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INTRODUCTION  

Surrounding zoning, plan designations, and land uses: 

 
  Zoning Comprehensive Plan Area; 

Applicable Rank II & III Plans Land Use 

Site SU-2 PDA 
Area of Consistency , WSSP, 
Northwest Mesa Escarpment 
Plan, Westland Master Plan 

Single family residential and 
amenities 

North A-1 “ Parks – Petroglyph National 
Monument   

South SU-2 PDA “ Vacant 

East SU-2 R-LT “ Single Family Residential 

West A-1 “ Parks – Petroglyph National 
Monument   

Proposal  

This is a request for a an amendment to the overall Site Development Plan for 
Subdivision for the Watershed @Estrella containing 285 acres. 

The applicant requests an amendment to the overall Site Development Plan for 
Subdivision (SPS) (13EPC-40115), to remove three access points and update the 
residential building elevations to clarify the design requirements.  

EPC Role 

The EPC is hearing this case because it is an amendment to the previously approved SPS 
and because of the process for exceptions outlined in the 2016 amendments to the 
NWMEP.  Additionally, the Site Development Plan for Subdivision (SPS) for the entire 
site stipulated that tracts adjacent to the Petroglyph National would be reviewed by the 
EPC (13EPC-40115). This is a quasi-judicial matter.  

History/Background 

On July 11, 2013, the EPC approved the Site Development Plan for Subdivision for 
approximately 285 acres comprising the Watershed Subdivision (Project No. 1006864, 
13EPC-40115) zoned SU-2 for PDA (Planned Development Area) and located north of 
98th St./Arroyo Vista Blvd. NW, west of Tierra Pintada Blvd., and south and east of the 
Petroglyph National Monument.   
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The approved SPS subdivides the property into six tracts (Tracts N-2-A - E and Tract M) 
designated for single-family residential lots.  Tract N-2- F is the site of an amenity center 
for the development and Tract N-2-G (shown as tract N-2-A-1) was designated as private 
open space. Tracts N-2-A – C, N-2-G and M were designated for residential development 
abutting the Petroglyph National Monument.  

The approved SPS provided design standards for the entire subdivision including 
restrictions on height, color and design within 350 feet of the Petroglyph National 
Monument (the Impact Area as designated by NWMEP), as well as standards for 
lighting, signage, roadways , trail and special treatment for development adjacent to the 
Mirehaven Arroyo and the Petroglyph National Monument.  

The EPC approved a Site Development Plan for Subdivision for Tract N-2-A in 
November of 2013 (13 EPC-40143); the DRB approved a Site Development Plan for 
Subdivision for Tract N-2-E in 2013 and the Site Development Plan for Building Permit 
in 2015.   The DRB approved a Site Development Plan for Building Permit for the 
Amenity center on tract N-2-F. The Planning Department administratively approved an 
amendment to the 2013 overall SPS (13EPC-40115) to change the entry sign types for 
Tract M and show the bridge design for the crossing of the Mirehaven Arroyo. In 
November of 2015 the EPC approved the SPS for tracts M and N-2-A-1. Tract N-2-A-1 
contains the Mirehaven Arroyo, part of the private, on site open space for the 
development.  In 2016, after review and a recommendation of approval by the EPC, the 
City Council approved an amendment to the NWMEP to provide a process for exceptions 
to the 19 foot above natural grade height limit for lots that would be undevelopable if the 
height restrictions were strictly enforced.    

The EPC approved a Site Plan for Subdivision amendment for seven lots in the north 
portion of the subdivision in 2017 (17-EPC-4004) to allow height above 19 feet from 
natural grade. 

Context  

The subject site is large residential development that includes multiple phases. Some 
developed with single family house available to anyone and some developed as housing 
for persons over 55 years of age. The area to the east of the subject site is developed with 
single family residential use. The Petroglyph National Monument is to the north and west 
of the site, public access is allowed on portions of the monument, but is limited. 

Transportation System 

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

The LRRS designates Tierra Pintada Blvd as a Collector street. 
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Comprehensive Plan Corridor Designation 

There is no Comprehensive Plan Corridor designation for Tierra Pintada Blvd or the 
surrounding streets. 

Trails/Bikeways 

Tierra Pintada Blvd. And Mirehaven Parkway contain bike lanes 

Transit 

There are no transit routes that serve the area at this time. 

Public Facilities/Community Services  

Please refer to the Public Facilities Map in the packet for a complete listing of public 
facilities and community services located within one mile of the subject site. 

ANALYSIS of APPLICABLE ORDINANCES, PLANS AND POLICIES 

Albuquerque Comprehensive Zoning Code 
The subject site is zoned SU-2 for Planned Development Area (PDA), a zone established 
by the Westland Master Plan in 2000.  

This zone “provides suitable sites for a mix of residential uses which are special because 
of the relationship of this property to the Petroglyph National Monument.  This zone, as 
applied by this Plan, provides suitable sites for a wide range of residential densities, 
schools, active and passive recreational uses (parks, trails, community centers, etc.)” 
(WMP, p. 44).  Permissive uses for “PDA” are those uses allowed permissively in the RT 
Zone.  The RT Zone permissive uses are uses permissive in the R-1 Zone, with a few 
exceptions including more than one house per lot is allowed.  The approved SPS (13 
EPC-40115) identified the ‘casita’ as an option available to homebuyers, and the ‘casita’ 
will therefore be allowed as accessory living quarters within the proposed development. 

Building height up to 40 feet is allowed, except within the View and Impact areas of the 
NWMEP.  The minimum lot size is 3,200 square feet per dwelling unit, and the minimum 
lot width is 32 feet.  Setbacks are defined by an SPS.  Off-street parking is regulated by 
the City Zoning Code.   

Single family housing, single family housing with an accessory living quarters and open 
space are allowed uses in the underlying zone.  

Development on the site is also subject to the requirements of the approved SPS for the 
entire subdivision (13 EPC-40115). 

Albuquerque / Bernalillo County Comprehensive Plan (Bernalillo County has not adopted 
this plan yet) 

Policy Citations are in Regular Text; Staff Analysis is in Bold Italics 
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The subject site is located in the area designated Area of Consistency by the 
Comprehensive Plan.Applicable policies include: 

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

 The request will allow development that is of the same scale and character as the 
existing development in an existing residential area. The request furthers policy 4.1.2 
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.  

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

The requests are consistent with existing development and will allow the existing 
development patterns to continue. The proposed site plan shows open space, trails and 
housing that is consistent with the existing development. The requirement to keep one 
additional access point is consistent with this policy. The request furthers Policy 5.6.3 
and a. 
 

WEST SIDE STRATEGIC PLAN (WSSP) (Rank II) 
The West Side Strategic Plan (WSSP) was adopted in 1997 and amended several times 
since then, in 2002, 2005, 2008, 2009 and 2011.  The WSSP area encompasses over 
96,000 acres of land, or approximately 150 square miles.  Specific boundaries are shown 
on p.2 of the WSSP.  

The Southwest Albuquerque Strategic Action Plan (SWASAP) became part of the WSSP 
in 2009 (Enactment R-2009-035). 

The WSSP identifies 13 communities in established areas of the West Side. The subject 
site is located in the Westland North community, one of the largest in the Plan area.     

Policy 3.81: The City of Albuquerque and Bernalillo County shall, through their land use 
and design decisions, minimize negative impacts upon the National Monument. The Park 
Service shall, through their actions, attempt to minimize their negative impacts on the 
City, County, and adjacent neighborhoods and landowners. 

The EPC, acting for the City, will make land use and design decisions that will affect 
the Petroglyph National Monument (PNM). The request does not alter the access to the 
PNM or move drainage on to the PNM.  The request furthers policy 3.81.    

TRAILS & BIKEWAYS FACILITY PLAN (Rank II) 

FACILITY PLAN FOR ARROYOS (Rank II)      
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These two plans were included in the original SPS approval, the current request does not 
change the access to trails or design of the development near arroyos in the development, 
and therefore they are not relevant to the request. 

WESTLAND MASTER PLAN (RANK III) 
The City adopted the Westland Master Plan (WMP) in 1998 to provide guidance for more 
detailed planning, zoning and platting actions within the designated plan boundaries.  The 
WMP was amended in 2008 in conjunction with amendments to the Westland Sector 
Plan, and also amended in 2012. The Plan encompasses approximately the area between 
the Petroglyph National Monument and Interstate 40, and between Unser Boulevard and 
a boundary line to the west of Paseo del Volcan. The WMP contains information 
regarding the area’s physical characteristics and addresses land use, zoning, 
transportation and the development vision for the area. There are no specific goals or 
policies in the WMP, but the plan has design guidelines. The existing Site Development 
Plan for Subdivision is consistent with these design guidelines.  

Page 87 states, “The prospective home buyer should be offered a choice in architectural 
styles. The use of a single style within neighborhoods is discouraged. Individual dwelling 
units should be distinguishable from each other.” 

Northwest Mesa Escarpment Plan (Rank 3) 
The Northwest Mesa Escarpment Plan (NWMEP) was adopted by City Council on 
November 30, 1987.  The Northwest Mesa Escarpment is a seventeen-mile long face of 
exposed volcanic basalt and associated soils approximately 50 to 200 feet high, which 
runs north-south along the northwest mesa of Albuquerque.  The NWMEP was created to 
maintain the volcanic escarpment as open space for public health, welfare and safety 
reasons, as well as to define urban form and satisfy other open space needs.   

The NWMEP contains a design overlay zone and is utilized as a tool to help preserve the 
Escarpment area.  There are four areas within the design overlay zone: 

• The Escarpment Face      ●  The Impact Area  

• The Conservation Area     ●  The View Area 

The subject site contains lands in the Impact Area and in the View Area. Policies in the 
NWMEP include general regulations that apply in multiple areas, and specific View Area 
regulations and Impact Area regulations.   

 

SITE DEVELOPMENT PLAN FOR SUBDIVISION AMENDMENT 

Request 

This is a request for a an amendment to the overall Site Development Plan for 
Subdivision for the Watershed @Estrella containing 285 acres. 



CITY OF ALBUQUERQUE ENVIRONMENTAL PLANNING COMMISSION 
PLANNING DEPARTMENT Project #:  1006864  Case #:  18EPC- 40022 
CURRENT PLANNING SECTION Hearing Date:  May 10 2018 
  
 

6 
 

Section 14-16-3-11(B) of the Zoning Code states, “…Site Development Plans are 
expected to meet the requirements of adopted city policies and procedures.”   As such, 
staff has reviewed the attached site development plan for conformance with applicable 
goals and policies in the Comprehensive Plan, the Comprehensive Zoning Code and all 
other applicable City planning documents.   

The applicant proposes to remove three access points originally shown on the SPS and 
update the residential design standards.   

 Two open access points were shown into tract N-2-C and one gated access was shown 
into tract N-2-B. The applicant states that Tract N-2-C was not originally planned to be 
part the Del Webb development, but would develop as part of the housing available to 
people of all ages. The demand for the Del Webb housing caused the applicant to add this 
tract to the gated Del Webb development. The applicant would like to remove the 
additional points to secure the entire Del Webb Development.  The overall development 
does not have road connection to the north and west because of the Petroglyph National 
Monument. The request will impact the connectivity for this development, more than it 
will impact the generally connectivity for the area. The Traffic Engineer and planning 
staff discussed this request and believe that the two southernmost access points can be 
removed, but the access point shown on tract N-2-B should remain in order to give the 
final phase of development adequate street access. 

The updated elevations are shown on sheets 5a-e. The request does not amend the design 
standards, but adds building elevations and clarifies the relationship of the garage and the 
house. The update clarifies that there is no maximum setback for the house or garage and 
does not require the garage to be offset from the house.  

The elevations show housing types that are consistent with the existing development.   As 
this is the last phase of the development, staff does not believe that the updates will have 
a negative impact on the development.  

AGENCY & NEIGHBORHOOD CONCERNS 

Reviewing Agencies/Pre-Hearing Discussion 

The applicant will address the transportation comments regarding a TIS prior to DRB 
final sign off. 

The final phase of this development will be developed as part of the existing Del Webb 
community and will be restricted to persons over 55 years of age. Therefore, the impact 
on APS schools will be minimal.  

Neighborhood/Public 

Tres Volcanes NA, The Manors at Mirehaven Community Association Incorporated, Del 
Webb Mirehaven NA, The Estates at Mirehaven Community Association Incorporated 
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and the Westside Coalition of Neighborhood Associations were notified. A facilitated 
meeting occurred on April 26, 2018. Some attendees were concerned about the height 
request, access to the subdivision and dust caused by the construction in the area. There 
was some confusion regarding the number of lots seeking an exception; this has been 
clarified by the applicant as 12 lots that will need a specific exception. 

IDO 
The IDO converts this site to PC, Planned Community Zone. The PC zone requires a 
minimum of 100 acres and references a Framework Plan (Master Plan). Development in 
this zone must meet the standards in the IDO unless modified by the PC zone . The 
existing Site Plan for Subdivision will remain as the controlling document for this 
development under the IDO , unless modified by the applicant at an EPC hearing.   

 The following references are relevant to the PC zone: 
2-6(B)(4) Allowable Uses  
2-6(B)(4)(a) A PC zone may contain any of the uses listed in TABLE 4-2-1, except those 
that require NR-SU zoning, for all or part of the PC zone district, provided that those uses 
do not create significant adverse impacts on nearby existing neighborhoods, City parks or 
trails, or Major Public Open Space.  
2-6(B)(4)(b) All allowable uses in the PC zone district are subject to the applicable Use-
specific Standards listed for that use in Section 14- 16-4-3 unless modified by the PC 
zone district approval.  
2-6(B)(5) Development and Form Standards  
All development in PC zone districts is subject to the provisions of Part 14-16-5 
(Development Standards) for the type of use or structures in the approved Planned 
Community, unless those standards are modified by the PC zone district approval. 

CONCLUSION 
This is a request for an amendment to the overall Site Development Plan for Subdivision 
for the Watershed @Estrella containing 285 acres.  

The applicant also proposes to remove three access points originally shown on the SPS 
and update the residential design standards.  Staff consulted with Traffic Engineering and 
has added a condition of approval requiring the access to Tract N-2-B to remain. 

FINDINGS, Site Development Plan for Subdivision Amendment 

Project # 1006864, Case # 18EPC- 40016 

1. This is a request for an amendment to a site Development Plan for Subdivision originally, 
Project No. 1006864, 13EPC-40115, for the Del Webb @ Mirehaven subdivision, the Pulte 
@ Mirehaven subdivision and all N and M tracts and subtracts of the Watershed Subdivision, 
located in an area bounded by the Petroglyph National Monument to the north and west, 
West Creek Pl. and Tierra Pintada Blvd. to the east and Mirehaven Parkway to the southern 
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boundary of tract N2C1 of the watershed subdivision and containing approximately 285 
acres.   

2. The request removes two access pints on Tract N-2-C and clarifies residential design 
standards as shown on sheets 5a-e.    

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

4. The subject is within in an Area of Consistency in the Comprehensive Plan. The following 
policies are relevant to the request:  

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 will allow development that is of the same scale and character as the 
existing development in an existing residential area. Request furthers policy 4.1.2 
Policy 4.1.5  Natural Resources:  Encourage high-quality development and 
redevelopment that responds appropriately to the natural setting and ecosystem functions. 

 The approved SPS ( 13 EPC -40115) contains a list of approved plants for the open 
space and natural areas; these species will be used for planting adjacent to the 
Petroglyph National Monument, Mirehaven Arroyo and in the open spaces in the 
Impact Area. The site plans show internal open spaces area a sensitive treatment of the 
edge of the Petroglyph Monument that include single loaded streets and appropriate 
drainage. Requests further policy 4.1.5. 
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.  

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

The request is consistent with existing development and will allow the existing 
development patterns to continue. The proposed site plan shows open space, trails and 
housing that is consistent with the existing development. The requirement to keep one 
additional access point is consistent with this policy. The request furthers Policy 5.6.3 
and a. 

5. The subject site is within the boundaries of the Westside Strategic Plan The WSSP identifies 
13 communities in established areas of the West Side. The subject site is located in the 
Westland North community, one of the largest in the Plan area.  

Policy 3.81: The City of Albuquerque and Bernalillo County shall, through their land use and 
design decisions, minimize negative impacts upon the National Monument. The Park Service 
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shall, through their actions, attempt to minimize their negative impacts on the City, County, 
and adjacent neighborhoods and landowners. 

The EPC, acting for the City, will make land use and design decisions that will affect the 
Petroglyph National Monument (PNM).  The proposed additional height will not have a 
negative impact on the monument, because views will still be protected.  The applicant 
included an analysis of the grading plan, a cut and fill diagram and a view analysis to 
show that the PNM would not be impacted. The request does not alter the access to the 
PNM or move drainage on to the PNM.  The request furthers policy 3.81 

6. The subject site is governed by the Westland Master Plan. There are no specific goals or 
policies in the WMP, but the plan has design guidelines. The existing Site Development Plan 
for Subdivision is consistent with these design guidelines. 

7. The Tres Volcanes NA, The Manors at Mirehaven Community Association Incorporated, Del 
Webb Mirehaven NA, The Estates at Mirehaven Community Association Incorporated and 
the Westside Coalition of Neighborhood Associations were notified. A facilitated meeting 
occurred on April 26, 2018. Some attendees were concerned about the height request for 
18EPC-40016, access to the subdivision and dust caused by the construction in the area. 

8. Property owners within 100 feet of the site were notified. Staff received four inquiries about 
the request, but has not received any comments as of this writing. 

RECOMMENDATION 

APPROVAL of 18EPC-40022, a request for Site Development Plan for Subdivision/ 
for 1. This is a request for an amendment to a site Development Plan for Subdivision 
originally, Project No. 1006864, 13EPC-40115, for the Del Webb @ Mirehaven 
subdivision, the Pulte @ Mirehaven subdivision and all N and M tracts and subtracts 
of the Watershed Subdivision, located in an area bounded by the Petroglyph National 
Monument to the north and west, West Creek Pl. and Tierra Pintada Blvd. to the east 
and Mirehaven Parkway to the southern boundary of tract N2C1 of the watershed 
subdivision and containing approximately 285 acres.  , based on the preceding 
Findings and subject to the following Conditions of Approval. 
 

CONDITIONS OF APPROVAL, Site Development Plan for Subdivision Amendment 

Project # 10040022, Case # 18EPC- 40022 

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 
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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 access point for tract N-2-B shown on the approved SPS dated 12-28-15 shall remain. 
The applicant can chose to have the gate remain or remove the gate. 

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 Subdivision  

Project # 1006864, Case # 18EPC- 40016 

1. This is a request for a Site Development Plan for Subdivision for all or a portion of Tract N-
2-B and Tract N-2-C, Watershed Subdivision, zoned SU-2 for PDA, located on the western 
side of Tierra Pintada, between Willow Canyon Trail and Bear Lake Way, containing 
approximately 61.8 acres 

2. The applicant requests an exception to the height limitations of the Northwest Escarpment 
Plan to allow a building height of up to 19 feet as shown on sheet 7 of 9 of the proposed Site 
Development Plan for Subdivision. 

3. The Albuquerque/Bernalillo County Comprehensive Plan, West Side Strategic Plan, 
Westland Master Plan and the City of Albuquerque Zoning Code are incorporated herein by 
reference and made part of the record for all purposes. 

4. The request is consistent with design standard 10A, the requirement to have less than 30% of 
the monument buffer be less than 50 feet. 

5. Individual dwelling units will be approved through the building permit process. 

6. The final phase of this development will be developed as part of the existing Del Webb 
community and will be restricted to persons over 55 years of age. Therefore, the impact on 
APS schools will be minimal.  

7. The subject is within in an Area of Consistency in the Comprehensive Plan. The following 
policies are relevant to the request:  

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 will allow development that is of the same scale and character as the 
existing development in an existing residential area. Request  furthers policy 4.1.2 
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Policy 4.1.5  Natural Resources:  Encourage high-quality development and 
redevelopment that responds appropriately to the natural setting and ecosystem functions. 

 The approved SPS ( 13 EPC -40115) contains a list of approved plants for the open 
space and natural areas; these species will be used for planting adjacent to the 
Petroglyph National Monument, Mirehaven Arroyo and in the open spaces in the 
Impact Area. The site plans show internal open spaces area a sensitive treatment of the 
edge of the Petroglyph Monument that include single loaded streets and appropriate 
drainage. Requests further policy 4.1.5. 
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.  

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

The requests are consistent with existing development and will allow the existing 
development patterns to continue. The proposed site plan shows open space, trails and 
housing that is consistent with the existing development. The request furthers Policy 
5.6.3 and a.             

8. The subject site is within the boundaries of the Westside Strategic Plan The WSSP identifies 
13 communities in established areas of the West Side. The subject site is located in the 
Westland North community, one of the largest in the Plan area.  

Policy 3.81: The City of Albuquerque and Bernalillo County shall, through their land use and 
design decisions, minimize negative impacts upon the National Monument. The Park Service 
shall, through their actions, attempt to minimize their negative impacts on the City, County, 
and adjacent neighborhoods and landowners. 

The EPC, acting for the City, will make land use and design decisions that will affect the 
Petroglyph National Monument (PNM).  The proposed additional height will not have a 
negative impact on the monument, because views will still be protected.  The applicant 
included an analysis of the grading plan, a cut and fill diagram and a view analysis to 
show that the PNM would not be impacted. The request does not alter the access to the 
PNM or move drainage on to the PNM.  The request furthers policy 3.81 

9. The subject is governed by the Westland Master Plan.  

B.  Views (p. 79):  The Westland properties offer spectacular views of the Sandias, the Rio 
Grande Bosque, and the Volcanic Escarpment.  Significant visual features should be retained 
and enhanced through the methods described.  Buildings with flat roofs are encouraged.   

The proposed additional height will not have a negative impact on the escarpment or the 
views to the escarpment.  Sheet 2 of 3, Exception Justification, shows that all structures 
will be below the escarpment face and will not block the views to the escarpment.  The 
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development generally slopes from northwest to southeast and will still offer views to the 
Sandias. The request furthers Westland Master Plan Guideline B, Views.      

10. The Tres Volcanes NA, The Manors at Mirehaven Community Association Incorporated, Del 
Webb Mirehaven NA, The Estates at Mirehaven Community Association Incorporated and 
the Westside Coalition of Neighborhood Associations were notified. A facilitated meeting 
occurred on April 26, 2018. Some attendees were concerned about the height request for 
18EPC-40016, access to the subdivision and dust caused by the construction in the area. 

11. Property owners within 100 feet of the site were notified. Staff received four inquiries about 
the request, but has not received any comments as of this writing. 

 

RECOMMENDATION 

APPROVAL of 18EPC-40016, a request for Site Development Plan for Subdivision for 
all or a portion of Tract N-2-B and Tract N-2-C, Watershed Subdivision, zoned SU-2 
for PDA, located on the western side of Tierra Pintada, between Willow Canyon Trail 
and Bear Lake Way, containing approximately 61.8 acresbased on the preceding 
Findings and subject to the following Conditions of Approval. 
 

CONDITIONS OF APPROVAL, Site Development Plan for Building Subdivision  

Project # 1006864, Case # 18EPC- 40016 

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 applicant will address the transportation comments regarding a TIS prior to DRB final 
sign off. 

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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Maggie Gould 
Planner 

 
 

Notice of Decision cc list:  
 To be added after the hearing 
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AGENCY COMMENTS 

PLANNING DEPARTMENT 

Zoning Enforcement 

Long Range Planning 
The site is abutting the Petroglyph National Monument to the west, which is designated as Major 
Public Open Space. Existing zoning is SU-2/PDA through the Westland Master Plan. This zone 
converts to the Planned Community (PC) zone district under the IDO, and the Westland Master 
Plan remains valid as the required Framework Plan. Future development must comply both with 
the Framework Plan and any relevant Site Plan for Subdivision. Processes specified in those 
previous approvals do not carry over, but development standards and uses do.  Under the IDO, 
any site 5 acres or greater adjacent to Major Public Open Space must get a Site Plan – EPC 
approved prior to any other action.  The requested Site Plan for Subdivision would be considered 
the required Site Plan – EPC required under the IDO and would remain in effect, subject to a 7-
year expiration. 
This Site Plan for Subdivision request lies within the Watershed Site Plan for Subdivision 
boundary and subject to its design standards. The single-loaded road between the development 
and the Petroglyph National Monument will help minimize the impact of adjacent development 
on the Major Public Open Space. The proposed street network and lot layout seems to provide a 
connected grid internally.  This grid pattern should provide good mobility options for drivers, 
pedestrians, and cyclists within the development.  There are no direct vehicle connections to 
Mirehaven Parkway.  It appears all traffic will be collected onto Willow Canyon and Cibola 
Creek Way, which both connect to only one access point to the north. The West Side suffers 
from connectivity issues, which exacerbates congestion and poses challenges for service delivery 
and emergency response, including fire and EMT. The DPM specifies that no more than 50 
homes should be accessed from a single access point to the roadway system.  It appears that the 
proposed plat exceeds this limit in the extreme. At least two more access points to Mirehaven 
would provide much better connectivity, improve safety, and lessen the stress and congestion on 
the two collectors.   
The pedestrian/bicycle connection from the proposed development to Mirehaven is a good 
connection to the subdivision to the east. 
The request for variances to building height seem minimal. While the Northwest Mesa 
Escarpment Plan discourages the use of cut and fill to reduce the amount of dust that might get 
blown onto the Petroglyph National Monument, the applicant emphasizes that these lots would 
not be developable without the proposed cut and fill. It appears the applicant is sensitive to the 
topography changes on the site and trying to work with them to minimize the visual impact of 
the building height from the finished floor, which meets the intent of the NWMEP. 
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Metropolitan Redevelopment Agency 

CITY ENGINEER 

Transportation Development  

Hydrology Development 

NMDOT 
No comment 

DEPARTMENT of MUNICIPAL DEVELOPMENT 

Transportation Planning 
No Comment 

Traffic Engineering Operations 

WATER UTILITY AUTHORITY 

Utility Services 
•         Identification: UPC – 100805932513940102 & 100805930004140103 
a.       An availability request was made 02/05/2018 for Del Web phase 3 & 4. Said request is 

currently being reviewed. 
b.      Please note that there were several properties on the information provided with the 

availability submittal that had finished floor elevations that precluded the prescribed lots 
from obtaining service to 4W infrastructure. Pressure zone 4W is bounded between 
elevations 5487.7 feet and 5372.7 feet and pressure zone 3WR is bounded between 
elevations 5372.7 feet and 5257.7 feet (elevations as per NAVD 88). The properties being 
considered reside on proposed streets named Willow Canyon Trl., Crystal Creek Ln., and 
Sugar Creek Ln. These residences shall be served off of 3WR pressure zone 
infrastructure unless otherwise specified by the Utility Development Section of the Water 
Utility Authority. 

c.       Once the Availability Statement has been issued it will remain in effect for a period of one 
year. 

ENVIRONMENTAL HEALTH DEPARTMENT 

PARKS AND RECREATION 

Planning and Design 

Open Space Division 
The developer shall follow all previous recommendations made by the City Open Space Division 
and National Park Service and all recommendations resulting from the required archeological 
surveys. 
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City Forester 

POLICE DEPARTMENT/Planning 

SOLID WASTE MANAGEMENT DEPARTMENT 

Refuse Division 
No Comment 

FIRE DEPARTMENT/Planning 

TRANSIT DEPARTMENT 
Transit Corridor Not on a corridor 
Transit Route  Not proximate to any routes 
Current Service/stops The area is not currently served, nor designed to be served, by transit, a 

fact which is memorialized on Sheet 2 of 9 of the Site Plan for 
Subdivision. 

Comments  none 

BERNALILLO COUNTY 

ALBUQUERQUE METROPOLITAN ARROYO FLOOD CONTROL AUTHORITY 
No comment 

ALBUQUERQUE PUBLIC SCHOOLS 
a. EPC Description: 18EPC-40061 SITE DEVELOPMENT PLAN FOR SUBDIVISION 
b. Site Information:  Tract N-2-B and N-2-C, Watershed 
c. Site Location:  Located on the west side of Tierra Pintada between Willow Canyon Trail and 

Bear Lake  Way.  
d. Request Description:  The applicant requests approval of a Site Development Plan for 

Subdivision, to allow for the final phase of the Del Webb Mirehaven residential which will 
consist of 223 residential lots.  

e. APS Case Comments: This will have impacts to the Painted Sky Elementary School, Jimmy 
Carter Middle School, and West Mesa High School.  Currently, Painted Sky Elementary School 
is exceeding capacity, Jimmy Carter Middle School and West Mesa High School are nearing 
capacity.  
 

i. Residential Units: 223    
ii. Est. Elementary School Students: 57 

iii. Est. Middle School Students: 24 
iv. Est. High School Students:  24 
v. Est. Total # of Students from Project: 105 

*The estimated number of students from the proposed project is based on an average student 
generation rate for the entire APS district 
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School Capacity 

School 2017-2018 40th  
Day Enrollment 

Facility 
Capacity Space Available 

Painted Sky ES 1066 660 -406 
Jimmy Carter MS 1090 1150 60 
West Mesa HS 1654 1800 146 

 
• If said residential development is not in alignment with school capacity corresponding to the 

specific geographic area (i.e. school boundary), the District will take measures to provide 
educational services and facilities to the geographic area including, but not limited to:  

I. Shift students to Schools with Capacity (short term solution) 
- Boundary Adjustments / Busing 
- Grade reconfiguration 

II. Improve facility efficiency (short term solution) 
a. Schedule Changes 

i. Double sessions 
ii. Multi-track year-round 

b. Other 
i. Float teachers (flex schedule) 

III. Provide new capacity (long term solution) 
- Construct new schools or additions 
- Add portables  
- Use of non-classroom spaces for temporary classrooms 
- Lease facilities 
- Use other public facilities 

IV. Combination of above strategies 
• All planned additions to existing educational facilities are contingent upon 

taxpayer approval. 
 

MID-REGION COUNCIL OF GOVERNMENTS 

MIDDLE RIO GRANDE CONSERVANCY DISTRICT 

PUBLIC SERVICE COMPANY OF NEW MEXICO 

PNM provided comments on Phase I of this project for EPC hearing dated November 13, 

2013. The comments are repeated below: 

1.  It is the applicant’s obligation to determine if existing utility easements cross the 

property and to abide by any conditions or terms of those easements. 

2.  Any existing or proposed public utility easements are to be indicated on the site plan 
utility sheet prior to DRB review. 
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View of the subject site 
looking west from 
Mirehaven Parkway near 
Echo Canyon Ave. left 

Looking east from 
Mirehaven Parkway near 
the Amenity center. right 

 

 

 

 

 

 

 

 

 

 

 

 

Entrance to the 
development 
from 
Mirehaven 
parkway 
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Existing development 

looking south from the northeast corner of the development 
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looking north on to the Petroglyph National Monument  

looking south from the NE corner of the site at the Petroglyph National Monument 













































From: Malak Hakim
To: Gould, Maggie S.
Cc: Jackie Fishman
Subject: Letter of Authorization - Watershed
Date: Thursday, April 19, 2018 4:48:41 PM

Good Afternoon Maggie,
 
As part of our application for Project 1006864 18EPC-40016 & 40022, we submitted a Letter of
Authorization from Garrett Development Corporation (GDC). The letter authorizes Consensus
Planning to submit entitlements for Watershed parcels. This letter is valid and our authorization
remains in effect.
 
Thank you,
 
Malak Hakim, AICP
Senior Planner
Consensus Planning, Inc.
505.764.9801
https://ddei3-0-ctp.trendmicro.com:443/wis/clicktime/v1/query?
url=www.consensusplanning.com&umid=C121D75B-6A3B-5E05-B6F0-
9C1BAB962AE6&auth=f0ebcd052f61e7a39dc93191e8a01d02608499af-
c6a0192f880d3f2f55c0804a93260dc58bd5184a                   
www.linkedin.com/in/malakhakim/    
 
======================================================= 
This message has been analyzed by Deep Discovery Email Inspector.

mailto:hakim@consensusplanning.com
mailto:MGould@cabq.gov
mailto:fishman@consensusplanning.com
https://ddei3-0-ctp.trendmicro.com/wis/clicktime/v1/query?url=http%3a%2f%2fwww.consensusplanning.com&umid=C121D75B-6A3B-5E05-B6F0-9C1BAB962AE6&auth=f0ebcd052f61e7a39dc93191e8a01d02608499af-018b32288086066bb76d513ebd9d2cb8893b0207
https://ddei3-0-ctp.trendmicro.com/wis/clicktime/v1/query?url=http%3a%2f%2fwww.consensusplanning.com&umid=C121D75B-6A3B-5E05-B6F0-9C1BAB962AE6&auth=f0ebcd052f61e7a39dc93191e8a01d02608499af-018b32288086066bb76d513ebd9d2cb8893b0207
https://ddei3-0-ctp.trendmicro.com/wis/clicktime/v1/query?url=http%3a%2f%2fwww.consensusplanning.com&umid=C121D75B-6A3B-5E05-B6F0-9C1BAB962AE6&auth=f0ebcd052f61e7a39dc93191e8a01d02608499af-018b32288086066bb76d513ebd9d2cb8893b0207
https://ddei3-0-ctp.trendmicro.com/wis/clicktime/v1/query?url=http%3a%2f%2fwww.consensusplanning.com&umid=C121D75B-6A3B-5E05-B6F0-9C1BAB962AE6&auth=f0ebcd052f61e7a39dc93191e8a01d02608499af-018b32288086066bb76d513ebd9d2cb8893b0207
http://www.linkedin.com/in/malakhakim/
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Project	#:	 	 	 	 1006864	
Property	Description:	 Tracts	N-2-B	and	N-2-C,	Watershed	Subdivision	
	
Date	Submitted:	 	 	 April	28,	2018	
Submitted	By:	 	 	 Jessie	Lawrence	
	
Meeting	Date/Time:	 	 April	26,	2018;	6:00	PM	
Meeting	Location:	 	 	 Ladera	Golf	Course	
	
Facilitator:	 	 	 	 Jessie	Lawrence	
Co-facilitator:	 	 	 None	
	
Parties	(individual	names	and	affiliations	of	attendees	are	listed	at	the	end	of	the	
report):		

- Applicant:	
o PulteGroup	

- Agent:	
o Consensus	Planning	

- Affected	Neighborhood	Associations	(per	CABQ	notification	requirements):	
o The	Manors	at	Mirehaven	Community	Association	Inc.	
o Del	Webb	Mirehaven	NA	
o The	Estates	at	Mirehaven	Community	Association	Inc.	
o Westside	Coalition	of	Neighborhood	Associations	

	
Background/Meeting	Summary:		
Applicant	requests	site	plan	for	subdivision	approval	for	Phase	3	and	4	and	private	open	
space	for	Del	Webb	at	Mirehaven,	totaling	11.04	acres.	As	part	of	the	site	plan	for	
subdivision	approval,	applicant	requests	site-specific	building	height	exceptions	for	12	lots	
within	the	350-foot	impact	area	of	the	Northwest	Mesa	Escarpment	Plan.	
	
There	was	some	confusion	during	the	meeting	about	the	number	of	lots	that	would	require	
the	height	exceptions,	as	the	application,	map,	and	information	stated	by	the	project	Agent	
differed.	It	was	clarified	that	the	request	would	result	allowing	up	to	19	feet	in	height	for	47	
lots	within	the	Northwest	Mesa	Escarpment	Plan	impact	area,	and	12	additional	lots	would	
require	site-specific	exceptions	to	permit	from	less	than	one	foot	to	approximately	3.5	feet	
more	in	height	above	natural	grade;	these	are	lots	that	require	fill	in	the	natural	grade	to	
meet	road,	utility,	and	other	requirements.	Some	meeting	participants	expressed	
frustration	with	the	lack	of	clarity	and	the	differing	information.	
	
Neighbors	in	attendance	expressed	concerns	about	the	requested	height	exceptions.	One	
concern	was	related	to	the	confusion	about	what	was	being	requested	and	how	many	lots	
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would	be	affected,	discussed	in	the	previous	paragraph.	Another	concern	was	related	to	
whether	there	is	a	need	for	an	exception	to	allow	houses	as	tall	as	19	feet,	and	whether	the	
houses	could	be	built	at	15	feet	instead;	the	applicant	and	agent	stated	that	a	19-foot	height	
is	permitted	under	a	prior	City	Council	action	and	the	19-foot	height	will	allow	better	house	
design,	while	some	neighbors	questioned	this	and	suggested	that	a	15-foot	height	would	
meet	the	requirements	of	the	Northwest	Mesa	Escarpment	Plan.	
	
Another	concern	was	related	to	the	dust	blowing	from	the	site	into	nearby	developed	
neighborhoods,	with	one	meeting	participant	stating	that	damage	has	already	been	done,	
and	he	would	communicate	to	the	EPC	and	ask	that	Del	Webb	improve	dust	control	beyond	
what	has	occurred	for	the	last	three	months	and	that	the	issue	about	repairs	should	be	
shouldered	by	Pulte	since	it	is	a	result	of	Pulte’s	work.	
	
Another	concern	was	related	to	whether	there	will	be	appropriate	vehicular	access	for	
residents,	especially	in	case	of	emergency.	Other	concerns	were	related	to	access	to	the	
Petroglyph	National	Monument	and	drainage	through	the	site.	See	the	“Meeting	Specifics”	
section	for	all	concerns	discussed.	
	
As	follow	up	to	the	meeting,	Applicant	and	Agent	agreed	to:	

• Agent	agreed	to	clarify	the	application	with	the	staff	planner	and	confirm	that	the	
request	is	for	12	site-specific	exceptions.	

• Applicant	can	provide	a	diagram	of	Phase	2	and	the	planned	fenceline	and	gateline.	
• Applicant	agreed	to	discuss	some	issues	not	directly	related	to	this	request,	

including	vehicular	access	points	to	the	neighborhood	and	tighter	restrictions	on	
blowing	dust,	at	an	upcoming	town	hall	for	Del	Webb	residents.	

• Applicant	can	provide	contact	information	for	relevant	City	staff	for	concerns	about	
blowing	dust.	

	
Outcomes:		

- Areas	of	Agreement	
o None	specifically	noted	about	this	project	at	the	meeting.	

- Unresolved	Issues	&	Concerns	
o Meeting	participants	expressed	concerns	about	the	building	heights	and	

whether	or	not	the	project	is	complying	with	the	Northwest	Mesa	
Escarpment	Plan.	

o There	is	a	concern	about	dust	blowing	from	the	site	onto	nearby	residential	
neighborhoods.	

o There	is	a	concern	about	vehicular	access	for	residents	and	whether	there	is	
enough	access.	

o There	is	a	concern	about	whether	the	drainage	is	appropriate	on	the	site	and	
whether	it	can	handle	runoff	from	Petroglyph	National	Monument.	

- Other	Key	Points	
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o Meeting	participants	noted	that	there	was	a	discrepancy	between	the	
application	and	the	information	that	was	provided	at	the	meeting	and	
expressed	concerns	that	the	information	that	they	were	given	was	
inaccurate.	

	
Meeting	Specifics:		
1) Overview	of	Proposed	Project		

a) Jacqueline	Fishman,	Principal	at	Consensus	Planning	and	Agent,	introduced	Kevin	
Patton	and	Paul	Lymer,	representing	Applicant	PulteGroup,	and	Yolanda	Moyer,	
representing	Engineer	Bohannan-Huston.	

b) This	application	is	for	phases	3	and	4	of	the	Del	Webb	Mirehaven.	
i) The	initial	application	for	this	property	was	in	2013,	and	included	dividing	the	

property	into	tracts	and	design	standards	for	the	development.	
ii) The	2013	Environmental	Planning	Commission	(EPC)	approval	said	that	the	

development	of	the	tracts	adjacent	to	the	Petroglyph	National	Monument	and	
within	a	350-foot	impact	area	must	come	back	to	the	EPC	for	review	and	
approval.	

iii) The	development	included	a	single	loaded	street	along	the	Monument	edge,	
which	creates	less	impact	on	the	Monument	than	lots	backing	up	against	it.	

iv) In	2015,	the	EPC	approved	the	site	plan	for	Del	Webb	Phase	2.	
v) In	2016,	Applicant	asked	for	an	amendment	to	the	Northwest	Mesa	Escarpment	

Plan	(NWMEP)	regarding	the	views	to	the	monument.	
(1) The	NWMEP	regulates	development	within	certain	distances	of	the	

Monument.	
(2) The	NWMEP	as	originally	drafted	allowed	15-foot	structures	within	the	350-

foot	impact	area,	and	up	to	19	feet	from	natural	grade.		
(3) This	property	has	a	lot	of	undulating	terrain,	and	the	property	needs	to	be	

graded	for	street	and	utility	needs.	
(4) Lots	that	require	fill	are	the	issue,	because	the	height	from	natural	grade	is	

too	low	to	permit	building.		
(5) The	sector	plan	amendment	gave	authority	to	the	EPC	to	review	exceptions.	
(6) Applicant	stated	that	they	intend	to	show	that	they’re	meeting	the	intent,	and	

building	a	house	the	same	height	as	those	surrounding	it	has	no	impact.	
vi) Agent	presented	images	of	houses	at	the	same	height,	where	because	of	the	

natural	grade,	one	might	require	a	variance	while	an	adjacent	one	would	not.	
vii) Phases	3	and	4	are	divided	by	a	linear	open	space	area	and	cover	approximately	

62	acres.	
(1) Phase	3	is	145	units	with	a	density	of	3.6	du/acre.	
(2) Phase	4	is	78	lots	with	a	density	of	3.7	du/acre.	

viii) The	request	is	for	site-specific	height	exceptions	for	12	lots,	which	do	not	
meet	the	requirement	of	no	more	than	19	feet	above	natural	grade.	
(1) The	exceptions	range	from	less	than	one	foot	to	approximately	3.5	feet,	and	

all	of	them	are	fill	lots.	
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ix) Engineer	presented	an	image	of	cross	sections	through	the	site	and	the	
relationship	between	house	heights	and	the	escarpment	face.	
(1) Applicant	stated	that	all	building	heights	would	be	below	an	existing	natural	

berm,	and	none	would	block	views	of	the	escarpment	face.	
(2) Engineer	pointed	out	the	undulating	topography,	which	is	where	ridges	need	

to	be	filled	to	permit	building.	
x) Engineer	presented	an	image	of	a	cut/fill	map,	showing	where	the	site	will	need	

to	be	cut	and	where	it	will	need	to	be	filled	to	comply	with	development	
requirements,	and	a	map	showing	the	350-foot	boundary.	

xi) Agent	stated	that	the	initial	site	plan	for	subdivision	allowed	950	lots,	and	the	
current	count	is	890.	
(1) There	are	616	lots	as	part	of	the	Del	Webb	development.	
(2) There	are	274	lots	as	part	of	the	Pulte	Traditional	development.	

	
2) Questions	and	Concerns	about	Building	Height	

a) A	meeting	participant	asked	for	clarification	that	the	variance	requirements	do	not	
apply	to	the	Pulte	Traditional	portion	of	the	development.	
i) Agent	confirmed	that	those	areas	are	not	under	the	restriction	because	they	are	

not	in	the	350-foot	impact	area.	
ii) Applicant	said	that	no	house	in	the	Del	Webb	portion	of	the	development	is	taller	

than	19	feet.	
b) A	meeting	participant	asked	for	clarification	that	there	is	a	need	for	height	variances	

because	of	the	varying	topography,	but	because	of	that	varying	topography,	it	won’t	
really	be	possible	to	discern	differences	in	house	height.	
i) Agent	confirmed.	

c) A	meeting	participant	asked	why	the	Applicant	can’t	just	build	15-foot	houses.	
i) Applicant	said	that	they	don’t	have	floor	plans	for	that	height.	
ii) Agent	stated	that	the	houses	are	designed	for	a	step-up	for	a	better-designed	

house.	
d) A	meeting	participant	referred	to	the	application	that	referred	to	44	lots	and	15	lots	

and	building	up	to	19	feet,	and	asked	for	clarification.	
i) Applicant	referred	to	the	Northwest	Mesa	Escarpment	Plan	requirements.	
ii) Agent	clarified	that	they	are	requesting	site-specific	exceptions	for	12	lots.	

(1) For	47	lots,	they	are	planning	to	build	19-foot	houses	above	natural	grade.	
(2) For	12	lots,	they	are	asking	for	site-specific	exceptions	to	permit	less	than	

one	foot	to	3.5	feet	of	additional	height	above	natural	grade.	
(3) There	was	a	typo	in	the	application.	

iii) The	meeting	participant	expressed	a	concern	about	the	errors	in	the	application	
and	the	lack	of	proofreading.	
(1) Agent	stated	that	she	would	clarify	with	the	staff	planner,	but	the	letter	is	

clear	about	what	the	request	is.	
e) A	meeting	participant	asked	if	the	Applicant	needs	to	request	an	exception	to	exceed	

a	15-foot	house	height.	
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i) Agent	said	that	19	feet	above	the	natural	grade	is	already	permitted.	
ii) Another	meeting	participant	said	the	language	seemed	to	indicate	that	19	feet	

was	only	permitted	if	the	lot	was	otherwise	undevelopable.		
(1) Agent	disagreed,	citing	plan	language	that	says	15	feet	but	in	no	case	above	

19	feet	above	natural	grade.	
(a) Agent	said	that	this	issue	went	to	City	Council	for	a	decision	regarding	the	

Northwest	Mesa	Escarpment	Plan	in	the	past	and	suggested	that	Maggie	
Gould	could	provide	more	information.	

(2) Another	meeting	participant	explained	that	the	issue	is	because	of	the	
undulating	grade.	

	
3) Questions	and	Concerns	about	Dust	and	Other	Effects	on	Neighboring	Homes	

a) A	meeting	participant	stated	that	residents	in	the	Pulte	Traditional	part	of	the	
neighborhood	have	concerns	about	dust	abatement	and	asked	about	the	buildout	
schedule	for	this	project.	
i) Applicant	stated	that	they	anticipate	grading	beginning	in	May-June	and	have	

been	selling	8-10	homes/month.	
ii) A	lot	of	the	dirt	that	will	need	to	be	moved	has	already	been	moved	as	part	of	

Phase	2.	
iii) The	surface	is	stabilized	during	moving	by	spraying	water,	and	is	stabilized	with	

a	polymer	for	a	longer-term	solution.	
iv) The	City	sends	out	alerts	when	winds	are	too	high	and	work	needs	to	shut	down.	
v) Once	roadways	and	the	perimeter	wall	are	up,	the	impact	will	be	minimal.	
vi) The	meeting	participant	said	that	he	and	his	neighbors	have	concerns	because	

they	see	dust	and	sand	moving	and	they	live	downhill	from	most	of	the	
development,	putting	them	at	a	disadvantage	when	the	prevailing	winds	from	
the	west	are	blowing	the	dust.	
(1) There	are	numerous	homes	with	dust	gathering	in	their	landscaping.	
(2) The	meeting	participant	stated	that	the	HOA	is	trying	to	require	homeowners	

to	replace	the	gravel,	and	that	is	not	their	responsibility	under	warranty	or	
tort	law,	because	the	damage	is	coming	from	someone	else’s	property.	

(3) Machinery	continues	to	move	the	earth	and	break	the	soil.	
(4) The	meeting	participant	said	that	neighbors	were	told	that	the	problem	is	

due	to	the	native	vegetation,	but	that’s	not	true.	
vii) Applicant	stated	June	is	the	least	windy	month	of	the	year	and	the	start	of	the	

monsoon	season,	which	will	ease	the	issues.	
(1) Applicant	stated	that	the	roadways	and	other	work	will	be	in	by	the	end	of	

the	year	and	before	next	spring’s	windy	season,	so	neighbors	won’t	have	to	
endure	this	in	the	future.	

(2) The	meeting	participant	disagreed	about	when	monsoon	season	begins.	
viii) The	meeting	participant	said	he	believed	that	the	project	is	not	meeting	City	

environmental	regulations.	
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(1) Applicant	stated	that	since	2014	they	haven’t	received	any	fines	from	the	City	
Environmental	Health	Department;	the	department	has	been	on	site	
measuring	impacts,	but	there	has	not	been	a	code	violation.	

ix) Another	meeting	participant	suggested	that	the	solution	is	to	get	Phases	3	and	4	
done	sooner	rather	than	later.	

x) The	meeting	participant	said	that	the	damage	has	already	been	done,	and	he	
would	communicate	to	the	EPC	and	ask	that	Del	Webb	improve	dust	control	
beyond	what	has	occurred	for	the	last	three	months	and	that	the	issue	about	
repairs	be	shouldered	by	Pulte	since	it	is	a	result	of	Pulte’s	work.	

b) A	meeting	participant	asked	where	wind	speed	was	measured	by	the	City	to	
determine	whether	construction	needs	to	shut	down,	and	also	said	that	there	are	
breathing	and	asthma	issues	connected	with	many	older	people	who	are	living	in	
the	area.	
i) Applicant	said	he	did	not	know	where	the	wind	is	measured	by	the	City,	but	he	

measures	the	wind	via	an	app,	and	said	that	he	would	be	willing	to	meet	with	
people	to	discuss	a	higher	restriction.	

ii) Applicant	said	that	he	could	provide	contact	information	for	the	relevant	City	
staff.	

	
4) Questions	and	Concerns	about	Access	

a) A	meeting	participant	asked	if	the	number	of	access	points	are	being	reduced	as	part	
of	the	application.	
i) Applicant	said	at	one	point	they	were	looking	at	a	third	access	point,	but	through	

his	HOA,	he	has	heard	concerns	about	security	and	access,	and	so	they	want	to	
take	out	the	third	access	to	provide	better	security	and	reduce	concerns	about	
people	accessing	the	neighborhood	who	don’t	belong	there.	

ii) Agent	added	that	there	will	be	pedestrian	access	at	the	location	that	had	been	
considered	as	a	vehicular	access	point,	but	not	vehicular	access.	

b) A	meeting	participant	asked	about	a	diagram	of	Phase	II	and	the	fenceline	and	
gateline.	
i) Agent	stated	that	they	could	provide	that	information	as	a	follow-up	item.	
ii) Applicant	also	stated	that	there	would	be	a	town	hall	for	Del	Webb	residents	

scheduled	for	Monday,	and	this	could	be	discussed	then.	
c) A	meeting	participant	asked	about	the	pedestrian	gates	for	phase	3	and	4,	and	

explained	that	there	are	currently	two	different	types	of	gates,	one	that	is	electronic	
and	one	with	a	simple	code	that	everyone	will	know	and	that	won’t	provide	ongoing	
security.	
i) Applicant	stated	that	they	will	put	in	the	electronic	gates,	and	that	he	can	check	

into	whether	it’s	possible	to	change	the	existing	simple	gate	to	an	electronic	gate.	
d) A	meeting	participant	asked	if	there	has	been	a	traffic	study	regarding	the	proposed	

access.	
i) Applicant	stated	that	the	plan	meets	the	requirements	of	the	fire	department,	

and	they	have	also	met	with	the	City	traffic	engineer.	
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ii) Applicant	said	that	they	are	trying	to	weigh	both	the	convenience	of	additional	
access	and	concerns	about	security.	

iii) A	meeting	participant	asked	if	this	would	be	discussed	at	the	Del	Webb	resident	
town	hall.	
(1) Applicant	said	it	would	be.	

e) A	meeting	participant	asked	if	there	are	any	studies	on	the	increase	in	traffic	that	
will	occur	in	Phase	1	due	to	the	entry	and	exit	from	Phases	3	and	4.	
i) Applicant	said	that	they	have	a	comparison	of	average	weekday	traffic	counts	

that	were	originally	proposed	and	what	actually	exists	and	they	have	looked	at	
the	accesses	to	Tierra	Pintada	Blvd.,	and	they	will	share	that	information	at	the	
Del	Webb	resident	town	hall	and	to	the	EPC.	

f) A	meeting	participant	said	that	three	phases	of	development	will	be	passing	through	
one	gate,	and	that	seems	like	a	big	problem	if	there	is	an	emergency	that	requires	
access.	
	

5) Other	Questions	and	Concerns		
a) A	meeting	participant	asked	whether	the	Petroglyph	National	Monument	was	

involved	in	the	project	planning	process.	
i) Agent	stated	that	the	Monument	was	a	commenting	agent	throughout	the	

project.	
ii) Another	meeting	participant	asked	if	the	Monument	was	invited	to	this	meeting.	

(1) Agent	stated	that	they	have	been	informed	of	the	planning	process	and	
informed	of	the	application	submittal,	though	they	were	not	invited	to	this	
meeting.	

(2) Facilitator	explained	the	process	for	notifying	neighbors	and	other	interested	
individuals	of	facilitated	meetings,	and	stated	that	while	Monument	
representatives,	like	any	other	neighbors,	are	welcome,	they	are	not	on	the	
list	that	she	receives	for	notification.	

b) A	meeting	participant	asked	about	the	average	lot	size.	
i) Engineer	and	Applicant	quickly	calculated	and	estimated	that	the	smallest	lot	is	

.143	acres.	
c) A	meeting	participant	asked	what	types	of	houses	would	be	built.	

i) Applicant	said	that	they	will	continue	to	build	the	same	types	of	housing	that	
they	have	been	building	in	the	neighborhood.	

d) A	meeting	participant	explained	some	of	the	issues	related	to	the	Westside	Coalition	
of	Neighborhood	Associations.	
i) At	the	next	WSCONA	meeting,	there	will	be	a	presentation	by	an	engineer	on	

Arroyo	Vista’s	planned	extension	to	Paseo	del	Volcan,	which	will	be	relevant	to	
this	neighborhood.	

ii) There	is	a	difference	between	an	HOA	and	NA.		
iii) The	neighborhood	has	asked	for	traffic	calming,	and	WSCONA	will	be	part	of	that	

issue.	
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(1) There	will	also	be	traffic	issues	to	consider	when	the	school	opens	and	when	
the	stadium	and	baseball	complex	open,	as	those	haven’t	been	part	of	
previous	traffic	studies.	
(a) Applicant	stated	that	those	were	considered	as	part	of	a	2007	study,	an	

update	in	2013,	and	they	are	now	adding	an	update	to	show	the	impacts	
of	three	access	points	rather	than	two.	
(i) Another	meeting	participant	asked	about	clarification	of	the	three	

access	points	instead	of	two.	
1. Applicant	clarified	that	there	is	one	access	to	Tierra	Pintada	now,	

plus	the	Del	Webb	access	for	Del	Webb	residents.	By	the	end	of	the	
year,	there	will	be	another	access	to	Tierra	Pintada.	

2. For	Pulte	Traditional	residents,	there	will	be	two	access	points.	
(b) The	meeting	participant	clarified	that	APS	is	a	different	governmental	

entity	with	its	own	rules.	
e) A	meeting	participant	asked	if	Applicant	would	consider	removing	a	few	homes	in	

the	southwest	corner	of	the	development,	both	to	provide	access	for	the	public	to	
the	Monument	and	because	there	will	be	drainage	issues	because	of	the	down-
sloping	hill.	
i) Applicant	stated	that	they	have	addressed	any	drainage	issues	as	part	of	the	

engineering.	
ii) Another	meeting	participant	asked	for	clarification	of	how	the	drainage	plan	will	

work.	
(1) Engineer	stated	that	a	grading	and	drainage	plan	will	be	part	of	the	DRB	

submittal	for	the	project.	
(2) The	project	is	not	permitted	to	grade	into	the	Monument	and	needs	to	

manage	any	drainage	from	the	Monument.	
(3) Drainage	will	be	accepted	via	a	large	linear	open	space	on	the	west	part	of	

the	site,	and	will	be	conveyed	to	the	Mirehaven	Arroyo	via	a	storm	drain	
along	Willow	Canyon.	

(4) In	Del	Webb	4,	drainage	will	be	internal	to	the	streets,	and	the	north	half	will	
drain	to	the	above	system	and	the	south	half	will	drain	to	a	storm	drain	in	
Mirehaven	Parkway.	

iii) A	meeting	participant	asked	if	there	is	a	drainage	report.	
(1) Engineer	said	that	there	is	a	drainage	report	approved	and	on	file	at	the	City,	

but	it	is	not	part	of	the	application	to	the	EPC.	
f) A	meeting	participant	asked	for	clarification	about	which	area	is	Phase	3	and	which	

area	is	Phase	4.	
i) Applicant	said	that	the	linear	open	space	is	the	divider;	Phase	3	is	north	of	the	

open	space	and	Phase	4	is	south	of	the	open	space.	
g) A	meeting	participant	asked	about	existing	ponds,	one	at	the	intersection	of	Phase	1	

and	Phase	3	and	one	in	the	middle,	and	asked	whether	they	are	being	filled	in.	
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i) Engineer	said	that	those	were	temporary	collection	ponds	to	capture	runoff	from	
the	Monument,	and	they	will	be	filled	in	and	there	will	be	building	in	those	
locations.	

	
	
Application	Hearing	Details:		

1. The	Environmental	Planning	Commission	(EPC)	is	an	appointed,	9-member,	
volunteer	citizen	board	with	authority	on	many	land	use	and	planning	issues.	The	
EPC	was	formed	in	1972	per	City	of	Albuquerque	Ordinance	#294-1972.		Members:	

• Derek	Bohannan,	Chair,	Council	District	5	
• Bill	McCoy	III,	Vice	Chair,	Council	District	9	
• Dan	Serrano,	Council	District	1	
• Vacant,	Council	District	3	
• Peter	Nicholls,	Council	District	4	
• Maia	Mullen,	Council	District	6	
• David	Shaffer,	Council	District	7	
• Karen	Hudson,	Chair,	Council	District	8	

2. Hearing	Time:	
i. The	hearing	is	scheduled	for	May	10,	2018.	
ii. The	Commission	will	begin	hearing	applications	at	8:30	a.m.	
iii. The	actual	time	this	application	will	be	heard	by	the	Commission	will	depend	

on	the	applicant’s	position	on	the	Commission’s	schedule.	
iv. The	agenda	is	posted	on	http://www.cabq.gov/planning/boards-and-

commissions/environmental-planning-commission	on	the	Friday	
immediately	prior	to	the	EPC	Hearing.	

3. Hearing	Process:	
i. Comments	from	facilitated	meetings	will	go	into	a	report	which	goes	to	the	

City	Planner.	
ii. The	facilitated	meeting	report	is	included	in	the	staff	report	and	may	be	used	

to	recommend	conditions.	
iii. The	Commission	will	make	a	decision	and	parties	have	15	days	to	appeal	the	

decision.	
4. Comment	Submission:	

i. Comments	may	be	sent	to:		
	

Maggie	Gould,	Staff	Planner	
	 600	2nd	Street	NW,	Third	Floor	
	 Albuquerque,	NM			87102	
	 mgould@cabq.gov			
	 (505)	924-3910	
	
	 	 OR	

	

http://www.cabq.gov/planning/boards-and-commissions/environmental-planning-commission
http://www.cabq.gov/planning/boards-and-commissions/environmental-planning-commission
mailto:mgould@cabq.gov
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	 Derek	Bohannan,	Chair,	EPC	
	 Bill	McCoy	III,	Vice	Chair,	EPC	
	 c/o	Planning	Department	
	 600	2nd	St,	NW,	Third	Floor	
	 Albuquerque,	NM			87102	

	
	
	
Names	and	Affiliations	of	All	Attendees:	
Jackie	Fishman	 	 Consensus	Planning	
Kevin	Patton	 	 	 PulteGroup	
Paul	Wymer	 	 	 PulteGroup	
Yolanda	Moyer	 	 Bohannan	Huston	
Steve	Loomis	 	 	 Mirehaven	Homeowner	
Ron	Freeny	 	 	 Mirehaven	Homeowner	
David	Skowran	 	 LLNA	
James	Babin	 	 	 Mirehaven	Del	Webb	NA	
Larry	Leahy	 	 	 Mirehaven	Del	Webb	NA	
Ted	Shogry	 	 	 Mirehaven	Del	Webb	NA	
Barb	Johns	 	 	 Mirehaven	Del	Webb	NA	
Wayne	Mateski	 	 Mirehaven	Del	Webb	NA	
Ed	Buttner	 	 	 Mirehaven	Del	Webb	NA	
Ann	Buttner	 	 	 Mirehaven	Del	Webb	NA	
Margaret	Shogry	 	 Mirehaven	Del	Webb	NA	
Guy	Santo	 	 	 Mirehaven	Del	Webb	NA	
George	Kerr	 	 	 Mirehaven	
Stella	Ramos	 	 	 Mirehaven	Del	Webb	NA	
Margana	Huff		 	 Mirehaven	Del	Webb	NA	
Robert	Contreras	 	 Mirehaven	Del	Webb	NA	
John	McLaren		 	 Mirehaven	Del	Webb	NA	
Jerry	Worrall	 	 	 West	Side	Coalition	and	Tres	Volcanes	
E.	Ward	 	 	 SRMNA	
Joe	Horvath	 	 	 TRNA	
Rene	Horvath		 	 TRNA	
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