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Economic Impact Analysis

In 2007, Commonweal engaged Economic Planning Systems (EPS) of Denver, 
Colorado, to assess the Village’s economic and fiscal impact on Santa Fe County’s 
general operating accounts and service-delivery capabilities.  

The report focused its analysis on the development’s potential impact on county 
roads, fire, EMS, and sheriff services.  It also estimated the Village’s possible effect 
on the county’s operating budget relative to these specific public services.  With 
regard to secondary county services, EPS determined that non-essential services 
would be financed on a “cost recovery basis” (i.e., revenues equaling costs). 

Following from this rather conservative set of assumptions, “multiplier effects” from 
the Village development were excluded from the fiscal impact analysis.  In contrast 

to other economic studies associated with proposed 
real estate development initiatives, EPS judged the 
expenditure of wages and material purchases within 
the Santa Fe economy as overly speculative and/or 
too poorly documented to be defensible.  Finally, 
the analysis did not include an estimate of revenues 
that would flow to the county to cover existing debt 
service obligations.

Instead, the EPS analysis offered an “order of 
magnitude” assessment of the Village’s potential 
impact on county revenues and service demands.  
The study was designed to identify any extraordinary 
impacts that the proposed development might 

impose on the county’s service-delivery capabilities.  Accordingly, EPS estimated 
the county’s operating and maintenance costs and projected tax receipts relative 
to Commonweal’s development timetable and absorption schedule.  Costs and 
revenue estimates were calculated on an annual basis.

Summary of Findings

1.  The Village development is projected to generate a modest increase in population 
and employment in Santa Fe County.  In the initial phase of development, 149 
housing units would likely support a population of 315 persons.  37,500 square 
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feet of non-residential development could reasonably be expected to generate 15 
full-time equivalent employees.

2.   A nominal fiscal deficit is projected in 2010 and 2011, followed by fiscal 
surpluses in 2012 and the years thereafter.  A net fiscal deficit of $1,647 and $703 
is expected in 2010 and 2011, respectively.  The projected deficit would be caused 
by a shortfall in property tax revenues associated with a time lag between the year of 
assessment and the year of payment.  This said, the project is expected to generate 
a positive fiscal balance of $1,919 in 2012 and grow rapidly in subsequent years.  
Following the initial phase of development, the project is projected to generate an 
annual surplus of $62,062 to the county operating accounts.

3. The project will also generate GRT revenues from construction industry expenses.  
These one-time revenue flows— derived from a tax on products, materials, and 
services — are expected to generate $536,588 during the three-year development 
period.  By this estimate, GRT revenues are expected to cover any interim year 
deficits and/or unidentified capital needs that the county may require as a result of 
the community’s development.
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School Impact Analysis

In September 2007, Economic and Planning Systems (EPS) prepared a school 
impact analysis for the Village’s initial phase of development.  The school impact 
analysis estimated the community’s school-age population and the property 
taxes likely to be generated from the initial development phase.  EPS’s research 
assumptions and methodology were informed by discussions with the Santa 
Fe County School District (SFSD), Santa Fe County staff, and demographic 
consultants associated with the county.

EPS estimated the Village’s school-age population based on two primary sources.  
First, EPS derived school children’s “generation rates” from historical averages 
provided by the SFSD.  Next, the analysts applied school-age population “factors” 
to the proposed development program of the Phase I Plat.  

By this methodology, EPS determined that the generation rate for multi-
family dwellings would be 0.21 students per household, and that single-family 
detached homes would generate 0.94 students per household.  Given a residential 
development program that includes 45 affordable and workforce homes and 104 
market-rate homes, EPS concluded that the school-age population of Phase I would 
total 87 students.  In discussions with the SFSD, district representatives indicated 
that the projected population of 87 new students “could be accommodated within 
the existing schools serving this geographic area.” 

Separately, EPS generated an estimate of property tax revenues from the Phase I 
development.  Anticipating approval of the final plat and development agreement 
for Phase I in June 2009, EPS calculated the expected property taxes from vacant 
lots and improved properties over the period 2010 to 2013.  

By their analysis, EPS projected that the taxable value of the Phase I development 
would grow from $15 million in 2010 to $59.6 million in 2013.  Concurrently, 
the assessed value of the property would grow from $228,000 to $19.7 million.  
By applying the county mill levy to the assessed valuation, the tax revenues to 
Santa Fe County are expected to total $23,085 in 2012, and grow to $88,110 after 
Phase I construction is completed in 2014.  By these estimates, EPS concluded 
that the Phase I development would yield surplus revenues to Santa Fe County 
and the SFSD from property tax payments over the 2010 to 2014 period.

A copy of the “Schools Impact Analysis for the Village at the Galisteo Basin 
Preserve, Phase I” is included in the Technical Reports. 
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Architecture + Urban Design

The following guidelines 
summarize the design and 
development controls that 
will inform the planning and 
construction of residential and 
non-residential property within 
the Village.  As proposed, a 
design review committee (DRC) 
will oversee the site plans, 
architecture, and landscape 
designs associated with the Village 
development.  Throughout the 
community’s evolution, the DRC 
will have the right to modify the 
community design standards to 
be more restrictive or different 
in character, so long as the project’s overall design quality, environmental values, 
and architectural character are consistent with the original vision and purposes as 
outlined herein.  

The DRC will be comprised of design professionals and community members 
appointed by Commonweal.  The DRC will be responsible for reviewing 
building plans, elevations, and parking recommendations prior to submission of 
a development permit application to Santa Fe County.  A letter of approval from 
the DRC authorizing the development of a specific project will be a precondition 
to the county’s issuance of a building permit. 

A Declaration of Protective Conditions, Covenants, and Restrictions (CC&Rs) 
will detail the Village’s design and development standards and the associated 
responsibilities of property developers/owners.  The CC&Rs document will be 
recorded concurrently with Santa Fe County’s final plat approval for the Village’s 
initial phase of development.  The DRC shall have sole authority in determining 
compliance with the CC&Rs and design guidelines set forth herein.  A draft 
set of CC&Rs is provided in the Technical Reports section of this Phase I Plat 
submittal.

Design Guidelines
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Architecture

The architectural vocabulary of the Village will support a broad range of design 
solutions and aesthetic principles that advance the community’s residential, 
commercial, and institutional program aspirations.  It will offer a contemporary 
interpretation of northern New Mexico’s architecture — one that respects the 
region’s traditional patterns and styles and welcomes building systems, window 
designs, façade treatments, and resource-conservation technologies of the current 
age.  Toward that end, architectural solutions that are carefully and appropriately 
integrated with the form, color, and texture of the surrounding landscape — and 
exterior facades that use stone, rammed earth, concrete, adobe, corrugated metal, 
cor-ten steel, and glass — will be encouraged.

Notwithstanding the contemporary design ambitions of the community, many of 
the traditional urban design principles that distinguish the region will be reflected 
in the Village plan, especially with regard to:  (i) building-to-street relationships; 
(ii) indoor/outdoor living relationships; and (iii) building massing for views, shade, 
passive solar heating, and light.  

The following design standards are incorporated in the CC&Rs and will be actively 
regulated by the Village DRC:

 •  Building scale and height will directly relate to topography, lot sizes, and  
 setbacks.  A mix of one-, two-, and three-story units will be encouraged or,  
 in some cases prescribed, to foster a rich and dynamic streetscape.  

 •  Building setbacks will be minimized to create a strong building plane  
 along most streets and create a sense of enclosure for the public realm and  
 sidewalk areas.
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 •  Custom homes placed on lots that are visually prominent or have  
 unusually varied topography will be required to use adaptive design  
 techniques, such as post-and-beam construction and daylight basements,  
 to minimize streetside and rear yard façade exposure.  Homes will be kept  
 to one story where visibility from surrounding lots is critical. 

 •  Building height will be tightly contained in highly visible areas so that  
 views of surrounding ridgelines and/or mountain tops (i.e., “skylining”)  
 — and solar access opportunities — are not compromised.  Subject to  
 county approval, building heights of 36 feet (i.e., three stories) will  
 be allowed in specific locations to give visual and functional strength to  
 the community’s central development zone.

 •  Variety in elevations and materials choices will be strongly encouraged.   
 Except in limited cases, adjacent single-family detached homes will be not  
 be permitted to have the same plan, elevation, and color.  

 •  Garages and utilitarian services (i.e. electric/phone appurtenances) will  
 be relegated to driveway or alley-loaded locations, wherever practical.

 •  Private exterior living spaces, such as courtyards, portals, and patios,  
 will be encouraged to allow for clear and direct connections to the outdoors  
 and adjoining land uses. 

 •  Porches, dooryards, front courtyards, and low walls with gates will be  
 required along sidewalks to delineate public and semi-private spaces, while  
 also helping to animate and give texture and scale to the streetscape.

 •  Variations in the roof pitch of buildings will be encouraged, given the  
 prominence of the community “roof-scape” from the surrounding hills and  
 ridges.  Architectural-grade low-sheen metal or other roofing materials  
 approved by the DRC will be required.  Wood-shake roofs will be  
 prohibited.

 •  Flat roof designs with balconies and decks will be allowed in designated  
 locations (e.g., the Village center) where visibility from surrounding hills  
 and ridges is not a concern. 

 •  Building materials that complement the color of the native soils, rocks,  
 trees, and grassland vegetation will be encouraged.   
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 •  Building materials will be chosen that minimize fuel potential for  
 wildfires.  

 •  Colors will be selected to conform to a light-reflectance value that  
 minimizes long-distance view impacts or “spot-lighting” in afternoon and  
 morning sun. 

Figure V.C     Hypothetical Rendering of Courtyard Home Block
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 •  A diverse palette of building materials, variations in material choices,  
 fenestration designs, and wall and window surface planes within  
 neighborhoods and among buildings will be encouraged.  To avoid the  
 appearance of a false appliqué, no change in materials shall be allowed on  
 corners or where structures abut common areas.  If material changes occur,  
 they must occur at logical locations in building form as defined by DRC.

Fences + Walls

Fencing will be used for safety and security purposes, to control pets, delineate 
land uses, define property boundaries, articulate street edges, and screen views 
to adjoining development.  All fencing will be approved by the authority of the 
DRC. 

Guidelines for fencing and walls will include:  

 •  Fencing on all custom lots shall be located within a defined building  
 envelope.

 •  Fences and walls shall conform to the standards developed by the Village  
 DRC.

 •  Walls within front yards shall be limited to low courtyard walls  
 (maximum 42 inches high) consistent with local design references.   
 Taller, more opaque fencing may be used in rear and side yards where  
 screening is important and should terminate into the sidewalls of residences  
 at least 5 feet behind front/streetside façades.

 •  Opaque walls shall not be permitted along open-space areas unless  
 properly transitioned with the landscape. 

 •  View fences will be permitted along open-space areas but must be  
 consistent with the approved community-wide design.
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Green Development + Green Building

The green development strategy for the Village involves an integrated development 
process and an environmentally respectful design and construction practice.  It 
will employ best practices from the disciplines of land planning, architecture, and 
material science.  Furthermore, it will require a project-management approach 
that values synergy, leverage, and longevity as priority decision-making criteria.

Green Development Principles

As presently conceived, the Village will be guided by the following green-
development principles: 

•  Local, national, and global natural resource 
conservation

•  Water and energy efficiency

•  Healthy living practices

•  An integrative planning process that actively 
engages residents and professionals in the design 
of a new community, and which fairly balances 
the needs and values of the natural resources 
with the needs of human communities 

Green Development Metric

The Village’s green-development planning and construction process will be 
informed by the US Green Building Council’s LEED (Leadership in Energy and 
Environmental Design) rating system.  USGBC developed the LEED system 
during the 1990s to qualify building projects and developments in terms of their 
environmental efficiency. 

In July 2007, the Village was accepted as a LEED for Neighborhood Developments 
(LEED-ND) pilot project.  The LEED-ND rating will measure the Village’s 
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conformance to a wide range of smart-growth, new-urbanism, and green-building 
planning and development principles.  Commonweal’s participation in the LEED-
ND process also affords the organization access to industry leaders in leading-edge 
green-building practices and technologies.

Green Development Standards

Based on the LEED-ND standards, the Enterprise Foundation’s Criteria for Green 
Development, New Mexico Mortgage Finance Authority’s Green Criteria, and 
the US Department of Energy’s Energy 
Star rating system, Commonweal is 
crafting a set of Green Development 
Standards that will guide the work 
of builders, contractors, residents, 
visitors, businesses, organizations, 
partners, and other representatives of 
the Village.  The following sections 
outline the major principles by which 
the Green Development Standards will 
be created.

Integrated Design and Development 
Process — Commonweal will 
significantly reduce the Village’s 
environmental impact by employing an integrated design process that considers 
the multivariate effects of development on the environment, residents, and 
surrounding communities.  This will include a “full life-cycle assessment” of the 
sourcing and recycling of construction materials, and optimizing the durability 
of these materials, the operational efficiency and sustainability of infrastructure 
systems, and the livability experience of community members.  

The Village’s integrated design process will also promote a standard of transparency 
and participation such that issues of health, safety, culture, aesthetics, economic 
sustainability, and livability for all community members are effectively and 
responsibly addressed. 

Green Land Planning and Design — The Village land-use plan has been informed 
by detailed site analyses, dialogue with community members, strategy sessions with 
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Santa Fe County planning staff, and planning meetings and “project critiques” 
with local and national industry professionals.  To ensure that the environmental 
values of the Village are well-served by the development plan, Commonweal has 
brought careful attention and considerable financial resources to the following 
tasks: 

 •  Minimizing overall land disturbance

 •  Protecting natural resources

 •  Optimizing solar orientation

 •  Avoiding view-shed impacts

 •  Improving site hydrology

 •  Limiting soil loss and improving erosion control 

 •  Managing stormwater run-off and pollution into natural drainage  
 corridors 

 •  Enhancing soil quality with respect to matter, structure, density, and  
 biodiversity 

 •  Creating neighborhood permeability (i.e., paths, trails, alleys)

 •  Developing inner-village recreational opportunities

 •  Achieving optimal community fire and health safety

Optimizing Energy Efficiency — Given the terrific environmental burden 
imposed on the region’s air and water resources by coal-fired electricity and 
natural-gas extraction and refining, the energy demand of the Village is designed 
to be extremely efficient and, to the extent possible, served by energy sources that 
are locally derived and non-polluting.

To advance a clean-energy plan for the Village, the following technologies, systems, 
and strategies will be pursued as sources of heating, cooling, and power:

 •  Site planning that affords a high proportion of homes and businesses  
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 with passive solar energy and natural day lighting.  A disciplined approach  
 to this strategy is among the most efficient and effective means of reducing  
 community demand for electricity and natural gas. 

 •  Green-building design and construction (e.g., material specifications  
 that require super-insulated windows, thermal mass-oriented wall systems)  
 will play a critical role in minimizing the community’s overall energy  
 budget.

 •  The establishment of a community-owned  
 clean-energy system for the Village. Over the  
 next year, Commonweal will explore the legal,  
 financial, and technical opportunities and  
 challenges associated with establishing a  
 “municipal utility district” that would supply  
 electricity, heating, and cooling to the  
 community.  As presently conceived, the utility  
 district would develop a number of power  
 sources, such as:

  o  A network of photovoltaic arrays on  
  the rooftops of homes, businesses, and  
  schools

  o  A network of geothermal heating and cooling systems 

  o  A network of biomass-fired boilers for heating and cooling

  o  Wind turbines for electricity development

Commonweal anticipates that the Village will be connected to the regional 
electrical grid serviced by PNM during its initial phases of development.  To limit 
the air-pollution consequences of the Village’s electricity demand, Commonweal 
will pursue a contract with PNM that supplies the community with 100 percent 
wind power — an elective source of power that supports the state’s alternative-
energy investment program.

Water Efficiency and Green Infrastructure — Developers, builders, businesses, 
and residents will comply with rigorous water-conservation standards in order to 
minimize the Village demand on local water resources.  As outlined in the Water 
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Conservation section of this document, the Village will establish guidelines, and 
in some cases enforceable requirements, to limit water consumption by its homes 
and businesses.  Among the areas of focus will be:

 •  Rainwater catchment for irrigation and household use

 •  Low-flow water control devices

 •  Highly efficient water-using appliances

 •  Non-potable water only for irrigation

 •  Drought-tolerant/xeriscape landscaping

Other community-based water-conservation infrastructure will include: 

 •  Tertiary wastewater processing for residential and commercial toilets  
 and irrigation

 •  Tertiary wastewater processing for community landscaping

 •  Natural stormwater retention (i.e. bio-swales) and infiltration for  
 landscaping

 •  Solid-waste recycling for fertilizer

Local Natural Resource Protection — An organizing principle of the Galisteo 
Basin Preserve is the conservation and regeneration of the region’s exquisite 
scenic, cultural, and wildlife resources.  Accordingly, the Preserve’s conservation-
development plan is designed to achieve:

 •  Water conservation

 •  View-shed protection

 •  Cultural-resource protection

 •  Habitat-corridor protection

 •  Habitat restoration
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 •  Native vegetation for landscaping

 •  Removal of non-native species that are invasive and deleterious to the  
 local ecosystem

 •  Minimal pesticide use

 •  Arroyo protection from erosion and restoration

 •  Aquifer regeneration with on-site infiltration

Global Natural Resource Protection (Construction Materials Sourcing and 
Recycling) — The construction process associated with standard residential 
and commercial development often ignores the consumption effects associated 
with sourcing, selecting, and recycling construction materials.  Indeed, the 
environmental impacts of the construction process are considered “externalities,” 
wherein the impacts on water, energy, air, and habitat are absorbed far away from 
the construction site.  

In its sourcing and recycling practices, Commonweal will pay careful attention to 
the environmental impact of the following activities and materials:

 •  Shipping and hauling distance (embodied energy costs and impacts)

 •  Manufacturing by-products

 •  Production processes and global-warming potential 

 •  Recycled content and waste (i.e. carpet, tile, concrete, and agricultural  
 materials)

 •  Life cycle/recyclable nature of materials  

 •  Renewable materials/rapid renewability (i.e. bamboo flooring, natural  
 linoleum, textiles from wool, hemp, organic cotton)

 •  Sustainably harvested materials (i.e. certified, salvaged, and engineered  
 wood)

 •  Salvaged materials (bricks, lumber, fixtures)
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 •  Non-petroleum based materials

 •  Construction-waste minimization and recycling 

Proper materials selection and sourcing also have tangible economic and public 
health benefits. These include lower operating costs via reduced energy and water 
utility bills, and reduced maintenance and replacement costs due to greater material 
durability. 

Healthy Living Environment — Indoor air quality is an increasingly important 
concern among homeowners, employees, health care professionals, and policy 
makers.  More than 30 percent of buildings in the U.S. yield poor indoor air 
quality — in large part due to poor air circulation, off-gassing construction 

materials, and mold.  

To improve indoor air quality, and the health and well-being 
of Village residents, Commonweal will carefully consider: 

 •  Using materials and products that minimize off- 
 gassing of volatile organic compounds (i.e. no chemicals  
 or pesticides during treatment or production, no dioxin- 
 producing polyvinylchloride (PVC) or ozone-depleting  
 HCFCs) 

 •  Maximizing natural-air flow through careful design  
 and window placement 

 •  Encouraging the use of ceiling fans to improve air  
 circulation 

 •  Planting trees to shade parking lots, capture air  
 pollutants, and minimize evaporative emissions of  
 volatile organic compounds that might otherwise  
 migrate into homes

Natural Outdoor Living Environment — The Village will 
promote a quiet and unobtrusive living environment that minimizes noise, light 
pollution, and noxious odors.  These standards will not only create a healthier 
living experience, but also ensure that the Village’s urban environment reflects the 
larger ecological objectives of the Preserve.  To achieve these goals, the following 
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design and development standards will be pursued:

 •  “Dark skies” protection.  In general, the use of public lighting will be  
 restricted to the minimum necessary to address safety concerns.  Where  
 public lighting is used, lighting will be directed toward the earth, will be  
 shielded, and will incorporate low-glare filaments.  Residential lighting  
 will be similarly guided in its design and use. 

 •  Noise control.  Carefully designed noise-control measures will include  
 neighborhood separation strategies that use landscape features (i.e., berms,  
 rock outcroppings, and hills), vegetative and fence divisions, and  
 neighborhood noise ordinances for business, institutional, and residential  
 uses.

 •  Noxious odors control.  Air pollution and noxious odors will be regulated  
 by the community governance authority and by governmental agencies  
 (i.e., Santa Fe County, NMED, EPA).
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The capital structure for the Village project will require a complex array of 
private, nonprofit, and public funding sources.  At present, Commonweal has 
been fortunate to secure loans from Los Alamos National Bank (LANB), the New 
Mexico Mortgage Finance Authority (MFA), and Enterprise Community Partners 
(Enterprise) to underwrite a large portion of the project’s pre-development 
planning expenses, as well as the initial land-acquisition costs.

As Commonweal pursues financing for the next phase of land 
purchases, infrastructure development, community-facility 
development, land restoration, etc., the financial structure of 
the project will involve a larger and more diverse set of partners.  
Presently, we expect that financing will need to be secured from 
the following sources:

Private equity:                 $10 – 15 million

Private debt (commercial & nonprofit):   $6 – 8 million

Quasi-public debt (NMMFA)   $4 – 6 million

Public Improvement District Bonds            $12 – 15 million

State Capital Outlay Appropriation  $3 – 4 million

The private-equity portion of the financing plan is anticipated 
to involve a number of traditional investor groups and a handful 

of “socially responsible investors,” the latter of whom may choose to trade reduced 
financial returns for more socially productive outcomes (i.e., conservation, 
affordable housing, educational development) than may be otherwise available 
from traditional commercial ventures.

Private sources of debt financing are expected to include LANB, MFA, Enterprise, 
and Fannie Mae.  The MFA has also agreed to support the Village’s affordable-
housing program through a homebuyer loan program.

Public Improvement Development (PID) bonds and Tax Increment Financing 
Certificates (TIF) will be required to finance infrastructure development, open-
space protection, arroyo restoration, and educational facility development.  To 

Financing Strategies
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date, Santa Fe County has not adopted a formal policy for the issuance of PID 
bonds.  

Given the ambitious public-benefit goals of the project, Commonweal respectfully 
requests consideration by the Board of County Commissioners of a $12 – 15 million 
PID bond to help underwrite the initial phase of infrastructure development, open-
space protection, affordable housing, transit, and other public-benefit facilities 
and programs associated with the Village plan.


