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North Fourth Street Rank III Corridor Plan  

BACKGROUND &  RESOURCE M ATERIALS  

 

Appendix A the ñWhite Paper for the North Fourth Street Corridor Plan,ò provides the record of 

the consensus about key elements of the plan. Completed in January 2008, the White Paper 

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

residents and city staff.  

 

Appendix B from the ñJune 2006 North 4th Street Redevelopment Study: Rank III Corridor Plan 

ï Review Draft,ñ presents the planning areaôs demographics and a profile of the population.  The 

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 land 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 data available 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 2006 Review 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 three tables from June 2006 Review Draft that summarize cost estimates 

for investment in streetscape projects. 

 

Appendix H contains material submitted by the City Historic Preservation Planner at the EPC 

hearing on 2/12/09. 

 

.  
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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 Albuquerque, New 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 and environmental 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 of form-based 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 owners the 

voluntary option to redevelop their properties consistent with the zoning overlay. 

2. Use of ñtrigger mechanismsò to give merchants control over whether and (if so) when to 

adopt zoning from the overlay for their individual properties. The intent of the trigger 

mechanisms is to allow the ñvisionò for the corridor to influence new development in the 

sector area gradually. 

3. ñWorking conceptsò for the redesign of Fourth Street. The negotiating group is proposing 

two similar concepts to guide the design and redevelopment of the public right-of-way 

along the corridor, one proposed by the merchants and another proposed by the residents. 

Both concepts recommend that the City contract for a 30% engineering design to test and 

refine further the proposed concepts for the corridor.  

 

This ñwhite paperò presents these recommendations in detail and offers guidance about revising 

and implementing the corridor plan. 
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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 Street corridor plan. 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 process for carrying out the mediated negotiations. (See ñConflict Assessment 

and Plan for Mediated Negotiations: North Fourth Street Corridor,ò submitted to the 

Environmental Planning Commission, August 2007.) 

 

In the second phase, the merchants and the residents selected negotiators 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 5-6 resident negotiators, 5-6 merchant negotiators, and 1-2 City 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 

negotiating group. 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, 2007, and January 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 

¶ Recommending 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 
 

The negotiations took place during nine 2-hour evening meetings and seven 3- to 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.  
 

During a ñstudy sessionò at the end of the process, the negotiating group created a protocol to 

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 trigger mechanisms. 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 negotiating group reviewed the draft sections before the 

final negotiation session on January 8
th
, when 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 16
th
, the negotiating group finalized the following principles: 

 

 

ñNorth Fourth Street should return to a vibrant people-oriented boulevard that 

supports new and existing business.ò 

 

Principles to Guide the Planning Process 

¶ Think in terms of possibilitiesðfor residents and 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 

 

Principles to Frame the 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 transit-friendly environment 

¶ Plan for high-quality, reliable public transportation 

¶ 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 environment 

¶ Make aesthetic improvements (façade improvements, street furniture, landscaping, etc.) 

to enhance the appearance of the corridor 

¶ Create transitions from commercial and mixed-use development to low-density 

residential areas 

¶ Identify needs for infrastructure improvements, mechanisms to fund them, strategies to 

share costs, and ways to advocate for the improvements 

¶ Make improvements in infrastructure (e.g., water, sewer, etc.) to accommodate future 

growth 

¶ Keep the project review process clear, easy to access and efficient 

¶ Implement the plan using non-compulsory 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 North Fourth Street including those who 

live in medium- and high-density developments 
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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 a zoning overlay. 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 advantage 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 have three sets 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 Associations from the overlay zone due to 

concerns about the overlayôs effect on their neighborhoods and sector planning processes.  

 

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

had a frank discussion about concerns with form-based 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 potential ñsore spots.ò  

 

The proposal for the zoning overlay is as follows: 

 

The existing zoning shall remain ñin full force and effectò after the adoption of the Corridor 

Plan. The Plan will include the establishment of ñoverlay zonesò using the City of 

Albuquerque, Form Based Code, October 31, 2007, draft (FBC) as reference. The ñNorth 

Fourth overlay zonesò will be tied to the City of Albuquerque, Form Based Code, as adopted 

and amended. 

 

The corridor plan will need to include the following sections from the FBC: 

¶ Part 1: General Provisions 

¶ Part 2: Building Forms, Materials, Signage, Lot Layout. 

 

The neighborhood negotiating team proposes the use of three modified Form Based Code 

Zones from the FBC: 

1.  North Fourth Transit Oriented Development ï Corridor/Community Activity Center 

(NFTOD ï CORCOM); 

2.  North Fourth Mixed Used Zone (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 

redevelopment along the corridor. Each property within the ñcommercial corridor boundary 

areaò of the corridor plan shall be designated with one of these three overlay zones. The 

ñtrigger mechanismsò of the corridor plan shall determine when an overlay zone designation 
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will replace the existing zoning. (Those ñtrigger mechanismsò may also relate to imposition 

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 9
th
 meeting, the negotiating group appointed a resident and a merchant to 

make a preliminary designation of the following zones on the boundary map for the Cityôs 

consideration in revising the corridor plan:  

1. NFTOD ï CORCOM shall cover (a) the entire ñcommercial boundary areaò south of La 

Poblana/Woodland, and (b) the 4
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 ï 

CORCOM or 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), the 4
th
/Candelaria node 

and areas between the primary corridor and existing residential areas.  

 

The neighbors offer the following responses to the merchantsô ñsore spotsò to FBC (discussed 

12/10/07) and ñuse restrictionsò to be used under the FBC overlay zones.  

¶ Single family detached, duplex and side-yard residential building types are allowed 

within the NFID zone and are therefore included in Corridor Plan. 

¶ 10ô minimum ground floor building heights can be used in all overlay zones under this 

plan.  

¶ FBC prohibition against parking structures without liner commercial space shall only 

apply to Fourth Street ñA.ò 

¶ Drive through entrances can be allowed from shared parking if screened from street by a 

permitted building type. 

 

The following ñsore spotsò can be flexible only in conjunction with efforts by a 

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

addition of new FBC permitted buildings.  

¶ Limited use of stand-alone commercial buildings on ñAò street as well as ñBò streets. 

¶ FBC build out requirement that 80% of a building on an ñAò street could be reduced to 

60% in order to allow keeping non-FBC compliant existing buildings.  

¶ Parking solutions including ñteaserò parking on street, and side parking can be used in 

conjunction with rear parking. 

 

The neighbors are not willing to adjust FBC regulations to address the two remaining 

merchantsô ñsore spotsò:  (1) alternate fenestration/window requirements of the FBC, and (2) 

FBC requirement of primary building entrance to face the street. 

 

The neighbors agree that ñuse restrictionsò should be used sparingly under ñNorth Fourth 

overlay zones.ò  

1. Infill Development (NFID) ï the uses allowed in this zone are similar to existing zoning 

and are intended to allow new development to integrate into the context of the built 

environment. 
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2. Mixed Use Zone (NFMX) ï for comparison purposes, the uses allowed in this zone are 

similar to C-2 and R-3 uses under Article 16. 

3. Transit Oriented Development ï Corridor/Community Activity Center (NFTOD ï 

CORCOM) ï for comparison purposes, the uses allowed in this zone are similar to C-2 

and R-3 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 ñnoxious usesò shall be the only uses specifically prohibited in all locations 

under the North Fourth overlay zones:  

a) Off-premise sale of alcoholic liquor 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 is being 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 residential 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 future 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 the Vision 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 factors in 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 then-current owner of a parcel voluntarily acts to 

make a parcel 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 continuation of 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 of this Sector Plan would constitute "down-zoning" 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 existing zoning code 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 not make individual 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 new building 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 on that 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 interior 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 of a conditional 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 Overlay Plan do not include uses that were 

permissible for a parcel before Sector Plan adoption (such as "C-3" and "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 screened from 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 right-of-way. Despite repeated attempts, the group was unable to agree on a single design 

concept. Appendices C and D present two redesign concepts; version I was submitted by the 

residents; Version II, by the merchants.  

 

A significant outgrowth of the negotiation over the alternative redesign 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 same or highly similar. For example, both 

versions begin with the recommendation:  

 

ñRedesign and reconstruct to improve safety, aesthetics, and functionality 

for pedestrians and motorists along its entire length; optimize public 

transportation service; and maintain four lanes of vehicular traffic from I-

40 to Solar Road.ò  

 

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 ñpriorities.ò In priority order, it lists the pedestrian design features that should be 

added successively in areas that can accommodate them. In the version presented by the 

neighbors, on the other hand, the section is entitled ñdesign parameters.ò It lists five items that 

emphasize the pedestrian 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 on traffic management 

from their version of the redesign concept. 

 



 

NORTH FOURTH STREET RANK III  CORRIDOR PLAN : BACKGROUND &  RESOURCE MATERIALS  

PAGE 17 

 

 
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 design concepts, and boundaries 

negotiated by the group. The corridor plan should reflect the EPCôs and staffôs assessments of 

how to incorporate differences in the proposals for the public right-of-way. In addition, the 

history section, the demographic and real estate analyses, 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 the corridor 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 contractor, and monitor work performance and results. 
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Attachment A: Zoning Overlay Boundary Map 

 

 


