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Fundamentals	of	Property	
Development	

• 8:30	–	9:20:		Overview	of	Property	Development	and	
Community	Initiated	Development	

• 9:20	–	10:00:		Land	Use	Plans,	Permitted	Uses,	Site	
Review	Processes,	Zoning	and	Regulatory	Issues	

• 10:00	-	10:45:		Predevelopment	and	Feasibility	Planning		

• 11:00	-	11:10	Avis	Building	Overview	
• 11:10	-	12:00	Concept	Phase	Exercise	



Ground	Rules	
•  Ask	Questions!	
•  We’re	here	to	learn	from	one	another	



Part	1	

•  Overview	of	Property	Development	
•  Introduction	to	Community	Initiated	
Development	



Property	Development	

The	continual	reconfiguration	of	the	built	
environment	to	meet	society’s	needs.	

	
OR	

	
Buy	Property	+	Increase	Value	+	Sell	=	Profit	

Overview	



Property	Development	

Value:	what	potential	participants	in	the	
marketplace	or	willing	to	pay	for	the	right	to	

use,	buy,	occupy,	or	lease	property	



Real	Estate	Development	Process	
1.  Initial	Market	Research	
2.  Organize	Development	Team	
3.  Site	Plan	
4.  Feasibility	Analysis	
5.  Acquisition	
6.  Pre-application	Meetings	with	Agencies	
7.  Re-do	Feasibility	Studies	
8.  Close	on	Property	
9.  Begin	Permitting	Process	
10. Acquire	Financing	
11. 	Get	Construction	Bids	
12. 	Confirm	Market	Assumptions	
13. 	Re-do	Feasibility	Studies	
14. 	Complete	Permit	Process	
15. 	Complete	Final	Feasibility	Studies	
16. 	Start	Construction	

PLANNING	

PRE-	
DEVELOPMENT	

CONSTRUCTION	



Real	Estate	Development	Process	



The	development	process	is	the	
series	of	steps	that	turn	an	idea	for	
a	development	into	a	completed	

project.	



The	Landlord’s	Game	

By	Elizabeth	Magie,	1904	



For-Profit	vs.	Non-Profit	



For-Profit	or	Non-Profit	



RISK	–	Political	Capital	

El	Segundo	Barrio	,	El	Paso:	“The	Other	Ellis	Island”	



RISK	–	Financial	Capital	

Santa	Fe	Railyard	



Property	Developer	
Private	Sector	



MainStreet	Property	Developer	

Committing	your	expertise	to	
converting	a	community	identified	
property	from	its	current	use	to	a	

higher	and	better	use.	



COMMUNITY	INITIATED	
DEVELOPMENT		

CID	



MainStreet	and/or	CID		
Property	Developer	

•  Operates	as	a	“co-developer”	in	a	team	
•  More	communal	
•  Less	hierarchical	
•  Gains	consensus	on	
	
	
	

WHAT	IS	IMPORTANT	IN	
THE	COMMUNITY	



MainStreet	Property	Developer	
•  Identifies	a	problem	as	an	OPPORTUNITY	
•  Assembles	resources		
•  Coordinates	and	facilitates	team	members	
	
	



We	are	not	replacing	private	
developers,	but	rather	acting	when	
the	private	sector	either	will	not	or	

cannot.	



Community	Initiated	Development	
Project	

•  Ideas	originate	from	either	public	or	
MainStreet	
•  Co-development	Team	–	part	of	process	
from	START	to	FINISH	
•  Commitment	of	public	and	MainStreet	
resources	
•  Serves	a	public	benefit	

Characteristics	



Why	would	a	MainStreet	to	take	on	
a	CID?	

•  Private	sector	can’t	or	won’t	act	
•  Need	to	influence	character,	quality,	or	use	
•  Catalyst	for	additional	activity	
•  Conduit	needed	for	public	or	philanthropic	
funds	
•  Major	infrastructure	required	



Community	Initiated	Development		
CID	

Public/Private	
Partnership	

Comprehensive,	
INCREMENTAL,	
and	Responsive	
to	Change	

DIY	Strategy	
that	Capitalizes	
on	Assets	

Difficult,	time	consuming,	expensive,	risky,	labor	intensive	



“It	took	over	40	years	for	our	city	to	get	in	the	
shape	it’s	in	and	it	happened	1	business,	1	
store,	and	1	block	at	time.	We	will	revitalize	

the	same	way.”	
	
	
	
	

Robert	Larson,	Chairman	
Detroit	Economic	Growth	Corp.,	1995	



Successful	CIDs	Have:	

•  FT	Staff	
•  Executive	Director	Involvement	
•  Community	Vision	-	Where	does	the	

community	want	to	be?	
•  Designated	CID	as	priority	
•  Commitment	to	pursue	$$$	(all	sources	

and	types)	
•  Public	occupancy	in	the	building	
	
	



A	Successful	CID	
•  Comprehensive	Revitalization	Strategy	
•  Catalytic	Opportunity	
•  Community	“Ownership”	
•  Technical	Assistance	
•  COMMUNITY	VOLUNTEERS	
•  Flexible	Building	Owner	
•  Active	Stakeholders		



Active	Stakeholders	Lead	to	a	
Successful	CID	

•  City	and	/	or	County	Staff	
•  Elected	Officials	
•  Other	Organizations	and	Nonprofits	
•  Local	Business	Community	
•  Financial	Institutions	
•  Foundations	



Finding	the	Right	Team	
•  Real	estate	agents	
•  Finance	strategists	
•  Lawyers	
•  Town	planners	
•  Architects,	designers	or	draftsmen		
•  Engineers	
•  Landscape	architects	
•  Building	contractors	
•  Project	and	Construction	managers	
•  COMMUNITY	VOLUNTEERS	
https://youtu.be/Pk7yqlTMvp8	
	



TWO	Approaches	to	CID	
1. Property	Driven:	Building	Focus	
	

807	4th	St	SW,	Albuquerque	

•  CDFI	purchased	building	
•  Barelas	Community	Coalition	

entered	into	lease	to	own	
agreement	

Wellness	and	Education	Center		
	Maclovia	Sanchez	de	Zamora	



TWO	Approaches	to	CID	
2.	 	Use	or	Need	or	Idea	Driven:	
Address	an	economic,	cultural,	or	social	issue	

	



Community	Initiated	Development	

•  Concept	
•  Analysis	
•  Preparation	
•  Implementation	
•  Operation	

Five	Stages	
The	Silco	Theater,	Silver	City	

WHY	IS	THIS	REDEVELOPMENT	PROJECT	IMPORTANT	TO	OUR	MAINSTREET?	



Community	Initiated	Development	

•  Concept:	13	to	52	weeks	(5-20%)	
•  Analysis:	26	to	52	weeks	(10-20%)	
•  Preparation:	39	to	52	weeks	(30-60%)	
•  Implementation:	78	to	156	weeks	(30-60%)	
•  Operation:	13	to	39	weeks	(5-15%)	

Time	Budget	for	Five	Year	Project	(260	Weeks)	



Community	Initiated	Development	

•  Concept:	$0	-	$12,500 	(0-5%)	
•  Analysis:	$12,500	-	$37,500 	(5-15%)	
•  Preparation:	$37,500	-	$75,000 	(15-30%)	
•  Implementation:	$100,000	-	$187,500 	(40-75%)	
•  Operation*:	$12,500	-	$25,000 	(5-10%)	
	
Plus:	Acquisition	Cost	
	
(*Through	rent-up	only)	

	

Money	Budget	for	$250,000	CID	Project	



CID	Concept	Stage	

ü Identify	Opportunity	
ü Assemble	Co-Development	Team	
ü Define	Roles	of	Co-Developers	
ü Consider	Appropriateness	of	CID	
ü Identify	and	Review	Information		
ü Identify	Sources	of	Help	



CID:	A	Manual	for	Nonprofit	Real	Estate	Development	
in	Traditional	Commercial	Districts		

https://www.nmmainstreet.org/resources/mainstreet-tools/	



•  Project	Initiation	–	2006	
•  Project	Completion	–	2016	
•  Leveraged	public	($500K)	to	secure	

additional	$103,000	(Lions	Club)		



MainStreet	Property	Developer	
Different	people	playing	different	roles	in	the	in	the	process	of	creating	

value	throughout	the	lifetime(s)	of	the	property.	

	
		

Monte	Alto	Plaza,	Mountainair	

•  Plaza	site	is	municipally-owned		
•  Volunteers	
•  T.A.	from	NMMS	Frontier	Communities	Initiative	



When	NOT	to	undertake	a	Community	
Initiated	Development	

•  Lack	of	bandwidth	
•  No	consensus	between	board	and	staff	
•  Not	prepared	for	multi-year	project	
•  Don’t	like	RISKS	
•  Lack	of	$$$	or	access	to	$$$$$	
•  Unwilling	to	operate	within	ambiguous,	
changing	environment	





Part	2	

•  Land	Use	Plans	
•  Permitted	Uses	
•  Site	Review	Processes		
•  Zoning	and	Regulatory	Issues	
•  Code	Enforcement	
•  Site	Selection	and	Control	

Planning	



Land	Use	Plans	

	 Land	Use	Plan:	A	planning	document	that	
serves	as	a	community’s	blueprint	for	
future	development.	
•  Provides	a	scheme	or	set	of	actions	that	may	be	

strategic	plan	(general	or	broad)	or	an	action	plan	
(specific	or	narrow)		

•  Also	known	as	urban	plans,	town	plan,	sector	plan,	
master	plan	or	comprehensive	plan.	

Providing	the	framework	



Land	Use	Plans	

•  A	land	use	plan	shows	what	a	place	
could	be	like	in	the	future.	
•  Form:	geographic	location	of	all	of	a	community’s	essential	

features	(schools,	parks,	factories,	redevelopment	
opportunities)	

•  Function:	relationship	between	the	different	elements	of	
the	community	(location	of	residential,	commercial	and	
transportation)	

•  Most	important	component	of	a	land	use	plan	
(planning	document)	is	to	find	a	place	for	everything	
to	go.	



Land	Use	Map	
Coordinates	land	use	patterns	and	provides	framework		



City	of	Santa	Fe	
General	Plan	example	
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City of Santa Fe

GENERAL PLAN AMENDMENTS 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *  

RESOLUTION # DESCRIPTION  
    

ACREAGE 
1999-101 

 
Santa Fe Women's Club 

    
7.88 

2000-17 
 

Road Network Amendment 
    

Urban Area 

2000-58 
 

Legacy Court 
     

5.4 

2001-24 
 

East Alameda  
    

0.976 

2001-30 
 

Sangre De Cristo Business Park 
   

12.73 

2001-51 
 

1405 Luisa Street 
    

0.656 

2001-64 
 

San Mateo/East Galisteo  
    

21.0 

2001-84 
 

Cerrillos Road Corridor of Southwest Santa Fe Area Plan 
   2002-44 

 
Columbia Street 

    
0.245 

2003-23 
 

Las Soleras 
     

711.0 

2003-40 
 

Fullerton/Withers 
    

1.613 

2003-108 
 

Kurt Young Offices  
    

0.181 

2004-4 
 

Chafet Property 
    

9.64 

2004-5 
 

Pumice Plant 
     

8.33 

2004-7 
 

Vistas Hermosa 
    

12.0 

2004-13 
 

335 East Alameda Street 
    

 0.067 

2004-80 
 

Home Depot 
     

10.00 

2004-91 
 

Northwest Quadrant 
    

502.0 

2005-20 
 

San Isidro Village 
    

83.821 

2005-49 
 

La Luz Mobile Home Park 
    

6.36 

2005-55 
 

Colores Del Sol 
    

74.00 

2005-90 
 

Tierra Vistas 
     

5.023 

2005-96 
 

El Paisano  
     

1.67 

2006-22 
 

Agua Fria Compound 
    

4.0 

2006-71 
 

Homewise Tract 
    

26.79 

2006-72  Hart Business Park     82.898 

2006-107 
 

Las Soleras and Santa Fe Outlets 
   

45.92 

2006-143 
 

Airport Vistas Apt. 
    

6.87 

2006-157 
 

Antiqua Del Sol Apts 
    

6.87 

2007-42 
 

Old Taos Highway 
    

2.179 

2007-73 
 

Old Las Vegas Highway 
    

15.35 

2007-79 
 

Beaty South 
     

96.73 

2007-105 
 

Southwest Area Plan 
    

1200.00 

2007-111 
 

Weston Studio Gallery 
    

3.708 

2008-18 
 

Agua Fria THC (County Ord. 2008-18) 
   

591.19 

2008-78 
 

2047 Galisteo Street 
    

.0628 

2009-08 
 

Tract 4-A2 Herrera & Hernandez Rd 
   

6.903 

2009-01 
 

Subdivision, Platting, Planning and Zoning Ordinance (City/County E.L.U.A)  
 2009-95 

 
Northwest Quadrant 

    
542.421 

2010-32 
 

The Pavilion  
     

372.20 

2010-94 
 

Padilla Center  
    

2.873 

2011-59 
 

Tierra Contenta Village Plaza 
   

4.49 

2011-70 
 

Corazon Santo  
    

2.41 

2012-72 
 

Shella Berger Tennis Center 
    

8.62 

2012-86 
 

La Luz Health Complex 
    

6.36 

2013-37 
 

2823 Industrial Road 
    

0.38 
  2014-27                           311-317 Camino Alire        1.38 

  2014-31                                              2791 & 2197 Agua Fria St                            4.65 

  2014-64                           3197 Jemez Rd                              0.64  

  2014-87                           2750 & 1400 Boylan Ln                             3.86 

  2014-92                          5704 Agua Fria Rd                              1.79   
        
 



Bridge	Boulevard	Sector	Plan	
Action	Plan	example	



Land	Use	Map	
What	goes	where?	



Zoning	

Zoning:	Land	use	regulations	used	by	local	
authorities	to	designate	what	types	of	land	uses	
are	allowable	in	specific	locations.	
•  Primary	legal	means	for	local	authorities	to	shape	the	overall	pattern	of	land	

use	in	a	manner	consistent	with	their	land	use	plan	(planning	document)	

Land	Use	Regulations:	directly	affect	the	value	&	utility	of	your	site	



Zoning	

Zoning	Code	(Ordinance):		
•  A	legal	description	of	zoning	classifications,	including	what	type	of	

development	is	allowed	in	each	category;	
•  A	zoning	map	showing	the	zoning	classification	for	each	property.	

–  Permissive	uses:	allowable	land	uses	(residential,	commercial,	industrial,	mixed-
use	

–  Extent	of	site	development:	setbacks,	height	of	buildings	
–  Site	layout	and	design:	architecture,	design	(building	envelope;	colors),	

landscaping	



Zoning	Map	
Zoning	classifications	(legally	binding)	



Zoning	

•  Conduct	your	due	diligence	
•  What	you	can	and	cannot	do	on	a	
particular	site	

•  What	restrictions	are	there?	
•  What	is	the	development	potential?	
•  What	you	need	to	know	before	you	rehab	
a	building	or	develop	on	a	site	

Permitted	Uses:	what	is	in?	what	is	out?	



Zoning	development	standards		
DEVELOPMENT	TERMS	



Permissive	Uses	

•  Who	is	responsible?	
•  Overlays,	Easements	or	Covenants	
•  Entitlements	
•  MainStreet	Designation	

	



Site	Plan	



Las	Vegas,	NM	

Albuquerque,	NM	



Development	Review	Procedure	



Regulatory	Issues	
What	do	I	need?	

•  Site	plan	
•  Landscape	plan	
•  Grading	and	Drainage	Plan		
•  Utility	Plan		
•  Building	and	Structure	Elevations	
•  Previous	approvals	



Is	the	project	a	GO	or	a	NO	GO?	

Role	of	a	Planner	
•  Determine	“highest	and	best	use”	of	the	property	to	

maximize	development	potential	and	financial	return	
•  Zone	changes,	text	amendments,	variances,	subdivisions,	

special	use	permits	

Buyer’s	or	Property	Owners	due	diligence	
•  Purchase	and	Sale	Agreement	may	be	contingent	on	securing	

zoning	approval	
•  Prospective	purchaser	may	want	to	know	the	development	

potential	of	the	property	

Who’s	responsible	for	what?	



Site	Selection	and	Control	
The	project	and	your	land:	assessing	your	objectives	
	

•  What	do	you	want	to	achieve?	
•  Over	what	time	frame?	
•  What	are	you	prepared	to	give	up?	
•  What	is	your	staying	power?	
•  How	much	time,	energy	&	money	are	you	willing	to	
expend?	

•  What	exactly	did	you	buy	or	what	are	you	buying?	
•  Building	&	Location	Assessments	
•  Site	Control	/	Owner	Engagement	
•  Familiarity	with	Development	Review	Process	
		



Part	3	

•  Overview	of	Construction	and	
Operating	Pro-Formas	

•  Preliminary	Market	Analysis	
•  Commercial	Leases	
•  Financing	Options	
•  Reuse	Factors	
	
	
	
	

Pre-development	Phase	/	“Feasibility	Plan’	



	
Pro-Forma	(Feasibility	Study)	

	•  Plan	your	finances	
•  Project	income	and	expenses	
•  Know	how	much	we	need	to	fund	raise	
•  Funder	requirement	
	



Preliminary	Operating	Pro-Forma	

REVENUE	
–  Projected	Rental	Income	(based	on	average	
retail	/	office	rents:	$x/sq.	ft.)	

Costs	
–  Building	Operating	Expenses	(Utilities,	Insurance,	
Taxes,	Advertising,	Cleaning,	)	

–  Repairs	(5%	Gross	Rent	Collected)	
–  Reserve	
–  Loan	Payment	(Construction	and/or	Mortgage)	

	
Revenue	–	Costs	=	NET	OPERATING	INCOME	

	



Step	1:	Determine	Income	from	Market	Analysis	
Projected	Rental	Income	(average	retail	and	office	rents:	$x/sq.	ft.)	
	

Operating	Pro-Forma	



Preliminary	Operating	Pro-Forma	
Step	1:	Determine	Income	from	Preliminary	Market	Analysis:	
Average	retail	and	office	rents:	$x/sq.	ft.)	
	



Commercial	Leases	

•  NNN		or	Triple	Net	Lease	or	Absolute	Net	Lease	
Tenant	pays	for	all	operating	expenses	
•  Absolute	Gross	Lease		
Property	owners	pays	for	all	the	operating	
expenses	
	

Income	Dependent	on	Type	of	Lease	
	



Commercial	Leases	

Structure	lease	agreement	where	rent	
during	off	season	is	less	and	more	during	the	
busy	season	

MainStreet	vs.	For	Profit	

Hybrid	Lease	



Commercial	Leases	

Mountain	Dale,	NY	

“Mr.	Resnick	is	allowing	his	shopkeepers	to	operate	
either	rent	free	or	for	a	nominal	fee,	since	there	
aren’t	enough	shoppers	to	keep	the	doors	open.	
During	the	week,	Mountain	Dale	is	a	veritable	ghost	
town.”	

Structure	a	lease	where	rent	during	the	
off	season	is	less	and	more	during	the	
busy	season	



Commercial	Leases	

CURRENTS	826	on	Canyon	Road,	Santa	Fe	



Commercial	Leases	

Marcy	Street	Card	Shop	
Santa	Fe	



Operating	Pro-Forma	

•  Building	Operating	Expenses	
• Utilities	
•  Insurance	
•  Taxes	
• Advertising	
• Cleaning	

•  Repairs	(5-25%	Gross	Rent	Collected)	
	

Step	2:	Estimate	Projected	Expenses	
	



Operating	Pro-Forma	
Landlord	Pays	All	Expenses	(Absolute	Gross	Lease)	

3,550	sq.	ft.	building	
	
***Based	on	condition	of	building,	this	figure	can	range	from	5-25%	



Operating	Pro-Forma	
Tenant	Pays	All	Expenses	(NNN	or	Triple	Net	Lease)	

3,550	sq.	ft.	building	
	
***Based	on	condition	of	building,	this	figure	can	range	from	5-25%	



Operating	Pro-Forma	

*Based	on	a	“lease	ready”	3,550	sq.	ft.	building	
**Single	Building	–	Either	a	0%	or	100%	Vacancy	rate	
Absolute	Gross	Lease	Model	(Landlord	Pays	All	Expenses)	

RETAIL	Rental	Income	–	Expenses	=	Net	Operating	Income	
	



DEVELOPMENT	TERMS	-	FINANCE	
•  Operating	Expense:	Ongoing	costs	for	

property	including	management,	
maintenance,	insurance,	taxes,	marketing,	
etc.	

•  Net	Operating	Income:	The	net	of	rental	
revenue	after	operating	expense,	before	debt	
service	(loan	payments)	

•  Reserves:	Escrow	accounts	established	for	
interest,	operating	deficits,	and	capital	
improvements	

•  Debt	Service	Coverage:	The	ratio	of	net	
operating	income	allowed	to	service	the	
project’s	debt	

•  Tax	Credits:	Income	tax	credits	created	
through	qualifying	development	(e.g.,	
Historic	Tax	Credits)	



Construction	Pro-Forma	
	or	Development	Budget	

COSTS	
– Acquisition	
– Monthly	Debt	Repayment	
–  Soft	Costs		
– Hard	Costs	
	

SOURCES	
– Grants	or	Impact	Investments	
–  Building	/	Land	Contribution	
– Donated	/	Volunteer	Services	
–  	Loans	
–  Equity	(Cash	or	Tax	Credits)	



Construction	Pro-Forma	
Development	Budget	

Hard	cost	bids	come	from	licensed	contractors	
	

Soft	Costs	are	sometimes	calculated	at	20%	of	Hard	Costs	







Operating	Pro-Forma	
Construction	Pro-Forma	



Do	you	have	any	other	collateral	.	.	.	Besides	this	e-mail	from	a	Nigerian	prince?	



•  LOCAL	GOVERNMENT	TOOLS	
•  REAL	ESTATE	PROJECT	LOANS	
•  REAL	ESTATE	PROJECT	TAX	

CREDITS	
•  NM	ECONOMIC	

DEVELOPMENT	PROJECT	
INCENTIVES	

•  COMMUNITY	FACILITITIES,	
INFRASTRUCTURE,	&	
REMEDIATION	

•  RURAL	BUSINESS	
DEVELOPMENT	

•  FOUNDATIONS	
•  STATE	COORDINATION	

EFFORTS	
		
	

Sources	of	Financing	



Sources	of	Financing	

Keith Kjelstrom 
NMMS Economic Vitality Program Associate  

505-454-1187 
keithkjelstrom@gmail.com 

N E W  M E X I C O  M A I N S T R E E T  |  A  P r o g r a m  o f  t h e  N e w  M e x i c o  E c o n o m i c  D e v e l o p m e n t  D e p a r t m e n t 

e-Training Series 

Financing Real Estate Development on 
Main Street: Local Program Roles 

 
 
 

Presented by 

https://www.nmmainstreet.org/WPBeta/wp-content/uploads/2018/06	RealEstateDevelopment.pdf	



Sustainable	Tax	Credits	-	1st	mid-rise	
building	in	U.S.	to	receive	LEED	
Platinum	energy	certification	

2001	

2014	

Hotel	Clovis	

LEED	-	Leadership	in	Energy	and	Environmental	Design		



Secured	Funding:	
•  Light	and	Rogers	Families’	

Donation	–$250,000	
•  Capital	Outlay	for	electrical	

updates	-	$173,000	
•  Lodgers	Tax	for	marquee	

restoration	

Carlsbad,	1951	

2017	

Pending:	
•  EDA	Grant	-	$173,000	
	
Estimated	$6	million	for	renovations,	
including	asbestos	removal	

The	Historic	Cavern	Theatre	
Rehabilitation	Project		



Adaptive	Reuse	
“Adaptability	is	the	way	in	which	we	judge	
whether	or	not	a	building	can	be	reused.”	

	
•  Does	a	building	have	“good	bones”?		
•  Does	it	have	enough	power?		
•  Is	the	water	line	big	enough?		
•  Is	there	enough	gas	coming	into	the	building?		
•  Is	it	historic?	Should	HPD	get	involved?	



•  Vacant	and	for	sale	in	2011	
•  Purchased	in	2018	
•  Will	be	repurposed	into	hotel	and	restaurant	
•  New	entrance	for	ADA	compliance	
•  Roof’s	deferred	maintenance	led	to	foundation	problems	

7,425	square	feet	of	land	
9,156	square	feet	of	building,	

The	Carnegie	Library,	Roswell	



The	Carnegie	Library,	Roswell	

Adaptive	Reuse	of	a	Historic	Library	



Adaptive	Reuse	of	a	Church	
Co-Working	Spaces	
	•  Estimated	1000	spaces	opened	in	U.S.	in	2018	

•  Independent	business	owners	and	
entrepreneurs	

•  Part-time	workers,	freelancers,	small	
enterprises	

•  #COCHURCHING	
The	use	of	a	shared	space	by	pastors,	believers,	and	ministers		

	



Mix	Coworking	and	Creative	Space	

	
	
	
	
	
	
	
	
	

	
White	Rock	United	Methodist	Church,	Dallas	
	



Social	Purpose	Real	Estate	

	
	
	
	
	
	
	
	
	

	

Colocation	Movement	
	

Albuquerque	



Adaptive	Reuse	
The	only	limit	is	a	community’s	imagination,	resources,	and	

willingness	to	take	risks.	

	



Adaptive	Reuse	

Santa	Fe	



Elbphilharmonie	Hall	in	Hamburg	



Elbphilharmonie	Hall	in	Hamburg	
•  Concert	hall	built	on	top	of	historic	brick	
warehouse	

	
•  Exceeded	budget	by	more	than	$600	Million	

•  Delays	included	political	debates	and	public	
protests		

https://www.youtube.com/watch?
v=evcpxACKldQ&feature=youtu.be	



Community	Initiated	
Development	

Property	Driven	
	

Idea	Driven	
	

Avis	Building,	Alamogordo	





Española	Lowrider	Museum	
	

Former	Hunter	Ford	Car	Dealership	

Former	Cariños	de	los	Niños	Charter	School		

•  Idea	Driven	
•  Federal	and	State	Grants	
•  Capital	Outlay	
•  Private,	Public	and	Nonprofit	Partners	
•  Flexible	Building	Acquisition	
•  Feasibility	Considerations	
	

•  Flexible	Rent	and	Lease	
•  Volunteers	
•  Colocation	Concept	
•  Income	Producing	
•  Adaptive	Re-use	
•  Creative	Economy	
	



Part	4	
The	Avis	Building	-	Alamogordo	



Avis	Building		



“White	Elephant”	Building	

•  Vacant,	large	building	
•  Difficult	to	adapt	for	other	uses	(e.g.,	Banks,	Department	
Stores,	Hotels,	Churches)	

•  Investment	risk	
•  Uncertain	market		

	demand	



Common	Denominators	of	Successful	
While	Elephant	Rehabilitation	

•  Multiple	sources	of	financing		
•  Acquisition	price	approaches	$0	
•  Project	is	complex,	time	consuming,	
demand	driven,	local	effort	

•  Mixed	use	property	
•  Not	an	end	to	itself,	approaches	
other	ends	

•  Property	part	of	community	
•  Core	group	willing	to	take	action	
•  Public	sector	participation	
•  Potential	for	adaptive	re-use	



Part	5	Exercise	
	

Part	of	the	Alamogordo	MainStreet	Co-Development	Team	
Complete	Concept	Phase	of	Community	Initiated	Development	
	



Avis	Building	
923	New	York	Avenue,	Alamogordo,	NM	88310-6919	
	



•  Concept	Stage	Steps:		
	C-1	to	C-14	

•  Analysis	Stage	Steps:		
	A-1	to	A-31	



•  Preparation	Stage	Steps:		
	P-1	to	P-19	

•  Implementation	Stage	Steps:		
	I-1	to	I-11	

•  Operating	Stage	Steps:		
	O-1	to	O-13	

	



Resources	
	
NMMS	Technical	Assistance:	
•  Identify	your	community	priority	
•  Develop	a	feasibility	plan	
•  Identify	potential	funding	sources	
•  Work	with	an	architect	or	landscape	
architect	to	design	the	concept	and	review	
licensed	bids	from	contractors	

	



Resources	

Pro-forma	Templates	
http://plannersweb.com/	
	
Financing	Real	Estate	Development	on	Main	Street	
https://www.nmmainstreet.org/WPBeta/wp-content/
uploads/2018/06/RealEstateDevelopment.pdf	
	
Colocation	Technical	Assistance	
https://www.nonprofitcenters.org/	

	
	



For	More	Information	

Derrick	Archuleta	
Arch+	Plan	
arch.plan@comcast.net	
	
	
Rhea	Serna	
rheaserna@gmail.com	
415-519-5659	
	


