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Staff Planner 

Request Major Amendment to Site Plan –EPC  

Legal 
Description 

Tract C-4-A, plat of Tracts C-3-A, C-3-
B, C-3-C, and C-4-A, Seven Bar Ranch 
Addition 

 

Location 
On NM 528/Alameda, north of Ellison 
Dr. NW and east of Coors Bypass 
NW/Coors Blvd. NW (3615 NM 528) 

 

Size Approximately (≈) 2 acres  

Zoning NR-BP  Catalina Lehner, AICP-Senior Planner 
 

Summary of Analysis 
The request would result in replacement of the controlling 
site development plan with the proposed site plan. The 
applicant intends to develop a coffee drive-thru (phase I) and 
a future restaurant (phase II).  The request was deferred for a 
month at the May 20, 2021 hearing.  

The EPC approved the controlling site development plan in 
2017, prior to adoption of the IDO. The prior approval by 
the EPC remains valid. The proposed amendment would 
result in replacement of the controlling site development 
plan. The Site-Plan-EPC criteria apply.  

Staff reviewed the proposed site plan using applicable IDO 
requirements and does not find major conflicts. The 
applicant notified the affected neighborhood organization, 
the Westside Coalition, and property owners within 100 feet 
of the subject site as required.  

Staff received a phone call and three letters of concern from 
nearby residents of the Skyview NA, which is in the County. 
Concerns include traffic volume and queuing, cut-through 
traffic, and impacts from trash, light, and noise. They would 
like a deferral in order to meet with the applicant. Staff 
recommends deferral to allow time for the meeting to occur. 
If the request is not deferred, Staff will have alternate 
findings and conditions available.   
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I. INTRODUCTION 

 
  Zoning Comprehensive Plan Area Land Use 

Site NR-BP Consistency 
Vacant (formerly had an office 

building) 

North NR-BP Consistency 
AMAFCA (drainage), car wash, auto 

parts retail 

South NR-BP Consistency 
Strip office building  

(various  small businesses) 

East NR-BP, PD Consistency 
Undeveloped/Parking, Large 
Apartment Complex, County 

Subdivision  

West NR-BP Change  NM 528, fast-food, various 
commercial uses 

 
Request  

The request is for a Major Amendment to an existing site development plan for the 
approximately 2-acre subject site, legally described as Tract C-4-A, plat of Tracts C-3-A, C-3-B, 
C-3-C, and C-4-A, Seven Bar Ranch Addition (the “subject site”). The subject site is located at 
3615 NM 528, which is north of Ellison Dr. NW and east of Coors Bypass NW/Coors Blvd. NW 
and northeast of Cottonwood Mall. The request was deferred for a month at the May 20, 2021 
public hearing to allow additional time to clarify the proposed site plan and to ensure that the 
yellow signs were posted in the appropriate timeframe.  

The EPC originally approved the controlling site development plan in March 2017, for the same 
geographic boundaries and the present-day subject site (see also History section of this report). 
Pursuant to IDO Section 14-16-1-10(A), prior approvals remain valid. The small, round office 
building that occupied the subject site was recently demolished.  

The applicant proposes to develop a coffee drive-thru (Phase I) and a future drive-thru fast-food 
restaurant (Phase II). Like much of the land in the area, the subject site is zoned NR-BP (Non-
Residential Business Park Zone District). 

Amendment procedures are found in IDO Section 14-16-6-4(Y). Because the request constitutes 
a wholescale replacement of the controlling site development plan, it exceeds the thresholds for 
Minor Amendment in Table 6-4-5 of the IDO. Therefore, the request is for a Major Amendment 
and a new Site Plan-EPC. The Site Plan-EPC criteria in IDO Section 14-16-6-6(J) apply.   

EPC Role 
The Environmental Planning Commission (EPC) is hearing this case pursuant to the IDO Section 
14-16-6-4(Y), Amendments of Prior Approvals, which addresses applications for amendments to 
site development plans approved prior to the effective date of the IDO. 
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The request exceeds the thresholds for a Minor Amendment, and therefore is being considered 
pursuant to Section 14-16-6-4(Y)(3), which states that Major Amendments shall be reviewed and 
decided by the decision-making body that issued the approval being amended.  In this case, the 
EPC approved the existing site development plan for the subject site in 2017, prior to the 
effective date of the IDO in 2018.  

Pursuant to IDO Section 14-16-6-4(Q), the decision-making body may impose conditions 
necessary to ensure compliance with the development standards of this IDO via the Site Plan-
EPC Review and Decision Criteria of IDO Section 14-16-6-6(J). This is a quasi-judicial matter. 

Context  
The approximately 2 acre subject site is bounded by NM Highway 528 on the west and a narrow, 
vacant lot on the east that appears to be used for parking. Across NM 528 to the west is the 
designated Cottonwood Employment Center, which contains various commercial uses of 
different sizes. To the north and south of the subject site are other lots of the Seven Bar Ranch 
subdivision; most are smaller than the subject site.  

North of the subject site is an AMAFCA drainage area called Octopus Pond. Further north is a 
chain car wash and a retail auto parts store. To the northeast is a subdivision of homes on large 
lots in the County, and a bit further northeast is the Village of Corrales. East of the subject site is 
part of the narrow lot mentioned, which is bounded by Calle Cuervo Rd. NW, across from which 
is a large apartment complex. South of the subject site is a single-story, strip office building with 
various small users.  

History/Background 
Background and Sector Plan 
The subject site was part of the approximately 745-acre annexation of Seven Bar Ranch, which 
was finalized in the summer of 1981 and established zoning of SU-1 for Planned Development 
Areas to include commercial, residential, industrial, office, and institutional uses (AX-79-28/Z-
79-146). An approximately 20,000 sf, two-story circular office building was constructed on the 
subject site, most likely in the 1980s.  

The subject site was included in the Seven Bar Sector Development Plan (SBSDP), a Rank III 
sector plan that covered approximately 1,100 acres on the City’s northwest mesa that was 
bounded approximately by Coors Blvd., McMahon Blvd., Alameda Rd., and NM 528 and 
Corrales Rd. The SBSDP was first adopted on April 1, 1985 (Enactment 74-1985) and was 
subsequently revised in 1990 and 1994. In 1985, only Cibola High School was developed. The 
SBSDP was a revision of the original Seven-Bar Ranch SDP, adopted by the DRB in 1982, 
which is considered the original SDP for the area 

The sector plan contained Goals, policies, and a land use plan that classified land into six 
categories. The subject site was part of a larger grouping, with 12 other tracts, known as Tract V 
(see Exhibit 3- Land Use Plan). Tracts T2, T3, V, and W were zoned SU-2/SU-1 for IP Uses 
(approximately 186 acres) and were envisioned as a business park/industrial/office sub-area of 
Seven Bar. Note that the Seven Bar Town Center is approximately 6 acres that is today 
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encompassed by Cottonwood Mall, which is across the street from the subject site. Upon 
adoption of the Integrated Development Ordinance in May 2018, the SBSDP was rescinded 
along with the other sector development plans.  

Recent History and Process 
For several years, the subject site continued with the office building on it until the building was 
demolished sometime after 2016. In October 2016, the EPC approved Project #1010999/ 16EPC-
40050 (see attachment), a request for a site development plan for subdivision with design 
standards, for the subject site. The intention was to subdivide the subject site into two tracts and 
redevelop it with a restaurant use and a retail use. However, sign-off from the Development 
Review Board (DRB) was not obtained and therefore, under the former pre-IDO system, there 
was no approved site development plan.  

In March 2017, the EPC approved a site development plan for building permit for the subject site 
that showed a national chain deli and a future retail pad Project #1010999/16EPC-40079 (see 
attachment). Final sign-off from the DRB was also not obtained.  

However, the IDO is in effect at the time of submittal of the current request and its process 
differs from the former process with respect to existing approvals. Final DRB sign-off is no 
longer required to complete a site plan approval. Rather, IDO Table 6-4-3: Permit Approvals and 
Expirations includes Site Plan-EPC as a category and specifies that an EPC-approved site plan 
expires in seven years from its approval date.  

The EPC approved the 2017 case on March 9. Plus the required 15-day appeal period, the date of 
final approval of the controlling site development plan for the subject site is March 24, 2017. 
Therefore, the controlling site development plan will expire on March 24, 2024—seven years 
after its final approval.  

Comprehensive Plan Designations 
The subject site is designated an Area of Consistency by the Comprehensive Plan. The subject 
site is not located in a designated activity center; although Cottonwood Center is west of the 
subject site, across NM 528. Cottonwood Center is a designated Employment Center, which 
contains Cottonwood Mall, and is a designated Area of Change.  

The Comprehensive Plan designates NM 528 (Alameda Blvd. NW) as a Commuter Corridor. 
Commuter Corridors are intended for long-distance trips across town by automobile, including 
limited-access streets.  

Roadway System 
The Long Range Roadway System (2040 LRRS) map, produced by the Mid-Region 
Metropolitan Planning Organization (MRMPO), includes existing roadways and proposed 
roadways.  

The LRRS map classifies NM Highway 528 as a Regional Principal Arterial. Other streets near 
the subject site are classified as local roads.  
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Trails/Bikeways 
The Long Range Bikeway System (LRBS) map, produced by the Mid-Region Metropolitan 
Planning Organization (MRMPO), identifies existing and proposed bicycle and trail facilities.  A 
bicycle lane is proposed on NM 528 north of Ellison Rd. NW, and along Ellison Rd. NW as it 
approaches NM 528.  

Transit 
The subject site is near the Alameda Commuter Corridor, but is not on a transit route. ABQ 
RIDE service in the Cottonwood area basically ends at Alameda (NM 528) and Ellison Rd. NW. 
The Blue Line (Route 790-Westside to UNM) and the Cross-town Commuter (Route 96) both 
end there (note that the Crosstown Commuter route is not currently operating. The Northwest 
Transit Center, at Coors Bypass and Ellison Rd. NW, is approximately 3300 feet southwest from 
the subject site.  

 
Public Facilities/Community Services  

Please refer to the Public Facilities Map (see attachment), which shows public facilities and 
community services within one mile of the subject site. 

II. ANALYSIS OF APPLICABLE ORDINANCES, PLANS, AND POLICIES  
Integrated Development Ordinance (IDO)  

Definitions 
Area of Consistency: An area designated as an Area of Consistency in the Albuquerque/ 
Bernalillo County Comprehensive Plan (ABC Comp Plan), as amended, where development 
must reinforce the character and intensity of existing development. 

Drive-through or Drive-up Facility: Facilities associated with a primary use, including but not 
limited to banks, financial institutions, restaurants, dry cleaners, and drug stores, but not 
including car washes or light vehicle fueling, to offer goods and services directly to customers 
waiting in motor vehicles. See also Car Wash and Vehicle Definitions for Light Vehicle Fueling. 
 
Infill Development: An area of platted or unplatted land that includes no more than 20 acres of 
land and where at least 75 percent of the adjacent lots are developed and contain existing primary 
buildings. 
 
Pedestrian-scale Lighting: Lighting in pedestrian areas not to exceed 16 feet in height that allows 
people to see and be seen from a distance of 40 to 60 feet. 

 
Site Development Plan: A term used prior to the effective date of the IDO for a scaled plan for 
development on one or more lots that specifies at minimum the site, proposed use(s), pedestrian 
and vehicular access, any internal circulation, maximum building height, building setbacks, 
maximum total dwelling units, and/or nonresidential floor area. A more detailed site development 
plan would also specify the exact locations of structures, their elevations and dimensions, the 
parking and loading areas, landscaping, and schedule of development. The equivalent approval in 
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the IDO will be determined based on the level of detail provided in the prior approval. 

Site Plan: An accurate plan that includes all information required for that type of application, 
structure, or development. 

Zoning   
The subject site is zoned NR-BP [Non-Residential Business Park Zone District, IDO 14-16-2-
5(B)], which was assigned upon adoption of the IDO as a conversion from the former zoning- 
SU-1 for IP Uses (Special Use Zone for Industrial Park uses).  
 
The purpose of the NR-BP zone district is to accommodate a wide range of non-residential uses 
in a campus-like setting to buffer potential impacts on surrounding uses and adjacent areas. 
Allowable uses include a wide variety of office, commercial, research, light industrial, 
distribution, showroom, processing, and institutional uses. Specific permissive uses are listed in 
Table 4-2-1: Allowable Uses, IDO p. 143.  
 
The applicant is proposing to develop two drive-through restaurants. Restaurant is a permissive 
use in the NR-BP zone district; applicable Use-Specific Standards (USS) are found in IDO 14-
16-4-3(D)(8). A drive-through or drive- up facility is an accessory use in NR-BP; applicable use-
specific standards are found in IDO 14-16-4-3(F)(4).  
 

Use-Specific Standards 
Staff reviewed the USS for both uses. The USS for a restaurant, found in 16-4-3(D)(8)(a through 
f), mostly has requirements that don’t apply to the proposed Site Plan-EPC. Most relevant are 
(b)- compliance with stormwater quality requirements, and (d) waste enclosures must include a 
sanitary sewer drain.  
 
The USS in 14-16-4-3(F)(4) for drive-thru facilities mostly list where the use is not allowed. 
However, (F)(4)(a) regarding maximum order board area and orientation, applies. Two order 
boards are shown on the building’s eastern elevation; they comply with the relevant USS.  

 
Albuquerque / Bernalillo County Comprehensive Plan (Rank 1) 

The 2017 Albuquerque/Bernalillo County Comprehensive Plan contains overarching Guiding 
Principles, Goals, and Policies that embody a vision for development and service provision in the 
City and County.  

The subject site is located in an area that the Comprehensive Plan has designated an Area of 
Consistency.  Areas of Consistency are generally protected by policies that limit and mitigate 
impacts of new development and re-development, which should be compatible in scale and 
character with the surrounding area (Comprehensive Plan, p. 5-23).  

Applicable Goals and policies are listed below, followed by Staff analysis bold italic text. 
Pursuant to IDO 14-16-6-6(J)(3)(a), the purpose of policy analysis of a proposed site plan-EPC is 
to determine if it is consistent with the Comprehensive Plan.  
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* indicates a Goal or policy chosen by the applicant (see attachment).  

Chapter 5: Land Use 
*Policy 5.1.12-Commuter Corridors: Allow auto-oriented development along Commuter 
Corridors that are higher-speed and higher-traffic volume routes for people going across town, 
often as limited-access roadways. 

Subpolicy c: Support traffic flow by limiting new curb cuts, encouraging shared access of 
driveways and business access roads, or providing access from perpendicular local roads. 

The request would facilitate auto-oriented development along a designated commuter 
corridor- NM 528/Alameda Blvd., which is a high-volume traffic route for people going to and 
from Rio Rancho. Development of auto-oriented uses, such as the future restaurants with 
drive-thru facilities, is generally intended along such corridors. Access to the subject site is via 
two, existing driveways; new curb cuts are not proposed. The request is generally consistent 
with Policy 5.1.12- Commuter Corridors and Subpolicy c.  

*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 provide additional restaurant options in the area, though their drive-thru 
nature would generally not facilitate creation of healthy and sustainable communities because 
such uses promote automobiles- not walking or bicycling. The area is characterized by various 
chain retail uses and is not distinct in that regard; however, the neighborhood to the east has 
existed since the 1960s and is distinct. The future uses would be conveniently accessible from 
NM 528, but not from the residential uses to the east due to the lack of vehicular and 
pedestrian access. The request is generally inconsistent with Policy 5.2.1-Land Uses.  
 
*Subpolicy a: Encourage development and redevelopment that brings goods, services, and 
amenities within walking and biking distance of neighborhoods and promotes good access for all 
residents. 
 
The request would result in redevelopment of the subject site. For the reasons above, the 
request is generally inconsistent with Subpolicy a.  
 
*Subpolicy h: Encourage infill development that adds complementary uses and is compatible in 
form and scale to the immediately surrounding development. 
 
The request would result in infill development that would add another drive-thru use to an 
area that already has many, so therefore it would not be complementary. The form and scale 
would be generally compatible with surrounding development. The request is partially 
consistent with Subpolicy h.  
 
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.  
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The request would facilitate re-development of a site already served by existing infrastructure 
and public facilities, thereby maximizing the utility of both. Using infrastructure and land this 
way generally supports the public good because it is more efficient than adding infrastructure 
and/or developing land on the urban fringe. The request is generally consistent with 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 located in an already-developed area that has existing infrastructure and 
public facilities and the request would support additional growth. Therefore, the request is 
generally consistent with Policy 5.3.1-Infill Development.   

*Goal 5.4- Jobs-Housing Balance: Balance jobs and housing by encouraging residential growth 
near employment across the region and prioritizing job growth west of the Rio Grande. 

The subject site is in a commercial area and across the street from a designated Employment 
Center. The future development of two small, restaurant uses would bring some service jobs to 
the Westside, in though it would not create balance by encouraging residential growth near 
employment that is already there. The request is partially consistent with Goal 5.4- Jobs-
Housing Balance. 

*Policy 5.4.2- West Side Jobs:  Foster employment opportunities on the West Side. 

The future development of two small, restaurant uses would help foster some employment 
opportunities on the Westside, so the request is generally consistent with Policy 5.4.2- West 
Side Jobs.  

*Subpolicy a: Ensure adequate capacity of land zoned for commercial, office, and industrial uses 
west of the Rio Grande to support additional job growth. 

Subpolicy a does not apply. The request for a Site Plan-EPC does not have to do with capacity 
of land zoned for commercial, office, and industrial uses. The NR-BP zoning is already 
established. 

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

The subject site is in an Area of Consistency, where growth is intended to reinforce the 
character and intensity of the surrounding area. The area is developed with mostly 
commercial uses, but also has some office, multi-family, and a large-lot County subdivision 
nearby. The request would facilitate development generally compatible with the intensity of 
other development along the Commuter Corridor, which includes fast-food, restaurants and 
retail of various sizes (including big-box). However, the future development would be less 
intense then the uses to the west, which is consistent with the subject site’s location north of a 
small-scale office building and west of the large-lot subdivision. The request is generally 
consistent with Goal 5.6- City Development Areas.  
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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 subject site is outside of the designated Employment Center to the west, but is along a 
designated Commuter Corridor (NM 528). Development in Areas of Consistency is intended to 
be compatible with surrounding uses in terms of scale, location, and character. Surrounding 
uses include a wide variety of sizes and scales of commercial retail, a small office building, a 
multi-family use, and a large-lot County subdivision. The request would be generally 
consistent with the character of the uses around it, although it would create a concentration of 
drive-thru uses in a relatively small area and could affect the established neighborhood. The 
request is partially consistent with Policy 5.6.3-Areas of Consistency.  

Chapter 6: Transportation 
*Goal 6.2- Multi-Modal System: Encourage walking, biking, and transit, especially at peak-
hour commuting times, to enhance access and mobility for people of all ages and abilities. 

The addition of more drive-thru uses, which are auto-oriented by nature, along a Commuter 
Corridor would generally discourage walking, biking, and transit usage. Though the on-site 
pedestrian connections are compliant and would hopefully facilitate walking to and within 
this destination, peak-hour commuting times already have high traffic volume that 
complicates the use of alternative transportation and generally complicates mobility. The 
request is inconsistent with Goal 6.2- Multi-Modal System.  

*Policy 6.2.3- Pedestrian & Bicycle Connectivity:  Provide direct pedestrian and bicycle access 
to and circulation within Centers, commercial properties, community facilities, and residential 
neighborhoods. 

The subject site is a commercial property. Direct pedestrian and bicycle access is provided via 
connection to the established sidewalk, and pathways help facilitate non-vehicular circulation 
and safety. However, this is only available from the NM 528 side of the property. Bicycle and 
pedestrian access from the west is difficult due to lack of safe crossings of NM 528/Alameda, 
and there is no connection to facilitate non-vehicular travel from the residential uses to the 
east. The request is partially consistent with Policy 6.2.3- Pedestrian & Bicycle Connectivity.  

*Subpolicy a: Design streets, streetscapes, and sidewalks to enhance pedestrian and bicyclist 
mobility for commuting, recreation, and activities of daily living. 

*Subpolicy b: Preserve and maintain pedestrian, biking, and equestrian opportunities on 
neighborhood streets, in alleys, and along acequias. 

Subpolicy a and Subpolicy b do not apply. The request provides required sidewalks, but isn’t 
really about designing streets and streetscapes (a). The subject site is not located on a 
neighborhood street, alley, or acequias.  

*Policy 6.2.8 Auto Network:  Prioritize automobile travel on Commuter Corridors and balance 
it with other travel modes on other streets.0 
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The request would result in development of two drive-thru uses, which are auto-oriented by 
definition and would prioritize automobile travel along this designated Commuter Corridor. 
However, there would be no balancing of the request with other travel modes on other streets. 
The request is partially consistent with Policy 6.2.8- Auto Network.  

*Subpolicy a: Provide continuous, safe, and convenient vehicular circulation to achieve and 
maintain smooth traffic flow at steady, moderate speeds. 

The request would generally provide continuous and convenient vehicular circulation, 
though it is possible that traffic flow and speeds could be impacted by the introduction of two, 
new auto-oriented uses in an area that already has many. The request is partially consistent 
with Subpolicy a.   

*Subpolicy b: On Commuter Corridors and other auto-oriented arterials, provide convenient 
access to auto-oriented uses, minimize conflicts with pedestrians and cyclists, and provide safe 
and convenient pedestrian crossings.  

The request would provide convenient access to the future auto-oriented uses from the west, 
but not from the east. The proposed pathways and pedestrian crossings of contrasting 
material would be generally safe and convenient from the west, but not the east. The request 
is partially consistent with Subpolicy b.  

Chapter 7:  Urban Design 
*Goal 7.3- Sense of Place: Reinforce sense of place through context-sensitive design of 
development and streetscapes.   

The request is generally designed to be similar to the context to the west, which is a wide 
variety of chain commercial uses, but is different than the context to the south (Territorial 
style office building) and to the east (residential uses). The request is partially consistent with 
Goal 7.3- Sense of Place.  

*Policy 7.3.2- Community Character: Encourage design strategies that recognize and embrace 
the character differences that give communities their distinct identities and make them safe and 
attractive places. 

*Subpolicy a: Design development to reflect the character of the surrounding area and protect 
and enhance views. 

Policy 7.3.2 and Subpolicy a do not apply. The request would facilitate development of 
relatively small uses and wouldn’t employ design strategies that recognize and embrace 
character differences among communities. Nor would the request be particularly reflective of 
the character of the surrounding area and enhance views.  

*Goal 7.4- Context Sensitive Parking: Design parking facilities to match the development 
context and complement the surrounding built environment. 

The parking facility (lot) is designed to provide three times the amount of required parking (24 
spaces provided, 8 required) for a use that does not have sit-down service. The excess parking 
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is shown in the location of a stand of mature trees, which would be removed. This generally 
does not match the development context to the east or to the south and is not context-sensitive 
to most of the area. The request is inconsistent with Goal 7.4-Context Sensitive Parking.  
 
*Policy 7.4.1-Parking Strategies: Provide parking options, optimize parking efficiencies, and 
plan for parking as essential infrastructure. 

*Subpolicy b: Encourage shared parking. 
 
The subject site is approximately 2 acres, so isn’t really large enough to include planning 
parking as essential infrastructure or to provide various parking options. The request does not 
optimize parking efficiencies because Phase I is so over parked. Since two tracts would be 
created, with separate owners, they may or may not want to share parking and the lots are 
designed to be far from each other. The request is inconsistent with Policy 7.4.1 and Subpolicy 
b.  
 
*Policy 7.4.3- Off-Street Parking Design: Locate off-street parking to respond appropriately for 
each Center and Corridor per Tables 7-3 and 7-4.  
 
The Development Process Manual (DPM) has several tables in Chapters 7-3 and 7-4, and 
appears to not have specific guidance regarding parking design along Commuter Corridors. 
The information pertains mostly to roadway design, so Policy 7.4.3 does not apply.  
 
*Subpolicy b: Incorporate trees, vegetation, and pervious surfaces in parking areas to mitigate 
environmental impacts, minimize heat and glare, and improve aesthetics. 
 
The request is inconsistent with Subpolicy b because it would remove established trees and 
replace them with parking in excess of the requirement, and would use impervious surfacing. 
Additional trees in the proposed buffers would benefit the site.  
 
*Subpolicy c: Ensure safe pedestrian pathways in parking areas that connect to building 
entrances, adjacent roadways, and adjacent sites. 
 
The request is generally consistent with Subpolicy c because it shows pedestrian pathways, and 
delineated crosswalks, that connect to building entrances and the adjacent roadway.  

*Goal 8.1- Placemaking: Create places where business and talent will stay and thrive. 

The approximately 2-acre subject site is too small to contribute to creating a place (such as a 
business park or Employment Center) that could encourage business and talent to stay and 
thrive. Goal 8.1-Placemaking does not apply.  
 
*Policy 8.1.2- Resilient Economy: Encourage economic development efforts that improve 
quality of life for new and existing residents and foster a robust, resilient, and diverse economy. 
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In a limited way, the request would encourage economic development efforts and generally 
contribute to a more robust and diverse economy. A new service in the area could have a 
positive impact, but the resulting potential for increased traffic and noise in an already busy 
area could adversely affect existing residents. The request is partially consistent with Policy 
8.1.2- Resilient Economy.  
 
*Subpolicy c: Prioritize local job creation, employer recruitment, and support for development 
projects that hire local residents. 

The request would result in some job creation and would constitute general support for a 
development project that would hire local residents. Again, it would be on a limited scale due 
to the subject site’s small size. The request is partially consistent with Subpolicy c.  

 
III. SITE PLAN- MAJOR AMENDMENT      

Site Plan-EPC Review & Decision Criteria 
IDO Section 14-16-6-6(J)(3) states that any application for a Site Plan-EPC, including a Major 
Amendment, will be approved if it meets all of the following criteria:  

6-6(J)(3)(a) The Site Plan is consistent with the ABC Comp Plan, as amended. 

 As demonstrated by the policy analysis (see above), overall the request is generally 
consistent with applicable Comprehensive Plan Goals and policies despite some 
instances of conflict. Conditions of approval can be applied to address the 
inconsistencies to the greatest extent possible.  

6-6(J)(3)(b) The Site Plan is consistent with any applicable terms and conditions in any previously 
approved NR-SU or PD zoning covering the property and any related development 
agreements and/or regulations.  

 The subject site is not zoned NR-SU or PD. The controlling site plan (2017) 
contains design standards (special regulations). As part of the request the applicant 
is asking to be allowed to develop the subject site pursuant to the IDO and not 
according to the design standards- which would be vacated if the request is 
approved.  

6-6(J)(3)(c) The Site Plan complies with all applicable provisions of this IDO, the DPM, other 
adopted City regulations, and any terms and conditions specifically applied to 
development of the property in a prior permit or approval affecting the property. 

 With implementation of conditions of approval, the site plan will comply with 
applicable provisions of the IDO. The request will need to be reviewed by the 
Development Review Board (DRB) to ensure compliance with applicable provisions 
of the Development Process Manual (DPM), particularly those pertaining to 
transportation and grading and drainage.  
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6-6(J)(3)(d) The City's existing infrastructure and public improvements, including but not limited 
to its street, trail, drainage, and sidewalk systems, have adequate capacity to serve the 
proposed development, and any burdens on those systems have been mitigated to the 
extent practicable. 

 The request will be reviewed by the Development Review Board (DRB), which is 
charged with addressing infrastructure and ensuring that infrastructure such as 
streets, trails, sidewalks, and drainage systems have sufficient capacity to serve a 
proposed development.  

6-6(J)(3)(e) The application mitigates any significant adverse impacts on the surrounding area to 
the maximum extent practicable. 

 The future, proposed development will be required to comply with the decisions of 
two bodies- the EPC and the DRB. The EPCs’ conditions of approval will improve 
compliance with the IDO, which contains regulations to mitigate site plan impacts 
to surrounding areas. The DRB’s conditions will ensure infrastructure is 
adequately addressed so that a proposed development will not adversely impact the 
surrounding area.  

6-6(J)(3)(f) If the subject property is within an approved Master Development Plan, the Site Plan 
meets any relevant standards in the Master Development Plan in addition to any 
standards applicable in the zone district the subject property is in. 

 Not applicable. The subject site is not a part of a Master Development Plan. 

6-6(J)(3)(g) If a cumulative impact If  a cumulative impact  analysis  is required in the Railroad 
and Spur  Area pursuant to Subsections 14-16-5-2(E) (Cumulative Impacts)  and 14-
16-6-4(H) (Cumulative Impacts  Analysis Requirements),the Site Plan incorporates  
mitigation for all identified cumulative impacts. The proposed development will  not  
create  material  adverse  impacts  on  water quality  or other land in the surrounding 
area  through increases in  traffic congestion, parking  congestion, noise,  vibration, 
light  spillover, or  other nuisances without sufficient mitigation or  civic  or  
environmental benefits that outweigh the expected impacts. 

Not applicable. The subject site is not in a designated Railroad and Spur Area.  
 
Request 

The request is for a Major Amendment to a controlling site development plan with design 
standards that the EPC approved in March 2017, prior to the effective date of the IDO (May 17, 
2018). Pursuant to IDO Section 14-16-1-10(A), prior approvals remain valid. The small office 
building that occupied the subject site was recently demolished.  

The geographic boundaries of the controlling site development plan and the proposed site plan 
are the same. Though called a Major Amendment, the request would repeal and replace the 
controlling site development plan and design standards with the proposed site plan and the 
regulations of the IDO.  
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The applicant proposes to develop a 950 sf coffee drive-thru (phase I) and a future, 3,350 sf 
drive-thru restaurant (phase II). The subdivision to create two tracts would occur later at the 
DRB. An area near the subject site’s northeastern corner is reserved for a future wireless 
telecommunications facility (WTF), aka a cell tower. WTFs are decided administratively and are 
not a part of the EPC process.  

The proposed site plan is required to comply with all applicable provisions of the IDO, the DPM, 
other adopted City regulations. Staff has crafted conditions of approval to address instances of 
non-compliance or lack of clarity. The Site Plan will need to be reviewed and approved by the 
DRB subsequent to EPC approval to address infrastructure and subdivision matters.  

Use-Specific Standards 
The Use-Specific Standards (USS) in 14-16-4-3(D)(8)- Restaurant and in 14-16-4-3(F)(4)- 
Drive-Thru or Drive-Up Facility, apply. Staff has reviewed these and recommends a condition to 
ensure compliant size and location of any order boards pursuant to 14-16-4-3(F)(4)(a). 
 
Site Plan Layout/Configuration 
The proposed, Phase I restaurant (drive-thru coffee) is located near the subject site’s NW corner 
and the Phase II restaurant is SE of it. Clarification is needed regarding the legend; two symbols 
are used to mean two different things.  

The northern end of the subject site contains an area for a future wireless telecommunications 
facility (WTF), or cell tower. The existing trees are shown as remaining. WTFs in the City are 
reviewed administratively by the Planning Department Director’s Designee for wireless and are 
required to comply with the regulations in IDO 14-16-4-3(E)(12), as well as Federal regulations.  

Section 14-16-5-1 Dimensional Standards:  The subject site is zoned NR-BP. Table 5-1-3, Non-
Residential Zone District Dimensional Standards, contains setback requirements. The minimum 
setbacks of the NR-BP zone (20’ front, 10’ side, 10’rear) are met except for the side setback on 
the eastern side of the Phase I building, which scales as 9’. 

 Note: Section 14-16-5-2, Site Design and Sensitive Lands, does not apply.  

Vehicular Access, Circulation, and Parking 
NM 528/Alameda at this location is controlled by the City. It runs north-southish along the 
subject site’s western boundary, though there is an approximately 66 foot buffer between it and 
the subject site.  The existing vehicular entrances, near the subject site’s NW corner and SW 
corner, will be utilized.  

14-16-5-3 Access and Connectivity:  Access and Connectivity regulations are largely controlled 
by the Development Process Manual (DPM) and administered by the DRB.  All driveways and 
access points shall be constructed to meet DPM standards.   

Am existing sidewalk is shown near the subject site’s NW corner and would extend southward in 
the area between the subject site and NM 528. A new sidewalk interior to the subject site would 
run north-south and would connect to the existing sidewalk at two points, via crosswalks leading 
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to the buildings. Another pathway is provided in the parking lot of the Phase I building to help 
separate vehicular and pedestrian traffic.   
 
The walkways required in front of buildings are provided [14-16-5-3(D)(3)(b)]. The crosswalks 
now comply with 14-16-5-3(D)(3)(c)- Materials to Alert Motorists, for safety purposes.  
 
14-16-5-5 Parking and Loading:  Parking calculations are shown on the first sheet (C-1). 
Required parking was calculated using the rate for Restaurant, which is 8 spaces/1000 sf. For the 
Phase I building, 8 spaces are required. 24 are provided. For the Phase II building, 27 spaces are 
required and provided. 2 handicap spaces (included in parking total) and 2 motorcycle spaces (in 
addition to parking total) are provided for each building.  

A bicycle rack is provided at each building, within 50 feet of the main entrance as required by 
14-16-5-5(EP(4)(b). Each bike rack will be 6 feet long and have approximately 4 spaces.  

14-16-5-5(I) Vehicle Stacking: Vehicle stacking spaces are required to be integrated into the site 
layout and not interfere with site access points [14-16-5-5(I)(a)]. Restaurants require a minimum 
of 6 stacking spaces (at least 20 feet long, unless specified otherwise by the DPM or the Traffic 
Engineer). The site layout for Phase I and Phase II meets these minimum requirements.    

Pedestrian, Bicycle, and Transit Access 
Pedestrian walkways are proposed around the buildings, as crosswalks, and into the parking lot 
of the Phase I building. The required width of pedestrian walkways is found in Table 5-3-1. For 
buildings less than 10,000 sf, walkways must be at least 8 feet wide. The walkway in front of the 
main entrance of the Phase I building scales out as 6 feet. The width of the crosswalk to the 
Phase II building is 10 feet, but the walkway to the Phase I building is 8 feet. Staff suggests 
making this 10 feet and labeling it.  

A pedestrian access point near the subject site’s eastern point would improve access for 
neighbors, as suggested by Bernalillo County’s agency comments. A bicycle lane is proposed on 
NM 528 north of Ellison Rd. NW, and along Ellison Rd. NW as it approaches NM 528.  

The subject site is located along a Commuter Corridor and not on a transit route. Service in the 
Cottonwood area basically ends at Alameda/Ellison. The best access to transit is at the Northwest 
Transit Center, approximately 3300 feet to the west-southwest.  

Landscaping 
A variety of evergreen and deciduous trees and shrubs, and some grasses, are proposed. The 
existing, mature trees in the NM 528 buffer, near the future cell tower area, and along the subject 
site’s southern side would be preserved, but the row of existing trees near the car wash entrance 
(Phase I building area) and in the existing parking lot (now the Phase II building area) would not 
be. No turf is proposed. 

General Landscaping Requirements: Pursuant to Section 14-16-5-6(C)(2), the minimum 
landscaping requirement is 15% of the net lot area. The landscaping calculations need to be 
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revised to use the gross lot area specified on the main site plan (Sheet C-1), which is 86,684 sf. 
Minus 4,300 sf of buildings, the net lot area is 82,384 sf. 15% of the net lot area is 12,358 sf.  

Additional landscaping needs to be added to achieve the minimum requirement. Approximately 
9,700 sf of landscaping coverage is provided and 12,358 sf is required. Staff suggests adding 
landscaping to the area near the proposed detention pond to help screen the pond and the drive-
thru lanes. The landscaping is required to comply with minimum plant sizes at installation 
pursuant to 14-16-5-6(C)(6).  

Parking Lot Landscaping: Parking lot trees are required at the rate of 1 tree for every 10 required 
parking spaces. 24 spaces are required for the Phase I building and 27 spaces for the Phase II 
building, resulting in a minimum of three trees in each parking lot area. Sufficient trees are 
provided. No parking space is more than 100 feet from a tree trunk, as required.   

Stormwater Management Features: A note indicates that landscape beds are to be depressed 
below grade, as required pursuant to 14-16-5-6(C)(13), but curb notches and a curb notch detail 
need to be provided.   

Walls/Fences  
No walls or fences are proposed. Neighbors have expressed concern about possible trash from 
the subject site, so perhaps a wall or fence can be considered. Also, the proposed detention pond 
is depressed by about three feet and may benefit from screening.  

Lighting  
Light poles are proposed in the parking lot areas. Pursuant to IDO 14-16-5-8(E)(3)(a), pedestrian 
scale lighting (not to exceed 16 feet) is required to illuminate pedestrian walkways and bicycle 
paths. The light pole detail shows a 16 foot tall, aluminum light pole to be painted bronze, which 
complies.  

Elevations/Architecture 
All non-residential development is required to comply with the standards in 14-16-5-11(E). 
Elevations are included for the Phase I building, but not for the future, Phase II building, which 
appears to not have a user at this time.  

Pursuant to 14-16-5-11(E)(2), architectural features are required every 40 feet if the façade faces 
the street. Both buildings are located internal to the site, however. The proposed Phase I building 
is approximately 46 feet long. Horizontal measurements need to be indicated.   
 
The elevations labeled with cardinal directions for clarity. It appears that the NE elevation is the 
one with the drive-thru window and that the NW elevation is the one with the walk-up window. 
The walk-up window is covered by a canopy finished in stone veneer, which will be visible from 
the street.  

 
 The Phase I building is 24 feet tall and made of cement plaster and cement siding in a tan color, 
with the franchise dark blue on the tallest portion of the building. Stone veneer and grey metal 
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awnings provide accents.  

Signage 
Building-mounted signage is proposed on each façade of the Phase I building. The signage with 
the name is approximately 20 sf and the logo sign is approximately 12 sf. Colors and materials 
need to be specified on the elevations.  

 
Grading & Drainage Plan 

Water generally flows from west to east across the subject site, though it is relatively flat 
(elevations range from 5,025 feet to 5,020 feet). Curb notches for water harvesting need to be 
shown and match those shown on the landscaping plan.  
 
The subject site is not located in a flood plain, though two drainage facilities are relevant. A 
detention pond exists on the eastern side of the subject site. Three concrete run-downs are also 
on the eastern side. The tract adjacent north is owned by AMAFCA and contains another 
detention pond (the Octopus Pond). The existing AMAFCA drainage easement needs to be 
shown on the site plan. 

 
Utility Plan 

Both buildings will connect to the existing sewer line that runs along NM 528. The existing 
water lines run near the subject site’s western side and both buildings will connect to water there. 
The existing fire hydrant near the middle of the subject site’s western side will be relocated near 
the site’s SW corner.  

IV. AGENCY & NEIGHBORHOOD CONCERNS   
Reviewing Agencies 

Several agency comments were received. Transportation Development staff noted that a Traffic 
Impact Study (TIS) will be required when the Phase II restaurant comes through the process.  
 
Other comments were about shared access, sidewalks, and curbing. The Albuquerque- Bernalillo 
County Water Utility Authority (ABCWUA) commented that the availability statement is current 
and that, more significantly, private easements may be needed for the existing water and sewer 
lines.  
 
The Policy Department offered several CEPTED (Crime Prevention Through Environmental 
Design) comments, including ensuring adequate lighting, preserving clear sight lines, and 
controlling access. A clearer transition between private space and semi-public space would be 
beneficial.  
 
Bernalillo County Transportation Staff noted the lack of access to Calle Cuervo Rd. NW, which 
makes it harder for the residential uses nearby to access the subject site. The Albuquerque 
Metropolitan Area Flood Control Agency (AMAFCA) noted that coordination is needed 
regarding the abutting AMAFCA facility (the Octopus Pond) and that a license or agreement 
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may be required. The existing AMAFCA easement needs to be shown on the site plan. Agency 
comments begin on p. 34 of this report.  

Neighborhood/Public 
Notification requirements are found in Table 6-6-1 and are further explained in 14-16-6-4(K), 
Public Notice. The affected neighborhood organization is the Westside Coalition of 
Neighborhoods, which the applicant notified as required. The applicant also notified property 
owners within 100-feet of the subject site as required (see attachments). A pre-submittal 
neighborhood meeting was neither requested nor held.  

The large-lot subdivision west of the subject site and in the unincorporated County, which has 
existed since the 1960s, has residents who are members of the Skyview Neighborhood 
Association (NA). A couple of members saw the yellow sign and became aware of the request, 
although the yellow sign was not posted at the time of the site visit (May 7, 2021). After the case 
was deferred to the June hearing, the applicant ensured that the yellow signs were posted to meet 
the posting requirement of at least 15 days prior to the hearing date.  

Staff received a phone call from a NA representative, who expressed concern about traffic 
generated by the proposed project, that queuing could extend into the street, the potential for cut-
through traffic into the neighborhood, noise from outdoor speakers, and trash collecting in the 
Octopus pond detention area and possibly blowing into the neighborhood.  

Staff received written comments from four residents of the subdivision (see attachments), who 
echoed these concerns. One neighbor requests mitigation of noise and a wall to mitigate trash 
blowing into the neighborhood. The other mentions additional concerns regarding light pollution 
and impacts to wildlife, and provides a detailed explanation of how the traffic pattern would cut-
through the area. This neighbor would like the project to be deferred in order to meet with the 
applicant in a post-submittal facilitated meeting. They are not opposed to the development per se, 
but would like it to be respectful of the nearby environment.   

Staff received a letter from the President and Treasurer of the Skyview NA (see attachment). 
They point out that traffic is busy at all times of the day, and traffic is one of their major 
concerns- especially since the other coffee-drive thru locations have traffic and safety issue due 
to queuing. They are also concerned about impacts from lighting and speakers, and request 
mitigation of these and a wall to contain any trash generated. They would like more trees to help 
mitigate the development and are concerned about the future cell tower site at the northern end of 
the subject site.  

V.  CONCLUSION     
This request for a Major Amendment to a controlling site development plan, with design 
standards, would result in its replacement with the proposed site plan and IDO regulations. The 
subject site is zoned NR-BP (Non-Residential Business Park zone), which allows a wide variety 
of commercial uses permissively.  

The applicant proposes to develop a 950 sf coffee drive-thru (Phase I) and an approximately 
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3,350 sf drive-thru restaurant (Phase II) The Site-Plan-EPC criteria apply. A Traffic Impact 
Study (TIS) would be required when the Phase II restaurant comes through the process. 

Staff reviewed the proposed site plan using IDO requirements and does not find major conflicts. 
Instances of non-compliance and lack of clarity, as well as mitigation, can be addressed through 
implementation of conditions of approval. The request will also be reviewed by the Development 
Review Board (DRB) for infrastructure issues and for creation of the two lots through a minor 
subdivision action.  

The applicant notified the affected neighborhood organization, the Westside Coalition, and 
property owners within 100 feet of the subject site as required. The established subdivision to the 
northeast is in the County; residents are members of the Skyview NA. They are concerned about 
queuing, traffic, cut-through traffic, and impacts of trash, noise, light, on them and the nearby 
environment. They would like a facilitated meeting to learn more about the project and discuss 
mitigation possibilities.  

Staff recommends deferral of a month to allow the desired meeting to occur. Should the 
applicant disagree with the deferral idea and/or if the EPC decides not grant the deferral, Staff 
will provide alternative findings and conditions of approval.  
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FINDINGS –SI-2021-05301, June 17, 2021-Site Plan-EPC, Major Amendment 
 

1. The request is for a Major Amendment to an existing site development plan for an approximately 
2-acre site, legally described as Tract C-4-A, plat of Tracts C-3-A, C-3-B, C-3-C, and C-4-A, 
Seven Bar Ranch Addition and addressed as 3615 NM528 (the “subject site”).  

2. The subject site is located north of Ellison Dr. NW and east of Coors Bypass NW/Coors Blvd. 
NW, and across the street from the Cottonwood Employment Center, in an Area of Consistency. 
NM State Hwy 528/Alameda Rd., a Regional Principal Arterial and designated Commuter 
Corridor, abuts the subject site to the west.  

3. The applicant proposes to re-develop the subject site with two restaurants with drive-thru 
facilities. Phase I includes a 950 sf coffee drive-thru and Phase II includes a 3,350 sf restaurant 
with a drive-thru. The office building that occupied the subject site was recently demolished. 

4. The subject site is zoned NR-BP [Non-Residential Business Park Zone District, IDO 14-16-2-
5(B)]. Zoning prior to adoption of the Integrated Development Ordinance (IDO) was SU-1 for IP 
Uses (Special Use Zone for Industrial Park uses); the subject site was part of the larger Seven 
Bar Sector Development Plan area. Restaurant is a permissive use in the NR-BP zone district; 
applicable use-specific standards are found in IDO 14-16-4-3(D)(8). A drive-through or drive-up 
facility is an accessory use in NR-BP; applicable use-specific standards are found in IDO 14-16-
4-3(F)(4).  
 

5. The request exceeds the thresholds for a Minor Amendment and is being considered pursuant to 
IDO Section 14-16-6-4(Y)(1)(b)1, which states that Major Amendments shall be reviewed by the 
original decision-making body.  The EPC approved the controlling site development plan in 
2017, prior to effective date of the IDO. Pursuant to IDO Section 14-6-4(P)(2), the decision-
making body may impose conditions necessary to bring the application into compliance with 
IDO requirements.   

6. The request covers the same geographic boundaries as the controlling site development plan and 
would replace it with a new Site Plan-EPC. The request would subsequently go to the 
Development Review Board (DRB) for a minor subdivision action to create the two lots and to 
address infrastructure issues.  

7. 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.  

8. The request meets the Site Plan-EPC Review & Decision Criteria in IDO Section 14-16-6-
6(H)(3) as follows:  

A.  6-6(H)(3)(a)  The Site Plan is consistent with the ABC Comp Plan, as amended. 
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As demonstrated by the policy analysis, overall the request is generally consistent with 
applicable Comprehensive Plan Goals and policies despite some instances of conflict. 
Conditions of approval can be applied to address the inconsistencies to the greatest extent 
possible.  

B.  6-6(H)(3)(b) The Site Plan is consistent with any applicable terms and conditions in any 
previously approved NR-SU or PD zoning covering the property and any related 
development agreements and/or regulations.  

The subject site is not zoned NR-SU or PD. The controlling site plan (2017) contains 
design standards (special regulations). As part of the request the applicant is asking to be 
allowed to develop the subject site pursuant to the IDO and not according to the design 
standards- which would be vacated if the request is approved. 

C.  6-6(H)(3)(c) The Site Plan complies with all applicable provisions of this IDO, the DPM, 
other adopted City regulations, and any terms and conditions specifically applied to 
development of the property in a prior permit or approval affecting the property. 

 With implementation of conditions of approval, the site plan will comply with applicable 
provisions of the IDO. The request will need to be reviewed by the Development Review 
Board (DRB) to ensure compliance with applicable provisions of the Development 
Process Manual (DPM), particularly those pertaining to transportation and grading and 
drainage. 

 
D.  6-6(H)(3)(d) The City's existing infrastructure and public improvements, including but not 

limited to its street, trail, drainage, and sidewalk systems, have adequate capacity to serve the 
proposed development, and any burdens on those systems have been mitigated to the extent 
practicable. 

The request will be reviewed by the Development Review Board (DRB), which is 
charged with addressing infrastructure and ensuring that infrastructure such as streets, 
trails, sidewalks, and drainage systems have sufficient capacity to serve a proposed 
development.  

E.  6-6(H)(3)(e) The application mitigates any significant adverse impacts on the surrounding 
area to the maximum extent practicable. 

The future, proposed development will be required to comply with the decisions of two 
bodies- the EPC and the DRB. The EPCs’ conditions of approval will improve 
compliance with the IDO, which contains regulations to mitigate site plan impacts to 
surrounding areas. The DRB’s conditions will ensure infrastructure is adequately 
addressed so that a proposed development will not adversely impact the surrounding area.  

F.  6-6(J)(3)(f) If the subject property is within an approved Master Development Plan, the Site 
Plan meets any relevant standards in the Master Development Plan in addition to any 
standards applicable in the zone district the subject property is in. 

 Not applicable. The subject site is not a part of a Master Development Plan. 
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G. 6-6(J)(3)(g) If a cumulative impact If  a cumulative impact  analysis  is required in the 
Railroad and Spur  Area pursuant to Subsections 14-16-5-2(E) (Cumulative Impacts)  and 
14-16-6-4(H) (Cumulative Impacts  Analysis Requirements),the Site Plan incorporates  
mitigation for all identified cumulative impacts. The proposed development will  not  create  
material  adverse  impacts  on  water quality  or other land in the surrounding area  through 
increases in  traffic congestion, parking  congestion, noise,  vibration, light  spillover, or  
other nuisances without sufficient mitigation or  civic  or  environmental benefits that 
outweigh the expected impacts. 

Not applicable. The subject site is not in a designated Railroad and Spur Area.  
 

9. The request is generally consistent with the following, applicable Comprehensive Plan Goals and 
policies from Chapter 5- Land Use: 

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

 The subject site is in an Area of Consistency, where growth is intended to reinforce the 
character and intensity of the surrounding area. The area is developed with mostly 
commercial uses, but also has some office, multi-family, and a large-lot County subdivision 
nearby. The request would facilitate development generally compatible with the intensity of 
other development along the Commuter Corridor, which includes fast-food, restaurants and 
retail of various sizes (including big-box). However, the future development would be less 
intense then the uses to the west, which is consistent with the subject site’s location north of a 
small-scale office building and west of the large-lot subdivision. 

B. Policy 5.1.12-Commuter Corridors: Allow auto-oriented development along Commuter 
Corridors that are higher-speed and higher-traffic volume routes for people going across 
town, often as limited-access roadways. 

 Subpolicy c: Support traffic flow by limiting new curb cuts, encouraging shared access of 
driveways and business access roads, or providing access from perpendicular local roads. 

 The request would facilitate auto-oriented development along a designated commuter 
corridor- NM 528/Alameda Blvd., which is a high-volume traffic route for people going to 
and from Rio Rancho. Development of auto-oriented uses, such as the future restaurants with 
drive-thru facilities, is generally intended along such corridors. Access to the subject site is 
via two, existing driveways; new curb cuts are not proposed.  

C. 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 facilitate re-development of a site already served by existing infrastructure 
and public facilities, thereby maximizing the utility of both. Using infrastructure and land 
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this way generally supports the public good because it is more efficient than adding 
infrastructure and/or developing land on the urban fringe.  

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

 The subject site is located in an already-developed area that has existing infrastructure and 
public facilities and the request would support additional growth.  

E.  Policy 5.4.2- West Side Jobs:  Foster employment opportunities on the West Side. 

 The future development of two small, restaurant uses would help foster some employment 
opportunities on the Westside. 

10. The request is partially consistent with the following, applicable Comprehensive Plan policies 
from Chapter 5- Land Use: 

A.  Goal 5.4- Jobs-Housing Balance: Balance jobs and housing by encouraging residential 
growth near employment across the region and prioritizing job growth west of the Rio 
Grande. 

 The subject site is in a commercial area and across the street from a designated Employment 
Center. The future development of two small, restaurant uses would bring some service jobs 
to the Westside, in though it would not create balance by encouraging residential growth near 
employment that is already there. The request is partially consistent with Goal 5.4- Jobs-
Housing Balance. 

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

 The subject site is outside of the designated Employment Center to the west, but is along a 
designated Commuter Corridor (NM 528). Development in Areas of Consistency is intended 
to be compatible with surrounding uses in terms of scale, location, and character. 
Surrounding uses include a wide variety of sizes and scales of commercial retail, a small 
office building, a multi-family use, and a large-lot County subdivision. The request would be 
generally consistent with the character of the uses around it, although it would create a 
concentration of drive-thru uses in a relatively small area and could affect the established 
neighborhood. The request is partially consistent with Policy 5.6.3-Areas of Consistency. 

11. The request is partially consistent with the following, applicable Comprehensive Plan policies 
from Chapter 6- Transportation: 

A. Policy 6.2.3- Pedestrian & Bicycle Connectivity:  Provide direct pedestrian and bicycle access 
to and circulation within Centers, commercial properties, community facilities, and 
residential neighborhoods. 
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The subject site is a commercial property. Direct pedestrian and bicycle access is provided 
via connection to the established sidewalk, and pathways help facilitate non-vehicular 
circulation and safety. However, this is only available from the NM 528 side of the property. 
Bicycle and pedestrian access from the west is difficult due to lack of safe crossings of NM 
528/Alameda, and there is no connection to facilitate non-vehicular travel from the 
residential uses to the east. The request is partially consistent with Policy 6.2.3- Pedestrian & 
Bicycle Connectivity.  
 

B.  Policy 6.2.8 Auto Network:  Prioritize automobile travel on Commuter Corridors and balance 
it with other travel modes on other streets. 

The request would result in development of two drive-thru uses, which are auto-oriented by 
definition and would prioritize automobile travel along this designated Commuter Corridor. 
However, there would be no balancing of the request with other travel modes on other 
streets. The request is partially consistent with Policy 6.2.8- Auto Network.  
 

C.  Subpolicy a: Provide continuous, safe, and convenient vehicular circulation to achieve and 
maintain smooth traffic flow at steady, moderate speeds. 

The request would generally provide continuous and convenient vehicular circulation, though 
it is possible that traffic flow and speeds could be impacted by the introduction of two, new 
auto-oriented uses in an area that already has many. The request is partially consistent with 
Subpolicy a.   
 

D.  Subpolicy b: On Commuter Corridors and other auto-oriented arterials, provide convenient 
access to auto-oriented uses, minimize conflicts with pedestrians and cyclists, and provide 
safe and convenient pedestrian crossings.  

The request would provide convenient access to the future auto-oriented uses from the west, 
but not from the east. The proposed pathways and pedestrian crossings of contrasting 
material would be generally safe and convenient from the west, but not the east. The request 
is partially consistent with Subpolicy b.  

12. The request is partially consistent with the following, applicable Comprehensive Plan policies 
from Chapter 7- Urban Design:  

A.  Goal 7.3- Sense of Place: Reinforce sense of place through context-sensitive design of 
development and streetscapes.   

 The request is generally designed to be similar to the context to the west, which is a wide 
variety of chain commercial uses, but is different than the context to the south (Territorial 
style office building) and to the east (residential uses). The request is partially consistent with 
Goal 7.3- Sense of Place.  

B. Subpolicy 5.2.1h: Encourage infill development that adds complementary uses and is 
compatible in form and scale to the immediately surrounding development. 
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 The request would result in infill development that would add another drive-thru use to an 
area that already has many, so therefore it would not be complementary. The form and scale 
would be generally compatible with surrounding development. The request is partially 
consistent with Subpolicy h.  

13. The request is partially consistent with the following, applicable Comprehensive Plan policies 
from Chapter 8-  Economic Development:   

A. Policy 8.1.2- Resilient Economy: Encourage economic development efforts that improve 
quality of life for new and existing residents and foster a robust, resilient, and diverse 
economy. 

 In a limited way, the request would encourage economic development efforts and generally 
contribute to a more robust and diverse economy. A new service in the area could have a 
positive impact, but the resulting potential for increased traffic and noise in an already busy 
area could adversely affect existing residents. The request is partially consistent with Policy 
8.1.2- Resilient Economy.  

 
B. Subpolicy 8.1.2c: Prioritize local job creation, employer recruitment, and support for 

development projects that hire local residents. 

 The request would result in some job creation and would constitute general support for a 
development project that would hire local residents. Again, it would be on a limited scale due 
to the subject site’s small size. The request is partially consistent with Subpolicy c.  

 

14. The request is generally inconsistent with the following, applicable Comprehensive Plan Goals 
and policies:  

A.  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 provide additional restaurant options in the area, though their drive-thru 
nature would generally not facilitate creation of healthy and sustainable communities because 
such uses promote automobiles- not walking or bicycling. The area is characterized by 
various chain retail uses and is not distinct in that regard; however, the neighborhood to the 
east has existed since the 1960s and is distinct. The future uses would be conveniently 
accessible from NM 528, but not from the residential uses to the east due to the lack of 
vehicular and pedestrian access. The request is generally inconsistent with Policy 5.2.1-Land 
Uses.  

 
B. Subpolicy 5.2.1a: Encourage development and redevelopment that brings goods, services, and 

amenities within walking and biking distance of neighborhoods and promotes good access 
for all residents. 

 The request would result in redevelopment of the subject site. For the reasons above, the 
request is generally inconsistent with Subpolicy a.  
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C. Goal 6.2- Multi-Modal System: Encourage walking, biking, and transit, especially at peak-
hour commuting times, to enhance access and mobility for people of all ages and abilities. 

 The addition of more drive-thru uses, which are auto-oriented by nature, along a Commuter 
Corridor would generally discourage walking, biking, and transit usage. Though the on-site 
pedestrian connections are compliant and would hopefully facilitate walking to and within 
this destination, peak-hour commuting times already have high traffic volume that 
complicates the use of alternative transportation and generally complicates mobility. The 
request is inconsistent with Goal 6.2- Multi-Modal System.  

D. Goal 7.4- Context Sensitive Parking: Design parking facilities to match the development 
context and complement the surrounding built environment. 

 The parking facility (lot) is designed to provide three times the amount of required parking 
(24 spaces provided, 8 required) for a use that does not have sit-down service. The excess 
parking is shown in the location of a stand of mature trees, which would be removed. This 
generally does not match the development context to the east or to the south and is not 
context-sensitive to most of the area. The request is inconsistent with Goal 7.4-Context 
Sensitive Parking.  

 
E. Policy 7.4.1-Parking Strategies: Provide parking options, optimize parking efficiencies, and 

plan for parking as essential infrastructure and Subpolicy 7.4.1b: Encourage shared parking. 

 The subject site is approximately 2 acres, so isn’t really large enough to include planning 
parking as essential infrastructure or to provide various parking options. The request does not 
optimize parking efficiencies because Phase I is so over parked. Since two tracts would be 
created, with separate owners, they may or may not want to share parking and the lots are 
designed to be far from each other. The request is inconsistent with Policy 7.4.1 and 
Subpolicy b.  

F. Subpolicy 7.4.3b: Incorporate trees, vegetation, and pervious surfaces in parking areas to 
mitigate environmental impacts, minimize heat and glare, and improve aesthetics. 

 The request is inconsistent with Subpolicy b regarding off-street parking design because it 
would remove established trees and replace them with parking in excess of the requirement, 
and would use impervious surfacing. Additional trees in the proposed buffers would benefit 
the site.  

 

15. The registered neighborhood organization is the Westside Coalition of Neighborhoods, which the 
applicant notified as required. The applicant also notified property owners within 100-feet of the 
subject site’s boundaries as required. The Skyview Neighborhood Association, which is in 
unincorporated Bernalillo County, was not on the list from the Office of Neighborhood 
Coordination (ONC) and was not required to be notified. Yellow signs were posted as required 
more than 15 days prior to the June 17 hearing date.   
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16. Staff received a phone call and written comments from four residents of the subdivision 
northeast of the subject site. Neighbors are concerned about new traffic generated, queuing 
extending into the street, cumulative impacts, cut-through traffic into the neighborhood, noise 
from outdoor speakers, and trash collecting in the detention area and possibly blowing into the 
neighborhood. Neighbors would like the request to be deferred so they can have a post-submittal 
facilitated meeting, obtain details about the project, and discuss mitigation possibilities.  

RECOMMENDATION - SI-2021-005301, June 17, 2021 
DEFERRAL of Project #2021-005301, Case #SI-2021-00452, a Major Amendment to a 
controlling site development plan, for an approximately 2 acre site, located on NM 
528/Alameda, north of Ellison Dr. NW and east of Coors Bypass NW/Coors Blvd. NW (3615 
NM 528), zoned NR-BP, for a month to the July 15, 2021 EPC hearing based on the preceding 
Findings.  

 
 
 

      
 
         Catalina Lehner, AICP 
                Senior Planner 
 
 

Notice of Decision CC list:  
Tierra West LLC, rrb@tierrawestllc.com  
Westside Coalition of NAs, Harry Hendriksen, hlhen@comcast.com 
Westside Coalition of NAs, Rene Horvath,  aboard111@gmail.com   

 Kevin Morrow, kmorrow@cabq.gov 
 

  

mailto:rrb@tierrawestllc.com
mailto:hlhen@comcast.com
mailto:aboard111@gmail.com
mailto:kmorrow@cabq.gov
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CITY OF ALBUQUERQUE AGENCY COMMENTS 
PLANNING DEPARTMENT 

Zoning Enforcement 

Long Range Planning 
 

CITY ENGINEER 
 Transportation Development Services 

• A combination of the two restaurants shall require a Traffic Impact Study.   Any infrastructure 
that would be required as part of the study shall be placed onto an infrastructure list. 

• A shared access agreement shall be established between the lots. 
• 6-foot public sidewalk on Alameda Boulevard is required along the frontage of the property. 
• Provide all sidewalk widths on plan.  A 6-foot ADA pathway shall be established from the main 

building to the right-of-way and from the handicapped spots to the main building. 
• Use keyed notes to call out all curb ramps on the plans.  Provide curb, curb ramp, and sidewalk 

details.   The sidewalk detail shall indicate a 2% maximum cross-slope. 
• Call out curb on the plan, and call out all curb radii.  A minimum 6” to 8” high curb is required 

for separation between parking and sidewalk or landscaped islands. 
• The bike rack for the Dutch Brothers shall not obstruct the ADA pathway.  Provide dimensioning 

for the bicycle spaces and adjacent pathway to make sure this will work.  
• Label “No Parking” at the back of the van accessible aisles, and dimension all van accessible 

aisles on the site plan. 
 
 Hydrology Development 

 
New Mexico Department of Transportation (NMDOT) 
NMDOT does not have any comments at this time.   

DEPARTMENT OF MUNICIPAL DEVELOPMENT (DMD)  
 Transportation Planning 

No Comments 
 
Traffic Engineering Operations (Department of Municipal Development) 

 
Street Maintenance (Department of Municipal Development) 
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ABC WATER UTILITY AUTHORITY (ABCWUA) 
1. Availability Statement #200927 exists for this property. It is dated 10/21/2020 and is valid 

for one year from issuance. 
a. The availability statement indicated a coffee shop as well as a future building. The 

DRB submittal indicated a coffee shop, as well as a cell tower and future commercial 
development. The submitted plat shows the coffee shop on proposed Tract 1 and the 
proposed cell tower and future commercial development proposed Tract 2. 

b. The request for availability statement indicated the required fire flow was 1,500 gpm 
and it is assumed this is for the coffee shop. Development on proposed Tract 2 will 
require its own availability statement. 

2. A utility plan has been submitted by the agent for preliminary review and comment.  
a. The availability statement suggests utilizing the existing sanitary sewer service. The 

adjacent sewer main is an 18” Abestos Concrete and is generally unsuitable for 
routine direct connection. Each proposed lot shall have separate private sanitary 
sewer services.  

b. Indicate if the existing water services are to be used. Per the availability statement, 
any unused water services and/or fire lines shall be removed. An infrastructure list 
will be required to include the removal of these unused water services and/or fire 
lines. 

c. It appears private easements may be needed to service the Dutch Brothers parcel from the 
existing water and sewer main. Please field verify the location of existing private water 
and/or private sanitary sewer services to determine if private service easements are 
needed to preserve the existing service(s) for the newly created lots. The width of the 
private service easement shall be determined by the engineer or surveyor. 
 

 ENVIRONMENTAL HEALTH DEPARTMENT 

Air Quality Division 

Environmental Services Division 

PARKS AND RECREATION 
 Planning and Design- Reviewed, no comments.  
 

Open Space Division 
 
City Forester 

POLICE DEPARTMENT/Planning 
Regarding the above referenced EPC case, I respectfully submit the following comments: 

• Ensure adequate lighting throughout the project. 
• Ensure natural surveillance and clear lines of sight throughout the project.  Natural surveillance 

requires a space free from natural and physical barrier.  Establish a clear line of sight from the 
building(s) to the street and parking lot(s) and the street and parking lot(s) to the building(s). 
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• Ensure that landscaping is installed so as not to obstruct windows, doors, entryways, or 
lighting. 

• Limit and clearly delineate access to the property; i.e. Deliveries, Employee Parking, Customer 
Parking. 

• Provide signage that clearly directs customers to the appropriate entrance(s). 
• Ensure controlled access to the building through use of adequate door and lock systems. 
• Control access between customer areas and employee only areas. 
• Consider video surveillance systems to monitor building entrances, including entrance and exit 

points, parking lots, and any sensitive areas such as cash handling and/or storage areas. 
• Ensure that addresses are posted and clearly visible. 
• Create a clear transition from public to semi-public to semi-private to private space throughout 

the project. 
• Install No Trespassing signs that cite the City Ordinance so that they are visible immediately 

upon entering the property. 
 
If you have any questions regarding these CPTED recommendations, please call me at 768-2006.  I am 
also available to do an on-site security survey after the project is complete. 
 

SOLID WASTE MANAGEMENT DEPARTMENT 
No comments at this time.  

 
FIRE DEPARTMENT/Planning 
 
TRANSIT DEPARTMENT 

The subject site is proximate to the Alameda Commuter Corridor. Not on a route. ABQ RIDE 
service in the Cottonwood area basically ends at Alameda and Ellison. The best access to transit is 
represented by the Northwest Transit Center at Coors Bypass and Ellison Road, approximately 3300 
feet west-southwest from the site requiring a crossing of Alameda without benefit of a pedestrian 
crossing.  Land uses are not conducive to transit service. No Comment.  
  

COMMENTS FROM OTHER AGENCIES 
BERNALILLO COUNTY 

No adverse comment to major amendment to site plan. BCPWD suggests providing onsite pedestrian 
access to the neighborhoods that connect to Calle Cuervo NW. 
 
For information purposes: Although the project is very close to Bernalillo County road, Cielo Vista 
del Norte, the project site plan does not show vehicular access to Calle Cuervo NW. 
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ALBUQUERQUE METROPOLITAN ARROYO FLOOD CONTROL AUTHORITY 
Storm water drainage connection to the AMAFCA Facility (Octopus Pond) will require coordination 
with AMAFCA. A License Agreement or Turnkey Agreement may be required. 
The existing AMAFCA drainage easement needs to be shown on the site plan. Any improvements 
within that Easement will require coordination with AMAFCA and License Agreement. 

 
ALBUQUERQUE PUBLIC SCHOOLS 

No adverse impacts.  
 

MID-REGION METROPOLITAN PLANNING ORGANIZATION (MRMPO) 
MRMPO has no adverse comments. For informational purposes: 

• NM HWY 528 is functionally classified as an Existing Principal Arterial in the project area. 
• A proposed bicycle lane is identified in the Long Range Bikeway System on NM HWY 528 

in the project area. 
• NM HWY 528 is an Intelligent Transportation System (ITS) Corridor. Please consult the 

reviewing agency's Traffic Engineering and/or ITS Department with any questions regarding 
ITS infrastructure. 

 
MIDDLE RIO GRANDE CONSERVANCY DISTRICT 
 
PUBLIC SERVICE COMPANY OF NEW MEXICO 

There are existing, underground PNM facilities within the site along the northwest side.   Any 
relocation or alteration of existing PNM facilities is at the property owner’s expense. 
 
The applicant should contact PNM’s New Service Delivery Department as soon as possible to 
coordinate electric service regarding this proposed project. Submit a service application at 
www.pnm.com/erequest for PNM to review. 

http://www.pnm.com/erequest


CITY OF ALBUQUERQUE                                                  ENVIRONMENTAL PLANNING COMMISSION 
PLANNING DEPARTMENT                                           Project #: PR-2021-005301, Case #: RZ-2021-00452 
CURRENT PLANNING SECTION                                                               Hearing Date: June 17, 2021 
    Pictures Taken: May 7 and June 4, 2021 

Page 1 of 3 

 

  

 

 

Figure 1: Looking north at the Phase 
I area while standing on the subject 
site. 

Figure 2: Looking south, at an office 
building, while standing on the Phase 
II part of the subject site. 
 
 

Figure 3: Looking east while standing 
on the subject site towards Calle 
Cuervo Rd. and the apartments.  
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Figure 4: Looking west at NM 
528/ Alameda Rd. while standing 
on the subject site. 
 

Figure 5: Looking NW where the 
Phase I area entrance would be, 
while standing on the subject site. 
 
 

Figure 6: Looking north at the detention 
pond, while standing on the tip of the 
subject site. 
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PLANNING DEPARTMENT 
URBAN DESIGN & DEVELOPMENT DIVISION 
600 2nd Street NW, 3rd Floor, Albuquerque, NM  87102 
P.O. Box 1293, Albuquerque, NM  87103 
Office (505) 924-3860     Fax (505) 924-3339 

 
 

OFFICIAL NOTIFICATION OF DECISION 
 

      May 21, 2021 

Western Hills Investments LLC 
PO Box 45688 
Rio Rancho, NM 87114 

Project #2021-005301 
SI-2021-00452—Major Amendment Site Plan-EPC  

 
 LEGAL DESCRIPTION:  

Tierra West, agent for Western Hills Investments LLC, 
requests the above action for Tract C-4-A, plat of Tracts C-3-
A, C-3-B, C-3-C, and C-4-A, Seven Bar Ranch Addition, 
zoned NR-BP, located north of Ellison Dr. NW and east of 
Coors Bypass NW/Coors Blvd. NW, at 3615 NM 528 NW, 
approximately 2.0  acres (A-14) 
Staff Planner: Catalina Lehner  

 
On May 20, 2021, the Environmental Planning Commission (EPC) voted to DEFER Project # 2021-
005301/SI-2021-00452, a Major Amendment to a Site Plan-EPC, for one month to the June 17, 2021 
public hearing. Pursuant to IDO 14-16-6-4(N)(5)(a), written findings in support of a deferral decision 
are not required.  

  
APPEAL:  If you wish to appeal this decision, you must do so within 15 days of the EPC’s decision 
or by June 4, 2021.  The date of the EPC’s decision is not included in the 15-day period for filing 
an appeal, and if the 15th day falls on a Saturday, Sunday or Holiday, the next working day is 
considered as the deadline for filing the appeal.     

For more information regarding the appeal process, please refer to Section 14-16-6-4(V) of the IDO, 
Administration and Enforcement. A Non-Refundable filing fee will be calculated at the Land 
Development Coordination Counter and is required at the time the appeal is filed.  It is not possible 
to appeal EPC Recommendations to City Council; rather, a formal protest of the EPC’s 
Recommendation can be filed within the 15 day period following the EPC’s recommendation.  

You will receive notification if any person files an appeal.  If there is no appeal, you can receive 
Building Permits at any time after the appeal deadline quoted above, provided all conditions 
imposed at the time of approval have been met.  Successful applicants are reminded that other 
regulations of the City Zoning Code must be complied with, even after approval of the referenced 
application(s). 

 



OFFICIAL NOTICE OF DECISION 
Project #2021-005301 
May 21, 2021 
Page 2 of 2 

 
 Sincerely, 

 
 
 

  for   Brennon Williams 
               Planning Director 

 
BW/CL 

             
cc:  Tierra West LLC, rrb@tierrawestllc.com  

 Westside Coalition of NAs, Harry Hendriksen, hlhen@comcast.com 
 Westside Coalition of NAs, Rene Horvath,  aboard111@gmail.com   

  Legal, kmorrow@cabq.gov  
  EPC file 

 

mailto:rrb@tierrawestllc.com
mailto:hlhen@comcast.com
mailto:aboard111@gmail.com
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CITY OF ALBUW_JERWJE 
PLANNING DEPARTMENT 

EVELOPMENT DIVISION 
600 2nd Street NW, 3rd Floor, 87102 
P.O. Box 1293, Albuquerque, NM 87103 
Office (505) 924-3860 Fax (505) 924-3339 

OFFICIAL NOTIFICATION OF DECISION 

March 10, 2017 

66 Architect LLC 
Attn: Clint Wilsey 
2041 S. Plaza St. NW 
Albuquerque, NM 87104 

Project #1010999 

I 6EPC-40079 Site Development Plan for Building Permit 

LEGAL DESCRIPTION: 

The above action for Lot C-4-A, Seven Bar Ranch, zoned SU-1 for 
IP Uses, located on Highway 528, between Ellison Dr. NW and 
Cottonwood Dr. NW, containing approximately 2 acres. (A-I4) 
Staff Planner: Maggie Gould 

On March 9, 2017 the Environmental Planning Commission (EPC) voted to APPROVE Project 1010999/ 
PO Box 12* EPC-40079, a Site Development Plan for Building Permit, based on the following findings: 

FINDINGS: 

Albuquerque 

NM 87103 

www.cabq.gov  

I. This is a request for a Site Development Plan for Building Permit for Tract C-4-A -1, Seven 
Bar Ranch located on NM Highway 528, between Ellison Dr. NW and Calle Cuervo Rd. NW 
and containing approximately 1.2 acres. 

2. 
The applicant is proposing to demolish the existing 20,000 square foot vacant building on the 
subject site and build a 3,898 square foot restaurant with drive up service window. 

3. 
The subject site is zoned SU-1 for IP Uses. The proposed use is permissive under the existing 
zoning designation for the subject site. 

4. 
Staff was unable to locate any historical site development plan information for the existing 
20,000 square foot, two-story vacant building within the Planning Department archives. 

5. 
The Albuquerque/Bemalillo County Comprehensive Plan, West Side Strategic Plan, Seven 
Bar Ranch Sector Development Plan and the City of Albuquerque Zoning Code are 
incorporated herein by reference and made part of the record for all purposes. 

6. 
The subject site is located within the Seven Bar Ranch Neighborhood Center and Seven Bar 
Regional Center as designated by the West Side Strategic Plan. 

Albuquerque - Making Maori, ('06-'006 
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7. The Seven Bar Ranch Neighborhood Center is intended to contain most retail needs of the 
residents of the eastern portion of the Seven Bar Community. 

8. The Seven Bar Regional Center is intended to serve as a major employment center, and 
contain a significant amount of commercial services, professional services and employment. 
Anticipated Seven Bar Regional Center regional uses include: Regional retail, services, 
higher density housing, and public / institutional. 

9. The request furthers the Established Urban Area goal of the Comprehensive Plan: 

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

The request furthers the Established Urban Area goal because it will contribute to the ongoing 
construction of a quality environment that perpetuates the tradition of identifiable 
communities within the metropolitan area by offering a variety of additional commercial 
service and retail uses that respond to the needs of residents within the Seven Bar Ranch 
community. This Established Urban Area goal is also re-stated within the Planning Policies 
and Goals section on page 4 of the Seven Bar Ranch Sector Development Plan. 

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

The requested action generally furthers Policy II.B.5.d. because the site is located adjacent to 
similarly zoned lots developed with similar uses . The site is not directly adjacent to 
residential development and the site design does not direct traffic into those areas. The 
proposed use will increase traffic to the area, but is allowed under the existing zoning. 

C. Policy 11.13.5.e.: New growth shall be accommodated through development in areas where 

vacant land is contiguous to existing or programmed urban facilities and services and where 
the integrity of existing neighborhoods can be ensured. 

The request furthers Policy II.B.5.e. because the subject site is contiguous to existing urban 
facilities and services. The integrity of existing neighborhoods will be ensured because the 
subject site is not directly adjacent to residential development and proposed Site Development 
Plan for Building Permit is required to adhere to the EPC approved design standards 
contained within Place Site Development Plan for Subdivision. 
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D. Policy II.B.5.i.:  Employment and service uses shall be located to complement residential 
areas and shall be sited to minimize adverse effects of noise, lighting, pollution, and traffic on 
residential environments. 

The request furthers Policy II.B.5.i. because the applicant is proposing a new commercial use 
for the subject site. The subject site is located adjacent to other commercial /industrial zoned 
lots which are configured to complement nearby residential areas. The site is not directly 
adjacent to residential development, but is close enough to provide opportunities for 
employment and service. 

10. The request furthers the following West Side Strategic Plan policies: 

A. Policy 3.1: The Cottonwood Mall area shall be designated as the West Side's Regional 
Center. The boundaries of the Regional Center are shown on page 33. Development 
appropriate to a Regional Center, including the largest commercial and highest density 
development of anywhere on the West Side, shall occur in this location. 

B. Policy 3.3: Development of the Regional Center shall be inclusive of mixed-uses, and multi- 
modal transportation systems. Connections to transit systems and bicycle/pedestrian linkages 
must be provided with all new development. The City will continue discussion regarding 
location of a transit center within the Regional Center. 

The request furthers WSSP Policies 3.1 and 3.3 because the proposed commercial service and 
retail uses are appropriate to a Regional and Neighborhood Center as defined by the WSSP. 
The proposed uses are also intended to serve the retail needs of the residents of the eastern 
portion of the Seven Bar Community. The subject site is also located near a transit route (Bus 
Route 98 — Wyoming Commuter). 

11. The request furthers the following Seven Bar Ranch Sector Development plan sections and 
goals: 

A. Location and Setting: "The Sector Plan [Seven Bar Ranch SDP] is the northwestern hub of 
the transportation network mesa and should consequently serve as an area of relatively intense 
land use providing services to the less intense development areas which surround it". 

B. Goal A2: "The goal is to create a quality urban environment which perpetuates the tradition 
of identifiable, individual but integrated communities within the metropolitan area and which 
offers variety and maximum choice in housing, transportation, work areas, and life styles, 
while creating a visually pleasing built environment." 

The request furthers the intent of the SBRSDP by proposing commercial service and retail 
uses that are appropriate to the sector development plan area that will serve the lower intensity 
residentially developed parcels surrounding the subject site. The request also furthers 
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SBRSDP Goal A2 by seeking to implement the Established Urban Area goal of contributing 
to the ongoing construction of a quality environment that perpetuates the tradition of 
identifiable communities within the metropolitan area by offering a variety of additional 
commercial service and retail uses that respond to the needs of residents within the Seven Bar 
Ranch community. 

12. 
The Westside Coalition of Neighborhood Associations as well as property owners within 100 
feet of the subject site were all notified of this request as required. 

13. 
Planning Staff received a phone call regarding the requested action from a neighboring 

property owner. The owner was not opposed to the project, but was opposed to granting any 
kind of shared access easement to the site. A facilitated meeting was not recommended or 
held, and there is no known opposition to this request. 

14. 
The applicant is encouraged to dedicate parking spaces for drive up customers waiting for 
orders to ensure that the queueing of the drive thru does not impede site access. 

CONDITIONS:  

I. The EPC delegates final sign-off authority of this site development plan to the Development 

Review Board (DRB). The DRB is responsible for ensuring that all EPC Conditions have beer 
satisfied and that other applicable City requirements have been met. A letter shall accompany 
the submittal, specifying all modifications that have been made to the site plan since the EPC 
hearing, including how the site plan has been modified to meet each of the EPC conditions, 

 
Unauthorized changes to this site plan, including before or after DRB final sign-off, may result 
in forfeiture of approvals. 

2. 
Prior to application submittal to the DRB, the applicant shall meet with the staff planner tc 

ensure that all conditions of approval are met. 

3. 
The applicant will demonstrate that the existing trees along Alameda Boulevard meet the 

street tree ordinance or will add trees to meet these requirements. The required trees may be 

clustered or spaced to protect the existing trees. The landscape plan will show existing trees. 

4. City Engineer Conditions of Approval: 

1. Developer is responsible for permanent improvements to the transportation facilities 
 

adjacent to the proposed development site plan, as required by the Development Revies 
Board (DRB). 
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2. Site plan shall comply and be in accordance with all applicable City of Albuquerque 
requirements, including the Development Process Manual and current ADA criteria. 

The following comments need to be addressed prior to DRB: 

I. The ADA accessible parking sign must have the required language per 66-7-352.4C 
NMSA 1978 "Violators Are Subject to a Fine and/or Towing." Please call out detail 
and location of HC signs. 

2. The ADA access aisles shall have the words "NO PARKING" in capital letters, 
each of which shall be at least one foot high and at least two inches wide, placed at the 
rear of the parking space so as to be close to where an adjacent vehicle's rear tire 
would be placed. (66-1-4.1.B NMSA 1978) 

3. Per DPM, a 6 ft. wide ADA accessible pedestrian pathway is required from the HC 
parking stall access aisles to the building entrances. Please clearly show this pathway 
and provide details. 

4. The handicap accessible spaces must include an access aisle. Van accessible aisles 
should be 8ft wide; all others should be 5ft wide. 

5. Label the compact parking spaces by placing the words "COMPACT" on the 
pavement of each space. 

6. Identify all existing access easements, driveway widths and radii. Some dimensions 
are missing. 

7. ADA truncated domes (detectable warning surfaces) should be adjacent to vehicular 
pathways at the end of ADA access ramps. 

5. Public Service Company of New Mexico Conditions of Approval: 

1. It is the applicant's obligation to determine if existing utility easements or rights-of- 
way are located on or adjacent to the property and to abide by any conditions or terms 
of those easements. 

2. 
Ground-mounted equipment screening will be designed to allow for access to utility 

facilities. All screening and vegetation surrounding ground-mounted transformers and 
utility pads are to allow 10 feet of clearance in front of the equipment door and 5-6 
feet of clearance on the remaining three sides for safe operation, maintenance and 
repair purposes. Refer to the PNM Electric Service Guide at www.pnm.com 

 for specifications. 
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6. Site plan shall comply and be in accordance with all applicable City of Albuquerque 
requirements, including the Development Process Manual and current ADA criteria. 

7. The Site Development Plan shall comply with the General Regulations of the Zoning Code, 
the Subdivision Ordinance, and all other applicable design regulations, except as specifically 
approved by the EPC. 

8. Prior to final DRB sign off for Site Development plan for Building Permit all easements 
and maintenance agreements will be addressed. 

9. Keyed Note 10 will be removed unless a shared access easement is recorded prior to DRB 
sign off. 

APPEAL: If you wish to appeal this decision, you must do so within 15 days of the EPC's decision or by 
MARCH 24, 2017. The date of the EPC's decision is not included in the 15-day period for filing an 
appeal, and if the 15 1̀' day falls on a Saturday, Sunday or Holiday, the next working day is considered as 
the deadline for filing the appeal. 

For more information regarding the appeal process, please refer to Section 14-16-4-4 of the Zoning Code. 
A Non-Refundable filing fee will be calculated at the Land Development Coordination Counter and is 
required at the time the appeal is filed. It is not possible to appeal EPC Recommendations to City 
Council; rather, a formal protest of the EPC's Recommendation can be filed within the 15 day period 
following the EPC's recommendation. 

You will receive notification if any person files an appeal. If there is no appeal, you can receive Building 
Permits at any time after the appeal deadline quoted above, provided all conditions imposed at the time 
of approval have been met. Successful applicants are reminded that other regulations of the City Zoning 
Code must be complied with, even after approval of the referenced application(s). 

SITE DEVELOPMENT PLANS: Pursuant to Zoning Code Section 14-16-3-11(C)(1), if less than one-
half of the approved square footage of a site development plan has been built or less than one-half of the 
site has been developed, the plan for the undeveloped areas shall terminate automatically seven year; 
after adoption or major amendment of the plan: within six months prior to the seven-year deadline, thc 
property owners shall request in writing through the Planning Director that the Planning Commission 
extend the plan's life an additional five years. Additional design details will be required as a projec 
proceeds through the Development Review Board and through the plan check of Building Permi 
submittals for construction. Planning staff may consider minor, reasonable changes that are consisten 
with an approved Site Development Plan so long as they can be shown to be in conformance with the 
original, approved intent. 
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incerely, 

yeic S • anne Lubar 
Planning Director 

SL/MG 

cc: 66 Architect LLC, Attn: Clint Wilsey, 2041 S. Plaza St. NW, ABQ, NM 87104 
Westside Coalition of NAs, Harry Hendriksen, 10592 Rio Del Sole Ct. NW, ABQ, New Mexico 87114 
Westside Coalition of NAs, Rene Horvath, 5515 Palomino Dr. NW, ABQ, New Mexico 87120 



CITY OF ALBUOUERQUE 

PLANNING DEPARTMENT 
	URBAN-HEST€N  
600 2nd Street NW, 3rd Floor, 87102 
P.O. Box 1293, Albuquerque, NM 87103 
Office (505) 924-3860 Fax (505) 924-3339 

OFFICIAL NOTIFICATION OF DECISION 

October 14, 2016 

66 Architect, LLC 	 Project# 1010999 
Clint Wilsey 	 16EPC-40050 Site Development Plan for Subdivision 
2041 S. Plaza St. NW 
ABQ, NM 87104 

PO Box 1293 

LEGAL DESCRIPTION: 
The above action for all or a portion of Tract C-4-A, Plat 
of Tracts C3A, C3B, C3C and C4A, Seven Bar Ranch, 
zoned SU-1 for IP Uses, located on NM Highway 528, 
between Ellison Dr. NW, and Cabezon Rd. NW, 
containing approximately 2 acres. 
(A-14) Staff Planner: Vicente Quevedo 

On October 13, 2016 the Environmental Planning Commission (EPC) voted to APPROVE Project 
#1010999/16EPC-40050, a Site Development Plan for Subdivision, based on the following findings and 

mbuquerquisubject to the following conditions: 

FINDINGS: 

NM 87103 
1. This is a request for a Site Development Plan for Subdivision for Tract C-4-A, Plat of Tracts C3A, 

C3B, C3C and C4A, Seven Bar Ranch located on NM Highway 528, between Ellison Dr. NW and 

www.cabq.gov 
 Calle Cuervo Rd. NW and containing approximately 2 acres. 

2. The applicant is proposing to demolish the existing 20,000 square foot vacant building on the subject 
site, subdivide the property into two lots and redevelop the subject site for retail and restaurant uses. 

3. The subject site is zoned SU-1 for IP Uses. The applicant states that future tenants on the subject site 
will include recognizable national and local chain restaurant and retail businesses. The proposed uses 
are permissive under the existing zoning designation for the subject site. 

4. Staff was unable to locate any historical site development plan information for the existing 20,000 
square foot, two-story vacant building within the Planning Department archives. 

Albuquerque - Making History 1706-2006 
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5. The Albuquerque/Bemalillo County Comprehensive Plan, West Side Strategic Plan, Seven Bar 
Ranch Sector Development Plan and the City of Albuquerque Zoning Code are incorporated herein 
by reference and made part of the record for all purposes. 

6. The subject site is located within the Seven Bar Ranch Neighborhood Center and Seven Bar Regional 
Center as designated by the West Side Strategic Plan. 

7. The Seven Bar Ranch Neighborhood Center is intended to contain most retail needs of the residents 
of the eastern portion of the Seven Bar Community. 

8. The Seven Bar Regional Center is intended to serve as a major employment center, and contain a 
significant amount of commercial services, professional services and employment. Anticipated 
Seven Bar Regional Center regional uses include: Regional retail, services, higher density housing, 
and public / institutional. 

9. The request furthers the Established Urban Area goal of the Comprehensive Plan: 

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

The request furthers the Established Urban Area goal because it will contribute to the ongoing 
construction of a quality environment that perpetuates the tradition of identifiable communities 
within the metropolitan area by offering a variety of additional commercial service and retail use; 
that respond to the needs of residents within the Seven Bar Ranch community. This Established 
Urban Area goal is also re-stated within the Planning Policies and Goals section on page 4 of the 
Seven Bar Ranch Sector Development Plan. 

10. The request furthers the following West Side Strategic Plan policies: 

A. Policy 3.1: The Cottonwood Mall area shall be designated as the West Side's Regional Center. 
The boundaries of the Regional Center are shown on page 33. Development appropriate to a 
Regional Center, including the largest commercial and highest density development of anywhere 
on the West Side, shall occur in this location. 

B. Policy 3.3: Development of the Regional Center shall be inclusive of mixed-uses, and multi-
modal transportation systems. Connections to transit systems and bicycle/pedestrian linkages 
must be provided with all new development. The City will continue discussion regarding locatio 
of a transit center within the Regional Center. 

The request furthers WSSP Policies 3.1 and 3.3 because the proposed commercial service and 
retail uses are appropriate to a Regional and Neighborhood Center as defined by the WSSP. The 
proposed uses are also intended to serve the retail needs of the residents of the eastern portion of 
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the Seven Bar Community. The subject site is also located near a transit route (Bus Route 98 —
Wyoming Commuter). 

11. The request furthers the following Seven Bar Ranch Sector Development plan sections and goals: 

A. Location and Setting: "The Sector Plan [Seven Bar Ranch SDP] is the northwestern huh of the 
transportation network mesa and should consequently serve as an area of relatively intense land 
use providing services to the less intense development areas which surround it". 

B. Goal A2: "The goal is to create a quality urban environment which perpetuates the tradition of 
identifiable, individual but integrated communities within the metropolitan area and which o eters 
variety and maximum choice in housing, transportation, work areas, and life styles, while creating 
a visually pleasing built environment." 

The request furthers the intent of the SBRSDP by proposing commercial service and retail uses 
that are appropriate to the sector development plan area that will serve the lower intensity 
residentially developed parcels surrounding the subject site. The request also furthers SBRSDP 
Goal A2 by seeking to implement the Established Urban Area goal of contributing to the ongoing 
construction of a quality environment that perpetuates the tradition of identifiable communities 
within the metropolitan area by offering a variety of additional commercial service and retail uses 
that respond to the needs of residents within the Seven Bar Ranch community. 

12. The applicant has included design standards as part of the Site Development Plan for Subdivision 
plan set. 

13. The applicant is requesting delegation of future Site Development Plans for Building Permit to the 
Development Review Board (DRB) for final sign-off. 

14. The EPC has complete discretion over whether DRB delegation will be approved. 

15. Design standards must be clear and provide sufficient direction with regard to the design and pad site 
layout for future requests for Site Development Plans for Building Permit. 

16. The proposed design guidelines do not warrant delegation to DRB as they do not provide sufficient 
design and pad site layout for future requests for Site Development Plans for Building Permit. 

17. The Westside Coalition of Neighborhood Associations as well as property owners within 100 feet of 
the subject site were all notified of this request as required. 

18. Planning Staff has not received any correspondence or phone calls regarding the requested action. A 
facilitated meeting was not recommended or held, and there is no known opposition to this request. 
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19. The Planning Department received agency comments from the New Mexico Department of 
Transportation (NMDOT) stating that the section of NM HWY 528 adjacent to the subject site 
became part of the City of Albuquerque's roadway network in 2011. NM DOT also stated that their 
office does not have any permit paperwork regarding the existing shared driveways on the subject 
site. 

CONDITIONS: 

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

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

3. All future Site Development Plans for Building Permit will be subject to approval by the EPC. 

4. The zoning designation listed in the Site Data Section on Sheet A-I currently reads "SU-1 / IP", and 
shall be amended to read "SU-1 for IP Uses". 

5. The Design Guidelines on Sheet A-2 shall be amended according to the following: 
a. All citations / referenced sections of the Zoning Code contained within the Design Standards 

must include the title / descriptor of that Zoning Code section. 
b. Section V.h. (Walls, Fences & Screening) currently reads "The used of razor ribbon, razor wire, 

barbed wire, chain link fencing.....", and shall be amended to read "The use of razor ribbon, raze 
wire, barbed wire, chain link fencing.....". 

c. Section IX.a. (Signage) currently reads "Signage shall comply with Section 12-16-3-5 	", an( 
shall be amended to read "All signage on the subject site must comply with Sections 14-16-3-5 
(General Sign Regulations) and 14-16-2-19(A)(25) (Industrial Park Zone). Per these 
requirements, one free-standing sign is permitted for each street frontage, or joint sign premises, 
which has at least 200 feet of street frontage. This would allow a single, 26' foot high, 100 
square foot sign on the subject site along NM Highway 528. A maximum of twenty percent of 
building facades facing NM Highway 528 may be used as building mounted signage area." 
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6. City Engineer Conditions of Approval:  

a. Developer is responsible for permanent improvements to the transportation facilities adjacent to 
the proposed development site plan, as required by the Development Review Board (DRB). 

7. Public Service Company ofNew Mexico Conditions of Approval:  

1. It is the applicant's obligation to determine if existing utility easements or rights-of-way are 
located on or adjacent to the property and to abide by any conditions or terms of those easements. 

2. It is necessary for the developer to contact PNM's New Service Delivery Department to coordinate 
electric service regarding this project. Contact: 

Mike Moyer 
PNM Service Center 
4201 Edith Boulevard NE 
Albuquerque, NM 87107 
Phone: (505) 241-3697 

3. Ground-mounted equipment screening will be designed to allow for access to utility facilities. All 
screening and vegetation surrounding ground-mounted transformers and utility pads are to allow 10 
feet of clearance in front of the equipment door and 5-6 feet of clearance on the remaining three sides 
for safe operation, maintenance and repair purposes. Refer to the PNM Electric Service Guide at 
www.pnm.com  for specifications. 

8. Site plan shall comply and be in accordance with all applicable City of Albuquerque requirements, 
including the Development Process Manual and current ADA criteria. 

9. The subdivision of the site shall comply with the purpose, intent, and regulations of the Subdivision 
Ordinance (14-14-1-3)." 

10. The Site Development Plan shall comply with the General Regulations of the Zoning Code, the 
Subdivision Ordinance, and all other applicable design regulations, except as specifically approved 
by the EPC. 

11. A cross-access and parking agreement shall be recorded prior to the recording of the plat. 

APPEAL: If you wish to appeal this decision, you must do so within 15 days of the EPC's decision or by 
October 28, 2016. The date of the EPC's decision is not included in the 15-day period for filing an 
appeal, and if the 15th  day falls on a Saturday, Sunday or Holiday, the next working day is considered as 
the deadline for filing the appeal. 
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For more information regarding the appeal process, please refer to Section 14-16-4-4 of the Zoninu 
Code. A Non-Refundable filing fee will be calculated at the Land Development Coordination Cimino: 
and is required at the time the appeal is filed. It is not possible to appeal EPC Recommendations to 

Cif 
Council; rather, a formal protest of the EPC's Recommendation can be filed within the 15 day periot 
tbllowine the EPC's decision. 

You will receive notification if any person tiles an appeal. If there is no appeal. you can receive 	Id 
Permits at any time after the appeal deadline quoted above, provided all conditions imposed at the thin 
of approval have been met. Successful applicants are reminded that other regulations of the City &min!, 
Code must be complied with, even after approval of the referenced application(s). 

SITE DEVELOPMENT PLANS: Pursuant to Zoning Code Section 14-16-3-11(C)(1), if less than one 
half of the approved square tbotage of a site development plan has been built or less than one-half of th( 
site has been developed, the plan for the undeveloped areas shall terminate automatically seven year: 
after adoption or major amendment of the plan: within six months prior to the seven-year deadline, th; 
property owners shall request in writing through the Planning Director that the Planning Commission 
extend the plan's life an additional five years. Additional design details will be required as a projec 
proceeds through the Development Review Board and through the plan check of Building Permi 
submittals for construction. Planning staff may consider minor, reasonable changes that are consisten 
with an approved Site Development Plan so long as they can be shown to be in conformance with thi 
original, approved intent. 

DEFERRAL FEES: Pursuant to Zoning Code Section 14-16-4-1(B), deferral at the request of th 
applicant is subject to a $110.00 fee per case. 

Sincerely, 

Ma- Srfzanne Lubar 
Planning Director 

SL/VQ 

cc: 66 Architect, LLC, Clint Wilsey, 2041 S. Plaza St. NW, ABQ, NM 87104 
Harry Hendriksen, Westside Coalition of NA's, 10592 Rio Del Sole Ct NW, ABQ, NM 87114-2701 
Rene Horvath, Westside Coalition of NA's, 5515 Palomino Dr. NW, ABQ, NM 87120 





















 

 

 

 

ZONING 

Please refer to IDO Section 14-16-2-5(B) for the NR-BP Zone District 
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 April 22, 2021 

TO:  Luis Noriega, Tierra West, LLC  

FROM: Catalina Lehner, Senior Planner 
City of Albuquerque Planning Department 

TEL:   (505) 924-3935 

RE:   PR-2021-005031/SI-2021-00452, Major Amendment- 7 Bar area 
 
I’ve completed a more detailed review of this application for a Major Amendment to a governing 
site plan-EPC. I have some questions and suggestions and want to talk through some procedural 
issues. Please provide the following:  

⇒ A revised, proposed site plan  (1 full-sized copy, with the full governing site plan incorporated 
as the end). This will become the new site plan.  

⇒ The full site plan set of the most recent, governing site plan as stated above, and 

⇒ An updated project letter, by:  
5 pm on Thursday, April 29, 2021. If you have difficulty with this deadline, please let me 
know.  

Note: There is a drop-off box at the front of the Plaza del Sol building.  

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 as soon as I can.  

B.  Please tell me about the proposed project and relevant related information.   

C.  So far this is what I have for the legal description: Tract C-4-A, Plat of Tracts C3A C3B 
C3C and C4A Seven Bar Ranch, approximately 2 acres. Is this what you have?   

D. It looks like the subject site is intended to be subdivided in the future into two tracts, and 
 that it does not include the triangle-shaped tract adjacent west. Is this correct? 

E.  Please be aware that any future application for a wireless telecommunications facility (WTF) 
on the subject site must meet all Federal and IDO requirements and would be reviewed 
through a separate process. The EPC does not have decision authority regarding WTFs.  

2)  Significant Issues: 

A.  A pre-IDO site plan governs the subject site, evident because the request is referred to as a 
Major Amendment. Please include a copy of the governing site plan, all sheets from the 
prior approval, with the submittal.  

B.  Did the EPC decide on the governing site plan? It’s apparently not signed-off by the DRB, 
but it could have remained “in between” EPC and DRB. Do you have any EPC or DRB 
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Notices of Decision? The Notices of Decision are important to knowing how the design 
standards have changed (if at all) and what is in effect now.  

C.  Let’s talk about IDO 14-16-6-4(X)(3)- Exceptions to Period of Validity, which is where I 
got confused (sorry about that). (X)(3)(b) refers to “approved by the City”, which I had read 
to mean the EPC-DRB process leading to sign-off. Without a signed-off site development 
plan, I reasoned that the subject site is small enough (<5 acres) to fall under the Site Plan-
Administrative process in 14-16-6-5(G).  

 However, I was informed that “the City” approval means any approval from Table 6-4-3 (p. 
405). A Site Plan-EPC approval expires in seven years. The date on the governing site plan 
provided is 2016, which means that the pre-IDO EPC approval would not expire until 2023 
and the site plan/decision remains valid.  

D. Because 14-16-1-10(A)(1) states that, notwithstanding any pre-IDO approvals, the 
procedures of the IDO apply, and the IDO calls for Major Amendments to return to the 
original, approving body. That is why the request cannot be for Site Plan-Administrative.  

E. Do you believe the request constitutes a Major Amendment to the governing site plan or a 
whole new site plan that would replace it? If you’re going to develop using the old design 
standards, those design standards need to be included in the current request.  

F.  Because it’s a like for like replacement, the request is being reviewed as a Site Plan-EPC. A 
response to the Site Plan-EPC Review and Decision criteria in 14-16-6-6(J)(3) is required. 
Please respond to (a) through (g) by copying the citation and then providing and answer.  

G.  Elevations sheets in the proper format are needed, but were not provided.  

3) EPC 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.  The EPC public hearing is May 20th via Zoom, starting at 8:40 AM. Final staff reports will 
be available and posted for the public one week prior to the hearing.  

C.  Agency comments will be emailed soon; some are still tricking in. I will send you these and 
any late comments.  

D. Please ensure that there is a valid sign posting agreement for the proposed project. Also, 
please pick up the signs, ensure they are posted according to the dates provided, and provide 
evidence for the record that the signs have been posted.  

4) Notification & Neighborhood Issues:  

A. I checked the notification and it appears to be complete. I find the offer of meeting form and 
email to both representatives of the Westside Coalition, the notice form to both, and the 
form letter sent to property owners.   

http://www.cabq.gov/planning/boards-commissions/environmental-planning-commission
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B. Have any meetings occurred about the proposed project? If so, please tell me about them and 
provide documentation for the record (emails, notes, etc.). 

C. Are you aware of any neighborhood concerns so far? As of this writing, no one has contacted 
me.   

5) Project Letter- General:  

The project letter is confusing in places, which we can discuss further. It’s likely that the 
Commissioners will also be confused, which could make for an unnecessarily complex hearing.   

A. I would use this standard order for the headings: Site Location, Context, History, Proposed 
Site Plan followed by Notice, Traffic Impact and On-Site Parking, Landscaping and 
Drainage, and Signage.   

B.  Please explain, at the start of the project letter, why you are seeking a Major Amendment 
(see also Item 2E of this memo) to an existing site plan or if you’re seeking a new site plan. 
Why this is a Major Amendment in your opinion?  

C.  Please state clearly that you are opting to develop using the existing, EPC-approved design 
standards rather than the IDO and explain the following: 

i)  What do the design standards not cover? 

ii)  Where the design standards are silent (i.e.- don’t specify), the IDO is the default. 

iii)  The design standards need to reflect the EPC’s conditions of approval because that’s 
what the EPC approved.  

D.  Please go through the design standards carefully and make a table of which standards the 
request does not meet and explain how. This goes in the project letter. 

6) Project Letter- History: 

A.  Please add a separate History section to the project letter to demonstrate that due diligence 
was completed. There are a few sentences in the letter about History, which is insufficient- 
especially because the IDO system establishes that past approvals remain valid except for 
process.  

B.  Examples of sufficient history sections are found at:  

 https://www.cabq.gov/planning/boards-commissions/environmental-planning-
commission/epc-agendas-reports-minutes 

 PR-2020-004195 September 2020 and PR-2020-004447 from November 2020. There may 
also be good examples done for other projects handled by your firm. 

C. Some of the information under “Context” is actually history and can be included in an 
improved History section. Context typically refers to what’s around the subject site- to the 
north, south, east, and west.  The very specific site plan information doesn’t go in a context 
section.  

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
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7) Site Plan- General: 

A.  Please include a copy of the existing, approved site development plan (all sheets) after the 
proposed site plan.  

B.  All relevant IDO requirements apply where the design standards are silent (i.e.-don’t 
specify) regarding a certain item). Since you’re using the design standards, they must 
become a part of the newly approved site plan set.  

C. Please put the sheets in the following standard order: main site plan sheet, detail sheet, 
landscape plan, grading and drainage plan, utility plan, elevations, existing governing site 
plan (any AAs on top of the site plan itself). 

D. For topics the design standards do not cover, the IDO would apply. One of these is  

Site Plan Initial Review 
8) Main Sheet (C-1):  

General  
A.  Use the title “Site Plan-EPC”. Site development plans no longer exist.  

B.  Use the City Zone Atlas, not the County one. The project is not in the County. 

C. Dimension all setbacks. 

D.  Remove the Existing Easement notes (those go on the Utility Plan). 

E.  Re-do the Index to Drawings based on the standard sheet order (see 7C above).  

F.  Show locations of light poles.  

Parking and Access 
A. I count 25 parking spaces for the coffee drive-thru, but it says there are 29. 

B.  Why is the site so overparked? 

C.  Check with Fire regarding emergency access to the site and within it. 

D.  Parking is required to be screened from the rights-of-way (Standard V.a).  

Pedestrian Access and Connectivity 
A.  Ensure that the proposed sidewalk and walkways are sufficiently wide. Show the math. 14-

16-5-3-(D)(3)(a). 

B.  Specify material for crosswalks and use material that complies with 14-16-5-3-(D)(3)(b). 

Walls  
A.  Are any walls or fences proposed? Note: screening of parking is required. 

B.  Please provide a wall detail on the detail sheet.  

C.  Note: acceptable wall and fence materials are listed in Standard V.i. 
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9) Detail Sheet:  

A.  Specify the color of the refuse enclosure walls. 

B. Please provide a wall detail for all proposed walls, facing front and side, and include 
dimensions, materials, and colors. 

C.  Is any signage proposed? If so, a detail with dimensions, colors, and materials specified is 
required.  

D.  A detail of the crosswalk, indicating dimensions and materials, is also needed. 

E.  Please provide a light pole detail, indicating dimensions, materials, and colors.  

10) Landscaping Plan: 

General 
A. The landscape plan must be consistent with the main site plan (top sheet) and depict the 

entire subject site; what’s submitted is a partial landscaping plan and is therefore 
incomplete. 

B.  Please orient the landscape plan to match the orientation of the main site plan sheet.  

C.  There are several existing trees on and near the subject site. Existing trees need to be shown 
and their species specified.  

D. Please remove the reference to the Town of Bernalillo and any notes from other 
jurisdiction(s).  

E. Indicate any existing trees or shrubs, their species, and if they will be retained. B.  Dimension 
the landscaping beds and areas.  

F.  Additional landscaping is needed; a visual check shows that the 15% of net lot requirement 
is not being met in back of the future restaurant.  

Water Issues 
A.  Landscaping beds must be depressed below grade pursuant to 5-6(C)(13)(b). Add a note to 

indicate this.  

B.  Where there are curbs, please indicate where the notches are to allow water to flow in. 

C.  Provide a curb notch detail, if B. above is applicable.  

11) Grading and Drainage Plan: 

Where curb notches are needed to direct water toward landscaping beds, please show them and 
provide a curb notch detail.  

12) Utility Plan: 

Please check with Fire staff to ensure there are sufficient fire hydrants. 
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13) Elevations:  

A.  The elevations must be a part of the site plan set, not a separate 11 by 17.  

B. Please draw (or have drawn) the elevations and label them using cardinal direction, 
dimension them, and add a schedule of materials and colors. 

C.  Indicate any signage using boxes around it, with dashed lines. 

D. The elevations in the site plan do not have to be in color. Please provide a .pdf of one 
elevation to use as a color rendering. 

E. Any signage proposed on the buildings must be shown and dimensioned, and a detail 
provided.  

F.  The design standards contain specifics regarding building architecture materials and colors. 
Colors are limited to earth tones. Design Standard VII.D6.  
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 April 19, 2021 

TO:  Luis Noriega and Ron Bohannon, Tierra West, LLC  

FROM: Catalina Lehner, Senior Planner 
City of Albuquerque Planning Department 

TEL:   (505) 924-3935 

RE:   Project #2021-005301, Major Amendment- 7 Bar area 

 
I’ve done a first review of the application materials for Project #2021-005301/SI-2021-00452. At 
this stage, I do not have sufficient information to continue with a full review of the request, for the 
following reasons:  

1.  The request is for a Major Amendment. IDO 14-16-6-4(Y)(3) is the process for amendments to a 
governing site plan. What site plan is being amended? A copy of the 2016 site plan for the 
subject site was provided, but it is not signed-off so technically it doesn’t exist. The following is 
required: A. A signed-off copy of the governing site plan, and B. a project number associated 
with the governing site plan.  

2.  Why does the project letter refer to Major Site Plan Amendment- EPC? Do you want to amend 
out of a larger, governing site development plan?  

3.  The letter lacks a history section that demonstrates completion of due dilligence with respect to 
the subject site’s history, which is critial to know in order to place the request in the correct IDO 
process. As shown below, several old project numbers (case history and case tracking) apply 
and could indicate a larger, governing site plan that controls the subject site. Much of the area 
was formerly zoned IP, and such areas often have larger site plans.  
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 Though we can assist, the burden is on the applicant to have done the necessary research prior to 
application. The Staff planner then works with the applicant to verify the due dilligence and 
ensure accuracy and appropriate process.  

4.  I cannot provide an accurate legal ad based on the application materials. If the subject site is part 
of a larger site development plan, the larger boundaries must be advertised. If advertising is 
incorrect, it’s an automatic deferral of the case. Any request for amendment needs to include the 
entire geography of the original approval, even if only a portion is proposed to change.  

5.  Without the governing site development plan to be amended or superseded, I cannot review the 
proposed, new site plan in the accurate and meaningful way needed to produce a Staff report. 
For instance, I don’t have enough information to describe what’s proposed to the public and to 
the EPC. Also, if any design standards apply due as part of a prior approval, those are a critical 
part of application review that cannot be done at this time.  

To help keep this project on track, I am requesting that you please provide the historical research 
and a copy of the governing site development plan by the close of business on Wednesday, April 
28th.  

 

 



 

 

 

 

NOTIFICATION 

 

 

 

 





















































































































































































































 

 

 

 

 

NEIGHBORHOOD CONCERNS 

 

 

 



June 9, 2021 

 

Ms. Catalina Lehner 
City of Albuquerque Planning Department 
600 2nd St. NW 
Albuquerque, NM 87102 

Re:  3615 HWY 528, Albuquerque, NM (aka Dutch Brothers location) 
Tract C-4-A Plat of Tracts C3A, C3B, C3C and C4A 
Seven Bar Loop 
Zone Atlas Page: A-14-Z 

 

Ms. Lehner: 
 
I would like to add my voice to those others in my neighborhood requesting an additional deferment regarding the 
decision on this project and the proposed changes. The required notice posted on the development site indicated the 
Environmental Planning Commission meeting was on 5/20/21 to start at 9am when the meeting actually started at 
8:30am. Only during the meeting did we find that this item was postponed to a future date. The signage has not been 
updated to reflect the new date and time. 
  
While there is heavy involvement with the city of Albuquerque in this project, the adjacent impacted properties are 
located in unincorporated Bernalillo County, within the village boundary of Corrales and Sandoval County. The majority 
of the affected homeowners are located in that portion of Bernalillo County and are represented by the Sky View Acres 
Neighborhood Association. This Neighborhood Association is not a member of the Albuquerque Westside of Coalition of 
Neighborhood Associations that received the notice of the proposed project and as such, has been left out of the 
information gathering and decision-making process until notice of the EPC meeting was received by only the neighbors 
closest to the project even though this impacts our whole neighborhood. 
 
This plan change and allowing for the addition of these proposed businesses with high amounts of exterior lighting,  
exterior speakers and traffic means an absolute disruption to the lifestyle we enjoy in this area.   
  
The proposed construction of two drive-through food and beverage operations on this parcel of land represents a 
fundamental misunderstanding of the area. Referring to the Dutch Bros. franchise specifically, a review of the other area 
Dutch Bros locations within nearby Bernalillo and Sandoval counties show they are in commercial areas and are not 
adjacent to residential areas such as this location will be. The location is on a strip of land between NM 528 and Cielo 
Vista del Norte/Cabezon/Ellison. The land has been providing a buffer between the encroachment of the city of 
Albuquerque to our rural homesteads just to the north. My own property is directly across the street from the proposed 
location and my porch and backyard have direct eyeline to this location as represented by this photo taken from my 
back yard looking directly at the proposed development site.

 
 



  
The existing businesses in the area have considerably less traffic and reduced hours compared to the proposed food and 
beverage establishments. The nearby businesses such as Mister Car Wash, Discount Tire, Midas Auto Repair and O'Reilly 
Auto Parts have been good neighbors, being very considerate of the low light and noise levels enjoyed by our 
community. The Murphy gas station at the west end of the stretch of land was very accommodating to our concerns 
during planning and construction of the facility. As they have discovered the lack of consistent traffic on the road after 
work hours, they have shortened their hours from 24 hours to closing at 10pm which may also become an issue for the 
proposed businesses. The business that previously occupied this lot was an office building. 
  
Our neighborhood is rural in nature with half acre lots that are home to livestock including goats, chickens, llamas and 
numerous horses to name a few. We keep our lighting very low to allow the best visibility of the night sky. Our 
neighborhood was established in the 1960s with many homes in the area still being owned by the first and second 
families who have spent a lifetime of developing mini oases in their yards to enjoy the ambience of the area.  
 
The AMFCA draining area bordering the proposed development site also is home to an occupied bat house. In the 
evening, the bats fly throughout the neighborhood keeping the bug population down, which is critical with the open 
irrigation canals running to the east of our neighborhood and very close to this building site.  The significant increase in 
activity will likely discourage the bats from remaining.  
 
The largest concern is the traffic anticipated in the proposed businesses. While the Dutch Bros proposal indicates a 
traffic study is not warranted due to pass-by traffic and less than 100 cars per hour, this does not take into account the 
traffic from the second proposed restaurant. In addition, the bulk of the traffic in the peak hours in the morning is 
driving from Rio Rancho to Albuquerque in the east bound lanes. The location will be on the north side of the street, 
adjacent to the west lanes of traffic.  
 
There is currently a left turn lane to accommodate traffic turning left into the location however there is not a clear path 
for traffic to leave the facility to rejoin eastbound traffic safely except to make an unprotected left turn or attempt to 
turn right out of the eastern driveway and make a u-turn at the turn bay. The crossing of traffic in and out of the facility 
to eastbound traffic will represent significant dangers to life and property and will cause further delays on an already 
congested arterial highway. 
 
An alternative to turning left for many people would be to cut through the neighboring business park to exit onto Loma 
Larga to the light at 528/Ellison or to make right turns to cut through the neighborhood to get to that same light. The 
two closest traffic signals are at 528 /Cottonwood and 528/Ellison neither can withstand a significant increase in this 
type of usage as those lights favor traffic on Hwy 528 and limited numbers of cars can enter from the side roads.  
  
Overall, we do not feel that we have not had sufficient opportunity to discuss our concerns with the decision makers in 
this process to bring awareness to the significant difficulties anticipated with this type of development. We would 
request that any decisions be postponed until such time all issues of concern can be reviewed. 
 
Jennifer Kruse 
10600 Andrea Cir 
Corrales, NM 87048 
505-975-3322 
realrudibega@gmail.com 



June 08, 2021 

Ms. Catalina Lehner 
City of Albuquerque Planning Department 
600 2nd St. NW 
Albuquerque, NM 87102 

Re:  3615 HWY 528, Albuquerque, NM (aka Dutch Brothers location) 
Tract C-4-A Plat of Tracts C3A, C3B, C3C and C4A 
Seven Bar Loop 
Zone Atlas Page: A-14-Z 
 

Dear Ms. Lehner 

I want to add my voice to those who have significant concerns with regard to the Dutch Bros. Proposal 
and I thank you for the opportunity to do so. 

By way of introduction, I, my late wife, and children have lived at our home in Skyview Acres for over 35 
years. We live directly to the north of the proposed project and are directly impacted by everything 
these folks will do.  

We started by purchasing our property from an original subdivision owner who had lost his house to a 
fire and could not afford to rebuild.   We lived in an old trailer on the property for years as we built the 
home ourselves piece by piece from scratch. It took us over 20 years to complete the home. We have 
devoted the last many years developing the large backyard into our primary entertaining and living area 
consisting of a stone wall encircled 300 square ft. gazebo with an enclosed fire pit, swinging bed, 
custom-made log furniture, grilling station and hot tub. We have planted over 50 pine trees as well as 
numerous fruit trees, berry bushes, grapes, terraced gardens and at the heart is a large swath of rolling 
green grass. All plants are water drip irrigation fed to reduce water use. We also have 2 large water 
features in our back yard providing a habitat to be enjoyed by birds and bees that are so vital to our 
local ecology. 

We have invested all of our sweat, tears, and fortune in our home and yard over the decades, not 
because we hoped to make a profit, because we love this area and cherish the rural, peaceful  nature of 
our surrounding and wanted to contribute accordingly. 

The Dutch Bros proposed project, as it presents in the documents we have been given, represents a 
direct threat to everything we have worked so many years to develop and enjoy in our twilight years. 
They propose nothing to mitigate the noise from an endless stream of cars with music blaring and trash 
a blowing.  

And this is just from the 950 sq ft coffee shop. They are also proposing for your approval another drive 
thru restaurant three times the size of the coffee shop without even telling us what the business is much 
less how much traffic, noise and trash is associated with it.  

To be sure, other businesses have located next to our neighborhood. But in each case, that business has 
mitigated the impact on us by building sound and trash walls and by eliminating outdoor speakers and 
other noises that may emanate from their building that would disrupt our quality of life. The current 
proposal by Dutch Bros offers us nothing. 



I am not apposed to anyone trying to develop land to what they believe to be its best use.  I ask only 
that that development be done with respect and deference to the established neighbors whose quality 
of life and investment are directly impacted by their proposed activities and business. 

 

John Kruse 

10600 Andrea Cir 

Corrales, NM 87048 
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Tuesday, June 08, 2021 

 

TO:  
Ms. Catalina Lehner 
City of Albuquerque Planning Department 
600 2nd St. NW 
Albuquerque, NM 87102 

FROM:  
Sky View Acres Neighborhood Association 
Po Box 1653 
Corrales NM 87048 

REGARDING:  
3615 HWY 528, Albuquerque, NM (aka Dutch Brothers location) 
Tract C‐4‐A Plat of Tracts C3A, C3B, C3C and C4A 
Seven Bar Loop 
Zone Atlas Page: A‐14‐Z 
 

Dear Ms. Lehner, 

The Sky View Acres Neighborhood Association has specific concerns about the Dutch Brothers project 
proposed for Highway 528 and we respectfully request the EPC defer discussion of this agenda item 
until your JULY meeting so we can arrange a meeting with the project’s Agent, Tierra West LLC,  to 
communicate our concerns. We have submitted a request directly to the project’s Agent asking them to 
request a deferment as well but have not heard back regarding their decision. 

Our residential neighborhood is located immediately north of this project and all decisions regarding 
development of this property directly impacts our fellow neighbors. 

The Sky View Acres Neighborhood Association was established in 1988 to represent the interests of the 
Skyview Acres neighborhood. The neighborhood is designated as Unincorporated Bernalillo County and 
is bounded on the north & east by the Village of Corrales, on the west by the City of Rio Rancho and on 
the south by the City of Albuquerque.  

Building in our neighborhood began in the middle 1960s and today we have 150 homes inside our 
boundaries. Additionally, AMAFCA, Intel and Bernalillo County Parks manage property inside our 
neighborhood. The area is drastically different today than it was in 1960 when Highway 528 was a small 
two‐lane country road. Today, the immediate area along Highway 528 is overly commercialized with 
endless gas stations, drive‐thrus, mattress stores, big box stores and everything in between. The traffic 
on Highway 528 is busy at all times of the day and regularly comes to a standstill during 
morning/evening rush hour. We strongly encourage members of the committee to visit the area during 
rush hour to understand the current traffic levels. 

Our neighborhood is accessed via two entrances; one off Loma Larga/Ellison Drive (just east of this 
project) and another off Highway 528 via Cottonwood Drive (just west of this project). We are the first 
residential area immediately north of Highway 528 and are directly impacted by all decisions made 
regarding this development corridor. Our neighborhood sits at the southwestern entrance into the rural 
Village of Corrales and we maintain a similar sense of ruralness where streets don’t have lights, our lot 
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are half acre or larger and many neighbors maintain livestock on their properties. We’re a country 
neighborhood that has been inundated by commercial development, traffic and an ever‐growing noise 
level just outside our boundaries. 

Because we are physically located in Bernalillo County our Neighborhood Association is registered 
through the County’s Neighborhood Coordination Office. Since it appears Albuquerque Planning projects 
do not require notification of Bernalillo County neighborhood associations, we were not directly notified 
about this proposed project. Instead, we became aware of the project on MAY 13th via a sign posted on 
the property. The sign advertised the MAY 20th EPC meeting which did not allow our Association enough 
time to contact the developer to obtain project details or to request a meeting. We are requesting a 
deferment of one month so we can arrange a meeting between our neighbors and the developer’s 
agent to discuss our concerns. 

If our requested deferment is denied, and this project is discussed at the JUNE 17th meeting, our 
Neighborhood Association has the following concerns that we want to put on record. 

1. TRAFFIC 
a. We request a Traffic Impact Study be completed prior to any decisions made regarding 

this project. 
b. Under the TIS Determination section of the application, only Dutch Brothers traffic is 

being considered, not traffic from the second future drive thru restaurant proposed for 
the location. We strongly believe this decision is in error and a traffic study PRIOR to 
approval of this project is essential. The study must also take into consideration that 
TWO drive thru restaurants will be located on this property when it is complete. 

c. At 950sqft, the Dutch Brothers store is primarily a drive thru location. 
d. As per this application, the Dutch Brothers store alone expects 740 vehicles per day, 

with a peak in the morning of 93 vehicle her hour and a peak in the evening of 36 
vehicles per hour. What will be the traffic impact from a second drive‐thru and how can 
this plan be approved without knowing this prior to approval? Once approved, there is 
little recourse for mitigating the impact on traffic.  

e. Vehicles will be entering this property via Highway 528 which is a State road and a 
primary heavily used river crossing artery for residents of our neighborhood and for far 
northwest Albuquerque and Rio Rancho commuters.  

f. Highway 528 regularly suffers daily backups of traffic during rush hour and sees heavy 
use during non‐rush hours.  Within the last couple years, approximately $1 million 
dollars was spent to improve the traffic light system with the goal of speeding up traffic 
flow on Highway 528. As neighbors using this highway daily, we have not noticed an 
improvement. 

g. In the mornings, eastbound commuter traffic on Highway 528 is regularly backed up 
from Corrales Rd all the way up the hill into Rio Rancho. It must be noted that there is 
not a traffic light at this proposed development’s entrance and 740 vehicles a day will be 
entering and exiting into a heavily trafficked highway. This includes during rush hour in 
the morning when Dutch Brother Coffee is expecting 96 vehicles an hour 
entering/exiting at peak traffic. The eastbound traffic entering the property in the 
morning will turn left from a short turn lane and cross westbound traffic. Additionally, 
commuters to Albuquerque grabbing their morning coffee will be exiting the property 
by crossing the westbound lane and must merge back into heavy eastbound traffic.  

h. Technically there are 5 possible entrances that can get vehicles to this property. Two are 
located off Highway 528 and three are used as entrances into the office park which is 
located immediately east of this project. These three possible additional entrance/exits 
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are accessed via Ellison Rd/Calle Cuervo and will quickly become shortcuts for people 
getting in and out of this property. If this project is approved, we ask that a condition be 
placed on the project blocking vehicle access via the office park to the east which will 
stop vehicles from backing up into this area and short cutting through the parking lot. It 
will also keep traffic off Ellison Drive. 

i. The Paseo del Norte commercial area was conceived in such a way that most of the 
entering/exiting onto properties is via secondary roads or at lights. Unfortunately, those 
approving the master plans for Highway 528 in the 1980s did not have that foresight 
and the result is a major commuter artery that passed through an extremely congested 
commercial area with lots of driveways entering/exiting off the main highway. 
 

2. LIGHTING 
a. The Dutch Brothers location will be open from 5am to 11pm daily and most lights will be 

placed on the north side of the property which directly faces our neighborhood. Our 
neighborhood does not have streetlights and we have worked with the neighboring 
businesses to reduce their lightening at the rear of their businesses.  

b. We request a condition be placed on this project that all lighting on the north side of the 
proposed building be very low and hooded.  

c. Additionally, we ask that the lighting be dimmed while the location is closed. 
 

3. SIGNS 
a. We ask that no illuminated signs be allowed on the north side of the proposed buildings. 

 
4. PRIVACY WALL 

a. To mitigate the effects of trash, noise and light on our neighborhood, we ask that a 6‐
foot block wall be required on the north side of the property and a 4‐foot wall be 
required on the east and west sides of the property.  
 

5. SPEAKERS 
a. It is our understanding that Dutch Brother locations play ambient music outside their 

restaurant during open hours (5am to 11pm). We strongly insist that this project be 
disallowed from using any type of outdoor speakers that can be heard more than 10 
feet away. 
 

6. LANDSCAPING 
a. This lot currently has large trees on the north side of the property bordering the 

AMAFCA flood control pond. These trees provide a privacy buffer between our neighbor 
and the commercial development. 

b. We ask that a condition be place on the project stating that the existing trees on the 
north edge of the property not be removed. 

c. Additionally, we ask that the landscaping plan be heavily treed and that larger trees are 
used for planting to match the existing feeling of the neighborhood. Many of the 
approved projects in the last ten years have not maintained the rural character of this 
area and have turned the corridor into a long strip mall. This is akin to Santa Fe’s 
Cerrillos Road development in the 80s which that city is aggressively working to undo.  
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7. TRASH 

a. The AMAFCA drainage pond immediately north of this property feeds directly into the 
Rio Grande and is frequented by migratory (cranes, geese and ducks) and many local 
birds who come for the protection of the trees and the water that sits in the pond. Trash 
blowing from the commercial area into the pond and into our neighborhood is a regular 
problem.  

b. To mitigate the amount of trash coming into the pond and our neighborhood, we insist 
on the installation of a 6‐foot block wall on the north side of the property and a 4‐foot 
block wall on the west and east sides. This will contain trash on the property where it 
belongs. 
 

8. EXISTING LOCATIONS 
a. It must be noted that there are currently two (2) existing Dutch Brother Coffee locations 

within 2.6 miles of this proposed location 
i. LOCATION ONE: 1440 Rio Rancho Blvd SE, Rio Rancho is 1.7 miles away  
ii. LOCATION TWO: 2121 Unser Blvd SE, Rio Rancho is 2.6 miles away 

b. These two locations are regularly busy with vehicles backing up into the shopping areas 
and streets around them. Neither location has traffic entering/existing from a primary 
artery. 

c. Traffic at the Dutch Brother location at Juan Tabo backs up onto Juan Tabo itself and 
interferes with traffic. 

d. A Google search of “Dutch Brother” + “traffic” yields numerous pages detailing the 
traffic issues caused by their stores.  

e. If the traffic is too busy at this new location and starts to cause problems on Highway 
528 & the office park, what recourse does the city have to fix the issue? How can traffic 
problems be fixed after approval? Who do citizens call when it’s a property located in 
the City of Albuquerque that is causing traffic problems on a state road? 

 
9. CELL TOWER 

a. A future monopole cell tower is proposed as part of this new site plan. Because this cell 
tower directly faces our neighborhood and obstructs our views, we strongly insist that a 
condition be placed requiring the design be exceptionally disguised, similar to the stucco 
clock tower installed at the Frontier Mart in the Village of Corrales. 
 

We sincerely appreciate your time and consideration of our neighborhood’s requests/concerns and are 
happy to provide any additional information needed. 

Sincerely, 

 
Linda Davis, President 
Sky View Acres Neighborhood Association 
Resident since 1991 
Home: (505) 792‐1662 
 

 
 

 
 
Anna Brown, Treasurer 
Sky View Acres Neighborhood Association 
Resident since 2006 
Mobile: (505) 350‐6520 
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TIERRA WEST, LLC

©

NOTES:
1)International Symbol of Accessibility shall be painted on the pavement

at rear of space, white symbol on blue background.
2)Parking space lines and diagonal striping to be painted blue and shall

be 4" wide. Diagonal lines shall be spaced 2' center to center.
3)Access aisle shall have the words “NO PARKING” in blue, capital

letters, each of which shall be at least one foot high and at least two
inches wide, placed at the rear of the parking space so as to be close
to where an adjacent vehicle's rear tires would be placed.

05/26/2021
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DO NOT ENTER SIGN

DRIVE
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 15% OF NET LOT AREA
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REQUIRED LANDSCAPE

LANDSCAPE DATA
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       SFPROPOSED LANDSCAPE 17,671

 1 TREE PER 10 PARKING SPACES
REQUIRED PARKING LOT TREES

6
PROPOSED PARKING LOT TREES 6

       SF 75% OF LANDSCAPE AREA
REQUIRED VEGETATION COVERAGE

8,215
       SFPROPOSED VEGETATION COVERAGE 8,286

       SF 25% OF VEGETATION COVERAGE
REQUIRED GROUND-LEVEL PLANTS COVERAGE

2,054
       SFPROPOSED GROUND-LEVEL COVERAGE 2,217

MATERIAL SCHEDULE

CLEAR SIGHT TRIANGLE NOTE
LANDSCAPING, FENCING AND SIGNING WILL NOT INTERFERE WITH CLEAR SIGHT REQUIREMENTS.
THEREFORE, SIGNS, WALLS, TREES, AND SHRUBBERY BETWEEN 3 AND 8 FEET TALL (AS MEASURED
FROM THE GUTTER PAN) WILL NOT BE ACCEPTABLE IN THE CLEAR SIGHT TRIANGL.

NOTE

LANDSCAPE AREAS TO BE MULCHED WITH GRAVEL
 MULCH AT 3" DEPTH OVER FILTER FABRIC

PLANTINGS TO BE WATERED BY AUTO. DRIP IRRIGATION

MAINTENANCE OF LANDSCAPE PROVIDED BY OWNER

WATER MANAGEMENT IS THE SOLE RESPONSIBILITY

 OF ALBUQUERQUE LANDSCAPING ORDINANCE
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 OF THE PROPERTY OWNER
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LIGHT PRUNING:

TREE PLANTING DETAIL

RUBBING, CROSSED OR
DAMAGED BRANCHES ARE REMOVED

2"-3" DEPTH ORGANIC MULCH
APPLIED WELL AWAY FROM TRUNK
(NO BLACK PLASTIC)

LEADER LEFT UNPRUNED

UNDISTURBED PIT BOTTOM
FOR ROOTBALL BASE

PLANTING HOLE 2-3 TIMES ROOT BALL
WIDTH, DEPTH SAME AS ROOT BALL

ALL ROPES REMOVED, TOP HALF
OF BURLAP AND WIRE BASKET
REMOVED, BURLAP SLIT FOR
ROOT EXTENSION

2/3 NATIVE SOIL AND 1/3 CWA SCREENED
BARK MULCH TO BE USED AS BACKFILL

TRUNK PROTECTED BY LOOSE TREE
GUARD, REMOVED AFTER ONE YEAR

N.T.S.

2

HEATED ENCLOSURE
REDUCED PRESSURE
  BACKFLOW PREVENTER

GALVANIZED MALE ADAPTER

WITH GAL. TEE (TYP.)
GAL.CLOSE NIPPLE (TYP.)
GAL. UNION (TYP.)

AUTO DRAIN VALVE

PVC SLEEVE THROUGH CONCRETE (TYP.)

4" NIPPLE (TYP.)

GALVANIZED UNION

GALVANIZED STREET 90* 
  (1 0F 4)

  (1 0F 2)

  (1 OF 2)

12"

FINISH GRADE

4" THICK CONCRETE PAD

30"

30"

GAL. 30" NIPPLE
GAL. 90* 

GAL. COUPLING

NOTE: 

     DEPARTMENT.  VERIFY LOCAL REQUIREMENTS PRIOR TO INSTALLATION.
1.  INSTALL BACKFLOW PREVENTER AS REQUIRED BY LOCAL CODES AND HEALTH 

GAL. 12" NIPPLE
GAL. 90*

GAL. 30" NIPPLE

SLIP X THREAD MALE ADAPTER

Sch 40 PVC MASTERLINE

VALVE BOX
AUTO VALVE

SCH 40 PVC MAIN

GAL. 12" NIPPLE
SLIP X THREAD MALE ADAPTER

(6" WIDER THAN ASSEMBLY ON ALL SIDES)

RP BACKFLOW/MASTER VALVE DETAIL
N.T.S.

SHRUB PLANTING DETAIL
N.T.S.

1. IN CASE OF DISCREPANCIES IN PLANT QUANTITIES SHOWN ON
THE PLANT SCHEDULE AND THOSE SHOWN ON THE PLAN, THE
QUANTITIES SHOWN ON THE PLAN SHALL PREVAIL.
CONTRACTOR SHALL VERIFY ALL QUANTITIES PRIOR TO BID
AND INSTALLATION.

2. POSITIVE DRAINAGE AWAY FROM ALL STRUCTURES IS TO
REMAIN AFTER ALL LANDSCAPE WORK IS COMPLETED.

3. ALL MAINTENANCE FOR LANDSCAPE AND IRRIGATION
SYSTEMS SHALL BE PROVIDED BY OWNER. MAINTENANCE OF
STREET TREES AND SHRUBS SHALL FIND THEM IN HEALTHY,
LIVING, AND ATTRACTIVE CONDITION.

4. ALL ON-SITE PLANT MATERIAL, NOW AND EXISTING, SHALL BE
IRRIGATED BY COMPLETE, AUTOMATIC DRIP IRRIGATION WITH
SUBTERRANEAN LATERALS. EMITTERS SHALL BE PLACED AT
EVEN SPACING AT DRIP LINE OF TREES AND SHRUBS AT THE
MULCH'S SURFACE AT A RATE OF SIX (6) 2.0 GPH EMITTERS
PER TREE AND TWO (2) 2.0 GPH EMITTERS PER SHRUB.

5. WATER MANAGEMENT IS THE SOLE RESPONSIBILITY  OF THE
PROPERTY OWNER. APPROPRIATE MEASURES HAVE BEEN
TAKEN TO DESIGN AND INSTALL A WATER-CONSERVATIVE,
ENVIRONMENTALLY SOUND LANDSCAPE.

6. LANDSCAPING BEDS MUST BE DEPRESSED BELOW GRADE
PURSUANT TO 5-6(C)(13)(B).

GENERAL NOTES
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Tongue End For Inlet

Groove End For Outlet

Installation Detail

Section View at Centerline End View

Flared End Section

12" - 72" Diameter Pipe

2. Contact a Concrete Pipe Division representative for details not listed on this sheet.
1. Produced to meet ASTM specifications.

Notes:
Dimensions may vary depending upon equipment availability.
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SCALE: 1/4" = 1'-0"

REAR ELEVATION
SCALE: 1/4" = 1'-0"

SCALE: 1/4" = 1'-0"

1

4

T.O. SLAB

T.O. PARAPET  3

T.O. PARAPET 1

T.O. SLAB

T.O. SLAB

B.O AWNING
+10'-6"

T.O. PARAPET 1
+12'-0"

+20'-10 1/2"

+24'-0"

10'-9"

1B

FRAMED CANOPY

SCONCE LIGHTS,
8'-0" B.O. OF
FIXTURES,TYP.

CANOPY FASCIA
4

SCONCE LIGHTS,
8'-0" B.O. OF
FIXTURES,TYP.

 FRAMED CANOPY

5
SCALE: NOT TO SCALE

CANOPY SOFFIT
5

+20'-10 1/2"

+20'-10 1/2"

T.O. PARAPET  2

+0'-0"

+24'-0"

B.O AWNING
+10'-6"

T.O. CAP
+3'-2"

+0'-0"

T.O. PARAPET  3

T.O. PARAPET  2

XXXX

+24'-0"

T.O. PARAPET  2

+3'-2"

T.O. PARAPET  3

T.O. PARAPET  2

T.O. CAP
+3'-2"

T.O. SLAB

+10'-6"

T.O. PARAPET 1
+12'-0"

+10'-6"

+20'-10 1/2"

+24'-0"

ELEVATION - WALK-UP WINDOW
SCALE: 1/4" = 1'-0"

FRONT ELEVATION2

3ELEVATION - DRIVE-THRU WINDOW

T.O. PARAPET  3

T.O. CAP

+0'-0" +0'-0"

B.O AWNING

B.O AWNING

1A

5'-10"

1B

 FRAMED CANOPY

BUILDING SIGN BY OTHERS- REFERENCE ONLY

CANOPY COLUMNS
6

+12'-0"

1A

EXTERIOR FINISH SCHEDULE

ID TAG MATERIAL MANUFACTURER MODEL REMARKS

ZONE 1 (BODY)

1A

EXTERIOR CEMENT

PLASTER

DUNN EDWARDS DEC715 SANDAL MEDIUM SAND/CEMENT PLASTER

1B

EXTERIOR CEMENT

PLASTER

DUNN EDWARDS DEC765 BONE MEDIUM SAND/CEMENT PLASTER

ZONE 2 (TOWER) (Z2)

2 FIBER CEMENT SIDING NICHIHA

18" X 120" "ILLUMINATION BLOCK"

DUTCH BROS BLUE

ORIENTATION: HORIZONTAL; INSTALL

WITH MANUFACTURER RECOMMENDED

FASTENERS & TRIM.

ZONE 3 (3'-2" BASE)

3

STONE VENEER ELDORADO STONE
CLIFFSTONE, BANFF SPRINGS

STONE VENEER SILL ELDORADO STONE

SNAPPED EDGE WAINSCOT SILL;

PEWTER

ZONE 4 (FRAMED CANOPY)

4 FASCIA METAL FASCIA COLOR TO MATCH DB DARK GRAY

5 SOFFIT HEWN ELEMENTS

NATURAL NORTHWESTERN

SPRUCE

1X6, T&G, 

1

8

" REVEAL

6 COLUMNS ELDORADO STONE
CLIFFSTONE, BANFF SPRINGS

NOTE: PROVIDE 3"X2" SMOOTH DOWNSPOUTS AND ALL NECESSARY ADAPTORS AT AWNING AND CANOPY LOCATIONS; DOWNSPOUT COLOR TO MATCH

BODY MATERIAL PER ELEVATION

SCALE: NOT TO SCALE

BUILDING SIGN BY OTHERS- REFERENCE ONLY6

CANOPY FASCIA
4

CANOPY SOFFIT
5

CANOPY COLUMNS
6

CANOPY SOFFIT
5

CANOPY COLUMNS
6

CANOPY FASCIA
4

3X2 METAL DOWNSPOUT W/
SHEET METAL COLLECTOR AS
REQUIRED; AT DRIVE THRU
WINDOW DAYLIGHT TO DRIVE
THRU AISLE; ALL OTHER
LOCATIONS TRANSITION PIPE
THROUGH FACE OF CURB AND
DAYLIGHT TO NEAREST DRIVE
AISLE/PARKING; MATCH TO
SIDING COLOR PER LOCATION

SCONCE LIGHTS,
8'-0" B.O. OF
FIXTURES,TYP.

3'-0 7/8"

4'
-1

 1
/4

"

3'-0 7/8"

4'
-1

 1
/4

"

3'-0 7/8"

4'
-1

 1
/4

"

8'-0"

2'
-6

 1
/4

"

8'-0"

2'
-6

 1
/4

"

8'-0"

2'
-6

 1
/4

"

6" STEEL PIPE BOLLARD
WITH PLASTIC SLEEVE,

COLOR: DUTCH BROS. BLUE

PRE-FINISHED PARAPET
CAP FLASHING,

COLOR TO MATCH      2

ADDRESS NUMBERS:
- 12" ARIAL FONT
- 2" STROKE
- SATIN ALUM. FINISH
- VERIFY FINAL LOCATION

WALL MOUNTED
LIGHT FIXTURE

6" STEEL PIPE BOLLARD WITH
PLASTIC SLEEVE,
COLOR: DUTCH BROS. BLUE

LED MENU BOARD
EQ21

7
8" EXTERIOR CEMENT PLASTER
W/ MEDIUM SAND FINISH, TYP.

1B

STONE VENEER
3

LED MENU BOARD
EQ21

3X2 METAL DOWNSPOUT W/
SHEET METAL COLLECTOR AS
REQUIRED; AT DRIVE THRU
WINDOW DAYLIGHT TO DRIVE
THRU AISLE; ALL OTHER
LOCATIONS TRANSITION PIPE
THROUGH FACE OF CURB AND
DAYLIGHT TO NEAREST DRIVE
AISLE/PARKING; ; MATCH TO
SIDING COLOR PER LOCATION

LOCK BOX KEY
EQ34

LIGHTED SIGN,
INSTALLED BY SIGN CONTRACTOR,

COORDINATE WITH ELECTRICAL
J-BOX AND BLOCKING REQUIREMENTS

PRE-FINISHED PARAPET
CAP FLASHING,

COLOR TO MATCH     2

PRE-FINISHED PARAPET
CAP FLASHING,
COLOR TO MATCH      2

METAL AWNING,
SEE DETAIL 2/A4.0

LIGHTED SIGN, INSTALLED BY SIGN
CONTRACTOR, COORDINATE WITH
ELECTRICAL J-BOX AND BLOCKING
REQUIREMENTS

OVERFLOW DOWNSPOUT,
COORD. W/ PLUMBING.

7
8" EXTERIOR CEMENT PLASTER
W/ MEDIUM SAND FINISH, TYP.
1B

STONE VENEER
3

METAL AWNING,
SEE DETAIL 2/A4.0

LIGHTED SIGN, INSTALLED BY
SIGN CONTRACTOR,

COORDINATE WITH ELECTRICAL
J-BOX AND BLOCKING REQUIREMENTS

METAL AWNING,
SEE DETAIL 2/A4.0

PRE-FINISHED PARAPET
CAP FLASHING,

    1B

METAL AWNING,
SEE DETAIL 2/A4.0

PRE-FINISHED PARAPET
CAP FLASHING,
COLOR TO MATCH      2

OVERFLOW DOWNSPOUT,
COORD. W/ PLUMBING.

PRE-FINISHED PARAPET
CAP FLASHING,

COLOR TO MATCH    1A

NICHIHA HORIZONTAL COMPOSITE
SIDING
2

NICHIHA HORIZONTAL COMPOSITE
SIDING
2

NICHIHA HORIZONTAL
COMPOSITE SIDING

2

7
8" EXTERIOR CEMENT PLASTER
W/ MEDIUM SAND FINISH, TYP.
1A

7
8" EXTERIOR CEMENT PLASTER
W/ MEDIUM SAND FINISH, TYP.
1A

PRE-FINISHED PARAPET
CAP FLASHING,

COLOR TO MATCH    1A

3X2 METAL DOWNSPOUT W/ SHEET
METAL COLLECTOR AS REQUIRED; AT
DRIVE THRU WINDOW DAYLIGHT TO
DRIVE THRU AISLE; ALL OTHER
LOCATIONS TRANSITION PIPE THROUGH
FACE OF CURB AND DAYLIGHT TO
NEAREST DRIVE AISLE/PARKING; MATCH
TO SIDING COLOR PER LOCATION

PRE-FINISHED PARAPET
CAP FLASHING,
COLOR TO MATCH    1A

NICHIHA HORIZONTAL COMPOSITE
SIDING

2

7
8" EXTERIOR CEMENT PLASTER
W/ MEDIUM SAND FINISH, TYP.
1A

STAINLESS STEEL SERVICE TRAY,
DUTCH BROS FURNISHED,
CONTRACTOR INSTALLED.

METAL AWNING,
SEE DETAIL 2/A4.0

PRE-FINISHED PARAPET CAP FLASHING,
COLOR TO MATCH     1B

WEATHERPROOF
USB OUTLET

LED MENU BOARD
EQ21

7
8" EXTERIOR CEMENT PLASTER
W/ MEDIUM SAND FINISH, TYP.

1A

PRE-FINISHED PARAPET
CAP FLASHING,    1A

3X2 METAL DOWNSPOUT W/
SHEET METAL COLLECTOR AS
REQUIRED; AT DRIVE THRU
WINDOW DAYLIGHT TO DRIVE
THRU AISLE; ALL OTHER
LOCATIONS TRANSITION PIPE
THROUGH FACE OF CURB AND
DAYLIGHT TO NEAREST DRIVE
AISLE/PARKING; ; MATCH TO
SIDING COLOR PER LOCATION

3X2 METAL DOWNSPOUT W/ SHEET
METAL COLLECTOR AS REQUIRED; AT

DRIVE THRU WINDOW DAYLIGHT TO
DRIVE THRU AISLE; ALL OTHER

LOCATIONS TRANSITION PIPE
THROUGH FACE OF CURB AND

DAYLIGHT TO NEAREST DRIVE
AISLE/PARKING; MATCH TO SIDING

COLOR PER LOCATION

3X2 METAL DOWNSPOUT W/ SHEET METAL
COLLECTOR AS REQUIRED; AT DRIVE THRU

WINDOW DAYLIGHT TO DRIVE THRU AISLE; ALL
OTHER LOCATIONS TRANSITION PIPE THROUGH

FACE OF CURB AND DAYLIGHT TO NEAREST DRIVE
AISLE/PARKING; MATCH TO SIDING COLOR PER

LOCATION

PRE-FINISHED PARAPET
CAP FLASHING,
COLOR TO MATCH     1B

7
8" EXTERIOR CEMENT PLASTER
W/ MEDIUM SAND FINISH, TYP.
1B

METAL AWNING,
SEE DETAIL 2/A4.0

FREEZE PROOF
HOSE BIB, COORD.

W/ PLUMING

STONE VENEER
3

7
8" EXTERIOR CEMENT PLASTER
W/ MEDIUM SAND FINISH, TYP.
1A

A6.1

BUILDING ELEVATIONS
COLOR
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1330 OLYMPIC BLVD.
SANTA MONICA, CALIFORNIA 90404
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DATE: 04/29/2021
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SCALE: 1" = 30'
GRADING AND DRAINAGE PLANA1

clint.wilsey@gmail.com
505 280-0043
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	1 - 2021-005301_Major Amendment_7 bar coffee
	Summary of Analysis
	II.   Analysis of Ordinances, Plans, and Policies…………………..11        Analysis
	IV. Agency and Neighborhood Concerns………………………..23        Comments
	V. Conclusion……………………………………………………. 24       Conc
	Agency Comments………………………………………………...4      Agencies

	I. Introduction
	Request
	Context
	History/Background
	Comprehensive Plan Designations
	Roadway System
	Trails/Bikeways
	Transit

	II. Analysis of APPLICABLE ORDINANCES, PLANS, AND POLICIES
	Integrated Development Ordinance (IDO)
	Definitions
	Zoning
	Albuquerque / Bernalillo County Comprehensive Plan (Rank 1)
	Chapter 5: Land Use
	*Policy 5.1.12-Commuter Corridors: Allow auto-oriented development along Commuter Corridors that are higher-speed and higher-traffic volume routes for people going across town, often as limited-access roadways.
	*Policy 5.2.1-Land Uses: Create healthy, sustainable, and distinct communities with a mix of uses that are conveniently accessible from surrounding neighborhoods.
	Policy 5.3.1- Infill Development: Support additional growth in areas with existing infrastructure and public facilities.

	*Goal 5.4- Jobs-Housing Balance: Balance jobs and housing by encouraging residential growth near employment across the region and prioritizing job growth west of the Rio Grande.
	*Policy 5.4.2- West Side Jobs:  Foster employment opportunities on the West Side.
	The future development of two small, restaurant uses would help foster some employment opportunities on the Westside, so the request is generally consistent with Policy 5.4.2- West Side Jobs.
	*Subpolicy a: Ensure adequate capacity of land zoned for commercial, office, and industrial uses west of the Rio Grande to support additional job growth.
	Subpolicy a does not apply. The request for a Site Plan-EPC does not have to do with capacity of land zoned for commercial, office, and industrial uses. The NR-BP zoning is already established.
	*Goal 5.6-City Development Areas: Encourage and direct growth to Areas of Change where it is expected and desired and ensure that development in and near Areas of Consistency reinforces the character and intensity of the surrounding area.
	The subject site is in an Area of Consistency, where growth is intended to reinforce the character and intensity of the surrounding area. The area is developed with mostly commercial uses, but also has some office, multi-family, and a large-lot County...
	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.

	*Goal 6.2- Multi-Modal System: Encourage walking, biking, and transit, especially at peak-hour commuting times, to enhance access and mobility for people of all ages and abilities.
	Chapter 7:  Urban Design

	*Goal 7.3- Sense of Place: Reinforce sense of place through context-sensitive design of development and streetscapes.
	*Policy 7.3.2- Community Character: Encourage design strategies that recognize and embrace the character differences that give communities their distinct identities and make them safe and attractive places.
	Policy 7.3.2 and Subpolicy a do not apply. The request would facilitate development of relatively small uses and wouldn’t employ design strategies that recognize and embrace character differences among communities. Nor would the request be particularl...

	*Goal 7.4- Context Sensitive Parking: Design parking facilities to match the development context and complement the surrounding built environment.
	*Goal 8.1- Placemaking: Create places where business and talent will stay and thrive.
	Not applicable. The subject site is not in a designated Railroad and Spur Area.
	Request
	The proposed site plan is required to comply with all applicable provisions of the IDO, the DPM, other adopted City regulations. Staff has crafted conditions of approval to address instances of non-compliance or lack of clarity. The Site Plan will nee...
	Use-Specific Standards
	The Use-Specific Standards (USS) in 14-16-4-3(D)(8)- Restaurant and in 14-16-4-3(F)(4)- Drive-Thru or Drive-Up Facility, apply. Staff has reviewed these and recommends a condition to ensure compliant size and location of any order boards pursuant to 1...
	Site Plan Layout/Configuration
	The proposed, Phase I restaurant (drive-thru coffee) is located near the subject site’s NW corner and the Phase II restaurant is SE of it. Clarification is needed regarding the legend; two symbols are used to mean two different things.
	The northern end of the subject site contains an area for a future wireless telecommunications facility (WTF), or cell tower. The existing trees are shown as remaining. WTFs in the City are reviewed administratively by the Planning Department Director...
	Section 14-16-5-1 Dimensional Standards:  The subject site is zoned NR-BP. Table 5-1-3, Non-Residential Zone District Dimensional Standards, contains setback requirements. The minimum setbacks of the NR-BP zone (20’ front, 10’ side, 10’rear) are met e...
	Note: Section 14-16-5-2, Site Design and Sensitive Lands, does not apply.
	Vehicular Access, Circulation, and Parking
	NM 528/Alameda at this location is controlled by the City. It runs north-southish along the subject site’s western boundary, though there is an approximately 66 foot buffer between it and the subject site.  The existing vehicular entrances, near the s...
	14-16-5-3 Access and Connectivity:  Access and Connectivity regulations are largely controlled by the Development Process Manual (DPM) and administered by the DRB.  All driveways and access points shall be constructed to meet DPM standards.
	14-16-5-5 Parking and Loading:  Parking calculations are shown on the first sheet (C-1). Required parking was calculated using the rate for Restaurant, which is 8 spaces/1000 sf. For the Phase I building, 8 spaces are required. 24 are provided. For th...
	Landscaping
	A variety of evergreen and deciduous trees and shrubs, and some grasses, are proposed. The existing, mature trees in the NM 528 buffer, near the future cell tower area, and along the subject site’s southern side would be preserved, but the row of exis...
	General Landscaping Requirements: Pursuant to Section 14-16-5-6(C)(2), the minimum landscaping requirement is 15% of the net lot area. The landscaping calculations need to be revised to use the gross lot area specified on the main site plan (Sheet C-1...
	Additional landscaping needs to be added to achieve the minimum requirement. Approximately 9,700 sf of landscaping coverage is provided and 12,358 sf is required. Staff suggests adding landscaping to the area near the proposed detention pond to help s...
	Stormwater Management Features: A note indicates that landscape beds are to be depressed below grade, as required pursuant to 14-16-5-6(C)(13), but curb notches and a curb notch detail need to be provided.
	Elevations/Architecture
	All non-residential development is required to comply with the standards in 14-16-5-11(E). Elevations are included for the Phase I building, but not for the future, Phase II building, which appears to not have a user at this time.
	The Phase I building is 24 feet tall and made of cement plaster and cement siding in a tan color, with the franchise dark blue on the tallest portion of the building. Stone veneer and grey metal awnings provide accents.
	Signage

	iv. Agency & Neighborhood Concerns
	Reviewing Agencies
	Neighborhood/Public

	v.  Conclusion
	Not applicable. The subject site is not in a designated Railroad and Spur Area.
	A.  Goal 5.6-City Development Areas: Encourage and direct growth to Areas of Change where it is expected and desired and ensure that development in and near Areas of Consistency reinforces the character and intensity of the surrounding area.
	The subject site is in an Area of Consistency, where growth is intended to reinforce the character and intensity of the surrounding area. The area is developed with mostly commercial uses, but also has some office, multi-family, and a large-lot Count...
	B. Policy 5.1.12-Commuter Corridors: Allow auto-oriented development along Commuter Corridors that are higher-speed and higher-traffic volume routes for people going across town, often as limited-access roadways.
	D. Policy 5.3.1- Infill Development: Support additional growth in areas with existing infrastructure and public facilities.
	E.  Policy 5.4.2- West Side Jobs:  Foster employment opportunities on the West Side.
	The future development of two small, restaurant uses would help foster some employment opportunities on the Westside.

	A.  Goal 5.4- Jobs-Housing Balance: Balance jobs and housing by encouraging residential growth near employment across the region and prioritizing job growth west of the Rio Grande.
	The subject site is in a commercial area and across the street from a designated Employment Center. The future development of two small, restaurant uses would bring some service jobs to the Westside, in though it would not create balance by encouragi...
	B.  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.
	11. The request is partially consistent with the following, applicable Comprehensive Plan policies from Chapter 6- Transportation:
	A. Policy 6.2.3- Pedestrian & Bicycle Connectivity:  Provide direct pedestrian and bicycle access to and circulation within Centers, commercial properties, community facilities, and residential neighborhoods.
	12. The request is partially consistent with the following, applicable Comprehensive Plan policies from Chapter 7- Urban Design:
	A.  Goal 7.3- Sense of Place: Reinforce sense of place through context-sensitive design of development and streetscapes.
	B. Subpolicy 5.2.1h: Encourage infill development that adds complementary uses and is compatible in form and scale to the immediately surrounding development.
	13. The request is partially consistent with the following, applicable Comprehensive Plan policies from Chapter 8-  Economic Development:
	A.  Policy 5.2.1-Land Uses: Create healthy, sustainable, and distinct communities with a mix of uses that are conveniently accessible from surrounding neighborhoods.

	C. Goal 6.2- Multi-Modal System: Encourage walking, biking, and transit, especially at peak-hour commuting times, to enhance access and mobility for people of all ages and abilities.
	D. Goal 7.4- Context Sensitive Parking: Design parking facilities to match the development context and complement the surrounding built environment.
	City of Albuquerque Agency Comments
	PLANNING DEPARTMENT
	Long Range Planning


	CITY ENGINEER
	NMDOT does not have any comments at this time.
	DEPARTMENT OF MUNICIPAL DEVELOPMENT (DMD)

	Traffic Engineering Operations (Department of Municipal Development)
	ABC WATER UTILITY AUTHORITY (ABCWUA)
	COMMENTS FROM OTHER AGENCIES


	3 -pics page 005301 2
	4-Zoning Information
	5-Applicant Information
	Applicant Information
	5-Applicant Information

	6-Staff Information
	Staff Information
	2021-005301 FI 1
	2021-005301 DM 2

	7-Notifications
	Notification Cover Sheet
	7-Notifications

	8-Neighborhood Concerns
	Neighborhood Concerns
	Dutch bros Jen
	Letter re Dutch Bros
	Sky View Acres NA - Dutch Brother Letter to EPC - 9-9-2021



	202091-EPC-SITE-PLAN-5262021

	Applicant Information
	reductions



