lanning & Zoning Commission 1/25/2021
SE# 21700500112: 2700 N MAIN REZONING

Katherine Harrison-Rogers, (575) 528-3049,

TAFF CONTACT:
krogers@las-cruces.or

WNER: LC Land LLC

EPRESENTATIVE: Cassie Paben, Tetrad Property Group
ISTRICT: District #1

ITE ADDRESS: 2700 N Main Street

XISTING ZONING: R-1a (Single-Family Medium Density)
EQUEST: Various Zones (see details below)
ELATED N/A

PPLICATIONS:

TAFF

ECOMMENDATION: Approval with Conditions

MMARY OF CASE 20Z00500098:

request for a zone change from R-1la (Single-Family Medium Density) to
Itiple zones in seven planning areas as well as a request to vary from the
nt setbacks to allow for front setbacks of 5-10 feet. The property is ~75
res and is located at the southeast intersection of N Solano Drive and N
in Street at 2700 N Main Street in Council District 1. Submitted by Tetrad
perty Group. (Case # 21Z00500112) The requested zones are:



mailto:krogers@las-cruces.org

SUMMARY OF RECOMMENDATION:
Staff is recommending APPROVAL with CONDITIONS based on the findings listed
below:



o Parking lots/areas or garages shall not be placed along street
frontages or in front of buildings.



o

(0]

Parking lots shall not be placed along street frontages or in front of
buildings.

Residential/ Commercial Development Ratio: A minimum of 60% of
the acreage in this planning area should be developed as residential
with a maximum of 40% of the acreage developed as commercial. For
projects that are mixed-use in nature, a calculation shall be use used
to determine the allocation of acreage developed. The calculation is as
follows:

Sum of All Residential Total Gross Square Feet Developed/Lot Size
(SF) = Amount Allocated Toward Residential Development
Requirement

Sum of All Commercial Total Gross Square Feet Developed/Lot Size
(SF) = Amount Allocated Toward Commercial Development
Requirement



limited either in percentage or location. Further, a variance allowing a front
setback of five feet is being proposed and supported by staff in order to achieve
these build to lines which are listed as key development strategies throughout the
Apodaca Blueprint.

LAND USE HISTORY:

The property was originally zoned R-1a, a portion of which was master planned and
subdivided into several parcels and rezoned to C-3C (Commercial High Intensity-
Conditional) and R-4C (Multi-Dwelling High Density and Limited Retail and Office-
Conditional) in 2013 under Ordinance 2689. The remaining 75 acres retains the R-
la zoning and is vacant with the exception of the unoccupied Las Cruces Country
Club structure. Although two Planned Unit Development applications have been
submitted over the last decade, both were withdrawn.

ZONING DECISION CRITERIA AND POLICIES

POLICY DOES IT COMPLY?
Neighborhood Character and Compatibility Yes
Elevate Las Cruces Comprehensive Plan Yes
Thoroughfare Plan Yes
Purpose and Intent of the Code: Section 38-2 Yes
Criteria for Decisions: Section 2-382 Yes
New Mexico Case Law Yes

NEIGHBORHOOD CHARACTER AND COMPATIBILITY:

N Solano Drive and North Main Street are both major commercial corridors that
consist of a variety of commercial and office uses of various intensities and are
zoned C-2 and C-3. The property is flanked by these corridors along the west and
along the north and the areas adjacent to these corridors are proposed to be higher
in their intensity of use and designated as C-3 consistent with these corridors.
These are proposed as Area 4A (Town Center) along N Solano Drive and Area 4B
(Commercial Center) along N Main Street.

To the south of the property is Apodaca Park which is zoned R-1a. The proposal
requests this area be utilized as attached multi-family and limited commercial and
designated as Area 3C (Townhouse Residential), zoned R-4/ C-2. Other uses to the
southeast include a preschool, retail and private instruction, and a private club with
both office (0-2) and commercial (C-2) zoning. As proposed, the adjacent area
would be known as Area 3B (Cottage Residential) with R-1b/ R-2 zoning intended
for patio homes, townhomes, and like residential uses. These uses are intended to
serve as a transition from the higher density residential uses to the east to the
medium density single-family residential neighborhood to the east.

The eastern boundary of the property Is bordered by a well-established medium
density single family residential neighborhood which is zoned R-la. Those uses
proposed in this area known as Area 3A (Apodaca Preserve) with a proposed
zoning of OS-R/ R-2 (Open Space Recreation, Multi-Dwelling Low Density) to the
north and Area 3B (Cottage Residential) with a proposed zoning of R-1b/ R-2
(Single Family High Density/ Multi-Dwelling Low Density). As mentioned above,



these areas are intended to provide a transition from higher intensity uses to
thewest to the lesser intensity residential uses to the east and include open space,
patio homes, townhomes, and similar residential uses.

The central portion of the property is bounded by an existing hospital which is
zoned C-3C. The area proposed to the south of this are Area 2A (Flex District) with
a proposed zone of R-3/ O-2/ C-2. This district is intended to provide flexibility in
uses based on the current market conditions and act as an additional transition
area between the residential, medical campus, and commercial zones. Between
this Flex District and the Cottage Residential is Area 1A (Open Space District) which
is intended to provide additional park land and low-density multi-family residential
uses and is proposed as OS-R/ R-2.

As proposed and with staff



pedestrian-friendly = mixed-use (residential and non-
residential) development sites and neighborhoods.
0 Goal CE-3: Centers and Corridors






M. Foster a more rational relationship between different land uses for the

mutual benefit of all.

CRITERIA FOR DECISIONS:
Per Section 2-382 of the Las Cruces Municipal Code, the Planning and Zoning
Commission shall determine the following:

A.

The Planning and Zoning Commission shall review the comprehensive plan,

and other applicable plans and codes and determine whether the request

will:

1. Impair an inadequate supply of light and air to adjacent property or

otherwise adversely adjoining properties.

Unreasonably increase the traffic in public streets.

Increase the danger of fire or endanger the public safety.

Deter the orderly and phased growth and development of the community.

Unreasonably impair established property values within the surrounding

area.

In any other respect, impair the public health, safety, or general welfare

of the city.

7. Constitute a spot zone, and therefore, adversely affect adjacent property
values.

8. Be in harmony with the purpose and intent of the zoning code, sign code,
design standards, and other companion codes.
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. The commission shall take care that the development of the city, in

accordance with present and future needs, best promotes the health, safety,
morals, order, convenience, prosperity, and general welfare of the people. It
shall also promote efficiency and economy in the process of development.
The commission shall encourage the proper use and development of land,
shall seek to create and maintain an aesthetic urban setting, and protect and
preserve the quality of the water, air and other environmental, natural,
historical and cultural resources for the city.

. The commission shall use the comprehensive plan as a guide in making all

future decisions concerning land use and development, and in the financing
and location of capital improvements.

Before taking any action concerning land use and development and financing
and location of capital improvements, the commission shall review the
relationship between the proposed action and the comprehensive plan.

Furthermore, granting any variance shall not merely serve as a convenience to the
applicant, but the variance shall be the minimum necessary for relief in order to
accomplish the stated objective(s) of the applicant's request or demonstrable
hardship. Hardships are not considered personal or monetary. In addition to criteria
already referenced, decisions may consider:

1.

A physical hardship relative to the property (i.e., topographic constraints or
right-of-way takes resulting reduced development flexibility, etc.) in
question.

The potential for spurring economic development at a neighborhood or city-
wide level if requested allowances are granted.

Monetary considerations not as a whole, but relative to options available to
meet the applicant's stated objectives when such options cause considerable
monetary hardship under strict application of code provisions.



Staff considered the Criteria for Decisions stated above during the internal review
process and has deemed the zone change request appropriate for recommendation
of approval. The proposed zoning and the range of uses in conjunction with staff



City water, gas and sewer are currently serving the property. Due to the large
acreage and range of proposed uses, a Utility Master Plan and a Traffic Impact
Analysis will be required prior to any site development. The results of the studies
will aid the engineering and site design to ensure that the capacity of services is
properly designed and constructed to meet the needs of the development and
prevent negative impacts to existing commercial and residential areas.

STAFEF AND PUBLIC COMMENTS

PUBLIC NOTIFICATION AND INPUT:

The applicant sent Early Notification letters to surrounding properties prior to the
submittal of the zone change. No property owners contacted either staff or the
applicant to request a neighborhood meeting within the specified timeframe.
However, some residents and members of the Economic Development Policy
Review Committee requested a neighborhood meeting be held after the specified
time frame. Staff held a meeting on December 9, 2021, to provide surrounding
property owners an opportunity to learn about the request and ask questions.
Twelve people attended and topics ranged from issues related to the vacant
property such as trespassing, vandalism, and weeds to the range of uses proposed
and general questions about the Apodaca Blueprint.

Notification letters were mailed to property owners within 800 feet of the
boundaries of the zone change on January 10, 2021. Since the submittal of the
application, staff has communicated with several members of the public via e-mail
and telephone about the rezoning process, the Apodaca Blueprint, and the
components of the zone change. The inquiries were seeking information and
mostly neutral in nature, but some voiced concerns about future impacts to the
neighborhood and the development process in general, and a handful expressed
support, noting the need to put the property into productive use. No specific
correspondence offering support or opposition was received and was, therefore, not
included in this report.

STAFF COMMENTS:

Reviewing departments unanimously recommended approval of the zone changes
based on the ability to serve the range of uses proposed at his location. Several
departments recognize the scale of the development will necessitate improvements
to infrastructure and influence the technical design subdivisions and road
alignments among other aspects of the site development. As such, some
departments requested contingencies for future site development. Specifically, the
Utilities Departments requested a condition that a Utilities Master Plan be provided
prior development and the Traffic Section of Public Works requested that a Traffic
Impact Analysis be approved prior to any site development.

Current and Long-Range Planning Sections also noted that several conditions, listed
at the beginning of this report, should be applied to the development to ensure that
it meets the intent of the Apodaca Blueprint, the adopted master plan for the
property.

ATTACHMENTS:

1. Aerial Map

2. Current Zoning Map
3. Proposed Zoning Map



4. Apodaca Blueprint Focus Area A Future Development Map
5. Apodaca Blueprint Focus Area A Character Areas
6. Department Review Comments



ATTACHMENT 1
Aerial Map




ATTACHMENT 2
Current Zoning Map




ATTACHMENT 3
Proposed Zoning Map
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ATTACHMENT 6
Department Review Comments

Department: Planning

Status: YES w/ Conditions
Department: Flood

Status: YES

Department: Long Range Planning

Status: YES w/ Conditions
See Planning Conditions

Department: Traffic Engineering
Status: YES W/ Conditions
1. APPROVED WITH CONDITIONS THAT TRAFFIC IMPACT ANALYSIS IS
SUBMITTED AND CITY APPROVED
Department: Engineering
Status: N/A
Department: Utility Engineering
STATUS: YES w/ Conditions
1. Please add the requirement of a master utility plan to ACC submittal
checklist. The master utility plan should include information of estimated
volumes of water demand, gas demand, and wastewater discharge.
2. Depending on the demands and discharges, offsite utility system
improvements may be needed
Department: Fire
Status: YES
Department: City MPO

Status: YES





