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130 GRANT AVENUE, SUITE 101 SANTA FE, NEW MEXICO 87501 PHONE: 505.820.7444  

 
October 13, 2025/Revised October 16, 2025
 
Nathan Lindquist, Senior Planner 
Current Planning Division 
City of Santa Fe 
200 Lincoln Avenue 
Santa Fe, NM 87501 
 
RE: Santa Fe Opera Apprentice Housing – Development Plan Application 

214 Camino de los Marquez, Santa Fe 
 
Dear Nathan: 
 
This letter is respectfully submitted on behalf of the Santa Fe Opera (‘SFO’) in application for a 
Development Plan to redevelop the current 50-unit Axton Apartments property as a new 83-unit 
Apprentice Housing development (the ‘Project’). The 2.50-acre subject property is located at 214 
Camino de los Marquez and is zoned R-29 (Residential, 29 dwelling units/acre). This application 
is submitted for consideration by the Planning Commission on January 8, 2026. 
 
Project Background & Summary 
 
In 1971 the subject property was rezoned to RM-1 PUD, and in 1982 a Revised Development 
Plan for a 50-unit apartment community was recorded, which substantially represents the current 
site conditions and development. Santa Fe Opera acquired the property, named the Axton 
Apartments, in 2001 to provide seasonal housing for their technical apprentices.  Since the 
purchase, the multi-family complex has fulfilled a crucial role in accommodating seasonal 
technical apprentices and visiting staff, but as SFO’s educational programming has expanded, 
their housing needs have grown accordingly. SFO now seeks to house their technical and voice 
apprentices at the subject property along with providing 6-month rentals to the public during the 
off-season. In light of the current housing shortage in Santa Fe, the proposed development will 
alleviate ongoing challenges the Opera encounters in securing this essential housing.  
 
In May of this year, a rezone of the property was approved by City Council from R-21 to R-29, 
initiating the process for the Opera to redevelop the property and increase the unit count from 50 
to 83 units. This Development Plan application represents the next step in that process for review 
by the City Land Use Department and Planning Commission.  
 
Project Description 
 
The redevelopment project involves the demolition of five existing buildings and a carport 
structure. Two new buildings comprising 83 units, plus an annex maintenance building, will be 
constructed. The project includes a new landscaped courtyard with seating areas to provide 
outdoor gathering space for residents, along with perimeter and parking lot landscaping. The 
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architectural style of the new buildings aligns with the Pueblo Revival vernacular, which 
harmonizes with the neighborhood character with respect to materiality and color scheme. There 
are two access drives on Camino de los Marquez that establish a two-way loop road through the 
site with associated parking. A vehicular gate will be installed at each driveway, and three 
pedestrian gates provide connectivity to the sidewalk along Camino de los Marquez.  
 
The proposed unit mix includes 2 Bedroom/2 Bath and 1 Bedroom/1 Bath units, as follows: 
 

Project Unit Mix 
Unit Type Description Size Quantity 

A 2 Bedroom/2 Bath 787 sf 68 
A – Accessible 2 Bedroom/2 Bath 787 sf 2 
B 1 Bedroom/1 Bath 567 sf 7 
B – Accessible 1 Bedroom/1 Bath 567 sf 1 
C 1 Bedroom/1 Bath 550 sf 4 
C – Accessible 1 Bedroom/1 Bath 550 sf 1 

Total Unit Count 83 
 
The proposed Apprentice Housing project square footage breakdown per building is as follows: 
 
 East Building     38,000 sf 
 West Building               50,280 sf 
 Annex Building      2,208 sf 
       90,488 sf 
 
Zoning Compliance 
 
The Project complies with the relevant R-29 zoning standards as outlined below. 
 

Permissible Use. Per Table 14-6.1-1‘Dwelling Units – Multiple’ are permissible in the R-
29 zoning district.   
 
Lot Coverage. Per Table 14-7.2-1, the maximum permissible lot coverage is 40% or 
43,460 square feet. The proposed lot coverage is 33.3% (36,282 square feet).  
 
Open Space. Per Table 14-7.2-1 ‘Multiple Family – Dwellings’ require 250 square feet of 
open space per dwelling unit. With 83 units proposed within the two residential 
buildings, 20,750 square feet of open space is required, and the Project provides 27,800 
square feet of open space.   

 
Building Setbacks. Setbacks are established by the Development Plan as permitted in 
SFCC 14-7.2(D), summarized below. 
 

• Street: 3 feet 
• Side: 15 feet 
• Rear: 20 feet 
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Height. The maximum permissible building height is 36 feet with a Development Plan, 
and the proposed height is 36 feet. The evaluation criteria for the proposed height per 
SFCC 14-7.2(E) are addressed below. 
 
Density: Maximum 29 dwelling units per acre with a Development Plan. The proposed 
density is 83 units, calculated as follows:  2.5 acres x 29 = 72.53 units + 15% SFHP 
density bonus = 83 units. Evaluation criteria for the proposed density per SFCC 14-7.2(F) 
are addressed below. 

 
Parking 
 
Vehicular parking will be provided as required per SFCC Table 14-8.6-1 with ADA parking 
requirements addressed per NMBC 1106.1. 
 

Required:  
 
83 units (less than 800 sf) at 1.25 per dwelling unit  104 Spaces* 
 *Inclusive of 8 ADA spaces with 2 van accessible 
 
Provided:  
 
Standard spaces      78 Spaces* 
ADA Spaces (2 Van Accessible)      8 Spaces 
Compact spaces      20 Spaces  

       106 Spaces Provided  
 

Per SFCC Table 14-8.6-3, 12 bicycle parking spaces will be provided. 
 
Access & Traffic  
 
As summarized in the attached Traffic Impact Analysis (TIA), the purpose of the study is to 
evaluate transportation conditions before and after the proposed development, assess the 
development’s impact on the adjacent transportation system, and recommend mitigation 
measures as needed. The study examines two scenarios—NO BUILD and BUILD—for both the 
2028 implementation year and the 2038 horizon year. The study was prepared in accordance 
with the requirements of the City of Santa Fe (CoSF) Public Works Department and the traffic 
study scoping meeting held on August 12, 2025. 
 
The site is developed with an existing 50-unit apartment complex. The proposed redevelopment 
of the property as an 83-unit community will add 33 units. The site will be accessed via two 
existing unsignalized driveways, as follows: Driveway “A,” a full-access driveway on the south 
side of Camino de los Marquez, approximately 420 feet east of Don Diego Ave. (centerline to 
centerline); and Driveway “B,” a full-access driveway on the south side of Camino de los 
Marquez, approximately 785 feet east of Don Diego Ave. (centerline to centerline). An existing 
third driveway between A and B will be abandoned with this development. All analyzed 
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intersections continue to operate at excellent levels of service in the Build condition as 
summarized in the chart below: 
 

 
 
Transportation 
 
With respect to multi-modal opportunities, the property is served by Santa Fe Trails Bus Routes 
4 and 6, with bus stops on Don Diego Ave. and Galisteo St. It is a 15-minute bus ride to the 
Santa Fe Place Mall, which serves as a transport hub to routes 1, 2, 4, 5, 6, 21, 22, and 26. The 
property is centrally located and walkable to retail services, restaurants, parks, and employment.  
 
Terrain Management  
 
Currently, the site is improved with an older multi-family complex used to house Santa Fe Opera 
apprentices. Stormwater from nearby streets and homes flows through the property, following a 
15-foot drainage easement along the south side. That water, along with runoff from the site itself, 
is carried through an underground 48-inch storm drainpipe that runs along the south and west 
sides before draining into the city’s storm drain system in Camino de los Marquez. 
 
The redevelopment project will replace the existing complex with new housing for a larger 
number of Santa Fe Opera employees. To improve drainage and reduce runoff, the new design 
will use pervious (water-absorbing) pavement in parking areas and taller buildings with a smaller 
footprint. 
 
Stormwater will continue to follow the same general path, but most of the flow will now be 
directed south into a new storm pond area before entering the existing storm drain system. This 
design will reduce the amount of water flowing toward the condominiums on the west side from 
7.77 cubic feet per second (cfs) to 1.85 cfs, helping to minimize existing drainage issues. In 

Executive Summary Results Table

Intersection No. / Name
ntersection
Operation Case Evaluation

Existing Year (2025) Conditions

AM Peak LOS- PM Peak LOS-

hi piementation Year (2027) 
Conditions

AM Peak LOS- PM Peak LOS-

Horizon Year (2037) Conditions

AM Peak LOS- PM Peak LOS -
Delay (s) Delay (s) Delay (s) Delay (s) Delay (s) Delay (s)

1 Camino de los Marquez / Galisteo St.
No Build (Exist. Geo.) B-11.7 B-11.4 B-11.8 B-11.5 B -12.3 B -12.0

Unsignalized
Build (Pro. Geo.) - - B-11.9 B-11.6 B -12.4 B-12.1

2 Cordova Rd. / Galisteo St. Signalized
No Build (Exist. Geo.) B-11.2 B-13 8 B-11.4 B-14.1 B -12.6 B-16.7

Build (Pro. Geo.) - - B-11.4 B -14.2 B -12.6 B-16.8

3 Cordova Rd. / Don Diego Ave. Signalized
No Build (Exist. Geo.) A-9.4 B-15.6 A-9.5 B -16.3 B-10.3 C - 20.8

Build (Pro. Geo.) - - A-9.8 B-16.7 B-10.6 C-21.4

4 Camino de los Marquez / Don Diego Ave.
No Build (Exist. Geo.) A-8.8 C- 15.3 A-8.8 C-15.9 A-9.2 C- 19.8

Unsignalized
Build (Pro. Geo.) - - A-8.9 C-16.6 A-9.3 C - 20.9

5 Camino de los Marquez / Don Cubero Ave. Unsignalized
No Build (Exist. Geo.) A-8.7 A-8.6 A-8.7 A-8.6 A-8.7 A-8.7

Build (Pro. Geo.) - - A-8.8 A-8.7 A-8.8 A-8.7

6 Camino de los Marquez / Driveway “A” Unsignalized
No Build (Exist. Geo.) A-7.2 A-8.5 A-7.2 A-8.5 A-7.2 A-8.5

Build (Pro. Geo.) - - A-8.8 A-8.7 A-8.8 A-8.7

7 Camino de los Marquez / Driveway “B” Unsignalized
No Build (Exist. Geo.) A-7.2 A-7.2 A-7.2 A-7.2 A-7.2 A-7.2

Build (Pro. Geo.) - - A-8.7 A-8.6 A-8.7 A-8.6

8 Camino de los Marquez / Driveway “C” Unsignalized
No Build (Exist. Geo.) A-8.6 A-7.2 - - - -

Build (Pro. Geo.) - - - - - -
NOTE: Driveway "C is proposed to be closed.
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addition, a stormwater quality basin with a sump will be included to capture pollutants and 
improve water quality before the runoff leaves the site. 
 
Water  
 
The property is currently served by a 6-inch waterline via Camino de los Marquez which runs 
along the length of the property. The projected annual water budget for the additional 26 units to 
be constructed is 5.03 Acre Feet per Year (AFY). Please refer to the attached Water Budget for 
further details. 
 
Sewer 
 
The property is currently served by a sewer line in Camino de los Marquez which extends 
approximately 55 feet along the northwest boundary of the property and then continues west to 
approximately 79 feet, terminating at a manhole at Don Cubero Avenue.  The City Wastewater 
Division previously determined that both the sewer line and manhole are outdated and 
compromised. As a condition of the preceding 2025 rezoning approval and as required by the 
Wastewater Division, the Applicant has submitted an approved financial guaranty to repair the 
sewer line and manhole prior to the permitting of any demolition or development of the property.  
 
Fire Protection and Emergency Access 
 
All buildings will be equipped with automatic fire suppression, and the drive aisle is 26 feet wide 
in accordance with IFC requirements. In addition, the property is served by two (2) fire hydrants.  
One is located to the west of the property on the south side of Camino de los Marquez at Don 
Cubero Avenue; the second is located on the east side of Galisteo at the end of Camino de los 
Marquez.  
 
Landscaping  
 
Landscaping is provided in accordance with SFCC 14-8.4 and SFCC §14-5.5(C)(7), A tree 
survey was conducted to assess all significant trees on the property and all efforts will be made 
to preserve the existing trees, particularly those as having potential to remain in the proposed 
interior courtyard and communal open space along with five significant Green Ash trees along 
Camino de los Marquez .  Additional required vegetation will include a combination of 
deciduous and evergreen trees, shrubs, and ornamental and native grasses. Street trees will be 
replanted along Camino de los Marquez if deemed necessary. Plant selections focus on drought-
tolerant, native species that are viable in urban/semi-urban settings. A diverse combination of 
native and introduced plant species will provide biodiversity and resilience to climate shifts. 
Please refer to the attached Landscape Plans for further details. 
 
Site Access and Security 
 
Full fencing around site with sliding vehicular gates at the west and east entries is proposed. 
Material will be a 6-foot wrought iron fence with two cantilevered sliding gates at both 
entrances.  
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Open Space 
 
In accordance with SFCC §14-7.5, the requisite open space in the R-29 district is 250 square feet 
per unit.  
 

Required: 
Common Open Space and/or Private Open Space: 250 SF * 83 Units = 20,750 SF  
 
Provided:  26,261 SF 

 
Lighting  
 
All lighting shall be shielded, concealed and directed down to focus the light at the parking lot 
for adequate lighting levels for public safety and navigation, in compliance with SFCC §14-8.9 
and to comply with the zero-foot candles requirement along residential property lines and in 
compliance with Table 14-8.9-2 Average Maintained Horizontal Footcandles at Grade. No 
building mounted lighting is proposed.  Freestanding parking lot pole-mounted lights and 
building-mounted entry lights shall be shielded and downward directed as shown in the 
photometric plan included in the plan set. 
 
Solid Waste 
 
Signage 
 
A project identification freestanding monument sign is proposed in accordance with SFCC §14-
8.10 as depicted on the Development Plan. 
 
Noise Ordinance 
 
The Project shall comply with all applicable provisions of SFCC §10-2 Noise Ordinance, in 
particular SFCC §10-2.5, to not exceed 55 dBA from 7:00 a.m, to 9:00 p.m. or 50 dBA from 
9:00 p.m. to 7:00 a.m.as required by the R-29 Residential Zone District. 
 
Development Plan Approval Criteria 
In accordance with §14-3.8(D)(1), the Development Plan approval criteria are addressed below: 
 
(a) that it is empowered to approve the plan under the section of Chapter 14 described in the 
application 
 

SFCC §14-2.3 (C)(1) states, “ the planning commission shall review and approve or 
disapprove various specific development plans, requests and subdivision plats. When 
specifically authorized by Chapter 14, the decision of the planning commission is final, 
subject to any appeal right provided in this chapter.” 

 
(b) that approving the development plan will not adversely affect the public interest 

https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_APPLICATION
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_DEVELOPMENT
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_PLAT
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_DEVELOPMENT
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The Project does not adversely affect public interest but serves the public interest through 
the construction of essential updated housing with an increase in units from 50 to 83.  
These units also benefit Santa Fe residents in the Opera off-season by providing 6-month 
leases in a desired location for traveling professionals and others needing lodging of this 
term. The location is within walking distance of public transportation and several 
amenities such as retail services, pharmacies, restaurants, and places of employment. The 
public interest is further served through investment in redevelopment of the 43-year-old 
project, providing much needed upgrades and beautification. 

 
(c) that the use and any associated buildings are compatible with and adaptable 
to buildings , structures and uses of the abutting property and other properties in the vicinity of 
the premises under consideration 
 

The subject property is located near the St. Francis and Cordova Road corridor and in the 
Don Diego Neighborhood, which is a diverse mixed-use area comprising a variety of 
residential, commercial, and institutional uses, including multi-family and single-family 
development, churches, restaurants, and retail. The proposed residential use and scale of 
the Project are compatible with land uses in the vicinity; and the addition of quality 
multi-family housing aligns with the General Plan’s policies regarding infill 
development, mixed-use, and a mix of housing types in all neighborhoods.   The pueblo-
style vernacular aligns with both the neighborhood and with respect to materiality and 
color scheme as shown in the elevations. 

 
Increase in Maximum Height 
 
SFCC 14-7.2(E)(1) states, “A height up to thirty-six (36) feet in R-21 and R-29 districts may be 
approved provided that the request is part of a development plan or special use permit requiring 
approval by a land use board or the governing body .” The evaluation criteria are addressed 
below: 
 

(a) if the future land use designation shown on the general plan is high density 
residential; 
 

The site is designated High Density Residential (12-29 dwelling units per acre) on 
the Future Land Use Map along with the property to the north of Camino de los 
Marquez.  
 

(b) the need for the increased height; however, financial gain or loss shall not be the sole 
determining factor; 

 
The height increase allows for more housing units with a varied unit mix.  

 
(c) if the height is needed to make the proposed development more affordable, what level 

of affordability will be provided and how that affordability will be guaranteed long 
term; 

https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_BUILDING
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_BUILDING
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_STRUCTURE
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_PROPERTY
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_PROPERTY
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_PREMISES
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_DEVELOPMENT
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_PERMIT
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_LAND_USE_BOARD
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_GOVERNING_BODY
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N/A 
 

(d) heights of existing buildings in the vicinity; and 
 

 
Buildings in the subject property neighborhood are typically one and two story.  
As described in the 2024 rezoning analysis, Urban Form/Higher Densities - Growth 
Management Methods 4.1: 
“In both ‘infill’ and ‘future growth’ areas, the city must encourage higher densities of 
residential and commercial development than existing zoning often allows. This 
approach does not necessarily require greater building height but rather greater 
massing on specifically identified infill sites within the Urban Area.” 
The rezoning approved in 2025 supports the General Plan’s emphasis on higher 
densities and a compact urban form by increasing the allowable density on the 
property. This higher density is essential for maximizing land use efficiency in an 
urban setting, reducing urban sprawl, and supporting walkability and transit-oriented 
development. By promoting higher-density residential development, the development 
and its preceding rezoning align with the city’s vision of creating a more sustainable 
urban environment. 
 
 

(e) impacts of the increased height upon the neighborhood and the community so that the 
increased height does not significantly interfere with the enjoyment of other land in 
the vicinity and is consistent with the spirit of Chapter 14 and in the general public's 
interest. 

 
The building is 36 feet in height but includes 2-story stepped down corners at the northwest and 
northeast frontages as well as the southeast corner, to help integrate into the neighborhood and 
maximize privacy to the extent possible with adjacent 1 and 2 story single family homes and 
condominiums.  The additional two to four feet consists of parapet to screen rooftop equipment. 
 
Increase in Maximum Density 
 
SFCC 14-7.2(F)(1) states, “Residential density up to twelve dwelling units per acre in an R-12 
district; up to twenty-one dwelling units per acre in an R-21 district; and up to twenty-
nine dwelling units per acre in an R-29 district may be approved provided that the 
proposed density is part of a development plan or special use permit requiring approval by 
a land use board or the governing body .” The evaluation criteria are addressed below: 
 

(a) if the future land use designation shown on the general plan is high density 
residential; 

 
The site is designated High Density Residential (12-29 dwelling units per acre) on 
the Future Land Use Map. In addition, in the General Plan, the site is designated 
as an Infill Area. 

https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_RESIDENTIAL
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_DENSITY
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_DWELLING_UNIT
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_DWELLING_UNIT
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_DWELLING_UNIT
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_DENSITY
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_DEVELOPMENT
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_PERMIT
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_LAND_USE_BOARD
https://library.municode.com/nm/santa_fe/codes/code_of_ordinances?nodeId=CH14LADE_ART14-12DE_14-12.1DE_GOVERNING_BODY
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(b) the need for the increased height; however, financial gain or loss shall not be the sole 
determining factor; 

 
The increase in density allows for the development of more housing. At 11 
dwellings per acre along with the SFHP density bonus, the maximum density will 
be 33 dwelling units per acre. 

 
(b) if the density is needed to make the proposed development more affordable, what 

level of affordability will be provided and how that affordability will be guaranteed 
long term; 

 
Compliance with the Santa Fe Homes Program is reflected in the payment of a 
fee-in-lieu of providing affordable units.  The fee is paid to the Affordable 
Housing Trust Fund, which enables the Applicant to obtain a density bonus of 15 
percent.  

 
(c) densities of existing developments in the vicinity; and 
 

The proposed density of 33 dwellings per acre for the subject property is 
compatible with the surrounding area includes a variety of residential densities, 
ranging from single family (R-3 & R-5) to multi-family (R-21/PUD and C-1 & 2 
Commercial Districts).  

 
(d) impacts of the increased density on the neighborhood and the community so that the 

increased density does not significantly interfere with the enjoyment of other land in 
the vicinity and is consistent with the spirit of Chapter 14 and in the general public's 
interest. 

 
The Project’s current density is 20 units per acre, and the proposed density is 33 
units per acre, resulting in an increase of 13 units per acre. As detailed throughout 
this report, the increased density includes an enhanced redesign of the property 
that is sensitive to the surrounding neighborhood, including generous side and 
rear yard setbacks, particularly where adjacent to single family residences, 2-story 
stepped-down corners, and side yard landscape buffering. 

 
Santa Fe Homes Program 
 
The Project will provide 100% market-rate units.  However, as specified in SFCC §26-1.33(2), 
the SFHP allows for an alternate means of compliance for rental projects, whereby an applicant 
may seek permission from the governing body to comply with the program via payment of a fee 
in lieu of constructing 15 percent of the total units as affordable.  See Attachment #13 for the 
draft fee in lieu document. 
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Archaeology  
 
The property is located in both the Suburban Archaeological Review District and the River & 
Trails District. An Archaeological  Review Board hearing is forthcoming with a subsequent 
report on monitoring and findings as required.   
 
 
Early Neighborhood Notification 
 
An Early Neighborhood Notification Meeting was held on September 29, 2025. City staff, 
consultants, and members of the public were in attendance. The applicant presented a slide show 
that featured conceptual project plans and other relevant information. The question-and-answer 
session covered various topics that are summarized in the attached meeting notes.  

 
 

In support of this request, the following documentation is submitted herewith for your reference: 
 

1. Development Plan Application Report 
2. Development Plan Application 
3. Agent Authorization Letter 
4. Warranty Deed  
5. Legal Lot of Record Plat  
6. Early Neighborhood Notification Packet and Meeting Notes 
7. Water Utility Service Application 
8. Sewer Utility Service Application 
9. Preliminary Water Budget 
10. Water Offset Program Evaluation Request 
11. Initial Traffic Assessment 
12. Architectural Points Checklist 
13. Santa Fe Homes Program Draft Proposal 
14. Traffic Impact Analysis  
15. Development Plan Set - Recorded Documents
16. Infrastructure Plan Set 
 

 
 
The Development Review Fees are calculated as follows: 
 
Development Plan (Construction Valuation $28 million)  $20,000.00 
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Please contact me should you have any questions or require additional information.  
 
Thank you for your consideration. 
 
 
Sincerely, 
 
JENKINSGAVIN, INC. 
 

 
 
Colleen Gavin, Principal 

(4l



 

 

 
 5571 Midway Park Pl. NE Albuquerque, NM 87110  |  505-858-3100  | tierrawestllc.com 

 
 

 
October 14, 2025 
 
Leroy Nicholas Pacheco, P.E. 
Santa Fe, NM 
 
RE: Draft Traffic Impact Study – Santa Fe Opera Apprentice Housing 

 
Dear Leroy Pacheco: 
 
Transmitted herewith is the DRAFT Traffic Impact Analysis for the proposed additional units 
for Santa Fe Opera Apprentice Housing for your review and approval. The proposed 
development is located at 214 Camino De Los Marquez.  
 
If you have any questions or need additional information regarding this matter, please do not 
hesitate to contact me. 
 
Sincerely, 
 
 

Ronald R. Bohannan, P.E. 
 
 
cc: Phil Gallegos, Wilson & Co. 
 Colleen C. Gavin, JenkinsGavin 
 Jennifer Jenkins, JenkinsGavin 
  
 
 
JN:  2025065 
RRB/JL/TB 
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CHAPTERS SHALL GOVERN  AND APPLYTO THIS DEVELOPMENT PLAN IN ITS ENTIRETY.
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D6
DEMOLITION MATERIALS LEGEND

EXISTING ASPHALT PAVING TO BE REMOVED

EXISTING CONCRETE TO BE REMOVED 

PROJECT BOUNDARY

EXISTING STRUCTURE TO BE REMOVED 

GENERAL NOTES SITE DEMOLTION
1. IF THIS  SHEET IS NOT 24" X 36" THEN IT IS A REDUCED SIZE PLOT. USE GRAPHIC 

SCALE ACCORDINGLY.
2. REFER TO CIVIL FOR EXISTING SITE SURVEY, UTILITIES, GRADING & DRAINAGE 

PLANS, PAVING, CURBS AND GUTTER DETAILS.
3. REFER TO LANDSCAPE FOR PLANTING, IRRIGATION, AND EXISTING TREE 

PRESERVATION PLANS AND DETAILS.
4. REMOVE ALL EXISTING SITE UTILITIES IN ENTIRETY AND CAP LINES AT PROPERTY 

LINE, UNLESS OTHERWISE NOTED.
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SHEET KEYNOTES

D1 REMOVE EXISTING CURB CUTS

D2 REMOVE EXISTING ASPHALT

D3 REMOVE EXISTING CONCRETE SIDEWALK

D5 REMOVE EXISTING STRUCTURE

D6 REMOVE EXISTING FENCING AND/OR YARDWALL

D7 EXISTING SITE UTILITIES TO REMAIN

1" = 20'-0"A1
DEMOLITION PLAN
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GENERAL NOTES SITE

1. IF THIS  SHEET IS NOT 24" X 36" THEN IT IS A REDUCED SIZE PLOT. USE GRAPHIC 

SCALE ACCORDINGLY.

2. REFER TO CIVIL FOR EXISTING SITE SURVEY, UTILITIES, GRADING & DRAINAGE 

PLANS, PAVING, CURBS AND GUTTER DETAILS, FIRE ACCESS AND EASEMENTS.

3. REFER TO LANDSCAPE FOR PLANTING, IRRIGATION, AND EXISTING TREE 

PRESERVATION PLANS AND DETAILS

SITE MATERIALS LEGEND

ASPHALT PAVING

CONCRETE

GRAVEL MULCH, PLANTING AREA, REFER TO LANDSCAPE

PROJECT BOUNDARY

TURF, REFER TO LANDSCAPE

BRICK PAVERS

PERMEABLE PAVING

UNIT COUNT
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SHEET KEYNOTES

S1 ASPHALT PAVING

S2 CURB AND GUTTER

S3 CONCRETE SIDEWALK

S4 6' TALL WROUGHT IRON FENCING, SEE DETAIL J1/AS4

S5 6' TALL WROUGHT IRON GATE, SEE DETAIL J6/AS4

S6 6' TALL WROUGHT IRON VEHICULAR GATE

S7 LANDSCAPE TURF, SEE LANDSCAPE DRAWINGS

S10 RELOCATED CURB CUTS

S11 RETAINING WALL, SEE CIVIL DRAWINGS

S12 MONUMENT SIGN, SEE DETAIL F5/AS5

S13 EXISTING UTILITIES TO REMAIN

S14 EXISTING WALL TO BE STUCCOED

S15 10' WIDE VEHICULAR GATE

S16 CMU RETAINING WALL STEPPED PLANTER, SEE DETAIL
A10/AS4

S17 GUARD RAIL, AS REQUIRED BY CODE

1" = 20'-0"A1
SITE PLAN
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REQUIRED OPEN SPACE: 250 SF PER UNIT
83 UNITS X 250 SF = 20,750 SF
PROVIDED OPEN SPACE: 27,800 SF
USABLE OPEN SPACE: 17,638 SF (63% OF PROVIDED OPEN SPACE)
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1" = 20'-0"
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SHEET KEYNOTES

A1 4" X 4" WROUGHT IRON STEEL POST

A2 1" X 1" WROUGHT IRON RAIL

A3 3/4" X 3/4" WROUGHT IRON FENCE PICKET

A4 COMPACTED SUBGRADE

A5 3000 PSI CONCRETE FOOTING

A6 WROUGHT IRON GATE FRAME

A7 GATE BARREL HINGE

A8 POST TOP CAPS

A9 FINISH GRADE

A10 EXTERIOR 8" CMU WALL WITH BOND BEAM IN TOP COURSE
AND STUCCO FINISH. SEE DETAIL F1/AS5

A11 PIN HOLE IN PAVEMENT FOR GATE CANEBOLT

A12 6" DIA. X 42" HIGH STEEL BOLLARDS, FILLED WITH
CONCRETE

A13 4" DIA STORM DRAIN

A14 SLOPE IS TO BE NO GREATER THAN 1/8" PER FOOT

A16 VEHICULAR GATE WHEEL

A17 VEHICULAR GATE MOTOR

A18 8" CMU WALL WITH STUCCO FINISH, SEE DETAIL F1/AS5.

A19 #3 REBAR @ 12" O.C.

A20 8" X 8" X 16" STANDARD CMU. GROUT ALL CELLS SOLID.

A21 CONTINUOUS BOND BEAM CMU. REINFORCE WITH TWO (2)
#4 REBAR CONTINUOUS. GROUT ALL CELLS.

A22 #4 REBAR VERTICAL @ 48" O.C.

A37 STEEL FRAME GATE W/ DARK BRONZE METAL PANELS

J1
6' HT WROUGHT IRON FENCE
1/2" = 1'-0" J6

6' HT WROUGHT IRON GATE
1/2" = 1'-0"

E1
ENLARGED PLAN @ REFUSE ENCLOSURE
1/4" = 1'-0"

E6
REFUSE NORTH ELEVATION
1/4" = 1'-0" E10

REFUSE EAST/WEST ELEVATION
1/4" = 1'-0"

A1
REFUSE SOUTH ELEVATION
1/4" = 1'-0"

J10
6' HT WROUGHT IRON VEHICULAR GATE
1/2" = 1'-0"

A6
WALL SECTION-ENCLOSURE
1/2" = 1'-0" A10

WALL SECTION @ STEPPED PLANTER
1/2" = 1'-0"
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SHEET KEYNOTES

A4 COMPACTED SUBGRADE

A5 3000 PSI CONCRETE FOOTING

A18 8" CMU WALL WITH STUCCO FINISH, SEE DETAIL F1/AS5.

A23 6" CONCRETE MOW CURB

A24 TURFSTONE

A25 GRAVEL

A26 1" BEDDING LAYER

A27 GEOTEXTILE SEPARATION FABRIC ON ENTIRE BOTTOM AND
SIDES OF AGGREGATE BASE

A28 PRECAST CONCRETE PARKING BUMPER

A29 #5 REBAR - 2 REQUIRED PER PARKING BUMPER

A30 CMU BLOCK WALL, SEE PLAN

A31 METAL SELF-FURRED LATH

A32 3/8" STUCCO SCRATCH COAT

A33 3/8" STUCCO BROWN COAT

A34 1/8" STUCCO FINISH COAT

A35 PREFINISHED CONTINUOUS ALUMINUM WALL FLASHING

A36 SIGNAGE, MAX OF 10 SQFT

J1
PERMEABLE PAVERS DETAIL
1 1/2" = 1'-0" J5

DETAIL - PARKING BUMPER
1 1/2" = 1'-0"

F1
STUCCO OVER CMU BLOCK
3" = 1'-0" F5

CONCEPTUAL MONUMENT SIGN DETAIL
1/2" = 1'-0"
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TIERRA WEST, LLC

CLEAR SIGHT TRIANGLE NOTE:
LANDSCAPING, SIGNAGE, WALLS, FENCES, TREES, AND SHRUBBERY
BETWEEN 3 FEET AND 8 FEET TALL (AS MEASURED FROM THE GUTTER
PAN) ARE NOT ALLOWED WITHIN THE CLEAR SIGHT TRIANGLE.
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TIERRA WEST, LLC

WEST BUILDING

EAST BUILDING

ANNEX
BUILDING

LIST OF OPERATORS

SEQUENCE OF CONSTRUCTION:
1.  INSTALL STABILIZED CONSTRUCTION ENTRANCES
2. POST PUBLIC NOTICE PER DETAILS
3. INSTALL DOWN GRADIENT PERIMETER CONTROLS
4. THE ENTIRE SITE WILL BE GRADED TO DRAIN TO THE PROPOSED PONDS AT ALL TIMES

DURING CONSTRUCTION. INSTALL SEDIMENT BASINS PRIOR TO CLEARING REST OF THE
SITE.

5. NOTIFY SWPPP COMPLIANCE INSPECTOR OF COMPLETION OF ABOVE.
6. BEGIN SOIL DISTURBING ACTIVITIES
7. PROVIDE TEMPORARY STABILIZATION OF DISTURBED AREAS OR STOCKPILES
8. INSTALL UNDERGROUND UTILITIES
9. START CONSTRUCTION OF MEDICAL OFFICE BUILDING
10. FINISH GRADING THE SITE
11. PAVE COMMON ACCESS DRIVE AISLES AND SIDEWALKS
12. INSTALL LANDSCAPING ON SITE.
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SWPPP INFORMATION
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NO PARKING FIRE LANE NO PARKING FIRE

NO PARKING FIRE LANENO PARKING FIRE

LEGEND

BOUNDARY LINE

CURB & GUTTER

EXISTING CURB & GUTTER

EXISTING BOUNDARY LINE

FIRE ACCESS

BUILDING

EXISTING FIRE HYDRANT

PROPOSED HYDRANT

NO PARKING FIRE LANE LINE

TIERRA WEST, LLC

WEST MULTI-FAMILY BUILDING:
Sprinkled
Building Footprint = 50,280 SF
3 Story High Building
Max Height 36'
Construction Type = V-B
Fire Flow per table B105.1(2) IFC-2021 = 6,000 GPM -
With Sprinkler System
Minimum Fire-Flow per table B105.2

= 25% of the value in table B105.1(2)= 1,500 GPM

EAST MULTI-FAMILY BUILDING:
Sprinkled
Building Footprint = 38,000 SF
3 Story High Building
Max Height 36'
Construction Type = V-B
Fire Flow per table B105.1(2) IFC-2021 = 5,250 GPM -
With Sprinkler System
Minimum Fire-Flow per table B105.2

= 25% of the value in table B105.1(2)= 1,500 GPM

ANNEX/OFFICE BUILDING:
Not Sprinkled
Building Footprint = 2,300 SF
2 Story High Building
Max Height 28'
Construction Type = V-B
Minimum Fire Flow per table B105.1(2) IFC-2021 = 1,500
GPM -

WEST BUILDING

EAST BUILDING

ANNEX
BUILDING
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6" CURB & GUTTER 

Typical Commercial DRIVABLE GRASS® Detail

Drivable Grass® Seed Cover

Edging or Concrete
Curb as Required

Finished Grade
@ Perimeter

Seed, Hydroseed, Plug, or Sprig Planting
Sod: Overfill Bedding ~0.25” above Mat Surface

Infill with Bedding Course Mix

Bedding Course: Install 2” nominal of 75% Clean
Sharp Sand (ASTM C33) 25% Granular Compost

Base Course Thickness 6" (Min)

Filter Fabric if Required
by Soils Engineer

12" Subgrade prep

Installation Overview

Step 1 - Subgrade Preparation
• Excavate and prepare subgrade as specified
• Install filter fabric, if required

Step 2 - Install Base Materials, Edge Restraints, Sub-Drains and Irrigation as required

Step 3 - Install Bedding Layer (see Typical Commercial Detail)
• Compact to get a uniform level surface before placing DRIVABLE GRASS® mats

- Install specified bedding mix makeup per manufacturers recommendations
• Non-planted: add a thin layer of sand for leveling

Step 4 - Install the DRIVABLE GRASS® Mats
• Place the mats butted up against each other
• Grid can be cut with utility knife or chisel. Mats can be cut with masonry blade
• Lightly compact before infill to set mat into bedding course layer
• Non-planted: staking may be required based on application and infill material

Step 5 - Infill (and Plant)
• Infill with same bedding mix makeup as bedding layer

- Seed: Broom in to ¼” off top of mat surface before applying seed.
- Use seed cover and keep moist to promote germination
- Sod: Overfill mats ¼” above surface before laying sod, then roll to set
- Hydroseed: Mix seed with hydromulch and apply as specified

• Non-planted: Broom in specified infill below mat surface. Overfill is not recommended.

Step 6 - Plant Establishment
- Protect area until root system is established.

Driving can typically begin after the second mowing.

For complete Installation Instructions see our website
www.soilretention.com/drivable-grass/professional/ TIERRA WEST, LLC
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SYMBOL CODE QTY COMMON NAME BOTANICAL NAME REMARKS CONTAINER HT. SPD. INSTALLED SIZE

TREES

SMALL TREE/LARGE SHRUB

SHRUBS

VINES
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GRASSES & DESERT ACCENTS
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LUMINAIRE SCHEDULE

SYMBOL QUANTITY TAG Description Lum. Watts Total Watts

17 B Above All  ZONE2-R-42H-25SP-SW-8 Lighted bollard, 42in OAH, dimmed. 15 255

14 P4FT-HSS INVUE  CCP-SA1B-730-U-T4FT-HSS  Full cut off area light with 10ft pole on a 2ft pedetal; 12ft OAH. Includes back light shield. 24 336

7 P4W-HSS INVUE  CCP-SA1B-730-U-T4W-HSS  Full cut off area light with 10ft pole on a 2ft pedetal; 12ft OAH. Includes back light shield. 24 168

13 W Spitzer Celia CEL-WS-6A-14L-U-30K-GC  Wall mounted area light at entrances. 29.6047 384.861

Calculation Summary

Label CalcType Units Avg Max Min Avg/Min Max/Min

ENTRANCE ANNEX Illuminance Fc 3.88 21.7 0.2 19.40 108.50

ENTRANCE EAST E BLDG Illuminance Fc 6.28 29.7 0.6 10.47 49.50

ENTRANCE NE Illuminance Fc 1.96 18.2 0.1 19.60 182.00

ENTRANCE NORTHEAST E BLDG Illuminance Fc 3.33 23.1 0.2 16.65 115.50

ENTRANCE NORTHWEST W BLDG Illuminance Fc 2.97 12.1 0.3 9.90 40.33

ENTRANCE NW COURYARD Illuminance Fc 3.39 20.3 0.5 6.78 40.60

ENTRANCE SE EAST BLDG Illuminance Fc 2.17 10.6 0.4 5.43 26.50

ENTRANCE SE EAST BLDG COURTYARD Illuminance Fc 4.04 13.9 0.6 6.73 23.17

ENTRANCE SOUTHEST W BLDG Illuminance Fc 6.55 22.5 1.2 5.46 18.75

ENTRANCE SW W BLDG Illuminance Fc 4.75 18.9 1.1 4.32 17.18

GROUNDS AT PERIMETER W, S & E Illuminance Fc 0.22 2.5 0.0 N.A. N.A.

GROUNDS E BLDG COURTYARD Illuminance Fc 0.91 22.1 0.0 N.A. N.A.

GROUNDS NORTH  W BLDG Illuminance Fc 0.02 0.4 0.0 N.A. N.A.

GROUNDS SOUTH E BLDG Illuminance Fc 0.48 2.6 0.0 N.A. N.A.

GROUNDS SOUTH W BLDG Illuminance Fc 0.40 0.9 0.1 4.00 9.00

GROUNDS W BLDG COURTYARD Illuminance Fc 0.24 4.2 0.0 N.A. N.A.

GROUNDS WEST W BLDG Illuminance Fc 0.47 2.4 0.0 N.A. N.A.

N SIDEWALK PUBLIC SIDE Illuminance Fc 0.05 1.1 0.0 N.A. N.A.

PARKING Illuminance Fc 0.88 2.4 0.0 N.A. N.A.

PEDESTRIAN AREA EAST SIDE Illuminance Fc 1.49 2.4 0.0 N.A. N.A.

PEDESTRIAN AREA INTERIOR COURTYA Illuminance Fc 1.89 29.1 0.0 N.A. N.A.

PROPERTY LINE NORTH Illuminance Fc 0.11 3.0 0.0 N.A. N.A.

PUBLIC SPACE INTERIOR COURTYARD Illuminance Fc 0.63 19.0 0.0 N.A. N.A.

ZONE 1OFT OFF PROJECT BOUNDARY Illuminance Fc 0.00 0.1 0.0 N.A. N.A.
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1.1 2.2 0.1 0.0 0.0 0.0 0.0

2.5 0.1 0.0 0.0 0.0 0.0

2.2 0.1 0.0 0.0 0.0 0.0

1.4 0.2 0.0 0.0 0.0 0.0

0.8 0.2 0.0 0.0 0.0 0.0

0.5 1.5 0.2 0.0 0.0 0.0 0.0

1.0 0.2 0.0 0.0 0.0 0.0

0.7 0.2 0.1 0.1 0.0

0.5 0.2 0.1 0.1 0.1

0.4 0.3 0.2 0.1 0.1

0.3 0.6 0.4 0.2 0.1 0.1

0.6 0.4 0.3 0.2 0.1

0.7 0.3 0.2 0.1 0.1

0.7 0.2 0.1 0.1 0.1

0.6 1.6 0.2 0.1 0.1 0.1

0.4 1.9 0.2 0.1 0.1 0.0

1.9 0.2 0.0 0.0 0.0

1.8 0.2 0.0 0.0 0.0

1.4 0.2 0.0 0.0 0.0

0.8 2.4 0.2 0.0 0.0 0.0

0.4 2.3 0.1 0.0 0.0 0.0

1.6 0.1 0.0 0.0 0.0

1.0 0.0 0.0 0.0 0.0

0.6 0.9 0.8 0.0 0.0 0.0 0.0

0.4 1.1 1.1 0.9 0.8 0.7 0.7 0.7 0.0 0.0 0.0 0.0

0.2 0.7 0.8 0.7 0.6 0.6 0.0 0.0 0.0 0.0

1 fc

0.5 fc

2 fc

0.25 fc

0.5 0.4

0.5 0.5

0.6 0.5

0.7 0.6

0.7 0.5

0.6 0.4

0.4 0.4

0.5 0.7

0.8 0.2

0.1 0.1

0.1 0.1

0.1 0.1

0.3 0.2

1.4 0.5

5.9 0.7

9.9 0.1

11.2 0.5 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.3 0.5 1.0

2.5 0.6 0.1 0.0 0.0 0.0 0.8 0.2 0.2 1.1 0.5 0.2 0.1 0.4 0.7 1.1

0.5 0.3 0.1 0.0 0.0 0.0 0.0 0.1 0.2 0.7 3.3 15.7 22.1 4.8 1.0 0.3 0.1 0.6 1.6 1.7

0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.1 0.2 0.5 2.4 8.3 9.7 3.5 0.7 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.6 5.7 5.9

0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.2 0.7 1.8 2.1 1.0 0.3 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 5.8 14.7

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.2 0.4 0.4 0.3 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 9.7 8.9

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.2 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.5 2.3 2.2

0.1 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.1 0.1 0.1 0.2 0.2 0.1 0.1 0.1 0.1 0.1 0.3 0.6 0.5

0.1 0.1 0.1 0.1 0.1 0.4 1.1 1.2 0.3 1.8 0.7 0.3 0.2 0.2 0.2 0.4 0.5 0.3 0.2 0.1 0.1 0.1 0.2 0.2 0.2

0.25 fc

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.3

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.4

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.4

0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.3 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.5 fc

2 fc

0.25 fc

1.5 1.3 1.4

1.3 1.2 1.6

1.4 1.4 1.3 1.5

1.6 1.4 1.3 1.3

0.3 0.5 2.6 1.8 1.5 1.5 1.5

0.4 0.5 0.5 0.5 0.5 0.5 0.2 0.1 0.1 0.1 0.2 0.2 0.4 0.1 0.2 0.3 0.4 0.8 2.2 1.9 1.6 1.5

0.2 0.2 0.2 0.3 0.3 0.4 0.4 0.4 0.4 0.4 0.4 0.3 0.3 0.2 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.2 0.1 0.1 0.0 0.0 0.0 0.1 0.1 0.1 0.2 0.3 0.3 0.5 1.7 1.9 1.5 1.2

0.3 0.2 0.2 0.2 0.1 0.1 0.1 0.2 0.2 0.3 0.3 0.4 0.4 0.4 0.4 0.4 0.3 0.3 0.3 0.3 0.3 0.2 0.2 0.2 0.2 0.1 0.1 0.1 0.2 0.2 0.2 0.2 0.5 1.3 1.5 1.2

0.4 0.3 0.2 0.2 0.2 0.1 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.2 0.1

0.4 0.3 0.3 0.2 0.0 0.1 0.2 0.3 0.3 0.3 0.2 0.2 0.2 0.2 0.2 0.2 0.1 0.1

0.5 fc

0.25 fc

0.3 0.4 0.4 0.4 0.5 0.5

0.3 0.3 0.2 0.2 0.4 0.5 0.5

0.6 0.6 0.6 0.7 0.9

0.4 0.4 0.5 0.6 0.8

0.3 0.3 0.3 0.2

0.3 0.3 0.3 0.2 0.2 0.1 0.1

1 fc

0.5 fc

2 fc

0.25 fc

0.6

0.5

0.6

0.6

0.2 1.3

0.2 0.7

0.2 0.3

0.3 0.4

2.7 0.6

0.5 0.9

0.2 0.3

0.1 1.0

0.1 0.6

0.2 2.0

0.2 1.2

0.3 1.3

0.4 1.9 4.2 2.3 0.8 0.3 0.2 0.2 0.2 0.3 0.6 0.5 0.1 0.5 0.4 0.2 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.2 0.4 0.7 0.1 0.1 0.5 0.3 0.1 0.1 0.0 0.1 0.1 0.1 0.2 0.4 0.3 0.2 0.1 0.1 0.2 0.6 1.1 0.2 0.3 0.8 0.4 0.1 0.1 0.1 0.1 0.2 0.6

0.2 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.0 0.0 0.0 0.1 0.1 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.1 0.2 0.4

0.2 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.2

0.2 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1

0.1

0.1

0.1

1 fc

0.5 fc

2 fc

0.25 fc

0.5 0.4 0.4

0.5 0.4 0.4 0.3

0.5 0.5 0.4 0.3 0.2 0.2 0.2 0.2 0.2

0.6 0.5 0.5 0.4 0.3 0.2 0.2 0.1 0.1 0.1

0.6 0.6 0.5 0.5 0.5 0.4 0.2 0.1 0.1 0.1 0.0

0.6 0.6 0.6 0.6 0.6 0.5 0.2 0.1 0.1 0.1 0.0

0.6 0.6 0.6 0.6 0.6 0.3 0.1

0.8 0.4 0.1

1.1 0.5 0.1

1.3 0.7 0.1

0.9 0.1 0.1 0.1 0.0

1.1 0.2 0.1 0.1 0.0

1.5 0.3 0.2 0.1 0.1

1.6 0.6 0.3 0.2 0.1

1.7 0.9 0.4 0.2 0.1

1.1 0.3 0.2 0.1

1.2 0.2 0.1 0.1

1.2 0.3 0.1 0.1

1.2

0.5 0.2 0.1

0.4 0.2 0.1

0.2 0.1

0.2 0.1

0.2 0.1 0.1

0.3 0.1 0.1

0.4 0.2 0.1

0.5

0.8

1.3 0.2

2.0 0.3

2.4 0.6

1.2

1.8

2.1

2.1

1.7 2.1

0.5 0.5 0.5

0.4 0.3

0.2 0.2

0.2 0.1

1 fc

1 fc

1 fc

1 fc

1 fc

1 fc

0.5 fc

0.5 fc

0.5 fc

0.5 fc

2 fc

0.25 fc

0.25 fc

1.1 0.9 0.7 0.3 0.2 0.2 0.1 0.1 0.2 0.2 0.3 0.3 0.3

2.2 2.0 1.7 1.3 1.2 1.2 1.0 0.9 0.7 0.6 0.4 0.3 0.2 0.2 0.2 0.5 0.5 0.5 0.4 0.4 0.3 0.3 0.2 0.2 0.2 0.2 0.2 0.3 0.3 0.4 0.4 0.4 0.4 0.4 0.4 0.3 0.3 0.3 0.2 0.2 0.3 0.4 0.7

1.1 1.2 1.2 1.3 1.6 1.8 2.0 1.7 1.5 1.2 1.2 1.1 1.0 0.8 0.7 0.5 0.4 0.4 0.3 0.3 0.3 0.5 0.5 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.5 0.5 0.4 0.3 0.3 0.2 0.2 0.2 0.3 0.4 0.4 0.5 0.5 0.5 0.5 0.4 0.4 0.4 0.3 0.3 0.3 0.3 0.3 0.4 0.5

0.2 0.3 0.5 0.6 0.7 0.8 1.0 1.1 1.2 1.2 1.2 1.4 1.5 1.4 1.3 1.1 1.1 1.0 0.9 0.8 0.7 0.5 0.4 0.4 0.3 0.3 0.4 0.6 0.5 0.5 0.5 0.5 0.5 0.6 0.6 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.6 0.5 0.4 0.3 0.3 0.3 0.3 0.3 0.4 0.4 0.5 0.6 0.6 0.6 0.5 0.5 0.5 0.4 0.4 0.4 0.3 0.3 0.3 0.3 0.4

0.1 0.1 0.2 0.3 0.4 0.4 0.5 0.5 0.6 0.6 0.7 0.8 0.9 1.0 1.1 1.1 1.2 1.5 1.7 1.8 1.6 1.3 1.1 1.0 0.9 0.8 0.8 0.8 0.8 1.0 1.3 1.9 2.4 1.7 1.6 1.3 1.0 0.8 0.7 0.6 0.5 0.5 0.6 0.6 0.6 0.7 0.7 0.8 0.8 0.9 0.9 0.9 0.9 0.8 0.7 0.6 0.5 0.4 0.3 0.3 0.4 0.4 0.5 0.6 0.7 0.7 0.7 0.7 0.6 0.6 0.5 0.5 0.5 0.4 0.4 0.4 0.3 0.3 0.3

0.2 0.2 0.3 1.0 0.9 1.0 1.1 1.0 0.9 0.8 0.7 0.6 0.6 0.7 0.7 0.8 0.9 1.0 1.1 1.3 1.6 1.6 1.6 1.5 1.3 1.2 1.0 0.9 0.9 1.0 1.1 1.4 1.8 2.0 1.9 1.7 1.5 1.5 1.3 1.4 1.5 1.4 1.2 0.9 0.7 0.6 0.6 0.5 0.6 0.6 0.7 0.8 0.8 0.9 1.0 1.1 1.1 1.1 1.1 1.1 1.0 0.9 0.7 0.5 0.4 0.4 0.5 0.5 0.5 0.6 0.7 0.8 0.9 0.9 0.8 0.7 0.7 0.6 0.6 0.5 0.5 0.4 0.4 0.4 0.4 0.4

0.2 0.3 0.4 0.5 0.7 0.8 1.0 1.3 1.5 1.5 1.3 1.2 1.3 1.1 1.0 0.8 0.8 0.7 0.6 0.6 0.7 0.7 0.8 1.0 1.1 1.2 1.3 1.3 1.3 1.2 1.1 1.0 0.9 0.9 0.9 1.0 1.2 1.3 1.5 1.6 1.6 1.5 1.3 1.4 1.3 1.2 1.4 1.4 1.2 0.9 0.7 0.6 0.5 0.5 0.6 0.7 0.8 0.9 1.0 1.1 1.2 1.4 1.5 1.4 1.3 1.3 1.2 1.0 0.7 0.6 0.5 0.5 0.6 0.6 0.7 0.8 0.9 1.1 1.1 1.1 1.0 0.9 0.8 0.7 0.7 0.6 0.5 0.5 0.5 0.4 0.4 0.5

0.1 0.1 0.2 0.3 0.5 0.7 0.9 1.2 1.3 1.2 1.4 1.7 1.6 1.3 1.2 1.2 1.1 0.9 0.8 0.7 0.7 0.6 0.6 0.7 0.7 0.8 0.9 1.0 1.0 1.0 1.0 1.0 0.9 0.9 0.9 0.8 0.8 0.9 0.9 1.0 1.1 1.3 1.5 1.6 1.4 1.4 1.5 1.6 1.4 1.4 1.3 1.1 0.9 0.7 0.6 0.5 0.5 0.6 0.7 0.9 1.1 1.2 1.3 1.4 1.6 1.7 1.5 1.4 1.4 1.3 1.1 0.8 0.6 0.5 0.5 0.6 0.8 0.9 1.0 1.1 1.3 1.3 1.3 1.2 1.1 0.9 0.8 0.7 0.6 0.6 0.5 0.5 0.5 0.6 0.7

0.1 0.1 0.2 0.3 0.4 0.6 0.7 0.9 1.1 1.2 1.2 1.3 1.5 1.3 1.2 1.1 1.1 1.0 0.9 0.8 0.7 0.7 0.6 0.6 0.6 0.6 0.7 0.7 0.8 0.8 0.8 0.8 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.8 0.8 1.0 1.2 1.4 1.5 1.4 1.5 1.6 1.5 1.3 1.2 1.1 1.0 0.9 0.7 0.6 0.6 0.5 0.6 0.7 0.9 1.2 1.4 1.4 1.3 1.3 1.3 1.2 1.3 1.5 1.4 1.2 0.9 0.7 0.5 0.4 0.4 0.7 1.1 1.3 1.4 1.4 1.3 1.1 1.0 0.8 0.7 0.6 0.6 0.6 0.6 0.7 0.9

0.0 0.1 0.1 0.2 0.2 0.2 0.2 0.2 0.2 0.3 0.4 0.6 0.7 0.8 1.0 1.1 1.1 1.1 1.2 1.3 1.2 1.1 1.0 0.9 0.8 0.7 0.7 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.6 0.5 0.5 0.5 0.5 0.5 0.6 0.6 0.7 0.7 0.9 1.0 1.2 1.3 1.2 1.3 1.3 1.2 1.1 1.0 0.9 0.8 0.8 0.7 0.6 0.6 0.6 0.6 0.7 0.9 1.2 1.4 1.5 1.4 1.3 1.6 1.4 1.2 0.8 0.6 0.4 0.3 0.3 0.8 1.6 1.7 1.5 1.6 1.3 1.1 0.9 0.8 0.7 0.6 0.6 0.6 0.7 0.9

0.2 0.3 0.4 0.4 0.4 0.3 0.3 0.3 0.3 0.3 0.4 0.5 0.6 0.7 0.9 1.0 1.0 1.1 1.4 1.7 1.5 1.3 1.2 1.0 0.9 0.8 0.7 0.6 0.6 0.6 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.5 0.5 0.6 0.7 0.9 1.0 1.0 1.0 1.0 1.0 1.0 0.9 0.8 0.8 0.7 0.7 0.6 0.5 0.5 0.6 0.7 0.8 1.0 1.2 1.5 1.6 1.6 1.6 2.0 1.4 1.0 0.6 0.4 0.3 0.2 0.1 0.2 0.9 2.2 1.7 1.5 1.2 1.0 0.9 0.8 0.7 0.6 0.6 0.6 0.7

0.9 0.8 0.7 0.6 0.5 0.4 0.3 0.3 0.3 0.4 0.5 0.6 0.7 0.8 0.9 1.0 1.2 1.4 1.5 1.5 1.5 1.4 1.3 1.1 1.0 0.9 0.8 0.7 0.6 0.6 0.5 0.5 0.5 0.5 0.5 0.4 0.4 0.4 0.4 0.3 0.3 0.3 0.3 0.3 0.3 0.3 0.4 0.4 0.5 0.6 0.7 0.8 0.8 0.8 0.8 0.8 0.8 0.7 0.7 0.6 0.6 0.6 0.5 0.5 0.5 0.6 0.7 0.8 1.1 1.4 1.8 2.1 2.2 2.4 2.4 0.6 0.4 0.3 0.2 0.2 0.1 0.1 0.1 0.1 0.2 1.0 2.4 1.3 1.2 1.0 0.8 0.7 0.6 0.6 0.6 0.6

1.1 0.9 0.8 0.6 0.5 0.4 0.4 0.3 0.4 0.4 0.5 0.5 0.6 0.7 0.8 1.0 1.1 1.2 1.2 1.2 1.2 1.1 1.1 1.0 0.9 0.8 0.7 0.7 0.6 0.6 0.5 0.5 0.5 0.4 0.4 0.4 0.4 0.3 0.3 0.3 0.2 0.2 0.2 0.2 0.2 0.3 0.3 0.4 0.5 0.5 0.6 0.7 0.7 0.7 0.7 0.7 0.7 0.6 0.6 0.5 0.5 0.5 0.5 0.4 0.5 0.5 0.6 0.6 0.7 0.8 0.7 0.5 0.4 0.4 0.3 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.1 0.3 1.1 1.4 1.3 1.1 0.9 0.7 0.6 0.6 0.6 0.5

1.1 0.9 0.8 0.6 0.5 0.4 0.4 0.4 0.4 0.4 0.5 0.5 0.6 0.7 0.8 0.8 0.9 1.0 1.0 1.0 0.9 0.9 0.9 0.9 0.8 0.8 0.7 0.6 0.6 0.5 0.5 0.5 0.5 0.4 0.4 0.4 0.4 0.3 0.3 0.3 0.2 0.2 0.2 0.2 0.2 0.2 0.3 0.3 0.4 0.5 0.6 0.5 0.5 0.5 0.4 0.4 0.4 0.4 0.4 0.4 0.4 0.3 0.3 0.2 0.1 0.1 0.1 0.1 0.1 0.1 0.1 1.2 1.0 0.8 0.7 0.6 0.6 0.6 0.6

1.1 0.9 0.8 0.6 0.5 0.5 0.4 0.4 0.4 0.4 0.4 0.5 0.6 0.6 0.7 0.7 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.7 0.7 0.6 0.6 0.6 0.5 0.5 0.5 0.5 0.4 0.4 0.4 0.3 0.3 0.3 0.2 0.2 0.2 0.1 0.5 0.4 0.4 0.4 0.4 0.4 0.4 0.2 0.1 1.1 0.9 0.7 0.6 0.6 0.6 0.6 0.9

1.8 1.8 1.5 1.2 1.1 1.1 1.0 0.9 0.8 0.6 0.6 0.5 0.4 0.4 0.4 0.4 0.4 0.5 0.5 0.6 0.6 0.6 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.6 0.6 0.6 0.6 0.6 0.5 0.5 0.5 0.4 0.4 1.0 0.8 0.7 0.6 0.5 0.5 0.6 0.8

1.0 1.1 1.2 1.2 1.2 1.3 1.4 1.5 1.5 1.5 1.3 1.2 1.0 0.9 0.8 0.6 0.6 0.5 0.4 0.4 0.4 0.4 0.4 0.5 0.5 0.5 0.6 0.6 0.6 0.6 0.7 0.7 0.7 0.7 0.8 0.8 0.8 0.8 0.7 0.7 0.7 0.7 0.7 0.7 0.7 0.6 0.6 0.6 0.5 0.4 0.8 0.7 0.6 0.5 0.5 0.6 0.7

0.4 0.4 0.4 0.5 0.7 0.8 0.9 1.0 1.2 1.2 1.1 1.2 1.6 1.8 1.8 1.6 1.4 1.2 1.0 0.9 0.7 0.6 0.6 0.5 0.5 0.4 0.4 0.4 0.5 0.5 0.5 0.5 0.6 0.6 0.6 0.6 0.7 0.7 0.8 0.8 0.8 0.9 0.9 0.9 0.9 0.8 0.8 0.8 0.8 0.8 0.8 0.8 0.7 0.7 0.6 0.5 0.3 0.3 0.2 0.3 0.6 0.8 0.9 0.8 0.7 0.6 0.5 0.5 0.5 0.5 0.5 0.4 0.3 0.3 0.3 0.3 0.3

1.0 0.8 0.7 0.6 0.5 0.5 0.5 0.5 0.6 0.7 0.8 0.9 1.0 1.1 1.2 1.4 1.6 1.6 1.6 1.4 1.2 1.1 0.9 0.8 0.7 0.6 0.6 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.5 0.6 0.6 0.6 0.7 0.7 0.8 0.8 0.9 0.9 0.9 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 0.9 0.8 0.7 0.6 0.5 0.3 0.3 0.3 0.3 0.4 0.6 0.7 0.7 0.6 0.6 0.5 0.5 0.5 0.5 0.5 0.4 0.4 0.4 0.4 0.4 0.5
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GENERAL NOTES
1. IF THIS  SHEET IS NOT 24" X 36" THEN IT IS A REDUCED SIZE PLOT. USE GRAPHIC 

SCALE ACCORDINGLY.
2. ALL DIMENSIONS ARE TO FACE OF STUD OR GRIDLINE UNLESS NOTED 

OTHERWISE.
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TPO ROOF W/ METAL DRIP EDGE FASCIA, SEE DETAIL G9/A15

METAL PANEL, SEE DETAIL G5/A15

0"FINISH FLOOR

36'-0"

0"

T.O. ROOF

FINISH 
FLOOR

GENERAL NOTES
1. IF THIS  SHEET IS NOT 24" X 36" THEN IT IS A REDUCED SIZE PLOT. USE GRAPHIC 

SCALE ACCORDINGLY.
2. INSTALL CONTROL JOINTS WHERE GYPSUM BOARD EXTENDS UNINTERRUPTED 

MORE THAN 30 FEET IN ANY DIRECTION.

MATERIALS LEGEND

STUCCO, COLOR: TIERRA

METAL, COLOR: AGED BRONZE
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SOUTH ELEVATION EAST BUILDING AT FINISHED GRADE
1/8" = 1'-0"

SOUTH ELEVATION WEST BUILDING AT FINISHED GRADE
1/8" = 1'-0"
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UP

GENERAL NOTES
1. IF THIS  SHEET IS NOT 24" X 36" THEN IT IS A REDUCED SIZE PLOT. USE GRAPHIC 

SCALE ACCORDINGLY.
2. INSTALL CONTROL JOINTS WHERE GYPSUM BOARD EXTENDS UNINTERRUPTED 

MORE THAN 30 FEET IN ANY DIRECTION.

MATERIALS LEGEND

STUCCO, COLOR: TIERRA

METAL, COLOR: AGED BRONZE
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OVERHEAD DOOR
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SCALE 1/8" = 1'-0"
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ANNEX
BUILDING
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ANNEX NORTH ELEVATION
1/8" = 1'-0"

ANNEX WEST ELEVATION
1/8" = 1'-0"

ANNEX EAST ELEVATION
1/8" = 1'-0"

ANNEX SOUTH ELEVATION
1/8" = 1'-0"

A9
FLOOR PLAN - LEVEL 1 ANNEX BLDG
1/8" = 1'-0"

E9
FLOOR PLAN - LEVEL 2 ANNEX BLDG
1/8" = 1'-0"
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GENERAL NOTES
1. IF THIS  SHEET IS NOT 24" X 36" THEN IT IS A REDUCED SIZE PLOT. USE GRAPHIC 

SCALE ACCORDINGLY.
2. DETAILS ON THIS SHEET ARE FOR DESIGN INTENT AND GENERIC IN NATURE. 
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EXTERIORINTERIOR

SLOPE

TYP.
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NOTE - TYP. DETAIL AT ALL EXTERIOR WINDOWS

3" RECESS MIN.

VARIES

EXTERIORINTERIOR

TYP.

2"
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P
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2
"

TYP.

2"

NOTE - TYP. DETAIL AT ALL EXTERIOR DOORS

3" RECESS MIN.

V
A
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S

COMPOSITE CEILING 
PANEL

VERTICAL METAL PANEL 
ON PLYWOOD 
SUBSTRATE. 

TUBE STEEL 
STRUCTURE

BREAK METAL COPING 
TO MATCH METAL 
PANEL 

COMPOSITE DECKING 
ON SLEEPERS. 

TPO MEMBRANE ON 
FLUID APPLIED WATER 
BARRIER, AND TAPER 
INSULATION TO TRENCH 
DRAIN

TPO MEMBRANE & FLUID 
APPLIED 
WATERPROOFING. 

COMPOSITE CEILING 
PANEL

VERTICAL METAL PANEL 
ON PLYWOOD 
SUBSTRATE. 

TUBE STEEL 
STRUCTURE

BREAK METAL COPING 
TO MATCH METAL 
PANEL 

COMPOSITE DECKING 
ON SLEEPERS. 

TPO MEMBRANE ON 
FLUID APPLIED WATER 
BARRIER, AND TAPER 
INSULATION TO DRAIN

STUCCO FINISH

1/4" SLOPE TO DRAIN

TPO MEMBRANE ON FLUID 
APPLIED WATER BARRIER, 
AND TAPER INSULATION TO 
ROOF DRAIN

TPO FLASHING

METAL FASCIA DROP 
EDGE

STEEL TUBE

STEEL CHANNEL FRAMING

COMPOSITE CEILING 
PANEL

COLOR: TIERRACOLOR: AGED BRONZE
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TYPICAL
DETAILS
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A1
TYP WINDOW RECESS DETAIL
1 1/2" = 1'-0" A6

TYP DOOR RECESS DETAIL
1 1/2" = 1'-0"

G1
TYPICAL OVERHANG BALCONY SECTION
3/4" = 1'-0" G5

TYPICAL BALCONY SECTION
3/4" = 1'-0" G9

TYPICAL CANOPY DETAIL
1 1/2" = 1'-0"

METAL PANEL AND STUCCO COLORS
6" = 1'-0"A10
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