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North Fourth Street Rank Ill Corridor Plan
BACKGROUND & RESOURCE MATERIALS

Appendi x A the AWhite PaperPFan, 6hpr dortdbasFbhb
the consensus about key elements of the plan. Completed in January 2008, theapéhnite P

documents agreements that resulted from the assisted negotiations among the merchants,

residents and city staff.

Appendix Bfromthdi June 2006 North 4th Street Redevel oj
TReview Draft, A presents the planning areads
appendix also displays the boundaries of a variety of adopted city plans and regulatory

documents that overlap the corridor area.

Appendix C from the June 2006 Review Draft contains information about land uses and existing
conditions in the area. The appendix contains a description and map of general land use patterns
in the area, lists & uses by category of use and provides data showing intensities of residential
and employment related uses. The appendix also documents several environmental issues in the
North Fourth Street Corridor study area.

Appendix D based on information and datailable when the June 2006 Review Draft was
produced, provides an overview of real estate and business conditions. It also provides an
analysis of the trade area and analysis of the real estate market at the time.

Appendix E drawn from the June 20B&view Draft presents relevant traffic data analyzing
safety and transit information.

Appendix F includes urban design goals and objectives, and illustrative prototypical design
studies contained in the June 2006 Review Draft.

Appendix G displays thre@ables from June 2006 Review Draft that summarize cost estimates
for investment in streetscape projects.

Appendix H contains material submittbey the City Historic Preservation Planraithe EPC
hearing on 2/12/Q9
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White Paper: North Fourth Street Corridor Plan
Prepared by the Mediation Team for the North Fourth Street Negotiating Group
January 2008

Executive Summary

In June 2007, the Albuquerque Environmental Planning Commission (EPC) directed the
Metropolitan Redevelopment Agency (MRA) to work with residents and merchants to resolve a
lengthy conflict over planning of the North Fourth Street corridor in Albuquelgw®, Mexico.

Work on the draft corridor plan had come to a standstill as a result of a conflict involving
residents, merchants, and city officials. The Metropolitan Redevelopment Agency hired
Consensus Builder, a local firm with expertise in land use avidbeamental mediation, to

assess the situation and recommend a process to resolve the conflict.

The mediated negotiations have resulted in definition of boundaries for the corridor as well as
three major proposals about how to guide future redevelopment:
1. Creation of an overlay zone that integrates some elements ebfsed zoning, which
are tailored to North Fourth Street. This recommendation assumes that existing zoning
would remain in effect after adoption of the corridor plan and offers property ®weer
voluntary option to redevelop their properties consistent with the zoning overlay.
2.Use of #Atrigger mechanismso to give mercha
adopt zoning from the overlay for their individual properties. The intent dfigger
mechani sms is to allow the fAvisiono for th
sector area gradually.
3. AWorking conceptso f or The megotiating dreup is graposingd F o u
two similar concepts to guide the design and redevelopment of the publiofrighl
along the corridor, one proposed by the merchants and another proposed by the residents.
Both concepts recommend that the City carttfar a 30% engineering design to test and
refine further the proposed concepts for the corridor.

This Awhite papero presents these recommendat
and implementing the corridor plan.

NORTH FOURTH STREET RANK Ill CORRIDOR PLAN: BACKGROUND & RESOURCE M ATERIALS
PAGE 8



Negotiation Framework and Process

In the first phase of the process, the mediation team conducted a series of interviews and

meetings with merchants, property owners, residents, city officials, and consultants that had been
working under contract on the North Fourth Streetidorrplan. As a result, the team concluded

that the parties to the conflict wanted to end the stalemate and were committed to moving

forward with mediated negotiations aimed at finalizing the sector plan for adoption. The team
recommended a processforrcari ng out the mediated negotiati o
and Pl an for Mediated Negotiati ons: North Fou
Environmental Planning Commission, August 2007.)

In the second phase, the merchants and the residentedelegbtiators and alternates to
represent their interests in the negotiation sessions. The division manager and a staff member
represented the Metropolitan Redevelopment Agency. At each meeting, the negotiating table
included 56 resident negotiators;&@merchant negotiators, ane1City negotiators. In addition

to participating in the negotiation sessions, the negotiators and alternates were responsible for
communicating with their constituencies and bringing constituent concerns back to the
negotiatinggroup. All meetings were open to the public. (The list of negotiators, along with
technical assistance professionals and guest speakers, appears on the inside cover of this
document.)

There were sixteen negotiating sessions between September 4, 2D0anaary 9, 2008. Key
elements of the negotiation process included:

Agreeing on ground rules

Formulating principles to guide the planning process and to frame the plan
Recommending an overlay zone

Determining trigger mechanisms for the overlay

Recommendig a 30% engineering design of the corridor

Developing a working concept for the redesign of the corridor

Defining the boundaries of the zoning overlay

Creating a map of the zoning districts

= =4 8 -4 _-9_-9_-°5_-°

The negotiations took place during nind@ur evening meetingsd seven 3to 5-hour

Saturday workshops. Many of the evening meetings were informational sessions with guest
speakers. The charts in Appendix E show key agenda items for each negotiation session along
with the topics addressed by guest speakers.

Duringa fistudy sessiono at the end of the proces
complete its work: The neighbors were to propose the section of this paper on the zoning overlay
and the merchants were to propose the section on the overlay triggeamsms. Each team

identified a person to take the lead in drafting its respective section of the paper; those two
individuals met twice and, with the assistance of a mediator, reviewed the draft sections and

agreed on several revisions. The full negotgagroup reviewed the draft sections before the

final negotiation session on Janualy &hen the members unanimously accepted the work as

written and as presented in this white paper.
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Principles Guiding the Plan and Process
On October 18, the negaating group finalized the following principles:

ANorth Fourth Street s-triontetd mbulevaedthar n t o a v
supports new and existing busines

Principles to Guide the Planning Process

Think in terms of possibilitigs for residentsand merchants
Structure the plan to serve the present and guide the future
Conserve historical and cultural values

Respect and plan for present and future economic conditions
Work toward a common vision

Build flexibility into the plan

= =2 4442

Principles to Framethe Plan
Honor existing property rights and entitlements
Improve access for transit, pedestrians, bicycles, and automobiles
Redesign North Fourth Street to create a highly walkable and tfaesdly environment
Plan for highquality, reliable public tnasportation
Preserve and encourage convenient vehicular access, parking and circulation
Provide incentives for property owners to adapt and improve their residential and
commercial properties
Allow for diversity in architectural form and pedestrian envinamt
Make aesthetic improvements (facade improvements, street furniture, landscaping, etc.)
to enhance the appearance of the corridor
9 Create transitions from commercial and mixesst development to lodensity
residential areas
1 Identify needs for infrastaiure improvements, mechanisms to fund them, strategies to
share costs, and ways to advocate for the improvements
1 Make improvements in infrastructure (e.g., water, sewer, etc.) to accommodate future
growth
Keep the project review process clear, eagctess and efficient
Implement the plan using naxompulsory methods (e.g., methods of obtaining property),
whenever possible
Improve safety and livability by increasing police visibility along the corridor
Increase the number of people who live along N&durth Street including those who
live in medium and highdensity developments

= =2 4442
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North Fourth Street Zoning Overlay

During the conflict assessment phase of the project, residents, merchants, and city officials
expressed interest in the concept of aagmiverlay. In such a zone, the owner would have the
flexibility to retain existing land uses and existing zoning until market and development
conditions made it favorable to redevelop the property. At that time, the owner would have the
option of taking dvantage of the land uses and zoning contained in the zoning overlay. Using the
zoning from the overlay would trigger design requirements that the property owner would have
to meet.

As recommended by the negotiating group, the zoning overlay will heae $bts of boundaries,
corresponding to three zones described below and shown on the map in Appendix A. In
determining the boundaries, the negotiating group chose to recommend excluding the Wells

Park, Greater Gardner, and Alamosa Neighborhood Assoadtmm the overlay zone due to
concerns about the overlayds effect on their

Before the residents drafted the following proposal for the zoning overlay, the negotiating group

had a frank discussion about com=ewith formbased zoning and ways to address areas that

could be sensitive in negotiating an agreement among the members of the negotiating group.
They referred to sensitive issues as potenti a

The proposal for the zoning overlay is asdais:

The existing zoning shal/l remain dAin full fo
Pl an. The Pl an wil!/ include the establishmen
Albuquergque, Form Based Code, October 31, 2007, draft (FBC) asreferencT he A Nor t h
Fourth overlay zoneso wil/l be tied to the Ci
and amended.
The corridor plan will need to include the following sections from the FBC:
1 Part 1: General Provisions
1 Part 2: Building Forms, MaterialSignage, Lot Layout.
The neighborhood negotiating team proposes the use of three modified Form Based Code
Zones from the FBC:
1. North Fourth Transit Oriented Developmer@orridor/Community Activity Center

(NFTOD1 CORCOM);
2. North Fourth Mixed Usedone (NFMX); and,
3. North Fourth Infill Development (NFID).
These zones have been modified from the FBC to meet the specific needs of the North Fourth
Corridor community and to allow them to be appropriately applied for anticipated
redevelopmentalonigh e corri dor . Each property within
areao of the corridor plan shall be designat

Atrigger mechanismso of the corridor plan sh
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wilrepl ace the existing zoning. (Those NnAtri gge
of street and/or pedestrian realm improvements.)

The specific mapping of the overlay zones shall be done as a part of the next Corridor Plan
draft. At its January®®meeting, the negotiating group appointed a resident and a merchant to

make a preliminary designation of the foll ow
consideration in revising the corridor plan:
1. NFTODiCORCOM shall <cover i(al) bhdiendcarty raer d@adm m

Poblana/Woodland, and (b) th&/Montano node extending to the railroad tracts to
include properties near the new Rail Runner Station.

2. NFMX shall be the default overlay zone, covering areas not designated NFTOD
CORCOMor NFID.

3. NFID is appropriate for buffer/transition and shall be designated as appropriate to protect
appropriate areas; such as north of Montano (with exceptions)fBantielaria node
and areas between the primary corridor and existing residard&s.

The neighbors offer the following responses

12/10/07) and fAuse restrictionsodo to be used

1 Single family detached, duplex and siid residential building types are alled
within the NFID zone and are therefore included in Corridor Plan.

T 206 minimum ground fl oor building heights
plan.

1 FBC prohibition against parking structures without lioemmercial space shall only
applytoFourt h Street HAA. O

1 Drive through entrances can be allowed from shared parking if screened from street by a
permitted building type.

The following Asore spotso can be flexible o

developer/property owner to retrofit soperty allowing existing buildings to remain with the

addition of new FBC permitted buildings.

1 Limiteduseofstand | one commerci al buil dings on fAAO

T FBC build out requirement that r8docdtwf a bu
60% in order to allow keeping ndgfBC compliant existing buildings.

T Parking solutions including Ateasero parKki
conjunction with rear parking.

The neighbors anmeot willing to adjust FBC regulation® address the two remaining
mer chant sd fAisore spotso: (1) alternate fene
FBC requirement of primary building entrance to face the street.

The neighbors agree that RAuse restrictionso
overlay zones. 0
1. Infill Development (NFID)i the uses allowed in this zone are similar to existing zoning

and are intended to allow new development to integratetliet context of the built

environment.
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2. Mixed Use Zone (NFMX) for comparison purposgethe uses allowed in this zone are
similar to G2 and R3 uses under Article 16.

3. Transit Oriented DevelopmentCorridor/Community Activity Center (NFTOD
CORCOM T for comparison purposgthe uses allowed in this zone are similar 18 C
and R3 uses under Article 16, with regulations allowing higher intensity of uses. The
separation restrictions on automobile related uses of the FBC shall be eliminated. Those
uses shall be allowed only if separated from Fourth Street by permitted building types.

The following finoxious useso shall be the

under the North Fourth overlay zones:

a) Off-premise sale of alcoholic lipr except at a grocery store (service station convenience
store is not considered a grocery store);

b) Adult amusement establishments, adult bookstores, adult photo studios or adult theaters;

c) Toxic waste disposal,

d) Cement plant;

e) Truck terminal;

f) Outside storage as a primary use;

g) Automobile dismantling; and

h) Rendering Plant.
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Trigger Mechanisms

The proposal for the trigger mechanisms, as drafted by the merchants and accepted by the
negotiating group, is as follows:

A. This Sector Plan isding adopted to promote a vision ("Vision") for transformation of 4.3
miles of Fourth Street NW in Albuquerque, by imposing a New Urbanist architectural
style and environment on the Sector Area focused on relatively intensive new
development for mixed redéntial and light commercial uses. The Vision assumes that
such development will be so successful and economically beneficial for owners of
property in the Sector Area that they will voluntarily agree, as to individual parcels of
property, to terminate fure uses that are currently permissive but more intensive (such
as under current C3 and M zoning) than is desired under the Vision. It is recognized,
however, that it may take many years before market forces can provide the economic
requirements for th¥ision to be realized. It is also recognized that realization for the
Vision requires availability on Fourth Street of extensive public transportation facilities
that do not currently exist and are not even currently planned, budgeted or expected to be
available for many years. Current property owners will be more receptive to the Vision if
they can choose their own timing to voluntarily elect to subject their individual properties
to the Overlay provisions of this Sector Plan.

B. Recognizing the factolis paragraph A, above, it is necessary that the Overlay provisions
of this Sector Plan shall not commence to regulate or restrict individual parcels of
property within the Sector Area until the themrrent owner of a parcel voluntarily acts to
make a parel subject to the Sector Plan.

This allows for postponement and possible unlimited or indefinite delay in application of
the Overlay provisions of this Sector Plan to individual parcels of property within the
Sector Area and generally allows continuatad all presently permissive uses of each
parcel of property under its existing zoning category at the time of adoption of the Sector
Plan. This is done to avoid, to as great an extent as reasonably possible, claims by
property owners that adoption ofdlSector Plan would constitute "downning™ of

some properties within the Sector Area.

Accordingly, all uses for a particular parcel of property that are currently permissive or
that are approved conditional uses for that parcel under the existimg zmaie at the

time of adoption of this Sector Plan shall continue to be permissive for that particular
parcel of property except, "noxious uses" as defined elsewhere in this Sector Plan.

C. Examples of actions of property owners that would or would radenmdividual parcels
of property subject to the Overlay provisions of this Sector Plan.
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Overlay Plan Begins to Apply Only as a Result of:

1. Construction of a replacement building after voluntary demolition of existing
building.

2. Construction of newvbuilding on a vacant parcel.

3. Commencement of a new use that is permissible under Overlay Plan but was not

permissible on that parcel before Sector Plan adoption.

4. Change to a new Conditional Use under existing zoning that was not being
employed orthat parcel before Sector Plan adoption.

Overlay Plan Does Not Begin to Apply as a Result of:
1. Construction of a replacement building after involuntary damage to or destruction
of existing building (such as fire damage).

2. Repair or remodeling of intior and exterior of existing building, including, but
not limited to, changes to comply with current building codes.

3. Change in use to one that was permissible for that parcel before Sector Plan
adoption.
4. Continuation or Recommencement afanditional use of a parcel that was

approved before Sector Plan adoption.
5. Change in ownership of a parcel.
6. Continuation of use on a parcel that was permissible before Sector Plan adoption.

To the extent that permissible uses under the Overlayd@aot include uses that were
permissible for a parcel before Sector Plan adoption (such-3%dad "M" zoning
categories); it shall continue to be permissible for such uses to be employed on such
parcel inside a building or other area that is scre@oea view of Fourth Street by
architecturally compliant structures.
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Working Concept for the Redesign of North Fourth Street

The negotiating group devoted considerable time to talking through its design concept for the
public rightof-way. Despite repéad attempts, the group was unable to agree on a single design
concept. Appendices C and D present two redesign concepts; version | was submitted by the
residents; Version ll, by the merchants.

A significant outgrowth of the negotiation over the altakgatedesign concepts was the
consensus recommendation for a 30% engineering design of the entire length of the corridor. The
engineering design should be undertaken with extensive public involvement.

Many aspects of the two redesign concepts are the safighly similar. For example, both
versions begin with the recommendation:

ARedesign and reconstruct to improve safe
for pedestrians and motorists along its entire length; optimize public

transportation service; and amtain four lanes of vehicular traffic from |

40 to Solar Road. o

The design principles are almost identical with wording differences in only two out of the eight
bullets. Many of the design standards and recommendations pertaining to implementation are
also the same.

The most significant difference between the two versions is the section that follows design
principles and precedes design standards. In the version presented by the merchants, this section
is entitled npr i orsisthe pedestran design fieaturesthai should loer d e r
added successively in areas that can accommodate them. In the version presented by the
neighbors, on the other hand, the section is
emphasize the peddan design features the neighborhood negotiators would like to see where
there are opportunities to enhance the roadside zone. Another significant difference between the
two versions is that the neighborhood representatives dropped the section om#affgement

from their version of the redesign concept.
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Implementation

The Metropolitan Redevelopment Agency should revise the corridor plan in accordance with the

white paper. The plan should highlight the principles for the plan and process. It should reflect

the zoning overlay, trigger mechanisms, redevelopment desigeptsnand boundaries
negotiated by the group. The corridor plan sh:
how to incorporate differences in the proposals for the public-afyiMay. In addition, the

history section, the demographic and realtesaaalyses, and the land use studies contained in

the current draft of the corridor plan should remain intact.

Finally, the negotiating group recommends that the City begin the procurement process for the
30% engineering design before revision of theidor plan is complete, using the white paper to
frame the scope of work. The City should form an advisory committee for the engineering design
(with representation from the neighborhoods and merchants) to outline the scope of work, select
the contractorand monitor work performance and results.
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Attachment A: Zoning Overlay Boundary Map
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