residents are accustomed to driving significant
distances to access services. Conversely, in urban or suburban areas, a resident may have a choice of competing
services within a short drive of his or her home and will normally select the more proximal service provider or the
service provider more convenient to access. Physical barriers can also shape market areas. Rivers, lakes,
streams, military bases, and major highways are all examples of barriers that can constrain market areas. Barriers
can also be psychological. For example, it is common for persons who live on one side of a highway to seldom
access services in a similar area on the opposite side of the same highway, even though access is not
constrained. Likewise, persons living in a given town or county are often reluctant to access services in an adjacent
town or county. The location of competing facilities is also a factor to consider. In market areas served by a greater
number of competing facilities, the primary drawing area for each facility tends to be smaller since residents of the
market area tend to access the service provider nearest their location. Each of these factors is considered in the
delineation of the subject's PMA.

1. Assisted Living Manual (Published by Assisted Living Federation of America) and Integrated Senior Care: Assisted Living and Long Term Care Manual
(Published by Thompson Publishing Group). These radii are also supported by the criteria used by many national developers of seniors housing.
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Physical Barriers

Physical barriers impacting the subject's market area are Sandia Crest to the northeast and South Sandia Peak to
the east. On the south periphery of the PMA is Kirkland Air Force Base and to the north is Sandia Indian Reservation,
which are not believed to limit the market area.

Psychological Barriers
The subject’s market area is not constrained by any known psychological barriers.

Location of Competing Facilities

There are competing facilities scattered throughout the area, indicating that seniors have a wide variety of facilities
from which to choose. This tends to limit the size of market areas, as it is not necessary for seniors or adult
children decision makers to travel far from the home to find suitable seniors housing.

Market Area Delineation Conclusion

Considering the physical and psychological barriers, population density, and the competing facilities” concentration,
we have concluded that an appropriate PMA for the subject is the area within a 3 mile radius of the site. In this
market, we believe that the majority of demand will come from the PMA. No measurable draw from a secondary
market area is forecast.

@JLr












































































































































































































































































































CITY OF ALBUQUERQUE ENVIRONMENTAL PLANNING COMMISSION
PLANNING DEPARTMENT Project #: 1007412 Case #: 17TEPC-40024, 40025, 40026
CURRENT PLANNING SECTION Hearing Date: January 11, 2018

ADDITIONAL NEIGHBORHOOD INFORMATION

Page | 50











