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Las Soleras Master Plan, Parcels 19 – 26 

Master Plan Amendment Application 

  
APPLICATION CONTENTS 

 

 

Application Form 

 

Letter of Application 

- Site Description and Location 

- Purpose and Intent 

- Background 

- Adjacent Uses 

- Conceptual Test Fit 

- Utilities 

 

Approval Criteria Responses 

 

Master Plan Amended Drawings 

- P-1 Cover Sheet 

- P-2 Amended Master Plan 

 

Conceptual Land Use Test Fit  

- Conceptual Site Plan  

- Conceptual Site Plan w and Use Data 

- Conceptual Water Plan 

- Conceptual Sanitary Sewer Plan 

 

Wet Utilities Analysis – Tierra West LLC 

 

Traffic Analysis – Tierra West LLC 

 

ENN Meeting Notes 

 

Legal Lot(s) of Record 

Warrantee Deed 



Parcel Information 

Project Name: 

Address: Zoning: 

Previous Approvals: Purpose of Amendment: 

Property Owner Information 

Company Name: 

Name: 

 Last First M.I.

Address: 

   Street Address Suite/Unit # 

   City State ZIP Code 

Phone: (     ) E-mail Address:

Applicant/Agent Information (if different from owner) 

Company Name: 

Name: 

   Last First M.I.

Address: 

   Street Address Suite/Unit # 

   City State ZIP Code 

E-mail Address:Phone: (   )832.338.0364

Correspondence Directed to:   Owner  Applicant  Both 

Agent Authorization (if applicable) 

I am/We are the owner(s) and record title holder(s) of the property located at:  

I/We authorize to act as my/our agent to execute this application. 

Signed: Date: 

Signed: Date: 

Signature 

I hereby certify that the documents submitted for review and consideration by the City of Santa Fe have been prepared to meet the 
minimum standards outlined in the Land Development Code, Chapter 14 SFCC 2001.  Failure to meet these standards may result in 
the rejection of my application.  I also certify that I have met with the City’s Current Planning staff in a preapplication meeting to verify 
that the attached proposal is in compliance with the City’s zoning and annexation requirements. 

Signature: Date: 

MASTER PLAN OR PLAT

AMENDMENT APPLICATION 

Las Soleras Parcels 19-26 Rezone

4354, 4552 Beckner Rd; 5021,5091,5140,5090,5040 & 5210 Rail Runner Loop Rd C2

Beckner Road Partnership, LLC   

150 Washington Ave  Suite 201

Santa Fe NM 87501

505.660.2627 scot.herbert@nexushealth-nm.com

Orion West, LLC

Nenninger Brian

2213 Brothers Rd Suite 800

Santa Fe NM 87505

brian.nenninger@orion-west.com

X

see addresses above

Orion West LLC

12 February 2024

Herbert Scot

12 February 2024

Multiple - C1, C2, MU and BIP

RezoneLast Las Soleras Master Plan
Amendment in 2019

scott.herbert@nexushealth-nm.com

Beckner Road Partners, LLC
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February 12, 2024 

 

Dan Esquibel, Senior Planner 

City of Santa Fe 

200 Lincoln Avenue 

Santa Fe, NM  87501 

 

RE:  Las Soleras Master Plan Amendment Application – change Zoning 

Districts for Master Plan Parcels 19, 20, 21, 23, 24 and 26 to a uniform C-2 

District and make adjustments to Rambla width in keeping with the North 

side of Beckner Road. 

 

Dear Mr. Esquibel, 

 

This letter is respectfully submitted on behalf of Nexus BRPJV LLC (100% owners of Beckner Road Partners) for 

the purpose of applying for an amendment to the Las Soleras Master Plan per the SFCC 14-3.9 – MASTER PLANS.  

This application is a companion to both a General Plan Amendment and Rezoning application needed to facilitate 

the thoughtful development of Las Soleras Master Plan Parcels 19-26.   

 

Parcels 19-26 are located between Beckner Road, and I-25 as shown in the aerial map below: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

ORION West LLC 
Development | Land Use | Planning | Project Management 

PO Box 5744, Santa Fe, NM 87502-5744 

832.338.0364 
 

Las Soleras Master Plan 

Parcels: 19-26 

Future 

Las Soleras Bridge 

Nexus  

Medical Office  
under 

 construction 

Parcels 19 - 26 
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PURPOSE AND INTENT:   

 

The current Master Plan zoning districts along with the zoning districts proposed with this application are found in 

the table below.  The combined area of Parcels 19 – 26 is 57.63 acres. 

 

Table I. Las Soleras Parcels 19-26 proposed Land Use Classification/Zoning District 

Parcel  Acres Current Land Use 
Classification/Zoning District 

Proposed Land Use 
Classification/Zoning District 

Address 
Santa Fe, 87507 

19 9.11 Transitional Mixed Use/MU Community Commercial/C-2 5021 Rail Runner Loop 

20 10.70 Business Park/BIP Community Commercial/C-2 5091 Rail Runner Loop 

21 4.70 Office/C-1 Community Commercial/C-2 5140 Rail Runner Loop 

  22* 9.12 Community Commercial/C-2 Community Commercial/C-2 5090 Rail Runner Loop 

23 7.27 Office/C-1 Community Commercial/C-2 5040 Rail Runner Loop 

24 6.18 Office/C-1 Community Commercial/C-2 4354 Beckner Road  

  25* 7.37 Community Commercial/C-2 Community Commercial/C-2 4552 Beckner Road 

26 3.48 Office/C-1 Community Commercial/C-2 5210 Rail Runner Loop 
*No change in Land Use Classification or Zoning requested 

 

The purpose of this application is to amend the Las Soleras Master Plan Zoning designations for Parcels 19, 20, 21, 

23, 24, and 26 allowing for a uniform C-2, General Commercial Zoning District across parcels 19-26.   The intent 

is to allow for the adjustment of existing lot lines as to accommodate future development in a thoughtful and 

organized manner as opportunities present themselves.  The consistent C-2 zoning will also accommodate three 

story office and retail services including restaurants.  This flexibility in use will provide an opportunity to attract 

business and commercial uses offering higher salaries and services to the surrounding neighborhood.   

 

No Development Plan approval is requested with this application.  However, the applicant anticipates a range of 

possible uses as allowed in a C-2 General Commercial Zoning District.  These possible uses include medical office, 

office, retail/services, food & beverage, residential and hospitality projects.  Per the Las Soleras Master Plan, a 

defined amount of development within parcels 19-26 will also trigger construction of the Las Soleras bridge 

crossing at Arroyo de Los Chamisos. 

 

The rezoning of parcels to a C-2 District will not significantly change the range of uses originally conceived for 

these parcels, but instead allow for additional density and needed flexibility in how these uses are located and 

arranged. 

 

Finally, this amendment also proposes a house keeping item in reducing the Rambla width from 90’ to 45’ to match 

the Rambla width as granted in the most recent Las Soleras Master Plan Amendment approved in 2019.  The larger 

Plaza open space area will remain as is but this amendment request flexibility to locate the plaza anywhere along 

the Rambla between Beckner Road and Rail Runner Loop Road.  See the Conceptual Test Fit for more perspective 

on this request. 

 

BACKGROUND:   

 

Since first approved in 2009, the Las Soleras Master Plan has seen a significant amount of much needed residential 

construction with more in the works.  This emerging residential community is driving a need for expanded 

commercial and retail services necessary to serve the local community.  Conversely, this residential base has the 

capacity to support new business growth that will bring employment opportunities to the area.  The Presbyterian 

Hospital is one example of this.  Another example is the new Nexus Medical Office and Cancer Center opening 

July 2024 - just east of parcel 19.  Allowing parcels 19, 20, 21, 23, 24 and 26 to be zoned as C-2 General Commercial 
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will provide needed flexibility across the site in attracting additional employment, commercial uses and services 

desired for the area.  

 

It is also important to note portions of the Master Plan did not materialize as originally conceived - including the 

location of Rail Runner Road which was constructed almost 900 ft. west of its originally planned termination onto 

Beckner.  Per the Las Soleras Master Plan this will necessitate relocation of the Rail Runner Loop Road at Beckner 

and within parcels 19 -26.  This loop road realignment has left the lot configurations of parcels 19 – 26 contrary to 

efficient development.  A uniform C-2 zoning across parcels 19-26 will make the relocation of lot lines an 

administrative process enabling the site parcels to be easily configured to the needs and sizes of a variety of uses. 

  

A future Rail Runner rail stop was envisioned on Las Soleras Master Plan parcel 20 to serve area residents and 

businesses.  However, for the New Mexico Department of Transportation to support such a stop, a base level of 

ridership demand must be established.  A uniform C-2 zoning district could accommodate uses that eventually 

establish this base level of ridership. 

 

 

ADJACENT USES: 

 

Las Soleras Parcel 18B is immediately East of the site and is zoned C-2 General Commercial.  The Nexus Medical 

Office Building that includes a Cancer Center is currently under construction on 18B and will be open for business 

in July of this year.  More Medical Office Development is likely and especially within a C-2 Zoning district. 

 

Las Soleras Parcel 27 is immediately to the West of the site and is classified as C-1.  It is partially developed with 

the Presbyterian Medical Services Office Building recently opened in late 2023. 

 

Interstate Highway 25 and its associated Right of Way borders the entire southern boundary of the site. 

 

Beckner Road borders the entire northern edge of the site.  Uses North of Beckner Road include the Spectrum 

Senior Living; the approved, but not yet constructed, Havenly multi-family project; and the southwest corner of the 

Estancias de Las Soleras residential neighborhood developed by Pulte Homes.  These developments are classified 

as C-1; R21; and R-6 respectively.   

 

Please see the aerial on Page 1 of this application letter for more information. 

 

 

CONCEPTUAL TEST FITS: 

 

The applicant has developed and included with this application a Conceptual Test Fit land plan.  The Conceptual 

Test Fit has been used to evaluate the impact of this requested Master Plan amendment on area Traffic, as well as 

Water and Sewer Utilities.  

 

The Conceptual Test Fit also illustrates the type of potential development that could result from this request. 
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UTILITIES: 

 

Water Supply – An existing 12” water line is installed in Beckner Road and is more than adequate to accommodate 

the proposed amendment.  A conceptual water plan based on the Conceptual Test Fit and the Las Soleras Master 

Water Plan is included with this application. 

 

Sanitary Sewer - An existing 10” sewer line is installed in Beckner Road and is more than adequate to accommodate 

the proposed amendment.  A conceptual sanitary sewer plan based on the Conceptual Test Fit and the Las Soleras 

Master Sewer Plan is included with this application. 

 

Dry Utilities – Electric, communication, and gas lines are all available with adequate capacity to serve the site. 

Thanks for your review and consideration of this application.   

 

Please contact me with any questions or additional requests for information at 832-338-0364 or 

brian.nenninger@orion-west.com.  

 

 

 

Sincerely, 

 

 

 

Brian Nenninger, P.E. 

Orion West, LLC 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

mailto:brian.nenninger@orion-west.com
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Las Soleras Parcels 19-26 - Master Plan Amendment Application 

Approval Criteria Responses 

February 12, 2024 

 

The proposed amendment to reclassify Las Soleras Master Plan parcels from Transitional Mixed Use/MU, Business 

Park/BIP, and Office/C1 to Community Commercial/C-2 is summarized in Table I. by parcel. 

 

Table I. Las Soleras Parcels 19-26 proposed Land Use Classification/Zoning District 

Parcel  Acres Current Land Use 
Classification/Zoning District 

Proposed Land Use 
Classification/Zoning District 

Address 
Santa Fe, 87507 

19 9.11 Transitional Mixed Use/MU Community Commercial/C-2 5021 Rail Runner Loop 

20 10.70 Business Park/BIP Community Commercial/C-2 5091 Rail Runner Loop 

21 4.70 Office/C-1 Community Commercial/C-2 5140 Rail Runner Loop 

  22* 9.12 Community Commercial/C-2 Community Commercial/C-2 5090 Rail Runner Loop 

23 7.27 Office/C-1 Community Commercial/C-2 5040 Rail Runner Loop 

24 6.18 Office/C-1 Community Commercial/C-2 4354 Beckner Road  

  25* 7.37 Community Commercial/C-2 Community Commercial/C-2 4552 Beckner Road 

26 3.48 Office/C-1 Community Commercial/C-2 5210 Rail Runner Loop 
*No change in Land Use Classification or Zoning requested 

 

 

SFCC 14-3.9 (D) MASTER PLAN AMENDMENT APROVAL CRITERIA; CONDITIONS 

 

(1) Necessary Findings 

(Ord. No. 2014-31 § 5) 

Approval or amendment of a master plan requires the following findings: 

 

(a) the master plan is consistent with the general plan; 

 

Response:   The requested Master Plan amendment to allow a uniform Land Use Classification of Community 

Commercial and a Uniform C-2 District across Las Soleras Master Plan parcels 19 – 26 is 

consistent with the City of Santa Fe growth projections and economic development goals.  

Specifically, the following General Plan policy goals are supported: 

 

Policy 3-G-2: There shall be a mix of uses and housing types in all parts of the city. 

Policy 4-1-G-2: Concentrate population at greater densities in developing areas with centrally 

located neighborhood centers to encourage pedestrian scale development, 

reduce auto dependence, and provide central transit nodes. 

Policy 4-4-G-4:  Promote a balance between residential development and new employment 

opportunities in detailed plans prepared for future growth areas; and 

Policy 4-4-G-6:   Promote a balance between residential and employment-based development in 

order to achieve self-sufficiency within larger projects. 

Policy 9-2-G-1:   Promote diversification of the Santa Fe economy; and 

Policy 9-2-G-2:   Promote increased job opportunities with higher wages for Santa Fe residents; 

and. 

Policy 9-2-G-3:   Support retail uses that serve the needs of Santa Fe residents and workers; and 

Policy 9-2-G-4:   Develop and maintain an attractive climate for conducting business in Santa Fe; 

and 



Master Plan Amendment: Las Soleras Parcels 19-26 – Approval Criteria Page 2 of 3 

 
 

Policy 9-2-G-5:   Promote small business. 

 

The Las Soleras Master Planned community has had a significant amount of residential development 

since its inception in 2009.  While this residential expansion has been much needed and generally 

in keeping with the intent of the Master Plan it has also created a need for local services in support 

the local Las Soleras community.  The uniform classification to Community Commercial will 

provide greater flexibility to address the market demand for these services that could include 

neighborhood focused retail and restaurants.  It is also consistent with the intent of the Las Soleras 

Master Plan for this area. 

 

Conversely, this residential base has also created a capacity to support new business and health care 

service providers that offer higher wages for Santa Fe residents.  The most recent example of this is 

the Nexus Health Medical Office and Cancer Center immediately east and adjacent to parcel 19.  

This project will open in July of 2024 bringing higher paying medical related jobs to the area.  The 

Presbyterian Hospital that opened in 2019 is another recent example.  The expectation is that this 

trend toward medical focused practices and related services could continue – and indeed be enhanced 

if the level of development as offered with Community Commercial is allowed.  Several of these 

medical practices and services will qualify as small businesses. 

 

The development of parcels 19 – 26 will be subject to a set of established design guidelines offering 

consistent design elements addressing architecture, landscaping, and lighting to name a few.  The 

intent is to create a sense of place along with health-oriented community activity across the entire 

57.63 acres.  The guidelines will of course be consistent with SFCC requirements. 

 

Access to the site is good from both a vehicular, bike, or pedestrian point of view.  However, 

allowing a uniform Community Commercial classification will accelerate the development of 

parcels 19 – 26 and thereby the delivery of both expanded Las Soleras trails and the Las Soleras 

Bridge that will cross the Arroyo de Los Chamisos offering another option to access the area to and 

from Cerrillos Road.  

 

The existing infrastructure for water and sewer installed in Beckner Road along with future 

infrastructure prescribed in the Las Soleras Master Plan will support the build out of parcels 19 – 26 

with a uniform Land Use classification of Community Commercial. 

 

 

(b) the master plan is consistent with the purpose and intent of the zoning districts that apply to, or 

will apply to, the master plan area, and with the applicable use regulations and development 

standards of those districts; 

 

Response:   This Master Plan amendment is consistent with Zoning patterns and districts already in the 

immediate area.  Except for the MU District and BIP District of Parcels 19 and 20 respectively, and 

the SC2 District of parcel 17 at Richards Road; the Las Soleras Master Plan Zoning between I-25 

and Beckner is predominately C-2, General Commercial with some C-1, Office and Related 

Commercial.  This application’s request a uniform C-2 District across parcels 19-26 is consistent 

with adjacent Zoning Districts and meets the intent of the original intent Las Soleras Master Plan to 
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develop a variety of mixed commercial uses. The two projects currently open or under construction 

boarding the East and West side of the site are both Medical Office projects.  

 

(c) development of the master plan area will contribute to the coordinated and efficient 

development of the community; and 

 

Response:   This Master Plan amendment will significantly enhance the site’s ability to deliver an efficient, 

thoughtful development via a uniform C-2 Zoning District as it will offer flexibility in establishing 

meaningful lot configurations and the location of various services (including full-service dining) 

within the site.  These services will benefit not only the users of parcels 19-26 but also the 

surrounding neighborhood as it continues to grow.  This will also attract interested businesses and 

companies in search of a new office.  Finally, this development will trigger the completion of the 

Las Soleras Bridge and the expansion of the Las Soleras Trails System.  

 

(d) the existing and proposed infrastructure, such as the streets system, sewer and water lines, and 

public facilities, such as fire stations and parks, will be able to accommodate the impacts of the 

planned development. 
 

Response:   The net impact of this amendment on the utility system infrastructure is minimal and the existing 

infrastructure is more than adequate to accommodate this request.  To demonstrate this, the 

applicant has developed a Conceptual Test Fit land plan included with this application.   

 

The Conceptual Test Fit has been used to evaluate the impact of this requested Master Plan 

amendment on area Traffic, as well as Water and Sewer Utilities.  A TIA, Sewer and Water 

Evaluation Letter, Conceptual Water Plan and Conceptual Sanitary Sewer Plan are all included 

with this application to show the existing infrastructure can accommodate this amendment request. 
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LAS SOLERAS PARCELS 19-26 | PROPOSED ZONING
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LAS SOLERAS PARCELS 19 - 26 CONCEPTUAL TEST FIT A ENLARGED PLAN

31

31

31

LAS SOLERAS PARCELS 19 - 26 

OVERALL PARCEL DATA

February 12. 2024

NOTES:

PARCEL
PARCEL ACREAGE ASSUMED         

USE BLDG   1ST GSF
STORY PARKING Req. Min. PARKING  On Plan

NOTES

PARCEL 19 A

4.08
Med Offices

15,000 30,000
2

135

171 east road, required                    

city trail at east 

Bldg A.           
Med Offices 25,000 75,000

3

 Bldg B.          
Med Offices 25,000 75,000

3

PARCEL 20

5.20
Commercial 20,000 76,500

2 & 3
196

194

PARCEL 21

12.85
Multi-Family

300-330 Units

375

455

PARCEL
PARCEL ACREAGE ASSUMED         

USE BLDG   1ST GSF
STORY PARKING Req. Min. PARKING  On Plan

NOTES

PARCEL 22

6.07
Commercial 24,000 79,000

1 & 3
205

316 eaat road,                

required Rambla

PARCEL 23

5.37
Med Offices

23,000 69,000
3

310

320
east road 

Bldg A            
Comml/Retail 21500

28700
1 & 2

Bldg B Commercial 15,000 30,000
2

PARCEL 25

6.20
Core-Mixed

See Core Test
See Core Test See Core Test required Rambla-Parklet

PARCEL 26

2.56

Hotel

95-100 Units

100

106

676
east road, assumes 

partial structured 
parking, required O/S 

and required east and 

south city trails

482

174

228
east road 

4.85 Ac

8.97

PARCEL 19 B         

PARCEL 24         

A. The following is only a test of possible parcels for the Las Soleras Parcels 19 - 26.

C.  Building sizes are generic for text fit purposes only and do not reflect actual plans. 

D.  Parking layout is generic test of parking capacity and does not reflect any actual plans. The parking required                 

minimum noted is best estimate if CoSF Parking Code is applied to building uses being tested. Parking assumes net leasable 

reduction of 10% for calculations.

B.  Building uses are conceptual only, based on ownership best estimates of market interests and do not indicate a required 

use for any parcel.

E.  All components of this test are subject to change and with that any estimates are subject to change.

PARCEL 26

FEB. 12, 2024

Current Parcel 18 
Property Line

PARCEL 21

PARCEL 20

PARCEL 22

PARCEL 23

PARCEL 24

PARCEL 19A

PARCEL 19B

PARCEL 25

Bldg A

Bldg A

Bldg
B

Bldg
B



LAS SOLERAS PARCELS 19 - 26 CONCEPTUAL TEST FIT A

31

31

31

LAS SOLERAS PARCELS 19 - 26 

OVERALL PARCEL DATA

February 12. 2024

NOTES:

PARCEL
PARCEL ACREAGE ASSUMED         

USE BLDG   1ST GSF
STORY PARKING Req. Min. PARKING  On Plan

NOTES

PARCEL 19 A

4.08
Med Offices

15,000 30,000
2

135

171 east road, required                    

city trail at east 

Bldg A.           
Med Offices 25,000 75,000

3

 Bldg B.          
Med Offices 25,000 75,000

3

PARCEL 20

5.20
Commercial 20,000 76,500

2 & 3
196

194

PARCEL 21

12.85
Multi-Family

300-330 Units

375

455

PARCEL
PARCEL ACREAGE ASSUMED         

USE BLDG   1ST GSF
STORY PARKING Req. Min. PARKING  On Plan

NOTES

PARCEL 22

6.07
Commercial 24,000 79,000

1 & 3
205

316 eaat road,                

required Rambla

PARCEL 23

5.37
Med Offices

23,000 69,000
3

310

320
east road 

Bldg A            
Comml/Retail 21500

28700
1 & 2

Bldg B Commercial 15,000 30,000
2

PARCEL 25

6.20
Core-Mixed

See Core Test
See Core Test See Core Test required Rambla-Parklet

PARCEL 26

2.56

Hotel

95-100 Units

100

106

676
east road, assumes 

partial structured 
parking, required O/S 

and required east and 

south city trails

482

174

228
east road 

4.85 Ac

8.97

PARCEL 19 B         

PARCEL 24         

A. The following is only a test of possible parcels for the Las Soleras Parcels 19 - 26.

C.  Building sizes are generic for text fit purposes only and do not reflect actual plans. 

D.  Parking layout is generic test of parking capacity and does not reflect any actual plans. The parking required                 

minimum noted is best estimate if CoSF Parking Code is applied to building uses being tested. Parking assumes net leasable 

reduction of 10% for calculations.

B.  Building uses are conceptual only, based on ownership best estimates of market interests and do not indicate a required 

use for any parcel.

E.  All components of this test are subject to change and with that any estimates are subject to change.

PARCEL 26

FEB. 12, 2024

LAS SOLERAS PARCELS 19 - 26 
OVERALL PARCEL DATA
February 12. 2024

NOTES:

PARCEL PARCEL 
ACREAGE

ASSUMED         
USE

BLDG   
1ST GSF STORY PARKING 

Req. Min.
PARKING  
On Plan NOTES

PARCEL 19 A 4.08 Med Offices 15,000 30,000 2 135 171 east road, required                    
city trail at east 

Bldg A.           
Med Offices 25,000 75,000 3

 Bldg B.          
Med Offices 25,000 75,000 3

PARCEL 20 5.20 Commercial 20,000 76,500 2 & 3 196 194

PARCEL 21 12.85 Multi-Family 300-330 Units 375 455

PARCEL PARCEL 
ACREAGE

ASSUMED         
USE

BLDG   
1ST GSF STORY PARKING 

Req. Min.
PARKING  
On Plan NOTES

PARCEL 22 6.07 Commercial 24,000 79,000 1 & 3 205 316 eaat road,                
required Rambla

676

east road, assumes 
partial structured 
parking, required O/S 
and required east and 
south city trails

4828.97PARCEL 19 B         

A. The following is only a test of possible parcels for the Las Soleras Parcels 19 - 26.

C.  Building sizes are generic for text fit purposes only and do not reflect actual plans. 
D.  Parking layout is generic test of parking capacity and does not reflect any actual plans. The parking required                 
minimum noted is best estimate if CoSF Parking Code is applied to building uses being tested. Parking assumes net leasable 
reduction of 10% for calculations.

B.  Building uses are conceptual only, based on ownership best estimates of market interests and do not indicate a required 
use for any parcel.

E.  All components of this test are subject to change and with that any estimates are subject to change.

LAS SOLERAS PARCELS 19 - 26 
OVERALL PARCEL DATA
February 12. 2024

NOTES:

PARCEL PARCEL 
ACREAGE

ASSUMED         
USE

BLDG   
1ST GSF STORY PARKING 

Req. Min.
PARKING  
On Plan NOTES

PARCEL 19 A 4.08 Med Offices 15,000 30,000 2 135 171 east road, required                    
city trail at east 

Bldg A.           
Med Offices 25,000 75,000 3

 Bldg B.          
Med Offices 25,000 75,000 3

PARCEL 20 5.20 Commercial 20,000 76,500 2 & 3 196 194

PARCEL 21 12.85 Multi-Family 300-330 Units 375 455

PARCEL PARCEL 
ACREAGE

ASSUMED         
USE

BLDG   
1ST GSF STORY PARKING 

Req. Min.
PARKING  
On Plan NOTES

PARCEL 22 6.07 Commercial 24,000 79,000 1 & 3 205 316 eaat road,                
required Rambla

PARCEL 23 5.37 Med Offices 23,000 69,000 3 310 320 east road 

Bldg A            
Comml/Retail 21500 28700 1 & 2

Bldg B 
Commercial 15,000 30,000 2

PARCEL 25 6.20 Core-Mixed See Core Test See Core 
Test

See Core 
Test required Rambla-Parklet

PARCEL 26 2.56 Hotel 95-100 Units 100 106

676

east road, assumes 
partial structured 
parking, required O/S 
and required east and 
south city trails

482

174 228 east road 4.85 Ac

8.97PARCEL 19 B         

PARCEL 24         

A. The following is only a test of possible parcels for the Las Soleras Parcels 19 - 26.

C.  Building sizes are generic for text fit purposes only and do not reflect actual plans. 
D.  Parking layout is generic test of parking capacity and does not reflect any actual plans. The parking required                 
minimum noted is best estimate if CoSF Parking Code is applied to building uses being tested. Parking assumes net leasable 
reduction of 10% for calculations.

B.  Building uses are conceptual only, based on ownership best estimates of market interests and do not indicate a required 
use for any parcel.

E.  All components of this test are subject to change and with that any estimates are subject to change.

Current Parcel 18 
Property Line

PARCEL 21

PARCEL 20

PARCEL 22

PARCEL 23

PARCEL 24

PARCEL 19A

PARCEL 19B

PARCEL 25

Bldg A

Bldg A

Bldg
B

Bldg
B



Las Soleras Core 
The Las Soleras Core is uniquely able to become the vibrant heart 
of southern Santa Fe. The Las Soleras Core is in an optimal location 
and size to host a variety of iconic neighborhood needs--a market, a 
restaurant, food-beverage outlets, neighborhood retail and commercial. 
Here is a conceptual look what the Core could be.

•	Neighborhood Scale Market (Size example: Kaune Market)

Becker Road

•	The Rambla Trail system connects the Core with the surrounding residential 
neighborhoods, condominiums, senior living, apartments, office complexes, the regional 
hospital to the west. possible medical and education facilities, and a potential future rail 
raod station at I-25.

•	The Green repositions the required Master Plan parklet to be the heart of the Las 
Soleras Core. Where people can come to meet, eat, relax, and engage in small-scale 
community events such as music or recreation. 

•	Possible future road connection to east parcels would support an active engagement 
with lively Core

•	Restaurant oriented toward “The Green”  (Size example: Rustica Resturant/SF Brewery)

•	Food & Beverage (Size example: Iconic Coffee)

Possible Future Road

Rail Runner Loop

•	Water harvesting along Becker and along Rail Runner Loop to capture stormwater to 
support a green edge of trees and native plants. 

•	Two-story buildings at the southern end of the Core would provide retail-commercial 
services spaces from which to serve the Las Soleras neighborhoods and south Santa Fe.

•	The Long Zaguan would be a shady connector across the Green. An iconic feature with 
photovoltaic panels--conveying an embrace of art and environment.

N

Oct. 06, 2023

Food 
Garden

THE GREEN

LA RAM
BLA

LA RAM
BLA



Las Solares Development Prototypes Data
Sept. 1, 2023

Notes:

Opportunity:

Name Plan Gross Sq. Ft. Parking Required
Neighborhood Grocery 1 per 400 SF / NL

Market (La Montanita RG) 10400 24

Resturant 1 per 200 SF / NL
Resturant (Rustica/Ranch House) 6000 27

Food & Beverage 1 per 350 SF / NL
Space A 2025 8
Space B 3000 5

Commercial/Non-Medical Office 1 per 350 SF / NL
Commercial (Lena Street Lofts) 21900 62

Miscellaneous
Kaune's Food Truck Area / Lot Info 6 Trucks NA

Total Parking Required 126
Total Parking Per Test Plan 133

Current Overage 7
Remaining Capacity 2500 SF Approx

A. Test based on program and product prototypes 
informal research. (Not market study)B. Applies CoSF development ordinance requirements 
as of Aug. 2023.C. Test is for single story development.

Consider asking CoSF to use a shared parking plan to 
increase density. Target would be for 10% shared of 
total provided. 

D. Parking based on net lease (NL) of 10% reduction of 
gross square footage (GSF)
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Las Soleras 57 Acre Development

Tierra West JN - 2023079

Date - 02/12/2024

Existing Zoning Water Budget 

PARCEL PARCEL SIZE (SF) BLDG SIZE (SF / UNITS) ASSUMED USE GALLONS/DAY AVERAGE PEAK

MU - MID SZ RETL * 384 GPD / 10k SF - 3810

IRRIGATION 0.68 AC of usable property 0.014 GPD/SF 415

MU - MULTI-FAM ** 100 GPD / person *** 2.4 people / unit 28320

IRRIGATION 1.14 AC of usable property 0.014 GPD/SF 695

BIP - LT INDUSTRIAL * 450 SF per Employee * 44 GPD per Employee 11393

IRRIGATION 1.61 AC of usable property 0.014 GPD/SF 982

C-1 - MED OFFICE 75 SF / Employee * 11 GPD / Employee 16515

IRRIGATION 1.41 AC of usable property 0.014 GPD / SF 860

C-2 - LARGE RTL * 402 GPD / 10k SF - 7985

IRRIGATION 2.28 AC of usable property 0.014 GPD / SF 1390

C-1 - MED OFFICE 75 SF / Employee * 11 GPD / Employee 25546

IRRIGATION 2.18 AC of usable property 0.014 GPD / SF 1329

C-1 - MED OFFICE 75 SF / Employee * 11 GPD / Employee 21716

IRRIGATION 1.85 AC of usable property 0.014 GPD / SF 1128

*Assumed Maximum # of proposed units would be built

C-2 - MID SZ RETL * 384 GPD / 10k SF - 6164

IRRIGATION 1.47 AC of usable property 0.014 GPD / SF 896

C-1 - MED OFFICE 75 SF / Employee * 11 GPD / Employee 12228

IRRIGATION 1.04 AC of usable property 0.014 GPD / SF 634

TOTALS (GPM) 93 167

AVERAGE PEAK

Note:

1. All medical office and commercial buildings were assumed to be two-story buildings for comparison with the Concept A and B uses, which was factored in to the calculation of water flowrates in Gallons / Day

2. A floor area ratio of 0.25 was used to calculate all building sizes based on the existing zoning

Assumptions & References

1. Wastewater flowrates for office spaces comes from Metcalf and Eddy's book "Wastewater Engineering: Treatment and Resource Recovery" (5th Edition)

2. Wastewater flowrates for multifamily dwellings comes from Dewberry's "Land Development Handbook" (3rd Edition) 

3. Industrial Park water use and number of employees determined through Residential Water Use Research Project of the Johns Hopkins University and the Office of

    Technical Studies of the Architectural Standards Division of the Federal Housing Administration, 1963 and Metcalf & Eddy, Inc., 2003

5.79

AVERAGE

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of wastewater 

flowrates (Metcalf & Eddy, 2014, pg 192)

0.62

* Based on Neighborhood Center/Medium Retail Water Use Factor per the City of Santa Fe 

Utility Service Application

0.4426 37897 8.49 15.29151589

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of wastewater 

flowrates (Metcalf & Eddy, 2014, pg 192)

25 80259 4.28 7.70321037

24 67300 15.08 27.14 0.78269201

23 79170 17.74 31.93 0.92316681

22 99317 5.55 9.98 0.97397267

0.68

* Based on a study by Metcalf & Eddy (2003). See note 3 of "Assumptions & References" at the 

bottom of this sheet

21 51183 11.47 20.64 0.60

20 116523 7.91 14.24

204732

466092

19

** Based on Daily Water Consumption Rates for Dwellings (Dewberry, 2008, pg 644)

19.67 35.40 0.48

* Based on Neighborhood Center/Medium Retail Water Use Factor per the City of Santa Fe 

Utility Service Application

396832

* Based on the density of units in Parcel 21 of Concept A

* 118 units

49604

DOMESTIC WATER 

DEMAND (GPM)

IRRIGATION 

DEMAND (GPM)

ASSUMPTIONS AVERAGE

2.65 4.76 0.29

150
WASTEWATER FLOWRATES

(ASSUMED 90% OF PEAK 

WATER FLOWRATES, IN GPM) 

*** Population loading for multi-family residences per COA DPM Section 8-3

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of wastewater 

flowrates (Metcalf & Eddy, 2014, pg 192)

* Based on Large scale Retail Water Use Factor per the City of Santa Fe 

Utility Application

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of wastewater 

flowrates (Metcalf & Eddy, 2014, pg 192)



Las Soleras 57 Acre Development

Tierra West JN - 2023079

Date - 02/12/2024

Concept "A" Water Budget 

PARCEL PARCEL SIZE (SF) BLDG SIZE (SF / UNITS) ASSUMED USE GALLONS/DAY AVERAGE PEAK

MED OFFICES 75 SF / Employee * 11 GPD / Employee 4840

IRRIGATION 2.73 AC of usable property 0.014 GPD / SF 333

MED OFFICES 75 SF / Employee * 11 GPD / Employee 12100

IRRIGATION 5.89 AC of usable property 0.014 GPD / SF 539

MED OFFICES 75 SF / Employee *11 GPD / Employee 12100

IRRIGATION 4.73 AC of usable property 0.014 GPD / SF 491

COMMERCIAL 75 SF / Employee * 11 GPD / Employee 11220

IRRIGATION 4.95 AC of usable property 0.014 GPD / SF 906

MULTI-FAMILY 100 GPD / person ** 2.4 people / unit *** 79200

IRRIGATION 12.85 AC of usable property 0.014 GPD / SF 1175

*Assumed Maximum # of proposed units would be built

*** Population loading for multi-family residences per COA DPM Section 8-3

COMMERCIAL 75 SF / Employee * 11 GPD / Employee 12745

IRRIGATION 6.07 AC of usable property 0.014 GPD / SF 925

MED OFFICES 75 SF / Employee * 11 GPD / Employee 11132

IRRIGATION 5.37 AC of usable property 0.014 GPD / SF 491

COMML/RETL * 384 GPD / 10k SF - 1102

IRRIGATION 2.52 AC of usable property 0.014 GPD / SF 384

COMMERCIAL * 384 GPD / 10k SF - 1152

IRRIGATION 2.33 AC of usable property 0.014 GPD / SF 355

CORE-MIXED * 402 GPD / 10k SF - 2714

IRRIGATION 6.20 AC of usable property 0.014 GPD / SF 1512

HOTEL 65 gallons per person per day ** 120 GPD / Unit 12000

IRRIGATION 2.56 AC of usable property 0.014 GPD / SF 390

*Assumed Maximum # of proposed units would be built

TOTALS (GPM) 111 200

AVERAGE PEAK

Assumptions & References

1. Parcels 21 and 26 B will have the maximum amount of units proposed per the conceptual site plan. 

2. Wastewater flowrates for office and coffee shop uses comes from Metcalf and Eddy's book "Wastewater Engineering: Treatment and Resource Recovery" (5th Edition)

3. Wastewater flowrates for multifamily dwellings comes from Dewberry's "Land Development Handbook" (3rd Edition) 

4. Assumed Parcels 20, 22, would be used for medical offices and Parcel 25 Would be used for retail

8.40 15.13 0.37

14.03 0.637.79

0.80

8.40 15.13

25
Unspecified (See Core

Test)

0.8255.00

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of 

wastewater flowrates (Metcalf & Eddy, 2014, pg 192)

** Based on Daily Water Consumption Rates for Dwellings (Dewberry, 2008, pg 644)

99.00

15.93

19 B-A

20

21

24 A

24 B 30000

0.34

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of 

wastewater flowrates (Metcalf & Eddy, 2014, pg 192)

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of 

wastewater flowrates (Metcalf & Eddy, 2014, pg 192)

19 B-B 140263 75000

0.77 1.38 0.27

ASSUMPTIONS

DOMESTIC WATER 

DEMAND (GPM)

IRRIGATION 

DEMAND (GPM)

AVERAGE

6.05

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of 

wastewater flowrates (Metcalf & Eddy, 2014, pg 192)

3.36 0.23

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of 

wastewater flowrates (Metcalf & Eddy, 2014, pg 192)

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of 

wastewater flowrates (Metcalf & Eddy, 2014, pg 192)

0.64

76500

8.85

7.73 0.34

79000

69000

26 * 100 (units) 

* 330 (units) 

22

118919

256568

215622

559746

264409

233917

109771 28700

75000

19 A

23

30000

8.33

101495

WASTEWATER FLOWRATES

(ASSUMED 90% OF PEAK 

WATER FLOWRATES, IN GPM) 
180

270072

111514

AVERAGE

* Based on Daily Water Consumption Rates for Motels (Dewberry, 2008, 

pg 644)

5.21

15.00 0.27

* Based on Neighborhood Center/Medium Retail Water Use Factor per the City of Santa Fe 

Utility Service Application

* Based on Neighborhood Center/Medium Retail Water Use Factor per the City of Santa Fe 

Utility Service Application

* Based on Large scale Retail Water Use Factor per the City of Santa Fe 

Utility Application

1.44 0.25

1.88 3.39 1.05

13.92
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ORION West LLC 

Development | Land Use | Planning | 

Project Management 

PO Box 5744, Santa Fe, NM 87502-5744 

 

EARLY NEIGHBORHOOD MEETING NOTES 

Project Name:   Las Soleras  

Project Location:  4200 Beckner Road 

Project Description:  Development Plan Amendment for Development Plan with Summary Plat/Lot 

Split for proposed 141-unit Apartment Complex  

Applicant:    

Agent:    Orion West LLC 

ENN Meeting Date:  14 November 2023  

ENN Location:   Via Zoom 

Application Type: General Plan Amendment per SFCC 14-3.2; Las Soleras Master Plan Amendment 

per SFCC 14-3.9; Rezoning to a C-2 District per SFCC 14-3.5; and a possible Planned 

Unit Development per SFCC 14-5.7 is proposed for Las Soleras Master Plan parcels 

19 -26. 

Land Use Planner:  Dan Esquibel 

Attendance:   City of Santa Fe:  Dan Esquibel 

Developer Team:  Brian Nenninger (Agent), Maureen Mestas (Agent), Scott 

Herbert, Dave Delgado, Karl Sommer, Esq. 

Neighborhood/Public:  1 attendee.  An unidentified neighbor who was on a non-

video tile but did not identify him/herself or speak.   

  

Notes/Comments:  

14 November 2023/ 5:30 – 6:12pm Meeting 

The meeting started at approximately 5:39pm.  Roll call and introduction of those attending was held.  

Dan Esquivel indicated that he would like to wait an additional few minutes to allow others to log in.  After 

a brief wait, the meeting continued without any additional attendees.   

 

Brian Nenninger then introduced the Developer Team.   

 

Brian Nenninger informed the group that this ENN is for the purposes of noticing a General Plan 

Amendment per SFCC 14-3.2; Las Soleras Master Plan Amendment per SFCC 14-3.9; Rezoning to a C-2 

District per SFCC 14-3.5 of all parcels in the Las Soleras Master Plan; and a possible Planned Unit 

Development per SFCC 14-5.7 is proposed for Las Soleras Master Plan parcels 19 -26. 
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Highlights Brian shared during the presentation included:  

 

The property is located within the 545 acre Las Soleras Master Plan Subdivision that was first created via 

an annexation ordinance in 2009. Since 2009 the Master Plan has been amended multiple times – the 

most recent being October 2019. 

• Eight (8) existing legal parcels that together comprise 57.63-acres.  

• Existing Zoning: 

 C-2: Two parcels 

 C-1: Four parcels 

 MU: One parcel 

 BIP: One parcel 

• Master Plan Items that need to be “Cleaned Up.” 

 Rail Runner Loop Road realignment to meet Rail Runner Road 

 Lot Line adjustments and resizing of parcels to better accommodate Commercial Users 

 Rambla open space design including location of “parklet.” 

 

The Applications that are being shared in the ENN are: 

•  General Plan Amendment Application 

•  Master Plan Amendment Application 

 Address Realignment of Rail Runner Loop Road 

 Propose modification to Rambla width. 

 Propose flexibility of “parklet” location along the Rambla 

 Discussion of Master Plat/Parcel Realignment 

• Rezoning Application 

 Propose C-2 Zoning for eight parcels. 

• Planned Unit Development (PUD) Application under consideration/discussion. 

with City of Santa Fe 

 

Brian wanted to take particular note that this is not an application for Development Plan Per the Santa Fe 

City Code.  Qualified development/building construction will require separate Development Plan 

Applications, ENNs and Planning Commission Hearings. 

 

He further stated that the proposed rezoning, along with the General Plan and Master Plan amendments 

lay the groundwork for better development needed to meet local market demands. 

 

Those possible mix of uses for local market demand are: 

• Neighborhood Commercial Retail, such as, Restaurants, Bakeries, Pubs, Coffee Shops, 

Marketplace/Grocery Coop, Copy/Printing,  Dry Cleaning,  Pharmacy 

• Office (including Medical Office) 

• Medical Education 

• Multifamily Residential 

• Hotel 
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Las Soleras Junction has transit-oriented improvements, specifically: 

• Completion of Las Soleras bridge (triggered by 20 acres and 300,000 sf of 

development of parcels 19-26.) 

• Further build out of Las Soleras trails system including the Rambla and “Parklet” 

• Additional Bus stop/access on Rail Runner Loop Road 

• Place holder for future Rail Runner Stop 

 

Las Soleras Junction is a work in progress.  Conceptual test fits to understand options for flow of 

pedestrians and vehicles within the site. Engineering and Design of Las Soleras Bridge to complete Las 

Soleras Drive from Cerrillos to Beckner. Utility and Traffic Study activity will be required.  Design Guidelines 

are being developed to provide a cohesive, responsible, and pleasing experience for those who use and 

access the site. Guidelines will stay within the Santa Fe City Code and address, Architecture Concepts, 

Landscape Design, Lighting, Trails, Sidewalk and Roadway Connectivity to and within the site. 

 

Brian then summarized the intention of the applications for this ENN, those key points being: 

 

• Clean up issues in the Master Plan created from past developments/amendments. 

including the realignment of Rail Runner Loop Road with the relocated Rail Runner Road. 

• Lay the groundwork for more effective use of parcels 19-26 through consistent zoning to 

allow for administrative lot line adjustments. 

• Provide greater flexibility in providing neighborhood retail services including Food and 

Beverage. Uses brought to the site will be driven by the local and area market. 

• Facilitate the completion of Las Soleras Drive and Bridge connecting Cerrillos to Beckner. 

 

Brian opened the ENN for questions from the City Staff and neighbors.  No one in attendance who was 

believed to be a neighbor asked to speak.  No neighbor or other interested party was on the CHAT feature 

to ask questions.  

 

There was a brief discussion between Dan Esquivel and Brian Nenninger about the status of the 

applications after the meeting.  The meeting was then adjourned by Dan Esquivel. 

 

******************************END****************************** 
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Las Soleras Master Plan 

ORION West LLC 
Development | Land Use | Planning | Project Management 
PO Box 5744, Santa Fe, NM 87502-5744 
832.338.0364 

 
February 12, 2024 
(Revised July 30, 2024) 

 
Dan Esquibel, Senior 
Planner City of Santa Fe 
200 Lincoln Avenue 
Santa Fe, NM 87501 

 
RE: General Plan Amendment Application – Change Land Use Designations from 
Office, Industrial Park, and Transitional Mixed Use to Community Commercial in Las 
Soleras Master Plan Parcels 19, 20, 21, 23, 24 and 26. 

Dear Mr. Esquibel, 

This letter is respectfully submitted on behalf of Nexus BRPJV LLC (100% owners of Beckner Road Partners) for 
the purpose of applying for an amendment to the City of Santa Fe’s General Plan per the SFCC 14-3.2 - 
AMENDMENTS TO THE GENERAL PLAN. This application is a companion to both a Master Plan Amendment 
and Rezoning application needed to facilitate the thoughtful development of Las Soleras Master Plan Parcels 19- 
26. 

 
Parcels 19-26 are located between Beckner Road, and I-25 as shown in the aerial map below: 
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PURPOSE AND INTENT: 
 

The current General Plan classification along with the proposed land use classification by parcel can be found in 
the table below. The combined area of all Parcels 19 – 26 is 57.63 acres. 

 
Parcel Acres Current 

Land Use Classification 
Proposed 

Land Use Classification 
Address 

Santa Fe, 87507 
UPC Number 

19 9.11 Transitional Mixed Use Community Commercial 5021 Rail Runner Loop 1050094200323000000 
20 10.70 Business Park Community Commercial 5091 Rail Runner Loop 1050094093244000000 
21 4.70 Office Community Commercial 5140 Rail Runner Loop 1049094529247000000 
22* 9.12 Community Commercial Community Commercial 5090 Rail Runner Loop 1050094065275000000 
23 7.27 Office Community Commercial 5040 Rail Runner Loop 1050094143308000000 
24 6.18 Office Community Commercial 4354 Beckner Road 1050094129338000000 
25* 7.37 Community Commercial Community Commercial 4552 Beckner Road 1050094041306000000 
26 3.48 Office Community Commercial 5210 Rail Runner Loop 1049094503274000000 

*No change in Land Use Classification requested 

 
The purpose of this application is to provide a uniform Community Commercial land use classification along with 
a uniform C-2 zoning district (via separate rezoning application) across parcels 19-26 to allow for the adjustment 
of parcel lot lines to deliver future development that is better aligned with the goals and intent of the General Plan. 

 
No Development Plan approval is requested with this application. However, the applicant anticipates a range of 
possible uses as allowed by a Community Commercial land use classification and a C-2 General Commercial 
Zoning District. These possible uses include medical office, office, retail/services, food & beverage, residential 
and hospitality projects. Per the Las Soleras Master Plan, a defined amount of development within parcels 19-26 
will also trigger construction of the Las Soleras bridge crossing at Arroyo de Los Chamisos. 

 
The reclassification of parcels to Community Commercial will not significantly change the range of uses originally 
conceived for these parcels, but instead allow for additional density and needed flexibility in how these uses are 
located and arranged. 

 
 

BACKGROUND: 

Since first approved in 2009, the Las Soleras Master Plan has seen a significant amount of much needed residential 
construction with more in the works. This emerging residential community is driving a need for expanded 
commercial and retail services necessary to serve the local community. Conversely, this residential base has the 
capacity to support new business growth that will bring employment opportunities to the area. The Presbyterian 
Hospital is one example of this. Another example is the new Nexus Medical Office and Cancer Center opening 
July 2024 - just east of parcel 19. Allowing parcels 19, 20, 21, 23, 24 and 26 to be reclassified as Community 
Commercial will provide needed flexibility across the site in attracting additional employment, commercial uses 
and services desired for the area. 

 
It is also important to note portions of the Master Plan did not materialize as originally conceived - including the 
location of Rail Runner Road which was constructed almost 900 ft. west of its originally planned termination onto 
Beckner. Per the Las Soleras Master Plan this will necessitate relocation of the Rail Runner Loop Road at Beckner 
and within parcels 19 -26. This loop road realignment has left the lot configurations of parcels 19 – 26 contrary to 
efficient development and inconsistent with the goals and intent of the General Plan. 
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A future Rail Runner rail stop was envisioned on Las Soleras Master Plan parcel 20 to serve area residents and 
businesses. However, for the New Mexico Department of Transportation to support such a stop, a base level of 
ridership demand must be established. Although this demand will be difficult to achieve, it will be next to 
impossible without the somewhat denser development that can be realized by a reclassification to Community 
Commercial in parallel with a uniform C2 General Commercial zoning district. 

 
 

ADJACENT USES: 
 

Las Soleras Parcel 18B is immediately East of the site and is classified as Community Commercial and zoning is 
C-2, General Commercial. The Nexus Medical Office Building that includes a Cancer Center is currently under 
construction on 18B and will be open for business in July of this year. More Medical Office Development is likely. 

Las Soleras Parcel 27 is immediately to the West of the site and is classified as Office. It is partially developed 
with the Presbyterian Medical Services Medical Office Building recently opened in the second quarter of 2023. 

 
Interstate Highway 25 and its associated Right of Way borders the entire southern boundary of the site. 

Beckner Road borders the entire North edge of the site. Uses North of Beckner Road include the Spectrum Senior 
Living; the approved, but not yet constructed, Havenly multi-family project; and the southwest corner of the 
Estancias de Las Soleras residential neighborhood developed by Pulte Homes. These developments are classified 
as Office/C-1; Residential 12-29 dwelling units/R21; and Residential 3-7 dwelling units/R-6 respectively. 

 
Please see the aerial on Page 1 of this application letter for more information. 

 
 

CONCEPTUAL TEST FITS: 
 

The applicant has developed and included with this application a Conceptual Test Fit land plan. The Conceptual 
Test Fit has been used to evaluate the impact of this General Plan Land Use reclassification and related Rezoning 
application on area Traffic, as well as Water and Sewer Utilities. 

 
The Conceptual Test Fit also illustrates the type of potential development that could result from this request. 

 
 

UTILITIES: 
 

Water Supply – An existing 12” water line is installed in Beckner Road and is more than adequate to accommodate 
the proposed amendment. A conceptual water plan based on the Conceptual Test Fit and the Las Soleras Master 
Water Plan is included with this application. 

 
Sanitary Sewer - An existing 10” sewer line is installed in Beckner Road and is more than adequate to accommodate 
the proposed amendment. A conceptual sanitary sewer plan based on the Conceptual Test Fit and the Las Soleras 
Master Sewer Plan is included with this application. 

 
Dry Utilities – Electric, communication, and gas lines are all available with adequate capacity to serve the site. 
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Thanks for your review and consideration of this application. Please contact me with any questions or additional 
requests for information at 832-338-0364 or brian.nenninger@orion-west.com. 

 
 
 

Sincerely, 
 

Brian Nenninger, P.E. 
Orion West, LLC 

mailto:brian.nenninger@orion-west.com
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Las Soleras Parcels 19-26 - Master Plan Amendment Application 
Approval Criteria Responses 

February 12, 2024 
Amended to include revised General Plan Approval Criteria: July 30, 2024 

The proposed amendment to reclassify Las Soleras Master Plan parcels from Transitional Mixed Use, Business 
Park, and Office to Community Commercial is summarized in Table I. by parcel. 

Table I. Las Soleras Parcels 19-26 proposed General Plan Land Use Classification 
Parcel Acres Current 

Land Use Classification 
Proposed 

Land Use Classification 
Address 

Santa Fe, 87507 
UPC Number 

19 9.11 Transitional Mixed Use Community Commercial 5021 Rail Runner Loop 1050094200323000000 
20 10.70 Business Park Community Commercial 5091 Rail Runner Loop 1050094093244000000 
21 4.70 Office Community Commercial 5140 Rail Runner Loop 1049094529247000000 
22* 9.12 Community Commercial Community Commercial 5090 Rail Runner Loop 1050094065275000000 
23 7.27 Office Community Commercial 5040 Rail Runner Loop 1050094143308000000 
24 6.18 Office Community Commercial 4354 Beckner Road 1050094129338000000 
25* 7.37 Community Commercial Community Commercial 4552 Beckner Road 1050094041306000000 
26 3.48 Office Community Commercial 5210 Rail Runner Loop 1049094503274000000 

*No change in Land Use Classification requested 
 

SFCC 14-3.(E) GENERAL PLAN AMENDMENT APROVAL CRITERIA 
 

(1) Criteria for All Amendments to the General Plan: The planning commission and the governing body 
shall review all general plan amendment proposals on the basis of the following criteria, and shall make 
complete findings of fact sufficient to show that these criteria have been met before recommending or 
approving any amendment to the general plan: 

(a) consistency with growth projections for Santa Fe, economic development goals as set forth in a 
comprehensive economic development plan for Santa Fe and existing land use conditions such 
as access and availability of infrastructure; 

Response:  The proposed General Plan Amendment for Las Soleras parcels 19-26 aligns with the growth 
projections for Santa Fe, fulfilling economic development goals as set forth in the comprehensive 
economic development plans detailed in both the Angelou Report and the 2008 Economic 
Development Strategy. This alignment ensures consistency with Santa Fe's economic development 
goals, specifically, the following goals are achieved: 

 
Growth Projections, Economic Diversification, and Community Development: The proposed 
amendment is consistent with the goals and policies of community services outlined in the General 
Plan, which states the guiding policies for economic development are to: 1) Promote 
diversification of the Santa Fe economy, 2) Promote increased job opportunities with higher 
wages for Santa Fe residents, 3) Support services that serve the needs of Santa Fe residents and 
workers, 4) Develop and maintain an attractive climate for conducting business in Santa Fe, and 5) 
Promote small businesses. 
 
Santa Fe County's population is projected to reach approximately 156,151 in 2024, reflecting a 
growth rate of 0.13% over the past year according to the most recent United States Census data. 
This projected growth highlights the need for adaptive planning and development to accommodate 
increasing residential and commercial demands. 
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The Angelou Report further emphasizes the importance of diversifying Santa Fe's economic base 
to ensure sustained growth within the community (p. 15) and advocates for community 
development strategies that enhance both the local economic landscape and the quality of life for 
residents (p. 40). Aligning with these goals, the Economic Development Division Strategy for 
Implementation outlines objectives to attract high-wage jobs and develop a workforce capable of 
supporting innovative sectors (p. 3-4). 
 
The proposed amendment to enables the land to support these economic development policies by 
allowing for a greater variety of developments, which would better meet the needs of different 
ages, incomes, and family sizes. Additionally, it is strategically designed to create space for 
diverse industries to expand and prosper, encouraging the creation of community hubs that attract 
investment and generate high-quality employment opportunities. This supports Santa Fe's growth 
projections and the targeted diversification of its economic base, facilitating development that 
enhances the economic landscape and community well-being. 

 
Infrastructure Utilization and Enhancement: The Angelou Report highlights the critical role of 
effectively utilizing existing infrastructure in fostering sustainable economic development (p. 33). 
Complementing this, the 2008 Economic Development Strategy details initiatives aimed at 
enhancing business infrastructure, which includes improving accessibility to essential services, 
utilities, and transportation systems. These improvements are vital for the success of business 
operations and the overall development of the community (Economic Development Division 
Strategy for Implementation pp. 4, 6). The proposed amendment specifically leverages this 
existing infrastructure to bolster economic growth and sustainability in the Las Soleras area, 
ensuring that the development aligns with Santa Fe's strategic goals for economic expansion and 
community enhancement. 

 
Support for Entrepreneurial and Small Business Activities; Enhancement of Local Services 
and Job Opportunities: Both the Angelou Report and the Economic Development Division 
Strategy for Implementation emphasize the importance of bolstering Santa Fe’s economic health 
by supporting small businesses and entrepreneurial ventures (Angelou Report p. 25; Economic 
Development Division Strategy for Implementation pp. 4, 6). The proposed amendment to 
transition land use to Community Commercial aligns with these objectives by enhancing spaces 
conducive to the growth of small businesses, thereby fostering job creation and economic 
resilience. This transformation into Community Commercial spaces is designed to bolster local 
services and generate employment opportunities, thereby advancing the economic goals of 
increasing job availability with better wages for Santa Fe residents, as outlined in the 2008 
Economic Development Strategy (pp. 4, 6). This approach not only supports emerging business 
ventures but also contributes significantly to community development and economic 
diversification. 

 
(b) consistency with other parts of the general plan; 

 
Response:  This request is consistent with other General Plan Land Use Classification in the immediate Las 

Soleras Master Plan area (See City of Santa Fe Future Land Use Map included with this application). 
Specifically, the following policy goals are achieved: 

 
Policy 3-G-2:   There shall be a mix of uses and housing types in all parts of the city. 
Policy 4-1-G-2: Concentrate population at greater densities in developing areas with centrally 

located neighborhood centers to encourage pedestrian scale development, 
reduce auto dependence, and provide central transit nodes. 

Policy 4-4-G-4: Promote a balance between residential development and new employment 
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opportunities in detailed plans prepared for future growth areas; and 
Policy 4-4-G-6: Promote a balance between residential and employment-based development in 

order to achieve self-sufficiency within larger projects. 
Policy 9-2-G-1:  Promote diversification of the Santa Fe economy; and 
Policy 9-2-G-2: Promote increased job opportunities with higher wages for Santa Fe residents; 

and. 
Policy 9-2-G-3:  Support retail uses that serve the needs of Santa Fe residents and workers; and 
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Policy 9-2-G-4: Develop and maintain an attractive climate for conducting business in Santa Fe; 
and 

Policy 9-2-G-5: Promote small business. 
 

The proposed amendment for reclassifying parcels 19-26 within the Las Soleras Master Planned 
community to Community Commercial aligns closely with the 1999 City of Santa Fe General Plan, 
ensuring the development is in harmony with broader city planning goals. The transition to 
Community Commercial addresses the need for a variety of housing types and mixed uses in the 
community, a principle supported by the plan’s emphasis on creating diversified urban areas that 
balance residential and commercial growth. This change is designed to provide the necessary 
commercial services to a growing residential population, supporting the local community by offering 
neighborhood-focused retail, restaurants, and services that enhance the quality of life and economic 
viability of the area. 

This amendment also supports strategic economic development by promoting higher-wage job 
opportunities, particularly in the healthcare sector, as evidenced by new facilities like the Nexus 
Health Medical Office and Cancer Center and the Presbyterian Hospital. These developments not 
only cater to the community’s health needs but also contribute to the local economy by creating jobs 
that offer competitive wages. The emphasis on developing commercial areas that are accessible and 
encourage pedestrian activity aligns with city policies aiming to concentrate population densities in 
developing areas with central transit nodes, thereby reducing auto dependence and fostering a more 
sustainable urban environment. 

 
The reclassification also facilitates a strong foundation for economic growth and community well- 
being by ensuring that new developments are integrated with the existing and planned infrastructure. 
This includes water and sewer systems and future improvements like the Las Soleras Bridge and 
expanded trails, enhancing connectivity and accessibility. By creating a cohesive community 
commercial hub that aligns with adjacent land uses and supports emerging business opportunities, 
the amendment reinforces the city’s goals to develop an attractive climate for conducting business, 
promote small businesses, and ultimately achieve a community that balances residential and 
employment-based development. 

(c) the amendment does not: 
 

(i) allow uses or a change that is significantly different from or inconsistent with the 
prevailing use and character in the area; or 

 
Response:  With the exception of the Transitional Mixed Use and Business Park Classifications of Parcels 19 

and 20 respectively, the Land Use Classifications in the Las Soleras Master Plan between I-25 and 
Beckner are predominately Community Commercial and with some Office. This applications 
request is consistent with adjacent land use and meets the intent of the original intent Las Soleras 
Master Plan to develop a variety of mixed commercial uses. 

The two projects currently open or under construction boarding the East and West side of the site 
are both Medical Office projects. 

(ii) affect an area of less than two acres, except when adjusting boundaries between districts; 
or 
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Response:  The site and parcels in question exceed 2 acres both individually and collectively, thereby satisfying 
this requirement. 

(iii) benefit one or a few landowners at the expense of the surrounding landowners or the
general public;

Response: As noted above, the Community Commercial land use classification is consistent with land use 
designations and patterns already assigned to adjacent parcels within the Las Soleras Master Plan 
and does not favor one or a few landowners at the expense of surrounding landowners or the public. 

On the contrary, classifying Parcels 19-26 as Community Commercial will provide economic benefit 
to the public through a variety of potential development options bringing employment, an increased 
sales and property tax base along with expanded services. 

(d) an amendment is not required to conform with Subsection 14-3.2(E)(1)(c) if it promotes the
general welfare or has other adequate public advantage or justification.

Response: The proposed amendment conforms with the requirements of 14-3.2(E)(1)(c), but also offers public 
advantage as the effective and accelerated development offered by this amendment will result in the 
completion of additional Las Soleras infrastructure including the Las Soleras Bridge crossing Arroyo 
de Los Chamisos. 

(e) compliance with extraterritorial zoning ordinances and extraterritorial plans;

Response:  Since the adoption of the Subdivision Platting and Planning Zoning Ordinance (SPPaZO), the City 
has relinquished land use regulatory authority outside the city limits and the transfer of authority from 
extraterritorial jurisdiction to the City. 

(f) contribution to a coordinated, adjusted, and harmonious development of Santa Fe that in
accordance with existing and future needs best promotes health, safety, morals, order,
convenience, prosperity, or the general welfare, as well as efficiency and economy in the process
of development; and

Response:  A consistent land use designation of Community Commercial for parcels 19-26 along with allowable 
uses found in a C-2 Zoning District is more consistent with the adjacent land uses. It will further 
provide for a more thoughtful and accelerated development necessary to expand the Las Soleras trails 
system, deliver the Las Soleras Bridge, and offer the potential of an expanded job base and additional 
retail and/or food and beverage service to the surrounding neighborhood. 

In addition, approval of this application will increase the chances a Rail Runner rail stop may one 
day serve the Las Soleras Master Plan. 

(g) consideration of conformity with other city policies, including land use policies, ordinances,
regulations, and plans.

Response: Development resulting from the approval of the proposed amendment will conform with the City of 
Santa Fe land use policies and the conditions of development as set forth in the Las Soleras Master 
Plan. Approval of this amendment does not set any new precedent and is compatible with the spirit 
and intent of the Las Soleras Master Plan and community as currently developed. 



General Plan Amendment Application: Las Soleras Parcels 19-26 – Application Contents Page 1 of 1 

 
 

Las Soleras Master Plan, Parcels 19 – 26 

Rezoning Application 

  
APPLICATION CONTENTS 

 

 

Application Form 

 

Letter of Application 

- Site Description and Location 

- Purpose and Intent 

- Background 

- Adjacent Uses 

- Conceptual Test Fit 

- Utilities 

 

Approval Criteria Responses 

 

Current and Proposed Zoning Maps 

 

Conceptual Land Use Test Fit  

- Conceptual Site Plan and Use Data 

- Conceptual Water Plan 

- Conceptual Sanitary Sewer Plan 

 

Wet Utilities Analysis – Tierra West LLC 

 

Traffic Analysis – Tierra West LLC 

 

ENN Meeting Notes 

 

Legal Lot(s) of Record 

Warrantee Deed 



 

 

 

 

 

 

Parcel Information 

Project Name: Las Soleras Parcels 19-26 - Rezone   Property Size: 57.63 acres 

Address: 4354, 4552 Beckner Rd and 5021, 5091, 5140, 5090, 5040, 5210 Rail Runner Loop Road 

Current Zoning: C1, C2, MU, BIP Proposed Zoning: C2  

Does a Development Plan application accompany this application? 
YES 

 
NO 

X  

Preapplication Conference Date: September 28, 2023 UPC Code Number: Multiple – see page 3 of application 

Early Neighborhood Notice (ENN) meeting date: November 14, 2023 

  
Property Owner Information 

Name: Beckner Road Partners LLC      ATTN: Dr. Scott Herbert        

     First Last  

Address: 150 Washington Ave Suite 201 

    Street Address Suite/Unit # 

 Santa Fe                                                                                  NM  87501   

    City State ZIP Code 

Phone: 505-660-2627 E-mail Address: scott.herbert@nexushealth-nm.com 

 
Applicant/Agent Information (if different from owner) 

Company Name: Orion West LLC    

Name: Brian Nenninger  

     First Last  

Address: 2213 Brothers Road  Suite 800 

    Street Address Suite/Unit # 

 Santa Fe NM 87505 

    City State ZIP Code 

Phone: 832-338-0364 E-mail Address: brian.nenninger@orion-west.com 

 

Correspondence Directed to:   Owner xx Applicant  Both 
 

Agent Authorization (if applicable) 

I am/We are the owner(s) and record title holder(s) of the property located at:    

I/We authorize Orion West LLC    to act as my/our agent to execute this application. 

Signed:         Date: 17 October 2023 

Signed:  Date:  

  

REZONING  

APPLICATION 

14-3.5 

 

(date stamp) 
 
 
 
 
 

A case manager will be assigned to your project and will notify you within 10 business days if any additional information is 
needed.  After your application has been reviewed by City staff, we will contact you regarding public notice requirements.  A 
packet of information and instructions will be provided regarding the required mailing and sign posting.  Please contact the 
Land Use Department staff at (505) 955-6647 with any questions.   

(Dr. Scott Herbert) 
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Submittal Checklist (Requirements found in Section 14-3.5 SFCC 1987) 

One (1) 24”x36” or 11”x17” scalable plan set and 1 CD or Flashdrive with a PDF copy are required.  Submittal requirements 
may vary based on the individual application and the requested zoning district.  The City reserves the right to request 
additional information at any time during the review process.  See Section 14-4 and 14-5 SFCC 1987 for rezoning regulations 
related to specific zones.  Please include the following and check box to indicate submittal: 

 Letter of 
Application 
(intent, location, 
acreage) 

 Narrative 
addressing 
approval 
criteria below 

 Legal Lot of 
Record, Legal 
Description 

 Development Plan 
(see Section 14-3.8 
SFCC 1987) 

 Landscape, Parking and 
Lighting Plan, Signage 
Specifications 

 No Development 
Plan 

 Terrain 
Management 
Plans (as 
required by 
Section 14-8.2 
SFCC 1987) 

 Traffic Impact 
Analysis (if 
required) 

 Archaeological 
Clearance (if 
applicable) 

 Sewer and Water 
Plan (including 
profiles and details), 
letter of availability (if 
applicable) 

 Phasing Plan (if 
applicable) 
 

 ENN Meeting 
Notes 

        

Rezoning Approval Criteria, Sections 14-3.5(C) and (D) SFCC 1987 

(C) Approval Criteria  

(1)  The planning commission and the governing body shall review all rezoning proposals on the basis of the criteria provided 
in this section, and the reviewing entities must make complete findings of fact sufficient to show that these criteria have been 
met before recommending or approving any rezoning: 
(a)        one or more of the following conditions exist: 

(i)           there was a mistake in the original zoning; 
(ii)          there has been a change in the surrounding area, altering the character of the neighborhood to such an 

extent as to justify changing the zoning; or 
(iii)         a different use category is more advantageous to the community, as articulated in the general plan or other 

adopted city plans;  
(b)         all the rezoning requirements of Chapter 14 have been met; 
(c)         the rezoning is consistent with the applicable policies of the general plan, including the future land use map; 
(d)         the amount of land proposed for rezoning and the proposed use for the land is consistent with city policies regarding 

the provision of urban land sufficient to meet the amount, rate and geographic location of the growth of the city; and 
(e)         the existing and proposed infrastructure, such as the streets system, sewer and water lines, and public facilities, 

such as fire stations and parks, will be able to accommodate the impacts of the proposed development. 
  

(2)  Unless the proposed change is consistent with applicable general plan policies, the planning commission and the 
governing body shall not recommend or approve any rezoning, the practical effect of which is to: 
(a)           allow uses or a change in character significantly different from or inconsistent with the prevailing use and character 

in the area; 
(b)           affect an area of less than two acres, unless adjusting boundaries between districts; or 
(c)           benefit one or a few landowners at the expense of the surrounding landowners or general public. 
 
(D)       Additional Applicant Requirements 

(1)        If the impacts of the proposed development or rezoning cannot be accommodated by the existing infrastructure and 
public facilities, the city may require the developer to participate wholly or in part in the cost of construction of off-site 
facilities in conformance with any applicable city ordinances, regulations or policies; 

(2)        If the proposed rezoning creates a need for additional streets, sidewalks or curbs necessitated by and attributable to 
the new development, the city may require the developer to contribute a proportional fair share of the cost of the 
expansion in addition to impact fees that may be required pursuant to Section 14-8.14.  

 
 
 
 

Brian
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Brian
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X

Brian
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X

Brian
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X
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X
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Signature 

I hereby certify that the documents submitted for review and consideration by the City of Santa Fe have been prepared to meet the 
minimum standards outlined in the Land Development Code, Chapter 14 SFCC 1987.  Failure to meet these standards may result in 
the rejection of my application.  I also certify that I have met with the City’s Current Planning staff in a preapplication meeting to verify 
that the attached proposal is in compliance with the City’s zoning requirements. 

Signature:  Date: 12 February 2024 

    Updated 12-20-19 
 
 
 
 

Parcel  Acres Current  
Land Use Classification 

Proposed 
Land Use Classification 

Address 
Santa Fe, 87507 

UPC Number 

19 9.11 Transitional Mixed Use Community Commercial 5021 Rail Runner Loop 1050094200323000000 

20 10.70 Business Park Community Commercial 5091 Rail Runner Loop 1050094093244000000 

21 4.70 Office Community Commercial 5140 Rail Runner Loop 1049094529247000000 

  22* 9.12 Community Commercial Community Commercial 5090 Rail Runner Loop 1050094065275000000 

23 7.27 Office Community Commercial 5040 Rail Runner Loop 1050094143308000000 

24 6.18 Office Community Commercial 4354 Beckner Road  1050094129338000000 

  25* 7.37 Community Commercial Community Commercial 4552 Beckner Road 1050094041306000000 

26 3.48 Office Community Commercial 5210 Rail Runner Loop 1049094503274000000 
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February 12, 2024 

 

Dan Esquibel, Senior Planner 

City of Santa Fe 

200 Lincoln Avenue 

Santa Fe, NM  87501 

 

RE:  Las Soleras Rezoning Application – change Zoning Districts for Master 

Plan Parcels 19, 20, 21, 23, 24 and 26 to a uniform C-2 District. 

 

Dear Mr. Esquibel, 

 

This letter is respectfully submitted on behalf of Nexus BRPJV LLC (100% owners of Beckner Road Partners) for 

the purpose of submitting a rezoning application per the SFCC 14-3.5 – REZONINGS.  This application is a 

companion to both a General Plan Amendment and Master Plan Amendment application needed to facilitate the 

thoughtful development of Las Soleras Master Plan Parcels 19-26.   

 

Parcels 19-26 are located between Beckner Road, and I-25 as shown in the aerial map below: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

PURPOSE AND INTENT:   

 

ORION West LLC 
Development | Land Use | Planning | Project Management 

PO Box 5744, Santa Fe, NM 87502-5744 

832.338.0364 
 

Las Soleras Master Plan 

Parcels: 19-26 

Future 

Las Soleras Bridge 

Nexus  

Medical Office  
under 

 construction 

Parcels 19 - 26 
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The current Master Plan zoning districts along with the zoning districts proposed with this application are found in 

the table below.  The combined area of Parcels 19 – 26 is 57.63 acres. 

 

Table I. Las Soleras Parcels 19-26 proposed Zoning 

Parcel  Acres Current  
Zoning District 

Proposed  
Zoning District 

Address 
Santa Fe, 87507 

UPC Number 

19 9.11 MU C-2 5021 Rail Runner Loop 1050094200323000000 

20 10.70 BIP C-2 5091 Rail Runner Loop 1050094093244000000 

21 4.70 C-1 C-2 5140 Rail Runner Loop 1049094529247000000 

  22* 9.12 C-2 C-2 5090 Rail Runner Loop 1050094065275000000 

23 7.27 C-1 C-2 5040 Rail Runner Loop 1050094143308000000 

24 6.18 C-1 C-2 4354 Beckner Road  1050094129338000000 

  25* 7.37 C-2 C-2 4552 Beckner Road 1050094041306000000 

26 3.48 C-1 C-2 5210 Rail Runner Loop 1049094503274000000 

*No change in Land Use Classification or Zoning requested 

 

The purpose of this application is to propose the rezoning of Las Soleras Master Plan Parcels 19, 20, 21, 23, 24, and 

26 allowing for a uniform C-2, General Commercial Zoning District across parcels 19-26 collectively.   The intent 

is to allow for the adjustment of existing lot lines needed to accommodate future development in a thoughtful and 

efficient manner.  The consistent C-2 zoning can accommodate three story office along with retail services including 

full-service restaurants.  This flexibility in use will provide an opportunity to pursue business and commercial uses 

that offer higher salaries and much needed services for the surrounding neighborhood.   

 

No Development Plan approval is requested with this application.  However, the applicant anticipates a range of 

possible uses allowed in a C-2 General Commercial Zoning District.  These possible uses include medical office, 

office, retail/services, food & beverage, residential and hospitality projects.  Per the Las Soleras Master Plan, a 

defined amount of development within parcels 19-26 will also trigger construction of the Las Soleras bridge 

crossing at Arroyo de Los Chamisos. 

 

The rezoning of parcels to a C-2 District will not significantly change the range of uses originally conceived for 

these parcels, but instead allow for additional density and needed flexibility in how these uses are located and 

arranged within the site. 

 

BACKGROUND:   

 

Since first approved in 2009, the Las Soleras Master Plan has seen a significant amount of much needed residential 

construction with more in the works.  This emerging residential community is driving a need for expanded 

commercial and retail services necessary to serve the local community.  Conversely, this residential base has the 

capacity to support new business growth that will bring employment opportunities to the area.  The Presbyterian 

Hospital is one example of this.  Another example is the new Nexus Medical Office and Cancer Center opening 

July 2024 - just east of parcel 19.  Allowing parcels 19, 20, 21, 23, 24 and 26 to be zoned as C-2 General Commercial 

will provide needed flexibility across the site in attracting additional employment, commercial uses and services 

desired for the area.  

 

It is also important to note portions of the Master Plan did not materialize as originally conceived - including the 

location of Rail Runner Road which was constructed almost 900 ft. west of its originally planned termination onto 

Beckner.  Per the Las Soleras Master Plan this will necessitate relocation of the Rail Runner Loop Road at Beckner 

and within parcels 19 -26.  This loop road realignment has left the lot configurations of parcels 19 – 26 contrary to 

efficient development.  A uniform C-2 zoning across parcels 19-26 will make the relocation of lot lines an 
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administrative process enabling the site parcels to be easily configured to the needs and sizes of a variety of uses. 

  

A future Rail Runner rail stop was originally envisioned on Las Soleras Master Plan parcel 20 to serve area residents 

and businesses.  However, for the New Mexico Department of Transportation to support such a stop, a base level 

of ridership demand must be established.  A uniform C-2 zoning district could accommodate uses that eventually 

establish this base level of ridership. 

 

 

ADJACENT USES: 

 

Las Soleras Parcel 18B is immediately East of the site and is zoned C-2 General Commercial.  The Nexus Medical 

Office Building that includes a Cancer Center is currently under construction on 18B and will be open for business 

in July of this year.  More Medical Office Development is likely and especially within C-2 Zoning districts. 

 

Las Soleras Parcel 27 is immediately to the West of the site and is classified as C-1.  It is partially developed with 

the Presbyterian Medical Services Office Building recently opened in late 2023. 

 

Interstate Highway 25 and its associated Right of Way borders the entire southern boundary of the site. 

 

Beckner Road borders the entire northern edge of the site.  Uses North of Beckner Road include the Spectrum 

Senior Living; the approved, but not yet constructed, Havenly multi-family project; and the southwest corner of the 

Estancias de Las Soleras residential neighborhood developed by Pulte Homes.  These developments are classified 

as C-1; R21; and R-6 respectively.   

 

Please see the aerial on Page 1 of this application letter for more information. 

 

 

CONCEPTUAL TEST FITS: 

 

The applicant has developed and included with this application a Conceptual Test Fit land plan.  The Conceptual 

Test Fit has been used to evaluate the impact of this requested Master Plan amendment on area Traffic, as well as 

Water and Sewer Utilities. 

 

The Conceptual Test Fit also illustrates the type of potential development that could result from this request. 

 

 

UTILITIES: 

 

Water Supply – An existing 12” water line is installed in Beckner Road and is more than adequate to accommodate 

the proposed amendment.  A conceptual water plan based on the Conceptual Test Fit and the Las Soleras Master 

Water Plan is included with this application. 

 

Sanitary Sewer - An existing 10” sewer line is installed in Beckner Road and is more than adequate to accommodate 

the proposed amendment.  A conceptual sanitary sewer plan based on the Conceptual Test Fit and the Las Soleras 

Master Sewer Plan is included with this application. 

 

Dry Utilities – Electric, communication, and gas lines are all available with adequate capacity to serve the site. 

Thanks for your review and consideration of this application.   
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Please contact me with any questions or additional requests for information at 832-338-0364 or 

brian.nenninger@orion-west.com.  

 

 

 

Sincerely, 

 

 

 

Brian Nenninger, P.E. 

Orion West, LLC 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

mailto:brian.nenninger@orion-west.com
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Las Soleras Parcels 19-26 – Rezoning Application 

Approval Criteria Responses 

February 12, 2024 

 

The proposed rezoning of Las Soleras Master Plan parcels 19, 20, 21, 23, 24, and 26 from MU, BIP, and C-1 to a 

uniform C-2 is summarized in Table I. 
 

Table I. Las Soleras Parcels 19-26 proposed Zoning 

Parcel  Acres Current  
Zoning District 

Proposed  
Zoning District 

Address 
Santa Fe, 87507 

UPC Number 

19 9.11 MU C-2 5021 Rail Runner Loop 1050094200323000000 

20 10.70 BIP C-2 5091 Rail Runner Loop 1050094093244000000 

21 4.70 C-1 C-2 5140 Rail Runner Loop 1049094529247000000 

  22* 9.12 C-2 C-2 5090 Rail Runner Loop 1050094065275000000 

23 7.27 C-1 C-2 5040 Rail Runner Loop 1050094143308000000 

24 6.18 C-1 C-2 4354 Beckner Road  1050094129338000000 

  25* 7.37 C-2 C-2 4552 Beckner Road 1050094041306000000 

26 3.48 C-1 C-2 5210 Rail Runner Loop 1049094503274000000 

*No change in Land Use Classification or Zoning requested 

 

 

SFCC 14-3.5 (C) REZONING - APPROVAL CRITERIA 

 

(1)  The planning commission and the governing body shall review all rezoning proposals on the 

basis of the criteria provided in this section, and the reviewing entities must make complete 

findings of fact sufficient to show that these criteria have been met before recommending or 

approving any rezoning: 

 

(a) one or more of the following conditions exist: 

 

(i) there was a mistake in the original zoning; 

 

Response:   Not applicable 

 

(ii) there has been a change in the surrounding area, altering the character of the 

neighborhood to such an extent as to justify changing the zoning; or 

 

Response:   As noted in the application letter, the location of Rail Runner Road was constructed almost 900 

feet west of its originally planned termination onto Beckner.  Per the Las Soleras Master Plan 

this will necessitate relocation of the Rail Runner Loop Road at Beckner and within parcels 19 -

26.  This loop road realignment has left the lot configurations of parcels 19 – 26 contrary to 

efficient development.   

Las Soleras parcels 19-26 have been referenced collectively as triggers for various infrastructure 

development – most notable the Las Soleras Bridge.  It can also be argued that the existing 

zoning districts of MU and BIP for parcels 19 and 20 are not consistent with the adjacent zoning 

districts that are primarily C-2 with some C-1.  MU and BIP are found nowhere else within the 

Las Soleras Master Plan.  To address the change in location of Rail Runner Roads negative 
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impact on Master Plan parcels 19-26, employing a uniform C-2 Zoning would be consistent with 

adjacent uses and an appropriate solution for addressing the issue. 

 

(iii) a different use category is more advantageous to the community, as articulated in 

the general plan or other adopted city plans; 

 

Response:   As noted in the companion application requesting a General Plan Amendment rezoning to a uniform 

Community Commercial C-2 district across parcels 19-26 is consistent with the City of Santa Fe 

growth projections and economic development goals.  Specifically, the following policy goals are 

achieved: 

 

Policy 3-G-2: There shall be a mix of uses and housing types in all parts of the city. 

Policy 4-1-G-2: Concentrate population at greater densities in developing areas with centrally 

located neighborhood centers to encourage pedestrian scale development, 

reduce auto dependence, and provide central transit nodes. 

Policy 4-4-G-4:  Promote a balance between residential development and new employment 

opportunities in detailed plans prepared for future growth areas; and 

Policy 4-4-G-6:   Promote a balance between residential and employment-based development in 

order to achieve self-sufficiency within larger projects. 

Policy 9-2-G-1:   Promote diversification of the Santa Fe economy; and 

Policy 9-2-G-2:   Promote increased job opportunities with higher wages for Santa Fe residents; 

and. 

Policy 9-2-G-3:   Support retail uses that serve the needs of Santa Fe residents and workers; and 

Policy 9-2-G-4:   Develop and maintain an attractive climate for conducting business in Santa Fe; 

and 

Policy 9-2-G-5:   Promote small business. 

 

The Las Soleras Master Planned community has had a significant amount of residential development 

since its inception in 2009.  While this residential expansion has been much needed and generally 

in keeping with the intent of the Master Plan it has also created a need for local services in support 

the local Las Soleras community.  The uniform classification to Community Commercial will 

provide greater flexibility to address the market demand for these services that could include 

neighborhood focused retail and restaurants.  It is also consistent with the intent of the Las Soleras 

Master Plan for this area. 

 

Conversely, this residential base has also created a capacity to support new business and health care 

service providers that offer higher wages for Santa Fe residents.  The most recent example of this is 

the Nexus Health Medical Office and Cancer Center immediately east and adjacent to parcel 19.  

This project will open in July of 2024 bringing higher paying medical related jobs to the area.  The 

Presbyterian Hospital that opened in 2019 is another recent example.  The expectation is that this 

trend toward medical focused practices and related services could continue – and indeed be enhanced 

if the level of development as offered with Community Commercial is allowed.  Several of these 

medical practices and services will qualify as small businesses. 

 

The development of parcels 19 – 26 will be subject to a set of established design guidelines offering 

consistent design elements addressing architecture, landscaping, and lighting to name a few.  The 
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intent is to create a sense of place along with health-oriented community activity across the entire 

57.63 acres.  The guidelines will of course be consistent with SFCC requirements. 

 

Access to the site is good from both a vehicular, bike, or pedestrian point of view.  However, 

allowing a uniform Community Commercial classification will accelerate the development of 

parcels 19 – 26 and thereby the delivery of both expanded Las Soleras trails and the Las Soleras 

Bridge that will cross the Arroyo de Los Chamisos offering another option to access the area to and 

from Cerrillos Road.  

 

The existing infrastructure for water and sewer installed in Beckner Road along with future 

infrastructure prescribed in the Las Soleras Master Plan will support the build out of parcels 19 – 26 

with a uniform Land Use classification of Community Commercial. 

 

(b) all the rezoning requirements of Chapter 14 have been met; 

 

Response:   Yes, all zoning requirements of Chapter 14 have been met. 

(c) the rezoning is consistent with the applicable policies of the general plan, including the 

future land use map; 

 

Response:   As previously noted and in the companion application requesting a General Plan Amendment 

rezoning to a uniform Community Commercial C-2 district across parcels 19-26 is consistent with 

the City of Santa Fe growth projections and economic development goals.  Specifically, the 

following policy goals are achieved: 

 

Policy 3-G-2: There shall be a mix of uses and housing types in all parts of the city. 

Policy 4-1-G-2: Concentrate population at greater densities in developing areas with centrally 

located neighborhood centers to encourage pedestrian scale development, 

reduce auto dependence, and provide central transit nodes. 

Policy 4-4-G-4:  Promote a balance between residential development and new employment 

opportunities in detailed plans prepared for future growth areas; and 

Policy 4-4-G-6:   Promote a balance between residential and employment-based development 

in order to achieve self-sufficiency within larger projects. 

Policy 9-2-G-1:   Promote diversification of the Santa Fe economy; and 

Policy 9-2-G-2:   Promote increased job opportunities with higher wages for Santa Fe 

residents; and. 

Policy 9-2-G-3:   Support retail uses that serve the needs of Santa Fe residents and workers; 

and 

Policy 9-2-G-4:   Develop and maintain an attractive climate for conducting business in Santa 

Fe; and 

Policy 9-2-G-5:   Promote small business. 

 

This rezoning request will be consistent with the General Plan upon approval of the companion 

General Plan Amendment application. 
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(d) the amount of land proposed for rezoning and the proposed use for the land is consistent 

with city policies regarding the provision of urban land sufficient to meet the amount, rate 

and geographic location of the growth of the city; and 

 

Response:   The total acreage under consideration is 57.63, which is in conformance with the criteria set forth in 

the City Code.  Once again, the rezoning application is consistent with the General Plans Goals for 

Growth Management. 

 

(e) the existing and proposed infrastructure, such as the streets system, sewer and water lines, 

and public facilities, such as fire stations and parks, will be able to accommodate the 

impacts of the proposed development. 
 

Response:   The net impact of this amendment on the utility system infrastructure is minimal and the existing 

infrastructure is more than adequate to accommodate this request.  To demonstrate this, the applicant 

has developed a Conceptual Test Fit land plan included with this application.   

 

The Conceptual Test Fit has been used to evaluate the impact of this requested Master Plan 

amendment on area Traffic, as well as Water and Sewer Utilities.  A TIA, Sewer and Water 

Evaluation Letter, Conceptual Water Plan and Conceptual Sanitary Sewer Plan are all included with 

this application to show the existing infrastructure can accommodate this amendment request. 
 

(2) Unless the proposed change is consistent with applicable general plan policies, the planning 

commission and the governing body shall not recommend or approve any rezoning, the practical 

effect of which is to: 

 

(a) allow uses or a change in character significantly different from or inconsistent with the 

prevailing use and character in the area; 

 

Response:   With the exception of the Transitional Mixed Use and Business Park Classifications of Parcels 19 

and 20 respectively, the Land Use Classifications in the Las Soleras Master Plan between I-25 and 

Beckner are predominately Community Commercial and with some Office.  This applications 

request is consistent with adjacent land use and meets the intent of the original intent Las Soleras 

Master Plan to develop a variety of mixed commercial uses.   

The two projects currently open or under construction boarding the East and West side of the site 

are both Medical Office projects.  

(b) affect an area of less than two acres, unless adjusting boundaries between districts; or 

 

Response:   The site and parcels in question exceed 2 acres both individually and collectively, thereby satisfying 

this requirement. 

 

(c) benefit one or a few landowners at the expense of the surrounding landowners or general public. 

 

Response:   As noted, the Community Commercial land use classification in concert with a C-2 Zoning District  

is consistent with land use designations and patterns already assigned to adjacent parcels within the 

Las Soleras Master Plan and does not favor one or a few landowners at the expense of surrounding 

landowners or the public. 
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On the contrary, classifying Parcels 19-26 as Community Commercial will provide economic benefit 

to the public through a variety of potential development options bringing employment, an increased 

sales and property tax base along with expanded services. 
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LEGEND

SCALE: 1"=270'-0"
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LAS SOLERAS PARCELS 19 - 26 CONCEPTUAL TEST FIT A ENLARGED PLAN

31

31

31

LAS SOLERAS PARCELS 19 - 26 

OVERALL PARCEL DATA

February 12. 2024

NOTES:

PARCEL
PARCEL ACREAGE ASSUMED         

USE BLDG   1ST GSF
STORY PARKING Req. Min. PARKING  On Plan

NOTES

PARCEL 19 A

4.08
Med Offices

15,000 30,000
2

135

171 east road, required                    

city trail at east 

Bldg A.           
Med Offices 25,000 75,000

3

 Bldg B.          
Med Offices 25,000 75,000

3

PARCEL 20

5.20
Commercial 20,000 76,500

2 & 3
196

194

PARCEL 21

12.85
Multi-Family

300-330 Units

375

455

PARCEL
PARCEL ACREAGE ASSUMED         

USE BLDG   1ST GSF
STORY PARKING Req. Min. PARKING  On Plan

NOTES

PARCEL 22

6.07
Commercial 24,000 79,000

1 & 3
205

316 eaat road,                

required Rambla

PARCEL 23

5.37
Med Offices

23,000 69,000
3

310

320
east road 

Bldg A            
Comml/Retail 21500

28700
1 & 2

Bldg B Commercial 15,000 30,000
2

PARCEL 25

6.20
Core-Mixed

See Core Test
See Core Test See Core Test required Rambla-Parklet

PARCEL 26

2.56

Hotel

95-100 Units

100

106

676
east road, assumes 

partial structured 
parking, required O/S 

and required east and 

south city trails

482

174

228
east road 

4.85 Ac

8.97

PARCEL 19 B         

PARCEL 24         

A. The following is only a test of possible parcels for the Las Soleras Parcels 19 - 26.

C.  Building sizes are generic for text fit purposes only and do not reflect actual plans. 

D.  Parking layout is generic test of parking capacity and does not reflect any actual plans. The parking required                 

minimum noted is best estimate if CoSF Parking Code is applied to building uses being tested. Parking assumes net leasable 

reduction of 10% for calculations.

B.  Building uses are conceptual only, based on ownership best estimates of market interests and do not indicate a required 

use for any parcel.

E.  All components of this test are subject to change and with that any estimates are subject to change.

PARCEL 26

FEB. 12, 2024

Current Parcel 18 
Property Line

PARCEL 21

PARCEL 20

PARCEL 22

PARCEL 23

PARCEL 24

PARCEL 19A

PARCEL 19B

PARCEL 25

Bldg A

Bldg A

Bldg
B

Bldg
B



LAS SOLERAS PARCELS 19 - 26 CONCEPTUAL TEST FIT A

31

31

31

LAS SOLERAS PARCELS 19 - 26 

OVERALL PARCEL DATA

February 12. 2024

NOTES:

PARCEL
PARCEL ACREAGE ASSUMED         

USE BLDG   1ST GSF
STORY PARKING Req. Min. PARKING  On Plan

NOTES

PARCEL 19 A

4.08
Med Offices

15,000 30,000
2

135

171 east road, required                    

city trail at east 

Bldg A.           
Med Offices 25,000 75,000

3

 Bldg B.          
Med Offices 25,000 75,000

3

PARCEL 20

5.20
Commercial 20,000 76,500

2 & 3
196

194

PARCEL 21

12.85
Multi-Family

300-330 Units

375

455

PARCEL
PARCEL ACREAGE ASSUMED         

USE BLDG   1ST GSF
STORY PARKING Req. Min. PARKING  On Plan

NOTES

PARCEL 22

6.07
Commercial 24,000 79,000

1 & 3
205

316 eaat road,                

required Rambla

PARCEL 23

5.37
Med Offices

23,000 69,000
3

310

320
east road 

Bldg A            
Comml/Retail 21500

28700
1 & 2

Bldg B Commercial 15,000 30,000
2

PARCEL 25

6.20
Core-Mixed

See Core Test
See Core Test See Core Test required Rambla-Parklet

PARCEL 26

2.56

Hotel

95-100 Units

100

106

676
east road, assumes 

partial structured 
parking, required O/S 

and required east and 

south city trails

482

174

228
east road 

4.85 Ac

8.97

PARCEL 19 B         

PARCEL 24         

A. The following is only a test of possible parcels for the Las Soleras Parcels 19 - 26.

C.  Building sizes are generic for text fit purposes only and do not reflect actual plans. 

D.  Parking layout is generic test of parking capacity and does not reflect any actual plans. The parking required                 

minimum noted is best estimate if CoSF Parking Code is applied to building uses being tested. Parking assumes net leasable 

reduction of 10% for calculations.

B.  Building uses are conceptual only, based on ownership best estimates of market interests and do not indicate a required 

use for any parcel.

E.  All components of this test are subject to change and with that any estimates are subject to change.

PARCEL 26

FEB. 12, 2024

LAS SOLERAS PARCELS 19 - 26 
OVERALL PARCEL DATA
February 12. 2024

NOTES:

PARCEL PARCEL 
ACREAGE

ASSUMED         
USE

BLDG   
1ST GSF STORY PARKING 

Req. Min.
PARKING  
On Plan NOTES

PARCEL 19 A 4.08 Med Offices 15,000 30,000 2 135 171 east road, required                    
city trail at east 

Bldg A.           
Med Offices 25,000 75,000 3

 Bldg B.          
Med Offices 25,000 75,000 3

PARCEL 20 5.20 Commercial 20,000 76,500 2 & 3 196 194

PARCEL 21 12.85 Multi-Family 300-330 Units 375 455

PARCEL PARCEL 
ACREAGE

ASSUMED         
USE

BLDG   
1ST GSF STORY PARKING 

Req. Min.
PARKING  
On Plan NOTES

PARCEL 22 6.07 Commercial 24,000 79,000 1 & 3 205 316 eaat road,                
required Rambla

676

east road, assumes 
partial structured 
parking, required O/S 
and required east and 
south city trails

4828.97PARCEL 19 B         

A. The following is only a test of possible parcels for the Las Soleras Parcels 19 - 26.

C.  Building sizes are generic for text fit purposes only and do not reflect actual plans. 
D.  Parking layout is generic test of parking capacity and does not reflect any actual plans. The parking required                 
minimum noted is best estimate if CoSF Parking Code is applied to building uses being tested. Parking assumes net leasable 
reduction of 10% for calculations.

B.  Building uses are conceptual only, based on ownership best estimates of market interests and do not indicate a required 
use for any parcel.

E.  All components of this test are subject to change and with that any estimates are subject to change.

LAS SOLERAS PARCELS 19 - 26 
OVERALL PARCEL DATA
February 12. 2024

NOTES:

PARCEL PARCEL 
ACREAGE

ASSUMED         
USE

BLDG   
1ST GSF STORY PARKING 

Req. Min.
PARKING  
On Plan NOTES

PARCEL 19 A 4.08 Med Offices 15,000 30,000 2 135 171 east road, required                    
city trail at east 

Bldg A.           
Med Offices 25,000 75,000 3

 Bldg B.          
Med Offices 25,000 75,000 3

PARCEL 20 5.20 Commercial 20,000 76,500 2 & 3 196 194

PARCEL 21 12.85 Multi-Family 300-330 Units 375 455

PARCEL PARCEL 
ACREAGE

ASSUMED         
USE

BLDG   
1ST GSF STORY PARKING 

Req. Min.
PARKING  
On Plan NOTES

PARCEL 22 6.07 Commercial 24,000 79,000 1 & 3 205 316 eaat road,                
required Rambla

PARCEL 23 5.37 Med Offices 23,000 69,000 3 310 320 east road 

Bldg A            
Comml/Retail 21500 28700 1 & 2

Bldg B 
Commercial 15,000 30,000 2

PARCEL 25 6.20 Core-Mixed See Core Test See Core 
Test

See Core 
Test required Rambla-Parklet

PARCEL 26 2.56 Hotel 95-100 Units 100 106

676

east road, assumes 
partial structured 
parking, required O/S 
and required east and 
south city trails

482

174 228 east road 4.85 Ac

8.97PARCEL 19 B         

PARCEL 24         

A. The following is only a test of possible parcels for the Las Soleras Parcels 19 - 26.

C.  Building sizes are generic for text fit purposes only and do not reflect actual plans. 
D.  Parking layout is generic test of parking capacity and does not reflect any actual plans. The parking required                 
minimum noted is best estimate if CoSF Parking Code is applied to building uses being tested. Parking assumes net leasable 
reduction of 10% for calculations.

B.  Building uses are conceptual only, based on ownership best estimates of market interests and do not indicate a required 
use for any parcel.

E.  All components of this test are subject to change and with that any estimates are subject to change.

Current Parcel 18 
Property Line

PARCEL 21

PARCEL 20

PARCEL 22

PARCEL 23

PARCEL 24

PARCEL 19A

PARCEL 19B

PARCEL 25

Bldg A

Bldg A

Bldg
B

Bldg
B



Las Soleras Core 
The Las Soleras Core is uniquely able to become the vibrant heart 
of southern Santa Fe. The Las Soleras Core is in an optimal location 
and size to host a variety of iconic neighborhood needs--a market, a 
restaurant, food-beverage outlets, neighborhood retail and commercial. 
Here is a conceptual look what the Core could be.

•	Neighborhood Scale Market (Size example: Kaune Market)

Becker Road

•	The Rambla Trail system connects the Core with the surrounding residential 
neighborhoods, condominiums, senior living, apartments, office complexes, the regional 
hospital to the west. possible medical and education facilities, and a potential future rail 
raod station at I-25.

•	The Green repositions the required Master Plan parklet to be the heart of the Las 
Soleras Core. Where people can come to meet, eat, relax, and engage in small-scale 
community events such as music or recreation. 

•	Possible future road connection to east parcels would support an active engagement 
with lively Core

•	Restaurant oriented toward “The Green”  (Size example: Rustica Resturant/SF Brewery)

•	Food & Beverage (Size example: Iconic Coffee)

Possible Future Road

Rail Runner Loop

•	Water harvesting along Becker and along Rail Runner Loop to capture stormwater to 
support a green edge of trees and native plants. 

•	Two-story buildings at the southern end of the Core would provide retail-commercial 
services spaces from which to serve the Las Soleras neighborhoods and south Santa Fe.

•	The Long Zaguan would be a shady connector across the Green. An iconic feature with 
photovoltaic panels--conveying an embrace of art and environment.

N

Oct. 06, 2023

Food 
Garden

THE GREEN

LA RAM
BLA

LA RAM
BLA



Las Solares Development Prototypes Data
Sept. 1, 2023

Notes:

Opportunity:

Name Plan Gross Sq. Ft. Parking Required
Neighborhood Grocery 1 per 400 SF / NL

Market (La Montanita RG) 10400 24

Resturant 1 per 200 SF / NL
Resturant (Rustica/Ranch House) 6000 27

Food & Beverage 1 per 350 SF / NL
Space A 2025 8
Space B 3000 5

Commercial/Non-Medical Office 1 per 350 SF / NL
Commercial (Lena Street Lofts) 21900 62

Miscellaneous
Kaune's Food Truck Area / Lot Info 6 Trucks NA

Total Parking Required 126
Total Parking Per Test Plan 133

Current Overage 7
Remaining Capacity 2500 SF Approx

A. Test based on program and product prototypes 
informal research. (Not market study)B. Applies CoSF development ordinance requirements 
as of Aug. 2023.C. Test is for single story development.

Consider asking CoSF to use a shared parking plan to 
increase density. Target would be for 10% shared of 
total provided. 

D. Parking based on net lease (NL) of 10% reduction of 
gross square footage (GSF)
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Las Soleras 57 Acre Development

Tierra West JN - 2023079

Date - 02/12/2024

Existing Zoning Water Budget 

PARCEL PARCEL SIZE (SF) BLDG SIZE (SF / UNITS) ASSUMED USE GALLONS/DAY AVERAGE PEAK

MU - MID SZ RETL * 384 GPD / 10k SF - 3810

IRRIGATION 0.68 AC of usable property 0.014 GPD/SF 415

MU - MULTI-FAM ** 100 GPD / person *** 2.4 people / unit 28320

IRRIGATION 1.14 AC of usable property 0.014 GPD/SF 695

BIP - LT INDUSTRIAL * 450 SF per Employee * 44 GPD per Employee 11393

IRRIGATION 1.61 AC of usable property 0.014 GPD/SF 982

C-1 - MED OFFICE 75 SF / Employee * 11 GPD / Employee 16515

IRRIGATION 1.41 AC of usable property 0.014 GPD / SF 860

C-2 - LARGE RTL * 402 GPD / 10k SF - 7985

IRRIGATION 2.28 AC of usable property 0.014 GPD / SF 1390

C-1 - MED OFFICE 75 SF / Employee * 11 GPD / Employee 25546

IRRIGATION 2.18 AC of usable property 0.014 GPD / SF 1329

C-1 - MED OFFICE 75 SF / Employee * 11 GPD / Employee 21716

IRRIGATION 1.85 AC of usable property 0.014 GPD / SF 1128

*Assumed Maximum # of proposed units would be built

C-2 - MID SZ RETL * 384 GPD / 10k SF - 6164

IRRIGATION 1.47 AC of usable property 0.014 GPD / SF 896

C-1 - MED OFFICE 75 SF / Employee * 11 GPD / Employee 12228

IRRIGATION 1.04 AC of usable property 0.014 GPD / SF 634

TOTALS (GPM) 93 167

AVERAGE PEAK

Note:

1. All medical office and commercial buildings were assumed to be two-story buildings for comparison with the Concept A and B uses, which was factored in to the calculation of water flowrates in Gallons / Day

2. A floor area ratio of 0.25 was used to calculate all building sizes based on the existing zoning

Assumptions & References

1. Wastewater flowrates for office spaces comes from Metcalf and Eddy's book "Wastewater Engineering: Treatment and Resource Recovery" (5th Edition)

2. Wastewater flowrates for multifamily dwellings comes from Dewberry's "Land Development Handbook" (3rd Edition) 

3. Industrial Park water use and number of employees determined through Residential Water Use Research Project of the Johns Hopkins University and the Office of

    Technical Studies of the Architectural Standards Division of the Federal Housing Administration, 1963 and Metcalf & Eddy, Inc., 2003

5.79

AVERAGE

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of wastewater 

flowrates (Metcalf & Eddy, 2014, pg 192)

0.62

* Based on Neighborhood Center/Medium Retail Water Use Factor per the City of Santa Fe 

Utility Service Application

0.4426 37897 8.49 15.29151589

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of wastewater 

flowrates (Metcalf & Eddy, 2014, pg 192)

25 80259 4.28 7.70321037

24 67300 15.08 27.14 0.78269201

23 79170 17.74 31.93 0.92316681

22 99317 5.55 9.98 0.97397267

0.68

* Based on a study by Metcalf & Eddy (2003). See note 3 of "Assumptions & References" at the 

bottom of this sheet

21 51183 11.47 20.64 0.60

20 116523 7.91 14.24

204732

466092

19

** Based on Daily Water Consumption Rates for Dwellings (Dewberry, 2008, pg 644)

19.67 35.40 0.48

* Based on Neighborhood Center/Medium Retail Water Use Factor per the City of Santa Fe 

Utility Service Application

396832

* Based on the density of units in Parcel 21 of Concept A

* 118 units

49604

DOMESTIC WATER 

DEMAND (GPM)

IRRIGATION 

DEMAND (GPM)

ASSUMPTIONS AVERAGE

2.65 4.76 0.29

150
WASTEWATER FLOWRATES

(ASSUMED 90% OF PEAK 

WATER FLOWRATES, IN GPM) 

*** Population loading for multi-family residences per COA DPM Section 8-3

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of wastewater 

flowrates (Metcalf & Eddy, 2014, pg 192)

* Based on Large scale Retail Water Use Factor per the City of Santa Fe 

Utility Application

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of wastewater 

flowrates (Metcalf & Eddy, 2014, pg 192)



Las Soleras 57 Acre Development

Tierra West JN - 2023079

Date - 02/12/2024

Concept "A" Water Budget 

PARCEL PARCEL SIZE (SF) BLDG SIZE (SF / UNITS) ASSUMED USE GALLONS/DAY AVERAGE PEAK

MED OFFICES 75 SF / Employee * 11 GPD / Employee 4840

IRRIGATION 2.73 AC of usable property 0.014 GPD / SF 333

MED OFFICES 75 SF / Employee * 11 GPD / Employee 12100

IRRIGATION 5.89 AC of usable property 0.014 GPD / SF 539

MED OFFICES 75 SF / Employee *11 GPD / Employee 12100

IRRIGATION 4.73 AC of usable property 0.014 GPD / SF 491

COMMERCIAL 75 SF / Employee * 11 GPD / Employee 11220

IRRIGATION 4.95 AC of usable property 0.014 GPD / SF 906

MULTI-FAMILY 100 GPD / person ** 2.4 people / unit *** 79200

IRRIGATION 12.85 AC of usable property 0.014 GPD / SF 1175

*Assumed Maximum # of proposed units would be built

*** Population loading for multi-family residences per COA DPM Section 8-3

COMMERCIAL 75 SF / Employee * 11 GPD / Employee 12745

IRRIGATION 6.07 AC of usable property 0.014 GPD / SF 925

MED OFFICES 75 SF / Employee * 11 GPD / Employee 11132

IRRIGATION 5.37 AC of usable property 0.014 GPD / SF 491

COMML/RETL * 384 GPD / 10k SF - 1102

IRRIGATION 2.52 AC of usable property 0.014 GPD / SF 384

COMMERCIAL * 384 GPD / 10k SF - 1152

IRRIGATION 2.33 AC of usable property 0.014 GPD / SF 355

CORE-MIXED * 402 GPD / 10k SF - 2714

IRRIGATION 6.20 AC of usable property 0.014 GPD / SF 1512

HOTEL 65 gallons per person per day ** 120 GPD / Unit 12000

IRRIGATION 2.56 AC of usable property 0.014 GPD / SF 390

*Assumed Maximum # of proposed units would be built

TOTALS (GPM) 111 200

AVERAGE PEAK

Assumptions & References

1. Parcels 21 and 26 B will have the maximum amount of units proposed per the conceptual site plan. 

2. Wastewater flowrates for office and coffee shop uses comes from Metcalf and Eddy's book "Wastewater Engineering: Treatment and Resource Recovery" (5th Edition)

3. Wastewater flowrates for multifamily dwellings comes from Dewberry's "Land Development Handbook" (3rd Edition) 

4. Assumed Parcels 20, 22, would be used for medical offices and Parcel 25 Would be used for retail

8.40 15.13 0.37

14.03 0.637.79

0.80

8.40 15.13

25
Unspecified (See Core

Test)

0.8255.00

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of 

wastewater flowrates (Metcalf & Eddy, 2014, pg 192)

** Based on Daily Water Consumption Rates for Dwellings (Dewberry, 2008, pg 644)

99.00

15.93

19 B-A

20

21

24 A

24 B 30000

0.34

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of 

wastewater flowrates (Metcalf & Eddy, 2014, pg 192)

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of 

wastewater flowrates (Metcalf & Eddy, 2014, pg 192)

19 B-B 140263 75000

0.77 1.38 0.27

ASSUMPTIONS

DOMESTIC WATER 

DEMAND (GPM)

IRRIGATION 

DEMAND (GPM)

AVERAGE

6.05

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of 

wastewater flowrates (Metcalf & Eddy, 2014, pg 192)

3.36 0.23

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of 

wastewater flowrates (Metcalf & Eddy, 2014, pg 192)

* Typical Wastewater flowrates for an office, water flowrates were calculated as 110% of 

wastewater flowrates (Metcalf & Eddy, 2014, pg 192)

0.64

76500

8.85

7.73 0.34

79000

69000

26 * 100 (units) 

* 330 (units) 

22

118919

256568

215622

559746

264409

233917

109771 28700

75000

19 A

23

30000

8.33

101495

WASTEWATER FLOWRATES

(ASSUMED 90% OF PEAK 

WATER FLOWRATES, IN GPM) 
180

270072

111514

AVERAGE

* Based on Daily Water Consumption Rates for Motels (Dewberry, 2008, 

pg 644)

5.21

15.00 0.27

* Based on Neighborhood Center/Medium Retail Water Use Factor per the City of Santa Fe 

Utility Service Application

* Based on Neighborhood Center/Medium Retail Water Use Factor per the City of Santa Fe 

Utility Service Application

* Based on Large scale Retail Water Use Factor per the City of Santa Fe 

Utility Application

1.44 0.25

1.88 3.39 1.05

13.92
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ORION West LLC 

Development | Land Use | Planning | 

Project Management 

PO Box 5744, Santa Fe, NM 87502-5744 

 

EARLY NEIGHBORHOOD MEETING NOTES 

Project Name:   Las Soleras  

Project Location:  4200 Beckner Road 

Project Description:  Development Plan Amendment for Development Plan with Summary Plat/Lot 

Split for proposed 141-unit Apartment Complex  

Applicant:    

Agent:    Orion West LLC 

ENN Meeting Date:  14 November 2023  

ENN Location:   Via Zoom 

Application Type: General Plan Amendment per SFCC 14-3.2; Las Soleras Master Plan Amendment 

per SFCC 14-3.9; Rezoning to a C-2 District per SFCC 14-3.5; and a possible Planned 

Unit Development per SFCC 14-5.7 is proposed for Las Soleras Master Plan parcels 

19 -26. 

Land Use Planner:  Dan Esquibel 

Attendance:   City of Santa Fe:  Dan Esquibel 

Developer Team:  Brian Nenninger (Agent), Maureen Mestas (Agent), Scott 

Herbert, Dave Delgado, Karl Sommer, Esq. 

Neighborhood/Public:  1 attendee.  An unidentified neighbor who was on a non-

video tile but did not identify him/herself or speak.   

  

Notes/Comments:  

14 November 2023/ 5:30 – 6:12pm Meeting 

The meeting started at approximately 5:39pm.  Roll call and introduction of those attending was held.  

Dan Esquivel indicated that he would like to wait an additional few minutes to allow others to log in.  After 

a brief wait, the meeting continued without any additional attendees.   

 

Brian Nenninger then introduced the Developer Team.   

 

Brian Nenninger informed the group that this ENN is for the purposes of noticing a General Plan 

Amendment per SFCC 14-3.2; Las Soleras Master Plan Amendment per SFCC 14-3.9; Rezoning to a C-2 

District per SFCC 14-3.5 of all parcels in the Las Soleras Master Plan; and a possible Planned Unit 

Development per SFCC 14-5.7 is proposed for Las Soleras Master Plan parcels 19 -26. 
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Highlights Brian shared during the presentation included:  

 

The property is located within the 545 acre Las Soleras Master Plan Subdivision that was first created via 

an annexation ordinance in 2009. Since 2009 the Master Plan has been amended multiple times – the 

most recent being October 2019. 

• Eight (8) existing legal parcels that together comprise 57.63-acres.  

• Existing Zoning: 

 C-2: Two parcels 

 C-1: Four parcels 

 MU: One parcel 

 BIP: One parcel 

• Master Plan Items that need to be “Cleaned Up.” 

 Rail Runner Loop Road realignment to meet Rail Runner Road 

 Lot Line adjustments and resizing of parcels to better accommodate Commercial Users 

 Rambla open space design including location of “parklet.” 

 

The Applications that are being shared in the ENN are: 

•  General Plan Amendment Application 

•  Master Plan Amendment Application 

 Address Realignment of Rail Runner Loop Road 

 Propose modification to Rambla width. 

 Propose flexibility of “parklet” location along the Rambla 

 Discussion of Master Plat/Parcel Realignment 

• Rezoning Application 

 Propose C-2 Zoning for eight parcels. 

• Planned Unit Development (PUD) Application under consideration/discussion. 

with City of Santa Fe 

 

Brian wanted to take particular note that this is not an application for Development Plan Per the Santa Fe 

City Code.  Qualified development/building construction will require separate Development Plan 

Applications, ENNs and Planning Commission Hearings. 

 

He further stated that the proposed rezoning, along with the General Plan and Master Plan amendments 

lay the groundwork for better development needed to meet local market demands. 

 

Those possible mix of uses for local market demand are: 

• Neighborhood Commercial Retail, such as, Restaurants, Bakeries, Pubs, Coffee Shops, 

Marketplace/Grocery Coop, Copy/Printing,  Dry Cleaning,  Pharmacy 

• Office (including Medical Office) 

• Medical Education 

• Multifamily Residential 

• Hotel 
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Las Soleras Junction has transit-oriented improvements, specifically: 

• Completion of Las Soleras bridge (triggered by 20 acres and 300,000 sf of 

development of parcels 19-26.) 

• Further build out of Las Soleras trails system including the Rambla and “Parklet” 

• Additional Bus stop/access on Rail Runner Loop Road 

• Place holder for future Rail Runner Stop 

 

Las Soleras Junction is a work in progress.  Conceptual test fits to understand options for flow of 

pedestrians and vehicles within the site. Engineering and Design of Las Soleras Bridge to complete Las 

Soleras Drive from Cerrillos to Beckner. Utility and Traffic Study activity will be required.  Design Guidelines 

are being developed to provide a cohesive, responsible, and pleasing experience for those who use and 

access the site. Guidelines will stay within the Santa Fe City Code and address, Architecture Concepts, 

Landscape Design, Lighting, Trails, Sidewalk and Roadway Connectivity to and within the site. 

 

Brian then summarized the intention of the applications for this ENN, those key points being: 

 

• Clean up issues in the Master Plan created from past developments/amendments. 

including the realignment of Rail Runner Loop Road with the relocated Rail Runner Road. 

• Lay the groundwork for more effective use of parcels 19-26 through consistent zoning to 

allow for administrative lot line adjustments. 

• Provide greater flexibility in providing neighborhood retail services including Food and 

Beverage. Uses brought to the site will be driven by the local and area market. 

• Facilitate the completion of Las Soleras Drive and Bridge connecting Cerrillos to Beckner. 

 

Brian opened the ENN for questions from the City Staff and neighbors.  No one in attendance who was 

believed to be a neighbor asked to speak.  No neighbor or other interested party was on the CHAT feature 

to ask questions.  

 

There was a brief discussion between Dan Esquivel and Brian Nenninger about the status of the 

applications after the meeting.  The meeting was then adjourned by Dan Esquivel. 

 

******************************END****************************** 
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