TABLE OF CONTENTS -

The Village at the Galisteo Basin Preserve

Phase | Preliminary Plat Narrative

l. Vision Statement + Approval Request
ViSION STATEMEINIT .......ooooooveccee e e 3
A New Paradigm for Community Development .............ccccocciiiiineen 5
Project SINiflcance ... 7
APProval REQUESE ... 9
AcKnOwledgments ... 11
Project Planning History ... 12
Project Sponsor: Commonweal Conservancy ..., 14
Project TeAM ........ooooiiiiioioiiiiiiciiiiiii e 15

. Project Setting

ViICINIEY CONMTEXT w..ooooviieee e 23
CommMUNILY SETENE .....ooooooccciiieiiiccceeseeee s 24
Village SEtting ... 25
Phase I Development Area ... 26

Il Pre-Development Site Conditions

Pre-Development OVEIvIEW ... 31
Slope ANalysis ... 32
S0il Conditions ... 34
Groundwater ReSOUICES ... 36
Plants + Wildlife ... 38
Cultural ReSOUICES ... 40

(\'A Community Development Plan

Phase I Plat OVerview ... 45
Development Intensity + Land Use Program ... 46
Z,0ning CaEZOTIES .............ooovvriiicciiiiieeiiseccccccieeeeee e 46

Phase | Preliminary Plat




e TABLE OF CONTENTS

Neighborhood Design ...........ccccoooiiiiiiiiiiiiiiiiii 48
Commercial, Civic + Educational Land Uses ... 54

Open Space + Parks ... 56
Variance ReqUest ... 58

Terrain Management Plan ... 64
OVEIVIEW ..ooooooo et 64

Terrain Analysis, Response + Management Methodology ......... 66

Terrain Management Goals + Strategies ...............ccc.ccovcoinen 68

Plan Analysis + Implementaion ... 70
Transportation + Mobility Plan ... 76
Street + Access Plan ... 76

Road Typologies ... 76

Street Design Standards ... 79

Egress/INGress ... 83

US Highway 285 AcCess ..o 83

Parking Plan ... 85

Mobility Programs + Strategies ... 87
Lighting + SIgnage ... 88

Water Resources Plan ... 92
Water Planning Principles ..., 92

Water Demand ... 93

Water Supply Plan ... 94
Community Water System ... 95

Water Quality ..o 99

Water RIghts ... 99

Water Conservation Approach + Strategies ... 100

Liquid Waste Disposal .............ccccoooiiiiiiiiiiiiiiiics 106
Dy UGHHES ©...ooooooe e 109
Housing Diversity + Attainability ... 111
Trails, Parks + Open SPace ... 116
Fire Protection + Emergency Services Plan ... 119

The Village at the Galisteo Basin Preserve




TABLE OF CONTENTS -

Community Services Plan ... 122

Village Phasing Plan ... 123

V. Impact Analysis + Operating Strategies

Economic Impact Analysis ..o 129
School Impact Analysis ... 131
Architecture + Urban Design ... 132
Green Development + Green Building ... 137
Financing Strate@ies ... 145

VI. Implementation Strategies

Implementation Strateies ... 151
Strategic Partnering ... 152
Phased Development ............ccoocciiiiiiiioiiiioiieeecee 153
Market SErate@y ..ot 155
Stewardship + Regeneration ... 156
Governance + Community Evolution ... 157
Community Operating Principles ... 160
Construction Schedule ... 163
Appendices

Appendix A:  Variance Letter from Magnusson Klemencic Associates
Appendix B:  Solid Waste Letter from Waste Management of New Mexico,
Inc.

Appendix C:  Draft Disclosure Statement

Phase | Preliminary Plat i




e TABLE OF CONTENTS

List of Figures

Figure LA
Figure IL.A
Figure I1.B
Figure I1.C
Figure I1.D
Figure III.A
Figure I11.B
Figure IV.A
Figure IV.B
Figure IV.C
Figure IV.D
Figure IV.E
Figure IV.G
Figure IV.G
Figure IVH
Figure IV.I
Figure IV]
Figure IV.K
Figure IV.L
Figure IVM
Figure IVN
Figure IV.O
Figure V.A
Figure VI.A

Phase I Fact Sheet ... 6
Vicinity Context Map ..., 23
Community Setting Map ... 24
Village Setting Map ... 25
Phase I Development Area ... 27
Phase I SIope ..o 33
Village Soil Type ... 35
Phase I Development Intensity Plan ... 47
Happy Valley Neighborhood ... 50
Tres Cortes Neighborhood ..., 51
Narroyo Neighborhood ... 52
North Face Neighborhood ... 53
Commercial/Civic/Educational Land Use ...................... 55
Landscape Plan ... 57
Phase I Plat + Aerial Photo of Village Basin .................. 64
Landscape + Restoration Plan ... 75
Street SECTIONS ............ccciiiiiiiiiiccececcei s 80
Phase I Parking Plan Summary ... 86
Village Phase I Water Balance Schematic .................... 97
Phase I Community Wastewater Flowchart ................. 107
Phase I Affordable Housing Distribution Map ......... 115
Phasing Plan ... 125
Rendering of Courtyard Home Block ....................... 135
Flowchart of Village Operating Entities ....................... 159

The Village at the Galisteo Basin Preserve




TABLE OF CONTENTS -

List of Technical Reports

In addition to the information, figures, and appendices found within this Phase I
Preliminary Plat narrative document, please refer to the Technical Reports, listed
below, and Phase I Preliminary Plat Sheet Set for additional information per the
Santa Fe County Land Development Code requirements.

The following reports and documents are attached separately.

Traffic Impact Analysis

Trafhic Impact Analysis for the Proposed Village at the Galisteo Basin Preserve,
prepared by Tilghman Group, Seattle, and TDA Colorado, Denver

Woater Supply Supplemental Documentation
Water Rights Documentation

Description of the Phase I Community Water System and Fire Protection Plan,
prepared by Magnusson, Klemencic Associates, Seattle, Washington

Memo from Karen Torres, Santa Fe County Hydrology, Confirming 100-Year
Water Supply for Phase I, dated February 16, 2007

Report from John Shomaker & Associates on Phase I Water Well (Village Well
No. 1) dated June 8, 2007, and Addendum Letter on Village Well No. 1, also
from John Shomaker & Associates, dated December 17, 2007

Water Budget and Conservation Report, prepared by Natural Systems
International, Santa Fe

Supplementary Liquid Waste Disposal Plan Information

Process Flow Report, prepared by Natural Systems International, Santa Fe, NM

Terrain Management

Terrain Management Report for Phase I of the Village at the Galisteo Basin
Preserve, prepared by Magnusson Klemencic Associates, Seattle, WA
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Supplementary Environmental Assessment Information

Phase I Environmental Site Assessment, prepared by RedVine Consultants, Santa
Fe, New Mexico

A Biological Survey and Evaluation of the Proposed Village at the Galisteo Basin

Preserve in Santa Fe County, New Mexico, prepared by Marron and Associates,
Albuquerque, New Mexico

Economic Impact Report

Fiscal Impact Analysis for the Village at the Galisteo Basin Preserve, Phase I,
prepared by Economic & Planning Systems, Denver, Colorado

School Impact Report

Schools Impact Analysis for the Village at the Galisteo Basin Preserve, Phase I,
prepared by Economic & Planning Systems, Denver, Colorado

Archaeology Surveys
Archaeological Survey of the Galisteo Basin Preserve and related addendums,

prepared by Rio Grande Foundation for Communities and Cultural Landscapes,
Santa Fe, New Mexico

Community Covenants + Restrictions

Village at Galisteo Basin Preserve Community Operating Agreement, prepared
by McGuire Woods, LLP, Richmond, Virginia
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Index to Santa Fe County Code Requirements

INDEX TO COUNTY CODE REQUIREMENTS (Article V, Section 5.3.2 — Preliminary Plat Submittals & Article 5, Sec. 7 —
Development Plan Requirements)

Code Section Code Phase I Preliminary Plat Narrative Phase I Preliminary
Reference Section Section, Technical Report, or Sheet Plat Submission
Name Set Reference Reference

5.3.2.v & Viicinity Map Sheet Set:

7.1.2.p -Vicinity Map Sheet T1.04

5320 Existing Site Data Sheet Set:
- Existing Site Data and Phase I Planning Sheet T1.07
Envelope

5.3.2.vi & Topography and Natural Features Slope Analysis Pages 31-33

Art. V11, 3.3.1 Sheet Set:
- Topography, Natural Features & Sheet S1.01

Existing Slope Analysis Map

5.3.2.vii & Soil Survey Soil Types Pages 34-35

Art. V11, 3.3.2 Technical Reports:
- Terrain Management Report Attached Separately

5.3.2.viii & Street and Access Plan Transportation & Mobility Plan Pages 76-87

;]‘2‘;”27' 1.2.% Technical Reports:

> 7.1.2.
" - Traffic Impact Analysis Attached Separately

- Preliminary Plat Maps Sheets P1.01-P1.07
- Road Plan and Profiles Sheets C2.51-C2.73
- Road Sections & Details Sheets C3.01-C3.07

5.3.2.ix & Terrain Management Plan Terrain Management Plan Pages 64-75

17/; Izéf ?3A3r Lﬁ 4 Technical Reports:

>335 - Terrain Management Report Attached separately
Sheet Set:
- General Notes Sheet C1.01

- Grading and Stormwater Drainage Plans
- Landscape & Restoration Plans

- Erosion Control Plans

Sheets C2.11-C2.17
Sheets 1.1.01-1.3.01
Sheets C2.01-C2.06

532.x & 7.1.2y

Water Supply Plans & Water Permits

Water Resources Plan

Pages 92-105

& Art. VI, 6 Technical Reports:
- Water Supply Supplemental Documentation Attached separately
- Water Distribution Plans Sheets C2.20-C2.36
5.3.2.xi & Liquid Waste Disposal Plan Liquid Waste Disposal Pages 106-110
7.1.2.aa & Technical Reports:
Art. V11, 2

- Process Flow Report
Sheet Set:
- Liquid Waste Collection & Disposal Plans

Phase | Preliminary Plat

Attached Separately

Sheets NS1.01-NS3.01

vii



viii

e TABLE OF CONTENTS

5.3.2.xii & Solid Waste Plan Community Services Plan Page 122

712z & Appendices:

Art. VII, 7 - Letter from Waste Management New Mexico Appendices
Inc.

5.3.2.xiii & Community Facilities Plan Dry Utilities Pages 109-110

7.1.2.9,7.1.2.] &
7.1.2.5

Parks, Open Space &Trails Plan

Fire Protection & Emergency Services Plan

Pages 116-118
Pages 119-122

Community Services Plan Pages 122

Sheet Set:

- Landscape & Restoration Plans Sheets L1.01-L3.01

- Dry Utility Plans Sheets E1.01-E1.06
5.3.2.xiv Environment & Economic Impact Wildlife & Cultural Resources Pages 38-41

Economic Impact Analysis Pages 129-130

Technical Reports:

- Biological Survey and Evaluation Attached Separately

- Phase I Environmental Site Assessment Attached Separately

- Archeology Surveys Attached Separately

- Fiscal Impact Analysis Attached Separately
5.3.2.xv Disclosure Statement Appendices:

- Disclosure Statement Appendices
5.3.2.0i & 7.1.2.t  Schedule of Compliance Construction Schedule Page 163

Phased Development Pages 153-154

- Phasing Plans Sheet T1.06
5.3.2.0ii & School Impact Report School Impact Analysis Page 131
7.1.2.x Technical Reports:

- School Impact Analysis Attached Separately
5.3.2.viii & Community Covenants & Restrictions Community Governance Pages 157-162
7.1.2.cc

Technical Reports:

- Community Operating Agreement

Attached Separately

Santa Fe County Affordable Honsing Plan & Agreement Affordable Housing Pages 111-115
Affordable Technical Reports:
Housing .
. - Phase I Affordable Housing Plan Attached Separately
Ordinance
- Phase I Affordable Housing Agreement Attached Separately
Sheet Set:
- Development Plans Sheets D1.01-D1.06
7.1.25 & Art. Lighting & Signage Plans Lighting & Signage Page 88-91
111, Sec. 4.4.4.h Sheet Set:
- Site Lighting Plans Sheets: SL.1.01-SL.1.04

- Road Plan & Profiles (Traffic & Entry
Signage)
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