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Presents:

Welcome to ABQ Housing Summit 2022 from ULI NM
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While you wait:
At your table

• Introduce 
yourself to 
your team 
mates

• Create a team 
name and logo

• Identify the 
roles of your 
team mates

ULI NM Board Chair, Will Gleason

• PRINCIPAL/URBAN PLANNER AT DEKKER/PERICH/SABITINI

• CREDENTIALS
• American Institute of Certified Planners: Certified Planner
• Leadership in Energy and Environmental Design (LEED) 

Accredited Professional
• PROFESSIONAL AFFILIATIONS
• American Planning Association (APA), Member
• Urban Land Institute (ULI), Member
• Urban Land Institute (ULI) New Mexico Board, Chair
• Leadership New Mexico Core Program, 2017-2018
• EDUCATION
• Masters of Community and Regional Planning, University of New Mexico
• Bachelor of Arts, Grinnell College

3

4



9/14/2022

3

URBAN LAND INSTITUTE 
•founded in 1936 with over 30,000 members in 90 Countries

ULI’s Mission
Urban Land Institute provides leadership in the responsible use of land and in creating and 
sustaining thriving communities worldwide. 
•bringing leaders together 
•fostering collaboration 
•exploring land use and development issues 
•advancing policies and practices 
•sharing knowledge 
•creating a global network with local impact 

ULI’s Priorities
•Housing and Community
•Infrastructure / Sustainability
•Climate, Land Use and Energy (CLUE)
•Capital Markets and Finance
•Leadership

Welcome to ULI

On an International 
Level ULI:

-Connects
-Inspires
-Leads

ULI
The mission of the Urban Land Institute is to 
provide leadership in the responsible use of land 
and in creating and sustaining thriving 
communities worldwide.
– Nonprofit, non-partistan, global think tank, 

founded in 1936 with over 40,000 members
– Connecting people
– Sharing knowledge
– Thinking Big, thinking ahead
– Building better communities
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Diamond and Platinum Level Sponsors 

Gold Level Sponsors 
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This is not our first rodeo for this kind of event

2014 - ULI Transit 60
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2015 – Tao of Quirky

2016 – Intersection of demographics, transit and housing
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2013 – B.R.T. (now A.R.T.)

Two phases:
1. Field trip to view  the Miracle Mile in 
Cleveland, OH
We returned and did a design charettes
2. 2013 – focus on potential development along 
the corridor

A.R.T. 2017 – tour with the electric bus…
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A.R.T. 2020 – tour (we loved it so much we had to do it 
twice!)

2016 – Rio Rancho – Unser Gateway
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CABQ – Zoning => IDO 2015/2016 (Hacking the zoning 
code)

CABQ – Zoning => IDO (Victory lap)

A celebration event yet to come
• IDO has done more to 

create affordable 
market-based housing 
that any other option 
the city has pursued in 
30 years

• Site by Site – IDO has 
increased property 
revenues 15 to 20 over 
former zoning code
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Santa Fe Housing Summit (2017) not a ULI event

ULI NM Victory lap for Santa Fe (2022)
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Special Thanks to Today’s event sponsor

www.ventanafund.org

The Ventana Fund is a non-profit 
CDFI headquartered in New Mexico. 
We are dedicated to financing the 
creation and preservation of affordable 
multi-family housing by providing low-
interest loans for developers who serve 
New Mexico’s low-income residents 
and high need communities.

Ventana Fund Overview

40+ loans in portfolio, 952 units impacted and $19.6M lent
Specialize in 5 to 50 units, renovation/rehabilitation with an 
energy savings component

Partners:
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Councilor Isaac Benton
• Councilor Isaac Benton is the current President of the Council for 

2022. He has served as President of the Council in 2009 and 2017.
• He has served on both the Finance & Government Operations 

Committee and on the Land Use, Planning & Zoning Committee, 
which he has chaired several times. He has also served on the 
Albuquerque Bernalillo County Water Utility Authority Board and 
chaired both the Regional Transit District and Metropolitan 
Transportation boards. His current council term ends November 2019.

• Councilor Benton came to Albuquerque in 1976 as a VISTA volunteer 
at UNM’s Design and Planning Assistance Center.  There he worked 
on affordable farmworker housing (Portales) and a Drug/Alcohol 
Detox Center (Taos Pueblo).  He has always resided within the historic 
center of the city. He enjoys District 2’s uniqueness, diverse cultures, 
history, and centralized location with good access public transit.

• Isaac appreciates the district’s attractive character and mix of houses 
and apartments, mature parks and landscape, and walkable 
neighborhoods convenient to commerce and services. He believes that 
this character should be protected and enhanced, and that it must 
remain affordable to persons of low and medium incomes.

• Councilor Benton is a licensed New Mexico architect and building 
contractor. Between 1991 and 2009, he operated his own architecture 
practice with a focus on libraries, senior and community centers, 
schools, and housing, always using sustainable design and public 
participation in the design process. He is a LEED (Leaders in Energy 
and Environmental Design) certified designer and has served as 
President of American Institute of Architects of New Mexico. He is a 
member of the National Trust for Historic Preservation.

• Isaac volunteers with UNM’s Architecture program and was a Big 
Brother for eight years. He is married and has a daughter who is a 
county planner and a son who is a machinist. He enjoys listening to live 
music, bicycling, cross-country skiing, and hiking in the Bosque, 
foothills and mountains of Albuquerque

Programs Chair, Amanda Velarde

• Master of Business Administration, University of Phoenix 
• Broker Specializing in Land Transactions 
• New Mexico Real Estate License 2005/QB 2017 
• Director of Real Estate - State’s Largest School District 
• Property Manager Commercial and Multi-housing 
• Albuquerque Business First 40 Under Forty 2019 
• Albuquerque Economic Development Leadership Class 2020
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Setting the Stage

Rebecca Velarde, Senior Director of Policy and Planning, MFA

• In this capacity, she 
engages with federal, 
state and local officials 
on affordable housing 
policy, leads the 
organization’s strategic 
planning process, 
oversees resource 
development activities, 
and manages the 
department's research and 
development function, 
which provides support 
for the organization in 
achieving strategic 
initiatives and creating 
new programs. 

• Before coming to MFA, Ms. 
Velarde was the Community 
Development Manager and 
Metropolitan Redevelopment 
Manager at the City of 
Albuquerque. Prior to her time in 
Albuquerque, she developed 
affordable housing and managed 
housing programs at the City of 
Phoenix. Ms. Velarde earned a 
bachelor’s degree from the College 
of William and Mary with a major 
in biology and minor in 
government. She earned a master 
of public policy from Duke 
University with a concentration in 
social policy.

MFA Housing Summit

New Mexico Housing Strategy: 
Housing Needs

Rebecca Velarde, Senior Director of Policy and Planning 
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Housing Production and 
Preservation

28

Historical Building Permit Volume by Unit Type, 1980-2020

Source: U.S. Census, 2019 Building Permit Survey, and Root Policy Research.
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Year Housing was 
Built

Source: 2019 ACS 5-year IPUMS and Root Policy Research.

The picture can't be displayed.

Housing 
Condition

• 40,000 units in the state lack complete kitchens; 40,000 
lack complete plumbing.

• Most likely to live in substandard housing units: 

– Persons with disabilities, 
– Native Americans, and 
– Renters. 
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Housing Needs Forecast

Population Changes

Population Projections by Age, 2035

Source: The University of New Mexico Geospatial and Population Studies, and Root Policy Research.

• Seniors will grow to 
21%  of residents by 
2030 and then 
stabilize

• Residents < 25 years 
will increase slowly 
but consistently and 
make up the largest 
share of residents at 
31% by 2035

• Residents of core 
working ages will 
plateau
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Projected Household Change by County, 2020-2035 

Source: The University of New Mexico Geospatial and Population Studies, and Root Policy Research.

What Projected Growth Means for Housing Needs

An average of 5,100 housing units per year 
statewide are needed to accommodate growth 
to 2025
An average of 5,140 housing units per year 
statewide are needed to accommodate growth 
between 2025 and 2030
This compares to past 10 year average annual 
permits of:
• 3,291 housing units in growth counties
• 4,771 housing units statewide
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Affordability Gaps: Rental

Current 0-30% 
AMI  Rental 
“Gap” = 32,000 
rental units, 2019

Gaps represent the 
difference between the 
state’s lowest income 
renters and the number of 
affordable units to house 
them. Negative numbers 
indicate a shortage of 
affordable units

Source: 2019 ACS 5-year, HUD, and Root Policy Research.
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Many Renters “Rent Down”

Source: 2019 ACS 5-year IPUMS and Root Policy Research.

Occurs when higher income 
households are occupying 
homes affordable to lower 
income households. 28% of 
renter households in New 
Mexico are spending less than 
20% of their household 
income on housing costs. This 
equates to about 65,554 
households

Affordability Gaps: 
Homeownership
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Home Price Trends v. Income Trends

Source: Zillow Home Value Index, Federal Reserve Bank of St. Louis, and Root Policy Research.

Homelessness, Special Needs, 
Human Services Needs
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New Mexicans 
with Special 

Housing Needs 

New Mexicans with the most acute housing needs include 
those experiencing homelessness:
• An estimated 15,000 – 20,000 experience 

homelessness, including 9,000 children
• Native American and Black/African American 

residents are overrepresented among homeless 
individuals

• 6,500 people who experience homelessness annually 
do not receive adequate services or housing to help 
them exit homelessness 

From Macro (NM) to Micro (ABQ) – Todd Clarke

• Maintains a database on all apartments 2 units and up across NM
• Apartment Investment Broker – own NM Apartment Advisors - 33 

years selling apartments – listed/sold over 15,351 units in 777 
transactions totaling $666.7M

• Development consultant or property tax protest consultant on 
another $2.5B – under Cantera Consultants and Advisors – worked 
as development consultant on Old ABQ High Lofts, De Anza, El 
Vado, Gold Avenue Lofts, the Brown site, and a dozen new 
apartment communities.  Clients include City / County governments, 
lenders, developers. 

• International Award Winning CCIM instructor – 25 years – taught in 
a dozen different countries to over 4,000 students.

• AANM industry champion
• Total data geek and policy wonk – I love solving the 

problems that occur at the intersection of people, place
and property.
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How much do New Mexican’s need to make to afford rent?

https://nlihc.org/oor/state/nm

ABQ’s 5th housing shortage
• 1st – late 1880’s to 1920’s – Birth of NEW 

ABQ (1 mile from old town) – and rise of the 
railroad and health center for TB patients

• 2nd – mid to late 1940’s – post world war II –
return of service men and Labs (Sandia/Los 
Alamos)

• 3rd – 1970’s – phenomenal job growth
• 4th – Late 1980’s – Intel Expansion added 

3,500 new jobs
• 5th – we are now living it
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#2- Post World War II

Pre 2020-Trend Analysis 
• High Demand markets in NM:

– Albuquerque needs 15,000 units for millennials 
(MRCOG)
Largest demand is along transportation corridor 
(ART)

– Santa Fe, needs 6,484 units
– Rio Rancho, needs 5,742 new unit
– Alamogordo – influx of military
– At or near Border Crossing towns
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During the pandemic

International Recognition
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Good news

Other employers moving here too
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Digital Marketing 

https://www.bizjournals.com/albuquerque/news/2021/05/13/lq-digital-
expanding-to-albuquerque.html

An old favorite
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Facebook

Facebook Expansion
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Good news I

Is there more?

Good news II
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And it’s amazing!

Good news III
Adjacent to the 
unannounced 
Los Lunas rail 
park and 
Facebook data 
center
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Good news IV

F.A.A.N.G effect
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EBM Albuquerque
• EBM = 7.84

• Every basic job creates 6.84 non basic jobs
• (a basic job exports a product/good/ser & imports wealth)

Calcs for Demand for housing
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And we also need new single family for sale produc

Every month we wait…

• Is another month of 
increasing 
employment and 
increasing demand for 
more units we need….

• This is the foundation 
we will build from 
today

63

64



9/14/2022

33

Coloradans take housing into their own hands

Recent data shows state has a shortage of some 225K homes

BY JESSE BEDAYN - ASSOCIATED PRESS/REPORT FOR AMERICA

AURORA, Colo. — Fed up with skyhigh housing prices, Coloradans are taking the issue into their own hands with a November ballot 
initiative that would direct a portion of the state’s income taxes to affordable housing projects.

As housing crises bubble up nationwide, Colorado’s Proposition 123 is the first statewide housing initiative in the country to make the 
ballot for the 2022 election, according to a database of ballot measures maintained by the National Conference of State Legislatures.

“We’ve reached a tipping point, and we cannot continue to wait on the sidelines and hope that something happens,” Jackie Millet,
mayor of the Denver suburb of Lone Tree, told a campaign kickoff event Tuesday in Aurora.

If the measure passes, it would direct 0.1% of Colorado’s income taxes to a number of programs that include helping such essential 
workers as teachers and nurses become homeowners, while financially supporting local governments in increasing the number of 
affordable homes by 3% every year.

The campaign says the measure could raise around $300 million annually, and build 170,000 homes and rental units over two decades, 
with a focus on giving local governments the ability to decide how best to spend money raised by the measure. Recent data from the 
U.S. Census Bureau found that Colorado faces a shortage of about 225,000 homes.

Proponents said Proposition 123 could help make up that deficit while avoiding a tax hike.

But the money is also expected to eat into tax refunds guaranteed to residents under a constitutional amendment called the Taxpayer’s 
Bill of Rights. Colorado’s TABOR caps the amount of money the government can spend annually and mandates refunds of any revenue 
surpassing that cap.

Any changes to TABOR must be approved by voters.  “There’s nothing affordable about taking $300 million of our TABOR tax refunds
for a flawed housing measure,” said Michael Fields, senior adviser for Advance Colorado Action, a conservative advocacy group.

One Town’s Solution
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We cannot solve this problem with large land parcels (yet)

Today’s Goals:
• Think like a millennial – multitask, engage, 

experience, look for connections
• Be like a white hat hacker – find the soft 

spots in this work and help us flush out the 
issues (and solutions)

• Let your mind go, and your body will 
follow

• Be Hard on the issues, easy on the people
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At your table/team
• Confirm Team Name
• Finish Team Logo

• Define your magic 
wand solution

GOAL: TO CREATE MORE HOUSING UNITS

• Policy
• Densification via IDO or ADU
• Conversion (office, retail, etc.)
• Pick a site and work up a plan
• Land /Infrastructure (tax on non-revenue producing land?
• Develop / Build
• Sales Tax
• Labor (Construction Trades)
• Public/Private partnership 

(like https://www.cbsnews.com/news/nehemiah-making-the-american-dream-possible-for-first-time-homeowners/ )

• Innovation
• Other?
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GOAL: TO CREATE MORE HOUSING UNITS

• POLICY: Housing Policy needs to more conducive to affordability
• DENSITY: What do we do about the negative stigma surrounding densification
• CONVERSIONS: How do we convert outdated and vacant buildings to usable space
• SITE PLANS: Can we propose some creative housing site plans?
• Land/Infrastructure?
• Develop/Build?
• Sales Tax?
• LABOR: It is expensive and difficult to find and keep good workers to build housing
• PARTNERSHIPS: What needs to happen to facilitate more public private partnerships
• INNOVATION: What new affordable housing concepts could we bring to greater ABQ
• AFFORDABILITY: How can we ensure the poor get housed and the developer gets paid?

What do you need to solve this housing crisis?

What is your ask?
• Whom are you addressing?
• When is the timeline?
• What is the ask?

What resources do you need?
• Are they:

– Private Sector
– Public Sector (City, County, 

Federal, University, etc.)
– Quasi governmental

• Identify
– It is $
– Is it Policy?
– Is it Other?

What is the outcome if your 
wish is granted?

• Express your outcome in 
number of units
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20 minutes

Report back 
• Topic
• Ask
• Resources

Record on large paper
• And we will do a group vote 

to prioritize

Team Reports

Report back 
• Topic
• Ask
• Resources
• Potential # of units created

12 teams x 3 minutes = 36 
minutes
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Round 2: Group vote to prioritize

Room vote:
• Prioritize viability

Record on stick’em notes

Round 3: Group vote to prioritize

Back in teams:
• What changes/tweaks can 

you make to make this 
happen in 1 year?

• What changes/tweaks can 
you make to make this 
happen in 3 years?

Record on stick’em notes
• Add to your team white 

paper
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Debrief
• Did you learn something?
• Did we leave it better than we found it?
• What needs to be worked on still?

THANK YOU’S

77


