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= City Departments and other interested agencies reviewed this application from 04/04/2016 to 04/15

2016 I

___Agency comments used in the preparation of this report begin on Page 25.
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I. AREA CHARACTERISTICS AND ZONING HISTORY

Surrounding zoning, plan designations, and land uses:

o Comprehensive Plan Area; o
e Applicable Rank II & III Plans i
o : | Developing Urban, Sunport ;
_' S;te - Boulevard Design Overlay e
::Né;'th 1P g : Same | Commercial -
Speh P 0 Same | Commercial
| IP,SU-1PRD, SU- 1 for L e
East | Airport and Related : o Game s o Inslitohesal e
~ | Papilities e ' - e
IP,SU'lij:rI:P:: : :.:: e
West | Permissive Usesand | Same Naswl O
B e o e e e Residential
L Student-H_Oll_Slng: Eer G e i
II. INTRODUCTION

This case deferred from the May 12th, 2016 hearing to allow time to provide additional
justification for the zone change and to revise and clarify the site plan.

The applicant has added notes and a diagram to the Site Development Plan for Building Permit
to clarify the proposed and allowed setbacks and height.

Required Setbacks under the IP zone: Proposed by the Applicant:
Front-yard setback of not less than 20 feet Nine feet 10 inches

Side-yard setback of not less than ten feet Five feet three inches on the east side
Rear-yard setback of not less than ten feet

Landscape Buffer of 6 feet Five feet

The diagram on page C.101 shows that the lot would need to be 187 feet wide in order to
accommodate the proposed hotel building and stay within the required 45 degree angle, the
subject site is 150 feet wide .

The signage details for the freestanding signs have been removed in accordance with the
requirements of the 2008 Master Development Plan, which prohibits free standing signs.
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The R-270-1980 justification has been amended to more clearly address the need for the zoning.
The applicant states that the proposed project cannot be developed under the existing zoning
because of the lot’s narrow configuration and because the excavation needed to develop a taller
building would make it very difficult to access the site from Woodward Road because this would
put the site well below the grade of the road.

The site plan process required for the SU-1 zone ensures that the deviations on the site do not
negatively impact the adjacent uses because the site plan clearly shows the proposed
development and adjacent property owners were notified and given an opportunity to comment.
The area around the subject site has developed primarily as a hotel corridor and the development
of the hotel will add to that character in a way that other allowed uses in the IP zone may not.

The additional information is added to section D of R-270-1980 in the findings.

The applicant also added significant additional justification to the analysis of the following
policies:

Land Use Goal: create a quality urban environment which perpetuates the tradition of
identifiable, individual but integrated communities within the metropolitan area and which offers
variety and maximum choice in housing, transportation, work areas, and life styles, while
creating a visually pleasing built environment.”

This request furthers the goal by providing additional employment opportunities and
development that is complimentary to the existing development. The future restaurant will
offer an amenity that is not found nearby and has been identified as need by the existing
hotels. The proposed development will be accessible by auto or foot for nearby residents or
hotel guests.

Policy 11B.5d. The location, intensity, and design of new development shall respect existing
neighborhood values, natural environment conditions and carrying capacities, scenic resources,
and resources of other social, cultural, recreational concern

Policy 1IB.5d is furthered. The proposed zoning and development will be similar in uses and
style to what is already developed in the area. The project did not require a Traffic Impact
Study and traffic generated from the site will not over burden the area. The site plan process
helps to maintain the integrity of area by allowing input from residents and property owners.
The variations to the height and setback requirements will not negatively impact the views to
the mountains or the Bosque. The requested zoning will allow variations that are minor and
will not be highly noticeable.

Policy I1.B5 i: Employment and service use 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 proposed zone and development will not negatively impact the residential areas to the
north because the development is separated from the residential areas by additional
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commercial development and a City park. The traffic from the development will terminate
prior to reaching the neighborhood. The proposed restaurant will add a needed amenity that
will be accessible by bikes and pedestrians. The employment opportunities at the development
will be readily available closer to the residential areas. The request furthers Policy II.BS i.

Economic Development Policies

Policy I1.D.6 b: Development of local business enterprises as well as the recruitment of outside
firms shall be emphasized.

The applicant states that the future development will be managed by local residents and that
other services will come from a wide variety of sources. Construction will offer on-site and off-
site opportunities for jobs. The request allows the development of an outside firms by a local
business person.

Policy I1.D.6 ¢: Opportunities for improvement in occupational skills and advancement shall be
encouraged.

The applicant states that the owner of the proposed hotel encourages promotion within and
that there are constant educational opportunities within operation of hotel to encourage
employee advancement. The hotel owners offer on-line training programs so that employees
can learn new skills. Employees are cross trained so that they learn new skills Restaurant
operators will be encouraged to operate in a like manner. The request furthers Policy I1.D.6 c.

These additions are reflected in the findings.

Proposal

The applicant proposes to amend the zoning on the site from IP to an SU-1 for IP uses zones to
allow the development of a 3 story (47 feet in height), 81 unit hotel with swimming pool and
fitness and a future restaurant.

The IP zone allows height up to 120 feet, but requires that the building fall within an angle plane
measured from the property line. The site is very narrow and the angle planes will make future
development on the site difficult. The applicant also requests amended setbacks to address the
narrow lot.

The applicant will develop the hotel in phase 1 and the restaurant in a second phase. The
applicant is asking that the approval of the restaurant be delegated to the DRB, provided it
complies with the approved 2008 Master Development Plan standards.

EPC Role

The EPC is hearing this case because the EPC has the authority to hear all zone map
amendments (zone change) and associated site development plans for building permit for SU-1
Special Use zoned sites, regardless of site size, in the City. The EPC is the final decision-making
body unless the EPC decision is appealed [Ref: §14-16-2-22(A)(1) SU-1 Special Use Zone, and
14-16-4-1, Amendment Procedure]. If so, an appeal would go to the Land Use Hearing Officer
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(LUHO) who then makes a recommendation to City Council [Ref: § 14-16-4-4-(A)(2) Appeal].
This is a quasi-judicial matter.

IV. AGENCY & NEIGHBORHOOD CONCERNS

Reviewing Agencies

Staff did not receive any additional comments from reviewing agencies.

Neighborhood/Public

Staff did not receive any comments during the deferral.

V. CONCLUSION

This is a request for a zone map amendment from [P to SU-1 for IP uses and an accompanying
Site Development Plan for Building Permit to allow the development of a hotel and restaurant on
the site.

The applicant cites polices in the Comprehensive Plan to demonstrate that the request is more
advantageous to the community as articulated in the applicable plans and that the request clearly
facilitates the goals and polices of the Comprehensive Plan. The request meets a need for
increased economic development and is appropriate on the site due to the narrow lot size
impeding the development of the allowed uses in the [P zone. The grade of the site limits the
possibility for excavation because the site takes access from Woodward Road and could not use
that access if the grade were greatly reduced. The Site Development Plan process ensures that
the hotel use with added height and reduced setbacks is compatible with the existing
development.

The intent of the IP zone is to allow higher intensity development; this may include light
manufacturing, commercial food service, trucking and warehousing and hotel and motel use. The
zone allows a height of up 120 feet based on compliance with a 45 degree angle plane measured
from the property line. Because of the narrow lot, the applicant would be limited to a height that
is unreasonable for the allowed uses. The proposed approximately 50 foot tall hotel building will
be of a similar size, style and use to the surrounding development and the accompanying future
restaurant will be an additional compatible use and building. The location of the building
allowed by the zone and site plan may help avoid traffic conflicts with the adjacent site.
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FINDINGS - 16EPC-40017 —June 9, 2016 - Zone Map Amendment

S

This request was deferred from the May 12, 2016 hearing to allow time for the applicant to
clean up the Site Development Plan for Building Permit and to more fully address R-270-
1980. The applicant submitted a revised Site Development for Building Permit and an
updated R-270-1980 justification.

This is a request for a for Zone Map Amendment from IP to SU-1 for IP uses for Lot 2-A-2,
Sunport Park located Woodward Road between University Boulevard and Transport Street
containing approximately 2.03 acres.

The applicant proposes to amend the zoning on site to allow the development of a three story
hotel. The IP zone allows the height, but requires that the height fall within a 45 degree angle
from the property line. The subject site is narrow and the building cannot be developed under
the existing requirements.

The EPC approved a Master Development Plan for the site in 2008 (08 EPC 40005). The
design standards of this plan apply to the subject site. The Master Development Plan is not
subject to section 14-16-3-11, (C), Site Development Plan and Subdivision Regulations
because it is not a Site Development Plan for Building Permit or Subdivision.

The Albuquerque/Bernalillo County Comprehensive Plan, Sunport Design Overlay Zone and
the City of Albuquerque Zoning Code are incorporated herein by reference and made part of
the record for all purposes.

The subject site is located within the Developing Urban Area of the Comprehensive Plan
with a Goal to “create a quality urban environment which perpetuates the tradition of
identifiable, individual but integrated communities within the metropolitan area and which
offers variety and maximum choice in housing, transportation, work areas, and life styles,
while creating a visually pleasing built environment.” Applicable policies include:

This request furthers the goal by providing additional employment opportunities and

development that is complimentary to the existing development. The future restaurant will
offer an amenity that is not found nearby and has been identified as need by the existing
hotels. The proposed development will be accessible by auto or foot for nearby residents or
hotel guests.
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A. Policy IIB.5d: The location, intensity, and design of new development shall respect existing
neighborhood values, natural environment conditions and carrying capacities, scenic resources,
and resources of other social, cultural, recreational concern.

Policy IIB.5d is furthered. The proposed zoning and development will be similar in uses and
style to what is already developed in the area. The project did not require a Traffic Impact
Study and traffic generated from the site will not over burden the area. The site plan process
helps to maintain the integrity of area by allowing input from residents and property owners.
The variations to the height and setback requirements will not negatively impact the views to
the mountains or the Bosque. The requested zoning will allow variations that are minor and
will not be highly noticeable.

B. Policy II.B5e: 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.

Policy 11.B5e is furthered by the request because subject site has access to a full range of
urban services including roads, public services, electric and water infrastructure and transit.
The subject site is not directly adjacent to single family residential development and will not
negatively impact those areas, but is close enough to residential development that residents
could access the employment and services offered at the site.

C. Policy I1.B5 i: Employment and service use 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 proposed zone and development will not negatively impact the residential areas to the
north because the development is separated from the residential areas by additional
commercial development and a City park. The traffic from the development will terminate
prior to reaching the neighborhood. The proposed restaurant will add a needed amenity that
will be accessible by bikes and pedestrians. The employment opportunities at the development
will be readily available closer to the residential areas. The request furthers Policy II.BS i.

D. PolicyIl.BS I: Quality and innovation in design shall be encouraged in all new development:
design shall be encouraged which is appropriate to the Plan area.
The applicant cites this policy in support of the request. The proposed hotel building is similar
in style to the surrounding areas and so may be appropriate to the Plan area. While staff
believes that the construction will be of high quality, the design is not necessarily innovative.
The request partially furthers PolicyIl. B5I.

E. Policy I1.BSm: Urban and site design which maintains and enhances unique vistas improves the
quality of the visual environment shall be encouraged.
The applicant states that the buildings have been sited to take advantage of the view to the
Sandias. The hotel will have good views to the east and the west and the gap between the
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proposed hotel and the proposed restaurant will act as a view window. The additional height
may obscure views for other sites. Policy I1.B5m is partially furthered by the request.

I1.C.8 Developed Landscape
A. The goal is to maintain and improve the natural and the developed landscapes “quality.

The goal is furthered because the landscape plan utilizes a variety of plant materials
appropriate for the area. The street frontage along Woodward Road will be developed with
street trees and landscaped areas the project that will enhance the pedestrian experience
adjacent to the project.

B. Policy II.C.8 c: Incidental structures such as signs, guywires, poles, fireplugs, street furniture
and overhead utility wires shall be designed for minimal visual intrusion and mobility
impediment to pedestrians.

The site plan shows that the walkways and areas adjacent to the building will be designed so
that these items are not a hindrance. Policy I1.C.8c is furthered.

11.D.4 Transportation & Transit

A. The Goal is to develop corridors, both streets and adjacent land uses that provide a balanced
circulation system through efficient placement of employment and services, and encouragement
of bicycling, walking, and use of transit/paratransit as alternatives to automobile travel, while
providing sufficient roadway capacity to meet mobility and access needs.

The request furthers the goal by allowing the development of employment and services in an
area where they are easily accessible. The site is near a multi-family development and .25
miles from a residential area; residents of these developments could walk or bike to the site for
work or to access services.

B. Policy I1.D.4 g: Pedestrian opportunities shall be promoted and integrated into development to
create safe and pleasant non-motorized travel conditions.
Policy I1.D.4 g is furthered because the site plan shows pedestrian connections throughout
the site and connections to the street that will allow guests to walk from the hotel to the
restaurant and along Woodward Road to other destinations.

11.D.6 Economic Development

A. The Goal is to achieve steady and diversified economic development balanced with other
important social, cultural, and environmental goals.
The goal is furthered because the proposed zoning and development will add economic
development potential to the area.

B. Policy I1.D.6 a: New employment opportunities which will accommodate a wide range of
occupational skills and salary levels shall be encouraged and new jobs located convenient to
areas of most need.

The proposed zoning and development will offer new employment opportunities in the area.
The area surrounding the development has an income level less than most of the 87106 zip
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code and could be considered an area of need. The applicant states that there will be clerical,
maintenance and management opportunities within the hotel. Policy I1.D.6a is furthered by
the request.

C. Policy I1.D.6 b: Development of local business enterprises as well as the recruitment of outside
firms shall be emphasized.
The applicant states that the owner of the proposed hotel encourages promotion within and
that there are constant educational opportunities within operation of hotel to encourage
employee advancement. The hotel owners offer on-line training programs so that employees
can learn new skills. Employees are cross trained so that they learn new skills Restaurant
operators will be encouraged to operate in a like manner. The request furthers Policy I1.D.6 c.

D. Policy I1.D.6 ¢: Opportunities for improvement in occupational skills and advancement shall be
encouraged.

The applicant states that the owner of the proposed hotel encourages promotion within and
that there are constant educational opportunities within operation of hotel to encourage
employee advancement. Restaurant operators will be encouraged to operate in a like manner.
While staff has no way to completely verify this, the website for the Comfort Inn parent
company does offer a variety of benefits for employees. The request furthers Policy I1.D.6 ¢

E. Policy I1.D.6 d: Tourism shall be promoted.
The development of a new hotel on the site will add to the accommodation options for travelers
and tourists. The proposed restaurant will add a dining option for those travelers and for area
residents. Policy I1.D.6 d is furthered by the request.

F. Policy I1.D.6 e: A sound fiscal position for local government shall be maintained.
The applicant cites this policy as a justification for the project because it will allow
development that will add to the tax base for the Albuquerque area and enhance the
surrounding properties. The proposed development will add to the Gross Receipts Tax
received, but the policy seems to be directed at the local government budget process and may
not be relevant to this request.

G. Policy II.D.6 f: The City and the County should remove obstacles to sound growth management
and economic development throughout the community.
The applicant cites this policy in support of the request because the applicant is asking for
delegation of future development on the site. The allowance for alternate height, setbacks and
layout may constitute removal of an obstacle to economic development furthering policy I1.D.6

£

H. Policy I1.D.6 g: Concentrations of employment in Activity Centers should be promoted in an
effort to balance jobs with housing and population and reduce the need to travel.
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The subject site is not within the Designated Sunport Airport Activity Center, located between
University Boulevard and Girard, south of the Kirtland Neighborhood, but is just outside of
the boundary. The surrounding area has been developed as a hospitality hub with a
concentration of hotels and services such as long-term parking, the development will add to
the employment opportunities in the area. The request is consistent with the intent of Policy
I1.D.6 g.

7. The subject site is within the boundaries of the Sunport Design Overlay Zone.

8. The applicant has justified the zone change request pursuant to R-270-1980 as follows:

A. The proposed zone will be similar to the surrounding zones. The property can only be
developed with a Site Development Plan; which will ensure that what is developed is
compatible with the adjacent development.

B. The proposed zoning will be very similar to what is developed in the surrounding area and
that the Site Plan process will address compatibility with surrounding development.

C. The applicant cites Land Use policies IIB.5d, II1.B5e, I1.B5i, the Developed Landscape
goal and policy I1.C.8c, the Transportation goal and policy I1.D.4g, the Economic
Development goal and policies Policy I1.D.6a, Policy 11.D.6b, Policy I1.D.6¢, Policy 11.D.6d,
Policy I1.D.6f Policy I1.D.6g in support of the request. Staff agrees that the request furthers
these policies.

The applicant cites Policy I1.D.6e, staff believes that this policy is directed at the City budget
process and is not relevant to the request.

D. The applicant cites polices in the Comprehensive Plan to demonstrate that the request is
more advantageous to the community as articulated in the applicable plans and that the
request clearly facilitates the goals and polices of the Comprehensive Plan. The request meets
a need for increased economic development and is appropriate on the site due to the narrow
lot size impeding the development of the allowed uses in the IP zone. The grade of the site
limits the possibility for excavation because the site takes access from Woodward Road and
could not use that access if the grade were greatly reduced. The Site Development Plan
process ensures that the hotel use with added height and reduced setbacks is compatible with
the existing development.

E. The proposed zone will allow the permissive and conditional use of the IP zone, but the
accompanying Site Development Plan for Building Permit will provide certainty regarding
future development on the site.

F. The proposed zone will allow development that will be privately developed and will have
access to existing urban infrastructure.



CITY OF ALBUQUERQUE ENVIRONMENTAL PLANNING COMMISSION

PLANNING DEPARTMENT Project #: 1007017 Case #:16EPC 40017 and 40016
CURRENT PLANNING SECTION June 9, 2016
Page 10

G. The applicant has not used economics as the justification for the request; the applicant has
justified the request by citing the furtherance of applicable policies and goals in the
Comprehensive Plan.

H. The proposed zone is appropriate on the site as demonstrated by the policy analysis.

[. The intent of this prohibition is to make sure that adjacent land uses are compatible. The
proposed zoning is similar to what exists on the adjacent sites and will be compatible with
those uses. The SU-1 zone is generally considered a justified spot zone because of the policy
analysis required in order to approve the zone.

J. As stated in the spot zone discussion, the proposed zone will allow development that is
similar or exactly the same as the development on the adjacent parcels.

There are no recognized Neighborhood Associations or Home Owners Associations in the
area. Property owners within 100 feet of the site were notified. Staff has not received any
comments as of this writing.

RECOMMENDATION - 16EPC-40017 —June 9, 2016

APPROVAL of 16 EPC 40017, a request for Zone Map Amendment from IP to SU-1 for IP
uses for Lot 2-A-2, Sunport Park, based on the preceding Findings and subject to the following
Conditions of Approval.

CONDITIONS OF APPROVAL - 16EPC-40017 June 9th, 2016-ZONE MAP AMENDMENT)

i

The zone map amendment does not become effective until the accompanying site
development plan is approved by the DRB, pursuant to §14-16-4-1(C)(16) of the Zoning
Code. If such requirement is not met within six months after the date of EPC approval, the
zone map amendment is void. The Planning Director may extend this time limit up to an
additional six months upon request by the applicant.

FINDINGS - 16EPC-40016-June 9, 2016 -Site Development Plan for Building Permit

1.

This request was deferred from the May 12, 2016 hearing to allow time for the applicant to
clean up the Site Development Plan for Building Permit and to more fully address R-270-
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1980. The applicant submitted a revised Site Development for Building Permit and an
updated R-270-1980 justification.

2. This is a request for a Site Development Plan for Building Permit for Lot 2-A-2 located on
Woodward Road between University Boulevard and Transport Street and containing
approximately 2.03 acres.

(O8]

The request will allow the development of a three story (47 foot tall) hotel and a restaurant.
The restaurant will be developed in a future phase.

4. The applicant has coordinated with Environmental Health regarding the Landfill buffer and
gas mitigation assessment report. Environmental Health is satisfied with the response at this
point in the development process.

5. The EPC approved a Master Development Plan for the site in 2008 (08 EPC 40005). The
design standards of this plan apply to the subject site. The Master Development Plan is not
subject to section 14-16-3-11, (C), Site Development Plan and Subdivision Regulations
because it is not a Site Development Plan for Building Permit or Subdivision.

6. The Albuquerque/Bernalillo County Comprehensive Plan, Sunport Design Overlay zone and
the City of Albuquerque Zoning Code are incorporated herein by reference and made part of
the record for all purposes.

10. The subject site is located within the Developing Urban Area of the Comprehensive Plan
with a Goal to “create a quality urban environment which perpetuates the tradition of
identifiable, individual but integrated communities within the metropolitan area and which
offers variety and maximum choice in housing, transportation, work areas, and life styles,
while creating a visually pleasing built environment.” Applicable policies include:

This request furthers the goal by providing additional employment opportunities and
development that is complimentary to the existing development. The future restaurant will
offer an amenity that is not found nearby and has been identified as need by the existing
hotels. The proposed development will be accessible by auto or foot for nearby residents or
hotel guests.

A. Policy I1B.5d: The location, intensity, and design of new development shall respect existing
neighborhood values, natural environment conditions and carrying capacities, scenic resources,
and resources of other social, cultural, recreational concern.
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Policy IIB.5d is furthered. The proposed zoning and development will be similar in uses and
style to what is already developed in the area. The project did not require a Traffic Impact
Study and traffic generated from the site will not over burden the area. The site plan process
helps to maintain the integrity of area by allowing input from residents and property owners.
The variations to the height and setback requirements will not negatively impact the views to
the mountains or the Bosque. The requested zoning will allow variations that are minor and
will not be highly noticeable.

B. Policy I1.B5¢: 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.

Policy I1.B5e is furthered by the request because subject site has access to a full range of
urban services including roads, public services, electric and water infrastructure and transit.
The subject site is not directly adjacent to single family residential development and will not
negatively impact those areas, but is close enough to residential development that residents
could access the employment and services offered at the site.

C. Policy I1.B5 i: Employment and service use 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 proposed zone and development will not negatively impact the residential areas to the
north because the development is separated from the residential areas by additional
commercial development and a City park. The traffic from the development will terminate
prior to reaching the neighborhood. The proposed restaurant will add a needed amenity that
will be accessible by bikes and pedestrians. The employment opportunities at the development
will be readily available closer to the residential areas. The request furthers Policy II.BS i.

D. Policyll.BS5 I: Quality and innovation in design shall be encouraged in all new development;
design shall be encouraged which is appropriate to the Plan area.
The applicant cites this policy in support of the request. The proposed hotel building is similar
in style to the surrounding areas and so may be appropriate to the Plan area. While staff
believes that the construction will be of high quality, the design is not necessarily innovative.
The request partially furthers Policyll. B51.

E. Policy II.BSm: Urban and site design which maintains and enhances unique vistas improves the
quality of the visual environment shall be encouraged.

The applicant states that the buildings have been sited to take advantage of the view to the
Sandias. The hotel will have good views to the east and the west and the gap between the
proposed hotel and the proposed restaurant will act as a view window. The additional height
may obscure views for other sites. Policy I1. B5m is partially furthered by the request.

I[.C.8 Developed Landscape
A. The goal is to maintain and improve the natural and the developed landscapes ‘quality.
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The goal is furthered because the landscape plan utilizes a variety of plant materials
appropriate for the area. The street frontage along Woodward Road will be developed with
street trees and landscaped areas the project that will enhance the pedestrian experience
adjacent to the project.

B. Policy II.C.8 c: Incidental structures such as signs, guywires, poles, fireplugs, street furniture
and overhead utility wires shall be designed for minimal visual intrusion and mobility
impediment to pedestrians.

The site plan shows that the walkways and areas adjacent to the building will design so that
these items are not a hindrance. Policy I1.C.8c¢ is furthered.

11.D.4 Transportation & Transit

A. The Goal is to develop corridors, both streets and adjacent land uses that provide a balanced
circulation system through efficient placement of employment and services, and encouragement
of bicycling, walking, and use of transit/paratransit as alternatives to automobile travel, while
providing sufficient roadway capacity to meet mobility and access needs.

The request furthers the goal by allowing the development of employment and services in an
area where they are easily accessible. The site is near a multi-family development and .25
miles from a residential area; residents of these developments could walk or bike to the site for
work or to access services.

B. Policy I1.D.4 g: Pedestrian opportunities shall be promoted and integrated into development to
create safe and pleasant non-motorized travel conditions.
Policy II.D.4 g is furthered because the site plan shows pedestrian connections throughout
the site and connections to the street that will allow guests to walk from the hotel to the
restaurant and along Woodward Road to other destinations.

[1.D.6 Economic Development
A. The Goal is to achieve steady and diversified economic development balanced with other
important social, cultural, and environmental goals.
The goal is furthered because the proposed zoning and development will add economic
development potential to the area.

B. Policy I1.D.6 a: New employment opportunities which will accommodate a wide range of
occupational skills and salary levels shall be encouraged and new jobs located convenient to
areas of most need.

The proposed zoning and development will offer new employment opportunities in the area.
The area surrounding the development has an income level less than most of the 87106 zip
code and could be considered an area of need. Policy I1.D.6a is furthered by the request.

C. Policy I1.D.6 b: Development of local business enterprises as well as the recruitment of outside
firms shall be emphasized.
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The applicant states that the future development will be managed by local residents and that
other services will come from a wide variety of sources. Construction will offer on-site and off-
site opportunities for jobs. The request allows the development of an outside firms by a local
business person.

D. Policy I1.D.6 ¢: Opportunities for improvement in occupational skills and advancement shall be
encouraged.
The applicant states that the owner of the proposed hotel encourages promotion within and
that there are constant educational opportunities within operation of hotel to encourage
employee advancement. The hotel owners offer on-line training programs so that employees
can learn new skills. Employees are cross trained so that they learn new skills Restaurant
operators will be encouraged to operate in a like manner. The request furthers Policy 11.D.6 c.

E. Policy I1.D.6 d: Tourism shall be promoted.

The development of a new hotel on the site will add to the accommodation options for travelers
and tourists. The proposed restaurant will add a dining option for those travelers and for area
residents. Policy I1.D.6 d is furthered by the request.

F. Policy I1.D.6 e: A sound fiscal position for local government shall be maintained.

The applicant cites this policy as a justification for the project because it will allow
development that will add to the tax base for the Albuquerque area and enhance the
surrounding properties. The proposed development will add to the Gross Receipts Tax
received, but the policy seems to be directed at the local government budget process and may
not be relevant to this request.

G. Policy I1.D.6 f: The City and the County should remove obstacles to sound growth management
and economic development throughout the community.
The applicant cites this policy in support of the request because the applicant is asking for
delegation of future development on the site. The allowance for alternate height, setbacks and
layout may constitute removal of an obstacle to economic development furthering policy II.D.6

£

H. Policy I1.D.6 g: Concentrations of employment in Activity Centers should be promoted in an
effort to balance jobs with housing and population and reduce the need to travel.

The subject site is not within the Designated Sunport Airport Activity Center, located between
University Boulevard and Girard, south of the Kirtland Neighborhood, but is just outside of
the boundary. The surrounding area has been developed as a hospitality hub with a
concentration of hotels and services such as long-term parking, the development will add to
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the employment opportunities in the area. The request is consistent with the intent of Policy
I1.D.6 g.

7. The subject site is within the boundaries of the Sunport Design Overlay Zone. The signage
shown on the Site Development Plan for Building complies with the Sunport Design Overlay
Zone.

8. The applicant is requesting delegation of SPBP for the proposed restaurant.

9. There are no recognized Neighborhood Associations or Home Owners Associations in the
area. Property owners within 100 feet of the site were notified. Staff has not received any
comments as of this writing.

RECOMMENDATION - 16EPC-40016 June 9, 2016

APPROVAL of 16EPC-40016, a request for Site Development Plan for Building Permit), for
Lot 2-A-2, Sunport Park, based on the preceding Findings and subject to the following
Conditions of Approval.

CONDITIONS OF APPROVAL - (CASE NO.)(DATE)(Site Development Plan for Building Permit

1. The EPC delegates final sign-off authority of this site development plan to the Development
Review Board (DRB). The DRB is responsible for ensuring that all EPC Conditions have
been satisfied and that other applicable City requirements have been met. A letter shall
accompany the submittal, specifying all modifications that have been made to the site plan
since the EPC hearing, including how the site plan has been modified to meet each of the
EPC conditions. Unauthorized changes to this site plan, including before or after DRB final
sign-off, may result in forfeiture of approvals.

2. Prior to application submittal to the DRB, the applicant shall meet with the staff planner to
ensure that all conditions of approval are met.

3. The landscaping plan shall be coordinated with PNM to verify that the proposed trees are
appropriate for the site.
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4. The Site Development Plan shall comply with the General Regulations of the Zoning Code,
the Subdivision Ordinance, and all other applicable design regulations, except as specifically
approved by the EPC.

Maggie Gould
Planner

Notice of Decision cc list:
Jim Medley 3100 Christine ST NE ABQ, NM 87111
Sunport Park Hospitality , LLC 3304 W. Highway 66 Gallup , NM 87301



JM MEDLEY, Architect AlA

jmedley@jim-medley-architect.com
Phone 505.292.3514 -|- Fax 505.294.5593 -|- Cell 505.350.6993
3100 Christine St. NE -|- Albuguerque, NM 87111 - 4824

May 27, 2016

Karen Hudson, Chair

Environmental Planning Commission
600 Second Street NW

Albuquerque, NM 87102

Re:  Zone Map Amendment and Site Development Plan for Building Permit for Comfort
Suites Hotel

Dear Chairman Nicholls:

On behalf of Sunport Park Hospitality, LLC, Jim Medley Architect AIA is requesting a Zone Map
Amendment and a Site Development Plan for Building Permit for the property comprised of
approximately 2.03 acres. The site is located within the Established Urban Area of Comprehensive
Plan and is surrounded by IP zoned properties.

The following is a description of the two-part request:

1. Zone Map Amendment — The existing zoning is IP and the proposed zoning is SU-1 for IP
uses to allow the development of an 81 guestroom hotel and pad for use of a future
restaurant. Current uses allow for hotel and restaurant development; however, there are
setback restrictions that prevents the development of this building project.

2. Site Development Plan for Building Permit — The applicant is proposing to build an 81
guestroom hotel with a pad for future restaurant on a 2.03 acre property, which will be site
plan controlled and address issues of landscaping, grading and drainage, site circulation,
building placement, and architecture. The hotel is a 3-story building and there is a single
story future restaurant. The site has all surface parking.

Prior to the submittal, the applicant contacted adjacent property owners effective to changes
requested by this application. No objections where encountered.

ADJACENT ZONING AND LAND USES

All surrounding properties are zoned IP. Directly across Woodward Road SE to the south of this
property are 3 hotel projects that are all 4-story buildings and a vacant restaurant pad. All other
adjacent properties are vacant.

POJECT DESCRIPTION

The proposed project is an 81 guestroom hotel with amenities commensurate with an upper mid-
market hotel franchise and a pad for future restaurant. The project includes surface parking for hotel
and restaurant uses. Bicycle parking is included for restaurant via outdoor bike racks. Motorcycle
parking is provided at hotel and restaurant separately visible to hotel lobby and restaurant entrance.

This development is intended to create a hotel development that will enhance the surrounding
environment. This project is appropriate for the area, and would be an excellent neighbor to the
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surrounding neighborhood. It is conveniently located to serve nearby Albuquerque Airport’s
traveling public.

The hotel building is approximately 52,250 sq. ft. of heated area plus canopy cover and is three
stories in one building to include inside swimming pool and fitness center. There will be a
commercial laundry for hotel uses and other amenities for hotel use. The future restaurant will
consist of a single story building with a maximum of 6,025 square feet. The future restaurant shall
be of an architectural design to compliment the adjoining hotel and commensurate with the
surround properties. The site is well landscaped and provides an attractive frontage along
Woodward Road and surrounding lots.

Vehicular access is from Woodward Road with one access point. Construction will include a 6
public walk along Woodward and provide a connection to the neighborhood. All required parking is
provided as per Albuquerque Zoning Ordinance § 14-16-3-1.

Future development of the restaurant pad site will comply with the design standards in the
previously approved Site Development Plan for Subdivision and will be delegated to the
Development Review Board for approval.

POLICY ANALYSIS
The following section justifies the Zone Change request. Policy language is italicized, applicant’s
responses are in normal text.

Albuquerque/Bernalillo County Comprehensive Plan
This property is within the Established Urban Area as designated by the Albuquerque/Bernalillo
Comprehensive Plan. Applicable policies from the Comprehensive Plan are provided below:

IL.B.5. Established Urban Area

The Goal is to create a quality urban environment which perpetuates the tradition of identifiable,
individual but integrated communities within the metropolitan and which offers variety and
maximum choice in housing, transportation, work area, and life styles, while creating a visually
pleasing built environment.

Applicant’s Response: The project is infill development in an area where other hotels exist and
therefore the development of this hotel will perpetuate the tradition of identifiable, individual but
integrate community and will improve the visual environment of the Established Urban area of the
City. The hotel building will enhance the site and the context of the surrounding neighborhood.
This project will enlarge the tax basis and employment opportunities in the area more so than other
types of projects acceptable to the existing zoning for this particularly difficult configured site.
Existing zoning permits buildings of far less quality and appearance than is proposed by this
application. Due to the narrow and deep configuration of the lot, without the proposed variations to
height requirements and setback deviations requested only projects of a lot less quality and size
would be permitted on this property.

The proposed restaurant will provide a much needed amenity to the neighborhood. Student housing
apartments, numerous hotels and health clinic exist within the Sunport Park area with no nearby
restaurants to serve them. This restaurant will be an appreciated addition to existing affected
members of the public in the area. The number one complaint of the nearby hotel occupants is the
need for a nearby restaurant. This project provides space for a requested and needed amenity to the
neighborhood. This restaurant will be easily accessible to existing hotel occupants, both by auto and



walking. Availability will be easily obtained by the Cottage apartment occupants to the west by
bike or by foot.

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

Applicant’s Response; The development will be site plan controlled, a process that helps maintain
the integrity and values of the existing neighborhood nearby by providing the opportunity for
affected members of the public to participate and offer input relative to the proposed development
of the property. The surrounding zoning is IP which would provide an appropriate zoning context
for the proposed project with minor setback and height deviations. The design is commensurate
with surrendering lots. The lot is configured to be a narrow and deep lot. Due to the narrow lot and
topography (lot falls to the west across the narrow dimension) of proposed lot a variation to the east
setback is required to construction this project. As shown on the site plan, a deviation to the
required 45 degree setback shadow will be necessary for this project to proceed. This variation will
not have a negative impact on adjoining lots. The dominant natural scenic views from this and all
lots in the neighborhood are to the mountains to the east and the Bosque River Basin to the west
which will be maintained and/or enhanced. Applicant also proposes a 5° landscape buffer to parking
areas in lieu of 6°. These slight variations will be unnoticeable to a passerby and are necessary for
this project to proceed.

The future restaurant pad will require a setback variation along the Woodward Road SE. We are
requesting a deviation from existing 20’ required setback to approximately 10* and a deviation from
the 10” required side setback to 5’ in order to provide a building site that would be desirable to a
franchise provider. Applicant has provided parking based upon an assumption of one parking space
per 200 sq. ft. of leasable area. When final building plans are processed using 1 space per every 4
seats in a restaurant or | space per seat in a full bar the parking required will probably be reduced;
thereby, allowing for a smaller pad with slightly more setback. The future restaurant will provide
the area with a much needed resource for social and recreational purposes for both residents near
the development as well as nearby hotel guests.

Policy 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.

Applicant’s Response: The proposed project is infill development within the Established Urban
area. The site is currently vacant land contiguous to existing urban facilities and services with
access to the Major Street and transit network. As previously stated, the development will be site
controlled which will help ensure the integrity of the neighborhood. Proposed development is of
more quality and better architecturally than acceptable to the existing zoning. This development is
similar to a number of other hotel projects in the immediate area. Warehouse and other industrial
project would be permitted with existing zoning that would be inferior to proposed project.

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

Applicant’s Response: The proposed project, as stated above, is infill development within the
Established Urban area. This project is comparable to surrounding hotel projects and is farther away
from existing Cottage apartments than other hotel projects. This development is of high quality and
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will not produce excessive adverse effects of noise, lighting, pollution, and traffic on the residential
environment to the west of this project. Proposed building site is several hundred feet from nearest
residential area. Traffic for use of commercial vehicles on this site will terminate before reaching
any residential areas. There are/or will be several hotels between proposed site and Cottage
Apartments to the west of this site. There will be no adverse effects from noise, lighting, pollution
and traffic on any residential environments. Due to lack of restaurants in the immediate area, the
restaurant part of the proposed development will be an appreciated addition to the nearby public.
This site will be easily accessible by pedestrian and biking public. Moreover, employment
opportunities will be readily available closer to the residential areas. Addition of another hotel will
not otherwise, adversely affect the neighborhood.

Policy I: Quality and innovation in design shall be encouraged in all new development, design
shall be encouraged which is appropriate to the Plan area.

Applicant’s Response: All four sides of hotel building have been equally detailed. The building
and site plan have been designed to maximize views for all occupants while protecting the adjacent
neighbors through setbacks and landscaping. Configuration of the site layout permits adjacent
occupants the ability of “view” corridors throughout proposed project. The proposed future
restaurant shall be designed in a “like” manner to the hotel building. It shall compliment the
proposed hotel and all surrounding buildings. Proposed building site is several hundred feet from
nearest residential area. Traffic for use of commercial vehicles on this site will terminate before
reaching any residential areas. There are/or will be several hotels between proposed site and
Cottage Apartments to the west of this site. There will be no adverse effects from noise, lighting,
pollution and traffic on any residential environments.

Policy m: Urban and site design which maintains and enhances unique vistas improves the quality
of the visual environment shall be encouraged.

Applicant’s Response: The project is infill development which will improve the visual
environment by proposing a building that is well placed on the site with adequate setbacks on all
four sides of the property. Unique vistas of the Sandia Mountains to the east and the Bosque River
Basin views to the west will be maintained and/or enhanced.

II.C.8 Developed Landscape
The goal is to maintain and improve the natural and the developed landscapes ‘quality.

Applicant’s Response: The landscape plan utilizes a variety of plant materials appropriate for the

area. The street frontage along Woodward Road provides an attractive street face to the project and
serves to enhance the pedestrian experience adjacent to the project. The north and west portions of
the property include a well landscaped buffer with appropriate plant materials.

Policy a: The natural and visual environment, particularly features unique to Albuquerque, shall be
respected as a significant determinant in development decisions.

Applicant’s Response: The site slopes to the west and has been designed to take advantage of the
views to the Sandia Mountains and the views to the Bosque River Basin. The natural and visual
environment will be enhanced by proposed project.

Policy c: Incidental structures such as signs, guywires, poles, fireplugs, street furniture and
overhead utility wires shall be designed for minimal visual intrusion and mobility impediment to
pedestrians.



Applicant’s Response: The site is designed to promote and create a pleasant opportunity of
increased pedestrian activity. There will be no signs on the site other than those on the face of the
new buildings. Pedestrian traffic along Woodward Road SE will be encouraged to access adjacent
properties.

11.D.4 Transportation & Transit

The Goal is to develop corridors, both streets and adjacent land uses that provide a balanced
circulation system through efficient placement of employment and services, and encouragement of
bicycling, walking, and use of transit/paratransit as alternatives to automobile travel, while
providing sufficient roadway capacity to meet mobility and access needs.

Applicant’s Response: The street frontage along Woodward Road will provide an attractive street
face to the project and serves to enhance the pedestrian experience adjacent to the project. This
project is an infill development which will have no adverse effect on existing info structure of the
surrounding roadways and pedestrian accesses.

Policy g: Pedestrian opportunities shall be promoted and integrated into development to create
safe and pleasant non-motorized travel conditions.

Applicant’s Response: This project will encourage pedestrian use as much as possible. The future
restaurant project will also promote a pedestrian opportunity as hotel guests from nearby hotels and
the residents from the Cottages will be within walking distance. Accessible access is provided from
entrance of hotel to street sidewalk by way of designated crossings and sidewalks. Restaurant
access is also on the designated accessible access. Adjacent building in the neighborhood are
accessible by way of 6” wide public sidewalks along Woodward Road SE.

11.D.6 Economic Development
The Goal is to achieve steady and diversified economic development balanced with other important
social, cultural, and environmental goals.

Applicant’s Response: This change of zoning will create a taxable property for gross receipts
taxes, while under construction, as well as retail gross receipts taxes and hotel guest taxes during
operation. There will be jobs created during construction and service jobs created after completion
for many years of operation.

Policy a: New employment opportunities which will accommodate a wide range of occupational
skills and salary levels shall be encouraged and new jobs located convenient to areas of most need.

Possible Techniques
1) Provide incentives to prospective employers through use of municipal industrial revenue
bonds, planning activities, utility extensions, and support of recruitment and training
services.

2) Encourage expansion of export-based business to strengthen the economy.

3) Encourage prospective employers willing to hire local residents and able to diversify
the employment base.




Applicant’s Response: Development of this project will be achieved with the variations asked for
within the zone change. This project will provide opportunities for various types of employment.
There will be skilled and non-skilled workers during the construction of the project. During
operations of the hotel and restaurant there will be various job opportunities for a wide variety of
occupational skills. There will be jobs provided for housekeeping in the hotel. There will also be
clerical, maintenance, and management opportunities. The restaurant will provide job opportunities
for the normal restaurant personnel as well as management positions.

Policy b: Development of local business enterprises as well as the recruitment of outside firms
shall be emphasized.

Possible Techniques
1) Offer incentives to local employers to expand the existing employment base.

Applicant’s Response: Management of proposed hotel and restaurant will be accomplished by
employing local resident personnel. All maintenance, clerical, and other required services will be
solicited from a wide variety of acceptable sources. During construction of the proposed project,
there will be opportunities for various on-site and off-site jobs. Hotels by definition, are built on site
with off-site manufactured components incorporated into the construction. Suppliers are required;
thereby, creating numerous jobs off-site and from out of the immediate area. Future restaurant will
be built to compliment this on-site hotel as well as surrounding properties, with an opportunity for a
franchise restaurant to be determined.

Policy ¢: Opportunities for improvement in occupational skills and advancement shall be
encouraged.

Possible Techniques

1) Support educational institutions offering adult education programs appropriate to the
emerging employment base.

2) Encourage prospective employers to cooperate in offering training and recruitment
programs.

3) Provide more efficient distribution of employment information on the unemployed.

Applicant’s Response: Owner of the proposed hotel encourage promotion within in order to
encourage and foster further education and incentivize employees. There are constant educational
opportunities within operation of hotel to encourage employee advancement. Hotel owners offer
online training programs in order for employees to improve their skills. Many employees are cross
trained in order they may learn new skills.. There is constant educational opportunities within
operation of hotel to encourage employee advancement. Restaurant operators will be encouraged to
operate in a lack manner.

Policy d: Tourism shall be promoted.
Possible Techniques

1) Promote recreational, athletic, and cultural programs and events of a regional nature.



2) Develop and support convention related facilities.

3) Manage development and change to retain and enhance unique features which give this
area its identity.

4) Promote tourism and educational use of the Open Space network and archaeological
sites through construction of appropriate facilities, trails, interpretive centers, and
picnic areas.

Applicant’s Response: By definition, a hotel is in the middle of Tourism promotion. Due to the
proximity to the airport, this project will enhance the traveling public’s enjoyment of New Mexico.
By providing facilities that will accommodate the travelling public and enhance convention and
public spaces, this proposed project will provide one more option for the general enjoyment of the
Albuquerque area. The future restaurant will provide a much needed service to the adjacent area.
There are numerous hotels in the area without the benefit of a restaurant. This project will also
provide restaurant facilities that will be useful to the nearby University apartments and surrounded
commercial properties.

Policy e: A sound fiscal position for local government shall be maintained.
Possible Technigues
1) Prepare and annually review an integrated strategic plan for local government.
2) Relate planning and development priorities to achieving fiscal solvency.

Applicant’s Response: With this requested zone change and its proposed variations, this project
will provide an attractive infill that will enhance the surrounding properties. With proper
management and operation, this project will contribute to the tax base and employment security of
the area.

Policy f: The City and the County should remove obstacles to sound growth management and
economic development throughout the community.

Possible Techniques
1) Prepare an area-wide economic development strategy.

2) Identify obstacles to private investment (obsolete platting, deteriorating building
conditions, public perception, vacancies, obsolete land uses, and high crime areas)
through surveys, economic base analysis, and market studies.

3) Target economic incentive programs to promote equitable economic development
conditions throughout the community.

4) Develop strategies to correct problems of disinvestment.

Applicant’s Response: Applicant for this project is requesting that this zone change and site
controlled variations be approved for a building permit. There are no additional infrastructure
requirements required for the approval of this project; therefore, there will be no additional
expenses to the City and the County, but will provide all of the benefits to the area as previously
stated in this application letter.




Policy g: Concentrations of employment in Activity Centers should be promoted in an effort to
balance jobs with housing and population and reduce the need to travel.

Applicant’s Response: Employment shall be concentrated in an area that is predominately
occupied by hotels and their supporting organizations near to the Albuquerque Sunport. Nearby
housing areas support an economic area that will provide employees to the hotel and future
restaurant.

RESPONSE TO THE CITY OF ALBUQUERQUE RESOLUTION 270-1980
This zone change request is in compliance with Resolution 270-1980 as follows:

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

Applicant’s Response: The proposed zone change from IP to SU-1 for IP uses will not jeopardize
the health, safety morals, and general welfare of the City. The proposed zone is not different from
the existing zone, which already allows hotels and restaurants. Development of the vacant lot will
help to improve the community.

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

Applicant’s Response: This existing zone provides suitable sites for a wide range of industrial and
commercial uses, provided such uses are conducted in a compatible and harmonious manner within
industrial environments achieved through a Development Plan. The proposed change of zoning
with the minor proposed variations will not destabilize the area, but rather help to stabilize the
neighborhood. This project will enlarge the tax basis and employment opportunities in the area
more so than other types of projects acceptable to the existing zoning for this particularly difficult
configured site. The proposed zone change with proposed variations will allow this vacant land to
be utilized by a project that is commensurate with the already developed properties nearby.

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

Applicant’s Response: The proposed change is not in conflict with adopted elements of the
Comprehensive Plan as discussed in the previous policy analysis. Due to site’s proximity to
Albuquerque Sunport the proposed change of zone with requested variations will allow the
development of this particular site to closely resemble surrounding properties. This project will
only add variation, for the general public, to the available hotels nearby. This project will also
provide a needed amenity to the area. Future restaurant will be appreciated by various travelers and
nearby apartment dwellers.

D. The applicant must demonstrate that the existing zoning is inappropriate because:
1. There was an error when the existing zone map pattern was created, or

2. Changed neighborhood or community conditions justify the change, or
8



3. Adifferent use category is more advantageous to the community, as articulated in the
Comprehensive Plan or other city master plan, even though (D1) or (D2) do not apply

Applicant’s Response: Under the existing zoning and permitted setback requirements it would not
be possible to develop the hotel. Current community conditions justify the changes because this
area has rapidly, for all intents and purposes, become the Albuquerque Airport hotel zone. Addition
of this hotel in the area is advantageous because it would give Albuquerque travelers another option
for their lodging needs and moreover will support the Albuquerque Comprehensive plan’s desire to
promote economic growth. This project will enlarge the tax basis and will increase employment
opportunities. Changes to zoning will allow for the minor variations to IP zoning height restrictions
and setback requirements as requested; thereby, permitting this project to proceed. If the developer
were to excavate the land and lower the grade which would be limited by the grade of the street to
the south the setback requirements by the IP Zone would still not be met. The hotel must have a
minimum of three floors (a Franchisor requirement) and in order to fall within the 45 degree angle
to meet the setbacks the developer would need a lot width of at least 187 feet and the applicant’s lot
is only 154 feet. If applicant is granted the zone change, allowing the requested setbacks, property
can be developed keeping with the general characteristics of the surrounding area. This will
enhance the community by allowing a project that is commensurate with surrounding properties.
These proposed variations will allow a project that will blend into the neighborhood that otherwise
would not be possible on this narrow and deep property=-

E. A change of zone shall not be approved where some of the permissive uses in the zone would be
harmful to adjacent property, the neighborhood, or the community.

Applicant’s Response: The proposed zone change will not change any permissive uses that would
be harmful to adjacent property, the neighborhood, or the community. As mentioned previously, the
zone change will allow minor height change along the east property line and minor parking lot
landscaping buffer on the west side. The nature of this land use will not pose a threat to the adjacent
property, the neighborhood, or the community.

F. A proposed zone change which, to be utilized through land development, requires major and
un-programmed capital expenditure by the city may be:

. Denied due to lack of capital funds: or

2. Granted with the implicit understanding that the city is not bound to provide the capital
improvements on any special schedule.

Applicant’s Response: The proposed zone change will not require any programmed capital
expenditures by the City. Adequate infrastructures, including water, sewer, and strormwater
facilities are available to serve this property.

G. The cost of land or other economic considerations pertaining to the applicant shall not be the
determining factor of a change of zone.

Applicant’s Response: The cost of land or other economic considerations are not the determining
factor for this zone change request. The proposed use will positively contribute to the area through
construction jobs, service jobs, gross receipts taxes and increased values now and in the future use
of the property.




H. Location on a collector or major street is not in itself sufficient justification of apartment, office,
or commercial zoning.

Applicant’s Response: This application for zone change has nothing to do with collector or major
street access. Requested zoning is the same use as permitted in existing IP zoning. This request will
allow for minor variations to height requirement and setback requirements. This change of zoning
will allow creation of a desirable, taxable property for gross receipts taxes, while under
construction, as well as retail gross receipts taxes and hotel guest taxes during operation. There will
be jobs created during construction and service jobs created after completion for many years of
operation

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

I. The change will clearly facilitate realization of the Comprehensive Plan and any applicable
adopted sector development plan or area development plan.

Applicant’ Response: Changes requested are minor variations to height and setback requirements
to the existing IP zoning. These are changes that will not affect the overall appearance to this lot
from any other lot developed as a hotel, which are permitted in the original IP zoning. Zone change
from IP to Su-1 for IP uses is requested to accommodate variations to height and setback limitations
along the eastern property line and minor setbacks required along Woodward Road SE frontage and
around parking areas. Realizing this is a “spot zone” the general use and appearance of this project
will not differ from surrounding existing properties. Rezoning to SU-1 for IP uses will facilitate the
progression of this project in a manner that is only different from surrounding properties in minor
ways. Slight deviations to height and setback requirement of IP zoning will be accommodated by
approval of zone change with requested variations.

J. A zone change request which would give a zone different from surrounding zoning to a strip of
land along a street is generally called “strip zoning.” Strip commercial zoning will be approved
only where;

1. The change will clearly facilitate realization of the Comprehensive Plan and applicable
adopted sector development plan or area development plan.

Applicant’s Response: This zone change does not ask for anything that changes the character of
nearby surrounding properties. There are numerous hotels on immediate surrounding lots. This
application only asked for minor height and setback variations that would make this project
appreciably different from any of the surrounding hotels. As in the above response to “spot zoning”
the requested variations to height and setback requirements would create a strip zone in a lack
manor. This requested zone change with the minor variations to height and setback requirements
will facilitate the realization of this project that does not vary in an appreciable difference to
surrounding properties.

CONCLUSION

In conclusion, the proposed hotel and restaurant project will provide an infill project that will
compliment an existing sub-division. There will be no change to permissible uses, only slight
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modifications to the height and setback requirements. This will be a more than beneficial project
and an enhancement to the neighborhood and community.

We respectfully request that the Environmental Planning Commission approve the request for this
Zone Map Amendment and Site Development Plan for Building Permit. Thank you for your
consideration.

Sincerely yours,

77

Jim Medley, Architect AIA
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