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Los Alamos County 

Community Development Department 

PLANNING & ZONING COMMISSION STAFF REPORT 

Public Hearing Date: April 12, 2017 

Subject: Case No.  WVR-2017-0033 

Owners/Applicants: Incorporated County of Los Alamos, Joanie Ahlers, Applicant 

Case Manager: Anders Millmann, Senior Planner 

Through: Tamara Baer, Principal Planner 
 

Case No. WVR-2017-0033:  Joanie Ahlers, the agent for the property owners and petitioner, is requesting a 
Waiver as authorized by Section 16-582(d), Downtown District Development Standards, of the Los Alamos 
County Development Code, to the minimum street section width (Street Section G), as required by Figure 16-
578-f2, from a minimum street section width requirement of fifty (50’) feet, to forty-five (45’) feet, for north-
south streets, on property zoned DT-NCO (Downtown District, Neighborhood Center Overlay), on Lots NN02 and 
NN01B in the Eastern Area 3 Subdivision, addressed as 1925 Trinity Drive. 

Board Action Options 

Motion Option 1: 

I move that the Planning and Zoning Commission approve Case No. WVR-2017-0033, a request for approval of a 
waiver from a required minimum street section width of fifty (50ʹ) feet, for the reasons stated in the staff report, 
reasons determined during the public hearing, and adoption of findings of fact, subject to the following 
conditions: 

1. Approval of the Final Subdivision Plat by the Los Alamos County Council, which incorporates this Waiver. 

2. … 

Motion Option 2: 

I move that the Board of Adjustment deny Case No. WVR-2017-0033 with the finding that it does not meet the 
Criteria of Section 16-157 for the following reason(s): 

1. … 

I. Summary 

The applicant is requesting a waiver to allow for the construction of a public street that will not conform to the 
minimum Street Section width required by Street Section G of Figure 16-578-f2 [see Exhibit 5], of the Los Alamos 
County Development Code.  The Los Alamos County Code of Ordinances, establishes a minimum street section 
width of fifty (50ʹ) feet for streets and roadways located within the Downtown District that run in a north-south 
direction.  The subject street is part of the County’s 20th Street Subdivision project, for which the Planning & 
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Zoning Commission approved a Sketch Plan and Preliminary Plat at the P&Z Commission meeting held on March 
29, 2017. 

Street Section H of Figure 16-578-f2, of the Los Alamos County Development Code stipulates a minimum right-
of-way width for all streets and roadways located within the Downtown District that run in an east-west 
direction.  Where 20th Street intersects Trinity Drive, it is a north-south street.  It has a 90-degree turn to the 
east, thereafter becoming a street running in an east-west direction.  The waiver is for the portion of 20th Street 
that is narrowed by a wall owned by CenturyLink that juts out into the existing right-of-way.  The presence of 
this wall narrows the right-of-way from 60+ feet down to 48.48-feet.  The development of the proposed 
subdivision may reduce the right-of-way width on 20th Street to 45-feet. 

The subject property currently consists of two parcels, Lot NN02 and Tract NN01B.  Lot NN02 contains 3.22± 
acres of land, and currently contains a utility service structure and the Smart House.  Tract NN01B contains 
2.56± acres of land and is completely covered with an asphaltic paved surface.  Both lots were the subject of a 
Lot Consolidation and Re-Platting Petition, Case No. SUB-2017-0002, which seeks to consolidate and re-
subdivide the two parcels into a six (6) lot subdivision.  The purpose of the proposed subdivision is to market the 
lots that will be created by the future subdivision to promote economic development in the downtown area. 

At a special public hearing held on Wednesday, March 29, 2017, the Planning & Zoning Commission unanimously 
recommended approval of the Sketch Plan and Subdivision Plat, subject to the following Conditions of Approval: 

1. The petitioner shall submit a Final Subdivision Plat for Planning and Zoning Commission approval, which 
is in substantial conformance with the Preliminary Plat. 

2. All proposed lot lines shall be monumented and marked in accordance with the provisions of Chapter 47 
Article 6 NMSA 1978 (The New Mexico Subdivision Act), and illustrated on the Final Subdivision Plat. 

3. The petitioner shall receive Planning & Zoning Commission approval for the Waiver requested 
(application number WVR-2017-0033) to reduce the minimum required street widths, prior to 
submitting a petition for a Final Subdivision Plat. 

4. The petitioner shall include a 20-foot easement on the southern edge of the parcels to be subdivided, 
for the purpose of extending the Canyon Rim Trail. 

Approval of this petition is required prior to the petitioner proceeding with preparing the Final Plat for the 
subdivision. 

The County Surveyor has prepared a revised Sketch Plan that illustrates the access and open space easement, 
per condition #4. 

The request of waiver was properly and sufficiently noticed, and no comments or objections were received as of 
April 6, 2017. 

II. Waiver Review Criteria 

Section 16-582 - Downtown district architectural standards.  (a) Purpose.  The purpose of these design 
standards is to promote the visual quality, mutual compatibility, and identifiable imagery of downtown 
buildings through the application of appropriate architectural design standards. 
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(1) Strict compliance with the standards would be impractical for architectural or engineering reasons 
beyond the control of the applicant; and 

Applicant Response:  The County proposes to re-subdivide an existing 2-lot subdivision; thereby creating a 
total of six (6) lots.  The purpose of the subdivision is to promote commercial development in the Town 
Center, Neighborhood Center Overlay (DT-NCO) District.  The existing public right-of-way on 20th Street 
varies, and narrows from sixty (60ʹ) feet down to forty-five (45ʹ) feet.  This is due to the presence of 
existing structures on adjacent parcels.  New lots created will also need to be drafted around existing 
structures. 

A new public right-of-way that will be constructed to serve the newly created lots will be reduced to forty-
five (45ʹ) feet. 

Staff Response:  An existing wall, owned by CenturyLink, and located on the adjacent property to the east, 
precludes construction of the full sixty (60ʹ) foot right-of-way.  This condition is beyond the control of the 
County. 

(2) The applicant proposes an alternate design solution that would still meet the purposes of this section 
and result in an overall design of equal or better quality. 

Applicant Response:  The lots to be created all measure approximately one-half acre in size.  By providing 
a slightly narrower right-of-way width, these lots can become slightly larger than what would otherwise be 
permitted by the strict application of Figure 16-578-f2.  The width of the travel lane will not be reduced 
from the specified thirty-four (34ʹ) feet, thereby permitting one travel lane in each direction, as is specified 
by Figure G.  It should be noted that New Urbanism guidelines call for adoption of narrower street right-
of-way widths in downtown areas.  This is suggested to encourage more pedestrian traffic. 

Staff Response:  The Los Alamos County Code of Ordinances, Chapter 16, Development Code, Sec. 16-582 
(d) establishes the following review criteria to waive strict compliance with any of the architectural 
standards.  Both of the special circumstances outlined in the above two questions must be applicable to 
the waiver requested.  The Commission’s decision shall depend upon the extent to which the request 
meets or fails to meet these criteria. 

III. Findings of Fact 

1. This public hearing was announced by publication in the Los Alamos Daily Post, the Newspaper of Record for 
Los Alamos County, on Thursday 16 March 2017; and property owner notices were mailed via first class mail 
to all owners of real property located within 100 yards of the subject property. 

2. This and adjacent properties are Zoned DT-NCO (Downtown District, Neighborhood Central Overlay). 

3. The subject property is located in the EASTERN AREA 3 Subdivision, which contains 5.78± acres, or 
251,866.97± square feet of area. 

4. The properties subject to this Waiver request consist of two (2) parcels.  There is a related proposal, a Sketch 
Plan and Preliminary Subdivision Plat (Application No. SUB-2017-0002), to consolidate the two parcels and 
to further subdivide them into a total of six (6) lots. 

5. The existing right-of-way for 20th Street varies in width from greater than sixty (60ʹ) feet at its intersection 
with Trinity Drive, down to 48.48-feet at a point located approximately 190-feet from the intersection of 20th 
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Street and Trinity Drive.  The proposed right-of-way width for the future extension of 20th Street will not be 
reduced to less than forty-five (45ʹ) feet. 

6. The minimum curb-to-curb width for any portion of the proposed right-of-way shall not be less than twenty-
four (24ʹ) feet. 

7. Street Section G of Figure 16-578-f2, of the Los Alamos County Development Code.  The Los Alamos County 
Code of Ordinances, establishes a minimum street section width of fifty (50ʹ) feet for all north-south streets 
and roadways located within the Downtown District. 

8. The petitioner shall provide sufficient evidence at the public hearing to satisfy the requirements contained 
within §16-582 of the Los Alamos County Development Code to warrant issuance of the waiver requested. 

IV. Exhibits 

Exhibit 1 Vicinity Map/Aerial photo of the subject property 
Exhibit 2 Map and list of property owners of record within 100 yards of subject property 
Exhibit 3 Application 
Exhibit 4 Survey of Proposed 20th Street 
Exhibit 5 Street Section G – Typical North South Streets in the Downtown District 
Exhibit 6 Interdepartmental Review Committee (IDRC) Comment Form 
Exhibit 7 Photographs of the subject property, Staff (2) 
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