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 Los Alamos County 

Community Development Department 

PLANNING & ZONING COMMISSION STAFF REPORT 
 

Public Hearing Date: February 26, 2020 
Subject: Case No.  SUB-2020-0010 
Owners/Applicants: Bradley Parker; William D. Parker; Lorri Lynn McInroy; 

Debora A. Holmes 
Case Manager: Desirae J. Lujan, Associate Planner 

Case No. SUB-2020-0010 
A request for approval of a subdivision Sketch Plan to divide a 11.62-acre lot into 49-
residential lots.  The vacant property, Ponderosa Estates Lot CTC A, addressed as 285 
MAPLE DR, is zoned Planned-Development 2.0 (PD-2). 

 Exhibit B: Vicnity Map 
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Case No. SUB-2020-0010 Motion Option 1: 
I move to approve Case No. SUB-2020-0010 — A request for approval of a subdivision Sketch 
Plan, Phase 3 of the Ponderosa Estates to divide a 11.62-acre lot into 49-residential lots on 
vacant property known as Ponderosa Estates Lot CTC A and addressed as 285 MAPLE DR.  
Approval is based on the reasons stated within the staff report and per testimony entered 
at the public hearing, subject to the following condition(s): 
 

1. … 
 

I further move to authorize the Chair to sign Findings of Fact for this case and, based on 
this decision, to be prepared by County staff. 
 
Case No. SUB-2020-0010, Motion Option 2: 
I move to deny Case No. SUB-2020-0010 — A request for approval of a subdivision Sketch 
Plan, Phase 3 of Ponderosa Estates to divide a 11.62-acre lot into 49-residential lots on vacant 
property known as Ponderosa Estates Lot CTC A and addressed as 285 MAPLE DR.  Denial is 
due to the proposal failing to meet the Los Alamos County Code of Ordinances, Chapter 16 
— Development Code, §16-153, Subdivision Review Criteria for the following reasons:  
 

1. … 
 

HISTORY 
In 1993, Paul Parker, applicant and owner, proposed the development of 111-acres of 
property commonly identified as the “Cemetery Tracts” to provide a residential community 
with a maximum of 222-units.  The development, Ponderosa Estates, was to be phased and 
based on the Cemetery Tracts Area Master Plan, which was adopted in 1990 as a part of the 
1986 Los Alamos County Comprehensive Plan.  The process required three (3) separate 
actions in the following order: 
 

1. A recommendation to County Council for the rezone of Federal Land (F-L), Scenic 
Open Lands (W-2) and Recreation Wilderness (W-2) districts to Planned Development 
Residential (PD-2), totaling 111-acres [93-R-01] [Ord. 85-168]; 

2. Approval of the Ponderosa Estates Subdivision Sketch Plan [93-S-02]; and 
3. Approval of the Master Site Plan [93-IP-02]. 

 
The rezone was adopted by County Council through Ordinance 85-168; the Subdivision 
Sketch Plan [93-S-02] to construct 87 units of cluster housing and 135 units of single-family 
detached housing was approved with conditions.  Among the 17 Conditions of Approval:  
Condition #17 states that residential dwelling units developed over the entire 111-acres shall 
not exceed 222; and Condition #10 instructs each phase of development, as identified in the 
phasing plan, to be accepted by the County as complete prior to beginning the next phase 
of development.   The Master Site Plan [93-IP-02] was also approved with 12 conditions [see 
Exhibit C]. 
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Ponderosa Estates is located within the vicinity of the Los Alamos Country Golf Course, Guaje 
Pines Cemetery and mostly surrounded by Santa Fe National Forest.  The subdivision 
proceeded in Phases, with Phase 1 (55-units), Phase 2A (36-units), and Phase 2B (31-units) 
moving from Sketch Plan to Preliminary/Final Plat and development — a total of 122 dwelling 
units, or 55% of the approved density. 
 

Exhibit D: Ponderosa Estates – Phases with dwelling units 

 
SUMMARY 
In late October 2019, James Siebert, Siebert & Associates, on behalf of property owners, 
contacted the Planning Division to discuss moving Phase 3 forward. Discussions resolved 
that per Development Code, Sec. 16-458 (a): 
 

“There shall be no more than six months between final action on a sketch plan and 
application for preliminary plat … “ 

The 27 year gap made it necessary for Phase 3 to return to Planning and Zoning 
Commission for Sketch Plan approval — “a simplified plat showing the initial concept of a 
proposed subdivision including a layout of lots, streets and open space”, before proceeding with 
a Preliminary Plat, or more detailed plat that would represent the final design of the 
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subdivision. Therefore, the principle purpose for this petition is to begin the Subdivision 
process and evolve the Sketch Plan into a Final plat. Development Code, Sec. 16-459 states: 

“No preliminary plat shall be considered by the planning and zoning commission unless 
it substantially conforms to the approved or conditionally approved Sketch Plan …” 

This is a review of the conceptual layout of lots, streets and open space.  In comparison to 
the 1993 Ponderosa Estates, Master Sketch Plan, the 2020 Sketch Plan differs in the layout 
of middle and eastern lots, and the elimination of “z lots” to straight-lined lots.  If approved, 
the conclusion of Phase 3 will result in a total of 171 dwelling units throughout the 111-acre 
subdivision, or 77% of the approved density. 
 
Ponderosa Estates is accessed from Range Road at the intersection of Diamond Drive.  Phase 
3 is accessed from Maple Drive — a private street — and situated on a 11.62-acre parcel 
where proposed lots will vary between 0.15 and 0.31 acres.  The zoning district (PD-2.0) 
accommodates such a residential development and is intended to encourage imaginative 
spatial design at a relatively high dwelling unit density — two dwelling units per gross acre.  
Planned Development districts allow for flexibly character of development with mixtures of 
residential types and accessory structures and uses.  As with Phases 1-2, and in accordance 
with the Site Development Table, Article XIII, Zoning Districts Established, the setbacks for 
the Planned Development will be established during Final Plat; however, maximum building 
height is limited to 35’ (main) and 12’ (accessory).  Additionally, each lot shall not exceed a 
40% total lot coverage.  The development requirements for each lot will be independently 
reviewed and applied during the homeowner’s building permit process. 

  

“Z Lots” 

Exhibit E: 1993Ponderosa Estates, Phase 3 –  Excerpt 
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IDRC REVIEW 
The Interdepartmental Review Committee (IDRC) reviewed application SUB-2020-0010, via 
email, from January 28 - January 30, 2020.  The below members responded with comments, 
of which are not conditions for the Sketch Plan presented but provide a guidance to a future 
Preliminary/Final Plat submittal. 

IDRC - Comments           

Public Works, Engineering 
1. The 50 ft. road right-of-way proposed is in accordance with the Public Works Design and 

Construction Standards for local road dedication to County. 
 

a. Please note, a section of Maple Drive that includes the proposed Phase 3 intersection 
has not been dedicated and accepted by the County.  In order to ensure continuousness 
road right-of-way to the development site and continuity of associated county service 
and maintenance, the proper drainage analysis, drainage and road infrastructure for 
this section of Maple Drive shall be provided as part of the development proposal. 

 

Exhibit A: 2020 Ponderosa Estates, Phase 3 Sketch Plan
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2. The road cross section proposed appears to be consistent with the previous phases of 
the Ponderosa Estates Subdivision.  Consistency with previous phase is acceptable, but 
note the following: 
 

a. Recommend the sidewalk continue around the cul-de-sac and connect the sidewalk at 
the adjacent intersection to provide a continuous pedestrian loop. 

 
b. Pedestrian curb ramps shall be installed on the west and east sides of Maple Drive at 

the intersection of the access to the development site for ADA compliance. 

 

3. Easements. 
 

a. Concur with pedestrian easements for access to established recreational trails and open 
space or as recommended by the Community Services/Parks, Rec. and Open Spaces 
Division. 

b. Drainage easements proposed may require adjustment pending completion of the 
drainage analysis. 

c. Utility easements as recommended by DPU. 

 

4. Proposed roadway and drainage infrastructure and analysis shall be in accordance with 
Public Works Design and Construction Standards unless otherwise noted and/or 
approved by the County Engineer.  Concur with the applicant’s response to Subdivision 
Review Criteria D regarding storm water drainage shown below: 
 
(d)  Adequate provisions shall be made for accepting expected drainage from other 

properties, for controlling drainage on the site and for directing it to the storm sewer 
or drainage system, including considerations for impact on downstream properties.  
The county engineer shall approve, disapprove or recommend modifications to the 
storm drainage plans. 

 

Public Works, Traffic & Streets  

1. Question: If/When the subdivision is built, will the streets become county-owned? 
2. In lieu of the surface drainage easements, place drop inlets and storm drainage pipes to 

outlet locations. 
3. Roadway drainage on the north side of the loop cannot be determine without contour 

labels. 

 

Public Works, Environmental Services  

1. The subdivision should ensure adequate space for a refuse truck to access the site and 
turn around. 
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Community Development, Planning Division  

1. Street Name suggestions be submitted with the Preliminary/Final Plat subdivision 
application to be reviewed and approved at Preliminary/Final Subdivision IDRC.   

 

Department of Public Utilities  

1. Replace J1 with 200A Coffin Box: PJB2-4, Junction Loop Subdivision. 
2. Transformer placement and size will depend on home load calculations. 
3. Recommends Civil/Engineer coordination for sewer connection/location with DPU early 

in the design process. 
4. Off-site gas improvements may be required. 
5. 10’ public utility easement on each side of the Access Easement. 

 

 

The applicant has been made aware of the IDRC outcome and is working to include the 
requests into a Preliminary/Final Plat submittal. 
 
PUBLIC NOTICE 
Notice of this public hearing has been given per the requirements of the Los Alamos County 
Code of Ordinances, Chapter 16, Development Code, Sec. 16-192 (a), and included: U.S. mail 
to owners of real property within 100 yards (300’) of the subject property; publication in the 
Los Alamos Daily Post (published 2/6/2020) the County’s official newspaper of record; and 
posting at the Los Alamos County Municipal Building.  

Exhibit F: 100 yd Public Notification Buffer 
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SUBDIVISION REVIEW CRITERIA 
 
During the review of any Subdivision, the Planning and Zoning Commission shall utilize 
Section 16-153, Subdivision Review Criteria, in making its determination to approve, 
conditionally approve, or deny the request presented. 
 
(a) The development of the property shall substantially conform to the comprehensive 

plan and shall not be materially detrimental to the health, safety and general 
welfare of the county. 

Applicant Response:  This tract of land is part of the Ponderosa Estates planned 
development that was approved by the County in 1993 as part of a larger project.  It is 
consistent with the comprehensive plan that allows for a mix of residential densities.  
Utilities and roads have been constructed for phases 1 and 2 and phase 3 is consistent with 
the approved Master Plan.  There is nothing associated with this project that is detrimental 
to the health, safety and general welfare of the sections of Ponderosa Estates allowing for 
a lower price point for the house. 

Staff Response:  The proposed subdivision supports the Comprehensive Plan Goals and 
Policies in many ways:   

1. Housing, Goals and Economic Vitality and Land Use Policies. (H-G.2) Provide a 
variety of housing types, sizes and densities; (H-EV-P.1) Promote expanding the 
housing supply to meet the demand for employment growth and support economic 
diversification; (H-LU-P.1) Encourage the creation and retention of a variety of 
housing options for all segments of the Los Alamos community, including but not 
limited to housing for residents;  and (H-LU-P.2) Promote workforce and market rate 
housing at a variety of price ranges, for both rental and ownership markets. 

2. Neighborhoods, Goals and Economic Vitality and Land Use Policies.  (N-G.2) 
Promotes the creation of a variety of housing options for all segments of the Los 
Alamos community; and (N-EV-P.1) Ensures that infill development is consistent with 
existing zoning. 

3. Growth, Goals and Economic Vitality and Land Use Policies. (G-G.1) Plan for modest 
growth of an additional 2,000 residents in the next 5 to 10 years; (G-G.11) Strive to 
make housing available to those who work in the County and want to live in the 
County;  and (G-LU-P.3) support infill development over expansion of current 
developed areas. 

4. Development, Re-Development and Downtown, Goals and Economic Vitality and 
Land Use Policies.  (D-G.1) Keep development contained within current 
development boundaries — prevent sprawl. 

(b) Except for the R-E and R-A zoning districts and developed areas where it is 
determined by the utilities manager that it is economically unfeasible to extend 
sewer lines, all subdivisions must be served or be capable of being served by all 
public utilities. 
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Applicant Response:  Paul and Brad Parker, the developers of the first two phases have 
installed sewer, water, gas, electric and communication in order to develop phases one and 
two of the development.  All these utilities are available within the development and are 
capable of service to phase 3.  An off-site sewer line will be required to serve this property. 

Staff Response:  Staff concurs that utility lines have been developed for Phases 1 & 2 of 
Ponderosa Estates and allow for the ability for Phase 3 to connect to the system. Staff 
recommends that the applicant continue to work with DPU to address IDRC comments prior 
to the submission of a Preliminary/Final plat. 
 
(c) Provisions shall be made for the safe ingress, egress and circulation of vehicles, 

bicyclists and pedestrians. 

Applicant Response:  The access to the development from Range Road, which is a County 
Road, already exists.  No further improvements are required at this intersection in order 
to serve the project.  Improvements were previously made at the Range Road and Trinity 
Drive intersection as part of the required improvements for Ponderosa Estates.  Bicyclists 
do share the same road as automobiles but the limited traffic on the interior streets does 
not create safety problems for cyclists.  There are pedestrian paths on both the Forest 
Service land and the County land that has been dedicated as open space by the developer. 

Staff Response:   The Subdivision Plat provides for an access point from Maple Drive, into 
Phase 3.  The design, a 50’ access easement, creates street widths of 13’-6” and provides a 
4’ buffer for a 5’ sidewalk on one side of the street. The County Engineer recommends that 
the sidewalk continue around the cul-de-sac and connect to the sidewalk at the adjacent 
intersection to provide a continuous pedestrian loop. In addition, the pedestrian curb 
ramps shall be installed on the west and east sides of the Maple Drive intersection of the 
access to the development site for ADA compliance. 

(d) Adequate provisions shall be made for accepting expected drainage from other 
properties, for controlling drainage on the site and for directing it to the storm 
sewer or drainage system, including considerations for impact on downstream 
properties.  The county engineer shall approve, disapprove or recommend 
modifications to the storm drainage plans. 

Applicant Response:  A detailed drainage study, prepared by a professional engineer, will 
be included in the application for subdivision of this parcel.  The drainage study will provide 
a description of storm water created by the site above historic flows and how that water 
will be managed off-site from the development.  In this case, the drainage structure on 
Maple Drive will be evaluated to determine the carrying capacity of that structure based 
on a 100-year storm. 

Staff Response:  Staff defers to IDRC comments made by the County Engineer and 
encourages continued communication: drainage analysis and road infrastructure for the 
intersection of Maple Drive shall be provided as part of the development proposal in order 
to ensure continuous road right-of-way and continuity of associated county services and 
maintenance; proposed roadway and drainage infrastructure shall be in accordance with 
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Public Works Design and Construction Standards unless otherwise noted and/or approved 
by the County Engineer.  Staff concurs with the applicant’s response for a detailed drainage 
study as described and to be submitted with a Preliminary/Final plat application. 
 
(e) The necessary easements shall be provided for both existing and proposed utilities 

in an acceptable manner to the county engineer and utilities manager.  
Development of the property shall be in accordance with adopted utilities 
department plans and specifications. 
 

Applicant Response:  A pre-application meeting was held with the County.  Representatives 
from the Utilities Department and Public Works were present.  Since that meeting there 
has been considerable communication on the road cross-sections and the location of 
utilities within the road cross-section.  The plans that have been submitted for the Sketch 
Plan reflects that communication with the Utilities and Public Works departments. 
 
Staff Response:  County Engineer states that drainage easements proposed may require 
adjustment pending completion of the drainage analysis, and the Department of Utilities 
requests a 10’ public utility easement on each side of the access easement.  Easement 
locations will be approved and finalized by both the County Engineer and DPU at 
Preliminary/Final Plat. 
 
(f) Outdoor activity areas, parking lots, outside storage areas, outdoor lighting, or 

other features or uses of the site or structures shall be adequately screened or 
otherwise controlled to effectively mitigate conflict with existing or potential 
adjacent land uses. 

Applicant Response:  Outdoor activity areas are limited to the walking paths along the 
drainage.  There is no need to screen those since they are a part of the natural landscape.  
Restrictive covenants will control the parking of recreational vehicles and boats requiring 
adequate screening.  Streetlights will be constructed to County standards.  On lot light 
exterior lighting will be controlled through the covenants that will be imposed on the 
property. 

Staff Response:  Screening is not necessary, as adjacent lots are also residential and there 
are no proposals for outside storage, community parking lots, or other uses that would 
involve mitigation.  Any subdivision lighting will be required to comply with the NM Dark 
Skies Act. 

(g) The capacity of those public services and facilities required to serve the proposed 
development (including but not limited to water, sanitary sewer, electricity, gas, 
storm sewer, streets, etc.) shall be adequate, or made to be adequate if 
improvements are required. 

Applicant Response:  The utility and road infrastructure has already been installed in 
phases one and two.  It is anticipated from an engineering standpoint that further 
construction would take place.  The infrastructure was designed for more than phases one 
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and two.  The final determination of infrastructure capacity will have to take place with the 
submittal of the subdivision and review of engineering plans by the subdivision engineer. 

Staff Response:   The initial on-site water and gas concept is good, but off-site gas 
improvements may be required; and transformer placement and size will be dependent 
on home load calculations.  Early design coordination for sewer connection/location with 
DPU is recommended to provide adequate infrastructure for preliminary/final plat. 

(h) The subdivision is planned to retain as much as possible all-natural features such as 
watercourses, natural vegetation, terrain, existing structures, historic sites, 
archaeological sites, and other community assets, which if preserved, will 
contribute to the overall appearance and quality of life in the county of Los Alamos.  
If the property is designated on the county zoning map as a hillside area, the 
subdivision shall comply with the hill side development standards within §16-576. 

Applicant Response:  Unfortunately, this area of Ponderosa Estates was devasted by the 
Viveash fire.  The majority of fallen trees has been removed from the property and a 
significant portion of the site has limited vegetation.  There are no known historic or 
archaeological sites within the property.  The only water course is located off the property 
on the Santa Fe National Forest land.  The land along the creek was preserved from the fire 
and is a natural feature that is an asset to the property. 

Staff Response:  Staff acknowledges the applicant’s response and agrees that there are no 
known historic or archaeological sites within the property, nor existing structures or water 
courses to be disturbed. As much of the natural features on the site were destroyed in in 
the fire, natural features adjacent on the Santa Fe National forest preserves and 
contributes to the overall appearance of Los Alamos County.  

(i) Addresses and road names shall be in compliance with the standards as described 
in Chapter 34, Article IV, and shall be included on the original submission of the plat 
application. 

Applicant Response:   At subdivision application the street names will be included on the 
plat.  We will clear the name with the County before the application to avoid any 
duplication. 

Staff Response: Staff agrees that street names will be coordinated with the applicant upon 
Preliminary/Final Plat and approved by IDRC. 

STAFF RECOMMENDATION 
Staff has applied the review criteria for Subdivision (Sketch Plan) and recommends approval 
of SUB-2020-0010.  The applicant, should the Commission approve, shall take the comments 
made by IDRC and move forward with a Preliminary/Final Subdivision Plat application within 
six-months from Sketch Plan approval. 
 
FINDINGS OF FACT 

 The Sketch Plan application is Phase 3 of the 1993 approved Ponderosa Estates 
Subdivision. 
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 Ponderosa Estates, a 111-acre lot, was approved for a maximum of 222 dwelling units 
and is within the Planned-Development zoning district (P-D 2.0) where density is two-
dwelling units per gross acre. 
 

 Phase 3 will create 49- residential lots within the 11.62-acre lot CTC A. 
 Notice of this public hearing, setting forth the nature of the request, the specific parcel 

of property affected, and the date, time and place of the public hearing, was announced 
and published in The Los Alamos Daily Post, the official newspaper of record; and 
property owners of real property located within 100 yards of the subject property were 
notified of this public hearing by U.S. mail, all in accordance with the requirements of 
§16-192 of the Los Alamos County Development Code. 

 
EXHIBITS 
Exhibit A: Application  
Exhibit B: Vicinity Map 
Exhibit C: Certificate of Approval, 1993 [93-R-01] [93-S-02] [93-IP-02] 
Exhibit D: Ponderosa Estates, Phases with Dwelling Units 
Exhibit E: Ponderosa Estates 1993 Master Sketch Plan 
Exhibit F:  Notification List and Map (100 yds) 
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