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Mesa del Sol Level B Plan - Revised September 2012

This Level B Plan is the principal plan regulating development proposed by Forest City Covington NM, LLC (FCC) 

for a 3,151-acre area comprising the initial phases of Mesa del Sol, a new community on Albuquerque’s south-

east mesa, south of the Sunport. This document refines land planning for the Level B area in a manner consistent 

with and supportive of the goals and policies of the Mesa del Sol Level A Plan, the Planned Communities Criteria, 

the Albuquerque/Bernalillo County Comprehensive Plan and the Planned Growth Strategy. 

Meeting the Planned Communities Criteria
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Introduction

1.1 Overview

Mesa del Sol is a community designed for Albuquerque’s southeast mesa, on an approxi-
mately 12,900-acre plateau bounded generally on the north by the Tijeras Arroyo, on the 
east by Kirtland Air Force Base, on the south by the Isleta Pueblo, and on the west by 
Broadway Boulevard. Mesa del Sol includes approximately 630 acres leased to Bernalillo 
County for the development of a recreation area, as well as La Semilla, a one-mile wide 
strip adjacent to Kirtland Air Force Base on Mesa del Sol’s eastern boundary that has been 
leased to the Department of Energy for passive open space uses, environmental educa-
tion, and renewable energy uses.

The approximately 9,000-acre development lease between the New Mexico State Land 
Office and Forest City Covington NM, LLC (FCC) a joint venture of Forest City Enterprises, 
Covington Capital and the University of New Mexico, vests FCC with the responsibility 
of planning and developing the Mesa del Sol community in accordance with the City of 
Albuquerque’s Planned Communities Criteria. On January 14, 2006, the Albuquerque City 
Council adopted the Level A Master Plan and Technical Appendices for Mesa del Sol and 
an associated Level A Development Agreement.

In the interests of economic development, the City of Albuquerque has expedited the 
approvals of several key employment projects at Mesa del Sol in advance of the Level B 
and Level C stages of the Planned Communities Criteria approvals process. These include 
site plan approvals and building permits for several key employers, including a research, 
development and manufacturing plant for Advent Solar, Inc. and a film studio campus to 
be known as Albuquerque Studios. FCC gratefully acknowledges the City’s assistance in 
expediting these approvals. These base economic projects demonstrate FCC’s commitment 

Table 1-1  Development Program

DISTRICT
Acres 

(gross) 
Max. commercial 

sq. feet 
Max. number of 
dwelling units 

Employment Center 626 5,050,350 533

Highway Commercial 411 3,775,000

Urban Center 92 1,500,000 828

Community Center 88 700,000 819

Village Center 44 200,000 660

Residential Villages 1,492 10,554 10,444

 (net of linear open space)

TOTAL DEVELOPED AREA 2,753 11,235,904 13,284

Steep Slopes (>10%) 185

Linear Open Space 173

Major Urban Park 40

TOTAL AREA 3,151

to creating jobs and balancing residential development with employment opportunities.

This Level B Plan covers a 3,151-acre area comprising the initial phases of Mesa del 
Sol. The Technical Appendices submitted with this plan are hereby incorporated in their  
entirety and made part of this Level B Master Plan. The Level B Master Plan area (Figure 
1-1) includes the land held in fee by FCC and an additional 40 acre area on the northern 
escarpment that is planned for a secure employment area. Table 1-1 below summarizes 
the anticipated development program for this Level B Plan. The land use districts are 
described in Chapter Two.
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Mesa del Sol has adopted a process that will produce industry-leading energy and  
environmental performance within the context of market realities. Mesa del Sol will 
be developed over multiple decades. Therefore, it is critical that the design standards  
developed in the early stages do not tie the hands of future development and prevent it 
from going even farther and using resources even more wisely than it can today. 

1.3.2 Economic Viability

A. Marketability
As a leader in sustainable community development, Mesa del Sol must succeed by all
measures —environmental, social and economic. The goal is not only to create an excellent
community, but to transform the way that development is done. FCC will endeavor to find
the most cost-effective strategies to ensure that they do not burden homebuilders, em-
ployers and future residents with excessive costs or decrease the affordability of dwelling
units. Each design strategy will be reviewed for its environmental benefits, capital cost,
return on investment and cash flow, as well as marketability.

5Mesa del Sol, Albuquerque, New Mexico

While all buildings built within Mesa del Sol will meet a minimum green building  
performance standard, a percentage of buildings from early phases will be selected for 
more aggressive measures, such as photovoltaics or alternative structural systems (see the 
Sustainability Overlay Zone section below). These buildings will be monitored for both 
performance and buyer satisfaction, and successful measures will then be more broadly 
incorporated into future phases. This iterative strategy will provide an opportunity to 
optimize sustainability features without exposing buyers and tenants to high levels of risk 
in terms of either cost or performance. 

B. Local Economy
Beyond becoming economically successful as a project, Mesa del Sol will enhance the
economic vitality of the local area. A key goal in the land-use allocation for the project
is creating a jobs-housing balance. Attracting high-salary industries to the area, such as
Advent Solar and Albuquerque Studios, will provide jobs for local residents and increase
the local tax base. Locating these industries in close proximity to residences will decrease
the need for car-based transportation, saving residents money on fuel expenses and pro-
vide businesses with an added incentive for prospective employees: short commute times.
Mesa del Sol’s land use balance will encourage people to live, learn, work and play in the
same areas, leading to a vibrant, diverse and resilient local economy.

C. Stability through Diversity
A vibrant community must accommodate a wide range of services, and therefore a wide
range of wage-earners, within its own boundaries. Far too often in American cities,
communities are segregated by income level, resulting in a poor distribution of public
resources and inequitable quality of life. Instead Mesa del Sol will have a diverse mix
of housing types within each neighborhood, enabling people from a broad spectrum of
occupations and financial conditions to live in the same neighborhoods, and 10% of the
dwelling units will designated as workforce housing (affordable housing). The Level B
plan integrates live-work units, accessory units and other rental units to provide home
owners with additional sources of revenue to make their homes more affordable or pro-
vide independent living quarters for family members*. In addition to the diversity of
housing types, the community will contain a diversity of employment opportunities at a
range of incomes to promote a diverse, robust and self sufficient economy.

*Residential areas with access controlled gates for vehicles (eg gated subdivisions) while allowed shall be limited
only to “age restricted” (active adult communities) as defined in Federal Law. Streets within such subdivisions
shall be private.
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This chapter discusses the character of each of the land use districts in the Level B Plan. These standards address 

development intensity, height, building bulk, setbacks, and other quantitative standards, but are not intended 

to address architectural design of buildings.

A New Community on the Southeast Mesa

14

Land Use

The intent of Mesa del Sol is to create a cohesive built environment that emphasizes the 
use of quality materials and creates a human scale setting. Such cohesion is best achieved 
if initial review of all projects is managed by the owner. To achieve this intent, Mesa del 
Sol will create an Architectural Review Committee (ARC) consisting of: 

a)  The Chief Operating Officer of Forest City Covington NM, LLC (FCC) or his/her
designated representative

b) A Registered Professional Engineer of the State of New Mexico

c) A practicing member of the American Institute of Architects

d) A practicing member of the American Institute of Certified Planners

e) A practicing member of the American Society of Landscape Architects

f)  An admitted member of the New Mexico Bar Association specializing in land use matters.

The Architectural Review Committee (ARC) will review building and site designs prior to 
submittal to the City and verify that the submittal meets FCC’s architectural standards.

2.1 Proposed Land Use Districts

The Level B Plan area includes seven of the eight land use districts described in the Level 
A Plan, which are generally located as follows: 

Employment Center – the northernmost portion of the mesa top including a 500-acre site 
on the southern boundary of the UNM campus is planned as a major employment district.  

Highway Commercial – portions of Mesa del Sol adjacent to Interstate 25 are planned 
for a variety of commercial and employment uses. 

Urban Center – located below the escarpment near the planned Mesa del Sol interchange, 
the Urban Center is planned as a major mixed-use center with a significant regional retail 
component. 

Community Center – in the central portion of the mesa, the Community Center will 
provide services including retail, civic, and housing opportunities at the juncture of the 
Employment Center, Campus and Transit Corridor. 

Village Centers – Typically anchored by a grocery store and located along a primary road-
way, Village Centers will provide retail services to surrounding neighborhoods, as well as 
professional office space, police and fire stations and other civic uses, and higher-density 
forms of housing. 

Residential Villages – The central and southeastern portions of the Level B Plan area 
are planned as residential areas with a broad range of housing types. Open space, parks, 
schools, civic facilities, and neighborhood centers will be included within Residential  
Villages. A portion of the residential district identified in the Level A plan is being reserved 
for a potential active adult community. 

Open Space –The escarpment within the Level B Plan area will be designated as Major 
Public Open Space. Other land use districts will also contain open space, including natural 
open space corridors, a central park, neighborhood parks, urban plazas, and stormwater 
management areas in the Employment Center. 

 More detailed descriptions of the various land use types follow. See Figure 2-1, Land Use 
Designations, for the locations and extents of the proposed land use districts. See Table 
2-1 for a summary of land use standards subject to City review.

Diversity of Uses

•
Public Open Space



Proposed MDS Level B Plan Amendment October 2022

E M P L O Y M E N T 
C E N T E R



Proposed MDS Level B Plan Amendment October 2022

16

Mesa del Sol Level B Plan - Revised August 2021

2.2 Employment Districts

Two districts of Mesa del Sol are oriented to employment-generating uses. 

Employment Center: The eastern portion of the mesa is planned as a major employment 

center. With convenient access to the Albuquerque International Sunport and I-25 via 
the Rio Bravo Interchange and University Boulevard/Rio Bravo Extension, this portion of 
the mesa top is well-suited to larger-scale employment requiring truck access, as well 
as larger-format office and research and development uses. While a limited amount of 
supporting commercial and residential uses may also be developed within the Employ-
ment Center, the primary focus will be employment. 

The Ira Sprecher Gate on the south side of Kirtland Air Force Base currently provides  
access to the base during shift changes. The expanded operation of this entrance north 
of Los Picaros Road will help attract KAFB related businesses to Mesa del Sol. A separate 
40 acre site at the northern escarpment is included in this Level B Plan to accommodate 
tenants requiring high security. This secure site will have interim access from the existing 
Los Picaros Road until the mesa top roadway system is extended to this area. 

Highway Commercial District: Portions of Mesa del Sol adjacent to I-25 are planned for a 
variety of employment-generating commercial uses. With good visibility from and access  
to I-25, this area is expected to attract manufacturing, warehousing, and distribution 
uses, as well as regional commercial uses.

2.2.1  Goals and Objectives for Employment Center 
and Highway Commercial Districts

Mesa del Sol’s employment districts emphasize the “jobs first, housing second” approach 
to development that is a hallmark of Mesa del Sol. The employment districts’ strategic 
location, accessibility, and ample land supply will offer unique opportunities to new  
employers from out of state, as well as providing space for local businesses to expand. 
The overall themes of timeless quality, innovation and sustainability that characterize 
Mesa del Sol will be emphasized in the design of buildings and sites in the employment 
districts, as well as the design of signage and other identity elements. 

The development standards in this chapter emphasize high-quality materials and encour-
age buildings to face their more active elements, such as entrances, onto the street, so 
that the comings and goings of employees and visitors can contribute to the public realm 
and make bicycling and walking safer and more pleasant. Combined with the landscape 
and water and energy conservation standards elsewhere in this plan, these development 
standards pursue the sustainability emphasis found throughout Mesa del Sol while at 
the same time accommodating contemporary employers’ requirements for truck access,  
flexible site design and security. 

At strategic locations within and adjacent to the employment districts, “nodes” of mixed 
use will provide supportive commercial services, as well as opportunities for live-work 
units, lofts, and other appropriate forms of higher-density housing compatible with the 
employment districts. These mixed-use nodes, which can allow employees to accomplish 
simple errands or get something to eat without having to get into a car, will also be  
designed to function as transit access points, creating pockets of pedestrian environment 
within the larger fabric of the employment districts. 

Pedestrian-Oriented Environment

•
Water & Energy Conservation

•
Vehicle Trip Reduction

Employment Center - the northernmost portion of the mesa top including a 500-acre 
site on the southern boundary of the UNM campus is planned as a major employment 
district.  With convenient access to the Albuquerque International Sunport and I-25 via 
the Rio Bravo Interchange and University Boulevard/Rio Bravo Extension, this portion 
of the mesa top is well-suited to larger-scale employment requiring truck access, as well 
as larger format office and research and development uses. While a limited amount of 
supporting commercial and residential uses may also be developed within the Employ-
ment Center, the primary focus will be employment. 
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Surface water harvesting

v.  Water harvesting areas for surface runoff shall be provided in parking lots. Per-
meable paving can be counted toward this requirement.

2.  Residential uses: 2 spaces for units with 3 or more bedrooms, 1.5 spaces for units
with 2 bedrooms, 1 space for units with one bedroom or studio units.

h)  Public space shall be provided in accordance with Zoning Code § 14.16.3.18(4).

2.2.3 Development Standards – Highway Commercial 
a)  Maximum Development Program for District: 3,775,000 square feet.

b)  Permissive Uses: uses that are permissive in the following City of Albuquerque Zoning
Districts: O-1 Office and Institution, C-1 Neighborhood Commercial, C-2 Community
Commercial, C-3 Heavy Commercial, M-1 Light Manufacturing, IP Industrial Park,
subject to the density, FAR and review requirements of Table 2-1.

c) Maximum site FAR: 2.0

d) Maximum building height: 50 feet

e)  Setback requirements: 
1. Front setback: 15 feet min.
2. Side street setback: 0 feet min.
3. Rear setback: 5 feet min.
4.  Setback along 1-25: minimum 50 feet Landscape Setback except in circumstances

where there is a frontage road.

f)  Off-street parking requirements: Parking is per the City of Albuquerque Zoning Code,
with reductions for mixed-use shared parking and transit proximity per the City of
Albuquerque Comprehensive Plan Table II-83, and with the following exceptions:

1.  Fifty percent of on-street parking spaces on the property’s side of public streets
which abut a property shall be counted towards the parking requirements of the
property. This credit shall be as a matter of right and shall not require public notice,
public comment, or approval of the Traffic Engineer.

2.  No single parking area shall exceed 150 spaces unless divided into smaller sub- 
areas by a building, internal landscaped street or shaded landscaped pedestrian
way with trees planted 30 feet on center.

3.  Water harvesting areas for surface runoff shall be provided in parking lots. Perme-
able paving can be counted toward this requirement.

2.2.2 Development Standards – Employment Center 

Note: To the extent that inconsistencies between the standards of the 210 acre 
“Employment Center Phase One” and the standards of the Level B Plan exist, the Level B 
Plan will take precedence.

a)  Maximum Development Program for District: 5,050,350 sq. ft commercial, 533 dwell-
ing units.

b)   Permissive Uses: uses that are permissive and conditional in the following City of
Albuquerque Zoning Districts: R-3 Residential, O-1 Office and Institution, C-1 Neigh-
borhood Commercial, C-2 Community Commercial, C-3 Heavy Commercial, M-1 Light
Manufacturing, IP Industrial Park, subject to the density, FAR and review requirements
of Table 2-1.

c) Maximum site FAR: 4.0

d) Maximum site density: 100 du/ac

e)  Maximum building height: 80 feet (exception: elevated water storage facilities may
exceed 80 feet in height, subject to FAA regulations)

f)  Setback requirements: 
1. Front: 0 foot min.
2. Side: 10 feet min.
3. Rear: 10 feet min.

g)  Off-street parking requirements:
1.  Nonresidential uses: per the City of Albuquerque Zoning Code, with reductions

for mixed-use shared parking and transit proximity per the City of Albuquerque
Comprehensive Plan Table II-83, and with the following exceptions:

i.  Fifty percent of on-street parking spaces on the property’s side of public streets
which abut a property shall be counted towards the parking requirements of the
property. This credit shall be as a matter of right and shall not require public
notice, public comment, or approval of the Traffic Engineer.

ii.  A maximum of one bay of parking (one drive aisle parked on both sides) is
permitted between the front of the building and the street. All other parking
shall be located at the rear and sides of buildings.

iii.  No single parking area shall exceed 150 spaces unless divided into smaller sub-
areas by a building, internal landscaped street or shaded landscaped pedestrian
way with trees planted 30 feet on center.

iv.  Large truck parking shall be separated from automobile parking. Large truck
parking shall be screened from view from the public right-of-way.
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c) Neighborhood Centers
Within residential areas there will also be neighborhood centers, which are focal points
of neighborhood activity. They may include swimming pools, open space, and limited
amounts of neighborhood-serving commercial uses. Neighborhood centers will typically
be located adjacent to elementary or middle schools.

d) Schools
Integrated within the residential areas are proposed sites for future elementary, middle,
and high schools. These sites can also act as community gathering places and are in-
tended to include open space and play fields for general community use. The use of
school playfields for stormwater retention is anticipated. School campuses will typically
be designed with streets on all sides, allowing on-street parking to help meet visitor
parking demand.

e) Active Adult
A 500-acre portion of the Residential district, adjacent to La Semilla at the eastern edge
of the Level B planning area, is being reserved for a potential active adult community.
Such a development would be age-restricted (55 and over). A minimum of 12.5% of the
gross acreage of the Active Adult development will be open space. The same stormwater
management strategies used throughout Mesa del Sol would apply to the active adult
community. An active adult community would typically have a dedicated on-site civic,
fitness and recreation center serving its residents and their guests. Given Mesa del Sol’s
proximity to the Isleta Eagle and UNM Championship golf courses, and its focus on
sustainable water management, no golf course is planned at Mesa del Sol.

24

2.4 Residential Villages

Residential villages at Mesa del Sol will be designed to accommodate a diverse range of 
residential types, accessory units, and neighborhood parks and plazas. Within villages, 
housing will generally be oriented to streets as well as most public open spaces, promot-
ing a walkable environment. Neighborhood edges will be defined by open space, major 
roadways, and adjacent uses. 

2.4.1 Goals and Objectives for Residential Villages

Residential Villages at Mesa del Sol will be designed to accommodate the following  
elements within the Residential Village district: 

a) Corridor Residential
A signature boulevard will run from the Urban Center adjacent to the future Mesa del Sol
interchange up the escarpment to the Community Center. This boulevard will be designed
to accommodate high-quality public transit service with the potential for a dedicated
transit right-of-way. Multifamily, townhouses, and other higher-density residential uses
are proposed for an area within about one-eighth of a mile on both sides of the transit
boulevard. While some residential buildings along this corridor may incorporate ground-
floor retail uses, the primary focus of the Transit Corridor will be residential uses in order
to create sufficient density to support high levels of transit service in the future.

b) Residential Neighborhoods
The central and southeastern portions of the Level B Plan area are planned as residential
areas with a broad range of housing types. Open space, parks, schools, civic facilities, and
neighborhood centers will be included within Residential Areas.

Bicycle Parking

•
Diversity of Housing Types

e) Aging-Friendly Communities
The residential villages should be developed as aging-friendly communities that provide a 
mix of housing types (single-family, duplexes, townhouses, multi-family, or senior housing 
etc.) co-located within one neighborhood so that residents can conveniently access the 
goods and services needed in daily life and have the ability to age in place through a variety 
of lifestyles as they see fit. 
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a)  The City of Albuquerque plans to complete construction of the University Boulevard
roadway extension in September 2006. The terminus of this planned four-lane road-
way occurs near the midpoint of Mesa del Sol’s northern escarpment, which is also
the Journal Pavilion’s main parking and access point. With the construction of this
roadway, a major access point is established to Mesa del Sol, along with the attendant
master plan water and sewer lines.

 The new roadway’s proposed terminus also coincides with the location of the main
employment center of Mesa del Sol. With relatively short extensions of the roadway
and utilities from the City road project, the first residential neighborhood will be
located near the southeast corner of the County Recreational Complex (near the
southwest corner of Bobby Foster Road and University Blvd extension).

b)  The Advent Solar and Albuquerque Studios projects necessitated early trunk exten-
sions of water, sewer and roadway infrastructure. This infrastructure is suitable to
service the area of development in these years, and beyond.

c)  A major “high security” site is planned and scheduled for 2008-2009 for a 40-acre
site in the northeast corner of Mesa del Sol, requiring infrastructure planning for this
remote corner to be accelerated.

d)  The Mesa del Sol interchange at Interstate 25 will be designed and constructed
towards the end of Phase I timeframe, with construction ending in early 2010. This
permits the beginning of Urban Center development.

Phase II
Generally, residential development phasing begins from the initial phase area and  
proceeds westerly and southerly. The progress of non-residential land development will 
proceed northerly and easterly. Access to University Boulevard roadway and utilities is 
maintained. 

With the construction of the Mesa del Sol interchange, development of non-residential 
lands adjacent to I-25 and Broadway Boulevard can begin. 

Phase III & IV 
Residential development phasing continues from the initial phases and proceeds 
westerly and southerly. Non-residential land development on the Mesa Top will proceed 
northerly and easterly. Non-residential development in the I-25/Broadway corridor 
will continue both in the Urban Center and along the I-25 corridor. 

The Mesa del Sol Level B master plan area will be significantly, if not fully, built out 
by the end of this phase. 

2.8 Art and Signage 

An art and wayfinding signage master plan has been developed to create a unique sense 
of place, promote public safety for vehicular and pedestrian traffic, reinforce the principles  
of sustainability, and educate the community about the inherent natural qualities and 
resources of the environment.

Through the use of a well thought out system of art, wayfinding and information signs, 
this program exceeds most current standards for compliance, accessibility and legibility 
by establishing an all-encompassing approach to the master plan, so that all components 
work together harmoniously. Every aspect of the program has been considered, from the 
maximum sign height to font/type size, legibility and placement of signs. This system 
adopts the most current standards and best practices of the environmental graphics  
industry for fabrication and longevity, while incorporating innovation and state of the 
art technology. 

The design aesthetic for the art, wayfinding and information signs emphasizes compo-
nents which are low profile, horizontal in orientation and designed to integrate into the 
environment.

The consistent and logical system programming establishes predictability, so that the user 
can begin to anticipate the next sign component, increasing safety and ease of use.

The art components are utilized to identify the site, and individual centers, while estab-
lishing an overall, unique identity for the community. 

The general sign code is developed to prevent visual clutter that distracts or otherwise 
inhibits safety. The sign code encourages the use of signs that reinforce the character of 
Mesa del Sol and its architectural elements.

The Sign Code Standards presented in this document conform to the City of Albuquerque  
General Sign Regulations (14-16-3-5). See Appendix 2A for the Complete Art and  
Wayfinding Signage Master Plan. 

Sustainability and Education
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County Recreational Center
Located adjacent to Mesa del Sol and west of University Blvd. is the Bernalillo County 
Recreational Complex. The complex encompasses approximately 600 acres and is planned 
to support public entertainment and recreation activities such as the Journal Pavilion 
and the existing soccer field complex. Generally speaking, no storm water will be received 
from or discharged to the County Recreational Complex. 

Employment Center (Mesa Top Lands)
The Level B Employment Center consists of approximately 500 acres of industrial, com-
mercial and mixed used development. Runoff generated by the Employment Center will 
drain into Distributed Retention and Infiltration Ponds (DRIPs) generally located centrally 
along each block (often within the open space areas of the Master Plan). Drainage from 
each block and from the adjacent public roads will be conveyed to the DRIP ponds via 
surface flow and storm drains. Each retention pond will institute water quality measures, 
as well as infiltration measures, described in more detail in a later section. 

Approximately 40 acres has been set aside in the Employment Center’s far northeast  
corner for a “high security” site. The site will retain its stormwater runoff either onsite or 
on immediately adjacent lands.

Village Center/Community Center (Mesa Top Lands) 
The Level B master plan area of Mesa del Sol includes two significant mixed use centers 
on the mesa top; the Community Center and Village Center One. These areas will include 
a mix of retail uses, higher-density housing, transit, and public facilities. They are not 
intended to have large open space or park areas that would be conducive to the proposed 
DRIP storm water management approach for the mesa top lands. Instead, most storm 
water runoff would be conveyed out of the Centers toward adjacent trunk open space 
corridors or parks within adjacent lands. 

Residential Villages (Mesa Top Lands)
Collecting and retaining developed runoff on at a neighborhood scale is the most practi-
cal approach to storm water management for the mesa top residential lands. Accordingly, 
Distributed Retention Irrigation/Infiltration Ponds (DRIPs) are the primary drainage man-
agement method for the residential areas. The modular and scalable nature of the DRIPs 
allow them to be located anywhere that phasing needs dictate and be sized to meet the 
design runoff volume for the contributing area. Trunk open space corridors that often 
define neighborhood edges are primary and opportunistic locations for retention ponds. 
In addition, the planning and layout of each residential neighborhood may include open 
space, parks, and school playing fields that can integrate necessary retention ponds into 
the plan to accommodate the design storm volume. 

Each large neighborhood generally retains all runoff generated within its boundaries. 
Ponds for a given neighborhood may also need to be sized to accept runoff from adjacent 
Village or Community Centers. Future detailed drainage design for each neighborhood 
may dictate that some inter-neighborhood movement of runoff will be necessary to  
accommodate optimal pond locations within the neighborhoods and/or better use the 
storage capacity within trunk open space areas. The detailed drainage design for each 
neighborhood will also evaluate the street and storm drain hydraulics for conveyance of 
storm runoff to the ponds.

The proposed use of Distributed Retention and Infiltration Ponds (DRIPs) as the preferred 
storm water management approach for the mesa top Residential Area in this Level B 
plan does not specify, at this time, the exact number and frequency of ponding and area 
to be covered. This concept does not preclude the use of more regional, less frequent  
retention ponds to serve multiple neighborhoods should future detailed design and actual 
experience determine that a more regional approach would better serve the Mesa del Sol 
community in Level C planning efforts. 

I/25 Broadway Corridor (Highway Commercial)
The I-25/Broadway Corridor within the Western Escarpment area historically discharges 
to the Rio Grande Valley, although discharge actually reaches the Rio Grande on a very 
infrequent basis. This drainage area includes the Urban Center mixed use area and sub-
stantial highway commercial lands. Since this drainage area has historically drained to the 
Rio Grande, State Engineer Office regulations require stormwater discharge to historic 
drainage paths under developed conditions. The DRIP retention system used on the mesa 
top is not available therefore for the Escarpment areas.

The Level B development in the Western Escarpment area is planned along the I-25 and 
Broadway corridors, primarily comprised of urban and commercial land use. Currently, 
much of the far western extent of the mesa top drains westward to the escarpment edge, 
but runoff from those areas will be retained prior to any initial downstream development 
or with development on the mesa top within these western mesa top basins.

The lands at Broadway and I-25 currently lack storm drain infrastructure capable of 
detaining and conveying flows to the Rio Grande. This area was studied as part of the 
Southeast Valley Drainage Management Plan approved by AMAFCA. The study identified a 
system of channels and storm drains that would collect developed runoff from the region  
including all of the west escarpment area of Mesa del Sol and convey and discharge the 
storm water runoff to the Rio Grande. Mesa del Sol is working with AMAFCA to develop 
a regional drainage plan that further refines the SE Valley DMP to address Mesa del Sol’s 
planned improvements. 

Stormwater Retention 
and Infiltration

1,162
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Revised September 2012 - addition of Tract D and removal of 
Tract 8 from plan area. 
Revised August 2021 - modifications to roadways, linear 
parks/drainage and infrastructure corridors within a southern 
portion of the Employment Center, as shown. 

Mesa del Sol Level B Plan - Revised August 2021
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5.1.4  Level B Water System Master Plan 

Several options were considered for the Mesa del Sol ultimate water system, based on 
varying the elevated storage locations. Water system operation is greatly affected by the 
location and amount of elevated storage in the system. 

The preferred approach for the ultimate Mesa del Sol system will include the use of at 
least two separate elevated storage tanks located at roughly equal distances from the 
Pump Station and Ground Storage site. The two elevated storage tanks would contain 
about 1.5 MG of storage.

Optimal locations for the elevated tanks are at Village Centers One and Three; please 
refer to Figure 5-1. These locations are the most equidistant from the Mesa del Sol Pump 
Station and are will optimally spread the equalization storage for the entire system. This 
layout of elevated tanks also appears to minimize the pipe size requirements for the entire 
system and provides significant operational flexibility. 

Phasing
Initial system operation will be supplied directly from the new 24 inch waterline in  
University Boulevard and from Ridgecrest Reservoir. Water usage is constrained  
because the WUA is limiting the maximum supply through this line to no more than 3,500 
gpm. The 3,500 gpm maximum flow must include all fire flow and normal demands. To  
account for this, initial users are limited to 2,300 gpm of maximum fire flow per facility, 
and a cumulative maximum of 1,200 gpm of peak hour demand from all users. 

Due to the rapid development pace of development, planning, design and construction 
of the 2 MG Ground Storage Tank and the Mesa del Sol Pump Station will start as soon 
as possible.

The Mesa del Sol Ground Storage and Pump Station will support up to 3,500 gpm of 
peak day demand in Mesa del Sol in Zones 2E and Zone 3E, and will remove the fire flow 
component of the 24” supply line because all fire flow will be stored in the Ground Stor-
age and supplied when needed from the Mesa del Sol Pump Station. The proposed Level 
B area will have about 6.05 MGD or a total rate of about 4,200 gpm of total demand, 
exceeding the available 3,500 gpm of water supply in the 24-inch University Boulevard 
line. This means the 24” supply line alone can only serve roughly 90% of the anticipated 
Zone 2E and Zone 3E demand for the total Level B area. Development in Zone 2E and 
Zone 3E of the Level B area will be limited to the capacity of the initial 24-inch water 
source. Additional development will not be allowed until additional water sources, such 
as wells, are developed for Mesa del Sol.

The first elevated tank must be constructed at some point during buildout of the Level B 
area, depending on actual water demand growth. In the preferred option, the full Level B 
buildout would include construction of the elevated tank located in Village Center One. 

Special service considerations are proposed for the 40-acre “high security” site located in 
the northeast corner of the Level B Master Plan area. Subject to WUA considerations, this 
isolated area will be served by either a) small private metered water line extensions from 
the existing public water system in University Blvd. or b) by public water line extensions 
to the site. Fire storage may be private onsite storage facilities.

5.2 Sanitary Sewer – Water Reclamation Component

Introduction
The Sanitary Sewer, also referred to as Water Reclamation, system within the Level B plan-
ning area benefits from the water conservation and sustainability goals of Mesa del Sol. 
These goals include significant reductions in water demand and usage, reuse of treated  
effluent, and the potential implementation of grey water plumbing. The cumulative  
effect of these actions leads to significant reductions in sewer discharges to the public 
system and an associated reduction in infrastructure and energy requirements.

Development of the Level B Sanitary Sewer Plan was a cooperative process between Mesa 
del Sol and the Albuquerque Bernalillo County Water Utility Authority (WUA). In this pro-
cess, agreements were reached regarding significant refinements to the Level A Sanitary 
Sewer Plan regarding sewer generation rates, permissible sewer line depths, the location 
and function of the proposed Water Reclamation Plant, and number and location of  
public pump stations. Accordingly, the ultimate development of Mesa del Sol Level A 
area was revisited in these key areas, in order to derive the Level B system elements. The 
discussion of both ultimate and Level B Master Plan areas are intermixed herein.

Please refer to the Sanitary Sewer Master Plan, Figure 5-2, for graphical representation 
of the plan concepts. Additional discussion and analysis can be found in Appendix 5B, 
Sanitary Sewer.

5.2.1 Key System Design Criteria

Aside from typical sanitary sewer design criteria that current WUA guidelines provide, 
several additional key criteria guide the Level B master planning effort. 

Land Use and Population Density
The land use assumptions reflect the current Mesa del Sol Master Plan. The following 
densities were utilized in projecting flows for the sanitary sewer system:

• 	Residential	at	7	dwelling	units	per	acre	and	2.4	people	per	dwelling	unit.

• 	Multi-family	residential	at	20	dwelling	units	per	acre	and	2	people	per	dwelling	unit.
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