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Summary of Analysis 
The request is for a zone map amendment for an 
approximately 11 acre site on Carlisle Blvd. NE, which 
contains a vacant big-box retail building and parking lot. The 
subject site was zoned MX-L upon adoption of the Integrated 
Development Ordinance (IDO). The applicant wants to change 
the subject site’s zoning to MX-M to facilitate redevelopment 
with commercial uses. The existing MX-L zone allows 
General Retail, Small (up to 10,000 sf), but not General Retail, 
Medium (up to 50,000 sf).  

The subject site is in an Area of Change and along a Major 
Transit corridor, as designated in the Comprehensive Plan. The 
zone map amendment has been adequately justified pursuant 
to the zone change criteria in the IDO. 

The affected neighborhood organizations are the Altura 
Addition Neighborhood Association (NA), the Summit Park 
NA, and the District 7 Coalition, which were notified as 
required. Property owners within 100 feet of the subject site 
were also notified as required. A pre-application meeting was 
held. There is both opposition and support. Concerns were 
expressed about future uses, traffic, landscaping, and signage. 
Staff recommends approval.  
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I.  INTRODUCTION 
Surrounding zoning, plan designations, and land uses: 

 Zoning Comprehensive Plan Area; 
Applicable Rank II & III Plans 

Land Use 

Site MX-L Area of Consistency 
 

Existing large-box retail 
building (closed) and parking 
lot  

North Right-of-Way, MX-H Area of Consistency 
 

Interstate 40 Right-of-Way, 
Commercial 

South MX-L, R-1B Area of Consistency 
 

Commercial, single-family 
homes 

East PD Area of Consistency Multi-family 

West MX-L Area of Consistency 
 

Commercial, vacant 

 
Request 

The request is for a zone map amendment (zone change) for an approximately 11 acre site known 
as Tract A, Carlisle and Indian School Subdivision, being a part of blocks 16 & 17 and a part of 
Blocks 14 & 15, Netherwood Park, Second Filing, excluding portions out to the ROW (the “subject 
site”). The subject site is located on the eastern side of Carlisle Blvd. NE,  between Interstate 40 
and Indian School Rd. NE and is sometimes referred to as the Old Kmart site. The approximately 
0.7 acre smaller site with the existing fast-food restaurant (Tract B) is not included.  

The subject site is zoned MX-L. The applicant is requesting a zone change to MX-M (Mixed Use-
Medium zone) in order to redevelop the subject site with commercial uses. The existing MX-L 
zone allows General Retail, Small (up to 10,000 sf), but does not allow General Retail, Medium 
(up to 50,000 sf). The first zone in which General Retail, Medium is allowed permissively is the 
MX-M zone.  

The subject site qualifies for the voluntary zoning conversion process established via Resolution 
18-29 (Enactment No. R-018-019). Upon adoption of the Integrated Development Ordinance 
(IDO), the existing, approximately 110,350 sf building became a non-conforming use because the 
MX-L zone does not allow a building of this size.  However, the timeframe for completion of 
Batch 2, Phase 2 of the zoning conversions is anticipated to be late 2019, with the City Council 
making the final decision. The applicant wants to proceed with the redevelopment project sooner 
than the timeframe would allow.  

 
EPC Role  

The Environmental Planning Commission (EPC) is hearing this case because the EPC is required 
to hear all zone change cases, regardless of site size, in the City.  The EPC is the final decision-
making body unless its decision is appealed. If so, the Land Use Hearing Officer (LUHO) would 
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hear the appeal and make a recommendation to the City Council. The City Council would make 
then make the final decision. The request is a quasi-judicial matter.  

 
Context 

The subject site is located in an established area characterized by a variety of land uses. To the 
west are commercial retail uses, such as a convenience store, a gas station, and a grocery store. 
Directly north is the interchange of Interstate 40 with Carlisle Blvd. Further north are commercial 
uses and a flood control channel. East of the subject site is an apartment complex. South of the 
subject site, across Indian School Rd., are the single-family homes of the Altura Addition 
subdivision, though the lots fronting Carlisle Blvd. are developed with commercial services such as 
a gas station and a small strip mall.  
 
The subject site is not located in a designated Activity Center. Carlisle Blvd. NE is a designated  
Major Transit Corridor.  

 
History 

The subject site is part of a larger annexation that occurred sometime in the 1950s. Most of the 
subject site was given R-1 zoning, except for the strip of lots that front Carlisle Blvd. that received 
C-1 zoning.  
 
In August 1965, the City Planning Commission approved a request for a zone change, a vacation, 
and a site development plan for the subject site (Z-1512, V-526- see attachment). The zone change, 
from R-1 to C-1, encompassed approximately 10 acres and several platted, but vacant, residential 
lots. The vacation was of Euclid Ave. and Hermosa Dr., which used to run through the subject site 
as residential streets. The City Council approved the request via Ordinance 1493 in October, 1965 
(see attachment).  
 
It’s unclear from the historic records exactly when the site development plan for the original K-
Mart Shopping Center, made possible by the above-mentioned City Council action, was approved. 
Records from September 1965 show a site plan and a detailed landscaping plan, which was 
provided to address neighbors’ concerns about buffering.   
 
Records dated April 1968 indicate that neighbors appealed the decision and expressed concern that 
adequate buffering had not been provided. A field-inspection revealed that the landscaping plan 
wasn’t followed; compliance became a condition of approval. Sometime after that, the original 
Kmart Shopping Center was constructed. It included a food area, a separate building on the site’s 
SW corner, and the vast “sea of parking” characteristic of the era.  
 
In September 1968, the City Planning Commission approved a request to amend the site 
development plan to include a gas station (Z-1512). In August 1977, an administrative amendment 
(AA) was approved to allow wall signs for the large-box building. The site development plan for 
the fast-food restaurant on Tract B is dated 1984.  
 
In October 2001, the EPC approved a zone change to SU-1 for C-1 Uses with Liquor in 
Conjunction with a Full-Service Grocery Store and an amendment to the site development plan to 
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increase the square footage from 81,429 sf (existing at that time) to 140,226 sf (Project #1000695- 
see attachment). In April 2002, an AA was approved to decrease the building footprint.  
 
Upon adoption of the Integrated Development Ordinance (IDO) in May 2017, which replaced the 
City’s Zoning Code, the subject site’s zoning converted to its current zoning of MX-L.  
 

Transportation System 
The Long Range Roadway System (LRRS) map, produced by the Mid-Region Metropolitan 
Region Planning Organization (MRMPO), identifies the functional classifications of roadways. 
Carlisle Blvd. and Indian School Rd. are both Minor Arterials.  

 
Comprehensive Plan Corridor Designation 

The subject site fronts Carlisle Blvd. NE, which the Comprehensive Plan designates as a Major 
Transit Corridor. Major Transit Corridors prioritize transit above other modes to ensure a 
convenient and efficient transit system. Walkability is the key to providing a safe and attractive 
pedestrian environment. Development along Major Transit Corridors should be transit and 
pedestrian-oriented near transit stops, while auto-oriented for other stretches of the corridor.  

Trails/Bikeways 
A designated bicycle lane runs along Indian School Rd., which abuts the subject site to the south. 
Carlisle Blvd. also has a designated bicycle lane, though it ends at Indian School Rd. A dedicated 
bicycle lane is proposed north of Indian School Rd.  

Transit 
Albuquerque Ride Route #5-Montgomery/Carlisle serves the subject site. This route offers both 
weekday and weekend service, running from early morning to late evenings during the week and 
from morning to evening on Saturdays and Sundays. Albuquerque Ride Route #6-Indian School 
also serves the subject site. It’s a commuter route, so service is limited to two trips in the am and 
two trips in the pm, weekdays only.  

Public Facilities/Community Services 
Please refer to the Public Facilities Map (see attachment), which shows public facilities and 
community services located within one mile of the subject site. 

 
II. ANALYSIS of APPLICABLE ORDINANCES, PLANS, AND POLICIES 
Integrated Development Ordinance (IDO)        

Definitions 
Adjacent: Those properties that are abutting or separated only by a street, alley, trail, or utility 
easement, whether public or private. See also Alley, Multi-use Trail, Private Way, Public Right-of-
Way, and Street. 

General Retail: An establishment providing for the retail sale of general merchandise or food to the 
general public for direct use and not for wholesale; including but not limited to sale of general 
merchandise, clothing and other apparel, flowers and household plants that are not grown on-site, 
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dry goods, convenience and specialty foods, hardware and similar consumer goods, or other retail 
sales not listed as a separate use in Table 4-2-1. See also Adult Retail, Building and Home 
Improvement Materials Store, Large Retail Facility, Liquor Retail, and Grocery Store. 

General retail is divided into 3 categories based on the size of the establishment or use (not the size 
of the structure): 

1. General Retail, Small: An establishment with no more than 10,000 square feet of gross 
floor area. 

2. General Retail, Medium: An establishment of more than 10,000 square feet of gross floor 
area and no more than 50,000 square feet of gross floor area. 

3. General Retail, Large: An establishment of more than 50,000 square feet of gross floor 
area. See also Large Retail Facility. 

Zoning 
The subject site is currently zoned MX-L [Mixed-Use Low Intensity Zone District, IDO 14-16-2-
4(B)], which was assigned upon adoption of the IDO. Primary land uses are non-destination retail 
and commercial uses, townhouses, low-density multi-family residential dwellings, and civic and 
institutional uses to serve the surrounding area. Specific permissive uses are listed in Table 4-2: 
Allowable Uses, IDO p. 130.  
 
The request proposes to change the subject site’s zoning to MX-M (Mixed Use, Medium Intensity 
Zone District, IDO 14-16-2-4(C). The purpose of the MX-M zone is to provide a wide array of 
moderate-intensity retail, commercial, institutional, and moderate-density residential uses. Specific 
permissive uses are listed in Table 4-2 of the IDO. 
 
A couple of key differences between the MX-L and the MX-M zones are general retail and grocery 
stores. The IDO defines three types of general retail: General Retail, Small; General Retail, 
Medium; and General Retail, Large (IDO, p. 464 and see above). In the MX-L zone, only General 
Retail, Small is allowed. In the MX-M zone, General Retail, Small and General Retail, Medium are 
allowed permissively. General Retail, Large is a conditional use. The IDO’s assignment of MX-L 
zoning to the subject site made the existing large retail facility a non-conforming use.  
 
There are other notable differences between the MX-L and the MX-M zones. A bar, light vehicle 
fueling station, and light vehicle sales and rental, mortuary, pawn shop, and transit facility are 
conditional uses in the MX-L zone (and require a hearing before the Zoning Hearing Examiner 
(ZHE)), but become permissive uses in the MX-M zone. Hospital, catering service, and nightclub 
are not allowed in MX-L but are permissive in MX-M. Liquor retail is an accessory use in MX-L 
and a permissive use in MX-M. A drive-through is a conditional use in MX-L and an accessory use 
in MX-M. 
 

Albuquerque / Bernalillo County Comprehensive Plan 
The subject site is located in an area that the 2017 Albuquerque/Bernalillo County Comprehensive 
Plan designates as Area of Change. Applicable Goals and policies are listed below. Staff analysis 
follows in plain text.  
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When a Goal or policy is listed and is not applicable, it’s because the applicant included it in the 
zone change justification letter. Other relevant Goals and policies not listed by the applicant are 
included at the end as Staff citations.  
Chapter 4: Community Identity 
Policy 4.1.2-Identity and Design: Protect the identity and cohesiveness of neighborhoods by 
ensuring the appropriate scale and location of development, mix of uses, and character of building 
design. 

The request would facilitate re-development of the subject site under the MX-M zone in an 
Area of Change and along a Major Transit Corridor where development is intended. Any future 
site plans would be subject to IDO requirements established specifically to protect the identity 
and cohesiveness of adjacent neighborhoods, which are intended to remain stable: 
Neighborhood Edges (14-16-5-9), buffer landscaping (14-16-5-6-(E)), mixed-use zone 
dimensional standards (Table 5-1-2), and building design standards (14-16-4-11).  These 
requirements help ensure appropriate scale and location of development and character of 
building design. The request furthers Policy 4.1.4- Identity and Design.   

Chapter 5: Land Use  
Goal 5.1-Centers & Corridors: Grow as a community of strong Centers connected by a multi-
modal network of Corridors.  

The subject site is not located in a designated Activity Center. Rather, it is between two 
designated Activity Centers (American Square and Nob Hill) and is connected to them by a 
Major Transit Corridor, Carlisle Blvd. The request would foster redevelopment of the subject 
site, which would help the community grow in general, though the growth would be between 
designated Activity Centers and not in them as desired. The request partially furthers Goal 5.1-
Centers & Corridors.  

Policy 5.1.1- Desired Growth:  Capture regional growth in Centers and Corridors to help shape the 
built environment into a sustainable development pattern.  

The subject site’s location immediately adjacent to the Interstate 40/Carlisle Blvd. interchange 
gives it visibility and access directly from I-40. This could help future development capture 
regional growth along the Major Transit Corridor of Carlisle Blvd., which could generally 
contribute to shaping a sustainable development pattern. The request generally furthers Policy 
5.1.1- Desired Growth. 

 
Policy 5.1.2-Development Areas:  Direct more intense growth to Centers and Corridors and use 
Development Areas to establish and maintain appropriate density and scale of development within 
areas that should be more stable. 

The subject site is located along a designated Major Transit Corridor, Carlisle Blvd., which is 
intended to receive more intense growth. The MX-M zone would allow a variety of 
commercial, service, and residential uses to develop in an Area of Change, which would 
support and encourage transit usage. The surrounding residential areas (an Area of 
Consistency) would remain stable be protected by the Neighborhood Edge provisions of the 
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IDO (14-16-5-9), which include screening, buffering, and building height regulations that 
would help maintain an appropriate density and scale of development in the non-growth area. 
The request furthers Policy 5.1.2-Development Areas.    

 
Policy 5.1.10- Major Transit Corridors:  Foster corridors that prioritize high-frequency transit 
service with pedestrian-oriented development.  

The request would facilitate development of uses under the MX-M zone. Though similar to the 
MX-L zone, the MX-M zone is intended to provide moderate intensity retail uses and medium 
density residential uses. More intense uses (especially multi-family) are generally desirable 
along Major Transit Corridors because they would result in more people using transit and 
walking along the corridor. The request furthers Policy 5.1.10-Major Transit Corridors.     

Goal 5.2-Complete Communities: Foster communities where residents can live, work, learn, shop, 
and play together.  

The request to rezone the subject site to MX-M would allow a greater range of uses than the 
current zone. The purpose of the MX-M zone is to provide a wide variety of moderate-intensity 
retail, commercial, institutional, and moderate-density residential uses, which would facilitate 
re-development of the subject site and help foster sense of community. New commercial, 
institutional, and moderate-density residential uses could develop on the subject site and help 
strengthen the community by providing more opportunities where residents can live, work, 
learn, shop, and play together. The request generally furthers Goal 5.2-Complete Communities. 

Policy 5.2.1-Land Uses:  Create healthy, sustainable, and distinct communities with a mix of uses 
that are conveniently accessible from surrounding neighborhoods.  

The request would facilitate redevelopment of the subject site under the MX-M zone, which 
allows a variety of commercial, civic, institutional, and residential uses that could add to the 
mix of uses in this Area of Change. Future uses would generally help contribute to a healthy, 
sustainable, and distinct community because they would bring additional opportunities 
(services, jobs, residences) to the area and help contribute to its distinct character. The subject 
site’s location along a Major Transit Corridor would help transit users, pedestrians, bicyclists, 
and residents from the surrounding neighborhoods to have convenient access to the uses. The 
request furthers Policy 5.2.1-Land Uses.  

 
Policy 5.3.1-Infill Development: Support additional growth in areas with existing infrastructure 
and public facilities. 

The request would facilitate redevelopment of the subject site, which is located in an area 
already served by existing infrastructure and public facilities. The additional growth would be 
considered infill development due to the subject site’s location in an established urban area that 
has been developed since approximately the 1950s. The request furthers Policy 5.3.1-Infill 
Development.  
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Goal 5.6- City Development Areas: Encourage and direct growth to Areas of Change where it is 
expected and desired and ensure that development in and near Areas of Consistency reinforces the 
character and intensity of the surrounding area.  

The subject site is designated an Area of Change and the surrounding, established 
neighborhoods are designated an Area of Consistency. The request would encourage and direct 
growth to an Area of Change, as desired by the Comprehensive Plan. Focusing growth in this 
location would also help direct pressure for development away from the surrounding 
neighborhoods, which are intended to remain stable in order to reinforce their character and 
maintain the low-intensity of the surrounding area. The request generally furthers Goal 5.6-City 
Development Areas. 

 
Policy 5.6.2- Areas of Change:  Direct growth and more intense development to Centers, Corridors, 
industrial and business parks, and Metropolitan Redevelopment Areas where change is encouraged. 

 The subject site is located in an Area of Change, along a designated Major Transit Corridor, 
where the Comprehensive Plan intends and encourages change to happen. The request would 
direct growth and more intense development to the subject site and accommodate it along a 
Major Transit Corridor, while directing growth away from the surrounding neighborhoods 
located in an Area of Consistency. The request furthers Policy 5.6.2- Areas of Change.  

 
Chapter 6-Transportation 
Policy 6.1.3-Auto Demand:  Reduce the need for automobile travel by increasing mixed-use 
development, infill development within Centers, and travel demand management (TDM) programs. 

The request could increase mixed-use development and infill development, which could 
generally help reduce the need for automobile travel. Though the development would not be in 
a designated Activity Center as intended, the subject site is located along a Major Transit 
Corridor that links two designated Activity Centers, which could encourage more transit usage. 
The request partially furthers Policy 6.1.3.  

Chapter 7-Urban Design 
Policy 7.3.5 -Development Quality:  Encourage innovative and high quality design in all 
development. 

The request is for a zone change, which does not include building elevations. There is no way 
to evaluate design at this stage, though the applicable IDO design standards (see 4.1.2-Identity 
and Design) would ensure higher quality design than what exists today. Therefore, the request 
partially furthers Policy 7.3.5- Development Quality. 

Chapter 8- Economic Development 
Goal 8.1-Placemaking: Create places where business and talent will stay and thrive. 

The request could facilitate development of a place where business and talent will stay and 
thrive because the MX-M zone allows for a greater variety of business, commercial, and 
residential uses that would support such a place. Higher-density residential uses are considered 
a component of placemaking because they support business and may attract talent. However, 
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the same residential uses are allowed in the MX-L and MX-M zones. The request partially 
furthers Goal 8.1-Placemaking.   

Policy 8.1.1 –Diverse Places:  Foster a range of interesting places and contexts with different 
development intensities, densities, uses, and building scale to encourage economic development 
opportunities. 

In general, the request could help foster a range of interesting places and contexts in the area. A 
wider variety of uses could develop under the MX-M zone, which differs from the nearby MX-
L zone, and therefore could encourage economic development opportunities with different 
intensities, densities, and building scales as compared to the existing commercial and single-
family residential uses in the area. The request generally furthers Policy 8.1.1 –Diverse Places.  

 
Policy 8.1.2 -Resilient Economy:  Encourage economic development efforts that improve quality 
of life for new and existing residents and foster a robust, resilient, and diverse economy. 

The request would encourage and facilitate redevelopment of the subject site, an economic 
development effort, which would generally contribute to improved quality of life for existing 
and new area residents. Redeveloping the subject site would clean it up and therefore improve 
quality of life. A wider variety of commercial, civic, and institutional uses would be possible 
under the MX-M zone, which would generally contribute to a robust, resilient, and diverse 
economy.  The request generally furthers Policy 8.1.2-Resilient Economy.  

  
Policy 8.1.3 -Economic Base:  Strengthen and diversify the economic base to help reduce reliance 
on government spending. 

Typically, economic base jobs are jobs in manufacturing and production. They provide a 
“base” to the economy that generates and supports retail and service jobs. The request would 
result in MX-M zoning on a relatively large site. Some permissive uses in the MX-M zone (not 
allowed in the MX-L zone) that could provide non-service and better paying jobs are hospital, 
personal and business services-large, and mortuary. These jobs would generally help strengthen 
and diversify the economy and reduce reliance on government spending, though they are not 
true economic base jobs. The request partially furthers Policy 8.1.3 -Economic Base.  

Added by Staff 
Goal 5.3- Efficient Development Patterns: Promote development patterns that maximize the utility 
of existing infrastructure and public facilities and the efficient use of land to support the public 
good.  

The request would promote re-development of the subject site, which is an infill site because 
it’s located in an area of the City that has been developed since approximately the 1950s. 
Existing infrastructure and public facilities are already in place to serve the subject site; infill 
development is an efficient use of land that supports the public good because it promotes an 
efficient development pattern. The request furthers Goal 5.3- Efficient Development Patterns.  
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Integrated Development Ordinance (IDO) 6-7(F)(3)-Review and Decision Criteria for Zone Map 
Amendments  

Requirements   
The review and decision criteria outline requirements for deciding zone change applications. The 
applicant must provide sound justification for the proposed change and demonstrate that several 
tests have been met.  The burden is on the applicant to show why a change should be made.  
 
The applicant must demonstrate that the existing zoning is inappropriate because of one of three 
findings: 1) there was an error when the existing zone district was applied to the property; or 2) 
there has been a significant change in neighborhood or community conditions affecting the site; or 
3) a different zone district is more advantageous to the community as articulated by the 
Comprehensive Plan or other, applicable City plans. 
 
Justification & Analysis  
The zone change justification letter analyzed here, received on March 25, 2019, is a response to 
Staff’s request for a revised justification (see attachment). The subject site is currently zoned MX-
L (Mixed-Use Low Intensity Zone. The requested zoning is MX-M (Mixed Use, Medium Intensity 
Zone). The reason for the request is to allow re-development of the subject site and include General 
Retail, Medium (up to 50,000 sf), which is not allowed in the MX-L zone.   
 
The applicant believes that the proposed zone map amendment (zone change) meets the zone 
change decision criteria [14-16-6-7(F)(3)] as elaborated in the justification letter. The citation is 
from the IDO. The applicant’s arguments are in italics. Staff analysis follows. 
 
A. A proposed zone change must be found to be consistent with the health, safety, and general 

welfare of the City as shown by furthering (and not being in conflict with) a preponderance of 
applicable Goals and Policies in the ABC Comp Plan, as amended, and other applicable plans 
adopted by the City.  

Applicant: The proposed zone change is consistent with the health, safety, and general 
welfare of the City as shown by furthering (and not being in conflict with) a 
preponderance of applicable Goals and Policies in the ABC Comprehensive Plan. As  
demonstrated  in  our  policy  narrative, the  proposed  zone  change  would clearly facilitate  
the desired goals of the Comp Plan which provides a framework  to guide private 
development land use decisions, and decision-makers as they contemplate new plans affecting 
the whole community. 
 

Staff: Consistency with the City’s health, safety, morals and general welfare is shown by 
demonstrating that a request furthers applicable Comprehensive Plan Goals and policies (and 
other plans if applicable) and does not significantly conflict with them. The applicant has 
adequately demonstrated, in a policy-based response, that the request would be consistent with 
the City’s health, safety, morals and general welfare. The response to Criterion A is sufficient.  
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Applicable citations: Policy 4.1.2-Identity and Design; Goal 5.1-Centers & Corridors; 
Policy 5.1.2-Development Areas; Policy 5.1.10-Major Transit Corridor; Goal 5.2-
Complete Communities; Policy 5.2.1-Land Uses; Policy 5.3.1-Infill Development; Policy 
5.6.2-Areas of Change; Policy 6.1.3-Auto Demand; Goal 8.1-Placemaking; Policy 8.1.1-
Diverse Places; Policy 8.1.2-Resilient Economy.  
Non-applicable citations: Objective 5.1.13; Objective 5.1.1.4; Policy 8.1.1 Objective a. 

Staff: The zone change to MX-M (Mixed-use medium zone) would allow a wider variety of 
non-residential uses to develop on the subject site than allowed by the current MX-L (Mixed-
use low intensity) zoning and therefore would add variety and diversity to the area. Though the 
subject site is not in a designated Activity Center, it is in a designated Area of Change, where 
development is intended to occur. Directing development and re-development to Areas of 
Change helps Areas of Consistency to remain stable and unchanging. Carlisle Blvd. is a 
designated Major Transit Corridor, along which commercial uses and non-single family 
residential uses are intended to concentrate and develop.  

B.  If the proposed amendment is located wholly or partially in an Area of Consistency (as shown 
in the ABC Comp Plan, as amended), the applicant has demonstrated that the new zone would 
clearly reinforce or strengthen the established character of the surrounding Area of Consistency 
and would not permit development that is significantly different from that character. The 
applicant must also demonstrate that the existing zoning is inappropriate because it meets any 
of the following criteria: 

1. There was typographical or clerical error when the existing zone district was applied to 
the property. 

2. There has been a significant change in neighborhood or community conditions affecting 
the site. 

3. A different zone district is more advantageous to the community as articulated by the 
ABC Com Plan, as amended (including implementation of patterns of land use, 
development density and intensity, and connectivity), and other applicable adopted City 
plan(s). 

Applicant: The criterion is not applicable as the proposed amendment is wholly in an Area of 
Change as shown in the ABC Comp Plan.  

Staff: The subject site is located wholly in an Area of Change, so this criterion does not apply. 
The response to Criterion B is sufficient.  

C. If the proposed amendment is located wholly in an Area of Change (as shown in the ABC Comp 
Plan, as amended) and the applicant has demonstrated that the existing zoning is inappropriate 
because it meets at least one of the following criteria: 

1. There was typographical or clerical error when the existing zone district was applied to 
the property. 

2. There has been a significant change in neighborhood or community conditions affecting 
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the site that justifies this request. 

3. A different zone district is more advantageous to the community as articulated by the 
ABC Comp Plan, as amended (including implementation of patterns of land use, 
development density and intensity, and connectivity), and other applicable adopted City 
plan(s). 

Applicant: The proposed amendment is located in an Area of Change. Our application 
demonstrates that (c), the change would be more advantageous to the community since many 
of the Comp Plan goals and policies will be furthered as articulated in the policy analysis 
section. This proposed zone change will allow for implementation of redevelopment and 
patterns of land use that are consistent with the Comp Plan conditions and historic land use, 
and will promote connectivity along the transit corridor as a destination for employment and 
services. 

Staff: A different zone district (MX-M) would generally be more advantageous to the 
community as a whole than the existing zoning (MX-L), which the applicant’s policy analysis 
has shown to be inappropriate, because the request would help implement applicable Goals and 
policies that call for directing development to Areas of Change and along designated Transit 
Corridors. The MX-M zone allows Personal Services, Large and General Retail, Medium 
(General Retail, Large is a conditional use), which the MX-L zone does not. The additional 
uses allowed by the MX-M zone would help the intended development density and intensity 
become a reality in such areas. The response to Criterion C is sufficient.  

D. The zone change does not include permissive uses that would be harmful to adjacent property, 
the neighborhood, or the community, unless the Use-specific Standards in Section 16-16-4-3 
associated with that use will adequately mitigate those harmful impacts. 

 
Applicant: The permissive uses between the MX-L zoning designation and the MX-M zoning 
designation are very similar. I have outlined the permissive uses in MX- M in the following 
list: 
  

Dwelling, Townhouse Dwelling, live-work 
Dwelling, multi-family Assisted living facility 
Community residential facility, small  Community Residential facility, medium 
Community residential facility, large  Group home, small 
Group home, medium Sorority or fraternity 
Adult or child day care facility Community center or library 
Elementary or middle school High school 
Hospital Museum or art gallery 
Parks and open space  Religious institution 
Sports field  University or college 
Vocational school  Community garden 
Veterinary hospital  Other pet service 
Auditorium or theater  Bar 
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Catering service  Health club or gym 
Nightclub Residential community amenity 
Restaurant Tap room or tasting room 
Other indoor entertainment Hotel or motel 
Car wash Light vehicle fueling station 
Light vehicle repairs  Light vehicle sales and rental 
Paid parking lot  Parking structure 
Bank Club or event facility 
Commercial services  Medical or dental clinic 
Mortuary  Office 
Personal business, small  Personal business, large 
Bakery goods or confectionary shop Farmers market 
General retail, small General retail, medium  

 Grocery store Liquor retail 
 Pawn Shop Park and ride lot 
 Transit facility Artisan manufacturing 
 Solar energy generation Utility, electric 
 Utility, other major  

 
This property is underutilized and currently a boarded up vacant "big box" serving as a 
mecca for the homeless and as a dumping station. This zone map amendment and 
subsequent redevelopment will be a positive change as compared to if the property were 
to stay in its current condition. This opportunity for redevelopment will provide more 
mixed-use options, housing diversity options and commercial retail choices for the area. 
There is existing access from Interstate 1-40 and Carlisle, this access eliminates the need 
for vehicles to drive through any neighborhoods to access the project. 
 
Future re-development and possible uses that could be considered harmful to adjacent 
property owners have been mitigated by specific use standards and  regulations identified 
in the IDO. All uses shall comply with City ordinances regulating noise, odors, vibration, 
glare, heat, and other special nuisance conditions affecting other properties as well as use- 
specific standards. 
 
Permissive uses that could be construed as having possible harmful effects such as a taproom, 
bar, nightclub, fueling station or retail liquor are regulated by local, state and federal 
requirements and must comply with all New Mexico state laws, including but not limited to 
any required spacing from other uses or facilities. They are also controlled by Specific-Use 
Standards found In the IDO to mitigate potential harmful effects on the surrounding area. 
Future development on the subject site under the MX-M zone would be subject to IDO 
requirements including Neighborhood Edges (14-16- S-9),the mixed-use zone dimensional 
standards (Table 5-1-2), buffer landscaping (14-16-5- 6-(E), and building design standards 
(14-16-4-11) to help ensure appropriate scale and location of development and character of 
building design. These Use Standards include precautionary measures such as distance 
requirements, size restrictions, design standards, screening requirements, and various other 
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measures. Additionally, re-development of the subject site must still go through a rigorous site 
plan approval process at which time the public will be fully engaged. 
 
Staff: The requested zone (MX-M) includes a greater variety of non-residential uses than the 
existing MX-L zone. Permissive residential uses are the same. The zones differ with respect to 
permissive commercial uses. In MX-L, only General Retail, Small is allowed. In MX-M, 
General Retail, Small and General Retail, Medium are allowed. General Retail, Large is a 
conditional use in MX-M.  
 
Other differences between the two zones (mixed-use low intensity and mixed-use medium 
intensity) are as follows: a bar, light vehicle fueling station, and light vehicle sales and rental, 
mortuary, pawn shop, and transit facility are conditional uses in the MX-L zone but become 
permissive uses in the MX-M zone. Hospital, catering service, and nightclub are not allowed in 
MX-L, but are permissive in MX-M. Liquor retail is an accessory use in MX-L and a 
permissive use in MX-M. A drive-through is a conditional use in MX-L and an accessory use 
in MX-M. 
 
The table above shows permissive uses in the MX-M zone. The following uses are often 
considered harmful to adjacent property, the neighborhood, or the community: bar, light 
vehicle fueling station, light vehicle sales and rental, pawn shop, nightclub, liquor retail, and 
drive through. Future development on the subject site would be required to comply with 
applicable IDO regulations that protect adjacent residential areas, such as Section 14-16-5-9: 
Neighborhood Edges, which requires building height stepdown, screening, and buffering. The 
single-family homes to the south would be afforded these protections.  
 
Other City ordinances, such as the Noise Ordinance, and State regulations pertaining to alcohol 
licensing, for example, would also apply to future uses and serve to mitigate the potentially 
harmful impacts of such uses on the subject site. The response to Criterion D is sufficient.   
 

E. The City's existing infrastructure and public improvements, including but not limited to its 
street, trail, and sidewalk systems meet 1 of the following requirements: 

1.  Have adequate capacity to serve the development made possible by the change of zone. 

2. Will have adequate capacity based on improvements for which the City has already approved 
and budgeted capital funds during the next calendar year. 

3.  Will have adequate capacity when the applicant fulfills its obligations under the IDO, the 
DPM, and/or an Infrastructure Improvements Agreement. 

4.  Will have adequate capacity when the City and the applicant have fulfilled their respective 
obligations under a City- approved Development Agreement between the City and the 
applicant. 

Applicant: This request furthers this requirement because the City’s existing infrastructure and 
public improvements   currently   have   adequate   capacity   to   serve   the   existing   
development, however, we fully understand that the redevelopment of this   property may 
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require ungraded infrastructure,  both public  and/or  private  to adequately  service  the  needs  
of  the development. Although those improvements are unknown at this time, our clients have 
sufficient resources to guarantee any work needed via the Infrastructure Agreement process 
with the City of Albuquerque. 

Staff: Requirements 1 and 4 apply. As an infill site that has been in use until recently, the 
subject site is served by existing infrastructure and is likely to have adequate capacity to serve 
development made possible by the request. If not, the applicant would be required to enter into 
a Development Agreement with the City to ensure that adequate infrastructure capacity will 
become available. The response to Criterion E is sufficient.   

 
F. The applicant's justification for the requested zone change is not completely based on the 

property's location on a major street. 

Applicant: The justification provided herein is not based on the property’s location on a major 
street, but rather on a preponderance of applicable Goals and Policies of the Comp Plan as 
outlined in our policy narrative. 

Staff: The applicant’s justification is not completely based on the subject site’s location on 
Carlisle Blvd. NE, a Minor Arterial. Rather, the justification is based on the request furthering a 
preponderance of applicable Comprehensive Plan Goals and policies as demonstrated in the 
response to Criterion A. The response to Criterion F is sufficient.  

 
G. The applicant's justification is not based completely or predominantly on the cost of land or 

economic considerations.   

Applicant: Our justification is not based completely or predominately on the cost of land or 
economic considerations, but rather on a preponderance of applicable Goals and Policies of 
the Comp Plan as outlined in our policy narrative. 

 Staff: Economic considerations are a factor, but the applicant’s justification is not completely 
or predominantly based on the cost of land or economic considerations.  Rather, the applicant 
has demonstrated that the request furthers a preponderance of applicable Comprehensive Plan 
Goals and policies. The response to Criterion G is sufficient.   

 
H.  The zone change does not apply a zone district different from surrounding zone districts to one 

small area or one premises (i.e. create a "spot zone") or to a strip of land along a street (i.e. 
create a "strip zone") unless the change will clearly facilitate implementation of the ABC Comp 
Plan, as amended, and at least one of the following applies: 

1.  The area of the zone change is different from surrounding land because it can function as a 
transition between adjacent zone districts. 

2.  The site is not suitable for the uses allowed in any adjacent zone district due to topography, 
traffic, or special adverse land uses nearby. 
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3.  The nature of structures already on the premises makes it unsuitable for the uses allowed in 
any adjacent zone district. 

 
Applicant: Application of the MX-M zone may constitute a spot zone because it is different from 
the surrounding zones to the east and west. The requested change to MX-M will clearly 
facilitate implementation of the ABC Comp Plan, as amended, as discussed in the 
preponderance of goals and policies furthered by the change. 

This proposal qualifies under criteria (c) in that the nature of structures already on the 
premises make it unsuitable for the uses allowed in any adjacent zone district, because the 
property is developed with an approximately 110,000 SF building. “General retail, large” is a 
nonconforming use in the MX-L zone. To be conforming in the MX-L zone, the building would 
have to be divided into over 11 separate establishments or tenant spaces. Even with two 
tenants, the building is larger than would be allowed as a “General retail, medium” use. 
Staff: The request would result in a spot zone because it would apply a different zone (MX-M) 
to one premises and none of the properties nearby are zoned MX-M (MX-L, R-1B, and PD). 
However, as demonstrated by the policy analysis required by Criterion A, the request would 
clearly facilitate implementation of the Comp Plan and would meet subcriterion 3.  The nature 
of the structure already on the premises, an approximately 100,000 large retail facility, makes 
the subject site unsuitable for the uses allowed in the adjacent zone districts (MX-L, R-1B, and 
PD). None of these zones allows General Retail, Large.  

Also, an argument can be made that the area of the zone change is different from surrounding 
land because it could function as a transition between adjacent zone districts—the area of MX-
L to the south and the area of MX-H zoning to the north (subcriterion 1, see definition of 
adjacent in Section II of this report). The response to Criterion H is sufficient.   

 
III. AGENCY & NEIGHBORHOOD CONCERNS  
Reviewing Agencies 

City departments and other interested agencies reviewed this application from 2/4/2019 to 
2/19/2019. Few agency comments were received. Long Range Planning notes that the site is on a 
Major Transit corridor and in an Area of Change. The MX-M zone allows a wide array of 
moderate-intensity retail, commercial, institutional and moderate-density residential uses and is 
appropriate in this location.  
 

 NMDOT states that the 2 driveways that accesses Carlisle Blvd within the NMDOT interchange 
right of way limits are currently NOT permitted. The Transit Department notes that the subject 
site is along a Major Transit Corridor. The Water Utility Authority notes that the subject site is 
already receiving service. 

  
 PNM states that an existing electric transmission line is located on the south side of the subject 

site. An overhead distribution line is located along the eastern boundary of the subject site. It is 
the applicant’s obligation to abide by any conditions or terms of these easements or rights-of-
way. The developer will need to contact PNM for new service delivery, and that ground-mounted 
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equipment screening will be designed to allow for access to utility facilities. Agency comments 
begin on p.27.  

 
 Neighborhood/Public 

The Summit Park Neighborhood Association (NA), the Altura Addition NA, and the District 7 
Coalition were required to be notified, which the applicant did (see attachments). Property owners 
within 100 feet of the subject site were also notified, as required (see attachments).  
 
A pre-application neighborhood meeting was held on January 30, 2019 (see attachment). Fifteen 
community members attended from the following organizations: Altura Addition NA, McKinley 
NA, Summit Park NA, Altura Park NA, and the District 7 Coalition. The applicant provided 
information and responded to questions. Topics discussed included what is allowed under the 
current and proposed zoning, the existing sign, uses that neighbors consider harmful (ex. alcohol 
sales, night club, bar, taproom), traffic, square footage of new use(s), landscaping, and project 
timeline. A facilitated meeting during the EPC process was neither requested nor held.   
 
As of this writing, Staff received two letters of opposition (see attachment). One is from the Altura 
Addition NA and the other is from an individual. The Altura Addition NA states that it would 
support re-development of the site under the MX-L zone and that there is existing MX-L zoning in 
the area. They are concerned that the MX-M zone would allow a higher intensity of use and the 
potential for more harmful uses (such as a nightclub, a taproom, a bar, and retail liquor without a 
grocery store) adjacent to an established residential area. Increased traffic and the potential for 
increased crime are major concerns. The letter, from a resident a half a block away, states concerns 
regarding permissive uses in the MX-M zone, increased traffic and congestion, and potential for 
higher crime rates (see attachment).  
 
Another individual submitted a letter of support, stating that he’d like to see the subject site cleaned 
up and redeveloped and is not concerned about traffic (see attachment). He believes that anchor 
tenants will not consider the subject site if it is zoned MX-L. 

 
IV. CONCLUSION  

The request is for a zone map amendment (zone change) for an approximately 11 acre site located 
on the eastern side of Carlisle Blvd. NE,  between Interstate 40 and Indian School Rd. NE (the 
“subject site”). The subject site is sometimes referred to as the Old Kmart site.  

The subject site is zoned MX-L. The applicant is requesting the MX-M (Mixed Use-Medium 
Intensity) zone in order to re-develop the subject site with commercial uses (General Retail) up to 
50,000 sf. Though the subject site qualifies for the voluntary zoning conversion process, the 
applicant wants to proceed sooner. 

The zone map amendment has been adequately justified pursuant to the IDO Review and Decision 
criteria in 6-7(F)(3) based upon the proposed zone being more advantageous to the community than 
the current zoning.  
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The affected neighborhood organizations are the Summit Park Neighborhood Association (NA), 
the Altura Addition NA, and the District 7 Coalition, which were notified as required. Property 
owners within 100 feet of the subject site were also notified as required. A pre-application 
neighborhood meeting was held.  
 
The Altura Addition NA and a nearby resident are opposed. They are concerned about uses 
considered harmful becoming permissive (ex. nightclub, a taproom, a bar, and retail liquor without 
a grocery store), increased traffic, and the potential for increased crime. Another resident supports 
the request and wants to see the subject site redeveloped and cleaned up and is not concerned about 
traffic.  
 
Staff recommends approval. 
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FINDINGS - RZ-2019-00015, April 11, 2019- Zone Map Amendment (Zone Change) 

1. The request is for a zone map amendment (zone change) for an approximately 11 acre site 
known as Tract A, Carlisle and Indian School Subdivision, being a part of blocks 16 & 17 and a 
part of Blocks 14 & 15, Netherwood Park, Second Filing, excluding portions out to the ROW 
(the “subject site”). The subject site is located on the eastern side of Carlisle Blvd. NE,  
between Interstate 40 and Indian School Rd. NE and is sometimes referred to as the Old Kmart 
site.  

2. The subject site is in an area that the Comprehensive Plan designated an Area of Change. 
Carlisle Blvd. is designated as a Major Transit Corridor.  

3. The subject site is zoned MX-L (Mixed-Use Low Intensity Zone). Primary land uses are non-
destination retail and commercial uses, townhouses, low-density multi-family residential 
dwellings, and civic and institutional uses to serve the surrounding area. The applicant is 
requesting a zone change to MX-M (Mixed Use-Medium Intensity Zone) in order to re-develop 
the subject site. The purpose of the MX-M zone is to provide a wide array of moderate-
intensity retail, commercial, institutional, and moderate-density residential uses. 

4. The MX-L zone and the MX-M zone treat general retail and grocery stores differently. In the 
MX-L zone, only General Retail, Small (up to 10,000 sf) is allowed. In the MX-M zone, 
General Retail, Small and General Retail, Medium (up to 50,000 sf) are allowed permissively. 
General Retail, Large is a conditional use in the MX-M zone. Other notable differences are: a 
bar, light vehicle fueling station, and light vehicle sales and rental, mortuary, pawn shop, and 
transit facility are conditional uses in MX-L, but become permissive uses in MX-M. Hospital, 
catering service, and nightclub are not allowed in MX-L but are permissive in MX-M. Liquor 
retail is an accessory use in MX-L and a permissive use in MX-M. A drive-through is a 
conditional use in MX-L and an accessory use in MX-M. 

 

5. The subject site qualifies for the voluntary zoning conversion process. The existing, 
approximately 110,350 sf building became a non-conforming use upon adoption of the IDO 
because the MX-L zone does not allow a building of this size.  However, the applicant wants to 
proceed with the redevelopment project sooner than the anticipated timeframe for Batch 2 of 
the Phase 2 voluntary zoning conversions.  

6. The Albuquerque/Bernalillo County Comprehensive Plan and the City of Albuquerque 
Integrated Development Ordinance (IDO) are incorporated herein by reference and made part 
of the record for all purposes. 

7. The request furthers the following, applicable Comprehensive Plan policies:  

A.  Policy 4.1.2-Identity and Design: Protect the identity and cohesiveness of neighborhoods by 
ensuring the appropriate scale and location of development, mix of uses, and character of 
building design. 



CITY OF ALBUQUERQUE                             ENVIRONMENTAL PLANNING COMMISSION 
PLANNING DEPARTMENT                           Project #: 2019-002043, Case #: RZ-2019-00015 
CURRENT PLANNING SECTION                                      April 11, 2019 
                                       Page 21 
 

 

The request would facilitate re-development of the subject site under the MX-M zone in an 
Area of Change and along a Major Transit Corridor where development is intended, as 
opposed to in the neighborhoods. Any future site plans would be subject to IDO 
requirements established specifically to protect the identity and cohesiveness of 
neighborhoods, which are intended to remain stable: Neighborhood Edges (14-16-5-9), 
buffer landscaping (14-16-5-6-(E)), mixed-use zone dimensional standards (Table 5-1-2), 
and building design standards (14-16-4-11).  These requirements would help ensure 
appropriate scale and location of development and character of building design.  

B.  Policy 5.1.2-Development Areas:  Direct more intense growth to Centers and Corridors and 
use Development Areas to establish and maintain appropriate density and scale of 
development within areas that should be more stable. 

The subject site is located along a designated Major Transit Corridor, Carlisle Blvd., which 
is intended to receive more intense growth. The MX-M zone would allow a variety of 
commercial, service, and residential uses to develop in an Area of Change, which would 
support and encourage transit usage. The surrounding residential areas (an Area of 
Consistency) would remain stable be protected by the Neighborhood Edge provisions of the 
IDO (14-16-5-9), which include screening, buffering, and building height regulations that 
would help maintain an appropriate density and scale of development in the non-growth 
area.  

 
C.  Policy 5.1.10- Major Transit Corridors:  Foster corridors that prioritize high-frequency 

transit service with pedestrian-oriented development.  

The request would facilitate development of uses under the MX-M zone. Though similar to 
the MX-L zone, the MX-M zone is intended to provide moderate intensity retail uses and 
medium density residential uses. More intense uses (especially multi-family) are generally 
desirable along Major Transit Corridors because they would result in more people using 
transit and walking along the corridor. The request furthers Policy 5.1.10-Major Transit 
Corridors.     

8.  The request furthers the following, applicable Comprehensive Plan Goal and policy with respect 
to complete communities:    

A. Goal 5.2-Complete Communities: Foster communities where residents can live, work, learn, 
shop, and play together.  

 The request to rezone the subject site to MX-M would allow a greater range of uses than the 
current zone. The purpose of the MX-M zone is to provide a wide variety of moderate-
intensity retail, commercial, institutional, and moderate-density residential uses, which 
would facilitate re-development of the subject site and help foster sense of community. 
New commercial, institutional, and moderate-density residential uses could develop on the 
subject site and help strengthen the community by providing more opportunities where 
residents can live, work, learn, shop, and play together.  
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B.  Policy 5.2.1-Land Uses:  Create healthy, sustainable, and distinct communities with a mix 
of uses that are conveniently accessible from surrounding neighborhoods.  

 The request would facilitate redevelopment of the subject site under the MX-M zone, which 
allows a variety of commercial, civic, institutional, and residential uses that could add to the 
mix of uses in this Area of Change. Future uses would generally help contribute to a 
healthy, sustainable, and distinct community because they would bring additional 
opportunities (services, jobs, residences) to the area and help contribute to its distinct 
character. The subject site’s location along a Major Transit Corridor would help transit 
users, pedestrians, bicyclists, and residents from the surrounding neighborhoods to have 
convenient access to the uses.  

 

9.  The request furthers the following, applicable Comprehensive Plan Goal and policies with 
respect to efficient development patterns:    

A.  Goal 5.3- Efficient Development Patterns: Promote development patterns that maximize the 
utility of existing infrastructure and public facilities and the efficient use of land to support 
the public good.  

 The request would promote re-development of the subject site, which is an infill site 
because it’s located in an area of the City that has been developed since approximately the 
1950s. Existing infrastructure and public facilities are already in place to serve the subject 
site; infill development is an efficient use of land that supports the public good because it 
promotes an efficient development pattern.  

B. Policy 5.3.1-Infill Development: Support additional growth in areas with existing 
infrastructure and public facilities. 

 The request would facilitate redevelopment of the subject site, which is located in an area 
already served by existing infrastructure and public facilities. The additional growth would 
be considered infill development due to the subject site’s location in an established urban 
area that has been developed since approximately the 1950s. 

C.  Policy 5.1.1- Desired Growth:  Capture regional growth in Centers and Corridors to help 
shape the built environment into a sustainable development pattern.  

 The subject site’s location immediately adjacent to the Interstate 40/Carlisle Blvd. 
interchange gives it visibility and access directly from I-40. This could help future 
development capture regional growth along the Major Transit Corridor of Carlisle Blvd., 
which could generally contribute to shaping a sustainable development pattern. 

10. The request furthers the following, applicable Comprehensive Plan Goal and policy with 
respect to City development areas:    

A.  Goal 5.6- City Development Areas: Encourage and direct growth to Areas of Change where 
it is expected and desired and ensure that development in and near Areas of Consistency 
reinforces the character and intensity of the surrounding area.  
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 The subject site is designated an Area of Change and the surrounding, established 
neighborhoods are designated an Area of Consistency. The request would encourage and 
direct growth to an Area of Change, as desired by the Comprehensive Plan. Focusing 
growth in this location would also help direct pressure for development away from the 
surrounding neighborhoods, which are intended to remain stable in order to reinforce their 
character and maintain the low-intensity of the surrounding area.  

 
B.  Policy 5.6.2- Areas of Change:  Direct growth and more intense development to Centers, 

Corridors, industrial and business parks, and Metropolitan Redevelopment Areas where 
change is encouraged. 

 The subject site is located in an Area of Change, along a designated Major Transit Corridor, 
where the Comprehensive Plan intends and encourages change to happen. The request 
would direct growth and more intense development to the subject site and accommodate it 
along a Major Transit Corridor, while directing growth away from the surrounding 
neighborhoods located in an Area of Consistency.  

 

11. The request generally furthers the following, applicable policies from Comprehensive Plan 
Chapter 8- Economic Development: 

A.  Policy 8.1.1 –Diverse Places:  Foster a range of interesting places and contexts with 
different development intensities, densities, uses, and building scale to encourage economic 
development opportunities. 

In general, the request could help foster a range of interesting places and contexts in the 
area. A wider variety of uses could develop under the MX-M zone, which differs from the 
nearby MX-L zone, and therefore could encourage economic development opportunities 
with different intensities, densities, and building scales as compared to the existing 
commercial and single-family residential uses in the area.  

 
B.  Policy 8.1.2 -Resilient Economy:  Encourage economic development efforts that improve 

quality of life for new and existing residents and foster a robust, resilient, and diverse 
economy. 

The request would encourage and facilitate redevelopment of the subject site, an economic 
development effort, which would generally contribute to improved quality of life for 
existing and new area residents. Redeveloping the subject site would clean it up and 
therefore improve quality of life. A wider variety of commercial, civic, and institutional 
uses would be possible under the MX-M zone, which would generally contribute to a 
robust, resilient, and diverse economy.  

 

12. The applicant has adequately justified the request pursuant to the Integrated Development 
Ordinance (IDO) Section 6-7(F)(3)-Review and Decision Criteria for Zone Map Amendments, 
as follows:  

A. Criterion A: Consistency with the City’s health, safety, morals and general welfare is 
shown by demonstrating that a request furthers applicable Comprehensive Plan Goals and 
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policies (and other plans if applicable) and does not significantly conflict with them. The 
applicant has adequately demonstrated, in his policy-based response, that the request would 
be consistent with the City’s health, safety, morals and general welfare.  

 
B. Criterion B: The subject site is located wholly in an Area of Change, so this criterion does 

not apply. 

C.  Criterion C: A different zone district (MX-M) would generally be more advantageous to the 
community as a whole than the existing zoning (MX-L), which the applicant’s policy 
analysis has shown to be inappropriate, because the request would help implement 
applicable Goals and policies that call for directing development to Areas of Change and 
along designated Transit Corridors. The MX-M zone allows Personal Services, Large and 
General Retail, Medium (General Retail, Large is a conditional use), which the MX-L zone 
does not. The additional uses allowed by the MX-M zone would help the intended 
development density and intensity become a reality in such areas.    

D. Criterion D: The requested zone (MX-M) includes a greater variety of non-residential uses 
than the existing MX-L zone. Permissive residential uses are the same. The zones differ 
with respect to permissive commercial uses. In MX-L, only General Retail, Small is 
allowed. In MX-M, General Retail, Small and General Retail, Medium are allowed. 
General Retail, Large is a conditional use in MX-M.  

 Other differences between the two zones (mixed-use low intensity and mixed-use medium 
intensity) are as follows: a bar, light vehicle fueling station, and light vehicle sales and 
rental, mortuary, pawn shop, and transit facility are conditional uses in the MX-L zone but 
become permissive uses in the MX-M zone. Hospital, catering service, and nightclub are 
not allowed in MX-L, but are permissive in MX-M. Liquor retail is an accessory use in 
MX-L and a permissive use in MX-M. A drive-through is a conditional use in MX-L and an 
accessory use in MX-M. 

 The table above shows permissive uses in the MX-M zone. The following uses are often 
considered harmful to adjacent property, the neighborhood, or the community: bar, light 
vehicle fueling station, light vehicle sales and rental, pawn shop, nightclub, liquor retail, 
and drive through. As the applicant stated, future development on the subject site would be 
required to comply with applicable IDO regulations that protect residential areas, such as 5-
9: Neighborhood Edges, which requires building height stepdown, screening, and buffering. 
The single-family homes to the south would be afforded these protections.  

 Other City ordinances, such as the Noise Ordinance, and State regulations pertaining to 
alcohol licensing, for example, would also apply to future uses and serve to mitigate the 
potentially harmful impacts of such uses on the subject site. 

E. Criterion E: Requirements 1 and 4 apply. As an infill site that has been in use until recently, 
the subject site is served by existing infrastructure and is likely to have adequate capacity to 
serve development made possible by the request. If not, the applicant would be required to 
enter into a Development Agreement with the City to ensure that adequate infrastructure 
capacity will become available. 
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F.  Criterion F:  The applicant’s justification is not completely based on the subject site’s 
location on Carlisle Blvd. NE, a Minor Arterial. Rather, the justification is based on the 
request furthering a preponderance of applicable Comprehensive Plan Goals and policies as 
demonstrated in the response to Criterion A. 

 
G. Criterion G: Economic considerations are a factor, but the applicant’s justification is not 

completely or predominantly based on the cost of land or economic considerations.  Rather, 
the applicant has demonstrated that the request furthers a preponderance of applicable 
Comprehensive Plan Goals and policies. 

H. Criterion H: The request would result in a spot zone because it would apply a different zone 
(MX-M) to one premises and none of the properties nearby are zoned MX-M (MX-L, R-
1B, and PD). However, as demonstrated by the policy analysis required by Criterion A, the 
request would clearly facilitate implementation of the Comp Plan and would meet 
subcriterion 3. The nature of the structure already on the premises, an approximately 
100,000 large retail facility, makes the subject site unsuitable for the uses allowed in the 
adjacent zone districts (MX-L, R-1B, and PD). None of these zones allows General Retail, 
Large. 

Furthermore, the area of the zone change is different from surrounding land because it 
could function as a transition between adjacent zone districts—the area of MX-L to the 
south and the area of MX-H zoning to the north (subcriterion 1) 

13. The applicant’s policy analysis adequately demonstrates that the request furthers a 
preponderance of applicable Goals and policies in the Comprehensive Plan and does not 
significantly conflict with it. Based on this demonstration, the proposed zone category would 
be more advantageous to the community than the current zoning. The other criteria of Section 
6-7(F)(3) are also adequately addressed.  

14. The affected neighborhood organizations are the Summit Park Neighborhood Association 
(NA), the Altura Addition NA, and the District 7 Coalition, which were notified as required. 
Property owners within 100 feet of the subject site were also notified as required.  

 
15. A pre-application neighborhood meeting, held on January 30, 2019, was attended by 

representatives from the Altura Addition NA, McKinley NA, Summit Park NA, Altura Park 
NA, and the District 7 Coalition. Topics included what is allowed under the current and 
proposed zoning, the existing sign, uses that neighbors consider harmful (ex. alcohol sales, 
night club, bar, taproom), traffic, square footage of new use(s), landscaping, and project 
timeline.  

 
16.  As of this writing, Staff has received two letters of opposition and one letter of support. The 

Altura Addition NA and a resident who lives near the subject site are opposed. They support re-
development under the MX-L zone, and are concerned that the MX-M zone would allow more 
intense uses and more harmful uses (such as a nightclub, a taproom, a bar, and retail liquor 
without a grocery store) adjacent to an established residential area. Increased traffic and the 
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potential for increased crime are also concerns. The individual who supports the request would 
like the subject site cleaned up and re-developed and is not concerned about traffic. He believes 
that anchor tenants will not consider the subject site if it is zoned MX-L. 

 
RECOMMENDATION - RZ-2019-00015, April 11, 2019 

APPROVAL of Project #: 2019-002043, Case #: 2019-00015, a zone change from MX-L to 
MX-M, for Tract A, Carlisle and Indian School Subdivision, being a part of blocks 16 & 17 
and a part of Blocks 14 & 15, Netherwood Park, Second Filing, excluding portions out to the 
ROW, an approximately 11 acre site located on Carlisle Blvd. NE,  between Indian School 
Rd. NE and I-40, based on the preceding Findings. 

 
 

 
 
 
Catalina Lehner, AICP 

            Senior Planner 
 
 
Notice of Decision cc list:   

    Carlisle Associates LP, 33 South Service Rd, Jericho, NY 11753 
 Modulus Architects, Inc., 100 Sun Ave. NE, Suite 3305, ABQ, NM  87109 
 Summit Park NA, Jan Schuetz, 3501 Calle Del Ranchero Dr. NE, ABQ, NM  87016 
 Summit Park NA, Elisha Allen, 817 Amherst Dr. NE, ABQ, NM  87106 
 Altura Addition NA, Colin Adams, 1405 Solano Dr. NE, ABQ, NM  87110 
 Altura Addition NA, Denise Hammer, 1735 Aliso Dr. NE, ABQ, NM  87110 
 Dist. 7 Coalition of NAs, Lynne Martin, 1531 Espejo NE, ABQ, NM  87112 
 Dist. 7 Coalition of NAs, David Haughawout, 2824 Chama St. NE, ABQ, NM  87110  
 John Wright, Altura Addition Board Member, wright.js@gmail.com 
 John DuBois, jdubois@cabq.gov 

  

mailto:wright.js@gmail.com
mailto:jdubois@cabq.gov
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CITY OF ALBUQUERQUE AGENCY COMMENTS 
PLANNING DEPARTMENT 

Zoning Enforcement 
 
Office of Neighborhood Coordination 
 
Long Range Planning 
This request is for a zone map amendment from MX-L to MX-M. The property is developed with 
an approximately 110,000 SF building. “General retail, large” is a nonconforming use in the MX-L 
zone. To be conforming in the MX-L zone, the building would have to be divided into over 11 
separate establishments or tenant spaces. Even with two tenants, the building is larger than would 
be allowed as a “General retail, medium” use.  

This site would likely qualify to participate in the City’s Voluntary Zoning Conversion process 
under the Nonconforming Use criterion, since the use was allowed on this site prior to adoption of 
the IDO.  

This site is within a Major Transit corridor and in an Area of Change. The MX-M zone allows a 
wide array of moderate-intensity retail, commercial, institutional and moderate-density residential 
uses. The MX-M zone is appropriate in this location and would allow the vacant building to be 
used in a way consistent with its prior use and prior site plan approvals.  

The following policies are applicable to this request: 

ABC Comprehensive Plan Goal 5.1 Centers & Corridors Grow as a community of strong 
Centers connected by a multi-modal network of Corridors.  

ABC Comprehensive Plan Policy 5.1.1 Desired Growth: Capture regional growth in Centers and 
Corridors to help shape the built environment into a sustainable development pattern. 

c) Encourage employment density, compact development, redevelopment, and infill in Centers 
and Corridors as the most appropriate areas to accommodate growth over time and 
discourage the need for development at the urban edge. 

ABC Comprehensive Plan Policy 5.2.1 Land Uses: Create healthy, sustainable, and distinct 
communities with a mix of uses that are conveniently accessible from surrounding neighborhoods.  

a) Encourage development and redevelopment that brings goods, services, and amenities 
within walking and biking distance of neighborhoods and promotes good access for all 
residents.  

b) Encourage development that offers choice in transportation, work areas, and lifestyles.  
e) Create healthy, sustainable communities with a mix of uses that are conveniently accessible 

from surrounding neighborhoods.  

ABC Comprehensive Plan Policy 5.6.2 Areas of Change: Direct growth and more intense 
development to Centers, Corridors, industrial and business parks, and Metropolitan Redevelopment 
Areas where change is encouraged.  



CITY OF ALBUQUERQUE                             ENVIRONMENTAL PLANNING COMMISSION 
PLANNING DEPARTMENT                           Project #: 2019-002043, Case #: RZ-2019-00015 
CURRENT PLANNING SECTION                                      April 11, 2019 
                                       Page 28 
 

 

CITY ENGINEER 
 Transportation Development 
 No objection to the request.  
 
 Hydrology Development 
 
 New Mexico Department of Transportation (NMDOT) 

The 2 driveways that accesses Carlisle Blvd within the NMDOT interchange right of way limits are 
currently NOT permitted. The property owner must contact Margaret Haynes at 
Margaret.haynes@state.nm.us or 505-288-2086 to coordinate the submittal of an access permit 
application for approval and discuss the possibility of offsite improvements to existing 
infrastructure. 

 
DEPARTMENT of MUNICIPAL DEVELOPMENT 
 Transportation Planning 

Per the 2040 Long Range Bicycle Map, a bicycle lane is proposed on Carlisle Blvd. adjacent the 
subject property and a paved trail is proposed along the northside of the subject property. 
 
Traffic Engineering Operations (Department of Municipal Development) 

 
Street Maintenance (Department of Municipal Development) 

 
RECOMMENDED CONDITIONS FROM THE CITY ENGINEER:  
 

WATER UTILITY AUTHORITY 
Utility Services    

1.       RZ-2019-00015 – Zone Map Amendment (Zone Change)’ 
          Identification: UPC – 101705904004630123 

a.       No adverse comment to the proposed zone change. 
b.      Site is currently receiving service. 

 
ENVIRONMENTAL HEALTH DEPARTMENT 

Air Quality Division 

Environmental Services Division 

PARKS AND RECREATION- Parks and Recreation has no comments on any of the March 2019 EPC 
cases. 
 Planning and Design  

Open Space Division 

mailto:Margaret.haynes@state.nm.us
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City Forester 

POLICE DEPARTMENT/Planning 

SOLID WASTE MANAGEMENT DEPARTMENT- No comment.  
Refuse Division- No comment. 
 
FIRE DEPARTMENT/Planning 
 
TRANSIT DEPARTMENT 
Carlisle Blvd. is a Major Transit Corridor. Fixed Route 5 (on Carlisle) and Commuter Route 6 on 
Indian School. Route 5 has the second highest ridership in the Transit Department's system.  It is one 
of the longest routes, going from Tramway and Montgomery to the Alvarado Transit Center. 
Commuter Route 6 runs from Tramway and Rover to the Alvarado Transportation Center. There are 
stop pairs for both routes either side of the Indian School / Carlisle intersection. 
 
COMMENTS FROM OTHER AGENCIES 
BERNALILLO COUNTY 

 
ALBUQUERQUE METROPOLITAN ARROYO FLOOD CONTROL AUTHORITY 

Reviewed, no objections.   
 
ALBUQUERQUE PUBLIC SCHOOLS 

This will have no adverse impacts to the APS district.   
 
MID-REGION COUNCIL OF GOVERNMENTS 

MRMPO has no adverse comments. 
 
MIDDLE RIO GRANDE CONSERVANCY DISTRICT 
 
PUBLIC SERVICE COMPANY OF NEW MEXICO 
1.  An existing electric overhead 115kV transmission line is located on the south side of the subject 

site along the north side of Indian School Blvd. NE and one overhead distribution line is located 
along the eastern boundary of the subject site. Underground electric feeder lines are also located 
on the north side of the property to serve the existing Burger King restaurant. It is the 
applicant’s obligation to abide by any conditions or terms of these easements or rights-of-way. 

 
2.  Any potential encroachment to existing rights-of-way must be reviewed by PNM for compliance 

with National Electric Safety Code (NESC) requirements, as well as PNM access for 
maintenance or future use. This includes any proposed changes to the existing grade, existing or 
proposed signs, walls or fences, landscaping, lighting, access, parking and driveway. 

 
3. It will be necessary for the developer to contact the PNM New Service Delivery Department 

when the site is to be developed in order to coordinate electric service. Contact: 
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 Contact: Andrew Gurule, PNM Service Center 
 4201 Edith Boulevard NE Albuquerque, NM 87107 
 Phone: (505) 241-0589 

4.  Ground-mounted equipment screening will be designed to allow for access to utility facilities. 
All screening and vegetation surrounding ground-mounted transformers and utility pads are to 
allow 10 feet of clearance in front of the equipment door and 5-6 feet of clearance on the 
remaining three sides for safe operation, maintenance and repair purposes.  Refer to the PNM 
Electric Service Guide at www.pnm.com for specifications. 

 

http://www.pnm.com/
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Figure 1: Looking east at the existing 
building, while standing on the subject 
site. 

Figure 2: Looking north while 
standing on the subject site. 
 

Figure 3: Looking west while standing 
on the subject site. 
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Figure 4: Looking south while 
standing on the subject site. 
 

Figure 5: Looking at the existing fast-
food restaurant on Tract B (not a part of 
the request) and the main access to the 
subject site, from across Carlisle Blvd.  
 

Figure 6: Looking north at the subject 
site from Indian School Road.   
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