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December 27, 2019
TO WHOM IT MAY CONCERN:

The Planning Department received an appeal on December 26, 2019. You will
receive a Notice of Hearing as to when the appeal will be heard by the Land Use
Hearing Officer. If you have any questions regarding the appeal please contact
Alfredo Salas, Planning Administrative Assistant at (505) 924-3370.

Please refer to the enclosed excerpt from the City Council Rules of Procedure
for Land Use Hearing Officer Rules of Procedure and Qualifications for any
questions you may have regarding the Land Use Hearing Officer rules of
procedure.

Any questions you might have regarding Land Use Hearing Officer policy or
procedures that are not answered in the enclosed rules can be answered by Crystal
Ortega, Clerk to the Council, (505) 768-3100.

CITY COUNCIL APPEAL NUMBER: AC-19-20
PLANNING DEPARTMENT CASE FILE NUMBER:
1011232, PR-2019-002629, VA-2019-00450, VA-2019-00454, 17EPC-40011

APPLICANT: North Valley Coalition
Peggy Norton
P.O. BOX 70232
Albuquerque NM 87197

cc:  Crystal Ortega, City Council, City county bldg. 9" floor
Kevin Morrow/Legal Department, City Hall, 4" Floor-
Zoning Enforcement
EPC File
Edward T. Garcia, co/o Garcia Auto Group LLC, 8100 Lomas Blvd NE, ABQ, NM
87110
Design Workshop Inc120 East Main Street, Aspen, CO 81611
Near North Valley NA, Joe Sabatini, 3514 6th St. NW, ABQ, NM 87107
Near North Valley NA, Randy Cole, 1501 Los Arbores NW, ABQ, NM 87107
John Roche, 1814 Old Town Rd, NW, ABQ, NM 87104
Christina Blatchford, 1009 18" St NW, ABQ, NM 87104
Ed Garcia, 4200 Aspen NE, ABQ, NM 87110
Christine Dilks, 2458 Rose NW, ABQ, NM 87104
Jackie Fishman, 1820 Gabaldon NW, ABQ, NM 87104
Alan Varela, avarela@cabg.gov
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Sawmill area NA, Julie Henss, 1724 Band Saw Pla. NW, ABQ, NM 87104

Sawmill area NA, Dianne Jones, 1400 Lumberton Dr. NW, ABQ, NM 87104

Los Duranes NA, Jose Viramontes, 1317 Gabaldon DrNW, ABQ, NM 87104

Los Duranes NA, William C. Herring, 3104 Cocoa Rd NW, ABQ, NM 87104
Symphony HOA, Inc. Charles Hostetler, 1908 Allegretto Trol NW, ABQ, NM 87104
Symphony HOA Inc. Bernadette Sanchez, 2012 Allegretto Trl. NW, ABQ, NM 87104\
West Old Town NA, Benjamin Lovato, 2820 Azar P1. NW, ABQ, NM 87104

West Old Town NA, Glen Effertz, 2918 Mountain Rd. NW, ABQ, NM 87104

North Valley Coalition, Peggy Norton, PO. Box 70232, ABQ, NM 87197

North Valley Coalition, Doyle Kimbrough, 2327 Campbell Rd. NW, ABQ, NM 87104
Ed Paschich, 1512 Summer Ave. NW, ABQ, NM 87104

Felice Garcia, 1024 Forrester NW, ABQ, NM 87102

Kathleen Allen, 721 17 St NW, ABQ, NM 87104

Patricia Allen, 1900 Lilac NW, ABQ, NM 87104

John Wright, 2220 Wilma Rd NW, ABQ, NM 87104

Ben M. Barreras, 2801 Carson NW, ABQ, NM 87104

Mimi Lopez, 1209 Amado St. NW, ABQ, NM 87104

Harold & Nancy Magnusson, 1309 Fruit Ave NW, ABQ, NM 87104

Anaya Law LLC, Attn: Edward M. Anaya, 1728 Ocean Avenue #240, SF, CA 94112
Deborah Ridley, TVNA Board of Directors, 3247 Calle de Deborah NW, ABQ, NM 87104
Ed Mabhr, 1331 Park SW, ABQ, NM 87102

Gary Pierson, 3819 Palacio Del Rio Grande, ABQ, NM 87107

GP Benjamin Lovato, 2820 Azar P1. NW, ABQ, NM 87104

David Lopez, 2416-B Rice NW, ABQ, NM 87104

Paul Gallegos, 3021 Mackland Ave NE, ABQ, NM 87106

Theresa Anaya, 2708 Los Anayas Rd NW, ABQ, NM 87104

Doyle Kimbrough, 2327 Campbell Rd NW, ABQ, NM §7104

Dennis Lapcik, 1916 Indian School Rd NW, ABQ, NM 87104

Tim & Sandy Pederson, 1918 Indian School Rd NW, ABQ, NM 87104

Linda Lapcik, 1916 Indian School Rd NW, ABQ, NM 87104

Carla Baron, 990 18" St NW, ABQ, NM 87104

Janet Harman, 2432 Rose Ave NW, ABQ, NM 87104

Jason Kent 2021 Mountain Rd NW, ABQ, NM 87104

Roger Melone, 2822 Euclid Ave NE, ABQ, NM 87106

Dimian DuSanti, 2419 Floral NW, ABQ, NM 87104

Matt Digregory, P.O. Box 914, Placitas, NM 87043

Connie Nellos, 2717 Sheridan St NW, ABQ, NM 87104

Charlotte Walton, 3608 Amber Dr. NW, ABQ, NM 87107

Joe Sabatini, 3514 6 St NW, ABQ, NM 87107

Sarah Robinson, 1920 Indian School Rd NW, ABQ, NM 87104

Nathan Bush, 1920 Indian School Rd NW, ABQ, NM 87104

Darlene Anaya 2000 Lilac Dr. NW, ABQ, NM 87104

Rachel Anaya, 2000 Lilac Dr NW, ABQ, NM 87104

Edward Anaya 2000 Lilac Dr NW, ABQ, NM 87104

David Martinez, 1801 Rio Grande NW, ABQ, NM 87104

Marit Tully, 1107 La Poblana NW, ABQ, NM 87107

Jodi Colchamiro, 2525 Zearing Ave NW, ABQ, NM 87104

Alex Allen, 717 17 St, ABQ, NM 87104

Rich Baca, 9805 Kokopelli Dr NW, ABQ, NM 87114
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DEVELOPMENT REVIEW APPLICATION

Effective 4/17/19

Please checi the appropriate box and refer to supplemental forms for submittal requirements. All fees must be paid at the time of application.

Administrative Decisions

Decisions Requiring a Public Meeting or Hearing

Policy Decisions

1 Archaeoclogical Certificate (Form F3)

[ Site Plan - EPC including any Variances - EPC
{Form P1)

3 Adoption or Amendment of Comprehensive
Pian or Fagility Plan (Form 2)

[ Historic Certificate of Appropriateness ~ Minor
(Form L)

77 Master Development Plan (Form P1}

0 Adoption or Amendment of Historic
Designation (Form L)

1 Alternative Signage Plan (Form P3)

3 Historic Certificate of Appropriateness — Major
(Form L)

T Amendment of IDO Text (Form 2)

1 Minor Amendment to Site Plan (Form P3)

[J Demolition Outside of HPO (Form L)

{3 Annexation of Land (Form Z}

T WTF Approval (Form W1}

O Historic Design Standards and Guidelines (Form L}

1 Amendment to Zoning Map - EPC (Form Z)

[0 Wireless Telecommurications Facifity Waiver
(Form W2}

1 Amendment to Zoning Map — Councll (Form Z)

Appeals
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FORM A: Appeals
Complete applications for appeals will only be accepted within 15 consecutive days, exciuding holidays, after the
decision being appealed was made.

T} APPEAL OF A DECISION OF CITY PLANNING STAFF {HISTORIC PRESERVATION PLANNER) ON A HISTORIC
CERTIFICATE OF APPROPRIATENESS — MINOR TO THE LANDMARKS COMMISSION (LC)

) APPEAL OF A DECISION OF CITY PLANNING STAFF ON AN IMPACT FEE ASSESSMENT TO THE ENVIRONMENTAL
PLANNING COMMISSION (EPC)

ﬁ APPEAL TO CITY COUNCIL THROUGH THE LAND USE HEARING OFFICER {LUHO)

. Interpreter Needed for Hearing? [ Wl if yes, indicate language:

__ A Single PDF file of the compiete application including all documents being submitted must be emailed to PLNDRS@cabq.gov
prior to making a submittal. Zipped files or those over 8 MB cannot be delivered via email, in which case the PDF must be
provided on a CD. PDF shall be organized with the Development Review Application and this Form A at the fronit followed by
the remaining documents in the order provided on this form,

~

7 Project number of the case being appealed, if applicable:
\__{ Application number of the case being appealed, if applicable:
__\_/ Type of decision being appealed:
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l. Introduction

The North Valley Coalition is appealing the decision by the Environmental Planning
Commission to approve a zone map amendment for the referenced case. This
appeal will only address the issues and instructions stated in the 2™ judicial District
Court Memorandum Opinion and Order. The documents in the file for this hearing
still do not meet the requirements of the remand nor justify the zone change
according to the guidelines in R270-1980.

Il. Standing

The proposed zone map amendment is within the boundaries of the North Valley
Coalition (NVC). NVC is a City- and County-recognized neighborhood coalition and
was formed to “facilitate implementation” of the North Valley Area Plan. The Office
of Neighborhood Coordination listed NVC as an “affected neighborhood association”
for this zone change.

lil. Whether the proposed C-2 zone is in significant conflict with purported
North Valley Area Plan (NVAP) limitations on commercial development.

The findings addressing this issue are contained in 7g of the Notice of Decision. The
EPC stated the North Valley Area Plan (goals 6 and 11) does not limit commercial
development on the subject site and that the NVAP is tempered and superseded by
the Comprehensive Plan.

We interpret the Court Order to acknowledge the importance of the NVAP in guiding
commercial development in the North Valley and did not consider it superseded by
the Comprehensive Plan. We cited numerous sources in our comments that address
the scale of development and the location of development. Large scale development
is to be located along the I-25 corridor.

Goal 11 is a general goal and states that commercial and industrial development
could occur along selected areas of the 1-40 corridor. However, this goal is
expanded upon in the rest of the plan in the sources we listed and this expansion
should have been considered by the EPC.

Goal 6 discourages commercial development on lots not already zoned commercial.
Approval of this amendment request does just the opposite of this goal; it
encourages commercial development on lots currently zoned R-1. Therefore, this
request does not comply with goal 6, and the Commission erred in stating that.

In response to the submission by the applicant of a land use map in the NVAP (p.37),
this area is to be a village center: mixed small-scale neighborhood commercial and
residential uses with pedestrian amenities. This concept is not supported by a C-2
zone - C-2 is named community commercial zone which indicates a zone of larger
scale than a neighborhood commercial zone, which is intended in the NVAP. This
zone map amendment is for a large-scale community project and is not supported in



this area by the NVAP. Following, for the sake of comparison, are the definitions for
C-1 and C-2 zones (Section14-16-2-17, City Zone Code, p. 2-49 and p. 2-63).

C-1 Neighborhood Commercial Zone - This zone provides suitable sites for
office, service, institutional, and limited commercial uses to satisfy the day-to-day
needs of residential areas.

C-2 Community Commercial Zone - This zone provides suitable sites for
offices, for most service and commercial activities, and for certain specified
institutional uses.

The question was asked “could a Walmart or Home Depot be put on this site™
According to Mr. Brito, “probably not” because any big box would need direct access.
That answer seems vague and indicates that it is a possibility. Could direct access
be supplied from the frontage road? So, a C-2 could accommodate this but these
could not be considered neighborhood commercial uses.

IV. Whether some of the permissive uses of the proposed C-2 zone would be
harmful to adjacent property, the neighborhood or the community

The EPC did not do additional consideration and reasoned decision making to
determine that there would be no harm to adjacent property, the neighborhood, or
the community, 9E of the Notice of Decision. The EPC accepted the applicant's chart
of C-2 permissive uses and analysis to support their finding. However, the reasons
on the chart do not adequately justify this finding.

1. Stating that the use is already allowed in M-1 does not either justify the
zone change of this property (R270-1980, 1B) nor does it address harm. The remand
did not require a comparison between current and requested zoning but if it did, it
would be more accurate to compare the effects to R-1 zoning, since that change is
needed for C-2 uses.

2. Stating that the use is a useful service does not address harm

3. Stating that the use is allowed on Rio Grande Boulevard does not address
harm resulting from a zone change on a site across the Alameda Drain with no direct
access from Rio Grande Boulevard

The chart states no negative impacts for all permissive uses, yet the Notice of
Decision states any adverse impacts will be addressed in the future.

Rezoning the M-1 property (5.26 acres) to C-2 and the R-1 property (6.35 acres) to C-
2 more than doubles the area available for commercial use and allows for more
intense permissive uses of the C-2 property than would have been allowed without
the change. This will have harmful impacts to adjacent property, the neighborhood
or the community. A commercial project on 5.29 acres (current M-1, 230,500 sq.
ft.) and a project on 11.61 acres (proposed C-2, 505,700 sq. ft.) will significantly
increase the amount of traffic and its related impacts, such as air quality.

Retailing of any consumer product (with a few exceptions) is a permissive use. A
retail project allowed on more than twice the original M-1area would attract more
than twice the number of people and cars, even assuming some of them would walk



there from the neighborhood. It also would require more parking area, leaving less
landscaped area. As noted above, this area, if the zone map amendment is granted,
is at risk for big box store development, along with all the associated negative
impacts: traffic, air quality, noise, light pollution, harm to other neighborhood small
businesses. Some of the retail outlets (grocery stores, alcohol drink sales) proposed
increase traffic during peak hours, which are the most congested times currently.

Supplying building materials is permissive. While it is “probably” not feasible, the
closest Home Depot stores are on Coors and Renaissance, none in the general area.
This represents a high traffic use, and a sizable parking area, reducing green space
and providing a heat sink.

A drive-in restaurant is a permissive use in C-2. This use attracts more vehicles than
a sit-down restaurant, due to the fast turn-around. The effect on air quality of idling
cars is not something that is mitigated by the R-2 buffer. There can also be multiple
drive-in restaurants with multiple negative impacts.

Gasoline retail is a permissive use in C-2. This increases rapid turn-over traffic,
especially being near the highway, and the fumes affect air quality for nearby
residents.

Residential uses, up to 30 dwelling units per acre is permissive. R-1 zoned land has
been requested to be R-2 zone (higher density). This use can increase residential
density beyond the original request. This increases traffic at peak hours in the
morning and evening beyond what was intended and these are the most congested
times currently.

Vehicle sales is permissive and generally attracts people from the entire city as
opposed to the local area. This represents new traffic to the area. Also, there is
light pollution due to bright lights being on during night hours for security. This use
is not appropriate next to residential properties including R-2.

While a bank seems innocuous, add together a drive-up, ATM, drive-in restaurant or
several, and a gas station and the uses combined have a cumulative effect on air
quality from idling vehicles, and many vehicles, due to the rapid turn-over.

Residential uses, up to 30 dwelling units per acre is permissive. R-1 zoned land has
already been requested to be R-2 zone (higher density). This use can increase
residential density beyond the original request. This increases traffic at peak hours
in the morning and evening beyond what was intended and these are the most
congested times currently.

The above are specific permissive uses which will have negative impacts - traffic, air
quality, green space. However, a primary harm from the more intensive permissive
uses resulting from doubling the commercial area will come from increased traffic.
As stated at the hearing, there is an estimate of 8,300 additional trips a day as a
result of this change. Reassurance was made that the streets can handle that much
increased traffic. However, almost all public comments expressed concerns about



harm from increased traffic, adding to the substantial congestion present today.

A traffic study was done by the applicant but was not authorized nor was it approved
by the City, yet it is used by Staff to justify furthering of policy 5.6.2f (p. 4 NOD). It
is difficult to believe that only 12% of the vehicle trips projected by this development
would occur from 6:30 to 9:30 am and from 3 to 6 pm (p. 688, Court Record). The
City referred to the intersection Rio Grande Boulevard and |-40 access as a “failing
intersection”. Without a site plan, which would be required in a special use zone,
this harm cannot be prevented or alleviated by a U-turn which was one proposal of
the traffic study. There was much discussion about the buffer of R-2, but this does
not address the harm to property, health, and safety caused by such an increase in
traffic, accidents and air quality.

It is important to state that this zone change allows for any of the permissive C-2
uses. While a project has been proposed by the current owner of the property, there
is nothing submitted for the record as to the continued ownership of the property by
the present owner nor is there any commitment to the proposed project.



CITY OF ALBUQUERQUE

PLANNING DEPARTMENT

URBAN DESIGN & DEVELOPMENT DIVISION
600 2nd Street NW, 3rd Floor, 87102

P.O. Box 1293, Albuquerque, NM 87103

Office (505) 924-3860 Fax (505) 924-3339

OFFICIAL NOTIFICATION OF DECISION
December 12, 2019

Edward T. Garcia
¢/o Garcia Auto Group LILC Project# 2019-002629 (1011232)
8100 Lomas Blvd NE 17EPC-40011 Zone Map Amendment (Zone Change)

ABQ, NM 87110

LEGAL DESCRIPTION:
The above action for all or a portion of Tracts 224D3B,
225B2A1A1 & 226C2B, 225B2A1A2, 225B2B, 225B2C, 225B2D,
225B2E, 225B2F & 225B2A2, 225B2G, 225B2H, 225B21, 226A,
227,228, 232, 233A, 236-A, 236-B, and Land of J A Garcia Tract
A, MRGCD Map #35, zoned M-1 and R-1 to C-2 and R-2, located
North of I-40 and East of Rio Grande Blvd. between the Alameda
Drain and Campbell Ditch, containing approximately 20 acres. (H-
PO Box 1293 13) Staff Planner: Russell Brito

On December 12, 2019 the Environmental Planning Commission (EPC) voted to approve Project 2019-
Albuqug%g’ézg (1011232), 17EPC-40011, a Zone Map Amendment (Zone Change), based on the following

findings:

NM 87103 1. This is a request for a Zone Map Amendment (Zone Change) for Tracts 224D3B, 225B2A1A1 &
226C2B, 225B2A1A2, 225B2B, 225B2C, 225B2D, 225B2E, 225B2F & 225B2A2, 225B2G,
225B2H, 225B21, 226A, 227, 228, 232, 233A, 236-A, 236-B, and Land of J A Garcia Tract A,
MRGCD Map #35 located north of Interstate 40 and east of Rio Grande Blvd between the

www.cabq.gov
Alameda Drain and Campbell Ditch and containing approximately 20 acres.

The subject site is currently zoned a combination of R-1 (Residential Zone) and M-1 (Light
Industrial Zone). The request is for a zone change for approximately 11.61 acres to C-2
(Community Commercial Zone) and 7.85 acres to R-2 (Residential Zone). The R-2 zone would
allow townhomes and apartments in addition to what is currently allowed under the R-1
designation, and the C-2 zone would allow for a wide variety of office, commercial and service,
and some institutional uses generally of a lower intensity than is allowed by the existing M-1

[\

zone.

3. The existing R-1 zoning is the original zoning of the subject site. The M-1 zoning was the subject
of a zone change request in 1957 (Z-440) and pre-dated the existence of I-40.

Albuguerque - Making History 1706-2006



OFFICIAL NOTICE OF DECISION
Project #2019-02629 (1011232)
December 12, 2019

Page 2 of 14

4. The 2017 Albuquerque/Bernalillo County Comprehensive Plan (Comp Plan), North Valley Area
Plan, Alameda Drain and Trail Master Plan, and the City of Albuquerque Zoning Code are
incorporated herein by reference and made part of the record for all purposes.

5. The subject site is just northwest of the I-40 and Rio Grande Blvd interchange, which is the nexus
of three Comp Plan Corridors: Rio Grande Blvd immediately west of the subject site from I-40
going north and then east on Indian School Road is a Multi-Modal Corridor; Rio Grande Blvd
south of I-40 and heading west on I-40 is a Major Transit Corridor; and I-40 east of Rio Grande
Blvd is a Commuter Corridor.

6. The subject site is within both the Area of Change and the Area of Consistency of the Comp Plan.
The request is in compliance with and furthers the following applicable goals and policies of the
Comprehensive Plan:

Policy 5.1.1 Desired Growth: Capture regional growth in Centers and Corridors to help shape the
built environment into a sustainable development pattern.

(c) Encourage employment density, compact development, redevelopment, and infill in Centers
and Corridors as the most appropriate areas to accommodate growth over time and discourage the
need for development at the urban edge.

The request furthers Policy 5.1.1 c) because the subject site is a large infill site in close

proximity to multiple corridor types, including Major Transit, and the change in zoning will allow
for additional employment and housing density in a location not at the urban edge.

Policy 5.1.10 Major Transit Corridors: Foster corridors that prioritize high-frequency transit
service with pedestrian-oriented development.

(b) Minimize negative impacts on nearby neighborhoods by providing transitions between
development along Transit Corridors and abutting single-family residential areas.

The request furthers Policy 5.1.10 b) because the requested zone change creates a step-down
from more intense commercial uses adjacent to I-40 and Rio Grande Boulevard to medium
density residential down to single-family residential to the north.

(c) Encourage mixed-use development in Centers and near intersections.

The request furthers Policy 5.1.10 ¢) because the combination of Community Commercial and
medium density multi-family development would foster more active mixed-use development near
the intersection of three different Comprehensive Plan corridor types at the I-40 and Rio Grande

Blvd interchange.

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

(a) Encourage development and redevelopment that brings goods, services, and amenities within
walking and biking distance of neighborhoods and promotes good access for all residents.



OFFICIAL NOTICE OF DECISION
Project #2019-02629 (1011232)
December 12, 2019

Page 3 of 14

The request furthers Policy 5.2.1 a) because the requested zone change will facilitate
redevelopment of long vacant land with goods, services, and amenities that is accessible to nearby
residents within the Los Duranes neighborhood, as well as farther away, via walking and along a
number of existing and proposed bicycle facilities.

(b) Encourage development that offers choice in transportation, work areas, and lifestyles.

The request furthers Policy 5.2.1 b) because the subject site is within ¥ mile of multiple
transit stops, adjacent to convenient bicycle facilities, and close to a major interchange between I-
40 and an arterial roadway that offers easy access for automobiles allowing for choice in
transportation and lifestyles for both those residents living in the proposed development and those
who live elsewhere and will travel to the development for employment and other activities.

(d) Encourage development that broadens housing options to meet a range of incomes and
lifestyles.

The request furthers Policy 5.2.1 d) because changing some of the zoning from R-1 to R-2
will allow for a wider variety of housing options than currently exists on the subject site including
single-family houses, townhomes, and medium density apartments.

(e) Create healthy, sustainable communities with a mix of uses that are conveniently accessible
from surrounding neighborhoods.

The request furthers Policy 5.2.1 e) because the combination of R-2 and C-2 zoning requested
allows for a wide mix of uses that will benefit the surrounding neighborhoods that can access the
site via automobile, transii, bicycle, or walking,.

(f) Encourage higher density housing as an appropriate use in the following situations:

iii. In areas where a mixed density pattern is already established by zoning or by use, where it is
compatible with existing area land uses, and where adequate infrastructure is or will be available;

iv. In areas now predominately zoned single-family only where it comprises a complete block
face and faces onto a similar or higher density development;

v. In areas where a transition is needed between single-family homes and much more intensive
development;

The request furthers Policy 5.2.1 ) because it includes higher density housing at the subject
site in an area with a mix of uses already established, infrastructure in place, is of a size
comparable to an entire block face, and will abut and be a transition between more intensive
commercial development and existing developed single-family homes.

(n) Encourage more productive use of vacant lots and under-utilized lots, including surface
parking.

The request furthers Policy 5.2.1 n) because it will facilitate redevelopment of long vacant
and under-utilized lots.
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Policy 5.3.1 Infill Development: Support additional growth in areas with existing infrastructure
and public facilities.

The request furthers Policy 5.3.1 because rezoning the vacant subject site supports growth in
an infill location surrounded by existing infrastructure including paved roads and various utilities.

Policy 5.6.1 Community Green Space: Provide visual relief from urbanization and offer
opportunities for education, recreation, cultural activities, and conservation of natural resources
by setting aside publicly-owned Open Space, parks, trail corridors, and open areas throughout the
Comp Plan area as mapped in Figure 5-3.

(a) Maintain existing irrigation systems as Community Green Space and to help ensure
agricultural lands in rural areas.

The request furthers Policy 5.6.1 a) because the development will maintain and enhance the
Alameda Drain and Campbell Ditch adjacent to the subject site thus offering recreation and some
visual relief from the surrounding urbanization, as well as contributing to the vision for this
section of the Alameda Drain as described in the Alameda Drain and Trail Master Plan.

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

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

(b) Encourage development that expands employment opportunities.

The request will allow for development of long vacant parcels with a more productive use,
including commercial uses that will expand employment opportunities on land that is partially
designated as an Area of Change thus furthering Policy 5.6.2 b).

(c) Foster a range of housing options at various densities according to each Center and Corridor
type.

The request includes R-2 zoning, which allows for a variety of housing options and densities
up to medium density apartments thus furthering Policy 5.6.2 c).

(d) Encourage higher-density housing and mixed-use development as appropriate land uses that
support transit and commercial and retail uses.

The request furthers Policy 5.6.2 d) because the combination of R-2 and C-2 zoning requested
will allow for higher-density housing and mixed-use development that will support transit along
Rio Grande Boulevard, as well as supporting the existing and future commercial and retail uses in

the area.

(f) Minimize potential negative impacts of development on existing residential uses with respect
to noise, stormwater runoff, contaminants, lighting, air quality, and traffic.

The proposed zoning steps down in intensity from south to north and development of the
vacant parcels will add an additional buffer between the existing residential and Interstate 40.
Future development proposals will need to address stormwater, lighting that is in compliance with
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Night Sky and zoning regulations, and traffic circulation. In particular, a Traffic Impact Study has
been completed for all of the proposed Rio Grande Crossing and shows that the transportation
system can support this request thus furthering Policy 5.6.2 f).

(g) Encourage development where adequate infrastructure and community services exist.

The request furthers Policy 5.6.2 g) because redevelopment of the subject site will utilize
existing available infrastructure including water, sewer, and electricity, as well as better utilizing
other existing services as an infill location rather than new edge development.

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.

(b) Ensure that development reinforces the scale, intensity, and setbacks of the immediately
surrounding context.

The requested R-2 and C-2 zones reinforce the surrounding context by allowing similar uses
and intensities of development as the commercial zoning to the west and R-3 to the east, as well
as creating a step-down transition of intensities to the existing R-1 located to the north of the
subject site, so the request furthers Policy 5.6.3 b).

(c) Carefully consider zone changes from residential to non-residential zones in terms of scale,
impact on land use compatibility with abutting properties, and context.

A portion of this request is to change the zoning from residential to commercial, and it has
been considered carefully based on its context. The proposed zones are compatible with and
reinforce the land uses on properties located immediately east and west of the subject site and
step down in intensity to the properties to the north including leaving a portion of the applicant’s
property zoned R-1 to maintain land use compatibility thus furthering Policy 5.6.3 ¢).

Policy 5.6.4 Appropriate Transitions: Provide transitions in Areas of Change for development
abutting Areas of Consistency through adequate setbacks, buffering, and limits on building height

and massing.

(a) Provide appropriate transitions between uses of different intensity or density and between non-
residential uses and single-family neighborhoods to protect the character and integrity of existing
residential areas.

The request furthers Policy 5.6.4 a) because the applicant has made a request with appropriate
variations in housing densities and commercial intensity in appropriate locations as to effectively
transition to the existing residential areas to the north of the subject site. In addition, the applicant
will need to comply with all zoning standards for setbacks, height, landscaping, and buffering
when the site is eventually developed.

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.

(a) Increase the supply of housing that is affordable for all income levels.
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The request furthers Policy 9.1.1 a) because the requested R-2 zone allows for a variety of
housing types and densities such as single-family houses, townhomes, and apartments that allows
for free-market housing options to suit various income levels.

(e) Provide for the development of quality housing for elderly residents.

The applicant indicates a desire to develop a senior living facility as allowed by the requested
zoning that will provide for quality housing for elderly residents thus furthering Policy 9.1.1 e).
(i) Provide for the development of multi-family housing close to public services, transit, and
shopping. ‘

The request for R-2 adjacent to C-2 will allow for development of multi-family housing

mmmediately adjacent to shopping options, and the proposed development will be in close
proximity to transit options along Rio Grande Boulevard, so the request furthers Policy 9.1.11).

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.

(2) Encourage higher density residential and mixed use development as appropriate uses near
existing public facilities, educational facilities, job centers, social services, and shopping districts.

The proposed mixed-use development is near to existing public facilities, educational
facilities, job centers, and shopping districts such as Duranes Elementary School, which has
capacity, the Indian Pueblo Cultural Center and new development along 12" Street between
Menaul and I-40, and Old Town thus furthering Policy 9.3.2 a).

(b) Encourage multi-family and mixed use development in areas where a transition is needed
between single-family homes and more intense development.

The request furthers Policy 9.3.2 b) because the proposed multi-family zoning is a transition
between existing single-family residential and the proposed C-2 zoning and the Interstate 40

corridor.

Policy 10.1.1 Distribution: Improve the community’s access to recreational opportunities by
balancing the City and County’s parks and Open Space systems with the built environment.

The requested zone change will help better balance the parks and Open Space system by
establishing more active commercial uses adjacent to the Alameda Drain and Trail system, which
will encourage more users and activation of the future trail facility thus furthering Policy 10.1.1.

Policy 12.1.5 Trrigation System: Coordinate with MRGCD and other stakeholders to protect the
irrigation system.

The request furthers Policy 12.1.5 because, in addition to being a stakeholder as a property
owner abutting the Alameda Drain, the applicant has forged a relationship with MRGCD to
support and protect the irrigation system abutting the subject site by improving access and
generally supporting development of the Alameda Drain and Trail Master Plan.

Policy 13.5.1 Land Use Impacts: Prevent environmental hazards related to land uses.
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(b) Protect public health, safety, and welfare by discouraging incompatible land uses in close
proximity, such as housing and industrial activity.

The request furthers Policy 13.5.1 b) because it will replace an incompatible industrial zone
that is currently adjacent to residential with a more appropriate commercial zone, while creating
an effective transition from the busy I-40 corridor and the commercial zoning down to the lower
density single-family residential north of the subject site.

The subject site is within the boundaries of the North Valley Area Plan. The request generally
furthers the North Valley Area Plan goals and policies by:

providing a variety of choices for housing and lifestyles,

planning to address land use conflicts such as between industrial and residential zoning,

redevelopment of vacant land,

promoting higher density development where there is adequate infrastructure,

encouraging mixed use development,
promoting development that encourages more sustainable transportation options, and

The requested C-2 zone is not in significant conflict with purported NVAP limitations on
commercial development because the most applicable Goal/Policy language (Goals 6 and 11,
page 6) does not limit commercial development on the subject site. Any perceived or alleged
limitation on commercial development in the Rank II NVAP is tempered and superseded by the
Policy direction of the Rank I Comp Plan, per Section 14-13-2-2 Rank Importance of City Plans.

The subject site abuts the Alameda Drain on its west side, so considerations of the Alameda Drain
and Trail Master Plan apply. The Alameda Drain and Trail Master Plan is primarily concerned
with the design and routing of the proposed trail along the Alameda Drain, but it contemplated the
future development of the subject site in its narrative stating the southern portion of the trail is
fronted by vacant properties “with potential commercial uses.” The request furthers the Master
Plan because the proposed development offers an opportunity to create additional amenities along
the trail corridor, as well as provide access and a destination for future trail users.

The zone change request has been justified pursuant to R-270-1980 as follows:

The applicant’s justification letter and the policies cited and analyzed in Findings 6 through 8
substantiate the claim that the request is consistent with the health, safety, morals, and general

welfare of the city.

The proposed zoning categories allow for similarly intense uses as those surrounding the subject
site — commercial to the west and multi-family residential to the east — and the request lays them
out in a thoughtful manner stepping the intensity of the freeway to commercial Zoning, followed
by a medium density multi-family transition to the existing single-family residential located to the
north of the subject site, which improves land use stability not found with vacant properties and
industrial zoning adjacent to single-family residential.
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C. The request is consistent with and furthers adopted plans and policies, including the
Comprehensive Plan, North Valley Area Plan, and Alameda Drain and Trail Master Plan as
summarized in Findings 6 through 8.

D. The existing zoning is inappropriate because it predates significant changes in the area, as well as
the existing M-1 in particular being in an inappropriate location abutting single-family residential.
Changed community conditions include the routing of Interstate 40 and the adoption of the Los
Duranes Sector Development Plan by the City. The industrial zoning of the subject site was
bisected by Interstate 40 when the highway was built, and the remaining portion is too small and
inappropriately close to residential to be properly developed and utilized. Adoption of the plan,
which affected the properties on the west side of the Alameda Drain and are not a part of this
request, created zoning along Rio Grande Boulevard that allows for a mix of uses. The requested
zone change would extend a mix of commercial and residential uses farther east and could lead to
a more cohesive development with those other properties to the west. In addition, as shown in the
policy analysis, the request furthers numerous policies of the Comprehensive Plan and generally
supports the North Valley Area Plan and Alameda Drain and Trail Master Plan, so the requested
use categories are more advantageous to the community.

E. The proposed R-2 and C-2 zones allow uses that will not be harmful to the adjacent property,
neighborhood, or community because the uses of these two zones are the same or less harmful
than the uses already allowed on the subject site in the M-1 zone or in the adjacent R-3 zone to
the east and the SU-2 LD MUD-2, which refers to the C-2 zone to the west. Given the context of
the site, the down-zoning of 5.29 acres of M-1 to C-2 associated with the 6.32 acres of new C-2,
and the proposed zoning pattern with transitions of use intensity from I-40 northward, none of the
permissive uses of the proposed C-2 zone would be harmful to adjacent property, neighborhood,
or community because many of the commercial uses are either already allowed in some fashion
by the existing M-1 zoning and/or any adverse impacts of the C-2 uses will be addressed by site
design requirements, distance separation requirements, required off-site infrastructure (vehicular
access) per use and intensity, and/or by required landscape and buffering, including the new R-2
buffering proposed by the Applicant. A table of the M-1 and C-2 permissive uses is attached to
and incorporated in these findings.

F. Approval of the requested amendment will not require any capital improvements because the site
is located in an area that already has infrastructure. If future development requires additional
infrastructure the applicant will have to make those improvements themselves.

G. Economic considerations are not the determining factor in the request, rather the request is
justified based on changed community conditions and being more advantageous to the
community in accordance with the policies of the Comprehensive Plan.

H. The subject site does not front directly onto any major street except for I-40, which does not
allow for direct access, and the request is not justified by the location. The request is justified
based on changed community conditions and as being more advantageous to the community as
articulated by the Comprehensive Plan.

I. The request is not creating a small area of zoning different from the surrounding zoning, so the
request does not constitute a spot zone.
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J. The request is not for a strip of land along a street, so it does not constitute a request for strip
zoning.

10. The Near North Valley, Sawmill Area, Los Duranes, and West Old Town Neighborhood
Associations, Symphony HOA, and the North Valley Coalition, as well as property owners within
100 feet were notified of the request, as required.

11. A facilitated meeting was held on May 23, 2017. The meeting report submitted by the facilitator
indicates a primary concern of the neighbors related to traffic and what the impacts development
of commercial uses on the subject site will have on Rio Grande Blvd and the I-40 interchange,
including a request that the application be deferred until a Traffic Impact Study can be completed.
Other questions and comments included discussion about the height and density allowed by the
R-2 zone, as well as the possibility of a grocery store and what type it could be.

12. Staff has talked with numerous individuals about the request in person or over the phone
indicating varying levels of support and concern over aspects of the proposal. Six written letters
of support were received before the June 8, 2017 hearing, as well as four letters in opposition to
the request — two of which are from the owner and family of the closest neighboring R-1 zoned
properties. The letters in opposition question the intensity and allowed uses of the C-2 zone, as
well as reiterate the traffic concerns that were discussed extensively at the facilitated meeting.

13. At its June 8, 2017 hearing, the EPC voted to defer the request to the July 13, 2017 hearing to
allow for continued discussion with affected neighbors regarding traffic and other issues related
to the development proposal.

14. Since the deferral, approximately 32 more written public comments were received. Six of these
comments are in support of the request with an additional two comments from the Los Duranes
Neighborhood Association and homeowners within the Symphony subdivision offering
conditional support.

15. 17 letters are opposed and three ask for another deferral related to continued concerns related to
traffic, the potential closure of the Campbell Ditch to accommodate vehicular ingress/egress, the
scale of development and density allowed by the requested zones, and the proposal taking away
from the rural character of the North Valley.

16. Four letters take a more neutral tone asking questions and offering possible solutions to concerns
that have been raised.

17. A Traffic Impact Study (TIS) was not required by Transportation Development for this zone
change request; however, in the time since the deferral, the applicant has completed a TIS
showing the impacts of their proposed development on the surrounding transportation system.
The TIS shows there is sufficient capacity on Rio Grande Blvd. to handle the additional trips
generated by the proposed development.

18. A second TIS was completed looking at the use of the Campbell Ditch alignment for
ingress/egress, and it was shown that such a connection did not yield enough benefit to warrant an
alternative connection.
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19. The requested C-2 zoning is greater than 5 acres in size, which under the current Zoning Code
would constitute a Shopping Center site and future development would have to comply with those

regulations.

20. The Environmental Planning Commission (EPC) approved the requested zone change at the July
13, 2017 hearing. That decision was appealed to City Council, who in October 2017 accepted the
Land Use Hearing Officer’s recommendation to deny the appeal. The City Council’s decision
was appealed to District Court.

21. The Second Judicial District Court affirmed the City Council’s decision to grant the zone map
amendment request in January 2017 except for two items that are remanded back to the City for

further consideration:

1) Whether the proposed C-2 zone is in significant conflict with purported NVAP limiations on

commercial development; and
Whether some of the permissive uses of the proposed C-2 zone would be harmful to adjacent

property, neighborhood, or community

\*]
~—

. The applicant has replatted the site and created lot lines that correspond to the proposed zoning
boundaries as accurately shown on Exhibit 1 of the applicant’s Appendix to the July 29, 2019

letter.

N
[\

. The EPC approved the requested zone change at the August 8, 2019 hearing. That decision was
appealed by two parties to the City Council. The Land Use Hearing Officer (LUHO) heard the
appeals jointly in September 2019 and the City Council voted to remand the case back to the EPC
per the recommendation of the LUHO.

[\l
O8]

24. The City Council’s remand of this case related to appeals AC-19-14 and 15 required notice be
sent to owners of property within 100 feet of the subject site per Zoning Code section 14-16-4-
1(C)(6)(b). As has been the practice since at least 2013, the Planning Department put the burden
of the notification requirement on the applicant, both the expense and the mailing.

25. 93 Certified Mail notices were sent to owners of property within 100 feet of the subject site as
required and also to contact persons for the 7 nearest Neighborhood Associations.

26. The Planning Department received letters of support and opposition to the request. Concerns and
issues raised include traffic, air quality, and neighborhood character, which are all items most
appropriately addressed with subsequent site plan review.

APPEAL: If you wish to appeal this decision, you must do so within 15 days of the EPC’s decision or by

December 27, 2019. The date of the EPC’s decision is not included in the 15-day period for filing an

appeal, and if the 15" day falls on a Saturday, Sunday or Holiday, the next working day is considered as

the deadline for filing the appeal.

n regarding the appeal process, please refer o Section
!

Enforcement. A Non-Refundable filing fee will be celculsted i he Land
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Developrient Coordination Counter and is required at the time the appeal is filed. It is not possible to
appeal EPC Recommendations to City Council; rather, & formal protest of the EPC’s Recommendatio
can be filed within the 15 day period following the EPC’s recommendation.

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

Sincerely,
— u’_...ww» é‘ e N
{2 Brennon Williams
) Planning Director

BW/CL

cc: Edward T. Garcia, co/o Garcia Auto Group LLC, 8100 Lomas Blvd NE, ABQ, NM 87110
Design Workshop Inc120 East Main Street, Aspen, CO 81611
Near North Valley NA, Joe Sabatini, 3514 6" St. NW, ABQ, NM 87107
Near North Valley NA, Randy Cole, 1501 Los Arboles NW, ABQ, NM 87107
Sawmill Area NA, Julie Henss, 1724 Band Saw Pla. NW, ABQ, NM 87104
Sawmill area NA, Dianne Jones, 1400 Lumberton Dr. NW, ABQ, NM 87104
Los Duranes NA, Jose Viramontes, 1317 Gabaldon DINW, ABQ, NM 87104
Los Duranes NA, William C. Herring, 3104 Cocoa Rd NW, ABQ, NM 87104
Symphony HOA, Inc. Charles Hostetler, 1908 Allegretto Trol NW, ABQ, NM 87104
Symphony HOA Inc. Bernadette Sanchez, 2012 Allegretto Trl. NW, ABQ, NM 87104\
West Old Town NA, Benjamin Lovato, 2820 Azar P1. NW, ABQ, NM 87104
West Old Town NA, Glen Effertz, 2918 Mountain Rd. NW, ABQ, NM 87104
North Valley Coalition, Peggy Norton, PO. Box 70232, ABQ, NM 87197
North Valley Coalition, Doyle Kimbrough, 2327 Campbell Rd. NW, ABQ, NM 87104
Ed Paschich, 1512 Summer Ave. NW, ABQ, NM 87104
Felice Garcia, 1024 Forrester NW, ABQ, NM 87102
Kathleen Allen, 721 17% St NW, ABQ, NM 87104
Patricia Allen, 1900 Lilac NW, ABQ, NM 87104
John Wright, 2220 Wilma Rd NW, ABQ, NM 87104
Ben M. Barreras, 2801 Carson NW, ABQ, NM 87104
Mimi Lopez, 1209 Amado St. NW, ABQ, NM 87104
Harold & Nancy Magnusson, 1309 Fruit Ave NW, ABQ, NM 87104
Anaya Law LLC, Attn: Edward M. Anaya, 1728 Ocean Avenue #240, SF, CA 94112
Deborah Ridley, TVNA Board of Directors, 3247 Calle de Deborah NW, ABQ, NM 87104
Ed Mahr, 1331 Park SW, ABQ, NM 87102
Gary Pierson, 3819 Palacio Del Rio Grande, ABQ, NM 87107
GP Benjamin Lovato, 2820 Azar P1. NW, ABQ, NM 87104
David Lopez, 2416-B Rice NW, ABQ, NM 87104
Paul Gallegos, 3021 Mackland Ave NE, ABQ, NM 87106
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Theresa Anaya, 2708 Los Anayas Rd NW, ABQ, NM 87104
Doyle Kimbrough, 2327 Campbell Rd NW, ABQ, NM 87104
Dennis Lapcik, 1916 Indian School Rd NW, ABQ, NM 87104
Tim & Sandy Pederson, 1918 Indian School Rd NW, ABQ, NM 87104
Linda Lapcik, 1916 Indian School Rd NW, ABQ, NM 87104
Carla Baron, 990 18" St NW, ABQ, NM 87104

Janet Harman, 2432 Rose Ave NW, ABQ, NM 87104

Jason Kent 2021 Mountain Rd NW, ABQ, NM 87104

Roger Melone, 2822 Euclid Ave NE, ABQ, NM 87106

Dimian DuSanti, 2419 Floral NW, ABQ, NM 87104

Matt Digregory, P.O. Box 914, Placitas, NM 87043

Connie Nellos, 2717 Sheridan St NW, ABQ, NM 87104

Charlotte Walton, 3608 Amber Dr. NW, ABQ, NM §7107

Joe Sabatini, 3514 6™ St NW, ABQ, NM 87107

Sarah Robinson, 1920 Indian School Rd NW, ABQ, NM 87104
Nathan Bush, 1920 Indian School Rd NW, ABQ, NM 87104
Darlene Anaya 2000 Lilac Dr. NW, ABQ, NM 87104

Rachel Anaya, 2000 Lilac Dr NW, ABQ, NM 87104

Edward Anaya 2000 Lilac Dr NW, ABQ, NM 87104

David Martinez, 1801 Rio Grande NW, ABQ, NM 87104

Marit Tully, 1107 La Poblana NW, ABQ, NM 87107

Jodi Colchamiro, 2525 Zearing Ave NW, ABQ, NM 87104

Alex Allen, 717 17" St, ABQ, NM 87104

Rich Baca, 9805 Kokopelli Dr NW, ABQ, NM 87114

John Roche, 1814 Old Town Rd, NW, ABQ, NM 87104
Christina Blatchford, 1009 18" St NW, ABQ, NM 87104

Ed Garcia, 4200 Aspen NE, ABQ, NM 87110

Christine Dilks, 2458 Rose NW, ABQ, NM 87104

Jackie Fishman, 1820 Gabaldon NW, ABQ, NM 87104

Alan Varela, avarela@cabg.gov

Sheilah Garcia, 8301 Lomas NE, Albuquerque NM 87110

Ginny Liddlecoat, 2127 Paseo Del Prado, Albuquerque NM 87104
Carl Gonzales, 2000 Lento Way NW, Albuquerque NM 87104
Patricia Stelnzer, 3521 Campbell Ct. NW, Albuquerque NM 87104
Peggy Norton, 3810 11* Street NW, Albuquerque NM 87107
Angelicia Allen, 1900 Lilac NW, Albuquerque NM 87104

Jamie Jaramillo, 2001 Allegnetto Trail NW, Albuquerque NM 87104

Attachments: C-2 and M-1 Permissive Uses Lists
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M-1 permissive uses under § 14-16-2-20(A):

(1) | All C-2 Permissive Uses

(2) | All C-3 Permissive Uses

(3) | AllIP (Indusirial Park) Permissive Uses
PLUS

{4) | Manufacturing

{5) | Adult amusement/adult book stores

(6) | Vehicle dismantling

{(7) | Truck terminal

(8) | Commercial agriculture, including pouliry and rabbit |
Killing/dressing

{9) | Antenna, unlimited height

(10} | Concrete baich plant

(11) | Storage yard, gravel stockpiling .

(12) | Trailer sales

(13) | Bottling plant

(14) | Ice plant

{15} | Cold storage

(16) | Dry cleaning plant

(17) | Consiruction/farm eguipment sales
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Table of C-2 Permissive Uses under § 14-16-2-17(A)}

Sub# | Use
{1} Antenna {up to 65 feetl)
{2) i Clinic
{3) Copying, blueprinting
{4} Institution {club, day-care, library, school, museum)
(5) Office
{B) Park-and-ride tempotary facilities
(N Public utility struciure A
(8} Residential«isss-permissiva i R-3 Zopes {sublact fo condiiens)
(8) Sign. off-premise (subject to conditions)
{10) | Sign, on-premise (subject fo conditions}
{11 Radio or felevision studio or station
{12} Reoycling bin (sccessory use)
{13) Retailing of consumer products and services
Excluding:
s Adult amusementfadult book stores §14-16-2-17{A}13)
s Hospitals for humans §14-16-2-17(AX13)
: s Transit faciliies §14-16-2-17{A){13)
! s Auto dismantiing §14-16-2-17(AX(13)s)
= Sheet metal working §14-16-2-17(A)(13Xs)
s Tire retreading §14-16-2-17(A)(13)(s)
__| Including, subject to specified conditions:
{13)-a | « Alcoholic drink sales for consumption off-premises (subject 1o conditions)
{(13}b Vehicle sales, rentai, service, repair and storage {subject to conditions, excluding
truck ferminal) |
{13)-c |« Banking, loaning money, including pawn ) ]
(13)d {« Building materials (subject to condiiions}
(13)-e |« Temporary circus or carnival eperation {(only 7 days per year)
(13} ;e Drive-in restaurant (subject to conditions)
{(13)-g | ¢ Dry cleaning, Jaundry, clothes pressing (subject to conditions}
{13)-h |« Flowers and plants
{13)-1 |« Gasoline, oil, and liguefied petroleum gas retalling {excluding truck terminal)
(13) |« Golf driving range, miniature golf course, baseball batting range (subject to conditions)
I8k |~ Hospital for animals (subject to conditions)
i (131 |« One mobile home for waichman or caretaker on same lot with otherwise permitted
commerctal uses {subject to conditions)
(13)-m | « Parking lot, as regulated in O-1 zone
(13y-n |« Petshop
{(13)-0_| « Restaurant, including outdoor seating _
(13)-p |+ Sample dwelling unit used to sell similar dwelling units
{13yg |« Second-hand store (subject to conditions)
{13+ |« Stand or vehicle sslling frult, vegetables or nursery stock, up to 90 days per year
{14) Temporary siorage incidental fo on-site construction
(15) Wholesaling of jewelry
{18) Otherwise permitted uses but in a tent, temporarily for 7 days twice per vear
(i) Wireless telecommunications facility (subject to conditions)




