INCORPORATED COUNTY OF LOS ALAMOS RESOLUTION NO. 22-19

A RESOLUTION MAKING CERTAIN FINDINGS AND DETERMINATIONS
PURSUANT TO THE METROPOLITAN REDEVELOPMENT CODE AND
APPROVING WHITE ROCK METROPOLITAN REDEVELOPMENT AREA PLAN

WHEREAS, the Incorporated County of Los Alamos (“County”) supports industry and the
development of trade and other economic activity within the County to promote public health,
welfare, safety, convenience and prosperity under the Metropolitan Redevelopment Code
(Sections 3-60A-1 through 3-60A-48 NMSA 1978) by preparing and approving a metropolitan
redevelopment plan within the White Rock MainStreet District;

WHEREAS, County designated certain areas in the White Rock downtown area as a
Metropolitan Redevelopment Area pursuant to Section 3-60A-8(A) through County Resolution No.
21-06 (“White Rock Metropolitan Redevelopment Area”) after holding a public hearing for which
County gave notice in accordance with Section 3-60A-8(A) and (B); and

WHEREAS, the boundaries of the White Rock Downtown Metropolitan Redevelopment
Area are explicitly delineated in Exhibit “A”, attached hereto; and

WHEREAS, County, Los Alamos MainStreet, and New Mexico MainStreet, and its
employees, have for some time engaged in a study of blighted areas within the White Rock
MainStreet District, and hereby submit their recommendations for the White Rock Downtown
Metropolitan Redevelopment Area Plan for the area shown in Exhibit “A” (“Proposed White Rock
Metropolitan Redevelopment Area Plan”); and

WHEREAS, County Council has gathered public comment on the Proposed White Rock
Metropolitan Redevelopment Area Plan from the White Rock MRA Steering Committee on July
20, 2022, during an Open House at the White Rock Library on August 17, 2022, and at a public
meeting on September 20, 2022, in the preparation of a final metropolitan redevelopment plan
(“White Rock Metropolitan Redevelopment Area Plan”); and

WHEREAS, pursuant to Section 3-60A-9 NMSA 1978, the County Council caused to be
published in a newspaper having a general circulation in Los Alamos County, a notice containing
the time, date, place, and purpose of the hearing, a general description of the proposed
metropolitan redevelopment plan and the area covered by the metropolitan redevelopment plan,
and a first-class mailing was sent out to real property owners within the White Rock Downtown
Metropolitan Redevelopment Area providing the same notice and information.
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NOW THEREFORE, BE IT RESOLVED BY THE GOVERNING BODY that:

1. Pursuant to Section 3-60A-9(C) NMSA 1978, after holding a public hearing, County Council
has considered the Proposed White Rock Downtown Metropolitan Redevelopment Area Plan
and all comments submitted therein, and hereby finds that:

A. The White Rock Downtown Metropolitan Redevelopment Area Plan, as attached
hereto as Exhibit “B” and incorporated herein, proposes activities for the
redevelopment of the White Rock Downtown Metropolitan Redevelopment Area
that will aid in the elimination and prevention of blight;

B. The White Rock Downtown Metropolitan Redevelopment Area Plan does not
require the relocation of any families and individuals from their dwellings and a
method for providing relocation assistance is not needed;

C. The White Rock Downtown Metropolitan Redevelopment Area Plan conforms to
and complements the Los Alamos County Comprehensive Plan; and

D. The White Rock Downtown Metropolitan Redevelopment Area Plan affords
maximum opportunity consistent with the needs of the community for the
rehabilitation or redevelopment of the White Rock Downtown Metropolitan
Redevelopment Area by private enterprise or persons, and the objectives of the
White Rock Downtown Metropolitan Redevelopment Area Plan justify the proposed
activities as public purposes and needs.

2. The County Council approves the White Rock Downtown Metropolitan Redevelopment
Area Plan for the White Rock Downtown Metropolitan Redevelopment Area.

3. All resolutions, or parts thereof, in conflict with this Resolution, are hereby repealed; the
repeal shall not be construed to revive any resolution, or part thereof, heretofore repealed.

Incorporated County of Los Alamos Resolution No. 22-19
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4, If any section paragraph, sentence, clause, word, or phrase of this Resolution is for any
reason held to be invalid or unenforceable by any court of competent jurisdiction, such decision
shall not affect the validity of the remaining provisions of this resolution. The County Council
hereby declares that it would have passed this Resolution and each section, paragraph, sentence,
word, or phrase thereof irrespective of any provisions being declared unconstitutional or otherwise
invalid.

PASSED AND ADOPTED this 18™ day of October 2022.

COUNCIL OF THE INCORPORATED
COUNTY OF LOS ALAMOS, NEW MEXICO

Randall T. Ryti,
Council Chair

ATTEST:

Naomi D. Maestas,
Los Alamos County Clerk

Incorporated County of Los Alamos Resolution No. 22-19
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EXHIBIT “A”
White Rock Metropolitan Redevelopment Area Boundaries

White Rock Metropolitan Redevelopment Area Boundaries From the intersection of NM Highway
4 and Sherwood Boulevard, the boundary is:

- South on Sherwood Blvd. to the northern edge of residential property parcels on the north side
of Aztec Avenue.

- East along the northern edge of residential property parcels on the north side of Aztec Avenue.
- North to the southern loop of Longview Drive.

- Northeast along Longview Drive to the intersection with Bonnie View Drive.

- East and Southeast along Longview Drive to Rover Boulevard.

- North on Rover Boulevard to Meadow Lane.

- East on Meadow Lane to the westernmost edge of residential property parcels.

- North along the westernmost edge of residential property parcels to NM Highway 4.

- West on NM Highway 4 to Sherwood Boulevard.

Incorporated County of Los Alamos Resolution No. 22-19
4

ATTACHMENT A



White Rock
Metropolitan
Redevelopment
Plan

September 2022

EXHIBIT "B"
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1. EXECUTIVE SUMMARY

PURPOSE

Los Alamos County recently designated an area within the White Rock Town Center as a Metropolitan Redevelopment Area
(MRA). The associated White Rock Commercial MRA Report (Designation Report) identified negative conditions requiring
public investment and attention. These conditions included inadequate housing, impractical planning and platting, and
deteriorating structures and infrastructure.

In 2021, the County adopted the White Rock Town Center Master Plan (Master Plan) which examines existing demographic
and market conditions, documents a land use plan, and provides vision and guidance for future development and public
investment in this area. The Master Plan envisions a thriving hub of residential, retail, and office development and identifies
potential for a dense collection of three and four-story mixed-use buildings and excellent pedestrian amenities. The Master
Plan additionally identifies particular strategies and public investments which can be utilized by Los Alamos County to
attract private development.

This Metropolitan Redevelopment (MR) Plan provides Los Alamos County with tools and strategies intended to spur
revitalization and redevelopment activity in the White Rock area. The tools outlined in this plan are specifically
intended to remedy identified conditions of blight as recognized by the Designation Report and to achieve the vision and
recommendations as identified in the Master Plan. This MR Plan, in conjunction with the Designation Report and Master
Plan, complies with the requirements of the New Mexico Metropolitan Redevelopment Code (§3-60A NMSA 1978).

k2
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METROPOLITAN REDEVELOPMENT - ACT & TOOLS

The New Mexico Metropolitan Redevelopment Code (§3-60A-1 to 3-60A-48 NMSA 1978) provides municipalities
and counties in New Mexico with the powers to correct conditions in areas or neighborhoods which “substantially

impair or arrest the sound and orderly development.” These powers, or tools, often focus on encouraging and

incentivizing private investment to redevelop vacant and underutilized properties within the designated Metropolitan
Redevelopment Area (MRA).

Common redevelopment tools include tax abatement, land acquisition and conveyance, fee waivers, and direct financial
contributions. The strategic use of these tools commonly involves collaborative public-private partnerships (PPP's or P3's)
who form mutually beneficial legal and financial agreements. All MR tools used by Los Alamos County must be designed to:
1) Alleviate or remedy identified conditions of blight within the designated MR Area
2) Achieve the vision and goals outlined for the area

This MR Plan enables Los Alamos County to utilize all tools which are legally available through the Metropolitan
Redevelopment Code.

630 Feet Sites Southwest
9/12/2022
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PROCESS/ENGAGEMENT

May 10, 2022 - Kick-Off Meeting

Sites Southwest met with Los Alamos County staff and elected
officials to discuss context, priorities, a planning timeline, and to
tour the designated metropolitan redevelopment area.

June 15, 2022 - Advisory Committee
Meeting

Los Alamos County staff and Sites Southwest met with an

advisory committee comprised of business owners, past planning
participants, non-profit organizations, land owners, and White Rock
residents. Sites Southwest introduced the White Rock Metropolitan
Redevelopment Area (MRA) Designation Report, the White Rock
Town Center Master Plan, and described how a metropolitan
redevelopment plan could enable otherwise restricted tools for
public investment.

WHITE ROCK METROPOLITAN REDEVELOPMENT PLAN

July 20, 2022 - Advisory Committee/
Public Meeting

Staff, Sites Southwest, and the advisory committee held a meeting
which was open to the public and which briefly covered past plans,
discussed areas with particular redevelopment potential and
presented likely incentives and public investment tools. Relocation
assistance and storefront improvements were discussed as a
feasible benefit for existing businesses.

August 17, 2022 - Open House

Staff and Sites Southwest held an open house to again discuss
the past designation and master planning activities and how this
specific plan would enable additional financial and redevelopment
tools intended to achieve the goals of the master plan. Tools that
were discussed included tax abatement, land acquisition and
conveyance, facade improvements, infrastructure improvements,
and direct financial assistance towards private development.
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2. METROPOLITAN

REDEVELOPMENT DESIGNATION

DESIGNATION REPORT

Los Alamos County designated a portion of White Rock as a Metropolitan Redevelopment area in 2021 (Resolution 21-06).
The associated resolution and designation report examined the condition of existing buildings, the location of vacant and
underutilized properties, infrastructure and transportation conditions, planning and zoning, and economic conditions.
Existing conditions met the criteria for a “blighted” area as defined by the Metropolitan Redevelopment Code (§3-60A-8
NMSA 1978) and the resolution designated a Metropolitan Redevelopment area of approximately 40 acres as shown in
Figure 2.

WHITE ROCK CENTER MRA DESIGNATION —— —

Existing Conditions Assessment - Updated 8/3/2020 ] Prorosed MAA Boundariss o 180 300 600
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IDENTIFIED CONDITIONS OF BLIGHT

Low Levels of Commercial Activity or
Redevelopment

31 out of 71 lots were identified as being vacant or underutilized

Deterioration of Site or Other
Improvements

A general deterioration of public infrastructure including sidewalks,
drainage issues, and unmaintained landscaping

Predominance of Defective or
Inadequate Street Layout

The layout of existing streets, particularly Bonnie View Drive and
Longview Drive are not conducive to connectivity or accessibility to
businesses and inhibit redevelopment.

WHITE ROCK METROPOLITAN REDEVELOPMENT PLAN =g
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Obsolete or Impractical Planning and
Platting

Overall planning and platting inhibit redevelopment and private
investment.

Unsanitary or Unsafe Conditions
[llegal dumping on vacant lots

Improper Subdivision of Lack of
Adequate Housing Facilities in the Area

A lack of adequate housing exists throughout the County,
especially related to a shortage of multi-family housing.
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3. WHITE ROCK VISION

WHITE ROCK TOWN CENTER MASTER PLAN

In 2021, the County adopted the White Rock Town Center Master Plan (“Master Plan") which provides vision and guidance
regarding future development and public investment in this area. The Master Plan envisions a thriving hub of residential,
retail, and office development and identifies the potential for a dense collection of three and four-story mixed-use buildings
with excellent pedestrian amenities.

The Master Plan satisfies many essential elements of an MR Plan. It covers the entire MR Area and provides an analysis
of existing conditions, preferred redevelopment projects, and recommended strategies intended to alleviate conditions
of blight. The Metropolitan Redevelopment Tools enabled through this plan should be used in conjunction with the
recommendations and vision of the Master Plan and has been attached as an appendix. Metropolitan Redevelopment
incentives are outlined in Chapter 5 “Metropolitan Redevelopment Tools” and specific strategies are also identified in the
Master Plan.

FIGURE 3. WHITE ROCK MASTER PLAN

Pinon Park

PR

Note that two properties included in the official MR Designation Area (Figure 2) were excluded from the Master Plan and
some subsequent maps (60 Rover Boulevard - Parcel 1039108258524; 142 Meadow Lane - Parcel 1039108258512). These
properties are legally within the MR Area, should be considered within the Master Plan for the purposes of Metropolitan
Redevelopment planning, and are eligible for all the same MR incentives as referenced by this plan.
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VISION & RECOMMENDATIONS

White Rock Town Center Vision Statement:

White Rock Town Center, the gateway to Bandelier, is envisioned as a thriving hub with a vibrant mix

of residential, retail, and office development at a character and scale appropriate for the surrounding
community. With attractive housing, shopping and public spaces, along with a network of trails and
parks, itis a great place for residents to live and visitors fo explore.

The Master Plan outlines seven major elements, each with an associated vision and set of recommendations:

URBAN FORM

A vibrant, walkable Town Center with a mix of uses and
small-town character.
Update Town Center zoning to mixed-use
Pedestrian-oriented infrastructure
Install signature gateway feature
Implement a branded wayfinding system and place-
making strategies
Provide multi-generational programming

HOUSING

Quality housing options that are attainable to all residents
while protecting existing neighborhoods.
Allow increased multi-family densities/ heights
Incentivize affordable housing
Allow a greater mix of housing type within Town
Center

TRANSPORTATION

A safe and efficient multi-modal system that provides
connections to adjacent neighborhoods, LANL, and Los
Alamos.
Implement safe pedestrian and bicycle infrastructure
Implement convenient transit and vehicular
transportation system
Improve the parking management strategy

ECONOMIC VITALITY

A vibrant Town Center with an environment in which local
businesses can thrive.

Update Town Center zoning

Promote entertainment venues

Streamline development process within Town Center

WHITE ROCK METROPOLITAN REDEVELOPMENT PLAN i
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Strengthen the Facade Improvement Program
Develop strategies that incentivize redevelopment of
vacant properties

Develop strategies to keep commercial rents afford-
able

Develop policies and incentives for active first floor
frontages

Promote tourism as an economic driver

PUBLIC SPACE/STREETS

A vibrant, pedestrian-oriented Town Center that offers a
variety of public spaces and amenities.

Define streets as public spaces

Create diverse public spaces

Promote free family-friendly programming

INFRASTRUCTURE

Reliable public infrastructure that includes broadband,
transportation, recreational trails, and open space to
enhance the overall quality of life.

Town Center public infrastructure improvements

Plan for access to broadband

Update wildfire protection strategies

SUSTAINABILITY

A Town Center district that is a model for sustainable
practices for the larger Los Alamos community.
Incorporate green infrastructure strategies
Incorporate green parking lot practices
Update outdoor lighting regulations to mitigate light
trespass




DEVELOPMENT FRAMEWORK

To achieve a vision and recommendations, the Master Plan outlines a development framework focused on mixed-use, transit-friendly,
pedestrian oriented development in key infill areas. Though most developments will primarily rely on private investment, public
investment focusing on the streetscape, trails, public gathering spaces, and infrastructure improvements will both strengthen the
character and livability of White Rock and also help to spur redevelopment on private parcels.

Responding to the 2019 Los Alamos Housing Market Needs Analysis which identified an immediate need for 1,310 units of rental
housing and 379 units for homeownership and also noting expectations that LANL will hire thousands of more workers in the next few
years, the Master Plan especially prioritizes the construction of more housing units to accommodate existing and future residents. The
White Rock Town Center Master Plan estimated opportunities for 363 new housing units of varying types and 18,000 square feet of new
commercial space in mixed-use buildings. To make these development projects more financially feasible and to provide transit and
pedestrian-oriented streetscapes, infill development is targeted to be around three or four stories high, make efficient use of land, and
will generally require public incentives.

The Bonnie View area is targeted to accommodate housing or mixed-use developments. The Longview area is targeted to accommodate
residential developments ranging from 3-story townhomes to more multi-family uses. The area around Rover Boulevard is targeted

to accommodate mixed-use where current uses are commercial (along SR4 and west of Rover Boulevard) and residential multi-

family where adjacent uses are single-family residential. See the Master Plan for urban design guidelines and Chapter 6 “Targeted
Redevelopment Areas” for more information on recommended infill redevelopment.

FIGURE 4. POTENTIAL INFILL - WRTC MASTER PLAN
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Source: White Rock Town Center Master Plan (2021) - Dekker/Perich/Sabatini
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FIGURE 5. BONNIE VIEW MIXED-USE CORRIDOR VISION

Source: White Rock Town Center Master Plan (2021) - Dekker/Perich/Sabatini

'fé:ﬁ FIGURE 6. LONGVIEW RESIDENTIAL CORRIDOR VISION

Source: White Rock Town Center Master Plan (2021) - Dekker/Perich/Sabatini
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4. EXISTING CONDITIONS

DEMOGRAPHIC SUMMARY

White Rock is one of two communities in Los Alamos County and is populated by about 6,000 people or almost 2,500
households. The community is adjacent to the Los Alamos National Laboratory (“LANL"), a federal research facility which
is the major economic driver in the county and which employees more than 13,000 people - most who commute from other
counties. White Rock has a relatively high median age and income compared with surrounding counties and the State of
New Mexico. More information can be found in the Master Plan.

TABLE 1. DEMOGRAPHICS, WHITE ROCK, 2010-2019

2010-2019
Description 2010 2019 Total Ann. # Ann. %
White Rock
Population 5,725 5,975 250 28 0.5%
Households 2,286 2,424 138 15 0.7%
Median Age 46.4 48.8 24 0.3 0.6%
Median Income $115,462 $132,914 $17,452 $1,939 1.6%

Source: ESRI; Economic & Planning Systems

White Rock Town Center Master Plan (2021) - Dekker/Perich/Sabatini

MARKET SUMMARY

Recommended Housing

White Rock is primarily a bedroom community for LANL with a distributed collection of retail and office space to meet the
needs of residents, LANL employees, and visitors. Housing is one of the biggest concerns identified by the community.

A limited availability of land, relatively low-density housing, and a high median income result in a shortage of housing
units and high housing costs. Limited housing both excludes some LANL employees, 56% of which commute in from other
counties - often more than an hour away, and also make it difficult to attract employees for support industries (retail,
government, food services, healthcare, etc...).

The 2019 Los Alamos Housing Market Needs Analysis identified an immediate need for 1,310 rental units and 379 units
for homeownership. Higher-density infill housing can be used to satisfy the demand for housing and can help attract both
commercial services and associated employees. Smaller units for seniors, young adults, and working households is
targeted as the most needed housing types and satisfies the demand for “missing middle housing.” More information can
be found in the Master Plan and the 2019 Housing Market Needs Analysis.

Recommended Commercial

White Rock has approximately 105,000 square feet of retail and approximately 32,000 square feet of office. Smith’s
Marketplace and Metzger’s Hardware are two critical retail anchors which provide many services for White Rock residents.
The average rate for retail is around $15 per square foot and the average rate for office space is around $20 per square
foot. The high rate for office space is attributed to demand by LANL-related contracting services. More information can be
found in the Master Plan.
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Case Studies/Redevelopment Project Examples

Infill projects in redevelopment areas typically require public subsidies. The purpose of the Metropolitan Redevelopment
Code is to allow local governments to make donations that fill the financing gap and make otherwise infeasible projects

achievable in distressed areas.

The projects below illustrate the complex financing and public incentive structures typical of an infill project - especially
one that includes affordable housing. The extent of the public investment varies case by case, and more detail is available
for public/private partnerships than is available for privately financed projects. In these two project examples, the types of
subsidies offered are land donations, fee waivers, infrastructure improvements, direct donations, and tax abatement.

Project #1: Multifamily affordable housing, Suburban scale, Public/Private

Partners: Municipality, Non-profits, Non-profit affordable housing developer

This project, located in Northern New Mexico, took approximately
ten years to come to fruition, and involved initial planning and
feasibility studies conducted by a local non-profit. The non-profit
brought in an affordable housing developer to design and build the
project. The local government donated land and other funding.

This project is not located in a Metropolitan Redevelopment Area.
The basis for the local government donations is the Affordable
Housing Act.

The project is a 65-unit income-restricted affordable housing
project. Units are priced for individuals and families with incomes
below 60% of the area median income.

Initial studies were funded through the City, County, and several
funding partners.

Housing Preconstruction:
Two separate grants from arts organizations

$18.77 million total financing package

Local Government Donations:
Permit and fee waivers: $600,000
Infrastructure funding: $400,000
Donation of land: $1.1 million value

Other Financing:

Tax credits through MFA: $10.4 million

40-year §221(d)(4) mortgage: $5.2 million

Federal Home Loan Bank of Dallas: $650,000
Donation of developer fee: $430,000

Individual and business donations for solar: $350,000

Rents are from $427 to $1,185 per month

12

WHITE ROCK METROPOLITAN REDEVELOPMENT PLAN i

ATTACHM




Project #2: Mixed-Use, Market rate multifamily housing and retail, Urban

Partners: Commercial developer/owner, non-profit affordable housing developer and

manager, local government

This project, located in the Albuquerque-Rio Rancho area, is a
102-unit market rate apartment complex located on 2.2 acre
tract that was formerly home to two blighted and deteriorating
properties.

The project is within the boundary of a Metropolitan
Redevelopment Area. The MRA plan sets out nine strategies to
be met by a project receiving assistance.

The application for tax abatement describes the project,

the need for assistance, and conformance with plan goals.
Applications are reviewed through public hearings with final
approval by the governing body.

Property is deeded to the local government for the tax
abatement period. The owner makes payments in lieu of taxes
equal to the base tax rate. Reduced operating costs for the first
seven years eliminated the financing gap for this project.

Total development cost: $12,500,000

Local Government Donations:

7-Year Tax Abatement

Baseline property tax per year: $9,604.00

Estimate of annual property tax following construction: $404,082.00
Total estimated abated taxes: $2,828,574.00

Other Financing:
Conventional financing and private equity

Rents are from $1,900 to $2,300.

WHITE ROCK METROPOLITAN REDEVELOPMENT PLAN




Project Feasibility Analysis

A proforma was developed for a hypothetical
multifamily project. The project is a 100-unit
complex with a mix of studio, 1-bedroom and
2-bedroom apartments with common space and
structured parking. A site size of 40,500 square
feet is assumed. Assumptions about project
characteristics, including unit size, market rents,
and mix, are based on similar projects. Cost
assumptions for land, construction, financing,
and operations are based on recent comparable
projects, current construction costs, financing
costs, and industry benchmarks as of 2021. Cost
estimates reflect recent trends and short-term
projections for inflation and interest rates.

The analysis shows that, given current costs as
compared to market rents, there is a financial
gap of $1.9 million for the hypothetical 100-unit
building, or $19,000 per unit. This analysis
supports the need for financial incentives like
tax abatement or gap financing loans and grants,
all of which are feasible MR tools that could be
used by Los Alamos County.

Development Costs

Land Costs $20/sf $8,100/unit
Parking Ratio 1 space/unit
Parking Cost $22,500/space $15,750/unit
Hard Costs $225/GSF
Soft & Finance Costs 15% Hard Costs $63/GSF
Developer Fee 5% Total Dev Cost $13/GSF

industry benchmarks.

Development costs based on market comparables, current construction and financing costs, and

Operating Assumptions

Efficiency 85% RSF/GSF
Operating Exp & Taxes 30% of revenue
Vacancy Loss 5% of revenue
Return Hurdle Rate 6.5%
Unit Types & Details
Type Size Costs

Studio 500 RSF $159,510

1-Bedroom 800 RSF $200,922

2-Bedroom 1,150 RSF $261,969

Based on Industry Benchmarks

Financial Gap - Hypothetical Market Rate Development

Unit Mix Total Rents Rent to Meet Desired Annual Financial Gap/ Total Financial Gap
Return Unit
Studio bh $1,100 $1,216 $13,904 $611,779
1-BD 40 $1,650 $1,824 $20,856 $834,244
2-BD 16 $2,150 $2,376 $27,176 $434,818
Total 100 $1,696,320 $1,875,000 $1,880,842

WHITE ROCK METROPOLITAN REDEVELOPMENT PLAN
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5. METROPOLITAN

REDEVELOPMENT TOOLS

AVAILABLE MR TOOLS AND STRATEGIES

“A local government shall have all the powers, other than the power of eminent domain, necessary or convenient to carry out

and effectuate the purposes and provisions of the Metropolitan Redevelopment Code...” (Chapter 3, Article 60A NMSA 1978).

Los Alamos County can incentivize private investment in the designated White Rock MR Area through powers granted by
the New Mexico Metropolitan Redevelopment Code. This MR Plan identifies that the County can use all legally available
tools as permitted through the Metropolitan Redevelopment Code. This chapter provides examples of MR tools, their
common usage, strategies which support MR tools, and specific ways Los Alamos County can implement MR tools and
strategies (see Table 2 for Common Metropolitan Redevelopment Tools).

APPLICATION OF INCENTIVES

MR tools utilized by Los Alamos County must both:

1. Lessen or reduce the problems and conditions identified in the White Rock Designation Report
Identified Conditions: Low levels of commercial activity, deterioration, inadequate street layout, impractical
planning or platting, unsanitary/unsafe conditions, lack of adequate housing

2. Achieve or be consistent with the vision, goals, and strategies of the White Rock Town Center Master Plan
Vibrant, walkable Town Center with a mix of uses and small-town character
Quality housing options attainable to all residents while protecting existing neighborhoods
Safe and efficient multi-modal system with connections to adjacent neighborhoods, LANL, and Los Alamos
Vibrant Town Center with an environment in which local businesses can thrive
Vibrant, pedestrian-oriented Town Center that offers a variety of public spaces and amenities
Reliable public infrastructure that includes broadband, transportation, recreational trails, and open space to
enhance the overall quality of life
Town Center district that is a model for sustainable practices for the larger Los Alamos Community

To utilize MR tools, the County will need to assess how to prioritize funding, application of strategy, and the criteria for
how it distributes incentives. The Master Plan and MR Plan provide advice and recommendations, but Los Alamos County
will evaluate, establish, and sometimes negotiate with private parties, the specific implementation of tools, strategies, and
programs.

For example: development fee waivers are relatively simple and could be awarded to any project that meets a set criterion
(e.g., adding at least 1,000 square feet of new development). Conveyance of County property, however, could involve a
request for proposals to identify how to best put the land to productive use. Tax abatement and metropolitan redevelopment
bonds often require front-end negotiations between the public and private parties and plentiful paperwork. Regardless

of the specific process, public and private parties should recognize the importance of collaborative partnerships and
collaborative problem solving in using MR tools.
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TABLE 2.

Tools and
Incentives

COMMON METROPOLITAN REDEVELOPMENT TOOLS

General Capabilities

Example Strategies for Los Alamos County

Tax abatement

Tax abatement is one of the most common incentives
(limited to 7 years). The public agency usually takes title
of the property, leases it back to the developer, and could
require payment in lieu of taxes (PILT) equal to the original
property tax assessment.

Offer a 7-year property tax abatement which would most benefit larger
projects on vacant land. Los Alamos County will take title to the property
during the tax abatement period and lease it back to the developer. During
that period, the County could waive the PILT to benefit development projects.

Invest in public infrastructure that directly incentivizes

Reorient the public right-of-way (such as on Bonnie View Drive or Longview

Public private investment. This can include covering Drive) and construct new road, sidewalk, and utility improvements.
Infrastructure infrastructure costs that would normally be the Build public, shared parking structures which can satisfy the needs of nearby
responsibility of the developer. uses and make it easier to redevelop on small and challenging lots.
Fee Waivers ng waive apgllcatlon. development, impact, permit, and Waive development fees which could marginally help improvement projects.
utility connection fees.
Purchase smaller properties when they come up for sale, hold onto them, and
::::isition - Public entities can play the part of “patient investor” - assemble them into larger and more developable properties.
Assembly acquiring property over time (when available). Purchase vacant properties that enable the types of development envisioned
in the Master Plan.
Give away - or sell at a discount price - excess portions of the public right of
way (e.g. road way) if it helps make the property more developable.
Land Can sell land at or below market prices, and can exchange | |ssue RFPs for private mixed use/housing development meeting criteria
Conveyance or give-away land to accomplish a community benefit. outlined in MRA Plan on land owned by Los Alamos County. This can include

offering County owned land or buildings for below-market purchase or lease
agreements.

Direct Financial
Investments

Can invest/incentivize private projects which accomplish
community goals.

Provide "gap-financing” to support achievable projects or improve the exterior
appearance of buildings and storefronts within the district.

Enter into development agreements with vacant property owners to
rehabilitate property for redevelopment recommended in MRA Plan,
particularly the infill of higher density housing.

Provide relocation assistance to businesses which may need to move due to
demolition and redevelopment activities or businesses which may benefit
from and want to relocate in newer buildings.

Tax-Increment
Financing (TIF)

A tax increment financing district is established pursuant
to the Metropolitan Redevelopment Act. The district
generates funds for public improvements in the TIF district
by capturing the difference between base year property
taxes and the incremental increase from the base year to
the end of the program period, typically 10 years. The local
government may issue tax increment bonds payable from
and secured by property taxes, which allows for up-front
funding of needed projects and public improvements.

New Mexico property taxes are low. A TIF district may not generate enough
funds to be worthwhile. Will typically need multiple projects that are of
significantly higher value than the base year condition to generate adequate
revenue.

Metropolitan
Redevelopment
Bonds

Bonds issued by the local government can provide
favorable financing mechanism for repairs or renovation
of an existing building or for new projects. Use of the bond
proceeds is pursuant to a financing agreement with a user
to pay or reimburse the uses for the costs of a project. The
bonds are secured by the value of the project. The user
purchases the project at the bond maturity date.

Bonds are authorized after approval of the local government and after
determining that the expenditure is in accordance with the MRA Plan. Bonds
are not general obligations of the local government. They are pledged to
identified projects that are for an essential public and governmental purpose,
and are tax exempt.

WHITE ROCK METROPOLITAN REDEVELOPMENT PLAN




SUPPORTING STRATEGIES & FINANCING OPTIONS

MR Tools are best utilized when layered with other incentives, funding availability, and regulatory requirements. In addition
to the financing tools enabled by the Metropolitan Redevelopment Code, there are supporting strategies and financing tools

which include, but are not limited to, the following:

Development Code (Zoning)

Los Alamos is currently updating the Development Code (Chapter
16) to ensure that the development vision for the White Rock Town
Center is feasible. Given the importance of blight amelioration and
the ambitions of White Rock’s vision, this MR plan additionally
suggests that the Development Code consider establishing a
minimum acceptable intensity or minimum dimensional and design
standards to sufficiently meet the expectations of the Master Plan
and Metropolitan Redevelopment recommendations (e.g.: minimum
0.25 floor area ratio, minimum 2-story massing along 50% of the
street frontage, etc...). If minimum standards are not established,
the development code can provide references to the Master Plan or
include recommended intensities to assist staff and decision makers
in evaluating entitlements.

Local Economic Development Act
(LEDA Funds)

The state has the authority to administer grants to local
governments to assist expanding or relocating businesses that are
qualifying entities, and which will stimulate economic development
and produce benefits subject to LEDA.

Affordable Housing Act

Local governments can contribute directly to projects that provide
affordable housing (similar to MR tools) as defined in the County's
Affordable Housing Plan. Affordable Housing is a critical need in the
County and can provide important gap financing.

Partnerships

Los Alamos County can partner with local organizations like the Los
Alamos CDC, Los Alamos MainStreet, and New Mexico MainStreet
to implement programs like “Great Blocks” or to fund and distribute
facade renovations.

WHITE ROCK METROPOLITAN REDEVELOPMENT PLAN

Industrial Revenue Bonds

Industrial revenue bonds have three principal benefits for projects:
property tax exemptions, gross receipts or compensating tax
exemptions, and (in very limited cases) an exemption from federal
income taxation on the interest paid to bondholders, resulting in
lower interest rates for a borrower than other types of commercial
borrowings. Property and gross receipts or compensating tax
exemptions are almost always available to New Mexico projects
with significant capital development. The third benefit depends

on whether the specific IRBs being considered are deemed “tax
exempt” under the federal income tax code.

Credit Tenant Lease Financing

Private leasing strategies include credit tenant lease financing
which involves a long term lease agreement between a property
owner and a tenant with very good credit, typically a national
corporation. This strategy could give more favorable loan terms
based on the strength of the tenant rather than the borrower.

Tax Benefits from the Sale of Private
Property

Also called “Friendly Condemnation” or “Sale-in-lieu of
Condemnation,” a landowner can sell real estate to the County
and may be exempt from taxes related to the sale if proceeds are
reinvested within a certain amount of time (often a couple of years
depending on the property and the process). Sellers may be eligible
for the most advantageous tax benefits if the County plans to
acquire the property for public purposes (such as the construction
or realignment of a public right-of-way) and is considering
condemnation. This type of acquisition by the County may confer
beneficial tax incentives to the seller and may be useful to remedy
property or title issues which could otherwise complicate private
property sales.
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6. TARGETED

REDEVELOPMENT AREAS

TARGETED AREAS & MINIMUM DEVELOPMENT

This plan identifies three targeted redevelopment areas (TRA's) capable of catalytic change. Developed to the recommended intensities, these
sites are expected to substantially remedy conditions of blight and significantly achieve the vision of the Master Plan. Recognizing the critical
importance of these areas to the Town Center vision, the need for additional housing and vibrancy in the area, and the limited availability

of land, it is recommended that Los Alamos County consider a minimum level of development or apply minimum dimensional, or design
standards. Proposals within TRA’s which insufficiently meet the expectations of the Master Plan or Metropolitan Redevelopment Plan are
recommended to be either discouraged, undergo conditional review, or denied for a lack of compliance with overarching plans.

TRA Recommended Minimum Development Intensity: 2 or 3 stories in height, 0.5
floor area ratio, 20 residential units per acre, 0.75 acre development area

TRA Recommended Target Development Intensity: 4 stories in height, >1.0 floor
area ratio, >40 residential units/acre, >1 acre development area
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MR strategies typically involve complex legal and financial agreements and are often best suited to medium or large infill projects with
tens of thousands of square feet of commercial or with dozens of residential units. These three areas were originally recognized in the
Master Plan as areas with significant potential to achieve the White Rock Town Center vision. This plan similarly targeted these areas due
to their redevelopment potential and relative lack of utilization. Additionally, these sites are capable of having large enough development
to benefit from MR tools and remedy conditions of blight. To achieve the Master Plan vision and meet financial and market constraints,

it is recommended that these areas develop with multiple stories (2 or 3 stories, minimum) and a floor area ratio (FAR) of no less than
0.5. Minimum development intensities can either be mandated in the zoning code update or considered during development review as an
evaluation of how well the project complies with the vision and intentions of the Master Plan and Metropolitan Redevelopment Plan.

While MR tools may support facade and building improvements in other areas of the MR Area, it is not recommended to provide MR support
for continued maintenance, facade improvements, or for developments which do not meet minimum area development standards. The
priority for targeted redevelopment areas should be the transformative redevelopment of the site rather than reuse of existing buildings at
their existing or potential intensities. In general, MR tools are recommended to strategically support the types of development intensities
which have been identified in the Master Plan.

BONNIE VIEW TRA

The Bonnie View TRA is targeted to accommodate a vibrant and dense collection of mid-rise housing or mixed-use developments
with excellent pedestrian amenities and an active streetscape that includes commercial uses on the ground floor. Ideal residential
would likely be oriented towards smaller households occupied by young people, workers, and seniors. Commercial uses could
include LANL-related contractors, could benefit from commuters and tourists traveling along the state highway, or could provide
accessible services for residents from the surrounding neighborhoods.
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LONGVIEW TRA

The Longview TRA is targeted to accommodate a variety of predominately residential uses ranging from 3-story townhomes to
more multi-family uses. Rather than a focus on having vibrant commercial activities on the street, it is expected that Longview
would provide a quieter, more residential feel than Bonnie View but would still have good pedestrian and bicycle amenities and
excellent access to surrounding trails and public amenities. Housing in this area could be particularly oriented towards seniors,
young professionals, smaller families, and could be an ideal place to provide “missing middle” and mid-rise housing.
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ROVER TRA

The Rover Boulevard TRA is targeted to accommodate mixed-use or residential multi-family uses and could be capable of
providing “missing middle” housing targeted to young professionals, working families, and seniors. Development buffers and
height limitations are planned along the property line adjacent to single-family housing. While it is strongly recommended to
seek a higher density of commercial and/or housing, the site constraints may also be ideal for a quieter, or more automotive-
oriented development with a less active streetscape than the Bonnie View and Longview areas.
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Los Alamos Downtown & White Rock
Downtown Master Plans

EXECUTIVE SUMMARY

In 2020, the Incorporated County of Los Alamos
(“County” or “Los Alamos County”) undertook
completion of a new Downtown Master Plan for
both White Rock and Los Alamos (“Townsite”). The
White Rock Town Center Master Plan establishes a
vision and provides guidance for the future of the
Town Center. The White Rock Town Center Master
Plan (“Plan” or “Master Plan”) aligns with and,
upon adoption will be a component of the County’s
2016 Comprehensive Plan (“Comp Plan”). Elements
within the Plan coincide with the structure of the
core themes and sub-themes of the Comp Plan.

PROCESS

These include the following seven elements: Urban
Form/ Identity, Housing, Transportation, Economic
Vitality, Public Space/ Streets, Infrastructure,

and Sustainability. Each element contains
recommendations, intent, vision, goals, and
strategies that support the implementation of this
element within the Town Center. Recommendations
within the White Rock Town Center Master Plan are
reflective of an extensive community engagement
process and support the goals and policies within
the Comp Plan.

The vision, goals, and strategies outlined in this

Plan represent the culmination of extensive public
engagement with the project team to understand
opportunities and challenges facing the White Rock
community. The public engagement process consisted
of a series of outreach events that, due to the global
COVID-19 pandemic and subsequent public health
orders, had to be conducted virtually. A project
website was an integral part of this effort and created
a link between the project team, ongoing work tasks,
and the community. The project website was a shared
resource for meeting announcements, meeting
summaries, draft document releases, and general
project updates.

The project team held numerous meetings and
workshops; to gather general input over a period of
18 months, the project team conducted 18 events
including Vision Workshops, Design Workshops,
County Council Work Sessions, Los Alamos National
Laboratory (“LANL") Stakeholder Sessions, Business
Stakeholder Sessions, a Historic Preservation Board
Meeting, a Transportation Board Meeting, a Youth
Meeting, a Tourism Improvement Task Force Meeting,
a County Fair booth, and multiple public open houses.

The project team conducted a Visioning Workshop
that asked residents to identify what kind of places
they would like to see in their downtown. Through

a series of visual exercises, participants helped to
articulate the elements that they would like to see

in the downtown built environment. From there,

a Design Workshop was conducted to build upon

the goals and vision identified during the Visioning
Workshop through involved ‘hands on’ activities
aimed to identify future development scenarios for
the Downtown. Development scenarios created
during the Design Workshop were evaluated by their
ability to address various goals and objectives.Key
concepts were incorporated by the project team into
draft alternative frameworks that aimed to achieve
the desired vision identified in the Vision Workshop.
The alternative framework plans were presented to
the public during a public open house meeting to hear
comments and identify a preferred alternative. Based
on the feedback received, the project team created a
final development framework and drafted the Master
Plan document with additional oversight from County
staff and stakeholders. The drafts were then refined
through a process of public open houses, Planning
and Zoning Commission meetings, and County Council
meetings before final adoption by County Council.
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VISION & RECOMMENDATIONS

The White Rock community faces some unique
opportunities and challenges that can be helped
by specific interventions in Downtown. These
challenges include the following:

General lack of an identifiable “town center”

Blight due to vacant or otherwise dilapidated build-
ings

Poor street connectivity and street layouts

Lack of appropriate zoning

Lack of housing, especially affordable housing

High commercial space rents and lack of support for
small, local businesses

Inadequate pedestrian/ bicycle infrastructure

White Rock Town Center, the gateway to Bandelier,
is envisioned as a thriving hub with a vibrant mix

of residential, retail, and office development at a
character and scale appropriate for the surrounding
community. With attractive housing, shopping and
public spaces, along with a network of trails and
parks, it is a great place for residents to live and
visitors to explore.

Vi

(

To help achieve this vision for the creation of a )
more livable Town Center, the Master Plan and its
development framework focus on the benefits of
mixed-use, transit-friendly, pedestrian-oriented
development. As called for in the County’s 2016
Comprehensive Plan and community feedback
from this planning effort, the Town Center
includes the following:

) Sherwood Boulevard and Rover Boulevard
signature gateways to include enhanced
pavement treatment, lighting, landscaping,
and signage

@ Enhanced Visitor Center pedestrian crossing
such as a z-crossing or pedestrian bridge

9) Placemaking /mprovements along State Road
4 to create a "Main Street” character

4)l Pedestrian and bicycle improvements
including buffered sidewalks, bike lanes,
landscaping and pedestrian furnishings along
State Road 4, Sherwood Boulevard, Rover
Boulevard, and Longview Drive

@ Premier public gathering space at the
southern terminus of the Visitor Center
crossing that features a higher level and
concentration of pedestrian amenities

@ Bonnie View Mixed-Use Corridor with
pedestrian-oriented development and
enhanced pedestrian amenities

@ Canada del Buey Trail and arroyo
enhancements including green infrastructure
improvements and the addition of trail
amenities

@ Longview residential redevelopment with
associated residential open spaces

9) Targeted mixed-use infill along State Road 4
\ and Rover Boulevard

J
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The Development Framework illustrates the improvements outlined in
this Plan for the White Rock Town Center, such as infill development,
open space, trail and streetscape improvements, and street

realignments.
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The Master Plan outlines seven elements that align
with the 2016 Comprehensive Plan and inform a
set of recommendations intended to implement the
community vision for the White Rock Town Center.
These recommendations include the following:

URBAN FORM/IDENTITY

- Update Town Center zoning to mixed-use

- Pedestrian-oriented infrastructure

- Install signature gateway feature

- Implement a branded wayfinding system and place-
making strategies

- Provide multi-generational programming

HOUSING

- Allow increased multi-family densities/ heights

- Incentivize affordable housing

- Allow a greater mix of housing type within Town
Center

TRANSPORTATION

- Implement safe pedestrian and bicycle infrastructure
- Implement convenient transit and vehicular trans-
portation system

- Improve the parking management strategy

ECONOMIC VITALITY

- Update Town Center zoning

- Promote entertainment venues

- Streamline development process within Town Center

- Strengthen the Facade Improvement Program

- Develop strategies that incentivize redevelopment of
vacant properties

- Develop strategies to keep commercial rents afford-
able

- Develop policies and incentives for active first floor
frontages

- Promote tourism as an economic driver

—

PUBLIC SPACE/ STREETS

- Define streets as public spaces
- Create diverse public spaces

- Promote free family-friendly programming

INFRASTRUCTURE

- Town Center public infrastructure improvements
- Plan for access to broadband

- Update wildfire protection strategies

SUSTAINABILITY

- Incorporate green infrastructure strategies

- Incorporate green parking lot practices

- Update outdoor lighting regulations to mitigate light
trespass

Implementation of the Development Framework
will take a long-term, incremental approach that
requires the collaboration between the County,
property owners, and the development community
through a combination of strategic catalytic
projects as well as the facilitation of smaller scale
infill opportunities. Funding and financing of Town
Center improvements comes from several sources
including Capital Improvements Program, Local
Economic Development Act, and private sector
funds from development incentives.
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Las e — Bonnie View Mixed-Use Corridor illustrative rendering. The
- i o T = proposed recommendations could create more housing and
.+ == activate the White Rock Town Center. =
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PART 1.EXISTING CONDITIONS

THIS STUDY PROVIDES AN OVERVIEW OF EXISTING CONDITIONS IN THE WHITE ROCK
TOWN CENTER. THIS IS THE FIRST COMPONENT OF THE TOWN CENTER MASTER PLAN.
IT PROVIDES BASIC INFORMATION ON THE MASTER PLAN AND THE OVERALL EXISTING

CONDITIONS.

1-1 STUDY AREA OVERVIEW

White Rock is the smaller of the two major
population centers in Los Alamos County
(“County”). Located just six miles southeast of Los
Alamos Townsite, White Rock holds about one-third
of the population of the County at approximately
6,000 residents, according to current Census
population estimates. With housing in short supply
in the County, much of the Los Alamos National
Laboratory (“LANL") workforce is located outside

of the County. According to the 2019 Housing
Market Needs Analysis, approximately 7,500 people
commute daily from the surrounding communities
outside of the County, increasing the total daytime
population of the County to approximately 25,200.

1-1.1 TOWN CENTER
BOUNDARY

White Rock Town Center, considered the
commercial core, is divided by State Road 4
between La Vista Road and Rover Boulevard. The
Town Center extends from Pinon Park to Rover
Boulevard and south to Aztec Road encompassing
land south of State Road 4. The Town Center also
includes lands on the north side of State Road 4,
including the Mirador mixed-use development, the
White Rock Visitor Center, and White Rock Fire
Station #3.

1-1.11 DEVELOPMENT
HISTORY

Scupture located at the White Rock Branch Library

The history of Los Alamos County sets it apart
from every other county in New Mexico. As part
of the Manhattan Project, the federal government
carved out the boundaries of Los Alamos County
from adjoining counties in 1943. Under a cloak of
secrecy, the County was exclusively administered
by the federal government in the creation and
development of the first atomic bomb. White Rock
started out as a labor camp built in 1947 to house
construction workers. These temporary buildings
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were abandoned, demolished and removed by 1958.
The present iteration of White Rock was established
in 1962. Since that time, White Rock has acted as

a ‘bedroom community,’ primarily for employees

of LANL and their families. The Town Center has
gone through cycles of prosperity and decline. After
its initial success with the opening of the Village
Center area along Longview Drive in the 1970s,

the commercial core saw a general stagnation

and decline in the two decades that followed.
Planning efforts within the last twenty years have
included many plans and studies with the intent of
revitalizing White Rock Town Center.

From this planning work, White Rock has seen
considerable investments in public amenities in
the Town Center within the last 10 years, helping
to establish its own identity and become a more
attractive place to live and visit. These new
investments include the White Rock Branch Library,
White Rock Visitor Center, and White Rock Senior
Center. Now with the additional development on
the north side of State Road 4 that includes new
residential units and new spaces for businesses,
there is an opportunity for White Rock Town Center

s LERERD
1 [ Lo ot i
to become a mixed-use district with more residents
and quality retail businesses in close proximity.

1-1.111 LOS ALAMOS
NATIONAL LABORATORY

The prosperity of the Los Alamos County is
intrinsically linked to the success of LANL. LANL
is the largest employer in the County and draws
workers from throughout the world. LANL is
expected to add approximately 1,300 and 2,400
new jobs by 2025. In order to attract top talent,
LANL needs the County to help create housing and
overall quality of life amenities that compete with
other places. Hence, LANL is a major stakeholder in
the success of the downtown areas in the County.
One major objective of the White Rock Town
Center Master Plan is to create a framework to
accommodate new housing within White Rock that
appeals to the LANL workforce, allowing them to
live in closer proximity to their workplace.

3
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1-2 EXISTING DOCUMENTS

DETAILED BELOW IS A NUMBER OF EXISTING REGULATORY DOCUMENTS THAT HAVE
SHAPED THE DEVELOPMENT OF THE WHITE ROCK TOWN CENTER.

housing on the western portion of the A-19 site.
1-2.1 WHITE ROCK CENTER . o :
MASTER PLAN / ECONOMIC The strategic framework identified primary land

uses as office, tourism and neighborhood-oriented

DEVELOPMENT STRATEGY retail, residential, civic, and open space/recreation.
(2 00 8] The 2008 Plan identified primary catalytic projects,
including the municipal complex, library, senior
The White Rock Center Master Plan/Economic center, youth center, and community meeting place
Development Strategy (“2008 Plan”) was created as well as a visitor center with RV parking and
in 2008 with the primary aim of creating a vision accommodations. The 2008 Plan also identified
for the commercial core and identifying strategies a mixed-use retail prototype. With the exception
to revitalize the area. For this purpose, the 2008 of the mixed-use retail prototype, all have been
Plan created a preferred development scenario and  designed, funded, and built, resulting in a major
program with associated investment strategies. transformation and infusion of investment in White

Rock Town Center.
The vision identified six main elements:
To achieve the desired vision, the 2008 Plan

- Create a thriving, active focal point that serves identified public investment strategies, public/
the community with a range of services and private partnerships and zoning and design
amenities guidelines to implement the development scenario.

- Improve State Road 4 for pedestrian crossings

- Enhance arroyo to link old and new development
together e e X =

- Provide a range of housing options and places to ety -k .
eat, shop and do business e

- Create a vibrant street environment with a
diverse mix of uses in a town center setting to
attract residents, commuters and visitors

- Create strong connections between White Rock,
the Townsite, LANL, and the greater County
through business, civic, and social connections as
well as strong transit links

SCENARIO A

The preferred development scenario identified a One of five development scenarios proposed by the 2008 Plan

mixed-use center located at the intersection of
State Road 4 and Sherwood Boulevard, highway-
oriented commercial east of the Town Center along
State Road 4, an office concentration along Rover
Boulevard, a mix of housing and neighborhood
retail along Longview Drive, a flexible use area
immediately west of the Town Center, and additional

4
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1-2.11
PLAN

2016 COMPREHENSIVE

In 2016, Los Alamos County adopted a new Comp
Plan. The purpose of the Comp Plan is to guide the
physical development of the County through goals
and policies established to implement the shared
community vision. The Comp Plan emphasizes
three key areas or core themes:

- Housing, Neighborhoods, and Growth,

- Development, Redevelopment, and Downtown;,
and

- Open Space, Trails, and Mobility.

\2
W&
INFRASTRVC

Excerpt from the Comp Plan illustrating the core themes.

The Development, Redevelopment and Downtown
goals include strategies for redeveloping vacant
and blighted areas, focusing development priorities
downtown, and guiding development to property

in and around the current downtown boundaries.
There is strong community support for addressing
blighted properties to improve overall appearances
and to promote economic development within the
two downtowns (the Townsite and White Rock).
The Plan identifies several properties such as the
Mari Mac Village Shopping Center in the Townsite
and the Longview area in White Rock that are in
need of significant improvements to contribute to
revitalization of the downtown areas. The Comp

Plan envisions a vibrant, pedestrian-friendly
downtown that includes a central gathering place,
nighttime entertainment, and more retail stores and
restaurants while enhancing the historic, small-
town character by focusing commercial activity in
the downtown area.

The Housing, Neighborhoods, and Growth goals
include planning for modest growth, providing more
housing choices and protecting the character of
existing residential neighborhoods. The Comp Plan
emphasizes the need for new and varied housing

types.

The Open Space, Trails, and Mobility element goals
include protecting virtually all existing open space,
maximizing connectivity to open space, trails

and pedestrian ways and supporting street and
infrastructure design for safety and comfort of all
users.

In addition to the goals, policies, and strategies
outlined for each of these three core themes, the
Comp Plan also includes a Future Land Use Map
that illustrates the direction of future growth and
desirable land uses.

The goals and policies identified in the Comp Plan
serve as a starting point to identify the vision and
associated goals for this Master Plan. “Table ].

Key Goals/ Policies” on page é6 summarizes

some of the most prominent goals that apply

to the downtown areas. The goals served as a
starting point during the visioning workshop to
prioritize the existing goals and identify new goals.
They are categorized into seven focus areas or
elements including: Urban Form/Identity, Housing,
Transportation, Economic Vitality, Public Space/
Streets, Infrastructure, and Sustainability.

5
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2016 Comprehensive Plan Key Goals and Policies

TABLE 1. Key Goals/Policies

Focus Goals Goal Summaries
Area
- Promote / encourage infill development )
2> o o ) - Create a mixed-use and
= - Eliminate blight in the downtown areas of Los Alamos and White Rock . .
c . ) . o . . pedestrian-friendly down-
) - Enrich the vibrancy of business districts through the integration of . .
=) . . . o . town environment while
- design, public art, public space, historic preservation, and cultural o
e . retaining a small town
£ spaces and programming character
£ - Maximize opportunities with the development of the Manhattan Proj- . o
p . o - Promote infill and elimi-
© ect National Historical Park .
a . ) ) nate blight
S - Upgrade infrastructure, including streetscapes, green spaces, and
entrances to the County, to reflect civic pride in the community
- Revitalize the downtown areas of Los Alamos and White Rock
- Support and retain LANL as the best wealth-producing employer
- Diversify the community’s economic base
- Attract new tourism-related business
- - Significantly improve the quantity and quality of retail business - Revitalize downtown with
= - Support construction of new tech facilities to attract new tech a focus on quality tour-
§ businesses ism-related businesses
E - Promote economic diversification by building on the existing and a diversification of the
< strengths of the community: technology, innovation, and information, economic base and busi-
S as well as natural resource amenities nesses that support and
H - Promote Los Alamos County as an “Outdoor Community” retain the LANL workforce
- Capitalize on Los Alamos County'’s role as gateway to three National
Parks
- Promote Los Alamos County as a venue for athletic events and com-
petitions
o] - Create a vibrant, pedestrian-friendly downtown that includes a central | - Create a vibrant, pedestri-
(% % gathering place, nighttime entertainment and more retail stores and an-friendly environment
0 g restaurants with access to open space
= wm . . e .
A - Improve access to public open space and recreational facilities areas and recreational
o - Continue to implement streetscape improvements facilities
2
f‘é - Foster and promote sustainability practices - Foster and promote sus-
© - Support green infrastructure tainability practices
)]
-]
wn
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TABLE 1. Key Goals/ Policies Continued

Focus Goals Goal Summaries
Area
- Maintain and improve transportation and mobility, particularly for
pedestrians and cyclists
- Design for accessibility
- Make Los Alamos County a bicycle-friendly community
- Revisit parking requirements in relation to transit access
- Integrate parking with transit
- Study current and anticipated parking demand and develop alterna-
tive approaches to meet that demand
- Develop and expand trails connecting downtown to surrounding open
space
- Consider alternate means of circulation, especially for the purpose of
accessibilit ,
Y . . .| - Create a user-friendly, effi-
- Complete development of the paved and accessible Canyon Rim Trail . .
S . cient, multi-modal system
c from DP Road through the historic core, Ashley Pond to the Aquatic .
o : that connects housing and
=1 Center and the Nature Center and possible loops
o i i, ) . employment centers
5 - Consider expanded opportunities for off-site parking e .
g . - Maintain and improve
@ - Support a downtown circulator seven days per week and for extended . .
c ) pedestrian and cyclist
o hours, especially on weekends infrastructure
= - Consider bike-share program associated with the Canyon Rim Trail .
p o - Develop an alternative
- Support a ‘complete streets” policy for all newly constructed and .
parking approach

rebuilt roadways

- Develop and support transportation corridors that connect housing
and employment centers through the historic core, Ashley Pond to the
Aquatic Center and the Nature Center and possible loops

- Add a transit route from the Townsite to Bandelier and Valles Caldera

- Create a user-friendly, efficient, multi-modal system that connects
LANL, the Townsite, and White Rock

- Examine the best approaches for safe pedestrian crossings on arteri-
als such as Trinity Drive, Diamond Drive, and State Road 4, including
HAWK and pedestrian/ bike-activated flashing lights

- Revitalize downtown areas to become pedestrian-friendly mixed-use
areas

EXHIBIT WBNTE ROCK TOWN CENTER MASTER PLAN - EXISTING CONDITIONS
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1-2.111 2019 HOUSING
MARKET NEEDS ANALYSIS

The 2019 Los Alamos Housing Market Needs
Analysis (“Housing Analysis”) was commissioned by
Los Alamos County to address current and future
housing needs. The Housing Analysis estimates the
unmet need for rental and for-sale homes in Los
Alamos County and proposes future actions the
County can take to increase the supply of housing.

The Housing Analysis identified an immediate need
for 1,310 units of rental housing and 379 units for
homeownership. The need is distributed among all
income ranges but is particularly acute for middle-
and low-income households (p. 6 Los Alamos
Housing Market Needs Analysis, 2019).

The Housing Analysis recommends a wide range
of policy and implementation measures to increase
the supply of housing including encouraging
downtown infill through zoning incentives

and encouraging residential development and
redevelopment of vacant and underutilized
properties. The Housing Analysis notes that the
downtown area is the logical location for higher
density housing, including mixed-use and multi-
story apartment buildings. In addition to housing,
those surveyed also identified the desire to see
more shopping and entertainment options in the
downtown area which would support the additional
density.

1-2.1V 2019 ECONOMIC
VITALITY STRATEGIC PLAN

The Economic Vitality Strategic Plan (“EVSP")

2019 focuses on the County's efforts to improve
and enhance the community’s living and working
environment within a 10-year timeframe. The EVSP,
created by members of the County Manager's
Economic Vitality Action Team, recognizes that
activity at LANL drives much of the region’s

economic vitality and that housing has a direct
impact on LANL's ability to attract new employees.
Creating a range of housing types at different

price points is therefore vital to maintaining the
County's economy. Population growth creates the
opportunity for new and expanded businesses that
in turn enhance the quality of life for those living in
Los Alamos County.

Goals identified in the EVSP are high level and
generally don't refer to specific actions within

the downtown areas. They include increasing the
availability of quality housing in the County, both
affordable and market rate, defining and addressing
quality of life priorities, nurturing a separate,
complementary economy to LANL, and supporting
and retaining LANL as the area’s best wealth
producing employer.

1-2.V TOURISM STRATEGIC
PLAN

The Los Alamos Tourism Strategic Plan (“Tourism
Plan”) outlines strategies and actions that
contribute to tourism as an economic driver for the
County, with the goal of diversifying the economy
within a ten-year timeframe. The Tourism Plan
helps unify ongoing tourism efforts by coordinating
with the goals outlined in the Comp Plan. The
Tourism Plan outlines the strategic direction for
tourism in four focus areas:

—_

Create and market an inviting community;

Increase the capture of visitor dollars;

3. Enrich attractions and downtowns and celebrate
the natural beauty; and

4. Operate with intentional leadership, public and

private investment and partnerships.

N

Within these focus areas are goals and tactics
related to marketing, programming, physical
improvements, infrastructure investments, and
policy changes.
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Priority action items that have a more immediate
timeframe include increasing lodging supply,
modifying institutional structures, making
marketing efforts more effective, enhancing guest
experiences, and improving community quality for
residents, businesses, and LANL.

The downtown areas are logical strategic locations
for implementing priority action items and
maximizing their impact. The Tourism Plan suggests
making Downtown Los Alamos and White Rock
Town Center aesthetically pleasing and welcoming
to visitors by encouraging infill and beautification

in core areas to create a vibrant and walkable
experience. Additional strategies include maximizing
Main Street and Creative District program
opportunities and services and expanding eating
and shopping options to meet visitor and resident
expectations.

More specific references to projects in Downtown
Los Alamos include the following:

- A downtown circulator trolley between LANL and
Downtown Los Alamos that runs during weekdays
could expand service to weekends when most
visitors are in the area,

- Sidewalk and wayfinding/ signage improvements
that would enhance the experience of the self-
guided Los Alamos Historic Walking Tour;

- Extension of the Canyon Rim Trail to 20th Street
that would provide a paved out-and-back option
for hiking, nature trips, birding, and mountain
biking, as it connects several mountain bike and
multi-use trails in the area.

Specific projects mentioned for White Rock Town
Center include continuing to promote the expansion
of the Main Street District to include White Rock
Town Center and encouraging redevelopment of the
Longview Drive development.

1-2.VI LOS ALAMOS BICYCLE
TRANSPORTATION PLAN

The Los Alamos Bicycle Transportation Plan

(“Bike Plan") was adopted in 2017. It proposes a
comprehensive transportation network focused

on bicycle facilities and promoting the use of
bicycles as a key form of transportation. A key goal
of the Bike Plan is to create connections between
destinations and key points of interest. Specifically
in Downtown Los Alamos, connections are
prioritized utilizing the existing Canyon Rim Trail
system and street network that link destinations
such as Ashley Pond, Fuller Lodge, Mesa Public
Library, the Bradbury Museum and the Downtown
Business District. Economic development projects
currently underway are planned with bicycle
infrastructure and trail connections in mind.

The Bike Plan lists potential projects that could be
considered for development based on public input
and ongoing planning review, including Trinity Drive
bicycle facilities and a direct route from northern
residential areas to the business district within
Downtown Los Alamos. Within White Rock Town
Center, potential projects include extending Canada
del Buey Multi-Use Trail to connect to Overlook
Park, improving trail crossing of the Canada del
Buey Multi-Use Trail at Longview Drive and Rover
Boulevard and incorporating trails and bike lanes
into development plans for Tract A-19.

To realize a well-connected and safe bicycle
transportation system, the Bike Plan also outlines
design policies and guidelines, inventories existing
bicycle infrastructure and identifies funding
priorities.

1-2.VII WAYFINDING AND
SIGNAGE PLAN

The Los Alamos County Wayfinding & Signage
System (“Wayfinding Plan”) defines a cohesive
and easily navigable wayfinding and signage plan
that includes graphic standards of color, size,

9
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font, and materials, a menu of sign types that
include vehicular, pedestrian, park identification,
and information kiosks, and specific locations for
placement of these sign types.

1-2.VIIl WHITE ROCK MRA

Inclusion of White Rock in the County-wide Los
Alamos Main Street program within late 2018
began discussions with businesses and property
owners about the benefits of designation of a White
Rock Metropolitan Redevelopment Area (“MRA”).
The designation of a MRA was the first step to the
development of a corresponding MRA Plan. The
adoption of the MRA Plan allows the County to
undertake activities designed to revitalize the area
through multiple initiatives including providing
financial incentives for private development,
removing barriers to private investment, providing
public investment in infrastructure projects,

and creating public-private partnerships for
anchor projects. An MRA Plan outlines potential
redevelopment projects and activities with the
goal of eliminating blight and stimulating economic
revitalization.

1-2.1X CHAPTER 16 - LAND
DEVELOPMENT STANDARDS

The County’s Development Code includes specific
standards for the downtown districts. Downtown
standards are defined through a Downtown

District Overlay. The purpose of the overlay zone

is “to promote land use, site planning, and design
criteria to implement the urban form and character
envisioned by the Los Alamos Downtown Element
or the White Rock Center Element, adopted as a
part of the Incorporated County of Los Alamos
Comprehensive Plan.”

The overlay includes four subzones—Neighborhood
General Overlay Zone (DT-NGO), Neighborhood
Center Overlay Zone (DT-NCO), Town Center
Overlay Zone (DT-TCO), Civic/Public Open Space
Overlay Zone (DT-CPO)— which are used to further
tailor the intended character of the downtown
districts. Both uses and dimensional standards

are customized for each subzone. More general
parking and architectural standards apply to all
downtown development. In White Rock, a portion of
Mirador is zoned DT-NCO. A portion of that land has
been developed as single-family residential. The
Town Center area south of State Road 4 is a mix of
commercial and residential zoning.

While the 2008 Plan envisioned a “form-based”
approach that focuses on the massing, location

and articulation of building facades, the integration
of that downtown vision into the zoning code is
somewhat flawed. The zoning code adopted the
downtown overlays but the visual components of
that plan were essentially stapled to the back of
Chapter 16, with less than optimal consideration for
the form and content of the graphics.

1 -3 DEMOGRAPHIC INFORMATION

1-3.1| DEMOGRAPHIC TRENDS

With 5,975 residents, White Rock has approximately

one-third of the County’s population. Its population
and household base similarly remained stable
between 2010 and 2019, as shown in “Table 2.
Demographics, White Rock, 2010-2019" on page
1. Compared to Los Alamos, White Rock has

older residents, with a median age of 48.8, and
wealthier, with a median income of $132,914.
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TABLE 2. Demographics, White Rock, 2010-2019

2010-2019
Description
White Rock
Population 5,725 5,975 250 28 0.5%
Households 2,286 2,424 138 15 0.7%
Median Age 46.4 48.8 2.4 0.3 0.6%
Median Income $115,462 $132,914 $17,452 $1,939 1.6%

Source: ESRI; Economic & Planning Systems

EXHIBIT 2. Population by Age, White Rock, 2010-2019

% of Total W 2010 W 2020
20.0%

15.0%

10.0%
- . . I I . '
oo ‘ -

- 10-14 15-19 20-24 25-34 35-44 45-54 55-64 65-74 75-84 5+

Source: ESRI; Economic & Planning Systems

TABLE 3. Housing Tenancy, White Rock, 2010-2019

2010-2019

Description

White Rock
Owner Units 2,092 2,165 73 8 0.4%
Percent 87.5% 87.6% 0.0% 0 0.0%
Renter Units 194 259 65 7 3.3%
Percent 8.1% 10.5% 2.4% 0 2.9%
Vacant Units 104 48 -56 -6 -8.2%
Percent 4.4% 1.9% -2.4% 0 -8.6%
Total 2,390 2,472 82 9 0.4%

Source: ESRI; Economic & Planning Systems
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1-3.11 INCOME

Median household incomes in the County have
grown by an annual average of 1.4 percent to reach
$117,391 in 2019. The median income of White Rock
at $132,914 is 13 percent higher than the County as
a whole and 18 percent higher than the Townsite at
$112,273.

1-3.111 HOUSING TENANCY

White Rock has approximately 2,472 housing units,
or 28 percent of the County’s total, as shown in
“Table 3. Housing Tenancy, White Rock, 2010-2019"
on page 11. It has a considerably higher share

of owner housing than the Los Alamos Townsite,
as 87.6 percent of all housing units are owner-

1 -4 MARKET ANALYSIS

occupied, while only 10.5 percent are renter-
occupied. Its share of vacant units is also much
lower at 1.9 percent. Between 2010 and 2019,
White Rock saw an increase of 65 rental units and
73 owner units and a reduction in the number of
vacant units.

1-3.1IV NEW HOUSING

Approximately 197 new housing units were built

in Los Alamos County between 2010 and 2019. The
new units comprised mostly of single-unit buildings
and buildings with 5 or more units. The limited
amount of new housing development in Los Alamos
County, combined with declining vacancy rates is
resulting in a tight housing market and increases in
in-commuting by LANL employees.

1-4.] COMMERCIAL
INVENTORY

White Rock has 105,661 square feet of retail,
approximately 13 percent of the County's total,

as shown in “Table 6. Commercial Development,
White Rock, 2010-2020" on page 13. The primary
retail spaces include Smith’s Marketplace, Metzger
Hardware, and a few restaurants. In terms of
office space, White Rock has 32,188 square feet,

or 5.5 percent of the County’s total. Commercial
inventory in White Rock has not changed since
2010, reflecting limited opportunities for new office
and retail.

As shown in “Exhibit 3. Commercial Vacancy Rates,
Los Alamos County, 2010-2020" on page 13,

office uses command higher rents than retail uses
in Los Alamos, due in large part to the greater
demand for space from LANL contractors who are
largely national companies accustomed to paying
higher rates in urban areas. The average rate for

office space is slightly above $20 per square foot
compared to $15 per square foot for retail space.

1-4.11 EMPLOYMENT

Employment in Los Alamos County is driven by
LANL, which provides the County with a stable,
highly educated workforce. In 2019, LANL employed
11,881 people, which comprised over two-thirds of
the County’s total employment, as shown in “Table 4.
Employment, Los Alamaos County, 2010-2019" on
page 13. Employment at LANL consists primarily

of payroll employees, which comprise 80 percent of
all employees, while contractors and construction-
related employees comprise approximately 20 percent
of all employees. Total employment at LANL has
remained relatively stable between 2010 and 2019.
Other sectors in Los Alamos County with significant
employment include Health Care, Retail Trade,
Lodging & Food Service and Public Administration.
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TABLE 4. Employment, Los Alamos County, 2010-2019

2010-2019
Description 2010 Total
LANL E mployment
Payroll 8727 9410 683 Fi:] 0.8%
Contractor 1,601 1,747 146 18 1.0%
OtherConstrudtion 1,357 T24 £33 -70 £.7%
Total 11,685 11,881 196 22 0.2%
MNAICS Sector
Construction 249 233 -16 -2 4.7%
Retail Trade 371 457 95 11 25%
Financefinsurance 312 142 -169 -19 £.3%
Edu cation 109 22 27 -3 -3.1%
Health Care 857 898 3 3 0.4%
Arns/Rec 127 112 -14 -2 -1.3%
Lodging & Food 472 485 £ -1 4.1%
Public Admin 512 454 53 -5 -1.3%
Other NAICS 2173 2620 445 49 2.1%
NAICS Total 5,194 5476 282 M 0.6%
Total Employment 16,879 17,357 478 53 0.3%

Source: UMM ; Economic & Planning Systems

EXHIBIT 3. Commercial Vacancy Rates, Los Alamos County, 2010-2020

Betazil

Rentjsf

510

010 Q2 2012 Q2 2014 Q2 2016 Q2 01802 020032
Sowe: Costas; Econmomic & Panning Systams
TABLES. Building Permits, Los Alamos TABLE 6. Commercial Development,

County, 2010-2019 White Rock, 2010-2020
2010-2020
Building Type I Description 2010 2020 Total Ann. # Ann. %
White Rock

1 Unit 94 Office (sq. feet) 32,118 32,118 0 0 0.0%
2 Units 11 Retail (sq. feet) 105,661 105,661 0 0 0.0%
A Lt . Source: Costar; E ic & Planning Syst
5+ UI"IitS 52 ource: Costar;, economic anning systems
Total 197

Source: LS. Census; Economic & Planning Systems
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1-4.111 GRT ANALYSIS

Using data from the New Mexico Finance Authority,
an analysis was conducted with GRT-based
revenues by North American Industry Classification
System sector codes in Los Alamos County. While
overall receipts fluctuated between 2010 and 2020,
lab-related sectors, which includes Administrative
& Support Services, Professional, Technical, and
Scientific Services, and Construction comprised
approximately 85 percent of GRT-based revenues in
2020, as shown in “Exhibit 6. GRT-based Revenue by

NAICS Sector, 2020" on page 15. All other sectors
comprised approximately 15 percent of GRT-based
revenues, with Retail Trade accounting for only 4
percent.

The new, larger Smith’'s Marketplace is a major
source of retail sales for the County. Retail sales
subject to GRT increased from $38.5 million in the
year before the Marketplace opened to $50.8 million
in the year after which is an increase of $12.3
million.

An estimate was calculated of the impact of the
new Smith’s Marketplace. Assuming Smith’s
Marketplace was achieving above average sales of
$500 per foot previously in its 44,000 square foot
store, it would have accounted for approximately
$22.0 million or 57 percent of total retail sales.
Assuming the new Smith’s Marketplace was the
source of 95 percent of the increase in total retail
sales, the new store would have an estimated $33.7
million in sales or 66 percent of the County’s total.

1-4.1V EMPLOYMENT

As LANL maintains the largest employee base

in the County with a workforce of approximately
14,754 employees (Housing Market Needs Analysis,
2019), fluctuations in populations have historically

resulted from expansion or contraction of this
workforce. A recent expansion of the mission
of LANL has led to increased job growth. With
the increase in LANL jobs comes an increase of
employment in supporting industries.

The 2018 estimated median household income

in Los Alamos was $106,288 among 5,312 total
households, according to the American Community
Survey.

Within Los Alamos Townsite, 68.7 percent of the
workforce is employed in management, business,
science, and arts occupations, 14.1 percent is
employed in service occupations, 10.9 percent

is employed in sales and office occupations,

3.6 percent in production, transportation, and
material moving occupations and 2.7 percent in
natural resources construction and maintenance
occupations (American Community Survey).

1-4.V COMMUTING

Of LANL's 11,881 employees, approximately 5,242
or 44 percent live in Los Alamos County. This
means that 56 percent of all employees commute to
Los Alamos, with the largest counties of residence
being those that surround Los Alamos County in
Northern New Mexico. As shown in “Exhibit 5. Map
of LANL Employees by County of Residence” on
page 15, the highest number of in-commuters

live in Santa Fe County with 2,639 employees
(22%), followed by Rio Arriba County with 2,142
employees (18%), and the Albuguerque metro area
(which includes Bernalillo, Sandoval, and Valencia
counties) with 1,304 employees (11%).
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EXHIBIT 4. LANL Employees by County of Residence
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1-35 EXISTING LAND USE & ZONING

1-5.1 EXISTING LAND USE
Commercial land uses dominate White Rock Town
Center, along with some multi-family housing and
civic uses such as the library and senior center, as
illustrated “Exhibit 8. Existing Land Use” on page
17.

1-5.11 FUTURE LAND USE

The 2016 Comprehensive Plan identified a future
land use map that revises the existing land use
classifications to accommodate a greater mix of
uses. Some of the commercial uses are translated
into a mixed-use category, however a majority

of the core remains commercial, as illustrated in
“Exhibit 9. Future Land Use” on page 17.

EXHIBIT 7. White Rock Downtown Zoning

1-5.111 ZONING

Most of the parcels within White Rock Town
Center do not have a downtown overlay district,
but are zoned as commercial, as illustrated in
“Exhibit 7. White Rock Downtown Zoning” on page
6. The large tract to the north of State Road

4 is the only parcel that is zoned with one of the
designated Downtown Overlay subdistricts, the
Neighborhood Center. The existing fire station and
Visitor Center are zoned Public Lands (P-L). The
remaining parcels south of State Road 4, between
Sherwood Boulevard and Rover Boulevard are
zoned as a combination of Light Commercial and
Professional Business (C-1), Civic Center Business
and Professional (C-2), Heavy Commercial (C-3) and
Multiple-Family Residential High Density (R-3-H).
While this combination of base zones allows for

a variety of high density residential, commercial/
retail, office, public, and governmental uses, these
districts do not allow for the vertical integration of
uses, nor do they provide development incentives
to encourage a more compact walkable mix of uses
as envisioned in the Comprehensive Plan.
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1-5.1V REDEVELOPMENT
POTENTIAL

Most of development opportunities within White
Rock Town Center are in the form of redevelopment
of vacant or underutilized properties. Public
engagement has identified two targeted areas to
focus redevelopment efforts within White Rock
Town Center: parcels along State Road 4 and

along Longview Drive. Parcels along the State

Road 4 corridor have been identified as prime for
commercial or mixed-use redevelopment due to
their ability to provide the visibility and convenient
access required by commercial users, as identified
in “Exhibit 10. Development Potential” on page 19.
Parcels along Longview Drive are problematic for
retail due to the awkward road alignment and poor
visibility and have therefore been identified as an
appropriate place for higher density housing.

1-6 MOBILITY & TRANSPORTATION

1-6.1 VEHICULAR
INFRASTRUCTURE

Los Alamos County contains the two census-
designated places of Los Alamos and White Rock,
as well as LANL and federal- and state-owned
public land. The major road connectors between
these destinations are State Road 4, West Jemez
Road, and State Road 502. State Road 502 provides
access from the Rio Grande Valley located to the
east of Los Alamos County and carries the majority
of LANL commuter traffic from the Valley, through
Downtown Los Alamos, to the road's terminus at
the intersection of Diamond Drive. West Jemez
Road continues to the south, leading through LANL
until it reaches the intersection with State Road 4
in the southwestern portion of the County. State
Road 4 continues west towards the Valles Caldera
National Preserve and east along the northern
boundary of Bandelier National Monument. State
Road 4 then turns northwest, passing through
White Rock Town Center before continuing north to
intersect with State Road 502, which then ascends
the mesa to Downtown Los Alamos. Another major
roadway within the area that sees a large volume
of commuter traffic is East Jemez Road. This road
offers an additional vehicular connection between
LANL, the Townsite, and White Rock and is located
on LANL property.

White Rock Town Center is situated in the northern
portion of the town with State Road 4 bisecting

the area spanning from La Vista Drive to Rover
Boulevard. State Road 4 serves as the main
arterial, with collector roads including Sherwood
Boulevard, Longview Drive and Rover Boulevard.
Sherwood Boulevard, Bonnie View Drive, and Rover
Boulevard are the north-south connections within
downtown while Longview Drive serves as the main
interior east/west connection.

State Road 4, as the main thoroughfare and busiest
road in White Rock, facilitates a large volume of
traffic to and from LANL. This presents challenges
to the north-south movement, specifically for
pedestrians and bicyclists. The road includes only
one signalized intersection which restricts crossing
for pedestrians along the corridor, as identified

in “Exhibit 12. Pedestrian Facilities” on page 21.
Parking is distributed throughout the commercial
core with a number of large parking fields that are
underutilized as indicated by a visual survey of
aerial imagery over multiple years.
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State Road 4, looking north. Source: Los Alamos County

1-6.11 PEDESTRIAN
FACILITIES

Los Alamos County’s natural beauty and good
climate encourages many residents to lead active
lifestyles, making trails and sidewalks an important
element of the mobility network. While vehicular
infrastructure is limited to areas with less slope,
trails weave every direction through both the
canyons and the mesas shared by bicyclists, hikers,
runners, walkers, and equestrians.

While not the predominant means of commuting,
some residents utilize trails as a way to commute
to work.

White Rock has a system of trails that are highly
utilized for recreation and short trips to and from
the Town Center. White Rock Canyon Rim Trail

is the most extensive trail that runs along the
canyon rim and bisects the community before
terminating at State Road 4. The Canada del Buey
Trail runs along State Road 4, passes through the
Town Center and extends to Overlook Park. The
portion of this trail that passes through the Town
Center directly connects to the Visitor Center by
a crosswalk on State Road 4 and is highly utilized
by the community. Most of the Town Center has
sidewalks, although there are segments that

are narrow, along with some gaps in the overall
pedestrian network.

1-6.111 BICYCLE FACILITIES

Bicycle facilities across Los Alamos County serve to
provide another transportation option throughout
the region while supplementing the already
established infrastructure and services. The Bike
Plan included a survey conducted with residents
that asked about bicycle safety and habits. The
survey respondents indicated that bicycles were
used overwhelmingly for both recreation and
transportation with the majority riding their bike
over one mile every week and over 25 percent
riding daily. The majority of respondents said they
don't feel safe while biking, mainly because of
distracted drivers/riders and the lack of bike lanes
or bike paths. Existing bicycle facilities within the
County are organized into four types including
bicycle lanes, multi-use, shared use, and side paths.

Existing bike facilities within White Rock Town
Center include the existing bike lane along State
Road 4 and a shared use facility along Sherwood
Boulevard, as Illustrated in “Exhibit 12. Pedestrian
Facilities” on page 21. A future shared use facility
is planned on Rover Boulevard and Meadow Lane.
The Canada del Buey Trail is anticipated to be
expanded through the arroyo to connect Meadow
Lane and Overlook Park.
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1-7 CULTURAL RESOURCES

White Rock Town Center includes several notable
cultural resources including the White Rock Visitor
Center that is a gateway to three National Parks,
the White Rock Branch Library, the new splash
pad, and the fire station. The White Rock Canyon,
the canyon trails and Overlook Park on the eastern
edge of the community provide a wilderness
recreation area that is heavily used by residents
of White Rock. Overlook Park also hosts sports
tournaments that draw residents from the greater
Los Alamos County community.

White Rock Branch Library, White Rock Town Center. Source: D/P/S

1-8 IMAGE AND IDENTITY

At the first round of stakeholder meetings, some
participants said that they did not perceive White
Rock Town Center as a “real” downtown area. While
recent investments have added valuable assets

to the area, there is a general lack of cohesive
development patterns, streetscape improvements,
placemaking and signage needed to establish a
distinct “urban” district identity. This lack of a
downtown character is reinforced by the lack of

a primary roadway that serves as a main street
corridor as Central Avenue does in Downtown Los
Alamos. White Rock also does not have substantial
commercial, entertainment, or housing uses that
help create a vibrant downtown core. Roadway
alignments, with roads snaking through White
Rock Town Center, are not conducive to generating
a compact downtown area. Large parking areas
dominate the Town Center, further inhibiting a

seamless pedestrian experience. These are all
factors that negatively affect the Town Center
image and experience.

Native pottery art installation in White Rock. Source: Los Alamos
County
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1-9 OPPORTUNITIES & CONSTRAINTS

The County has made several significant
investments within the White Rock area including
the Visitor Center, Library, and splash pad. While
these investments have created community

assets within the district, it lacks the cohesive
development framework and identity necessary for
a vibrant downtown area. From initial discussions
with local residents, many people have indicated
that they do not currently perceive this area

of White Rock as a true “downtown” area. This
absence of a downtown identity can be attributed to
several factors.

- White Rock Town Center does not have a
traditional main street corridor like Central
Avenue in Downtown Los Alamos, to serve as a
main spine and central organizing feature of the
area.

- The lack of a legible and connected street
network is further hampered by Longview Drive,
which has many vacant or underutilized parcels.

- While State Road 4 is a major conduit of traffic

through the area, it also creates a barrier for
connectivity between development on both sides.

Furthermore, there is a general lack of diversity
within the land uses, which is needed to create a
vibrant center. With a few notable exceptions like
Metzger's, Smith's, and Pig + Fig Cafe, there are
not many retail or restaurant businesses. This
leads to office uses dominating the Town Center.
Most of the active uses in the area are office or
currently commercial and the majority of these
are underutilized or blighted. While some new
residential development has occurred at Mirador
on the north side of State Road 4, the area south
of State Road 4 has an absence of medium to high
density housing. While the underlying zoning does
allow for some residential uses, the district was
never rezoned to the downtown-specific mixed-use
zones, which hinders a true integration of uses.

1-10 PRECEDENT DOWNTOWN PLANS

The ideal downtown Main Street, with small,

locally owned businesses, generous sidewalks, and
throngs of shoppers is the image that many people
hold dear when imagining a small town center. This
pattern of retail had a long run of success in many
towns for much of the twentieth century, including
in White Rock Town Center. But like most small
towns, White Rock has been challenged by a shift in
shopping patterns, particularly with the emergence
of “power centers” anchored by national retail
chains as well as much of the commercial spending
moving to online retail.

Over the years, different strategies have been
employed to attempt downtown revitalization,
although often with limited success. Initial

responses attempted to retrofit downtown areas
to include elements of suburban malls; many
downtown areas converted roadways to pedestrian
malls to emulate what they saw in the suburbs.
Like the example of the Albuquerque Fourth Street
pedestrian mall, they eventually failed and were
reconverted back into roadways. Civic leaders
realized that downtowns could not compete with
the suburban mall model, but needed to build

on their unique assets and provide a different
experience. Financial strategies including Tax
Increment Development Districts and Business
Improvement Districts were deployed to provide
economic incentives for local businesses, bars

and restaurants to locate in the urban core areas.
The following examples are master plans created
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for communities in and around New Mexico. or retain businesses; over time the number of
Each community struggles with a different set businesses declined from 160 to just 10. Through a
of challenges, however all aim to revitalize and series of downtown master plans, Las Cruces began

activate their community’s core. While not all these  to address this decline.
strategies are applicable, lessons can be drawn
from their revitalization models and applied to the
White Rock Town Center.

1-10.1 LAS CRUCES
DOWNTOWN MASTER PLAN
2004-2016

The Las Cruces downtown area fell victim to urban
renewal in the 1950s and was transformed from
a historic district into a sea of parking, corporate

central district architecture, and one-way roads. The Las Cruces Plaza, constructed in 2015, helped activate
Following the decline of its downtown, the Main downtown.

Street was turned into a pedestrian mall which, In 2004, the pedestrian mall was opened up
despite the initial enthusiasm, failed to attract to traffic. The city created a Tax Increment
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Development District and renovated some of the
existing assets, using city-owned properties to
develop catalytic projects. The 2011 Master Plan
focused on reconfiguring some of the one-way
streets into two-way facilities. It also incentivized
downtown housing along with updates to the
zoning code and subdivision regulations. A parking
study in 2012 studied actual parking demand and
proposed to allow the market to inform demand
rather than enforcing parking minimums. The 2013
Master Plan update included the creation of a plaza
with gathering spaces, a splash pad, seating, and
shade elements. In the same year, new zoning and
subdivision standards were drafted and adopted.
The 2016 Master Plan update integrated a market
analysis to understand both the commercial and
residential demand within downtown.

Looking at the Las Cruces core clearly illustrates
that the actions taken since 2011 have reversed

a long trend of disinvestment in the downtown
area. Today, downtown is active and has become a
destination for the local community and visitors.

Tools & Takeaways

- Long term downtown planning (2004-2016)

- Historic Preservation

- City involvement in restoration of key properties
and creation of catalytic projects

- Reconfiguration of roads

- Construction of a plaza

- Revisions to zoning & subdivision ordinances

- Market study

1-10.11 COLORADO SPRINGS

Beginning in the 1950s, urban renewal activities
in downtown Colorado Springs resulted in the
demolition of a number of historic buildings. In
1990, the City Council appointed a Downtown
Action Plan Advisory Committee to tackle the
revitalization of their downtown. The result of
their efforts was the first downtown-focused plan,
the Downtown Action Plan, adopted in 1992. The

objectives identified in this first plan materialized
over the years before a second plan was created
in 2007, the Imagine Downtown Plan. The plan
organized downtown into distinct districts and
identified specific land use goals for each area.
The look and feel of downtown was updated and
enhanced, streetscapes were improved and public
art and downtown-specific signage was installed.
In 2006, a primary goal of the Imagine Downtown
Plan was accomplished: the creation and funding
of the Downtown Development Authority. That
same year, a land use master plan was developed
to establish land use objectives and a framework
for physical development. Tejon Street, a one-way
street, was converted to a two-way corridor. In
2009, the resulting Imagine Downtown Master Plan
and Form-based Code were adopted by City Council.
Downtown Colorado Springs today is bustling with
energy and activity. Recent projects added new
residential, restaurants, institutional uses and
businesses. The efforts of the past have created

a downtown framework that is supported by its
residents and has become a regional draw.

M
S

Downtown Colorado Springs achieved an active downtown core

through a variety of strategies.

Tools & Takeaways

- Long Term downtown planning (1992-2016)

- Historic Preservation

- Streetscape, signage & overall look & feel
enhancements

- Reconfiguration of roads

- Special Downtown District

- BID

- The Colorado Springs Urban Renewal Authority
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- identifying sites and incentivizing redevelopment

- Land Use Plan & Form-based Code

- Establishment of a dedicated downtown authority

- Financial support through Tax Increment
Financing (TIF) and $5 million tax levy

- City involvement in creation of catalytic projects

- Revisions to zoning & subdivision ordinances

- Market study

1-10.111 SILVER CITY

The community of Silver City, New Mexico
developed as a mining town in the late nineteenth
century, extracting copper, gold, and silver from
ore deposits in the area surrounding the town.

The city was laid out in a grid pattern with little
consideration for managing stormwater runoff.

A flood in 1895 destroyed the town’s original

Main Street, lowering it into the “Big Ditch” 55

feet deep that still remains today. At the turn of
the twentieth century, the dry, mild climate and
high desert conditions of Silver City attracted
people who suffered from tuberculosis leading

to the establishment of sanatoriums in the town.
Residential neighborhoods developed around

the downtown area and spread further with the
introduction of the automobile. Suburban strip
malls along the highways offered the conveniences
which traditionally had brought people to the urban
center. Downtown experienced some stagnation
and decline in the 1980s and 1990s, with increased
commercial vacancies. In the last twenty years, it
has focused on cultivating a downtown arts district
and tourism economy.

—— L —=
A close collaboration with Main Street helped achieve downtown
goals in Silver City

One of the projects was improvements to the Big Ditch Park and
trails system. which is located adjacent to downtown.

The Silver City Downtown Action Plan, developed
in 2010, helped to define a singular vision for the
downtown, prioritizing projects and programs to
revitalize the downtown area. One catalytic project
identified was creating a Theatre District centered
on three historic theaters as performing arts/

film venues and cultural center hubs. One historic
theatre, the Silco Theatre, was effectively restored
and the venue reopened in 2016, creating a draw
for the community and an economic driver for
downtown. The Main Street Plaza opened March
2020; this economic development project provides a
central outdoor downtown event space, wayfinding
signage, a public restroom and additional parking.
Commercial vacancy rates are now at 10 percent.

Tools and Takeaways

- Historic Preservation

- Expand gathering opportunities

- Create wayfinding and signage system

- Street reconfiguration

- Expand pedestrian facilities and connections to
trails

- Close collaboration with Main Street program

- Construction of a plaza
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1-11 NATIONAL BEST PRACTICES

1-11.1 DOWNTOWN
PLACEMAKING

Downtowns are realizing that their competitive
edge lies in offering a unique experience.

More and more, downtowns are turning to
placemaking strategies to create unique and
vibrant destinations. Placemaking entails the
transformation of the physical environment to
enhance its visual appeal and improve the quality
of the downtown experience. These strategies
focus on the visual appeal as well as the quality
and function of the downtown. Typical placemaking
projects include the following:

- Improving streetscapes aimed to create public
places,

- Creation and enhancement of gateway features,

- Provision of public art,

- Provision of public gathering places and
destination points,

- Programming of events such as markets,

- Provisions for pedestrian amenities, and

- Provision of cohesive landscaping improvements
to enhance district aesthetics.

Many downtowns add design and landscape
standards to regulate the physical environment

to promote a unique community character and
integrate the built and natural environments
cohesively. Through such strategies, placemaking is
recognized as a tool for economic development by
helping attract and keep talent in a community.

Programmed community events such as temporary street
closures along main streets to accommodate events are a popular
placemaking strategy.

Many communities have implemented downtown-
specific placemaking plans. Lowell, Michigan,

for example, adopted the Downtown Lowell
Placemaking Plan that establishes a vision for
downtown and implements public improvements
through the establishment of a Tax Increment
Financing (TIF) district that funds public space
improvements.

1-11.11 DOWNTOWN HOUSING
& CHANGING HOUSING
PREFERENCES

Since the turn of the twenty-first century,
downtowns across the country have seen a
resurgence of people wanting to live downtown.
This has largely been attributed to changing
housing preference among key demographic
groups. Baby boomers, those born between 1945
and 1965, are now often empty nesters looking
to downsize into smaller homes and living
arrangements that are closer to city amenities
such as hospitals, entertainment, and fine dining
establishments that allow them to ‘age in place.’
Millennials, the cohort born from 1981 to 1996,
tend to favor living in central urban neighborhoods
significantly more than previous generations

did at the same stages in life. A 2015 survey by
the National Association of Realtors found that
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millennials and baby boomers desire similar
amenities in their neighborhoods. These include

a diverse and rich selection of restaurants and
bars, shops within walking distance, entertainment
venues, an efficient public transit system,
pedestrian-oriented downtowns, an arts and
cultural scene and nightlife. Even as millennials
begin to look for more affordable, family-friendly
options, they desire housing near urban staples like
dining, shopping, entertainment and jobs, all within
a walkable distance.

Local governments can affect the supply side of
the housing equation. This is done by reducing
development costs through incentives and a
supportive regulatory environment. Incentivizing
affordable housing can be accomplished through
the following: offering gap funding programs,
modifying zoning ordinances and providing
incentives to decrease housing development
costs. Zoning ordinances can include strategies for
mixed-use zones, adaptive reuse to a wider range
of uses, development incentives such as reduced
or eliminated minimum parking requirements for
housing, density bonuses for downtown housing
and expedited development review. Through these
actions, local governments can reduce the cost of
downtown housing and offer viable development
opportunities for developers.

Downtown housing designed to fit into the traditional downtown
character.

1-11.111
CENTERS

LIVABLE DOWNTOWN

In order to further encourage and support
downtown living, many communities are promoting
Livable Centers. Livable Centers are defined as
promoting a diverse and balanced mixed-use
pedestrian-oriented environment that allows
residents to ‘work, live, shop, and play.’ These
initiatives encourage a complementary, yet

diverse mix of land uses ranging from housing,
employment, commercial, shopping and recreation.
They are designed to be easily accessible to all age
groups, abilities and income levels through a range
of travel modes. Livable Centers allow residents

to live in urban areas with less reliance on cars or
function as one-stop destinations for drivers. They
have been shown to create unique, identifiable
destinations that enhance civic pride and act as a
catalyst for investment and development.

Livable Centers Initiative precedent that resulted in a public square
with catalytic development surrounding the space.

Livable Centers Initiative precedent that resulted in street
improvements aimed to reduce conflicts between the vehicle and
pedestrians along main street

Communities in numerous states including Texas,
Nevada, and Georgia have launched Livable Centers
Programs to incentivize local jurisdictions to re-
envision their communities as vibrant, walkable
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places that offer increased mobility options,
encourage healthy lifestyles and provide improved
access to jobs and services. These initiatives

have proven most successful in communities

or neighborhoods with a defined core that offer
multiple attractions and reasons for pedestrians to
frequent the area. Implementation strategies may
include:

- policy changes intended to activate ground-level
uses or

- encourage targeted residential development to
specific project recommendations for elements like
pedestrian and bicycle facilities or the completion
of catalytic projects built by public or private
entities.

1-11.1Vv ACCOMMODATING
SHIFTS IN TRANSPORTATION /
MOBILITY

The transportation sector has experienced a
convergence of disruptive technology advances
and a diversification of mobility that will have
implications on the downtown environment. Even
though these trends are more apparent in larger
metropolitan areas, shifts in consumer preferences
and new transportation options will have an impact
even in small communities like Los Alamos and
White Rock. Millennials and Generation Z (born
from 1997 to 2010) are less likely than older
generations to own a vehicle. Particularly within
these cohorts, people are increasingly choosing

to hire transport as needed, rather than investing
in the cost and upkeep of private vehicles. These
preferences have led to an increase in ride-sharing
and shared micromobility services throughout the
country.

- Ridesharing refers to a service that arranges
one-time shared rides on very short notice, usually
arranged through a mobile app. A survey of almost
11,000 people in the U.S. indicated that 36 percent
of people used ride sharing services in 2018, an

increase from 15 percent in 2015.

- Shared micromobility refers to any small, human
or electric-powered transportation solution such
as shared-use fleets of bikes, e-bikes, scooters,
e-scooters. According to the National Association of
City Transportation Officials (NACTO), people took
84 million trips on “shared micromobility” in the
United States in 2018, which is more than double
the number of trips taken in 2017.

- Bike-sharing has also grown, with 35 million bike-
share trips taken in 2017, up 25 percent from the
previous year.

Bike share programs are popping up in many downtowns across the
country.

Like the changes brought by shared mobility and
digital ride-sharing services, autonomous vehicles
(AVs) will likely change the downtown environment.
The potential impacts of AVs may include reducing
the demand and altering the design and location

of parking, altering the design of streetscapes,
influencing changes to pedestrian and bicycle
networks and creating redevelopment opportunities
in urban areas as needs for surface parking lots
are reduced. Exactly how and when AVs will impact
the built environment is tied to the uncertainty
surrounding factors including the availability of
technology, the cost and anticipated changes to the
vehicle ownership model (from private to shared).
Nonetheless, experts anticipate a transition to an
AV fleet in the coming decades.

Local jurisdictions are proactively beginning to
identify appropriate policy and infrastructure
improvements that respond to the implications
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these transportation shifts have on the downtown
environment. As ride-shares, micromobility and
AVs grow in popularity, the demand for parking
will decrease while the need for drop-off areas
increases. Policy and design guidance within
downtown districts is trending towards decreasing
or eliminating off-street parking requirements and
addressing appropriate locations and design for
pick-up and drop-off zones. Such facilities should
be located in areas with high curbside activity and
designed to minimize conflicts among modes.

1-11.V IMPROVEMENT
DISTRICTS

As local municipal budgets grow tighter and federal
funding is shrinking, many downtown areas are
turning to improvement districts to help fund
downtown improvements.

The two main improvement districts authorized by
states are Business Improvement Districts (BIDs)
and Tax Increment Development Districts (TIDDs).
BIDs are defined districts within which businesses
are required to pay an additional tax in order to
fund projects within the district's boundaries for
services beyond what the local government offers
in their area. BIDs are typically governed by a
board of directors selected from the ratepayers

in the district. BID funds are generally allocated

to cleaning, maintenance, safety, marketing,
business recruitment and retention, parking and
transportation management and public space
regulation efforts within the district. TIDDs are
distinguished by authorization to utilize a financing
mechanism called tax increment financing (TIF).

A TIF district does not impose a new tax in the
district. Rather, it allows the future increases in
property and/or sales taxes to be utilized to fund
improvements and redevelopment projects within
the district boundary. Most types of TIDDs must
demonstrate the presence of adverse conditions in
the district to be established and their formation
requires municipal approval as well as a vote of
property owners within the district. Additionally,

EXHIBIT WBNTE ROCK TOWN CENTER MASTER PLAN - EXISTING CONDITIONS

the authorization of TIF funds typically requires the
adoption of a plan that provides the municipality
policy guidance for the purposes and uses of the
financing.

Improvement districts are increasingly paired with
other specialty districts including Main Streets,
MRAs and Cultural or Tourism districts in order

to become more adept at stimulating economic
development. Improvement districts are proven
devices for providing facilities and services to
downtown districts, which can be tailored for the
particular circumstances unique to the community.
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PART 2. VISION & GOALS

THIS SECTION OUTLINES THE VISION AND GOALS FOR THE DOWNTOWN AREA ALONG WITH
STRATEGIES TO ACHIEVE THEM. THE VISION AND GOALS WERE CREATED THROUGH AN
ITERATIVE PLANNING PROCESS SUPPORTED BY EXISTING COUNTY GOALS AND POLICIES.
THE VISION AND GOALS ARE CATEGORIZED INTO SEVEN AREAS. IN THE FOLLOWING, EACH
CATEGORY IS DESCRIBED WITH ASSOCIATED STRATEGIES TO ACHIEVE.

2-1 OVERALL VISION STATEMENT

White Rock Town Center Vision Statement

White Rock Town Center, the gateway to Bandelier National Monument, is envisioned as a
thriving hub with a vibrant mix of residential, retail, and office development at a character
and scale appropriate for the surrounding community. With attractive housing, shopping,
and public spaces, along with a network of trails and parks, it is a great place for residents to
live and visitors to explore.

2-1.1 INTRODUCTION

The vision, goals, and strategies outlined in this
section represent the culmination of analysis of
existing conditions, research of national trends, and
extensive public input. They are informed by the
County's 2016 Comprehensive Plan, as well as the
specific opportunities and challenges facing the Los
Alamos community.

“Part 1. Existing Conditions” on page 2 outlines
the opportunities and constraints of the White Rock
Town Center. Major challenges include:

- General lack of an identifiable "town center”

- Blight due to vacant or otherwise dilapidated
buildings

- Poor street connectivity and street layouts

- Lack of appropriate zoning

- Lack of housing, especially affordable housing

- High commercial space rents and lack of support

for small, local businesses
- Inadequate pedestrian / bicycle infrastructure

Starting in the summer of 2020 and continuing
into 2021, public meetings ranging from visioning
sessions to design workshops were held with

the community to identify a vision, goals, and
development framework for the White Rock Town
Center.

- A Visioning Workshop in the summer of 2020
focused on articulating a vision for the Town
Center and identifying goals.

- A Design Workshop in the fall of 2020 built
upon the goals and vision identified during
the Visioning Workshop and involved ‘hands
on’ activities that aimed to identify future
development scenarios for the Town Center.

- Based on the feedback received from the
Design Workshop, the project team created
three alternatives that were presented to the
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community in early 2021 at a Public Open House.
Based on the feedback received in the Public
Open House, the project team created a preferred
scenario that blended elements of the three
scenarios and resulted in the vision outlined
within this document.

2-1.11 A VISION FOR THE
TOWN CENTER

White Rock Town Center, the gateway to Bandelier
National Monument, is envisioned as a thriving hub
with a vibrant mix of residential, retail, and office
development at a character and scale appropriate
for the surrounding community. With attractive
housing, shopping, and public spaces, along with a
network of trails and parks, it is a great place for
residents to live and visitors to explore.

2-1.111 DEVELOPMENT
FRAMEWORK

To help achieve this vision for the creation of a
more livable Town Center, the Master Plan and
Development Framework focus on the benefits
of mixed-use, transit-friendly, pedestrian-

EXHIBIT "B"

oriented development. As called for in the 2016
Comprehensive Plan and community feedback
from this planning effort, the Town Center should
provide:

- revitalization of vacant and blighted areas

- a pedestrian-friendly, mixed-use environment

- multi-modal transportation choices

- g variety of civic and entertainment spaces

- expanded opportunities for local business

- avariety of housing options at increased densities

The Development Framework proposes a
combination of public and private investment in
public spaces and underutilized/vacant properties
to incentivize growth aligned with the County’s
long range vision. As it stands, the Development
Framework is conceptual and illustrates a vision
of how the Town Center could develop. The Town
Center may develop differently than what is
illustrated in “Exhibit 17. White Rock Town Center
Development Framework” on page 39.

Public investment, facilitated through the district’s
MRA designation, would focus on streetscape

and trail improvements, the creation of gathering
spaces, and placemaking strategies within

the public realm. Such improvements include
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the creation of a town park/gathering space,
realignment of Longview Drive, and district-wide
improvements to trails and sidewalks. Streetscape
improvements including contiguous sidewalks,
crosswalks, and reconfigured streets would create
a more pedestrian-oriented district. New pedestrian
crossings on State Road 4 will help connect the
Mirador development and the Visitor Center with
the more established portion of the Town Center.
Through these improvements, the corridor could
create a “Main Street” character that helps provide
a more defined identity to the White Rock Town
Center. These targeted public investments will
help spur redevelopment on private parcels while
strengthening the character and livability of the
White Rock Town Center.

Private investment is required on a number of
strategic redevelopment sites, particularly along
Bonnie View Drive and a realigned Longview
Drive. Parcels on either side of Bonnie View Drive
could accommodate new housing or mixed-use
developments with more urban development
forms and siting. Parcels along Longview Drive are
envisioned to accommodate a range of residential
and/or mixed-use development types and
associated public spaces. Such a concentration of
residential development will enhance the vitality
of the Town Center and create an appropriate
transition to the established neighborhoods to the
south.

This targeted infill development has the capability
of generating a more vibrant, pedestrian-oriented
development pattern within the Town Center as
well as capturing anticipated regional growth.
The County’s leading land use policy document,
the 2016 Comprehensive Plan, establishes policy
to focus development priorities in Downtown Los
Alamos and White Rock Town Center, particularly
for providing a variety of higher density housing
options. The 2019 Los Alamos County Housing
Market Needs Analysis identified an immediate need
for 1,310 units of rental housing and 379 units for
homeownership, with a particularly acute housing
need for middle- and low-income households. The

analysis affirmed the best location to add housing
units is the downtown areas within the County. The
Development Framework, as depicted, is capable
of infilling approximately 18,000 square feet of
commercial space and 363 housing units within the
Town Center, as shown in “Exhibit 1é6. Town Center
Infill Potential” on page 37.
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EXHIBIT 16. Town Center Infill Potential
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