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Summary of Analysis 
The request is for a Zoning Map Amendment from NR-C to R-

ML for an approximately 0.76-acre site. The request was 

deferred at the January hearing due to incomplete notification 

(signs). 

The Zoning Map Amendment would facilitate re-development 

of the subject site in a manner that is generally consistent with 

the character of the surrounding community and the R-ML 

zoning nearby.  

The applicant has adequately justified the request pursuant to 

the IDO zone change criteria in 14-16-6-7(G)(3). The proposed 

zoning would be more advantageous to the community overall 

because it furthers a preponderance of applicable 

Comprehensive Plan Goals and policies and there are no major 

conflicts. 

The subject site is in an Area of Consistency. It is not in an 

Activity Center or along a corridor. 

The applicant notified the Westside Coalition of Neighborhood 

Associations, the Paradise Hills Civic Association, and property 

owners as required. There is no known opposition. 

Staff recommends approval. 
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I.  INTRODUCTION 

Surrounding zoning, plan designations, and land uses: 

 Zoning Comprehensive Plan Area Land Use 

Site NR-C Area of Consistency 

 

Community (Vacant Inn-Bed and 

Breakfast) 

North NR-C Area of Consistency  Community (Golf Course) 

 

South NR-C Area of Consistency 
Community (Golf Course) 

    

East 

 

Unincorporated County 
 

 

Residential 

 

West 
NR-C Area of Consistency Community (Golf Course) 

 

Request 

The request is for a Zoning Map Amendment for an approximately 0.76-acre site legally described 

as Tract A-1 Plat of Tracts A-1, A-2, C-1 & T Paradise Hills Golf Course Subdivision and located at 

10035 Country Club Lane NW, between Golf Course Rd. and Paradise Hills Golf Course, (“the 

subject site”). The subject site is currently zoned NR-C (Non-Residential – Commercial Zone 

District). 

The applicant requests a Zoning Map Amendment from NR-C (Non-Residential – Commercial) to 

R-ML (Residential – Multi-Family Low Density). This would allow the subject site to develop in a 

manner that is generally consistent with the character of the surrounding residential uses and the R-

ML zoned residential community to the north east of the subject site. The applicant states that the 

zone change would allow for future redevelopment of the existing, vacant, building on the subject 

site into an assisted living facility.  

EPC Role  

The EPC is hearing this case because the EPC is required to hear all zone change cases, regardless 

of the site size, in the City.  The EPC is the final decision-making body unless the EPC decision is 

appealed. If so, the Land Use Hearing Officer (LUHO) would hear the appeal and make a 

recommendation to the City Council. The City Council would then make the final decision. The 

request is a quasi-judicial matter.  

 

 Context 

The approximately 0.76-acre site is located at 10035 Country Club Lane NW, between Golf Course 

Road and Paradise Hills Golf Course.  

The subject site is surrounded by the Paradise Hills Golf Course, which is zoned NR-C. Adjacent to 

the subject site to the north, south, and west is the Paradise Hills Golf Course.  The properties to the 

East and directly adjacent to the subject site are in Unincorporated Bernalillo County with residential 

land uses. The single-family residential neighborhoods surrounding the golf course to the south, east 

and west are in unincorporated Bernalillo County and within the Paradise Hills special Zoning 

District. North and adjacent to the golf course is a single-family residential neighborhood, zoned R-

ML.  
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History  

In 1987, Tracts A and B, Paradise Hills Golf Course tract, and the adjacent street right of way were 

annexed into the City of Albuquerque. This annexation created SU-1 zoning for a Planned 

Development Area to include a Golf Course, Guest House, Related Facilities, and a total of up to 72 

townhouse units for the land in 1.A. (Z-86-75). In 1992, a Site Development Plan was approved for 

an apartment building on the subject site, which is the existing building. In February of 1996, The 

DRB reviewed and approved a sketch plat, and final plat for the subject site known as, The Inn at 

Country Club Dr. NW, at the time. Since then, the existing building has operated as the Inn Bed and 

Breakfast until it was recently closed.  

 

Though not located in the City of Albuquerque or Bernalillo County jurisdictions, the Paradise Hills 

Special Zoning District (PHSZD) was created by the state legislature in 1978 through the zoning 

board act and ratified in August, 1982 and authorizes the Paradise Hills Zoning Commission to 

review and enforce all zoning matters within their jurisdiction. The residential neighborhoods to the 

south, east, and west of the subject site are located within the PHSZD and zoning regulations are not 

enforced or reviewed by the City of Albuquerque or Bernalillo County. 

 

Roadway System 

The Long-Range Roadway System (LRRS) map, produced by the Mid-Region Metropolitan Region 

Planning Organization (MRMPO), identifies the functional classification of roadways.  

 

The LRRS map classifies Country Club Lane as a as a local street. Golf Course Road is classified as 

a minor arterial road.  

Comprehensive Plan Designations 

(The subject site is located in an Area of Consistency as designated by the Comprehensive Plan.)  

The subject site is not within a designated Activity Center or located on a designated Corridor. 

However, Golf Course Road, a Major Transit corridor, is within 0.05 of a mile from the subject site 

and is the connecting street to Country Club Lane. 

Comprehensive Plan Community Planning Area Designation 

The subject site is located within the area designated as the Northwest Mesa CPA by the 

Comprehensive Plan. The Northwest Mesa CPA is a predominantly residential community, adjacent 

to the volcanoes and volcanic Northwest Mesa Escarpment and overlooking the river and 

mountains. Coors Corridor provides many commercial opportunities. Corrales and Rio Rancho 

border this area to the north. 

 

Trails/Bikeways 

The Long-Range Bikeway System (LRBS) map, produced by the Mid-Region Metropolitan 

Planning Organization (MRMPO) identifies existing and proposed routes and trails. Currently, 

Country Club Lane does not contain any trails or bicycle lanes. However, there is an existing Bike 

Lane within 0.05 miles of the subject site, along Golf Course Road. 

 

Transit 

Currently no transit routes run along Country Club Lane. However, Bus Route 157/92 is within 0.06 

of a mile from the subject site. The Route Montano Blvd.-Uptown-KAFB (157) runs north and south 

along Golf Course Rd. from Ellison Dr. NW to Montano Rd. NW, with a turnaround at the Northwest 

Transit Center on Ellison DR NW and Coors Bypass NW. There are parallel bus stops on either side 
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of Golf Course Rd. at Country Club Ln. The Route travels east/west on Montano Rd./Montgomery 

Blvd., to Louisiana Blvd. NE, and finally to Kirtland Air Force Base. There are numerous bus stops 

at connecting Routes.  

 

Bus Route 157 runs Monday – Saturday at a peak frequency of 40 minutes, from 5:21 am – 10:22 

pm. The Taylor Ranch Express (route 92) follows the same path as route 157 and runs Monday – 

Friday at a peak frequency of 30 minutes.  

 

Public Facilities/Community Services 

Please refer to the Public Facilities Map, which shows public facilities and community services 

located within one mile of the subject site. 

 

II. ANALYSIS of APPLICABLE ORDINANCES, PLANS, AND POLICIES 

Integrated Development Ordinance (IDO)     

Definitions 

Low-density Residential Development: Properties with residential development of any allowable 

land use in the Household Living category in Table 4-2-1 other than multi-family dwellings. 

Properties with small community residential facilities are also considered low-density residential 

development. Properties that include other uses accessory to residential primary uses are still 

considered low-density residential development for purposes of the IDO. 

 

Zone District: One of the zone districts established by this IDO and the boundaries of such zone 

districts shown on the Official Zoning Map. Zoning regulations include the Use Regulations, 

Development Standards, and Administration and Enforcement provisions of this IDO. 

 

Residential Zone District: Any zone district categorized as Residential in Part 14-16-2 of this IDO. 

For the purposes of any Use-specific Standard in Section 14-16-4-3, this includes any lot zoned 

Planned Development (PD) with a Site Plan approved prior to the adoption of this IDO that allows 

one or more residential uses and that is developed on lots with residential development that make up 

at least 50 percent of the site plan area. 

 

Zoning 

The subject site is currently zoned NR-C (Non-residential -- Commercial), IDO 14-16-2-5(A) which 

was assigned upon the adoption of the IDO. The purpose of the NR-C zone district is to accommodate 

medium-scale retail, office, commercial, and institutional uses, particularly where additional 

residential development is not appropriate or not desired because of a deficit of jobs or services in 

relation to housing units in the area. Primary land uses include a wide spectrum of retail and 

commercial uses intended to serve both neighborhood and area-wide needs, as well as some light 

industrial uses. 

 

The request is to change the subject site’s zoning into R-ML (Residential – Multi-family low 

density), IDO 14-16-2-3(E).  The purpose of the R-ML zone district is to provide for a variety of 

low- to medium-density housing options. The primary land uses are townhouses, small-scale multi-

family development, and some residential uses in the group living category as well as civic and 

institutional uses to serve the surrounding residential area.  

 

Allowable uses are shown in Table 4-2-1 in the IDO. 
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Albuquerque / Bernalillo County Comprehensive Plan (Rank 1) 

The subject site is located in an area that the 2017 Albuquerque/Bernalillo County Comprehensive 

Plan has designated an Area of Consistency. In Areas of Consistency, significant growth is unlikely 

or undesirable and any new development or redevelopment will need to be consistent with the 

established character of the surrounding context in order to reinforce the existing character of 

established neighborhoods.  

In this case, the Goals and policies below were included by the applicant in the justification letter. 

Staff finds them all applicable, and adds policies denoted with a * to the analysis. Applicable Goals 

and policies are listed below. Staff analysis follows in bold italic text.  

Chapter 4:  Community Identity 

Goal 4.1 – Character:  Enhance, protect, and preserve distinct communities. 

 

The requested zone change from NR-C to R-ML would enhance the area by allowing development 

consistent with the surrounding R-ML zoned, single-family residential community. The zone 

change would also protect the surrounding neighborhood by limiting the amount of more intense 

and higher density uses, therefore preserving the identity of the community. This request furthers 

Goal 4.1 Character. 

 

Policy 4.1.1 Distinct Communities: Encourage quality development that is consistent with the distinct 

character of communities. 

 

The subject site is within a community that could be considered distinct because it is surrounded 

by the Paradise Hills Special Zoning District. The subject site is intended to be redeveloped as an 

assisted living facility, which would replace a currently underutilized building, therefore allowing 

quality development according to IDO requirements. This development would be consistent with 

the surrounding multi-family and single-family community adjacent to the subject site and golf 

course. This request furthers Goal 4.1 Distinct communities. 

 

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 would protect the identity and cohesiveness of neighborhoods by ensuring the 

appropriate scale and location of development and character of building design by changing the 

zone from NR-C to R-ML. The requested zone would be more consistent with the multi-family and 

single-family residential neighborhood surrounding the subject site and adjacent golf course. The 

request would eliminate the possibility of a higher density use of the site and limit the uses to low-

density residential development. The proposed R-ML zone is consistent with the surrounding 

zoning and development. By changing the zoning to reflect the surrounding neighborhoods current 

land uses, the identity of the neighborhood is protected. The request furthers Policy 4.1.2 – Identity 

and Design. * 

 

Chapter 5:  Land Use 

Goal 5.2 – Complete Communities:  Foster communities where residents can live, work, learn, shop and 

play together. 
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The request would allow the applicant to facilitate redevelopment of the subject site that is 

surrounded by multi-family and single-family residential neighborhoods. Although the subject site 

is not in an Activity Center or along a Corridor, residents living on the subject site would have the 

opportunity to live, work, learn, shop and play together based on the amenities close in proximity 

to the subject site. The subject site is located adjacent to Paradise Hills Golf Course and within 

0.06 of a mile from Golf Course Road, a Major Transit corridor with transit access. The request 

partially furthers Goal 5.2 – Complete Communities. 

 

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 would allow development to occur with land uses that are similar to the surrounding 

community. Development of the subject site would allow a variety of low-density residential 

housing types in the area that already contain multi-family, single-family, and community uses. 

Any future development would be conveniently accessible to surrounding uses such as 

entertainment, retail, and recreational. The request partially furthers Policy 5.2.1 – Land Uses. 

 

Sub-policy (h): Encourage infill development that adds complementary uses and is compatible in form 

and scale to the immediately surrounding development. 

The request would encourage development that is consistent with the surrounding residential 

development. The proposed redevelopment of the existing vacant building to a residential use would 

be compatible in form and scale with the immediate surrounding area. The request furthers sub-

policy(h) 5.2.1 – Land Uses. 

 

Sub-policy(n): Encourage more productive use of vacant lots and under-utilized lots, including surface 

parking. 

The request would result in a future proposed assisted living facility. The 0.76-acre lot is currently 

occupied by a vacant building in an area surrounded by residential and community uses. A future 

residential development would encourage productive use of the underutilized lot. The request 

furthers sub-policy(n) 5.2.1 – Land Uses. * 

 

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. 

 

The request would promote efficient use of the under-utilized vacant building currently on the 

subject site. Future development would promote land use patterns that are similar to the 

surrounding Neighborhood, while also utilizing existing infrastructure that surrounds the site. The 

request furthers Goal 5.3 – Efficient Development Patterns.   

 

Policy 5.3.1 – Infill Development: Support additional growth in areas with existing infrastructure and 

public facilities. 

 

The subject site is surrounded by Paradise Hills Golf Course (zoned NR-C) and low-density 

residential development.  Future development of the subject site would utilize existing 

infrastructure, including water and sewer, paved streets, and dry utilities.  Access would be directly 

off of Country Club Lane. Country Club Lane has access to Golf Course Road, a major transit 

corridor with sidewalks and additional infrastructure. The request furthers Policy 5.3.1 – Infill 

Development.  
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Policy 5.6.3- Areas of Consistency: Protect and enhance the character of existing single-family 

neighborhoods, areas outside of Centers and Corridors, parks, and Major Public Open Space. 

 

The request would protect and enhance the character of the existing single-family neighborhood 

by eliminating the opportunity to develop the subject site with higher density uses outside of a 

designated center. The request furthers Policy 5.6.3-Areas of Consistency. 

Chapter 9: Housing 

 

Goal 9.1 Supply: Ensure a sufficient supply and range of high-quality housing types that meet current 

and future needs at a variety of price levels to ensure more balanced housing options. 

 

The request would ensure that the subject site is developed with a residential land use. The proposed 

future assisted living facility would add a new high-quality housing option to the area where these 

services are lacking. The request furthers Goal 9.1-Supply. 

 

Policy 9.1.1 -- Housing Options: Support the development, improvement, and conservation of housing 

for a variety of income levels and types of residents and households. 

 

The request would allow the underutilized subject site to be redeveloped into a residential use. The 

applicant is proposing future redevelopment of the existing building on the subject site into an 

assisted living facility for seniors and people needing specialized medical care. This request 

furthers Policy 9.1.1-Areas of consistency: Housing Options. 

 

Policy 9.2.1 – Compatibility: Encourage housing development that enhances neighborhood character, 

maintains compatibility with surrounding land uses, and responds to its development context – i.e.  

urban, suburban, or rural – with appropriate densities, site design, and relationship to the street.  

 

The request would ensure that future proposed development of the subject site would reinforce and 

strengthen the neighborhood characteristics and maintain appropriate densities through low 

density residential development that is consistent with the surrounding neighborhood and 

development context. The request furthers Policy 9.2.1-Compatibility. * 

Integrated Development Ordinance (IDO) 14-16-6-7(G)(3)-Review and Decision Criteria for Zone 

Map Amendments  

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. 
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Justification & Analysis  

The Zone Map Amendment justification letter analyzed here, received on December 2, 2021 (revised 

December 22, 2021), is a response to Staff’s request for a revised justification letter (see attachment). 

The subject site is currently zoned NR-C and undeveloped. The requested zoning is R-ML 

(Residential – Multi-family low-density). The reason for the request is to obtain zoning that would 

be consistent with the character of the area and surrounding residential uses and R-ML zoning to the 

north east of the subject site. The subject site is in an Area of Consistency. 

 

The applicant believes that the proposed zoning map amendment (zone change) meets the zone 

change decision criteria in IDO 14-16-6-7(G)(3) as elaborated in the justification letter. The citation 

is from the IDO. The applicant’s arguments are in italics. Staff analysis follows in plain text.  

 

A. Criterion 6-7(G)(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 Response: The proposed zone change is consistent with the health, safety, and general 

welfare of the City by furthering a preponderance of applicable goals and policies in the ABC 

Comprehensive Plan, as amended, and other applicable plans adopted by the City. The following 

policy analysis demonstrates that the proposed zone change is advantageous to the surrounding 

neighborhood and the City as a whole by allowing a use that is consistent with surrounding 

residential uses; promotes infill and adaptive reuse of an existing vacant building; protects and 

enhances the character of an Area of Consistency; and provides an additional housing option in a 

residential area. 

 

Staff: Consistency with the City’s health, safety, and general welfare is shown by demonstrating that 

the request furthers applicable Comprehensive Plan Goals and policies and does not significantly 

conflict with them.    

 

Applicable Citations: Goal 4.1- Character, Policy 4.1.1 – Distinct Communities, Policy 4.1.2 - 

Identity and Design, Goal 5.2- Complete Communities, Policy 5.2.1 Land Uses, Sub-Policy(c),Sub-

Policy(h), and Sub-policy(n), Goal 5.3 – Efficient Development Patterns, Policy 5.3.1 Infill 

Development, Policy 5.6.3 – Areas of Consistency, Goal 9.1 – Housing Supply, Policy 9.1.1 – 

Housing Supply, and Policy 9.2.1 Compatibility. 

 

Non-applicable citations: none. 

The applicant’s policy-based response satisfactorily demonstrates that the request furthers a 

preponderance of applicable Goals and policies regarding character, identity, complete communities, 

land uses, efficient development patterns, infill development, city development areas and 

compatibility and does not present any significant conflicts with the Comprehensive Plan. Therefore, 

the request is consistent with the City’s health, safety, and general welfare. The response to Criterion 

A is sufficient.  

 

B. Criterion 6-7(G)(3)(b) If the subject property is located partially or completely 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 
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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 Response: The proposed zone change to R-ML will reinforce the residential character of 

the area and will not permit development that will undermine the established character. By changing 

the zoning to R-ML, which matches the existing zoning to the northeast of the subject property, the 

property will be developed as a unique residential development to support individuals with medical 

needs. The R-ML zone is a low density residential with limited permissive uses. 

The proposed zone change to R-ML meets Criterion #3 by being more advantageous to the 

community as articulated by the ABC Comprehensive Plan. The zone change will provide a unique 

housing option that will establish a residential zone with non-intensive uses in an Area of 

Consistency. Further, the zone change will protect and enhance the residential and community 

recreational land uses in the area.  

Staff: The subject site is located in an Area of Consistency. The applicant’s response demonstrates 

that the request would be more advantageous to the community and clearly reinforce and strengthen 

the established character and development of the surrounding community and would not permit 

development that is significantly different through infill development, utilization of existing utilities 

and infrastructure and maintain the development patterns of existing homes north and east of the site. 

The response to Criterion B is sufficient.     

C. Criterion 6-7(G)(3)(c) If the subject property 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 any of the following criteria: 

Applicant Response: This criterion does not apply. The subject property is entirely in an Area of 

Consistency.  

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

The response to Criterion C is sufficient. 

D. Criterion 6-7(G)(3)(d) The requested zoning does not include permissive uses that would be 

harmful to adjacent property, the neighborhood, or the community, unless the Use-specific 

Standards in Section 16-16-0 associated with that use will adequately mitigate those harmful 

impacts. 

Applicant Response: The permissive uses in the requested R-ML zone will not be harmful to the 

adjacent property, neighborhood, or community. Table 2 (next page) provides a comparison of the 

permissive uses in the NR-C and R-ML zones. 
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As shown above, the proposed R-ML zone will eliminate many impactful permissive uses (P) from 

the site that are allowed in the NR-C zone, such as car wash, light vehicle fueling station, vehicle 

repair and sales, light manufacturing, cannabis cultivation, cannabis-derived products, 

manufacturing, etc. Several of the non-residential uses allowed in the R-ML zone are permitted only 

as an accessory use (A), conditional primary (C), or as a conditional if structure is vacant for 5 years 

or more (CV). 
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Staff: The applicant provided the table above demonstrating the allowed uses on the property under 

the NR-C zone compared to the requested R-ML zone. The applicant compared the existing NR-C 

zoning and the proposed R-ML zoning. A NR-C zone district allows for a variety of impactful uses. 

If approved, the R-ML zone would eliminate many harmful uses that are currently permissive on the 

subject site to residential uses with few accessory and conditional uses. The request would create or 

facilitate consistency with the surrounding land uses in the area. The response to Criterion D is 

sufficient.  

E.  Criterion 6-7(G)(3)(e) The City's existing infrastructure and public improvements, including but 

not limited to its street, trail, and sidewalk systems meet any 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 (IIA). 

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 Response: As an existing building in an area with existing infrastructure capacity, this 

request for a zone change to allow for redevelopment of the site for assisted living meets Criteria #1. 

The redevelopment of the existing property will not require additional infrastructure beyond those 

that are already available on the site. 

Staff: The subject site has adequate capacity to serve the future development should this zone change 

be approved (requirement 1). Any additional infrastructure needed will be the responsibility of the 

applicant. The response to Criterion E is sufficient.  

F. Criterion 6-7(G)(3)(f) The applicant’s justification for the Zoning Map Amendment is not 

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

Applicant Response: The Applicants’ justification for the Zoning Map Amendment request is not 

based on the property's location along a major street. The subject property is located on Country 

Club Lane, a local urban street. The closest major street is Golf Course Road, located approximately 

a half mile to the east. 

Staff: Country Club Lane is classified as a local urban street; therefore, the applicants Zone Map 

Amendment is not based on the property’s location on a major street. Rather being based on 

reinforcing and strengthening the character and land uses of the surrounding community. The 

response to Criterion F is sufficient.  

G. Criterion 6-7(G)(3)(g) The applicant’s justification is not based completely or predominantly on 

the cost of land or economic considerations. 

Applicant Response: The cost of land or other economic considerations are not the determining 

factor for this zone change request. The Applicants' have determined that the location of the property 

and the existing building provide a unique opportunity for an adaptive reuse project geared towards 

senior housing. 
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Staff: The applicant has adequately demonstrated that requested zone change is not based on the cost 

of land or economic considerations and that the request furthers a preponderance of applicable 

Comprehensive Plan Goals and policies and does not conflict with them. The response to Criterion 

G is sufficient.    

H. Criterion 6-7(G)(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 requested zoning will clearly facilitate 

implementation of the ABC Comp Plan, as amended, and at least one of the following applies:  

1. The subject property is different from surrounding land because it can function as a 

transition between adjacent zone districts. 

2. The subject property 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 subject property makes it unsuitable for the uses 

allowed in any adjacent zone district. 

Applicant Response: This request for a zone change from NR-C to  

R-ML does not create a spot zone on the subject property because the relatively large Paradise 

Greens subdivision to the northeast is also zoned R-ML and is across Irving Boulevard from another 

R-ML zoned property. The subject property is part of Paradise Hills Special Zoning District, an 

island within unincorporated Bernalillo County. The change of zoning to R-ML will therefore be 

consistent with nearby zoning within the City of Albuquerque and will allow similar uses to existing 

development in the area. 

Staff: The surrounding land uses are residential uses and the properties to the north east of the site 

are zoned R-ML. The R-ML zone would remain consistent with the surrounding area. The applicant 

has demonstrated that the request would not create a “spot zone”. The response to Criterion H is 

sufficient.    

 

III. AGENCY & NEIGHBORHOOD CONCERNS 

Reviewing Agencies 

City departments and other agencies reviewed this application. Few agency comments were received. 

The City of Albuquerque Solid Waste Department notes that should the zone change be approved; a 

trash enclosure is highly recommended to protect the public health and the dumpster on site will be 

screened from public view. 

 

The City of Albuquerque Transit Department noted that this site and the other built facilities of the 

Country Club are totally isolated from the transit system and that pedestrian connection would be 

useful to the employees and to these new residents.  

 

Neighborhood/Public 

Notification requirements are found in 14-16-6, in the Procedures Table 6-1-1 and are further 

explained in 14-16-6-4(K), Public Notice. The affected, registered Neighborhood Associations 

Westside Coalition of Neighborhood Association and the Paradise Hills Civic Association were notified as 

required. Property owners within 100 feet of the subject site were also notified as required (see 

attachments).  
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A pre-application neighborhood meeting was not held and a facilitated meeting was not requested. 

On February 8, 2022 Staff received a letter of opposition from Rodey Law Firm, representing the 

owners of the neighboring Paradise Hills Golf Course. The letter requests denial of the zoning map 

amendment based on potential detrimental impacts that the zone change could have on the Golf 

Course .(see attached letter). 

 

V. CONCLUSION 

The request is for Zone Map Amendment (zone change) from NR-C to R-ML for Tract A-1 Plat of 

Tracts A-1, A-2, C-1 & T Paradise Hills Golf Course Subdivision. The subject site is approximately 

0.76 of an acre and located at 10035 Country Club Lane NW, between Golf Course Rd. and Paradise 

Hills Golf Course (“the subject site”). The applicant wants to change the zoning so that the they can 

redevelop the existing vacant building on the subject site into a proposed assisted living facility that 

would be generally consistent with the character and land uses of the surrounding neighborhood. 

 

The Applicant has satisfactorily justified the zoning map amendment based upon the proposed 

zoning being generally more advantageous to the community than the current zoning, and because it 

would further a preponderance of applicable Goals and policies in the Comprehensive Plan. 

 

The affected neighborhood organizations are the Westside Coalition of Neighborhood Association and 

the Paradise Hills Civic Association. Property owners within 100 feet of the subject site were also 

notified as required. Staff received a letter of opposition from the neighboring Paradise Hills Golf 

Course on February 8, 2022. General concerns include hours of operation, noise, landscape buffer 

issues and potential impacts that a residential development will have on a neighboring commercial 

use.  

 

Staff recommends approval. 
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FINDINGS – RZ-2021-00051, February 17, 2022 – Zoning Map Amendment 

1. The request is for a Zoning Map Amendment, for an approximately 0.76-acre site legally 

described as Tract A-1 Plat of Tracts A-1, A-2, C-1 & T Paradise Hills Golf Course Subdivision and 

located at 10035 Country Club Lane NW, between Golf Course Rd. and Paradise Hills Golf Course (“the 

subject site”).  

2. The subject site is zoned NR-C (Non-residential -- Commercial). The applicant is requesting a 

zone change to R-ML (Residential – Multi-family low density) to facilitate future redevelopment 

of the subject site, which contains an existing building. 

3. The subject site is in an Area of Consistency, and is not located in a designated Center or along 

a designated Corridor.  

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 is consistent with the following Comprehensive Plan Goals and Policies from 

Chapter 4: Community Identity  

A. Goal 4.1 – Character:  Enhance, protect, and preserve distinct communities. 

 The requested zone change from NR-C to R-ML would enhance the area by allowing 

development consistent with the surrounding R-ML zoned, single-family residential 

community. The zone change would also protect the surrounding neighborhood by limiting 

the amount of more intense and higher density uses, therefore preserving the identity of the 

community.  

B. Policy 4.1.1 Distinct Communities: Encourage quality development that is consistent with the 

distinct character of communities. 

 The subject site is within a community that could be considered distinct because it is 

surrounded by the Paradise Hills Special Zoning District. The subject site is intended to be 

redeveloped as an assisted living facility, which would replace a currently underutilized 

building, therefore allowing quality development according to IDO requirements. This 

development would be consistent with the surrounding multi-family and single-family 

community adjacent to the subject site and golf course. 

 C. 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 would protect the identity and cohesiveness of neighborhoods by ensuring the 

appropriate scale and location of development and character of building design by changing 

the zone from NR-C to R-ML. The requested zone would be more consistent with the 

surrounding multi-family and single-family residential neighborhood surrounding the subject 

site and adjacent golf course. The request would eliminate the possibility of a higher density 

use of the site and limit the uses to low-density residential development. The proposed R-ML 

zone is consistent with the surrounding zoning and development. By changing the zoning to 

reflect the surrounding neighborhoods current land uses, the identity of the neighborhood is 

protected.   
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6. The request furthers the following, additional polices from Comprehensive Plan Chapter 5: Land 

Use. 

A. Goal 5.2 Complete Communities: Foster communities where residents can live, work, 

learn, shop and play together. 

The request would allow the applicant to facilitate redevelopment of the subject site that 

is surrounded by multi-family and single-family residential neighborhoods. Although the 

subject site is not in an Activity Center or along a Corridor, residents living on the subject 

site would have the opportunity to live, work, learn, shop and play together based on the 

amenities close in proximity to the subject site. The subject site is located adjacent to 

Paradise Hills Golf Course and within 0.06 of a mile from Golf Course Road, a Major 

Transit corridor with transit access.  

B. 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 would allow development to occur with land uses that are similar to the 

surrounding community. Development of the subject site would allow a variety of low-

density residential housing types in the area that already contain multi-family, single-

family, and community uses. Any future development would be conveniently accessible 

to surrounding uses such as entertainment, retail, and recreational. 

C. Sub-policy(h) 5.2.1 – Land Uses: Encourage infill development that adds complementary 

uses and is compatible in form and scale to the immediately surrounding development. 

The request would encourage development that is consistent with the surrounding area. 

The proposed redevelopment of the existing vacant building to a residential use will be 

compatible in form and scale to the immediate surrounding area. 

D. Sub-policy(n) 5.2.1 – Land Uses: Encourage more productive use of vacant lots and 

under-utilized lots, including surface parking. 

The request would result in a future proposed assisted living facility. The 0.76-acre lot is 

currently occupied by a vacant building in an area that is surrounded by residential and 

community uses. A future residential development would encourage productive use of 

the underutilized lot. 

7. The request furthers the following, additional polices regarding efficient development patterns 

from Comprehensive Plan Chapter 5: Land Use. 

A. 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. 

The request would promote efficient use by providing the opportunity in which multi-family 

residential uses would become permissive. Future development would promote land use 

patterns that are similar to the surrounding Neighborhood, while also utilizing existing 

infrastructure that surrounds the site.  

B. Policy 5.3.1 – Infill Development: Support additional growth in areas with existing infrastructure and 

public facilities. 
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The subject site is surrounded by Paradise Hills Golf Course (zoned NR-C) and low-density 

residential development.  Future development of the subject site would utilize existing 

infrastructure, including water and sewer, paved streets, and dry utilities.  Access to the 

subject site would be directly off of Country Club Lane. Country Club Lane has access to 

Golf Course Road, a major transit corridor with sidewalks and additional infrastructure. 

8. The request furthers the following, additional polices regarding City Development Areas from 

Comprehensive Plan Chapter 5: Land Use. 

A. Policy 5.6.3- Areas of Consistency: Protect and enhance the character of existing single-

family neighborhoods, areas outside of Centers and Corridors, parks, and Major Public Open 

Space.  

The request would protect and enhance the character of the existing single-family 

neighborhood by eliminating the opportunity to develop the subject site with higher density 

uses outside of a designated center. 
 

9. The request furthers the following Comprehensive Plan Goal from Chapter 9: Housing: 

 

A. Goal 9.1 Supply: Ensure a sufficient supply and range of high-quality housing types that meet 

current and future needs at a variety of price levels to ensure more balanced housing options. 

 

The request would ensure that the subject site is developed with a residential land use. The 

proposed future assisted living facility would add a new high-quality housing option to the 

area where these services are lacking. 

 

B. Policy 9.1.1 -- Housing Options: Support the development, improvement, and conservation 

of housing for a variety of income levels and types of residents and households. 

 

The request would allow the underutilized subject site to be redeveloped into a residential 

use. The applicant is proposing future redevelopment of the existing building on the subject 

site into an assisted living facility for seniors and people needing specialized medical care. 

 

C.  Goal 9.2.1 –Compatibility: Encourage housing development that enhances neighborhood 

character, maintains compatibility with surrounding land uses, and responds to its 

development context – i.e. urban, suburban, or rural – with appropriate densities, site design, 

and relationship to the street. 

 

 The request would ensure that future proposed development of the subject site would 

reinforce and strengthen the neighborhood characteristics and maintain appropriate densities 

through low density residential development that is consistent with the surrounding 

neighborhood and development context. 

 

10. The applicant has adequately justified the request pursuant to the Integrated Development 

Ordinance (IDO) Section 14-16-6-7(G)(3)-Review and Decision Criteria for Zoning Map 

Amendments, as follows:   

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 
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(and other plans if applicable) and does not significantly conflict with them. The applicant’s 

policy-based response demonstrates that the request furthers a preponderance of applicable 

Goals and policies regarding character, identity and design, complete communities, land uses, 

infill development, city development areas, areas of consistency, and compatibility. 

Therefore, the request is consistent with the City’s health, safety, morals and general welfare. 

 

B. Criterion B: The subject site is located in an Area of Consistency. The applicant’s response 

demonstrates that the request would further a preponderance of applicable Comprehensive 

Plan Goals and policies and therefore would be more advantageous to the community than 

the current zoning. 

 

C. Criterion C: This criterion does not apply because the subject site is not located in an Area of 

Change, either wholly or in part. 

 

D. Criterion D: The applicant compared the existing NR-C zoning and the proposed R-ML 

zoning and discussed that impactful higher density uses would be eliminated. An R-ML zone 

eliminates many impactful uses that are currently permissive on the subject site to residential 

uses with few accessory and conditional uses. Since the surrounding land is zoned for 

residential and community uses, uses that would become permissive already exist in the 

current zoning and are not considered to be detrimental in this setting. 

 

E. Criterion E: The subject site is an infill site that is adequately served by existing infrastructure 

and therefore meets requirement 1. 

 

F.  Criterion F: The request is not based on the property’s location on a major street. The request 

reinforces and strengthens the character of the area in accordance with the Comprehensive 

Plan.  

 

G.  Criterion G: The applicant has adequately demonstrated that requested zone change is not 

based on the cost of land or economic considerations and that the request furthers a 

preponderance of applicable Comprehensive Plan Goals and policies and does not conflict 

with them. 

 

H.  Criterion H: The applicant has demonstrated the requested zone will match with the existing 

zoning of the surrounding area and therefore would not create a “spot zone”.   

 

11. The affected, registered neighborhood organizations, the Westside Coalition of Neighborhood 

Association and the Paradise Hills Civic Association, were notified as required. Property owners 

within 100 feet of the subject site were also notified as required. 

 

12. A pre-application neighborhood meeting was not held. A facilitated meeting was not requested 

 

13. On February 8, 2022 Staff received a letter of opposition from Rodey Law Firm, representing the 

owners of the neighboring Paradise Hills Golf Course. The letter requests denial of the zoning 

map amendment based on potential detrimental impacts that the zone change could have on the 

Golf Course. General concerns include hours of operation, noise, landscape buffer issues and 

potential impacts that a residential development will have on a neighboring commercial use. 
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RECOMMENDATION – PR-2021-006278, RZ-2021-00051, February 17, 2022 

 

APPROVAL of Project#2021-006278, Case#RZ-2021-00051, a zone change from NR-C to R-

ML, for Tract A-1 Plat of Tracts A-1, A-2, C-1 & T Paradise Hills Golf Course Subdivision 

and located at 10035 Country Club Lane NW, between Golf Course Rd. and Paradise Hills 

Golf Course, approximately 0.76 acre, based on the preceding findings. 

 

       Leroy Duarte 
     Megan Jones          Leroy Duarte 

Current Planner   Current Planner 

 

 

 

Notice of Decision CC list: 

 

Consensus Planning, Jacqueline Fishman, fishman@consensusplanning.com  

Stovall Paradise LLC and S&W Assisted Living LLC, esanchez0809@hotmail.com  

Westside Coalition of Neighborhood Associations, Elizabeth Haley, ekhaley@comcast.net 

Westside Coalition of Neighborhood Associations, Rene Horvath, aboard111@gmail.com  

Paradise Hills Civic Association, Tom Anderson, ta_a@msn.com 

Paradise Hills Civic Association, Maria Warren, samralphroxy@yahho.com  

Legal, kmorrow@cabq.gov  

EPC file 

 

mailto:esanchez0809@hotmail.com
mailto:ekhaley@comcast.net
mailto:aboard111@gmail.com
mailto:ta_a@msn.com
mailto:samralphroxy@yahho.com
mailto:kmorrow@cabq.gov
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CITY OF ALBUQUERQUE AGENCY COMMENTS 
PLANNING DEPARTMENT 

Zoning / Code Enforcement 

Long Range Planning 

Metropolitan Redevelopment 

Transportation Development Review Services 

No adverse comments to zone change. 

CITY ENGINEER 

Hydrology 

Transportation Development Services 

MUNICIPAL DEVELOPMENT DEPARTMENT (DMD) TRANSPORTATION  

No adverse comments to zone change. 

POLICE DEPARTMENT/PLANNING 

SOLID WASTE MANAGEMENT DEPARTMENT 

Project #2021-006278 RZ-2021-00051– Zoning Map Amendment (Zone Change)—Where will the 

tenants of the assisted living facility dispose of their trash. Should the zone change be approved, a trash 

enclosure is highly recommended to protect the public health and the dumpster on site will be screened 

from public view.  

 

TRANSIT DEPARTMENT 

This site and the other built facilities of the Country Club are totally isolated from the transit system – 

separated from Golf Course by 1000 feet of “street” that isn’t even legally a street. 

Surely some form of pedestrian connection would be useful to the employees and to these new 

residents.  

 PARKS AND RECREATION 

ABC WATER UTILITY AUTHORITY (ABCWUA) 

1.RZ-2021-000051 

a. No adverse comment to zone changes. 

b. For information only: 

i. Intention to develop the site for a residential subdivision. Please request an 

Availability Statement for the site as soon as development is known. The request can be 

made at the link: https://www.abcwua.org/info-for-builders-availability-statements/. 

Please include a utility plan with the request/ 

ALBUQUERQUE PUBLIC SCHOOLS 

 

ALBUQUERQUE METROPOLITAN ARROYO FLOOD CONTROL (AMAFCA) 
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COUNTY OF BERNALILLO 

 

MID-REGION COUNCIL OF GOVERNMENTS (MRCOG) 

MID-REGION METROPOLITAN PLANNING ORGANIZATION(MRMPO) 

MRMPO has no adverse comments. 

PUBLIC SERVICE COMPANY OF NEW MEXICO 

NEW MEXICO DEPARTMENT OF TRANSPORTATION (NMDOT) 

 

MIDDLE RIO GRANDE CONSERVANCY DISTRICT 

PNM GAS COMPANY 

PETROGLYPH NATIONAL MONUMENT 

AVIATION DEPARTMENT  

KIRTLAND AIR FORCE BASE 
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Figure 1: Looking south at the subject 

across Country Club Lane. 

Figure 2: Required Sign Posting 

located at the subject site on the 

abutting street, Country Club Lane. 

 

 

Figure 3: Looking NE at the golf 

course and R-ML residential while 

standing on the north edge of the 

subject site. 
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Figure 4: Looking west while 

standing on the subject site at the 

Paradise Hills country club. 

 

Figure 5: Looking south while 

standing on the southern edge of 

the subject site at Paradise Hills 

golf course 

 

 

Figure 6: Looking east while standing 

on the eastern edge of the subject site at 

unincorporated residential. 
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Figure 7: alley on the eastern edge of the 

subject site for drive access to the golf 

course.  

 

 

Figure 8: looking at the back 

(southern side) of the subject site 

from the SE edge. Existing courtyard.   

 

 



 

 

 

 

 

HISTORY 























ZONING 

Please refer to Subsection 14-16-2-5(B) for the

NR-BP (Non-residential - Business Park) ZoneDistrict



 

 

 

 

 

APPLICANT INFORMATION 

 

 

 

 



DEVELOPMENT REVIEW APPLICATION 
Effective 4/17/19 

Albuquerque
City of 

Please check the appropriate box and refer to supplemental forms for submittal requirements. All fees must be paid at the time of application. 

Administrative Decisions Decisions Requiring a Public Meeting or Hearing Policy Decisions 

☐ Archaeological Certificate (Form P3)
☐ Site Plan – EPC including any Variances – EPC

(Form P1)

☐ Adoption or Amendment of Comprehensive

Plan or Facility Plan (Form Z)

☐ Historic Certificate of Appropriateness – Minor

(Form L)
☐ Master Development Plan (Form P1)

☐ Adoption or Amendment of Historic

Designation (Form L)

☐ Alternative Signage Plan (Form P3)
☐ Historic Certificate of Appropriateness – Major

(Form L)
☐ Amendment of IDO Text (Form Z)

☐ Minor Amendment to Site Plan (Form P3) ☐ Demolition Outside of HPO (Form L) ☐ Annexation of Land (Form Z)

☐WTF Approval (Form W1) ☐ Historic Design Standards and Guidelines (Form L) ☐ Amendment to Zoning Map – EPC (Form Z)

☐Wireless Telecommunications Facility Waiver

(Form W2)
☐ Amendment to Zoning Map – Council (Form Z)

Appeals 

☐ Decision by EPC, LC,  ZHE, or City Staff (Form

A)

APPLICATION INFORMATION 

Applicant: Phone: 

Address: Email: 

City: State: Zip: 

Professional/Agent (if any): Phone: 

Address: Email: 

City: State: Zip: 

Proprietary Interest in Site: List all owners: 

BRIEF DESCRIPTION OF REQUEST 

SITE INFORMATION (Accuracy of the existing legal description is crucial! Attach a separate sheet if necessary.) 

Lot or Tract No.: Block: Unit: 

Subdivision/Addition: MRGCD Map No.: UPC Code: 

Zone Atlas Page(s): Existing Zoning: Proposed Zoning: 

# of Existing Lots: # of Proposed Lots: Total Area of Site (acres): 

LOCATION OF PROPERTY BY STREETS 

Site Address/Street: Between: and:  

CASE HISTORY (List any current or prior project and case number(s) that may be relevant to your request.) 

Signature: Date: 

Printed Name: ☐ Applicant or   ☐ Agent

FOR OFFICIAL USE ONLY 

Case Numbers Action Fees Case Numbers Action Fees 

Meeting/Hearing Date: Fee Total: 

Staff Signature: Date: Project # 

Stovall Paradise LLC and S&W Assisted Living LLC.

Jacqueline Fishman, AICP, Principal, Consensus Planning, Inc. (505) 764-9801
302 8th Street, NW

Albuquerque, NM 87102
Stovall Paradise LLC and S&W Assisted Living LLC.

Zone Map Amendment from NR-C to R-ML.

A1 0000
Paradise Hills Golf Course 101206524229530909

B-12-Z NR-C R-ML
1 N/A .76 acres

10035 Country Club Lane, NW Simon DriveGolf Course Road

Z-86-75/AX-86-12

Jacqueline Fishman, AICP, Principal
December 2, 2021

(505) 506-5229
2429 Dietz Farm Road

Los Ranchos NM 87107
esanchez0809@hotmail.com

fishman@consensusplanning.com

Owners



Form Z: Policy Decisions 

Please refer to the EPC hearing schedule for public hearing dates and deadlines. Your attendance is required. 

A single PDF file of the complete application including all plans and documents being submitted must be emailed to PLNDRS@cabq.gov  

prior to making a submittal. Zipped files or those over 9 MB cannot be delivered via email, in which case the PDF must be provided on a CD.

Effective 5/17/18 

 INFORMATION REQUIRED FOR ALL POLICY DECISIONS (Except where noted)

__ Interpreter Needed for Hearing? ____ if yes, indicate language: _______________
__ Proof of Pre-Application Meeting with City staff per IDO Section 14-16-6-4(B)
__ Letter of authorization from the property owner if application is submitted by an agent
__ Traffic Impact Study (TIS) form (not required for Amendment to IDO Text)
__ Zone Atlas map with the entire site/plan amendment area clearly outlined and labeled (not required for Amendment to IDO

Text) NOTE: For Annexation of Land, the Zone Atlas must show that the site is contiguous to City limits. 

 ADOPTION OR AMENDMENT OF COMPREHENSIVE PLAN

 ADOPTION OR AMENDMENT OF FACILITY PLAN

__ Plan, or part of plan, to be amended with changes noted and marked
__ Letter describing, explaining, and justifying the request per the criteria in IDO Sections 14-16-6-7(A)(3) or 14-16-6-7(B)(3), as

applicable 
__ Required notices with content per IDO Section 14-16-6-4(K)(6) 

__ Office of Neighborhood Coordination notice inquiry response, notifying letter, and proof of first class mailing 
__ Proof of emailed notice to affected Neighborhood Association representatives 
__ Buffer map and list of property owners within 100 feet (excluding public rights-of-way), notifying letter, and proof of first 
class mailing 

 AMENDMENT TO IDO TEXT

__ Section(s) of the Integrated Development Ordinance to be amended with changes noted and marked
__ Justification letter describing, explaining, and justifying the request per the criteria in IDO Section 14-16-6-7(D)(3)
__ Required notices with content per IDO Section 14-16-6-4(K)(6)

__ Office of Neighborhood Coordination notice inquiry response, notifying letter, and proof of first class mailing  
__ Buffer map and list of property owners within 100 feet (excluding public rights-of-way), notifying letter, and proof of first 
class mailing 

 ZONING MAP AMENDMENT – EPC

 ZONING MAP AMENDMENT – COUNCIL

__ Proof of Neighborhood Meeting per IDO Section 14-16-6-4(C)
__ Letter describing, explaining, and justifying the request per the criteria in IDO Section 14-16-6-7(F)(3) or Section 14-16-6-

7(G)(3), as applicable 
__ Required notices with content per IDO Section 14-16-6-4(K)(6) 

__ Office of Neighborhood Coordination notice inquiry response, notifying letter, and proof of first class mailing 
__ Proof of emailed notice to affected Neighborhood Association representatives 
__ Buffer map and list of property owners within 100 feet (excluding public rights-of-way), notifying letter, and proof of first 
class mailing 

__ Sign Posting Agreement 

 ANNEXATION OF LAND
__ Application for Zoning Map Amendment Establishment of zoning must be applied for simultaneously with Annexation of Land.

__ Petition for Annexation Form and necessary attachments
__ Letter describing, explaining, and justifying the request per the criteria in IDO Section 14-16-6-7(E)(3)
__ Board of County Commissioners (BCC) Notice of Decision

I, the applicant or agent, acknowledge that if any required information is not submitted with this application, the application will not be 
scheduled for a public meeting or hearing, if required, or otherwise processed until it is complete. 

Signature: Date: 

Printed Name: ☐ Applicant or   ☐ Agent

FOR OFFICIAL USE ONLY 

Project Number: Case Numbers 

- 

- 

- 

Staff Signature: 

Date: 

No

December 2, 2021
Jackie Fishman, AICP, Principal, Consensus Planning, Inc.

mailto:PLNDRS@cabq.gov






City of Albuquerque 
Planning Department 

Development Review Services Division 

Traffic Scoping Form (REV 0 7 /2020) 

 

Project Title:      
Building Permit #:  Hydrology File #:     
Zone Atlas Page: _______ DRB#:   ______ EPC#:   Work Order#:     
Legal Description:     
Development Street Address:     

 
Applicant:   Contact:     
Address:    
Phone#:  Fax#:   
 E-mail:      

 

Development Information  

Build out/Implementation Year:      Current/Proposed Zoning:         

Project Type:   New: (  )     Change of Use: (  )     Same Use/Unchanged: (  )      Same Use/Increased Activity: (  )  

  Change of Zoning: (  ) 

Proposed Use (mark all that apply):    Residential: (  )    Office: (  )    Retail: (  )    Mixed-Use: (  )  

Describe development and Uses: 
__________________________________________________________________________________________________ 

__________________________________________________________________________________________________ 

Days and Hours of Operation (if known): ________________________________________________________________ 
 

Facility  

Building Size (sq. ft.):                 

Number of Residential Units:                

Number of Commercial Units:                

 

Traffic Considerations 

ITE Trip Generation Land Use Code              

Expected Number of Daily Visitors/Patrons (if known):*         

Expected Number of Employees (if known):*             

Expected Number of Delivery Trucks/Buses per Day (if known):*          

Trip Generations during PM/AM Peak Hour (if known):*          

Driveway(s) Located on: Street Name            

Zone Map Amendment Request, 10035 County Club Ln. NW
N/A N/A

B-12 N/A N/A N/A
Trail A-1 Plat of Tracts A-1, A-2, C-1 & T Paradise Hills Golf Course containing 0.7560 Acres M/L OR 32,921 Square feet M/L

10035 Country Club Ln. NW

Applicants: Liz Sanchez, Daniel Warren, and Anna Stovall / Agent: Consensus Planning Charlene Johnson
302 Eighth Street NW

505-764-9801
johnson@consensusplanning.com

N/A NR-C / RM-L

Use of existing bed and breakfast building as an assisted living facility.

24 hours

N/A
N/A

N/A
N/A

No driveway. Country Club Lane dead-ends into the parking lot.

Approximately 5,347 square feet.

TBD
N/A

E43549
Text Box
ITE Land Use #620 Nursing HomeAM peak 5 tripsPM peak 5 trips



Adjacent Roadway(s) Posted Speed:  Street Name        Posted Speed    

               Street Name           Posted Speed    

* If these values are not known, assumptions will be made by City staff. Depending on the assumptions, a full TIS may be required.) 

Roadway Information (adjacent to site)  

Comprehensive Plan Corridor Designation/Functional Classification:        
(arterial, collecdtor, local, main street) 

Comprehensive Plan Center Designation:           
(urban center, employment center, activity center, etc.) 

Jurisdiction of roadway (NMDOT, City, County):             

Adjacent Roadway(s) Traffic Volume:           Volume-to-Capacity Ratio (v/c):     
                               (if applicable) 

Adjacent Transit Service(s):      Nearest Transit Stop(s):                             

Is site within 660 feet of Premium Transit?:     

Current/Proposed Bicycle Infrastructure:              
(bike lanes, trails) 

Current/Proposed Sidewalk Infrastructure:              

 

Relevant Web-sites for Filling out Roadway Information: 

City GIS Information:  http://www.cabq.gov/gis/advanced-map-viewer 

Comprehensive Plan Corridor/Designation: See GIS map.   

Road Corridor Classification: https://www.mrcog-nm.gov/DocumentCenter/View/1920/Long-Range-Roadway-System-LRRS-
PDF?bidId=     

Traffic Volume and V/C Ratio: https://www.mrcog-nm.gov/285/Traffic-Counts   and    https://public.mrcog-nm.gov/taqa/ 

Bikeways: http://documents.cabq.gov/planning/adopted-longrange-plans/BTFP/Final/BTFP%20FINAL_Jun25.pdf  (Map Pages 75 to 
81) 

 

TIS Determination 

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

Traffic Impact Study (TIS) Required: Yes [   ]   No [   ]    

Thresholds Met?  Yes [   ] No [   ]    

Mitigating Reasons for Not Requiring TIS:  Previously Studied: [   ] 

Notes: 

 

    
TRAFFIC ENGINEER DATE 

 

Submittal 

Golf Course Road 35 mph

Golf Course Road - Major Transit Corridor 

None

City
Golf Course Road - 21,512 daily

Bus Routes: 92 and 157 Approximately half a mile to east on Golf Course Rd.

No

Bike lane on Golf Course Rd.

None

http://www.cabq.gov/gis/advanced-map-viewer
https://www.mrcog-nm.gov/DocumentCenter/View/1920/Long-Range-Roadway-System-LRRS-PDF?bidId
https://www.mrcog-nm.gov/DocumentCenter/View/1920/Long-Range-Roadway-System-LRRS-PDF?bidId
https://www.mrcog-nm.gov/285/Traffic-Counts
https://public.mrcog-nm.gov/taqa/
http://documents.cabq.gov/planning/adopted-longrange-plans/BTFP/Final/BTFP%20FINAL_Jun25.pdf
E43549
Accepted

E43549
Accepted

E43549
M P Grush PE

E43549
Group
9/29/2021



The Scoping Form must be submitted as part of a Traffic Circulation Layout submittal, DRB application for site plan 
approval, or EPC application. See the Development Process Manual Chapter 7.4 for additional information. 

Submit by email to plndrs@cabq.gov and to the City Traffic Engineer mgrush@cabq.gov.  Call 924-3362 for information. 

 

Site Plan/Traffic Scoping Checklist 

Site plan, building size in sq. ft. (show new, existing, remodel), to include the following items as applicable: 
1. Access -- location and width of driveways  
2. Sidewalks (Check DPM and IDO for sidewalk requirements.  Also, Centers have wider sidewalk requirements.)  
3. Bike Lanes (check for designated bike routes, long range bikeway system) (check MRCOG Bikeways and Trails in the 

2040 MTP map) 
4. Location of nearby multi-use trails, if applicable (check MRCOG Bikeways and Trails in the 2040 MTP map) 
5. Location of nearby transit stops, transit stop amenities (eg. bench, shelter).  Note if site is within 660 feet of premium 

transit. 
6. Adjacent roadway(s) configuration (number of lanes, lane widths, turn bays, medians, etc.)  
7. Distance from access point(s) to nearest adjacent driveways/intersections. 
8. Note if site is within a Center and more specifically if it is within an Urban Center. 
9. Note if site is adjacent to a Main Street. 
10. Identify traffic volumes on adjacent roadway per MRCOG information.  If site generates more than 100 vehicles per 

hour, identify volume to capacity (v/c) ratio on this form. 

mailto:plndrs@cabq.gov
http://www.arcgis.com/home/webmap/viewer.html?webmap=8b0ca82275eb441eac65f080d7240d8d&extent=-106.8012,34.9921,-106.4099,35.2253
http://www.arcgis.com/home/webmap/viewer.html?webmap=8b0ca82275eb441eac65f080d7240d8d&extent=-106.8012,34.9921,-106.4099,35.2253
http://www.arcgis.com/home/webmap/viewer.html?webmap=8b0ca82275eb441eac65f080d7240d8d&extent=-106.8012,34.9921,-106.4099,35.2253
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Request for Zone Map Amendment  Page 1 of 11 

December 22, 2021 (revises December 2, 2021 letter) 
 
Tim MacEachen, Chair 
Environmental Planning Commission 
City of Albuquerque 
600 Second Street NW 
Albuquerque, New Mexico 87102 

RE: Zoning Map Amendment; 10035 Country Club Lane, NW. 

Dear Mr. Chairman: 

The purpose of this letter is to provide justification for a Zoning Map Amendment 
on behalf of Stovall Paradise, LLC. and S&W Assisted Living, LLC. (Applicants)  
by responding to the criteria specified in the Integrated Development Ordinance 
(IDO) Section 14-16-6-7(F)(3). The property is located at 10035 Country Club Lane, 
NW. The legal description of the subject property is Tract A-1 Plat of Tracts A-1, A-2, 
C-1 & T Paradise Hills Golf Course containing 0.7560 acres more or less or 32,921 
square feet more or less. 

 
Subject property outlined in red.  

LAND USE CONTEXT AND PROJECT SUMMARY 
The subject property is approximately .75 acres in size and zoned NR-C. It contains 
an existing two-story building with a private courtyard that was recently used as a 
bed and breakfast and is adjacent to the Paradise Hills Golf Course. The Applicants 
are requesting a zone change for the subject property to R-ML that will allow for an 
assisted living facility. The previous zoning prior to IDO adoption was SU-1 for Golf 
Course and PDA-72 DU Max and 16 Unit Guest House. 

SITE 

mailto:cp@consensusplanning.com
http://www.consensusplanning.com/
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Entrance facing north to the existing building on the subject property. 

 
Private courtyard on the south side of the existing building. 

 
Paradise Hills Golf Course to the north of the subject property. 
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The subject property is within the Northwest Mesa Planning Area and in an Area of 
Consistency, as designated in the ABC Comprehensive Plan. Golf Course Road, 
located east of the subject property, is designated as a Major Transit corridor. 

Surrounding the subject property to the north, south, and west is the Paradise Hills 
Golf Course, a "community amenity", zoned NR-C. To the east and west are multi-
family residential developments consisting of townhouses and apartments and 
single-family subdivisions located within the Paradise Hills Special Zoning District.  
To the northeast adjacent to the Paradise Hills Golf Course is the Paradise Greens 
subdivision, a single-family subdivision zoned R-ML. 
 

 
Surrounding Zoning. 

 
Surrounding Land Use. 

TABLE 1. SURROUNDING ZONING & LAND USE 
NORTH NR-C, R-ML Community Amenity (Golf Course), Single-family residential 
EAST N/A Multi-family, Single-family residential 
SOUTH NR-C Community Amenity (Golf Course) 
WEST NR-C, N/A Community Amenity (Golf Course), Single-family Residential 

 

Community 
Amenity 

Single-family Residential 

Single-family Residential 

Single-family 
Residential 

Multi-family 

UNINCORPORATED 

UNINCORPORATED 
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HISTORY 
On March 30, 1987, the City of Albuquerque approved an annexation for Tracts A 
and B, Land Division Map S-74-233-SP, and a tract of land known as the Paradise 
Hills Golf Course and adjacent street right-of-way (AX-86-12). The annexation 
included the establishment of a SU-1 for a Planned Development Area to include a 
Golf Course, Guest House, Related Facilities, and a total of up to 72 townhouse units 
for the land in 1.A. (Z-86-75). A Site Development Plan approved in 1992 shows the 
existing building containing apartments. The current request for zone map 
amendment is therefore generally consistent with the pre-IDO residential use 
approved in 1987. 

REQUEST 
The Applicants are requesting a zone change from NR-C to R-ML, which will allow 
redevelopment of an underutilized existing building and property for an assisted 
living residential facility. As shown in this justification letter, the Applicants believe 
that the R-ML zone will provide more land-use stability and will benefit the 
surrounding neighborhood by allowing seniors to age in place. This request is 
supported by Comprehensive Plan goals and policies and meets the requirements 
for a Zoning Map Amendment – EPC per IDO Section 14-16-6-7(G) as described 
below. 

ZONING MAP AMENDMENT JUSTIFICATION  
This request for a Zoning Map Amendment complies with the criteria outlined in 
Section 14-16-6-7(G)(3) of the Integrated Development Ordinance (IDO) as follows: 

6-7(G)(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 Response: The proposed zone change is consistent with the health, 
safety, and general welfare of the City by furthering a preponderance of applicable 
goals and policies in the ABC Comprehensive Plan, as amended, and other 
applicable plans adopted by the City. The following policy analysis demonstrates 
that the proposed zone change is advantageous to the surrounding neighborhood 
and the City as a whole by allowing a use that is consistent with surrounding 
residential uses; promotes infill and adaptive reuse of an existing vacant building; 
protects and enhances the character of an Area of Consistency; and provides an 
additional housing option in a residential area. 

Goal 4.1 Character: Enhance, protect, and preserve distinct communities. 

Applicant Response: The requested zone change from NR-C to R-ML furthers this 
goal by limiting the types of uses on the site to residential and community uses, 
which will enhance, preserve, and protect the residential and community uses of the 
surrounding neighborhoods and the community recreational use of the golf course. 
The NR-C zone contains a host of permissive land uses that would not be 
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appropriate in this location. The pre-IDO zoning (SU-1 for Golf Course and PDA-72 
DU max and 16-unit Guest House) allowed residential uses on the subject property. 
The zone change from NR-C to RM-L will reinstate residential use on the property 
approved in 1987. 

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

Applicant Response: The requested zone map amendment from NR-C to R-ML 
furthers this policy by encouraging development that is consistent with the distinct 
character of the Paradise Hills community. The surrounding neighborhood is 
residential, and this parcel would be consistent with and strengthen the existing 
residential character. To the east and west, surrounding development is a mix of 
multi-family and single-family residential. The use of the subject property as an 
assisted living facility will complement the existing development in these 
neighborhoods. The requested zone change is consistent with the R-ML zone of the 
Paradise Greens subdivision to the northeast. 

 
Adjacent duplex development to the east.           Multi-family apartments to the east. 

 
Paradise Greens subdivision to the northeast, zoned R-ML. 

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

Applicant Response: The proposed zone change furthers this goal by allowing for 
the redevelopment of a vacant property that would allow seniors to age in place 
within an existing neighborhood by providing living quarters, personalized 
assistance, shuttle services to doctor appointments and shopping, dining, outdoor 
amenities, etc., in addition to the outdoor recreation and landscape amenities 
provided in the adjacent golf course. The subject property is located near Golf 
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Course Road, which provides access to a variety of commercial retail and services 
where residents can shop with shuttle services provided by the operator of the 
assisted living facility.  

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

Applicant Response: The proposed zone change will further this policy for creating 
healthy, sustainable, and distinct communities by allowing a different type of 
housing in an area that contains a mix of residential densities and recreational 
facilities. The assisted living project will be conveniently accessible since it is located 
just over a half mile west of Golf Course Road and is easily accessible from Country 
Club Lane. 

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

Applicant Response: The zone change request will further this goal by redeveloping 
a vacant property with existing infrastructure including water and sewer services, 
paved streets, sidewalks along Golf Course Road, and dry utilities. The zone change 
will promote the efficient use of land by the adaptive reuse a long vacant existing 
building into a residential use. It supports the public good by providing essential 
residential housing and services to seniors and others with special medical needs. 

Policy 5.6.3. Infill Development: Support additional growth in areas with existing 
infrastructure and public facilities. 

Applicant Response: The zone change request will further Policy 5.3.1 by supporting 
the adaptive reuse of the existing building, which is surrounded by other 
development and has access to existing infrastructure. An Improvement Location 
Report (see attachment) for the subject property completed in 2021 shows that the 
site is served with water, sewer, and dry utilities (electric and gas) that extend from 
Country Club Lane to the subject property. Country Club Lane is a paved public 
street that connects to Golf Course Road, a four-lane arterial with sidewalks and 
median breaks.  

Public park facilities near the subject property include Paradise Meadows Park and 
Open Space (.5 miles) and Ventana Ranch Park (2.5 miles). Public schools in the area 
include Seven Bar Elementary School (.08 miles), Paradise Hills Community Center 
and Park (1.5 miles), Cibola High School (1.26 miles), Paradise Skies Elementary 
School (1.6 miles).  

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

Applicant Response: Sub-policy h will be furthered by the zone change by 
facilitating the redevelopment of an existing vacant building. The redevelopment of 
the building with assisted living residential is compatible with form and scale of the 
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area’s residential development. The current NR-C zone currently allows many uses 
that are incompatible with area neighborhoods and could erode the area's 
character. 

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

Applicant Response: The subject property is within an Area of Consistency. The 
requested zone change to R-ML will protect and enhance the character of the 
existing residential area by allowing uses that are consistent with the single-family 
and multi-family development in the area. The R-ML zone allows for virtually all of 
the IDO "Household Living" sub-categories, including single-family detached, 
townhouse, and multi-family. 

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

Applicant Response: The proposed zone change will further this goal by allowing a 
high-quality housing option for individuals currently in need of assisted living 
services in an area lacking those services. This proposed project will add a unique 
housing option to the area, balancing out the housing options. It is consistent with 
the pre-IDO zoning of PDA-72 maximum and 16-unit guest house, which allowed 
for residential use. 

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

Applicant Response: The zone change request to R-ML will support the 
redevelopment of the subject property into an assisted living facility, which will add 
to the variety of housing options and provide safe and secure housing for 
individuals with medical needs. Redevelopment of the existing Inn at Paradise 
building into housing is a creative reuse and will add to the diversity of residential 
uses in the area. 

Based on the responses to these goals and policies, the request satisfies the 
requirements of Criterion A. The proposed zone change will preserve the existing 
character of the area, provides a lower intensity zone in an Area of Consistency, adds 
to the variety of housing options, and will support the redevelopment of an infill site 
with access to public infrastructure. 

6-7(G)(3)(b): If the subject property is located partially or completely 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: 
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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 Response: The proposed zone change to R-ML will reinforce the 
residential character of the area and will not permit development that will 
undermine the established character. By changing the zoning to R-ML, which 
matches the existing zoning to the northeast of the subject property, the property 
will be developed as a unique residential development to support individuals with 
medical needs. The R-ML zone is a low density residential with limited permissive 
uses. 

The proposed zone change to R-ML meets Criterion #3 by being more 
advantageous to the community as articulated by the ABC Comprehensive Plan. The 
zone change will provide a unique housing option that will establish a residential 
zone with non-intensive uses in an Area of Consistency. Further, the zone change 
will protect and enhance the residential and community recreational land uses in the 
area. 

6-7(G)(3)(c): If the subject property 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 any of the following criteria: 

Applicant Response: This criterion does not apply. The subject property is entirely in 
an Area of Consistency. 

6-7(G)(3)(d): The requested zoning does not include permissive uses that would be 
harmful to adjacent property, the neighborhood, or the community, unless the Use-
specific Standards in Section 16-16-0 associated with that use will adequately mitigate 
those harmful impacts. 

Applicant Response: The permissive uses in the requested R-ML zone will not be 
harmful to the adjacent property, neighborhood, or community. Table 2 (next page) 
provides a comparison of the permissive uses in the NR-C and R-ML zones. 
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TABLE 2. IDO ZONING COMPARISON: NR-C VS. R-ML 
Use NR-C R-ML 
Dwelling, single-family detached, mobile home, cluster development, 
cottage development, two-family detached (duplex), townhouse, multi-
family 

- P 

Dwelling, live work CA C 
Group Living Category (except Group home, large) - P 
Assisted living facility or nursing home - P 
Community residential facility, small, medium - P 
Dormitory - P 
Group home small, medium - C 
Adult or child day care facility P C 
Community center or library C P 
Museum P C 
Sports Field P - 
University or college P CV 
Vocational school P - 
Kennel P - 
Veterinary hospital or other pet services P - 
Other pet services P - 
Auditorium or theater P - 
Bar & Tap room or tasting room P - 
Health club or gym P A 
Catering service, Nightclub, Restaurant P - 
Hotel or motel P - 
Car wash P - 
Light vehicle fueling station, sales and rental, & repair P - 
Bank P - 
Blood services facility C - 
Club or event facility P - 
Construction contractor facility and yard P - 
Commercial services P - 
Medical or dental clinic P - 
Mortuary P - 
Office or Personal and business services, small & large P - 
Research or testing facility P - 
Self-storage P - 
Amphitheater C - 
Other outdoor entertainment P - 
Art gallery P - 
Bakery goods or confectionery shop P - 
Building and home improvement materials store P - 
General retail, small; Cannabis retail; Farmer's market; and Grocery store P - 
Liquor and Nicotine retail C - 
Pawn shop P - 
Helipad A - 
Artisan manufacturing P - 
Cannabis cultivation and Cannabis-derived products manufacturing P - 
Light manufacturing P - 
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As shown above, the proposed R-ML zone will eliminate many impactful permissive 
uses (P) from the site that are allowed in the NR-C zone, such as car wash, light 
vehicle fueling station, vehicle repair and sales, light manufacturing, cannabis 
cultivation, cannabis-derived products, manufacturing, etc. Several of the non-
residential uses allowed in the R-ML zone are permitted only as an accessory use (A), 
conditional primary (C), or as a conditional if structure is vacant for 5 years or more 
(CV). 

6-7(G)(3)(e): The City's existing infrastructure and public improvements, including but 
not limited to its street, trail, and sidewalk systems meet any 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 (IIA). 

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 Response: As an existing building in an area with existing infrastructure 
capacity, this request for a zone change to allow for redevelopment of the site for 
assisted living meets Criteria #1. The redevelopment of the existing property will not 
require additional infrastructure beyond those that are already available on the site. 

6-7(G)(3)(f): The Applicant's justification for the Zoning Map Amendment is not 
completely based on the property's location on a major street. 

Applicant Response: The Applicants’ justification for the Zoning Map Amendment 
request is not based on the property's location along a major street. The subject 
property is located on Country Club Lane, a local urban street. The closest major 
street is Golf Course Road, located approximately a half mile to the east. 

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

Applicant Response: The cost of land or other economic considerations are not the 
determining factor for this zone change request. The Applicants' have determined 
that the location of the property and the existing building provide a unique 
opportunity for an adaptive reuse project geared towards senior housing. 

6-7(G)(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 requested 



 
 

Request for Zone Map Amendment  Page 11 of 11 

zoning will clearly facilitate implementation of the ABC Comp Plan, as amended, and 
at least one of the following applies: 

1. The subject property is different from surrounding land because it can function 
as a transition between adjacent zone districts. 

2. The subject property 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 subject property makes it unsuitable for 
the uses allowed in any adjacent zone district. 

Applicant Response: This request for a zone change from NR-C to  
R-ML does not create a spot zone on the subject property because the relatively 
large Paradise Greens subdivision to the northeast is also zoned R-ML and is across 
Irving Boulevard from another R-ML zoned property. The subject property is part of 
Paradise Hills Special Zoning District, an island within unincorporated Bernalillo 
County. The change of zoning to R-ML will therefore be consistent with nearby 
zoning within the City of Albuquerque and will allow similar uses to existing 
development in the area. 

CONCLUSION 
The request for a Zoning Map Amendment from NR-C to R-ML is justified based on 
the policy analysis presented in this letter. The zone change from NR-C to R-ML will 
be more advantageous for the community because it will allow for redevelopment of 
the property as a residential use. The R-ML zone will eliminate many harmful uses 
permitted in the NR-C zone at an infill site within an area characterized by single- 
family and multi-family residential development. The redevelopment of the subject 
property for assisted living purposes will expand housing choices in the area, 
enhance the neighborhood character, and be consistent with the pre-IDO zoning, 
which allowed the residential use on the subject property.  
 
On behalf of the Applicants, we respectfully request that the Environmental Planning 
Commission approve this request based on the information provided. Thank you for 
your consideration. 
 
Sincerely, 
 
 
Jacqueline Fishman, AICP 
Principal 
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December, 2021 

TO:  Jackie Fishman, Consensus Planning 

FROM: Megan Jones, Current Planner 

City of Albuquerque Planning Department 

TEL:   (505) 924-3935 

RE:  Project #2021-006278/RZ-2021-00051, Paradise Hills Zone Change 

 

I’ve completed a first review of the proposed zoning map amendment (zone change). I would like to 

discuss the request and have a few questions. I am available to answer questions about the process and 

requirements. Please provide the following:  

 A revised zoning change justification letter pursuant to the zone change criteria (one copy) by:  

12 pm on Wednesday, December 29, 2021. 

Note: If you have difficulty with this deadline, please let me know.  

1)  Introduction: 

A.  Though I’ve done my best for this review, additional items may arise as the case progresses. If 

so, I will inform you immediately.  

B. This is what I have for the legal description: Tract A-1 Plat of Tracts A-1, A-2, C-1 & T Paradise 

Hills Golf Course containing 0.7560 acres more or less or 32,921 SF more or less, Located at 

10035 Country Club Lane, NW, between Golf Course Rd. and Simon Dr., approximately .76 

acres (B-12-Z). Is this correct?  

C.  It is my understanding that this request is for a Zone Map Amendment to R-ML (Residential – 

Multi Family Low Density Zone District) to allow for an assisted living facility in the future. The 

existing building will be redeveloped and changes will only be made to the interior, but this is to 

be determined at a future date and not a part of this Zone Change request. Let’s focus on how the 

R-ML zone will benefit the surrounding community and not what a future land use MAY be, 

since there are several options. 

D. Can you give further information about the plans for an assisted living facility if you have them 

and how it would benefit the surrounding community per the IDO definition of an assisted living 

facility? If you don’t have future plans, that is okay.  

2) Process: 

A.  Information regarding the EPC process, including the calendar and current Staff reports, can be 

found at:  

 http://www.cabq.gov/planning/boards-commissions/environmental-planning-commission    

B. Timelines and EPC calendar: the EPC public hearing for December is the 16th. Final staff reports 

will be available one week prior, on December 9th.   

http://www.cabq.gov/planning/boards-commissions/environmental-planning-commission
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C.  Note that, if a zone change request is denied, you cannot reapply again for one year. 

D. Agency comments will be distributed as staff receives them. I will email you a copy of the 

comments. 

3) Notification & Neighborhood Issues:   

Notification requirements for a zone change are explained in Section 14-16-6-4(K), Public Notice 

(IDO, p. 378). The required notification consists of: i) an emailed letter to neighborhood 

representatives indicated by the ONC, and ii) a mailed letter (first-class) to property owners within 

100 feet of the subject site. 

A.  It appears that notification offering the pre-application facilitated meeting is complete.  

 B.  It looks like a pre-application facilitated meeting was not requested. Is that correct? Did anyone 

respond and say “no thanks”?  

D.  The notification to property owners also appears complete. Thank you for providing photos of 

the certified mail receipts and a list of the neighbors within a 100’ buffer.  

E.  The sign posting agreement specifies the sign posting period as January 5, 2021 to February 4, 

2022.  

F.  Have any neighborhood representatives or members of the public contacted you so far? 

4) Project Letter:  

A. In general, the project letter is good. 

B. Can you provide additional History of the subject site? Since you mention that the surrounding 

area is in the Paradise Hills Special Zoning District, can you elaborate on this in the context of 

the subject site. Explain how the site is/might be affected by it or if it ever was in the past? 

5) Zone Map Amendment (zone change)- Overview: .  

A. The task in a zone change justification is to choose applicable Goals and policies from the 

Comprehensive Plan and demonstrate how the request furthers (makes a reality) each applicable 

Goal and policy. Furthering is shown by providing explanations using “because” statements and 

tailoring the response to match the wording of the Goal or policy.  

B.  Please elaborate more on the following goals/policies that align with zone map request: 

C.  Goal 4.1 Character – You state that the zone change will reinstate one of the intended uses of the 

golf course property per pre-IDO zoning (assisted living facility?). Can you please elaborate on 

this?  

D. Goal 5.2 Complete Communities - please elaborate more on how this property would allow 

seniors to age in place and if this is to be an assisted living facility how they will access services 

along Golf Course Rd. How does this foster a community where the residents can live, work, 

learn, shop, and play?  
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E. For policy 5.6.3 infill Development – Can you give information on existing infrastructure on 

Country Club Lane as well? 
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OFFICIAL PUBLIC NOTIFICATION FORM 
FOR MAILED OR ELECTRONIC MAIL NOTICE 

CITY OF ALBUQUERQUE PLANNING DEPARTMENT 

CITY OF ALBUQUERQUE, PLANNING DEPARTMENT, 600 2ND ST. NW, ALBUQUERQUE, NM 87102 505.924.3860 
 www.cabq.gov 
Printed 11/1/2020 

PART I - PROCESS 
Use Table 6-1-1 in the Integrated Development Ordinance (IDO) to answer the following: 
Application Type: 
Decision-making Body: 
Pre-Application meeting required:  � Yes � No 
Neighborhood meeting required:   � Yes � No 
Mailed Notice required: � Yes � No 
Electronic Mail required:   � Yes � No 
Is this a Site Plan Application:  � Yes � No     Note: if yes, see second page 
PART II – DETAILS OF REQUEST 
Address of property listed in application: 
Name of property owner: 
Name of applicant: 
Date, time, and place of public meeting or hearing, if applicable: 

Address, phone number, or website for additional information: 
 
PART III - ATTACHMENTS REQUIRED WITH THIS NOTICE 
� Zone Atlas page indicating subject property. 
� Drawings, elevations, or other illustrations of this request. 
� Summary of pre-submittal neighborhood meeting, if applicable. 
� Summary of request, including explanations of deviations, variances, or waivers. 
IMPORTANT:  PUBLIC NOTICE MUST BE MADE IN A TIMELY MANNER PURSUANT TO 
SUBSECTION 14-16-6-4(K) OF THE INTEGRATED DEVELOPMENT ORDINANCE (IDO).  
PROOF OF NOTICE WITH ALL REQUIRED ATTACHMENTS MUST BE PRESENTED UPON 
APPLICATION. 

I certify that the information I have included here and sent in the required notice was complete, true, and 
accurate to the extent of my knowledge. 

_______________________________  (Applicant signature)    _______________________ (Date) 

Note: Providing incomplete information may require re-sending public notice. Providing false or misleading information is 
a violation of the IDO pursuant to IDO Subsection 14-16-6-9(B)(3) and may lead to a denial of your application.

10035 Country Club Lane NW

N/A

N/A

Zone map amendment from NR-C to R-ML.
Environmental Planning Commission (EPC)

Stovall Paradise LLC and S&W Assisted Living LLC.
Stovall Paradise LLC and S&W Assisted Living LLC. / Agent: Jackie Fishman, AICP

Thursday, January 20, 2022, 8:30 A.M. on Zoom Remote Meetings

December 2, 2021

Jacqueline Fishman, AICP, Principal, Consensus Planning - (505) 764-9801 fishman@consensusplanning.com

http://www.cabq.gov/
https://ido.abc-zone.com/integrated-development-ordinance-ido#page=393
https://ido.abc-zone.com/integrated-development-ordinance-ido#page=412


 

OFFICIAL PUBLIC NOTIFICATION FORM 
FOR MAILED OR ELECTRONIC MAIL NOTICE 

CITY OF ALBUQUERQUE PLANNING DEPARTMENT 
 

CITY OF ALBUQUERQUE, PLANNING DEPARTMENT, 600 2ND ST. NW, ALBUQUERQUE, NM 87102 505.924.3860 
 www.cabq.gov 
Printed 11/1/2020 

 
 

PART IV – ATTACHMENTS REQUIRED FOR SITE PLAN APPLICATIONS ONLY 
Provide a site plan that shows, at a minimum, the following: 
� a. Location of proposed buildings and landscape areas. 
� b. Access and circulation for vehicles and pedestrians. 
� c. Maximum height of any proposed structures, with building elevations. 
� d. For residential development: Maximum number of proposed dwelling units. 
� e. For non-residential development:  
        �  Total gross floor area of proposed project. 
        �  Gross floor area for each proposed use. 

 

N/A

N/A

N/A

N/A

N/A

http://www.cabq.gov/


[Note: Items with an asterisk (*) are required.] 

CABQ Planning Dept.  1 Printed 11/1/2020 
Mailed Public Notice to Property Owners – Policy Decisions 

Public Notice of a Proposed Project in the City of Albuquerque   
for Policy Decisions Mailed to a Property Owner 

 
Date of Notice*:   _______________________________________ 

This notice of an application for a proposed project is provided as required by Integrated Development 

Ordinance (IDO) Subsection 14-16-6-4(K) Public Notice to:  

Property Owner within 100 feet*: _________________________________________________________ 

Mailing Address*: ______________________________________________________________________ 

Project Information Required by IDO Subsection 14-16-6-4(K)(1)(a) 

1. Subject Property Address*_______________________________________________________ 

Location Description ___________________________________________________________ 

2. Property Owner*_______________________________________________________________ 

3. Agent/Applicant* [if applicable] ____________________________________________________ 

4. Application(s) Type* per IDO Table 6-1-1 [mark all that apply] 

� Zoning Map Amendment  
� Other: ______________________________________________________________ 

Summary of project/request1*:   

______________________________________________________________________________ 

______________________________________________________________________________ 

5. This application will be decided at a public hearing by*:     

� Environmental Planning Commission (EPC)   � City Council  

This application will be first reviewed and recommended by: 

� Environmental Planning Commission (EPC)   � Landmarks Commission (LC)  

� Not applicable (Zoning Map Amendment – EPC only) 

Date/Time*: _________________________________________________________________ 

Location*2: ___________________________________________________________________ 

                                                           
1 Attach additional information, as needed to explain the project/request. 
2 Physical address or Zoom link 

Online meeting via Zoom unless otherwise noted by the EPC.

December 2, 2021

10035 Country Club Lane, NW
Inn at Paradise, located adjacent to the Pardise Hills Golf Course.

Thursday, January 20, 2022. Begins at 8:30 A.M.

The Applicant proposes to redevelop the existing Inn at Paradise building as an assited living facility.

Zone map amendment from Non-residential-Commercial (NR-C) to Residential-Multi-family Low Density (R-ML). 

Agent: Consensus Planning, Inc. / Applicant: Stovall Paradise LLC, S&W Assisted Living LLC.

Stovall Paradise LLC and S&W Assisted Living LLC.

https://ido.abc-zone.com/integrated-development-ordinance-ido#page=412
https://ido.abc-zone.com/integrated-development-ordinance-ido#page=412
https://ido.abc-zone.com/integrated-development-ordinance-ido#page=393


[Note: Items with an asterisk (*) are required.] 

CABQ Planning Dept.  2 Printed 11/1/2020 
Mailed Public Notice to Property Owners – Policy Decisions 

Agenda/meeting materials: http://www.cabq.gov/planning/boards-commissions  

To contact staff, email devhelp@cabq.gov or call the Planning Department at 505-924-3860. 

 

6. Where more information about the project can be found*3: 
______________________________________________________________________________ 

Project Information Required for Mail/Email Notice by IDO Subsection 6-4(K)(1)(b): 

1. Zone Atlas Page(s)*4 ________________________  

2. Architectural drawings, elevations of the proposed building(s) or other illustrations of the 

proposed application, as relevant*:  Attached to notice or provided via website noted above 

3. The following exceptions to IDO standards have been requested for this project*: 

� Deviation(s)   �  Variance(s)  � Waiver(s) 

Explanation*:  

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

4. A Pre-submittal Neighborhood Meeting was required by Table 6-1-1:    � Yes     � No 

Summary of the Pre-submittal Neighborhood Meeting, if one occurred: 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

  

                                                           
3 Address (mailing or email), phone number, or website to be provided by the applicant 
4 Available online here: http://data.cabq.gov/business/zoneatlas/ 

No deviations, variances, or waivers are anticipated with the Zoning Map Amendment.

B-12-Z

None was requested by Neighborhood Associations.

Please contact Jackie Fishman, fishman@consensusplanning.com or Charlene Johnson, johnson@consensusplanning.com or at (505) 764-9801

http://www.cabq.gov/planning/boards-commissions
mailto:devhelp@cabq.gov
https://ido.abc-zone.com/integrated-development-ordinance-ido#page=413
https://ido.abc-zone.com/integrated-development-ordinance-ido#page=393
http://data.cabq.gov/business/zoneatlas/


[Note: Items with an asterisk (*) are required.] 

CABQ Planning Dept.  3 Printed 11/1/2020 
Mailed Public Notice to Property Owners – Policy Decisions 

Additional Information: 

From the IDO Zoning Map5: 

1. Area of Property [typically in acres] _______________________________________________  

2. IDO Zone District ______________________________________________________________ 

3. Overlay Zone(s) [if applicable] ____________________________________________________ 

4. Center or Corridor Area [if applicable] ______________________________________________ 

Current Land Use(s) [vacant, if none] __________________________________________________ 

_________________________________________________________________________________ 

NOTE:  For Zoning Map Amendment – EPC only, pursuant to IDO Subsection 14-16-6-4(L), property 
owners within 330 feet and Neighborhood Associations within 660 feet may request a post-submittal 
facilitated meeting. If requested at least 15 calendar days before the public hearing date noted above, 
the facilitated meeting will be required. To request a facilitated meeting regarding this project, contact 
the Planning Department at devhelp@cabq.gov or 505-924-3955.  

Useful Links   

Integrated Development Ordinance (IDO): 
https://ido.abc-zone.com/   
 
IDO Interactive Map 
https://tinyurl.com/IDOzoningmap  

 

 

                                                           
5 Available here: https://tinurl.com/idozoningmap  

None

.76 acres

NR-C

None
Vacant

https://ido.abc-zone.com/integrated-development-ordinance-ido#page=417
mailto:devhelp@cabq.gov
https://ido.abc-zone.com/
https://tinurl.com/idozoningmap
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From: Charlene Johnson
To: ekhaley@comcast.net; aboard111@gmail.com; ta_a@msn.com; samralphroxy@yahoo.com
Cc: Jackie Fishman
Subject: RE: Paradise NH notification
Date: Thursday, December 2, 2021 9:29:00 AM
Attachments: NA Public Notification Packet - 10035 Country Club Lane.pdf

Site Photos - Inn at Paradise.pdf

 
Dear Neighbors,
 
This email is notification that Consensus Planning is submitting an application for a
Zone Map Amendment to the City of Albuquerque Environmental Planning
Commission (EPC) on behalf of the property owners, Stovall Paradise, LLC. and S&W
Assisted Living, LLC. The property is located at 10035 Country Club Lane NW
adjacent to the Paradise Hills Golf Course. The facility recently functioned as a bed
and breakfast.
 
The subject property is legally described as Tract A-1 Plat of Tracts A-1, A-2, C-1 & T
Paradise Hills Golf Course Containing 0.7560 Acres more or less or 32,921 square feet
more or less. The Applicant is requesting to change the zoning of the property from
NR-C to RM-L to allow for an assisted living facility. Any changes to the existing
structure will be internal to the building.
 
This item will be heard on January 20, 2021 starting at 8:30 AM. The hearing will be
heard via Zoom unless otherwise noted by the EPC. You can access the zoom link
and agendas on the EPC website: https://www.cabq.gov/planning/boards-
commissions/environmental-planning-commission/epc-agendas-reports-minutes.
 
Pursuant to IDO Subsection 14-16-6-4(L), property owners within 330 feet and
Neighborhood Associations within 660 feet may request a post-submittal facilitated.
The meeting must be requested 15 days before the public hearing date noted
above. To request a facilitated meeting for this request, contact the Planning
Department at devhelp@cabq.gov or (505) 924-3955.
 
If you have questions regarding this item, please do not hesitate to contact myself
or Jackie Fishman at fishman@consensusplanning.com or by phone at (505) 764-
9801.
 
Attachments: Neighborhood Public Notification Packet and photos of the building
and site.
 
Sincerely,
 
Charlene Johnson, Planner
Consensus Planning, Inc.
302 Eighth Street NW
Albuquerque, NM 87102
505 764.9801
johnson@consensusplanning.com
 

mailto:Johnson@consensusplanning.com
mailto:ekhaley@comcast.net
mailto:aboard111@gmail.com
mailto:ta_a@msn.com
mailto:samralphroxy@yahoo.com
mailto:fishman@consensusplanning.com
https://www.cabq.gov/planning/boards-commissions/environmental-planning-commission/epc-agendas-reports-minutes
https://www.cabq.gov/planning/boards-commissions/environmental-planning-commission/epc-agendas-reports-minutes
mailto:devhelp@cabq.gov
mailto:fishman@consensusplanning.com
mailto:johnson@consensusplanning.com



OFFICIAL PUBLIC NOTIFICATION FORM 
FOR MAILED OR ELECTRONIC MAIL NOTICE 


CITY OF ALBUQUERQUE PLANNING DEPARTMENT 


CITY OF ALBUQUERQUE, PLANNING DEPARTMENT, 600 2ND ST. NW, ALBUQUERQUE, NM 87102 505.924.3860 
 www.cabq.gov 
Printed 11/1/2020 


PART I - PROCESS 
Use Table 6-1-1 in the Integrated Development Ordinance (IDO) to answer the following: 
Application Type: 
Decision-making Body: 
Pre-Application meeting required:  � Yes � No 
Neighborhood meeting required:   � Yes � No 
Mailed Notice required: � Yes � No 
Electronic Mail required:   � Yes � No 
Is this a Site Plan Application:  � Yes � No     Note: if yes, see second page 
PART II – DETAILS OF REQUEST 
Address of property listed in application: 
Name of property owner: 
Name of applicant: 
Date, time, and place of public meeting or hearing, if applicable: 


Address, phone number, or website for additional information: 
 
PART III - ATTACHMENTS REQUIRED WITH THIS NOTICE 
� Zone Atlas page indicating subject property. 
� Drawings, elevations, or other illustrations of this request. 
� Summary of pre-submittal neighborhood meeting, if applicable. 
� Summary of request, including explanations of deviations, variances, or waivers. 
IMPORTANT:  PUBLIC NOTICE MUST BE MADE IN A TIMELY MANNER PURSUANT TO 
SUBSECTION 14-16-6-4(K) OF THE INTEGRATED DEVELOPMENT ORDINANCE (IDO).  
PROOF OF NOTICE WITH ALL REQUIRED ATTACHMENTS MUST BE PRESENTED UPON 
APPLICATION. 


I certify that the information I have included here and sent in the required notice was complete, true, and 
accurate to the extent of my knowledge. 


_______________________________  (Applicant signature)    _______________________ (Date) 


Note: Providing incomplete information may require re-sending public notice. Providing false or misleading information is 
a violation of the IDO pursuant to IDO Subsection 14-16-6-9(B)(3) and may lead to a denial of your application.


10035 Country Club Lane NW


N/A


N/A


Zone map amendment from NR-C to R-ML.
Environmental Planning Commission (EPC)


Stovall Paradise LLC and S&W Assisted Living LLC.
Stovall Paradise LLC and S&W Assisted Living LLC. / Agent: Jackie Fishman, AICP


Thursday, January 20, 2022, 8:30 A.M. on Zoom Remote Meetings


December 2, 2021


Jacqueline Fishman, AICP, Principal, Consensus Planning - (505) 764-9801 fishman@consensusplanning.com



http://www.cabq.gov/

https://ido.abc-zone.com/integrated-development-ordinance-ido#page=393

https://ido.abc-zone.com/integrated-development-ordinance-ido#page=412





 


OFFICIAL PUBLIC NOTIFICATION FORM 
FOR MAILED OR ELECTRONIC MAIL NOTICE 


CITY OF ALBUQUERQUE PLANNING DEPARTMENT 
 


CITY OF ALBUQUERQUE, PLANNING DEPARTMENT, 600 2ND ST. NW, ALBUQUERQUE, NM 87102 505.924.3860 
 www.cabq.gov 
Printed 11/1/2020 


 
 


PART IV – ATTACHMENTS REQUIRED FOR SITE PLAN APPLICATIONS ONLY 
Provide a site plan that shows, at a minimum, the following: 
� a. Location of proposed buildings and landscape areas. 
� b. Access and circulation for vehicles and pedestrians. 
� c. Maximum height of any proposed structures, with building elevations. 
� d. For residential development: Maximum number of proposed dwelling units. 
� e. For non-residential development:  
        �  Total gross floor area of proposed project. 
        �  Gross floor area for each proposed use. 


 


N/A


N/A


N/A


N/A


N/A



http://www.cabq.gov/





[Note: Items with an asterisk (*) are required.] 


CABQ Planning Dept.  1 Printed 11/1/2020 
Emailed/Mailed Public Notice to Neighborhood Associations 


Public Notice of a Proposed Project in the City of Albuquerque   
for Policy Decisions Mailed/Emailed to a Neighborhood Association 


 
Date of Notice*:   _______________________________________ 


This notice of an application for a proposed project is provided as required by Integrated Development 


Ordinance (IDO) Subsection 14-16-6-4(K) Public Notice to:  


Neighborhood Association (NA)*: _________________________________________________________ 


Name of NA Representative*: ___________________________________________________________ 


Email Address* or Mailing Address* of NA Representative1: ____________________________________ 


Information Required by IDO Subsection 14-16-6-4(K)(1)(a) 


1. Subject Property Address*_______________________________________________________ 


Location Description ___________________________________________________________ 


2. Property Owner*_______________________________________________________________ 


3. Agent/Applicant* [if applicable] ____________________________________________________ 


4. Application(s) Type* per IDO Table 6-1-1 [mark all that apply] 


� Zoning Map Amendment  
� Other: ______________________________________________________________ 


Summary of project/request2*:   


______________________________________________________________________________ 


______________________________________________________________________________ 


5. This application will be decided at a public hearing by*:     


� Environmental Planning Commission (EPC)   � City Council  


This application will be first reviewed and recommended by: 


� Environmental Planning Commission (EPC)   � Landmarks Commission (LC)  


� Not applicable (Zoning Map Amendment – EPC only) 


                                                           
1 Pursuant to IDO Subsection 14-16-6-4(K)(5)(a), email is sufficient if on file with the Office of Neighborhood 
Coordination. If no email address is on file for a particular NA representative, notice must be mailed to the mailing 
address on file for that representative. 
2 Attach additional information, as needed to explain the project/request. 


See Neighborhood Inquiry Form attached.


See Neighborhood Inquiry Form attached.


See Neighborhood Inquiry Form attached.


December 2, 2021


10035 Country Club Lane, NW
Inn at Paradise, located adjacent to the Pardise Hills Golf Course.


Zone map amendment from Non-residential-Commercial (NR-C) to Residential-Multi-family Low Density (R-ML). 


The Applicant proposes to redevelop the existing Inn at Paradise building as an assited living facility.


Agent: Consensus Planning, Inc. / Applicant: Stovall Paradise LLC, S&W Assisted Living LLC  


Stovall Paradise LLC and S&W Assisted Living LLC.



https://ido.abc-zone.com/integrated-development-ordinance-ido#page=412

https://ido.abc-zone.com/integrated-development-ordinance-ido#page=412

https://ido.abc-zone.com/integrated-development-ordinance-ido#page=393

https://ido.abc-zone.com/integrated-development-ordinance-ido#page=416





[Note: Items with an asterisk (*) are required.] 


CABQ Planning Dept.  2 Printed 11/1/2020 
Emailed/Mailed Public Notice to Neighborhood Associations 


Date/Time*: _________________________________________________________________ 


Location*3: ___________________________________________________________________ 


Agenda/meeting materials: http://www.cabq.gov/planning/boards-commissions  


To contact staff, email devhelp@cabq.gov or call the Planning Department at 505-924-3860. 


 


6. Where more information about the project can be found*4: 
______________________________________________________________________________ 


Information Required for Mail/Email Notice by IDO Subsection 6-4(K)(1)(b): 


1. Zone Atlas Page(s)*5 ________________________  


2. Architectural drawings, elevations of the proposed building(s) or other illustrations of the 


proposed application, as relevant*:  Attached to notice or provided via website noted above 


3. The following exceptions to IDO standards have been requested for this project*: 


� Deviation(s)   �  Variance(s)  � Waiver(s) 


Explanation*:  


______________________________________________________________________________ 


______________________________________________________________________________ 


______________________________________________________________________________ 


4. A Pre-submittal Neighborhood Meeting was required by Table 6-1-1:    � Yes     � No 


Summary of the Pre-submittal Neighborhood Meeting, if one occurred: 


______________________________________________________________________________ 


______________________________________________________________________________ 


______________________________________________________________________________ 


______________________________________________________________________________ 


______________________________________________________________________________ 


______________________________________________________________________________ 


  


                                                           
3 Physical address or Zoom link 
4 Address (mailing or email), phone number, or website to be provided by the applicant 
5 Available online here: http://data.cabq.gov/business/zoneatlas/ 


Online meeting via Zoom unless otherwise noted by the EPC.


None requested.


None requested by Neighborhood Associations.


Thursday, January 20, 2022. Begins at 8:30 AM 


Please contact Jackie Fishman, fishman@consensusplanning.com or Charlene Johnson, johnson@consensusplanning.com or 


(505) 764-9801


B-12-Z



http://www.cabq.gov/planning/boards-commissions

mailto:devhelp@cabq.gov

https://ido.abc-zone.com/integrated-development-ordinance-ido#page=413

https://ido.abc-zone.com/integrated-development-ordinance-ido#page=393

http://data.cabq.gov/business/zoneatlas/





[Note: Items with an asterisk (*) are required.] 


CABQ Planning Dept.  3 Printed 11/1/2020 
Emailed/Mailed Public Notice to Neighborhood Associations 


Additional Information [Optional]: 


From the IDO Zoning Map6: 


1. Area of Property [typically in acres] _______________________________________________  


2. IDO Zone District ______________________________________________________________ 


3. Overlay Zone(s) [if applicable] ____________________________________________________ 


4. Center or Corridor Area [if applicable] ______________________________________________ 


Current Land Use(s) [vacant, if none] __________________________________________________ 


_________________________________________________________________________________ 


NOTE:  For Zoning Map Amendment – EPC only, pursuant to IDO Subsection 14-16-6-4(L), property 
owners within 330 feet and Neighborhood Associations within 660 feet may request a post-submittal 
facilitated meeting. If requested at least 15 calendar days before the public hearing date noted above, 
the facilitated meeting will be required. To request a facilitated meeting regarding this project, contact 
the Planning Department at devhelp@cabq.gov or 505-924-3955.  


Useful Links   


Integrated Development Ordinance (IDO): 
https://ido.abc-zone.com/   
 
IDO Interactive Map 
https://tinyurl.com/IDOzoningmap  


 


Cc:  _______________________________________________ [Other Neighborhood Associations, if any] 


 _______________________________________________ 


 _______________________________________________ 


 _______________________________________________ 


 _______________________________________________ 


 _______________________________________________ 


 _______________________________________________ 


 _______________________________________________ 


                                                           
6 Available here: https://tinurl.com/idozoningmap  


None


.76 acres total


NR-C


None
Vacant



https://ido.abc-zone.com/integrated-development-ordinance-ido#page=417

mailto:devhelp@cabq.gov

https://ido.abc-zone.com/

https://tinurl.com/idozoningmap





From: Carmona, Dalaina L.
To: Charlene Johnson
Subject: 10035 Country Club Ln., NW Public Notice Inquiry
Date: Monday, November 29, 2021 2:34:45 PM
Attachments: image001.png


image002.png
image003.png
image004.png
image006.png
Zone Atlas Highlighted B-12-Z.PDF


Dear Applicant:
 
Please find the neighborhood contact information listed below. Please make certain to read the information further down in this e-mail as it will help answer other
questions you may have.
                
Association Name First


Name
Last
Name


Email Address Line 1 City State Zip Mobile
Phone


Phone


Westside Coalition of
Neighborhood Associations


Elizabeth Haley ekhaley@comcast.net 6005
Chaparral
Circle NW


Albuquerque NM 87114 5054074381


Westside Coalition of
Neighborhood Associations


Rene Horvath aboard111@gmail.com 5515 Palomino
Drive NW


Albuquerque NM 87120 5058982114


Paradise Hills Civic Association Tom Anderson ta_a@msn.com 10013 Plunkett
Drive NW


Albuquerque NM 87114 5053040106 5058972593


Paradise Hills Civic Association Maria Warren samralphroxy@yahoo.com 5020 Russell
Drive NW


Albuquerque NM 87114 5054402240


 
PLEASE NOTE: The ONC does not have any jurisdiction over any other aspect of your application beyond this neighborhood contact information. We can’t answer
questions about sign postings, pre-construction meetings, permit status, site plans, buffers, or project plans, so we encourage you to contact the Planning Department
at: 505-924-3857 Option #1, e-mail: devhelp@cabq.gov, or visit: https://www.cabq.gov/planning/online-planning-permitting-applications with those types of
questions.
 
You will need to e-mail each of the listed contacts and let them know that you are applying for an approval from the Planning Department for your project. Please use
this online link to find the required forms you will need to submit. https://www.cabq.gov/planning/urban-design-development/public-notice. Once you have e-mailed
the listed contacts in each neighborhood, you will need to attach a copy of those e-mails AND a copy of this e-mail from the ONC to your application and submit it to
the Planning Department for approval.
 
If your application requires you to offer a neighborhood meeting, you can click on this link to find required forms to use in your e-mail to the neighborhood
association(s):
http://www.cabq.gov/planning/urban-design-development/neighborhood-meeting-requirement-in-the-integrated-development-ordinance
 
If your application requires a pre-application or pre-construction meeting, please plan on utilizing virtual platforms to the greatest extent possible and adhere to all
current Public Health Orders and recommendations. The health and safety of the community is paramount.
 
If you have questions about what type of notification is required for your particular project or meetings that might be required, please click on the link below to see a
table of different types of projects and what notification is required for each:
 
https://ido.abc-zone.com/integrated-development-ordinance-ido?document=1&outline-name=6-1%20Procedures%20Summary%20Table
 
Thanks,
 


 


Dalaina L. Carmona
Senior Administrative Assistant
Office of Neighborhood Coordination
Council Services Department


1 Civic Plaza NW, Suite 9087, 9th Floor
Albuquerque, NM  87102
505-768-3334
dlcarmona@cabq.gov or ONC@cabq.gov
Website:  www.cabq.gov/neighborhoods


 
Confidentiality Notice: This e-mail, including all attachments is for the sole use of the intended recipient(s) and may contain confidential and privileged information. Any
unauthorized review, use, disclosure or distribution is prohibited unless specifically provided under the New Mexico Inspection of Public Records Act. If you are not the intended
recipient, please contact the sender and destroy all copies of this message.
 
 


From: webmaster=cabq.gov@mailgun.org [mailto:webmaster=cabq.gov@mailgun.org] On Behalf Of webmaster@cabq.gov
Sent: Monday, November 29, 2021 10:30 AM
To: Office of Neighborhood Coordination <johnson@consensusplanning.com>
Cc: Office of Neighborhood Coordination <onc@cabq.gov>
Subject: Public Notice Inquiry Sheet Submission
 
Public Notice Inquiry For:


Environmental Planning Commission
If you selected "Other" in the question above, please describe what you are seeking a Public Notice Inquiry for below:
Contact Name


Charlene Johnson
Telephone Number



mailto:dlcarmona@cabq.gov

mailto:Johnson@consensusplanning.com

mailto:devhelp@cabq.gov

https://www.cabq.gov/planning/online-planning-permitting-applications

https://www.cabq.gov/planning/urban-design-development/public-notice

http://www.cabq.gov/planning/urban-design-development/neighborhood-meeting-requirement-in-the-integrated-development-ordinance

https://ido.abc-zone.com/integrated-development-ordinance-ido?document=1&outline-name=6-1%20Procedures%20Summary%20Table

mailto:dlcarmona@cabq.gov

mailto:ONC@cabq.gov

http://www.cabq.gov/neighborhoods

https://www.instagram.com/abqneighborhoods

http://www.facebook.com/albuquerqueneighborhoods

https://www.youtube.com/channel/UCtPaOOlqsog7jRkxF0zRKjw?view_as=subscriber
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5057649801
Email Address


johnson@consensusplanning.com
Company Name


Consensus Planning
Company Address


302 8th Street NW, 3rd Street and Lomas, Universe St. and Paseo del Norte Blvd.
City


Albuquerque
State


NM
ZIP


87102
Legal description of the subject site for this project:


TR A-1 PLAT OF TRS A-1, A-2, C-1 & T PARADISE HILLS GOLF COURSE CONT 0.7560 AC M/L OR 32,921 SF M/L
Physical address of subject site:


10035 Country Club Ln., NW
Subject site cross streets:


Country Club Lane and Golf Course Road
Other subject site identifiers:


Property is in the of Paradise Hills Golf Course
This site is located on the following zone atlas page:


B-12-Z



mailto:johnson@consensusplanning.com
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For more details about the Integrated Development Ordinance visit: http://www.cabq.gov/planning/codes-policies-regulations/integrated-development-ordinance
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OFFICIAL PUBLIC NOTIFICATION FORM 
FOR MAILED OR ELECTRONIC MAIL NOTICE 

CITY OF ALBUQUERQUE PLANNING DEPARTMENT 

CITY OF ALBUQUERQUE, PLANNING DEPARTMENT, 600 2ND ST. NW, ALBUQUERQUE, NM 87102 505.924.3860 
 www.cabq.gov 
Printed 11/1/2020 

PART I - PROCESS 
Use Table 6-1-1 in the Integrated Development Ordinance (IDO) to answer the following: 
Application Type: 
Decision-making Body: 
Pre-Application meeting required:  � Yes � No 
Neighborhood meeting required:   � Yes � No 
Mailed Notice required: � Yes � No 
Electronic Mail required:   � Yes � No 
Is this a Site Plan Application:  � Yes � No     Note: if yes, see second page 
PART II – DETAILS OF REQUEST 
Address of property listed in application: 
Name of property owner: 
Name of applicant: 
Date, time, and place of public meeting or hearing, if applicable: 

Address, phone number, or website for additional information: 
 
PART III - ATTACHMENTS REQUIRED WITH THIS NOTICE 
� Zone Atlas page indicating subject property. 
� Drawings, elevations, or other illustrations of this request. 
� Summary of pre-submittal neighborhood meeting, if applicable. 
� Summary of request, including explanations of deviations, variances, or waivers. 
IMPORTANT:  PUBLIC NOTICE MUST BE MADE IN A TIMELY MANNER PURSUANT TO 
SUBSECTION 14-16-6-4(K) OF THE INTEGRATED DEVELOPMENT ORDINANCE (IDO).  
PROOF OF NOTICE WITH ALL REQUIRED ATTACHMENTS MUST BE PRESENTED UPON 
APPLICATION. 

I certify that the information I have included here and sent in the required notice was complete, true, and 
accurate to the extent of my knowledge. 

_______________________________  (Applicant signature)    _______________________ (Date) 

Note: Providing incomplete information may require re-sending public notice. Providing false or misleading information is 
a violation of the IDO pursuant to IDO Subsection 14-16-6-9(B)(3) and may lead to a denial of your application.

10035 Country Club Lane NW

N/A

N/A

Zone map amendment from NR-C to R-ML.
Environmental Planning Commission (EPC)

Stovall Paradise LLC and S&W Assisted Living LLC.
Stovall Paradise LLC and S&W Assisted Living LLC. / Agent: Jackie Fishman, AICP

Thursday, January 20, 2022, 8:30 A.M. on Zoom Remote Meetings

December 2, 2021

Jacqueline Fishman, AICP, Principal, Consensus Planning - (505) 764-9801 fishman@consensusplanning.com

http://www.cabq.gov/
https://ido.abc-zone.com/integrated-development-ordinance-ido#page=393
https://ido.abc-zone.com/integrated-development-ordinance-ido#page=412


 

OFFICIAL PUBLIC NOTIFICATION FORM 
FOR MAILED OR ELECTRONIC MAIL NOTICE 

CITY OF ALBUQUERQUE PLANNING DEPARTMENT 
 

CITY OF ALBUQUERQUE, PLANNING DEPARTMENT, 600 2ND ST. NW, ALBUQUERQUE, NM 87102 505.924.3860 
 www.cabq.gov 
Printed 11/1/2020 

 
 

PART IV – ATTACHMENTS REQUIRED FOR SITE PLAN APPLICATIONS ONLY 
Provide a site plan that shows, at a minimum, the following: 
� a. Location of proposed buildings and landscape areas. 
� b. Access and circulation for vehicles and pedestrians. 
� c. Maximum height of any proposed structures, with building elevations. 
� d. For residential development: Maximum number of proposed dwelling units. 
� e. For non-residential development:  
        �  Total gross floor area of proposed project. 
        �  Gross floor area for each proposed use. 

 

N/A

N/A

N/A

N/A

N/A

http://www.cabq.gov/


[Note: Items with an asterisk (*) are required.] 

CABQ Planning Dept.  1 Printed 11/1/2020 
Emailed/Mailed Public Notice to Neighborhood Associations 

Public Notice of a Proposed Project in the City of Albuquerque   
for Policy Decisions Mailed/Emailed to a Neighborhood Association 

 
Date of Notice*:   _______________________________________ 

This notice of an application for a proposed project is provided as required by Integrated Development 

Ordinance (IDO) Subsection 14-16-6-4(K) Public Notice to:  

Neighborhood Association (NA)*: _________________________________________________________ 

Name of NA Representative*: ___________________________________________________________ 

Email Address* or Mailing Address* of NA Representative1: ____________________________________ 

Information Required by IDO Subsection 14-16-6-4(K)(1)(a) 

1. Subject Property Address*_______________________________________________________ 

Location Description ___________________________________________________________ 

2. Property Owner*_______________________________________________________________ 

3. Agent/Applicant* [if applicable] ____________________________________________________ 

4. Application(s) Type* per IDO Table 6-1-1 [mark all that apply] 

� Zoning Map Amendment  
� Other: ______________________________________________________________ 

Summary of project/request2*:   

______________________________________________________________________________ 

______________________________________________________________________________ 

5. This application will be decided at a public hearing by*:     

� Environmental Planning Commission (EPC)   � City Council  

This application will be first reviewed and recommended by: 

� Environmental Planning Commission (EPC)   � Landmarks Commission (LC)  

� Not applicable (Zoning Map Amendment – EPC only) 

                                                           
1 Pursuant to IDO Subsection 14-16-6-4(K)(5)(a), email is sufficient if on file with the Office of Neighborhood 
Coordination. If no email address is on file for a particular NA representative, notice must be mailed to the mailing 
address on file for that representative. 
2 Attach additional information, as needed to explain the project/request. 

See Neighborhood Inquiry Form attached.

See Neighborhood Inquiry Form attached.

See Neighborhood Inquiry Form attached.

December 2, 2021

10035 Country Club Lane, NW
Inn at Paradise, located adjacent to the Pardise Hills Golf Course.

Zone map amendment from Non-residential-Commercial (NR-C) to Residential-Multi-family Low Density (R-ML). 

The Applicant proposes to redevelop the existing Inn at Paradise building as an assited living facility.

Agent: Consensus Planning, Inc. / Applicant: Stovall Paradise LLC, S&W Assisted Living LLC  

Stovall Paradise LLC and S&W Assisted Living LLC.

https://ido.abc-zone.com/integrated-development-ordinance-ido#page=412
https://ido.abc-zone.com/integrated-development-ordinance-ido#page=412
https://ido.abc-zone.com/integrated-development-ordinance-ido#page=393
https://ido.abc-zone.com/integrated-development-ordinance-ido#page=416


[Note: Items with an asterisk (*) are required.] 

CABQ Planning Dept.  2 Printed 11/1/2020 
Emailed/Mailed Public Notice to Neighborhood Associations 

Date/Time*: _________________________________________________________________ 

Location*3: ___________________________________________________________________ 

Agenda/meeting materials: http://www.cabq.gov/planning/boards-commissions  

To contact staff, email devhelp@cabq.gov or call the Planning Department at 505-924-3860. 

 

6. Where more information about the project can be found*4: 
______________________________________________________________________________ 

Information Required for Mail/Email Notice by IDO Subsection 6-4(K)(1)(b): 

1. Zone Atlas Page(s)*5 ________________________  

2. Architectural drawings, elevations of the proposed building(s) or other illustrations of the 

proposed application, as relevant*:  Attached to notice or provided via website noted above 

3. The following exceptions to IDO standards have been requested for this project*: 

� Deviation(s)   �  Variance(s)  � Waiver(s) 

Explanation*:  

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

4. A Pre-submittal Neighborhood Meeting was required by Table 6-1-1:    � Yes     � No 

Summary of the Pre-submittal Neighborhood Meeting, if one occurred: 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

  

                                                           
3 Physical address or Zoom link 
4 Address (mailing or email), phone number, or website to be provided by the applicant 
5 Available online here: http://data.cabq.gov/business/zoneatlas/ 

Online meeting via Zoom unless otherwise noted by the EPC.

None requested.

None requested by Neighborhood Associations.

Thursday, January 20, 2022. Begins at 8:30 AM 

Please contact Jackie Fishman, fishman@consensusplanning.com or Charlene Johnson, johnson@consensusplanning.com or 

(505) 764-9801

B-12-Z

http://www.cabq.gov/planning/boards-commissions
mailto:devhelp@cabq.gov
https://ido.abc-zone.com/integrated-development-ordinance-ido#page=413
https://ido.abc-zone.com/integrated-development-ordinance-ido#page=393
http://data.cabq.gov/business/zoneatlas/


[Note: Items with an asterisk (*) are required.] 

CABQ Planning Dept.  3 Printed 11/1/2020 
Emailed/Mailed Public Notice to Neighborhood Associations 

Additional Information [Optional]: 

From the IDO Zoning Map6: 

1. Area of Property [typically in acres] _______________________________________________  

2. IDO Zone District ______________________________________________________________ 

3. Overlay Zone(s) [if applicable] ____________________________________________________ 

4. Center or Corridor Area [if applicable] ______________________________________________ 

Current Land Use(s) [vacant, if none] __________________________________________________ 

_________________________________________________________________________________ 

NOTE:  For Zoning Map Amendment – EPC only, pursuant to IDO Subsection 14-16-6-4(L), property 
owners within 330 feet and Neighborhood Associations within 660 feet may request a post-submittal 
facilitated meeting. If requested at least 15 calendar days before the public hearing date noted above, 
the facilitated meeting will be required. To request a facilitated meeting regarding this project, contact 
the Planning Department at devhelp@cabq.gov or 505-924-3955.  

Useful Links   

Integrated Development Ordinance (IDO): 
https://ido.abc-zone.com/   
 
IDO Interactive Map 
https://tinyurl.com/IDOzoningmap  

 

Cc:  _______________________________________________ [Other Neighborhood Associations, if any] 

 _______________________________________________ 

 _______________________________________________ 

 _______________________________________________ 

 _______________________________________________ 

 _______________________________________________ 

 _______________________________________________ 

 _______________________________________________ 

                                                           
6 Available here: https://tinurl.com/idozoningmap  

None

.76 acres total

NR-C

None
Vacant

https://ido.abc-zone.com/integrated-development-ordinance-ido#page=417
mailto:devhelp@cabq.gov
https://ido.abc-zone.com/
https://tinurl.com/idozoningmap


From: Carmona, Dalaina L.
To: Charlene Johnson
Subject: 10035 Country Club Ln., NW Public Notice Inquiry
Date: Monday, November 29, 2021 2:34:45 PM
Attachments: image001.png

image002.png
image003.png
image004.png
image006.png
Zone Atlas Highlighted B-12-Z.PDF

Dear Applicant:
 
Please find the neighborhood contact information listed below. Please make certain to read the information further down in this e-mail as it will help answer other
questions you may have.
                
Association Name First

Name
Last
Name

Email Address Line 1 City State Zip Mobile
Phone

Phone

Westside Coalition of
Neighborhood Associations

Elizabeth Haley ekhaley@comcast.net 6005
Chaparral
Circle NW

Albuquerque NM 87114 5054074381

Westside Coalition of
Neighborhood Associations

Rene Horvath aboard111@gmail.com 5515 Palomino
Drive NW

Albuquerque NM 87120 5058982114

Paradise Hills Civic Association Tom Anderson ta_a@msn.com 10013 Plunkett
Drive NW

Albuquerque NM 87114 5053040106 5058972593

Paradise Hills Civic Association Maria Warren samralphroxy@yahoo.com 5020 Russell
Drive NW

Albuquerque NM 87114 5054402240

 
PLEASE NOTE: The ONC does not have any jurisdiction over any other aspect of your application beyond this neighborhood contact information. We can’t answer
questions about sign postings, pre-construction meetings, permit status, site plans, buffers, or project plans, so we encourage you to contact the Planning Department
at: 505-924-3857 Option #1, e-mail: devhelp@cabq.gov, or visit: https://www.cabq.gov/planning/online-planning-permitting-applications with those types of
questions.
 
You will need to e-mail each of the listed contacts and let them know that you are applying for an approval from the Planning Department for your project. Please use
this online link to find the required forms you will need to submit. https://www.cabq.gov/planning/urban-design-development/public-notice. Once you have e-mailed
the listed contacts in each neighborhood, you will need to attach a copy of those e-mails AND a copy of this e-mail from the ONC to your application and submit it to
the Planning Department for approval.
 
If your application requires you to offer a neighborhood meeting, you can click on this link to find required forms to use in your e-mail to the neighborhood
association(s):
http://www.cabq.gov/planning/urban-design-development/neighborhood-meeting-requirement-in-the-integrated-development-ordinance
 
If your application requires a pre-application or pre-construction meeting, please plan on utilizing virtual platforms to the greatest extent possible and adhere to all
current Public Health Orders and recommendations. The health and safety of the community is paramount.
 
If you have questions about what type of notification is required for your particular project or meetings that might be required, please click on the link below to see a
table of different types of projects and what notification is required for each:
 
https://ido.abc-zone.com/integrated-development-ordinance-ido?document=1&outline-name=6-1%20Procedures%20Summary%20Table
 
Thanks,
 

 

Dalaina L. Carmona
Senior Administrative Assistant
Office of Neighborhood Coordination
Council Services Department

1 Civic Plaza NW, Suite 9087, 9th Floor
Albuquerque, NM  87102
505-768-3334
dlcarmona@cabq.gov or ONC@cabq.gov
Website:  www.cabq.gov/neighborhoods

 
Confidentiality Notice: This e-mail, including all attachments is for the sole use of the intended recipient(s) and may contain confidential and privileged information. Any
unauthorized review, use, disclosure or distribution is prohibited unless specifically provided under the New Mexico Inspection of Public Records Act. If you are not the intended
recipient, please contact the sender and destroy all copies of this message.
 
 

From: webmaster=cabq.gov@mailgun.org [mailto:webmaster=cabq.gov@mailgun.org] On Behalf Of webmaster@cabq.gov
Sent: Monday, November 29, 2021 10:30 AM
To: Office of Neighborhood Coordination <johnson@consensusplanning.com>
Cc: Office of Neighborhood Coordination <onc@cabq.gov>
Subject: Public Notice Inquiry Sheet Submission
 
Public Notice Inquiry For:

Environmental Planning Commission
If you selected "Other" in the question above, please describe what you are seeking a Public Notice Inquiry for below:
Contact Name

Charlene Johnson
Telephone Number

mailto:dlcarmona@cabq.gov
mailto:Johnson@consensusplanning.com
mailto:devhelp@cabq.gov
https://www.cabq.gov/planning/online-planning-permitting-applications
https://www.cabq.gov/planning/urban-design-development/public-notice
http://www.cabq.gov/planning/urban-design-development/neighborhood-meeting-requirement-in-the-integrated-development-ordinance
https://ido.abc-zone.com/integrated-development-ordinance-ido?document=1&outline-name=6-1%20Procedures%20Summary%20Table
mailto:dlcarmona@cabq.gov
mailto:ONC@cabq.gov
http://www.cabq.gov/neighborhoods
https://www.instagram.com/abqneighborhoods
http://www.facebook.com/albuquerqueneighborhoods
https://www.youtube.com/channel/UCtPaOOlqsog7jRkxF0zRKjw?view_as=subscriber
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5057649801
Email Address

johnson@consensusplanning.com
Company Name

Consensus Planning
Company Address

302 8th Street NW, 3rd Street and Lomas, Universe St. and Paseo del Norte Blvd.
City

Albuquerque
State

NM
ZIP

87102
Legal description of the subject site for this project:

TR A-1 PLAT OF TRS A-1, A-2, C-1 & T PARADISE HILLS GOLF COURSE CONT 0.7560 AC M/L OR 32,921 SF M/L
Physical address of subject site:

10035 Country Club Ln., NW
Subject site cross streets:

Country Club Lane and Golf Course Road
Other subject site identifiers:

Property is in the of Paradise Hills Golf Course
This site is located on the following zone atlas page:

B-12-Z

mailto:johnson@consensusplanning.com
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SIGN POSTING AGREEMENT 
 
REQUIREMENTS 
 
POSTING SIGNS ANNOUNCING PUBLIC HEARINGS 
 
All persons making application to the City under the requirements and procedures established by the City 
Zoning Code or Subdivision Ordinance are responsible for the posting and maintaining of one or more signs on 
the property which the application describes.  Vacations of public rights-of-way (if the way has been in use) also 
require signs.  Waterproof signs are provided at the time of application.  If the application is mailed, you must 
still stop at the Development Services Front Counter to pick up the sign. 
 
The applicant is responsible for ensuring that the signs remain posted throughout the 15-day period prior to 
public hearing. Failure to maintain the signs during this entire period may be cause for deferral or denial of the 
application. Replacement signs for those lost or damaged are available from the Development Services Front 
Counter at a charge of $3.75 each. 
 

1. LOCATION 
 

A. The sign shall be conspicuously located. It shall be located within twenty feet of the public 
sidewalk (or edge of public street).  Staff may indicate a specific location. 

B. The face of the sign shall be parallel to the street, and the bottom of the sign shall be at least 
two feet from the ground. 

C. No barrier shall prevent a person from coming within five feet of the sign to read it. 
 

2. NUMBER 
 

A. One sign shall be posted on each paved street frontage. Signs may be required on unpaved 
street frontages. 

B. If the land does not abut a public street, then, in addition to a sign placed on the property, a 
sign shall be placed on and at the edge of the public right-of-way of the nearest paved City 
street. Such a sign must direct readers toward the subject property by an arrow and an 
indication of distance. 

 
3. PHYSICAL POSTING 
 

A. A heavy stake with two crossbars or a full plywood backing works best to keep the sign in 
place, especially during high winds. 

B. Large headed nails or staples are best for attaching signs to a post or backing; the sign tears 
out less easily. 

 
4. TIME 
 

Signs must be posted from   ___________________________To  _______________________________ 
 

5. REMOVAL 
 

A. The sign is not to be removed before the initial hearing on the request. 
B. The sign should be removed within five (5) days after the initial hearing. 
 

I have read this sheet and discussed it with the Development Services Front Counter Staff.  I understand (A) my 
obligation to keep the sign(s) posted for (15) days and (B) where the sign(s) are to be located.  I am being given 
a copy of this sheet. 
 
      ________________________________________          _________________ 
      (Applicant or Agent)      (Date) 
 
 
I issued  _____ signs for this application,    ________________,   __________________________________ 
          (Date)     (Staff Member) 

 

 
      PROJECT NUMBER:  __________________________ 
 
Rev. 1/11/05    

 



 

 

 

 

 

PRE-APPLICATION MEETING 
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 PRE-APPLICATION REVIEW TEAM (PRT) MEETING NOTES 
 
PA# __21-188______________   Date:      09/14/21         Time: __N/A (sent via email to ) 

Address:  7400 Menaul Blvd. NE 

AGENCY REPRESENTATIVES  

Planning:  Catalina Lehner (clehner@cabq.gov) James Aranda (jmaranda@cabq.gov)  

Zoning/Code Enforcement:  Carl Garcia (cagarcia@cabq.gov ) 

Fire Marshal:  Antonio Chinchilla (achinchilla@cabq.gov) or call 505-924-3611 (if needed) 

Transportation:  Jeanne Wolfenbarger (jwolfenbarger@cabq.gov ) 

Hydrology:  Ernest Armijo, P.E. (earmijo@cabq.gov) 

Solid Waste: Herman Gallegos (hgallegos@cabq.gov) 

Water Authority:  David Gutierrez - dggutierrez@abcwua.org or call 505.289.3307; 505.241.9630 
PRT DISCUSSIONS ARE FOR INFORMATIONAL PURPOSES ONLY! 

THEY ARE NON-BINDING AND DO NOT CONSTITUTE ANY KIND OF APPROVAL. 
Additional research may be necessary to determine the exact type of application and/or process needed. 

Factors unknown at this time and/or thought of as minor could become significant as the case progresses. 

REQUEST:  New ground up 2-story corporate headquarters for Goodwill Industries. Retail at bottom level and 
offices on second floor. (+/- 30,000 sq. ft.)  

SITE INFORMATION:   

Zone:  MX-M  Size:  Approx. 2.36 acres  

Use:  Mixed-Use Moderate Intensity   Overlay zone: N/A  

Comp Plan Area of: Change    Comp Plan Corridor:  Menaul Multi-modal  

Comp Plan Center: N/A  MPOS or Sensitive Lands: N/A 

Parking: 14-16 5-5____________________  MR Area: Mid Heights  

Landscaping: 14-16 5-6________________  Street Trees: 14-16 5-6(D)(1) 

Use Specific Standards:  Allowable Uses, Table 4-2-1 

Dimensional Standards:  Table 5-1-2: Mixed-use Zone District Dimensional Standards  

*Neighborhood Organization/s:  ABQ Park NA, District 7 Coalition of Neighborhood Associations.  

*This is preliminary information only.  Neighborhood Organization information is only accurate when obtained from the 

Office of Neighborhood Coordination (ONC) at www.cabq.gov/neighborhoods.resources. 

 

PROCESS: 

Type of Action: 6-4(Z) Major Amendment of Pre-IDO Approvals   

Review and Approval Body: EPC  Is this a PRT requirement?   (Table 6-1-1) 

  

mailto:clehner@cabq.gov
mailto:jmaranda@cabq.gov
mailto:cagarcia@cabq.gov
mailto:achinchilla@cabq.gov
mailto:jwolfenbarger@cabq.gov
mailto:earmijo@cabq.gov
mailto:hgallegos@cabq.gov
mailto:dggutierrez@abcwua.org
http://www.cabq.gov/neighborhoods.resources
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NOTES: 

See the Integrated Development Ordinance  

https://documents.cabq.gov/planning/IDO/IDO-2019-Effective-2020-11-02.pdf 

 

Download Forms & Applications 

https://www.cabq.gov/planning/online-forms 

New Public Notice Forms 

We have created forms for all email/mailed public notice and for Pre-submittal Neighborhood Meetings.  

Please complete these forms for public notice:  

• Neighborhood Meeting -  http://www.cabq.gov/planning/urban-design-development/neighborhood-
meeting-requirement-in-the-integrated-development-ordinance  

• Public Notice -  http://www.cabq.gov/planning/urban-design-development/public-notice  
 

Records requests 

To request a site plan and/or Notice of Decision, please use ABQ Records web page: 

https://www.cabq.gov/clerk/public-records 

Please include the site’s address and the Case Tracking #s (see Zoning Comments) in your request.  

Requests to Inspect Public Records 

Any person may submit their request to inspect public records to the Office of the City Clerk by clicking on the 
following link to request records using our ABQ Records portal. https://cabq.nextrequest.com/  

This enables us to respond to requests in the order in which they are received.  Plus, it's a better way to share 
large files. 

 

File Submittal 

For Administrative Amendments, DRB, EPC, hydrology and traffic submittals, e-mail electronic files to 

PLNDRS@cabq.gov. For questions about an application submittal or the submittal process itself, please 

contact Jay Rodenbeck at jrodenbeck@cabq.gov and/or to Maggie Gould at mgould@cabq.gov.  

For other questions, please contact the Planning representative at the top of the PRT Notes. 

For Building Safety Plan Review, contact Building Safety at 924-3963.  Website: 
https://www.cabq.gov/planning/building-safety-permits 

 

 

 

https://documents.cabq.gov/planning/IDO/IDO-2019-Effective-2020-11-02.pdf
https://www.cabq.gov/planning/online-forms
http://www.cabq.gov/planning/urban-design-development/neighborhood-meeting-requirement-in-the-integrated-development-ordinance
http://www.cabq.gov/planning/urban-design-development/neighborhood-meeting-requirement-in-the-integrated-development-ordinance
http://www.cabq.gov/planning/urban-design-development/public-notice
https://www.cabq.gov/clerk/public-records
https://www.cabq.gov/clerk/public-records
https://www.cabq.gov/clerk/public-records
https://cabq.nextrequest.com/
https://cabq.nextrequest.com/
mailto:PLNDRS@cabq.gov
mailto:jrodenbeck@cabq.gov
mailto:mgould@cabq.gov
https://www.cabq.gov/planning/building-safety-permits
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PRT 21-188 

PROPERTY INFORMATION 

• Address: 7400 Menaul Blvd NE  

• Lot: A1B     Block: 16 & 17  

• Subdivision: Zuni Addition           

• Type: Change 

• Calculated GIS Acres: 2.36  

• IDO Zoning: MX-M 

• Old Zoning Designation: SU-1 

• Old Zoning Description: C-2 Permissive uses 

• Old Zoning Category: Commercial  

CASE HISTORY 

• 1007099 

• PR-2020-004021 

ALLOWABLE USE(S) 

• General Retail (Medium) -Permissive Use  

USE SPECIFIC STANDARDS 

• 4-3(D)(37) 

DEFINITIONS 

• Retail- See General Retail. 

• General Retail- An establishment providing for the retail sale of general merchandise or food to the 

general public for direct use and not for wholesale; including but not limited to sale of general 

merchandise, clothing and other apparel, flowers and household plants that are not grown on-site, dry 

goods, convenience and specialty foods, hardware and similar consumer goods, cannabis for medical 

consumption pursuant to Sections 26-2B-1 to 26-2B-10 NMSA 1978 (the Lynn and Eric Compassionate 

Use Act), or other retail sales not listed as a separate use in Table 4-2-1. See also Adult Retail, Building 

and Home Improvement Materials Store, Large Retail Facility, Liquor Retail, and Grocery Store.  

General retail is divided into 3 categories based on the size of the establishment or use (not the size of 

the structure): 

1. General Retail, Small: An establishment with no more than 25,000 square feet of gross floor 

area. 

2. General Retail, Medium: An establishment of more than 25,000 square feet of gross floor area 

and no more than 50,000 square feet of gross floor area. 

3. General Retail, Large: An establishment of more than 50,000 square feet of gross floor area. See 

also Large Retail Facility. 
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DEVELOPMENT STANDARDS 

• N/A 

APPLICANT’S QUESTIONS 

• EPC will be the approving body to amend site plan 

• Pre-IDO approvals supersedes IDO 

PROCESS  

6-4(Z) Major Amendments of Pre-IDO Approvals  

 

As always, if you have specific questions pertaining to zoning and/or development standards you are 
encouraged to reach out to the zoning counter at (505) 924-3857 option 1. 

 

Transportation Development Comments 

PRT 21-188 (7400 Menaul NE, case #2009C091) 
 
Information for Site Development – Transportation Development 
For additional information contact Jeanne Wolfenbarger (924-3991) 
General Comments below (If applicable to development): 
Curb Cuts 

• Follow DPM guidelines for commercial curb cuts. 

Clear Sight Triangle at Access Points and Intersections 

• Clear sight triangle (See attached hand-outs.)  Nothing opaque should be in the triangle. 

Private Site and Parking Lot Design 

• Follow DPM and IDO Guidelines for Site and Parking Lot Design.   Current ADA standards must be 
followed including required number of handicapped parking spaces and drive aisles, ADA access to 
public right-of-way, and ADA access to on-site buildings.  

• See the Traffic Circulation Layout (TCL) Checklist.  A TCL is required for any change or addition to a 
building > 500 sq. ft. or if the parking or circulation is changed. (This includes a repaving of parking 
lot.)  Drawing must be stamped by a registered engineer or architect. 

• When developing a parking lot layout, include all dimensioning for construction purposes.  Also 
include all curb, curb ramp and signage details.   

• Demonstrate queuing capacity when needed in situations such as for drive-thru facilities.  It is 
imperative to demonstrate that the queuing will not block accessways to the site or cause vehicles to 
back into the main roadway.  Also, provide necessary one-way signage and pavement markings. 

• Parking Calculations must be provided and per the requirements in the IDO.  Number of vehicular 
spaces, motorcycle spaces, and bicycle spaces shall be specified and follow IDO requirements. 
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• Shared access/parking agreement is required if access/parking is shared with parking lot adjacent to 
site.   (This can be established on a plat if submittal of a plat is required or by an agreement.) 

• Existing driveways that are not being used are required to be removed and replaced with standard curb 
and sidewalk to match existing. 

Traffic Studies  

• See the Traffic Impact Study (TIS) thresholds.  In general, a minimum combination of 100 vehicles 
entering and exiting in the peak hour warrants a Traffic Impact Study.  Visit with Traffic Engineer for 
determination, and fill out a TIS Form that states whether one is warranted.  In some cases, a trip 
generation may be requested for determination. 

Platting and Public Infrastructure Requirements for Roadways  

• When submitting to DRB, all public roadway improvements that are required shall be shown on an 
infrastructure list.   Public improvements must be included on a public work order set of drawings.   

•  All public roadway facilities must be within public right-of-way including the entire width of the public 
sidewalk, all public curb ramps, overhead utilities, traffic signals and lighting, etc.  

• Curb and sidewalk are required along entire frontage of property.  Follow IDO/DPM for specific width 
requirements. 

• For any private access easements on plats, all beneficiaries and maintenance responsibilities must be 
listed. 

Any private structures that are located within public right-of-way such as fences and walls shall either be 
removed or else a revocable permit with the City is required in which an annual fee is paid per year, based 
on square footage of the encroachment.  

 

If you would have additional questions or would like to schedule a follow-up Zoom meeting please contact 
Diego Ewell at dewell@cabq.gov  
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ZONING 

Please refer to IDO Section 14-16-2-3(B) for the R1-D Zone District 
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