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Legal Description 
All or a portion of Lots 10 
and 11, Block 12, Hunings 
Highland Addition    

 

Location 
210 & 214 Arno St. NE, 
between Copper Ave. NE and 
Tijeras Ave. NE 

 

Size Approx. 0.302 acre  

Existing Zoning R-1B  Staff Planner 

Proposed Zoning MX-L   Linda Rumpf 

 

Summary of Analysis 

The request is for a zone map amendment for 
an approximately 0.302 acre site on 210 & 214 
Arno St. NE, between Copper Ave. NE and 
Tijeras Ave. NE. The Applicant is requesting a 
change from the existing R-1B (Single-Family 
Medium Lot) to MX-L (Mixed-Use Low 
Intensity) zoning to allow for non-residential 
uses such as a bakery, deli, or coffee shop on 
the subject site. 

A neighborhood meeting was held on Tuesday, 
April 16, 2019.  The meeting minutes are 
included in the appendix.  No concerns were 
noted.  

The subject site is in an Area of Change as 
designated by the Comprehensive Plan. The 
zone change has been adequately justified 
pursuant to the IDO’s criteria for zone map 
amendments.  

There is no known opposition.  Staff 
recommends approval. 
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I.  Introduction 

 
  Zoning 

Comprehensive 
Plan Area Land Use 

Site R-1B Area of Change  
Townhouse and low-density multi-family 

buildings, as well as civic and institutional uses to 
serve the surrounding residential area 

North R-ML Area of Change  
Single-family residential, townhouse, office, and 

commercial services 

South 
R-1B, R-ML, 

and PD 
Area of Change  

Townhouse, multi-family residential, library, 
commercial retail and services, and parking garage 

East R-1B Area of Change  Single-family residential, duplex, and townhouse 

West PD Area of Change  
Multi-family residential, office, commercial retail 

and services 

 

Proposal  

This is a request for a Zone Map Amendment (Zone Change) on behalf of EDO Properties 
LLC. The subject site is located at 210 & 214 Arno St. NE, between Copper Ave. NE 
and Tijeras Ave. NE. The subject site is comprised of two lots legally described as Lots 
10 and 11, Block 12, Hunings Highland Addition. Lot 10, which is located on the corner 
of Arno and Tijeras, contains a recently renovated historic building that has been used 
for a variety of commercial and residential uses over the years dating back to 1908. Lot 
11, located to the south of Lot 10, is currently vacant. Combined, the two lots total 0.302 
acres. 

The subject site is currently zoned R-1B (Single-Family Medium Lot). The request is for 
a Zone Map Amendment (Zone Change) to rezone the property from R-1B (Single-
Family Medium Lot) to MX-L (Mixed-Use Low Intensity). The Applicant is requesting 
a change from the existing R-1B to MX-L to allow for non-residential uses such as a 
bakery, deli or coffee shop on the subject site. 

EPC Role 

The EPC is hearing this case because the IDO gives the EPC authority to hear all zone 
change cases in the City pursuant to Section 6-7(F) Zoning Map Amendment.  The EPC 
is the final decision-making body unless the decision is appealed. If so, the Land Use 
Hearing Officer (LUHO) would hear the appeal and make a recommendation to City 
Council. The City Council would make the final administrative decision.  This request is 
a quasi-judicial matter. 
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History/Background 

The historic building on the subject site, known as the “Auge Store” after its first owners, 
has had many different uses over the years. Constructed in 1908, it was originally used 
as a grocer, meat market, and butcher shop. Records indicate it housed a café in the 1920s 
and again was a grocery in the 1940s. In the 1960s into the 1970s the property was home 
to “Gilbert’s Lunch Counter” and “Gilbert’s,” a restaurant owned by Gilbert Caffo. 
Finally, after being vacant for a few years it was most recently used as multiple 
townhouse-style residences. A summary of Albuquerque City Directories and a New 
Mexico historic building inventory for the site are included in the Appendix. Also 
included are Certificates of Appropriateness from 2010 and 2017 that are associated with 
this address. (LUCC 1003827)  

Context  

The area surrounding the subject site contains a variety of residential and commercial 
uses, including some mixed-use developments with both types on the same lot or within 
the same building. There are single-family houses, townhouses, and multi-family 
residential along with offices, retail, and service uses, including a co-working space, two 
salons, and numerous restaurants along Central Avenue. Additionally, Innovate ABQ is 
building out at the northwest corner of Central and Broadway just to the southwest of the 
subject site along with a new hotel at the southwest corner of that same intersection. 

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.  

• Arno St. NE is classified as a local street. 
• Broadway, north of Central Ave., south of Martin Luther King Ave., (also Dr. Martin 

Luther King Jr. Ave. NE): 
• is classified as a principal arterial. 

• Martin Luther King Ave., East of Broadway and west of Locust, is classified as 
a principal arterial. 

• The MRCOG’s 2040 Limited Access Facilities Map does not show adjacent 
roadways as an interstate freeways or as having limited access.  

Comprehensive Plan Corridor Designation 

Central Avenue, two blocks south of the subject site, is designated as a Major Transit 
Corridor and Premium Transit Corridor, as well as a Main Street Corridor. Broadway 
Boulevard, one block west of the subject site, is also designated as a Main Street Corridor 
in the Comprehensive Plan. 
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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 shows an Existing Bicycle Lane on Martin Luther King Ave. and is 
also part of the 50-Mile Activity Loop. 

• The LRBS shows a Proposed Bicycle Lane on Broadway. 

• Arno is a local street (not a Bicycle Lane or Bicycle Route). 

Parking 

The main rear residential unit has access to the existing garage to satisfy its parking 
needs. The rest of the building has relied on street parking in the past and will continue 
to do so for the time being. There is also a public parking structure located one block to 
the south of the site available to those who choose to use it. Most importantly, as a pre-
1965 historic building, the site is exempt from minimum off-street parking requirements 
per IDO Section 14-16-5-5(B)(2)(b) except for those required for ADA compliance.  

Transit 

The subject site is near to Central Avenue Main Street and Premium Transit Corridors;  
also proximate to routes on Martin Luther King Ave. 

The Fixed Route 66 and Rapid Ride 766 and 777 routes run on Central Avenue. Fixed 
Routes 50 and 16, as well as Commuter Routes 12 and 92 all provide service to the 
University along Martin Luther King Ave.  When it begins operation the nearest ART 
station (ART routes 766 and 777) will be 1200 feet walking at distance at Walter and 
Central.   

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. 

 

II.  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 

SU-2 MR (Mixed Residential) 

Existing Post-IDO Zoning 

R-1B (Single-Family - Medium Lot) 
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Proposed Zoning 

MX-L (Mixed-Use Low Intensity) 

The purpose of the MX-L zone district is to provide for neighborhood-scale convenience 
shopping needs, primarily at the corners of collector intersections. Primary land uses 
include non-destination retail and commercial uses, as well as townhouses, low-density 
multi-family residential dwellings, and civic and institutional uses to serve the 
surrounding area, with taller, multi-story buildings encouraged in Centers and Corridors. 

The proposed uses in the MX-L zone are compatible with the surrounding area and uses, 
as evidenced by the large amount of MX-L zoning in the neighborhood. 

IDO Zoning Comparison: R-1B vs. MX-L 

Use R-1B MX-L 

Dwelling, single-family detached P - 

Dwelling, cluster/cottage development P - 

Dwelling, townhouse - P 

Dwelling, live-work - P 

Dwelling, multi-family - P 

Community residential facility, medium or large - P 

Group home, small or medium - P 

Adult or child day care facility - P 

Museum or art gallery - P 

Veterinary hospital and Other pet services - P 

Restaurant - P 

Bank - P 

Club or event facility - P 

Commercial services - P 

Medical or dental clinic - P 

Office - P 

Personal and business services, small - P 

Bakery goods or confectionary shop - P 

General retail, small - P 

Liquor retail - A 
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Artisan manufacturing - P 

Mobile vending cart - A 

Outdoor dining area - A 

Other use accessory to non-residential primary use - A 

 

Staff had some concerns about the proposed MX-L zoning.  There was a thought that 
MX-T zoning might be more appropriate.  The applicant made the following comments 
in response to staff concerns: 

1. The uses need to be evaluated in the context of the existing historic building on the 
property that has recently been renovated at considerable expense by the property 
owner.  

2. The changes to the building, and any future changes, require approval by the City’s 
Landmarks Commission.  

3. Demolition would also require City review and approval, which based on the nature 
and character of the building, would likely be opposed by City staff and the 
Landmarks Commission.  

4. Based on the existing building and the IDO requirements, many of the MX-L uses 
that raise concerns would not be feasible as a practical matter. 

a. The existing building is approximately 3,700 square feet, 

b. Veterinary clinics, while not large buildings are typically 4,500 s.f. to 6,000 s.f. 
on the small side, 

c. Liquor sales are only permitted as an accessory use to a grocery store in 
mapped areas and this is not a mapped area so it is prohibited, and  

d. A group home, other than small, wouldn’t fit within the existing building and 
this parcel is within the buffer from an existing facility, so it is also prohibited. 

5. The following uses, which are likely and appropriate, would not be permitted in the 
MX-T zone: 

a. Restaurant – Permissive in MX-L and Conditional in MX-T 

b. Bakery or confectionary shop – Permissive in MX-L and Conditional Vacant in 
MX-T 

c. Artisan manufacturing – Permissive in MX-L and Conditional in MX-T 

d. Outdoor dining – Permissive in MX-L and Conditional in MX-T 

In order for the applicant to put in a bakery or confectionary shop, the use is allowed as 
Permissive in MX-L and Conditional Vacant in MX-T, which would require that the 
building be vacant for five years before improvements can be done. 
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Staff understands the rationale that the property is too small for a veterinary clinic, liquor 
sales or a group home, as mentioned above and that the desired uses which are likely and 
appropriate would be permitted in the MX-L zone. 

Historic Protection Overlay 

The Applicant has thoughtfully renovated the existing building on the subject site. The 
site is within the Huning Highland Historic Protection Overlay Zone HPO-4, and the 
building is considered a significant structure within that historic district. The renovation 
included opening large windows in the corner space that reflect the previous commercial 
use of the building, which were long blocked off after it was converted to residential use. 
Along with the planting of street trees, the work done to the structure has significantly 
improved the look and feel of this intersection and the neighborhood. Included in the 
Appendix are two maps from the Huning Highland Sector Development Plan (now part 
of the Comprehensive Plan, Appendix D) documenting the site as a commercial land use 
and the building’s status as significant to the historic district. 

 

Albuquerque / Bernalillo County Comprehensive Plan (Rank 1) 

Note:  Relevant Goals and policies are listed below.  Staff analysis follows in bold italics. 

The subject site is located in an Area of Change 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 Goals and policies are as follows: 

ABC Comprehensive Plan Goals and Policies 

Chapter 4: Community Identity 

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

The request furthers Policy 4.1.2 because it will allow for the appropriate type 
and scale of uses to utilize this historic structure. Commercial uses will also take 
advantage of the unique character of the building design, which includes a space 
with high ceilings, large windows, and an entrance immediately onto the sidewalk 
at the street corner.  

POLICY 4.1.3 Placemaking: Protect and enhance special places in the built 
environment that contribute to distinct identity and sense of place. 

The request furthers Policy 4.1.3 because a small-scale commercial use of the 
subject site would help protect the character of the historic building, as well as 
enhance the Huning Highland and East Downtown areas with another walkable 
local business. Such a business would contribute to the distinct identity and sense 
of place of this area of Albuquerque that already includes Old Albuquerque High 
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School, the Special Collections Library, and Downtown Historic Bed and 
Breakfast, among other special places. 

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

The request furthers Policy 4.1.4 because it will protect stable, thriving residential 
neighborhoods and preserves the neighborhood by enhancing and protecting the 
historic building.   

 

Chapter 5: Land Use 

GOAL 5.1 Centers & Corridors: Grow as a community of strong Centers connected by 
a multi-modal network of Corridors. 

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

The request furthers Goal 5.1 and related policies by capturing new, small-scale 
commercial growth in an Area of Change within two different Main Street 
Corridor areas with access to high-quality transit. Allowing for redevelopment 
and reuse of the existing building with a mix of low-intensity uses will promote 
new opportunities to live, work, and shop in a walkable neighborhood. 

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

The request furthers Policy 5.1.2 because the subject site is located within 
multiple designated Corridor areas, as well as being within an Area of Change, 
so a zone change to a more intense mixed-use zone is appropriate for this 
location, thus furthering this policy. 

POLICY 5.1.8 Premium Transit Corridors: Foster corridors that prioritize high-
capacity, high-frequency transit service, with mixed-use, transit-oriented development 
within walking distance of transit stations. 

The request furthers Policy 5.1.8 because the proposed zone change will bring 
the existing multi-unit residential use of the property out of nonconformance. 
While proposing a small commercial business is the primary driver for this 
request, the existing building has the flexibility to continue to house multiple 
residences as well. The site is within ¼ mile of an Albuquerque Rapid Transit 
station area on Central Avenue, so allowing for multi-family residential in 
addition to small, neighborhood-scale commercial uses furthers this policy. 

POLICY 5.1.9 Main Streets: Promote Main Streets that are lively, highly walkable 
streets lined with neighborhood-oriented businesses. 
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The request furthers Policy 5.1.9 because in renovating the existing building, the 
applicant planted numerous trees between the sidewalk and the street. The zone 
change for low-intensity mixed-uses will allow for new neighborhood-oriented 
business, which along with the landscaping improvements will create an 
exceptionally safe and comfortable pedestrian environment, thus furthering this 
policy. 

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

The request furthers Policy 5.1.10 because Central Avenue is a Major Transit 
Corridor, in addition to a Premium Transit Corridor. By allowing for multi-
family residential and townhouses, which are currently nonconforming uses of 
the property, the zone change is encouraging higher density residential within ¼ 
mile of multiple transit stops on Central. Additionally, the applicant is proposing 
to utilize the site, which is located near the major Central and Broadway 
intersection, for mixed-use development in support of this policy. 

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

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

The request furthers Goal 5.2 and related policies by allowing low-intensity uses 
near the edge of a neighborhood where residents can easily walk to the new 
proposed commercial use. In addition to walking, the site is easily accessible via 
bicycle because of nearby bike lanes on Martin Luther King Ave. and Central 
Ave, as well as a bike route on Edith Boulevard. 

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

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

The request furthers Goal 5.3 and related policies because the change will 
support reuse of the existing building and potential other development on the rest 
of the property, which is in Central Albuquerque with access to all necessary 
services, infrastructure, and public facilities. 

GOAL 5.6 City Development Areas: Encourage and direct growth to Areas of Change 
where it is expected and desired and ensure that development in and near Areas of 
Consistency reinforces the character and intensity of the surrounding area. 

POLICY 5.6.2 Areas of Change: Direct growth and more intense development to 
Centers, Corridors, industrial and business parks, and Metropolitan Redevelopment 
Areas where change is encouraged. 
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The request furthers Goal 5.6 and related policies by directing more intense 
growth to a site designated within an Area of Change. Allowing small-scale 
commercial uses in addition to residential uses on the subject site will expand 
employment opportunities in an area with adequate infrastructure and a very 
highly connected street grid. Mixed-use of the subject site will support transit 
along Central Avenue and other commercial uses in the vicinity. 

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

The request furthers Policy 5.6.4 by requesting a low-intensity zone district for 
the subject site. The proposed zone is the appropriate level of intensity for its 
location on the edge of a neighborhood and across the alley from lots that are 
designated an Area of Consistency by the Comprehensive Plan. The requested 
zone is limited in height and uses, and the Integrated Development Ordinance 
further limits development or imposes certain standards on development in such 
a location next to low-density residential. All of this combined with the Historic 
Protection Overlay standards will protect the character and integrity of the 
existing adjacent residential areas. 

 

Chapter 7: Urban Design 

GOAL 7.1 Streetscapes & Development Form: Design streetscapes and development 
form to create a range of environments and experiences for residents and visitors. 

GOAL 7.2 Pedestrian-Accessible Design: Increase walkability in all environments, 
promote pedestrian-oriented development in urban contexts, and increase pedestrian 
safety in auto-oriented contexts. 

POLICY 7.2.1 Walkability: Ensure convenient and comfortable pedestrian travel. 

POLICY 7.2.2 Walkable Places: Promote high-quality pedestrian-oriented 
neighborhoods and districts as the essential building blocks of a sustainable region. 

The request furthers Goals 7.1 and 7.2 and related policies because the existing 
building addresses the sidewalk with a zero setback and entrance on the corner, 
and the applicant has installed landscaping and street trees. Adding a small 
coffee shop, bakery, or similar use will properly utilize these design features and 
promote walkability and activity at this intersection and neighborhood, which is 
in an urban context. Allowing this commercial or mixed-use furthers these goals 
and policies because those uses will take advantage of such design features as 
opposed to the previous residential-only use that had little interaction with the 
street corner. 

GOAL 7.3 Sense of Place: Reinforce sense of place through context-sensitive 
design of development and streetscapes. 
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POLICY 7.3.4 Infill: Promote infill that enhances the built environment or blends 
in style and building materials with surrounding structures and the streetscape of 
the block in which it is located. 

The request furthers Goal 7.3 and related policies by utilizing a historic 
commercial and mixed-use building that is neighborhood-scale and has been 
renovated to be consistent with the historic context and neighborhood 
character. 

 

Chapter 8: Economic Development  

GOAL 8.1 Placemaking: Create places where business and talent will stay and 
thrive. 

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. 

The request furthers Goal 8.1 and related policies by allowing further 
investment in a location that is within multiple Comprehensive Plan-
designated Corridors that will be a great location for a small business, thus 
promoting entrepreneurship, employment opportunities, and a range of 
possible salary levels.  

 

Chapter 11: Heritage Conservation 

GOAL 11.2 Historic Assets: Preserve and enhance significant historic districts and 
buildings to reflect our past as we move into the future and to strengthen our sense 
of identity. 

POLICY 11.2.2 Historic Registration: Promote the preservation of historic 
buildings and districts determined to be of significant local, State, and/or National 
historical interest. 

The request furthers Goal 11.2 and related policies because it will allow for 
commercial uses to take place in a historically commercial and mixed-use 
building. As a significant building in the Huning Highland historic district, 
preserving and enhancing the existing building is a priority. To properly 
utilize the renovated building with its high ceilings, large windows, and direct 
access to the sidewalk at the street corner, a commercial use is the best use. 
Recognizing this historic building as a vital element of the community, this 
zone change will encourage further reuse and reinvestment in the subject 
property. 
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III.  Zone Map Amendment (Zone Change)    

JUSTIFICATION  

Integrated Development Ordinance (IDO) 6-7(F)(3)-Review and Decision Criteria for 
Zone Map Amendments  

Note:  Applicant’s Justification is shown in indented italics, Staff’s Analysis follows in 
indented bold text. 

Requirements   

The review and decision criteria outline policies and requirements for deciding zone 
change applications. The applicant must provide sound justification for the proposed 
change and demonstrate that several tests have been met.  The burden is on the applicant 
to show why a change should be made.  

The applicant must demonstrate that the existing zoning is inappropriate because of one of 
three findings: 1) there was an error when the existing zone district was applied to the 
property; or 2) there has been a significant change in neighborhood or community 
conditions affecting the site; or 3) a different zone district is more advantageous to the 
community as articulated by the Comprehensive Plan or other, applicable City plans. 

Justification & Analysis  

The zone change justification letter analyzed here, received on April 24, 2019 is a response 
to the request for a revised justification (see attachment). There was an updated justification 
letter sent on May 15, 2019.  The justification letter is included in the Appendix.  

The subject site is zoned R-1B (Single-Family Medium Lot). The request is for a Zone 
Map Amendment to rezone the property from R-1B (Single-Family Medium Lot) to MX-
L (Mixed-Use Low Intensity). The Applicant is requesting a change from the existing R-
1B to MX-L to allow for non-residential uses such as a bakery, deli or coffee shop on the 
subject site. 

The applicant believes that the proposed zone map amendment (zone change) meets the 
zone change decision criteria [14-16-6-7(F)(3)] as elaborated in the justification letter. 
The citation is from the IDO.   

A. Criterion A. 6-7(F)(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 zone change is consistent with the health, safety, and general welfare of 
the City, and will further a preponderance the applicable policies of the 
Comprehensive Plan as shown in the policy analysis of this letter. A summary of the 
goals and policies furthered by this request are listed below: 
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Applicable citations: Policy 4.1.2 Identity and Design; Policy 4.1.3 Placemaking; 
Policy 4.1.4 Neighborhoods; Goal 5.1 Centers and Corridors; Policy 5.1.1 
Desired Growth; Policy 5.1.2 Development Areas; Policy 5.1.8 Premium Transit 
Corridors; Policy 5.1.9 Main Streets; Policy 5.1.10 Major Transit Corridors; 
Goal 5.2. Complete Communities; Policy 5.2.1 Land Uses; Goal 5.3 Efficient 
Development Patterns; Policy 5.3.1 Infill Development; Goal 5.6 City 
Development Areas; Policy 5.6.2 Areas of Change; Policy 5.6.4 Appropriate 
Transitions; Goal 7.1 Streetscapes & Development Form; Goal 7.2 Pedestrian-
Accessible Design; Policy 7.2.1 Walkability; Policy 7.2.2 Walkable Places; Goal 
7.3 Sense of Place; Policy 7.3.4 Infill; Goal 8.1 Placemaking; Policy 8.1.1 
Diverse Places; Goal 11.2 Historic Assets; Policy 11.2.2 Historic Registration 

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. 
 

B. Criterion B. 6-7(F)(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 that character. The applicant must also 
demonstrate that the existing zoning is inappropriate because it meets any of the 
following criteria: 

The subject site is located wholly in an Area of Change, so this criterion does not apply. 

Staff concurs. The response to Criterion B is sufficient.  

 

C. Criterion C. 6-7(F)(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: 

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). 



CITY OF ALBUQUERQUE ENVIRONMENTAL PLANNING COMMISSION 
PLANNING DEPARTMENT   Project #: 2019-002354 (1003827), RZ-2019-00025  
CURRENT PLANNING SECTION Hearing Date:  June 13, 2019 

Page: 21 

 

 

The subject property is wholly located in an Area of Change and furthers the Goals 
of the Comp Plan and strengthens the community by providing a variety of market-
rate housing types, allowing for further development of transportation corridors, 
and assists the City in providing employment, shopping and commercial activity. 
Criteria 1 and 2 do not apply. 

Criteria 3 is accomplished and met by the following: The existing zoning is not 
appropriate for this site because a different zone district is more advantageous to 
the community as articulated by the Comprehensive Plan. Changing the zoning 
from R-1B to MX-L would further applicable policies as described below, including 
historic preservation, infill development, and mixed uses that support Major 
Transit, Premium Transit, and Main Street Corridors. 

 
The zone change to MX-L would be more advantageous to the community than 
the current zoning (R-1B) because the request furthers a preponderance of 
applicable Goals and policies in the Comprehensive Plan and does not 
significantly conflict with it, as shown in the applicant’s policy analysis in the 
response to Criterion A. The response to Criterion C is sufficient.  

 

D. Criterion D. 6-7(F)(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 will adequately 
mitigate those harmful impacts. 

None of the permissive uses in the MX-L zone will be harmful to the adjacent property, 
neighborhood, or community. The following table provides a comparison of the most-
relevant uses from the R-1B and MX-L zones. New uses chosen to show from the MX-
L zone are limited those uses that are permissive and would not need to come back for 
Conditional Use approval later. 

The proposed uses in the MX-L zone are compatible with the surrounding area and 
uses, as evidenced by the large amount of MX-L zoning in the neighborhood. 
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IDO Zoning Comparison: R-1B vs. MX-L  

Use R-1B MX-L 

Dwelling, single-family detached P - 

Dwelling, cluster/cottage development P - 

Dwelling, townhouse - P 

Dwelling, live-work - P 

Dwelling, multi-family - P 

Community residential facility, medium or large - P 

Group home, small or medium - P 

Adult or child day care facility - P 

Museum or art gallery - P 

Veterinary hospital and Other pet services - P 

Restaurant - P 

Bank - P 

Club or event facility - P 

Commercial services - P 

Medical or dental clinic - P 

Office - P 

Personal and business services, small - P 

Bakery goods or confectionary shop - P 

General retail, small - P 

Liquor retail - A 

Artisan manufacturing - P 

Mobile vending cart - A 

Outdoor dining area - A 

Other use accessory to non-residential primary use - A 

 

From this list of uses, the intent of the applicant with this zone change is to obtain 
dwellings, townhouse and multi-family that are currently nonconforming uses of the 
property, as well as restaurant and bakery goods or confectionary shop. Other uses may 
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be considered, but as this list indicates most of these uses are very low-intensity. In 
addition, some uses of the MX-L zone are not relevant because of the small size and 
configuration of the property and the existing historic building. The Integrated 
Development Ordinance also includes use-specific standards to further regulate certain 
uses such as size limitations, distance separations, or additional screening requirements. 
These use-specific standards along with the Historic Protection Overlay zone requirements 
and review process involving the Landmarks Commission will ensure that any use from the 
MX-L zone proposed for the site will not be harmful to the adjacent property, 
neighborhood, or community. 

The applicant has demonstrated that the requested MX-L includes fewer permissive uses than 
the R-1B zone, which allows a variety of neighborhood commercial uses (see applicant’s table 
of uses in the justification letter).  The response to Criterion D is sufficient.   

 

E. Criterion E. 6-7(F)(3)(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 proposed zone change will not require major and unprogrammed capital 
expenditures by the City. This is an existing built property that the applicant desires 
to reuse for commercial purposes much like it historically has. It is surrounded by 
existing infrastructure including roadways, water, sewer, and storm water facilities 
that can serve the project. 

The applicant refers to sub-criterion 1, that the subject site has adequate 
infrastructure capacity to serve development that the request would make 
possible. The response to Criterion E is sufficient.   

 

F. Criterion F. 6-7(F)(3)(f) The applicant’s justification for the requested zone change is 
not completely based on the property’s location on a major street. 

The property is within multiple designated Comprehensive Plan Corridor areas, but it 
is not located directly on the major streets themselves. Its location within these 
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Corridors or near these streets is not the sole justification for the zone change. Instead, 
the request is based on being more advantageous to the community as it furthers a 
preponderance of applicable Comprehensive Plan policies for land use, infill 
development, urban design, placemaking, and historic preservation. 

The subject site’s location is on Arno St. NE and is classified as a local street. The 
justification is based on the request furthering a preponderance of applicable 
Comprehensive Plan policies as demonstrated in the response to Criterion A. The 
response to Criterion F is sufficient.  

 

G. Criterion G. 6-7(F)(3)(g) The applicant’s justification is not based completely or 
predominantly on the cost of land or economic considerations. 

The cost of land or other economic considerations are not the determining factor for 
this zone change request. However, taking advantage of the significant investment into 
the restoration of the historic commercial and mixed-use building is a positive step for 
the neighborhood and community that is furthered by this request. 

Economic considerations are a factor, but the applicant’s justification is not 
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. The response to Criterion G is sufficient.   

 

H. Criterion H. 6-7(F)(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 subject site is just 0.302 acres in size and the request is for a zone district different 
than all the adjacent zones, so it is considered a spot zone. However, the request is a 
justifiable spot zone because it clearly facilitates implementation of the ABC Comp 
Plan as shown in this justification letter. The nature of the structure already on the 
premises also makes it unsuitable for the uses allowed by the existing R-1B zone and 
the other surrounding zones. As a historic commercial and mixed-use building, it is 
best used for commercial and mixed-use purposes as explained in this letter, so the 
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MX-L zone is most appropriate for the property and matches other properties in the 
neighborhood even though they are not adjacent to the subject site. 

The request would result in a spot zone because it would function as a transition zone 
for the surrounding neighborhoods and properties. The applicant has demonstrated, 
in a policy-based analysis, that the request would clearly facilitate implementation of 
the Comprehensive Plan and that sub-criteria 1 applies.  The response to Criterion 
H is sufficient.   

Staff concludes that the applicant has adequately justified the proposed zone change from R-
1B to MX-L. 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. Though at spot zone would be created, it would be a justifiable spot zone 
because the request would clearly facilitate implementation of the Comprehensive Plan. 

 

IV.  Agency & Neighborhood Concerns 

Reviewing Agencies 

City departments and other interested agencies reviewed this application prior to the EPC 
Hearing. Few agency comments were received and none were adverse to the request.  
Refer to the agency comments at the end of the staff report. 

Neighborhood/Public 

Prior to application, the applicants reached out to the EDo Neighborhood Association, 
Huning Highland Historic District Association and properties within the 100 foot 
property owner buffer.  A neighborhood meeting was held on Tuesday, April 16, 
2019.  The meeting minutes are included in the submittal packet.  On April 8, a letter of 
support was received from EDo Neighborhood Association. There has been no 
opposition to this correspondence. All correspondence is included in submittal packet. 

V. Conclusion 
The request is for a zone map amendment for an approximately 0.302 acre site on 210 & 
214 Arno St. NE, between Copper Ave. NE and Tijeras Ave. NE.   

The Applicant is requesting a zone change from the existing R-1B (Single-Family 
Medium Lot) to MX-L (Mixed-Use Low Intensity) zoning to allow for non-residential 
uses such as a bakery, deli, or coffee shop on the subject site. 

A neighborhood meeting was held on Tuesday, April 16, 2019.  The meeting minutes are 
included in the appendix.  No concerns were noted. 

The subject site is in an Area of Change as designated by the Comprehensive Plan. The 
zone change has been adequately justified pursuant to the IDO’s criteria for zone map 
amendments. 

There is no known opposition.  Staff recommends approval. 
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Findings, Zoning Map Amendment (Zone Change) 
Project #: 2019-002354, RZ-2019-00025  

1. The request is for a zone map amendment for an approximately 0.302 acre site on 210 
& 214 Arno St. NE, between Copper Ave. NE and Tijeras Ave. NE.   
 

2. The subject site is zoned R-1B (Single-Family Medium Lot). The Applicant is 
requesting a change from the existing R-1B to MX-L (Mixed-Use Low Intensity) 
zoning to allow for non-residential uses such as a bakery, deli, or coffee shop on the 
subject site. 
 

3. The subject site is in an area that the Comprehensive Plan has designated an Area of 
Change. Central Avenue is two blocks south of the subject site and is designated as a Major 
Transit Corridor and Premium Transit Corridor, as well as a Main Street Corridor. 
Broadway Boulevard, one block west of the subject site, is also designated as a Main Street 
Corridor in the Comprehensive Plan.  The site is within the Huning Highland Historic 
Protection Overlay Zone HPO-4, and the building is considered a significant structure 
within that historic district. 
 

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

5. The request furthers the following applicable Goal and policies in Comprehensive Plan 
Chapter 4: Community Identity: 

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

The request furthers Policy 4.1.2 because it will allow for the appropriate type and scale 
of uses to utilize this historic structure. Commercial uses will also take advantage of the 
unique character of the building design, which includes a space with high ceilings, large 
windows, and an entrance immediately onto the sidewalk at the street corner.  

b. POLICY 4.1.3 Placemaking: Protect and enhance special places in the built environment 
that contribute to distinct identity and sense of place. 

The request furthers Policy 4.1.3 because a small-scale commercial use of the subject 
site would help protect the character of the historic building, as well as enhance the 
Huning Highland and East Downtown areas with another walkable local business. Such 
a business would contribute to the distinct identity and sense of place of this area of 
Albuquerque that already includes Old Albuquerque High School, the Special 
Collections Library, and Downtown Historic Bed and Breakfast, among other special 
places. 
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c. POLICY 4.1.4 Neighborhoods: Enhance, protect, and preserve neighborhoods and 
traditional communities as key to our long-term health and vitality. 

The request furthers Policy 4.1.4 because it will protect stable, thriving residential 
neighborhoods and preserves the neighborhood by enhancing and protecting the historic 
building.   

 

6. The request furthers the following, applicable Goal and policies in Comprehensive Plan 
Chapter 5: Land Use: 

a. GOAL 5.1 Centers & Corridors: Grow as a community of strong Centers connected by 
a multi-modal network of Corridors. 

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

The request furthers Goal 5.1 and related policies by capturing new, small-scale 
commercial growth in an Area of Change within two different Main Street Corridor 
areas with access to high-quality transit. Allowing for redevelopment and reuse of the 
existing building with a mix of low-intensity uses will promote new opportunities to 
live, work, and shop in a walkable neighborhood. 

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

The request furthers Policy 5.1.2 because the subject site is located within multiple 
designated Corridor areas, as well as being within an Area of Change, so a zone change 
to a more intense mixed-use zone is appropriate for this location, thus furthering this 
policy. 

d. POLICY 5.1.8 Premium Transit Corridors: Foster corridors that prioritize high-
capacity, high-frequency transit service, with mixed-use, transit-oriented development 
within walking distance of transit stations. 

The request furthers Policy 5.1.8 because the proposed zone change will bring the 
existing multi-unit residential use of the property out of nonconformance. While 
proposing a small commercial business is the primary driver for this request, the 
existing building has the flexibility to continue to house multiple residences as well. 
The site is within ¼ mile of an Albuquerque Rapid Transit station area on Central 
Avenue, so allowing for multi-family residential in addition to small, neighborhood-
scale commercial uses furthers this policy. 

e. POLICY 5.1.9 Main Streets: Promote Main Streets that are lively, highly walkable 
streets lined with neighborhood-oriented businesses. 
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The request furthers Policy 5.1.9 because in renovating the existing building, the 
applicant planted numerous trees between the sidewalk and the street. The zone change 
for low-intensity mixed-uses will allow for new neighborhood-oriented business, 
which along with the landscaping improvements will create an exceptionally safe and 
comfortable pedestrian environment, thus furthering this policy. 

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

The request furthers Policy 5.1.10 because Central Avenue is a Major Transit Corridor, 
in addition to a Premium Transit Corridor. By allowing for multi-family residential and 
townhouses, which are currently nonconforming uses of the property, the zone change 
is encouraging higher density residential within ¼ mile of multiple transit stops on 
Central. Additionally, the applicant is proposing to utilize the site, which is located near 
the major Central and Broadway intersection, for mixed-use development in support of 
this policy. 

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

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

The request furthers Goal 5.2 and related policies by allowing low-intensity uses near 
the edge of a neighborhood where residents can easily walk to the new proposed 
commercial use. In addition to walking, the site is easily accessible via bicycle because 
of nearby bike lanes on Martin Luther King Ave. and Central Ave, as well as a bike 
route on Edith Boulevard. 

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

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

The request furthers Goal 5.3 and related policies because the change will support reuse 
of the existing building and potential other development on the rest of the property, 
which is in Central Albuquerque with access to all necessary services, infrastructure, 
and public facilities. 

k. GOAL 5.6 City Development Areas: Encourage and direct growth to Areas of Change 
where it is expected and desired and ensure that development in and near Areas of 
Consistency reinforces the character and intensity of the surrounding area. 

l. POLICY 5.6.2 Areas of Change: Direct growth and more intense development to 
Centers, Corridors, industrial and business parks, and Metropolitan Redevelopment 
Areas where change is encouraged. 
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The request furthers Goal 5.6 and related policies by directing more intense growth to 
a site designated within an Area of Change. Allowing small-scale commercial uses in 
addition to residential uses on the subject site will expand employment opportunities 
in an area with adequate infrastructure and a very highly connected street grid. Mixed-
use of the subject site will support transit along Central Avenue and other commercial 
uses in the vicinity. 

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

The request furthers Policy 5.6.4 by requesting a low-intensity zone district for the 
subject site. The proposed zone is the appropriate level of intensity for its location on 
the edge of a neighborhood and across the alley from lots that are designated an Area 
of Consistency by the Comprehensive Plan. The requested zone is limited in height and 
uses, and the Integrated Development Ordinance further limits development or imposes 
certain standards on development in such a location next to low-density residential. All 
of this combined with the Historic Protection Overlay standards will protect the 
character and integrity of the existing adjacent residential areas. 

 

7. The request furthers the following, applicable Goal and policies in Comprehensive Plan 
Chapter 7: Urban Design: 

a. GOAL 7.1 Streetscapes & Development Form: Design streetscapes and 
development form to create a range of environments and experiences for residents 
and visitors. 

b. GOAL 7.2 Pedestrian-Accessible Design: Increase walkability in all environments, 
promote pedestrian-oriented development in urban contexts, and increase 
pedestrian safety in auto-oriented contexts. 

c. POLICY 7.2.1 Walkability: Ensure convenient and comfortable pedestrian travel. 

d. POLICY 7.2.2 Walkable Places: Promote high-quality pedestrian-oriented 
neighborhoods and districts as the essential building blocks of a sustainable region. 

The request furthers Goals 7.1 and 7.2 and related policies because the existing 
building addresses the sidewalk with a zero setback and entrance on the corner, and 
the applicant has installed landscaping and street trees. Adding a small coffee shop, 
bakery, or similar use will properly utilize these design features and promote 
walkability and activity at this intersection and neighborhood, which is in an urban 
context. Allowing this commercial or mixed-use furthers these goals and policies 
because those uses will take advantage of such design features as opposed to the 
previous residential-only use that had little interaction with the street corner. 

e. GOAL 7.3 Sense of Place: Reinforce sense of place through context-sensitive 
design of development and streetscapes. 
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f. POLICY 7.3.4 Infill: Promote infill that enhances the built environment or blends 
in style and building materials with surrounding structures and the streetscape of 
the block in which it is located. 

The request furthers Goal 7.3 and related policies by utilizing a historic commercial 
and mixed-use building that is neighborhood-scale and has been renovated to be 
consistent with the historic context and neighborhood character. 

 

8. The request furthers the following, applicable Goal and policies in Comprehensive Plan 
Chapter 8: Economic Development:  

a. GOAL 8.1 Placemaking: Create places where business and talent will stay and 
thrive. 

b. 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. 

The request furthers Goal 8.1 and related policies by allowing further investment 
in a location that is within multiple Comprehensive Plan-designated Corridors that 
will be a great location for a small business, thus promoting entrepreneurship, 
employment opportunities, and a range of possible salary levels.  

 

9.  The request furthers the following, applicable Goal and policies in Comprehensive Plan 
Chapter 11: Heritage Conservation: 

a. GOAL 11.2 Historic Assets: Preserve and enhance significant historic districts and 
buildings to reflect our past as we move into the future and to strengthen our sense 
of identity. 

b. POLICY 11.2.2 Historic Registration: Promote the preservation of historic 
buildings and districts determined to be of significant local, State, and/or National 
historical interest. 

The request furthers Goal 11.2 and related policies because it will allow for 
commercial uses to take place in a historically commercial and mixed-use building. 
As a significant building in the Huning Highland historic district, preserving and 
enhancing the existing building is a priority. To properly utilize the renovated 
building with its high ceilings, large windows, and direct access to the sidewalk at 
the street corner, a commercial use is the best use. Recognizing this historic 
building as a vital element of the community, this zone change will encourage 
further reuse and reinvestment in the subject property. 
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10. 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. Criterion A. Consistency with the City’s health, safety, morals and general welfare 

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

B. Criterion B: This criterion does not apply because the subject site is not located in 
an Area of Consistency, either wholly or in part.  

 
C. Criterion C: The zone change to MX-L would be more advantageous to the 

community than the current zoning (R-1B) because the request furthers a 
preponderance of applicable Goals and policies in the Comprehensive Plan and 
does not significantly conflict with it, as shown in the applicant’s policy analysis in 
the response to Criterion A.  The request furthers several policies with respect to 
community identity and land use.  

 
D. Criterion D: The applicant has demonstrated that the requested MX-L includes fewer 

permissive uses than the R-1B zone, which allows a variety of neighborhood commercial 
uses (see applicant’s table of uses in the justification letter).    

 
E. Criterion E:  The applicant refers to sub-criterion 1, that the subject site has 

adequate infrastructure capacity to serve development that the request would make 
possible.  

 
F. Criterion F:  The subject site’s location is on Arno St. NE and is classified as a local 

street. The justification is based on the request furthering a preponderance of 
applicable Comprehensive Plan policies as demonstrated in the response to 
Criterion A.   

 
G. Criterion G:  Economic considerations are a factor, but the applicant’s justification 

is not completely or predominantly on the cost of land or economic considerations.  
Rather, the applicant has demonstrated that the request furthers a preponderance of 
applicable Comprehensive Plan policies.   

 
H. Criterion H:  The request would result in a spot zone because it would function as 

a transition zone for the surrounding neighborhoods and properties. The applicant 
has demonstrated, in a policy-based analysis, that the request would clearly 
facilitate implementation of the Comprehensive Plan and that sub-criteria 1 applies.    
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11. The applicant met with a representatives of the EDo Neighborhood Association, 
Huning Highland Historic District Association and properties within the 100 foot 
property owner buffer.  A neighborhood meeting was held on Tuesday, April 16, 
2019.  The meeting minutes are included in the submittal packet.  On April 8, a letter 
of support was received from EDo Neighborhood Association. There has been no 
opposition to this correspondence.  As of this writing, Staff has not received any 
comments. There is no known opposition. 
 

12. The applicant will need to coordinate development on the site with PNM. 

 

Recommendation  

APPROVAL of Project #: 2019-002354, Case #: RZ-2019-00025, a zone change from R-1B  
to MX-L for Lots 10 and 11, Block 12, Hunings Highland Addition, an approximately 0.302 
acre site located on 210 & 214 Arno St. NE, between Copper Ave. NE and Tijeras Ave. NE, 
based on the preceding Findings. 

 

 

 

Linda Rumpf 

Staff Planner 

 

Notice of Decision cc list:  

List will be finalized subsequent to the EPC hearing on June 13, 2109. 

cc:   EDO Properties, LLC, 201 Arno St. NE, #404, ABQ, NM  87102 

 Consenus Planning, Inc., Jim Strozer, 302 8th St., NW, ABQ, NM  87102 

 Vince DiGregory, EDO NA, Inc., P.O. Box 14616, ABQ, NM  87191 

 Rob Dickson, EDO NA Inc., P.O. Box 27439, ABQ, NM  87125 

 Bonnie Anderson, Huning Highland Historic Dist., Assoc., 321 High St. SE, ABQ, NM  
87102 

 Ann Carson, Huning Highland Historic Dist., Assoc., 416 Walter SE, ABQ, NM  87102 

 Alan Varela, avarela@cabq.gov  
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AGENCY COMMENTS 
PLANNING DEPARTMENT 
Long Range Planning 

The site located at 210 & 214 Arno St NE is comprised of approximately 2.7 acres and is 
currently zoned R-1B. There is PD zoning to the west and south, R-ML to the north, and 
R-1B to the east. The applicant is requesting a zoning map amendment to MX-L.  

The property is located within an Area of Change across the street from an Area of 
Consistency. The site is within two Main Street corridors – Central Avenue and Broadway 
Boulevard. Central Avenue is also designated as a Major Transit Corridor. The site is 
located within HPO-4 Huning Highland. The site would be regulated by development 
standards in IDO Subsection 3-5(I) in addition to zoning standards for MX-L. 

Given policies that encourage the protection of single-family neighborhood character and 
appropriate transitions between Areas of Change and Areas of Consistency, the EPC will 
need to carefully consider whether the integrity of the single-family neighborhood intended 
by the R-1B zoning in this location is still intact to the extent that additional uses and 
densities allowed by the requested zone and supported by policies for Main Street and 
Major Transit Corridors are not appropriate. 

ABC Comprehensive Plan 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 building design. 

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

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

c) Support improvements that protect stable, thriving residential neighborhoods 
and enhance their attractiveness. 

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. 

f) Discourage the development of detached single-family housing as an 
inappropriate use in Centers and along Corridors. 

g) Encourage residential infill in neighborhoods adjacent to Centers and Corridors 
to support transit ridership. 
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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 5.1.10 Major Transit Corridors:  Foster corridors that 
prioritize high-frequency transit service with pedestrian-oriented development. [ABC] 

a) Encourage higher-density residential developments within ¼ mile of transit stops 
or stations. 

b) Minimize negative impacts on nearby neighborhoods by providing transitions 
between development along Transit Corridors and abutting single-family 
residential areas. 

c) Encourage mixed-use development in Centers and near intersections. 

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.  

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

d) Encourage development that broadens 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. 

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

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

b)  Encourage development that expands employment opportunities. 

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

d) Encourage higher-density housing and mixed-use development as appropriate 
land uses that support transit and commercial and retail uses. 
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ABC Comprehensive Plan Policy 5.6.4 Appropriate Transitions:  Provide transitions in 
Areas of Change for development abutting Areas of Consistency through adequate 
setbacks, buffering, and limits on building height and massing.  

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

ABC Comprehensive Plan Policy 6.1.5 Main Street Corridors:  Prioritize pedestrians in 
street design and improvements, emphasizing safety, accommodation, and amenities by 
slowing auto traffic, providing on-street parking, limiting or prohibiting curb cuts, and 
requiring primary auto access to parking lots to be provided from intersecting, auto-
oriented streets. 

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. 

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. 

a) Maximize opportunities for economic development that furthers social, cultural, 
and environmental goals. 

b) Encourage the production, local sale, and export of locally-grown and made goods. 

Transportation Development Services 

No objection to the request.  

DEPARTMENT of MUNICIPAL DEVELOPMENT (DMD) TRANSPORTATION 

 No comment.  

PARKS AND RECREATION 

 No comment.  

SOLID WASTE MANAGEMENT DEPARTMENT 

 No comment.  
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TRANSIT DEPARTMENT 

Transit Department Comments, June 2019 

Case 
Number 

Brief 
Description 
of Request 

Transit 
Corridor?* 

Transit 
Route? 

Current 
Service/Stops 

Comments/Supp
ort/Requests 

Project 
#2019-
002354 
(1003827) 
RZ-2019-
00025 - Zone 
Map 
Amendment 

Amendment 
from R1-B 
to MX-L for 
0.2735 acres 
at 214 Arno 
Street NE 

Proximate 
to Central 
Avenue 
Main Street 
and 
Premium 
Transit 
Corridors;  
also 
proximate to 
routes on 
Martin 
Luther King  

The Fixed 
Route 66 and 
Rapid Ride 
766 and 777 
routes run on 
Central 
Avenue. Fixed 
Routes 50 and 
16, as well as 
Commuter 
Routes 12 and 
92 all provide 
service to the 
University 
along Martin 
Luther King 

When it begins 
operation the 
nearest ART 
station (ART 
routes 766 and 
777) will be 
1200 feet 
walking at 
distance at 
Walter and 
Central.  The 
nearest stop pair 
for the Route 66 
is at the Old 
Main Library. 
Nearest stop 
pair for the 
Commuter route 
12 and the 
Fixed Route 50 
are on Martin 
Luther King at 
Walter Street. 

ABQ RIDE 
supports this 
request. This 
proposal would 
continue the 
eclectic nature of 
uses in an historic 
building in an 
historic district, 
and thus has the 
opportunity to 
liven the district 
much more than a 
single-family 
residence.  The 
site is in a transit-
rich environment, 
and the requested 
use(s) is the sort 
that naturally 
supports public 
transit. 

Corridor designations are from the  2017 
Comp Plan 

 

 

 

 

COMMENTS FROM OTHER AGENCIES 

ALBUQUERQUE PUBLIC SCHOOLS 

Project #2019-002354 (1003827) 

a. EPC Description: RZ-2019-00025 – Zone Map Amendment (Zone Change). 

b. Site Information:  Hunings Highland Addition: Lots 10 & 11, Block 12. 

c. Site Location: 210 & 214 Arno Street NE. 
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d. Request Description: This is an application for a zone change from R-1B (Single 
Family Residential) to MX-L (Mixed Use, Low Intensity) on approximately 0.2735 
acres, comprised of two lots—one of which is currently vacant.  The purpose of the 
zone change is to allow for development of a commercial establishment (restaurant or 
café—which is a permissive use in MX-L).  In addition, the zone change will bring the 
existing multi-unit residential dwellings into compliance with zoning code, in the 
renovated historic building that is the subject of the application.  Multi-family 
dwellings are also permissive uses in MX-L zones. 

e. APS Case Comments: Potential residential development will have impacts to 
Longfellow Elementary School, Jefferson Middle School, and Albuquerque High 
School.  The site is located approximately 400 to 500 feet from Longfellow Elementary 
School which is beyond the 300 foot required threshold for liquor establishments. 

i. Residential Units: 2 

ii. Est. Elementary School Students: 1 

iii.  Est. Middle School Students: 1 

iv. Est. High School Students: 1 

v. Est. Total # of Students from Project: 3 

*The estimated number of students from the proposed project is based on an 
average student generation rate for the entire APS district. 

School Capacity 

School 
2018-2019 
40th Day 

Enrollment 

Facility 
Capacity 

Space 
Available 

Longfellow Elementary 
School 

266 357 91 

Jefferson Middle School 841 900 59 

Albuquerque High School 1819 1950 131 

 

WATER UTILITY AUTHORITY 

RZ-2019-00025 – Zone Map Amendment (Zone Change) 

• Identification: UPC – 101405743143812407, 101405743344212406 

a. No adverse comment to the proposed Zone Change 

b. Lot 10 is currently receiving service. Should lot 11 develop an Availability Statement 
will be required prior to sale of service. Please note that shared service between lots is 
prohibited. Requests can be made at the link below: 
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i. http://www.abcwua.org/Availability_Statements.aspx 

ii. Request shall include a City Fire Marshal approved Fire 1 Plan and a zone map 
showing the site location. 

ALBUQUERQUE METROPOLITAN ARROYO FLOOD CONTROL AUTHORITY 

No objections.   

MID-REGION COUNCIL OF GOVERNMENTS (MRCOG) 

MRMPO has no adverse comments.  

PUBLIC SERVICE COMPANY OF NEW MEXICO 

1.  An existing overhead electric transmission line and an overhead distribution line are 
located along the alley east of the subject property. It is the applicant’s obligation to abide 
by any conditions or terms of those easements. 

2.  It will be necessary to contact the PNM New Service Delivery Department to 
coordinate electric service regarding this project. Contact: 

Andrew Gurule 

PNM Service Center 

4201 Edith Boulevard NE Albuquerque, NM 87107 

Phone: (505) 241-0589  

  

NEW MEXICO DEPARTMENT OF TRANSPORTATION (NMDOT) 

 No comments.  
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PROJECT CONTEXT 

History 

The historic building on the subject site, known as the “Auge Store” after its first 
owners, has had many different uses over the years. Constructed in 1908, it was 
originally used as a grocer, meat market, and butcher shop. A summary of 
Albuquerque City Directories, included in the application packet, indicate it also 
housed a café in the 1920s and again was a grocery in the 1940s. From the 1960s 
into the 1970s the property was home to “Gilbert’s Lunch Counter” and “Gilbert’s,” a 
restaurant owned by Gilbert Caffo. Finally, after being vacant for a few years it was 
most recently as multiple townhouse-style residences. 

In addition to the summary of City directories, a New Mexico Historic Building 
Inventory is also part of the application. This survey, which was completed in 1995, 
indicates the building contained both residential and business uses over the years, 
including multiple groceries, a church, school annex, and delicatessen. The survey 
also speaks to the historic design, as well as the viability of renovation of the 
building. The applicant has already begun an extensive renovation that was 
approved by City Historic Preservation staff through the issuance of a Certificate of 
Appropriateness (Project #1003827, 16-LUCC-50042). 

Land Use 

The area surrounding the subject site contains a variety of residential and 
commercial uses, including some mixed-use developments with both types on the 
same lot or within the same building. There are single-family houses, townhouses, 
and multi-family residential along with offices, retail, and service uses, including a 
co-working space, two salons, and numerous restaurants along Central Avenue. 
Additionally, Innovate ABQ is building out at the northwest corner of Central and 
Broadway just to the southwest of the subject site along with a new hotel at the 
southwest corner of that same intersection. 

Figure 2. Land Use Context 
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Zoning 

The current zoning of the subject site is R-1B, which was established upon the 
effective date of the IDO based on the previous zoning of SU-2 MR that primarily 
referenced the R-1 zone from the former Comprehensive City Zoning Code. 
However, the former SU-2 MR zone allowed for more mixed residential including 
townhouses and multi-family dwellings that are no longer allowed in the R-1B zone. 

The three townhouse-style dwellings most recently housed on the subject site are 
now considered nonconforming under the IDO zoning. The entire block has existing 
multi-family housing and was made non-conforming by the initial IDO conversion. In 
addition to the R-1B zone on much of the property to the east of the subject site, 
there are R-ML zoned properties to the north that include some residential, but also 
non-conforming offices and other commercial uses. Finally, to the south and west of 
the subject site there is PD zoning for the Old Albuquerque High School and 
Belvedere developments that contain a mix of apartments, condominiums, and 
commercial uses (see Figure 3). 

TABLE 1. Surrounding Zoning & Land Use 

NORTH R-ML Single-family residential, 

townhouse, office, and 

commercial services 

EAST R-1B Single-family residential, 

duplex, and townhouse 

SOUTH R-1B, R-ML, and PD Townhouse, multi-family 

residential, library, 

commercial retail and 

services, and parking garage 

WEST PD  Multi-family residential, office, 

commercial retail and services 

While not immediately adjacent to the subject site, there are many properties in the 
neighborhood zoned MX-L, Mixed-Use Low Intensity that include the Bank of the 
West, most of the properties fronting Central Avenue including Standard Diner, 
Artichoke Cafe, and the vacant Pop ‘n’ Taco site, and a law office housed in an old 
home. 

SUMMARY OF REQUEST 

The Applicant is requesting a change from the existing R-1B to MX-L, Mixed-Use 
Low Intensity zoning to allow for non-residential uses such as a bakery, deli, or 
coffee shop on the subject site. The change would also bring the existing multiple 
residences on the property out of nonconformance as townhouses and multi-family 
dwellings are permissive in the MX-L zone. The proposed uses in the MX-L zone 
are compatible with the surrounding area and uses, as evidenced by the large 
amount of MX-L zoning in the neighborhood. 

As mentioned above, the Applicant is thoughtfully renovating the existing building, 
which has held numerous non-residential uses over the years. In addition to the and 
building-specific history, the site is also within the Huning Highland Historic 
Protection Overlay Zone HPO-4, and the building is considered a significant 
structure within that larger historic district. The renovation includes opening large 
windows in the corner space that reflect the previous commercial use of the 
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building, which were long blocked off after it was converted to residential use. Along 
with the planting of street trees, the work done to the structure has significantly 
improved the look and feel of this intersection and the larger neighborhood and 
historic district. Attached to this letter are two maps from the Huning Highland 
Sector Development Plan (now part of the Comprehensive Plan, Appendix D) 
documenting the site as a commercial land use and the building’s status as 
significant to the historic district. 

Approving a zone change to MX-L will allow the Applicant to utilize this rejuvenated 
space for a use that is appropriate and restore the site back to its historic character. 

Figure 3. Existing Zoning 

 
 

This request is well-supported by Comprehensive Plan goals and policies and 
meets the requirements for a Zoning Map Amendment – EPC per IDO Section 14-
16-6-7(F) as described below. 

ALBUQUERQUE/BERNALILLO COUNTY COMPREHENSIVE PLAN 

The subject site is within the Central ABQ Community Planning Area and is 
designated as an Area of Change in the 2017 Albuquerque/Bernalillo County 
Comprehensive Plan. Central Avenue, two blocks south of the subject site, is 
designated as a Major Transit Corridor and Premium Transit Corridor, as well as a 
Main Street Corridor. Broadway Boulevard, one block west of the subject site, is 
also designated as a Main Street Corridor in the Comprehensive Plan. 

We believe the requested zone change is more advantageous to the community as 
articulated by, and clearly facilitates realization of, the Comprehensive Plan. The 
following is an analysis of the applicable Comprehensive Plan goals and policies. 
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Comprehensive Plan Policies (responses in italics): 

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. 

Applicant Response: The subject site is within the Huning Highland Historic 
Protection Overlay Zone, HPO-4 and is home to an existing historic commercial and 
mixed-use building. The request furthers this policy because it will allow for the 
appropriate type and scale of uses to utilize this historic structure. Commercial uses 
will also take advantage of the unique character of the building design, which 
includes a space with high ceilings, large windows, and an entrance immediately 
onto the sidewalk at the street corner. To complete the current renovations to the 
building, the Applicant went through a review by City Historic Preservation staff for a 
Historic Certificate of Appropriateness, and any other future changes to the building 
or new construction that might take place on this property are also subject to such a 
review to ensure that development of the subject site fits within the identity of the 
Huning Highland neighborhood. 

Policy 4.1.3 Placemaking: Protect and enhance special places in the built 

environment that contribute to distinct identity and sense of place. 

Applicant Response: The request furthers this policy because a small-scale 
commercial use of the subject site would help protect the character of the historic 
building, as well as enhance the Huning Highland and East Downtown areas with 
another walkable local business. Such a business would contribute to the distinct 
identity and sense of place of this area of Albuquerque that already includes Old 
Albuquerque High School, the Special Collections Library, and Downtown Historic 
Bed and Breakfast, among other special places. 

Goal 5.1 Centers & Corridors: Grow as a community of strong Centers 

connected by a multi-modal network of Corridors. 

Policy 5.1.1 Desired Growth: Capture regional growth in Centers and 

Corridors to help shape the built environment into a sustainable development 

pattern. 

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. 

Applicant Response: The request furthers this goal and policy by capturing new, 
small-scale commercial growth in an Area of Change within two different Main 
Street Corridor areas with access to high-quality transit. Allowing for redevelopment 
and reuse of the existing building with a mix of low-intensity uses will promote new 
opportunities to live, work, and shop in a walkable neighborhood. 
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Policy 5.1.2 Development Areas: Direct more intense growth to Centers and 

Corridors and use Development Areas to establish and maintain appropriate 

density and scale of development within areas that should be more stable. 

Applicant Response: The subject site is located within multiple designated 
Corridor areas, as well as being within an Area of Change, so a zone change to a 
more intense mixed-use zone is appropriate for this location, thus furthering this 
policy. 

Policy 5.1.8 Premium Transit Corridors: Foster corridors that prioritize high-

capacity, high-frequency transit service, with mixed-use, transit-oriented 

development within walking distance of transit stations. 

a) Encourage higher-density residential developments within ¼ mile of 

identified transit station locations. 

Applicant Response: The proposed zone change will bring the existing multi-unit 
residential use of the property out of nonconformance. While proposing a small 
commercial business is the primary driver for this request, the existing building has 
the flexibility to continue to house multiple residences as well. The site is within ¼ 
mile of an Albuquerque Rapid Transit station area on Central Avenue, so allowing 
for multi-family residential in addition to small, neighborhood-scale commercial uses 
furthers this policy. 

Policy 5.1.9 Main Streets: Promote Main Streets that are lively, highly walkable 

streets lined with neighborhood-oriented businesses. 

a) Prioritize street and walkway improvements, such as street trees, 

landscaping, lighting, wayfinding, and wide sidewalks, to create 

safe and comfortable pedestrian environments. 

Applicant Response: In renovating the existing building, the applicant planted 
numerous trees between the sidewalk and the street. The zone change for low-
intensity mixed-uses will allow for new neighborhood-oriented business, which along 
with the landscaping improvements will create an exceptionally safe and 
comfortable pedestrian environment, thus furthering this policy. 

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

frequency transit service with pedestrian-oriented development. 

a) Encourage higher-density residential developments within ¼ mile of 

transit stops or stations. 

c) Encourage mixed-use development in Centers and near intersections. 

Applicant Response: Central Avenue is a Major Transit Corridor, in addition to a 
Premium Transit Corridor. By allowing for multi-family residential and townhouses, 
which are currently nonconforming uses of the property, the zone change is 
encouraging higher density residential within ¼ mile of multiple transit stops on 
Central. Additionally, the applicant is proposing to utilize the site, which is located 
near the major Central and Broadway intersection, for mixed-use development in 
support of this policy. 
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Goal 5.2 Complete Communities: Foster communities where residents can 

live, work, learn, shop, and play together. 

Policy 5.2.1 Land Uses: Create healthy, sustainable, and distinct communities 

with a mix of uses that are conveniently accessible from surrounding 

neighborhoods.  

a) Encourage development and redevelopment that brings goods, 

services, and amenities within walking and biking distance of 

neighborhoods and promotes good access for all residents. 

b) Encourage development that offers choice in transportation, work 

areas, and lifestyles. 

e) Create healthy, sustainable communities with a mix of uses that are 

conveniently accessible from surrounding neighborhoods. 

g) Locate quality commercial development and redevelopment in existing 

commercial zones and designated Centers and Corridors as follows: 

iv. In contiguous storefronts along streets in established 

neighborhoods and Main Streets. 

h) Encourage infill development that adds complementary uses and is 

compatible in form and scale to the immediately surrounding 

development. 

n) Encourage more productive use of vacant lots and under-utilized lots, 

including surface parking. 

Applicant Response: The request furthers this goal and policy by allowing low-
intensity uses near the edge of a neighborhood where residents can easily walk to 
the new proposed commercial use. In addition to walking, the site is easily 
accessible via bicycle because of nearby bike lanes on Martin Luther King Ave and 
Central Ave, as well as a bike route on Edith Boulevard. 

The proposed commercial space will utilize a traditional storefront and be located 
within a Main Street Corridor, which is a desired location for commercial 
redevelopment in established neighborhoods. Any new development that might 
occur on the subject site will be necessarily limited in scale by the size of the 
property and historic overlay regulations. Half of the subject site is a vacant lot, so 
this zone change will encourage new, more productive uses for that lot that matches 
the intensity of the surrounding neighborhood. 

Goal 5.3 Efficient Development Patterns: Promote development patterns that 

maximize the utility of existing infrastructure and public facilities and the 

efficient use of land to support the public good.  

Policy 5.3.1 Infill Development: Support additional growth in areas with 

existing infrastructure and public facilities. 

Applicant Response: The request furthers this goal and policy because the change 
will support reuse of the existing building and potential other development on the 
rest of the property, which is in Central Albuquerque with access to all necessary 
services, infrastructure, and public facilities. 
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Goal 5.6 City Development Areas: Encourage and direct growth to Areas of 

Change where it is expected and desired and ensure that development in and 

near Areas of Consistency reinforces the character and intensity of the 

surrounding area. 

Policy 5.6.2 Areas of Change: Direct growth and more intense development to 

Centers, Corridors, industrial and business parks, and Metropolitan 

Redevelopment Areas where change is encouraged. 

b) Encourage development that expands employment opportunities. 

d) Encourage higher-density housing and mixed-use development as 

appropriate land uses that support transit and commercial and retail 

uses. 

g) Encourage development where adequate infrastructure and community 

services exist. 

h) Encourage development in areas with a highly connected street grid 

and frequent transit service. 

Applicant Response: The request furthers this goal and policy by directing more 
intense growth to a site designated within an Area of Change. Allowing small-scale 
commercial uses in addition to residential uses on the subject site will expand 
employment opportunities in an area with adequate infrastructure and a very highly 
connected street grid. Mixed-use of the subject site will support transit along Central 
Avenue and other commercial uses in the vicinity. 

Policy 5.6.4 Appropriate Transitions: Provide transitions in Areas of Change 

for development abutting Areas of Consistency through adequate setbacks, 

buffering, and limits on building height and massing. 

a) Provide appropriate transitions between uses of different intensity or 

density and between non-residential uses and single-family 

neighborhoods to protect the character and integrity of existing 

residential areas. 

Applicant Response: The request furthers this goal and policy by requesting a 
low-intensity zone district for the subject site. The proposed zone is the 
appropriate level of intensity for its location on the edge of a neighborhood and 
across the alley from lots that are designated an Area of Consistency by the 
Comprehensive Plan. The requested zone is limited in height and uses, and the 
Integrated Development Ordinance further limits development or imposes 
certain standards on development in such a location next to low-density 
residential. All of this combined with the Historic Protection Overlay standards 
will protect the character and integrity of the existing adjacent residential areas. 

Goal 7.1 Streetscapes & Development Form: Design streetscapes and 

development form to create a range of environments and experiences for 

residents and visitors. 

Goal 7.2 Pedestrian-Accessible Design: Increase walkability in all 

environments, promote pedestrian-oriented development in urban contexts, 

and increase pedestrian safety in auto-oriented contexts. 
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Policy 7.2.1 Walkability: Ensure convenient and comfortable pedestrian travel. 

e) Promote trees and landscape elements in the public right-of-way, along 

trails, and within private development to ensure a high-quality, 

pleasant, and healthy built environment. 

Policy 7.2.2 Walkable Places: Promote high-quality pedestrian-oriented 

neighborhoods and districts as the essential building blocks of a sustainable 

region. 

b) Encourage building and site design that activates the pedestrian 

environment through building frontage, entrances, parking areas, and 

gathering spaces. 

Applicant Response: The existing building addresses the sidewalk with a zero 
setback and entrance on the corner, and the applicant has installed landscaping 
and street trees. Adding a small coffee shop, bakery, or similar use will properly 
utilize these design features and promote walkability and activity at this 
intersection and neighborhood, which is in an urban context. Allowing this 
commercial or mixed-use furthers these goals and policies because those uses 
will take advantage of such design features as opposed to the previous 
residential-only use that had little interaction with the street corner. 

Goal 7.3 Sense of Place: Reinforce sense of place through context-sensitive 

design of development and streetscapes. 

Policy 7.3.4 Infill: Promote infill that enhances the built environment or blends 

in style and building materials with surrounding structures and the 

streetscape of the block in which it is located. 

b) Promote buildings and massing of commercial and office uses 

adjacent to single-family neighborhoods that is neighborhood-scale, 

well-designed, appropriately located, and consistent with the existing 

development context and neighborhood character. 

Applicant Response: The request furthers this goal and policy by utilizing a 
historic commercial and mixed-use building that is neighborhood-scale and has 
been renovated to be consistent with the historic context and neighborhood 
character. 

Goal 8.1 Placemaking: Create places where business and talent will stay and 

thrive. 

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. 

a) Invest in Centers and Corridors to concentrate a variety of employment 

opportunities for a range of occupational skills and salary levels. 

Applicant Response: Changing the zoning of the subject site from R-1B to MX-L 
furthers this goal and policy by allowing further investment in a location that is within 
multiple Comprehensive Plan-designated Corridors that will be a great location for a 
small business, thus promoting entrepreneurship, employment opportunities, and a 
range of possible salary levels.  
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Goal 11.2 Historic Assets: Preserve and enhance significant historic districts 

and buildings to reflect our past as we move into the future and to strengthen 

our sense of identity. 

Policy 11.2.2 Historic Registration: Promote the preservation of historic 

buildings and districts determined to be of significant local, State, and/or 

National historical interest. 

a) Preserve and maintain historically significant buildings and spaces. 

b) Recognize historic buildings and districts as vital elements of the 

community. 

c) Encourage the adaptive reuse of historic structures as a strategy to 

preserve character and encourage reinvestment. 

Applicant Response: The request furthers this goal and policy because it will allow 
for commercial uses to take place in a historically commercial and mixed-use 
building. As a significant building in the Huning Highland historic district, preserving 
and enhancing the existing building is a priority. To properly utilize the renovated 
building with its high ceilings, large windows, and direct access to the sidewalk at 
the street corner, a commercial use is the best use. Recognizing this historic 
building as a vital element of the community, this zone change will encourage 
further reuse and reinvestment in the subject property. 

JUSTIFICATION  

This request for a Zoning Map Amendment complies with the criteria outlined in 

Section 14-16-6-7(F)(3) of the Integrated Development Ordinance (IDO) as follows: 

6-7(F)(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. 

 

Applicant’s Response: The proposed zone change is consistent with the health, 
safety, and general welfare of the City, and will further a preponderance the 
applicable policies of the Comprehensive Plan as shown in the policy analysis of 
this letter. A summary of the goals and policies furthered by this request are listed 
below: 

Applicable citations: Policy 4.1.2 Identity and Design; Policy 4.1.3 Placemaking; 
Goal 5.1 Centers and Corridors; Policy 5.1.1 Desired Growth; Policy 5.1.2 
Development Areas; Policy 5.1.8 Premium Transit Corridors; Policy 5.1.9 Main 
Streets; Policy 5.1.10 Major Transit Corridors; Goal 5.2. Complete Communities; 
Policy 5.2.1 Land Uses; Goal 5.3 Efficient Development Patterns; Policy 5.3.1 Infill 
Development; Goal 5.6 City Development Areas; Policy 5.6.2 Areas of Change; 
Policy 5.6.4 Appropriate Transitions; Goal 7.1 Streetscapes & Development Form; 
Goal 7.2 Pedestrian-Accessible Design; Policy 7.2.1 Walkability; Policy 7.2.2 
Walkable Places; Goal 7.3 Sense of Place; Policy 7.3.4 Infill; Goal 8.1 Placemaking; 
Policy 8.1.1 Diverse Places; Goal 11.2 Historic Assets; Policy 11.2.2 Historic 
Registration 
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6-7(F)(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 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 that justifies this request. 

3. A different zone district is more advantageous to the community as 

articulated by the ABC Comp Plan, as amended (including implementation 

of patterns of land use, development density and intensity, and 

connectivity), and other applicable adopted City plan(s). 
 

Applicant’s Response: The subject site is located wholly in an Area of Change, so 
this criterion does not apply. 

6-7(F)(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: 

4. There was typographical or clerical error when the existing zone district 

was applied to the property. 

5. There has been a significant change in neighborhood or community 

conditions affecting the site that justifies this request. 

6. A different zone district is more advantageous to the community as 

articulated by the ABC Comp Plan, as amended (including implementation 

of patterns of land use, development density and intensity, and 

connectivity), and other applicable adopted City plan(s). 

 

Applicant Response: The existing zoning is not appropriate for this site because a 
different zone district is more advantageous to the community as articulated by the 
Comprehensive Plan.  

The existing zoning for the subject site limits uses to single-family residential on a 
property that contains a historic commercial and mixed-use building that was most 
recently three multi-family dwellings and is not suited for single-family use. 
Changing the zoning from R-1B to MX-L would further applicable policies as 
described in this letter, including historic preservation, infill development, and mixed 
uses that support Major Transit, Premium Transit, and Main Street Corridors. 

The applicant’s proposed zoning and the uses allowed by it will serve the 
surrounding and overall community by allowing small-scale commercial uses or 
mixed-use in an Area of Change that is well-served by existing infrastructure. 
Allowing small-scale commercial and mixed-use in the historically commercial and 
mixed-use building also supports historic preservation goals and policies by allowing 
uses that are appropriate for and take advantage of the building design and function 
instead of forcing inappropriate uses into the space. 
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6-7(F)(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 will 

adequately mitigate those harmful impacts. 

Applicant’s Response: None of the permissive uses in the MX-L zone will be 
harmful to the adjacent property, neighborhood, or community. The following table 
provides a comparison of the most-relevant uses from the R-1B and MX-L zones. 
Uses shown are limited to those that are permissive and would not need to come 
back for Conditional Use approval later. 

IDO Zoning Comparison: R-1B vs. MX-L 

Use R-1B MX-L 

Dwelling, single-family detached P - 

Dwelling, cluster/cottage 

development 

P - 

Dwelling, townhouse - P 

Dwelling, live-work - P 

Dwelling, multi-family - P 

Community residential facility, 

medium or large 

- P 

Group home, small or medium - P 

Adult or child day care facility - P 

Museum or art gallery - P 

Veterinary hospital and Other pet 

services 

- P 

Restaurant - P 

Bank - P 

Club or event facility - P 

Commercial services - P 

Medical or dental clinic - P 

Office - P 

Personal and business services, small - P 

Bakery goods or confectionary shop - P 

General retail, small - P 

Liquor retail - A 

Artisan manufacturing - P 

Mobile vending cart - A 

Outdoor dining area - A 

Other use accessory to non-

residential primary use 

- A 

From this list of uses, the intent of the applicant with this zone change is to obtain 
dwellings, townhouse and multi-family that are currently nonconforming uses of the 
property, as well as restaurant and bakery goods or confectionary shop. Other uses 
may be considered, but as this list indicates most of these uses are very low-
intensity. In addition, some uses of the MX-L zone are not relevant because of the 
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small size and configuration of the property and the existing historic building. The 
Integrated Development Ordinance also includes use-specific standards to further 
regulate certain uses such as size limitations, distance separations, or additional 
screening requirements. These use-specific standards along with the Historic 
Protection Overlay zone requirements and review process involving the Landmarks 
Commission will ensure that any use from the MX-L zone proposed for the site will 
not be harmful to the adjacent property, neighborhood, or community. 

6-7(F)(3)(e) The City's existing infrastructure and public improvements, 

including but not limited to its street, trail, and sidewalk systems meet 1 of the 

following requirements: 

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

change of zone. 

2. Will have adequate capacity based on improvements for which the City 

has already approved and budgeted capital funds during the next calendar 

year. 

3. Will have adequate capacity when the applicant fulfills its obligations 

under the IDO, the DPM, and/or an Infrastructure Improvements 

Agreement. 

4. Will have adequate capacity when the City and the applicant have fulfilled 

their respective obligations under a City approved Development 

Agreement between the City and the applicant. 

 

Applicant’s Response: The proposed zone change will not require major and 
unprogrammed capital expenditures by the City. This is an existing built property 
that the applicant desires to reuse for commercial purposes much like it historically 
has. It is surrounded by existing infrastructure including roadways, water, sewer, 
and storm water facilities that can serve the project. 

6-7(F)(3)(f) The applicant’s justification for the requested zone change is not 

completely based on the property’s location on a major street. 
 

Applicant’s Response: The property is within multiple designated Comprehensive 
Plan Corridor areas, but it is not located directly on the major streets themselves. Its 
location within these Corridors or near these streets is not the sole justification for 
the zone change. Instead, the request is based on being more advantageous to the 
community as it furthers a preponderance of applicable Comprehensive Plan 
policies for land use, infill development, urban design, placemaking, and historic 
preservation. 

6-7(F)(3)(g) The applicant’s justification is not based completely or 

predominantly on the cost of land or economic considerations. 
 

Applicant’s Response: The cost of land or other economic considerations are not 
the determining factor for this zone change request. However, taking advantage of 
the significant investment into the restoration of the historic commercial and mixed-
use building is a positive step for the neighborhood and community that is furthered 
by this request. 
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6-7(F)(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. 

 

Applicant’s Response: The subject site is just 0.302 acres in size and the request 
is for a zone district different than all the adjacent zones, so it is considered a spot 
zone. However, the request is a justifiable spot zone because it clearly facilitates 
implementation of the ABC Comp Plan as shown in this justification letter. The 
nature of the structure already on the premises also makes it unsuitable for the uses 
allowed by the existing R-1B zone and the other surrounding zones. As a historic 
commercial and mixed-use building, it is best used for commercial and mixed-use 
purposes as explained in this letter, so the MX-L zone is most appropriate for the 
property and matches other properties in the neighborhood even though they are 
not adjacent to the subject site. 

CONCLUSION 

On behalf of EDO Properties LLC, we respectfully request that the Environmental 
Planning Commission approve this request for a Zoning Map Amendment for the 
subject site.  

Thank you for your consideration. 

Sincerely, 
 
 
 
 
James K. Strozier, FAICP 
Principal 
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Rumpf, Linda

From: Jim Strozier <cp@consensusplanning.com>

Sent: Monday, June 03, 2019 2:28 PM

To: Rumpf, Linda

Cc: Michael Vos

Subject: RE: EPC Comments from Russell - MX-T? 

Linda, 

 

Thanks for letting us know about Russell’s concerns. The following addresses these from our perspective: 

 

1. The uses need to be evaluated in the context of the existing historic building on the property that has recently 

been renovated at considerable expense by the property owner.  

2. The changes to the building, and any future changes, require approval by the City’s Landmarks Commission.  

3. Demolition would also require City review and approval, which based on the nature and character of the 

building, would likely be opposed by City staff and the Landmarks Commission.  

4. Based on the existing building and the IDO requirements, many of the MX-L uses that raise concerns would not 

be feasible as a practical matter. 

a. The existing building is approximately 3,700 square feet, 

b. Veterinary clinics, while not large buildings are typically 4,500 s.f. to 6,000 s.f. on the small side, 

c. Liquor sales are only permitted as an accessory use to a grocery store in mapped areas and this is not a 

mapped area so it is prohibited, and  

d. A group home, other than small, wouldn’t fit within the existing building and this parcel is within the 

buffer from an existing facility, so it is also prohibited. 

5. The following uses, which are likely and appropriate, would not be permitted in the MX-T zone: 

a. Restaurant – Permissive in MX-L and Conditional in MX-T 

b. Bakery or confectionary shop – Permissive in MX-L and Conditional Vacant in MX-T 

c. Artisan manufacturing – Permissive in MX-L and Conditional in MX-T 

d. Outdoor dining – Permissive in MX-L and Conditional in MX-T 

 

Hope that helps.  

 

Jim Strozier, FAICP 
Consensus Planning, Inc. 

302 8th Street NW 

(505) 764-9801 

 

From: Rumpf, Linda <lrumpf@cabq.gov>  

Sent: Monday, June 3, 2019 10:36 AM 

To: Michael Vos <Vos@consensusplanning.com> 

Cc: Jim Strozier <cp@consensusplanning.com>; Rumpf, Linda <lrumpf@cabq.gov> 

Subject: EPC Comments from Russell - MX-T?  

Importance: High 

 

Hi, Michael and Jim, 

 

Russell thinks MX-T might be a better fit that MX-L. 

He’s given me some notes on my staff report.  I’m attaching them. 

The X’s on the staff report indicate recommended changes by Russell. 
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Let me know what you think.  Feel free to call me. 

 

FYI – I will be out of town Tues-Thurs and the staff report is due on Thursday. 

My goal is to get it finished today. 

 

Thanks, 

Linda 

 

 

 

LINDA RUMPF 
planner 
o 505.924.3342 
e lrumpf@cabq.gov 
cabq.gov/planning 
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