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hirty-seven percent of people living in the Atlanta suburbs

wigh they could move to 2 more urban home where they

could walk to restaurants, maybe walk to work and gener-
ally experience what Albuquergue real estate and business
developer Chris Leinberger calls “the excitement of urbanity.”

Leinberger follows housing preference studies closely and
says it’s not just the Atlanta suburbs where people yearn for
more housing options. A survey funded by Leinberger's Arcadia
Land Company found nearly the same statistics hold true for
Albuquerque. The bottorn line: There's much more demand for
walkable urban Jiving in the Duke City thar there is supply.

While supporters of the recently passed Planned Growth
Strategy Ordinance are beginning to sound a little weary fend-
ing off critics who say the legislation is “anti-growth” or “a no-
growth policy” (read: some fringe developers and the two real
cstate professionals on the City Council who voted against it,
Tina Cummins and Satly Mayer}, infill developers like
Leinberger literally bounce with etrergy arguing that the very
same ordinance will energize this city’s economy.

“In this post-industriat world, quality of life is economic
growth,” says Leinberger, “If we can't provide a full spectrum of
housing choices, we can't compete for high-wage jobs with
cities like Austin, San Francisco or Boston.”

But why then, from a free-marketer’s perspective, isn't this
happening? If, as Leinberger says, there is tremendous pent-up
demand for walkable urban living, then developers should hap-
pily make a profit providing it—no government intervention
needed. At least, that's been the argument against the Planned
Growth Strategy coming from folks like Cummins and Mayer.
Why not let the invigible hand of the market work its efficient
magic and give peopie the kinds of housing they desire?

Because there is no such thing as a local povernment that
doesn’t influence the housing market; at least not when water,
sewer, public transportation, rcads, schools and parks are part of
the government agenda, Additionally, according to Leinberger,
housing studies routinely show that for the past few decades
government policies regarding roads, sewers and the like have
inadvertently encouraged sprawling development beyond what
the market alone would dictate, both here in Albuquerque and
in most other cities around the country.

For this reason, Leintherger sees “huge opportunity” for the
Planned Growth Strategy to set Albuquerque on 2 new path,
seeing as an estimated 100,000 people in the greater metro
area want walkable urban living, In fact, his company is a major
investor in the Historic District Emprovement Company that is
putting its time and money where his mouth is and is taking
advantage of the "tremendous pent-up demand” for this type of
housing [see sidebar).
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Subsidizing sprawl development
Albuquerque charges $1,250 for a new residence to hook up to
city water and sewer. The pricing method sounds fair because
every new residence is charged the same amount. But not every
new residence costs the same to hook up. A developer who tears
down an abandoned building and builds new apartments on the
lot {where water and sewer lines already exist} will pay $1,250
per apartment unit, the same amount charged to extend brand-
new water and sewer lines to a house built on the city fringes.

[t cost the city about $100 per apartment unit to hook up
utilities in a project recently developed on an infill fot by
Arcadia Land Company. The other $1,150 per apartment wnit,
Leinberger says, subsidizes the expansion of utilities to new
developments on the {ringes.

“Most studies show that spraw} development only covers
6o to o percent of infrastructure costs,” says Leinberger. “The
rest comes out of taxpayers’ pockeis and out of infill developers’
pockets ... and it's only in the last ten years that we've begun to
realize, 'Oh my God. We're subsidizing sprawl.””

As soon as the end of this year, the rg-member Planned .
Growth Strategy Task Force (which includes Leinberger} will be
making policy recommendations to the city council. Those rec-
omimendations could lean one of three ways: Continue the sta-
tus quo with government policies that encourages sprawl devel-
cpment aver infill, craft government policy so that neither
sprawl nor infill is favored, or tilt the market in a new direc-
tion—towards revitalization and infill development.

Either way, the task force’s recommendations will repre-
sent the hard work that went into eventually passing the
Planned Growth Strategy Ordinance last year on a 7-2 council
vote. Whatever direction the task force leans in, it would be fool-
hardy for anyone to call the ordinance a “no-growth” policy.
There is simply no language in the bill, nor in the task force’s
mandate, to prohibit Albuquerque’s pepulation growth and
future development,

“Builders domn't really care where they build,” says Jim
Polkman, spokesman for the Homebuilders Association of
Central New Mexico, "We just want to know the rules and have
some predictability.”

Although Folkman had warned against some of the legal
aspects of early drafts of the Planned Growth Strategy
Ordinance, especially any changes in impact fees charged to
developers that could viclate state laws, he also thinks
Leinberger has a valid point.

“Theze is a market for infill,” Folkman adds, “and I have
good reason to believe the market could be bigger.”

But, make no misiake, Fofkman does not agree that resi-
dential developments on the outskirts of town are being subsi-

_ dized by property taxes coming from Albuquerque’s older

neighborhoods.
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“That's bunk,” insists Folkiman. “Developers and hqme
owners within a new subdivision pay for all the infrastructure
and give that money to the cty. Then you hear the city funded
sewer and roads, but developers have to pay for that as well
because the city doesn’t have the money. The best example is
Ventana Ranch. 0ld neighborhoods den't subsidize the new
neighborhoods, just the opposite is true, and I get angry when |
hear that.”

Subsidies aside, for proof of the “tremendous pent-up
demand"” for walkable urban living, look at the rents that recent.
Downtown re-developments are hauling in. New office and
retail spaces in the 1z-block redevelopment district (anchored by
the Century-14 Downtown Theater on the corner of First Street
and Central Avenue) are getting the highest rents in the city.
Prices for new residential lofts in the redevelopmenl district
have already jumped twice since they began selling five months
ago, and they are now priced 2.5 times higher than average rent
in other parts of the city for the same square footage,

When Leinberger was interviewed by National Public Radio
in July 2000 for a “Morning Edition” segment on urban renew-
al and sprawl—back when it was still too early to say with
absotute certainty that the Downtown redevelopment would suc-
ceed—he was asked if the point had come where he stopped
waking up at night wondering: “Ch my God, what if this doesn™
work?”

Leinberger suggested the reporter returi and ask him
again in two years. “Morning Edition” has vet to update the
country, but Leinberger no longer loses slecp at night. [n fact e
now says with complete confidence: “There is tremendous
opportunity here for developers.”

Planning for growth

The first thing Jim Follanan does in an interview about future
growth in Albuquerque is rename the Planned Growth Strategy
Ordinance. Folkman prefers to call it “planning for growth,” an
important distinetion because it drops all pretense of govern-
ment control over the pace of growth.

For some, the renaming also drops all kope that the public
at large, if it go desired, could de something to stop the middie
Ric Grande Valley from becoming ancther vast and sprawling
Phoenix—from becoming the sort of city that even [rom the.
vantage point of an airplane scems made of sprawling develop-
ments reproduced again and again by a cookie cuiter.
Regardless, planning for growth is an apt term for the sivatepy.

“It's neither pro- nor anti-growth,” says City Councilor
Michael Cadigan, who represents the Westside, and along with
Councilors Fric Griego, Hess ¥ntema, Miguel Gomez and Vince
Griego, was a strong supporter of the ordinance from its very
beginning, “It is a sort of map of the city that says, “This ts
where we are projected to grow,’ so we can plan and budget
roads and schools in advance in a rational way rather than
always chasing development across the mesa.”

Similar to Albuquerque today, za years ago Phoenix had



only a coupie of freeways. and then in one five-
year period, the city pumped its full fransporta-

tion budget into a huge network of freeways
that supercharged sprawi development.

During a Feb. 26 press conference hald at.

the Downtown Alvarado Station, Mayor Chavez
anncunced the ¢ity's plan to build a $700 mil-
Hon light rail project due to begin construction
in 2006 that hopes to help put Albuquerque
growth on a path differént from the Phoenix
model. The proft is scheduled to be complet-
ed in two phases, constructing the “Red Chile
Line" first that will run from Central to the
Westaide, and then the “Green Chile Line” that
will start at the airport, run along University
and cover Central to Downtown, cofinecting -
riders to the city's “string of pearls” like the
zoo, museums znd entertainment corridor.

Chavez noted that Albuquergue is one of
the few cities in the Western United States that
hasn't moved aggressively toward light rail in
the past decade, and called the project “an
expressien.af the will of a great city.”

Leinberger believes that Albuquerque’s
commitment to light rail will make a “huge dif-
ference” in development patterns—basically
igniting new urban housing from Downtown
along the corridors of the line. “In urban devel-
spment, transportation drives development
patterns and that's been the case for, oh, 3,000
years.”

Water, polls and politics

A major concern of many Middle Rio Grande
Valley residents, of course, is that Albuquerque
will grow itself out of surface water supply in
the coming decades just as it grew itself out of
a groundwater supply in the previous decades.
According to the newest scienice, the city is
already too big, if growth stopped yesterday, for
the ground water supply to last beyond the
next 3¢ years. We now face a similar situation
with San Juan/Chama water and those who
claim it will support growth, not forever, but
long encugh that nobody needs to worry,

The pro-development side predicts that
surface water will simply flow from farms to
cities in the Rio Grande Valley supplying urban
growth well into the future. However, as ime
goes on, more and mere communities will be
running out of ground water and turning to
surface water. Also, there is still ho resolution
on how much water must be allocated to the
Rio Grande to meet Federal Endangered
Species Act requirernents. On top of that, opin-
ion polls show most of the public does not sup-
port the idea of fueling urban growth by buy-
ing up water from farms that are responsible
for consuming the bulk of river water today.

Moreover, City Councilor Greg Payne last
month polled 5,000 of his constituents in
District Five and said he found that the largely
Republican majority expressed that water
resource management and increased urban
sprawl topped their list of concerns.

. Poll data released in August 2002 by
Regearch and Polling, Inc. of Albuquerque and
commissioned by 1,000 Friends of New
Mexico reveals just how important a role water
plays ih the minds of local voters, The execu-
tive summary of the poll notes: “When given
the choice, nearly two-thirds (63%) of voters

Chris Leinberger, a Downtown developer, is putting his time and money where his mouth is,

are more likely to support a candidate who pro-
motes development of vacant lands within our
cities and towns as opposed to a candidate who
promotes development on the outskirts of our
cities and towns (executive summary’s empha-
8is).” The poll asked voters “in an unaided,
apen-ended manner what they feel are the
biggest issues or problems facing New Mexico
at this time,” and water supply was listed at the
top dlang with our educational system, and far
ahead of issues like low wages, crime and avail-
ability of good jobs,

- Nonetheless, at a luncheon sponsored by
the League of Women Voters kast month,
Mayor Chavez sought to put down worries

_about outgrowing the water supply. He predict-
ed that with increased conservation and a full
supply of San Juan/Chama water, “Albuquer-
que will have enough water to continue to
grow until 208c.”

- The official city modeling s#ll predicts
that San Juan/Chama water can support .
Albuguerque’s anticipated rate of population
growth only until 2040, and the mayor's new
prediction of no worries until 2080, echoes,
almost eerily, the old predictions claiming the
aquifer would last—not forever—but close
enough. A 1984 advertisement from
Albuguerque Living magazine claimed the “vast
underground lake™ would support population
growth “well into the twenty-first century.”

The mayor's clear view of government’s
role related to population growth is govern-
ment simply removing all obstacles, including
worries about water supply.

And although the mayor signed the
Planned Growth Strategy Ordinance last fall
with great fanfare, he has publicly scorned city

- councilors such as Cadigan, Yntema and Eric
Griepo as “anti-business” for supporting it, as
well as castigated some of the advocacy groups
that lobbied on its behalf like 1,000 Friends of
New Mexico, who he described as “1,000 ene-

' mies of New Mexico” recently.

As far as water is concerned, however, the
Planned Growth Strategy probably won't do
more to link growth with water supply. A provi-
sion in the original proposal was removed that
would have required developers to prove sus-
tainable water supplies exist before construc-
tion began. 5till, proponents say the ordinance
coutld open the way for the high-density urban
growth that requires much less water than
fringe development. :

The Task Force

A Planned Growth Strategy Task Force com-
prised of 19 citizens (appointed by Mayor -
Chavez from a list of people nominated by city
councilors) is charged with making recommen-
dations to the City Council, The City Council
will then debate, possibly change, and vote on
the recommendations. It is not unreasonable,
according to Councilor Cadigan, to expect the

task force to start making recommendations by

the end of this year.

As anybody who reads “Council Watch” in
the Aliki knows, the nomination of task force
members, which sounded straightforward
enough in the ordma.nce degraded into politi-
cal warfare.

Mayor Chavez ignored the lists of a few
councilors (namely Yntema, Griego and
Michael Cadigan—who also happened to be

his most vocal critics during the mayor's recent

hearing before the ¢ity’s board of ethics). And
nokody denies that the mayor's appointments
over represent development interests, beyond
what the ordinance intended.

The ordinance specified four representa-
tives from the real estate and development
industry including one infill and one finge
developer; three representatives from dvic,
environmental, planning, religious or educa-
tional organizations; three members represent-
ing business and economic development; and
nine representatives from neighborhood asso-

_ ciations (one from each council district),

Al the real estaté and develdpment glots
and some of the other’slots, as well, are filled
with real estate agents and developers.

For instance, Trudy Jones was appointed
to represent the interest of a neighborhood
association in District Eight. She is actually
part of a homeowriers association. It is debat-
able whether a homeowners’ association .
should qualify as a true neighborhood asatiia-
tion, but there is no debate that Jones is a real
estate agent. Bo Johnson, a business represen-
tative from District One works for Artistic

" Homes, a major fringe developer. The list goes

o, as does the fight on the remaining few
appointments. .

Melinda Smith, executive director of
000 Friends of New Mexico has worked on
the whole effort.of develaping a Plannedti-
Growth Strategy. “The mayor has from our per-
spective not complied with the letter or the
spirit of the appointmenits outlined in the ordi-
nance,” says Smith, “It's exasperating, frankly.
A lot of progressive governments operate
much differently when they decide to build an
inclusive, collaborative committee.”
~ 'The mayor says his controversial appoint-
ments are nothing more than an effort to pre-
serve the integrity of the executive branch of
city govertiment, becatise the City Charter
gives the mayor the right to make appoint-
ments without considering nominees from
councilors. According to Mayor Chavez, he was
not attempting to overload the task force with
development interests,

Jim Folkman acknowledges that peﬁ
with interests in real estate and development
have filled some of the nondevelopment slots,
but he feels the appointrents so far are fair.
“My view is that I know these people, and |
lmow they are geing to be fair,” Folloman says.

The task force must itself designate a
smaller subgroup of members to come up with
recommendations for “impact fees,” or upfront
payments that developers pay for the cost of

city services, Impact fees are the true lightning-

rod issue'in the whole Planned Growth
Strategy, as some would like to see the fees
raised to include funding for new public
schools. However, undér current state law,
such a provision is not legal.

And while some are becoming increasing-
Iy exasperated about the task force appoint-
ments and the mayor's disregard for the ordi-
natice guidelines, Councilor Cadigan remains
opnmmtlc -
“The task force is more development and
real estate heavy than the ordinance permit-
ted,” Cadigan acknowledges. “Will that cause
the whole process to train wreck? 1 don'’t think
so. Everything the tagk force does has to come
back to the council as recomnmendations, and
the council will just have to make sure that the
interest of the public is reptesented.”

Regardless of what comes of the Planned
Growth Strategy, people who want more walka-
ble urban living will eventually get it,
Leinberger believes.

“You don't mess with Mother Nature and
you don't mess with Mother Market,"
Leinberger says, “The market is eventually
going to get what it wants.”

; ) ¥
_residential projects like the San Fehpe apar‘tments afong Cox
and The Lofts at the old Albuquerque ngh School that have

. recently been compieted

downtown, and th_En

says Lemberger
Phase Three is

slated for 2006, when the city W

clov;.rn the Greyhound bus station at Second and Lead ;
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