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October 25, 2017 

Ms. Karen Hudson, Chair 
Environmental Planning Commission 
City of Albuquerque 
600 Second Street NW 
Albuquerque, New Mexico 87102 

RE: Menaul Boulevard and Vassar Drive- Zone Map Amendment 

Dear Madame Chair, 

As the owner of the subject property, the purpose of this letter is to authorize Consensus 
Planning, Inc. to act as agent for all matters regarding a request for a Zone Map 
Amendment for property located on Menaul Boulevard, east of Vassar Drive, and south 
of Phoenix Avenue. The property is legally described as Tracts 1-A, 1-B, 1-C, 2, 3, 4, 
and 5 of Brunacini Industrial Park, Unit II. 

Thank you for your consideration. 

Sincerely, 

Peter Gineris 
Cornerstone Capital, LLC. 
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December 1, 2017 
 
Ms. Karen Hudson, Chair. 
Environmental Planning Commission 
City of Albuquerque 
600 Second Street NW 
Albuquerque, New Mexico 87102 
 
Re: Zone Map Amendment – Menaul Boulevard and Vassar Drive 
 
Dear Madam Chair: 
 
The purpose of this letter is to provide justification for a request for a Zone Map 
Amendment for the property located on Menaul Boulevard, between Vassar Drive 
and Phoenix Avenue, on behalf of Cornerstone Capital, LLC. The property is legally 
described as Tracts 1-A, 1-B, 1-C, and Tracts 2 through 5 of Brunacini Industrial 
Park. The current zoning on the approximately 9.86 acre property is M-1.  The 
applicant’s request is to change the zoning to C-2 to accommodate future multi-
family and retail/commercial development on the property.  
 
The zone map amendment will facilitate the use of the property for C-2 
(Neighborhood Commercial) uses. Specifically, the applicant seeks to entitle this 
property to develop mixed-uses, including multi-family and commercial retail uses 
that will fit appropriately with the surrounding region. The applicant intends to 
provide ample connectivity to the uses proposed within the site as well as those that 
are nearby. The site is currently served by existing bus route number 8 and stops 
along Menaul Boulevard. Furthermore, the site is located adjacent to the North 
Diversion Channel bike trial. The applicant’s request is supported by 
Comprehensive Plan policies and meets the requirements for a zone change 
request.  
 

 
Subject Property 
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EXISTING CONDITIONS 
The subject property is within an Area of Change, as designated by the 
Comprehensive Plan. It is at the northeast corner of Menaul Boulevard and Vassar 
Drive, respectively designated as a primary urban collector and local road, which 
provide connections to neighborhoods in the area. Bus Route 8 runs along Menaul 
Boulevard with bus stops in close proximity to the subject property. The area has 
been in transition with new neighborhood commercial development on land that was 
previously in use for M-1, heavy commercial, and light industrial purposes. Most 
notably, the Green Jeans Farmery was recently approved and has created a high 
level of vibrancy in the area that has attracted residents of the area and community 
at large.    
 
The existing zoning for the subject property is zone M-1. Adjacent properties are 
zoned M-1, C-3, and C-2. The adjacent property to the east is C-2 and C-3 
neighborhood commercial development. In addition to light manufacturing uses to 
the west of the property, a C-3 zoned Community Residential use exists. The mix of 
uses and the transitionary nature of the area support the proposed zone change 
and associated future uses, as will be delineated in the body of this letter.  
 

Area Zoning Land Use 
North  M-1 Manufacturing 

South C-3 Hotel/Restaurant 

East C-3 Diversion Channel/Hotel 

West M-1 Commercial Retail  

 
Existing Zoning 
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Existing Land Use 

 
 

ZONE MAP AMENDMENT - RESPONSE TO RESOLUTION 270-1980 

This zone change request is in compliance with Resolution 270-1980 as follows: 

A.  A proposed zone change must be found to be consistent with the health, safety, 
morals, and general welfare of the City. 

Applicant’s Response: This request is consistent with the health, safety, 
morals, and general welfare of the City. The proposed zone change will allow 
multifamily residential and commercial/retail uses, not permissive by the existing 
zoning, but allowed under commercial zoning categories, including the C-3 zone 
that governs adjacent properties. The proposed zoning will not be disruptive to 
the surrounding community. To the south of the property and Interstate 40, 
single family and multi-family uses abound. These uses would be compatible 
and synonymous with the proposed uses. Furthermore, the site is surrounded by 
existing commercial, retail, and warehouse uses. Less than 600 feet of the 
subject property and to east of Richmond Drive, there are a number of 
properties zoned C-2. East of Carlisle Boulevard, is the site for Green Jeans 
Farmery, a successful commercial retail center that was recently entitled and 
developed.  

The applicant’s proposed uses will serve the surrounding and overall community 
with in-demand housing and retail options, particularly in this area of the City 
that is well-served by existing amenities, jobs, and with convenient access to 
both interstates. The proposed uses will provide an appropriate and organic 
transition to the existing C-2 uses to the east of the diversion channel. Similar to 
the Sawmill Wells Park area, the area in which this property is located is also 
transforming. The character of land north of Menaul Road and south of 
Candelaria Boulevard is experiencing changing character from large tracts of 
manufacturing and warehousing uses to mixed-use development that includes 
residences, commercial, retail, cultural, and live-work uses. The changes taking 
place in land uses calls for better transitions among uses, rather than the 
isolation of uses that is appropriate when residential areas border heavy 
industries. C-2 zoning restricts future residential uses to multi-family and the 
permissive commercial retail uses allowed by this zoning category provide the 
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desired, appropriate transition of uses. The proposed zoning will allow for 
appropriate transitions between the emerging commercial retail uses, such as 
Eclectic Urban Pizzeria and Tap House to the west of the site and the Brewery 
District to the north. This area is in transition from manufacturing and heavy 
commercial to a mix of residential and neighborhood commercial uses that are 
intended to serve area residents as well as employees of businesses within this 
City corridor. 

B.  Stability of land use and zoning is desirable; therefore, the applicant must 
provide a sound justification for the change. The burden is on the applicant to 
show why the change should be made, not on the City to show why the change 
should not be made. 

Applicant’s Response: The property is currently zoned M-1. The applicant is 
proposing to change this zoning to C-2, which is intended to allow a mixed-use 
development, including multi-family development and commercial retail. As 
stated in the description above, the proposed use is compatible with the existing 
uses and zoning in the surrounding area, which fosters zoning and land use 
stability.  

The surrounding area is transitioning into mixed uses, including higher density 
residential and neighborhood uses, as part of the proposed C-2 (Neighborhood 
Commercial) zone. In addition to the development C-3 and C-2 uses to the east 
of the North Diversion channel, to the east, the site is primarily surrounded by 
hotels, commercial service, industrial, and manufacturing uses. Single family 
development has occurred to the south of Interstate 40 and limited multi-family 
options exist in the immediate area. The subject site is appropriate for a multi-
family development based on the changed conditions of the area. 

C.  A proposed change shall not be in significant conflict with adopted elements 
of the Comprehensive Plan or other city master plans and amendments thereto 
including privately developed area plans which have been adopted by the City. 

Albuquerque Bernalillo County Comprehensive Plan, 2017 
This project will further the Comprehensive Plan goals, policies, and actions as 
described in the following policy analysis.   

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

b)  Encourage development that offers choice in transportation, work areas, 
and lifestyles.  

d)  Encourage development that broadens housing options to meet a range 
of incomes and lifestyles.  

h)  Encourage infill development that adds complementary uses and is 
compatible in form and scale to the immediately surrounding 
development.  

n)  Encourage more productive use of vacant lots and under-utilized lots, 
including surface parking.  
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Applicant Response: The zone map amendment furthers this policy by 
allowing future multi-family and commercial retail uses through the C-2 zone, 
thereby creating the opportunity for future infill development on partially vacant 
and underutilized property. The site is within walking and biking distance to the 
surrounding neighborhood commercial uses west of Carlisle Boulevard along 
Menaul Boulevard, extending north to Candelaria Road. The property also 
provides access to the North Diversion Channel Bike and Pedestrian Trail just 
east of the site. It will provide new housing and neighborhood commercial uses 
within an area served by transit and the major street network (Menaul 
Boulevard, Carlisle Boulevard, and a half a mile from I-40 and I-25). The 
proposed zone change will allow multifamily and neighborhood commercial uses 
use to develop on the site, thereby broadening housing and commercial retail 
options for those looking to downsize and will offer additional commercial and 
retail services.  

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. 

Applicant Response: This goal is furthered by promoting development on 
semi-vacant and semi-blighted property within an area that is currently 
underutilized for M-1 uses. All urban infrastructure and services are available for 
development. The project will be an efficient use of land that supports the public 
good, is uniquely situated between existing, compatible uses, and will provide 
good synergy with its neighbors, some of which currently accommodate C-2 
zones and uses.  

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

Applicant Response: Policy 5.3.1 is furthered by allowing the development of 
future multi-family and neighborhood commercial, C-2 development on an infill 
property served by existing water and sewer infrastructure, access to the major 
street network, transit routes (Bus Route 8), the North Diversion Channel Bike 
Lane, and pedestrian connections to adjacent uses.  

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. 

c) Foster a range of housing options at various densities according to each 
Center or Corridor type. 

d) Encourage higher-density housing and mixed-use development as 
appropriate land uses that support transit and commercial and retail 
uses.  

f) Encourage development where adequate infrastructure and community 
services exist. 

Applicant Response: This policy is furthered by proposing a development that 
responds to the need for various housing densities and supply of neighborhood 
commercial uses. C-2 uses are appropriate for this site and the surrounding, 
existing commercial and service uses. The subject property is appropriate for 
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infill development because adequate infrastructure and community services 
already exist. The land to the east of the subject site is comprised of numerous 
neighborhood commercial services that extend north to Candelaria Road. The 
development envisioned for this property will provide a greater balance to the 
vast areas of single family subdivisions to the south and add to the healthy mix 
of uses in this transitioning area of change.  

POLICY 5.6.4 Appropriate Transitions: Provide transitions in Areas of Change 
for development abutting Areas of Consistency through adequate setbacks, 
buffering, and limits on building height and massing. 

a) Provide appropriate transitions between uses of different intensity or 
density and between non-residential uses and single-family 
neighborhoods to protect the character and integrity of existing 
residential areas. 

b) Minimize development’s negative effects on individuals and 
neighborhoods with respect to noise, lighting, air pollution, and traffic.  

Applicant Response: This development is in an Area of Change and will not 
pose a nuisance to adjacent properties with respect to traffic, noise, pollution, 
smell, or views. The future C-2 uses that will be allowed by this zone map 
amendment are less intense than the uses allowed by the current M-1 zone and 
fit well within the character of the area. Multi-family development that will be 
allowed by this zone map amendment provides greater diversity of housing in an 
area that lacks a diversity of housing options, with primarily single family uses 
nearby. The zoning requested by the applicant will provide a good transition 
from the M-1 uses to the west and the existing commercial uses east of the 
North Diversion Chanel.  

POLICY 7.3.4 Infill: Promote infill that enhances the built environment or blends 
in style and building materials with surrounding structures and the streetscape of 
the block in which it is located.  

b)  Promote buildings and massing of commercial and office uses adjacent 
to single-family neighborhoods that is neighborhood-scale, well-
designed, appropriately located, and consistent with the existing 
development context and neighborhood character.  

Applicant Response: This policy is furthered by proposing zoning to 
accommodate an infill development that is along a transit corridor and close to 
existing light manufacturing, commercial retail, and service uses, and within a 
half mile of I-40 and I-25. Single-family neighborhood exist south of this property 
and I-40. The project will be an efficient use of land that will add to the diversity 
of housing and commercial retail options in the area. The buildings will be 
appropriately located in this area and the site layout will be designed to 
complement accommodation and hotel developments to the east and will 
provide a good transition from the light manufacturing uses west of the property 
to the existing neighborhood commercial uses east of the property and Diversion 
Channel.  

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.   
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c) Prioritize local job creation, employer recruitment, and support for 
development projects that hire local residents. 

Applicant Response: This policy is furthered by increasing employment and 
housing options for West Northeast area. The combination of multi-family and 
neighborhood commercial uses permitted by the C-2 zoning will allow them to 
live in closer proximity to their places of employment. This project will also 
support the creation of new jobs for local residents through the future 
commercial retail uses. Additional residences in the area may also encourage 
future development projects that provide new and expanded employment 
opportunities in the area. 

Goal 9.1 Supply: Ensure a sufficient supply and range of high-quality housing 
types that meet current and future needs at a variety of price levels to ensure 
more balanced housing options. 

Applicant’s Response: This goal is furthered by allowing the future 
development of a multi-family housing project through the proposed C-2 zone, a 
use not currently allowed by the existing zoning. Multi-family options continue to 
be in high demand and this demand in the West Northeast area is anticipated to 
increase as the “baby boomer” generation continues to retire and downsize. In 
addition, many young professional and families are looking for multi-family 
options to accommodate their desired lifestyle.  Allowing this use in this area 
ensures that a diverse range of housing options are available to meet current 
and future housing demand. 

POLICY 9.1.1 Housing Options: Support the development, improvement, and 
conservation of housing for a variety of income levels and types of residents and 
households.  

c) Assure the availability of a wide distribution of quality housing for all 
persons regardless of race, color, religion, sex, national origin, ancestry, 
age, or disabled status.  

i) Provide for the development of multi- family housing close to public 
services, transit, and shopping.  

Applicant Response: This policy is furthered by accommodating the option for 
development multi-family residential development, per the C-2 zone in an 
employment center area; West Northeast. The project is appropriately located 
near existing manufacturing, jobs, commercial, services, including the 
surrounding car lots, gas stations, furniture stores, convenience stores, and 
restaurant and dining options. Additional commercial retail and services are 
located south along Carlisle Boulevard and extend to the commercial areas up 
to the North Diversion Channel. Public transit routes, bus stops, and bike lanes 
are provided along Menaul Boulevard and the North Diversion Channel Trail. 

This policy is furthered by contributing to the vitality of the Plan area through 
adding housing diversity in the form of multi-family rentals. Multi-family options 
continue to be in high demand and this demand is anticipated to increase 
amongst “baby boomers” and others that work in the North I-25 corridor. The 
proposed zoning will allow a quality infill project within this community and in the 
adjacent neighborhoods which are comprised of commercial retail and service, 
single family, and limited multi-family uses.  
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In 2016, the New Mexico Apartment Market Survey and Trend Report (AMSTR) 
was published by MyRentComps.com. The survey was for the entire 
Albuquerque metro area and showed out of the 31,107 units that responded, 
95.58% were occupied. This study also provided an analysis of the West NE 
area, as shown in the map below. Of the 1,122 of the units that responded, the 
survey in this area indicated a 96.7% occupancy rate. The findings presented in 
AMSTR that was demonstrate the high occupancy rate and demand for multi-
family housing in the West Northeast area.  
 

 
 
According to the CBRE May 2016 Albuquerque/Santa Fe Multifamily Market 
Survey, occupancy rates in Albuquerque increased from 94.2% to 95.32% from 
2015. As stated in the survey, “Albuquerque enjoys a reputation as one of 
America’s most stable rental markets…”. Once again, the findings of this 
research and this survey substantiate the need for additional multi-family units 
and options in Albuquerque. 

POLICY 9.2.1 Compatibility: Encourage housing development that enhances 
neighborhood character, maintains compatibility with surrounding land uses, and 
responds to its development context – i.e. urban, suburban, or rural – with 
appropriate densities, site design, and relationship to the street.  

Applicant Response: This policy is furthered by allowing future multi-family 
development, which will enhance the neighborhood character in an antiquated 
and underutilized heavy commercial and light industrial area. The proposed 
zoning will allow a multi-family and commercial retail development project that 
will be nearby existing C-3 and C-2 uses, thereby maintaining compatibility with 
surrounding land uses and responding to its development context. The proposed 
zoning allows multi-family residential uses at a density of up to 30 dwelling units 
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per acre. This will provide a good transition in density and balance to the M-1 
uses to the west and the C-2 and C-3 uses to the east that extend to Candelaria 
Road. 

This policy is furthered by adding to the current limited mix of uses in the area. 
The vast majority of the commercial and industrial uses are currently located 
east of the North Diversion Channel. The future multi-family and commercial 
retail development will create a balance in the time and direction of traffic 
movement, and will promote living close to one of Albuquerque’s major 
employment centers. The new housing option has the potential to reduce 
vehicular traffic in the area as it provides a living option for those who work in 
the area. The single ownership and development aspirations of the applicant 
include pedestrian and bicycle connectivity for the proposed uses as well as to 
the existing properties and services surrounding the site. This will promote 
walking, bicycling, and use of public transportation for the future residents.  

 
D. The applicant must demonstrate that the existing zoning is inappropriate 

because: 
 

i.There was an error when the existing zone map pattern was created; or 
ii.Changed neighborhood or community conditions justify the change; or 
iii.A different use category is more advantageous to the community, as 

articulated in the Comprehensive Plan or other city master plan, even though 
(D)(1) or (D)(2) above do not apply.  

 

Applicant’s Response: The existing zoning is inappropriate because a different 
use category is more advantageous to the community, as articulated by the 
Comprehensive Plan and as explained below: 
 

More Advantageous to the Community 
The proposed zone change would allow multi-family and commercial retail and 
service uses to be developed under a C-2 zone. The existing zoning unduly 
restricts the density on this property that has excellent potential for adding to the 
diversity of housing and retail choices and lessening the drive time for 
employees that work within the area and others who do not wish to live in and 
maintain a single-family home. As previously mentioned, there is a current lack 
of higher density residential zoning and land use immediately north of Interstate 
40 and along either side of Interstate 25. Zoning that allows these uses along I-
25 occurs much further north, beyond Montgomery Boulevard. As such, the C-2 
zoning requested is more advantageous to the community than the current M-1 
zoning, which allows limited commercial and retail services and no multi-family 
development. 
 
There is a growing demand for multi-family housing and neighborhood 
commercial options. The proposed project will meet this demand by providing 
the ability for appropriate C-2 uses to locate on the site and within region. Per 
the C-2 zone, the allowable multi-family density for this subject property is 
restricted to a maximum of 30 dwelling units per acre. The density allowed by 
the C-2 zone is ideal for the subject site’s development scale potential. 
 
From a broad community standpoint, the increase in renters and demand for 
rental units, both in Albuquerque and nationwide, represents a changed 
community condition. The Urban Land Institute recently released a study entitled 
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Emerging Trends in Real Estate (2017) that suggests 59% of new household 
formation over the next 15 years will be renters, which will cause an even bigger 
surge in the demand for multi-family rental housing. To meet this changed 
condition and the growing demand, the City must address the availability of the 
supply. Albuquerque’s apartment vacancy rate is at a low 3.3%, according to the 
Albuquerque Business Journal. The proposed development, and others like it, is 
a step towards preparing the City to meet current and future rental housing 
demands. This project addresses national and local changed market and 
demographic conditions and will enable the City to adapt effectively ensure that 
we are meeting the needs and desires of local residents in regard to the 
availability of multi-family housing options. 
 
 

 
E. A change of zone shall not be approved where some of the permissive uses in 

the zone would be harmful to adjacent property, the neighborhood, or the 
community. 

 

Applicant’s Response: None of the permissive uses in the C-2 zone will be 
harmful to the adjacent property, neighborhood, or community. The existing M-1 
zoning already allows light manufacturing and commercial retail services. The 
proposed zone change would decrease the intensity of the uses allowed on the 
subject property. Furthermore, the existing C-2 uses east of and 500 feet from 
the property underscore the appropriateness of C-2 uses in this location. The 
zone map amendment request to C-2 will allow for multi-family development to 
locate on the property. Due to the property’s adjacency to Menaul Boulevard, an 
urban principal arterial, high density residential is advantageous and will provide 
a good transition on this block between the existing M-1 zoning and uses to the 
west and the North Diversion Channel and C-3/C-2 uses to the east. This 
property is underutilized, with the southwest corner, approximately 2.5 acres, 
vacant. The western portion of the property is currently leased by APS to allow 
their bus drivers to park their personal vehicles. The buses they drive are 
located on the property just west of Vassar Drive. The eastern portion is leased 
by D&B U Sell It and has 20 small offices that are leased by used car resellers. 
Parking is allocated to these offices and the use. Therefore, the primary use on 
this property is parking.  
 
This zone map amendment and subsequent development will be a positive 
change as compared to if the property developed at the currently allowed M-1 
uses, as it provides more mixed-use options, housing diversity, and commercial 
retail choices for the area employees and less drive time. There is existing 
access from Interstate 25 and Interstate 40, allowing travelers to merge onto 
Carslisle Boulevard (an urban minor arterial) and then Menaul Boulevard to 
access this property. This access eliminates the need for vehicles to drive 
through any neighborhoods to access the project.  

 
A Community Residential Program (CRP) located on Menaul Boulevard exists 
approximately 650 feet west of the subject property. This property is adequately 
buffered by an M-1 zone property and Vassar Drive. The property on which this 
facility is located is a C-3, spot zoned property located in between M-1 zoned 
properties. The land subject to the current request is appropriately located on a 
corner adjacent to other C-3 and C-2 zoned properties.  
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F. A proposed zone change which, to be utilized through land development, 

requires major and unprogrammed capital expenditures by the city may be: 
 

i.Denied due to lack of capital funds; or 
ii.Granted with the implicit understanding that the city is not bound to provide 

the capital improvements on any special schedule. 
 

Applicant’s Response: The proposed zone change will not require major and 
unprogrammed capital expenditures by the City. This is an infill redevelopment 
property and adequate infrastructure, including roadways, water, sewer, and 
storm water facilities already exist to serve the project. Any required extension of 
these services will be the responsibility of the developer. 

 
G. The cost of land or other economic considerations pertaining to the applicant 

shall not be the determining factor for a change of zone.  
 

Applicant’s Response: The cost of land or other economic considerations are 
not the determining factor for this zone change request. The property owner has 
owned this site for approximately 10 years. The requested zone change will 
allow C-2 uses to develop, thereby providing more retail and housing choices in 
an area of Albuquerque currently unserved by mixed-use and multi-family living 
facilities and demands additional neighborhood commercial retail options. The 
zone change will extend the current C-2 zone properties along Menaul 
Boulevard, on the eastside of Richmond Drive to the west of the North Diversion 
Channel.  

 
H. Location on a collector or major street is not in itself sufficient justification for 

apartment, office, or commercial zoning. 
 

Applicant’s Response: The current zoning request is to allow for future C-2 
uses, including multi-family development and commercial retail uses. Future 
development permissive by the C-2 zone will further multiple goals and policies 
of the Comprehensive Plan and will serve as an excellent, low impact neighbor 
to the surrounding uses. The proposed zone change is a “down zone” in that it 
will allow uses of lesser intensity than we is currently allowed by the existing 
zoning. This zone change seeks to provide use options that are in demand in 
the surrounding area and the City as a whole. While the location of the property 
along Menaul Boulevard, an Urban Principal Arterial, is not the main reason for 
providing justification for commercial zoning, it does provide rationale for why 
this site is suitable for the proposed C-2 zoning and associated uses. Access 
and connectivity are important considerations for mixed-use, commercial, retail, 
and multi-family uses. 
 

I. A zone change request which would give a zone different from surrounding 
zoning to one small area, especially when only one premise is involved, is 
generally called a “spot zone.” Such a change of zone may be approved only 
when:  

 
(1) The change will clearly facilitate realization of the Comprehensive Plan and 

any applicable adopted sector development plan or area development plan. 
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(2) The area of the proposed zone change is different from surrounding land 
because it could function as a transition between adjacent zones; because 
the site is not suitable for the uses allowed in any adjacent zone due to 
topography, traffic, or special adverse land uses nearby; or because the 
nature of structures already on the premises makes the site unsuitable for 
the uses allowed in any adjacent zone. 

 

Applicant’s Response: The concept of spot zoning may generally be 
applicable to this request, even though the subject site is comprised of multiple, 
contiguous parcels. This property is made up of seven tracts and the overall 
depth from Vassar Drive to the end of the property line along the North Diversion 
Channel is approximately 776 feet. Additionally, the property is adjacent to other 
commercially zoned properties (C-3) on the east and south side of the property.  
 
While this request may be considered a spot zone, the zone change will clearly 
facilitate the realization of the Comprehensive Plan policies relative to 
complementary uses, infill development, transitionary uses, high-quality housing, 
and local job development. The proposed change also facilitates the realization 
of Comprehensive Plan policies that call for creating relationships between 
existing uses and compatible services. Please see section C. of this letter for 
specific policies. Please see below for applicant response to the criteria 
associated with strip zoning.  

 
J. A zone change request which would give a zone different from surrounding 

zoning to a strip of land along a street is generally called “strip zoning.”  
 

(1) The change will clearly facilitate realization of the Comprehensive Plan and 
any adopted sector development plan or area development plan; and 

(2) The area of the proposed zone change is different from surrounding land 
because it could function as a transition between adjacent zones or because 
the site is not suitable for the uses allowed in any adjacent zone due to 
traffic or special adverse land uses nearby. 

 

Applicant’s Response: The zone change request to C-2 is not a strip zone, as 
the subject property occupies a square parcel of land,. The proposed zone 
change helps realize the goals and policies contained in the recently adopted 
Comprehensive Plan, specifically in regard to housing diversity and higher 
density infill development along transit corridors (i.e, Menaul Boulevard). The 
proposed zoning will add to the diversity of housing and commercial retail 
options in an area that is dominated by single-family development to the south of 
Interstate 40 and limited neighborhood commercial options for employees and 
residents of the area. The proposed zoning also provides an appropriate 
transition to the adjacent commercial, service, and manufacturing uses. 
Furthermore, land along Menaul Boulevard, located east of the subject property 
and diversion channel is zoned C-2. Therefore, the proposed change facilitates 
the transitioning character of the area by extending the C-2 zone to property 
west of Richmond Drive.  

 

 

CONCLUSION 

In conclusion, this request for a Zone Map Amendment is advantageous to the 
neighborhood and community because it will facilitate the provision of housing 
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diversity and rentals as well additional neighborhood commercial options within 
one of Albuquerque’s primary employment centers north of Interstate 40, and an 
area that is in close proximity to the City’s Downtown, and connected through 
bike paths to the University of New Mexico area. The proposed zoning will 
promote infill and redevelopment in the area and attract similar, future efforts to 
improve the region. The proposed zone change will also allow for less drive 
times and another housing choice in an area dominated by single family 
residential development to the south and will be complementary to adjacent 
manufacturing and commercial retail properties. This project will provide a 
productive use to a property that is currently underutilized. The zone map 
amendment to C-2 is appropriate for the area, would facilitate future 
development that will be an excellent neighbor to the surrounding properties, 
and would further multiple goals and policies of the Comprehensive Plan in 
regard to housing diversity, infill development along transit corridors, and job 
promotion.  

We respectfully request that the Environmental Planning Commission approve 
the request for this Zone Map Amendment. Thank you for your consideration. 

 

Sincerely,  

 

James K. Strozier, AICP 
Principal 
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Malak Hakim 

From: 
Sent: 
To: 
Subject: 

Quevedo, Vicente M. <vquevedo@cabq.gov> 
Wednesday, October 25, 2017 11:37 AM 
Malak Hakim 
Notification Inquiry_Menaul Blvd & Vassar Dr_EPC 

Attachments: Notification Inquiry_Menaul Blvd & Vassar Dr_EPC.xlsx; INSTRUCTION SHEET FOR 
APPUCANTS.pdf; Page_H-16-Z.PDF 

Malak, 

Good aftern oon. See contact informat ion below and attached for the Dist rict 7 Coalition of Neighborhood Associat ions 
re lated to your upcoming EPC submittal. Please also review th e attached instruction sheet. Thank you. 

First 
Association Name Name 

Dist r ict 7 Coa lition of Neighborhood Associat ions lynne 

District 7 Coa li t ion of Neighborhood Associations David 

Respect ful ly, 

Vicente M . Quevedo, MCRP 

Neighborhood Li aison, Office o f Neighborhood Coord inat ion 
City o f Albuquerqu e - City Counc il 
(505) 768-3332 
cabq .gov/ne igh borhoods 

Follow us; 

facebook .• 

'·' ( •.!: ~ . ;• : . 'j :· ,.; -

l ast Name Address line 1 

Martin 1531 Espejo NE 

2824 Chama St reet 
Haughawout NE 

:.·.:--: .. --~ .. -:.··· ·~ ~-~ .. :-:. .: :: ------= :.:: 

From: webmast er=cabq .gov@mailgun.org [mailto:webmaster=cabq.gov@mailgun.org) On Behalf Of 
w ebmaster@cabq .gov 
Sent: Tuesday, October 24, 2017 4:26PM 
To: Office of Neighborhood Coordination <onc@cabq.gov> 
Subject: Notification Inquiry Sheet Submission 

Notification Inquiry For: 
Environmental Planning Commiss ion Submittal 

City 

Albuquerque 

Albuquerque 

.. ::.· . ·- !. - •' 

State 

NM 

NNI 



If you selected "Other" in the question above, please describe what you are seeking a Notification Inquiry for 
below: 

Malak 
Contact Name 

Malak Hakim 
Company Name 
Address 

302 Eighth Street NW 
City 

Albuquerque 
State 

NM 
Z IP 

87102 
Tele phone Number 

5057649801 
Email Address 

hakim,c&.conscnsusplanning.com 
Antic ipated Date of Public Hearing (if applicable): 

December 14, 2017 
Describe the lega l description of the subject site for this project: 

Tracts 1-A, 1-B, 1-C, and 2 through 5 of Brunacin i Industrial Pari<. 
Located on/between (physical address, street name or other identifying mark): 

Menaul Boulevard, Vassar Drive, and Phoenix Avenue. 
This site is located on the fo llowing zone atlas page: 

H-16-Z 

2 



Neighborhood Notification Letters Must Include the Following: 

Prior to filing an application with the Planning Department, all applicants requesting approvals through the 
Environmental Planning Commission (EPC), Development Review Board (ORB), Landmarks & Urban 
Conservation Commission (LUCC), or approval of a Wireless Telecommunication Facility (WTF) are 
required to notify any affected neighborhood and/or homeowner associations via certified mail. 

'1. The street address for the subject property; 

2. The currently recorded legal description of the property, including lot or tract number (if any), block 
number (if any), and name of the subdivision ; 

3. A physical description of the location, referenced to streets and existing land uses; 

4. A complete and detailed description of the action(s) being requested; 

5. *'"* NEW**'' Facilitated Meeting Information - Al l notification letters must include the following text: 

Affected Neighborhood Associations and Homeowner Associations may request a Facilitated Meeting 

regarding this project by contacting the Alternative Dispute Resolution (ADR) Program by email 

at striplett@cabg.gov, by phone at (505) 768-471 2 or (505) 768-4660. 
A facilitated meeting request must be received by ADR by: Novembe r 13, 2017 

6. ***NEW*** Public Hearing Informat ion - Hearing Date, Start Time and Location. 

Neighborhood Notification Checklist 

The fo llowing information must be included for each application packet submitted to the City of Albuquerque 
Planning Department. 

1. ONC's "Notification Inquiry Email" outlining any affected Neighborhood and/or Homeowner 
Associat ions. 

*Note: If your ONC Correspondence is more than 30 days old, you must contact ONC to ensure that 
the contact information is still current. 

2. Copies of Letters sent to any affected Neighborhood and/or Homeowner Associations. 

3. Copies of cert ified receipts mailed to any affected Neighborhood and/or Homeowner Associations. 

Any questions, please feel free to contact our office at (505) 768-3334 or ONC@cabg.gov. 

Thank you for your cooperation on this matter. 



Neighborhood Notification Letters Must Include the Following: 

Prior to filing an application with the Planning Department, all applicants requesting approvals through the 
Environmental Planning Commission (EPC), Development Review Board (ORB), Landmarks & Urban 
Conservation Commission (LUCC), or approval of a Wireless Telecommunication Facility (WTF) are 
required to notify any affected neighborhood and/or homeowner associations via certified mail. 

1. The street address for the subject property; 

2. The currently recorded legal description of the property, including lot or tract number (if any), block 
number (if any), and name of the subdivision; 

3. A physical description of the location, referenced to streets and existing land uses; 

4. A complete and detailed description of the action(s) being requested; 

5. '" NEW'" Facilitated Meeting Information- All notification letters must include the following text: 

Affected Neighborhood Associations and Homeowner Associations may request a Facilitated Meeting 

regarding this project by contacting the Alternative Dispute Resolution (ADR) Program by email 

at striplett@cabq.gov, by phone at (505) 768-4712 or (505) 768-4660. 
A facilitated meeting request must be received by ADR by: November 13, 2017 

6. '"NEW'" Public Hearing Information -Hearing Date, Start Time and Location. 

Neighborhood Notification Checklist 

The following information must be included for each application packet submitted to the City of Albuquerque 
Planning Department. 

1. ONC's "Notification Inquiry Email" outlining any affected Neighborhood and/or Homeowner 
Associations. 

'Note: If your ONC Correspondence is more than 30 days old, you must contact ONC to ensure that 
the contact information is still current. 

2. Copies of Letters sent to any affected Neighborhood and/or Homeowner Associations. 

3. Copies of certified receipts mailed to any affected Neighborhood and/or Homeowner Associations. 

Any questions, please feel free to contact our office at (505) 768-3334 or ONC@cabg.gov. 

Thank you for your cooperation on this matter. 



Association Name First Name Last Name Address Une 1 City State Zip Mobile Phone Phone Email 
District 7 Coalition of Neighborhood Associations lynne Martin 1531 Espejo NE Albuquerque NM 87112 5059804107 5052940435 lmartin900@aol.com 
District 7 Coalition of Neighborhood Associations David Haughawout 2824 Chama Street N E Albuquerque NM 87110 5055141965 5058884424 davidh.d7@comcast.net 



~ November1,2017 

CONSENSUS 

l~andscnpe Architecture 
Urh<ln [)e.~i>.;n 

PbntJing Sen·ln'~ 

Lynne Martin 
1531 Espejo NE 
Albuquerque, NM 87112 

David Haughawout 
2824 Chama Street NE 
Albuquerque, NM 87110 

Dear Ms. Martin, Mr. Haughawout, and the District 7 Coalition of 
Neighborhood Associations: 

This letter is notification that Consensus Planning has a submitted a 
:;o2 r-:i;.;hr.h :-;l. ~\\1 

.•\lb"'~"'"'•·l'"· "'1 ,; 1,. 2 request for a Zone Map Amendment to the Environmental Planning 
Commission (EPC) on behalf of Cornerstone Capital, LLC. The site is 

110
'1 i,6;;,'c 1 located between Vassar Drive and Richmond Drive, along Menaul 

~.;:;~:.:.~;:;::,;, 11,,,"'"''"' Boulevard. The existing zoning is M-1. The applicant is requesting to 
"""''""'""'"'l'l.m"'"~·•""' change the zoning to C-2. The EPC hearing for this application will be held 

PRINCIPALS 

on December 14, 2017 8:30a.m. at the Plaza del Sol Building, located at 
600 2nd Street NW. 

Please do not hesitate to contact me if you have any questions, would like 
to meet, or desire any additional information. Please note, affected 
Neighborhood Associations and Homeowner Associations may request a 
Facilitated Meeting regarding this project by contacting the Alternative 
Dispute Resolution (ADR) Program by email at striplett@cabq.gov, by 
phone at (505) 768-4712 or (505) 768-4660. A facilitated meeting request 
must be received by ADR by November 13, 2017. 

Sincerely, 

~ 
' ·James K. Strozier, AICP 

Principal 

Uttached: Zone Atlas Map H-16-Z 

Jcuneo. K. Stro~icr, /\JCT 

Chri:;t1'l'lwr J. Cn_·,..n. f'L.'\. 

:\SL.\, UTL1 .\1' 
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Buffer Map Property Owner List 

25 ZERO 1 LLC 
2501 PHOENIX AVE NE 
ALBUQUERQUE NM 87197 

E & J INVESTMENTS LLC C/0 ESTATE OF 
ANGELO J GINERIS C/0 PETER GINERIS 
6509 COORS BLVD NW 
ALBUQUERQUE NM 87120 

E & J INVESTMENTS LLC C/0 ESTATE OF 
ANGELO GINERIS C/0 PETER GINERIS 
6509 COORS BLVD NW 
ALBUQUERQUE NM 87120 

D&P PROPERTIES INC 
6770 E 56TH AVE 
COMMERCE CITY CO 80022-4037 

2445 MENAUL LLC 
PO BOX 70125 
ALBUQUERQUE NM 87197-0125 

TONY HAMMER LLC C/0 APPLE INVESTOR AMAFCA 
GROUP ATIN: APPLE #64008 2600 PROSPECT AVE NE 
PO BOX 1180 
CHINO HILLS CA 91709-1180 

QUALITY PLUMBING & HEATING 
INCORPORATED 
2600 PHOENIX AVE NE 
ALBUQUERQUE NM 87107 

DELAWARE INNS INC 
2500 MENAUL BLVD NE 
ALBUQUERQUE NM 87107 

J KORBER & CO 
PO BOX 14116 
ALBUQUERQUE NM 87191-4116 

ALBUQUERQUE NM 87107-1836 

PERRY DAVID W & JANE G TRUSTEES 
PERRY RVT 
8905 RIO GRANDE BLVD NW 
ALBUQUERQUE NM 87114-1307 

CREEL PROPERTIES INC 
2700 GIRARD BLVD NE 
ALBUQUERQUE NM 87107-1846 

TWENTY 701 LLC 
2501 PHOENIX AVE NE 
ALBUQUERQUE NM 87107-1850 



November 1, 2017 

Property Owner: 

NOTICE OF PUBLIC HEARING 
Notice is hereby given that the City of Albuquerque Environmental Planning Commission will hold 
a Public Hearing on Thursday, December 14, 2017 at 8:30 a.m., in the Plaza del Sol Hearing 
Room, Lower Level, Plaza del Sol building, 600 2nd St. NW, Albuquerque, NM to consider the 
following item. 

EPC RULES OF CONDUCT OF BUSINESS 
A copy of the Rules of Conduct is posted on the Planning Department's website at 
http://www .ca bq .gov /planning/boards-com missions/ en vi ron mental-planning-com mission and 
printed copies are available in the Planning Department office on the third floor of the Plaza del 
Sol Building, 600 Second Street NW. For more information, please contact Russell Brito, Current 
Planning Division Manager, at (505) 924-3337 or at rbrito@cabq.gov. 

Staff reports and supplemental materials are posted on the City website, 
https:/ /www.cabq.gov/planning/boards-commissions/environmental-planning­
commission/epc-staff-reports, on Thursday, December 7, 2017. 

REQUEST 
Consensus Planning, agent for Cornerstone Capital, LLC., request a Zone Map Amendment for 
Tracts 1-A, 1-B, 1-C, 2, 3, 4, and 5, Unit II, Brunacini Industrial Park, zoned M-1, located on Menaul 
Boulevard, between Vassar Drive and Phoenix Avenue NE, containing approximately 9.8 acres. 
The request is for a Zone Change from M-1 to C-2. 

If you have questions or need additional information regarding this request contact Mr. Russell 
Brito, City Planning at (505) 924-3337 or at rbrito@cabq.gov. 

Sincerely, 

Consensus Planning, Inc. 



CITY OF ALBUQUERQUE 
TRAFFIC IMPACT STUDY (TIS) FORM 

APPLICANT: Cornerstone Capital, LLC 

CURRENT: 

DATE OF REQUEST:lQ_/30 201 7 ZONE ATLAS PAGE(S): H-16-Z 

LEGAL DESCRIPTION: 

Z ONING M-1 
------- LOT OR T~~8t }/· 1-B. 1-C. and 2 I'Efe~8~·# ---- -

PARCEL SIZE (AC/SQ. FT.) 9.86 acres SUBDIVISION NAME Brunacini Industrial Park 

REQUESTED CITY ACTION(S): 

ANNEXATION [ ] 

ZONE CHANGE [v]: From_M_-_1 ___ To C-2 

SECTOR, AREA, FAC, COMP PLAN 

A MENDMENT (Map/Text) [ 

SITE DEVELOPMENT PLAN: 

SUBDIVISION* [ ] 

BUILDING PERMIT 

BUILDING PURPOSES [ ] 

*includes platting actions 

AMENDMENT 

ACCESS PERMIT 

OTHER 

PROPOSED DEVELOPMENT: GENERAL DESCRIPTION OF ACTION : 

NO CONSTRUCTION/DEVELOPMENT [v1 #OF UNITS: N/A 

f\JEW CONSTRUCTION BUILDING SIZE: _ N_IA ___ (sq. ft. ) 

EXPANSION OF EXISTING DEVELOPMENT [ ] 

Note : changes made to development proposals I assumptions, from the information provided above. will result in a new TIS 

determination. 

. iJ ' 
APP LICANT OR REPRESENTATIVE._7__,_~--L..:~=L"S''JIL.L."----------

(To be signed upon completion of processing by the Traffic Engineer) 

DATE_j_Q -3 () - j"] 

Planning Department, Development & Building Services Division, Transportation Development Section -
2ND Floor West, 600 2"d St. NW, Plaza del Sol Building, City, 87102, phone 924-3994 

TRAFFIC IMPACT STUDY (TIS) REQUIRED: YES [ ] NO [)'I ] BORDERLINE [ ) 

THRESHOLDS MET? YES [ ] NO [y ] MITIGATING REASONS FOR NOT REQUIRING TIS : PREVIOUSLY STUDIED: [ 
Notes: 

If a TIS is required : a scoping meeting (as outlined in the development process manual) must be held to define the level of analysis 
needed and the parameters of the study. Any subsequent changes to the development proposal iclentified above may require an 
update or new TIS. 

10 - 30 - 2017 
DATE 

Required TIS must be completed prior to applying to the EPC and/or the ORB. Arrangements must be made prior to submittal if a 
variance to this procedure is requested and noted on this form, otherwise the application may not be accepted or deferred if the 
arrangements are not complied with. 

TIS -SUBMITTED _/_ /_ 
-FINALIZED _/_ /_ TRAFFIC ENGINEER DATE 

Revised January 20, 2011 




