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FINDINGS - 16EPC-40055 – January 12, 2017 Site Development Plan for Building Permit 

1. This is a request for a Site Development Plan for Building Permit for Tract C-3, Plat of 
Tracts A-1 Thru A-3 and C-1 Thru C-3, Heritage Marketplace located on Unser Boulevard 
NW between Ladera Drive NW and I-40 and containing approximately 1.13 acres.   

2. The applicant is proposing to construct a 4,000 sf building divided into a 2,160 square foot 
restaurant with a drive up service window and a 1,840 square foot retail store. 

3. In October of 2012, the City Code Compliance Manager confirmed that uses allowed on the 
site must correspond to those enumerated in the C-1 Neighborhood Commercial Zone, and 
that the area within which the subject site is located may be developed with commercial uses 
pursuant to the C-1 zone. Therefore, the proposed restaurant with a drive-up service window 
and retail building on the subject site is permissive.  

4. The subject site is located within the Heritage Marketplace Site Development Plan for 
Subdivision (13EPC-40148), and is subject to the approved design standards. 

5. The Albuquerque/Bernalillo County Comprehensive Plan, Westside Strategic Plan, El 
Rancho Atrisco Phase III, Heritage Marketplace Site Development Plan for Subdivision and 
the City of Albuquerque Zoning Code are incorporated herein by reference and made part of 
the record for all purposes. 

6. The proposed Site Development Plan for Building Permit furthers the following 
Comprehensive Plan policies: 

A. Policy II.B.5.d.:  The location, intensity, and design of new development shall respect 
existing neighborhood values, natural environmental conditions and carrying capacities, 
scenic resources, and resources of other social, cultural, recreational concern. 

The requested action generally furthers Policy II.B.5.d. The proposed new development 
would be suitable in terms of its location and intensity as it is appropriately located 
within an existing subdivision shopping center site zoned SU-1 for C-1 uses. The 
subject site is not considered a scenic or natural environment, and is subject to the 
Heritage Marketplace design standards, which were established to respect 
neighborhood values and conditions of the area. Expression of concern was received 
from local Neighborhood Associations over multiple drive-through restaurants so close 
to each other and within the same subdivision. Although the tenant Starbucks meets 
neighborhood expectations, there is a large concern over the effect of drive-through 
service windows on existing traffic. 

The Heritage Neighborhood Marketplace Traffic Impact Study (see attached) shows 
that two drive-up service establishments were included in the trip generation data (page 
5 of the report). Since the Taco Bell drive-through has been approved for Tract C-2, 
this project would place the two proposed drive-through restaurants facing Unser 
Boulevard. 
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B. Policy II.B.5.e.:  New growth shall be accommodated through development in areas 
where vacant land is contiguous to existing or programmed urban facilities and services 
and where the integrity of existing neighborhoods can be ensured. 

The request furthers Policy II.B.5.e because the subject site is contiguous to existing 
urban facilities and services. The site has access to a full range of existing urban 
services, including roads, electricity, transit and water and sewer. The integrity of the 
existing neighborhoods will be ensured because the proposed Site Development Plan 
for Building Permit is required to adhere to the Heritage Marketplace Site 
Development Plan for Subdivision design standards as approved by the Environmental 
Planning Commission. 

C. Policy II.B.5.i.:  Employment and service uses shall be located to complement residential 
areas and shall be sited to minimize adverse effects of noise, lighting, pollution, and 
traffic on residential environments. 

The request generally furthers Policy II.B.5.i. New development will add to the services 
available to area residents and provide job opportunities. The Heritage Marketplace 
Site Development Plan for Subdivision provides design standards that limit lighting 
near residential development and includes other standards to increase the design 
quality for the adjacent neighborhoods. Traffic will access the site from Unser 
Boulevard and Ladera Drive away from residential areas. Additional access points on 
Market Street may impact the existing multi-family development, but are separated 
from the development by an 86 foot wide street. The neighborhoods are concerned that 
drive-through service windows will increase local traffic and put additional pressure on 
existing access points and intersections. 

7. The proposed Site Development Plan for Building Permit furthers the following West Side 
Strategic Plan policies: 

A. Policy 3.23: Location of commercial services, multifamily development, and public 
facilities shall be encouraged on the western side of the Ladera Community or in its 
central area to reduce trips to Coors Boulevard and provide easier access to services for 
neighborhoods west of the Ladera Golf Course. This development would occur in 
Neighborhood Centers designed to relate to the surrounding neighborhoods and be 
consistent with design guidelines for the area near the escarpment. Strip commercial 
development will not be allowed in this area. 

The request furthers policy 3.23 because the site is within a designated Neighborhood 
Center. A limited number of businesses along with chain franchises are located 
approximately one-quarter mile north of Ladera Drive on the east side of Unser 
Boulevard, however the majority of commercial shopping in the area occurs on Coors 
Boulevard. The proposed project would increase services and retail businesses west of 
the Ladera Golf Course in a designated Neighborhood Center, increasing options for 
surrounding residents. This project will be subject to the design standards of the 
approved Heritage Marketplace Site Development Plan for Subdivision. 
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B. Policy 3.24: The area just west of Coors and north of I-40 up to a point about 1000 feet 
south of Ladera Drive should be designated and developed as the Community Activity 
Center for Ladera. 

The request furthers Policy 3.24 because the proposed commercial service and retail 
development will be located within the Unser / Ladera Neighborhood Center as shown 
on page 30 of the West Side Strategic Plan. 

8. The proposed Site Development Plan for Building Permit furthers the following portions of 
El Rancho Atrisco Phase III Sector Plan: 

A. The subject site for the request is within the boundaries of the adopted El Rancho Atrisco 
Phase III Sector Plan, first adopted in 1981. The Plan generally encompasses properties 
between Unser Boulevard on the west, Atrisco Rd. on the east, Hanover Rd. on the south 
and the Ladera Channel on the north. The Rank III Plan does not provide goals or 
policies but rather a land use plan adopted that includes the subject site and other 
properties within the Sector Plan boundaries. 

The request furthers the intent of El Rancho Atrisco Phase III Sector Plan because the 
proposed development complies with the intent of the land use plan contained within 
the El Rancho Atrisco Phase III Sector Plan. 

9. The Laurelwood Neighborhood Association, Parkway Neighborhood Association and the 
Westside Coalition of Neighborhood Associations as well as property owners within 100 feet 
of the subject site were all notified as required. 

10. The project was recommended for facilitation, and a facilitated meeting was held on 
Wednesday December 28, 2016. A Facilitated Meeting Report has been made a part of the 
record for this case. The facilitated meeting participants expressed a concern with potential 
traffic generated by the drive-through service window and an interest in maintaining the safe 
movement of vehicles and pedestrians around the proposed restaurant and marketplace. 

11. Conditions of approval are needed for clarification and to create compliance with the design 
standards. 

RECOMMENDATION – 16EPC-40055 – November 10, 2016 

APPROVAL of 16EPC-40055, a request for Site Development Plan for Building Permit, for 
Tract C-3, Plat of Tracts A-1 Thru A-3 and C-1 Thru C-3, Heritage Marketplace, based on the 
preceding Findings and subject to the following Conditions of Approval. 






































































































































