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PROJIECT LOCATION

The proposed project site is located on the north side of Eagle Station Lane between South Carson Street
and Sitver Soge Drive, APN: 009-123-38 & 39.

Figure 1: Project Location (http://ccapps.org/publicgis/)

EXISTING SITE CONDITIONS

The proposed project site has a current master plan designation of Community/Regional Commercial and
a current zoming designation of General Commercial (GC). The site has a long history of entitiement
approvals which have never been constructed, including an expired PUD for residential condominiums
and a currently approved special use permit {SUP-10-026) which allows for a 72 unit apartment complex.
The site has an existing CMU wall on three of its four sides, which will be incorporated into the proposed
project. Various ulilities have also been installed on site which will either be abandoned in place or
removed as a result of this request.
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Figure 2: Existing Zoning Designation {http://ccapps.org/publicgis/)

aral Industria)
General Office

Limited Industrial
Mabile Hams Pars

Multi-Family Apartmient

Mulhi-Family Dugeles
Neighborhcod Busines
OPEMN SPACE

] 1 Public

Puglic Community

- Puslic Meighborhoad
Pushe Ragiznal
Residential Office

i Retail Commercial

SMIE

Single Family
Tourist Commercial

sidential (0 2-3 2ufac or 5-0

1 .Puﬁllr.tﬂuasl-.ﬁ'uzhc

' @4 \washae Trine
A orice
] Vacant Private Land
. Conseration Resere (Frivals)
© Domntowr Migernd-

7 Mizadk
£

Emplayrrien!
B Putilic Conservation
Open Space
L Parks £ Recreation

107



Jackson Village Planned Unit Development

2015

SURROUNDING PROPERTIES

Table 1: Surrounding Property Designations

Location

Master Plan Designation

Zoning Designation

Current Land Use

North

Community/Regional
Commercial

General Commercial (GC)

Commercial = Nursing
Home

South

Community/Regional
Commercial

General Commercial {GC)

Commercial - Retail

East

Public/Quasi-Public

Retail Commercial (RC)

Commercial — Southwest
Gas

West

Community/Regional
Commercial

General Commercial (GC)

Commercial - Retail

APPLICATION REQUEST

The enclosed Application is requesting a Tentative Map for a Planned Unit Development to create 41
single family residential lots on a 3.66 acre infill site. Although the PUD ordinance is typically reserved for
developments in excess of 5 acres, CCMC 17.09.090 (2) allows for a modification to this provision if a

practical and beneficial result will be obtained.

Because the Planned Unit Development ordinance is being utilized as the vehicle to allow for the creation
of this unique infill residential project, rather than the large scale mixed use developments it was originally
intended to entitle, the following modifications to the ordinance as allowed in accordance with CCMC

17.09.090 (2)Design Standards are being requested;

(1) A residential use within the GC zoning district

(2) A reduction of the required lot size within the GC zoning district
(3) A madification to the required parking calculation

(4) A modification to the amount of open space required

(5) A reduction of the required periphery boundary

DEVELOPMENT THEME, BUILDING CONCEPTS & MATERIALS

The Jackson Village Planned Unit Development is proposed to be a 41 unit single family subdivision on
3.66 acre site with an average lot size of 2,596 square feet and a residential density of approximately 11

units per acre.
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Jackson Village is designed to complele the missing component to an otherwise mixed use community;
the residential componem. Jackson Village provides a live, work, recreate neighborhood. Shopping,
entertainment, dining are all accessible within walking distance from home. Jackson Village will create a
unigue sense of place within Carson City. . % Tl R

in order 1o become the residential focal point of the area, a strong
residential design standartt is  essenlial. The residential
architecture of Carson City is varied and eclectic; with a rich
historical component. Jackson Village will a create strong visual
interest referencing the simple Western Stick / Ranch siyle
vernacular architecture found throughout the Carson City Historic
District, Typim? ch‘;ra«:‘leﬂsﬂw include gﬁbied steeply pitched

. ml e il

freeze boards, and sma% porches. Delaulmg sampﬂe, yet eiegam, :
referencing a nostalgic look with enduring appeal. The intentis not —
1o duplicate the historic structures of Carson City, rather to pay homage to the context of those structures.
The residential design will incorporate basic historical forms, product types and concepts.

—

Four models will be constructed: 1. two story, two
bedroom; 2. two story three bedroom; 3. two and one half
story 3 bedroom; 4. three story three bedroom. Building
Heights range from 24 feet {two story) to 36 feet (three
story).

The two story units will be placed along the sile perimeter,
the center lols will be comprised of two and a half and three
story units with the public living spaces facing toward the

imerior open space.

A raditional approach to color, using a variety of hues
that are simply applied, forms the basis of the paletle.
Roofs are of architectural asphalt heavy shingles in
shades of gray {similar to GAF's Timberline American
Harvest - Appalachian Sky). Bosly ranges from warm 10
coo! hues. Trim, throughouwt, will be a lint of white.

Dogors and Shutlers are ermphasized vsing darker, richer
hues of blue, red, green, and dark gray. R is alsg
possibie with the darker bosly colors to utilize the sarme
tirted white used for the trim on the gntry and garage
doors ds well a3 the shutlers. Various texiures and natural colors of brick and stone compliment the
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Western Stick / Ranch styles. Stucco exteriors will also be incorporated, on side and rear walls and selected
portions of the front elevations.

Examples of Style Treatment & Material Use:

Garage doors will be comprised of vision lites and a variety of design
hardware types.
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Proposed Western Stick § Ranch Style Materfals:

Rog!

—_—

GAF Timberline American Marvest — Appalachian Sky

Stone
Eidorado Stone

Country Rubble Field ledge River Rock

Brick
Etdorado Stone

fp— p—— e

Turidra 8rick
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Exterior Materials & Color Paletles

Stucco Finishes
Fine Sand Finish Light Sand Finish Heavy tace (Not Allowed)

R it o e W
L 3 SRS e
R S g i L e Bt tﬁﬁﬂ 3

Siding Materials & Exterior Color Ranges:

Body materials will be comprised of Horizomtal & Vertical Siding, Stucco, Stone and Brick.
{Stone and Brick may be applied to limited units)

Trim Color throughout Jackson Village will be of a White Tint

Jarnes Hardie Siding

Color Palelte to be similar 1o James Hardie indicated Colors

A complete grchitectural package including detsiled floor plans and elevalions will be provided as
supplement o this request.
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DEVELOPMENT STANDARDS
Figure 4: Proposed Setbacks
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Since Jackson Village is utilizing the Planned Unit Development ordinance to allow for the creation of a
unique infill residential project, rather than a large scale mixed use development, a madification to the
required 20 foot setback from the periphery boundary in accordance with 17.09.090 (2} is requested. The
proposed setbacks detailed in Figure 4: Proposed Sethacks are consistent with both those required of the
underlying GC zoning district and typical residential infill developments of this nature.
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Figure 5: Proposed Road Section
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The proposed roadway section, although not a typical public roadway section found in CCMC, is identical
to those found in similar such developments already-approved and constructed within Carson City. It was

determined during the conceptual map review process that the proposed section was adequate for a
public roadway.

LANDSCAPE & OPEN SPACE

The landscape plan has been designed to improve the aesthetic appearance of the community. It is
intended to enhance the visual appearance of streets, complement the visual effect of buildings, aid in
the enhancement of property values and provide buffers between adjacent land uses.
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Figure 6: Preliminary Landscape Plan
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Table 2;: Open Space Calculation

Open Space Required Open Space | *Provided Open Space **Actual Open Space
Requirement per per CCMC per CCMC Provided
S €)1
30% of Project i1ac .56 ac 1.8 ac

* CCMIC states, Private open space may not be applied towards more than 25% of the total gpen space
requirernent and front yards may only count a5 open space if no dimension is less than 20 feel.

** The actual open space amount includes all pubdlic and private ogen space, Public Open Space (.46
ac), Rear yards {.80 ac), Front yards {.54 ac).

Secause Jackson Village is utilizing the Planned Unit Development ordinance 10 allow for the creation of
a unigue infill residential project, rather than the large scale mixed yse developments it was originally
intended to entitle, some modifications to the grdinance as allowed by CCMC 17.09.090 {2) are required.
The required open space is consistent with both the required underlying GC zoning district and typical

11

115



Jackson Village Planned Unit Developmen? - L;ZOIS

residential infill developments of this nature. However the proposed open space amoum does not
technically comply with the reqguired 30% of the gross project area. As demonstrated in Table 2: Open
Space Caiculations, the actual project’s total open space amount is 49%, far above the PUD requirement.
We believe if you combine the total actual open space with the developments proximity to nearby parks
{Figure 7: Proximity 1o Parks), an allowance for an alternative open space requirement is warranted.

Figure 7: Proximity to Parks {http://ccapps.org/publicgis/)

There are two parks within walking distance of the proposed development, South Point and Ross Gold
Park. Ross Gold Park is three blocks away and offers access to tennis courts, horseshioe pits, sand volleyball
courts and picnic areas. South Pgint is also three blocks away and offers additional access 10 open space.
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PARKING

Table 3: Parking Calculation

CCMC Parking # of Residential Required Parking *Provided **Actual Parking
Requirement Units per CCMC Parking per CCMC Provided
2 per unit plus 1 41 102 79 117

guest stall for
every 2 units

* CCMC states, “If a garage is counted as required parking, the driveway access to the garage shall not
then be counted as required parking. If an accredited source provides an acceptable alternative to a
parking standards in this division, the director may consider an alternative.”

** The actual parking count includes all garage (56 stalls), driveways in excess of 20’ (38 stalls), and
common parking areas (23 stalls) with justification provided below.

Due to the project’s location and unique product type, the applicant is requesting a modification to the
required number of parking stalls per CCMC. As demonstrated in Table 3: Parking Calculations, the project
exceeds the “actual” number of parking stalls required but because CCMC allows only garages or
driveways to be included as part of the “provided parking” not garages and driveways, the modification is
required.

The project’s location is unique in that it’s an infill site surrounded by commercial and other consumer
based land uses. The location is complimented with a product type that is geared toward “millennials”
and other first time home buyers and existing home owners looking to downsize. These targeted buyers
typically own less vehicles and market studies show that specifically these two demographics are most
attracted to “walkable communities” or those being located in close proximity to services. If you utilize
the actual parking count and combine that with the target buyer for this community and add in the
proximity of the development to commercial land uses, which also provide an abundance of after hour
guest parking, we believe an alternative parking requirement is warranted for this unique development.

As a side note, Carson City has recently approved projects with similar parking modification requests,
including Mills Landing and the Millennium project.

13
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SCREENING

Figure 8: Exterior Wall Adjacent to Eagle Station Lane

MATERIAL INDEX
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3. BASALITE 'GRAY W/ RED & BLACK CINDERS #098; TEXTURE -
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5. WROUGHT IRON PICKET FENCE, PICKETS 1/2' SQUARE, COLOR
'CORTEN" (NATURAL RUSTED FIMSH.

i

6-3 ¢
K
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EAGLE STATION SITE WALL SECTION o
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Figure 9: Interior Fencing
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TO ACCESS REAR YARDS

(1L |I |
rrecrTT

4’ SEMI-PRIVATE FENCING

5C: 38" = 10"

&' PRIVACY FENCE & GATE

SC: NTS

SIGNAGE & EXTERIOR LIGHTING

The proposed residential units will utilize typical resictential house numbers and exterior lighting only. No
additional signage and or exterior lighting is proposed as a part of this project at this time. Although
currently not planned, the applican? reserves the right 1o add one (1) monument sign consistent with the
project’s design and scale.

HYDROLOGY

Storm water runoff with be rouled through swaies in the lots and common areas to the roadway gullers
and iniets to the storm drain pipes. The storm drain will outlet 1o an onsite delention basin. This delention
basin will be fitled with an outiet control structure 1o detain the increase in runoff in the design storm

15
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event and will have an emergency overflow for major storms. In order to maintain the natural drainage
path of the storm water and protect runoff from adversely affecting downstream parcels, a storm drain

pipe will convey storm water from the basin outlet northward to an existing 24" storm drain pipe in Koontz
Lane.

Best Management Practices will be used during construction of improvements associated with this project
to mitigate any storm water impacts. A storm water discharge permit will be obtained from Nevada
Department of Environmental Protection prior to the commencement of any construction activities. For
additional information please refer to the Conceptual Drainage Analysis found in the appendix.

WATER SUPPLY

Water service for the proposed Jackson Village Subdivision will be provided by Carson City Water and
Sewer Utilities. Water mains have been analyzed to determine the system capability to provide adequate
flows. The proposed water system will connect to the existing 8” water main located in Eagle Station Ln,
immediately south of this project. There will be points of connection, as shown in the Grading and Utility
Plan, to achieve a looped connection.

Adequate system pressures and storage capacity will be provided to ensure compliance with the Nevada
Department of Human Resources, Health Division, the Nevada Administrative Code, the Uniform Fire
Code and Carson City Utilities requirements. The system will be designed to handle fire flows at a rate of
1,500 GPM for a two hour period.

SEWER IMPACT

Sanitary sewer disposal for the proposed Jackson Village Subdivision will be provided by Carson City Water
and Sewer Utilities. Sanitary sewer for the project will connect to the existing 8” sanitary sewer main
located within Eagle Station Ln, immediately south of this project, and be ultimately conveyed to the
wastewater treatment facility, located in southeast Carson City.

Adequate line capacities for the proposed development will be provided to meet the requirements of
Carson City Utilities, Nevada Department of Human Resources, Health Division, and the Nevada
Department of Environmental Protection. Please refer to the preliminary sanitary sewer analysis included
in this application package.

TRAFFIC

An updated traffic study has been included as part of this request to reduce the total number of units
from 72 to 41 and to modify the land use from multi-family to single family. The traffic study includes

16
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detailed data relating to trip generation, distribution, assignment, traffic volumes and intersection
capacity. The conclusions of the study indicate an overall reduction of traffic volumes as compared to the
currently approved entitlement (SUP-10-026), while maintaining a level of service of C or better.

PUD STATEMENT OF OBJECTIVES CCMC 17.09.005, 17.09.090 & 17.09.095

Because the Planned Unit Development ordinance is being utilized as the vehicle to allow for the creation
of this unique infill residential project, rather than the large scale mixed use developments it was originally
intended to entitle, the following modifications to the ordinance, as allowed by CCMC 17.09.090 (2)Design
Standards, are being requested. Each specific modification is listed below with its justification in
accordance with CCMC 17.09.005 demonstrating a practicable and beneficial result will be obtained
through the modification.

Reduction of the minimum site area for a Planned Unit Development;

Although the PUD ordinance is typically reserved for developments in excess of 5 acres, CCMC 17.09.095
(1) allows for a modification to this provision if a practical and beneficial result will be obtained. The
project site has a current zoning designation of GC but is an optimal location for a residential land use due
to its close proximity to existing service based land uses. The proposed project is an efficient use of the
land designed with a product type which current market studies have shown is in demand. Previous
entitiements on the property have included an expired residential PUD and a current special use permit
which allows for a 72 unit multi-family project.

Residential land use within the GC zoning district;

The surrounding land uses are commercial and service based in nature which combine nicely with the
proposed residential use to create a general mixed use area promoting a walkable community. The project
density is 11 du/ac with approximately 49% of the site being utilized as either public or private open space.
A residential land use of this nature is typically allowed in a GC zoning district with the approval of a special
use permit and the requested residential land use is consistent with previous approvals for the site.

Reduction of the required lot size within the GC zoning district;

The typical required lot size in a GC zone is 6,000 square feet, a reduction is being requested to allow for
41 individual residential lots with an average lot size of 2,596 square feet. The decision to utilize the site
for single family residential versus the already approved multi-family project is based on current market
data showing this is a desired product type not currently available in Carson City.

121
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Modification to the required parking calculation;

The project’s location is unique in that it's an infill site surrounded by commercial and other consumer
based land uses. The location is complimented with a product type that is geared toward “millennials”
and other first time home buyers and existing home owners looking to downsize. These targeted buyers
typically own less vehicles and market studies show that specifically these two demographics are most
attracted to “walkable communities” or those being located in close proximity to services. If you utilize
the actual parking count and combine that with the target buyer for this community and add in the
proximity of the development to commercial land uses, which also provide an abundance of after hour
guest parking, we believe an alternative parking requirement is warranted for this unique development.

Other municipalities in the area, specifically the Cities of Reno and Sparks, have both made recent
revisions to their development codes to reduce the required number of parking stalls for projects of this
nature. For example a small lot development in an urban setting would require anywhere from 41 stalls
(Sparks) to 57 stalls (Reno) in these other municipalities. Although Carson City has not undergone a recent
code update, they have recently approved projects with similar parking modification requests, including
Mills Landing and the Millennium project.

Modification to the amount of open space required;

The open space provided is consistent with both the required underlying GC zoning district and typical
residential infill developments of this nature. However the proposed open space amount does not
technically comply with the required 30% of the gross project area. As demonstrated in Table 2: Open
Space Calculations, the actual project’s total open space amount is 49%, far above the PUD requirement.
We believe if you combine the total actual open space with the developments proximity to nearby parks
(Figure 7: Proximity to Parks), an allowance for an alternative open space requirement is warranted.

Reduction of the required periphery boundary;

Since Jackson Village is utilizing the Planned Unit Development ordinance to allow for the creation of a
unique infill residential project, rather than a large scale mixed use development, a modification to the
required 20 foot setback from the periphery boundary in accordance with 17.09.090 (2) is requested. The
proposed setbacks detailed in Figure 4: Proposed Setbacks are consistent with both those required of the
underlying GC zoning district and typical residential infill developments of this nature. The property is
surrounded by an existing sound and retaining wall and the existing adjacent commercial buildings are a
significant distance from the property boundary.

PLANNED UNIT DEVELOPMENT FINDINGS CCMC 17.09.050

In what respects the plan is or is not consistent with the statement of objectives of the planned unit
development ordinance;
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In accordance with CCMC 17.09.005 Statement of Objectives for Planned Unit Developments, the PUD
ordinance is being utilized to allow for a subdivision designed to further, “the public health, safety and
general welfare of the residents of Carson City, in an era of increased urbanization and growing demand
for housing of all types”.

The extent to which the plan departs from zoning and planned unit development regulations otherwise
applicable to the property, including but not limited to density, size and use, and the reasons such
departures are or are not deemed to be in the public interest;

Because the Planned Unit Development ordinance is being utilized as the vehicle to allow for the creation
of this unique infill residential project, rather than the large scale mixed use developments it was originally
intended to entitle, the following modifications to the ordinance as allowed in accordance with CCMC
17.09.090 (2) Design Standards are being requested, all of which when evaluated deem to be in the public’s
best interest.

A residential use within the GC zoning district

A reduction of the required lot size within the GC zoning district
A modification to the required parking calculation

A modification to the amount of open space required

A reduction of the required periphery boundary

The purpose, location and amount of the open space in the planned unit development, the reliability of
the proposals for maintenance and conservation of the open space and the adequacy or inadequacy of
the amount and purpose of the open space as related to the proposed density and type of residential
development;

The required open space is consistent with both the required underlying GC zoning district and typical
residential infill developments of this nature. However the proposed open space amount does not
technically comply with the required 30% of the gross project. As demonstrated in Table 2: Open Space
Calculations, the actual project’s total open space number is nearly 49%, far above the PUD requirement.
We believe if you combine the total actual open space with the developments proximity to nearby parks
(Figure 7: Proximity to Parks), an allowance for an alternative open space requirement is warranted. The
proposed public open space, including the resident’s front yards will be maintained by the HOA.

A physical design of the plan and in the manner in which such design does or does not make adequate
provision for public services, provide adequate control over vehicular traffic, parking requirements, and
further the amenities of light and air, recreation and visual enjoyment;

The proposed development is designed in a manner which provides for adequate public services, control
over vehicular traffic and furthers the amenities of light and air. Although the parking and open space
requirements are both requested to be modified from those traditionally required with a PUD. When
evaluated in the context of the project as a whole and utilizing the “actual” amounts verses the “provided”
amounts, we feel both requests are warranted.

The relationship, beneficial or adverse, of the proposed planned unit development to the neighborhood
in which it is proposed to be established;
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The proposed Jackson Village subdivision will be a unique infill development which is an efficient use of
land designed to complement the adjacent commercial and service based land uses, the land use also
promotes a walkable community and minimizes sprawl.

In the case of a plan which proposes a development over a period of years, the sufficiency of the terms
and conditions intended to protect the interest of the public and the residents of the planned unit

development in the integrity of the plan.

It is anticipated that the proposed Jackson Village subdivision will be developed in one (1) phase, therefore
the interest of the public and the future residents of the PUD will be secure.

MASTER PLAN POLICY CHECKLIST

The Jackson Village Tentative Map and Planned Unit Development meets the following applicable Carson
City Master Plan Policies;

Chapter 3: A Balanced Land Use Pattern;

Located on a priority infill development area. (1.2a)

Jackson Village is located in close proximity to the one of the City’s major gateway corridors and has
development on the surrounding properties and therefore can be considered a Moderate Priority Infill

Area.

Located to be adequately served by city services including fire and sheriff services, and coordinated
with the School District to ensure the adequate provision of schools (1.5d)

Jackson Village is to be located on an infill site with adequate city services including fire, police and schools.

Provide a variety of housing models and densities within the urbanized area appropriate to the
development size, location and surrounding neighborhood context (2.2a, 9.1a)

Jackson Village will provide four (4) unique housing models at a density of 11 du/ac. The product type is
designed to complement both the surrounding commercial and residential existing land uses.

sited outside the primary floodplain and away from geologic hazard areas or follow the required
setbacks or other mitigation measures (3.3b)

Jackson Village is to be located in an area outside the primary floodplain and away from geologic hazard
areas.
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Chapter 6: Livable Neighborhood and Activity Centers;

Promote variety and visual interest through the incorporation of varied lot sizes, building styles and
colors, garage orientation and other features (6.1b)

Jackson Village will promote visual interest with the use of two story units along the site perimeter and
two and a half and three story units within the center of the development. Where appropriate, public living
spaces will face toward the interior open space. A traditional approach to color, using a variety of hues
that are simply applied, forms the basis of the color palette.

Promote a variety and visual interest through the incorporation of well-articulated building facades,
clearly identified entrances and pedestrian connections, landscaping and other features consistent with
the Development Standards (6.1c)

Jackson Village will create a strong visual interest referencing the simple Western Stick / Ranch style
vernacular architecture found throughout the Carson City Historic District. Typical characteristics include
gabled, steeply pitched roofs, horizontal sidings, simply trimmed windows and doors, freeze boards, and
small porches. Landscaping will be installed in accordance with the development standards, with the front
yards being maintained by the HOA to ensure a consistent look and feel.

Chapter 7: A Connected City;

Promote transit- supportive development patterns (e.g. mixed-use, pedestrian- oriented, higher
density) along major travel corridors to facilitate future transit (11.2b)

The Jackson Village is designed as a transit- supportive development both location criteria and density.

COMPLIANCE WITH NRS 278.349 (3)

Environmental and health laws and regulations concerning water and air pollution, the disposal of solid
waste, facilities to supply water, community or public sewage disposal and, where applicable, individual
systems for sewage disposal;

The environmental health laws and regulations are being addressed through the extension of water and
sewer facilities to the Carson City utilities system where appropriate.

The availability of water which meets applicable health standards and is sufficient in quantity for the
reasonably foreseeable needs of the subdivision;

The proposed development will be connected to the Carson City water system, the water provided will

meet applicable health standards and it has been determined that sufficient quantity is available to
accommodate the needs of the development.
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The availability and accessibility of utilities;

The applicant has contacted the required utility companies and it has been determined that adequate
services are available.

The availability and accessibility of public services such as schools, police protection, transportation,
recreation and parks;

The proposed Jackson Village subdivision is a total of 41 residential units, a reduction of the currently
approved 72 unit development once proposed on the site. Therefore stress on public services should
actually see a slight reduction in need.

Conformity with the zoning ordinances and master plan, except that if any existing zoning ordinance is
inconsistent with the master plan, the zoning ordinance takes precedence;

The proposed Jackson Village project site is zoned GC which allows for the development of this nature. All
modifications to the ordinance are done so in accordance with CCMC 17.09.090(2).

General conformity with the governing body’s master plan of streets and highways;

The proposed development conforms to Carson City’s master plan relating to streets and highways where
appropriate.

The effect of the proposed subdivision on existing public streets and the need for new streets or
highways to serve the subdivision;

The proposed development is an infill project consisting of 41 residential units which will generate a
minimal amount of vehicular traffic to burden the existing street network.

Physical characteristics of the land such as floodplain, slope and soil;

The proposed site has been previous disturbed and contains minimal slopes. The project site resides in
FEMA zone X.

The recommendations and comments of those entities and persons reviewing the tentative map
pursuant to NRS 278.330 to 278.3485, inclusive;

Any recommendations and comments from the reviewing entities will be incorporated to the proposed
development where appropriate.

The availability and accessibility of fire protection, including, but not limited to, the availability and
accessibility of water and services for the prevention and containment of fires, including fires in wild
lands;
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It was determined at the required conceptual map phase that availability of fire protection to the site is
adequate.
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April 15, 2015 RECEIVED
Mr. Donald Smit APR 17 2p15
Project One .

490 Hot Springs Road PI’Oject One

Carson City, NV 89706

SUBJECT: CSM-15-021 — Conceptual Subdivision Map Review
Jackson Village
41 Single-family detached residential lots

REVIEW DATE: March 16, 2015
SITE INFORMATION:

APNs: 009-123-38 & -39
Project Size: 3.66 acres

Master Plan Designation: Commercial/Regional Commercial
Zoning: General Commercial (GC)

The following is a summary of the comments provided from City staff at the Conceptual Review
meeting held on April 7, 2015, regarding the proposed Jackson Village Subdivision.

PLANNING DIVISION — Contact Lee Plemel, Community Development Director

1. An application for a tentative Planned Unit Development map must be submitted in
accordance with the Carson City Municipal Code, Section 17.08, Planned Unit
Development (PUD), in order to subdivide the property as proposed on the Conceptual
Map. The PUD application may include any other zoning applications pertaining to the
development regulations including special use permit and variance. The following
requests must be included as part of the PUD application and addressed within the
application submittal.

A. A Special Use Permit for a residential use within the GC zoning district.

B. A Variance for a reduction of lot size within the GC zoning district from a
minimum of 6,000 square feet to the minimum lot size of the proposed lots.

C. A Variance in the required amount of off-street parking required for a residential
use (two spaces per unit are required). Parking: Required: 82 (2 per unit);
Provided: 77
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D. A Variance in the amount of open space provided (or meet the minimum open
space requirement for a PUD of 30% of the gross site area).

E. A Variance for a reduction in the required periphery boundary of 20 feet.

(17.09.090(3)[e])

An application for a Tentative PUD Map must include and/or address the following:

2.

10.

For each of the Variance items noted above, the applicant must address the statement
of objectives (17.09.005) regarding planned unit developments and including, but not
limited to, adjoining neighborhood factors, project density, open space, and where a
practicable and beneficial result will be obtained (17.09.090[2]) in addition to the PUD
finding of 17.09.050.

The minimum site area for a PUD shall not be less than 5 acres, except that the board
may waive this requirement when proper planning justification is presented by the
landowner (17.09.095[1]). Provide written justification for using the PUD for the project
size (3.66 acres) pursuant to the objectives of the planned unit development ordinance
(17.09.005), including but not limited to encouraging more efficient use of the land and
services; utilization of new technotogies in land development so the resulting economies
benefit Carson City; preserving or providing open space; protecting natural, cultural and
scenic resources, achieving a more efficient use of land; minimizing road building; and
encouraging stable, cohesive neighborhoods offering a mix of housing types.

There are no minimum lot width or internal setback requirements provided that a
minimum of 10 feet between structures is maintained. All applicable internal setback
requirements shall be established as part of the tentative map approval.
(17.09.090(3)[c]) Note all front, side, and rear yard setbacks on the site plan.

Show proposed building elevation drawings including proposed heights of buildings.

Parking is required per the Development Standards, Division 2 (Parking), at a rate of two
spaces per unit. In addition to addressing the findings and PUD objectives noted above,
examples of similar, existing developments or other parking demand analysis should be
included to justify the proposed reduction in parking. Since all roads within the
development will not provide for on-street parking, there is no “overflow’ parking
available except on Eagle Station Lane.

Show cluster mail box location(s). It is recommended to meet with the post office before
submittal of a tentative map to establish appropriate locations for mailboxes.

Provide perimeter fence details.

All planned unit developments shall set aside a minimum of 30 percent of the gross area
of the site for open space. (17.09.100) Modify the proposed open space to comply with
17.09.100 or provide justification for a variance to the requirement, as noted above.

It is recommended to meet with the School District address a bus stop location o serve

the development or identify the nearest school bus stop that would serve the
development. -

ENGINEERING DIVISION — Contact Rory Hogen, Assistant Project Manager

This Division has completed a review of the above referenced project.
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Based on our review, the following comments are offered:

1.

10.

Any engineering work done on this project must be wet stamped and signed by an
engineer licensed in Nevada. This will include site, grading, utility and erosion control
plans as well as standard details.

All construction work must be to Carson City Development Standards (CCDS) and meet
the requirements of the Carson City Standard Details.

Fresh water must be used for dust control. ~Contact our Public Works Dept. at 887-
2355:

New electrical service must be underground.
A Conceptual Drainage Study must be submitted to address drainage issues with the
Tentative Subdivision map. See Carson City Development Standards (CCDS) section

14 for more information.

A sealed traffic study must be submitted with the Tentative Map. Please see section 12
of CCDS.

Please submit a sewer, water and fire flow study with the Tentative Map. Please see
section 15 of CCDS.

This project will need a Storm Water Pollution Prevention Permit from Nevada Division
of Environmental Protection.

A sealed Geotechnical Report for the whole site should be submitted with the Tentative
Map.

A private street width of 22 feet from face of curb to face of curb will be adequate. The
radius on the curves will depend on the Fire Department requirements.

These comments are based on a very general site plan and do not indicate a complete review.
All pertinent requirements of Nevada State Law, Carson City Code, and Carson City
Development Standards will still apply whether mentioned in this letter or not.

BUILDING DIVISION — Contact Shawn Keating, Chief Building Official

1.

The 2009 IECC will change by state statue on 7/1/2015 to the 2012 IECC. There will be
an overlap time of accepting both codes with a cut off being closer to the end of the year
for 2009 IECC. It may make senses to design everything to the 2012 IECC so plans
would not have to be redone when this happens. The Codes will be locked in on the
application date of the address site plan.

No other codes changes are expected till 2018.

These single family homes (SDFR) can be designed under the 2012 International
Residential Code.

Permit fees value will be based upon $112.65 living and $43.33 for Utility. This is the
ICC current data table from the Building Journal as of February 2015. For example, a
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2000 sqft home. 2000X112.65+225300X.0105=permit fees 3379.50. Forty percent will
be required for despot upon submission.

If the developer wants to use a master plan approach. We can record a Master; the first
application will be submitted with the options clearly identifying the master and options.
All truss and engineering for those options have to be submitted. As | addressed in item
1, the master would have to reflect the 2012 IECC to build out all of them to preventing a
resubmission of all new plans. The full permit fee value will be imposed on this review.
The second submittal will be the application with site plan detailing options selected.
The site plan would have to show house location with selected options, drainage,
utilities, easement, access, finish grade and fish floor height. If there is a change, a new
site plan will have to be resubmitted with a revision to change options. No field changes
of options. The second submit will be 80 percent of the normal fee.

FIRE DEPARTMENT - Contact Dave Ruben, Fire Prevention Captain

1.

2.

Project must comply with 2012 IFC and Northern Nevada Amendments.

Fire access roads must be minimum 20" width with 30" inside and 50’ outside radius at
turns.

Hydrant spacing would be every 500’ and if houses are less than 3600 SF, 1000 gpm
fire flow would be required.

No on street parking will be allowed based on the proposed design in order to maintain
clear width of 20 feet. All on street areas no identified for parking must have signage
meeting Design Engineering and FD requirements saying “No Parking-Fire Lane."

Street naming convention must comply with T18 appendix, Division 22 municipal street
naming ordinance. Avoid hard-to-pronounce names and names similar to existing
streets.

PARKS AND RECREATION DEPARTMENT - Contact Vern Krahn, Park Planner

1.

The houses within this development will be subject to the collection of Residential
Construction Tax.

Eagle Station Lane is not identified on the Unified Pathways Master Plan for either a
shared lane facility or a bicycle lane. As a result, there will be no half-street improvement
requirements from our department for the developer to provide any bicycle facilities as a
part of their development requirements.

Our department will have no maintenance responsibilities for the PUD’s common open
space and its landscape areas.

HEALTH DEPARTMENT — Contact Dustin Boothe, Division Manager

No comments received.

ENVIRONMENTAL CONTROL - Contact Mark Irwin, Environmental Control Officer

No comments.
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Thank you for your Conceptual Map submittal. If you have further questions, please contact the
Planning Division at (775) 887-2180, or contact the applicable department staff member as
listed below.

Planning Division -

Lee Plemel, Community Development Director
(775) 283-7075

Email: Iplemel@carson.org

Engineering Division -

Rory Hogen, Assistant Project Manager
(775) 887-2300

Email: rhogen@carson.org

Building Division ~

Shawn Keating, Chief Building Official
(775) 887-2310

Email: skeating@carson.org

Fire Prevention -

Dave Ruben, Fire Prevention Captain
(775) 283-7153

Email: druben@carson.org

Health Department —

Dustin Boothe, Division Manager
(775) 283-7220

Email: dboothe@carson.org

Environmental Control Division —
Mark lrwin, Environmental Control Officer
(775) 283-7380

Sincerely,
Community Development Department, Planning Division

Lee Plemel, AICP

cc: Conceptual Review Committee
File CSM-15-021
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_ Assessor Home | Personal Property | Sales Data 1 Secured Tax Inqulry | _Recorder Search |

| Parcel Detail for Parcel # 009-123-38 |
| Location I I Ownership |
Property Location EAGLE STATION LN Assessed Owner Name JACKSON FAM LIV TRUST 5/25/00

Town Add! Adcresses Malling Address % DONALD & BONNIE JACKSON. TT ounership History |
Subdivisian PARCEL 1 MAP 2706 Lot Block 2528 BUSINESS PRWY #5 Boctument | HTJJ“TJ
Wy _Legal Desctption | MINDEN, NV 89423-0000 _Document Histary |

| Description

Total Acres 023 Square Feet 989
Ag Acres .000 WIR Acres .000

Improvements
Single-family Detached 0 Non-dwelling Units 0
Single-family Atached 0 Mobile Home Hookups 0
Multiple-famnily Units 0 Wells @
Mobile Homes O
Total Dwelling Unils D

Bedrooms / Baths 0/ 00
Stories .0
Garage Square Ft... 0
Septic Tanks 0 Attached / Detached
Buildings Sq Ft 0
Residence Sq Ft0
Basement Sq Ft 0
Finished Basement SF 0

+ Improvement List

 Property Costing Estimates , BEemeDy

Bedrooms / Baths 0 /.00

Assessed Valuation
2015-16 2014-15 2013-14

Assessed Values

Land 100 100 100
Improvements 0 0 0
Personal Property 0 0 0
Ag Land 0 a 0
Exemptions 0 0 Q

Net Assessed Value 100 100 100

Increased (New) Values

Land 0 0 0
Improvements 0 0
Personal Properly 0 0 0

Legal Owner Name JACKSON FAM LIV TRUST 5/25/00
Vesting Doc #, Date ; 385814  01/20/09 Book / Page /
Map Document #s MAP 2706

Appraisal Classifications

Current Land Use Code 140

Zoning GC-P
Re-appraisal Group 5

Re-appraisal Year 2012

Original Construction Year Weighted Year

| Taxable Valuation

Taxable Values 2015-16 2014-15 2013-14
Land 286 286 286
improvements 0 0 a
Personal Property 0 0 0
Ag Land 0 0 0
Exemptions 0 Q 0
Net Taxable Value 286 286 286

Increased (New) Values
Land 0 0 0
improvements 0 0 o
Personal Property v} 0 1]

Back to Search List
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Treasurer Home ;_J_lmuqr_p&a Inquiry j Batk 10 Lasl Page |

Secured Tax Inquiry Detall for Parcei # 009-123-38

Roll #: 0084086

Property Location: EAGLE STATION LN Tax Year. 2016
Bilked to: JACKSON FAM LIV TRUST 6/25/00 Distriet: 1.6

% DONALD & BONNIE JACKSON, TT Tax Service:
2528 BUSINESS PKWY #8 Land Use Code: (40

MINDEN, NV 89423-0000

Prior Year _TaxPengllylnterest _ Total _ AmountPaid ____ TofalDue
2013+ 638 6.38 6.38
2014 342 342 3.42
2015 352 352 352 00
Current Year
0an7 352 3.52 00 352 <Pay j|
10/05 !
04/04
03/07
. Payment Cant | History ;
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Assessor | Home ; ?__F'_a_rs_gr_m_ll Pmpe_ﬂxj Sales Data  Secured Tax Inquiry |, Recorder Search

| Parcel Detall for Parcel # 009-123-39 |
[ Location | l Ownership |
Property Location 250 EAGLE STATION LN Assessed Owner Name JACKSON FAM LIV TRUST 6/25/00
Town , Add'l Addresses | Maiking Address % DONALD & BONNIE JACKSON, TT Ownership History
Subdivision PARCEL 2 MAP 2708 Lot Block 2528 BUSINESS PWY #8 Baument His
MINDEN, NV 89423-0000 . oy
Property Name __Legal Description |
e =— Legal Owner Name JACKSON FAM LIV TRUST 5/25/00
Vesting Doc #, Date , 385814 | 01/20/09 Book / Page /
Map Document #s MAP 2706
Description [ Appraisal Classifications
Total Acres 3.640 Square Feet 158,562 Current Land Use Code 480 Code Table
Ag Acres .000 WIR Acres .000 Zoning GC-P
Improvements Re-appraisal Group 5 Re-appraisal Year 2012
Single- " ; o/ Original Construciion Year Welghted Year
family Detached 0 Non-dwelling Units O Bedrooms / Baths 00 g g9
Single- i .
family Attached 0 Mobile Home Hookups 0 Stories .0
Multiple-family Units 0 Wells 0 Garage Square Ft... 0
Mobile Homes 0 Septic Tanks O Attached / Detached
Total Dwelling Units 0 Buildings Sq Ft 0
Residence Sq Ft 0
Improvement List Basement Sq FL 0 Basement
Properly Cosling Estimales ;
Propetty Los™hg ESUE221 Finished Basement SF 0 Bedrooms / Baths
Assessed Valuation Taxable Valuation
Assessed Values 201516 2014-15 2013-14 Taxable Values 015-1 14-15 2013-14
Land 221,987 221987 221987 Land 634,249 634,249 634,249
Improvements 31,757 31,842 31,385 Improvements 90,734 90,977 89.671
Personal Property 0 0 4] Personal Property 0 1] 0
Ag Land 3} 0 0 Ag Land 0 0 0
Exemptions 0 o] 0 Exemptions 1] 0 0
Not Assessed Value 253,744 253,829 253,372 Net Taxable Value 724983 725226 723,920
Increased (New) Values Increased (New) Values
Land [\ 0 0 Land 0 0 0
Improvements 0 0 0 Improvements Q 0 0
Personal Property 0 0 0 Personal Property 0 0 0

Back to Search List
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Tressurer Home Assessos Dato Inquity Badk 10 Last Page

Secured Tax Inquiry Detall for Parcel ¥ 008-123-39 |
Roll #: 008407
Property Localion: 250 EAGLE STATION LN Tax Year: 2016
Bitled to: JACKSON FAM LIV TRUST 5/25/00 District: 1.8
% DONALD & BONNIE JACKSON, TT  Tax Sarvice:
2528 BUSINESS PKWY #8 Land Use Code: 480
MINDEN, NV 89423-0000
i A 3 Erd
|\PriorYear _ TaxPenalv/interest ___ Total  AmountPaid  TotalDue
2013+ 15,790.36 1579035 15,790 35
2014 8,482 14 8.482 14 8,482.14
2015 8,736 41 8,736 41 B.736 41 .00
Current Year
08/17 2,236.43 2,236 43 00 223543 <«~Pay
10/05 2,233.00 2,233.00 .00 4.469.43 <Pay
Q1704 2,233.00 2,233.00 .00 B,702.43 <Pay |
03/07 2,233.00 2,233.00 .00 894543 «Piy
| - » :‘ . il |I
Payment Cart | o Hstory |

{LryE o
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A regular meeting of the Carson City Planning Commission was scheduled for 1:00 p.m. on
Wednesday, December 19, 2012 in the Community Center Sierra Room, 851 East William Street,
Carson City, Nevada.

PRESENT: Chairperson William Vance
Vice Chairperson George Wendell
Commissioner Paul Esswein
Commissioner Mark Sattler

STAFF: Lee Plemel, Planning Division Director
Jennifer Pruitt, Principal Planner
Joe Ward, Senior Deputy District Attorney
Kathleen King, Deputy Clerk / Recording Secretary

NOTE: A recording of these proceedings, the commission’s agenda materials, and any written
comments or documentation provided to the recording secretary during the meeting are part of the
public record. These materials are available review, in the Clerk’s Office, during regular business
hours.

A. CALL TO ORDER, DETERMINATION OF A QUORUM, AND PLEDGE OF
ALLEGIANCE (1:00:45) - Chairperson Vance called the meeting to order at 1:00 p.m. Roll was
called; a quorum was present. Commissioners Dhami, Kimbrough, and Shirk were absent. At
Chairperson Vance’s request, Commissioner Esswein led the pledge of allegiance.

B. PUBLIC COMMENTS (1:01:34) - Chairperson Vance entertained public comment. (1 :02:43)
Don Thayer provided background information on a recent survey questionnaire regarding the Carson
Street narrowing project. He advised of having been “shocked” at having received such a
questionnaire so soon after defeat of the recent ballot question. As a downtown business owner, he
discussed objections to narrowing Carson Street and implored the commissioners to not approve the
narrowing project. Mr. Plemel provided background information on the narrowing project, and
advised that the recent ballot question had nothing to do with the narrowing project. He suggested that
Mr. Thayer provide testimony at the January 3“ Board of Supervisors meeting. He offered to meet
with Mr. Thayer at the Planning Division office. Mr. Thayer discussed the effects to his business of a
downtown event for which Carson Street was closed. Chairperson Vance entertained additional public
comments; however, none were forthcoming.

C. POSSIBLE ACTION ON APPROVAL OF MINUTES (1:12:01) - None.

D. MODIFICATION OF AGENDA (1:12:03) - Chairperson Vance entertained modifications to
the agenda; however, none were forthcoming.

E. DISCLOSURES (1:12:09) - None.
F. CONSENT AGENDA (1:12:13) - None.

G. PUBLIC HEARING MATTERS:
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G-1. SUP-10-026 - POSSIBLE ACTION TO CONSIDER A SPECIAL USE PERMIT
APPLICATION FROM THE JACKSON FAMILY LIVING TRUST (PROPERTY OWNER:
JACKSON FAMILY LIVING TRUST) FOR A THREE-YEAR EXTENSION TO BUILD 72
MULTI-FAMILY APARTMENT UNITS, ON PROPERTY ZONED GENERAL
COMMERCIAL - PLANNED UNIT DEVELOPMENT (GC - PUD), LOCATED AT 250 EAGLE
STATION LANE, APN 009-123-39 (1:13:39) - Chairperson Vance introduced this item, and Mr.
Plemel reviewed the agenda materials in conjunction with displayed slides. Chairperson Vance noted a
clerical correction to condition of approval 4.

(1:17:06) Brad Bonkowski, of Coldwell Banker Commercial representing the Jackson Family Trust,
introduced himself for the record. He acknowledged agreement with the conditions of approval. In
response to a question, he estimated the infrastructure to be 75 percent complete. He advised of three
interested parties, and anticipates the project will “move along sometime in the next year or two.”

Chairperson Vance entertained additional commissioner questions or comments and, when none were
forthcoming, a motion. Commissioner Sattler moved to approve an extension for the existing
expiration date of special use permit SUP-10-026, from January 4, 2013 to January 4, 2016, for
the construction of the 72-unit multi-family residential project, located at 250 Eagle Station Lane,
APNs 009-123-38 and -39. Commissioner Esswein seconded the motion. Motion carried 4-0.

G-2. ZCA-12-140 - POSSIBLE ACTION TO MAKE A RECOMMENDATION TO THE
BOARD OF SUPERVISORS ON AN ORDINANCE AMENDING THE CARSON CITY
MUNICIPAL CODE, TITLE 18, ZONING, TITLE 18, APPENDIX, DEVELOPMENT
STANDARDS, DIVISION 4, SIGNS, SECTION 4.4.7, ADMINISTRATION, EXCEPTIONS, TO
MODIFY THE REGULATIONS RELATING TO THE TEMPORARY DISPLAY OF
BANNERS AND OTHER TEMPORARY SIGN DEVICES, AND OTHER MATTERS
PROPERLY RELATED THERETO (1:19:28) - Chairperson Vance introduced this item. Mr.
Plemel provided background information and reviewed the agenda materials in conjunction with
displayed slides. He responded to questions, and discussion ensued, regarding the provisions of the
proposed ordinance.

Chairperson Vance entertained public comment and, when none was forthcoming, a motion. Vice
Chairperson Wendell moved to recommend to the Board of Supervisors approval of an ordinance
amending the Carson City Municipal Code, Title 18, Appendix, Development Standards, Division
4, Signs, Section 4.4, Administration, Subsection 4.4.7, Exceptions, to modify the time limits and
placement regulations for temporary on-site advertising devices, based on the findings contained
in the staff report. Commissioner Sattler seconded the motion. Chairperson Vance noted the
previously-suggested revision and Mr. Plemel acknowledged sufficient direction. Chairperson Vance
called for a vote on the pending motion. Motion carried 4-0.

G-3. MPA-12-135 - POSSIBLE ACTION TO MAKE RECOMMENDATIONS TO THE
BOARD OF SUPERVISORS ON THE ANNUAL MASTER PLAN REPORT, INCLUDING
RECOMMENDED ACTIONS FOR THE IMPLEMENTATION OF THE GOALS AND
POLICIES OF THE MASTER PLAN (1:30:36) - Chairperson Vance introduced this item. Mr.
Plemel provided background information and reviewed the agenda materials in conjunction with
displayed slides. He responded to questions of clarification regarding uses allowed in the general
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commercial zoning district, and extensive discussion followed.

Chairperson Vance noted there were no citizens present in the audience, and entertained a motion.
Commissioner Esswein moved to recommend to the Board of Supervisors acceptance of the
Master Plan 2013 Action Plan, as provided by staff, for consideration in establishing City goals
for 2013, with no recommended consideration of changes to the goals and policies of the master
plan. Vice Chairperson Wendell seconded the motion. Motion carried 4-0. In consideration of
the number of absent commissioners, Mr. Plemel noted, for the record, that discussion at the November
commission meeting indicated consensus that no major revisions to the master plan were necessary.

H. STAFF REPORTS:

H-1. DIRECTOR’S REPORT TO THE PLANNING COMMISSION AND FUTURE
AGENDA ITEMS (1:47:16) - Mr. Plemel advised that Ms. Pruitt had accepted a position in Arlington,
Texas and had submitted her resignation. He expressed appreciation for Ms. Pruitt’s valuable and
professional service over the years. He advised of having received comments “for years and years
from those that have dealt with [Ms. Pruitt], both within the City and external developers,”
commending her expertise and professionalism. The commissioners agreed, and Vice Chairperson
Wendell requested Mr. Plemel to prepare an appropriately-worded Certificate of Appreciation.
Commissioner Sattler expressed appreciation for the commission orientation provided, shortly after his
appointment, by Ms. Pruitt and Mr. Plemel. The commissioners commended Ms. Pruitt’s professional
demeanor. Ms. Pruitt expressed appreciation for the opportunity to have served the City and to have
worked with Mr. Plemel. She advised of opportunities to pursue her doctorate in Arlington.

Mr. Plemel provided an overview of the tentative agenda for the next commission meeting. Depending
upon the number of applications, he advised of the possibility that the January meeting may be
canceled.

H-2. COMMISSIONER REPORTS / COMMENTS (1:51:33) - In response to a question,
Mr. Plemel provided background information on the Carson Street narrowing project survey
questionnaire referenced by Mr. Thayer under public comment. He responded to questions of
clarification. At Chairperson Vance’s request, Mr. Plemel agreed to provide the questionnaire to the
commissioners via e-mail.

L PUBLIC COMMENTS (1:58:33) - Chairperson Vance entertained public comment; however,
none was forthcoming.

J. ACTION TO ADJOURN (1:58:35) - Vice Chairperson Wendell moved to adjourn the meeting
at 1:58 p.m. The motion was seconded and carried unanimously.

The Minutes of the December 19, 2012 Carson City Planning Commission meeting are so approved this
27" day of February, 2013.

WILLIAM VANCE, Chair
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Carson City Planning Division
2621 Northgate Lane, Suite 62
Carson City, Nevada 89706
(775) 887-2180

Plandiv@oci.carson-city.nv.us
www.carson-city.nv.us

: '*
FRE D
PLANNING COMMISSION Time AD %4 002
NOTICE OF DECISION ay_ \(/.w-i'%
Depu

Carson City, Nevada

A request to review a Special Use Permit, SUP-10-026, was received from Ken Raose
(property owner: Jackson Family Living Trust) to allow a multi-family apartment on
property zoned General Commercial (GC) located at 250 Eagle Station Lane, APN 009-
123-39, pursuant to the requirements of the Carson City Municipal Code.

The Planning Commission conducted a public hearing on June 30, 2010, in
conformance with City and State legal requirements, and approved SUP-10-026 to
allow a multi-family apartment on property zoned General Commercial, based on the
findings contained in the staff report and subject to the following conditions of approval:

CONDITIONS OF APPROVAL:

The following shall be completed prior to commencement of the use:

1.

The applicant must sign and return the Notice of Decision for conditions for
approval within 10 days of receipt of notification. If the Notice of Decision is not
signed and returned within 10 days, then the item will be rescheduled for the next
Planning Commission meeting for further consideration.

All development shall be substantially in accordance with the development plans
approved with this application, except as otherwise modified by these conditions
of approval.

All on- and off-site improvements shall conform to City standards and
requirements.

The applicant shall meet all the conditions of approval and commence the use for
which this permit is granted within 12 months of the date of final approval. A
single, one year extension of time may be granted if requested in writing to the
Planning Division 30 days prior to the orie-year expiration date. Should this
permit not be initiated within one year and ne extension granted, the permit shall
become null and void.

18
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( ( SUP-10-026
) i Notice of Declsion
June 30, 2010

Page 3

PLEASE SIGN AND RETURN THIS NOTICE OF DECISION WITHIN
TEN DAYS OF RECEIPT

This is to acknowledge that | have read and will comply with the Conditions of Approval as
approved by the Carson City Planning Commission.

M% Lo 7-19- 2000

OWNER/APPLICANT SIGNATURE DATE

Fejqmene . BosE
PLEASE PRINT YOUR NAME HERE

RETURN TO:

Planning Division
2621 Nerthgate Lane, Suite 62, Carson City, NV 89706

Enclosures: 1. Planning Comrnission Notice of Decision (2 copies)-Please sign and return
only one. The second one is for your records.

2. Self-addressed stamped envelope

20
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g( TICOR TITLE™

OF NEVADA, INC.

PRELIMINARY REPORT
PROPOSED BUYER:

PROPOSED LENDER:
PROPERTY ADDRESS: 201 Koontz Lane and 250 Eagle Station Lane, Carson City, Nevada

Escrow Office: Title Office:

Ticor Title of Nevada, Inc. Ticor Title of Nevada, Inc.

5441 Kietzke Lane, Suite 100 5441 Kietzke Lane, Suite 100

Reno, Nevada 89511 Reno, Nevada 89511

Phone: (775) 824-3232 Fax: (775) 824-3233 Phone: (775) 324-7400 Fax: (775) 324-7402
Escrow Officer: Commercial Division

Customer No.: / Order No.: 01502363-CD

The information contained in this report is through the date of
May 26, 2015 at 7:30 a.m.

In response to the application for a policy of title insurance refevenced herein, Chicago Title Insurance Company hereby
reports that it is prepared to issue, or cause to be issued, as of ihe date hereof, a policy or policies of title insurance describing
the land and the estate or interest therein heveinafier set forth, insuring against loss which may be sustained by reason of any
defect, lien or encumbrance not shown or referred to as an exception herein or not excluded from coverage pursuant to the
printed Schedules, Conditions and Stipulations or Conditions of said policy Sforms.

The printed Exceptions and Exclusions from the coverage and Limitations on Covered Risks of said policy or policies are set
forth in Attachment One. The policy to be issued may contain an arbitration clause. When the Amount of Insurance is less than
that set forth in the arbitration clause, all arbitrable matiers shall be arbitrated at the option of either the Company or the
Insured as the exclusive remedy of the parties. Limitations on Covered Risks applicable to the CLTA and ALTA Homeowner's
Policies of Title Insurance which establish a Deductible Amount and a Maximum Dollar Limit of Liability for certain coverages
are also set forth in Attachment One. Coples of the policy forms should be read. They are available from the office which issued
this report.

This report (and any supplements or amendments hereto) is issued solely for the purpose of facilitating the issuance of a policy of
title insurance and no liability is assumed hereby. [fit is desired that liability be assumed prior lo the issuance of a policy of title
insurance, a Binder or Commitment should be requested.

The policy(s) of title insurance to be issued hereunder will be policy(s) of Chicago Title Insurance Company.

Please read the exceptions shown or referred to herein and the exceptions and exclusions set Jorth in Attachment One of this
report carefully. The exceptions and exclusions are meant to provide you with notice of matters which are not covered under

the terms of the title insurance policy and should be carefully considered.

It is important to note that this preliminary report is not a written representation as to the condition of title and may not list all
liens, defects and encumbrances affecting title to the land.

This report (and any supplements or amendments thereof) is issued solely for the purpose of facilitating the issuance of a policy
of title insurance and no liability {s assumed hereby.

Countersigned

Shelly Saltz, Title Officer

1 Order No.: 01502363-CD
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THE FOLLOWING REQUIREMENTS MUST BE MET PRIOR TO CLOSE
OF ESCROW:

1.

Fumnish to the Company for review:

a)

Certification of Trust in accordance with Nevada Revised Statutes.

The Company will require the following documents for review prior to the issuance of any title
insurance predicated upon a conveyance or encumbrance from the entity named below:

Limited Liability Company: California Aviv Two, L.L.C., a Delaware limited liability

a)

b)

c)

d)

e)

company

A copy of its operating agreement, if any, and any and all amendments, supplements
and/or modifications thereto, certified by the appropriatc manager or member

If a domestic Limited Liability Company, a copy of its Articles of Organization and all
amendments thereto with the appropriate filing stamps

If the Limited Liability Company is member-managed, a full and complete current list of
members certified by the appropriate manager or member

If the Limited Liability Company was formed in a foreign jurisdiction, evidence,
satisfactory to the Company, that it was validly formed, is in good standing and
authorized to do business in the state of origin

If less than all members, or managers, as appropriate, will be executing the closing
documents, furnish evidence of the authority of those signing.

The Company reserves the right to add additional items or make further requirements after review
of the requested documentation.

Please be advised that our search did not disclose any open Deeds of Trust of record. If you
should have knowledge of any outstanding obligation, please contact the Title Department
immediately for further review prior to closing.

Affects:

Parcel 1

2 Order No.: 01502363-CD
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SCHEDULE A

The estate or interest in the land hereinafter described or referred to covered by this report is:

FEE
Title to said estate or interest at the date hereof is vested in:

California Aviv Two, L.L.C., a Delaware limited liability company, as to Parcel 1 and Donald

Jackson and Bonnie Jackson, Trustees of the Jackson Family Living Trust dated May 25, 2000, as
to Parcel 2

The land referred to in this Report is situate in the State of Nevada, County of Carson City and described
as follows:

SEE EXHIBIT “A” ATTACHED HERETO AND MADE A PART HEREOF,

3 Order No.: 01502363-CD
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SCHEDULE B

At the date hereof Exceptions to coverage in addition to the printed exceptions and exclusions in said
policy form would be as follows:

1.

10.

11.

12.

(a) Taxes or assessments that are not shown as existing liens by the records of any taxing
authority that levies taxes or assessments on real property or by the Public Records; (b)
proceedings by a public agency that may result in taxes or assessments, or notices of such
proceedings, whether or not shown by the records of such agency or by the Public Records.

Any facts, rights, interests, or claims that are not shown by the Public Records but that could be
ascertained by inspection of the Land or that may be asserted by persons in possession of the
Land.

Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.

Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title
that would be disclosed by an accurate and complete land survey of the Land and not shown by
the Public Records.

(a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the
issuance thereof, (c) water rights, claims or title to water, whether or not the matters excepted
under (a), (b) or (c) are shown by the Public Records.

Any lien or right to lien for services, labor or material not shown in the Public Records.

Property taxes, which are a lien not yet due and payable, including any assessments collected
with taxes to be levied for the fiscal year 2015-2016. Tax Identification No.: 9-123-04, 38 and 39

The lien of supplemental taxes, if any, assessed pursuant to the provisions of Nevada Revised
Statutes.

Any liens, charges or assessments levied by the Carson City water, sanitary sewer and storm
water utility district by reason that the Land is located within said district.

Any unpaid charges for Waste Management, plus any interest and/or penalties, which would
create a lien and attach to said Land, pursuant to Nevada Revised Statutes.

Easement(s) and rights incidental thercto as delineated or as offered for dedication on the Parcel

Map for Borda Property
Recording Date: March 2, 1976
Recording No.: Book 2, Page 494, as Document No. 61441, Official Records

Easement(s) and rights incidental thereto as delineated or as offered for dedication on the Parcel
Map for Newman Construction Ltd.

Recording Date: May 15, 1980
Recording No.: Book 4, Page 813, as Document No. 96358, Official Records
Affects: Parcel 2

4 Order No.: 01502363-CD
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13.

14,

15.

16.

17,

Covenants, conditions and restrictions but omitting any covenants or restrictions, if any, including
but not limited to those based upon race, color, religion, sex, sexual orientation, familial status,
marital status, disability, handicap, national origin, ancestry, source of income, gender, gender
identity, gender expression, medical condition or genetic information, as set forth in applicable
state or federal laws, except to the extent that said covenant or restriction is permitted by
applicable law, as set forth in the document

Recording Date: August 29, 1980
Recording No.: Book 282, Page 577, as Document No. 98342, Official Records
Affects: Parcel 2

Easement(s) and rights incidental thereto as delineated or as offered for dedication on the Parcel
Map for Newman Construction Ltd.

Recording Date: October 20, 1982
Recording No.: Book 4, Page 941, as Document No. 14256, Official Records
Affects: Parcel 2

Covenants, conditions and restrictions but omitting any covenants or restrictions, if any, including
but not limited to those based upon race, color, religion, sex, sexual orientation, familial status,
marital status, disability, handicap, national origin, ancestry, source of income, gender, gender
identity, gender expression, medical condition or genetic information, as set forth in applicable
state or federal laws, except to the extent that said covenant or restriction is permitted by
applicable law, as set forth in the document

Recording Date: August 16, 1983

Recording No.: Book 346, Page 560, as Document No. 20580, Official Records
Affects: Parcel 2

Modification(s) of said covenants, conditions and restrictions

Recording Date: August 26, 2005

Recording No: 341830, Official Records

Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a
document:

Granted to: Carson City, a political subdivision of the State of Nevada
Purpose: for public purposes

Recording Date: October 5, 1990

Recording No: 106675, Official Records

Affects: The Southerly portion of Parcel 2

Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a
document:

Granted to: Sierra Pacific Power Company, a Nevada corporation
Purpose: one or more underground communication facilities and electric, and gas
distribution facilities and other appurtenances connected therewith
Recording Date: August 3, 2007
Recording No: 370540, Official Records
Affects: Parcel 2
5 Order No.: 01502363-CD
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18.

19,

20.

21.

22.

A deed of trust to secure an indebtedness in the amount shown below,

Amount: $400,000.00

Dated: September 8, 2008

Trustor/Grantor Donald Jackson and Bonnie Jackson, Trustees of the Jackson Family
Living Trust dated May 25, 2000

Trustee: Northern Nevada Title Company, a Nevada corporation

Beneficiary: Mariella Johnson, Trustee of The Mariella Johnson Trust dated October
8, 1996 and restated on October 6, 2004

Recording Date: September 19, 2008

Recording No: 382770, Official Records

Affects: Parcel 2

Easement(s) and rights incidental thereto as delineated or as offered for dedication on the Final
Subdivision Map for Eagle Village Condominiums Phase 1 (a Planned Unit Development)
Recording Date: January 20, 2009

Recording No.: Book 10, Page 2706, as Document No. 385814, Official Records
Affects: Parcel 2

Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a
document:

Granted to: Sierra Pacific Power Company, a Nevada corporation d/b/a NV Energy

Purpose: one or more underground communication facilities and electric and other
appurtenances connected therewith

Recording Date: March 17, 2009

Recording No: 387647, Official Records

Affects: Parcel 2

A deed of trust to secure an indebtedness in the amount shown below,

Amount: $100,000.00

Dated: October 27, 2014

Trustor/Grantor Donald Jackson and Bonnie Jackson, Trustees of the Jackson Famuly
Living Trust dated May 25, 2000

Trustee: Northern Nevada Title Company

Beneficiary: Amy E. Frankwich Jackson, Trustee of the Amy Frankwich Jackson
Revocable Living Trust, dated December 20, 2011

Recording Date: October 28, 2014

Recording No: 448469, Official Records

Affects: Parcel 2

Rights and claims of parties in possession by reason of unrecorded leases, if any, that would be
disclosed by an inquiry of the parties or by an inspection of said Land.

6 Order No.: 01502363-CD
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Note:

Note:

Note:

Note:

Note:

Note:

Note:

INFORMATIONAL NOTES

Property taxes for the fiscal year shown below are PAID. For proration purposes the amounts
are:
Assessor’s Parcel No.: 9-123-04

Fiscal Year: 2014 - 2015
Total Taxes: $33,193.63
Affects: Parcel 1

Property taxes for the fiscal year shown below are PAID. For proration purposes the amounts
are:
Assessor’s Parcel No.: 9-123-38

Fiscal Year: 2014 - 2015
Total Taxes: $3.52
Affects: A portion of Parcel 2

Property taxes for the fiscal year shown below are PAID. For proration purposes the amounts
are:
Assessor’s Parcel No.: 9-123-39

Fiscal Year: 2014 - 2015
Total Taxes: $8,736.41
Affects: A portion of Parcel 2

The charge for a policy of title insurance, when issued through this title order, will be based on
the Basic Title Insurance Rate.

There are NO conveyances affecting said Land recorded within 24 months of the date of this
report.

The following information is provided strictly as an accommodation. According to the Assessor,
the address of the Land is as follows:

Type of Dwelling: Commercial Building
Address: 201 Koontz Lane, Carson City, Nevada
Affects: Parcel 1

The following information is provided strictly as an accommodation. According to the Assessor,
the address of the Land is as follows:

Type of Dwelling: Commercial Building
Address: 250 Eagle Station Lane, Carson City, Nevada
Affects: A portion of Parcel 2

7 Order No.: 01502363-CD
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Order No.: 01502363-CD

EXHIBIT A

Al that certain real property situate in the County of Carson City, State of Nevada, described as follows:
PARCEL 1:

Parcel 1, as shown on the Parcel Map for Borda Property, according to the map thereof, filed in the office
of the County Recorder of Carson City, State of Nevada on March 2, 1976, in Book 2, Page 494, as File
No. 61441, Official Records, being more particularly described as follows:

A parcel of land located in the Northwest % of the Southwest % of Section 29, Township 15 North, Range
20 East, M.D.M., Carson City, Nevada, more particularly described as follows:

COMMENCING at the found mid-section corner of said Section 29, proceed South 00°06’06” East, 660.07
feet, along the centerline of Center Drive, to its intersection with the centerline of Koontz Lane;

Thence North 89°46°58” West, 660.28 feet, along the centerline of Koontz Lane, to its intersection with the
centerline of Silver Sage Drive;

Thence North 89°46°58” West, 661.48 feet along the centerline of Koontz Lane to a point;

Thence South 00°05°12” East, 40.00 feet to a point on the South right of way line of Koontz Lane, which is
the TRUE POINT OF BEGINNING, and the Northeast comer of this parcel;

Proceed thence South 00°05°12” East, 484.00 feet to the Southeast comer of the parcel;

Thence North 89°46'58"” West, 360.00 feet to the Southwest corner of this parcel;

Thence North 00°05°12” West, 484.00 feet to the Northwest corner of this parcel;

Thence South 89°46’58" East, 360.00 feet along the Southerly right of way line of Koontz Lane to the
TRUE POINT OF BEGINNING.

APN:  9-123-04

Document No. 389288 is provided pursuant to the requirements of Section 6.NRS 111.312.

PARCEL 2:

Lot 1 and 2 as shown on the Final Subdivision Map of Eagle Village Condominiums Phase 1, a planned
unit development, according to the map thereof, filed in the office of the County Recorder of Carson City,
State of Nevada, on January 20, 2009, in Book {0, Page 2706, as File No. 385814, Official Records.

APN:  9-123-38 and 39
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Exhibit A (Revised 06-05-14)

CALIFORNIA LAND TITLE ASSOCIATION
STANDARD COVERAGE POLICY - 1990 (04-08-14)

EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss ot

damage, costs, attorneys' fees or expenses which arise by reason of:

1.

(a)  Any law, ordinance or governmental regulation (including but not limited to building or zoning laws, ordinances, or
regulations) restricting, regulating, prohibiting or relating (i) the occupancy, use, or enjoyment of the land; (ii) the
character, dimensions or location of any improvement now or hereafter crected on the land; (iii) a separation in
ownership or a change in the dimensions or area of the land or any parcel of which the land is or was a part; or (iv)
environmental protcction, or the effect of any violation of these laws, ordinances or governmental regulations, except
to the extent that a notice of the enforcement thereof or a notice of a defect, lien, or encumbrance rcsulting from a
violation or alleged violation affecting the land has been recorded in the public records at Date of Policy.

(b) Any governmental police power not excluded by (a) above, except to the extent that a notice of the exercise thercof
or notice of a defect, lien or encumbrance resulting from a violation or alleged violation affecting the land has been
recorded in the public records at Date of Policy.

Rights of eminent domain unless notice of the excreise thereof has been recorded in the public records at Date of Policy,

but not excluding from coverage any taking which has occurred prior to Date of Policy which would be binding on the

rights of a purchaser for value without knowledge.

Defects, liens, encumbrances, adverse claims or other matters:

(2) whether or not recorded in the public records at Date of Policy, but created, suffered, assumed or agreed to by the
insured claimant;

{(b) ot known to the Company, not recorded in the public records at Date of Policy, but known to the insured claimant
and not disclosed in writing to the Company by the insured claimant prior to the date the insured claimant became an
insured under this policy;

(¢) resulting in no loss or damage to the insured claimant;

(d) attaching or created subscquent to Date of Policy; or

{e) resulting in loss or damage which would not have been sustained if the insured claimant had paid value for the
insured mortgage or for the estate or interest insured by this policy. -

Unenforceability of the lien of the insured mortgage because of the inability or failure of the insured at Date of Policy, or
the inability or failure of any subsequent owner of the indebtedness, to comply with the applicable doing business laws of
the state in which the land is situated.

[nvalidity or unenforceability of the lien of the insured mortgage, or claim thereof, which arises out of the transaction
cvidenced by the insured mortgage and is based upon usury or any consumer credit protection or truth in lending law.

Any claim, which arises out of the transaction vesting in the insured the estate of interest insured by this policy or the
transaction creating the interest of the insured lender, by reason of the operation of federal bankruptey, state insolvency or
similar creditors' rights laws.

EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART 1

This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which

arise by reason of:

L.

Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or
asscssments on real property or by the public records.
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Proceedings by a public agency which may result in taxes or assessments, or notices of such proceedings, whether or not
shown by the records of such agency or by the public records.

2. Any facts, rights, interests, or claims which are not shown by the public records but which could be ascertained by an
inspection of the land or which may be asserted by petsons in possession thereof.

3. Easements, liens or encumbrances, or claims thereof, not shown by the public records.

4.  Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts which a correct survey
would disclose, and which are not shown by the public records.

5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c)
water rights, claims or title to water, whether or not the matters excepted under (a), (b) or (c) are shown by the public
records.

6. Any lien or right to a lien for services, labor or material not shown by the public records.

CLTA HOMEOWNER'S POLICY OF TITLE INSURANCE (12-02-13)
ALTA HOMEOWNER'S POLICY OF TITLE INSURANCE

EXCLUSIONS

{n addition to the Exceptions in Schedule B, You are not insured against loss, costs, attomeys’ fees, and expenses resulting from:

1. Governmental police power, and the existence or violation of those portions of any law or government regulation
conceming:

building;

zoning;

land use;

improvements on the Land,
land division; and
environmental protection.

e ae e

This Exclusion does not limit the coverage described in Covered Risk 8.a., 14, 15, 16, 18, 19, 20, 23 or 27.

2. The failure of Your existing structures, or any part of them, to be constructed in accordance with applicable building codes.
This Exclusion does not limit the coverage described in Covered Risk 14 or I5.

3. Theright to take the Land by condemning it. This Exclusion does not limit the coverage described in Covered Risk 17.
4, Risks:

a. thal are created, allowed, or agreed to by You, whether or not they are recorded in the Public Records;

b. that are Known to You at the Policy Date, but not to Us, unless they are recorded in the Public Records at the Policy
Date;

¢. that result in no loss to You; or

d. that first occur after the Policy Date - this does not limit the coverage described in Covered Risk 7, 8.e., 25, 26, 27 or
28.

5. Failure to pay value for Your Title.
6. Lackofaright:

a.  to any land outside the area specifically described and referred to in paragraph 3 of Schedule A; and
b. in streets, alleys, or waterways that touch the Land.

This Exclusion does not limit the coverage described in Covered Risk 11 or 21.

7. The transfer of the Title to You is invalid as a preferential transfer or as a fraudulent transfer or conveyance under federal
bankruptcy, state insolvency, or similar creditors’ rights laws.
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8.  Coutamination, explosion, fire, flooding, vibration, fracturing, earthquake, or subsidence.

9. Negligence by a person or an Entity exercising a right to extract or develop minetals, water, or any other substances.

LIMITATIONS ON COVERED RISKS

Your insurance for the following Covered Risks is limited on the Owner’s Coverage Statement as follows:

For CO\]/ered Risk 16, 18, 19, and 21 Your Deductible Amount and Our Maximum Dollar Limit of Liability shown in
Schedule A.

The deductible amounts and maximum dollar limits shown on Schedule A are as follows:

Our Maximum Dollar

Your Deductible Amount Limit of Liability
1.00% of Policy Amount Shown in Schedule A
or $2,500.00
Covered Risk 16: (whichever is less) $10,000.00
1.00% of Policy Amount Shown in Schedule A
or $5,000.00
Covered Risk 18: {whichever is less) $25,000.00
1.00% of Policy Amount Shown in Schedule A
or $5,000.00
Covered Risk 19: (whichever is less) $25,000.00
1.00% of Policy Amount Shown in Schedule A
or $2,500.00
Covered Risk 21: (whichever is less) $5,000.00

2006 ALTA LOAN POLICY (06-17-06)
EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage,
costs, attomneys' fees, or expenses that arise by reason of:

. (3

(b)

Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting,
regulating, prohibiting, or relating to

(i)  the occupancy, use, or enjoyment of the Land;

(i) the character, dimensions, or location of any improvement erected on the Land;
(iii) the subdivision of land; or

(iv) environmental protection;

or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not
modify or limit the coverage provided under Covered Risk 5.

Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covercd
Risk 6.

2. Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.

3. Defects, liens, encumbrances, adverse claims, or other matters

(a) created, suffered, assumed, or agreed to by the Insured Claimant;

(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured
Claimant and not disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant
became an Insured under this policy;

(c) resulting in no loss or damage to the Insured Claimant;

(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided
under Covered Risk 11, 13 or 14); or

(¢) resulting in loss or damage that would not have becn sustained if the Insured Claimant had paid value for the Insured

Mortgage.
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4.  Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with
applicable doing-business laws of the state where the Land is situated.

5. Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that arises out of the transaction
evidenced by the Insured Mortgage and is based upon usury or any consumer credit protection or truth-in-lending law.

6.  Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the
transaction creating the lien of the Insured Mortgage, is

(a) afraudulent conveyance or fraudulent transfer, or
(b)  apreferential transfer for any reason not stated in Covered Risk 13(b) of this policy.

7; Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching
between Date of Policy and the date of recording of the Insured Mortgage in the Public Records. This Exclusion does not
modify or limit the coverage provided under Covered Risk 11(b).

The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above
Exclusions from Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following
Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE
Except as provided in Schedule B - Part [I, tor This policy does not insure against loss or damage, and the Company will not pay
costs, attomeys’ fees or expenses, that arise by reason of:

PARTI

The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above
Exclusions from Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following
Exceptions from Coverage:

L. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or
assessments on real property or by the Public Records; (b) proceedings by a public agency that may result in taxes or
assessments, or notices of such proceedings, whether or not shown by the records of such agency or by the Public Records.

2. Any facts, rights, interests, or claims that are not shown by the Public Records but that could be ascertained by an
inspection of the Land or that may be asserted by persons in possession of the Land.

3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.

4. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed
by an accurate and complete land survey of the Land and not shown by the Public Records.

S. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c)
water rights, claims or title to water, whether or not the matters excepted under (a), (b), or () are shown by the Public
Records.

6. Any lien or right to a lien for services, labor or material not shown by the Public Records.

PART 1L

In addition to the matters set forth in Part [ of this Schedule, the Title is subject to the following matters, and the Company
insures against loss or damage sustained in the event that they are not subordinate to the lien of the Insured Mortgage:

2006 ALTA OWNER’S POLICY (06-17-06)
EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage,
costs, attomeys' fees, or expenses that arise by reason of:
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l.  (a Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting,
regulating, prohibiting, or relating to

(i)  the occupancy, use, or enjoyment of the Land;

(ii)  the character, dimensions, or location of any improvement erected on the Land;
(iii) the subdivision of land; or

(iv) environmental protection;

or the effect of any violation of these laws, ordinances, or govermnmental regulations. This Exclusion 1(a) does not
modify or limit the coverage provided under Covered Risk 5.

(b)  Any governmental police power. This Exclusion 1(b} does not modify or limit the coverage provided under Covered
Risk 6.

2. Rights of eminent domain, This Exclusion docs not modify or limit the coverage provided under Covered Risk 7 or 8.
3. Defects, liens, encumbrances, adverse claims, or other matters
(a) created, suffered, assumed, or agreed to by the Insured Claimant;

(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured
Claimant and not disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant
became an Insured under this policy;

(6) resulting in no loss or damage to the Insured Claimant;

{d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided
under Covered Risk 9 and 10); or

(e) resulting in loss or damage that would not have been sustained if the insured Claimant had paid value for the Title.

4. Any claim, by reason of the operation of federal bankruptey, state insolvency, or similar creditors™ rights laws, that the
transaction vesting the Title as shown in Schedule A, is

(a) afraudulent conveyance or fraudulent transfer; or
(b) a preferential transfer for any reason not stated in Covered Risk 9 of this policy.

5. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching
between Date of Policy and the date of recording of the deed or other instrument of transfer in the Public Records that vests
Title as shown in Schedule A,

The above policy form may be issued to afford cither Standard Coverage or Extended Coverage. In addition to the above
Exclusions from Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following
Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE

This policy does not insure against loss or damage, and the Company will not pay costs, attomeys’ fees or expenses, that arise by
reason oft

The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above
Exclusions from Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following
Exceptions from Coverage: '

. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes
or assessments on real property or by the Public Records; (b) proceedings by a public agency that may result in
taxes or assessments, ot notices of such proceedings, whether or not shown by the records of such agency or by the
Public Records. ’

2. Any facts, rights, interests, or claims that are not shown in the Public Records but that could be ascertained by an
inspection of the Land or that may be asserted by persons in possession of the Land.

3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.

© California Land Title Association. All rights reserved.
The use of this Form is restricted to CLTA subscribers in goad standing as of the date of use. All other uses are prohibited.
Reprinted under license or express permission from the California Land Title Association.

159



4, Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be
disclosed by an accurate and complete land survey of the Land and that are not shown by the Public Records.

5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof;
(c) water rights, claims or title to water, whether or not the matters excepted under (a), (b), or (c) are shown by the
Public Records.

6.  Any lien or right to a lien for services, labor or material not shown by the Public Records.

A Variable exceptions such as taxes, easements, CC&R’s, etc. shown here.

ALTA EXPANDED COVERAGE RESIDENTIAL LOAN POLICY (12-02-13)
EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage,
costs, attomeys’ fees ot expenscs which arise by reason of:

1.

8.

(a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting,
regulating, prohibiting, or relating to

(i) the occupancy, use, or enjoyment of the Land;

(i) the character, dimensions, or location of any improvement erected on the Land;
(i) the subdivision of land; or

(iv) environmental protection;

or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not
modify or limit the coverage provided under Covered Risk 5, 6, 13(c), 13(d), 14 or 16.

(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered
Risk 5, 6, 13(c), 13(d), 14 or 16.

Rights of eminent domain. This Exclusion does not modity or limit the coverage provided under Covered Risk 7 or 8.
Defects, liens, encumbrances, adverse claims, or other matters
(a) created, suffered, assumed, or agreed to by the Insured Claimant;

{b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant
and not disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an
Insured under this policy;

{c) resulting in no loss or damage to the Insured Claimant;

(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under
Covered Risk 11, 16, 17, 18, 19, 20, 21, 22, 23, 24, 27 or 28); or

(€) resulting in loss or damage that would not havc been sustained if the Insured Claimant had paid value for the Insured
Mortgage.

Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with
applicable doing-business laws of the state where the Land is situated.

Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that arises out of the transaction
evidenced by the Insured Mortgage and is based upon usury, or any consumer credit protection or truth-in-lending law. This
Exclusion does not modify or limit the coverage provided in Covered Risk 26.

Any claim of invalidity, unenforceability or lack of priority of the lien of the Insured Mortgage as to Advances or
modifications made after the Insured has Knowledge that the vestee shown in Schedule A is no longer the owner of the
estate or interest covered by this policy. This Exclusion does not modify or limit the coverage provided in Covered Risk 11.

Any licn on the Title for real estate taxes or assessments imposed by govemmental authority and created or attaching
subsequent to Date of Policy. This Exclusion does not modify or limit the coverage provided in Covered Risk 11(b) or 25.

The failure of the residential structure, or any portion of it, to have been constructed before, on or after Date of Policy in
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accordance with applicable building codes. This Exclusion does not modify or limit the coverage provided in Covered Risk
Soré.

9. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the
transaction creating the lien of the Insured Mortgage, is
(a) a fraudulent conveyance or fraudulent transfer, or
(b) a preferential transfer for any reason not stated in Covered Risk 27(b) of this policy.

10. Contamination, explosion, fire, flooding, vibration, fracturing, earthquake, or subsidence.

11. Negligence by a person or an Entity exercising a right to extract or develop minerals, water, or any other substances.
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Note: Notice of Available Title Insurance and Escrow Discounts

Your transaction may qualify for one of the discounts shown below. In order to receive these discounts, you will need to contact your
escrow officer or a company representative to determine if you qualify and to request the discount. Your escrow officer or company
representative will provide a full description of the terms, conditions and requirements associated with each discount.

Available Title Insurance Discounts (These discounts will apply to all transactions where the company is issuing a policy of
title insurance, including such transactions where the company is not providing escrow closing services.

CREDIT FOR PRELIMINARY TITLE REPORTS AND/OR COMMITMENT CANCELLATION CHARGES ON
SUBSEQUENT POLICIES

Where an order was cancelled and no major change in the title has occurred since the issuance of the original report or commitment,
and the order is reopened within 24 - 36 months, all or a portion of the charge previously paid upon the cancellation of the report or
commitment may be credited on a subsequent policy charge.

SHORT TERM RATE

The Short Term Rate is a reduction of the applicable insurance rate which is allowable only when the current order is placed within 60
months from the date of issuance of a prior policy of title insurance to the vested owner or an assignee of the interest insured. The
short term rate is 80% of the Basic Rate. Unless otherwise stated, the reduction only applies to policies priced at 80% or greater of the
basic rate. This reduction does not apply to Short Sale transactions or to any surcharge calculated on the basic rate.

PRIOR POLICY DISCOUNT (APPLICABLE TO ZONE 2, DIRECT OPERATIONS ONLY)

The Prior Policy Discount will apply when a seller or borrower provides a copy of their owner’s policy upon opening escrow. The
prior policy rate is 70% of the applicable owner’s title premium. This discount may not be used in combination with any other
discount and can only be used in transactions involving property located in Zone 2 (Zone 2 includes all Nevada counties except Clark,
Lincoln and Nye) that are handled by a direct operation of the FNF Family of Companies.

CHURCHES OR CHARITABLE NON-PROFIT ORGANIZATIONS

On properties used as a church or for charitable purposes within the scope of the normal activities of such entities the charge for a
policy shall be 50% to 70% of the appropriate title insurance rate, depending on the type of coverage selected. This discount shall not
apply to charges for loan policies issued concurrently with an owner’s policy.

EMPLOYEE RATE

No charge shall be made to employees of the Company, its subsidiary or affiliated companies (including employees on approved
retirement) for policies issued in connection with financing, refinancing, sale or purchase of the employee’s bonafide home property.
Waiver of such charges is authorized only in connection with those costs which the employee would be obligated to pay, by
established custom, as a party to the transaction.

INVESTOR RATE

This rate is available for individuals, groups of individuals or entities customarily engaged in real estate investments. The parties must
provide reasonable proof that they currently hold title to or have transferred title to three (3) or more investment properties in the State
of Nevada within the past twelve (12) months to qualify for this rate. On a sale transaction, the investor ratc is 70% of the basic rate.
This reduction does not apply to any surcharge calculated on the basic rate. On a refinance transaction or where the investor is
obtaining a loan subsequent to a purchase, the rate shall be 85% of the applicable rate with a minimum charge of $385.00. The loan

discount shall only apply to transactions priced under Section 5.1 B (1b) of the title insurance rate manual. This rate is available upon
request only.

Available Escrow Discounts These discounts will apply only to the escrow fee portion of your settlement charges, and the
discounts will apply only if the company is issuing a policy of title insurance in conjunction with providing escrow services.

SENIOR CITIZEN RATE

If a valid identification is provided, principals to a given transaction who qualify as Senior Citizens (55 year of age and over) shall be
charged 70% of their portion of the escrow fee wherein a valid identification is provided. This discount shall only apply on residential
resale transactions wherein the principal resides in the subject property. This discount may not be used in combination with any other
escrow rate discount. This rate is available upon request only.

MILITARY DISCOUNT
Any person on active military duty or a Veteran of the U.S. Armed Forces shall be charged 80% of their portion of the escrow fee. A
copy of a current military identification card or a copy of the DD-214 (Certificate of Release or Discharge from Active Duty) must be

provided. This discount may not be used in combination with any other discount. This rate is for sale transaction and it is available
upon request only.
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FIRST TIME HOMEBUYER RATE (APPLICABLE TO ZONE 2 ONLY)

A first time homebuyer of an owner-occupied residential property shall be charged 75% of their portion of the escrow fee, provided
reasonable evidence is presented that this is their first home. Applies to all counties except Clark, Lincoln and Nye. This discount may
not be used in combination with any other discount. This rate is for sale transactions and it is available upon request only.

EMPLOYEE RATES

An employee will not be charged an escrow fee for the purchase, sale or refinance of the employee's primary residence. The employee
must be a principal to the transaction and the request for waiver of fees must be submitted to Management prior to approval.
INVESTOR RATE

This rate is available for individuals, groups of individuals or entities customarily engaged in real estate transactions. The parties must
provide reasonable proof that they currently hold title to or have transferred title to three (3) or more investment properties within the

State of Nevada within the past twelve (12) months to qualify for this rate. The charge is 70% of their portion of the escrow fee. This

discount may not be used in combination with any other discount. This rate is for sale transactions and it is available upon request,
only.
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FIDELITY NATIONAL FINANCIAL
PRIVACY NOTICE

Fidelity National Financial, Inc. and its majority-owned subsidiary
companies providing real estate- and loan-related services (collectively,
“FNF”, “our” or “we") respect and are committed to protecting your
privacy, This Privacy Notice lets you know how and for what purposes
your Personal [nformation (as defined herein) is being collected,
processed and used by FNF. We pledge that we will take reasonable
steps to ensure that your Personal Information will only be used in ways
that are in compliance with this Privacy Notice. The provision of this
Privacy Notice to you does not creatc any express or implied
velationship, or create any express or implied duty or other obligation,
between Fidelity National Financial, Inc. and you. See also No
Representations or Warranties below.

This Privacy Notice is only in effect for any generic information and
Personal Information collected and/or owned by FNF, including
collection through any FNF website and any online features, services
and/or programs offered by FNF (collectively, the “Website"™). This
Privacy Notice is not applicable to any other web pages, mobile
applications, social media sites, cmail lists, generic information or
Personal Information collected and/or owned by any entity other than
FNF.

How Information is Collected

The types of personal information FNF collects may include, among
other things (collectively, “Personal [nformation”): (1) contact
information (e.g., name, address, phone number, cmail address); (2)
demographic information (e.g., date of birth, gender marital status); (3)
Internet protocol (or IP) address or device ID/UDID; (4) social security
number (SSN), student [D (SIN), driver’s license, passport, and other
government [D numbers; (5) financial account information; and (6)
information related to offenses or criminal convictions.

In the course of our business, we may collect Personal Information

about you from the following sources:

e  Applications or other forms we receive from you or your
authorized representative;

e Information we receive from you through the Website;

e Information about your transactions with ot services performed by
us, our affiliates, or others; and

e From consumer or other reporting agencies and public records
maintained by governmental entities that we either obtain directly
from those entities, or from our affiliates or others.

Additional Ways Information is Collected Through the Website

Browser Log Files. Our servers automatically log each visitor to
the Website and collect and record certain information about each
visitor. This information may include IP address, browser language,
browser type, operating system, domain names, browsing history
(including time spent at a domain, time and date of your visit),
referring/exit web pages and URLs, and number of clicks. The domain
name and [P address reveal nothing personal about the user other than
the IP address from which the user has accessed the Website.

Cookies. From time to time, FNF or other third parties may send a
“cookie’™ o your computer. A cookie is a small piece of data that is sent
to your Internet browser from a web server and stored on your
computer’s hard drive and that can be re-sent to the serving website on
subsequent visits. A cookie, by itself, cannot read other data from your
hard disk or read other cookie files already on your computer. A cookie,
by itself, does not damage your system. We, our advertisers and other
third partics may use cookies to identify and keep track of, among other
things, those areas of the Website and third party websites that you have
visited in the past in order to enhance your next visit to the Website.
You can choose whether or not to accept cookies by changing the
settings of your Intemet browser, but some functionality of the Website
may be impaired or not function as intended. See the Third Party Opt
Qut section below.

Privacy Notice
Effective: May 1,2015

Web Beacons. Some of our web pages and electronic
communications may contain images, which may or may not be visible
to you, known as Web Beacons (sometimes referred to as “clear gifs”).
Web Beacons collect only limited information that includes a cookie
number; time and date of a page view; and a description of the page on
which the Web Beacon resides. We may also carry Web Beacons placed
by third party advertisers. These Web Beacons do not carry any Personal
Information and are only used to track usage of the Website and
activities associated with the Website. See the Third Party Opt Out

section below.

Unique Identifier. We may assign you a unique internal identifier
to help keep track of your future visits. We may use this information to
gather aggregate demographic information about our visitors, and we
may use it to personalize the information you see on the Website and
some of the electronic communications you receive from us, We keep
this information for our internal use, and this information is not shared
with others.

Third Party Opt Out. Although we do not presently, in the future we
may allow third-party companies to serve advertisements and/or collect
certain anonymous information when you visit the Website. These
companies may use non-personally identifiable information (e.g., click
stream information, browser type, time and date, subject of
advertisements clicked or scrolled over) during your visits to the
Website in order to provide advertisements about products and services
likely to be of greater interest to you. These companies typically use a
cookie or third party Web Beacon to collect this information, as further
described above. Through these technologies, the third party may have
access to and use non-personalized information about your online usage
activity.

You can opt-out of certain online behavioral services through any one of
the ways described below. After you opt-out, you may continue to
receive advertisements, but those advertisements will no longer be as
relevant to you.

e You can opt-out via the Network Advertising Initiative industry
opt-out at htip://www.networkadvertising.org/.

e You can opt-out via the Consumer
http://www.aboutads.info.

e  For those in the U.K., you can opt-out via the IAB UK's industry
opt-out at hitp://www.youronlinechoices.com,

e You can configure your web browser (Chrome, Firefox, Intemet
Explorer, Safari, etc.) to delete and/or control the use of cookies.

Choice Page at

More information can be found in the Help system of your browser.
Note: If you opt-out as described above, you should not delete your
cookies. If you delete your cookies, you will need to opt-out again.

Use of Personal Information
Information collected by I'NF is used for three main purposes:

e To provide products and services to you or one or more third party
service providers (collectively, “Third Parties”) who are obtaining
services on your behalf or in connection with a transaction
involving you.

e To improve our products and services that we perform for you or
for Third Parties.

e To communicate with you and to inform you about FNF’s, FNE’s
affiliates and third parties’ products and services.

When Information Is Disclosed By FNF

We may provide your Personal Information (excluding information we
receive from consumer or other credit reporting agencies) to various
individuals and companies, as permitted by law, without obtaining your
prior authorization. Such laws do not allow consumers to restrict these
disclosures. Disclosures may include, without limitation, the following:
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e To agents, brokers, representatives, or others to provide you with
services you have requested, and to enable us to detect or prevent
criminal  activity, fraud, material mistepresentation, or
nondisclosure in connection with an insurance transaction;

e To third-party contractors or service providers who provide
services or perform marketing services or other functions on our
behalf;

e To law enforcement or other governmental authority in connection
with an investigation, or civil or criminal subpoenas or court
orders; and/or

e To lenders, lien holders, judgment creditors, or other parties
claiming an encumbrance or an interest in title whose claim or
interest must be determined, settled, paid or released prior to a title
or escrow closing.

In addition to the other times when we might disclose information about
you, we might also disclose information when required by law or in the
good-faith belief that such disclosure is necessary to: (1) comply with a
legal process or applicable laws; (2) enforce this Privacy Notice; (3)
respond to claims that any materials, documents, images, graphics,
logos, designs, audio, video and any other information provided by you
violates the rights of third parties; or (4) protect the rights, property or
personal safety of FNF, its users or the public.

We maintain reasonable safeguards to keep the Personal Information
that is disclosed to us secure. We provide Personal Information and non-
Personal Information to our subsidiaries, affiliated companies, and other
businesses or persons for the purposes of processing such information
on our behalf and promoting the services of our trusted business
partners, some or all of which may store your information on servers
outside of the United States. We require that these parties agree to
process such information in compliance with our Privacy Notice or ina
similar, industry-standard manner, and we use reasonable efforts to limit
their use of such information and to use other appropriate confidentiality
and security measures. The use of your information by one of our trusted
business partners may be subject to that party's own Privacy Notice. We
do not, however, disclose information we collect from consumer or
credit reporting agencies with our affiliates or others without your
consent, in conformity with applicable law, unless such disclosure is
otherwise permitted by law.

We also reserve the right to disclose Personal Information and/or non-
Personal Information to take precautions against liability, investigate
and defend against any third-party claims or allegations, assist
government enforcement agencies, protect the security or integrity of the
Website, and protect the rights, property, or personal safety of FNF, our
users or others.

We reserve the right to transfer your Personal Information, as well as
any other information, in connection with the sale or other disposition of
all or part of the FNF business and/or assets. We also cannot make any
representations regarding the use or transfer of your Personal
Information or other information that we may have in the event of our
bankruptcy, reorganization, insolvency, receivership or an assignment
for the benefit of creditors, and you expressly agree and consent to the
use and/or transfer of your Personal Information or other information in
connection with a sale or transfer of some or all of our assets in any of
the above described proceedings. Furthermore, we cannot and will not
be responsible for any breach of security by any third parties or for any
actions of any third parties that receive any of the information that is
disclosed to us.

Information From Children

We do not collect Personal Information from any person that we know
to be under the age of thirteen (13). Speifically, the Website is not
intended or designed to attract children under the age of thirteen (13).
You affirm that you are either more than 18 years of age, or an
emancipated minor, or possess legal parental or guardian consent, and
are fully able and competent to enter into the terms, conditions,
obligations, affirmations, representations, and warranties set forth in this

Privacy Notice
Cffective: May 1, 2015

Privacy Notice, and to abide by and comply with this Privacy Notice. In
any case, you affirm that you are over the age of 13, as THE WEBSITE
IS NOT INTENDED FOR CHILDREN UNDER 13 THAT ARE
UNACCOMPANIED BY HIS OR HER PARENT OR LEGAL
GUARDIAN.

Parents should be aware that FNF's Privacy Notice will govern our use
of Personal Information, but also that information that is voluntarily
given by children — or others — in email exchanges, bulletin boards or
the like may be used by other parties to generate unsolicited
communications. FNF encourages all parents to instruct their children in
the safe and responsible use of their Personal Information while using
the Intemet.

Privacy Outside the Website

The Website may contain various links to other websites, including links
to various third party service providers. FNF is not and cannot be
responsible for the privacy practices or the content of any of those other
websites. Other than under agreements with certain reputable
organizations and companies, and except for third party service
providers whose services either we use or you voluntarily elect to
utilize, we do not share any of the Personal Information that you provide
to us with any of the websites to which the Website links, although we
may share aggregate, non-Personal Information with those other third
parties. Please check with those websites in order to determine their
privacy policies and your rights under them.

European Union Users

If you are a citizen of the Europcan Union, please note that we may
transfer your Personal [nformation outside the European Union for use
for any of the purposes described in this Privacy Notice. By providing
ENF with your Personal Information, you consent to both our collection
and such transfer of your Personal Information in accordance with this
Privacy Notice.

Choices With Your Personal Information

Whether you submit Petsonal Information to FNF is entirely up to you.
You may decide not to submit Personal Information, in which case FNF
may not be able to provide certain services or products to you.

You may choose to prevent FNF from disclosing or using your Personal
Information under certain circumstances (“opt out™). You may opt out of
any disclosure or use of your Personal Information for purposes that are
incompatible with the purpose(s) for which it was originally collected or
for which you subsequently gave authorization by notifying us by one of
the methods at the end of this Privacy Notice. Furthermore, even where
your Personal [nformation is to be disclosed and used in accordance
with the stated purposes in this Privacy Notice, you may elect to opt out
of such disclosure to and use by a third party that is not acting as an
agent of FNF. As described above, there are some uses from which you
cannot opt-out.

Please note that opting out of the disclosure and use of your Personal
Information as a prospective employce may prevent you from being
hired as an employec by FNF to the extent that provision of your
Personal Information is required to apply for an open position.

If FNF collects Personal Information from you, such information will
not be disclosed or used by FNF for purposes that are incompatible with
the purpose(s) for which it was originally collected or for which you
subsequently gave authorization unless you affirmatively consent to
such disclosure and use.

You may opt out of online behavioral advertising by following the
instructions set forth above under the above section “Additional Ways
That Information [s Collected Through the Website,” subsection “Third
Party Opt Qut.”

Access and Correction

To access your Personal Information in the possession of FNF and
correct inaccuracies of that information in our records, please contact us
in the manner specified at the end of this Privacy Notice. We ask
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individuals to identify themselves and the information requested to be
accessed and amended before processing such requests, and we may
decline to process requests in limited circumstances as permitted by
applicable privacy legislation.

Your California Privacy Rights

Under California's “Shine the Light” law, California residents who
provide certain personally identifiable information in connection with
obtaining products or services for personal, family or household use are
entitled to request and obtain from us once a calendar year information
about the customer information we shared, if any, with other businesses
for their own direct marketing uses. If applicable, this information
would includc the categories of customer information and the names and
addresses of those businesses with which we shared customer
information for the immediately prior calendar year (e.g., requests made
in 2015 will receive information regarding 2014 sharing activities).

To obtain this information on behalf of FNF, please send an email
message to privacy@fnf.com with “Request for California Privacy
Information” in the subject line and in the body of your message. We
will provide the requested information to you at your email address in
response.

Please be aware that not all information sharing is covered by the “Shine
the Light” requirements and only information on covered sharing will be
included in our response.

Additionally, because we may collect your Personal Information from
time to time, California’s Online Privacy Protection Act requires us to
disclose how we respond to “do not track” requests and other similar
mechanisms. Currently, our policy is that we do not recognize “do not
track” requests from Internet browsers and similar devices.

FNF Compliance with California Online Privacy Protection Act

For some websites which FNF or one of its companies owns, such as the
Customer CareNet (“CCN™), FNF is acting as a third party service
provider to a mortgage loan servicer. In those instances, we may collect
certain information on behalf of that mortgage loan servicer for fulfilling
a service to that mortgage loan servicer. For example, you may access
CCN to complete a transaction with your mortgage loan servicer. During
this transaction, the information which we may collect on behalf of the
mortgage loan servicer is as follows:

First and Last Name

Property Address

User Name

Password

Loan Number

Social Security Number - masked upon entry
Email Address

Three Security Questions and Answers

IP Address

The information you submit is then transferred to your mortgage loan
servicer by way of CCN.

The mortgage loan servicer is responsible for taking action or
making changes to any consumer information submitted through
this website. For example, if you believe that your payment or user
information is incorrect, you must contact your mortgage loan
servicer.,

Privacy Notice
Effective: May 1,2015

CCN does not share consumer information with third parties, other than
those with which the mortgage loan servicer has contracted to interface
with the CCN application.

All sections of the FNF Privacy Notice apply to your interaction with
CCN, except for the sections titled Choices with Your Personal
Information and Access and Correction. If you have questions regarding
the choices you have with regard to your personal information or how to
access or correct your personal information, you should contact your
mortgage loan servicer.

No Representations or Warranties

By providing this Privacy Notice, Fidelity National Financial, Inc. does
not make any representations or warranties whatsoever concerning any
products or services provided to you by its majority-owned subsidiaries.
In addition, you also expressly agree that your use of the Website is at
your own risk. Any services provided to you by Fidelity National
Financial, Inc. and/or the Website are provided “as is" and “as
available” for your use, without representations or warranties of any
kind, either express or implied, unless such warranties are legally
incapable of exclusion. Fidelity Naticnal Financial, Inc. makes no
representations or warranties that any services provided to you by it or
the Website, or any services offered in connection with the Webhsite are
or will remain uninterrupted or error-free, that defects will be corrected,
or that the web pages on or accessed through the Website, or the servers
used in connection with the Website, are or will remain free from any
viruses, worms, time bombs, drop dead devices, Trojan horses or other
harmful components. Any liability of Fidelity National Financial, Inc.
and your exclusive remedy with respect to the use of any product or
service provided by Fidelity National Financial, Inc. including on or
accessed through the Website, will be the re-performance of such
service found to be inadequate.

Your Consent To This Privacy Notice

By submitting Personal Information to FNF, you consent to the
collection and use of information by us as specified above or as we
otherwise see fit, in compliance with this Privacy Notice, unless you
inform us otherwise by means of the procedure identified below. If we
decide to change this Privacy Notice, we will make an cffort to post
those changes on the Website. Each time we collect information from
you following any amendment of this Privacy Notice will signify your
assent to and acceptance of its revised terms for all previously collected
information and information collected from you in the future. We may
use comments, information or feedback that you may submit in any
manner that we may choose without notice or compensation to you.

If you have additional questions or comments, please let us know by
sending your comments ot requests to:

Fidelity National Financial, Inc.
601 Riverside Avenue
Jacksonville, Florida 32204
Attn: Chief Privacy Officer
(888) 934-3354
privacy@fnf.com

Copyright © 2015. Fidelity National Financial, Inc. All Rights
Reserved.

EFFECTIVE AS OF: MAY 1,2015
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% Manhard

July 23, 2015

Rory Hogen

Carson City Engineering
108 East Proctor Street
Carson City, NV 83701

Re: Conceptual Drainage Analysis Summary for Jackson Village Tentative Map
Dear Rory,

This letter is 2 summary of the conceptual drainage analysis completed as part of the Jackson Village
Tentative Map submittal. Jackson Village is a proposed residential development located on the north side
of Eagle Station Lane between South Carson Street and Silver Sage Drive in Carson City, Nevada (APN:
000-123-38 & 39). The proposed 41 unit single-family development will be constructed on the vacant 3.66
acre site.

The area has been previously mass graded and generally drains from southwest to northeast. This
existing drainage pattern will be retained with the proposed roads, iots, parking, and common areas graded
to drain to a low point in the northeast comer where a detention basin is propcsed. Storm drain facilities
within roadway will outlet to the detention basin. Currently an approximately 6 feet tall masonry
sound/retaining wall bounds the site on the west, east, and north sides. This wall is anticipated to remain
in place except where an emergency overflow passage will be constructed for the detention basin. The
controlled outlet of the basin will attenuate runoff from storm evenis and convey storm waler at pre-
development or lower flow rates through proposed piping to an existing 24" storm drain pipe within Kooniz
Lane. The emergency overflow drainage will follow the general pre-development drainage path through
the parcel to the north; a drainage and maintenance easament is proposed for this parcel for conveyance
of the runoff in storm events in excess of the design storm and maintenance of the proposed storm drain
pipe. The site is currently un-vegetated so the proposed development will greatiy benefit the erosion
conirol measures by installing temporary and permanent BMPs and landscaping.

Below is 2 summary table of the Rational Method conceptual drainage analysis for this site as a single
basin with 2n assumed time of concentration of 10 minutes:

Storm Event C (in/hr) A (acres) Q (cfs)
Existing 5-year 0.20 1.46 3.66 1.07
Existing 100-year 0.50 3.54 3.66 £.48
Proposed 5-year 0.54 1.46 3.66 2.89
Proposed 100-year 0.72 3.54 3.66 9.33

The proposed development will improve the existing on site drainage condition by reducing peak runoff,
enhancing erosion control, and providing an engineered emergency overflow path. A final, comprehensive
drainage analysis will be performed at the final design stage.

Marhaen Donsuipog © 9250 Uoulbite B Sowavara, Slike W Sean, Nevaos BESBE2T o 770740300 v mananart 172



If you have any questions or concems piease contact us at 775-746-3500.
Sincerely,

MANHARD CONSULTING

Daniel C. Birchfield, P.E., LEED AP
Project Manager

173



SOLAEGUI

ENGINEERS

July 17,2015

Patrick Pittenger

Carson City Public Works
3505 Butti Way

Carson City, Nevada 89701

RE: Jackson Village
Dear Patrick:

At the request of our client we are providing this traftic engineering information for the proposed
Jackson Village residential development in Carson City, Nevada. The project site is located on the
north side of Eagle Station Lane directly east of the Kohl’s store and north of the JC Penney’s store.
Figure 1 shows the location of the project site. The project will include the construction of a
residential development containing a total of 41 single family homes.

The purpose of this letter is to address scope of work items established by Carson City Public
Works. This letter includes trip generation, distribution, and assignment calculations; a review of
existing and existing plus project turning movement volumes; capacity analysis of the project
driveway and JC-Penney’s and Kohl’s driveways for the AM and PM peak hours; and a review of
driveway spacing. These items are discussed below. ‘

Trip Generation

Trip generation for the project was calculated based on rates obtained from the Ninth Edition of /TF
Trip Generation (2012) for Land Use 210: Single Family Detached housing. Trip generation was
calculated for the peak hours occurring between 7:00 and 9:00 AM and 4:00 and 6:00 PM. These
time periods correspond to the peak hours of adjacent street traffic. The trip generation worksheet
is attached. Table 1 shows a summary of the average daily traffic (ADT) volumes and peak hour
volumes generated by the proposed land use.

TABLE 1
TRIP GENERATION
AM PEAK HOUR PM PEAK HOUR
ITE LAND USE ADT IN OUT | TOTAL | IN OUT | TOTAL
Single Family (41 Dwelling Units) 390 8 23 31 26 15 41

Solaegui Engineers Ltd. * 715 H Street « Sparks, Nevada 89431 « 775/358-1004 « FAX 775/358-1098

Civil & Traffic Engineers
e-mail: psolaegui@aol.com
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Trip Distribution and Assignment

The distribution of the project traffic to the key intersections was estimated based on a review of
existing peak hour traffic patterns and the locations of attractions and productions ih the area. It is
estimated that the trip distribution will be 60% to/from the west and 40% to/from the east. The
project trips shown in Table 1 were subsequently assigned to the driveways based on these
percentages. Figure 2 shows the trip distribution and trip assignment. '

Existing and Projected Traffic Volumes

Existing peak hour turning movement volumes at the driveways were obtaingd from traffic
counts taken during May of 2015. The project driveway is constructed but is currently gated.
Figure 3 shows the existing turning movement volumes for the AM and PM peak hours. Figure
4 shows the existing plus project turning movement volumes during the AM and PM peak hours.
The existing plus project turning movement volumes were obtained by adding the trip assignment
volumes shown on Figure 2 to the existing turning movement volumes shown on Figure 3.

Intersection Capacity Analysis

The three driveways were analyzed for capacity based on procedures presented in the Highway
Capacity Manual (2010), prepared by the Transportation Research Board, for unsignalized
intersections. The most current version of the Highway Capacity Computer Software was used.

The result of capacity analysis is a level of service (LOS) rating for each unsignalized
intersection minor movement. Level of service is a qualitative measure of traffic operating
conditions where a letter grade “A” through “F”, corresponding to progressively worsening
traffic operation, is assigned to the minor movement.

The Highway Capacity Manual defines level of service for stop controlled intersections in terms
of computed or measured control delay for each minor movement. Level of service is not
defined for the intersection as a whole. The level of service criteria for unsignalized intersections
is shown in Table 2.

TABLE 2
LEVEL OF SERVICE CRITERIA FOR UNSIGNALIZED INTERSECTIONS
LEVEL OF SERVICE DELAY RANGE (SEC/VEH)
A <10
B >10 and <15
C >13 and <25
D >25 and <35
E >35 and <50
F >50
2
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Table 3 shows the level of service and delay results at the driveways for the existing and existing
plus project scenarios. The capacity worksheets are attached.

TABLE 3
INTERSECTION LEVEL OF SERVICE AND DELAY RESULTS
EXISTING EXIST. + PROJECT

INTERSECTION AM PM AM PM
Eagle Station & JC Penney’s Driveway

WB Left A73 A7.6 A73 A77

NB Left-Right A8.9 B10.7 AS.0 B10.9
Eagle Station & Kohl’s Driveway

EB Left A73 A75 A74 A75

SB Left-Right AB.6 B10.3 A8.7 B10.5
Eagle Station & Project Driveway

EB Left N/A N/A A73 AT.6

SB Left-Right N/A N/A A8.9 A9.7

The Eagle Station Lane/JC Penney’s Driveway intersection was analyzed for ¢apacity as an
unsignalized three-leg intersection with stop control at the south approach for the existing and
existing plus project turning movement volumes. The intersection minor movements currently
operate at LOS B or better during the AM and PM peak hours. For the existing plus project
scenario the intersection minor movements continue to operate at LOS B or better during the AM
and PM peak hours. The intersection was analyzed with the existing lanes which include one left
turn lane and one through lane at the east approach, one shared through-right turn lane at the west
approach, and one shared left turn-right turn lane at the south approach.

The Eagle Station Lane/Kohl’s Driveway intersection was analyzed for capacity as an
unsignalized three-leg intersection with stop control at the north approach for the existing and
existing plus project turning movement volumes. The intersection minor movements currently
operate at LOS B or better during the AM and PM peak hours. For the existing plus project
scenario the intersection minor movements continue to operate at LOS B or better during the AM
and PM peak hours. The intersection was analyzed with the existing lanes which include one left
turn lane and one through lane at the west approach, one shared through-right turn lane at the east
approach, and one shared left turn-right turn lane at the north approach.

The Eagle Station Lane/Project Driveway intersection was analyzed for capacity as an
unsignalized three-leg intersection with stop control at the north approach for the existing plus
project turning movement volumes. The intersection minor movements are anticipated to operate
at LOS A during the AM and PM peak hours. The intersection was analyzed with the existing
lanes which include one left tum lane and one through lane at the west approach, one shared
through-right turn lane at the east approach, and one shared left turn-right turn lane at the north
approach.
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Driveway Spacing

Driveway spacing was subsequently reviewed for the existing driveways on Eagle Station Lane.
Carson City standards indicate that the preferred center to center driveway spacing on a collector
with a 30 mile per hour speed limit shall be 185 feet and minimum spacing shall be 125 feet. The
centerline spacing between the project driveway and the adjacent Kohl’s driveway is 225 feet
which meets Carson City design standards. The centerline spacing between the project driveway
and the JC Penney’s driveway is over 300 feet which also meets Carson City design standards.

Conclustons

The three key driveways analyzed in this traffic review letter currently operate at acceptable levels
of service and will continue to do so with the addition of traffic volumes generated by the
residential development. The project driveway is currently constructed and meets spacing
requirements from the Kohl’s and JC Penney’s driveways. No improvements are recommended at
the three key driveways on Eagle Station Lane.

We trust that this information will meet your requirements. Please call if you have any questions or
comments.

EXP ¢-30714

Enclosures

Letters/Carson City/Jackson Village
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Trip Generation Summary - Alternative 1

Project: New Project Open Date:  7/16/2015
Alternative: Alternative 1 Analysis Date: 7/16/2015
AM Peak Hour of PM Peak Hour of
Average Daily Trips Adjacent Street Traffic Adjacent Street Traffic
(TE Land Use Enter Exit Total _ _Enter Exit Total _Enter _ Exit Total
210 SFHOUSE 1 195 195 390 8 23 31 26 15 41
41 Dwelling Units -

Unadjusted Volume

Internal Capture Trips

Pass-By Trips

Volume Added to Adjacent Streets

o O O O
o o o O
o O O O
o O o o
O ©C o O
o o o o
o O O o
o o O o
o O o O

Total AM Peak Hour Internal Capture = 0 Percent

Total PM Peak Hour Internal Capture = 0 Percent

Source: Institute of Transportation Engineers, Trip Generation Manual 9th Edition, 2012
TRIP GENERATION 2014, TRAFFICWARE, LLC

178



ENGINEERS LTD.

-~ PAMESE / L TRAVIS T, P
PIOCHE ST.
WIALAK| ST. (
; LANDER DR.
— £ | ! .
. .
1 . \ 9 TUSARORA WY.
MOSES ST, L | J
BEEEER
[T )]
f | ) |
| | [
‘ | ! | / KOONTZ LN.

5
g
3

[ SOLAEGUI ]

N.T.S.

SILVER SAGE DR.

L
I

EAGLE STATION LN.

- PROJECT ]
SITE
___ CLEARVIEW OR.

/ 8 t’_'
&,
Y

JACKSON VILLAGE

CURRY ST.

CENTER DR

OVERLAND ST. !

VICINITY MAP
FIGURE 1

179



[ SOLAEGUI ]

ENGINEERS LTD.

N.T.S.

KOHL'S BACK PROJECT
DRIVEWAY DRIVEWAY

g2 40%
EAGLE STATION LN. ~—14(9) -—14(9) 24 ™300 4
&b 5(16)—w 5(16)—» 5(16)—Y
60%
JC PENNEY'S
DRIVEWAY

LEGEND
— AM PEAK HOUR
(-) PM PEAK HOUR

JACKSON VILIAGE

TRIP DISTRIBUTION AND ASSIGNMENT

FIGURE 2

180



SOLAEGUI j

ENGINEERS LTD.

NT.S.

KOHL'S BACK PROJECT
DRIVEWAY DRIVEWAY
gc
~—48(101) TS | x—2(2) 7
EAGLE STATION LN, »—9(26) 4 [=—s30127) ~—55(129)
44112} | % 2(3)—* 47(349—>
4(52 o5 47(148)—>
(52)—y 28 (148)
O 0
JC PENNEY'S
DRIVEWAY
LEGEND

— AM PEAK HOUR
(=) PM PEAK HOUR

JACKSON VILLAGE

EXISTING TURNING MOVEMENT VOLUMES
FIGURE 3

181



[ SOLAEGUI j
ENGINEERS LTD.

N.T.S.

KOHL'S BACK PROJECT
DRIVEWAY DRIVEWAY
P &~
eg Fe
<—62(110) *— 2(2) - & | %—3(10)
EAGEE STATION! LA, »—9(26) ) ~—67(136) 4 <550129)
48(128)—» ‘ﬁ ( 23— 5(16)—"
152~ | 2o 52(164)— 47(149)—>
£
JC PENNEY'S
DRIVEWAY
LEGEND

- AM PEAK HOUR
(=) PM PEAK HOUR

JACKSON VILLAGE

EXISTING PLUS PROJECT TURNING MOVEMENT VOLUMES
FIGURE 4

182



HCS+: Unsignalized Intersections Release 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst: MSH

Agency/Co.: Solaegui Engineers

Date Performed: 5/22/2015

Analysis Time Period: AM Peak Hour

Intersection: Eagle Station & Penney's Dwy.
Jurisdiction: Carson City

Units: U. S. Customary

Bnalysis Year: Existing

Proiject ID:

East/West Street: Eagle Staticn Lane
North/South Street: Penney's Driveway
Intersection Orientation: EW Study period {(hrs): 0.25

Vehicle Volumes and Adjustments

Major Street: Approach Eastbound Westbound
Movement 1 2 3 | 4 5 6
L T R | L iy R
Volume 44 4 S 48
Peak-Hour Factor, PHF 0.90 0.90 0.90 0.90
Hourly Flow Rate, HFR 48 4 10 53
Percent Heavy Vehicles - — 2 = —
Median Type/Storage Undivided /
RT Channelized?
Lanes 1 0 1 1
Configuration TR L 7T
Upstream Signal? No No
Minor Street: Approach Northbound Southbound
Movement 7 8 ] | 10 11 12
L T R | L T R
Volume 6 5
Peak Hour Factor, PHF 0.90 0.90
Hourly Flow Rate, HFR 6 5
Percent Heavy Vehicles 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage No / /
Lanes 0 0
Configuration LR
Delay, Queue Length, and Level of Service
Approach EB WB Northbocund Southbound
Movement 1 4 |7 8 S | 10 11 12
Lane Config L | LR |
v (vph) 10 11
C(m) (vph) 1554 929
v/c 0.01 0.01
95% gueue length 0.02 0.04
Control Delay 7.3 8.9
LOS A A
Approach Delay 8.9
Approach LOS A
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HCS+:

Analyst: MSH

Solaegui Engineers
5/22/2015

Agency/Co.:
Date Performed:

Analysis Time Period: PM Peak Hour

Intersection:
Jurisdiction:

Units: U. S. Customary
Bnalysis Year:

Project ID:

East/West Street:
North/South Street:

Existing

Unsignalized Intersections Release 5.6

TWO-WAY STOP CONTROL SUMMARY

Eagle Station & Penney's Dwy,
Carson City

Eagle Station Lane
Penney's Driveway

Intersection Orientation: EW Study period (hrs): 0.25
Vehicle Volumes and Adjustments

Major Street: Approach Eastbound Westbound

Movement 1 2 3 | 4 5 3]

L iy R | L T R

Volume 112 52 26 101
Peak-Hour Factor, PHF 0.90 0.90 0.90 0.90
Hourly Flow Rate, HFR 124 57 28 112
Percent Heavy Vehicles - -— 2 — -
Median Type/Storage Undivided /
RT Channelized?
Lanes il 0 1 i
Configuration TR L T
Upstream Signal? No No
Minor Street: Approach Northbound Southbound

Movement 7 8 9 { 10 11 12

L T R | L gy R
Volume 55 39
Peak Hour Factor, PEF 0.80 0.90
Hourly Flow Rate, HFR 61 43
Percent Heavy Vehicles 2 2
Percent Grade (%) 0 4]
Flared Approach: Exists?/Storage No /
Lanes 0 0
Configuration LR
Delay, Queue Length, and Level of Service

Approach EB WB Northbound Southbound
Movement 1 4 | 7 8 Q | 10
Lane Config L | LR |
v (vph) 28 104
C(m) (vph) 1394 739
v/c 0.02 0.14
95% queue length 0.06 0.49
Control Delay 7.6 10.7
LOS A B
Approach Delay 10.7
Approach LOS B
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HCS+:

Unsignalized Intersections Release 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst:

Agency/Co.:

Date Performed:
Analysis Time Period:
Intersection:
Jurisdiction:

Units: U. S. Customary

Analysis Year:
Project 1ID:
FEast/West Street:
North/South Street:

Intersection Orientation: EW

MSH

Solaegui Engineers

5/22/2015

AM Peak Hour

Eagle Station & Penney's Dwy.
Carson City

Existing + Project
Eagle Station Lane
Penney's Driveway

Study period (hrs): §.25

Vehicle Volumes and Adjustments

Major Street: Approach Eastbound Westbound
Movement 1 2 3 | 4 5 6
L T R | L T R
Volume 49 4 9 62
Peak-Hour Factor, PHF .90 0.90 0.90 0.90
Hourly Flow Rate, HFR 54 4 10 68
Percent Heavy Vehicles - e 2 == ==
Median Type/Storage Undivided /
RT Channelized?
Lanes 1 0 il 1
Configuraticn TR L T
Upstream Signal? Nc No
Minor Street: Approach Northbound Southbound
Movement 7 8 9 | 10 11 12
L i R | L T R
Volume 6 G}
Peak Hour Factor, PHF 0.90 0.90
Hourly Flecw Rate, HFR 6 5
Percent Heavy Vehicles 2 2
Percent Grade (%) 0 o}
Flared Approach: Exists?/Storage No / /
Lanes 0 0
Configuration LR
Delay, Queue Length, and Level of Service
Approach EB WB Northbound Southbound
Movement 1 4 j 7 8 ] | 10 11 12
Lane Config L | LR |
v (vph) 10 11
C(m) {vph) 1546 913
v/c 0.01 0.01
95% queue length 0.02 0.04
Control Delay 7.3 9.0
1L.0S A A
Approach Delay 9.0
Approach LOS A
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HCS+:

Unsignalized Intersections Release 5.6

TWO~-WAY STOP CONTROL SUMMARY

Analyst:

Agency/Co.:

Date Performed:
Analysis Time Period:
Intersection:
Jurisdiction:

Units: U. S. Customary

Analysis Year:
Project ID:
East/West Street:
North/South Street:

Intersection Orientation: EW

MSH

Solaegui Engineers

5/22/2015

PM Peak Hour

Eagle Station & Penney's Dwy.
Carson City

Existing + Project
Eagle Station Lane
Penney's Driveway

Study period {(hrs): D.25

Vehicle Volumes and Adjustments

Major Street: Approach Eastbound Westbound
Movement 1 2 3 | 4 5 é
L T R | L i R
Volume 128 52 26 110
Peak-Hour Factor, PHF 0.30 0.90 0.90 .90
Hourly Flow Rate, HFR 142 57 28 122
Percent Heavy Vehicles - - 2 -— --
Median Type/Storage Undivided /
RT Channelized?
Lanes 1 0 1 i
Configuration TR L T
Upstream Signal? No No
Minor Street: Approach Northbound Southbound
Movement 7 8 9 | 10 11 12
L T R | L T R
Volume 55 39
Peak Hour Factor, PHF 0.90 0.90
Hourly Flow Rate, HFR 61 43
Percent Heavy Vehicles 2 2
Percent Grade (%) 0] 0]
Flared Approach: Exists?/Storage No / /
Lanes 0 0
Configuration LR
Delay, Queue Length, and Level of Service
Approach EB WB Northbound Southbound
Movement 1 4 7 8 9 | 10 11 12
Lane Config L | LR |
v {vph) 28 104
C(m) ({(vph) 1373 717
v/c 0.02 0.15
95% queue length 0.06 0.51
Control Delay 7.7 10.9
LOS A B
Approach Delay 10.9
Approach LOS B
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HCS+: Unsignalized Intersections Release 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst: MSH

Agency/Co.: Solaegui Engineers

Date Performed: 5/22/2015

Analysis Time Period: AM Peak Hour

Intersection: Eagle Station & Xohl's Dwy,
Jurisdiction: Carson City

Units: U. S. Customary

Rnalysis Year: Existing

Project ID:

East/West Street: Eagle Station Lane
North/South Street: Kohl's Back Driveway
Intersection Orientation: EW Study period (hrs): 0.25

Vehicle Volumes and Adjustments

Major Street: Approach Eastbound Westbound

Movement 1 2 3 ] 4 5 g

L T R ! L gy R

Volume 2 47 53 2
Peak-Hour Factor, PHF 0.90 0.90 0.%0 g.90
Hourly Flow Rate, HFR 2 52 58 2
Percent Heavy Vehicles 2 - - = ==
Median Type/Storage Undivided /
RT Channelized?
Lanes 1 1 il 0
Configuration L T TR
Upstream Signal? No No
Mincr Street: Approach Northbound Southbound

Movement 7 38 9 | 10 11 12

L T R | L T R
Volume 0 4
Peak Hour Factor, PHF 0.90 0.%0
Hourly Flow Rate, HFR 0 4
Percent Heavy Vehicles 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage / No /
Lanes 0 0
Configuration LR
Delay, Queue Length, and Level of Service

Approach EB WB Northbound Socuthbound
Movement 1 4 17 8 9 {10 11 12
Lane Config L | [ LR
v (vph) 2 4
C(m) (vph) 1544 1007
v/c 0.00 0.09
95% gueue length 0.00 0.01
Control Delay 7.3 8.6
LOS A A
Approach Delay 8.6
Approach LOS A
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HEISE

TWO-WAY STOP CONTROL SUMMARY

Analyst:
Agency/Co,:
Date Performed:

Analysis Time Period:

Intersection:
Jurisdiction:
Units: U. S.
Analysis Year:
Project ID:
East/West Street:

North/South Street:

MSH

Solaegui Engineers
5/22/2015

PM Peak Hour

Eagle Station & Kohl's Dwy.
Carson City

Customary

Existing

Eagle Station Lane
Kohl's Back Driveway

Unsignalized Intersections Release 5.6

Intersection Orientation: EW Study period (hrs): 0.25
Vehicle Volumes and Adjustments

Major Street: Approach Eastbound Westbound

Movement 1 2 3 [ 4 5 &

L T R | L T R

Volume 3 148 127 2i )
Peak-Hour Facter, PHF 0.90 0.90 0.90 ¢.S0
Hourly Flow Rate, HFR 3 164 141 2i
Percent Heavy Vehicles 2 - - - S
Median Type/Storage Undivided /
RT Channelized?
Lanes 1 1 1 0
Configuration L T TR
Upstream Signal? No No
Minor Street: Approach Northbound Southbound

Movement 7 8 ) | 1 11 12

L i R | L i R
Volume 1 0 o
Peak Hour Factor, PHF 0.90 0.90
Hourly Flow Rate, HFR 1 0
Percent Heavy Vehicles 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage / No /
Lanes 0 0
Configuration LR
Delay, Queue Length, and Level of Service

Approach EB WB Northbound Southbound
Movement 1 4 | ) 8 9 i 10 11 12
Lane Config L | | LR
v (vph) 3 1
C(m) (vph) 1440 680
v/c 0.00 0.00
95% queue length 0.01 0.00
Control Delay 7.5 10.3
L.OS A B
Approach Delay 10.3
Approach LOS B
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HCS+:

Unsignalized Intersections Release 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst:

Agency/Co. :

Date Performed:
Analysis Time Period:
Intersection:
Jurisdiction:

Units: U. S. Customary
Analysis Year:

Project ID:

East/West Street:

MSH

Solaegul Engineers
5/22/2015

AM Peak Hour

Eagle Station & Kohl's Dwy.
Carson City

Existing + Project

Bagle Station Lane
North/South Street: Kohl's Back Driveway
Intersection Orientation: EW Study period (hrs): 0.25
Vehicle Volumes and Adjustments

Ma‘dor Street Approach Eastbound Westbound

Movemen 1 2 3 | 4 5 6

L T R | L iy R

Volume 2 52 67 2
Peak-Hour Factor, PHF 0.90 0.90 0.90 0.90
Hourly Flow Rate, HFR 2 57 74 2
Percent Heavy Vehicles 2 —— -- — -
Median Type/Storage Undivided /
RT Channelized?
Lanes 1 1 il 0
Configuration [ TR
Upstream Signal? No No
Minor Street: Approach Northbound Southbound

Movement 7 8 9 |10 11 12

L T R | L T R
Volume 0 4
Peak Hour Factor, PHF 0.90 0.90
Hourly Flow Rate, HFR 0 4
Percent Heavy Vehicles 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage / No /
Lanes 0 0
Configuration LR
Delay, Queue Length, and Level of Service

Approach EB WB Northbound Southbound
Movement 1 4 | 7 8 9 |10 11 12
Lane Config L | | LR
v (vph) 2 4
C(m) (vph) 1523 98¢
v/c 0.00 0.00
95% queue length 0.00 0.01
Control Delay 7.4 8.7
LOS A A
Approach Delay 8.7
Approach LOS A
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HCS+: Unsignalized Intersections Release 5.6
TWO-WAY STOP CONTROL SUMMARY
Analyst: MSH
Agency/Co.: Solaegui Engineers
Date Performed: 5/22/2015
Analysis Time Period: PM Peak Hour
Intersection: Eagle Station & Kohl's Dwy.
Jurisdiction: Carson City
Units: U. S. Customary
Analysis Year: Existing + Project
Project ID:
East/West Street: Eagle Station Lane
North/South Street: Kohl's Back Driveway
Intersection Orientation: EW Study period (hrs): 0.25
Vehicle Volumes and Adjustments

Major Street: Approach Eastbound Westbound

Movement il 2 3 |4 5 6

L T R | L T R

Volume : 3 164 136 2
Peak-Hour Factor, PHF 0.90 0.90 0.80 0.90
Hourly Flow Rate, HFR 3 182 151 2
Percent Heavy Vehicles 2 - s - -
Median Type/Storage Undivided /
RT Channelized?
Lanes 1 1 1 0
Configuration L T TR
Upstream Signal? No No
Minor Street: Approach Northbound Southbound

Movement 7 8 9 | 10 11 12

L T R | L T R
Volume 1 0
Peak Hour Factor, PHF 0.90 0.90
Hourly Flow Rate, HFR 1 0
Percent Heavy Vehicles 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage / No /
Lanes G 0
Configuration LR
Delay, Queue Length, and Level of Service

Approach EB WB Northbound Southbound
Mcvement 1 4 | 7 8 a | 10 11 12
Lane Config L | | LR
v (vph) 3 1
C(m) (vph) 1428 655
v/c 0.00 0.0q
95% queue length 0.01 0.00
Control Delay 7.5 10.5
LOosS A B
Approach Delay 10.5
Approach LOS B

190



HCS+:

Unsignalized Intersections Release 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst:

Agency/Co. :

Date Performed:
Analysis Time Period:
Intersection:
Jurisdiction:

Units: U. S. Customar
Analysis Year:
Project ID:

y

MSH

Solaegui Engineers
5/22/2015

AM Peak Hour

Eagle Station & Access
Carson City

Existing + Project

East/West Street: Fagle Station Lane
North/South Street: Project Access
Intersection Orientation: EW Study period (hrs): £.25
Vehicle Volumes and Adjustments

Major Street: Approach Eastbound Westbound

Movement 1 2 3 | 4 5 6

L T R | L T R

Volume 5 47 55 3
Peak-Hour Factor, PHF 0.90 0.90 0.90 0.90
Hourly Flow Rate, HFR 5 52 61 3
Percent Heavy Vehicles 2 -= - -— -
Median Type/Storage Undivided /
RT Channelized?
Lanes 1 1 1 0
Configuraticn L T TR
Upstream Signal? No No
Minor Street: Approach Northbound Southbound

Movement 7 8 9 | 10 11 12

L T R | L T R
Volume 9 14
Peak Hour Facter, PHF 0.90 0,90
Hourly Flow Rate, HFR 10 15
Percent Heavy Vehicles 2 2
Percent Grade (%) 0 o
Flared Approach: Exists?/Storage / No /
Lanes 0 0
Configuration LR
Delay, Queue Length, and Level of Service

Approach EB WB Northbound Southbound
Movement 1 4 | 7 8 9 |10 11 12
Lane Config L [ ! LR
v {vph) 5 25
C(m) (vph) 1538 944
v/c 0.00 0.03
95% gqueue length 0.01 0.08
Control Delay 7.3 8.9
LOS A A
Approach Delay 8.9
Approach LOS A
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HCS+: Unsignalized Intersections Releas=2 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst: MSH

Agency/Co.: Solaegui Engineers
Date Performed: 5/22/2015

Analysis Time Period: PM Peak Hour
Intersection: Eagle Station & Access
Jurisdiction: Carson City

Units: U. 8. Customary
Analysis Year:

Project ID:

East/West Street: Eagle Station Lane
North/South Street: Project Access

Existing + Project

Intersection Orientation: EW Study period (hrs): 0.25
Vehicle Volumes and Adjustments

Major Street: Approach Eastbound Westbound

Movement 1 2 3 | 4 5 6

L T R | L T R

Volume 16 149 129 10
Peak-Hour Factor, PHF 0.90 0.90 0.90 0.90
Hourly Flow Rate, HFR 17 165 143 11
Percent Heavy Vehicles 2 - B —— -
Median Type/Storage Undivided /
RT Channelized?
Lanes 1 1 1 0
Configuration L T TR
Upstream Signal? No No
Minor Street: Approach Neorthbound Southbound

Movement 7 8 9 | 10 11 12

L T R | L T R
Volume 6 9
Peak Hour Factor, PHF 0.90 0.5%0
Hourly Flow Rate, HFR 6 10
Percent Heavy Vehicles 2 2
Percent Grade (%) 0 G
Flared Approach: Exists?/Storage / No
Lanes 0 0
Configuration LR
Delay, Queue Length, and Level of Service

Approach EB WB Northbcund Southbound
Movement 1 4 |7 3 9 | 10 11
Lane Config L | i LR
v (vph) 17 16
C(m) (vph) 1426 782
v/c 0.01 0.02
95% queue length 0.04 0.04
Control Delay 7.6 9.7
L.OS A A
Approach Delay 9.7
Approach LOS A
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\ Pezonelia
- {5 rodater.Inc.

Geotechnical & Environmental Engineers & Geologists 520 EDISON WAY » RENO, NEVADA 89502 ~ (775) 856-5566
FAX -« (775) 856-8042
www.pezoneila.com

May 14, 2015
Job No. 5462.17-A

Jackson Family Living Trust 5-25-00
% Project One

490 Hot Springs Road

Carson City, Nevada 89706

Attention: Donald Smit

Update Geotechnical Report
Proposed Eagle Village Condominiums
Carson City, Nevada

Dear Mr. Smit,

Presented herein is an update of the referenced geotechnical report by Pezonella Associates,
Inc. (PAI), Eagle Village Condominiums, job number 5274.04-A, dated February 13, 2006. This
update consists of evaluations and recommendations made in the referenced report in light of
the 2012 Intemational Building Code. Attached with this letter is a copy of our original report.

Our scope of services included a site reconnaissance, an evaluation of the referenced
geotechnical repart, and the preparation of this letter. The update consists of revising the values
presented from the 2003 International Building Code to the 2012 International Building Code.

An update of the Federal Emergency Management Agency (FEMA) flood map was also
conducted.

Based on our original site investigation and information provided by the United States Geologic
Service, the seismic coefficients for the site applicable to the 2012 International Building Code
are as follows:

Ss=2279g S,=0.802g

The referenced report recommends a 12 inch depth for the footings. However, for adequate
confinement and frost protection, it is our opinion all footings should be bottomed at least 24
inches below lowest adjacent exterior grade.
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Eagle Village Condominiums Pexonella Rsrociater. lac.
Geotachnical Investigation, Job #5462 .17-A 520 Edison Way

May 14, 2015 Reno, NV 89502

Based on a site visit on May 13, 2015, the site contains stockpiles of soil, construction materials,
and debris. The stockpiles of soil may not be suitable for use as structural fill. It is
recommended that prior to continued construction that a representative from this office meets
with the owner and contractor to evaluate and make further recommendations regarding
material use. The site also appears to have been graded, and some if not all the underground
utilities have been placed orior to the site recennaissance.

I U T L
R T TR A

Based on studies completed by the Federal Emergency Management Agency (FEMA),
Community - Panel Number 3200010094E, effective January 16, 2009, the project site has
been delineated as existing within Flood Hazard Zone X (unshaded) which are areas
determined to be outside the 0.2% annual chance floodplain.

Except as noted herein, the recommendations in the referenced report are sufficient. As
grading and design plans are developed, the plans should be forwarded to this office for review.
Moreover, grading observations and testing must be performed during all aspects of
construction.

The opportunity to be of assistance is appreciated. If you have any questions, please call.

Respectfully Submitted,
Pezonella Associates, Inc.
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Design Maps Summary Report Page 1 of 2

EUSGES Design Maps Summary Report

User—Specified Input

Report Title Eagle Village Condominiums
Wed May 13, 2015 20:22:46 UTC

Building Code Reference Document 2012 International Building Code
{which utilizes USGS hazard data available in 2008)

Site Coordinates 39.132°N, 119.766°W
Site Soil Classification Site Class D - *Stiff Soil”
Risk Category I/II/III

Ss= 2.279g Sws= 22799 Sos
S.= 0.802g Sw= 1.203g So:

1.519¢
0.802 g

For information on how the SS and S1 values above have been calculated from probabilistic (risk-targeted) and
deterministic ground motions in the direction of maximum horizontal response, please return to the application and
select the “2009 NEHRP” building code reference document.

MCE, Response Spectrum . Design Response Spectrum

Sa(g)
Salg)

0.00 + + + + - y + y + + 4 0.00 + U + + u t t + + 1
000 0.20 0.40 0,60 0,90 1.00 1.20 1.40 1.€0 L 90 2.00 0.00 0.20 0.40 0.60 0.00 1.00 1.20 1,40 1.60 1,00 2.00

Period, T (sec) Period, T{secd)
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f ~\ Pezonelia
e mﬂﬂoclotef.lnc.

Geotechnical & Environmental Engineers & Geologists

Jackson Family Living Trust 5-25-00
2828 Business Parkway #B
y Minden, NV 88423

Attention: Mr. Don Jackson, Trustee

to provide service.

please contact us.

520 EDISON WAY « RENO, NEVADA 83502 » (775) 856-5566

FAX » (775) B56-6042
www.pezonella.com

February 13, 2006
{Updated November 18, Z008)
Job No. §274.04-A

Geotechnical Investigation {Updated)
Proposed Eagle Village Condominiums
Eagle Station Lane, East of Carson Sireet
Carson City, Nevada

= This report presents results of the geotechnical investigation our firm prepared for the subject
L development to be located in Carson City. The proposed development is on the north side of Eagle
i Station Lane east of Highway 395 and west of Silver Sage Drive, and will include six 2-story buildings
with six condominium units in each building, on-site parking, retention basins and infiltrators for
stormwater runoff, retaining walls along the north, west, and east sides, and the infrastructure needed

From our study, knowledge of the area and understanding of the proposed development, we
conclude that, from a geotechnical engineering standpoint, the site is suitable for the intended use of
the project. The primary concern to be considered in the design and construction of the project is the
moderate corrosion potential to steel and concrete.

We appreciate having been selected to perform this study and trust that the results will fulfill project
design requirements at this time. If you, or any of your design consuitants, have any questions,

Respectfully,

PEZONELLA ASSOCIATES, INC.
/2 : . =
[Jy.:»"{‘\ ,ZICI- - - - e

Bruce R. Lee -
Civil Engineer - 16616
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Pezonella Asociater. INC.
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Pezonella Arociatey . Ing.

|. INTRODUCTION

This revised report presents results of the 2006 geotechnical investigation our firm performed
for the proposed Eagle Village Condominiums, to be located in Carson City, Nevada, updated to be in
accordance with the 2006 Intemational Building Code and to include infiltration testing for design of
infiltration galleries and retention basins. The 3.66-acre (gross) project site is identified as APN 08-
123-32, located on the north side of Eagle Station Lane, east of US Highway 395, adjacent to and
west of the Southwest Gas Operation Center, and lies within a portion of the SW% of Section 28,
T15N, R20E, M.D.B.M. This report is geotechnical in nature and not intended to identify other site
constraints such as environmental or wetland concerns. Additionally, recommendations included in
this report are specific to development within the limits of the property and, as such, are not intended
for off-site development. The work included:

Site reconnaissance

Drilling 7 borings for geotechnical analysis

Drilling 5 shaliow borings for infiltration testing

Obtaining samples for laboratory testing

Performing the infiltration testing

Performing the laboratory testing and analyses, and

Preparing this report presenting our conclusions and recommendations regarding:
e Potential geclogic hazards

Site preparation and grading

Soil engineering criteria for foundation design

Infiltration criteria for retention basin and infiltrator design

Support of slabs-on-grade, and

Support and design of flexible pavement sections

Noorwp 2

Improvement Plans (Plans) for the project prepared by Western Engineering & Surveying
Services (Western), dated October 2008, together with a site reconnaissance by our staff, were used
to gain an understanding of the proposed development and site conditions. Although architectural
plans are not available at this time, we understand from the Plans that the proposed project will
include the construction of 6 two-story buildings with 6 condominium units in each building (4
downstairs units and 2 upstairs units), to be serviced by community water and sewer systems. We
understand that the proposed buildings will be wood-framed structures placed on joist supported
floors with slab-on-grade garage floors, and will be supported on shallow conventional spread
foundations. We expect that foundation loads will be normal (relatively light) for the type of construc-
tion proposed, that foundations will bottom at least 24 inches below lowest adjacent exterior ground
surface, and that mass grading and structural design will be in accordance with the 2006 edition of
the International Building Code. We further understand from the Plans that up to approximately 5
feet of import fill will be required on the parcel to attain proper site drainage. Also included in the
development will be the construction of retaining/sound walls along the east, north and west property
lines; the construction of an asphaltic concrete drive access from Eagle Station Lane and on-site
parking with concrete ribbon gutters. Stormwater runoff is shown on the Plans to be contained and
infiltrated on site in two infiltration galleries and three retention basins. We understand that each
individual condominium unit will provide its own trash container and that no dumpsters are in the
design.

From the Plans, the sewer line is shown to range from 5 to 10 feet, or more, in depth and the
water line is shown to be at a minimum depth of 42 inches.
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pezonella Arociates. Inc.

Il. FIELD EXPLORATION AND LABORATORY TESTS

To attain a general overview of the subsurface conditions beneath the parcel, we drilled 7 test
borings (November, 2005) with a truck mounted Central Mine Equipment (CME 55) drill-rig using
hollow stem auger equipment to depths of 20 to 31 feet below the existing ground surface. To
determine the infiltration rate for design of the retention basins and infiltration galleries, we drilled an
additional 5 test borings (November, 2008) with the above equipment to depths of 3 to 4% feet below
the existing ground surface. The approximate test boring locations, positioned in the field using pace
and compass and based on the referenced plan by Westem, are depicted on Plate 1. No greater
accuracy is implied.

Our field geologist recorded the location of each test boring using the global positioning sys-
tem (GPS), logged and visually classified the materials encountered. Relatively undisturbed samples
were collected from the deeper borings in a split spoon sampler utilizing a 140-pound hammer with a
30-inch drop. The blows per foot required to advance the sampler were converted and recorded
(Standard Penetration Test). Logs of the deeper test borings are presented on Plates 2 through 8.
The Percolation Test data are presented on Plates 9 through 13. The materials encountered are
classified in accordance with the Unified Soil Classification System, which is explained on Plate 14.

The samples were returned to our laboratory and reviewed by our staff engineer to confirm
their field classifications, to select representative samples for laboratory testing and to determine
engineering design parameters. Results of in-situ moisture content and dry unit weight determina-
tions, particle size analysis, R-Value, Sand Equivalent, and compaction test data are presented on
the logs and on Plates 15 through 24. An independent laboratory performed additional tests on
selected samples for resistivity, pH, and SO, to evaluate the corrosion potential for portland cement
concrete and uncoated steel or metal and the results are presented on the logs.

Any subsequent relocation of the proposed structures outside the limits of our investigation or
any conceptual changes to project development, such as the use of aiternative foundations or grade
changes, may require additional drilling and laboratory testing and engineering analysis.

Ill. FIELD INFILTRATION TESTS

Testing was performed in the 5 test borings between depths of 3 and 4%, feet to determine the
infiltration characteristics of the soils underlying the proposed sites of the infiltration facilities. The
infiltration rates ranged from 20.0 minutes per inch to 30.0 minutes per inch, with an average rate of
25.6 minutes per inch, indicating the uniformity of the infiltration capacity.

[V. SITE AND SOIL CONDITIONS

The site is undeveloped and is bordered on the east by the Southwest Gas Corporation
Operation Center, on the south by Eagle Station Lane, on the west by an asphaltic paved driveway at
the rear of Mervyn's and Raley’s, and on the north by the Sierra Convalescent Center. The site
slopes uniformly (i.e. no topographic features on the site) toward the northeast at an average gradient
of approximately 2 percent and is sparsely covered with weeds and annual grasses.
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Studies completed by the United States Department of Agriculture Soil Conservation Service
(Soil Survey of Carson City Area, Nevada, Sheet #1) indicate the soils underlying the site consist of
the following unit:

Surprise gravelly sandy loam, 0 to 2 percent slopes (#61). This deep, well-drained soil is on
aliuvial fans and formed in alluvium from mixed rock. Typically, the surface iayer is a brown
gravelly sandy ioam about 7 inches thick. The next layer is a brown, stratified coarse sandy
loam to gravelly loam about 33 inches thick. Below this to a depth of 80 inches is a brown,
stratified loamy sand to gravelly loam. The permeability is moderately rapid; the available wa-
ter capacity is moderate; the effective rooting depth is about 60 inches; runoff is slow; and the
hazard of water erosion is slight. This soil is rarely floeded. The only limitations associated
with this soil for urban development are related to the use of abserption fields for sewage dis-
posal (potential contamination due to the moderately rapid permeability).

Mapping completed by Dennis T. Trexier (Nevada Bureau of Mines and Geoclogy, Carson City
Folio Geologic Map, dated 1977), shows the materials underlying the site consist of Quaternary age
older alluvial-plain deposits (Qoa). These are moderately sorted, sandy small cobble gravel, slightly
gravelly sand and sandy coarse silt, weakly to moderately weathered. Mapping completed by Terry
Katzer (Carson City Folio Groundwater Map, dated 1980) shows the depth to groundwater at the site
to be greater than 50 feet (1976).

Pezonella Associates, Inc. previously conducted a geotechnical investigation (Job No.
655.23A) on the adjacent Southwest Gas parcel (drilled in December 1992 and February 1993). The
soils encountered were typically silty sand (SM) with gravel, and poorly graded sand with silt (SP-
SM) underlain by brown sand (SP) to a depth of approximately 20 feet. No groundwater was
encountered at the time of drilling. We also prepared a Site Feasibility Study (Job. No. 5532.01-A)
for the Proposed Eagle Village Condominiums, dated September 14, 2005 that was used as the
basis for this report.

Our subsurface exploration confirms, in general, the soil, geologic mapping, and soil data from
the geotechnical investigation performed by Pezonella Associates, Inc. on the adjacent Southwest
Gas Parcel| with the native soils consisting of moderately dense to very dense silty sand (SM),
underiain by poorly graded sand with silt (SP-SM), and poorly graded sand (SP). Sampler refusal
was encountered in all barings at depths ranging from 1% to 30 feet, predominantly below 10 feet,
apparently due to the very dense nature of the soils. The native soils in the upper 5 feet are relatively
dense with an unweighted average relative compaction of approximately 90 percent, The average
sand equivalent of the soils at a depth of approximately 5 feet is 37. The soils in the upper 4 feet
exhibit negligible potential for expansion and a high supporting capability, with an R-Value of 60, or
higher. The Resistivity of the soils ranges from 2597 Ohm-cm to 5051 Ohm-cm (moderately
corrosive to steel), the pH ranges from 5.71 to 6.48 (slightly acidic, moderate corrosion potential for
concrete), and the SO, is 15.7 ppm (negligible sulfate exposure to concrete).
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V. GEOLOGIC AND SEISMIC CONSIDERATIONS

To delineate the presence of any geological hazards within the site, our research included a
review of published geologic and geotechnical literature.

A. Geology

The site is located in the Carson Valley, an area that is within the western Great Basin on the
east side of the Sierra Nevada. The area is complex and irregular, and the physiographic and
structural break between the Sierra Nevada and the Basin and Range province, to the east, is
gradational. The geologic structure of the area is characterized by high angle extensional normal
faults generally trending in a north-northeast direction. The Carson Valley is a down dropped graben
with neighboring horsts to the east and west.

B. Faulting and Seismicity

Three types of active fauilts are categorized in the Guidelines for Evaluating Potential Fault
Rupture/Land Subsidence Hazards in Nevada approved by the Nevada Earthquake Safety Council on
November 20, 1998. Active faults for the Basin and Range physiographic province are characterized
in this document as follow:

1. Holocene Active Fault — a fault that has moved within the last 10,000 years
2. Late Quaternary Active Fault — a fault that has moved within the last 130,000 years
3. Quaternary Active Fault — a fault that has moved within the last 1,600,000 years

The referenced geologic map (Trexler, 1977) and mapping by Dennis T. Trexler and John W.
Bell (Nevada Bureau of Mines and Geology, Carson City Folio Earthquake Hazards Map, dated 1979)
indicate two possible concealed, questionable north-south trending fault traces cross the subject
property. Based on the Earthquake Hazards Map, the last probable mavement on these traces is
indeterminate, but probably is pre-Pleistocene in age (older than 1,800,000 years.). Review of the
referenced groundwater map (Katzer, 1980) indicates no anomalous changes in the groundwater
contours that might suggest a possible concealed fault. We have included as Plates 25 and 26,
enlarged-scale copies of portions of the referenced Carson City Folio maps to show the fault traces
and the depth to groundwater at the site. Because of the increased scale, the features appear
disproportionately large. Mapping completed by John W. Bell (Quaternary Fault Map of Nevada —
Reno Sheet, Nevada Bureau of Mines and Geology, Map 79, dated 1984), does not include these
fault traces, supporting the pre-Pleistocene age. Since there is no recognized activity on the fauit
traces within Quaternary time, and there is no evidence of any anomaly in the groundwater contours,
we consider the faults inactive.

The site is located near the Carson City and Kings Canyon faults, capable of producing an es-
timated earthquake magnitude of 6.8. From the USGS Earthquake Hazards Program, 2002 USGS
National Seismic Hazard Maps, Revised April, 2003, the interpolated probabilistic ground motion
values at the project site for an earthquake of this magnitude include a Peak Ground Acceleration
(PGA) of 0.43g with a 10% probability of exceedance (PE) in 50 years. From the 2003 NEHRP
Seismic Design Provisions, the Ss at 2% PE in 50 years is 1.712g; and the S, at 2% PE in 50 years of
0.670g.
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A complete assessment of the Soil Profile in accordance with Table 1613.5.2 (Site Class
Definitions) of the 2006 1.B.C. would require drilling to a depth of 100 feet and is not within the scope
of this report. From our research, and data from the adjacent site, we believe that the subsurface
soils most closely approximate a Site Class of C (very dense soil and soft rock profile) as defined in
the referenced table. From Tables 1613.5.3(1) and 1613.5.3(2), the Site Coefficient F, is 1.0 and the
Site Coeffictent F, is 1.5. The maximum considered earthquake spectral response acceleration for
short period (Sys) is 1.712g, and for 1-second period (Su) is 0.871g, and the resulting design
spectral response acceleration at short periods (Sps) is 1.141g, and at 1-second pertiod (Sp) is
0.581g. From Table 1604.5, the Occupancy Category for the proposed development is I/ll, and from
Tables 1613.5.6(1) and 1613.5.6(2), the resuiting Seismic Design Category is D.

C. Liguefaction

Liguefaction is the loss of soil shear strength of cohesionless soils undergoing seismic stress
when the pore water pressure induced in the soils becomes equal to the overburden pressure. There
are a large number of factors that significantly affect the liquefaction characteristics of any given
sand. These include: relative density, grain structure or fabric, length of time the sand is subjected to
sustained pressure, the value of the lateral earth pressure coefficient, and prior seismic or other
shear strains to which the sand may have been subjected. The liquefaction potential is generally
considered greatest in saturated, loose, poorly graded fine sands with a mean grain size (Dsp) in the
range of 0.075 to 0.2 mm. Recent studies, by others, have shown that liquefaction may accur under
certain conditions in fine-grained soils with @ mean grain size (Djo) as small as 0.02 mm.

The soils underlying the site are generally interbedded silty medium to fine sands (SM) to
poorly graded sands (SP) with a D5 ranging from 0.27 to 0.52 mm. The potential for liquefaction to
occur in the soils underlying the site is estimated to be negligibie, even with the potential for moderate
to significant ground shaking associated with 3 seismic event, considering the soil median grain size
and density, and the depth to groundwater.

D. Radon

Radaon, a colorless, odorless radioactive gas derived from the natural decay of uranium, is
found in nearly all rocks and soils. The Environmental Protection Agency suggests that remedial
action be taken to reduce radon in any structure with average indoor radon levels of 4.0 pCi/L or
more. Based on studies completed by the Nevada Bureau of Mines and Geology with the Nevada
Division of Health and U.S. Environmental Protection Agency (Nevada Bureau of Mines and Geology,
Radon In Nevada, Bulletin 108, 1994), the project site is in an area with an average indoor radon
measurement less than 4.0 (pCi/L) and, as such, does not exceed action levels established by the
Environmental Protection Agency.

E Slope Stability

Based on our anticipation that maximum slope inclination will be two horizontal to one vertical
(2:1) or flatter, and understanding that slopes will be generally less than 5 feet and protected from
erosion, we do not believe slope stability will adversely impact site development. Utility trench
excavations may encounter clean soils that may impede excavation and result in trench wall
overbreak. Shoring may be required to hold these soils from sloughing.
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F. Flooding

Flood Hazard studies completed by the Federal Emergency Management Agency (FEMA),
Community Panel Number 3200290075C, dated November 20, 1988, indicate the proposed
development is located in Zone X, unshaded. Zone X, unshaded, describes areas that are deter-
mined to be outside the 500-year floodplain, based on the National Geodetic Vertical Datum of 1928.
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VL. CONCLUSIONS

We conclude that, from a geotechnical engineering standpoint, the site is suitable for the
intended use of the project. The primary concem to be considered in the design and construction of
the project is the moderate corrosion potential to steel and concrete.

Ty WA} ki Wl MY L W

concrete. Portions of the native soils exhibit a moderate corrosion potential for uncoated steel and/or
metal, and portland cement concrete. Adequate mitigation can be achieved through the use of
properly prepared conventional Type |l portland cement concrete, by maintaining a minimum (3-inch)
concrete cover where reinforcing steel or other metal which is in close proximity to native soils exists,
and by maintaining good workmanship during concrete placement and finishing. Where uncoated
steel and/or metal pipes are proposed near native soils, we recommend that the Contractor follow the
Manufacturer's recommendation regarding corrosion protection.

Chemically affected soils can be corrosive to steel and conventional Type !l portland cement

In addition to their corrosion potential, consideration should also be given to chemical
constituents, which may inhibit establishment of landscaping, such as lawns, plants and other
vegetation growth, not indigenous to the area. Laboratory testing to determine the agronomic
characteristics of the native soils was not part of the scope of our work; however, it should be
considered,

The infiltration rates ranged from 20.0 minutes per inch (mpi) to 30.0 mpi at depths ranging
from 3.0 to 4% feet

The site is located near the Carson City and Kings Canyon faults, capable of producing an
estimated earthquake magnitude of 6.8. The interpolated probabilistic ground motien values at the
project site for an earthquake of this magnitude include a Peak Ground Acceleration (PGA) of 0.43g
with a 10% probability of exceedance (PE) in 50 years.

The subsurface soils most closely approximate a Site Class of C (very dense soil and soft
rock profile) as defined in Table 1613.5.2 (Site Class Definitions) of the 2006 International Building
Code. The Seismic Use Group is /I, and the resulting Seismic Design Category is D.

The potential for liquefaction to occur in the soils underlying the site is estimated to be
negligible, even with the potential for moderate to significant ground shaking associated with a
seismic event, considering the soil median grain size and density, and the depth to groundwater.

For foundations designed and supported as herein recommended, we judge that the maxi-
mum post construction settlement associated with foundation loads will be about 3/4-inch and that
differential settlement will be approximately 1/4-inch.

The mapped faults are considered inactive as there is no recognized activity on them within
Quaternary time, and there is no evidence of any anomaly in the groundwater contours. There are no
other apparent geologic hazards that would place unusual constraints on the project.
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VIl. RECOMMENDATIONS

A. Site Preparation and Grading

Areas to be developed should be mowed (broken into small pieces) of all surface vegetation
and cleared of any debris or rubbish. Debris and rubbish should be removed from the site; however,
mowed vegetation may be stockpiled for possible reuse in designated landscape or “non-structural®
areas. Subsequently, as directed by the Geotechnical Engineer (or his representative in the fieid),
any significant root or organic laden soils should be stripped and evenly blended with mowed
vegetation and soil for reuse within designated landscape or “non-structural® areas. Generally, minor
root systems remaining after clearing and stripping may be disked or tilled in-place through the use of
a disk harrow or equivalent equipment.

Mowsd vegetation, stripped roots and organic matter evenly blended with soil and wasted in
designated landscape or “non-structural” areas should be moisture conditioned, placed in 8-inch
loose lifts and compacted to provide a firm surface. Delineation of any area where these materials
are wasted should be illustrated on the approved As-Built Plans.

The surfaces exposed by clearing and stripping should be observed by the Geotechnical
Engineer (or his representative in the field) to document that the surfaces have been prepared as
recommended and that no objectionable materials remain.

To ensure quality control within the proposed building areas and to mitigate the potential for
differential settlement to occur within transition areas (where isolated spread footings bottom on a
combination of cut native soils and compacted fill material), native soils should be removed a
sufficient depth in order to provide for at least 12 inches of approved compacted homogenaous select
fill material or recompacted native soil below footings, or the foundations should be deepened to
bottom uniformly on cut native soils.

To minimize the potential for movement to occur within development areas, native soils should
be up-graded through compaction to provide for at least 12 inches of approved, compacted material
below the bottom of slabs-on-grade, exterior flatwork, and pavement subgrade.

To reduce the thickness of aggregate base, materials with a Resistance Value (R-Value) of
less than 30 within 6 inches of slabs-on-grade, exterior flatwork and pavement subgrade shouid also
be removed and replaced with approved compacted material.

Studies and experience have shown that minor movements of foundations, slabs-on-grade,
exterior flatwork and pavement sections can be expected whenever underlying loose, or weak, soils
are allowed to remain. The intent of our recommendations is to control this movement to tolerable
limits without exceeding economic feasibility. The Owner or Developer, however, should weigh the
benefits of deeper removal.

The surfaces exposed by removal or overexcavation should be observed by the Geotechnical
Engineer (or his representative in the field) to document that the conditions are as anticipated and
that no objectionable materials remain.
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Approved surfaces should be scarified to a depth of 6 inches, moisture conditioned to near op-
timum and compacted to at least 95 percent relative compaction’. Scarification and moisture
conditioning may be waived by the Geotechnical Engineer (or his representative in the field), if it is
determined that the exposed materials exist at a suitable moisture condition for attaining the specified
compaction percentages. Where compaction is inhibited due to the presence of clean soils,
compaction of the exposed surface with sufficiently large and appropriate equipment (approved by
the Geotechnical Engineer) will be performed. Consideration should be given to time constraints
associated with scarification, moisture conditioning, drying (backfill) and compacting fine-grained
soils. Additionally, consideration should be given to the necessity for maintaining a moisture content
sufficient to prevent wind erosion and for controlling dust during earthwork operations. The number
of compaction passes will be determined by the Geotechnical Engineer (or his representative in the
field) based on the condition of the exposed surface and the equipment used.

The Earthwork Contractor is responsible for obtaining approval by the Geotechnical Engineer

{or his representative in the field) for each prepared surface prior to proceeding with placement of
structural components and/or fill material.

B. Material Quality and Reuse

Where fill material is proposed, structural zones are defined as the area 36 inches below and
laterally away from foundations and 24 inches below and laterally away from slabs-on-grade, exterior
flatwork and flexible pavement sections. Mass zones are defined as all areas outside the structural
zones. In general, only select material may be utilized within structural zones; however, materials
that do not meet the requirements for select fill may be used in mass zones with the prior approval of
the Geotechnical Engineer (or his representative in the field).

Select fill materials (with the exception of structural fill material to be placed within public
improvement areas) should be free of organic matter and conform, in general, to the following
requirements:

Percent Passing

Sieve Size {by dry weight)
6 Inch 100

3/4 Inch 70-100

No. 4 50-100

No. 200 15- 35

Liquid Limit = 40 Maximum

Plasticity Index = 15 Maximum

Expansion Index= 20 Maximum
Resistance Value = 30 Minimum

Our investigation indicates that while the shallow native soils appear to be generally suitable
for reuse as select fill, they may not meet the requirements of structural fill (Section 200.01.08 of the

' Relative compaction refers to the in-place dry unit weight of soil expressed as a percentage of the maximum
dry unit weight of the same material, as determined by the taboratory procedure ASTM D 1557.
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latest revision to the Standard Specifications for Public Works Construction)? within public right-of-
way areas. Generally, materials not meeting the requirements for select or structural fill may be
reused as mass fill outside the defined structural zones with approval of the Geotechnical Engineer
(or his representative in the field).

The Earthwork Contractor shall ensure that all proposed fill materials are approved by the
Geotechnical Engineer (or his representative in the field). Fill sources should be identified at least 10
working days prior to use to allow for sampling and testing. Select or structural fill material should be
conditioned to a near optimum moisture content and compacted to at least 895 percent relative
compaction. Mass fill or trench and wall backfill should be conditioned to near optimum moisture
content (slightly over optimum if clayey) and compacted to at least 90 percent relative compaction.

The thickness of all lifts will be restricted to a maximum of 8 inches (loose), and individually
tested, unless the Earthwork Contractor can demonstrate his ability to uniformly achieve the required
compaction for the entire layer of material placed. If any surface or layer becomes frozen, earthwork
construction cannot proceed until they are allowed to thaw. The Earthwork Contractor shall obtain
approval from the Geotechnical Engineer (or his representative in the field) of each lift prior to
placement of subsequent fill.

The recommendations for select fill are intended as a guideline and define a readily attainable,
acceptable material. Adjustments to the specified limits to address the use of other potentially
acceptable materials, such as those containing oversize rock or which deviate from the classification
requirements, can be made provided: 1) the Earthwork Contractor can demonstrate his ability to
place and compact the material in substantial conformance with industry standards to achieve an
equivalent finished product as that specified; 2) all parties understand that the Standard ASTM
Compaction Test procedures are invalid for certain material containing oversize aggregate.
Compaction approval could only be achieved based on other criteria, such as a performance
specification with sufficient on-site observation. Technician time could be increased substantially
using the performance procedure which would, in turn, increase the cost of inspection services; and
3) only with the strict approval and observation by the Geotechnical Engineer.

C. Site Drainage and Landscape

The ground surface for a distance of at least 5 feet from any structure should be permanently
sloped (at least 1 percent for portiand cement concrete, 2 percent for asphaltic concrete pavement,
and 4 percent for soil) to drain away from any structure so that water is not allowed to pond against
perimeter walls and to restrict infiltration within exterior flatwork and flexible pavement areas.
Stormwater runoff shall be contained and directed away from any structure. Landscaping adjacent to
structures shall be limited and irrigation should be drip-type.

2 Sieve Size Percent Passing
{by dry weight)
4 inch 100
3/4 inch 70-100
No. 40 15-65
No. 200 5-20

Liquid Limit 35 maximum
Plasticity Index 12 Maximum

10
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To mitigate the potential for water to collect within the structural section and to prevent the po-
tential buildup of hydrostatic pressure, a provision such as a gravity outlet, French drain or sump
pump should be considered to convey any collected water to a disposal area outside the structural
section. The ground surface in crawl spaces should be sloped toward a suitable point that will aid in
conveying any collected water to a disposal area outside the building. Backfill around foundation
walls should be moisture conditioned to near optimum, and compacted to at least 90 percent relative
compaction. To control water migration, an impermeable membrane such as a 20-mil plastic layer
should be placed between the foundation walls and material used as backfill, and extend a sufficient
distance to effectively cover all piaced backfill (see Plates 27 and 28).

Laboratory testing to determine the agronomic characteristics of the native soils was not part
of the scope of our work; however, consideration should be given to chemical constituents which may
inhibit establishment of landscaping, such as lawns, plants and other vegetation growth, not
indigenous to the area.

D. Foundation Support and Lateral Resistance

Foundations can gain adequate support on the previously specified minimum 12-inch section
of approved, compacted native soils with low to negligible potential for expansion or select material
(see Subsections A and B). In preparation for foundation construction, the Earthwork Contractor shall
ensure that field density tests have been performed to document the relative compaction of the upper
B inches of exposed materials and all new fill.

For adequate confinement and frost protection, footings should bottom at least 24 inches
below lowest adjacent exterior grade. Foundations, supported in accordance with our recommenda-
tions, and as shown on Plate 28, can be designed to impose dead plus long-term live load bearing
pressures of 1500 pounds per square foot (psf). The bearing pressure can be increased by 113 when
considering total design loads, including wind or seismic forces to a maximum value of 2500 psf.
Resistance to lateral loads can be obtained from passive earth pressures and soil friction. We
recommend the use of a coefficient of friction of 0.30 and a passive pressure of 200 pounds per cubic
foot per foot of depth (equivalent fluid pressure).

E. Retaining Wall Design Parameters

For design of unrestrained walls founded on, and supporting native soil, the following vaiues
may be used:

Dry Unit Weight 120 pef

Aliowable Soil Bearing Capacity 2000 psf

Friction Angle 32 degrees
Cohesion 100 psf

Coefficient of Soil Friction 0.35

Passive soil pressure 300 pcf

Active Soil Pressure 35 pcf (level backfill)

55 pcf (2:1 slope surcharge)
Because of the proximity of the retention basins and the infiltration galleries, care must be

exercised in the installation and protection of the heel drains, and to insure adequate and positive
drainage such that no hydrostatic pressure can build up behind the walls.

1
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F. Slab-on-Grade Support

Slabs-on-grade and exterior flatwork can gain adequate support on the previously specified
minimum 12-inch section of approved, compacted native soils with low to negligible potential for
expansion and/or select/structural material (See Subsections A and B). To reduce the thickness of
aggregate base, materials with a Resistance Value of less than 30 within 6 inches of slab-on-grade,
exterior flatwork and pavement subgrade should also be removed and replaced with approved
compacted fill material.

In preparation for slab or flatwork construction, the Earthwork Contractor shail ensure that
field density tests have been performed to document the relative compaction of the upper 6 inches of
exposed native soils and any new fill. Preparation of these materials shall be documented prior {0
placement of aggregate or structural components.

All exterior flatwork within public right-of-way areas should conform to standards provided by
the governing agency including section composition, supporting material thickness and any
requirements for reinforcing steel.

Slabs-on-grade and private exterior flatwork, such as walkways, should be underiain by at
least 4 inches of free draining, clean, crushed rock or gravel (compacted with a vibratory plate) or
Type 2, Class B aggregate base material compacted to at least 95 percent refative compaction. For
slab-on-grade design, materials meeting the requirement for select fill exhibiting a Resistance Value
of at least 30 (Modulus of Subgrade Reaction (k) of 125 pounds per square inch per inch) can be
used.

We understand fill materials that do not caonform strictly to the gradation requirements
contained in Section 200.01.08 of the latest revision to the Standard Specifications for Public Works
Construction (see Subsection B), and proposed to be placed within public improvement areas, wil
require review and approval by the governing agency prior to use.

Private exterior flatwork should consist of at least 4 inches of Type Il portland cement
concrete with a minimum 28-day compressive strength of 4000 pounds per square inch (psi) with
entrained air. Portland cement concrete with a lesser compressive strength may be used within
private areas; however, the Owner or Developer should weigh the benefits associated with more
durable concrete.

Concrete mix proportions and construction techniques, including the addition of water and
improper curing, can adversely affect the finished quality of the concrete and result in cracking and
spalling of the slabs. We recommend that all placement and curing be performed in accordance with
procedures outlined by the Portland Cement Association and American Concrete Institute. Special
consideration should be given to concrete placed and cured during hot or cold weather conditions.
Proper control joints and reinforcing mesh should be provided to minimize any damage resulting from
shrinkage.

Due to the potential for lateral vapor migration to occur associated with seasonal moisture
change and differences between the building interior and exterior ambient conditions, a vapor
inhibitor should be considered. Generally, a 20-mil plastic layer placed throughout the crawispace or
below the gravel layer is sufficient to reduce vapor transmission. The layering should additionally be

12
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placed throughout the crawlspace with at least 12 inches of overlap and adhered to the foundations
{see Plate 27).

G. Excavation and Backfilling

We believe that excavations limited to the upper 10 feet can be excavated, overall, with a
Caterpillar 215 track-mounted excavator and/or D6 Dozer or equivalent earthmoving equipment.
Clean native soils will inhibit achieving uniform moisture content and impede compaction efforts.
Consideration should be given to time constraints associated with scarification, moisture conditioning,
drying and compacting of fine-grained soils and clean sands.

The Earthwork Contractor must comply with the Safety and Heaith Regulations for Construc-
tion as directed by the Occupational Safety and Health Act (OSHA Standards, Volume 11, Part 1926,
Subpart P) while excavating and backfilling. The Earthwork Contractor is also responsible for
providing a Competent Person, as defined by the OSHA standards, to ensure excavation safety.

To inhibit potential water migration, pipe bedding shall consist of Class A Backfill, moisture
conditioned to near optimum, placed in 8 inches (loose) maximum lifts and compacted to at least 90
percent relative compaction. A “J-bar” shall be used to ensure proper placement and compaction
adjacent to the pipe. The native, silty sand (SM) soils are suitable for use as trench backfill. The
backfill shall be placed as above to a minimum relative compaction of 90 percent.

H. Corrosion Protection

For corrosion pretection, adequate mitigation can be achieved through the use of properly
prepared conventional Type |l portland cement concrete; by maintaining a minimum (3-inch) concrete
cover where reinforcing steel or other metal which is in close proximity to native soils and by
maintaining good workmanship during concrete placement and finishing. Where steel and/or metal
pipes are proposed, we recommend that the Contractor follow the Pipe Manufacturer's recommenda-
tion regarding corrosion protection.

. Permanent Cut and Fill Slopes

All permanent cut and fill slopes shall be constructed with maximum inclinations of two
horizontal to one vertical (2:1) or flatter. The Contractor shall overfill and trim the face of all fill slopes
or compact them to provide a firm surface, free of loose soil that would be subject to erosion and
sloughing. Where cut and fill slopes are proposed, the face of the slope should be planted with
dense-rooted, rapid growing vegetation. All slopes should be evaluated by the Geotechnical
Engineer in the field to document that the conditions are as anticipated.

J. Flexible Pavement Sections

Pavement sections can gain adequate support on the previously specified minimum 12-inch
section of approved, compacted native soils with low to negligible potential for expansion and/or
select/structure material (see Subsections A and B). As previously mentioned, to reduce the
thickness of aggregate base, materials with a Resistance Value of less than 30 within 6 inches of
pavement subgrade should also be removed and replaced with approved compacted fill material.

13
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In preparation for placement of the pavement section, the Earthwork Contractor shall ensure
that proposed subgrade materials have been observed and/or tested by the Geotechnical Engineer
(or his representative in the field) to document conformance with the Resistance Value requirements.
Generally, at least the upper 6 inches of subbase should be scarified, moisture conditioned and
compacted to at least 95 percent relative compaction. Subsequently, aggregate base materials
should be placed in thin fifts and compacted to at least 95 percent relative compaction. All subgrades
and final grades should be rolled to provide a uniform surface that is smooth, firm, and non-yielding.

We have not received traffic information conceming weights and volumes; however, based on
our understanding of project development, we anticipate light passenger vehicle traffic and occasional
heavy truck traffic associated with deliveries (Traffic Index up to 5.5). Based on this, we recommend
a flexible pavement section consisting of 3 inches of Type 2 or 3 bituminous surface course underiain
by 6 inches of Type 2, Class B Aggregate Base supported on the previously specified minimum
subbase. Additional R-Value tests should be performed on the subgrade soils when rough grade is
attained.

All structural sections in public rights-of-way should conform to standards provided by the
governing agency, including section composition, supporting material thickness and any requirements
for reinforcing steel.

Aggregates should conform to the requirements contained in Section 200 of the most recent
edition of the Standard Specifications for Public Works Construction.

We understand that fill materials, which do not conform strictly to the gradation requirements
contained in Section 200.01.08 of the latest revision to the Standard Specifications for Public Works
Construction (see Subsection B), and proposed to be placed within public improvement areas, will
require review and approval by the governing agency prior to use.

A bituminous concrete mix design should be submitted for approval prior to paving. During
paving, the bituminous mixture should be sampled and tested by the Geotechnical Engineer to
ensure material quality and compaction. Periodic crack sealing and surface sealing must be
implemented to increase service life of the pavement.

K. Infiltration Basins/Infiltrators

Design of Infiltration Basins or Infiltrators may be based on an infiltration rate of 30 mpi.

L. Additional Geotechnical Engineering Services

This report is geotechnical in nature and not intended to identify other site constraints such as
environmental hazards, wetlands determinations and/or the potential presence of buried utilities. We
can assist in evaluating these considerations should further information be requested.

Consideration should be given to submitting all plans and specifications to the Geotechnical
Engineer for review to determine conformance with this geotechnical report and for approval prior to
submittal to the permitting agency.

The recommendations presented in this report are based on the assumption that sufficient
field inspection and construction review will be provided during all phases of construction. Prior ta
construction, a pre-job conference should be scheduled to include, but not be fimited to, the Owner,
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Pezonella Awvodates. InC.

Architect, Civil Engineer, General Contractor, Earthwork and Materials Sub-Contractors, Building
Official and Geotechnical Engineer. The pre-job conference should include a discussion of the
recommendations presented in this report, applicable specifications and testing requirements, and
the submittal of any applicable material quality and mix design reports for approval by the Geotechni-
cal Engineer.

Pezonella Associates, Inc. should provide on-site observations and testing during site
preparation and grading, excavation, fill placement, foundation installation and paving. These
observations would allow us to document that the soil conditions are as anticipated, and that the
Contractor's work is in conformance with the intent of our recommendations and the approved plans
and specifications.
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IX. GLOSSARY OF TEST PROCEDURES

ASTM Test Designation: C 136: Standard Test Method for Sieve Analysis of Fine and
Coarse Aggregates

ASTM Test Designation: D 420: Standard Guide to Site Characterization for Engineering,
Design, and Construction Purposes.

ASTM Test Designation: D 1557: Test Method for Laboratory Compaction Characteristics of
Soil Using Modified Effort (56,000 f-Ibf/t° (2,700 KN-m/m’)).

ASTM Test Designation: D 1586: Standard Test Method for Penetration Test and Split-Barrel
Sampling of Soils.

ASTM Test Designation: D 2216: Standard Test Method for Laboratory Determination of
Water (Moisture) Content of Soil and Rock.

ASTM Test Designation: D2419: Standard Test Method for Sand Equivalent Value of Soils
and Fine Aggregafe.

ASTM Test Designation: D 2487: Standard Classification of Soils for Engineering Purposes
(Unified Soil Classification System).

ASTM Test Designation: D 2844: Standard Test Method for Resistance R-Value and
Expansion Pressure of Compacted Soils.
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X. DISTRIBUTION

Western Engineering & Surveying Services
3032 Silver Sage Dr.
Carson City, Nevada 89701

Attention: Mr. Dennis Smith

Two bound wet stamped originals and one pdf copy emailed to:
Metcalf Builders, Inc.
751 Basque Way
Carson City, NV 89706

Attention: Mr. Bart Walker (bart@metcalfbuilders.com)

One pdf copy emailed to:
Project One
2205 Arrowhead Drive, Suite C
Carson City, NV 89706

Attention: Mr. Wayne Reed (wayne@project-one.com)

Two bound copies to:
Jackson Family Living Trust 5-25-00
2828 Business Parkway #B
Minden, NV 89423

Attention: Mr. Don Jackson, Trustee
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= %
c K
2ol S 2| 8 LOG OF BORING 1
Laboratory Tests Ng\ 5 o) Y
il o 2 O B -
and E LHEE " 3 :g E Equipment _CME 55 Hollow Stem Auger
. = G ° o [ :
(Other Information)|a @& B O | A A =1"] Flevation 4738 Date 11-17-05
- BROWN SILTY SAND (SM
43/8 Sand mediunm to leg. )very dense, dry
o e Siz 0 becoming demp betow 20 feet
Partd e 1 1.9 20 k- d L 0 feet
D bution Report i change to medlum dense below 20 fee
{See Plate 10}
*» pH=5.71
504 =15.7 ppm 28
Resistivity=5051
Ohm-cm.
#++ Sand Equivalent=35
s*=e Particle Size 36 BROWN POORLY GRADED SAND WITH SILT (SP-SM)
Distribution Report dense, moist
(See Plate 11)
5o BROWN SILTY SAND (SM)
very dense, moist
BROYN POORLY GRADED SAND WITH SILT (SP-SM)
very dense, moist
25/8" sampler refusal ot 205 feet
a5/5"
sompler refusel at 250 Feet
sampler refusal at 300 feet
25/5"

No Free Water Encountered

GPS: 39°07.876'N

119°45.956'W

Elevation Reference:

Elevations taken from topographical information furnished by

Western Engineering & Surveying Services

Job No. 5621.01-A BORING LOG 02-10-06

Pezonella )

Associates, Inc EAGLE VILLAGE CONDOMINIUMS ,
Consulting Engineers : Plate No. 2
£20 Btison Wy Bemo, Nevads 09002 CARSON CITY, NEVADA .




—_— :
3 - —
3;- R = e LOG OF BORING 2
Laboratory Tests E‘g\ ‘:‘,"a B e
and B2 - E..g 'g :g. 2 Equipment CME 55 Hollow Stem Auger
. 292 38| B8 o 5
(Other Information)am 20 | A A =17} Elevation 4736.5 Date 11—-17-05
BROWN SILTY SAND (SM)
19 Sand medium to fine. medium dense, cry
1.8 118
19
14
53 BROWN POORLY GRADED SAND WITH SILT (SP-SM)
very dense, molst
sampler refusal at 110 feet
48 chahge to dense below 150 feet
BROWN SILTY SAND (SM)
very dense, moist
25/6 sampler refusal ot 205 feet
u No Free Water Encountered
2E
301
GPS: 39°07.908°'N
119°45.965'W
Elevation Reference:
See log of Boring 1
Job No. 5621.01-A BORING LOG 02-10-06
Pezonella
Associates, Inc EAGLE VILLAGE CONDOMINIUMS
Consulting Engineers Plate No. 3
880 Bdlwom Wy Bano, Neads 0608 CARSON CITY, NEVADA o




Laboratory Tests
and

(Other Information)

Driving
Resistance
Blowa /Ft.
Moisture

Content (%)

Density (pef)

Dry

o
©

27/4"

i0

33

51

25/5"

28/5"

n
&

116

Depth (ft)

LOG OF BORING 3

Equipment CME 55 Hollow Stem Auger |

Elevation 4735.2 Date 11—17-05

TXWX] Sample

7 A3

R T T

—
Q@
|

pIT T 1

304

Elevation Reference:

See log of Boring 1

BROWN SILTY SAND (SM)
Sand medium to fine, mrediun dense, dry

sompler refusal at 20 feet

BROWN POCRLY GRADED SAND WITH SILT (SP-SM)
dense, moist

becoming very dense below 140 feet

sempler refusal ot 205 feet

sampler refusal ot 250 feet

sampler refusal ot 300 feet

No Free Water Encountered

GPS: 39°07.929'N
119°45.962'W

Job No. 5621.01-A

BORING LOG 02-10-06

Pezonella

Associates, Inc

Copsuiting Bogineers
620 Edison Woy Reno, Newada 09502
FHONR (778) 658-5888 FiX (776) BS0-6042

EAGLE VILLAGE CONDOMINIUMS Plate No. 4
CARSON CITY, NEVADA
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r

—~ -
R g —
§£; = & ) LOG OF BORING 4
Laboratory Testa AN 5 9 2 o
and 5= E Eg >.'§ :"_1 g Equipment _CME 55 Hollow Stem Auger
agmd ° °
(Other Information) ARR 2SS | &4 A% Elevation  4737.2 Date 11-17-05
L]
* Particle Size . R Rt st A s dense, dry
Distribution Repart 11T
(See Plate 12) Lk
B~Value Test Report 22 1.7 122 P Bl
{See Plate 18) BB
Compacti Test Report B
(Seepﬂat:nlﬂ]e PO 14 L2z o
s pH=6.48 kel NN
S04 =15.7 ppm M NN
Resistivity=2507 L LEEEL:
Ohm-—cm., HHE M
e+* Sand Equivalent=37 : _': :|4}| becoming dense kelow 9.0 feet
35 0 gi S
BROWN POORLY GRADED SAND WITH SILT (SP-SM)
dense, molst
» top
BROWN SILTY SAND (SM)
25/6" 2 very dense, molst
sappler refusal at 20.0 feet
| No Free Woter Encountered
251
30+
GPS: 39°07.939'N
119°45.989'W
Elevation Reference:
See log of Boring 1
Job No. 5621.01-A BORING LOG 02-10-06

Pezonella

Associates, Inc

Consulting

Enginsers
520 Bdison Wey Reno, Nevada 89802
PHONE (770) 868-8850 WX (776) 868-8042

EAGLE VILLAGE CONDOMINIUMS Plate No. 5
CARSON CITY, NEVADA
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Py =
¥ X —~
Syl o= £ o LOG OF BORING 6
Laboratory Tests | EE 5 H > e
and - 2g E% ; g 2 Equipment_CME 55 Hollow Stem Auger
: T2 s | 2% ) 5
(Other Information)|Ax®@ O | A A =17 Elevation 4740 Date 11-16-05
BROWN SILTY SAND (SM)
25 Sand medium to fine, medium dense, dry
21 2.2 120
38 dense, moist
=
i 3l
BROWN POORLY GRADED SAND WITH SILT (SP-SM)
dense, molst
sampler refusol at 150 feet
27/5"
25/5"

sempler refusal at 20.5 feet

2083 [ |||| BROWN SILTY sanD (sm) -
i very demse, molst
&l No Free Water Encountered

PHONR (770) B58-5508 WAX (778) 856-6042

251
30+
GPS: 39°07.910°N
119°46.009°W
Elevation Reference:
See log of Boring 1
Job No. 5621.01-A BORING LOG 02-10-06
Pezonella
Associates, Inc EAGLE VILIAGE CONDOMINIUMS
Consulting Engineers Plate No. 7
820 Rdison Way Reno, Nevada 89502 CARSON CITY, NEVADA 22
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HOLE NO. P1
FIELD
LOCATION: EAGLE VILLAGE CONDOMINIUMS TECHNICIAN: KILM
SOIL TESTED:__SILTY SAND (SM)
Set—-Up Run
DIMENSION: 8" diameter, 3' deep DATE: 11/12/08 11/13/08
LOG
TIME MEASURED DROP
(Hours/Minutes) (Inches) REMARKS
11/12 4 HOUR PRESOAK 0,00 Add Initiol water TAW NAC 4447962
Presonk IAW NAC 444.7966 (4 HIURS)
1/13 8.00 Reod just water to 67 Over Gravel IAW NAC 444.7968
= e
030 2.50
0130 225
30 2.00
030 175
0:30 150
0130 1,00
030 100 Uiy PERCOLATION RATE: 30 MPI
TEST PERFORMED AT 3.0 FT.
PIT EVALUATED BYi
: SEE BORING LOGS
Job No. 5274.04-A PERCOLATION TEST RECORD
Pezonella
520 B m{.;;"‘ln, Reno, Kevada oo602 CARSON CITY, NEVADA '
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HOLE NO. P2
, FIELD
LOCATION: EAGLE VILLAGE CONDOMINIUMS TECHNICIAN: KLM
SOII. TESTED: __SILTY SAND (SM)
Set-Up Run
DIMENSION: ___ 8" diameter, 3’ deep DATE: 11/12/08 11/13/08
TIME MEASURED DROP MAR
(Hours/Minutes) (Inches} RE KS
/12 4 HOUR PRESDAK 0.00 Add Initial water IAW NAC 444.7962
Presoak 1AW NAC 444.7966 (4 HOURS)
1713 0.00 Read just water to 6’ Over Grovel IAW NAC 4447968
Praceed 1AW
e S0 NAC 444.7968
030 2.75
030 250
0:30 2,00
0|3ﬂ 1|7S
o030 1.50
0130 1.50
030 150 TR PERCOLATION RATE: 20 MPI
TEST PERFORMED aTv 3.0 FT.
PIT EVALUATED BY:
N i
1\ 56’ 55' 55' §
20’ 20) 5
P5 P4 P3
[ 180" | SEE BORING LOGS

T T T T T T T T 1

Job No. 5274.04-A

PERCOLATION TEST RECORD

Pezonella
Associates, Inc

EAGLE VILLAGE CONDOMINIUMS

(e wie CARSON CITY, NEVADA Plate No. 10

420 Vay Rano, Nevada
PHONE (770) 868-8068 FIX (778) 8885042 5




HOLE NO. P3
FIELD
LOCATION: EAGLE VILLAGE CONDOMINIUMS TECHNICIAN: KIM
SOIL TESTED:__ SILTY SAND (SM)
Set-Up Run
DIMENSION; 8" diameter, 3.5" deep DATE: 11/12/08 11/13/08
LOG
TIME MEASURED DROP
(Hours/Minutes) (Inches) REMARKS
11/12 4 HOUR PRESOAK 0.00 Add inttlat water IAW NAC 4447962
Presoak IAW NAC 444,7966 (4 HOURS)
11713 0.00 Readjust water to 6° Over Gravel IAW NAC 444.7968
030 188 NaG 4447963
0130 1,75
0130 163
030 1,30
0130 1.38
0130 125
0130 .00
0i30 100 e PERCOLATION RATE: 30 MPI
TEST PERFORMED ATv 3.5 FT.
PIT EVALUATED BT
N | N
/I\ 56' B
20 51
Ps —
j SEE BORING LOGS
E% i
80| 6o 0+
160* n
ONTANE — —— L
Job No. 5274.04-A PERCOLATION TEST RECORD
Pezonella
Associates, Inc EAGLE VILLAGE CONDOMINIUMS Plate No. 11
L}."m"’t‘m"‘i‘gm  Nevude 30602 CARSON CITY, NEVADA :
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HOLE NO. P 4
FIELD
LOCATION: EAGLE VILLAGE CONDOMINIUMS TECHNICIAN: KIM
SOIL TESTED:__ SILTY SAND (SM)
Set-Up Run
DIMENSION: 8" diameter, 4’ deep DATE: 11/12/08 11/13/08
LOG
TIME MEASURED DROP REMARKS
Hours/Mnutes) (Inches)
11712 4 HOUR PRESOAK 0.00 Add Initll water IAW NAC 4447962
Presook IAW NAC 444.7966 (4 HDURS)
11/13 0.00 Read Just water to 6 Over Gravel IAW NAC 444.7568
030 250 Wi
0130 2.25
0130 2,00
0130 175
0130 1.63
0130 150
0130 Las
- 125 e PERCOLATION RATE: 24 MPI
TEST PERFORMED aTv 4.0 FT.
PIT EVALUATED BY!
I/T\T i
] SEE BORING LOGS
-
Job No. 5274.04-A PERCOLATION TEST RECORD
Pezonella
Associates, Inec EAGLE VILLAGE CONDOMINIUMS Plate No. 12
o B o as, flida onia CARSON CITY, NEVADA '
PEONE (Y70) 058-5588 WX (778) MS8-8042 [
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HOLE NO. PS5
FIELD
LOCATION: EAGLE VILLAGE CONDOMINIUMS TECHNICIAN: KILM
SOIL TESTED:__SILTY SAND (SM)
' ' Set-Up Run
DIMENSION: 8" diameter, 4.5’ deep DATE: 11/12/08 11/13/08
LOG
TIME MEASURED DROP REMARKS
C(Hours/Minutes) {Inches?
11/12 4 HOUR PRESOAK 0.00 Add Initlal woter IAW NAC 4447962
Presaok IAW NAC 4447966 (4 HOURS)
11/13 0,00 Readjust water to & Over Gravel 1AW NAC 4447968
o = e
0:30 2.00
0130 175
0:30 163
030 150
0130 1,38
0130 125
0:30 125 e PERCOLATION RATE: 24 MPI
TEST PERFORMED AT: 4.5 FT.
PIT EVALUATED BY:

1

I

I

SEE BORING LOGS

| S I S S

Job No. 5274.04-A PERCOLATION TEST RECORD

P 11

Ag:g;;tgs, Ine EAGLE VILLAGE CONDOMINIUMS Plate No. 13
Convatiog Bagmeers CARSON CITY, NEVADA ate Jo.
PHONE (770) 0Sa-B343 VAX (770) BAa-B042
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UNIFIED SOIL CLASSIFICATION SYSTEM

MAJOR DIVISIONS TYPICAL NAMES
Ty~ a
5. L. j
- %%ﬁ" GRAVELS GW ,;_:,Awm. GRADED GRAVELS, GRAVEL-SAND MIXTLRES
= ; GRAVELS s GP o
O | MORE THAN HALF ¢ S MIXTURES
h 8 COURSE. FRACTION Ak
= RGER THAN 11" ]SLTY GRAVELS, POURLY GRADED GRAVEL-SAND
o F| N 4 SEVE SRE GM SILT MIXTURES
F3
= GRAVELS WITH 9
Z & VER 1BZ FINES Z7]CLAYEY GRAVELS, PODRLY GRADED GRAVEL-
g ¢ GC [0/ sAND-€LAY MIXTURES
-l
] Pl
TN LN SANTE SWTr:qummnmm&mwausmm
Z| SANDS =S TR
g:‘) F| MORE_THAN HALF SP [ |PEORLY GRADED SANDS, GRAVELLY SANDS
R 7| IS SHALLER THeN
g 5 ot SM| Sy sas. PODRLY GRADED SAND-SILT
o OWER 154 FINES 575"
BNESES sc "/ ACLAYEY SANDS, POORLY GRADED SAND-CLAY
” A I MIXTURES
n INORGANIC SILTS AND VERY FINE SANTS,
| ML FLOUR, SILTY DR CLAYEY FINE SANDS OR
5 g CLAYEY SILTS WITH SLIGHT PLASTICITY
P = SILTS AND CLAY V INORGANIC CLAYS OF LOW TQ MEDIUM
- § LIGUID LIMIT LESS THAN S0 CL A %LA?J%&?;%XN&'E{A%M& SANDY CLATS
Sk OL INORGANIC CLAYS AND ORGANIC SILTY CLAYS
> 2 OF LOV PLASTIEITY
= MH INORGANIC SILTS, MICACEOUS OR BIATBMACECUS
o 2 FINE SANDY OR SILTY SOILS, ELASTIC SILTH
© £| SILTS AND CLAYS CH7 INTRGANIC CLAYS OF HIGH PLASTICITY,
Hi LIQUID LIMIT GREATER THAN 50 /4éATa”S
Z OH% ORGANIC CLAYS OF MEDIUM TO HIGH
= E /| PLASTICITY, ORGANIC SILTS
e
HIGHLY ORGANIC SOILS |Pt % PEAT AND OTHER HIGHLY ORGANIC SOILS

SAMPLE DESIGN

W'Undisturkbed* Sample

X Butk or Classtification Sample

STRENGTH TESTS

VAN VANE SHEAR TEST
F = Fleld
L = Loboratory

1000 [ ] DIRECT SHEAR TEST

CD = Consolidated Draln

’ Stress Normal

to Shear Plane (psf>

I UNCONFINED COMPRESSION TEST

1000 [ X3¢ X TRIAXIAL COMPRESSION TEST
uu Unconsolidated - Undraing

Consolidated - Undralned
Consolldated — Dralned

cu
Ch

1/2 Deviator Stress
Confining Stress

KEY TO TEST DATA

Job No.

5621.01-A

EAGLE VILLAGE CONDOMINIUMS

02-10-06

Pezonella
Associates, Inc
Enginsers

Beno, Nevada 69602

Consulting
620 Edison Way
FHONE

fax (777) 0008043

SOIL CLASSIFICATION CHART
AND KEY TO TEST DATA

Plate No. 14

LaWal
A
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Reno, Nevada

Project No: 5621.01-A

Particle Size Distribution Report
: . £ .z gE & 22 g
o0 S OSSR ES 8% 3 u%%ﬁ:if
T T T 7 - T I L
CEE T Fr 4?\ (e g
90 | I (] [l N | 1 O A
BRI RIE R THIE A T o] o
| { T (T I \ | |
80 ! { e : : . T AT
IR N (el
N e el NUELC (o] )
70 I 1 U R T Sy . 1
o e oW NTDE [ ] ] l
. L Ll | 10
w 80
3 | | I | [ el v afpll
2 e LN Ll
pd 50 T T T ] T i T \1 T T T T
! | | T | | INTLL
Q 3 |
T Lot | W IIN L ]
w40 I L L | TN T T
I L I (T I | | (oI
| | I | | | | INC L
= T T IR R
| ;I | | | | | I IR
20 | i o t f A
| | [ T I | l Il I\.‘ [ ,
| | L | l IHEE e
10 a I T T T T ! L
| | R O | | | | LN
0 | I [ | | | |
100 . 0.1 0.01 0.001
GRAIN SIZE - mm.
o% +3° % Gravel % Sand % Fines
* Coarse Fine |Coarse| Medium Fine Silt [ clay
0.0 0.0 2.9 104 37.0 37.6 12.1
SIEVE PERCENT| SPEC.* PASS? Soil Description
SIZE FINER | PERCENT | {(%X=NO) Brown silty sand (SM)
g5 100,0
5" 99.4
373 g Atterberg Limits
L s PL= LL= PI=
#10 86.7
#20 69.6 Coefficients
#40 497 Dgs5= 1.8062 Dgo= 0.6034 D5g= 0.4289
#60 353 030= 0.2068 D15= 0.0971 Dig=
#100 22.0 Cu= Ce=
#200 121 Classification
UsSCs= sM AASHTO=
Remarks
" {no specification provided)
Sample No.: Source of Sample: TB-1 Date: 01-30-06
Location: Elev./Depth: 2.5-3.0'
PEZONELLA Cllentc
roject: Eagle Village Condominiums
ASSOCIATES, INC. jact st

Plate 15 229
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Particle Size Distribution Report
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GRAIN SIZE - mm.
o +3° % Gravel % Sand % Fines
’ Coarse Fine |Coarse! Medium Fine Silt l Clay
0.0 1.1 09 10.3 | 383 404 9.0
SIEVE | PERCENT| SPEC* PASS? Soil Description
SIZE FINER PERCENT | (X=NO) Brown poorly graded sand with silt (SP-SM)
1 100.0
75" 98.9
5 . 98.9 Atterberg Limits
375 98.9 PL= LL= Pl=
#4 98.0
#10 87.7 Coefficients
#20 70.4 Dgs= 1.6965 Dgg= 0.5960 D5o= 04329
#40 49.4 Dzp= 0.2197 D15= 0.1184 D4g= 0.0818
#60 33.9 C,= 728 Cc= 0.9
#100 19.6 —
’ Classification
#200 %0 USCS= SP-SM AASHTO=
Remarks
" (no specification provided)
Sample No.: Source of Sample: TB-1 Date: 01-30-06
Location: Elev./Depth: 10.0-10.5'
PEZONELLA I
ject: Eagle Vi Condominiums
ASSOCIATES, INC. : ) &
Reno, Nevada Project No: 5621.01-A Plate 16 23




Particle Size Distribution Report
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GRAIN SIZE - mm.
o 43" % Gravel % Sand % Fines
‘ Coarse Fine Coarse| Medium Fine Silt [ Clay
0.0 0.0 22 10.0 | 300 33.3 24.5
SIEVE PERCENT| SPEC. PASS? Soil Description
SIZE FINER | PERCENT | (X=NO} Brown silty sand (SM)
St 100.0
375" 99.7
i e Atterberg Limits
#10 87.8 PL= e Pi=
#20 72.9 . .
#40 57.8 Coefficients
#60 47.1 Dgs= 1.6676 Dgo= 0.4711 Dgp= 0.2875
#100 35.9 D3p= 0.1081 Dq5= D4p=
#200 24.5 C = Co=
lassificatio
USCS= 8M AASHTO=
Remarks
= (no specification provided)
Sample No.: Source of Sample: TB-4 Date: 01-30-06
Location: Elev./Depth: 0.0-4.0'
PEZONELLA Cllent. e
roject: Eagle Village Condominiums
ASSOCIATES, INC. ) g e
Reno, Nevada Project No: 5621.01-A Plate 17 2]




Particle Size Distribution Report
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GRAIN SIZE - mm.
” 43 % Gravel % Sand % Fines
y Coarse | Fine |Coarse| Medium Fine sitt i Clay
0.0 6.2 | 7.2 8.4 244 30.4 234
SIEVE | PERCENT| SPEC. PASS? il Descriptio
SIZE FINER | PERCENT | (X=NQ) Brown silty sand (SM)
1.5" 100.0
1" 95.6
. oy Atterberg Limits
375 90.4 = patl =
#4 86.6 |
#10 78.2 | Coefficients
#20 66.7 l Dgs= 3.8598 Dgo= 0.5882 Dgp= 0.3465
#40 53.8 D3g= 0.1199 Dis= Dqp=
#60 439 u= Cc=
#100 138 .
lassification
200 & uscs= sM AASHTO=
Remarks
" (po specification provided)
Sample No.: Source of Sample: TB-5 Date: 01-30-06
Location: Elev./Depth: 0.0-4.0
PEZONELLA Gt oo
roject: Eagle Village ominiums
ASSOCIATES, INC. g ESRERs
Reno, Nevada Project No: 5621.01-A Plate 18 el




Particle Size Distribution Report
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GRAIN SIZE - mm.
" % Gravel % Sand % Fines
% +3 n T " T
Coarse Fine Coarse: Medium Fine Siit | Clay
0.0 0.0 1.4 102 | 46.0 38.8 3.6
SIEVE PERCENT| SPEC.” PASS? Soil Description
SIZE FINER | PERCENT | (X=NO) Brown poorly graded sand with silt (SP-SM)
5" 100.0
375" 99.3
#4 i Atterberg Limits
s ae PL= LL= Pi=
#20 68.4
#40 | 42.4 Coefficients
#60 243 Dgs5= 1.6548 Dgg= 0.6707 Dgo= 0.5176
#100 | 1038 D30= 02985  D1ig= 01811 Dy0= 0.1439
#0200 | 36 Cy= 4.66 Cc= 0.92
Classification
USCsS= SP AASHTO=
Remarks
" (no specification provided)
Sample No.: Source of Sample: TB-5 Date: 01-30-06
Location: Elev./Depth: 15.0-15.5'
PEZONELLA .
roject: Eagle Village Condominiums
ASSOCIATES, INC. ) EEEE
Reno, Nevada Project No: 5621.01-A Plate 19 54




Particle Size Distribution Report
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GRAIN SIZE - mm.
%, +3° % Gravel % Sand % Fines
Coarse Fine |Coarse| Medium Fine silt | Ciay
0.0 0.0 24 10.0 28.8 349 23.9
SIEVE PERCENT| SPEC. PASS? Soil Description
SIZE FINER | PERCENT | {X=NO) Brown silty sand (SM)
5" 100.0
S 99.5
o 29,p Atterberg Limits
#4 97.6 PL= L - Pi=
#10 87.6
#20 73.2 Coefficients
#40 58.8 Dgs= 1.6849 Dgo= 0.4502 Dsg= 0.2716
#60 48.3 D3p= 0.1059 D15= Djio=
#100 36.8 Cy= Ce=
#200 239 Classification
UsSCS= SM ~ AASHTO=
Remarks
" (no specification provided)
Sample No.: Source of Sample: TB-7 Date: 01-30-06
Location: Elev./Depth: 1.0-1.5
PEZONELLA S
roject. (] € Londommiums
ASSOCIATES, INC. . g =
Reno, Nevada Project No: 5621.01-A Plate 20,
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R-VALUE TEST REPORT

100 -
80 |
60 - / v 1
Q =
3 -
3 —
x -
40 /
- B |
20 |- , '
- ll |
- | | |
O—IIIIIII!IIF!I 111l IfiII_IJJll!IIIIII!IIll | ] !IIElJJIlllI'l
100 200 300 400 500 600 700 800
Exudation Pressure - psi
Resistance R-Value and Expansion Pressure - ASTM D 2844
Compact. i :
pact Density | Moist. Expansion Horizonta-l Sarrlple Exud R R
No.| Pressure of o Pressure Press. psi Height | Pressure Value Value
psi P iy psf @ 160 psi in. psi Corr.
1 200 116.6 10.7 0 40 2.51 247 60.6 60.6
2 125 121.5 11.7 0 69 2.51 103 33.8 38.8
3 300 125.9 9.6 0 43 2.48 334 583 58.3
Test Results Material Description
R-value at 300 psi exudation pressure = 50.2 Brown silty sand (SM)
Project No.: 5621.01-A Tested by:
Project:Eagle Village Condominiums Checked by:
Source of Sample: TB4 Depth: 0.0-4.0' Remarks:
Date: 11/18/2008
R-VALUE TEST REPORT
PEZONELLA ASSOCIATES, INC. Plate 2]
23




R-VALUE TEST REPORT
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100 200 300 400 500 600 700 800
Exudation Pressure - psi
" Resistance R-Value and Expansion Pressure - ASTM D 2844
C 4 i i Exud. R
ompact Density | Moist, Expansion Honzonm.] Sarr\ple Xu R
No.| Pressure of % Pressure Press. psi Height | Pressure Value Value
psi P ° psf @ 160 psi in. psi Corr.
1 240 124.5 10.9 9 79 2,55 103 36.3 36.3
2 300 127.5 8.2 44 29 2.54 509 73.1 73.1
3 275 120.4 9.6 13 40 251 215 61.2 61.2
Test Results Material Description
R-value at 300 psi exudation pressure =71.5
Brown silty sand (SM)
Exp. pressure at 300 psi exudation pressure = 20 psf -
Project No.: 5621,01-A Tested by:
Project:Eagle Village Condominiums Checked by:
Source of Sample: TB-5 Depth: 0.0-4.0' Remarks:
Date: 11/18/2008
R-VALUE TEST REFORT
PEZONELLA ASSOCIATES, INC. Plate 22
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COMPACTION TEST REPORT

140
\
135 — \ ‘
\
I
KK I %\\\
w. 130 X
g \
S \
[92]
=g
[+1]
5 SRR
(] ' |
a
125 \
\ |
\ i
120 3
| \ ZAV for
. Sp.G. =
2.5
115 |
0 5 10 15 20 25 30
Water content, %
Test specification: ASTM D 1557-02 Method A Modified
Elev/ Classification Nat. : % > % <
.G. L
Depth USCS AASHTO Moist. | °PC L Pl #4 | No.200
0.0-4.0' SM 22 24.5
TEST RESULTS MATERIAL DESCRIPTION
Maximum dry density = 131.1 pcf Brown silty sand (SM)
Optimum moisture = 6.7 %
Project No. 5621.01-A Client: Remarks:
Project: Eagle Village Condominiums
Date:
O Source of Sample: TB-4 Depth: 0.0-4.0'
PEZONELLA ASSOCIATES, INC.
Reno, Nevada Plate 23 .,
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COMPACTION TEST REPORT

140 \
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135 \
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w 130 \ |
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2 i \ [
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® \ | {
o | ' |
e .
& \ |
125 i 1
\\ .
|
120 \ ;
i \‘\
i I ZAV for
| \ _|spG.=
| 2.5
115 . I | |
0 5 10 15 20 25 30
Water content, %
Test specification: ASTM D 1557-02 Method A Modified
Elev/ Classification Nat. %> % <
.G. L
Depth USCS AASHTO Moist. | SPC L Pl #4 | No.200
0.0-4.0' SM 134 234
TEST RESULTS MATERIAL DESCRIPTION
Maximum dry density = 131.6 pcf Brawn silty sand (8}
Optimum moisture = 6.4 %
Project No. 5621.01-A Client: Remarks:
Project: Eagle Village Condominiums
Date:
© Source of Sample: TB-5 Depth: 0.04.0'
PEZONELLA ASSOCIATES, INC.
Reno, Nevada Plate 24
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See Note No. 2. VAPOR BARRIER
-\ AS REGUIRED \
: —= P T
‘[CONCRETE _SLAB] | 4 o
XTI T IATATIZ
RAVEL /BASE ROCK!Y

Yo, Qe e AT gy
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== o Y BARRIER
\_/ APPROVED (See
COMPACTED NATIVE SOILS Note No. 1)
OR FILL MATERIAL
NOTES:
1.) A moisture barrier shall be provided.
2.) Thickness of gravel/base rock shall be 4 inches
or as determined by a structural engineer.
Not to Scale
SLAB-ON-GRADE
Job No. 5621.01-A AND BACKFILL DETAIL 02-10-06
Pezonella Plate No.
Associates, Inc EAGLE VILLAGE CONDOMINIUMS
30 Edincn Wiy hens, Novada_ 00502 CARSON CITY, NEVADA 27
PHOWE (778) 608-0508 DAY (775) 850-8048




Exterior Footing
and Stemwall

Interior Footing

Crawlspace
Slope t0 Drain
(See Notes)

Vapor Barrier

Compacted Select Fill

3 or Original Ground
NS

; >
N X e 2 //\///\\/;({// /7 Urlglml"\;'//"

Ground

NOTES:

1.) A moisture barrier shall be provided where
granular material is used as backfill

2.) Crawlspace shall be sloped to a suitable point
which will aid in conveying any collected water
outside the building

Not to Scale

Job No. 5821.01-A FOUNDATION AND BACKFILL DETAIL 02-10-06
§g:§§glggs, - EAGLE VILLAGE CONDOMINIUMS Flate No.
D Bl T mems, Movadi 06863 CARSON CITY, NEVADA 28
PHONE (770) B00-8868 FAX (7785) B55-0042
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