1.

EXECUTIVE SUMMARY

The City of Gallup is located along Interstate 40 in northwestern New Mexico eleven miles from the

Arizona border. The city is surrounded by the Navajo Nation and is a retail and employment center for
residents of Navajo communities.

Figure 1. Project Location and Surrounding Communities
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Executive Summary
The purpose of this plan is to identify housing needs and barriers to housing development within the City
of Gallup and propose goals and implementation steps aimed at addressing housing needs. This report
conforms to the guidelines set forth by the New Mexico Mortgage Finance Authority (MFA), which

administers grants and technical support to New Mexico’s municipalities and counties for affordable
housing.

Purpose of the Housing Market Needs Analysis
The Housing Market Needs Analysis is intended to quantify Gallup’s need for housing of all types and

price ranges. This includes housing for homeowners and renters and all types ranging from single-family
detached housing to multi-family housing and housing to meet special needs. Price ranges include

market rate housing, workforce housing and affordable housing.

In addition, the plan meets the State of New Mexico’s requirements for affordable housing. The State of
New Mexico enacted amendments to the New Mexico Affordable Housing Act in 2007. The Affordable
Housing Act permits State and local governments to provide or pay the cost of land buildings or

necessary financing for affordable housing projects. Affordable housing projects are residential housing
primarily for persons or households of low- or moderate-income.
Under the provisions of the Act, a municipality may:
“A.

donate, provide or pay all, or a portion, of the costs of land for the construction on the land of
affordable housing;

B. donate, provide or pay all or a portion of the costs of conversion or renovation of existing buildings
into affordable housing;

C. provide or pay the costs of financing or infrastructure necessary to support affordable housing
projects; or

D. provide or pay all or a portion of the costs of acquisition, development, construction, financing,
operating, or owning affordable housing."

The Act requires the local governing body to adopt an Affordable Housing Plan and Ordinance if it wishes
to provide donations towards affordable housing. The experience of the City of Gallup and the analyses

conducted for this plan indicate that such donations will help the City accomplish its housing goals.

Policy Framework
The City of Gallup has adopted several studies and plans that establish a framework for meeting the

housing needs of Gallup’s residents. These documents contain information on trends and the City’s longterm vision for housing. The key points and adopted goals and policies from each document are
summarized as follows.
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Growth Management Master Plan Update, 2016
The City of Gallup adopted a Growth Management Master Plan in 2009 that contained detailed

information about housing. The Master Plan was updated in 2016, and the details of the 2009 document
were incorporated by reference. The Growth Management Plan Update updated housing data from the

2009 plan and provided an assessment of housing trends since its adoption. The current housing market

and needs analysis updates the information in the Growth Management Master Plan.

Land Use Policies
The City of Gallup Growth Management Master Plan Update, 2016 promotes many policies to encourage
more housing that can serve a range of incomes and support efficient land use and space utilization

(pages I-5 – I-8). The City’s Land Use Goal states: “Promote progressive land use planning and regulations

to protect the health, safety and general welfare of the residents of the city and visitors to the city, and

promote the economy, convenience and good appearance of the community.” This goal is supported by

policies encouraging compact and well-served development, prioritizing appropriate sites for low-income

and senior housing, updating zoning to encourage a mix of uses, and varied lot sizes. In Gallup’s historic

downtown and older mixed-use neighborhoods, the update supports reduced side setbacks to maintain a
consistent street wall where feasible and innovative solutions to develop housing on upper floors.

2016 Goal and Objectives for Housing
The Growth Management Plan identifies a key goal for each plan element, with a series of objectives to
implement the goal and action steps to accomplish each objective. The City’s goal for housing is to
“Ensure the provision of safe, quality and sustainable housing for all Gallup citizens.”
Objectives that support this goal are:
1.
2.
3.
4.
5.
6.
7.
8.

9.

Balance the development of new housing by housing types and income levels in the city as a
whole.
Encourage mixed-income housing and infill development, update zoning to accommodate
nontraditional housing including micro-units and other innovative affordable housing solutions.
Adjust permit fees for utility extensions in new residential areas to assure that the City is not
creating unreasonable financial barriers to housing development.
Educate and provide maintenance assistance to property owners with rundown homes, including
housing renovation and weatherization.
Develop a program to remove derelict houses and build replacement housing units in various
locations within the community.
Promote full renovation and occupancy and an increase in the number of public housing units in
the city.
Support transitional housing and homeless shelter development.
Work with local financial institutions, UNM-Gallup, the school district, and non-profit
organizations to conduct financial literacy programs for home buyers, offered at high schools in
Gallup, UNM-Gallup and for members of the general public.
Work with homeless services providers to create and publicize a directory of available housing
alternatives and services for homeless.
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10. Continue to improve the quality of life and municipal services provided by the city to strengthen
neighborhoods and encourage builders to develop needed housing in or adjacent to these
neighborhoods.
The 2009 Growth Management Plan, adopted by the Gallup City Council, is a comprehensive
policy guide to decisions about Gallup’s physical development. The plan includes an extensive Housing
Element that meets the state requirements for an affordable housing plan. The 2016 Plan updated

demographic and economic conditions and described the housing trends and the City’s housing goals,

policies and actions at the time:

Significant Findings
•

•

•
•
•

Housing growth was not as strong as originally projected, with actual new housing construction
of only 29 percent of the projected growth. Development was slow in both single-family and
mixed-use housing.
Vacancy rates had fallen, indicating continuing demand for rental housing. No public housing
units were vacant. There were also no unused Section 8 vouchers to meet the need for affordable
rental housing.
Household size had continued to fall, which with a population increase in the City indicated a
need for more housing to meet the needs of smaller households. 1
Incomes had fallen, with an increase in the number of households earning less than $35,000.
The Hooghan Hozho apartments were scheduled to open at the end of the year.

Gallup Downtown Redevelopment Plan: A Metropolitan
Redevelopment Plan, 2015
The Gallup City Council designated downtown Gallup as a Metropolitan Redevelopment Area (MRA) and
identified catalytic projects to counter blighted conditions. Downtown Gallup is predominantly non-

residential, although approximately five percent of the land area within the MRA boundary is residential.
Residential uses are located along the edges of the MRA adjacent to historic neighborhoods south of
downtown.

The approximately 50 residences are a combination of single-family, duplexes and triplexes. Aging homes
provide an opportunity for restoration or replacement with higher density housing. The plan notes the
poor condition of much of downtown’s housing stock and resulting lower home values.

The development of quality housing in downtown is a goal of the MRA Plan though adaptive reuse, infill

and new mixed use and higher density residential development. Specific projects to be private sector

initiated include adaptive reuse of the city owned property and historic hotel at the southwest corner of

Third Street and Route 66 as mixed-use/residential and residential mixed-use at the corner of East Coal
Avenue and South Puerco Drive to increase a 24-hour presence downtown. The plan recommends that

1

Since the adoption of the Growth Management Plan, the Census has updated the population and household numbers,

which shows a lower population and fewer households than what were estimated at the time.
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the City provide technical assistance to entities interested in developing mixed-use projects. The Hooghan
Hozho mixed income family housing was mentioned as a positive example of higher density development

that provides an infusion of residential development in the heart of downtown.

City of Gallup Strategic Plan, 2018
The Strategic Plan sets out the vision, goals and policy and management agendas for City operations. This
document and the tracking document that accompanies it set out specific tasks for FY2019 and an
accounting of what has been accomplished. The Strategic Plan outlines a broad agenda for all city

departments. The goal directly related to housing is a “more livable community for all”, while goals for
infrastructure and facility upgrades, and a financially sound city that provides exceptional services and
growing the local economy will also benefit housing by providing opportunities and stronger

neighborhoods. The top goal related to housing included updated Land Development Standards (LDS),

which has been adopted and allows for a mix of high-quality residential development in Gallup. This
includes the types of mixed-use and infill projects that can revitalize the downtown and stabilize

neighborhoods. Projects that help the City implement housing goals include an inventory of City-owned
real properties.

Affordable Housing Ordinance
The City of Gallup adopted its Affordable Housing Ordinance in 2007 (Ord. 2007-06, 7-24-2007) with the

purpose of implementing the Gallup affordable housing program by ensuring eligible low- or moderate-

income housing recipients and housing providers meet the requirements of the State’s Affordable
Housing Act.

Report Contents
The report contains the following chapters:
Community and Housing Profile. The Community and Housing Profile reports key indicators related to
population demographics, household characteristics and the local economy in Gallup.

Housing Market Analysis. The Housing Market Analysis describes and analyses the current housing
market, including housing conditions and the cost and availability of housing for sale and for rent.

Housing Needs Assessment. The Housing Needs Assessment identifies needs for affordable and market
rate housing based on demographics, the local economy, needs expressed by local employers, and the
housing preferences of people who live and work in Gallup.

Land Use and Policy Recommendations. The Land Use and Policy chapter reviews the City’s regulations
and policies and their impact on housing. The recommendations address issues that were discussed by
the project Working Group and in community and employer surveys.

Goals Policies, and Objectives. This section lists out the City’s goals, policies, and objectives to meet

housing demand for Gallup residents and workers that were developed from input from the Working
Group, stakeholders, and the survey responses.

Appendices. The appendices include detailed summaries of public outreach results, funding sources, and
housing resources that can help implement the plan.
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Methodology
Data Collection
The community profile and base information about the housing market and housing needs was collected
from third party sources. Data sources include the following:
•
•
•
•
•
•
•
•

Historical information from the 2009 Gallup Growth Management Master Plan and the 2016
update
Historical information from the 2010 US Census and American Community Survey, Five Year
Estimates, 2006-2010
American Community Survey, Five-Year Estimates, 2014-2018 for current estimates
American Community Survey, Five-Year Estimates, 2013-2017 for current estimates not available
for 2018
New Mexico Department of Workforce Solutions statistical reports for employment,
unemployment, and wage data
A survey of rental properties in Gallup
MLS housing sales data
A review of available rental housing through on-line sources, Craigslist, Zillow and Realtor.com

Working Group
A project Working Group composed of local employers, major land owners, real estate and lending

professionals, developers, housing non-profits and City staff contributed knowledge of the local housing

market and housing needs from their experience in Gallup, the impact of housing on their organizations,

their perceptions of barriers to meeting housing needs and potential solutions. The group met three times

to provide initial input into the plan, identify local information sources and to discuss initial findings and
additional information to be included in the draft report. The group convened a third time to review the
draft plan and provide feedback before it was finalized. The Working Group meeting summaries are
included in Appendix A.

Stakeholder Interviews
In addition to the Working Group and community surveys, Sites Southwest staff reached out to 34

stakeholders and received detailed input from 12 key stakeholders who represent real estate and lending
professionals, housing providers, service providers and major employers. The stakeholder interviews

provided insight into housing issues and the impact of housing on the community. These interview

summaries are in Appendix B.

Surveys
Two surveys were conducted in February and March 2020 to get information about housing needs from

the perspective of local businesses and from community residents and the local workforce. Information

about the surveys and links to the surveys were publicized through local business organizations, the City

of Gallup website, the local newspaper and to all business license holders with email addresses. Paper
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copies of the community survey were distributed at the annual Gallup Housing Summit. A total of 156

community surveys and 23 employer surveys were completed. Survey results are reported in Appendix C.

Summary of Findings
The report findings are based on data analysis and analysis of Working Group discussions, interviews, and

survey results. Housing is clearly a major concern for local employers, the local workforce, and community
residents.

Several issues emerged from the analysis. These are described below as common recurring themes and
housing preferences.

Recurring Themes
Housing Availability
•
•
•

There is a housing shortage in general. Few units are available for sale or for rent.
New residents who have recently accepted employment offers find that it is difficult to find rental
housing, and rents are higher than many workers can afford.
A significant percentage of the local workforce accepts jobs in Gallup on a term or temporary
basis. This includes teachers and medical personnel who have contracts for one or a few years.
Some large employers provide housing, but most do not. It is common for these workers to rent
rooms rather than their own apartment or house.

Housing Conditions
•
•

Housing stock is old and in poor condition. Landlords have no incentive to invest in maintenance
or rehabilitation. Owner modifications can be poor quality.
Vacant, abandoned homes are a problem.

Housing Choice
•
•
•
•
•

People can’t move up or down because of the lack of inventory and range of choices.
Entry level professionals and service workers need housing affordable to them. Very little is
available for workforce housing.
Choices for higher wage earners are limited. There is a need for more market rate housing, both
rental housing and housing for sale.
Temporary workers, such as visiting nurses, short term medical staff and teachers, need higher
quality rental options.
Middle density housing like townhouses and duplexes are an option for affordability. Gallup
needs good models of these housing types.

Barriers to New Housing Construction
•
•

Construction costs are high. The rate of construction does not allow for economies of scale.
Soils and topography are difficult.

Comprehensive Housing Market Analysis
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•
•

There are local builders, but there are no local architects and there are limited skilled tradesmen,
such as electricians, plumbers, etc. Often developers bring in their own tradesmen.
Infrastructure upgrades are needed to support new development.

Impact of Housing Needs on the Community
•

The lack of housing is a barrier to economic development.

Local Resources
•

•
•
•

•

There are local resources, including private land and non-profits who have an interest in
improving housing options. Non-profit organizations provide home buyer education, affordable
housing, and financial assistance. The City could help promote these programs to residents.
There is vacant land that could be developed. Land owned by the city or other public entities
could be an incentive for affordable and workforce housing developers.
The Greater Gallup Industrial Workforce Program and UNM-Gallup’s Construction Technology
Program provide construction training to locals. GGEDC’s program helps build homes.
The City could assist with infrastructure improvements, including public assistance to help the
private sector fund infrastructure through a public improvement district, special assessment
district or bond funding.
Schools and hospitals could participate in housing projects that serve their employees. Some of
these institutions already provide some employee housing.

Housing Preferences
Based on survey responses, the preferences were expressed by residents, workers and employers:
•
•
•

•
•
•
•
•
•
•

8

65 percent of people who responded to the community survey would consider moving to a home
that better meets their needs. A newer home is the top reason to move.
74 percent of survey respondents would prefer to buy.
A larger single-family home is the highest-ranking housing type preference, followed by a smaller
single-family home and a home with “mother in law” quarters. Mobile homes are the least
preferred housing type.
The top five factors in housing decisions in order of preference are price, outdoor space, home
size, home type, and energy efficiency.
Over half of respondents would consider a small lot (less than 5,000 square feet).
Over half would consider a townhouse.
The top choice for number of bedrooms is a three-bedroom home, but nearly a third prefer four
bedrooms.
Over half of respondents want a two parking spaces or a two-car garage.
Employers note a need for market rate long term rentals.
When the preferences of residents at different income levels are analyzed, preferences are similar
in most cases. There are some differences.
o
Survey respondents at all income levels would prefer to buy, although households
with incomes below $25,000 are more likely to consider either buying or renting than
higher income households.
o
The percentage of respondents that prefer to rent rather than buy varies from 14
percent in the $25,000 to $49,999 income range to four percent of households in the
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o

o

o

$75,000 to $99,999 range. Those with incomes below $25,000 and above $100,000 do
not prefer to rent.
For households with incomes up to $100,000, a larger single-family home or a smaller
single-family home are the top preferred types—both move-up buyers and those
seeking to downsize. Those with incomes above $100,000 prefer a larger singlefamily home or one with accessory dwelling structures (known as in-law units).
Survey respondents with incomes up to $75,000 prefer three bedrooms, two baths
and a two-car garage. Residents with incomes above $75,000 prefer 3 to 4 bedrooms,
two or more bathrooms, and those with incomes above $100,000 prefer a three-car
garage.
Households with lower incomes are more likely to consider a small lot or a
townhouse, but there is some interest in these product types at all income levels.

How the City Can Help Meet Housing Needs
•

•

•

•

A continuum of housing types that includes smaller lots, attached units, and higher density
apartments will provide a range of options for local workers. The City has enabled a variety of
housing types in its Land Development Standards.
The revitalizing downtown area is a logical location for higher density housing. Key properties for
mixed-use and residential adaptive reuse and new construction have been identified in the City’s
Downtown MRA plan.
Moderately dense housing types, known as the “missing middle” might be an appropriate scale
for Gallup. These housing types are denser than a single-family residence, but not as large as midrise apartment building. As shown in Figure 2 below, there are number of configurations for
middle-density housing.
Policies/ordinances that encourage productive use of vacant buildings and land are needed. The
new Zoning Code (LDS) could be supplemented by:
o Vacant buildings ordinance that’s more stringent requiring property owners to maintain
their structures.
o Infrastructure standby charge for vacant properties.
o Continued code enforcement and implementation of the Clean and Lien Program.

Figure 2. The “Missing Middle" Housing Types
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