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Residential Market Study

DRAFT VERSION 08.14.2013

Process Market Analysis – is there demand?

Location Analysis – does the location work?

Political Analysis – what will the zoning permit?

Financial Analysis – is it f inancially feasible?
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Subject Property

In rev iew

Location:

• 2121 Indiana NE

• One block west of 
Louisiana 

• One block north of Indian 
School

• Epicenter of Uptown
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Site in rev iew

• 1.45 acres

• 127,670 square feet

• Bordered on three sides 
by roads

• Currently used as 
RapidRide & Park n Ride

In rev iew

Location:
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In rev iew

Location:

In rev iew

Location:
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In rev iew

Location:

Location/Site Analysis
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Area Dynamics

One of Two major Retail Epicenter of NM

• First major retail area after 
migration from 
downtown/oldtown

• Historically ov er 2 M sf of 
Retail

Area Dynamics

P/E
Ratio

PopulationEmploymentArea

.6424,61738,305Downtown

.164,43427,260North I-25
Corridor

.7411,42015,350Uptown

Uptown area:

• 3rd highest 
area in 
employment

• 1st in p/e 
Ratio (= less 
commuting)
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Area Dynamics

One of Two major Retail Epicenter of NM

• First major retail area after 
migration from 
downtown/oldtown

• Historically ov er 2 M sf of 
Retail

Area Dynamics

One of Two major Retail Epicenter of NM

• Area’s biggest growth was 
1950s to 1970s – set the 
character for surrounding 
dev elopment
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Area Dynamics

Home to one of the most successful mixed use / high end housing 
dev elopments

• ABQ Uptown Village

• 189 units

• Built on success of 
downtown/urban but with 
twice the unit size

• Translated $/sf into larger 
units

Scoring

Competitiv e Scoring to competing apartment dev elopment sites in ABQ MSA
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In rev iew

Location:

Zoning

SU-3 for MU-UPT – Mixed Use for Uptown Sector Dev elopment Plan

• Height: – no height 
limitations

• Floor/Area Ratios: For lot 
sizes smaller than 7 acres, 
there is no minimum FAR.

• Set Backs: No minimums 
or maximums.

• Stepbacks: requirements 
for the height of f irst 
stepback (has to be a 
minimum of 12’ stepback) 

• a minimum of 26’ and a 
maximum of 52’. Stepback 
applies to the façade that 
has the main entrance to 
the building.
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Market Analysis – Demand Side

Macro perspective

From 30,000 feet 
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Demographics

Macro Area

ABQ MSA

Trends

Albuquerque

How do we measure up:
– Scored 4.43 (poor)

– Walkable score = 89 (high)

21

22



9/29/2026

12

Albuquerque 
Multifamily

Message:
– NM is not open for 

business

MRCOG

Middle Rio Grand 
Council of Governments

• Planning forecast 
2035

• Summary findings
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The 2035 Forecast

668,000 new people

310,000 new homes

210,000 new jobs

Source: Mid-Region Council of Governments of New 
Mexico

Growth Outlook by County

Pace 
of Growth

Numeric 
Growth

2035 
Population

2008 
Population

75.6%668,224 1,552,125883,901 MRCOG Region

59.7%387,803 1,037,719649,916 Bernalillo County

141.8%181,428 309,356127,928 Sandoval County

55.3%9,913 27,83617,923 Torrance County

107.0%82,987 160,53277,545 Valencia County

57.5%6,093 16,68210,589 Southern Santa Fe

Region level forecast developed by UNM-GPS.  County level forecast by MRCOG based 
on land use constraints, plans, and policies. 

Source: Mid-Region Council of Governments of New 
Mexico
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Central New Mexico’s Growing Presence within the State
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The forecast is for a continued return to metropolitan areas.

44%

51%

31%

2008 2035

Source: M id-Region Council of Governments of New M exico
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Demand drivers for apartments 
going forward

Transportation

Talent / Tolerance (demographics/household formation)

Technology

Transportation
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• Driv er of urban, economic and social 
change:

– 18th century – seaports

– 19th century – railroads

– 20th century - airports
• The “AeroTropolis” was ranked 

amongst top 10 ideas that will change 
the World by

Cities of the Future: 
Aerotropolis, The way we 

will liv e

AeroTropolis: They way 
we will live next 

- Greg Lindsay

Transportation
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The River Crossings

• 1 of 2 jobs will locate west of the Rio Grande

• 3 of every 4 persons will locate west of the Rio 
Grande

• Jobs to housing imbalance today and tomorrow; 
Jobs per housing ratio = 1.5 on the east side 

= 0.56 on the west side. 

Volume to Capacity
2008 & 2035
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Public Involvement - Solutions

Source: Mid-Region Council of Governments of New 
Mexico

Select areas 
for compact 
residential 
development

High Use and 
Potential Transit 
Corridors & Stations

Source: Mid-Region Council of Governments of New 
Mexico
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Then, develop at 
maximum 
allowable 
residential 
densities

Talent

Demographics
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Demographics

• Competing Renters
– Baby Boomers

– Millennials or Gen Y’ers

• Competing for same 
rental pool

• But different product

Baby Boomers -
Lifestyle

• “Me” generation

• Greatest generation of in 
terms of wealth

• Wealth = home

• Large “collection”

• Focused on health and 
longev ity

• Spatial mismatch of 
housing 

• Wants large 1 bedroom 
residence

• Active Traveler

• Was told “ask not 
what your country 
can do for you but 
what you can do for 
your country”
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Baby Boomers –
typical Resume

Community oriented

Baby Boomer Profile
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Baby Boomer Profile

Baby Boomer Profile
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Millennials leaders of 
transformative change

• 16 to ~36 (today)

• The top 10 jobs in 2010 
didn’t exist in 2004

• 10 to 14 different jobs 
before 38

• 20% of their college 
education was irrelevant 
by the time the graduated

• 12%+ met their 
spouse online

Millennials -
lifestyle

• Lives out of a backpack

• Never knew a day without 
Google

• Asks Facebook friends for 
adv ice

• Pursues experiences more 
than “things”

• Needs constant feedback

• Multitasking (crams 28 
hours into a 24 hour day)

• Has more tie to Facebook 
than their country

• Asks their employers 
“what can you do for 
me?”

• Marries later

• More likely to stay at 
home with parents (temp 
pph at 2.69)

• Highly transient

• Not likely to buy homes

• Cares about global more 
than local
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Typical 
Millennial:

• Grew up with Harry 
Potter

• Has always had GPS

• Knows gas stations for 
the cappuccino, not for 
fixing flats

• Have always been 
concerned about 
multiculturalism

• The Tonight has 
always been hosted by 
Jay Leno

• Have always had 
access to charter 
schools

• The v ideo game 
generation – needs 
constant feedback

Source: Beloit M indset list 2012

Millennial Typical 
Resume

eBay feedback rating more important than credit score
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Millennial housing

•Lego generation

• Ikea Generation

•Green 
Generation

= Cube, function, 
flexible, scale 
able, and 
recyclable

What they 
share

• Less is more

• More = Adventure/ 
Experience

• Quality of Liv ing

• Downsizing

• Travel

• They don’t want to 
share the same 
residence 

Both are the new creative class
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And what they don’t -their defining qualities

• Technology

• Music and pop culture

• Liberal leanings

• Superior intelligence

• Clothing

• Work ethic

• Respectfulness

• Morals 

WSJ – 8/22/2012

Micro perspective

From 3,000 feet 
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Demographics

Trade Area

Approx. 7/10ths

Mile radius 

around site

Demographics
2012 Avg. household Income

$40,605

$46,412

$46,412
$58,436

$70,764
$54,526

$36,259

$34,712

$57,066

$37,163

$26,940

$38,257

$32,782$57,717$36,158$53,861

$55,239

$61,305

$60,694

$36,232

$32,374

$54,228

$19,208

$42,307

$46,412

$26,825

$30,825

$41,715
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Demographics
2012 Median Age

40

39
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49

46
40

62
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39

Demographics

Trade area:

Households by 
Income
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Demographics

Trade area:

Population by Age:

Tapestry

ESRI’s tapestry 
segmentation div ides 
the US residential areas 
into 65 distinctive 
segment based on 
socioeconomic and 
demographics 
characteristics. 
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Tapestry

Tapestry

59

60



9/29/2026

31

Tapestry

Tapestry
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Tapestry

Demographics
2012 Median Age

33

18

33
14

14
18

65

24

14

24

30

22

30143322

22

22

14

36

36

38

42

30

14

65

57

33

14-prosperous empty nesters / 30-retirement communities / 33- midlife junction / 36-old&newcomers
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Demographics

Conclusions:

• Majority of future residents 
will come from outside 
trade area

• Highest demand is for Gen 
Y and Baby Boomers

Survey Results
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Survey – Q7

How many times per month do you travel to Uptown? 

Survey – Q1

What’s your age group?
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Survey – Q8

How do you typically get to work?

Survey – Q14

Have you considered liv ing in Uptown?

69

70



9/29/2026

36

Survey – Q9

What stops do you make on the way to work or during the day?

Survey – Q10

On the way home?
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Survey – Q12

What type of home do you live in? 

Survey – Q13

What type of housing interests you most?
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Survey – Q15

What nearby amenities would entice you to live in Uptown?

Survey – Q17

What's most important to you in purchasing a home or renting an apartment? 
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Survey – Q16

What one thing would you need to move to the Uptown area ?

Responses broken down into categories:

- Employment

- Housing

- Neighborhood/Area

- Nothing

- Retail Amenities

- Transportation

- Uptown Fan

- not so serious answers

What one thing…

Employment

• A better paying job

• A job that would influence 
me to move there jobs (4)

• Job in that area.

• My spouse works on west 
side so we live on west 
side

• Tax incentive dollars for 
small business.

• Work
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What one thing…

Housing

• Money (21)

• Affordability (18)

• Higher income?  The last 
time I checked it cost as 
much to rent a 1 bedroom 
apartment as it does to 
rent a 3 bedroom house 
with a garage not far from 
uptown.

• House/Housing (6)

• An historic neighborhood 
because my wife loves 
houses that are about a 
century old.

• Bigger house larger lot 
and ability to have solar 
power, passive solar, and 
ability to raise chicken, 
maybe a goat too

• End of lease

What one thing…

Housing

• a great house

• a home

• House with a yard

• Land

• Large, new, single family 
homes for a decent price. 
Less congestion.

• Larger House

• Mid range priced 
condominiums

• Newer and better cost of 
housing

• Nice affordable decent 
size housing

• Probably to be able to sell 
our home

• Quality loft/apt/townhouse 
w/convenient parking

• Quite a few million dollars
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What one thing…

Housing

• retirement liv ing

• Sell Current Home

• Selling my current home at 
a good profit.

• Some updated liv ing 
spaces, possibly a park or 
a pool.

• Upgraded homes

What one thing…

Neighborhood/Area

• A nice neighborhood

• A Park/School

• A place to live for one.  
Those apartments by 
Trader Joe's don't count.

• Better 
homes/neighborhoods

• Better sidewalks

• Colage

• Greenery

• More Parking

• More places to bike,and 
run.

• Park

• School
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What one thing…

Nothing

• I honestly don't think I 
would want to live in 
Uptown.  We love our 
house and neighborhood 
in the heights and we both 
work in Uptown.  I prefer 
Uptown to be a cool place 
to v isit for shopping, 
eating, and other leisure 
activ ities.

• Happy where I live

• I would not move. I love 
my house and where I live.

• I WOULD NOT move 
here, or would leave if it 
became too congested.  
Freeway noise is a 
problem: put up more wall 
barriers.

What one thing…

Nothing

• No plans to move

• None - I prefer downtown

• Not interested in mov ing to 
uptown

• Nothing, my house is just 
paid off.

• Nothing.  The valley is 
much more peaceful not 
the hussle and bussle of 
Uptown

• Nothing. I live in the 
location I love.

• wouldn't live in uptown.
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What one thing…

Retail

• A better nightlife. - Bars (4)

• Bumblebees

• Convenient stores and 
serv ices (2)

• Doggie day care

• Existing businesses to 
stay open later.

• stores

• Grocery (6) Decent 
grocery.  Trader joes is 
hard to shop at for 
everything.  Target has 
one but a more focused 
store like Sprouts would 
be nice.

• Gym (6) a great workout 
facility!

• Secure parking, extra 
storage, accept pets

What one thing…

Transportation

• A Car

• A higher income, late 
night/early AM transit to 
nob hill

• Better bus connections to 
all parts of ABQ, especially 
parts north of Paseo del 
Norte

• Better bus schedule on 
Menual.

• Better, more regular 
daytime and evening bus 
serv ice throughout the city 
-- especially areas that 
only have twice daily 
commuter serv ice.

• Get rid of the bums 
hanging out in the transit 
area.
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What one thing…

Transportation

• I live near UNM to avoid 
the commute to school.

• longer running bus on 
weekends

• Not to have to wait for a 
bus to come that has a 
space or room on bus for 
my bike. (2)

• Security (2)

• The bus schedules could 
use some work. Some 
busses have very 
inconsistent route times 
for heav ier human traffic, 
thus resulting in people 
being late, missing their 
next bus, or hav ing to 
catch a ludicrously earlier 
bus to make it in time.

• Transportation

What one thing…

Uptown Fan

• Already in the area (12)

• being in the midst of 
everything.

• I love it

• Not much. I love the 
uptown area already
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What one thing…

Funny

• A river or the mountains

• Big truck? Movers?

• Motivation

• Nothing your obv ious 
public/private development 
will prov ide me. This 
project seems a massive 
land give away which 
clogs the area while 
benefits a select few. I'm 
sure you've already got 
your plans drawn up.

Survey – Q17

What's most important to you in 
purchasing a home or renting an 
apartment? 
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Survey says

Conclusions:

• Demand in Transit 
population

• Demand in Uptown Work 
Force

• Largest issues:
– Income

– Affordability

– Spatial mismatch between 
housing desired and housing 
offered

Pent up Demand 1 
apartment unit per 10 people

• Rio Rancho –
underserved by 4,600 
units

• Albuquerque –needs 
1,350 units a year

• Los Lunas –
underserved by 796 
units
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Market Analysis – Supply Side

The Short 
Version:

• Occupancy is at a 
decade long high

• Rents are at their 
highest level (and 
increasing)

• The ceiling on rents 
continues to outstrip 
income growth

• Supply is not meeting 
demand

• There is a product 
mismatch between the 
new rent population 
and the older housing 
inventory

• Our zoning code is no 
longer market 
competitive (with a few 
exceptions) 
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Occupancy

Occupancy

Source: Apartment Association of NM
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Rents

Rents on the rise
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Current Supply

• Avg. Albuquerque Apartment 
was:
– Built in 1965

– 2 story

– Red brick

– Pitched roof

– Faces inward

– Master metered

– Furnished

– Overparked

Uptown Unit Mix

• Skewed by Warren 
Coronado’s & 
Uptown Park (40 
year old motel style) 
& Solar Villa senior 
housing
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Uptown Unit Mix

• Unit mix w/o 
Warrens, Uptown 
Park and Solar 
Vista, and w/o 
heav ily influenced 
by “singles” lifestyle 
offered by Pinewood 
estates (1970s) and 
Woodmark (senior 
care)

Market Analysis – Gap

Opportunity lies in:

- Prov iding product these two generations want

- Prov iding product that is cool and trendy while being 
affordable
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Recommendations:
Two towers/Podiums

One caters to Gen Y

- small units

- lots of communal spaces

- similar to 700 2nd

Other to Baby Boomers 

- large loft units

- elev ator

- high quality build out

- transitional to Woodmark @ Uptown

Site Plan

Competitiv e Scoring to competing apartment dev elopment sites in ABQ MSA
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Site Plan

Two towers, two names, one community for scale/management

UTC= Universal,
Tower
Community

UTC=     Urban, 
Transit,
Cube

Financial Analysis
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TBD

In the works…

The Plan
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Site Layout

TBD

Conclusions:
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