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SUBJECT: FILENO.: SPC-97-1

DESCRIPTION: The Bridge/lsleta Revitalization Plan. The purpose of the
Plan is to identify actions that will improve business opportunities, provide
local shopping opportunities to residents, and improve the quality of life in
the neighborhood. The Plan boundaries are Bridge Boulevard between
Goff Boulevard and the Rio Grande and Isleta Boulevard between Bridge
Boulevard and Arenal Road.

ACTION: ADOPTION OF THE BRIDGE/ISLETA REVITALIZATION PLAN
TO WHOM IT MAY CONCERN: |

At the November 18, 1997 public hearing, the Bernalillo County Board of County
Commissioners ADOPTED the Bridgel/lsieta Revitalization Plan. The purpose of the
Plan is to identify actions that will improve business opportunities, provide local
shopping opportunities to residents, and improve the quality of life in the neighborhood.
The Plan boundaries are Bridge Boulevard between Goff Boulevard and the Rio Grande
and Isleta Boulevard between Bridge Boulevard and Arenal Road. The plan is based
on the following Findings and subject to the following Condition.

FINDINGS: ' |
1. The Bridge/lsieta Revitalization Plan is located in the Established Urban and Semi-
Urban Areas of the Albuguerque/Bernalillo County Comprehensive Plan.

2. The Bridge/lsleta Revitalization Plan promotes the health, safety, and welfare of the
community.

3. Funding is available through the Enterprise Communities grant for the small
business incubator.

4. There is substantial participation from the community.
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S. The Isleta Boulevard project through the Bernalillo County Public Works will be an
integral part of the Bridge/Isleta Revitalization Plan oo
6. The Bridge/lsleta Revitalization Plan is consistent with the Southwest Area Plan.

CONDITION:
1. The plan shall be dedicated in memory to Arturo Vasquez.

If you have any questions concerning this matter, do not hesitate to call me at 924-
3704. My office is in the County Zoning, Buﬂdlng and Planning Department, 600
Second Street NW, Suite 400, Albuquerque, NM 87102.

Sincerely,

MILCLM:

Nano K. Chavez
Program Planner Senior

NKC:yac:11-18-97.nod
XC: File
Roger Paul, County Public Works Department
Glenda Ramos BCGIS
Neal Welnberg, AGIS
Julie Stephens, RGCDC, 831 Isleta SW, 87105
Al Soto, 1009 Isleta SW, 87105
Orlando Olivas, 1911 Conita Real SW, 87105
Harrison ngglns Dekker/Perich & Assoc., 6801 Jefferson NW 87107
County Planning Commission
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RESOLUTION
APPROVING A BRIDGE/ISLETA REVITALIZATION PLAN.

WHEREAS, the New Mexico Legislature has passed the Metropolitan
Redevelopment Code (herein “Code”), Sections 3-60A-1 to 3-60A-48 inclusive,
NMSA, 1978, as amend‘ed, which authorizes the City of Albuquerque, New
Mexico (the “City”"} to prepare metropolitan redevelopment plans and to undertake
and carry out mefropolitan redevelopment projects; and

WHEREASL the City Council, the governing body of the City, (the “City
Council") after notice and public hearing as required by Code, has duly passed
and adopted Couﬁcil Resolution No. R-327, Enactment 32-1996, finding, among
other things, that one or more sll_;:f‘n areas or blighted areas exist within five miies
of the corporate limits of the municipality and that the rehabilitation,
conservation, development and redevelopment of and in the Area designated as
the Bridge/lsleta Revitalization Area is necessary in the interest of public health,
safety, morals and welfare of the residents of the City; and

'WHEREAS, the City Council, by Resolution No. R-327, Enactment 32-1996,
has made certain additional findings which declare the Bridge/lsleta Revitalization
Area to vbe blighted, has designated the Area as appropriate for a Métropolitan
Redevelopment Project and has célled for the preparation of a metropolitan
redevelopment plan identifying the activities to be carried out to eliminate the
present conditions; and

\WHEREAS, the Albuquerque Development Commission, which acts as the
Metropolitan Rgdevelopment Commission under the provisions of City Council
ordinance 14-8-4-1994, (the “Commission”) has held at least one public hearing
on the metropolitan redevelopment plan designated the “Bridge/lslieta

Revitalization Plan” for the redevelbpment of the Bridge/lsleta Area, as required
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by the Code, at which hearing comments from the public as a whole were
gathered and considered by the City; and

WHEREAS, the City Council has conducted a public hearing, after pro;;er
notice as required by the Code, oh the Plan; and

WHEREAS, the Plan proposes acquisition and redevelopment of certain
sites within the project area; and .

WHEREAS, the Plan proposes a coordinated redevelopment of several
public and private projects in the Bridge/lsleta area which will meet the objectives
of the codé and will benefit the City’s efforts to revitalize the Bridge/lsleta
Metropolitan Redevelopment Area; and

WHEREAS, this Plan for the Bridge/lsleta project will promote the local
health, general welfare, safety, convenience and prosperity of the inhabitants of
the City and will bénefit the City’s effort to revitalize the Down.town Core.

BE IT RESOLVED BY THE COUNCIL, THE GOVERNING BODY OF THE CITY OF
ALBU'O.UERb.UE:

Section 1. The City Council, after having conducted a public hearing
pursuant to the Code, finds that:

A. The Plan and the proposed redevelopment of the Bridge/Isleta
Area will aid in the elimination and prevention of blight or conditions which lead
to the development of blight.

B. The Plan does not require the relocation of any families or

individuals from their dwellings; therefore, a method for providing relocation

assistance is not required for the project.

C. The Plan complements the Albuquerque/Bernalillo County
Comprehensive Plan and affords maximum opportunity consistent with the needs

of the community for the rehabilitation and redevelopment of the Bridge/isleta
Redevelopment Area by public activities and priva;ce enterprise; and the objectives
of the Plan justify the proposed activities as public purposes and needs.

D. The Plan, a.ttached as Exhibit A, and made a part hereof, is

approved in all respects.
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1 Section 2. f any section, paragraph, clause or provision of this Resolution
2 shall for any reason be hetd to be invalid or unenforceable, the invalidity or
3 unenforceability of such section, paragraph, clause OF provision shall not affect

; 4  any of the remaining provisions of this Resolution.

5 Section 3. Those portions of R-32-1996 in conflict with this Resolution

6 are hereby repealed.
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PASSED AND ADOPTED THIS 15th DAY OF __September , 1997 v
BY A VOTE OF: 8 FOR 0] AGAINST.
Yes: 8

Excused: Hundley

Vickie S. Perea, i’resident '
City Council

APPROVED THIS Ii“[ ’&! DAY OF @07%/(9@» , 1997

| Martin J. Chvez, Mayor
| - City of Albuquerque

ATTEST: X
WM
City@l erk
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INTRODUCTION

Background

The Bridge / Isleta Revitalization Plan encompasses land which fronts on two of Bernalillo County’s major
thoroughfares, Bridge and Isleta Boulevards. These two roads run through a portion of the South Valley, an
unincorporated area lying southwest of the City of Albuquerque's downtown and west of the Rio Grande. The plan
includes Isleta Boulevard between Bridge and Arenal Boulevards, and Bridge Boulevard between the Rio Grande and
Goff Blvd. It is important to note that while the Revitalization Plan encompasses a specific portion of these arterial
corridors, research conducted for the plan included census data-and surveys distributed to residents in the vicinity.

The Revitalization Plan will be implemented in part by Atrisco community members through the Rio Grande
Community Development Corporation (RGCDC), a South Valley community development corporation, in
collaboration with the City of Albuquerque and Bernalillo County. The purpose of this plan is to identify actions
which will improve business opportunities, provide local shopping opportunities to residents, and improve the quality
of life in the neighborhood and in general. Concurrently, Bernalillo County will be reconstructing Isleta Boulevard,
from Bridge Boulevard to Arenal Road, including sidewalks, lighting and landscaping. This reconstruction of public
property may encourage private owners to improve their property, a goal of this plan. A map locating the
Revitalization Area appears on page 2.

Project Sponsor

RGCDC worked with City of Albuquerque and County of Bernalillo staff to identify a vehicle for undertaking this
study. The State of New Mexico Metropolitan Redevelopment Code (see below) was the vehicle chosen. The study
was then commissioned by the City of Albuguerque through the Family and Community Services Division, with City
monies from the Metropolitan Redevelopment Fund. The Metropolitan Redevelopment Code authorizes the creation
of Metropolitan Redevelopment Areas (MRAs).

Metropolitan Redevelopment Code, Area and Plan

The Metropolitan Redevelopment Code (3-60A-1 to 3-60A-48 NMSA 1978) allows metropolitan municipalities in
New Mexico to designate Metropolitan Redevelopment Areas "within the corporate limits of the municipality and the
area outside of the corporate limits, but within five miles of such limits...." The Code provides local governments in
New Mexico with the power to correct conditions which "arrest the sound and orderly development” of an area. These
powers can help reverse an area's decline and stagnation and can be used only within a designated Metropolitan
Redevelopment Area (MRA). Designation of an MRA is based on findings of "slum" or "blight" conditions, as
defined in the Metropolitan Redevelopment Code (3-601-8). The Isleta and Bridge corridors were designated an MRA

]
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by the City of Albugquerque in 1996 because of physical and economic conditions in the area, as identified in the
Metropolitan Redevelopment Area Designation Report prepared by the RGCDC (see Map 2, page 4 and Appendix A
for the report).

The Need for Revitalization

The MRA is characterized in part by vacant and underutilized buildings, vacant lots, and various degrees of blight.
This result evolved over time from several factors: gradual urbanization of this section of the Atrisco neighborhood,
the decline of the local agricultural economy, the 1985 widening of Bridge Boulevard, the use of I-25 as an alternative
travel route to local streets, and the greater availability of goods and services available within the City of Albuquerque
since the 1950’s. Blight can be defined as an imbalance in economic forces which leads to decline in the physical and
economic condition of land and buildings. This can have a negative aesthetic, economic and social impact on the
entire community. This revitalization plan identifies land-use and development policies and proposes catalytic
projects to re-establish a measure of equilibrium to the area and to provide a more balanced approach to various
economic forces and functions. The plan also describes how to implement them. The goal is to increase economic

opportunity for area residents as well as to increase the tax base to Bernalillo County for the support of additional
services to local residents.

The Historic Nature of the Community and its Present Status

Historic Atrisco

As indicated, this study took place entirely within the boundaries of the oldest settled community in the South Valley,
Atrisco. The Plan area (depicted on Map 2) will be referred to as the Metropolitan Redevelopment Area (MRA),
although as stated earlier, research included the Atrisco neighborhood and the adjacent residential community, all lying
within Bernalillo County’s South Valley.

The Metropolitan Redevelopment Area is located in a part of the South Valley that has an histori¢al and cultural
uniqueness associated with its traditionally agriculturally based economy and with its present semi-rural character.

The MRA is located within the historic Atrisco land grant and the area traditionally known as Municipio (municipality)
de Atrisco, founded in 1620.

&
The name "Atrisco" itself points to a history predating European settlement in New Mexico. The settlers used the
Nahuatl word "Atlixco,” which means "place by the water.” Spaniards settled in Atrisco in the late 1600s, predating
the settlement of the villa of Albuquerque across the river. The Atrisco Land Grant was made in 1768 to the
descendants of Don Fernando Duran y Chavez, who had developed Atrisco and the neighboring Isleta area for sheep
ranching. The Town of Atrisco was incorporated as a municipal corporation on April 11, 1892. It was clear that the
boundaries of the Town of Atrisco were in fact the boundaries of the claim for acreage for the land grants.

3

Bridge/Isleta Revitalization Plan
Rio Grande Community Development Corporation




Map 2:

Metropolitan
Redevelopment Area
Boundaries

Criteria for inclusion in q
Metropolitan Redevelopment Area
Boundary included:

1L

Frontage fronts on Bridge
Boulevard between Goff
Boulevard and the Rio Grande
or on Isleta Boulevard between
Bridge Boulevard and Arenal
Road.

Property is commercial in use
or zoning and is next to
commercial property at
intersections along Bridge
Boulevard or Isleta Boulevard.

Property is vacant and next to
property that fronts on Bridge
Boulevard or Isleta Boulevard,
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In this century, the Atrisco grant was converted into the Westland Development Corporation.

Both the indigenous communities and Spaniards who settled this portion of the Rio Grande Valley were agricultural
people. At the center of their life was the town, The historic town of Atrisco had four plazas. The location of two
plazas has been lost, but two are known. Of these, one was originally called La Plaza de Sefior Fernando de los
Chavez, and was located where Sunset Gardens, Foothill and Atrisco Drives meet, a former site of the Holy Family

Isleta and Bridge Boulevards have a rich history. Running north-south through Atrisco, Isleta Boulevard may be a
portion of the ancient Camino Real, which united the people of old Mexico with their brothers and sisters to the north.
For three hundred years Isleta Boulevard served as the economic and communication spine of the Atrisco community.
Bridge Boulevard has served as a major east-west connector between the western pueblos and army forts, and other
more recent destinations on the West Side, and the City of Albuquerque.

Agriculture has played an important role in the history of this area, and the residents today have expressed a desire to
restore agriculture to its primary place in their now semi-rural way of life. Partnerships are needed between public,
private and non-profit sectors to make this possible.

The area surrounding the MRA is rich in human resources and community assets, including a high percentage of home
ownership and local ownership of historic agricultural lands under continued cultivation. Building on these basics,

orderly development can occur that will not replace or alter the character of the community but that will instead
preserve its way of life.

!

Bridge and Isleta Boulevards in 1997

However, together with this community spirit lies a significant degree of discontent. The residents have expressed that
development decisions which affect the MRA and adjacent areas need to reflect more timely and meaningful
participation by residents. In the past, residents felt that decisions were made that did not reflect their concerns and
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area's population and levels of disposable income. (Source: “Atrisco: Strategies for Empowerment,” UNM

According to the 1988 UNM study of this area, “Atrisco: Strategies for Empowerment,” residents in the study area 3
Spent approximately $14.8 million on food consumed at home, Of this amount only $1.5 million was spent in this "
community. This indicates $13.3 million spent elsewhere. (Note: while income data has changed, there has been no '
significant change in Atrisco in the area of business development since the publication of this study. Thus their has -
been no significant change in the change categories of of analysis.) y

structuring of public finance in New Mexico around 8T0SS receipts, the issue is a complicated one '
For land owners who need water and sewer extensions, annexation would be addressed at the time water and sewer is -
requested in accordance with adopt olicy and Ordinances. (City Water and Sewer Extension Policy No. 14 of

ed City P
Council Bill No.R-390 Enactment #20-1984.) Annexation would be required when the site becomes contiguous to the

Rd. in 1985, Eleven businesses out of twenty-nine moved out of the area or closed permanently, It is unclear
whether they were vital or marginal businesses Prior to construction; however, the loss resulted in unsightly vacant or
underutilized buildings. Business people and residents are concerned that the same effects not result from the
reconstruction of Isleta Boulevard. This past and recent history shaped the discussions of public meetings that led to
the policies and project recommendations adopted and presented herein.

Bridge/Isleta Revitalization Plan -
Rio Grande Community Development Corporation 6 ' =
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THE BRIDGE AND ISLETA CORRIDORS

The Corridors

Bridge Boulevard historically has served as the major east-west corridor for the South Valley. The section of Bridge
Boulevard included in the MRA extends from the Rio Grande to Goff Boulevard. Major retail nodes are found on
Bridge Boulevard between the Rio Grande and Isleta Boulevard, at the intersection of Sunset Road, Five Points Road,
and Bridge Boulevard, and at Goff and Bridge Boulevards. Retail and service businesses are scattered the length of

this portion of Bridge Boulevard The predominant land use and zoning along Bridge is commercial, with many
residences interspersed throughout.

Since the widening of Bridge Boulevard in 1985, traffic has increased and traffic speeds have increased. In some
areas on-street parking is not allowed, and where there is on-street parking, it is difficult to park. Existing buildings
are in need of revitalization through renovation of existing buildings or through new construction on existing sites.

The Zoning code has not been universally adhered to nor strictly enforced; and, therefore, several firms on the
boulevards are openly in violation of the zoning codes.

Isleta Boulevard, as part of the ancient Camino Real, was a trade route linking points north and south, and served as
the economic and communication spine of the historical Atrisco community. The portion of the Boulevard between
Bridge Boulevard and Arenal Road continues to serve trade to the various retail and service businesses which are
located in commercial nodes; where Isleta and Bridge intersect, and where Isleta, Arenal and Goff intersect. In

addition, a vestigial retail node is found at the corner of Isleta Boulevard and Armijo Road, which was the site of the
historic Armijo Plaza. '

Retail and other commercial businesses are located along the length of Isleta interspersed with residential and
agricultural uses. Isleta is primarily zoned for commercial use and residents have expressed interest in maintaining

current zoning for residential uses on commercially zoned property. The MRA Designation Report noted that the
street is “blighted.”

This blight is partially the result of unplanned chaﬁge from agricultural and residential uses to commercial use, both on
this portion of the Boulevard as well as in surrounding areas. There are, however, agricultural parcels that are fallow

and over-grown with weeds, giving the appearance of abandonment. Several vacant and underutilized buildings
contribute to the impression of blightedness. '

The “unplanned change” from agricultural to commercial uses has taken place over the last 25 years. Traditionally the
South Valley was supported by an agricultural economy. Beginning in the early 1970, as part of the 1972
Comprehensive Plan process, and continuing through recent revisions of the South West Area Plan, support for

7
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Photo Survey

1. Vacant motel on Isleta
Boulevard

2. Old Armijo School on Isleta
Boulevard

3. Former motel on Isleta
Boulevard

4. Smith’s Grocery at Goff Road
and Isleta Boulevard

3. Outdoor storage on Bridge
BoulevaRoad

6. Old trailer on second story on
Isleta Boulevard

~N

Angie’s Beauty Salon at Armijo
Road and Isleta BoulevaRoad

8. Boarded up residence at [sletq
Boulevard.
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agriculture, appreciation of culture, and environmental concerns were addressed in the goals and policies of plans that

addressed South Valley concerns. South Valley residents have participated in the various planning efforts in order to

voice their concerns and to ensure preservation of the South Valley’s quality of life. At times, however, the growth

inconsistent land use development pattern in South
Individual developers, property owners, and elected
plan policies, despite regular opposition from residents

agenda of the City and the County have conflicted, resnlting in
Valley neighborhoods Jointly planned by the two jurisdictions.
officials have also either overlooked or sought variances from

Angela Acosta, in her unpublished 1996 mann
Plan Implementation Strategies,” lists several
change in the area:

script “’Planning in the South Valley: Previous Efforts, Obstacles, and
obstacles to plan implementation that have contributed to unplanned

* A lack of funding at the County level for planning and enforcement.

* The absence of “buy in” for planning policies from elected officials, as evidenced by the frequent issuance of
special use permits for uses not predicted by planners and residents.

* A lack of County agency coordination on planning issues.

* Plans are viewed by elected officials as advisory and not binding,

by New Mexico case law on the subject and the absence of clear i
documents.t

an interpretation that has been reinforced
mplementation procedures in planning

* According to planning experts who have looked at the issue, inc
and, more recently, Bernalillo County’s. planning agenda, which

development, remain in conflict with the South Valley’s residents
plans.

luding Acosta, the City of Albuquerque’s
are distinctly pro-growth and pro-
vision as incorporated into the adopted

The adverse results of unplanned change include the pollution of the land along Isleta from underground gasoline
storage tanks and auto repair shops, as well as a lack of standardized zoning regulations to govern the type of frontage,
signage, parking, and other auto-related issues, lack of pedestrian walkways and streetscaping, and a total lack of
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Business Survey

Despite some of the adverse conditions mentioned above, there is a critical number of stable firms on both boulevards.
The RGCDC data base identifies 106 firms on Isleta and Bridge Boulevards A recent survey of these firms (Appendix
D), conducted by the RGCDC, with the support of the University of New Mexico Business Link Office, resulted in a
31% response rate. The respondents indicated a strong need for public landscaping on Bridge and Isleta Boulevards
(61%). Respondents also indicated a need for owners to landscape private properties. Both local government and
private owners should take responsibility for weeding (36%), while 71% felt that it was local government’s
responsibility to sweep streets and gutters. Respondents also called for improved, standardized signage, on both streets
and businesses (30%) and called for improved street lighting for both boulevards paid for by local government (77%).
Respondents also felt that business facades needed to be improved by owners (52%), but opined that a lack of funds
kept owners from 1mproving their properties and that firms needed help with this and with graffiti removal. Sixty-

Seven percent called for improved public safety, throngh more foot patrolling, slowing of traffic, improved sidewalks
and street lighting.

Demographic Profile

.Census Tracts 23, 43, 44.01 » 44.02, 45.01, and 45.02 (shown on the following page) comprise the area from which the
demographic profile data were gathered for this study. These tracts include the Bridge/Isleta Metropolitan
Redevelopment Area and adjacent land. Because of the small numbers of residents and given the similarity of the

demographic statistics in surrounding areas, a larger study area provides a more complete view of the population,
income, employment, and housing characteristics.

Resident population is stable, with 57% living in the same house in 1990 as they did in 1985, compared to 44% for the
county. The percentage of hi gh school graduates and college graduates have both increased from 1980 to 1990.

The tables in Appendix B provide a capsule description of the socio-economic status of the area. In brief, the data

demonstrates a stable community. While low in income, the community has valuable assets in homeownership,
farmland and in its strong cultural roots.

Bridge/Isleta Revitalization Plan
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THE PLANNING PROCESS FOR THE BRIDGE/ISLETA
REVITALIZATION PLAN

Goals

*  Identify approaches and projects that could empower residents through furthering economic self-sufficiency
and sustainability,

*  Restore the economic and aesthetic values of existing retail and commercial nodes through linkages with
architectural design and land use.

* Provide a framework for restoring the integrity and distinctive character of the neighborhood.

From the beginning of these efforts it was recognized that achievement of any or all of these goals would require
private, public, non-profit and community participation and cooperation. Furthermore, real success could be measured
only by the number of employment, business, agricultural and self-~employment opportunities for residents and owners
Wwhich resulted from this process. Additional measures of success would also include improvements in the quality of
life, the aesthetics of the neighborhood, and enhancements in perceived as well as actual public safety.

This planning effort initiated a community-driven Planning process that identified and evaluated opportunities for the
revitalization of the Bridge/Isleta corridors. This bottom-up process was important in generating appropriate solutions
for the issues and goals of the community.

The Process

A citizen-driven participation process was designed for revitalization planning. The process provided for the
realization of self-determination, community empowerment and control, while accomplishing the concrete tasks
associated with the revitalization of the two boulevards.
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The process was designed in four-cycles. Each cycle refined the ideas and principles developed in the previous cycle.
The first step in the cycle was to hold a Community Plenary session to present information and generate revitalization
ideas. The second step was to convene a meeting of a Technical Team made up of County and City staff to address
short, mid and long-term issues, and to recommend the ideas that could be developed further, and which needed
further discussion. A third step was the convening of an Community Advisory Committee to receive the reports of the
Plenary and the Technical Team, and to set the agenda for the next Community Plenary, when the next cycle would
begin again. There were three Community Advisory Committee meetings to review the notes of the plenaries, identify
issues and prepare the next plenary agenda. Three Technical Team meetings were held to review project and policy

items with respect to the possible conflicts, obstacles with existing plans/policies, and to discuss the do-ability of
projects. Both groups were advisory to the main plenary process.

Key elements in the community participation process were the RGCDC published newsletter for the Revitalization
Planning project and a Bridge/Isleta business survey. The newsletter was sent to 500 households throughout the

planning area. This mailing was followed up by a non-scientific phone survey of available selected households to
further determine community response.

The business survey of Isleta/Bridge businesses was carried out with the assistance of the South Valley Small Business
Development Center and Shared Vision, with the University of New Mexico Business Link Office participating. This
survey, provided a variety of ideas on revitalizing the MRA corridor.. The newsletter and the business survey with
results are located in Appendix C and D, respectively.

Overview of Public Meetings

Seven community meetings were held during a 10 month period. In addition to Community Plenary sessions, the
community advisory committee and technical team met three times each to discuss and review the input received at

the meetings. Concems that could be addressed immediately, specifically those concerned with zoning enforcement,
were referred the appropriate officials, in this case the County’s

~

The Plenary meetings were held in the Rio Grande High School cafeteria. Each lasted 3 hours.

Plenary #1

The project was introduced, issues were identified, questions were compiled, and the initial Meﬁopoliﬁn
Redevelopment Area (MRA) boundaries were presented, discussed and approved. The boundary map appears on page

4 of this document. This meeting was important for establishing plan boundaries and building consensus on
community issues and concerns.

Community Plasning

Raepe Commitiee

Technlesl Team
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Plenary #2

Questions from Plenary session #1 were answered in written form through the RGCDC newsletter, which also
announced Plenary #2. This meeting reviewed the questions and answers from Plenary #1to establish continuity.
Breakout groups addressed needed or desired goods and services the participants desired. (The list appears in
Appendix E.) A vision for the study area and MRA corridor was formed.

Community Vision
The following community vision statement was formed:

We see a neighborhood that is semi-agricultural, where our grandchildren and their grandchildren work
in small businesses and family farms and use the acequias for irrigation. The acequias are well
maintained and kept clean and attractive, and elderly persons, women and families walk along them.
Commercial and industrial firms are located in the areas planned for them, and they do not harm the
environment, nor do they have a negative impact on the social and historical character of our
community. Our family members work in these Jirms, and they also purchase goods and services they
need right in our own community. We see a community where the social infrastructure supports
community life. There are good schools, many parks and lots of open space, centers for the elderly,
child care centers, and good police and fire protection. Our residential areas have clean streets with
adequate drainage, and all homes and businesses have adequate sewage and waste disposal, as well as
safe drinking water. The buildings in our community reflect its values, while they also point to
significant events in our history and culture.

Plenary #3

Presentations were made by a panel of representatives to discuss opportunities and constraints in the MRA corridors.
Speakers included staff from Bernalillo County, the City of Albuquerque, and Dekker/Perich and Associates. A
County zoning inspector discussed enforcement issues in the project area, and County Parks and Recreation personnel
discussed present and planned park space. Dekker/Perich outlined factors involved in making a feasibility assessment
for a project, as well as site selection factors to consider when identifying a development opportunity.

The introduction of a map of vacant and underutilized space in the MRA (Map 6 on page 17 ) led to a discussion and

prioritization of goods and services, and the formulation of development concepts for specific sites (concepts are listed
by group in Appendix F). Participants broke into three working groups and development concepts were formulated.

16

z B e - R R N e R e S
B R P




Map 6:

Vacant and
Underutilized Land

Legend

Vacant Land

4 Vacant or
Underutilized Buildings

aammllllm
AlTT] —
tgfe'éfs'ﬂ'ii!'..

Bridge/Isleta Revitalization Plan

Rio Grande Community Development Corporation

17




Bridge/Isleta Revitalization Plan

Rio Grande Community Development Corporation

Plenary # 4
Special Session on Isleta Boulevard Reconstruction

The County of Bernalillo Public Works Department presented the latest plans for reconstructing Isleta, Landscaping
plans were reviewed and accepted by the Plenary participants. Breakout sessions focused on providing guidance for

landscaping and artwork at Armijo Plaza, and for the acquisition and restoration of the Sanchez Farm for use as a
community park.

Plenary # 5§

A presentation of the results of the feasibility studies was made, discussed and adopted. A draft of the plan

development policies was presented, and feedback was obtained for inclusion in the final draft, Participants were
asked to also provide written feedback for the final draft.

Final drafts of the Revitalization Plan would be available at 6 sites in the south valle

At the hearing individuals would have a chance to make final comments. Areas wh
be identified as an addendum to the plan.

Y community prior to the hearing.
€re consensus is not reached would

18
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RECOMMENDED GOALS

The following goals were formulated during community planning sessions, relate to the goals of the planning process
itself, and set objectives for obtaining the community vision.

The residents of the MRA neighborhood wish their community to maintain its natural beauty, its attractive lifestyle(s)
and agriculture, while at the same time providing for growth that will keep workers and resident shoppers in the
community. The goals here set forth are aimed at providing the framework for achieving that vision. They are
consistent with the recommendations of the Southwest Area Plan and add another more localized layer of planning for
community development.

Land Use Goals

By definition the MRA includes only commetcially zoned property fronting on Bridge or Isleta Boulevard., However,
as noted above, development has not progressed in a uniform pattern. Much of the property within the MRA
retains a semi-rural aspect. Agricultural uses are mixed with both residential and commercial uses.

The planning process identified several goals in regard to land use:

1. To promote Bridge Boulevard between the Rio Grande and Isleta Boulevard as a semi-rural “Main Street” and
gateway to Atrisco and other South Valley communities. -
2 To promote the concentration of commercial development and the expansion of retail and service provision on

existing and traditional commercial corridors, thereby deferring for as long as possible any further conversion
of agriculturally zoned land and residentially zoned land to commercial, manufacturing or industrial uses.

3. To promote the redevelopment of specific existing commercial, industrial and manufacturing sites, especially
those currently in a blighted condition, before converting commercially zoned land currently occupied by
residential or agricultural uses. '

4, To promote low intensity recreational uses for the local segment of Rio Grande bosque and, in some areas,
along acequias (irrigation ditches).
5. To enforce current zoning and land use regulations.

Economic Development Goals

The economic development goals identified by the planning process again centered on preservation of the MRA’s
traditional semi-agricultural economy and development pattern.

1. To expand the inventory of goods and services available within the MRA.
2 To promote the commercial revitalization of existing traditional commercial corridors and nodes.
3. To use economic development to correct existing blight.

20
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To provide technical assistance and capacity building to local merchants and business people.
To provide opportunities for the expansion of base employment within the MRA.

To bolster the area’s agricultural economy.

To promote entrepreneurship among area residents and business people.

To accurately measure the economic potential and public revenue enhancement possible through revitalization
within the MRA.

Tourism Goals

The potential for attracting a tourist economy to the area was deemed significant enough to warrant specific planning’
for the development of this special sector of the local economy. Goals concerning tourism include the following:

1.

3.
4.

To promote tourism along the historic Camino Real, of which Isleta Boulevard is believed to be a segment.

To encourage tourism related to traditional New Mexican agricultural practices, including the management of
the acequia system.

To promote the food products of local agriculture.
To identify and target for restoration historic buildings and agricultural sites within the MRA.

Public Safety Goals

Public safety goals developed along two distinct lines: 1) correcting the conditions, both real and imagined which
contribute to the public’s perception of the area as unsafe; and 2) correcting traffic conditions and patterns on Bridge
and Isleta Boulevards which are considered unsafe for pedestrians.

M e

To promote community policing and neighborhood watches among merchénts, business owners and residents.
To promote compliance with the zoning ordinance and related trash and litter ordinances.

To provide adequate, safe and signalized pedestrian crossing on Bridge Boulevard.
To promote “pedestrianism” on Bridge Boulevard.

To promote adequate and safe streetside and adjacent lot parking for storefronts.
To coordinate economic development with public service enhancements.

Urban Design Goals

Urban design goals were a direct outcome of the desires expressed during the planning process to preserve the distinct

character of the built environment,traditional agricultural development and the natural beauty of the surrounding Rio
Grande bosque.

1.

W

To provide quality urban design to streetscapes and public spaces with the MRA.
To preserve the semi-rural character of the area through urban design.
To provide the area with a distinct community identity through urban design.
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4. To provide informal urban design guidelines for compatible private development within the MRA.
S. To coordinate urban design with economic development initiatives.

Public, Private and Community Partnerships

1.

To provide opportunities for partnership among the public,
2.

private, non-profit and community sectors in the area.
To increase each sector’s awareness of the opportunities and constraints facing its partners from the other
sectors.

22




THREE CASE STUDIES OF DEVELOPMENT PROJECTS ANALYZED FOR
EcoNOMIC FEASIBILITY

As part of the planning process, three case studies were developed. The projects were chosen according to their
individual abilities to provide the catalytic action necessary to meet the goals identified above. Five commercial nodes
were identified over the course of the study at community Plenary sessions. These nodes were selected based on their
locations at major intersections, existing commercial uses, the presence of vacant or underutilized land and buildings,
adequate property size for expansion and parking, and the owners willing to invest in redevelopment, The five nodes
identified were: Goff/Bridge, Sunset/Bridge, Isleta/Bridge, Sanchez Farm on Isleta, Isleta/Arenal.

Plenary session participants also identified goods and services that were needed. Secondly, the goods and services
were placed by participants on maps of the five commercial/retail sites that were identified as important commercial

Goff Plaza at Goff Blvd. and Bridge Blvd,
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Dekker/Perich refined the projects and provided feasibility studies and preliminary design for the three projects. The
feasibility studies and preliminary designs seek to reveal the constraints and opportunities to redevelopment of existing
commercial sites within the MRA. For the most part, the analyses are modeled according to the limitations of private
commercial development in the Albuquerque metropolitan area.

assumptions about project costs, the projects with deficits will not be feasible without public incentives. For example,
the City or County may acquire and donate land to a project, therefore eliminating the cost of land from a project.
Issuing tax-exempt bonds would significantly increase the capitalized value of any project because of the lower
interest rates demanded by the tax-exempt bond market. Public incentives and funding sources are discussed in more
detail in the funding sources section.

Project Costs, Income / Expense Analysis and Pro Formas

The Small Business Incubator, the Shopping Center, and the Movie Theater costs, income expense analysis, and pro
formas are presented on the following pages by project. The start-up costs (i.e., land acquisition, design and

net operating income (NOI) in order to determine the amount of equity required for each project. The maximum
mortgage loan amount is determined us;j ng a debt coverage ratio of 1.2 for the shopping center. The maximum loan
amount is set at 75% of project cost for the shopping center and 45% of project cost for the movie theater (the highest
percentage at which NOI is greater than annual debt service).

The last Table for each project are 10-year pro formas. The 10-year income stream for each project is calculated in
order to determine how long it will take for the project to start operating with a positive cash flow, and to identify the
time period and amount of the positive NOI.

The rents used to determine the NOT are those rents deemed achievable in the Jocal market that produce a positive
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capitalized value for the shopping center and the movie theater. Other operating costs for the shopping center and
the incubator are based on similar projects in the Albuquerque area. The costs and expected revenues for the movie
theater are based on standard percentages in the movie theater industry.

Other Costs | {

A lenders package fee is included for the shopping center and the movie theater only, since it is assumed this will be
waived or donated for the incubator. Local fees and permits assume a lump sum for Bernalillo County Planning
Commission and Development Review Board review. There is a fixed cost per water and sewer hookup. Building
permit and plan check fees are a percentage of project costs, Insurance, title, and appraisal fees are typical for the
Albuquerque area. The interest rate is assumed to be 8%, which is slightly higher than current market rates. The

interest rate would be reduced if tax-exempt bonds are used to finance the project. Reduced loan points are assumed
for the incubator only.

25

Bridge/Isleta Revitalization Plan

Rio Grande Community Development Corporation




the planning process. It seeks to correct existing

» will be required to cover the deficit and keep rents at $9.50
optimum rent by the incubator market study.

: is is provided for the first phase only.
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Land acquisition costs are assumed to be zero for the incubator since the vacant land adjacent to the La Familia
Market was to be purchased by the City.

Site development costs, including landscaping, paving, and removal of existing paving, are assumed to be $2 per
square foot. It is assumed that some professional services such as architecture, engineering, landscape architecture,

soils testing and surveying would be performed on a pro bono basis.

In Table 2 there are no after-tax cash flow figures for the incubator since it is assumed to be operated as a non-profit
corporation.

The incubator expenses include salaries for a full-time director ($30,000 per year) and a full-time
secretary/receptionist ($18,000 per year).
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Table 1:

Small Business Incubator
Project Costs

Land Cost $241,235 (f) Professional Fees
Legal Fees $10,000 (g)
Site Development Costs Title and Appraisal Fees $10,000
Area of site improvements (sf) 140,824 Insurance Fees $2,000
Site Improvements (@ $2/sf) $281,647 NMGRT (@5.5625%) L
Landscape Architecture (@ 5%) $14,082 (g) Subtotal Professional Fees $22,111
Engineering (@5%) $14,082 . .
Soils Testing $10,000 (h) Financing Costs
Surveying $10,000 (h) Interim I.nterest Expense (@7%) $57,934
Subtotal Site Development Costs $470,635 Loan Points (@2%) $16,553
Subtotal Financing Costs $74,487

Building Construction Costs Subtotal Soft Costs $113,657
Area of improvements (sf) 8,500
Building Construction (@ $40/sf) $340,000 Subtotal Costs $987,330
Architecture (@5%) $17,000 Contingency (@3%) $29,620
Subtotal Building Construction Costs $35 7,000

‘ Total Estimated Cost $1,016,950
NMGRT (@5.5625%) $46,037 .
Subtotal Hard Construction Costs  $873,672 Incentives
Other Costs Land write-down ($241,235)

- Lender's Package Professional ‘services

Local fees and permits donated in-kind ($30,000)
CPC and DRB Costs : $10,000
UEC -Water $2,526
UEC- Sewer $1,636 This estimate is conceptual in nature and is subject to change
Building Permit/ (up or down) once a thorough investigation of site issues and
Plan Check Fees (@.35%) $2,897 developer input is received. )
Subtotal Fees and Permits $17,059
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Anticipated rental income

Rent $80,750
Less Vacancy ($8,075)
Gross operating income $72,675

Anticipated operating expenses

Staff  $48,000
Real Estate Taxes ) $5,311
Property Insurance $2,000
Other (@$1.50 per sq. ft.) $12,750
Total Operating Expenses ($68i,061)
Net Operating Income $4,614
Annual Debt Service ($27,150)
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Table 2:

Small Business Incubator
Income and Expenses

Notes:

(@) Mortgage amount figured at 50%
of project cost.

(b) High value; range $9 is break-
even rent. ($3 per sq. ft. per year
for manufacturing to $9 per sq. ft.
per year for office), from rental
comps and NAIOP Commercial
Space Directory for Albuquerque
1995/96.

(c) Mid value; range (4% to 15%
from sales and rental comps,
1995 Real Estate Planning Guide
and CB Commercial Real Estate
Database.

(d) FT director @ $30,000, FT
secretary/receptionist @ $18,000,

(e) Valued at $45 per sq. ft. of gross
building space; taxable value =
1/3 assessed value; mill
rate=$35.766 per $1,000.

() From sales packet for similar
building,

(g) Mid value; from realtors and
rental comps; range ($.90 to
$2.00 per sq. ft. per year) from
National Business Incubation
Association, includes
maintenance, utilities, etc.
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Table 3: .

Small Business Incubator

Pro Forma Year 1 Year2  Year3  Yearg Year5  Year6 Year7 | Year 8  Year9 Year10
Rent ($/s%/yr) $9.50 $9.79  $1008  $103s $10.69  $11.01  $11.34 $11.68  $12.03  $1240
Vacancy Rate 50% 10% 10% 10% 10% 10% 10% 10% 10% 10%
Notes: Space Leased 4,250 7,650 7,650 7,650 7650 7,650 7,650 7650 7,650 7650

(a) Rents and expenses increase at 39
per year (ave. CPI for past 5 years),

Anticipated Rental Income (a) !
Rent $40,375 $74,855  $77.101 $79,414 $81,796 $84,250 $86,778 $89,381 $92,063 $94,824 i
Gross Operating Income $40,375 $74,855  $77,101 $79414  $81,79¢ $84,250 $86,778 $89,381 $92,063  $94,824
Anticipated Operating

Expenses (a

Staff $48,000 $49,440 $50,923 $52,451 $54,024 $55,645 $57315 $59,034  $60,805 $62,629

Real Estate Taxes $5.311 $5,471 $5,635 $5,804 $5,978 $6,157 $6,342  $6,532 36,728  $6,930
Property Insurance $2,000 $2,060 $2,122 $2,185 $2,251 $2,319  $2388 $2,460 $2534 $2,610

Other $12,750  $13,133 $13,526  $13.932 $14,350  $14,781 $15224 315,681

$16,151  $16,636
B 8

1
Total Operating Expenses ($68,061) ($70,103) ($72,206) ($74,372) ($76,604) ($78,902) ($81,269) (383,707) (386 218) ($88,804)

Net Operating Income ($27,686) $4,752 $4,895 $5,042 $5,193 $5349  $5,500 $5.674  $5.845 $6,020

Cash flow
Cash return on equity ($54,836) ($22,398) ($22,255) ($22,108) ($21,957) ($21,801) (821,641) $21,476) ($21,305) ($21,130)

Implementation Guidelines for the Small Business Incubator
a.  Establish an incubator working group consisting of community members, potential partners and funders in the

b.  Apply for funding from the U.S. Economic Development Administration to do further Planning (requires 25%
local match). Contract with a consultant who is experienced both with incubator operations and with
conducting incubator feasibility studies.

¢ Apply to City of Albuquerque Community Based Organization Capacity Training Program to develop business

Bridge/Isleta Revitalization Plan plan for the incubator.
Rio Grande Community Development Corporation
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d.  Survey people at SBDC and microlender orientation sessions about their interest in proposed incubator services
and space. Hold focus groups with entrepreneurs and local business leaders. Survey artisans, farmers market
vendors, caterers, and small food processors regarding their needs for space and business support services.

e.  Study potential demand for retail outlet and/or links to nearby tourist attractions.

f. Conduct a commercial real estate survey; interview local realtors and bankers regarding availability of
space suitable for small businesses and microenterprises, as well as for targeted industries.

Task List
Phase I (Year 1, pre-incubator) Task Length (months)
Project Administrator (PA) Prepares and submits proposals for Incubator

Development to City and County 3
PA establishes Incubator Working Group 1
PA applies to EDA for grant for further planning 2
PA issues RFP for feasibility study 3
PA and consultant conduct feasibility study, outcomes include: 6-12

Goals, mission statement, structure, tenant selection, and operating procedures

Market demand and market niche

Space design and phasing

Business Plan
PA begins tenant screening; identifies anchor tenants 3
PA establishes temporary space for early incubator clients (optional) 3
PA obtains funds for rehabilitation and/or new construction 6
Phase I (Year 2, project Junding is obtained)
PA obtains special use permit for site 3
Proportion of incubator space is preleased 3
PA hires contractor and rehabilitates facility 3-6
PA hires contractor and builds new facility 6-12
PA explores possibility of retail outlet on site, or on Bridge/Isleta 6~

Phase I1I (Years 3-5)
PA hires contractor and builds second 15,000 square-foot building

Bridge/Isleta Revitalization Plan
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Five Points Shopping Center Site

This site is located at Bridge Boulevard and Sunset Boulevard and consists of approximately 6 acres. It was
conceptualized as a territorial style retail complex, with a variety of services not currently available in the MRA. An
anchor tenant would be sought, and the Atrisco Farmer's Market would become a permanent part of the complex.

v

Low-water usage landscaping would replace significant areas of asphalt. The existing building at the corner would be
razed.

Providing permanent, well designed space for the Farmer’s Market is one way of bolstering thedocal agricultural
economy. The designers hoped that one of the storefronts in the shopping center would provide year round retail
space for food products manufactured from local produce. Finally, active re-use of the site would replace uses,

o =

Current Five Points Shopping Center Small Business Development Center (looking SE from
Five Points Shopping Center

including event licensed liquor establishments, that have resulted in episodic public safety problems.

The shopping center at Five Points is proposed as a project that is achievable within current market constraints and
requires no public incentives to be feasible. The project is feasible at a rent of $11 per square foot per year assuming

a 9% capitalization rate. At rents of $12 and $13 per square foot per year, the project is feasible at higher
capitalization rates.

Feasibility within the current marketplace was part of the proposal’s original definition. As a result, no public
incentives were considered as part of the feasibility analysis. Rents of $11 to $13, while delivering a feasible project
and while within current market definitions, may not be able to be supported by tenants currently at the site nor by
local merchants based solely within the South Valley neighborhood. Public incentives may be available for the
project. Specific opportunities for incentives exist in mitigating the impact on the developer of both on-site and off-
site and infrastructure improvements. Specific anchors or other types of tenants were not considered as part of the

33

Bridge/Isleta Revitalization Plan

Rio Grande Community Development Corporation




Bridge/Isleta Revitalization Plan

Rio Grande Community Development Corporation

feasibility analysis. These kinds of considerations and the community’s desire to affect the types of goods and

services offered at the shopping center could take Place as part of the process of marketing the site to developers and
potential tenants.

The project costs for land acquisition, site preparation and construction are shown in Table 4.

The shopping center provides 59,700 square feet of retail space. The leasable space is assumed to be 100% of gross
space. 302 parking spaces are provided at a rate of 1 per every 200 gsf of building space (minus 10% for being on a
bus line). The land acquisition cost is assumed to be $2 per square foot. This is a mid value for land costs based on
sales comparisons for shopping centers ($0.96 to $2.04 per square foot) and prices for developable retail land in the
South Valley per the 1995/1996 NAIOP Commercial Space Directory for Albuquergue ($1 to $5 per square foot).

Site development costs, including landscaping, paving, and removal of existing paving, are assumed to be $3 per
square foot. This figure is $1/sf higher than for the other two projects because of the greater level of landscape
improvements in keeping with its Territorial design. '

Professional services are priced as percentages of site development costs.

. | Building construction costs are assumed to be $45 per square foot for the shopping center shell, with a tenant

improvement allowance of $20 per square foot. These are mid-range costs according to Albuquerque area builders.
Architecture costs are a percentage of shell construction costs.

Table 5 includes no personnel costs for the shopping center, only a management fee. Table 6 shows the shopping

center after-tax cash flow is positive in Year 2, assuming an average 41% vacancy rate in the first year, 10%
subsequent years, and annual rents of $12 per square foot,
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Table 4:

Shopping Center
Project Costs
Notes:
Land Acquisition Costs
Property ‘é ost ($/sf) 2.00 © (@) Source: Bernalillo Co. Assessor,
Subtotal Land Acquisition Cost $527,947 (8) 1 space required per 200 sq. ft. of
gross building space less 10% for
Land Development Costs tra.ns1t line.
Site Construction Costs (€) Mid value; range from sales
Land Development Costs ($/sf) 300 (@ (80.96 t0 $2.04 per sq. ) comps,
Site improved 204,274 and NAIOP Commercial Space
Subtotal Site Development Construction Costs $612,821 Directory for Albuguerque 1995
($1 to $5 per sf).
Professional Services (d) Low value; range (35 to $15 per
Landscape Architecture (@ 3%) $18,385 sq. ft. per yc?.r) frum 1995 Real
Engincering (@ 5%) $30,641 Estate Planning Guide,
Soils Testing __ $10,000 (e) Low value; range ($20 to $35
Surveying $5,000 per sq. ft per year) from
Subtotal Professional Site Services $64,026 Enterprise Builders. -
NMGRT on Site and Professional (@5.5625%) $37,650
Subtotal Site Development Costs $714,496
Building Construction Costs
Shell Construction Costs
Building Construction ($/sf) 45.00 ~
Area of Improvements 59,700
Subtotal Shell Construction Costs $2,686,500
Tenant Improvements
Tenant Improvement Allowance 20.00 (e)
Net Leasable Area 59,700
Subtotal Tenant Improvement Costs $1,194,000
This estimate is conceptual in nature and is subject to change ( up or down) once q thorough Lnvestigation of site issues and
developer input is received.
5 Bridge/Isleta Revitalization Plan
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Table 5:

Shopping Center
Income and Expenses

Notes:

(a) High value; range ($7 to $12 per
8. ft. per year) from sales and
rental comps and 1995 Real
Estate Planning Guide

(b) Mid value; range (4% to %15)
from sales and rental comps,
1995 Real Estate Planning Guide,
and CB Commercial Database.

(¢) Mid value; range ($1.24 to $3.31
per sq. ft. per year) from rental
comps.

(d) Low value, maintenance, etc.;
oper. exp. range ($0.55 to $2.35
per sq. ft. per year) from sales
comps; $1.30 for Goff Plaza
includes taxes, insurance,
maintenance, no landscaping.

(e) Valued at $60 per sq. ft. of gross
building space; taxable value =
1/3 assessed value; mill rate =
$35.766 per $1,000.

(f) Charter Insurance; assumes
$5,000 deductible, metal frame,
sprinklers.  °

(g) 6% commission on 3 years rent
@ $12 per sq. ft.; 10% vacancy.

(h) Source: Geltmore, Inc.

Bridge/Isleta Revitalization Plan
Rio Grande Community Development Corporation

Rent ($/sf/yr; triple net)
Vacancy Rate

Common Area Maintenance ($/sflyr)
Other Operating Expenses ($/stfyr)

Anticipated rental income
Rent-

Less Vacancy

Effective Rental Income

Common Area Maintenance
Gross operating income

Anticipated operating expenses
Real Estate Taxes

Property Insurance

Leasing Commissions

Other

Total Operating Expenses

Net Operating Income

Debt coverage ratio
Annual Debt Service
Monthly debt service
Maximum Loan Amount

Loan to Value Ratio

Pre-tax Cash flow
Cash return on equity

Return on equity

This estimate is conceptual in nature and is sub

received,

$10.00
10%
$2.00
$0.55

$597,000
($59,700)
$537,300

$119,400
$656,700

$42,278
$8,019
$10,746
$32,835
($93,877)
$562,823

1.20
$469,019
$39,085
$5,874,760

83.33%

$93,804
11.62%

(a)
(b)
(©)
(d)

(e)
(@

()

ject to change once a thorough investigation of site issues and developer input is
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Year 1
Rent ($/sffyr) $10.00
Vacancy Rate (a) 41%
Common Area Maintenance
($/sftyr) $2.00
Other Expenses ($/sf/yr) $0.55
Space Leased (b) 35,223
Anticipated rental income (c)
Rent $352,230
Common Area Maintenance $70,446
Gross operating income $422,676

Anticipated operating expenses (c)

Real Estate Taxes (d) $42,278
Property Insurance $8,019
Leasing Commissions (e) $82,744
Other $32,835
Total Operating Expenses (3165 ,875)
Net Operating Income $256,801
Debt coverage ratio 1.20
Yearly Debt Service $469,019
Pre-tax Cash flow

Cash return on equity ($212,218)
After-tax Cash Flow

Mortgage Amortization $62,193
Depreciation ($223,787)
Taxable Income ($373,813)
Tax Liability/ Savings

(@38%) $142,049
After tax cash return ($70,170)

Year 2
$10.30
10%

$2.06
$0.57
53,730

$553,419
$110,684
$664,103

$42,278
$8,259
$11,068
$30,438
($92,043)

$572,060
1.20
$469,019

$103,041

$66,546
($223,787)
($54,200)

$20,596
$123,637

Year 3
$10.61
10%

$2.06
$0.58
53,730

$570,022
$110,684
. $680,705

$43,546
$8,507
$11,400
$31,351
($94,804)

$585,901
1.20
$469,019

$116,882

$71,204
($223,787)
($35,701)

$13,566
$130,448

Year 4
$10.93
10%

$2.12
$0.60
53,730

$587,122
$114,004
$701,127

$43,546
$8,762
$11,742
$32,292
($96,342)

$604,784
1.20
$469,019

$135,765

$76,189
($223,787)
($11,833)

$4,497
$140,262

Year 5 Year6 Year7 Year8 Year9 Year 10
$11.26 $11.59  $11.94  $1230 $1267 $13.05
10% 10% 10% 10% 10% 10%
$2.19 $2.25 $2.32 $2.39 $2.46 $2.53
$0.62 $0.64 $0.66 $0.68 $0.70 $0.72
53,730 53,730 53,730 53,730 53,730 53,730
$604,736  $622,878 $641,564 $660,811 $680,636 $701 ,055
$117,424 $120,947 $124,576 $128.313 $132,162 $136,127
$722,160 $743,.825 $766,140 $789,124 $812,798 $837,182
$44,852  $44,852  $46,198 $46,198 $47,584  $47,584
$9,025 $9,296 $9,575 $9,862 $1 0,158 $10,462
$12,095 $12,458 $12,831 $13,216 $13,613 $14,021
$33,260 $34,258 $35,286  $36,345 $37.435 $38,558

($99,232) ($100,864)($103,890)($105,620)($108,789) $110,625)
$622,928 $642,961 $662,250 $683,504 $704,009  $726,557

1.20 1.20 1.20 1.20 1.20 1.20
$469,019  $469,019 $469,019 $469,019 $469,019  $469,019

$153,909 $173,942 $193231 $214,485 $234,990 $257,537

$81,522  $87,228 $93,334 $99,868 $106,858  $1 14,339
($223,787) ($223,787)($223,787) ($223,787)($223,787) ($223,787)
$11,644  $37,384 $62,779 $90,565 $118,061  $148,089

($4,425) ($14,206) ($23,856) ($34,415) ($44,863) ($56,274)
$149,484 $159,736 $169,375 $180,070 $190,126 $201,264

This estimate is conceptual in nature and is subject to change once a thorough investigation of site issues and developer input is received.
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Table 6:

Shopping Center
Pro Forma

Notes:

(@) Average vacancy rate for Year 1,
assuming vacancy Q1=60%,
Q2=47%, Q3=35%, Q4=23%.

(b) Average space leased for Year 1,
assuming vacancy Q1=60%,
Q2=47%, Q3=35%, Q4=23%.

(¢) Income and expenses increase at
3% per year (ave. CPI for past 5
years).

(d) 3% increases in Years 3,5,7, and
9.

(e) 6% leasing commissions paid for
3 years; leaseup increasing for
each of four quarters in Year 1;
10% vacancy Years 2-10.
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concept, goods and services to be provided, community development goals and to oversee further feasibility
and implementation planning,

h. Initiate a market survey of potential lessees in Five Points, develop orientation sessions about their interest in
proposed renovated space. Hold focus groups with entrepreneurs and local business leaders to develop exact

L. Develop Project pro-forma and secure funding.
j- Initiate physical development and construction process.

|

|

Bridge/Isleta Revitalization Plap
Rio Grande Community Development Corporation
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that there is no other first-run theater within five miles; the designee may receive al] of the first-run movies without
competition. There is no other theater in the South Valley, and the two closest theaters are about five miles away,
neither of which are first-run theaters.

The capitalized value of the theater project shows a deficit at 8%, 9%, and 10% capitalization rates. This project
would require some sort of public incentive, such as a land write down or property-tax abatement in order to attract a
theater developer and in order to render the proposal feasible. Ap examination of the full scope of incentives and their

expense and taxation on the project’s costs. The proposal was framed as being developed by an individual or entity
separate and distinct from an Operator-tenant. According to film exhibition industry experts, this is the most typical of
all possible scenarios, although it should be added that the scenario considered is usually effected within the context of
larger retail developments than the one being considered here.

Bridge/Isleta Revitalization Plan
|
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The project costs are shown in Table 7. The 8-screen theater is 23,000 sf and provides 1,444 seats. Parking is
provided at a rate of one space per every four seats (minus 10% for being on a bus line), or 394 spaces.

{
The land acquisition cost is $2/sf. Site development costs, including landscaping, paving, and removal of existing
paving, are assumed to be $2 per square foot. The movie theater will require a retention pond which will cost
approximately $15,000, according to a local civil engineer.

The building shell cost is $75 per square foot, a typical cost according to theater industry specialists, which includes
construction of an office space and the projection booth. The tenant improvement costs include screens, seats,
projection equipment, and concessions equipment. Architecture costs are a percentage of shell construction costs.

The operating costs for the movie theater (Tables 8 and 9) include a management fee for the developer and personnel
costs for the operator.

Table 10 shows the movie theater after-tax cash flow is positive in Year 1.
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Table 7:

Movie Theater
Project Costs

Notes:

(a)
(b)

(©

(d)
(e)

®
8

Source: Bemalillo Co. Assessor.
Will accommodate 8 screens with
1,444 seats total; mezzanine not
included (approx. 3,000-5,000 sq. ft.)
in project square footage but
construction cost will cover.

| parking space required for every 4
seats, less 10% transit discount,
Source: CB Realty.

Cost includes asphalt and
landscaping.

Cost includes mezzanine (office and
projection booth), and some signage.
8 screens @ $130,000/screen for
equipment.

Bridge/Isleta Revitalization Plan
Rio Grande Community Development Corporation

Land Acquisition Costs
Property Cost (@ $2/sf)
Subtotal Land Acquisition Cost

Land Development Costs
Site Construction Costs

Area of site improvements (sf)
Land Development ($2/sf)
Retention Pond .

Subtotal Site Development
Construction Costs

Professional Services
Landscape Architecture (B%)
Engineering (5%)

Soils Testing

Survey

Subtotal Professional

Site Services

NMGRT on Site

and Professional

Subtotal Site Deyvelopment Costs

Building Construction Costs
Shell Construction Costs
Building Construction ($/sf)
Area of Improvements (sf)
Subtotal Shell

Construction Costs

Tenant Ilﬂprovements
Tenant Improvement
Allowance

Subrotal Tenant
Improvement Costs

Property Size (Acres) .
Property Size (sf)
Retention Pond (sf)
Developable Area (sf):

New Construction (sf)
FAR for Developable Area

$382,195 (d)

$382,195

146,318
$292,635
$15,000

$307,635
$1,000
$3,000
$7,000
$3,500
$14,500

$18,724
$340,860

$75
23,000

$1,725,000

$1,040,000

$1,040,000

439
191,098
21,780
169,318

23,000
0.14

(e)

®

@

(a)

(b)

Professional Costs
Architecture (3%)

Subtotal Professional Costs
NMGRT on Building, TI,
and Professional Costs
Subtotal Hard
Construction Costs

Other Costs

Local fees and permits
CPC and DRB Costs

UEC -Water

UEC- Sewer

Building Permit,

Plan Check Fees

Subtotal Fees and Permits

Professional Fees

Legal Fees

Insurance Fees

Title and Appraisal Fees
NMGRT

Subtotal Professional Fees

Financing Costs

Interim Interest Expense (8%)
Loan Points (3%)

Subtotal Financing Costs
Subtotal Soft Costs

Subtotal Costs
Contingency (@ 5%)

Total Estimated Costs
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$51,750
$51,750

$163,724

$2,980,474

$13,000
$2,526
$1,636

$10,432
$27,594

$25,000
$25,000
$10,000

$3,375
$63,375

$238,438

$89,414
$327,852
$418,821

$4,328,467




Gross Area (sq. ft.) = -
Project Cost SFRL =
Mortgage Loan ;
Developer's required equity

Rent (§/sf/yr; triple net)

Vacancy Rate ‘

Common Area Maintenance ($/sf/yr)
Other Operating Expenses ($/sf/yr)

Anticipated rental income
Rent

Less Vacancy

Effective Rental Income

Common Area Maintenance
Gross operating income

Anticipated operating expenses
Real Estate Taxes

Property Insurance

Leasing Commissions

Other

Total Operating Expenses

Net Operating Income

Annual Debt Service
Monthly debt service

Loan to Value Ratio

Pre-tax Cash flow
Cash return on equity
Return on equity

This estimate is conceptual in nature and is sub

of site issues and developer input is received,

$276,000
0
$276,000

$46,000
$322,000

$16,288
$5,194

0
$12,650
($34,132)
$287,868

$279,052
$23,254

96.94 %

$8.816
1.02%

ject to change once a thorough investigation
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(a)
(b)
(c)
(d)

(e)
4))
(&

Table 8:

Movie Theater
Income and Expenses -
Developer

Notes:

(a) High value; range ($7 to $12 per 5q.
ft. per year) from sales and rental
comps and 1995 Real Estate Planning
Guide.

(b) Mid value; range (4% to %15) from
sales and rental comps, 1995 Real
Estate Planning Guide, and CB
Commercial Database.

(c) Mid value; range ($1.24 to $3.31 per
$q. fi. per year) from rental comps.

(d) Low value, maintenance, etc.; oper.
exp. range ($0.55 to $2.35 per sq. ft.
per year) from sales comps; $1.30 for
Goff Plaza includes taxes, insurance,
maintenance, no landscaping,

(e) Valued at $60 per sq. fi. of gross
building space; taxable value = 1/3
assessed value; mill rate = $35.766
per $1,000.

(f) Charter Insurance; assumes $5,000
deductible. metal frame, sprinklers

(8) 6% commission on 3 years rent @
$12 per sq. ft.; 10% vacancy.

(h) Geitmore, Inc,

Bridge/Isleta Revitalization Plan
Rio Grande Community Development Corporation




Table 9:

Mowe Theater No. Seats 1,444
Income and Expenses - Ave. Price per ticket $4.00
Operator No. Shows per Year per Seat 1,452 (a).
Occupancy rate 35% (e)
Concessions (ave./person/show) $1.50
Notes:
(a) 4 shows per day, 363 days per Anticipated income
year Annual Ticket Sales $2,935,363
(b) 47.7% of operating income Annual Concessions $1,100,761
(c) Valued at $60 per sq. ft. of gross Gross operating income $4,036,124
building space; taxable value is
one third of assessed value; mill Anticipated operating expenses
rate is 35.766 Movie rental $1,467,682
(d) Insurance Annual Operating Costs $1,925231 b)
() Optimum attendance at any Annual Real Estate Taxes $135,329 ©)
theater is 70%. Annual NMGRT (@5.5625%) $224,509
Property Insurance $25,000 (d)
Total Operating Expenses $3,777,751
Net Operating Income $258,373
Leasable Area (sq. f1.) : o 191,098
Project Cost : - $4,328 467

Bridge/Isleta Revitalization Plan |
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Leasable Area (SF) 23,000

ProjectCost . $4328,467 Table 10:
Reguired Equity _ $_B_65_,69.
Mortgage $3,462,773 Movie Theater
Pro Forma
Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year7  Year8 Year 9 Year 10
Anticipated income
Rent $276,000 $284,280 $292,808  $301,593 $310,640 $319,960 $329,558 $339,445 $349,629 $360,117
Less Vacancy 0 0 0 0 0 0 0 0 0 0

Gross operating income $276,000 $284,280 $292,808  $301,593 $310,640 $319,960 $329,558 $339,445 $349,629 $360,117

Anticipated operating expenses

Real Estate Taxes $16,288 $16,776 $17,280 $17,798 $18,332  $18,882 $19,449 $20,032  $20,633 $21,252
Property Insurance $5,194 $5,350 $5,510 $5,676 $5,846 $6,021 $6,202  $6,388 $6.580  $6,777
Leasing Commissions $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Other $12,650  $13,030 $13.420 $13,823 $14,238  $14,665 $15,105 $15,558 $16,025 $16,505

Total Operating Expenses $34,132  $35156 - $36,211 $37,297  $38416 $39,568 $40,755 $41 978  $43,237  $44,535
Net Operating Income $241,868  $249,124  $256,598  $264.296 $272,225 $280,391 $288,803 $297,467 $306,391 $315,583
Yearly Debt Service $279,052  $279,052  $279,052  $279,052 $279,052 $279,052 $279,052 $279,052 $279,052 $279,052

Pre-tax Cash flow
Cash return on equity ($37,184)  ($29,928) ($22,455) ($14,757)  ($6,828)  $1,339 $9,751 $18415 $27.339 $36,530

After-tax Cash Flow

Mortgage Amortization $36.658  $39,224  $41970  $44908  $48052 §51 415 855014  $58865 $62,986 $67.395
Depreciation ($120,776) ($120,776) ($120,776) ($120,776) ($120,776) ($120,776) ($120,776)($120,776) ($120,776)($120,776)
Taxable Income ($121,302) ($111,480) ($101,260) ($90.624) (879,552) ($68.022) (356,011) ($43,496) ($30.451) ($16,851)
Tax Liability/ Savings 38% $46.095 $42,362 $38,479 $34.437 $30.230 $25.848 $21.284 $16,528  $11,571 $6,403
After tax cash return $8,910 $12,434 $16,024 $19,681 $23.402  $27.187 $31.035 $34.943 $38910 $42.934
= Bridge/Isleta Revitalization Plan
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Implementation Guidelines for the Movie Theater
a. Secure commitment from City or County to write down cost of land .
b. Contact the site locators for national and regional theater operators that resulted from the project research and
provide them with the 5-mile demographic and market information also already produced. Invite them to

inspect the site. Most of the large theater operators will perform their own feasibility studies for a site.

C. Marketing adjacent sites to large restaurants. Restaurants located nearby would help to attract theater
operators.
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Streetscape Improvements

)
-

The streetscape improvements, detailed in Table 11, are assumed to be Bernalillo County Public Works projects and
will be paid for entirely with public funds (county and federal). Intermodal Surface Transportation Efficiency Act
(ISTEA) funds may be available for enhancements relating to historic preservation, for example, signage, as discussed
in Section F. Facade improvements implemented by individual businesses along Bridge Boulevard could be financed

by a loan pool created by area banks under their Community Reinvestment Act (CRA) agreements, as discussed in the
Funding Sources section..

The streetscape improvements costs are based on unit costs for similar projects in the Al'buquerque area. The project
covers approximately 1000 linear feet. Light fixtures were assumed to require 3 bays and 2 poles per interval. Public
art projects would mark the Gateway to the South Valley on Bridge, just west of the river. The lot behind the

businesses along the south side of Bridge Blvd., just east of Isleta Blvd., could provide off-street parking. Its cost is
assumed to be $1.50 per square foot.
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No. Units Unit Cost Cost No. Units Unit Cost Cost Table 1 1 .

Lighting Other Costs
Service Connection 1 $10,000 1Is $10,000 Traffic Control 1 $5000 1s  $s000  Streetscape Cost
Removal Electrical Disconnects | $1,000 1Is $1,000  Construction Signs, Sign Supports 8 $820 ea $6.560 Ana]ysis
Light Foundations 48 (b) $200 ea $9,600 Barricades 30 $400 ea $12,000
Fixtures, Conductors, Conduits 48 $1,000 ea - $48,000 Orange Barrels 40 $350 ea $14,000
Standard Poles and Fixtures 32 (¢) $1,500 ea $48.000 Pedestrian Barricades 1 $2,000 1s $2,000
Custom Fixture 16 $3,000 ea $48,000 Subtotal Other Costs $39,560
Subtotal Lighting $164,600 Notes:
, Overhead, Profit, and Contingency (@30%) $228,556 {(a) Based on current streetscape
Sidewalk Improvements improvements projects in
Removal of existing construction483 (d) $24 sy $11,600 Subtotal hard construction costs $1,115,410 the Albuquerque area,
Concrete Sidewalk ) 2,750 $35 sy $96,250 (b) 16 intervals, 3 bays per
Benches 16 $300 ea $4,800 Professional Costs interval
Bicycle Racks 6 $300 ea $1,800  Architect 5% $49,521 .
Kiosk ! $10,000 ea $10,000 Landscape Architect 3% s1oa6  (©) 16intervals, 2 poles per
" Curb and Gutter 2,240 $9 If $20,160  Civil engineer 5%  $49,521 Interval.
Drop Inlets 16 $1,400 ea $22,400 Soils $5,000 Is $5,000 (d) _$4/1f for curb removal;
Drop Curve 4 $575 ea $2,300 Surveying $5,000 1s $5,000 * $8.50/sy to remove
Subtotal Sidewalk Improvements $169,310  Subtotal Professional Services $110,987 concrete/backfill.
(e) 8 zone valves @ $135 ea; 24
Median Improvements $42,328  Subtotal soft construction costs $110,987 flood bubblers @ $55 ea.; 8
NMGRT on hard and soft costs 5.6125% $68,832 large valve boxes @ $150
Landscaping | ea.
Street Trees 32 $200 ea $6,400
Irrigation 1 (e) $15,000 Is $15,000
Tree grates , 32 $300 ea $9,600 i
Groundcover 677 $50 sy $33,867
Subtotal Landscaping 864,867 " P AR
o $1,295229
Public Art A4S R
Coronado Memorial i $25,000 1s $25,000 £
South Valley Gateway ] $50,000 1s $50,000
Art Installation ] $50,000 1s $50,000
Subtotal Public Art $125,000
Parking Lot
Area of improvements 80,340 sf’
Land cost (@$1.50 sq. f1.) Is $120.510
Site Development (@$2 sq. f(.) Is $160,680
Subtotal Parking Lot $281,190

This estimate is conceptual in nature and is subject to change once a
thorough investigation of site issues and developer input is received.

Bridge/Isleta Revitalization Plan
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Implementation Guidelines for Streetsc

ape Improvements
a. Complete application for ISTEA Tran

b. Hire urban désigner to develop stre

Put construction documents out to bid. Hire contractor.
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IMPLEMENTATION OF THE STRATEGY FOR THE
REVITALIZATION PLAN

Public Benefits

Among the public benefits resulting from development projects are Job creation, the maintenance of capital in the

community, increased gross receipts taxes (GRT), and increased property taxes. Table 13 shows the estimated benefits
generated by each of the three projects. :

Benefits of Tax Increment Financing

Tax Increment Financing (TIF) is a method of funding public investment in an area by recapturing, for a period of
time, all or a portion of the increased tax revenues that may result if redevelopment stimulates private investment. As
private investments add to the tax base within a redevelopment area, the increased tax revenues are placed in a special
fund that can only be used for public purposes permitted by law, such as the retiring of redevelopment bonds used for
such front-end expenses as land assembly or infrastructure. Alternatively, TIF property tax abatement incentives
allow the incremental property tax to be waived. Both the New Mexico Metropolitan Redevelopment Code and New
Mexico Enterprise Zone legislation allow TIF incentives.

Table 14 (page 63) indicates the amount of TIF benefits that would be provided by the three projects. The TIF benefit
would be far greater if all the mill levies could be captured (Nonresidential=35.766 mills), rather than only the County
portion (Nonresidential=10.545 mills). State law allows a project to be included in a TIF district for 20 years, with a
one-time five-year extension for a total of 25 years. Because the tax increment generated by the individual projects is
not large, it would be preferable that TIF be captured for the entire MRA, rather than on a project by project basis.

The Rio Grande Community Development Corporation

In February of 1986 the RGCDC was formed when a group of concerned South Valley business people and area
residents recognized that the private sector needed a cohesive organizational focus to promote the potential of the
South Valley. The RGCDC was incorporated as a vehicle for encouraging and shaping public and/or private
investment for improving the social and economic conditions in the South Valley, and was granted 501(c)3 status by
the U.S. Internal Revenue Service as a private non-profit, tax exempt organization in 1987.

The long-term mission of the RGCDC includes the following:
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* To identify and develop the abilities of the community for self-development that promotes self-reliant
principles of economy, growth management, and community revitalization.

* To build locally held assets that are available for community reinvestment, individual enterprise, and business
capitalization, including retention of local dollars or disposable income available to persons within the area.

* To provide a means of enrichin g inherent social and cultural values within the context of community.

Role of RGCDC in Implementation

For a community to realize its community economic development goals it must have a strong, locally controlled
community development corporation. The role of the corporation is to shape private and public investment in the
community to maximize the benefits to the existing community residents through careful planning and collaborative
relations with local residents, business owners, private investors and public agencies invested with the power to assist
development. This can only occur when there is a strong commitment on the part of local government to cooperate with
local planning efforts and to support the local community development corporation in its efforts. This will increase
equity in the distribution of resources, efficiency in the use of those resources, as well as effectiveness in achieving the
goals of a balanced development for the Albuquerque area, as well as development which satisfies communities,

The Rio Grande Community Development Corporation (RGCDC) has 2 10 year history of working to improve the
South Valley, and has developed positive working relationships with elected and appointed officials in the resolution of

business development expertise, will be assets in implementin g the policies and development opportunities in this
Plan.

Role of City and County Government in Development Incentives

Needed from the local governments will be a full array of development incentives to be marketed to local businesses
including facade improvements, land-cost write downs, fee waivers, tax abatements, JTPA training incentives, as well
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Shopping Center
The median employment-size class for food stores, drug stores and proprietary stores in Bernalillo County is 10 to 19
employees according to the U.S. Census 1992 County Business Patterns Report. The median employment-size class

for other types of retail establishments is 5 to 9 employees. Assuming 1 store with 15 employees and 5 stores with 7
employees, there will be 50 jobs generated by this project.

The expected annual GRT ($14,923) generated by the center is calculated on the basis of the average taxable gross
receipts for a retail establishment in the South Valley, which is $44,713 (see Table 14, Sales Tax), assuming that there
are 6 retail units in the shopping center and the tax rate is 5.5625%.

Small Business Incubator

The Phase I incubator building can house from approximately 12 tenants at 1,000 square feet per tenant (typical
manufacturing space) to 47 tenants at 250 square feet per tenant (typical for an office), assuming 1,000 square feet of
common space in 12,750 net leasable space. Assuming a 10% vacancy rate and an average tenant space of 500 square

+ feet, the incubator can accommodate approximately 24 tenants. An incubator rule of thumb for job generation is 3 to 4

jobs per business within 5 years. Thus, a conservative estimate of the number of Jobs created would be 72.

Assuming a tenant mix of 50% services and 50% manufacturing, the expected annual GRT is $150,803 using the
average taxable gross receipts of $20,614 for a services business and $33,525 for a manufacturing establishment.

Movie Theater

The median employment-size class for movie theaters in Bernalillo County is 10 to 19 employees. A conservative
estimate for the number of jobs created by this project is 15 jobs.

The gross receipts for an 8-screen movie theater is approximately $1.5 million, according to industry experts. Thus,
the expected GRT would be $82,688.

The estimated increase in property taxes generated by each of the three projects is based on the building gross square
footage of each of the projects. The assessed value is estimated at $60 per square foot for the shopping center and
movie theater, and $45 per square foot for the incubator. As discussed in Sections E and F, this can be captured into a
Tax Increment Financing (TIF) fund to repay debt incurred in financing the project. The amount of the tax increment
could also be waived as part of a tax abatement incentive to make any of the projects more attractive to the developer.
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Table 12:

Public Benefits from
Three Projects
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New Employees

Annual GRT generated

Annual Property Tax increase

Shopping Center

50
$14,923

$26,235

Movie Theater

15

$224,509

$7,651

Business Incubator

70

$150,803

$2,405




Project Priority
The small business incubator is recommended to be the first project implemented by the RGCDC for the following
reasons: ’

* funding is available from the Enterprise Communities grant, and there are other grant sources that may be
available

*  manufacturing or office employment is desirable in the South Valley, as it will provide jobs, training, and tax
revenues

* the South Valley Small Business Development Center is in the plan area and would be a valuable resource to
the nascent businesses '

The Five Points Shopping Center and the Movie Theater at Isleta and Arenal are recommended to be implemented as
soon as the resources are available to do so. The resources would be capital, investors, volunteers, staff, a local or

national developer friendly to the Plan’s objectives and cooperation from the County and/or City to provide incentives.
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County of Bernalillo
\ | Zoning, Building & Planning Department
600 Second Street NW @ Suite 400 @ Albuquerqué, NM 87102 @ (505) 924-3700 @ Fax (505) 924-3750

NOTIFICATION OF DECISION
BERNALILLO COUNTY BOARD OF COUNTY COMMISSIONERS AL

November 19, 1997
Rio Grande Community Development Corporation -
PO Box 12791 ‘
Albuquerque, NM 87195 . e

SUBJECT: FILENO.: SPC-97-1

DESCRIPTION: The Bridge/lsleta Revitalization Plan. The purpose of the
Plan is to identify actions that will improve business opportunities, provide
local shopping opportunities to residents, and improve the quality of life in
the neighborhood. The Plan boundaries are Bridge Boulevard between
Goff Boulevard and the Rio Grande and Isleta Boulevard between Bridge
Boulevard and Arenal Road.

ACTION: ADOPTION OF THE BRIDGE/ISLETA REVITALIZATION PLAN
TO WHOM IT MAY CONCERN: |

At the November 18, 1997 public hearing, the Bernalillo County Board of County
Commissioners ADOPTED the Bridgel/lsieta Revitalization Plan. The purpose of the
Plan is to identify actions that will improve business opportunities, provide local
shopping opportunities to residents, and improve the quality of life in the neighborhood.
The Plan boundaries are Bridge Boulevard between Goff Boulevard and the Rio Grande
and Isleta Boulevard between Bridge Boulevard and Arenal Road. The plan is based
on the following Findings and subject to the following Condition.

FINDINGS: ' |
1. The Bridge/lsieta Revitalization Plan is located in the Established Urban and Semi-
Urban Areas of the Albuguerque/Bernalillo County Comprehensive Plan.

2. The Bridge/lsleta Revitalization Plan promotes the health, safety, and welfare of the
community.

3. Funding is available through the Enterprise Communities grant for the small
business incubator.

4. There is substantial participation from the community.




BERNALILLO COUNTY PLANNING COMMISSION
NOVEMBER 19, 1997

SPC-97-1

PAGE 2

S. The Isleta Boulevard project through the Bernalillo County Public Works will be an
integral part of the Bridge/Isleta Revitalization Plan oo
6. The Bridge/lsleta Revitalization Plan is consistent with the Southwest Area Plan.

CONDITION:
1. The plan shall be dedicated in memory to Arturo Vasquez.

If you have any questions concerning this matter, do not hesitate to call me at 924-
3704. My office is in the County Zoning, Buﬂdlng and Planning Department, 600
Second Street NW, Suite 400, Albuquerque, NM 87102.

Sincerely,

MILCLM:

Nano K. Chavez
Program Planner Senior

NKC:yac:11-18-97.nod
XC: File
Roger Paul, County Public Works Department
Glenda Ramos BCGIS
Neal Welnberg, AGIS
Julie Stephens, RGCDC, 831 Isleta SW, 87105
Al Soto, 1009 Isleta SW, 87105
Orlando Olivas, 1911 Conita Real SW, 87105
Harrison ngglns Dekker/Perich & Assoc., 6801 Jefferson NW 87107
County Planning Commission




Table 13:
Gross Receipts Tax

Notes:

(a) No. of Returns and Reported Tax
Due from RP-80 statistics for
"Remainder of Bernalillo
County;" excludes Corrales, Los
Ranchos, Tijeras, and annexed
portion of Rio Rancho; No.
Returns used as proxy for No. of
Establishments

(b) Excludes Commercial Research
and Development Laboratories
(SIC 7391)

(c) Weighted with percentages for
types of business from

~  Bridge/Isleta Business Survey
(B/) and the South Valley
Business Survey (SOUTH
VALLEY) conducted by the -
UNM Technical Assistance Office
and RGCDC for Shared Vision.
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Industry
Construction

# Returns
Taxable GR
Ave. Taxable GR

Manufacturing

# Returns
Taxable GR
Ave. Taxable GR

Wholesale

# Returns
Taxable GR
Ave. Taxable GR

Retail

# Returns
Taxable GR
Ave. Taxable GR

Fin,, Ins., RE

# Returns
Taxable GR
Ave. Taxable GR

Services (b)

# Returns
Taxable GR
Ave. Taxable GR

Quarter 4-94

861
$43,155,925

281
$8,634,815

244
$11,584,014

928
$40,486,816

103
$1,551,282

1,745
$33,177,776

Quarter 1-95

892
$44,057,794

368
$9,254,454

265
$11,147,412

989
$42,452,829

116
$1,610,809

2,016
$40,485,773

Per Establishment Annual Taxable Gross Receipts (c):
TGR B/l = 0% Construction + 10% Mfg. + 3% Wholesale + 42% Retail + 0% Fin., Ins., RE + 41% Services + 3% Other
(Non-Profit) TGR B/l = $34,723

TGR SOUTH VALLEY = 5% Construction + 9% Mfg. + 9% Wholesale + 31% Retail + 5% Fin., Ins., RE + 41%

TGR SOUTH VALLEY = $32,584
Source: RP-80 Statistical Report, New Mexico Taxation and Revenue Dept.

Quarter 2-95

874
$38,609,447

305
$10,985,186

247
$11,273,009

931
$44,397,936

126
$1,719,365

1,679
$35,415,143

Quarter 3-95

858
$33,803,026

345
$14,674,922

273
$13,454,255

1,029
$46,015,398

158
$3,291,975

1,975
$43,777,510

Total

3,485

' $159,626,192

$45,804

1,299
$43,549,377
$33,525

1,029
$47,458,690
$46,121

3,877
$173,352,979
$44,713

503
$8,173,431
$16,249

7415
$152,856,202
$20,614

Services




RECOMMENDED IMPLEMENTATION STRATEGIES

These policies were formulated in support of the development opportunities which were selected.

Their scope goes beyond the Bridge/Isleta Revitalization Plan efforts. The residents of the South Valley/ Atrisco wish
their community to maintain its natural beauty, its attractive lifestyle(s) and agriculture, while at the same time
providing for growth that will keep workers and resident shoppers in the community. The policies here set forth are
aimed at providing the framework for achieving that vision. They are consistent with the recommendations of the
Southwest Area Plan, and add another more localized layer of planning for community development.

Land Use Policy

Because of increasing pressures from development in the MRA and surrounding area, and because of the need to
protect and enhance the semi-agricultural, residential, water and other land use characteristics of the community, the
County of Bernalillo and the City of Albuguerque will utilize land use controls to carry out these strategies.

Strategies: i

1. Only commercial, residential and industrial projects that demonstrate they will not harm the environment nor

will they have a negative social impact will be pursued and permitted by the County and the City in
conformity with adopted policy plans. '

2. Commercial, residential and industrial development should not displace current residents.

3. Renovation and re-use of existing commercial, residential and industrial structures will be encouraged.
4. All new development to connect to water and sewer lines.

Economic Development Policy .

To protect the semi-rural and agricultural character of the MRA and surrounding area, and to limit impacts on

residential areas, these strategies will be implemented in order to provide economic opportunities and goods and
services to the community.

Strategies:

1. Commercial development will be encouraged on Bridge Blvd., and in the existing commercial zones on Isleta
Blvd..

2. The County and City will utilize land controls to buffer residential and agricultural land uses from industrial
and commercial activity.
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10.

The County and City will strive to promote new economic activity within these parameters that provide a
maximum number of jobs.

The County and City will assist businesses for retention and expansion purposes.

The County will assist in promoting diversified agricultural production through the Sanchez Farm Project.
Small business startups will be encouraged through stimulation of home-based businesses and incubator
services, but will be monitored to see that they do not affect neighbors or the environment, or change the
character of the south valley.

Provide incentives for facade and building improvements with design standards that complement the character
of the area, to improve and beautify commercial zones.

Provide landscaping on commercial streets to make them attractive.

Increase conformity to zoning codes. Education and incentives are also needed from community and merchant
groups.

Increase public safety in business areas through foot-patrolling and business checks by public and private
groups.

Tourism Policy

The South Valley has many characteristics that could attract tourists from the greater Albuquerque area neighborhoods,
as well as from other areas. Policies are needed that will guide the development of projects that are tourist oriented,
while protecting the community from disrupfion.

Strategies:

1.
2.
3.

n

Promote the fevitalized Isleta Blvd. as part of the historic Camino Real.

Encourage local business persons to establish tourism related activities.

Develop a plan to revitalize acequias for irrigation, and to promote their additional use as walkways and
bicycle paths for local residents and tourists. .

Emphasize historical agricultural sites for tourist visitation

Promote sales of local agricultural products to local consumers, city residents and tourists

Work with the State Historic Preservation Division to identify and restore historic buildings and archeological
sites that define and preserve the unigqueness of the MRA and surrounding area.

Traffic Policy

Because of growth in the surrounding areas, streets and boulevards are becoming overcrowded with automobiles and
unsafe for pedestrian traffic, and more growth is anticipated. Residents must be protected while traffic is allowed to
pass through our community safely, and with as little disruption to pedestrian and bicycle traffic as possible.
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Additionally, traffic must have access to businesses while maintaining safety to the public.
Strategies:

1.
2.

= ombn Byt

Slow the traffic on Bridge Boulevard between the Rio Grande and Isleta Blvd.. ;
Increase ridership on public conveyances through park-and-ride facilities at new Coors and Rio Bravo, and
new Coors and Bridge.

Eliminate dangerous curves on all major streets.

Provide adequate street lighting.

Provide adequate traffic lights and stop signs on major thoroughfares.

Ensure handicap access is available to streets and boulevards.

Buffer residential areas from traffic.

Public, Private and Community Partnerships

1.

2.

The City of Albuquerque will evaluate the current "annexation agreement" requirements for hook-ups and use
of City water and sewer for business or residential developments.

The County of Bernalillo will provide a feasibility study to determine the cost and desirability of connecting
all south valley residences and businesses to water and sewer lines, or other alternative systems as approved

by the Bernalillo County Environmental Health Department, to promote the health, welfare and safety for
residents.
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Funding Sources

The following is a discussion of the various funding sources and types of incentives available to the three projects
discussed in this report.

Metropolitan Redevelopment Act

Metropolitan Redevelopment Plan. These powers include issuing Metropolitan Redevelopment bonds and using tax
increment financing (TIF) for development projects (see discussion on “Public benefits”). These bonds may provide
lower interest financing than conventional bank loans. The act allows 7-year property tax abatement for TIF projects
if bonds are issued.

Federal and State Enterprise Zone/Community

All of the projects are located in a federally designated Empowerment Zone/Enterprise Community. Some funds may
be available for implementation of this plan. However, these funds have Job generation requirements. Empowerment
Zone/Enterprise Community designation allows tax-exempt bonds to be issued. Additionally, the County of Bernalillo
will conduct a study of incentives that could be targeted to the Isleta-Bridge MRA to bring the revitalization plan to
fruition.

State Empowerment Zone/Enterprise Community desi gnation would require action on the part of the County. This
designation, which remains in effect for 15 years, enables a similar set of financing mechanisms and incentives as
specified in the NM Enterprise Zone Act (5-9-1 to 5-9-15 NMSA 1978). Property tax abatement can be offered to
projects without bonds having to be issued and TIE (see above discussion on “Metropolitan Redevelopment Act”) is
allowed for 5 years. The requirements for state designation include that the area not exceed 25% of the population of
a municipality or 25% of the land area. The proposed EZEC designation must be combined with any existing EZ in
the municipality.

Another requirement for State designation is that the area's average unemployment rate for the last 18 months, for
which data is available, must be higher than the state average by at least 1%. Additionally, at least 60% of households
must have median incomes less than 80% of the median household income for the municipality. The combined
unemployment rate for the area in 1990 was 10.75%: the state rate in 1990 was 6.3%. The median household income
for Albuguerque in 1990 was $27.555 (80%=822,044). According to the 1990 census, 1,885 households in the study
census tracts had incomes ranging between $15,000 and $24,999. This is 46% of the 8,140 households in the area. A
door to door survey of household income would need to be undertaken in order to evaluate if income levels fulfill
Bridge/Isleta Revitalization Plan | State requirements for designation. A sub-area may qualify if the entire area does not.
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Both the federal and state designations give priority to technical assistance and funding. For example, if a request for
funds were to be submitted to the U.S. Economic Development Administration for the incubator project or for ISTEA
funds for streetscape improvements, these requests should be given priority.

U.S. Economic Development Administration

According to a 1994 industry survey conducted by the National Business Incubation Association, the U.S. Economic
Development Administration (EDA) is the primary source of funds for incubator startup after local governments.
EDA funds feasibility and market studies, as well as public works projects including building construction. The
agency can approve up to $25,000 at the regional level; larger requests must go to the federal government for
approval. EDA grants require a 25% local match and are contingent on Congressional budget appropriations,

ISTEA Funds and State Historic/Scenic Highway Designation

Bridge and Isleta Boulevards are state highways and should be eligible for ISTEA funds to pay for enhancements
associated with streetscape improvements as well as historic preservation efforts, including signage. This funding is
allocated up to 6 years in advance by the State Highway Dept.'s five-year plans. Requests for ISTEA enhancement
funds must be initiated by the County public works department, which has reviewed the preliminary streetscape
improvement plans and has offered to sponsor an application for this funding.

Both Bridge and Isleta Boulevards may be eligible for designation as historic or scenic routes. This designation also
qualifies an area to apply for federal funding. Again, the process must be initiated by the County Public Works
Department.

~

Capital Improvement Program

The CIP Division acts as a clearinghouse for the expenditure of all capital funds of the City. This includes General
Obligation (G.0.) bond funds which are paid from City property taxes; enterprise funds, which include Water/
Wastewater, Aviation, and Solid Waste funds; Quality of Life funds and a "basic services" (Ord.89) fund, each paid

through a separate quarter-cent gross receipts tax; Metropolitan Redevelopment funds; and the Urban Enhancement
Trust Fund.

Community Reinvestment Act
The federal Community Reinvestment Act is intended to ensure that financial institutions meet the needs of
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communities in which they operate. To meet their CRA obligations, local financial institutions market their services
and seek lending opportunities in low-income neighborhoods like the study area. For example, local banks in the area
could form a loan pool to fund facade improvements for individual businesses along Bridge Boulevard. The pool
could be administered by the New Mexico Community Development Loan Fund.

Business Improvement District

The NM Business Improvement District Act (3-63-1 to 3-63-16 NMSA 1978) allows the establishment of business
improvement districts (BIDs) to administer and finance local improvements within the district. A BID can finance
projects by imposing a tax on gross receipts or some other sort of fee on businesses in the district. A first step toward
forming a BID in the study area would be to form a local merchants association. However, imposing additional fees
on businesses is probably not feasible at this point in time.
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Table 14:

Shopping Center Movie Theater Incubator J

Building Size (gross sq. ft.) 58,070 23,000 15,000 TIF Analysis
Market Value per Sq. Ft (a) $60 $60 $45

Current Tax Base (b) $448,565 $241,462 $81,254

New Base $1,149,786 $455,400 $222,750

Increment $701,221 $213,938 $141,496

Tax raté (c) 0.010545 0.035766 0.010545 0.035766 0.010545 0.035766

Tax Increment $7.394 $25,080 $2,256 $7,652 $1,492 $5,061

Debt Coverage 1.2 1.2 12 1.2 1.2 1.2

Debt Service (d) $6,162 $20,900 $1,880 $6,376 $1,243 $4.217

Principal (e) $70,685.37 $239,747.06 $21,563.23 $73,137.06 $14,261.66 $48,371.99

Issue Costs (@ 4%) $2,827 $9,590 $863 $2,925 $570 $1,935

Reserve (f) $6,162 $20,900 $1,880 $6,376 $1,243 $4,217

NET PROCEEDS $37,377 $126,772 $11,403 $38,677 $7,542 $25,581

Notes:

(a) Based on sales comps for retail properties for Sites 1 and 2; office building comps for Site 3; confirmed by County appraiser
(b) Taxable value = .33 x Marke( Value; base value for TIF is net taxable value at time of inclusion in district '

(¢) County non-residential mill rate = 10.545 mills; total mill rate = 35.766 mills, includes TVI, AFC, MRGCD; rates aésumed to
stay constant

(d) Amount that can be covered by increment

(e) Amount that can be covered over 20 years at 6%

(f) Debt service for one year

Bridge/Isleta Revitalization Plan
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SOUTH VALLEY: Isleta and Bridge Boulevards Corridors
Metropolitan Redevelopment Area Designation Report

INTRODUCTION

The Metropolitan Redevelopment Code (3-60A-1 to 3-60-38 NASA,1978) provides cities in New Mexico
with powers to correct conditions within their areas of operation which "substantially inflict or arrest the
sound and orderly development” of the city. "Areas of operation” , according to the MR Code, "means the
area within the corporate limits of the municipality and the area outside of the corporate limits but within

" five miles of such limits..." These powers can help reverse an area's decline and stagnation; however, they

can be used only within designated Metropolitan Redevelopment Areas.

This report proposes that the [seta and Bridge Boulevards Corridors area be designated a Metropolitan
Redevelopment Area. The MRA boundaries includes properties selected according to the following
criteria: ' '

1. Property fronts on Bridge Boulevard between Goff Blvd.and the Rio Grande, or on Isleta Boulevard
between Bridge Blvd. and Arenal Road.

2. Property is commercial in use and is contiguous with commercial property at intersections along Bridge
Boulevard or Isleta Boulevard. ‘

3. Property is vacant and contiguous with vacant property that fronts on Bridge Blvd. or Isleta Blvd.
(See Map 1)

Designation of a Metropolitan Redevelopment Area is based on findings of "slum" or "blight" conditions,
as defined in the Metropolitan Redevelopment Code (3-60A-8). The criteria for a "blighted” area in the
Code* can be divided into two major groups: physical conditions and economic conditions. The following
analyses of the Isleta/Bridge Corridor area according to criteria for each category of blight indicates that

* "Blighted arca” means an area within the area of operation other than a slum area, which, by reason of the presence of a
substantial number of deteriorated or deteriorating structures, predominarice of defective or inadequate street layout, Taulty lot layout
in relation to size, adequacy, accessibility or usefulness, insanitary or unsafe conditions, deterioration of site or other improvements,
diversity of ownership, tax or special assessment delinquency exceeding the fair value of the land, defective or unusual conditions of
title, improper subdivisions or lack of adequate housing facilities in the area or obsolete or impractical planning and platting, or an
area where a significant number of commercial or mercantile businesses have ¢losed or significantly reduced their operations due to
the economic losses or loss of profit due to operating in the area, low levels of commercial or industrial activity or redevelopment, or
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unemployment rate is 12%, while 56 % are high school graduates, compared with 76.5 % for
Albuquerque's population.

A survey of businesses conducted this year (95) by the RGCDC for the Isleta Blyd. and Bridge Blvd.
corridor indicates that 50+% were begun in the last 5-7 years, indicating a high tumover rate among
companies. In general, they are isolated, under-capitalized, in need of technical assistance and marketing
of their products, and would likely benefit from revitalization.

CONCLUSION

As shown in the report, existing conditions meet the criteria for a "blighted" area. These conditions have
"substantially impaired the sound growth and economic health and well being..." (MR Code) of the Isleta
Boulevard and Bridge Boulevard area.

The designation of the area as a Metropolitan Redevelopment Area will assist in achieving the following
goals:

* Eliminate conditions which are detrimental to public health, safety and welfare
* Conserve, improve and expand affordable housing availability to families
* Improve economic conditions through coordinated public, community and private actions

With the powers made available by Metropolitan Redevelopment Area designation, the City will be
working with the community non-profit and private sectors to create opportunities for appropriate new
housing, assist in the establishment of new commercial ventures, and implement public improvements,
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APPENDIX B

Census Data

1980 Census
1 2 3 4 5 6 7 8 Y 10 1 12 13 14 15 16 17 18 19
County 419,700  43%  63.80% 18.1 36.80% $16,239 765 228 60.7%  $54,100 6.8%
23 8494 66%  55.60%  4722.66 20.3 30.60% 6846.16 2631 $11,603 30,527.493 455 4.9 2779 1340 67.3% 187027 $34,700 sg:
43 5051  66% 5830%  2944.73 17.7 71.60% 3616.52 1675  $12,439 20,835325 58.5 10.6 1729 911 67.5% 1167.08 $40,200 72%
44.01 3,173 58% 5120%  1624.58 17 83.50% 2808.11 929 SILIT 10,327,693 49.7 58 1044 562 76.9% 802.836  $36,300 6.2%
44.02 3533 69% 60.30%  2130.40 20.1 6730% 2377.7) 995 $15,162 15,086,190 52.7 6.4 1187 727  80.4% 954.348  $42200 11.5%
45.01 3247  68%  53.60% 1740.39 249 84.40% 274047 937 $10,359 9,706,383  39.3 4.7 1127 527 67.6% 761.852  $30,600 ggz:
45.02 3.491 5%  53.80% 1878.16 20.3 71.20% 2485.59 1072 $11.154 11957088 54.1 39 1186 581 65.5% 776.83 $37.,000 ’
Summary 26,989 55.73% 77.34% 8239  $11972 11948 50.0 6.1 9052 4648 70.0%  $36,833
1990 Census
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 © 18 19

County 480,577  44%  67.7% 325350.630 19.] 02 382% 185582  $27,382 82.1% 26.7% 201,235 112,589  60.7% $85.300 10.2%
23 7613 629%  59.8% 4552.574 185 2.1 833% 6341.63 2444 $19.431 47489364 56.3% 7.7% 2,806 1,516  774% 217184 $s56.300 8.8%
43 4,863 526% 59.4% 2888.622 176 17 732% 3559.72 1548 $22,386 34,653,528 59.0% 10.7% 1.763 1,045 - 67.5%  1190.03 $61,800 i?;: -
44.01 2976 60.7% 51.4% 1529.664 209 13 84.0% 2499.84 957 815,167 14514819 40.7% 5.4% 1,001 1,081  76.9% 769.77 $58,600 1.3%
44.02 3444 569%  61.6% 2121504 212 08 684% 23557 1081 $21,849 23618769 59.8% 6.7% 1,061 869  80.4% 853.04 $66.300 10.7%
45.0] 3223 583%  S8.6% 1888.678 188 1.7 84.4% 272021 1010 $16491 16,655910 52.2% 7.2% 1,127 683  67.6% 761.85 $51300 77%
45.02 3423 53.0%  54.0% 1848.42 205 1.6 74.8% 2560.4 1109 $15906 17,639,754 51.7% 5.5% 1,186 726 65.5% 776.83 $57,100
Sumimary 25,542 58.1% 78.4% 8149 518,968 533% 11.7% 8.944 5.920 729%  $58,567
Categories

! population 11 weighted median houschold income

2 samc house since 1985 12 high schoo! graduate

3 labor participation rate 13 college graduate

4 weighted labor participation rate 14 total housing units

5 travel time to work 15 owner occupied units

6 dwelling units/acre 16 owner occupied

7 Spanish origin 17 weighted owner occupicd

8 wcighted Spanish origin 18 median house value

9 number of houscholds 19 rental vacant

10 median household income
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Revitalization Plan
Facts:

1. The planning process is being
carried out under the State's
Metropolitan Redevelopment Area

_ Legislation. it requires area
boundaries to be established and,
then, a plan to be prepared and
adopted by local government prior to
allocation of available resources to
the area. (See Map 1). The funds
obtained by RGCDC were allocated
through a performance-based
contract which requires boundaries to
be identified, and a plan to be
prepared with community input.
Three, specific, do-able,
development projects are to be
determined by the community as part
of the plan.

2. The RGCDC is the lead agency;
the City of ABQ and the County are
participating with Dekker/Perich and
Associates, consultant to the
RGCDC, as part of a technical team,
to evaluate the possibility of these
ideas, report back to the Community
Planning Committee, which has been
established by RGCDC to help-sort
out the ideas and issues to be
included in the Plan.

3. The community meetings will
provide the ideas through the
participatory planning meetings.
RGCDC and Dekker/Perich and
Associates will determine their
feasibility and report this to the
Community Planning Committee,
which will help sort out the ideas and

- Issues to be included in the plan.

4. RGCDC will submit the Plan to the
County and City for adoption, and will
follow up on the plan for
implementation.

NEXT STEPS IN THE PROCESS:

At the next meeting on July 18, at the Rio
Grande High School, we will as ourselves 3
questions:

1. What kind of South Valley do we want to leave
our grandchildren and great grandchildren?

2. How do we make this happen in the Planning
Area?

3. What specific changes, and where, do we
want to see happen?

So: Cruise Isleta and Bridge, look at major
retail areas, vacant land, deteriorated
buildings, etc., and think about 1 & 3.

Map 1: Metropolitan ,
Redevelopment Area Plan
Boundaries

Map 2: Zoning on Isleta and
Bridge Blvds showing commercial
use




aJe am ‘Bunaaw ay) je sysey Jno
10} PSUIING M JBUM [[BD3] [|NOK J] 'Y

Zauole

abesn jesnynoube pue [ehuspisal
Bugsixe aAeaT ¢ buselouslsp

S| ey} a0eds |ejoewoo Bulsixa op
-31j0U AYM ¢ eoeds [e101aWwoo 10y
Bujuoz Bulpusixa nok ale AM D e

"Jodojanap sl se snlss

‘uonelodioo juswdojaasp Apuniwoo
Woud-104-jou e se ‘sjeudosdde ataym
pue ‘ueid ayj Jo uonejuswa|dun

ayy Jexo.q 01 spusjul ANy DaIDDY

8y "no way; BuiAues oy ueid e yum
dn awoo uay; pue ‘s|gexIom alkauyy
985 0} (SaJe100SSY PUB Youad/1axyaq
Upm) Wwauy) isa) p,am pue sapiqissod
uawdojaAap ouads ¢ Auap uay)
pue ‘salbajess pue s3daouos ayy Uim
dn awoo o} Ayunwiwoo al] sisisse
1ey} ssaooud e paubisap asojesaly) ap
'} "uonedyRUSPI JIay} 0 uoheujuLIBlep
pue uopedioed ybnolyy Apunwiwod
8y} Jamoduwa 1M 1eY) JuawdojaAsp
pue uonjeasesald ul sanunpoddo
32as 0} s| JusWIaIe)S UoissitL
$,0009Y ui pessaldxa Ayunwiod
9y} 0} Juswiiwwoo syy Ing ‘sbuuesy
pasinbai ay} pjay usy) pue ued pue
BaJe ue Jayiabol ind aney pinoo app

‘SAI}OB3I JOU pue

3AROE-01d 5q 0] PAJUBM OM ‘SPIOM
Jaylo u| "e19|s} Jo UORONIISLUODA
s,Aluno9 ayj wawsiddns o) VN ue
usiiqeise o3 spuny Joj AU ay) payse
Pue ‘uone|siBa| juawdojarapay ealy
ueyjodonapy au) JnNoge o punoy

am 08 ‘ueld ou sey Ajunwwos ay
‘Juasald 1y "SjuBM )i Jeym Ajunwiuon
ay} bunyse juase Aay] ‘salisap Jo
sanjea Ajunuwiwod Joy pieBas Jnoypm
SN punole (e Buipjing pue (Buijjes
3le s1sumo pue) pue| Buigqesb/buifng
aJe siadojeAaq 'sn punole e

uo Buiob juswdojanap s| a1ay} ‘pies
BOEg YUBJS JUapisald DAO9DY SY VY

ésiyyie
$10Q09Y 40 3j0J 3Y} S IBUM D 2

‘saoueIsSwWwnoLo pabueyd

0} aoue|eq ysijge)saal 0} ‘'spiom

Jayjo uj "AYunwiwiod sy} apisiNo Woly
S48WINSUOD OBJIE JO/PUB APUNWILLIOD
3y} Ul puewsap pue spaau buyeaald
343 ojul 13 Ued jey) ‘jenuapisal

pue [elalswwod ‘jesnynoube

019 'sweiboud ‘spsford ‘sgouapisal

i

J0 sassaulsnq jo sadA) Buikjnuapi
Aq wbq jo spaye sy sjeunwLre

40 sonpal o} Jdwaye ue st bujuued
uonezijeyaas, ‘puiws ui siyy Buideoay

"sAoqe sauobaleo ayy

VN 8y3 Joj pssodold am sauepunoq
3ul jey} Y8} apn “seate Bulpunouns
o} anjeA Jo ssoj e Ul synsal

os|e }| "sqof jana| Anjua 40 sso| se
[19M se ‘sjqejieAe Ajipeas jou sadiAses
Pue spoob ‘uononpoud jeinynoube

30 SS0] Jo suus) uf AYunWod Jno Joy
wajqosd e saynmsuoo biq ‘usyo

‘(sdoys

lIE18) pue sjueineisal yum eale ue

ul pefyunf e “6a) ‘ssasuisnq ay} uo
8le asuaApe ue sAey sbuyy asayy
uaym Jo ‘sesn Jo seate Bujpunouns
Uo j08y)e sAebau e sey ssauisng

B Usum sisixa s1y y6uq jeuonou p

'saoud Jamoj ‘usyo

‘Pue spoob Jo AjsioAip pasealoul
UM Salljioe) Jaluiys ‘Jamau 0} Jayletl
Bunsixa ayy meip siojueo (1g10l
JabBie ‘sousosajosqo |eaibojouyoay
@' 'aoeds pue ABojouyoa)

paseasout Buuinbai Aiddns

PUB puBLap pasealoul Jo ajppi ayy
ur Jybneo sjab swysygeise leal

B Usym si siuy :ybiiq [euonouny g

‘sweiboud

adueUBUIEW |BIDadS alinbas Aew jng
‘sBulpling jenuapisal 1o jeolaWwWos
I8yna ui siqeyaaul jou st siyy -ybiq
Jajns 0} s) ¥ Ajay) asow ayy ainonuys
au} Japjo ay] -ebe jo uonouny e

SE ||oM se ‘aoueusiuiew (Jo joe|) pue
SN Jo uohouny e aq Aew osje I :ssoj
OlWouds Jo }insal e Se 9jelous)ap
039 ‘pue| [esnynoube ‘sBuipjing
‘(99s ued NOA 8soy)) spadse
12a1sAyd auy usym :ybiq [eaISAUY 7

‘seseasoul

Sa10}s Iejal Jo uonealdnp ssa9Xa pue
asealoul sajes AoueoeA ‘sasealoap
PaIajjo spoob Jo Aysianip ssauisng
ui 'mojle; sAej Jo/pue spaem oy

Suin} puej ‘aimnoube u| ‘sjesousiop
sasnoy ‘suue) ‘syueld |eaisAyd

PUE J50] ale sqof jey; si ynsal
leo1sAyd sy -sdoys aLoOU| ssauisng
PUe sieaddesip puewsap ‘jso| ale
SixewWw ‘Adwis :y61q ollWouooT °L

‘Sauobajes unoy aie asay
619 jo spoadse JusIayIp ase ajayy

Y6U Buppiom

aunb jou ase sBuy; ataym ‘souelequul
ue si y6liq uay; ‘soueleq jo

91E}S B se pauyap aq Ueo aje}s yjeay
B J| .'SHEed awos Jo yjesp Jo/pue
uoneubess ‘ymoib Jo uonessen
‘Buusyum, vl synsal jey; 8aJo} Aue
S1YBIg MON "SauEepUnog Yy U}
Bujuruuaiap ur ,ubia, jo uoneubisap
9} 3s0Y2 am 'ealy Juawidojerapay
ueyjodone e Buluiuusyep

Joy “Wbq Jo wnjs ‘saotoyo 8|qissod
oM} S8AI6 apon uawdojanapay
ueyjodosapy ayy ajym ‘Bupesiu

94l Je pajedipul am Sy ‘spa|g

ejo|s| pue a6pug 0} suoys Jno

J0 peay syj 03 seob uoysanb sy -y

¢buiuueld uoneziepnas
Aq uesuw nok op 1eyp O L

"Bunum ur way) Jemsue o) pasiwoid
M ‘siuedionued Bujjesw ay) Aq
pasiel ajem uonoas sy} Ui suonsanb
aU} islamsuy pue suoissny




placing an emphasis on preserving
the character of the South Valley. We
hope to fight the blight. The scope of
our planning project is limited to the
frontage on Isleta and Bridge. Now,
most of the frontage is zoned
commercial or industrial, even where
there is or has been obvioys
residential or agricultural usage, and
Smﬁ.ma a problem.

P

u.mqm“\

4. Q. How can we preserve the
Valley's quality of life? extend
ditches, fields, rural areas?

How do we keep/change existing
zoning? What will happen to private
residences? Why emphasize
Commercial, why not residential?

A. Preserving the Valley's quality of
life will require a long, difficult
process. At presentitis being
chipped away at by zoning changes,
Special use permits, and other
mechanisms. Developers, banks,
political actors have traditionally had
the power to bring these about. So
every change that we don't agree
with has to be challenged, pressure
must be applied until the community
is satisfied. However, this must be
based on a plan that has a broad
base of support in the community.
Preparation of a plan that will extend
ditches, fields and rural areas must
have a social and economic rationale
to be acceptable. As you participate
in the planning process, however,
you can identify where you want
preservation or change to take place,
at least on Isleta and Bridge Bivds at
this point.

In our approach to this planning
process, we emphasized commercial
because that is the prevailing zoning
for Isleta and Bridge Blvds, despite
residential and other use. (See Map
2), and where most blight exists. But
we anticipated including residential

R R S .

opportunities as well, as yoy identify
them.

5. Q. Won't the City ('burque) benefit
from this development? Don't they
own the thoroughfares? rights of
way? Once the area js improved
wont the City annex? How can we
de-annex?

A. Please look at the Map 3, showing
City owned land in our planning area.
The white areas areg City owned
land. Therefore, Goff Plaza, a small
residential area, and portions of
Bridge to the West of Goff are City
owned. The benefit from this
revitalization effort will be minimal.
At present we dont know of any City
policy to annex the South Valley or
portions thereof. This revitalization
effort will not lay the groundwork for
City annexation: it already has State
authority to operate 5 miles outside
its limits,

6. Q. Will development serve the
existing community? ‘How can we
get family oriented entertainment?
Why haven't you included social
services?

A. As we outlined above, we are
concemed about the same question:
development without displacement,
development that enhances rather

-than destroys existing community

usage. That's why we're undertaking
this effort. But its up to you to work
with us to determine that kind of
development and what you want to
see, and where you want family
entertainment and other amenites to
be placed. We'll do the follow-up.
Social services planning requires a
different set of actors to be involved,
and we would very much like
suggestions as to who they area and
how we can include them in this
planning process.

7. Q. How can we be sure that the
Plan get implemented? What
resources exist to do the plan? How
do we end red-lining by financial
institutions?

A. We're aware that many plans have
been done with Community
participation, and some have ignored
the commuity's input, and other's

have been shelved. What is different
here is that this planning is being
carried out by one of your
organization's, the Rio Grande
Community Development
Corporation, whose board is made up
of South Valley residents and
business owners. RGCDG will
pursue its implementation. You can
join us by becoming a board member
or an individual member of RGCDC
(%10 a year) and helping us.

Now, any development will have to
be pursued with private and public
resources. At present we have g
working relationship with City and
County governments and some
financial institutions. We are aware,
as they are, of practices of red-lining.
However, financial institutions have
to comply with the provisions of the
Community Reinvestment Act, and,
where necessary, working together
we can bring about CRA
enforcement. :

8. Q. What can we do to improve the
appearance of the boulevards?
Despite dollars Spent some areas are
still blighted.

A. This question raises the issue of
code enforcement, and the impact of
blighted areas on surrounding areas.
This is a very difficult question for the
South Valley. The SV has been a
rural area with rural values, but is
transitioning into a semi-urban or
semi-rural area. The prevailing
attitude with respect to property is
that owners should be able to do
what they like with their property
without restriction. This runs smack
into the face of urban development
with its emphasis on planned usage
as expressed in zoning statutes. So,
for example, without naming anyone,
the County has been to court and
gotten a judgement to remove
articles, etc. from an business area
that constitutes a health hazard and
affects surrounding businesses as 3
zoning violation. However, this will
require the expenditure of funds by
the County (about $35,000) to clean
up the area (the owner doesnt have
the money). The Commission wont
spend the money because 1.) its not
politically popular and 2) the
community doesn't care about what a
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Map 3: City owned land in MRA
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County proceeds with planning for 3 o ) ean R === 2 ks
reconstruction of Isleta: RGCDC = o e | e —— e = 2
will coordinate meetings with e L AT — i NG =TT o s
owners of properties. LSS <\ | [ By s el = ——
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The County of Bemalillo is = e Nl (11111} m_“_m_uﬁ e
proceeding with its plans for e T BT = | RN 2
reconstructing Isleta Blvd. Present AT oL :

timetables call for the planning to be
completed by the end of this year,
with construction to take place mid-
to late-1996.The accompanying map
shows the changes to street routing,
islands and comers at feeder streets
which are being planned. Andrews,
Asbury and Robert, Inc. is the
engineering firm responsible for
developing the construction plans.

Map 4: Isleta m<n Reconstruction
Plans.

MAY, 1995
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Bridge/lsleta Revitalization Plan

Appendix D - Business Survey

Survey: South Valley Revitalization Plan for Isleta and Bridge

I. Business Prolile

) Type of busincss:

2) Years 1n Operation.

3) Ownership is: Female Male

4) [s this a minority owned business: Yes No

5) Square [ootage of Business:

6) Squarc footage of entire lot:

7) Gross annual sales for: 1990 199] 1992 1993 1954

8) Net worth of business:
9) Number of Employecs:
10)  How many employces live within a:
172 mile Imile Smiles 10miles or more away [rom the business
11)  Number of employees that are: Male Femalc .
12)  Number of employees that arc in the age rage of: 16-21  22-22 28-35 36-45 46-55

14)  What percent of your customers live within:

1/2 milc of business  Imile Smiles 10miles away or more
15)  Number of employeesin: 1990 1991 - 1992 1993 1994 1995
16) Do you have plans for cxpansion; Yes No

City of Albugquerque Rio Grande Community Development Corporation




Bridge/Isleta Revitalization Plan

I yes, What type:

. When do you expect to bcgin:

What will the cstimated costs be:

Where will you seek i unding:___

7)  What are your business hours:

18) Do you: Rent Own

19} How much was your rentin: 1990 1991 1992 1993

© 1994 1995 !

20)  Whoare your top 3 suppliers and where are lhey located

L. South Valley Abg NM  other Slate [nternational
2, South Valley Aby NM other Stale Intemational
3 South Valley Aby NM  other Stale  International

21)  Where do you do your business banking: South Valley Abq  other
Name of Bank:

II. Personal Profile

1) Male Female 2) Age:
3) .. Mamied Single Divorced Scparated
4) How many members in your immediate family:

5 Education attainment:  Some high school  High schoo) some college collage grad

City of Albuquerque Rio Grande Community Developmenf Corporation




Bridge/lsleta Revitalization Plan

Prolessional Graduate studies
0) Do you live within your business arca: 12mile Imile Smile
10miles away or more
7) Why did you start your business:  Location family busincss close to home

target area for clients  other

8) Why did you choosc the Islcta/Bridge area:

9 Do any members of your lamily work al your business: Yes No

10)  Are you ecmployed elsewhere: Yes No

Il yes where: South Valley Abq  other arca;

City of Albuquerque Rio Grande Community Development Corporation




Bridge/isleta Revitalization Plan

III. - Revitalization: What are some of the improvements to the general area that would enhance business opportunities for area of

Isleta and Bridge
What could government do What could businesses do What could residents do
| Immediately midlcnm long lerm Immediately midterm long term tmmediately | miderm ] lonp lerm
Landscaping
L 1 1 !
curbs and
gutlers
drainage
sireel repair

signage

lights

slrect

cleaning

r .

streel repair

[mprovement
of business
fasads

blighted
arcas

City of Albuguerque Rio Grande Community Development Corporation




Bridge/Isleta Revitalization Plan

1) What would you like to sec done with vacant lots:
2) abandoned buildings:
3) How would you beaulily Isleta and Bridge:
4) How do you think these could be implemented:
5) What would be nceded: Ombudsperson Business Association Task force  Neighborhood Associations
6) What advantages does the Isleta Bridge arca provide (or your business:
7) Docs the South Valley need to improve it's image: Yes No
If so how can this be done:
1V. Needs Assessment for Isleta Bridge Businesses
| Business Plauning Findnelal Planning Business _Strategies Office _Manngement |

Inventory management

Pricing

Putting together a business
plan

Purchasing

Workshops on zoning,
building codes, cily &

county policics

Parking

Cash flow management

Book keeping

Taxes-property
income
business
personal
How (o apply lor a loan

Marketing and Advertising

Display stralegics

-~

Business Image: Use of

business cards, statiouary, '

office supplies, elc..
Sales techniques
Business technical
assislance and resources

available

Expaasion

Personnel management
policies, hiring, firing

Diversification
Personnel training
Type:

Technolopy

Insurance- liability, fire,
invenlory, workman's

compensation

Energy conservation

City of Albuquerque

Rio Grande Community Development Corporation
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APPENDIX E

Desired Goods and Services

Project Suggestions

bagels health food store (Montafiita) cultural muséum

bakery multi-family housing display of weaving

bookstore mercado with produce, arts, crafts expand and clean-up medical center at Bridge
bowling alley nice restaurant and Isleta

clothing stores Peifia Frederico Armijo sculpture

coffee house pizza/italian restaurant improve Apple Orchard

computer software miniature golf improved bus stop

county market: permanent site growers market reopen drive-in local gov't center: planning, zoning, econ. dev.
expand storage lot shopping center park

fabric store small shops remove junk yard #|

community owned and operated farm sporting goods remove junk yard #2

food market sports center skateboard and roller blade opportunity

gallery theater restore farm = community owned and operated
hallmark cards territorial theme shopping center w/ garden (Sanchez Property)

health club/spa walkways & outdoor cafes’ widen Isleta to three lanes and landscape

care for children while parents shop

Public Policy and Services Recommendations

attract Valley/local suppliers of products for local  low interest loans for remodeling bike paths on acequia
businesses low lighting branch library
cleanup bottle graveyard behind casa liquors maintain structures that are worth maintaining bus service to Valley
community policing more $ = renovation of existing businesses more pedestrian paths
facade improvement wider landscaped sidewalks recreation park at five points with bike trails from
link with schools to create educational Village Centers neighborhood to nei ghborhood
opportunities rezone C-1 to R-1 where appropriate Rio Grande State Park expansion: (rails

lots of green open spaces uniform signs school on wheels




APPENDIX F

Preliminary Development Concepts

Table 1

Territorial Shopping Center at Bridge and Isleta (La Familia)
all shops on priority list

Hallmark

bookstore

health food store
: restaurant

computer software

landscaping

trees w/walkways

low-level lighting

Recreation Area Arenal and Isleta (bingo)
Bowling alley

Theatre

Miniature Golf

Cultural Center Arenal and Isleta (Smith's)
Art Gallery

Cultural Museum

Coffee Shop

Artists demonstrating painting, weaving, etc.
Senior Citizens' Resource Center

Table 2

Territorial Shopping Center La Familia or Five Points
Gateway to the Valley

bakery

bookstore




{abric store

Pefia (music/food)

kids store

theatre

nice restaurant

traithead to historic riverwalk

County Market 2 large adjacent lots on E side of Isleta
farm produce '

local arts and crafts

temporary spaces

local, small-scale producers

Community Farm Sanchez Farm
incorporate Rio Grande High School/TVI
experimental agriculture

Table 3

Mercado/Growers Market Five Points
Community Farm
Heathfood Store

Retail Shopping Center Bridge and Isleta
Clothing

Fabric Store

Bakery

Bookstore

Coffeehouse

Restauranthqvie Theater/Bowling Arenal and Isleta
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Glossary of Terms and Acronyms

amortization: a gradual paying off of a debt by periodic installments. example: A $100,000 loan is arranged at a 12% interest rate. The borrower pays
$13,500 in the first year. Of the payment, $12,000 is for interest, $1,500 for amortization. After the payment, the loan balance is amortized to $98,500.

anchor tenant: the main tenant in a shopping center.

annexation: the process by which an incorporated city expands its boundaries to include a specified area. The rules of annexation are established by state
law and generally require a public ballot within the city and the area to be annexed. Other incorporated areas are generally protected from annexation by an
adjacent city. example: Annexation is generally sought by a city to expand its boundaries by taking in an area to which it may already be providing services.

blighted area: a section of a city in which a majority of the structures are dilapidated. example: Urban renewal is planned for several blighted areas of the
city. Within these areas, houses that do not meet housi_ng codes are to be rehabilitated or demolished and new buildings constructed.

business incubator: a small business center for newly formed small business in which tenant business often share the expenses of some services

(receptionist, book keeping) and equipment (telephones, photocopy machines). These centers also offer technical assistance and capacity building services to
tenant businesses. '

business retention and expansion: the economic development goal of retaining existing business in a locality and helping it to expand.

capitalization rate: the rate of return used to derive the capital value of an income stream. The formula js:

Value = annual income/capitalization rate.

example: The estimated net operating income of an office building is $12,000 per year. An appraiser decides the appropriate capitalization rate is 12%,
comprised of a 10% return on investment and 2% for depreciation. The estimated value of the building is $100,000.

capitalization value: the value estimated by converting an income stream into a lump sum amount. example: A small parking lot generates $10,000 of
income each year. If the appropriate capitalization rate is 8% for this type of property, considering the quality and duration of the expected income, the
capitalized value is $125,000. This is computed by dividing the $10,000 income stream by 8% (.08).

commercial nodes: local centers of retail and business activity often located in the vicinity of major street intersections.

CPC: County Planning Commission, the appointed body in Bernalillo County responsible for reviewing and approving land planning, land use, and
subdivisions for unincorporated areas of the County.

depreciation (appraisal): a charge against the reproduction cost (new) for an asset for the estimated wear and obsolescence. Depreciation may be physical,
functional, or economic. example: the estimated reproduction cost (new) of a theater being appraised is $500,000. Wear and tear sustained during its life is
estimated at $100,000. Functional obsolescence caused by lack of air-conditioning and high ceilings causes an estimated loss of $100,000. Itisina
decaying area of the city estimated at causing $100,000 of economic obsolescence. Total depreciation is estimated at $300,000.




DRB: Design Review Board, in some munici

palities the staff body of government responsible for reviewing and approving land planning, land use, and
subdivision within its jurisdiction.

\
economic development: increasing the economic vitality of a community, county, or region through investment and job creation in that area.

EDA: Economic Development Administration, part of the United States Federal Commerce Department.

EZ/EC Empowerment Zone / Enterprise Community

facade improvements: improvements made on the outside front wall of a building.

fee waivers:

an urban renewal incentive for new construction or rehabilitation involving the waiving of some or all local government fees associated with
building.

Free Zone designation: indicates that there are no other first-run movie theaters within five miles.

income stream: a regular flow of mone

y generated by a business or investment. example: A net lease that pays $1,000 per month rent for 10 years
provides an income stream.,

JTPA training incentives: incentives

provided for technical and vocational training and other forms of work force development through the federal Job
Training Programs Act.

land-cost write down: an incentive for new construction

involving the purchase of land targeted for renewal by a municipality. The land is then sold by the
municipality to a private entity for below the market price.

lenders package fee: a package of archrtectural drawings submitted to a financial institution in order to secure financing.
lessee: a person to whom property is rented under a lease. A tenant.

MRA: Metropolitan Redevelopment Area

net operating income (NOI): income from property or business after operating expenses have been deducted, but before deducting income taxes and
financing expenses (interest and principal payments). The formula is:
NOI = gross income - operating expenses

pedestrianism: the urban design goal of promoting foot traffic over vehicular traffic, often involving the redesign of sidewalks, parking, and streetlighting.

plenary: attended by all members.




police power: the right of any governmental body to enact and enforce regulations for the order, safety, health, morals, and general welfare of the public.

pro bono: literally, "for free." :

pro forma statement: (from Latin pro forma, "according to form"). Financial statements showing what is expected to occur. example: the broker prepared
a pro-forma statement for the prospective purchaser. It showed the expected cash flows for the property.

public incentives: a variety of strategies used by local governments to promote economic development and urban renewal in areas where market
inefficiencies obstruct development.

RGCDC: Rio Crande Community Development Corporation

revitalization: the renewal of both the urban fabric and economy of formerly vibrant, often inner city, neighborhoods.

SBDC: Small Business Development Center, an organization providing technical assistance on a local basis to small businesses.

tax abatements: an urban renewal or economic development incentive involving the forgiveness of or partial relief from tax liabilities.

Tax Increment Financing (TIF): a method of funding public investment in an area by recapturing, for a period of time, all or a portion of the increased tax
revenues that may result if redevelopment stimulates private investment.

UEC: Utility Expansion Charge, the City of Albuquerque hook-up fee for water and sewer extension. R

urban renewal: the process of redeveloping deteriorated sections of the city, often through demolition and new construction. Although urban renewal méy
be privately funded, it is most often associated with government renewal programs.

zoning: a legal mechanism for local governments to regulate the use of privately owned real property by specific application of police power to prevent
conflicting land uses and promote orderly development. All privately owned land within the jurisdiction is placed within designated zones that limit the type

and intensity of development permitted.




