
 
 

City of Santa Fe 
Planning Commission 

Findings of Fact and Conclusions of Law 
 
Case #2025-10781 
195 Brownell-Howland Rd Variance 
 
Owner’s/Applicant’s Name - Seonaidh Davenport and Brian Sharon 
Agent’s Name - Palo Santo Designs 
  
THIS MATTER came before the Planning Commission (Commission) for public hearing on 
September 4th, 2025 (Hearing) upon the variance application (Application) of Palo Santo Designs 
as Agent for Seonaidh Davenport and Brian Sharon (Applicants). 
  
The Application pertains to the property located at 195 Brownell-Howland Rd totaling 5.079 acres 
(Property). The Applicant requests approval of a variance to build an addition of a mud room, 
laundry room, dining room, and 2 portals to the existing legal nonconforming home (Project). The 
property is zoned R-1 (Residential, 1 Dwelling Unit per Acre) and is within the Escarpment-
Ridgetop Overlay, Suburban Archaeological Review District, and the Mountainous and Difficult 
Terrain Overlay. 
 
After conducting a public hearing and having heard from staff and all interested persons, the 
Commission hereby FINDS, as follows: 
 

FINDINGS OF FACT 
 

General 
 
1. The Applicant requested approval of a variance to build an addition of a mud room, laundry 

room, dining room, and 2 portals to the home at 195 Brownell-Howland Rd within the 
Escarpment-Ridgetop Overlay atop existing patios. 

2. At the hearing, the Commission received reports from staff, testimony and evidence from 
the Applicant, and testimony offered by any interested members of the public. 

3. SFCC 1987 Section 14-3.1 sets out certain procedures to be followed on the Application, 
including, without limitation, compliance with notice and public hearing requirements [SFCC 
1987 § 14-3.1(H)-(I)]. 

4. The Applicant did not conduct an Early Neighborhood Notification Meeting (ENN) for this 
project. SFCC 14-3.1(F)(2)(a)(vii) states, “ENN is required for the following types of 
projects, if a public hearing before the board of adjustment, planning commission or the 
governing body is required by other provisions of Chapter 14: variances, except those 
requesting construction or modification of an individual single-family dwelling and 
appurtenant accessory structures or those requesting a reduction in the total parking 
requirements of five or fewer spaces and those requesting variances to Section 14-8.10 
(Signs).” 

5. City staff reviewed the Application, as well as the related materials and information submitted 
by the Applicant for conformity with applicable SFCC requirements. Staff also provided the 
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Planning Commission with a written report of its findings (Staff Report), which evaluates the 
factors relevant to the Application. 

6. Staff recommended that the Commission approve the variance, subject to certain conditions 
(the Conditions) and the Technical Corrections set forth in the Staff Report and Attachments. 

7. Pursuant to SFCC 1987 Section 14-2.3(C)(5)(a), the Commission has the authority to review 
and grant or deny variances to the Escarpment Overlay District.  

 
Variance 

 
8. Under SFCC 1987 Section 14-3.16(A), “variances may be granted to provisions regulating 

the size, location and appearance of structures; the location and extent of open space; the 
extent of grading; the width and configuration of public and private roads, driveways and 
trails; and to similar standards for development established by this chapter. A variance shall 
not be granted to provisions that restrict the type or intensity of principal or accessory uses 
permitted within a district, including limits on maximum residential density, and no variance 
shall be granted to any procedural rule.” 

9. SFCC 1987 Section 14-3.16(B) establishes certain procedures for variance approval 
including, without limitation, a public hearing and a decision based on the criteria set out in 
SFCC 1987 Section 14-3.16(C). 

10. SFCC 1987 Section 14-3.16(C) sets out approval criteria required to grant a variance. 
11. Pursuant to SFCC 1987 Section 14-3.16(E), “variances may be approved with conditions that 

will assure substantially the objectives of the standards or requirements so varied or modified 
and that are reasonably related to the approval.”  

12. Pursuant to SFCC 1987 14-5.6(K)(1) and (2), “where the planning commission finds that 
extraordinary hardship may result from strict compliance with these regulations, it may vary 
the regulations so that substantial justice may be done and the public interest secured; 
provided that such variation shall not have the effect of nullifying the intent and purpose of 
these regulations. In granting variances or modifications, the planning commission may 
require such conditions as will, in its judgment, assure substantially the objectives of the 
standards or requirements so varied or modified.” 

13. The property has unusual physical characteristics due to the location of the septic leach field, 
unique position of the structure, and footprint of the addition. 

14. The location of the septic leach field and the purpose and intent of the Escarpment Overlay 
District [SFCC 14-5.6(A)] make it infeasible to develop the property in compliance with the 
standards of Chapter 14. 

15. The intensity of the development will not exceed that which is allowed on other properties in 
the vicinity that are subject to the same relevant provisions of Chapter 14. 

16. The proposed addition involves the minimum reasonable variance and is consistent with the 
purpose and intent of Chapter 14, the purpose and intent of the articles and sections from 
which the variance is granted, and the applicable goals and policies of the general plan. 

17. The variance is not contrary to the public interest as the use of the property will remain 
unchanged and the addition will be minimally visible from abutting properties and public 
roads. 

18. SFCC 1987 14-3.16(F) limits variance approval only to the type and extent of development 
shown on the plans approved at the variance hearing. All other development on the property 
shall comply with the terms of Chapter 14 or shall require a new or amended variance. 



Case #2025-10781 
195 Brownell-Howland Variance 

3 
 

19. The Commission finds the property has unusual physical characteristics due to the location of 
the septic leach field, unique position of the structure, and footprint of the addition. 

 
CONCLUSIONS OF LAW 

  
Under the circumstances and given the evidence and testimony submitted during the hearing, the 
Commission CONCLUDES as follows:  

General 
 

1. Pursuant to SFCC 1987 Section 14-3.1, all procedural requirements regarding the notice of 
public hearing have been met. 

Variance 
 

2. The information contained in the Staff Report and attachments is sufficient to establish that 
the Submittal Requirements have been met. 

3. The Commission finds that it has the authority to review the variance under SFCC 1987 
Sections 14-2.3(C)(5)(a), 14-3.16(B)(1), 14-5.6(K), and Table 14-2.1-1.  

4. The Commission finds the location of the septic leach field and the purpose and intent of 
the Escarpment Overlay District [SFCC 14-5.6(A)] make it infeasible to develop the 
property in compliance with the standards of Chapter 14. 

5. The Commission finds the intensity of the development will not exceed that which is 
allowed on other properties in the vicinity that are subject to the same relevant provisions 
of Chapter 14. 

6. The Commission finds the proposed addition involves the minimum reasonable variance 
and is consistent with the purpose and intent of Chapter 14, the purpose and intent of the 
articles and sections from which the variance is granted, and the applicable goals and 
policies of the general plan. 

7. The Commission finds the variance is not contrary to the public interest as the use of the 
property will remain unchanged and the addition will be minimally visible from abutting 
properties and public roads. 

8. The Commission finds that the Conditions and Technical Corrections set forth in the Staff 
Report and Attachments are necessary to accomplish the proper development of the area 
and to implement the policies of the general plan. 

9. The Commission has the authority to review and to approve the variance, and to impose 
conditions of approval. 

10. The Applicant met the applicable Submittal Requirements. 
11. The Commission approves the variance subject to the Conditions and Technical 

Corrections recommended by staff because all applicable code requirements and criteria 
for variance approval have been met. 
 

 
WHEREFORE, IT IS ORDERED ON THE 2nd DAY OF OCTOBER, 2025 BY THE 
PLANNING COMMISSION OF THE CITY OF SANTA FE: 
 
Considering the foregoing findings and conclusions, the Commission approves the variance for 
the Property, as requested in the Application for Case #2025-10781, subject to the Conditions and 
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the Technical Corrections attached herewith. The variance shall expire three years after issuance 
of this final action unless actual development of the site or off-site improvements has begun and 
is continued pursuant to Subsection 14-3.19(B)(6).  
 
 
 
_______________________     _____________ 
Janet Clow, Chair      Date 
        
 
FILED: 
 
______________________     ______________ 
Andréa Salazar, JD, CFE     Date 
City Clerk 
 
 
APPROVED AS TO FORM: 
 
_________________________    ______________ 
Rebecca Mnuk-Herrmann     Date 
Assistant City Attorney          
   
 



 
 
 
 
 
 
 
 
 

 
 
 
 
 

Attachment A 
Conditions of Approval and 

Technical Corrections 
 

1. Table of Conditions of Approval 
2. Table of Technical Corrections 

3. Development Review Team Compiled Comments 
 
 

 
 
  



Land Use Department   Case #2025-10781 
Planning Commission Staff Report  195 Brownell-Howland Variance 

Case #2025-10871 195 Brownell-Howland Variance 
Planning Commission September 4, 2025    

Conditions of Approval & Technical Corrections 

 

Conditions of Approval 
# Condition of Approval Dept. or Division To be completed: 

1 Applicant shall submit colored elevations of proposed 
addition to ensure compliance of building materials, 
colors, lengths, and heights per 14-5.6(F)(1) 

Current Planning Prior to Building 
Permit 

2 Applicant shall ensure that any proposed accent 
colors on the addition comply with 14-5.6(F)(2) which 
allows accents to be white, off-white, yeso, or similar 

Current Planning Prior to Building 
Planning 
Commission 
(COMPLETED) 

3 Applicant shall submit proof that existing turquoise 
accents on the home were existing before February 26, 
1992 

Current Planning Prior to Planning 
Commission 
(COMPLETED) 

4 City Engineer will support this variance request only if 
the disturbance to significant trees will be decreased 
with this proposal versus construction attached to the 
house but outside of the ridgetop 

Technical Review 
Division, 
Engineering 

- 

5 Shall adhere to all requirements within 2021 IFC and 
adopted appendices and city ordinances 

Fire Prevention Prior to Building 
Permit 

6 Shall make note of City Ordinance 2024-2 pertaining to 
one-two-family dwellings and additions to existing 
residential structures 

Fire Prevention Prior to Building 
Permit 

 
Technical Corrections 

# Technical Correction Dept. or Division To be completed: 
1  Site plans shall be corrected to show the correct 

escarpment-ridgetop line from City GIS on sheets A1.0 
and A1.1 

Current Planning Prior to Planning 
Commission 
(COMPLETED) 
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DATE: July 25, 2025 

CASE: #2025-10781 

TO:  Sandra Odems, Palo Santo Designs, LLC 
Seonaidh Davenport & Brian Sharon, Homeowners 

VIA: Heather Lamboy, Planning and Land Use Director 
Maggie Moore, Assistant Planning & Land Use Director 
Daniel Esquibel, Planning Manager 

FROM: Alexa Hempel, Senior Planner 

Case #2025-10781. 195 Brownell-Howland Rd Variance Request. Palo Santo Designs, Agent, for 
Seonaidh Davenport and Brian Sharon, owners, requests a variance from SFCC 14-5.6(D)(1) to erect 
an addition and casita renovation to the home at 195 Brownell-Howland Road. The home is an existing 
legal nonconformity on a 5.079-acre lot, zoned R-1 in the Escarpment-Ridgetop Overlay District.  
(Alexa Hempel Case Manager, anhempel@santafenm.gov). 

This application was received on July 2, 2025 and has been reviewed by Planning Division staff (Staff) 
and the City’s applicable Development Review Team (DRT) members. Attached are the initial DRT review 
comments including Conditions of Approval and Technical Corrections, applicable if Staff recommends 
approval to the Planning Commission. I would like to highlight and summarize the following key items. 
Please note; if the variance is approved by Planning Commission, additional review will follow. 

A. Initial Planning Division Review Summary

Your variance application has been reviewed by Planning Division staff and the following necessary 
revisions have been identified: 

1. Applicant shall submit colored elevations of proposed additions/changes prior to building permit
per SFCC 14-5.6(F)(1) to ensure compliance of building materials, colors, lengths, and heights.

2. Applicant shall ensure that any proposed accent colors on the addition/changes to the home
comply with 14-5.6(F)(2) which allows accents to be white, off-white, yeso, or similar.

3. Applicant shall submit proof that existing turquoise accents on the home were existing before
February 26, 1992 prior to planning commission.
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B. Initial DRT Review Summary 
 
Your variance application has been reviewed by the DRT and the following necessary revisions have 
been identified: 
 

1. City Engineer will support this variance request only if the disturbance to significant trees will be 
decreased with this proposal versus construction attached to the house but outside of the 
ridgetop. 

2. Shall adhere to all requirements within 2021 IFC and adopted appendices and city ordinances. 
3. Shall make note of City Ordinance 2024-2 pertaining to one-two-family dwellings and additions 

to existing residential structures. 
 
 
Prior to Planning Commission, the following of the DRT comments must be satisfied: 

1. Applicant shall submit proof that existing turquoise accents on the home were existing before 
February 26, 1992 prior to planning commission. 

2. City Engineer will support this variance request only if the disturbance to significant trees will be 
decreased with this proposal versus construction attached to the house but outside of the 
ridgetop. 

 
The full DRT memos are attached for your reference. Once revised submittals to the application are 
accepted, a public hearing date may be scheduled. Please let me know if you have any questions or 
concerns. 
 
 
Thank you, 
 
Alexa Hempel 
Senior Planner 
Planning and Land Use Department 
 

Attachments: 
1. Engineering DRT Memo 
2. Fire Prevention DRT Memo 
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Development Review Team (DRT)  
Comment Form  

 
DRT Review Schedule – 9-12+ weeks* 
Initial DRT Comments are due to the case planner within three weeks of the DRT Application Intake 
meeting.  Initial DRT review should confirm that the application is complete (i.e. Water Budget has been 
submitted) and/or identify additional submittals or corrections (i.e. Water Budget needs revision).  The 
case planner will review and convey all Initial DRT Comments to the applicant via a Review Memo.  The 
applicant must respond to all Initial DRT Comments and submit a revised application for Final Review.   
Final DRT Comments are due to the case planner within two weeks of receipt of the revised application.  
The case planner will review and convey all Final DRT Comments to the applicant in a Final Review Memo.  
The complete DRT Review Timeline can range from 9-12+ weeks, depending on the complexity and quality 
of the application and the total number of applications under review.   

 
Timing of Conditions of Approval + Technical Corrections 
While all DRT conditions of approval and technical corrections must be met by the applicant, the timing 
of compliance varies.  In the “Must be completed by” column in the following tables, please time your 
conditions of approval and technical corrections to the following development review stages: 
 

a. Prior to Public Hearing – these conditions/technical corrections must be addressed before the 
case may move forward to the public hearing phase of the Development Review Process. 

b. Prior to Recordation – these conditions/technical corrections may be resolved after the public 
hearing but must be addressed before the Development Plan or Subdivision plat is recorded. 

c. Prior to Building Permit Approval – these conditions/technical corrections can be addressed 
during the building permit review process, but prior to issuance of the permit.   

d. During Construction – these conditions/technical corrections can be addressed during 
construction.   
 

Development Review Process Flow Chart 

 
 
*See the 2024 Development Review Schedule for details 
 
 
DRT Review Timeline: 

Application Received DRT Application Intake DRT Initial Review Comments Due 
   

  

Initial DRT 
Comments

Review 
Memo 

Revised 
Application

Final DRT 
Comments

Final 
Review 
Memo
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Date: 7/22/25 

DRT Member: Dee Beingessner  

Dept/Div: Engineering 

Case No.: 195 Brownell Howland Variance 

Case Planner:  

 

Conditions of Approval and Technical Corrections Tables 
Review by this division/department has determined that this application will meet applicable standards 
if the following Conditions of Approval and Technical Corrections are met: 
 
Case #  

Conditions of Approval: Must be completed by: Applicant response**: 
1. City Engineer will support this variance request 

only  if the disturbance to significant trees will 
be decreased with this proposal versus 
construction attached to the house but outside 
of the ridgetop. 

  

2.    
3.    
4.    
5.    
6.    

 
Technical Corrections: Must be completed by: Applicant response**: 

1.    
2.    
3.    
4.    

 
**The Applicant must respond to the condition of approval or technical correction, indicating they have met the 
requirement and providing a reference in their revised submittals.  If the applicant has not met the requirement, 
they must indicate as much and provide a response.   
 
The applicant should be aware that the following code provisions or other requirements will apply to 
future phases of development of this project: 
 

1. [list any additional items] 
2.  

 
Explanation of Conditions or Corrections (if needed):  
 
(see following pages for notes required) 
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Development Review Team (DRT)  
Comment Form  

 
DRT Review Schedule – 9-12+ weeks* 
Initial DRT Comments are due to the case planner within three weeks of the DRT Application Intake 
meeting.  Initial DRT review should confirm that the application is complete (i.e. Water Budget has been 
submitted) and/or identify additional submittals or corrections (i.e. Water Budget needs revision).  The 
case planner will review and convey all Initial DRT Comments to the applicant via a Review Memo.  The 
applicant must respond to all Initial DRT Comments and submit a revised application for Final Review.   
Final DRT Comments are due to the case planner within two weeks of receipt of the revised application.  
The case planner will review and convey all Final DRT Comments to the applicant in a Final Review Memo.  
The complete DRT Review Timeline can range from 9-12+ weeks, depending on the complexity and quality 
of the application and the total number of applications under review.   

 
Timing of Conditions of Approval + Technical Corrections 
While all DRT conditions of approval and technical corrections must be met by the applicant, the timing 
of compliance varies.  In the “Must be completed by” column in the following tables, please time your 
conditions of approval and technical corrections to the following development review stages: 
 

a. Prior to Public Hearing – these conditions/technical corrections must be addressed before the 
case may move forward to the public hearing phase of the Development Review Process. 

b. Prior to Recordation – these conditions/technical corrections may be resolved after the public 
hearing but must be addressed before the Development Plan or Subdivision plat is recorded. 

c. Prior to Building Permit Approval – these conditions/technical corrections can be addressed 
during the building permit review process, but prior to issuance of the permit.   

d. During Construction – these conditions/technical corrections can be addressed during 
construction.   
 

Development Review Process Flow Chart 

 
 
*See the 2024 Development Review Schedule for details 
 
 
DRT Review Timeline: 

Application Received DRT Application Intake DRT Initial Review Comments Due 
   

  

Initial DRT 
Comments

Review 
Memo 

Revised 
Application

Final DRT 
Comments

Final 
Review 
Memo
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Date: 07/24/25 

DRT Member: Mark Wrolstad  

Dept/Div: Santa Fe Fire Prevention Bureau 

Case No.: #2025-10781 – 195 Brownell-Howland  

Case Planner: Senior Planner Alexa Hempel 

 

Conditions of Approval and Technical Corrections Tables 
Review by this division/department has determined that this application will meet applicable standards 
if the following Conditions of Approval and Technical Corrections are met: 
 
Case #  

Conditions of Approval: Must be completed by: Applicant response**: 
1. Shall adhere to all requirements within 2021 IFC 

and adopted appendices and city ordinances. 
  

2. Shall make note of City Ordinance 2024-2 
pertaining to one-two-family dwellings and 
additions to existing residential structures. 

3.  

  

4.    
5.    
6.    
7.    

 
Technical Corrections: Must be completed by: Applicant response**: 

1.    
2.    
3.    
4.    

 
**The Applicant must respond to the condition of approval or technical correction, indicating they have met the 
requirement and providing a reference in their revised submittals.  If the applicant has not met the requirement, 
they must indicate as much and provide a response.   
 
The applicant should be aware that the following code provisions or other requirements will apply to 
future phases of development of this project: 
 

1.  
 
Explanation of Conditions or Corrections (if needed):  
 
(see following pages for notes required) 
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