
Agenda Number:  03 
Project #: 2018-001840 

RZ-2018-00053 
Hearing Date:  February 14, 2019 

Environmental 
Planning 
Commission 

 
 

Staff Report 
 
Agent  Jeannett A. Martinez  Staff Recommendation 
Applicant Rosario Roman  APPROVAL of  

Project # 2018-001840 
RZ-2018-00053 
 

Request Zone Map Amendment (Zone Change)  

Legal Description Lot 13, Block 25, University Heights  

Location 
123 Girard Blvd. SE, on the northwest 
corner of Girard Boulevard SE and Silver 
Avenue SE 

 

Size 0.2 acres  
Existing Zoning RM-L   Staff Planner 
Proposed Zoning MX-T  Cheryl Somerfeldt 
 

Summary of Analysis 
This is a request for a Zone Map Amendment (Zone 
Change) located on the east edge of the University 
Heights neighborhood, and just outside of the western 
boundary of the Nob Hill neighborhood.   
The request is to re-zone the property from the existing 
R-ML, Residential-Multi-Family Low Density Zone 
District, to the MX-T, Mixed-Use-Transition Zone 
District in order to use the existing 4300 square foot 
building for a mix of office and residential uses.  The 
applicant wishes to operate a medical office / wellness 
clinic on the ground floor of the main house and 
apartments upstairs and in the back of the house for a 
total of 5 dwelling units. 
The applicant notified the neighborhood associations 
and the property owners within 100 feet of the subject 
site as required. The applicant attended neighborhood 
meetings with the University Heights Association, the 
Nob Hill Association, and the Silver Hills Association. 

 Map 
  

 



CITY OF ALBUQUERQUE ENVIRONMENTAL PLANNING COMMISSION 
PLANNING DEPARTMENT Project #: 2018-001840, RZ-2018-00053 
CURRENT PLANNING SECTION Hearing Date:  February 14, 2019 
  
 

 

 

 

 

(aerial photo) 

 

 



CITY OF ALBUQUERQUE ENVIRONMENTAL PLANNING COMMISSION 
PLANNING DEPARTMENT Project #: 2018-001840, RZ-2018-00053 
CURRENT PLANNING SECTION Hearing Date:  February 14, 2019 
  
 

 

Table of Contents 
Introduction ..................................................................................................................................... 1 

Analysis of City Plans and Ordinances ........................................................................................... 3 

Zone Map Amendment (Zone Change) ........................................................................................ 13 

Agency & Neighborhood Concerns .............................................................................................. 18 

Conclusion .................................................................................................................................... 19 

Findings, Zoning Map Amendment (Zone Change) ..................................................................... 20 

Recommendation .......................................................................................................................... 25 

Agency Comments ........................................................................................................................ 26 



MX-T

MX-T

R-T

R-M
L

MX-T

MX
-M

MX
-M

MX-L

R-1C

MX
-L

MX-M

R-M
L

MX-M

R-1C

R-M
L

MX-T

MX
-MMX-L

R-M
L

R-M
L

PARKLANDHILLSINC

11

22A1

5

1

13 8

241

7

18
19A A1C1

12

24A21

24

4A 4B

13

2

16

24

19
18B
17B

18A
17A

SP-
95-

137

LD
-72

-34
2

100
544

3
24

32

3123 26

25

SILVER AV DA
RT

MO
UT

H 
DR

GI
RA

RD
 BL

VD

VA
SS

AR
 D

R

MONTE
VISTA

LEAD

COAL

CENTRAL

GI
RA

RD IDO ZONING MAP
Note: Gray shading
indicates County.

1 inch = 125 feet
Hearing Date:

2/14/2019
Project Number:
PR-2018-001840
Case Numbers:
RZ-2018-00053  

  Zone Map Page:
K-16



SU-2 PR

UC
SU-2
UC

R3C

SU-2
RTD

SU-2
DR

SU-2
UC

SU-2 PR

SU-2
R3C

SU-2
DR

SU-2

SU-2
DR

SU-2
R3C

CCR-1

OR-1 OR-1

OR-1 OR-1SU-2
DRSU-2

DR

PARKLANDHILLSINC

11

22A1

5

1

13 8

241

7

18
19A A1C1

12

24A21

24

4A 4B

13

2

16

24

19
18B
17B

18A
17A

SP-
95-

137

LD
-72

-34
2

100
544

3
24

32

3123 26

25

NO
B H

ILL
 H

IG
HL

AN
D

UN
IV

ER
SI

TY
 N

EI
GH

BO
RH

OO
DS

SILVER AV DA
RT

MO
UT

H 
DR

GI
RA

RD
 BL

VD

VA
SS

AR
 D

R

MONTE
VISTA

LEAD

COAL

CENTRAL

GI
RA

RD OLD ZONING MAP
Note: Gray shading
indicates County.

1 inch = 125 feet
Hearing Date:

2/14/2019
Project Number:
PR-2018-001840
Case Numbers:
RZ-2018-00053  

  Zone Map Page:
K-16



PUBF COMM

COMM
COMM COMM

COMM

COMM

COMM

CMSV

CMSV

MULT

MULT

MULT

MULT

MULT

MULT

MULT

MULT

MULT

MULT

MULT

SF

SF

SF

SF

SF

SF

SF

SF

SF

SF

SF

SF

SF

SF

SF

SF

SF

SF

SF

SF

SF
SF

SF

SILVER AV DA
RT

MO
UT

H 
DR

GI
RA

RD
 BL

VD

VA
SS

AR
 D

R

MONTE
VISTA

LEAD

COAL

CENTRAL

GI
RA

RD LAND USE MAP
Note: Gray shading
indicates County.

          KEY to Land Use Abbreviations
AGRI  Agriculture
COMM  Commercial - Retail
CMSV  Commercial - Service
DRNG  Drainage
MFG  Manufacturing
MULT   Multi-Family or Group Home
PARK  Park, Recreation, or Open Space
PRKG  Parking
PUBF  Public Facility
SF  Single Family
TRAN  Transportation Facility
VAC  Vacant Land or Abandoned Buildings
WH  Warehousing & Storage

1 inch = 125 feet
Hearing Date:

2/14/2019
Project Number:
PR-2018-001840
Case Numbers:
RZ-2018-00053  

  Zone Map Page:
K-16



SILVER AV DA
RT

MO
UT

H 
DR

GI
RA

RD
 BL

VD

VA
SS

AR
 D

R

MONTE
VISTA

LEAD

COAL

CENTRAL

GI
RA

RD HISTORY MAP
Note: Gray shading
indicates County.

1 inch = 125 feet
Hearing Date:

2/14/2019
Project Number:
PR-2018-001840
Case Numbers:
RZ-2018-00053  

  Zone Map Page:
K-16



25 VA
SS

AR
DR

AS
H

ST

CONSTITUTION AV

COPPER AV

ROMA AV

AVENIDAESTRELLITA

MO
RN

IN G
S ID

E D
R

PA
M P

A S
DR

TRUMBULL AV

PERSHINGAV

TER
RA

CE
ST

CARLISLE PL

AVENIDADEL SOL

BR
YN

MA
WR

DR

SUNDOWN PL
AL

ISO
 DR

PA
R K

LA
ND

CIR

LA
FA

YE
TTE

DR

ROMA AV

DA
RTM

OU
TH 

PL

LAS LOMAS RD

ME
SA

 ST
MO NTCLAIRE DR

GRAND AV

ZUNI RD

GIRARD
PL

AS
H ST

CAMPUS BLVD

BURTON
AV

SOLANO

CT

SPRUCE
ST

AM
HE

RS
T D

R

RIDGECREST DR

ME
SA

 ST

BU
EN

A
VIS

TA
DR

MACKLAND AV

LEAD AV

BERKELEY PL

MO
RN

ING
SID

E D
RLA HACIENDA DR

WE
LLE

SLE
Y D

R

MCEARL AV

SILVER AV

STA
NF

OR
D

DR

GOLD AV

LO
MA

VIS
TA

 DR

STA
NF

OR
D D

R

SUNSHINETERRACE AV

ENC
INO

 PL

AVENIDAMANANA

RIC
HM

ON
D D

R

SIGMA CHI RD

WA
SH

ING
TO

N S
T

LOMALINDA PL

LA
FA

YE
TTE

 DR

VA
LV E

RD
ED

R

SUMMER
AV

YA
LE

BL
VD

MARBLE AV

MOUNTAINRD

MESAGRANDE PL

SILVER AV

MA
PLE

 ST

CO
RN

ELL
 DR

SP
RU

CE
ST

AS
H S

T

SANTA CLARA AV

ROMA AV

MARQUETTE AV

GRAND AV

TU
LA

NE
 DR

FRONTIER AV

RIDGELEY AV

SIM
MS

 CT

VA
SS

AR
 DR

ROMA AV

THAXTON AV

MESA VERDE AV

ROSSCT

MOUNTAIN RD

PR
INC

ETO
N D

R

WE
LLE

SLE
Y D

R

PIN
E

ST

SOLANOPL

LOMAVISTA PL

DA
RT

MO
UT

H D
R

SIE
RR

A D
R

SO
L A

NO
DR

SAN RAFAEL AV

WILWAY AV

MO
RN

ING
SID

E D
R

MESAVERDE AV

SUMMIT PL

CO
RN

ELL
 DR

DA
RT

MO
UT

H D
R

RIC
HM

ON
D D

R

SU
M M

ITD
R

BR
YN

M A
WR

DR

DIC
KE

RS
ON

 DR

CA
LLE

D E
L

CO
NT

EN
TO

GRANDVIEW DR
MACKLAND AV

BELL AV

LAUREL

CIR

WE
LLE

SLE
Y D

R

COAL AV

REDONDOEAST DR

SOLANO DR

VA
S SA

R D
R

WI
LM

OO
RE

 DR

PARKLAND
CIR

RITA DR

BURTON AV

KATHRYN AV

SOUTHERN
AV

HE
RM

OS
AD

R

ANDERSON
AV

AM
HE

RS
T D

R

THAXTON AV

ROMA AV

MO
NT

CL
AIR

E D
R

GRAND AV

LOMALINDA PL

WILSON PL

ROMA AV

LAUREL DR

AVENIDA LA
RESOLAN

A

BR
AD

BU
RY

 DR

ROSS AV

REVERE PL

FRONTIER AV

AVENIDACIELITO

GARFIELD AV

PURDUE PL

PERSHING AV

TER
RA

CE
 ST

ALISODR

INSPIRATION DR

HAZELDINE AV

SMITH AV

SY
CA

MO
RE

 ST

CE
DA

R S
T

MA
PLE

 ST

HE
RM

OS
A D

R

SMITH AV
ANDERSON AV

SANTA
CLARA AV

SILVER AV

SP
RU

CE
ST

RE
DO

ND
O

WE
ST

DR

PIN
E

ST

ARLOTE AV

TIJERAS AV

GARFIELD AV

COPPER AV

PIN
E S

T

MO
NT

CL
AIR

E D
R

ENCINO
PL

BU
EN

A V
IST

A D
R

MESA
VISTA RD

AS
H S

T

PERSHING AV

LAFAYET
TE PL

MOUNTAIN RD

PR
I NC

ET O
ND

R

TULANE PL

DELANO AV

BURTON AV

CALLE DEL SOL

IDLEWILDE LA

MARMAC AV

WE
LLE

SLE
Y D

R
WE

LLE
SLE

Y D
R

HE
RM

OS
A D

R
PALO

ALTO AV

SY
CA

MO
RE

 ST

RIC
HM

ON
D D

R

RE
DO

ND
O E

AS
T D

R
VA

SS
AR

 DR

LAURELCIR

BU
EN

A
VIS

TA
 DR

SO
UT

HE
RN

 AV

CALLE DEL
RANCHERO

CAMINO DE SALUD

SIE
RR

A D
R

GR
AC

ELA
ND

 DR

RIC
HM

ON
D

DR

AM
H E

RS
TD

R

WELL
ESL

EY PL

CALLE DEL MONTE

PURDUE PL

HASTINGS DR

BR
YN

MA
WR

 DR

ACADEMIC
PL

LA
FA

YE
TTE

 DR

MCDUFFIECIR

SO
LA

NO
 DR

MONTEREY AV

AD
AM

SS
T

SIERRA PL

MERCURY CIR

IDLEWILDE LA

SPRINGER

AD
AM

S S
T

SANRAFAEL AV

LINDAVISTA AV

SIMMS AV

HYDER AV

MARBLE AV

GRA
CEL

AND DR

VARSITY
DR

COAL PL

ETON AV

VA
LVE

RD
E

DR

OXFORD
AV

RIDGE PL

SAINTCYR AV

MESAVISTA RD

GR
AC

ELA
ND

 DR

BR
YN

MA
WR

 DR

LO
BO

 PL

WE
LLE

SLE
Y

DR

RIC
HM

ON
D

DR

BURTON AV

CO
LU

MB
IA

DR

ALTURAPL

SMITH AV

STA
NF

OR
D D

R

ANDERSON AV

KATHRYN AV

HA
RV

AR
DD

R

AD
AM

SS
T

KATHRYN AV

CO
LU

MB
IA 

DR

CO
RN

ELL
 DR

TU
LA

NE
 DR

HE
RM

OS
AD

R

PR
INC

ETO
N D

R

STA
NF

OR
D D

R
CO

LU
MB

IA 
DR

SAN
DIEGO AV

HYDER AV

SAN JOAQUIN AV

SANTA
CRUZ AV

SANTA
MONICA AV

PARKLAND PL

DELANO PL

MONTEREYAV

FO
NT

AN
A P

L
SAN

DIEGO AV

WA
SH

ING
TO

N
ST

REDONDOSOUTH DR

CAMINODE SALUD

TUCKER AV

BASEHART VA
LVE

RD
E D

R

SANTA CRUZ AV

CAMINO
SERVICIO RD

LEGION RD

MEDICALARTS AV

ALTURA AV

CH
ULA

VIS
TA 

PL SIE
RR

A P
L

YA
LE 

BL
VD

RIDGECREST DR

MON
TE

VIS
TA

BLV
D

WA
SH

ING
TO

N S
T

GIR
AR

D B
LVD

YA
LE 

BLV
D

CONSTITUTION AV

LOMASBLVD

COAL AV

CENTRAL AV

CA
RLI

SLE
BLV

D

LEAD AV

UN
IVE

RS
ITY

BLV
D

AVENIDA
CESAR CHAVEZ

MARTIN LUTHERKING AV

MH
MH
E

E

E

E

M

M

H

Public Facilities Map with One-Mile Buffer
Community Center
Multi-Service Center

Senior Center
Library
Museum

Fire
Police
Sheriff
Solid Waste

Public Schools

Proposed Bike Facilities
ABQ Bike Facilities
ABQ Ride Routes
Albuquerque City Limits

Landfill Buffer (1000-feet)
Landfill designated by EHD
Developed County Park
Undeveloped County Park
Developed City Park
Undeveloped City Park

Project Number: PR-2018-001840
0 0.5 1Miles



CITY OF ALBUQUERQUE ENVIRONMENTAL PLANNING COMMISSION 
PLANNING DEPARTMENT Project #: 2018-001840, RZ-2018-00053 
CURRENT PLANNING SECTION Hearing Date:  February 14, 2019 
  
 

1 | P a g e  
 

Introduction 
 
  

IDO Conversion 
Zoning Comprehensive Plan Area Land Use 

Site R-ML Consistency Multi-Family 

North 
R-ML 

Consistency Single Family 

South R-T Consistency Single Family 
East MX-T Consistency Single Family 
West MX-L Change Commercial Service 

Proposal  
This is a request for a Zone Map Amendment (Zone Change) for an approximately 0.2 
acre property located at 123 Girard Boulevard SE on the northwest corner of Silver 
Avenue SE and Girard Boulevard SE, on the east edge of the University Heights 
neighborhood, and just outside of the western boundary of the Nob Hill neighborhood.   

The request is to re-zone the property from the existing R-ML, Residential-Multi-
Family Low Density Zone District, to the MX-T, Mixed-Use-Transition Zone District 
in order to use the existing 4300 square foot building for a mix of office and residential 
uses.  The applicant purchased the property approximately 15 years ago as a rental 
home and attached apartments for a total of 7 dwelling units.  The applicant intends to 
operate a medical office / wellness clinic on the ground floor of the main house 
(approximately 1300 square feet), 3 apartments upstairs (approximately 1300 square 
feet), and 2 apartments in the back of the house for a total of 5 dwelling units. 

The applicant notified the neighborhood associations and the property owners within 
100 feet of the subject site as required. The applicant attended neighborhood meetings 
with the University Heights Association, the Nob Hill Association, and the Silver Hills 
Association. 

EPC Role 
The 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 
the EPC decision is appealed.  If so, the Land Use Hearing Officer (LUHO) would hear 
the appeal and make a recommendation to the City Council, and the City Council 
would make the final decision.  This is a quasi-judicial matter. 

History/Background 
The house was built in the early 1900's and purchased by the applicant approximately 
15 years ago.  AGIS aerial photos show all of the residential units attached to the 
original home prior to 1959.  In 1986, the University Neighborhoods Sector 
Development Plan was adopted, re-zoning the subject site SU-2 DR (Diverse 
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Residential Zone), similar to the existing R-ML zone, permitting single family and 
multi-family residential uses.  In August of 2001, a text amendment and zone change to 
RC (Residential/Commercial zone), similar to the requested MX-T zone, was proposed 
for the entire block on the west side of Girard from Silver Avenue to Central Avenue in 
order to permit a similar mixed office and residential use.  In August of 2001, the 
Environment al Planning Commission (EPC) voted to recommend denial because 
although it agreed there had been changed neighborhood conditions, it did not agree 
that locating a commercial development outside the existing commercially zoned area 
to the north was consistent with the University Neighborhoods Sector Development 
Plan.  Since then, a new Comprehensive Plan and the Integrated Development 
Ordinance (IDO) have been adopted. 

The property owner has operated a multi-family property and has expressed difficulty 
with finding quality renters for the main house.  The applicant attended a PRT meeting 
on October 15, 2018, to discuss options to operate a multi-disciplinary wellness clinic 
in the main house.  It was determined that the use fits the definition for medical office, 
which is not permitted in the existing R-ML zone. 

Context  
The subject site is located in an area of mixed uses on the northwest corner of Silver 
Ave and Girard Blvd SE on the eastern edge of the University Heights neighborhood 
and just outside of the western border of the Nob Hill neighborhood.  There is an 
alleyway directly west, which divides the subject property from an existing professional 
building and parking, zoned MX-L.   

The subject site itself and 5 properties to the north are zoned R-ML, and include single-
family and multi-family residences.  Farther to the north at the next intersection, lies 
Central Avenue, a Comprehensive Plan designated Main Street and Premium Transit 
Corridor, and heavily commercially developed. 

To the east across Girard Boulevard SE, are properties zoned MX-T, which appear to 
have originally been single family properties converted to multi-family and office uses, 
similar to the subject site and the request.  To the south, across Silver Avenue SE, 
properties are zoned R-T, and developed with single-family and multi-family 
residences.   

Roadway System 
The Long Range Roadway System (2040 LRRS) map, produced by the Mid-Region 
Council of Governments (MRCOG), includes existing roadways and future 
recommended roadways along with their regional role.  

The LRRS designates Central Avenue SE, one block to the north, as a Regional 
Principal Arterial.  The LRRS designates Girard Boulevard SE as a Major Collector.  
The LRRS designates Silver Avenue SE a local road.  
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Comprehensive Plan Corridor Designation 
Neither Silver Avenue SE or Girard Boulevard SE are designated corridors, however, 
the property lies one block south of Central Avenue NE which is designated a Main 
Street and a Premium Transit Corridor.  The UNM Activity Center is also located one 
block to the north of the subject site. 

Trails/Bikeways 
The Long Range Bikeway System (LRBS) map, produced by the Mid-Region Council 
of Governments (MRCOG), identifies existing and proposed trails.   

The LRBS designates Silver Boulevard SE a Bicycle Boulevard, a shared roadway 
optimized for bicycle traffic, and is on the 50-mile loop.  The LRBS designates Girard 
Boulevard SE to have a Proposed Bicycle Lane. 

The University Heights NA points out in their letter “At the Girard-Silver intersection, 
a bike‐permeable median diverter allows bicycles on Silver to go through the 
intersection but eastbound vehicles on Silver must turn right (south) on to Girard and 
westbound vehicles on Silver must turn right (north) on to Girard.” 

Transit 
The subject site is located on bus Route 16 running north-south on Girard Boulevard 
SE, and is an approximately 1300-foot walk to an Albuquerque Rapid Transit (ART) 
station on Central Avenue. 

Public Facilities/Community Services  
Please refer to the Public Facilities Map in the packet for a complete listing of public 
facilities and community services located within one mile of the subject site. 

Analysis of City Plans and Ordinances 

Integrated Development Ordinance (IDO)  
The application for this request was submitted subsequent to the effective date on May 
17, 2018 of the Integrated Development Ordinance, which replaced the City’s Zoning 
Code, and is therefore subject to its regulations. 

Pre-IDO Zoning 
Prior to the effective date of the IDO, the subject site’s zoning was SU-2 DR (Diverse 
Residential) pursuant to the University Neighborhoods Sector Plan, originally adopted 
in 1986.  Aerial photos in AGIS show all of the residential units attached to the original 
home prior to 1959.  The DR zone would have permitted 4 units due to the lot size, 
however since the 7 residential units were legally developed prior to adoption of the 
University Neighborhoods Sector Plan, the use and building were legally non-
conforming.  
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Existing IDO Zoning 
Upon adoption of the IDO, the subject site was zoned R-ML (Residential – Multi-
family Low Density Zone District, IDO 2-3(E).  The purpose of the R-ML zone district 
is to provide for a variety of low- to medium-density housing options.  The primary 
land uses are townhouses and low-density multi-family buildings, as well as civic and 
institutional uses to serve the surrounding residential area.   

Proposed Zoning 
The request proposes to change the subject site's zoning to MX-T (Mixed Use 
Transition Zone District IDO 2-4(A).  The purpose of the MX-T zone is to provide for a 
transition between neighborhood and more intense commercial area.  Primary land uses 
include a range of low-density multi-family residential and small-scale office, 
institutional, and pedestrian-oriented commercial uses.   

The following is a list of all permissive uses of the R-ML and MX-T zones from Table 4-2-1 
of the IDO: 

 
R-ML 

Dwelling, single-family detached 
Dwelling, cluster development 
Dwelling, cottage development 
Dwelling, two-family detached (duplex) 
Dwelling, townhouse 
Dwelling, multi-family 
Assisted living facility or nursing home 
Community residential facility, small 
Community residential facility, medium 
Community center or library 
Elementary or middle school 
Parks and open space 
Religious institution 
Community garden 
Residential community amenity 
Solar energy generation 
Utility, electric 
Utility, other major 
 

 

MX-T 

Dwelling, single-family detached 
Dwelling, cluster development 
Dwelling, cottage development 
Dwelling, two-family detached (duplex) 
Dwelling, townhouse 

Dwelling, live-work 
Dwelling, multi-family 
Assisted living facility or nursing home 
Community residential facility, small 
Community residential facility, medium 
Community residential facility, large 
Group home, small 
Adult or child day care facility 
Community center or library 
Elementary or middle school 
High school 
Museum or Art Gallery 
Parks and open space 
Religious institution 
Vocational school 
Community garden 
Health club or gym 
Residential community amenity 
Bed and breakfast 
Hotel or motel 
Bank 
Medical or dental clinic 
Office 
Research or testing facility 
Solar energy generation 
Utility, electric 
Utility, other major 
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Overlays 
The subject site is not within the boundaries of a Character Protection Overlay (CPO), a 
Historic Protection Overlay (HPO), or a View Protection Overlay (VPO). 

Parking  
Although the request before the EPC is solely for a change in zone from R-ML to MX-
T, and a Site Plan is not included with the request, public comment has indicated that 
parking for the request is a concern (see the Neighborhood/Public heading below), 
therefore potential IDO parking requirements are addressed in this section.   

The applicant would not be required to provide extra parking upon re-use of the 
existing building pursuant to 5-5(B)(2)(b), which states that minimum off street parking 
requirements except those to satisfy the Americans with Disabilities Act do not apply 
for primary buildings constructed prior to 1965. 

The applicant has indicated they will re-configure the current turn-around area facing 
Girard Boulevard SE into on-site vehicle parking and an on-site bicycle rack.  In 
addition, the subject site appears from aerial photos to have 4 legal on-street parking 
spaces located on Silver Avenue SE.   

If this zone change resulted in the development of new buildings, the requested uses 
would result in 6 parking spaces required.  Per Table 5-5-1, the multi-family use would 
require 5 spaces and the medical office would require 3 spaces, totaling 8 spaces.  Per 
IDO section 5-5(C)(5)(c)1, the minimum number of off-street parking spaces required 
may be reduced by 30% if the proposed development is located within 1,320 feet of any 
transit stop with a frequency of 15 minutes or better, and the subject site complies 
because of its proximity to the Rapid Ride and ART (Albuquerque Rapid Transit) 
station, resulting in 5 spaces required. 

The applicant has indicated the intention to re-pave and re-configure the front turn-
around into 5 parking spaces.  On-street parking could account for 4 spaces.  The 
applicant could also potentially use off-site parking or shared parking as permitted by 
the IDO for spots other than those required to meet the American with Disabilities Act 
(ADA).  Therefore, staff concludes the proposed project would meet IDO parking 
requirements, even if the buildings were post-1965. 

Definitions (if applicable) 
Mixed-use Development: Properties with residential development and non-residential 
development on a single lot or premises. For the purposes of this IDO, mixed-use 
development can take place in the same building (i.e. ve rtical mixed-use) or separate 
buildings on the same lot or premises (i.e. horizontal mixed-use). 

On-street Parking Space:  An on-street storage area for the parking of one motor 
vehicle. For the purposes of this IDO, an on-street parking space abutting a lot may be 
counted as 1 on-street parking space for that lot if over ½ the length of the space is 
located between the imaginary extensions of the lot lines that are perpendicular to the 
street into the street right-of-way. See DPM for dimensional standards. 
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Albuquerque / Bernalillo County Comprehensive Plan (Rank 1) 
Applicant’s justification is in italics.  Staff’s Analysis is in bold italics. 
The subject site is located in an Area of Consistency as designated by the 
Comprehensive Plan which has policies to protect and enhance the character of existing 
single-family neighborhoods, areas outside of Centers and Corridors, parks, and Major 
Public Open Space.  Applicable policies include: 

CHAPTER 4 - Community Identity 

POLICY 4.1.1:  Distinct Communities: Encourage quality development that is consistent 
with the distinct character of communities  

The request furthers Policy 4.1.1 because it will permit a quiet, low flow, quality 
holistic wellness center that is consistent with the life style values of the University 
Heights and Nob Hill neighborhoods.  

The subject site is part of the University Heights neighborhood, one of 
Albuquerque's older communities.  The request would permit rehabilitation of the 
existing historic home, thereby consistent with the distinct character of University 
Heights.  The request furthers Policy 4.1.1. 

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.  

a) Maintain and preserve the unique qualities of historic areas.  

The request furthers Policy 4.1.2 because it will allow for a consistent quality of 
use of the building and neighborhood grounds by reducing the number of renter at 
this site. This property's rich history has seen many different uses over time, 
including a sorority house, tutor house and a Bolivian import store in 2003. The 
different uses have also been appropriate use of this property, in this area of 
mixed uses of property. 

Similarly, the requested MX-T zone would permit the rehabilitation of the existing 
historic home, thereby protecting the identity and cohesiveness of the University 
Heights neighborhood and ensuring the existing character of building design.  The 
requested office use is an appropriate scale of development and mix of uses as 
shown by the existing MX-T properties across the street to the east and MX-L 
properties to the west.  The request furthers Policy 4.1.2 and Policy 4.1.2 a). 

POLICY 4.1.4: Neighborhoods: Enhance, protect, and preserve neighborhoods and 
traditional communities as key to our long-term health and vitality.  

b):  Respect existing neighborhood values and social, cultural, recreational resources. 

The request furthers Policy 4.1.4 as a different zone district is advantageous to the 
community because it would ensure the preservation and integrity of the historic 
property site, which has been proven challenging solely as a rental property. 
Renters do not invest in upholding quality living conditions or neighborhood safety 
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as much as property owners. Implementing a wellness clinic will promote healthy 
living and neighborhood safety far better than if remaining rental property. This 
property sits in a location surrounded by homes that have converted into business: 
Skate Haven on 114 Vassar SE 87106, 202 Girard Blvd SE is now Siegel Law 
Offices and 122 Girard SE David Plotsky Law Offices. These are only a few 
examples of homes in direct sight of the property.  
The request furthers Policy 4.1.4 (b) because the requested MX-T zone will allow 
for commercial development, it will better enhance, protect, and preserve the 
distinct University Heights community by providing a pedestrian friendly and 
neighborhood-serving destination. Activating the street with pedestrians is one 
method of increasing the long-term health, vitality and safety of neighborhood 
inhabitants.  
I, the Applicant has undertaken the task of performing improvements to the 
Property and proposes uses that are consistent with and further the goals and 
policies of the ABC Comp Plan and criteria of the IDO PART 6-7(F)(3). The 
proposed subject site will be maintained and the premises’ exterior grounds 
upgraded in such a way that respects and enhances existing neighborhood values 
and conditions. 
As indicated by section II of University Neighborhood Sector Development plan 
1986, "A pattern of commercial, institutional and mixed density residential land 
uses characterize the area. Commercial uses are concentrated along Central 
Avenue, in the 100 block of Harvard, Cornell, and Vassar Drives and along Yale 
Boulevard". This Pattern also continues crossing over into the Nob Hill 
Neighborhood, including, but not limited to, the 100 Block of Girard and 
Dartmouth, which are intimately close to the property in question. This reinforces 
that this zoning request, as a mixed use, supports the neighborhood values and 
unique culture.  

The requested MX-T zone will enhance, protect, and preserve the University 
Heights and Nob Hill traditional communities by permitting the re-use of the 
existing tudor style home into a mix of office and residential uses that will 
contribute to long-term health and vitality of the neighborhood.  The property is 
located near the University of New Mexico in a location where both higher 
density smaller unit residential and office uses are existing and needed.  Silver 
Avenue SE is a designated Bicycle Boulevard that represents a local recreational 
resource that will support low-intensity mixed-uses.  The request furthers Policy 
4.1.4 and 4.1.4 b). 

POLICY 4.2.2:  Community Engagement: Facilitate meaningful engagement opportunities 
and respectful interactions in order to identify and address the needs of all residents.  

The request furthers Policy 4.2.2, as I, Jeannett Martinez, the applicant, have 
maintained openness and contact between University Heights, Nob Hill and Silver 
Hills neighborhood associations. Additionally, I have set out to meet the residents 
and delivered flyers to the homes and housing units on west side of the 100 to 200 
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block of Girard extending to Lead Ave and the 100 to 200 block of Vassar, both 
East and West, extending to Lead Ave. The flyer inviting the residents to weigh in 
and contact me with their opinion and insight on the proposed rezoning.  
In 2001, this property, along with several others, was attempted to be rezoned for a 
bookstore. During this attempt, there were several hand written letters, from 
residents, requesting approval for rezoning. The reason behind the supporting 
letters stated that commercial use would enhance and preserve the integrity of the 
property site and neighborhood safety and values. I have not received any written 
responses, in neither support nor opposing, in regards to the flyers I left on each 
property. The intention of the rezoning is to offer and contribute support to the 
residential, cultural and historical environment preceding this application.  

The applicant conducted notification and outreach beyond what is required by the 
IDO in order to receive extensive feedback from the surrounding neighbors, and to 
make sure the existing neighborhood’s values, social, cultural and recreational 
resources continue to be respected.  Although, opposition exists from the 
established University Heights NA and partly from the Nob Hill NA, the applicant 
went door-to-door to gauge the opinions of the immediately surrounding neighbors 
and did not find concern.  The request furthers Policy 4.2.2. 

CHAPTER 5:  Land Use 

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

POLICY 5.1.9 Main Streets: Promote Main Streets that are lively, highly walkable streets 
lined with neighborhood oriented businesses. 

The mix of uses proposed by the change to MX-T will enhance the existing 
walkability of the area, including Central Avenue, a designated Main Street 
Corridor.  The request furthers Policies 5.1.1 and 5.1.9.   

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) Maintain the characteristics of distinct communities through zoning and design 
standards that are consistent with long established residential development patterns. 

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

e) Create healthy, sustainable communities with a mix of uses that are conveniently 
accessible from surrounding neighborhoods. 

The request furthers Policy 5.2.1 (a) because it will foster communities where 
residents can live, work, learn, and work towards health together. Removing the 
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majority use of multi family living units on the subject site will improve the quality 
of development and site condition.  
This request encourages development and redevelopment that brings goods, 
services, and amenities within walking and biking distance of neighborhoods and 
promotes good access for all residents because it is on the corner of Silver Ave, 
which is a bicycle boulevard. It is also located a block south off of Central Ave, 
which gives access to pedestrians coming from the transit system, UNM and in the 
surrounding neighborhoods.  
This request furthers Policy 5.2.1 (b) as it is consistent in an area where the pattern 
of commercial, institutional and mixed density residential land uses characterize 
the area, as indicated in the Sector Plan adopted in 1986. The location and 
intention of this project supports multiple modalities of transportation for access. 
Central Avenue provides easy access from the transit system, bicycle access, 
pedestrian access and private vehicle. This location has pre-established responsible 
access via pedestrian and by bicycle. As a wellness and health facility, we will 
encourage people to choose access that is both environmentally friendly as well as 
healthy. We will provide a bicycle rack and sidewalk accessibility and as a facility 
encourage alternate transportation to ensure these values. This would encourage 
the reduction of use of private vehicle and promote use by those who alternatives 
modes of transportation are less practical.  
This request furthers Policy 5.2.1 (d) because there will still be 5 remaining rental 
units. These rental units will maintain affordable housing for renters, which are 
have generally been students.  
This request furthers Policy 5.2.1 (e) because the location and intention of this 
project supports multiple modalities of transportation for access. Central Ave 
provides access from the transit system, Silver Ave provides bicycle access and the 
location is heavily accessed by pedestrians from surrounding neighborhoods, shops 
and the University. Additionally, if rezoning is granted, the proposed wellness clinic 
will provide a bike rake in front and maintain an accessible sidewalk to encourage 
alternative and healthier modes of transportation.  
The requested MX-T zone will permit a medical office, which will contribute to 
the health of the community through wellness services, and will be conveniently 
accessible from surrounding neighborhoods.  The request furthers Policy 5.2.1. 
The requested MX-T zone will encourage the redevelopment of the existing 
property and bring services and amenities within biking and walking distance of 
the University Heights and Nob Hill neighborhoods.  Because it is located on 
Silver Avenue SE, a Bicycle Boulevard, and one block from Central Avenue, the 
Albuquerque Rapid Transit, the proposed project provides good access for local 
residents and for the broader community.  The request furthers Policy 5.2.1 a). 
The requested MX-T zone will maintain the characteristics of the communities 
through zoning and design standards that are consistent with the established 
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University Heights and Nob Hill development pattern.  Girard Boulevard SE is a 
Major Collector and a more heavily-used north-south corridor with a mix of uses 
compared to the other surrounding local roads.  In addition, The IDO applies Use 
Specific Standards that would limit the scope of the more controversial uses in 
the requested MX-T zone compared to the higher intensity mixed-use zones.  The 
request furthers Policy 5.2.1 b). 
The requested MX-T zone will continue to permit affordable housing options to 
meet a range of incomes and lifestyles with 5 of the 7 existing affordable rental 
units remaining.  The request furthers Policy 5.2.1 d). 
The requested MX-T zone will permit the proposed wellness center which will 
support community health through multi-disciplinary wellness services and a mix 
of office and residential uses conveniently accessible from the surrounding 
neighborhoods by walking, bicycling, transit, and single-occupancy vehicular 
travel.  The request furthers Policy 5.2.1 d) e). 

POLICY 5.6.3: Areas of Consistency: Protect and enhance the character of existing single-
family neighborhoods, areas outside of Centers and Corridors, parks, and Major Public 
Open Space. 

The subject site is located in an Area of Consistency (as shown in the ABC Comp 
Plan, as amended).  The new zone would clearly reinforce or strengthen the 
established character of the surrounding area and would not permit development 
that is significantly different from that character as it is surrounded by residential 
homes that have also been converted into low flow MX-T businesses. 

The subject site is in an Area of Consistency, and the adjacent properties to the 
north, west, and east are already zoned for multi-family and mixed-use 
development; therefore the requested MX-T zone would be consistent with the 
existing and future character of the surrounding area within a Main Street 
Corridor.  Any new development is subject to the IDO’s Neighborhood Edges 
standards (5-9) along the southern boundary, which would protect the adjacent 
R-T properties to the south.  The request furthers Policy 5.6.3. 

CHAPTER 6:  Transportation 
POLICY 6.4:  Public Health: Promote individual and community health through active 
transportation, noise mitigation, and air quality protections.  

This request furthers Policy 6.4 because the proposed zoning encourages both 
environmental and personal health awareness. One form of achieving 
environmental, personal health, community health, noise and air quality control is 
to reduce the use of private vehicle use to access the wellness clinic. The location of 
the property supports multiple modalities of transportation to access the wellness 
clinic, as mentioned in previous policy.  
The requested MX-T zone will permit a medical office which will promote 
individual and community health, and the location on a Bicycle Boulevard 
encourages active transportation.  The request furthers Policy 6.4. 
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CHAPTER 8:  Economic Development 
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. 

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 mix of uses allowed in the MX-T zone will contribute to a diverse place south 
of Central Avenue near UNM, and permit a more resilient and diverse economy 
than solely residential uses as permitted in the existing zone.  The request 
furthers Policies 8.1.1 and 8.1.2. 

POLICY 8.2.1:  Local Business: Emphasize local business development.  

The request furthers Policy 8.2.1 because it will encourage private businesses 
growth. Supporting private business growth is imperative to adding diversity and 
creativity economic opportunities. Additionally, the rezoning request would allow 
the proposed wellness clinic to empower people to choose different modalities of 
health and wellness, that is dictated by each individual needs.  

The requested MX-T zone will permit the applicant to operate a local business, a 
wellness clinic/medical office, thereby supporting the local economy.  The request 
furthers Policy 8.2.1. 

CHAPTER 11:  Heritage Conservation 
POLICY 11.2.1:  Gentrification: Balance the objectives of historic preservation and 
conservation of affordable housing.  

a) Work to maintain a range of housing options and affordability levels to ameliorate the 
displacement of low-income households. 

b) Encourage renovation and rehabilitation to preserve and enhance the existing housing 
stock. 

This request furthers Policy 11.2.1 because during the 15 years that my mother has 
owned the property, she has never raised the rent. Rosario Roman, owner of the 
property, holds strong to the ideal that education is the most valuable form of wealth. 
This monetary exchange has made it difficult to preserve the property. However, with 
partial conversion of the property, the remaining rental units can be maintained 
affordable as well as additional income to improve and maintain the site. 

The requested MX-T zone will permit the applicant to operate the desired medical 
office in the existing tudor styled house, therefore preserving the historic 
architecture at the same time conserving the affordable smaller apartments on the 
subject site.  The request furthers Policy 11.2.1. 
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The requested MX-T zone permits multi-family use which maintains a range of 
housing options and affordability levels to ameliorate displacement of students to 
other areas.  The request furthers Policy 11.2.1 a). 
The requested MX-T zone will permit the medical office which will encourage the 
applicant to rehabilitate, preserve, and enhance the existing house.  The request 
furthers Policy 11.2.1 b). 

GOAL 11.3:  Protect, reuse, and/or enhance significant cultural landscapes as important 
contributors to our heritage and rich and complex identities. 

This request further Policy 11.2 as it has been made with the direct influence of 
admiration for the existing building structure. The old house has been called an old 
sorority house and a tutor house. Just about every resident in the Nob Hill and 
University Heights neighborhood recognizes this property. All have expressed the 
desire to see the property renovated. Rezoning this property will offer opportunity 
to reuse the property and therefore giving protection to a significant neighborhood 
landmark and structure.  
Goal 11.3 does not apply because the subject site is not considered a “cultural 
landscape”.  A “cultural landscape”, as defined by the World Heritage 
Committee, is the "cultural properties [that] represent the combined works of 
nature and of man."  Acequias and arroyos are examples of cultural landscapes 
in New Mexico. 

POLICY 11.2.3:  Distinct Built Environments: Preserve and enhance the social, cultural, 
and historical features that contribute to the identities of distinct communities, 
neighborhoods, and districts.  

a) Consider local history and the visual environment, particularly features unique to 
Albuquerque, as significant determinants in development and redevelopment decisions in 
light of their relationship to and effect upon the following: i. Architectural styles and 
traditions; ii. Current and historic significance to Albuquerque; iii. Historic plazas and 
Centers; iv. Culture, traditions, celebrations, and events 

This request will further Policy 11.2.3 because it preserves and enhances 
significant historic district and building. These types of preservations call us to 
reflect our past as we move into the future and to strengthen our sense of identity. 
Within the area, there are many buildings in major need of repair and needing 
appropriate development. The proposed change will contribute to the well-being of 
the neighborhood in that it enriches a balanced mix of existing housing and light 
neighborhood-scaled commercial spaces to serve the community on property that 
has holds a piece of neighborhood history.  
This request furthers Policy 11.2.3 a) because the project ensures the protection of 
property style and distinct historical identification. This powerful attribute to the 
foundation established and preserved by both the University Heights and Nob Hill 
neighborhood. Rezoning of this property does not conflict with their values of 
development or establishment.  
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The requested MX-T zone will permit the applicant to operate the desired wellness 
center/medical business while considering the existing historic structure which is 
part of the identity, local history, and visual environment and has a unique 
historic significance to Albuquerque and the surrounding communities.  The 
request furthers Policy 11.2.3 and 11.2.3 a). 

Zone Map Amendment (Zone Change) 
Pursuant to section 6-7(F)(3) of the Integrated Development Ordinance (IDO), Review 
and Decision Criteria, "An application for a Zoning Map Amendment shall be approved 
if it meets all of the following criteria" as shown.  The burden is on the applicant to 
show why a change should be made, not on the City to show why the change should not 
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. 

The zone change justification letter analyzed here, received on January 23, 201 8, is a 
response to Staff's request for a revised justification (see attachment). The subject site is 
currently zoned Rl-B (Sing le-Family Residential Zone. The requested zoning is MX-L 
(Mixed Use Low Intensity Zone District). The reason for the request is to allow 
development of multi-family use and neighborhood commercial uses. 

Note:  Applicant’s justification is in italics, Staff’s Analysis is in bold italics. 
(a) 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 Comp Plan, as amended, and other applicable 
plans adopted by the City. 

The proposed zoning will allow for enhancement, protection and preservation of the 
traditional mixed-use for the University Heights and Nob Hill Community and 
contribute to the long-term health and vitality of the neighborhood. 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 Comp Plan, as amended, and other applicable plans 
adopted by the City including the Plan because it furthers the Goals and Policies of 
the plans as further described in detail below. 

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 his 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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(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). 

The subject site is located in an Area of Consistency (as shown in the ABC Comp 
Plan, as amended).  The new zone would clearly reinforce or strengthen the 
established character of the surrounding area and would not permit development 
that is significantly different from that character as it is surrounded by residential 
homes that have also been converted into low flow MX-T businesses. 
In addition, the existing zoning is inappropriate because the requested zone is more 
advantageous to the community as shown in the Comprehensive Plan policy 
analysis under criteria (a) above. A different zone district is advantageous to the 
community because it would ensure the preservation and integrity of the historic 
property site, which has been proven challenging solely as a rental property. 
Renters do not invest in upholding quality living conditions or neighborhood safety 
as much as property owners uphold. This zoning will allow the implementation of a 
wellness clinic, which promotes healthy living and neighborhood safety, far better 
than if remaining rental property. This property sits in a location surrounded by 
homes that have converted into business: Skate Haven on 114 Vassar SE 87106, 
202 Girard Blvd SE is now Siegel Law Offices and 122 Girard SE David Plotsky 
Law Offices. These are only a few examples of homes in direct sight of the property.  
This proposed use is consistent with the surrounding neighborhood and/or building 
or other structure will infringe upon the light and air of any neighboring property. 
This proposed change will not be in conflict with adopted elements of the ABC 
Comprehensive Plan or other city master plans and amendments thereto, including 
privately developed area plans, which have been adopted by the city, the University 
Heights Redevelopment Area Plan, offering as a measure of stability of land use 
and zoning as desirable. 
The zone change to MX-T would be more advantageous to the community than 
the current zoning (R-ML) because the request furthers a preponderance of 
applicable Goals and policies in the Comprehensive Plan regarding Community 
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Identity, Land Use, Transportation, Economic Development, and Heritage 
Conservation and does not significantly conflict with the Comprehensive Plan  , 
as shown in the applicant's policy analysis in the response to Criterion A. 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 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). 

This criterion is not applicable because the subject site is located entirely in an 
area of consistency, which is addressed in criteria b above.  
The applicant’s response 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. 

 Community Residential Facility, Large 
 Group Home, small 
 Adult or Child Day Care Facility 
 High School 
 Museum 
 Vocational School  
 Health Club 
 Bed and Breakfast  
 Hotel or Motel  
 Bank  
 Medical or Dental Clinic  
 Office  
 Personal and Business Services, small   

Some of the controversial uses could be a large community residential facility, or 
hotel. However, the scale of the property site is small, approximately 0.16 acres. 
IDO regulations will modify and protect the neighborhood by regulating the 
manner in which the site can be used.  Some of the other uses, such as a high school 
cannot be supported on this property due to the limitation in size. 
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This zone will allow us to conduct a quiet, low flow wellness clinic, which will not 
disturb with excess of noise, light or traffic to the surrounding area. Furthermore, 
the clinic is looking to attract clients who seek a proactive approach to health and 
wellness, therefore respecting the neighboring surrounds. 
The purpose of the MX-T zone is to serve as a transition between a more intense 
zone such as the MX-L to the west and residential zones such as the R-T to the 
south.  That purpose would be achieved with the proposed zone change.  
The applicant listed the uses that would become permitted if the zone change is 
approved.  Staff finds that the permissive uses would not be harmful to adjacent 
property, the neighborhood, or the community because Use-specific Standards in 
Section 16-16·4·3 will adequately mitigate those harmful impacts as follows. 
The existing R-ML zone permits small and medium sized community residential 
facilities whereas the proposed MX-T zone will permit a large community 
residential facility, which is a facility in which a person resides for more than 24 
hours and can include persons who are handicapped but cannot include persons 
currently using or addicted to controlled substances who are not in a separate 
recognized recovery program.  All sizes of facility are subject to the same 
regulations for distance from other facilities, and a large facility is unlikely due to 
the size of a site.  A Group home small for those protected against housing 
discrimination would also be permitted if it meets all other regulations.  An Adult 
or Child Day Care Facility would not include overnight care. 
The subject parcel is approximate 7,100 square feet or 0.163 acres making it 
difficult to support a school, museum, health club, hotel or motel, bank of 
significant size, and small versions of these uses would not be harmful to the 
community.  A bed & breakfast is currently permitted as accessory but would be 
permitted without an on-site resident in the proposed MX-T zone.   

(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. 

The City’s existing infrastructure and public improvements meet criteria 1 above 
because both Girard Boulevard SE and Silber Avenue SE have adequate capacity to 
serve the subject site. 
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The subject site is on a corner lot on Girard Blvd and Silver Ave. There is an 
alleyway directly behind the house, followed by property owned by UNMH on 120 
Vassar SE. directly south across the street is another RM-L property as is the 
neighboring property north of 123 Girard Blvd SE. There were no concerns 
following the traffic study.  
The applicant refers to sub-criterion 1, that the subject has adequate 
infrastructure capacity to serve development that the request would make 
possible. This established urban area has sufficient infrastructure to support the 
uses of the requested MX-T zone on the approximately 0.163 acre subject site. 
Central Avenue is also a designated Premium Transit Corridor, which will 
provide a transportation option for residents and customers.  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. 

This criterion is not applicable because the subject site is not located on a major 
street.  
The subject site's location at the northwest corner of Girard Boulevard SE, a 
Major Collector, and Silver Avenue SE, a local road.  Rather than being a major 
street, the applicant’s justification for the zone change is based on the request 
furthering a preponderance of applicable Comprehensive Plan policies regarding 
Community Identity, Land Use, Transportation, Economic Development, and 
Heritage Conservation 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.   

The applicant’s justification is not based completely or predominantly on the cost of 
land or economic considerations. 
Economic considerations are always a factor with a private development project, 
but the applicant's justification is not based completely or predominantly on the 
cost of land or economic considerations. Rather, the applicant has demonstrated 
that the request furthers a preponderance of applicable Comprehensive Plan 
policies regarding Community Identity, Land Use, Transportation, Economic 
Development, and Heritage Conservation.  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. 
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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. 

3. The nature of structures already on the premises makes it unsuitable for the uses 
allowed in any adjacent zone district. 

The reason this is not a request for a spot zone is because the properties across 
Girard Boulevard SE to the east of the subject site are also the requested MX-T 
zone.  The following properties, which are in the close surrounding proximity of the 
subject site, have been converted in accordance with the IDO, with business names 
associated with the address indicated as follows:  

 University of New Mexico Professional Building 120 Vassar SE from SU-2 to 
RM-L 

 Skate Haven 114 Vassar SE from SU-2 to MX-L 
 Carraro's & Joe's Place 108 Vassar SE from SU-2 to MX-M 

This zone change request is not does not apply to a zone district different from 
surrounding districts to the subject parcel, because the requested zone is also 
located across the street, Girard Boulevard SE, to the west.  The response to 
Criterion H is sufficient. 

Agency & Neighborhood Concerns 

Reviewing Agencies 
Refer to other agency comments at the end of the staff report. 

Neighborhood/Public 
The applicant notified the Nob Hill Neighborhood Association, the University Heights 
Neighborhood Association, and the District 6 Coalition of Neighborhood Associations 
and property owners within 100 feet of the subject site as required (see attached). 

The applicant attended three neighborhood meetings with the Nob Hill Neighborhood 
Association and one neighborhood meeting with each of the University Heights 
Neighborhood Association and the Silver Hills Neighborhood Association. 

The Nob Hill Neighborhood Association submitted a letter (see attached) to staff 
expressing that during an association meeting, the project was opposed by 4, and 
supported by 3 members.  

The University Heights Association (UHA) summarized the neighborhood meeting by 
stating:  “Concerns were expressed about lack of parking for the business providers and 
patients (and potentially the remaining residential tenants).  Existing "perpetual yard 
sales" by residents was mentioned. It was suggested that a site plan would be helpful.  
MX-T zoning, which is what is across the street on Girard, would have lesser impacts 
to the neighborhood than MX-L zoning.  No objections were stated to the specifically 
proposed businesses.”   
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The University Heights Association also submitted a letter (see attached) to staff stating 
a vote of 8 to 0 in opposition to the request, because the association feels it would not 
be advantageous to the community, and would exacerbate the existing significant 
parking deficit on the property that could create additional parking and dangerous 
traffic problems in the community.  The UHA states that the applicant did not fully 
consider circulation patterns for all transportation modes, streetscape elements and 
amenities, and parking for vehicles and bicycles (see attached).   

Staff addresses parking under IDO requirements above.  Staff also notes that the 
development did not require a Traffic Impact Study.  UHA correctly states that a bike-
permeable median diverter at the intersection of Girard and Silver restricts access to the 
subject site to southbound on Silver Avenue SE.  Staff finds that access issues are a 
consideration for businesses throughout the City, and a business owner must take this 
and their business model into account when locating. 

Conclusion 
This is a request for a Zone Map Amendment (Zone Change) for an approximately 0.2 
acre property located at 123 Girard Boulevard SE on the northwest corner of Silver 
Avenue SE and Girard Boulevard SE, and on the east edge of University 
Neighborhoods and just outside of the western boundary of Nob Hill.   

The applicant wishes to re-zone the property from the existing R-ML, Residential-
Multi-Family Low Density Zone District, to the MX-T, Mixed-Use-Transition Zone 
District in order to operate the existing 4300 square foot building with mixed office and 
residential uses.  The ground floor of the main house is expected to operate as a medical 
office and the back apartments and upstairs apartments will continue to be rented for a 
total of 5 dwelling units and a vertical mix of uses.   

Staff concludes that the applicant has adequately justified the proposed zone change 
from R-ML to MX-T. The applicant's policy-based analysis shows that the requested 
Zone Map Amendment furthers a preponderance of applicable Goals and policies in the 
Comprehensive Plan and does not conflict with them.  Staff finds that parking and 
traffic issues would not be excaerbated by the request. 
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Findings, Zoning Map Amendment (Zone Change) 
Project #: 2018-001361, RZ: 2018-00XXX 

1. This is a request for a Zone Map Amendment (Zone Change) for Lot 13, Block 25, 
University Heights, located at 123 Girard Blvd. SE, on the northwest corner of Girard 
Boulevard SE and Silver Avenue SE and containing approximately 0.2 acres.   

2. The request is to change the zone from the existing R-ML, Residential - Townhouse Zone 
District to the proposed MX-L, Mixed Use - Low Intensity Zone District in order to 
permit neighborhood commercial uses and a restaurant on the subject site. 

3. The request is to re-zone the property from the existing R-ML, Residential-Multi-Family 
Low Density Zone District, to the MX-T, Mixed-Use-Transition Zone District in order to 
use the existing 4300 square foot building for a mix of office and residential uses.   

4. The applicant intends to operate a medical office / wellness clinic on the ground floor of 
the main house, 3 apartments upstairs, and 2 apartments in the back of the house for a 
total of 5 dwelling units. 

5. The subject site is not within the boundaries of a Character Protection Overlay (CPO), a 
Historic Protection Overlay (HPO), or a View Protection Overlay (VPO). 

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 subject site is within an Area of Consistency as designated by the Comprehensive 
Plan and the following policies apply: 

a) The request furthers Policy 4.1.1 because the subject site is part of the University 
Heights neighborhood, one of Albuquerque's older communities.  The request 
would permit rehabilitation of the existing historic home, thereby consistent with 
the distinct character of University Heights.   

b) The request furthers Policy 4.1.2 and Policy 4.1.2 a) because the requested MX-T 
zone would permit the rehabilitation of the existing historic home, thereby 
protecting the identity and cohesiveness of the University Heights neighborhood 
and ensuring the existing character of building design.  The requested office use is 
an appropriate scale of development and mix of uses as shown by the existing MX-
T properties across the street to the east and MX-L properties to the west.   

c) The request furthers Policy 4.1.4 and 4.1.4 b) because the requested MX-T zone 
will enhance, protect, and preserve the University Heights and Nob Hill 
traditional communities by permitting the re-use of the existing tudor style home 
into a mix of office and residential uses that will contribute to long-term health 
and vitality of the neighborhood.  The property is located near the University of 
New Mexico in a location where both higher density smaller unit residential and 
office uses are existing and needed.  Silver Avenue SE is a designated Bicycle 
Boulevard that represents a local recreational resource that will support low-
intensity mixed-uses.   
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d) The request furthers Policy 4.2.2 because the applicant conducted notification and 
outreach beyond what is required by the IDO in order to receive extensive 
feedback from the surrounding neighbors, and to make sure the existing 
neighborhood’s values, social, cultural and recreational resources continue to be 
respected.  Although, opposition exists from the established University Heights 
NA and partly from the Nob Hill NA, the applicant went door-to-door to gauge 
the opinions of the immediately surrounding neighbors and did not find concern.   

e) The request furthers Policies 5.1.1 and 5.1.9 because the mix of uses proposed by 
the change to MX-T will enhance the existing walkability of the area, including 
Central Avenue, a designated Main Street Corridor.   

f) The request furthers Policy 5.2.1 because the requested MX-T zone will permit a 
medical office, which will contribute to the health of the community through 
wellness services, and will be conveniently accessible from surrounding 
neighborhoods.   

g) The request furthers Policy 5.2.1 a) because the requested MX-T zone will 
encourage the redevelopment of the existing property and bring services and 
amenities within biking and walking distance of the University Heights and Nob 
Hill neighborhoods.  Because it is located on Silver Avenue SE, a Bicycle 
Boulevard, and one block from Central Avenue, the Albuquerque Rapid Transit, 
the proposed project provides good access for local residents and for the broader 
community.   

h) The request furthers Policy 5.2.1 b) because the requested MX-T zone will 
maintain the characteristics of the communities through zoning and design 
standards that are consistent with the established University Heights and Nob Hill 
development pattern.  Girard Boulevard SE is a Major Collector and a more 
heavily-used north-south corridor with a mix of uses compared to the other 
surrounding local roads.  In addition, The IDO applies Use Specific Standards that 
would limit the scope of the more controversial uses in the requested MX-T zone 
compared to the higher intensity mixed-use zones.   

i) The request furthers Policy 5.2.1 d) because the requested MX-T zone will 
continue to permit affordable housing options to meet a range of incomes and 
lifestyles with 5 of the 7 existing affordable rental units remaining.   

j) The request furthers Policy 5.2.1 d) e) because the requested MX-T zone will 
permit the proposed wellness center which will support community health through 
multi-disciplinary wellness services and a mix of office and residential uses 
conveniently accessible from the surrounding neighborhoods by walking, 
bicycling, transit, and single-occupancy vehicular travel.   

k) The request furthers Policy 5.6.3 because the subject site is in an Area of 
Consistency, and the adjacent properties to the north, west, and east are already 
zoned for multi-family and mixed-use development; therefore the requested MX-
T zone would be consistent with the existing and future character of the 
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surrounding area within a Main Street Corridor.  Any new development is subject 
to the IDO’s Neighborhood Edges standards (5-9) along the southern boundary, 
which would protect the adjacent R-T properties to the south.   

l) The request furthers Policy 6.4 because the requested MX-T zone will permit a 
medical office which will promote individual and community health, and the 
location on a Bicycle Boulevard encourages active transportation.   

m) The request furthers Policies 8.1.1 and 8.1.2 because the mix of uses allowed in 
the MX-T zone will contribute to a diverse place south of Central Avenue near 
UNM, and permit a more resilient and diverse economy than solely residential 
uses as permitted in the existing zone.   

n) The request furthers Policy 8.2.1 because the requested MX-T zone will permit 
the applicant to operate a local business, a wellness clinic/medical office, thereby 
supporting the local economy.   

o) The request furthers Policy 11.2.1 because the requested MX-T zone will permit 
the applicant to operate the desired medical office in the existing tudor styled 
house, therefore preserving the historic architecture at the same time conserving 
the affordable smaller apartments on the subject site.   

p) The request furthers Policy 11.2.1 a) because the requested MX-T zone permits 
multi-family use which maintains a range of housing options and affordability 
levels to ameliorate displacement of students to other areas.   

q) The request furthers Policy 11.2.1 b) because the requested MX-T zone will 
permit the medical office which will encourage the applicant to rehabilitate, 
preserve, and enhance the existing house.   

r) The request furthers Policy 11.2.3 and 11.2.3 a) because the requested MX-T zone 
will permit the applicant to operate the desired wellness center/medical business 
while considering the existing historic structure which is part of the identity, local 
history, and visual environment and has a unique historic significance to 
Albuquerque and the surrounding communities.   

8. Pursuant to section 14-16-6-7(F)(3) of the Integrated Development Ordinance, Review 
and Decision Criteria, "An application for a Zoning Map Amendment shall be approved 
if it meets all of the following criteria". 

(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 
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) The zone change to MX-T would be more advantageous to the community than 
the current zoning (R-ML) because the request furthers a preponderance of 
applicable Goals and policies in the Comprehensive Plan regarding Community 



CITY OF ALBUQUERQUE ENVIRONMENTAL PLANNING COMMISSION 
PLANNING DEPARTMENT Project #: 2018-001840, RZ-2018-00053 
CURRENT PLANNING SECTION Hearing Date:  February 14, 2019 
  
 

23 | P a g e  
 

Identity, Land Use, Transportation, Economic Development, and Heritage 
Conservation and does not significantly conflict with the Comprehensive Plan  , 
as shown in the applicant's policy analysis in the response to Criterion A.  

(c) This criterion is not applicable because the subject site is located entirely in an 
area of consistency, which is addressed in criteria b above.  

(d) The purpose of the MX-T zone is to serve as a transition between a more intense 
zone such as the MX-L to the west and residential zones such as the R-T to the 
south.  That purpose would be achieved with the proposed zone change.  

The applicant listed the uses that would become permitted if the zone change is 
approved.  Staff finds that the permissive uses would not be harmful to adjacent 
property, the neighborhood, or the community because Use-specific Standards in 
Section 16-16·4·3 will adequately mitigate those harmful impacts as follows. 

The existing R-ML zone permits small and medium sized community residential 
facilities whereas the proposed MX-T zone will permit a large community 
residential facility, which is a facility in which a person resides for more than 24 
hours and can include persons who are handicapped but cannot include persons 
currently using or addicted to controlled substances who are not in a separate 
recognized recovery program.  All sizes of facility are subject to the same 
regulations for distance from other facilities, and a large facility is unlikely due to 
the size of a site.  A Group home small for those protected against housing 
discrimination would also be permitted if it meets all other regulations.  An Adult 
or Child Day Care Facility would not include overnight care. 

The subject parcel is approximate 7,100 square feet or 0.163 acres making it 
difficult to support a school, museum, health club, hotel or motel, bank of 
significant size, and small versions of these uses would not be harmful to the 
community.  A bed & breakfast is currently permitted as accessory but would be 
permitted without an on-site resident in the proposed MX-T zone.   

(e) The applicant refers to sub-criterion 1, that the subject has adequate infrastructure 
capacity to serve development that the request would make possible. This 
established urban area has sufficient infrastructure to support the uses of the 
requested MX-T zone on the approximately 0.163 acre subject site. Central 
Avenue is also a designated Premium Transit Corridor, which will provide a 
transportation option for residents and customers.   

(f) The subject site's location at the northwest corner of Girard Boulevard SE, a 
Major Collector, and Silver Avenue SE, a local road.  Rather than being a major 
street, the applicant’s justification for the zone change is based on the request 
furthering a preponderance of applicable Comprehensive Plan policies regarding 
Community Identity, Land Use, Transportation, Economic Development, and 
Heritage Conservation as demonstrated in the response to Criterion A.  

(g) Economic considerations are always a factor with a private development project, 
but the applicant's justification is not based completely or predominantly on the 
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cost of land or economic considerations. Rather, the applicant has demonstrated 
that the request furthers a preponderance of applicable Comprehensive Plan 
policies regarding Community Identity, Land Use, Transportation, Economic 
Development, and Heritage Conservation.   

(h) This zone change request is not does not apply to a zone district different from 
surrounding districts to the subject parcel, because the requested zone is also 
located across the street, Girard Boulevard SE, to the west.   

9. The applicant has adequately justified the proposed zone change from MX-L to MX-T.  
The applicant’s policy-based analysis shows that the request furthers a preponderance of 
applicable goals and policies in the Comprehensive Plan and does not conflict with them. 

10. The subject site is located on the east edge of the University Heights Association 
boundaries, and just outside of the western boundary of the Nob Hill Association.   

11. neighborhood/public support or opposition 

12. The applicant notified the Nob Hill Neighborhood Association, the University Heights 
Neighborhood Association, and the District 6 Coalition of Neighborhood Associations 
and property owners within 100 feet of the subject site as required. 

13. The applicant attended three neighborhood meetings with the Nob Hill Neighborhood 
Association and one neighborhood meeting with each of the University Heights 
Neighborhood Association and the Silver Hills Neighborhood Association. 

14. The Nob Hill Neighborhood Association submitted a letter to staff expressing that during 
an association meeting, the project was opposed by 4, and supported by 3 members.  

15. The University Heights Association submitted a letter to staff stating a vote of 8 to 0 in 
opposition to the request.  The association feels it would not be advantageous to the 
community, and would exacerbate the existing significant parking deficit on the property 
that could create additional parking and dangerous traffic problems in the community.  
The UHA states that the applicant did not fully consider circulation patterns for all 
transportation modes, streetscape elements and amenities, and parking for vehicles and 
bicycles.   
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Recommendation  
APPROVAL of Project #: 2018-001840, RZ-2018-00053, a request for Zoning Map 
Amendment from R-ML to MX-T for Lot 13, Block 25, University Heights, based on 
the preceding Findings. 

 

 

 

 
 
 
 
 

Cheryl Somerfeldt 
Planner 

 
 

Notice of Decision cc list:  
List will be finalized subsequent to the EPC hearing on February 14, 2019. 
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Agency Comments 
PLANNING DEPARTMENT 

Long Range Planning 
This request is for a zone map amendment from R-ML to MX-T. The site is abutting R-
ML to the north and adjacent to MX-L to the west and MX-T to the east. There is 
property zoned R-T adjacent on the south side of the lot. A portion of the site is located 
within 660 ft. of the Central Ave Major Transit Corridor and Main Street Corridor. The 
site is within an Area of Consistency, adjacent to Area of Change to the west.  

The applicant plans to develop the current dwelling unit into a wellness clinic while 
maintaining existing apartments. A wellness clinic would be considered a “Medical or 
Dental Clinic” in the IDO Use Table 6-1-1. This use is allowed in the MX-T zone but is 
limited to 10,000 SF or less. 

This request is generally supported by the plans and policies outlined in the ABC 
Comprehensive Plan, particularly those for mixed-use development with Main Street 
areas. There is a mix of R-ML, R-T, MX-L, and MX-T in this area to the south of 
Central Ave. Silver Avenue is generally lined with MX-T or MX-M east of Girard 
Blvd. The two blocks west of this site are zoned MX-L. A change to MX-T in this 
location would extend the MX-T pattern and transition to the MX-L to the west. This 
zone would continue to serve Central Ave. and nearby residential uses while continuing 
to serve as transition between higher intensity mixed uses to the more residential 
neighborhood to the south.  

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. 

a) Create walkable places that provide opportunities to live, work, learn, shop, and play. 

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 5.1.9 Main Streets: Promote Main Streets that are 
lively, highly walkable streets lined with neighborhood-oriented businesses. 

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. 
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c) Maintain the characteristics of distinct communities through zoning and design 
standards that are consistent with long-established residential development patterns. 

d) Create healthy, sustainable communities with a mix of uses that are conveniently 
accessible from surrounding neighborhoods. 

ABC Comprehensive Plan Policy 5.6.3 Areas of Consistency: Protect and enhance the 
character of existing single-family neighborhoods, areas outside of Centers and 
Corridors, parks, and Major Public Open Space. 

b) Ensure that development reinforces the scale, intensity, and setbacks of the 
immediately surrounding context.  

f) Limit the location of higher-density housing and mixed-use development to areas 
within ¼ mile of transit stations and within 660 feet of arterials and Corridors as an 
appropriate transition to single-family neighborhoods. 

ABC Comprehensive Plan 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. 

b) Support a variety of lower-density, lower-intensity services, jobs, and housing 
outside of Centers.  

ABC Comprehensive Plan 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. 

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

ABC Comprehensive Plan Policy 8.2.1 Local Business: Emphasize local business 
development.  

Transportation Development Services 
Reviewed.  No objection to the request. 

DEPARTMENT OF MUNICIPAL DEVELOPMENT (DMD) TRANSPORTATION  

Reviewed. No Comment. 

POLICE DEPARTMENT/PLANNING 

Reviewed.  No comment. 

ABC WATER UTILITY AUTHORITY (ABCWUA) 

Reviewed.  No adverse comments to the proposed zone change. 

ALBUQUERQUE METROPOLITAN ARROYO FLOOD CONTROL (AMAFCA) 

No objections.  
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MID-REGION COUNCIL OF GOVERNMENTS (MRCOG) 

For informational purposes: 

 Girard Blvd is functionally classified as a Major Collector currently and in the 
Long Range Roadway System in the project area. 

 The Long Range Bikeway System identifies Girard Blvd to include a 
proposed Bike Lane, and Silver Avenue is an existing Bike Boulevard. 

PUBLIC SERVICE COMPANY OF NEW MEXICO 

 An existing electric overhead 115kV transmission line is located along the 
eastern boundary of the subject site on Girard Blvd. An existing electric 
overhead distribution line is located on the southern boundary of the subject 
property along Silver Ave. SE. It is the applicant’s obligation to abide by any 
conditions or terms of these easements.  

 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.  

NEW MEXICO DEPARTMENT OF TRANSPORTATION (NMDOT) 

Reviewed.  NMDOT has no comments. 
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View of the subject site looking northwest from Girard Boulevard SE. 

 

 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
View of the subject site looking southwest from Girard Boulevard SE.  
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View of the subject site looking west from Girard Boulevard SE. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

View of the subject site looking northeast from Silver Avenue SE. 
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Jeannett Martinez, Applicant               Environmental Planning Commission, City of Albuquerque 
January 23, 2019 
 
 
Environmental Planning Commission 
City of Albuquerque 
600 Second Street NW 
Albuquerque, NM 87102 
 
 
JUSTIFICATION LETTER UNDER IDO PART 14-16-6-7(F) (3) 
RE: Request for Zone Map Amendment Approval by Jeannett Martinez 
(“Applicant”) to Allow Use as Mixed-Use Transition (MX-T) at 123 Girard 
Blvd SE 87106, Albuquerque NM, Described as K16 in zone atlas map. 
 

Introduction 

The purpose of this letter is to provide background, policy support and justification for 
the proposed zone amendment of the property located at 123 Girard Blvd SE 87106 in the 
UNM/Nob Hill Neighborhood, from the current Residential multifamily house Zone (R-
ML) to the Mixed-Use, Transition (MX-T) in an Area of Change. The MX-T zone will 
allow for small clinic of integrated health and wellness use.  
 
The proposed zone change aims to promote investment and redevelopment of the site to 
accommodate new economic uses, opportunities and multiple benefits to the community 
through fulfillment of the criteria for approval of the zone change as herein detailed. 
 
The business plan indicates pedestrian friendly, health and wellness center easily 
accessible to the neighborhood due to the subject site. Conversion to Mixed-Use, 
Transition (MX-T) is appropriate for this a community center, medical/dental clinic, a 
personal office and small business. I, Jeannett Martinez, the applicant, request to 
repurpose the multifamily living building composed of one main house with 3 attached 
ground apartment rental units, approximating 3,000 square feet for the use of a new 
integrated wellness center. There are 3 additionally remaining apartments on the second 
level. The 3 remaining rental units on the second level will remain rental apartment units. 
The second level is approximately 1300 square feet. This plan is also consistent with the 
permitted MX-T uses a dwelling of multi-living.  
 
I, Jeannett Martinez, the applicant, have met IDO re-zoning requirements by notifying 
property owners within 100-feet, communicating and presenting to the required 
neighborhood associations. I, Jeannett Martinez, have met with University Heights, Nob 
Hill and Silver Hills NA. Gina Dennis, from District 6, was present at the initial 
University Heights NA meeting in November of 2018.  
 
History and Background 

 

The building was built in the early 1900's. The lot size is approximately 7100 square feet 
and the physical building is approximately 4300 square feet. It is a corner lot on Silver 
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Ave and Girard Blvd SE. There is an alleyway directly west of the property that divides 
the subject property and a professional building that belongs to the University of New 
Mexico. 123 Girard Blvd SE resides on the premises of University Heights and boarders 
the start of the Nob Hill Neighborhood.  
 
The University Heights neighborhood and surrounding neighborhoods, know the 123 
Girard building well. One person stated the property used to be a sorority house and 
several others called it "the tutor house".  
 
The subject property, 123 Girard Blvd SE was previously was designated Special Use 
(SU-2) under the prior Zoning Ordinance. Under City of Albuquerque PART 2: ZONING 
DISTRICTS § 14-16-2-23 SU-2 Special Neighborhood Zone, it is explained that SU-2 
zoning promotes the conservation of special neighborhood characteristics which the city 
desires to preserve and the area has developed or should develop with a pattern of mixed 
land uses, which will need careful control and coordination of development at a sub-area 
scale in order to insure a desirable inter-mixture of uses. Currently, the zoning has now 
converted, under the IDO, to R-ML, residential multifamily low density. 
 
Granting a zone change would help preserve the building integrity, which is desirable to 
both the city and neighborhood. The property is surrounded by former residential homes 
converted to businesses with the zoning MX-Ls, MX-Ts and MX-Ms.  
 
My mother, Rosario Roman, has owned the building for the last 15 years. She bought the 
building as multi-family residential unit. The entire building consists of the main house, 
which has 3 bedrooms, two bathrooms and an office. The main house is physically 
attached to 3 down stairs apartment rental units. Above the main floor are another 3 
apartment rental units, also attached to the ground floor structure.  
 
Context 

 

Under the care of my mother, Rosario Roman, she has managed and maintained the 
functional integrity of the building, including bringing electrical wiring up to code, 
managing and correcting plumbing issues, grounds keeping, and a new roof is being 
scheduled over the next few months.  She has provided affordable to mostly students 
from UNM or CNM students. However, the main house has always been more 
challenging for her to rent. Student who have rented the house in the past have 
historically cause excessive damage to the inside of the house. It has been used as a 
"party house", assumingly due to the size and location. One set of renters in the main 
house even set up a skating board ramp inside, causing significant damage to the 
hardwood floors and walls. Due to the events that repeatedly occur by renters in the main 
home, we collectively decided it would be best to rezone the property and repurpose how 
the main home is used to protect it's integrity.  
 
As a nurse practitioner, I, Jeannett Martinez, would like to offer clients a holistic and 
natural approach to complement the science of medicine and wellness. Health care 
providers that will work in the clinic will be an Ayurvedic health practitioners, massage 
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therapist, esthetician, and nurse practitioner. The goal of the clinic will be to share a multi 
disciplinary approach to wellness, in the best interest of each patient.  
 
Rezoning of the property will give a location to hold a multi disciplinary clinic, invested 
in each individual's physical and emotional needs. This gentle use of the building will 
respectfully support the culture and structure of the Nob Hill and UNM area. 
 
The total square foot of the entire building is estimated to be approximately 4300sq ft. 
However, the business application of the building will only change the functional use of 
the ground level. This includes the main house and 3 attached apartment rental units, 
estimating 3000 sq ft, from residential to MX-T. The 3 apartments above will remain 
apartment units intended for renting living space.  
 
I, Jeannett Martinez, the applicant attended a PRT meeting on October 15, 2018, to 
discuss rezoning of subject site on 123 Girard Blvd SE, from RM-L to MX-T of the 
premises. Additionally, I sent each property owner and stakeholder, listed by the City of 
Albuquerque Planning Division, a certified letter disclosing the zone change application. 
Furthermore, I presented the zone change proposal at the UNM NA on November 7, 2018 
and both Nob Hill NA and Silver Hills NA on November 12, 2018, in compliance with 
CABQ rezoning policies.  
 

Addressing Parking Concerns 

University Heights has expressed concerns of parking. The low flow clinic does not 
anticipate having more than 5 clients at a time in the clinic. In fact, it is anticipated to 
have an average of 3-4 clients in the clinic at one moment. Not all practitioners involved 
in the clinic, anticipate being in the same space, at the same time due to our different 
anticipated schedules. All health involved health care providers have agreed to park in the 
paid parking lot of Joe's Carrorro's. Additionally, there are plans to create a parking lot 
that holds 5 cars in the front of the house on 123 Girard Blvd SE. The entrance will be on 
Girard Blvd heading south. The exit will be heading west on Silver Ave.  
 
We can offer to validate parking for any patients who use the paid parking lots. A bike 
rack will be placed out front to encourage cycling. Clients who live in the neighborhood 
will be encouraged to walk to the clinic. Both cycling and walking are also adventitious 
to one's health and environment. Furthermore, CABQ requires that we offer 1 parking 
space for each apartment and 3 parking spaces per 1000 sq ft of business. If rezoning is 
granted then we will be in compliance to provide 8 parking spaces. The new parking lot 
will hold 5 cars. On the Southside of the property, on Silver, exists 3 parking spots on 
that is already used by tenants for parking. This has been the situation prior to the 
purchase of the property by my mother, 15 years ago.  
 

Review and Decision Criteria 

 

An application for an Amendment to Official Zoning Map shall be approved if it meets 
all of the following criteria: 
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6-7(E)(3)(a) 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 Comp Plan, as amended, 
and other applicable plans adopted by the City. 
 
The proposed zoning will allow for enhancement, protection and preservation of the 
traditional mixed-use for the University Heights and Nob Hill Community and contribute 
to the long-term health and vitality of the neighborhood. 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 Comp Plan, as amended, and other applicable plans adopted by the City including 
the Plan because it furthers the Goals and Policies of the plans as further described in 
detail below. 
 
Policy 4.1.1 
Distinct Communities: Encourage quality development that is consistent with the distinct 
character of communities [ABC] 
 

The request furthers Policy 4.1.1 because it will provide a quiet, low flow, quality holistic 
wellness center that is consistent with the life style values of the University Heights and 
Nob Hill neighborhoods.  
 
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. [ABC] 
a) Maintain and preserve the unique qualities of historic areas. [ABC] 
 

The request furthers Policy 4.1.2 because it will allow for a consistent quality of use of 
the building and neighborhood grounds by reducing the number of renter at this site. This 
property's rich history has seen many different uses over time, including a sorority house, 
tutor house and a Bolivian import store in 2003. The different uses have also been 
appropriate use of this property, in this area of mixed uses of property.   
 
Policy 4.1.4 
Neighborhoods: Enhance, protect, and preserve neighborhoods and traditional 
communities as key to our long-term health and vitality. [ABC] 
 
The request furthers Policy 4.1.4 as a different zone district is advantageous to the 
community because it would insure the preservation and integrity of the historic property 
site, which has been proven challenging solely as a rental property. Renters do not invest 
in upholding quality living conditions or neighborhood safety as much as property 
owners. Implementing a wellness clinic will promote healthy living and neighborhood 
safety far better than if remaining rental property. This property sits in a location 
surrounded by homes that have converted into business: Skate Haven on 114 Vassar SE 
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87106, 202 Girard Blvd SE is now Siegel Law Offices and 122 Girard SE David Plotsky 
Law Offices. These are only a few examples of homes in direct sight of the property.  
 
Policy 4.1.4 
Neighborhoods: Enhance, protect, and preserve neighborhoods and traditional 
communities as key to our long-term health and vitality. [ABC] 
b) Respect existing neighborhood values and social, cultural, recreational resources. 
 
The request furthers Policy 4.1.4 (b) because the requested MX-T zone will allow for 
commercial development, it will better enhance, protect, and preserve the distinct 
University Heights community by providing a pedestrian friendly and neighborhood-
serving destination. Activating the street with pedestrians is one method of increasing the 
long-term health, vitality and safety of neighborhood inhabitants.  
 
I, the Applicant has undertaken the task of performing improvements to the Property and 
proposes uses that are consistent with and further the goals and policies of the ABC 
Comp Plan and criteria of the IDO PART 14-16-6-7(F)(3). The proposed subject site will 
be maintained and the premises’ exterior grounds upgraded in such a way that respects 
and enhances existing neighborhood values and conditions. 
 
As indicated by section II of University Neighborhood Sector Development plan 1986, 
"A pattern of commercial, institutional and mixed density residential land uses 
characterize the area. Commercial uses are concentrated along Central Avenue, in the 100 
block of Harvard, Cornell, and Vassar Drives and along Yale Boulevard". This Pattern 
also continues crossing over into the Nob Hill Neighborhood, including, but not limited 
to, the 100 Block of Girard and Dartmouth, which are intimately close to the property in 
question. This reinforces that this zoning request, as a mixed use, supports the 
neighborhood values and unique culture.  
 
POLICY 4.2.2 
Community Engagement: Facilitate meaningful engagement opportunities and respectful 
interactions in order to identify and address the needs of all residents. [ABC] 
 
The request furthers Policy 4.2.2, as I, Jeannett Martinez, the applicant, have maintained 
openness and contact between University Heights, Nob Hill and Silver Hills 
neighborhood associations. Additionally, I have set out to meet the residents and 
delivered flyers to the homes and housing units on west side of the 100 to 200 block of 
Girard extending to Lead Ave and the 100 to 200 block of Vassar, both East and West, 
extending to Lead Ave. The flyer inviting the residents to weigh in and contact me with 
their opinion and insight on the proposed rezoning.  
 
In 2001, this property, along with several others, was attempted to be rezoned for a 
bookstore. During this attempt, there were several hand written letters, from residents, 
requesting approval for rezoning. The reason behind the supporting letters stated that 
commercial use would enhance and preserve the integrity of the property site and 
neighborhood safety and values. I have not received any written responses, in neither 
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support nor opposing, in regards to the flyers I left on each property. The intention of the 
rezoning is to offer and contribute support to the residential, cultural and historical 
environment preceding this application.  
 
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) Maintain the characteristics of distinct communities through zoning and design 
standards that are consistent with long established residential development patterns. 
d) Encourage development that continues to support affordable housing options to meet a 
range of incomes and lifestyles. 
e) Create healthy, sustainable communities with a mix of uses that are conveniently 
accessible from surrounding neighborhoods. 
 
The request furthers Policy 5.2.1 (a) because it will foster communities where residents 
can live, work, learn, and work towards health together. Removing the majority use of 
multi family living units on the subject site will improve the quality of development and 
site condition.  
 
This request encourages development and redevelopment that brings goods, services, and 
amenities within walking and biking distance of neighborhoods and promotes good 
access for all residents because it is on the corner of Silver Ave, which is a bicycle 
boulevard. It is also located a block south of Central Ave, which gives access to 
pedestrians coming from the transit system, UNM and in the surrounding neighborhoods.  
 
This request furthers Policy 5.2.1 (b) as it is consistent in an area where the pattern of 
commercial, institutional and mixed density residential land uses characterize the area, as 
indicated in the Sector Plan adopted in 1986. The location and intention of this project 
supports multiple modalities of transportation for access. Central Avenue provides easy 
access from the transit system, bicycle access, pedestrian access and private vehicle. This 
location has pre-established responsible access via pedestrian and by bicycle. As a 
wellness and health facility, we will encourage people to choose access that is both 
environmentally friendly as well as healthy. We will provide a bicycle rack and sidewalk 
accessibility and as a facility encourage alternate transportation to ensure these values. 
This would encourage the reduction of use of private vehicle and promote use by those 
who alternatives modes of transportation are less practical.  
 
This request furthers Policy 5.2.1 (d) because there will still be 5 remaining rental units. 
These rental units will maintain affordable housing for renters, which are have generally 
been students.  
 
This request furthers Policy 5.2.1 (e) because the location and intention of this project 
supports multiple modalities of transportation for access. Central Ave provides access 
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from the transit system, Silver Ave provides bicycle access and the location is heavily 
accessed by pedestrians from surrounding neighborhoods, shops and the University. 
Additionally, if rezoning is granted, the proposed wellness clinic will provide a bike rake 
in front and maintain an accessible sidewalk to encourage alternative and healthier modes 
of transportation.  
 
Policy 6.4  
Public Health: Promote individual and community health through active transportation, 
noise mitigation, and air quality protections.  
 
This request furthers Policy 6.4 because the proposed zoning encourages both 
environmental and personal health awareness. One form of achieving environmental, 
personal health, community health, noise and air quality control is to reduce the use of 
private vehicle use to access the wellness clinic. The location of the property supports 
multiple modalities of transportation to access the wellness clinic, as mentioned in 
previous policy.  
 
Policy 8.2.1 
Local Business: Emphasize local business development. [ABC] 
 
The request furthers Policy 8.2.1 because it will encourage private businesses growth. 
Supporting private business growth is imperative to adding diversity and creativity 
economic opportunities. Additionally, the rezoning request would allow the proposed 
wellness clinic to empower people to choose different modalities of health and wellness, 
that is dictated by each individual needs.  
 
Policy 11.2.1 
Gentrification: Balance the objectives of historic preservation and conservation of 
affordable housing. [ABC] 
a) Work to maintain a range of housing options and affordability levels to ameliorate the 
displacement of low-income households. 
b) Encourage renovation and rehabilitation to preserve and enhance the existing housing 
stock. 
 
This request furthers Policy 11.2.1 because during the 15 years that my mother has 
owned the property, she has never raised the rent. Rosario Roman, owner of the property, 
holds strong to the ideal that education is the most valuable form of wealth. This 
monetary exchange has made it difficult to preserve the property. However, with partial 
conversion of the property, the remaining rental units can be maintained affordable as 
well as additional income to improve and maintain the site.  
 
Policy 11.2  
Protect, reuse, and/or enhance significant cultural landscapes as important contributors 
to our heritage and rich and complex identities. 
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This request further Policy 11.2 as it has been made with the direct influence of 
admiration for the existing building structure. The old house has been called an old 
sorority house and a tutor house. Just about every resident in the Nob Hill and University 
Heights neighborhood recognizes this property. All have expressed the desire to see the 
property renovated. Rezoning this property will offer opportunity to reuse the property 
and therefore giving protection to a significant neighborhood landmark and structure.  
 
Policy 11.2.3 
Distinct Built Environments: Preserve and enhance the social, cultural, and historical 
features that contribute to the identities of distinct communities, neighborhoods, and 
districts. [ABC] 
 
This request will further Policy 11.2.3 because it preserves and enhances significant 
historic district and building. These types of preservations call us to reflect our past as we 
move into the future and to strengthen our sense of identity. 
  
Within the area, there are many buildings in major need of repair and needing appropriate 
development. The proposed change will contribute to the well-being of the neighborhood 
in that it enriches a balanced mix of existing housing and light neighborhood-scaled 
commercial spaces to serve the community on property that has holds a piece of 
neighborhood history.  
 
Policy 11.2.3 
Distinct Built Environments: Preserve and enhance the social, cultural, and historical 
features that contribute to the identities of distinct communities, neighborhoods, and 
districts. [ABC] 
a) Consider local history and the visual environment, particularly features unique to 
Albuquerque, as significant determinants in development and redevelopment decisions in 
light of their relationship to and effect upon the following: i. Architectural styles and 
traditions; ii. Current and historic significance to Albuquerque; iii. Historic plazas and 
Centers; iv. Culture, traditions, celebrations, and events 
b) Encourage development that strengthens the identity and cohesiveness of the 
surrounding community and enhances distinct historic and cultural features. 
c) Design streets and streetscapes that match the distinctive character of historic areas. 
  
This request furthers Policy 11.2.3 because the project ensures the protection of property 
style and distinct historical identification. This powerful attribute to the foundation 
established and preserved by both the University Heights and Nob Hill neighborhood. 
Rezoning of this property does not conflict with their values of development or 
establishment.  
  
6-7(E)(3)(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 
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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).  

 
The subject site is located in an Area of Consistency (as shown in the ABC Comp Plan, 
as amended).  The new zone would clearly reinforce or strengthen the established 
character of the surrounding area and would not permit development that is significantly 
different from that character as it is surrounded by residential homes that have also been 
converted into low flow MX-T businesses. 
 
In addition, the existing zoning is inappropriate because the requested zone is more 
advantageous to the community as shown in the Comprehensive Plan policy analysis 
under criteria (a) above. A different zone district is advantageous to the community 
because it would ensure the preservation and integrity of the historic property site, which 
has been proven challenging solely as a rental property. Renters do not invest in 
upholding quality living conditions or neighborhood safety as much as property owners 
uphold. This zoning will allow the implementation of a wellness clinic, which promotes 
healthy living and neighborhood safety, far better than if remaining rental property. This 
property sits in a location surrounded by homes that have converted into business: Skate 
Haven on 114 Vassar SE 87106, 202 Girard Blvd SE is now Siegel Law Offices and 122 
Girard SE David Plotsky Law Offices. These are only a few examples of homes in direct 
sight of the property.  
 
This proposed use is consistent with the surrounding neighborhood and/or building or 
other structure will infringe upon the light and air of any neighboring property. This 
proposed change will not be in conflict with adopted elements of the ABC 
Comprehensive Plan or other city master plans and amendments thereto, including 
privately developed area plans, which have been adopted by the city, the University 
Heights Redevelopment Area Plan, offering as a measure of stability of land use and 
zoning as desirable. 
 
6-7(E)(3)(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: 
 
This criterion is not applicable because the subject site is located entirely in an area of 
consistency, which is addressed in criteria B above.  
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6-7(E)(3)(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 would adequately mitigate those harmful 
impacts. 
 

 Community Residential Facility, Large 
 Group Home, small 
 Adult or Child Day Care Facility 
 High School 
 Museum 
 Vocational School  
 Health Club 
 Residential Community Amenity  
 Bed and Breakfast  
 Hotel or Motel  
 Bank  
 Medical or Dental Clinic  
 Office  
 Personal and Business Services, small   

 
Some of the controversial uses could be a large community residential facility, or hotel. 
However, the scale of the property site is small, approximately 0.16 acres. IDO 
regulations will modify and protect the neighborhood by regulating the manner in which 
the site can be used.    Some of the other uses, such as a high school or vocational school 
cannot be supported on this property due to the limitation in size. 
 
This zone will allow us to conduct a quiet, low flow wellness clinic, which will not 
disturb with excess of noise, light or traffic to the surrounding area. Furthermore, the 
clinic is looking to attract clients who seek a proactive approach to health and wellness, 
therefore respecting the neighboring surrounds.  
 
6-7(E)(3)(e) 
The City's existing infrastructure and public improvements, including but not limited to 
its street, trail, and sidewalk systems meet 1 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.  
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The City’s existing infrastructure and public improvements meet criteria 1 above because 
both Girard Boulevard SE and Silber Avenue SE have adequate capacity to serve the 
subject site. 
 
The subject site is on a corner lot on Girard Blvd and Silver Ave. There is an alleyway 
directly behind the house, followed by property owned by UNMH on 120 Vassar SE. 
directly south across the street is another RM-L property as is the neighboring property 
north of 123 Girard Blvd SE. There were no concerns following the traffic study.  
 
6-7(E)(3)(f) 
The applicant’s justification for the requested zone change is not completely based on the 
property’s location on a major street. 
 
This criterion is not applicable because the subject site is not located on a major street.  
 
6-7(E)(3)(g) 
The applicant’s justification is not based completely or predominantly on the cost of land 
or economic considerations. 
 
The applicant’s justification is not based completely or predominantly on the cost of land 
or economic considerations. 
 
6-7(E)(3)(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. 

3. The nature of structures already on the premises makes it 
unsuitable for the uses allowed in any adjacent zone district. 

 
The reason this is not a request for a spot zone is because the properties across Girard 
Boulevard SE to the east of the subject site are also the requested MX-T zone.  
 
The following properties, which are in the close surrounding proximity of the subject site, 
have been converted in accordance with the IDO, with business names associated with 
the address indicated as follows:  
 
University of New Mexico Professional Building 120 Vassar SE from SU-2 to RM-L 
Skate Haven 114 Vassar SE from SU-2 to MX-L 
Carraro's & Joe's Place 108 Vassar SE from SU-2 to MX-M 
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Conclusion 

 

The current Residential-Multifamily living zone (RM-L) is not adventitious to the subject 
site, especially while understanding the history behind the building.  Approval of the 
requested Zone Map Amendment to the Mixed-Use, Transition (MX-T) zone that fulfills 
a preponderance of the ABC Comp Plan goals and policies, directly conforms to the 
MRA Plan recommendations and meets all of the IDO criteria is respectfully requested. 
 
Thank you for your time, 
 
 
 
Jeannett Martinez MSN, CNP-FNP, RN, Applicant  







CITY OF ALBUQUERQUE ENVIRONMENTAL PLANNING COMMISSION 
PLANNING DEPARTMENT Project #: 2018-001840, RZ-2018-00053 
CURRENT PLANNING SECTION Hearing Date:  February 14, 2019 
  
 
 

 

 

 

 

 

 

 

 

 

PUBLIC NOTICE 

 

 

 

 

 

 

 

 

 

 



































Confirmation that Jeannett Martinez met with the University Heights Association (UHA) Board 
of Directors at the regular meeting on November 7, 2018 

Present from the UHA Board: Julie Kidder (President), Jennifer Simpson, Marlene Brown, 
Sherry Smith, Joseph Aguirre (Vice President), Ben Wasserott, Brian Stinar, Gene Trosterud, 
and Don Hancock (Secretary/Treasurer). Also present were: Gina Dennis (President of the 
District 6 Coalition), Richard Hallett, and Mr. Dameron (representing the trustee ownership of 
121 Girard, SE. 

Jeannett Martinez and Rosario Roman, owner of 123 Girard, SE, had submitted written 
information prior to the meeting, which had been distributed to board members, and brought 
along copies of those materials. 

Concerns were expressed about lack of parking for the business providers and patients (and 
potentially the remaining residential tenants). Existing "perpetual yard sales" by residents tenants 
was mentioned. It was suggested that a site plan would be helpful. MX-T zoning, which is what 
is across the street on Girard, would have lesser impacts to the neighborhood than MX-L zoning. 
No objections were stated to the specifically proposed businesses. 

Jeannett also plans to meet with the boards of the Silver Hill and Nob Hill associations. 

No action was taken on the zone change request. The board expects to take action once there is 
an actual request. 7J b;::;_ UHA Secretary(freasurer. 

November 12, 2018 











































 



 
UNIVERSITY HEIGHTS ASSOCIATION 
105 Stanford, SE 
Albuquerque, NM 87106 
 
December 10, 2018 
 
Derek Bohannan, Chair  
Environmental Planning Commission 
City of Albuquerque     
     via email to: csomerfeldt@cabq.gov 
 
   RE:  123 Girard, SE Zone Change Request, Project # 2018-001840 
 
Dear Chairperson Bohannan and Commissioners: 
 
The University Heights Association (UHA) is the Recognized Neighborhood Association where 
the subject property at 123 Girard, SE is located. At its regular December 5, 2018 board meeting, 
the board members, unanimously by an 8-0 vote, passed a motion to oppose the zone change 
request because it does not meet any of the criteria for a zone change. The zone change would 
not be advantageous to the community, and in fact, it would exacerbate the existing significant 
parking deficit on the property and could create additional parking and dangerous traffic 
problems in the community. Therefore, UHA urges that the EPC deny the zone change request. 
 
On November 7, 2018, Jeannett Martinez, the applicant for the zone change, and Rosario 
Roman, owner of 123 Girard, SE, attended the UHA board meeting to provide information about 
the zone change request that they were planning to submit. UHA confirms that the applicant 
complied with the requirements of Part 14-16-6-4(C) of the Integrated Development Ordinance 
(IDO) including: (1) to offer a meeting; (3) to provide a meeting request; (5) to provide 
information at the neighborhood meeting. UHA complied with (4) responding to the meeting 
offer and provided a meeting summary so that the applicant could show compliance with (6).  
 
The UHA November 7, 2018 meeting summary stated: 

Concerns were expressed about lack of parking for the business providers and 
patients (and potentially the remaining residential tenants). Existing “perpetual 
yard sales” by residents tenants was mentioned. It was suggested that a site plan 
would be helpful. MX-T zoning, which is what is across the street on Girard, 
would have lesser impacts to the neighborhood than MX-L zoning. No objections 
were stated to the specifically proposed businesses. 

  
Part 14-16-6-7(F)(3) of the IDO states that a Zoning Map Amendment shall be approved if it 
meets all of the applicable criteria. For this zone change request, subsections (a) and (c) apply. 
Subsection (a) states: 

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 Comp Plan, as 
amended, and other applicable plans adopted by the City. 
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IDO Part 14-16-6-7(F)(3)(c) provides that a zone change in an Area of Change can be approved 
only if it meets at least one of three 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 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). 
 

Criterion #1 does not apply to the subject property, nor does that applicant state that it does. The 
property has always been zoned residential, and has never been zoned commercial or mixed use. 
No typographical or clerical error was made when the property was zoned RM-L, nor its 
previous zoning of SU-2/DR under the University Neighborhoods Sector Development Plan. 
 
Criterion #2 does not apply to the subject property, nor does the applicant state that it does. The 
only recent relevant change is the adoption of the IDO. 
 
Criterion #3 is what the applicant states in the justification is the reason that the zone change 
request should be approved. UHA disagrees. 
 
The Albuquerque Comprehensive Plan Section 4.1.2.1 PROTECTING & ENHANCING 
NEIGHBORHOOD CHARACTER includes: 

• Circulation patterns for all transportation modes 
• Streetscape elements and amenities 
• Parking for vehicles and bicycles 

 
The application does not concretely discuss those important characteristics of the UHA area. Nor 
does the application address the concerns raised at the UHA meeting on November 7, 2018, 
despite the requirements of Part 14-16-6-4(C)(6) that “If the concerns raised at the meeting have 
not been accommodated, the applicant must identify the site or project constraints that 
limit the ability to address those concerns.”  
 
The Comprehensive Plan also includes Policy 4.1.4 Neighborhoods: Enhance, protect, and 
preserve neighborhoods and traditional communities as key to our long-term health and vitality. 
UHA is one of those neighborhoods that the Plan seeks to enhance, protect, and preserve. UHA 
does not oppose the specific businesses being proposed, nor oppose all Mixed Use Zoning. But 
the subject property is not an appropriate location, and we urge the applicant to seek a more 
appropriate site. 
 
The community is in close proximity to the University of New Mexico (UNM), which does not 
provide sufficient parking for faculty, staff, and students. As a result, much of the UHA area has 
“U” Permit Parking to prevent the streets from being used as UNM parking lots and to allow 
residents to obtain parking permits. 
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The subject property has historically had a significant parking deficit for the residential uses. 
Because of the lack of parking, tenants living on the property routinely park on the sidewalk on 
the north side of Silver adjacent to the property as the building is about 8 feet from the sidewalk. 
Pedestrians cannot use that sidewalk and frequently walk into the street to get around cars parked 
on the sidewalk. The sidewalk also is frequently occupied by items for ongoing yard sales.  
 
The application states that there are currently seven rental units (the previous DR zoning allowed 
for four dwelling units). Seven parking spaces for the subject property would be required to meet 
the IDO UC-MS-PT provisions of Part 14-16-5-5. The application states that with the zone 
change three rental units and 3,000 square feet of commercial space would be maintained. Under 
Part 14-16-5-5, three parking spaces would be required for the rental units and seven spaces for 
the proposed businesses (and some permissive uses in the MX-T zone require additional parking 
spaces), for a total of at least 10 parking spaces, or an increase of at least three parking spaces. 
The justification states a maximum of 5-6 clients (plus the practitioners) could be present at a 
time, which could mean more than seven commercial parking spaces could actually be needed. 
The applicant has told UHA that she could have practitioners park at nearby paid lots, but the 
zone change is not conditioned on such parking measures. The fact is that the proposed MX-T 
zoning could permissively allow for an increased parking deficit, which is not consistent with the 
neighborhood character and is not advantageous to the community.  
 
A significant aspect of the neighborhood character is the Silver Avenue Bicycle Boulevard. At 
the Girard-Silver intersection, a bike‐permeable median diverter allows bicycles on Silver to go 
through the intersection but eastbound vehicles on Silver must turn right (south) on to Girard and 
westbound vehicles on Silver must turn right (north) on to Girard. Northbound vehicles on 
Girard can turn right onto Silver eastbound or continue traveling north, but they cannot turn left 
onto Silver and they are also not supposed to turn across the median into the 123 Girard parking. 
Thus, the on-site parking at 123 Girard is in front of the building along Girard and can only 
appropriately be accessed by southbound vehicles on Girard. UHA is concerned that vehicles 
will try to access the parking off of Silver or northbound traffic will inappropriately turn across 
Girard, increasing the risks of accidents for southbound vehicles on Girard and pedestrians and 
bicyclists on Girard and Silver. Exiting from the parking could be difficult to either Silver or 
Girard, depending on the layout, which has not been included in the application. The only 
possible exits would be to go southbound on Girard or westbound on Silver. If vehicles exit and 
go northbound on Girard, there would be increased congestion and could endanger pedestrians 
and bicyclists, in addition to the likelihood of additional vehicle crashes. Thus, the intersection is 
not an appropriate place for additional parking or vehicular traffic, which would increase 
congestion and traffic flows that could endanger pedestrians and bicyclists.   
 
UHA would also note that the adjacent properties to the north are used and zoned as residential. 
The properties directly south along the west side of Girard are also residentially zoned and used. 
The nearby properties that the justification sites as MX-T are on the east side of Girard. In Part V 
of the justification, the applicant states that 120 Vassar, SE (which is the Design Group, not 
UNM) is zoned RM-L. That is not correct, as the property is zoned MX-L and was previously 
zoned SU-2/R3C. That property at 120 Vassar, SE has long been commercially used and zoned, 
unlike 123 Girard, SE, which has always been residentially used and zoned. 
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Again, the UHA Board of Directors opposes the zone change to MX-T at 123 Girard, SE and 
urges that the EPC deny the request. 
 
Thank you very much for your consideration. 
 
Sincerely, 

 
Don Hancock 
Secretary/Treasurer 
Phone: 262-1862 
 
cc:  Jeannett Martinez <nmspiritofwellness@gmail.com> 
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