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S U B M I S S I O N  G U I D E  

In addition to the figures and exhibits found within this Master Plan document, please refer to the 
enclosed Technical Reports + Appendices and Community Master Plan Drawing Set, as noted below, for additional 
information per the Santa Fe County Land Development Code requirements. 

The following reports may be found in the Technical Reports + Appendices:

Tab 1. PRELIMINARY TRAFFIC REPORTS  

Land Use and Traffic Estimates Report, prepared by Al Pitts 
Traffic Signal Warrant Analysis, prepared by CKS, LLC 
Highway 285 Primary Access Point Map 

Tab 2. SUPPLEMENTARY WATER SUPPLY PLAN INFORMATION 

Hydrogeologic Studies, prepared by John Shomaker & Associates, Inc. 
Water Rights Letter, prepared by Corbin Consulting 
Water Budget from Appendix B of Process Flow Descriptions Report, prepared by Natural Systems International 

Tab 3. SUPPLEMENTARY LIQUID WASTE DISPOSAL PLAN INFORMATION 

Process Flow Descriptions Report, prepared by Natural Systems International 

Tab 4. MARKET ANALYSES  

Preliminary Commercial Market Study, prepared by Southwest Planning & Marketing 
Market Feasibility Study, prepared by Economic & Planning Systems (EPS) 
Market Assessment, prepared by GreenStreet Ltd. 

Tab 5. PRELIMINARY FISCAL IMPACT REPORT  

Preliminary Fiscal Impact Report, prepared by Southwest Planning & Marketing 

Tab 6. SUPPLEMENTARY ENVIRONMENTAL ASSESSMENT INFORMATION 

Phase One Environmental Hazards Assessment, prepared by LopezGarzia Inc. 
Watershed Modeling Report, prepared by Andrew Jandá ek 
Headcut Investigation, prepared by Cuchilla Blanca Ecology 

Tab 7. SCHOOL IMPACT REPORT  

Santa Fe Public Schools Impact Report, prepared by Southwest Planning & Marketing 

Tab 8. ARCHAEOLOGY SURVEY  

Archaeological Survey, prepared by Rio Grande Foundation for Communities and Cultural Landscapes 



The following reports may be found in the Community Master Plan Drawing Set:

Sheet 1. VICINITY MAP – GALISTEO BASIN PRESERVE 

Sheet 2. EXISTING SITE DATA – PLANNING AREA 

Sheet 3. EXISTING SITE DATA – VILLAGE DEVELOPMENT AREA 

Sheet 4. VILLAGE CONCEPTUAL PLAN 

Sheet 5. DEVELOPMENT INTENSITY PLAN 

Sheet 6. TRANSPORTATION AND MOBILITY PLAN 

Sheet 7. PARKS, OPEN SPACE AND TRAILS PLAN 

Sheet 8. REGIONAL TRAILS PLAN 

Sheet 9. WATER SUPPLY PLAN 

Sheet 10. WASTEWATER RECLAMATION PLAN 

Sheet 11. STORMWATER PLAN 

Sheet 12. POWER, GAS AND COMMUNICATIONS PLAN 

Sheet 13. FIRE AND EMERGENCY SERVICES PLAN 

Sheet 14. VILLAGE STREET SECTIONS 

Sheet 15. NEIGHBORHOOD STREET SECTIONS 

Sheet 16. BASIN STREET SECTIONS 

Sheet 17. PHASING PLAN 
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5.2.2.a Vicinity Map  Community Master Plan Drawing Set:
- Galisteo Basin Preserve Vicinity Map Sheet 1 

5.2.2.b Existing Site Data Community Master Plan Drawing Set:
- Existing Site Data – Planning Area 
- Existing Site Data – Village Development Area 

Sheet 2 
Sheet 3 

5.2.2.c Conceptual Environment Plan 
1) Topography, natural features etc. Existing Conditions Pages 3.1-3.11 
2) Soils maps and reports Soils Type Map Pages 3.16-3.17 
3) Open Space Plan Parks, Trails + Open Space Landscaping

Landscape Design + Concepts 
Community Master Plan Drawing Set:
-  Parks, Opens Space and Trails Plan 
-  Regional Trails Plan 

Pages 4.15-4.17 
Pages 4.39-4.40 

Sheet 7 
Sheet 8 

4) Liquid waste disposal plan Sanitary Sewer (Liquid Waste) System  
Technical Reports & Appendices:
-  Process Flow Descriptions Report 
Community Master Plan Drawing Set:
-  Wastewater Reclamation Plan 

Pages 4.28-4.29 

Tab 3 

Sheet 10 

5) Water supply plan Hydrology
Water Plan 
Water Conservation Strategy 
Technical Reports & Appendices:
-  Water Rights Leter 
-  Water Budget 
-  Process Flow Descriptions Report 
Community Master Plan Drawing Set:
-  Water Supply Plan 

Pages 3.12-3.18 
Pages 4.18-4.24 
Pages 4.44-4.46 

Tab 2 
Tab 2 
Tab 3 

Sheet 9 

5.2.2.d Master Plan Maps 
1) Vehicular and pedestrian circulation 
systems etc. 

Transportation & Mobility 
Parks, Trails, + Open Space  
Fire & Emergency Services 
Technical Reports & Appendices:
-  Highway 285 Primary Access Point Map 
Community Master Plan Drawing Set:
-  Transportation and Mobility Plan 
-  Parks Opens Space + Trails Plan  
-  Regional Trails Plan 
-  Fire and Emergency Services Plan 

Pages 4.11-4.14 
Pages 4.15-4.17 
Pages 4.55-4.57 

Tab 1 

Sheet 6 
Sheet 7 
Sheet 8 
Sheet 13 

2) Proposed land uses Concept Plan & Framework Elements 
Development Intensity + Land Use 
Permitted Uses + Densities 

Pages 4.2-4.7 
Pages 4.8-4.10 
Pages 5.4-5.8 



Community Master Plan Drawing Set:
-  Village Conceptual Plan 
-  Development Intensity Plan 

Sheet 4 
Sheet 5 

3) Logical and natural boundaries Development Suitability 
Community Master Plan Drawing Set:
-  Existing Site Data – Planning Area 
-  Existing Site Data – Village Development Area 

Pages 3.26-3.28 

Sheet 2 
Sheet 3 

4) Proposed school sites and other 
community facilities 

Mixed Use Overlay Zone  

Community Master Plan Drawing Set:
-  Village Conceptual Plan 

Page 4.10 
& Pages 5.6-5.7 

Sheet 4 

5.2.2.e Phasing Schedule  Phasing Plan
Community Master Plan Drawing Set:
-  Phasing Plan  

Pages 4.42-4.43 

Sheet 17 

5.2.2.f Schematic Utilities Plan  Water Plan 
Sanitary Sewer (Liquid Waste) System 
Dry Utilities System 
Public Services 
Technical Reports & Appendices:
-  Water Rights Letter 
-  Process Flow Descriptions Report 
Community Master Plan Drawing Set:
-  Water Supply Plan 
-  Wastewater Reclamation Plan 
-  Power, Gas & Communications Plan 

Pages 4.18-4.24 
Pages 4.28-4.29 
Pages 4.30-4.31 
Page 4.58 

Tab 2 
Tab 3 

Sheet 9 
Sheet 10 
Sheet 12 

5.2.2.g Master Plan Report  
1) General Description of Project etc. Vision Statement + Approval Request 

Fact Sheet (units, acreage etc) 
Property History & Founder 
Defining a Community Preserve 
Location Context Descriptions 
Development Rational 
Soils
Concept Plan + Framework Elements 
Planning Area Boundaries 
Traffic Impacts 
Access
Water Plan 
Water Rights Strategy 
Terrain Management 
Landscaping Concepts 

Water Conservation 
Housing Diversity & Attainability 
Green Development Strategy 
Fire + Emergency Services 
Public Services 
Street Standards 
Street Sections 

Pages 1.0-1.9 
Page 1.3 
Page 2.1 
Pages 2.2-2.3 
Pages 2.4-2.7 
Pages 2.9-2.11 
Pages 3.16-3.17 
Pages 4.2-4.5 
Pages 4.6-4.7 
Pages 4.12-4.13 
Pages 4.12-4.13 
Pages 4.18-4.27 
Pages 4.25-4.27 
Pages 4.32-4.38 
Pages 4.39-4.40 
& Page 5.22 
Pages 4.44-4.46 
Pages 4.47-4.48 
Pages 4.49-4.54 
Pages 4.55-4.57 
Page 4.58 
Pages 5.10-5.11 
Pages 5.12-5.17 



Design Guidelines 
Architecture
Site Grading + Drainage 
Fences + Walls 
Signage
Outside Lighting 

Page 5.18 
Pages 5.19-5.20 
Page 5.21 
Page 5.23 
Pages 5.24-5.25 
Page 5.26 

2) Market analysis and economic impact 
reports

Technical Reports & Appendices:
-  Preliminary Commercial Market Study 
-  Market Feasibility Study 
-  Market Assessment 
-  Preliminary Fiscal Impact Report 

Tab 4 
Tab 4 
Tab 4 
Tab 5 

3) Preliminary fiscal impact estimates Technical Reports & Appendices:
-  Preliminary Fiscal Impact Report Tab 5 

4) Preliminary environmental assessment Existing Conditions 
Hydrology
Wildlife Resources 
Cultural Resources 
Development Suitability 
Technical Reports & Appendices:
-  Hydrogeologic Studies, John Shomaker 
-  Phase I Environmental Hazards Assesment 
-  Watershed Modeling Report 
-  Headcut Investigation 
-  Archaeology Survey 

Pages 3.1-3.11 
Pages 3.12-3.18 
Pages 3.19-3.21 
Pages 3.22-3.25 
Pages 3.26-3.28 

Tab 2 
Tab 6 
Tab 6 
Tab 6 
Tab 8 

5) Preliminary traffic report Technical Reports & Appendices:
-  Land Use and Traffic Estimates Report 
-  Traffic Signal and Warrant Analysis 
-  Proposed Highway 285 Primary Access Point 

Tab 1 
Tab 1 
Tab 1 

6) Concepts of restrictive covenants Governance + Community Evolution 
Community Operating Principles 

Pages 6.6-6.7 
Pages 6.8-6.9 

7) Schools impact report Technical Reports & Appendices:  
-  Santa Fe Public Schools Impact Report Tab 7 



T h i s  p a g e  i n t e n t i o n a l l y  l e f t  b l a n k .
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V I S I O N  S T A T E M E N T  

The Galisteo Basin Preserve is a conservation initiative designed to 
protect and restore more than 12,000 acres of a deeply loved 
landscape known as the Galisteo Basin.  To help underwrite the 
conservation, restoration, and stewardship goals of the project, a 965-
unit mixed-use, mixed income village is proposed for development 
within a carefully sited 300-acre corner of the Preserve.   

This submission describes the vision, program goals, design 
ambitions, and management policies that will guide the development 
of a community known as the Village at the Galisteo Basin Preserve 
(“the Village”).  As presented here, the Village celebrates the 
traditional values and planning principles that distinguish many 
traditional northern New Mexico towns and villages.  Tightly 
clustered, and deeply respectful of the region’s land and water, the 
Village is designed to protect and restore the Preserve’s world-class 
cultural, historic, ecological, and economic resources.   

The Village community will include a wide range of housing, 
commercial, and civic land uses.  A broad mix of compound homes, 
lofts, live-work units, bungalows, green-courts, apartments, co-
housing, and assisted living facilities will serve individuals and 
families, teachers, health care providers, creative professionals, 
artisans, small business proprietors, children and elders who represent 
a wide range of incomes.  

The Village will be anchored by a general store; a café; artists’ studios; 
a 400-student charter high school; a non-denominational place of 
worship; a post office; a business incubator; a fire station; play fields; 
and other recreational and cultural facilities.  Its compact form, inter-
connected travel ways, and community-serving intranet will support a 
dynamic quality of social exchange. 

Environmental protection and ecological stewardship are organizing 
principles of the Galisteo Basin Preserve.  Accordingly, the project’s 
community plan reflects a rigorous analysis of the land’s hydrologic, 
topographic and ecological values and constraints.  Buildings and 
infrastructure systems are designed to minimize the community’s 
water use and fossil fuel demand.  Carefully articulated design 
standards will encourage exciting architecture and an inviting town 
form.  Green-building construction guidelines will ensure that 
structures are safe, healthy, and beautiful places for living, working, 
and learning.   

Discovery, spirit, and diversity are other important values that inform 
the community design.  To make real the community’s commitment 
to learning and discovery, a dual language, environmental curriculum-
oriented charter high school, an elementary school, and a pre-school 
are planned for the village center and the surrounding neighborhoods. 
A non-denominational place of worship will offer residents and 



visitors a place for meditation, reverence, and fellowship.  Trails and 
ridgeline overlooks will provide places for quiet reflection.  A wide 
range of housing types and home sizes will offer shelter to a 
community of diverse needs, traditions, and economic capabilities. 

Finally, Village governance will be guided by a combination of 
nonprofit management entities that will oversee open space 
stewardship, utilities, and neighborhood facility responsibilities.  A 
village-elected “community council” will mediate conflicts and 
coordinate cultural and recreational programming. 



Table 1.A

GALISTEO BASIN PRESERVE FACT SHEET

PROJECT BUILD OUT SUMMARY INCLUSIVE HOUSING GOALS

Total Proposed Village Lots (Master Plan Submission) 965              Proposed Units 965                     

Attainable Housing Targets
VILLAGE DEVELOPMENT PROGRAM Homes Priced at 0% to 65% of AMI 72                       

Homes Priced at 65% to 80% of AMI 72                       
Residential Lots Homes Priced at 80% to 100% of AMI 72                       

Multi-family Units (Condos, Townhomes, etc) 338              Homes Priced at 100% to 120% of AMI 72                      
Single Family Units 627             Minimum Attainable Units Targeted 290                     

Total Residential Lots 965             Minimum % of Total Planned Units 30%

Commercial Square Feet Housing Statistics
Retail 12,500         0% to 65% of AMI* - Price** $90K-$160K
Health/Wellness Space/Medical 15,000         Size 700 to 1,200 sf
Office and Light Industrial 12,500         65% to 80% of AMI* - Price** $120K-$200K
Hospitality 18,500         Size 800 to 1,400 sf
Assisted Living & Care 12,500         80% to 100% of AMI* - Price** $147K-$260K
Storage 9,000          Size 1,000 to 1,600 sf

Total Commercial 80,000        100% to 120% of AMI* - Price** $160K-$320K
Size 1,200 to 2,000 sf

Civic Space (School, Fire Station, etc) (square feet) 70,000        
Interior Village Open Space/Parks/Recreation (acres) 31               
Trails (miles) 30               

Phase I Residential Units 145              
Phase I Commercial Square Feet 13,125         
Phase I Civic Square Feet 50,000         

LAND USE SUMMARY Acres WATER BUDGET Acre Feet

Total Lands - Galisteo Basin Preserve 14,930         Total Project Water Diversion/Demand 195                     
Water Reclamation & Ground Water Recharge 95                      

Public Conservation and Recreation Lands Net Consumptive Use (Avg of Range) * 100                     
Galisteo Basin Preserve Public Open Space 10,042         * To be validated by State Engineer's Office
Santa Fe County Public Open Space 1,468           
Santa Fe County Easement / West Basin Preserve 168             Total Residential Units Proposed 965                     

Total Public Conservation and Recreation Lands 11,678        Annual Acre Feet Per House 0.170                 
Total Diversionary Residential Acre Feet 164                     

Private Conservation Lands Commercial/Civic Acre Feet 31                       
New Moon Overlook Private Open Space 734              Total Diversionary Annual Acre Feet 195                     
New Moon Overlook Restricted Conservation Areas 410              Less: SEO Return Flow Credits 75-115
West Basin Preserve Restricted Conservation Areas 943              ================
Conservation Buyer Outparcels (Facilitated by TPL) 236              Net Project Water Use/Consumptive Rights 80-120
Conservation Buyer Outparcels (Facilitated by CC) 556             

Total Private Conservation Lands 2,879          Phase I Residential Diversionary 25                       
Phase I Commericial & Civic Diversionary 8                        

Development Areas Total Phase I Acre Feet Diversionary 32                       
Village Development Area 278              Less: SEO Return Flow Credits 10                      
New Moon Overlook Development Footprint 40                Phase I Consumptive Water Use/Rights 22                       
West Basin Preserve Development Footprint 20                
Southern Crescent Development Footprint 35               Water Rights Source Eldorado W&S**

Total Development Areas 373             ** Discussions ongoing
Wet Water Source Short/Mid Term On-site
Wet Water Source Long Term County

 * AMI, or Area Median Income, is $66,000 in Santa Fe County for a family of 
four 
 ** Prices are stated in 2005 dollars. Final pricing will be determined by the 
Santa Fe County Affordable Housing Ordinance, which is currently under 
review and likely to be approved within the next six months. 



V I L L A G E  G O AL S ,  O B J E C T I V E S  +  P O L I C I E S  

The goals, objectives, and policies for the Village at the Galisteo Basin 
Preserve are as follows:  

Establish a socially diverse and culturally rich community that 
embraces a wide range of ages, household types, and 
incomes.

Foster the development of an economically vibrant 
community that leverages the unique knowledge, skills, and 
creativity of the region’s artists, educators, health care 
professionals, scientists, and community-service 
professionals.

Create a 12,000-acre publicly accessible open space preserve 
that helps protect the ecological, cultural, and historic 
resources of the Galisteo Basin. 

Champion a new model of environmentally responsible 
design and planning – one that demonstrates the economic 
value and environmental efficiency of community-scale water 
conservation, low impact design (LID) engineering, locally 
developed/renewable energy generation and green building 
practices. 

Conserve the soils, vegetation, and hydrological resources of 
the property, and nurture the ecological, hydrological, 
economic, and cultural health of the region. 

Promote a culture of environmental stewardship through the 
development of an environmental curriculum-oriented 
charter high school (Charter School 37), and a nonprofit 
community stewardship organization (CSO) to oversee the 
long-term conservation and regeneration of the Preserve’s 
soils, water, and biotic resources. 

Reduce vehicular trips on highways and tributaries using an 
integrative approach to community mobility.   By linking the 
Village to the proposed Lamy/Santa Fe commuter rail 
system, creating vanpool and car-sharing programs, and 
developing an extensive system of trails and pathways, the 
Village can foster a transportation culture that is not 
dependent on automobiles. 

Minimize the “viewshed impact” of new development by 
locating structures and other improvements out of sight from 
public roads, as well as by imposing an aggressive “dark 
skies” lighting regime on all homes, businesses, and civic 
institutions.   



Develop a 30+ mile network of trails and paths for bicycles, 
pedestrians, and equestrians to facilitate safe and efficient 
access to neighborhoods and facilities located within the 
community and to adjoining communities (i.e., Lamy, 
Galisteo, Eldorado, and Santa Fe).

Draft community planning and building design guidelines that 
minimize the risk of fire to improved property and wild land 
resources.

Establish a multi-level community governance structure that 
ensures effective and efficient stewardship of the Galisteo 
Basin Preserve’s human and environmental resources. 



A P P R O V A L  R E Q U E S T  

By the submission of this Master Plan to Santa Fe County, 
Commonweal Conservancy respectfully requests the following zoning 
and development entitlements to facilitate the creation of the Village 
at the Galisteo Basin Preserve: 

Zoning Request A change in land use for an area totaling 5,080 acres, whose legal 
description is illustrated in Figure 4.B from its current land use 
classification as Homestead (minimum lot size of 40 acres) and Basin 
Fringe (minimum lot size of 12.5 acres) to a zoning classification of 
Large Scale Mixed Use Development (Article III Section 4.2.1.d). 

As provided in the Figure 4.A – Village Conceptual Plan, and as more 
specifically described on Pages 4.8-4.10, the following land uses are 
requested:

Residential development - allowance of single family and 
multi-family housing with a maximum density of 25 units per 
acre

Mixed-use residential/commercial/institutional/educational - 
for retail, office, educational, and civic purposes, and others 

Special use commercial - for plant nursery, dry storage, and 
educational uses, and others 

Special use recreational - for equestrian, recreational and 
agricultural uses  

Special use memorial – for green cemetery and internment  

Entitlement Request Accompanying this zoning change is a request for a maximum 
number of residential units and maximum of non-residential square 
footage development as follows:  

965 housing units (i.e., single-family detached, single-family 
attached, townhouses, lofts, live-work, co-housing units, 
studios, apartments) 

70-90,000 square feet of commercial development (i.e., retail, 
service, office, fractional share, assisted care, acute 
care/preventive treatment, plant nursery, storage, etc 

5-15,000 square feet of institutional/civic development (i.e., 
post office, library, fire station) 

40-60,000 square feet of education-related development

5-10,000 square feet of recreational facility development (i.e., 
swimming pool, basketball court, gymnasium) 

10-25 acres for an equestrian facility for  up to 100 horses 

10-25 acres for a memorial landscape for “green burial” 
internment services 
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Project Team Commonweal Conservancy 

Ted Harrison founded Commonweal Conservancy, and serves as 
president and managing director of the organization.  For seventeen 
years, Mr. Harrison served as a senior vice president, southwest 
regional director, and director of the national conservation ventures 
program for the Trust for Public Land, one of the nation’s leading 
land conservation organizations.  Mr. Harrison also serves as a 
member of Commonweal’s board of directors. 

John Hesse, project manager of the Galisteo Basin Preserve, graduated 
from Cornell University’s real estate development program, with a 
special emphasis in sustainable development.  Mr. Hesse has over ten 
years experience in financial analysis and project management.  Mr. 
Hesse is responsible for coordinating the day-to-day activities of the 
project.   

Commonweal Conservancy’s four-person staff brings more than 45 
years of land protection and community development experience to 
the task of accomplishing its project and programmatic 
responsibilities.  Collectively, Commonweal Conservancy’s staff has 
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Dean Witter's real estate investment banking group. Mr. Buchanan 
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Mr. Cook is a senior vice president and national programs director for 
the Trust for Public Land. He oversees the development of several 
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legislation and ballot measures providing more than $30 billion in 
park and open space capital funding. He is co-author of the 
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chairman, secretary and treasurer of Commonweal Conservancy’s 
board since it was created in November 2003. 
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Community Governance: Dan Slone, McGuire Woods, Richmond, 
VA

Communications: Ray Gullick, Evolution Web Development, Santa 
Fe, NM; Marianna Leuschel, L Studio, Sausalito, CA 

Construction Manager:  Dan Thornberg, Kitchell Construction, 
Phoenix, Arizona  

Charter School 37 Architects and Planners:  DCNA, Santa Fe, 
NM; 450 Architects, San Francisco, CA; Regenesis, Santa Fe, NM. 

Planners:  Land Planning: Joe Hruda, Civitas Canada, Vancouver, 
Canada, together with Mark Brands, Site Workshop, Seattle, WA 

Engineers:  Drew Gangnes, Magnusson Klemencic Associates, 
Seattle, WA; Michael Ogden, Natural Systems, Inc., Santa Fe, NM 

Community Architects:  Conceptual: Suby Bowden & Associates, 
Santa Fe, NM;  Residential: TBD;  Commercial: TBD; Civic: TBD. 

Geo-hydrology: John Shomaker, John Shomaker and Associates, 
Albuquerque, NM; Jim Corbin, Corbin Consulting, Santa Fe, NM; 
Paige Grant, Wastershed West, Santa Fe, NM;  

Cartography/ Geographic Information Systems: Heidi Ochis, 
Computer Terrain Modeling, Boulder, CO 

Surveying: Gary Dawson, Dawson Surveys, Santa Fe, NM 


