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OFFICIAL NOTIFICATION OF DECISION 
 

          November 16, 2023 

City of Albuquerque  
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Albuquerque, NM 87103 

Project # PR-2023-009363 
SI-2023-01635 – Master Development Plan Text Amendments 
& Major Amendments to Site Plan for Subdivision   
SI-2023-01638 - Site Plan- EPC 

 
 LEGAL DESCRIPTION:  

Consensus Planning, agent for the City of Albuquerque and New 
Mexico United Soccer, requests a Major Amendment to the 
Balloon Fiesta Park Master Development Plan text and Site 
Development Plan for Subdivision, and a new Site Plan – EPC  for 
all or a portion of Tracts, A-1 through G-1, Plat of Tracts of A-1 
through H-1, I-1-A & I-2-A; and Tract I-A-A, Plat of Tracts A-1 
through H-1, I-1-A & I-2-A, and a fraction of  Lot 2, located in 
NE ¼ NE ¼ Section 11, T11N, R3E, a/k/a Tracts F & G Heirs of 
Filiberto Gurule Tract, located at Balloon Fiesta Park, between 
Paseo del Norte Blvd. NE and Roy Ave. NE, approximately 370 
acres (B-17-Z, C-16-Z, & C-17-Z). 
Staff Planner:  Silvia Bolivar 

 
On November 16, 2023, the Environmental Planning Commission (EPC) voted to APPROVE Project # PR-
2023-009363/SI-2023-01635 - Master Development Plan Text amendments & Major Amendment to the Site 
Plan for Subdivision, based on the following Findings and subject to the following Conditions of Approval: 
 
FINDINGS – SI-2023-01635, Major Amendment 
 
1. The request is for text amendments to the Balloon Fiesta Park (BFP) Master Development Plan (MDP) 

enabling the addition of a Multi-Use Stadium and a Site Plan for Subdivision.  The 2012 MDP originally 
included a Site Plan for Subdivision, which was approved by the EPC. This Site Plan for Subdivision 
necessitates separate approval from the MDP, and both the MDP and Site Plan for Subdivision are 
interdependent for approval.  The site is legally described as all or a portion of Tracts A-1 through G-1, 
Plat of Tracts A-1 through H-1, I-1-A & I-2-A, Tract I-A-A, Plat of Tracts A-1 through H-1, I-1A & I-2-
A, and a fraction of Lot 2, located in NE ¼ NE ¼ Sec 11, T11N, R3E, a/k/a Tracts F & G, Heirs of Filiberto 
Gurule Tract, between Paseo del Norte NE and Roy Avenue NE (the “subject site”). 

 
2. The subject site is zoned NR-PO-A (Non-Residential Park and Open Space, city owned or managed Park 

Zone District), a zoning designation received upon adoption of the IDO. The subject site was formerly 
zoned SU-2 for Balloon Park Museum & Related Uses.   
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3. The EPC is hearing the request because, as per the Integrated Development Ordinance (IDO), all pre-IDO 

MDS on City-owned properties must follow the amendment process identified in IDO 14-16-6-4(Z)(3).  
 
4. The City’s Parks and Recreation Department holds the responsibility of overseeing the development as 

well as the management and operations at Balloon Fiesta Park, as defined by the Master Development Plan 
(MDP).  The MDP, originally approved by City Council in 1998, serves as the primary governing document 
for Balloon Fiesta Park. 

 
5. The applicant wishes amend the Balloon Fiesta MDP: to 1) eliminate the language that currently prohibits 

the use of an Outdoor Multi-Use Stadium; 2) Modifying the MDP and the associated Site Plan for 
Subdivision to include the Outdoor Multi-Use Stadium in the area where a 5-6 multi-story parking structure 
was initially permitted under the approved MDP; 3) Modifying the light standards as outlined in Section 
6:  Design Performance Standards to allow for stadium lighting; 4) Replacing the Northeast Outdoor 
recreation Area with surface parking; 5) introducing an additional adjacent tract for Balloon Fiesta’s 
parking needs, facilitating the creation of 750 more parking spaces and expanding the park’s total acreage 
from 358 acres to 367.5 acres 

 
6. Upon receiving approval of this request, the applicant would be required to update the Master Plan layout 

with all previous administrative amendments to create consistency and reflect the current and future BFP 
MDP programming  

7. The subject site is located in an Area of Consistency and is in the North I-25 Community Planning Area 
(CPA).  Alameda Boulevard is a designated Commuter Corridor as designated in the Comprehensive Plan.    
The Little League section of BFP and the parking area at the Old Balloon Launch Field are within the 
boundaries of the Alameda Boulevard Design Overlay.  Character Zones 1, 2, and 3 are under Bernalillo 
County’s jurisdiction, while the majority of Character Zone 4 is situated within the City of Albuquerque.  

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

 
9. The request is consistent with the following Comprehensive Plan Goal and Policies regarding Character 

from Chapter 4: Community Identity. 
 

A. Goal 4.1 Character: Enhance, protect, and preserve distinct communities 
 
 The subject site is located in an Area of Consistency, and the proposed request is consistent with the 

goal of enhancing, protecting, and preserving the distinct character of the community. This consistency 
is achieved by establishing the Multi-Use Stadium within the existing Balloon Fiesta Park, in line with 
the objectives outlined in the Master Development Plan.  Balloon Fiesta Park is a vital part of the North 
I-25 community, and the introduction of a new stadium, along with associated infrastructure 
improvements, aims to enhance, protect, and preserve this distinct community by offering an additional 
use/amenity that caters to the preferences of both local and statewide residents. 

B. Policy 4.1.1 Distinct Communities: Encourage quality development that is consistent with the distinct 
character of communities. 
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 The request would facilitate quality development that is consistent with the distinct character of the 

community because the proposed site plan is required to follow MDP design standards.  The stadium’s 
design, as depicted in the Site Plan, exemplifies high-quality development that matches the unique 
character of the North I-25 community.  The layout adheres to the Balloon Fiesta Park Master 
Development Plan initially created in 1998 and updated in 2012. The amendments to the MDP will 
outline the desired development quality for this regional park facility that hosts the state’s signature 
event while providing a range of indoor and outdoor recreational and cultural activities for residents, 
statewide residents, and visitors.   

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

 The request would generally protect the identity and cohesiveness of neighborhoods nearby by ensuring 
the appropriate scale and location of development, mix of uses, and character of building design within 
the existing Balloon Fiesta Park.  The scale and intensity of use shown on the Site Plan, Landscape Plan, 
and building elevations have been designed to reflect and improve existing site conditions while 
implementing the vision of the MDP.    The stadium’s height is less than the maximum height of 26 feet 
above the east property line/escarpment allowed by the MDP, which will further protect the identity and 
cohesiveness of nearby neighborhoods.   While the Balloon Museum reaches a height of 75 feet, the 
proposed stadium, like the Golf Training Center and Sid Cutter Pilot’s Pavilion, was designed to 
harmonize with the area’s character.   

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

 The request is consistent with this policy because Balloon Fiesta Park’s unique status within the built 
environment contributes to the distinct identity and sense of place in the North I-25 area.  The proposed 
amendments will allow for the development of the stadium, that has been designed to preserve the 
natural and man-made features of the park while enhancing the east escarpment and the northern side 
of Gondola Gulch.   The area will further be protected and enhanced because the stadium’s development 
will help address concerns related to the Nazareth Landfill by implementing measures to mitigate 
landfill gasses in coordination with Environmental Health.   

10. The request is consistent with the following Comprehensive Plan Goals and Policies regarding land use 
and Areas of Consistency from Chapter 5:  Land Use.   

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

play together.  r and needs. 

 The request is consistent with this Goal because the Site Plan and Major Amendment are designed to 
foster a community where residents can live, work, learn, shop, and socialize together.  The introduction 
of the stadium to Balloon Fiesta Park will amplify opportunities for social engagement and leisure, all 
while generating new employment possibilities for residents.  The stadium’s construction and ongoing 
functions will provide job openings for community members, encompassing roles for construction 
workers, stadium personnel, and event-related services such as hospitality and concessions.   

B. Policy 5.2.1 – Land Uses:  Create healthy, sustainable, and distinct communities with a mix of uses that 
are conveniently accessible from surrounding neighborhoods.   
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 The request would contribute to a healthy, sustainable, and distinct community in the North I-25 CPA 

and its’ neighborhoods because the Site Plan and Major Amendment would allow for additional use at 
BFP, making it easily accessible to nearby neighborhoods.   The park is well connected to the City’s 
trail network including the North Diversion Channel.  In addition, the subject site is accessible to 
pedestrians, bicyclists, and transit users nearby via internal trails, sidewalks and a bike route along 
Alameda Boulevard.   

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

 The request would generally enhance the existing park and protect the character of neighborhoods 
located in an Area of Consistency by thoughtfully siting the stadium within the park and avoiding the 
placement of incompatible uses.    

11. The request is consistent with the following Comprehensive Plan Goal and Policies regarding Development 
Quality and Context from Chapter 7:  Urban Design.    

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

 The proposed Site Plan, Landscape Plan, and building elevations, as outlined by the Site Plan – EPC, 
are guided by the MDP and are consistent with this Goal. The placement of the stadium has been 
carefully considered and is designed to seamlessly integrate within the escarpment while remaining 
below the high-voltage power lines. The MDP recognizes the advantages and challenges posed by the 
escarpment at Balloon Fiesta Park, including erosion issues affecting the park’s functionality. Balloon 
Fiesta Park is an integral part of the North I-25 community, and the introduction of the new stadium, 
along with associated infrastructure improvements, is focused on the development and streetscape 
design that harmonizes with the local context. 

B. Policy 7.3.5 – Development Quality:  Encourage innovative and high-quality design in all development.   

 The Site Plan, building elevations, and stadium placement are consistent with this policy because the 
design is innovative and has high-quality features consistent with the proposed major amendment of the 
MDP. The stadium’s location has been carefully chosen and is nestled within the escarpment and 
positioned beneath the high-voltage lines, effectively incorporating the escarpment as a prominent 
architectural element. The design includes sloped walkways, grassy berm seating, and picnic areas. 

C. Goal 7.5 – Context Sensitive Site Design:  Design sites, buildings, and landscape elements to respond 
to the high desert environment.   

 The building and landscape plans are consistent with this policy because they are specifically tailored 
to address the challenges of the high desert climate by incorporating shade features, canopies, and shade 
trees.   

 
D. Policy 7.5.1 – Landscape Design:  Encourage landscape treatments that are consistent with the high 

desert climate to enhance our sense of place.  

 The Landscape Plan, a fundamental element of the Site Plan-EPC and in compliance with the MDP’s 
recommendations, is consistent with this policy because the designed landscape and plant selection are 
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specifically tailored to thrive in Albuquerque’s high desert climate.  The plant palette consists of trees, 
shrubs, groundcovers, and ornamental plants suited for this environment, contributing to the distinctive 
ambiance of Balloon Fiesta Park.    

 
12. The request is consistent with the following Comprehensive Plan Goal and Policies regarding Facilities, 

Access & Universal Design from Chapter 10:  Parks & Open Space.    
A. Policy 10.1 – Facilities & Access:  Provide parks, Open Space, and recreation facilities that meet the 

needs of all residents and use natural resources responsibly.    

 The Site Plan and Major Amendment to the MDP are consistent with this Goal because they facilitate 
the development of a new section within Balloon Fiesta Park to cater to the needs of all residents while 
responsibly utilizing natural resources. The stadium and its associated improvements are designed for 
use by people of all ages and occupy an underutilized portion of the Park initially designated for a multi-
story parking structure. The Major Amendment will allow for an increase in parking capacity compared 
to the original MDP as land was acquired to the north for parking purposes, with the Site Plan 
showcasing a more efficient parking layout in this area. 

B. Policy 10.1.2 – Universal Design:   Plan, design, program and maintain parks, Open Space, and 
recreation facilities for use by people of all age groups and physical abilities.   

 The Site Plan and Major Amendment to the MDP are consistent with this policy because the stadium 
and its surrounding improvements have been designed to accommodate to residents of all ages and 
physical abilities. The Site Plan also features improvements to the Gondola Gulch and the slope, 
improving accessibility for both pedestrians and vehicles within the Park.  The project includes 
permanent restrooms that comply with the Americans with Disabilities Act (ADA) standards, ensuring 
accessibility for all visitors.  Furthermore, the parking area to the north has been thoughtfully designed 
to include ADA, electric vehicle (EV), and motorcycle parking spaces, thereby increasing access and 
usability for people of all ages and physical abilities.   

C. Goal 10.2 – Parks:  Provide opportunities for outdoor education, recreation, and cultural activities that 
meet community needs, enhance quality of life, and promote community involvement for all residents.   

 The request is consistent with this goal because the Site Plan and MDP Amendment will facilitate the 
expansion of outdoor activities at Balloon Fiesta Park. While the Stadium’s primary purpose will be to 
host the New Mexico United soccer games (anticipated 17 annual home games), it is also designed to 
accommodate a diverse array of activities, including music events, food festivals, and cultural 
gatherings, all promoting community involvement. The Stadium’s design is adaptable and will cater to 
various functions at Balloon Fiesta Park. 

D. Policy 10.2.1 – Park Types:    Plan and implement a system of parks to meet a range of needs at different 
scales, including small neighborhood parks, community parks, active parks, regional parks, and linear 
parks.   

 The request is consistent with this policy because it will allow the City to improve its park system by 
adding more recreational amenities at Balloon Fiesta Park. The MDP Amendment will increase the 
park’s size from 358 to 367.5 acres, solidifying its role as a primary regional park facility. The building 
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and site will incorporate ADA design standards to serve the needs of persons of various ages and 
physical abilities. 

E. Goal 10.4 – Coordination:   Coordinate across disciplines, jurisdictions, and geographies to leverage 
limited resources, maximize efficiencies, and best serve the public’s need for parks and recreation 
facilities.    

 The Site Plan and Major Amendment to the MDP are consistent with this Goal because they will 
efficiently utilize constrained resources to bolster the continued growth of Balloon Fiesta Park and meet 
the community’s need for parks and recreational amenities.  A state-funded capital outlay of $13.5 
million has been allocated to address much-needed improvements in infrastructure, encompassing 
electrical, water, sewer, and telecommunications systems and networks within Balloon Fiesta Park.  
Additionally, private investments are designated for the construction of the Stadium.   

F. Policy 10.4.3 – Co-located Facilities:   Maximize opportunities for multi-functional, co-located, and 
joint use of compatible parks, Open Space, trails, and recreation facilities to best leverage public 
investment.    

 State funds have been allocated for capital outlay that will extend and improve the infrastructure at 
Balloon Fiesta Park to attract significant private investments to support the construction of the Stadium. 
The request is consistent with this policy because the Site Plan will maximize the opportunities for a 
multi-functional park that enhances both passive/active recreation and community events.  

 
13. The request is consistent with the following Comprehensive Plan Goal and Policy from Chapter 12:  

Infrastructure, Community Facilities & Services  
 

A. Goal 12.2 – Community Facilities:   Provide communities facilities that have convenient access and a 
wide range of programs for residents from all cultural, age, geographical, and educational groups to 
enhance quality of life and promote community involvement.  

 
 The Site Plan and Major Amendment to the MDP are consistent with this goal because Balloon Fiesta 

Park benefits from accessible entry via I-25 through Balloon Fiesta Parkway.  The proposed stadium, if 
the Major Amendment to the MDP is approved, will expand the existing array of programs and 
amenities, catering to a diverse audience of local and statewide residents, encompassing individuals of 
all ages, cultures, and educational backgrounds.   

 
B. Policy 12.2.3 – New Facilities:  Site new facilities in areas with excellent access to provide services to 

underserved and developing areas.   
 
 The request is consistent with this policy because introducing a new facility at Balloon Fiesta Park, will 

leverage its excellent accessibility via Interstate 25 and Balloon Fiesta Parkway.  Balloon Fiesta Park is 
designed to cater to a substantial number of visitors, and its location offers access to an area that is 
comparatively underutilized and underserved.   

 
14. The proposed amendments to the Balloon Fiesta Park Master Development Plan and Site Plan for 

Subdivision (BFP Master Plan) would be more advantageous to the community as articulated because they 
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are consistent with goals and policies contained in the applicable planning documents, including the 
Comprehensive Plan.   

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

A. 14-16-6-6(J)(3)(a) As demonstrated by the policy analysis, the request is consistent with applicable 
Comprehensive Goals and Policies. 

B. 14-16-6-6(J)(3)(b) Before the adoption of the IDO, the subject site was zoned SU-2 for Balloon Park 
Museum & Related Uses.  The subject site was never zoned NR-SU or PD.  The existing zoning is under 
the jurisdiction of the established Master Development Plan (MDP), which details the regulations and 
protocols for proposed development. The MDP encompasses the guidelines for the review and approval 
process by the EPC, specifically for structures exceeding 10,000 square feet. 

 The existing language within the MDP explicitly prohibits the establishment of an Outdoor Sports 
Stadium at Balloon Fiesta Park.  The Applicants are seeking a modification to the MDP permit 
development of an Outdoor Multi-Use Stadium.  If the revised master plan is approved, all its terms and 
conditions will be adhered to.    

C.  14-16-6-6(J)(3)(c) The subject site must comply with all applicable provisions of the IDO, the DPM, 
and other adopted City regulations, including the Balloon Fiesta Park Master Plan.   

D. 14-16-6-6(J)(3)(d) The City’s existing infrastructure and public improvements have adequate capacity 
to support the Stadium project, with the exception of the electrical, water, and sewer systems.  A state-
funded capital outlay of $13.5 million has been allocated to address much-needed improvements in 
infrastructure, encompassing electrical, water, sewer, and telecommunications systems and networks 
within Balloon Fiesta Park 

E. 14-16-6-6(J)(3)(e) The future, proposed development would be required to comply with the decisions 
made by the EPC.  The EPC’s conditions of approval would improve compliance with the IDO, which 
contains regulations to mitigate site plan impacts to surrounding areas.   

F. 14-16-6-6-(J)(3)(f) The subject property is within the Balloon Fiesta Park Master Development Plan 
and the Site Plan meets relevant standards in the Balloon Fiesta Park Master Development plan and 
applicable standards in the NR-PO-A zone. 

G. 14-16-6-6(J)(3)(g) A portion of the subject site falls within the Railroad and Spur Area, the proposed 
Stadium is not within 1,320 feet of a Residential zone district or a lot containing a residential use in any 
Mixed-Use zone District.  In addition, the Stadium is not within 660 feet of another use as described in 
Subsection 5-2(E)(1)(c). 

16. The applicant notified the Wildflower Neighborhood Association, Alameda North Valley Neighborhood 
Association, the District 4 Coalition, and property owners within 100 feet of the subject site as, required.   

 
17. A facilitated meeting was held on September 9, 2023 with the affected Neighborhood Associations. The 

community raised various issues, including heightened traffic, noise and lighting, funding concerns, and 
reservations about the pre-application meeting notification.  These concerns and questions were duly 
acknowledged and addressed.  Although a number of speakers, expressed their enthusiasm for the stadium, 
there were no explicit opposing comments.  
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18. Additional meetings following the submission of the application took place on multiple occasions during 

the planning process, involving the Alameda North Valley NA, Wildflower NA, Maria Diers NA, and the 
North Edith Corridor Association.    On November 13, 2023 a meeting was held with industry 
representatives to provide them an opportunity to discuss the proposed project. 
 

19. Staff has received several emails in support and opposition at the time of this writing. 
 
 
FINDINGS:   SITE PLAN FOR SUBDIVISION    
 

20. As noted in the Request on Page 8, the 2012 MDP initially contained a Site Plan for Subdivision, 
 which received approval from the EPC.  The Site Plan for Subdivision requires separate approval 
 within the MDP framework, and both the MDP and the Site Plan for Subdivision are 
 interdependent for their respective approvals. 

 Given that the MDP must encompass all components essential to a site plan for subdivision, 
 encompassing design criteria for structures, landscaping, lighting, and signage, the procedure for 
 this update will involve amending the Site Plan for Subdivision.   The update includes all the 
 textual revisions, impacting solely two sections for the MDP: Section 4, which deals with the 
 Site Plan for Subdivision, and Section 6, which focuses on Design Performance Standards.  

 In addition to the revised textual content, the update incorporates site plan for subdivision sheets 
 that show the location of existing and proposed developments within Balloon Fiesta Park.  The 
 updated sheets include a Site Plan Illustrative, a Site Plan for Subdivision Amendment, a 
 Landscape Master Plan Major Amendment, and a Fencing Plan.   

 The updates include:   

a. Modifying the Site Plan for Subdivision to include the Outdoor Multi-Use Stadium in the 
 area  where a 5-6 multi-story parking structure was initially permitted under the approved 
 MDP. 
b. Modifying the light standards as outlined in Section 6:  Design Performance Standards.  
c. Replacing the Northeast Outdoor Recreation Area with surface parking. 
d. Introducing an additional adjacent tract for Balloon Fiesta Park’s parking needs, 
 facilitating the creation of 750 more parking spaces and expanding the park’s total acreage 
 from 358 acres to 367.5 acres.  

 
21. During the November 16, 2023 EPC Hearing, there was concern from the surrounding 
 community regarding noise.  The applicant stated that they will work with the community to 
 address concerns about noise pollution that could affect the area surrounding the park. 

22. During the November 16, 2023 hearing, the EPC encouraged the City to improve multi-modal 
 access to the park, including but not limited to, improvements to the bikeways and trail system 
 accessing the park. 
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CONDITIONS OF APPROVAL – SI-2023-01635  
 
1. Upon approval by the EPC, the applicant shall coordinate with the Staff Planner to ensure that all conditions 

have been met within 6 months of the appeal period expiration date. 
 
2. The applicant shall provide an updated Master Plan document to reflect this 2023 Major Amendment 

request and all previous administrative amendments to be posted on the City website within 6 months of 
the appeal period expiration date. 
 

On November 16, 2023 the Environmental Planning Commission (EPC) voted to APPROVE   Project # PR-
2023-009363/SI-2023-01638- Site Plan- EPC, based on the following Findings and subject to the following 
Conditions of Approval: 
 
FINDINGS – SI-2023-01638, Site Plan - EPC 
 
1. The request is a Site Plan – EPC Major Amendment  for an approximately 7-acre portion of a 367.5 acre 

site legally described as all or a portion of Tracts A-1 through G-1, Plat of Tracts A-1 through H-1, I-1-A 
& I-2-A, Tract I-A-A, Plat of Tracts A-1 through H-1, I-1A & I-2-A, and a fraction of Lot 2, located in 
NE ¼ NE ¼ Sec 11, T11N, R3E, a/k/a Tracts F & G, Heirs of Filiberto Gurule Tract, between Paseo del 
Norte NE and Roy Avenue NE (the “subject site”). 

 
2. The subject site is zoned NR-PO-A (Non-Residential Park and Open Space, city owned or managed Park 

Zone District), a zoning designation received upon adoption of the IDO. The subject site was formerly 
zoned SU-2 for Balloon Park Museum & Related Uses.   

 
3. The EPC is hearing the request because, as per the Integrated Development Ordinance (IDO), a Site Plan 

– EPC because Site Plan approval is required on the 7-acre portion of BFP located north of the balloon 
launch field.   

 
4. The City’s Parks and Recreation Department holds the responsibility of overseeing the development as 

well as the management and operations at Balloon Fiesta Park, as defined by the Master Development 
Plan (MDP).  The MDP, originally approved by City Council in 1998, serves as the primary governing 
document for Balloon Fiesta Park. 

 
5. The applicant wishes amend the Balloon Fiesta MDP: to 1) eliminate the language that currently prohibits 

the use of an Outdoor Multi-Use Stadium; 2) Modifying the MDP and the associated Site Plan for 
Subdivision to include the Outdoor Multi-Use Stadium in the area where a 5-6 multi-story parking 
structure was initially permitted under the approved MDP; 3) Modifying the light standards as outlined in 
Section 6:  Design Performance Standards to allow for stadium lighting; 4) Replacing the Northeast 
Outdoor recreation Area with surface parking; 5) introducing an additional adjacent tract for Balloon 
Fiesta’s parking needs, facilitating the creation of 750 more parking spaces and expanding the park’s total 
acreage from 358 acres to 367.5 acres 

 
6. The subject site is located in an Area of Consistency and is in the North I-25 Community Planning Area 

(CPA).  Alameda Boulevard is a designated Commuter Corridor as designated in the Comprehensive Plan.    
The Little League section of BFP and the parking area at the Old Balloon Launch Field are within the 
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boundaries of the Alameda Boulevard Design Overlay.  Character Zones 1, 2, and 3 are under Bernalillo 
County’s jurisdiction, while the majority of Character Zone 4 is situated within the City of Albuquerque. 

7. The Albuquerque/Bernalillo County Comprehensive Plan, the Balloon Fiesta Park Master Development 
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 Goal and Policies regarding Character 

from Chapter 4: Community Identity. 
 

A. Goal 4.1 Character: Enhance, protect, and preserve distinct communities 
 
 The subject site is located in an Area of Consistency, and the proposed request is consistent with the 

goal of enhancing, protecting, and preserving the distinct character of the community. This consistency 
is achieved by establishing the Multi-Use Stadium within the existing Balloon Fiesta Park, in line with 
the objectives outlined in the Master Development Plan.  Balloon Fiesta Park is a vital part of the 
North I-25 community, and the introduction of a new stadium, along with associated infrastructure 
improvements, aims to enhance, protect, and preserve this distinct community by offering an 
additional use/amenity that caters to the preferences of both local and statewide residents. 

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

 The request would facilitate quality development that is consistent with the distinct character of the 
community because the proposed site plan is required to follow MDP design standards.  The stadium’s 
design, as depicted in the Site Plan, exemplifies high-quality development that matches the unique 
character of the North I-25 community.  The layout adheres to the Balloon Fiesta Park Master 
Development Plan initially created in 1998 and updated in 2012. The amendments to the MDP will 
outline the desired development quality for this regional park facility that hosts the state’s signature 
event while providing a range of indoor and outdoor recreational and cultural activities for residents, 
statewide residents, and visitors.   

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

 The request would generally protect the identity and cohesiveness of neighborhoods nearby by 
ensuring the appropriate scale and location of development, mix of uses, and character of building 
design within the existing Balloon Fiesta Park.  The scale and intensity of use shown on the Site Plan, 
Landscape Plan, and building elevations have been designed to reflect and improve existing site 
conditions while implementing the vision of the MDP.    The stadium’s height is less than the 
maximum height of 26 feet above the east property line/escarpment allowed by the MDP, which will 
further protect the identity and cohesiveness of nearby neighborhoods.   While the Balloon Museum 
reaches a height of 75 feet, the proposed stadium, like the Golf Training Center and Sid Cutter Pilot’s 
Pavilion, was designed to harmonize with the area’s character.   

D. Policy 4.1.3 Placemaking: Protect and enhance special places in the built environment that contribute 
to distinct identity and sense of place. 
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 The request is consistent with this policy because Balloon Fiesta Park’s unique status within the built 

environment contributes to the distinct identity and sense of place in the North I-25 area.  The proposed 
amendments will allow for the development of the stadium, that has been designed to preserve the 
natural and man-made features of the park while enhancing the east escarpment and the northern side 
of Gondola Gulch.   The area will further be protected and enhanced because the stadium’s 
development will help address concerns related to the Nazareth Landfill by implementing measures to 
mitigate landfill gasses in coordination with Environmental Health.    

9. The request is consistent with the following Comprehensive Plan Goals and Policies regarding land use 
and Areas of Consistency from Chapter 5:  Land Use.   

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

play together.  r and needs. 

 The request is consistent with this Goal because the Site Plan and Major Amendment are designed to 
foster a community where residents can live, work, learn, shop, and socialize together.  The 
introduction of the stadium to Balloon Fiesta Park will amplify opportunities for social engagement 
and leisure, all while generating new employment possibilities for residents.  The stadium’s 
construction and ongoing functions will provide job openings for community members, encompassing 
roles for construction workers, stadium personnel, and event-related services such as hospitality and 
concessions.   

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

 The request would contribute to a healthy, sustainable, and distinct community in the North I-25 CPA 
and its’ neighborhoods because the Site Plan and Major Amendment would allow for additional use 
at BFP, making it easily accessible to nearby neighborhoods.   The park is well connected to the City’s 
trail network including the North Diversion Channel.  In addition, the subject site is accessible to 
pedestrians, bicyclists, and transit users nearby via internal trails, sidewalks and a bike route along 
Alameda Boulevard.   

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

 The request would generally enhance the existing park and protect the character of neighborhoods 
located in an Area of Consistency by thoughtfully siting the stadium within the park and avoiding the 
placement of incompatible uses.    

10. The request is consistent with the following Comprehensive Plan Goal and Policies regarding 
Development Quality and Context from Chapter 7:  Urban Design.    
A. Goal 7.3 – Sense of Place:  Reinforce sense of lace through context-sensitive design of development 

and streetscapes.   

 The proposed Site Plan, Landscape Plan, and building elevations, as outlined by the Site Plan – EPC, 
are guided by the MDP and are consistent with this Goal. The placement of the stadium has been 
carefully considered and is designed to seamlessly integrate within the escarpment while remaining 
below the high-voltage power lines. The MDP recognizes the advantages and challenges posed by the 
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escarpment at Balloon Fiesta Park, including erosion issues affecting the park’s functionality. Balloon 
Fiesta Park is an integral part of the North I-25 community, and the introduction of the new stadium, 
along with associated infrastructure improvements, is focused on the development and streetscape 
design that harmonizes with the local context. 

B. Policy 7.3.5 – Development Quality:  Encourage innovative and high-quality design in all 
development.   

 The Site Plan, building elevations, and stadium placement are consistent with this policy because the 
design is innovative and has high-quality features consistent with the proposed major amendment of 
the MDP. The stadium’s location has been carefully chosen and is nestled within the escarpment and 
positioned beneath the high-voltage lines, effectively incorporating the escarpment as a prominent 
architectural element. The design includes sloped walkways, grassy berm seating, and picnic areas. 

C. Goal 7.5 – Context Sensitive Site Design:  Design sites, buildings, and landscape elements to respond 
to the high desert environment.   

 The building and landscape plans are consistent with this policy because they are specifically tailored 
to address the challenges of the high desert climate by incorporating shade features, canopies, and 
shade trees.   

 
D. Policy 7.5.1 – Landscape Design:  Encourage landscape treatments that are consistent with the high 

desert climate to enhance our sense of place.  

 The Landscape Plan, a fundamental element of the Site Plan-EPC and in compliance with the MDP’s 
recommendations, is consistent with this policy because the designed landscape and plant selection 
are specifically tailored to thrive in Albuquerque’s high desert climate.  The plant palette consists of 
trees, shrubs, groundcovers, and ornamental plants suited for this environment, contributing to the 
distinctive ambiance of Balloon Fiesta Park.    

 
11. The request is consistent with the following Comprehensive Plan Goal and Policies regarding Facilities, 

Access & Universal Design from Chapter 10:  Parks & Open Space.    
A. Policy 10.1 – Facilities & Access:  Provide parks, Open Space, and recreation facilities that meet the 

needs of all residents and use natural resources responsibly.    

 The Site Plan and Major Amendment to the MDP are consistent with this Goal because they facilitate 
the development of a new section within Balloon Fiesta Park to cater to the needs of all residents while 
responsibly utilizing natural resources. The stadium and its associated improvements are designed for 
use by people of all ages and occupy an underutilized portion of the Park initially designated for a 
multi-story parking structure. The Major Amendment will allow for an increase in parking capacity 
compared to the original MDP as land was acquired to the north for parking purposes, with the Site 
Plan showcasing a more efficient parking layout in this area. 

B. Policy 10.1.2 – Universal Design:   Plan, design, program and maintain parks, Open Space, and 
recreation facilities for use by people of all age groups and physical abilities.   
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 The Site Plan and Major Amendment to the MDP are consistent with this policy because the stadium 

and its surrounding improvements have been designed to accommodate to residents of all ages and 
physical abilities. The Site Plan also features improvements to the Gondola Gulch and the slope, 
improving accessibility for both pedestrians and vehicles within the Park.  The project includes 
permanent restrooms that comply with the Americans with Disabilities Act (ADA) standards, ensuring 
accessibility for all visitors.  Furthermore, the parking area to the north has been thoughtfully designed 
to include ADA, electric vehicle (EV), and motorcycle parking spaces, thereby increasing access and 
usability for people of all ages and physical abilities.   

C. Goal 10.2 – Parks:  Provide opportunities for outdoor education, recreation, and cultural activities that 
meet community needs, enhance quality of life, and promote community involvement for all residents.   

 The request is consistent with this goal because the Site Plan and MDP Amendment will facilitate the 
expansion of outdoor activities at Balloon Fiesta Park. While the Stadium’s primary purpose will be 
to host the New Mexico United soccer games (anticipated 17 annual home games), it is also designed 
to accommodate a diverse array of activities, including music events, food festivals, and cultural 
gatherings, all promoting community involvement. The Stadium’s design is adaptable and will cater 
to various functions at Balloon Fiesta Park. 

D. Policy 10.2.1 – Park Types:    Plan and implement a system of parks to meet a range of needs at 
different scales, including small neighborhood parks, community parks, active parks, regional parks, 
and linear parks.   

 The request is consistent with this policy because it will allow the City to improve its park system by 
adding more recreational amenities at Balloon Fiesta Park. The MDP Amendment will increase the 
park’s size from 358 to 367.5 acres, solidifying its role as a primary regional park facility. The building 
and site will incorporate ADA design standards to serve the needs of persons of various ages and 
physical abilities. 

E. Goal 10.4 – Coordination:   Coordinate across disciplines, jurisdictions, and geographies to leverage 
limited resources, maximize efficiencies, and best serve the public’s need for parks and recreation 
facilities.    

 The Site Plan and Major Amendment to the MDP are consistent with this Goal because they will 
efficiently utilize constrained resources to bolster the continued growth of Balloon Fiesta Park and 
meet the community’s need for parks and recreational amenities.  A state-funded capital outlay of 
$13.5 million has been allocated to address much-needed improvements in infrastructure, 
encompassing electrical, water, sewer, and telecommunications systems and networks within Balloon 
Fiesta Park.  Additionally, private investments are designated for the construction of the Stadium.   

F. Policy 10.4.3 – Co-located Facilities:   Maximize opportunities for multi-functional, co-located, and 
joint use of compatible parks, Open Space, trails, and recreation facilities to best leverage public 
investment.    

 State funds have been allocated for capital outlay that will extend and improve the infrastructure at 
Balloon Fiesta Park to attract significant private investments to support the construction of the 
Stadium. The request is consistent with this policy because the Site Plan will maximize the 



OFFICIAL NOTICE OF DECISION 
PR-2023-009363 
November 16, 2023 
Page 14 of 18 

 
opportunities for a multi-functional park that enhances both passive/active recreation and community 
events.  

 
12. The request is consistent with the following Comprehensive Plan Goal and Policy from Chapter 12:  

Infrastructure, Community Facilities & Services  
 

A. Goal 12.2 – Community Facilities:   Provide communities facilities that have convenient access and a 
wide range of programs for residents from all cultural, age, geographical, and educational groups to 
enhance quality of life and promote community involvement.  

 
 The Site Plan and Major Amendment to the MDP are consistent with this goal because Balloon Fiesta 

Park benefits from accessible entry via I-25 through Balloon Fiesta Parkway.  The proposed stadium, 
if the Major Amendment to the MDP is approved, will expand the existing array of programs and 
amenities, catering to a diverse audience of local and statewide residents, encompassing individuals 
of all ages, cultures, and educational backgrounds.   

 
B. Policy 12.2.3 – New Facilities:  Site new facilities in areas with excellent access to provide services 

to underserved and developing areas.   
 
 The request is consistent with this policy because introducing a new facility at Balloon Fiesta Park, 

will leverage its excellent accessibility via Interstate 25 and Balloon Fiesta Parkway.  Balloon Fiesta 
Park is designed to cater to a substantial number of visitors, and its location offers access to an area 
that is comparatively underutilized and underserved.   

 
13. The request meets the Site Plan-EPC Review & Decision Criteria in IDO Section 14-16-6-6(J)(3) as 

follows:  
A. 14-16-6-6(J)(3)(a) As demonstrated by the policy analysis, the request is consistent with applicable 

Comprehensive Goals and Policies. 
B. 14-16-6-6(J)(3)(b) Before the adoption of the IDO, the subject site was zoned SU-2 for Balloon Park 

Museum & Related Uses.  The subject site was never zoned NR-SU or PD.  The existing zoning is 
under the jurisdiction of the established Master Development Plan (MDP), which details the 
regulations and protocols for proposed development. The MDP encompasses the guidelines for the 
review and approval process by the EPC, specifically for structures exceeding 10,000 square feet. 

 The existing language within the MDP explicitly prohibits the establishment of an Outdoor Sports 
Stadium at Balloon Fiesta Park.  The Applicants are seeking a modification to the MDP permit 
development of an Outdoor Multi-Use Stadium.  If the revised master plan is approved, all its terms 
and conditions will be adhered to.    

C.  14-16-6-6(J)(3)(c) The subject site must comply with all applicable provisions of the IDO, the DPM, 
and other adopted City regulations, including the Balloon Fiesta Park Master Plan.   

D. 14-16-6-6(J)(3)(d) The City’s existing infrastructure and public improvements have adequate 
capacity to support the Stadium project, with the exception of the electrical, water, and sewer systems.  
A state-funded capital outlay of $13.5 million has been allocated to address much-needed 
improvements in infrastructure, encompassing electrical, water, sewer, and telecommunications 
systems and networks within Balloon Fiesta Park 
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E. 14-16-6-6(J)(3)(e) The future, proposed development would be required to comply with the decisions 

made by the EPC.  The EPC’s conditions of approval would improve compliance with the IDO, which 
contains regulations to mitigate site plan impacts to surrounding areas.   

F. 14-16-6-6-(J)(3)(f) The subject property is within the Balloon Fiesta Park Master Development Plan 
and the Site Plan meets relevant standards in the Balloon Fiesta Park Master Development plan and 
applicable standards in the NR-PO-A zone. 

G. 14-16-6-6(J)(3)(g) A portion of the subject site falls within the Railroad and Spur Area, the proposed 
Stadium is not within 1,320 feet of a Residential zone district or a lot containing a residential use in 
any Mixed-Use zone District.  In addition, the Stadium is not within 660 feet of another use as 
described in Subsection 5-2(E)(1)(c). 

14. The applicant notified the Wildflower Neighborhood Association, Alameda North Valley Neighborhood 
Association, the District 4 Coalition, and property owners within 100 feet of the subject site as, required.   

 
15. A facilitated meeting was held on September 9, 2023 with the affected Neighborhood Associations. The 

community raised various issues, including heightened traffic, noise and lighting, funding concerns, and 
reservations about the pre-application meeting notification.  These concerns and questions were duly 
acknowledged and addressed.  Although a number of speakers, expressed their enthusiasm for the stadium, 
there were no explicit opposing comments.  

 
16. Additional meetings following the submission of the application took place on multiple occasions during 

the planning process, involving the Alameda North Valley NA, Wildflower NA, Maria Diers NA, the 
North Edith Corridor Association and the Pueblo of Sandia.  On November 13, 2023 a meeting was held 
with industry representatives to provide them an opportunity to discuss the proposed project. 

 
17. Staff has received several emails in support and opposition at the time of this writing. 
 
18. During the November 16, 2023 hearing, the EPC encouraged the City to improve multi-modal access to 

the park, including but not limited to, improvements to the bikeways and trail system accessing the park. 
 
CONDITIONS OF APPROVAL – SI-2023-01638 
 
1. Upon approval by the EPC, the proposed site plan shall go to the Development Facilitation Team (DFAT) 

for final sign-off.  The reviewer is responsible for ensuring that the EPC  Conditions have been satisfied 
and that other applicable City requirements are met. 

 
2. The applicant shall coordinate with the Staff Planner prior to submitting to the DFT to ensure that EPC 

conditions have been met. 
 
3. Site Lighting: 
 
 A. Parking area light pole maximum height shall not exceed 20’ as per the MDP. 
 B. Light fixtures shall be shielded using full cut-off light fixtures. 
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4. Vehicular Access, Circulation & Parking 
 
 A. Parking calculations shall be revised (Sheet 1) 
 B. Project date sheet for all parking shall be revised (Sheet 1). 
 
5. Landscaping, Buffering & Screening 
 
 A. The Overall Landscape Plan shall be revised to correspond with the Site Plan parking   

 calculations (Sheet 2). 
 
6. Grading & Drainage Plan 
 
 Pursuant to IDO Section 14-16-5-4(J)(4), grading in a Special Flood Hazard Area without an approved 

drainage report and financial guarantees for the permanent improvement is prohibited. The applicant shall 
supply an approved drainage report/financial guarantee. 

 
7. Conditions from Crime Prevention Through Environmental Design. 
 
 Applicant shall coordinate with the Albuquerque Police Department regrading comments provided for 

Crime Prevention Through Environmental Design.   
 
8. Condition from AMAFCA: 
 
 A Letter of Map Revision (LOMR) shall be prepared and accepted by FEMA to revise 
 the limits of the floodplain for development to occur.  
 
9. Condition from Environmental Services Division: 
 
 The final design and installation of landfill gas mitigations will be performed.  Conditional EPC approval 

as related to landfill gas mitigation concerns appear to be a reasonable approach for development at this 
site.  

 
10. Conditions from the Public Service Company of New Mexico (PNM) shall be addressed: 
 

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

B. Any existing easements may have to be revised and/or new easements may need to be created for any 
electric facilities as determined by PNM.  If existing electric lines or facilities need to be moved, then 
that is at the applicant’s expense. 

C. Any existing and/or new PNM easements and facilities need to be reflected on the Site Plan and any 
resulting Plat. 

D. Typical electric utility easements widths vary depending on the type of facility. On-site transformers 
should have a five-foot clear area on the sides and rear and ten-foot front to allow for access and 
maintenance. 
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E. Structures, especially those made of metal like storage buildings, canopies, and stadiums should not 

be within or near PNM easements without close coordination with and agreement from PNM. 
F. Perimeter and interior landscape design should abide by any easement restrictions and not impact 

PNM facilities.  Please adhere to the landscape standards contained in IDO Section 14-16-5-6(C) (10) 
as applicable.  

 
 

APPEAL:  If you wish to appeal this decision, you must do so within 15 days of the EPC’s decision or by 
December 4, 2023.  The date of the EPC’s decision is not included in the 15-day period for filing an appeal, 
and if the 15th day falls on a Saturday, Sunday or Holiday, the next working day is considered as the deadline 
for filing the appeal.     

For more information regarding the appeal process, please refer to Section 14-16-6-4(V) of the Integrated 
Development Ordinance (IDO), Administration and Enforcement.  A Non-Refundable filing fee will be 
calculated at the Land Development Coordination Counter and is required at the time the appeal is filed.  It 
is not possible to appeal an EPC Recommendation to the City Council since this is not a final decision.  

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

 
 Sincerely, 
 
 
 
 
  for Alan M. Varela, 
                Planning Director 

 
   AV/CL/MJ/SB 

                  
           

     
CC: New Mexico United Soccer, info@newmexicoutd.com  
       Consensus Planning, Jacqueline Fishman, Principal AICP, fishman@consensusplanning.com 
       Alameda North Valley Association Steve Wentworth anvanews@aol.com  
       District 4 Coalition of Neighborhood Associations, Ellen Dueweke edueweke@juno.com  
       District 4 Coalition of Neighborhood  Associations, Mildred Griffee mgriffee@noreste.org  
       Wildflower Area NA Glenn Garcia ggarcia103@comcast.net  
       Wildflower Area NA Larry Caudill ltcaudill@comcast.net  
       Sandy Zuschlag, szuschlag58@gmail.com 
       Steve Wentworth, swent999@aol.com 
       Pat Houser, hdhauser@comcast.net 
       Michael Haederle, haederle@yahoo.com 
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       Kevin Murray, claystorm@gmail.com 
       Aaron Reeder, aaron.reederiv@gmail.com 
       Annette Pitera, annette@ahcnm.org 
       Joanie Griffin, jgriffin@sunny505.com 
        gGriffin@griffinassoc.com 
       David Carl, dave.carl923@gmail.com 
       Randi Guthrie, homesbyrandi@gmail.com 
       Ellen Jones, ellenotr3@gmail.com 
       Rachel Jones, Rachel.johnson@navihealth.com 
       Joshua Martin, joshisjosh83@gmail.com 
       Gloria Faber, office@nmysa.net 
       Rachel Babb – rachel72babb@gmail.com 
       Jake Gutierrez, kickingtv.com 
       William Babb, wbabb@salud.unm.edu 
       Robert Romero, rgoalierob@icloud.com 
       Thomas Cooley, Ph.D., thomas.cooley@comcast.net 

           Dr. Mary Colley, mary@hrsolutionsnm.com 
     Jo Ann Wildenstein, jawildenstein@gmail.com 
          Lauren Ferguson, Ferguson.lauren.e@gmail.com 
          Sacheen Harris, sacheen.harris@icloud.com  
          JT Mitchell, jt@dxd.capital 
          Rebecca Hall, kbbh@hotmail.com 
          Jeff Janas - jjanas@greaterabq.com  

    Andrew Hageman - andyhageman@comcast.net  
    Pat Bryan - pdbryan57@gmail.com  
    Michael Haederle - haederle@yahoo.com  

          Amy Rehfeld, amyrehfeld@gmail.com  
          Jake Gutierrez, kickingtv@gmail.com  
          Jules Myers - jemyers2077@gmail.com  
          Ron Patel ronpatel505@gmail.com  
          Tania Gonzalez  tserafin30@gmail.com  
          Pat Hauser 134 Maria Cir NW Albuquerque, NM 87114 

  Legal, Dking@cabq.gov 
       EPC file 
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