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Next Steps (presented on 2.16.2021)

• Estimate anticipated construction costs
• Explore end user market sale values
• Further analyze parking demands for potential 

future uses
• Offer Open Forum Survey & Middle School 

Student Input Opportunities
• Return to Council March 16
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Presentation Purpose

• Provide cost estimates for the development 
scenarios presented on February 16, 2021

• Outline the opportunities and risks/unknowns 
of these scenarios

• Address parking concerns
• Discuss broader community economic impacts
• Report summary of input received from Open 

Forum & middle school student input
ATTACHMENT C 3



Reference Plans & Documents 
• 2021 Los Alamos Strategic Leadership Plan

– Increasing the amount and types of housing options/ new options for moving closer to central 
areas of the community/utilization of vacant spaces

– Enhancing support and opportunities for local business/identifying opportunities for utilizing 
vacant space

• 2020 Community Survey
– Residents appreciate their neighborhoods and public places where they spend time, but feel 

the community is lacking areas of economic development and growth. [F]ewer than half gave 
positive ratings to economic development, shopping opportunities and the quality and variety 
of business and service establishments in Los Alamos County. Further, only 3 in 10 or fewer 
gave positive ratings to well-planned residential and commercial growth and the overall 
quality of new development; each of these aspects of community design were rated lower 
than the national comparisons. 

– [T]he economic outlook of Los Alamos County residents is lower than the 5- year national 
average with only 13% feeling the economy will have a positive impact on their income 
(although impacts of the COVID-19 pandemic should be taken into consideration). Residents 
were very supportive of the local government changing policies and ordinances to help 
support restaurants and retailers during the pandemic. Use of vacant lots for outdoor dining, 
creating parklets or small areas on street for retails, changing zoning requirements for food 
trucks, and selling liquor on to-go orders was supported by at least three-fourths of survey 
respondents.
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https://www.losalamosnm.us/UserFiles/Servers/Server_6435726/File/Government/County%20Council/2021.02.04_BOOK_Council_Strategic%20Leadership%20Plan-2021%20FINAL_LBucklin.pdf
https://www.losalamosnm.us/UserFiles/Servers/Server_6435726/File/Government/Open%20Govt%20Portal/The%20NCS%20Community%20Livability%20Report%20Los%20Alamos%20County%202020.pdf


Reference Plans & Documents cont. 
• 2019 Economic Vitality Strategic Plan

– Identify opportunities to incentivize or otherwise encourage new housing development.
– Establish public-private partnerships to convert blighted and/or vacant commercial properties.
– Facilitate new and expanded housing options, for rent and to buy, to meet the needs of all 

LANL employees (e.g. students, post-docs, retirees and young families).
• 2011 Creative District Plan

– The Creative District seeks to enhance downtown Los Alamos as a gathering place and 
economic driver through inter-related efforts that include: (not the complete list from plan)

• Cultural, educational and community programming to enliven the downtown area. 
• Collaboration among cultural, scientific and recreational activities; business development 

to enhance economic and cultural vitality. 
• Supporting development that improves the built environment and provides needed 

facilities and venues. 
• Engaging young people. 

• 2018 Tourism Strategic Plan
– Add a multi-use event space that supports 300 people and accommodates business meetings, 

community events and destination event space.
– Develop entertainment options with evening/weekend hours geared toward young adults and 

millennials, as well as older visitors.
– Stimulate redevelopment in the downtown districts by supporting strategic development 

partnerships that will result in mixed uses that include new housing units. 
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https://www.losalamosnm.us/UserFiles/Servers/Server_6435726/File/Government/Departments/Economic%20Development/EcoDevStrategicPlan.pdf
https://www.losalamosnm.us/cms/one.aspx?portalId=6435810&pageId=7753642


Reference Plans & Documents cont. 

• 2016 Comprehensive Plan
– [T]here is widespread agreement that vacant and blighted properties, both 

commercial and residential, need rehabilitation, and that the focus of both 
new construction and rehabilitation should be on the two downtowns.

• 2019 Housing Market Needs Analysis
– The County’s greatest housing challenge is the limited land available to meet 

immediate housing needs. 
• Downtown Master Planning efforts to date recommend a vision and 

strategies to activate the downtown through support of projects and 
programs that:
– Create more housing options (all ages and lifestyles)
– Reduce the burden of parking needs
– Enhance/emphasize pedestrian connections (specifically north/south Central 

to Trinity
– Encourage vertical mixed-use developments that activate ground floors
– Keep commercial rates stable, available, and affordable
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https://losalamosnm.us/UserFiles/Servers/Server_6435726/File/Government/Departments/Community%20Development/Planning%20Division/LACCP_12_06_16_B_Final.pdf
https://www.losalamosnm.us/UserFiles/Servers/Server_6435726/File/Government/Departments/Community%20Development/Housing/Los%20Alamos%20County%20Housing%20Analysis%20Final%2012-10-2019.pdf


CB Fox Background
• 1735 Central Ave
• Built as The Hill Theater by Atomic Energy Commission
• Original use was a movie cinema and small retail (1951 to 1955)
• Renovated and used as department store (1955 - 2020)

– Balcony around perimeter of cinema added
– Later, a full second floor was infilled

• Property currently includes ~23,000 total square feet of commercial 
retail use

• Existing use requires 37 parking spaces (122 spaces in south parking 
lot)

• Zoning: Downtown District Town Center Overlay District or DT-TCO 
(link to DT-TCO allowed uses)
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https://www.losalamosnm.us/UserFiles/Servers/Server_6435726/File/Government/Departments/Community%20Development/Planning%20Division/DT-TCO.pdf


CB Fox Scenarios

Scenario 1a - Renovate within the existing building envelope for 
commercial use and possibly a few upper level residential units or offices to be 
sold as separate condominium units 

Scenario 1b - Same as 1a but retain County ownership of south wing 
for civic uses such as indoor food market, community rental or contracted 
service uses 

Scenario 2 - Renovate north portion of building fronting Central Avenue 
for commercial use and demolish the south wing for a new four or five story 
residential addition (ground floor level could be commercial use) 

Scenario 3 - Demolish the existing building and build a new, larger 
building 
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CB Fox Scenario Analysis
Opportunities Unknowns & Risks

Do Not Purchase Current owner may find a tenant or another 
buyer without requiring County subsidy or 
capital investment

May not remain retail use
May remain a vacant property
Lost opportunity to incentivize small business 
property ownership, retain retail use, expand 
quality of life amenities

Scenario 1a Maintains retail/restaurant use of ground 
floor level (street activation)
Improves existing building to meet current 
building/life safety codes
Opportunity for small business property 
ownership (condominiumize)
Lowest level of County capital investment

Buyers of commercial spaces not yet identified
Limited increase in housing stock
Requires County investment of capital dollars that 
will not be full recouped

Scenario 1b Same as Scenario 1a
Opportunity to enhance/expand quality of 
life community activities and programs

Same as Scenario 1a
Civic oriented uses of south wing is undetermined

Scenario 2 Same as Scenario 1a
Increases housing stock ~20 units

Same as Scenario 1a
Housing development partner not yet identified

Scenario 3 New building development in downtown
Increases/maximizes density of the site
Increases housing stock ~30 units
Improves N/S pedestrian connections

Likely a lease property (residential and 
commercial) if funded by a private developer
Very high initial capital investment
End user buyers/purchases are not yet identifiedATTACHMENT C 14



DT-TCO Parking Requirements @ CB 
Fox

USE ONE PARKING SPACE IS REQUIRED PER THE SPECIFIED NUMBER OF 
SQUARE FEET OF NET USABLE FLOOR AREA, UNLESS OTHERWISE STATED
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Any parking not in the 
rear, offsite, or in or 
under the building

All parking in rear, 
offsite, or in or under 
the building

Office 350 sf 450 sf

Residential 750 sf 950 sf

Commercial 500 sf 625 sf
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Reel Deal Background
• 2551 Central Ave
• New building constructed and opened in 2003 as a movie 

cinema
• Operated as movie cinema until sold in June 2020
• Includes 4 theaters – two at 102 seating capacity and two 

at 136 seating capacity plus concession, restrooms, former 
arcade areas, and movie equipment

• Property currently includes ~13,000 total square feet of 
commercial use

• Existing use requires 119 parking spaces out of 124 total 
shared parking spaces

• Zoning is Commercial Civic Center Business and 
Professional District or C-2 (link to C-2 allowed uses)
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https://www.losalamosnm.us/UserFiles/Servers/Server_6435726/File/Government/Departments/Community%20Development/Planning%20Division/C-2.pdf


Reel Deal Scenarios

Scenario 0 - Maintain use of four movie theaters and cosmetically fix up 
the building, replacing end of life equipment and finishes 

Scenario 1 - Renovate two of the movie theaters for a different civic or 
contracted use and keep two movie theater uses as is 

Scenario 2 - Renovate three of the movie theaters for a different civic or 
contracted use and keep one movie theater use as is 

Scenario 3 - Same as Scenario 2 plus a new building addition 
transforming the existing lobby into a two-story building for additional space 
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Reel Deal Scenario Analysis
Opportunities Unknowns & Risks

Do Not Purchase Current owner may find a tenant or another 
buyer without requiring County subsidy or 
capital investment

May not remain a cinema use
May remain a vacant property
Lost opportunity to meet known community 
program requests and retain/expand quality of 
life amenities

Scenario 0 Maintains cinema amenity in community.
Does not change the approved occupancy of 
the building
Only cosmetic/maintenance improvements 
are required

Operator would have to be contracted and 
funded operationally
Unlikely use demand to keep all four theaters 
operating that would justify the operating costs

Scenario 1 Maintains cinema amenity in community.
Opportunity to enhance/expand community 
activities and programs

Higher capital investment then scenarios above.
Service contractors and uses are not yet 
determined

Scenario 2 Same as Scenario 1 except keeping one 
versus two theaters

Same as scenario 1 above

Scenario 3 Same as Scenario 1 and 2
Creates more flexible and usable area within 
the building for community uses

Same as Scenario and 2
Highest capital investment
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C-2 Parking Requirements @ Reel Deal

Negotiated shared parking agreements are allowed with approved conditions 
and consideration of non-competing peak use times
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Commercial Uses

Retail uses such as art stores, clothing 
stores, florists shops, hardware, baker's 
shop, hobby shops, jewelry stores, photo 
shops, small markets, variety stores, 
supermarkets and laundries

1 space per 200 square feet of net usable 
floor area

Museum 1 space per 1,000 square feet of net usable 
floor area

Auditoriums, Clubs, Lodges and Theaters 1 space per 4 seats at maximum seating 
capacity

Community Center 1 space per 2 persons at maximum capacity

Art Galleries 1 space per 250 square feet of net usable 
floor area used to display art work
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Middle School Student Input
• Virtual Meeting held on March 10, 2021 hosted by LAPS Middle School
• 9 students attended
• Input Highlights:

– Not convinced Reel Deal is best location for a new ‘Tween Center’ serving 
grades 6 through 8 and prefer a location between Ashley Pond and Smith’s 
Marketplace; but they would like a movie cinema with snacks and maybe a 
cafe

– Other locations such as Middle School, by golf course, White Rock could be 
considered; Can I get there easily without driving?

– Want a place with similar amenities to the Teen Center to hang out, play 
games, and be social; maybe a mentoring/buddy program with teens or a 
place to meet with tutors

– In general, want more variety of things to do in town such as an aquarium, 
bowling, trampoline park, paintball, places to walk and talk, ropes course, go-
karts, zip line, cooking classes, demonstrations about how to make or fix 
things, more cafes/shops/activities after school, on weekends, and during 
school breaks
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Broader Economic Impacts

• Initial and ongoing economic activity associated 
with new housing
– annual expenditures such as entertainment, dining, 

services and goods
• Any development project creates initial and 

ongoing expenditures
– new job creation (construction and services)

• If the due-diligence period is extended, additional 
economic impact analysis could be done related 
to maintaining commercial occupancies and 
increasing housing stock
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Questions?
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