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Memorandum 
 

 

To: Jolene Wolfley and DRB Members, City of Albuquerque  
 
From: Michael Vos, AICP, Consensus Planning, Inc.  
 
Date: July 30, 2021 
 
Re: Hiland Plaza Comment Responses and Supplemental Information (PR-2021-005390) 
 
 
This memo outlines the updates made to the site plan for the Hiland Plaza project based on the 
comments received and reviewed at the July 21, 2021 DRB meeting. In addition, we have provided a 
justification for a 6-inch deviation to the fence height provided around the patio at the corner of Central 
Avenue and Jackson Street, as noted on the plans due to the building code requirement to provide a 
railing for the grade separation between the sidewalk and the patio. 
 
Code Enforcement 

1. Property sits on multiple city parcels, a re-plat will be required. 
a. A replat was submitted and approved by the DRB at the July 28, 2021 meeting with final 

sign-off delegated to Planning for minor conditions and to align with approval of the site 
plan. 

2. Provide Window/Door calculations for transparency: Section 3-4(I)((5)(b)1(b) and 3-
4(I)(5)(b)(4)(c). 

a. Notes have been added to the elevations regarding the variances to be approved by the 
ZHE for these sections. 

3. Provide floor plan (1st floor) as well as landscape notes to assure compliance with 4-3(B)(7)(a)(3) 
“In DT-UC-MS-PT areas, only ground floor dwelling units are used to calculate the required 
street trees.” 

a. The Landscape Architect is working on adding this calculation, but it should be noted 
that there are 64 trees provided on the site, which is nearly 70% of the total dwelling 
units in the entire project. 

4. Provide widow detail “recessed” 5-11(D)(3) “In new multi-family residential development, 
windows shall be recessed not less than 2 inches and/or shall be surrounded by a window casing 
not less than 2 inches wide. 

a. A note has been added to the elevations to address compliance with this standard. 
 
Hydrology 

1. Hydrology has an approved conceptual grading and drainage plan with engineers stamp date of 
6/1/21 (K17D120). 

a. Understood. 
 
Transportation Development 

1. The Transportation Department approves the sidewalk width waiver.  



 

 

a. Understood 
2. Right-of-way dedication or a sidewalk easement is required for the new sidewalk prior to the 

site plan approval. 
a. A plat consolidating the lots and dedicating right-of-way was approved by the DRB at 

the July 28, 2021 meeting. 
3. Specify which ramps are being used around the handicapped spaces since the turndown 

sidewalk detail specifies a vertical separation between the pavement and the sidewalk. 
a. Enlarged plans of ramps have been added on sheet C-102. 

4. For the corner ramp at the northwest corner, have it line up with the crosswalk, and show 
existing crosswalk.  Drawing 2441 is more appropriate to use that Drawing 2442 in this case. 

a. This detail reference was changed. 
5. Curb ramp located at the northeast corner does not line up with existing conditions.  Adjust as 

necessary. 
a. Ramp designed to be a merger of parallel and winged ramp.  This is required to align 

with the limited slope path remaining across the access to Twisters to the east. 
6. Provide complete detail for the ramp along the east side of the building with the handrail, 

showing all dimensioning.  (The handrail detail provided is for the stair ramps.)  
a. Enlarged plans of ramps added on sheet C-102. 

7. Sidewalk detail shall call out a maximum 2% slope.   
a. Note added. 

8. Clear sight is a concern with the parallel parking, particularly looking to the left when pulling out 
of the entrance.  Further analysis of this may result in a few parallel parking spaces being 
eliminated.  Also provide distance between centerline on Silver and parallel parking. 

a. A sight triangle exhibit was provided for the preliminary and final plat hearing on July 28, 
2021. 

 
ABCWUA 

1. Availability Statement #210332 has been issued and provides the conditions for service. 
a. Understood. 

2. The proposed hydrant locations differ from those in the approved Availability Statement fire 
flow analysis. Please contact Utility Development at the number above to determine if the fire 
flows can be met with the currently proposed layout.  

a. This has been addressed. 
3. The water authority shall be provided access to the meter vault behind the gate. 

a. The Water Authority will be provided access to the meter vault through the gates to the 
parking lot of this project. 

4. Infrastructure List: No objections. 
a. Understood. 

 
Parks and Recreation 

1. Please add note under tree planting detail per IDO section 5-6(C)(5)(e).  Such as or similar: 
“Install organic wood chip mulch over rootball and to cover dripline.  Generally, mulch should be 
held 4" back from tree trunk.” 

a. Construction Note #2 on the tree planting detail references this requirement. 
 
 



 

 

Planning 
July 13, 2021 Update: 

1. The waiver to 14-16-5-3(D)(3)(b)4 to allow a reduction of the sidewalk width on Jackson Street 
from the required 8-foot minimum to a 6-foot sidewalk is fully justified under IDO section 6-
6(P)(3). The waiver will encourage flexibility, economy, and effective use of open space by lower 
concrete cost, adding landscaping area to give more tree space. The required 10-foot sidewalk is 
provided along Central Avenue. The 6-foot sidewalk meets the ADA requirements. 

a. Understood. 
2. The Landscape plan shows a mix of low and medium water use plants that are successful in 

Albuquerque. Landscape is provided above the requirements. Confirm planting details. 
a. Understood. Planting details were updated based on Parks and Recreation comment. 

3. Please address how the façade meets these standards 
4. 5-11(D)(3) Windows In new multi-family residential development, windows shall be recessed 

not less than 2 inches and/or shall be surrounded by a window casing not less than 2 inches 
wide. 

a. Note referencing this requirement has been added to the building elevation sheet. 
5. 5-11(D)(2)(b) In UC-MS-PT areas, each floor of every façade that faces a public street shall 

contain a minimum of 20 percent of the façade in transparent windows and/or doors. 
a. Note referencing this requirement has been added to the building elevation sheet. It 

should be noted that this requirement is superseded by the Nob Hill/Highland CPO 
requirements. We have also added notes regarding the variances to those requirements 
heard by the Zoning Hearing Examiner. 

6. The 2020 Update of the IDO has some design considerations helpful to this project.  Please 
consider how you could address these items. 
The west elevation with a long building wing should account for strong solar radiation effects on 
this western facade.  Consider using heat mitigation features for windows facing west (exterior 
or interior shades, recesses, specialized glazing, etc.).  AND 
Glare from direct sunlight through windows can be effectively diffused by tree canopies.  
Consider how the trees on the western landscape area could reduce western sun effects. 

a. These items were discussed at the DRB meeting on July 21, 2021 and the architect 
explained the types of windows glazing and insulation provided on this façade. 

7. A platting action consolidating the 22 lots comprising the site must be approved prior to 
approval of the Site Plan.  

a. The lot consolidation plat was approved by the DRB at the July 28, 2021 meeting and is 
pending final signature to align with this site plan request and infrastructure list. 

 
Deviation Request 
A potential Deviation to the wall and fence height was discussed at the July 21, 2021 DRB meeting for 
the railing at the patio on the northeast corner of the site. Upon further review, this railing does extend 
into the street side yard on Jackson Street where height is limited for mixed-use to 3 feet in height. In 
addition, since this project is a mixed-use development rather than a strictly multi-family development it 
does not appear to qualify for the exception in IDO Section 5-7(D)(3)(c) that otherwise allows a 6-foot-
tall fence when utilizing view fencing. As such, we are requesting approval of a Deviation of 6 inches as 
allowed in Table 6-4-1 Allowable Deviations with the following justification: 
 



 

 

6-4(P)(3)(a) The applicant’s site is subject to site constraints not generally shared by surrounding 
properties or the site was platted or developed in an unusual pattern when compared to abutting 
properties (e.g. the property was developed with orientation or access facing a different street than 
abutting lots) that would prevent the development of a permissive land use in a type of structure 
generally found on sites of a similar size in the surrounding area. 
 
Applicant Response: The subject site includes site constraints not generally shared by the surrounding 
development, including its location on a corner lot and the grading required to create the proposed 
building pad and patio space where the railings are located. To the south of the patio, the grading slopes 
upward to the building pad, which pushes the residential unit entries to the east and thus extends the 
width of the street side yard area. This area is being utilized for landscaping purposes. If the building 
could be placed closer to Jackson Street, the street side yard would be minimized, and potentially this 
deviation would not be necessary because fences in other locations of the property are allowed to up to 8 
feet tall. Compounding this matter, is a grade separation between the sidewalk and patio, which requires 
the developer to provide a railing at the specified height. This is for safety reasons and prevents someone 
from falling over the small ledge that is being created. 
 
6-4(P)(3)(b) The site constraints were not created by the actions of the property owner or another 
interested party. 
 
Applicant Response: These constraints were not created by this property owner and exist in the form of 
the topography and platting of this property and streets that were done by other parties many years in 
the past. 
 
6-4(P)(3)(c) The request is for a single site and is not part of a pattern of similar requests for adjacent 
properties or for nearby sites by the same property owner or within the same subdivision, Framework 
Plan area, or Master Development Plan area. 
 
Applicant Response: This request is unique due to the specific constraints of this site and proposed 
development. It is not part of a pattern of requests by this owner or for adjacent properties in the Nob 
Hill and Highland Area. 
 
6-4(P)(3)(d) The approval of the requested deviations will not cause material adverse impacts on 
surrounding properties. 
 
Applicant Response: This request will not create any material adverse impacts on surrounding properties. 
The deviation is only for 6 inches for safety purposes. The result is still for a short railing that is open and 
will not block any views or cause any impacts to clear sight at the Central Avenue and Jackson Street 
Intersection. 
 
6-4(P)(3)(e) The requested deviation is not for an Overlay zone standard, and the approval of any 
requested deviation will not result in a violation of any Overlay zone standard. 
Applicant Response: This request is not to an Overlay zone standard, but to the general wall and fence 
height standards in mixed-use areas. 
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LANDSCAPING RESPONSIBILITY FOR MAINTENANCE: 1. THE OWNER WILL BE RESPONSIBLE FOR ALL LANDSCAPE MAINTENANCE THE OWNER WILL BE RESPONSIBLE FOR ALL LANDSCAPE MAINTENANCE AT HILAND PLAZA. COMPLIANCE WITH WATER CONSERVATION ORDINANCE: 1. NO SPRAY IRRIGATION IS PROPOSED. NO SPRAY IRRIGATION IS PROPOSED. 2. PLANT SPECIES WILL BE LOW OR MEDIUM USE SPECIES PER THE PLANT SPECIES WILL BE LOW OR MEDIUM USE SPECIES PER THE ABCWUA'S XERIC PLANT LIST.  3. AN AUTOMATIC IRRIGATION SYSTEM WILL BE INSTALLED FOR ALL PLANT AN AUTOMATIC IRRIGATION SYSTEM WILL BE INSTALLED FOR ALL PLANT MATERIAL. THE SYSTEM WILL BE CONTROLLED BY AN AUTOMATIC CONTROLLER.  PLANTS WILL BE IRRIGATED BY LOW WATER USE BUBBLERS. A REDUCED PRESSURE BACKFLOW PREVENTER WILL BE INSTALLED IN A HEATED ENCLOSURE TO PROTECT THE DOMESTIC WATER SUPPLY FROM CROSS-CONTAMINATION. COMPLIANCE WITH GENERAL LANDSCAPING REGULATIONS: 1. THIS PLAN PROVIDES VISUALLY ATTRACTIVE LANDSCAPE, A VISUALLY THIS PLAN PROVIDES VISUALLY ATTRACTIVE LANDSCAPE, A VISUALLY ATTRACTIVE STREETSCAPE, AND INTERSPERSED TREES IN LANDSCAPE AREAS TO PROVIDE SHADE AND REDUCE LARGE EXPANSES OF PAVEMENT. 2. GROUNDCOVER MULCH SHALL COMPRISE OF A COMBINATION OF CRUSHED GROUNDCOVER MULCH SHALL COMPRISE OF A COMBINATION OF CRUSHED GRAVEL (NOT TO EXCEED 75% OF TOTAL AREA) AND ORGANIC MULCH SUCH AS SHREDDED BARK, PECAN SHELLS, ETC. 3. VISIBILITY, LANDSCAPING FENCING, AND SIGNS SHALL NOT INTERFERE VISIBILITY, LANDSCAPING FENCING, AND SIGNS SHALL NOT INTERFERE WITH CLEAR SIGHT REQUIREMENTS. THEREFORE, SIGNS, WALLS, TREES, AND SHRUBS BETWEEN 3 AND 8 FEET IN HEIGHT (AS MEASURED FROM THE GUTTER PAN) WILL NOT BE LOCATED IN THE CLEAR SIGHT TRIANGLE. 4. GROUND-MOUNTED EQUIPMENT SCREENING WILL BE DESIGNED TO ALLOW GROUND-MOUNTED EQUIPMENT SCREENING WILL BE DESIGNED TO ALLOW FOR ACCESS TO UTILITY FACILITIES. ALL SCREENING AND VEGETATION SURROUNDING GROUND-MOUNTED TRANSFORMERS AND UTILITY PADS ARE TO ALLOW 10 FEET OF CLEARANCE IN FRONT OF THE EQUIPMENT DOOR AND 5-6 FEET OF CLEARANCE ON THE REMAINING THREE SIDES FOR SAFE OPERATION, MAINTENANCE, AND REPAIR PURPOSES. LANDSCAPE CALCULATION TABLE: TOTAL LOT AREA: 69,260 SF  LESS TOTAL BUILDING AREA: 21,363 SF  NET LOT AREA: 47,897 SF REQUIRED LANDSCAPE AREA (15% OF NET LOT AREA): 7,185 SF PROVIDED LANDSCAPE AREA: 9,954 SF REQUIRED PLANTS: REQUIRED STREET TREES: 12 (296 LF ALONG JACKSON ST SE, TREES AVERAGE 25' O.C.) 11 (255 LF ALONG CENTRAL AVE SE, TREES AVERAGE 25' O.C.) 11 (254 LF ALONG SILVER AVE SE, TREES AVERAGE 25' O.C.) STREET TREES PROVIDED: 14 ALONG JACKSON ST SE 11 ALONG CENTRAL AVE SE 11 ALONG SILVER AVE SE REQUIRED PARKING LOT TREES AT ONE TREE PER TEN SPACES:  62 TOTAL SPACES  7 REQUIRED TREES PARKING LOT TREES PROVIDED: 13 REQUIRED PARKING LOT INTERIOR LANDSCAPE (15% OF PARKING LOT AREA): 2,972 SF PROVIDED PARKING LOT INTERIOR LANDSCAPE: 3,037 SF (102.2% OF REQUIRED INTERIOR LANDSCAPE) REQUIRED COVERAGE (75% OF PROVIDED LANDSCAPE AREA): 7,466 SF PROVIDED COVERAGE: 9,937 SF (137.8% OF REQUIRED COVERAGE) REQUIRED GROUND LEVEL VEGETATIVE COVERAGE (25% OF PROVIDED LANDSCAPE AREA) 2,489 SF PROVIDED GROUND LEVEL PLANT COVERAGE: 2,890 SF (120.2% OF REQUIRED GROUND LEVEL COVERAGE) 
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CONSTRUCTION NOTES: 1. TREE LOCATION AND SPECIES AS TREE LOCATION AND SPECIES AS PER PLAN 2. MULCH SHALL BE HELD BACK 4" MULCH SHALL BE HELD BACK 4" FROM TREE TRUNK 3. REMOVE EXISTING SOIL (FROM REMOVE EXISTING SOIL (FROM NURSERY) AS NEEDED TO EXPOSE ROOT FLARE. INSTALL WITH ROOT FLARE FLUSH WITH SUBGRADE (BOTTOM OF MULCH) 4. MULCH - SEE PLANTING PLAN MULCH - SEE PLANTING PLAN 5. WEED BARRIER FABRIC - SEE WEED BARRIER FABRIC - SEE PLANTING PLAN - TURN DOWN 6" AT EDGES 6. INSTALL TREE PLUMB. REMOVE INSTALL TREE PLUMB. REMOVE WIRE BASKET, WOOD BOX, PLASTIC, TWINE, AND/OR ROPE PRIOR TO BACKFILL. REMOVE BURLAP EXCEPT FROM BOTTOM OF ROOT BALL 7. EXCAVATE PLANTING PIT AND EXCAVATE PLANTING PIT AND BACKFILL PER SPECIFICATIONS. LIGHTLY TAMP IN LIFTS AND WATER-IN TO ELIMINATE VOIDS AND AIR POCKETS 8. SCARIFY EDGES AND LOOSEN SOIL SCARIFY EDGES AND LOOSEN SOIL AROUND EXCAVATED PLANTING PIT  9. 4" HIGH X 12" WIDE BERM, 6' 4" HIGH X 12" WIDE BERM, 6' MINIMUM DIAMETER OR AS SHOWN ON THE PLANS  
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NOTE: A.  THE WIDTH OF THE TREE WELL THE WIDTH OF THE TREE WELL MAY BE REDUCED AS NOTED ON THE PLANS OR ADJUSTED BY THE LANDSCAPE ARCHITECT TO MEET FIELD CONDITIONS
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CONSTRUCTION NOTES: 1. SHRUB LOCATION AND SPECIES AS SHRUB LOCATION AND SPECIES AS PER PLAN 2. MULCH SHALL BE FEATHERED TO A MULCH SHALL BE FEATHERED TO A 2"  DEPTH ON TOP OF ROOT BALL AND SHALL BE HELD BACK 2" FROM SHRUB STEM(S) 3. PLANT WITH TOP OF ROOT BALL PLANT WITH TOP OF ROOT BALL FLUSH WITH SUBGRADE (BOTTOM OF MULCH) 4. 4" DEPTH MULCH THROUGHOUT 4" DEPTH MULCH THROUGHOUT SHRUB BED UNLESS OTHERWISE NOTED 5. EXCAVATE PLANTING PIT AND EXCAVATE PLANTING PIT AND BACKFILL PER SPECIFICATIONS. LIGHTLY TAMP IN LIFTS AND WATER-IN TO ELIMINATE VOIDS AND AIR POCKETS  6. SCARIFY EDGES AND LOOSEN SOIL SCARIFY EDGES AND LOOSEN SOIL AROUND EXCAVATED PLANTING PIT 7. 2" HIGH X 6" WIDE BERM 2" HIGH X 6" WIDE BERM 8. WEED BARRIER FABRIC - SEE WEED BARRIER FABRIC - SEE IRRIGATION PLANTING PLAN - TURN DOWN 6" AT EDGES
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