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SE corner of Coors Blvd. NW and Montano
Rd.
Approximately 60 acres
PD

Summary of Analysis
On July 9, 2020 the EPC began review of this request for Major
Amendment of a Prior Approved Site Development Plan for
property owned by Greystar. At the time of the hearing, technical
issues on the part of community representatives prevented their
concerns from being properly provided and considered. As a result,
the EPC voted for a continuance to allow supplemental information
to be submitted by all stakeholders.
Supplemental view analysis drawings were provided by community
representatives and reviewed by staff and shared with the applicant.
No new or additional view analysis of this project was submitted by
the applicant.
The request consists of the following major changes to the existing,
governing site development plan:

1. Increase in density on Tract 4 from 20 units per acre to 24 units
per acre.
o 155 one and two-bedroom apartments
o 16 duplex cottages
2. Reduction in parking requirements:
o Multi-family above 1000 square feet from 2 per unit to
1.25 per unit
o Multi-family less than 1000 square feet from 1.5 per unit
to 1.25 per unit
Re-evaluation of the view plane analyses has resulted in a change in
staff findings, whereby denial of the application is recommended.

Staff Planner

Leslie Naji, Senior Planner
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I. ANALYSIS OF APPLICABLE ORDINANCES, PLANS, AND POLICIES
Integrated Development Ordinance (IDO)
The subject site is zoned PD - Planned Development for residential development. The Master
Site Plan for Andalucia at La Luz was approved prior to the effective date of the IDO and may
be amended per Subsection 14-16-6-4(Y).
a. Definitions in Use

Sight Lines: Lines that begin at the east edge of the Coors Boulevard right-of-way and follow a
45-degree angle to the road alignment, in an approximately northeast direction toward the
Sandia ridgeline. Sight lines are required to intersect the highest point(s) of the proposed
building(s) on the site and, if the building has no higher point, the lowest elevation(s) of the
Coors Boulevard right-of-way abutting or nearest the site (see figure below).

View Frame: A vertical rectangular frame drawn perpendicular (i.e. 90 degrees) to a given sight
line through the highest point of the proposed building. The top of the view frame is established
by the highest visible point of the Sandia ridgeline within the view frame. The bottom of the
view frame is the elevation of the Coors Boulevard right-of-way where the sight line begins. The
left and right edges of the view frame are an upward projection of the property lines at the site
boundary where the view frame intersects the property lines. As many view frames as necessary
to capture all the sight lines on a site are required (see figure below).
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View Plane: A view plane 4 feet above the elevation of the east edge of the east driving lane on
Coors Boulevard and extending horizontally above sites located east of Coors Boulevard (see
figure below).

b. Coors View Protection Overlay, VPO-1
The purpose of the View Protection Overlay (VPO) zone is to preserve areas with unique and
distinctive views that are worthy of conservation, such as those from public rights-of-way to
cultural landscapes identified in the ABC Comp Plan, as amended.
Views protected by this VPO-1 are from Coors Boulevard right-of-way, along the segment
between Western Trail/Namaste Road and Alameda Boulevard, looking toward the Rio Grande
Bosque and Sandia Mountains.
3-6(D)(5) Height, Bulk, and Massing
All development within this VPO-1 shall meet all of the following requirements.
3-6(D)(5)(a) No more than 1/3 of the height of structures (including building parapets,
mechanical equipment and associated screening, walls, and fences) shall be allowed to
penetrate above the view plane as shown in section diagram below. On lots with
developable area that is constrained because the natural grade (or finished grade, if
infrastructure is already installed) is less than or equal to 10 feet below the elevation of
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the east edge of Coors Boulevard and may also include sensitive lands (see Subsection
14-16-5-2(C)), a total height of 16 feet for low-density residential and 20 feet for other
uses is allowed (see figure below).

Planning Staff would like to acknowledge the exhibits provided by Pat Gallagher of the
La Luz Neighborhood Association that prompted staff to revisit the applicant’s VPO
analysis. Mr. Gallagher’s exhibit uses multiple site lines as described in 3-6(D)(3)(a).
It is important to note that the intent of the Coors VPO is to protect and preserve views
of both the Sandia Mountains ridgeline and the Rio Grande Bosque.
Height Analysis-View Plane
The first requirement is to assess if the ‘height’ of the structure has more than 1/3 of the
building height penetrating the ‘view plane’. The View Plane is defined as a horizontal
plane 4 feet above the elevation of the east edge of the east driving lane on Coors
Boulevard and extending horizontally. (Please note: the higher the elevation of Coors
Boulevard, the taller the structure can be and the lower the elevation of Coors Boulevard,
the shorter the structure must be.)
The Andalucia site is located along Coors Blvd in an area where it drops in elevation
from south to north. The applicant has chosen to take the View Plane as a flat plane
taken from the highest elevation on Coors determined by a site line utilized in the
determination of the View Frame (analysis below). The View Plane makes no mention
of a site line but rather just 4 feet above Coors from their chosen location at the site’s
high point along Coors Blvd.
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Staff has updated its analysis to acknowledge and reflect this View Plane to be a sloping
plane that reflects multiple sight line points because the roadway, including the right
driving lane of Coors Blvd, is sloping. The intent of the VPO and its View plane is to
protect views along the entirety of the Coors Blvd. roadway and not from one isolated
spot. The roadway is not flat and since it is the generator of the View Plane, VPO analysis
should accommodate the sloping topography of the roadway.

Figure 1: Continuous View Plane

The image above (Figure 1) shows:
Gray = The elevation of Coors Blvd. as it lowers from south to north.
Red = The view plane which is the 4-foot measurement above the elevation Coors in a
specific location.
Green = The View Plane as a straight slope from highest to lowest elevation. Extending
that plane horizontally at multiple sight line points.
White = the portion of the building allowed to penetrate the view plan (1/3 of the building
height.)
Yellow: The portion of the building that penetrates the View Plane and is not allowed,
per the Green View Plane.
Orange: Additional portion of the building that penetrates the View Plane and is not
allowed, per the Red View Plane.
The applicant contends that this interpretation is without precedent and that the
traditional method was to use the elevations along sight lines. The applicant cites several
examples where this is the case. However, these examples all use multiple sight lines and
include multiple buildings when present. Staff’s updated analysis uses multiple sight
lines for a site that has multiple proposed buildings and a varying elevation along Coors.
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Planning staff evaluated the main building using various elevations as the starting point
along Coors. The structure height penetrates the View Plane more than the 1/3 of
building height allowed in multiple locations toward the northern property line. (See
Figure 2).

View Plane cross-section
locations taken from 45-degree
angle at various points along
Coors Blvd. (see fig. 2 below)

Figure 2: Various View Planes diagonal to Coors Blvd.

Figure 2: Various View Planes diagonal to Coors Blvd.
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The resulting analysis shows points of disallowed penetration of the View Plane and
supports the use of a continuous plane using multiple sight lines as represented in
Figure 1. If taken perpendicular to Coors, as the Height, Bulk, Massing diagram from
the IDO seems to represent, and the original View Protection language of the Coors
Corridor plan clearly stated, the non-compliant height above the view plane becomes
more apparent.

Figure 3: View Plane Drawn
Perpendicular to Coors

In all methods of analysis, a portion of the main building above the view plane,
penetrates more than 1/3 of the total building height, in violation of the required view
protection regulations. Revisions would be required to the building design and height to
meet the VPO standards.
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Bulk Analysis-View Frame (correctly based on sight lines)
3-6(D)(3)(b) View Frame
A vertical rectangular frame drawn perpendicular (i.e. 90 degrees) to a given sight line
through the highest point of the proposed building. The tope of the view frame is
established by the highest visible point of the Sandia ridgeline within the view frame.
The bottom of the view frame is the elevation of the Coors Boulevard right-of-way
where the sight line begins. The left and right edges of the view frame are an upward
projection of the property lines at the site boundary where the view frame intersects
the property lines. As many view frames as necessary to capture all the sight lines on
a site are required (see figure below).

3-6(D)(5)(b) Not more than 50 percent of the area within any view frame for a property
shall be obscured by the bulk of the structure(s) (including walls and fences) placed
on the property (see figure below).
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Figure 4: Applicant’s View Frame
Resulting location of site line

Figure 5: View Frame with straight lines

The applicant’s proposed building heights are 35’-37’ to the top of the parapet with minor
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2’ undulations. The highest structure height is 39’-0” along the eastern property line.
The applicant’s View Frame in the above illustration is determined by using a site line that
runs from the Coors right-of-way at a 45-degree angle towards the Sandia Mountains and
passing through the highest point of the building, thus showing the greatest obstruction
caused by the building. That resulting site line location is approximately 70 feet to the
south of the site’s southern boundary.
The applicant’s View Frame is then configured showing all of the building above the
elevation of the Coors right-of-way at the beginning of the Sight Line, this being the
bottom of the frame, the top of the highest peak of the Sandia’s forms the top line of the
frame, and the sides representing the property line.
The View Frame should result in a ‘slice’ of the building mass at one frame location. More
are required. The View Frame provided by the applicant (figure 4) shows the building with
a tapering roof line as in perspective. This should not be the case. The building height
should be at a straight height (figure 5). Although the building does not appear to exceed
the 50% Mass/Bulk limitation in this one view frame, the applicant should submit a more
accurate drawing of each View Frame to accurately represent bulk and massing.
The Sight Line the applicant used for the View Frame was along a portion of the building
with an additional 2-foot parapet wall at the far northeast corner of the largest building.
The location of this added parapet height appears to be arbitrary and does not correspond
to any rooftop equipment screening, elevator tower, or architectural features. It is located
at one of several entrances to the building; however, each of those entrances has a 2-foot
parapet at a height of 37’, which would be appropriate for this location as well, rather than
the 4-foot parapet. This particular parapet wall location, adjacent to the 2-story portion of
the building, further brings into question the purpose of this additional parapet height
other than to create a single high spot for the sole purpose of benefiting the applicant’s
view analysis.
This one View Frame provided is based on this small area of additional height. As
demonstrated with the View Plane analysis, the building exceeds the acceptable 1/3 view
plane penetration. The removal of the 39’ height area then requires additional View
Frames per IDO section 3-6(D)(3)(a) Sight Lines:
Lines that begin at the east edge of the Coors Boulevard right-of-way and follow a 45 degree
angle to the road alignment, in an approximately northeast direction toward the Sandia
ridgeline. Sight lines are required to intersect [all] the highest point(s) of the proposed
building(s) on the site..
and IDO section 3-6(D)(3)(b) View Frame:
A vertical rectangular... As many view frames as necessary to capture all the sight
lines on a site are required (see figure below).
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With the removal of the 39’ (4-foot high) building parapet at the northeast corner of the
building, there are then two areas of highest building height closer to Coors Blvd, and an
addition 3 along the south elevation. There should be one View Frame for each high point.
In addition, the Sight Lines should pass through the highest points of all buildings on site.
Analysis, as incomplete as it is, has only been provided for one building. No sight line and
resulting view frame has been provided for the garages or any of the duplex cottages. A
separate sight line for each of the cottages would be unnecessary but there should be one
sight line and view frame through the highest point of the building closest to Coors and at
the lowest elevation.
Without the additional view frames as required by the VPO-1 regulations, compliance of
this project cannot be determined.

II. AGENCY & NEIGHBORHOOD CONCERNS
Reviewing Agencies
Long Range Planning Staff note that this is a request for approval of a Site Plan – EPC and
Major Amendment to Site Plan – EPC. Long Range recommends that the request be simplified
to a Major Amendment to Site Plan – EPC, adding details for the proposed lot as the current
phase of the larger development.
Neighborhood/Public
Analysis and concerns from neighborhood groups for the preservation of the view along Coors
has generated the continuance of this application. Rather detailed analysis has been provided by
those concerned parties and is attached. Elements of that submittal, namely the Bulk/Mass
diagrams cannot be confirmed by staff to be accurate.

III. CONCLUSION
The request is for a Major Amendment of a Prior Approval of a Site Plan for an approximately
69-acre property known North Andalucia. Amendments to the plan are for Tract 4, a 7.7-acre site
known as the Overture Andalucia, (the “subject site”). Major Amendments are required to be
heard by the original, approving body, which in this case is the EPC. Two major changes to the
existing site development plan are proposed:
1. 1 Increase in density on Tract 4 from 20 units per acre to 24 units per acre.

o 155 one and two-bedroom apartments
o 16 duplex cottages
2. Reduction in parking requirements:

o Multi-family above 1000 square feet from 2 per unit to 1.25 per unit
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o Multi-family less than 1000 square feet from 1.5 per unit to 1.25 per unit
Several neighborhood organizations are affected and were notified as required. Property owners
within 100 feet of the subject site were also notified, as required. The applicant conducted three
neighborhood meetings. The greatest concern for the surrounding neighborhood associations is
the protection of the view.
The subject site is along a Major Transit Corridor and in a Premium Transit (PT) area. The request
generally furthers a preponderance of applicable Goals and policies and meets most applicable
IDO requirements. Criteria for the VPO are not met. Building height is too high and the location
of the Sight Line for generating the View Frame is improperly located, since the high point
selected will need to be reduced.
FINDINGS –SI-2020-00356, August 13, 2020 - Site Plan Major Amendment
1. The request is for a Major Amendment of a Prior Approved Site Development Plan for North
Andalucia at La Luz (“prior approval”). The property contained within the prior approval is
legally described as Tracts 1 thru 4, 5-A, 5-B, and 6, Plat of North Andalucia at La Luz,
containing approximately 69.6 acres.
2. The proposed amendment will facilitate the development of senior independent living on Tract
4, North Andalucia at La Luz, containing 7.7061 acres (“subject site”). North Andalucia at La
Luz is located on the east side of Coors Boulevard NW, south of Montano Road NW.
3. The subject site is within the larger North Andalucia at La Luz development located on Antequera
Road NW south of Mirandela Street NW. Coors Boulevard forms the western edge of the subject
site.
4. The request consists of the following major changes to the existing, governing site development
plan:
1. Increase in density on Tract 4 from 20 units per acre to 24 units per acre.

•

155 one and two-bedroom apartments

•

16 duplex cottages

2. Reduction in parking requirements:

•

Multi-family above 1000 square feet from 2 per unit to 1.25 per unit

•

Multi-family less than 1000 square feet from 1.5 per unit to 1.25 per unit

5. The request exceeds the thresholds for a Minor Amendment, and therefore is being considered
pursuant to Section 14-16-6-4(Y)(1)(b)1, which states that Major Amendments shall be reviewed
and decided by the decision-making body that issued the approval being amended. The EPC
approved the existing site development plan for the subject site prior to effective date of the IDO.
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Pursuant to IDO Section 14-6-4(P)(2), the decision-making body may impose conditions
necessary to bring the application into compliance with the requirements of this IDO.
6. The subject site is located in an Area of Change as designated by the Comprehensive Plan.
Located along Coors Blvd. the subject site is along a Major Transit Corridor.
7. The Albuquerque/Bernalillo County Comprehensive Plan (ABC Comp Plan) and the Integrated
Development Ordinance (IDO) are incorporated herein by reference and made part of the record
for all purposes.
8. The subject site is within the Coors Character Protection Overlay Zone, CPO-2 and meets the
CPO requirements for setback from Coors, exterior lighting, signage and landscaping.
9. The subject site is within the Coors View Protection Overlay, VPO-1. The purpose of the View
Protection Overlay (VPO) zone is to preserve areas with unique and distinctive views that are
worthy of conservation, such as those from public rights-of-way to cultural landscapes identified
in the ABC Comp Plan, as amended.
10. Staff used the criteria in the VPO-1, as presented in the IDO, and found that the proposed
buildings block views beyond what is permitted in the IDO. Building height exceeds 1/3 of total
height above view plane and the applicant’s View Frame diagram is not accurately drawn.
A.

The applicant limited their submitted view analysis to a single Sight Line that only
accounts for a view form a point that is 70 feet south of the site’s southern property line.

B.

The Sight Line was generated from a small portion of the building, furthest from Coors,
Pulling the bottom of the View Frame higher and showing less of the building mass.

C.

This higher parapet used to generate the Sight Line is not justified by a significant
entrance, utility screening, elevator equipment, or other element in need of the added
height. It is also adjacent to a 15-foot drop to the north where the building is two-stories.

D.

The Coors Blvd roadway and the subject site both slope downward from south to north,
so multiple Sight Lines are needed to provide an accurate view analysis.

E.

The IDO requires a sight line be drawn through the highest point of proposed buildings
on the site and that as many view frames as necessary to capture all the sight
lines on a site are required.

F.

No sight lines have been drawn through the garages or cottages, nor are these buildings
included in a view frame.

G.

IDO definition of View Plane (A view plane 4 feet above the elevation of the east edge
of the east driving lane on Coors Boulevard and extending horizontally above sites
located east of Coors Boulevard.) refers to 4 feet above Coors and refers to the entire site.
1.

The View Plane shown in this application is from a point above the project
building;

2.

The View Plane should be taken across the site at 4 feet above the elevation of the
east edge of the east driving lane on Coors Boulevard and extending horizontally.
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Since the elevation of Coors Blvd. is sloping, the View Plane should be sloping,
or for simplicity, multiple lines must be drawn from various elevations. The
building design exceeds the 1/3 of building height allowed to penetrate the View
Plane in all but the south end of the main building and the small duplex units to
the north.
11. The applicant notified the La Luz Landowners Association, Westside Coalition of Neighborhood
Associations, and Taylor Ranch NA as required. The applicant also notified property owners
within 100-feet of the property boundaries as required. Facilitated meetings were held with some
changes recommended being incorporated in the final design submittal.
12. The applicant conducted two facilitated neighborhood meetings on April 22, 2020 and June 29,
2020. Most of the concerns focused on the building heights and VPO-1 encroachment.
13. As of the writing of this report, planning staff has received three detailed submittals with concerns
about the accuracy of the applicant’s view analysis.
RECOMMENDATION - SI-2020-00356, August 13, 2020
DENIAL of Project #2020-003658, Case # SI-2020-00356, a Major Amendment to an existing
Site Plan for an approximately 68-acre site located east of Coors Blvd NW and South of
Montano. The specific Tract 4 is further located south of Mirandela Rd and north of Learning,
zoned PD, based on the preceding Findings 1-13.

Leslie Naji
Senior Planner

