


plan and regulations to a degree that is equal to or better than would occur if the normal
standards were followed.

The Las Soleras Master Plan currently includes special development standards for commercial
developments, but does not have special standards for residential developments. This
application would establish reduced side yard setbacks and increased height limits for the
proposed residential structures.

III. APPLICATION DESCRIPTION

In 2016, Planning Commission approved the Final Subdivision Plat for Tracts 15A, 15B and
15C of the Las Soleras Subdivision. This subdivision is more commonly known at Estancias
De Las Soleras, Units 1A and 1B. This subdivision consists of 298 residentially zoned lots.
Also approved in 2016 by Planning Commission was the Final Subdivision Plat for Tract 14A
of the Las Soleras Subdivision which is a 77 lot age-targeted subdivision.

The tables on the following page compare the current and proposed standards, which are also
illustrated in Exhibit D2.

Current Development Standards

e 14 feet
(113;11!;25)6 R6 > feet/10 feet (24 feet if setback 10 feet)
14A
14 feet
(113232225)6 RS 5 foet/10 feet (24 feet if setback 10 feet)
15A Generally, sethbacks
(Estancias de Las are established by a 24 feet
Soleras Pulte R-12 development plan | (if setback from side yard is
Traditional) approved by the 10 feet)
Planning Commission
15B
(Estancias de Las 14 feet
Soleras Pulte R-6 > feet/10 feet (24 feet if setback 10 feet)
Traditional)
15C
14 feet
(113::;'25)6 R6 > feet10 feet (24 feet if setback 10 feet)
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Proposed Amendments To Development Standards

11A

(Pulte Age Targeted) R-6 5 feet 20 feet 8 inches

14A

(Pulte Age Targeted) R-6 5 feet 20 feet 8 inches

15A
(Estancias de Las
Soleras Pulte
Traditional)

R-12 5 feet 28 feet 10 inches

15B
(Estancias de Las
Soleras Pulte
Traditional)

R-6 5 feet 28 feet 10 inches

15C

(Pulte Age Targeted) R-6 5 feet 20 feet 8 inches

IV. EVALUATION

When the Pulte subdivisions were approved, the application materials indicated that each of
the proposed lots could be developed in accordance with applicable development standards,
including the height and setback standards provided in Subsection 14-7.2 Building Envelope
Standards — Residential Districts. Review of the applications by staff confirmed that each of
the lots could be developed.

Pulte subsequently determined that this amendment would be needed for all lots in both
subdivisions, in order to accommodate the different home options that they plan to offer.

“Building envelope™ standards typically include height limits, maximum lot coverage ratios,
and minimum dimensions for setbacks from street, side and rear lot lines. Along with zoning
density regulations and road standards, building envelope standards are major determinants of
neighborhood character.

Building envelope standards affect the streetscape visual character that differentiates lower-
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density residential neighborhoods from higher-density districts in several ways:

Provision of open spaces (yards) for individual activity and relaxation

Views from the streets and between houses

Provision of daylighting and ventilation

Accommodation of emergency access and the prevention of the spread of fire
(although the Santa Fe stepback standards significantly exceed International
Residential Code and International Fire Code requirements)

Protection of privacy

Provision of solar access

Santa Fe building envelope standards include a setback requirement for single-family
detached housing: a side yard setback of five feet is required for portions of the building that
are less than 14 feet tall (typical first-story), and a side yard setback of ten feet is required for
portions of the building that are between 14 and 24 feet tall. Many communities include
requirements to setback the second story for urban design and solar access reasons, and this
kind of building form is also consistent with the “Santa Fe Style” which is made up of Pueblo
Revival and Territorial Revival styles. Santa Fe regulations have included some form of
setback requirement since 1962 in residential districts, and setback requirements also occur in
many of the nonresidential districts and in the Historic Overlay Districts.

The applicant has stated that the request for the proposed amendment is as follows:

e The light and air standards for building setbacks, which began as a zoning tool in the
1920’s is not as relevant where the residential dwellings are located in close proximity
to open space areas. In the case of Estancias de Las Soleras the lots have been
designed so that no lot is further than 300 feet from an open space area or city trail.

¢ Landscaping provided by the developer of the projects is extensive and meant to serve
as an amenity throughout the project. The proximity and height of dwellings will be
considerably softened with the maturation of the landscape.

e The open space areas and trail locations are designed to connect to the 28 acre regional
park. There is less of a need to provide for open areas adjacent to the dwelling units
when recreational and open space areas are within walking distance of the dwellings.

The applicant has further indicated that this amendment will accommodate their one- and two-
story homes that are available in both flat and pitched roof options. Further details regarding
the applicant’s argument in support of the proposed amendment, and regarding the proposed
structures and their layouts, is shown in Exhibit D2.

Chapter 14 provides for some flexibility in approval of setbacks as part of the approval
process for multi-family developments such as condos and apartments, where a development
plan is part of the approval process. Although development plans are not generally required
for single-family developments, the city has few examples of subdivisions where variances to
the setback regulations have been approved for multiple lots.

Drawings that illustrate the applicant’s request are included as Exhibit D2. Photographs
prepared by staff that illustrates the visual character of neighborhoods built with and without
variances or other exceptions to setback and height regulations are attached as Exhibit A.
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V. APPROVAL PROCEDURES AND CRITERIA

Approval or amendment of a master plan requires the Planning Commission to make the
following findings (Subsection 14-3.9(D)(1):

a) the master plan is consistent with the general plan;

Applicant Response.

This is one of the first large scale residential developments to be approved in the
last 10 years that is actively under development with infrastructure commencing
on the first phase of the Estancias de Las Soleras project. It is also part of the
Las Soleras Master Plan where a variety of commercial, office and institutional
uses have been established by existing zoning districts within the Master Plan.
The human scale is accomplished by the use of various open space areas
distributed throughout the development and a consistency in the architectural
styles.

A density of three dwellings per acre is approximately consistent with the density
in the Nava Ade development to the north, which is the largest residential
development adjacent to this project. A substantial open space buffer has been
provided on the Estancias de Las Soleras development between the south end of
the Nava Ade subdivision and the closest residential dwelling on the north side of
the Estancias project.

Staff Analysis:

Provision of additional trail linkages and open space are consistent with the
General Plan and the guiding principles for Las Soleras Master Plan, to ensure
connectivity and link neighborhoods through trails and roadways. A Guiding
Policy of the General Plan also calls for a mix of housing types and this proposal
allows for a mix of single story, two story, pitched and non-pitched roofs. It is not
clear, however, that the modified setback and height limits are critical to
providing the linkages and open space.

b) the master plan is consistent with the purpose and intent of the zoning districts that
apply to, or will apply to, the master plan area, and with the applicable use regulations
and development standards of those districts;

Applicant Response:

The intent of the single family residential zoning is to allow for a diversity of
dwelling styles outside the historic district. It is difficult to comply with the height
standards for pitched roofs especially if the height of the interior ceilings is
greater than 8 feet. The allowance for additional height is mitigated by the open
space areas that are heavily landscaped and within a short distance of the all
dwellings within the development.

Staff Analysis:
Staff concurs that the setback and height regulations makes it more difficult fo
construct houses with high ceilings and steep roof pitches. However, those
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standards have been met in the majority of recent residential developments within
the city.

¢) development of the master plan area will contribute to the coordinated and efficient
development of the community; and;

Applicant Response:
The Pulte development has accomplished several improvements which add to the
“coordinated and efficient development of the community” consisting of:

e Road connection to Monte del Sol Charter School creating a secondary
emergency access for the school and a secondary access for a congested
roadway caused by early morning and afiernoon school traffic.

e Completion of Beckner Road from the present terminus at Las Soleras
Drive to Richards Ave.

o Construction of a trail from Monte del Sol Charter School to the regional
park.

o Construction of trail connections to Nava Ade trails, interconnecting the
two residential developments.

Staff Comment.

Coordinated development of the community includes maintaining appropriate
standards for the quality of the streetscape within residential neighborhoods. It is
not clear that the applicant’s comments regarding road connections are relevant
to this amendment.

d) the existing and proposed infrastructure, such as streets system, sewer and water
lines, and public facilities, such as fire stations and parks, will be able to accommodate
the impacts of the planned development.

Applicant Response.
In conjunction with the development the following infrastructure will be installed:

e Beckner Road improvements from Las Soleras Drive to a point east of the
Walking Rain intersection, including water and sewer in the roadway and
a storm drain system serving the road and lands to the south of Beckner
Road.

e Installation of a loop water line providing for a redundancy in the system
serving Las Soleras.

o An updated traffic study has been prepared to assess the long range
traffic impacts and what is needed to mitigate traffic generated by this
residential development.

o Trails and landscape in the open space areas will be developed in phase 1
of the development.

o The regional park will be developed in conjunction with the construction
of residences in Las Soleras.

o Existing fire stations are adequate to serve the Estancias de Las Soleras
development.
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Staff Comment:
This approval criterion is not applicable to this amendment.

VI. EARLY NEIGHBORHOOD NOTIFICATION

An Early Neighborhood Notification (ENN) meeting was held at the Genoveva Chavez
Center on May 12, 2016. In attendance were the project planning consultant, one
representative from Pulte Homes and one City Staff member. There were approximately 3
members of the public present. The ENN notes are attached as Exhibit D1.

VII. CONCLUSION AND CONDITIONS OF APPROVAL

The Land Use Department has evaluated and analyzed the required approval criteria of the
proposed master plan amendment to the height and setback standards for the tracts zoned R-6
and R-12 of the Las Soleras Master Plan.

If the Commission determines that the proposed development standards are consistent with
the intent of the Las Soleras Master Plan and with the intent of Chapter 14, the Commission
should RECOMMEND APPROVAL to the Governing Body for the proposed amendment,
subject to conditions of approval as outlined in Exhibit B

Staff has included a Conditions of Approval Matrix (Exhibit B).

VIII. ATTACHMENTS:

EXHIBIT A: Maps and Photos
1. Current Zoning
2. Future Land Use
3. Aerial Photo
4. Photos of other subdivisions with 5 foot setbacks and height alterations

EXHIBIT B: Conditions of Approval
1. Conditions of Approval Matrix

EXHIBIT C: ENN Materials
1. Meeting sign in sheets May 12, 2016
2. Meeting Notes.

EXHIBIT D: Applicant Submittals
1. Application Materials
2. Proposed Height and Setback Materials
3. Lot Line Adjustment Plat Prepared for Beckner Road Equities, Inc.

Cases #2016-64: Las Soleras Amendment to Master Plan Height and Setback Standards Page 7 of 7
Planning Commission: July 7, 2016







































| obed

9102 ‘2 Ainp uoissiwwo) Buluue|d - SpJEPUB)S Yoeqias pue JybloH ue|d JSISE|\ O} JUSWPUSWY SBIS|0S S

Buluuelg gG| PUB G| Sloel] SBI9|0S Se Uo S)0] || Joy subisap [apow paroidde

o)lag yeoN WwauNy | Yim Jus)sisuod ‘eulf Apedold auy) Jo 198} 0L UIUNM 01.8Z PESIXS 0} Jou sainjonuls jo WbleH
Buiuue|d DG PUB‘YYL ‘Y1 SIoRIL SBISIOS SET U S)O] ||e Jo} ‘subisap |japow panoidde

oylag yeoN jualng yum Jus)sisuo? ‘aull Aadold auy 10 1994 0 UIYNM 8,02 PSS9Xa 0} Jou sainjoniis Jo Wbey
Buiuueld 061 pue g51'vG|

oyleg yeoN wauny | ‘vl ‘v Sioell Selsjog SeT Ut SJo| J[e 10} 198} G UBY) SSS| OU 9q 0} dle S}0eqlos pieh spig

a|qisuodsay wea|

yeis | puswypedag uontpuod

suoijipuo) josload

¥9-910C# 9SED

Splepue)s Yoeqies pue JybloH ueld Je)Se O} JUSWPUSWY SEIS|0S S

[eAosddyy Jo suonipuo)
g LidiHX3









JAMES W. SIEBERT
AND ASSOCIATES, INC.

Y15 MERCER STRKEET * SANTA FE, NEW MIEXICU 3/5U
(505) 983-5588 * FAX (505) 989-7313
jim@jwsiebert.com

MEMORANDUM

Date: June 30, 2016
To: Noah Berke
From: James Siebert/Victoria Dalton

Re: Las Soleras Major Amendment-ENN Meeting Minutes

Jim Siebert started meeting by stating reason for major amendment is to modify building
heights and setbacks and showed on presentation different section described as Age-Targeted,
Traditional within the Estancias de Las Soleras Subdivision and Ross’s Peak. He stated that
traditional would be a mix of two story and single story homes and explained areas that are in
process of construction and explained park land. Jim also explained reasoning of why the
building height is needed and described different roof styles (flat and pitched) and explained
setbacks and how to accomplish heights and reduction of setbacks.

Jim Siebert showed location on the plan of pitched roof and explained the difference in height.
He mentioned that the height of a flat roof home would be estimated at 16°5”.

Jim Siebert continued to discuss slope of property and the height of pitched roofs. Jim stated
that Pulte is a possible buyer of Ross’s Peak and therefore have included the Ross’s Peak
Subdivision as part of the amendment. Jim stated that Ross’s Peak was approved for duplex and
single story homes. The height would be around 24’ 10”.

Question: what is the difference from the current height and setback requirements and the
proposed height and setback? Statement was made that two story would require a 10 setback.
Jim Siebert stated that Pulte would make up for the setback by compensating with providing
land to open space and trails.



Question: Is the pitched roof style what’s been shown on the plan and is the City okay with it?
Noah Berke: Architectural design standards need to be met, as long as points are made City is
fine. Noah state that flat roofs tend to have more drainage issues and have to be replaced more

often.

Kevin Patton (Pulte): Pitched roofs are preferred more in northern New Mexico due to snow
load.

Noah Berke Masterplan amendments are to amend and coincide with the rest of the models.

Jim Siebert people seem to prefer pitched roof.

Noah Berke asked Jim to discuss the quantity of homes within Estancias de Las Soleras

Jim Siebert stated that the subdivision is more spread out and isn’t so dense.

Kevin Patton pointed out on the plan and stated the pink color on the plan is single story. Other
models are consumer driven. Models in age target homes are designed by consumer feedback.

Yellow color is designed for families and Ross’s Peak will be a different type of consumer and
will not be all two story by any means.
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SPECIAL WARRANTY DEED file# /7 — 0757/

LAS SOLERAS CENTER, LLC, a New Mexico limited liability company, Grantor,
for consideration paid, grants to PULTE HOMES OF NEW MEXICO, INC., a Michigan
corporation, Grantee, whose address is c/o 7601 Jefferson, NE, Suite 320, Albuquerque,
New Mexico, 87109, the following-described real estate in Santa Fe County, New Mexico:

Tract 14-B, Tract 15-B, 15-C and Tract 15-D, as shown and delineated on
the plat of survey entitled “Lot Line Adjustment Plat prepared for Las Soleras
Del Sur, LLC, Las Soleras Oeste Ltd. Co., Las Soleras Community Design,
LLC, Geronimo Equites, LLC, comprising of existing Tracts 9, 11, 12B, 14
and 15, Las Soleras, situate within Sections 7, 17 and 18, Township 16
North, Range 9 East, New Mexico Principal Meridian, City of Santa Fe, Santa
Fe County, New Mexico”, recorded October 29, 2015, in Plat Book 794,
Pages 007-013, #1778342, records of Santa Fe County, New Mexico

TOGETHER WITH all appurtenant rights, easements and appurtenances, all
water rights, if any, all improvements constructed therein, except that all
mineral rights owned by Grantor, if any, shall be reserved by the Grantor.

SUBJECT TO the following:

1. Reservations and exceptions contained in Patent from the United
States of America to Samuel A. Larson, recorded December 10, 1921, in
Patent Book A, Page 180, and Patent recorded November 4, 1943, in
Patent Book C, Page 93, records of Santa Fe County, New Mexico;

2. Terms and conditions contained in Annexation Agreement recorded
March 4, 2010, as Instrument #1592456, records of Santa Fe County, New
Mexico;

3. Terms and conditions contained in City of Santa Fe Ordinance
recorded March 19, 2010, as Instrument #1593744, records of Santa Fe
County, New Mexico;

4. Terms and conditions contained in City of Santa Fe Ordinance
recorded March 19, 2010, as Instrument #1593745, records of Santa Fe
County, New Mexico;

5. Easements and rights incident thereto, notes, restrictions and
conditions, as shown and delineated on the plat of survey entitled “Las
Soleras Annexation, General Plan Amendment, Rezoning to Multiple Zoning
Districts, recorded March 4, 2010, in Plat Book 714, Pages 014-026,
Instrument #1592455, records of Santa Fe County, New Mexico;
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