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Project #: 1003859  17EPC-40017  Andalucia 
Property:  Tracts 1 & 2 of North Andalucia at La Luz 
Hearing Date: 14 September 2017 
Staff Planner: Maggie Gould 
 
Date Submitted: 28 August 2017 
Submitted By: Leslie Kryder and Philip Crump 
 
Meeting Date/Time: 24 August 2017, 6:00-7:45 pm 
Meeting Location: Library, Bosque School, 4000 Bosque school Road NW 
Facilitator: Philip Crump   
Co-facilitator: Leslie Kryder 
Parties: 

Applicant:  Silverleaf Ventures LLC, Albuquerque 
Agent:  Consensus Planning—Jim Strozier 
Neighborhood Associations/Interested Parties: La Luz Landowners Association, Taylor Ranch 
NA, Andalucia and Las Casitas del Rio residents 

 
Background/Meeting summary: 
The applicant seeks an amendment to the approved Site Plan for Subdivision for North Andalucia Tracts 
1 & 2 located on the east side of Coors Boulevard, south of Montaño Road. The purpose of the 
amendment is to allow a drive-in service window for a proposed new Starbucks in Building 687.2 on the 
southwest corner of the lot, just east of Coors Boulevard and just north of Mirandela Road.  
 
The meeting was attended by members of the La Luz Landowners Association, Taylor Ranch 
Neighborhood Association, Andalucia, and Las Casitas del Rio developments. Attendees expressed 
concerns about additional traffic that would peak during the hours of 7:00 am to 10:00am due to drive-up 
customers at the Starbucks.  
 
There were also a number of questions about the design and uses of the shopping center planned for this 
site as regards traffic around the site, solid waste pickup, and views of the shopping center from both 
Coors Boulevard and Mirandela Road.  
 
Outcome: 
Areas of agreement— 
• The shopping center can be a positive addition to the area. 
 
Unresolved issues and concerns— 
• There were some unanswered questions which the Agent has agreed to respond to, as indicated 
near the end of this report. 
 
Meeting specifics  
1) Overview of application 

a. The current application is to allow a single drive-up service window at the building on the 
southwest corner. Drive-up windows were specifically prohibited in the original plan, but in 
order for the location to be acceptable to Starbucks, a drive-up window must be installed.  
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2) General  
a. Note about compass directions: This property is basically rectangular in shape, but it sits at an 

angle to the compass points. So, although Coors is referred to below as extending along the 
western side of the shopping center, it is in fact running along the northwest edge. Where the 
document below refers to the eastern edge of the property, in fact that side is oriented in a 
southeasterly direction along Mirandela. Likewise, Montaño Road, which is thought of as 
running along the north edge of the property, in fact is on the northeast side.  

3) History and Current Application Process 
a. The original site plan for the building permit was approved in 2005 or 2006. Everything was 

on hold during the recession.  
i. The city signed off on the site plan in 2015.  

ii. Following that, the applicant began working with developers and lining up tenants.  
b. It was originally expected that there would be a Smith’s Grocery Store on the west site of the 

site next to Coors. But instead, Sprouts Groceries, which requires a smaller space than the 
Smith’s would have, will be located on the east side of the property. This has led to a redesign 
of portions of the shopping center. 

i. A variety of changes have resulted, for example, the large buildings originally planned 
along the western edge of the property have been replaced with smaller shop buildings 
for retail and restaurant space. The pedestrian areas have been expanded.  

c. There is presently interest on the part of Starbucks in a coffee shop in the building in the 
southwest corner of the property.  

i. However, Starbucks’ corporate policy is to require drive-up windows at all of its 
locations.  

ii. The applicant is contemplating the following design changes, which are within the 
changes allowed by the current site plan, to accommodate a drive-up service window.  

1. In the original design there is a small service drive for fire and solid waste 
access on the west and south sides of the building.  

2. The developer would widen the drive aisle to accommodate drive-up and 
service vehicle needs. They have already consulted with the Solid Waste and 
Fire Departments about it.  

3. A lane for the drive-up window would need to run in a counter-clockwise 
direction, instead of the clockwise direction originally designed. By turning 
the dumpsters around, the new design will work.  

4. Agent noted that with the large drop (10 ft) in grade between Coors and the 
shopping center level, the dumpsters will not be visible from Coors Boulevard.  

4) Meeting Specifics – Concerns of Attendees, with responses from Agent and Applicant 
a. Possible proliferation of drive-up service windows 

i. Participant asked, why is Starbucks a good solution for that space? 
1. The developer considers them to be a good tenant and a good addition to 

the shopping center. 
a. If the drive-up service window is not approved, then Starbucks will 

not locate there. Starbucks will not put in locations without drive-
up windows and in fact has relocated many stores without drive-up 
windows. 

ii. A participant (referring to the northwest corner of the lot on the modified plan) 
expressed concern that the new plan allows for 2 drive-up businesses. 
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1. The building at the north end does not have a drive-up service window. 
iii. Participant asked if there is any phraseology in the application prohibits any more 

drive-up service windows at this shopping center, i.e. more than the one for the 
Starbucks? 

1. The application is specific about asking for one window, at that specific 
location, for the Starbucks. No other requests are planned. 

iv. Concern was expressed that once a drive-up window is allowed for a Starbucks, 
what is to prevent more of them? Or drive-up windows for other types of stores, 
for example, a McDonalds? If one drive-up window is allowed, how can additional 
windows be prohibited in the future?  

1. The shopping center design and buildings do not lend themselves to drive-
up service windows.  

2. The developer is building out the entire shopping center and there is no 
place for a McDonalds type of establishment.  

v. Participant said that Starbucks just put in one on 12th Street without a drive-up 
window. 

1. Applicant responded that the 12th St store is not a corporate store. Is a 
licensee and Starbucks specifies no drive-up windows for licensees. 

vi. Participant expressed concern that down the road Starbucks may drop the lease. In 
that case, what kinds of restrictions would there be on the next business? Another 
participant asked, in regard to drive-up window longevity and turnover of tenants 
at the Starbucks store, would you accept the condition that the store is only for a 
coffee or morning-oriented shop? Another participant opined that if the Starbucks 
leaves or doesn’t go into that location, the site plan should be reversed and once 
again prohibit drive-up windows.  

1. Applicant responded that if Starbucks doesn’t agree to lease, they would 
look at other coffee shops. 

b. Increase in car traffic 
i. Participant asked, has Starbucks calculated the amount of traffic, length of lines 

into street, etc.? 
1. Agent evaluates the queueing requirements for any drive-up. With this 

location—the drive-through driveway wrapping around the building—they 
have quite a bit of space to queue within the site. Agent doesn’t know 
exactly how many cars are anticipated. 

ii. Concern was expressed about the traffic pattern after cars have passed the service 
window: how do they get out?  

1. Upon exiting the Starbucks, the cars will come back to Mirandela Road and 
must make a right. The only signal is at Bosque School Rd and Coors Blvd.  

2. There are three ways to get into/out of the shopping center: on Bosque 
School Rd you can turn right/ north to exit; going south on Antiquara 
(which is the only place you can turn south on Coors Blvd); and going 
north to Montaño, from which you can only turn right and head east.  

iii. Participant expressed concern that most people are heading south to go to work.  
Wouldn’t it create a demand to pull out and go south? 

1. According to Starbucks, they will get the southbound business at their 
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other store at I-40 and Skarsgard. There’s a Starbucks there.  
a. Starbucks’ plan is to get both northbound and southbound traffic 

with stores on both sides of the street.  
2. Participant asked if that meant that peak traffic would be in the evening? 

iv. Concern was expressed that several of the newer locations in Albuquerque have 
significant traffic issues: Washington and Lomas, Juan Tabo north of I-40, and San 
Mateo and I-40.  We need more info about traffic patterns. I’m also thinking about 
the Starbucks at San Mateo and I-40, and it gets hectic in the morning. There are 
traffic backups and people getting hit by cars there.  

v. A participant asked, how many drive-up clients are anticipated per day and what 
will the hours of operation be? What is Starbucks minimum requirement of 
number of drive-up clients? There was some discussion among participants: 60 to 
70 per hour maybe…? Maybe 400 per day? 

1. Applicant: According to the broker, the peak hours are 7am – 10am. 
During that time there would be 45-70 customers per hour, with 60%-70% 
of them using the drive-up window. The store would be open from 5:30am 
to 9pm or 10pm. 

2. Agent said, it is calculated as 210 customers during peak (70/hr for 3 hrs), 
of which 60-70% would be drive-up customers.  

3. There is no doubt that a Starbucks generates lots of traffic. However, 
compared to the total shopping center traffic, it will be a small percentage. 
Agent will find out the percentage. 

vi. A participant asked is there patio space by the Starbucks? 
1. Applicant responded: This will be our 3rd Starbucks. They require a 

minimum of 250 ft of patio area.  
vii. A participant was concerned that during rush hour, coming west on Montaño, there 

is a lot of cut-thru traffic on the back street (Mirandela Rd?). With the Starbucks, 
people are going to go to Starbucks, then cut thru to Montaño. It will result in a 
huge increase in traffic. Starbucks is not bringing jobs, but it will bring tremendous 
traffic and won’t increase the quality of life of nearby residents. 

viii. A participant asked about traffic between Mirandella, Montaño, and Winterhaven.  
1. Agent stated he is not aware of any proposed changes to Winterhaven and 

Montaño. 
ix. A participant observed that the Starbucks will impact people dropping off kids at 

Bosque School. 
1. Overall the retail square footage in the center is less than what was 

originally approved.  
2. Agent will take another look at original study. Retail is one of the bigger 

traffic generators. Traffic is directly related to square footage. Reduction of 
store square footage for the shopping center as a whole—as has happened 
here--will reduce traffic. 

x. A participant noted that traffic has gotten worse in the 12 years since the original 
traffic study. Can a new traffic study be requested?  

1. Agent is not sure whether City would agree, but the participant can 
certainly request one.  
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c. Access and location of dumpsters 
i. Participant wanted to know where the dumpsters are going to be. 

1. The dumpsters will be against the wall next to Coors Boulevard. 
a. The original site plan did not have a service aisle. Dumpster 

locations were more visible at that time.  
b. The new plan does a better job of hiding the dumpsters. 

2. The Solid Waste route will change from clockwise to counterclockwise. 
There will be a service drive behind each of the end buildings.  

3. There will NOT be a drive all the way from north to south along Coors.  
a. There will be a total of 4 dumpster locations accessed off those 

little loops.  
ii. Participant asked about delivery of goods—when it will happen and how, given 

how difficult it is to get in, both from Montaño and going south on Coors. Would 
there be traffic after 10pm? Are there going to be 24-hour stores? 

1. Regardless of whether there is a drive-up service window, service areas 
around back have been improved, especially for smaller trucks to access 
the backs of the smaller buildings. When they do that is critical.  

2. With regard to larger buildings, with larger trucks, there will be specific 
loading bays identified, screened from view from the road on the east edge.  

a. There is also green space that will be landscaped with trees. Care 
was given in the design to give truck access and screen from street 
visibility. 

iii. Participant asked, will delivery trucks come in off Coors Blvd and Bosque School 
Road? 

1. Trucks will come off Coors Blvd via Mirandela Rd, and yes, they can get 
around the roundabout. Bosque School Road is a private road and Bosque 
School has gates and manages access to their property.  

d. Will the new Starbucks lead to depopulation at other shopping centers? 
i. A participant expressed concern that the new Starbucks will results in closing the 

Starbucks on the other side of Coors by the old Hastings. There are already 12 
vacancies at that other shopping center. Starbucks is an anchor there. If they pull 
out, what’s going to happen to that other plaza? 

1. Applicant: The new store is a relocation. 
ii. A participant said that they have applauded Riverside for taking care to protect 

views of the mountains from Coors Road. We do not want to see this development 
draw stores away from Riverside. We’re concerned.  

1. The Applicant responded that they are not targeting these tenants.  
a. They are not a company that builds and flips. They intend to hold 

the property long term.  
b. The majority of their tenants are mom and pops. They don’t just put 

in anyone who calls and asks.  
c. They make sure potential tenants have a budget and business plan. 

They have been approached by existing tenants at their other 
locations. 

e. Will the design encourage pedestrian traffic? 
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i. Participant asked for an explanation of how this development connects to nearby 
apartments complexes, etc., for the benefit of those who may be coming on foot.  

1. The applicant promises to create something that shows the walkways and 
crossings and send it out to the email list. At present, there are some gaps, 
because not everything has been developed. 

ii. Participant expressed concern that currently the only way from Andalucia to the 
shopping center without crossing Coors on foot is by a private, gravel path. It’s not 
impossible, but it’s not easy access. 

1. The applicant will look into that and provide follow-up information.  
iii. Participant expressed concern that with the site plan modifications currently 

contemplated, the design is moving away from a pedestrian oriented place toward 
highway-commercial. Starbucks, which historically was more of a neighborhood 
coffee bar is now moving in that direction, too. Why is a Starbucks OK if it is 
contrary to the original pedestrian concept? 

1. The design changes results in a lot more pedestrian plaza space along the 
front edge. If you park at one end in the lot, there are designated 
crosswalks and pedestrian walkways around the fronts of the buildings.  

a. The whole front from PetSmart, Sprouts, along that edge is a 
pedestrian plaza. A lot of care went to improve pedestrian access 
went into the design changes, access, especially along western edge 
of the shopping center. 

2. (Applicant points to various buildings with patio space planned.) This 
design will stand up against any in terms of outdoor pedestrian space. 

iv. Participant commented that the graphic doesn’t show the pedestrian plan very 
well.  

1. The Agent will render and email the landscape plan, which will show it 
much better.  

f. Other questions about site design 
i. Participant asked about trenches and retaining walls along the east side. What are 

those for? 
1. The city requires on-site water harvesting as part of landscaping. It’s a 

water quality management technique to capture floatables, trash and oils, 
before they go into the storm drains.  

ii. What is the intent with regard to the building on the northwest corner of the 
property?  

1. There was a potential tenant who backed out about week and half ago. It’s 
a little big for a restaurant. That building will house two or three stores.  

2. The area in the middle of the west side has deck and patio space and is for 
potential restaurants. Also, along south side, there are patios, which are 
attractive to restaurants.  

iii. Is the adjacent land held by Daskalos? What is the eventual plan for the use of that 
land?  

1. It’s zoned the same as this development we’ve been talking about. There is 
no site plan for that property at this time. Daskalos wouldn’t put something 
in that would destroy this site.  
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a. A sign was put up yesterday indicating it’s a Daskalos property, but 
it was put in the wrong place; it’s supposed to be up by Coors. It 
will be moved.  

iv. A participant expressed concern about lighting, large truck noise, and evening 
store hours. 

1. The site plan is specific about lighting and is highly regulated by the site 
plan. I don’t have specifics with me. The two main loading areas on east 
side are PetSmart and Sprouts as discussed earlier. 

a. The Agent does not expect that there will be any 24-hour stores.  
g. Tenants and potential tenants 

i. What other tenants do you have? 
1. According to the Applicant, the marketing campaign has just started.  They 

have a high end nail salon in the works, a restaurant called Pokey, a Great 
Clips.  

a. They hope to find a shoe store for another space. Of course, it 
depends on what retailers want.  

b. Looking into a sit-down restaurant, and have been contacted by a 
couple of tap rooms, but they want one that’s stable.  

c. Tap rooms like food trucks, but they will not allow them. 
Evaluating food concepts that go with a tap room. Pizza places.  

d. Until PetSmart signed, they couldn’t move on the smaller stores. 
Now they’re moving forward. 

ii. Participant asked whether these spaces affordable to mom and pops?  
1. Applicant said, it depends on the business. They are not the cheapest, but 

not even close to most expensive. They keep their common area costs 
under control. You will get a lot of cars driving thru to the Starbucks. But 
those people will come and see the other stores and bring their business 
back. Starbucks adds to exposure for the tenants.  

2. Agent said, retailers want to be in a Sprouts plaza. A good thing for those 
other stores.  

iii. One participant was concerned that there will be vacancies at this plaza. There’s 
already about 13 vacancies at the other place across the way.  

1. She doesn’t think anyone is excited about the drive-up window, knowing 
that it will cause more traffic and cut-thrus.  

2. Participant asks others how to fight the drive-up. Spins, a mom and pop 
hamburger joint, couldn’t afford their old location and had to move.  

h. Shopping center architecture 
i. A participant was concerned that at this location, like with Starbucks at 

Petroglyph, they think the street is the back door. What are the west and south 
elevations of the Starbucks building going to look like? 

1. Agent shows drawing. Second right column image is the west side along 
Coors. Was originally 4 tenants, now expected to be 2 tenants. Has several 
different materials and colors. The blue rectangle is the mounted light 
fixture.  

2. There are no windows on the west side. 
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3. The store FRONT is the east end with façade and portal. The stuff that goes 
back behind is plain.  

ii. Participant asked, and landscaping on the corner of Coors and Mirandella? 
1. Agent: The landscaping on the corner of Coors and Mirandella consists of 

two step-down retaining walls. In each level there will be trees and shrubs. 
Trees all along Mirandella. There’s a meandering sidewalk along Coors.  

2. There is a 10 ft elevation drop from Coors Blvd to the shopping center. 
iii. Participant what is the sign program? Regarding landscaping, what types of plant 

material? Will it block the signage? 
1. Applicant: Stores, except the nationals, will be required to do black and 

white signs.  
2. Agent: Signage is controlled based on area of the façade. Where it says 

“sign” on the site plan, those are the areas allowed for signs. It’s based on a 
percentage of the façade. 

3. Signs shall not exceed 6% of façade area.  
iv. Participant asked, the middle buildings, are they currently under construction? 

How far below Coors grade are they? 
1. The distance varies because the level of Coors changes. 
2. Yes, it meets the site restrictions for the corridor view. 
3. The view plane is measured 4 ft above the east driving lane of Coors, 

horizontal across. Buildings must start at least 10 ft below Coors Blvd and 
1/3 of building can be above view plane. We have kept building finished 
floors and building heights at or below what was originally approved.  

a. The impact of what would have been the big building was going to 
be more than the buildings in the new plan.  

b. There is a window created by the property line. The window goes at 
a 45 degree angle from Coors east, then along the north end of the 
property.   

i. You can’t block more than 50% of the window and cannot 
exceed the Crest. Based on our sight line analysis, it meets 
the criterion. 

4. What the standards don’t take into account is the distance of the building 
from Coors Blvd. Anyway, we looked at everything in proposed change to 
make sure we are in compliance. I will send it to you and anyone else who 
wants it. 

5. The Starbucks building is 24 ft high. 
v. Participant I’m concerned that elevations don’t include rooftop accessories: what’s 

going on with that? 
1. Agent: There’s screening. 
2. Agent: There are parapets to screen the rooftops, though as you get further 

from the road, you may see some. When you’re looking down at it, it’s a 
lot harder to camouflage. 

vi. Participant asked, are you able to make rooftops less reflective?  
1. Matte finish? We can check. If possible, we will look at doing that.  

vii. Participant noted that, driving on Mirandella towards Montaño, we see building 
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backs, and they’re not very pretty.  
1. Applicant says they spent a lot of time designing building backs. 
2. Agent said, we coordinated with Bosque School, especially as they develop 

their north campus. It’s all 4-sided architecture.  
a. There’s less articulation on the back, but the materials are the same: 

high quality, stone, etc.  
b. Studio Southwest has done a phenomenal job of designing these 

buildings. Before it was puebloesque; this is more contemporary 
with rich, earthy colors.  

viii. Participant asked, besides the Starbucks, to the north of it along Coors, they’re all 
going to be 24 ft high? I’m concerned about blank walls along Coors, some of it 
above the view plane. 

1. The main portion of that building is 19’ 10”.  
2. The potential Starbucks building isn’t changing. 

ix. Participant: Why do you want the buildings so close to Coors? 
1. It’s about what you see from inside the center; it gives us more room for 

pedestrian and plaza areas. If this was anywhere except Coors Blvd, we 
would be concerned with the fronts of the buildings.  

a. This is a unique situation, and so we also are concerned about the 
backs of the buildings.  

b. In the middle building, there is less color change, but it does change 
materials, stone, block, stucco, to create interest. From Coors side, 
it’s more beige.  

x. Participant said, further south at Chipotle and AT&T, we have the back wall that is 
not attractive at all and a number of small plantings that do not improve the 
appearance. The articulation may be helpful, but it may not be enough.  

1. To address that, we have the grade change, the articulation, and also the 
landscaping. We have a 35 ft setback with landscaping.  

a. Combined, I think it will be quite attractive. We struggled with the 
ordinance which requires a street tree every so many feet; we 
planned for view openings.  

xi. Participant: Do you have a rendition of the landscape plan? 
1. Yes, and I will send it. 

Next steps: 
The agent agreed to provide the following, via the facilitators— 

1. Language limiting the drive-up window for a coffee shop only 
2. A rendered (colored) landscape plan 
3. A summary of traffic and trip generation for the proposed Starbucks 
4. A map showing the pedestrian connections from La Luz and Andalucia to the shopping center 
5. The viewshed calculations for anyone who requests them. 

 
Application Hearing Details: EPC Hearing is scheduled for 14 September 2017 

1. Hearing Time: 
a. The Commission will begin hearing applications at 8:30 a.m. 
b. The actual time this application will be heard by the Commission will depend on the 
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applicant’s position on the Commission’s schedule 
2. Hearing Process: 

a. Comments from facilitated meetings will go into a report which goes to the City Planner. 
b. City Planner includes facilitator report in recommendations. 
c. The Commission will make a decision and parties have 15 days to appeal the decision. 

3. Resident Participation at Hearing: 
a. Written comments must be received no later than 9:00 am Tuesday 12 September 2017 

and may be sent to  
Planner Maggie Gould  505-924-3910   mgould@cabq.gov 
 600 2nd St., 3rd floor, Albuquerque, NM, 87102  
Or to 

b. Karen Hudson, Chair, EPC, c/o Planning Department 
600 2nd St., 3rd floor, Albuquerque, NM, 87102  

 
Attendees and Affiliations: 
Ann Prinz Andalucia 
Barbara Hoffman Andalucia 
Gail Stephens Andalucia 
Joyce Reszka Andalucia 
Kay Pickett Andalucia 
Larry Reszka Andalucia 
Meredith Cox Andalucia 
Pat Hoffman Andalucia 
Erin Ganaway Consensus  Planning 
Jim Strozier Consensus  Planning 
Scott Culler Consensus  Planning 
Linda McCormick Daskalos Development 
Beth Baurick La Luz 
Arlo Braun La Luz 
Bob Duffy La Luz 
Glenn Mallory La Luz 
Jamie Barr La Luz 
Joan Benca La Luz 
K R Kaminsky La Luz 
Kathy Adams La Luz 
Marianne Barlow La Luz 
Mark Ennen La Luz 
Mary Ann Perkins La Luz 
Mel Perkins La Luz 
Michele Grange La Luz 
Pat Gallagher La Luz 
Tom Seagleton La Luz 
Nita Day Las Casitas del Rio II 
Jolene Wolfley Taylor Ranch NA 
René Horvath Taylor Ranch NA 
Terry Spiak Taylor Ranch NA 
Zane Hopper  

mailto:mgould@cabq.gov
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