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Sandoval County Planning and Zoning Department 
1500 Idalia Rd, Bldg. D 
Bernalillo, NM 87004 
P.O. Box 40  
Bernalillo NM 87004 
http://www.sandovalcounty.com 
505-867-7500 
 
Attention to: 
Makita Hill 
Long Range Senior Planner 
 
Re: Placitas Sage Cohousing LLC Project  
4.06.2016, rev 4.18.2016 
 
Dear Makita, 
 
Caddis and the future residents of the Placitas Sage Cohousing Community are pleased to submit 
application materials for Master Planned District zoning through a Zone Map Amendment per Section 11 
MP and Section 19 (F). If the application materials are found to be complete, we will schedule our pre-
application public meeting for neighboring property owners and county staff. We are requesting a public 
hearing with the Planning and Zoning Commission on Wednesday May 25th.  
 
The following page includes an index of the material we have supplied as a part of this submittal.  
 
The members of Placitas Sage have been working hard to bring their community vision to reality since 
the summer of 2013 and they are excited to request approval for their project. It’s their heartfelt desire 
to stay in Placitas in a supportive community like this one, and they are eager to move in.  
 
Thank you very much for all the guidance and information you’ve provided.  
 
 
Respectfully,  
 
 
 
 
 
Bryan Bowen, Caddis PC  
Kathryn McCamant, CoHousing Solutions  
Jim Madueña, JG Madueña Homes 
Joyce Thompson and Andrea Mason, Placitas Sage Cohousing   
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Master Planned District Zoning - Application Materials 

Section 11. MP Master Planned Districts 

B. Application 

1. Conceptual Development Plan ** 

a) Vicinity Map (boundaries, acreage, adjacent properties and uses) ** 

b) Delineation of phases * 

c) Statement of distribution, type, and intensity of land uses w/in district * 

d) Statement of proposed traffic or transportation w/in district * 

2. Development Plan for all or each portion of the district ** 

a) Boundaries and topo of the site 

b) Legal Description 

c) Locations and acreage of land uses, du numbers and sizes  

d) Specification of proposed easements  

3. Supportive Data * 

a) Purpose and intent of MPD 

b) Phasing 

c) Perimeter treatment description  

d) Principal effect on the surrounding community  

C. District Standards * 

1. Gross Residential Density  

2. Open Space Common Area   

3. Building Form and Intensity  

4. Mix of Uses 

5. Recreational Facilities  

6. I-25/Bernalillo Interface Overlay Zone  

D. Gross Residential Density Bonus * 

1. Goals and Policies of the Sandoval County Comprehensive Plan    

2. Innovation 

3. Natural Environment   

4. Variety   

5. Utilization of Existing Roadways and Limited Traffic Generation   

6. Architectural Control   

7. Law Enforcement Service   

8. Fire Protection and Emergency Services   

9. Educational Facilities   

10. Common Open Space    

Section 19 F Zone Map Amendment Guidelines * 

Supplemental Materials requested by P&Z staff: 

Placitas Sage Water Usage Analysis * 

Proof of water availability: Hydrology letter from John Shomaker & Associates, Inc. * 

OSE letter (well permits submitted, approval pending)* 

Liquid Waste preliminary approval from the New Mexico Environment Department * 

Site Threshold Assessment (STH) * 

NM DOT Site Threshold Assessment (STH) Approval * 

Conceptual building designs + architectural character, three dimensional views ** 

Fire Access Plan ** 

Conceptual Access Plan ** 

Conceptual Grading and Drainage Plan ** 

Conceptual Storm Water Report ** 

Conceptual Utility Map showing wells, septic, electrical, PNM easements, etc. ** 

* See the following Project Narrative             ** See the attached Master Plan Drawing Set. 
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Project Narrative  
 

SUMMARY   

Placitas Sage Cohousing seeks to create a small, owner occupied, residential community for adults over 
age 55 on the site located between Forest Lane and Ridge Road in the area of Placitas known as Placitas 
West. HOA rules will establish that Placitas Sage Cohousing is an intentional community for elderly 
population of 55 and over. The project creates an important, and as yet unavailable, alternative housing 
model for Placitas. As home owners “age out” of their large family homes on an acre or more of land, 
this senior cohousing neighborhood for people 55 and over will allow Placitas residents to stay in the 
community where they have deep roots and involvement, while “downsizing” to a more manageable 
home in a supportive community. This community will be homeowner-managed, low maintenance, and 
highly accessible. It is self-developed: meaning that decisions are being made based on values of the 
future residents, rather than profit. We are doing everything we can to keep the project affordable for 
these Sandoval County seniors. 
 
The proposal includes eighteen small Universally Designed (highly accessible) single story homes in three 
groupings of duplexes and triplexes referred to as “pods,” an art studio/gallery, and a “community 
center” housing a spiritual center, media area, co-working space, a kitchen, and dining space. The homes 
average about 965 sf in size, with the largest being 1304 sf. The design respects view sheds, provides 
significant open space, and strives to limit site disturbance. The landscape is designed to be compatible 
with the natural environment and appropriate to the climate, xeric, rainwater fed, and eventually will 
include fruit trees, raised garden beds, trellises, outdoor dining, and land managed by the community as 
open space in perpetuity in excess of the County requirement. Much of the landscape will be installed 
by the residents gardening together and making the place their own.  

The project will be ecologically appropriate, promoting connections, balancing community and privacy, 
and feeling like it belongs on the land and in the wider community while promoting physical and 
emotional safety. We believe that Placitas Sage will be a benefit to the entire community as well as to its 
residents. In addition, Placitas Sage substantially furthers the goals and policies of the Sandoval County 
Comprehensive Plan by being the first model of its type and highly innovative on many fronts. It will set 
a high standard for future developers and inform future development practices.  

WHAT IS COHOUSING?  

Cohousing is an intentional community of private homes gathered around shared space. Each home has 
traditional amenities, including a private kitchen. Shared spaces typically feature a common house, 
which may include a large kitchen and dining area, laundry, and recreational spaces. Shared outdoor 
space may include parking, walkways, open space, and gardens. Neighbors also share resources like 
tools and laundry rooms.  

Households have independent incomes and private lives, but neighbors collaboratively plan and manage 
community activities and shared spaces. Legally, Placitas Sage will be a condominium, self-managed by 
an HOA made up of the residents. Community activities feature regularly-scheduled shared meals, 
meetings, and workdays. Neighbors gather for parties, games, movies, or other events. Cohousing 
makes it easy for seniors to support each other as they age, sharing interests, care, and carpooling.  

Common characteristics of cohousing include:  

 Relationships 
o Neighbors commit to being part of a community for everyone’s mutual benefit. 
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o Cohousing cultivates a culture of sharing and caring.  
o Design features and neighborhood size (typically 15-40 homes) promote frequent 

interaction and close relationships. 

 Privacy and Community 
o Cohousing neighborhoods are designed for privacy as well as community. 
o Residents balance privacy and community by choosing their own level of engagement.  

 Participation 
o Decision making is participatory and generally based on consensus. 
o Self-management empowers residents, builds community, and saves money. 
o Future residents play a role in the development and design process.  

 Shared Values 
o Cohousing communities support residents in actualizing shared values.  
o Cohousing communities typically adopt green approaches to living. 

Why Residential Use of This Kind is Important:   

 Why cohousing:  
o There is rapidly growing interest in this type of senior cohousing model designed for 

people to age in place. We are creating a fully accessible ADA community.  
o Being able to “age in place” and continue involvement in the wider community.  
o Mutually supportive and sustainable living.  
o This project creates a small senior cohousing neighborhood with a strong sense of 

community typical of older neighborhoods, which allows Placitas seniors to stay active 
in their long-term community. 

o Placitas Sage is modeled on successful senior cohousing communities in Santa Fe, 
Boulder, Oklahoma, and California.  Our team includes several cohousing experts. 
Architect Bryan Bowen, whose parents have lived in Placitas for over 40 years, lives in 
cohousing himself and has designed numerous other cohousing communities.  
Development consultant Katie McCamant brings best practices from her 30 years in 
cohousing development.    

 Co-Care: 
o Co-Care is the heart of senior cohousing and the secret of its success. It enables people 

to live independently for many years longer than if they were aging in place in isolated 
homes. It is a grassroots model of neighborly mutual support that can help reduce social 
isolation and promote positive, active aging.  

o We feel that it is time to create a new model for senior living. 

Summary of Articles: 

What is Co-Housing? McCamant & Durrett, architects. 2007 
Living Together, Aging Together By Paula Span, September 9, 2010 NEW YORK TIMES BLOG.  
Boomers Take Cohousing Mainstream? Popular in northern Europe, cohousing is still a fringe option in 
the U.S. But the number of cohousing communities here is set to climb, thanks to Baby Boomers. Chris 
Bentley Jan 20, 2015 From the ATLANTIC – CITY LAB  
How Baby Boomers Are Creating Their Own Retirement Communities US NEWS AND WORLD REPORT 
- April 20, 2015 
The Power of Community, Charles Durrett, COMMUNITY MAGAZINE, Spring 2015 Issue 166. p23-26. 
20 Questions and Answers About Cohousing, Ellen Ryan, AARP MAGAZINE   

 
Other Resources: 

The Cohousing Association of the United States:  www.cohousing.org 

http://newoldage.blogs.nytimes.com/author/paula-span/
http://www.citylab.com/authors/chris-bentley/
http://www.citylab.com/authors/chris-bentley/
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SUPPORTIVE DATA FOR M-P MASTER PLANNED DISTRICT ZONING, SECTION 11.B.3 

1) PURPOSE AND INTENT OF MASTER PLANNED DISTRICT (SEC 11.B.3.A): Our goal in applying through this 
particular process is to allow for the unified planning of several adjacent parcels which will improve 
the quality of the outcome and create a beneficial inhabitance like no other in Placitas which fits 
gracefully into the neighborhood and natural context.  

2) PHASING (SEC 11.B.3.B):  Placitas Sage will be constructed in a single phase due to its small size and 
high level of integration and cohesiveness. This will also limit the duration of the construction 
process, minimizing impact on the neighbors.  

3) PERIMETER TREATMENT (SEC 11.B.3.C): The design goal for the perimeter of this small project is to blend 
in seamlessly with adjacent properties and the natural environment, while providing some buffer 
from the adjacent roadways. Common open space in the setbacks will be treated similarly as that on 
the adjacent properties, primary including xeric native vegetation and built elements common to the 
local vernacular architecture such as low stucco walls, trellises, and entry portales. No walls or 
fences are being proposed at internal or external lot lines. In addition, lighting will be focused on the 
ground plane and should result in no light trespass off-site, in accordance with the Dark Skies 
Initiative.  

4) PRINCIPAL EFFECT ON THE SURROUNDING COMMUNITY (SEC 11.B.3.D):  Placitas Sage doesn’t anticipate 
creating negative impact or burden on the surrounding community with respect to traffic, water, 
liquid and solid waste, schools, fire protection, police, or population growth; rather it aspires to be a 
positive addition to the neighborhood and the wider community. It does not add to the existing area 
of service for the County or entities that assist it. Traffic impact will be minimal due to the nature of 
the residents: non-commuters and mostly single-occupant homes. Living in cohousing means you 
get more of what you need without getting in your car. Solid waste will be removed the same way it 
is for the surrounding single family homes. Septic systems will be accommodated on site to State 
standards, State well permits have been applied for, and this community intends to be an EPA Water 
Wise community, which means it will be very water-efficient. The project will also feature innovative 
storm water management and landscaping techniques, LID and permaculture thinking. An attached 
water usage analysis explores this further.  

5) DISTRIBUTION, TYPE, AND INTENSITY OF LAND USES W/IN DISTRICT (SEC 11.B.1.C): Placitas Sage homes are small 
and compact with an average size of about 965 sf, with the largest only being 1304 sf and the 
smallest at 800 sf. Through this planning process, Placitas Sage will crystalize aspects already 
commonly found in the community. It arranges modest residences around courtyards in “pods,” 
allowing people to share resources and live well and with ease. It will allow residents to make art in 
their homes and in a shared studio space, which will also permit the sale of their art. Shared 
functions will be housed in a central welcoming community building, located to maximize visual 
connections to the homes, to the public, and to the Sandias. A view from the common space is 
included on the final page of this document.  

6) STATEMENT OF PROPOSED TRAFFIC OR TRANSPORTATION W/IN DISTRICT (SEC 11.B.1.D): A NM DOT Site 
Threshold Assessment (STH) has been provided that demonstrates that this proposal will not trigger 
off-site improvements nor meaningfully impact traffic in the neighborhood. As a seniors’ community 
with our own on-site community amenities, Placitas Sage will have minimal traffic impact as 
compared to other types of residential development.  

 

COMPLIANCE WITH MASTER PLANNED DISTRICT STANDARDS, SECTION 11.C 

1) GROSS RESIDENTIAL DENSITY (SEE GROSS RESIDENTIAL DENSITY BONUS 11 D. BELOW): In accordance with this 
regulation, Placitas Sage is seeking a gross density of 3 du/acre and requesting recommendation of 
approval from the Zoning Commission based on the criteria listed under 11.D below. Cohousing 
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communities, especially those planned for senior populations, benefit greatly from proximity to 
neighbors and have a need for a minimum critical mass in order to allow them to thrive.  

2) OPEN SPACE COMMON AREA:  The Comprehensive Zoning Ordinance requires that a minimum of 2% of 
an MPD be designated as open space common-area for recreational use. The open space dedicated 
to passive recreation in Placitas Sage is in excess of 2%. It will be owned and maintained in common 
through the condominium’s HOA and with their dues, a minimum of 2% will be dedicated in 
perpetuity.  

3) BUILDING FORM AND INTENSITY: The project has been designed with setbacks, lot coverage, lot sizes, and 
building heights compatible with the surrounding neighborhood and in keeping with the applicable 
plans as well as the specific characteristics of this site. Given that this proposal includes more detail 
on these topics than a typical MPD application might, we feel these factors are adequately 
addressed and controlled through this entitlement process without additional height/setback/lot 
size restrictions being imposed.  

4) MIX OF USES: Placitas Sage is proposing a nicely interwoven set of private uses to serve the residents 
in an innovative way that’s new to Placitas. In addition to the internal community-advancing aspects 
of this project, Placitas Sage will reflect the nature of its artistic residents by including an art gallery 
and studio which will welcome the wider community into our common spaces. Communities such as 
this can act as centers of thought, culture, and spirituality, and to advance that a meditation/ 
spiritual center is being proposed as a part of the multi-purpose community center.   

5) RECREATIONAL FACILITIES: Due to the small scale of the community, only 18 units, and its proximity to 
excellent existing open space, Placitas Sage is not proposing any on-site recreational facilities 
beyond delightful, natural, protected open space and wild life corridors; intimate, pleasant, garden 
courtyards between the units; and the uses in the common house/community center that might be 
considered to have recreational value. These amenities are most appropriate to the 55+ senior’s 
population.   

6) I-25/BERNALILLO INTERFACE OVERLAY ZONE: The subject property does not lie within this overlay zone.  
 

COMPLIANCE WITH GROSS RESIDENTIAL DENSITY BONUS, SEC 11.D 

1) GOALS AND POLICIES OF THE SANDOVAL COUNTY COMPREHENSIVE PLAN: Placitas Sage Cohousing complies 
with and advances the Placitas Area Plan, the West Placitas Residential District Plan, and the 
Sandoval County Comprehensive Plan. This project proposes 18 small homes grouped (clustered) in 
three pods, leaving much of the land in open space with a wildlife corridor through the arroyo. This 
land in particular has already been developed for housing in the past and shows significant impact 
from those past practices. The areas of disturbed land will be under the new homes, protecting as 
much of the natural landscape as possible. This design avoids ridge top or wetland/steep slope 
development, is designed for night sky protection, and follows the other general recommendations 
of the plans. The Placitas Area Plan calls for “Cluster Development to Improve Open Space.” This 
project builds upon that idea and will execute a model of how wonderful these places can be. The 
community center is oriented to provide a spectacular view of the Sandias to the south across Forest 
Service open space.  The Rio Grande Valley and Jemez Mountains can be viewed to the west and 
northwest. By supplying housing for seniors, a variety of diversity that is currently being lost can be 
retained in the community, and in the County’s tax base.  

2) INNOVATION: This project is the first of its type in Sandoval County. Senior cohousing is an innovative 
solution to meet the unique needs of an aging population. Aligning co-care practices to address 
emotional needs through a supportive community fosters stimulating environments for pro-active 
seniors. Cohousing aims to address the largest obstacles to aging gracefully, including isolating 
environments that instill loneliness and fear in over-sterilized, impersonal environments of nursing 
homes and elderly care facilities. Aging in community allows for a boost in interaction among seniors 
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and offers an important safety net of social inclusion. Projects like this are changing the realities for 
seniors who live in them for the better. Beyond the innovations of cohousing, the project is passive 
solar, highly efficient, aspires to be a DOE Zero Energy Ready Project 
(http://energy.gov/eere/buildings/zero-energy-ready-home), follows EPA Water Sense practices 
(https://www3.epa.gov/watersense/), and is intended to be a Build Green NM project. It includes 
advanced storm water design, LID, and permaculture principals.  

3) NATURAL ENVIRONMENT: As anyone who lives in Placitas knows, protecting the watersheds, wildlife 
corridors, and arroyos is critical. The future residents of Placitas Sage hold these spaces dearly, and 
as a result all development is kept to the perimeter and graded low into the landscape. The 
materials match the vernacular that has evolved in the southwest organically over time.  

4) VARIETY: This requirement may be intended for larger master planned areas than this applicant is 
proposing, presumably in an effort to reduce the level of repetitiveness of the housing product 
offered and increase the diversity of housing stock available to the population. Placitas Sage, in and 
of itself, offers a new choice otherwise unavailable in Placitas, with housing types that are varied in 
size and price range, yet highly compatible with the fabric of the community.  

5) UTILIZATION OF EXISTING ROADWAYS AND LIMITED TRAFFIC GENERATION: The eighteen units proposed do not 
create a need for any new public infrastructure and take advantage of existing roads, utility 
easements, and public services. As compared to most other housing types available in Placitas, these 
units will yield proportionally fewer trips per day due to the provisions of on-site amenities and the 
nature of the population served.  

6) ARCHITECTURAL CONTROL: Future architectural control beyond oversight of alterations by the HOA 
board and residents is not anticipated to be necessary, since this is a single phase project with a 
master plan district submittal that includes the proposed architectural concepts for review and 
approval.  

7) LAW ENFORCEMENT SERVICE: The design of this project provides for adequate and usual law 
enforcement practices.  

8) FIRE PROTECTION AND EMERGENCY SERVICES: The homes in Placitas Sage will be fire sprinkled to NFPA 
13D, and the common house/community center will also be fire sprinkled to NFPA requirements. 
Fire department access has been demonstrated on a diagram in the drawing set. All units have 
egress windows, 36” wide doors, on grade entries, and are on accessible routes.  

9) EDUCATION FACILITIES: No educations facilities are proposed or fitting for this development.  
10) COMMON OPEN SPACE: The current site plan shows 96,986 sf of Common Open Space and 56,183 sf 

Common Open Space in the Setback, as well as significant landscaped Common Outdoor Space (in 
the pods), and 3,726 sf of Private Outdoor Space (about 200 sf/unit where 60 sf is required) with 
approximately 29,611 sf of Building Coverage. The portion of the site deemed to be Open Space for 
Recreational Purposes includes landscaped and hardscaped pods between the units, which will 
foster community and individual health, as well as capture rainwater and shelter wind to create 
pleasant and comfortable environments. The portion of the site shown on the site plan as dedicated 
in perpetuity protects the wildlife corridor and passive recreational spaces.  

 

COMPLIANCE WITH ZONE MAP AMENDMENT GUIDELINES, SEC 19.F 

1) ACCESSIBILITY TO PROPERTY: Subject property is accessible from existing infrastructure including Forest 
Lane to the east and south and Ridge Road for the majority of the north side, and from an existing 
private drive to the west. Fire access (150’ max backing distance plus 150’ hose length) has been 
demonstrated (see drawings) and the applicant has had preliminary meetings with the fire marshal 
to ensure the design meets their requirements. Utility providers also have access to the site.  

http://energy.gov/eere/buildings/zero-energy-ready-home
https://www3.epa.gov/watersense/
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2) OFF STREET PARKING/LOADING: Parking per code is shown on the proposed site plan and includes one 
carport/garage per unit, arranged to consolidate parking areas to reduce automotive impact on the 
site and to yield an excellent pedestrian oriented environment. The parking calculation is shown on 
the site plan.  

3) WATER AND LIQUID WASTE FACILITIES: John Shomaker & Associates, Inc. has provided a letter regarding 
water supply on site. TEC Inc. has provided a Conceptual Utility Map showing wells, septic tanks and 
leach fields as well as dry utilities. The proposed property line layout was derived based on meeting 
well and septic criteria.  

4) EFFECT ON NEIGHBORING PROPERTIES – Placitas Sage will be compatible with the existing community and 
has support of the immediate property owners. It fits with the “live and let live” attitude of Placitas, 
respecting the neighbors while doing their own thing. The site grading design has placed the finished 
floors of the units as low as possible to avoid impacting views of the Sandias or looming over the 
arroyos, nestling the homes gracefully into the landscape. Also, the retaining walls necessary for 
supporting the units are integral to (and stacked seamlessly under) the building’s exterior walls to 
avoid the often seen piles of fill dirt cascading into the arroyos. The project is designed to meet the 
Dark Skies Initiative, with fixtures designed to prevent any off site light trespass. Given the nature of 
the occupants and the mission of this intentional community, it’s unlikely that noise or other 
impacts will be felt by the neighbors.  

5) COMPATIBILITY: Placitas Sage mimics the vernacular architecture and development patterns of the 
immediate area, with one-story homes in duplexes or triplexes gathered together around 
comfortable pods, impacting the arroyos as little as possible. The scale and mass of each grouping of 
homes is comparable to a single family home. A Site Threshold Assessment has been provided by 
Harwick Transportation Group demonstrating the traffic impact of such a development is negligible 
and should not trigger any offsite improvements. The design protects contiguous open space and 
enhances the existing semi-rural character and identity of Placitas West. An aerial view of the 
Placitas West neighborhood can be found in the drawing set.  

6) OVERALL HEALTH AND SAFETY OF THE COMMUNITY: This project will allow longtime residents to stay rather 
than move away to Albuquerque as they age, preserving their lifestyle and relationships which have 
been proven to be critical to long term health. It will also offer an integrated community for people 
who are moving to Placitas from elsewhere, absorbing this impact rather than distributing it.  

7) CONFORMANCE WITH THE SANDOVAL COUNTY COMPREHENSIVE PLAN AND OTHER ADOPTED PLANS: The proposed 
project complies with and advances the Comprehensive Plan, the Placitas Area Plan, the West 
Placitas Residential District, and the West Placitas District Standards which require a min lot size of 1 
acre, no buildings over 28’ in height. However, the units desired by the future residents do not meet 
some of the size minimums of the WPDS, specifically the minimum width of 24’ and minimum length 
of 42’ (which would result in a 1080 sf unit, larger than what the downsizing seniors market 
demands). Our proposed unit mix is identified in the drawings.  

8) PRE-APPLICATION MEETING: The members of Placitas Sage have been active in their outreach to the 
neighbors and community. They are highly motivated to make a place that is well loved and 
compatible with their home town – they are not professional developers but rather neighbors who 
are making a grass roots effort to do something wonderful. Partially, this is because they are hoping 
to appeal to as many local buyers as possible, partly because they want to do the right thing and 
make sure they understand people’s concerns. Placitas Sage has been working on this project for 
over three years, much of that time spent attempting to find an appropriate site. They have placed 
articles in the Signpost and held informational meetings in the Placitas Community Library and the 
Placitas Senior Center. In July of 2015 they held a picnic on this site to acquaint neighbors with their 
concept. On January 16th of 2016, they held a “meet and greet” to hear neighbor concerns, share 
current architectural concepts, and explain cohousing. After that meeting, Placitas Sage members 
made a concerted effort to reach out to each resident of Placitas West, making phone calls, 
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dropping off informational packets, and going door to door. Upon acceptance of this submittal 
package, Placitas Sage will schedule and publically notice the County required public meeting, which 
will be attended by P&Z Staff and to which neighbors, and future occupants will be invited. Before 
and after that meeting, their outreach efforts will continue to be robust.  

 

By-Right Development Alternative: 

Placitas Sage will have less impact on the neighborhood and the landscape than conventional 
development patterns would. Below is a rendering of the site as it could be developed with six 4000-
5000 sf homes, each of which could be occupied by large families resulting in more building coverage on 
site, pools, and a larger population with greater transportation needs.  
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THE APPLICANT & PROFESSIONALS 
 

Real People: 
Placitas Sage Cohousing LLC consists of a group of seniors, 55 and over, mostly residents of Placitas, who 
are creating a new model for how they age together. Rather than living in large isolated homes or 
corporate run retirement facilities, they aspire to life in a pleasant, interdependent, small scale 
community. By designing their own surroundings, it will be easier for them to live and to grow older 
more practically and economically. They will be able to inspire each other to stay motivated and active 
as they age as well as help each other along the way. Many of the members who are a part of this 
intentional senior community already volunteer in the wider community of active adults and are 
involved with a variety of community projects such as the Placitas Community Library, the Placitas 
Artists Series, the Placitas Studio Tour and Holiday Sale, Las Placitas Presbyterian Church, the Casa Rosa 
Food Pantry, Jardineros, and more. Most members currently live in Placitas. For more information on 
how the community envisions itself, please see our website: www.placitassage.org.  
 
Architect: 
Bryan Bowen, of Caddis Architecture in Boulder, CO, was recently named “Architect of the Year” by the 
Northern Colorado AIA. Bryan grew up on and around this site in Placitas, so he fully understands both 
the architectural style as well as the nature of the Placitas community. Bryan began his career in 
architecture as a laborer working under Peter Harris, of Placitas. He lives in Wild Sage Cohousing, a 
thriving intergenerational community in Boulder, and collaborated in the design Silver Sage Village with 
Charles Durrett (an intergenerational cohousing and senior cohousing pioneer). Both projects have won 
numerous awards. In the past 16 years he has also worked with cohousing communities across the US. 
Cohousing architects partner with future residents to create neighborhoods that are socially vibrant and 
environmentally sustainable. Bryan is dedicated to the design of livable neighborhoods and beautiful 
eco-buildings, all with the vision of taking realistic and persistent steps towards true sustainability. Bryan 
approaches work with a sense of humility and humor, and clients often comment on his ability to distill 
the chaos of construction and development in a logical and insightful way. For more information on 
their work, please visit his website: www.caddispc.com.  
 
Development Consultant: 
Kathryn McCamant, Founder and President of CoHousing Solutions of Nevada City, CA, is the 
Development Consultant for Placitas Sage. She, along with her husband Charles Durrett, are the most 
experienced cohousing professionals in the country, having created over 50 cohousing communities in 
the US and Canada. They introduced the cohousing concept to North America with their book 
Cohousing: A Contemporary Approach to Housing Ourselves. Charles Durrett’s later book, Senior 
Cohousing: A Community Approach to Independent Living further develops the concept. Their most 
recent book is Creating Cohousing: Building Sustainable Communities documents 25 years of cohousing 
development in North America. Communities they have designed have received numerous awards 
including the National Association of Home Builders’ “Best Smart Growth Community Design,” HUD’s 
“Building Innovation for Home Ownership,” the Institute of Social Innovation in London’s “Best Social 
Innovation,” and received the United Nation’s World Habitat Award. For a better understanding of 
cohousing, please see their website at www.cohousing-solutions.com.  
 
Builder & Project Manager:  
Jim Madueña and Gail McGough-Madueña are owners of JG Madueña Homes, a full service residential 
and light commercial development and build company which has been since 1984 a fully licensed GB98 
general contractor through the New Mexico Construction Industries. Both Jim and Gail are long time 
members of the Placitas Community and bring a vast amount of knowledge and understanding to the 

http://www.placitassage.org/
http://www.caddispc.com/
http://www.cohousing-solutions.com/
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project. Jim has been selected by his peers to judge for the Santa Fe Parade of Homes and the 
Albuquerque Home Parade. He is past chair of the Green Build Council of the HBA of Central New 
Mexico and is an active member. He served on the BANM Council’s Technical Advisory Committee for 
the state of New Mexico and is serving his third term on the board of directors for the state of New 
Mexico Home Builders Association. He served on the Placitas Community Library Architectural Advisory 
Board for design and construction of the local library. He is retired from 17 years as a volunteer 
firefighter for the Placitas Fire Brigade. He currently serves on the Sandoval County P&Z Commission. 
Jim lives and builds in Placitas. Their website is www.jgmaduenahomes.com.  
 
 

 
View from the Community Center 
 
 
Attachments: 
Placitas Sage Water Usage Analysis  
Proof of water availability: Hydrology letter from John Shomaker & Associates, Inc. 
OSE letter (well permits submitted, approval pending) 
Liquid Waste preliminary approval from the New Mexico Environment Department  
Site Threshold Assessment (STH) 
NM DOT Site Threshold Assessment (STH) Approval 
Master Plan Submittal Drawing Set dated 4/6/2016  
 

http://www.jgmaduenahomes.com/
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Water Usage Analysis 
For Placitas Sage Cohousing 
Date: 10.28.2014 
To: Placitas Sage Cohousing 
From: Caddis Architects 
Regarding: Water Usage 
 
The Placitas Sage Community will be an exemplar EPA Water Sense community.  There are three 
main components to our smart water usage plan.  They are collection, conservation, and 
education.   
 
 
Collection 
Our collection strategy includes collecting water from both outside and inside the residences, and 
using/reusing it as effectively as possible.  We will employ the following: 

 Roof collection and rain barrels to collect rain water 
 Gray water system to collect water from sinks, showers, and household appliances 

 
These collections could then be used for: 

 Smart Irrigation 
 Excess would drain through bio swales to 
 On site water detention/absorption 

 
 
Conservation 
Our conservation strategy is designed to reduce water usage both inside the units and in the surrounding 
environment.  In order to conserve water usage we would: 

 Xeriscape planting only drought tolerant landscape plants, with most of the site remaining native 
o Landscape plants would also be edible when and where appropriate 

 Use low flow fixtures, dual flush toilets, and high efficiency household appliances 
 Homerun hot water lines of less than 5gal, or an at the tap on demand hot water systems 

 
 
Education 
Cohousing creates strong interactive communities.  We would use this inherent community structure to 
help propel forward continuing education about best practices.  The buildings would be sub metered to 
keep residents aware and accountable for their usage and foster competition between building groupings.   
 
 
Additional Opportunities for Water Conservation: 
As a development of 20 single occupancy homes on 8.2 acres, this development will have less intense 
water usage than what could be built under current zoning.  These 20 units will be gathered together in 
groups of five.  Homes in senior cohousing communities are typically smaller single occupancy units.  
This leads to significantly less water consumption per unit.  Ultimately the property will function more like 
four single family homes on two acre lots.  This is because of the efficiencies created by combining low 
occupancy and shared resources.  These shared utilities would include: 

 Laundry facilities composed of high efficiency units; one laundry room per housing group 
 300gal static storage take for fire suppression; one tank per housing group 
 Septic tank and leach field; one per housing group (5-8 people) 

 



 
 

2 | P a g e  
 

The development would also share three wells and a common house.  The common house would not 
present any additional water usage because it is only used by the community for tasks that would 
otherwise happen in the residential units.   
 
The community would also be interested in using a Living Machine to allow for the purification and reuse 
of even more water onsite.  Further evaluation of this and other advanced systems is required before a 
recommendation can be made.   
 
Conclusion 
Combining these strategies will allow us to reduce irrigation, the largest component of normal household 
water usage, to nothing in all but the driest conditions.   
 

 
Graph of typical household water use by Colorado State University 

 
It will also dramatically reduce indoor water usage.  Using standard low flow fixtures and appliances we 
can easily reduce indoor water usage by 30%.  By getting fixtures and appliances that exceed the EPA’s 
water wise program, recycling grey water, and installing a living machine we could achieve even more 
dramatic results.   
 
 
Fixtures: 
 
Pressure-reducing valve: If the water pressure for the main water lines in the community exceeds 35psi, 
we will install a pressure reducing valve to reduce water usage 
 
Showerheads: The showerheads installed in this project with use 1.75gpm or less 

 Hansgrohe Croma E 100 Green 3-Jet Showerhead, 1.75 GPM 
Toilets: The toilets installed in this project with use 1.3gpf or less 

 Caravelle Smart 270 One Piece, dual flush, 1.28/0.8 gallons per flush 
Faucets: The faucets installed in this project with use 1.5gpm or less 

 Kitchen: Hansgrohe Talis S 2-Spray HighArc Kitchen Faucet, Pull-Down, 1.5 GPM 
 Washroom: Hansgrohe Talis S Single-Hole Faucet, 1.0 GPM 

Washing Machine: The washing machines in this project with use 15 gpl or less, and be CEE III certified 
 MAXIMA® FRONT LOAD WASHING MACHINE WITH LARGE CAPACITY – 4.5 CU. FT. 13.5gpl 

Dishwashers: The dishwashers in this project with use 3.5gpl or less 
 Bosh 24" Recessed Handle Special Application SGE63E15UC 2.2gpl 
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Showerhead 
 
Toilet 

 
Faucet 

 
Washing 
Machine 

 
Dishwasher 

 
Conventional 
Fixtures 
 

 
2.5gpm 

 
3.5gpf 

 
2.2gpm 

 
23gpl 

 
4.25gpl 

 
Fixtures 
Planned 
 

 
1.75gpm 

 
1.3/0.8 gpf 

 
1.5/1.0gpm 

 
13.5gpl 

 
2.2 gpl 

 
Water Savings 
 

 
30% 

 
63% to 77% 

 
32% to 55% 

 
41% 

 
48% 

 

 
Percent Savings Based on (Average Household Usage as determined by CSU) x (Water Savings) 

 
Average Per Capita 
Daily Water Usage 
(GPCD) 

Percent Savings 
Compared to 
Conventional Usage 

Predicted Daily Per 
Capita Water Usage 

Predicted Annual Per 
Capita Water Usage 

 
150gal 

 

 
70% 

 

 
45gal 

 

 
16,200gal 

 
 

Leaks
4% Other

3%
Washing Machine

3%
Faucet

3%

Toilet
8% Dishwasher
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Shower
3%

Bath
1%Outdoor

5%

Savings
70%

WATER USAGE COMPAIRED TO A CONVENTIONAL 
HOUSEHOLD



JOHN SHOMAKER & ASSOCIATES, INC. 
WATER-RESOURCE AND ENVIRONMENTAL CONSULTANTS 

 
 

January 26, 2016 
 
 

Ms. Joyce Thompson 
Placitas Sage Cohousing 
P. O. Box 408 
Placitas, New Mexico 87043 by email: revjat@gmail.com 
 
Re:  water availability for Placitas Sage project 
 
Dear Ms. Thompson: 
 
 You asked several days ago for an evaluation of the availability of water for the 
proposed Placitas Sage Cohousing project, to be located in the SE/4 Sec. 34, T. 13 N., R. 4 E. 
about 2 miles east of Bernalillo.  I have examined the relevant geologic and hydrogeologic 
literature, the records of the State Engineer and the U.S. Geological Survey, and information 
provided by you, and I believe that the yield of a well, the groundwater in storage, and the rate 
of change in groundwater levels, will be such as to provide an adequate supply for the 
100-year period contemplated in Sandoval County subdivision regulations.  
 

Projected Demand 
 
 The Placitas Sage project is to be designed as an “exemplar EPA Water Sense com-
munity,”1 with water-conserving fixtures and appliances and minimal outdoor use.  The 
predicted per capita daily water use is 45 gallons.  Assuming that each of the proposed 18 
connections would represent two people, the total annual demand would be approximately 
592,000 gallons per year, or 1.82 ac-ft/yr.  A supply sufficient for 100 years would be 182 ac-ft. 
 

Hydrogeologic Setting 
 
 The location of the project is shown on the geologic map of Connell et al, 1999 (Plate 1 
of Johnson and Campbell, 2008),2 Figure 1.  The aquifer is the Upper Santa Fe Group, the 
principal aquifer of the Middle Rio Grande valley, and the project is just east of the transition 
between axial river sands and gravels, and piedmont deposits that include somewhat less well 
sorted, and more silt- and clay-rich alluvial-fan sediments.  The project is about 1.5 miles west 
of the major fault that separates the down-dropped block containing the valley-fill deposits of 
the Santa Fe Group on the west, from the older and much less permeable bedrock geologic 
units on the east (Cretaceous- and Jurassic-age units indicated by the blue and green colors on 
the map).  It is primarily in the area of bedrock aquifers that low well-yields, large water-level 
declines, and well failures have been a problem in parts of Placitas. 
                                                 
1   Caddis Architecture Inc. (Boulder, CO), 2015, Memorandum re: water usage: report to Placitas Sage Cohousing, 

March 12, 2015. 
2   Johnson, P.S., and Campbell, A., 2008, Hydrogeology and water resources of the Placitas area, Sandoval 

County, New Mexico:  New Mexico Bureau of Geology and Mineral Resources Open-File Report 469. 

JOHN SHOMAKER & ASSOCIATES, INC. 
WATER-RESOURCE AND ENVIRONMENTAL CONSULTANTS 
                 2611 BROADBENT PARKWAY NE 
                  ALBUQUERQUE, NEW MEXICO  87107 
                   (505) 345-3407,  FAX (505) 345-9920 
                            www.shomaker.com 
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Figure 2 shows the location relative to the hydrogeologic zones defined by Johnson and 
Campbell.  They describe hydrogeologic zone B2a, within which a well at the Placitas Sage 
project would be located, as shown in the excerpt below.  The thickness of Upper Santa Fe 
Group beds is predicted to be at least 2,000 ft, of which, based on water-level measurements 
near the Placitas Sage tract, at least 1,600 ft is saturated. 

 
Excerpt from Johnson and Campbell (2008) describing hydrogeologic zone B2a: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Well Yields 
 
 The wells of the Placitas West Water Cooperative (PWWC), RG-11802 and RG-11802-S, 
are about 350 ft from the northeastern corner of the Placitas Sage tract (Fig. 1).  Well RG-11802 
was drilled in 1967.  A short formal test was conducted in 1977, during which the well produced 
an average of 42 gpm (gallons per minute) with a drawdown of about 7 ft, leading to a specific 
capacity of about 6 gpm per foot of drawdown.  Well RG-11802-S was drilled in 1998, to a depth 
of 580 ft, and was tested at 42 gpm.  It has continued to supply the PWWC system, and in early 
2015 was producing an average of 46.24 gpm when the pump was running.3   

                                                 
3   PWWC Well Pump Log 2015, provided by Leland Bowen January 2016. 
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 Johnson and Campbell (2008) indicate that the hydraulic conductivity of the aquifer in 
the area of the Placitas Sage tract is about 7 ft/day.  A saturated thickness of 370 ft, which 
would apply if a new well were 800 ft deep, would have a transmissivity of 2,590 ft2/day.  If a 
specific yield of 0.20 is assumed, adopting the value in the State Engineer administrative 
groundwater flow model (Barroll, 2001),4 a specific capacity of about 9.5 gpm per foot of 
drawdown, at 70 percent well efficiency, would be expected.  This is somewhat greater than 
the specific capacity of the PWWC wells because of the greater saturated thickness in the 
deeper well. 
 
 The average pumping rate required to supply the 1.82 ac-ft/yr predicted demand of the 
Placitas Sage project would be 1.13 gpm, equivalent to 11.3 gpm pumped for 2.4 hours each day. 
 

Groundwater in Storage 
 
 A calculation of groundwater in storage beneath the Placitas Sage tract, following the 
procedure outlined in the Sandoval County regulations (Section 4.A.5, p. 56) leads to a total of 
266 ac-ft, based on the approximate area of the tract, 4.5 ac; a specific yield for the aquifer of 
0.20 as in the State Engineer administrative groundwater model (Barroll, 2001); a saturated 
thickness of 370 ft based on the 430-ft current depth to water as measured in Well RG-71433,5 
and an assumed well depth of 800 ft; and a recovery factor of 0.8.  The calculated volume in 
storage beneath the Placitas Sage tract is greater than the expected 100-year total demand of 
the project.   
 
 Water flows toward a pumping well from the surrounding aquifer in all directions, 
from both within and outside the particular tract it serves.  It is worth noting that the Placitas 
Sage tract adjoins U.S. Forest Service lands along its southern boundary (see Fig. 1), and no 
development that would include water wells is expected on the Forest Service lands.  
Competition for groundwater would be limited to wells in the non-Forest Service area. 
 

Water-Level Change Over Time 
 
 Water levels have declined very slowly in this part of the aquifer.  Three measurements 
are known for wells very close to the Placitas Sage tract, all at about the same elevation, as 
shown in Table 1.  The decline indicated by these measurements is about 11 ft over a period of 
a little more than 39 years, or about 0.28 ft per year.  The U.S. Geological Survey published 
regular measurements of the water level in well RG-38051 (Fig. 1) from 1982 to 2006, as 
shown in Figure 3.  The well is about 0.45 mile northeast of the Placitas Sage tract, and is 

                                                 
4   Barroll, P., 2001, Documentation of the administrative groundwater model for the Middle Rio Grande Basin:  

New Mexico Office of the State Engineer, Hydrology Bureau Report 99-3. 
5   Measured on January 22 and 23, 2016 by Eric Hubbard, consulting hydrogeologist, Placitas.  Depth is 

corrected to ground level datum.  The original well record for RG-71433 gives a depth to water of 372 ft, 
in 1999, but this measurement was made immediately after the well was completed is not likely to be 
representative of the water level in the aquifer.  It was very probably influenced by the presence of 
drilling fluid and water used for jetting to clean perforations, and incomplete development.  The well 
was never tested and has not been in use. 



Placitas Sage Cohousing  - 4 - January 26, 2016 
 

JOHN SHOMAKER & ASSOCIATES, INC. 
WATER-RESOURCE AND ENVIRONMENTAL CONSULTANTS 

completed in the same aquifer.  The trend of non-pumping measurements has been a very 
steady decline of about 0.25 ft per year.  Extrapolation of the recent trend for 100 years would 
lead to a decline of somewhat less than 30 ft, which, given the 1,600 ft or greater saturated 
thickness of the aquifer, would leave ample saturated thickness to continue to supply a well at 
the Placitas Sage tract.  
 

Table 1.  Water-level measurements in wells close to the Placitas Sage project.   
Land-surface elevations of all three wells are similar.  See Figure 1 for well locations. 

 

well 
date  

measured 
depth to water,  

ft below ground level 

RG-11802 (PWWC 1967 well) 9-10-1977 419 

RG-11802-S (PWWC 1998 well) 2-19-1998 424 

RG-71433 1-23-2016 430 

 
 
Water Quality 
 
 Water quality will not be discussed here except to say that the general chemical quality 
of water from the PWWC wells is good, except that arsenic concentration is slightly greater 
than the Environmental Protection Agency Maximum Contaminant Level of 10 micrograms 
per liter.  Similar water can be expected from a well on the Placitas Sage project tract.  
  

Please let me know if there are questions, or if any further information would be 
helpful. 

 
 

 Sincerely, 
 
 JOHN SHOMAKER & ASSOCIATES, INC. 
 
 
 
 
 John W. Shomaker, PhD, CPG, PG 
 Senior Principal Hydrogeologist 
JWS:js 
 
Enc:  Figures 1, 2, and 3 
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Figure 1.  Geologic map showing location of Placitas Sage project in Sec. 34, T. 13 N., R. 4 E. and wells mentioned in text.  (Map 

from Johnson and Campbell, 2008, Plate 1).  U.S. Forest Service lands in the southern part of the map area indicated by the 
blue boundary line.  Explanation of geologic units on following page (many units described in explanation are not present 
within the map area).  Black dotted and dashed lines represent faults (dotted where buried, dashed where inferred). 

  

Well RG-38051

Well RG-71433

Wells RG-11802 & S

1 mile 

Placitas Sage 
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 Figure 1a.  Explanation of geologic units. 
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Figure 2.  Map showing hydrogeologic zones in the vicinity of the Placitas Sage project, as defined by Johnson and Campbell, 
2008 (Plate 7).  Zones B2a and B2b are described in the text.  Zones B3 and B4 include thicker sequences of Santa Fe 
Group beds and river gravels of the Albuquerque Basin, with higher hydraulic conductivity than Zone B2a. 

Placitas Sage 

1 mile 

B3
B4 
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Figure 3.  Water-level measurements published by U.S. Geological Survey for well RG-38051, about 0.45 mi northeast of Placitas 
Sage tract, and completed in the same aquifer.  See Figure 1 for location.  Measurements below the main trend probably 
represent pumping or partially recovered levels, or levels measured during pumping from a nearby well.  



 

 

 

 

 

 

 

 

 
March 28, 2016 
 
Jim Maduena 
J.G. Maduena Homes 
PO Box 845 
Placitas, NM 87043 
 
RE:  Placitas Sage Cohousing Project – Preliminary approval 
 
Dear Mr. Maduena: 
 
A review of the proposed Placitas Sage Co-housing project plot dated March 17, 2016 has been 
completed by the New Mexico Environment Department (NMED), District 1 staff and it has been 
determined that the development, as proposed on the plot dated March 17, 2016, meets the 
minimum requirements of the Liquid Waste Treatment and Disposal Regulations (20.7.3 NMAC).  
Specific details are identified below. Approval is based on the lot sizes, unit densities and design 
flows that follow.  Unknown soil/ site conditions could reduce the allowable design flow on 
individual lots. Shown are maximum allowable design flows assuming ideal site conditions:  
Lot Units/ 

Bedrooms 
Proposed 

Lot Size 
Proposed 

Minimum Lot 
Size Required 

Proposed 
Design Flow 

Maximum 
Allowable 
Design Flow 

83-A 5 units/ 5 
bdrms 

1.50 acres 1.50 acres 750 gpd 750 gpd 

83-B 5 units/ 5 
bdrms 

1.60 acres 1.50 acres 750 gpd 800 gpd 

84-A 5 units/ 5 
bdrms 

1.63 acres 1.50 acres 750 gpd 815 gpd 

84-B 4 units/ 5 
bdrms 

1.50 acres 1.50 acres 750 gpd 750 gpd 

 
Actual permitting of proposed cluster liquid waste systems shall follow the requirements in 20.7.3 
NMAC. This letter does not constitute blanket approval for systems. 
 
Please feel free to contact me with any questions. 
 
Sincerely, 
 

John S. Rhoderick 
John Rhoderick, Area Manager 
NMED-EHB 

SUSANA MARTINEZ 

Governor 
JOHN A. SANCHEZ 

Lieutenant Governor 

RYAN FLYNN 

Cabinet Secretary 
BUTCH TONGATE 

Deputy Secretary 

NEW MEXICO 

ENVIRONMENT DEPARTMENT 
 

 
4359 Jager Dr. Suite B 

 Rio Rancho, NM 87144 

Phone (505) 771-5980    Fax (505) 771-5981 

www.nmenv.state.nm.us 

  



Site Threshold Assessment (STH)

District No. ___________

Project No. ___________

FORM:  STH February 2002

A Site Threshold Assessment (STH) is required of all
developing or redeveloping properties that directly or
indirectly access a state highway.

Permit Applicant Date:   ____________

Applicant Name: ______________________________

Business Name: ______________________________

Business Address: ______________________________

______________________________

  City:   ______________________    State:   ______    Zip Code:   ______-_____

Site Description

Development Type Site Information (fill in all that apply)

Residential         Building Size (SF)                  Dwelling Units                  
Retail         Parcel Size (ac)                  Rooms                  
Office         Roadway Frontage (ft)                  Beds                  
Industrial         Parking Spaces                  Students                  
Institutional         Employees                  Seats                  
Lodging         Other                  Fuel Pumps                  
Restaurant         Courts                  
Convenience/Gas         Storage Units                  
Other                                                                             

The STH examines existing roadway volumes and anticipated site trip generation for the purpose of
determining if additional analyses are required.  If the site characteristics and the trip generation
estimate for a proposed development do not satisfy the requirements for a STA or a TIA as determined
by the District Traffic Engineer, the STH should be approved and the traffic study requirement for the
proposed development will be complete.  If additional analysis is required based on the results of the
STH, the District Traffic Engineer should indicate to the applicant the level of analysis that is required.

Existing Roadway Data
Highway No.: _________ Site Mile Post: _________
Highway ADT:   _________ Count Year: _________
Number of Lanes (two-way): _________ Func. Class.:                   

Trip Generation
ITE Trip Generation Land Use Category: __________
AM Peak Hour Trips Enter: __________ Exit:                     
PM Peak Hour Trips Enter: __________ Exit:                     

Exceeds Threshold: Y or N If Yes, is a    STA    or TIA    Required?

Thresholds
STA:  25 to 99 peak-hour total trips and more than 1,000 vehicles per lane per day on adjacent highway.
TIA:  100 or more peak-hour total trips.

Other Requirement Basis / DTE Comments:                                                                                 

od905
Placitas Sage CoHousing, LLC

od905
3

od905
1/20/2016

od905
X

od905
NM 165

od905
6,440

od905
2014 

od905
MJCL

od905
Approx 1.91

od905
2

od905
230

od905
2

od905
11

od905
10

od905
5

od905
Joyce Thompson

od905
P.O. Box 408

od905
Placitas

od905
NM

od905
87043

od905
Development located 0.45 miles south of NM 165.

Admin


od905
18
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Trip Generation Worksheet

Land Use: Residential Condo or Townhouse 230

Trip Generation Units: 1 Dwelling Unit

Project Units: 18

Trip Generation Equations:
Average Vehicle Trip End on a Weekday

Ln(T) = 0.87 Ln(X) + 2.46
Enter 50%
Exit 50%

 Peak Hour of Adjacent St, Traffic 7 to 9 AM

Ln(T) = 0.80 Ln(X) + 0.26
Enter 17%
Exit 83%

 Peak Hour of Adjacent St Traffic, 4 to 6 PM

Ln(T) = 0.82 Ln(X) + 0.32
Enter 67%
Exit 33%

Daily Trips 145
Enter 73
Exit 72

AM Peak Trips 13
Enter 2
Exit 11

PM Peak Trips 15
Enter 10
Exit 5

Trip Generation based upon ITE Trip Generation , 9th Edition.

Trip Generation-Master-9th Edition.xls 12/22/2015
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COVER SHEET - MASTER PLAN

SHT 1

MASTER PLAN
SUBMITTAL

PLACITAS SAGE
COHOUSING

Placitas, NM

PLACITAS SAGE COHOUSING

MASTER PLAN SUBMITTAL

4.6.2016

Placitas, NM

CLIENT
Contact: Joyce Thompson
P: 505.697.2212
Contact's Name: revjat@gmail.com

ARCHITECT
Caddis, P.C.
Project Architect: Bryan Bowen
1510 Zamia Ave. #103
Boulder, CO 80304
P: 303.443.3629
Bryan: bryan@caddispc.com

CIVIL ENGINEER
Thompson Engineering Consultants
Contact: David Thompson
5300 Sequia Rd #207
Albuquerque, NM 87120
P: 505.271.2199
Contact's Name: tecnm@yahoo.com

VICINITY MAP (NTS)

PROJECT CONTACTS

TRAFFIC ENGINEER
Harwick Transportation Group
Contact: Nevin Harwick
1440 Camino Cerrito Se
Albuquerque, NM 87123
P: 505.228.9776
Email: nevin@harwicktg.com

DEVELOPMENT CONSULTANT
Cohousing Solutions
Contact: Katie McCamant
241B Commercial Street
Nevada City, CA 95959
P: 530.265.9980
Katie: kmccamant@cohousing-solutions.com

LANDSCAPE ARCHITECT
TBK Environmental Design
Contact: Barnabas Kane
37 Comstock Court
Leadville, CO 80461
P: 928.899.6489
Barnabas: bkane@tbkadesign.com

GENERAL CONTRACTOR
JG Maduena Homes
Contact: Jim Maduena
104 Llanito Lindo
Placitas, NM 87043
P: 505.250.2236
Jim: maduenanm@aol.com

FIRE ACCESS DIAGRAM SCALE: 1" = 80'-0"

SUBJECT PROPERTY
LOCATION - 6.18
ACRES

CIBOLA NATIONAL FORESTRY USE

RESIDETIAL USE
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LOT 83-A
1.5 ACRES
66,885 SF
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LOT 83-B
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71,033 SF
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ASPHALT PAVING

BASE COURSE W/
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SUMMER SUN
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EXISTING LOT BOUNDRY
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SCALE = NTS

SITE INFO

LOT AREA: 269,194 SF (+/- 6.18 ACRES)

LEGAL DESCRIPTION

LOTS: 62-B, 82-B, 83-A, 83-B AND 84 OF PLACITAS
SMALL TRACTS AREA, SECTION 34, T13N, R4E,
NMPM, SANDOVAL COUNTY, NEW MEXICO

PRELIMINARY PROJECT INFO

NUMBER OF DWELLING UNITS:
PINION (A) UNITS:
LAVENDER (B) UNITS:
SUNFLOWER (C) UNITS:

TOTAL FLOOR AREA OF DWELLING UNITS:
COMMUNITY CENTER UPPER LEVEL:
COMMUNITY CENTER LOWER LEVEL:
STUDIO:
DETACHED GARAGE:
TOTAL FLOOR AREA:

ZONING

CURRENT ZONING
PROPOSED ZONING:
PROPOSED LOT AREA/UNIT:
MAX ALLOWED DENSITY:
PROPOSED DENSITY:
PROPOSED BUILDING COVERAGE:
TOTAL OPEN SPACE PROPOSED:
COMMON OPEN SPACE IN SETBACK:
COMMON OPEN SPACE:
PRIVATE OUTDOOR SPACE (>60SF EA.):
OPEN SPACE IN PERPETUITY:

MIN BUILDING SEPARATION DISTANCE:
PUBLIC STREET SETBACK:
INTERIOR LOT LINE SETBACK:
MIN FRONT YARD SETBACK:
MIN SIDE YARD SETBACK:
MIN REAR YARD SETBACK:

PARKING

REQUIRED MIN 1.5 SPACES/UNIT PLUS 10%:
MIN 1 COVERED SPACE PER UNIT:
ADA SPACES REQUIRED FOR 26-50 SPACES:
PROPOSED COVERED PARKING:
PROPOSED ADA SPACES:
TOTAL PROPOSED PARKING:

NOTE:

INTERNAL PROPERTY LINES SHOWN ARE
CONCEPTUAL AND WILL NEED TO BE CONFIRMED
WITH INPUT FROM THE COUNTY & STATE
JURISDICTIONS
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SCALE: 1" = 30'
0' 15' 30' 60' 120'

18 1-BEDROOM FLATS
7 @ 1,304 SF
7 @ 1,053 SF
4 @ 812 SF
19,747 SF
2,040 SF
2,040 SF
630 SF
3 @ 568SF
45,908 SF

CD-WP (WEST PLACITAS COMMUNITY DISTRICT)
MP (MASTER PLANNED DISTRICT)
+/- 14,207 SF
3.0 DU/ACRE
3.0 DU/ACRE
+/-19%, +/- 49,537 SF
+/- 228,364 SF, +/- 85%
+/- 56,183 SF
+/- 3,726 SF
+/- 51,700 SF
+/- 97,000 SF, +/- 36%

15'
20' PROPOSED
10' PROPOSED
20' PROPOSED
10' PROPOSED
20' PROPOSED

30 SPACES
18 SPACES
2 SPACES
21 SPACES
2 SPACES
32 SPACES
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DRAINAGE  PLAN:

LEGAL  DESCRIPTION: LOTS  83-­A,  83-­B,  84,  AND  PARTS  OF  61  AND  62-­B;;
PLACITAS  SMALL  TRACTS  AREA

SITE  AREA: 6.13  ACRES

EXISTING  DRAINAGE  CONDITIONS:

THE  LOTS  ARE  LOCATED  IN  THE  PLACITAS  WEST  AREA  BETWEEN  FOREST  LANE  AND  RIDGE  ROAD.
THE  LOTS  GENERALLY  DRAIN  FROM  SOUTHEAST  TO  NORTHWEST  TO  AN  ARROYO  THAT  DRAINS
NORTHWEST  FROM  THE  PROPERTIES.  A  SMALL  OFFSITE  BASIN,  ABOUT  3.1  ACRES,  IS  LOCATED  IN
FOREST  SERVICE  PROPERTY  TO  THE  SOUTHEAST  OF  THE  LOTS.  RUNOFF  FROM  THIS  SMALL  OFFSTIE
BASIN  DRAINS  ONTO  THE  PROPERTIES  BY  OVERTOPPING  FOREST  LANE  AND  CONTINUING  IN  THE
ARROYO  RUNNING  THROUGH  THE  PROPERTIES.  DURING  A  100-­YEAR,  24-­HOUR  STORM  THE  OFFSITE
BASIN  DISCHARGES  9.06  CFS  INTO  THE  ARROYO.

AS  REQUIRED  IN  APPENDIX  A  OF  THE  SANDOVAL  COUNTY  SUBDIVISION  REGULATIONS  FOR
SOUTHEASTERN  SANDOVAL  COUNTY,  THE  DRAINAGE  ANALYSIS  FOR  THIS  SITE  IS  IN  ACCORDANCE
WITH  SETION  22  OF  THE  CITY  OF  ALBUQUERQUE  DEVELOPMENT  PROCESS  MANUAL  (DPM),  ENTITLED

HYDROLOGIC  MODEL  WAS  DEVELOPED.  THE  DESIGN  STORM  USED  FOR  BOTH  UNDEVELOPED  AND
DEVELOPED  CONDITIONS  IS  THE  100-­YEAR,  24-­HOUR  STORM  EVENT  FOR  RUNOFF.  THE  100-­YEAR
RAINFALL  WAS  OBTAINED  USING  THE  NOAA  ATLAS  14  VOLUME  1  VERSION  5  POINT  PRECIPITATION
FREQUENCY  ESTIMATES  FOR  THE  PROJECT  LOCATION.  THE  100-­YEAR,  24-­HOUR  STORM  IS  2.90
INCHES.  DUE  TO  THE  STEEP  SLOPES  IN  THE  PROJECT  AREA  UNDER  EXISTING  CONDITIONS  THE  LOTS
ARE  MODELED  AS  LAND  TREATMENT  C.

DEVELOPED  DRAINAGE  CONDITIONS:

THIS  PROJECT  INVOLVES  THE  CONSTRUCTION  OF  EIGHT  SEPARATE  BUILDINGS  WITH  SEVEN  OF  THE
BUILDINGS  HAVING  A  TOTAL  OF  18  ONE-­BEDROOM  RESIDENTIAL  UNITS  AND  ONE  BUILDING  FOR  THE
COMMUNITY  CENTER.  OTHER  SITE  IMPROVEMENTS  INCLUDE  PARKING  AREAS,  WALKING  PATHS,  AND
LANDSCAPING.  THE  PROPERTIES  ARE  DIVIDED  INTO  TWO  DRAINAGE  BASINS.  BASIN  A  INCLUDES  THE
WESTERN  QUARTER  OF  THE  SITE  AND  BASIN  B  INCLUDES  THE  EASTERN  THREE-­QUARTERS  OF  THE
SITE.  LID  CONCEPTS  ARE  INCORPORATED  IN  THE  MANAGEMENT  OF  STORM  DRAINAGE.  RUNOFF  FROM
THE  IMPERVIOUS  AREAS  IS  DIRECTED  TOWARD  THE  CENTER  LANDSCAPED  AREA  BETWEEN  THE
BUILDINGS.  ALSO,  THE  MAJORITY  OF  THE  ROOF  RUNOFF  FROM  EACH  RESIDENTIAL  BUILDING  IS
CAPTURED  IN  2  -­  1000  GALLON  CISTERNS.  ONCE  THE  CISTERNS  ARE  AT  CAPACITY,  THE  RUNOFF  IS
THEN  DIRECTED  TO  THE  LANDSCAPED  AREA  BETWEEN  THE  BUILDINGS.

IN  BASIN  A,  THERE  ARE  A  TOTAL  OF  4-­1000  GALLON  CISTERNS  THAT  CAPTURE  RUNOFF  FROM  THE
BUILDING  ROOF.  THEREFORE,  THE  FIRST  535  CUBIC-­FEET  OF  STORM  WATER  WILL  BE  STORED  IN  THE
CISTERNS  BEFORE  THERE  IS  ANY  RUNOFF  IN  THE  DRAINAGE  SWALES.  RUNOFF  FROM  BASIN  A  IS
CONVEYED  IN  SWALES  WITHIN  THE  LANDSCAPE  AREA  BETWEEN  THE  BUILDINGS  TO  BE  USED  FOR
WATER  HARVESTING.  PEAK  RUNOFF  IS  DIRECTED  TOWARD  THE  SMALL  DRAINAGE  SWALE  SOUTH  OF
THE  RETAINING  WALL  AND  ONTO  A  RIPRAP  PAD  TO  REDUCE  EROSION.  THE  STORM  WATER
CONTINUES  SOUTH  TO  A  DETENTION  PONDING  AREA  THAT  IS  INCORPORATED  INTO  THE  DRAINAGE
SWALE  BY  BUILDING  A  3-­FOOT  HIGH  EARTHEN  BERM  ACROSS  THE  SWALE.  A  10-­INCH  PIPE  IS  LOCATED
IN  THE  BERM  TO  ALLOW  FOR  WATER  TO  BE  DETAINED  IN  THE  PONDING  AREA  BEHIND  THE  BERM  AND
DISCHARGED  AT  A  RATE  THAT  IS  LESS  THAN  EXISTING.  THE  EXISTING  RUNOFF  FOR  BASIN  A  IS  3.96
CFS  DURING  A  100-­YEAR,  24-­HOUR  STORM.  THE  DETENTION  POND  HOLDS  400  CUBIC  FEET  OF  STORM
WATER  AND  DISCHARGES  3.69  CFS.  THE  100-­YEAR  WATER  SURFACE  IS  2.40  FEET  DEEP.

BASIN  B  INCLUDES  AREAS  EAST  AND  WEST  OF  THE  ARROYO  RUNNING  THROUGH  THE  SITE.  IN  BASIN
B,  THERE  ARE  A  TOTAL  OF  10-­1000  GALLON  CISTERNS  THAT  CAPTURE  RUNOFF  FROM  THE  BUILDING
ROOF.  THEREFORE,  THE  FIRST  1,337  CUBIC-­FEET  OF  STORM  WATER  WILL  BE  STORED  IN  THE
CISTERNS  BEFORE  THERE  IS  ANY  RUNOFF  IN  THE  DRAINAGE  SWALES.  RUNOFF  FROM  BASIN  B  EAST
OF  THE  ARROYO  IS  CONVEYED  IN  SWALES  WITHIN  THE  LANDSCAPE  AREA  BETWEEN  THE  BUILDINGS
TO  BE  USED  FOR  WATER  HARVESTING.  PEAK  RUNOFF  IS  DIRECTED  TOWARD  THE  ARROYO  WEST  OF
THE  RETAINING  WALL  AND  ONTO  A  RIPRAP  PAD  TO  REDUCE  EROSION.  RUNOFF  FROM  BASIN  B  WEST
OF  THE  ARROYO  IS  CONVEYED  IN  SWALES  WITHIN  THE  LANDSCAPE  AREA  BETWEEN  THE  BUILDINGS
TO  BE  USED  FOR  WATER  HARVESTING.  THE  STORM  WATER  FROM  BOTH  EAST  AND  WEST  OF  THE
ARROYO  CONTINUES  TO  A  DETENTION  PONDING  AREA  THAT  IS  INCORPORATED  INTO  THE  ARROYO  BY
BUILDING  A  4-­FOOT  HIGH  EARTHEN  BERM  ACROSS  THE  ARROYO.  A  24-­INCH  PIPE  IS  LOCATED  IN  THE
BERM  TO  ALLOW  FOR  WATER  TO  BE  DETAINED  IN  THE  PONDING  AREA  BEHIND  THE  BERM  AND
DISCHARGED  AT  A  RATE  THAT  IS  LESS  THAN  EXISTING.  THE  EXISTING  RUNOFF  FOR  BASIN  B  AND  THE
OFFSITE  BASIN  IS  23.20  CFS  DURING  A  100-­YEAR,  24-­HOUR  STORM.  THE  DETENTION  POND  HOLDS
1,686  CUBIC  FEET  OF  STORM  WATER  AND  DISCHARGES  22.70  CFS.  THE  100-­YEAR  WATER  SURFACE  IS
3.26  FEET  DEEP.
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VOL.  3,  FOL.  1876-­B
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PLACITAS  SMALL  TRACTS  AREA

FD.  11/14/2013
VOL.  3,  FOL.  3647
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