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I. Introduction 

 
IDO Conversion 

Zoning 

Comprehensive 

Plan Area 
Land Use 

Site R-ML Change 
Institutional / Medical, Assisted Living Facility or 

Nursing Home 

North R-1D Consistency Community College 

South PD Change Office and Parks and Open Space, Sports Field 

East R-ML, R-1D Consistency Religious Institution 

West R-ML, R-T, MX-T 
Change and 

Consistency 

Low-Density Residential, Dwelling, townhouse, 

Multi-Family, Dwelling, Multi-Family (greater 

than 2 units), Office 

Proposal  

This is an application for a Major Amendment to a Prior Approval, Site Development 

Plan for the La Vida Llena Retirement Community complex, and two (2) Variances 

located in the northeast quadrant of the City of Albuquerque, addressed 10501 Lagrima 

de Oro Road NE, between Morris Street NE, and Juan Tabo Boulevard NE, one block 

north of Montgomery Boulevard NE.   

The applicant wishes to add two new buildings and a parking area to the existing Site 

Development Plan for Building Permit, which is over the 10% square footage threshold 

for a Minor Amendment pursuant to Table 6-4-5; and therefore requires approval by the 

original approving body, in this case the EPC.  The Major Amendment proposes two 

new structures to the La Vida Llena (LVL) campus: an 85,000 square foot Independent 

Living (IL) building and associated commons space and a 50,000 square foot Assisted 

Living/Memory Care (ALMC) building. The Site Plan proposes that the buildings be 

constructed in phases as described under heading III below. 

In addition to the Major Amendment, the applicant is requesting two Variances-EPC 

from the following IDO provisions: 

 Pursuant to IDO Table 2-3-9(G), R-ML Zone District Dimensional Standards, 

the maximum building height in the existing R-ML zone is 35-feet. 

 Pursuant to IDO Section 5-9(F)(1), Neighborhood Edges, the parking lot 

addition to the west of the property is required to be separated 50-feet from the 

abutting Protected Lot (low-density residential) to the west. 

The applicant must describe how the property meets the Variance Review and Decision 

Criteria as described under heading IV below. 
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EPC Role 

The EPC is hearing this case pursuant to Integrated Development Ordinance (IDO) 

Section 6-4(Y), Amendments of Prior Approvals, which address applications for 

amendments to site development plans approved prior to the effective date of this IDO.  

This request does not qualify as a Minor Amendment, and therefore is pursuant to 

Section 6-4(Y)(1)(b)1, which states that Major Amendments shall be reviewed and 

decided by the decision-making body that issued the permit or approval being amended.  

In this case, the EPC approved the Site Development Plan SDP prior to effectiveness of 

the IDO.  Per IDO Section 6-4(P)(2), the decision-making body may impose conditions 

on the approval necessary to bring the application into compliance with the 

requirements of this IDO.   

The EPC is hearing the Variance requests pursuant to 6-6(M), which states that for 

expediency, the EPC may hear Variances to all requests other than Sections 5-3 

(Access and Connectivity), 5-4 (Subdivision of Land), or 5-5 (Parking and Loading) if 

requested as part of a Site Plan–EPC application.  The requested Variances are to 

Building Height and Neighborhood Edges, which can be decided by the EPC. 

The EPC is the final decision-making body unless the EPC decision is appealed.  If so, 

the Land Use Hearing Officer (LUHO) would hear the appeal and make a 

recommendation to the City Council.  The City Council would make the final decision.  

This is a quasi-judicial matter. 

History/Background 

In 1979, four local churches (St. John's Episcopal Cathedral, First Presbyterian, First 

United Methodist, and St. Paul's Lutheran) recognized the need for a retirement 

community that could provide an independent, active lifestyle, with customized levels 

of Life Plan to meet residents' needs through the aging process.  

In June of 1981, the Site Development Plan for Building Permit that originally 

permitted the La Vida Llena (LVL) complex was approved by the Environmental 

Planning Commission (EPC) (Z-80-135) in conjunction with the zone change to SU-1 

for Retirement Center/Nursing Home.  The historic SU-1 Site Plan was a special use 

zone that was completely Site Plan controlled via EPC approval. 

In 1983, LVL opened its doors and continues to be the only Life Plan community in 

Albuquerque that offers all levels of care-Independent Living, Assisted Living, 

Memory Care, and Skilled Nursing.  In 2012, LVL opened a 4-story building 

containing 58 Independent Living units  at the southwest corner of Lagrima de Oro and 

Juan Tabo. 

In May of 2018, the property’s previous zoning, SU-1 for Retirement Center/Nursing 

Home, which was Site Plan controlled converted to the existing R-ML with an existing 

Site Plan by the Integrated Development Ordinance (IDO).  The zone was converted to 

R-ML zone pursuant to City Council adopted conversion rules, because the existing 

use, Assisted Living Facility or Nursing Home, is first permitted in the R-ML zone.  
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Because the site has commercial uses in addition to the Assisted Living uses, the 

applicant is pursuing the Voluntary Zone Conversion process.  However the outcome is 

yet to be determined, and is not a factor or element of the subject requests before the 

EPC. 

In April of 2019, the Planning Department recently approved an Administrative 

Amendment (PR-2019-002114; 51-2019-00080), which allowed for 38 new parking 

spaces in anticipation of future construction and development as shown in this current 

application for Major Amendment. 

The original application for this project included a Variance to Building Height 

Stepdown, which was not applicable.  The CNM campus property to the north does not 

contain low-density residential development and therefore is not a “Protected Lot” 

(IDO Section 5-9(B)(1)).  The townhouses to the west are “protected”, and therefore 

Neighborhood Edges IDO Section 5-9 applies. 

Context  

The subject site lies in a semi-urban to suburban area in the northeast quadrant of the 

City generally to the north of a busy commercial corridor with low density residential, 

office, recreational, retail, and institutional uses in the surrounding areas.  Immediately 

to the north lies the CNM Montoya Campus.  To the south lies a mix of office buildings 

and restaurants situated between Lagrima de Oro Road NE and Montgomery Boulevard 

NE, a Major Transit Corridor, and served by an interior roadway (Montgomery 

Parkway Loop NE), zoned PD.  Hahn Park/Roadrunner Little League Ballfields, zoned 

NR-PO-A (park zone) lie to the south.  To the East lie La Vida Llena (Alta Vista 

apartments and casitas) and Juan Tabo Community Church, zoned R-ML.  To the West 

lie a number of different properties including townhouses, zoned R-T; Assited Living 

(Bear Canyon Estates), zoned R-ML; and office spaces, zoned MX-T. 

Roadway System 

The Long Range Roadway System (2040 LRRS) map, produced by the Mid-Region 

Council of Governments (MRCOG), includes existing roadways and future 

recommended roadways along with their regional role.  

The project site is located off Lagrima de Oro Road NE which is a local road.  The 

LRRS shows Montgomery Boulevard NE, one block to the south of the subject site as a 

designated Regional Principal Arterial.  Juan Tabo Boulevard NE, one block to the east 

of the subject site, is designated a Community Principal Arterial.  Morris Street NE, one 

block to the west of the subject site, is designated a Major Collector.  

Comprehensive Plan Corridor Designation 

The Comprehensive Plan designates Montgomery Boulevard NE to the south as a 

Major Transit Corridor and Juan Tabo Boulevard NE to the east as a Multi-Modal 

Corridor. 
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Trails/Bikeways 

The Long Range Bikeway System (LRBS) map, produced by the Mid-Region Council 

of Governments (MRCOG), identifies existing and proposed trails.   

The LRBS shows a Proposed Bicycle Route along Lagrima de Oro Road NE, which 

runs east-west along the southern edge of the subject site.  Nearby bike facilities also 

include north-south bike lanes on Morris Street to the west and east-west Bear Canyon 

Arroyo Trail to the north of the CNM campus. 

Transit 

The LVL campus falls partially within 660 feet of a designated Major Transit Corridor, 

Montgomery Boulevard NE.  Bus Route 5 (Montgomery-Carlisle) runs along 

Montgomery with a peak and off-peak frequency of 25 minutes, frequency on Saturday 

of 40 minutes, and frequency on Sunday of 65 minutes. Bus Route 1 (Juan Tabo) runs 

along Juan Tabo with a weekday peak frequency of 25 minutes, off-peak frequency of 

70 minutes, and a weekend frequency of 80 minutes. There are two westbound and two 

eastbound bus stops on Montgomery between Juan Tabo and Morris, and one 

northbound bus stop on Juan Tabo just north of Montgomery and a southbound bus 

stop just north of Lagrima de Oro. 

Public Facilities/Community Services  

Please refer to the Public Facilities Map in the packet for a complete listing of public 

facilities and community services located within one mile of the subject site. 

II. Analysis of City Plans and Ordinances 

Integrated Development Ordinance (IDO)  

The application for this request was submitted subsequent to the effective date on May 

17, 2018 of the Integrated Development Ordinance, which replaced the City’s Zoning 

Code, and is therefore subject to its regulations. 

Pre-IDO zoning was SU-1 for Retirement Center / Nursing Home.  The first zone 

where this is Permissive is R-ML pursuant to Rule 2 a) for uses allowed in only some 

IDO zones, the zone was converted to the first IDO zone in which the existing use is 

primary permissive.   

The IDO converted the zone to R-ML, Multi-Family Low Density Zone District.  The 

purpose of the R-ML zone district is to provide for a variety of low- to medium-density 

housing options.  The primary land uses are townhouses and low-density multi-family 

buildings, as well as civic and institutional uses, such as assisted living facilities.  The 

existing use of “Assisted Living Facility or Nursing Home” is Permissive within the 

existing R-ML zone.  
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Albuquerque & Bernalillo County Comprehensive Plan 

The subject site is located in an Area of Change as designated by the Comprehensive 

Plan.  Areas of Change are intended to be the focus of urban-scale development that 

benefits job growth and housing opportunities.   

The Comprehensive Plan designates Montgomery Boulevard NE to the south as a 

Major Transit Corridor which is intended to prioritize high-frequency transit in 

Corridors consistent with regional transportation plans. 

Applicable policies include: 

5.1.10 Major Transit Corridors:  Foster corridors that prioritize high-frequency transit 

service with pedestrian-oriented development.  

a) Encourage higher-density residential developments within ¼ mile of transit 

stops or stations. 

b) Minimize negative impacts on nearby neighborhoods by providing transitions 

between development along Transit Corridors and abutting single-family 

residential areas. 

5.6 City Development Areas: Encourage and direct growth to Areas of Change where it 

is expected and desired and ensure that development in and near Areas of Consistency 

reinforces the character and intensity of the surrounding area. 

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.  

a) Increase the supply of housing that is affordable for all income levels.  

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.  

9.2.2 High Quality:  Encourage quality and innovation in new housing design and 

construction, materials, and energy and water conservation.  

IDO Definitions (if applicable) 

Assisted Living Facility: An establishment containing a combination of housing, 

supportive services, personalized assistance, and health care services designed to 

respond to the individual needs of those who need help with activities of daily living or 

memory care services, but not including skilled nursing care. Such facilities may 

include separate bedrooms or living quarters, a central or private kitchen, dining, 

recreational, and other residential accessory uses.  

Independent Living Facility: Multi-family housing accessory to either an assisted 

living facility or nursing home as part of a continuing care community that allows 

residents to transfer to higher levels of care as needed. Independent living units may be 

designed and constructed as part of a central multi-family building along with other 
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levels of care or as attached or detached units similar to low-density residential 

development. Such facilities may include a central or private kitchen, dining, 

recreational, and other residential accessory uses.  

Building Height: The vertical distance above the grade at each façade of the building, 

considered separately, to the top of the coping or parapet on a flat roof, whichever is 

higher; to the deck line of a mansard roof; or to the average height between the plate 

and the ridge of a hip, gable, shed, or gambrel roof. The height of a stepped or sloped 

building is the maximum height above grade of any distinct segment of the building 

that constitutes at least 10 percent of the gross floor area of the building.  

III. Major Amendment to Site Plan-EPC 

Request 

This is a request for a Major Amendment of a Prior Approval (prior to the effective 

date of the IDO), for a Site Development Plan.  Table 6-4-5, states that Minor 

Amendments must be within certain thresholds including Building Gross Square 

Footage with no more than a 10% increase, and the subject request does not comply, 

therefore, a Major Amendment from the original approving body is required pursuant to 

IDO Section 6-4(Y). 

The applicant proposes to construct the project in the following phases. 

Phase 1:  Construction of a new Assisted Living and Memory Care (ALMC) building 

and relocation of resident functions out of the existing health care building and into the 

new building addition.   

Phase 2:  The expansion of Independent Living (IL) apartments and parking to 

accommodate market demand.  

Future Phase:  A renovation to the interior of the existing Health Care building to 

create the necessary square footage for single occupancy rooms. 

Dimensional Standards 

1. Building Height Variance from the maximum 35-feet pursuant to IDO Table 2-3-9(G), R-

ML Zone District Dimensional Standards. 

 The IL (Independent Living) Building (located on the north side of the campus 

adjacent to CNM Montoya Campus) is proposed to be 64 feet, 1.5-inches.  

Therefore the requested Variance is for an additional 29 feet, 1.5-inches, an 

increase of approximately 83%. 

 The ALMC (Assisted Living Memory Care) Building (located on the south side 

of the campus fronting Lagrima de Oro) is proposed to be 47 feet, 9-inches from 

adjacent grade.  Therefore, the requested Variance is for an additional 12 feet, 

9-inches, an increase of approximately 36%.  
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Pursuant to Table 5-1-1, Residential Zone District Dimensional Standards, the lot size 

meets requirements.  Usable Open Space is required to be 200 square foot per 

Efficiency unit.  The applicant has not provided this calculation on the existing plans, 

but staff recommends a condition that this calculation be provided and met. 

Setbacks are required to be Front 15-feet, Side 5-feet, and Rear 15-feet; the proposal 

meets setback standards.  The project is requesting a Variance to the height standard as 

further described in heading IV below.  

Access and Connectivity 

Access and Connectivity regulations are largely controlled by the Development Process 

Manual (DPM) and reviewed and administered by the Development Review Board 

(DRB).  All driveways and access points shall be constructed to the standards of the 

DPM.  Staff recommends a condition that the Site Plan be reviewed and approved by 

the Development Review Board subsequent to EPC approval for technical standards.   

Parking and Loading 

The parking counts are shown on the first page of the Site Plan with circled numbers. 

Pursuant to IDO Table 5-5-1, an Assisted Living Facility or Nursing Home requires 1 

space per 3 beds for an Assisted Living Facility and 1 space per 5 residential care beds 

for a Nursing Home.  Independent Living Facility is an Accessory Use that requires 1 

space per dwelling unit.  The applicant shows an overall site excess of 128 spaces.  

Pursuant to 5-5(E), Bicycle parking is required at a rate of 10% of required off-street 

parking spaces, which is provided.  Pursuant to IDO Section 5-5(E)(4)(e), where the 

primary use includes 100 or more dwelling units, 20 percent of required bicycle spaces 

should be in secured long term storage lockers, approximately 6 lockers, which is a 

recommended condition. 

Landscaping, Buffering, and Screening 

Pursuant to 5-6(C)(2)(a), a minimum of 15% of the net lot area of each development 

shall contain landscaping.  The subject project shows 42% of the net lot area 

landscaped.  Pursuant to IDO Section 5-6(E)(5)(a) and 5-6(E)(2)(a), a landscape buffer 

area at least 15-feet wide shall be provided with one tree and 3 shrubs for every 25-feet 

of lot line, which is provided. 

The front lot line has an existing landscape buffer of at least 10-feet wide and the 

parking lot will be lower than the adjacent grade, which will effectively screen cars 

from the street.   

Pursuant to 5-6(F)(2)(c)1 Tree Requirements, one tree is required per 10 parking 

spaces.  Pursuant to 5-6(F)(2)(c)2, no parking space may be more than 100 feet from a 

tree trunk.  The subject project complies.  
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Walls and Fences 

The subject property is gated and has existing wrought iron fencing between pillars 

along Lagrima de Oro Road NE, which is not proposed to be replaced with this project. 

Pursuant to 5-7(F)(1)(a), retaining walls are limited to 6-feet unless a higher wall is 

approved by the City Engineer as necessary.  Pursuant to 5-7(F)(1)(b), Retaining walls 

higher than 6-feet tall shall be terraced.  Pursuant to 5-7(F)(2), the terraces should be 

broken by at least 4-feet wide planters/pockets for landscaping unless reduced by 

approval by the City Engineer.  This is a recommended condition. 

Neighborhood Edges 

Pursuant to IDO Section 5-9(E)(2), a minimum 6-foot high opaque wall is required to 

visually screen parking lots bordering Protected Lots, which includes the townhouses to 

the west.  This is a recommended condition. 

Pursuant to IDO Section 5-9(F)(1), Parking shall be separated from any abutting 

Protected Lot by a minimum of 50-feet.  A Variance is being requested to this section. 

Building Design 

The proposed Phase 1 Assisted Living and Memory Care (ALMC) building would 

contain 17 new MC apartments and 30 new AL apartments in a three-story addition on 

the south side of the existing LVL campus. 

The proposed IL building currently shows structured parking on the ground floor, four 

stories of living units above; and the IL commons area, an expansion of dining, 

exercise, and physical plant facilities to enhance resident amenity options.  The 

proposed Phase 2 IL building consists of a five-story addition including a ground floor 

structured parking area with 40 new IL apartments located on the four floors above.  IL 

support spaces include an expanded dining area, a new group exercise room, a new 

indoor connection to the main campus dining and community areas, and associated staff 

and physical plant support areas. 

The applicant's description of the building design meets the regulations in this Section 

5-11 of the IDO.  Two colors of earth tones alternate on the new residential buildings, 

helping to differentiate between the offset exterior walls.  The third terra cotta red 

stucco tone is used similarly to the existing buildings, accenting building entrances and 

major gathering spaces. Residential windows are used at appropriate residential 

apartment locations, while aluminum storefront to match existing buildings is used at 

public entrances and public function areas.  
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IV. Variance - EPC 

Pursuant to IDO Section 6-6(M)(1), Applicability, 6-6(M)(1)(a) the EPC may hear 

requests for Variances from any development standard in this IDO other than Sections 

5-3 (Access and Connectivity), 5-4 (Subdivision of Land), and 5-5 (Parking and 

Loading), requested as part of a Site Plan–EPC application.  Since the applications for 

Variances do not include Access and Connectivity, Subdivision of Land, or Parking and 

loading, the EPC may decide these requests. 

The applicant requests Variances-EPC to the two regulations listed below:  

1. Building Height Variance from the maximum 35-feet pursuant to IDO Table 2-3-

9(G), R-ML Zone District Dimensional Standards.  (VA-2019-00152) 

 The IL (Independent Living) Building (located on the north side of the campus 

adjacent to CNM Montoya Campus) is proposed to be 64 feet, 1.5-inches.  

Therefore the requested Variance is for an additional 29 feet, 1.5-inches, an 

increase of approximately 83%. 

 The ALMC (Assisted Living Memory Care) Building (located on the south side 

of the campus fronting Lagrima de Oro) is proposed to be 47 feet, 9-inches from 

adjacent grade.  Therefore, the requested Variance is for an additional 12 feet, 

9-inches, an increase of approximately 36%. 

2. Minimum 50-feet separation of parking lot from an abutting Protected Lot (R-T 

townhouses on west side) pursuant to IDO Section 5-9(F)(1). (VA-2019-00179) 

 The small proposed parking area (5,560 SF) on the west side of the property 

shows a setback that varies between 20 to 30 feet from the Protected Lot 

property line to align with existing drive aisle and parking south along the 

property edge. 

6-6(M)(3) Review and Decision Criteria 

6-6(M)(3)(a) Except as indicated in Subsections (b) and (c) below, an application for a 

Variance – EPC shall be approved if it meets all of the following Criteria: 

1. 6-6(N)(3)(a) There are special circumstances applicable to the subject property that 

are not self-imposed and that do not apply generally to other property in the same 

zone district and vicinity, including but not limited to size, shape, topography, 

location, surroundings, and physical characteristics, and such special circumstances 

were created either by natural forces or by government eminent domain actions for 

which no compensation was paid. Such special circumstances of the property either 

create an extraordinary hardship in the form of a substantial and unjustified 

limitation on the reasonable use or return on the property, or practical difficulties 

result from strict compliance with the minimum standards.  
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Applicant Response: The project site was originally built in the early 1980s. It was 

zoned SU-1 for Retirement Community/Nursing Home, which allowed greater 

flexibility in design and layout than the current IDO zoning designation of R-ML.  

The special circumstances of the LVL campus are physical and include significant 

grade changes within the site and in relation to adjacent properties, and the 

unusual shape of the property created by the alignment of Lagrima de Oro.  These 

physical characteristics were not self-imposed, but combined create an 

extraordinary hardship and practical difficulty in the form of a substantial 

limitation on the use of the site resulting from strict compliance with the minimum 

standards. 

There is approximately 45 feet of grade change from east to west, which has made 

the development of the site more difficult and at a higher cost than other property in 

the same zone district and vicinity.  The property sits above the adjacent R-T 

development to the west by approximately 5 feet and includes an 8-9 foot retaining 

wall on the southern edge between the LVL campus and the Bear Canyon Estates 

senior living community. The property sits 15 feet below LVL's Alta Visa casitas to 

the east. The changes in grade have impacted and limited the design, location, and 

layout of the existing buildings as well as the two proposed building extensions. 

The area where the ALMC building will be located has steep grade changes and 

requires that the primary entrance facing south to be located 9 feet below the 

driveway entrance onto Lagrima de Oro.  At the west end of the building, the 

basement will be located at 7 feet below the curb line of Lagrima de Oro.  The site 

design for the IL building includes a 10-foot retaining wall in order to connect to 

the existing building without having to construct ramps, which furthers accessibility 

to mobility challenged residents.  CNM to the north is 6 to 10 feet above the 

adjacent grade on the subject site. The Alta Vista casitas {also owned by LVL), are 

approximately 19 feet above the finished floor elevation of the proposed IL 

building. 

In addition to the topography challenges, the length of the property running north-

south is significantly shorter on the east side (443 feet) than the west side (821 feet). 

The shape of the property was not self-imposed, but rather, created by the 

alignment of Lagrima de Oro, which substantially limits the development of LVL 

and creates an extraordinary hardship and practical difficulty from strict 

compliance with the minimum IDO standards contained in the R-ML zone and the 

parking area buffer provision.  Strict compliance with these regulations would 

prevent LVL from replacing double occupancy units with single occupancy units (a 

request made by the existing residents and in tune with market trends in assisted 

living and health care) and adding more Independent Living units that are needed 

in Albuquerque.  In order to meet these physical challenges and add/replace senior 
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living units and services that keep the building extensions consistent with the 

existing building layouts, it is necessary and unavoidable to create taller buildings 

in compact areas. 

There would be extraordinary hardship in having to reconfigure the internal 

circulation of the site in order to comply with the 50-foot parking area separation 

requirement on the west side of the property (see dashed line for 50-foot buffer on 

Site Plan, sheet 1 ). The existing building layout, site circulation, and parking 

pattern was designed to respond to the shape and grade changes of the property. 

The alignment of the parking area is consistent with the existing parking to the 

south, which was laid out in compliance with the Zoning Code minimum 

requirements when the original site plan was approved by the EPC. 

The special circumstances as described above were not self-imposed but are the 

result of meeting the challenge of a site with significant grade changes and an 

irregular shape. The special circumstances are unavoidable and create practical 

difficulties resulting from strict compliance with the IDO regulations, particularly 

related to building height and the location of the new proposed parking area, and 

limit the ability of LVL to create single occupancy health care units and expand 

needed senior living services. Approval of the variance requests for building height 

and parking area buffer will allow for the development of IL and ALMC building 

extensions and associated parking that will comply with all other applicable IDO 

provisions. 

The applicant cites the existing topography and the shape of the lot as special 

circumstances applicable to the subject property that are not self-imposed and do 

not apply generally to other property in the same zone district and vicinity , and 

which create practical difficulties.  Staff finds that although one of these aspects 

alone may not pose an extraordinary hardship, the two together limit the area 

where buildings may be constructed on the subject site.  Staff finds that citing the 

buildings in the configuration shown, adjacent to the front and rear property line 

and adding stories, limits effects on surrounding properties while managing 

difficulties with the topography and lot shape on the subject property. 

The applicant also describes the existing development as constructed under the 

prior SU-1 zone which was controlled by an EPC approved Site Plan and would 

have permitted expansion per EPC approval.  The applicant is constrained by 

existing development and coordinating new development with the existing, which 

affects the alignment of the parking area on the west property line, making it not 

possible to locate this parking area 50-foot from the adjacent lot.  
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2. 6-6(N)(3)(b) The Variance will not be materially contrary to the public safety, health, or 

welfare. 

Applicant Response: The two variances (overall height and parking area within 50 

feet of a Protected Lot) will not have a negative impact or be materially contrary to 

public safety, health, or welfare because the Applicant has demonstrated that the 

closest surrounding properties to the building extensions are non-residential and sit 

at a grade significantly higher than the buildings. The variances further 

Comprehensive Plan goals and policies on public health, safety, and welfare by 

allowing for an established senior living community to expand to meet the needs of 

the aging community in Albuquerque, allow residents currently in double 

occupancy units to be in single occupancy private units, meet privacy concerns and 

HIPAA rules, and ensure better health and social outcomes in residents.  

Aging Population: Table 1 below provides population characteristics by age cohort 

for the City of Albuquerque between 1980 and 2016, which were obtained from the 

U.S. Census Bureau. The population has aged significantly from 1980 to 2016 as 

evidenced by a 21% increase in the median age (28.5 years to 36.0 years) and the 

39% growth (8% to 14%) in the 65-85+ cohort. The LVL project and associated 

variances respond to the need for more senior housing in Albuquerque. 

 

Comprehensive Plan: The ABC Comprehensive Plan supports and addresses the 

need for community health through private development, expanding the range of 

housing types, and providing for the development of quality senior housing. 

Relevant goals and policies are listed below: 

Comprehensive Plan Goal 13.5 Community Health: Protect and maintain safe and 

healthy environments where people can thrive. 

Policy 13.5.2: Encourage public investments and private development that enhance 

community health. 

Comprehensive Plan 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 
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levels to ensure more balanced housing options. 

Policv 9.1.1.: Support the development, improvement, and conservation of housing 

for a variety of income levels and types of residents and households. 

g._Provide for the development of quality housing for elderly residents. 

Private Health Care Rooms vs. Double Occupancy Rooms: In a white paper by 

Margaret P. Calkins, she states that studies have shown that people in shared 

rooms, particularly rooms without a clearly defined territory for each individual, 

are less social in shared or public areas and more territorial in claiming space, be 

it a section of the hallway or a chair in the day room (Kinney, Stephens, & 

Brockman, 1987; Lipman, 1967; Nelson & Paluk, 1980). When people do not have 

sufficient privacy and personal territory provided through the physical 

environment, they create their own social and psychological privacy by limiting 

their interactions with other people. The traditional nursing home model with 

shared rooms is associated with poor clinical and psychosocial outcomes in 

nursing home residents (Envisioning Your Future in a Nursing Home, Margaret P. 

Calkins, Ph.D). The LVL project and associated variances respond to and further 

the need for private health care rooms. 

IL Building Height Variance: The IL building is a 5-story building with structured 

parking at the ground level. It is designed as an expansion to an existing building 

on the north side of the property. The IL building is designed and located 

specifically to respond to existing site conditions and minimize any potential 

negative impact to adjacent properties. 

There is a significant separation (approximately 145 feet} between the proposed 

location of the IL building and the closest large institutional building on the CNM 

campus. There is an internal road (CNM Road} and parking lots south of the 

buildings on the CNM campus that provide adequate separation and ensure there is 

no negative impact from the IL building to CNM. Although the CNM campus 

property is zoned R-1 0, it does not contain any residential uses and has been in use 

for institutional purposes for decades.  CNM and LVL have an excellent and 

cooperative relationship with nursing students working at LVL and LVL residents 

taking classes at CNM. The existing pedestrian connection between the LVL 

campus and the CNM campus allows residents to conveniently access CNM instead 

of driving to Morris Street or Juan Tabo Boulevard. 

There is also a significant distance (approximately 570 feet) between the proposed 

IL building and the R-T development to the west. TheIL building is designed and 

located as an extension of the existing building, ensuring that residents of the 

neighborhood to the west, which sits at a lower grade than LVL, will not see the IL 

building from their properties. 
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Given the existing land use on the CNM campus, the distance between the IL 

building-and CNM buildings, the distance between the proposed IL building and 

the R-T development to the west, and the lower grades on this property as 

compared to abutting properties, there will be no negative impact on the CNM 

campus, the R-T neighborhood, or the community at large. 

ALMC Building Variance: The ALMC building, a 4-story building with a maximum 

height of 47 feet, 9-inches is an expansion of and wedged between the wings of the 

existing 2 to 3-story building in an area with steep changes in grade (11 feet just 

within the new building extension area). The height of this building extension is 

similar in height to LVL's Nueva Vista (48 feet) located a half block to the east at 

the corner of Lag rima de Oro and Juan Tabo Boulevard.  

The layout of the ALMC building is designed to create a new and protected MC 

interior courtyard. This area of the LVL campus was previously unavailable for 

building development due to the triangular, remnant piece of property owned by the 

City and being purchased by LVL. It is located along Lagrima de Oro, across from 

the Roadrunner Little League Ballfields and an office/commercial area, and not in 

proximity to any residential development. It will not be materially contrary to the 

public safety, health, or welfare; rather, this building will support public health by 

creating private rooms and supporting the physical and psychosocial health of the 

residents. 

Parking Area Separation Variance: The Applicant is proposing a small parking 

area (5,560 SF) with 23 spaces along the west side of the property. It will be 

setback similarly to the existing parking to the south along this edge of the 

property, which already fall within the 50-foot buffer required between Protected 

Lots (R-T development) and Regulated Lots (LVL). The distance between the new 

parking varies from approximately 20 feet on the south end to 30 feet on the north 

end. Approximately half of the new parking spaces will fall directly east of the cul-

de-sac, which will help minimize the impact of the parking area to the residential 

development, and 6 of the spaces are greater than 50 feet from the property line. 

Further mitigation is provided by a 6-foot keystone block retaining wall along the 

west side of the parking area and the significant amount of landscape plantings 

proposed between the parking area and the houses, which meets the 100 standard 

for buffering and screening and will buffer any negative impact this parking area 

would have on the adjacent R-T development. The location of the parking area 

furthers public health and safety by providing more convenient parking to mobility-

challenged residents, and is necessary to accommodate new residents and 

employees. 
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The applicant states the Variance requests will not be materially contrary to 

public safety, health, or welfare.  There is no evidence that extra height and 

closeness of the parking area, as long as there is the required screening wall and 

landscaped buffer will be un-safe or unhealthy or contrary to public welfare.  The 

applicant cites reasons regarding the research into the well-being of seniors why 

the proposed project will contribute to the health and welfare of the public. 

The property to the north is occupied by the local community college, CNM.  The 

nursing program coordinates with LVL for student interaction with residents and 

there is cross access from users of each site, which contributes to public welfare.  

The property immediately across the street to the south (zoned NR-PO-A) is 

occupied by little league baseball fields and other properties across Lagrima de 

Oro are zoned PD and used for office use, which means residences will not be 

affected.  The property to the west is occupied by townhouses and a 6-foot 

screening wall will mitigate potential issues. 

3. The Variance does not cause significant material adverse impacts on surrounding 

properties or infrastructure improvements in the vicinity. 

Applicant Response: Due to the thoughtful design and placement of these two 

building extensions on the fully developed LVL campus, the existing topography 

and grade changes throughout site and on adjacent properties, and the substantial 

distance from any residential development, the height variance requested does not 

cause significant material adverse impacts on surrounding properties or 

infrastructure improvements in the vicinity. The development closest to the IL 

building is CNM, who is in full support of this project and the variances proposed. 

As stated above under Criterion 2, the IL Building placement is designed and 

tucked into the northeast area of the site, 570 feet away from the R-T development 

to the west and 145 feet from the closest institutional building on CNM campus to 

the north. To the east is LVL's Alta Vista casitas that sit at a higher grade. The 

finished floor of the IL building (5693.3') will require a minimum of 10 feet of 

excavation and will sit approximately 18-19 feet below the casitas (FF-5712.4') as 

shown below. 

Also as stated above under Criterion 2, the ALMC Building placement is designed 

to fit and makes good use of an area of the site that was not available for 

development in the 1980s when LVL was first developed. This building extension 

height varies more than 10 feet from one side of the building to the other from 

adjacent grade. The existing site topography created an at-grade basement that 

makes use of the 1 0-foot grade change. The variance is from this basement grade 

and not from the main entrance. Had this been a flat site and without significant 

grade change, the requested variance for this building may not have been 
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necessary. The building extension, which is located along Lagrima de Oro and 

closest to the office/commercial center to the south, will have no material adverse 

impact to the surrounding properties. The maximum height of this building from 

adjacent grade (47 feet, 9-inches) is similar to the height of LVL's Nueva Vista 

building (48 feet) at Lagrima de Oro and Juan Tabo Boulevard, which like the 

subject site was previously zoned SU-1 and was rezoned under the IDO to R-ML. 

The new parking area on the west side of the property adds 23 spaces within a total 

paved area of 5,560 square feet in a previously under-developed area of the site. As 

previously stated under Criterion 2, a large part of the parking area will be directly 

east of the cul-de-sac that serves the residential development {Protected Lots) to 

the west. The parking area will include a 6-foot retaining wall and significant 

landscape plantings (evergreen and deciduous trees and shrubs) to mitigate any 

material adverse impact. The new parking area aligns with the existing, non-

conforming parking to the south, but with more protection offered to the Protected 

Lots to the west. 

The LVL property is a developed site with access to full urban services that can 

handily accommodate additional development to address the needs of the senior 

community. It is in close proximity to other large multi-family, institutional, and 

office buildings, and falls within a Major Transit Corridor (Montgomery 

Boulevard) with access to bus stops on Montgomery and Juan Tabo, City bike 

routes, and the multi-use Bear Canyon Arroyo Trail. 

The applicant states the Variances will not cause significant material adverse 

impacts on surrounding properties or infrastructure improvements in the vicinity. 

To the north the subject site is adjacent to the CNM campus, which is zoned R-1D 

low density residential.  CNM, a subdivision of the State, is immune from 

compliance with City zoning, and has developed the campus with buildings of 

considrably large mass and large parking lots as is needed by a community 

college.  Therefore, because low density residential development does not occur 

on the lot, it is not a “Protected Lot” pursuant to IDO Section 5-9.  In addition, 

the subject site is below the natural grade of the adjacent CNM property, and 

therefore, the height impact will be lessened.  CNM has submitted a letter in 

support of the LVL project proposal (see attached comments). 

To the south of the subject site, across the street, are little-league baseball fields 

zoned NR-PO-A.  Other properties across Lagrima de Oro are zoned PD and are 

used for commercial office use.  Further to the south is the commercial area 

along Montgomery Boulevard NE, a Major Transit Corridor.  Therefore, because 

they are non-residential uses, the request will not materially adversely affect these 

properties. 
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To the west, the subject site is bordered by a low-density residential use which has 

protected status. Planning staff has not received any comments from these 

property owners, and even if there is not a full 50-foot separation of new parking 

spaces, it will be required that the applicant meet the other Neighborhood Edges 

provisions , including a 6-foot opaque wall and a minimum 15-foot wide 

landscape buffer.  The subject site is at a higher elevation than the townhouses, 

and the required 6-foot opaque wall and the proposed 15-25 foot landscape buffer 

will effectively screen parked cars from view.  

4. The Variance will not materially undermine the intent and purpose of this IDO or the 

applicable zone district. 

Applicant Response: The height variance for the IL and ALMC building extensions 

and the parking area buffer variance will not materially undermine the intent and 

purpose of the IDO or the RM-L zone district.  LVL has been in this location since 

the early 1980s and is largely a multi-family residential use with commercial and 

support services for the residents. The purpose of the R-ML zone district is "to 

provide for a variety of low- to medium-density housing options. The primary land 

uses are townhouses and low-density multi-family buildings, as well as civic and 

institutional uses to serve the surrounding residential area". The building height 

and parking lot buffer variances will help further the intent and purpose of the IDO 

and the R-ML zone by allowing for medium density senior living at this long-

established community. 

The parking area separation variance furthers the IDO by adding parking in closer 

proximity to the residents that live in this area of the property. Residents who drive 

but have mobility issues will have more convenient parking, which supports public 

health. 

The City and the IDO encourages structured parking as a method to achieve more 

efficient development. The IDO allows for a building height bonus for structured 

parking in mixed use zones, but inexplicably, not in the R-ML zone.  Nonetheless, 

the proposed IL building furthers the IDO by providing structured parking; 

however, by proposing a building with structured parking, the variance needed is 

increased. 

The purpose of the IDO is to: 

1-3(A) Implement the adopted Albuquerque/Bernalillo County Comprehensive 

Plan (ABC Comp Plan), as amended.  

1-3(B) Ensure that all development in the City is consistent with the spirit and 

intent of any other plans and policies adopted by City Council.   

1-3(C) Ensure the provision of adequate public facilities and services for new 

development. 
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1-3(D) Protect the quality and character of residential neighborhoods. 

1-3(E) Promote the economic development and fiscal sustainability of the City. 

1-3(F) Provide for the efficient administration of City land use and development 

regulations. 

1-3(G) Protect the health, safety, and general welfare of the public. 

1-3(H) Provide for orderly and coordinated development patterns. 

1-3(I) Encourage the conservation and efficient use of water and other natural 

resources. 

1-3(J) Implement a connected system of parks, trails, and open spaces to promote 

improved outdoor activity and public health. 

1-3(K) Provide reasonable protection from possible nuisances and hazards and to 

otherwise protect and improve public health. 

1-3(L) Encourage efficient and connected transportation and circulation systems 

for motor vehicles, bicycles, and pedestrians. 

Staff finds the request will not materially undermine the intent and purpose of 

this IDO because it implements the above subsections. 

The purpose of the R-ML zone district is to provide for a variety of low- to 

medium-density housing options. The primary land uses are townhouses and low-

density multi-family buildings, as well as civic and institutional uses, such as 

Assisted Living, to serve the surrounding residential areas. 

In general, the request will not materially undermine the intent and purpose of 

applicable zone district because it provides expanded housing options and 

parking options for those senior residents. 

However, an additional 29-foot or approximately 83% increase over the permitted 

35-feet in the existing R-ML zone for the IL Building is not consistent with low to 

medium density.  Staff notes the nearby and relatively new Assisted Living 

building at the corner of Lagrima de Oro and Juan Tabo is 48-feet in height as a 

height comparison.  Staff recommends a similar height variance for both 

proposed new buildings on the entire project site, and supports a Variance to 

permit less than an additional 50% in height or 17-feet to the current maximum 

for each building to mitigate the hardship created and caused by topography and 

the shape of the site, resulting in a potential of 52-foot high buildings.  It is 

within the EPC’s authority to condition any approval to comport with the intent 

and purpose of the R-ML zone. 

5. The Variance approved is the minimum necessary to avoid extraordinary hardship or 

practical difficulties. 

Applicant Response: The overall project has been designed to minimize the 

variances needed through the site location being closest to a non-residential, 
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institutional use and excavation of existing grade. The building height variance is 

the minimum necessary to overcome the hardship and practical difficulties in: 1) 

addressing the LVL community's need to replace the double occupancy rooms 

currently in use with single occupancy health care rooms and associated health 

care workers; and 2) to expand the number of IL units that are needed to address 

the increased demand for senior living options in Albuquerque and support the 

development of the health care rooms. Without the requested variance to the 

building height limitation of the R-ML zone, the project would not be feasible.  

Increasing the maximum height of the existing building is the most practical way to 

address the physical limitations (shape and topography) of the site and the 

requirements in the IDO. 

Parking Area Separation: The proposed 5,560 square foot parking area on the west 

side provides an additional 23 parking spaces in an otherwise underdeveloped area 

of the site. Providing parking in this area expands the parking offered on the site, 

provides more convenient parking, and avoids the creation of a large parking field. 

The new parking area is in alignment and has a similar setback as the existing 

parking to the south, which as stated above, was the result of the shape and 

topography challenges in developing this property.  

The variance is the minimum necessary to expand parking in this area to serve 

residents and avoid a reconfiguration of the site circulation, which is not a 

feasible option.  The Applicant has agreed to construct an opaque, 3-foot screen 

wall along the west edge of the new parking area to protect the residential 

development to the west. 

The Applicant states the Variance is the minimum necessary to avoid 

extraordinary hardship or practical difficulties.   

Staff finds the site hardship supports the Variance to Neighborhood Edges 50-

foot separation and that it is the minimum necessary. 

Similar to the analysis in Criteria 4 above, staff does not find the existing 

topography and shape of the project site supports approximately 83% additional 

height for the IL Building as the minimum necessary to avoid extraordinary 

hardship or practical difficulties.  Staff supports a Variance of less than 50% 

additional height or 17-feet to the current maximum for each building, resulting 

in a potential of 52-foot high buildings.  Planning staff recommends this as the 

minimum necessary to avoid extraordinary hardship or practical difficulties for 

this institutional facility that provides a needed service for seniors. 
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V. Agency & Neighborhood Concerns 

Reviewing Agencies 

Describe significant comments or outstanding issues that affect the request, otherwise 

refer to the agency comments at the end of the staff report 

Neighborhood/Public 

The applicant notified the District 8 Coalition of Neighborhood Associations and 

property owners within 100 feet of the subject site as required.  Residents of LVL are 

not property owners but sign a “Life Care Agreement” and pay an entrance fee and 

monthly service fee, which goes towards paying life time health care for the resident as 

they age in place.  The applicant performed outreach with its residents since 2017 as 

described in the Neighborhood appendix (see attached). 

A neighborhood meeting occurred with the District 8 Coalition of Neighborhood 

Associations on May 23, 2019.  The meeting notes (see attached) show that the District 

8 Coalition primarily had questions and their position was not determined. 

Staff has received two letters in opposition to the request from residents of the complex 

including the Board of Directors of the La Vida Llena Chapter of the National 

Continuing Care Residents Association as well as Donald and Susan Norton.  

VI. Conclusion 

This is an application for a Major Amendment to a Prior Approval, Site Development 

Plan (SI-2019-00117) for the La Vida Llena Retirement Community complex, and two 

(2) Variances. 

The applicant wishes to add two new buildings and a parking area to the existing Site 

Development Plan for Building Permit, which requires approval by the EPC.   

In addition to the Major Amendment, the applicant is requesting two Variances-EPC 

from the following IDO provisions: 

 Pursuant to IDO Table 2-3-9(G), R-ML Zone District Dimensional Standards, 

the maximum building height in the existing R-ML zone is 35-feet. (VA-2019-

00152). 

 Pursuant to IDO Section 5-9(F)(1), Neighborhood Edges, the parking lot 

addition to the west of the property is required to be separated 50-feet from the 

abutting Protected Lot (low-density residential) to the west.  (VA-2019-00179). 

Staff finds the applicant has met the burden and a Variance to building height as well as 

to the 50-foot separation between the parking lot and the low-density residential lot is 

the minimum necessary to avoid extraordinary hardship or practical difficulties given 

the site’s topography and shape, and given the minimal consequences on surrounding 

properties.  Staff recommends conditional approval including a condition to revise the 

height request to be 17-feet in excess of the existing maximum 35-feet (52-feet total). 
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Findings, SI-2019-00117 

Major Amendment to a Prior Approval, Site Development Plan   

1. This is a request for a Major Amendment to a Prior Approval, Site Development Plan for the La 

Vida Llena Retirement Community complex for all or a portion of Amended Plat Land in 

Section 33 T11N R4E La Vida Lena, located at 10501 Largima de Oro Road NE, and 

containing approximately 16.9 acres. 

2. The applicant wishes to add two new buildings and a parking area to the existing Site 

Development Plan for Building Permit. 

3. The proposed use of “Assisted Living Facility or Nursing Home” is Permissive within the 

existing R-ML zone. 

4. The Site Development Plan for Building Permit that originally permitted the La Vida 

Llena (LVL) complex was approved by the Environmental Planning Commission (EPC) 

in June of 1981 (Z-80-135) in conjunction with the zone change to SU-1 for Retirement 

Center/Nursing Home.  LVL opened its doors in 1983. 

5. In 2012, LVL opened a 4-story building containing 58 Independent Living units at the 

southwest corner of Lagrima de Oro and Juan Tabo. 

6. In May of 2018, the Integrated Development Ordinance (IDO) converted the property’s 

previous zoning, SU-1 for Retirement Center/Nursing Home, which was Site Plan 

controlled, to R-ML with an existing Site Plan pursuant to City Council adopted 

conversion rules: the existing use, Assisted Living Facility or Nursing Home, is first 

permitted in the R-ML zone.   

7. The Albuquerque/Bernalillo County Comprehensive Plan and the City of Albuquerque 

Integrated Development Ordinance (IDO) are incorporated herein by reference and made 

part of the record for all purposes. 

8. The subject site is located in an Area of Change as designated by the Comprehensive 

Plan.  Areas of Change are intended to be the focus of urban-scale development that 

benefits job growth and housing opportunities.   

9. The Comprehensive Plan designates Montgomery Boulevard NE to the south as a Major 

Transit Corridor which is intended to prioritize high-frequency transit in Corridors 

consistent with regional transportation plans. Applicable policies include: 

 5.1.10 Major Transit Corridors:  Foster corridors that prioritize high-frequency 

transit service with pedestrian-oriented development.  

f) Encourage higher-density residential developments within ¼ mile of transit 

stops or stations. 

g) Minimize negative impacts on nearby neighborhoods by providing transitions 

between development along Transit Corridors and abutting single-family 

residential areas. 
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 5.6 City Development Areas: Encourage and direct growth to Areas of Change 

where it is expected and desired and ensure that development in and near Areas of 

Consistency reinforces the character and intensity of the surrounding area. 

 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.  

h) Increase the supply of housing that is affordable for all income levels.  

i) 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.  

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

 9.2.2 High Quality:  Encourage quality and innovation in new housing design and 

construction, materials, and energy and water conservation. 

10. The attached Site Development Plan has been evaluated for conformance with applicable 

regulations and policies of the City adopted Integrated Development Ordinance (IDO) 

and the Comprehensive Plan.  The Conditions of Approval correspond to the Site 

Development Plan elements that do not conform to the requirements of applicable IDO 

regulations. 

11. The applicant notified the District 8 Coalition of Neighborhood Associations and 

property owners within 100 feet of the subject site as required.  A neighborhood meeting 

occurred with the District 8 Coalition of Neighborhood Associations on May 23, 2019.   

12. The applicant performed outreach with its residents since 2017. 

13. Staff has received two letters in opposition to the request from residents of the complex 

including the Board of Directors of the La Vida Llena Chapter of the National Continuing 

Care Residents Association and Donald and Susan Norton.  

 

Recommendation  

APPROVAL of Project #: 2019-002114, SI-2019-00117, a request for Major 

Amendment to a Prior Approval, Site Development Plan, for all or a portion of 

Amended Plat Land in Section 33 T11N R4E La Vida Lena, based on the 

preceding Findings and subject to the following Conditions of Approval.  
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Conditions Of Approval, SI-2019-00117 

1. The applicant shall coordinate with the staff planner to ensure that all Conditions of 

Approval are met and then submit a vetted, final version to the staff planner for filing at 

the Planning Department. 

2. The Site Development Plan shall comply with the General Regulations of the IDO, the 

Subdivision Ordinance, and all other applicable design regulations, except as specifically 

approved by the EPC. 

3. The Site Plan shall note any Variance–EPC that has been granted/approved. 

4. The Site Plan be reviewed and approved by the Development Review Board (DRB) 

subsequent to EPC approval for review of technical standards.   

5. Pursuant to Table 5-1-1, Usable Open Space is required to be 200 square foot per 

Efficiency unit.  The Site Plan shall meet the applicable regulation for Usable Open 

Space and the applicant shall show this in a calculation on the Site Plan. 

6. The Site Plan shall provide, pursuant to IDO Section 5-5(E)(4)(e), where the primary use 

includes 100 or more dwelling units, 20 percent of required bicycle spaces should be in 

secured long term storage lockers, approximately 6 lockers. 

7. The Site Plan shall illustrate to the satisfaction of the City Engineer, pursuant to 5-

7(F)(1)(a), retaining walls limited to 6-feet unless a higher wall is approved by the City 

Engineer as necessary.  Pursuant to 5-7(F)(1)(b), Retaining walls higher than 6-feet tall 

shall be terraced.  Pursuant to 5-7(F)(2), the terraces should be broken by at least 4-feet 

wide planters/pockets for landscaping unless reduced by approval by the City Engineer.  

8. The Site Plan shall provide, pursuant to IDO Section 5-9(E)(2), a minimum 6-foot high 

opaque wall as required to visually screen parking lots bordering Protected Lots, which 

includes the townhouses to the west.  The wall on the west side of the parking lot shall be 

increased from 42” to 72”. 

10. This Site Plan shall be submitted to and approved by the DRB for the below technical 

issues/requirements:    

11. Conditions of Approval from other agencies: 

a. Transportation Development Services 

 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) 

 Site plan shall comply and be in accordance with all applicable City of 

Albuquerque requirements, including the Development Process Manual and 

current ADA criteria. 

The following comments need to be addressed prior to DRB: 

 Please provide referenced detail sheet C-501 for review along with this set. 
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b. Police Department/Planning 

 Ensure adequate lighting throughout the project, to include parking areas, 

pedestrian walkways, and courtyards. 

 Limit and clearly delineate access to the property; i.e. Resident Parking and 

Visitor Parking. 

 Install No Trespassing signs that cite the City Ordinance so that they are visible 

immediately upon entering the property. 

c. Solid Waste Management Department 

 The new/proposed bldg.. #38/IL Wing on Pg. SP-EPC-1 appears to hinder refuse 

driver’s turnaround/back up access to existing refuse compactor.  Adjust per 

SWM requirements. 

d. Albuquerque Bernalillo County Water Utility Authority (ABCWUA) 

 From the proposed Utility Plan, it is understood that several fire lines, sanitary 

sewer services, and a large meter service are required for the two proposed 

structures.  In addition to the desired infrastructure there is also need for the 

public waterline (onsite) to be relocated.  Prior to these infrastructure 

improvements being performed, an Availability Statement must first be executed 

for the site.  

 As a condition of approval please request an availability statement here:  

http://www.abcwua.org/Availability_Statements.aspx 

 Request shall include a City Fire Marshal approved Fire 1 Plan and a zone map 

showing the site location. 

 Please note that a work order process will be required for the relocation of the 

existing public onsite waterline. 

 Please note that all onsite public waterline shall be within a public waterline 

easement.  Existing waterline easements that will not be utilized should be 

abandoned.  

 All onsite hydrants shall be considered private and painted safety orange. 

e. Public Service Company of New Mexico (PNM) 

 There are numerous electric utility easements on the property serving La Vida 

Llena. It is the applicant’s obligation to abide by any conditions or terms of those 

easements and required clearances.  The applicant will need to coordinate with 

PNM’s New Service Delivery Department regarding proposed building location, 

proposed tree species and building heights in order to ensure sufficient safety 

clearances and to avoid interference with the existing overhead and underground 

distribution facilities. Any relocation, changes or realignment of existing electric 
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utilities will be the developer’s expense.  PNM’s standard is for trees to be 

planted outside the PNM easement. 

 It will be necessary to contact the PNM New Service Delivery Department to 

coordinate electric service regarding this project. Contact: Andrew Gurule, PNM 

Service Center, 4201 Edith Boulevard NE, Albuquerque, NM 87107, Phone: 

(505) 241-0589  



CITY OF ALBUQUERQUE ENVIRONMENTAL PLANNING COMMISSION 

PLANNING DEPARTMENT Project #: 2019-002114, SI-2019-00117, 

CURRENT PLANNING SECTION  VA-2019-00152, VA 2019-00179 

 Hearing Date:  June 13, 2019 
  

 

29 | P a g e  

 

Findings, VA-2019-00152 

Variance to R-ML Building Height 

1. This is a request for a Major Amendment to a Prior Approval, Site Development Plan for 

the La Vida Llena Retirement Community complex for all or a portion of Amended Plat 

Land in Section 33 T11N R4E La Vida Lena, located at 10501 Largima de Oro Road NE, 

and containing approximately 16.9 acres. 

2. The applicant wishes to add two new buildings and a parking area to the existing Site 

Development Plan for Building Permit. 

3. The proposed use of “Assisted Living Facility or Nursing Home” is Permissive within the 

existing R-ML zone. 

4. The Site Development Plan for Building Permit that originally permitted the La Vida 

Llena (LVL) complex was approved by the Environmental Planning Commission (EPC) 

in June of 1981 (Z-80-135) in conjunction with the zone change to SU-1 for Retirement 

Center/Nursing Home.  LVL opened its doors in 1983. 

5. In 2012, LVL opened a 4-story building containing 58 Independent Living units in very 

close proximity at the southwest corner of Lagrima de Oro and Juan Tabo. 

6. In May of 2018, the Integrated Development Ordinance (IDO) converted the property’s 

previous zoning, SU-1 for Retirement Center/Nursing Home, which was Site Plan 

controlled, to R-ML with an existing Site Plan pursuant to City Council adopted 

conversion rules: the existing use, Assisted Living Facility or Nursing Home, is first 

permitted in the R-ML zone.   

7. The Albuquerque/Bernalillo County Comprehensive Plan and the City of Albuquerque 

Integrated Development Ordinance (IDO) are incorporated herein by reference and made 

part of the record for all purposes. 

8. The subject site is located in an Area of Change as designated by the Comprehensive 

Plan.  Areas of Change are intended to be the focus of urban-scale development that 

benefits job growth and housing opportunities.   

9. The Comprehensive Plan designates Montgomery Boulevard NE to the south as a Major 

Transit Corridor which is intended to prioritize high-frequency transit in Corridors 

consistent with regional transportation plans. Applicable policies include: 

 5.1.10 Major Transit Corridors:  Foster corridors that prioritize high-frequency 

transit service with pedestrian-oriented development.  

k) Encourage higher-density residential developments within ¼ mile of transit 

stops or stations. 

l) Minimize negative impacts on nearby neighborhoods by providing transitions 

between development along Transit Corridors and abutting single-family 

residential areas. 
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 5.6 City Development Areas: Encourage and direct growth to Areas of Change 

where it is expected and desired and ensure that development in and near Areas of 

Consistency reinforces the character and intensity of the surrounding area. 

 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.  

m) Increase the supply of housing that is affordable for all income levels.  

n) 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.  

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

 9.2.2 High Quality:  Encourage quality and innovation in new housing design and 

construction, materials, and energy and water conservation. 

10. Pursuant to IDO Section 6-6(M)(3) Review and Decision Criteria, "an application for a 

Variance-EPC shall be approved if it meets all of the following criteria": 

1. 6-6(N)(3)(a) There are special circumstances applicable to the subject property that 

are not self-imposed and that do not apply generally to other property in the same 

zone district and vicinity, including but not limited to size, shape, topography, 

location, surroundings, and physical characteristics, and such special circumstances 

were created either by natural forces or by government eminent domain actions for 

which no compensation was paid. Such special circumstances of the property either 

create an extraordinary hardship in the form of a substantial and unjustified limitation 

on the reasonable use or return on the property, or practical difficulties result from 

strict compliance with the minimum standards. 

The applicant cites the existing topography and the shape of the lot as special 

circumstances applicable to the subject property that are not self-imposed and 

do not apply generally to other property in the same zone district and vicinity , 

and which create practical difficulties.  Staff finds that although one of these 

aspects alone may not pose an extraordinary hardship, the two together limit 

the area where buildings may be constructed on the subject site.  Staff finds 

that citing the buildings in the configuration shown, adjacent to the front and 

rear property line and adding stories, limits effects on surrounding properties 

while managing difficulties with the topography and lot shape on the subject 

property. 

2. 6-6(N)(3)(b) The Variance will not be materially contrary to the public safety, health, 

or welfare. 

The applicant states the Variance requests will not be materially contrary to 

public safety, health, or welfare.  There is no evidence that extra height and 

closeness of the parking area, as long as there is the required screening wall 
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and landscaped buffer will be un-safe or unhealthy or contrary to public 

welfare.  The applicant cites reasons regarding the research into the well-being 

of seniors why the proposed project will contribute to the health and welfare 

of the public. 

The property to the north is occupied by the local community college, CNM.  

The nursing program coordinates with LVL for student interaction with 

residents and there is cross access from users of each site, which contributes to 

public welfare.  The property immediately across the street to the south (zoned 

NR-PO-A) is occupied by little league baseball fields and other properties 

across Lagrima de Oro are zoned PD and used for office use, which means 

residences will not be affected.   

3. The Variance does not cause significant material adverse impacts on surrounding 

properties or infrastructure improvements in the vicinity. 

The applicant states the Variances will not cause significant material adverse 

impacts on surrounding properties or infrastructure improvements in the 

vicinity. 

To the north the subject site is adjacent to the CNM campus, which is zoned 

R-1D low density residential.  CNM, a subdivision of the State, is immune 

from compliance with City zoning, and has developed the campus with 

buildings of considrably large mass and large parking lots as is needed by a 

community college.  Therefore, because low density residential development 

does not occur on the lot, it is not a “Protected Lot” pursuant to IDO Section 

5-9.  In addition, the subject site is below the natural grade of the adjacent 

CNM property, and therefore, the height impact will be lessened.  CNM has 

submitted a letter in support of the LVL project proposal. 

To the south of the subject site, across the street, are little-league baseball 

fields zoned NR-PO-A.  Other properties across Lagrima de Oro are zoned PD 

and are used for commercial office use.  Further to the south is the 

commercial area along Montgomery Boulevard NE, a Major Transit Corridor.  

Therefore, because they are non-residential uses, the request will not 

materially adversely affect these properties. 

4. The Variance will not materially undermine the intent and purpose of this IDO or the 

applicable zone district. 

The purpose of the IDO is to: 

1-3(A) Implement the adopted Albuquerque/Bernalillo County 

Comprehensive Plan (ABC Comp Plan), as amended.  

1-3(B) Ensure that all development in the City is consistent with the spirit and 

intent of any other plans and policies adopted by City Council.   
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1-3(C) Ensure the provision of adequate public facilities and services for new 

development. 

1-3(D) Protect the quality and character of residential neighborhoods. 

1-3(E) Promote the economic development and fiscal sustainability of the 

City. 

1-3(F) Provide for the efficient administration of City land use and 

development regulations. 

1-3(G) Protect the health, safety, and general welfare of the public. 

1-3(H) Provide for orderly and coordinated development patterns. 

1-3(I) Encourage the conservation and efficient use of water and other natural 

resources. 

1-3(J) Implement a connected system of parks, trails, and open spaces to 

promote improved outdoor activity and public health. 

1-3(K) Provide reasonable protection from possible nuisances and hazards and 

to otherwise protect and improve public health. 

1-3(L) Encourage efficient and connected transportation and circulation 

systems for motor vehicles, bicycles, and pedestrians. 

Staff finds the request will not materially undermine the intent and purpose of 

this IDO because it implements the above subsections. 

The purpose of the R-ML zone district is to provide for a variety of low- to 

medium-density housing options. The primary land uses are townhouses and 

low-density multi-family buildings, as well as civic and institutional uses, 

such as Assisted Living, to serve the surrounding residential areas. 

In general, the request will not materially undermine the intent and purpose of 

applicable zone district because it provides expanded housing options and 

parking options for those senior residents. 

However, an additional 29-foot or approximately 83% increase over the 

permitted 35-feet in the existing R-ML zone for the IL Building is not 

consistent with low to medium density.  Staff notes the nearby and relatively 

new Assisted Living building at the corner of Lagrima de Oro and Juan Tabo 

is 48-feet in height as a height comparison.  Staff recommends a similar height 

variance for both proposed new buildings on the entire project site, and 

supports a Variance to permit less than an additional 50% in height or 17-feet 

to the current maximum for each building to mitigate the hardship created and 

caused by topography and the shape of the site, resulting in a potential of 52-

foot high buildings.  It is within the EPC’s authority to condition any approval 

to comport with the intent and purpose of the R-ML zone. 

5. The Variance approved is the minimum necessary to avoid extraordinary hardship or 

practical difficulties. 
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The Applicant states the Variance is the minimum necessary to avoid 

extraordinary hardship or practical difficulties.   

Similar to the analysis in Criteria 4 above, staff does not find the existing 

topography and shape of the project site supports approximately 83% 

additional height for the IL Building as the minimum necessary to avoid 

extraordinary hardship or practical difficulties.  Staff supports a Variance of 

less than 50% additional height or 17-feet to the current maximum for each 

building, resulting in a potential of 52-foot high buildings.  Planning staff 

recommends this as the minimum necessary to avoid extraordinary hardship 

or practical difficulties for this institutional facility that provides a needed 

service for seniors. 

11. The applicant notified the District 8 Coalition of Neighborhood Associations and 

property owners within 100 feet of the subject site as required.  A neighborhood meeting 

occurred with the District 8 Coalition of Neighborhood Associations on May 23, 2019.   

12. The applicant performed outreach with its residents since 2017.. 

13. Staff has received two letters in opposition to the request from residents of the complex 

including the Board of Directors of the La Vida Llena Chapter of the National Continuing 

Care Residents Association and Donald and Susan Norton.  

 

Recommendation  

APPROVAL of Project #: 2019-002114, SI-2019-00152, a request for Major 

Amendment to a Prior Approval, Site Development Plan, for all or a portion of 

Amended Plat Land in Section 33 T11N R4E La Vida Lena, based on the 

preceding Findings and subject to the following Condition of Approval. 

 

Conditions Of Approval, VA-2019-00152 

1. Variance to Building Height (IDO Section 5-1(C) Table 5-1-1, Building Height 

Maximum R-ML zone) shall be 17-feet over the required maximum height of 35-feet for 

a total of 52-feet for each new building. 
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Findings, VA-2019-00179 

Variance to Neighborhood Edges 

1. This is a request for a Major Amendment to a Prior Approval, Site Development Plan for the La 

Vida Llena Retirement Community complex for all or a portion of Amended Plat Land in 

Section 33 T11N R4E La Vida Lena, located at 10501 Largima de Oro Road NE, and 

containing approximately 16.9 acres. 

2. The applicant wishes to add two new buildings and a parking area to the existing Site 

Development Plan for Building Permit. 

3. The proposed use of “Assisted Living Facility or Nursing Home” is Permissive within the 

existing R-ML zone. 

4. The Site Development Plan for Building Permit that originally permitted the La Vida 

Llena (LVL) complex was approved by the Environmental Planning Commission (EPC) 

in June of 1981 (Z-80-135) in conjunction with the zone change to SU-1 for Retirement 

Center/Nursing Home.  LVL opened its doors in 1983. 

5. In 2012, LVL opened a 4-story building containing 58 Independent Living units at the 

southwest corner of Lagrima de Oro and Juan Tabo. 

6. In May of 2018, the Integrated Development Ordinance (IDO) converted the property’s 

previous zoning, SU-1 for Retirement Center/Nursing Home, which was Site Plan 

controlled, to R-ML with an existing Site Plan pursuant to City Council adopted 

conversion rules: the existing use, Assisted Living Facility or Nursing Home, is first 

permitted in the R-ML zone.   

7. The Albuquerque/Bernalillo County Comprehensive Plan and the City of Albuquerque 

Integrated Development Ordinance (IDO) are incorporated herein by reference and made 

part of the record for all purposes. 

8. The subject site is located in an Area of Change as designated by the Comprehensive 

Plan.  Areas of Change are intended to be the focus of urban-scale development that 

benefits job growth and housing opportunities.   

9. The Comprehensive Plan designates Montgomery Boulevard NE to the south as a Major 

Transit Corridor which is intended to prioritize high-frequency transit in Corridors 

consistent with regional transportation plans. Applicable policies include: 

 5.1.10 Major Transit Corridors:  Foster corridors that prioritize high-frequency 

transit service with pedestrian-oriented development.  

p) Encourage higher-density residential developments within ¼ mile of transit 

stops or stations. 

q) Minimize negative impacts on nearby neighborhoods by providing transitions 

between development along Transit Corridors and abutting single-family 

residential areas. 
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 5.6 City Development Areas: Encourage and direct growth to Areas of Change 

where it is expected and desired and ensure that development in and near Areas of 

Consistency reinforces the character and intensity of the surrounding area. 

 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.  

r) Increase the supply of housing that is affordable for all income levels.  

s) 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.  

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

 9.2.2 High Quality:  Encourage quality and innovation in new housing design and 

construction, materials, and energy and water conservation. 

10. Pursuant to IDO Section 6-6(M)(3) Review and Decision Criteria, "an application for a 

Variance-EPC shall be approved if it meets all of the following criteria": 

1. 6-6{N){3){a) There are special circumstances applicable to the subject property that 

are not self-imposed and that do not apply generally to other property in the same 

zone district and vicinity, including but not limited to size, shape, topography, 

location, surroundings, and physical characteristics, and such special circumstances 

were created either by natural forces or by government eminent domain actions for 

which no compensation was paid. Such special circumstances of the property either 

create an extraordinary hardship in the form of a substantial and unjustified limitation 

on the reasonable use or return on the property, or practical difficulties result from 

strict compliance with the minimum standards. 

The applicant cites the existing topography and the shape of the lot as special 

circumstances applicable to the subject property that are not self-imposed and 

do not apply generally to other property in the same zone district and vicinity , 

and which create practical difficulties.  Staff finds that although one of these 

aspects alone may not pose an extraordinary hardship, the two together limits 

the area where elements may be constructed on the subject site.   

The applicant also describes the existing development as constructed under 

the prior SU-1 zone which was controlled by an EPC approved Site Plan and 

would have permitted expansion per EPC approval.  The applicant is 

constrained by existing development and coordinating new development with 

the existing, which affects the alignment of the parking area on the west 

property line, making it not possible to locate this parking area 50-foot from 

the adjacent lot.  
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2. 6-6(N)(3)(b) The Variance will not be materially contrary to the public safety, health, 

or welfare. 

The applicant states the Variance requests will not be materially contrary to 

public safety, health, or welfare.  There is no evidence that extra height and 

closeness of the parking area, as long as there is the required screening wall 

and landscaped buffer will be un-safe or unhealthy or contrary to public 

welfare.  The applicant cites reasons regarding the research into the well-being 

of seniors why the proposed project will contribute to the health and welfare 

of the public. 

The property to the north is occupied by the local community college, CNM.  

The nursing program coordinates with LVL for student interaction with 

residents and there is cross access from users of each site, which contributes to 

public welfare.  The property to the west is occupied by townhouses and a 6-

foot screening wall will mitigate potential issues. 

3. The Variance does not cause significant material adverse impacts on surrounding 

properties or infrastructure improvements in the vicinity. 

The applicant states the Variances will not cause significant material 

adverse impacts on surrounding properties or infrastructure improvements 

in the vicinity. 

To the west, the subject site is bordered by a low-density residential use 

which has protected status. Planning staff has not received any comments 

from these property owners, and even if there is not a full 50-foot separation 

of new parking spaces, it will be required that the applicant meet the other 

Neighborhood Edges provisions , including a 6-foot opaque wall and a 

minimum 15-foot wide landscape buffer.  The subject site is at a higher 

elevation than the townhouses, and the required 6-foot opaque wall and the 

proposed 15-25 foot landscape buffer will effectively screen parked cars 

from view. 

4. The Variance will not materially undermine the intent and purpose of this IDO or the 

applicable zone district. 

The purpose of the IDO is to: 

1-3(A) Implement the adopted Albuquerque/Bernalillo County 

Comprehensive Plan (ABC Comp Plan), as amended.  

1-3(B) Ensure that all development in the City is consistent with the spirit and 

intent of any other plans and policies adopted by City Council.   

1-3(C) Ensure the provision of adequate public facilities and services for new 

development. 

1-3(D) Protect the quality and character of residential neighborhoods. 
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1-3(E) Promote the economic development and fiscal sustainability of the 

City. 

1-3(F) Provide for the efficient administration of City land use and 

development regulations. 

1-3(G) Protect the health, safety, and general welfare of the public. 

1-3(H) Provide for orderly and coordinated development patterns. 

1-3(I) Encourage the conservation and efficient use of water and other natural 

resources. 

1-3(J) Implement a connected system of parks, trails, and open spaces to 

promote improved outdoor activity and public health. 

1-3(K) Provide reasonable protection from possible nuisances and hazards and 

to otherwise protect and improve public health. 

1-3(L) Encourage efficient and connected transportation and circulation 

systems for motor vehicles, bicycles, and pedestrians. 

Staff finds the request will not materially undermine the intent and purpose of 

this IDO because it implements the above subsections. 

The purpose of the R-ML zone district is to provide for a variety of low- to 

medium-density housing options. The primary land uses are townhouses and 

low-density multi-family buildings, as well as civic and institutional uses, 

such as Assisted Living, to serve the surrounding residential areas. 

In general, the request will not materially undermine the intent and purpose of 

applicable zone district because it provides expanded housing options and 

parking options for those senior residents. 

5. The Variance approved is the minimum necessary to avoid extraordinary hardship or 

practical difficulties. 

The Applicant states the Variance is the minimum necessary to avoid 

extraordinary hardship or practical difficulties.   

Staff finds the site hardship supports the Variance to Neighborhood Edges 50-

foot separation and that it is the minimum necessary. 

11. The applicant notified the District 8 Coalition of Neighborhood Associations and 

property owners within 100 feet of the subject site as required.  A neighborhood meeting 

occurred with the District 8 Coalition of Neighborhood Associations on May 23, 2019.   

12. The applicant performed outreach with its residents since 2017. 

13. Staff has received two letters in opposition to the request from residents of the complex 

including the Board of Directors of the La Vida Llena Chapter of the National Continuing 

Care Residents Association and Donald and Susan Norton.  
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Recommendation  

APPROVAL of Project #: 2019-002114, SI-2019-00179, a request for Major 

Amendment to a Prior Approval, Site Development Plan, for all or a portion of 

Amended Plat Land in Section 33 T11N R4E La Vida Lena, based on the 

preceding Findings. 

 

 

 

 

 

Cheryl Somerfeldt 

Current Planner 

 

 

Notice of Decision cc list:  

List will be finalized subsequent to the EPC hearing on June 13, 2019. 
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Agency Comments 

PLANNING DEPARTMENT 

Long Range Planning 

Current IDO Zone: R-ML 

Request:  Major Amendment to Site Plan and Variance 

The site is located at 10501 Lagrima de Oro Rd NE between Juan Tabo Blvd NE and 

Morris St. NE on approximately 17 acres. The site is zoned R-ML.  There is R-1D 

zoning to the north, R-ML zoning to the east, and a mix of R-T and R-ML to the west. 

R-ML allows a maximum building height of 35 feet.  The variance request is for an 

additional 30 feet in building height.  The purpose of the R-ML zone district is to 

“provide for a variety of low- to medium-density housing options.  The primary land 

uses are townhouses and low-density multi-family buildings…”  

The site is within an Area of Change and the Major Transit Corridor along 

Montgomery Blvd. 

The EPC will need to carefully consider whether the variance request to building height 

for additional dwelling units is appropriate given the purpose of the R-ML zone to 

allow low- to medium-density housing options. 

ABC Comprehensive Plan Policy 5.1.10 Major Transit Corridors:  Foster corridors that 

prioritize high-frequency transit service with pedestrian-oriented development.  

a) Encourage higher-density residential developments within ¼ mile of transit stops 

or stations. 

b) Minimize negative impacts on nearby neighborhoods by providing transitions 

between development along Transit Corridors and abutting single-family residential 

areas. 

ABC Comprehensive Plan Goal 5.6 City Development Areas: Encourage and direct 

growth to Areas of Change where it is expected and desired and ensure that 

development in and near Areas of Consistency reinforces the character and intensity of 

the surrounding area. 

ABC Comprehensive Plan 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.  

a) Increase the supply of housing that is affordable for all income levels.  

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.  
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ABC Comprehensive Plan Policy 9.1.2 Affordability:  Provide for mixed-income 

neighborhoods by encouraging high-quality, affordable and mixed income housing 

options throughout the area.  

ABC Comprehensive Plan 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.  

ABC Comprehensive Plan Policy 9.2.2 High Quality:  Encourage quality and 

innovation in new housing design and construction, materials, and energy and water 

conservation.  

Transportation Development Services 

Transportation Development Conditions: 

 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).  

 Site plan shall comply and be in accordance with all applicable City of 

Albuquerque requirements, including the Development Process Manual and 

current ADA criteria. 

The following comments need to be addressed prior to DRB: 

 Please provide referenced detail sheet C-501 for review along with this set. 

VA-2019-00152 –Variance 

 No objection to the request. 

MUNICIPAL DEVELOPMENT DEPARTMENT (DMD) TRANSPORTATION  

Reviewed. No Comments. 

POLICE DEPARTMENT/Planning 

Regarding the proposed Project Project #2019-002214 (1003807), La Vida Llena 10501 

Lagrima de Oro, I respectfully submit the following comments based on Crime 

Prevention through Environmental Design: 

 Ensure adequate lighting throughout the project, to include parking areas, 

pedestrian walkways, and courtyards. 

 Ensure natural surveillance and clear lines of sight throughout the facility. Natural 

surveillance requires a space free from natural and physical barrier (i.e. open 

picket vs. solid fences). Establish a clear line of sight from the parking areas to 

the residential building and from the building the parking areas. 
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 Ensure that landscaping is maintained to provide natural surveillance, trimming 

trees up to create a canopy of at least six feet; and trimming shrubs and bushes 

down to three feet. 

 Ensure adequate locking devices (i.e. deadbolt locks) on residential units. 

 Ensure eye-viewers on primary and secondary entrance doors to residential units. 

 Limit and clearly delineate access to the property; i.e. Resident Parking and 

Visitor Parking. 

 Clearly delineate public, semi-public, semi-private, and private space throughout 

the project. 

 Install No Trespassing signs that cite the City Ordinance so that they are visible 

immediately upon entering the property. 

If you have any questions regarding these CPTED recommendations, please call me at 

256-2050.  I am also available to do an on-site security survey after the project is 

complete. 

SOLID WASTE MANAGEMENT DEPARTMENT 

The new/proposed bldg.. #38/IL Wing on Pg. SP-EPC-1 appears to hinder refuse 

driver’s turnaround/back up access to existing refuse compactor. 

ABC WATER UTILITY AUTHORITY (ABCWUA) 

 No adverse comment to the proposed amendment. 

 The site is currently receiving service. 

 From the proposed Utility Plan, it is understood that several fire lines, sanitary 

sewer services, and a large meter service are required for the two proposed 

structures.  In addition to the desired infrastructure there is also need for the 

public waterline (onsite) to be relocated.  Prior to these infrastructure 

improvements being performed, an Availability Statement must first be executed 

for the site.  

 As a condition of approval please request an availability at the link below: 

http://www.abcwua.org/Availability_Statements.aspx 

 Request shall include a City Fire Marshal approved Fire 1 Plan and a zone map 

showing the site location. 

 Please note that a work order process will be required for the relocation of the 

existing public onsite waterline. 

 Please note that all onsite public waterline shall be within a public waterline 

easement.  Existing waterline easements that will not be utilized should be 

abandoned.  
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 All onsite hydrant shall be considered private and painted safety orange. 

VA-2019-00152 – Variance  

 No adverse comment to the proposed variance. 

ALBUQUERQUE PUBLIC SCHOOLS 

No adverse impacts. 

Albuquerque Metropolitan Arroyo Flood Control (AMAFCA) 

No objections. 

MID-REGION COUNCIL OF GOVERNMENTS (MRCOG) / MID-REGION 

METROPOLITAN PLANNING ORGANIZATION (MRMPO) 

MRMPO has no adverse comments. 

PUBLIC SERVICE COMPANY OF NEW MEXICO 

Conditions for Approval for Major Amendment Site Development Plan (La Vida Llena 

Retirement Community additions located at 10501 Lagrima de Oro Rd. NE between 

Morris St. NE and Juan Tabo Blvd. NE): 

 There are numerous electric utility easements on the property serving La Vida 

Llena. It is the applicant’s obligation to abide by any conditions or terms of those 

easements and required clearances.  The applicant will need to coordinate with 

PNM’s New Service Delivery Department regarding proposed building location, 

proposed tree species and building heights in order to ensure sufficient safety 

clearances and to avoid interference with the existing overhead and underground 

distribution facilities. Any relocation, changes or realignment of existing electric 

utilities will be the developer’s expense.  PNM’s standard is for trees to be 

planted outside the PNM easement. 

 It will be necessary to contact the PNM New Service Delivery Department to 

coordinate electric service regarding this project. Contact: 

Andrew Gurule, PNM Service Center, 4201 Edith Boulevard NE, Albuquerque, NM 

87107, Phone: (505) 241-0589 

NEW MEXICO DEPARTMENT OF TRANSPORTATION (NMDOT) 

NMDOT has no comments at this this time. 

PARKS AND RECREATION DEPARTMENT 

Major Amendment to Site Development Plan and Height Variance. 

The Parks and Recreation Department has reviewed this application and has no 

objection to the proposed Site Plan amendment or variance.  The development should 

not negatively affect the park facility across the street on Lagrima del Oro.   
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View of the subject site looking north from Lagrima de Oro Road NE, including the entrance sign. 

 

 

 

 

 

 

 

 

 

 

 

 

View of the subject site looking east from Lagrima de Oro Road NE. 
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View of the subject site looking west from Lagrima de Oro Road NE. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View of the rear lot line of the subject site looking south from TVI Road.  
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Attachments:  ZoneAtlasPage_F-21-Z.pdf

From: Jackie Fishman 
Sent: Wednesday, December 12, 2018 2:05 PM
To: mary.kurkjian@gmail.com; dhc@zianet.com
Cc: Charlene Johnson <Johnson@consensusplanning.com>
Subject: RE: PreApplication Notification for New Application

Ms. Kurkjian and Mr. Couchman –

I just realized that I didn’t attach a map showing the location of our request. Please see attached
map.

Dear Ms. Kurkjian, Mr. Couchman, and the District 8 Coalition of
Neighborhood Associations:

This email is notification that Consensus Planning is preparing an application
for a Site Plan amendment that will be submitted to the Environmental
Planning Commission (EPC) on behalf of La Vida Llena. The site is located at
La Vida Llena’s existing campus at 10501 Lagrima de Oro Road NE, just west of
Juan Tabo Boulevard. The site was previously zoned SU-1 Retirement
Center/Nursing Home prior to the adoption of the Integrated Development
Ordinance (IDO). The IDO converted the zoning to RM-L. The IDO process
requires major amendments to existing site plans to be reviewed and
approved by the EPC. The Applicant is proposing to amend the existing
approved site plan to include two additional buildings and remodel portions
of the existing buildings. The request to EPC will also include a height variance
to one of the new buildings.

Your association may request a meeting regarding this project by replying to
this email at fishman@consensusplanning.com, or by phone at (505) 764-9801.
A meeting request must be received by Friday, December 27, 2018 and the
meeting must be scheduled within 30 days of the request, per the IDO
requirements.

Sincerely,

Jacqueline Fishman, AICP 
Principal
Consensus Planning, Inc. 
302 Eighth Street NW
Albuquerque, NM 87102 
P: 505.764.9801
f: 505.842.5495

mailto:fishman@consensusplanning.com
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____________________________________________
From: Donald H. Couchman <dhc@zianet.com>
Sent: Wednesday, December 12, 2018 11:52 AM
To: Jackie Fishman <fishman@consensusplanning.com>
Subject: Read: PreApplication Notification for New Application

Your message

 To:
 Subject: Read: PreApplication Notification for New Application
 Sent: Wednesday, December 12, 2018 6:51:18 PM (UTC+00:00) Monrovia, Reykjavik

 was read on Wednesday, December 12, 2018 6:51:40 PM (UTC+00:00) Monrovia, Reykjavik.

From: Microsoft Outlook
<MicrosoftExchange329e71ec88ae4615bbc36ab6ce41109e@ConsensusPlanning.onmicrosoft.com> 
Sent: Wednesday, December 12, 2018 11:48 AM
To: Jackie Fishman
Subject: Relayed: PreApplication Notification for New Application

Delivery to these recipients or groups is complete, but no delivery notification was 
sent by the destination server:

mary.kurkjian@gmail.com (mary.kurkjian@gmail.com)

Subject: PreApplication Notification for New Application



Attachments:
2019.04.24 Site Plan - EPC SHEETS 1-3 Reduced Size.pdf 
ZoneAtlasPage_F-21-Z.pdf

From: Jackie Fishman 
Sent: Thursday, April 25, 2019 9:37 AM
To: mary.kurkjian@gmail.com; dhc@zianet.com
Cc: Charlene Johnson <Johnson@consensusplanning.com>
Subject: EPC Application Notification

Dear Ms. Kurkjian, Mr. Couchman, and the District 8 Coalition of Neighborhood 
Associations:

This email is intended to provide notification that Consensus Planning has submitted a 
request for a Major Amendment to the existing approved Site Plan to the City of 
Albuquerque Environmental Planning Commission (EPC) on behalf of La Vida Llena. The 
project site is located at 10501 Lagrima de Oro Road NE, La Vida Llena’s existing campus.

The property was rezoned under the Integrated Development Ordinance (IDO) to RM-L. La 
Vida Llena has been operating in this location since 1981 providing four levels of care to 
seniors including Independent Living (IL), Assisted Living (AL), Memory Care (MC), and 
Skilled Nursing.

La Vida Llena is proposing two new buildings; an Independent Living building on the north 
side of the property adjacent to CNM and an Assisted Living/Memory Care building along 
Lagrima de Oro Road. The Independent Living building will include structured parking; four 
levels of living units; and common amenities for the residents.

The Assisted Living/Memory Care building will include four stories of living units/beds. As 
part of this application to the EPC, we are requesting two variances to the building height 
for the Independent Living building and one variance for building height for the Independent 
Living/Memory Care building.

The EPC hearing for this application will be held on June 13, 2019, 8:30 a.m. in the 

hearing room of the Plaza del Sol Building, located at 600 2nd Street NW.

Please do not hesitate to contact me if you have any questions, would like to meet, or 
desire any additional information. Please note, affected Neighborhood Associations and 
Homeowner Associations may request a Facilitated Meeting regarding this project by 
contacting the Alternative Dispute Resolution (ADR) Program by email at
thummell@cabq.gov or by phone at (505) 768-4660. A facilitated meeting request must be 
received by ADR by May 10, 2019.

Jacqueline Fishman, AICP
Principal
Consensus Planning, Inc.
302 Eighth Street NW
Albuquerque, NM 87102
P: 505.764.9801

mailto:thummell@cabq.gov
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KEYED EASEMENTS 


'A7 7' UWity Easement granted by plat filed
l..'.:..J August 7, 1982 in Volume C20. Folio 16. 


� 
10' Utility Easement granted by plat filed
August 7, 1982 In Volume C20, Fo/lo 16. 


fc7 15' Utility Easement granted by plat filed 
� August 7, 19B2 In Volume C20, Folio 16. 


[eJ 15' Waterline Easement granted by plat filed
August 7, 1982 In Volume C20, Fo/lo 16. 


rc:-7 20' Waterline Easement granted by plat filed 
L=...J August 7, 1982 in Volume C20, Folio 16. 
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TABULATED BUILDING AREAS: 
EXISTING RESIDENTIAL = 252, 188 SF 
EXISTING NURSING = 42,594 SF 
EXISTING COt.ilt.lONS = 30,210 SF 
EXISTING CASITAS = 12,414 SF 


TOTAL EXISTING BUILDINGS 
AREA = 337,406 SF 


PROPOSED ADDITIONS 
MC/ AL WING = 50,000 SF 
IL WING = 85,000 SF 
IL COMIAONS = 8,192 SF 


TOTAL PROPOSED ADDITIONS 
AREA = 143,192 SF 


CAMPUS TOTAL - 480.598 Sf 
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PROJECT LOCATION: 
10701 Lagrlma de Oro, NE 
between Morris Street NE 
and Juan Tabo Blvd. NE 


LEGAL DESCRIPUONS; 
AMENDED PLAT LAND IN Sec 
33, T11 N, R4E, LA VIDA 
LLENA Containing 16.89 AC. 


ZONE ATLAS PAGE; 
F-21-Z


TOTAL ACREAGE; 
16.8937 ACRES 


EXISTING ZONING; 
R-ML Multi-family Low
Density 


PROPOSED USES; 
Independent Living, Assisted 
Living, Memory Care and 
Skilled Nursing Faclllty 


PD 
-_c_-:,·:.-�:, 
r , - -


�oows AJ'l'S 


··••lH


J!Bl�-11A 
II Ol'AllQ ,PD 
:::OMERY MAN 


5 


PROJECT NUMBER: 


Application Number: 


T11s plan 1s consistent with the specific Site Development Plan approved by the 
En�1ronmental Planning Comm ssion (EPC), dated _____ and the 
Findings and Canjilions 1n the Off1c1al Notrf1caticn of Decision are satisfied 


Is an lnfrastn.icture List required? ( ) Yes ( I No If yes, the1 a set of approved 
DRC plans with a work order is required for any :onstruct1on wi:hin Public Right-of-Way 
or for construction of public improvemenis 


DRB SITE DEVELOPMENT PLAN APPROVAL: 


Traffic Engineerin-;;i, Transportation Division Date 


ABCWUA Date 


Parks ard Recreation Department Date 


City Engineer/Hydrology Date 


Code Erforcemen1 Date 


� Environmental Health Department (ccndilioral) Date 
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Geoernl Notes; 
1. This Sile Plan amends and


replaces the existing approved 
Site Plan for Building Permit, 
Planning Department Case 
#1003807, last amended by 
PR-2019-002114. 


2. Site will meet IDO off-street 
perking requirements during 
each phase of the project. 
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PLAN PROPOSED CONDITIONS 
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ENLARGED GRADING PLAN 
MC/ AL ELEVATIONS 
IL/IL COMMONS ELEVATIONS 
IL/IL COMMONS ELEVATIONS 
OVERALL CONCEPTUAL UTILITY PLAN 
ENLARGED CONCEPTUAL UTILITY PLAN 
ENLARGED CONCEPTUAL UTILITY PLAN 
ENLARGED CONCEPTUAL UTILITY PLAN 
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border are green 
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background 
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Per IDO Section 14-16-5-5 


INDEPENDENT LIVING (1 SPACE/ APT.) 
Surface - uncovered parking spaces 
Surface - covered parking spaces 
Under Building - structured parking spaces 
On Street Parking 


NURSING HOME (1 SPACE/5 BEDS) 
ASSISTED LIVING/ MEMORY CARE (1 SPACE/ 3 BEDS) 


CASITAS (1 SPACE/ DWELLING UNIT) 
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Architects • Engineers • Interior Design 
Planners • Urban Designers • LEED-:@ 


7 20 Vassar Drive SE Suite 7 00 


Albuquerque New Mexico 87106 
T 505 242 6880 • F 505 242 6887 
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PAVING PLAN KEYED NOTES 
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CONCRETE PAVEMENT PER DETAIL D4/C-501. 
6" STANDARD CURB AND GUTTER PER DETAIL A5/C-501. 
6" DEPRESSED CURB AND GUTTER PER DETAIL A5/C-501. 
RUNDOWN DEPRESSED GUTTER PER DETAIL A5/C-501. 
6" HEADER CURB PER DETAIL A5/C-501. 
CURB TRANSITION PER DETAIL A4/C-501. 
MAIN DRIVE ASPHALT PAVEMENT PER DETAIL D1/C-501. 
PARKING LOT ASPHALT PAVEMENT PER DETAIL D1/C-501. 
CMU RETAINING WALL, 4'-0" TALL MAX, PER DETAIL A3/C-501. 
CONCRETE CURB ACCESS RAMP PER DETAIL A1/C-502. 
CONCRETE SIDEWALK PER DETAIL B4/C-501. 
TURNDOWN EDGE ON SIDEWALK PER DETAIL E4/C-501. 
CONCRETE RUNDOWN CHANNEL PER DETAIL F4/C-501 
CONCRETE STOOP PER DETAIL C3/C-501. 
CONCRETE SIDEWALK CULVERT PER DETAIL E3/C-501. 
RIP RAP EROSION PROTECTION PER DETAIL D3/C-501. 
NOT USED 
4" WIDE WHITE TRAFFIC PARKING. 
PAINT CURB RED WITH 6" TALL WHITE LETTERS READING "NO 
PARKING FIRE LANE". 
HANDRAIL PER DETAIL B3/C-501. 
PAINT CURB YELLOW WHERE HEIGHT IS BETWEEN i" AND 6" 
TALL. 
4' WIDE X 6' TALL PERSONNEL GATE PER DETAIL F4/C-505. 
6' TALL DECORATIVE WROUGHT IRON FENCE PER DETAIL 
B4/C-505. 
SEE LANDSCAPING PLANS FOR DETAILS. 
COOLING TOWER FOR MECHANICAL SYSTEM. 
KEYSTONE BLOCK WALL WITH MAX HEIGHT 6' PER 
MANUFACTURERS RECOMMENDATIONS. 
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PAVING PLAN GENERAL NOTES 
I. SEE SHEET CG001 FOR COMPLETE LIST OF GENERAL NOTES


AND SYMBOULINETYPE LEGEND THAT APPLY TO ALL SHEETS .
II. PAVING PLAN KEYED NOTES ARE COMMON TO ALL SHEETS.


NOT ALL KEYED NOTES WILL APPEAR ON EVERY PAGE.
Ill. PAVING WITHIN LAGRIMA DE ORO RIGHT OF WAY SHALL BE


CONSTRUCTED PER THE REQUIREMENTS OF THE PUBLIC
WORK ORDER PLANS, CITY OF ALBUQUERQUE STANDARD
DETAILS, COLLECTOR ASPHALT PAVING FOR UTILITY
PATCHING.


PAVING PLAN KEYED NOTES 


1. CONCRETE PAVEMENT PER DETAIL D4/C-501.
2. 6" STANDARD CURB AND GUTTER PER DETAIL A5/C-501.
3. 6" DEPRESSED CURB AND GUTTER PER DETAIL A5/C-501.
4. RUNDOWN GUTTER PER DETAIL A5/C-501.
5. 6" HEADER CURB PER DETAIL A5/C-501.
6. CURB TRANSITION PER DETAIL A4/C-501 .
7. MAIN DRIVE ASPHALT PAVEMENT PER DETAIL D1/C-501 .
8. PARKING LOT ASPHALT PAVEMENT PER DETAIL D1/C-501 .
9. CMU RETAINING WALL, 4'-0" TALL MAX, PER DETAIL


A3/C-501.
10. CONCRETE CURB ACCESS RAMP PER DETAIL A1/C-502.
11. CONCRETE SIDEWALK PER DETAIL B4/C-501.
12. TURNDOWN EDGE ON SIDEWALK PER DETAIL E4/C-501.
13. CONCRETE PARKING BLOCK PER DETAIL F2/C-501.
14. ADA RESERVED PARKING STALL, PER DETAIL A3/C-502.
15. SEE LANDSCAPING PLANS.
16. BICYCLE RACK PER DETAIL F3/C-501.
17. ADA RESERVED PARKING SIGN PER DETAIL E6/C502.
18. ADA VAN ACCESSIBLE RESERVED SIGN PER DETAIL


E6/C-502.
19. CONCRETE STOOP PER DETAIL C3/C-501.
20. CONCRETE SIDEWALK CULVERT PER DETAIL E3/C-501.
21. RIP RAP EROSION PROTECTION PER DETAIL D3/C-501.
22. DETECTABLE WARNING SURFACE PER DETAIL F6/C-502.
23. 4" WIDE WHITE TRAFFIC PARKING.
24. PAINT CURB RED WITH 6" TALL WHITE LETTERS READING


"NO PARKING FIRE LANE".


25. 


26. 
27. 
28. 
29. 


30. 


PAINT CURB YELLOW WHERE HEIGHT IS BETWEEN f" AND
6" TALL.
CMU WALL PER DETAIL A3/C-501.
PAINTED CROSSWALK PER DETAIL A5/C-505.
CONCRETE VALLEY GUTTER PER DETAIL F1/C-502.
KEYSTONE BLOCK WALL WITH MAX HEIGHT 4' PER
MANUFACTURERS RECOMMENDATIONS.
HANDRAIL PER DETAIL B3/C-501
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_____________________________________________ 
From: Donald H. Couchman <dhc@zianet.com>
Sent: Thursday, April 25, 2019 7:35 PM
To: Jackie Fishman <fishman@consensusplanning.com> 
Subject: Read: EPC Application Notification

Your message
 To:
 Subject: Read: EPC Application Notification
 Sent: Friday, April 26, 2019 1:35:07 AM (UTC+00:00) Monrovia, Reykjavik
 was read on Friday, April 26, 2019 1:35:04 AM (UTC+00:00) Monrovia, Reykjavik.

____________________________________________ 

From: Mary Kurkjian <mary.kurkjian@gmail.com> 
Sent: Wednesday, May 1, 2019 2:26 PM
To: Jackie Fishman <fishman@consensusplanning.com>
Cc: Charlene Johnson <Johnson@consensusplanning.com>; dhc@zianet.com
Subject: Re: EPC Application Notification

Dear Ms. Fishman,

On behalf of District 8 Coalition, thank you for your email and the hard copy documents about the 
La Vida Llena project.  Several neighbors are interested in learning more about the project and we 
would like to request a meeting prior to the June 13, 2019 EPC meeting.

Preferably, we would like the meeting to be held the evening of Thursday May 23, 2019 as we 
have a District 8 Coalition meeting that night at 7 PM.  If that is not feasible, please suggest other 
times. You may respond via email or call me on the telephone, if more convenient.

Thank you.
Mary Kurkjian

Mary Kurkjian
Secretary, District 8 Coalition
mary.kurkjian@gmail.com



From: Donald H. Couchman <dhc@zianet.com> 
Sent: Thursday, May 2, 2019 7:10 AM
To: Jackie Fishman <fishman@consensusplanning.com>
Subject: RE: EPC Application Notification

Well done Mary.  Meanwhile we are experiencing a possible all-time record flooding of the
Mississippi River where we are.  Will be back (I hope) late next week.  Don

From: Jackie Fishman [mailto:fishman@consensusplanning.com] 
Sent: Wednesday, May 01, 2019 7:29 PM
To: Mary Kurkjian <mary.kurkjian@gmail.com>
Cc: Charlene Johnson <Johnson@consensusplanning.com>; dhc@zianet.com
Subject: RE: EPC Application Notification

Thanks for your response, Mary. Let me check with my team and I will get back with you promptly on
our availability on 5/23.

From: Jackie Fishman 
Sent: Saturday, May 4, 2019 7:45 AM
To: Mary Kurkjian <mary.kurkjian@gmail.com>
Cc: Charlene Johnson <Johnson@consensusplanning.com>; dhc@zianet.com; 'Cheryl Somerfeldt'
<csomerfeldt@cabq.gov>; 'Russell Brito' <rbrito@cabq.gov>; Dave Aube
<daube@designgroupnm.com>
Subject: RE: EPC Application Notification

Hi Mary –

Our team is available to come to your meeting on May 23rd. Since this will be an agenda item for
your regularly scheduled meeting, can you let me know if it will be towards the beginning of the
agenda? I will have a few members of our team with me. Also, please let me know if there are
specific questions that you have so that we can be prepared for the meeting. Lastly, you didn’t
mention where the meeting is being held.

Thanks,

Jacqueline Fishman, AICP
Principal
Consensus Planning, Inc.
302 Eighth Street NW
Albuquerque, NM 87102
P: 505.764.9801



From: Mary Kurkjian <mary.kurkjian@gmail.com> 
Sent: Saturday, May 4, 2019 11:23 AM
To: Jackie Fishman <fishman@consensusplanning.com>
Cc: Charlene Johnson <Johnson@consensusplanning.com>; 'Cheryl Somerfeldt'
<csomerfeldt@cabq.gov>; 'Russell Brito' <rbrito@cabq.gov>; Dave Aube
<daube@designgroupnm.com>; dhc@zianet.com
Subject: Re: EPC Application Notification

Jackie,
Thank you for agreeing to the meeting on May 23.  It will be held in a large meeting room at:

Holiday Park Community Center
11710 Comanche Rd NE
Albuquerque, NM 87111

The meeting begins at 7 PM and your presentation will be the first topic on the agenda, after 
procedural items which might take 10 minutes or so.  Your team can make a powerpoint-type 
presentation, if desired, but  you would have to bring your own projector.  The room has a 
projection screen. You can arrive 10-15 minutes early to set up.

Meeting attendance could have 12-20 people or so.

I think most attendees will be new to this subject so a good orientation to the project will be useful. 
 A topic of interest is the elevation height of the buildings.  I will get back to you in the next week 
with specific questions, if any.  I ask that you limit your presentation to 20 minutes, with questions 
following.

I should mention that the President of the District 8 Coalition is Don Couchman who is copied on 
these emails (dhc@zianet.com).  He will chair the meeting.

Thanks again, and I will be back in touch.

Mary Kurkjian

Mary Kurkjian
Secretary, District 8 Coalition
mary.kurkjian@gmail.com



From: Mary Kurkjian <mary.kurkjian@gmail.com> 
Sent: Thursday, May 16, 2019 5:07 PM
To: Jackie Fishman <fishman@consensusplanning.com>; dhc@zianet.com
Cc: Charlene Johnson <Johnson@consensusplanning.com>; 'Cheryl Somerfeldt'
<csomerfeldt@cabq.gov>; 'Russell Brito' <rbrito@cabq.gov>
Subject: Re: EPC Application Notification

Thank you for this additional information.

Mary

Mary Kurkjian
Secretary, District 8 Coalition
mary.kurkjian@gmail.com

From: Jackie Fishman <fishman@consensusplanning.com>
Date: Thursday, May 16, 2019 at 4:27 PM
To: Mary Kurkjian <mary.kurkjian@gmail.com>, Don Couchman <dhc@zianet.com>
Cc: Charlene Johnson <Johnson@consensusplanning.com>, 'Cheryl Somerfeldt'
<csomerfeldt@cabq.gov>, 'Russell Brito' <rbrito@cabq.gov>
Subject: RE: EPC Application Notification

Dear Ms. Kurkjian, Mr. Couchman, and the District 8 Coalition of Neighborhood Associations:

This email is intended to clarify that the request to the Environmental Planning Commission made 
by Consensus Planning on behalf of La Vida Llena includes an additional variance to the parking 
area separation requirement between La Vida Llena and the R-T neighborhood to the west for a 
small area of the site. The previous letter from me to the District 8 Coalition dated April 25, 2019 
mentioned that we were requesting two variances to the building height for the Independent Living 
building and one variance for building height for the Assisted Living/Memory Care building. As part 
of my clarification, we have reduced the height variance request for the Independent Living 
building from two variances to one variance and the height variance to the Assisted
Living/Memory Care building remains as originally submitted. 

Our team looks forward to meeting with the District 8 Coalition on May 23, 2019. Please do not 
hesitate to contact me if you have any questions prior to the meeting.

Jacqueline Fishman, AICP
Principal
Consensus Planning, Inc.
302 Eighth Street NW
Albuquerque, NM 87102

mailto:mary.kurkjian@gmail.com
mailto:fishman@consensusplanning.com
mailto:mary.kurkjian@gmail.com
mailto:dhc@zianet.com
mailto:Johnson@consensusplanning.com
mailto:csomerfeldt@cabq.gov
mailto:rbrito@cabq.gov


____________________________________________ 
From: Donald H. Couchman <dhc@zianet.com>
Sent: Thursday, May 16, 2019 9:04 PM
To: Jackie Fishman <fishman@consensusplanning.com> 
Subject: Read: EPC Application Notification

Your message

 To:
 Subject: Read: EPC Application Notification
 Sent: Friday, May 17, 2019 3:03:12 AM (UTC+00:00) Monrovia, Reykjavik
 was read on Friday, May 17, 2019 3:03:31 AM (UTC+00:00) Monrovia, Reykjavik.



302 Eighth Street NW • Albuquerque, NM • 87102 
Ofc (505) 764-9801 • Fax (505) 842-5495 • E-Mail cp@consensusplanning.com 

 

 

   
M E E T I N G  N O T E S  

 
 
 

 
PROJECT:   La Vida Llena, Major Amendment to Site Plan and Variance EPC 
  
SUBJECT:   District 8 Coalition of Neighborhood Associations  
 
LOCATION/DATE:  Holiday Park Community Center, May 23, 2019, 7:00 pm 

The District 8 Coalition of Neighborhood Associations invited the La Vida Llena Project 
Team to attend a regularly scheduled meeting to discuss and answer questions about the 
major site plan amendment and variances to the La Vida Llena site. Jackie Fishman 
(Principal at Consensus Planning) introduced the Project Team, which included Linda 
Givens (Executive Director of La Vida Llena); Dave Aube (Principal at Design Group); and 
Charlene Johnson (Planner at Consensus Planning). Ms. Fishman gave a presentation that 
included the following information:  

• History of La Vida Llena site development.  
• Explanation of the two requested variances: 1) A height variance for the 

Independent Living (IL) building extension on the north side of the site and for the 
Memory Care/Assisted Living (MC/AL) building on the south side of the site, 
adjacent to Lagrima De Oro Road; and 2) Variance for parking area separation from 
the Protected Lot located west of La Vida Llena. 

• Description of overall proposed site plan and relationship of La Vida Llena site to 
surrounding development. 

• Building elevations of the two proposed IL and MC/AL building extensions. 
• Rendered perspectives showing aerial views of the site from the southeast, 

northeast, site main entry and view to the east from cul-de-sac to the west. The 
images provided views of the proposed buildings in relation to existing buildings. 

After the presentation, participants asked questions and provided comments. The 
following is a summary of the discussion: 

Are the two proposed buildings higher than the building that is currently on the corner of 
Juan Tabo? 

Response from Jackie Fishman: No, the new MC/AL will be 47 feet-9-inches and 
the Nueva Vista building at Juan Tabo and Lagrima de Oro is 48 feet. The IL 
building is 64 feet, 1.5 inches in height as measured from the lowest adjacent 
grade. 
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What are the variance heights?  

 Response from Jackie Fishman: The maximum height allowed in the R-ML zone is 
35 feet. The IL building is 64 feet, 1.5-inches, not including an elevator tower 
which is an allowed exception to the maximum height standard. The requested 
variance therefore, is 29 feet, 1.5-inches. The height of the MC/AL building is 47 
feet, 9-inches from adjacent grade not including a small elevator tower. The 
requested variance request for this building is 12 feet, 9-inches. 

 The primary tests for a variance approval are whether there are physical 
characteristics that create a hardship and limit the use on the property resulting 
from strict compliance with the minimum standards, will the variance be injurious to 
adjacent properties, or will it undermine the intent of the IDO. We believe that these 
building heights will not prove injurious to the surrounding neighbors as shown in 
the building renderings. Due to the grade changes, the IL building is barely visible 
from the cul-de-sac to the west or from the main entry at Lagrima de Oro. 

You claim it is not impacting residents and neighborhoods? Will the buildings block the 
view of the people who live there?  

 Response from Linda Givens: The AL building will face a garden area and will not 
impact views at all. The MC/AL building resident rooms will face a new enclosed 
community garden area that residents will be able to enjoy safely. The IL building 
will block some views. 

 Jackie Fishman: Linda, can you tell everyone about the resident outreach by La 
Vida Llena? 

 Linda Givens: Yes, we have done extensive resident outreach since 2017 through a 
resident-led participant program. These buildings are being added in response to the 
residents’ requests for more single occupancy rooms in Health Care. The committee 
has held meetings to discuss the options for these buildings and has helped 
management get the word out. I have personally talked to all the residents whose 
views may be obstructed by the IL building and I have not received negative 
responses. We have also sent memos to all residents with information, answering 
their questions, and addressing their concerns. 

Under the new IDO, do you get credits for density?  

Response from Jackie Fishman: Good question. A project does not necessarily get 
credits for density, rather there are credits given for building height with structured 
parking in certain zones. In the IDO, if you are in a Mixed-Use zone, the IDO allows 
a building height bonus of 12 feet for projects with structured parking such as the 
IL building. If the project is along an Urban Center, Main Street or Premium Transit 
corridor and in a mixed-use zone, the height bonus is 20 feet. La Vida Llena is not 
in a Mixed-Use zone; therefore, we do not get these credits. 
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We have submitted a request to the City for an IDO zone conversion of this site to 
RM-H. This zone is more appropriate for this property. The RM-H zone allows 45 
feet height, rather than the 35 feet allowed in RM-L. 

Can I give some past history? A four-story building was proposed at the other place, over 
by the Academy. Technically, this new building is a five-story building. There was an 
addition four or five years ago at this location. Why were we not consulted about that 
addition? 

Response from Dave Aube: The previous zone for this property was SU-1. Because 
the development (Carter Hall) was less than 10% of the existing site plan, which is 
considered a minor amendment, it was approved administratively. La Vida Llena 
was not required by the City to notify neighbors of that amendment. 

In all the communication we received – we are curious why we did not get specifics to 
height variances in communication. 

Response from Jackie Fishman: My apologies for not listing the actual height 
variances. However, we did notify the Coalition in December 2018 for pre-
application about the need for a height variance and there was no response or 
questions from Don Couchman or Mary Kurkjian, the two official contacts provided 
by City of Albuquerque Office of Neighborhood Coordination (ONC). We mailed a 
letter and sent an email at the time of application submittal April 25, which both 
indicated that the Applicant was requesting building height variances. We included 
copies of the proposed site plan in this correspondence. After meeting with the 
City, the variances were further clarified and at that time we sent a follow up email 
on May 16 to Mr. Couchman and to Ms. Kurkjian to explain the new information. 
We were not informed that there were any concerns until tonight. 

I would like confirmation of that communication, please.  

Response from Jackie Fishman: Absolutely, we will send confirmation of all 
communication. We have read receipts and responses for all email communication 
(See attached).  

CONCLUSION OF MEETING 
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