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2.0 Development Trends
2.1 Summary

he Albuquerque area’s urban growth pattern is tied to the locations of vacant
developable land and land that is suitable for redevelopment.  The purpose

of this analysis is to identify the current vacant and under-used land supply in
the metropolitan area, quantify historic land absorption, and compare supply
and demand.

The land supply analysis focuses on readily available information supplemented
with original survey research.  Information was analyzed for two types of geographic
subareas.  First, we examine a set of three concentric rings.  The information was
compiled for three areas: 1960 City Boundary, an area representative of older,
established neighborhoods; the area generally served by the City’s water system,
which is representative of the area with existing urban services; and urban or
urbanizing land in Bernalillo County that is outside the current Water Service
Area.

• 1960 City Boundary

The area within the 1960 City Boundary is considered to be an infill area.  Land
within this area has had municipal infrastructure and services for many years,
and new development within this served area is considered to contribute to
Comprehensive Plan goals regarding a compact urban form.

•  Water Service Area

The current Water Service Area is served (though not completely) by City of
Albuquerque water and sewer systems, and other municipal services are provided
within the portion of the Water Service Area that is in the City limits.  This area
is the location of much of the new development in the urban area.

• Outside the Water Service Area

The area outside the City’s Water Service Area encompasses the remainder of
land in Bernalillo County, excluding the East Mountains and the Indian
reservation.  It includes land served by other utility companies (principally New
Mexico Utilities) and land that currently has no urban services.  The City of
Albuquerque provides all services but water and sewer to portions of this area
that are within the municipal limits.  Other portions of the area receive services
other than sewer and water from Bernalillo County or smaller municipalities.

We also compile and analyze data by Community Planning Area.  The Albuquerque
area in the mid-1990s was divided into 10 such areas based mainly on residents’
perceptions of community.  Community Planning Areas are being used primarily
for planning and organization of neighborhood groups. The analysis results are
summarized in the following sections.

T
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Historic Demand for Land

• Single family development accounted for 65% of land absorption from 1990–
1997.  Less than 10% of new single family units and 6% of land absorption were
within the 1960 City Boundary.

• Multifamily housing accounted for 5% of land absorption.  Most new construction
from 1990–1997 was in the far northeast (Foothills Community Planning Area)
and northwest.

• Multifamily housing accounted for 13% of total housing units built from 1990–
1998.  This may be a trend toward more compact development or part of the
cyclical nature of multifamily construction.

• 45% of single family units were built in the northwest mesa (West Community
Planning Area), and one-third of total land absorption was in this Community
Planning Area.  Densities were average for the community planning areas at five
units per acre.

• Non-residential development accounted for 30% of total land absorption.  Non-
residential development is likely to occur in areas with an established population
base.  From 1990–1997, 34% of non-residential land absorbed was located in
the 1960 City Boundary, 48% was in the Water Service Area, and 18% was
Outside the Water Service Area.

• Parks and rights-of-way increase total land absorption by about 15%.

Total demand for land from 1990–1997 is shown in Table 1.

• Single family densities are more than twice as high in the older infill areas than
at the fringe.  (These are averages across areas; individual developments vary.)
Multifamily and commercial densities are uniform and relatively low.  Residential
densities and non-residential floor area ratios are shown in Table 2.
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Land and Building Values

Residential

• New housing prices and existing home prices are highest in the northeast part
of the urban area and lowest in the southwest.

• Existing neighborhoods provide moderately priced housing.  Prices for existing
homes generally parallel new home prices, with higher priced new housing in
areas with high priced existing housing and lower priced new housing in areas
with lower priced existing homes.

Non-Residential

• Over half of the existing retail space is within the 1960 City Boundary.  Downtown
has a high retail vacancy rate, with almost one-quarter of total space vacant.
Downtown also has the lowest rents.  In the second quarter of 1998, 1.5 million
square feet of retail space were available.

• Three-fourths of existing office space is located within the 1960 City Boundary.  The
areas with the highest amounts of space are Downtown and Uptown.  The highest
vacancies are in Downtown and the area near Albuquerque International Airport.
Most new office construction is taking place in the North I–25 area.  In the second
quarter of 1998, 1.1 million square feet were vacant.

• Most industrial space is within the 1960 City Boundary.  Again, Downtown has the
highest vacancy rate.  Nearly half of all industrial square footage is in the North I–25
area.  In the second quarter of 1998, 2.4 million square feet were vacant.

• Overall, five million square feet of non-residential space were vacant in mid-1998.
Average annual construction, including public buildings and owner occupied
buildings, is about 2.2 million square feet.  Downtown appears to be the least
competitive area in all non-residential categories.

• Most actively marketed vacant land is on the West Side and in the South Valley.
Limited numbers of parcels are on the market in other areas, even though land is
vacant.

Vacant and Redevelopable Land Supply

Vacant land in the urban area was estimated from Albuquerque geographic
information system (AGIS) land use data.  Areas not considered suitable or available
for development in the context of this analysis are lands within Indian reservations,
public open space, 100-year flood hazard areas, areas with poor soils, and landfills.
Several large land areas at the urban fringe outside the Water Service Area have
been subdivided into small parcels with multiple owners.  Fragmented ownership is
an impediment to development.  Over the long term, flood hazard areas, poor soils,
and fragmented ownership can be mitigated, but usually at increased cost.

Land potentially suitable for redevelopment was identified by comparing the value of
site improvements to the value of the land.  Parcels with improvements valued at
less than the land value were identified as potential redevelopment parcels.
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The total vacant land supply is 91,897 acres, of which 2,240 acres are located
within the 1960 City Boundary, 12,232 acres are within the City of Albuquerque’s
Water Service Area, and 77,425 acres are Outside the Water Service Area.  An
additional 10,000 acres, 80% of which are located Outside the Water Service
Area, are impacted by flood hazard areas and poor soils, impediments that can
be mitigated.

The geographic distribution of vacant and redevelopable land by community
planning area is shown in Table 3.  To be conservative, land impacted by flood
hazard areas and poor soils is not shown in the total.

Key findings of the analysis of land supply are as follows:
• Nearly 92,000 acres of vacant land that is not impacted by landfills, flood hazards,

or poor soils exist within the study area.  Of these, 2,240 acres are located within
the 1960 City Boundary.  An additional 12,232 acres are located outside the
1960 City Boundary but within the Water Service Area.  These areas do not
include land served by other utility companies, which also have potential for
urban development.

• Over 6,000 acres of land within the 1960 City Boundary and Water Service Area
are potentially redevelopable, based on the value definition.

• The analysis of redevelopable land indicates a pattern of declining value of
improvements and increasing land values in older commercial strips along most
of the arterial streets within the 1960 City Boundary.  Public incentives may be
needed to encourage redevelopment of these properties.

• Vacancy rates for non-residential buildings are highest in the Downtown, and
rents for non-residential space are lowest.
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Comparison of Projected Demand with Land Supply

Three growth scenarios were developed for analysis.  These are:

Trend Scenario.  A continuation of historic development patterns with most new
development at the fringe of the urban area.  The Middle Rio Grande Council of
Governments (MRGCOG) developed and used this scenario as a base case for
regional planning purposes.

Balanced Scenario.  A more compact urban form with a balanced distribution of
employment east and west of the river.  This scenario also emphasizes more intense
development along Central Avenue and Isleta Boulevard to 4th Street.  These corridors
present opportunities for transit service.

Downtown Scenario.  This scenario emerged from the Transportation Evaluation
Study.  It concentrates employment growth in the Downtown, University of New
Mexico, and Uptown areas, creating a major employment center in central
Albuquerque.  Residential and employment densities are increased in these
centers as well as in major transportation corridors.

Population and employment projections by area for each scenario are shown in
Table 4.

Future demand for land was estimated by area for each of these scenarios and
compared to the supply.  Table 5 summarizes the total demand for land and the
supply of vacant and redevelopable land.
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The findings of the demand analysis are as follows:
• Vacant and redevelopable land within the Water Service Area can accommodate more

growth than would occur under any of the three scenarios over the next 20 years.

• Occupancy of existing vacant space, additional redevelopment, or higher density new
development will enable existing areas to accommodate more development than shown
in the analysis.  For example, under the Downtown Scenario, higher density non-residential
development and absorption of existing commercial and office space will meet the demand
for land in the Central Business District.

• Land holdings, recent annexations, and plans for Westland, Mesa del Sol, and Quail
Ranch planned communities contain an inventory of vacant land equivalent to more than
50 years’ demand in these market areas, even in the Trend Scenario.  The total inventory
of vacant land outside the Water Service Area is the equivalent of several decades of City
and County land consumption.  Phasing of urban services to the master planned
communities proposed for these properties must be planned carefully.

• Public policies that encourage investment in established areas and discourage
disinvestment are critical to realization of the vision of a compact urban area as envisioned
in the Comprehensive Plan and the Transportation Evaluation Study.
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2.2 Introduction

The Albuquerque area’s potential for urban growth is tied to the locations of vacant
developable land and land that is suitable for redevelopment.  The purpose of this analysis
is to identify the current vacant land supply in the metropolitan area, quantify historic
land absorption, and determine the development potential of the remaining vacant land.

The land supply analysis focuses on readily available information wherever possible but
is supplemented with original survey research.  Information was analyzed for two types
of geographic subareas.  First, information was compiled for three concentric “rings” of
the region—the 1960 City Boundary, the Water Service Area, and urban or urbanizing
land Outside the Water Service Area. The second subareas used for analysis are
Community Planning Areas, which allow analysis by geographic area of the City.  Figure
1 (pg.13) shows the 1960 City Boundary and current Water Service Area.  Figure 2
(pg.15) shows Community Planning Areas. Figure 3 (pg.17) shows the areas serviced
by water and wastewater systems.

The area within the 1960 City Boundary is considered to be an infill area.  Land within
this area has had municipal infrastructure and services for many years, and new
development within this served area is considered to contribute to Comprehensive Plan
goals regarding a compact urban form.

The current Water Service Area is also served (though not completely) by City water and
sewer systems.  This area is the location of much of the new development in the urban
area, and services are being extended to serve the area.

The area Outside the Water Service Area includes land served by other utility companies,
principally New Mexico Utilities, and land that currently has no urban services.  The
City of Albuquerque provides all services but water and sewer to portions of this area
that are within the municipal limits.  Other portions of the area receive services other
than sewer and water from Bernalillo County or smaller municipalities.

A number of maps were created for use in the analysis of growth trends, vacant and
redevelopable land, and development constraints.  A listing of maps used in the analysis
is found in the References.

This chapter contains the following sections:

Historic Demand for Land.  This section of the report documents the historic demand
for land in the Albuquerque urban area, including the historic rate of land absorption by
area and type of land use, characteristics of land development by area, and pricing
information for residential and non-residential real estate.

Vacant and Redevelopable Land.  This section documents the current supply of vacant
developable land and estimates redevelopable land in the urban area.

Projected Demand for Land.  This section evaluates growth projections for the urban
area and estimates the future demand for residential and non-residential land by area.
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Growth Related Policies.  This section updates work completed in the
Transportation Evaluation Study, a prior analysis of development policies.  New
plans and policies adopted since the completion of the Transportation Evaluation
Study are summarized, and the implications of these policies for a local growth
strategy are discussed.

2.3 Historic Demand for Land
The urban area’s historic rate of new construction indicates the demand for land
from 1990–1997.  Demand for land is characterized by historic land absorption,
residential densities, non-residential floor area ratios, and market segments as
defined by price by area.  This section summarizes demand for land and
characteristics of development by area for the Albuquerque urban area.

2.3.1 Historic Land Absorption, 1990–1997

City of Albuquerque and Bernalillo County building permits from 1990–1997
were used to derive estimates of the total amount of land absorbed by
development over this period.  The study analyzed development by three main
types: single family residential, multifamily residential, and non-residential.  Total
units and acreage were analyzed for residential absorption.  Total square feet
and acreage were analyzed for all other land uses.

The study also examined the geographical location of new construction.  One set
of tables (Tables 6–7; pg.21, 10–11; pg. 23, and 14–15; pg. 25) indicates whether
the various types of development fell within (1) the 1960 City Boundary (the
infill area), (2) the Water Service Area, or (3) the area Outside the Water Service
Area that is bounded by the Sandia Mountains to the east, the Sandia Reservation
and Sandoval County line to the north, the Bernalillo County and Isleta
Reservation line to the south, and Rio Puerco to the west.

The areas outside the City’s utility service area have on-site systems or are served
by other utility companies, as shown in Figure 3 (pg. 17).  Public utility systems
enable relatively dense development, and on-site systems limit lot sizes to a
minimum of 0.75 acre.  New Mexico Utilities, which serves far northwest
Albuquerque and Paradise Hills, provides both water and wastewater service.
Development within the New Mexico Utilities service area is at typical urban
densities.  Sandia Utilities provides water service only.  Densities in areas served
by Sandia Utilities are similar to rural densities (1 du/ac).

Figure 4 (pg.19) shows the locations of permits issued by the City of Albuquerque
for these areas from 1990–1997.  Geo-coded permit data were not available for
Bernalillo County, so Figure 4 does not include the locations of development
within the study area but outside the City Boundary.

A second set of tables (Tables 8–9; pg.22, 12–13; pg. 24, and 16–17; pg. 26)
assigns the various types of development to one of the City’s 10 Community
Planning Areas.  This further clarifies which parts of the City are experiencing
fast or slow growth.  Not all development is accounted for by building permits.
To obtain a more accurate estimate of total land absorption, the land used each
year for public rights-of-way and parks were added to the estimate.
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Residential Land Absorption

Single Family Development

Single family housing is the largest category of land development, accounting
for approximately 65% of all land used for urban development in the urban area.
The category includes single family houses, townhouses and patio homes, and
mobile homes.  As shown in Tables 6 and 7, most new residential construction
has taken place outside the 1960 City Boundary.  Less than 10% of new single
family units, using 6% single family acres, can be classified as infill.

Most single family development in Albuquerque takes place in new subdivisions
located at the edges of the urban area.  Tables 8 and 9 show the number of single
family units and acreage for Community Planning Areas.

The largest amount of single family development over the past eight years occurred
in the West Side Community Planning Area, which is the northwest mesa of
Albuquerque.  This area accounted for 45% of the units built and more than 36%
of the acres developed within the 10 Community Planning Areas.

The four other fastest developing Community Planning Areas for single family
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housing were North Albuquerque, Foothills, Southwest Mesa, and East Gateway
(for number of units) or South Valley (for acreage).  These areas are all located at
the urban fringe.
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Multifamily Development

Only a few multifamily projects have been built per year since 1990.  As a result,
the rate of multifamily construction varies significantly from year to year, and
the location of new construction also varies.  Multifamily units accounted for
only 13% of the total housing units built between 1990–1993, but increased to
34% of the total over the next four years.  It is difficult to forecast whether this is
a trend toward more compact growth or part of the cyclical nature of multifamily
construction.  As shown in Table 10, most multifamily construction has taken
place in the Water Service Area or Outside the Water Service Area in the northwest
mesa.  However, in 1996, almost half of new multifamily units were built within
the 1960 City Boundary
.

Multifamily construction is cyclical, with annual absorption since 1990 ranging
from two to 131 acres.  An average of 50 acres per year are absorbed for multifamily
construction.  Table 11 summarizes land absorption by community planning area.

The West Side Community Planning Area captured the largest share of multifamily
units, nearly half the total units and acres, as shown in Tables 12 and 13.  This
pattern followed the trend of single family housing development.  The closest
competitor was the Foothills area in the northeast.
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Non-Residential Land Absorption

Non-residential development (commercial, office, institutional, and industrial)
accounted for only 30% of the acres developed in the Albuquerque area over the
past eight years.  This type of development was more evenly distributed among
the three areas of the city than residential development.  While nearly half of
the new non-residential square footage was built in the current Water Service
Area (compared with 58% of residential units), more than a third occurred within
the 1960 City Boundary (compared with 10% of residential units).  The outside
area captured less than 20% of the total non-residential square footage (Tables
14 and 15; pg. 25).
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In Community Planning Areas, the North Valley outstripped the West Side in non-
residential development every year but 1995.  This was due to heavy commercial
and industrial development along the north I–25 corridor.  The Near Heights ranked
third in capturing new square footage and acreage.  The Mid-Heights ranked fourth
in new square footage while North Albuquerque was fourth in the number of acres
absorbed by non-residential development.  (Tables 16 and 17 (pg. 26).

Parks and Rights-of-Way

The study estimated annual acreage needed for rights-of-way and parks to account
for land absorption not included in building permits.  The study estimated rights-
of-way—land used for streets, drainage, utility easements, and trails—to be 27%
of the developed acreage.  This percentage was derived from statistical analyses
done earlier for the City of Albuquerque’s Wastewater Facility Plan.

Right-of-way needs will vary with the amount of infrastructure in place at the
time of new development.  Total land absorbed by rights-of-way is only the
incremental addition required at the time of development.  For example,
development of a lot in an existing subdivision does not entail additional street
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right-of-way.  For this study, no new rights-of-way are assumed within the 1960
City Boundary.  Only 25% of new development in the Water Service Area is
assumed to require additional rights-of-way (an additional 6.75% overall).  Most
development Outside the Water Service Area is assumed to be new development,
with the full 27% of land area for rights-of-way added to the net acreage accounted
for in building permits.

There were several standards available for projecting the amount of acreage that
will be needed for parks.  The City’s Park Dedication Ordinance (Sections 14-9-
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1 et seq. ROA 1994) requires a neighborhood park dedication of 170 square feet
of land for every townhouse, single family residence, or mobile home built, and
85 square feet for every apartment.  Its purpose is to provide developed park
space within one-half mile of every home, where practicable, “to supply areas for
recreational opportunities and visual relief to the population of the City.”  The
City’s “Goals for Park Development” (Albuquerque Code of Resolutions, 3-6-1),
adopts a standard of 1.5 acres per every 1,000 people for neighborhood parks
and two acres per 1,000 people for district and other large urban parks.

Table 18 shows the fairly generous assumptions of this study regarding average annual
acres needed for parks.  This estimate of land absorption for parks combines the need for
neighborhood, district, and regional parks into a standard of 3.5 acres per 1,000 people.
An assumption of 2.5 persons per housing unit resulted in 400 units per 1,000 people or
380 square feet of park space per unit.  The analysis assumes that no new parks are
needed within the 1960 City Boundary and that half the new residential development
within the Water Service Area resulted in acquisition of new park land.  An average of 17
acres of new park land is estimated to be needed each year.

Absorption Summary

In general, development in Albuquerque (single and multifamily residential
and non-residential) absorbed a total of 7,220 acres over the past eight years
for an average of 938 acres per year.  Single family homes accounted for 65%
of the total, non-residential development for 30%, and multifamily units for
only 5%, as seen in Figure 5 (pg. 28).  This excludes parks, open space, and
rights-of-way.  It also excludes development in the East Mountains and the
Indian Reservations.

Single family residential lots absorbed a minimum of 251 acres in 1991 and a
maximum of 895 acres in 1994, with an average of 605 acres per year over the
1990–1997 period.  Multifamily sites consumed a minimum of two acres in 1992
and a maximum of 131 acres in 1995, with an average of 50 acres per year.
Finally, non-residential absorbed a low of 175 acres in 1991 and maximum of
465 in 1995, with an average of 283 annually.
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As seen in Table 19, single family and multifamily residential units absorbed an
average of 655 acres or 70% of the total acres absorbed over the past eight years,
while non-residential accounted for 283 or 30%.  Rights-of-way accounted for an
estimated 125 acres, and parks accounted for an estimated 17 acres.

Subarea Absorption

On average, the current Water Service Area outside the 1960 City Boundary
experienced the most residential and non-residential development as measured
in acreage-52%-from 1990–1997.  The 1960 City Boundary captured 14% of the
total development and the subarea Outside the Water Service Area captured 34%.
The change in numbers of acres absorbed by the three subareas over time is
shown in Figure 6 (pg. 29).
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By subarea, the greatest number of single family dwellings (12,167) was built
within the Water Service Area, consuming 2,683 acres, exclusive of parks and
rights-of-way.  Even though fewer than half that number of dwellings (5,153)
were built Outside the Water Service Area, their lower density absorbed 1,859
acres, 1.7 times the land area per unit as homes in the Water Service Area.
Only 1,671 homes, or about 9% of the total, were built within the 1960 City
Boundary on 294 acres.

A summary of development by Community Planning Area is shown in Table 20.
Overall, the West Side Community Planning Area experienced the most residential
and non-residential development by far as measured by acres absorbed.
Development there consumed 2,306 acres, nearly twice the amount absorbed in
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the Community Planning Area with the second-highest amount of development,
North Albuquerque.  Not surprisingly, the Central Albuquerque Community
Planning Area had the fewest developed acres over the past eight years.

2.3.2 Characteristics of Land Development by Area

Land development characteristics include densities (units per acre) for residential
development and floor area ratios (the ratio of building area to land area) for non-residential
development.  A comparison of single family densities by area is shown in
Table 21.

Housing in older established areas is typically higher density than housing on the
edges of the City.  Net single family infill densities (excluding rights-of-way) average
five to six units per acre.  In the Water Service Area, densities are four to five units
per acre.  Densities vary slightly from year to year, but lot size trends have not
changed significantly during the past eight years.  However, individual developments
vary from these averages.

The area Outside the Water Service Area includes low density developments such as
North Albuquerque Acres and portions of the South Valley as well as suburban
development served by New Mexico Utilities.  Overall, the average net density of new
single family residential development Outside the Water Service Area is 2.8 units per
acre compared with 5.7 within the City infill area.

Community Planning Areas span both the 1960 City Boundary and Water Service
Area subareas.  Single family densities varied considerably by Community Planning
Area.  They ranged from 1–3 acres in the North and South Valleys and North
Albuquerque to 7–10 units per acre in Central Albuquerque and the Mid-Heights,
respectively.

Densities in the West Side Community Planning Area, which captured nearly 40% of
the City’s single family market over the past eight years, were average for all the
Community Planning Areas at five units per acre.

Table 22 (pg.31)shows multifamily densities by area.  Multifamily projects are very
similar for all areas of Albuquerque, with a typical density of 18–20 units per acre.
Densities of multifamily units outside the city infill area are only slightly lower
than inside.
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Non-residential density is measured by floor area ratio, or the ratio of the total
building square footage to the lot square footage.  Floor area ratios are low generally
in Albuquerque due to parking and landscape requirements and a prevalence of
one-story buildings.  As shown above in Table 23, the floor area ratio is somewhat
higher in the infill area and lower in the Water Service Area.

2.3.3 Pricing Data by Area

Land prices, residential sales information and non-residential lease rates are
reported to illustrate differences in pricing from area to area.  Demand is influenced
by price, and a planned growth strategy must assure a broad range of prices and
types.

Housing and Residential Land

The starter home market is located in the southwest near Westgate Heights, in
the southwest quadrant of the City.  Homes in this area range in price from
$75,000–$125,000.  An average of 217 homes have been built in the southwest
over the past nine years, with over 500 units built in 1995 and 1996.

Moderately priced homes are still available in the northwest mesa, although home prices
are increasing in newer subdivisions surrounding Cottonwood Mall.  Housing prices in
northwest subdivisions range from $115,000–$175,000 in Ventana Ranch up to $300,000
closer to Coors Road.  An average of 750 units per year, representing 40–50% of
the Albuquerque market, are built in this area.
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Lot prices for builders in Ventana Ranch are currently about 22–23% of total
home price.  For example, a 50 foot lot is $27,000–$29,000 for a $115,000–
$130,000 home.  A 60 foot lot is priced in the mid-$33,000s for a $130,000–
$145,000 home price, and a 65 foot lot is priced at about $35,000 for a $145,000–
$175,000 home.  Lot prices in the Seven Bar area west of Cottonwood Mall are
priced at about 24–28% of home prices.  The top lot price for builders in this
area is about $36,000.

The highest prices for new homes are in the far northeast, with home prices
starting at about $130,000 for the most affordably priced product.

Table 24 shows existing home sales for 1995, the first year for which these data
were compiled, and 1998 and 1999 grouped as closely as possible to the 1960
City Boundary and Water Service Area.  Average home prices are lowest within
the 1960 City Boundary, increasing in the newer areas Outside the Water Service
Area, although there are price variations within each major area.  The most
affordable housing overall is in the southwest.
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Existing single family home prices in the Greater Albuquerque area have
increased about 3% per year since 1995 (not adjusted for inflation), encouraged
by declining interest rates, according to the Albuquerque Board of Realtors.
(Inflation based on the Consumer Price Index—Urban during the 1995–1999
period averaged 2.25%.per year.)  About 5,100 single family detached homes
sold during 1998, at an average price of $151,837 and 5,069 single family homes
sold in the following year at an average price of $155,094.  Overall, home prices
are lowest within the 1960 City Boundary and highest Outside the Water Service
Area.

The level of existing home sales activity was about the same in 1995, 1998, and
1999.  Sales activity has shifted geographically, however.  On the West Side,
home sales in Paradise Hills have increased, but sales in older northwest
neighborhoods and in the southwest have decreased.  Activity in Sandia Heights
and North Albuquerque Acres, which are a very small part of the urban area
total, has increased.  All other areas appear to be at about the same level as in
1995.

The subareas with the greatest increase in the average cost of a single family
house were the North Valley and the SE Heights.  The latter is a gentrifying area
with reasonably low priced houses.  The subareas with a declining or flat trend
in the sales price of single family houses were Downtown and Four Hills.

Reporting areas for the Board of Realtor data do not exactly correspond with
Community Planning Areas, but the data have been matched as closely as possible
in Table 25.  The lowest home prices are in the southwest and Central
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Albuquerque, and the highest prices are in the newer parts of the northeast
heights.  Housing prices are trending upward in most areas, but average home
prices in Central Albuquerque have declined over the past four years.  It can be
observed that the Central Albuquerque market was far less robust than the
markets in all the other parts of the City.  Sales prices in the Four Hills area,
although relatively high, have not increased over the analysis period.

Home prices have increased the most in the North Valley, although the average
price in the larger areas shown in Table 25 (pg. 33) masks the variations among
smaller areas.

Non-Residential Space and Land

Lease rates and vacancy rates indicate the general health of a real estate
submarket.  The following tables summarize overall lease rates and vacant space
for retail, office, and industrial buildings of over 10,000 square feet in the
Albuquerque area.
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Real estate information for non-residential submarkets of Albuquerque is available
by areas that vary from the areas selected for analysis in the Planned Growth
Strategy.  As a result, information is generally representative of areas within the
1960 City Boundary and the Water Service Area, but does not match precisely.

Retail

Table 26 contains information about retail markets in Albuquerque.  Downtown
is the smallest submarket with 530,735 square feet of leasable area.  It has the
highest vacancy rate, with nearly one-fourth of the leasable area vacant.  Uptown
has the lowest vacancy rate, at just over 5%.  Other than Downtown, submarkets
have similar vacancy and rent characteristics.
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Office

Office space is classified according to building characteristics.  Prime
locations for Class A space are Downtown and Uptown.  No suburban space
is considered to be Class A.  Class B and Class C space are older buildings
in good to average locations with lower rental rates.  Figures reported below
are averages over all building classifications.  Office space characteristics
are shown in Table 27.

Nearly 75% of office development is located within the 1960 City Boundary.
Downtown has the highest vacancy rate of any area.  New office development
is taking place in the North I–25 corridor.

The northwest has historically had low demand for office space.  To date, the
area is largely residential, with retail and service businesses moving into the
area in recent years to serve the population on the West Side.  However, as the
West Side population continues to increase, demand for office and industrial
space will increase.

Industrial

Most industrial development is concentrated in areas within the 1960 City
Boundary and in the Water Service Area.  The largest industrial area is the North
I–25 area, which extends along I–25 north of I–40.  Some of this area is within
the 1960 City Boundary, but most is outside it and within the Water Service
Area, as shown in Table 28 (pg. 36).

Industrial buildings are a mix of office and warehouse or manufacturing space.
Average rents vary with the percentage of buildings that tend to be office space,
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since office space rents are higher than warehouse or manufacturing space rents.
Rents and vacancy rates vary by area of town, but not by whether the area is in
older or newer parts of the urban area.

2.4 Vacant Land

2.4.1 Vacant Land Prices

Residential

In the third quarter of 1998, the Home Builders of Central New Mexico listed
478 available home lots for sale in about 20 major subdivisions or phases of
subdivisions in the Albuquerque area, excluding Rio Rancho, Los Lunas, the
East Mountains, and Placitas.  These included lots available to the public, as
opposed to lots sold in bulk to homebuilders.  Lot sizes for single family detached
homes ranged from approximately 5,000 square feet to just under 1.5 acres,
although one subdivision offered lots as large as 1.8 acres.  Prices ranged from
$49,000–$340,000, except for townhouse lots of 3,000 square feet selling for
$25,000–$28,000.

The northeast offered the largest number of lots available to the public—340—at
a range of $54,000–$340,000.  Lots in the northeast ranged from 5,000 square
feet to over one acre.  Large lot sizes in North Albuquerque Acres and the foothills
of the Sandias are dictated by topography and utilities.

More than 600 lots in the Northwest Mesa were presold to builders, with only 51
listed as available to the public for from $49,000–$69,000.  Lot frontages ranged
from 45 feet to 65 feet, with a typical lot depth of 110 feet.  Only one development,
a custom home subdivision built on difficult soils, offered average lots as large
as an acre.

A total of 56 lots in three infill subdivisions was available in the North Valley.
Lot sizes for single family detached homes ranged from 6,000–14,053 square
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feet in size.  Their prices ranged from $58,000–$74,000.  Townhouse lots were
priced at $25,000–$28,500 for about 3,000 square feet.

In the Southwest Mesa, 21 lots were listed for sale in one subdivision, with a
price of $18,000 per lot.  Most subdivisions in the southwest are built out by
builders specializing in affordable housing priced under $100,000.  Few lots are
available for purchase by individuals.  The low lot prices in this area are essential
for builders to be able to provide lower priced new homes.

No data are available for individual infill lots.

Non-Residential Land

Vacant non-residential land prices vary by area.  On average, the highest prices
are within the 1960 City Boundary, and the lowest prices are in the South Valley
on a per acre basis.  The largest supply of land being actively marketed is in the
West Mesa.  (Table 29.)

2.4.2 Vacant Land Supply

The vacant land supply as of May 1998 was used as the benchmark for this analysis.
Figure 7 (pg.43) shows the locations of vacant land in the metropolitan area.  Vacant
land was identified through AGIS, which contains all platted parcels in the urban
area and zoning by four-digit land use code.  Vacant land in the AGIS is identified
by broad use category, based upon the zoning of the property.

Land with potential impediments to development has been eliminated from the
vacant land supply.  Within the Albuquerque urban area are more than 115,000
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acres of vacant land as of May 1998.  Subtracting land that has soils identified in
the soil survey of Bernalillo County as having limitations for construction of dwellings
and basements, 100-year flood zones, acres designated as current or proposed
open space, Indian lands, and landfills leaves more than 90,000 acres available for
development. Because poor soils and flood zones can be mitigated, total land area
is shown with and without these constraints (Tables 30 and 33 and 31–32,
respectively).

Following this analysis, Albuquerque City Planning staff in February/March of 1999
began the first phase of a field study to fine tune the vacant land data generated by
AGIS.  Staff visited 414 sites (2,020 acres) within the 1960 City Boundary that were
identified as vacant and at least one acre or larger in size.  Staff verified the vacant
status and evaluated the development potential of these parcels.  They found that
313 of the sites (1,735 acres) were indeed vacant.  Moreover, 234 of these vacant
sites (1,421 acres) or 82% were judged to have good development potential.
Development potential of the rest was considered fair (12%) or poor (6%).  Staff
also found that 52 sites (65 acres) were already developed and 49 sites (220
acres) were under development.
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In addition, staff estimated a total of 1,647 sites (446 acres total) smaller than
one acre were vacant within the 1960 City Boundary.  This resulted in an
estimated grand total of 2,181 vacant acres—1,735 acres surveyed and 446 acres
unsurveyed—within the 1960 City Boundary during the first quarter of 1999.
The number is close to the 2,240 acres found vacant in Table 30.

While more costly, development can take place in flood zones and on poor soils
when these conditions are mitigated.  For example, a portion of Ventana Ranch,
currently being developed on the West Side, is shown as an area of poor soils.
Excluding these constraints that can be mitigated, the available supply rises to
more than 100,000 acres, as shown above in Table 31.
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Tables 32 and 33 summarize vacant land by Community Planning Areas and for
areas outside the designated Community Planning Areas.  This includes all vacant
properties that are designated in the AGIS land use file as vacant residential or
vacant non-residential.  Many parcels within the 1960 City Boundary are known
to be small.

Community Planning Areas with the greatest supply of vacant land are located
near the urban fringe.  These include North Albuquerque, the South Valley, and
the West Side.
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The fringe areas of Albuquerque, including North Albuquerque (substantial por-
tions vacant), the Southwest Mesa (Atrisco Land Grant, 1,972 acres and Pajarito
Land Grant, 8,445 acres) and the northwest outside of Community Planning Areas
(8,872 acres), contain areas of premature platting, shown in Figure 8 (pg.45). Plat-
ting and fragmented ownership makes development difficult, but not impossible.
For the most part, these areas are outside the Water Service Area.  As the urban
area has expanded, land assembly and development has occurred.  In North Albu-
querque Acres, for example, 40% of the total land area is developed.  In the Pajarito
Land Grant, only 4% is developed, and in the Atrisco Land Grant 20% is developed.
A few acres of the land west of Paradise Hills are developed, and about 20% is open
space.

2.4.3 Redevelopable Land Supply

Potential redevelopable sites were identified by comparing assessed building value
to assessed land value.  Parcels with a building value equal to or less than the land
value were considered to be redevelopable.  Assessed value information was ob-
tained from the Bernalillo County Assessor, who has building and land values for
all parcels within the County.  To make sure that the redevelopable land estimates
do not include land that is not redevelopable, a conservative approach was taken by
excluding the following types of parcels:

• Private schools

• Board of Education (Albuquerque Public Schools) properties

• City and County properties

• Cemeteries

• Mobile home parks

• Golf courses

• Residential properties of 0.5 acre or less

• Residential properties with homes valued at $50,000 or more, and

• All buildings over $1 million

Some of the excluded sites might be suitable for redevelopment.  For example,
buildings valued at more than $1 million could include properties such as older
shopping centers and excess parking.  These sites are often designed to incorpo-
rate infill projects, and many could serve as potential redevelopment sites.

An estimated 1,521 acres of redevelopable land are located within the 1960 City
Boundary, as shown in Table 34.  The average parcel size is 0.85 acre.  An estimat-
ed 3,996 acres of redevelopable land are located outside the 1960 City Boundary
but within the current Water Service Area.  The average size of redevelopable par-
cels in the Water Service Area is 3.2 acres.  Several large parcels, including the 430-
acre Sundt property at Osuna and the North Diversion Channel and the Coronado
Airport, provide opportunities for large-scale redevelopment.

The location of redevelopable parcels is shown in Figure 9 (pg.49).  Most parcels are
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small.  Non-residential parcels are located along most older arterial streets and through-
out older parts of the North I–25 area.  Most residential parcels are larger parcels in the
North and South Valley, where the land value has outstripped the value of the original
rural residential or agricultural improvements.

Most redevelopable parcels are small, as shown in Tables 35 and 36.  Most parcels
within the 1960 City Boundary are commercially zoned and/or in commercial use.  As
shown in Figure 9 (pg.49), these parcels tend to be located along arterial streets.  In the
Water Service Area outside the 1960 City Boundary, over half of the redevelopable land
is commercial property, but there is residential and mixed-use property suitable for
redevelopment as well.

Within the 1960 City Boundary, nearly 60% of parcels are less than 0.5 acre in size.
Only nine parcels are 10 acres or more, but these account for nearly 40% of the land
area.  In the Water Service Area parcels are larger, with 65 parcels of 10 acres or
more totaling nearly half of the land area.
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Smaller redevelopable parcels present several limitations.  First, they may not be
available for sale, and second, their small size may accommodate a limited number
of potential uses.  As arterial streets in older Albuquerque neighborhoods have
been widened, the depth of older strip commercial properties has decreased to a
size that limits design flexibility.

Retail patterns have changed dramatically in the past 20 years.  Rather than shop-
ping at smaller independently owned stores, consumers do much of their shopping
at larger discount stores.  Grocery stores have increased in size to accommodate a
wider range of non-food merchandise.  A small modern grocery store is about 40,000
square feet in size, and a large “super center” may be 80,000 to over 100,000 square
feet in size.  In Albuquerque, larger stores and newer shopping centers are located
on sites or in centers of 10 acres or more.  A number of new retail centers have been
built on infill sites.  Examples of new retail center locations include San Mateo and
I–40 (The Pavilions at San Mateo: Circuit City, Old Navy, Linens and Things, Just
for Feet), Eubank and Lomas (Target, Office Depot, Best Buy) and Eubank near
Central (Wal-Mart, Sam’s Club, PetSmart, Home Depot).

A few retailers specialize in renovating older properties.  In Albuquerque, John Brooks super-
markets and Wild Oats Markets have renovated commercial space of 20,000–30,000 square
feet in older centers.  MacFrugals, Lots Off, 50 Percent Off, Family Bargain stores and Hobby
Lobby are other retail stores that have taken over space vacated by grocery and
discount stores.

Because the sizes of most redevelopable parcels are small, a growth strategy for Albuquer-
que should encourage assembly into larger tracts, redevelopment of older strip centers as
office or specialty retail, or redevelopment as residences.  Prototype designs would
be useful to illustrate how these parcels can be reused.
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Land use policy should be compatible with City and County goals.  The Albuquer-
que/Bernalillo County Comprehensive Plan encourages a rural environment in the
Valley areas.  Redevelopment of large rural parcels may not be desirable under this
policy.  Compatibility of infill with existing neighborhoods is also a concern.

Findings of this analysis are as follows:

• Nearly 92,000 acres of vacant land that is not impacted by landfills, flood hazards,
or poor soils exist in the study area.  Of these, 2,240 acres are located within
the 1960 City Boundary, which represents Albuquerque’s older established
neighborhoods.  An additional 12,232 acres are located outside the 1960 City
Boundary but within the Water Service Area.  These areas do not include land
served by other utility companies, which also have potential for urban
development.

• Approximately 6,000 acres of land within the 1960 City Boundary and Water
Service Area are potentially redevelopable.

• The analysis of redevelopable land indicates a pattern of declining value of
improvements and increasing land values in older commercial strips along most
of the arterial streets within the 1960 City Boundary.  Public incentives may be
needed to encourage redevelopment of these properties.  Such incentives might
include streetscape and façade improvements to fix deteriorating commercial
strips, direct property acquisition and project packaging to encourage private
development, writing down the cost of land, and upgrading infrastructure at
public expense.

• Vacancy rates for non-residential buildings are highest in the Downtown, and
rents for non-residential space there are low.

2.5 Projected Demand for Vacant Land
Projected demand for vacant land was estimated based on the historic relationship
between development and growth.  Projections of population and employment growth
for Bernalillo County were developed by the MRGCOG for 2020.  This analysis
compares the differences in demand for land between three scenarios for the distri-
bution of growth in the study area.

2.5.1 Historic Demand and Demographic Change

From 1990–1995 the urban area population increased from 465,621–502,095 and
employment (jobs) increased from 242,635–299,862.  During the same time period,
2,705 acres of residential land and 1,108 acres of non-residential land were ab-
sorbed to accommodate this growth.

The relationship between growth and land absorption varied by area, as shown in
Table 37 (pg.48).  Development within the 1960 City Boundary is much denser for
both population and employment than in the area Outside the Water Service Area.

2.5.2 Planned Growth Strategy Scenarios Development

Three land use scenarios were developed to evaluate infrastructure costs.  These
scenarios illustrate different distributions of growth during the period 1995–2020.
Estimates of 1995 population and employment and 2020 projections produced by
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the MRGCOG provide the total growth in Bernalillo County in all scenarios.  These
scenarios were developed by an ad hoc committee composed of planners and engi-
neers from City and County agencies.  The three scenarios are:

Trend Scenario.  MRGCOG 2020 projections were assumed to represent current
trends.  The trend is toward dispersed suburban growth on the West Mesa and at
Mesa del Sol.  The most significant employment growth is projected for the North I–
25 area.

Downtown Scenario.  This is a modified version of the land use alternative con-
tained in the Transportation Evaluation Study, prepared for the City in 1997, that
was designed as a transit-oriented land use pattern.  It emphasizes employment
growth in three major centers:  the central business district, Uptown, and the area
surrounding the University of New Mexico.  Population growth is more compact
than in the Trend Scenario, with a concentration of population growth along key
corridors linking the major centers.

Balanced Scenario.  This scenario was developed in conjunction with County staff.
It emphasizes a balance of population and employment east and west of the Rio
Grande, with concentrations of population and employment to support transit along
two key corridors:  (1) Central Avenue from Atrisco Business Park to the New Mexi-
co State Fairgrounds and north on Louisiana Boulevard to Uptown and (2) a north/
south corridor along Isleta from Rio Bravo to Bridge, east to 4th Street and north to
Osuna along 4th Street.  Population growth is concentrated along these corridors,
with a corresponding increase in population-serving employment.  More employ-
ment is located west of the Rio Grande compared to the Downtown Scenario.  Key
new employment centers are the Atrisco Business Park, Mesa del Sol, and a rede-
veloped New Mexico State Fairgrounds site.
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Figures 10–15 (pg.53-63) illustrate differences in the distribution of growth from
1995–2020.  See Chapter 3.0 for more information on the three scenarios.

2.5.3 Projected Land Absorption

A summary of projected population and employment growth by area is shown in
Table 38 (pg. 52).  County control totals for 2020 are the same in all projection
scenarios.  However, the scenarios differ slightly in the amount of growth distribut-
ed to the urban area.  A higher proportion of growth is projected within the 1960
City Boundary and Water Service Area in the Downtown and Balanced scenarios
than in the Trend Scenario.

In the Trend Scenario, very little population increase occurs within the older areas
of Albuquerque as defined by the 1960 City Boundary.  A population increase of
1,400 is projected under the Trend Scenario.  Both the Balanced and Downtown
Scenarios assume more infill in older neighborhoods.  The Balanced Scenario plac-
es an emphasis on balanced employment on both sides of the river and population
growth in the Central Avenue and Isleta-4th Street corridors.  This scenario shows
an increase in population of 28,819 within the 1960 City Boundary, and the Down-
town Scenario shows a population increase of 16,453 in the 1960 City Boundary.

Within the Water Service Area and outside the 1960 City Boundary, the Trend Sce-
nario projects population growth of 52,836.  The Balanced Scenario projects growth
of 48,243, and the Downtown Scenario projects growth of 62,369 in this area.

All of the scenarios recognize that some portion of study area growth to 2020 will
take place outside of the existing Water Service Area.  From 1995–2020, the Trend
Scenario projects an increase of 83,468 residents, or 54% of total study area popu-
lation growth, Outside the Water Service Area.  Both the Balanced and Downtown
Scenarios project a much more compact urban form, with population growth Out-
side the Water Service Area of 67,173 (44% of study area population growth) and
61,061 (38% of growth), respectively.  As described later in this section, much of the
growth outside the City of Albuquerque’s Water Service Area is projected to take
place within the service areas of other utilities, principally New Mexico Utilities on
the West Side.

The major differences in employment distribution among the scenarios are in the
Downtown Scenario, which projects that half of study area employment growth will
take place within the 1960 City Boundary.  However, both the Balanced and Down-
town Scenarios place more employment in areas with existing urban services than
the Trend Scenario.

Projected demand for land by area for each scenario is compared to the available
developable and redevelopable land supply in Table 39 (pg.66).  The total amount of
land available in all areas can accommodate projected growth in all scenarios.  Res-
idential infill as projected in the Balanced Scenario could be accommodated through
higher densities, use of non-residentially zoned land for residential use, or addi-
tional redevelopment.  As described below, the impact of a 25% more efficient use of
land was explored for the Balanced and Downtown Scenarios.  Twice the develop-
ment projected in any of the scenarios could be accommodated in the Water Service
Area.
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The analysis was done in two ways as shown in Table 39 (pg. 66).  The first projec-
tion of demand for land does not assume changes in density.  For example, all
development projected in the 1960 City Boundary is assumed to occur at the same
density as during the period from 1990–1995.  Differences among the scenarios are
the result of more or less development occurring in higher or lower density areas.
In the second approach, a 25% more efficient use of land is assumed for residential
development, and higher-than-average floor area ratios are assumed in the Down-
town Core.
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The Balanced and Downtown Scenarios make the assumption of a 25% increase in
land use efficiency.  This efficiency can be based on two factors.  The first is related
to the number of persons or employees within large parts of the urban area.  Effi-
ciency, in this sense, can be achieved by building in an orderly way from the edge
of development and not passing over large tracts of land.  Secondly, efficiency also
can be achieved by decreasing the lot size and increasing the Floor Area Ratio for
non-residential development.  The Scenarios assume moderate changes in both
approaches.  The study did not assume, for example, that there was a shift to a
greater percentage of higher density housing, such as townhouses and apartments,
being built.  The percentages of single family detached, townhouses, and apart-
ments followed past patterns.

This approach is based on the following.  First, a compact urban form is supported
by adopted City/County Comprehensive Plan policy that is more conservative in its
impact on the environment, intrinsically more efficient, encourages sociability and
the formation of community, and supports an effective public transit system and
the use of other alternative modes of transportation.
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Second, land prices can be affected by a number of factors that often work in
combination, including the desirability of the location, the relative supply of avail-
able land, the economic condition of the community, the pace of growth, and so on.
If implementation of a growth strategy for the region effectively did result, however
incidentally, in an increase in land prices per acre, some or all of this increase in
price would result in smaller lots or the need for higher floor area ratios for com-
mercial development.  Developers would have incentives to reduce lot sizes to keep
final costs down and to maintain market demand.

Third, competitive market forces lead to innovation in land planning and development practic-
es.  Land planners would innovate in ways to use land more efficiently as they lay out subdi-
visions, in response to public guidelines and requirements.  Through better design,
reductions in lot sizes might fully offset increased costs, affording opportunities for
greater profits.

Both these forces are already at work in the Albuquerque market today without an
urban growth strategy, as witnessed by smaller lot sizes in the newer Northeast
Heights subdivisions.

In the analysis with no change in density, the Downtown Scenario reduces the demand for
land by about 2,000 acres over the 25-year period.  The Balanced Scenario reduces the
demand for land by about 1,000 acres.  In the second analysis, total land consumption dropped
by approximately 4,000 acres in the Balanced Scenario and 5,000 acres in the Downtown
Scenario.

Enough land is available within the Water Service Area to accommodate all growth projected
to 2020.  However, because of location, lot size, ownership, and other land characteristics, all
vacant and redevelopable land may not be suitable or available for development
when needed.  An aggressive infill policy could improve the potential for growth to
occur in areas already served by infrastructure.  In the 1960 City Boundary, some
commercially zoned or mixed-use parcels would be redeveloped for residential use.

The analysis also looks at land supply and demand by Community Planning Area for a more
specific analysis by geographic area.  Table 40 (pg.64) shows projected demand for
land based on projected growth and current average densities for both residential
and non-residential development.  All areas have an adequate land supply to accom-
modate projected growth at current densities.  Land use efficiencies in the alterna-
tive scenarios could produce an even more compact development pattern, with little
impact on neighborhood quality.

Findings of the analysis are as follows:
• Vacant and redevelopable land within the Water Service Area as defined in this

Part 1 – Findings Report can accommodate more growth than would occur under
any of the three scenarios over the next 20 years.

• Occupancy of existing vacant space, additional redevelopment, or higher density
new development will enable existing areas to accommodate more development
than shown in the analysis.  For example, under the Downtown Scenario, higher
density non-residential development and absorption of existing underutilized
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space will meet the demand for land in the Central Business District.

• Land holdings, recent annexations and plans for Westland, Mesa del Sol, and
Quail Ranch planned communities contain an inventory of vacant land equivalent
to more than 50 years’ demand in these market areas, even in the Trend Scenario.
(In other words, they will absorb demand from other parts of the region, to build
out more quickly.)  The total inventory of vacant land Outside the Water Service
Area is the equivalent of well in excess of twenty years of City and County land
consumption.  Twenty years’ supply is the standard used, for example, in the
state of Oregon as appropriate for urban areas, and it is used in other community
plans across the country as well.  Phasing of urban services to the master planned
communities proposed for these properties must be planned carefully.

• Public policies that encourage investment in established areas and discourage
disinvestment are critical to realization of the vision of a compact urban area as envisioned
in the Comprehensive Plan and the Transportation Evaluation Study.
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