8.3 Marniposa Compatibility 4ssesoment

MEMORANDUM REPORT
DATE: March 6, 2001
TO: Mayor and Governing Body
City of Rio Rancho
FROM: James C. Jimenez, City Administrator

by Richard F. Counts, planning consultant
with the assistance of the City Department of Administration; City Development Department
SUBJECT:  Mariposa Ranch Compatibility Assessment

This memorandum report presents an evaluation of the possible incorporation of the Mariposa Ranch
project into the City's Vision 2020-Integrated Comprehensive Plan (hereinafter, “Vision 2020-ICP"). The
report also considers the potential impacts of the proposed Mariposa Ranch annexation into the City of Rio
Rancho. It has been prepared at the City's direction with full cooperation from the property development
team. Backup documentation produced by City staff, consultant and property owner representatives
supports findings summarized in this report.

Purpose

The primary intent for these analyses is determining consistency between property owner development
concepts and Rio Rancho community planning principles. Proposed types and intensities of land use, cost
of infrastructure improvements, demand on public resources or facilities and development timing represent
significant mutual interests.

The City's evolving Vision 2020-ICP provides a policy framework within which Mariposa Ranch may be
measured. In particular, the Fiscal Land Use Analysis study (November 2000) offers a basis for
comparison of the proposed masterplanned community development program with City-wide
comprehensive planning objectives.

Capital investment projections estimate general costs of infrastructure necessary to sustain Mariposa
Ranch at accepted municipal (or other public agency) standards. Additional Vision 2020-ICP factors for
evaluating the proposed development include city image/urban design, economic balance, environmental
sensitivity, transportation/ circulation efficiency and housing variety.

The overall purpose of this assessment is to provide information for the consideration of the Governing
Body on the inclusion of the Mariposa Ranch into the City's Vision 2020-ICP and to provide a preliminary
feasibility analysis for its future annexation.

8.31



Background

Mariposa Ranch consists of lands owned by Albuquerque Academy located at Rio Rancho’s northwestern
edge. It has an area of 6,448 acres, more than ten square miles.

Terrain is generally irregular and steep. Numerous existing arroyos cross the site. Much of the total area
presents development difficulty (because of slope and drainage conditions), suggesting that large tracts
may be designated to remain in this natural state.

High Desert, the Mariposa Ranch developer, envisions the area as a top quality, masterplanned
community. A team of consulting professionals -- land planners, economists, engineers, community
relations specialists and others — has been assembled by High Desert to determine the property’s best
development potential. The resulting conceptual plans reflect a clustered land use approach, maintaining
large proportions of open space for preserving ecological systems and environmentally sensitive lands.

Mixed-use development illustrates a variety of housing densities, retail and service businesses,
employment campuses as well as institutional and recreational facilities. Land use is predominantly
residential; however, commercial and industrial economic development is intended to establish some
degree of jobs-to-housing balance. A summary of conceptual use data supplied by Mariposa Ranch is
illustrated, as follows:

MARIPOSA RANCH DEVELOPMENT SUMMARY

Gross Leasable Area (sq.ft.)

Dwelling Units ge_taj Office Warehouse/lnd\ Jobs
Planning Area 1 1,650 98,000 42,000 - 350
Planning Area 2 5,175 302,000 294,000 270,000 2,165
TOTAL 6,825 400,000 336,000 270,000 2,515

Development timing is staged over a projected buildout period of thirty-four years. Estate-type housing
could commence as early as this year in Planning Area 1 (ten homes estimated) with this first phase largely
complete by 2008. Large lot home sales would continue through 2013.

Planning Area 2 would develop predominantly between the years 2008-2020, with custom home sales and
business infill continuing until 2035. Based on current Rio Rancho household sizes, Mariposa Ranch would
contain 18,533 persons at build-out, with almost 11,600 residents by 2020.

Mariposa Ranch planners have sought to coordinate, as appropriate, with existing systems and services in
its vicinity. School district needs, flood control solutions and major transportation corridors are specified by
the responsible public agency. It has not been determined yet whether the Mariposa Ranch will be part of
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the Jemez or the Rio Rancho school district. Most other functions (parks, streets, water, sewer, public
safety) would be administered through the respective City of Rio Rancho department in the event of
annexation. The City’s long-range functional plans, capital improvement planning and development impact
fees could address Mariposa Ranch service requirements.

Analysis

These evaluations identify positive and negative aspects of including Mariposa Ranch within Rio Rancho’s
municipal limits. The area will develop, whether in the City or as unincorporated County lands.
Assessments are meant to define probable benefits both to the property owners and the greater community
that might occur as a result of annexation. Principal areas of inquiry, summarized below, address
economic cost-benefits, contribution to urban character, growth management advantages including Vision
2020 compatibility and plan implementation coordination.

Economic Impacts

Homes and businesses included in the Mariposa Ranch development marketing strategy would contribute
revenues and share in the capital investment costs for infrastructure, facilities and resources necessary to
support City growth. If the area is brought into the municipality, it will absorb some of the systems capacity
being planned for Rio Rancho population expansion. In some instances, Mariposa Ranch demand for
services could be met by constructing decentralized independent facilities in the new community. In other
cases, connecting into City-wide or regional systems (such as roads or wet utilities pipelines) would require
additional funding to accommodate service extensions over greater distances.

Infrastructure Costs

Mariposa Ranch engineers, economists and planners, at the City's request, supplied infrastructure
investment estimates in the several municipal growth cost categories that were used in the Vision 2020
Fiscal Land Use Analysis. Capital improvement expense to serve this masterplanned community, however,
would be expected to include a high proportion of “project costs”, for facilities that serve Mariposa Ranch
exclusively (e.g., local streets) and are borne entirely by the developer.

Robert McArthur, Rio Rancho Special Projects Planner, has conducted numerous calculations to compare
Mariposa Ranch cost estimates with those computed for the Vision 2020 “Growth Nodes” planning
approach. Preliminary cost accounting, based on the best information currently available, reveals some
disproportionate infrastructure expense for Mariposa Ranch that will require further refinement or more
economical alternatives to fairly judge the community’s economic feasibility.

The “Cost” chart, below, records early infrastructure estimates. It includes: 1) some planned, independent
facilities (e.g., library, public safety substation); 2) possible shared investment (e.g., sewer treatment plant
that could serve development planned for Loma Barbon State lands and the Hawk Site as well as Mariposa
Ranch); and 3) buy-ins to City-wide systems (e.g., water development and line extensions). it does not
include, at this time, contributions for City facilities, primarily future fandfill costs, or Redevelopment, which
may be considered inapplicable.
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