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 Staff Recommendation 
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SI-2020-00992 

based on the Findings beginning on Page 

20 and subject to the Conditions of 

Approval beginning on Page 23. 

 

Request 
Major Amendment to Site 

Plan -- EPC  
 

Legal Description 

Tracts A-1A and A1-B, Blocks 
16 & 17, Zuni Addition (Being 

a Replat of Tract A-1, Blocks 

16 & 17, Zuni Addition) 

 

Location 7400 Menaul Blvd. NE  
 

Size 
Approximately 4.2 acres 

 
 

Existing Zoning MX-M  Staff Planner 

   Shawn Watson 
 

Summary of Analysis 

This is a request for a Major Amendment to the 
controlling Site Development Plan for Subdivision for an 

approximately 4.2-acre site known as Tracts A-1A and 

A1-B, Blocks 16 & 17, Zuni Addition (Being a Replat of 
Tract A-1, Blocks 16 & 17, Zuni Addition) and located 

at 7400 Menaul Blvd. NE. 

The applicant proposes to split Tract A-1B into two 
tracts, which will shift the eastern ingress/egress access 

point to the east by approximately 20 feet and create a 

cross access on the north end of the proposed Tract A-

1B-1 (1.335 acres) and Tract A-1B-2 (1.032 acres). 

The applicant notified property owners within 100 feet 

of the subject site and affected neighborhood 

associations (Classic Uptown NA, ABQ Park NA, and 
District 7 Coalition of Neighborhood Associations) as 

required.  Staff did not receive any communication. 

Staff recommends approval. 
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I. INTRODUCTION 

Surrounding zoning, plan designations, and land uses:  

 

  
       Zoning Comprehensive Plan Area          Land Use 

Site 
MX-M 

Area of Change 
Commercial (Bank), 

Vacant 

 

North 

 

 

       MX-M Area of Change 
 

  Commercial (Retail) 

South 

 

        R-1C 
Area of Consistency Single-family Residential 

East 

 

       MX-M 
Area of Change Commercial (Restaurant) 

West        MX-M Area of Change Commercial (Retail) 

 

Request  

The subject site is approximately 4.2-acres and known as Tracts A-1A and A1-B, Blocks 16 

& 17, Zuni Addition (Being a Replat of Tract A-1, Blocks 16 & 17, Zuni Addition). The site 

is located at 7400 Menaul Boulevard NE (the “subject site”). The subject site is zoned MX-

M. 

The request is for a Major Amendment to an existing, controlling site development plan for 

subdivision that was originally approved by the EPC in 2012. This request would have been 

processed as a Subdivision of Land – Minor if it had not been an EPC approved site 

development plan for subdivision prior to adoption of the IDO.  

The applicant proposes to split Tract A-1B into two tracts, which will shift the eastern 

ingress/egress access point to the east by approximately 20 feet and create a cross access on 

the north end of the proposed Tract A-1B-1 (1.335 acres) and Tract A-1B-2 (1.032 acres). 

Tract A-1A is developed and operating as Main Bank. 

The subdivision action to create the lot line for the approximately 2.4-acre tract (Tract A1-B) 

would occur later at the Development Review Board (DRB). 

 

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. The 

request exceeds the thresholds for a Minor Amendment, and therefore is being considered 

pursuant to Section 14-16-6-4(Y)(1)(b)1, which states that Major Amendments shall be 

reviewed and decided by the decision-making body that issued the approval being amended. 
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In this case, the EPC approved the existing site development plan for subdivision for the 

subject site prior to the effective date of the IDO. Pursuant to IDO Section 14-16-6-4(P), 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(H). This is a quasi-judicial matter. 

 

History 

The subject site was originally zoned C-2 in 1959 when the City’s first zoning map was 

adopted.  The subject site was a retail nursery, Rowland’s Nursery, for approximately 45 

years, until the company ceased operations in early 2006.  

In May 2008, the EPC approved a zoning map amendment and site development plan for 

building permit for the subject site, from C-2 and SU-1 for Nursery to SU-1 for C-2 Permissive 

Uses, including full service liquor only in conjunction with a restaurant, excluding the sale of 

alcohol for off-site consumption and excluding off-premise signs (Project #1007099/08EPC 

40021/40022). The subject site was replatted from 23 lots to a single parcel (Tract A) and the 

section of Prospect Avenue that bisected the site was vacated and replaced with public access 

and utility easements. The proposed retail center was never built.   

In April 2012, the EPC approved a different site development plan for subdivision for the 

subject site with design guidelines (Project #1007099/12EPC-40005). This site development 

plan for subdivision vacated the portion of Prospect Avenue that connects to Menaul. The 

approved site development plan for subdivision also realigned access to the site with 

Charleston Street, a local street north of Menaul. 

In 2013, the DRB approved a request to split the lot into the two existing tracts and create 

cross access through them (Project #1007099/13DRB-70659). 

In November 2013, the EPC approved a site development plan for building permit to construct 

Main Bank, a free-standing bank with drive-up service, on Tract A-1A (Project 

#1007099/13EPC-40144). Main Bank continues to operate on the western tract of the subject 

site. 

 

Context  

The approximately 4.2-acre subject site is bounded by Menaul Boulevard to the north, Mesilla 

Street to the east, and partially by Prospect Avenue to the south. Tract A-1A is the site of Main 

Bank, a free-standing bank with drive-up service, and Tract A-1B is currently vacant. The 

subject site was formerly Rowland’s Nursery until the early 2000s. 

North of the site and across Menaul is a lumber yard that occupies the block between San 

Pablo St. and Charleston St. and a strip mall between Charleston St. and Dallas St. Other 

commercial properties are located east and west of the site, including a restaurant abutting the 

site to the east and a strip mall across Mesilla to the west of the site. 
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South of the site is a residential subdivision. The side or rear yards of five single-family homes 

abut the subject site, and six homes face the site across Prospect Avenue. There is a 6-foot 

wall along the portion of Prospect Avenue that abuts Main Bank (Tract A-1A). The wall will 

be completed with future development on the proposed new tracts. 

 

Comprehensive Plan Designations 

The subject site is designated an Area of Change by the Comprehensive Plan (Comp Plan). 

The subject site is not located in a designated center but is adjacent to the Uptown Urban 

Center, which is located on the west side of Mesilla Street. 

The Comp Plan designates Menaul Boulevard as a Multi-Modal Corridor. Multi-Modal 

Corridors are intended to encourage the redevelopment of aging auto-oriented commercial 

strip development to a more mixed-use, pedestrian-oriented environment and focus heavily 

on providing safe, multi-modal transportation options. 

 

Transportation System 

The Long Range Roadway System (2040 LRRS) map, produced by the Mid-Region Council 

of Governments (MRCOG), includes existing roadways and future recommended roadways 

along with their regional role. Menaul Boulevard is designated as a Community Principal 

Arterial. Pennsylvania Street, which is within 400 feet from the subject site to the east, is 

designated as a Major Collector. 

 

Trails/Bikeways 

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

Governments (MRCOG), identifies existing and proposed trails and bikeways. The LRBS 

shows that this portion of Menaul Boulevard has no existing or proposed facilities. There is 

an existing bike lane on Pennsylvania Street. 

 

Transit 

The subject site is served by ABQ Ride Route #8 (Menaul). This route offers service Monday 

through Sunday with a peak frequency of 20 minutes during the weekdays and 30-minute peak 

frequency on weekends. There is a bus stop on the south side of Menaul Boulevard in front of 

the subject site. 

 

Public Facilities/Community Services  

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

services located within one mile of the subject site. 
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II. ANALYSIS OF APPLICABLE ORDINANCES, PLANS, AND POLICIES 

Integrated Development Ordinance (IDO)  

Definitions  

Area of Change: An area designated as an Area of Change in the Albuquerque/Bernalillo 

County Comprehensive Plan (ABC Comp Plan), as amended, where growth and development 

is encouraged, primarily in Centers other than Old Town, Corridors other than Commuter 

Corridors, Master Development Plan areas, planned communities, and Metropolitan 

Redevelopment Areas. 

 

Zoning 

The subject site is zoned MX-M (Mixed-Use Medium Intensity). The subject site was 

formerly zoned SU-1 for C-2 Permissive Uses, including a full service liquor license only in 

conjunction with a restaurant, excluding the sale of alcohol for off-site consumption and 

excluding off-premise signs. Pursuant to IDO Table 2-2-1: Summary Table of Zone Districts, 

C-2 converted to MX-M on Albuquerque’s East Side.  

The purpose of the MX-M zone district is “to provide for a wide array of moderate-intensity 

retail, commercial, institutional and moderate-density residential uses, with taller, multi-story 

buildings encouraged in Centers and Corridors.” Specific permissive uses for MX-M are listed 

in IDO Table 4-2: Allowable Uses. The specific use listed on the site development plan for 

subdivision remains valid pursuant to IDO Section 14-16-1-10(A). 

The controlling site development plan for subdivision also notes that building heights and 

setbacks shall be per the O-1 zone district, which, pursuant to IDO Table 2-2-1: Summary 

Table of Zone Districts, converts to MX-T regulations. There is a maximum F.A.R. of 0.75. 

Pursuant to IDO Section 14-16-1-10(A), prior approvals remain valid. 

 

 Character Protection Overlay 

There are no applicable Historic or Character Protection Overlays on the site. 

 

Albuquerque / Bernalillo County Comprehensive Plan 

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

Applicable goals and policies are listed below. Please note that, pursuant to IDO 14-16-6-

6(H)(a), the purpose of policy analysis of a site plan is to determine if the proposed site plan 

is consistent with the Comprehensive Plan. 

Note:  Applicant’s Justification is in indented italics; Staff’s Analysis is indented bold text. 
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Chapter 5: Land Use 

Policy 5.1.1.c: Encourage employment density, compact development, redevelopment, and infill 

in Centers and Corridors as the most appropriate areas to accommodate growth over time and 

discourage the need for development at the urban edge. 

 

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

and public facilities. 

 

Goal 5.6 City Development Areas: Encourage and direct growth to Areas of Change where it is 

expected and desired and ensure that development in and near Areas of Consistency reinforces 

the character and intensity of the surrounding area. 

 

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

industrial and business parks, and Metropolitan Redevelopment Areas where change is 

encouraged. 

 

The proposed Site Development Plan meets the above land use policies and land use goal 

because it proposes to make use of the existing infrastructure (the northeast curb cut) for 

traffic to enter and exit Tracts A-1B-1 and A-1B-2. It is considered an infill project because 

this eastern portion of the current Site Development Plan had has stood vacant for 14 years 

(since 2006). The improvements will spur infill development to a parcel that is located within 

an already established urban area within Albuquerque. Furthermore, future commercial uses 

will be compatible with the surrounding land use, but still comply with the Areas of Change 

policies to ensure that new development is not a strip commercial development and contains 

multi-modal components. 

 

The request would encourage employment density, compact development, and infill 

along a Corridor that can accommodate growth over time and discourage the need for 

development at the urban edge (Policy 5.1.1.c). The Comp Plan designates Menaul 

Boulevard as a Multi-Modal Corridor, which is intended to encourage the 

redevelopment of aging auto-oriented commercial strip development to a more mixed-

use, pedestrian-oriented environment. The request would also direct growth to an Area 

of Change where development is more appropriate (Goal 5.6 and Policy 5.6.2). This site 

is also served by existing infrastructure and public facilities that can support infill 

development (Policy 5.3.1). The request is consistent with Policy 5.1.1.c, Policy 5.3.1, 

Goal 5.6, and Policy 5.6.2. 

 

 

Policy 5.6.2.h: Encourage development in areas with a highly connected street grid and frequent 

transit service. 

 

The proposed Site Development Plan is for a site that is located in a highly accessible area, 

whether it be by the street grid or by transit. The site is accessible by vehicle from 

Pennsylvania Street (Urban Principal Collector); gets direct access from Menaul Boulevard 
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(Urban Major Arterial); and is across from multiple Local Urban Streets, creating the grid 

system. 

 

In addition, the site is serviced by Bus Route #8 and the Site Development Plan includes the 

addition of a new bus stop easement to set aside land for a future transit stop (replace the 

existing transit stop on Tract A-1A). 

 

The request for a Major Amendment would encourage development in an Area of 

Change with a highly connected street grid and frequent transit service. The Comp Plan 

designates Menaul Boulevard as a Multi-Modal Corridor, which, in part, is intended 

focus on providing safe, multi-modal transportation options. The site is served by ABQ 

Ride Route #8 (Menaul), which offers service Monday through Sunday with a peak 

frequency of 20 minutes during the weekdays and 30-minute peak frequency on 

weekends. There is a bus stop directly in front of the site on Menaul Boulevard. The 

request is consistent with Policy 5.6.2.h.  

 

Chapter 6: Transportation 

Policy 6.2.8.e: Coordinate vehicle circulation throughout development sites, clearly 

define access points, and provide safe and convenient pedestrian walkways. 

 

The proposed Site Development Plan sets forth a clear circulation plan that concentrates 

circulation across proposed Tract A-1B-1 and A-1B-2 at the north end. Ingress and egress 

into the site would occur via the existing shared access with Main Bank and a new right-

in/right-out to the east. Pedestrian walkways will remain adjacent to Menaul Boulevard. The 

access points will be clearly defined to provide a safe walkway for pedestrian. 

 

The request would coordinate vehicle circulation throughout the development site 

through the creation of a cross access easement across proposed Tract A-1B-1 in 

addition to the existing shared access with Main Bank on Tract A-1A. The request would 

also clearly define access points by providing three access points to the subject site, 

including a second access point along Menaul Boulevard that would move east 

approximately 20 feet to accommodate the proposed subdivision. Lastly, the request 

would provide safe and convenient pedestrian walkways as the site development plan for 

subdivision design standards denote requirements for circulation, including regulations 

for pedestrian walkways. For example, pedestrian walkways must be 6-feet wide, 

unobstructed, and clearly demarcated as well as having pedestrian connections to the 

existing transit stop. The request is consistent with Policy 6.2.8.e. 

 

Chapter 8: Economic Development 

Goal 8.1 Placemaking: Create places where business and talent will stay and thrive. 
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The request would create a place where business and talent can stay and thrive by 

facilitating the future development of the vacant portion of the subject site. The smaller 

proposed tracts can attract appropriately sized commercial development. The request is 

consistent with Goal 8.1. 

 

Policy 8.1.2.c: Prioritize local job creation, employer recruitment, and support for development 

projects that hire local residents. 

 

The proposed Site Development Plan furthers the above policy to strengthen the local 

economy and provide jobs for local residents by preparing Tracts A-1B-1 and A-1B-2 for 

development of future commercial uses. The future commercial businesses will create 

employment for local residents. 

 

The request would facilitate future subdivision that would split Tract A-1B into two 

tracts that are more appropriately sized to attract commercial development to this 

vacant site.  New infill development would create opportunities for employer 

recruitment and local job creation. The request is consistent with Policy 8.1.2.c. 

 

Site Plan – EPC Review & Decision Criteria 

IDO Section 14-16-6-6(H)(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(H)(3)(a) The Site Plan is consistent with the ABC Comp Plan, as amended.  

 

As demonstrated by the policy analysis of the site development plan for subdivision, the 

request is consistent with applicable Comprehensive Plan Goals and policies.  

 

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.  

 

This criterion is not relevant to the SPSD Major Amendment request. The Site Plan for 

Subdivision is for a property zoned Mixed Used-Moderate Intensity (MX-M). No regulations 

or development agreements exist for this property related to NR-SU or PD zoning. 

 

Criterion B is not applicable. The subject site does not have any terms, conditions, or 

development agreements related to NR-SU or PD zoning. 

 

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.  

 

The proposed Site Plan for Subdivision-Major Amendment requests a change to the current Site 

Plan. The request is to: 
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• Split Tract A1-B into two tracts; 

• Slightly relocate the eastern access drive; and 

• Create a cross access across the north end of the proposed Tract A-1B-1 and Tract A-

1B-2. 

 

These changes will modify the existing Site Plan by adding an additional tract (for a total of 

three tracts) and create cross lot circulation at the north end of Tract A-1B-1 and Tract A-1B-

2 to be served by the existing central curb cut and the proposed access easement. The proposed 

Site Plan for Subdivision adheres to all the applicable provisions and the regulations for the 

MX-M zone in the IDO and DPM. 

 

The controlling site development plan for subdivision has design standards that apply to 

the subject site and remain valid pursuant to IDO Section 14-16-1-10(A). If the site 

development plan for subdivision is silent, applicable provisions in the IDO apply. 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).  

 

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 proposed Site Plan for Subdivision-Major Amendment will facilitate future development, 

by splitting the vacant property into two tracts. The existing infrastructure will not be 

burdened by the proposed Major Amendment.  

 

The request will be reviewed by the Development Review Board (DRB), which is 

responsible for addressing infrastructure and ensuring that infrastructure such as 

streets, sidewalks, and drainage systems have sufficient capacity to serve the subject site.   

 

6-6(H)(3)(e) The application mitigates any significant adverse impacts on the surrounding area to 

the maximum extent practicable.  

 

The proposed Site Plan for Subdivision- Major Amendment mitigates any adverse impacts to 

the surrounding area. In fact, it brings positive effects to its commercial neighbors to the 

north, east, and west; and residential neighbors on the south. Currently, the residents along 

Prospect Avenue either face or abut a vacant dirt lot. Through the redesign of the site, new 

commercial development will be attracted and bring activity that will do away with the 

loitering and litter. The Site Plan for Subdivision will also extend the decorative wall along 

the south end of the property and do away with the unsightly chain link fence. 

 

This Major Amendments is a step in the right direction for the Menaul Corridor as it will 

attract commercial development and facilitate removal of the vacant lot. Future commercial 
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development will bring more economic activity that is complimentary to the commercial 

services and retail in the area. 

 

Future development on the subject site will be required to comply with the decisions 

made by the EPC and the DRB. The DRB will ensure infrastructure is adequately 

addressed so that a proposed development will not burden the surrounding area. Future 

development will also be required to comply with the site development plan for 

subdivision design standards as well as applicable provisions in the IDO where the site 

development plan for subdivision is silent. 

 

The subject site is regulated by the IDO’s Neighborhood Edges (14-16-5-9) and Edge 

Buffer Landscaping requirements. Under the Neighborhood Edges provision, the 

subject site is a Regulated Lot, which would require future development to comply with 

specific provisions for building height, screening and buffering, and parking, drive-

throughs, and loading areas to mitigate potential adverse impacts to the residential 

neighborhood to the south.  

 

The site development plan for subdivision design standards also require a 6-foot wall 

along Prospect Avenue, which is currently incomplete. Future development of the 

proposed tracts would complete the wall for the adjacent residential neighbors. 

 

III. SITE PLAN – MAJOR AMENDMENT 

Request 

The request is for a Major Amendment of an existing site development plan for subdivision, 

which was approved prior to the effective date of the IDO. Pursuant to IDO Section 14-16-1-

10(A), prior approvals remain valid. The request exceeds the thresholds for a Minor 

Amendment and therefore is being considered pursuant to Section 14-16-6-4(Y)(1)(b)1, 

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 subdivision for the subject site prior to the effective date of the IDO. 

The request consists of the following major changes/additions to the existing, governing site 

development plan for subdivision: 

1. split Tract A-1B into two tracts Tract A-1B-1 (1.335 acres) and Tract A-1B-2 (1.032 acres) 

2. shift the eastern ingress/egress access point to the east by approximately 20 feet  

3. create a cross access on the north end of the proposed tracts 

The existing design standards will continue to apply to future development on the subject site. 

IDO regulations will apply where the design standards are silent. 
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Site Plan Layout/Configuration 

There are no buildings proposed on the subject site.  

Section 5-1 Dimensional Standards: The subject site is zoned MX-M. However, the site 

development plan for subdivision notes that building heights and setbacks shall be per the O-

1 zone district. Pursuant to IDO Table 2-2-1: Summary Table of Zone Districts, these convert 

to MX-T regulations. The design standards for setbacks dictate that building and parking area 

setbacks are “required to provide space for the creation of visually attractive streetscapes” 

with “pedestrian walkways and screening material, including landscaping, earthen berns, or 

walls, or a combination.” The site development plan for subdivision also limits FAR at 0.75.  

Note: Section 5-2, Site Design and Sensitive Lands, does not apply to the subject site. 

 

Vehicular Access, Circulation, and Parking 

Menaul Boulevard NE runs east-west along the northern side of the subject site, and Mesilla 

Street NE runs north-south along the western side of the site. There is an existing vehicular 

access point on Mesilla St. and two access points along Menaul Blvd.  As a part of this request, 

the eastern-most access point along Menaul Blvd. would move approximately 20 feet east. 

The request would also add a cross access easement across Tract A-1B-1 to serve that tract 

and connect it to the eastern-most access point along Menaul Blvd. 

Access and Connectivity regulations are largely controlled by the Development Process 

Manual (DPM) and administered by the Development Review Board (DRB). All driveways 

and access points shall be constructed to meet DPM standards.  

The site development plan for subdivision design standards that govern Circulation and 

Parking must be addressed when the proposed tracts are developed. 

 

Pedestrian, Bicycle, and Transit Access 

The subject site is served by ABQ Ride Route #8 (Menaul), which offers service Monday 

through Sunday with a peak frequency of 20 minutes during the weekdays and 30-minute peak 

frequency on weekends. There is a bus stop directly in front of the site on Menaul Boulevard. 

The site development plan for subdivision requires a 6-foot sidewalk connecting the sidewalk 

along Menaul Blvd. with the future buildings when the proposed tracts are developed. 

Additionally, the site development plan for subdivision design standards govern Circulation, 

which includes pedestrian walkways. These standards must also be addressed when the 

proposed tracts are developed. 

 

Walls and Security 

The site development plan for subdivision requires the completion of the 6-foot wall along 

Prospect Avenue when the proposed tracts are developed. The wall is currently along the 
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portion of the southern property line behind Main Bank (Tract A-1A) and along Mesilla Street 

on the western property line.  

 

Lighting 

The site development plan for subdivision design standards that govern Lighting must be 

addressed when the proposed tracts are developed. 

 

Landscaping 

Pursuant to Section 14-16-5-9, Neighborhood Edges, the subject site is a regulated lot because 

it is an MX zone. The lots to the south, zoned R-1C, are protected lots. Special buffering 

landscaping is required of regulated lots; Section 5-9 refers to Section 5-6, landscaping. 

Edge Buffer Landscaping: Table 5-6-3 lists edge buffer requirements. For mixed-use 

development next to R-1 zoned lots, a minimum 15-foot landscape buffer area is required. 

The site development plan for subdivision notes a 10-foot minimum landscape buffer. 

The site development plan for subdivision design standards that govern Landscape must also 

be addressed when the proposed tracts are developed.  

 

Signage 

5-12 Signs: The site development plan for subdivision design standards that govern Signage 

must be addressed when the proposed tracts are developed. 

 

Utility Plan 

The site development plan for subdivision design standards that govern Utilities must be 

addressed when the proposed tracts are developed. 

 

IV.  AGENCY & NEIGHBORHOOD CONCERNS 

Reviewing Agencies 

City departments and other interested agencies reviewed this application. Few agency 

comments were received.  

Long Range Planning notes that the request for subdivision will encourage redevelopment of 

an infill site in an Area of Change by reducing the size of the lots for new uses. Long Range 

also notes that this request could be modified to remove the portion of the site to be subdivided 

from the controlling site development plan for subdivision (Tract A-1B) so that the requested 

tracts could be approved for new site plans with IDO regulations and procedures. 
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Parks and Recreation notes that street trees will be required per the Street Tree Ordinance and 

IDO Section 5-6 when the proposed tracts are developed. 

 

Neighborhood/Public 

The affected neighborhood organizations are the Classic Uptown Neighborhood Association, 

ABQ Park Neighborhood Association, and District 7 Coalition of Neighborhood Associations 

which were notified as required (see attachments). Property owners within 100 feet of the 

subject site were also notified as required (see attachments).  

A neighborhood meeting was not requested by any of the notified neighborhood associations. 

No comments were received from neighborhood associations or nearby property owners. 

 

V.  CONCLUSION 

The request is for a Major Amendment to an existing site development plan for subdivision 

that was originally approved by the EPC in 2012 for an approximately 4.2-acre site. The 

request would have been processed as a Subdivision of Land – Minor if it had not been an 

EPC approved site development plan for subdivision prior to adoption of the IDO. The 

applicant proposes to split Tract A-1B into two tracts, which will shift the eastern 

ingress/egress access point to the east by approximately 20 feet and create a cross access on 

the north end of the proposed Tract A-1B-1 (1.335 acres) and Tract A-1B-2 (1.032 acres). The 

subject site is zoned MX-M. 

The affected neighborhood organizations are the Classic Uptown Neighborhood Association, 

ABQ Park Neighborhood Association, and District 7 Coalition of Neighborhood Associations 

which were notified as required (see attachments). Property owners within 100 feet of the 

subject site were also notified as required (see attachments).  

A neighborhood meeting was not requested by any of the notified neighborhood associations. 

No comments were received from neighborhood associations or nearby property owners. 

The subject site is along a Multi-Modal Corridor, and it is just outside of the Uptown Urban 

Center. The request generally furthers applicable Comprehensive Plan policies regarding Infill 

Development and Areas of Change. 

Not finding any conflicts with IDO or other regulations, Staff recommends approval. 

Conditions of Approval are included for clarification and to ensure compliance with all 

applicable regulations. 
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FINDINGS, SI-2020-00992, NOVEMBER 12, 2020, SITE PLAN – EPC, MAJOR 

AMENDMENT 

1. The request is for a Major Amendment for a Site Development Plan for Subdivision for a 

property described as Tracts A-1A and A1-B, Blocks 16 & 17, Zuni Addition (Being a Replat 

of Tract A-1, Blocks 16 & 17, Zuni Addition), located at 7400 Menaul Boulevard NE, 

approximately 4.2 acres. 

2. The subject site is zoned MX-M (Mixed-Use Medium Intensity Zone District). Primary land 

uses are moderate-intensity retail, commercial, institutional and moderate-density residential 

uses, with taller, multi-story buildings encouraged in Centers and Corridors.  

3. The subject site was formerly zoned SU-1 for C-2 Permissive Uses, including a full service 

liquor license only in conjunction with a restaurant, excluding the sale of alcohol for off-site 

consumption and excluding off-premise signs. This specific use listed on the site development 

plan for subdivision remains valid pursuant to IDO Section 14-16-1-10(A). 

4. The subject site is within an Area of Change and along a Multi-Modal Corridor, Menaul 

Boulevard, as designated by the Comprehensive Plan. 

5. The applicant proposes to split Tract A-1B into two tracts, which will shift the eastern 

ingress/egress access point to the east by approximately 20 feet and create a cross access on 

the north end of the proposed Tract A-1B-1 (1.335 acres) and Tract A-1B-2 (1.032 acres).  

6. The request is being considered pursuant to IDO Section 14-16-6-4(Y)(1)(b)1, which states 

that Major Amendments shall be reviewed and decided by the decision-making body that 

issued the approval being amended. The EPC approved the controlling site development plan 

for subdivision prior to effective date of the IDO. This request would have been processed as 

a Subdivision of Land – Minor if it had not been an EPC approved site development plan for 

subdivision prior to adoption of the IDO.  

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 is consistent with the following Comprehensive Plan goals and policies from 

Chapter 5: Land Use, related to Infill Development and Areas of Change:  

Policy 5.1.1.c: Encourage employment density, compact development, redevelopment, and 

infill in Centers and Corridors as the most appropriate areas to accommodate growth over time 

and discourage the need for development at the urban edge. 

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

infrastructure and public facilities. 

Goal 5.6 City Development Areas: Encourage and direct growth to Areas of Change where it 

is expected and desired and ensure that development in and near Areas of Consistency 

reinforces the character and intensity of the surrounding area. 
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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. 

The request would encourage employment density, compact development, and infill along a 

Corridor that can accommodate growth over time and discourage the need for development at 

the urban edge (Policy 5.1.1.c). The Comp Plan designates Menaul Boulevard as a Multi-

Modal Corridor, which is intended to encourage the redevelopment of aging auto-oriented 

commercial strip development to a more mixed-use, pedestrian-oriented environment. The 

request would also direct growth to an Area of Change where development is more appropriate 

(Goal 5.6 and Policy 5.6.2). This site is also served by existing infrastructure and public 

facilities that can support infill development (Policy 5.3.1). The request is consistent with 

Policy 5.1.1.c, Policy 5.3.1, Goal 5.6, and Policy 5.6.2. 

 

Policy 5.6.2.h: Encourage development in areas with a highly connected street grid 

and frequent transit service. 

The request for a Major Amendment would encourage development in an Area of Change 

with a highly connected street grid and frequent transit service. The Comp Plan designates 

Menaul Boulevard as a Multi-Modal Corridor, which, in part, is intended focus on providing 

safe, multi-modal transportation options. The site is served by ABQ Ride Route #8 (Menaul), 

which offers service Monday through Sunday with a peak frequency of 20 minutes during the 

weekdays and 30-minute peak frequency on weekends. There is a bus stop directly in front of 

the site on Menaul Boulevard. The request is consistent with Policy 5.6.2.h.  

9. The request is consistent with the following Comprehensive Plan policy from Chapter 6: 

Transportation, related to Auto Network. 

Policy 6.2.8.e: Coordinate vehicle circulation throughout development sites, clearly define 

access points, and provide safe and convenient pedestrian walkways. 

The request would coordinate vehicle circulation throughout the development site through the 

creation of a cross access easement across proposed Tract A-1B-1 in addition to the existing 

shared access with Main Bank on Tract A-1A. The request would also clearly define access 

points by providing three access points to the subject site, including a second access point 

along Menaul Boulevard that would move east approximately 20 feet to accommodate the 

proposed subdivision. Lastly, the request would provide safe and convenient pedestrian 

walkways as the site development plan for subdivision design standards denote requirements 

for circulation, including regulations for pedestrian walkways. For example, pedestrian 

walkways must be 6-feet wide, unobstructed, and clearly demarcated as well as having 

pedestrian connections to the existing transit stop. The request is consistent with Policy 

6.2.8.e. 

10. The request is consistent with the following Comprehensive Plan policy from Chapter 8: 

Economic Development, related to Resilient Economy. 

Goal 8.1 Placemaking: Create places where business and talent will stay and thrive. 
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The request would create a place where business and talent can stay and thrive by facilitating 

the future development of the vacant portion of the subject site. The smaller proposed tracts 

can attract appropriately sized commercial development. The request is consistent with Goal 

8.1. 

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

development projects that hire local residents. 

The request would facilitate future subdivision that would split Tract A-1B into two tracts that 

are more appropriately sized to attract commercial development to this vacant site.  New infill 

development would create opportunities for employer recruitment and local job creation. The 

request is consistent with Policy 8.1.2.c. 

11. 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.  

As demonstrated by the policy analysis of the site development plan for subdivision, the 

request is consistent with applicable Comprehensive Plan Goals and policies.  

 

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.  

 

Criterion B is not applicable. The subject site does not have any terms, conditions, or 

development agreements related to NR-SU or PD zoning. 

 

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.  

 

The controlling site development plan for subdivision has design standards that apply to 

the subject site and remain valid pursuant to IDO Section 14-16-1-10(A). If the site 

development plan for subdivision is silent, applicable provisions in the IDO apply. 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).  

 

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 

responsible for addressing infrastructure and ensuring that infrastructure such as streets, 

sidewalks, and drainage systems have sufficient capacity to serve the subject site.   

 



CITY OF ALBUQUERQUE                                           ENVIRONMENTAL PLANNING COMMISSION 

PLANNING DEPARTMENT                    Project #: 2020-004021, Case #: SI-2020-00992 

CURRENT PLANNING SECTION Hearing Date:  November 12, 2020 

 Page 23 
  

 

 

E. 6-6(H)(3)(e) The application mitigates any significant adverse impacts on the surrounding 

area to the maximum extent practicable. 

  

Future development on the subject site will be required to comply with the decisions made 

by the EPC and the DRB. The DRB will ensure infrastructure is adequately addressed so 

that a proposed development will not burden the surrounding area. Future development 

will also be required to comply with the site development plan for subdivision design 

standards as well as applicable provisions in the IDO where the site development plan for 

subdivision is silent. 

The subject site is regulated by the IDO’s Neighborhood Edges (14-16-5-9) and Edge 

Buffer Landscaping requirements. Under the Neighborhood Edges provision, the subject 

site is a Regulated Lot, which would require future development to comply with specific 

provisions for building height, screening and buffering, and parking, drive-throughs, and 

loading areas to mitigate potential adverse impacts to the residential neighborhood to the 

south.  

The site development plan for subdivision design standards also require a 6-foot wall 

along Prospect Avenue, which is currently incomplete. Future development of the 

proposed tracts would complete the wall for the adjacent residential neighbors. 

12. Conditions of Approval are included for clarification and to ensure compliance with all 

applicable regulations. 

13. The affected neighborhood organizations are the Classic Uptown Neighborhood Association, 

ABQ Park Neighborhood Association, and District 7 Coalition of Neighborhood Associations 

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

notified as required. 

14. Staff has not received any comments from neighborhood associations or nearby property 

owners. 

 

RECOMMENDATION – SI-2020-00992, November 12, 2020 

APPROVAL of Project #2020-004021, Case #SI-2020-00992, a request for a Major 

Amendment to an existing site development plan for subdivision, for an approximately 

4.2-acre site, Tracts A-1A and A1-B, Blocks 16 & 17, Zuni Addition (Being a Replat of Tract 

A-1, Blocks 16 & 17, Zuni Addition), located at 7400 Menaul Boulevard NE, based on the 

preceding Findings and subject to the following Conditions of Approval. 

 

CONDITIONS OF APPROVAL– SI-2020-00992, NOVEMBER 12, 2020 

1. The EPC delegates final sign-off authority of this site development plan for subdivision to the 

Development Review Board (DRB) to ensure all technical issues are resolved. The DRB is 
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responsible for ensuring that technical EPC Conditions have been satisfied and that other 

applicable City requirements have been met. 

2. A letter shall accompany the submittal, specifying all modifications that have been made to 

the site development plan for subdivision 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. 

3. The applicant shall meet with the Staff planner prior to applying to the DRB to ensure that all 

Conditions of Approval are addressed and met. Upon receiving sign-off from the DRB, the 

applicant shall submit a finalized version of the site development plan for subdivision for 

filing at the Planning Department. 

4. Conditions of Approval from City Engineer, Transportation Development: 

a.   Get access easement in place through DRB action. 

b. For proposed changed access off of Menaul Boulevard, ensure that curb radius does 

not cross in front of adjacent lot to the west. 

c. To meet DPM requirements and to allow for queuing, place access a minimum of 75 

feet south of Menaul Boulevard on Mesilla for any future development.  

5. Condition of Approval from Albuquerque Bernalillo County Water Utility Authority 

(ABCWUA): 

a. As a condition of approval request an Availability Statement at the following link 

https://www.abcwua.org/Availability_Statements.aspx. Request shall include a Fire 

Marshal approved Fire 1 Plan, zone map showing the site location, and a Utility Plan. 

Please note that the Site Plan shall show the domestic water, sanitary sewer, and 

proposed fire protection. 

6. Conditions of Approval from the Public Service Company of New Mexico (PNM): 

a. The applicant shall identify all electric facilities, including structures and poles, on the 

property and adjacent to the property and then clearly note them on the site plan and 

any future site plan.  

b. It is the applicant’s obligation to determine if existing and new 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.  

 

 

 

 

 
Shawn Watson 

Associate Planner 

https://www.abcwua.org/Availability_Statements.aspx
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Notice of Decision cc list:  

Classic Uptown NA, Robert Lah, robtlah@yahoo.com 

Classic Uptown NA, David Haughawout, davidh.d7@comcast.net 

ABQ Park NA, Shirley Lockyer, shirleylockyer@gmail.com 

ABQ Park NA, Steve Randall, srandall52@comcast.net 

District 7 Coalition of Neighborhood Associations, Lynne Martin, lmartin900@aol.com 

District 7 Coalition of Neighborhood Associations, David Haughawout, davidh.d7@comcast.net 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

mailto:robtlah@yahoo.com
mailto:davidh.d7@comcast.net
mailto:shirleylockyer@gmail.com
mailto:srandall52@comcast.net
mailto:lmartin900@aol.com
mailto:davidh.d7@comcast.net


CITY OF ALBUQUERQUE                                           ENVIRONMENTAL PLANNING COMMISSION 

PLANNING DEPARTMENT                    Project #: 2020-004021, Case #: SI-2020-00992 

CURRENT PLANNING SECTION Hearing Date:  November 12, 2020 

 Page 26 
  

 

 

CITY OF ALBUQUERQUE AGENCY COMMENTS 

PLANNING DEPARTMENT 

Long Range Planning 

The site is approximately 4.2 acres and is located on Menaul Blvd. The request would 

split the eastern lot into two new lots for a total of three lots covered by this site plan. 

There are three access points to this development, with cross lot access for all three 

lots served by each entrance. This subdivision will encourage redevelopment of infill 

sites by making the lot appropriately sized for a new use and it focuses development 

in areas of change. This request would have been able to go straight to the Subdivision 

of Land – Minor approval process if it had not been an EPC approved site plan prior 

to adoption of the IDO. Long Range does not see any issues with this request, but notes 

that the request could be adjusted to be an amendment to remove the undeveloped 

portion of the original approval so that those 2 lots can subdivide and be approved for 

new site plans under the IDO, with cross-lot access noted on the new site plans. 

 

Zoning/Code Enforcement 

 

Metropolitan Redevelopment 

 

CITY ENGINEER  

Transportation Development  

  SI-2020-000992 – Site Plan  

d. Get access easement in place through DRB action. 

e.  For proposed changed access off of Menaul Boulevard, ensure that curb radius 

does not cross in front of adjacent lot to the west. 

f. To meet DPM requirements and to allow for queuing, place access a minimum of 

75 feet south of Menaul Boulevard on Mesilla for any future development.  

 

Hydrology  

  

DEPARTMENT OF MUNICIPAL DEVELOPMENT (DMD)  

Transportation Planning 

Traffic Engineering 

  No Comments 

Street Maintenance 
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WATER UTILITY AUTHORITY 

Regarding SI-2020-00992-Site Improvement 

As a condition of approval request an Availability Statement at the following link 

https://www.abcwua.org/Availability_Statements.aspx. Request shall include a Fire 

Marshal approved Fire 1 Plan, zone map showing the site location, and a Utility Plan. 

Please note that the Site Plan shall show the domestic water, sanitary sewer, and 

proposed fire protection. 

 

For Information Only: 

The site (TR A-1B PLAT OF TRS A-1A & A-1B BLKS 16 & 17 ZUNI ADDN 

(BEING A REPL OF TR A-1 BLKS 16 & 17 ZUNI ADDN)) currently pro rata in the 

amount of $563.75 for water and $1254.22 for sanitary sewer for a total of $1817.97. 

The amount is due prior to subdivision and sale of service. 

 

ENVIRONMENTAL HEALTH DEPARTMENT  

 

PARKS AND RECREATION  

Planning and Design 

Menaul Blvd NE is a Community Principal Arterial, requiring street trees per the Street 

Tree Ordinance and IDO Section 5-6.  The application packet for the case does not 

include a Landscape Plan, so landscape improvements would be required at a later 

stage of development. 

 

 

Open Space Division 

 

City Forester 

 

POLICE DEPARTMENT/PLANNING 

 

SOLID WASTE MANAGEMENT DEPARTMENT 

Major Amendment- No Comment 

 

TRANSIT DEPARTMENT 

 

https://www.abcwua.org/Availability_Statements.aspx
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FIRE DEPARTMENT 

COMMENTS FROM OTHER AGENCIES 

ALBUQUERQUE PUBLIC SCHOOLS 

  No adverse impacts. 

 

ALBUQUERQUE METROPOLITAN ARROYO FLOOD CONTROL (AMAFCA) 

  No adverse comments. 

 

BERNALILLO COUNTY 

Bernalillo County Public Works, Transportation Planning 

No adverse comment. Project does not have foreseeable impact to Bernalillo County 

transportation network. 

MID-REGION COUNCIL OF GOVERNMENTS (MRCOG) 

Mid-Region Metropolitan Planning Organization (MRMPO) 

MRMPO has no adverse comments. 

 

MIDDLE RIO GRANDE CONSERVANCY DISTRICT 

 

PUBLIC SERVICE COMPANY OF NEW MEXICO 

Information:  

The applicant should contact PNM’s New Service Delivery Department as soon as 

possible to coordinate electric service regarding any proposed project. Submit a 

service application at www.pnm.com/erequest for PNM to review.  

 

Recommended Conditions:  

1. The applicant shall identify all electric facilities, including structures and poles, on 

the property and adjacent to the property and then clearly note them on the site plan 

and any future site plan.  

2. It is the applicant’s obligation to determine if existing and new 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.  

 

NEW MEXICO DEPARTMENT OF TRANSPORTATION (NMDOT) 

 

     ANY OTHER AGENCY THAT COMMENTED 
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Figure 1: Looking east from the center 

of the subject site at Tract A-1B. 

Figure 2: Looking west from the 

northeast corner of the subject site. 

 

Figure 3: Looking south at the subject 

site. 



 

 

 

 

 

       
 

 

 

Figure 4: Looking north at the 

subject site. 

 

Figure 5: The incomplete portion of the 

fence along the south side of the subject 

site. 

 

Figure 6: Existing access point on 

Menaul Boulevard. 



 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 7: Existing access point on Mesilla 

Street and western side of subject site. 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ZONING 

 

Please refer to IDO Subsection 14-16-2-4(C) for the MX-M Zone District. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

HISTORY 
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