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I. INTRODUCTION  

A. Overview 

This supplemental staff report is intended to be read in conjunction with and provide 
additional information to the original, August 10, 2017 staff report, which is available 
online: http://www.cabq.gov/planning/boards-commissions/environmental-planning-
commission/epc-staff-reports 

On August 10, 2017, the Environmental Planning Commission (EPC) voted to defer this 
request to the September 14, 2017 hearing to allow additional time for a facilitated 
meeting to occur. A resident of the Cherry Hills neighborhood, located to the north of the 
subject site, requested the facilitated meeting. 

The facilitated meeting was held on Tuesday, August 29, 2017. The results of this 
meeting will be summarized below under Agency & Neighborhood Concerns, and the 
meeting report is attached to this supplemental staff report. 

II. ANALYSIS of APPLICABLE ORDINANCES, PLANS AND POLICIES 
Please refer to the original August 10, 2017 staff report and the updated recommended 
Findings found in this supplemental staff report for a complete analysis of the applicant’s 
zone change justification against the applicable ordinances, plans, and policies. 

III. SITE DEVELOPMENT PLAN FOR SUBDIVISION 

No changes have been made to the Site Development Plan for Subdivision since the 
August 10, 2017 EPC hearing. 

IV. SITE DEVELOPMENT PLAN FOR BUILDING PERMIT 

A. Request 

The third part of this request is for a Site Development Plan for Building Permit for the 
construction of a Senior Living Facility as permitted by the requested zoning. Since the 
deferral and facilitated meeting, the applicant has revisited their site layout and design in 
order to incorporate changes based on neighborhood comments and concerns. 

B. Site Plan Layout / Configuration 

The proposed building is still a single large, multi-part building including the same total 
of 180 combined units. The overall size has been reduced by approximately 14,000 
square feet based on the changes that were made. 

The assisted living and memory care portions of the building on the western half of the 
site have not changed, and the building is still a maximum of three stories in height, but 
the location of some of that height has been moved on the site. The applicant has shifted 

http://www.cabq.gov/planning/boards-commissions/environmental-planning-commission/epc-staff-reports
http://www.cabq.gov/planning/boards-commissions/environmental-planning-commission/epc-staff-reports
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the single-story amenity hall more toward the center of the site and relocated some of the 
independent living units more toward the southern and eastern edges of the structure. 
This results in lower, stepped-down building heights in the front and middle portions of 
the property. This is best shown in a massing graphic included in the attached memo from 
the agent dated September 6, 2017. 

Related to the shifted amenity space, the applicant also adjusted the eastern entry drive 
and drop-off area to a more internal location, which allowed guest parking spaces to be 
moved farther back from Harper Road. 

C. Vehicular Access, Circulation and Parking 

Two vehicular access points remaion along Harper Road to be located where median 
openings and turn lanes already exist. The eastern access, as described above, has been 
modified to extend to a different drop-off area and building entry location more central to 
the site. This relocation of parking also resulted in reorientation so headlights are less 
likely to shine across Harper Road. 

As an SU-1 site, parking is determined by the EPC, and the applicant originally submitted 
a plan with approximately 215 spaces provided on site. As senior living facilities are not 
described in the Zoning Code with specific parking ratios, the applicant included a 
justification for these spaces with their original submittal, which matches numbers that 
are found in the draft of the Integrated Development Ordinance under consideration by 
City Council (see attached facilitated meeting amendment and September 6, 2017 agent 
memo) and then added additional employee and visitor spaces. As parking and the 
potential for overflow is a concern of neighbors, the applicant has added approximately 
11 more additional spaces to the site plan. 

D. Pedestrian and Bicycle Access and Circulation, Transit Access 

Pedestrian circulation is still from the public sidewalk along Harper Road entering the 
site near each of the vehicular access points and connecting around the site. 

Two bicycle racks provide 14 spaces split between the two main building entries. 

E. Landscaping 

An updated landscaping plan was submitted with the revised site plan. While the overall 
percentage of landscaping has decreased from 76% to 72% of the net lot area, this is 
attributable more to the decrease in building size leaving more lot area to be landscaped 
than the actual square footage of landscaping, and this amount greatly exceeds the 
minimum 15% required. The number of parking lot and street trees remain the same, and 
the total number of trees on the site as a whole was increased slightly. 
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F. Grading, Drainage, Utility Plans 

While no updated grading plan has been submitted discussion has occurred as to whether 
the site could be lowered any more, and the applicant’s memo states that only one foot 
was able to be changed. 

Additional work has been done by the applicant team with regard to moving forward with 
the bank protection and related improvement to the South Pino Arroyo channel including 
meeting with AMAFCA. Additional notes and comments related to Hydrology are 
attached to this supplemental staff report. 

V. AGENCY & NEIGHBORHOOD CONCERNS 

A. Reviewing Agencies 

Agencies reviewed this request from July 3, 2017 to July 20, 2017. Related to the 
additional meetings with Hydrology and AMAFCA, additional and revised agency 
comments are provided with this report for informational purposes. The applicant will 
complete the required engineering analysis for approval of a separate grading and 
draingage plan through the Hydrology Section of the Planning Department prior to 
approval of the Site Development Plan for Building Permit by the Development Review 
Board (DRB). 

B. Neighborhood/Public 

The Cherry Hills Civic Association (CHCA) and neighbors within 100 feet were notified 
of this request prior to the August 10, 2017 hearing, as required. At that time, it was 
discovered that the applicant had not notified the District 4 Coalition of neighborhood 
associations because those contacts were not originally provided. As the case was 
deferred, this allowed adequate time to provide the required notice to the District 4 
Coaliton, and that notification information is included in this supplemental staff report. 
The District 4 Coaltion was also invited to the facilitated meeting that was held. 

The August 10, 2017 hearing was deferred to September 14, 2017 in order to allow time 
for a facilitated meeting to occur between the applicant and concerned neighbors. That 
meeting was held on August 29, 2017 and a facilitated meeting report is attached to this 
supplemental staff report. No areas of agreement were noted. 

There is significant neighborhood opposition to this request, and many neighbors 
expressed the view that the project would be inconsistent with the neighborhood and lead 
to a lower quality of life. Neighborhood concerns include increased traffic and issues of 
access to the neighborhood, the amount of parking proposed and whether it can handle all 
vehicles without overflow into the neighborhood, the proposed building height of three 
stories and how that affects privacy and views of the mountains from neighbor’s homes, 
and whether such a facility is truly needed at this location. 
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A full list of neighborhood comments and concerns that was shared prior to the facilitated 
meeting is also attached to this report. A few additional written letters and emails were 
also submitted, including a letter reviewing specific policy analysis and findings 
contesting whether the application is actually in alignment with the Goals and Policies of 
the Comprehensive Plan and R-270-1980. 

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

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

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

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

Staff recommends approval of all three portions of the request with the findings and 
subject to the recommended conditions of approval within this supplemental staff report. 
Changes from the Findings and Conditions included in the original August 10, 2017 staff 
report are in bold font.  
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FINDINGS, Zone Map Amendment 

Project # 1007412, Case # 17EPC-40024 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

D. The existing zoning is inappropriate because changed community conditions, 

including an increase in retirees seeking alternative housing options as 

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

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

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

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

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

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

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

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

 

RECOMMENDATION 

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

Project # 1007412, Case # 17EPC-40024 

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

 

FINDINGS, Site Development Plan for Subdivision  

Project # 1007412, Case # 17EPC-40025 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

RECOMMENDATION 

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

Project # 1007412, Case # 17EPC-40025 

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

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

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

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

 

FINDINGS, Site Development Plan for Building Permit  

Project # 1007412, Case # 17EPC-40026 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

Hydrology, and AMAFCA has already begun. 

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

RECOMMENDATION 

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

 

CONDITIONS OF APPROVAL, Site Development Plan for Building Permit  

Project # 1007412, Case # 17EPC-40026 

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

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

3. Transportation Development Conditions: 

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

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

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

 
 

Notice of Decision cc list:  
 Consensus Planning 

 SP Albuquerque, LLC 

 Cherry Hills Civic Association 

 District 4 Coalition 
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AGENCY COMMENTS 

PLANNING DEPARTMENT 

CITY ENGINEER 

Hydrology Development 
 The development will be above the 100-year base flood elevation plus freeboard. Flow 

rates will be based on the published Flood Insurance Study (FIS) of the South Pino 
Arroyo. 

 There will be no adverse impact to the existing floodplain on neighboring properties, 
unless the owner(s) of adversely effected property is in agreement that their property can 
be impacted.  

 AMAFCA approval of the turnkey agreement to maintain the Bank Protection  
 Compliance with Section 404 of the Clean Water Act  

 

ALBUQUERQUE METROPOLITAN ARROYO FLOOD CONTROL AUTHORITY 
P#1007412 Harper Road Senior Living Facility, (E-20) 
17EPC-40024 Reviewed. No comment. 
17EPC-40025 Reviewed. No adverse comment.  AMAFCA will sign the Final Plat.  Vacation of the 

Temporary AMAFCA Easement will require a quitclaim deed approved by the 
AMAFCA Board of Directors.   

17EPC-40026 Reviewed. No adverse comment.  AMAFCA will continue to coordinate bank 
protection plans for the Pino Arroyo with the owner and engineer.  Construction and 
maintenance of the bank protection will be accomplished under a Turnkey Agreement 
approved by the AMAFCA Board of Directors. 
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ADDITIONAL APPLICATION INFORMATION 
  



Memorandum

To: Michael Voss

From: Jacqueline Fishman, AICP

Date: September 6, 2017

Re: Project #1007412; Harper Road Senior Living Zone Map Amendment and Site Plans for Build-
ing Permit and Subdivision

Based on our facilitated meeting on August 29th, our Project Team has made revisions to the Site Plan 
for Building Permit to address some of the neighborhood concerns. The following revisions significantly 
reduce the impact this project has on the neighborhood: 

• Bohannan Huston reanalyzed the grading and constraints with being in a flood plain and deter-
mined that we could only reduce the pad elevation of the IL building by 1 foot. 

• Most significantly, all of the 3-story portions of the building have been pulled back south away from 
Harper Road. On the original Site Plan, there was a 3-story portion set back from Harper by 134 
feet. The revised Site Plan has the closest 3-story portion set back from Harper by 272 feet (see 
massing graphic below).

Massing graphic.



• The 1-story amenities went from being located in the center of building to the northwest wing, 
again significantly reducing the building massing along Harper Road. 

• Residential units are added to the northeast wing. These units step down to 2 and 1 story as the 
building gets closer to Harper Road.

• The overall building area is reduced by ±14,000 SF due to the re-design of the IL building. Our 
total building area is now ±238,000 sf. 

• The visitor parking area is pulled further back from Harper Road and re-arranged so that parking 
spaces are not pointed to the north toward residences on the north side of Harper.

• The overall parking count is increased by 11 spaces - from 215 spaces to 226. The additional 
spaces were added to the visitor area and the areas around the IL building. We based our re-
quired minimum parking on what is currently proposed in the Integrated Development Code for 
these different levels of senior housing. Based on the IDO, the minimum number of spaces re-
quired would be 121 spaces; we now have exceeded that amount by 105 parking spaces. 

• We have also checked on nearby senior living facilities in regard to parking. Morningstar, which is 
an assisted living and memory care facility, has 88 units with a parking ratio of 1 space per 2 units 
(beds). The required parking is 44 spaces and the project provides an overall parking count of 50 
parking spaces.  

• We have also confirmed that a traffic signal is not warranted at Harper Road and Red Sky. The 
traffic issues that were mentioned by the neighborhood exist and should be brought to the atten-
tion of the Department of Municipal Development. It is not this applicant’s burden to solve their neighbor-
hood ingress/egress issues.
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HARPER ROAD SENIOR LIVING

ALBUQUERQUE, NM         # 2017-0235 1 of 15

SITE PLAN FOR BUILDING PERMIT

SEPTEMBER 6, 2017
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Planning / Landscape Architecture
302 Eighth Street NW
Albuquerque, NM 87102
(505) 764-9801   Fax 842-5495
e-mail: cp@consensusplanning.com

SITE DATA:
LEGAL DESCRIPTION: PORTION OF TRACT A, HOFFMANTOWN BAPTIST CHURCH AND TRACT B-2,
YORBA LINDA SUBDIVISION.

SITE AREA:  14.14 AC.

PROPOSED LAND USE:  SENIOR INDEPENDENT LIVING (IL), ASSISTED LIVING (AL), AND MEMORY
CARE (MC) FACILITY - TOTAL 180 UNITS

BUILDING AREA: 238,172 SF

MAXIMUM TOTAL BUILDING HEIGHT: 40 FEET

USABLE OPEN SPACE (INCLUDES LANDSCAPE, ARROYO, PATIOS, INTERIOR COURTYARDS, AND
DECKS): 334,739 SF

TOTAL PARKING REQUIRED/PROVIDED:

IL: 1 PER UNIT = 96

AL: 1 PER 3 UNITS = 20

MC: 1 PER 5 UNITS = 5

VISITOR 105

TOTAL PROVIDED PARKING: 226

HANDICAPPED REQUIRED/PROVIDED:  8/14

MOTORCYCLE PARKING REQUIRED/PROVIDED: 5/5

BICYCLE REQUIRED/PROVIDED: 11/14

GENERAL NOTES:
1. ALL LIGHTING SHALL COMPLY WITH THE CITY COMPREHENSIVE ZONING CODE

§14-16-3-9  AREA REGULATIONS.

2.    ROOF-MOUNTED MECHANICAL EQUIPMENT SHALL BE SCREENED.

2. ALL SCREENING AND VEGETATION SURROUNDING GROUND-MOUNTED
TRANSFORMERS AND UTILITY PADS SHALL ALLOW 10 FEET OF CLEARANCE IN FRONT
OF THE EQUIPMENT DOOR AND 5-6 FEET OF CLEARANCE ON THE REMAINING THREE
SIDES FOR SAFE OPERATION, MAINTENANCE, AND REPAIR PURPOSES.

3. PNM COORDINATION: DEVELOPMENT SHALL ABIDE BY ALL CONDITIONS OR TERMS OF
UTILITY EASEMENTS PRIOR TO DEVELOPMENT, CONTACT SHALL BE MADE TO PNM'S
NEW SERVICE DELIVERY DEPARTMENT TO COORDINATE ELECTRIC SERVICE AND
OPTIONS FOR THE LOCATION OF ELECTRIC SERVICE CONNECTION.

4. ALL SIDEWALKS, RAMPS (INCLUDING REQUIRED TRUNCATED DOMES) CURB CUTS, AND
CURB AND GUTTER SHALL BE BUILT PER C.O.A STANDARD DRAWINGS; SIDEWALK
(2430), RAMPS (2440), CURB CUTS (2426), CURB AND GUTTER (2417A).

5. CLEAR SIGHT DISTANCE: LANDSCAPING AND SIGNAGE WILL NOT INTERFERE WITH
CLEAR SIGHT REQUIREMENTS. THEREFORE, SIGNS, WALLS, TREES, AND SHRUBBERY
BETWEEN 3 AND 8 FEET TALL (AS MEASURED FROM THE GUTTER PAN) WILL NOT BE
ACCEPTABLE IN THIS  AREA. (SEE LANDSCAPE PLAN, SHEET 2, FOR SIGHT TRIANGLE).

16
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X.

FINISH GRADE OR PAVING

COLOR: DARK BRONZE

LIGHT FIXTURE DETAIL   Not to Scale

KEY NOTES
1. PROPERTY LINE.
2. RETAINING WALL, SEE GRADING/DRAINAGE PLAN, SHEET 4.
3. TRASH AND STORAGE ENCLOSURE BUILDING, SEE SHEET 14.
4. CONCRETE SIDEWALK, WIDTH VARIES, SEE PLAN FOR DIMENSIONS.
5. 6' STABILIZED CRUSHER FINES TRAIL.
6. ADA ACCESSIBLE CONCRETE RAMP.
7. 6' COLORED, TEXTURED PEDESTRIAN CROSSING, TYP.
8. ADA "HANDICAP PARKING ONLY" SIGN, MUST HAVE THE REQUIRED LANGUAGE PER

66-7-352.4C NMSA 1978 "VIOLATORS ARE SUBJECT TO A FINE AND/OR TOWING."
ADDITIONAL "VAN ACCESSIBLE" SIGN TO BE INCLUDED AT VAN ACCESSIBLE
SPACE.

9. ADA ACCESS AISLE. AISLE SHALL HAVE THE WORDS "NO PARKING" IN CAPITAL
LETTERS, EACH OF WHICH SHALL BE AT LEAST ONE FOOT HIGH AND AT LEAST
TWO INCHES WIDE, PLACED AT THE REAR OF THE PARKING SPACE SO AS TO BE
CLOSE TO WHERE AN ADJACENT VEHICLE'S REAR TIRE WOULD BE PLACED.
(66-1-2.1.B NMSA 1978)

10. PRECAST CONCRETE WHEEL STOPS.
11. SIDEWALK FLUSH WITH ASPHALT
12. MOTORCYCLE PARKING W/"MOTORCYCLE PARKING ONLY" SIGN.
13. OUTDOOR PATIO W/ CONCRETE PAVERS, SEE SHEET 3.
14. TRAFFIC RATED CONCRETE PAVERS AT ROUNDABOUT.
15. TRAFFIC ISLAND COLORED TEXTURED PAVING.
16. TRAFFIC ISLAND WITH PLANTING AREA.
17. CONCRETE CURB AND GUTTER.
18. CONCRETE ROLLED CURB.
19. MASONRY OR CONCRETE SEAT WALL.
20. BICYCLE RACK.
21. FIRE HYDRANT, SEE UTILITY PLAN, SHEET 5.
22. EMERGENCY VEHICLE ACCESS WITH BASE COURSE.
23. AMAFCA ACCESS ROAD WITH BASE COURSE.
24. POLE MOUNTED LIGHT. (LOCATION IS CONCEPTUAL AND SUBJECT TO CHANGE

DEPENDING ON PHOTOMETRIC PLAN.
25. BOLLARD LIGHT.
26. INTERIOR COURTYARDS - SEE DESCRIPTIONS BELOW.
27. NOT USED
28. CONCRETE STAIRS.
29. MONUMENT SIGN, SEE SHEET 15.
30. BENCH SEATING.
31. PICNIC TABLE W/ UMBRELLA SHADE.
32. WATER FEATURE.
33. VEHICULAR GATE.
34. COVERED PARKING.
35. ARROYO BANK STABILIZATION, SEE GRADING/DRAINAGE PLAN, SHEET 4.
36. EXISTING CURB AND GUTTER TO REMAIN.

HOUSING PER MANUFACTURER.
HORIZONTAL MOUNTED LIGHT LENS
SHALL NOT PROJECT BELOW LIGHT
SHIELD. OFF SITE LUMINANCE SHALL
NOT BE GREATER THAN 1,000 FOOT
LAMBERTS AND SHALL NOT BE GREATER
THAN 200 FOOT LAMBERTS MEASURED
FROM ANY PRIVATE PROPERTY IN A
RESIDENTIAL ZONE.

BOLLARD LIGHT FIXTURE DETAIL   Not to Scale

30
"

FINISH GRADE OR PAVING

COLOR: DARK BRONZE

INDEPENDENT LIVING
COURTYARD

ASSISTED
LIVING

COURTYARD

MEMORY CARE
COURTYARD

INTERIOR COURTYARDS
INDEPENDENT LIVING (10,600 SF) - EXTERIOR COURTYARD TO INCLUDE ACTIVITIES
SUCH AS BOCCE BALL, PUTTING GREEN, SHADE STRUCTURES, AND GROUP
RECREATIONAL GATHERING AREAS.

ASSISTED LIVING (4,440 SF) - EXTERIOR COURTYARD TO INCLUDE PASSIVE
ACTIVITIES AND SHADE STRUCTURES FOR SUN CONTROL.

MEMORY CARE (2,830 SF) - SECURED EXTERIOR COURTYARD TO INCLUDE WALKING
AND GROUP ACTIVITIES WITH SHADE STRUCTURES FOR SUN CONTROL.
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      EASEMENTS:
1. Existing Property Line to be vacated
2. Proposed 26' Water Line and Sewer Line Easement
3. Existing Sanitary Sewer Easement, Filed: May 5, 1983 (BK Misc. 11-A, PG-799-802), Refiled: July 13, 1984 (BK Misc. 134A,

PG 326-329)
4. Existing Sanitary Sewer Easement to be vacated, Filed: May 5, 1983 (BK Misc. 11-A, PG-799-802), Refiled: July 13, 1984 (BK

Misc. 134A, PG 326-329)
5. Existing 10' Water Line, Sewer Line & Public Utility Easement to remain, Filed: April 2, 1966 (BK D 802, PG 576)
6. Existing 10' Water Line to be vacated, Sewer Line & Public Utility Easement to remain, Filed: April 2, 1966 (BK D 802, PG 576)
7. Temporary AMAFCA Drainage Easement. Permanent drainage easements will be granted and the temporary drainage

easements will be vacated, in accordance with the Subdivision Ordinance, upon improvements to the Pino Arroyo, Filed:
November 6, 1986, (BK C32, PG 7)

8. Existing 20' Storm Drain Easement to be vacated, Filed: December 27, 1984, (BK C26, PG 3)
9. Existing 200' Drainage and Utility Easement, Filed: July 16, 1965, (BK D3, PG 122)
10. Existing Agreement to Dedicate R.O.W. for Moon Street extension to be removed per COA Department of Municipal

Development, Filed: August 5, 1986 (BK Misc. 379A, PG 652-656)
11. Proposed Dedication of Right-of-Way
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TOTAL BUILDING AREA
253,041 SF

1,250 SF
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BIKE RACK  Not to Scale

FINISH GRADE

7 BIKE CAPACITY STEAL PIPE
BIKE RACK, POWDER COAT
COLOR: DARK BRONZE
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SCIENTIFIC NAME
COMMON NAMESYMBOL

TREES

WATER
USESIZE

INSTALLED SIZE
MATURE SIZE

PLANT LEGEND

4 ACER PALMATUM 2" B&B 8' HT. X 4' SPR. MED+
 JAPANESE MAPLE 15'HT. X 15' SPR.

17 CERCIS RENIFORMIS 'OKLAHOMA 2" B&B 8' HT. X 4' SPR. MED
 OKLAHOMA REDBUD 15' HT. X 15' SPR.

22 CHILOPSIS LINEARIS 'LUCINDA HAMILTON' 2" B&B 8' HT. X 4' SPR. LOW+
DESERT WILLOW 20' HT. X 20' SPR.

18 CHITALPA TASHKENTENSIS 'PINK DAWN' 2" B&B 8' HT. X 4' SPR. MED
CHITALPA 20' HT. X 20' SPR.

26 GLEDITSIA TRIACANTHUS INERMIS 2" B&B 12' HT. X 6' SPR. MED+
 HONEYLOCUST 50' HT. X 45' SPR.

8 KOELREUTERIA PANICULATA 2" B&B 8' HT. X 4' SPR. MED
 GOLDENRAIN TREE 25' HT. X 25' SPR.

30 PINUS NIGRA 2" B&B 8' MIN. HT. MED
 AUSTRIAN PINE 35' HT. X 25' SPR.

28 PISTACHIA CHINENSIS 2" B&B 12' HT. X 6' SPR. MED
 CHINESE PISTACHE 60' HT. X 60' SPR.

13 POPULUS ACUMINATA 2" B&B 12' HT. X 6' SPR. MED+
 LANCELEAF COTTONWOOD 50' HT. X 50' SPR.

41 PYRUS CALLERYANA 'AUTUMN BLAZE' 2" B&B 8' HT. X 4' SPR. MED+
 AUTUMN BLAZE FLOWERING PEAR 30' HT. X 25' SPR.

15 QUERCUS BUCKLEYI 2" B&B 8' HT. X 4' SPR. MED
 TEXAS RED OAK 40' HT. X 40' SPR.

20 VITEX AGNUS-CASTUS 15-GAL 8' HT. X 4' SPR. MED
 CHASETREE  (MULTI STEM) 20' HT. X 20' SPR.

ARTEMISIA 'POWIS CASTLE' 1-GAL 5' O.C. MED
 POWIS CASTLE SAGE 2' HT. X 4' SPR.

BACCHARIS 'STARN THOMPSON' 1-GAL 5' O.C. LOW
 DWARF COYOTEBUSH 3' HT. X 4' SPR.

BUDDLEIA DAVIDII 'NANHOENSIS' 1-GAL 4' O.C. MED
 BUTTERFLY BUSH  4' HT. X 3' SPR.

CAESALPINA GILLESII 5-GAL 7' O.C. LOW
 BIRD OF PARADISE 8' HT. X 6' SPR.

CHRYSOTHAMNUS NAUSEOSUS 1-GAL 6' O.C. LOW
 CHAMISA 5' HT. X 5' SPR.

COTONEASTER APICULATUS 1-GAL 9' O.C. MED
 CRANBERRY COTONEASTER 4' HT. X 8' SPR.

CYTISSUS X 'LENA' 1-GAL 4' O.C. LOW
 LENA'S BROOM 2' HT. X 3' SPR.

ERYSIMUM 'BOWLES MAUVE' 1-GAL 4' O.C. MED
 BOWLES MAUVE WALLFLOWER 2' HT. X 3' SPR.

FALLUGIA PARADOXA 1-GAL 6' O.C. LOW
 APACHE PLUME 5' HT. X 5' SPR.

GALLARDIA GRANDIFLORA 'FANFAIR' 1-GAL 4' O.C. LOW
 BLANKET FLOWER 3' HT. X 3' SPR.

HYMENOXYS ACAULIS 1-GAL 2' O.C. LOW
 ANGELITA DAISY 1' HT. X 1' SPR.

LAVANDULA AUGUSTIFOLIA 1-GAL 4' O.C. MED
 ENGLISH LAVENDER 3' HT. X 3' SPR.

LAGERSTROEMIA INDICA 15-GAL 16' O.C. MED
 CRAPE MYRTLE 15' HT. X 15' SPR.

LIATRIS PUNCTATA 1-GAL 2' O.C. LOW
 GAYFEATHER 8" HT. X 18"' SPR.

NANDINA DOMESTICA 'FIREPOWER' 1-GAL 3' O.C. MED+
 DWARF HEAVENLY BAMBOO 2' HT. X 2' SPR.

OENOTHERA BERLANDIERI 1-GAL 4' O.C. LOW
 MEXICAN EVENING PRIMROSE 1' HT. X 3' SPR.

PENSTEMON SPP. 1-GAL 3' O.C LOW
 PENSTEMON 3' HT. X 3' SPR

PHOTINIA FRASERI 1-GAL 9' O.C. MED
 PHOTINIA 8' HT. X 8' SPR.

POTENTILLA FRUTICOSA 1-GAL 4' O.C. MED
 SHRUBBY CINQUEFOIL 3' HT. X 3' SPR.

POTENTILLA TABERNAEMONTARII 1-GAL 2' O.C. MED
 SPRING CINQUEFOIL 6" HT. X 18" SPR.

PRUNUS BESSEYI 1-GAL 4' O.C. MED
 WESTERN SAND CHERRY 3' HT. X 3' SPR.

RHAPHIOLEPIS INDICA 1-GAL 5' O.C. LOW
 INDIA HAWTHORN 4' HT. X 4' SPR.

RHUS AROMATICA 'GRO-LOW' 1-GAL 5' O.C. LOW+
 PROSTRATE SUMAC 2' HT. X 4' SPR.

ROSMARINUS OFFICINALIS 1-GAL 6' O.C. LOW+
 PROSTRATE ROSEMARY 2' HT. X 5' SPR.

SALVIA GREGII 1-GAL 4' O.C. MED
 CHERRY SAGE 2' HT. X 3' SPR.

SEDUM SPECTABILE 1-GAL 3' O.C. LOW
 STONECROP 2' HT. X 2' SPR.

TEUCRIUM CHAMAEDRYS 1-GAL 3' O.C. MED
 TRAILING GERMANDER 1' HT. X 2' SPR.

VINCA MAJOR 1-GAL 5' O.C. MED+
 GIANT PERIWINKLE 1' HT. X 4' SPR.

VINCA MINOR 1-GAL 3' O.C. MED+
 PERIWINKLE 9" HT. X 2' SPR.

LONICERA JAPONICA HALLIANA 1-GAL 3' O.C. MED+
 HALL'S HONEYSUCKLE 12' SPR.

ROSA BANKSIAE 1-GAL 6' O.C. LOW+
 LADY BANKS ROSE 40' SPR.

DASYLIRION WHEELERI 5-GAL 6' O.C. LOW
 SOTOL 4' HT. X 5' SPR.

HESPERALOE PARVIFLORA 1-GAL 4' O.C. LOW
 RED/YELLOW FLOWERING YUCCA 3' HT. X 3' SPR.

HELICTOTRICHON SEMPERVIRENS 1-GAL 2' O.C. MED
 BLUE AVENA GRASS 2' HT. X 1' SPR.

MUHLENBERGIA CAPILLARIES 'REGAL MIST' 1-GAL 5' O.C. MED
 MUHLY GRASS 3' HT. X 4' SPR.

NASSELLA TENNUISSIMA 1-GAL 2' O.C. LOW
 BEAR GRASS 2' HT. X 18" SPR.

REVIELLE BLUEGRASS HIGH

NATIVE BLEND LOW
 BOUTELOUA GRACILIS - BLUE GRAMA,  BUCHLOE DACTYLOIDES - BUFFALOGRASS

QTY.

SHRUBS/GROUNDCOVERS

VINES

DESERT ACCENTS

ORNAMENTAL GRASS

TURF GRASS

GRAVEL MULCH AND REVEGETATED SEEDING

2"-4" COBBLE MULCH
(6" DEPTH OVER DEWITT PRO-5 WEED CONTROL FABRIC)

7/8" BROWN GRAVEL MULCH
(3" DEPTH OVER DEWITT PRO-5 WEED CONTROL FABRIC)

AREAS SHALL BE REVEGETATED AS FOLLOWS:

CLAY, CLAY LOAM, AND SANDY GRAVELLY CLAY LOAM SOIL MIX.
(13 LBS. PLS PER ACRE TOTAL)
SCIENTIFIC NAME - COMMON NAME #PLS/AC

ORYZOPSIS HYMENOIDES 'NESPAR' - INDIAN RICE GRASS 2.0
HILARIA JAMESII 'VIVA' -  GALLETA 2.0
BOUTELOUA CURTIPENDULA 'VAUGHN' - SIDEOATS GRAMA 2.0
BOUTELOUA GRACILIS 'HACHITA' - BLUE GRAMA 3.0
SPOROBOLUS CRYPTANDRUS - SAND DROPSEED 1.0
ARTIPLEX CANESCENS - FOURWING SALTBRUSH 1.0
EPHEDRA VIRIDIS - GREEN MORMON TEA 0.5
ARTEMISIS FILIFOLIA - SAND SAGE 0.5
SPHAERALCEA AMBIGNA - DESERT GLOBEMALLOW .25
OENOTHERA PALLID - WHITE EVENING PRIMROSE .25
BAILEYA MULTIRADIATA - DESERT MARIGOLD .25
PENSTEMON AMBIQIES - SAND PENSTEMON .25

HARDSCAPE

WATER FEATURE

BENCH SEATING

PICNIC TABLE W/ UMBRELLA SHADE

MOSS ROCK BOULDERS (MIN 3' DIA.)

58,075 SF

CRUSHER FINES TRAIL TO MATCH EXISTING

153,105 SF

2,946 SF

±21,000 SF

SHADE STRUCTURE

CONCRETE EDGER AT TURF

Architecture + Planning

888.456.5849

ktgy.com

Senior Resource Group

500 Stephens Avenue

Solana Beach, CA 92075

HARPER ROAD SENIOR LIVING
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LANDSCAPE PLAN
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Planning / Landscape Architecture
302 Eighth Street NW
Albuquerque, NM 87102
(505) 764-9801   Fax 842-5495
e-mail: cp@consensusplanning.com

KEY NOTES
1. PROPERTY LINE.
2. LANDSCAPED BERM.
3. EMERGENCY VEHICLE ACCESS ROAD, SEE CIVIL FOR DETAIL.
4. AMAFCA ACCESS ROAD, SEE CIVIL FOR DETAIL.
5. MAIN ENTRY, SEE DETAIL 3/SHEET 3.
6. INDEPENDENT LIVING INTERNAL COURTYARD - EXTERIOR COURTYARD TO

INCLUDE ACTIVITIES SUCH AS BOCCE BALL, PUTTING GREEN, SHADE
STRUCTURES, AND GROUP RECREATIONAL GATHERING AREAS.

7. ASSISTED LIVING EXTERNAL COURTYARD, SEE DETAIL 1/SHEET 3.
8. ASSISTED LIVING INTERNAL COURTYARD - EXTERIOR COURTYARD TO

INCLUDE PASSIVE ACTIVITIES AND SHADE STRUCTURES FOR SUN CONTROL.
9. MEMORY CARE INTERNAL COURTYARD - SECURED EXTERIOR COURTYARD

TO INCLUDE WALKING AND GROUP ACTIVITIES WITH SHADE STRUCTURES
FOR SUN CONTROL.

10. HARPER ROAD STREETSCAPE, SEE DETAIL 2/SHEET 3.
11. ARROYO EDGE TREATMENT, SEE DETAIL 4/SHEET 3.

GENERAL LANDSCAPE NOTES
DUE TO THE SCALE OF THIS PLAN, SHRUB PLANTINGS ARE NOT IDENTIFIED BY SYMBOL. SHEET 3 PROVIDES ENLARGED
VIEWS WITH TYPICAL SHRUB PLANTINGS. THE ACTUAL PROVIDED QUANTITY WILL BE SUFFICIENT TO MEET THE DESIGN
INTENT AND THE LANDSCAPE COVERAGE (75%) REQUIREMENTS OF THE CITY ZONING CODE.

LANDSCAPE DESIGN
ALL PLANTING AREAS SHALL BE TOP DRESSED WITH CRUSHER FINES, 7/8" BROWN ROCK MULCH, 2"-4" COBBLE MULCH,
OR SIMILAR MATERIAL. CONCRETE HEADERS SHALL BE PROVIDED TO SEPARATE TURF AREAS FROM PLANTING AREAS.

IRRIGATION
IRRIGATION SYSTEM STANDARDS OUTLINED IN THE WATER CONSERVATION LANDSCAPING AND WATER
WASTE ORDINANCE SHALL BE STRICTLY ADHERED TO. A FULLY AUTOMATED IRRIGATION SYSTEM WILL BE
USED TO IRRIGATE TREE, SHRUB AND GROUNDCOVER PLANTING AREAS. THE IRRIGATION SYSTEM SHALL BE
DESIGNED TO ISOLATE PLANT MATERIAL ACCORDING TO SOLAR EXPOSURE AND WILL BE SET UP BY PLANT
ZONES ACCORDING TO WATER REQUIREMENTS. THE TREES WILL BE PROVIDED WITH (6) 2 GPH EMITTERS,
WITH THE ABILITY TO BE EXPANDED TO ACCOMMODATE THE GROWTH OF THE TREE. SHRUBS AND
GROUNDCOVERS WILL BE PROVIDED WITH (2) 1 GPH EMITTERS. TREES, SHRUBS AND GROUNDCOVERS WILL
BE GROUPED ON THE SAME VALVE.  TURF VALVES WILL BE OPERATED TO PROVIDE 1/2" OF WATER PER CYCLE
(PEAK SEASON).

RESPONSIBILITY OF MAINTENANCE
MAINTENANCE OF ALL PLANTING AND IRRIGATION, INCLUDING THOSE WITHIN THE PUBLIC R.O.W., SHALL BE
THE RESPONSIBILITY OF THE PROPERTY OWNER.

METHOD FOR COMPLYING WITH WATER CONSERVATION ORDINANCE
THE LANDSCAPE PLAN SHALL LIMIT THE PROVISION OF HIGH WATER USE TURF TO A MAXIMUM OF 20
PERCENT OF THE REQUIRED LANDSCAPED AREA. THE PLANT PALETTE IS PREDOMINANTLY COMPRISED OF
PLANTS WITH LOW TO MEDIUM WATER USE REQUIREMENTS, THEREBY MINIMIZING IRRIGATION NEEDS WHILE
ENSURING THE VIABILITY OF THE PLANTS. AN EVAPOTRANSPIRATION MANAGEMENT CONTROLLER WILL BE
INCLUDED IN THE DESIGN OF THE IRRIGATION SYSTEM TO MONITOR WEATHER CONDITIONS SO THAT THE
OPTIMUM MOISTURE BALANCE IS ACHIEVED AND THE POSSIBILITY OF OVER-WATERING IS REDUCED.

PNM COORDINATION
COORDINATION WITH PNM'S NEW SERVICE DELIVERY DEPARTMENT IS NECESSARY REGARDING PROPOSED
TREE LOCATION AND HEIGHT, SIGN LOCATION AND HEIGHT, AND LIGHTING HEIGHT IN ORDER TO ENSURE
SUFFICIENT SAFETY CLEARANCES.

SCREENING WILL BE DESIGNED TO ALLOW FOR ACCESS TO ELECTRIC UTILITIES.  IT IS NECESSARY TO
PROVIDE ADEQUATE CLEARANCE OF TEN FEET IN FRONT AND AT LEAST 5 FEET ON THE REMAINING THREE
SIDES SURROUNDING ALL GROUND-MOUNTED EQUIPMENT FOR SAFE OPERATION, MAINTENANCE AND
REPAIR PURPOSES.

CLEAR SIGHT DISTANCE:
LANDSCAPING AND SIGNAGE WILL NOT INTERFERE WITH CLEAR SIGHT REQUIREMENTS. THEREFORE, SIGNS,
WALLS, TREES, AND SHRUBBERY BETWEEN 3 AND 8 FEET TALL (AS MEASURED FROM THE GUTTER PAN) WILL
NOT BE ACCEPTABLE IN THE AREA. 

LANDSCAPE AREA COVERAGE
TOTAL SITE AREA: 615,938 SF (14.14 AC)
   EXCLUDING ARROYO AREA: - 83,623 SF
BUILDING AREA (BUILDING ENVELOPE):  - 238,172 SF
NET AREA 294,143 SF

REQUIRED LANDSCAPE AREA (15% OF NET AREA): 44,121 SF
PROVIDED LANDSCAPE AREA 214,126 SF (72%)

LANDSCAPE LIVE VEGETATIVE COVERAGE
LANDSCAPE COVERAGE REQUIREMENTS SPECIFY LANDSCAPE AREAS TO HAVE A 75% COVERAGE OF LIVE
VEGETATIVE MATERIAL.  THE PROJECT WILL PROVIDE A MINIMUM OF 75% LIVE VEGETATIVE COVERAGE OF THE
REQUIRED LANDSCAPE AREA. A MINIMUM OF 30% COVERAGE OF THE TOTAL LANDSCAPED AREA SHALL BE
ACHIEVED BY GROUND-LEVEL PLANTS.

LANDSCAPE TURF
ONLY 20% OF LANDSCAPED AREAS MAY BE HIGH WATER USE TURF.

PARKING LOT TREES
THE PROJECT IS PROVIDING 226 PARKING SPACES.  PARKING LOT TREE REQUIREMENTS ARE BASED UPON 1
TREE PER 10 SPACES.

PARKING LOT TREES REQUIRED:    23
PARKING LOT TREES PROVIDED:    32

STREET TREES
HARPER ROAD FRONTAGE IS 804'.  STREET TREE REQUIREMENT FOR SPACING IS BASED ON THE AVERAGE
CANOPY SIZE OF THE STREET TREES. THE AVERAGE CANOPY IS 33' DIAMETER.

STREET TREES REQUIRES:  25
STREET TREES PROVIDED:  25

SITE TREES
TREE REQUIREMENTS FOR MULTI-FAMILY RESIDENTIAL DEVELOPMENTS ARE AT A RATE OF ONE TREE PER
GROUND FLOOR UNIT AND ONE TREE FOR EVERY TWO SECOND FLOOR UNITS. NO ADDITIONAL TREES ARE
REQUIRED FOR UNITS ABOVE SECOND STORY. 92 FIRST FLOOR UNITS AND 64 SECOND STORY UNITS ARE
PROVIDED.

SITE TREES REQUIRES:  124
SITE TREES PROVIDED:  242
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HARDSCAPE

WATER FEATURE

BENCH SEATING

PICNIC TABLE W/ UMBRELLA SHADE

MOSS ROCK BOULDERS (MIN 3' DIA.)

SHADE STRUCTURE

CONCRETE EDGER AT TURF

SCIENTIFIC NAME
COMMON NAMESYMBOL

TREES

WATER
USESIZE

INSTALLED SIZE
MATURE SIZE

PLANT LEGEND

4 ACER PALMATUM 2" B&B 8' HT. X 4' SPR. MED+
 JAPANESE MAPLE 15'HT. X 15' SPR.

17 CERCIS RENIFORMIS 'OKLAHOMA 2" B&B 8' HT. X 4' SPR. MED
 OKLAHOMA REDBUD 15' HT. X 15' SPR.

22 CHILOPSIS LINEARIS 'LUCINDA HAMILTON' 2" B&B 8' HT. X 4' SPR. LOW+
DESERT WILLOW 20' HT. X 20' SPR.

18 CHITALPA TASHKENTENSIS 'PINK DAWN' 2" B&B 8' HT. X 4' SPR. MED
CHITALPA 20' HT. X 20' SPR.

26 GLEDITSIA TRIACANTHUS INERMIS 2" B&B 12' HT. X 6' SPR. MED+
 HONEYLOCUST 50' HT. X 45' SPR.

8 KOELREUTERIA PANICULATA 2" B&B 8' HT. X 4' SPR. MED
 GOLDENRAIN TREE 25' HT. X 25' SPR.

30 PINUS NIGRA 2" B&B 8' MIN. HT. MED
 AUSTRIAN PINE 35' HT. X 25' SPR.

28 PISTACHIA CHINENSIS 2" B&B 12' HT. X 6' SPR. MED
 CHINESE PISTACHE 60' HT. X 60' SPR.

13 POPULUS ACUMINATA 2" B&B 12' HT. X 6' SPR. MED+
 LANCELEAF COTTONWOOD 50' HT. X 50' SPR.

41 PYRUS CALLERYANA 'AUTUMN BLAZE' 2" B&B 8' HT. X 4' SPR. MED+
 AUTUMN BLAZE FLOWERING PEAR 30' HT. X 25' SPR.

15 QUERCUS BUCKLEYI 2" B&B 8' HT. X 4' SPR. MED
 TEXAS RED OAK 40' HT. X 40' SPR.

20 VITEX AGNUS-CASTUS 15-GAL 8' HT. X 4' SPR. MED
 CHASETREE  (MULTI STEM) 20' HT. X 20' SPR.

ARTEMISIA 'POWIS CASTLE' 1-GAL 5' O.C. MED
 POWIS CASTLE SAGE 2' HT. X 4' SPR.

BACCHARIS 'STARN THOMPSON' 1-GAL 5' O.C. LOW
 DWARF COYOTEBUSH 3' HT. X 4' SPR.

BUDDLEIA DAVIDII 'NANHOENSIS' 1-GAL 4' O.C. MED
 BUTTERFLY BUSH  4' HT. X 3' SPR.

CAESALPINA GILLESII 5-GAL 7' O.C. LOW
 BIRD OF PARADISE 8' HT. X 6' SPR.

CHRYSOTHAMNUS NAUSEOSUS 1-GAL 6' O.C. LOW
 CHAMISA 5' HT. X 5' SPR.

COTONEASTER APICULATUS 1-GAL 9' O.C. MED
 CRANBERRY COTONEASTER 4' HT. X 8' SPR.

CYTISSUS X 'LENA' 1-GAL 4' O.C. LOW
 LENA'S BROOM 2' HT. X 3' SPR.

ERYSIMUM 'BOWLES MAUVE' 1-GAL 4' O.C. MED
 BOWLES MAUVE WALLFLOWER 2' HT. X 3' SPR.

FALLUGIA PARADOXA 1-GAL 6' O.C. LOW
 APACHE PLUME 5' HT. X 5' SPR.

GALLARDIA GRANDIFLORA 'FANFAIR' 1-GAL 4' O.C. LOW
 BLANKET FLOWER 3' HT. X 3' SPR.

HYMENOXYS ACAULIS 1-GAL 2' O.C. LOW
 ANGELITA DAISY 1' HT. X 1' SPR.

LAVANDULA AUGUSTIFOLIA 1-GAL 4' O.C. MED
 ENGLISH LAVENDER 3' HT. X 3' SPR.

LAGERSTROEMIA INDICA 15-GAL 16' O.C. MED
 CRAPE MYRTLE 15' HT. X 15' SPR.

LIATRIS PUNCTATA 1-GAL 2' O.C. LOW
 GAYFEATHER 8" HT. X 18"' SPR.

NANDINA DOMESTICA 'FIREPOWER' 1-GAL 3' O.C. MED+
 DWARF HEAVENLY BAMBOO 2' HT. X 2' SPR.

OENOTHERA BERLANDIERI 1-GAL 4' O.C. LOW
 MEXICAN EVENING PRIMROSE 1' HT. X 3' SPR.

PENSTEMON SPP. 1-GAL 3' O.C LOW
 PENSTEMON 3' HT. X 3' SPR

PHOTINIA FRASERI 1-GAL 9' O.C. MED
 PHOTINIA 8' HT. X 8' SPR.

POTENTILLA FRUTICOSA 1-GAL 4' O.C. MED
 SHRUBBY CINQUEFOIL 3' HT. X 3' SPR.

POTENTILLA TABERNAEMONTARII 1-GAL 2' O.C. MED
 SPRING CINQUEFOIL 6" HT. X 18" SPR.

PRUNUS BESSEYI 1-GAL 4' O.C. MED
 WESTERN SAND CHERRY 3' HT. X 3' SPR.

RHAPHIOLEPIS INDICA 1-GAL 5' O.C. LOW
 INDIA HAWTHORN 4' HT. X 4' SPR.

RHUS AROMATICA 'GRO-LOW' 1-GAL 5' O.C. LOW+
 PROSTRATE SUMAC 2' HT. X 4' SPR.

ROSMARINUS OFFICINALIS 1-GAL 6' O.C. LOW+
 PROSTRATE ROSEMARY 2' HT. X 5' SPR.

SALVIA GREGII 1-GAL 4' O.C. MED
 CHERRY SAGE 2' HT. X 3' SPR.

SEDUM SPECTABILE 1-GAL 3' O.C. LOW
 STONECROP 2' HT. X 2' SPR.

TEUCRIUM CHAMAEDRYS 1-GAL 3' O.C. MED
 TRAILING GERMANDER 1' HT. X 2' SPR.

VINCA MAJOR 1-GAL 5' O.C. MED+
 GIANT PERIWINKLE 1' HT. X 4' SPR.

VINCA MINOR 1-GAL 3' O.C. MED+
 PERIWINKLE 9" HT. X 2' SPR.

LONICERA JAPONICA HALLIANA 1-GAL 3' O.C. MED+
 HALL'S HONEYSUCKLE 12' SPR.

ROSA BANKSIAE 1-GAL 6' O.C. LOW+
 LADY BANKS ROSE 40' SPR.

DASYLIRION WHEELERI 5-GAL 6' O.C. LOW
 SOTOL 4' HT. X 5' SPR.

HESPERALOE PARVIFLORA 1-GAL 4' O.C. LOW
 RED/YELLOW FLOWERING YUCCA 3' HT. X 3' SPR.

HELICTOTRICHON SEMPERVIRENS 1-GAL 2' O.C. MED
 BLUE AVENA GRASS 2' HT. X 1' SPR.

MUHLENBERGIA CAPILLARIES 'REGAL MIST' 1-GAL 5' O.C. MED
 MUHLY GRASS 3' HT. X 4' SPR.

NASSELLA TENNUISSIMA 1-GAL 2' O.C. LOW
 BEAR GRASS 2' HT. X 18" SPR.

REVIELLE BLUEGRASS HIGH

NATIVE BLEND LOW
 BOUTELOUA GRACILIS - BLUE GRAMA,  BUCHLOE DACTYLOIDES - BUFFALOGRASS

QTY.

SHRUBS/GROUNDCOVERS

VINES

DESERT ACCENTS

ORNAMENTAL GRASS

TURF GRASS

GRAVEL MULCH AND REVEGETATED SEEDING

2"-4" COBBLE MULCH
(6" DEPTH OVER DEWITT PRO-5 WEED CONTROL FABRIC)

7/8" BROWN GRAVEL MULCH
(3" DEPTH OVER DEWITT PRO-5 WEED CONTROL FABRIC)

AREAS SHALL BE REVEGETATED AS FOLLOWS:

CLAY, CLAY LOAM, AND SANDY GRAVELLY CLAY LOAM SOIL MIX.
(13 LBS. PLS PER ACRE TOTAL)
SCIENTIFIC NAME - COMMON NAME #PLS/AC

ORYZOPSIS HYMENOIDES 'NESPAR' - INDIAN RICE GRASS 2.0
HILARIA JAMESII 'VIVA' -  GALLETA 2.0
BOUTELOUA CURTIPENDULA 'VAUGHN' - SIDEOATS GRAMA 2.0
BOUTELOUA GRACILIS 'HACHITA' - BLUE GRAMA 3.0
SPOROBOLUS CRYPTANDRUS - SAND DROPSEED 1.0
ARTIPLEX CANESCENS - FOURWING SALTBRUSH 1.0
EPHEDRA VIRIDIS - GREEN MORMON TEA 0.5
ARTEMISIS FILIFOLIA - SAND SAGE 0.5
SPHAERALCEA AMBIGNA - DESERT GLOBEMALLOW .25
OENOTHERA PALLID - WHITE EVENING PRIMROSE .25
BAILEYA MULTIRADIATA - DESERT MARIGOLD .25
PENSTEMON AMBIQIES - SAND PENSTEMON .25

58,075 SF

CRUSHER FINES TRAIL TO MATCH EXISTING

153,105 SF

2,946 SF

±21,000 SF

Architecture + Planning

888.456.5849

ktgy.com

Senior Resource Group

500 Stephens Avenue

Solana Beach, CA 92075
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Planning / Landscape Architecture
302 Eighth Street NW
Albuquerque, NM 87102
(505) 764-9801   Fax 842-5495
e-mail: cp@consensusplanning.com

ASSISTED LIVING EXTERIOR COURTYARD
1

HARPER ROAD STREETSCAPE - TYPICAL
2

MAIN ENTRY
3

ARROYO EDGE TREATMENT - TYPICAL
4

SOUTH PINO ARROYOSLOPE STABILIZATION, SEE
GRADING AND DRAINAGE
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August 25, 2017 
 
 
 
 
Mr. Doug Hughes, PE CFM 
Principal Engineer  
City of Albuquerque 
Planning Department  
600 2nd Street NW  
Albuquerque, NM 87106  
 
Re: Harper Road Senior Living – City Hydrology follow up.  
 
Dear Doug: 
 
The purpose of this letter is to provide the City of Albuquerque Hydrology Department 
information regarding the delineation of the Ordinary High Water Mark (OHWM) and our 
current progress of the US Army Corps of Engineers (USACE) Section 404 permitting 
process.   
 
As a part of this development, bank stabilization will be required along the existing South Pino 
Arroyo to remove the existing FEMA flood zone from the developable site.  It is anticipated 
that these improvements for the bank stabilization will fall under the USACE 404 permit 
process.   
 
Marron and Associates has been hired to aid in confirming the location of the Ordinary High 
Water Mark (OHWM).  Attached is an exhibit which depicts the OHWM they have determined. 
This location falls in line with where we originally estimated the OHWM, which was used to set 
our bank stabilization as shown on the current conceptual EPC grading and drainage plan.  
The attached Exhibit B shows the Marron and Associates OHWM and the bank stabilization.  
The length of affected stream bed by the new bank stabilization falls under USACE Nation 
Wide Permit (NWP) 29 as a part of their Section 404 permitting process.   
 
The NWP 29 notes that “the discharge must not cause the loss of more than 300LF of stream 
bed”.  Based on the OHWM and the new bank stabilization (as seen in the attached Exhibit B), 
these improvements fall under that threshold.  In addition, the general conditions of the NWP 
29 note that “Waters of the United States temporarily filled, flooded, excavated, or drained, but 
restored to preconstruction contours and elevations after construction, are not included in the 
measurement of loss of the waters of the United States.”  Given the construction of this bank 
stabilization would be temporary and the waters of the United States will be restored to 
preconstruction elevations, the construction length will not fall under the threshold.   
 
We anticipate that the process with the USACE will begin with the submittal of the Pre-
Construction Notification (PCN).  Assuming all review and coordination goes per plan, this 
process is anticipated to take approximately 4 months.  If additional information is requested 
by USACE, we understand that this time could be extended by a few months.  A detailed 
schedule of submittals and review times can be provided if necessary.  We will provide you 
with a copy of the authorization letter for the project under the NWP from the USACE once we 
receive it.   
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We have scheduled a meeting with AMAFCA to discuss the design of this bank stabilization as 
they will be maintaining this structure and understand you will be in attendance.   After this 
meeting the conceptual design and the hydraulic and hydrologic analysis will continue and 
preparation for our formal submittal to the City Hydrology Department to request DRB site plan 
approval and FEMA to request CLOMR will occur in the months ahead.  
   
Please feel free to let me know if you have any questions or comments.  .  
 
 
Sincerely, 
 
 
 
Michael Balaskovits, P.E. 
Vice President  
Community Development and Planning 
 
 
 

Mike Balaskovits


Mike Balaskovits
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MEETING MINUTES 

 
Project Name: Harper Road Senior Living (formerly Hoffmantown Senior Center,  

BHI #20170476) 
Meeting Date: August 30, 2017  
Location/Time: AMAFCA office (2600 Prospect Ave NE), 2pm 
Organizer:  Bohannan Huston, Inc. 
Attendees:  Brad Bingham, PE – AMAFCA 

Lynn Mazur, PE – AMAFCA 
   Doug Hughes, PE - COA 

Mike Balaskovits, PE – BHI 
   Vince Steiner, PE – BHI 
  
  

AMAFCA Coordination Meeting 

Meeting Purpose: Discuss next steps with AMAFCA regarding proposed bank 
stabilization along S. Pino Arroyo and elimination of the temporary drainage easement. 
 

I. Project Update 

A. Mike communicated that the project was delayed at EPC as a result of neighborhood 
concerns. A facilitated meeting was conducted on 8/29/2017. The main concerns 
expressed at the facilitated meeting were related to traffic and parking. The only 
drainage related question was about how the project site will drain (to Harper or to 
the south). 
a. The project is on track to be heard at EPC in September (9/14/2017). 

B. The developer has reached out to Albuquerque Academy (AA) to communicate the 
proposed development. BHI is working with AA to communicate the proposed 
impacts. BHI anticipates that AA will provide a letter stating the increases to the 
floodplain (width and depth) are acceptable to AA. 

 

II. Proposed Bank Protection Concept 

A. Vince described the proposed bank stabilization (also referred to as “bank 
protection”) concept referencing the attached exhibits and cross-sections: 
a. Shotcrete per detail provided by AMAFCA (utilized on Tijeras Arroyo at Juan 

Tabo Hills subdivision) 
b. Toe down to below scour depth. Preliminary scour is estimated at 2-2.5 feet 
c. Total length is approximately 800 feet 
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B. Brad commented that location of existing buried wire tied riprap at Hoffmantown 
Church amphitheater should be investigated. Ideally proposed bank stabilization 
would abut that structure at the upstream (east) end. 

C. Brad commented that downstream end of bank stabilization should tie into contour 
(existing or proposed if there is site grading at this location) at 100-year WSE plus 2-
feet freeboard. 

D. Doug commented that top of bank stabilization should be at 100-yr WSE plus 2-feet 
freeboard. 
a. Doug also commented that the City has requested the 500-year flow also be 

contained within channelization in case FEMA develops a detailed study in future 
and develops 500-year profile. Vince noted that 500-year flow has not been 
evaluated and will be difficult to determine accurately because of the complexity 
of the upstream watershed (various diversions upstream of Tramway Road).  

b. The group agreed that the top of bank stabilization shall be set at the 100-yr 
WSE plus 2-feet freeboard, minimum and demonstrate compliance with 
COA DPM freeboard criteria. The group agreed that evaluation of the 500-
year flow and water surface profile is not necessary for the purposes of 
this project. 

E. Lynn noted that at least one (preferably 2) ramps be provided for maintenance 
access.  
a. AMAFCA will also need blanket access easement through site. 

F. Doug commented that the existing drainage ditch within Tract B-1 of the Yorba Linda 
Subdivision (along project west boundary) may need to be put in storm drain and that 
he would discuss this condition with Shahab (City Engineer). If yes, the bank 
stabilization may need to extend beyond the storm drain outfall (and off project site) 
to allow for the storm drain to penetrate the bank stabilization.  

G. Mike indicated that 8” sanitary sewer line will be abandoned in place below wash and 
rerouted through site, behind the bank stabilization. The rerouted storm drain will 
connect to the existing manhole just east of the project site. 

H. AMAFCA and COA agreed that it is at BHI discretion to determine if bank 
stabilization is on own construction plan set or integrated into overall set.  
a. Brad noted that as-builts for AMAFCA will be required and should show just bank 

stabilization related into.  
b. Vince noted that future FEMA submittal is simplified if bank stabilization is in 

standalone set (particularly if the same plans accompanied the CLOMR and 
LOMR). 

 

III. FEMA Process 

A. Doug noted that a CLOMR will not be required for DRB approval or issuance of a 
building permit. 
a. Vince noted that if CLOMR is pursued, it is at the discretion of the developer. 

B. LOMR will be on Infrastructure List. 
C. Doug communicated preference for the FEMA SFHA at the project site to remain 

Zone AO based on an “approximate study”, even as a result of the future LOMR (i.e. 
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not be revised to Zone AE with BFEs determined). He commented that the 
characteristics of the naturalistic, sandy bottom wash with wide, shallow 100-year 
floodplain lend it to be Zone AO. 
a. He suggested limiting the amount of data provided to FEMA to better support the 

case for it to remain Zone AO. For example, truncate the South Pino Assessment 
HEC-RAS model to minimum distance upstream and downstream necessary to 
demonstrate tie to effective SHFA. Brad agreed with this approach. 

D. CLOMR/LOMR would not be formally approved (i.e. signed) by AMAFCA because 
the City is the Floodplain Administrator within the city limits. The City will still want 
acknowledgement (email would be fine) from AMAFCA that they are in agreement 
with the analysis and propose design. 

 

IV. Hydrology 

A. Vince raised question of design discharge and suggested use of FIS discharge 
downstream of Wyoming Boulevard (2432 cfs per the effective FIS). He commented 
that this will simplify the submittal to FEMA and provide FEMA with one less 
opportunity to provide comment. 
a. The comparison of the FIS discharge (2432 cfs) to the South Pino Assessment 

HEC-HMS (1976 cfs at the project site) was discussed.  
b. It was agreed by AMAFCA, COA, and BHI that the FIS is conservative and 

that this published discharge is appropriate to use. 

c. It was agreed that the bank stabilization design should be based on the FIS 
discharge, to be consistent with the FEMA submittal. 

 

V. AMAFCA Process 

A. Brad and Lynn communicated that a turnkey agreement is the first step. This can be 
granted at September AMAFCA Board meeting (September 28) if necessary 
documentation is provided to Lynn by September 19. It needs to be included in an 
AMAFCA mailing that does out on 9/20. This schedule constraint means it does not 
go before the Board until October. 
a. The vacation of the temporary AMAFCA drainage easement would be included in 

this Board action. 
b. The quitclaim deed to permanently remove the easement would be a future 

Board action. AMAFCA policy is to not take this step until the LOMR is issued by 
FEMA. 

B. AMAFCA will sign the Site Plan for Building Permit and the plat. 
 

VI. Other Discussion Items 

A. Doug confirmed that an increase to floodplain impacts on adjacent 
property will be accepted by COA if acknowledgement from property 
owner (AA) is provided. He also noted that the CLOMR and LOMR processes 
require that properties impacted by the request be notified and the notification 
be documented with FEMA.  
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B. Mike noted that the developer’s goal is to open the facility in 2020 with a 20 
month construction schedule.  

C. Lynn’s final day before retirement is Friday 9/29/2017. 
 

VII. Action Items 

1. BHI – Provide AMAFCA documentation necessary to support turnkey agreement and 
vacation of temporary easement. Lynn needs this by 9/19/2017 to get the item on the 
September Board meeting agenda. 

A. Based on subsequent coordination with Lynn Mazur, BHI will provide exhibits 
illustrating the proposed bank stabilization concept (plan view and typical section). 
Lynn will coordinate with BHI if any additional documentation needed to support 
Board authorization of the easement vacation. 

2. AMAFCA – Prepare materials for inclusion of turnkey agreement and vacation of 
temporary easement on Board meeting agenda. 

3. BHI – Provide AMAFCA and COA Hydrology with analysis of proposed bank 
stabilization demonstrating compliance with agreed upon design criteria. 

4. COA – Determine if drainage ditch along west boundary in COA property shall be 
converted to storm drain in conjunction with this project. Doug indicated that this will be 
discussed with Shahab. 

 
This represents our interpretation of the discussions and decisions made at the meeting.  
Please notify us if you have any additions or deletions to the minutes. 
 
VCS/ 
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