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1.1 INTRODUCTION
The purpose of the Downtown Tularosa Metropolitan Redevelopment Area (MRA) 
Plan is to guide the revitalization of Downtown Tularosa over the next ten years. 
The Plan is the culmination of a planning process that was started in early 2017. 
It draws upon and advances the planning efforts by New Mexico MainStreet on 
the Historic Granado Street Revitalization Plan. 

The Village of Tularosa, the community, and local organizations (Tularosa Arts 
and History Council, Greater Tularosa Foundation, and Red Brick Building 
Restoration Foundation), are excited and motivated 
to continue working towards Downtown Tularosa 
becoming a more vibrant area. Implementation 
of the catalytic projects, public investments, and 
support actions identified in the Downtown MRA Plan 
is anticipated to spur new investment and activity 
in Downtown Tularosa. Realization of the vision for 
Downtown Tularosa relies on collaboration between 
the public sector, private property owners and investors, 
and other community stakeholders. 

Village of Tularosa limits (in black) and the Downtown MRA District (in red).
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The following goals build upon the vision of Downtown Tularosa as the heart 
and soul of the community; a culturally rich and fun destination for visitors and 
local residents alike:

• Goal 1: Downtown Tularosa embraces its sense of place through the 
preservation and adaptive reuse of historic buildings and the cultural 
landscape. The acequia system runs adjacent to the new public plaza 
located on St. Francis Drive and provides irrigation to the trees and wild 
roses growing along its banks, as well as to yards and gardens within the 
original 49 blocks. 

• Goal 2: Downtown Tularosa provides an eclectic mix of small, locally-
owned restaurants, retail shops, art galleries, and overnight lodging that 
cater to visitors and serve local residents.

• Goal 3: Downtown Tularosa holds family-oriented, community events that 
showcase local merchants, music, food, and agricultural products grown 
in the area.  

• Goal 4: Downtown Tularosa provides a multitude of opportunities for 
growing new Downtown businesses by supporting an atmosphere of 
entrepreneurship and engaging in public-private partnerships for the 
overall benefit of the community. 

• Goal 5: Downtown Tularosa showcases the Red Brick Building as its center 
for educational programs, small business support, and cultural activities. 

• Goal 6: Downtown Tularosa provides new multi-family and single-family 
housing options in close proximity to its primary activity area on Granado 
Street. Residents bring new night time activity to the area. 

• Goal 7: Downtown Tularosa encourages and balances the safe flow of 
pedestrian activity in proximity to the highway traffic traveling through the 
area on St. Francis Drive. 

Downtown Tularosa, Granado Street.
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1.2 TULAROSA FRONTIER COMMUNITY and NEW MEXICO 
MAINSTREET

The New Mexico MainStreet Frontier 
Communities Initiative was established 
in 2013 for communities under 7,500 
in population. The Initiative serves as 
a community economic development 
partnership for economic development 
projects located within traditional or 
historic commercial districts and historic 
commercial corridors. The Initiative 
provides technical assistance rather than 
grant funds. Services and resources are 
provided by New Mexico MainStreet 
and are tied to the Main Street Four-
Point Approach®. To date, there have 
been Frontier Community Initiatives in 
21 communities, including the Village of 
Tularosa. 

The Village of Tularosa received support 
through the New Mexico MainStreet 
Frontier Communities Initiative in FY2015 
and FY2016, which produced the 
Historic Granado Street Revitalization 
Plan, Downtown Tularosa Metropolitan 
Redevelopment Area (MRA) Designation 
Report, and the Tularosa Granado 
Street Revitalization: Observations & 
Recommendations. Tularosa also received 
design assistance on the proposed 
Tularosa Visitor Center and assistance 
applying for the New Mexico Finance Authority grant that funded the Downtown 
Tularosa MRA Plan. 

One of the key elements of the Frontier Community Initiative is to encourage and 
support the development of local “community builders”. The Tularosa Granado 
Street Revitalization: Observations & Recommendations report provided 
observations and recommendations on Organization, Economic Vitality, and 
Promotions (image and event development). The recommendations concluded 
that “Consistent effort in the recommended areas will encourage improvement 
in business, sales, community engagement and overall vitality of the community. 
Change does not happen overnight, but having a plan and following it - one 
step at a time - will positively impact the revitalization of Granado Street and the 
Village of Tularosa.”
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1.3 DOWNTOWN METROPOLITAN REDEVELOPMENT AREA 
DESIGNATION

The Village of Tularosa Board of Trustees designated the Tularosa Downtown 
Metropolitan Redevelopment Area in June 2015. The designation was based on 
a report prepared by the New Mexico MainStreet Program and Community by 
Design, which documented existing physical and economic conditions within the 
Downtown area that contribute to blight and substantially impair the social and 
economic well-being of Tularosa residents. The designation report documented:

1)  Physical conditions, including building conditions; vacant and 
underutilized properties; broken, deteriorated, or missing sidewalks, 
curbs, and pavement; and 

2)  Demographic and economic conditions, including population 
characteristics; educational attainment; income and employment 
characteristics; and housing characteristics.

The Tularosa Downtown Metropolitan Redevelopment Area designation was 
completed pursuant to the New Mexico Metropolitan Redevelopment Code 
(Article 3-60A-1 to 3-60A-48 NMSA 1978), which provides municipalities with 
the power to correct conditions in areas or neighborhoods that “substantially 
inflict or arrest the sound and orderly development” within the municipality. 
The municipality may only use these powers within designated metropolitan 
redevelopment areas. 

Once the MRA designation is in place, the Metropolitan Redevelopment Code 
provides the guidance for preparing a metropolitan redevelopment area plan, 
Section 3-60A-9:

“When a municipality has complied with the provisions of the 
Redevelopment Law [3-60A-5 to 3-60A-13, 3-60A-14 to 3-60A-18 
NMSA 1978] concerning public hearing and designation of an area as a 
metropolitan redevelopment area, it may prepare or cause to be prepared 
a metropolitan redevelopment plan; however, prior to final consideration 
of the plan by the local governing body, the plan shall be the subject of at 
least one public hearing held by the mayor or his designee, or the municipal 
planning commission, at which time comments from the public as a whole 
can be gathered and considered by the municipality in its preparation of 
the final plan... Following the public hearing, the local governing body may 
approve a metropolitan redevelopment plan if it finds that:

1. The proposed activities will aid in the elimination or prevention of slum 
or blight, or the conditions which lead to the development of slum or 
blight;

2. A feasible method is included in the plan to provide individuals 
and families who occupy residential dwellings in the metropolitan 
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redevelopment area, and who may be displaced by the proposed 
activities, with decent, safe and sanitary dwelling accommodations 
within their means and without undue hardship to such individuals and 
families;

3. The plan conforms to the general plan for the municipality as a whole; 
and 

4. The plan affords maximum opportunity consistent with the needs of 
the community for the rehabilitation or redevelopment of the area by 
private enterprise or persons, and the objectives of the plan justify the 
proposed

The MRA designation and the Downtown MRA Plan will assist the community in 
achieving the following goals:

• Elimination of detrimental public health and welfare conditions;
• Conservation, improvement and expansion of commercial building stock;
• Expansion of commercial activity;
• Improvement and expansion of available housing; and
• Improvement of economic conditions through coordinated public and 

private investments.

1.4 COMMUNITY ENGAGEMENT 
COMMUNITY WORKSHOP
Consensus Planning held a two-day 
workshop in order to seek input from 
stakeholders and the general public on 
improvements for Downtown Tularosa. 
The workshop was held at the old Dry 
Goods Store on February 7 and 8, 
2017. The workshop covered a range 
of activities and culminated with a 
public meeting. The activities included a 
SWOT analysis (Strengths, Weaknesses, 
Opportunities, and Threats) and 
general observations with the Steering 
Committee, an asset mapping exercise 
and surveys with the general public and 
business owners. The public was invited 
to drop in at any time throughout the 
workshop and talk with the planning 
consultants. In order to engage a wider 
swath of the community, the consultants 
also gave a special presentation at the 
Tularosa Senior Center.  

Community Workshop, February 2017.
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The purpose of the workshop was to seek feedback and information from the 
community on their priorities for Downtown Tularosa, as well as inform the 
community of the project. The workshop focused on how to further the vision 
developed under earlier planning efforts, expanding the planning area from 
Granado Street to Higuera Avenue, Fresno Street, and the area west of St. 
Francis Drive, and other supportive actions. 

COMMUNITY SURVEY
The planning consultant prepared a business owner survey and a general public 
survey as part of the MRA planning process (see Appendix A for the detailed 
survey results). Both surveys were distributed prior to, during, and a week 
subsequent to the two-day workshop. A total of 28 responses to the general 
public survey and 14 responses to the business owners’ survey were received. 
The respondents reflected a cross section of businesses, organizations, and the 
general public. The surveys provided an opportunity to reach out to the public 
and solicit feedback on the needs and opportunities for Downtown Tularosa. 

Business Owner Surveys: The businesses surveyed range from 25 employees 
down to a single owner/employee. However, most businesses are small, with 0-2 
employees. The following is a brief summary of the key takeaways of the survey:

• Employees: Generally, the business owners did not experience a high 
turnover in employees. When looking for new employees, the business 
owners did not have a difficult time. For the few businesses that did 
struggle with finding employees, a lack of qualifications and a lack of 
customers to support additional employees were the main challenges.

• Downtown Destinations: Business owners were asked what types of 
Downtown businesses or destinations they visited and the frequency of 
their visits. This included government/institutions, retail stores, restaurants, 
entertainment/special events, art galleries/museum, business offices, 
and motels/lodging. Options were Frequently (1-2 times per week), 
Occasionally (1-2 times per month), Rarely (1-2 times per year), and 
Never. Restaurants and retail stores were the most frequently visited. 
Business offices and art galleries/museums were the least visited 
destinations by the business owners.

• Future Businesses and Activities: Retail stores, lodging, and festivals/
events were the most highly desired future uses or activities for the 
Downtown area. The desire to create a more attractive Downtown 
through events and new businesses was frequently expressed in the 
comments. A strong theme throughout the business owner surveys was 
the need for activities and additional signage to draw residents and 
visitors to Downtown.

• Amenities: In general, business owners rated parking, building condition, 
and visual attractiveness as fair to good. Parking, lighting, and building 



Executive
Summary

Village of Tularosa 

Village of Tularosa Downtown Metropolitan Redevelopment Area Plan

Page  9 

condition were rated excellent by a few business owners. The majority 
of the amenities were weighted towards poor, including benches, visual 
attractiveness, crosswalks, sidewalks, and lighting. When asked how 
they would improve these conditions, responses called for sidewalk 
replacement and installation where missing, installation of lighting, and 
promote more business Downtown.

• Business Climate: When asked how they would describe the business 
climate in Downtown Tularosa, most of the respondents said it was poor 
to fair and Downtown needs greater diversity in businesses.

• Improvements Needed: When asked what changes would improve 
Downtown and attract more visitors, respondents generally cited the need 
for more signage directing visitors to Downtown, attractions/events in the 
Downtown area, diversity in shopping choices, and incentives to invest in 
the Downtown both for business owners and for the Village.

General Public Survey: Similar to the 
business owners’ survey, the responses to 
the general public survey were generally 
positive and focused on improving 
aesthetics and business diversity in 
Downtown Tularosa. The majority of the 
respondents live in Tularosa. Of those 
that live outside of Tularosa, most live just 
outside of Village limits in Otero County. 
The general public survey focused on the 
condition of Downtown amenities, how 
often the respondent visited existing Downtown locations, and recommendations 
for improvements to the Downtown area. The following is a brief summary of the 
key takeaways from the survey:

• Downtown Destinations: Respondents were asked what types of 
Downtown businesses or destinations they visit and the frequency of their 
visits. This included government/institutions, retail stores, restaurants, 
entertainment/special events, art galleries/museum, business offices, 
and motels/lodging. Options were Frequently (1-2 times per week), 
Occasionally (1-2 times per month), Rarely (1-2 times per year), and 
Never. Destinations with the highest frequency are restaurants and retail 
stores. Government/institutions and entertainment/special events are 
rarely visited and business offices and art galleries/museums are never 
visited by these respondents. 

• Future Businesses and Activities: When asked what type of businesses 
or activities would you like to see added or expanded Downtown, festival/
events was the activity that received the greatest number of responses. 

Tularosa residents completing surveys
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Following festivals/events, respondents called for a farmers’ market, more 
lodging, and music venues. Ideas for future events included utilizing the 
old grocery store as an open air venue and the Red Brick Building as an 
entertainment venue/meeting hall, offices, or lodging.

• Amenities: The general public rated parking and lighting as good to 
fair. Many of the amenities rated as poor were equally listed as fair by 
other respondents. Benches, trash receptacles, sidewalks, and building 
condition were rated to be poor and fair. They were also listed in the 
comments as amenities in need of improvement. When asked what they 
would recommend to improve these amenities, the comments frequently 
cited the need for better sidewalks, building conditions, and attractions to 
the Downtown area. 

Community members envisioning 
Downtown Tularosa in the future.

STRENGTHS, WEAKNESSES, OPPORTUNITIES, and THREATS (SWOT) ANALYSIS
During the February workshop community stakeholders, Village staff, and the 
Mayor were asked to participate in a Strength, Weaknesses, Opportunities, 
Threats (SWOT) Analysis. It is clear from this exercise that the participants deeply 
value the community’s history and culture, and have a strong desire to build 
upon the strengths and opportunities present in Tularosa. The following two 
tables summarize the SWOT analysis.
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STRENGTHS WEAKNESSES

Acequia system and history of the 
system

Traffic Hub Lack of hotels and motels

Quaint, small town, multi-racial, multi-
generational

Crossroads Lack of nightlife (evening) entertainment

Church and historic buildings
Proximity to Roswell, Alamogordo, Las 
Cruces, Ruidoso, El Paso

Lack of shopping: Pharmacy; Grocery; 
Gifts

49 Blocks Historic District Presbyterian Medical Center Vacant Buildings

Weather Community Center

Lack of signage to direct people on to 
Granado Street: Need something on 
the corner; Need signage on approach 
to the area

Proximity to attractions: Hunting and 
nature, Gambling; Tourist sites like 
Carlsbad Caverns

Travel center No Chamber of Commerce (locally)

Tularosa Basin: White Sands; 
Sacramento Mountains; Petroglyphs; 
Trinity site

Restaurants (8 are sit down)

Sidewalk conditions: Impedes 
walkability; Some in bad conditions, 
over areas sidewalks are missing; 
Need sidewalks on Granado Street 
from 1st to 6th, St. Francis, and 
Higuera; Sidewalks should be focused 
in commercial areas rather than 
residential areas

International draw Volunteer Fire Department Lack of jobs and low wages

Calm, tranquil, ‘oasis in the desert’ Farmers’ Market Lack of signed parking

People get on well here Wineries Lack of business diversity

Luminarias Local artists
Many buildings owned by one major 
property owner

Fiesta Holloman Air Force Base
Insecurity for businesses in leased 
spaces, the rent can go up

Strong 4H and Future Farmers groups
Acequia (ditch) system that serves all 
the residents and agriculture

Apathy

Race horse breeding, training, and 
accompanying businesses: Alfalfa 
farming, Vets, Arena, Stables

Museum Lack of safe biking trails

Horse roping and rodeo Grocery Store Lack of code enforcement

Agriculture: Alfalfa, nuts
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OPPORTUNITIES THREATS

Community events
Travel center sells nuts and locally 
made confectionery

Aging population and limited incomes

Volunteers, especially through the Fire 
Department and their training

Tularosa Vineyards and Wineries
Threat to water supplies: Alamogordo 
wells; Dropping the aquifer level

Open mike night at restaurants Rotary Club
Inappropriate development: Big box; 
Fear of influx of people coming in 
from outside

Open market at the old grocery store: 
Movies; Music; Farmers Market

The major property owner in the area 
maintains buildings, adds new roofs

Cost of improvements to buildings can 
deter people from investing

Real estate market in the 49 Blocks Farmers’ market High traffic speed: Horse racing traffic

Reflect on history through signage: 
Interpretive signage; QR tag on 
buildings to get oral history

Artist-in-residence program Drought

Multiple use of buildings, shared 
spaces

Space available for artists to show their 
work

Historic District has no protections: 
No demolition protection; Banks will 
loan on a mobile home, but not to 
rehabilitate a house

Red Brick Building: Public Meeting 
space; VOTEC; Incubator kitchen

Walking group: Historic tour Lack of code enforcement

PUBLIC PRESENTATION
Consensus Planning gave a presentation on the draft Downtown MRA Plan at 
a public meeting on July 12, 2017. The meeting was held at 7:00 to 9:00 p.m. 
at the old Dry Goods Store. The meeting was well attended by a cross section 
of the community, including representatives from the Tularosa Arts and History 
Council and the Red Brick Building Restoration Foundation. The participants were 
engaged and asked a variety of questions regarding implementation of the MRA 
Plan. 
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2.1  OVERVIEW
There is a wide range of 
benefits and opportunities, 
both within the MRA district 
and the general area, 
that provide the necessary 
foundation for Downtown 
Tularosa becoming an arts 
and culture destination with 
restaurants, galleries, retail 
shops, and lodging choices. 
In order for redevelopment 
to occur, there are also 
constraints that should be addressed in order for Downtown Tularosa to reclaim 
its place as the heart of this historic community and reach its full potential. This 
section of the Downtown MRA Plan provides an overview of the key assets and 
existing conditions present in Downtown Tularosa: 

• Tularosa is situated along a well-traveled route that brings travelers 
to a range of “visitor-driven” local and regional destinations. Local 
destinations include Tularosa’s 49 Blocks and Granado Street, St. Francis 
de Paula Franciscan Mission, art galleries and museums, and vineyards 
set in a beautiful and green oasis. Regional destinations include White 
Sands National Monument and Missile Range, Three Rivers Petroglyphs, 
Sacramento Mountains, Mescalero Apache Reservation, Apache Point 
Solar Observatory, Lincoln National Forest, City of Alamogordo, and the 
Town of Ruidoso.  

• Granado Street is the core of Downtown Tularosa with its wonderful and 
eclectic collection of historic and contributing buildings and businesses 
that attract visitors to the community. Several of the existing buildings 
have been restored, but remain vacant or underutilized. Building on this 
existing character by bringing in new galleries, restaurants, tasting shops, 
complementary businesses, community gathering spaces, and events will 
provide tremendous benefit to the Village residents and business owners. 

• There are three organizations (Tularosa Arts and History Council, Greater 
Tularosa Foundation, and Red Brick Building Restoration Foundation) 
that are committed to and actively working to preserve and enhance 
Downtown Tularosa. The GTF has identified the development of a 
central public plaza along St. Francis Avenue, an adjacent visitor center 
to the south of the plaza, and an outdoor market at the former General 
Store on 3rd Street and Granado Street. The Tularosa Arts and History 
Council has been working on a variety of projects and events, including 
holding community events, commissioning an artist to create a logo for 
Granado Street, creating the Granado Street vision statement. The Red 

Downtown Tularosa, St. Francis Drive.
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Brick Building Restoration Foundation, in conjunction with the Village 
and Otero County, has accomplished a variety of projects over the years 
including replacing the roof and securing the windows and doors. 

• The Village is currently working with NMDOT and an engineering 
consultant on designing improvements to Granado Street, which include 
widened sidewalks, pedestrian crosswalks, lighting, etc., and replacement 
of handicap ramps along St. Francis Avenue.  

• Hospitality uses (hotels, motels, B&Bs) are lacking in Tularosa. This is a 
significant constraint that ensures visitors will only stay for a short time 
and move on to other locations that accommodate overnight stays, such 
as Alamogordo.  

2.2  HISTORY and PATTERN of DEVELOPMENT
The Village of Tularosa was settled in 1862 by a group of people from Mesilla 
and other towns along the Rio Grande. They were drawn to the Tularosa Valley 
by the water from the Rio Tularosa, which still exists on the north side of the 
Village. Tularosa was named for the red and rose colored (rosa in Spanish) and 
cattail reeds (tule in Spanish) that were growing by the banks of the river. 

Tularosa was laid out in 1862 with 49 blocks, each containing four lots. Water 
rights were distributed and recorded. One of the 49 blocks was reserved for a 
church and another as a public plaza. The St. Francis de Paula Church was built 
in 1868 in honor of the community’s success in the battle of Round Mountain. The 
location of the public plaza in the original townsite is the block that today contains 
the Tularosa Village Hall, Fire Station, Historical Museum, and a public park. 

Historic photo.
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Prior to the arrival of the railroad in 1899, buildings were built from adobe. 
These buildings were usually one to three room houses with flat roofs, with larger 
houses occasionally including Territorial moldings along the parapet. With the 
arrival of the El Paso and Northeastern tracks in 1899, new materials and styles 
of building became available. Downtown Tularosa developed along Granado 
Street after the arrival of railroad. The commercial development along Granado 
Street began to change from mainly adobe structures to buildings of one to two 
stories, made from wood frame or masonry, many with false parapets, and large 
display windows. 

Granado Street, circa 1940s.

The first atomic bomb was tested on July 16, 1945 at what is now the White 
Sands Missile Range. The flash from the bomb was seen across the State of New 
Mexico. This was known as the Trinity Test, which was part of the Manhattan 
Project. This resulted in the nuclear bombings of Hiroshima and Nagasaki, 
Japan, leading to the end of World War II and setting the stage for the Cold War 
arms race. Tularosa is approximately 60 miles from ground zero of the test and 
residents in the area have paid a heavy price. Those downwind of the explosion, 
including Tularosa, were exposed to radioactive ash and fallout which many 
believe have caused generations of families to suffer from cancer and cancer-
related illnesses. 

Tularosa has had a turbulent history, including clashes with the Mescalero 
Apaches and Texas cattlemen, reflecting a multi-cultural, “old west”. However, 
today Tularosa is a peaceful artist and agricultural community that has 
maintained strong ties to the land through its ditches and wealth of historic 
buildings. Today, Tularosa is known as the City of Roses for its historic planting 
of climbing roses along walls, its Rose Festival, and lush gardens, all irrigated by 
the historic ditch system.
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Sources: State and National Register Nomination for the Tularosa Original 
Townsite Historic District, 1979; Village of Tularosa website’s History page http://
www.villageoftularosa.com/; and Saint Francis de Paula Church’s website http://
www.stfrancisdepaulachurch.org/index.html  

2.3 PLANNING FRAMEWORK
This section provides an overview of the Village of Tularosa Comprehensive Plan 
and the Historic Granado Street Revitalization Plan and their relevance to the 
Village of Tularosa Downtown MRA Plan. 

VILLAGE OF TULAROSA COMPREHENSIVE PLAN
The Village of Tularosa Comprehensive Plan (Consensus Planning, 2001) is a long 
range plan that is intended to guide growth and development, land use decisions, 
leverage community planning 
grants, and to plan for future 
infrastructure development 
throughout the Village. The 
Village anticipates applying for 
a planning grant to update the 
Comprehensive Plan in 2017. 

The Land Use chapter 
contains a future land use 
map, which identifies two 
primary areas for future 
commercial development. 
These include the area 
along US 54 south of Fresno and on east Granado where many of the vacant 
abandoned and dilapidated structures would be appropriate for redevelopment 
into businesses. The Land Use section also addresses historic preservation and 
revitalization, and acknowledges that many of the Downtown area’s historic 
buildings are vacant, abandoned, and/or in need of rehabilitation. 

The Comprehensive Plan mentions the Red Brick Building in several chapters. 
The Community Facilities section discusses the establishment of a vocational/
technical school at the Red Brick Building, but also mentions an interest in using 
it as a community theater. The Community Character section identifies the Red 
Brick Building as a priority for historic preservation and also includes a ranking 
of the historic preservation priorities as follows:

• Ditches • Hispanic Culture
• St. Francis Church • Flowers
• Old Adobe Homes • 49 Blocks
• Red Brick Building • Valley Lodge
• Trees • Small Town Atmosphere
• Granado Street Business District

Valley Lodge.
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As stated in the Community Character chapter: “The [Historical] Society would 
like to see the building preserved and restored to become a multi-use building 
that could house a library, museum, space for educational programs, and a 
technical/vocational college.

Goals, objectives, and policies from the Comprehensive Plan that are applicable 
to the Village of Tularosa Downtown MRA Plan include:

Land Use
Goal Two: Ensure the revitalization of Downtown and historic structures.

Objective 2.2: The Village should support the Tularosa Historical Society’s 
efforts to promote the historic significance of the Village.

Policy 2A: Apply for revitalization grants and programs that provide funds 
for improvements for dilapidated structures.

Transportation
Goal Two: Enhance the safety of the Village’s transportation system.

Objective 2.1: Identify hazardous intersections, areas needing signage, and 
places that are unsafe for pedestrians.

Objective 2.2: Study the need for traffic calming devices such as crosswalks, 
traffic signals, stop signs, yield signs, and speed humps on residential streets.

Policy 2B: Through public meetings, determine what types of traffic 
calming devices residents would be in favor of for their streets.

Economic Development
Goal One: Expand, retain, and recruit new businesses, create new jobs to 
diversify the economy and expand the Village’s revenue base to improve 
services.

Objective 1.1: Promote Tularosa to service related businesses such as grocery 
stores, service stations, restaurants, and other retail outlets.

Objective 1.3: Promote the creation of small-businesses throughout Tularosa.

Objective 1.5: Promote the Village as an alternative lodging destination for 
the area amenities.

Community Character
Goal One: Promote the preservation and restoration of historic buildings and 
structures.

Objective 1.3: Promote the restoration of all dilapidated historic structures.
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HISTORIC GRANADO STREET REVITALIZATION PLAN, 2016
The Historic Granado Street Revitalization Plan was developed through a 
community participation process to create a framework for revitalization of 
the Downtown area along Granado Street. The Revitalization Plan includes an 
assessment of the existing conditions to identify areas of importance along with 
areas in need of redevelopment. It provides a vision that is focused on respect 
for the cultural and historic features. The Revitalization Plan identifies projects 
and implementation strategies that will help develop the vision and support the 
Village of Tularosa Comprehensive Plan and the Tularosa Downtown MRA Plan.  

Projects identified in the Historic Granado Street Revitalization Plan included:
• Street and pedestrian improvements to Granado Street and St. Francis 

Drive/Highway 54
• A plaza at the corner of St. Francis and Fresno Street 
• Pedestrian connectivity from Granado Street to the plaza
• Wayfinding in a variety of forms, including wall art/murals
• Revitalization of historic structures
• Proposed open market or event space
• Reuse of the Red Brick Building 

In addition to preparing a MRA Plan, Implementation Strategies included:
• Develop and adopt a Local Economic Development Act (LEDA) ordinance 

that includes the new legislative amendments language such as adding 
the “Cultural Facilities” definition, allowing retail development as qualifying 
uses, and adding “Metropolitan Redevelopment developer” as a qualifying 
entity. NM Economic Development Department Regional Representative 
can provide assistance to the Village on preparing the LEDA ordinance.

• Develop an image and marketing plan for the Historic Granado Street 
District.

• Create a wayfinding/interpretive signage system for the Historic Granado 
Street district that utilizes vehicular signage along US 54 and includes 
pedestrian signage for walking within the District.

• Work with Southeastern New Mexico Council of Governments 
(SENMCOG) and NMDOT on implementing the pedestrian safety 
improvements proposed along St. Francis Drive (Highway 70/54) through 
NMDOT’s STIP/TAP process (State Transportation Improvement Plan/
Transportation Alternatives Program).

• Coordinate a New Mexico Historic Preservation Tax Credit workshop with 
the New Mexico Historic Preservation Division for property owners within 
the Tularosa Historic District.

• Review and update the 1979 Tularosa Historic District Nomination Survey 
to see if additional cultural resources are eligible to be included in the 
District. 
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The Tularosa Downtown MRA Plan incorporates and expands upon several 
of the concepts and strategies that are identified in the Historic Granado 
Street Revitalization Plan. The MRA Plan provides the necessary support to 
move these projects forward by allowing and encouraging public/ private 
partnerships and the ability for the Village to apply for the large array of 
available funding sources. 

2.4 OPPORTUNITIES and CONSTRAINTS
Revitalization of Downtown Tularosa is supported by a number of opportunities, 
but is also challenged by a number of constraints. The Opportunities and 
Constraints graphic illustrates both of these characteristics (see page 22). 

Within the MRA District and surrounding area, there are a number of institutional 
uses, including the Village of Tularosa government offices, Tularosa Public 
Library, Tularosa School District schools, and two churches. These institutional 
uses draw members of the community to the area throughout the week and are 
a reflection of how Downtown Tularosa is the heart and soul of the community. 
The District also has two commercial corridors running through it - St. Francis 
Drive and Granado Street - further emphasizing the importance of the area to 
the wider community. The Historic District is a significant draw and asset from 
both a quality of life and tourism perspective. The large amount of historic 
building stock makes Tularosa an attractive and unique community. 

While traffic along St. Francis Drive brings visitors to Tularosa, these traffic 
volumes can be heavy and fast moving. This makes crossing St. Francis Drive 
challenging and is a significant constraint to redevelopment of the MRA 
District. Design improvements to St. Francis Drive should focus on increasing 
opportunities for safe pedestrian crossings of St. Francis Drive and ways to slow, 
but not decrease, traffic volumes through Tularosa. 

There are several vacant and underdeveloped parcels along Higuera Avenue. 
These present an opportunity for further infill development, especially housing, 
that could increase activity and bring new vitality into the Downtown area. 

Two churches, St. Francis de Paula, and Tularosa United Methodist, each have 
parking areas within the MRA District. However, they are not used by their 
associated churches on a daily, 24-hour basis. These sites present an opportunity 
for the Village to enter into an agreement for provision of shared public parking 
that could serve area businesses and visitors when not in use by the churches. 

The Opportunities and Constraints graphic also locates the six opportunity sites 
recommended by the Downtown MRA Plan. These sites reflect locations where 
redevelopment has the potential to have a significant impact on the revitalization 
of Downtown Tularosa and spur private investment. Discussion of the six 
opportunity sites can be found in Chapter 4, Downtown Vision. 
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OPPORTUNITIES AND CONSTRAINTS

2.5 EXISTING LAND USE and ZONING
EXISTING LAND USE 
The MRA District contains a mix of land uses with no single dominant use or 
discernible pattern. Most of the MRA District is located within the boundaries of 
the Tularosa Original Townsite Historic District (see page 30 for more details on 
the Historic District). The diverse mix of land uses reflects the long history of the 
area. The land use mix includes residential, commercial (retail and restaurant), 
office, and institutional (government offices and churches). There are a significant 
number of vacant or underutilized lots and vacant buildings. 
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Village of Tularosa 
Metropolitan Redevelopment 

Area Plan

EXISTING LAND USE

Residential: Residential uses are scattered 
throughout the MRA District; however, 
the majority of the residential uses are 
located south of Granado Street and east 
of 3rd Street. Most of the residential use 
are single family homes, many of which 
are historic and contributing structures 
within the Historic District. Other 
residential uses include a multi-family 
property on Fresno. This is a property 
with two historic buildings, which contain 
several residential units. Other residential 
uses include several mobile homes located along Higuera Avenue. 

Residential within Downtown Tularosa.
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• Non-residential: Non-
residential uses within 
the MRA District include 
retail, restaurant, and 
office. Commercial uses 
are appropriately located 
along Granado Street, and 
to some extent, St. Francis 
Drive. These include three 
restaurants, several galleries 
and stores, as well as the 
Western Auto and the Tularosa Basin Telephone Company.  The northwest 
corner of Granado Street and Second Street contains a mix of uses 
including residential and an antique store. The large number of galleries 
reflect the many artists living and working within the Tularosa area. 
There are several offices located within the MRA, including the Tularosa 
Community Ditch Corporation office. 

• Institutional: Institutional 
uses include properties 
used and/or owned by the 
Village of Tularosa, Tularosa 
Municipal Schools, churches, 
and utilities. There are a 
number of institutional uses 
both within and immediately 
adjacent to the MRA District. 

The Village of Tularosa offices 
and Fire Station are located 
just north of the MRA District along St. Francis Drive. The Village of 
Tularosa Public Safety Department is adjacent to these offices. 

The St. Francis de Paula Church is located just north of the MRA District 
along St. Francis Drive. Church members utilize a parking area on the 
northwest corner of Fresno Street and 3rd Street. The Tularosa United 
Methodist Church is also located within the MRA District at Granado 
Street and 2nd Street. 

The Tularosa Middle School and Elementary School are both located to 
the east of the MRA District. The Red Brick Building is a former school 
building, which is located within the MRA District and currently owned 
by the Village of Tularosa. However, the land surrounding the Red Brick 
Building is owned by Tularosa Municipal Schools. 

Red Brick Building reroof. Source: Kells + Craig 
Architects. 

Storefronts in Downtown Tularosa.
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• Vacant Lots and Vacant 
Buildings: The vacant lots 
and buildings are located 
throughout the MRA District, 
but primarily along Higuera 
Avenue. While there is a 
vacant building or lot on 
almost every block within the 
MRA District, there is no one 
area, block, or street with a 
concentration of vacancies. 
Vacant buildings include prominent and significant historic buildings 
such as the Red Brick Building and the Old Tularosa Bank. The site of 
the former General Store is mostly a vacant lot that runs along 3rd Street 
between Granado Street to Higuera Avenue; however, the parcel includes 
a vacant building and the walls of the former General Store.

FIGURE-GROUND ANALYSIS
A figure-ground analysis looks at the ratio of buildings to land within a specific 
area. It provides a more detailed view of existing land use by illustrating the 
relationship between the buildings (figure) and the open space around the 
buildings (ground). It also demonstrates the relationship between building 
setbacks and public rights-of-way, massing, and development patterns.  
Generally, a downtown area should have a high ratio of buildings to land, 
showing a dense fabric of buildings. Large open areas often reflect gaps in 
the street fabric and discourage pedestrians from walking from one business 
to another. This level of pedestrian activity is a characteristic of strong, healthy 
Downtowns, following a “Park Once” practice. 

As previously mentioned, vacant lots within the MRA District are concentrated 
along Higuera Avenue (see Figure-Ground Analysis, next page). There is a 
relatively strong development pattern of existing buildings along east Granado 
Street between 2nd Street and St. Francis Drive. There are little to no setbacks 
between buildings and buildings set at the edge of the right-of-way. In 
contrast, the surrounding blocks have a more residential pattern with detached 
buildings setback a short distance from the right-of-way. While there are a few 
undeveloped lots along Higuera Avenue, the former General Store site, and 
adjacent to St. Francis Drive, the development pattern is at a finer grain within 
Downtown Tularosa than other parts of Tularosa. This highlights the importance 
of activating the vacant buildings and lots within the MRA District and the value 
of the existing built environment. 

Vacant Building on Granado Street.
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FIGURE-GROUND ANALYSIS

EXISTING ZONING
The Village of Tularosa Zoning Regulations are contained in the Code of 
Ordinances, Chapter 154. There are eight zoning districts, five of which are within 
the boundaries of the MRA District. The current zoning regulations were adopted in 
2003. The following summaries describe zoning within the MRA District:

• Historical Commercial (HC): The majority of the MRA District is zoned 
Historical Commercial (HC). The HC zone covers the area bounded 
by Fresno Street to the north, Second Street to the east, Higuera Street 
to the south, and Fifth Street to the west. The HC zone was established 
to recognize the commercial section of the Tularosa Original Townsite 
Historic District. The HC allows any use found in the Commercial (C) 
zone, with the exception that outdoor display of merchandise is permitted 
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only between 8:00 a.m. and 8:00 p.m. daily. The setbacks, storage 
area, and heights restrictions match those contained in the C zone. Aside 
from where they are mapped, there does not appear to be a regulatory 
difference between the C and HC zoning districts. 

• Historic Residential (HR): While most of the Historic District is zoned HR, 
only one block within the MRA District bounded by Granado Street to the 
north, First Street to the east, Higuera Street to the east, and Second Street 
to the west is zoned HR. The HR zone was established to encompass the 
Tularosa Original Townsite Historical District. The HR zone uses refer to 
the Single Family Residential (R-1) zone. The setbacks, lot size, and height 
restrictions of the HR zone also match those of the R-1 zone. Aside from 
where they are mapped, there does not appear to be a difference between 
the R-1 and HR zoning district. 

Village of Tularosa 
Metropolitan Redevelopment Area Plan

EXISTING ZONING
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• Single Family Residential (R-1): The R-1 zoning district is mapped in two 
areas within the MRA District; the area east of First Street that includes the 
Red Brick Building and the half block area south of Higuera Street and east 
of Rosalia Lane. With the exception of the Red Brick Building site, the R-1 
zoned properties are outside of the Historic District. The R-1 zone allows 
single family residential development and institutional uses such as parks, 
libraries, museums, schools, and churches. The R-1 zone also allows home 
occupations and accessory buildings that are incidental to the main use. 
The R-1 zone requires a minimum front yard setback of 25 feet, minimum 
side yard of 5 feet, and minimum rear yard of 15 feet; a minimum lot area 
of 6,000 square feet; and a maximum building height of 35 feet.  

• Multiple Family Residential (R-2): The R-2 zoning district is not located 
within the MRA District. However, it is referenced in the Commercial (C) 
zone. The R-2 zone allows single family residential uses, institutional uses, 
multiple family dwellings, boarding and lodging houses, nursing homes, 
and private lodges and clubs. The R-2 zone requires the same setbacks, 
minimum lot area, and maximum building height as the R-1 zone.

• Mobile Home Residential (R-MH): The R-MH zoning district is located 
south of Higuera Street, between First Street on the east and the edge of the 
commercial zoned property on the west, all outside of the Historic District. 
The R-MH zone refers mainly to the R-1 zone, but also allows permanently 
placed mobile homes and mobile home parks. The R-MH zone requires 
the same setbacks and minimum lot size as the R-1 zone, except within a 
mobile home park, the minimum lot size or tract size is 4,000 square feet. 
Maximum building height is limited to 15 feet. 

• Commercial (C): The C zoning district is located 160 feet deep on both 
sides of St. Francis Drive from Higuera Street south to the edge of the MRA 
District. The C zone is mapped in feet and not to a parcel or property line, 
resulting in lots with commercial and residential zoning. The C zone allows 
any use permitted in the R-2 zone, plus a range of retail, service, and 
office uses. The C zone has no required front yard or rear yard setback, 
except where the rear yard is adjacent to a residential district, the minimum 
setback is 15 feet. The C zone limits the building storage area to 25% and 
caps the maximum building height at 35 feet. 

• Off-Street Parking: Chapter 154.27 addresses off-street parking for the 
entire Village. Parking standards are based on the type of use. For single 
family and multi-family residential uses, parking must be located on the 
same lot as the dwelling. Parking for non-residential uses can be located on 
the same lot, on an abutting lot, or with a conditional use permit across the 
street or on an intervening property. This flexibility of allowing parking to be 
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addressed off-site is an important tool when bringing vacant buildings back 
into use. Parking standards are as follows:

• One space per 100 square feet for restaurants and bars
• One space per 600 square feet for most commercial uses
• One space per sleeping unit for hotels
• Two spaces per single family dwelling
• One and half spaces per apartment

LAND USE and ZONING ISSUES
There are several issues related to land use and zoning that are potential 
constraints to redevelopment. These issues can be addressed administratively by 
the Village (see Support Actions, page 101). 

• Higuera Street: There are a number of vacant and/or underutilized 
properties located on the south side of Higuera Street that are currently 
zoned Mobile Home Residential (R-MH). Given the proximity of this area 
to the Downtown core, rezoning this area to a mix of R-1 and R-2 would 
support redevelopment efforts. Existing single family residential uses could 
be zoned R-1 to reflect the existing use, while vacant or underutilized 
parcels could be zoned R-2. 

• Commercial Depth: The commercial zoning along St. Francis Drive and 
south of Higuera Avenue is only 160 feet in depth. The commercial zone 
lines do not match property lines, which discourages the development of 
the entire parcel. Commercial zoning should be mapped to follow the 
parcel lines. 

• Mixed-Use: There are a few areas within the MRA District that would be 
appropriate for mixed-use zoning, which is not currently permitted by the 
Zoning Code. Allowing mixed-use development would support the goal for 
Downtown Tularosa becoming a more vibrant district. 

• Historic Zones: The Historical Residential (HR) and Historical Commercial 
(HC) zoning districts reflect the boundaries of the Tularosa Original Townsite 
Historic District. However, the zones reference the R-1 and C zoning districts 
respectively and do not reflect the special characteristics and uses of the 
Historic District. Amendments to the HR and HC zones should address 
building setbacks, building heights, lot size, parking, uses, and any other 
important characteristics. Consideration should also be given to restricting 
the type of building materials and architectural styles allowed within the 
Historic District. 

• Parking: As mentioned previously, the Off-Street Parking regulations allow 
for parking on an intervening property. The Village should initiate a “Park 
Once” study that identifies opportunities for more defined on-street parking 
and appropriate locations for centralized off-street parking. This, in turn, 
would support the reuse of existing vacant buildings that have limited 
available parking. 
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2.6  HISTORIC RESOURCES
TULAROSA ORIGINAL TOWNSITE HISTORIC DISTRICT
While there are no individually listed properties within the Village of Tularosa, 
the historic assets of Tularosa are documented in the Tularosa Original Townsite 
Historic District (State Register 
10.20.1978, National Register 
2.14.1979, HPD 703). The 
Historic District’s listing on 
the State Register of Cultural 
Properties and the National 
Register of Historic Places 
covers the original 49 blocks 
on 1,400 acres and includes 
182 buildings. Buildings 
within the Historic District 
reflect a range of styles, 
including adobe, Territorial, 
Victorian, California Bungalow, 
Pueblo Revival, and Mission 
Revival. The District is also 
characterized by a historic landscape supported by the ditch system and the 
lush gardens and mature tree canopy. The nomination covered the history of 
Tularosa and the context and significance of the Historic District. It also detailed 
every structure in the District, noting its history and architectural features. The 
nomination categorizes buildings into four categories: Historic, Contributing, 
Neutral, or Intrusive. 

The Historic District map (see page 31) shows the Historic District and MRA 
District boundaries and the buildings that are listed as Historic, Contributing, and 
Neutral, per the Historic District document. Within the MRA District, there are ten 
Historic buildings, 24 Contributing buildings, and two Neutral buildings. 

Some buildings of note within the Historic District that are also located within the 
MRA include:

• Red Brick School House (also known as the Red Brick Building), 504 1st 
Street, ca. 1916 (Historic)

• Old Tularosa Bank, 220 Granado Street, ca. 1912 (Historic)
• La Tienda Vieja Antique Store, 210 Granado Street, ca. late 1800’s 

(Contributing)
• Old Tularosa Hotel, 311 Granado Street, ca. 1916 (Historic)
• Fine and Dandy Store, 310 and 312 Granado Street, ca. 1917 

(Contributing)
• Tulie Café and Barroom (now Grill 49), 313 and 315 Granado Street, ca. 

1920 (Contributing)
• Tularosa Dry Goods Store, 308 Granado Street, ca. prior to 1908 (Historic)

The old Tularosa Bank, 220 Granado Street.
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HISTORIC DISTRICT

HISTORIC PRESERVATION BENEFITS
The existing built character of Downtown Tularosa provides a strong sense of 
place and history. Although some buildings have been rehabilitated, others are 
currently empty and should be rehabilitated and repurposed. Registered historic 
buildings provide a number of benefits that include:

• Individually listed properties (or properties within a registered historic 
district) can apply for tax credits through the state and federal government 
for rehabilitation of a historic property.

220
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•	 Historic properties are allowed some exceptions to the regulations 
contained in the New Mexico Existing Building Code and the International 
Existing Building Code in order to support rehabilitation. The code 
provisions that relate to the construction, repair, alteration, addition, 
restoration, movement of structures, and change of occupancy are not 
mandatory for historic buildings.

•	 The Americans with Disabilities Act (ADA) includes allowances for historic 
properties so that accessibility modifications do not “threaten or destroy” 
architecturally and historically significant building elements.

•	 There is a significant amount of data that indicates registered historic 
properties experience and maintain an increase in real estate values.

Informing property owners of the benefits to being listed as a historic property 
should be undertaken by the Village of Tularosa, Tularosa Arts and History 
Council, and/ or the Greater Tularosa Foundation. In addition, if the Village 
of Tularosa applied to the New Mexico Historic Preservation Division (NMHPD) 
for designation as a Certified Local Government (CLG), it would be eligible for 
federal historic preservation grants.  

LOCAL ORGANIZATIONS
There are several organizations that are focused on different aspects of 
Tularosa’s historic assets, but work collaboratively on the promotion and 
preservation of Tularosa’s history and culture. 

• Greater Tularosa Foundation: The Greater Tularosa Foundation (GTF) 
is a non-profit organization. It is a New Mexico MainStreet affiliated 
organization that was awarded Frontier Community Initiative status in 
2015 and 2016. Its mission is as follows:

“The Greater Tularosa Foundation (GTF) was formed to facilitate the 
creation of a public plaza and visitor center for the Village of Tularosa as 
well for the purpose of assisting in the renovation of Tularosa’s historic 
main street - Granado Street. The Foundation is involved in assisting the 
Village and others to preserve the history of Tularosa and of the Tularosa 
Basin. GTF is further involved in other educational activities which are in 
the public interest of the Village of Tularosa and its residents.” 

GTF collaborated with New Mexico MainStreet on the Downtown Tularosa 
MRA Designation Report (2015), Historic Granado Street Revitalization 
Plan (2016), and the Tularosa – Granado Street Revitalization: 
Observations & Recommendations (2016). 
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• Tularosa Arts and History Council: The Tularosa Arts and History Council 
(TAHC) is a non-profit organization that was established in 2016. The 
TAHC collaborates with the Greater Tularosa Foundation on revitalizing 
Granado Street and Downtown Tularosa. Its mission is:

“To increase awareness about the rich history and talented artists 
in and around the Village of Tularosa through events that support 
art, history and culture, thereby drawing businesses and visitors to 
Granado Street and surrounding areas. Specific focus to include 
youthful artists interested in developing art and finding ways to 
encourage the passage of history and the culture of Tularosa from one 
generation to the next through the telling of life stories.” 

• Red Brick Building Restoration Foundation: The Red Brick Building 
Restoration Foundation is a non-profit organization working to 
rehabilitate this 1917 Prairie School style building, which was designed 
by Henry Trost, built by Robert McKee, and unoccupied since the early 
1970s. The Foundation has been working since 1994 to preserve, 
rehabilitate, and reuse the building to serve the educational, cultural, and 
charitable purposes of the community of Tularosa. Work over the past 
years has included securing the building, cleaning the interior, replacing 
the failed roof structure, and installing pressed metal tiles that replicated 
the originals. The building was deeded to the Village of Tularosa in 2016 
with a restriction that the building be used for public purposes.

• Tularosa Village Historical Society and Museum: The Tularosa Village 
Historical Society and Museum is located at 703 St. Francis Drive in 
the former City Hall. It was built in 1941 through the Works Progress 
Administration (WPA). The 
Society and Museum seek 
to encourage a greater 
appreciation of the history of 
the Village of Tularosa and its 
environs through its collection 
of artifacts, photographs, 
documents, maps, and other 
materials. The Museum is open 
from Wednesday to Saturday 
from 10:00 a.m. to 4:00 p.m.   

• Tularosa Community Ditch 
Corporation: The Tularosa ditch (acequia) system has been providing 
water to villagers and farmers since 1865. The Tularosa Community Ditch 
Corporation (TCDC) was established in 1909 when the final decree to 
adjudicate the water rights was issued by the District Court. The TCDC 
is comprised of a mayordomo and three commissioners who serve 

Tularosa Village Historical Society and 
Museum.
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as president, treasurer, and secretary. The position of mayordomo is 
appointed by the District Court. 

The current Tularosa system was 
built in 1928. It is one of the largest 
systems in New Mexico. The Rio 
Tularosa provides the resource for 
irrigation purposes and for domestic 
water use. The water allocated to 
the Village is treated prior to being 
distributed to the community as 
potable water and is the responsibility 
of the Village of Tularosa. The 
irrigation water is provided to the 
shareholders, both those with 
farming rights and those within the 
historic 49 blocks. Maintenance 
of the ditches includes volunteer 
labor and funding from ditch users. 
The TCDC office is located at 512 
St. Francis Drive and is open on 
Thursdays from 3:30 to 5:30 p.m. 

• Tulie Trails: Tulie Trails is a group of residents and interested parties 
that began meeting in June 2016. The group started with a visit from 
the VIVA Communities Initiative 
of the University of New 
Mexico’s Prevention Research 
Center. The group meets on a 
monthly basis and focuses on 
organizing community walks 
and advocating for trails. The 
group is also working on a Tulie 
Trails Walking Guide, which will 
provide information on walking 
and hiking in and around 
Tularosa. The group has representatives from a diverse range of sectors 
and interests that includes Tularosa residents, local merchants, Tularosa 
Arts and History Council, Tularosa Schools, New Mexico Department 
of Transportation, New Mexico Department of Health, Bureau of Land 
Management, United States Forest Service, Southeastern New Mexico 
Economic Development District Council of Governments, Presbyterian 
Medical Services, Otero Healthy Eating Association, Otero Cooperative 
Extension, NM Rails to Trails Association, and the Otero County 
Commission.

Ditch running in Downtown Tularosa.

Tulie Trails Turkey Time Community Walk, 
November 2016. 
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2.7  PROPERTY OWNERSHIP
The majority of the property within the MRA District is under private ownership, 
with a number of properties owned by the same private company. There are 
three institutionally owned properties, including the Tularosa United Methodist 
Church and associated parking on 2nd Street and Granado Street, Tularosa 
Masonic Lodge No. 49 on Higuera Avenue and Rosalio Lane, and the parking 
located on Fresno Street and 3rd Street that is associated with the St. Francis de 
Paula Church. There are three properties owned by the Tularosa Basin Telephone 
Company, including offices, maintenance yards, and infrastructure. 

Village of Tularosa 
Metropolitan Redevelopment Area Plan

PROPERTY OWNERSHIP
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The Village of Tularosa owns the properties located on the south side of Fresno 
Street between St. Francis Drive and 5th Street. This includes the Tularosa 
Public Safety Department on the southwest corner of St. Francis Drive and 
Fresno Street. Other Village facilities on the north side of Fresno Street which 
include the Tularosa Village Hall, Tularosa Fire Station, the Tularosa Village 
Historical Museum, and the James Vigil Park which are all outside the plan area 
boundaries. The Village also owns a vacant house, listed as Contributing in 
the Tularosa Original Townsite Historic District and the Red Brick Building. The 
Tularosa School District owns the land surrounding the Red Brick Building. The 
vacant house and the Red Brick Building present significant opportunities for a 
public-private partnership that could result in the adaptive reuse of these historic 
assets.

2.8  STREET and SIDEWALK CONDITIONS
One of the primary aspects of Downtown Tularosa becoming a more walkable 
shopping and entertainment districts is ensuring that the public realm (sidewalks 
and streets) is in good condition so that it does not become a deterrent to 
redevelopment. As such, the 
consultants performed a general 
assessment of street and sidewalk 
conditions. The conditions range 
from good to poor, with some 
sidewalk sections missing along 
Fresno Street, 3rd Street, Granado 
Street, and St. Francis Drive. The 
street surface of St. Francis is in 
generally good condition, although 
there is a drainage issue at the 
intersection of St. Francis Drive and 
Granado Street. The sidewalks 
along Granado Street, as well as 
the ADA ramps along St. Francis Drive, are planned for replacement as part of 
two on-going NMDOT projects. 

The commercial corridors of Granado Street and St. Francis Drive are where the 
need for sidewalks are most critical. Some of the residential streets do not have 
sidewalks, which is characteristic of the rural residential streets. This is important 
when considering the ditches that run along the street edges. As such the sidewalk 
conditions analysis notes where there are no sidewalks within the residential area.    

Deteriorated sidewalk on Granado Street.
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2.9  INFRASTRUCTURE
Water: In June 2016, the Tularosa Asset Management Plan (AMP) was prepared 
for the Village of Tularosa by WHPacific to help the Village manage its water 
utility system. The AMP is important to the MRA District (and the Village as 
a whole) because it provides information relevant to redevelopment efforts. 
The AMP provides Village-wide mapping of the water system, documents 
and implements a long-term strategy for potable water infrastructure, and 
communicates levels of service to the community. It also helps the Village 
plan for the appropriate collection of utility revenues to support operation and 
maintenance, and apply for acquire funding for capital improvement projects. 
The goals and objectives of the Asset Management Plan are to:

• Develop and maintain a complete water asset inventory and mapping;
• Aid the Village in effectively managing utility rates and reserves;
• Using life cycle costing strategies to maximize the life of the water system;
• Using the Asset Management IQ Test to assess progress of AMP activities; 

and
• Maintain the plan and execute updates at regular intervals.

There are 14 fire hydrants located within or along the boundary of the MRA 
District. Within the MRA District, there are 6-inch water lines that run along 1st 
Street, Fresno Street, Granado Street, Gallegos Lane, Rosalio Lane, and Higuera 
Avenue. On St. Francis Drive, south of Higuera Avenue, there is a 4-inch water 
line and a 6-inch water line. 

As recommended by the Village’s Water Plant Manager, short term 
improvements needed for Granado Street include: 

• Replacement of all water lines
• Investigation of any settling or void areas for leakage identification and 

repair
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Sewer: There are 8-inch sewer lines that run along Fresno Street, Higuera 
Avenue, Gallegos Lane, 2nd Street, and 3rd Street. Each block within the 
MRA District includes an 8-inch sewer line connection at a location within the 
block. The 8-inch sewer lines connect outside of the MRA District on Granado 
Street, Fresno Street, Higuera Avenue, 1st Street, Rosalio Lane, and St. 
Francis Drive. There are also 17 manholes within the MRA District.

Village of Tularosa 
Metropolitan Redevelopment Area Plan

EXISTING SEWER SYSTEM
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3.1 OVERVIEW
The Market Analysis provides an understanding of the existing demographic and 
economic conditions and trends driving the current market, and analyzes the 
opportunities the Village could use to help grow the community in a sustainable 
way. The primary goal of the Market Analysis is to recommend key techniques 
to improve the economic positioning of the Downtown area through 
an improved retail climate, strengthened arts and cultural activities, 
tourism, and new residential and commercial development. The Market 
Analysis will assist in gaining an understanding of Tularosa in order 
to improve retail business, explore new economic opportunities, and 
demonstrate the economic and social importance of the Granado Street 
and St. Francis Drive corridors to the Village of Tularosa.

The Market Analysis provides key demographic, household, economic, 
and market data for the Village of Tularosa and makes comparisons to 
the State of New Mexico. Data was collected from a variety of sources, 
including the United States Census Bureau, New Mexico Department 
of Taxation and Revenue, New Mexico Department of Finance and 
Administration, Realtor.com, and the Nielsen Company. Data sets 
included major employers, wages and income, property values, industry 
and occupations, and retail opportunity gap. The retail opportunity gap 
analysis provides a more in-depth analysis at the various retail sectors. 
Local realtors were also contacted in order to gain an understanding 
of the residential and commercial markets in and around the Granado 
Street area.

The Market Analysis also includes a summary of the more qualitative 
attributes in the community, such as tourist attractions and agriculture. 
Regional outdoor recreation, cultural assets, and historical features are 
amenities that figure heavily into the Tularosa market opportunities.  
The analysis considers opportunities to help the Granado Street area 
maximize its future potential as a thriving and culturally important street.

Tularosa’s 49 blocks have a rich history and the potential to draw in 
visitors and help to grow and stabilize the local economy. Economic 
base industries, such as tourism and agriculture, are important 
to Tularosa and investment in these areas could help to revitalize 
Downtown Tularosa. Bringing money into the local economy through 
economic base employment will help to fill the vacant storefronts and make 
Downtown Tularosa an inviting and lively area that will properly serve the needs 
of residents and visitors of this beautiful community.

Key Findings
• Since 2000, Tularosa’s 

population has plateaued 
at a 1.7% growth rate.

• Of residents 25 years 
and older, 81.7% of the 
population has graduated 
from high school or 
reached a higher level of 
education.

• Education, health care, 
arts, entertainment, and 
food service make up 
over half of the working 
population in Tularosa. 

• On average, homes are 
on the market for 142 
days.

• There is little existing 
multi-family housing in 
the Village. There is an 
opportunity for future 
multi-family development.

• The Village has a large 
Retail Market Opportunity 
Surplus of over $25 
million.

• Tourism and agriculture 
are two of the main 
economic opportunity 
sectors.
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3.2 POPULATION CHARACTERISTICS
The Village of Tularosa experienced modest population growth between 2000 
and 2015. The Village grew by 1.7% as a whole; the male population increased 
by 17.7%, while the female population experienced a 13% decrease. The 
largest upward shifts in population were in the 20 to 24, 65 to 74, and 85 years 
and older age cohorts. Those 14 years and younger experienced a significant 
decline from 2000 to 2015. This is not surprising given the 61.4% decrease 
in those between 25 and 44 years old, which is generally a child-bearing age 
range. In regards to median age, the Village experienced a large increase in the 
population from 39 years to 45.7 years old. This indicates that birth rates are low 
within the Village and the population is aging as a whole. The median age in 
Tularosa is 45.7 years old, which is significantly higher than that of New Mexico 
as a whole at 37.0 years.

TABLE 3.1: POPULATION CHARACTERISTICS, 2000 - 2015

Population 2000 2010 2015
% Change 

2000 - 15*

Total Population  2,864  2,842  2,914 1.7%

Male  1,375  1,382  1,618 17.7%

Female  1,489  1,460  1,296 -13.0%

Age

Under 5 years 7.0% 6.4% 5.2% -25.7%

5 to 9 years 7.6% 6.7% 3.2% -57.9%

10 to 14 years 7.6% 6.9% 4.5% -40.8%

15 to 19 years 8.2% 6.7% 10.5% 28.0%

20 to 24 years 4.2% 5.6% 7.1% 69.0%

25 to 34 years 10.0% 9.8% 5.6% -44.0%

35 to 44 years 14.9% 10.2% 12.3% -17.4%

45 to 54 years 13.3% 14.6% 15.4% 15.8%

55 to 59 years 5.1% 6.8% 6.9% 35.3%

60 to 64 years 5.6% 7.3% 5.9% 5.4%

65 to 74 years 9.0% 5.5% 13.1% 45.6%

75 to 84 years 5.4% 6.1% 4.0% -25.9%

85 years and over 2.0% 1.9% 6.3% 215.0%

Median Age 39.0 42.8 45.7 17.2%

18 years and over 72.6% 75.7% 81.6% 12.4%

65 years and over 16.4% 19.0% 23.4% 42.7%
Source: U.S. Census Bureau, 2000 and 2010 SF1 100% and ACS 2011 - 2015 
5-year estimates. 
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HISTORIC POPULATION
The Village of Tularosa has experienced relatively consistent growth in population 
since 1980 after a large drop between1960 and 1980. From 2000 to 2010, 
population growth in the Village plateaued as compared to previous decades. 
In contrast, Otero County experienced significant growth from 1960 to 2000. 
However, from 2000 to 2010 the County’s population stabilized.
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FIGURE 3.1: HISTORICAL POPULATION, TULAROSA, 1960 to 2010

Source: U.S. Census Bureau.
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FIGURE 3.2: HISTORICAL POPULATION, OTERO COUNTY, 1960 to 2010

Source: U.S. Census Bureau.
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RACE and ETHNICITY
Race and ethnicity, as defined and categorized by the U.S. Census Bureau, are 
self-identification terms in which residents choose the race or races with which 
they most closely identify and indicate whether or not they are of Hispanic or 
Latino origin (ethnicity). The Hispanic or Latino ethnic identity includes people 
of all races. In 2015, those who identified as Hispanic or Latino represented 
59.5% of Tularosa’s population, which is a 6.1% increase since 2000. Tularosa 
has a larger Hispanic or Latino population than the state as a whole (46.3%). 
American Indian and Alaska Native represented 5.0% of the population, while 
those of Some Other Race made up 18.1%.

TABLE 3.2: RACE AND ETHNICITY, 2000 - 2015

Race 2000 2010 2015
% Change 

2000 - 15*

One race 95.9% 93.6% 96.5% 0.6%

White 68.6% 72.4% 71.4% 4.1%

Black or African American 0.9% 0.6% 0.7% -22.2%

American Indian and Alaska Native 4.3% 6.2% 5.0% 16.3%

Asian 0.7% 0.4% 1.3% 85.7%

Native Hawaiian and Other Pacific Islander 0.0% 0.1% 0.0% 0.0%

Some Other Race 21.5% 13.9% 18.1% -15.8%

Two or more races 4.1% 6.4% 3.5% -14.6%

Ethnicity

Hispanic or Latino (of any race) 56.1% 53.9% 59.5% 6.1%

Not Hispanic or Latino 43.9% 46.1% 40.5% -7.7%
Source: U.S. Census Bureau, 2000 and 2010 SF1 100% & ACS 2011 - 2015 5-year estimates.

    
3.3 ECONOMIC CHARACTERISTICS
INDUSTRY SECTORS
The U.S. Census Bureau divides industry sectors into 13 categories. The Village 
of Tularosa is heavily weighted in two sectors: 1) Educational Services, and 
Health Care and Social Assistance; and 2) Arts, Entertainment, and Recreation, 
and Accommodation and Food Services. These two sectors make up 57.7% 
of all residents over 16 years old. Agriculture represents 6% of the labor force 
over 16 years. Compared to New Mexico, the largest difference is in the Arts, 
Entertainment, and Recreation, and Accommodation and Food Services sector, 
where there is a 14% difference between New Mexico and the Village.
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Transportation and warehousing, and
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Finance and insurance, and real estate and
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Educational services, and health care and
social assistance

Arts, entertainment, and recreation, and
accommodation and food services

Other services, except public administration

Public administration

Village of Tularosa New Mexico

FIGURE 3.3: INDUSTRY SECTORS, 2015

Source: U.S. Census Bureau, American Community Survey, 5-year estimates 2011 - 2015.
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OCCUPATIONS
A detailed occupational breakdown showing Tularosa as compared to New 
Mexico as a whole is provided in Figure 3.4. There are a few notable differences 
in the occupational share. For instance, Protective Services represent 7.8% of 
all workers 16 years and older in Tularosa, while only representing 2.7% in the 
state. In contrast, the Management and Construction/Extraction occupations 
represent more than double the percentage of workers in the state than in 
Tularosa.

FIGURE 3.4: OCCUPATIONS, 2015

Source: Nielsen Claritas, 2017 Estimates.0.0% 5.0% 10.0% 15.0% 20.0%
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The U.S. Census divides occupations into five categories. Service Occupations, 
which represents 36.5% of the workers in Tularosa, is the largest occupational 
category. Management, Business, Science, and Arts is the second largest 
occupational category at 23.4%. This is in contrast to that of the state, 
where Service occupations make up 20.8% of the working population and 
Management, Business, Science and Arts make up 35.4%. This unique 
distribution means that many Tularosa residents work in occupations such as 
personal and medical care, food preparation and service, etc.

23.4%

36.5%

18.4%

12.1%

9.5% Management, Business, Science, and
Arts occupations

Service occupations

Sales and Office occupations

Natural Resources, Construction, and
Maintenance occupations

Production, Transportation, and Material
Moving occupations

FIGURE 3.5: OCCUPATIONS, 2015

Source: U.S. Census Bureau, American Community Survey, 5-year estimates 2011 - 2015.
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MAJOR EMPLOYERS
Although most of the major employers in Otero County are not located in 
Tularosa, many of the residents in the Village may be employed by these 
businesses, which are within commuting distance from Tularosa. Table 3.3 
provides a list of the major employers and categorizes them by employment 
type. Defense, medical, and government comprise some of the largest 
employers in Otero County. The largest employers in Tularosa are Tularosa 
Communications, Tularosa Travel Center, Tularosa Basin Telephone 
Company, and Tularosa Public Schools.

TABLE 3.3: MAJOR EMPLOYERS IN OTERO COUNTY

EMPLOYER CATEGORY
Holloman Air Force Base Defense

White Sands Missile Range Defense

German Air Force Flying Training Center Defense

Alamogordo Public Schools Education

Inn of the Mountain Gods Resort

Wal-Mart Super Center Retail

Gerald Champion Regional Medical Center Medical

ACS Direct Line

City of Alamogordo City Government

NMSU-Alamogordo Education

Otero County County Government

New Mexico School for the Blind and Visually Impaired Education

Casa Arena Blanca Nursing Home

Zia Therapy Center, Inc. Community Services

Lowe’s Grocery Grocery Chain

Lowe’s Home Improvement Warehouse Retail

Home Depot Retail

The Lodge at Cloudcroft Resort

First National Bank Financial

Big K-Mart Retail

PreCheck Business Assistance 

Source: Otero County Economic Development Council, Inc.
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FIGURE 7: AVERAGE HOURLY 
WAGES, Q2, 2016

Lincoln County

Doña Ana County

Sierra County
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Eddy CountyOTERO COUNTY
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$14.15 (33)
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$14.75 (31)

Source: Department of Workforce Solutions, LASER

FIGURE 3.7: 
AVERAGE HOURLY 
WAGES, Q2, 2016

MEDIAN HOUSEHOLD INCOME
In 2015, the median household income in Tularosa was approximately $30,000, 
sharply lower than that of the State ($44,963). However, with the exception of 
2013, median household income has stayed remarkably flat for Tularosa and 
the State as a whole. Although cost of living in the Village is likely lower than 
that of larger communities, increasing median household income is important in 
stabilizing the local economy.
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FIGURE 3.6: MEDIAN HOUSEHOLD INCOME, 2011 to 2015

Source: U.S. Census Bureau, American Community Survey, 5-year estimates 2011 - 2015.

AVERAGE HOURLY WAGES
Understanding average wages is 
important in determining the amount 
of discretionary income the community 
has to spend at local businesses. Otero 
County is ranked 17th out of the 33 
counties in New Mexico. At $16.83 
per hour, Otero County is ahead of 
neighboring counties such as Chaves 
County ($16.28), Lincoln County 
($14.75), and Sierra County ($14.15). 
The state of New Mexico has an 
average hourly wage of $20.33, which 
is $3.50 higher than that in Otero 
County. Eddy County has the highest 
average hourly wage in the region at 
$24.95. 
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UNEMPLOYMENT RATES
In the second quarter of 2016, Otero County was ranked 11th out of the 33 
(6.0%) counties in unemployment. Otero County’s unemployment rate is lower 
than that of the state, which had a rate of 6.4% in 2016. Lincoln County and 
Otero County are tied for the lowest unemployment rate in the region. Sierra 
County ranks the highest at 7.7%.

TABLE 3.4: UNEMPLOYMENT RATES, NOVEMBER 2011 - 2016

County 2012 2013 2014 2015 2016

Lincoln County (10) 6.6% 6.5% 6.1% 5.9% 6.0%

OTERO COUNTY (11) 6.4% 6.2% 6.2% 5.9% 6.0%

Eddy County (15) 4.4% 4.5% 4.0% 5.0% 6.5%

Chaves County (17) 6.2% 6.1% 5.9% 6.4% 6.6%

Doña Ana County (18) 6.7% 7.2% 6.8% 6.9% 6.7%

Sierra County (24) 9.1% 9.3% 8.1% 7.6% 7.7%

New Mexico 6.7% 6.8% 6.3% 6.3% 6.4%
Source: Department of Workforce Solutions.

NET TAXABLE PROPERTY VALUES
Property values are a strong economic indicator of how well the community is 
doing. Between 2012 and 2016, the Village of Tularosa experienced a steady 
increase in residential net taxable value with an average annual growth rate 
of 2.1%, while commercial values remained comparably flat with an average 
annual growth rate of .74%. This is unusual as commercial property values will 
typically outpace residential values.

$21,543,308 $22,162,161 
$22,870,592 $23,335,230 $23,764,145 

$8,437,579 $8,578,646 $8,782,893 $8,896,302 $8,753,363 

 $-

 $5,000,000

 $10,000,000

 $15,000,000

 $20,000,000

 $25,000,000

2012 2013 2014 2015 2016

Net Taxable Value Residential Net Taxable Value Non-Residential

FIGURE 3.8: NET TAXABLE PROPERTY VALUES, 2012 to 2016

Source: New Mexico Department of Finance and Administration.
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TAXABLE GROSS RECEIPTS
Gross receipts tax is calculated on every transaction that takes place within the 
Village and is a good indication of the area’s economic climate. Since 2011, 
taxable gross receipts have trended sharply downward in the Village of Tularosa. 
The highest gross receipts tax (GRT) revenue was in 2013 at $91,651,388, but 
decreased to $85,123,620 in 2015. The Village’s current GRT is 7.75%. 
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FIGURE 3.9: TAXABLE GROSS RECEIPTS, 2011 to 2015

Source: New Mexico Taxation and Revenue Department.

Trendline

AGRICULTURE
Agricultural data is collected at the county level by the USDA Census of 
Agriculture. According to the Census, the agriculture market in Otero 
County did not experience significant movement between 2007 and 2012. 
During this time, the number of farms decreased by 7 farms, although the 
amount of total farm acreage increased by 8.6%. Market Value of Products 
Sold decreased from $15,227,000 to $14,635,000 during this time, while 
Average Net Farm Income decreased from $30,887 to $30,112.

TABLE 3.5: OTERO COUNTY AGRICULTURE MARKET, 2007 & 2012
2007 2012 % Change

Number of Farms 493 486 -1.4%
Land in Farms (acres) 1,126,432 1,223,746 8.6%
Average Size of Farm (acres) 2,285 2,518 10.2%
Market Value of Products Sold $15,227,000 $14,635,000 -3.9%
Average Net Farm Income $30,887 $30,112 -2.5%
Source: U.S. Department of Agriculture Census of Agriculture, 2007 and 2012.

Compared to the other 33 counties in New Mexico, Otero County does not 
rank high in terms of agricultural production and sales. Otero County’s 
primary agricultural category is Fruits, Tree Nuts, and Berries, which ranks 
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3rd in the state at a value of $6,378,000. The Total Value of Agricultural 
Products Sold is $14,635,000, placing Otero County at 23rd out of 33 
counties in New Mexico.

TABLE 3.6: OTERO COUNTY VALUE OF SALES BY COMMODITY, 2012
Commodity Value State Rank
Total value of agricultural products sold $14,635,000 23
 Value of crops including nursery and greenhouse $8,050,000 17
 Value of livestock, poultry, and their products $6,584,000 28

Grains, oilseeds, dry beans, and dry peas - -
Tobacco - -
Cotton and Cottonseed - -
Vegetables, melons, potatoes, and sweet potatoes (D) 20
Fruits, tree nuts, and berries $6,378,000 3
Nursery, greenhouse, floriculture, and sod (D) 25
Cut Christmas trees and short rotation woody crops - -
Other crops and hay $1,523,000 22
Poultry and eggs (D) (D)
Cattle and calves $5,813,000 25
Milk from cows $30,000 16
Hogs and pigs (D) 22
Sheep, goats, wool, mohair, and milk $155,000 11
Horses, ponies, mules, burros, and donkeys $377,000 18
Aquaculture $186,000 9
Other animals and other animal products (D) 21
Source: U.S. Department of Agriculture Census of Agriculture, 2012.

* (D) Withheld information to avoid disclosing data for individual operations.

Table 3.7 shows the top five crops in Otero County by acreage. The County 
ranks very high in terms of pecan, pistachio, apple, grape, and cherry 
production. Otero County is ranked 1st in New Mexico for pistachios and 
cherries (sweet) and ranked 5th for pecans. There are 30 cherry farms, 18 
pistachio farms, and 87 pecan farms in Otero County. These are important 
agricultural crops in Otero County that should continue to be cultivated and 
expanded.

TABLE 3.7: TOP CROPS (ACRES), 2012
Crops Acreage State Rank

Forage-land used for all hay, haylage, grass silage, & greenchop 2,191 26

Pecans, all 1,448 5
Pistachios (D) 1
Apples 289 2
Cherries, sweet 72 1
Grapes 50 4
Source: U.S. Department of Agriculture Census of Agriculture, 2012.
* (D) Withheld information to avoid disclosing data for individual operations.
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Livestock inventory is another important agricultural sector in Otero County. In 
2012, the County had 17,357 head of cattle and calves, which was ranked 25th 
in the state. The County ranks in the top15 of all New Mexico counties in Sheep 
and Lambs, Horses and Ponies, Layers, and Goats.

TABLE 3.8: TOP LIVESTOCK INVENTORY ITEMS, 2012
Livestock Quantity State Rank
Cattle and Calves 17,357 25
Sheep and Lambs 1,849 11
Horses and Ponies 1,194 15
Layers 898 10
Goals, all 757 11
Source: U.S. Department of Agriculture Census of Agriculture, 2012.

3.4 REAL ESTATE MARKET
Data was collected from Realtor.com, which pulls listings from the 
Multiple Listing Service and is known as the most accurate, public 
source for this data. In January, 2017, there were 46 homes listed 
within the Village of Tularosa area. The median listing price for homes 
in Tularosa was $138,000 with a median price per square foot of $90. 
Out of these 46 listings, the most expensive home ($740,000) on the 
market was a 3-bedroom, 4-bath, on a 29-acre farm located just north 
of the Village limits. The least expensive home on the market was a 
foreclosed, 2-bedroom, 2-bath single-family home that was listed for 
$44,800 and is located within the original 49 blocks. There were no 
houses listed within the MRA District.

There were 6 houses listed within the original 49 blocks. These 
properties ranged from $44,800 to $239,500. With the exception of 
the foreclosed property, five of the properties were listed at a higher 
price per square foot as compared to the median.

There were 40 lots for sale in the Village of Tularosa in January, 
2017. The highest priced lot was listed at $600,000 and included an 
equestrian and event center on 11.0 acres. The least expensive lot was 
1 acre and available for $10,000.

Table 3.9 breaks down the single-family home listings available in the Village 
of Tularosa market in January, 2017 by price and type. The majority of homes 
were either mobile/manufactured homes or 3-bedrooms. The majority of 
homes available were priced between $60,001 and $120,000. The trend line 
is important because it shows the average listing price for any size property. 

Real Estate Facts
• 46 single-family homes 

are listed in the Village of 
Tularosa market.

• Median listing price is 
$138,000.

• The most expensive home 
is $740,000.

• 6 homes are listed in the 
original 49 blocks.

• Average Days on Market 
is 142.

• Housing market has 
experienced a lot of recent 
activity.

• Commercial market is 
stagnant.



Market 
Analysis

 Village of TularosaPage 56 

Village of Tularosa Downtown Metropolitan Redevelopment Area Plan

According to the trend line, a 1,600 square foot house is sold for $100,000 on 
average ($62.50 per square foot). Figure 3.12 shows the Days On Market, with 
an average of 145 days. As determined below, there is not significant correlation 
between the listing price and the days on market. Houses ranging from $77,000 
to $450,000 have sat on the market for over 6 months.

FIGURE 3.10: REAL ESTATE LISTINGS

Source: Realtor.com - January, 2017.

TABLE 3.9: HOMES FOR SALE IN TULAROSA

Cost
Mobile 
Home

2-Bed. 3-Bed. 4-Bed. Total

$20,000 to $60,000 2 1 3 6

$60,001 to $90,000 3 2 3 1 9

$90,001 to $120,000 4 1 1 1 7

$120,001 to $150,000 2 1 3

$150,001 to $180,000 2 2 2 6

$180,001 to $210,000 1 1

$210,001 to $240,000 1 3 1 5

$240,001 to $270,000 1 1 2

Over $270,000 1 4 2 7

As of January, 2017.
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FIGURE 3.11: LISTING PRICE vs. SQUARE FOOTAGE

Source: Realtor.com - January, 2017.
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FIGURE 3.12: LISTING PRICE vs. DAYS ON MARKET

Source: Realtor.com - January, 2017.

Average

The consultants conducted phone interviews with two local residential and 
commercial real estate agents, both of whom have a breadth of experience 
in both areas. Commercial and residential real estate is currently in high 
supply. The commercial market is almost non-existent and vacant storefronts 
are commonplace along Granado Street and the MRA District. The residential 
market is considered a buyer’s market and has a lot of movement.

Downtown Tularosa is lacking commercial growth and is currently underutilized. 
The commercial market is stagnant, but there are plenty of opportunities for 
new businesses to occupy the existing vacant storefronts. Granado Street has 
several vacant storefronts that are ripe for future occupancy. Grill 49, a previous 
anchor on Granado Street, recently closed in July 2017. Viable businesses, such 
as small retail specialty shops, restaurants, cafes, coffee shops, tourism-related 
businesses, and other boutique shops, would revitalize the area. With this said, 
there have been three recent small business openings (Cuttin’ Up Tulie, RJ’s Big 
BADD Wolf BBQ, and Hitch-N-Post) outside of the MRA District.
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The residential real estate market has seen considerable movement recently. 
There are a variety of homes and land available at various price points. Although 
there is minimal multi-family housing available, the single-family housing market 
has a significant amount affordable manufactured homes, many of which sit on 
acres of land outside of the original 49 blocks. Both real estate agents confirmed 
that buyers are typically made up of retirees and young families who grew up in 
Tularosa and are looking to purchase their first home.

3.5 RETAIL OPPORTUNITY GAP ANALYSIS
An important component of analyzing the current retail condition is an 
understanding of the demand and supply for retail sales which helps to identify 
strengths and weaknesses within the Tularosa market area. When a lack of 
sales and/or shoppers are evident in a particular retail sector, this analysis can 
be useful and guide for future decision making regarding business recruitment, 
expansion, and retention efforts. The Nielsen Claritas Retail Market Power (RMP) 
database was used to provide an estimate for the retail opportunity gap for the 
Village of Tularosa. Retail sales are categorized according to the North American 
Industrial Classification System (NAICS), which is based upon how businesses 
report their gross receipts. It should be noted that there are a range of retail 
stores that fall under each NAICS category. For instance, Food and Beverage 
Stores includes grocery stores; convenience stores; specialty food stores; and 
beer, wine, and liquor stores.

The demand data (derived from the Consumer Expenditure Survey and fielded 
by the U.S. Bureau of Labor Statistics) represents consumer expenditures and 
the supply data (derived from the Census of Retail Trade, a component of the 
Economic Census fielded by the U.S. Census Bureau) represents the retail sales 
that occurred in the area. When the demand is greater than the supply, there is 
an opportunity gap for the retail outlet, which means that resident households 
are supplementing their additional demand potential by spending money outside 
of their own geographic area. Conversely, when the demand is less than the 
supply, there is an opportunity surplus, meaning that local retailers are attracting 
sales from residents that live in other geographic areas. 

Utilizing the Village of Tularosa limits as the trade area, the Village had a large 
opportunity gap in 2017, meaning Village residents are going outside of the 
area to purchase retail goods. The area’s demand (consumer expenditures) 
was $45,316,338 and the supply (retail sales) was $19,755,597, leaving an 
opportunity gap of $25,560,741. With the exception of Building Material, 
Garden Equipment Stores and Gasoline Stations, all of the other NAICS 
categories experienced an opportunity gap; thus creating a significant retail 
leakage for the local economy. The two retail store categories most important 
for a robust Downtown business district include Food and Beverage Stores 
(Tularosa’s gap is $4,164,653) and Foodservice and Drinking Places (Tularosa’s 
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gap is $3,706,547). This underscores the importance of bringing new businesses 
to Downtown Tularosa and the community as a whole.

TABLE 3.10: RETAIL MARKET POWER OPPORTUNITY GAP 

NAICS Categories
2017 Demand 

(Consumer 
Expenditures)

2017 Supply 
(Retail Sales)

Opportunity 
Gap/Surplus

TOTAL RETAIL SALES & EATING, 
DRINKING PLACES

$45,316,338 $19,755,597 -$25,560,741

Motor Vehicle & Parts Dealers - 441 $9,943,040 $345,144 -$9,597,896

Furniture & Home Furnishings Stores - 
442

$837,025 $0 -$837,025

Electronics & Appliances Stores - 443 $669,018 $162,432 -$506,586

Building Material, Garden Equipment 
Stores - 444

$5,080,107 $5,742,019 $661,912

Food & Beverage Stores - 445 $5,999,999 $1,835,346 -$4,164,653

Health & Personal Care Stores - 446 $2,654,912 $0 -$2,654,912

Gasoline Stations - 447 $2,924,605 $9,468,006 $6,543,401

Clothing & Clothing Accessories Stores 
- 448

$1,700,489 $180,913 -$1,519,576

Sporting Goods, Hobby, Book, Music 
Stores - 451

$773,691 $129,742 -$643,949

General Merchandise Stores - 452 $5,063,649 $638,869 -$4,424,780

Miscellaneous Store Retailers - 453 $1,228,208 $643,256 -$584,952

Non-Store Retailers - 454 $4,125,178 $0 -$4,125,178

Foodservice & Drinking Places - 722 $4,316,417 $609,870 -$3,706,547

Source: The Nielsen Company, 2017.

For comparison, the nearby Town of Carrizozo has an opportunity gap of 
$13,377,909, smaller than Tularosa, but still significant. The City of Artesia has 
a opportunity surplus of $55,950,767, which means the City is pulling in sales 
from a larger geographic area.

TABLE 3.11: RMP, RETAIL SALES COMPARISON

Community
2017 Demand 

(Consumer 
Expenditures)

2017 Supply 
(Retail Sales)

Opportunity 
Gap/Surplus 

TULAROSA $45,316,338 $19,755,597 -$25,560,741

Carrizozo $13,629,518 $251,609 -$13,377,909

Artesia $218,140,504 $274,091,271 $55,950,767

Source: The Nielsen Company, 2017.
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As shown in Table 3.12, Food & Beverage Stores represent approximately 
10% of all retail sales in each of the three comparison communities, although 
Tularosa is pulling less than both Carrizozo and Artesia at 9.3%. Carrizozo has a 
larger share of Food & Service Drinking Places, but has no estimated sales in the 
General Merchandising category.

TABLE 3.12: RMP, RETAIL SALES CATEGORICAL COMPARISON

Community
Food & Beverage 

Stores 
(% of Total Retail Sales)

Food Service & 
Drinking Places 

(% of Total Retail Sales)

General 
Merchandising

(% of Total Retail Sales)

TULAROSA 9.3% 3.1% 3.2%

Carrizozo 10.6% 4.7% 0%

Artesia 11.1% 3.6% 5.8%

Source: The Nielsen Company, 2017.

3.6 MARKET TRENDS and OPPORTUNITIES
There are numerous market opportunities within and near the Village of Tularosa 
that have been largely unrealized. The Village is situated in the heart of the 
Tularosa Basin and is a prime location for the growth of two primary economic 
base sectors; agriculture and tourism.

TOURISM
All jobs related to tourism are economic base jobs because the money being 
used to pay for these jobs comes from outside the local economy. Jobs at hotels, 
gas stations, or restaurants where the clientele are from outside the local area 
are considered economic base. With Tularosa’s natural location along a major 
highway, tourism-focused businesses can capitalize on drivers passing through 
and with proper tourism marketing, attract travelers to Granado Street and the 
other attractions that Tularosa has to offer. 

The tourism economic sector can provide great economic stability for smaller 
communities. It can be tapped through two important means; visitor-driven 
and destination. Both types of tourism can provide economic growth for the 
Village because they pull in money from outside of the local community, thus 
growing the Village’s economy. Visitor-driven tourism comes from regional and 
local attractions or events that promote direct spending at lodging and food 
establishments in the Village. Destination tourism comes from local food, gas, 
and lodging establishments which pull in drivers from US 54. 

The New Mexico True Campaign (managed by the New Mexico Tourism 
Department) does an excellent job of highlighting tourism destinations in the 
Tularosa Basin region through the use of billboards and commercials. This 
successful campaign has and will continue to draw people to the area. Year over 
year, visitor spending, visitor volume, and direct tourism employment in the state 
has increased. From 2013 to 2014, there was a $261 million increase (4.5%) in 
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visitor spending. Tourism is one of the strongest and most consistent economic 
sectors in New Mexico.

The Village of Tularosa is well-positioned to utilize regional and local tourism 
attractions to help boost the economy and bring visitor spending into the 
community. The Village has a rich culture that is associated with historic buildings 
and an acequia system that feeds its beautiful tree canopy, rose bushes, and 
nut trees. This region attracts visitors from across the world and they should be 
visiting Tularosa during their time in southeast New Mexico. 

The Dos Viejos Winery, Tularosa Vineyards and Winery, Tularosa Travel Center, 
and restaurants in town attract many drivers along the NM 54 corridor, but 
this potential is far from fully realized. Lodging accommodations are not 
currently available in Tularosa and as such, visitors tend to stay in Ruidoso 
or Alamogordo. A small motel or bed and breakfast would stimulate visitor 
spending in the heart of Tularosa.

Destination tourism is an often underutilized part of tourism efforts. Currently, the 
Village draws in travelers for gas, food, and lodging. The Tularosa Travel Center 
and La Rosa Steakhouse are a strong draw for travelers who are in need of a 
quality gas and food stop. The Travel Center offers unique baked goods, pecans, 
jewelry, and other small gifts. The Tulie Freeze and Loredo’s Bakery are other 
unique food stops for travelers along US 54. Tularosa can continue to maximize 
on this by drawing in travelers with the Village’s rich and unique culture.

Visitor-driven tourism is an important part of the Tularosa economy. The Village 
of Tularosa and the surrounding region have a rich variety of attractions and 
recreation opportunities to offer tourists. These attractions are summarized 
below: 

St. Francis De Paula Franciscan Mission: The beautiful mission-style church is 
located in the heart of Tularosa along St. Francis Drive (US 54). It was built in 
1868 and is the oldest church 
in Otero County. The original 
structure was designed to 
resemble a crucifix. A rectory 
and sacristy have been added 
on to the sides of the original 
building. The church holds 
services throughout the week, 
confession, and weddings. The 
history of the site and unique 
craftsmanship is a draw for 
tourists.

St. Francis de Paula Church.
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Original 49 Blocks and Granado Street: The original 49 blocks of the Village 
of Tularosa is a designated historic district that features acequias, historic adobe 
homes that were built in the 1800’s, and wonderful tree canopy. The historic 
Granado Street is lined with commercial properties that once housed small retail 
establishments. It is now experiencing a resurgence of interest by residents and 
visitors who value cultural authenticity and envision the area as a beautiful oasis 
in the desert. 

Pecans, Pistachios, and Local Vineyards: Many unique agricultural products, 
including pecans, pistachios, and grapes, are grown in Tularosa and the 
region. The Tularosa Pecan 
Company provides a wide 
variety of pecan products, which 
have been farmed locally in 
Tularosa for over 40 years. The 
Tularosa Pistachio Groves have 
about 6,000 trees on 40 acres. 
PistachioLand, Pistachio Tree 
Ranch and Country Store, and 
Heart of the Desert from Eagle 
Ranch offer a variety of pistachio 
products and are located along 
US 54 in Alamogordo. Tularosa 
is home to two local vineyards; 
the Dos Viejos Winery and the Tularosa Vineyards and Winery. The wineries offer 
a wide variety of New Mexico products that are cultivated and produced in New 
Mexico. The mild climate and fine soil make the Tularosa Basin an ideal place 
for this type of agriculture. Overall, Tularosa can capitalize on the marketing of 
these unique agricultural products. This region of New Mexico is one of the only 
places in the country to offer this unique set of agricultural products.

Halloween on Granado Street: 
The first Halloween on Granado 
Street Event was held in 2015 and 
hosted by the Greater Tularosa 
Foundation. In 2016, the event 
was hosted by the Tularosa 
Arts and History Council. This 
fun family event includes trick-
or-treating, costume contests, 
pumpkin carving, decorations, 
and other fun activities. The event 
draws in sponsors from across the 
Tularosa Basin region. Halloween on Granado Street, costume contest.

Vineyard in Tularosa.
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Local Art Galleries and Museums: The Village of Tularosa is home to several 
art galleries and museums. These establishments highlight the rich history and 
unique culture of the Tularosa 
Basin region, including The 
Merc, Mano y Mente Museum, 
Horsefeathers, and the Tularosa 
Village Historical Society 
Museum. Continued support of 
these establishments will draw 
tourists to the Village and grow 
the local economy. The Merc is a 
popular local and regional artist co-op that includes a unique collectible and gift 
art shop.

White Sands National Monument and Missile Range: Located approximately 
30 miles southwest of the Village of Tularosa, the White Sands National 
Monument is one of the most unique natural wonders in the United States. The 
white and wave-like gypsum sand dunes encompass 275 square miles of desert 
that attract visitors from across the world. US 54 is a common route to access the 
White Sands National Monument. The Village of Tularosa has the opportunity 
to attract visitors to the area with local shops, galleries, restaurants, lodging 
accommodations, and gas stations. The White Sands Missile Range is located to 
the northwest of Tularosa. This U.S. Army military testing area was home to the 
Trinity Site, the first atomic bomb test. The area is currently used for military flight 
and launch testing.

White Sands National Monument.

The Merc on Granado Street.
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Three Rivers Petroglyphs and Campgrounds: The Three Rivers Petroglyph Site is 
located 17 miles north of the Village. The site contains over 21,000 petroglyphs 
in a 50-acre area left by the Jornado Mogollon people from about 900 to 1400 
AD. A small pueblo ruin is located nearby and the Sierra Blanca Mountains are 
to the east. The site is managed by the BLM and offers camping, hiking, shelters, 
and access to a partially excavated prehistoric village. This site is only accessible 
from US 54 and most visitors travel through Tularosa to access the area.

Three Rivers Petroglyphs.

Lincoln National Forest: Generally located to the east of Tularosa, the Lincoln 
National Forest covers 1,103,897 acres and offers skiing, hiking, camping, 
and other outdoor recreational opportunities. Lincoln National Forest is home 
to the Sacramento Mountains, Mescalero Apache Reservation, and the Town of 
Ruidoso. The Apache Point Solar Observatory is located within the Sacramento 
Mountains in Sunspot, New Mexico and is operated by NMSU. Lincoln National 
Forest draws in visitors from across the United States. 

Apache Point Observatory in Sunspot, NM.
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CULTURAL TOURISM
The Village of Tularosa can use its historical and cultural amenities to attract 
cultural tourists. Cultural Heritage Tourism is defined by the The National Trust for 
Historic Preservation as “traveling to experience the places, artifacts and activities 
that authentically represent the stories and people of the past and present. It 
includes cultural, historic and natural resources.”  It cites the following benefits of 
cultural heritage tourism:

• Creates jobs and businesses;
• Increases tax revenues;
• Diversifies local economy;
• Creates opportunities for partnerships;
• Attracts visitors with interest in history and preservation;
• Increases historic attraction revenues;
• Preserves local traditions and culture;
• Generates local investment in historic resources;
• Builds community pride; and 
• Increases awareness and perception/image of the site or area’s significance.

Commonly referred to as “cultural heritage tourists”, they have a tendency 
to stay longer, spend more, and return to the community (Cultural Heritage 
Tourism Practical Applications, Museum Association of Arizona and the Arizona 
Humanities Council, 2000). These tourists are typically older than the average 
traveler, not traveling with children, and are looking for more authentic 
experiences. They tend to plan their vacations on the internet. Cultural heritage 
tourism advocates the concept of “sustainable tourism” where the goal is not to 
just attract more tourists, but rather, to attract “high value” tourists that will help 
the community maintain a high quality of life for the residents. The National Trust 
for Historic Preservation found that, nationally, cultural heritage tourists stay on 
average a half day longer and spend $62 a day more than typical tourists. The 
goal is to keep the tourist an extra day or two, make sure they eat a few meals at 
the local eating establishments, and really take in the unique culture and history 
that Tularosa and the surrounding area offers. 

Edward T. McMahon, author of Ten Principles for Responsible Tourism (Urban 
Land Institute, September/October, 2015) states “Tourism is about more than 
marketing. It is also about protecting and enhancing the product communities 
are trying to promote”.  The following recommendations are applicable to the 
Village of Tularosa and the desire to attract more tourists: 

• Preserve and restore historic buildings, neighborhoods, and landscapes. 
• Focus on the authentic. Preserve the authentic aspects of local heritage 

and culture, including food, art, music, handicrafts, architecture, 
landscape, and traditions.

• Ensure that tourism support facilities (e.g., hotels, restaurants) are 
compatible with their surroundings. Tourists crave authenticity and 
integrity of place.
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• Interpret the resource. Visitors want information about what they are 
seeing, which can make the community come alive.

• Protect community gateways. First impressions matter.
• Regulate outdoor signs. This will make an immediate, visible 

improvement in the physical environment.
• Enhance the journey as well as the destination. Encourage the 

development of heritage corridors, bike paths, rail trails, greenways, and 
scenic byways.

• Get tourists out of their cars. Create places where people can safely walk 
and bike in attractive settings.  

• Link sites. Provide connections between communities through historic, 
cultural, or natural attractions (e.g., birding trails, wildlife trails, heritage 
trails) in order to attract a wider range of tourists.

• Recognize that tourism has limits and must be managed. Do not allow 
tourism development to exceed the community’s carrying capacity or fail 
to respect its sense of place.

COMMUNITY ECONOMIC DEVELOPMENT
Downtown Tularosa has a rich collection of historic buildings, a small core 
business area, and several strengths to build upon. However, its primary 
weaknesses are the relatively small, scattered, and narrow mix of businesses; 
a lack of public gathering spaces; and lack of overnight lodging. While most 
of the existing activity lies to the east of St. Francis Drive, there is still no strong 
concentration of businesses and support services within the area that would attract 
visitors. In order to overcome these constraints, there needs to be an ongoing 
commitment from the Village and key stakeholders to work on recruiting new 
businesses and entrepreneurs that will expand on the existing anchors and fill the 
vacant buildings and properties within the Downtown area. Business recruitment 
for Downtown Tularosa should focus first on Granado Street. 

Granado Street: Granado Street, east of St. Francis Drive, is the core activity 
area for Downtown Tularosa. The area is anchored by Horsefeathers, The Merc, 
Western Auto, Mano y Mente Museum, and TG Design. The vacant Red Brick 
Building at the terminus of Granado Street and other vacant buildings and 
underutilized properties are ripe for reuse and/or redevelopment. Activating 
this area with additional locally-owned retail, gift shops, restaurants, galleries, 
and overnight accommodations will encourage more visitors to shop, eat, and 
stroll through the area and expand upon the cultural tourism potential. A wine 
tasting shop and/or a pistachio and pecan shop that sells locally grown products 
would be an excellent addition to this core area. The shell of the old Grocery 
Store property at Granado and 3rd Streets is currently envisioned for an outdoor 
market venue.

Granado Street, west of St. Francis Drive, is anchored by Tularosa Basin 
Communication on the south side of Granado and by Loredo’s Restaurant and 
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Bakery on the north side of Granado and the Tularosa Public Safety Department 
building facing Fresno Street. There are vacant buildings within this block that 
provide an opportunity for retail shop space, galleries, and artist studios.

Higuera Avenue: Higuera Avenue, east of St. Francis Drive, has no true anchors 
from which to build upon and is primarily comprised of vacant and underutilized 
commercial and residential lots. As such, this area presents an excellent 
opportunity for a strong commercial node at the north and south corners and 
small multi-family or hospitality development moving east towards 1st Street. 
Multi-family development would promote a higher residential density within a 
pedestrian-friendly activity area. 

Higuera Avenue, west of St. Francis Drive, is anchored by the Tulie Freeze at the 
southwest corner and the Tularosa Masonic Lodge. There is an opportunity on 
this block for more restaurants, galleries, or retail shops along St. Francis Drive. 

Fresno Street: As mentioned above, Fresno Street, west of St. Francis, is 
anchored by the Tularosa Public Safety Department. A public plaza is planned 
for the vacant and underutilized property at the southeast corner of Fresno Street 
and St. Francis Drive, which would bring much needed activity to the area.

AGRICULTURE
Agriculture is an important part of the local economy in Tularosa. Pecans, 
pistachios, and grapes grow lush in the mild-climate of southeastern New 
Mexico. With over 300 days of sunshine per year, Tularosa is one of the best 
places to maximize on agricultural production in the state. The Village has a 
large base of agricultural production with the success of pecan and pistachio 
farming, and wine production. These products are important to the Tularosa 
economy, and with continued investment, can help sustain a forward-looking 
future.

The agricultural economic sector creates economic base jobs in the Village 
of Tularosa since the product is primarily being exported outside of the local 
community and the money being used to pay for these products comes from 
outside of the local economy. Granado Street would be an ideal location for a 
tasting room or pecan/pistachio retail storefront. Development of a commercial 
kitchen business incubator in Tularosa would support value-added agriculture 
and would help draw more visitors into the Downtown area.
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4.1  GRANADO STREET VISION and GOALS
The Downtown Vision provides a Redevelopment Scenario and catalytic 
redevelopment projects, public sector investments, and support actions that are 
intended to further the redevelopment of Downtown Tularosa. They address a 
wide range of opportunities that will support Downtown Tularosa in becoming 
a vibrant, destination-based attraction that reflects its distinct history and culture. 
The Redevelopment Scenario, catalytic redevelopment projects, public sector 
investments, and support actions are based on the Granado Street Vision 
(prepared by the Tularosa Arts and History Council) and the goals that follow: 

“Located at the junction of New Mexico highways 54 and 70, Tularosa is 
nestled at the bottom of the Sacramento Mountains and is the gateway 
to Ruidoso and the Mescalero Indian reservation, home of the Inn of the 
Mountain Gods. This beautiful high desert oasis lies northeast of White 
Sands Monument, north of Alamogordo, east of White Sands Missile 
Range, and west of the Lincoln National Forest. 

Tularosa events occur year-round. In May, the more than 150-year-old St. 
Francis de Paula Fiesta celebrates the rich history surrounding the Battle 
of the Round Mountain and “La Promesa Solemne”. Wine and music 
festivals occur in and around “Tulie” throughout the year. October offers 
the Halloween on Granado Street party, open to all. To cap the year, on 
Christmas Eve, traditional New Mexican luminarias line almost every street 
in town. 

Granado Street is a blossoming hub for dining, music, arts, and diverse 
businesses. Located in the Historic 49 blocks comprising the original town 
site, the District is filled with historic buildings and is home to a centuries 
old acequia (open ditch irrigation system) that provides water to local 
gardens, trees, and small community farms. 

Whether your destination is a hike in the mountains, a stroll through White 
Sands National Monument, or a day at the races in Ruidoso, make time to 
stop and refresh on Granado Street at the heart of Tularosa, New Mexico...
the oasis of the Tularosa Basin.”

The following overarching goals build upon the vision for Downtown Tularosa 
as the heart and soul of the community; a culturally rich and fun destination for 
visitors and local residents alike:

• Goal 1: Downtown Tularosa embraces its sense of place through the 
preservation and adaptive reuse of historic buildings and the cultural 
landscape. The acequia system runs adjacent to the new public plaza 
located on St. Francis Drive and provides irrigation to the trees and wild 
roses growing along its banks, as well as to yards and gardens within the 
original 49 blocks.  
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• Goal 2: Downtown Tularosa provides an eclectic mix of small, locally-
owned restaurants, retail shops, art galleries, and overnight lodging that 
cater to visitors and serve local residents.

• Goal 3: Downtown Tularosa holds family-oriented, community events that 
showcase local merchants, music, food, and agricultural products grown 
in the area.  

• Goal 4: Downtown Tularosa provides a multitude of opportunities for 
growing new Downtown businesses by supporting an atmosphere of 
entrepreneurship and engaging in public-private partnerships for the 
overall benefit of the community. 

• Goal 5: Downtown Tularosa showcases the Red Brick Building as its center 
for educational programs, small business support, and cultural activities. 

• Goal 6: Downtown Tularosa provides new multi-family and single-family 
housing options in close proximity to its primary activity area on Granado 
Street. Residents bring new night time activity to the area. 

• Goal 7: Downtown Tularosa encourages and balances the safe flow of 
pedestrian activity in proximity to the highway traffic traveling through the 
area on St. Francis Drive. 

4.2  REDEVELOPMENT SCENARIO
The Redevelopment Scenario for the Downtown MRA District provides a graphic 
representation of the improvements needed for revitalization as envisioned 
by the community. Adaptive reuse of existing buildings and development of 
vacant sites will bring activity and private investment to Downtown Tularosa. The 
following six projects are intended to catalyze redevelopment in Tularosa: 

1. Adaptive reuse of the Red Brick Building at the terminus of Granado Street;
2. Development of the Tularosa Visitor Center at St. Francis Drive and 

Granado Street;
3. Development of the Tularosa Plaza at St. Francis Drive and Fresno Street;
4. Adaptive reuse/redevelopment of the former General Store site at 

Granado Street and 3rd Street; 
5. Redevelopment of southeast corner of St. Francis Drive and Higuera 

Avenue; and 
6. Redevelopment of the northeast corner of St. Francis Drive and Higuera 

Avenue.  

The reuse of the Red Brick Building, adaptive reuse of the former General Store, 
and the design/development of the Tularosa Plaza and the Tularosa Visitor 
Center were proposed through prior planning efforts. There remains strong 
public support for these four projects. The redevelopment of the northeast and 
southeast corners of St. Francis Drive and Higuera Avenue provide an excellent 
opportunity to create a major statement at the entrance to Downtown Tularosa, 
with potential uses including lodging, retail, restaurants, and mixed use. It should 
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be noted that redevelopment and reuse of vacant buildings and properties are 
not limited to these six projects. 

The proposed land uses generally reflect the existing mix of uses, but emphasizes 
commercial development on Granado Street and St. Francis Drive. New residential 
development is concentrated along east Higuera Avenue and envisioned to 
support a strong commercial core. 

Village of Tularosa 
Metropolitan Redevelopment Area Plan

REDEVELOPMENT SCENARIO



 Village of TularosaPage 74 

Village of Tularosa Downtown Metropolitan Redevelopment Area Plan
Downtown 

Vision

The Redevelopment Scenario shows St. Francis Drive with a lower speed limit 
and medians between Gallegos Lane and Cedro Street. Within the MRA District, 
the only signalized intersection is at Higuera Avenue and St. Francis Drive. 
However, most activity is focused near the intersections of Granado Street and 
Fresno Street. 

Tularosa is along a popular route for cyclists riding between Alamogordo and 
Ruidoso. The Redevelopment Scenario shows a bike lane along Higuera Avenue, 
connecting to Bookout Road, to serve cyclists coming through Tularosa.  

The Redevelopment Scenario provides recommendations for locating gateways 
and directional wayfinding signage. Gateway features should be located at the 
edges of Downtown at key intersections such as the Higuera Avenue/St. Francis 
Drive and Encino Street/St. Francis Drive. Directional signs are intended to 
point visitors to key locations such as the Red Brick Building. The design of the 
wayfinding sign program should be developed with a theme that relates to other 
street furniture, including benches and streetlights. An informational kiosk should 
be an important element of the Visitor Center/Plaza area as this will be a natural 
draw and gathering point for visitors to Tularosa.

Public art is shown on the Redevelopment Scenario in two key locations; as a 
backdrop at the proposed Tularosa Plaza and on the existing pocket park on 
east Granado Street. However, there are numerous other potential locations. 
Murals are often a popular medium for downtowns as they can be low cost, fun, 
and low maintenance. 

4.3 CATALYTIC REDEVELOPMENT PROJECTS
1. Red Brick Building: The Red Brick Building is located at the intersection of 
Granado Street and 1st Street. It is currently vacant and was deeded to the 
Village of Tularosa in 2016 by the Tularosa Municipal Schools. The building is 
located within the Tularosa Original Townsite Historic District and is identified as 
a Historic building by Historic District nomination. The site is zoned R-1 Single 
Family Residential.  

The Red Brick Building has been recognized as a key asset to the Tularosa 
community for a number of years. Both the 2001 Village of Tularosa 
Comprehensive Plan and the 2016 Historic Granado Street Revitalization Plan 
call for the adaptive reuse of the building. The Red Brick Building Restoration 
Foundation has been working towards this goal and, in conjunction with Otero 
County and the Village of Tularosa, has taken the important steps of securing the 
building, cleaning the interior, replacing the failed roof structure, and installing 
pressed metal tiles that replicated the original clay tiles. 

There are several potential uses for a former school building (see Appendix B: 
Case Studies for examples). Former school buildings have been successfully 
reused as apartments, galleries, classrooms, office spaces, and event spaces 



Downtown
Vision

Village of Tularosa Page 75

Village of Tularosa Downtown Metropolitan Redevelopment Area Plan

across the country. Redevelopment of the Red Brick Building would be a prime 
catalyst for additional private investment in Downtown Tularosa. 

Adaptive reuse of the building would require a public/private partnership between 
the Village, Red Brick Building Restoration Foundation, and a private developer. 
The Village, in coordination with the Red Brick Building Restoration Foundation, 
should work on facilitating the redevelopment of the Red Brick Building through a 
Request For Proposal (RFP) process. Specific goals for redevelopment, permissive 
uses, time frame, and terms should be included in the RFP. Requirements for 
potential developers should include identifying their qualifications and experience 
on similar projects, proposed management approach, developer financial 
capacity, proposed construction financing, operating budget, etc. Redevelopment 
may include some environmental remediation of potential hazards such as lead 
paint. The Village should work with the EPA Brownfields Program to address this. 
Redevelopment of the Red Brick Building may also require revisiting the terms of 
the deed with the Tularosa Municipal Schools, which currently requires that the 
building be used for public purposes.  

Red Brick Building, rendering by Kells + Craig Architects.
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2. Tularosa Visitor Center: The Tularosa Visitor Center is proposed for the 
northeast corner of Granado Street and St. Francis Drive. The site is currently 
vacant and is privately-owned. It is zoned Historic Commercial and is located 
within the Tularosa Original Townsite Historic District. The Visitor Center 
conceptual design was first proposed in the Historic Granado Street Revitalization 
Plan. 

The property owner has generously offered to donate this property. The Village, 
likely with the assistance of legislative capital outlay, would be responsible for the 
design and construction. Ongoing operations could be managed by either the 
Village or a non-profit entity. The vacant building on the site has been demolished 
in anticipation of construction at some point in the future. 

The Visitor Center at this key, visible location would provide information about 
Tularosa and other area attractions, provide rest services for travelers, and exhibit 
space for local artists. There is also potential for relocating the Tularosa Village 
Historical Museum to the Visitor Center. Connecting the Visitor Center to the 
proposed plaza will create a centralized area that draws and serves both tourists 
and residents of Tularosa. Next steps for the Tularosa Visitor Center will be design 
development, construction of the building, and management of the day-to-day 
operations. 

Concept from the Historic Granado Street Revitalization Plan, William H. Powell, NM MainStreet.
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3. Tularosa Plaza: The proposed Tularosa Plaza is located at the southeast 
corner of Fresno Street and St. Francis Drive. The site is privately-owned 
and currently contains a vacant metal building. The site is zoned Historical 
Commercial and is located within the Tularosa Original Townsite Historic 
District. The metal building on the site is not identified as historically significant 
and is planned for demolition. The Plaza is envisioned to connect to the Visitor 
Center and serve as both a community gathering spot, as well as a feature that 
encourages travelers through Tularosa to stop and take a break. 

Next steps will be to design (with input from the Tularosa community) and 
construct the Plaza. While the site is currently privately-owned, it is not clear 
if the Plaza will be constructed or maintained privately or in conjunction with 
the Village of Tularosa. An important first step will be to establish the roles and 
responsibilities for construction and management. 

Incorporate water features that celebrate the history 
of Tularosa; sketches by Consensus Planning. 

Concept for the Greater Tularosa Foundation plaza (trees not shown), Hadley Yates, 2016. 
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4. Former General Store: The former General Store is located at the southeast 
corner of Granado Street and 3rd Street. The building structure was lost to fire 
a number of years ago, but the walls remain. The site is privately-owned and 
is zoned Historic Commercial. The site is located within the Tularosa Original 
Townsite Historic District and the structure is identified as Historic building by 
Historic District nomination.

The space is proposed to be renovated as an outdoor market and event space. 
Due to its central location on Granado Street, the former General Store would 
make a good location for a farmers’ and artisan market. Currently, the Tularosa 
Farmers’ Market is held at the Veterans’ Park on Saturday mornings. The 
General Store would provide an alternate location for the Farmers Market; for 
example, on a weekday evening. Other events and activities could include movie 
screenings, live music, and food trucks. 

Rehabilitation of the space could be funded privately, while management and 
programming of the space could be private or could be through a non-profit 
or other organization. The former General Store is part of a larger site, and 
redevelopment of the remainder of site could include a mix of residential and 
commercial spaces, with parking as an interim use. 

Below: Concept from the Historic Granado Street 
Revitalization Plan, Hadley Yates. 
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5. Higuera Avenue/ St. Francis Drive; Southeast Corner: The southeast corner 
of Higuera Avenue and St. Francis Drive is currently undeveloped. It is a large, 
privately-owned parcel that includes frontage on St. Francis Drive, Higuera 
Avenue, and Gallegos Lane. The site is not located within the Historic District. 
The first 160 feet east from St. Francis Drive is zoned Commercial, while the 
remainder is zoned R-MH, Mobile Home Residential. 

Given the size of the parcel and the amount of street frontage, this location 
presents an excellent opportunity for mixed use development that would increase 
activity in Downtown Tularosa. Appropriate uses include commercial and 
hospitality. The Village of Tularosa could support private development of the site 
through assistance with infrastructure extensions and improvements within the 
adjacent rights-of-way. 

Gallegos Lane

Higuera Avenue

Hospitality

Retail

Retail/ 
Restaurant

Plaza

St. Francis D
rive

Southeast corner of Higuera Avenue and St. Francis Drive, Consensus Planning.
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6. Higuera Avenue/St. Francis Drive; Northeast Corner: The northeast corner 
of Higuera Avenue and St. Francis Drive currently contains a vacant commercial 
building that appears to contain multiple adjoining structures that are in good 
condition. The property is privately-owned. The property is zoned Historic 
Commercial and is located within the Tularosa Original Townsite Historic District. 
The portion of the building located at the corner is identified as a Contributing 
building by Historic District nomination. 

Adaptive reuse of this property could include retail or restaurant uses that would 
serve as an important anchor and gateway to Downtown Tularosa for local 
residents and travelers coming from Alamogordo. Future use could include one 
large anchor and several smaller shop spaces for different tenants. Orientation 
of the building should be towards St. Francis Drive with windows and doors 
added. Expansion of the building could also continue east along Higuera Avenue. 
Placement of a mural along the southern wall would provide an opportunity 
for placemaking and serve as an entry feature to the area. The Village of 
Tularosa could support private redevelopment of the site through assistance with 
infrastructure extensions and improvements within the adjacent rights-of-way. In 
addition, adaptive reuse of the building may be eligible for state and federal tax 
credits for rehabilitation of a historic property. 

Below: Concept for the northeast corner of Higuera Avenue/St. Francis Drive, Consensus Planning.
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4.4  PUBLIC SECTOR INVESTMENTS
1. St. Francis Drive Improvements: Throughout the MRA 
planning process, the community cited the need to improve the 
St. Francis Drive by slowing traffic and improving pedestrian 
crossings, while also recognizing the value of the traffic 
volumes passing through Tularosa. As such, the MRA Plan 
recommends a redesign of St. Francis Drive. 

St. Francis Drive (US 54) is a NMDOT facility that carries both 
truck and vehicular traffic. It is a four-lane roadway with a 
speed limit of 35 mph. There is on-street parking lanes and 
sidewalks on both sides of the roadway. Within the Downtown 
MRA, only the intersection of Higuera Avenue and St. Francis 
Drive is signalized. The combination of high traffic volumes and 
speeds, the width of the roadway, and the lack of safe places 
for pedestrians to cross make St. Francis Drive a barrier to the 
creation of a cohesive, walkable shopping district. 

Improvements to St. Francis Drive should focus on slowing 
traffic through the Downtown core and providing safe and 
convenient crossing locations for pedestrians. Vehicular traffic 
should not be discouraged from traveling on St. Francis Drive 
as these drivers provide an important market for current 
and future businesses. Any improvements will require close 
consultation with and approval from the NMDOT. 

The proposed street section works within the existing 80-foot 
right-of-way. The concept envisions a wider east sidewalk, 
buffered on-street parking on the east side of the roadway, two 
travel lanes in each direction that are narrowed from 12-feet 
to 11-feet, and a landscaped median with left turn lanes at 
each intersection. By narrowing the travel lanes, drivers will 
be encouraged to travel at slower speeds. The landscaped 
median with turn lanes will provide space for pedestrians to 
cross more safely, while also providing space for cars turning 
left to safely wait. This will improve both traffic flow and 
pedestrian safety. To further increase pedestrian safety, curb 
extensions are provided on the east side at each road as it 
intersects with St. Francis Drive. This both defines the on-street 
parking area and provides pedestrians with a shorter crossing 
distance. Reducing the speed from 35 mph to 30 mph through 
Downtown Tularosa is an important component of this strategy. 
The speeds should be reduced for the area between Higuera 
Avenue and Cedro Street. Plan view of St. Francis Drive 

improvements, Consensus Planning.
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St. Francis Drive 
Proposed 
Intersection.

St. Francis Drive 
Proposed Street 
Section.

St. Francis Drive 
Existing 
Condition.
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2. Complete Granado Street Improvements: A private engineering firm is 
currently under contract with NMDOT to design new sidewalks, curb extensions, 
crosswalks, and other improvements for Granado Street. It is unlikely that the 
current appropriation will cover all of the improvements. Elements such as 
street lights, electrical outlets for vendors and food trucks, and landscaping 
may not be covered. As such, applying for additional funding to complete these 
improvements to Granado Street is a high priority.  

3. Create a Bike Lane: There are a large number of cyclists that ride between 
Alamogordo and Ruidoso. A bike lane is proposed to run north-south on St. 
Francis Drive and then turn east-west along Higuera Avenue to connect to 
Bookout Road and Highway 70. Provision of this bike lane will provide a safe 
bicycle route through the community for cyclists, while also drawing cyclists closer 
to Granado Street. Cyclists could stop at restaurants, coffee shops, or even a 
bicycle shop while riding through. The bike lane would also serve residents and 
students heading to the Tularosa Elementary and Middle Schools. All design and 
improvements to St. Francis Drive (US 54) requires consultation and approval 
by the NMDOT. The bicycles lanes shall comply with the AASHTO Guide for the 
Development of Bicycle Facilities. 

4. Create a Wayfinding Program: A wayfinding program will help draw 
visitors to Downtown Tularosa and provide direction to its various amenities and 
attractions. Wayfinding should include gateways, directional signage, and a kiosk. 

A kiosk would be an appropriate component of the Tularosa Visitor Center and 
Plaza. Kiosks typically incorporate an area map, community and regional features, 
and announcements. Kiosks may also include seating and a shade element. 

Directional signage highlights key attractions and services for 
visitors. Directional signs can include times or distances to specific 
destinations. Directional signage should be located 
throughout the area.

Gateways should focus on the edges 
of Downtown, welcoming visitors to the 
community. Gateways can take the form 
of an obelisk installed on both sides of the 
roadway. Gateways should include lighting 
and imagery that is distinct to Tularosa. 
Gateways are proposed on St. Francis Drive 
at the intersections of Higuera Avenue and 
Encino Street. 

Banners are a cost effective way to bring 
identity to the area. The new Granado Street 
logo (designed by a local artist) should 
be incorporated into banners and other 
wayfinding elements in Downtown Tularosa. New Granado Street logo.
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Downtown Tularosa Wayfinding, from left to right: light pole banners, gateway obelisk for Downtown entries, 
and directional signage, Consensus Planning. 

5. Commission Public Art
Public art provides an opportunity for 
placemaking, story telling, and building a 
sense of community. Murals in particular are 
a form of public art that is fun and relatively 
inexpensive. 

Tularosa’s vibrant arts and history culture 
should be a component of a revitalized 
Downtown Tularosa. Public art can range 
from murals to sculptures. Murals are a 
fun and relatively inexpensive art form 
that can provide an opportunity for a 
community to tell its story and create a 
distinct sense of place. Public art, whether 
murals or sculptural installations, should be 
a component of the future plaza and as well 
as on blank walls in visible locations. The Redevelopment Scenario identified 
several locations, including the northeast corner of St. Francis Drive and Higuera 
Avenue, the future Tularosa Plaza, and the pocket park on Granado Street. 

Faded mural on the old General Store.
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Public mural programs are typically supported by the local municipality or 
building owners and involve commissioning the installation of mural on private 
or public-owned property. In many instances, the murals become tourist 
attractions on their own. An example of this is the City of Tucumcari, which has a 
wonderful collection of murals.

Diverse examples of public art from around New Mexico. 
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6. Establish a Business Incubator: Business incubators are dedicated to 
the start-up and growth of small businesses, and typically provide business 
management and support services. Business incubators can help foster the 
creation of new jobs, enhance a community’s entrepreneurial climate, help 
retain existing businesses, build or accelerate growth in a local industry, and 
work to diversify local economies. Business management assistance may include 
professional advice, 
information on small 
business regulations, 
and assistance with 
advertising, promotion, 
and marketing, 
financial counseling, 
loan applications, 
etc. Support systems 
offered by a business 
incubator may include 
clerical and reception 
staff, cleaning, access 
to copy machines, 
computers, faxes, etc. Rental space within a business incubator is typically 
provided at below market rates. Many business incubators serve a variety of 
business types, including commercial kitchens. 

Finance New Mexico is a good resource for information regarding starting and 
managing a new business incubator. For the Village of Tularosa, providing a 
commercial kitchen incubator would help in creating value-added products 
from locally grown crops such as pistachios, pecans, and grapes. The Village, 
Greater Tularosa Foundation, and Tularosa Arts and History Council should 
work together on determining who would be interested in participating in such 
a facility. The incubator space could also include professional offices, catering 
businesses, food vendors, bakeries, restaurants, etc. Chris Madrid, director of 
economic development for Rio Arriba County, states: 

“Agriculture and value-added agriculture could play an important role in 
reviving rural areas. When we get to produce our own food, we offset the 
leakage of buying out of state. And if you produce something that you’re 
exporting out of state, you’re importing dollars to New Mexico. That’s the 
strategic impetus for our efforts.” 

Community kitchens are located in Silver City, Gallup, Albuquerque’s South 
Valley, Taos, Las Cruces, Española, etc. (see www.deliciousnm.org/commercial-
kitchens/ for more information on community kitchens in New Mexico and 
Appendix B: Case Studies for examples of successful incubators and community 
kitchens operating in New Mexico). 

South Valley Economic Development Center, Albuquerque.
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4.5  SUPPORT ACTIONS
1.  Adopt a LEDA Ordinance: The Village of Tularosa should create and adopt 

a Local Economic Development Act (LEDA) ordinance that identifies goals for 
job creation and improving the local economy. A LEDA ordinance will allow 
the Village to provide resources to support qualifying businesses with land, 
buildings, infrastructure, money, and/or industrial revenue bonds. Adoption 
and implementation of a LEDA ordinance is by the Village Board of Trustees. 

2.  Zoning Actions: 1) Rezone the 
south side of Higuera Avenue to 
Single Family Residential (R-1) and 
Multiple Family Residential (R-2) 
to support the redevelopment of 
vacant and underutilized parcels; 
2) Rezone the southeast corner of 
Higuera Avenue and St. Francis 
Drive to Commercial (C) and 
the parcel to the east to mixed-
use. The commercial and mixed 
use zoning should follow parcel 
lines; 3) Create a new zoning 
district that allows mixed use 
within the Downtown area; and 4) Update the Historical Residential (HR) 
and Historical Commercial (HC) zones to better reflect the historic character, 
architectural styles and materials, and uses. The zone changes must be done 
in consultation with and agreement from the owners of the properties. 

3.  Review and Update the Tularosa Original Townsite Historic District 
Nomination: Additional cultural resources may be eligible to be included in 
the Historic District. An updated nomination can enhance the understanding 
of the historic assets within the community. Grants are available to support 
this type of historic preservation work. An update of the nomination would 
also provide an opportunity for education on the historic resources within the 
community and the opportunities available.

4.  Promote New Housing Development: There are several areas within the 
MRA District that would be appropriate for single-family and/or multi-family 
residential development. Bringing additional residents to Downtown Tularosa 
would allow the area to become a more vibrant throughout the day. There 
are areas along Higuera Avenue that would be appropriate for residential 
development, as well as infill locations throughout the MRA. Residential 
development is appropriate as new, infill construction, as well as adaptive 
reuse of existing structures. Promotion of new residential development should 
be undertaken by the Village of Tularosa, Greater Tularosa Foundation, and 
the Tularosa Arts and History Council. 

Future zone changes. 
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5.  Establish a Tax Increment Finance District (TIF) and Business Improvement 
District (BID): The MRA designation provides the vehicle for the Village 
to establish a TIF district that allows the capture of additional property tax 
revenues above an established base line.  The tax increment gained between 
the base line and the future property tax revenue could help fund infrastructure 
improvements within the Downtown district, including the Granado Street 
lighting program, a wayfinding program, sidewalk replacements, building 
renovations, etc. Adoption of the TIF district would be by the Village Board of 
Trustees.

 Establishment of a BID within Downtown Tularosa would provide a steady 
source of funds that could support maintenance and upkeep of the area, 
promotional activities, and small improvement projects. This strategy requires 
the support of Downtown business owners. At present, there are not enough 
business owners to support a BID for Downtown Tularosa, but this is a strategy 
that could be pursued in the future when there are more businesses in the 
area. 

6.  Maintain On-Going Communication with Downtown Business Owners:
 The Village, in conjunction with the Otero County Economic Development 

Council, should maintain an on-
going dialogue with business owners 
regarding their priorities and needs, 
and be a conduit for information 
on tax incentives, grant and loan 
programs, and potential investor 
groups. One-on-one discussions 
at their places of business is a 
very effective way of maintaining 
communication and determining 
how to best assist these businesses. 
A monthly or quarterly get together 
where different topics of interest are 
discussed would also be a good way 
of fostering communication between 
the business owners.

7.  Develop a Building and Business Inventory: As part of the on-going 
dialogue with business owners and local commercial brokers, the Village 
should assist the Otero County Economic Development Council in developing 
and maintaining an inventory of Downtown businesses, building conditions, 
and vacant buildings and properties. The inventory should be used to develop 
a better understanding of the local business climate, assist in addressing 
problems and direct owners to available resources before any additional 
businesses decide to close, and assist business owners with expanding or 
relocating to other available buildings or properties within the Downtown 

Window display, Granado Street. 
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district. Maintaining and utilizing this building and business inventory will help  
stabilize the Downtown business district.

8.  Recruit New Businesses: Recruitment of new businesses is one of the most 
important economic development strategies for Downtown Tularosa.  This 
should be a joint effort between the Village of Tularosa, Otero County 
Economic Development Council, Greater Tularosa Foundation, and the 
Tularosa Arts and History Council. The business mix in Downtown Tularosa 
needs to be expanded and diversified with more restaurants, coffee shops, 
retail stores, brewery/tap room, bed and breakfast, galleries, etc. that will 
support and be complementary to the existing businesses in the area. The 
stakeholders should develop and maintain a promotional campaign that 
markets the community strengths and assets, highlights available properties 
and buildings, and describes potential funding sources and available 
incentives for locating a new business in Tularosa.  

9.  Continue and Expand Community Events and Farmers’ Market: 
Community events draw activity and interest to Downtown from both 
residents and visitors. Recent events have included Halloween on Granado 
Street and the Art and Music Festival. Future events could include a weekday 
farmers’ market, outdoor movies, music, and other festivals. Tularosa held 
an annual Rose Festival for many years and revival of this community event 
should be considered. The Tularosa Arts and History Council should continue 
to take the lead in organizing regular events in Downtown Tularosa.

Art and Music Festival and Halloween on Granado Street, 2016. Photo credit: Ron Keller.

10. Promote Infill Development and Adaptive Reuse: Given the number of 
vacant buildings and properties in Downtown Tularosa, the promotion and 
support of reusing existing structures and new development on vacant sites 
would bring more activity and people to the area. Promotion and support for 
infill development and adaptive reuse of existing building should be taken on 
by the Village of Tularosa, Greater Tularosa Foundation, and other non-profit 
entities. 
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11. Improve Building Facades: Although many of the buildings in Downtown 
are in relatively good condition, a number of buildings need minor facade 
improvements to maintain an appearance of a well-maintained commercial 
district. This is a cost effective action that could have a major positive 
impact on the 
experience of visiting 
and patronizing 
Downtown. 
Organizing facade 
improvements should 
be taken on by the 
Village, Greater 
Tularosa Foundation, 
and Tularosa Arts 
and History Council, 
with design assistance 
provided by New 
Mexico MainStreet. 
Facade improvements 
should start with 
focusing on a single 
block of Granado Street, which will have the most impact on Downtown 
Tularosa. Painting or repairing the front facades of buildings and building 
signs, installing new windows, awnings, or doors; and other cosmetic repairs 
will improve the business climate. Soliciting contractors for donations of 
materials would be a good step towards broadening community involvement 
in this effort. Facade improvements should be an on-going effort led by either 
the Tularosa Arts and History Council or the Greater Tularosa Foundation, 
and coordinated with property and business owners. Potential funding sources 
including New Mexico MainStreet’s revolving loan program can be pursued 
for buildings that need more than minor cosmetic work. 

12. Explore the Feasibility of Applying for Certified Local Government 
(CLG): As previously mentioned, if the Village of Tularosa applied to the 
New Mexico Historic Preservation Division (NMHPD) for designation as a 
Certified Local Government (CLG), it would be eligible for federal historic 
preservation grants. NMHPD must set aside 10% of its annual Historic 
Preservation Fund allocation for a grant program to certified communities. 
In 2017, approximately $60,000 was available to the eight CLGs in New 
Mexico, which range in size and location. In addition, CLGs receive technical 
assistance in historic preservation from the State Historic Preservation Office 
(SHPO). 

Facade improvement on Granado Street.
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4.6  CHARACTER DEFINING ELEMENTS 
There are strong character defining elements that contribute to the built character 
and landscape of Tularosa. It is this clear sense of history and character that 
makes Tularosa a distinct and delightful place to live and visit. The MRA Plan 
is not intended to regulate design. However, the Plan recommends that the 
following character defining features described in this section be preserved and 
respected where possible in the rehabilitation of properties. New construction 
and infill development should not imitate past architectural styles, but should 
reflect these character defining features, where appropriate. 

ARCHITECTURAL STYLES
The following architectural styles are listed in Tularosa Original Townsite Historic 
District. Examples of these styles can be found within the MRA District, although 
they are not the area’s only architectural styles. 

Adobe/New Mexico Vernacular: Adobe and New Mexico Vernacular 
architecture are characterized by flat roofs or pitched tin roofs, typically one-story, 
with a linear floor plan. Doors are typically set to the inside of the wall, reflecting 
the thickness of the walls, while windows are set to the exterior face. Other 
features include exposed vigas and lintels, and stucco or mud plaster finishes. 

Adobe/New Mexico Vernacular architecture, Tularosa.
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Territorial: The Territorial architectural style is characterized by the application 
of Greek Revival and Gothic details to Adobe and New Mexico vernacular 
buildings. Common Territorial details include dentil brick coping along parapets 
and wood detailing around windows and doors. 

Territorial architectural details, Tularosa. 

Victorian: The Victorian architecture in Tularosa is mostly found on commercial 
buildings, but in all cases, the style is simplified. The Victorian style is 
characterized by one to two story buildings with pitched roofs, with a mix of 
textures and materials, and some degree, ornamentation. Residential properties 
are often “L” or “T” shaped with gabled roofs. Commercial properties often 
have a false front parapet, hiding a pitched roof behind. Materials include brick, 
stucco, cast stone, patterned masonry, with wood detailing on posts and gable 
ends. 

Commercial Victorian style architecture, Tularosa.
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California Bungalow: The California 
Bungalow architectural style is 
characterized by broad pitched roofs, large 
porches or verandas, wide eaves with 
exposed rafter tails, projecting roof beams 
and knee braces. Generally one or one 
and a half stories in height, the houses 
have a single gable roof. A large dormer 
often forms the porch with the gable end 
finished with shingle or textured plaster and 
half timbering. Porches are flanked by pier 
columns. Finished materials include cast 
stone, brick, stucco, and wood shingle as 
an accent feature. 

Pueblo Revival: The Pueblo Revival 
architectural style is characterized by thick, 
irregular, rounded walls and parapets 
made from adobe, or made to appear to 
be made from adobe, and finished with 
earth tone stucco. Usually one to two stories 
with a flat roof, Pueblo Revival architecture 
design features include projecting viga ends 
above porches, wood lintels and corbels, 
battered walls, and projecting canales. 

Mission Revival: The Mission Revival 
architectural style is characterized by one 
to two story buildings with symmetrical 
facades, with pyramid or hipped tile 
roofs. Porches with arched openings and 
curvilinear parapets are common design 
features. Exterior finishes are usually 
smooth stucco or heavily textured (pebble-
dash) stucco. 

Tularosa architectural styles. Top: California Bungalow; Middle: 
Pueblo Revival; Bottom three: Mission Revival. 
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WINDOWS and DOORS
An important part of a building’s character is 
the pattern of windows and doors. The pattern 
varies between architectural styles. Adobe 
buildings are often characterized by a smaller 
ratio of windows and doors to walls, and deep 
set doors and windows. Some include a visible 
stone foundation. While Victorian commercial 
buildings are often characterized by large 
display windows. Residential buildings in the 
California Bungalow, Pueblo Revival, and 
Mission Revival styles are often characterized 
by a symmetrical patterns and groupings of 
windows and doors.

BUILDING HEIGHT, RHYTHM, and SCALE
Commercial buildings of all styles in typically 
sit at the edge of the property with no 
setback in Downtown Tularosa. Single family 
residential properties are typically setback 
from the public right-of-way. Building heights 
range from one to two stories, with exceptions 
being the Red Brick Building and the tower on 
the Methodist Church. Victorian commercial 
buildings are characterized by large display 
windows, false front parapets, one to two 
stories in height, and the use of masonry. 
Some properties have changed in use over 
the years between residential and commercial 
use. This is often reflected in the location 
of residential front porches on commercial 
properties, and long verandas and corner 
doors (commercial features) on residential 
properties. 

ROOFS
Roof types vary according to the range of 
different architectural styles within the MRA 
District and typically include flat roofs, gabled 
roofs, and hipped roofs. Characteristic roofing 
materials include tile, asphalt shingles, and 
corrugated metal (tin). Commercial properties 
are often characterized by flat, pitched, 
or shed roofs hidden behind a false front 
parapet. 

Note the patterns of windows and doors, building heights 
and rhythms, and the different roof forms and building 
materials, brick, masonry, and cast stone in Tularosa.
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MATERIALS
Appropriate finish building materials should reflect those most prevalent within 
the MRA District and the Historic District. However, there is a wide range of 
materials present due to the range of architectural styles found within the Historic 
District. Appropriate finish building materials include stucco, brick, cast stone, 
and masonry. Adobe and wood frame are appropriate building materials, but 
they are not usually the finished material. 

LANDSCAPE 
A very distinct element of Tularosa is 
the cultural landscape, which reflects 
the history of the platting and layout 
of the Townsite’s original 49 blocks 
and the acequia system that was 
constructed to support the community. 
Key features of the landscape are 
the acequias, mature tree canopy, 
gardens, stone and adobe walls along 
property edges, and the block sizes 
and platting that still reflect the original 
layout of the townsite. 

PUBLIC GATHERING SPACES
There is currently one small pocket 
park within the MRA District, located 
on Granado Street, adjacent to the 
Tularosa Hotel. Adjacent to the MRA 
District is the James Vigil Park, located 
behind the Tularosa Village Hall, Fire 
Station, and Tularosa Village Historical Museum. The redevelopment of the 
former General Store and the development of a public plaza on the southeast 
corner of St. Francis Drive and Fresno Street as future public gathering spaces 
will be excellent improvements that support community events and activities. The 
adaptive reuse of the Red Brick Building could also provide a further gathering 
space. Generally existing and proposed outdoor gathering spaces in Tularosa 
are characterized by the provision of shade trees and roses, and open gathering 
areas. 

LIGHTING
Street lights in Tularosa are generally the standard overhead cobra lights. The 
community indicated an interest in the provision of street lights along Granado 
Street that would better reflect the history and character of the street and provide 
a higher level of safety and security. The Village of Tularosa is currently working 
with the NMDOT on street improvements to Granado Street. Future phases 
should include street lights that allow for banners and electrical outlets for 
community events. 

The acequia/ ditch along Fresno Street and 
the landscape it supports.
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STREET FURNITURE
There is currently little in the way of 
street furniture in Downtown Tularosa. 
However, when the Tularosa Plaza 
and the former General Store are 
developed, the style and design of 
benches, tables, and other elements 
of street furniture should be consistent 
throughout the area. 

SIGNAGE
Most commercial businesses are 
located along St. Francis Drive and Granado Street. St. Francis Drive, with 
its higher traffic volumes and faster speeds, is characterized by larger signs, 
often pole mounted. These signs are appropriate to the corridor, given the 
characteristics of the roadway. Along Granado Street, most signs are building-
mounted, either flush to the building or hanging perpendicular. Given the lack of 
a setback and the pedestrian orientation of Granado Street, building mounted 
signs, small hanging signs, and temporary sandwich boards are appropriate 
types of signage. As noted earlier, Tularosa has a history of murals, and while 
some serve purely as art, others can serve as signage, directing people to 
Tularosa or a specific business. Murals and painted signs are characteristic of 
Tularosa, both on Granado Street and St. Francis Drive.  

Tularosa signage; traditional and modern. 

Bench on Granado Street.
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5.1  IMPLEMENTATION
The Village of Tularosa Downtown MRA Plan identifies a wide range of catalytic 
redevelopment projects, public sector investments, and support actions, which are 
intended to help stimulate, leverage, or incentivize private sector investment and 
public/private partnerships that may make the project more economically feasible. 
The priority redevelopment projects, public sector investment priorities, and support 
actions are listed in Tables 5.1 to 5.3, along with agencies and partnerships; 
potential funding sources; priority; and time frame. Time frames are defined by 
short term (1-3 years), medium term (4-7 years), and long term (8+ years).  The 
funding sources listed in the tables are just a few of the primary sources; there are 
a myriad of project financing and funding sources that are further listed in Sections 
5.2 and 5.3. It is likely that some of the larger infrastructure projects will likely 
require more than one funding source and may require phasing.

TABLE 5.1: DOWNTOWN TULAROSA MRA DISTRICT - CATALYTIC REDEVELOPMENT PROJECTS

Ph
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ry Project Agencies and 
Partnerships

Funding Sources Priority Time 
Frame

• • 1. Red Brick Building

Village, Red Brick 
Building Restoration 
Foundation, Private 
Developer

Legislative 
Appropriations, 
LOGRT, LEDA, Federal 
& State Tax Credits for 
Historic 
Properties, Private 
Funding

High Medium 
Term

• • 2. Tularosa Visitor 
Center

Private Developer, 
Village, Greater 
Tularosa Foundation

Legislative 
Appropriations, LEDA, 
NMMS

High
Medium 

Term

• • 3. Tularosa Plaza
Private Property Owner, 
Village, Greater 
Tularosa Foundation

Private Funding High
Medium 

Term

• • 4. Former General 
Store

Private Property Owner, 
Greater Tularosa 
Foundation, Village 

Legislative 
Appropriations, LEDA, 
Private Funding

Medium
Medium 

Term

• • 5. Higuera/ St. Francis 
Drive, SE Corner

Private Developer, 
Village

Legislative 
Appropriations, LEDA, 
Private Funding

Medium
Long 
Term

• • 6. Higuera/ St. Francis 
Drive, NE Corner

Private Developer, 
Village

Legislative 
Appropriations, LEDA, 
Private Investment, 
Federal & State Tax 
Credits for Historic 
Properties

High
 

Medium 
Term
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TABLE 5.2: DOWNTOWN TULAROSA MRA DISTRICT - PUBLIC SECTOR INVESTMENTS
Ph
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ry Investment Responsibility and 
Partnerships

Funding Sources Priority Time 
Frame

• • 1. Improve St. Francis 
Drive

Village, NMDOT, 
SENMCOG, Private 
Design Consultant

NMDOT, TAP, MAP, 
COOP

High 
Medium 

Term

• •
3. Complete 
Improvements to 
Granado Street

Village, NMDOT, 
SENMCOG, Private 
Design Consultant

NMDOT, TAP, MAP, 
COOP, Private 
Funding

High
Short 
Term

• •
2. Bike Lane on St. 
Francis Drive and 
Higuera Avenue

Village, NMDOT, Private 
Design Consultant

NMDOT, Legislative 
Appropriations

Medium
Medium 

Term

• • 4. Create Wayfinding 
Program

Village, Greater 
Tularosa Foundation, 
Tularosa Arts and 
History Council

ICIP, Legislative 
Appropriations

High
Short 
Term

• • 5. Commission Public 
Art

Village, Greater 
Tularosa Foundation, 
Tularosa Arts and 
History Council 

General Fund, 
NMMS, Private 
Foundations

Medium
Short 
Term

• • 6. Establish a Business 
Incubator

Village, Otero County 
Economic Development 
Council, New Mexico 
Economic Development 
Dept. 

Legislative 
Appropriations

Medium
Long 
Term
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TABLE 5.3: DOWNTOWN TULAROSA MRA DISTRICT - SUPPORT ACTIONS

Ph
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gu
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ry Support Actions Responsibility and 
Partnerships

Funding Sources Priority Time 
Frame

• 1. Adopt a LEDA 
Ordinance

Village General Fund High
Short 
Term

•

2. Rezone Properties, 
Create a Mixed-use 
Zone, & Update 
HR and HC Zoning 
Districts

Village, Tularosa Arts 
and History Council

General Fund Medium
Short 
Term

• •
3. Review/Update 
Tularosa Historic 
District Nomination

Village, NMHPD, 
Tularosa Arts & History 
Council

Historic Preservation 
Grants

Medium
Short 
Term

• 4. Promote New 
Housing Development

Village, Otero County 
Economic 
Development Council, 
NMMFA

HOPE VI, NMMFA Low
Medium 

Term

• 5. Establish TIF and 
BID Districts

Village, Downtown 
Business Owners

- Low
Long 
Term

• 6. Communication 
with Business Owners

Village, Otero County 
Economic 
Development Council

- High On-going

• 7. Develop a Building 
and Business Inventory

Village, Otero County 
Economic 
Development Council

- Medium
Short 
Term

• 8. Recruit New 
Businesses

Village, Otero County 
Economic Development 
Council, Greater 
Tularosa Foundation, 
Tularosa Arts & History 
Council

USDA RBDG, BID High On-going

•
9. Continue 
Community Events 
and Farmers’ Market

Village, Tularosa Arts & 
History Council

General Fund, Private 
Non-Profit Donations

High On-going

•
10. Promote Infill 
Development and 
Adaptive Reuse

Village, Private Property 
Owners

Village, Private 
Property Owners

High On-going

• 11. Improve Building 
Facades

Village, Private Property 
Owners, Tularosa Arts & 
History Council, NMMS

Private Property 
Owners, NMMS

High On-going

•
12. Explore Feasibility 
of Applying for CLG 
Designation

Village, Tularosa Arts & 
History Council, NMMS

General Fund Low
Long 
Term
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5.2 PROJECT FINANCING
Several of the projects identified in the Tularosa Downtown MRA Plan will rely on 
municipal financing tools available for redevelopment. These include revenue 
enhancements, planning overlays and tax incentives, self-assessment tax 
strategies, municipal bonds and capital outlays, and public/private partnerships. 
An overview of these financing tools are as follows:

PUBLIC/PRIVATE PARTNERSHIPS
Utilizing public/private partnerships is an excellent approach used by 
municipalities to support redevelopment. The MRA Plan provides the tool needed 
for New Mexico communities to participate in public/private partnerships 
without violating the New Mexico Anti-Donation Clause (Article IX, Section 14). 
There are numerous ways the Village of Tularosa can engage in public-private 
partnerships, including land or building donation (i.e., Red Brick Building), land 
acquisition and disposition through a RFP (Request for Proposal) process to 
attract a private developer, waiver of utility hook-up fees, assistance in securing 
loans or grants, infrastructure improvements, or subsidizing leases for Village-
owned buildings. 

A private sector investor group or individuals can play a significant role in 
strategically targeting building and property acquisitions, building rehabilitation 
and redevelopment, and new business start-ups. The Village of Tularosa 
and the Tularosa Arts and History Council should make an effort to advertise 
redevelopment opportunities, to pursue public/private partnerships, and to 
support business retention efforts. The Village has sought economic development 
assistance through New Mexico MainStreet in the past and should continue to 
utilize as many of the state’s available economic tools as is feasible.

Since 2002, there have been 83 communities that have passed a Local 
Economic Development Act (LEDA). This involves creating an economic 
development organization and a strategic plan, which allowed public support 
of economic development tailored to local needs. The Village of Tularosa 
should prioritize the creation and adoption of a Local Economic Development 
Ordinance (LEDA) that identifies goals for creating jobs, improving and 
diversifying the local economy; key target industries, and the Village’s role in 
job creation. The LEDA ordinance will allow the Village to provide resources 
to support those qualifying businesses including land, buildings, infrastructure, 
money, and/or industrial revenue bonds. 

REVENUE ENHANCEMENTS
Municipal Gross Receipts Tax Revenues: Local Option Gross Receipts Tax 
(LOGRT) is a financing tool that should be considered to fund infrastructure 
improvements. Municipalities in New Mexico may impose by ordinance an 
excise tax not to exceed a rate of 1.5% in a single ordinance or in aggregate. 
Increments for both infrastructure improvements and for “quality of life” projects 
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could be imposed as a potential funding source. The advantage of GRT 
collection is that it includes revenue from tourists and shoppers from outside the 
municipal limits, allowing for broader collection of revenues than some special 
purpose funding sources.

Quality of Life Gross Receipts Tax: The legislation requires that the revenue must 
be dedicated to cultural programs and activities provided by the municipality 
and to cultural programs, events, and activities provided by contract or operating 
agreement with a non-profit or publicly-owned cultural organization.

Ad Valorem Taxes: Property taxes provide a smaller, but still important, revenue 
stream for municipalities. As previously noted, the Village has seen an increase in 
ad valorem tax revenues, even though there have been no new tax rate increases 
in that time.

PLANNING TOOLS and TAX INCENTIVES  
In addition to Metropolitan Redevelopment Areas and associated plans, other 
types of planning tools and tax incentives include: 

Tax Increment Finance District (TIF): A Tax Increment Finance District (TIF) can 
be used as a redevelopment tool of blighted “brownfield” (previously developed 
and potentially contaminated) sites. The municipality can target a blighted area 
for redevelopment projects that will raise the assessed property values within the 
TIF district. The new “increment” rise in property taxes is then captured by the 
municipality and designated for reinvestment in public projects and infrastructure 
within the district. The traditional TIF district has been used to create numerous 
TIF districts in New Mexico, such as the cities of Las Vegas, Lovington, Silver City, 
Las Cruces, and Albuquerque.

Tax Increment Development Districts (TIDD): A TIDD is another financing 
tool available for development in New Mexico. It has two major differences 
that set it apart from the more traditional TIF. First, it can capture two types of 
tax increment - the GRT increment and the property tax increment. Second, the 
TIDD can be used both on brownfield and “greenfield” (undeveloped) sites. The 
GRT portion can either be done as local only or include state GRT as well. State 
GRT requires approval of the State Board of Finance and the Legislature. Local 
approval requires a petition to be signed by 51% of the property owners within 
the proposed TIDD.

A TIDD is a major financial tool for public infrastructure programs that a 
municipality or a property owner may not be able to generate on their own. 
Bonds are generated to pay the upfront costs of the TIDD infrastructure and the 
tax increment revenues pay back the bonds. The captured revenues from the 
increment must be spent on the public infrastructure within the district. The local 
governing body, the New Mexico Board of Finance, and the State Legislature 
must all approve a TIDD. Due to the potential financial magnitude of a TIDD, 
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the development and approval process is substantial and bond finance experts, 
economists, and attorneys are all typically involved in the application.

A TIDD may be a viable tool to consider using for MainStreet improvements. 
However, due to its complexity and the cost of application, careful analysis would 
be required prior to initiation. The Village may want to consult with the New 
Mexico State Board of Finance for guidance on a successful application.

State Income Tax Credit for Registered Cultural Properties: The State Income 
Tax Credit for Registered Cultural Properties program was established in 1984 to 
encourage the restoration, rehabilitation and preservation of cultural properties. 
It is administered by the New Mexico Historic Preservation Division. More than 
800 projects have been approved for New Mexico homes, hotels, restaurants, 
businesses and theaters that benefited from one of the few financial incentives 
available to owners of historic properties. To be eligible, buildings must be 
individually listed in or be listed as contributing to a State Register of Cultural 
Properties historic district. The maximum amount of project expenses eligible for 
the tax credit is $50,000. If listed in an Arts and Cultural District, the maximum 
is $100,000. The maximum credit is 50% of eligible costs of the approved 
rehabilitation or 5 years of tax liability, whichever is least. The credit is applied 
against New Mexico income taxes owed in the year the project is completed, and 
the balance may be carried forward for up to four additional years. 

Federal Historic Preservation Tax Incentives Program: The Federal Historic 
Preservation Tax Incentives Program, administered by the National Park Service 
in partnership with the State Historic Preservation Offices, is the nation’s most 
effective and largest program specifically supporting historic preservation. With 
over 39,600 completed projects since its inception in 1976, the program has 
generated over $69 billion in the rehabilitation of income-producing historic 
properties. Downtown Tularosa has many vacant buildings that could be 
revitalized and provide positive economic impact to the Village of Tularosa. 
As cited in the National Park Service’s 2015 Annual Report, there were 1,283 
proposed projects and $6.63 billion in rehabilitation approved; 870 completed 
projects and $4.47 billion in rehabilitation work certified.

Federal Tax Incentives for Rehabilitating Historic Buildings: Over the 
program’s 35-year history, it has invested over $66 billion toward rehabilitation 
that has covered 38,819 certified projects. The National Park Service determines 
whether a historic building qualifies as a certified historic structure and whether 
the rehabilitation work will preserve the historic character of the building.

New Markets Tax Credits (NMTC): New Markets Tax Credits (NMTC) is a 
major federal incentive to spur new or increased private investments into 
operating businesses and projects located within low income communities. 
The NMTC program was established by Congress in 2000 as part of the 
Community Renewal and Tax Relief Act of 2000. The goal of the program is to 
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spur revitalization efforts in low-income census tracts across the United States 
and Territories, as indicated by the American Community Survey. It is helpful 
for projects to be within a MRA District. In 2004, the program was amended to 
create three new categories of low income communities, including High Out-
Migration Rural County Census Tracts; Low-Population / Empowerment Zone 
Census Tracts; and Targeted Populations.

The NMTC program allows individual and corporate investors to receive tax credits 
for equity investments by certified Community Development Entities. The tax credit 
equals 39% of the original investment and is paid out over a period of seven years 
(5% for each of the first three years, and 6% for each of the remaining four years). 
One limitation for many MainStreet communities in New Mexico is the required 
project threshold of $5 million to be eligible for these tax credits.

SELF-ASSESSMENT TAX STRATEGIES
There are two popular programs available for property and business owners 
who wish to tax themselves incrementally in order to pay for improvements and 
services that enhance their properties. These self-assessment strategies are the 
Public Improvement District (PID) and the Business Improvement District (BID).

Public Improvement District: A Public Improvement District (PID) is established 
by the governing body through a petition of the majority of property owners 
within the district to impose an additional annual property tax assessment on 
their properties. The assessment is based upon an agreed upon formula used 
for the purpose of financing upfront costs of public infrastructure improvements 
such as water and sewer lines, street and sidewalk improvements, mass transit 
or trail improvements, parking lots, park and recreation facilities, libraries 
and cultural facilities, landscaping, public art, and public safety facilities. The 
projects are typically financed through bonds with a minimum of 10-year (and 
more commonly 20 or 25 year) payback periods. The municipality is allowed to 
contribute funds, equipment, or in-kind services in assistance to the PID. 

Business Improvement District: A Business Improvement District (BID) is 
similar to a PID in that it is established by the governing body, funded by a 
new increment of property tax assessment, and created through a petition of 
the majority of property owners in the district. A BID is established to provide 
additional funding for improvements in a business district. Revenues are collected 
annually through a special assessment by the City and returned to an approved 
BID management agency to support business recruitment, retention, and 
support. Typical BID services include enhanced safety and cleanliness programs, 
cooperative marketing and signage, hospitality services, transportation services 
(trolleys, bike racks, safe rides home, etc.), improved lighting or landscaping, 
and other important district improvements and services. Within MainStreet 
communities, the BID property community is established under the MainStreet 
Board, which allows the property committee to benefit from the programs and 
priorities established by the Board. Two examples of New Mexico communities 
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that utilize BIDs for their downtowns are the City of Albuquerque and the City of 
Gallup.

MUNICIPAL BONDS and CAPITAL OUTLAY FUNDS 
Municipal bonds will be critical to support future redevelopment projects in 
Downtown Tularosa. Requests for capital outlay appropriations may also help to 
fill the gap for a major redevelopment project. The state legislature has received 
positive reports on the impact taxpayer investment has had on MainStreet 
communities. As reported in Albuquerque Business First, Jon Barela, (former) 
New Mexico Economic Development Cabinet Secretary, stated: 

“...New Mexico taxpayers are seeing a return on their investments 
and business and local governments benefit greatly from that 
investment”. The article goes on to state that in a report prepared 
by Place Economics and commissioned by the New Mexico 
Economic Development Department, “since the program began 
in 1986, for every $1 the state invested in the NM MainStreet 
Program, the MainStreet communities saw private investment of 
$21.89 in building rehabilitation and $22.55 in new construction. 
Since 1986 through July of 2013, New Mexico MainStreet 
communities saw a gain of 3,200 net new businesses and nearly 
11,300 net new jobs.” 

Once the Downtown Tularosa MRA Plan is adopted, the Village should be in a 
good position to request capital outlay funds.

PRIVATE FOUNDATIONS  
Private foundations can play a vital role in providing funding. There are many 
organizations and foundations that provide grants to municipalities and tax-
exempt non-profit groups for redevelopment projects and improvements. The 
Village, Otero County  Economic Development Council, Greater Tularosa 
Foundation, and the Tularosa Arts and History Council should research the 
criteria and apply for grants that will help achieve the goals of the Downtown 
MRA Plan. Some examples include the McCune Charitable Foundation, 
Community Foundation of Southern New Mexico, Lannan Foundation, New 
Mexico Community Foundation, etc. 
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5.3  FUNDING SOURCES
The funding sources section provides a list of federal and state sources available 
to both local governments and individuals interested in starting a new business, 
in need of a small business loan, or engaging in historic preservation within 
the Downtown Tularosa MRA. Each program has eligibility criteria and contact 
information. The implementation projects and strategies identified in the previous 
section reference the following funding sources: 

VILLAGE BUDGET AND TAXATION AUTHORITY
1. Business Improvement District (BID): Downtown business owners may elect to 
establish a BID to pay for maintenance, safety, hospitality training, or promotion. 

2. General Obligation Bonds: General obligation bonds may be issued by the 
Village of Tularosa to finance capital improvement projects.  The Village pays 
the principal and the interest on the bonds and the bonds are redeemed with 
property tax revenue. 

3. Infrastructure Capital Improvements Plan (ICIP): Infrastructure projects are 
funded through capital outlay and the ICIP. Village funds can be leveraged as 
matching funds to secure larger grants or loans by state or federal agencies. 

4. Local Options Gross Receipts Tax (LOGRT): The Village of Tularosa may 
opt for a vote by residents to raise the local gross receipts rate to help fund and 
provide additional revenue for economic development projects, including arts and 
cultural projects and revitalization, within the Downtown MRA.

5. Lodgers’ Tax: In the future when lodging becomes available within the Village 
of Tularosa, lodgers’ tax revenues could be used for promotion and advertising of 
Downtown attractions and special events. It may also be used to acquire, develop, 
and operate tourist-related facilities.

6. Public/Private Partnerships: The Village of Tularosa can establish public 
private partnerships with developers who are seeking additional financial support 
or incentives to develop community facilities, affordable housing, retail, or office 
space within the MRA. The Village may enter an agreement with an interested 
party that wants to develop or operate a Village-owned property, such as the Red 
Brick Building. 

7. Tax Increment Financing (TIF) District:  The Village of Tularosa may decide 
to establish a TIF for Downtown Tularosa. This would allow future gains in gross 
receipts taxes or property taxes to pay for streetscape, infrastructure, or building 
improvements or rehabilitation. 
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CAPITAL OUTLAY
8. Cooperative Agreements Program (COOP) Local Government Road Fund: 
The program assists local governments and other public entities to improve, 
construct, maintain, repair, and pave highways, streets, and public parking 
lots.  Funds must be used for the construction, maintenance, repair, and the 
improvements of public highways, streets, and parking lots.  The local match is 
40% and awards range from $9,000 to $192,000.  Funds are made available at 
the beginning of the fiscal year and must be encumbered and spent no later than 
the end of the fiscal year.  

Contact: NMDOT, Maintenance Section
 1120 Cerrillos Road
 P.O. Box 1149
 Santa Fe, NM 87504-1149
 Phone: (505) 827-5498  
 Website: www.nmshtd.state.nm.us/

9. Local Economic Development Act (LEDA) Capital Outlay Funds: The Village 
of Tularosa has not adopted LEDA ordinance in place; which puts the Village 
at a disadvantage as compared to the 83 other New Mexico communities 
(including Alamogordo) that have adopted LEDA. Administered by the New 
Mexico Economic Development Department, these funds are provided to local 
governments to help stimulate economic development efforts. Grant funding is 
based on the receipt of capital outlay funds appropriated by the New Mexico 
Legislature and are provided on a reimbursable basis only. Guidelines for eligible 
projects can be found on the NMEDD website, but generally include requirements 
such as the need to create permanent, full-time, private-sector jobs; the project 
must be fully-funded and shovel ready, and must target industry clusters such 
as aerospace and defense, advanced manufacturing, back office and technical 
support, digital and emerging media, energy, food processing, and logistics, 
distribution and transportation. 

Contact: New Mexico Economic Development Dept.
 Joseph M. Montoya Building
 1100 St. Francis Drive 
 Santa Fe, NM 87505
 Phone: (505) 827-0264
 Website: gonm.biz/business-resource-center/edd-programs-for-business/

finance-development/leda/

10. Municipal Arterial Program (MAP) Local Government Road Fund: This 
program assists municipalities construct and reconstruct streets which are principal 
extensions of the rural highway system and other streets which qualify under 
NMDOT criteria.  Municipalities are required to contribute 25% to the cost of 
the project.  There is no set limit to the amount of awards, but the state’s share 
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typically ranges from $50,000 to $1.1 million per project. Complete applications 
must be received by March 15th for funding to be considered by the fiscal year 
beginning July 1.  

Contact: Engineer Maintenance Section
 New Mexico Department of Transportation
 1120 Cerrillos Road
 PO Box 1149
 Santa Fe, NM 87504-1149
 Phone: (505) 827-5498  
 Website: www.nmshtd.state.nm.us

11. New Mexico MainStreet Capital Outlay Fund: NMMS receives funding from 
the State Legislature each year that MainStreet communities are eligible to apply 
for to implement identified priority catalytic projects within a MainStreet district. 
Program funds are competitive. 

Contact: New Mexico MainStreet Program
 Joseph M. Montoya Building
 1100 St. Francis Drive
 Santa Fe, NM, 87505
 Phone: (505) 827-0168
 Website: nmmainstreet.org/

12. Transportation Alternatives Program (TAP): The TAP is administered by the 
New Mexico Department of Transportation. TAP funds can be used for design and 
construction of streetscape improvements, including sidewalks, trails, bike lanes, 
lighting, etc. The NMDOT has a competitive process for TAP funds based on how 
well the application addresses the goals of the program. Approximately every 
two years, NMDOT coordinates with the state’s seven RTPOs and five MPOs on 
soliciting TAP applications.

Contact: New Mexico Department of Transportation
 1120 Cerrillos Road
 Santa Fe, NM, 87504
 Phone: (505) 827-5100
 Website: dot.state.nm.us/content/nmdot/en/Planning.html

13. U.S. Department of Transportation (DOT): The DOT provides funding 
for restoration projects through Transportation Enhancement funds, which are 
administered through NMDOT’s Surface Transportation Program (STP). The STP 
program funds construction, improvement, and other transportation-related 
projects on roads functionally classified Interstate, Principal Arterial, Minor Arterial, 
or Major Collector. 

Contact: NMDOT General Office 
 1120 Cerrillos Road
 Santa Fe, NM, 87504-1149
 Phone: (505) 827-5100
 Website: www.nmshtd.state.nm.us
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COMMUNITY GRANTS
14. HOPE VI Main Street Program: This program provides grants to 
communities under 50,000 in population for development of affordable housing 
that is undertaken in connection with a MainStreet revitalization effort. Obsolete 
commercial offices or buildings can be reconfigured into rent producing 
affordable housing. The grants cannot be used on general infrastructure or 
commercial development. 

Contact: US Department of Housing and Urban Development 
 451 7th Street S.W.
 Washington, DC 20410
 Phone: (202) 708-1112
 Website: portal.hud.gov/hudportal/HUD?src=/program_offices/public_

indian_housing/programs/ph/hope6/grants/mainstreet

15. Land and Water Conservation Fund (LWCF): This program is administered 
by the National Park Service. The state side of the LWCF provides matching 
grants to states and local governments for the acquisition and development 
of public outdoor recreation areas and facilities. The New Mexico State Parks 
Division of the Energy, Minerals, and Natural Resources Department administers 
the state program.  New Mexico has received $37.4 million dollars from the 
LWCF program since its inception 40 years ago and funded hundreds of projects 
around the state from baseball and soccer fields to trails, playgrounds, and picnic 
areas. State agencies, municipalities, counties, schools, and tribes have developed 
and improved over 1,000 close to home outdoor recreation areas in response 
to the needs of its citizens and visitors by providing a permanent legacy of parks, 
facilities, and open space.  
Contact:  National Park Service
 National Park Service
 1849 C Street, NW, Org-2225
 Washington, D.C. 20240
 Website: www.nps.gov/subjects/lwcf/index.htm

16. McCune Charitable Foundation: The McCune Charitable Foundation is 
dedicated to enriching the health, education, environment, and cultural and 
spiritual life of New Mexicans. The Foundation memorializes its benefactors 
through proactive grant making that seeks to foster positive social change. 
The McCune Foundation funds projects that benefit New Mexico in the 
areas of arts, economic development, education, environment, health, and 
social services. Grants for specific projects, operating expenses, and capital 
expenses are considered. Grants can be awarded to qualified 501(c)(3) 
nonprofit organizations, federally recognized Indian tribes, public schools, and 
governmental agencies, but cannot be awarded to individuals. 

Contacts:  McCune Charitable Foundation 
 345 East Alameda Street 
 Santa Fe, NM 87501 
 Phone: (505) 983-8300 
 Website: www.nmmccune.org
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17. National Endowment for the Arts (NEA): The NEA provides funding for 
feasibility studies related to the renovation, restoration, or adaptive reuse of 
facilities or spaces for cultural activities, architectural studies, projects that address 
cultural tourism, or the revitalization or improvement of cultural districts. Funding 
is not available for actual renovation or construction costs. 

NEA also administers Our Town Grants, which support creative placemaking 
projects that help transform communities into lively, beautiful, and resilient places 
with the arts at their core. Our Town offers support for projects in two areas: 
1) arts engagement, cultural planning, and design projects. Matching grants 
range from $25,000 to $200,000; and 2) projects that build knowledge about 
creative placemaking. These are projects available to arts and design service 
organizations and other organizations that provide technical assistance to those 
doing place-based work. Matching grants range from $25,000 to $100,000.

Contact:  National Endowment for the Arts 
 400 7th Street, SW 
 Washington, DC 20506-0001
 Phone: 202-682-5400
 Website: www.nea.gov/
 www.arts.gov/grants-organizations/our-town/introduction

18. National Trust for Historic Preservation: The National Trust for Historic 
Preservation is a nonprofit organization that provides leadership, education, 
advocacy, and resources to save America’s diverse historic places and revitalize 
our communities. The National Trust Preservation Fund offers several types 
of financial assistance to nonprofit organizations, public agencies, for-profit 
companies, and individuals involved in preservation-related projects. In 2005, 
the National Trust Preservation Fund provided almost $17 million in financial 
assistance and direct investment in cities, towns, and rural areas all over the 
United States.

Contact: National Trust for Historic Preservation
 1785 Massachusetts Avenue NW
 Washington, DC 20036-2117
 Phone: (202) 588-6000 or (800) 944-6847
 Email: info@nthp.org
 Website: www.preservationnation.org/

19. Small Cities Community Development Block Grant (CDBG) Program: This 
program is administered by the State of New Mexico through the Department 
of Finance and Administration Local Government Division for communities 
with populations under 50,000. Funds can be applied towards planning 
projects, economic development activities, emergency activities, construction 
or improvement of public buildings, and rehabilitation or repair of housing 
units. CDBG funds can be used for towns engaged in Downtown revitalization, 
including redevelopment of streets and facade improvement programs. There is 
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a $500,000 grant limit (or $750,000 if the application includes a Certified Cost 
Estimate) per applicant ($50,000 maximum for planning efforts) and a 5% cash 
match by the applicant is required. 

Contact: State of New Mexico, Local Government Division
 131 S. Capitol
 Bataan Memorial Bldg., Suite 201
 Santa Fe, NM 87503
 Phone: (505) 827-8053 
 Website: nmdfa.state.nm.us/CDBG_Information_1.aspx 

20. U.S. Environmental Protection Agency (EPA) Brownfields Program: The EPA 
Brownfields Program provides grants for rehabilitating affected historic properties. 
The Program provides direct funding for brownfields assessment, cleanup, 
revolving loans, and environmental job training. In addition to direct brownfields 
funding, EPA also provides technical information on brownfields financing 
matters.

Contact:  US EPA Office of Brownfields and Land Revitalization
 Mail Code 5105 T
 1200 Pennsylvania Ave. NW
 Washington, DC 20460
 Phone: (202) 566-2777
 Website: www.epa.gov/brownfields/index.htm

21. ArtPlace America, National Creative Placemaking Fund: ArtPlace America 
focuses on creative placemaking and works with foundations, federal agencies, 
and finacial institutionsin order to position arts and culture as a core sector of 
comprehensive community planning and development. The National Creative 
Placemaking Fund is a competitive national program that invests money in 
communties across the country in which artists, arts organizations, and arts and 
culture activity help drive community development. To date, the Fund has invested 
$77 million in 256 projects across 187 communities, including 45 states, the 
District of Columbia, Puerto Rico, and the US Virgin Islands. 

Contact:  ArtPlace America
 195 Montague Street, 14th Floor
 Brooklynn, New York 11201
 Phone: (347) 853-7817 
 Website: www.artplaceamerica.org
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COMMUNITY/BUSINESS LOANS & ASSISTANCE
22. ACCION New Mexico: Accion is a non-profit organization that increases 
access to business credit, makes loans and provides training which enable 
emerging entrepreneurs to realize their dreams and be catalysts for positive 
economic and social change in the community. Accion offers loans from $200 to 
$500,000 and above, as well as networking and training opportunities.

Contact:  ACCION New Mexico
 2000 Zearing Road NW
 Albuquerque, NM 87104
 Phone: (505) 243-8844
 Website: www.accionnm.org

23. Job Training Incentive Program (JTIP): The JTIP is one of the most valuable 
incentives offered to new employers in New Mexico, and can be used effectively 
in recruitment packages. This program reimburses 50 to 70% of employee wages 
and required travel expenses during an extended training period for new hires for 
new and expanding companies in New Mexico. The JTIP must be applied for and 
approved prior to reimbursable wages being paid.

Contact:  New Mexico Economic Development Dept.
 Joseph M. Montoya Building
 1100 St. Francis Drive 
 Santa Fe, NM 87505
 Santa Fe, NM 
 Phone: (505) 827-0323
 Website: www.goNM.biz

24. New Market Tax Credits: New Market Tax Credits loan funds are intended 
to help business investment in low-income census tracts. The fund provides 
financing for development of commercial, industrial, and retail real estate projects 
(including community facilities) and some housing projects. Loans for up to 25% 
of the project are available at low interest rates. NMTC loans are combined 
with other sources of funding that is secured by the applicant and managed by 
Finance New Mexico. 

Contact:  New Mexico Finance Authority
 207 Shelby Street
 Santa Fe, NM 87501 
 Phone: (505) 984-1454
 Website: www.nmhistoricpreservation.org/index.php

25. New Mexico Historic Preservation Loan Fund: Below market rate loans 
are made by New Mexico Historic Preservation Division, in cooperation 
with commercial banks and preservation organizations, for restoration and 
rehabilitation of properties listed in the State Register of Cultural Properties and/
or the National Register of Historic Places. Low-interest loans can be made 
for a maximum of $200,000 for a term of five years or less. Borrowers must 
agree to: repay the loan and maintain the property as restored, rehabilitated, or 
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repaired for at least seven years; maintain complete and proper financial records 
regarding the property and make them available to the Division on request; 
complete the project within two years from the date of the closing of the loan; and 
provide to the state sufficient collateral security interest in the property.

Contact:  New Mexico Finance Authority
 Department of Cultural Affairs
 Bataan Memorial Building
 407 Galisteo Street, Suite 236
 Santa Fe, NM 87501 
 Phone: (505) 827-6320
 E-mail: nmtc@nmfa.net
 Website: www.nmfa.net/financing/new-markets-tax-credits/

26. New Mexico Manufacturing Extension Partnership: The New Mexico 
Manufacturing Extension Partnership provides efficiency training, training in lean 
manufacturing, and ISO 9001 certification to the state’s small and medium-sized 
businesses. 

Contact:  New Mexico Manufacturing Extension Partnership
 4501 Indian School Road NE, Suite 202
 Albuquerque, NM 87110
 Phone: (505) 262-0921
 Website: www.newmexicomep.org

27. New Mexico Partnership: The New Mexico Partnership is a private, non-
profit organization that offers assistance to businesses looking to expand or 
relocate to New Mexico. It can assist businesses on a variety of business initiatives, 
including:

• Initiate real estate searches; 
• Coordinate site-selection trips; 
• Personalize briefings and orientations; 
• Assist in evaluating and applying for incentives; 
• Facilitate the permitting process; 
• Organize strategic meetings with key government and community officials;
• Collaborate on media and public relations; and
• Provide data on key business factors.

Contact:  New Mexico Partnership
 110 Second Street SW, Suite 602
 Albuquerque, NM 87102
 Phone: (505) 247-8500
 Website: www.nmpartnership.com/ 
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28. Public Project Revolving Fund (PPRF): The PPRF is an up to $200,000 
revolving loan fund that can be used to finance public infrastructure projects, fire 
and safety equipment, and public buildings. Both market rate loans and loans to 
disadvantaged communities at subsidized rates are made from PPRF funds. Such 
funds could be used for larger infrastructure projects. 

Contact: New Mexico Finance Authority
 Phone: (505) 992-9635
 Toll Free: (877) ASK-NMFA
 Email: frontdesk@nmfa.net
 Website: www.nmfa.net/financing/public-project-revolving-fund/about-the-

pprf-program/

29. SBA 7A Loan Program: The SBA 7A Loan Program is the standard SBA loan 
guarantee program. Up to 80% of a bank loan to a private business can be 
guaranteed. Banks still accomplish normal due diligence, but may be willing to 
accept slightly more risk. This program increases the aggregate amount of funds 
available to small business in the banking system. It can also serve to extend the 
term. 

Contact:  Alamogordo SBDC
 New Mexico State University
 2400 N. Scenic Drive
 Alamogordo, NM 88310
 Phone: (575)439-3660
 Email: pmliving@nmsu.edu

30. Small Business Administration (SBA) 504 Loan Program: The SBA 504 
Loan Program is a cooperative loan program between the SBA, a bank, and 
a certified development corporation where the SBA loans money directly to a 
business in participation with a bank. This loan can only be used for fixed asset 
financing. The primary benefit to borrowers is that it allows for minimal equity 
(10%) and it can also serve to extend the term. 

Contact:  Enchantment Land Certified Development Company
 625 Silver Avenue SW, Suite 195 
 Albuquerque, NM 87102
 Phone: (505) 843-9232 
 Website: www.elcdc.com
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31. SMART Money Loan Participation Program: The SMART Money Loan 
Participation Program is intended to leverage funds provided by local New 
Mexico banks for businesses that create quality jobs. The program provides 
bank participation loans, direct loans, and loan and bond guarantees on behalf 
of private for-profit and non-profit entities. The program is designed to create 
greater access to capital for businesses throughout New Mexico, lower the cost for 
the borrower, and share the risk with the bank creating a benefit to both the bank 
and borrower. Business loans must result in job creation and economic benefit 
and carry a minimum of risk.

Contact:  New Mexico Finance Authority
 207 Shelby Street
 Santa Fe, NM 87501
 (505) 992-9638
 Website: www.nmfa.net/ 

32. The Loan Fund: The Loan Fund provides loans, training, and business 
consulting to small businesses that do not qualify for a bank loan, but still have 
a viable need for a loan and the ability to pay it back. This program started out 
as a micro-lending organization, but can now make loans up to $200,000 in 
exceptional circumstances. Loans carry a higher than market rate to compensate 
for risk. 

Contact:  The Loan Fund
 423 Iron Avenue SW / PO Box 705
 Albuquerque, NM 87103 
 Phone: (505) 243-3196
 Website: www.loanfund.org

33. USDA Rural Development Programs: The USDA provides assistance to rural 
communities including loan and grant programs that address small businesses 
and rural businesses, rural housing, rural community facilities, and rural utilities.  
Provides loan programs such as the B&I Loan (similar to an SBA 7A but can be 
made for higher amounts) and also grant programs. USDA Rural Development 
Grants can be made directly to small businesses that are accomplishing 
innovative economic development work or energy efficiency installations, but 
must flow through a non-profit or local government intermediary. Assistance is 
available in the following areas.
Contact: USDA Rural Development New Mexico Office
 6200 Jefferson NE
 Albuquerque, NM 87109
 Phone: (505) 761-4950
 TTY: (505) 761-4938
 Website: www.rurdev.usda.gov/nm/
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34. WESST: WESST is a non-profit, economic development organization that 
provides business skills training, product marketing, development opportunities, 
and small loans to viable start-up or growing New Mexico businesses owned by 
women and minorities.

Contact:  WESST - Las Cruces
 221 N. Main Street, Suite 104A
 Las Cruces, NM 88001
 Phone: (575) 541-1583

TAX INCENTIVES
35. Angel Investment Tax Credit: This program offers equity financing for private 
sector companies through tax credits that incentivize private investors. Credits 
are available for up to $62,500 per taxpayer for an investment made in each of 
up to five New Mexico companies engaged in qualified research, technology, or 
manufacturing trades. Eligible companies must have most of their tangible assets 
and employees based in New Mexico. 

Contact:  New Mexico Economic Development Dept.
 Joseph M. Montoya Building
 1100 St. Francis Drive 
 Santa Fe, NM 87505
 Phone: (505) 827-0330
 Website: gonm.biz/business-resource-center/edd-programs-for-business/

finance-development/angelinvestment-tax-credit/

36. Beer and Wine Producers Preferential Tax Rate: The Liquor Excise Tax Act 
imposes taxes on beer, wine, and spirituous liquors. Microbreweries producing 
less than 5,000 barrels of beer annually and small wineries producing less than 
560,000 liters of wine per year qualify for a preferential tax rate. The basic tax rate 
for beer produced by a brewery is 41 cents; beer produced by a microbrewery 
(producing less than 5,000 barrels annually) is taxed at 8 cents per gallon.
Contact: New Mexico Taxation and Revenue 
 Farmington District Office
 3501 E. Main Street, Suite N
 Farmington, NM 87499
 Phone: (505) 325-5049
 Website: www.tax.newmexico.gov/

37. Federal Historic Preservation Tax Incentives Program: This program is 
administered by the National Park Service (NPS), in partnership with the IRS 
and State Historic Preservation Offices. The NPS must certify all rehabilitation 
projects of certified historic structures seeking the 20% tax credit. In order for a 
rehabilitation project to become certified, the NPS must find that the rehabilitation 
is consistent with the historic character of the property, and where applicable, 
within the district in which it is located. Abandoned or under-used schools, 
warehouses, factories, churches, retail stores, apartments, hotels, houses, and 
offices in many cities have been restored to life in a manner that retains their 
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historic character. The program has also helped to create moderate and low-
income housing in historic buildings. 

Contact: National Park Service
 Technical Preservation Services
 1201 “Eye” Street NW, 6th Floor
 Washington, DC 20005
 Phone: (202) 513-7270
 Email: NPS_TPS@nps.gov
 Website: www.nps.gov/index.htm 

38. High Wage Jobs Tax Credit: A taxpayer who is an eligible employer may 
apply for and receive a tax credit for each new high-wage economic-base job. 
The credit amount equals 10% of the wages and benefits paid for each new 
economic-base job created. Qualified employers can take the credit for four 
years. The credit may only be claimed for up to one year after the end of the four 
qualifying periods. The credit can be applied to the state portion of the gross 
receipts tax, compensating tax, and withholding tax. Any excess credit will be 
refunded to the taxpayer. 

Contact:  New Mexico Taxation and Revenue Department
 1100 South St. Francis Drive
 Santa Fe, NM 87504
 Phone: (505) 827-0700
 Website: gonm.biz/why-new-mexico/competitive business-climate/incentives/

high-wage-jobs-tax-credit

39. Low Income Housing Tax Credit Program (LIHTC): The LIHTC program 
provides federal income tax credits to individuals or organizations that 
develop affordable housing through either new construction or acquisition 
and rehabilitation. The tax credits provide a dollar-for-dollar reduction in the 
developer’s tax liability for a 10-year period. Tax credits can also be used by 
nonprofit or public developers to attract investment to an affordable housing 
project by syndicating or selling the tax credit to investors. In order to receive 
tax credits, a developer must set aside and rent restrict a number of units for 
occupancy by households below 60% of the area median income. These units 
must remain affordable for a minimum of 30 years.

Contact: New Mexico Mortgage Finance Authority
 344 Fourth Street SW
 Albuquerque, NM  87102
 Phone: (505) 843-6880
 Website: www.housingnm.org/developers/low-income-housing-tax-credits-

lihtc
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40. State Tax Credit for Registered Cultural Properties: This program is 
available to owners of historic structures who accomplish qualified rehabilitation 
on a structure or stabilization or protection of an archaeological site. The property 
must be individually listed in, or contributing to a historic district listed in the State 
Register of Cultural Properties. The credit is applied against New Mexico income 
taxes owed in the year the project is completed and the balance may be carried 
forward for up to four additional years. Maximum in eligible expenses is $50,000 
for a tax credit of $25,000, unless the project is within a state-approved and 
certified Arts and Cultural District, in which case the maximum is $50,000. There 
is no minimum project expense. This program has provided accessible and useful 
for small projects that can include facade improvements in MainStreet districts. 

Contact: Department of Cultural Affairs
 New Mexico Historic Preservation Division 
 Bataan Memorial Building 
 407 Galisteo Street, Suite 236
 Santa Fe, NM  87501
 Phone: (505) 827-6320
 E-mail: nm.shpo@state.nm.us 
 Website: www.nmhistoricpreservation.org/
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BUSINESS OWNER SURVEY RESULTS
What are the typical days and hours of operation at your business?

How many employees do you have?

Has your business experienced high turnover?
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Have you had a difficult time finding employees?

If the answer is yes, why?

If Lack of Qualifications, what are they lacking?
• Lack of work ethic
• Relevant experience
• Enough steady income
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Do you feel parking for your business is adequate, both for 
employees and customers?

In addition to running your business, how often do you visit 
these Downtown locations?
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What types of businesses or activities would you like to 
see added or expanded Downtown?

How would you rate the following amenities in the Downtown area?

If your answer to any of the above is fair or poor, what would you suggest to 
improve it?

• Almost all need major renovation with historic accuracy
• Need to paint on a regular basis
• Have the code enforcer check them out and fine them when they don’t clean 

up
• Redo sidewalks, add lighting, add crosswalks
• We need more parking for all 
• Lighting is poor
• Sidewalks are cracked and in need of repair
• No crosswalks at all
• No trash at all
• Open empty buildings to private businesses
• Many unoccupied buildings
• New sidewalks and lights
• New sidewalks, street lights, more parking, too many vacant buildings
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• The new design planned is a good one
• For all the shops to be open at least 5 days a week - 7 hours a day - right 

now Grill 49, Horse Feathers and Western Auto are the only ones who open 
and close with regular hours

• Move forward on revitalization of Downtown
• Funding of any kind from the Village; consult with business owners for 

recommendation

What changes do you think would improve the Downtown area and attract 
more visitors?

• Cleaner streets, benches, and small tables to encourage relaxing, flower 
baskets from poles, distinctive, vintage street lighting, updates on buildings

• Fix Lighting/Sidewalks
• For all the shops to be open at least 5 days a week - 7 hours a day - right 

now Grill 49, Horse Feathers and Western Auto are the only ones who open 
and close with regular hours

• More art work along sidewalks (new and wider) maybe covered areas for 
sun avoidance (trees)

• Increased signage, Downtown upgrades
• More businesses, shops etc., need to make a day trip to Tularosa from other 

areas worthwhile, signage
• Better lighting, sidewalks and streets, Coffee house to encourage day  

visitors, movie theater, art walks, and public art
• Something for Children and Families, as well as more variety of business 

(not all art galleries and craft shops)
• A venue for conventions, a modern motel
• More businesses and entertainment venues
• How would you describe the business climate in the Downtown area?
• Ripe
• Fair to Poor
• Terrible
• 0 - minimal - all business seem to compete and only 3-4, would be nice to 

be less carrying same stuff
• Very slow
• Improving
• Fair
• Struggling a little bit to bring people in regularly to spend
• Seasonal, Summer days are better, winters are slow, weekends have good 

traffic
• Slow, lacks variety
• Depressed, everyone fighting for the same dollar
• Stagnate

What would you describe the business climate in the Downtown area?
• Encourage locals to shop local. Incentives to shop local - Tax breaks for 

businesses so we can reinvest in improvements of our own to encourage 
more business. Continue to support and encourage festivals etc

• Bring in more variety of shops and have regular hours for all.
• A coffee/sandwich shop would be great
• A mural on the side of the Horse Feathers building facing the highway
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• Create Festivals/Attractions
• Have a central location to act as Chamber of Commerce who can answer 

questions about area
• More visibility at highway to get individuals to turn
• More pleasing - walking - signage on buildings
• More festival set up convenience (power supply for food/booths, and 

storage)
• Center median - crosswalks for crossing convenience
• Need Motel/Hotel
• Major and Village Council needs to be concerned about the Downtown area
• Signage identifying historic Downtown business area
• More public events to bring people out to commune
• More signage for business, more attention for shopping, historic signs about 

the Downtown area
• Spend money on improving infrastructure
• Have a merchants association or a working Chamber of Commerce to have 

promotional events that would cause a traffic flow in the stores
• Increase attention to historic and tourist organized activity
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GENERAL PUBLIC SURVEY RESULTS
Do you live in Tularosa?

If not in Tularosa, where do you live?
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How often do you currently visit these locations?

Please indicate the time of the day that you typically visit 
the Downtown area.

Please indicate the days of the week that you typically visit 
the Downtown area.
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What type of business or activities would you like to see added 
or expanded in Downtown?

How would you rate the following amenities in Downtown?

0 2 4 6 8 10 12 14 16 18

Parking

Lighting

Sidewalks

Crosswalks

Visual Attractiveness

Benches/Trash Receptacles

Building Condition
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How would you rate the following amenities in Downtown?

Poor Fair Good Excellent

If your answer to any of the above is fair or poor, what would you suggest 
to improve it to attract more visitors?
• Shades, crosswalks, trees, fountains
• Main road, sidewalks, wine-festivals, rose garden
• Add lamp posts, city center concept, open air venues
• Better lighting, fix vacant buildings, repair sidewalks
• Room on street crowded
• Paint buildings, do something with older buildings, with just the walls standing, 

bring more
• Granado street improvements should help
• Property owners clean up
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• Buildings keep them clean, need more crosswalks, lines need to be white to see 
them, need more benches and trash cans; people keep their yard clean facing 
the highway or cover up

• More action or activities
• Make the crosswalk time a little longer
• Clean up, fix up
• Safe masonry and reinforced framework
• The area around the old store could be used for a public parking area; Lights 

that cover all business areas to and from, crosswalks to and from each block, 
area where people can sit and visit or relax, more visual attractions about the 
Village of Tularosa

• Affordable rent for business upkeep of the buildings and the insides, adding 
crosswalks, for safety, well lit parking areas for safety

• Need to be painted on a regular basis, more signage in advance of the crosswalk
• Community projects
• Redo sidewalks - they are bad, there are no crosswalks, trash cans, or benches, 

we need speed bumps also
• Clean up yards pact, buildings should be improved in 3 years or sold
• Some place for parking besides the street in front of businesses, no car traffic and 

lots of trees/greenery/benches/water features, find a way to increase building 
occupancy - vacant buildings look bad
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SCHOOLHOUSE CONVERSIONS
The following case studies showcase how underutilized school buildings, like the 
Red Brick Building, have been converted into a variety of other uses including 
apartments, galleries, classrooms, office spaces, and event spaces.

• Shore Cultural Centre, 
Euclid, Ohio: In 1986, the 
City of Euclid recognized 
the opportunity to convert 
the original Shore High 
School building into a 
community center focusing 
on recreation and the arts. 
In 2009, the City requested 
proposals to address the 
future of the Shore Cultural 
Centre. The Coral Company 
subsequently developed a 
strategic plan to evaluate the importance of a cultural center and the 
building. This ultimately led to a wide variety of cultural and educational 
programs including art studios and classes, business offices, non-profit 
organizations, event spaces, and meeting rooms.

• Harwood Art Center, 
Albuquerque, New Mexico: 
The Harwood Art Center 
was originally founded as 
the Harwood Girls School in 
1925. Throughout the years 
it was home to a variety of 
organizations until 1984 when 
Escuela del Sol Montessori 
School rented a portion of the 
campus. An Escuela art teacher 
recognized the potential of 
the abandoned brick building 
as a community gathering place. In 1991, Escuela del Sol began the 
acquisition process and created the Harwood Arts Center, which contains 
workshops, classes, summer camps, studios, and gallery spaces.

Shore Cultural Centre.

Harwood Art Center.
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• Mineral Point High School, 
Mineral Point, Wisconsin: 
The Mineral Point High 
School was originally built 
in 1903 and later converted 
to a middle school. When 
the school was abandoned, 
a private developer, Stone 
House Development, 
converted the building into 
11 apartments. Stone House 
used a combination of 
affordable housing tax credits 
and state and federal historic 
preservation credits to complete 
the project.

• Niagara Arts and Cultural 
Center, Niagara Falls, New 
York: In 2000, a grassroots 
movement called Save Our 
Sites in Niagara Falls prevented 
the building from being 
demolished. Today, the Center 
houses art galleries, theaters, 
outdoor venues, a sound stage, 
numerous classrooms, meeting 
rooms, and studio space. The 
center allows for a variety of 
performing and visual arts, as 
well as workshops and events. 
The project was made possible 
by a Department of State Grant 
for $500,000. The current 
programming funding is from 
rent revenues, memberships, 
and ongoing private support.

• The Lofts at Albuquerque High, Albuquerque, New Mexico 
(Albuquerque High School): The main building of the high school was 
built in 1914, and by 1940, it had grown to five buildings. The buildings 
remained vacant for 25 years and left to deteriorate. In 1989, the 
Albuquerque City Council authorized funds to purchase the property 
and by 1996, the City succeeded in acquiring the buildings.  Many of 
the interior details were preserved, as well as the gymnasium and library 
reading room. The City began the conversion of the buildings in 2001 

Niagara Arts & Cultural Center.

Mineral Point High School.

The Lofts at Albuquerque High.
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as a public-private partnership with a private developer with 70 lofts in 
two buildings in 2003, the Gym Lofts building opened in 2005 with 54 
condominiums, an interior furnished lobby, and an original section of the 
bleachers.

CASE STUDIES - BUSINESS INCUBATORS
Nuevos Comienzos Community Kitchen: 
The Nuevos Comienzos Community Kitchen 
(NCCK) is located in Silver City and is 
operated through a partnership between the 
Silver City Food Coop’s Volunteer Center, 
Western New Mexico University, New Mexico 
State University, and the Small Business 
Development Center. Local growers and 
producers use the NMED certified kitchen 
to make products for retail or wholesale, 
including products such as salsas, baked goods, herbs, prickly pear jelly, etc. 
Community resources provide for instruction in entrepreneurship, marketing, 
food safety, and business planning and math. 

South Valley Economic Development 
Center: Open since 2004, the South 
Valley Economic Development Center 
is a collaborative effort between 
Bernalillo County and the Rio Grande 
Community Development Corporation. 
The 15,000 square foot facility serves 
as both a business incubator for clients 
located in the building and commercial 
kitchen users, and as a catalyst for 
economic development. The facility 
provides the space, resources, and 
training for new and expanding small businesses, and offers flexible leases on 
office space, a fully equipped commercial kitchen (called the Mixing Bowl), and 
comprehensive business support for small businesses. The Mixing Bowl serves 
users that are in the catering business, organic farming, and produce a variety 
of products from cookies and candy to chile products and jams. The facility also 
houses a small restaurant space. The Mixing Bowl gets 64% of its funding from 
kitchen rental and other fees, and the rest comes from grants from resources 
such as the USDA Rural Development Program. Heidi’s Raspberry Jams started 
in and is still made at the Mixing Bowl. 

Santa Fe Business Incubator: The Santa Fe Business Incubator (SFBI) is a not-
for-profit economic development organization that offers office, lab, and light 
manufacturing space with affordable short-term leases in a 30,000 square 

South Valley Economic Development Center.
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foot facility. Services offered include 
entrepreneurial support services for 
emerging companies in a wide range 
of industries, networking events, 
strong media relationships, access 
to the business and government 
communities, on-site business 
seminars and workshops, and a 
convenient location with ample 
parking on the south side of Santa Fe. 
An entrepreneurial community has 

been created from the network of client companies who support each other to 
the members of the local business community who volunteer their expertise to 
provide clients with free business and technical assistance. 

Santa Fe Business Incubator


