STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF MARCH 30, 2016
FILE NO: TPUD-16-012 AGENDA ITEM: F-3
STAFF AUTHOR: Susan Dorr Pansky, AICP, Planning Manager
REQUEST: To consider a request from Silver Oak Development, L.P. (property owner: Silver
Oak Development Co., Ltd.) to modify the Silver Oak Planned Unit Development to add 31
single family residential lots in a new phase to be known as Silver Oak Phase 21, on property
zoned Single Family 12,000 — Planned Unit Development (SF12-P).

APPLICANT: Silver Oak Development, L.P.

OWNER: Silver Oak Development Co., Ltd.

LOCATION: 2951 Oak Ridge Drive

APN(s): 007-462-12

RECOMMENDED MOTION: “| move to recommend to the Board of Supervisors approval
of TPUD-16-012, a modification to the Silver Oak Planned Unit Development to add 31
single family residential lots in a new phase known as Silver Oak Phase 21, on property

zoned Single Family 12,000 — Planned Unit Development, located at 2951 Oak Ridge
Drive, APN 007-462-12, based on the findings and subject to the conditions of approval in

the staff report.”
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RECOMMENDED CONDITIONS OF APPROVAL

The following are general conditions of approval:

1.

10.

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

The applicant shall provide construction plans to the Engineering Division for all required
on-site and off-site improvements, prior to any submittals for approval of a Final Map.

Individual homes will require application for a Building Permit, issued through the Carson
City Building Division. This will necessitate a complete review of the project to verify
compliance with all adopted construction codes and municipal ordinances applicable to
the scope of the project.

A Site Improvement Permit will be required for all site improvements intended to serve
the entire site.

Hours of construction will be limited to 7:00 a.m. to 7:00 p.m., Monday through Friday,
and 7:00 a.m. to 5:00 p.m. on Saturday and Sunday. If the hours of construction are not
adhered to, the Carson City Building Division will issue a warning for the first violation,
and upon a second violation, will have the ability to cause work at the site to cease
immediately.

A Final Map, prepared in accordance with the Tentative Map, must be approved and
recorded within four years after the approval of a Tentative Map unless a longer time is
provided for in an approved development agreement with the City.

Prior to the recordation of the final map for any phase of the project, the improvements
associated with said phase must either be constructed and approved by the City, or the
specific performance of said work secured by providing the City with a proper surety in
the amount of one hundred fifty percent (150 %) of the engineer’s estimate. In either
case, upon acceptance of the improvements by the City, the developer shall provide the
City with a proper surety in the amount of ten percent (10 %) of the engineer’s estimate
to secure the Developers obligation to repair defects in workmanship and materials
which may appear in the work within one year of acceptance by the City.

Landscaping shall be required in all areas not intended for development as roads or
individual lots to the satisfaction of Planning Division staff. This includes the parking
islands, the detention basins, the southwest portion of the parcel that contains the
drainage easement and pathway, and the vacant portion of the parcel to the northwest of
John Mankins Park. Staff may consider waiving the requirement for the vacant portion of
the parcel northwest of the park if it becomes a part of the vacant parcels on the corner
of Oak Ridge Drive and College Parkway (APN 007-462-14 and -15).

The landscaping of the common areas shall be completed with the site improvements for
the project. The front and side yard landscaping of the individual homes shall be
completed with the individual home construction.

All common open space areas shall be maintained by the homeowners’ association.
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Lots 1 and 31 shall be required to maintain a 15 foot street side yard setback. Lots 24
and 25 may utilize a 10 foot street side yard setback.

The following shall be included in the design of the Improvement Plans:

12.

13.

14.

15.

16.

17.

18.

19.

20.

The new road which will serve as the access and egress point for the development will
be implemented to align with an existing driveway on the west side of Oak Ridge Drive.
The developer will implement a three-way STOP condition at the intersection of the new
road being constructed where it intersects Oak Ridge Drive. The developer will submit
plans for signing and striping to Carson City Development Engineering for approval prior
to implementation.

In accordance with CCDS 12.10 and 12.11.10, pavement sections shall be based on
subgrade strength values determined by Resistance (R) Value or California Bearing
Ratio (CBR) as shown in the Soils Engineering Report. Refer to CCDS Division 17 for
soils report requirements. In no case shall the proposed pavement section be less than
the minimum section prescribed in standard drawing C-5.1.9 and C-5.1.9.1.

Storm drainage facility improvements shall be designed in accordance with CCDS
Division 14. A Technical Drainage Study is required with submittal of Improvement
Plans in accordance with CCDS 14.9 through 14.10.

The storm drain easement proposed for the property to the northwest must be obtained
and recorded before construction drawings are approved.

The project must comply with 2012 IFC and Northern Nevada Amendments.

Fire hydrant spacing must comply with Appendix C of the 2012 IFC. Please ensure
distances are reduced for dead end roads/cul-de-sacs. The submitted plans did not
clearly indicate proposed hydrant locations.

The end of Boardwalk Drive where it ties into W. Nye Lane must connect through to W.
Nye Lane with a smooth transition of pavement. Removable bollards with reflective
striping, not locked, will be acceptable as ftraffic control to limit through traffic to
emergency vehicles.

The Park Place Court naming scheme doesn’t comply with Carson City Development
Standards, Division 22 on street naming. The street can’t use both Place and Court.
Please rename.

This project must meet all applicable codes as found in 40 CFR 408, CCMC 12.06,
CCMC 12.12 and 2012 UPC.

The following shall be conditions to be completed prior to obtaining a Construction
Permit or Final Map:

21.

22.

Final improvement plans for the development shall be prepared in accordance with
CCDS Division 19 and the Standard Specifications and Details for Public Works
Construction, as adopted by Carson City.

The applicant shall obtain a dust control and stormwater pollution prevention permit from
the Nevada Division of Environmental Protection (NDEP). The site grading must
incorporate proper dust control and erosion control measures.
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The following must be submitted or included with the Final Map:

23.

24.

25.

26.

27.

All Final Maps shall be in substantial conformance with the approved Tentative Map.
The following notes shall be added to the Final Map:

A. These parcels are subject to Carson City’s Growth Management Ordinance and all
property owners shall comply with provisions of said ordinance.

B. All development shall be in accordance with the Jackson Village Planned Unit
Development (TPUD-15-069).

C. The parcels created with this Final Map are subject to the Residential Construction
Tax payable at the issuance of Building Permits for residential units.

A copy of the signed Notice of Decision shall be provided with the submission of any
Final Map.

The applicant shall provide evidence to the Planning Division indicating the all agencies'
concerns or requirements have been satisfied and that all conditions of approval have
been met.

All streets within the boundary of the subdivision shall be named in accordance with
Carson City Development Standards, Division 22 — Street Naming and Address
Assignment. Street names shall be reviewed and approved by Carson City GIS and shall
be shown on the Final Map.

The following conditions are applicable to Building Permits for the individual homes:

28.

29.

30.

31.

32.

33.

All projects and improvements must be performed in accordance with Nevada State
Revised Statutes (NRS) 623 & 624 and Carson City Municipal Code (CCMC) 15.05.020.

All repairs, replacement, and alterations must have proper building permits and comply
with International Building and Residential Codes, Uniform Plumbing Code, Uniform
Mechanical Code or International Mechanical Code, Fuel Gas Code, Electrical Code,
Adopted International Energy Conservation Code, and Northern Nevada Amendments.

A developer can use a master plan approach for the build out. The full permit fee value
will be imposed on the first review. The second application submitted will be 80 percent
of the normal fee.

All Contractors are required to carry State and local license.

In order to assist in funding new fire facilities within the area (i.e. fire station), individual
builders within Silver Oak Phase 21 shall work with the Carson City Fire Department to
participate in a fee program implemented by Carson City which provides funds (to be
paid at time of building permit) that are dedicated to fire improvements. In the absence of
a current city wide impact fee program, fees shall be as follows for Silver Oak Phase
21: A minimum of $1000.00 per dwelling unit in single family or multi-family residential
development.

In lieu of and as an alternative to the fire fee, it may be possible for individual builders
within Silver Oak Phase 21 to work with the Carson City Fire Department to determine if
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other mitigation measures may be available. Such measures could include, but are not
limited to, providing improvements such as paving, utility extensions, etc. along with
construction of new facilities, etc. These improvements shall be credited back to any
applicable fire fee. This shall be reviewed on a case by case basis dependent on current
Fire Department needs and demands.

34. New development within Silver Oak Phase 21 shall participate in any applicable impact
fee program that is enacted by Carson City. This shall not exempt development from
any impact fee program adopted post approval of this PUD.

LEGAL REQUIREMENTS: NRS Chapter 278A (Planned Development), CCMC Section 17.07
(Findings), CCMC Section 17.09 (Planned Unit Development)

MASTER PLAN DESIGNATION: Parks and Recreation (P&R)
ZONING DISTRICT: Single Family 12,000 — Planned Unit Development (SF12-P)

KEY ISSUES: Does the proposal meet the Planned Unit Development requirements and other
applicable requirements?

SURROUNDING ZONING AND LAND USE INFORMATION:

NORTH: Retail Commercial-Planned Unit Development (RC-P) and Neighborhood Business-
Planned Unit Development (NB-P)/Retail Shopping Center and Assisted Living
Facility

SOUTH: Single Family 12,000-Planned Unit Development (SF12-P)/Residential Uses

WEST:  Single Family 12,000-Planned Unit Development (SF12-P)/Residential Uses and
Neighborhood Park

EAST: Residential Office-Planned Unit Development (RO-P) and Single Family 6,000
(SF6)/Office and Residential Uses

ENVIRONMENTAL INFORMATION:

FLOOD ZONE: Zone X Shaded (areas of minimal flooding)
SLOPE/DRAINAGE: Generally flat

SEISMIC ZONE: Zone | (Severe) — Fault within 200 feet of site

SITE DEVELOPMENT INFORMATION:

SUBJECT SITE AREA: 7.99 acres
EXISTING LAND USE: Vacant land
TOTAL RESIDENTIAL LOTS: 31 residential lots
PROPOSED LOT SIZES: 5,200 to 10,371 square feet
REQUIRED SETBACKS (per existing Silver Oak Planned Unit Development):
Front Rear Side Street Side

20 feet 10 feet 5 feet 15 feet

PARKING REQUIRED: Two spaces per dwelling unit, plus one space for every two

dwelling units for guest parking — 78 spaces required
VARIANCES REQUESTED: None
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SITE HISTORY:

e CPUD-15-051 — Conceptual Planned Unit Development Map Review for 31 single family
residential units (Silver Oak Phase 21)

PM-06-182 — Parcel Map to create three parcels

ABP-06-159 — Abandonment of two 15-foot wide public utility easements

VAR-05-195 — Variance for setbacks in certain neighborhoods within Silver Oak

U-96/97-16 — Special Use Permit for flag poles associated with the Silver Oak Development
P-93/94-1 — Silver Oak Planned Unit Development for 1,181 residential units

BACKGROUND:

On June 2, 2015, the applicant participated with City staff in a Conceptual Planned Unit
Development Map review (CPUD-15-051) for the proposed development per the Planned Unit
Development process requirements of the Carson City Municipal Code. The purpose of the
Conceptual Planned Unit Development Map review is for City staff to provide comments to the
applicant regarding City requirements for the proposed subdivision.

The Conceptual Map proposal consisted of 31 single-family residential lots on a 7.99 acre
parcel located at 2951 Oak Ridge Lane within the existing Silver Oak Planned Unit
Development. Lot sizes of the proposed project range from 5,200 square feet to 10,371 square
feet. Staff noted that a modification to the Silver Oak Planned Unit Development (Silver Oak
PUD) would be required to pursue this project, as the property intended for development was
originally planned for a school site, and because residential units were not approved for this
area. Because the school district determined that the site was not needed, the developer has
chosen to pursue residential development on the property.

As previously noted, the subject parcel is a part of the existing Silver Oak PUD that was created
in 1994. At inception, the Silver Oak PUD had 1,181 single family residential units approved.
Through various modifications to the PUD, a revised tentative map and reduction in actual
recorded lots versus planned lots in various phases up to this point, the number of lots in the
overall PUD has changed, as well as the number of remaining lots available for development.
These changes are captured in the tables below.

Unit Count

Original Silver Oak PUD Approval (1994) 1181
Revised Tentative Map (1998) 1207
Less removal of units as a result of land removed for 79
Carson Tahoe Hospital (2003/2004)

New Total 1128
Less units lost through map recordation to date 71
Total Potential Units 1057
Recorded to Date 606
Remaining Approved 451
Total Potential Units (without PUD amendment) 1057
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The applicant states that they intend to use the units lost through recordation elsewhere in the
Silver Oak PUD, including within the currently proposed project. However, the Silver Oak PUD
is not set up to allow for the transfer of density within the differently phases and cluster areas of
the development. Each requested change in allowed single family residential density or units
beyond what is currently approved in the Silver Oak PUD and approved 1998 tentative map is
subject to approval as a modification to the Silver Oak PUD. Any future phase of development
within the Silver Oak PUD is required to be in compliance with the 1998 revised tentative map
with regard to design and unit count, otherwise a modification of the PUD will be required.

In the case of Silver Oak Phase 21, the applicant is requesting modification of the existing Silver
Oak PUD to use 31 of the 71 units lost through map recordation to date. This would reduce the
number of units lost through recordation to 40, and the total number of approved units at build
out would still be under the total number of units allowed in the Silver Oak PUD.

DISCUSSION:

A Planned Unit Development is an area of land controlled by a landowner, which is to be
developed as a single entity for a number of dwelling, commercial, and/or industrial units, the
plan for which does not correspond in lot size, height, or size of dwelling, density lot coverage
and required open space of the regulations established in any one use district.

Carson City Municipal Code, Section 17.09.005 (Statement of Objectives for Planned Unit
Developments) identifies the following objectives for Planned Unit Developments:

In order that the public health, safety and general welfare of the residents of Carson
City be furthered in an era of increased urbanization, growing demand for housing of
all types and desire for attractive commercial and industrial developments, there is
enacted an ordinance controlling Planned Unit Developments.

The purpose of the ordinance codified in this chapter (Chapter 17.09), in addition to
the above, is to encourage more efficient use of the land and of public and private
services in Carson City; to reflect the changes in technology of land development so
the resulting economies benefit Carson City.

It is the intention of this chapter to produce developments which meet or exceed the
city standards of open space, access to light and air, pedestrian and vehicular
circulation and produce a variety of land uses which complement each other and
harmonize with the existing and proposed land uses in the vicinity. Additionally, this
chapter insures increased flexibility of substantive regulations over land development
that is administered in such a way as to encourage land development without undue
delay, while controlling development in the best interests of the ecology, economy,
public health, safety, morals and general welfare of the citizens of Carson City.

Silver Oak Phase 21 is a new single family residential phase within the existing Silver Oak
Planned Unit Development. It consists of 31 single family residential units on a 7.99 acre site
located on Oak Ridge Drive adjacent to John Mankins Park. The lot sizes for this proposed
project range from 5,200 square feet to 10,371 square feet, with an average lot size of
approximately 6,700 square feet.

The homes are proposed to be three- and four-bedrooms in single story structures with heights
varying from 22 to 25 feet from finished grade. Staff notes that there is a condition of approval
under the original Silver Oak PUD approval that residences will be limited to single story
structures along the Silver Oak property line to the east where there is existing residential
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development. This condition would apply to Silver Oak Phase 21 and, as presented, the
development meets this condition. The home sizes will range from 1,700 to 2,500 square feet.
Sample home elevations and floorplans have been provided by the applicant as a part of this
request and may be found in the application attached to this staff report. This new phase of
Silver Oak will be governed by the existing Silver Oak homeowners’' association and will be
subject to the same restrictive covenants (CC&Rs) and association dues as the other single
family residential lots within the Silver Oak PUD.

The applicant is requesting to utilize minimum setbacks that meet or exceed the existing Silver
Oak PUD for lot sizes in the 5,000 to 11,000 square foot range, with the exception of the street
side yard setback. Staff notes that certain phases of the Silver Oak PUD are subject to different
setbacks approved under VAR-05-195, but the remainder of Silver Oak utilizes the following
setbacks for the lot size category noted above:

Front Side Street Side Rear
12 feet 5-8 feet 15 feet 10-13 feet

Minimum Setback -
5,000-11,000 sf lots

The applicant is proposing the following setbacks for Phase 21:

Front Side Street Side Rear
20 feet 5 feet 10 feet 10 feet

Minimum Setback -
5,000-11,000 sf lots

The applicant notes that because of multiple pedestrian routes around and through the
proposed subdivision combined with sidewalk on one side of the street, a 15-foot street side
yard setback will create unbuildable building envelopes on the lots that are subject to a street
side setback, and only four lots would be subject to this requirement. These lots include Lots 1,
24, 25 and 31. Staff has no concerns with utilizing the 10-foot street side setback on lots 24 and
25, but suggests that the 15-foot street side setback remain for lots 1 and 31. These two lots are
at the entrance of the phase, and providing a 15-foot setback on each side of the main entrance
will create a larger opening in the fence line on Oak Ridge Drive in this location, supporting
better sight distances for the intersection.

The applicant has indicated that the density for Phase 21 is four units per acre, which is in
compliance with the maximum allowed density within a PUD for the underlying Single Family
12,000 zoning district.

The open space provided for the Silver Oak PUD at the time of its original approval in 1994 was
45 percent of the overall development, or approximately 293 acres. The applicant has provided
an open space calculation indicating that 270 acres of the PUD has actually been developed as
open space, but that this accounts for approximately 44 percent of the Silver Oak PUD. Staff
notes that this open space calculation is not entirely accurate, as it left out a 21.67 acre parcel
at the southwest corner of Medical Parkway and North Carson Street that is actually a part of
the Silver Oak PUD. However, staff believes that the 270 acres of open space itself is accurate,
and using this as a percentage of the 630.61 acres staff believes is currently in the PUD, 43
percent of open space is still achieved. With the addition of approximately 1.26 of open space
within Phase 21 itself, a total of approximately 271.26 acres of open space will exist in the
overall Silver Oak PUD.
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Planned Unit Development Findings

Per CCMC Section 17.07.005 (Findings) and Section 17.09.050 (Approval or Denial of
Application), the approval or denial of a PUD shall be based on the specific findings outlined
below. Staff will first address the findings outlined in Section 17.07.005, followed by the findings
outlined in Section 17.09.050.

Section 17.07.005 (Findings):

1.

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.

Silver Oak Phase 21 will be required to obtain a dust control and stormwater pollution
prevention permit from the Nevada Division of Environmental Protection (NDEP), and
the site grading must incorporate proper dust control and erosion control measures. The
PUD will also be required to connect to the City water and sewer system.

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

The project will connect to the City water system, which has sufficient quantity for the
foreseeable needs of Silver Oak Phase 21. Sufficient water resources are addressed
through the Growth Management building permit allocation system and other ongoing
water management efforts.

The availability and accessibility of utilities.

The project will connect to all available utilities that abut the site and serve the existing
neighborhood.

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

Silver Oak Phase 21 is an additional phase within the existing Silver Oak PUD that is
served by existing schools, sheriff protection and transportation facilities. It is adjacent to
the John Mankins Park that serves the surrounding neighborhoods. The proposed
development will not overburden these services.

Access to public lands. Any proposed subdivision that is adjacent to public lands shall
incorporate public access to those lands or provide an acceptable alternative.

Silver Oak Phase 21 is not adjacent to public lands, therefore incorporating access is
unnecessary.

Conformity with the zoning ordinance and land use element of the City’s Master Plan.
Silver Oak Phase 21 is consistent with the zoning ordinance and existing Silver Oak
PUD. The request is also consistent with the City’s Master Plan by promoting a variety of
housing options and infill development on underutilized land in the City.

General conformity with the City’s Master plan for streets and highways.
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11.

12.
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The proposed development meets the City's Master plan for streets and highways. As
an infill phase for the existing Silver Oak PUD, this project is adding internal streets to
the development only.

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

While the existing public streets, namely Oak Ridge Drive, are adequate to
accommodate the traffic generated by Silver Oak Phase 21, Transportation staff notes
that adding traffic to Oak Ridge Drive will further deteriorate an existing problem of
speeding on this street. This issue is discussed in detail in Transportation’s comments
on this project. As a result, Transportation staff has recommended a condition of
approval that will require the applicant to align the entrance road of Silver Oak Phase 21
appropriately and create a three-way stop at the intersection to address these concerns.

The physical characteristics of the land such as flood plains, earthquake faults, slope
and soil.

The project site is flat and does not contain a flood plain, nor are there any unusual soil
concerns. There is a fault zone within 200 feet of the site, making earthquake potential
highly likely. The subdivision will be required to make drainage improvements so as not
to impact nearby flood hazard zones or adjacent properties.

The recommendations and comments of those entities reviewing the subdivision request
pursuant to NRS 278.330 thru 278.348, inclusive.

The recommendations of reviewing departments and other entities have been
incorporated into the conditions of approval for the proposed subdivision, as applicable.

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.

The project is located within the existing Silver Oak PUD and adjacent to residential,
park and commercial areas that are served by fire protection services in the area.
Adequate water is provided in the area to meet fire demands, and the project will be
required to install additional fire hydrants and meet required fire flows.

Recreation and trail easements.
Silver Oak Phase 21 has existing sidewalk along Oak Ridge Drive that connects to John

Mankins Park to the northwest of the project. No additional recreation or trail easements
are required on the subject property.

Section 17.09.050 (Approval or Denial of PUD Application):

1.

In what respects the plan is or is not consistent with the statement of objectives of the
Planned Unit Development ordinance.

The proposed plan for Silver Oak Phase 21 is consistent with the statement of objectives

outlined in the Planned Unit Development ordinance. Phase 21 will develop an
underutilized piece of property within the existing Silver Oak PUD that was originally

10
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planned for a school, with the intention of providing more variety to the housing type
currently found in Silver Oak.

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.

The proposed plan for Silver Oak Phase 21 is consistent with the overall Silver Oak PUD
and the Planned Unit Development regulations with regard to lot size, density and use
and does not depart from what is currently allowed in the Silver Oak PUD.

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.

At the time of the original approval of the Silver Oak PUD in 1994, Carson City’s Planned
Unit Development ordinance required a minimum of 40 percent open space. Silver Oak
planned for 45 percent, but ended up developing closer to 43 percent as discussed in
detail previously in this staff report. Carson City’s current ordinance requires only 30
percent open space. The applicant has provided 1.26 additional open space as a part of
Phase 21. With or without this additional open space, the Silver Oak PUD continues to
exceed the 40 percent open space required at the time it was approved.

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.

As detailed in the Engineering Division comments, the physical design of the plan does
make adequate provisions for public services. As discussed previously, Transportation
staff has recommended a condition of approval related to the location of the main
entrance intersection with Oak Ridge Drive to accommodate a three-way stop.

The relationship, beneficial or adverse, of the proposed Planned Unit Development to
the neighborhood in which it is proposed to be established.

Silver Oak Phase 21 is proposed as a single family residential development similar to
that type of residential development that exists in the area, in both the existing Silver
Oak PUD and in other adjacent residential neighborhoods. Because it is a similar
residential use proposed on an underutilized vacant parcel, the approval of this project is
anticipated to be a benefit to the neighborhood in which it will be established.

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.

According to the applicant, the project will be built in one phase and be fully completed
24 months after approval. Development over a large period of years is not anticipated.

11
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With the recommended conditions of approval, the findings to grant approval have been met by
the applicant. Therefore, it is recommended that the Planning Commission approve application
TPUD-16-012 based on the required findings as noted above.

PUBLIC COMMENTS: Public notices were mailed to 40 adjacent property owners within 300
feet of the subject site on March 11, 2016. As of the writing of this report, no comments in
support or in opposition of the proposed project have been received. Any comments that are
received after this report is completed will be submitted to the Planning Commission prior to or
at the meeting on March 30, 2016, depending on the date of submission of the comments to the
Planning Division.

OTHER CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS: Comments were received
from various city departments and are outlined below. Recommendations have been
incorporated into the recommended conditions of approval, where applicable.

Engineering Division:

GENERAL: The Engineering Division has considered the elements of NRS 278.349, the
Carson City Municipal Code and the Carson City Development Standards in its review of the
tentative map.

This recommendation for 'approval with conditions' from the Engineering Division is based on
conceptual level analysis that indicates the development as proposed will currently meet or will
meet with concurrent improvements, prior to final map approval, Nevada Revised Statutes, the
Carson City Municipal Code and the Carson City Development Standards. With the request for
final approval of any and all phases, detailed engineering analysis addressing the following
issues and recommending system improvements will be submitted to the Engineering Division.
FINDINGS: The Conceptual Findings by the Engineering Division are:

(a) 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 development is required to comply with all applicable environmental and health laws
concerning water and air pollution and disposal of solid waste.

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

Water supplied to the development will meet applicable health standards. Carson City's water
supply capability will not be exceeded by final approval of this development.

(c) The availability and accessibility of utilities;

All other utilities are available in the area to serve this development.

(d) General conformity with the governing body's master plan of streets and highways;
It appears that access will be acceptable after half street improvements are completed.

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

12
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In general, the development will not cause adverse impacts to the existing street system. There
may be some minor improvements required at the intersection with Oak Ridge Dr.

(f) Physical characteristics of the land such as floodplain, slope and soil.

The physical characteristics of the area do not preclude the development as proposed.

RECOMMENDATION: If the tentative map is approved, the Engineering Division has the
following recommended conditions of approval for the project:

A. Specific Conditions to be included in the Design of the Improvement Plans:

1.

In accordance with CCDS 12.10 and 12.11.10, pavement sections shall be based on
subgrade strength values determined by Resistance (R) Value or California Bearing
Ratio (CBR) as shown in the Soils Engineering Report. Refer to CCDS Division 17 for
soils report requirements. In no case shall the proposed pavement section be less than
the minimum section prescribed in standard drawing C-5.1.9 and C-5.1.9.1.

Storm drainage facility improvements shall be designed in accordance with CCDS
Division 14. A Technical Drainage Study is required with submittal of Improvement
Plans in accordance with CCDS 14.9 through 14.10.

The storm drain easement proposed for the property to the northwest must be obtained
and recorded before construction drawings are approved.

B. Conditions to be Completed Prior to Submitting for Construction Permit or Final Map

1.

Final improvement plans for the development shall be prepared in accordance with
CCDS Division 19 and the Standard Specifications and Details for Public Works
Construction, as adopted by Carson City.

The applicant shall obtain a dust control and stormwater pollution prevention permit from
the Nevada Division of Environmental Protection (NDEP). The site grading must
incorporate proper dust control and erosion control measures.

C. General Conditions

1.

Prior to the recordation of the final map for any phase of the project, the improvements
associated with said phase must either be constructed and approved by the City, or the
specific performance of said work secured by providing the City with a proper surety in
the amount of one hundred fifty percent (150 %) of the engineer’s estimate. In either
case, upon acceptance of the improvements by the City, the developer shall provide the
City with a proper surety in the amount of ten percent (10 %) of the engineer’s estimate
to secure the Developers obligation to repair defects in workmanship and materials
which may appear in the work within one year of acceptance by the City.

DISCUSSION BULLETS: The following discussion is offered within Engineering Division areas
of purview relative to the proposed Tentative Map:

 All public water mains will require locator risers and boxes at all direction changes.
e The public utility easement requirement for all street frontages is 10 feet in width.
e All City sidewalks must be a minimum of 5 feet in width.
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e All detention basin areas and backyard drainage facilities must be privately maintained. The

pipes in the street will be maintained by the City.

Please use detail C-5.1.9.1 for the special street section.

For utility locations, please use detail C-1.2.4.

Plan and profile sheets must be included for all utilities to be maintained by the City.

The grading plan must include street and curb grades.

Please include a typical lot drainage detail and add a note stating that each home will have

a separate grading and drainage plan as part of the home construction submittal.

An erosion control plan must be included with the construction drawings.

Please include applicable standard details with the plan set.

For all new pavement sections, type 2 asphalt concrete is required. Type 3 is for patches

and overlays.

Please show the sight lines for the landscape plans. Sight lines cannot be blocked.

The PUD map must be tied to two accepted control points.

Sewer, domestic water, and fire flow capacity studies will be required.

It appears from the preliminary water analysis that water mains must be 8” diameter. This is

the minimum required size, anyway.

e The 8" main in Nye Lane must be checked to see if the additional flows will be able to be
handled by the City system.

e o o o o

e o

e ¢ ¢ @

Conceptual Drainage Report

o The existing sidewalk/path also serves as a channel for the 100 year flow coming from the
west. Please show on a map the 100 year flow path for both on and off site through this
project.

e Table 2 doesn’t seem to represent off site peak flows. A map is needed to show the
upstream subarea draining through the project.

e List in the main report some key pipe velocities and flows given the various storm events for
the existing and proposed systems.

e Isit possible to provide more distance between the inlet and outlet of the detention basins to
provide better water quality benefits? Please address.

e The report will need to address maintenance of any public and private systems. The City
will maintain pipe in the street and to the detention facilities, but the ponds themselves must
be privately maintained.

These comments are based on very general plans. All applicable code requirements will apply
whether mentioned in these comments or not.

Transportation Division:

There are continued concerns with traffic and speeding in this area and specifically right in the
area where this proposed development will access Oak Ridge Drive. The design of the
neighborhood has limited connectivity, causing Oak Ridge Drive to be used as a through route,
not just to access residences. The Public Works Department has received numerous complaints
about this situation and recently conducted traffic counts which show that the speeding issue
persists. The park is also very popular, and users of that park and residents in the homes
recently constructed on the west side of Oak Ridge Drive are among those who have expressed
concerns. Public Works implemented several measures last year in this area including a
centerline, striping for the parking at the park, and concrete islands on the east side of the road.
While those improvements were valuable and appreciated, concerns remain.

14
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As it relates to this project, the additional traffic at this location is cause for greater concern.
With the connection to Nye Lane on the east side being for emergency access only, that means
all traffic will be focused to and from Oak Ridge Drive right in the area of concern. The
appropriate action will be to install STOP signs on Oak Ridge Drive at the new three-way
intersection created when this development is constructed. However, the design does not take
into account where the new road will intersect with Oak ridge Drive and interact with the
driveways for the homes on the west side of the street. As currently designed, the new street
will not line-up with a driveway. If the development is constructed as currently designed, there
will be negative consequences for motorists and the property owners on the west side of the
road. When installing the STOP signs, the two homeowners would lose all street parking
between their homes because that would be part of the three-way intersection. Additionally, the
installation of the STOP signs will be awkward as best, as Public Works would be installing
them and the associated striping around the existing driveways.

The solution is to modify the design of the planned development to line-up the new street with
one of the existing driveways. | understand that the developer will view this change negatively,
but if this change is not made, the City and the residents of this development and current
residents will have to deal with additional negative traffic impacts indefinitely. The city would
need to look into further modification of this road at city cost because the design did not
appropriately address the concerns. There is already a difficult situation with safety concerns
which is gotten worse with each development in this area. While this is not a “perfect” solution, |
strongly believe we need to consider the traffic issues in this area very carefully.

Building Division:

1. All projects and improvements must be performed in accordance with Nevada State
Revised Statutes (NRS) 623 & 624 and Carson City Municipal Code (CCMC) 15.05.020.

2 All repairs, replacement, and alterations must have proper building permits and comply
with International Building and Residential Codes, Uniform Plumbing Code, Uniform
Mechanical Code or International Mechanical Code, Fuel Gas Code, Electrical Code,
Adopted International Energy Conservation Code, and Northern Nevada Amendments.

3. A developer can use a master plan approach for the build out. The full permit fee value
will be imposed on the first review. The second application submitted will be 80 percent
of the normal fee.

4, All Contractors are required to carry State and local license.

Fire Department:

1. The project must comply with 2012 IFC and Northern Nevada Amendments.

2. Fire hydrant spacing must comply with Appendix C of the 2012 IFC. Please ensure
distances are reduced for dead end roads/cul-de-sacs. The submitted plans did not
clearly indicate proposed hydrant locations.

3. The end of Boardwalk Drive where it ties into W. Nye Lane must connect through to W.
Nye Lane with a smooth transition of pavement. Removable bollards with reflective

striping, not locked, will be acceptable as traffic control to limit through traffic to
emergency vehicles.
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The Park Place Court naming scheme doesn’t comply with Carson City Development
Standards, Division 22 on street naming. The street can't use both Place and Court.
Please rename.

In order to assist in funding new fire facilities within the area (i.e. fire station), individual
builders within Silver Oak Phase 21 shall work with the Carson City Fire Department to
participate in a fee program implemented by Carson City which provides funds (to be
paid at time of building permit) that are dedicated to fire improvements. In the absence of
a current city wide impact fee program, fees shall be as follows for Silver Oak Phase
21: A minimum of $1000.00 per dwelling unit in single family or multi-family residential
development.

In lieu of and as an alternative to the fire fee, it may be possible for individual builders
within Silver Oak Phase 21 to work with the Carson City Fire Department to determine if
other mitigation measures may be available. Such measures could include, but are not
limited to, providing improvements such as paving, utility extensions, etc. along with
construction of new facilities, etc. These improvements shall be credited back to any
applicable fire fee. This shall be reviewed on a case by case basis dependent on current
Fire Department needs and demands.

New development within Silver oak Phase 21 shall participate in any applicable impact
fee program that is enacted by Carson City. This shall not exempt development from
any impact fee program adopted post approval of this PUD.

Parks and Recreation Department:

No comments received.

School District:

No comments received.

Environmental Control Division:

This project must meet all applicable codes as found in 40 CFR 408, CCMC 12.06, CCMC
12.12 and 2012 UPC.

Health and Human Services:

No concerns.

Attachments

Aerial Photo

City Comments

Conceptual Map Letter (CPUD-15-051)
Phase 21 Open Space Calculation
Application (TPUD-16-021)
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RECEIVED

FEB 2 2 2016

February 22, 2016

CARSON CITY
PLANNING DIVISION

TPUD-16-012:

1. All projects and improvements must be performed in accordance with Nevada State Revised
Statute (NRS) 623 & 624 and Carson City Municipal Code (CCMC) 15.05.020.

2. All Repairs, Replacement, and Alterations must have proper building permits and comply with
International Building and Residential Codes, Uniform Plumbing Code, Uniform Mechanical Code
or International Mechanical Code, Fuel Gas Code, Electrical Code, Adopted International Energy
Conservation Code, and Northern Nevada Amendments.

3. Adeveloper can use a master plan approach for the build out. The full permit fee value will be
imposed on the first review. The second application submitted will be 80 percent of the normal
fee.

4. All Contractors are required to carry State and local license.

Shawn Keating CBO

“There’s no use talking about the problem unless you talk about the solution”
Building Official

Carson City Community Development Department

Web page hitp:/fwww.carson.org/index.aspx?page=172
skeating(@carson.org

Office 775-887-2310 X 7052

Fax 775-887-2202

Cell 775-230-6623
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March 3, 2016
Comments for TPUD 16-012:

1. Project must comply with the 2012 |FC and adopted amendments.

2. Fire hydrant spacing must comply with Appendix C of the 2012 IFC. Please ensure distances are
reduced for dead end roads/cul de sacs. The submitted plans did not clearly indicate proposed
hydrant locations.

3. End of Boardwalk Drive where it ties into W. Nye Lane must connect through to W. Nye Lane
with a smooth transition of pavement. Removable bollards with reflective striping, not locked,
will be acceptable as a traffic control to limit through traffic to emergency vehicles.

4. Park Place Court naming scheme doesn’t comply with CCMC T18 Div22 Development Standards
on street naming. The street can’t use both Place and Court. Please rename.

5. Inorder to assist in funding new fire facilities within the area (i.e. fire station), individual
builders within Silver Oak Phase 21 shall work with the Carson City Fire Department to
participate in a fee program implemented by Carson City which provides funds (to be paid at
time of building permit) that are dedicated to fire improvements. In the absence of a current
city wide impact fee program, fees shall be as follows for Silver Oak Phase 21: A minimum of
$1000.00 per dwelling unit in single family or multi-family residential development.

6. Inlieu of and as an alternative to the fire fee, it may be possible for individual builders within
Silver Oak Phase 21 to work with the Carson City Fire Department to determine if other
mitigation measures may be available. Such measures could include, but are not limited to,
providing improvements such as paving, utility extensions, etc. along with construction of new
facilities, etc. These improvements shall be credited back to any applicable fire fee. This shall be
reviewed on a case by case basis dependent on current Fire Department needs and demands.

7. New development within Silver oak Phase 21 shall participate in any applicable impact fee
program that is enacted by Carson City. This shall not exempt development from any impact fee
program adopted post approval of this PUD.

Dave Ruben

Fire Marshal

Carson City Fire Department
777 S. Stewart Street
Carson City, NV 89701

Direct 775-283-7153

Main 775-887-2210
FAX 775-887-2209
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MEMORANDUM

DATE: March 11, 2016
TO: Susan Pansky and Kathe Green — Planning
FROM: Rory Hogen — Engineering

TPUD 16-012 Tentative PUD Map for Silver Oak Ph 21 PUD
Engineering Text for Planning Commission Staff Report

CAR ITY
PLANN 1510

The following text is offered for inclusion in the Planning Commission staff report for the above
referenced land use proposal:

GENERAL: The Engineering Division has considered the elements of NRS 278.349, the
Carson City Municipal Code and the Carson City Development Standards in its review of the
tentative map described above.

This recommendation for 'approval with conditions' from the Engineering Division is based on
conceptual level analysis that indicates the development as proposed will currently meet or will
meet with concurrent improvements, prior to final map approval, Nevada Revised Statutes, the
Carson City Municipal Code and the Carson City Development Standards. With the request for
final approval of any and all phases, detailed engineering analysis addressing the following issues
and recommending system improvements will be submitted to the Engineering Division.

FINDINGS: The Conceptual Findings by the Engineering Division are:

(a) 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 development is required to comply with all applicable environmental and health laws
concerning water and air pollution and disposal of solid waste.

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

Water supplied to the development will meet applicable health standards. Carson City's water
supply capability will not be exceeded by final approval of this development.

(¢) The availability and accessibility of utilities,
All other utilities are available in the area to serve this development.
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TPUD 16-012 Silver Oak 21 PUD
Engineering Text for Planning Commission Staff Report
March 11. 2016

(d) General conformity with the governing body's master plan of streets and highways;
It appears that access will be acceptable after half street improvements are completed.

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

In general, the development will not cause adverse impacts to the existing street system. There
may be some minor improvements required at the intersection with Oak Ridge Dr.

(f) Physical characteristics of the land such as floodplain, slope and soil.
The physical characteristics of the area do not preclude the development as proposed.

RECOMMENDATION: If the tentative map is approved, the Engineering Division has the
following recommended conditions of approval for the project:

A. Specific Conditions to be included in the Design of the Improvement Plans:

1. Inaccordance with CCDS 12.10 and 12.11.10, pavement sections shall be based on
subgrade strength values determined by Resistance (R) Value or California Bearing Ratio
(CBR) as shown in the Soils Engineering Report. Refer to CCDS Division 17 for soils
report requirements. In no case shall the proposed pavement section be less than the
minimum section prescribed in standard drawing C-5.1.9 and C-5.1.9.1.

2. Storm drainage facility improvements shall be designed in accordance with CCDS
Division 14. A Technical Drainage Study is required with submittal of Improvement
Plans in accordance with CCDS 14.9 through 14.10.

3. The storm drain easement proposed for the property to the northwest must be obtained
and recorded before construction drawings are approved.

B. Conditions to be Completed Prior to Submitting for Construction Permit or Final Map

1. Tinal improvement plans for the development shall be prepared in accordance with CCDS
Division 19 and the Standard Specifications and Details for Public Works Construction,
as adopted by Carson City.

2. The applicant shall obtain a dust control and stormwater pollution prevention permit from
the Nevada Division of Environmental Protection (NDEP). The site grading must
incorporate proper dust control and erosion control measures.

TPUD 16-012 Silver Oak 21 PUD 316
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TPUD 16-012 Silver Oak 21 PUD
Engineering Text for Planning Commission Staff Report
March 11. 2016

C. General Conditions

ill.

Prior to the recordation of the final map for any phase of the project, the improvements
associated with said phase must either be constructed and approved by the City, or the
specific performance of said work secured by providing the City with a proper surety in
the amount of one hundred fifty percent (150 %) of the engineer’s estimate. In either
case, upon acceptance of the improvements by the City, the developer shall provide the
City with a proper surety in the amount of ten percent (10 %) of the engineer’s estimate to
secure the Developers obligation to repair defects in workmanship and materials which
may appear in the work within one year of acceptance by the City.

DISCUSSION BULLETS: The following discussion is offered within Engineering Division
areas of purview relative to the proposed Tentative Map:

All public water mains will require locator risers and boxes at all direction changes.

The public utility easement requirement for all street frontages is 10 feet in width.

All City sidewalks must be a minimum of 5 feet in width.

All detention basin areas and backyard drainage facilities must be privately maintained.
The pipes in the street will be maintained by the City.

Please use detail C-5.1.9.1 for the special street section.

For utility locations, please use detail C-1.2.4.

Plan and profile sheets must be included for all utilities to be maintained by the City.
The grading plan must include street and curb grades.

Please include a typical lot drainage detail and add a note stating that each home will have
a separate grading and drainage plan as part of the home construction submittal.

An erosion control plan must be included with the construction drawings.

Please include applicable standard details with the plan set.

For all new pavement sections, type 2 asphalt concrete is required. Type 3 is for patches
and overlays.

Please show the sight lines for the landscape plans. Sight lines cannot be blocked.

The PUD map must be tied to two accepted control points.

Sewer, domestic water, and fire flow capacity studies will be required.

It appears from the preliminary water analysis that water mains must be 8” diameter.
This is the minimum required size, anyway.

The 8” main in Nye Lane must be checked to see if the additional flows will be able to be
handled by the City system.

TPUD 16-012 Silver Oak 21 PUD 316
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TPUD 16-012 Silver Oak 21 PUD
Engineering Text for Planning Commission Staff Report
March 11. 2016

Conceptual Drainage Report

The existing sidewalk/path also serves as a channel for the 100 year flow coming from
the west. Please show on a map the 100 year flow path for both on and off site through
this project.

Table 2 doesn’t seem to represent off site peak flows. A map is needed to show the
upstream subarea draining through the project. See attached information.

List in the main report some key pipe velocities and flows given the various storm events
for the existing and proposed systems.

Is it possible to provide more distance between the inlet and outlet of the detention basins
to provide better water quality benefits? Please address.

The report will need to address maintenance of any public and private systems. The City
will maintain pipe in the street and to the detention facilities, but the ponds themselves
must be privately maintained.

These comments are based on very general plans. All applicable code requirements will apply
whether mentioned in this letter or not.

TPUD 16-012 Silver Oak 21 PUD 316
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'RECEIVED

March 14, 2016 MAR 1 4 2016
TPUD-16-012 Silver Oak Ph 21 CARSON CITY
PLANNI_NG DIVISION

After further review of the proposed development and additional experience with Oak Ridge
Drive, | have additional comments.

There are continued concerns with traffic and speeding in this area and specifically right in the
area where this proposed development will access Oak Ridge Drive. The design of the
neighborhood has limited connectivity, causing Oak Ridge Drive to be used as a through route,
not just to access residences. The Public Works Department has received numerous complaints
about this situation and recently conducted traffic counts which show that the speeding issue
persists. The park is also very popular, and users of that park and residents in the homes
recently constructed on the west side of Oak Ridge Drive are among those who have expressed
concerns. Public Works implemented several measures last year in this area including a
centerline, striping for the parking at the park, and concrete islands on the east side of the road.
While those improvements were valuable and appreciated, concerns remain.

As it relates to this project, the additional traffic at this location is cause for greater concern.
With the connection to Nye Lane on the east side being for emergency access only, that means
all traffic will be focused to and from Oak Ridge Drive right in the area of concern. The
appropriate action will be to install STOP signs on Oak Ridge Drive at the new three-way
intersection created when this development is constructed. However, the design does not take
into account where the new road will intersect with Oak ridge Drive and interact with the
driveways for the homes on the west side of the street. As currently designed, the new street
will not line-up with a driveway. If the development is constructed as currently designed, there
will be negative consequences for motorists and the property owners on the west side of the
road. When installing the STOP signs, the two homeowners would lose all street parking
between their homes because that would be part of the three-way intersection. Additionally, the
installation of the STOP signs will be awkward as best, as Public Works would be installing
them and the associated striping around the existing driveways.

The solution is to modify the design of the planned development to line-up the new street with
one of the existing driveways. | understand that the developer will view this change negatively,
but if this change is not made, the City and the residents of this development and current
residents will have to deal with additional negative traffic impacts indefinitely. The city would
need to look into further modification of this road at city cost because the design did not
appropriately address the concerns. There is already a difficult situation with safety concerns
which is gotten worse with each development in this area. While this is not a “perfect” solution, |
strongly believe we need to consider the traffic issues in this area very carefully.

Thank you, and please contact me if you'd like to discuss this further.
Patrick Pittenger, AICP, PTP

Transportation Manager, Carson City Public Works

3505 Butti Way, Carson City, NV, 89701

775-283-7396

ppittenger@carson.org
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FEB 2 9 2016

CARSON CITY |
PLANNING DIVISION |
February 26, 2016 ML

Major Project Review Committee
Re: # T PUD -16-012
Dear Kathe,
After initial plan review the Carson City Environmental Control Authority (ECA), a
Division of Carson City Public Works Department (CCPW), has the following
requirements per the Carson City Municipal Code (CCMC) and the Uniform Plumbing
Code (UPC) for the T PUD 16-012 — Silver Oak Phase 21 Project request:

1. This project must meet all applicable codes as found in 40 CFR 408, CCMC

12.06., CCMC 12.12, and 2012 UPC.

Please notify Mark Irwin if you have any questions regarding these comments, | can
be reached at 775-283-7380.

Sincerely;
Mark Irwin

Environmental Control Officer 3

c: Kelly Hale, Environmental Control Supervisor
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Carson City Health and Human Services has no concerns with the project as submitted.

Dustin Boothe, MPH, REHS

Carson City Health and Human Services
900 E. Long St.

Carson City, NV 89706

(775) 887-2190 ext. 7220

dboothe@carson.org

29




Carson City Planning Division
108 E. Proctor Street
Carson City, Nevada 89701
(775) 887-2180

www.carson.org
www.carson.org/planning

June 17, 2015

Mr. Mark Turner

Silver Oak Development, L.P.
3075 College Drive

Carson City, NV 89703

SUBJECT: CPUD-15-051 - Conceptual Planned Unit Development Review
Silver Oak Phase 21
31 Residential Lots

REVIEW DATE: June 2, 2015

SITE INFORMATION:

APNs: 007-462-12

Project Size: 7.99 acres

Master Plan Designation: Parks and Recreation

Zoning: Single Family 12,000 — Planned Unit Development (SF12-P)

The following is a summary of the comments provided from City Staff at the Conceptual Review
meeting held on June 2, 2015 regarding the proposed Phase 21 of the Silver Oak Development.

PLANNING DIVISION - Contact Susan Dorr Pansky, Planning Manager

An application to modify the existing Silver Oak Planned Unit Development (P-93/94-1) must be
submitted in accordance with the Carson City Municipal Code, Section 17.09, Planned Unit
Development (PUD), in order to subdivide the property as proposed on the Conceptual Map.
PUD applications may include any other zoning applications pertaining to the development
regulations including, but not limited to, Special Use Permits and Variances. The following
information and requests must be included as a part of the PUD application and addressed
within the application submittal:

1. Provide the total number of units in the Silver Oak Development with the addition of this
phase and in comparison with the original PUD approval.

2. Provide an updated tabulation of the overall open space for the Silver Oak Development
with the addition of this phase and in comparison with the original PUD approval.

3. Per Carson City Municipal Code Section 17.09.095(3)(a), no structure (except fences)
can be within 20 feet of an adjacent property at the periphery of the PUD. Setbacks at
the periphery shall be the same as the underlying zoning for front and street side
setbacks. As discussed in the Conceptual Review meeting, the applicant will need to



10.

11.

12

13.

14.

CPUD-15-051
Silver Oak Phase 21
June 17, 2015
Page 2 of 6

identify whether any portion of the subject property is at the periphery of the Silver Oak
PUD to determine if these setback requirements are applicable. If the applicant finds that
periphery setbacks apply and would like to modify them, the inclusion of a Variance
request in the PUD application will be necessary.

Should a Variance be necessary, the applicant must address the Variance findings listed
in Carson City Municipal Code Section 18.02.085 as a part of the PUD application.

The proposed setbacks are acceptable under Title 17.09 with the possible exception of
the periphery setbacks outlined above. As noted below, the proposed setbacks for
Phase 21 are different from the currently allowed setbacks in Silver Oak. Please provide
explanation and justification for the proposed modification.

Front Side Street Side Rear

| Existing Silver Oak
Setbacks (excluding 12’ 5 -8 15 10'-13
VAR-05-195)*
Proposed Setbacks ) : , "
for Phase 21 & 2 ° i
*For ot sizes in same range as the proposed Phase 21 — 5,000 to 11,000 square feet

The proposed density for Phase 21 at four units per acre meets the requirements of the
PUD ordinance. As a part of the PUD application, provide the overall density of the
Silver Oak Development with the addition of this phase and in comparison to the original
approval.

The proposed parking at 62 spaces for 31 residential units (two per unit) and 47 guest
parking spaces (for a total of 109 spaces) is acceptable and significantly more than
required. A total of 78 parking spaces are required for the proposed phase.

Indicate in the application whether the streets are intended to be public or private and
whether or not the project will be gated.

Sidewalks will be required but, as discussed in the Conceptual Review meeting, staff will
accept sidewalk on one side of the street only.

Provide proposed building elevation drawings for the residential units including the
proposed heights of buildings. If available, provide floorplans for the proposed units as
well.

Provide a landscape plan for all common areas as a part of the PUD application.

Indicate on the plans that the access onto Nye Lane is emergency access only.

Show cluster mailbox location(s) on the plans. It is recommended that the applicant meet
with the post office before submittal of the PUD modification to establish appropriate
locations for mailboxes.

Provide perimeter fence details.

It is recommended that the applicant meet with the School District to address a bus stop

location to serve the phase or to identify the nearest school bus stop that would serve
the development.



CPUD-15-051
Silver Oak Phase 21
June 17, 20156

Page 3 of 6

15. Concerns from adjacent property Donna DePaw regarding this project were received by
the Planning Division on August 18, 2014 as outlined below. According to Ms. DePaw,
the following were discussed and agreed upon:

a. No two-story homes or high pitched roofs on single stories.
b. No foundations built up to provide two-story appearance of home or garage.
c. Drip system to be provided by Silver Oak to water existing trees planted 20 years

ago on Nye Lane.

d. Trees and irrigation be provided for the existing brick wall to coordinate with trees
planted at the former K-Mart site.

e. Discussed fire department opening in area of fence line, appraximately 10 feet
with removable barriers.

f. Current drainage ditch isn’t going to exist anymore but new drainage and barrier
is being created.

g. West Nye Lane won't be extended in any form.

h. Fence at the end of the street (Nye?) won't be moved for any reason. Fence at

end of street will most likely belong to a home that is placed there.

ENGINEERING DIVISION - Contact Rory Hogen, Assistant Project Manager

1. 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.

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

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

4, New electrical service must be underground.

5. A Conceptual Drainage Study must be submitted to address drainage issues with the
Tentative Subdivision map. Please address 5 year and 100 year flows and show how the

new detention basins can adequately store water that is stored here now with the
present conditions. Please see Section 14 of CCDS.

6. Please address how the drainage will be handled that flows in the streets toward W. Nye
Ln.
7. Please address the issue of the sidewalk and pedestrian access. A five foot sidewalk on

one side of the street will be required.

8. Generally the street section requirement calls for a crowned section with a 2% cross
slope in both directions. We would be willing to accept a street without a crown, but
minimum slope must be 2%.



10.
11.

12.

13.

14,

15.

16.
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Please see Section 14.2 and 14.3 of CCDS for information about the percentage of the
street that can be occupied by drainage flow. These requirements must be met.

A sealed traffic study must be submitted with the Tentative Map.
Please submit a sewer, water and fire flow study with the Tentative Map.

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

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

Street lighting requirements must be met. Please see Section 12 of CCDS.
On subsequent submittals, please show clearly what improvements are private and what
are public. This includes utilities, streets and drainage (especially at the backs of the

lots).

Why does the drainage channel need to be regraded and lowered? It appears to be
rather flat with the new design. This must be discussed in the drainage study.

BUILDING DIVISION - Contact Shawn Keating, Chief Building Official

1.

The 2009 IECC will change by state statue during the upcoming year. There will be an
overlap time of accepting both codes. It may make sense to design everything to the
2012 IECC so house plans would not have to be redone when permitting and

construction begins. The Codes will be locked in on the application date of the address
site plan.

No other codes changes are expected until 2018,
Permit fees value will be based upon $112.65 living and $43.33 for Ultility. This is the
ICC current data table from the Building Journal as of February 2015 and will change

every year.

All projects and improvements must be performed in accordance with Nevada State
Revised Statutes (NRS) 623 & 624 and Carson City Municipal Code (CCMC) 15.05.020.

Improvements, Repairs, Replacement, and Alterations must comply with 2012
International Building Codes, 2012 Uniform Plumbing Code, Uniform Mechanical Code
or 2012 International Mechanical Code, 2012 Fuel Gas Code, 2011 Electrical Code,
Adopted International Energy Conservation Code, and 2012 Northern Nevada
Amendments.

List on the plans any requested deferred submittal.

All improvements would have to comply with current Accessible Standards.

All Contractors are required to carry State and local license.
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FIRE DEPARTMENT - Contact Dave Ruben, Fire Marshal

1.

The project must comply with the 2012 IFC and Northern Nevada Fire Code
Amendments.

Fire hydrant spacing must comply with Appendix C of the 2012 IFC. Please ensure
distances are reduced for dead-end roads/cul de sacs.

Provide adequate turn radius into and through parking lots including the turn around on
the west end of the project. Design to a minimum 20 foot wide fire access road with a 30
foot inside radius/50 foot outside radius.

The end of road where it ties into W. Nye Lane must connect through to W. Nye Lane
with a smooth transition of pavement. Removable bollards with reflective striping, not
locked, will be acceptable as a traffic control to limit through traffic to emergency
vehicles.

TRANSPORTATION DIVISION -~ Contact Dan Doenges, Senior Transportation Planner

1.

ADA curb ramps are shown at the drive access off of Oak Ridge Drive but not the
access from Nye Lane. Please ensure that they are at both locations.

The type of curb ramps shown at the Oak Ridge Drive access are not appropriate for this
location. They are angled and direct the pedestrian toward the street, but they should be
oriented directly across from each other, ensuring a straight path of travel across the
driveway, which should also be ADA-compliant. The same would hold true for the Nye
Lane Access.

An ADA accessible connection should be made from within the subdivision to the path
and John Mankins Park.

PARKS AND RECREATION DEPARTMENT - Contact Vern Krahn, Park Planner

No comments received.

HEALTH DEPARTMENT - Contact Dustin Boothe, Division Manager

No comments received.

ENVIRONMENTAL CONTROL - Contact Mark Irwin, Environmental Control Officer

No comments.

ASSESSOR - Contact Kimberly Adams, Chief Deputy Assessor

No comments received.

Thank you for your cooperation and willingness to work with City staff regarding this matter. It
appears that this will be an innovative addition to Carson City and we look forward to working
with you on the development process. If you have further questions, please contact the Planning
Division at (775) 887-2180.



Planning Division =

Susan Dorr Pansky, Planning Manager
(775) 283-7076

Email: spansky@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 Marshal
(775) 283-7153

Email: druben@ecarson.org

Transportation —

Dan Doenges, Senior Transportation Planner
(775) 283-7387

Email: ddoenges@carson.org

Parks and Recreation =
Vern Krahn, Park Planner
(775) 283-7343
vkrahn@carson.org

Health Department -

Dustin Boothe, Division Manager
(775) 283-7220

Email; dboothe@carson.org

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

Sincerely,
Co unrty Development Department, Planning Division

T g, —

‘Susan Dorr Pansky, AlCP fj

cC: Conceptual Review Committee
CPUD-15-051

CPUD-15-051

Silver Oak Phase 21
June 17, 2015

Page 6 of 6
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Phase 21 Open Space Total

Phase 21 Open Space Parcels Square Feet

Large Parking Island at entry 5929
Small Parking Island at entry 689
Lot 50 (walk from Oakridge to Nye) 27916
Lot 51 (drainage basin) 7783
Lot 52 (tip of Iot 6) 2178
Lot 54 (end of park place) 1744
Lot 53 (park place basin) 8524
Total open space footage 54763
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Carson City Planning Division FOR OFFICE USE ONLY:
108 E. Proctor Street- Carson City NV 89701
Phone: (775) 887-2180 - E-mail: planning@carson.org

FILE#TPUD-16- TPU -16-012

TENTATIVE MAP FOR A PUD

APPLICANT PHONE # STATE FEES: See checklist. Submit the two state
Silver Oak Development L.P 775-745-0881 checks at the time of initial application submittal.
e AC NS AT L FEE: $3,450.00 + noticing fee + CD containing
3075 College Drive Carson City NV 89703 application digital data (all to be submitted once the
ENGINEER PHONE # application is deemed complete by staff)
Brian Matthews, P.E. 775-230-8125

SUBMITTAL PACKET
MAILING ADDRESS, CITY, STATE, ZIP See checklist (fill out checklist and return to staff

245 Como Lane, Dayton, NV 89703 with the application packet)

EMAIL ADDRESS

bamatthews @yahoo.com Application Reviewed and Iré,_elveq;@y:_ :

NS S Y
PROF;EROTYRA?:‘D%ESS, Bl'r_v, STATE, ZIP —
2951 Oak Ridge Drive MAR 0 1 2016
PRESENT ZONING APN(S)
SF 12-P 007-462-12 p%‘ﬁ§9NN9LTY

FOTON

REQUEST: In accordance with the provisions of Title 17 of the Carson City Municipal Code, application is hereby
made for a Planned Unit Development on property situated at:

The rgquired modifications {o Carson City’s Land Ujf Regulations are as follows: 3 :
37 Upt robill Sbdiss s whin The Poonctaries o€ Me Siupe Dok PUR

DGME OF APPLICANT: (a) | certify that the foregoing statement are true and correct to the best of my

areypelief, (b) | agree to fulfill all conditions established by the Board of Supervisors.

2-99- 20/&

Date

DXV &

Date

{ >
Signature \C‘Cv/\‘

Use additional page(s) if necessary for other names. _

ISTATE OF NEVADA )
COUNTY CARSON «iTY )

On Mchcjm_ ] 2016 . personally appeared before me, a notary public,___{¥] FLA K- b, TURNER. | personally
known (or proved) to me to be the_person whose name is subscribed to the foregoing document and who acknowledged io me_that he/ske executed the|

{foregoing document. : /{é’ ELAINE KUSISTO
P . —_fre (v
(L asre lel,,l.wﬁ/{-.fi (g g8 \\ s?g’gg g‘t; E%?/QSA
Notary Public Q&Y APPT. No. 16-1810-3
S0 MY APPT, EXPIRES OCT. 3, 2018

L..._— I T

NOTE: In order to avoid unnecessary time delays in processing your develop project, it is important that it be as complete as possible when submitted.
A checklist is available to assist you and your engineer. If you have further questions regarding your application, please call the Planning Division at
775-887-2180.
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PUD Submittal Checklist

Conceptual Map conference heid previous to submittai of the Tentative PUD application.
21 copies of Tentative Map (1 Original + 20 Copies)

(folded 8%z x 11).

10 copies of Informational Booklet.

State fee payment (2 checks).

Application form completed.

3 wet stamped maps for State offices and Engineering Division.

Digital data is required on a CD after the application is deemed complete by staff.

The tentative submittal packet must include all of the following information. Packets which do not contain this information
or information requested at the conceptual may not be scheduled on the next available Planning Commission agenda. |t
Is up to the applicant to ensure that all required information is submitted in order for staff and the Planning Commission to
make a proper recommendation. In addition to the brief description of your project and proposed use, provide additional

=<

Yes No

K

TS TNV RISKNIN RICTNINN TONIN N K

10.
1.

12.
13.

14.
15.
16.
17.

18.
19.

20.

21.

page(s) to show a more detailed summary of your project and proposal.

The location and size of the site, the lot layout and the lot lines of the proposed development,
including a legal description of the land and the owners interest in the land proposed to be
developed, by an affidavit of ownership.

The density of land use to be allocated to parts of the site to be developed; a tabulation of the total
land area and the percentage designed for the various uses.

The location, size of any park land or open space, and the form of organization proposed to own and
maintain any common open space, and amount of recreational improvements. Provide three copies

of proposed C.C.&R.'s.

The subdivision/PUD name, and name and address of the developer and engineer and date of map.

The proposed circulation pattern including the design of all public and private streets, name and
width of streets and the location of adjoining streets, sidewalks and bikeways.

Provide a street grading plan.
Adjacent subdivision, land uses, zoning, and ownership abutting the project.

Number, size, square footage and use of proposed parcels. Blocks and parcels are to be numbered
consecutively and the dimension of all parcels are to be shown.

A proposed grading plan meeting department of public works standards and requirements showing
all cuts and retaining walls to be designated.

Provide a landscape plan for the development.

Topographic map with contour intervals of two and one-half feet for slopes of less than 10% and five
feet for slopes of greater than 10%.

A note indicating location of all utility easements proposed and existing.
The layout of water, sewer, and storm drainage systems.

A soils report including soil types, seasonal high water table, and percolation rates (if on septic).
North arrow and scale, all sheets to be numbered.
Location of existing buildings.

Building setbacks to be noted on plat. If applying to Planning Commission for staggered setback
approvals, separate set of 12 plans to be submitted.

Areas not a part of the subdivision to be designated as "not a part".

Provide a conceptual drainage study meeting the standards and requirements of the Carson City
Development Standards Division 14.8.

An indication of the type of water system to be used, its water sources and engineering data on fire
flows.

Location of all natural drainage features shown.Yes No

2

40




22.  An erosion control plan including stream protection, road drainage, erosion prevention, prevention of
untreated discharge to streams, if applicable.

23.  Solid waste provision.
24,  Height, size, location and use of all structures, fences and walls are to be shown.
25.  Anindication of method of sewage disposal to be used and area of disposal.

26. A map showing a 100 year flood plan, as determined by recognized methods, for those areas subject
to flooding; show earthquake fault lines through the proposed development with building setbacks|
from fault line as recommended by a geotechnical study.

27.  The development shall be described by 40 acre subdivision, section, township and range.
28. Indicate master plan designation for the project.

29. A master plan for potential development of the property under the ownership or control of the
developer in the area of the proposed development.

30. Location, dimensions of all vehicle parking and/or boat/RV storage areas, if applicable.

31.  In the case of plans which call for development over a period of years, a schedule showing proposed
time within which applications for final approval of all sections of the development are intended to be|
filed.

32. Shall prove that no tax is delinquent by placing a certificate signed by the city treasurer to this effect
(NRS.278.349(5)) on the plat.

33. Traffic study stating average daily trips generated from the project.

[T R M T RNTCTCTS
|

34. A written document indicating the benefits of the development to Carson City, any adverse impacts
which may arise from the development and the mitigation programs, and how the proposed
development will enhance or benefit the surrounding areas and stating how dust will be controlled.
Address how your project complies with the attached NRS278.349(3); addressing each section item|
by item.

N

35. A written document addressing the Master Plan Policy Checklist for a Conceptual Map for a Planned
Unit Development of the five items that appear in the Carson City Master Plan. Each theme looks at]
how a proposed development can help achieve the goals of the Carson City Master Plan. Address
each theme; a check indicates that the proposed development meets the applicable Master Plan
Policy. In your own words provide written support of the policy statement. You may want to acquire]
a free CD or purchase a paper copy of the Master Plan from the Planning Division, or review the
copy in the Planning Office or in the reference section of the Carson City Public Library on Roop
Street, or use our website at www.carson.org.

A 36. Application complete Date

The State Division of Environmental Protection will now require fees for the review of subdivision and planned unit
development applications. This fee is in addition to the fees required by State Consumer Health and State Water
Resources. They also require wet stamped original maps.

To assure the necessary reviews are completed, the Planning Division will require payment of the State fees at the time of
the City application submittal. This can be handled by submitting two checks to this office: one payable to NDEP for $500
per map plus $4.00 per lot; the second check payable to STATE WATER RESOURCES in the amount of $180 per map
plus $1.00 per lot. The checks will be routed to the State offices with their copy of the application packet. The alternative
method is to pay the State offices directly and submit the receipts with your City application.

The State Division of Environmental Protection will also require a non-refundable fee of $50 for each review of final
subdivision and planned unit development maps.

NOTE: Fees are subject to change. It is applicant's responsibility to ensure their checks are submitted for current
required fees.
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Character materials, texture of the buildings and grounds (color perspective) and elevation
perspectives of structures in relation to adjacent buildings shown and provided.

The landscaping plan provided.

The required modifications in Carson City's land use regulations (otherwise applicable to the
subject property) provided.

A master plan for the potential development of the property in the area of the proposed PUD
which calls for development over a period of years shown.

A schedule showing the proposed time within which applications for final approval of the sections
of the PUD are intended to be filed provided.

Other information as required by Carson City:

1.

2
3
4.
5
6

OTHER REQUIREMENTS FOR PLANNED DEVELOPMENTS

Minimum site area — 5 acres (unless modified by the Board of Supervisors).
Minimum number of units — 5 dwelling units.

Minimum periphery setback — 20 feet.

Maximum height of structures — 45 feet.

Parking standards — as required by Development Standards Division 2.
Open space requirement — 30% of gross area of site. Open space can be common or]
private areas. Private open space shall not constitute more than 25% of the total open
space area. Open space shall not include streets (public or private), parking areas,

storage, laundry or utility facilities, R.V. and boat storage areas, or areas covered by
residential structures.
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SILVER OAK PHASE 21 TENTATIVE MAP INFORMATIONAL BOOKLET
2/29/2016 UPDATE

INTRODUCTION

Silver Oak Development Company, L.P. is the owner of parcel 007-462-12 also known as 2951
Oak Ridge Drive which is adjacent to the John Mankin’s Park located within the Silver Oak
Planned Unit Development. It is bounded to the east by the “Kmart” complex, the north by
Sierra Place and John Mankin’s Park, the west by Silver Oak Phase 17 and Oak Ridge Drive,
and to the south by Nye Lane and Silver Oak Phase 17.

The subject parcel, owned by Silver Oak Development since inception, was a potential school
site in the original master plan. A school was not built because it was not needed by the district
and the site has been vacant for 20 years. Silver Oak Development has paid property taxes on
this parcel since its creation.

PROJECT DESCRIPTION

Silver Oak Development Company is making application to the Carson City Planning Division
for a tentative map to develop this 7.99 acre parcel already within the boundaries of the Silver
Oak PUD in an “infill” manner with residential homes that are larger than the homes in the Nye
Lane area (outside of the PUD) and smaller than the homes in Silver Oak Phase 17 (along Oak
Ridge Drive).

It has created a conceptual map that will yield 31 lots in the 5000-8000 foot range and homes
approximately 1600 to 2300 square feet in size that will be priced from the mid 300K range and
anticipates that the majority of the homes, if not all, will be single story.

A major project review meeting and conceptual map review was held in June of 2015 and a
letter was generated by Carson City Planning on 6/17/2015 detailing items to be addressed in
the TPUD application.

PROJECT DENSITY AND OTHER SPECIFICS

The Silver Oak PUD has 86 unused density units as of the date of this document (recently
calculated and verified with Carson City Planning and found later in this packet) that can be
applied to this development. This development would reduce that number to 55 unused density
units if approved. An analysis is attached. The project is a straightforward and simple
residential concept very similar to what currently exists in the area at a density of 4 units to the
acre (31 units/ 7.99 acres)

Silver Oak Development worked with Manhard Consulting to calculate and review total open
space vs total acreage in the Silver Oak PUD. This information is included later in this packet.
Any questions regarding the content of this analysis can be directed to Chris Baker at Manhard
who coordinated the completion of the analysis.
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PROPOSED SETBACKS
The proposed setbacks for this project are as follows:

Front Yard 20 feet
Side Yard 5 feet
Rear Yard 10 feet
Street Side 10 feet

In response the letter from Susan Pansky asking for discussion on the “street side” setback,
Silver Oak is proposing a 10’ street side setback instead of 5°. In this development, there are
only four lots that have “street side” yard; lots 1,31,24,25. The development is comprised of
smaller lots and homes with sidewalk on one side of the street near lots 24 and 25. There are
multiple pedestrian routes through and around the subdivision including the 10’ walk from Nye to
Oak Ridge and another walk from Boardwalk Drive to an access point to Mankin’s Park. A
street side setback of 15’ on these parcels will create building envelopes that are unbuildable.
Therefore we would propose a compromise of 10’ for these parcels.

There were some questions by Carson City Planning about the rear setback of homes to be
built along the east periphery of the PUD, however the entire Kmart Complex was part of the
original PUD and the increased setbacks along the periphery in Phase 1, Phase 5, and Phase
17 were for the sole benefit of adjoining residential parcels along the east boundary of the PUD
who were concerned about view loss and encroachment of new development and NOT for
commercial parcels. This proposed development IS NOT directly adjacent any existing
residential parcels outside the Silver Oak PUD.

OUTREACH ACTIVITY

Representatives from Silver Oak have met with Nye Lane neighbor, Donna Depauw, on several
occasions to discuss concerns and share information related to the development of this parcel.
The subject property is currently vacant and has been an attractive nuisance with unwanted
activities such as vandalism, illegal off road vehicle use, graffiti (most recent graffiti event was
2/26/2016), and illegal dumping taking place within its boundaries. It also serves as an
unauthorized access point for the Mankin’s Park making it more difficult for Park Rangers to
control unwanted activity at the Park as rule violators can enter and leave the park through this
property.

Silver Oak has sent out an introductory letter via US Mail with a description of the project and a
tentative map to residents that are in the notification radius. This letter was sent out in early
January and urged concerned parties to contact Silver Oak or the Carson City Planning
Department for more information if needed. As of 3/1/2016 no responses of any kind have been
received by Silver Oak.

DUST CONTROL
Silver Oak will use water trucks to control dust on the site during the construction phase with

potable water as requested by Carson City Engineering. Silver Oak will obtain grading permits,
dust control permits, and SWPPP permits as well.
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CONDITIONS, COVENANTS, AND RESTRICTIONS

Upon approval, Silver Oak Phase 21 will be governed by the covenants and restrictions
currently in place for the Silver Oak PUD and will be annexed into the Silver Oak Community
Association. HOA fees will be charged at the same rate per parcel as the remainder of the
Silver Oak PUD. The CCR’s are already on file with the City of Carson for the Silver Oak PUD
and will not require any changes to be used with this contemplated phase of development.

DEVELOPMENT SCHEDULE
Silver Oak intends to proceed with development of the lots and subsequent home construction

as soon as approvals are obtained. With current market conditions in place we expect to be
built out 24 months from the date of approval.
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MASTER PLAN POLICY CHECKLIST DISCUSSION
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MASTER PLAN POLICY CHECKLIST

CHAPTER 3 BALANCED LAND USE PATTERN

The project accomplishes the following objectives because it is already within the boundaries of
an existing PUD:

1.

2.

w

O NGO~

Promotes growth within areas already served by community water and wastewater facilities
as it is surrounded on all sides with existing infrastructure

Is an “infill development”, adjacent to similar residential development, and surrounded by
existing development.

Does not create land use conflicts as it is single family residential that is of similar density to
the surrounding development.

Is not adjacent to State or Federal lands

Is within existing service areas for law enforcement, fire, and school districts.

Does not require rezoning and will not create friction zones.

Is not in a flood plain or seismic zone

Is not in an SPA as defined in the Master Plan Document

CHAPTER 4 EQUITABLE DISTRIBUTION OF RECREATIONAL OPPORTUNITIES

1.

3.

The project will provide additional controlled access points as well as defined walking routes
to the John Mankin’s Park for both the residents of the new development as well as those
who might walk or bike to the park from the areas outside of the Silver Oak PUD.
Surrounding the park with residential units will increase the number of “eyes on the park”
and allow for more efficient community policing of this asset to Carson City. Lack of
supervision and visibility on the east and north side of the park has enabled vandalism, drug
dealing, and other unwanted activities at the park in the past.

The project is consistent with the Carson City Open Space Master Plan (4.3a)

CHAPTER 5 ECONOMIC VITALITY

1.

2.

3.

4.

The proposed development with continue to support jobs in the construction industry which
is an important job-base in Carson City.

The proposed development will bring a more affordable price point for housing in the Silver
Oak PUD thus broadening the mix of housing options available.

The proposed project will bring more potential customers to struggling retail developments in
the north part of Carson City. (5.2a, 5.2b)

The project will not impact tourism, historic resources, or the downtown core in a meaningful
way due to it’s location. (5.4a,5.6a,5.6¢)

CHAPTER 6 LIVABLE NEIGHBORHOODS AND ACTIVITY CENTERS

1.

The proposed project is compatible with the surrounding development of residential home
and commercial uses and will be a good transition from the smaller homes of the Nye Lane
area to the larger homes of Oak Ridge Drive in Silver Oak (6.2a)

The proposed project offers another variety of housing in addition to that which exists on
Oak Ridge Drive and Nye Lane, bridging the gap between the two forms of existing housing
in a tiered cost and size manner. Future residents will not have to travel far by foot, bike, or
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3.

car to reach commercial areas such as the intersection of Carson Street and College
Parkway. (7.1a,b)

The proposed project is not spot zoned. It is residential development in between areas of
residential development and is compatible with existing development. (9.4b)

CHAPTER 7 A CONNECTED CITY

1.

3.

The proposed project will allow for easy pedestrian and bicycle access to Carson Street and
the businesses and services located in that corridor via Nye Lane or Oak Ridge to College
Parkway. (11.2b)

The proposed project does not place unmanageable burdens on existing roads and will not
add to vehicular traffic on Nye Lane as memorialize in an analysis by Soleagui Engineers.
(11.2¢)

The proposed project will allow for pedestrian and bicycle passage through the development
both leading into and out of the Silver Oak PUD and will not allow vehicular traffic through to
Nye Lane except in emergency situations. (12.1a,¢)?
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OUTREACH LETTER

The following outreach letter was mailed to residents within the notification radius for this project
in early January of 2016 using the addresses supplied to us by Carson City Planning Division.

This was done to determine if there were any neighbor concerns about the proposed
development before submitting an application to Carson City Planning Department.

As of 2/28/2016, no responses of any kind have been received by Silver Oak Development and
we are not aware of anyone who has tried to contact the City regarding this matter.
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January 6, 2016

Dear Neighbor:

We are pleased to announce plans to develop the eight acre parcel owned by Silver
Oak Development Company that surrounds the John Mankin‘s Park in the Silver Oak
Planned Unit Development along Oak Ridge Drive. We have included a vicinity map
of this parcel for your reference as well as a lot layout.

The development will include 31 homesites for new single story homes in the
1700-2400 foot range starting in the low to mid 300's and is expected to begin
construction after issuance of permits and approvals in the second half of 2016. We
hope to complete the development by Summer of 2017 if market conditions allow.

We welcome your comments and will be happy to meet with you to answer any
questions you may have. Enclosed please find our contact information:

Silver Oak Development Company
3075 College Drive

Carson City, NV 89703
775-882-6302

For fastest response please email us at: info@silveroakhomes.com . We will make
every effort to reply within 1 business day.

Sincerely yours,

Mark B. Turner
Silver Oak Development Company
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FENCE DETAIL
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PROJECT FENCING

The fencing that will surround the currently unfenced areas of the project is a 6’ redwood dog-
eared style fence, stained in a neutral earth tone consistent with what already exists in Silver
Oak.

A large portion of the proposed development area is already fenced.

1. Mankins Park is fully fenced with chain link fence
2. Sierra Place is fenced with 6’ wrought iron fencing
3. Kmart complex is separated with a 6’ block wall

4. Nye Center is fenced with 6’ redwood fencing.

Other than yard fencing for each specific lot which will also be 6’ redwood, perimeter fencing for
this project will be installed along the south border of the project between the lots and the
walkway from Oak Ridge Drive to Nye Lane and along Oak Ridge Drive from the walkway to
Nye Lane extending North to the border of Mankins Park.

Please see fence detail on next page.
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DENSITY ANALYSIS
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SILVER OAK PROJECT DENSITY

The Silver Oak PUD was originally approved in 1994 for a specific number of residential units in
the residential PUD portions of the project.

The various phases of Silver Oak were approved for a maximum number of residential units for
each phase. For example, Phase 1 was approved for 70 residential units and 70 units were
constructed in this phase.

Subsequently, several units of development were approved for a higher density than was
actually built. For example, Silver Oak Phase 9 was approved for 25 residential units, however
the phase was designed for only 19 units. This left 6 units of density that were not used in this
phase and that can carry forward. This has happened in numerous phases.

As of this date there have been 17 phases of residential development in Silver Oak. Silver Oak
has not used all of the density units that were originally approved for each phase. As a result
there are 86 units of density in total that were approved, but not used as development has
proceeded. These units are essentially “banked” for future use (with approval) in subsequent
phases.

This unused density can be attributed to changes in market demand for lot size as time has
passed. We anticipate using all of the slack or unused density units in future phases of
development as demand for larger lots has shifted with (mostly retired) buyers looking for
smaller parcels with less maintenance required.

The following table illustrates the various phases that have been built, what the approved
maximum density was, and what was used.
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Silver Oak Residential Lot Phases

Units Units/Lots
Approved |Recorded |Difference - N

Phase 1 70 70 0
Phase 2 114 107 -7 -
Phase 3 21 21 0
Phase 5 33 33 0
Phase 6 * * 53 -
Phase 7 * * 22 I
Phase 9 25 19 -6
Phase 11 - 50 39 -11
Phase 12 * ke 60 -
Phase 14 55 42 -13 -
Phase 15 26 20 -6
Phase 16 62 57 -5
Phase 17 17 15 -2
Phase 18 21 21 0
Phase 19 10 10 0 B
Phase 20 15 17 2
* Phase 6 non-cluster
portion 13 13 0
* Phase 6, 7, 12 cluster
area "BB" *** 160 122 -38 -
Remaining: ]
Blocks |, J & K 58
Cluster Block "CC" 145
Cluster Block "DD" 92 o
Blocks G & H 39 o
Cluster Block "EE" 91 -
Block ?? (NW corner) 26

Total Remaining: 451 - ]
Total™; 1,143 606 -86 B
Total potential units
(remaining approved +
recorded) 1,057

** Excludes phases removed by Carson Tahoe Hospital, 79 units

*** 160 cluster units approved per original map and Development Agreement

Updated July 2015 through Phase 20 final map.

/Users/Mark/Library/Containers/com.apple.mail/Data/Library/Mail Downloads/6B337C61-7649-451D-9E47-CF8DD4CCD8I
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OPEN SPACE ANALYSIS
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_Oum: Space Requirements: Silver Oak PUD

[Required Space: [ 40%|
Proposed Space in Silver Oak PUD: 45%
Components:
Golf Course: 62%
23%

Landscape Area: 9%
Peripheral: 6%
|Remaining Development Phases {acres): | 84.52|
APNs: Acreage of Open Space: Description:
007-552-19 25.47 Block EE
007-552-23 22.82 Block DD
007-552-30 1.18| Corner of DD
007-552-29 0.83| Corner of EE
007-552-03 34.22 Block CC
Total: 84.52
Additional Open Space Needed:
Percentage: Acreage:

1% 4.63

* Original area in Silver Oak PUD was 651 acres.
Parcels on northeast corner sold and now contain
properties not within Silver Oak PUD. Recalculated
space is 612 acres according to new property
boundary.

Actual Space: 44%

Total Open Space (acres): 270.77

Total Space (acres): * 612

Components: % APNSs of Open Space: Acreage of Open Space:

Golf Course: 50.4%]007-551-02 44.32
007-552-31 9.79
007-552-15 7.79
007-552-24 54.1
007-552-01 20.36
Total: 136.36

Natural Open Space: 46.2%|007-552-28 35.22
007-552-18 64.6
007-552-16 25.29
Total: 125.11

Residential Common Area: 3.4%|007-474-12 1.92
007-482-22 0.13
007-422-13 1.97
007-482-26 0.71
007-462-13 3.1
007-482-21 0.18
007-421-51 0.07
00741263 0.08
007-424-41 0.15
007-541-01 0.07
007-541-21 0.12
007-421-58 0.08
007461-17 0.72
Total: 9.3
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SAMPLE FLOOR PLANS AND ELEVATIONS
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SAMPLE HOME PLANS
Silver Oak plans to construct homes sized from 1700-2500 square feet with some variations in
the plans being possible to fit the building envelopes of the lots.

Roofs will be composition, hip design, with roof peak heights varying from 22-25’ from finished
grade and exteriors will be stucco and siding.

Interior plate heights will be 9’ with 6/12 roof pitches.
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PLAN 2032

64



23'-8"

T PATIO
— M. SUITE [gz—‘] o
= f\q ................
| ===

| 7 1
i | L ) )

] b7 ‘\’ GREAT ROOM

| L ]
]!
el H || =

BATH
i
ENTRY | .

D2

,_
\

S E

".;
@
b
35
I

2

(9]
|

3 CAR GARAGE

NI T oA |ﬁ\——'__7| BEI’JFOOM#SI
| = = | [N 2 1
| ~ — | | N7 |
~

- ~ SN |
I~ R | |// \\l i
= < L | L ILl

l:l_r. -|_| o "

PLAN 2060

65



22'-5"

= t
|I| ! 15
1 f =

| =y
oI UlLLIA .

| ] T

— | -_ - NI
= J
GREAT ROOM =

. oo Surte. @
[ F—fe——-

u
.] 3 CAR GARAGE

=T

PLAN 2490

66



COVD PATIO ; @

==
[“ DINING
- e
| gy
T

| KITCHEN

PLAN 2292
67



TRAFFIC STUDY BY SOLAEGUI ENGINEERS
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SOLAEGUI

ENGINEERS

December 1, 2014

Mr. Patrick Pittenger
Carson City Public Works
3505 Butti Way

Carson City, Nevada 8970])

Re: Silver Oak Lots
Dear Patrick:

This letter contains the findings of our traffic engineering review of the proposed new lots in
Silver Oak. The attached parcel map and two preliminary lot lay outs show the property.
Primary access will be provided from Oak Ridge Drive to West College Parkway. An
emergency gated access is planned to West Nye Lane. Pedestrian access may be allowed.
There are two alternate lot plans. One with 37 lots and the other with 31.

Trip generation calculations are based on the Ninth Edition of ITE Trip Generation (2012).
The calculation shects are attached for ITE land uses #201: Single Family Detached
Housmg Table 1 shows the trip generation summary for the 37 lot plan

TABLE 1
TRIP GENERATION

AM PEAK HOUR PM PEAK HOUR
LAND USE ADT IN OUT TOTAL IN OUT TOTAL

Single Family Detached Housing
37 Dwelling Units 352 21 28 23 14 37

As indicated in Table 1. the average da1ly tnp total is 352 trips with 28 AM pe.ak hour mps
and 37 PM peak hour trips. These volumes are below the Carson City traffic study
thresholds of 500 daily trips or 80 peak hour trips which trigger the need for a full traffic
study. Bascd on these trip totals a full traffic study is not required. We trust that this
information will be adequate for your review. Please contact us if you have any questions or
comments.

Very Iruly §urs, il ,./ /)
SO1. uc,tn\a,;\p g A4

o LA G 1,4* e
Paul VL Sol kw-;ua /Z*‘/ ~(4
Enclosures 7503 2y
LetiersiSitver Onk . -." Ex P é é@ ,_(é

Solasgui Engineers Lid. » 715 H Street » Sparks, Nevada 89431 « 775/358-1004 « FAX 775/358-1098

Cidl & Trathic Engineers
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69



1NN

)

ANy

T m IO 0T 116 LN 1L V
E A SEPESOLe SemAin L) NoTA oty
- TN et 1) ST KEny = i
mume  UETONGIABNS TIVIS [HL = S o mwiEn iR T —— | m_
" i AlH LW R drame g
) i 11— B £ oo Bl e i ot A el wanie TR R (5
AT TS AT 5 S WSO B 38 MO ¥ R L u I s weus i W S T O e T G mﬂﬂ.ﬂ relie i i
P ofiianppopmietu om b T s D e e T i i T T H
ahan LEILES iy | \ ¥ e gt JOTIITE = et i . Gw | Aecioy . X H _—
AN PRV LR e FESTEETT 1 N ] b\ A ALIR. - o . R | WA R ] 3
ANYAI03 LXIROTIG VO WIS Rl | AR SN . Rk B Kt et [ ST E e LS 2
i AR TR Y AT S RaN %
e i e _”.3 TR oS S A @ o et
= 1 e ok Py EAmE
THL-90Wd o _hu ;‘ B\ rJ \\ul—«.&!li!-u L] .%-..Q—l :
-5 Lo e .. EiEdy
=l pmesy YA 4y X 3 B R ——— By
I« wvom Doy A v L3 = X
I 5 R A W S—Ty Pt
M . N b - o ELLRE
i ./ znnur BE B ek P —
wae 3 | /s ey X e
wwed i SHIY (07 N Q. \ ANEDAT = L
Fls s 05 asrEs Ny N s N
2 .«H T IFD S L Y f.r-. >
- J -
: , % e z
A -~ s BT .GWD.W = LJL] Dm
!Mfﬁ /( -.I, V@ﬁmw) L qchh‘w A
b =R ~ S ﬂlﬂ.&ﬂ; > -
o . ..fyr..\\ .\otf . i 1 ' m
R N . W, i m
o . 1
~ / - e ma
" . - ~ N B
g R OR - |
~ & A L
MO RTTD A o ~ . = N\ =i L
TS0 Vi 3 e 3 s '
AR
4 ’-..l -
___H N, ...:.,.,.o N . P
§ Jeow s / ..;..”..__.,. ™~ ;,{S_. ™ al#
o i e S ) s - e N ety 28 _ AN e rvain
\u...w = 2 r.a; > fo.. L TElN ‘Juﬁn:u-m-nmﬂd.-bt
g/ e ’ @m. = \ wooke iy nlgre
(5 T Ik R e Wl lnf 39001
5N G S e .x./ s N -
1o D5 200 K4 S S DN ¥ e
D TIOMY 3 i SONG i 805
A A N, !
A \\4 o n “ Y “.m
/ S B d 7 i N il
(2 CR AR A N B ;
(= B 5 fan S R o4 3 e ! el use
I i T rei by by

s
/ v
/

/
\

b/

. vel

; 3
P -

A I Tt WD

\E\
{" N
-‘;

i ]
' g

|

]

W Sl b i e Ay e N w
Lot B X Y - 3 W SRt

70



SITE & UTILITY PLAN

NV

APN: 007-322.23
2186 CANTERBURY LANE

CARSON CITY
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WATER AND SEWER CAPACITY VERIFICATION
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WATER AND SEWER CAPACITY VERIFICATION

Silver Oak has verified with Carson City Engineering that adequate capacity for water and
sewer exists for the project. Correspondence from Carson City Engineering staff to this effect is
in the following pages.
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Brian Matthews
245 Como Lane
Dayton, NV 89403

(775) 230-8125
Rory Hogen February 12, 2016
Carson City Building Department File No.: 116-002-001

2621 Northgate Lane, Suite 54
Carson City, NV 89706

RE: Silver Oak Phase 21 PUD, Oak Ridge Drive, APN: 007-462-12
Dear Mr. Hogen,

This letter is provided to address Section 15.3 of the Carson City Development Standards as it
relates to sewer main analysis.

The sewer main analysis was performed by Darren Anderson, Project Manager of Carson City
Engineering Capital Projects on November 19, 2014. At that time the preliminary layout of the PUD and the
sewer main were prepared in a sufficient state that an analysis could be performed.

The analysis was used to complete the pipe sizes for the design. After the analysis the adjacent
property owner to the north-west requested that a sanitary sewer stub be provided to his property. An e-mail
was sent to Tom Grundy on January 20, 2015 regarding this matter and a final response was submitted back
to me on January 29, 2016. The response from Darren Anderson read “I checked the flows by putting
everything to the stub and there are no issues with capacity” (see attached e-mail string).

Since that time the number of lots has remained the same and only slight modifications have been
made to the horizontal and vertical of the main. | believe that the attached analysis represents the intent of
the design.

Should you have any questions or concerns please contact me at (775) 230-8125.

Sincerely,

Brian A. Matthews, P.E.
Design Engineer
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PUBLICWORKS AL,

PEPRRTIET CARSON CITY NEVADA /78w, *
_— Consolidated Municipality and State Capital LS
Carson City, NV 89701-3498 ’ TR &

Ph:775-887-2355
Fx:775-887-2112

FLEET SERVICES
3303 Butti Way, Building 2
Carson City, NV 89701-3498

ERa725i8aIRE56 Date: November 19, 2014

Fx:775-887-2258

To: Brian Matthews, P.E.

OPERATIONS

(Water, Sewer, Wastewaler,
Streets, Landfill, Envilonmental)
3505 Butii Way

Carson City, NV 89701-3498

s Subject: Sewer Main Capacity Analysis
S APN 007-462-12

From: Darren Anderson, Project Manager

A ENGINEERING/

TRANSPORTATION/ The sanitary sewer for the new development proposed on APN 007-462-12 is shown
c;“o""‘;‘:;f’fvgfm connecting to an existing 8” PVC line in Nye Lane. The 8” PVC sewer main connects to
Carson City, NV 89701-3498 a 10” in Carson St. where is continues to a 12” in College Parkway, extends east past the
e Highway 395, south on Lompa Lane, and over to the Carson City Waste Water

Fx:775-687-2112 ;
Reclamation Plant.

BUILDING and SAFETY

PERMIT CENTER The new development includes 31 new lots. By using an equivalent dwelling unit (EDU)
'CZ‘BSE:'C‘;‘:‘: 5;‘;:;14240 of 150 gallons per day (gpd) and a peaking factor of 3, the downstream sewer lines

Pt 775-887-2310 where checked for an additional flow of 13,950 gpd or 9.7 gpm in order to consider the
Fx775-857-2202 impact of the new development.

et The additional flows were added to a sewer model of the Carson City Sewer System.
Carson City, NV 897014240 The resultant d/D ratios for the 87, 10”, and 12” pipes were 0.09, 0.09, and 0.47

Ph: 775-587-2150 respectively. As the sewer main increased in size downstream, the d/D ratio steadily

TR decreased. The new development was determined to have a negligible impact on the

P City’s sewer system. No improvements will be necessary due to the additional flows
bl from the proposed development on parcel 007-462-12,

Developments Effect On Line Capacity

Size {in) | Priord/D Post d/D
P1: Nye Lane 8 0.06 0.09
P2: Carson Street 10 0.08 0.09
P3: College Parkway 12 0.47 0.47
P4: College Parkway 15 0.15 0.15
P5: College Parkway 18 0.02 0.02
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Brian Matthews
245 Como Lane
Dayton, NV 89403

(775) 230-8125
Rory Hogen February 12, 2016
Carson City Building Department - File No.: 116-002-001

2621 Northgate Lane, Suite 54
Carson City, NV 89706

RE: Silver Oak Phase 21 PUD, Oak Ridge Drive, APN: 007-462-12
Dear Mr. Hogen,

This letter is provided to address Section 15.3 of the Carson City Development Standards as it
relates to water main analysis.

The water main analysis was performed by Tom Gundy, P.E. Senior Project Manager of Carson City
Engineering Capital Projects on December 4, 2014. At that time the preliminary layout of the PUD and the
water main were prepared in a sufficient state that an analysis could be performed.

The analysis was used to complete the pipe sizes for the design. Since that time the number of lots
has remained the same and only slight modifications have been made to the location of the main. | believe
that the attached analysis represents the intent of the design.

Should you have any questions or concerns please contact me at (775) 230-8125.

Sincerely,

Brian A. Matthews, P.E.
Design Engineer
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PUBLIC WORKS
DEPARTMENTY

ADMINISTRATION

3505 Butti Way

Carson Cily, NV 89701-3498
Ph: 775-B&7-2355

Fx: 775-887-2112

FLEET SERVICES

3303 Butti Way, Buikding 2
Carson City, NV 86701-3498
Ph:775-887-2356
Fx:775-887-2258

OPERATIONS

(Water, Sewer, Wastewater,
Streets, Landfill, Environimental)
3505 Butti Way

Carson City, NV 83701-3498
Ph:775-887-2355
Fx:775-887-2112

ENGINEERING/
TROANSPORTATION/
CAPITAL PROJECTS

3505 Butti Way

Carson City, NV 89701-3498
Ph:775-887-2355
Fx:775-887-2112

BUILDING and SAFETY
PERMIT CENTER

108 E.Proctol Street
Carson City, NV 89701-4240
Ph:775-887-2310
Fx:775-B87-2202

PLANNING

108 E.Proctor Street
Carson City, NV B9701-4240
Ph:775-887-2180
Fx:775-887-2278

HEARING IMPAIRED
Dial 711

CARSON CITY NEVADA ‘}3"}(

Consolidated Municipality and State Capital LN

Date: December 4, 2014
To: Brian Matthews, P.E.
From: Tom Grundy, P.E., Senior Project Manager

Subject: Water Main Capacity Analysis
APN 007-462-12

A water main analysis for the new development proposed on APN 007-462-12 was
analyzed pursuant to CCDS 15.3.1 for pressure and fire flows. The proposed pipe
network was provided by the developer’s engineer, Brian Matthews, P.E. The pipe
material was assumed to be PVC. The new development includes 31 new lots. The
analysis was performed using the Carson City Water Model.

Two points of connection were proposed. The first point of connection is to the existing
10” PVC main in Silver Oak Drive (J-20617). The second point of connection is to the
existing 8” PVC main in West Nye Lane (J-1669).

Pressures were found to be in excess of 60 psi at both points of connection.

A fire flow analysis was then performed for the proposed development. All results were
rounded per NFPA 291. The proposed pipe network obtained from the developers
engineer was composed exclusively of 6” pipe. The model indicated that fire flows at
the northwest corner of the development (J-20627) would be below 1,500 gpm. A
number of scenarios were run, using a mixture of 6 and 8” mains.

One scenario was run with 8” pipe simulated for all single mains between Oak Ridge Dr.
and Nye Ln., and a 6” main supplying the northwest portion f the development. That
scenario resulted in a 1,500 gpm fire flow at J-20627, a value which provides no factor
of safety.

An additional scenario was run with 8” single mains between Oak Ridge Dr. and the
northwest corner of the development. The looped area near Oak Ridge Dr. was modeled
with 6” pipe. That scenario resulted in an estimated 2,000 gpm fire flow minimum for
all modeled hydrants in the development.
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The modeled pipe network is shown in Figure 1, along with modeled pipe sizes for the “8”
From SO and NW Spur” scenario. Existing piping is shown in black.

Color Coding Legend
-‘j‘m’ Pipe: Diameter (in)
420621 = 6.0
20020 = 8.0
720603 ——— = Existing
120629
. 20604
.« g
J-20605 ° 420628 20530
| !
120525 420808 ;
20810 * » 4-20807 :
* 120626
.J\,‘ﬁ‘g: Node-1166
20824 » ! i

« J-20618 Node- 1861
o=
J-20615 2 20512 " w J-E%Si‘ﬂ
J-20587

,J-20616
320617

Figure 1 Modeled Pipe Network

The results for all model runs are shown in Table 1.

Table 1 Model Results

Node [All 6" 8" single throughs |8" All single 8" from SO and NW Spur
}-20616 2,993 3,100 3,100 3,000
J-20625 2,144 2,400 2,400 2,400
J-20626 2,190 2,400 2,500 2,400
1-20627 1,414 1,500 2,100 2,000
J-20629 2,135 2,500 2,500 2,300
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GEOTECHNICAL INVESTIGATION BY APPLIED ENGINEERING
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APPLIED

ENGINEERING
CONSULTANT SERVICES

4825 Convair Drive, Suite 17; Carson City, Nevada 83706
Telephone (775) 888-9939, Fax (775) 888-9469

November 16, 2015
Project No. 124-44-15

Mr. Mark Turner

Silver Oak Development
3075 College Drive

Carson City, Nevada 89703

Re: Geotechnical Investigation
Proposed Phase 21 Single Family Residential Development
Silver Oak Planned Unit Development
Oak Ridge Drive (APN: 007-462-12)
Carson City, Nevada

Dear Mr. Turner:

This report presents the results of our Geotechnical Investigation performed for the Proposed
Phase 21 Single Family Residential Development Project to be located on Oak Ridge Drive
(APN: 007-462-12) within the Silver Oak Planned Unit Development in Carson City, Nevada. A
project vicinity map for the sinle family residential development is presented on Plate 1.

Our scope of work was to excavate several test pits within the proposed Phase 21 Residential
Development boundaries, evaluate the subsurface soils encountered, and provide site specific
recommendations to aid in the design and construction of the proposed residential structures
and associated improvements. These recommendations addressed Portland Cement Concrete
foundation and slab-on-grade preparation procedures, including overexcavation requirements,
if needed, asphaltic concrete pavement structural sections and other relevant site specific
items. '

We understand the proposed single family residential development will consist of 31 parcels on
Oak Ridge Drive (APN: 007-462-12) within Phase 21 of the Silver Oak Planned Unit
Development in Carson City, Nevada. The project site is bounded by Oak Ridge Drive and the
Silver Oak Park Site adjacent to the southern boundary; the existing closed K-Mart
Commercial Parcel adjacent to the northern boundary; by a proposed future school parcel to
the west and by existing single family residential lots and the Nye Lane Medical Building
Complex to the east. Our firm has previously prepared a geotechnical investigation and
earthquake fault review for the Phase 17 Residential Subdivision dated April 4, 2013 in the
vicinity of the proposed Phase 21 Residential Subdivision. Our firm also provided review of
previously prepared geotechnical investigations for the K-Mart Shopping Center, prepared by
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SEA Incorporated, dated August 13, 1993 and the overall Silver Oak Planned Community Site
Feasibility Study, prepared by Pezonella and Associates dated January 12, 1994. The Phase
21 Residential Subdivision geotechnical investigation encompasses both the past established
geotechnical information and the current geotechnical data / information obtained.

It is also our understanding that the project will consist of an approximate 8.0 acre site.
Tentative construction plans include conventional Portland Cement concrete foundations and
slab-on-grade with wood framed walls and a wood panelized roofing system. We are
anticipating minimal earthwork to attain proper drainage. However, overexcavation of
unsuitable soils may be needed pending in-place soil characteristics and subsequent
geotechnical recommendations to attain acceptable structural support. Exterior site
improvements including flexible asphaltic concrete and Portland cement concrete flatwork are
also anticipated. '

The project is located in the northern portion of Carson City, which is within the western portion
of Eagle Valley. Eagle Valley is a structural basin bounded to the west by the Carson Range (a
spur of the Sierra Nevada Mountains), to the north by the Virginia Range and to the east by the
Pine Nut Mountains. To the south, an alluvial divide separates Eagle Valley from Carson
Valley.

The valley sediments are unconsolidated and partially consolidated materials derived from
erosion of the surrounding mountains, which are composed of Tertiary and Quaternary
volcanic rocks and Mesozoic granodiorites and metavolcanics. Sediments in the basin are mid-
to late- Pleistocene alluvial deposits consisting of silty sands and gravels with some interbeds
of sandy silts and clays. The subsurface soils would be considered to be within the Soil Profile
Type Sd as shown within Table 16-J of the 2012 International Building Code (I.B.C.). The site
lies within Seismic Zone 3 as categorized by the Uniform Building Code and has a
corresponding Seismic Zone factor (Z) of 0.30.

The Earthquake Hazards Map — Carson City Quadrangle by Trexler and Bell (1979) published
by the Nevada Bureau of Mines and Geology indicated that the Phase 21 residential
development site lies within the vicinity of a southwest to northeast trending indeterminate
(questionable) Holocene aged faults (less than 10,000 years old). The Nevada Earthquake
Safety Council has developed the criteria for the evaluation of the Quaternary age earthquake
faults and defines active fauiting as those exhibiting displacement within the last 10,000 years.
Furthermore two (2) Master Theses were prepared by Kirkham (1976) and Rogers (1975) and
inferred that several faults also cross within the southeastern boundaries of the Silver Oak
Planned Unit Development. Based upon our review the mapped faulting in the vicinity of the
residential development is not considered to be present on-the property and that no further
mitigation of the fault hazard was recommended.

The Geologic Mapping completed by Trexler (1977) Carson City Folio, Nevada Bureau of
Mines and Geology (Map 1Ag) indicates that the proposed single family residential
development is underlain by Quaternary Aged (Qal) soils consisting of alluvial - plain sand, silt,
and gravel deposits which are considered to be moderately to poorly bedded, poorly to

2 Silver Oak Phase 21 Geo Report APPLIED ENGINEERING CONSULTANT SERVICES
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moderately sorted, angular to subrounded materials placed within broad surfaces of low
gradient areas.

The criteria for the evaluation of Quaternary earthquake faults was not previously regulated by
the State of Nevada. Most previously accepted geological constraints in Nevada relied on
criteria methods established by the State of California. The Alquist-Priolo Act of 1972
(California) defined active faults as those with evidence of displacement within the past 11,000
years (Holocene Aged). The faults with evidence of displacement during the Pleistocene time
period (11,000 to 2,000,000 years ago) are generally considered potentially active. The
Nevada Earthquake Safety Council (1998) had adopted the criteria regarding Holocene
Quaternary age earthquake faults less than 10,000 years. Holocene Active Faults normally
require a minimum setback of 50 feet for occupied structures. Occupied structures are defined
as having a human occupancy rate of more than 2,000 hours per year. Furthermore no
“Critical Facility” is permitted to be placed over a fault trace of a Late Quaternary Active Fault,
which are defined as evidence of movements within the past 130,000 years. “Critical Facility” is
defined as buildings or structures that are considered critical to the function of a community
such as hospitals, fire stations, emergency management operations centers and schools. The
single family residence structures are considered to be occupied non-critical structures and the
intended construction methodology is considered to be suitable to resist earthquake induced
stresses without experiencing catastrophic failure.

Holocene faulting within the vicinity are considered to have the potential for a large magnitude
(M > 7 Type) earthquake and have Slip Rates (SR) less than 5 mm/year. The maximum
credible earthquake for the vicinity of the project is 7.5 in magnitude. In accordance with the
USGS the ground motion corresponding to a 2% probability of exceeding in 50 years is 0.84g
and the ground motion corresponding to a 10% probability of exceeding in 50 years is 0.43g.

We would recommend that the structural seismic design be evaluated in accordance with the
2012 International Building Code (IBC) as adopted by the Carson City Building Department.
The following Site Specific IBC Geotechnical Seismic Design Parameters should be utilized for
the on-site soil profile classification of an IBC Site Class D soil. A Seismic Source Type B may
be assumed for the site.

IBC SEISMIC DESIGN PARAMETERS

Parameter Factors IBC Reference
Site Class D 2012 1BC
Spectral Acceleration Ss=2453 - Section 1613.3.1
Si1=0.912
Seismic Coefficient, Fa a=1.0 Table 1613.3.3(1)
Seismic Coefficient, Fv Fv=1.5 Table 1613.3.3(2)
Spectral Response Sms=2.453 Equation (16-37)
Acceleration Parameter Smi=1.368 Equation (16-38)
Design Special Response SDs=1.636 Equation (16-39)
Acceleration Parameter SDI=0.912 Equation (16-40)
3 Silver Oak Phase 21 Geo Report APPLIED ENGINEERING CONSULTANT SERVICES
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Carson City is located in Seismic Zone 3 as categorized by the Uniform Building Code. This
represents a moderately to highly active seismic area. Per the Carson City Quadrangle
Geologic Map, the proposed site has been identified as having the potential for moderate
severity in regards to liquefaction potential (ground failure) during significant seismic events.
Liquefaction occurs during strong dynamic accelerations which causes severe movement of
any overlying improvement, including foundation settlement or loss of bearing. The most
susceptible soils for liquefaction are saturated loose to medium dense cohesionless (clean)
sands and silts, within the upper 30- to 50- feet of the surface. Various subsurface sands
encountered at the depths explored are considered to be within gradation parameters of
potentially susceptible liquefiable soils.

Extensive liquefaction could occur with projected peak horizontal accelerations of 0.7g or
higher, which may be generated by 7- to 7.5- magnitude earthquakes. Probabilistic ground
accelerations in the range of 0.4g or less may also produce minor settlements of the overlying
structures. Potentially costly remedial measures such as deep piles, dynamic compaction, mat
foundations, or gravel piers can be utilized. However, these up-front costs and a comparison of
potentially long-range repair costs and assumed liability is a financial decision that can only be
assessed by the owner. Project mitigation costs are typically not considered practical for
similar apartment complex developments within the vicinity of the proposed site. An in-depth
analysis of the liquefaction potential of the subsurface soils was not included within our scope
of work. However, based on our geotechnical review we believe that the liquefaction potential
for the proposed site is minimal due to the known subsurface soil conditions.

The primary Geologic references for this report were obtained from the Geologic Environments
Map Series prepared by the Nevada Bureau of Mines and Geology and Bulletin No. 75
“Geology and Mineral Deposits of Lyon, Douglas, and Ormsby Counties, Nevada,” By James
G. Moore, 1969 and the Nevada Bureau of Mines and Geology Genoa Quadrangle-
Earthquake Hazards Map by Robert C, Pearse, 1979.

The Federal Emergency Management Agency (FEMA) Flood Zone Boundary Panel No.
320001 0092F, Map revised February 19, 2014, indicates that the site is located within Flood
Hazard Zone “X". This denotes areas which have been determined to be within 0.2% annual
chance flood or areas of 1% annual chance flood with an average depth of less than 1 foot.
The area is shown as being protected from the 1% annual chance or greater flood by a levee
system in conjunction with the Carson City Highway bypass and the Silver Oak Development
which indicates that the major precipitation run-off contributors north of the Silver Oak
Development are intercepted and routed within the alignment of the bypass or within existing
storm drainage structures and detention facilities within the Silver Oak Boundaries.

Site Field Investigations included excavating five (5) test pits utilizing a backhoe within the
boundaries of the proposed residential subdivision to depths of 6.5- to 9.5- feet below the
existing grade. A site exploration plan indicating the test pit locations is presented on Plate 2.
An additional test pit was also excavated north of College Parkway as a possible structural fill
source for the intended Phase 21 Subdivision Improvements. Test pit logs of the encountered
subsoils are presented on Plates 3 and 7. Representative subsurface soil samples were
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obtained in each of the test pits. These were then transported to our laboratory where selected
soil samples were subjected to testing to determine physical and engineering properties, which
included moisture content, grain size distribution and Atterberg Limit Determinations.
Laboratory test results are presented on Plates 8 through 13. An explanation of the soil
terminology is presented on Plate 14. Subsequently, the soils were classified in accordance
with the Uniform Soil Classification System presented on Plate 15.

The Field Investigation indicated that the overlying surface soils within the perimeter
subdivision boundaries of the proposed residential subdivision consist of previously placed
granular fill materials which are medium dense and dry to moist for depths of approximately 3-
to 5- feet in depth feet below the existing surface. Underlying the upper fill soils are the native
silty sands and sandy silts which are medium dense and stiff for depths of 2- to 3- feet, which
are inturn underlain by medium dense moist granular silty and clayey sands The interior of the
proposed subdivision, in the vicinity of Test Pit #5, lies in a depressed area and the surface
soils encountered consist of native stiff sandy silts, which are considered low- to moderately-
expansive. These soils are underlain by native granular soils which consist of medium dense,
moist silty and clayey sands with gravels to the depths explored (6.5- to 9.5- feet). No free
groundwater was encountered to the depths explored, however depths of approximately 11-
feet have previously been reported within the vicinity. The groundwater level can be expected
to fluctuate due to factors such as season, temperature, precipitation, influence of adjacent
properties and others. Evaluation of these factors was beyond the scope of this report.

Temporary trenches with near vertical sidewalls should be stable to a depth of approximately
3.5 feet. Excavations deeper than 3.5 feet may require shoring or the sidewalls will need to be
laid back to maintain adequate stability. Contractor shall follow all regulations presented within
Part 1926, Volume 54, Number 209 of the Federal Register as enforced by the State of
Nevada Department of Industrial Relation Division of Occupational Safety and Health.

Field observations indicate that the native upper silty sands and sandy silts are considered to
be low- to moderately- expansive and have minimally acceptable structural bearing values. It is
our opinion that the native silty sands and sandy silts are not considered suitable for the
support of the proposed improvements in their present condition. The in-place previously
placed medium dense structural fill materials (3- to 5- feet in depth) placed above these silts
will allow the proposed single family residences to receive adequate support from conventional
spread footings. The native silty sands and sandy silts in the vicinity of Test Pit #5 can remain
in-place as long as they are overlain by acceptably densified granular structural fill materials at
least 2- feet in thickness and provide at least 2- feet of separation for the structural building
components, exterior Portland cement concrete flatwork and the flexible asphaltic concrete
pavement section. We are anticipating that the mass grading for the project will be minimal
from the existing ground elevation, except for the depressed area in the center of the proposed
development. Therefore we are assuming that no overexcavation of the native silts would be
required within the perimeter of the development boundaries. Furthermore, the center portion
of the project is to receive structural fill materials overlying the silty soils which should also
address the majority of the overexcavation requirement. However, minor in-place silt
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overexcavation should be anticipated for the structural fill and native soil interface zones
surrounding the central depressed area of the development.

Our recommendations intend to minimize potential movement associated with the on-site silty
sands and sandy silts. Minor differential movements may occur and should be anticipated with
any structural improvement or exterior flatwork, including the asphaltic concrete pavement
section, if any of these marginally supportive silty sands and sandy silts remain in-place.

Based on our subsurface investigation we are providing the following site specific geotechnical
recommendations:

1) All organic material and debris, if present, should be removed from within
the proposed building lines of the structures and associated site
improvements. Organic (root) laden surface soils should also be removed
up to six (6) inches in depth. These strippings cannot be used as
structural fill but they may be suitable for use in landscaping areas. -

2) Subsequently, the upper 6- to 8- inches of the surface soils should be
scarified, moisture conditioned and compacted prior to any fill placement
to obtain planned foundation and slab-on-grade elevations and the
exterior rigid and flexible asphalt subgrade elevations. The exposed soils
should be maintained at approximate optimum in-place moisture content
and compacted to at least 90 percent (%) relative of the maximum
laboratory dry density (as determined by ASTM D-1557). If excessive
moisture contents exist within the exposed soils, which prohibit obtaining
acceptable in-place relative compaction, these soils may require to be
scarified and allowed to dry prior to recompaction.

3) All structural fill materials shall be approved by our office and conform to
the following gradation and plasticity specifications:

Sieve Size Percent Passing — By Weight
4-inch 100
%-inch 70-100
No. 4 45-75
No. 40 15-50
No. 200 5-20
Liquid Limit 12 Maximum
Plasticity Index 6 Maximum

The test pit which was excavated for the possible structural fill source,
north of College Parkway, exposed granular subsurface soils
approximately 1- foot below the existing surface which meet the intent of
the structural fill gradation requirements and can be utilized as such to

6 Silver Oak Phase 21 Geo Report APPLIED ENGINEERING CONSULTANT SERVICES

87



attain proposed subgrade elevations. Fill excavation should be performed
so as to thoroughly mix and moisture condition the encountered granular
soil horizons to comply with the specifications and to assist in moisture
conditioning the soils prior to and during compactive effort. All native and
import fill materials shall be reviewed by our office to verify compliance
with the before-mentioned requirements prior to being brought on-site for
placement. The above listed gradation requirements are intended to be a
guideline of readily available materials.

These guidelines can be adjusted to allow for the use of other proposed
structural fill materials pending review of grading contractors intended fill
placement methodology and type of compaction equipment. Any
adjustments to the structural fill material requirements, must be approved
by our office prior to importing or utilizing the proposed fill material.

4) Following acceptable preparation of the subsoils, the approved structural
fill soils shall be evenly placed in 6- to 8- inch loose lifts. During
placement, they should be properly moisture conditioned to within 2% of
the approximate optimum moisture content and compacted to not less
than 90% relative of the maximum laboratory density (ASTM D-1557 test
procedure) up to approximate footing grade, slab-on-grade or pavement
subgrade.

5) All other structural fill, stemwell or utility trench backfill should be
compacted to not less than 90% relative compaction. All proposed backfill
soils should be approved prior to placement on-site.

6) Concrete slab-on-grade should also be supported by at least six (6)
inches of Type 2, Class B Aggregate Base which has been densified to at
least 95% relative compaction.

7) For the asphaltic concrete pavement we are anticipating light passenger
vehicle loads, Traffic Index (T.l.) = 4.0, for the parking areas and the
access roads.

8) We are also assuming that at least 24- inches of acceptable granular
structural fill soils will be placed above the encountered native silts and
underly the pavement section at subgrade elevations and that the
granular soils will have a minimum R-value of 55. A sealing and
maintenance program should also be developed to maintain and increase
the service life to the asphaltic concrete pavement and which adequately
addresses preventative repair of any surface distress. We are assuming a
Modulus of Subgrade Reaction (K-value) of 250 pounds per cubic inch for
the design of the Portland Cement slab-on-grade and dock ramp.

7 Silver Oak Phase 21 Geo Report APPLIED ENGINEERING CONSULTANT SERVICES

88



The Carson City Region is an arid climate with low relative humidity, and therefore any
concrete flatwork is prone to shrinkage and curling. Concrete mix proportions and
construction techniques such as the addition of water or improper curing methods can
adversely effect the quality of finish concrete and may result in an increase in cracking,
spalling or curling of the Portland Cement Concrete slabs. Air content for exterior Portland
Cement concrete flatwork should range from 4- to 7- percent (%) to resist spalling during
freeze — thaw cycles. Special considerations should be given to concrete placed and cured
during hot or cold weather conditions. Proper control joints and reinforcement should be
provided to minimize any damage from shrinkage or curling.

Due to the potential for relatively shallow groundwater and existing moisture contents of the
subsurface soils, precautions should be taken during and after construction to minimize
saturation of the foundation structural fill soils. Positive drainage should be established away
from all exterior walls of the proposed buildings. Downspouts from roof drains should not
discharge into planter areas immediately adjacent to the building unless there is positive
drainage away at a minimum slope of 5 percent from the structures.

Also, our firm should be allowed to review finalized construction plans and provide Field
Quality Control Services during anticipated construction to confirm that our recommendations
are correct. Our office should be immediately notified of variations in soil conditions, such as
buried debris or unexpected items, if encountered, during construction of the proposed single
family development, so that we may have the opportunity to determine if our
recommendations as presented herein are valid or require re-evaluation.

This geotechnical report is not intended for use as a bid document. Any person or firm
involved prior to or during the construction of this project should perform all necessary
independent investigations to satisfy themselves as to the subsurface conditions, the earth
work requirements, or the required procedures to be utilized in successfully completing the
proposed single family residential development including de-watering practices, if required.

We trust this provides the information needed at this time. However, if you require additional
information or have any further questions, please contact our office at your earliest
convenience.

C& Wp

W
Gary L. Hepper, P.E.
Principal Engineer g
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Silver Oak Phase 21 PUD
Conceptual Drainage Report

Introduction

Street Address:

APN:

Total Parcel Area:

Existing Disturbed Area:
Proposed Disturbed Area:
Permanently Disturbed Area:
Township, Range, Section:

Location Map:

Project Description:

February 12, 2016
116-002-001

Oak Ridge Drive, Carson City

007-462-12

348,107 sq ft, 7.99 Acres

348,107+/- sq ft, 7.99+/- Acres

348,107+/- sq ft, 7.99+/- Acres

348,107+/- sq ft, 7.99+/- Acres

Located in the north east % of Township 15 North,
Range 20 East, Section 7

WNIE LANE

VICINITY MAP
NT.S.

_ \\\ \

Silver Oak Development is a Planned Unit Development in Carson City Nevada that is mainly made up of
single family residences surrounding a golf course. There is commercial and Western Nevada College
within and adjacent to Silver Oak Development. The project will add an additional 31 single family
parcels to the Silver Oak Development.

Site Description:

The site is located on the north-east side of Oak Ridge Drive and is surrounded by developed and
undeveloped parcels. The most north-western portion of the site abuts up against an undeveloped
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commercial parcel, which parcel has an existing storm drain system which storm drain system is
perpetuated through the subject site. There is a developed Carson City Park that is surrounded by the
site on three sides, except for the west side of the park which is open to Oak Ridge Drive. To the south-
east and on the west side of Oak Ridge Drive are single family parcels. There are two fully developed
commercial properties to the north-east, an assisted living facility and a property commonly known as
the closed K-mart Commercial Center. To the east is West Nye Lane and more commercial buildings,
including the Nye Lane Medical Building complex. There are existing walls and fences along a number
of the sides which separate this parcel from the existing developed parcels.

The subject site was intended for a Carson City School, however, was never utilized by the Carson City
School District and was returned to the developer. The proposed single family parcels conform to the
surrounding properties and will enhance the existing Silver Oak Planned Unit Development.

The site has no existing structures, except for a bike path along the south property line which allows
pedestrians to go from Oak Ridge Drive to Nye Lane. The subject site has been disturbed over the years
and includes some man made depressed areas that are meant to collect storm water and reduce the
impact of storm water in Nye Lane. The USGS topographic map shows that the general topography in
the broader area is from the Carson Range on the west and slopes to the east towards North Carson
Street.

The site is described by FEMA as zone X (with Levee) in the FIRM Community No. 320001 0084 F, dated
February 19, 2014 and FIRM Community No. 320001 0092 F, dated February 19, 2014 (See Appendix E).

Drainage Basin Description

Hydrologic Method:

The AutoDesk Storm and Sanitary Analysis 2015 (S&S Analysis) was utilized to perform the Hydrologic
and Hydraulic calculations. The method chosen within this program to estimate the runoff within the
project boundaries is the SCS Unit Hydrograph Method (SCS TR-20 Method). The SCS Method utilizes
drainage area, precipitation, curve numbers and lag time to estimate the quantity of water that runs
off a defined area (basin). The SCS method was originally developed for use in the agricultural
industry, so it has a tendency to overestimate flow generated in development, mainly due to the
variability of curve numbers and the difficulty in estimating the antecedent water within a
development setting. Additionally by breaking the larger parcel into small watershed basins, the
runoff is further overestimated. The parameters used in this analysis are explained below:

Precipitation information is built into S&S Analysis which creates a unit hydrograph based upon the
County and State of the subject site. In order to utilize the most applicable precipitation information,
the 24 hour storm event was updated from the Point Precipitation Frequency Estimates from NOAA
Atlas 14 at the location of the project (reference: “HDSC Precipitation Frequency Data Server (PFDS)”;
http://hdsc.nws.noaa.gov/hdsc/pfds/sa/nv_pfds.html). The precipitation frequency estimates for this
location are found in Table 1 (See Appendix A).

Table 1. Design Storm Precipitation Summary Table

Information taken from NOAA Atlas 14 5 year 24 hr 25 year 24 hr 100 year 24 hr
(See Appendix) (in) (in) (in)
Onsite Precipitation 1.94 2.71 3.43

The SCS curve number loss rate method was used to estimate the amount of water that does not
infiltrate, but rather runs off of a basin. The soils information was obtained from the Natural Resources
Conservation Service Web Soil Survey website and this site is broken into four separate soil types (See
Appendix B):

Bishop loam, saline, Hydrologic Soil Group C/D
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Dalzell fine sandy loam, Hydrologic Soil Group C
Jubilee coarse sandy loam, Hydrologic Soil Group A/D
Surprise coarse sandy loam, Hydrologic Soil Group A

Based upon the existing soil groups, the following Curve Numbers were used:
Paved parking & roofs: 98 (All Soil Groups)
Residential Districts % Acre: 61 (Soil A), 75 (Soil B), 83 (Soil C), 87 (Soil D)
Sagebrush range, Fair*: 51 (Soil B), 63 (Soil C), 70 (Soil D) (used for Existing Condition)
Grass cover 50% to 75%, Fair®*: 49 (Soil A), 69 (Soil B), 79 (Soil C), 84 (Soil D)

* Sage Brush Range does not list a curve number for soil group A, so the value from soil group B was
utilized.
*This value was used within the detention basins as they will receive landscaping.

The lag time is the time it takes from the peak rainfall to the peak discharge within a basin. In order to
determine the lag time, the time of concentration is first calculated. The time of concentration is the
time it takes for rainfall to travel from the hydraulically most distant point of a basin to the outlet
point of that basin. The lag time is related to the time of concentration by multiplying the time of
concentration by a factor of 0.60. The time of concentration is estimated using inputs such as the
length of flow, slope, surface type, etc. This calculation is performed in the S&S Analysis. A minimum
time of concentration of 10 minutes was used.

Major Offsite Basins:

The USGS topographic map shows that the general topography in the broader area is from the Carson
Range on the west and slopes to the east towards North Carson Street. The Carson Range has the
potential of sending a large quantity of water towards the site. However, there are a number of
obstacles between storm water runoff from the Carson Range to this site, including Western Nevada
College, the Silver Oak Golf Course, and the improvements associated with Silver Oak PUD. What this
means in normal conditions is that the offsite storm water is directed to the Silver Oak Golf Course
before it has a chance to reach the site. The water within the golf course aids to mitigate the impacts
of the storm water to the downstream properties. In the event that water were to exceed the capacity
of the golf course to the west of the subject site, the storm water is directed down an existing
pedestrian pathway from Oak Ridge Drive to Nye Lane. The water in Nye Lane heads East to North
Carson Street. Carson City has stated that the storm drain system at Nye Lane and North Carson Street
is inadequate for the amount of flow that reaches the intersection and that this proposed PUD should
keep the runoff to a minimum

There is an existing storm drain system that runs through the site, from north-west to south-east. The
storm drain system begins as an overflow outlet for hole number 10 of the Silver Oak Golf Course and
ties into two drop intets within West College Parkway. The storm drain system is made up of a series
of manholes connected together by 24” RCP. The storm drain system is very flat and often times lacks
positive grade from one manhole to the next. Since it is difficult to determine how much flow a piece
of a storm drain system is carrying, an assumption was made that the 2 foot diameter RCP is running
full at a slope of 0.06% (the best slope available for the existing pipe). Using the FHWA Hydraulic
toolbox, a normal-depth calculation was made, estimating a flow of 4.80 cfs (See Appendix F).

Existing Onsite Basins:

The existing site was analyzed as seven basins, based upon the soil groups and the direction that the
site drains. The majority of the existing property slopes from south-west to north-east, where most of
the runoff enters the existing large depressions (excavated holes). If the existing depressions were to
fill up with storm water runoff, the water would leave the site in a south-east direction towards Nye
Lane. A summary table of the existing potential runoff is provided in Table 2 (See Appendix C).

Table 2. Existing Conditions Summary Table of Peak Runoff
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Design Area Direction of Discharge 5 year 24 hr | 25 year 24 hr | 100 year 24 hr
Flow (cfs) Flow (cfs) Flow (cfs)

Far S-E Side To Nye Lane 0.01 0.11 0.26

S-E Pathway To Nye Lane 0.00 0.00 0.02

Southern Pathway To Nye Lane 0.00 0.00 0.05

& Channel

Sub-Total Directly to Nye (bypass holes) 0.01 0.11 0.33

Middle West From S-W to N-E into hole 0.01 0.03 0.06

North East From N-W to S-E into hole 0.21 0.70 1.28

N-S East Side From N-W to S-E into hole 0.32 1.06 1.95

West to East Main | From S-W to N-E into hole 0.00 0.03 0.41

Sub-Total to the Existing Holes 0.54 1.82 3.70

Total Potential Outflow to Nye Lane 0.55 1.93 4.03

Due to the existing excavated depressions (the “holes”), the water basically ponds onsite and
infiltrates or evaporates before it has a chance to leave the site, except for the small amount that
bypasses the depressed areas.

Proposed Drainage System

The post-development condition has been analyzed as multiple basins and these basins can be seen on
a drainage plan in Appendix D. The site is broken down so that the runoff from the parcels and streets
is directed to one of three detention basins. The detention basins will settle out sediment and debris
and will mitigate the runoff from the improvements (See Appendix D). The detention basins will
ultimately discharge into the existing storm drain system in the south-east corner of the site. This
existing storm drain system runs East in West Nye Lane to the corner of West Nye Lane and North
Carson Street.

The existing 24” RCP storm drain system will continue to be perpetuated through the site, but it will be
relocated within a new easement in the north-east corner and then within the proposed streets. It will
tie back into the existing manhole within Nye Lane in the south-east corner of the site, as it does in the
existing condition. This system is utilized as the outlet of each of the detention basins, once the runoff
has been mitigated. During the proposed condition analysis the 4.80 cfs described earlier is considered
flow which is already in the relocated 24” RCP, from the time it enters the site until it leaves the site,
as if the pipe were constantly running this flow, although in reality it does not do this. The existing
system handles the existing flow plus the proposed flow without a problem.

Carson City has asked that the runoff from the proposed improvements from this Planned Unit
Development (PUD) be limited due to the existing depressions which currently hold the water and due
the inadequacy of the storm drain system at the intersection of North Carson Street and Nye Lane. The
proposed storm drain system attempts to collect all of the runoff from the site and to mitigate it
through the three detention basins. Recognizing that detention is preferred over retention, each of the
detention basins will have a low flow outlet and an overflow spillway. This means that the flow out of
the site was not eliminated, but it was reduced up to the 25 year 24 hour storm event.

All of the parcels will slope to the street at a 2% slope for at least the first 20’ of the lot and then many
of the lots will have the remainder of the site slope to valley gutters that run along the back of the
lots. If the water enters the street it will be carried in proposed curb and gutter until it reaches a drop
inlet or a curb cut, where it will be taken to one of the detention basins. The valley gutters along the
back of the lots also collect runoff until they have come to a logical point of discharge where the storm
water is carried in a pipe to one of the detention basins. The valley gutters will have a system of
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controls at the pipes which will help to direct the water into the pipes, but will also allow the excess
water to weir over and down the system to the next outlet pipe.

The site is broken down into three main areas of collection, the west, north-east and south-east. The
west side drains towards the middle of the PUD, towards the parking areas which are located on both
sides of Park Place Court. The water is collected in either drop inlets or curb cuts that then direct the
runoff into a large detention basin that is in reality two detention basins directly connected to one
another. The detention basin outlets into a 15” storm drain system that carries the water to the north-
east to the intersection of Park Place Court and Boardwalk Drive where it ties into the offsite 24” RCP.
The analysis shows that the basin does not fill to the point where it spills back into Park Place Court,
however, the detention basin can spill back into Park Place Court from a curb cut that is utilized to
accept the street drainage during lesser events.

The north-east area is split between draining to the south-west towards the parking area and to the
back of the lots and into a concrete valley gutter. The water from the valley gutter in the back of the
lots is carried to the front of the lots in a pipe between lots 12 and 13 and is connected to a proposed
drop inlet within the street. Whichever way the water drains, it is eventually collected and sent to the
detention basin in the north-east area. The detention basin outlets into a 15” storm drain system that
is tied directly into the offsite 24” RCP. The analysis shows that the basin does not fill to the point
where it spills back into Park Place Court, however, the detention basin can spill back into Park Place
Court from a curb cut that is utilized to accept the street drainage during lesser events.

The south-east area mainly drains to the back of the lots to the proposed valley gutters and eventually
into a detention basin in the south-east area of the site. The water from the valley gutters in the back
of the lots is carried to the front of the lots in pipes, and this occurs at several locations, including lot
6, lots 14 and 15, lots 18 and 19, and the south of lot 22. Each of these pipes connect to a proposed
drop inlet. Additionally, the valley gutters running along the back of lots 23 to 26 drain directly into
the detention basin. The detention basin has two outlets which tie into an 18” storm drain system that
is tied directly into the offsite 24” RCP near Nye Lane. The overflow spillway will be located in the
south-east corner of the detention basin and will carry the excess flow to the east into Nye Lane. The
water which enters Nye Lane will end up at the intersection of Nye Lane and North Carson Street. This
detention basin has a low flow outlet and a medium range outlet. The two outlets are necessary to
reduce the flow during the lesser storm events and maintain integrity during the larger events. The
spillway is located in the south-east corner of the detention basin and will be used in the 100 year 24
hour event.

The existing pathway has been setup to take offsite flow from the west, from the Silver Oak Golf
Course hole number 11. The overflow water is directed within the pathway by some existing berming
on each side of the pathway the majority of the way to Nye Lane. The existing pathway will be left at
its original elevation, however, the existing berming will be removed in the area near the detention
basin. This will mean that some of the offsite drainage can enter into the detention basin in the south-
east corner of the site, before it enters Nye Lane. However, in looking at the existing grades, the rim
of the detention basin is higher than the existing elevations in Nye Lane, so it is more likely that the
majority of the water will head directly into Nye Lane. As a precaution, special grading should be
provided near the property lines and/or setting the houses in this area at a slightly higher elevation to
provide additional protection from the potential offsite flow. Keep in mind that the pathway being
used to carry off-site storm water will only be used during large storm events which have caused hole
number 11 to overflow, which means events in the range of a 100 year event or larger.

The street section is 26’ from back of curb to back of curb (just under 12’ from flowline to centerline).
The street will have Type 2 curb and gutter on both sides (and in some cases a 6’ wide valley gutter)
and this will allow the water to collect and be directed within the PUD. The streets and storm drain
collection system were designed to carry the storm water runoff and keep a 12’ wide emergency access
lane centered within the street section. A normal depth analysis was run using FHWA Hydraulic Toolbox
with a street at a 0.50% longitudinal slope and a 2% cross-slope estimated that each side of the street
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has a capacity of 0.63 cfs with a spread of 5.83’. (See Appendix F) In an effort to protect the proposed
lots, the entire street layout has been designed to slope from Oak Ridge Drive to West Nye Lane. What
this means, is that if the detention basins are overwhelmed, the storm water will overflow into the
street and be directed to Nye Lane.

A summary of the defined sub-basins are shown in Tables 3 to 5 with a summary of the outflow of all
three basins in Table 6.

Table 3: Summary of the Outflow from the Detention Basin in the North-East Area

Design Direction of Discharge 5 year 24 hr | 25 year 24 hr | 100 year 24 hr
Area Flow (cfs) Flow (cfs) Flow (cfs)
South-West Area, North Side of Park Place Court
Sub-01 | Lot 1: To the East to the Road 0.12 0.29 0.46
Sub-02 | Lot 2, 3: To Valley Gutter near Park 0.00 0.03 0.08
Sub-03 | Lot 4, 5: To Valley Gutter near Park 0.17 0.35 0.55
Sub-08 | Roadway near Lot 1 including Park Pl 0.35 0.49 0.63
Sub-09 | Roadway near Lot 3 inctuding parking 0.19 0.30 0.35
Sub-10 | Detention Basin, West basin 0.00 0.08 0.01
Sub-12 | Roadway near Lot 4, 5 including parking 0.21 0.30 0.38
Sub-13 | Roadway near Lot 5, 6 0.06 0.08 0.10
Sub-14 | Detention Basin, East basin 0.00 0.00 0.01
Sub-21 | Park Place Court North side to Detention 0.18 0.26 0.33
Sub-75 | Lot 2, 3: To Roadway 0.00 0.00 0.00
Sub-76 | Lot 4, 5: To Roadway 0.00 0.00 0.05
Sub Total South-West Area, North Side 1.28 2.18 2.95
South-West Area, South Side of Park Place Court

Sub-15 | Lot 31: To Roadway 0.00 0.02 0.05
Sub-16 | Lot 29, 30: To the North to the Road 0.00 0.08 0.23
Sub-17 | Median Island between Park Pt & Parking 0.00 0.00 0.00
Sub-18 | Roadway near Lot 29, 30 including parking 0.21 0.30 0.38
Sub-19 | Roadway near Lot 29 including parking 0.04 0.06 0.08
Sub-20 | Lot 28: To Park Place Court Roadway 0.00 0.05 0.13
Sub-77 | Park Place Court near Entrance 0.11 0.16 0.20
Sub-78 | Park Place Court by Parking Area 0.14 0.20 0.25
Sub-84 | Park Place Court by Lot 28 0.08 0.12 0.15
Sub Total South-West Area, South Side 0.58 0.99 1.47
Total Into West Detention Basins | 1.86 | 3.17 ] 4.42
Detention Basin Low Flow Outlet (Elev. 4738.00) 0.04 0.04 0.04
Detention Basin Spillway (Elev. 4740.85) 0.00 0.00 0.00
Total Out from Detention to 24" RCP 0.04 0.04 0.04
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Table 4: Summary of the Outflow from the Detention Basin in the South-East Area

Design Direction of Discharge 5 year 24 hr | 25 year 24 hr | 100 year 24 hr
Area Flow (cfs) Flow (cfs) Flow (cfs)
South-East Area, Off of Boardwalk Drive
Sub-04 | Near Lot 6: To Park Place Court 0.00 0.02 0.05
Sub-05 | Lot 6: To Valley Gutter near Park 0.11 0.19 0.27
Sub-22 | Lot 27 to 28: To S-E Basin 0.00 0.03 0.08
Sub-23 | East side of Roadway by Lot 25 to 27 0.03 0.04 0.05
Sub-24 | North-West side of Roadway by Lot 6 0.17 0.24 0.30
Sub-25 | Lot 25: To the Valley Gutter at back 0.00 0.03 0.08
Sub-26 | South-East side of Roadway by Lot 25 0.10 0.14 0.18
Sub-27 | South-West side of Roadway by Lot 6 0.10 0.14 0.18
Sub-38 | North-East side of Roadway by Lot 13, 14 0.17 0.24 0.30
Sub-39 | Lot 14: To the Valley Gutter at back 0.20 0.34 0.49
Sub-40 | Lot 16: To the Valley Gutter at back 0.01 0.02 0.03
Sub-44 | Lot 24: To Boardwalk Drive to East 0.00 0.02 0.06
Sub-45 | Lot 24: To Boardwalk Drive to North 0.00 0.01 0.02
Sub-46 | Lot 23, 24: To the Valley Gutter at back 0.00 0.02 0.07
Sub-47 | Lot 23: To Boardwalk Drive to East 0.00 0.03 0.07
Sub-48 | S-E Detention Basin and Channel 0.01 0.06 0.16
Sub-49 | Lot 18: To the Valley Gutter at back 0.03 0.10 0.20
Sub-50 | N-W side of Roadway by Lot 15 to 18 0.12 0.18 0.23
Sub-51 | South-East side of Roadway by Lot 24, 25 0.11 0.16 0.20
Sub-52 | Lot 19, 20: To the Valley Gutter at back 0.00 0.04 0.10
Sub-54 | West side of Roadway by Lot 23, 24 0.11 0.16 0.20
Sub-55 | Parking area to Boardwalk Drive 0.08 0.12 0.15
Sub-56 | East side of Roadway by Lot 19 to 22 0.12 0.18 0.23
Sub-57 | Lot 20: To the Valley Gutter at back 0.00 0.02 0.06
Sub-58 | Lot 21: To the Valley Gutter at back 0.00 0.03 0.10
Sub-61 | Lot 22: To the Valley Gutter at back 0.00 0.03 0.10
Sub-67 | Lot 15: To the Valley Gutter at back 0.12 0.21 0.29
Sub-68 | Lot 17: To the Valley Gutter at back 0.17 0.29 0.41
Sub-69 | Lot 16 to 18: To Boardwalk Drive to South 0.21 0.37 0.52
Sub-70 | Lot 15: To Boardwalk Drive to South 0.01 0.01 0.02
Sub-73 | Lot 26: To the Valley Gutter at back 0.00 0.05 0.13
Sub-74 | Lot 25 to 27: West side into Park Place 0.00 0.00 0.01
Court

Sub-79 | Lot 28: To back into ditch 0.00 0.01 0.04
Sub-85 | Lot 23: To Parking into Boardwalk Drive 0.00 0.00 0.02
Sub-86 | Lot 19 to 22: To Boardwalk Drive 0.00 0.03 0.07
Sub-90 | Lot 13, 14: To the Roadway 0.00 0.02 0.06
Sub-91 | South-West side of Roadway by Lot 6 0.00 0.00 0.00
Sub-92 | Existing Pathway to the S-E Detention 0.00 0.00 0.05
Sub-93 | Existing Pathway to Nye Lane 0.02 0.03 0.05
Total Into South-East Detention Basin 2.0 3.61 5.63
Detention Basin Low Flow Outlet (Elev. 4733.50) 0.28 0.36 0.36
Detention Basin Mid-Level Outlet (Elev. 4735.80) 0.00 0.63 3.72
Detention Basin Spillway (Elev. 4736.00) 0.00 0.00 0.48
Total Out from Detention to 24” RCP 0.28 0.99 4.56
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Table 5: Summary of the Outflow from the Detention Basin in the North-East Area

Design Direction of Discharge 5 year 24 hr | 25 year 24 hr | 100 year 24 hr
Area Flow (cfs) Flow (cfs) Flow (cfs)
North-East Area, At End of Park Place Court

Sub-29 | Lot 8: To the Valley Gutter N-E Corner 0.20 0.35 0.50
Sub-30 | Lot 9: To the Valley Gutter at back 0.21 0.37 0.52
Sub-31 | Roadway near Lot 9, 10 including parking 0.21 0.30 0.38
Sub-32 | Median Island by Parking 0.01 0.02 0.03
Sub-33 | Lot 10: To the Valley Gutter at back 0.09 0.16 0.22
Sub-34 | Lot 11: To the Valley Gutter at back 0.13 0.22 0.32
Sub-35 | Roadway near Lot 12 0.04 0.06 0.08
Sub-36 | Lot 13: To the Valley Gutter at back 0.13 0.22 0.32
Sub-37 | Detention Basin, including unimproved 0.29 0.53 0.78
Sub-65 | Lot 7: To the Valley Gutter at back 0.17 0.29 0.41
Sub-66 | Lot 12: To the Valley Gutter at back 0.14 0.25 0.35
Sub-80 | Roadway near Lots 7, 8, & Easement 0.15 0.22 0.28
Sub-81 | Roadway between Parking & Detention 0.14 0.20 0.25
Sub-82 | Roadway between Lot 11, 12 & Detention 0.15 0.22 0.28
Sub-87 | Lot 7, 8, & Easement: To Roadway 0.05 0.08 0.11
Sub-88 | Lot 9, 10: To Roadway 0.06 0.11 0.15
Sub-89 | Lot 11, 12: To Roadway 0.06 0.11 0.15
Total Into North-East Detention Basin 2,23 3.71 5.13
Detention Basin Low Flow Outlet (Elev. 4736.50) 0.03 0.04 0.04
Detention Basin Spillway (Elev. 4740.02) 0.00 0.00 0.00
Total Out from Detention to 24" RCP 0.03 0.04 0.04

Table 6: Summary of the Outflow from all the Detention Basins

Name of Detention Basins 5 year 24 hr | 25 year 24 hr | 100 year 24 hr
Flow (cfs) Flow (cfs) Flow (cfs)
West Detention Basins 0.04 0.04 0.04
North-East Detention Basins 0.03 0.04 0.04
South-East Detention Basins 0.28 0.99 4.56
Total Out from Detention to 24” RCP__ | 0.35 | 1.07 | 4.64

The proposed system does reduce the flow from the proposed condition versus the existing condition
up to the flows generated during the 25 year 24 hour storm event. Unfortunately, the proposed system
does not completely eliminate the flow from the site, as it does in the existing condition. However, it
does reduce it below the flows that would have runoff the site if the man made depressions did not
exist. During the 100 year 24 hour storm event, the flow is increased by 0.61 cfs for the proposed
condition versus the existing condition. According to the Carson City Division 14 Ordinance 14.1.8,

“| ocal detention storage for land development...Onsite detention storage shall be sized to detain
sufficient runoff to limit flows from a five (5) year storm (Q5) to their predevelopment condition.” Most
storm drain systems are not designed to mitigate the 100 year 24 hour storm event, rather they are
designed to manage the flow at these larger storm events so that it is directed safely away from
structures and into a logical point of discharge. In this case, the logical point of discharge is Nye Lane
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and this is where the spillway will direct the excess water.

Conclusions

This drainage report has been prepared to address the drainage related to the proposed improvements
for the Silver Oak Phase 21 Planned Unit Development. This report estimates the quantity of runoff
generated during three storm events for both the pre- and post-development. The report describes a
method for reducing the post-development runoff up to the 25 year 24 hour storm event to below the
pre-development flow rate. Three detention basins are proposed within three major collection areas of
the site. Storm water in excess of the detention basins will overflow their spillways and direct storm
water into the streets, where it heads to West Nye Lane. The analysis shows that two of the three
detention basins do not overflow their spillways in the 100 year 24 hour storm event and the third basin
spills less than 0.50 cfs over its spillway in the 100 year event. The development will mitigate its flow
and should not have a detrimental effect on downstream properties. The proposed drainage
improvements and drainage study are in compliance with the Carson City Municipal Code and the
Carson City development standards and the Federal Emergency Management Agency standards.
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PLANT LEGEND

STM QNT. BOTANICAL NAME/COMMON NAME MIN, SIZE

DECIDUOUS TREES

Acer rubrum 'Avtumn Flame'/Autumn Flame Maple 2% cal.
Malus 'Prairie Fire'/Frultless Crabapple 2% cal,
Pyvs Calleryana ‘Aristocrat/Aristocrat Pear 2" cal,
EVERGREEN TREES

FPrws nigra/Austrian Pine &' Ht
SHRUBS

a Barboris thunborgll Rose Glon'/ Joponese Barbe
K Calomagrestls k gevtifiora Weor| Feorster/Foathor Rood Gross
[} 22 Corrus soricoa 'lsantl/Red Twig Dogrood
9 14 Jnlpervs chinenals ‘Spartan’/Spartan Jniper
23 Jniparus horlzontalls ‘Ble Chip/Blue Chip Juniper
P 22 Prva mige 'Pumilio/Broct Moge Pire
R 28 Rosa x noare/Red Groundeover Rose
S 15 Spiraea bumalda 'Li d'/l d Spirea

MULCH TYPES:

\/ < RIVER ROCK MULCH PER SPECIFICATIONS

X ~
A

e

DETENTION BASIN SEE
CIVIL BRANNSS (TYP)

LANDSCAPE SPECIFICATIONS

GENERAL

| FLAN i3 DIASSAMMATIC ONLY. ALL LOCAL GOVERNING CODES SHALL BE MET. EXACT LOCATION OF TREES AND SHRUBS SHALL BE DETERMINED IN THE FIELD (INSTALL AS PER DETAILS) AND AFPROVED BY THE OWNER'S
REFRESENTATIVE

2, A MINIMUM OF TIRO WORKING DAYS BEFORE PERFORMING ANY DIGGING, CALL UNDERGROUIND SERVICE ALERT FOR INFORMATION ON THE LOCATION OF NATURAL GAS LINES, ELECTRIC CABLES, TELEPHONE CABLES, ETC. THE
CONTRALTOR SHALL BE RESFONSIBLE FOR LOCATION AND PROTECTION OF ALL UTILITIES, AND REFAIR OF ANY DAMAGE RESILTING FROM HIS WORK AT NO ADDITIONAL COST To THE ORSR

3. DAMAGES: CONTRACTOR SHALL PROMPTLY REPAIR ALL DAMAGES TO EXISTING SITE AT NO COST TO OPNER,
4. CONTRACTOR SHALL COORDINATE ALL WORK WITH CTHER TRADES (1 £, PAVING, PLUMBING, ELECTRICAL, ETC)

5, THE CONTRAGTOR SHALL BE RESPONSIEBLE TO FIELD VERIFY SITE CONDITIONS FRIOR TO CONSTRUICTION AND TO ROTIFT THE OANER'S REFPRESENTATIVE SHOULD CONDITIONS EXIST WHICH PREVENT CONSTRUCTION AS PER
THESE PLANS, COMMENCEMENT OF WORK SHALL CONSTITUTE ACCEPTANCE OF CONDITIONS AND RESPONSIBILITY FOR CORRECTIONS,

6. CONTRALTOR AGREES THAT, IN ACCORDANCE MITH GENERALLY ACCEPTED CONSTRUCTION PRACTICES, CONTRACTOR ASSUMES SOLE AND COMPLETE RESPONSIBILITY FOR JOB SITE CONDITIONS DURING THE COURSE OF
CONSTRUCTION OF THE PROJEOT IMLUDIN$ SAFETY OF ALL PERSONS AND FROPERTY, THAT THIS REQUIREMENT SHALL BE MADE TO APPLY CONTINNOUSLY AND SHALL NOT BE LIMITED TO NORMAL NORKING HOURS AND
CONTRACTOR RURTHER AGREES TO DEFEND, INDEMNIFY AND HOLD HARMLESS THE OANER FROM ANY ARD ALL LIABILITY, REAL OR ALLEGED, IN CONNECTION WITH THE PERFORMANCE OF NORK ON THE PROECT,

PLANTING

7. THE CONTRACTOR SHALL BE RESPONSIBLE FOR FIN'SH GRADING THROUGHCOUT ALL LANDSCAFE AREAS SUCH THAT THERE ARE NO HUMPS OR DEPRESSIONS AND POSITIVE DRAINAGE OCCURS THROUGHGUT. THE TOP &' oF
ALL PLANTING BEDS SHALL BE CLEAN NATIVE SOIL, FREE OF ALL CONSTRUCTION DEBRIS AND RATIVE ROCKS OVER 4" [N DIAMETER. THE CONTRACTOR SHALL AMEND THE PLANTING BED OR PLANTING HOLES PER PLANS AND
SPECIFICATIONS. FINAL GRADE OF ALL PLANTERS (1E, MULCH SURFACE) SHALL BE FLUSH WiTH ADJACENT HARDSCAFE

8. SOIL TEST: CONTRACTOR SHALL PROVIDE SOIL TEST RESULTS FOR EXISTING SITE SOIL AS FOLLONS:
*»  ANALYSIS PACKAGE LTP.4 BY SUNLAND ANALYTICAL {‘1I6)DB\2 5551 {OAE).
. Tl:ar RESULTS SALL MELLTAE SOL SATURATION FIRCENT, SOIL TEXTURE, INFILTRATION RATE, pr, CORDUCTIVITY, WI‘& DIESOLVED SALTS, CATION CXCHANSY CAFAZITY, FOTASSIM, SODIUM, CALLIM, MASNEDLM,
SULFUR, CHLORIDE, BORON, COPPIR, o MA"E»\‘ESE ENK ¢ LIME REQUIREMINT 0R &TPIUM FEQUIRIMENT, SODLM ABSORFTION RATIO, ENCHANSEASLE SODLM FERCINT § ORSANG MATTCR, t‘\l..ﬂN@ HT*
RECOWENDATIONEI FOR SOIL AMENDMENT EASED ON ANALYSIS RESULTS,
*  CONTRAGTOR SHALL FOLLOW RECOMMENDATIONS OF SOIL TEST

INSTALL ALL PLANT MATERIALS AS PER DETAILS AND SCIL AND PLANT LAB REFORT. INFORMATION [N SOILS AND PLANT LAB REFORT SHALL PREVAIL OVER NOTES AND DETAILS,

9, IT I3 THE CONTRALTOR'S RESFONSIBILITY TO TOTAL AND CONFIRM ALL MATERIAL GUANTITIES, ITEMS GUANTITFIED BY AN AREA (LE, SQUARE FEET - SF, SGUARE YARD - 5Y) OR VOLUME (CUBIC FEET - CU FT, CUBIG YARD -
CU TD) SHALL BE CALCULATED AND CONFIRMED BY THE CONTRACTOR. THE GUANTITIES LISTED ON THE PLANT LIST ARE ESTIMATED, IN THE EVENT OF A DISCREPANCY BETWEEN THE TOTALS LISTED ON THE PLANT LIST AND
THE QUANTITY OF GRAPHIC PLANT SYMEOLS DEPICTED ON THE DRANINGS, THE GRAFHIC SYMBOLS SHALL PREVAIL,

10, S04, AMENDATNT, UNLESS OTHERWISE INDICATED BY THE SOIL TEST, SOIL AMENDMENT SHALL BE HUMUS COMPOSED OF TOPSOIL, BARK HMS, AND COMPOST. SUBMIT TO OMNER'S REPRESENTATIVE FOR APPROVAL.

Il. CONTRALTOR, iS5 RESFONSIELE FOR PROVIDING PLANT MATERIAL PER SYMBOLS AND SPACING INDICATED ON PLAN, SYMBOLS PREVAIL OVER NUMBERS ON PLANT LIST. NO PLANT OR MATERIAL SUBSTITUTIONS FROM THE
APPROVED PLANS WILL BE ACCEPTED MWITHOUT EXPRESSED WRITTEN CONSENT OF THE ORNER'S REPRESENTATIVE AND THE CARSON CITY PLANNNS DIVISIGH SEE SUBMITTALS.

2. ALL FLANTS NDT MEETING OR EXCEEDING REQUIREMENTS AND RECOMMENDATIONS OF THE LATEST EDITION OF THE ANSI 260 "AVERICAN STANDARD FOR NURSERY STOCK" BY THE AMERICAN ASSOCIATION OF
NURSERTMEN SHALL BE RE.ECTED., CONTRACTOR SHALL RECEIVE ON-SITE APPRAVAL OF PLANT MATERIAL BY OANER'S REPRESENTATIVE PRIOR TO PLANTING. FAILURE TO RECEIVE PRIOR APPROVAL MAY RESULT IN
RE.ECTION OF PLANT MATERIAL FOLLOWING INSTALLATION, THE OVNER'S REPRESENTATIVE RESERVES THE RIGHT TO INSPFECT AND EVALUATE FLANT MATERIAL THROUSHOUT THE CONSTRUCTION AND MAINTENANCE PERIOD.

2. ALL PLANTING BEDS SHALL RECEIVE TOP-DRESSING OF MACH AS FOLLOWS:

v A% s VTR Rofk - GSTALL 3% MIN, DIPTH OF RIVER ROCK OVER LANDSCAPE FAERIC. COBBLE USED ON THE SITE MST BE NASIED CLEAN FROH TO INSTALLATICN,
*  LANDISARE FADSIG - DUATT FRO-5 AEED SATRER (OAL), INSTALL N ASCORDANCE WTH MPES SPEC FEATIONS,
»  GRANILAS PHE-USTESINT = FOLLOWNG MULCH PLAGIMENT, AFFLY GRANLAS PRI-CHIRAUNT TO ALL PLANTING BED® FER M96'S SPTCIMGATIONS,

CRAIRV ATICNAAPPRIVALS/SUBMITTALS
14 CONTRALTOR 1S RESPONSIBLE FOR NOTIFYING OANER'S REPRESENTATIVE, A MINIMM OF 48 HOURS IN ADVARCE, FOR THE FOLLOWNG SITE OBSERVATIONS AND/OR MEETINGS:

A, PRECONSTRUCTION MEETING WITH ALL PARTIES

B. PLANT MATERIAL ON SITE, PRIOR TO INSTALLATION

C. FINAL PRO.ECT WALK-THROUGH

D. ADDITIONAL SiTE CBSERVATIONS AS DEEMED NECESSARY BY THE OANER'S REFRESENTATIVE AND/OR CONTRALTOR, CIVIL leNEé Trrd
DO NOT PLACE MULEH
IN BOTTOM OF Bhsl‘i

5. SUBMIT AMENDMENT AND MULCH SAMPLES TO OANER'S REFPRESENTATIVE FOR APFROVAL PRIOR TO INSTALLATION FAILURE TO COMPLY MAY RESULT IN RELECTION OF MALCH OR AMENDMENT FRIOR TO OR FOLLONING
INSTAI.LATION.

16, 1T IS THE RESPONSIBILITY OF THE CONTRAGTOR TO LOCATE AND PROVIDE FPLANT MATERIAL AS SPECIFIED ON THIS FLAN. THE CONTRACTOR MAY SUBMIT A REQUEST TO PROVIDE SUBSTITUTIONS FOR THE SPECIFIED
PLANT MATERIAL UNDER THE FOLLOWNG CONDITIONS:

A, ANY SUBSTITUTIONS PROPOSED SHALL BE SUBMITTED TO THE PROJECT OMNER'S REPRESENTATIVE AITHIN TWO WEEKS OF THE ANARD OF CONTRACT, SVBSTITUTIONS MUST MEET EQUIVALENT DESIGN AND FUNCTIONAL
GOALS OF THE ORIGINAL MATERIALS AS DETERMINED BY THE OXNER'S REPRESENTATIVE. ANY CHANGES MUST HAVE THE APPROVAL OF THE OFNER'S REFPRESENTATIVE
B. THE RECLUEST AILL BE ACCOMPANIED BY AT LEAST THREE NOTICES FROM PLANT MATERIAL SUPPLIERS THAT THE PLANT MATERIAL SPECIFIED IS NOT AVAILABLE AND WILL NOT BE AVAILABLE PRIOR TO CONSTRUCTION.

17, SUBMIT REGUIRED SOIL REPORT, AND SAMPLE OF PROPOSED SOIL. AMENDMENTS TO OMNER'S REPRESENTATIVE PRIOR TO INSTALLATION

18. RECORD (AS~EUILT) DRAMINGS: FOLLONING COMPLETION OF PROECT INSTALLATION, AND PRIOR TO FINAL APPROVAL, CONTRACTOR SHALL PREPARE AND SUBMIT RECORD DRANINGS DEPICTING A COMPLETE
LANDSCAPE AND IRRIGATION INSTALLATION. PROCURE FROM OANER FULL-SIZE SEPIAS OF CONTRACT DRANINGS. CONSTRICTION DRANNGS SHALL BE ON THE PROJECT SITE AT ALL TIMES DURING INSTALLATION.
CONTRALTOR SHALL MAKE A DAILY RECORD OF ALL WORK INSTALLED DURING EACH DAY. ACTUAL LOCATION OF TREES AND SHRUB EED& IRRIGATION VALVES, AND ALL iRRIGATION AND DRAINAGE PIFING SHALL BE SHOAN
ON THE PRINTS BY DIMENSIONS FROM EASILY IDENTIFIED PERMANENT FEATURES, SUCH AS EUILDING, CURES, FENCES, NALKS, OR PROFPERTY LINES, DRAWNGS SHALL SHOW MANUFACTURER'S NAME AND CATALOS NJMBER,
DRAWINGS SHALL BE TO SCALE  ALL INFORMATION NOTED ON TM= PRINT SHALL BE TRANSFERRED TO THE COPIES BY CONTRACTOR AND ALL INDICATIONS SHALL BE RECORDED IN A NEAT, ORDERLY KAY. THE RECORD
SEPIA SHALL BE TURNEL? OVER TO THE ONNER'S REPRESENTATI

GUARANTEES/ RAILANTT

20, ALL PLANTED AREAS SHALL BE MAINTAINED FOR A PERIOD OF SIXTY DAYS FOLLONING WRITTEN ACCEPTANCE BY OANER'S REPRESENTATIVE, LANDSCAPE CONTRACTOR WILL SUARANTEE ALL PLANT MATERIAL
(INCLUDING BUT NOT LIMITED TO TREES, SHRUBS, SROUNGCOVER, AND GRAZSES) FOR A FERIOD OF ONE FULL YEAR FOLLOAING FINAL ACCEFTANCE OF THE LANDSCAPE INSTALLATION BY THE ORNER'S AUTHORIZED
REPRESENTATIVE. N BIDDING AND |NSTALLING THE PLANT MATERIAL SPECIFIED ON TPESE PLANS, THE LANDSCAPE CONTRACTOR ASREES THAT THE PLANT MATERIAL SPECIFIED IS SUTABLE TO THE PROECT SITE,
FUR THE LANDSCAPE CONTRAGTOR ASREES TO HONOR THE WARRANTY AND, E&EéeARY REPLACE SPECIES WITH A MORE HARDY PLANT TYPE IF DEEMED NECESSARY DUE TO EXCESSIVE DIE OUT, |F THE 0OAK RIDGE DRIVE
LANDSCAPE CONTRACTOR DOES NOT BELIEVE CERTAIN PLART MATERIAL IS SUITABLE FOR THE SITE AND/OR 1TS MICRO-CLIMATES, THE LANDSCAPE CONTRALTOR SHALL REQUEST TO MAKE PLANT MATERIAL SUBSTITUTIONS IN

WRITING TO THE LANDSCAPE ARCHITEGT PRIOR TO THE START OF INSTALLATION. PROPOSED SUBSTITUTIONS WILL RESILT IN NO ADDED COST.

LANDSCAPE DATA

SITE AREA B2565 6F (140 ACRES]
LANDSCAPE AREA PROVIDED: 8245 &F
REES PROVIDED: 5
. 4 - PARKING AREA TREES (| PER (O PARKING
SPACES: 34)
. Il - STREET TREES (| FER 30 LINEAL FEET OF
STREET FRONTASE: 830 LF)

SHRUBS PROVIDED: 146

o) 30' 60’ 90'

Scale In Feet
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DRIP IRRIGATION LEGEND

HUNTER SiNGi, B STATION CONTROL
INSTALL PER MANUFACTURES RECOMMENDATIONS,
B/B" INCH AATER METER - VERIFY SIZE AND LOCATION PER CIVIL DNGS.

PER DETAIL(S),

LOW POINTS ALONG MAINLINE

ERASS GA]
MAINLINE,

X

VALVE |.D. - STATION &, VALVE SIZE, AND APPROX, 6PM,

FOR GRAPHIC CLARITY mmsmﬂm
HAYE BEEN SHOAN (N |\,
THE PAY AREAs AND SHALL BE

IRRIGATION SPECIFICATIONS

F; NODE-I0O, 9V BATTERY OPERATED CONTROLLER,

3/4" REDUCED PRESSURE TYFE BACKFLOW PREVENTER: WILKENS 915XL (OAE).

il 3/4" BRASS GATE VALVE. (GRINNELL OR OAE) INSTALL AT ALL

MAINLINE: " INCH SCH, 40 PVC INSTALL AT 24 INCH MINIMUM DEPTH

1P TRIBUT 3/4" RAIN BIRD XB5-BLACK STRIPE TUBING IRRIGATION
TUBING WITH RAIN BIRD MDCFCAF' REMOVABLE FLUSH CAP,

SLEEVES; ALL IRRIGATION SLEEVES UNDER STREETS AND DRIVEAAYS SHALL BE 4 INCH
MINIMUM SCH. 40 PVC. SLEEVES FOR DRIP TUBING UNDER SIDEWALKS MAY BE 2 INCH
MINIMUM SCH. 40, PROVIDE ONE SLEEVE PER PIPE AND ONE SLEEVE FOR WIRING.

YALYE | (NOT SHOAN): ALL VALVES SHALL BE LOCATED IN RAIN BIRD PVB
PROFESSIONAL SERIES VALVE BOXES PER DETAILS. NOTE: ANY BOXES LOCATED IN
EAVED ARSAS (IF NEEDoD) SHALL BE TRAFFIC RATED CONCRETE

AlYEr GRINNELL (OAE) FOR MAINLINE ISOLATION. SAME SIZE AS

ERIF VALVE ASSOMELT)
FLOWS UP TO 3 GPM INSTALL RAIN BIRD XCZ-LF-IOO-PRF LON FLOW DRIP KIT,
FLOWS FROM 3-20 G6PM INSTALL RAIN BIRD XCZ-FRB-I00-COM DRIP KIT.

@ik COUFLER RAIN BIRD 44-LRC, PROVIDE OANER WITH TWO VALVE KEY‘.E (RAIN BIRD
44-K). NOT SHOWN ON PLAN, INSTALL UPSTREAM OF DRIF VALVE ASSEMBLY (TYP.)

4|

EMITTER SCHEDULE DESIGN PRESSURE NOTE:
DECIDUCUS TREES ASSUMED AVAILABLE WATER PRESSURE AT POLC. IS 65 P,
(4) RAIN BIRD XERI-BUG 2 GPH EMITTERS ASSUMED FLOW IS & 6PM @ 5 FPS. CONTRACTOR TO VERIFY PRIOR

EVERGEEEN TREES
(4) RAIN BIRD XERI-BUG 2 GPH EMITTERS

(2) RAIN BIRD XERI-BUG | GPH EMITTERS

"\

TO SYSTEM INSTALLATION, FUTURE PRESSURES MAY VARY DUE TO
NEW DEVELOPMENT AND/OR OTHER UNFORESEEN CIRCUMSTANCES.
LANDSCAPE ARCHITECT SHALL BEAR NO RESFPONSIBILITY FOR
FUTURE DEVIATIONS IN PRESSURE AND ANY RESULTING EFFECTS ON
THE FERFORMANCE OF THE IRRIGATION SYSTEM.

IRRIGATION MAINLINES ARE SHOWN IN STREET/PAVED AREAS FOR
GRAPHIC CLARITY ONLY WHERE POSSIBLE, ALL IRRIGATION
COMPONENTS SHALL BE LOCATED IN PLANTING BEDS.

GENERAL

l. PLAN 19 DIAGRAMMATIC ONLY, FiNAL LOCATION OF LINES AND HEADS SHALL BE DETERMINED IN THE FIELD AND APPROVED BY THE ONNER'S REPRESENTATIVE, LINES SHALL BE IN A COMMON TRENCH W-EREVER
FPOSSIBLE, THE POINT-OF-CONNECTION SHALL BE AS INDICATED ON THE FLAN,

2 THE CONTRAGTOR SHALL VERIFY EXISTING SITE CONDITIONS AND ENSURE THAT ALL LOCAL CODES ARE MET.
5. THE CONTRACTOR SHALL APPLY AND PAT FOR ALL PERMITS REQUIRED FOR INSTALLATION OF THE IRRIGATION SYSTEM AS DEPICTED ON THESE PLANS,

CONTRACTOR SHALL VERIFY AVAILABLE FLOW AND PRESSURE DOANSTREAM FROM THE POINT-W-CO\.‘ECTION PRIOR TO SYSTEM INSTALLATION. CONTRALTOR SHALL NOTIFY OANER'S REPRESENTATIVE IMMEDIATELY IF
AVAILABLE FLON |5 LESS THAN REQUIRED TO RUN THE LARGEST ZONE. CONTRACTOR SHALL NOT PROCEED ANY FURTHER WITH INSTALLATION OF THE SYSTEM UNTIL NECESSARY DESIGN REVISIONS HAVE BEEN DETERMINED BY
OANER'S REPRESENTATIVE.

5, THE CONTRAGCTOR SHALL NOT RILLFULLY INSTALL THE SPRINKLER STSTEM AS SHOWN ON THE DRANINGS WHEN (T IS OBVIOUS IN THE FIELD THAT UNKNOAN OBSTRUCTIONS OR DIFFERENCES IN DIMENSIONS EXiST THAT MIGHT
HAVYE BEEN UNKROKWN DURING ENGINEERING, SUCH OBSTRUCTIONS SHALL BE BROUGHT TO THE ATTENTION OF THE OMNER'S AUTHORIZED REPRESENTATIVE, IN THE EVENT THIS NOTIFICATION 1S NOT FERFORMED, THE
CONTRACTOR SHALL ASEUME FULL RESPONSIBILITY FOR ANY REVISIONS RECESSARY AT NO ADDITIONAL COST TO OANER.

6, ALL SPRINKLER EGUIPMENT NOT OTHERWISE DETAILED OR SPECIFIED SHALL BE INSTALLED PER MANUFACTURER'S RECOMMENDATIONS AND SPECIFICATIONS,

7. CONTRACTOR SHALL COORDINATE THE INSTALLATION OF ALL SPRINKLER MATERIALS, INCLUDING PIPE, AITH THE LANDSCAPE DRANINGS TO AVOID INTERFERING WITH THE PLANTING OF TREES, SHRUBS, OR OTHER PLANTINGS.
B. ALL VALVES ARE TO BE LOCATED IN PLANTING AREAS AREREVER POSSIBLE,

4 ALl CLECTRICAL WRE FROM CONTROLLER TO VALVES SHALL BE 12 6AUGE UL DIRECT BURIAL OR LARGER AS REQUIRED BY LENGTH PER MANUFACTURER'S SPECIFICATIONS.

10, BACKFILL FOR TRENCHING SHALL BE COMFALTED TC A DRY DENSITY EGUAL TO THE UNDISTURBED ADJACENT SOIL AND SHALL CONFORM TO ADJACENT GRADES NITHOUT DIFS, RAMPS, OR OTHER IRREGULARITIES,

Il. A MINIMIM OF THO WORKINS DATS PRIOR TO PERFORMING ANY DIGGING, CALL UNDERSROUND SERVICE ALERT AT 1-200-227-2600 FOR INFORMATION ON THE LOCATION OF NATURAL GAS LINES, ELECTRICAL CABLES,
TELEFHONE CABLES, ETG,

2. CONTRACTOR AGREES THAT, IN ACCORDANCE WTH GERERALLY ACCEPTED CONSTRUCTION PRAGY‘CES CONTRACTOR MILL BE REGURED TO ASSUME SOLE AND COMPLETE RESPONSIBILITY FOR JOB SITE CONDITIONS
DURING THE COLRSE OF GONﬁTﬁJCTlON OF ThE PRO.ECT, INCLUDING SAFETY OF ALL PERSONS AND PROPERTY THIS REQUIREMENT SHALL APPLY CONTINJOUSLY AND SHALL NOT BE LIMITED TG NORMAL WORKING HOURS.

1B, INSTALL ALL PIPE AND CONTROL WIRES IN LANDSCAPE BEDS AND IN COMMON TRENCHES WHEREVER POSSIBLE.

|4, INSTALL ALL PIPE AND CONTROL WIRE, KHICH RUNS UNDER PAVING, WITHIN SCH. 40 PVC SLEEVES 3" DIA, MINMH SIZE AS REQUIRED TO ALLOA INSTALLATION WTHOUT BINDING. PROVIDE (I} SLEEVE PER PIPE  PROVIDE
SEPARATE SLEEVES FOR WRE

15, CONTRACTOR SHALL BE RESPONSIBLE TO FPROVIDE FOR COMPLETE DRAINASE OF THE MAINLINES BY INSTALLING MANUAL DRAINS AS INDICATED ON PLAN AND AT ALL SYSTEM LOW POINTS,
FLUSHING AND TESTING
6. PIPNG SHALL BE COMPLETELY FLUSHED OF FOREIGN PARTICLES BEFORE ATTACHING IRRIGATION COMPONENTS AND DRAIN VALVES,

17. AFTER FLUSHING, AND WHEN ALL VALVES AND GUICK COUPLERS ARE IN FLACE, ALL MAIN SUPPLY LINES SHALL BE TESTED AT 100 POUNDS PER SGUARE INCH (100 PSI) WITH VALVES CLOSED MAINTAIN PRESEURE FOR A
PERIOD OF NOT LESS THAN (4) CONSECUTIVE HOLRS. ALL OINTS SHOWNG LEAKS SHALL BE CLEANED, REMADE, AND TESTED

18, AFTER FLUSHING, LATERAL PIFES SHALL B2 TESTED WITH RISERS GAPFED AND DRAIN VALVES CLOSED, THE TEST SHALL BE MADE AT MAXIMUM OFERATING FRESSURE FOR A PERIOD OF NOT LESS THAN (1) HOLR, ALL
JOINTS SHOAING LEAKS SHALL BE CLEANED, REMADE, AND TESTED. ALL TESTING SHALL BE DONE IN THE PRESENCE OF THE OANSR'S REPRESENTATIVE PRIOR TQ BACKFILLING CVER PIPING.

9. OPERATIONAL TESTING: PERFORM OFPERATIONAL TESTING AFTER HYDROSTATIC TESTING 15 COMPLETED, DEMONSTRATE TO THE OANER'S REPRESENTATIVE THAT THE SYSTEM MEETS COVERAGE REGUIREMENTS (I00%) AND
THAT AUTOMATIC CONTROLS FUNCTION PROFERLY.

SUBMITTALS

20, MATERIALS LIST: WITHIN (I5) DAYS AFTER ANARD OF CONTRACT, SLBMIT TO OANER'S REPRESENTATIVE (3) COPIES OF A COMPLETE MATERIAL LIST (PARTIAL LIST NOT ACCEPTABLE) OF ALL MATERIALS TO BE USED ON
THE PROEGT, SPECIFYING MANUFACTURER, 6RADE, TRADE NAME, CATALOG NUMBER, SIZE, ETC. TH'S SHALL IN NO NAY BE CONSTRED AS ALLONING A SUBSTITUTION FOR ANY ITEM SPECIFIED ON THE PLANS. EQJIPMENT OR
MATERIALS INSTALLED OR FURNISHED WITHOUT THE PRIOR WRITTEN APPROVAL OF THE OANER'S REPRESENTATIVE MAY BE REECTED AND THE CONTRAGTOR REQUIRED TO REMOVE THE MATERIALS AT HIS OAN EXPTENSE,

(NSTALLATION AND PERFORMANCE OF AFPROVED SUBSTITUTIONS ARE THE CONTRACTORS RESPONSIBILITY. ANY CHANSES REGUIRED FOR INSTALLATION OF ANT APPROVED SUBSTITUTION MUST BE MADE TO THE
SATISFACTION OF THE OPNER'S REPRESENTATIVE AITHOUT ADDITIONAL COST TO OMNER.

21. PRIOR TO STSTEM INSTALLATION CONTRACTOR SHALL VERIFY AND SUBMIT TO OANER'S REPRESENTATIVE IN ARITING, AVAILABLE FLON AND PRESSURE AT POINT-OF-CONNZLTION AS DESCRIBED IN SPECIFICATION *4
ABOVE

22, COMPLETE WARRANTY CARDS FOR AUTOMATIC CONTROLLER AND OTHER IRRIGATION MATERIAL (CONTROLLER KETS, ETC.) SHALL BE DELIVERED TO OMNER,
23. CONTRALTOR SHALL PREPARE AND ISSUE TO THE CANER (AT COMPLETION OF THE INSTALLATION) AN ANNUAL CHART INDICATING LOCATION, OPERATING DATES, CYCLES, ARD TIME FOR EACH ZONE

24, ASBUILT IRRIGATION DRAKINGS: CONTRACTOR SHALL FURNISH ASBUILTS OF THE COMPLETE IRRIGATION SYSTEM. PROCURE FROM OWNER S REPRESENTATIVE FULL-S!ZED SEPIAS OF CONTRACT DRANINGS, CONSTRUCTION
DRAAI SHALL BE ON THE CONSTRUCTION SITE AT ALL TIMES MHILE THE IRRISATION SYSTEM IS BEING INSTALLED CONTRACTOR SHALL MAKE A DAILY RECORD OF ALL WORK INSTALLED TURING EACH DAY ACTUAL
LOCATION OF VALYES AND ALL IRRIGATION AND DRAINAGE PIPING SHALL BE SHOAN ON THE PRINTS BT DIMENSIONS FROM EASILY IDENTIFIED PERMANENT FEATURES, SUCH AS BUILDINSS, CURES, FENCES, NALKS OR
PROPERTY LINES, DRANINGS SHALL SHOW APPROVED MANUFACTURER'S NAME AND CATALOS NMBER. THE PRANINGS SHALL BE TO SCALE AND ALL INDICATIONS SHALL BE NEAT. ALL INFORMATION NOTED ON THE PRINT
SHALL BE TRANSERRED TO THE COPIES BY CONTRACTOR AND ALL INDICATIONS SHALL BE RECORDED N A NEAT, ORDERLY HNAY. THE RECORD SEPIA SHALL BE TURNED OVER TO THE OANER'S REPRESENTATIVE AT OR
BEFORE FIRAL ACCEFTANCE/AFPPROVAL OF THE PROECT.

GUARANTEEARINAL ACCEPTANCE

25 CONTRACTOR SHALL UNCONDITIONALLY GUARANTEE THE iRRIGATION SYSTEM FOR A FERICD OF ONE TEAR FROM THE DATE OF FINAL ACCEFTANCE. MANFACTURER WARRANTIES SHALL ONLY EXCEED THIS GUARANTEE
AND CONTRACTOR SHALL BE LIABLE FOR REPAIRS/REPLACEMENT OF FAILED MATERIAL/NORKMANSH!

MAINTENANCE

26, AFTER STSTEM |5 INSTALLED AND AFFROVED, INSTRUCT OANER'S DESIGNATED PERSONNEL IN COMPLETE OFPERATION AND MAINTENANCE PROCIDURES, DRAIN ENTIRE SYSTEM AT END OF FIRST RATERING SEASCON
FOLLOAING INGTALLATION. TRAIN ONNER'S DESIGNATED PERSONNEL BY HAVING THEM ASSIST IN AINTERIZING PROCEDURE
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lo- 1A ROND BOX SET AT SRAGE © f
LOCKING INSUATED BLANKET %Lq?@%)m A|0N :‘.9 3 | =]
SATION® PLANTINS DEPTH: TOP OF STRUCTURAL (FLARED) ¥ e E |
FQRN';"TE"ZA“ON (REMOVE FLLSH W 6RADE ROOT SYSTEM TO B2 |" ABOVE FINSH GRADE. E alars i
UBE THO FLLL TURNS OF TIFLON TAPE oreer i Fay | TOVIOE H 'gg 2
ON ALL THREADED JOINTS, (TYP) . o> 3" CLEARANCE Pcrl - o7ES z
LISTED REDUCED PRESSURE ADS SLEEVE . , EVERSRE &
o prath S i+ e e RS I e, e
. 2 - ! s .2
30" MIN. PIPE S o "sawggwn BY THE AATER KFILL AND &' APART, LEAVE 2' CLEAR 1 3 ggg s|o
DEFTH —_— i ot ARGAD FIFE ON ALL SIDES, 'STAKE TO IMMOBILIZE ROOT BALL, B mgg S .,
18-24" COILED WIRE MAMUAL SHUT BRASS OR COPPER PIPE AND SPPCo SA (2 6A. SALV. HIRE - NRAF ARCIND ) iig <y
VALVE. \B/RAtss giuns ELBOW SIZED TO BACKFLOW BACKFILL STAKE TO SECLRE, 1 ; 3 &
6LOBE VALVE SIZED .
——————— WATERFROOF CONESTERS (2) e AS MAR RS FREVENTER BOTH BiDEY) 6" ADS BLEEVE 6° ML VERTIcATICLERR BaTEey (2) STAKES TO BE &' X 2° X 2" PRESSURE TREATED HOOD STAKES o je 8
NOPE-I00 ST (NON-FERFORATED) ALOKS TRINK =~ DRIVEN 2 hT0 NOISTIREED, RATIVE soll CUTSIDE oF RoOTBALL i @ |5 &k
- (PLACE PERPENDICULAR TO PREVAILING WIND). GUT STAKES To T
F— TEFTH WATER TO DRAIN AWAT FROM TOP OF UNIFORM HEIGHT. STAKE HEIGHT § PLACEMENT SHALL NOT CREATE 2 i, = 4.3
DEECTASLE STRUGTURAL (FLARED) ROGT SYSTEM _\ INTERFERENCE HITH BRANCHES 3 & 4
)~ DRIP VALVE cEE DETAIL =4 24" M, ABOVE MAINLINE T e e e it e o =y CLEANED 4 WASHED ROCK MILCH SHALL BE FLACED = k]
OVER COMMERCIAL GRADE PERMEABLE LANDSCAPE = 3%
MANSUAL DRAN VALVE - (BARK MULCH TO COVER SOIL BERM AND - B 2
- CHAMPION B/4° MOEL 100 oot on s ARy, FABRIC FABRIC TO BE SLIT AT BASE OF TREE I” ON EACH v B8
.,f&.hi ) o PRAGS LN P o Cah SIDE OF TRNK TO ALLOA FOR TRUNK DIAMETER GRONTH, QJ; X
RISING STEM § 90° N | 2 §
)L ;{.-:‘. ‘]{. ; P INSTALL 182U, WATER SoLLBLE " ——_— - 3
SN gl; e ScHuB0 NIFFLE FERTILIZER. PLACE 6 GUTSIDE 4 2° WECH O TURE €M P L r—lo &
o3 BELOW TOP OF ROCTBALL. SEE GEMERAL SCARTT PLANTING ANIIA TO A MY 8 » 10" DEPTHS 4
] LANDSCAFE NOTES FOR GUANTITY, el By
" — i e e SRS s o S
a BACKFILL MATERIAL TO BE SCREENED, FREE OF ROCKS |
BRASS INLINE WALVE JoTH FOR INSTALLATIONS OF 1-1/2* T0 2" DRAINS SHALL HAVE e RG SCHEa = LARSER THAN I AND MOISTERED BEFORE INSTALLATION = 1T @
RUBBER SEAT AND SCil 80 112 9/4* DRAIN ROCK. 3° NOTCH FOR MANJAL MIN 24 B \ ScARPY BOTIGH OF PLANTUS T 10 &~ DT Rt A8 - g
- PIPE 51225, USE CONCRETE THRUST AN : & (BACKFILL MIX - B/4 FAST NATIVE SOIL AND 1/4 PART ROETBALL Do, ]
do* STREET £ WITH FEMALE BLOCKS | €U FT. MINIMUM. FOR. FOR 3/4"-" PIPE, DRAIN “CHAMPION' W/ i B GFEEr(szxz)oF APPROVED TOP SOIL MIX OR SOIL CONDITIONER), B R bl c,) e
T (= WHECEEE INSTALLATIONS GREATER THAN 2" LEE 2 cu, P ST ELL SLEEVE DETAILL 3/4" DRAIN ROCK (MINIMUM) THOROUGHLY BLEND FRIGR TO PLAGEMENT RESTRGTIVE LATER AN PROVIDE SUrTCIENT DRAINASE. |— 8
KING* RED MAIN LINE DRAIN Mt NDICATE THE APPROPRIAE FOR I-I/2"-2" PIPE, , 3
@ HUNTER NODE-100 CONTROLLER R EVALENT TRSTBLOCK o PrEsTopE  VSEECUFT NOTE: INSTALL AT ISLE PR MARACTURER'S 6l 3
CLAMPED TO BLOCKS, LOW POINTS IN MA|N LINE SF'EGG|6AT|O\$ I KEMO\IE NURSERY STAKES, TAINE, FLAGGING & TAGS FROM CROMN, TRING NCHES, LEAVE ONLY SPECIES ID TAS. Y - TREES MUST f— m
d STAND UFRIGHT 10 B0 ACCEPTABLE, S25 NIRSERT STOCK GUALITY STANDARDS. AL TREES SHALL B8 STAKED S0 A8 16 REMAN tRenT z
AND PLUMB FOLLOMING INSTALLATION, a| =1
2. SOIL MIXTURE TO BE 3 PARTS EXISTING SOIL 4 | PART MPORTED TOF SOIL MiX OR SOIL. CORDITIONER. a
@ REDUCED PRESSURE TYPE BFP [o MANUAL DRAIN VALVE ] B ROV DAMACED A D - D N RO (A LR | .-
% TOF O ROOT BALLY 10 BRI+ ABOVE EXISTING GRADE - D NATIE LOL TO BE PLACED ON TOF OF ROOT BALL.
5. GRADE WATERING BASIN SUCH THAT NATER COLLECTS AT EDEE OF ROOT BALL, NOT AT TRUNK.
6. -monwsm MTE:P my&r PLANTING,
BACKF TERED 7. REMOVE ALL BLRLAP, THINE, BASKETS OR CONTAINERS FORM ROOTBALL AND DO NOT DISTURB ROOT BALL FOR ALL TREES § SHRUBS.
N-AT|'VEILEL0.;0K EFER‘;A”K, OOD?.;':‘CTED 8. [F UNSTABLE ROOT BALLS ARE ENCONTERED CALL CARSON CITY URBAN FORESTER FOR PLANTING DIRECTION.
LS8 KNS TECHNOLOGY ONE STEP. CONNECTORS TO 90% RELATIVE COMPACTION, * TOP OF ROOT BALL IS DEFIKED AS THE LOCATION OF THE UPPERMOST LATERAL RGOT NOT THE SOIL LEVEL IN THE FLANT CONTAINER.
;ﬁ‘“m bR S AND FLUSH ## REFER TO LANDECAPE GENERAL NOTES FOR PLAKTS STOCK GUALITY REGUIREMENTS AND ADDITIONAL PLANTING REGUHREMENTS,
N i ' BACKFILL TO BE APPROVED SCREENED —=
I' TO 2/4" ADAPTER
B A B AL PR L EXSTINS NATIVE SO FREE oF ROCKS
CONTINJOUS DETECTABLE
CARSGN 1970 13-i0 13x20° WHBOLT DOMN LiD WARNING TAPE TO BE BURIED
VALVE 1D, TAS (GR EGUY) BOX 0 B LEVEL N3 FLUEH FIT 12" OVER PYC LINES § @ EVERGREEN TREE PLANTING NOT TO SCALE
GRADE N TURE, OR 2° ABOVE GRADE N 5D CONTROL WIRES,
TERAL L 10 BE A pav| 8
i g o L o ORISINAL NURSERY STAKES TO BE
SCH, 80 BALL VALVE BEH 40 ING, F
SAND BAZKFILL ON ALL SIDES O FIFE. ZE“WED TREETP:):;TW UPRIGHT 3
SCH 80 PVC KPPLE, _ UT SR il " RUBBER HOSE WITH (2 6A, 6ALY, NIRE INSIDE OR 3
SIZE AS REGUIRED. CONTINGOUS DETECTABLD MAINLINET TO BE 24" MIN DEPTH SCH 40 APPROVED EGUAL- FLACE ABOVE FIRST SET OF LIMBS 2
el PARNNG TAPE 127 PYG. 3" MM SAND BAZKFILL ALL SIDES oAl reRiDECiBUCUS) AND 6" APART, LEAVE 2" CLEAR BETREEN TRUNK § HOSE
Sl CONTROL WIRES ¢ MAIN LiNEs: el ON ALL SIDES 'STAKE TO IMHOBILIZE ROOT BALL.
gonTRoL ms 1o e
- BLRITD SI0E-B-5) 12 SA. GALY. WIRE -~ NRAF AROUND STAKE TO SECURE.
PVC SLH 40 4LIP 4 ] — 18" 5CH. 20 NPPLE £, 2" FROM MAINLINE PLANTING DEFTH TOP OF STRUCTURAL
THREAD COLER PVE 5CH BO NIPPLE @ ELBOW, | AND TAFED AT I5' 0.C. (FLARED) ROOT SYSTEM TO BZ 1° ABOVE FIN'SH (2) STAKES TO BE &' X 2° X 2" FRESSURE TREATED WOOD STAKES
b SAVE SIZE AS VALVE 24% DEPTH WITH GRADE. DIRECT SRAFT POINT AWAY FROM PRIVEN 2' INTO UNDISTURBED NATIVE SOIL GUTSIDE OF ROOTBALL
A D DIRECT SOUTH OR MEST ELN, (PLACE FERFENDICULAR TO FREVAILING FEND). CUT STAKES TO
MAIN LINE PV SCH. 40 MINMM ! \ UNFORM HEISHT, STAKE ZISHT ¢ FLAGEMENT SHALL NOT CREATE
2/4" FOLYFLEX L OEPTH 247 6" MIN. VERTICAL CLEAR BETHL __ INTERS TH BRANCHES
TUBING - RAIN BIRD &Y PTS. ALONS TRUNG . N
NI \\ - 3 M:N.D?:MATE?JNSEASME DiA ARGUND TREE TR, o
AWIRING TO BE LAID IN MA\N LiNE —ALL FLASTIC PiFNG T0 B2 WATER TO DRAIN ANAY FROM TOP OF o FiLL w 4* & KEEP MALCH 4° FROM TRNC -
BOX VALYE S PIedaDTAED SOC. N STRICTURAL (FLARED) ROOT SYSTEM CLEANED 4 WASHED ROCK MULCH SHALL BE PLACED ]
EXTENSIONG AT ] _,oc«lam' ABOVE CONTROL 20 COMPAGTED BERM/ 86" DIAMETER MMMUM i OVER COMMERCIAL GRADE PERMEABLE LANDSCAPE - |.|.| =
s FLANTER BEDS FOR DEEP WATERING BASIN, [BASE —— FABRIC, FABRIC TO BE SLIT AT BASE OF TREE I* ON EACH 0 c
PRESERE RESUATOR MILCH TO GOVER SOIL AND HATER BASIN - SIDE OF TRUNK TO ALLOA FOR TRNK DIAMETER GROWTH, > o
B* PN M BED OF NO LANDSCAPE FABRIC) i MACH OR TURF GRASS FER PLAN o= E
HYE STRANER W DRAIN VALVE, MAMIAL ———— SCH, BO UNION (TYP CRAN ROCK ' MINIMUM HORIZONTAL, SCARIFY PLANTING AREA TO A MIN, 8" - 10" DEPTH c m
FLUSH VALVE 4 155 MasH SCREEN BOTH £4DE5 OF SEPARATION BETREEN PIPES INSTALL | BEU, MATER SCLUBLE BASSITABLETS o [}
Vv, STARTER fLANT FERTILIZER. PLACE 6% OUTSIDE & SCARIFY SID= EDGES OF PLANT HOLE OF 9 n 0
NUAL FLUSH VALVE WITH- . 2°-3' BELOA TOP OF ROCTBALL. SEE PLANTINS PIT - HOLE DEFTH TO BE SAME e -
Vi G2 WeH ELEARANCE TIE A SURPLUS 86° LOGP IN ALL WIRING LANDSCAPE NOTES FOR GUANTITY. AS DEPTH OF ORIGINAL PLANT CONTAINER. o 1}
AT BASE AT CHANGES OF DIRECTION GREATER o w 4
THAN 20°. UNTIE ALL LOOPS AFTER ALL .
CONNECTIONS HAVE BEEN MADE. BACKFILL MATERIAL TO BE SCREENED, FREE OF ROCKS: e L T - []
LARSER THAN I AND MOISTENED BEFORE INSTALLATION FLANT HOLE TO BE RESTRICTIVE LAYER AND PROVIDE SUFFICIENT DRAINAGE el n
(BACKFILL MIX - B/4 PART NATIVE SOIL AND I/4 PART MK 3 TeES -
@ DRIP VALVE ASSEMBLY APPROVED Tom 0L X OR SO CoADMONSR, RecmaL i O «
NOTE: DETAILS ARE NOT TO SCALE e TRENCH DETAIL/CONTROLLER WIRING THOROUGHLY BLEND PRICR TO PLAGEMENT. — NDISTUPBED ROOT BALL o -
NOTES. o m (o]
I.” EEMoVE AL RRSERY STAKES, TN TLASGAGS § TAGS FSOM CROAK TRAK § BRANGICD, LEAVE OALY BECIES (D TAS ¢4 - TREES HisT Q '
DRi® EMITTER AS SFECIFIED STARD UPRIGHT 7O BZ MCCEPTABLE, S0 NRIIRY 100K CUALITY STANDARDS. ALL TREES SHALL BE STAKED SO AS T0 REMAIN UFRIGHT (V] !
AND A8 Fol Lonile HSTALLATIGU 0 [
; 2. TREES W APPROPRIATE TRNK T) WL BE ACCEPTED IE. LARSER CAL. AT BASE AND SMALLER CAL, AT THE FIRST BRANCH,
— THIZ OR SHRUB 10" DIAVETER ROUND VALVE BOX 2. SOIL MIXTURE TO BE 8 PARTS Exlane oL a | PAQT IMPORTED TOP SOIL MIX OR SOIL ooNDm 0 < 2
SET AT GRADE GARSON dl0-12 4, REMOVE DAMASED BRANGHES - DO NOT REMOVE CENTRAL LEADER OR ANY LONER. BRANCHE o —
VALVEE BOX FLISH 1V BOX W/ BOLT DOWN LID. LI PYG PR LiNe PrROviDE 5 P OF ROOT BALLY 10 BE 1+ ABOVE EXISTING SRADE. - N NATWE SOIL 16 BE PLACKD, 6N 10 OF ROOT BALL o [1}]
I ERATE LABELED 'D", ] ENOUGH SLACK 50 & GRADE NATERAG BASI( SIcH THAT FATER COLLESTS AT EDSE OF ROOT BALL, NOT AT TN c
CAN B CUTSIDE oF Box. . o PATER | ¥ AFTER MLA ©
FiN, B. ORIENT GRAFT UNION TO FACE NORTH.
& FEMOVE ALL BURLA TANS, NRE BASKETS OR CONTAIICRS FORM ROCTBALL AND DO KOT DISTUSB ROOT BALL FOR ALL TREES & SRS, -1
10. IF INSTABLE ROOT BALLS ARE ENCQUNTERED CALL CARSON GITY URBAN FORESTER FOR PLANTING DIRECTION.
'r_ * TOP OF ROOT BALL IS DEFINED AS THE LOCATION OF THE UPFERMOST LATERAL ROOT NQT THE SOIL LEVEL IN THE PLANT CONTAINER.
S = ¢ REFER TO LANDSCAPE GENERAL NOTES FOR PLANTS STOCK GUALITY REGUIREMENTS AND ADDITIONAL PLANTING REGUIREMENTS,
5
PRSI t, ekl FLUSHING END PLUS FEFCO
KBRS b eetee DECIDUOUS TREE PLANTING NOT TO SCALE >
=] l3 = T22IFRVICRIEGUAL /4" GRAVEL 6" DETP g
1 1.5, OR 13 GALLON PLANT SIZE é
(@ FLUSHING ENDPLUG | £
" . ! .
e N T AR e PLANT TOF OF STRUGTURAL (FLARED) e e e e L No.| Revisien Date
e I LR e R = ROOT STSTEM ONE INCH (1) ABOVE
NOTES: e GATE VALVE FINISH 6RADE
S' COMPAGTED BERM 24" DIAMETER MINIMM IN
. LOCATE EMITTERS AT SOIL SURFAGE MIDRAY BETAEEN ROGTBALL AND PLANTER BEDS. (BARK MLCH TO COVER SOIL BERH
EDSE OF WATERING BASIN. Pl o Nt ca wCoy AND FILL NATER BASIN - NG LAKDSGAPE FABRIC)
2, SALLONASE PER IRRISATION LESEND. CLEANED 4 WASHED ROCK MULCH
CARESON IO SERIES 10" PLACED GVER COMMERCIAL GRADE PMABLE
ROUND WBOLT DORN e Zanlina g
@ DRIPEMITTER INSTALLATION RO WEOLT DO SCARIFY PLANTING ASEA T0 A MN. B
BE LEVEL AND FLUSH 8"-10" DEFTH (AS REGUIRED) FAEH OR NATURAL SRADE
PITH &RADE IN TURF, SCARIFY SIES OF FLANTING FIT
OR 2 ABOVE GRADE BACKTILL MATERIAL TO BE SCREENED, FRE= OF ROCKS
! - IN SHRUB BEDS LARGER THAN |° AND MOISTENED BEFORE INSTALLATION IRGTALL | BRL. WATER SOLUBLE BASSTABLE
LS THO MLLL TURNS oF / (BACKFILL MIX - 3/4 PART NATIVE SOIL AND 1/4 PART B A A T e
B BUG CAP TEFLON TAPE ON ALL Ln s, APPROVED TOP SOIL MIX OR. SOIL CONDITIONER). BELOW TOP OF ROOTBALL SEE GENERAL LANDSCAPE
\( N " pr— THREADED JOINTS 2 piEGE BRASS THORCUGHLY BLEND PRIOR TO PLAGEMENT, NOTES FOR GUANTITY.
By 4° M, rmu ~ N B .
UNDISTURDID ROOT BALL
ALTERNATE - esws oy} o EQUIV) SCARIFY BOTTOM OF PLANTING FIT TO 6° DEPTH CR AS
TUBING BRAMH\ I* PVC SCH, BO NIPFLE REGUIRED NECESSARY TO BREAK THROUSH ANY RESTRICTIVE PLANTING PIT TO BE 3X DIAMETER OF ROOTBALL LA No:  601-501-01-16
L ATOUT FLusHNG BN LAYER AND PROVIDE SUFFICIENT DRAINASE SROME DEFTH AS A HOGTDALL AFTER Exbos SolL (5
PLUET REMOVED ¢ TOP OF THE ROOT CROMN IDENTIFIED Desigroch 655
- = (2) 90" MARLEX ELL —
NOTES, Y
— EMITTER IN « R
i DRIP MAIN I PV SCH B8O NIPPLE I REMOVE ALL BURLAF, TANE, WRE BASKETS OR CONTAINERS FROM ROOTBALL AND DO NOT DISTURE ROOTBALL, AD Fo L-SOTS0Y-0t
COUPLER WTH 2. SOIL MIXTURE TO BE THREE PARTS EXISTING 50/l ¢ ONE PART AFFROVED IMFORT TOPSOIL MIX OR SOIL CONDITIONER.
MAIN LINE PG —am STAINLESS STEEL CLAMP 3. NATIVE BACKFILL MATCRIAL To BE SCREDIED FREE OF ROCKS LARSER THAN I* 4 MOISTENED BERORE MSTALLATION Doter | 2/ant
EMITTER MAIN (-5TRIP) SIZE MAfy= SCH 40 OR AS 4. PLANTING PIT TO BE BX THE DIAMETER OF THE ROOTBALL AND THE SAME DEPTH ROOTBALL AFTER EXCESS SOIL 15 REMOVED AND THE
INGIGATED ON FLAN BURY 4* MIN SPECIFIED ON s 8CH 40,90° TX T TOP OF THE ROOT CROMN IDENTIFIED,
FLANS AT 24° Shest
TrES MINMM DEPTH 7% REFER TO LANDSCAPE GENERAL NOTES FOR PLANTS STOCK GUALITY REGUIREMENTS AND ADDITIONAL PLANTING REQUIREMENTS,
(@ oriPEMITTER LAYOUT | (@ auick couPLING VALVE | (@® notusep | i R L?
[={
@ SHRUB PLANTING NoT T0 SGALE 1ho




Owner Malntanance Agreement

Alk ing, imigation and ing shall be alal times o conform lo the

of D Dhslon 3 L end relaled
equipment Including, bul nol limlled 1o, rees, shrubs, plants, screens, walkways, benches,
fountalns and krigatlon syslems shall be malntalned by Ihe present or subsequenl owner of Lhe
proper!y The Owner of the pmperty Is responsible for malnlau\g or assuring Lhe ongolng

of instafled | so that the | i 1o thrive. Each awner

shall be required al all imes to keep all landscaplng matedals In good heslh, repalr and
malnenanca,

The Chy may requlra the Immedlale replacement of any and all dead or damaged planl
malerkls al any ime. If eny portlon of the landscaping matertal or Imigallon equipment Is dead,
dying, damaged, deslroyed or olherwise affecled, Lhe owner of the development project shall
raplace or repalr Lhe damaged or affected malerkal whhin thirty days following notilication from
the Director, If lhe season of the year makes Lhe repair or replacemenl impractical within the
1hirty-day perlod, the person responshble lor the landscaplng sheli submit a ketter of request lo
the Director asking for a delay to replace malerials and shall submit a lime frame for the
accomplishment of thls work, If the repalr or replacement ks nol accomplished in a imely
fashlan the Direclor may Inliiate proceedings to revoke Lhe spechl use permit or business
license for the subject use.

N

GENERAL LANDSCAPE NOTES:

CONTRACTOR TO PROVIDE PHOTOGRAPHS OR F ALL TREE PLANT MATERIAL FOR APPROVAL BY THE DESIGN
PROFESSIONAL OR OWNER'S REPRESENTATIVE TO SEE IF 5PECIFI¢ATION5 ARE MET THIS DOES NOT SUARANTEE ACCEPTANCE
OF ALL TREES UPON DELIVERY TO PROECT SATE.

THE CONTRACTOR IS RESPONSIBLE FOR LOCATING ALL UNDERSRSAD UTILITIES PRIOR TO ANY DIGSING OR CONSTRUCTION, THE
ACGASITION OF ALL NECESSARY PERMITS ASSOCIATED KITH CONSTRUCTION SHALL BE THE CONTRACTOR'S RESPONSIBILITY,

E MoR READMNG ALL NOTES, CHECKING PLANT NAMES AND CONFIRMING ALL NUMBERS,
5!22'& AND PLANT AVAII.M&UTT FRICR TO SBMITTING BID,

IF GUANTITIES LISTED 4 THE PLANTING SCHEDULES DO NOT CORRELATE WITH THE GUANTITIES INDICATED ON THE PLANS, THEN
PLAN GUANTITIES SHALL GOVERN.

THE CONTRACTOR SHALL FURNISH ALL MATERIALS, EQUIPMENT AND SERVICES NECESSARY TO INSTALL ALL MATERIALS
COMPLETE AND IN PLACE AS SHONN AND/OR SPECIFIED,

ROUGH GRADE, FINISH GRADE AND ALL BERM LOCATION/SHAPES SHALL BE ESTABLISHED BY THE CONTRALTOR AND
APPROVED BY THE LANDSCAPE ARCHITECT BEFORE INSTALLATION OF THE IRRIGATION SYSTEM, SITE ELEMENTS OR ANY SOD,

ROUSH GRADE IN ALL PLANTING BED AREAS SHALL BE SCARIFIED TO A MINIMUM DEPTH OF £°-10" (MIN) PRIOR TO
INSTALLATION OF PLANT MATERIAL, BERMS.

ALL SOD AND PLART MATERIALS SHALL BE ] GRADE NURSERY STOCK AND WARRANTED FOR ONE YEAR AFTER FINAL
PROELT ACCEPTANGE, REFLASE ANY PLANT WHICH DIES WITHIN 30 DAYS AFTER NOTIFICATION, EXCEPT DURING NINTER, WHEN
PLANTING MAY B2 D"‘LlT'D PUTH FPLANTS E2UAL TO ORIGINAL MATERIALS

THE CONTRACTOR SHALL BE REQUIRED TO EXCAVATE ALL PLANTING BED AREAS TO ESTABLISH ROUSH GRADE AND INSTALL
REQUIRED SOIL. AMENDMENTS, (4 /2" BELOA TOP OF CURBS IN PLANTING AREAS)

ANY IMPORTED TOPSOIL REQUIRED FOR INE-YALLA'I'ION OF THE BERMS OR ESTABLISHMENT OF RCUGH GRADE OR FINISH 6RADE
SHALL BE TOPSOIL MIX OR AN THE LANDSCAPE ARCHITECT OR DESIGN PROFESSIONAL PRICR TO INSTALLATION,

TREE STAKING SHALL BE DONE ON ALL TREES. CONTRACTOR SHALL STAKE AS FER DETAIL. ORIGINAL NURSERY STAKES ON
TREES SHALL BE REMOVED BEFORE INSTALLATION, TREES MUST STAND UPRIGHT WITHOUT SUPPORT TO BE ACCEPTABLE.

INSTALL A PROFESSIONAL GRADE LANDSCAPE FABRIC UNDER ALL ROCK MALCH AREAS, SECURE TO ROUSH GRADE. DO NOT
LEAVE EXPOSED. (SEE DEVELOPMENT STANDARDS 3.11) NO PLASTIC SHEETING GAN BE PLACED UNDER ROCK MULCH,

ROCK MULCH SHALL BE WASHED AND CLEANED, ROCK MULCH DEFTH TO BE 4°-6" MIN. AND TO BE INSTALLED IN ALL PLANTING
AREAS AND OVER ALL BERMS AS SHOWN ON APPROVED LANDSCAPE PLANS, WEED FABRIC SHALL BE COVERED BY MUALCH
AND NOT VISIBLE,

ALL PLANTING PITS SHALL BE BiTHER HAND (R BAGKMOE DUG (MO AUSER). THE BOTTOM AND SIDES OF THE PLANTING PITS
SHALL BE SCARIFIED BEFORE INSTALLATION OF Tr H_A‘IT MATERIAL, HOLES SHALL BE 3 TWES AS MDE AS THE ROOTBALL
DIAMETER, THE SAME DEPTH AS THE ROOTBALL AND BACKFILLED BNTH AN AFPROVED SOIL HIX

ALL PLANTING BEDS SHALL BE STRIFFED AND CLEARED OF ALL LAWN, ROOTS, AEEDS, AND DEBRIS AND SHALL BE RAKED TO
A SMOOTH AND EVEN GRADE PRIOR TO PLANT MATERIAL.

INSTALL *|BDL." NATER SOLUBLE STARTER PLANT FERTILIZER BAGS/TABLETS OR AN APPROVED EGUAL SHALL BE INSTALLED
IN ALL PLANTING PITS USE | PER I-6ALLON CONTAINER, 3 PER B-GALLON CONTAINER, AND 5 FER B-GALLON CONTAINER/ 27
CAL. OR LARSER TRE!

CONTRACTOR TO APPLY A PRE-EMERGENT HERBICIDE THROUGHOUT ALL ROCK MULCH AREAS PRIOR TO PLACING MULCH, RO

PRE-EMERGENT HERBICIDE SHALL BE APPLIED IN PERENNIAL, GROINDCOVER, BULB AND ANNJAL AREAS, GRANULAR,
PRE-EMERGENT HERBICIDE FER MANJFACTURER'S WRITTEN RECOMMENDATIONS PRIOR TO INSTALLING LANDSCAPE FABRIC AND
ROCK MULCH,

FINAL LOCATION OF ALL LANDSCAPE PLANT MATERIAL SHALL BE SET BY THE CONTRACTOR ACCORDING TO THE PLANS AND
APPROVED BY THE LANDSCAPE ARCHITECT, DESIGN PROFESSIONAL OR OANER'S REPRESENTATIVE BEFORE INSTALLATION,

HI PLANTS SHALL BD PLACED TO CONFLIET OR CREATE CONFLICT W SIGNS, LIGHTS, UTILITIES, ETC. IF PLANT LOCATIGN WILL.
CAUSE A CONFLICT, CONTALT THE  LANDOCAFT ARCHITECT,

ALL PCRENNIAL AND SROUNDCOVER AREAS SHALL BE HAND SET BY THE CONTRAGTOR IN AREAS SHOWN ON DRAWINGS AND
APPROVED BY THE LANDSCAPE ARCHITECT, DESISN PROFESSIONAL OR OANER'S REPRESENTATIVE BEFORE INSTALLATION,

THE CONTRAGTOR SHALL REMOVE ALL BURLAP, THINE, TIES, CONTAINERS AND WNIRE BASKETS FROM ALL PLANT MATERIAL., DO
NOT DISTURB ROOTBALLS, REMOVE ANY EXCESS SOIL ON TREES OR SHRUES THAT HAS ACCUMULATED DURING THE PACKAGING
& SHPPING PROCESS, (81D STOCK = ESFECIALLY) (N ORDER TO DETERMINE PROPER PLANTING DEFTH IN ORDER TO PLACE
ROOTBALL AT I" ABSWVE SRADE. CLEAN DOAN TO THE To#® OF STRUCTURAL (FLARED) ROOT SYSTEM.

THE CONTRACTOR SHALL TAKE ALL NECESSARY PRECAUTIONS TO PROVIDE EFFECTIVE DUST CONTROL OF ALL PREPARTT
SOIL AREAS.

ALL TREES TO BE ¥ GRADE NURSERY 5TOCK AND MEET CURRENT INDUSTRY GUALITY STANDARDS ADOFTED BY THE AMERICAN
ASSOCIATION OF NUREZYWEN ANS| Z60 AND NRS 555 (RESULATIONS OF NURSERY AND NURSERY STOCK). ALL TREES TO
INCLUDE THE
= NO GIRDLING, KINKE‘D CIRCLING OR “J* ROOTS,
- NO TREES THAT HAVE BEEN TOPFED.
= KO POUNDS N THE TRING BARK OR ON LIMBS,
- INSECT AND DISEASE FREE, RODENT AND I“ECHANIGA_ DAMAGE FRREE,
- NO TREES THAT HAVE LARGE NRSERY & S THROUGH ROOTBALL OR HAVE BEEN GROWN ON A NJRSERY STAKE
= ROOTBALL TO BE APPROPRIATE TO GALIPER AND CROMN SIZE.
- TRUNK/ CROWN STRUCTURE AND TRUNK TAFER TO BE APPROPRIATE FOR THE SPECIES,
= ALL GRAFT UNIONS TO BE HEALTHY MITH TRUNK DIAMETER BELOW WION LARGER THAN ABOVE UNION.
= ALL TREES TO STAND UPRIGHT AITHOUT STAKES.
~ ROOTS, BARK AND SHOOT GROWTH TO GIVE EVIDENCE OF 600D TREE YISOR,
= ANY REPLACEMENT OFF PLANT STOCK TO BE EQUAL TO ORISINAL SPECIFICATION AND AFFROVED BY THE OANER'S
REFPRESENTATIVE OR DESIGN PROFESSIONAL AND THE COMMUNITY DEVELCFMENT PLANNING DEPARTMENT.

ALL PLANTING BEDS AND SOD AREAS SHALL HAVE POSITIVE DRAINAGE AWAT FROM ALL BUILDINGS,
ALL BOX TREES TO BE STAKE FREE NURSERY STOCK, NO LARGE S5TAKES THROUGH ROOTBALL

THE CONTRACTOR SHALL SPACE PLANT MATERIALS TO ACCOMMODATE EVmEN TREE GROWTH. SPACE ALL SHRUBS/
GROUND COVERS/ PERENNIALS A MINIMM OF B ANAY FROM ANY EVERGREEN TREE TRUNK.

ANY SUBSTITUTION OF PLANT MATERIAL TO BE SUBMITTED IN ARITING FOR APPROVAL BY THE LANDSCAPE ARCHITECT OR
DESIGN PROFESSIONAL AND THE COMMUNITY DEVELOPMENT DEPARTMENT,

THE CONTRACTOR SHALL INSFECT THE SITE RE@ULARL"I’ TO REVIEA THE CONDITION OF ALL PLANTINGS, IF ANY CHANGES |N
THE T PROSOAM AR RESURED GW'EMMHMYDAN ACCEP‘I'M STANDARD, THE
CONTRASTOR SHALL ROTIFY THE SIRNER IN NRITINS, D‘I’I-I".RN THE CONTRACTOR ACLEPTS RULL RESPONSIBILITY MoR THE
CONDITION OF THE PLANTINGS AND MUST HONOR TH= GUARANTEE, AN"I’ PLANTS REPLACED LNDER THIS GUARANTEE SHALL BE
GUARANTEED FOR ONE FULL TEAR FROM THE DATE OF REPLACEME]

THE CONTRAGTOR SHALL BE REQUIRED TO PROVIDE MAINTENANCE OF THE ENTIRE IRRI&ATION SYSTEM ¢ ALL LANDSOAPIPé
UNTIL FINAL PROJECT ACCEPTANCE, AFTER FINAL PROECT ACCEPTANCE ALL PRO.ECT MAINTENANCE SHALL BE
RESPONSIBILITY OF THE OMNER UNLESS OTHERWISE NOTED (SEE LANDSCAFE SPECIFICATIOIE)

UPON INSTALLATION LANDSCAPING AND THE IRRISATION SYSTEM, THE REGISTERED DESISN PROFESSIONAL OR LANDSCAPE
ARCHITECT OR OTHERS AS ALLOAED PER NRS SHALL CERTIFY THAT THE INSTALLATION NAS COMPLETED PER THE APFROVED
PLANS. THE REGISTERED DESIGN PROFESSIONAL SHALL CHECK THE INSTALLATION TO VERIFY COMPLIANCE W

APPROVED PLANS, THEN THE FLANNING DEPARTMENT SHALL INSPECT FOR FINAL APPROVAL. PLANT SPECIES IDENT\HCATION
TAGS ARE TO BE LEFT ON PLANTS INTIL AFTER APPROVAL BEFORE THE LANDSCAPING AND THEN REMOVED.

IT IS UNDERSTOOD THAT MINOR DEVIATION AND/OR FLANT SUBSTITUTIONS MAY BE NRECESSARY DURING THE COURSE OF THE
PROJECT. THESE DEVIATION5 MAY BE DONE IF APPROVED BY THE LANDSCAPE ARCHITEGT OR DESIGN PROFESSIONAL OR
OTHERS AS ALLOWED PER NRS, AND IP CONSISTENT WITH THE ORIGINAL APFPROVED DESIGN AND PLANTS SELECTED ARE
SIMILAR TO THE ORIGINAL PLAN AND INTENDED PURPOSE. NO'I'IFICATlO‘( IN ARITING TO THE COMMUNITY Dl

PLANNING DEPARTMENT IS REQUIRED FOR THESE INSTANCES. 15 REGUIRED FROM THE DIRELTOR PRIOR TO
INSTALLATION, UPON COMPLETION, AS-BUILT LANDSCAPE PLANS SHN.I. BE SUBMITTED TC COMMUNITY DEVELOPMENT PLANNING
DEPARTMENT, MAJOR DESIGN REVISIONS MAY REGUIRE NEW FEES AND ADDITIONAL STAFF RESCURCES.

ALL LANDSCAPE AREAS MUST BE MAINTAINED BY THE PROPERTY OANERS, INCLUDING USING THE MOST CURRENT PRUNING
STANDARDS ACCEPTED BY THE INTERNATIONAL SOCIETY OF AREORICULTURE AND/OR THE NATIONAL ARBORIST ASSOCIATION,
ANY DAMAGED OR DEAD PLANT MUST BE REFLACED OR REPAIRED BY THE PROPERTY OANERS WITHIN 30 DAYS FOLLOWING
NOTIFICATION BY THE DIRECTOR. IF THE SEASON OF THE YEAR MAKES THIS REPAIR OR REFLACEMENT WITHIN A 30 DAY
PERICD IMPRACTICAL, THE PERSON RESPONSIBLE FOR LANDSCAPING SHALL AN APPROPRIATE TIME FOR THE
COMPLETION OF THE ACCOMPLISHMENT OF THIS WORK AS REGUIRED BY THE DIRECTOR.

MAINTENANCE MUST INCLUDE THE CHECKING OF THE SPRINKLER PATTERN AND DRIP STSTEM, PLANT CONDITION, NEEDING,
FEFTILIZATION. PEST CONTROL, REFLACEMENT OF MULCHES, WEED BARRIER AND CLEAR ANAY DEERIS, PROPIR PRUNNG AND

USE OF PROPER MOWINS HEIGHTS, RADICAL PRINING OR TRIMMING SUCH AS TOPFNG SHALL SZGIRE REPLACEVENT GF Trd
PLANT MATCRIAL,

GENERAL IRRIGATION NOTES:

ALL PLUIMBING AND ELECTRICAL WORK SHALL BE COMPLETED AS PER ALL LOCAL CODES

INSTALLATION OF MATERIALS SHALL BE PER MANUFACTURERS RECOMMENDATIONS OR AS SPECIFIED, SPRINKLER
HEADS ARE EXACT. NO EXTRA PAYMENT WILL BE MADE WHERE FIPING MUST BE OFFSET TO AVOID EXISTING
CONDITIONS, OTHER WORK OR WHERE CHANGES ARE NECESSARY TO FACILITATE INSTALLATION,

THE IRRISATION SYSTEM SHALL BE CONSTRUCTED FOR COMPRESSED AIR BLOW OUT AND SHALL BE BLOAN DRY
AFTER THE FIRST FROST IN THE FALL, BY THE CONTRACTOR

ALL MATERIALS SHALL BE NEW, NITHOUT FLAWS AND CONSIDERED THE BEST AVAILABLE IN STOCK. THE
COMPLETE SYSTEM SHALL HAVE A ONE-YEAR NARRANTY AFTER FINAL PRO.ECT ACCEPTANCE ON ALL PARTS
AND LABOR,

PRIOR TO FINAL PRO.EGCT ACCEFTANCE, THE CONTRAGTOR SHALL INSTRUCT THE OANER, OR HIS
REPRESENTATIVE, IN THE PROPER OPERATION, MAINTENANCE, AND AINTERIZATION OF THE ENTIRE IRRIGATION
SYSTEM,

THE CONTRALTOR SHALL FROVIDE AND KEEF CURRENT A COMPLETE SET OF RECORD DRAAINGS WHICH SHALL

CORRECTED DAILY TO SHOW CHANGES IN THE ORIGINAL DRAWINGS, ALL MAINLINE PIPING AND VALVE
LOCATIONS SHALL BE SHOWN WITH ACTUAL MEASUREMENTS TO REFERENCE POINTS THESE DRAWINGS SHALL BE
SUBMITTED TO THE PARKS AND RECREATION DEPARTMENT PRIOR TO FiNAL PAYMENT.

AWHEN THE STSTEM 1S COMPLETE, THE CONTRACTOR SHALL PERFORM A COVERAGE TEST. THE IRRIGATION
SYSTEM SHALL PROVIDE 100% COVERAGE OF ALL LAAN & LANDSCAFE PLANTING BED AREAS,

ALL IRRIGATION MAINLINE PIPING 8 LATERAL PIPING SHALL BE SCHEDULE 40 FYC FPIFE

THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY SETTLING IN THE IRRIGATION TRENCHES OR ASSOCIATED
IRRIGATION WORK AS A WARRANTY ITEM

ALL IRRISATION VALVES SHALL BE LOCATED IN “CARSON INDUSTRIES ING," VALVE BOXES WITH LOCKING
COVERS (OR AFPROVED EQUAL) SIZE OF VALVE BOXES SHALL VARY AITH NUMBER OF VALVES LOCATED IN
BOX. ALL VALVE BOX LID ELEVATIONS SHALL BE SET FLUSH WITH FINISHED LANWN LEVEL. PROVIDE BOX SIZE
THAT WILL ALLON 6" CLEARANCE AROUND ALL SIDES OF VALVES PROVIDE BOLTS PER MANFFACTURER'S
RECOMMENDATIONS AND SECURE EACH VALUE BOX,

ON ALL THREADED JOINTS WITHIN THE IRRIGATION SYSTEM, THE CONTRACTOR SHALL USE 2-3 FULL TURNS OF
TEFLON TAPE AT EACH CONNECTION,

WIRE CONNECTORS SHALL BE USED ON ALL FIELD WIRE SPLICES AND CONNECTIONS,

ALL CONTROL WIRE SHALL BEAR A U/L APPROVED LABEL FOR DIRECT UNDERGROUND BURIAL IN NATIONAL
ELECTRIC CODE CLASS IT CIRCUITS, AWG SIZES. MINIMUM SIZE #12, ALL CONTROL WIRE RUNS LESS THAN 000"
SHALL HAVE NO SPLICES, IF A SPLICE OCCURS ON A FIELD CONTROL WIRE, THE CONTRAGTOR SHALL. INSTALL
THE SPLICE IN A 6" ROUND VALVE BOX, IF APPROVED BY THE LANDSCAFE ARCHITECT OR DESIGN
PROFESSIONAL. OTHERNISE THE ENTIRE FIELD CONTROL WIRE SHALL BE REMOVED & REPLACED

TAFPE AND BUNDLE ALL CONTROL WIRE TO BOTTOM OF MAINLINE PIPE AT 10' O.C

THE IRRIGATION CONTROLLER SHALL BE INSTALLED IN A LOCATION AS SHONWN ON THE PLANS, THE LANDSCAPE
ARCHITECT, DESIGN PROFESSIONAL, OR THE ONNER'S REPRESENTATIVE WILL APPROVE FINAL CONTROLLER
LOCATION.

IRRIGATION VALVE BOXES ARE TO BE INSTALLED IN LANDSCAPE PLANTING BEDS OR OTHER PROTECTED AREAS.
VALVE BOXES SHALL NOT BE INSTALLED IN LAWNN AREAS,

THE CONTRACTOR SHALL INSTALL SCHEDUE 40 SALVANIZED FIPING 5' ON EITHER SIDE OF THE BACKFLOW
PREVENTER, NITH ONE SET OF UNION JOINTS AS DEPICTED IN THE STANDARD DETAIL FOR REMOVAL.

FILTER FABRIC FOR ABOVE ALL ROCK SUMPS SHALL BE DEWITT PRO 5 WEED BARRIER OR AN APFROVED
EQUAL.

IRRIGATION MAINLINE TO BE BURIED 24" BILOW FIKISHED GRADE AND ALL LATERAL LINE PIPING TO BE BURIED
18" BELOW FINISHED GRADE, ALL 3/4" DRIP [RRISATION TUBING TO BE BURIZD 4° - 6" BELON FINISH SRADE,

THE CONTRACTOR 1S RESPONSIBLE FOR LOCATING ALL INDERGROUND UTILITIES PRIOR TO ANY CONSTRUCTION.
THE ACQUISITION OF ALL NECESSARY PERMITS ASSOCIATED WITH CONSTRUCTION SHALL BE THE CONTRACTORS
RESPONSIBILITY.

ALL GALVANIZED PIFE IN CONTACT WITH SOIL SHALL BE COVERED WITH P.V.C. TAFE TO PREVENT FIPE
CORROSION (PER UNIFORM PLUMBING CODE).

THE CONTRACTOR SHALL INSTALL A CURB STOF AND WASTE VALVE AT THE BACKFLOW PREVENTER (SIZE TO
MATCH MAINLINE) (AS PER DETAIL).

PIFE DOFE SHALL NOT BE USED ANYWHERE ON THE IRRIGATION SYSTEM.

NO 8/4" PIPE SHALL BE USED ANTWHERE ON THE IRRIGATION STSTEM, (EXCEPT FOR 3/4" SNING JOINT
ASSEMELIES FOR POP-UP SPRAY HEADS).

THE CONTRACTOR SHALL EXPOSE ENDS OF ALL IRRIGATION SLEEVES, ANY BROKEN OR SHATTERED ENDS OF THE
IRRISATION SLEEVES SHALL BE CUT TO A CLEAN END BEFORE INSTALLATION OF EITHER MAINLINE PIPE. LATCRAL
LINES OR DRIFP IRRIGATION TUBING, ALL SLEEVE ENDS SHALL BE INSFECTED BY THE LANDSCAPE ARCHITECT/
DESIGN PROFESSIONAL BEFORE BURTING.

FINAL CONNECTION OF THE VALVE WIRES TO THE CONTROLLER SHALL BE THE CONTRACTOR'S RESPONSIBILITY.

THE CONTRACTOR SHALL AT HIS OWN EXPENSE, LOCATE ALL UNDERGROUND UTILITIES WHICH MAY EFFECT HIS
OPERATION DURING CONSTRUCTION AND SHALL TAKE ALL NECESSARY PRECAUTIONS TO AVOID DAMAGE TO THE
SAME,

THE CONTRACTOR SHALL USE EXTREME CAUTION WHEN WORKING NEAR OVERHEAD OR UNDERGROUND POWER
AND/OR TELEFHOKE, WATER, GAS AND SEWER FACILITIES SO AS TO SAFELY FROTECT ALL UTILITIES, PERSONNEL,
AND EQUIFTENT, AW SHALL BE RESPONSIBLE FOR ALL COSTS AND LIABILITY IN CORNECTION THEREMITH.

THE CONTRACTOR SHALL TAKE ALL PRECAUTIONARY MEASURES NECESSARY TO PROTECT EXISTING
IMPROVEMENTS KHICH ARE TO REMAIN IN PLACE, FROM DAMAGE, AND ALL SUCH IMPROVEMENTS DAMAGED BY
THE CONTRACTOR'S OPERATIONS SHALL BE REPAIRED OR RECONSTRUCTED TC THE OWNER'S SATISFACTION AT
THE CONTRACTOR'S EXPENSE

ALL MAINLINES SHALL BE PRESSURE TESTED AT L5 TIMES THE STATIC PRESSURE FOR A MINIMUM 2 HOUR PERIOD
PRIOR TO BACKFILLING OF TRENCHES. TEST WILL BE CONSIDERED SUCCESSFUL IF NO PRESSURE LOSS OCCURS
DURING THE TINO HOURS. IF ANY LEAKS ARE PRESENT THEY SHALL BE CORRECTED AND LINES SHALL BE
RE-TESTED PRIOR TO BACKFILLING TRENCHES.

PIPE SIZES SHALL CONFORM TO THOSE SHOWN ON THE DRAWINGS. NO SUBSTITUTIONS OF SMALLER PIFE SIZES
SHALL BE PERMITTED, BUT SUBSTITUTIONS OF LARGER SIZES MAY BE APPROVED. ALL DAMAGED AND REJECTED
PIPE SHALL BE REMOVED FROM THE SITE AT THE TIME OF SAID REECTION.

THE CONTRACTOR SHALL FLUSH ALL LATERALS AND EMITTER LINES PRIOR TO INSTALLING EMITTERS,

IT IS5 THE RESPORSIBILITY OF THE CONTRACTOR TO MAMILIARIZE HIMSELF WITH ALL SGRADE DIFFERENCES,
LOCATION OF HALLS, STRUCTURES AND UTILITIES. THE IRRISGATION CONTRACTOR SHALL REPAIR OR REFLASE ALL
ITEM5 DAMAGED BY HIS WORK. HE SHALL COORDINATE HIS NORK WITH OTHER CONTRACTORS, FOR THE
LOCATION AND INSTALLATION OF PIPE SLEEVES AND LATERALS UNDER SIDEANALKS AND PAVING,

SHOULD DISCREPANCIES ARISE BETWEEN THESE PLANS AND ACTUAL FIELD CONDITIONS WHICH REGUIRE FIELD
MODIFICATIONS OR PLAN REVISIONS, THE ONNER'S REPRESENTATIVE SHALL BE CONTACTED PRIOR TO
CONSTRUCTION FOR RESOLUTION OR PLAN REVISION

DO NOT AILLFULLY INSTALL THE IRRIGATION SYSTEM AS SHOWN ON THE DRAWINGS AHEN IT IS OBVIOUS IN THE
FIELD THAT UNKNOWN CBSTRUCTIONS, GRADE DIFFERENCES OR DIFFERENCES IN THE AREA DIMENSIONS EXIST
THAT MIGHT NOT HAVE BEEN CONSIDERED IN THE DESIGN. SUCH OBSTRUCTIONS OR DIFFERENCES SHOUWLD
BROUGHT TO THE ATTENTION OF THE LANDSCAFE ARCHITECT, DESIGR PROFESSIONAL, OR OANER'S
REPRESENTATIVE. IN THE EVENT THIS NOTIFICATION 1S NOT PERFORMED, THE CONTRACTOR SHALL ASSUME FULL
RESPONSIBILITY FOR ANY REVISIONS NECESSARY,

THE IRRIGATION CONTROLLER SHALL BE WIRED DIRECTLY TO A (10 VOLT PONER SOURCE. IT SHALL BE THE
RESPONSIBILITY OF THE CONTRACTOR TO PROVIDE (RRIGATION CONTROLLER WIRING TO THE PONER SCURCE,
CONNECTING THE CONTROLLER TO THE PONER SCURCE SHALL BE THE RESPONSIBILITY OF A LICENSED
ELECTRICAL CONTRACTOR . THE INSTALLATION SHALL BE IN ACCORDANCE WITH THE NATIONAL ELECTRICAL
CODE AND ANY LOCAL CODES OR ORDINANCES THAT APPLY. IT SHALL BE THE ELECTRICAL CONTRACTOR'S
RESFONSIBILITY TO COORDINATE THE PONER SOURCE AND EXACT LOCATION OF THE CONTROLLER MWITH OWNER'S
REPRESENTATIVE.
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