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Lots 1 & 2 Block 2, Lands of 

Town of Atrisco Subdivision 
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Existing Zoning NR-C  Staff Planner 

Proposed Zoning R-MC 
 Shawn Watson 

 

Summary of Analysis 

This is a request for a Zoning Map Amendment for an 

approximately 8.8-acre site known as Tracts 6 & 7 ROW 1 West 

of Westland Atrisco Grant AKA Lots 1 & 2 Block 2, Lands of 

Town of Atrisco Subdivision and located at 10200 Central Ave. 

SW on the southwest corner of Central Ave. SW and 102nd St. NW. 

The applicant requests a zone change from NR-C to R-MC to 

allow the existing manufactured home community permissively. 

The EPC recommended Deferral at the September 2020 hearing at 

the request of the applicant. 

The subject site is in an Area of Consistency, as designated by the 

ABC Comprehensive Plan. The Zoning Map Amendment has been 

adequately justified pursuant to the zone change criteria in the 

Integrated Development Ordinance. 

Property owners within 100 feet of the subject site and affected 

neighborhood associations (Westside Coalition of NAs, South 

Valley Coalition of NAs, South West Alliance of Neighborhoods, 

and Route 66 West NA) were notified as required.  Staff received 

communication inquiring about the purpose of the Zoning Map 

Amendment and the history of the site’s zoning but did not receive 

communication of support or opposition.  

Staff recommends approval. 
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I. INTRODUCTION 

Surrounding zoning, plan designations, and land uses:  

 

  
       Zoning Comprehensive Plan Area          Land Use 

Site 
NR-C 

   Area of Consistency 
Manufactured Home 

Community 

 

North 

 

 

  NR-C, R-MC    Area of Consistency 

 

Nightclub, Manufactured 

Home Community 

South 

 

        R-1A 
   Area of Consistency Single-family Residential 

East 

 

       NR-C 
   Area of Consistency Commercial 

West       NR-LM    Area of Consistency Vacant 

 

Request  

The request is for a Zoning Map Amendment (zone change) for a portion of an approximately 

8.8-acre site known as Tracts 6 & 7 ROW 1 West of Westland Atrisco Grant AKA Lots 1 & 

2 Block 2, Lands of Town of Atrisco Subdivision. The site is located at 10200 Central Ave. 

SW at the southwest corner of Central Ave. SW and 102nd St. SW (the “subject site”).  

The subject site is zoned NR-C (Non-Residential – Commercial). The applicant is requesting 

a zone change to R-MC (Residential – Manufactured Home Community) to allow the existing 

manufactured home community permissively. 

Throughout the staff report, the term “manufactured home community” is used to describe the 

subject site. Manufactured home community is not a defined term in the IDO but is used to 

explain the R-MC zone district, pursuant to IDO Subsection 14-16-2-3(C)(1), as follows: “The 

purpose of the R-MC zone district is to accommodate manufactured home communities and 

to require those communities to incorporate high-quality planning and design.” Manufactured 

home communities can consist of both manufactured homes and mobile homes. Mobile homes 

and manufactured homes are types of “Dwelling, single-family detached.” The former is its 

own use, and the latter is one specific type of single-family dwelling but not a use itself. 

Therefore, the term “manufactured home community” is used throughout since Longview 

Mobile Home Community could consist of both manufactured and mobile homes. 

 

EPC Role 

The Environmental Planning Commission (EPC) is hearing this case because the EPC is 

required to hear all zone change cases, regardless of the site size, in the City. The EPC is the 

final decision-making body unless the subject site is 20 acres or greater in size (in which case 

the EPC is a recommending body) or the EPC decision is appealed. If so, the Land Use 
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Hearing Officer (LUHO) would hear the appeal and make a recommendation to the City 

Council. The City Council would then make the final decision. The request is a quasi-judicial 

matter. 

 

Context  

The subject site is approximately 8.8 acres and is a manufactured home community, Longview 

Mobile Home Community. The applicant notes that Longview MHC has 87 manufactured 

home spaces and a park office. It has existed as a manufactured home community for over 

thirty years. 

The subject site is near the western city limit and surrounded by multiple zone districts and 

uses. The abutting site to the west is zoned NR-C and is currently vacant. The parcels across 

Central Ave. to the north are zoned NR-C, developed as a bar, and R-MC, developed as a 

manufactured home community. The site across 102nd St. to the east is zoned NR-C and 

developed as commercial strip mall. Another R-MC zone district with a manufactured home 

community use exists east of the subject site on the southeast corner of Central Ave. and 98th 

St. SW. The parcels across Sunset Gardens Rd. SW to the south are zoned R-1A and are 

developed as single-family residential subdivisions. 

 

History 

The subject site was zoned SU-1 (Special Use for a Mobile Home Park) in 1979 (Z-79-30). 

There is an existing site plan associated with the subject site that was required with SU-1 

zones. The site plan was approved in May 1979 and revised in October 1980, and it shows the 

layout of the manufactured home community.  

The existing development was established around 1981. The “Mobile home development” use 

was allowed when it was built and included both mobile homes and manufactured homes. 

When the City Council adopted the West Route 66 Sector Development Plan in October 1987 

(R-321), the zoning designation on the subject site was SU-2 for PDA (Special Neighborhood 

Zone for Planned Development Area) and categorized as a residential land use. Sector 

Development Plans were repealed upon adoption of the Integrated Development Ordinance 

(IDO) in 2018, and the IDO applied the NR-C zone district to the subject site. 

 

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. The portion of Central Avenue abutting the subject site is 

designated as a Regional Principal Arterial. The other abutting roads, 102nd Street and Sunset 

Gardens Road, are not classified on the 2040 LRRS map. 
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Comprehensive Plan Corridor Designation 

The subject site is not located along any Corridors as designated by the ABC Comprehensive 

Plan (Comp Plan). However, the subject site is within 1/8 of a mile of the end of the Major 

Transit Corridor on Central Avenue. 

 

Trails/Bikeways 

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

Governments (MRCOG), identifies existing and proposed trails. The LRBS shows a Proposed 

Bicycle Lane on Central Avenue.  

 

Transit 

The subject site is less than 1/2 of a mile from ABQ Ride Route #54 (Bridge-Westgate) on 

98th St. SW. This route offers service Monday through Saturday with a peak frequency of 45 

minutes during the weekdays and 60-minute peak frequency on Saturdays. The site is also less 

than 1/2 of a mile from ABQ Ride Route #198 on 98th St., which has weekday and weekend 

service with a peak frequency of 30 minutes. 

 

Public Facilities/Community Services  

Please refer to the Public Facilities Map (see attachment), which shows public facilities and 

community services located within one mile of the subject site. 

 

II. ANALYSIS OF APPLICABLE ORDINANCES, PLANS, AND POLICIES 

Integrated Development Ordinance (IDO)  

Definitions  

Dwelling, Manufactured Home: A structure transportable in one or more sections that is built 

on a permanent chassis, is designed for use with or without a permanent foundation when 

connected to the required utilities, and meets the construction safety standards of the federal 

Manufactured Housing Act of 1974. Similar structures that do not meet the construction safety 

standards of that Act are referred to as mobile homes and are not allowed to be installed in the 

City. See also Dwelling, Mobile Home. 

 

Dwelling, Mobile Home: A transportable structure that does not meet the construction safety 

standards of the federal Manufactured Housing Act of 1974. 

 

Nonconforming Use: A use of a structure or land that does not conform to the IDO 

requirements for land uses in the zone district where it is located, but that was an approved 

use at the time the use began. 
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Zoning 

The subject site is currently zoned NR-C. Pursuant to IDO Subsection 14-16-2-5(A)(1), the 

NR-C zone district is intended “to accommodate medium-scale retail, office, commercial, and 

institutional uses, particularly where additional residential development is not appropriate or 

not desired because of a deficit of jobs or services in relation to housing units in the area.” 

Specific permissive uses for NR-C are listed in Table 4-2: Allowable Uses, IDO p. 130.  

The request proposes to change the zone district to R-MC. Pursuant to IDO Subsection 14-

16-2-3(C)(1), the R-MC zone district is intended “to accommodate manufactured home 

communities and to require those communities to incorporate high-quality planning and 

design.” The R-MC zone district allows the following residential uses: single-family detached, 

mobile home, and cottage development. Additionally, R-MC permissively allows for other 

uses that can accompany residential uses, such as community garden and residential 

community amenity.  Specific permissive uses for R-MC are listed in Table 4-2 of the IDO. 

The development is currently considered to be legally nonconforming pursuant to the criteria 

in Subsection 14-16-6-8(C) of the IDO, since the NR-C zone district does not allow the 

“Dwelling, mobile home” use or manufactured home communities (single-family detached 

homes), but they were allowed under the subject site’s previous SU-2 zoning.  

The applicant states that the intent of the zone change request is to “preserve the neighborhood 

by not requiring the existing mobile home community to be removed from the area and the 

residents displaced.” If there are any mobile homes (that is, pre-1974 structures) on the subject 

site, they are considered nonconforming and must be removed within 5 years of the effective 

date of the IDO unless the zone change to R-MC is granted. After the zone change, any mobile 

homes that still do not conform with R-MC standards would be considered nonconforming 

but would not have a compliance clock. They would be subject to limitations on expansion 

and continuing the use per IDO Subsection 14-16-6-8(C)(6)(b). Further, if there are any other 

conditions within the subject site that do not comply with current IDO regulations, they would 

be considered nonconforming and subject to the nonconforming regulations in IDO 

Subsection 14-16-6-8. 

 

 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 Consistency as designated by the Comprehensive 

Plan. Applicable goals and policies are listed below. The goals and policies listed below are 

cited by the applicant in the zone change justification letter dated August 27, 2020 (see 

attachment).  

Note:  Applicant’s Justification is in indented italics; Staff’s Analysis is indented bold text. 
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Chapter 4: Community Identity 

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 furthers Policy 4.1.2 because it will allow for the appropriate type and scale of 

uses to take advantage of the existing identity and character of the neighborhood which 

provides affordable housing in a location where it exists today within a transition zone 

between various residential uses and commercial uses. Rezoning the site to R-MC will allow 

the existing mobile home community to remain in tack as it has for over 30 years. The area 

will not be disrupted by the removal and relocation of existing community or the relocation 

of existing residents. This use also allows affordable housing opportunities within the 

community. 

The request would protect the identity and cohesiveness of the existing manufactured 

home community specifically and of the neighborhood more broadly. The 

neighborhood contains a mix of residential and commercial uses with multiple 

manufactured home communities within a one-mile radius of the subject site. The 

request would make this site a Protected Lot, so future development on the abutting 

lot to the west and adjacent lot to the east would be subject to Neighborhood Edges 

(14-16-5-9). The request furthers Policy 4.1.2 - Identity and Design. 

 

Policy 4.1.4: Neighborhoods: Enhance, protect, and preserve neighborhoods and traditional 

communities as key to our long-term health and vitality. 

The request furthers Policy 4.1.4 because it will protect an existing stable, thriving 

residential neighborhood and preserve the neighborhood by not requiring the existing 

mobile home community to be removed from the area and the residents displaced. The 

primary goal of the requested zone change to R-MC is to do exactly what this policy 

requires: To keep the mobile home community in place so that the neighborhood and its 

residents can preserve and protect what they have spent over 30 years building. 

The request would protect and preserve the existing manufactured home community 

specifically and the neighborhood more broadly by allowing the existing manufactured 

home community permissively. The manufactured home community has existed for 

over 30 years, and the request would support the long-term health and vitality of the 

community by allowing it to remain. The request furthers Policy 4.1.4 – 

Neighborhoods. 

 

Chapter 5: Land Use 

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

shop, and play together. 
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The goal of the zone change request is to make the long established existing mobile home 

community a permissive use. This will allow the existing close knit community to remain a 

sustainable mobile home development in an area with good street connectivity and 

convenient access to transit. It would also help to maintain and foster the broad housing 

options available in the area to meet a range of incomes and lifestyles needed within the 

community that offers a mix of uses that are conveniently accessible from the subject 

property. 

The request fosters a community where residents can live, work, learn, shop, and play 

together by protecting the housing that exists in the manufactured home community. 

Further, the area has a mix of commercial and residential uses that allow residents 

access to nearby jobs and retail, especially near 98th Street, and transportation along 

Central Avenue. The request furthers Goal 5.2 – Complete Communities. 

 

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 goal of the requested zone change is to maintain the existing mobile home community 

that is in an area that helps to align the appropriate zone with the existing land use. The 

zone change will bring the existing use into conformance with the appropriate zoning and 

will serve to protect the character of the existing community and allow it and its residents 

to remain. 

The request would protect and enhance the character of the existing manufactured 

home community and surrounding neighborhood in this Area of Consistency. The 

current use has existed over 30 years, and the request would maintain consistency and 

provide protections for its residents. The request would make the subject site a 

Protected Lot under the Neighborhood Edges (14-16-5-9) provision, which protects 

areas that are intended to remain stable. Future development on the abutting lot to the 

west and adjacent lot to the east would be subject to protections for building height, 

screening and buffering, and parking, drive-throughs, and loading areas. The request 

furthers Policy 5.6.3 – Areas of Consistency. 

 

Chapter 6: Transportation 

Goal 6.2: Multi-Modal System: Encourage walking, biking, and transit, especially at peak-hour 

commuting times, to enhance access and mobility for people of all ages and abilities. 

Bicycle, pedestrian and transit connections provide the means to neighborhood residents 

and employees to take public transportation or to walk or bicycle to obtain necessary daily 

services. The existing mobile home community is located approximately 0.2 miles west of 

the existing pedestrian trail and bike paths along the 98th Street. The distance to the City 

transit bus stop on 98th Street is less than 3 tenths of a mile from the park entrance. 

The request encourages walking, biking, and transit because the existing 

manufactured home community is within 1/8 of a mile of the end of a Major Transit 
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Corridor on Central Avenue with nearby service from ABQ Ride Route #54 and Route 

#198. Additionally, the Long Range Bikeway System map, produced by MRCOG, 

shows a Proposed Bicycle Lane on this section of Central Avenue, which could serve 

the community in the future. The request furthers Goal 6.2 – Placemaking.  

 

Chapter 9: Housing 

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

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

The existing Longview Mobile Home Community helps support diverse housing options 

within this area of the city. It ensures availability and affordability for not only the current 

residents within the existing park but for future residents as well. It provides lower income 

residents with an opportunity to own the unit within which they live rather than renting an 

apartment or single family detached house. It does so within an area that is close to public 

transit and is within walking distance to numerous existing and future job opportunities, 

which contributes to its affordability of the housing. 

This request supports the improvement and conservation of housing for a variety of 

income levels and types of residents and households by allowing the existing use 

permissively. If the use were permissive, the owner would be able to access financial 

instruments to improve and conserve the existing manufactured home community. 

This conservation allows existing and future residents a housing option that is 

accessible to a variety of income levels in an area of the city where the primary housing 

type are single-family homes. The request furthers Policy 9.1.1 – Housing Options. 

 

Policy 9.3.2: Other Areas: Increase housing density and housing options in other areas by 

locating near appropriate uses and services and maintaining the scale of surrounding 

development. 

The existing Longview Mobile Home Community provides higher density, affordable 

residential opportunities near public transportation facilities in an area with considerable 

existing and future job opportunities and available shopping. The site is within a quarter of 

a mile of a retail/grocery center. 

The subject property is currently served by public water and sanitary sewer as well as being 

served by PNM for electric services and NM Gas Co for gas services. The requested zone 

change will not require the construction of additional public or private infrastructure. 

This request would maintain increased housing density and housing options in areas 

outside of Centers and Corridors and maintains the scale of surrounding development. 

The applicant notes that Longview Mobile Home Community has 87 manufactured 

home spaces within approximately 8.8 acres. The existing community thus increases 

density in an area of town predominated by single-family homes while respectfully 

maintaining the scale of surrounding development. The request furthers Policy 9.3.2 – 

Other Areas. 
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Chapter 13: Resilience and Sustainability 

Goal 13.5: Community Health: Protect and maintain safe and healthy environments where 

people thrive. 

The connections noted above assist in the improvement of air quality by keeping area 

residents closer to their homes and not having to travel by vehicle, minimizing the adverse 

effects of motor vehicle pollution in an existing safe and healthy mobile home community 

that is thriving to date. 

The request protects and maintains a safe and healthy environment where people 

thrive by allowing the existing use permissively. The request would make this site a 

Protected Lot, so future development on the abutting lot to the west and adjacent lot 

to the east would be subject to Neighborhood Edges (14-16-5-9). This would provide 

protections to the existing manufactured home community by regulating screening and 

buffering, parking, drive-throughs, and loading areas. The request furthers Goal 13.5 

– Community Health. 

III. ZONING MAP AMENDMENT (ZONE CHANGE) 

Requirements 

The review and decision criteria outline requirements for deciding zone change applications. The 

applicant must provide sound justification for the proposed change and demonstrate that several 

tests have been met. The burden is on the applicant to show why a change should be made. 

The applicant must demonstrate that the existing zoning is inappropriate because of one of three 

findings: 1) there was an error when the existing zone district was applied to the property; or 2) 

there has been a significant change in neighborhood or community conditions affecting the site; 

or 3) a different zone district is more advantageous to the community as articulated by the 

Comprehensive Plan or other, applicable City plans. 

Justification and Analysis 

The zone change justification letter analyzed here, received on August 27, 2020, is a response to 

Staff’s request for a revised justification (see attachment). 

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

A. The proposed zone change is consistent with the health, safety, and general welfare of the City 

as shown by furthering (and not being in conflict with) a preponderance of applicable Goals 

and Policies in the ABC Comp Plan, as amended, and other applicable plans adopted by the 

City. 

The zone change request is consistent with the health, safety, and general welfare of the 

City as demonstrated by this letter which provides analysis of policies from the ABC Comp 

Plan related to the request. The request furthers a preponderance of goals and policies in 

the ABQ Comp Plan. The request seeks to maintain the existing mobile home community, 

making it an allowable use under the new zoning. The zone change will allow a mobile 



CITY OF ALBUQUERQUE                                           ENVIRONMENTAL PLANNING COMMISSION 

PLANNING DEPARTMENT                    Project #: 2020-004078, Case #: RZ-2020-00018 

CURRENT PLANNING SECTION Hearing Date:  October 8, 2020 

 Page 16 
  

 

 

home community to continue to thrive in a section of town that has numerous employment 

opportunities as well as many City services available to them including public 

transportation within walking distance of the property. Having affordable housing close 

to commercial areas and close to public transportation decreases the long distance travel 

for employees to get to their work place. Keeping the existing mobile home community in 

place will avoid displacing residents who would have a difficult time finding alternate 

affordable low income housing. This would decrease the burden on the City programs that 

are in place to help families that can’t afford a place to live. Making the current use 

allowable under the new zoning will help to maintain the existing mobile home community 

and to continue meeting the preponderance of goals and policies in the ABQ Comp Plan. 

Consistency with the City’s health, safety, and general welfare is shown by 

demonstrating that a request furthers a preponderance of applicable Comprehensive 

Plan goals and policies (and other plans if applicable) and does not significantly 

conflict with them. The applicant has adequately demonstrated this in a policy-based 

response. Therefore, the request would be consistent with the City’s health, safety, 

and general welfare. The response to Criterion A is sufficient. 

 

B. If the proposed amendment is located wholly or partially in an Area of Consistency (as shown 

in the ABC Comp Plan, as amended), the applicant has demonstrated that the new zone would 

clearly reinforce or strengthen the established character of the surrounding Area of 

Consistency and would not permit development that is significantly different from that 

character. The applicant must also demonstrate that the existing zoning is inappropriate 

because it meets any of the following criteria: 

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

the property. 

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

the site. 

3. A different zone district is more advantageous to the community as articulated by the 

ABC Comp Plan, as amended (including implementation of patterns of land use, 

development density and intensity, and connectivity), and other applicable adopted City 

plan(s). 

Per Criteria 3, the subject property is located in an Area of Consistency and the requested 

change to R-MC zoning furthers the goals outlined in the Comp Plan. The new zone would 

clearly reinforce and strengthen the established character of the community by providing 

an alternate to housing type that are advantages to lower income families or individuals 

in a section of the city that contains opportunities for employment and easy access to 

public transit, pedestrian and bicycle facilities, and to shopping centers. These strengths 

and opportunities would be lost under the current zoning NR-C zoning, in which these 

residential uses are not allowed. 

The new zone would not permit development that is significantly different from the 

established character of the subject site or the surrounding area. It will in fact allow the 
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existing established use to remain in place and to continue to offer an affordable option 

for low income families that choose to live in the area. The specific uses that become 

permissive with the approval of the zone change request from NR-C to R-MC are Single-

family, Mobile home and Cluster development dwellings. These uses are not significantly 

different from the established character of the community. 

A different zoning from the existing NR-C zoning would be more advantageous to the 

community by allowing the existing mobile home village to remain in place where the 

existing NR-C zoning would make the existing village a non-conforming use. The 

Longview Mobile Home Village has been in existence for over 30 years. The park offers 

affordable housing opportunities that complement the surrounding developments 

including the existing mobile home communities. These mobile home communities include 

Loma Vista Mobile Home Park located across Central Ave to the north, Vista 

Manufactured Home Community located less than a quarter of a mile to the east along 

Central Ave, West Ridge Park located one half mile to the northeast, Clear Creek mobile 

home community located three quarters of a mile to the northeast all of which are zoned 

R-MC. The Palisades RV park is also located just over a half mile to the east from the 

subject site. The requested rezoning to R-MC will allow the continued use of the mobile 

home community which provides a transition between adjacent commercial properties 

and the R-1A single family detached housing properties to the south. 

The park is not just an affordable option for low income families, it is also a tight knit 

community where residents know and look out for each other in an area where they can 

feel safe and protected. It is a place where access is restricted to the two entrances and 

the aesthetics are well managed by the rules and regulations of the park. The residents 

opt to live in a community scenario for the social and emotional benefits of such a network, 

which can be extraordinary. It is this tradition and atmosphere that the zone request seeks 

to preserve. 

In addition, the current classification of zoning and resulting listing of the property as 

non-conforming prevents the property owner from procuring the proper instruments to 

keep the facility from falling into disarray. The requested zone change to R-MC will 

remove this constraint. 

The existing manufactured home community ensures the livability and safety of 

surrounding neighborhoods by allowing affordable housing within an area that contains 

multiple job opportunities. This close proximity from housing to work helps mitigate any 

harmful effects of traffic traveling into the area for work from outside the community.  

The existing and proposed uses in the RM-C zone are compatible with the surrounding 

area and uses as evidenced by the existing RM-C zoned properties in the area. The R-MC 

zoning would provide a transition between single-family residential properties and the 

properties zoned NR-C and NR-LM. 

The site is located wholly within an Area of Consistency. A different zone district (R-

MC) would generally be more advantageous to the community than the existing zone 

district (NR-C), which the applicant’s policy analysis has shown to be inappropriate 

since the long-standing existing use is not allowed permissively in the NR-C zone 
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district. The request would further Comprehensive Plan goals and policies relating 

to Identity and Design, Neighborhoods, Areas of Consistency, and Housing Options. 

The response to Criterion B is sufficient. 

 

C. If the proposed amendment is located wholly in an Area of Change (as shown in the ABC 

Comp Plan, as amended) and the applicant has demonstrated that the existing zoning is 

inappropriate because it meets at least one of the following criteria: 

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

the property. 

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

the site that justifies this request. 

3. A different zone district is more advantageous to the community as articulated by the 

ABC Comp Plan, as amended (including implementation of patterns of land use, 

development density and intensity, and connectivity), and other applicable adopted City 

plan(s). 

The subject property is located wholly in an Area of Consistency and this criterion does 

not apply. 

The subject site is located wholly within an Area of Consistency, so this criterion does 

not apply. 

D. The zone change does not include permissive uses that would be harmful to adjacent property, 

the neighborhood, or the community, unless the Use-specific Standards in Section 14-16-4-3 

associated with that use will adequately mitigate those harmful impacts. 

The specific uses that become permissive with the approval of the zone change request 

from NR-C to R-MC are Single-family, Mobile home and Cluster development dwellings. 

The potential harm of each of these uses (other than the desired Mobile Home use) on the 

adjacent property, the neighborhood or the community will be mitigated by the use-

specific standards dictating the minimum lot size, height limitations and by restricting the 

allowable number or dwelling units that can be placed on the subject area and dictating 

required building setbacks and common open space area requirements. Therefore none of 

the permissive uses in the R-MC zone (listed in below zoning comparison table) will be 

harmful to the adjacent property, neighborhood or community. 

The only other less restrictive, permissive use that would be allowed with the approval of 

the requested zone change is Residential Community Amenity. Although there are no use 

specific standards listed for a residential community amenity in the R-MC zoning, the 

limited uses that would fit within this designation would not adversely affect or harm the 

adjacent properties or neighborhood. 

The majority of uses allowed under the requested R-MC zoning are also allowed in the 

existing NR-C Zoning or the uses are more restrictive. The uses that are indicated in the 

table below as being less restrictive under the requested zoning are Accessory or 



CITY OF ALBUQUERQUE                                           ENVIRONMENTAL PLANNING COMMISSION 

PLANNING DEPARTMENT                    Project #: 2020-004078, Case #: RZ-2020-00018 

CURRENT PLANNING SECTION Hearing Date:  October 8, 2020 

 Page 19 
  

 

 

Temporary uses that would have no harmful effect on the neighborhood or community. 

New conditional uses that differ from the existing use would have to come to the City for 

Conditional Use approval at which time their effect on the adjacent property can be 

evaluated. 

In comparison, the uses permissive to the new zoning NR-C (listed in below zoning 

comparison table) established with the adoption of the IDO would significantly change 

the characteristics of the existing neighborhood. It would displace residents within the 

property itself and isolate the adjacent residential properties by decreasing the R-MC 

zoning which currently help to establish a buffer zone between the single family residential 

uses and the properties with commercial uses. The neighborhood and surrounding 

community may be subject to increased traffic, noise, storm runoff and crime if the site is 

redeveloped with uses that are permissive to the newly adopted NR-C zoning.  
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The requested zone (R-MC) allows fewer uses than the existing zone (NR-C). The R-

MC zone district allows the following residential uses: single-family detached, mobile 

home, and cottage development, which are not allowed in NR-C. The single-family 

detached and cottage development uses are both regulated by use-specific standards. 

Additionally, R-MC permissively allows for other uses that can accompany 

residential uses, such as community garden and residential community amenity, 

which are also both regulated by use-specific standards. 

The zone change request to R-MC would allow the existing manufactured home 

community permissively. The request would also make the subject site a Protected 

Lot. Future development on the abutting lot to the west and adjacent lot to the east 

would be subject to Neighborhood Edges (14-16-5-9), which would provide 

protections to the existing manufactured home community by regulating building 

height, screening and buffering, parking, drive-throughs, and loading areas. The 

response to Criterion D is sufficient.   

 

E. The City's existing infrastructure and public improvements, including but not limited to its 

street, trail, and sidewalk systems meet 1 of the following requirements: 

1. Have adequate capacity to serve the development made possible by the change of zone. 

2. Will have adequate capacity based on improvements for which the City has already 

approved and budgeted capital funds during the next calendar year. 

3. Will have adequate capacity when the applicant fulfills its obligations under the IDO, 

the DPM, and/or an Infrastructure Improvements Agreement. 

4. Will have adequate capacity when the City and the applicant have fulfilled their 

respective obligations under a City- approved Development Agreement between the 

City and the applicant. 

Per Requirement 1. the proposed zone change will not require major and programmed 

capital expenditures by the City. This is an existing mobile home community that the owner 

wishes to keep intact and the current infrastructure capacity is sufficient to serve the existing 

development. The existing infrastructure is sufficient as evidenced by its ability to service 

the existing mobile home community that to date is at or near full occupancy. This includes 

adequate roadways, wet and dry utilities and drainage infrastructure. 

The request meets this requirement because the City’s existing infrastructure and 

public improvements have adequately served the subject site and its existing use for 

many years. The response to Criterion E is sufficient. 

 

F. The applicant's justification for the requested zone change is not completely based on the 

property's location on a major street. 

The location of the property is not the sole justification for the zone change request. The 

request is mainly based on the owner’s desire to maintain the current use of the property 
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as a mobile home community, which furthers a preponderance of applicable 

Comprehensive Plan policies for land use and infill development as demonstrated in the 

response to Criterion A. 

The applicant’s justification is not completely based on the subject site’s location on 

Central Avenue, a Regional Principal Arterial. The request is primarily based on 

changing the zone district to allow the existing manufactured home community 

permissively. The request is supported by a preponderance of applicable 

Comprehensive Plan goals and policies. The response to Criterion F is sufficient. 

 

G. The applicant's justification is not based completely or predominantly on the cost of land or 

economic considerations.   

Cost of land or other economic considerations are not the determining factors for the zone 

change request. The predominant factor for the zone change request is to allow the 

continued use of the property as a mobile home community, which furthers the wellbeing 

of the neighborhood and the community. 

The applicant’s justification is not based completely or predominately on the cost of 

land or economic considerations. The main purpose of the request is to change the 

zoning to allow the existing manufactured home community permissively. The 

response to Criterion G is sufficient. 

 

H. The zone change does not apply a zone district different from surrounding zone districts to 

one small area or one premises (i.e. create a "spot zone") or to a strip of land along a street 

(i.e. create a "strip zone") unless the change will clearly facilitate implementation of the ABC 

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

1. The area of the zone change is different from surrounding land because it can function 

as a transition between adjacent zone districts. 

2. The site is not suitable for the uses allowed in any adjacent zone district due to 

topography, traffic, or special adverse land uses nearby. 

3. The nature of structures already on the premises makes it unsuitable for the uses allowed 

in any adjacent zone district. 

The request for a zone change would apply a zone district to the subject site (8.8 acres) 

that is different from the majority of the surrounding zone districts but the same as a 5 

acre parcel to the north. The area surrounding the subject site contains a variety of 

residential and commercial uses. The lots south of the subject property are zoned R-1A, 

the surrounding area to the west is zoned NR-LM. The area east of the site is zoned NR-

C. The area north of the site, across Central Ave. is zoned NR-C and RMC. The request 

would NOT result in a spot-zone but instead would add to the like-zoned properties in 

the area. 
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The request would not apply a zone district different from surrounding zone 

districts to one small area or one premises (i.e. create a "spot zone") or to a strip 

of land along a street (i.e. create a "strip zone"). There are multiple properties 

within a one-mile radius that are zoned R-MC, including the property to the north, 

across Central Avenue. Additionally, there are other residential zone districts near 

the subject site, including a subdivision zoned R-1A to the south, across Sunset 

Gardens Road.  There are also multiple commercial zone districts in the area. The 

abutting property to the west is zoned NR-LM, and the property further to the west 

is NR-BP. The adjacent property to the east is zoned NR-C, and the properties to 

the north, across Central Avenue, are also primarily zoned NR-C. The response to 

Criterion H is sufficient. 

 

V.  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 zone change request would allow the existing use 

permissively in addition to protecting an existing affordable housing option on the West Side. 

Further, the request to a Residential zone would apply protections to the subject site that do 

not exist with its current NR-C zoning, such as Neighborhood Edges (IDO Section 14-16-5-

9). 

The Department of Municipal Development’s Traffic Engineering division noted that 

MRCOG’s 2040 Metropolitan Transportation Plan (MTP) indicates that in addition to the 

proposed bicycle lane on Central Avenue, the plan also proposes a bicycle lane and paved trail 

on Sunset Gardens Road. 

 

Neighborhood/Public 

The affected neighborhood organizations are Westside Coalition of Neighborhood 

Associations, South Valley Coalition of Neighborhood Associations, South West Alliance of 

Neighborhoods, and Route 66 West Neighborhood Association (see attachments). Property 

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

As of this writing, the agent, Tierra West LLC, was contacted by two residents. The first 

resident wanted more information about the purpose of the Zoning Map Amendment, and the 

second resident inquired if the Longview Mobile Home Community would remain and asked 

why the subject site was zoned NR-C under the IDO. These residents did not express support 

or opposition to the request. No comments were received from neighborhood associations. 

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

The request is for a Zoning Map Amendment for an approximately 8.8-acre site located at 10200 

Central Avenue SW on the southwest corner of Central Avenue SW and 102nd Street NW. The 

subject site is developed as a manufactured home community and in an Area of Consistency, as 

designated by the ABC Comprehensive Plan. 

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

requesting the R-MC (Residential – Manufactured Home Community) zone district to allow the 

existing manufactured home community use permissively. 

The Zoning Map Amendment has been adequately justified pursuant to the IDO Review and 

Decision criteria in 14-16-6-7(F)(3) based upon the proposed zoning being more advantageous to 

the community than the current zoning. 

The affected neighborhood organizations are the Westside Coalition of Neighborhood 

Associations, South Valley Coalition of Neighborhood Associations, South West Alliance of 

Neighborhoods, and Route 66 West Neighborhood Association, which were notified as required. 

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

As of this writing, Staff received communication inquiring about the purpose of the Zoning Map 

Amendment and the history of the zoning on the subject site but did not receive communication 

of support or opposition.  

Staff recommends approval. 
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Findings, RZ: 2020-00018, October 8, 2020, Zoning Map Amendment (Zone Change) 

1. This is a request for a Zoning Map Amendment for an approximately 8.8-acre site known as 

Tracts 6 & 7 ROW 1 West of Westland Atrisco Grant AKA Lots 1 & 2 Block 2, Lands of 

Town of Atrisco Subdivision located at 10200 Central Avenue SW on the southwest corner 

of Central Avenue SW and 102nd Street NW (the “subject site”). 

2. The applicant requests a Zoning Map Amendment from NR-C to R-MC to allow the existing 

manufactured home community use permissively.  

3. The subject site is within an Area of Consistency as designated by the Comprehensive Plan. 

4. The Albuquerque/Bernalillo County Comprehensive Plan and the City of Albuquerque 

Integrated Development Ordinance are incorporated herein by reference and made part of the 

record for all purposes. 

5. The request generally furthers the following applicable Comprehensive Plan goals and 

policies related to Community Identity: 

A. Policy 4.1.2: Identity and Design: Protect the identity and cohesiveness of neighborhoods 

by ensuring the appropriate scale and location of development, mix of uses, and character 

of building design.  

The request would protect the identity and cohesiveness of the existing manufactured 

home community specifically and of the neighborhood more broadly. The neighborhood 

contains a mix of residential and commercial uses with multiple manufactured home 

communities within a one-mile radius of the subject site. The request would make this site 

a Protected Lot, so future development on the abutting lot to the west and adjacent lot to 

the east would be subject to Neighborhood Edges (14-16-5-9).  

B. Policy 4.1.4: Neighborhoods: Enhance, protect, and preserve neighborhoods and 

traditional communities as key to our long-term health and vitality. 

The request would protect and preserve the existing manufactured home community 

specifically and the neighborhood more broadly by allowing the existing manufactured 

home community permissively. The manufactured home community has existed for over 

30 years, and the request would support the long-term health and vitality of the community 

by allowing it to remain.  

6. The request generally furthers the following applicable Comprehensive Plan goals and 

policies related to Complete Communities: 

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

learn, shop, and play together. 

The request fosters a community where residents can live, work, learn, shop, and play 

together by protecting the housing that exists in the manufactured home community. 

Further, the area has a mix of commercial and residential uses that allow residents access 

to nearby jobs and retail, especially near 98th Street, and transportation along Central 

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

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

Open Space. 

The request would protect and enhance the character of the existing manufactured home 

community and surrounding neighborhood in this Area of Consistency. The current use 

has existed over 30 years, and the request would maintain consistency and provide 

protections for its residents. The request would make the subject site a Protected Lot under 

the Neighborhood Edges (14-16-5-9) provision, which protects areas that are intended to 

remain stable. Future development on the abutting lot to the west and adjacent lot to the 

east would be subject to protections for building height, screening and buffering, and 

parking, drive-throughs, and loading areas.  

C. Goal 6.2: Multi-Modal System: Encourage walking, biking, and transit, especially at peak-

hour commuting times, to enhance access and mobility for people of all ages and abilities. 

The request encourages walking, biking, and transit because the existing manufactured 

home community is within 1/8 of a mile of the end of a Major Transit Corridor on Central 

Avenue with nearby service from ABQ Ride Route #54 and Route #198. Additionally, the 

Long Range Bikeway System map, produced by MRCOG, shows a Proposed Bicycle 

Lane on this section of Central Avenue, which could serve the community in the future. 

D. Goal 13.5: Community Health: Protect and maintain safe and healthy environments where 

people thrive. 

The request protects and maintains a safe and healthy environment where people thrive by 

allowing the existing use permissively. The request would make this site a Protected Lot, 

so future development on the abutting lot to the west and adjacent lot to the east would be 

subject to Neighborhood Edges (14-16-5-9). This would provide protections to the 

existing manufactured home community by regulating screening and buffering, parking, 

drive-throughs, and loading areas.  

7. The request generally furthers the following applicable Comprehensive Plan goals and 

policies related to Housing Options: 

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

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

This request supports the improvement and conservation of housing for a variety of 

income levels and types of residents and households by allowing the existing use 

permissively. If the use were permissive, the owner would be able to access financial 

instruments to improve and conserve the existing manufactured home community. This 

conservation allows existing and future residents a housing option that is accessible to a 

variety of income levels in an area of the city where the primary housing type are single-

family homes. 

B. Policy 9.3.2: Other Areas: Increase housing density and housing options in other areas by 

locating near appropriate uses and services and maintaining the scale of surrounding 

development. 
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This request would maintain increased housing density and housing options in areas 

outside of Centers and Corridors and maintains the scale of surrounding development. The 

applicant notes that Longview Mobile Home Community has 87 manufactured home 

spaces within approximately 8.8 acres. The existing community thus increases density in 

an area of town predominated by single-family homes while respectfully maintaining the 

scale of surrounding development. 

8. The applicant has adequately justified the request pursuant to IDO Section 14-16-6-7(F)(3) 

Review and Decision Criteria for Zoning Map Amendments, as follows: 

A. Criterion A: Consistency with the City’s health, safety, and general welfare is shown by 

demonstrating that a request furthers a preponderance of applicable Comprehensive Plan 

goals and policies (and other plans if applicable) and does not significantly conflict with 

them. The applicant has adequately demonstrated this in a policy-based response. 

Therefore, the request would be consistent with the City’s health, safety, and general 

welfare. 

B. Criterion B: The site is located wholly within an Area of Consistency. A different zone 

district (R-MC) would generally be more advantageous to the community than the existing 

zone district (NR-C), which the applicant’s policy analysis has shown to be inappropriate 

since the long-standing existing use is not allowed permissively in the NR-C zone district. 

The request would further Comprehensive Plan goals and policies relating to Identity and 

Design, Neighborhoods, Areas of Consistency, and Housing Options. 

C. Criterion C: The subject site is located wholly within an Area of Consistency, so this 

criterion does not apply. 

D. Criterion D: The requested zone (R-MC) allows fewer uses than the existing zone (NR-

C). The R-MC zone district allows the following residential uses: single-family detached, 

mobile home, and cottage development, which are not allowed in NR-C. The single-family 

detached and cottage development uses are both regulated by use-specific standards. 

Additionally, R-MC permissively allows for other uses that can accompany residential 

uses, such as community garden and residential community amenity, which are also both 

regulated by use-specific standards. 

The zone change request to R-MC would allow the existing manufactured home 

community permissively. The request would also make the subject site a Protected Lot. 

Future development on the abutting lot to the west and adjacent lot to the east would be 

subject to Neighborhood Edges (14-16-5-9), which would provide protections to the 

existing manufactured home community by regulating building height, screening and 

buffering, parking, drive-throughs, and loading areas.  

E. Criterion E: The request meets this requirement because the City’s existing infrastructure 

and public improvements have adequately served the subject site and its existing use for 

many years. 

F. Criterion F: The applicant’s justification is not completely based on the subject site’s 

location on Central Avenue, a Regional Principal Arterial. The request is primarily based 

on changing the zone district to allow the existing manufactured home community 
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permissively. The request is supported by a preponderance of applicable Comprehensive 

Plan goals and policies. 

G. Criterion G: The applicant’s justification is not based completely or predominately on the 

cost of land or economic considerations. The main purpose of the request is to change the 

zoning to allow the existing manufactured home community permissively. 

H. Criterion H: The request would not apply a zone district different from surrounding zone 

districts to one small area or one premises (i.e. create a "spot zone") or to a strip of land 

along a street (i.e. create a "strip zone"). There are multiple properties within a one-mile 

radius that are zoned R-MC, including the property to the north, across Central Avenue. 

Additionally, there are other residential zone districts near the subject site, including a 

subdivision zoned R-1A to the south, across Sunset Gardens Road.  There are also multiple 

commercial zone districts in the area. The abutting property to the west is zoned NR-LM, 

and the property further to the west is NR-BP. The adjacent property to the east is zoned 

NR-C, and the properties to the north, across Central Avenue, are also primarily zoned 

NR-C. 

9. The applicant’s policy analysis adequately demonstrates that the request furthers a 

preponderance of applicable goals and policies in the Comprehensive Plan and does not 

significantly conflict with it. Based on this demonstration, the proposed zone category would 

be more advantageous to the community than the current zoning. 

10. The affected neighborhood organizations are Westside Coalition of Neighborhood 

Associations, South Valley Coalition of Neighborhood Associations, South West Alliance of 

Neighborhoods, and Route 66 West Neighborhood Association. Property owners within 100 

feet of the subject site were also notified, as required. 

11. As of this writing, Staff received communication inquiring about the purpose of the Zoning 

Map Amendment and the history of the zoning on the subject site but did not receive 

communication of support or opposition.  

 

RECOMMENDATION – RZ-2020-00018, October 8, 2020 

APPROVAL of Project #2020-004078, RZ-2020-00018, a request for a Zoning Map 

Amendment from NR-C to R-MC for Tracts 6 & 7 ROW 1 West of Westland Atrisco Grant AKA 

Lots 1 & 2 Block 2, Lands of Town of Atrisco Subdivision located at 10200 Central Avenue 

SW, based on the preceding Findings. 

 

 

 
Shawn Watson 

Associate Planner 

 



CITY OF ALBUQUERQUE                                           ENVIRONMENTAL PLANNING COMMISSION 

PLANNING DEPARTMENT                    Project #: 2020-004078, Case #: RZ-2020-00018 

CURRENT PLANNING SECTION Hearing Date:  October 8, 2020 

 Page 29 
  

 

 

Notice of Decision cc list:  

South West Alliance of Neighborhoods (SWAN Coalition), Jerry Gallegos, 

jgallegoswccdg@gmail.com  

South West Alliance of Neighborhoods (SWAN Coalition), Johnny Pena, johnnyepena@comcast.net  

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

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

South Valley Coalition of Neighborhood Associations, Marcia Fernandez, 

mbfernandez1@gmail.com  

South Valley Coalition of Neighborhood Associations, Roberto Roibal, rroibal@comcast.net  

Route 66 West NA, Paul Fava, paulfava@gmail.com  

Route 66 West NA, Cherise Quezada, cherquezada@yahoo.com  
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CITY OF ALBUQUERQUE AGENCY COMMENTS 

PLANNING DEPARTMENT 

Long Range Planning 

If granted, the zone change request would remove the nonconforming status of the existing 

use and help protect existing, affordable housing options on the West Side. A zone change to 

a Residential zone would provide protections for existing residents through use-specific 

standards (IDO Section 14-16-4-3), Neighborhood Edge standards (IDO Section 14-16-5-9), 

and Edge Buffer standards (IDO Subsection 14-16-5-6(E)) that refer to Residential zone 

districts. 

 

Zoning/Code Enforcement 

 

Metropolitan Redevelopment 

 

CITY ENGINEER  

Transportation Development  

No objection to the request.  

Hydrology  

 

New Mexico Department of Transportation (NMDOT) 

 NMDOT does not have any comments at this time 

DEPARTMENT OF MUNICIPAL DEVELOPMENT (DMD)  

Transportation Planning 

 

Traffic Engineering Operations 

Per the 2040 MTP a bike lane and paved trail are proposed on Sunset Gardens and a bike lane 

is proposed on Central. 

Street Maintenance 

  

WATER UTILITY AUTHORITY 

 No adverse comment to the proposed zone change. The site is currently receiving service. 
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For Information Only: Should the property redevelop as a result of the zone change an 

availability statement is required with the redevelopment and before any new service to the 

site can be permitted. Requests can be made at the link 

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

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

ENVIRONMENTAL HEALTH DEPARTMENT  

 

PARKS AND RECREATION  

Planning and Design 

No Objection 

 

Open Space Division 

 

City Forester 

 

POLICE DEPARTMENT/PLANNING 

 

SOLID WASTE MANAGEMENT DEPARTMENT 

 

TRANSIT DEPARTMENT 

No comment 

 

FIRE DEPARTMENT 

 

COMMENTS FROM OTHER AGENCIES 

ALBUQUERQUE PUBLIC SCHOOLS 

APS Case Comments: No adverse impacts. 

ALBUQUERQUE METROPOLITAN ARROYO FLOOD CONTROL (AMAFCA) 

No adverse comments. 

BERNALILLO COUNTY 

Bernalillo County Public Works, Transportation Planning 

No adverse comment to zone change. 

https://hes32-ctp.trendmicro.com/wis/clicktime/v1/query?url=http%3a%2f%2fwww.abcwua.org%2fAvailability%5fStatements.aspx&umid=fcb3e63f-04eb-4cd2-b0bf-a4d2f459fe64&auth=c5e193b2792d33bbda0d14ee5f909adbb398f028-94ef68e2638cb33e855676e2d424cb739fea112a
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MID-REGION COUNCIL OF GOVERNMENTS (MRCOG) 

MRMPO has no adverse comments. 

MIDDLE RIO GRANDE CONSERVANCY DISTRICT 

 

PUBLIC SERVICE COMPANY OF NEW MEXICO 

Conditions for Approval for Project #2019-004078 (RZ-2020-00018) Zone Map 

Amendment/zone change 10200 Central Ave SW between Central and Sunset SW 

1. An existing overhead distribution line is located along the north side of the subject site. 

It is the applicant’s obligation to abide by any conditions or terms of those easements. 

 

2. As a condition, the developer shall contact PNM’s New Service Delivery Department 

to coordinate electric service regarding the project. Please submit a service application 

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

 

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

facilities. All screening and vegetation surrounding ground-mounted transformers and 

utility pads are to allow 10 feet of clearance in front of the equipment door and 5-6 

feet of clearance on the remaining three slides for safe operation, maintenance and 

repair purposes.  Refer to the PNM Electric Service Guide at www.pnm.com for 

specifications.  

4. It is necessary that the applicant coordinate with PNM regarding proposed tree species, 

the height at maturity and tree placement, sign location and height, and lighting height 

in order to ensure sufficient safety clearances to avoid interference with the existing 

electric transmission and/or distribution lines along the project site. PNM’s standard 

is for trees to be plant outside the PNM easement. 

 

     ANY OTHER AGENCY THAT COMMENTED 

 

 

 

http://www.pnm.com/erequest
http://www.pnm.com/
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Figure 1: Looking southwest from the 

corner of 102nd Street and Central 

Avenue. 

Figure 2: Looking northwest from 

102nd Street and Sunset Gardens 

Road. 

 

Figure 3: Looking northeast from the 

corner of Sunset Gardens Road and the 

abutting lot to the west. 



 

 

 

 

       
 

 

 

 

 

Figure 4: North side of the 

subject site. 

 

Figure 5: The first of two 

ingresses/egresses along the east side of 

the subject site. 

 

Figure 6: The second of two 

ingresses/egresses along the east side 

of the subject site. 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ZONING 

 

Please refer to IDO Subsection 14-16-2-3(C) for the R-MC Zone District and 14-16-2-5(A) for the 

NR-C Zone District. 
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