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Executive Summary 
• The Santolina Developers expect to achieve the annual targets of 761 new housing units, 1,866 

additional residents, and 1,500 new jobs per year by full buildout of the Santolina Master Plan;1 
• The City of Albuquerque averaged 1,457 new residential building permits per year in the period from 

2010 to 2022 – building permit activity serves as a proxy for housing stock growth; 
• If the housing stock in Albuquerque grew by 1% per year, which is in line with the historical average, a 

realistic expectation is that the city will add an average of 1,540 additional building permits per year 
over the next decade; 

• The Bernalillo County population grew from 662,564 to 672,508 in the period from 2010 to 2022, an 
increase of almost 10,000; this is equivalent to an increase of 828 inhabitants per year over the same 
period;  

• Bernalillo County is expected to grow in population by 22,544 over the next 20 years, or 1,127 new 
inhabitants per year; 

• Albuquerque Metropolitan Statistical Area (ABQ MSA)  Employment grew by 0.9% (3,191  per year) 
over the last decade, and is expected to grow by 0.6% or 2,396 new jobs per year over the next five 
years (2023-2028); 

• If Santolina were to achieve its stated targets, it would account for 49% of new housing, 165% of 
population growth, and 62% of employment (based on forward expectations); 

• Upon our review of recent demographic and economic data, we think the Santolina targets are likely 
overstated; 

• In this report, BBER offers an alternative scenario for the Santolina Development with more probable 
targets for housing, population, and employment growth; 

• Having evaluated available historical data, BBER offers the following annual targets as more realistic 
expectations: 154 new housing units per year, 374 additional inhabitants annually, and 240 new jobs per 
year (over the next 50 years); 

• Bernalillo County approved the creation of the Santolina TIDD, which allocates 45% of county revenues  
reimbursable to the Developer; 

• Having completed a pro forma analysis of the capital cost to provide public facilities (schools, 
community centers, etc.) and services (public safety, transit, water and sewer, etc.) to Santolina, the 
capital costs to New Mexico governments appear to exceed potential revenues (when taking the TIDD 
into account); With the data available to BBER, researchers were not able to estimate the ongoing cost 
to provide public services and to maintain and operate public facilities on an ongoing basis, or the 
ongoing potential tax revenues/benefits; 

• BBER recommends future research focus on the potential cost to operate and maintain public services 
in Santolina as informed by recent demographic and economic trends;

 
1 The cumulative totals for the Santolina development by full buildout are 38,045 (housing units), 93,300 
(population), and 75,006 (jobs). 
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Introduction 
BBER has been tasked with completing an independent, third-party assessment of the impacts of the planned 
Santolina development. Funding facilitated a high-level, preliminary analysis that begins by reviewing the 
number of anticipated housing units and jobs residing within the boundaries of the new development, as set 
forth by the developers. Because the Santolina development must meet the “no new net cost” requirement, the 
developers have specified target employment, population, and housing targets. These targets set forth serve as 
the key assumptions and inputs used for previous fiscal and economic impact estimates used to substantiate 
the Santolina Master Planned Community.  

Relying on widely accepted economic theory and BBER’s broad knowledge of the local economy and 
demographic and socioeconomic variables, BBER researchers consider historical population, housing, and 
economic trends to assess these key assumptions and inputs used to assess the “no new net cost” test. We also 
incorporate reputable forecasts for the greater Albuquerque area developed by local experts to better assess 
future impacts. 

Our evaluation focuses on the impacts related to development and construction costs for public infrastructure, 
facilities, and services at full buildout; development and construction are often referred to as capital costs. 
Secondarily, where data is available and obtainable, we provide a review of the information needed to provide a 
preliminary assessment of the ongoing maintenance and operations of public services and facilities. Finally, we 
seek to highlight areas that would benefit from additional attention and research. 
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1. Study Background & Context  
The Santolina Master Planned Community was first introduced to the Bernalillo County government in 2013 by 
a group of developers known as the Santolina Project Development Team. The original developers included 
Western Albuquerque Land Holdings (WALH), Garrett Development Corporation, Bohannon Huston, SEC 
Planning, and Consensus Planning. The Level A Master Plan was adopted and the Development Agreement 
was recorded with the Bernalillo County Clerk’s Office in 2015. The County Commission also approved the 
Santolina Tax Increment Development Districts (TIDD), 1 through 20, in 2016, allowing for the developers to be 
reimbursed using up to 45% of tax revenues generated in the TIDD districts to recover development costs. In 
the same year, Santolina Public Infrastructure Districts (PID), 1 through 40, were created and approved by 
Bernalillo. Notably, June 2023 marked the 8-year anniversary of the Master Plan’s approval and 
implementation, which is expected to take 40-50 years to complete with full buildout expected by 2055-2065. 

The Santolina development is part of the original Atrisco Land Grant deeded to Spanish settlers by the Spanish 
crown in 1692. Hispano and mestizo families have inhabited this land continuously for over 400 years. These 
lands were inhabited and interacted with by the Tiwa people for thousands of years prior to Spanish 
colonization. In 1892 the land grant families received approval of their petition to create the Town of Atrisco 
and a patent was issued for the town totaling 83,000 acres in 1905, all prior to New Mexico statehood. The 
conversion of lands held in common to private ownership for large-scale residential development dates back to 
at least 1952 when the Atrisco Board of Trustees sold 4,500 acres that would be used to build houses in the 
modern-day Ladera area; a lawsuit challenging the legality of the sale ensued. In 1959, another 4,000 acres 
were segregated, parceled, and sold to Hoffman Homes for what would become Westgate Heights, an 
incorporated area within the Albuquerque City limits. Less than 10 years later, in 1967, the Westland 
Development Corporation was formed. Organized and created by a group of Atrisco heirs and upheld by vote, 
this act converted the land grant into a private company for the purpose of managing approximately 55,000 
acres. Forty (40) years later, in 2006, Westland Development Corp was merged with SunCal, and three years 
after the merger, Westland/Suncal went bankrupt with the land and all other assets of the new entity 
foreclosed upon by creditors. 
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2. Inputs & Assumptions 
The viability of the proposed Santolina Development relies on specific assumptions and inputs in order to 
achieve the “no new net cost” requirement. These inputs are that the Santolina Development will attain specific 
housing, population, and employment targets. The specific targets are 38,045 new residential housing units, 
93,300 in new population, and 75,000 in new employment; these levels will be achieved over the next 40-50 
years when full buildout is achieved in 2055-2065. The basis for these targets is an older version of the Middle 
Rio Grande Council of Governments 2040 Master Transportation Plan (MTP), which assumed a jobs per 
household ratio of 2.0 once the development was fully completed.2 

Figure 1. Santolina Dwelling Unit and Employment Expectations by Threshold 

 

(Source: Level A Development Agreement, pp. 4; Level B.I Plan, p. 5; and based upon MRCOG 2040 MTP) 

In order to assess the feasibility of these outcomes, BBER allocated these housing, population, and 
employment targets evenly across the buildout period. The following figures show the annual and cumulative 
numbers. Using the Santolina targeted metrics at full buildout would result in 761 additional housing units per 
year, additional annual increases in population of 1,866, and incremental increases in new employment of 1,500 
per year. These annual numbers assume that these numbers were realized beginning in Year 1. Given that 
Santolina has yet to reach these annual targets in the eight years since receiving approval and development 
began, the annual targets will need to be higher than what we estimated for our analysis in order to accomplish 

 
2Level A Development Agreement, p. 4, 26, 96, 98; Level B.I Plan, p. 5 Taussig estimates new re-occurring 
employment of 115,906. 
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the cumulative/averages set forth by the developers: 38,045/761 (housing units), 93,300/1,866 (population), 
75,000/1,500 (employment) by full buildout.3 

Figure 2. Annual Santolina Housing, Population, and Employment Expectations to Full Buildout 

Level A - 50 Year Horizon
ANNUAL Adds to Housing, Population, Employment
Year CY: Phase: Alloc: Housing Units Popn Jobs Year CY: Phase: Alloc: Housing Units Popn Jobs
1 2016 1.0               2.0% 761                       1,866             1,500         26 2041 3.0              2.0% 761                             1,866             1,500       
2 2017 1.0               2.0% 761                       1,866             1,500         27 2042 3.0              2.0% 761                             1,866             1,500       
3 2018 1.0               2.0% 761                       1,866             1,500         28 2043 3.0              2.0% 761                             1,866             1,500       
4 2019 1.0               2.0% 761                       1,866             1,500         29 2044 3.0              2.0% 761                             1,866             1,500       
5 2020 1.0               2.0% 761                       1,866             1,500         30 2045 3.0              2.0% 761                             1,866             1,500       
6 2021 1.0               2.0% 761                       1,866             1,500         31 2046 4.0              2.0% 761                             1,866             1,500       
7 2022 1.0               2.0% 761                       1,866             1,500         32 2047 4.0              2.0% 761                             1,866             1,500       
8 2023 1.0               2.0% 761                       1,866             1,500         33 2048 4.0              2.0% 761                             1,866             1,500       
9 2024 1.0               2.0% 761                       1,866             1,500         34 2049 4.0              2.0% 761                             1,866             1,500       
10 2025 1.0               2.0% 761                       1,866             1,500         35 2050 4.0              2.0% 761                             1,866             1,500       
11 2026 2.0               2.0% 761                       1,866             1,500         36 2051 4.0              2.0% 761                             1,866             1,500       
12 2027 2.0               2.0% 761                       1,866             1,500         37 2052 4.0              2.0% 761                             1,866             1,500       
13 2028 2.0               2.0% 761                       1,866             1,500         38 2053 4.0              2.0% 761                             1,866             1,500       
14 2029 2.0               2.0% 761                       1,866             1,500         39 2054 4.0              2.0% 761                             1,866             1,500       
15 2030 2.0               2.0% 761                       1,866             1,500         40 2055 4.0              2.0% 761                             1,866             1,500       
16 2031 2.0               2.0% 761                       1,866             1,500         41 2056 5.0              2.0% 761                             1,866             1,500       
17 2032 2.0               2.0% 761                       1,866             1,500         42 2057 5.0              2.0% 761                             1,866             1,500       
18 2033 2.0               2.0% 761                       1,866             1,500         43 2058 5.0              2.0% 761                             1,866             1,500       
19 2034 2.0               2.0% 761                       1,866             1,500         44 2059 5.0              2.0% 761                             1,866             1,500       
20 2035 2.0               2.0% 761                       1,866             1,500         45 2060 5.0              2.0% 761                             1,866             1,500       
21 2036 3.0               2.0% 761                       1,866             1,500         46 2061 5.0              2.0% 761                             1,866             1,500       
22 2037 3.0               2.0% 761                       1,866             1,500         47 2062 5.0              2.0% 761                             1,866             1,500       
23 2038 3.0               2.0% 761                       1,866             1,500         48 2063 5.0              2.0% 761                             1,866             1,500       
24 2039 3.0               2.0% 761                       1,866             1,500         49 2064 5.0              2.0% 761                             1,866             1,500       
25 2040 3.0               2.0% 761                       1,866             1,500         50 2065 5.0              2.0% 761                             1,866             1,500        

Figure 3. Cumulative Santolina Housing, Population, and Employment Expectations to Full Buildout 

 

 
3 For example, if there were only 40 years remaining in the development period, then the annual targets might 
be: 38,045/40 = 951 (housing); 93,300/40 (population) = 2,332; 75,000/40 = 1,875 (employment). 
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3. Historical Economic, Population, & Housing 
Trends 
Economic theory predicts that an endogenous or exogenous expansion in demand for goods and services in a 
regional economy causes goods producers and business service providers to demand additional labor as a key 
input to meet the increase in demand for their firms’ goods and services. In turn, an expanding job market (and 
increasing total income) results in greater demand for housing, causing an expansion in housing formation. A 
more robust version of the residential real estate supply-demand model incorporates additional variables, 
including interest rates, population, mortgage availability, and affordability. Importantly, this relationship 
cannot be flipped or reversed. That is, an independent, developer-driven expansion of the supply of housing 
does not create permanent demand/employment. Our analysis begins by reviewing current and historical 
demographic and economic data. This enables us to evaluate the economic and fiscal estimates set forth by the 
Santolina developers.  

Figure 4. Drivers of Housing Growth/Formation 

 

Real Gross Domestic Product (GDP) is the broadest and one of the most widely accepted measures of economic 
activity. Researchers reviewed these data for Bernalillo County, New Mexico, and neighboring states. New 
Mexico has grown at a slower rate than the national average over the last two decades (2001-2020) by a large 
margin. Relative to neighboring states, NM has lagged by an even larger margin and the Bernalillo County 
annual average (1.0%) has trailed the statewide (1.4%) GDP growth rate. 
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Figure 5. Real GDP Growth, 2001-2020 

 

 

(Source: 2010, 2020 U.S. Bureau of Economic Analysis) 

BBER also considered household-level trends. These data illustrate that the median household income in 
Bernalillo County grew by 1.1% per year, half the annual rate of its closest peer, Arizona, which grew at an 
annual rate of 2.0% from 2011-2020. 
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Figure 6. Real Household Income, 2011-2020 

 

 

(Source: U.S. Census; Federal Reserve Economic Data) 

Using decennial US Census data Bernalillo County's population increased by 9,944 to 672,508 in the period from 
2010 to 2022, a cumulative increase of 1.5%, or 828 inhabitants per year. The New Mexico population grew by 
58,343 to 2,113,344 in the same time period, or 2.6% cumulatively. Bernalillo County’s growth rate lagged the 
state and national averages; the county also lagged growth rates for neighboring states by a large margin. 

Figure 7. Bernalillo County Population Growth Compared to Relevant Geographies 
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(Source: U.S. Census, American Community Survey, 5-Year estimates) 

Disaggregating the decennial census data by age group provides insights into sectors of the population 
experiencing growth and those that are contracting. Importantly, retirement-age individuals, 65 years and 
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older, contributed 75% of the population growth in Bernalillo, growing by 32,358 or 39.9%. The working age 
population, ages 18 to 64 years, declined by 1.1%. The decrease of 6.8% in the population Under 18 years 
suggests that the future labor force in the county contracted in the last decade. 

Figure 8. Bernalillo County and New Mexico Population Growth by Age Group, 2010 to 2020 
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(Source: 2010, 2020 U.S. Decennial Census) 

By reviewing Census components, we decomposed which factors are causing the population to 
expand/contract. Specifically, Bernalillo County experienced migration outflows for three of the last 10 years for 
which data was available when this analysis was completed. Similarly, New Mexico experienced negative net 
migration in the last six years. 

Figure 9. Net Migration in Bernalillo County and New Mexico, 2010 to 2020 
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(Source: 2010, 2020 U.S. Decennial Census) 

BBER researchers also considered statewide population forecasts as well as Bernalillo County forecasts. 
According to the UNM Geospatial and Population Studies (GPS) model, New Mexico's growth is expected to be 
weak in the next two decades, from 2020 to 2040. GPS forecasts that the statewide population will increase by 
25,774, or by 1%. Disaggregating by age group shows that the retirement-age population will experience the 
largest increase (+81,608); however, the working-age population will decline by 21,080 (-2%) and the school-
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age population will decrease by -38,120 or -10%. Needless to say, an extended contraction in the working-age 
population is not supportive of robust future employment growth. 

Figure 10. Statewide Population Forecasts, 2020-2040 

 

(Source: UNM Geospatial and Population Studies) 

Bernalillo County population forecasts are only slightly better than expectations for the state. The Middle Rio 
Grande Council of Governments (MRCOG) completes population forecasts for Bernalillo County. MRCOG 
expects the county population to expand by 22,544, or 3.3% over the next 20 years. This is equivalent to 1,127 
new inhabitants per year. UNM GPS demographers are less optimistic, expecting Bernalillo to grow by 13,094 
between 2020 and 2040, or 655 people per year over the next two decades. BBER researchers also delved into 
available data to better understand housing formation trends. 

Figure 11. Bernalillo County Population Forecasts, 2020-2040 

 

(Source: Middle Rio Grande Council of Governments) 

The City of Albuquerque approved an average of 1,457 residential building permits – as measured by the 
number of units – per year from 2010 to 2022. These figures include both multi-family and single-family 
permits. This matters for estimating future housing stock growth, which we discuss in the following sections. 
Importantly, because these numbers include “reissues,” the numbers are likely overstated. Although the City 
does not provide guidance on double counts or duplicate permits in connection with reissued permits, BBER 
researchers analyzed a sample of building permit data dating back to 2016 and found that roughly 38% of 
approved permits were reissues. 
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Figure 12. City of Albuquerque Building Permits, 2010-2022 
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(Source: City of Albuquerque Building Permits) 

According to the Greater Albuquerque Association of Realtor data (GAAR), home values have risen rapidly with 
the median price for a single-family detached house increasing from $205,000 in 2018 to $330,000 by year-end 
2022, an increase of more than 60% over the last five years. The disconnect between strong housing values and 
weak economic growth, as measured by household income and Real GDP, is probably best illustrated by the 
deteriorating affordability of homes in the Albuquerque Area. The Home Affordability Index divides the median 
home value by the median annual household income to measure. By way of example, if the median home value 
is $300,000 and the median household income index for a given city is $100,000, then the Home Affordability 
index for this city would be 3.0. Albuquerque homes have become less affordable in recent years, where this 
important index rose to 4.97 in 2022 (from 3.94 in 2018). Affordability for homes statewide is 3.4 (NM) and 3.5 
nationally (2022). The higher the affordability index, the larger the percentage (local) households must spend 
on monthly/annual mortgage expenses. Economic theory predicts that a prolonged elevation in the 
affordability index will dampen (local) demand as households will likely choose to rent or seek other 
alternatives to purchasing a new home.  

Figure 13. Median Sales Price and Home Affordability for the Greater Albuquerque Area 
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(Source: Greater Albuquerque Association of Realtors; U.S. Census) 
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4. Discussion: Santolina Growth Targets vs. 
Historical Experience  
In this section, BBER applies the data and the analysis of the previous sections of this report to test the targets 
detailed in the Master Plan, while seeking to develop more realistic targets based on the experience of recent 
data trends. First, BBER analyzed employment growth since 1990, a 30+ year period, for the Albuquerque 
Metropolitan Statistical Area (ABQ MSA). Over several business cycles, these data show that employment has 
grown 1.3% annually, adding an average of nearly 4,000 jobs per year.4 The Santolina Developers estimate that 
the new development will create 1,500 permanent jobs per year. If the Albuquerque Area were to grow by 4,000 
jobs per year over the next several decades, Santolina employment would account for more than one out of 
three new jobs in the Albuquerque MSA. Based on experience, we do not consider this assumption to be highly 
probable. Specifically, employment growth in the last five to 10 years has been under 1.0% per year or an 
average of 2,629 to 3,191 new jobs annually. In this scenario, if Santolina succeeded in adding 1,500 new jobs 
per year, it would contribute at least half of the new jobs in the Albuquerque Area. 

When we consult the FORUNM baseline economic forecast, the expectations are even more conservative. 
BBER economists expect the ABQ MSA economy to add 2,396 new jobs per year over the next five years; if 
this number proves accurate, and the Santolina Developer target of 1,500 new jobs per year holds, then the 
Santolina development would account for nearly two out of three (63%) new jobs. 

If the BBER baseline forecast proves correct, and the Santolina job creation expectation is too optimistic, then it 
might be prudent to adjust the Santolina target to a more reasonable level. By way of example, if the Santolina 
Development was responsible for contributing 10% of new employment, and using the BBER forecast of 2,396, 
then Santolina would contribute 240 new jobs per year. This number will become applicable in the latter part 
of this report. 

 
4 The Albuquerque MSA includes the Bernalillo, Sandoval, Valencia, and Torrance counties. We also considered 
the forecast for New Mexico generated by BBER economists responsible for the statewide model; these 
forecasts show that ABQ MSA will grow by less than 1% or 2,396 jobs per year over the next five years. 
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Figure 14. Albuquerque Metropolitan Statistical Area (MSA) Employment and Annual Growth Rates, 1990-2022 
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Annual Average Increase in Employment Incr. %Pct. Chg.
   31-Year (1990-2022) 3,938            1.3%
   20-Year (2003-2022) 1,887            0.5%
   10-Year (2013-2022) 3,191            0.9%
   5 Year (2018-2022) 2,629            0.8%
Forecasted (2023-2028) 2,396           0.6%

 

(Source: UNM BBER FORUNM Forecasts) 

Next, Researchers evaluated the developers' housing targets, as guided by recent housing data. Using a simple 
Ordinary Least Squares (OLS) regression model to estimate future housing growth 10 years forward alongside 
13 years of building permit data from the City of Albuquerque, we project that if new housing grew by 1% 
annually, an average of 1,540 new housing units per year would be added from 2023 to 2032. If we accept the 
Developers’ expectation that Santolina will add 761 new housing units per year over the next 50 years, then this 
development would account for half (49%) of all new housing in the City of Albuquerque. These simple 
comparisons prompted the question, “What is a reasonable expectation for new housing growth and the likely 
contribution of the Santolina Development?” Drilling deeper into the building permit data, we reviewed the 
geographic location of all single-family and multi-family activity. 



 
Potential Impacts of  

Santolina Development | 19 

 

 

Figure 15. Recent Albuquerque Building Permits (2010-2022) & 10-Year Forecast (2023-2032) 
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(Source: City of Albuquerque Building Permit, Planning & Zoning Department) 

Using the Greater Albuquerque Association of Realtors (GAAR) map for neighborhood boundaries, it is worth 
noticing that these broader communities are large and complex and span multiple smaller neighborhoods. For 
example, the Northwest Heights and Ladera Heights neighborhoods encompass 40-50 smaller neighborhoods 
and subdivisions, each being actively developed by multiple developers. BBER analyzed five years of 
Albuquerque building permit data to assess housing growth by neighborhood and found that the most active 
broader neighborhoods accounted for no more than 10-15% of new housing in the last five years. Bearing this in 
mind, in our assessment a single developer accounting for 10% of new housing is an ambitious assumption. 
Therefore, if Santolina Developers achieved 10% of new housing units over the next period, based on the BBER 
forecast of 1,540 total new units per year, Santolina’s activity would contribute 150 units per year. It is also 
worth noting that Mesa del Sol, a similar development to Santolina, has accounted for less than 2% of 
Albuquerque building permits issued since ground was broken on the first residential unit constructed in this 
development, or the period spanning from 2012 to 2022.5  

Another important insight comes from the demand part of the equation. That is, households/consumers desire 
homes in certain parts of town more than others. The Northeast part of Albuquerque (Academy, Albuquerque 
Acres, Foothills) has been experiencing  significant growth over the last 20-30 years given that, ostensibly, 
many people prefer to live in this part of town because of the high performing schools, retail and shopping 
abundance, and beautiful vistas. By way of example, if homebuilders in the South Valley were to increase 
supply by a factor of 200-300%, there might not be sufficient demand to purchase all these new homes. 

 
5 The total number of single-family and multi-family units permitted between 2012 and 2022 totaled 16,888; 
MDS permits totaled 283 or 1.7%—source: City of Albuquerque Building Permits. 
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Figure 16. Albuquerque Building Permit Activity by Neighborhood (2016-2021) 

 

(Source: City of Albuquerque Building Permit, Planning & Zoning Department) 

BBER also evaluated population forecasts alongside developer expectations. Using the Middle Rio Grande 
Council of Governments (MRCOG) population forecasts, Bernalillo County will add 22,544 inhabitants over the 
next 20 years, the county population could expect to expand by an average of 1,127 inhabitants per year. 
According to developers, Santolina will increase the local population by 93,300 new inhabitants, or 1,866 per 
year. When considering the recent experience and the current outlook from UNM demographers, we think the 
Santolina growth expectations are not likely. For estimating a more realistic population estimate, we return to 
the 154 new housing units per year expectation and apply the US Census median household size estimate of 2.4 
to derive 374 new inhabitants per year.6 We think this number is better supported by recent data and the 
guidance of expert demographers specializing in forecasting New Mexico population trends.   

 
6 US Census, ACS 5-Year estimates. 
https://www.census.gov/quickfacts/fact/table/bernalillocountynewmexico,US/HSD310221 

https://www.census.gov/quickfacts/fact/table/bernalillocountynewmexico,US/HSD310221
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5. Mesa Del Sol Experience 
Mesa Del Sol (MDS) is the other major Master Planned Community in the Albuquerque Area. We found it to be 
worthwhile to consider Santolina and MDS alongside each other as both developments are designated for 
mixed commercial/residential use and received local government approval within a decade of each other. 
Further, at a high level, Santolina and MDS have similar public service and public infrastructure needs and 
requirements. Both developments have received approval for special Tax Increment Development Districts 
(TIDDs) and Public Infrastructure Development Districts (PIDs) to use tax revenues to reimburse developers for 
infrastructure public-use investment.  

Another important similarity between the two Master Planned Communities is their development targets. The 
MDS developers intend to utilize 12,993 acres of land and build 37,500 housing units that will provide homes for 
100,000 people. Santolina will span 13,700 acres and construct 38,045 new housing units for 93,300 new 
residents. Santolina expects to create 75,000 new jobs (direct). The equivalent expectation for MDS is 60,000 in 
new employment. These key metrics are summarized in Figures 17 and 18 below. MDS developers are a decade 
ahead in the execution of their master plan, receiving approval in 2005, and having broken ground on 
residential construction seven years later in 2012; that is, MDS has been under development for 18 years, since 
receiving City approval. Santolina was approved in 2015 and has been under development for eight years. The 
following section provides a brief review of available relevant data. 

Figure 17. Mesa del Sol v. Santolina: Comparison of Key Metrics 

 



 
Potential Impacts of  

Santolina Development | 22 

 

 

Figure 18. Mesa del Sol v. Santolina: Comparison of Key Metrics 

100,000

60,000

37,500

93,300

75,006

38,045

0

35,000

70,000

105,000

Population Jobs Housing Units

Full Buildout TARGETS
MDS Santolina

  

2,000 

1,200 
750

1,866 
1,500 

761

 -

 1,500

 3,000

 4,500

Population Jobs Housing Units

TARGETED Annual Incremental 
Increase 

MDS Santolina

 

(Source: Santolina Master Plan; Mesa del Sol Master Plan) 

A reliable source on residential real estate transactions dating back several decades, the Greater Albuquerque 
Association of Realtors (GAAR) publishes monthly, quarterly, and annual data covering various valuable 
statistics. According to the GAAR data, by year-end 2022, there were 283 homes sold in the MDS development 
since the first house was constructed in 2012. The annual average number of homes sold per year since 2012 is 
26 (2012-2022). The annual average since the approval of the Master Planned Community is 16 (2005-2022).7 
Researchers validated the GAAR figures alongside U.S. Census data to confirm these numbers make sense. 8 

 
7 Preliminary GAAR data shows 43 sales in 1H2023. According to local business news, there’s a new multi-family 
complex that will have 312 units with an estimated completion in 2023. 
(https://www.bizjournals.com/albuquerque/news/2022/11/28/mesa-del-sol-residential-development-2023.html) 
8 According to the 2020 decennial U.S. Census, there were 233 housing units; the American Community Survey 
5-Year estimate for Mesa del Sol was 206 and a margin of error of +/-72. 
(https://data.census.gov/table?t=Housing+Units&g=1500000US350010040011&tid=DECENNIALDHC2020.H1; 
https://data.census.gov/table?t=Housing+Units&g=1500000US350010040011&tid=ACSDT5Y2021.B25001) 

https://www.bizjournals.com/albuquerque/news/2022/11/28/mesa-del-sol-residential-development-2023.html
https://data.census.gov/table?t=Housing+Units&g=1500000US350010040011&tid=DECENNIALDHC2020.H1
https://data.census.gov/table?t=Housing+Units&g=1500000US350010040011&tid=ACSDT5Y2021.B25001
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Figure 19. Mesa Del Sol Annual Home Sales and Average Sale Prices, 2005 – 2022 
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(Source: Greater Albuquerque Association of Realtors (GAAR)) 

MDS marked its 15th year of development in 2020. BBER reviewed data collected by federal and local 
governments, including the U.S. Census, the U.S. Bureau of Labor Statistics, and the NM Department for 
Workforce Solutions. These data show that the Mesa Del Sol population was 511 as of the last decennial Census 
in 2020 and total employment was 3,377.9 Employers based in MDS have been the recipients of various 
economic development incentives in the form of publicly financed tax abatements, tax credits, Industrial 
Revenue Bonds, direct grants, and job training incentives. One might argue that these publicly financed 
incentives should also be factored into the equation when assessing the costs of economic and public finance 
gains.10 

 
9 https://data.census.gov/table?g=1500000US350010040011; https://onthemap.ces.census.gov/. 
10 Mesa del Sol-based companies receiving economic development incentives include Fidelity Investments, 
Netflix and ABQ Studios, Maxeon, Kairos Power, Jabil-Nypro, and Schott Solar.  

https://data.census.gov/table?g=1500000US350010040011
https://onthemap.ces.census.gov/
https://www.bizjournals.com/albuquerque/news/2020/12/07/netflix-gets-abq-city-council-approval.html
https://www.cabq.gov/economicdevelopment/news/city-celebrates-solar-reshoring-to-albuquerque
https://www.bizjournals.com/albuquerque/news/2019/12/16/energy-co-plans-65-jobs-at-well-known-albuquerque.html
https://www.bizjournals.com/albuquerque/news/2019/09/19/3d-printing-manufacturer-approved-for-city.html
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Figure 20. Mesa Del Sol Annual Employment and Year-over-Year Change, 2005 – 2020 

Calendar Year Employment Increase
2005 255
2006 297 42
2007 530 233
2008 578 48
2009 709 131
2010 793 84
2011 971 178
2012 1,338 367
2013 1,500 162
2014 1,191 (309)
2015 1,655 464
2016 2,574 919
2017 2,663 89
2018 2,774 111
2019 3,324 550
2020 3,377 53

Total Jobs Added: 3,122
Average Annual Increase: 208    
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(Source: U.S. Census, OnTheMap) 

Figure 21 tracks the experience of MDS relative to the development’s targets. These data are presented on a 
cumulative and annual average basis. Specifically, MDS has achieved 0.8% of its housing target11 and 0.5% of 
its population target, on a cumulative basis; employment has reached 5.6% of the full buildout target. Using the 
annual averages achieved thus far, relative to the annual targets, MDS has accomplished: 6% (housing), 3% 
(population), and 17% (jobs). MDS developers have performed best in the creation of jobs, albeit falling 
markedly short of short-term and long-term targets. 

Figure 21. Mesa Del Sol Targets v. Actuals (Cumulative and Annualized) 

 

It is worth highlighting some of the divergences between the two developments as well. Two of the key 
differences between Mesa del Sol and Santolina are: (a) MDS is located within the municipal city limits of 
Albuquerque, thus has access to important City services like public works, solid waste, parks & recreation, etc.; 
(b) MDS has all the entitlements needed for development, namely water rights to supply residential and 

 
11 A 312-unit multi-family building was permitted in May 2022. Once these apartments are completed, the 
annual average will increase but modestly to just above 50 new units per year. 
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commercial residents and tenants. Additionally, there is one school located in MDS, a K-12 APS charter school 
with an enrollment of 314 as of April 2022.12 MDS does, however, lack public transit service.  

Much of this report has focused on the economic and demographic data as well as the targets, inputs, and 
assumptions needed to substantiate the Santolina Development. This next section explores the potential costs 
and tax revenues that the development may generate. 

 
12 https://www.aps.edu/schools/schools/international-school-at-mesa-del-sol 

https://www.aps.edu/schools/schools/international-school-at-mesa-del-sol
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6. New Public Infrastructure and Public 
Facilities Capital Costs Plus Related Tax 
Revenues  
To create a cost-benefit approach, BBER sought to complete independent calculations of the cost to the public 
sector to provide services to Santolina as well as the potential revenues that the state and local governments 
might expect to receive. For example, BBER estimated the cost to provide public safety services, such as fire 
and police, and the cost to maintain public amenities, such as libraries, aquatic centers, senior centers, and the 
like. Apart from public transit costs, researchers were not able to obtain or estimate the cost of providing 
ongoing service. Given the limited availability of ongoing public service costs, this analysis focuses on the one-
time impacts of development and capital investment. We believe a more in-depth analysis is appropriate, 
focusing on what it would cost local governments to provide public services, including the maintenance and 
operation of public infrastructure and facilities, and the new tax revenues local governments might expect on 
an ongoing basis. 

Public Facilities 

Researchers began by seeking to quantify what it would cost to provide new public infrastructure and public 
services to the Santolina development. These costs include public facilities, transportation (roads), transit, and 
water infrastructure. The following table details the specific facility types required to service this new 
community as envisioned by the developers and detailed in the master plan approved by the Bernalillo County 
Commission.  

Figure 22. Public Facilities to be Constructed to Serve Santolina Development 

Public Facility Type Facilities Park/Open Space/Recreation Type Facilities (acres)
Elementary Schools 3.6 Community Center 6
Middle Schools 1.3 Swimming Pools 5
High Schools 0.8 Neighborhood Parks (acres) 93
Fire Station 1 Community Park (acres) 233
Sheriff's Station 1 Regional Park (acres) 466
Libraries 1+ Major Public Open Space (acres) 940
Central NM Community College Cam 1 Open Space (acres) 1,797

 

(Sources: Santolina Level A Master Plan, Adopted June 16, 2015 and amended June 2022, pp. 96 & 98) 

Researchers estimated facility costs using recent construction price data, dimensions from recent and comparable 
facilities, and other pertinent variables like the per pupil recommended school size. We estimate the expenditures to 
build these facilities at approximately $800 million, based on the most current available square-foot construction 
costs. Importantly, the expenses needed to furnish and equip these facilities are not included in estimates (e.g., fire 
trucks, paramedic vehicles, classroom furnishings, gymnasium equipment, etc.). The cost of these facilities would be 
paid directly by local government tax revenues. Although these calculations are based on current prices, in actuality, it 
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will take decades to complete the required public facilities and infrastructure, thus the cost will be a function of the 
prevailing prices at the time of construction. 

Figure 23. Estimated Costs to Construct Public Facilities Serving Santolina Community 

 

(Sources: Santolina Level A Master Plan, Adopted June 16, 2015 and amended June 2022, pp. 96 & 98; City of 
Albuquerque Planning Division; NM Public School Facility Authority) 

Transportation (Roadways) 

Because the land encompassed by Santolina is raw, transportation infrastructure would need to be built to 
support the new community. Using details contained in the developer’s master plan, researchers estimated the 
prospective expenditures to construct roadways servicing the development. Those estimates are based on 
current road construction data obtained from local sources, including Bernalillo County, where it costs 
approximately $4 million per road mile (1 dedicated lane going in both directions) and 129 to 203 miles of 
roadways. The estimated price based on the roadway mileage range is $520 million to $818 million. Typically, 
the developer pays for road construction, but the local government is responsible for ongoing maintenance, 
operations, and repairs (local government M&O expenses). Researchers were not able to obtain these M&O 
costs from local agencies. It is important to note that a percentage of these expenses are reimbursable to the 
Santolina developers under the TIDD and PID agreements with the County. 

Figure 24. Estimated Cost to Construct Santolina Development Roadways 

 



 
Potential Impacts of  

Santolina Development | 28 

 

 

(Sources: Santolina Level A Master Plan, Adopted June 16, 2015 and amended June 2022; Bernalillo County Public 
Works Division) 

Transportation (Public Transit) 

Researchers were able obtain information from ABQ Ride transportation planners as it relates to the capital 
costs needed to extend bus service as well as annual operating costs. The largest capital cost for public transit 
systems is roadways. Based on ABQ Ride guidance, adding a new route would require three new Compressed 
Natural Gas (CNG) buses priced at $650,000 per new vehicle. Given that the Americans with Disabilities Act 
requires that regular bus service be augmented with paratransit services for individuals with physical disabilities 
who are unable to ride the regular city bus. New paratransit vans are $200,000 per vehicle. Concrete pad and 
signage price estimates are $25,250 per new stop; if three physical stops were added for this route, the capital 
expense would be $75,750. Total capital costs would run an estimated $2,225,750.  

As for annual operating expenses, adding a single route with regular service on weekdays and weekends would 
consist of three new CNG buses, running 18 hours per day, for 359 days per year. Using the most current per-
hour operating cost of $115 (FY2023), the annual operating expenditures for regular service would run 
$2,229,390. The new paratransit per-hour operating cost runs $75 per hour. One new Sun Van maintaining the 
same schedule as a regular bus would cost $484,650 per year. The total public transportation annual operating 
expenditures would therefore run $2,714,040. 

Water Infrastructure 

BBER was also able to obtain documentation detailing what it would cost to provide Water Infrastructure to the 
Santolina Development. According to the Santolina Water and Sewer Serviceability Basis of Cost memo 
provided by a third-party consultant commissioned by the Albuquerque Bernalillo County Water Utility 
Authority, the water infrastructure required to serve Santolina would cost an estimated $659 million. 
Importantly, this memorandum was completed and based on materials and labor costs in 2018. Broad inflation 
across the global economy in the last five years suggests that these estimates are too low by a substantial 
margin. For example, by April 2022 the Producer Price Index for the Building Material and Supplies industry 
(PPI) increased by 80% above 2018 prices and since then, leveled off at 46% above 2018 levels. The 
Employment Cost Index for construction labor wages and salaries increased by approximately 22% over the 
same time period. Industry publications have also highlighted elevated infrastructure prices over the last few 
years. Importantly, the water infrastructure construction expenses are reimbursable to the developers pursuant 
to the TIDD and PID agreements executed with the County. 

Figure 25. Estimated Water Infrastructure Costs for Santolina 
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(Source: Jacobs and CDM Smith Memo to ABCWUA on Santolina Water and Sewer Serviceability Basis of Cost, 
October 2018) 

 

Figure 26. Producer Price Index for Building Materials and Supplies (left) AND Construction Employment Cost Index 
(right) 

   

(Source: Bureau of Labor Statistics (BLS)) 

Development/Capital Investment Costs for Public Infrastructure & Facilities 

In this section, we make a first attempt to quantify the potential tax impacts in connection with the capital 
investment to construct the roadways, public facilities (schools, community centers, etc.), and water 
infrastructure needed to service the proposed Santolina development. In this analysis, we use the estimates 
developed in the previous sections, while differentiating between the costs traditionally paid for upfront by the 
developer versus the cost responsibility for local governments. Next, we indicated the expenses that are 
reimbursable to the developer under the TIDD agreement, and we calculated the revenues that could be 
reimbursed to the developer and the net revenues received by the local governments. Finally, because Public 
Infrastructure Districts were also approved for Santolina, we indicated the projects that are eligible for public 
finance.  

By the publication of this report, we were not able to incorporate the potential impacts of the PID in our 
analysis, thus researchers were not able to assign or estimate the economic value of the Public Infrastructure 
Districts for which taxpayers and developers are responsible. A high-level review of the PID documents we were 
able to access suggests that in addition to creating a political subdivision that is authorized to levy taxes to 
finance the construction of capital projects, eligible project types include: water and sewer systems; streets and 
trails; parks; electrical, gas and telecommunications systems; public buildings, libraries, and cultural facilities; 
school facilities; equipment and related costs of operation and administration. If the PID is activated and public 
infrastructure is built using public finance, backed by local tax revenues, then the “no new net expense” calculus 
will need to be updated. 

Gross Receipts Tax and TIDD Enactments (Base Case 45% of County and 0% of State) 
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The following table depicts the allocations of the Gross Receipts enactments with the existence of the 
Santolina TIDD. Pursuant to Bernalillo County Resolution 2016-83, 45% of incremental revenues are allocated 
to the TIDD while 0% of the State enactment revenues are allocated to Santolina. The Santolina TIDD receives 
0.59% and the balance of 5.60% is allocated to the State and Bernalillo County. These enactments and 
allocations are fundamental to analyzing the impacts of the proposed construction activities for the Santolina 
Development.13  

Figure 27. Gross Receipts Tax Pledged to Santolina TIDD 

 

(Source: NM Tax & Revenues Department, GRT CMP enactment rate table, July 1, 2023; Bernalillo County 
Santolina TIDD Formation Resolution 2016-83) 

The following table estimates the tax impacts while allocating up-front costs between the developers and the 
local governments. For example, school districts would pay for the construction of new schools while the 
developer is responsible for building the roads and water infrastructure that would service the community. The 
GRT is allocated pursuant to the State and County enactments and the percentages pledged to the TIDD. TIDD 
revenues can be used to reimburse the developers for upfront ‘public use’ costs. 

 
13 This analysis focuses on the GRT given that most of the revenues will be generated in connection with this 
tax. 
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Figure 28. Public Infrastructure & Facilities Capital/Development Investment Costs 

 

BBER researchers completed a similar analysis using the 2013 Santolina Master Plan – Fiscal Impact Analysis 
Summary authored by David Taussig & Associates. Using the full buildout scenario, we calculated the potential 
GRT in connection with construction activities by Infrastructure, Residential, and Retail/Commercial/Industrial 
development. Under this scenario, the GRT revenues would total $673.991 million.14 The TIDD would receive 
$64.3 million, the state would receive $531 million, and the county $78.6 million. This analysis, however, does 
not allocate the construction costs in terms of expenses paid upfront by either the developer or local and state 
government. For example, if local governments were responsible for one-third of Infrastructure costs, related 
tax revenues would need to be sufficient to cover approximately $1 billion for new schools, community centers, 
etc.; under the one-third scenario, the GRT would fall short by approximately $326 million. 

 
14 Importantly, these are 2013 values, unchanged from the original analysis completed by the firm engaged by 
the developers.  
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Figure 29. Construction Costs (One-time) and Associated GRT Revenues: Level A (Full Buildout) 

 

In this section, we return to recent building permit activity, where the City of Albuquerque approved an average 
of 1,457 residential building permits (housing units) per year from 2010 to 2022. This includes both multi-family 
and single-family permits. If the number of permits for new residential construction grew by 1% per year over 
the next 10 years, the annual average added would be 1,540. If Santolina accounted for 10% of these new 
housing units in Albuquerque, they would add 154 housing units per year; notably, this number is three times 
higher than the Mesa del Sol annual average units added since ground was broken in 2012 at MDS. If Santolina 
added an average of 154 housing units per year, this would be 20% (154/761) of the annual target set forth by 
developers. Using this information, we adjust the GRT calculations accordingly and also include the added 
feature of the potential for reimbursable TIDD revenues. Under this 20% scenario, $12.8 million of the GRT 
revenues would be allocated to the TIDD with the balance received by the State and the County ($121.9 
million). BBER also ran an alternate scenario that assumes 75% of the State of New Mexico’s GRT enactment is 
received by TIDD. This can be found in Appendix 9. 

Figure 30. Construction Costs (One-time) and Associated GRT Revenues: Level A (20% of Target) 

 

There is also a property tax component to the TIDD where 45% of the County property tax enactment will be 
allocated to pay for infrastructure in the Santolina Development. In our assessment of available government-
generated documentation we were able to access, researchers were able to determine that the remainder of 
the property tax enactments will be used to fund public schools, colleges, hospitals, soil & water conservancies, 
and flood control. These rates will help facilitate the assessment of the “no new net expense” requirement once 
the ongoing cost data can be obtained and analyzed. The County Operational enactment that will be received 
by the TIDD is 3.8133 (Residential) and 5.499 (NonResidential) mils. 
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Figure 31. Property Tax Mils Pledged to Santolina TIDD 

 

(Source: NM Department of Finance Administration, 2022 Bernalillo County Tax Certificate; Bernalillo County 
Santolina TIDD Formation Resolution 2016-83) 
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7. Future Analysis    
As already mentioned, researchers were not able to obtain complete maintenance and operating data for what 
it costs local governments to maintain roadways, schools, parks & recreation facilities, and public services. 
These data would be necessary for evaluating the “no new net expense” test on an ongoing basis.   

In our assessment, recent economic, demographic, and housing data do not appear to support the targets 
sought by the Santolina Developers. Additional attention and discovery in these areas will likely yield 
reasonable estimates of the cost to maintain, and operate, but also potential ongoing tax revenues. As 
discussed in previous sections, if Santolina managed to achieve 20% of its original housing formation targets 
(an 80% reduction), this would reduce the employment, population, and potential tax revenues substantially. 
BBER recommends that additional research be completed to gather information on the actual costs of 
providing ongoing services as well as an examination of the likely tax revenue potential in these lower 
expectation scenarios. 
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Data & Sources 
Bernalillo County Public Works Division. 

City of Albuquerque Planning & Zoning Division. 

City of Albuquerque Planning & Zoning Division, Building Permits. 

David Taussig & Associates, Santolina Fiscal Impact Study, August 22, 2013. 

Greater Albuquerque Association of Realtors, 2023 (GAAR). 

Jacobs and CDM Smith Memo to ABCWUA on Santolina Water and Sewer Serviceability Basis of Cost, October 
2018. 

Mesa del Sol Master Plan. 

N.M. Department of Finance Administration. 

NM Public School Facility Authority. 

N.M. Taxation & Revenue Department. 

Regional Economic Modeling Inc (REMI), 2023. 

Santolina Level A Development Agreement. 

Santolina Level A Master Plan, Adopted June 16, 2015 and amended June 2022. 

Santolina Level B.I. Master Plan. 

St. Louis FED, Federal Reserve Economic Data (FRED), 2023. 

UNM Geospatial and Population Studies, 2023. 

U.S. Census American Community Survey, 5-Year Estimates, 1990-2022. 

U.S. Bureau of Economic Analysis (BEA). 

U.S. Bureau of Labor Statistics. 

U.S. Census Bureau. (2023). LEHD Origin-Destination Employment Statistics (2002-2020). Washington, DC: 
U.S. Census Bureau, Longitudinal-Employer Household Dynamics Program, accessed on September 2023 
at https://onthemap.ces.census.gov.  

https://onthemap.ces.census.gov/
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Appendix 1: Garret Development Corp 
Portfolio 
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Appendix 2: Proposed Santolina Roadways 
(Full Buildout) 
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Appendix 3: Water Infrastructure Estimated 
Costs 
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Appendix 4: Santolina Fiscal Impact Study, 
August 22, 2013 (Taussig & Associates) 
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Appendix 5: Building Permit & Employment 
Albuquerque  Bernalillo County Building Permits, 2012-2023 

 

(Source: City of Albuquerque & Bernalillo County Building Permits) 
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Albuquerque Employment Heat Map, 2019 

 

(Source: OnTheMap; UNM BBER) 
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Appendix 6: Bernalillo County Property Data 
WALH Affiliated Parcels 

 

(Source: Bernalillo County Assessor’s Office; UNM BBER) 

 

Atrisco Land Grant Boundary 

 

(Source: Bernalillo County Assessor’s Office; UNM BBER) 
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Bernalillo County Parcels by Ownership: Federal, State, Native Land 

 

 

Bernalillo County Parcels with Agricultural Status 

 

(Source: Bernalillo County Assessor’s Office; UNM BBER) 
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Bernalillo County Parcels by Ownership: Private Landowners 

 

 

(Source: Bernalillo County Assessor’s Office; UNM BBER) 
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Appendix 7: Water Service and Public School 
Maps 
Albuquerque Public Schools: Elementary, Middle, High 

 

(Source: City of Albuquerque; UNM BBER) 

 

ABCWUA Meter Service 

 

(Source: ABCWUA; UNM BBER) 
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Appendix 8: Public Transit Job Density & 
Serviceability 
Proximity to Transit 
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Job Density 
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Job Access by Transit 
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Vulnerable Communities 
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Appendix 9: Alternate GRT TIDD Analysis with 45% County Enactment 
and 75% State Enactment 
Gross Receipts Tax Pledged to Santolina TIDD 

 

(Source: NM Tax & Revenues Department, GRT CMP enactment rate table, July 1, 2023; Bernalillo County Santolina 
TIDD Formation Resolution 2016-83) 
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Public Infrastructure & Facilities Capital/Development Investment Costs 
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Construction Costs (One-time) and Associated GRT Revenues: Level A (Full Buildout) 

 

Construction Costs (One-time) and Associated GRT Revenues: Level A (20% of Target) 
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Appendix 10: Santolina Timeline & Important 
Milestones 
1692 – New Mexico, taken by the Spanish and the Atrisco land grant (current day Santolina area), is awarded to 
Fernando Durán y Chavesi   

1769 – A second land grant is awarded to the Atrisco people making the area a total of 67,000 acres between 
the Rio Grande and Rio Puercoii  

1892 – Now a part of the U.S., 225 Atrisqueños file a petition with the Court of Private Land Claims to establish 
the Town of Atriscoi 

1905 – Patent for the Town of Atrisco is signed compromising around 83,000 acresi 

1950 – Suit filed by Atrisco heirs to dissolve the Board of Trustees in charge of their communal landi  

1952 - Suit filed after the Board of Trustees attempts to sell 4500 acres in the Ladera area without court 
approval; land sale proceedsi  

1959 – 4,000 acres of the land is sold to Hoffman Homes for 1.25 million creating the Westgate Communityi 

1967 – Approximately 55,000 acres of land were given to Westland Development Corporation converting the 
grant into a private company to manage the grant’s assets which was supported by New Mexico State 
legislation and Atrisco heir votei, iii 

1990 – Approximately 2,000 acres of Atrisco land is sold to the U.S. federal government and becomes a part of 
the Petroglyph National Monumenti  

2005 – The Town of Atrisco Grant-Merced is formed by Atrisco heirs to combat the selling of common landsiv 

November 2006 – Westland Development Co. announces the approval of the merger with SunCal after a vote 
including non-heir shareholders of Westland Co.i  

2009 – SunCal faces bankruptcy and the British Bank Barclays (Barclays) forecloses on their 21 properties, 
including the Santolina area 

December 2009 – SunCal fails their annual 1M dollar payment to the Atrisco Heritage Foundation in 
accordance with their agreement with Westland Co. and the Foundation files a lawsuit for breach of contract 
against the company, Atrisco heir shareholders lose access to any profits from the lands foreclosed by Barclaysv 

November 2013 – Santolina developers, including Western Albuquerque Land Holdings (WALH), make an 
initial presentation to the Bernalillo County Planning Commission 

August 2013 - Level A Fiscal & Economic Impact Analysis completed by David Taussig & Associates (DAT) 
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December 2014 - The County Planning Commission recommends that the Bernalillo County Commission (BCC) 
approve Santolina’s request to amend the zone map from “A-1 Rural/Agricultural” to “Planned Communities” 
and adopt the Santolina Master Planvi 

March to June 2015 -- BCC holds several public hearings on Santolina’s Level A submittals and approves the 
project 3 to 2vi 

June 2015 - Master Plan (Level A) Adopted by Bernalillo County 

August 2015 - Santolina Level A Development Agreement between Bernalillo County & WALH recorded 

January 2016 - Level B Economic & Fiscal Impact Analysis (DAT) submitted to Bernalillo County  

2016 - Santolina receives from Bernalillo County $500 million in 40 Public Improvement Districts (PIDs) and 20 
Tax Increment Development Districts (TIDDs) lasting 50 yearsvi 

August 2017 - Level B.I Plan adopted 

March 2017 - BCC holds public hearings on Santolina Level B.1 Master Planvi 

June 2017 – In response to NMELC’s 2015 lawsuit, NM District Court Judge Franchini reverses the BCC’s 
decision to change Santolina zoning from “A-1 Rural/Agricultural” to “Planned Community” based on 
procedural due process violations by the BCCvi 

August 2017 – BBC votes 3-1 in favor of letting Santolina proceed without a water agreement in placevi 

August 2017 – Despite the previous ruling, Santolina Level B.1 plan is approved by the BCC with a 3-2 vote, and 
the appeal by NMELC is denied by the same 3-2 votevi 

November 2018 - Santolina Level B.I Development Agreement between Bernalillo County & WALH recorded 

August 16, 2022 – The BCC votes 4-0 to approve two requests by Santolina to speed up the development’s 
timeline from 50 to 30 years and add a recycling plant to the area.vii The BCC votes the same day 3-0 to approve 
Santolina Level B.2 Planviii 
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Appendix 11: Mesa Del Sol Timeline & 
Important Milestones 
May 2002 – NM State Land Office selects ForestCity Covington LLC (a partnership between Covington Group 
and Forest City Enterprises) as the developer of MDS in an open bidix 

December 2005 – Albuquerque (ABQ) City Council adopts MDS Level A Community Master Planx 

November 2006 – ABQ City Council approves petition of MDS LLC (the new name of ForestCity Covington 
LLC) for Formation of the MDS Tax Increment Development Districts (TIDDs) 1-5ii 

May 2007 – ABQ City Council approves contract with Economics Research Associates regarding affordable 
housing in MDS Developmentii 

February 2008 – MDS Master Plan Level B is approved by the ABQ City Development Review Board (DRB)ii 

February 2008 – ABQ City Council approves MDS LLC petition for Public Improvement Districts (PID) 1-5 
Development Agreementii 

March 2011 – MDS residential development breaks ground with three local builders (RayLee, Rachel Matthew, 
and Paul Allen Homes) and Pulte Homesxi 

May 2013 – Forest City Enterprises Inc. plans to transfer its 3,000 acres in MDS to partner company Covington 
Group Inc.xii 

September 2015 – A default judgment is entered against MDS LLC on 2,800 acres of land and is placed in 
receivershipxiii  

May 2018 – MDS Funding LLC acquires the 2,800 acres in receivership from Land Advisorsxiv  

October 2018 – Netflix announces purchase of ABQ Studios in MDS developmentxv 

November 2020 – Netflix announces $1 billion investment and the creation of 1,000 jobs in an expansion of 
ABQ Studios by 300 acres in MDSvii 

April 2021 – City of Albuquerque invests 8 million into MDS with Albuquerque Underground Inc. to improve 
infrastructurexvi  

March 2022 -- Phase A of the I-25 Mesa Del Sol/Bobby Foster Interchange Studyxvii 

August 2022 – Phase B of the I-25 Mesa Del Sol/Bobby Foster Interchange Studyix    
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Endnotes: 

i Timeline for Atrisco/Westland by Richard J. Griego January, 2013 

ii Our History - Atrisco Heritage Foundation  

iii SKM_C75920122812400 (atriscocompanies.com)  

iv Mission Statement (atriscolandgrant.com)  

v V3Issue2.pdf (atriscoheritagefoundation.org)  

vi Santolina development takes another step forward - Albuquerque Journal (abqjournal.com) 

vii Bernalillo County approves new Santolina plans despite public objections, water access issues - Source New 
Mexico (sourcenm.com) 

viii Bernalillo County Commission approves Santolina requests - Albuquerque Journal (abqjournal.com) 

ix Mesa del Sol developer chosen - Albuquerque Business First (bizjournals.com)  

x City of Albuquerque - Legislation (legistar.com) 

xi Mesa del Sol gets ready to build houses - Albuquerque Business First (bizjournals.com) 

xii Forest City Enterprises plans to transfer its stake in Mesa del Sol development to The Covington Group Inc. - 
Albuquerque Business First (bizjournals.com) 

xiii State Auditor: Mesa del Sol community is ‘adrift’ - Albuquerque Journal (abqjournal.com) 

xiv Group buys large chunk of Mesa del Sol - Albuquerque Journal (abqjournal.com)  

xv Netflix plans significant expansion in ABQ - Albuquerque Journal (abqjournal.com)  

xvi City of Albuquerque to invest millions to improve access to Mesa del Sol development - Albuquerque 
Business First (bizjournals.com) 

xvii CN A302360, I-25 Bobby Foster-Mesa del Sol Interchange Study | NMDOT  

 

https://www.atriscoheritagefoundation.org/our-history/#:%7E:text=From%201848%20to%201904%20the,Grant%20by%20the%20Atrisco%20people
https://atriscocompanies.com/wp-content/uploads/2021/01/NM-History-Anthology-ALG-v2.pdf
http://www.atriscolandgrant.com/mission-statement/
https://www.atriscoheritagefoundation.org/wp-content/uploads/2019/06/V3Issue2.pdf
https://www.abqjournal.com/1056239/santolina-development-takes-another-step-forward.html
https://sourcenm.com/2022/08/19/bernalillo-county-commissioners-approve-new-santolina-plans-despite-public-objections-water-access-issues/
https://sourcenm.com/2022/08/19/bernalillo-county-commissioners-approve-new-santolina-plans-despite-public-objections-water-access-issues/
https://www.abqjournal.com/2525019/bernalillo-county-commission-approves-santolina-requests-ex-secondl.html
https://www.bizjournals.com/albuquerque/stories/2002/05/06/daily8.html
https://cabq.legistar.com/legislation.aspx
https://www.bizjournals.com/albuquerque/news/2011/03/17/mesa-del-sol-gets-ready-to-build-houses.html
https://www.bizjournals.com/albuquerque/blog/morning-edition/2013/05/forest-city-sets-deal-mesa-del-sol-stake.html#:%7E:text=The%20company%20decided%20in%20early%202012%20to%20get,development%20projects%20that%20weren%E2%80%99t%20in%20its%20core%20markets.
https://www.bizjournals.com/albuquerque/blog/morning-edition/2013/05/forest-city-sets-deal-mesa-del-sol-stake.html#:%7E:text=The%20company%20decided%20in%20early%202012%20to%20get,development%20projects%20that%20weren%E2%80%99t%20in%20its%20core%20markets.
https://www.abqjournal.com/1033813/state-auditor-mesa-del-sol-community-is-adrift-2.html
https://www.abqjournal.com/1177853/investment-group-buys-large-chunk-of-mesa-del-sol.html
https://www.abqjournal.com/1520539/netflix-plans-significant-expansion-in-abq.html
https://www.bizjournals.com/albuquerque/news/2021/04/26/city-of-abq-to-invest-millions-at-mesa-del-sol.html
https://www.bizjournals.com/albuquerque/news/2021/04/26/city-of-abq-to-invest-millions-at-mesa-del-sol.html
https://www.dot.nm.gov/bobbyfostermesadelsolstudy/
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