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SUMMARY

For centuries in various cultures, cities and settlements were established, grew
and changed in an organic incremental process where the concerns and responsibili-
ties of the public and private sectors were interwoven and interdependent. The
phenomenon of planning and creating master plans for an unknown future decades
ahead is a recent development in the West. Its wisdom and effectiveness is now be-
ing challenged in many communities in the country. The implications and short-
comings of comprehensive planning are a constant issue on the agenda of politicians
and local government officials.

Many examples from across the country can be cited for the shortcomings and
failures of comprehensive planning as it is currently practiced. The issue of when
and how to review and update Albuquerque's 1975 comprehensive plan is an ongoing
debate. Even if updating is undertaken, it will only be shortlived, because of the
inherent limitations of this planning approach. In the Albuquerque Journal of

March 6, 1983, a story headlined "Mixed Feelings: Cruces Plan Nears Finish with
Concern about Use" cites numerous examples indicating clearly the problems of
comprehensive planning as currently being attempted in Las Cruces, New Mexico.

Happily, Historic Old Town was never subjected to this type of planning. It
evolved incrementally, and later in its history changes that occurred in the area
were scrutinized for purposes of historical appropriateness and preservation, where
possible. THE PLAN proposed in this report is not a plan in the sense of "Compre-
hensive Planning" or "Master Planning,” but is a procedure for guiding change and
development based on planning principles (called Patterns) and Design Guidelines,
implemented with the aid of a continuous appraisal process, which is to illuminate
the strengths and weaknesses in Old Town's environment, so that the Patterns/
Guidelines can be implemented where needed in a continuous process of repair and
improvement.

Accordingly, the report is divided into two parts: Part | sets the context for
the proposed procedure, outlines (1) the principles and rationale upon which it is
based, (2) its planning tools: the patterns/guidelines and the appraisal maps, and
(3) the coordination process which is to be administered by the Landmark and
Urban Conservation Commission and planning staff, relying on the Certificate of

Appropriateness, the City's investment approach in public improvement projects



and user participation. Part | concludes with suggestions by the consultant in the
form of seven consecutive steps for implementing the proposed planning procedure.

Part Il presents the package of 72 patterns/guidelines grouped in seven cate-
gories addressing the bulk of environmental design issues of concern to Old Town.
They are General Access and Boundaries, Vehicular Circulation and Parking,
Pedestrian Circulation and Linkages, Uses, Building Heights/Visual Access,
Architectural Elements, and Landscaping. Of the 72 patterns/gﬁidelines, 59 or
82% are recommended for adoption by the Landmarks and Urban Conservation Com-
mission.

The report includes a package of Appendices made up of material related to
current Old Town procedures and codes, and some useful notes by the consultant

on the history of Old Town's urbanism.
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THE PROCEDURE



PART 1--THE PROCEDURE

Growth, change, repair and rebuilding have always occurred in Old Town in an
incremental and organic fashion. The pace was slow from 1706, the year in which
Old Town was officially founded, to 1848, when the territory of New Mexico was
annexed to the United States. Relatively acclerated change began to occur after
1880, the date the railroad arrived in Albuguerque. In 1949 Old Town was incor-
porated into the City of Albuquerque, the outgrowth of "New Town," which was
established after the arrival of the railroad. Up to 1957, when the H-1 Historic Old
Town Zone was established, changes occurred incrementally in response to owners'
desires and market forces without a public supervisory role.

In 1965 an Architectural Review Board was established to review projects and
changes that might affect the historic character of Old Town. The criteria at their
disposal were primarily judgmental, since most of the members were locally re-
nowned architectural historians, generalist historians and knowledgeable individu-
als. They also had the zoning code text pertaining to the H-1 zone and some let-
tering guides to help in reviewing sign proposals.

During 1974-76 and subsequent years, the City's Comprehensive Zoning Code
was revised, which included Section 33 of the H-1 Historic Old Town Zone. In
1978 the Landmarks and Urban Conservation Commission (LUCC) was established
with a citywide mandate which included Historic Old Town. Shortly after LUCC was
established, two of its members, designated as a subcommittee, undertook to write
Guidelines which LUCC could use in reviewing changes and developments in His-
toric Old Town. Eleven guidelines were developed, the first nine of which are con-
cerned with matters related to architectural style. These were officially adopted by
LUCC.

The procedure established revolves around the requirement that any changes
in the H-1 zone must be authorized by LUCC, or if they are minor changes which
do not require a building permit, by planning staff. A Certificate of Appropri-
ateness must be issued for this purpose, either by LUCC or staff. More details of

the current procedures are available in Volume 1 of the City's Development Process

Manual, some of which are reproduced in the Appendices of this report.
Although the system as evolved is essentially sound, especially because it is

not based on the Comprehensive/Master Planning approach, it does require fine



tuning to re-establish its purpose and to incorporate modifications to its procedures
which would ensure an optimum planning and decision-making framework sensitive
to Old Town's origins, growth pattern over the past two and a half centuries, and
its future potentials. Some of the issues which a framework such as the one
recommended in this report must be responsive to are: How can change and growth
be allowed to occur without compromising the area's Historic character and integ-
rity? Is it possible to maintain Old Town as a living organism of the City of Albu-
querque and avoid its conversion into a sterile museum community?

Are the problems posed by these and other issues addressable and solvable?
Yes, they are, by using a procedure which relies on planning principles {called
Patterns} and Design Guidelines supplemented by appraisal maps which are gener-
ated by frequent monitoring and evaluation of Old Town's built environment for
determining weaknesses which can be repaired or improved by ensuring that the
patterns/guidelines are implemented incrementally.

The details of the proposed procedure are described below, first by explaining
the principles and rationale which it is based on, then the planning tools it uses
for decision-making, and lastly, the administration and coordination process neces-

sary for its implementation.

1--Principles and Rationale

(a) The community of Old Town, within the Historic Zone district and its Buffer
area, has not relied on a master plan for decisions affecting changes and develop-
ment activities. It has instead relied on an informal process. This tradition is
sound, and it is suggested that it be formally recognized by the community and City
fathers, paving the way for its improvement and streamlining. The intent of the
suggestions in this report is toward that end.

(b) The next principle to accept and integrate into the process is the principle

of user participation. In the case of Old Town, primary user groups are: land own-

ers, tenants and segments of the public who frequently use the area. The pro-
cedure has to ensure the participation of user representatives in every proposed
building project which creates impacts on its immediate environment. This might be
accomplished by requiring that: (i} There shall be a users design team for every

proposed building project; (ii) Planning staff shall provide assistance to members



of the user design team by communicating and facilitating the use of patterns/
guidelines, appraisal maps, and any other additional help they might need for their
task; (iii) The user design team shall complete their schematic design before any
architect or builder begins to play a major role; and (iv) The user design team is
a requirement for every private and public project which creates impacts on its
immediate environment. ‘

{c) Change and development should occur in a balanced way by ensuring that
projects of all scales occur in any one time-frame and/or funding cycle. For pur-

poses of clarity, scale of projects may be classified as small, medium and large.
Examples of small projects are the addition of a bench, a tree, built-in flower beds.
Medium projects might include the alteration of a building, the addition of one or
two rooms, etc. Large-scale projects are those that comprise a large building or
system of buildings and the spaces between them, such as at the scale of the Albu-
querque Museum, the anticipated southern or eastern parking lots, etc. This
principle relies on the City's allocating funds on an equal basis, for projects of the
three scales mentioned, in any fiscal year. It also relies on the City's encouraging
the private sector to initiate private projects for all scales, particularly small-scale
projects which cost little to implement, and yet in aggregate can impact the envir-
onment considerably. The city could use a variety of incentives for property own-

ers to come forth with desirable projects.

2--Tools for Decision-Making

Planning principles or Patterns/Design Guidelines and continuous appraisal.
Two powerful and fundamental tools, which can replace the static master plan
approach. These tools allow orderly incremental change to occur according to
adopted planning principles and design guidelines which embody cultural, function-
al and morphological considerations. The appraisal map(s) will ensure that only
the weak and negative aspects of Old Town's environment will be focused on in de-
sign decisions affecting change and development.

(a) The Patterns/Guidelines: The majority of those developed in this study are

recommended for adoption by LUCC after an adequate public hearing process.
They would constitute the official set of principles and guidelines governing
LUCC's and staff's decision in all cases requiring a Certificate of Appropriateness.



They may be reviewed, enlarged in scope and/or altered annuaily at public hear-
ings, where staff or any member of the community can introduce new patterns,

or suggest changes to older ones. LUCC will only accept new patterns or revisions
of older ones on the basis of explicitly stated observations and experiments.

Some patterns/guidelines are not recommended for adoption due to their fall-
ing outside of LUCC's intended mandate, or because they might relate to specific
private sector concerns. Nevertheless, they are included for their relevancy, and
in the hope that they may inspire good ideas for some projects. More patterns/
guidelines of this category may be added by staff or any member of the community.
Staff is to maintain a file for each group of patterns/guidelines, and shall accumu-
late notes and observations on particular patterns/guidelines, so that they might
be used for improvements and revisions during the once/year occasion when this
is to be done.

(b} As for the Appraisal map, it is basically a map which would show the cur-

rent status of Old Town's built environment relative to the adopted patterns/

guidelines. The appraisal map is a composite of the status of all adopted patterns,
showing: (i) places where the pattern exists, i.e., places to be left intact; (ii)
places where the pattern very nearly exists, but where some repair is required;
(iii) places which are virtually unusable, even though some version of the pattern
exists, and which require major repair; and (iv) places where the pattern does not
exist at all, so that the problem will remain unsolved until the pattern gets created
there. Each of these four conditions within Old Town is to be marked with a dif-
ferent color. The map will also be amplified with notes and numbers referring to
patterns/guidelines. It can be developed by undertaking separate surveys for
each pattern or groups of related patterns.

In the first instance, the creation of this map has to be based on a compre-
hensive appraisal. Once the map is generated, it would be presented to LUCC for
adoption. Thus, the two primary adopted and official tools would be the patterns/

guidelines and the appraisal map(s).

Having set out the principles and rationale of the proposed planning process,
its tools for decision-making, the following will highlight the coordinative and ad-

ministrative procedure for guiding change and development in Old Town.



3--The Coordination Process

(a) The coordination process hinges on three important mechanisms:

(i) Certificate of Appropriateness: any alteration to the exterior of any
structure in the H-1 Historic Zone and H-1 buffer zone, excluding properties zoned
R-1 there, and any demolition or new structures must be approved by a Certificate
of Appropriateness issued by LUCC. An important tool which can be further en-
hanced by the procedure set out in the Project Application form described in
subsection (b) below.

(ii) City's investment in public improvement projects: due to the large
amount of land owned by the City within the proposed modified boundary of the H-1
buffer zone, which includes Tiquex Park, the increments of investments on public
projects will be critical in influencing an appropriate pattern of change and growth
in Old Town. This can be achieved according to the principle of funding a variety
of project sizes and scales in any one fiscal year.

(iii) Ensuring user participation in proposing and/or initiating public and
private projects of any scale, according to Old Town's adopted patterns/guidelines
and the information available on the appraisal maps. Depending on the nature and
scale of a project proposed, a user group is to be officially formed to undertake the
task of developing a schematic design for the project. The group is to be assisted
by planning staff as required, and an architect or builder should only be involved
after such a group completes its task. The size of a user group, the criteria for
membership, and the number of people forming a group requires careful thought
and design. The mechanism of user participation is very important, and requires

adequate deliberation before an implementation formula is worked out.

{b) As for administrative procedure, the following suggestions are strongly
recommended for amending and/or amplifying LUCC's current procedures, to ensure

a coordinative process which achieves the desired results over the next two or

three decades:

(i) Every project for LUCC's or staff's action must be submitted on a

Standard "Project Application" form as per the sample (page ). This requirement



