








15. Modifications: x __No known modifications

#1 Date: Unknown; replaced sliding glass doors; drawings and material and visual evidence.











































Historic Resources Evaluation Report March 28, 2018
Plaza del Monte, Santa Fe, New Mexico

Summary

This Historic Resources Evaluation was prepared at the request of Wayne Lloyd, Lloyd and
Associates, Architects. It responds to a motion the Santa Fe Historic Districts Review Board
made at its November 28, 2017 hearing, requiring the applicant to provide a complete study of
the buildings comprising Plaza del Monte, a former Presbyterian retirement center (Case #H-17-
098A, minutes). The original application called for the demolition of five structures, addressed
as 122, 124, 125, and 126 Camino Santiago, and a standalone garage/carport structure behind
126.

The present report was prepared to satisfy the Board’s requirement regarding the evaluation of
cultural resources set forth in the Historic Districts Ordinance (14-5.2) and the policies and
guidelines developed by the City of Santa Fe Historic Preservation Division.

The Historic Districts Ordinance created a system of classifications in which cultural resources
are evaluated and designated as to whether they contribute to the Historic District (14-
5.2(C)(2)(a)). The Board is given the authority to designate and/or change a status of a cultural
property (14-5.2(C)(2)(a)(1)). This action commonly occurs when an applicant submits a project
that may affect an assigned or “un-statused” property within the Historic District. Identification
of historical significance is typically accomplished through a survey and evaluation of identified
resources using the New Mexico Historic Cultural Properties Inventory (HCP1) form.

Findings

After an intensive-level survey, archival investigations, and an evaluation of historical
significance, the conclusion is that five buildings (102, 103, 106, 111 Camino Santiago and 104
Camino Matias) are eligible for Contributing Structure status to the Downtown and Eastside
Historic District. Due to either 1) a lack of age-eligibility, or 2) non-compatible architectural
elements, the remaining buildings were determined to be Noncontributing to the district.
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L Project Description

The applicant, Wayne, Lloyd, Lloyd and Associates, Architects, representing the owner, Plaza
del Monte, LLC, approached the Historic Districts Review Board on November 28, 2017, with a
request to demolish five units of the Plaza del Monte retirement center (Case #H-17-098A).

The case planner, David Rasch, stated in his report that the five structures (122, 124, 125, and
126, and a separate garage/carport), should be determined Noncontributing, “due to marginal
historic date of construction, lack of Santa Fe style, and non-historic alterations.”

After discussion, the Board postponed the case, requesting the applicant provide a full historic
evaluation report on the 27 units making up the former retirement community. Further
discussion with David Rasch indicated that this would consist of complete HCPI forms 1 & 2 for
each standing structure on the property, and an evaluation of their potential historic status for
the Downtown and Eastside Historic District.

This report attempts to fulfill that request by providing HCPI forms for each residential unit, a
brief historical context, associated aerial photographs and maps, and an evaluation of individual
and district eligibility. The project attempted, using various sources, to determine the actual
date of construction of each residential unit of Plaza del Monte.
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Il. Project Area

The property, generally known as Plaza del Monte, or Plaza del Monte Retirement Center,
spreads across a roughly six-acre parcel located north of the Santa Fe Plaza. The pistol-shaped
tract is bounded on the east by Bishop’s Lodge Road; on the north by the grounds of Fort Marcy
Recreation Complex and Magers Field; on the west by the alignment of Arroyo Mascaras; and
on the south by a combination of land formerly associated with Plaza del Monte and tracts and
residential lots under private ownership (Figure 1).

The surveyed area includes two private streets (Camino Santiago and Camino Matias) that were
constructed in the 1960s as part of the retirement facility. The roads are arranged in a typical
suburban pattern of a cul-de-sac and a loop. The land descends east-to-west toward the arroyo.
During development, it was shaped as terraced pads along the north side of Camino Santiago.
Separate terracing is found on the north side of Camino Matias, dating to an earlier
construction period. '

Near the center of the development is an informal grassy area that once served as a social area.
Mature native trees, likely planted during the 1960s, are found throughout. The house
landscapes, however, have evolved, changing from lawns to areas filled with boulders and xeric
plantings. Concrete pedestrian paths loop through a few sections of the development.

Houses are typically placed in the center or close to the back of the lot. They are arranged with
their long elevations facing the street. Carports are approached by wide concrete driveways.
Most likely due to the limitation of the lot size or community guidelines, there are no notable
ancillary structures. Grounds are kept minimal, free of tenant clutter.






Historic Resources Evaluation Report March 28, 2018
Plaza del Monte, Santa Fe, New Mexico

Ill. Research Methods

Prior to starting fieldwork, the project historian reviewed the City of Santa Fe’s and the New
Mexico Historic Preservation Division’s records for properties listed and/or evaluated within the
project area. This included a review of listings on the National Register of Historic Places, State
Register of Cultural Properties, as well as resources documented with New Mexico Historic
Building Inventory or Historic Cultural Properties Inventory forms. The research found no
previous surveyed or registered properties within the project area.

A separate archival phase encompassed a review of primary and secondary sources held at
various repositories, including the Fray Angélico Chavez Library, Palace of Governors Photo
Library, State Library-Southwest Room and the State Archives and Records Center, all located in
Santa Fe. In addition, archived newspaper and online sources were searched. The historian was
also given access to an incomplete set of drawings covering most of the surveyed buildings.

IV. Field Methods

John W. Murphey, Architectural Historian, conducted a site survey on January 18, 2018. This
consisted of a preliminary inventory of all standing structures on the parcel. A follow-up
recordation was conducted by Sharon Joyce on February 23, 2018.

As per Santa Fe Historic Preservation Division policy, each resource was recorded with
photographs documenting the principal elevations. The surveyors identified character-defining
details and noted any perceived exterior alterations. The survey recorded 27 buildings on 26
Historic Cultural Properties Inventory forms. The forms are.attached to this report.
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Kenneth Clark (1909-1990), an Oklahoma-born architect and Philippe de Montauzan Register
(1921-2006), a younger, Yale-trained architect of French lineage, formed a partnership in 1956.
Prior to the retirement center, the pair had worked on large military projects at Sandia Base
and White Sands Missile Range, and locally designed the Santa Fe County Health Building (1958)
and a gymnasium for the New Mexico School for the Deaf (1960), among other commissions.

The architects divided the former Allison-James School campus into two parts. The site of the
older buildings, termed the “South Area” would be developed first with a congregate building.
The lesser built area above the old campus (“North Area”), would be developed later with
individual retirement residences.

Casa Grande

Clark and Register initially put their focus on designing the Congregate Home on a parcel
fronting then Federal Way and Taos Highway. The building, later dubbed “Casa Grande” was a
sprawling combined administrative and community living complex. Church staff and the
architects reportedly studied congregate communities in the Netherlands to develop the
design.? Congregate centers, an arrangement where elderly residents lived communally and
were encouraged to participate in shared activities, emerged as a planning trend for retirement
facilities in the United States in the 1950s.

Work began on the communal center on August 1960, after the City of Santa Fe issued a
$99,000 permit for the larger project.® In preparation, four earlier school buildings were
demolished. These encompassed a hall, dormitories and a gymnasium.

Constructed in 1960-61, the Congregate Home had a layout similar to the “finger plan” used for
elementary schools of the period. The plan included a long north-south oriented mass, to which
were attached at right angles separate wings or “fingers” connected to each other by short
corridors. The plan allowed for additional wings to be added, and a fourth was constructed in
the 1970s.

The combined building included separate areas for administrative offices, a reception room, a
large commercial kitchen and dining room, a lounge, a beauty parlor, and a dormitory that
could house up to 40 residents.®

? Santa Fe New Mexican, August 31, 1961, 27.

* Geneva Mathiasen and Edward H. Noakes, editors, Planning Homes for the Aged, (New York: F.W, Dodge
Corporation, 1959).

% Santa Fe New Mexican, September 4, 1960, 12.

® Ibid., October 22, 1968, 3; August 31, 1971, 15.
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The architects initially proposed five new houses (R1-R5), completing the loop between the
streets. Of these, four were constructed before 1966. Another 14 units, principally sited along
Camino Santiago, were identified for future development on the plan.

The houses depicted on the plan reveal a uniform design. Each consisted of a modified L-plan to
which was attached a carport and connecting portal. The earliest elevations prepared by Clark
and Register show a design sympathetic to the Spanish-Pueblo Revival tradition (Figure 6). The
front elevation included a projecting roomblock-like mass with rounded corners and a portal at
a slight offset, a design trope introduced by architect John Gaw Meem nearly four decades
earlier. Anchoring the end of the structure was a carport pushed back from the fagade.
Following the idiom, vigas were used for the actual roofing structure, window openings were
small, and in most cases, arranged on the horizontal. The Spanish-Pueblo Revival theme
continued along the portal and carport with a viga structure supported by rustic round posts
topped with zappos-type corbels (Figure 6).
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Figure 6: June 1960 Clark and Register drawing showing typical retirement residence. The drawing corresponds with 104
Camino Matlas.,

The floor plan, however, was mostly modern. It segregated bedrooms to a wing placed in the
ell, which from the exterior looked like a rounded roomblock. The remaining functions of the
house were clustered in a tight square (Figure 6).

Resident Number 1, at 104 Camino Matias, is representative of this early composition.
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Decline of Center

In the late 1980s, after experiencing heavy losses, the Presbyterian Board of Pensions began
shedding retirement centers across the United States. The Board placed the entire Santa Fe
property for sale in December 1987, listing it at $1.5 million. Fear of its sale led residents to
leave.'* Nearly two years later, the Presbyterian Medical Services and the Ghost Ranch
Foundation signed an agreement to purchase the land. Under the terms of the agreement,
Ghost Ranch would manage Casa Grande, while Presbyterian Medical Services would take over
the retirement cottages.*?

The joint use of the property lasted over 20 years before economic conditions forced both
entities to sell their holdings. In 2015, a group of Albuquerque and Santa Fe investors acquired
Plaza del Monte. The earlier sale of the land containing Casa Grande resulted in its demolition,
which was completed in the fall of 2017.

" Ibid., January 3, 1988, 9; March 23, 1988, 3.
2 |bid., july 10, 1989, A-8.

15
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VI. Description of Resources

Plaza del Monte holds 27 separate buildings, erected between approximately 1950 and 1977.
Five of these buildings pre-date the retirement community, and are associated with the Allison-
James School, a nearly 100-year-old Presbyterian mission school that was demolished in 1960
for the development of Plaza del Monte.

Of the buildings directly associated with retirement center, 12 are (or will be) 50 years of age in
2018. The remaining ten buildings were constructed after the 50-year mark, with the last
completed in 1977.

The majority of units are small, single-family residences, containing 1,000 to 1,500 square-feet.
These have compact and economical floor plans holding two or three bedrooms. Plaza del
Monte additionally includes three apartment buildings. They are laid out as single-story, linear
forms, with one to two bedroom apartments stacked in a line.

Constructed over several phases, the retirement cottages reveal a variety of architectural forms
and styles. The earliest residences, designed by Kenneth S. Clark and Philippe Register, show a
sympathy for the Spanish-Revival Revival tradition — employing a modified L-plan form with
bedrooms placed in a wing emulating an adobe mass. Set back from the wing is a viga-roof
portal, and further back, a one-bay carport.

After Register started his own firm in 1960, the designs became more contemporary, typically
with a horizontal emphasis and a stronger placement of the carport. Later work became more
abstracted from regional traditions, as Register and fellow architects introduced angled and
splayed wall enclosures. Equally during this time, the use of glazing across the front and back
elevations increased, with insertion of glass doors. While the forms and elevations were
contemporary, Register continued to include regional revival elements, mostly confined to the
use of canales and viga-roof portales and carports.

16
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VIl. Resource Evaluation

Existing Status

Currently, nine of the 27 freestanding structures have been assigned an historical status. Of
these, eight were determined at the time to be Noncontributing {101, 102, 103 Camino
Santiago and 104, 107, 109, 111, 116/120 Camino Matias) to the Downtown and Eastside
Historic District (Map 1). The one Contributing structure is a 1950 teacher’s cottage, located at
105 Camino Matias.

Integrity

Based on the survey, the majority of buildings were found to retain their integrity of location,
design and setting. Many, if not most, have experienced a change in materials, principally
through replacement of doors and windows. Only three buildings (102 and 110 (112) Camino
Santiago and 116/120 Camino Matias) have received a major addition.

Evaluation

The north half of the former Plaza del Monte Presbyterian retirement center holds an array of
buildings constructed in different phases between roughly 1950 and 1977. The earliest
buildings are associated with the Allison-James School, which was demolished in 1960. The
remaining 22 units were built as part of Plaza del Monte.

The inventory determined that of the Plaza del Monte ear buildings, 12 met (or will meet) the
50-year age mark in 2018 (Table of Surveyed Resources and Map 2). Five of these were
deemed to be good examples of the development’s original design template, developed by
Kenneth S. Clark and Philippe Register and later, Phillipe Register. These are mostly compatible
with the Old and Recent Santa Fe styles, because of their Spanish-Pueblo Revival fagade
treatment. The recommended Contributing houses, show a balanced composition, where the
carport is set back from the portal.

The remaining seven age-eligible structures were determined Noncontributing, due to their
more contemporary forms and fagade treatments. In many cases, they are Contemporary-style
designs dressed with regional elements, and do not represent the Recent Santa Fe Style. While
novel, the use of angled and canted walls and other treatments does not contribute to the
historic district or reflect the intent of the ordinance. In addition, the strong placement of

17
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carports was found to be incompatible with the Spanish-Pueblo Revival idiom or the intent of
the district ordinance.

The ten buildings constructed after 1968 were deemed Noncontributing, as they did not meet
the 50-year age requirement.

Historic District

The surveyed area comprises only half of what was once a larger campus. The earliest and most
architecturally significant part of the campus lay south of the retirement residences, as the
Congregate Home. This building and several ancillary structures were demolished in 2017. This
land is now under different ownership.

The section comprising the retirement houses reveals a mixed lineage. It encompasses buildings
that predate Plaza del Monte, as well as disparate retirement units constructed during multiple
phases of work, starting in 1960 and ending in 1977.

The original design for the retirement campus is represented in only a few buildings. The

remaining units move away from that template and reflect more evolving architectural trends.
In this way, the development does not communicate a unified history, pattern of development,
or unified architectural vocabulary, as found with other multi-phased communities in Santa Fe.

Given its disparate origins and lack of cohesive architectural style, it was determined that the
collection of retirement residences is not eligible for separate Historic District designation.

18
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Address  Year Built*

117 1966-67

118 ¢.1973

119 ¢.1965

120 ¢ 1971

R-25

121 €.1971

R-20

122 ¢.1971
m €.1968

3

125 ¢.1970

R-21

126 €.1968

R-24

126 ¢.1968/

Garage 1977

CAMINO MATIAS

104 €.1965

105 1950

R-10

Architect
Date of Drawings

Philippe Register
1965; 1966

Register, Ross & Burnet
1971

Register & Burnet

1972

Philippe Register
1965/1968

Register, Ross & Burnet
1970

Register, Ross & Burnet

. 1970

Register, Ross & Burnet
1967

Philippe Register
1967

Register, Ross & Burnet
1969

Philippe Register
1967

Unknown

Kenneth S. Clark &
Philippe Register,
assumed;

Philippe Register
1963, alteration
Unknown

Existing
Status

No Status

No Status

No Status

No Status

No Status

No Status

No Status

No Status

No Status

Non Contributing

Contributing

Recommended
Status

Non Contributing

Non Contributing

Non Contributing

Non Contributing

Non Contributing

Non Contributing

Non Contributing

Non Contributing

Non Contributing

Non Contributing

Contributing

Non Contributing

First City Directory Entry

1967

Reverend David H. Thomas

1974
Duncan R. Spinning

1966
Muriel M. Boone

1972
Ovid Sellers

1972
Boyd L. Gilbert

1972
Dewitt Safford

1968
“Under Construction”

1971

John M. Currie, Violet Sherratt, Merrrill

Henry, Warren Blodgett

1968
“Under Construction”

N/A

1966
Frederick Dawson

N/A
Pre-existing Building

20
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R-9

109
R-8

111
R-6

116/120
R-7

Historic Resources Evaluation Report
Plaza de! Monte, Santa Fe, New Mexico

March 28, 2018

Year Built*

1950

1950

Pre-1960,
moved to
site

Pre-1957,
with ¢.1984
additions

Architect
Date of Drawings

Unknown

Unknown

Unknown

Unknown;

Philippe Register and
Associates

1984

Existing

Status

Non Contributing

Non Contributing

Non Contributing

Non Contributing

Recommended

Status

Non Contributing

Non Contributing

Non Contributing

Non Contributing

First City Directory Entry

N/A
Pre-existing Building

N/A
Pre-existing Building

N/A
Pre-existing Building

N/A
Pre-existing Building

* The date of construction is derived from a number of sources, including original drawings, aerial photographs, USGS quadrangle maps,
city directory entries and newspaper accounts. The identified construction date is considered for more accurate than dates provided by the
Santa Fe County Assessor records, which are often inaccurate.
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XIl.  Historic Cultural Properties Inventory Forms

See attached forms
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Introduction

This brief amendment addresses issues the Historic Districts Review Board brought up at the
April 24, 2018 hearing, as well as information requested by the City of Santa Fe Historic
Preservation Division after the hearing.

Retaining Walls: 124 and 126 A Camino Santiago

David Rasch, the case manager for the project, communicated to the applicant after the hearing
that the retaining walls of the two units granted demolition by the Board required
documentation.

On May 3, 2018, the consultant recorded the retaining walls at 124 and 126 A Camino Santiago
(the combined garage/carport structure), associated with the two units granted demolition at
the April 24, 2018 hearing.

Both units include low concrete-and-stone walls which work as retaining walls and/or
transitions between building pads.

The wall for 126 A retains the dirt between the apartment building (126) and the parking stalls.
It is constructed of non-reinforced concrete, mixed with heavy stones most likely taken from
the adjacent arroyo (Figure 1).

The wall is erected over a concrete walkway and stands approximately 32” above the sidewalk
and 14” above the contained earth. The 10"-thick structure presents an angled face similar to a
dam. It is topped with rounded concrete coping. The wall runs the length of the parking
structure before tapering to the ground on the west and rising above grade to the east as a
pathway entry.

A wall of similar composition edges the south and east exposures of the back yard of 124
Camino Santiago (Figure 2). It begins at 9%." above grade at the patio, and continues in a
northerly direction, ranging between 18” to 26” above inside grade. Near the northeast
tangent, it connects with another wall erected with the construction of 122 Camino Santiago.

Based on aerial photographs, neither the 124 nor 126 A retaining walls predate the
construction of their associated units. And while this fact is inconclusive, neither wall is visible
on the February 28, 1968 aerial photograph (Aerial 1). The retaining walls are apparenton a
February 27, 1969 photograph, indicating the completion of the units and their landscaping
(Aerial 2).



Given their low architectural value, and assumed ¢.1968+ construction date, neither is
recommended for Contributing Structure status to the Downtown and Eastside Historic District.

Additional Walls

As stated in the Historic Resources Evaluation, the Plaza del Monte landscape includes a
number of retaining walls. The retaining walls, constructed of formed concrete or concrete and
stone, were built over several phases, dating generally between 1950 and 1973. The walls were
constructed to retain earth or to separate building pads (Figure 3). Very few of them rise above
grade. A few lots have above-ground property line walls. These are made of stucco-clad
concrete masonry units (Figure 4). From aerial photographs, both retaining and property line
walls appear to post-date the construction of their associated units.

Given their recent date of construction and utilitarian quality, the retaining and property walls
are not recommended for individual or collective Contributing Structure status to the
Downtown and Eastside Historic District.

Aerial Imagery

To address the Board’s concern over the lack of ¢.1968-69 aerial imagery for the west side of
Plaza del Monte, the consultant approached the NMDOT seeking additional photographs.

The head of aerial photography, Alane Wainwright, confirmed in an April 30 email to the
consultant that the February 27, 1969 aerial (1969_02_27_4072) presented in the Historic
Resources Evaluation represented the end of the flight line. The email supported her January
17, 2018 communication, which asserted that the image was all that the NMDOT could offer.
Wainwright explained in that email that the image didn’t “get the entire area.”?

However, given the importance of the case, on April 30 Wainwright performed an additional
due-diligence search and found three 1968-69 era photographs that are not available to the

public. These include two secondary images from the February 27, 1969 flight and one from
February 28, 1968. Wainwright additionally provided several images from May 1973.

Both the 1968 and 1969 aerials show the southwest quadrant of Plaza del Monte to be
populated with only two structures: 124 and 126 Camino Santiago (Aerials 1 & 2).

! Alane Wainwright, email communication to John Murphey, January 17, 2018.
2 Ibid., April 30, 2018.



The newly revealed aerial photographs present a strong case that only a handful of units were
fully completed by February 28, 1968. The 1973 image shows most of the units finished, and
118 Camino Santiago still in the framing stage (Aerial 3).

Construction Dates

At the April 24, 2018 hearing, the Board expressed apprehension about the report’s assigned
construction dates. The dates were premised on the consultant’s methodology which used
various sources {primarily aerial photographs, city directory entries, and architectural
drawings), to arrive at a relative — though most often accurate — “circa” date of construction.

Sowing confusion was mention of a 1988 appraiser’s estimate of dates introduced during sworn
testimony. This information was neither viewed by the Board nor officially introduced into the
record.

Given the Board’s questioning, the consultant reviewed the sources again, examined the 1988
appraiser’s estimates, and evaluated the additional aerial photographs recently made available.
This analysis is presented in the table below.

After this exercise, the consultant believes that the Historic Resources Evaluation’s assigned
dates of construction are mainly accurate.









Address ' Year Bullt* Date of Drawings 1988 Appraiser’s
Estimate**
111 Pre-1960, Unknown Unknown;

R-6 | moved to remodeled 1962
o .ste o
116/120  Pre-1957, Unknown; 110: Unknown;
| R-7 ! with ¢.1984 Philippe Register and renovated 1967;
additions Associates remodeled 1986

1984
120: remodeled/
I _ Renovated 1962

" Key:

" Pre-1960,
' moved to site

| Pre-1957,

Consultant’s Origif\iailm ' Source and Justification
and/or Revised
Estimate ***

) Sodtﬁwest, 19783)', Zg;iaéi'ialwﬁ
photographs

" Aerial photéé?éphé

7 Draﬁ}\gs and aerial pﬁaidgraphs
with c.1984
additions

*The year the consultant originally estimated, as presented in March 28, 2018, Plaza del Monte, Santa Fe, Historic Resources Evaluation

report.

** Taken from “As of 1988 table of appraiser’s estimate of construction dates. The table was referenced in sworn testimony during the
April 24, 2018, Historic Districts Review Board hearing. The Board did not see the table nor was it introduced in the record. The consultant

took an iPhone image of the table at the hearing (Figure 3).

*** The consultant’s original and/or revised estimate based on best sources available, including dated aerial photographs, dated

\ architectural drawings and dated city directory entries, and previously publicly unavailable February 28, 1968 and February 27, 1969 aerial

" photographs, NMDOT provided to consultant on April 30, 2018.
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Introduction

This second amendment addresses issues the Historic Districts Review Board brought up at the
April 24, 2018 hearing, information requested by the City of Santa Fe Historic Preservation
Division after that hearing, and additional comments made by the Board at the follow-up May
17, 2018 hearing.

Retaining Walls: 124 and 126 A Camino Santiago

David Rasch, the case manager for the project, communicated to the applicant after the April
24 hearing that the retaining walls of the two units granted demolition by the Board required
documentation.

On May 3, 2018, the consultant recorded the retaining walls at 124 and 126 A Camino Santiago
(the combined garage/carport structure), associated with the two units granted demolition.

Both units include low concrete-and-stone walls which work as retaining walls and/or
transitions between building pads.

The wall for 126 A retains the dirt between the apartment building (126) and the parking stalls.
It is constructed of non-reinforced concrete, mixed with heavy stones most likely taken from
the adjacent arroyo (Figure 1).

The wall is erected over a concrete walkway and stands approximately 32" above the sidewalk
and 14” above the contained earth. The 10”-thick structure presents an angled face similar to a
dam. It is topped with rounded concrete coping. The wall runs the length of the parking
structure before tapering to the ground on the west and rising above grade to the east as a
pathway entry.

A wall of similar composition but of lesser height edges the south and east exposures of the
back yard of 124 Camino Santiago (Figure 2). It begins at 9%" above grade at the patio, and
continues in a northerly direction, ranging between 18” to 26” above inside grade. Near the
northeast tangent, it connects with another wall erected with the construction of 122 Camino
Santiago.

Based on aerial photographs, neither the 124 nor 126 A retaining walls predate the
construction of their associated units. And while this fact is inconclusive, neither wall is visible
on the February 28, 1968 aerial photograph (Aerial 2). The retaining walls are apparent on a



February 27, 1969 photograph, indicating the completion of the units and their landscaping
(Aerial 3).

Given their low architectural value, and assumed c.1968+ construction date, neither is
recommended for Contributing Structure status to the Downtown and Eastside Historic District.

Additional Walls

As stated in the Historic Resources Evaluation, the Plaza del Monte landscape includes a
number of retaining walls. The retaining walls, constructed of formed concrete or concrete and
stone, were built over several phases, dating generally between 1950 and 1973. The walls were
constructed to retain earth or to separate building pads (Figure 3). Very few of them rise above
grade. A few lots have above-ground property line walls. These are made of stucco-clad
concrete masonry units (Figure 4). From aerial photographs, both retaining and property line
walls appear to post-date the construction of their associated units.

Given their recent date of construction and utilitarian quality, the retaining and property walls
are not recommended for individual or collective Contributing Structure status to the
Downtown and Eastside Historic District.

Aerial Imagery

To address the Board’s concern over the lack of c.1968-69 aerial imagery for the west side of
Plaza del Monte, the consultant approached the NMDOT seeking additional photographs after
the April 24 hearing.

The head of aerial photography, Alane Wainwright, confirmed in an April 30 email to the
consultant that the February 27, 1969 aerial (1969_02_27_4072) presented in the Historic
Resources Evaluation represented the end of the flight line. The email supported her January
17, 2018 communication, which asserted that the image was all that the NMDOT could offer.
Wainwright explained in that email that the image didn’t “get the entire area.”!

However, given the importance of the case, Wainwright performed an additional due-diligence
search and found three 1968-69 era photographs that are not available to the public.” These

! Alane Wainwright, email communication to John Murphey, January 17, 2018. See chain of communication in
Appendix A.
?ibid., April 30, 2018.



include two secondary images from the February 27, 1969 flight and one from February 28,
1968. Wainwright additionally provided several photographs from May 1973.

Both the 1968 and 1969 aerials show the southwest quadrant of Plaza del Monte to be
populated with only two structures: 124 and 126 Camino Santiago (Aerials 2 & 3).

The newly revealed aerial photographs present a strong case that only a handful of units were
fully completed by February 28, 1968. The 1973 image shows most of the units finished, and
118 Camino Santiago still in the framing stage (Aerial 4).

At the follow-up May 15, 2018 hearing, member Powell expressed suspicion over the fact that
additional aerial photographs had surfaced after the initial hearing. The consultant includes
with this amendment the entire email communication with NMDOT’s Alane Wainwright. The
communications on January 16, January 17, April 26, April 30 and May 1 are specific to this
subject (Appendix A).

Construction Dates

At the April 24, 2018 hearing, a few members of the Board expressed apprehension about the
report’s assigned construction dates. The dates were premised on the consultant’s
methodology which used various sources (primarily aerial photographs, city directory entries,
and architectural drawings), to arrive at a relative — though most often accurate — “circa” date
of construction.

Sowing confusion was mention of a 1988 appraiser’s estimate of dates introduced during sworn
testimony. This information was neither viewed by the Board nor officially introduced into the
record.

Given the Board’s questioning, the consultant reviewed the sources again, examined the 1988
appraiser’s estimates, and evaluated the additional aerial photographs recently made available.
This analysis is presented in Table 1.

At the follow-up hearing, member Powell continued to question the dates of construction
provided by the consultant, pointing to differing years he found on the Santa Fe County
Assessor’s parcel map website, from his cellphone during the hearing. The consultant had
already discarded the county’s dates as being mostly inaccurate, as noted in the Table of
Surveyed Resources in the March 28 report. But given Powell’s insistence, the consultant
reviewed the assessor’s dates again on May 17, and identifies the errors in the county’s









report.

Address | Year Built*
105 11950
R-10
107 J1950
R-9
109 1950
R-8
111 Pre-1960,
R-6 moved to
116/120 Pre-1957,
R-7 with c.1984
additions
‘Key:

Date of Dféwingé '

Unknown

| Unknown

1 Unknown

Uﬁkndwn

Unknown;

Philippe Register and
Associates

1984

1988 Appraiser’s
Estimate**

Unknown;
remodeled 1962

remodeled 1962

Unknown;
remodeled 1962

Unknbwn;
remodeled 1962

110: U”nrknoWn;'
renovated 1967;
remodeled 1986

120: remodeled/

_{ Renovated 1962

Unknown;

Consultant’s Origin;IW
and/or Revised
Estimate ***

1950

1950

'Carolyn Ati(lins, The Allison-James

Source and Justification

Picture Book, 1866-1959, (Albuquerque:
Menaul Historical Library of the
Southwest, 1983}, 25; aerial
photographs

Carolyn Atkins, The Allison-James
Picture Book, 1866-1959, (Albuguerque:
Menaul Historical Library of the
Southwest, 1983), 25; aerial
photographs

Carolyn Atkins, The Allison-James
Picture Book, 1866-1959, (Albuquerque:
Menaul Historical Library of the
Southwest, 1983), 25; aerial
photographs

Pre-1960,
moved to site
Pre-1957,
with ¢.1984
additions

*The year the consultant originally estimated, as presented in March 28, 2018, Plaza del Monte, Santa Fe, Historic Resources Evaluation

** Taken from “As of 1988” table of appraiser’s estimate of construction dates. The table was referenced in sworn testimony during the
April 24, 2018, Historic Districts Review Board hearing. The Board did not see the table nor was it introduced in the record. The consultant
took an iPhone image of the table at the hearing (Figure 5).

*** The consultant’s original and/or revised estimate based on best sources available, including dated aerial photographs, dated
architectural drawings and dated city directory entries, and previously unavailable February 28, 1968 and February 27, 1969 aerial
photographs, NMDOT provided to consultant on April 30, 2018.

Drawings and aerial photographs

Aerial photographs
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le~-Family

106 Camino Matias Single-Family
118 Camino Santiago Single-Family
110 Camino Matias

112 Camino Matias

11} Camino Matias Single-Family
116 Camino Matias splex

120 Camino Matias Duplex

109 Camino Matins Single~Famlly
107 Camino Matias 2

105 Camino Matias Single-Fomily.
101 Camino Santiago Single-Family
103 Camino Santiago Single-Family
105a Cemino Santiago Fouxplex

105b Camino Santiago Fourplex
10Sc Camino Santiago Fourplex
1054 Camino Santiago Fourplex
109 Camino Santiago Ae-Famdily
111 Camino Santiago Single-Family
115a Camino Santiago Duplex
115b Camino Santiago Duplex

117 Camino Santiago Single-Family
119 Camino Santiago Single-Pamily
12] Camino Santiago 8ingle-Family
1252 Camino Santiago Fourplex
125b Camino Santiago Fourplex

: santia ex

1254 Camino go

122 Canino Santiago Single-Fanily
124 Camino Santiago Single-Family
126a Camino Pourplex
126b Camino Santiago Fourplex
126c Camino Fourplex
1264 Camino Santiago Fourplex
120 Camiro Santiago Single-Family
114 Camino Santiago Single-Fanily

A'* afl Iy & o

e

DMPROVEMENT SGMARY CRART
LAS PLACITAS RESIDENTIAL COMFOND
PLAZA DEL MONTE

Area Rocm Count
{sa.Fr.)  [Toral-Bedrooms-Baths)
944 4-2~1.5
944 4~2-1.5
944 4-2-1.5
1,14 5-2-2
897 S-2-1
839 4-1-1
1,433 6-3-2
A.0712 9% ey 4-2-2
1,099 4-2-2
¢ LeD - 5-2-1
932 ' 4-2-{
5-2=1 .
o 1
1,064 5-2-2
926 . 4=21
693 3-2-1
639 3-2-1
926 4-2~1
1,029 /16 .6 4~2-2
717082 4-2-2
1,052 4-2-2
1,179 4-2-2
1,356 6~2-2
1,105~ 9¢ 5-2-1
2,152 | 522
944 - Yy 4-2-1
676 3-2-1"
676 3271
944 4-32“-1
1,218 §~2-2
1,153 4-2-2
690 3-1-1
690 3-1-1
6950 3-1-}
690 3-1-1
1,259 5-2-2
1,318 /77, 4=2-2

Aae (Yrs.)

26

26
25
25
18
18

Onknown Estimated effective age 20-25 yrs.

25
18
19
19
19} A~ P9

‘Estimated effective age 20-25 yrs.

Figure 5: iPhone image of ¢.1988 Pléza del Monte appraiser report
referenced at April 24, 2018 hearing.
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Property:
Location:

Client:

Land Area:

Net Usable Iand Area:
Casa Grande Tract
Las Placitas Tract

Present Use:

Highest and Best Use:
Casa Grande Tract

ILas Placitas Tract

Date of Valuation:

Value Conclusions:

Casa Grande Tract
ILas Placitas Tract

Total Property (Plaza del Monte)

SUMMARY OF SALIENT FACTS

Plaza del Monte Retirement Comuni ty

417 Pa;eo de Peralta

Board of Pensions
Presbyterian Church (USA)

9.146 acres

2.826 acres
5.802 acres

Retirement Comunity

Speculative holding for commercial
development .
Residential development, interim use
as residential rental campound

February 11, 1988
$1,350,000

$1,275,000
$2,625,000
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Neighborhood Development

Neighborhood development is mixed. Two fraternal organizations, the
Scottish Rite Temple and Masonic Iodge, front on Paseo de Peralta. A
large local law office occupies a converted school dommitory on the north
side of the Masonic Lodge. The Plaza del Monte retirement cammunity, a
mix of a congregate living facility, freestanding dwellings, and
apartments, borders Fort Marcy Park on the north and fronts on Paseo de
Peralta and Old Taos Highway on the southwest. There are several single
family residences fronting on Bishop's ILodge Road between the Scottish
Rite Temple and Plaza del Monte.

Development immediately south of Paseo de Peralta is a Federal Office
camplex including the Federal Courthouse, Post Office and other federal
government offices. Development in the northwest quadrant of Paseo de
Pefalta and Old Taos Highway consists of small professional offices in the
BCD zoning district. Fort Marcy Park, a-large City operated recreational
carplex approximately 27 acres in size, includes playing fields, a
swimming pool/gymnasium complex, a small ampitheater, tennis courts,
Jogging trails and open space, and a City fire station. North of Fort
Marcy Park, east of Bishop's Lodge Road, and northwest of the neighborhood
is a mix of single and multiple family residential develorment.

Zoning

Zoning in the neighborhood is RM-2 + Multiple Family Residential District,
and C-1, Office and Related Cammercial District. The zoning of the 2.697+
acre parcel currently occupied by the Masonic Lodge and the White, Koch, —
Kelly and McCarthy law offices was changed in 1984 from RM-2 to C-1.

Zoning south of Paseo de Peralta and west of 0ld Taos Highway is BCD,
Business Capitol District, Marcy Subdistrict. Zoning west of Bishop's
Iodge Road is RM-1, Multiple Family Residential District. Zoning north
and northwest of the neighborhood is Single and Multiple Family
Residential (R-3, R-4, R-5 and RM-1).

Cammunity Services o
All camunity services are available and adequate. Utility suppliers are

discussed in the Santa Fe Profile. Police and fire protection are typical
for Santa Fe. ' o

Conclusions

The subject neighborhood is a mixed-use area on the northern fringe of the
Santa Fe Central Business District. The area is well located and
accessible and no detrimental influences have been cbserved. Please refer

to the Santa Fe and Central Business District profiles in the addenda to
the report for additional information.
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Detrimental Influences

The primary detriment to development is the drainage easement for Arroyo
Mascaras in the northwest corner of the site. The arroyo is four or more
feet below street grade of 0Ol1d Taos Highway and the drainage is supported
by a stone retaining wall. Although we have not béen able to document the
drainage easement, according to Ormand Earp, City Engineer, the easement
was acquired in the original 1901 U.S. patent to the City of Santa Fe
and/or by a proscriptive easement as a natural drainageway. The drainage
is maintained by the City and we assume the easement to be legally
supported. The calculated area of the easement is .519 acres, or 22,608+
sq.ft., leaving a net usable area of 8.627+ acres. All of the encumbered
area is in the Las Placitas tract. Net usable area of Las Placitas tract
is 5.802 acres (6.321 - .519), or 252,735+ sq.ft. '

With the exception of the drainage channel, there are no known detrimental
influences on the property. There have been no problems with soil or
subsoil conditions on the subject or adjacent properties and the site is
assumed to have adequate load bearing capability for the existing or any
proposed development. Drainage is adequate. There are no other known

restrictive or atypical easements. The property is in an architecturally
controlled historic district.

Zoning ‘
The property is zonedR Multiple Family Residential District. The
intent of the zoning“s.-te-frovide for single-family, two~family and

multiple-family residences and related developments. The existing
improvements are in conformance with the zoning. Zoning and potential

zoning changes are discussed more fully in the Highest and Best Use
section of the report.

Utilities
All public utilities are available and in place on the site.

Conclusions

The subject site is a well located property on the northern fringe of the
downtown Central Business District of Santa Fe. The site has access and
visibility fram three arterial streets. With the exception of the

previously discussed drainage easement, the site is not affected by any
known nuisances or hazards. .

s D ELL

AND ASSOCIATES




SN LT

IMPROVEMENT DESCRIPTION

At the time of inspection, the subject property was improved with the
Plaza del Monte retirement cammunity. The camplex consists of Casa
Grande, a congregate living facility in the southwest portion of the site,
and Las Placitas, a residential camwpound of 41 dwelling units in the

northern portion of the site.

Please refer to the reduced copies of

construction plans and photographs in the addenda to the report for visual
representation of the improvements. Improvement features are briefly

outlined as follows:

Casa Grande

Architecture:

Building Area:

Floor Plan:

Foundation:

Floors:

Walls:

Roof:

Pueblo style, stuccoed masonry
construction.

Gross heated building area has been
calculated at 28,428 sq.ft. from the
building plans.

The floor plan consists of one main
common use facility and four residential
wings. Cammon use facilities include a
lobby/reception area, lounge, shop,
kitchen and dining room, employee lounge
and sleeping quarters, public restrocms,
and manager's office. There are three
dormitory-style dwelling wings with one
and two bedrocm units. One wing has been
converted to four two-bedrocam apartments.

Reinforced concrete.

Concrete slab on steel joists. There is
a crawl space under the majority of the
building. '

All interior and exterior load-bearing
walls are concrete block. Interior
portions are steel frame and drywall.

Three-inch concrete on steel Jjoists.
Roofing is built-up and graveled asphalt
over one-half inch rigid insulation.

? NANR NICT T
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IMPROVEMENT DESCRIPTION

At the time of inspection, the subject property was improved with the
Plaza del Monte retirement community. The camplex consists of Casa
Grande, a congregate living facility in the southwest portion of the site,
and Las Placitas, a residential cowpound of 41 dwelling units in the
northern portion of the site. Please refer to the reduced copies of
construction plans and photographs in the addenda to the report for visual
representation of the improvements. Improvement features are briefly
outlined as follows:

Casa Grande

Architecture: Pueblo style, stuccoed masonry
construction.
Building Area: Gross heated building area has been

calculated at 28,428 sq.ft. from the
building plans.

Floor Plan: The floor plan consists of one main
camon use facility and four residential
wings. Cammon use facilities include a
lobby/reception area, lounge, shop,
kitchen and dining roam, employee lounge
and sleeping quarters, public restrocms,
and manager's office. There are three
dormitory-style dwelling wings with one
and two bedrocm units. One wing has been
converted to four two-bedroam apartments.

Foundation: Reinforced concrete.
Floors: Concrete slab on steel joists. There is
‘ a crawl space under the majority of the
building. ‘
Walls: All interior and exterior load-bearing

walls are concrete block. Interior
portions are steel frame and drywall.

Roof: Three-inch concrete on steel joists.
' Roofing is built-up and graveled asphalt
over one-half inch rigid insulation.
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Mechanical Systems:

Site Improvements:

Floor covering is a mix of carpeting and
vinyl asbestos tile. Walls are painted
and stuccoed. Ceilings are painted
drywall and acoustic tile. There are
ceramic tile floors and wall covering in
the kitchen and wainscotting in the baths
is ceramic tile. The ceilings in the
dining roam and lounge are exposed beams.

Assumed to be adequate and to code.
Fluorescent and incandescent lighting
fixtures.

The dommitory style dwelling wings have
one toilet and lavatory per roam. Seven
units have been remodeled to add bath or
shower facilities. The dormitory style
wings also have common bath, shower and
laundry facilities. The remodeled apart-
ment wing has one full bath, two half
baths and kitchen facilities per apart-
ment. The common use facility has men's
and wamen's public restrooms, men's and
wamen's employee baths, and the kitchen
is plumbed for commercial food prepar-
ation. The employee lounge and sleeping
roams have full baths.

Heat is fram a gas-fired hot water
baseboard system. The heating system was
separated fram the damestic hot water
system in 1987. Damestic hot water is
now heated by six 100-gallon gas water
heaters. There is no air conditioning
system. A new kitchen ventilating system
was installed in 1987. '

Site improvements associated with Casa
Grande include extensive landscaping,
concrete walks, paved parking and drives,
a 378+ sq.ft. greenhouse adjacent to the
north residential wing, and covered
parking from a six-car carport, one
two-car garage and one one-—car garage.

1o D
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Caments:

The original Casa Grande structure was built in 1962. The north
residential wing was built in 1973 and was converted to two-bedroam
apartments in 1977. The improvements are well maintained and in good
condition. No deferred maintenance was observed.

Changes not shown on the attached plans include:

* Two of the dormitory style apartments in the north-central wing have
been converted to an activity rooam.

* Showers have been added to four dormitory style roams and baths have
been added to an additional three roams.

* Interior doors have been added to convert four sets of adjacent one

bedroam units to two-roam units.

The greenhouse, six-car carport and two-car garage have been added.

* A walk-in cooler was added to the kitchen in March, 1988.

An energy conservation study was prepared for the building in 1986.
Improvements made pursuant to the study have been:

* The heating and damestic hot water systems are now independent. A new
heating system boiler and six 100-gallon damestic hot water heaters were
installed in 1986.

* Storm windows were installed in 1986.

* A new kitchen ventilation system was installed in 1987.

The study also called for a tempered fresh air system for the apartments.
The system was scheduled for 1989.

Thé main cammon use building is functional in design and of average
appeal. The kitchen is a well designed and equipped cammercial quality

facility. The dining room and lounge area are of superior quality finish
to the remainder of the structure.

The apartments in the remodeled north wing are average quality rental
units and typical of the local rental market. The domitory style
dwelling units are scamewhat institutional in design and of limited appeal
by current market standards. The two bedroom apartments in the north wing
contain approximately 1,070 sqg.ft. apiece. The one-room dormitory style
apaxétments contain 249+ sqg.ft. and the two-roam apartments contain 498+
sq.ft.

(b BSN i

AND ASSOCIATES




The Casa Grande facility is of good to average quality construction. The
structure has been well maintained and is in good condition. Although
there have been improvements and upgrading, the design of the structure,
particularly the dormitory apartments, is samewhat dated. Actual
age of the base structure if§ 26 Jyears, and the addition was built 13 years
ago and remodeled four years later. We estimate effective age of the
improvements to be approximately 25 years.

Ias Placitas : '
The Las Placitas Compound consists of 37 Gwelling units in 25 structures.
The unit mix is 19 single-family dwellings, three duplexes, and three
fourplexes. Five of the residences were existing at the time the project
was dedicated. The remainder.of the dwellings were built over the
- approximate time frame of; 1962 to 1972.. The existing dwellings have all
been renovated 'and/or remodeled. Following is a chart briefly outlining
the major design features. |(NOTE: The I.D. number refers to the
numbering system used on the site plan in the addenda).
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10Sa Camino Santiago
105b Camino Santiago
105c Camino Santiago
105d Camino Santiago
109 Camino Santiago
11] Camino Santiago
115a Camino Santiago
115b Camino Santiago
117 Camino Santiago
119 Camino Santiago

121 Camino Santiago .

125a Camino Santiago
125b Camino Santiago
125c Camino Santiago
1254 Camino Santiago
122 Camino Santiago
124 Camino Santiago
126a Camino Santiago
126b Camino Santiago
126c Camino Santiago
1264 Camino Santiago
120 Camino Santiago
114 Camino Santiago

i
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IMPROVEMENT SIMMARY CHRRT
LAS PLACITAS RESIDENTIAL COMPOUND
PLAZA DEL, MONTE
Area Roam Count |
Type of Dwelling (Sq.Ft.) {Total-Bedroams-Baths) MAe (Y¥rs.)  Caments

Single-Family 944 4-2-1.5 26
Single-Family 944 4-2-1.5 26
Single-Family 944 4-2-1.5 26
Single-Family 1,141 5-2-2 16

Duplex 897 s5-2-1 26

Duplex 839 4-1-1 26 Mddition 1968
Single-Family 1,433 6-3-2 Unknown Remodeled/Renovated 1962

Duplex 1,072 2Y, ¢y 4-2-2 Unknown  ‘Renovated 1967, Remodeled 1986

Duplex 1,099 4-2-2 Unknown Renovated 1962, Remodeled 1986
Single-Family ¢ .L,095> -~ 5-2-1 Unknown  Remodeled/Renovated 1962
Single—Family 932 4-2-1" Unknown Remodeled/Renovated 1962
Single-Family 932 §-2-1 Unknown Remodeled/Renovated 1962
Single-Family 1,163 4-2-1 20 ‘
Single-Family 1,064 5-2-2 20

Fourplex 926 « 4-2-1 26

Fourplex 699 3-2-1 26

Fourplex 699 3-2-1 26

Fourplex 926 4-2-1 26
Single-Famdily 1,029 /16 & 4-272 25
Single-Family 1,082 4-2-2 25

Duplex 1,052 4-2-2 18

Duplex 1,179 . 4=2=2 18
Single-Family 1,356 6-2-2 Unknown Estimated effective age 20-25 yrs.
Single-Family 1,105~ ¢ 5-2-1 25
Single-Family 1,152 5-2-2 18

Fourplex "9d4 v G g 3-2-1 - 19

Fourplex 676 3-2-1" 19

Fourplex 676 3211 19 } ~ (P09

Fourplex 944 4-2-1 pL) .
Single-Family 1,218 5-2-2 Unknown Estimated effective age 20-25 yrs.
Single-Family 1,153 4-2-2 21

Fourplex 690 3-1-1 21

Fourplex 690 3-1-1 21

Fourplex 690 f 3-1-1 21

Fourplex 690 -~ 3-1-1 21
Single-Family 1,259 o §5=2-2 18
Single-Family 1,318 AN 4=2=2 17



Site Improvements: Site improvements to Las Placitas
include landscaped cammon area,
landscaped yards for the individual
residences, walks and drives, and two
privately owned single-lane paved
streets, Camino Matias and Camino
Santiago, approximately 20 to 25 feet in
width.

Comments:

All of the dwellings are of average quality concrete block or frame stucco
construction. The dwellings have been well maintained and are in good
condition. No deferred maintenance was observed. In general, the quality
and type of construction of the dwellings is more typical of tract housing
than northside Santa Fe development canparable in age and location. The
landscaping of the compound is well cared for and has strong visible
appeal.

NOTE: Area calculations, actual age and room counts are from drawings
provided by our client and the project architect, Phillipe Register. We
assume these drawings to be accurate. Also, we have not inspected the
interiors of all of the units. We assume that the units inspected are -
representative of the quality and condition of the compound.
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* Interviews with the City Planner's Office as well as the property owner
and lessee of the adjacent property to the east.
* The recent zoning change on the adjacent property to the east.

The most desirable zoning for the property in temms of development options
would be Business Capital District, or BCD. Zoning west of 0ld Taos
Highway and south of Paseo de Peralta is presently BCD, Marcy

Subdistrict. C-1, or Office and Related Commercial District, would allow
for development with professional offices or campatible uses. The zoning
of the adjacent property to the east was recently changed fram RM-2 to C-1.

Although in our opinion a zone change for the La Casa Grande tract is a
reasonable expectation, it should be emphasized that there is risk
involved in any zone change application. Zoning change applications, even
with support of city staff, have been denied due to public opposition and
other political factors. :

a zone change for the Las Placitas tract (estimated 6.321 acres). This

development to the east and west is residential. Development to the north
is a city park zoned residentially and north of the park is residential
development. . Opposition to a zone change for the ILas Placitas tract could
also be expected fram city staff.

At present, there is an oversupply of office and retail space, as well as
multi-family and high end ( $300,000+) residential property in Santa Fe in
general and the downtown area in particular. Vacancy rates are
substantial and the market is highly cawpetitive.

Development of an office, retail, or mixed use project on the Casa Grande
tract could be econamic with a strong anchor tenant and significant
pre-construction lease commitments. Otherwise, an investor can expect
excessive vacancy rates and/or rent oconcessions with an office or retail
development. Another development option for this location, depending on
the scope of a potential zone change, is some sort of lodging and/or
tourism industry project (hotel/motel, restaurant, gallery, shops, etc.)
Even with the risks associated with a zoning change and the campetitive
cammercial real estate market, however, the Casa Grande tract will support
a higher land value than a strictly residential parcel. We therefore

conclude highest and best use of the Casa Grande tract, if vacant, to be a
speculative holding.

y __ DONNEL
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The dwellings on the Ias Placitas tract are physically and legally
adaptable as rental housing and there is a demand for rental housing
particularly in this area of Santa Fe. We have investigated the
possibility of subdividing Las Placitas and marketing the individual
units. According to the City Subdivision Engineer, it is unlikely the
tract could be legally subdivided due to the lot size, setback, and street
width and right of way requirements. The individual units could be
marketed, however as a condominium or planned unit development (PUD)
project with the streets and cammon areas the responsibility of a
hameowner's association. The incame producing capacity of las Placitas as
a rental campound or PUD housing development will support value close to
or slightly above the value of the underlying land.

Although the improvements to the las Placitas tract have a limited
contributory value, we have concluded that the highest return to this

density residential development with an interim use as a residential
rental campound. ’
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MARKET RENT PROJECTION
LAS PLACITAS RESIDENTIAL COMPOUND

ID Address Monthly Rent
R-1 104 Camino Matias $600
R-2 102 Camino Matias $600
R-3 106 Camino Matias $600
R-4 118 Camino Santiago $650
R-5a 110 Camino Matias $550
R-5b 112 Camino Matias $525
R-6 111 Camino Matias $700
R-7a 116 Camino Matias $625°
R-7b 120 Camino Matias $625
R-8 109 Camino Matias $600
R-9 107 Camino Matias $550
R-10 105 Camino Matias $550
R-11 101 Camino Santiago $600
R-12 103 Camino Santiago $625
R-14a 105a Camino Santiago $550
s R-14b 105b Camino Santiago $450
R-l4c 105¢ Camino Santiago $450
3 R-144 105d Camino Santiago $550
i R-15 109 Camino Santiago $625
R-16 - 111 Camino Santiago $625
R-17a 115a Camino Santiago $600
R | R-17b 115b Camino Santiago $600
R R-18 117 Camino Santiago $650
g R-19 119 Camino Santiago $600
2 R-20 121 Camino Santiago $625
b R-2la 125a Camino Santiago $550
.Av.:;:' R-21b 125b Camino Santiago $450
5+ 3 R-21c 125¢c Camino Santiago $450
R~21d 125d Camino Santiago $550
s £ R-22 122 Camino Santiago $650
R-23 124 Camino Santiago $600
B R-24a 126a Camino Santiago $450
B § R-2db  126b Camino Santiago $450
s R-24c 126c Camino Santiago $450
R-244 126d Camino Santiago $450
R-25 120 Camino Santiago $650
R-26 114 Camino Santiago $650
Total Monthly Rent $21,075
Total Annual Rent (PGI) $252,900

L DONNEL

AND ASSOCIATt



PRESENT VALUE STUDY

Under a phased marketing strategy, sale proceeds may not be received until
a future date. A prudent investor would therefore most likely discount
future incame (sale proceeds) to reflect lost incame generating capacity
until the income is received (the time value of money). A payment can be
discounted to present value by calculating the amount that should be
invested now to grow with campound interest at a satisfactory rate to
equal the future payment.

From review of real estate industry publications, interviews with real
estate investors and other real estate professionals, and camparison with
alternative investments considered comparable in terms of risk, liquidity
and other investment criteria, in our opinion the most reasonable discount
rate for future sale of the property is in the 12% to 13% range. Future
sales will therefore be discounted to present value at a 12% interest
rate. No appreciation or depreciation is projected over the proposed time
frame. Our discounting analysis is summarized on the following chart.
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Also:

* The property has been inspected by the undersigned.

* Facts cited or used are deemed accurate.

* We have no present or anticipated interest, neither do we have any other
personal bias.

* Our campensation in no way depends on the reported conclusions.

* All limiting conditions are presented within.

- * We have prepared this report in conformity with the professional

standards of the organizations to which we subscribe.

* The use of this report is subject to the requirements of the American
Institute of Real Estate Appraisers relating to review by its duly
authorized representatives.

* No one provided significant professional assistance to the person
signing this report.

* The analyses, conclusions, and opinions are ours.

Respectfully,
DONNELL, DONNELL & ASSOCIATES

W.'/TW

John T. Donnell, MAX

The American Institute of Real Estate Appraisers conducts a voluntary
program of continuing education for its designated members. MAI's and
RM's who meet the minimum standards of this program are awarded periodic
education certification. John T. Donnell is certified under this program.
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CERTIFICATION

This certifies that effective February 11, 1988, the estimated values ot
the subject of this report are:

Present Value, Future Sale,

Market Value Two Years Four Years
1. Casa Grande Tract, at its
market supported Highest
and Best Use (Lahd Value) $1,350,000 $1,100,000 $ 850,000
2. Casa Grande Tract, as a
congregate care retire-
ment facility
Non-Profit - $ 400,000 $ 325,000 $ 250,000
For-Profit $ 350,000 $ 275,000 $ 225,000
3. Las Placitas Tract, at its
market supported Highest
and Best Use (Land Value) $1,275,000 $1,000,000 $ 800,000
4. las Placitas Tract, as a
residential rental compound $1,200,000 $ 950,000 $ 775,000
5. Entire Property (Plaza del
'\ H Monte), at its market sup-
B portable Highest and Best
N Use (Land Value) $2,625,000 $2,100,000 $1,675,000
"‘,':'; 6. Plaza del Monte as a
Re: retirement cammnity
Non-Profit $1,500,000 $1,200,000 $ 950,000
For-Profit $1,300,000 $1,050,000 $ 825,000
E
. DONNELL
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