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I. INTRODUCTION
Surrounding zoning, plan designations, and land uses:
Zoning

Comprehensive Plan Area; Applicable Rank
II & III Plans

MX-L

Area of Change

Light vehicle fueling station
(Tract A), vacant (Tract B)

North

NR-C, R-1B

Area of Change, Area of Consistency

Funeral home, single-family
residential

South

County M-1

Developing Urban
Bridge Boulevard Sector Development Plan

County fire department facility

East

County C-N

Developing Urban
Bridge Boulevard Sector Development Plan

Mobile homes, drainage pond

West

County C-1

Developing Urban
Bridge Boulevard Sector Development Plan

Boarded-up building (church),
vacant

Site

Land Use

Request
The request is for a zone map amendment (zone change) for an approximately 4.5 acre site
known as Tract A and Tract B, a plat of Tracts, A, B, and C, Lands of Romero-Page Etal. (the
“subject site”). The subject site is located at the SE corner of the intersection of Old Coors Dr.
SW and Bridge Blvd. SW.
The approximately 0.8 acre Tract A, which is smaller than Tract B and located at the hard
corner of the intersection, contains an existing light vehicle fueling station. Tract B contains
approximately 3.6 acres and is vacant. This request was deferred for 30 days at the April 11,
2019 hearing to allow additional time to strengthen the zone change justification letter.
The subject site is zoned MX-L, which it received upon adoption of the Integrated Development
Ordinance (IDO) as a conversion from the C-1 zone. The applicant is requesting a zone change
to NR-C (Non-Residential Commercial zone) in order to re-develop the subject site with a new
convenience store, additional fueling pumps, and liquor retail. The NR-C zone allows a wide
variety of retail and commercial uses intended to serve neighborhood and area-wide needs, as
well as some industrial uses.
EPC Role
The EPC is hearing this case because the EPC is required to hear all zone change cases,
regardless of site size, in the City. The EPC is the final decision-making body unless the EPC
decision is appealed. If so, the Land Use Hearing Officer (LUHO) would hear the appeal and
make a recommendation to the City Council. The City Council would make then make the final
decision. The request is a quasi-judicial matter.
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Context
The subject site is situated on the SE corner of the intersection of Old Coors Blvd. SW and
Bridge Blvd. SW, in an area characterized by a variety of land uses that are in the City and
unincorporated Bernalillo County. North of the subject site, across Bridge Blvd. SW, is a
mortuary and single-family homes of the Los Altos neighborhood. East of the subject site is a
mobile home development in the County. South of the subject site is a Bernalillo County fire
department facility, also in the County. West of the subject site, across Old Coors Rd. NW, is a
boarded-up church and vacant land in the County.
The subject site is not located in a designated Activity Center, though the Tower Employment
Center is to the west. The Tower Employment Center is a recognized as an Employment Center
by both the City and the County. For the City, it’s designated in the Comprehensive Plan (see
Figure 5-4). For the County, it’s part of the Bridge Boulevard Sector Development Plan.
History
In April 1992, the Environmental Planning Commission (EPC) heard a request for annexation of
the subject site (Z-91-61/AX-91-7, see attachments). At that time, the subject site consisted of
three parcels (A, B, and C) and was zoned County C-1 and CN (a neighborhood commercial
zone). The impetus for annexation was the applicant’s desire to obtain City water and sewer to
facilitate development of a light vehicle fueling station. The EPC voted to forward a
recommendation of approval of the annexation to the City Council.
The annexation request was heard by the Land Use Planning and Zoning (LUPZ) committee on
January 15, 1992. The LUPZ committed voted to forward its recommendation of approval to the
City Council, 5-0. The City Council acted on the request at its February 3, 1992 meeting. Bill
No. O-7 became effective on February 16, 1992.
The light vehicle fueling station developed on Tract A. At some point, Tracts B and C were
consolidated into Tract B. Tract B remained undeveloped as it is today.
Transportation System
The Long Range Roadway System (LRRS) map, produced by the Mid-Region Metropolitan
Region Planning Organization (MRMPO), identifies the functional classifications of roadways.
Old Coors Blvd. SW is a Minor Arterial and Bridge Blvd. SW is a Community Principal
Arterial.
Comprehensive Plan Corridor Designation
The subject site fronts Bridge Blvd. SW, which the Comprehensive Plan designates as a Major
Transit Corridor. Major Transit Corridors are anticipated to be served by high-frequency and
local transit, and prioritize transit above other modes to ensure a convenient and efficient transit
system. Walkability is the key to providing a safe and attractive pedestrian environment.
Development along Major Transit Corridors should be transit and pedestrian-oriented near
transit stops, while auto-oriented for much of the corridor (see Comprehensive Plan, p. 5-17).
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Trails/Bikeways
A designated bicycle lane runs along the northern side of Bridge Blvd. SW, which abuts the
subject site to the north. A paved trail, as part of the 50 Mile Loop project, is proposed along the
southern side of Bridge Blvd. SW. A bicycle lane exists along Old Coors Blvd. north of the
subject site. South of the intersection, however, the bicycle lane on Old Coors Blvd. is proposed.
Transit
Albuquerque Ride Route #54-Bridge/Westgate, serves the subject site. This route offers both
weekday and weekend service, running from early morning to the evening during the week and
on Saturdays. There is a bus shelter in the ROW abutting the subject site.
Public Facilities/Community Services
Please refer to the Public Facilities Map (see attachment), which shows public facilities and
community services located within one mile of the subject site.
II. ANALYSIS of APPLICABLE ORDINANCES, PLANS, AND POLICIES
Integrated Development Ordinance (IDO)
Definitions
General Retail: An establishment providing for the retail sale of general merchandise or food to
the general public for direct use and not for wholesale; including but not limited to sale of
general merchandise, clothing and other apparel, flowers and household plants that are not
grown on-site, dry goods, convenience and specialty foods, hardware and similar consumer
goods, or other retail sales not listed as a separate use in Table 4-2-1. See also Adult Retail,
Building and Home Improvement Materials Store, Large Retail Facility, Liquor Retail, and
Grocery Store.
General retail is divided into 3 categories based on the size of the establishment or use (not the
size of the structure):
1. General Retail, Small: An establishment with no more than 10,000 square feet of gross
floor area.
2. General Retail, Medium: An establishment of more than 10,000 square feet of gross
floor area and no more than 50,000 square feet of gross floor area.
3. General Retail, Large: An establishment of more than 50,000 square feet of gross floor
area. See also Large Retail Facility.
Liquor Retail: A retail sales establishment licensed by the state selling packaged alcoholic
liquors (including beer, wine, and spirituous liquors) for consumption off-site. Establishments
that operate under a Small Brewer's, Winegrower's, or Craft Distiller's license are not considered
Liquor Retail. See also General Retail and Tap Room or Tasting Room.
Zoning
The subject site is currently zoned MX-L [Mixed-Use Low Intensity Zone District, IDO 14-162-4(B)], which was assigned upon adoption of the IDO. Primary land uses are non-destination
retail and commercial uses, townhouses, low-density multi-family residential dwellings, and
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civic and institutional uses to serve the surrounding area. Specific permissive uses are listed in
Table 4-2: Allowable Uses, IDO p. 130.
The MX-L zone is roughly the IDO equivalent of the former C-1 Neighborhood Commercial
zone, the subject site’s former zoning upon annexation. The former Zoning Code allowed retail
sales of gasoline subject to site design standards that limited fuel dispensers to four, number of
vehicle access points to one per street, limited vehicle stacking, and required additional buffer
landscaping when contiguous to a residential zone.
The request proposes to change the subject site’s zoning to NR-C (Non-Residential Commercial
Zone District, IDO 14-16-2-5(A)). The purpose of the NR-C zone is to accommodate mediumscale retail, office, commercial, and institutional uses, particularly where additional residential
development is not appropriate or not desired because of a deficit of jobs or services in relation
to housing units in the area. Primary land uses include a wide spectrum of retail and commercial
uses intended to serve both neighborhood and area-wide needs, as well as some light industrial
uses. Specific permissive uses are listed in Table 4-2 of the IDO. The NR-C zone is the IDO
equivalent of the old C-2 and C-3 commercial zones.
Comparison of MX-L and NR-C
There are some notable differences between the MX-L and the NR-C zones. The following uses
are not allowed in the MX-L zone but are permissive in the NR-C zone: hospital, nursery,
catering service, night club, heavy vehicle and equipment sales rental fueling and repair, grocery
store, personal and business services large, general retail medium, general retail large, light
manufacturing, warehousing, and wholesaling and distribution center.
A key difference between the MX-L and the NR-C zones is liquor retail. In the MX-L zone,
liquor retail is an accessory use. The IDO contains use-specific standards for liquor retail [see
4-3(D)(36)(a through h), p. 159]. Standard (e) states that liquor retail is prohibited in the MX-L
zone, but it allowed as an accessory use only in conjunction with a grocery store in certain,
mapped areas. The NR-C zone allows liquor retail as a permissive use.
The following uses are conditional uses in the MX-L zone but are permissive uses in the NR-C
zone: overnight shelter, sports field, university or college, kennel, tap room, bar, light vehicle
fueling station, light vehicle sales and rental, mortuary, pawn shop, self-storage, and transit
facility. The light vehicle fueling station that exists on the subject site was allowed permissively
by the former Zoning Code, so it can continue to operate without obtaining a conditional use.
Use-Specific Standards
The use-specific standards for Liquor Retail [see 4-3(D)(36)(a through h), p. 159] specify in
Standard (c) that a conditional use is required when a proposed liquor retail use is within 500
feet of any residential or NR-PO zone district or any group home use. The subdivision across
Bridge Blvd. SW, north of the subject site, is zoned R-1B and is within 500 feet of the subject
site.
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Therefore, if a zone change is approved, the applicant would still need to seek a conditional use
approval for the liquor retail use. A conditional use is subject to a hearing before the Zoning
Hearing Examiner (ZHE). If the conditional use is obtained, the next step would be a hearing
before the liquor board, which is run by the State.
The IDO also contains use-specific standards for Light Vehicle Fueling Station [see 43(D)(17)(a through n), p. 147] that regulate items such as access points, canopies, and screening.
(D)(17)(i) states that a conditional use is required for a Light Vehicle Fueling Station when this
use is located adjacent to any residential zone district. Adjacent east of the subject site is a
mobile home development, but it is zoned C-N (County Neighborhood Commercial zone). C-N
is not a residential zone, so a conditional use would not be required.
Albuquerque / Bernalillo County Comprehensive Plan
The subject site is located in an area that the 2017 Albuquerque/Bernalillo County
Comprehensive Plan has designated an Area of Change. The Goals and policies listed below are
cited by the applicant in the zone change justification letter dated April 25, 2019 (see
attachment). Staff does not provide analysis or additional citations other than what the applicant
provided because, pursuant to the IDO Subsection 6-4(F)(2), the applicant bears the burden of
providing a sounds justification for the request, based on substantial evidence.
Chapter 4: Community Identity
Policy 4.1.2-Identity and Design
Chapter 5: Land Use
Goal 5.1-Centers & Corridors
Policy 5.1.10- Major Transit Corridors
Goal 5.2-Complete Communities
Policy 5.2.1-Land Uses
Goal 5.3-Efficient Development Patterns
Policy 5.3.1-Infill Development
Goal 5.4 Jobs-Housing Balance
Policy 5.4.2 -West Side Jobs
Goal 5.5- County Development Areas [BC]
Policy 5.5.5-Developing and Established Urban Areas [BC]
Goal 5.6- City Development Areas
Policy 5.6.2- Areas of Change
Chapter 6-Transportation
Policy 6.5.2 -ADA
Policy 6.6.4-Redevelopment
Chapter 7-Urban Design
Policy 7.1.2-Development Form:
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Policy 7.3.4-Infill
Policy 7.5.1-Landscape Design
Economic Development
Policy 8.1.2-Resilient Economy
Integrated Development Ordinance (IDO) 6-7(F)(3)-Review and Decision Criteria for Zone Map
Amendments
Requirements
The review and decision criteria outline policies and requirements for deciding zone change
applications. The applicant must provide sound justification for the proposed change and
demonstrate that several tests have been met. The burden is on the applicant to show why a
change should be made pursuant to Subsection 6-4(F)(2).
The applicant must demonstrate that the existing zoning is inappropriate because of one of three
findings: 1) there was an error when the existing zone district was applied to the property; or 2)
there has been a significant change in neighborhood or community conditions affecting the site;
or 3) a different zone district is more advantageous to the community as articulated by the
Comprehensive Plan.
Justification & Analysis
The zone change justification letter analyzed here, received on April 26, 2019, is a response to
Staff’s request for a revised justification (see attachment). The subject site is currently zoned
MX-L (Mixed-Use Low Intensity Zone). The requested zoning is NR-C (Non-Residential
Commercial Zone). The reason for the request is to allow re-development of the subject site
with a convenience store, fuel pumps, and liquor retail.
The applicant believes that the proposed zone map amendment (zone change) meets the zone
change decision criteria [14-16-6-7(F)(3)] as elaborated in the justification letter. The citation is
from the IDO. The applicant’s arguments are in italics. Staff analysis follows in bold italics.
A. A proposed zone change must be found to be consistent with the health, safety, and general
welfare of the City as shown by furthering (and not being in conflict with) a preponderance
of applicable Goals and Policies in the ABC Comp Plan, as amended, and other applicable
plans adopted by the City.
Applicant: The proposed zone change is consistent with the health, safety, and general
welfare by furthering the applicable Goals and Policies of the ABC Comp Plan. The zone
change will be consistent as all properties approximately .25 miles north of the parcels are
zoned NR-C along the west and east of Old Coors Drive SW. Under MX-L, light fueling is a
conditional use and liquor retail is prohibited per 4-3(D)(36)(e) of the IDO. Under NR-C
light fueling is a permissible use and liquor retail is a permissible use; however, a
conditional use is required when within 500 feet of any residential. Per above, the zone
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change does not include permissible uses that would be harmful to adjacent properties,
neighborhood, or community as it is in line with the existing use of the properties.
Staff: Consistency with the City’s health, safety, morals and general welfare is shown by
demonstrating that a request furthers applicable Comprehensive Plan Goals and policies
(and other plans if applicable) and does not conflict with them. The applicant has not
adequately demonstrated that the request would be consistent with the City’s health, safety,
morals and general welfare by not fully analyzing and showing conformance with all
applicable Comprehensive Plan Goals and policies. The response to Criterion A is
insufficient.
Applicable citations: Policy 4.1.2-Identity and Design; Goal 5.1-Centers and Corridors;
Policy 5.1.10-Major Transit Corridors; Goal 5.2-Complete Communities; Policy 5.2.1Land Uses; Goal 5.3-Efficient Development Patterns; Policy 5.3.1-Infill Development;
Goal 5.4-Jobs-Housing Balance; Policy 5.4.2-Westside Jobs; Goal 5.6-City
Development Areas; Policy 5.6.2- Areas of Change; Policy 7.3.4-Infill; Policy 8.12Resilient Economy.
Non-applicable citations: Goal 5.5-County Development Patterns; Policy 5.5.5Developing and Established Urban Areas; Policy 6.5.2-ADA; Policy 6.6.4Redevelopment; Policy 7.1.2-Development Form; Policy 7.5.1-Landscape Design;
various objectives.
The applicant’s policy analysis focuses on the convenience store expansion more so than the
NR-C zone, though a zone change would allow all permissive uses in the requested zone.
Though in general the request could facilitate infill development, there are a couple of
significant issues with respect to the Major Transit Corridor designation of Bridge Blvd. that
create policy conflicts. The applicant did not address the Goals cited in the justification, and
generally did not create strong connections between the request and the applicable
Comprehensive Plan Goals and policies to demonstrate that a preponderance of them would
be furthered.
The intent of a Major Transit Corridor designation is to prioritize transit and walkability;
development should be transit and pedestrian oriented near transit stops, such as the transit
shelter on the subject site. Some significant auto-oriented uses that would be allowed in the
NR-C zone, on the subject site, are light vehicle fueling station (the intended use), light
vehicle sales and rental, and self-storage. Furthermore, the NR-C zone does not allow
residential uses that could help promote transit usage along the Corridor.
B. If the proposed amendment is located wholly or partially in an Area of Consistency (as
shown in the ABC Comp Plan, as amended), the applicant has demonstrated that the new
zone would clearly reinforce or strengthen the established character of the surrounding Area
of Consistency and would not permit development that is significantly different from that
character. The applicant must also demonstrate that the existing zoning is inappropriate
because it meets any of the following criteria:
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•

There was typographical or clerical error when the existing zone district was applied
to the property.

•

There has been a significant change in neighborhood or community conditions
affecting the site.

•

A different zone district is more advantageous to the community as articulated by the
ABC Com Plan, as amended (including implementation of patterns of land use,
development density and intensity, and connectivity), and other applicable adopted
City plan(s).

Applicant: The criteria is not applicable as the proposed amendment is wholly in an Area of
Change as shown in the ABC Comp Plan.
Staff: The subject site is located wholly in an Area of Change, so this criterion does not
apply. The response to Criterion B is sufficient.
C. If the proposed amendment is located wholly in an Area of Change (as shown in the ABC
Comp Plan, as amended) and the applicant has demonstrated that the existing zoning is
inappropriate because it meets at least one of the following criteria:
1. There was typographical or clerical error when the existing zone district was applied
to the property.
2. There has been a significant change in neighborhood or community conditions
affecting the site that justifies this request.
3. A different zone district is more advantageous to the community as articulated by the
ABC Comp Plan, as amended (including implementation of patterns of land use,
development density and intensity, and connectivity), and other applicable adopted
City plan(s).
Applicant: The proposed NR-C zone district change is more advantageous to the
community as it is more cohesive with the proposed land use patterns by the ABC Comp
Plan and surrounding existing land uses. Inclusively all properties north of the parcels
abutting Old Coors Dr. SW for approximately 0.25 miles, are designated as NR-C. The
zone change to NR-C would also eliminate the current “spot zone” generated by current
MX-L zone district.
Staff: The subject site is located in an Area of Change. The applicant chooses #3, that a
different zone district is more advantageous to the community, as articulated by the ABC
Comp Plan, than the current zoning. Though the proposed zone change would allow for a
larger variety of retail, service, and industrial uses in the area, the applicant has not
adequately demonstrated that the request would be more advantageous as articulated in the
Comprehensive Plan. The request furthers some applicable Comprehensive Plan Goals and
policies, but conflicts with others, especially with respect to the intent of a Major Transit
Corridor designation of Bridge Blvd.
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Upon annexation, the subject site was given C-1 Neighborhood Commercial zoning
purposefully, to be consistent with its former zoning of County C-1 and C-N. The C-1
zoning converted to MX-L under the IDO. The purpose of the MX-L zone is to provide for
neighborhood-scale shopping needs and low-density multi-family residential. The existing
zoning north of Bridge Blvd. SW was established as C-3 many years ago, and therefore
converted to NR-C. Though the subject site’s annexation resulted in a spot zone, in this case
there is no connection between eliminating a spot zone and being more advantageous to the
community. The response to criterion C is insufficient because all applicable
Comprehensive Plan Goals and policies have not been addressed.
D. The zone change does not include permissive uses that would be harmful to adjacent
property, the neighborhood, or the community, unless the Use-specific Standards in Section
16-16-4-3 associated with that use will adequately mitigate those harmful impacts.
Applicant: The zone change does not include permissive uses that would be harmful to the
adjacent property, neighborhood, or the community, unless the Use Specific standards in
Section 16-16.4.3 associated with the use will adequately mitigate those harmful impacts.
The table below lists the uses that are now permissive under the proposed NR-C zoning.
P = Permissive Primary C = Conditional Primary A = Permissive Accessory Blank Cell =
Not Allowed
Permissive uses with NR-C zoning different from MX-L
Land Use
MX-L
CIVIC AND INSTITUTIONAL USES
Hospital
Sports field
C
University or college
C
COMMERCIAL USES
Agriculture and Animal-related
Kennel
C
Nursery
Food, Beverage, and Indoor Entertainment
Auditorium or theater
A
Bar
C
Catering service
Nightclub
Motor Vehicle-related
Heavy vehicle and equipment
sales, rental, fueling, and repair
Light vehicle fueling station
C
Offices and Services
Mortuary
C
Retail Sales
Building and home improvement

NR-C
P
P
P

P
P
P
P
P
P
P
P
P
P
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General retail, medium
General retail, large
Liquor retail
A
Transportation
Transit facility
C
INDUSTRIAL USES
Manufacturing, Fabrication, and Assembly
Light manufacturing
Waste and Recycling
Recycling drop-off bin facility
A
Wholesaling and Storage
Warehousing
Wholesaling and distribution
center
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P
P
P
P

P
P
P
P

CIVIC AND INSTITUTIONAL USES
Hospital, Sports Field, University or College: These land uses although permissible, the
uses are not contemplated for this site because the property is not large enough to
accommodate these uses.
COMMERCIAL USES
Kennel, Nursery: The land uses are not contemplated for this site because the intent of the
project is to redevelop the existing convenience store facilities with a new convenience
store. However, if these uses are contemplated for the remaining 1.5 acres the new Circle
K development would mitigate potential impacts to neighboring residential. The Circle K
development would act as a barrier between the residential community on the north side of
Bridge Blvd. Which is greater than the minimum 45 foot required separation.
Auditorium or theater, Bar, Catering Service, Nightclub: The land uses are not
contemplated for this site because the intent of the project is to redevelop the existing
convenience store facilities with a new convenience store. However, if these uses are
contemplated for the remaining 1.5 acres the new Circle K development would mitigate
potential impacts to neighboring residential. The Circle K development would act as a
barrier between the residential community on the north side of Bridge Blvd. Which is
greater than the minimum 45-foot required separation.
Heavy vehicle and equipment sales, rental, fueling, and repair: The land use is not
contemplated for the site; however, the use would not be harmful because auto oriented
uses are encouraged along Major Transit Corridors.
Light vehicle fueling station: Under MX-L this is a conditional use and it is the existing
development land use. Under NR-C light fueling is a permissible use: however, a
conditional use is required when within 500 feet of any residential.
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Mortuary: The land use is a conditional use under MX-L and will be permissible under
NR-C.
Building and home improvement materials store, General retail, medium, General retail,
large: Although permissible uses under NR-C; the proposed establishment is required to
be a minimum of 10,000 SF gross area. These land uses could be contemplated for the
remaining 1.5 acres; however, the small lot size mitigates the implementation of these
uses.
Liquor retail: The land use is an accessory use under MX-L and will be permissible under
NR-C and would not be harmful to the adjacent property.
Transit facility: is a conditional use under MX-L and will be permissible under NR-C. This
land use could be contemplated for the remaining 1.5 acres; however, the small lot size
mitigates the implementation of this use.
Light manufacturing: The land uses are not contemplated for this site because the intent of
the project is to redevelop the existing convenience store facilities with a new convenience
store. However, if these uses are contemplated for the remaining 1.5 acres the new Circle
K development would mitigate potential impacts to neighboring residential. The Circle K
development would act as a barrier between the residential community on the north side of
Bridge Blvd. Which is greater than the minimum 45-foot required separation.
Recycling drop-off bin facility: The land uses are not contemplated for this site because
the intent of the project is to redevelop the existing convenience store facilities with a new
convenience store. However, if these uses are contemplated for the remaining 1.5 acres
the new Circle K development would mitigate potential impacts to neighboring residential.
The Circle K development would act as a barrier between the residential community on
the north side of Bridge Blvd. Which is greater than the minimum 45-foot required
separation.
Warehousing, Wholesaling and distribution center: Although permissible uses under NRC; the proposed establishment is required to be a minimum of 50,000 SF gross area.
These land uses could be contemplated for the remaining 1.5 acres; however, the small lot
size mitigates the implementation of these uses.
Per above, the zone change does not include permissible uses that would be harmful to
adjacent property, neighborhood, or community as the proposed use is line with the
existing use of the properties.
Staff: The applicant provided a thorough listing of the uses that would become allowed under the
NR-C zone, with a statement that the subject site’s relatively small size could possibly preclude
some of the uses. Some uses, such as kennel, nursery, auditorium or theatre, bar, catering service,
nightclub, and liquor retail could fit on the subject site and would become permissive uses.

CITY OF ALBUQUERQUE
PLANNING DEPARTMENT
CURRENT PLANNING SECTION

ENVIRONMENTAL PLANNING COMMISSION
Project #: 2018-001924, Case #: RZ-2018-00063
May 09, 2019

Page 14

Staff is not convinced that these uses would be without harmful impacts to adjacent property, the
neighborhood, or the community. Front setbacks in NR-C are 5-15 feet front and 0 side. The
Neighborhood Edges requirements would not apply to the mobile homes to the east because they
are not in a residential zone. Furthermore, a conditional use is required for liquor retail within 500
feet of a residential zone district (R-1B is across the street) in order to mitigate potential harm
caused by the use which, under the NR-C zone, would become permissive. The response to
Criterion D is insufficient because the applicant has not adequately addressed the issue of
potential harm to the neighborhood and the community.
E. The City's existing infrastructure and public improvements, including but not limited to its
street, trail, and sidewalk systems meet 1 of the following requirements:
1. Have adequate capacity to serve the development made possible by the change of zone.
2. Will have adequate capacity based on improvements for which the City has already
approved and budgeted capital funds during the next calendar year.
3. Will have adequate capacity when the applicant fulfills its obligations under the IDO, the
DPM, and/or an Infrastructure Improvements Agreement.
4.

Will have adequate capacity when the City and the applicant have fulfilled their
respective obligations under a City- approved Development Agreement between the City
and the applicant.

Applicant: Per coordination with the City and County Traffic Engineering departments the
existing infrastructure and public improvements have adequate capacity to serve the
development made possible by the change of zone. The City does not have any public
improvement requirements as the abutting streets of the site are both County right-of-way.
The county is currently developing plans for the Bridge Blvd. expansion which has
incorporated the future Circle K access drive to placed further east of the intersection to
increase vehicular safety.
Staff: Requirement 1 applies. The applicant states that existing infrastructure and public
improvements would have adequate capacity to serve development made possible by the
proposed zone change. The response to Criterion E is sufficient.
F. The applicant's justification for the requested zone change is not completely based on the
property's location on a major street.
Applicant: The justification for the requested zone change is not solely based on the
property’s location on a major street but rather because a preponderance of applicable
Goals and Policies of the Comp Plan are met and exceeded as previously indicated under
Criterion A.
Staff: The subject site is located on Bridge Blvd. SW, a Community Principal Arterial, and
Old Coors Blvd. SW, a Minor Arterial. The applicant’s justification is not completely based
on the property’s location on major streets. The response to Criterion F is sufficient.
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G. The applicant's justification is not based completely or predominantly on the cost of land or
economic considerations.
Applicant: The justification provided is not based completely or predominantly on the cost
of land economic consideration, but rather because the preponderance of applicable Goals
and Policies of the Comp Plan as previously indicated have been met or exceeded.
Staff: Economic considerations are a factor. Since the applicant has not adequately
demonstrated that the request furthers a preponderance of applicable Comprehensive Plan
policies, it has not been proven that the justification is not completely or predominantly
based on the cost of land or economic considerations. The response to Criterion G is
insufficient.
H. The zone change does not apply a zone district different from surrounding zone districts to
one small area or one premises (i.e. create a "spot zone") or to a strip of land along a street
(i.e. create a "strip zone") unless the change will clearly facilitate implementation of the
ABC Comp Plan, as amended, and at least one of the following applies:
1. The area of the zone change is different from surrounding land because it can function as
a transition between adjacent zone districts.
2.

The site is not suitable for the uses allowed in any adjacent zone district due to
topography, traffic, or special adverse land uses nearby.

3. The nature of structures already on the premises makes it unsuitable for the uses allowed
in any adjacent zone district.
Applicant: The zone change does not create a “spot zone”, the rezoning will eliminate the
existing spot zone of MX-L. The zone change will be consistent as all properties
approximately .25 miles north of the parcels are zoned NR-C along the west and east of Old
Coors Drive SW.
Staff: The request would not result in a spot zone. Although the subject site is one premises,
there is other NR-C zoning in the immediate area. The response to Criterion H is sufficient.
III. AGENCY & NEIGHBORHOOD CONCERNS
Reviewing Agencies
City departments and other interested agencies reviewed this application from 3/4/2019 to
3/19/2019. Few agency comments were received. Long Range Planning Staff note that the site
is located within the Bridge/Tower Blvd Major Transit Corridor Area, and that the proposed
use, light vehicle fueling station, is allowable in both the MX-L and NR-C zones. Long Range
Planning recommends that the EPC carefully consider the purpose of each zone district and the
surrounding transportation, land use, and zoning patterns to determine which zone district is
most appropriate for this location.
The Water Utility Authority stated that an availability statement is required before new service
to the site can be permitted. Agency comments begin on p. 21.
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Neighborhood/Public
The Alamosa Neighborhood Association (NA), the Southwest Alliance of Neighbors (SWAN),
the Westside Coalition of NAs, and the South Valley Coalition of NAs were required to be
notified, which the applicant did (see attachments). The Los Altos Civic Association, which
includes the Los Altos subdivision across the street north of the subject site, had lost its
recognition status and therefore was not included on the list provided to the applicant by the
City’s Office of Neighborhood Coordination (ONC).
Property owners within 100 feet of the subject site were also notified, as required (see
attachments). Note that the 100 feet does not include the right-of-way of Bridge Blvd. SW or
Old Coors Blvd. SW, so the buffer around the subject site was approximately 230 feet.
The applicant attended a regular meeting of the Alamosa Neighborhood Association on
February 11, 2019 (see attachment). Seventeen people attended. No notes were provided for the
record, so it’s unknown exactly what was discussed. A facilitated meeting during the EPC
process was neither requested nor held.
As of this writing, Staff has received six letters of opposition (see attachments). All are from
residents of the Los Altos subdivision, which is north of the subject site across Bridge Blvd.
SW. Residents are mostly concerned about alcohol sales, but are also concerned about issues
such as light pollution, potential for increased traffic, traffic control, noise, and crime.
IV. CONCLUSION
The request is for a zone change for an approximately 4.5 acre site located at the SE corner of
Old Coors Dr. SW and Bridge Blvd. SW (the “subject site”). The hard corner (Tract A) contains
an existing light vehicle fueling station. Tract B contains approximately 3.6 acres and is vacant.
The subject site is zoned MX-L. The applicant is requesting a zone change to NR-C (NonResidential Commercial zone) in order to re-develop the subject site with a new convenience
store, additional fueling pumps, and liquor retail. The NR-C zone allows a wide variety of retail
and commercial uses intended to serve neighborhood and area-wide needs, as well as some
industrial uses.
The zone map amendment has not been adequately justified pursuant to the IDO Review and
Decision criteria for zone changes 6-7(F)(3). The policy analysis does not sufficiently
demonstrate that the request furthers a preponderance of applicable Goals and policies and does
not conflict with them.
The affected neighborhood organizations are the Alamosa Neighborhood Association (NA), the
Southwest Alliance of Neighbors (SWAN), the Westside Coalition of NAs, and the South
Valley Coalition of NAs, which was notified as required. Property owners within 100 feet of the
subject site were also notified as required. The applicant attended a regular meeting of the
Alamosa Neighborhood Association in February. A facilitated meeting during the EPC process
was neither requested nor held.
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As of this writing, Staff has received six letters of opposition from residents of the Los Altos
subdivision north of the subject site. Concerns include alcohol sales, light pollution, traffic,
noise, and crime.
Staff recommends denial.
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FINDINGS - RZ-2019-00015, May 09, 2019- Zone Map Amendment (Zone Change)
1. The request is for a zone map amendment (zone change) for an approximately 4.5 acre site

known as Tract A and Tract B, a plat of Tracts, A, B, and C, Lands of Romero-Page Etal.
(the “subject site”). The subject site is located at the southeast corner of the intersection of
Old Coors Dr. SW and Bridge Blvd. SW (1100 Old Coors Dr. SW).
2. The approximately 0.8 acre Tract A, which is smaller than Tract B and located at the hard

corner of the intersection, contains an existing light vehicle fueling station. Tract B contains
approximately 3.6 acres and is vacant.
3. The subject site is zoned MX-L, which it received upon adoption of the Integrated

Development Ordinance (IDO) as a conversion from the C-1 zone. The applicant is
requesting a zone change to NR-C (Non-Residential Commercial zone) in order to redevelop the subject site with a new convenience store, additional fueling pumps, and liquor
retail. The NR-C zone allows a wide variety of retail and commercial uses intended to serve
neighborhood and area-wide needs, as well as some industrial uses.
4. The subject site is in an area that the Comprehensive Plan has designated an Area of

Change. Bridge Blvd. SW is designated as a Major Transit Corridor.
5. The Albuquerque/Bernalillo County Comprehensive Plan and the City of Albuquerque

Integrated Development Ordinance (IDO) are incorporated herein by reference and made
part of the record for all purposes.
6. The request conflicts with the following, applicable Comprehensive Plan Goal and policy:
A. Goal 5.1-Centers & Corridors: Grow as a community of strong Centers connected by a
multi-modal network of Corridors.
The subject site, located at the southeastern corner of the intersection of Bridge Blvd. SE
and Old Coors Blvd., is not in a designated Activity Center (the Tower Employment
Center lies to the west). Bridge Blvd. SE is designated as a Major Transit Corridor and
there is a transit shelter on the subject site. The request would facilitate development of
permissive uses in the NR-C (non-residential commercial) zone, but the uses would be
smaller scale and would be outside of a designated activity center, so the ability to
support transit along this major transit corridor would be limited, especially since the
NR-C zone does not allow residential uses.
B. Policy 5.1.10- Major Transit Corridors: Foster corridors that prioritize high-frequency
transit service with pedestrian-oriented development.
Bridge Blvd. SW is a designated Major Transit Corridor. The request would allow
permissive uses in the NR-C zone, which is intended to accommodate medium-scale
retail, office, commercial, and institutional uses. Major Transit Corridors are intended to
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prioritize transit; development should be transit and pedestrian oriented near transit stops
though auto-oriented along much of the corridor. Residential uses (especially multifamily) are generally desirable along Major Transit Corridors because they could result
in more people using transit and walking along the corridor as intended. The NR-C zone
does not allow residential uses and allows more auto-oriented uses than the current MXL zoning.
7. The applicant has not adequately justified the request pursuant to the Integrated Development
Ordinance (IDO) Section 6-7(F)(3)-Review and Decision Criteria for Zone Map
Amendments, as follows:
A. Criterion A: Consistency with the City’s health, safety, morals and general welfare is
shown by demonstrating that a request furthers a preponderance of applicable
Comprehensive Plan Goals and policies and does not conflict with them. The applicant
did not address the Goals cited, and generally did not create strong connections between
the request and the Goals and policies to demonstrate that a preponderance of them
would be furthered. The policy analysis does not focus sufficiently on the NR-C zone; a
zone change would allow all permissive uses in the requested zone.
There are a couple of significant issues with respect to the Major Transit Corridor
designation of Bridge Blvd. that create policy conflicts. The intent of a Major Transit
Corridor designation is to prioritize transit and walkability; development should be
transit and pedestrian oriented near transit stops, such as the transit shelter on the subject
site. Some significant auto-oriented uses that would be allowed in the NR-C zone, on the
subject site, are light vehicle fueling station (the intended use), light vehicle sales and
rental, and self-storage. Furthermore, the NR-C zone does not allow residential uses that
could help promote transit usage along the Corridor.
B. Criterion B: This criterion does not apply because the subject site is not located in an
Area of Consistency, either wholly or in part.
C. Criterion C: The applicant states that a different zone district is more advantageous to the
community, as articulated by the ABC Comp Plan, than the current zoning. Though the
proposed zone change would allow for a larger variety of retail, service, and industrial
uses in the area, the applicant has not adequately demonstrated that the request would be
more advantageous as articulated in the Comprehensive Plan. The request furthers some
applicable Comprehensive Plan Goals and policies, but conflicts with others, especially
with respect to the intent of a Major Transit Corridor designation of Bridge Blvd.
Upon annexation, the subject site was given C-1 Neighborhood Commercial zoning
purposefully, to be consistent with its former zoning of County C-1 and C-N. The C-1
zoning converted to MX-L under the IDO. Though the subject site’s annexation resulted
in a spot zone, in this case there is no connection between eliminating a spot zone and
being more advantageous to the community. The response is insufficient because all
applicable Comprehensive Plan Goals and policies have not been addressed.
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D. Criterion D: The applicant provided a thorough listing of the uses that would become
allowed under the NR-C zone, with a statement that the subject site’s relatively small
size could preclude some uses. Other uses, such as kennel, nursery, auditorium or
theatre, bar, catering service, nightclub, and liquor retail could fit on the subject site and
would become permissive uses.
These uses would not be without harmful impacts to adjacent property, the
neighborhood, or the community. The response is insufficient because the applicant has
not adequately addressed the issue of potential harm to the neighborhood and the
community.
E. Criterion E: Requirement 1 applies. The applicant states that existing infrastructure and
public improvements would have adequate capacity to serve development made possible
by the proposed zone change.
F. Criterion F: The subject site is located on Bridge Blvd. SW, a Community Principal
Arterial, and Old Coors Blvd. SW, a Minor Arterial. The applicant’s justification is not
completely based on the property’s location on major streets.
G. Criterion G: Economic considerations are a factor. Since the applicant has not
adequately demonstrated that the request furthers a preponderance of applicable
Comprehensive Plan Goals and policies, it has not been proven that the justification is
not completely or predominantly based on the cost of land or economic considerations.
H. Criterion H: The request would not result in a spot zone. Although the subject site is one
premises, there is other NR-C zoning in the immediate area.
8. The applicant’s policy analysis does not adequately demonstrate that the request furthers a
preponderance of applicable Goals and policies in the Comprehensive Plan, and does not
conflict with them, because the applicant did not fully analyze and show conformance with
applicable Comprehensive Plan Goals and policies. Therefore, one cannot conclude that the
proposed zone category would be more advantageous to the community than the current
zoning.
9. The affected neighborhood organizations are the Alamosa Neighborhood Association (NA),
the Southwest Alliance of Neighbors (SWAN), the Westside Coalition of NAs, and the
South Valley Coalition of NAs, which were notified as required. Property owners within 100
feet of the subject site were also notified as required.
10. The applicant attended a regular meeting of the Alamosa Neighborhood Association on
February 11, 2019. Seventeen people attended. As of this writing, meeting notes were
provided for the record. A facilitated meeting during the EPC process was neither requested
nor held.
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11. As of this writing, Staff has received six letters of opposition. All are from residents of the
Los Altos subdivision, which is north of the subject site across Bridge Blvd. SW. Residents
are mostly concerned about alcohol sales, but are also concerned about issues such as light
pollution, potential for increased traffic, traffic control, noise, and crime.
RECOMMENDATION - RZ-2018-00063, May 09, 2019
DENIAL of Project #: 2018-001924, Case #: 2018-00063, a zone change from MX-L to NR-C,
for Tract A and Tract B, a plat of Tracts, A, B, and C, Lands of Romero-Page Etal., an
approximately 4.5 acre site located on between Bridge Blvd. SW and San Ygnacio Rd.
SW(1100 Old Coors Dr. SW), based on the preceding Findings.

Catalina Lehner, AICP
Senior Planner
Notice of Decision cc list:
Circle K Stores Inc., 5500 South Quebec St., #100, Greenwood Village, CO 80111
Sofia Hernandez, Land Development Consultants, 11811 N. Tatum Blvd. #1051, Phoenix, AZ 85028
Alamosa NA, Jeanette Baca, 901 Field SW, ABQ, NM 87121
Alamosa NA, Jerry Gallegos, 5921 Central Ave., NW, ABQ, NM 87105
SW Alliance of NAs, SWAN Coalition, Johnny Pena, 6525 Sunset Gardens, ABQ, NM 87121
SW Alliance of NAs, SWAN Coalition, Jerry Gallegos, 5921 Central Ave NW, ABQ, NM 87105
Westside Coalition of NAs, Rene Horvath, 5515 Palomino Dr., NW, ABQ, NM 87120
Westside Coalition of NAs, Harry Hendriksen, 10592 Rio del Sol NW, ABQ, NM 87114
South Valley, Coalition of NAs, Marcia Fernandez, 2401 Violet SW, ABQ, NM 87105
South Valley Coalition of NA’s, Rod Mahoney, 1838 Sadora Rd SW, ABQ, NM 87105
Alan Varela, avarela@cabq.gov
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CITY OF ALBUQUERQUE AGENCY COMMENTS
PLANNING DEPARTMENT
Zoning Enforcement
Office of Neighborhood Coordination
Long Range Planning
The site contains two parcels containing 4.32 acres. The existing uses include a Circle K
convenience store and fuel facilities. Circle K Stores Inc. would like to raze and rebuild existing
facilities with a 4,968 SF building and a fuel canopy with a single stack for cars. Although the
entire site includes 4.32 acres, Circle K will only be developing 1.98 acres. The site is currently
zoned MX-L, with NR-C and R-1B zones to the north across Bridge Blvd. The rest of the
property is surrounded by unincorporated Bernalillo County. The site is located within the
Bridge/Tower Blvd Major Transit Corridor Area.
Light vehicle fueling is conditional in MX-L. Because the use was existing, IDO Subsection 1416-4-1(E)(1) specifies that the use would be considered an approved conditional use. Light
vehicle fueling has use-specific standards in IDO Subsection 14-16-4-3(D)(17). Note that per
IDO Subsection 14-16-4-3(D)(17)(i), this use requires a conditional use approval in any zone
district if located adjacent to any Residential zone district. IDO Subsection 14-16-4-3(D)(17)(k)
requires that the new building would have a maximum setback of 15 feet.
Because the proposed use is allowable in both MX-L and NR-C, EPC should carefully consider
the purpose of each zone district and the surrounding transportation, land use, and zoning
patterns to determine which zone district is most appropriate for this location.
•

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

•

The purpose of the NR-C zone is “to accommodate medium-scale retail, office,
commercial, and institutional uses, particularly where additional residential development
is not appropriate or not desired because of a deficit of jobs or services in relation to
housing units in the area. Primary land uses include a wide spectrum of retail and
commercial uses intended to serve both neighborhood and area-wide needs, as well as
some light industrial uses.”

MX-L is intended for more walkable, urban areas, such as Major Transit Corridors. NR-C is
intended for areas where employment is the priority and residential development is not
appropriate or desired, which is true of many West Side areas. The property is located in an
Area of Change.
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ABC Comprehensive Plan Policy 5.1.1 Desired Growth: Capture regional growth in Centers
and Corridors to help shape the built environment into a sustainable development pattern.
a) Create walkable places that provide opportunities to live, work, learn, shop, and play.
g) Encourage residential infill in neighborhoods adjacent to Centers and Corridors to
support transit ridership.
h) Encourage all new development, especially in designated Centers and Corridors, to
address transit connections, linkages, and opportunities within the proposed
development.
ABC Comprehensive Plan Policy 5.1.10 Major Transit Corridors: Foster corridors that
prioritize high-frequency transit service with pedestrian-oriented development.
b) Minimize negative impacts on nearby neighborhoods by providing transitions between
development along Transit Corridors and abutting single-family residential areas.
c) Encourage mixed-use development in Centers and near intersections.
ABC Comprehensive Plan Policy 5.1.11 Multi-Modal Corridors: Design safe Multi-Modal
Corridors that balance the competing needs of multiple modes of travel and become more
mixed-use and pedestrian-oriented over time.
a) Encourage the redevelopment of aging auto-oriented commercial strip development into
a more mixed-use, pedestrian-oriented environment.
ABC Comprehensive Plan Policy 5.2.1 Land Uses: Create healthy, sustainable, and distinct
communities with a mix of uses that are conveniently accessible from surrounding
neighborhoods.
a) Encourage development and redevelopment that brings goods, services, and amenities
within walking and biking distance of neighborhoods and promotes good access for all
residents.
b) Encourage development that offers choice in transportation, work areas, and lifestyles.
e) Create healthy, sustainable communities with a mix of uses that are conveniently
accessible from surrounding neighborhoods.
ABC Comprehensive Plan Policy 5.3.1 Infill Development: Support additional growth in areas
with existing infrastructure and public facilities.
ABC Comprehensive Plan Policy 5.4.2 West Side Jobs: Foster employment opportunities on
the West Side.
ABC Comprehensive Plan Policy 5.6.2 Areas of Change: Direct growth and more intense
development to Centers, Corridors, industrial and business parks, and Metropolitan
Redevelopment Areas where change is encouraged.
b) Encourage development that expands employment opportunities.
f) Minimize potential negative impacts of development on existing residential uses with
respect to noise, stormwater runoff, contaminants, lighting, air quality, and traffic.
ABC Comprehensive Plan Policy 6.1.2 Transit-Oriented Development: Prioritize transitsupportive density, uses, and building design along Transit Corridors.
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ABC Comprehensive Plan Policy 8.1.1 Diverse Places: Foster a range of interesting places and
contexts with different development intensities, densities, uses, and building scale to encourage
economic development opportunities.
a) Support a variety of lower-density, lower-intensity services, jobs, and housing outside of
Centers.
CITY ENGINEER
Transportation Development
Hydrology Development
New Mexico Department of Transportation (NMDOT)
NMDOT has no comments at this time.
DEPARTMENT of MUNICIPAL DEVELOPMENT
Transportation Planning
Traffic Engineering Operations (Department of Municipal Development)
Street Maintenance (Department of Municipal Development)
RECOMMENDED CONDITIONS FROM THE CITY ENGINEER: none.
WATER UTILITY AUTHORITY
Utility Services
Identification: UPC – 101105627532040736 and 101105628530440723
1.

RZ-2018-00063 – Zone Map Amendment (Zone Change)
a.
No adverse comment to the proposed zone change.
b.
From the “Request Description” it is understood that the intent is to raze the
existing building onsite and construct a new building on site. An availability
statement is required before new service to the site can be permitted. Requests can be
made at the link below:
i. http://www.abcwua.org/Availability_Statements.aspx
ii. Request shall include a City Fire Marshal approved Fire 1 Plan and a zone
map showing the site location.

ENVIRONMENTAL HEALTH DEPARTMENT
Air Quality Division
Environmental Services Division
PARKS AND RECREATION
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Planning and Design
Open Space Division
City Forester
POLICE DEPARTMENT/Planning
No CEPTED comments on the zone changes.
SOLID WASTE MANAGEMENT DEPARTMENT
Refuse Division
FIRE DEPARTMENT/Planning
TRANSIT DEPARTMENT

COMMENTS FROM OTHER AGENCIES
BERNALILLO COUNTY
ALBUQUERQUE METROPOLITAN ARROYO FLOOD CONTROL AUTHORITY
Reviewed, no objections.
ALBUQUERQUE PUBLIC SCHOOLS
No adverse impacts.
MID-REGION COUNCIL OF GOVERNMENTS
MIDDLE RIO GRANDE CONSERVANCY DISTRICT
PUBLIC SERVICE COMPANY OF NEW MEXICO
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Figure 1: Looking east while standing
on the subject site.

Figure 2: Looking east from the edge
of the subject site. Note the significant
slope.

Figure 3: Looking west while standing
on the subject site.
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Figure 4: Looking north while
standing on the subject site.

Figure 5: Looking northwest, at the
intersection of Old Coors and Bridge
Boulevards, while standing on the
subject site.

Figure 6: Looking northeast while
standing on the subject site.
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Figure 7: Looking south, down Old
Coors Blvd., while standing on the
southwest corner of the subject site.

Figure 8: Looking east, down Bridge
Blvd. SE.
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