STAFF REPORT

Report To: Board of Supervisors Meeting Date: December 1, 2016
Staff Contact: Hope Sullivan, Planning Manager

Agenda Title: For Possible Action: To approve a request from Lumos & Associates (property owner Andersen
Family Associates) for a Tentative Planned Unit Development (TPUD-16-092) on 78.2 acres for the proposed
Vintage at Kings Canyon development for (1) Tentative Map approval to create 212 single family residential lots
ranging in size from 1,690 square feet to 17,000 square feet; (2) a Zoning Map Amendment to rezone 5.6 acres
of land as shown in Figure 8 of the application for a Tentative Planned Unit Development: Vintage at Kings
Canyon dated August 18, 2016 from Single Family 6,000 (SF6) and Single Family 12,000 (SF12) to
Neighborhood Business (NB) zoning; and (3) a Special Use Permit for Congregate Care Housing in the
Neighborhood Business (NB) zoning district, on property located at North Ormsby Boulevard, 1450 Mountain
Street and 1800 Kings Canyon Road, APNs 007-573-06, and -08. Hope Sullivan, Planning Manager,
(HSullivan@carson.org) .

Staff Summary: The applicant is seeking a Tentative Planned Unit Development on 78.2 acres for the
construction of 212 single family residential lots with a clubhouse and pool, a 96 unit congregate care facility
with associated ancillary uses, a park, and a trail system, including a zoning map amendment to rezone 5.6 acres
of land from Single Family 6,000 (SF6) and Single Family 12,000 (SF12) to Neighborhood Business (NB), and
including approval of a Special Use Permit to allow a 96 unit Congregate Care Facility with associated ancillary
uses, a reduction in the side setbacks in the SF6 zoning, the use of a modified parking standard, and the use of a
modified street design for the property located at 1450 Mountain Street and property located west of Ormsby
Boulevard and north of Kings Canyon Road.

Agenda Action: Formal Action/Motion Time Requested: 1 hour

Proposed Motion

[ move to approve a request from Lumos & Associates (property owner Andersen Family Associates) for a
Tentative Planned Unit Development on 78.2 acres for the proposed Vintage at Kings Canyon development for
(1) Tentative Map approval to create 212 single family residential lots ranging in size from 1,690 square feet to
17,000 square feet; (2) a Zoning Map Amendment to rezone 5.6 acres of land as shown in Figure 8 of the
application for a Tentative Planned Unit Development: Vintage at Kings Canyon dated August 18, 2016 from
Single Family 6,000 and Single Family 12,000 to Neighborhood Business zoning; and (3) a Special Use Permit
for Congregate Care Housing in the Neighborhood Business zoning district, on property located at North
Ormsby Boulevard, 1450 Mountain Street and 1800 Kings Canyon Road, APNs 007-573-06, and -08 based on
the ability to make the required findings and subject to the conditions of approval included in the Memorandum
from the Planning Manager dated November 21, 2016.

Board’s Strategic Goal
Quality of Life

Previous Action
none

Final Version: 12/04/15



Background/Issues & Analysis
Per CCMC 17.09.045, the Board of Supervisors has the authority to approve a TPUD upon making the findings

required per CCMC 17.07 in the affirmative. The Planning Commission considers requests for TPUDs and makes
a recommendation to the Board.

At its meeting of September 29, 2016, the Planning Commission conducted a public hearing on the subject
request, and recommended approval of TPUD based on the ability to make the required findings and subject to
conditions of approval. The vote of the Planning Commission was 4-2 (1 recused.)

The report to the Planning Commission specifically addressing the subject request and the findings, as well as
the Minutes of the Planning Commission meeting of September 29, 2016, Late Material provided to the Planning
Commission at its meeting of September 29, 2016, and correspondence to the Board of Supervisors are attached
to the staff report regarding a Master Plan Amendment.

Attached to this report is a Memorandum from the Planning Manager dated November 21, 2016 identifying the
conditions of approval recommended by the Planning Commission with some modifications recommended by
the staff, a revised Handbook prepared by the applicant at the request of the Planning Commission, and the
application for a TPUD.

Applicable Statute, Code, Policy, Rule or Regulation
NRS Chapter 278A (Planned Development), CCMC 17.07 (Findings), CCMC Section 17.09 (Planned Unit

Development), CCMC Section 18.02.080 (Special use Permits), CCMC Section 18.04.120 (Neighborhood
Business)

Financial Information
[s there a fiscal impact? [ ] Yes |E No

If yes, account name/number:

Is it currently budgeted? [ ] Yes [X] No

Explanation of Fiscal Impact: Actions by the Board of Supervisors pursuant to NRS 278 are exempt from
Business Impact Statement requirements.

Alternatives
Approve the TPUD subject to conditions different than those identified in the November 21, 2016 Memorandum
from the Planning Manager.

Deny the request for a TPUD based on the inability to make the required findings, noting which findings can not
be met.

Board Action Taken:
Motion: 1) Aye/Nay
2)

(\Vote Recorded By)
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Carson City Planning Division
108 E. Proctor Street
Carson City, Nevada 89701
(775) 887-2180 - Hearing Impaired: 711
planning@carson.org
www.carson.org/planning

MEMORANDUM

Board of Supervisors Meeting of December 1, 2016
TO: Board of Supervisors

FROM: Hope Sullivan, AICP
Planning Manager

DATE: November 21, 2016

SUBJECT: TPUD-16-092 — A request from Lumos & Associates (property owner
Andersen Family Associates) for a Tentative Planned Unit Development
(TPUD) on 78.2 acres for the proposed Vintage at Kings Canyon
development.

DISCUSSION

On September 29, 2016, the Planning Commission considered the above referenced request,
and recommended approval subject to conditions. The conditions recommended by the
Planning Commission are included in this memo as they differ from the conditions
recommended by the staff in the staff report to the Planning Commission. Additionally, the staff
is suggesting some further modifications to the conditions of approval recommended by the
Planning Commission. These modifications are shown with revision marks.

An explanation of staff's recommended modifications is as follows.

Condition 13: The Planning Commission’s motion recommended reduced construction hours on
Saturdays. The applicant has recommended 9:00 a.m. to 5:00 p.m., which constitutes a
reduction in the construction hours of 7:00 a.m. to 5:00 p.m. on Saturdays allowed per CCMC
18.02. Staff believes that the term “reduced hours” is open to interpretation, and recommends
stating specific hours.

Condition 23: This has been submitted.

Condition 24: ltems proposed for deletion have been adequately addressed in the revised
handbook. Added item is to correct a typographical error.

Condition 88: The objective of condition 88 is to recognize the unsafe condition for pedestrians
and bicyclists along Kings Canyon Road, and to have improvements installed as part of the
Planned Unit Development consistent with a sidewalk and bike land as required in the standard
collector street section, or an alternative design approved by the Public Works Director. The
design must be approved prior to issuance of improvement permits, and installed with the
Phase 1 improvements.
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Staff recommends that if the Board is able to make the required findings, it include the following
conditions of approval.

Conditions of Approval

1s

All development shall be substantially in accordance with TPUD plans and application
materials reviewed by the Board of Supervisors at its meeting of (date), all on file with
the Carson City Planning Division.

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

Consistent with NRS 278.360 for the recordation of final maps, the applicant must record
a final map for the first phase of development within four years after the approval of the
PUD by the Board of Supervisors. Final maps for subsequent phases must be recorded
within two years of the recordation of the preceding final map. Upon request by the
applicant, the Board of Supervisors may approve not more than a two-year extension for
the recordation of any final maps for subsequent phases provided such request and
justification for the extension is submitted in writing to the Community Development
Department at least 45 days prior to the expiration date. All final maps in full compliance
with the conditions of approval must be submitted to the Community Development
Department with a Final PUD Map application form and all required materials at least 30
days prior to the expiration date for the applicable final map. If the applicant fails to
comply with these provisions, all proceedings concerning the subdivision are terminated.

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

All parcel maps or preferably final maps shall be in substantial accord with the approved
tentative map.

Prior to submittal of any parcel map or preferably final map, the Development
Engineering Department shall approve all on-site and off-site improvements. The
applicant shall provide construction plans to the Development Engineering Department
for all required on-site and off-site improvements, prior to any submittals for approval of
a final map. The plan must adhere to the recommendations contained in the project
soils and geotechnical report.

Lots not planned for immediate development shall be left undisturbed and mass grading
and clearing of natural vegetation shall not be allowed. Any and all grading shall comply
with City standards. A grading permit from the Nevada Division of Environmental
Protection shall be obtained prior to any grading. Noncompliance with this provision
shall cause a cease and desist order to halt all grading work.

This is left intentionally blank.
With the submittal of any parcel map or preferably final maps, the applicant shall provide

evidence to the Planning and Community Development Department from the Health and
Fire Departments indicating the agencies' concerns or requirements have been satisfied.
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Said correspondence shall be included in the submittal package for any parcel map or
preferably final maps and shall include approval by the Fire Department of all hydrant
locations.

The following note shall be placed on all parcel maps or preferably final maps stating:

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

All other departments' conditions of approval, which are attached, shall be incorporated
as conditions of this report.

Placement of all utilities, including AT&T Cablevision, shall be underground within the
subdivision. Any existing overhead facilities shall be relocated prior to the submittal of a
parcel map or preferably final maps.

Hours of construction will be limited to 7:00 a.m. to 7:00 p.m., Monday through Friday,
and reduced-hours 9:00 a.m. to 5:00 p.m. on Saturday. No construction activity will
occur on Sundays. If the hours of construction are not adhered to, the Carson City
Building Department 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.

The applicant shall adhere to all City standards and requirements for water and sewer
systems, grading and drainage, and street improvements.

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

A detailed storm drainage analysis, water system analysis, and sewer system analysis
shall be submitted to the Development Engineering Department prior to approval of a
final map.

Prior to the recordation of the final map for any phase of the project, the improvements
associated with the project must either be constructed and approved by Carson 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 developer's obligation to repair defects in workmanship and materials which
appear in the work within one (1) year of acceptance by the City.

A "will serve" letter from the water and wastewater utilities shall be provided to the
Nevada Health Division prior to approval of a final map.

The District Attorney shall approve any CC&R's prior to recordation of the first final map.

All lot areas and lot widths shall meet the zoning requirements approved as part of this
planned unit development with the submittal of any parcel map or preferably final map.



TPUD-16-092

Vintage at Kings Canyon
December 1, 2016

Page 4 of 12

21. The applicant shall preserve as many trees as practicable within the common open
space areas. Mature trees damaged by fire and others in poor health shall be removed
only after approval of the Planning and Community Development Department.

22. The homeowner's association shall maintain all common open space areas including the

area devoted to the guest parking.

The following are conditions that must be met prior to review of the first final map by the

Community Development Director. TRUD-by-the-Board-of Supervisors.

24, The proposed handbook must be modified to include the following.
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w. Clarify that the park and trail maintenance will be the responsibility of the HOA. (3.1.4.a).
Section 3.1.4.f shall be modified to recognize both parks “and public trails” in both the
first and second sentences.

x—Moedify-references-to-traffic-im

= - 56 -6 (2 =

ildings, with no multi-story bﬁildings

The following are general conditions of approval.

25.

26.

27.

28.

29.

An updated water main analysis must be provided addressing the system capacity and
the water and fire flow demands for the development per Division 15.3 of the Carson
City Development Standards (CCDS).

Plans must be revised to show an isolation valve where the water main for the PUD
connects to the water main in N Ormsby Blvd, labeled as “Normally Closed”. This valve
is required for pressure zone separation.

Plans must be revised to show a 20 foot wide public utility easement (PUE) along the
north side of Ash Canyon Creek from N Ormsby Blvd to the west boundary of the
project. This PUE must also cross the creek on the west side of the project. This PUE
must be labeled “public utility easement” This easement will be required per Section
17.01.015.4 of the Carson City Municipal Code for a future water transmission line per
the Carson City Water Master Plan. Dedication of this PUE shall be at the time the first
final map recordation for TPUD-16-092 or at the time of parcel map recordation,
whichever occurs first.

Plans must be revised to show a 20 foot wide public utility easement (PUE) along the
north side of Ash Canyon Creek from N Ormsby Blvd to the west boundary of the
project. This PUE must also cross the creek on the west side of the project. This PUE
must be labeled “proposed public utility easement, to be created with Final Map.” This
easement will be required per Section 17.01.015.4 of the Carson City Municipal Code for
a future water transmission line per the Carson City Water Master Plan.

Plans must be updated to show water on the south side of Merlot Dr, per Carson City
Standard Detail C-1.2.4
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Approval of new water mains must be obtained from NDEP after Carson City plan review
is complete. A sample station will be required, location to be determined.

An updated sewer main analysis must be provided, addressing the system capacity and
the sanitary sewer demands for the development per Division 15.3 of the Carson City
Development Standards (CCDS).

An updated traffic impact study must be provided if there are any changes that effect
traffic counts or flow patterns. If there are no changes that effect traffic counts or flow
patterns, a sealed memo must be submitted with the construction permit application
stating that the traffic impact study for the tentative map applies to the proposed
improvements. This shall apply to improvement phasing also.

Ormsby Blvd. is identified as a Collector and shall meet the standard cross section per
Carson City Standard Details along the project frontage. The pedestrian connections on
each side of Ormsby to the North and South must be made by sidewalk or concrete multi
use path. Include striping for a cross walk at Washington St. and ADA ramps. Final
improvements to be reviewed and approved by the City Engineer.

Plans must be updated to show the new public trail outside of the boundary fence.

Plans must be updated to show access for maintenance vehicles to detention/retention
basins. Ormsby Blvd and Mountain St may not be the only access adjacent to any
basins. Any paved walkways along said access must have appropriate thickness to
allow for vehicles.

Plans must be updated to indicate that common space drainage, storm drains and
basins are to be privately maintained by the HOA. The Handbook and the CC&Rs shall
reflect this.

Plans must be updated to give building pads a minimum of 2 feet of flood freeboard.

Several lots have back lot line elevations that are significantly higher than the existing
grade. Plans must be updated to clarify how this will work.

There is a discrepancy between the drainage report and the plans, calling the basins
both detention and retention basins. Please clarify the function of these basins.
Retention basins will require additional information about infiltration rates in the
Technical Drainage Study.

Provide a full Technical Drainage Study per Division 14.9 of the CCDS. This technical
drainage study must address the following:
a. There is a culvert that exits the southeast corner of the property by the park at
Mountain Street. This culvert is known to overtop during 5 year storm events.
The inlet to this facility, and storm drain in Mountain Street, must be analyzed to
determine what remediation is necessary to accommodate additional flows, if
any, from the project.
b. There are existing culverts that cross Ormsby Blvd for site runoff and for Ash
Canyon Creek. The ability of the subject property to store flood waters may
potentially aid in the ability of these structures to handle storm flows. Structural
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fill for the development may reduce this storage capacity for storm events. The
ability of these structures to handle storm events after development must be
analyzed.

c. The report must address the propagation of irrigation flows to any downstream
water rights holders.

d. A drainage plan must be provided that shows the flood volume 1:1 balance and
shows a clear, free draining, 100 year flow path. Account for on and off site flows
on this plan.

e. Update the report to account for offsite flow coming from the area between Vicee
and Ash Canyon, namely areas VCO03, AC10, and ACO09, and offsite flow from
upstream subdivisions such as Long Ranch Estates and Wellington Crescent.

f.  The offsite flow table shows 12cfs for 10%, 2%, and 1% chance events. There is
little to no fluctuation between these values, also these values seem low
considering the flows reported for the areas between Vicee and Ash Canyon in
the WCR Freeway Analysis. Please address this.

g. The pre and post development flow seems low. Please address this.

h. The drainage report must state that a CLOMR will be required for the
development.

I.  Show sizing of the culvert crossings at Bolero and at Lexington streets. These
culverts must be designed to handle the 100 year storm flows.

Plans must show that vertical and horizontal data are tied to the Carson City control
network and use the network for all floodplain base flood and structure elevations.

The plans and the drainage study must demonstrate adherence to Flood Protection
ordinance 12.09 and erosion and sediment control ordinance 12.12.

The project must get approval of a CLOMR from FEMA and give Carson City funds to
process a LOMR once the project is completed.

A stormwater pollution prevention permit, and a dust control permit must be obtained
from the Nevada Division of Environmental Protection (NDEP).

Plans must be updated to address street lighting requirements per Division 12.14 of the
CCDS.

Plans must be updated to show that trees do not hinder minimum sight distance per
Division 12.11 of the CCDS, and to show that trees are not within 10 feet of water or
sewer mains.

Plans must be updated to give instructions for identification and removal of on-site
perennial pepperweed.

As part of the Final Map, plans must be updated to show a Public Utility Easement per
the above requirements.

All roadway gates must provide a minimum of 20' clear width when open.

All roadway gates with electric operators must have a Knox key switch for emergency
vehicle access.
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All roadway gates that have manual locks must have an approved Knox box or other
CCFD approved method of providing a way to unlock the gate.

Once more than 30 building permits for dwelling units are applied for there must be a
second approved access to the subdivision.

Project must comply with the 2012 International Fire Code (IFC) and Northern Nevada
Fire Code amendments. Hydrants don’t comply with 2012 IFC Appendix C spacing
requirements.

The assisted living complex needs to provide turn-arounds due to the length of the fire
access road to the rear of the parking lot, or provide a connected loop route.

Additional hydrants will be required for the assisted living complex.

Provide more detail of the assisted living area. Some type of covered patient loading
area is preferred.

The proposed independent and assisted living buildings will require fire sprinklers and
fire alarms. The other proposed commercial buildings may require fire alarms and fire
sprinklers depending on the final design.

All Building plans need to be submitted to Carson City Building Department for Health
and Human Services review.

The Assisted Living facilities will need approval from Nevada Division and Public and
Behavioral Health Bureau of Health Care Quality and Compliance prior to construction.

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

Any commercial facility will be required to install a properly sized grease interceptor if
that facility will be engaged in preparing food for the public or its residences i.e.: club
house, assisted living facility, deli, and or extended care facilities. Per CCMC 12.06.245,
and 2012 UPC.

Any new facility that will be engaged in food preparation will also need to connect trash
enclosure to a grease interceptor. Per CCMC Appendix 18 Division 15.5.

Dependent on the type of facility, amounts and types of chemicals used, commercial
facilities may also be required to provide 100% secondary containment for chemicals
stored and used at facility. Per CCMC 12.06.248

Garbage disposals not allowed in commercial facilities or institutions per CCMC
12.06.226.

Please note any facility with a wash pad or the potential to discharge petroleum products
or excessive suspended solids shall install an approved sand and oil interceptor in
accordance with the Uniform Plumbing Code. Per CCMC 12.06.246.
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A private Home Owner’s Association (HOA) will be formed to provide maintenance for all
the following areas in perpetuity: roads, common area landscape and open space areas,
buffer areas between the development and neighborhoods, common area path system,
landscape medians, street corridors, non-public recreation facilities/amenities (i.e. club
house/pool) in perpetuity. The HOA will also be responsible for snow removal on private
streets and snow storage. The maintenance and funding shall be addressed in the
development’s CC&R'’s to the satisfaction of the Carson City District Attorney. Common
area maintenance shall include at a minimum, but not limited to the following:

Debris, weed, and litter removal

Noxious weed management

Care and replacement of plant material

Plant material irrigation and irrigation system repair

The HOA will provide 100% funding and maintenance for all public park and recreation
amenities (i.e. neighborhood park, linear park, multi-use path system, park and exercise
equipment etc.). The maintenance and funding shall be addressed in the development’s
CC&R’s as well as in the Handbook to the satisfaction of the Carson City District
Attorney. A separate development agreement regarding maintenance of these facilities
shall be entered into between the HOA and the City, and the development agreement
shall be referenced in the Handbook. A recorded covenant or deed restriction is
recommended on all properties within the proposed development to ensure maintenance
of these amenities is funded in perpetuity. The restrictions will provide that should the
HOA ever cease to exist, an assessment will then be implemented by the City to form a
Landscape Maintenance District (LMD), per CCMC to provide for the maintenance and
upkeep of the public parks and recreation amenities and linear park/multi-use path.

The multi-use path will be designed to conform to the standards and policies of the
Carson City Unified Pathways Master Plan adopted April 6, 2006 (as revised March 15,
2007).

The neighborhood park will be designed to conform to the Parks and Recreation Master
Plan as adopted by Carson City on April 6, 2006 (as revised March 15, 2007).

Paths and sidewalks shall conform to the standards as outlined in the Carson City
Unified Pathways Master Plan.

Sidewalk connections to the neighborhood park and linear park/multi-use path will
provide convenient and logical access to these facilities and the overall sidewalk network
within the development.

As part of the Phase 1 improvement plan, the applicant will construct and dedicate to the
City the neighborhood park and linear park/multi-use path, as well as implement the
improvements at the Mountain Street trailhead. This shall be coordinated through and
agreed upon by the Carson City Parks, Recreation & Open Space Department.

The developer shall be required to use best management practices during construction
to prevent the spread of noxious weeds and will incorporate language in construction
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documents to ensure contractors and subcontractors comply. The Parks, Recreation and
Open Space Department will assist the applicant with this condition.

As phases of the Planned Unit Development are implemented, the plans shall be
submitted for review by the City. The applicant shall be required to demonstrate
connectivity between the neighborhood park, linear park/multi-use path, and sidewalks.
This shall be done to the satisfaction of the Parks, Recreation & Open Space
Department.

All drainage facilities (channels, ditches, and detention basins) within the development
will be the responsibility of the HOA and shall be maintained to City Standards.

The developer, at their expense, will construct and dedicate the land and all agreed
upon improvements for the neighborhood park and linear park/multi-use path to the City
upon successful completion, and final project acceptance of said work by the City,
through its Parks, Recreation & Open Space Department. As a result, the Residential
Construction Tax (RCT) described in CCMC 15.60 - Residential Construction Tax et.
seq. will not be collected by Carson City at the time building permits are issued for
residential dwelling units in the project area. A development agreement, or similar
instrument, between the applicant and the City regarding RCT, park and trail
construction will be required for consideration of the Carson City Board of Supervisors
and to the satisfaction of the Carson City District Attorney at the time of Final Map.

The applicant will design and construct a 1.2 acre neighborhood park.

The park design will be coordinated with the Parks, Recreation, and Open Space
Department for review and approval, including construction inspections. The design will
be consistent with the department’s guidelines and development standards, including
water conservation design elements.

The park design will incorporate universally accessible components and be compliant
with the Americans with Disability Act.

The park will be designed to allow for City maintenance vehicles and emergency
services to access the site.

The proposed project’s perimeter fencing will be located on the outside of the park
property to ensure public access. Gate(s) providing pedestrian/ADA access for Vintage
at Kings Canyon residents to the park will be allowed at locations approved by the
Parks, Recreation and Open Space Department.

Vineyards will not be incorporated into the design for the neighborhood park.

The park’s design shall incorporate the existing Mountain Street Trailhead. The
applicant shall design and construct, at their expense any design modifications to the
trailhead, including but not limited to a restroom facility (including utility connection fees
associated with a permanent flush toilet facility), parking lot infrastructure
preservation/maintenance (crack sealing, slurry seal, restriping, curb cut for access etc.)
and a 10’ wide concrete path with an adjacent 3' wide decomposed granite path
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connecting to the trailhead. It is expected the that park design shall be seamless with
the existing trailhead and the identified trailhead improvements shall be constructed
during Phase | and at the same time as the neighborhood park.

The applicant will design and construct a multi-use path (off street/paved/shared) at a
10’ wide (minimum) AASHTO standard concrete path with an adjacent 3’ wide
decomposed granite path. It will be constructed from the City’s Mountain Street
Trailhead to the City’'s Long Ranch Estates Open Space trail system and have an at
grade pedestrian crossing with flashing lights on North Ormsby Boulevard.

The applicant will design and construct a 1.82 acre (approximate size) linear park/multi-
use path that will have various site amenities. They will include but are not limited to
universally accessible outdoor exercise components/stations, interpretive signage
related to the Anderson Ranch history, park benches/seating areas (per 1000 lineal feet
of trail along the path), pet waste stations/trash cans, signage depicting direction and
trail distance, and landscaping. The linear park should offer universally accessible
outdoor exercise equipment that incorporates a well-rounded fitness program (aerobic,
muscle, core, balance, strength and flexibility) for the benefit of Vintage at Kings Canyon
residents and the general public.

The linear park/multi-use path shall be located outside the proposed project’s perimeter
fence for ease of access by the general public. Gate(s) providing pedestrian/ADA
access for Vintage at Kings Canyon residents to the path will be allowed at locations
approved by the Parks, Recreation and Open Space Department.

The linear park/multi-use path will include landscaping with a variety of trees (either
evergreen or deciduous) that will be planted at a rate of 1 tree per 50 lineal feet (tree
groupings are acceptable) with a minimum of 6 shrubs per tree. Also, there will be no
vineyards incorporated into the landscape design concept for the linear park/multi-use
path.

i bievel  sedest , :

cated-on-property
: ject-application. To allow for safe pedestrian and
bicycle use along Kings Canyon Road. the applicant shall install a sidewalk and bike

lane improvements consistent with the standard collector street section, or an alternative
design subject to review and approval by the Public Works Director. Desian of this
improvement is to be submitted to the Public Works Director prior to the issuance of any
improvement or construction permits. Improvement and construction permits shall only
be issued upon the Public Works Director finding that the proposed transportation
improvements are consistent with the collector street standard or, if an alternative desian
is proposed, consistent with the intent of providing for safe pedestrian and bicycle use
along Kings Canyon Road. The design approved by the Public Works Director must be
installed as part of the Phase 1 improvements. If the area of the transportation
improvements is intended to be separated from the remainder of the parcel via a parcel
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map. the owners’ certificate on the parcel map shall be modified to include language
obligating the owner to the terms of this condition.

The Vintage at Kings Canyon’s Conceptual Planned Unit Development plan is located
on property currently owned by Andersen Ranch LLC. This property is identified in the
Open Space Plan as a high priority area for protection due to its irrigated agricultural
lands. The current owners have not initiated discussions with the City regarding
acquisition.  Therefore, additional acquisition outside of the neighborhood park and
linear park/multi-use path will not be required at this time.

Revise the Master Plan Amendment and the Tentative Planned Unit Development
documents to state that all open space references refer to the private common areas
required by the City’s development standards and not the City's Open Space Program.

The Unified Pathways Master Plan (UPMP) identifies bicycle lanes along the street
frontage of the proposed project on North Ormsby Boulevard (Exhibit B). This UPMP
requirement on North Ormsby Boulevard needs to be coordinated with City
Engineering’s requirements for the development’s half street improvements.
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1. Introduction

1.1 Location

Vintage at Kings Canyon includes 78.21% acres (APN #'s 007-573-06, 07, 08 and a portion of 009-01-
202). This includes 48.21% acres located west of Mountain Street and east of Ormsby Boulevard along
with 30+ acres west of Ormsby Road at the current terminus of West Washington Street. Figure 1

(below) depicts the project location.
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Figure 1 — Vintage at Kings Canyon Planned Unit Development Area

1.2 Purpose

This Development Handbook is a regulatory device intended to complement the zoning ordinance. Any
modification to this document requires the review of the Carson City Planning Commission and the

review and approval of the Carson City Board of Supervisors.
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The purpose of this Development Handbook is to provide for the orderly development of the Vintage at
Kings Canyon Planned Unit Development (PUD) project, while also assuring that quality architecture,
design, engineering, and community standards are achieved. Since implementation of public and private
improvements will occur in multiple phases, over several years, the standards and guidelines contained
herein establish a common framework to guide individual improvement plans. The development of the
property is controlled and restricted by these development requirements as well as by all applicable
government codes and regulations. This Development Handbook is not intended to limit creativity or
prevent variation necessary to respond to unique site conditions, but rather to generate consistency
and quality throughout the PUD.

1.3 Vision

The Vintage at Kings Canyon PUD is intended to provide for a sustainable community that includes a
range of residential land uses that complement not only each other but those that currently exist
outside of the PUD boundaries. The vision is to create an attractive community that promotes a variety
of housing types while also integrating into the surrounding area. A consistent design theme will be
included throughout the project area ensuring quality architecture, landscape treatments, and project
entry areas.

Complementing the new residential uses will be park space and linear open space along the property
borders that provides non-vehicular connectivity to the various internal and regional components of the
area.

1.3.1 Land Use Pattern

The residential mix within Vintage at Kings Canyon provides for varying levels of compatible densities,
allowing a mix of housing types and amenities. This mix allows for active adult living, transitioning to
smaller lots that require less maintenance, etc. The plan also provides for assisted and independent
living options that will allow residents greater care without the need to leave their neighborhood and
friends. This design will evoke a sense of community and supports walkability to project amenities and
nearby destinations. The project includes larger lots at the perimeter of the project, in order to more
closely match existing development, while smaller lots are centered within the project. More dense
uses such as assisted and independent living units are clustered internal to the site to ensure proper
relationships to existing neighborhoods that adjoin Vintage at Kings Canyon.
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1.3.2 Sense of Place and Community

Creating a sense of place is one of the key components in
creating a vibrant and balanced community. A sense of place
is fostered within Vintage at Kings Canyon by creating human-
scale environments in which the individual can feel both
comfortable and safe. This includes provisions for open
space and walking paths, a community recreation center with
swimming pool, common design themes, and residential

densities that complement each other. Furthermore, the
Vintage at Kings Canyon PUD promotes and provides for connectivity between various neighborhoods
and uses that are integrated through the standards included within this handbook.

1.3.3 Diverse Housing Mix

The Vintage at Kings Canyon PUD provides for neighborhood diversity by allowing for a mix of
residential densities and product types to support a wide range of resident interests and needs. This
diversity in densities and housing types serves to break up the monotony of traditional residential
development by reinforcing the dynamics of character and identity within the neighborhood. The
housing mix provides for a comprehensive active adult community and includes large, medium, and
small lot single family residential; assisted living facility; and an extended care facility.

Al 1'._1,',';.»
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1.3.4 Implementation

This handbook will be used by the Carson City Community Development Department as a guide for
reviewing specific developments within the boundaries of the Vintage at Kings Canyon PUD.

1.4 Allowed Uses

Allowed uses within the Vintage at Kings Canyon PUD shall be determined based on the underlying
zoning categories (per Carson City Municipal Code Title 18). However, additional restrictions are applied
to ensure compatibility with the surrounding area. Zoning within Vintage at Kings Canyon is primarily
residential, with one small area of Neighborhood Business (NB) zone to accommodate the assisted and
independent living facilities.

Allowed uses shall be strictly limited by the terms of this handbook. Important overall zoning elements
of the project include:

e for residentially zoned areas, allowed uses and density are based on the underlying plan
included with this handbook. Ancillary uses and structures (i.e. home based businesses,
garden sheds, etc.) shall be subject to Title 18 standards.

e for the 5.6+ acre Neighborhood Business (NB) zone, allowed uses are highly limited and more
restrictive than what is included in the Carson City Municipal Code. Allowed uses and
restrictions are included in Table 1.4.1 on the following page.

e uses in the NB zone shall serve only residents (and their invited guests) of Vintage at Kings
Canyon only. Members of the public shall not be allowed to access these services.

1-4
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1.4.1 Use Table
Allowed Uses within Vintage at Kings Canyon

Zone Permitted Uses Notes
SF12
Single Family Residential® Refer to zoning code for allowed
ancillary uses in single family
zones
SF-6
Single Family Residential® Refer to zoning code for allowed
ancillary uses in single family
zones
Sales Center Hours of operation shall be
between 9:00 am and 6:00 pm
NB '

Congregate Care

.AII buildings shall not exceed one-

story.  Subject to review and
approval of a Special Use Permit.

Assisted Living Center

All buildings shall not exceed one-
story. Subject to review and
approval of a Special Use Permit.

Independent Living Center

All buildings shall not exceed one-
story. Subject to review and
approval of a Special Use Permit.

Personal Service including art galleries, libraries,
café’s, resident food service, salons, barber shops,
dry cleaners, lounges, and similar

Limited to use by residents and
guests only. Commercial uses
open to general public are
prohibited.

Gym/Fitness Center

Limited to use by residents and
guests only. Commercial uses
open to general public are
prohibited.

Medical Office

Ancillary to assisted/independent
living and congregate care only.

General Office

Limited to Vintage at Kings
Canyon Administrative Offices
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Zone Permitted Uses

Notes

only

Sales Center

Hours of operation shall
between 9:00 am and 6:00 pm

be

1 - Housing shall be restricted to ages 55 and over.
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1.4.1 General Standards

a) The Vintage at Kings Canyon PUD is envisioned to include a mix of residential uses on lots ranging
between roughly 1,600 square feet and 14,000 square feet.

b) Assisted and independent living facilities are allowed within Vintage at Kings Canyon, as depicted on
the site plan included in this handbook and subject to the intensity and building mass described herein.

c) Personal services and retail-type operations shall be for the exclusive use of Vintage residents and
their guests. Public access to these services shall not be provided.

d) Uses within Vintage at Kings Canyon shall conform to the underlying zoning district(s) assigned to the
individual parcels as outlined in Title 18 of the Carson City Municipal Code.

e) Residents within this PUD must be 55 years or older. This requirement in enforced by the CC&Rs.

f) The maximum number of permanent residents is limited to two. This requirement in enforced by the
CC&Rs.

g) This Planned Unit Development shall not grant any special privileges or waivers in terms of public
review or entitlements otherwise required under the Carson City Municipal code in terms of allowed
uses or supplemental review.

1.4.2 Project Layout
As noted, vintage at Kings Canyon contains a mix of housing types. In order to provide maximum
definition to the eventual development, this mix of types shall be required to conform to the following

layout guidelines and regulations:

a) Single family residential lots shall be as described on the included site plan. This applies to total lot
countand general street layout.

b) Land uses for the NB-zoned area shall be determined by Section 1.4.1 of this document. The NB zone
shall be the only area of this project in which commercial type development is allowed.
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c) Assisted living, independent living, congregate care and memory care facilities shall be the primary

development within the NB zone. Personal services and boutique retail, related to the medical facilities,

are allowed in this area, subject to the limitations contained in Section 1.4.1 above.

d) Personal services and retail uses shall be restricted to more than 25% of total building area.

Figure 2 (below) serves as the site plan that forms the basis of the standards detailed in this chapter and

contained herein.
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Figure 2 — Site Plan

15 Plan Maintenance and Interpretation

1.5.1 Standards Not Addressed

In the instance that a specific development standard is not specifically called out or modified within the

context of this handbook, the provisions of the Carson City Municipal Code Title 18 for the underlying

zoning district shall be applied.
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1.5.2 Minor Deviations

The Carson City Community Development Director shall have the authority to grant minor deviations to
the standards contained herein. Any deviation in excess of 10% shall require either a Variance or
amendment to the PUD, including the applicable full public review process.

1.5.3 Subsequent Actions

This PUD shall not prevent Carson City, in subsequent actions applicable to the property, from adopting
new ordinances, resolutions, or regulations that conflict with those in effect at the time of adoption of
this PUD, except that any subsequent action by Carson City shall not prevent the development of the
property and uses as set forth in this PUD.

1.5.4 State and Federal Restrictions

In the event that State or Federal laws or regulations enacted after the adoption of the PUD prevent or
preclude compliance with one or more of the provisions of the Plan, such provisions shall be modified
or suspended as necessary to comply with State and Federal law. Any such action shall be taken by the
Carson City Board of Supervisors at a legally noticed public hearing.

1.5.5 Plan Amendments

It may be necessary to amend this PUD from time to time. This includes the need for clarification of
specific standards or uses, and the incorporation of new environmentally sound technologies.

Amendment of this Plan shall be made by means of a zoning map amendment process, subject to
review and approval by the Carson City Planning Commission and Board of Supervisors.

19
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1.5.6 Financing

Project financing shall be the responsibility of owner/developer. All necessary infrastructure to serve
the site shall be constructed at the expense of owner/developer and dedicated to Carson City as
appropriate.

Any agreement between owner/developer or a future tenant/user and Carson City for alternative
financing of infrastructure shall be allowed if agreeable to all parties, which agreement shall not be
unreasonably withheld.

The owner/developer is required to pay all applicable development impact fees as mandated by Carson
City and Nevada Revised Statutes.

1.5.7 Concurrency

Infrastructure upgrades are intended to occur in conjunction with land development. The master
developer is therefore prepared to address Carson City’s requirements for infrastructure upgrades as
part of the application and building process. Due to the inherently complicated timelines, and
frequently unpredictable nature of land planning and construction, it should be recognized that
flexibility in establishing completion dates for infrastructure upgrades is warranted and should be
addressed on a case-by-case basis as property is developed.

1.5.8 Phasing

Phasing of the Vintage at Kings Canyon shall be per the following phasing map. A larger phasing map is
included in the appendix.

1.5.9 Hours of Construction

The hours of construction for the development shall be from 7am-7pm Monday through Friday and 9am
—5pm on Saturday. No construction will be allowed on Sundays.
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2 Design Standards and Guidelines

The site planning standards and guidelines address general provisions of site development which
include building orientation, grading and drainage, parking areas, landscape, lighting, signs, walls and
fences, and service areas. Site planning controls the proper placement of buildings and internal roads
that service and access the various land uses in the community. It addresses the linkages and land use
relationships at a human-scale, in order to create a stimulating and visually pleasant community. The
goal is to promote pedestrian activity and safety, create visual compatibility with surrounding
neighborhoods and minimize negative impacts on the natural environment.

2.1 Assisted/Independent Living Development

2.1.1 Assisted/Independent Living Area Planning Standards
a) Building placement and orientation shall be designed to create visual interest along street frontages
and within publicly visible areas. Multiple buildings in a single project shall demonstrate a positive
functional relationship to one another.
b) Plazas, courtyards and pedestrian areas shall also be an important element in the design of assisted
living buildings. A visual link should be established between buildings through the use of architectural
features, landscaping, etc.

c) Buildings shall be oriented so that public access or windows face adjoining streets.

d) Plazas or common areas shall be located near building entrances or areas of high pedestrian traffic
to ensure their use.

e) To the extent possible, areas between buildings shall be utilized for plazas, outdoor seating, or
landscape features in order to eliminate “dead zones” of underutilized space.

2.1.2 Assisted/Independent Living Area Grading and Drainage
a) Design of the assisted living facilities shall be sensitive to the natural terrain, and structures should

be located to minimize necessary grading and preserve natural site features such as drainageways, etc.
Grading should blend with the natural topography of the site.
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b) Grading shall be designed to complement the architectural and landscape design character of the
surrounding area. Grading techniques can be used to screen parking and service areas, reduce the
perception of height and mass on larger buildings, and provide reasonable transitions between uses.

¢) Graded slopes should properly transition to existing natural terrain at project borders.

d) Man-made slopes shall not exceed an average of 3:1 slope and turf areas shall not exceed an
average 4:1 slope.

e) Areas disturbed by grading activities shall be revegetated prior to the issuance of a certificate of
occupancy. [f climatic conditions or other circumstances prevent planting at the time of occupancy, a
bond shall be provided for landscaping during the subsequent growing season. Drought tolerant plant
species shall be utilized to help minimize erosion.

f) New development must include a final hydrology report to be reviewed and approved by the Carson
City Engineering Department prior to the issuance of a building permit.

g) An erosion control plan shall be included with each grading permit.
2.1.3 Assisted/Independent Living Area Parking Lots
a) A minimum of 10 feet of landscaping shall be provided between parking lots and public streets.

b} A minimum 400 square foot interior planter shall be
provided at the end of parking aisles (refer to example to the

10 Spaces Max, Typical ~—
right). Planters shall include a minimum of one deciduous 4

tree (min. 1” caliper) — see example to right.

c) Landscape islands (minimum of 400 square feet) shall be
provided for every 10 spaces in large parking fields and shall
include a minimum of one tree (1 inch caliper minimum). See
example to right.

d) Pedestrian connections between parking lots and buildings shall be provided along with connections
to sidewalks along adjoining public streets.

2-2
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e) Parking areas shall be screened from adjoining residential areas through the use of landscaping and
berming. This buffer shall be a minimum of 10 feet in width (see example to right).

f) A maintenance schedule shall be maintained for parking lots that includes regular sweeping and a
snow removal/storage plan for winter weather events.

g) Parking lot sweeping shall be limited to the hours between 8:00 am and 9:00 pm.

h) Parking lot design, including space dimensions, aisle widths, etc. shall comply with the provisions of
the Carson City Municipal Code.

2.1.4 Assisted/Independent Living Area Landscaping
a) Landscaping, including plant materials and themes shall be consistent throughout the PUD.
b) Landscaping standards contained in the Carson City Municipal Code shall apply within the PUD.
Where a conflict exists between these design standards and the Municipal Code, the stricter of the
standards shall apply.
¢) Areas not utilized for parking, buildings, plazas,

. . (‘{"2\ /‘t

or access/circulation shall be landscaped to the é,ﬂ S0
R

back of curb. (A

LANDSCAPING INCLUDING A MIX OF
EVERGREEN AND DECIDUOUS TREES

BERMS SHALL BE PROVIDED
ADJACENT TO RESIDENTIAL USES

d) Drought tolerant plantings shall be used in PARKING LOT T l RESIDENTIALLY ZONED PROPERTY

conjunction with low water demand principles ! LANDSCAPE BUFFER
and techniques.

e) All landscaped areas shall be irrigated with permanent automatic irrigation systems. All irrigation

systems shall be placed underground.

f) Landscape maintenance shall be the responsibility of the Vintage at Kings Canyon Homeowners
Association or an established landscape maintenance association.
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2.1.5 Assisted Living Area Lighting
a) Adequate lighting shall be provided to ensure a safe pedestrian environment.
b) Parking lot lighting adjacent to residential areas shall be limited to 12 feet in height and shall
incorporate shielded fixtures that prevent spill-over to adjoining

parcels.

¢) The use of bollard lighting is encouraged in pedestrian areas. See

example to right.

d) Exterior lighting shall be used for purposes of illumination and safety only, and shall not be designed
for, or used as, an advertising display.

2.1.6 Assisted/Independent Living Area Signs

A limited use of signs may be included as part of the assisted/independent living facilities. Signs are
intended to be utilized only where necessary, and in an understated manner, emphasizing an image of
permanence and quality. Careful use of forms, styles, materials, and colors will establish continuity
throughout the community.

a) Signs shall be included on facades or entry canopies of buildings and illuminated or backlit with
indirect lighting. All signs shall be integrated into the architectural design of the building entry. Signs
shall be proportional to the building architecture.

b) Flashing or animated signs are prohibited.

c) Building signs that project more than 4 inches beyond the wall facade are prohibited, unless
incorporated as an architectural element.

d) No signs, other than project monument signs shall face residential areas located outside of the
Vintage at Kings Canyon PUD area.

2.1.7 Assisted/Independent Living Area Fencing
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A

B.

Solid fences and walls shall be utilized as necessary to enhance privacy and

provide security between uses.

Walls shall be constructed from materials that complement and integrate with the
adjacent building materials. Materials such as concrete block, precast concrete panels
or similar may be utilized. Walls height shall be limited to 6’maximum.

Solid fencing may be constructed between assisted living areas and adjacent
residential areas. Solid fencing may consist of wood, vinyl, or composite fencing
products. Fencing may be painted or stained if wood. Solid fence height shall be
limited to 6’ maximum.

Chain link and wire mesh fencing shall be prohibited, unless associated with sport
areas.

Gates are permitted in fences as necessary, and shall maintain the color and texture
of the adjacent fencing.
Trellis/entry gate elements shall be permitted above the 6’ heightlimit.
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2.1.8 Assisted/Independent Living Area Trash and Utility Areas

a) Service, maintenance and storage areas shall be screened from adjacent public right-of-ways,
pedestrian plazas or adjacent residential uses with landscaped berms, walls or plantings.

b) All refuse bins and containers shall be housed in permanent enclosures, located away from
commonly inhabited public areas. These enclosures shall meet the requirements of the Carson City
Community Development Department as well as waste collection company.

c) Refuse enclosures shall incorporate building materials, colors, etc. that complement the overall
project architecture. Solid, durable materials shall be used at the rear and sides of the enclosures, and
a minimum 80% solid gates shall be provided at the front. Wood and chain link are prohibited.

d) Refuse enclosures must include provisions for concrete pads or appropriately designed asphalt
sections in front of the enclosure. The area in front of the trash enclosure shall be a minimum of six (6)
feet to reduce pavement damage from disposal trucks.

2.1.9 Assisted/Independent Living Setbacks

Setbacks for assisted/independent living uses shall conform to the requirements outlined in the Carson
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City Municipal Code within the NB zoning district.
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2.2 Single Family Residential Areas

2.2.1 Neighborhood Diversity

Single family areas within the Vintage at Kings Canyon PUD will include varied densities and housing
types in order to create separate neighborhoods within the project. This can be accomplished through
the use of varied housing types, distinct architectural styles and elements, etc.

a) Densities within single family areas shall be as generally depicted on the site plan.

b) Neighborhood density shall properly relate to adjoining developed areas and provide for transition
between neighborhood types. Proper transitions can include feathering of density/lot size, landscape
buffers, or walls/fences that serve to identify community boundaries.

d) Varied densities are included throughout the PUD boundary to allow varied product types.

e) It is the intent of the PUD to provide a number of distinctly different neighborhood types rather than
a single “large neighborhood” with a single product type.

2.2.2 Single Family Neighborhood Design

Neighborhoods within the PUD will promote quality development that is complementary to the existing
built environment, while establishing its own sense of identity through uniform and innovative design
standards. A variety of single family detached are anticipated within the PUD boundary.

a) To the extent possible, “forward” architecture shall be used in the design of homes. This is
accomplished by placing entries, windows, front porches, and living areas towards the street on most
plan variations.

b) When possible, plans should be reversed and plotted so that garages and entries are adjacent to
each other. This creates an undulating sense of setback. Occasionally this pattern should be broken so
that it will not become overly repetitious or reflected by the massing across the street.

¢) The garage shall not be the dominant feature of the building facade facing the street and should be
offset through architectural detailing for garage forward elevations.
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d) So as not to contribute to a repetitious and monotonous appearance along the street, the use of
varying building setbacks from the street right-of-way is encouraged.

e) Neighborhoods shall provide connections into the community trail system,

f) Zero lot line side setbacks shall be allowed as identified on the site plan,

g) In order to avoid a “walled-in” feel, homes backing to parks, open space, or drainage corridors shall
include open rear fencing. This includes the use of split rail or iron fencing.

h) Except for zero lot line areas, minimum setbacks for single family residential areas shall comply with
the following:

Front Yard 20 feet

Side Yard 5 feet

Rear Yard 20 feet

In order to provide for visual interest within the streetscape, front setbacks may be reduced up
to 5 feet in order to achieve a non-monotonous/repetitive streetscape pattern.
i) 30% of the gross area must be maintained as common open space. See attached open space exhibit
showing for reference. Although minor deviations can occur, this minimum must be maintained for the
project as a whole.

2.2.3 Single Family Grading

a) The design of residential neighborhoods shall be sensitive to the natural terrain, and structures shall
be located in such a manner so as to minimize necessary grading and preserve natural site features and
drainage ways. Any grading of the site terrain shall blend with the natural topography of the site.

¢) Graded slopes shall be rounded resulting in smooth, harmonious transitions between the man-made
terrain and the natural terrain.

d) All graded slopes shall be revegetated prior to building occupancy. If climatic conditions or other
circumstances prevent planting at the time of occupancy a bond shall be provided for landscaping
during the subsequent growing season or other arrangements made for revegetation, subject to the
approval of the administrator. Drought tolerant plant species shall be utilized to help minimize erosion.
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2.2.4 Single Family Landscaping

a) Front yard landscaping shall be installed by the builder
prior to the occupancy of the individual home. See
example to right.

b) Front yard landscape packages shall provide for a
minimum of 1 tree per 50 lineal feet of street frontage as
well as a minimum of 12 shrubs. Trees shall be a
minimum of 1 inch caliper for deciduous and 6 feet for
evergreens. Shrubs shall be a minimum of 2 gallon.

c) Xeriscape options for front yards shall be permitted.
Xeriscape packages must include the required trees and
shrubs outlined under the previous standard.

REAR/ SIDE YARD REAR/ SIDE YARD
BY OWNER

6 HT. PRIVACY

FENCWO

=—— SIDEWALK

: TION
.. STREET FRONTAGE TREE -IIr STREET \ 24" TURF SEPARA’
(1 TREE/ 50 LF OF FRONTAGE) \_ (XERISCAPE AREA)

FRONT YARD PLANT LIST
T DEsCRI TN

u ErE T

= w

FRONT YARD TREES*

MULCH NOTE: ALL SHRUB BEDS SHALL RECEIVE 3" DEPTH OF MULCH WITH WEED CONTROL

*FRONT YARD / STREET FRONTAGE TREE QUANITITY BASED ON
1 TREE PER 50 LF OF STREET FRONTAGE.

TYPICAL FRONT YARD PLAN

c) Front yard landscaping is required for all homes and will be reviewed and approved with the

tentative map establishing installation timing.

d) Front yard landscape packages shall include automatic irrigation systems.

2.2.5 Single Family Lighting

a) Lighting shall be designed to differentiate land use areas, emphasize community amenities, provide

continuity along street corridors and ensure the safety of residents and users.

b) Exterior lighting shall be shielded from projection offsite and designed to be compatible with the

architectural and landscape design of the home.

2.2.6 Single Family Walls and Fencing

a) Walls may be used where necessary to provide privacy and security.

b) Walls within the community shall not become the dominant visual element and walls where needed

shall blend into the overall landscape.
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c) Walls shall not exceed 6 feet in height. Acceptable materials include stone, stone veneer, split
face/precision block, slump stone, and stuccoed CMU.

d) Open fencing shall be used where the rear of individual lots are adjacent to open space. See
examples below.

e) Open fences at rear yards may include landscaping with trees and shrubs to screen views of private
yards from adjacent properties, common areas, and/or roadways.

f) Acceptable open fencing materials include wood or vinyl split-rail or wrought iron. See examples

below.

g) Single family residential lots may include solid privacy fences. Acceptable materials include wood
and vinyl. Privacy fencing shall not exceed 6 feet in height.

h} Chain link fencing is prohibited within residential areas.

2.3 Community Buffer Areas

In order to ensure compatibility with existing adjoining neighborhoods, the following standards are
included with the PUD:

a) A minimum thirty (30) foot landscape buffer shall be included around the entire perimeter of the
Vintage at Kings Canyon.

b)
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b) Buffer areas shall provide a minimum six (6) foot concrete walking path providing pedestrian
connections within the community as shown on the site plan.

c) Bollard lighting, no more than 4 feet in height, may be provided within buffer areas in order to light
pedestrian pathways. Bollard Lighting is not permitted within the public trail system along the project’s
southern boundary or along Ormsby.

e) All buffer area landscaping and improvements shall comply with the preliminary landscape plan and
site plan adopted with the Vintage at Kings Canyon PUD.

2.4 ARCHITECTURE STANDARDS AND GUIDELINES

2.4.1 Architectural Theme

The Vintage at Kings Canyon community is designed to naturally integrate a relaxed livable design that
integrates indoor and outdoor living. The architectural feel of the community combines an informal and
country feel of farmhouse inspiration with timeless architecture set in a beautiful landscape of west
Carson City and the Sierra backdrop. Community buildings have functional porches that provide a
transitional space for people to gather. Expanded dormers and symmetry throughout the building with
a relaxed covered entrance dictate the building elevations.

2.4.2 Assisted/Independent Living Architecture

Assisted/independent living areas within the Vintage at Kings Canyon PUD are envisioned to
complement residential uses in function and form. These areas and buildings shall incorporate the
same architectural principles as the residential areas and include elements such as rock, stone, brick,
etc.

2.4.3 Assisted Living Building Mass and Form

a) Individual buildings, forms, and components shall be designed as a whole to ensure unity to the
overall design of the center.

b) Facades shall include articulation to ensure that large scale buildings are softened and appropriate
for the area at a human scale.
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c) Visual interest shall be created in building facades through the incorporation of wall plane
projections or recesses that are a minimum of two (2) feet in depth.

d) Wall plane projection or recess may be substituted with a combination of vertical or horizontal
elements such as trellises, awnings, shed roofs, or columns. Any such element must have a minimum of
2 feet change in vertical or horizontal projection or recess. The proposed alternative design solution
shall meet the intent of this standard.

e) In assisted living areas adjoining residential uses, building heights shall relate to the adjacent
development to enhance view corridors and ensure compatibility.

f) Texture change, material change, or relief change shall be incorporated into buildings to avoid large
expanses of blank walls and box-like structures.

g) Buildings in excess of 10,000 square feet should vary building and roof forms to give the appearance
of smaller forms to maintain a human scale..

h) All assisted living buildings shall incorporate a consistent architectural theme.

i) Assisted/independent living units shall be limited to one-story. Architectural elements such as
dormers and upper windows may be used to add visual interest but shall not include inhabitable space.

2.4.4 Assisted/Independent Living Roof Form

a) Rooflines shall include variations to add visual interest and reduce the scale of large buildings. Refer
to example below.

e g s

TPECLLINEAE Y =

b) Roof profile elements visible at ground level shall incorporate horizontal and vertical offsets as
depicted in the example above.

c) All rooftop equipment shall be screened from public view at street level and the parking lot.
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2.4.5 Assisted/Independent Living Materials and Colors

a) The colors and materials of buildings shall be compatible with those of adjoining buildings/uses.
b) Exterior building materials shall be of high quality. These may include, but are not limited to:

- brick

- stained, painted, or weathered wood/cementitious products such as heavy timbers or stock
lumber

- stone veneer/cultured stone

- integral color split face block or rough cut wood.

- metal such as corrugated, battened or standing panelized systems; performed painted or
stained metal shapes

- fabric or metal awnings

- dimensioned asphalt or simulated wood shingles

c) Accent colors may be used to emphasize special fagade elements in order to attract attention at
focal points.

d} Facades shall include the use of earth tone palette colors in broad expanses. The use of high
intensity colors are discouraged unless they are used to accentuate architectural forms or features.

e) Building trim and accent may feature a brighter palette of colors used to direct focus toward visually
interesting building elements.

f) The following exterior building materials are not allowed as predominant features on building
facades:

- integral color smooth-faced or painted concrete masonry

- tilt-up concrete panels without textures or finishes

- pre-fabricated steel panels

- unprotected wood

- dimensional asphalt shingles {architectural grade asphalt shingles may be used on roofs)

2.4.6 Residential Architectural Elements

a) New structures within the PUD shall, at a minimum, incorporate a minimum of two of the following

elements:

- Gable roofs with deep overhangs.
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- Exposed rafters, brackets, columns, etc.

- Decorative doors and windows

- A mixture of 2 (at a minimum) exterior elements including stucco, wood siding or shingles,
brick, or stone

- Exterior porches or courtyards

b) Acceptable roofing materials include concrete tile, slate, or architectural grade (30+ year)
composition asphalt shingles. Metal roofing may be used as an architectural element in conjunction
with the previously listed materials.

c) Flat roofs are prohibited in residential areas.

d) Metal buildings are prohibited.

e) Modular homes are not permitted within the Vintage at Kings Canyon PUD.

f) Building articulation shall include a minimum of 4 separate roof planes incorporated on front/primary
elevations. Front/primary elevations shall contain a minimum of 2 wall planes offset by a minimum of 3
feet.

g) Building colors shall utilize an earth tone pallet such as browns, tans, whites, greens, deep reds and
oranges, pale yellows, etc. The use of bright or vibrant colors is prohibited with the exception of
highlighting architectural elements.

2.4.7 Single Family Residential Architecture

Architectural standards for residential areas promote an upscale development concept that reflects a
western and ranching heritage while providing for modern amenities and features. Although
neighborhoods may include distinctive architectural designs, common elements serve to create a
cohesive community that creates a sense of place.
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2.4.8 Single Family Building Mass and Form

a) Home facades shall incorporate the architectural style and materials outlined in section 2.3.1.

b) A minimum of 2 distinctive floor plans shall be used within each project phase.

c) Architectural details and stylings used on the front of the home shall be carried over to all elevations.
d) A minimum of 2 distinctive front elevations shall be included for each model within each phase.

e) Varied setbacks, floorplans, and elevation packages shall be used within subdivisions to create a
visually interesting streetscape.

2.4.9 Single Family Roof Form

a) Roof planes are required to vary through the use of architectural features such as dormers, gables,
hipped roofs and variations in pitch appropriate to the homes chosen architectural style. See example
images below.

2.4.10 Single Family Materials and Colors

a) As mandated within other provisions of this handbook, single family homes shall incorporate an
earth tone color palette. The use of bright and vibrant colors is prohibited with the exception of
enhancing key architectural elements and features.

b) Conflicting architectural styles within a single subdivision shall be prohibited.
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c) Building materials and elements shall be consistent with those outlined under previous standards.

2.4.11 Single Family Garages

a) Garages shall include a minimum of 5 feet offset from inhabitable areas. Front elevations should
provide focus on living areas and not garages. See example image below.

R b} Garage forward plans shall be
-.I.‘-'_lf“ : )

g = el permitted when offsets (5 feet
minimum) exist for the garage in order
to provide visual distinction between

il m ||. . l ¢/ the garage and residence.

LI

2.5.1 Community Entries

In order to create a distinct community entry and establish a sense of place, distinct community entries
shall be located at the primary project entries, subject to the following standards:

a) Entry monuments shall be located adjacent to Mountain Street and Ormsby Boulevard. At a
minimum, entries shall be located at the Mountain Street entry and Ormsby Boulevard entry (east side
of Ormsby). Entry monuments on the west side of Ormsby are optional.

b) Entry monuments shall include materials that complement those detailed in the architectural
standards of this handbook, including the use of stucco, stone, and wood accents. See example below.

c) Entries may include signage as illustrated above. Any signage shall include indirect or back-lighting.
Can signs and internal illumination are prohibited.
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d) Gates at entries shall be opened from 7am to 7pm.
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3 Public Services and Infrastructure

3.1 Parks, Open Space, and Trails

The Vintage at Kings Canyon PUD envisions a community that is linked, internally and to the
surrounding neighborhood, through a system of trails, open space, and a community park. The intent
of these standards is to implement the provisions of the Unified Pathways Master Plan, Parks and
Recreation Master Plan, and Open Space Master Plan adopted by Carson City.

3.1.1 General Standards

a) A Home Owner’s Association (HOA) shall be formed by the Master Developer to provide for the
maintenance and upkeep of all common open space roads, sidewalk, landscaping, trails, and
park/recreation facilities and amenities. The HOA shall be in place prior to the issuance of the first
certificate of occupancy. The HOA at a minimum will be responsible for the following:

e Debris, weed and litter control

e Noxious weed management

e Care and replacement of plant material

o Plant material irrigation and system repair

b) Pathways and trails, other than those described in Section 3.2 {following) shall conform to the
standards and policies of the Unified Pathways Master Plan adopted by Carson City on April 6, 2016 (as
revised March 15, 2007).

c) The new park facility within the Vintage at Kings Canyon PUD shall conform to the Parks and
Recreation Master Plan as adopted by Carson City on April 6, 2006.

3.1.2 Trails and Pathways

a) Trails, pathways, and sidewalks not specifically called out within this section shall conform to the
standards outlined in Section 6 of the Carson City Unified Pathways Master Plan (Pathway Types).

b) A meandering path (consistent with Unified Pathways Master Plan standards) shall be constructed
along an east/west route, connecting the existing Mountain Street trailhead and passive park area to
Ormsby Blvd. This pathway may follow drainage channels where feasible and shall meet the guidelines
for an “off-street/multi-use trail.”
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¢} The meandering path that connects the existing trailhead at Mountain Street to the existing
Longview trails shall be concrete, a minimum of ten (10) feet in width with an additional three (3) feet
of decomposed granite.

d) Pathways located elsewhere within common areas (excluding residential sidewalks) shall be

concrete and a minimum of six (6) feet in width.

e) Trail/pathway locations shall be in substantial conformance with those included on the Vintage at
Kings Canyon PUD site plan.

f) A meandering path (consistent with Unified Pathways Master Plan standards) shall be constructed
connecting Ormsby Blvd to open space to the west of the project site. This pathway may follow
drainage channels where feasible and shall meet the guidelines for an “off-street/multi-use trail.”

g) The east/west trails being constructed shall, at a minimum, include landscaping and pedestrian
amenities. Trees (either evergreen or deciduous) shall be planted at a rate of 1 tree per 50 lineal feet
with a minimum of 4 shrubs per tree. Park benches shall be located along the trails at a rate of 1 bench
per 500 lineal feet of trail.

h) A fitness course may be substituted for park benches. See examples below:

i) Internal trails shall be constructed where appropriate, in order to connect different project roadways
or land use elements.

j) The applicant/developer shall be required to demonstrate that trail connectivity between parks,
trails, and the overall open space network is being provided. This shall be to the satisfaction of the
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Community Development and Parks and Recreation Departments.
3.1.3 Common Open Space

a) Drainage channels shall be incorporated into open space areas and include trails/paths as described
in section 3.1.2

b) Open space areas shall be maintained through a private homeowners association(s).
¢) Landscape medians, parkways, corridors, etc. included within common or open space areas shall be
maintained by an individual homeowners association(s)

3.1.4 Parks — General Standards
a) Parks within the Vintage at Kings Canyon PUD shall be maintained through implementation of a
Home Owner’s Association
b) Opportunities for joint use of park and open space facilities (i.e. stormwater detention basins) shall

be a priority within the Vintage at Kings Canyon PUD.

c) All park facilities and open space areas shall have access to the overall trail and pathway network
within the PUD area.

d) The park facility within Vintage at Kings Canyon will be coordinated with the Carson City Parks and
Recreation Department for review and approval.

e) Park design shall be consistent with Carson City Parks and Recreation Department guidelines and
standards, including water conservation design elements.

f) The operation and maintenance of the Park will be as outlined by separate agreement between the

HOA and Carson City Parks and Recreation Department. The park will be maintained by the HOA per
the City’s standards at a minimum.

3.2 Sanitary Sewer

a) All new development within the Vintage at Kings Canyon PUD shall be required to connect to
municipal sanitary sewer service.

b) A final sewer report demonstrating capacity to serve the development shall be submitted with each
individual project within the PUD boundary.
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c¢) The site has no known constraints which would impact the ability to be served by a gravity fed
extension of the public sewer.

3.3 Water Service

a) All new development within the Vintage at Kings Canyon PUD shall be required to connect to
municipal water service.

b) All new development shall be required to pay applicable water connection fees and demonstrate
that adequate water supply is available to serve the project and dedicated for use.

¢) Separate irrigation meters will be employed in accordance with the guidelines present at the time of
connection.

3.4 Storm Water Management

a) The primary stormwater channels shall be designed to contain the existing off-site watershed
discharges as well as the existing discharges from the PUD area.

b) Onsite retention and detention facilities are required within the development per Carson City
standards.

c) Existing overall drainage patterns shall be maintained to the extent possible. Any deviation shall
require review and approval by the Carson City Engineering and Public Works Departments.

d) A comprehensive drainage impact analysis for the overall Vintage at Kings Canyon PUD shall be
reviewed and approved with the first permit request. The analysis shall provide estimates of project
impacts at buildout along with required upgrades, improvements, etc. as well as with triggers for when
these improvements are required.

3.5 Utility Service

a) All utility services within the Vintage at Kings Canyon PUD shall be undergrounded. Overhead power
lines shall be prohibited.

b) Plans for electrical, natural gas, telephone, and cable service shall be reviewed and approved by the
applicable purveyor (i.e. NV Energy, Southwest Gas, ATT, etc) prior to the issuance of a building permit.
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3.6 Roadways

a) All roadways within the Vintage at Kings Canyon PUD shall comply with the standards and
requirements included within the Carson City Municipal Code. The specifications contained in the
roadway section detail, below, shall be applied to roads internal to the project.

R
i 50° R/W WDTH "
2 ¢ &
; 175
: MIN P.C.C. SIDEWALK |
3" PGBA-2BNV
| /’PAVE“ENT_ ROLLED CURS & —\ |
‘_“_,—'
\-a' TYPE 2, CLASS B AGG
* OR AS APPROVED BY GEOTECH BASE (COMPACTED TO 95%)
NOTES:

ALL A.C. SURFACES SHALL BE COMPACTED TO 96% (MINIMUM) MARSHALL MAXIMUM DENSITY
AND RECEIVE A FOG SEAL

BITUMINOUS PAVING MACHINES SHALL BE SELF CONTAINED, POWER—PROPELLED UNITS, WMTH AN

ACTIVATED SCREED OR STRIKE—OFF ASSEMBLY, HEATED IF NECESSARY, MINIMUM HOPPER CAPACITY OF
10 TONS AND CAPABLE OF SPREADING AND FINISHING COURSES OF BITUMINOUS MIXTURE IN LANE AND
SHOULDER WADTHS APPUCABLE TO THE SPECIFIED TYPICAL SECTION AND THICKNESS SHOWN ON PLANS.

ROADWAY SECTION

i

"'i'f/;,.—i 4 1/2'|—f"7_ 1/2 it

I,

ROLLED
CURB & GUTTER

SCALE: N.T.S.

3.7 Traffic Impacts

a) A comprehensive traffic impact analysis for the overall Vintage at Kings Canyon PUD has been
included. With each phase a sealed memo will be required showing no changes that effect traffic
counts or patterns have been made.
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3.8 Fire Protection

The Carson City Fire Department currently services the project area. Due to the infill location of this
project, the Fire Department is not required to expand their service area.

3.9 Police Protection

The Carson City Sheriff's Department currently operates patrols in the area.

3.10 Schools

As an age-restricted community, Vintage at Kings Canyon will have no impact on schools. T
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Carson City Planning Division FOR OFFICE USE ONLY: NE C F: ﬁ V [?“ ™)
108 E. Proctor Street- Carson City NV 89701

—---..___—________-

Phone: (775) 887-2180 ° E-mail: planning@carson.org AUG 9 6 2 B
TENTATIVE MAP FOR A PU

FILE # TPUD — 16 - " pCARSON ciry
APPLICANT PHONE # STATE FEES: See checkiist, Submit the twosé‘?ﬁfL
Vintage at Kings Canyon, LLp 775-240-0241 | checks at the time of initial application submittal.
MAILING ADDRESS, CITY, STATE, ZIP - .

i ' FEE: $3,450.00 + noticing fee + CD containing
9130 Double Diamond Pkwy. Reno, NV 89521 | application digital data (all to be submitted once the
ENGINEER PHONE # application is deemed complete by staff)
Lumos & Associates, Inc. 775-883-7077 SUBMITTALPACKET
MAILING ADDRESS, CITY, STATE, ZIP See checklist (fill out checklist and return to staff

800 E. College Pkwy. Carson City, NV 89706 with the application packet)
EMAIL ADDRESS

rbernier@lumosinc.com

PROPERTY ADDRESS, CITY, STATE, ZIP

1450 Mountain Street Carson City, NV 89703

PRESENT ZONING APN(S)
SF-6 , SF-12, SF-1A 007-573-06, 07, 08 & 009-012-02

Application Reviewed and Received By:

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 required modifications to Carson City's Land Use Regulations are as follows:

Please see following sheet

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

kaeli@f;’@—? agree to fulfill all conditions established by the Board of Supervisors.
z%%?‘@;:ﬂ; ] /l7/20/L_

Applicant’s Signature Date *

PROPERTY OWNER'S AFFIDAVIT

i\J\( d‘k( \ AN y\f L \ 0" , being duly deposed, do hereby affirm that | am the record owner of the subject property, and that | have

knowlad e of, ar{d | agree to, the ﬂilng‘dﬂhlsc plication.
) . -
?\- A Pty Jede 12 & C/(‘Ck'\\/\ O) 13w
Signstur§ V i Address Date
Use additional page(s) if necessary for olher names.
STATE OF NEVADA )
COUNTY (av§in cihy )
On HUL]L{ 5 O ,20_0|.1/, personally appeared before me, a notary public, W\eaoen IL ( ((ﬁf | . personally
known (or proved) to me to be the_person whose name is subscribed to the foregoing document and who acknowledged to me_that He/she executed they
rorggol gdocumant E e A o S o o o S
N, L. PETERSON
( AL ) Or\ E Ao NOTARY PUBLIC
Nota:y h STATEOF NEVADA  {
\ No. 13- 102353 My Appt. Exp. Mar. 6, 2017 &
Nrsrrce s

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 af
775-887-2180.

84




To be included on the Tentative Map for a PUD application page:

The required modifications to Carson City’s land use regulations are as follows —

Side setbacks on small lots — Carson City Municipal Section 18.04.190

For small lots in Vintage at Kings Canyon, the allowed side setback is 0’. This is a reduction from the SF6
standard of a minimum of 5.

Parking for Non-residential uses — Carson City Municipal Code Division 2 Section 2.2

Code requires parking at a rate of 1 space per 100 square feet of gross building area for personal
service-type uses (i.e. nail salons, barber, etc.) While there is significant parking at the site, it has not
been specifically assigned to the personal service uses. This is because these uses are not open to the
public and do not serve people from outside the development. Therefore, dedicated parking is not
required for these uses.

Street Design/Street Section - Carson City Municipal Code Division 12 Section 12.12.6

Code requires local streets to include standard (“L” curbs). Proposed streets in vintage at Kings Canyon
may include a rolled curb where appropriate and parking on one side of the street.
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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
Sk oot ZONING MAP AMENDMENT
FILE # ZMA - 16 - FEE: $2,450.00 + noticing fes
APPLICANT PHONE # SUBMITTAL PACKET
Vintage at Kings Canyon, LLP 775-240-0241 o
MAILING ADDRESS, CITY, STATE, ZIP S Cvﬁﬁ'tf:tg’;;g{rgescﬁpﬁon
9130 Double Diamond Pkwy. Reno, NV 89521 O  Site Plan
EMAIL ADDRESS | :roposal Questionnaire With Both Questions and
: nswers Given, Supporting Documentation
vmce@scottd evelopment. net O Applicant's Acknowledgment Statement
PROPERTY OWNER PHONE # O 6 Completed Application Packets (1 Original + 5
Andersen Family Assoc. 775-721-3712 (D:opies) -
O ocumentation of Taxes Paid-to-Date (1 copy)
MAIRINCIADDEESS, CIis SIATE; Z'P_ 0  Project Impact Reports (Engineering-4 copies)
PO Box 1746 Carson Clty, NV 89702 O CD containing application data (all to be
EMAIL ADDRESS gubrtnigc)ed once application is deemed complete
) y sta
megkalley@pacbell.net
APPLICANT AGENT/REPRESENTATIVE PHONE # Application Reviewed and Received By:
Rebecca Bernier/Lumos & Assoc. Ing 775-883-7077
MAILING ADDRESS, CITY, STATE, ZIP
. Submittal Deadline: See attached PC application submittal

800 E. College Pkwy. Carson City, NV 89706 schedule.

Note: Submittals must be of sufficient clarity and detail such
EMAIL ADDRESS .

that all departments are able to determine if they can support
rbe rnlel’@l UmOSI nc.com the request. Additional Information may be required.

Project's Assessor Parcel Number(s) Street Address ZIP Code
007-573-06 & 08 1450 Mountain Street Carson City, NV 89703

Project's Master Plan Designation Project's Current Zoning Nearest Major Cross Streel(s)

Medium Density Residential SF-6 and SF-12 |Mountain St. @ W. Long St./Ormsby Bivd. @ W. Washington St.

Briefly describe the components of the proposed project: in accordance with Carson City Municipal Code (CCMC), Section 18.02.075. In addition
to the brief description of your project and proposed use, provide additional page(s) to show a more detailed summary of your project and proposal.

This is a zone change request to amend a 5.6 acre site from a mix of SF-6 and SF-12 to NB
in order to establish assisted and independent living uses within the Vintage at Kings Canyon PUD.

Refer to attached report for highly detailed specifics and analysis.

PROPERTY OWNER'S AFFIDAVIT

L, {\J\ Udi o ¢ }( \ £ ( { 'y 7 , being duly deposed, do hereby affirm that | am the record awner of the subject property, and that
I have kno ladgis of, and | agree fo, Q‘thg of this application.

\AMAAN A 170 Ciciwn BLrtle
Sighature | Address Date
Use additional page(s) if necessary for other names.

On ﬁ yqud [t 200, Neagen W (fl/] , personally appeared befare me, a
notary. publid, personally known (or proved) to me to be the person wheSe name is subscribed to the foregoing document and who acknowledged to
?ﬁthFl _he?,-'she execule'd the foregoing document. ghu ¢ o l, NW‘UI a
T (s Ay
L. PETERSON
= NOTARY PUBLIC .
RRNT STATE OF !'IAEVASDI;M.’
3 Y. .
f\\: No, 13402363 MYAPPLED 0 A 86




Carson City Planning Division FOR OFFICE USE ONLY:
108 E. Proctor Street - Carson City NV 89701 CCHcha2

Phone: (775) 887-2180 * E-mail: planning@carson.org
SPECIAL USE PERMIT
FILE # SUP - 16 - FEE: $2,450.00 MAJOR

APPLICANT _ PHONE # $2,200.00 MINOR (Residential
Vintage at Kings Canyon, LLP 775-240-0241 zoning districts)
MAILING ADDRESS, CITY, STATE, ZIP + noticing fee
9130 Double Diamond Pkwy. Reno, NV 89521 | susmirraL packer
EMAIL ADDRESS O 8 Completed Application Packets

. 1 Original + 7 Copies) including:
vince@scottdevelopment.net 1wt
PROPERTY OWNER PHONE # 0O  Written Project Description

. O  Site Plan
Andersen Fam”y Assoc. 775'721 '371 2 O  Building Elevation Drawings and Floor Plans
MAILING ADDRESS, CITY, STATE, ZIP 0O  Proposal Questionnaire With Both Questions and
. Answers Given

PO BOX 1 746 Carson C|ty, NV 89702 O  Applicant's Acknowledgment Statement
EMAIL ADDRESS O  Documentation of Taxes Paid-to-Date (1 copy)

0O Project Impact Reports (Engineering) (4 copies)
meg ka"ey@ paCbe" .net O €D containing application digital data (to be submitted
APPLICANT AGENT/REPRESENTATIVE PHONE # once the application is deemed complete by staff)
Rebecca Bernier/Lumos & ASSO% 775-883-7077 Application Reviewed and Received By:

MAILING ADRESS, CITY STATE, ZIP Submittal Deadline: See attached PC application submittal

800 E. College Pkwy. Carson City, NV 89706 | schedule.

Note: Submittals must be of sufficient clarity and detail such
EMAIL ADDRESS that all departments are able to determine if they can support

rbe rn ier@lumOSinC.Com the request. Additional Information may be required.

Project's Assessor Parcel Number(s): Street Address ZIP Code
007-573-06 & 08 1450 Mountain Street Carson City, NV 89703
Project's Master Plan Designation Project's Current Zoning Nearest Major Cross Streel(s)

Mixed Use Commercial (proposed)|SF-6 and SF-12 (NB proposed) Mountaln St. @ W. Lang St./Omsby Bivd. @ W. Washington St.

Briefly describe your proposed project: (Use additional sheets or attachments if necessary). In addition to the brief description of your project and
proposed use, provide additional page(s) to show a more detailed summary of your projecl and proposal. In accordance with Carson City Municipal
Code (CCMC) Section: , or Development Standards, Division .Section , a request to allow
as a conditional use is as follows:

This is a SUP request to establish assisted and independent living uses within a proposed 5.6 acre NB zone to be included in the Vintage at Kings Canyon PUD.

PROPERTY OWNER'S AFFED{\}I!T
1, \\:\3 [T aYaln l L\L; k L- e, being duly deposed, do hereby affirm that | am the record owner of the subject property, and that | have

knowled eof and | ag ato the filing of'this application. P ) E
‘ bt 2. 05 ( e AP
Qign‘atut i Address Date
|

Use addilional page(s) if necessary for other names.
STATE OF NEVADA )
COUNTY (2w §tn Cihy )
On f uqgu st | 'Ifh 2.0y, Wieaden * N peagrrarereccors eared before me, a notary public,
personally’known (or proved) to me to be the person whose name i s#&GTRed to the fd:eﬁﬁ'li REENnent §hd who acknowledged to me that he/she
exi cuied the f ragaing document ! NOTARY PUBLIC

¥ { / }z : STATE OF NEVADA
Notary F“Jblic b."o 102363 My AppL Exp Mar 5, 2017

INOTE: If your project is located within the historic district, airport area, or downtown area, it may need to be scheduled before the Historic Resources|
Commission, the Airport Authority, and/or the Redevelopment Authority Citizens Committee prior to being scheduled for review by the Planning
Commission. Planning personnel can help you make the above determination.
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CARSON CITY

Capital of Nevada

Treasurer Home l [ Assessor Data Inquiry | | Back to Last Page I

Secured Tax Inquiry Detail for Parcel # 009-012-02

Tax Year: 2016-17

Property Location: 1800 KINGS CANYON RD Roll #: 000408
Billed to: ANDERSEN FAMILY ASSOCIATES District: 2.4
P O BOX 1746 Tax Service:

CARSON CITY, NV 89702-0000 Land Use Code: 692 l Code Tabli
Includes Personal Propel

Outstanding Taxes:
Prior Year Tax __Penalty/Interest Total Amount Paid Total Due

No Prior Year Taxes

Current Year

08/15/16 602.10 602.10 602.10 .00
10/03/16 599.00 599.00 .00 599.00
01/02/17 599.00 599.00 .00 1,198.00
03/06/17 599.00 599.00 .00 1,797.00
Totals: 2,399.10 .00 2,399.10 602.10

Payment Cart I | History

Additional Information |

2016-17 2015-16 2014-15 2013-14 2012-13
Tax Rate  3.5200 3.5200 3.5400 3.5600 3.5600

Tax Cap Percent 2 3.1 3.0 3.5 4.5
Abatement Amount 94716 1,062.52 359.72 412.54 417.00

88



CARSON CITY

Capital of Nevada

Treasurer Home ] I Assessor Data Inquiry ] [ Back to Last Page |

Secured Tax Inquiry Detail for Parcel # 007-573-06

Tax Year: 2016-17

Property Location: N ORMSBY BLVD Roll #: 000405
Billed to: ANDERSEN FAMILY ASSOCIATES District: 2.4
P O BOX 1746 Tax Service:
CARSON CITY, NV 89702-0000 Land Use Code: 600 | Code Tabli

Outstanding Taxes:
Prior Year Tax __Penalty/Interest Total Amount Paid Total Due

No Prior Year Taxes

Current Year

08/15/16 88.87 88.87 00 88.87
10/03/16 9.00 9.00 00 97.87
01/02/17 9.00 9.00 00 106.87
03/06/17 9.00 9.00 00 115.87
Totals: 115.87 .00 115.87 .00

Payment Cart | | History

[ Additional Information

2016-17 2015-16 2014-15 2013-14 2012-13
Tax Rate  3.5200 3.5200 3.5400 3.5600 3.5600

Tax Cap Percent 2 3.2 3.0 42 6.4
Abatement Amount 156.90 28.24 22.82 15.92 2.89
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CARSON CITY

Capital of Nevada

Treasurer Home l [ Assessor Data Inquiry I | Back to Last Page |

Secured Tax Inquiry Detail for Parcel # 007-573-07

Tax Year: 2016-17

Property Location: N ORMSBY BLVD Roll #: 000406
Billed to: ANDERSEN FAMILY ASSOCIATES District: 2.4
P O BOX 1746 Tax Service:

CARSON CITY, NV 89702-0000  Land Use Code: 600 [ Code Tabl

Outstanding Taxes:
Prior Year Tax _Penalty/Interest Total Amount Paid Total Due

No Prior Year Taxes

Current Year
08/15/16 26.67 26.67 .00 26.67
10/03/16

01/02117
03/06/17

Payment Cart] | History

| Additional Information |

2016-17 2015-16 2014-15 2013-14 2012-13
Tax Rate  3.5200 3.5200 3.5400 3.5600 3.5600

Tax Cap Percent .2 3.2 3.0 4.2 6.4
Abatement Amount .02 18.92 16.28 10.68 1.94
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CARSON CITY

Capital of Nevada

L

Treasurer Home | | Assessor Data Inquiry | | Back to Last Page]

Secured Tax Inquiry Detail for Parcel # 007-573-08

Tax Year: 2016-17

Property Location: 1450 MOUNTAIN ST Roll #: 000407
Billed to: ANDERSEN FAMILY ASSOCIATES District: 1.0
P O BOX 1746 Tax Service:

CARSON CITY, NV 89702-0000 Land Use Code:; 695 I Code Tabl

Outstanding Taxes:
Prior Year Tax _Penalty/Interest Total Amount Paid Total Due

No Prior Year Taxes

Current Year
08/15/16 13.59 13.59 .00 13.59
10/03/16

01/02/17
03/06/117

Payment Cart ] | History

Additional Information |

2016-17 2015-16 2014-15 2013-14 2012-13
Tax Rate  3.5200 3.5200 3.5400 3.5600 3.5600

Tax Cap Percent .2 3.2 3.0 4.2 6.4
Abatement Amount 89.37 44.24 43.16 5.22 .97
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VINTAGE at KINGS CANYON- PUD Tentative Map and Entidement Report

Introduction
This application includes the following requests:

e A Planned Unit Development (PUD) Tentative Map Application to allow for the creation of 212
single family units.

e A Zoning Map Amendment to redesignate 5.6+ acres from a mix of SF-6 and SF-12 to
Neighborhood Business (NB).

e  ASpecial Use Permit to allow the development of an assisted living/congregate care facility in the
Neighborhood Business (NB) zone.

Project Location

Vintage at Kings Canyon includes 78.2+ acres (APN #’s 007-573-06, 07, 08 and a portion of 009-01-202). This
includes 48.21+ acres located west of Mountain Street and east of Ormsby Boulevard along with 30+ acres
west of Ormsby Road at the current terminus of West Washington Street. Figure 1 (below) depicts the
project location.

L7310 1o

PROJECT SITE

PROJECT SITE

Figure 1 — Vicinity Map
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Existing Conditions

Currently, the site is vacant and includes a mix of SF-6, SF-12 and SF-1A zoning. The parcels located east of
Ormsby Boulevard are designated SF-16 and SF-12 while the 30+ acres west of Ormsby is designated SF-1A.
Surrounding uses are primarily single family homes. However, there are non-residential uses near the
eastern property boundary, including a medical center, limited supporting retail, and medical office space.

The site is well served by the area road network. It is 1,675+ feet (straight line distance) west of North Carson
Street and can be accessed on its east side via Bath Street, Long Street, Fleischman Way, and Washington
Street, which all connect to Mountain Street. The western edge of the property can be accessed via Winnie
Lane and Ormsby Boulevard.

This site can be developed without altering major traffic patterns in the surrounding heighborhoods. Primary
access is located on Mountain Street and Ormsby Boulevard. Traffic will therefore be directed to the existing
collector streets (e.g. Mountain, Ormsby, Winnie, Long, Washington) and not into the surrounding
neighborhoods.

There are existing buildings on parcel 009-012-02 including one house, a barn, and ancillary farm/agricultural
buildings. This application only includes the northern portion of this parcel; generally north of the terminus
of West Washington Street. As part of this application, parcel 009-012-02 will be split. The northern 30+
acres will be included in the Vintage at Kings Canyon PUD and the remaining 50.6% acres will remain as-is
with the existing improvements.

The parcels that make up Vintage at Kings Canyon have remained vacant or in agricultural use over the last
several decades. However, the existing zoning and Master Plan designations have been in place for 10+

years and match those of the surrounding neighborhoods.

Figure 2 (following page) depicts the existing onsite conditions at the Vintage at Kings Canyon site.
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Figure 2 — Existing Conditions
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Project Overview

Vintage at Kings Canyon is envisioned to be an upscale/luxurious active adult community. In order to carry
forth the community vision, a Planned Unit Development (PUD) approach will be implemented. The PUD
allows for a mix of housing types, preservation of open space, enhanced buffering, uniqgue community
amenities, clustering of units, strict architectural and landscaping standards, and methods for developing a
comprehensive theme and design that ensures the project properly relates to the existing built environment.

The community will be unified through a common design theme and amenities. This includes consistent
upscale architecture, community paths, open space, vineyards/gradens, park, etc. along with exclusive
amenities such as a clubhouse/recreation center, pool, and dining and personal service options within the
assisted and independent living facilities (for exclusive use by residents and their guests).

In order to develop a community that allows for a full range of housing options that appeal to seniors, the
Vintage at Kings Canyon has been designed to include a mix of residential densities and housing types. This
includes five distinct single family products along with assisted and independent living facilities. Single family
offerings will range from larger estate lots to small zero lot line dwellings which allow seniors to maintain
their independence while eliminating the need for maintenance responsibilities, etc.

Larger lots (14,400 square feet minimum) are located on the western portion of the project site, west of
Ormsby Boulevard. These home sites will include larger single family residences and include lot sizes up to
17,140+ square feet. A total of 59 single family units are proposed on the western 30 acres of the Vintage
at Kings Canyon. This, coupled with a large perimeter buffer ensure a proper transition between new homes
within Vintage at Kings Canyon and those that exist to the north and west.

The “central” portion of the Vintage at Kings Canyon includes the 48.21+ acres located between Mountain
Street and Ormsby Boulevard. Single family offerings in this area can be broken down into four distinct
products. A total of 11 lots at a minimum of 10,000 square feet will be located along the northern project
perimeter. The western edge of the central site (east side of Ormsby Boulevard) is envisioned for 15 single
family home sites at a minimum of 8,500 square feet. More internal to the site will be smaller single family
home sites including two distinct zero-lot-line products. This includes a total of 58 units on 3,365+ square
foot lots and 69 units on 1,690+ square foot lots. These homes will provide single family detached housing
options for seniors that allow them to maintain their independence while eliminating the burden of yard
maintenance, etc. In fact, all exterior home and landscape maintenance will be provided by the Vintage at
Kings Canyon Homeowners Association (HOA) or an approved Landscape Maintenance Association (LMA).

The final residential component will be assisted and independent living units. Based on public input, these
units are clustered central to the overall project site and will include three single story buildings and a total
of 96 units. This includes two 24,000+ square foot assisted living buildings and one 21,000+ square foot
independent living building. The assisted and independent living components will provide individual
apartment type units and suites that include additional amenities such as onsite medical staff, dining
options, recreational amenities, theater room, library, and personal services such as a salon, barber shop,
workout classes, etc. These amenities will be for the exclusive use of Vintage at Kings Canyon residents and
their guests and will not be open to the public.
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Figure 3 (below) depicts the site plan developed for the Vintage at Kings Canyon.

Figure 3 — Site Plan
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As noted previously, the community will be unified through a common architectural theme, landscape
improvements, and amenities. Planned amenities include a 10,000t square foot clubhouse/recreation
center with community swimming pool, a neighborhood park and walking trails (also open to the general
public), a 1,500+ greenhouse, community gardens and vineyards. In order to support these amenities,
ancillary maintenance buildings will be constructed to house equipment and supplies. Itis also planned to
construct a 4,000+ square foot community office and sales center at the eastern portion of the site. This will
serve to house Vintage at Kings Canyon offices and sales operations. Once the community is built
out/complete, the office will remain for support staff and services. There are no plans for general office uses
(other than those in support of the project) included in the project plan.

The Vintage at Kings Canyon community will also include extensive landscaping and buffering and design
measures to ensure a proper relationship with the existing built environment. After significant publicinput,
a key change was made to relocate the assisted and independent living units to the central portion of the
site, away from existing homes. Also, the existing trail head along Mountain Street which currently connects
to nothing will now connect to a new trail system that provides access along the southern boundary of the
project connecting to points west. Increased buffering and landscaping is now proposed along the project
perimeters as are larger lots west of Ormsby Boulevard. The northern perimeter now includes larger home
sites and there is a significant open space buffer on the southern side of the project.

The assisted living and extended care operations will have some impact on the area but are far more “self-
contained” than a single family residential development. This is primarily true for impacts such as traffic
generation, landscape water use, etc. These impacts are greatly reduced or non-existent for this element of
the project.

It is envisioned that the project will be developed in 5 phases. Phasing will occur from east to west. The
assisted/independent living component of the project along with single family homes will be included in the
first phase. The remaining phases will be entirely single family. It is proposed to construct the passive park
and trail along the southern boundary (east of Ormsby) with the first phase. The trail along the existing Ash
Canyon Creek will be completed in phase 4 while interior trails will be constructed phase by phase.

As an age-restricted community, overall impacts are much less than a comparable “standard” subdivision.
For example, Vintage at Kings Canyon will generate no impacts to schools. Additionally, smaller lot sizes
result in the need for less water consumption. Age-restricted communities also tend to generate less noise
than standard subdivisions as there are typically no children at play, less nighttime activity, etc.

In terms of traffic impacts, age-restricted communities generate 40-60% less traffic on average than typical
subdivisions. This is largely in part to the fact that many of the residents will utilize onsite shuttle services or
do not drive. It is also important to note that standard subdivisions often include more than 2 drivers per
household (i.e. teen drivers and multiple residents per unit). Vintage at Kings Canyon will include covenants,
conditions, and restrictions (CC&R’s) which limit permanent occupancy to 2 people per dwelling. For those
that do drive, residents typically generate far less peak hour trips as a significant portion of the residents are
retired and will not be travelling during typical commute hours.
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As noted previously, primary access to the site is from Mountain and Ormsby Streets. This ensures that
traffic patterns within the existing neighborhoods will be far less impacted. Secondary access is provided via
connections with Bolero Drive and Lexington Avenue. However, it is anticipated that these roadways will get
little use as they do not provide direct connections to the arterial street system and are less convenient in
terms of reaching everyday services and common destinations. A full trafficimpactanalysis is attached along
with the tentative map and PUD applications.

Attached to this report is a comprehensive development standards handbook that will be adopted as part of
the PUD. This handbook solidifies the project plan and sets strict guidelines for architecture, landscaping,
buffering, lighting, fencing, etc. Once adopted, this handbook essentially becomes the zoning for the project
site. This ensures that no significant deviation from the commitments made during the public review process
can occur. Furthermore, it also ensures that the allowed uses and densities presented in this plan cannot
deviate. This directly addresses concerns raised by neighbors that commercial uses not listed in the PUD
may occur. This could not happen and would require a full amendment to the PUD, including a lengthy
public review process.

Development Summary and Calculations

Vintage at Kings Canyon will be a diverse senior community unlike anything that currently exists in Carson
City. The project will serve to fill a long-standing and growing need for quality senior housing that allows
seniors flexibility in terms of housing options and required levels of care. This serves to promote a much

higher quality of life for our aging population(s).

The following table provides an overall development summary for the Vintage at Kings Canyon:

Vintage at Kings Canyon Development Summary

Unit Type’ Description Total Units
A Single Family — 10,000z sq.ft. lot size 11 units
B Single Family — 8,500z sq.ft. lot size 15 units
C Single Family — 3,365z sq. ft. lot size (zero lot line) 58 units
D Single Family — 1,690z sq.ft. lot size (zero lot line) 69 units
E Single Family Estates — 14,440+ sq.ft. min. lot size 59 units
 Assisted Living Assisted Living Single Story Building 64 units
Independent Living Independent Living Single Story Building 29 units
: TOTAL iy e g ST PR i | 305 units

1-Refer to Figure 3 that indicates unit types.
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Atotal of 212 single family units are proposed within Vintage at Kings Canyon. This total density is permitted
under the existing SF-6, SF-12 and SF-1A zoning that exists across the site. The proposed PUD will allow for
the clustering of the units which allows for the preservation of open space and amenities. Also, clustering
will provide for lot sizes that are more manageable for elderly residents. Yard maintenance will be provided
by the community’s homeowners association (HOA). It is important to note that the existing density
associated with the 5.6+ acres proposed for rezoning has been excluded.

The following table provides a summary of how the density for the project is calculated.

Vintage at Kings Canyon Density Summary

Parcel Number Area Zoning Max. DU/AC Unit Yield
007-573-06 7.83+ acres SF6 7.26 56
007-573-07 18.73+ acres! SF12 3.63 67
007-573-08 16+ acres SF12 3.63 58
009-012-02 30+ acres? SF1A 1.1 33

Proje DLd D
1 - Excludes 5.6t acres to be rezoned.

2 — Reflects adjusted parcel area.

As the table above demonstrates, density to support 213 units exists under the existing conditions. In
addition to the 212 single family units, 64 assisted living units are proposed along with 32 independent living
units for a total of 308 units. The assisted/independent living units are considered a non-residential use
under the Carson City Municipal Code and are therefore not counted in terms of the allowed density
calculations.

Lastly, the following table provides an overall summary of the various components included with the Vintage
at Kings Canyon PUD:

'-'.'.-lil'_.l_; I_‘ npec ..._.:il.{.____

Single Family Lot Area 32.74+ acres
Right-of-Way Area 15.94+ acres
Building Area (non-single family homes) 2.0+ acres

Parking Area 1.75% acres
Park and Open Space Area 25.8% acres
Project Total 78.2+ acres
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Planned Unit Development

As previously noted, it is planned to develop Vintage at Kings Canyon as a Planned Unit Development (PUD).
Therefore, concurrent with the Master Plan Amendment, Zone Change, and Tentative Map applications, a
comprehensive design standards handbook is attached. This handbook provides specific standards related
to allowed uses, maximum density, maximum building heights, lighting, landscaping, architecture, open
space, project amenities, operating requirements (i.e. delivery times for assisted living), buffering,
maintenance of common areas/amenities, etc.

By incorporating the PUD approach, the City and surrounding neighbors are given assurances as to what will
be developed at the site. Unlike a standard zoning approach, the handbook will limit uses. Thus, if the
project ever were to be sold or undeveloped, commercial uses (other than assisted/independent living)
would be prohibited within the project area. Additionally, the PUD is recorded against the property and
“runs with the land.” Thus, any change in ownership would result in zero change as to what can be
developed. Any change in use would require a full public approval process.

Project Theme

The project is inspired by an upscale farmhouse wine-country theme. As such, the project incorporates
vineyard areas, community gardens, barns, etc. Also, architecture and entry monumentation will be
reflective of this theme as well. The attached PUD handbook provides specific details and standards to

ensure that the project theme is adopted and maintained, providing a consistent look to the final project.

Figures 4 through 7 (following pages) provide architectural concepts that will be incorporated into the PUD.
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ASSISTED LIVING FRONT ELEVATION

ASSISTED LIVING SIDE ELEVATION

CLUBHOUSE/ POOL
Dale Cox
VINTAGE AT KING'S CANYON “@;1‘6.1
Refer to attached PUD handbook for additional details and standards.
Figure 4 — Conceptual Architecture
10
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I-:‘Il!lli e VT LIS ¥ ... y W2 b1 :
FARMHOUSE/ OFFICE FRONT ELEVATION FARMHOUSE/ OFFICE SIDE ELEVATION
Dale Cox
VINTAGE AT KING'S CANYON %"

Refer to attached PUD handbook for additional details and standards.

Figure 5 — Conceptual Architecture

11
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Dale Cox

Archilacts
Marng - L -
6/216

|t|

‘3"!9

]

I LR AT 10 1L

T \.I-'--l

LOT A ELEVATION
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Stormwater Management and Drainage

The site includes a mix of FEMA Flood Zone classifications, making the site suitable for development
provided that proper stormwater management is included in the design. The eastern three parcels of the site
are primarily classified as Zone X — Shaded, which is out of the flood zone. A portion of this area is classified
as zone AO. The western-most parcel is primarily classified as zone AE, with a small amount of both AO and
Zone X - Shaded. The AO and AE zones will require proper design and grading modifications to manage any
stormwater impacts. Fortunately, the developed areas surrounding the site exhibit stormwater management
design that effectively handles runoff. This is evidenced by the GIS and FEMA data showing that surrounding
development is primarily classified as Zone X — Shaded, suggesting that effective stormwater management is
feasible in the area.

Ash Canyon Creek runs from the west to the east across 009-012-02 that will remain in place. This creek
remains outside of the PUD boundary.

Currently flood waters run across Ormsby and collect on the southern edge of the project boundary and then
dissipate onto the neighboring streets according to the existing FEMA mapping. Although the site will be
improved in this area, overall flow patterns will be maintained in conformance with City code.

In general, drainage from the site moves from west to east. However, different sections of the site can be
designed to perform somewhat independently. For example, the western-mast parcel has ample room to
detain runoff, which can then move in a controlled fashion to the east, as needed. There is a large-capacity
drainage pipe already installed on Mountain Street and this will serve to ultimately remove runoff from the
site. Attached to this submittal is a conceptual level drainage study. A technical drainage study will be
required/provided at the improvement plan stage of the project.

Neighborhood Input

As eluded to previously, the Vintage at Kings Canyon project has had extensive scrutiny by community
residents. After listening to resident concerns, significant changes have been incorporated into the project
plan. These changes will be further detailed in the forthcoming entitlement requests. However, the bullet
points below highlight some of the key amendments to the plan submitted previously for conceptual review:

e Commercial is limited to assisted/independent living only. Any ancillary commercial use (i.e.
salon, barber, etc. will be located internal to the buildings for exclusive resident use only.

e  Open space areas have been increased.

e Significant buffering has been included on the south side of the project with additional buffering
throughout the site.

e The office component of the project (excluding a sales/information office) has been removed.

e  Perimeter lot sizes have increased.

e Assisted/independent living units have been relocated central to the site so that they do not
adjoin any existing residences.
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It is also noteworthy that the Vintage project is anticipated to increase overall property values in the area.
The project will be developed utilizing high end finishes, innovative green technologies and materials, and
will offer unprecedented amenities within the marketplace. As a result, on a per-square foot basis, Vintage
at Kings Canyon will likely be one of the highest priced projects in Carson City. This will have a positive spill-
over effect to surrounding neighborhoods.

Requested Entitlements

In order to implement the Vintage at Kings Canyon as envisioned, the following entitlements must be
granted by Carson City:

Master Plan Amendment

Zoning Map Amendment

Planned Unit Development Tentative Map
Special Use Permit

Each of these entitlement requests are detailed within this section.
e Master Plan Amendment

Assisted living and independent living facilities are classified as a congregate care use within the Carson City
Municipal Code. Therefore, these uses, although residential in nature, are classified as a commercial use
type. Thus, the existing Medium Density Residential (MDR) Master Plan designation does not permit an
underlying zoning district that allows for “commercial” use. As such, a Master Plan Amendment effecting the
5.6+ acres proposed for assisted/independent living is proposed with the Vintage at Kings Canyon.

The Master Plan Amendment component of the project requests that the 5.6+ acres of the existing MDR area
be redesignated to Mixed Use Residential (MUR). This will establish the underlying designation needed for
Neighborhood Business (NB) zoning which allows for the proposed assisted/independent living components.

At the request of Carson City staff, the Master Plan Amendment request has been isolated from the
remaining entitlements and included as a separate application submittal. Itis included as an attachment to
this report, as is the PUD development standards handbook. The attached Master Plan Amendment
document provides highly specific details on the Master Plan Amendment component of the project
including rationale and analysis of applicable City policies and findings.
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e Zoning Map Amendment

in order to establish the assisted/independent living facilities, an underlying commercial zoning designation
is required. Therefore, itis requested to rezone the 5.6t acres occupied by the assisted/independent living
component to Neighborhood Business (NB). NB is a low intensity commercial designation and the
commercial uses proposed consist solely of the assisted/independent living facilities which are residential in
nature. These uses will include support personal services such as dining rooms, a salon, barbershop,
workout facilities, etc. These uses are located within the buildings and are for the exclusive use of Vintage at
Kings Canyon residents and their guests. No public commercial uses are proposed. This is further reinforced
through use restrictions imposed in the PUD handbook (attached).

Figure 8 (below) depicts the existing and proposed zoning associated with the project.

Figure 8 — Existing/Proposed Zoning
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¢ Planned Unit Development Tentative Map

Atentative map request to allow for the creation of 212 single family lot (as previously described) is included
with this overall request. Coupled with the tentative map is a Planned Unit Development (PUD)
development standards handbook. The PUD handbook provides specific design guidelines, regulations, and
requirements for the Vintage at Kings Canyon project. This handbook is included as a separate document
and is an attachment to this report.

The PUD approach is ideal for the Vintage at Kings Canyon project. First, the PUD allows for the varied lot
sizes and for minor deviations that reflect the unique needs of seniors. For example, reduced lot sizes mean
less stress and maintenance for aging residents. Also, the PUD provides a mechanism for the provision and
maintenance of community amenities such as the planned clubhouse, vineyards, walking paths, greenhouse,
etc.

Just as important, the PUD provides for highly specific standards and regulations to address surrounding land
use relationships. For example, the PUD strictly prohibits commercial uses other than the assisted and
independent living uses. It goes a step further by requiring that personal service uses encompassed within
those buildings (i.e. salon, barber shop, etc.) are for the exclusive use of community residents and that no
public commercial uses are allowed. This was added based on concerns raised by the community.
Additionally, the PUD provides the mechanism to achieve enhanced/increased buffering and architectural
standards that ensure the privacy of existing homes are maintained and that the quality of the final project is
of the highest standard.

The PUD will be recorded against the property and essentially becomes a custom zoning code for the project.
Therefore, both neighbors as well as Carson City is given assurances as to how and what can develop at the
site. Any change from the plan(s) presented with this application would require a full amendment of the
PUD triggering public review. This includes public hearings before the Carson City Planning Commission and
Board of Supervisors.

e Special Use Permit

With the proposed establishment of NB zoning, a Special Use Permit (SUP) is required to allow for the
assisted/independent living component as a congregate care use. At the request of the community, these
facilities have been located internal to the project site and will remain single story. This essentially shifts any
impact created by these uses on to other uses within Vintage at Kings Canyon and not to surrounding
parcels.

It is very important to note that in terms of impacts, assisted/independent living is an extremely low intensity
use that has a low traffic generation, little to no noise impact, etc. This, coupled with the use restrictions
outlined in the PUD development standards, ensures that the SUP for the requested use is appropriate. This
low impact is further reinforced in the attached traffic study prepared by Traffic Works.
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Planning Policy Analysis and Findings

This section addresses policies outlined in the Carson City Master Plan along with policies and requirements
listed in the various application checklists published by Carson City. Applicable findings related to the
requested entitlements are also addressed herein. Please note that policies and findings specific to the
Master Plan Amendment request are included in the attached Master Plan Amendment application which
was included as a separate cover at the request of Carson City staff.

Applicable checklists, questionnaires and findings are addressed in bold face type.
e Zoning Map Amendment

Consistent with Carson City Tentative Subdivision Map application requirements, this section is taken directly
from Carson City documents and forms part of the Master Plan Amendment and Zone Change application
process.

PURPOSE

The purpose of a development checklist is to provide a list of questions that address whether a development
proposal is in conformance with the goals and objectives of the 2006 Carson City Master Plan that are
related to Master Plan Map Amendments and Zoning Map Amendments. This checklist is designed for
developers, staff, and decision-makers and is intended to be used as a guide only.

Development Name: Vintage at Kings Canyon
Reviewed By:
Date of Review:

CHAPTER 3: A BALANCED LAND USE PATTERN
The Carson City Master Plan seeks to establish a balance of land uses within the community by providing
employment opportunities, a diverse choice of housing, recreational opportunities, and retail services.

Is or does the proposed amendment:
v Discourage growth outside areas planned to be served by community water and wastewater facilities as
identified in the Water and Wastewater Master Plans (1.1b)?

This application seeks to promote development on an infill site that is already served by infrastructure and
so this application directly promotes this Master Plan policy.

Promote infill and redevelopment in an identified priority area (1.2a)?

The project promotes infill development. However, it is not located in a priority area.
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At adjacent county boundaries, minimize potential land use conflicts with adjacent properties (1.5a)?
Not applicable. The site is not adjacent to a county boundary so there is no potential for conflict.

Adjacent to State or Federal lands, ensure compatibility with planned adjacent uses and access (1.5b)
Not applicable.

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

The site is surrounded by existing development and is therefore already served by City services. Access to
the site is safe, convenient, and logical given the fully functional street network and easy access to
Mountain Street and Ormsby Boulevard. Although the neighborhood is served by existing schools, it is not
a relevant consideration with this project as it will not generate any impact upon schools.

The site is 3 miles from Fire Station #2 and is served by City law enforcement.

v Promote a citywide range of mixed-use, residential, commercial and employment uses at a variety of
scales and intensities (2.1a)?

This project seeks to promote an increased mix of housing choices for seniors by pursuing development of
an infill site that is close to downtown.

In identified Mixed-Use areas, promote mixed-use development patterns as appropriate for the
surrounding context consistent with the land use descriptions of the applicable Mixed-Use designation, and
meet the intent of the Mixed-Use Evaluation Criteria (2.1 b, 2.2b, 2.3b, Land Use Districts)?

The site is not within an identified mixed-use area, however, it does provide for an increased range of
housing choices.

v Discourage rezoning of properties that create “friction zones” between adjacent land uses, particularly
industrial and residential uses (2.1d)?

The proposed development that will follow this zoning map amendment is specifically designed to be
compatible both internally to the project and with the surrounding area. The area subject to this zone
change is only a small part of larger parcels. The amended area is therefore internal to the eventual
project. Any potential impacts can therefore be managed through proper design and layout of project uses
as outlined in the attached PUD.
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v Encourage development outside the primary floodplain and away from geologic hazard areas (3.3d, e)?

The site is located away from known geologic hazards. Based on Carson City GIS data, the site is outside
the 100-year flood zone and is therefore not a high risk area.

v Provide for zoning consistent with the Land Use designation (Land Use table descriptions)?

A zoning map amendment and master plan amendment are being pursued for this site simultaneously. The
proposed zone will be consistent with the requested Master Plan designation. The planned use of the site,
an assisted living facility, is compatible with surrounding residential uses as it is low impact and provides
quality, residential-scale architecture

v Meet the location criteria for the applicable Land Use designation (Land Use descriptions)?

The intended use meets the locational criteria.

if located within an identified Specific Plan Area (SPA), meet the applicable policies of that SPA (Land Use
Map, Chapter 8)?

The site is not within a Specific Plan Area.

CHAPTER 4: EQUITABLE DISTRIBUTION OF RECREATIONAL OPPORTUNITIES

The Carson City Master Plan seeks to continue providing a diverse range of park and recreational
opportunities to include facilities and programming for all ages and varying interests to serve both existing
and future neighborhoaods. Is or does the proposed amendment:

v Provide opportunities to expand parks and recreation opportunities (4.2a)?

The actual Zoning Map Amendment area is very limited in size (5.6 acres) and will have no impact on parks
and recreation facilities. However, the overall project will expand parks and recreation opportunities by
including public park space and trail connections.

v Consistent with the Open Space Master Plan and Carson River Master Plan (4.3a)?

This zone change is consistent with the Open Space Master Plan in that the overall project includes
important trail connections between the neighborhood and open space areas to the west. The project was
designed with input from the Carson City Parks, Recreation, and Open Space Department.

CHAPTER 5: ECONOMIC VITALITY

The Carson City Master Plan seeks to maintain its strong diversified economic base by promoting principles
which focus on retaining and enhancing the strong employment base, include a broader range of retail
services in targeted areas, and include the roles of technology, tourism, recreational amenities, and other
economic strengths vital to a successful community.
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Is or does the proposed amendment:

v Help maintain and enhance the primary job base (5.1)?

This zone change will allow for a diverse neighborhood, close to existing job centers. The proposed medical
assistance component of the assisted/independent living facilities will require professional staff and will
therefore add quality jobs close to the downtown core.

v Encourage a citywide housing mix consistent with the labor force and non-labor force populations (5.1j)
This zone change directly addresses this policy by providing an enhanced mix of housing options.

Encourage the development of regional retail centers (5.2a)

The proposed project does not include regional retail space, only a small amount of personal
service/boutique retail space to serve project residents only.

v Encourage reuse or redevelopment of underused retail spaces (5.2b)?

As an infill site, close to downtown, this project could have a positive impact on underused commercial
space in the area. As downtown sites intensify, there is more need for retail and other services.

Support heritage tourism activities, particularly those associated with historic resources, cultural
institutions and the State Capitol (5.4a)?

The project will add residents to an area that is a walkable distance to the State Capitol and so may have a
favorable impact on activity in the area.

v Promote revitalization of the Downtown core (5.6a)?

The project is a short distance from North Carson Street and is therefore ideally suited to have a favorable
impact on the downtown revitalization. The proposed amendment, and subsequent project, will bring new
residents and a new mix of housing options close to downtown.

v Encourage the incorporation of additional housing in and around the Downtown (5.6c)?

This zone change, and the subsequent project, will allow for additional housing near downtown. Similar to
the previous answer, the project is ideally positioned to have a favorable impact on downtown.
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CHAPTER 6: LIVABLE NEIGHBORHOODS AND ACTIVITY CENTERS
The Carson City Master Plan seeks to promote safe, attractive and diverse neighborhoods, compact mixed-
use activity centers, and a vibrant, pedestrian-friendly Downtown. Is or does the proposed amendment:

v Promote compatibility with surrounding development for infill projects or adjacent to existing rural
neighborhoods (6.2a, 9.3b 9.4a)?

The houses being proposed for the site are comparable to what is in the neighborhood now in terms of
quality and pricing. The assisted living facility is an attempt to provide needed services, and housing
options, to the area. The project area is adjacent to suburban development and so does not impact rural
areas.

This zone change, intended to accommodate an assisted/independent living facility, is specifically designed
to be compatible with the surrounding area by locating it internal to the project area. In other words, the
zone change area is fully contained within the project site and is therefore separated from existing
development.

If located in an identified Mixed-Use Activity Center or area, provide for the appropriate mix, size and
density of land uses consistent with the Mixed-Use district policies (7.1a, b)?

The site is not in a Mixed-Use Activity Center however it does provide for a mix of housing types and
residential medical care.

v Encourage an appropriate mix of housing models and densities based upon the location, size and
surrounding neighborhood context (9.1a)?

As noted, the project includes a mix of housing types and lot sizes. Attention has been given to
compatibility by locating larger lots at the project boundaries with smaller lots, and the assisted living
facility, internal to the project.

The proposed assisted living facility would not be the only medical related use (assisted/independent
living have onsite medical staff) in the neighborhood. Across Mountain Street to the southwest is a 7-acre
medical complex with 157,000 square feet of building space.

v Discourage “spot” rezoning of parcels within established rural neighborhoods that have not been
identified as higher density on the Land Use Map or that are not contiguous with lots zoned for a comparable
density (9.4b)?

As an infill site, this project does not impact rural neighborhoods. Housing density of the proposed project
conforms to existing zoning. This zone change is solely to accommodate an assisted living facility and
incorporation of the uses into the PUD eliminates any spot zoning conditions.
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CHAPTER 7: A CONNECTED CITY

The Carson City Master Plan seeks promote a sense of community by linking its many neighborhoods,
employment areas, activity centers, parks, recreational amenities and schools with an extensive system of
interconnected roadways, multi-use pathways, bicycle facilities, and sidewalks.

Is or does the proposed amendment:

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

The project site is on a JAC bus line. It is also close to North Carson Street. Development at this site is
therefore strongly supportive of transit-oriented development.

v Promote enhanced roadway connections and networks consistent with the Transportation Master Plan
(11.2¢)?

Development of the project site will complete the road network in the immediate neighborhood. Project
design has been developed using input from Carson City Engineering and Public Works staff.

v Provide for appropriate pathways through the development and to surrounding lands, including parks
and public lands, consistent with the Unified Pathways Master Plan and the proposed use and density (12.1a,
c)?

Project design was developed using input from Carson City Parks, Recreation, and Open Space
Department. The project includes park space and trail connections. There is a network of trails internal to
the project as well as a connection between the new park space and open space to the west of the site.

The Carson City Municipal Code establishes that the following conditions and standards must be met when
considering a zoning map amendment. Each is addressed in bold face type.

1. That the proposed amendment is in substantial compliance with and supports the goals and policies
of the Master Plan.

A. Inreviewing the attached Carson City Master Plan Policy Checklist, determine which Policies
are applicable to the proposal. Explain what features of the proposed project support your
selection of Goals and Policies concerning land use and related policies for the
neighborhood where the subject project is located.

The proposed amendment supports multiple goals and policies including: compatibility with surrounding
development; enhancing the mix of housing choices; encouraging infill development; locating
development within the existing City service area; and locating development near existing transportation
routes.
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Both the Zoning Map Amendment Findings and the Master Plan Policy Checklist are included with this
application.

2. That the proposed amendment will provide for land uses compatible with existing adjacent land
uses and will not have detrimental impacts to other properties in the vicinity.

A. Describe the land uses and zoning adjoining your property (for example: North: two houses,
Single-Family One Acre zoning; East: restaurant, Retail Commercial zoning, etc.), and how
your zoning will be compatible with those uses and not cause detrimental impacts.

By incorporating the NB uses into the planned PUD, restrictions and limitations will be implemented to
ensure that the only commercial uses are the proposed assisted/independent living facilities. This will
ensure that new commercial and office uses do not occur. The “commercial” uses being proposed under
the NB zoning are residential in nature. Furthermore, the PUD provides for buffering, screening, and
operational requirements that ensure consistency with adjoining properties as well as height limitations,
etc.

As a senior age-restricted community, impacts associated with the project are far less than a conventional
subdivision. This is true in terms of traffic, noise, building heights, etc.

B. Describe land use and zoning changes in the general vicinity which have occurred in the
previous five-year period.

A key consideration in addressing this finding is the fact that Carson City has an identified lack of quality
senior housing. Vintage at Kings Canyon will serve to provide the only comprehensive active adult
community in the City and will offer a variety of housing options depending on resident needs and
limitations. Therefore, this project serves to address a demographic change in the area as the over 55
population is growing rapidly.

Also, it is important to note that the density proposed with Vintage at Kings Canyon is permitted under the
current mix of zoning. The NB zoning serves to allow for assisted/independent living which is a residential
use by nature, not commercial.

3. That the proposed amendment will not negatively impact existing or planned public services or
facilities and will not adversely impact the public health, safety and welfare.

As an infill project, all necessary services and infrastructure needed to serve the project are in place. Also,
as a senior community, traffic impacts are greatly reduced and school impacts are zero. Provision of
smaller lot sizes not only benefit seniors in terms of reduced maintenance, but they also greatly reduce
water usage. All impacts associated with the project will be properly mitigated. This includes solidifying
mitigation measures (i.e. use restrictions, buffering, etc.) within the PUD handbook.
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4, That sufficient consideration has been exercised by the applicant in adapting the project to existing
improvements in the area. Be sure to indicate the source of the information that you are providing
(private engineer, development engineering, title report, or other sources). Describe how your
proposed Zoning Map Amendment will not adversely impact drainage, sewer, water, traffic, schools,
emergency services, roadways and other city services.

A. Is drainage adequate in the area to support the density that may occur with the rezoning?
How will drainage be accommodated? How have you arrived at this conclusion?

Included with this submittal package are detailed engineering plans and reports that address grading,
sewer, water, drainage, traffic, and geotechnical considerations. All of the reports identify mitigation
measures (as needed) to ensure that the project does not generate negative impacts. In terms of
emergency services, the project is in an infill development located in an area that is currently being served.
As a senior community, impacts to schools will be zero.

B. Are the water supplies in the area of your project adequate to meet your needs without
degrading supply and quality to others? Is there adequate water pressure? Are the lines in
need of replacement? Talk to the Utilities Department for the required information.

All new development will be required to meet the provisions of the Carson City Municipal Code, including
review of water supply and system design. Discussions with Carson City Utilities Department indicates
there are no service delivery issues to the site and the parcel is capable of connection to existing
installations.

C. Areroadways sufficient in the area to serve the density that may occur from the rezoning?
How have you arrived at this conclusion?

There is adequate roadway capacity to accommodate Vintage at Kings Canyon. As an active adult
community, traffic impacts are 40-60% less than a comparable “standard” subdivision. It isimportant to
note that the same number of single family units could be developed under the existing designations
without age restrictions. This would generate a significantly greater impact in terms of traffic. These
traffic findings are further supported and documented in the attached trafficimpact analysis prepared by
Traffic Works.

D. Will the school district be able to serve the student population that may occur from the
rezoning? How have you arrived at this conclusion?

As a senior community, school impacts will not occur.
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E. Are adequate means of access available for emergency vehicles to serve the site? What is
the approximate response time for emergency vehicles? If your application is approved to
rezone the property, will additional means of access be required for increased density? Or
will existing access ways be adequate? How have you arrived at this conclusion?

The project has safe and efficient access via Mountain Street and Ormsby Boulevard. Secondary access for
emergency vehicles can also occur from Lexington Avenue and Bolero Drive. Emergency services exist in
the area and are currently serving the adjoining neighborhoods. This project will therefore have a far less
impact that a project located within an outlying area as no “sprawl” is proposed.

Zoning Map Amendment Findings

Per CCMC 18.02.075, the commission, in forwarding a recommendation to the board for approval of a zoning
map amendment or zoning code amendment shall make the following findings of fact:

(1) That the proposed amendment is in substantial compliance with and supports the goals and policies of
the master plan.

A Master Plan Amendment is being submitted concurrently with this request. It is important to note
that the commercial uses proposed are residential in nature and are further limited in the
accompanying PUD handbook in order to further ensure that policies of the Carson City Master Plan are
implemented. This request will allow for a key element of a fully balanced senior community, thus
supporting goals of the Master Plan related to housing diversity, infill development, efficient use of
infrastructure, etc.

(2) That the proposed amendment will provide for land uses compatible with existing adjacent land uses
and will not have detrimental impacts to other properties in the vicinity,

The proposed zoning will allow for assisted/independent living facilities that are residential in nature.
Furthermore, these uses are located central to the Vintage at Kings Canyon site to ensure that
compatibility issues with established neighborhoods do not occur. Also, the planned PUD approach
provides for requirements and restrictions above and beyond code minimums to ensure overall
compatibility with the area.

(3) That the proposed amendment will not negatively impact existing or planned public services or
facilities and will not adversely impact the public health, safety and welfare.

This amendment is not detrimental to public health or safety. It will not result in any significant change to
existing or planned public services. This amendment will allow for assisted/independent living facilities to
be included within Vintage at Kings Canyon, providing a true comprehensive upscale senior community
that provides 55 and over residents with housing options currently not offered in the area.
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¢ Planned Unit Development Tentative Map

Master Plan Policy Checklist: Tentative PUD Map

Consistent with Carson City Tentative Subdivision Map application requirements, this section is taken directly
from Carson City documents and forms part of the Tentative PUD Map application process. Responses to the
checklist questions are included in this section and are printed in bold type.

PURPOSE

The purpose of a development checklist is to provide a list of questions that address whether a development
proposal is in conformance with the goals and objectives of the 2006 Carson City Master Plan that are
related to Master Plan Map Amendments and Zoning Map Amendments. This checklist is designed for
developers, staff, and decision-makers and is intended to be used as a guide only.

Development Name:
Reviewed By:
Date of Review:

DEVELOPMENT CHECKLIST

The following five themes are those themes that appear in the Carson City Master Plan and which reflect the
community’s vision at a broad policy level. Each theme looks at how a proposed Master Plan or Zoning Map
Amendment can help achieve the goals of the Carson City Master Plan. A check mark indicates that the
proposed amendment meets the applicable Master Plan policy. The Policy Number is indicated at the end of
each policy statement summary. Refer to the Comprehensive Master Plan for complete policy language.

CHAPTER 3: A BALANCED LAND USE PATTERN
The Carson City Master Plan seeks to establish a balance of land uses within the community by providing
employment opportunities, a diverse choice of housing, recreational opportunities, and retail services.

Is or does the proposed amendment:
v Consistent with the Master Plan Land Use Map in location and density?

The Vintage at Kings Canyon project is consistent with the Master Plan Land Use map in that it does not
exceed the residential density allowed under the current master plan and zoning designations. The
proposed density conforms to other housing in the area and will not change the overall development style
of the neighborhood. The master plan amendment and zone change described in this application are to
allow the small amount of supporting personal service and professional space that serves the assisted
living space. This area will be for the exclusive use of residents and guests only, not the general public.
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v Meet the provisions of the Growth Management Ordinance (1.1d, Municipal Code 18.12)?

This project meets the provisions of the Growth Management Ordinance by locating housing in an area
that is adjacent to existing roadways and services. The project is an infill development and serves to
better maximize the use of Carson City’s infrastructure. Infill residential is encouraged within the Master
Plan. The project has convenient access to all community services and is appealing to a wide range of
potential residents.

v Encourage the use of sustainable building materials and construction techniques to promote water and
energy conservation (1.1e and f)?

The project designers are currently exploring sustainable energy usage techniques and practices. This
includes passive and active solar installations, geothermal energy collection, and electric vehicle charging
stations. Buildings will utilize current building materials with high energy efficiency ratings. Landscaping
will be designed to reduce water use. These details are further defined in the accompanying PUD
handbook.

Located in a priority infill development area (1.2a)?
The project site is not in a priority infill area but it is an infill project.

v Provide pathway connections and easements consistent with the adopted Unified Pathways Master Plan
and maintain access to adjacent public lands (1.43)?

The project will maintain the existing path that currently crosses the site east-west and connects to the
end of Washington Street. This pathway will continue to serve as an amenity to the area. Furthermore,
the existing trailhead at the western side of the project will now connect to a comprehensive network.

v Encourage cluster development techniques, particularly at the urban interface with surrounding public
lands, as appropriate, and protect distinctive site features (1.4b and c, 3.2a)?

The project clusters development at the eastern end of the site and retains significant open space at the
southwestern end. This open space then serves as an access point to trails and undeveloped areas to the

west.

At adjacent county boundaries, coordinated with adjacent existing or planned development with regards to
compatibility, access, and amenities {1.5a)?

The site is not located along a county boundary.
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v Located to be adequately served by City services including fire and sheriff services, and coordinated with
the School District to ensure the adequate provision of schools (1.5d)?

As an infill parcel, the site is almost entirely surrounded by existing development and is within existing
service boundaries. City and area services are already occurring within the area and can be provided to this
site as well. The project will have no impact to schools.

In identified Mixed-Use areas, promote mixed-use development patterns as appropriate for the
surrounding context consistent with the land use descriptions of the applicable Mixed-Use designation, and

meet the intent of the Mixed-Use Evaluation Criteria (2.1b, 2.2b, 2.3b, Land Use Districts, Appendix C)?

The site is not within an identified mixed-use area. However, Mountain Street adjacent to the project
includes medical/office space, limited retail space, and residential uses.

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

The project will provide additional housing choices, including medium and small lot single family
residential, and assisted living/extended care units. This increased variety of housing will allow for aging
residents to remain in their current neighborhood.

Protect environmentally sensitive areas through proper setbacks, dedication, or other mechanisms (3.1b)?

There are no environmentally sensitive areas on the site.

If at the urban interface, provide multiple access points, maintain defensible space (for fires) and are
constructed of fire resistant materials 3.3b)?

The site is not within an urban/wildlife interface area.

Site outside the primary floodplain and away from geologic hazard areas or follow the required setbacks or
other mitigation measures (3.3d, €)?

Carson City GIS data indicates portions of the site are classified as FEMA zones AO and AE. These areas will
be engineered to function in a way that properly manages storm water. Surrounding development appears
to be likewise engineered, suggesting the feasibility of such treatment for this site.
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v Provide for levels of services (i.e. water, sewer, road improvements, sidewalks, etc) consistent with the
Land Use designation and adequate for the proposed development (Land Use table descriptions)?

The project proposes to provide levels of service consistent with what is seen in the area now. As an infill
site, it is possible to coordinate the project design with development that adjoins the site. Roads,
sidewalks, and utilities will therefore be commensurate with what the neighborhood enjoys now. Trail
connections and open space will be improved.

If located within an identified Specific Plan Area (SPA), meet the applicable policies of that SPA (Land Use
Map, Chapter 8)?

The site is not within a Specific Plan Area.

CHAPTER 4: EQUITABLE DISTRIBUTION OF RECREATIONAL OPPORTUNITIES

The Carson City Master Plan seeks to continue providing a diverse range of park and recreational
opportunities to include facilities and programming for all ages and varying interests to serve both existing
and future neighborhoods.

Is or does the proposed amendment:

v Provide park facilities commensurate with the demand created and consistent with the City’s adopted
standards (4.1b)?

The project will provide substantial park/open space area that will benefit the neighborhood. This includes
providing a long-needed connection to the already constructed trailhead at the west side of the property.

v Consistent with the Open Space Master Plan and Carson River Master Plan (4.3a)?

This project advances the goals of the Open Space Master Plan through its use of an infill site and through
the provision of park/open space area. The project does not extend development into wildland areas.

CHAPTER 5: ECONOMIC VITALITY

The Carson City Master Plan seeks to maintain its strong diversified economic base by promoting principles
which focus on retaining and enhancing the strong employment base, include a broader range of retail
services in targeted areas, and include the roles of technology, tourism, recreational amenities, and other
economic strengths vital to a successful community.

Is or does the proposed amendment:
v Incorporating public facilities and amenities that will improve residents’ quality of life (5.5e)?

As detailed above, the project will provide public amenities in the form of park space and enhanced trails.
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Promote revitalization of the Downtown core (5.6a)?

The site is outside the downtown core but is only 2,000’ walking distance from N. Carson Street. The
project will therefore provide housing opportunities within walking distance to downtown businesses.

Incorporate additional housing in and around the Downtown, including lofts, condominiums, duplexes,
live-work units (5.6¢)?

The project will provide additional housing, located roughly % mile from the downtown core.

CHAPTER 6: LIVABLE NEIGHBORHOODS AND ACTIVITY CENTERS

The Carson City Master Plan seeks to promote safe, attractive and diverse neighborhoods, compact mixed-
use activity centers, and a vibrant, pedestrian-friendly Downtown.

Is or does the proposed amendment:

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

The project is intended to be appealing to discriminating buyers who have options in selecting their
housing. The architecture will therefore be attractive, provide differentiation in streetscapes, and exhibit a
range of materials and colors.

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

Building styles will be varied and will present an appealing streetscape through the use of front porches
and architectural detail. Pedestrian pathways and entrances will be obvious and well marked.

v Provide appropriate height, density and setback transitions and connectivity to surrounding
development to ensure compatibility with surrounding development for infill projects or adjacent to existing

rural neighborhoods (6.2a, 9.3b 9.4a)?

The project will be complementary to surrounding development in terms of height, setbacks, and use and
will therefore be directly compatible.

If located in an identified Mixed-Use Activity Center area, contain the appropriate mix, size and density of
land uses consistent with the Mixed-Use district policies (7.1a, b)?

The project is not in a mixed-use activity center.
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If located Downtown:
o Integrate an appropriate mix and density of uses (8.1a, e)?

Although the project is not within the identified “Downtown Core,” it is on the periphery and serves to
expand housing options in the area. Proposed density is comparable to other uses in the area.

o Include buildings at the appropriate scale for the applicable Downtown Character Area (8.1b)?

The project is not located downtown,

o Incorporate appropriate public spaces, plazas and other amenities (8.1d)?

The project is not located downtown however it does include public spaces.

CHAPTER 7: A CONNECTED CITY

The Carson City Master Plan seeks promote a sense of community by linking its many neighborhoods,

employment areas, activity centers, parks, recreational amenities and schools with an extensive system of
interconnected roadways, multi-use pathways, bicycle facilities, and sidewalks.

Is or does the proposed amendment:

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

The project is located along existing streets and is close to North Carson Street. The site is therefore
suitable for accessing public transit and for walking to downtown destinations.

v Maintain and enhance roadway connections and networks consistent with the Transportation Master
Plan (11.2c)?

The project is accessed by the existing roadway network. It will also fill some existing gaps in the roadway
network by providing additional connections.

v Provide appropriate pathways through the development and to surrounding lands, including parks and
public lands, consistent with the Unified Pathways Master Plan and the proposed use and density (12.1a, c)?

The project will enhance the existing trail that crosses the site and provides access to open space to the
west.
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Tentative PUD Map Findings

Section 17.07.005 of the Carson City Municipal Code establishes findings that the Planning Commission
and/or Board of Supervisors must make in approving a conceptual PUD map. These findings are listed below
and are addressed in bold face type.

In considering parcel maps, planned unit developments and tentative subdivision maps the director shall
consider the following:

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.

The project is an infill site within an established neighborhood. All necessary infrastructure and municipal
services necessary to serve the project are in place or can easily be extended (at the expense of the
developer). The project will be served by municipal water and sewer, solid waste disposal, NV Energy,
Southwest Gas, cable television, etc. in accordance with Carson City and State of Nevada standards.

2. 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 be served by the existing municipal water system and it will be demonstrated by the
project applicant that sufficient water rights have been dedicated/acquired to serve the project.

3. The availability and accessibility of utilities.
As an infill development, all necessary utilities are in place or can be easily extended to serve the project.

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

All City services and infrastructure already serve the area around the site. The project will be occupied by
retirement-age people and will therefore generate no impacts on schools and reduced impacts to road
networks and park facilities.

5. 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.

The project will improve access to public land through a connection to the existing Mountain Street
trailhead that currently connects to nothing.
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6. Conformity with the zoning ordinance and land use element of the city's master plan.

The project is in direct compliance with the existing Master Plan and zoning housing density limits. The
project promotes the Master Plan policies of providing an enhanced housing mix and of locating new
development and mixed uses close to existing development and the downtown core.

7. General conformity with the city's master plan for streets and highways.

The project uses existing streets for overall access. It also will generate reduced trafficimpacts due to the
retirement-age component of the project.

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

No new offsite streets or highways are needed to serve the project. Streets internal to the site will
provide additional connections for the neighborhood. Traffic leaving the site can easily access collector
streets without travelling through neighborhoods.

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

The site has a moderate downward slope from west to east. There are no known faults or soil issues. The
site is partially classified as FEMA zones AE and AO, requiring design and engineering to manage
stormwater flow across the site. Developed property in the area exhibits similar conditions and appears to
be manageable through proper design and grading. In the after condition, the project will result in an
improvement to an existing drainage channel (flowing east, adjacent to the site).

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

Any applications related to the project will be sent to reviewing agencies per the requirements of the
Carson City Municipal Code and Nevada Revised Statutes. Once comments are received, they can be
incorporated into the final design of the project or included as conditions of approval.

11, 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.

Fire protection is in place around the site and similar measures will be included in the design of this site.
All development will occur in conjunction with review by the Carson City Fire and Engineering
Departments.
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12. Recreation and trail easements.

The project includes substantial open space. If necessary, a public access easement can be established
where applicable.

Approval or Denial of Application

Carson City Municipal Code section 17.09.050 - Approval or denial of application, includes the following
items that must be considered in approving a conceptual PUD map. Responses are provided in bold type.

1. In what respects the plan is or is not consistent with the statement of objectives of the planned
unit development ordinance;

The plan is consistent with the PUD ordinance in that it provides coordinated development,
conforms to the housing density standards of the existing Master Plan and zoning, and provides
for public amenities such as open space and trails.

2, 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;

Deviations are appropriate in order to address increased buffering and to address the specific
needs of seniors that will be living in the community (i.e. reduced yard area to maintain, etc.).

3. 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;

As noted in the application, the'project includes substantial open space. This space will be
maintained by the project, either through a landscape maintenance agreement or through an
HOA.

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

The plan is designed to replicate the look and density of the surrounding area by providing
comparable lot sizes, significant buffering or both at the project perimeter. Street design and
parking conform to City standards. Public services are already provided to the area and can easily
be extended to the site.
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5. The relationship, beneficial or adverse, of the proposed planned unit development to the
neighborhood in which it is proposed to be established;

The proposed project will integrate into the existing neighborhood without conflict. Residential
design and overall density is comparable to what exists in the area now. The open space and trail
connections provided by the project will serve as amenities for the area.

6. 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.

The project will post any required bonds with the City, for example, to ensure restoration of any
disturbed areas that may be left undeveloped. In general, the project will perform the same as any
housing development or PUD that is completed over time in that it will establish maintenance
agreements and will adhere to state and local development regulations.

e Special Use Permit

Master Plan Policy Checklist - Special Use Permit Application

Consistent with Carson City Special Use Permit application requirements, this section is taken directly from
Carson City documents and forms part of the application process. Responses to the checklist questions are
included in this section and are printed in bold type.

PURPOSE

The purpose of a development checklist is to provide a list of questions that address whether a development
proposal is in conformance with the goals and objectives of the 2006 Carson City Master Plan that are
related to Special Use Permits. This checklist is designed for developers, staff, and decision-makers and is
intended to be used as a guide only.

DEVELOPMENT CHECKLIST

The following five themes are those themes that appear in the Carson City Master Plan and which reflect the
community’s vision at a broad policy level. A check mark indicates that the proposed amendment meets the
applicable Master Plan policy.

CHAPTER 3: A BALANCED LAND USE PATTERN
The Carson City Master Plan seeks to establish a balance of land uses within the community by providing
employment opportunities, a diverse choice of housing, recreational opportunities, and retail services.
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v Meet the provisions of the Growth Management Ordinance (1.1d, Municipal Code 18.12)?

This project meets the provisions of the Growth Management Ordinance by locating housing in an area
that is adjacent to existing roadways and services. The project is an infill development and serves to
better maximize the use of Carson City’s infrastructure. Infill residential is encouraged within the Master
Plan. The project has convenient access to all community services and major roadways.

v Encourage the use of sustainable building materials and construction techniques to promote water and
energy conservation (1.1e and f)?

Final building design is still in process, however, one of the developer’s goals is to include sustainable
building materials and practices such as bamboo flooring, energy efficient fixtures, and walkable
neighborhood design. These details will be defined in greater depth as further applications are submitted
to Carson City.

Located in a priority infill development area (1.2a)?
The project site is not in a priority infill area but it is an infill project.

v Provide pathway connections and easements consistent with the adopted Unified Pathways Master Plan
and maintain access to adjacent public lands {1.4a)?

The project provides trail connections, both within the project and to external sites such as open space
areas. The project includes a public park. Site design includes input from the Carson City Parks Dept.

v Protect existing site features including mature trees and other character-defining features (1.4¢)?

The site maintains existing trail connections that cross the site and maintains open space areas that allow
the public to access the site, enhancing the existing access to the area. There are few mature trees on the
site so new landscaping will be a substantial addition to the area. The overall goal is to integrate into the
existing neighborhood by seamlessly connecting to existing trails and streets and by matching the general
intensity of existing development. In this sense, the character-defining features of the area are
maintained.

At adjacent county boundaries, coordinated with adjacent existing or planned development with regards to
compatibility, access, and amenities (1.5a)?

The site is not located along a county boundary.
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In identified Mixed-Use areas, promote mixed-use development patterns as appropriate for the
surrounding context consistent with the land use descriptions of the applicable Mixed-Use designation, and
meet the intent of the Mixed-Use Evaluation Criteria (2.1b, 2.2b, 2.3b, Land Use Districts, Appendix C)?

The site is not within an identified mixed-use area. However, the project adds residents close to existing
retail and professional development.

v Meet adopted standards for transitions between non-residential and residential zoning districts (2.1d)?

The project includes a zone change. The area of the zone change is limited and is internal to the project.
The PUD process allows for the entire project to be designed as a cohesive whole, allowing for effective
transitions between the zone-change area (assisted living area) and the surrounding residential area.
Additionally, the project includes larger residential lots at perimeter areas, ensuring compatibility with the
existing neighborhood.

v Protect environmentally sensitive areas through proper setbacks, dedication, or other mechanisms
(3.1b)?

While there are no environmentally sensitive areas on the project site, the site has been designed to
ensure proper stormwater drainage and erosion control. Open space areas have been included.

v Site outside the primary floodplain and away from geologic hazard areas or follow the required setbacks
or other mitigation measures (3.3d, e)?

The area subject to this SUP request (the assisted living facility) is outside the primary floodplain. Carson
City GIS data identifies the assisted living area as being in the 500-year flood area, well outside the primary
floodplain. Please note that other areas of the site have higher flood risk and are subject to enhanced
engineering requirements in order to properly manage floodwater. The site includes open space, drainage
channels, and detention areas sufficient to comply with City engineering requirements.

v Provide for levels of services (i.e. water, sewer, road improvements, sidewalks, etc.) consistent with the
Land Use designation and adequate for the proposed development (Land Use table descriptions)?

The site is already served by all utilities and city services. No decrease in service is to be expected.

If located within an identified Specific Plan Area (SPA), meet the applicable policies of that SPA (Land Use
Map, Chapter 8)?

The site is not within a Specific Plan Area.
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CHAPTER 4: EQUITABLE DISTRIBUTION OF RECREATIONAL OPPORTUNITIES

The Carson City Master Plan seeks to continue providing a diverse range of park and recreational
opportunities to include facilities and programming for all ages and varying interests to serve both existing
and future neighborhoods.

Is or does the proposed amendment:

v Provide park facilities commensurate with the demand created and consistent with the City’s adopted
standards {4.1b)?

The project will upgrade and enhance the existing outdoor space and recreational amenities on the site.
This includes trails as well as a public park. This plan was designed in coordination with Parks Department
staff.

v Consistent with the Open Space Master Plan and Carson River Master Plan {(4.3a)?

As stated above, the project includes recreational and open space amenities. The site plan was designed in
coordination with Parks Department staff.

CHAPTER 5: ECONOMIC VITALITY

The Carson City Master Plan seeks to maintain its strong diversified economic base by promoting principles
which focus on retaining and enhancing the strong employment base, include a broader range of retail
services in targeted areas, and include the roles of technology, tourism, recreational amenities, and other
economic strengths vital to a successful community.

Is or does the proposed amendment:
v Encourage a citywide housing mix consistent with the labor force and non-labor force populations (5.1j)

This project directly promotes this policy by adding additional housing close to existing employment
centers.

Encourage the development of regional retail centers (5.2a)

This project does not explicitly address regional retail issues, but it does support existing retail operations
by locating potential customers close to businesses.

Encourage reuse or redevelopment of underused retail spaces (5.2b)?

By adding potential customers close to downtown, this project could be seen as encouraging local retail.
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Support heritage tourism activities, particularly those associated with historic resources, cultural
institutions and the State Capitol (5.4a)?

There is little ability for this application to either negatively or positively affect heritage tourism activities.
v Promote revitalization of the Downtown core (5.6a)?

This project seeks to add residents and employees close to Downtown. By adding potential customers
close to downtown, this project directly promotes revitalization of downtown business sites.

v Incorporate additional housing in and around the Downtown, including lofts, condominiums, duplexes,
live-work units (5.6c)?

This project seeks to add additional housing close to downtown.

CHAPTER 6: LIVABLE NEIGHBORHOQODS AND ACTIVITY CENTERS

The Carson City Master Plan seeks to promote safe, attractive and diverse neighborhoods, compact mixed-
use activity centers, and a vibrant, pedestrian-friendly Downtown.

Is or does the proposed amendment:

v Use durable, long-lasting building materials (6.1a)?

The developer is committed to building an environmentally friendly project that uses sustainable, long-
lasting materials. This includes low-impact materials such as bamboo, and energy efficient fixtures.

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

As seen in the included architectural renderings, proposed buildings include a variety of materials,
contemporary colors, and generous articulation of facades.

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

The included elevation exhibits show that the proposed buildings are articulated and provide visual
appeal. Pedestrian pathways and entrances will be obvious and well-marked. Overall site landscaping is
designed to be appealing and also to provide separation between uses.
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v Provide appropriate height, density and setback transitions and connectivity to surrounding development
to ensure compatibility with surrounding development for infill projects or adjacent to existing rural
neighborhoods (6.2a, 9.3b 9.4a)?

The project will be complementary to surrounding development in terms of height, setbacks, and use and
will therefore be directly compatible. Please see the included architectural exhibits.

If located in an identified Mixed-Use Activity Center area, contain the appropriate mix, size and density of
land uses consistent with the Mixed-Use district policies (7.1a, b)?

The project is not in a mixed-use activity center.
If located Downtown:
o Integrate an appropriate mix and density of uses (8.1a, e)?
The project is not within the identified Downtown Core,
o Include buildings at the appropriate scale for the applicable Downtown Character Area (8.1b)?
The project is not located downtown.
o Incorporate appropriate public spaces, plazas and other amenities (8.1d)?
The project is not located downtown however it does include public spaces.
v Incorporate a mix of housing models and densities appropriate for the project location and size (9.1a)?
Strictly speaking, this SUP does not apply to the housing portion of the project. However, the overall site
design includes a mix of housing types, designed to complement the neighborhood. Lot sizes were
designed specifically to provide consistency with bordering development.
CHAPTER 7: A CONNECTED CITY
The Carson City Master Plan seeks promote a sense of community by linking its many neighborhoods,

employment areas, activity centers, parks, recreational amenities and schools with an extensive system of
interconnected roadways, multi-use pathways, bicycle facilities, and sidewalks.
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Is or does the proposed amendment:

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

The site is on a JAC bus route. The project is located along existing streets and is close to major arterials.

v Maintain and enhance roadway connections and networks consistent with the Transportation Master Plan
(11.2¢)?

The project is accessed by the existing roadway network, improves connectivity within the neighborhood,
and provides development close to major arterial roadways.

v Provide appropriate pathways through the development and to surrounding lands, including parks and
public lands, consistent with the Unified Pathways Master Plan and the proposed use and density (12.1a, c)?

The project includes trails and pathways, both internal and external to the site. The project area is fully
walkable and there are connections to nearby streets and open space areas.

Special Use Permit Application Questionnaire (Findings)

The following questions form a portion of the SUP application and are considered the legal findings for
approving a Special Use Permit. These questions replicate, and in some cases expand on, the findings listed
in Carson City Municipal Code Section 18.02.080 Special Use Permit Findings. Responses to these questions
are addressed in bold face type:

Question 1. How will the proposed development further and be in keeping with, and not contrary to, the
goals of the Master Plan Elements?

This project directly supports the Master Plan by providing additional housing options for the area, by
adding housing close to existing commercial development and roadways, and by being an infill project.

Question 2. Will the effect of the proposed development be detrimental to the immediate vicinity? To the
general neighborhood?

The project will not be a detriment to the area as it matches surrounding development in terms of
residential density and in terms of overall impacts. The proposed assisted living use does not generate
excessive traffic or noise. It is contained within a site and buildings that are residential in scale and design.
The assisted living area is fully enclosed within the larger residential project that is specifically designed to
integrate into the existing neighborhood.
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A. Describe the general types of land uses and zoning designations adjoining your property: zoning on all
sides of the project area is residential, primarily SF6 and SF12. There are areas of Public Community (park)
and Public Regional to the east.

B. Explain why your project is similar to existing development in the neighborhood, and why it will not hurt
property values or cause problems: The proposed assisted living facility will be low impact. Traffic
generation and noise will be below what would result from single family residential development. The
project primarily functions as a residential-type use in that the residents live there full-time. The
appearance of the site is therefore residential. Site intensity and building design are intentionally
residential in character.

C. Provide a statement explaining how your project will not be detrimental to the use, peaceful enjoyment or
development of surrounding properties and the general neighborhood. The assisted living facility is internal
to the overall Vintage site. It is not adjacent to any existing development. It will therefore not have a
noticeable impact on surrounding development. Adjacent housing lots are being designed in conjunction
with the assisted living facility. When considering the project as a whole, residential density relies on
existing zoning, lot sizes are designed to be compatible with the surrounding neighborhood, and outdoor
amenities {including a public park) will enhance the area.

D. Consider the pedestrian and vehicular traffic that currently exists on the road serving your project.' What
impact will your development have when it is successfully operating? Will vehicles be making left turns?
Will additional walkways and traffic lights be needed? Will you be causing traffic to substantially increase in
the area? What will be the emergency vehicle response time? State how you have arrived at your
conclusions. What City department have you contacted in researching your proposal? Explain the effect of
your project with the existing traffic in the area. Street design for the overall project has been developed in
coordination with Carson City staff, including Planning, Public Works, Transportation, and Engineering.
Road connections are therefore based on the City’s preferred build-out of the neighborhood. A traffic
report has been completed as part of this review process. Any recommendations for proper traffic
management that result from project review will be included in the final project design. The site is already
served by City services, including emergency vehicles. It is therefore already part of planned response
times. Emergency services provision does not present any unusual problems.

E. Explain any short-range and long-range benefit to the people of Carson City that will occur if your project
is approved. The primary benefits from the project will be additional housing options for the area and an
efficient use of infrastructure through infill development. By adding housing options, including the assisted
. living facility, existing residents will be able to remain in the area as they choose to downsize or as they
require additional care.
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Question 3. Has sufficient consideration been exercised by the applicant in adapting the project to existing
improvements in the vicinity?

In general, the project is entirely adapted to existing improvements in that it utilizes existing roadways and
infrastructure. Service can be provided to the site without extending infrastructure into outlying areas.
Building design is highly residential in character, both in scale, materials, and shape.

A. How will your project affect the school district? Will your project add to the student population or will it
provide a service to the student population? How will your project affect the Sheriff’s Office?

The project will generate a below-average impact on schools, due to the retirement-age demographic
likely to occupy the site. Likewise, the project is not likely to generate significant impacts on the Sheriff’s
Dept.

B. If your project will result in the covering of land area with paving or a compacted surface, how will
drainage be accommodated? Project design has been developed through discussion with City Engineering
staff. Drainage, and all other engineering issues, are being addressed by licensed civil engineers who are
familiar with the specific needs of the area and site. The design includes drainage channels and detention
areas for stormwater.

C. Are the water supplies serving your project adequate to meet your needs without degrading supply and
quality to others in the area? Is there adequate water pressure? Are the lines in need of replacement? Is
your project served by a well? The site is served by the public water system and there are no known service
delivery problems in the area. The project team met with City staff, through the Conceptual PUD review
process, and no service delivery problems were identified.

D. Is there adequate capacity in the sewage disposal trunk line that you will connect to in order to serve your
project, or is your site on a septic system? The site will be connected to the area sewage system. Similar to
water service, the project team met with City staff to discuss sewer needs. No obstacles to service were
identified.

E. What kind of road improvements are proposed or needed to accommodate your project? Have you
spoken to Public Works or Regional Transportation regarding road improvements? Required road
improvements are addressed through the traffic report and through consultation with City staff. This
project will complete the road network for the area and allow vehicle trips to disperse along existing
collector streets. Access to arterials is good, including to North Carson Street. Any required road
improvements will be included in the project final design.

F. Indicate the source of the information that you are providing to support your conclusions and statements
made in this packet. The project team includes: licensed civil engineers; architects; traffic engineer; and
land planners. Input has been provided by City staff including Planning, Public Works, Parks, and
Engineering.

44

137
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G. If outdoor lighting is to be a part of the project, please indicate how it will be shielded from adjoining
property and the type of lighting (wattage/height/placement) provided. Lighting from the assisted living
portion of the project is located internal to the Vintage project and will not be adjacent to existing houses.
Overall, lighting will be the minimum required to provide site security. In no case will lights be allowed to
shine directly onto adjoining property. Modern cut-off light fixtures will be utilized for all outdoor
installations.

H. Describe the proposed landscaping, including screening and arterial landscape areas (if required by the
zoning code). Include a site plan with existing and proposed landscaping shown on the plan which complies
with City ordinance requirements. Decorative landscaping, outdoor recreation areas, and open space are all
part of this project. Please refer to the site plan for a depiction of all landscape areas. Attractive outdoor
spaces are an important element of overall site design and will help determine the success of the project.

I. Provide a parking plan for your project. Parking for the proposed uses will be contained on the site.
Parking areas are detailed on the included site plan. For the residential lots, parking is designed consistent
with residential standards for garages, driveways, and on-street parking.

45

138



SINGLE FAMILY HOMES
ELEVATIONS &ND FLOOR PLANS

PLANTATION
10,000+ SF LOTS

COUNTRYSIDE
8,400+ SF LOTS
(NO ELEVATION PROVIDED, SIMILAR TO PLANTATION)

MEADOWS
3,365 SF LOTS (ZERO LOT LINE)
(NO ELEVATION PROVIDED, SIMILAR TO GARDEN VILLA)

GARDEN VILLA
1,690 SF LOTS (ZERO LOT LINE)

THE ESTATE
14,400+ SF LOTS
(OPTIONAL 2"P STORY SHOWN FOR INTERIOR LOTS 183-212 ONLY)
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ASSISTED LIVING/INDEPENDENT LIVING

ELEVATIONS AND FLOOR PLANS
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VINTAGE at KINGS CANYON- PUD Development Standards Handbook

1. Introduction

1.1 Location

Vintage at Kings Canyon includes 78.21+ acres (APN #'s 007-573-06, 07, 08 and a portion of 009-01-202).
This includes 48.21+ acres located west of Mountain Street and east of Ormsby Boulevard along with 30
acres west of Ormsby Road at the current terminus of West Washington Street. Figure 1 (below) depicts the
project location.

PROJECT SITE

T 3
0 [ L
e

e SRS
o\

PROJECT SITE

il
4

Figure 1 — Vintage at Kings Canyon Planned Unit Development Area
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VINTAGE at KINGS CANYON- PUD Development Standards Handbook

1.2 Purpose

The purpose of this Development Handbook is to provide for the orderly development of the Vintage at Kings
Canyon Planned Unit Development (PUD) project, while also assuring that quality architecture, design,
engineering, and community standards are achieved. Since implementation of public and private
improvements will occur in multiple phases, over several years, the standards and guidelines contained
herein establish a common framework to guide individual improvement plans. The development of the
property is controlled and restricted by these development requirements as well as by all applicable
government codes and regulations. This Development Handbook is not intended to limit creativity or
prevent variation necessary to respond to unique site conditions, but rather to generate consistency and
quality throughout the PUD.

1.3 Vision

The Vintage at Kings Canyon PUD is intended to provide for a sustainable community that includes a range of
residential land uses that complement not only each other but those that currently exist outside of the PUD
boundaries. The vision is to create an attractive community that promotes a variety of housing types while
also integrating into the surrounding area. A consistent design theme will be included throughout the project
area ensuring quality architecture, landscape treatments, and project entry areas.

Complementing the new residential uses will be park space and linear open space along the property
borders that provides non-vehicular connectivity to the various internal and regional components of the
area.

1.3.1 Land Use Pattern

The residential mix within Vintage at Kings Canyon provides for varying levels of compatible densities,
allowing a mix of housing types and amenities. This mix allows for active adult living, transitioning to smaller
lots that require less maintenance, etc. The plan also provides for assisted and independent living options
that will allow residents greater care without the need to leave their neighborhood and friends. This design
will evoke a sense of community and supports walkability to project amenities and nearby destinations. The
project includes larger lots at the perimeter of the project, in order to more closely match existing
development, while smaller lots are centered within the project. More dense uses such as assisted and
independent living units are clustered internal to the site to ensure proper relationships to existing
neighborhoods that adjoin Vintage at Kings Canyon.

1-2
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1.3.2 Sense of Place and Community

Creating a sense of place is one of the key components in
creating a vibrant and balanced community. A sense of place is
fostered within Vintage at Kings Canyon by creating human-scale
environments in which the individual can feel both comfortable
and safe. This includes provisions for open space and walking
paths, a community recreation center with swimming pool,
common design themes, and residential densities that
complement each other. Furthermore, the Vintage at Kings
Canyon PUD promotes and provides for connectivity between various neighborhoods and uses that are
integrated through the standards included within this handbook.

1.3.3 Diverse Housing Mix

The Vintage at Kings Canyon PUD provides for neighborhood diversity by allowing for a mix of residential
densities and product types to support a wide range of resident interests and needs. This diversity in
densities and housing types serves to break up the monotony of traditional residential development by
reinforcing the dynamics of character and identity within the neighborhood. The housing mix provides for a
comprehensive active adult community and includes large, medium, and small lot single family residential;
assisted living facility; and an extended care facility.

NI

1-3
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1.3.4 Implementation

This handbook will be used by the Carson City Community Development Department as a guide for reviewing
specific developments within the boundaries of the Vintage at Kings Canyon PUD.

1.4 Allowed Uses

Allowed uses within the Vintage at Kings Canyon PUD shall be determined based on the underlying zoning
categories (per Carson City Municipal Code Title 18). However, additional restrictions are applied to ensure
compatibility with the surrounding area. Zoning within Vintage at Kings Canyon is primarily residential, with
one small area of Neighborhood Business (NB) zone to accommodate the assisted and independent living
facilities.

Allowed uses shall be strictly limited by the terms of this handbook. Important overall zoning elements of the
project include:

e forresidentially zoned areas, allowed uses and density are based on the underlying plan included
with this handbook. Ancillary uses and structures (i.e. home based businesses, garden sheds, etc.)
shall be subject to Title 18 standards.

e for the 5.6+ acre Neighborhood Business (NB) zone, allowed uses are highly limited and more
restrictive than what s included in the Carson City Municipal Code. Allowed uses and restrictions
are included in Table 1.4.1 on the following page.

e usesinthe NBzone shall serve only residents (and their invited guests) of Vintage at Kings Canyon
only. Members of the public shall not be allowed to access these services.
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1.4.1 Use Table
Allowed Uses within Vintage at Kings Canyon

Zone Permitted Uses Notes
SF12
Single Family Residential® Refer to zoning code for allowed
ancillary uses in single family zones
SF-6
Single Family Residential® Refer to zoning code for allowed
ancillary uses in single family zones
Sales Center Hours of operation shall be
between 9:00 am and 6:00 pm
NB

Congregate Care

All buildings shall not exceed one-
story. Subject to review and
approval of a Special Use Permit.

Assisted Living Center

All buildings shall not exceed one-
story. Subject to review and
approval of a Special Use Permit.

Independent Living Center

All buildings shall not exceed one-
story. Subject to review and
approval of a Special Use Permit.

Personal Service including art galleries, libraries,
café’s, resident food service, salons, barber shops, dry
cleaners, lounges, and similar

Limited to use by residents and
guests only. Commercial uses open
to general public are prohibited.

Gym/Fitness Center

Limited to use by residents and
guests only. Commercial uses open
to general public are prohibited.

Medical Office

Ancillary to assisted/independent
living and congregate care only.

General Office

Limited to Vintage at Kings Canyon
Administrative Offices only

Sales Center

Hours of operation shall be
between 9:00 am and 6:00 pm

1-Housing shall be restricted to ages 55 and over.
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1.4.1 General Standards

a) The Vintage at Kings Canyon PUD is envisioned to include a mix of residential uses on lots ranging
between roughly 1,600 square feet and 14,000 square feet.

b) Assisted and independent living facilities are allowed within Vintage at Kings Canyon, as depicted on the
site plan included in this handbook and subject to the intensity and building mass described herein.

¢) Personal services and retail-type operations shall be for the exclusive use of Vintage residents and their
guests. Public access to these services shall not be provided.

d) Uses within Vintage at Kings Canyon shall conform to the underlying zoning district(s) assigned to the
individual parcels as outlined in Title 18 of the Carson City Municipal Code.

e) Supplemental review required for specific uses within zoning categories such as Special Use Permits shall
remain in effect per the Carson City Municipal Code. Specifically, the assisted and independent living facility
is subject to SUP review and approval.

f) This Specific Plan shall not grant any special privileges or waivers in terms of public review or entitlements
otherwise required under the Carson City Municipal code in terms of allowed uses or supplemental review.

14.2 Project Layout

As noted, vintage at Kings Canyon contains a mix of housing types. In order to provide maximum definition
to the eventual development, this mix of types shall be required to conform to the following layout
guidelines and regulations:

a) Single family residential lots shall be as described on the included site plan. This applies to total lot count,
average lot size, and general street layout.

b) Land uses for the NB-zoned area shall be determined by Section 1.4.1 of this document. The NB zone shall
be the only area of this project in which commercial type development is allowed.

c) Assisted living, independent living, congregate care and memory care facilities shall be the primary
development within the NB zone. Personal services and boutique retail, related to the medical facilities, are
allowed in this area, subject to the limitations contained in Section 1.4.1 above.
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d) Personal services and retail uses shall be restricted to more than 25% of total building area.

Figure 2 (below) serves as the site plan that forms the basis of the standards detailed in this chapter and
contained herein.

~ PHASE 1
s R
—= (&)}

Figure 2 — Site Plan
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1.5 Plan Maintenance and Interpretation

1.5.1 Standards Not Addressed

In the instance that a specific development standard is not specifically called out or modified within the
context of this handbook, the provisions of the Carson City Municipal Code Title 18 for the underlying zoning
district shall be applied.

1.5.2 Minor Deviations

The Carson City Community Development Director shall have the authority to grant minor deviations to the
standards contained herein. Any deviation in excess of 10% shall require either a Variance or amendment to
the PUD, including the applicable full public review process.

1.5.3 Subsequent Actions

This PUD shall not prevent Carson City, in subsequent actions applicable to the property, from adopting new
ordinances, resolutions, or regulations that conflict with those in effect at the time of adoption of this PUD,
except that any subsequent action by Carson City shall not prevent the development of the property and
uses as set forth in this PUD.

1.5.4 State and Federal Restrictions

In the event that State or Federal laws or regulations enacted after the adoption of the PUD prevent or
preclude compliance with one or more of the provisions of the Plan, such provisions shall be modified or
suspended as necessary to comply with State and Federal law. Any such action shall be taken by the Carson
City Board of Supervisors at a legally noticed public hearing.

1.5.5 Plan Amendments

It may be necessary to amend this PUD from time to time. This includes the need for clarification of specific
standards or uses, and the incorporation of new environmentally sound technologies.

Amendment of this Plan shall be made by means of a zoning map amendment process, subject to review and
approval by the Carson City Planning Commission and Board of Supervisors.
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1.5.6 Financing

Project financing shall be the responsibility of owner/developer. All necessary infrastructure to serve the site
shall be constructed at the expense of owner/developer and dedicated to Carson City as appropriate.

Any agreement between owner/developer or a future tenant/user and Carson City for alternative financing
of infrastructure shall be allowed if agreeable to all parties, which agreement shall not be unreasonably
withheld.

The owner/developer is required to pay all applicable development impact fees as mandated by Carson City
and Nevada Revised Statutes.

1.5.7 Concurrency

Infrastructure upgrades are intended to occur in conjunction with land development. The master developer
is therefore prepared to address Carson City’s requirements for infrastructure upgrades as part of the
application and building process. Due to the inherently complicated timelines, and frequently unpredictable
nature of land planning and construction, it should be recognized that flexibility in establishing completion
dates for infrastructure upgrades is warranted and should be addressed on a case-by-case basis as property
is developed.

1.5.8 Phasing

Phasing of the Vintage at Kings Canyon shall be per the phasing plan adopted with the first tentative map. A
maximum of 6 phases shall be permitted to complete the project.
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2 Design Standards and Guidelines

The site planning standards and guidelines address general provisions of site development which include
building orientation, grading and drainage, parking areas, landscape, lighting, signs, walls and fences, and
service areas. Site planning controls the proper placement of buildings and internal roads that service and
access the various land uses in the community. It addresses the linkages and land use relationships at a
human-scale, in order to create a stimulating and visually pleasant community. The goal is to promote
pedestrian activity and safety, create visual compatibility with surrounding neighborhoods and minimize
negative impacts on the natural environment.

2.1  Assisted/Independent Living Development

2.1.1 Assisted/Independent Living Area Planning Standards
a) Building placement and orientation shall be designed to create visual interest along street frontages and
within publicly visible areas. Multiple buildings in a single project shall demonstrate a positive functional
relationship to one another.
b) Plazas, courtyards and pedestrian areas shall also be an important element in the design of assisted living
buildings. A visual link should be established between buildings through the use of architectural features,
landscaping, etc.

c) Buildings shall be oriented so that public access or windows face adjoining streets.

d) Plazas or common areas shall be located near building entrances or areas of high pedestrian traffic to
ensure their use.

e) To the extent possible, areas between buildings shall be utilized for plazas, outdoor seating, or landscape
features in order to eliminate “dead zones” of underutilized space.

2.1.2 Assisted/Independent Living Area Grading and Drainage
a) Design of the assisted living facilities shall be sensitive to the natural terrain, and structures should be

located to minimize necessary grading and preserve natural site features such as drainageways, wetlands,
etc. Grading should blend with the natural topography of the site.
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b) Grading shall be designed to complement the architectural and landscape design character of the
surrounding area. Grading techniques can be used to screen parking and service areas, reduce the
perception of height and mass on larger buildings, and provide reasonable transitions between uses.

c) Graded slopes should properly transition to existing natural terrain at project borders.

d) Man-made slopes shall not exceed an average of 3:1 slope and turf areas shall not exceed an average 4:1
slope.

e} Areas disturbed by grading activities shall be revegetated prior to the issuance of a certificate of
occupancy. If climatic conditions or other circumstances prevent planting at the time of occupancy, a bond
shall be provided for landscaping during the subsequent growing season. Drought tolerant plant species
shall be utilized to help minimize erosion.

f) New development must include a final hydrology report to be reviewed and approved by the Carson City
Engineering Department prior to the issuance of a building permit.

g) An eraosion control plan shall be included with each grading permit.

2.1.3 Assisted/Independent Living Area Parking Lots
a) A minimum of 10 feet of landscaping shall be provided between parking lots and public streets.
b) A minimum 400 square foot interior planter shall be provided
at the end of parking aisles (refer to example to the right).

Planters shall include a minimum of one deciduous tree (min. 1”
caliper) — see example to right.

¢) Landscape islands (minimum 8’ width) shall be provided for

~ Typical Ladscape band

every 10 spaces in large parking fields and shall include a L

minimum of one tree (1 inch caliper minimum). See example to
right.

d) Pedestrian connections between parking lots and buildings
shall be provided along with connections to sidewalks along adjoining public streets.
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e) Parking areas shall be screened from adjoining residential areas through the use of landscaping and
berming. This buffer shall be a minimum of 10 feet in width (see example below).

f) A maintenance schedule shall be maintained for parking lots that includes regular sweeping and a snow
removal/storage plan for winter weather events.

g) Parking lot sweeping shall be limited to the hours between 8:00 am and 9:00 pm.

h) Parking lot design, including space dimensions, aisle widths, etc. shall comply with the provisions of the
Carson City Municipal Code.

2.1.4 Assisted/Independent Living Area Landscaping
a) Landscaping, including plant materials and themes shall be consistent throughout the PUD.

b) Landscaping standards contained in the Carson City Municipal Code shall apply within the PUD. Where a
conflict exists between these design standards and the Municipal Code, the stricter of the standards shall

apply.

c) Areas not utilized for parking, buildings, plazas, or access/circulation shall be landscaped to the back of

curb.
. LANDSCAPING INCLUDING A MIX OF
EVERGREEN AND DECIDUOUS TREES

d) Drought tolerant plantings shall be used in
Hy BERMS SHALL BE PROVIDED
I ADJACENT TO RESIDENTIAL USES

_,&lh__-_

PARKING LOT L RESIDENTIALLY ZONED PROPERTY

conjunction with low water demand principles and

techniques.
10' MINIMUM
! LANDSCAPE BUFFER

e} All landscaped areas shall be irrigated with
permanent automatic irrigation systems. All irrigation systems shall be placed underground.

f) Landscape maintenance shall be the responsibility of the Vintage at Kings Canyon Homeowners
Association or an established landscape maintenance association.
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2.1.5 Assisted Living Area Lighting

a) Adequate lighting shall be provided to ensure a safe pedestrian environment.

b) Parking lot lighting adjacent to residential areas shall be limited to 12 feet in height and shall incorporate
shielded fixtures that prevent spill-over to adjoining parcels.

c) The use of bollard lighting is encouraged in pedestrian areas. See
example to right.

d) Exterior lighting shall be used for purposes of illumination and safety
only, and shall not be designed for, or used as, an advertising display.

2.1.6 Assisted/Independent Living Area Signs

Alimited use of signs may be included as part of the assisted/independent living facilities. Signs are intended
to be utilized only where necessary, and in an understated manner, emphasizing an image of permanence
and quality. Careful use of forms, styles, materials, and colors will establish continuity throughout the
community.

a) Signs shall be included on facades or entry canopies of buildings and illuminated or backlit with indirect
lighting. All signs shall be integrated into the architectural design of the building entry. Signs shall be
proportional to the building architecture.

b) Flashing or animated signs are prohibited.

¢) Building signs that project more than 4 inches beyond the wall fagade are prohibited, unless incorporated
as an architectural element.

d) No signs shall face residential areas located outside of the Vintage at Kings Canyon PUD area.
2.1.7 Assisted/Independent Living Area Fencing

a) Walls and fences shall be utilized to provide a buffer between uses. Walls shall be appropriately
integrated into each project.
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b) Solid fencing (6 foot minimum) may be installed between assisted living areas and adjoining residential
uses. This can include wood or vinyl fencing, concrete block walls, pre-cast wall systems, or similar. See
examples below.

Zx4 Fence Posis 208 Top Cap y Zil Strogers
y
rd
o
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¢) Chain link fencing shall be prohibited.
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2.1.8 Assisted/Independent Living Area Trash and Utility Areas

a) Service, maintenance and storage areas shall be screened from adjacent public right-of-ways, pedestrian
plazas or adjacent residential uses with landscaped berms, walls or plantings.

b) Alltrash and garbage bins shall be stored in an enclosure that includes solid screening, to the approval of
the Carson City Community Development Department.

¢) Trash enclosures shall incorporate building materials, colors, etc. that are complementary to the overall
project architecture. Gates shall be constructed of durable building materials that screens at a minimum

80% of the view into the trash enclosure. Wood or chain link gates are not allowed (see examples below).

d) Trash enclosures must include provisions for concrete pads or appropriately designed asphalt sections in
front of the enclosure. The area in front of the trash enclosure shall be a minimum of six (6) feet to reduce
pavement damage from disposal trucks.

2.1.9 Assisted/Independent Living Setbacks

Setbacks for assisted/independent living uses shall conform to the requirements outlined in the Carson City
Municipal Code within the NB zoning district.
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2.2 Single Family Residential Areas
2.2.1 Neighborhood Diversity

Single family areas within the Vintage at Kings Canyon PUD will include varied densities and housing types in
order to create separate neighborhoods within the project. This can be accomplished through the use of
varied housing types, distinct architectural styles and elements, etc.

a) Densities within single family areas shall be as generally depicted on the site plan.

b) Neighborhood density shall properly relate to adjoining developed areas and provide for transition
between neighborhood types. Proper transitions can include feathering of density/lot size, landscape
buffers, or walls/fences that serve to identify community boundaries.

d) Varied densities are included throughout the PUD boundary to allow varied product types.

e) Itis the intent of the PUD to provide a number of distinctly different neighborhood types rather than a
single “large neighborhood” with a single product type.

2.2.2 Single Family Neighborhood Design

Neighborhoods within the PUD will promote quality development that is complementary to the existing built
environment, while establishing its own sense of identity through uniform and innovative design standards.
Avariety of single family detached, as well as single family attached products are anticipated within the PUD
boundary.

a) To the extent possible, “forward” architecture shall be used in the design of homes. This is accomplished
by placing entries, windows, front porches, and living areas towards the street on most plan variations.

b) when possible, plans should be reversed and plotted so that garages and entries are adjacent to each
other. This creates an undulating sense of setback. Occasionally this pattern should be broken so that it will
not become overly repetitious or reflected by the massing across the street.

¢) The garage shall not be the dominant feature of the building facade facing the street and should be offset
through architectural detailing for garage forward elevations.
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d) So as not to contribute to a repetitious and monotonous appearance along the street, the use of varying
building setbacks from the street right-of-way is encouraged.

e} Neighborhoods shall provide connections into the community trail system.
f) Zero lot line side setbacks shall be allowed on C and D lots as identified on the site plan.

g) In order to avoid a “walled-in” feel, homes backing to parks, open space, or drainage corridors shall
include open rear fencing. This includes the use of split rail or iron fencing.

h) Except for zero lot line areas, setbacks for single family residential areas shall comply with the underlying
zoning district for which the subdivision is located. In order to provide for visual interest within the
streetscape, front setbacks may be reduced up to 5 feet in order to achieve a non-monotonous/repetitive
streetscape pattern.

2.2.3 Single Family Grading

a) The design of residential neighborhoods shall be sensitive to the natural terrain, and structures shall be
located in such a manner so as to minimize necessary grading and preserve natural site features and
drainage ways. Any grading of the site terrain shall blend with the natural topography of the site.

c) Graded slopes shall be rounded resulting in smooth, harmonious transitions between the man-made
terrain and the natural terrain.

d) All graded slopes shall be revegetated prior to building occupancy. If climatic conditions or other
circumstances prevent planting at the time of occupancy a bond shall be provided for landscaping during the
subsequent growing season or other arrangements made for revegetation, subject to the approval of the
administrator. Drought tolerant plant species shall be utilized to help minimize erosion.
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2.2.4 Single Family Landscaping

a) Front yard landscaping shall be installed by the builder
prior to the occupancy of the individual home. See example
to right.

b) Front yard landscape packages shall provide for a
minimum of 1 tree per 50 lineal feet of street frontage as
well as a minimum of 12 shrubs. Trees shall be a minimum
of 1 inch caliper for deciduous and 6 feet for evergreens.
Shrubs shall be a minimum of 2 gallon.

¢) Xeriscape options for front yards shall be permitted.
Xeriscape packages must include the required trees and
shrubs outlined under the previous standard.

REAR/ SIDE YARD
BY OWNER

REAR/ SIDE YARD
BY OWNER

& HT PRIVACY
PERCHG

- SOEWALK

. STHEET FRONTAGE TREE
1 TREE! 50 LF OF FRONTAGE)

FRONT YARD PLANT LIST

SYM DESCRIFTION

" FRONT YARD TREES'

\ 24" TURF SEPARATION
STREET '\ (XERISCAPE AREA)

SHRUBS

TURF

MULCH NOTE: ALL SHRUS BEDS SHALL RECEIVE 3 DEPTH OF MULCH WITH WEED CONTROL
*FRONT YARD / STREET FRONTAGE TREE QUANITITY BASED ON

1 TREE PER 50 LF OF STREET FRONTAGE

TYPICAL FRONT YARD PLAN

c) Front yard landscaping is required for all homes and will be reviewed and approved with the tentative

map establishing installation timing.

d) Front yard landscape packages shall include automatic irrigation systems.

2.2.5 Single Family Lighting

a) Lighting shall be designed to differentiate land use areas, emphasize community amenities, provide

continuity along street corridors and ensure the safety of residents and users.

b) Exterior lighting shall be shielded from projection offsite and designed to be compatible with the

architectural and landscape design of the home.

2.2.6 Single Family Walls and Fencing

a) Walls may be used where necessary to provide privacy and security for residential neighborhoods when

adjacent to arterial or collector roadways, or when adjoining non-residential uses.

b) Walls within the community shall not become the dominant visual element and walls where needed shall

blend into the overall landscape.
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c) Walls shall not exceed 6 feet in height. Acceptable materials include stone, stone veneer, split
face/precision block, slump stone, and stuccoed CMU.

d) Open fencing shall be used where the rear of individual lots are adjacent to open space. See examples
below.

e) Open fences at rear yards may include landscaping with trees and shrubs to screen views of private yards
from adjacent properties, common areas, and/or roadways.

f) Acceptable open fencing materials include wood or vinyl split-rail or wrought iron. See examples below.

g) Single family residential lots may include solid privacy fences. Acceptable materials include wood and
vinyl. Privacy fencing shall not exceed 6 feet in height.

h) Chain link fencing is prohibited within residential areas.

23 Community Buffer Areas

In order to ensure compatibility with existing adjoining neighborhoods, the following standards are included
with the PUD:

a) Aminimum thirty (30) foot landscape buffer shall be included around the entire perimeter of the Vintage
at Kings Canyon. Please see the buffer exhibit on the following page.

b) Atthe south side of the project, between Mountain Street and Ormsby Boulevard, the buffer area shall be
expanded to a minimum of sixty-five (65) feet.
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c) Buffer areas shall provide a minimum six (6) foot concrete walking path providing pedestrian connections
within the community as shown on the site plan.

d) Bollard lighting, no more than 4 feet in height, may be provided within buffer areas in order to light
pedestrian pathways.

e) All buffer area landscaping and improvements shall comply with the preliminary landscape plan and site
plan adopted with the Vintage at Kings Canyon PUD.
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Buffer area cross section diagram

2.4 ARCHITECTURE STANDARDS AND GUIDELINES
24.1 Architectural Theme

The Vintage at Kings Canyon community is designed to naturally integrate a relaxed livable design that
integrates indoor and outdoor living. The architectural feel of the community combines an informal and
country feel of farmhouse inspiration with timeless architecture set in a beautiful landscape of west Carson
City and the Sierra backdrop. Community buildings have functional porches that provide a transitional space
for people to gather. Expanded dormers and symmetry throughout the building with a relaxed covered
entrance dictate the building elevations.
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2.4.2 Residential Architectural Elements

a) New structures within the PUD shall, at a minimum, incorporate a minimum of two of the following
elements:

- Gable roofs with deep overhangs.

- Exposed rafters, brackets, columns, etc.

- Decorative doors and windows

- A mixture of 2 (at a minimum) exterior elements including stucco, wood siding or shingles, brick, or
stone

- Exterior porches or courtyards

b) Acceptable roofing materials include concrete tile, slate, or architectural grade (30+ year) composition
asphalt shingles. Metal roofing may be used as an architectural element in conjunction with the previously
listed materials.

c) Flat roofs are prohibited in residential areas.

d) Metal buildings are prohibited.

e) Modular homes are not permitted within the Vintage at Kings Canyon PUD.

f) Building articulation shall include a minimum of 4 separate roof planes incorporated on front/primary
elevations. Front/primary elevations shall contain a minimum of 2 wall planes offset by a minimum of 3 feet.

g) Building colors shall utilize an earth tone pallet such as browns, tans, whites, greens, deep reds and
oranges, pale yellows, etc. The use of bright or vibrant colors is prohibited with the exception of highlighting
architectural elements.

2.4.3 Assisted/Independent Living Architecture

Assisted/independent living areas within the Vintage at Kings Canyon PUD are envisioned to complement
residential uses in function and form. These areas and buildings shall incorporate the same architectural
principles as the residential areas and include elements such as rock, stone, brick, etc.

2.4.4 Assisted Living Building Mass and Form

a) Individual buildings, forms, and components shall be designed as a whole to ensure unity to the overall
design of the center.
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b) Facades shall include articulation to ensure that large scale buildings are softened and appropriate for the
area at a human scale.

c) Visual interest shall be created in building facades through the incorporation of wall plane projections or
recesses that are a minimum of two (2) feet in depth.

d) Wall plane projection or recess may be substituted with a combination of vertical or horizontal elements
such as trellises, awnings, shed roofs, or columns. Any such element must have a minimum of 2 feet change
in vertical or horizontal projection or recess. The proposed alternative design solution shall meet the intent
of this standard.

e) In assisted living areas adjoining residential uses, building heights shall relate to the adjacent
development to enhance view corridors and ensure compatibility.

f) Texture change, material change, or relief change shall be incorporated into buildings to avoid large
expanses of blank walls and box-like structures.

g) Buildings in excess of 10,000 square feet should vary building and roof forms to give the appearance of
smaller forms.

h) All assisted living buildings shall incorporate a consistent architectural theme.

i) Assisted/independent living units shall be limited to one-story. Architectural elements such as dormers
and upper windows may be used to add visual interest but shall not include inhabitable space.

2.4.5 Assisted/Independent Living Roof Form

a) Rooflines shall include variations to add visual interest and reduce the scale of large buildings. Refer to
example below.

2-13

178



VINTAGE at KINGS CANYON- PUD Development Standards Handbook

b) Roof profile elements visible at ground level shall incorporate horizontal and vertical offsets as depicted
in the example above.

c) All rooftop equipment shall be screened from public view at street level and the parking lot.

d) All roof mounted mechanical equipment must be screened from public view at the street level and the
parking lot.

2.4.6 Assisted/Independent Living Materials and Colors

a) The colors and materials of buildings shall be compatible with those of adjoining buildings/uses.
b) Exterior building materials shall be of high quality. These may include, but are not limited to:

- brick

- stained, painted, or weathered wood/cementitious products such as heavy timbers or stock lumber

- stone veneer/cultured stone

- integral color split face block or rough cut wood.

- metal such as corrugated, battened or standing panelized systems; performed painted or stained
metal shapes

- fabric or metal awnings

- dimensioned asphalt or simulated wood shingles

¢) Accent colors may be used to emphasize special fagade elements in order to attract attention at focal
points.

d) Facades shall include the use of earth tone palette colors in broad expanses. The use of high intensity
colors are discouraged unless they are used to accentuate architectural forms or features.

e) Building trim and accent may feature a brighter palette of colors used to direct focus toward visually
interesting building elements.

f) The following exterior building materials are not allowed as predominant features on building facades:
- integral color smooth-faced or painted concrete masonry
- tilt-up concrete panels without textures or finishes
- pre-fabricated steel panels

- unprotected wood
- dimensional asphalt shingles (architectural grade asphalt shingles may be used on roofs)

2.4.7 Single Family Residential Architecture

Architectural standards for residential areas promote an upscale development concept that reflects a
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western and ranching heritage while providing for modern amenities and features. Although neighborhoods
may include distinctive architectural designs, common elements serve to create a cohesive community that
creates a sense of place.

248 Single Family Building Mass and Form

a) Home facades shall incorporate the architectural style and materials outlined in section 2.3.1.

b) A minimum of 2 distinctive floor plans shall be used within each project phase.

¢) Architectural details and stylings used on the front of the home shall be carried over to all elevations.
d) A minimum of 2 distinctive front elevations shall be included for each model within each phase.

e) Varied setbacks, floorplans, and elevation packages shall be used within subdivisions to create a visually
interesting streetscape.

2.4.9 Single Family Roof Form

a) Roof planes are required to vary through the use of architectural features such as dormers, gables, hipped
roofs and variations in pitch appropriate to the homes chosen architectural style. See example images below.

2.4.10 Single Family Materials and Colors

a) As mandated within other provisions of this handbook, single family homes shall incorporate an earth
tone color palette. The use of bright and vibrant colors is prohibited with the exception of enhancing key
architectural elements and features.

b) Conflicting architectural styles within a single subdivision shall be prohibited.
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c) Building materials and elements shall be consistent with those outlined under previous standards.

2.4.11 Single Family Garages

a) Garages shall include a minimum of 5 feet offset from inhabitable areas. Front elevations should provide
focus on living areas and not garages. See example image below.

: b) Garage forward plans shall be
Ji,, i|,, permitted when offsets (5 feet
minimum) exist for the garage in order
to provide visual distinction between the

I” Ill I . . Im’!! garage and residence.

S TERUR T T

2.5.1 Community Entries

In order to create a distinct community entry and establish a sense of place, distinct community entries shall
be located at the primary project entries, subject to the following standards:

a) Entry monuments shall be located adjacent to Mountain Street and Ormsby Boulevard. At a minimum,
entries shall be located at the Mountain Street entry and Ormsby Boulevard entry (east side of Ormsby).
Entry monuments on the west side of Ormsby are optional.

b) Entry monuments shall include materials that complement those detailed in the architectural standards of
this handbook, including the use of stucco, stone, and wood accents. See example below.

¢) Entries may include signage as illustrated above. Any signage shall include indirect or back-lighting. Can
signs and internal illumination are prohibited.
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3 Public Services and Infrastructure

3.1 Parks, Open Space, and Trails

The Vintage at Kings Canyon PUD envisions a community that is linked, internally and to the surrounding
neighborhood, through a system of trails, open space, and a community park. The intent of these standards
is to implement the provisions of the Unified Pathways Master Plan, Parks and Recreation Master Plan, and
Open Space Master Plan adopted by Carson City.

3.1.1 General Standards

a) A Landscape Maintenance District (LMD) shall be formed by the Master Developer to provide for the
maintenance and upkeep of open space and common area landscaping, trails, and park/recreation facilities
and amenities. The LMD shall be in place prior to the issuance of the first certificate of occupancy.

b) A private homeowner’s association (HOA) shall provide for the maintenance of all private landscape
features and non-public recreation facilities (i.e. private parks within gated communities, etc.).

c) Design of open space areas shall follow the standards and policies of the Carson City Open Space Master
Plan, adopted by Carson City in June2000.

d) Pathways and trails, other than those described in Section 3.2 (following) shall conform to the standards
and policies of the Unified Pathways Master Plan adopted by Carson City on April 6, 2016 (as revised March
15, 2007).

e) The new park facility within the Vintage at Kings Canyon PUD shall conform to the Parks and Recreation
Master Plan as adopted by Carson City on April 6, 2006.

3.1.2 Trails and Pathways

a) Trails, pathways, and sidewalks not specifically called out within this section shall conform to the
standards outlined in Section 6 of the Carson City Unified Pathways Master Plan (Pathway Types).

b) A meandering path (consistent with Unified Pathways Master Plan standards) shall be constructed along
an east/west route, connecting the existing Mountain Street trailhead and passive park area to Ormsby Bivd.
This pathway may follow drainage channels where feasible and shall meet the guidelines for an “off-
street/multi-use trail.”

3-1
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b) The meandering path that connects the existing trailhead at Mountain Street to the existing Longview
trails shall be concrete, a minimum of ten (10) feet in width with an additional three (3) feet of decomposed
granite.

c) Pathways located elsewhere within common areas (excluding residential sidewalks) shall be concrete and
a minimum of six (6) feet in width.

d) Trail/pathway locations shall be in substantial conformance with those included on the Vintage at Kings
Canyon PUD site plan.

e) A meandering path (consistent with Unified Pathways Master Plan standards) shall be constructed
connecting Ormsby Blvd to open space to the west of the project site. This pathway may follow drainage
channels where feasible and shall meet the guidelines for an “off-street/multi-use trail.”

f) The east/west trails being constructed shall, at a minimum, include landscaping and pedestrian amenities.
Trees (either evergreen or deciduous) shall be planted at a rate of 1 tree per 50 lineal feet with a minimum
of 4 shrubs per tree. Park benches shall be located along the trails at a rate of 1 bench per 500 lineal feet of
trail.

g) A fitness course may be substituted for park benches. See examples below:

h) Internal trails shall be constructed where appropriate, in order to connect different project roadways
or land use elements.

i) The applicant/developer shall be required to demonstrate that trail connectivity between parks, trails, and
the overall open space network is being provided. This shall be to the satisfaction of the Community
Development and Parks and Recreation Departments.

3-2
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3.1.3 Open Space

a) Drainage channels shall be incorporated into open space areas and include trails/paths as described in
section 3.1.2

b) Open space areas shall be maintained through a Landscape Maintenance District and/or by a private
homeowners association(s).

c¢) Landscape medians, parkways, corridors, etc. included within common or open space areas shall be
maintained by an individual homeowners association(s) and/or through the Landscape Maintenance District
(LMD).

d) Open space areas that remain private shall not include public access (if privately owned) and shall be
maintained by a homeowners association and not through a Landscape Maintenance District (LMD).

3.1.4 Parks - General Standards
a) Parks within the Vintage at Kings Canyon PUD shall be maintained through implementation of a
Landscape Maintenance District. Any private parks (without general public access) shall be maintained by an

individual homeowners association(s).

b) Opportunities for joint use of park and open space facilities (i.e. stormwater detention basins) shall be a
priority within the Vintage at Kings Canyon PUD.

c) All park facilities and open space areas shall have access to the overall trail and pathway network within
the PUD area.

d) The park facility within Vintage at Kings Canyon will be coordinated with the Carson City Parks and
Recreation Department for review and approval.

e) Park design shall be consistent with Carson City Parks and Recreation Department guidelines and
standards, including water conservation desigh elements.

3.2 Sanitary Sewer

a) All new development within the Vintage at Kings Canyon PUD shall be required to connect to municipal
sanitary sewer service.

b) A final sewer report demonstrating capacity to serve the development shall be submitted with each
individual project within the PUD boundary.
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c) The site has no known constraints which would impact the ability to be served by a gravity fed extension
of the public sewer.

33 Water Service

a) All new development within the Vintage at Kings Canyon PUD shall be required to connect to municipal
water service.

b) All new development shall be required to pay applicable water connection fees and demonstrate that
adequate water supply is available to serve the project and dedicated for use.

c) Separate irrigation meters will be employed in accordance with the guidelines present at the time of
connection.

3.4 Storm Water Management

a) The primary stormwater channels shall be designed to contain the existing off-site watershed discharges
as well as the existing discharges from the PUD area.

b) Onsite retention and detention facilities are required within the development per Carson City standards.

c) Existing overall drainage patterns shall be maintained to the extent possible. Any deviation shall require
review and approval by the Carson City Engineering and Public Works Departments.

d) A comprehensive drainage impact analysis for the overall Vintage at Kings Canyon PUD shall be reviewed
and approved with the first permit request. The analysis shall provide estimates of project impacts at
buildout along with required upgrades, improvements, etc. as well as with triggers for when these
improvements are required.

3.5 Utility Service

a) All utility services within the Vintage at Kings Canyon PUD shall be undergrounded. Overhead power lines
shall be prohibited.

b) Plans for electrical, natural gas, telephone, and cable service shall be reviewed and approved by the
applicable purveyor (i.e. NV Energy, Southwest Gas, ATT, etc) prior to the issuance of a building permit.
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3.6 Roadways

a) All roadways within the Vintage at Kings Canyon PUD shall comply with the standards and requirements
included within the Carson City Municipal Code. The specifications contained in the roadway section detail,
below, shall be applied to roads internal to the project.

R
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3.7  Traffic Impacts

a) A comprehensive traffic impact analysis for the overall Vintage at Kings Canyon PUD shall be reviewed
and approved with the first tentative map. The analysis shall provide estimates of the project impacts at
buildout along with required upgrades, improvements, etc. along with triggers for when these improvements
are required.

b) Updates to the master traffic impact analysis shall be provided for any project generating more than 80
peak hour trips to determine if roadway upgrades/improvements are triggered.

c) A traffic impact analysis/study focusing on vehicular access management to and from the proposed
Vintage at Kings Canyon PUD community shall be reviewed and approved with adoption of this PUD. The
analysis shall discuss the location and provision of the project’s local road network along with potential
improvements in the vicinity of the project.

3.8 Fire Protection

The Carson City Fire Department currently services the project area. Due to the infill location of this project,
the Fire Department is not required to expand their service area. Based on project size and uses, the
following standards are included within the PUD:

a) Asindividual projects are submitted, the Carson City Fire Department shall review development plans in
context with existing service limitations to ensure adequate levels of service are maintained.

b) The Carson City Fire Department has the ability to condition projects to ensure adequate levels of service
are maintained. Such conditions include requiring fire resistant building materials, requiring on-site
hydrants, and reviewing road design and locations.

3.9 Police Protection

The Carson City Sheriff’s Department currently operates patrols in the area. The following standards related
to police protection are provided for the Vintage at Kings Canyon PUD:

a) All new projects submitted for review by Carson City shall be routed through the Sheriff’s Department for
review and comment,

b) The Sheriff’'s Department shall reserve to the right to condition projects in order to implement and or
incorporate crime prevention measures, etc.

3-6
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c) The assisted/independent living facilities shall be required to submit a lighting and security plan to the
Sheriff’s Department for review and approval.

3.10 Schools

As an age-restricted community, Vintage at Kings Canyon will have no impact on schools.
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TYPICAL FENCE EXAMPLES:
(FINAL DESIGN MAY VARY SLIGHTLY)

.:3
_:.,_:::_

VINEYARD-YEAR 4 GROW-IN

o 8Froenan]

LANDSCAPE PLANT LEGEND:
muﬂﬂ\%q

>nn= RUBRUM - RED MAPLE
@ CARPINUS CAROLINLANA - AMERICAN HORNBEAM

CRATAEGUS SPP,-HAWTHORN
PANICULATA - GOLDEN RAIN TREE
PRUNUS *SHUBERT' ~

AN DU
ACER RUBRUM - RED MAPLE
ACER NIGRUM 'GREENCOLUMN’ - GREENCOLOMN MAPLE
GLEDITSIA TRIACANTHQS 'SHADEMASTER' - SHADEMASTER HONEYLOCUST

GYMNOCLADLS DIQCUS-KENTUCKY COFFEETREE
TILA CORDATA-UTTELLEAF LINDEN

-LARGE {STREET TREES)
QUIRLLS BOOUN FASTIGIATA' « UPRIGHT EMOLISH OAK

PLATANUS Onn_-umz.;-._m-)—sﬂznhz SYCAMORE
TALES - [VERGIED - & FT. TO 10T, TALL Si78
“SMALL
@ PINUS THUNBERGLANA - JAPANESE BLACK PINE

-MEDIUM
PINUS SYLVESTRLS - SCOTCH PINE
PINUS NIGRA - AUTTRIAN PING
PICEA PUNGENS-COLORADO SPRUCE

LARGE
CALCOCHDRUS DECURENS - INCENSE CEDAR
CEDRUS ATLANTICA - ATLAS CEDAR.
SEQUOIADENDRON GIGANTELM - GIANT SEQUOIA

SHRUBS AND GROUND COVERS - § 1 AND #5 SIZES
CARYOFTERIS CLANDOMEPESS - BLUM METT SHALS

% BHUS ARDMATICA - FRASRANT SLINAL

FALLUGIA PARADOXA - APACHE PLUME
BUDDLEIA DAVIDI) 'BLACK KNIGHT - BUTTERFLY BUSH
RIBES AUREUM - GOLDEN CURRENT

UL

SPIRAEA SP. - SRIRAEA

ROSA 'MEIDILAND' - MEIDILAND ROSE

PRUNUS CISTINA - BUSH CHERRY

POTENTILLA FRUCTICOSA ‘'GOLD DAOP' - SHRUBBY PATENTILLA
PHILADELPHUS VIRGINALIS - MOCK ORANGE

VIBURNUM CARLESH - KOREAN SPICE VIBURNUM

'MAHONIA AQUIFOLIUM 'COMPACTA' - COMPACT OREGON GRAPE

SHIVURS ANC THESS ALUACINT TO LOW FLOW CHANRLLS AND
BASINS TTQP
{RIPARIAN TYPES) - 4 1 AND 85 SIZES

SALX EXIGUA - COYOTE WILLOW

SAMBUCUS RACEMOSE - RED ELDERBERRY

RASA WOODSIA - WOOD'S ROSE

ELAEGNUS COMMUTATE - SILVERBERRY
SYMPHOICARPOS ALBUS - COMMON SNOWBERRY
POPULUS ANGUSTIFOLIA - NARROWLEAF COTTONWOOD
ALNUS INCANA “TOWUAFOUA - THINLLAF ALDIR
BETULUS NIGRA - RIVER BIRCH

% CORNUS STOLONIFERA - RED OSIER DOGWOOD

GRAPE (VITUS SPP) VARIETIES™

BRIANNA-WHITE, COLD HARD INE
t ST. CROIX-RED, COLD HARDY, WINE
FRAONTENAC- RED/ROSE, COLD HARDY, WINE
H CAMBELL EARLY-RED, TABLE

EARLY MUSCAT-GREEN, TABLE
LAKEMONT -SEEDLESS, GREEN, TABLE
ONTARIO/PRICE-GREEN/WHITE, ALL PURPOSE
SUFFOLK RED-SEEDLESS, REO, TABLE
VERDELET-GREEN, CLOD HARDY, ALL PURPOSE

*“OTHER VARIETIES: CONSULT UNIVERSITY OF NEVADA, RENO COOPERATIVE EXTENSION GRAPE TRIALS (1932)
et i h——y —
FISTEME

| | Rock comsLe muLcH Wi weED BARRIER

..III_
| | BARK MULCH, NO BARRIER

ROWS, TYPICAL

4 FT. CLEAR OF
OBUECTS &
TRAVELWATS

TYPICAL VINEYARD CONFIGURATION:

LANDSCAPE CALCULATIONS:
TOTAL LAND AREA — 128 42 ACRES (PER ASSESSOR RECORDS)
APPROX DEVELOPED LAND AREA = 79.4 ACRES

PROPOSED OPEN SPACE & TRAIL SYSTEM = 28 4 ACRES
PERVIOUS LANDSCAPED AREA « 266 ACRES (33 5% OF DEVELOFED AREA, >20%)
DIVISION 3 — LANDSCAPE REQUIREMENTS:

REQUIRED:
TREES REQUIRED = 20% OF 78,4 ACRES, OR 15.9 ACRES = 692,604 SF/400 SF OF REQUIRED, OR 1,732 TREES
SHRUBS REQUIRED = 1,732 X 6, OR 10,392 SHRUBS
PARKING STALLS SHOWN= 180
TREES WITHIN FARKING AREA = 18D STALLS/I0, OR 18 TREES
MAX FRONT YARD LANDSCAPE, NOT TO EXCEED 25% OF REQUIRES, OR 19 85 AC (864,666 SF)
MAX LAWN AREA 25% OR 4 AC (174,240 SF) ON LESS THAN 4:1 SLOPES

PROVIDED:
TREES PROVIDED: 1,732 TREES (MIX OF DECIDUQUS & EVERGREEN, WITH 18 SHADE TREES IN PARKING AREAS)
SHRUBS PROVIDED: NO LESS THAN 10,392
21 ACRES OF RECREATIONAL PARKLAND, ADJACENT TO MOUNTAIN STREET TRAILHEAD (SEE SHEET L4)
FRONT YARD LANDSCAPE = 41 AC (108,962 SF)
LAWN AREA: AC 21 AC (B9,559 SF); 8% OF LANDSCAPE PROVIDED

PRELIMINARY LANDSCAPE PLAN NOTES

1 ALL LANDSCAPING SHALL AESTHETICALLY ENHANCE AND BE COMPATIBLE WITH THE SITE, AND CONFORM TO CARSON CITY DIVISION 3
LANDSCAPE REQUIREMENTS

»

COMMON AREA LANDSCAPING TC BE IRRIGATED WiTH A SEPARATELY METERED AUTOMATIC IRRIGATION SYSTEM

o

COMMON AREA STREET FRONTAGES AT MOUNTAIN STREET & NORTH ORMSBY BLVD TO BE IRRIGATED WITH SEPARATELY METERED
AUTOMATIC IRRIGATICN SYSTEMS

N

IRRIGATION POINTS OF CONNECTION(S) TO BE DESIGNATED IN FINAL LANDSCAPE PLAN(S) AND MAP UTILITY PLAN(S), AND BASED ON
FUTURE PROJECT PHASING

INTERNAL STREET FRONTAGE TREES TO BE INDIMDUALLY IRRIGATED BY THEIR RESPECTIVE UNITS
BIKE & TRAIL PATH DESIGN & CONSTRUCTION SHALL BE IN ACCORDANCE WITH CARSON CITY DEVELOPMENT STANDARDS
NGO STRUCTURES EXCEPT FENCING SHALL 8E LOCATED WITHIN 20 FEET OF AN ADJACENT PERIPHERAL PROPERTY BOUNDARY

w N oo

RECREATIONAL PARK LAND & TRAILS TO BE OWNED & MAINTAINED BY PROPOSED PUD HOA OR AS DESIGNATED IN PRELIMINARY PUD
APPLICATION

©

FINAL TREE SELECTION SHALL CONFORM TO CARSON CITY APPROVED TREE LIST FOR COMMERCIAL PROJECTS

10 AREAS NOT DESICNATED AS LAWN/TURF SHALL RECEIVE A MINIMUM OF 3™ OF ORGANIC MULCH (WITH NO WEED BARRIER) OR ROCK
MULCH (WITH WEED BARRIER}

11 ALL NEW LANDSCAPING TO BE MAINTAINED BY THE PROPERTY OWNER, OR THEIR DESIGNATED HOA/LANDSCAPE MAINTENANCE DISTRICT
AND ACKNOWLEDGED BY SAME

IZES AS COMMERCIALLY AVAILABLE AT THE TIME OF PLANTING:

I
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Traffic Impact Study
The Vintage at Kings Canyon
August 16, 2016

YOUR QUESTIONS ANSWERED QUICKLY

Why did you perform this study?

This Traffic Impact Study evaluates the potential traffic impacts associated with construction of the
proposed “The Vintage at Kings Canyon” residential development. The study of potential traffic impacts
was undertaken for planning purposes and to assist in determining what traffic controls or mitigations
may be needed to reduce potential impacts, if any are found.

What does the project consist of?

The project consists of east and west development areas. The east project area consists of 153 single-
family housing units and 96 beds of Assisted/Independent Living facility. The west portion consists of 59
single-family housing units. The project also includes minor ancillary buildings such as a club house, sales
office, a greenhouse, and a small retail area that will serve only residents of the project. These ancillary
buildings are not anticipated to generate external trips in excess of what is already accounted for in the
single-family residential and assisted living facility trip rates.

How much traffic will the project generate?

The proposed project is estimated to generate a total of 2,454 daily trips, 181 AM peak hour trips, and
240 PM peak hour trips.

Are there any traffic impacts?

No, all the studied intersections operate at acceptable level of service conditions now and with the
addition of the project traffic. The project’s multiple access points effectively distribute traffic to the
roadway network and avoid concentration of new traffic at any one location. There are no specific impacts
that require mitigation.

TrarFC
W-%?WRK Page 1 of102
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Traffic Impact Study
The Vintage at Kings Canyon
August 16, 2016

INTRODUCTION

This report presents the findings of a Traffic Impact Study completed to assess the potential traffic impacts
on local intersections associated with construction of The Vintage at Kings Canyon, located in Carson City,
NV. This traffic impact study has been prepared to document existing traffic conditions, quantify traffic
volumes generated by the proposed project, identify potential impacts, document findings, and make
recommendations to mitigate impacts, if any are found.

Study Area and Evaluated Scenarios

The project consists of east and west development areas. The east portion is located south of Long Street
between Mountain Street and N. Ormsby Boulevard. The west portion is located west of N. Ormsby
Boulevard between Kings Street and Ash Canyon Road. The study intersections were identified based on
scoping conversations with Carson City staff and are shown in Figure 1. The following intersections are
included in this study:

e Mountain Street/Long Street

e Mountain Street/East Driveway 1

e Mountain Street/Washington Street

e Washington Street/Lexington Avenue

e Long Street/Bolero Drive

e N. Ormsby Boulevard/Washington Street
e N.Ormsby Boulevard/West Driveway 2

e N.Ormsby Boulevard/West Driveway 1

e N. Ormsby Boulevard/East Driveway 2

This study includes analysis of the both the weekday AM and PM peak hours as these are the periods of
time in which peak traffic is anticipated to occur. The evaluated development scenarios are:

e Existing Conditions (no project)
e Existing Plus Project Conditions

Analysis Methodology

Level of service (LOS) is a term commonly used by transportation practitioners to measure and describe
the operational characteristics of intersections, roadway segments, and other facilities. This term equates
seconds of delay per vehicle at intersections to letter grades “A” through “F” with “A” representing
optimum conditions and “F” representing breakdown or over capacity flows. The complete methodology
is established in the Highway Capacity Manual (HCM), 2010, published by the Transportation Research
Board. Table 1 presents the delay thresholds for each level of service grade at un-signalized and signalized
intersections. Level of service calculations were performed for the study intersections using the Vistro 4.0
software suite, with analysis and results reported in accordance with the current HCM 2010 methodology.
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Traffic Impact Study
The Vintage at Kings Canyon

August 16, 2016
Table 1: Level of Service Definition for intersections
Un-signalized Signalized
Level of Brief Description Intersections Intersections
Service (average delay/vehicle | (average delay/vehicle
in seconds) in seconds)
A Free flow conditions. <10 <10
B Stable conditions with some 10to 15 10to 20
affect from other vehicles.
C Stable conditions with 15to 25 20to 35
significant affect from other
vehicles.
D High density traffic conditions 25t0 35 35to 55
still with stable flow.
E At or near capacity flows. 35to 50 55 to 80
F Over capacity conditions. > 50 >80

Source: Highway Capacity Manual (2010), Chapters 16 and 17

Level of Service Policy

The Carson Area Metropolitan Planning Organization’s 2035 Regional Transportation Plan establishes LOS
“D” as the level of service standard.

EXISTING TRANSPORTATION FACILITIES

Roadway Facilities
A brief description of the key roadways in the study area is provided below.

Mountain Street, within the study area, is a two-lane north-south roadway that provides primary access
to the east portion of the project. The posted speed limit is 25 miles per hour and on-street parking is
permitted.

Long Street is a two-lane east-west roadway. On-street parking is permitted on both sides of Long Street.
The posted speed limit is 25 mph.

Washington Street, within the study area, is a two-lane east-west roadway. On-street parking is allowed
on both sides of Washington Street. The posted speed limit is 25 mph.

N. Ormsby Boulevard is a two-lane north-south roadway that provides primary access to the west portion
of the project and also provides a secondary route to the east project area. The posted speed limit is 35
mph.

Lexington Avenue is a two-lane north-south roadway that provides access to the south side of the east
project area. On-street parking is permitted on both sides of Lexington Avenue.
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Traffic Impact Study
The Vintage at Kings Canyon
August 16, 2016

Bolero Drive is a two-lane north-south roadway that provides access to the north side of the east project
area. On-street parking is allowed on both sides of Bolero Drive. Several landscaped bulb-outs exist on
Bolero Drive that are approximately the same width as a parked vehicle.

Alternate Travel Modes 2N

. L W. WINNIE - LANE
There are currently paved sidewalks along the full length of Mountain s
Street and Long Street, on both sides of the roadway, throughout the * :
study area. Discontinuous sidewalks exist on Washington Street. No ﬁ_
marked bike lanes exist on any of the roadways in the study area as the * W LONGST

roadways are residential collectors and local streets which are generally
bikeable without dedicated bike lanes.

MOUNTAIN S

Carson City operates public transit service on Mountain Street (Route 2A
and Route 2B), adjacent to the project site, as shown in Exhibit 1.

WWASHINGTON ST

S

Exhibit 1. Transit Routes

n b

EXISTING CONDITIONS

Existing Traffic Volumes

Existing traffic volumes were determined by collecting turning movement counts during the AM and PM
peak periods at the study intersections. Counts were conducted on average mid-week days and include
traffic levels with local schools in session. The existing peak hour intersection traffic volumes and lane
configurations are shown on Figure 2, attached.

Existing Intersection Level of Service

Level of service calculations were performed using the existing traffic volumes, lane configurations, and
traffic controls. The results are presented in Table 2 and the calculation sheets are provided in Appendix
A, attached.

As shown in Table 2, all the study intersections and their individual approaches/movements operate at
acceptable level of service conditions during both the AM and PM peak hours.
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Traffic Impact Study
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Table 2: Existing Conditions Intersection Level of Service Summary
Existi isting PM
Intersection Approach/Movement | Control Xisting AM Existing
LOS | AvgDelay | LOS | Avg Delay
Northbound Left A 7.56 A 7.70
. Southbound Left A 7.85 A 7.63
Mountain St./Long St. TWSC
Eastbound B 12.30 B 11.72
Westbound B 14.60 B 11.47
Mountain St./Washington St. Overall AWSC A 9.86 A 9.12
Eastbound Left A 7.34 A 7.39
Washington St./Lexington Ave. TWSC
Bt / gt Southbound A 9,75 A 9.14
. Southbound Left A 7.85 A 7.41
N. Ormsby Bivd./Washington St. TWSC
Westbound B 10.32 A 9.59
Northbound . .
Long St./Bolero Dr. n Twsc A = A 831
Southbound A 8.62 A 8.61

TWSC = Two-Way Stop Control. AWSC = All-Way Stop Control

PROJECT GENERATED TRAFFIC

Project Description

The project consists of east and west development areas. The east portion is located south of Long Street
between Mountain Street and N. Ormsby Boulevard. The west project area is located west of N. Ormsby
Boulevard between Kings Street and Ash Canyon Road. The site plan is shown in Figure 3.

The east project area consists of 153 single-family housing units and 96 beds of Assisted/Independent
Living facility. The west portion consists of 59 single-family housing units. The project also includes minor
ancillary buildings such as a club house, sales office, a greenhouse, and a small retail area that serve only
residents of the project. These ancillary spaces are not anticipated to generate external trips in excess of
what is already accounted for in the single-family residential and assisted living facility trip rates.

Trip Generation

Trip generation rates for the proposed project were obtained from the Trip Generation Manual, 9th
Edition, published by the Institute of Transportation Engineers. Table 3 provides the Daily, AM peak hour,
and PM peak hour trip generation calculation details for the proposed project.

As shown in Table 3, the proposed project is estimated to generate a total of 2,454 daily trips, 181 AM
peak hour trips, and 240 PM peak hour trips.
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Table 3: Trip Generation Estimates

ITE Land Use Size Daily AM Peak Hour PM Peak Hour

Total | In [ Out Total In Out

East Project Area
210 - Single-Family Detached Housing [153 Dwelling Units | 1,553 117 29 88 154 97 57
254 - Assisted Living 96 beds 255 13 8 5 2] 9 12
SUB-TOTAL 1,808 130 37 93 175 106 69

West Project Area
210 - Single-Family Detached Housing {59 Dwelling Units 646 51 13 38 65 41 24
SUB-TOTAL 646 51 13 38 65 41 24
TOTAL 2,454 181 50 131 240 147 93

Project Access

Interconnectivity of roadways between adjacent neighborhoods is a core urban planning principle and is
important for efficient vehicular, bicycle, and pedestrian circulation. Disconnected pocket neighborhoods
cause traffic to unnecessarily focus at certain intersections thereby causing higher degrees of congestion,
force out-of-direction travel, longer trips, and trips through more intersections, and limit emergency
response routes throughout communities. For these reasons, Cities throughout the nation are moving
away from/no longer approving disconnected neighborhood designs and returning to more of a grid style
connection of at least collector streets.

The Vintage at Kings Canyon project plan incorporates six (6) positive and important roadway connections
to nearby collector streets. The east project area has four access points, one each to N. Ormsby Boulevard,
Mountain Street, Lexington Avenue, and Bolero Drive. The west portion of the project has two access
points on N. Ormsby Boulevard. Connections are thereby made to neighborhoods on each side of the
project. The access points are shown on Figure 3.

All driveways will be full-access configurations with STOP control on the side-street (minor) approaches
(the configurations are shown in Figure 5). All access points will be two-lane roadways with one
approaching and one departing lane.

Every project access point will be gated, however, all gates shall remain open from 7:00 AM to 7:00 PM,
seven days per week, as is stated in the PUD Handbook. The primary access points from the east project
area to both Mountain Street and N. Ormsby Blvd. will have turn-around areas. With the gates required
to be open during the entire daytime period and peak travel hours, no gate queuing issues are anticipated.

Trip Distribution and Assignment

Traffic generated by the project was distributed to the road network based on the location of the project
site, major activity centers, and the access connection points to arterial roadways.

The following trip distribution percentages were used for distributing the project traffic:
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East project area:
e 5% to/from the north via N. Ormsby Boulevard
e 5% to/from the south via N. Ormsby Boulevard
e 25% to/from the north via Mountain Street
e 15% to/from the south via Mountain Street
e 25% to/from the east via Long Street
e  25% to/from the east via Washington Street

West project area:
e 30% to/from the north via N. Ormsby Boulevard
e 20% to/from the south via N. Ormsby Boulevard
o 35% to/from the east via Washington Street
e 15% to/from the north via Mountain Street

Project generated trips were assigned to the adjacent roadway system based on the distributions outlined
above. The project trip assignment is shown on Figure 4, attached.

EXISTING PLUS PROJECT CONDITIONS

Traffic Volumes

Existing plus project traffic volumes were developed by adding the project generated trips (Figure 4) to
the existing traffic volumes (Figure 2) and are shown on Figure 5, attached. The “Plus Project” condition
Peak Hour Factors (PHF) and travel patterns were assumed to remain the same as were observed under
existing conditions.

Intersection Level of Service Analysis

Table 4 presents the level of service analysis summary for the “Plus Project” scenario assuming the existing
intersection configurations. Detailed calculation sheets are provided in Appendix B, attached.

As shown in Table 4, all the study intersections and project driveways continue to operate at acceptable
LOS conditions with the addition of the project traffic. The average delay at the Mountain Street/Long
Street approaches increases by less than 2.5 seconds per vehicle with the addition of the project traffic,
during both the AM and PM peak hours. The average delay at the N. Ormsby Boulevard/Washington Street
intersection increases by less than 0.5 seconds per vehicle with the addition of the project traffic, during
both the AM and PM peak hours. With the addition of the project traffic, average delay at the Mountain
Street/Washington Street intersection increases by 1 second per vehicle during both the AM and PM peak
hours. These increases in delay are insignificant and very good levels of service are maintained.
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Table 4: Plus Project Intersection Level of Service Summary

ject AM P j
Intersection Approach/Movement | Control Plus Projec jusifrojectPim
LOS | AvgDelay | LOS | Avg Delay
Northbound Left A 7.58 A 7.79
Mountain St./L st Southbound Left TWSC A 7.97 A 7.72
o .JLong St.
. & Eastbound B 13.80 B 13.25
Westbound C 16.36 B 13.72
. Northbound Left A 7.73 A 7.77
Mountain St./East Dwy 1 TWSC
Eastbound B 11.64 B 11.29
Mountain St./Washington St. Overall AWSC B 10.83 B 10.11
Eastbound Left ] 7.50
Washington St./Lexington Ave. TWSC A 238 2
B Southbound A 9.91 A 9.60
Southbound Left A 7.93 A 7.48
N. Ormsby Blvd./Washington St. TWSC
Westbound B 10.76 A 9.96
N. Ormsby Blvd./West Dwy 1 Northbound Left | L o | A L A 739
: y Bve: 4 Eastbound A 9.38 A 9.04
N. Ormsby BIvd./West Dwy 2 Northbound Left TWSce A 7.51 A 7.42
. Orms vd.
4 y Eastbound A 9.48 A 9.10
N Ormsby Blvd./East Dwy 2 Southbound Left TWSe A 7.49 A 7.43
et W Westbound A 9.42 A 9.15
Northbound . .
Long St./Bolero Dr. TWSC A 8,36 A L
Southbound A 8.77 A 8.88

TWSC = Two-Way Stop Contral. AWSC = All-Way Stop Control

The project is anticipated to add less than 40 peak hour trips to Bolero Drive. The existing roadway
configuration is more than adequate to accommodate this minor increase in traffic volume (less one
vehicle per minute on average during the highest hour). Similarly, Lexington Avenue would realize an
increase of less than 60 vehicle trips during the peak hour and is design to accommodate traffic volumes
significantly greater than what will occur. Neither of these roadways would be significantly impacted by

the project.
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Traffic Impact Study
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CONCLUSIONS & RECOMMENDATIONS

Following is a list of our key findings and recommendations to best manage the traffic generated by the
proposed project:

Project Trips: The proposed project is estimated to generate a total of 2,454 daily trips, 181 AM peak
hour trips, and 240 PM peak hour trips.

Project Access: Access to the project site is planned via six access points. The proposed configuration
intelligently distributes traffic throughout the roadway network reducing the project’s affect at any one
intersection. Connections are provided to each side of the project site consistent with best planning
practices.

Gates will be constructed at each project access point, however, the gates will all remain open from 7:00
AM to 7:00 PM, seven days per week, as is specified in the PUD Handbook.

Existing Level of Service: All the study intersections currently operate at acceptable levels of service
during both the AM and PM peak hours.

Plus Project Level of Service: All the study intersections, approaches and movements will operate at
acceptable LOS conditions (LOS “C” or better) with the addition of the project traffic.

Recommendations: There are no identified impacts requiring mitigation. The average delay at the
Mountain Street/Long Street approaches increases by less than 2.5 seconds per vehicle with the addition
of the project traffic, during both the AM and PM peak hours. The average delay at the and N. Ormsby
Boulevard/Washington Street intersection increases by less than 0.5 seconds per vehicle with the addition
of the project traffic, during both the AM and PM peak hours. With the addition of the project traffic,
average delay at the Mountain Street/Washington Street intersection increases by 1 second per vehicle
during both the AM and PM peak hours. These increases in delay are insignificant and very good levels of
service are maintained.

Bolero Drive, Lexington Avenue, and all other roadways in the study area will adequately accommodate
the added project traffic without significant impacts.
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The Vintage at Kings Canyon

Generated with VISTRO

Version 4.00-03 Existing AM Volumes

Intersection Level Of Service Report
Intersection 1: Mountain St/Long St

Control Type: Two-way stop Delay (sec / veh): 15.3
Analysis Method: HCM 2010 Level Of Service: c
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.199
Intersection Setup
Name Mountain St Mountain St Long St Long St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration + + + "l"
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name Mountain St Mountain St Long St Long St
Base Volume Input [veh/h] 6 179 43 22 134 2 12 10 11 70 3 18
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 0.00 0.94 0.00 0.00 0.69 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 6 179 43 22 134 2 12 10 11 70 3 18
Peak Hour Factor 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 2 57 14 7 42 1 4 3 3 22 1 6
Total Analysis Volume [veh/h] 8 227 54 28 170 3 15 13 14 a9 4 23
Pedestrian Volume [ped/h] 0 0 0 0
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The Vintage at Kings Canyon

Generated with VISTRO

Version 4.00-03 Existing AM Volumes

Intersection Settings

Priority Scheme Free Free Stop Stop
Flared Lane No No
Storage Area [veh] 0 0 0
Two-Stage Gap Acceptance No No
Number of Storage Spaces in Median a 0 0 0
Movement, Approach, & Intersection Results
VIC, Movement V/C Ratio 0.01 0.00 0.00 0.02 0.00 0.00 0.03 0.03 0.02 0.20 0.01 0.03
d_M, Delay for Movement [s/veh] 7.56 0.00 7.85 0.00 0.00 13.60 | 13.63 | 9.68 15.30 | 15.06 | 11.82
Movement LOS A A A A A A B B A C C B
95th-Percentile Queue Length [veh] 0.77 0.77 0.77 0.55 0.55 0.55 0.25 0.25 0.25 0.91 0.91 0.91
95th-Percentile Queue Length [ft] 19.13 19.13 19.13 13.75 13.75 13.75 6.36 6.36 6.36 22.80 | 22.80 | 22.80
d_A, Approach Delay [s/veh] 0.21 1.09 12.30 14.60
Approach LOS A A B B
d_lI, Intersection Delay [s/veh] 3.84
Intersection LOS Cc
Trarrlc
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The Vintage at Kings Canyon

Generated with VISTRO

Version 4.00-03 Existing AM Volumes

Intersection Level Of Service Report
Intersection 2: Mountian St/East Dwy 1

Control Type: Two-way stop Delay (sec / veh): 11.6
Analysis Method: HCM 2010 Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.000
Intersection Setup
Name Mountain St Mountain St East Dwy 1
Approach Northbound Southbound Eastbound
Lane Configuration "| I" ‘T’
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft] 100.00 100.00 100.00 100.00 100.00 100.00
Speed [mph] 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name Mountain St Mountain St East Dwy 1
Base Volume Input [veh/h] 0 228 215 0 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%)] 0.00 0.73 0.63 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0] 0 0 0 0 o]
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 0 228 215 0 0 0
Peak Hour Factor 0.9200 0.9200 0.9200 0.9200 0.9200 0.9200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 0 62 58 0 0 0
Total Analysis Volume [veh/h) 0 248 234 0 0 0
Pedestrian Volume [ped/h] 0 0 0
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Generated with VISTRO

Version 4.00-03

The Vintage at Kings Canyon

Existing AM Volumes

Intersection Settings

Priority Scheme

Free

Free

Stop

Flared Lane

No

Storage Area [veh]

Two-Stage Gap Acceptance

No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio

0.00

0.00

0.00

0.00

0.00

0.00

d_M, Delay for Movement [s/veh]

7.68

0.00

0.00

0.00

11.58

9.44

Movement LOS

95th-Percentile Queue Length [veh]

0.00

0.00

0.00

0.00

0.00

0.00

95th-Percentile Queue Length [ft]

0.00

0.00

0.00

0.00

0.00

0.00

d_A, Approach Delay [s/veh]

0.00

0.00

10.51

Approach LOS

d_|, Intersection Delay [s/veh]

0.00

Intersection LOS

Trarrlc
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Existing AM Volumes

Intersection Level Of Service Report
Intersection 3: Mountian St/Washington St

Control Type: All-way stop Delay (sec / veh): 9.9
Analysis Method: HCM 2010 Level Of Service: A
Analysis Period: 15 minutes
Intersection Setup
Name Mountian St Mountain St Washington St Washington St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration "l" + + +
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0 0 0 0 0
Pocket Length [ft] 100,00 | 100,00 | 100.00 | 100.00 | 100,00 | 100,00 | 100.00 | 100,00 | 100,00 | 100.00 | 100.00 | 100.00
Speed [mph}] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk No Yes Yes Yes
Volumes
Name Mountian St Mountain St Washington St Washington St
Base Volume Input [veh/h] 8 123 13 33 137 55 88 39 29 2 6 32
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 0.00 0.00 0.00 0.00 1.14 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume {veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 ] 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume fveh/h] 8 123 13 33 137 55 88 39 29 2 6 32
Peak Hour Factor 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 3 38 4 10 43 17 28 12 9 1 2 10
Total Analysis Volume [veh/h] 10 154 16 41 171 69 110 49 36 3 8 40
Pedestrian Volume {ped/h] 0 0 0 0

Trarslc

W—&RKSM

w

22




Generated with ‘!ISTRO

The Vintage at Kings Canyon

Version 4.00-03 Existing AM Volumes
Intersection Settings
Lanes
Movement, Approach, & Intersection Results
95th-Percentile Queue Length [veh] 0.95 1.68 1.12 0.22
95th-Percentile Queue Length [ft] 23.77 41.98 28.04 5.54
Approach Delay [s/veh] 9.42 10.34 10.01 8.22
Approach LOS A B B A
Intersection Delay [s/veh] 9.86
Intersection LOS A
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Existing AM Volumes

Intersection Level Of Service Report
Intersection 4: N Ormsby Blvd/Washington St

Control Type: Two-way stop Delay (sec/ veh): 11.7
Analysis Method: HCM 2010 Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.041

Intersection Setup
Name N Ormsby N Ormsby Washington St
Approach Northbound Southbound Westbound
Lane Configuration l" *"I ‘T'
Turning Movement Thru Right Left Thru Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft] 100.00 100.00 100.00 100.00 100.00 100.00
Speed [mph] 35.00 35.00 25.00
Grade [%) 0.00 0.00 0.00
Crosswatk No No No
Volumes
Name N Ormsby N Ormmsby Washington St
Base Volume Input [veh/h] 82 95 51 64 18 41
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 2.44 211 1.96 1.56 0.00 2.44
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 1] 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 82 95 51 64 18 41
Peak Hour Factor 0.7500 0.7500 0.7500 0.7500 0.7500 0.7500
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 27 32 17 21 6 14
Total Analysis Volume [veh/h] 109 127 68 85 24 55
Pedestrian Volume [ped/h] 0 0 0
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Existing AM Volumes

Intersection Settings

Priority Scheme

Free

Free

Stop

Flared Lane

No

Storage Area [veh]

Two-Stage Gap Acceptance

No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

VIC, Movement V/C Ratio

0.00

0.00

0.05

0.00

0.04

0.06

d_M, Delay for Movement [s/veh]

0.00

0.00

7.85

0.00

11.74

9.69

Movement LOS

95th-Percentile Queue Length {veh]

0.00

0.00

0.39

0.39

0.35

0.35

95th-Percentile Queue Length [ft]

0.00

0.00

9.71

9.71

8.71

8.71

d_A, Approach Delay [s/veh]

0.00

3.49

10.32

Approach LOS

d_|, Intersection Delay [s/veh]

2.88

Intersection LOS
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The Vintage at Kings Canyon
Existing AM Volumes

Intersection Level Of Service Report
Intersection 5: N Ormsby Blvd/West Dwy 1

Control Type: Two-way stop Delay (sec / veh): 9.9
Analysis Method: HCM 2010 Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.000

Intersection Setup
Name N Ormsby N Ormsby West Dwy
Approach Northbound Southbound Eastbound
Lane Configuration 4" I" T
Tuming Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft] 100.00 100.00 100,00 100.00 100.00 100.00
Speed [mph] 30.00 35.00 25.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name N Ormsby N Ormsby West Dwy
Base Volume Input [veh/h) 0 123 115 0 0 (]
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 0.00 1.63 1.74 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 V] 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 o] 0
Other Volume [veh/h] 0 0] 0 0 0 V]
Total Hourly Volume fveh/h] 0 123 115 0 0 0
Peak Hour Factor 0.9200 0.9200 0.9200 0.9200 0.9200 0.9200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 0 33 31 0 0 0
Total Analysis Volume [veh/h] 0 134 125 0 0 0
Pedestrian Volume [ped/h] 0 0 0
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Generated with VISTR® The Vintage at Kings Canyon
Version 4.00-03 Existing AM Volumes

Intersection Settings

Priority Scheme Free Free Stop
Flared Lane No
Storage Area [veh] 0 0 0
Two-Stage Gap Acceptance No
Number of Storage Spaces in Median 0 0 0
Movement, Approach, & Intersection Results
VIC, Movement V/C Ratio 0.00 0.00 0.00 0.00 0.00 0.00
d_M, Delay for Movement [s/veh] 7.44 0.00 0.00 0.00 9.90 8.87
Movement LOS A A A A A A
95th-Percentile Queue Length [veh] 0.00 0.00 0.00 0.00 0.00 0.00
95th-Percentile Queue Length {ft] 0.00 0.00 0.00 0.00 0.00 0.00
d_A, Approach Delay [s/veh] 0.00 0.00 9.39
Approach LOS A A A
d_|, Intersection Delay [s/veh] 0.00
Intersection LOS A
Trarsc
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Intersection Level Of Service Report
Intersection 6: N Ormsby Blvd/East Dwy 2

Control Type: Two-way stop Delay (sec / veh): 9.9
Analysis Method: HCM 2010 Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.000
Intersection Setup
Name N Ormsby N Ormsby East Dwy 2
Approach Northbound Southbound Westbound
Lane Configuration I- v-I T
Turning Movement Thru Right Left Thru Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft] 100.00 100.00 100.00 100.00 100.00 100.00
Speed [mph] 35.00 35.00 25.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name N Ormsby N Ormsby East Dwy 2
Base Volume Input [veh/h] 123 0 0 115 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%)] 1.63 0.00 0.00 1.74 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 ] 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 123 0 0 115 0 0
Peak Hour Factor 0.9200 0.9200 0.9200 0.9200 0.9200 0.9200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 33 0 0 31 0 0
Total Analysis Volume [veh/h] 134 0 0 125 0 0
Pedestrian Volume [ped/h] 0 0 0
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Generated with VISTRO The Vintage at Kings Canyon
Version 4.00-03 Existing AM Volumes

Intersection Settings

Priority Scheme Free Free Stop
Flared Lane No
Storage Area [veh] 0 0 0
Two-Stage Gap Acceptance No
Number of Storage Spaces in Median 0 0 0
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.00 0.00 0.00 0.00 0.00 0.00
d_M, Delay for Movement [s/veh] 0.00 0.00 7.46 0.00 9.90 8.91
Movement LOS A A A A A A
95th-Percentile Queue Length [veh] 0.00 0.00 0.00 0.00 0.00 0.00
95th-Percentile Queue Length [ft] 0.00 0.00 0.00 0.00 0.00 0.00
d_A, Approach Delay [s/veh] 0.00 0.00 9.41
Approach LOS A A A
d_|I, Intersection Delay [s/veh] 0.00
Intersection LOS A
Trarrlc
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Intersection Level Of Service Report
Intersection 9: N Ormsby Bivd/West Dwy 2

Control Type: Two-way stop Delay (sec / veh): 9.9
Analysis Method: HCM 2010 Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.000

Intersection Setup
Name N Ormsby N Ormsby West Dwy 2
Approach Northbound Southbound Eastbound
Lane Configuration "[ I-’ T
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 V] 0 0
Pocket Length [ft] 100.00 100.00 100.00 100.00 100.00 100.00
Speed [mph] 35.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name N Ormsby N Ormsby West Dwy 2
Base Volume Input [veh/h] 0 123 115 0 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 2.00 2.00 2.00 2.00 2.00 2.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h) 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0
Diverted Trips [veh/h) 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h} 0 123 115 0 0 0
Peak Hour Factor 0.9200 0.9200 0.9200 0.9200 0.9200 0.9200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 0 33 31 ] 0 0
Total Analysis Volume [veh/h] 0 134 125 0 0 0
Pedestrian Volume [ped/h] 0 0 0
Trarrlc
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Intersection Settings

Priority Scheme

Free

Free

Stop

Flared Lane

No

Storage Area [veh]

Two-Stage Gap Acceptance

No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio

0.00

0.00

0.00

0.00

0.00

d_M, Delay for Movement [s/veh]

7.46

0.00

0.00

0.00

9.93

8.89

Movement LOS

95th-Percentile Queue Length [veh]

0.00

0.00

0.00

0.00

0.00

0.00

95th-Percentile Queue Length [ft]

0.00

0.00

0.00

0.00

0.00

0.00

d_A, Approach Delay [s/veh]

0.00

0.00

9.41

Approach LOS

d_|I, Intersection Delay [s/veh]

0.00

Intersection LOS
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Intersection Level Of Service Report
Intersection 17: Washington St/Lexington Ave

Control Type: Two-way stop Delay (sec / veh): 9.8
Analysis Method: HCM 2010 Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.005

Intersection Setup
Name Lexington Ave Washington St Washington St
Approach Southbound Eastbound Westbound
Lane Configuration 1"" "l I"
Turning Movement Left Right Left Thru Thru Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft] 100.00 100.00 100.00 100.00 100.00 100.00
Speed [mph] 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes No No
Volumes
Name Lexington Ave Washington St Washington St
Base Volume Input [veh/h] 3 3 0 128 59 1
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 0.00 0.00 0.00 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 ] 0 0 0
Site-Generated Trips [veh/h) 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 o] 0
Existing Site Adjustment Volume [veh/h] 0 1] 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 3 3 0 128 59 1
Peak Hour Factor 0.8200 0.8200 0.8200 0.8200 0.8200 0.8200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 1 1 0 39 18 0
Total Analysis Volume [veh/h] 4 4 0 156 72 1
Pedestrian Volume [ped/h] 0
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Version 4.00-03 Existing AM Volumes

Intersection Settings

Priority Scheme Stop Free Free

Flared Lane No

Storage Area [veh] 0 0 0

Two-Stage Gap Acceptance No

Number of Storage Spaces in Median 0 0 0

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio 0.01 0.00 0.00 0.00 0.00 0.00

d_M, Delay for Movement [s/veh] 9.75 8.66 7.34 0.00 0.00 0.00

Movement LOS A A A A A A

95th-Percentile Queue Length [veh] 0.03 0.03 0.00 0.00 0.00 0.00

95th-Percentile Queue Length [ft] 0.70 0.70 0.00 0.00 0.00 0.00

d_A, Approach Delay [s/veh] 9.20 0.00 0.00

Approach LOS A A A

d_|, Intersection Delay [s/veh] 0.31

Intersection LOS A
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Intersection Level Of Service Report
Intersection 18: Long St/Bolero Dr

Control Type: Two-way stop Delay (sec / veh): 9.1
Analysis Method: HCM 2010 Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.000
Intersection Setup
Name Bolero Dr Bolero Dr Long St Long St
Approach Northbound Southbound Northeastbound Southwestbound
Lane Configuration 4]’ 4r 1. 1.
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0 0 0 0 ]
Pocket Length [ft] 100.00 | 100.00 | 100.00 | 100.00 | 100.00 | 100.00 | 100.00 | 100.00 | 100.00 | 100.00 | 100.00 | 100.00
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name Bolero Dr Bolero Dr Long St Long St
Base Volume Input [veh/h] 0 0 5 10 0 0 0 1 0 3 0 4
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 2.00 0.00 0.00 0.00 0.00 2.00 2.00 0.00 0.00 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 0 0 5 10 o] [ 0 1 0 3 0 4
Peak Hour Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume {veh/h] 0 0 1 3 0 0 0 0 0 1 0 1
Total Analysis Volume [veh/h] 0 0 5 10 0 0 0 1 0 3 0 4
Pedestrian Volume [ped/h] 0 0 0 0
Trarsc
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Generated with VISTRO

The Vintage at Kings Canyon

Version 4.00-03 Existing AM Volumes
Intersection Settings
Priority Scheme Stop Stop Free Free
Flared Lane No No
Storage Area [veh] 0 0 0 0
Two-Stage Gap Acceptance No No
Number of Storage Spaces in Median 0 0 0 0
Movement, Approach, & Intersection Results
VIC, Movement V/C Ratio 0.00 0.00 0.00 0.01 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
d_M, Delay for Movement [s/veh] 8.59 9.08 8.32 8.62 9.09 8.36 7.23 0.00 0.00 7.21 0,00 0.00
Movement LOS A A A A A A A A A A A A
95th-Percentile Queue Length [veh] 0.01 0.01 0.01 0.03 0.03 0.03 0.00 0.00 0.00 0.01 0.01 0.01
95th-Percentile Queue Length [ft] 0.35 0.35 0.35 0.75 0.75 0.76 0.00 0.00 0.00 0.32 0.32 0.32
d_A, Approach Delay [s/veh] 8.32 8.62 0.00 3.09
Approach LOS A A A A
d_|, Intersection Delay [s/veh] 6.50

Intersection LOS
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Intersection Level Of Service Report
Intersection 1: Mountain St/Long St

Control Type: Two-way stop Delay (sec / veh): 13.2
Analysis Method: HCM 2010 Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.011
Intersection Setup
Name Mountain St Mountain St Long St Leng St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration + "l"' + +
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name Mountain St Mountain St Long St Long St
Base Volume Input [veh/h) 13 152 11 9 176 5 4 6 6 9 11 19
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 0.00 0.66 0.00 0.00 0.57 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 13 152 11 9 176 5 4 6 6 9 11 19
Peak Hour Factor 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 4 48 3 3 56 2 1 2 2 3 3 6
Total Analysis Volume [veh/h] 16 192 14 11 223 6 5 8 8 1 14 24
Pedestrian Volume [ped/h] 0 0 0 0
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The Vintage at Kings Canyon

Intersection Settings

Priority Scheme Free Free Stop Stop
Flared Lane No No
Storage Area [veh] 0 0 0 0
Two-Stage Gap Acceptance No No
Number of Storage Spaces in Median 0 0 0 0
Movement, Approach, & Intersection Results
VIC, Movement V/C Ratio 0.01 0.00 0.00 0.01 0.00 0.00 0.01 0.02 0.01 0.02 0.03 0.03
d_M, Delay for Movement [s/veh] 7.70 0.00 0.00 7.63 0.00 0.00 13.19 | 12.86 9.65 13.11 13.08 9.77
Movement LOS A A A A A A B B A B B A
95th-Percentile Queue Length [veh] 0.59 0.59 0.59 0.63 0.63 0.63 0.12 0.12 0.12 0.26 0.26 0.26
95th-Percentile Queue Length [ft] 1469 | 1469 | 1469 | 1576 | 16.76 | 1576 | 2.93 293 2.93 6.58 6.58 6.58
d_A, Approach Delay [s/veh] 0.55 0.35 11.72 11.47
Approach LOS A A B B
d_l, Intersection Delay [s/veh] 1.91

Intersection LOS
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Intersection 2: Mountian St/East Dwy 1

Control Type: Two-way stop Delay (sec / veh): 10.9
Analysis Method: HCM 2010 Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.000
Intersection Setup
Name Mountain St Mountain St East Dwy 1
Approach Northbound Southbound Eastbound
Lane Configuration "' I" T
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft} 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 o]
Pocket Length [ft] 100.00 100.00 100.00 100.00 100.00 100.00
Speed [mph] 25.00 25.00 25.00
Grade [%]} 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name Mountain St Mountain St East Dwy 1
Base Volume Input [veh/h] 0 176 191 0 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 0.00 0.79 0.41 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 1] 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 0 176 191 0 0 0
Peak Hour Factor 0.9200 0.9200 0.9200 0.9200 0.9200 0.9200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 0 48 52 0 0 0
Total Analysis Volume [veh/h] 0 191 208 0 0 0
Pedestrian Volume [ped/h] 0 0 0

Trarrlc
W'::'-RKS

38




Generated with VISTRO

Version 4.00-03

The Vintage at Kings Canyon

Existing PM Volumes

Intersection Settings

Priority Scheme

Free

Free

Stop

Flared Lane

No

Storage Area [veh]

Two-Stage Gap Acceptance

No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio

0.00

0.00

0.00

0.00

0.00

0.00

d_M, Delay for Movement [s/veh)

7.62

0.00

0.00

0.00

10.90

9.30

Movement LOS

95th-Percentile Queue Length [veh]

0.00

0.00

0.00

0.00

0.00

0.00

95th-Percentile Queue Length [ft]

0.00

0.00

0.00

0.00

0.00

0.00

d_A, Approach Delay [s/veh]

0.00

0.00

10.10

Approach LOS

d_|, Intersection Delay [s/veh]

0.00

Intersection LOS

Trardlic
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Intersection 3: Mountian St/Washington St

Control Type: All-way stop Delay (sec/ veh): 9.1
Analysis Method: HCM 2010 Level Of Service: A
Analysis Period: 15 minutes
Intersection Setup
Name Mountian St Mountain St Washington St Washington St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration + + + +
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0 0 0 0 0
Pocket Length [ft]} 100.00 | 100.00 | 100.00 | 100.00 | 100.00 | 100.00 | 100.00 | 100.00 | 100.00 | 100.00 | 100.00 | 100.00
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk No Yes Yes Yes
Volumes
Name Mountian St Mountain St Washington St Washington St
Base Volume Input [veh/h] 5 67 9 42 128 26 18 41 4 12 74 42
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 0.00 0.00 0.00 0.00 0.00 0.00 5.56 0.00 0.00 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 5 67 9 42 128 26 18 41 4 12 74 42
Peak Hour Factor 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 2 21 3 13 40 8 6 13 1 4 23 13
Total Analysis Volume [veh/h] 6 84 11 53 160 33 23 51 5 15 93 53
Pedestrian Volume [ped/h] 0 0 0 0
Trarrlc
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Intersection Settings

Lanes

Movement, Approach, & Intersection Results

95th-Percentile Queue Length [veh] 0.46 1.34 0.37 0.78
95th-Percentile Queue Length [ft] 11.47 33.59 9.20 19.58
Approach Delay [s/veh] 8.48 9.67 8.61 8.89
Approach LOS A A A A
Intersection Delay [s/veh] 9.1
Intersection LOS A
Trarrlc
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Intersection Level Of Service Report
Intersection 4: N Ormsby Blvd/Washington St

Control Type: Two-way stop Delay (sec / veh): 101
Analysis Method: HCM 2010 Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.057
Intersection Setup
Name N Ormsby N Ormsby Washington St
Approach Northbound Southbound Westbound
Lane Configuration P‘ FI T
Turning Movement Thru Right Left Thru Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft] 100.00 100.00 100.00 100.00 100.00 100.00
Speed [mph] 35.00 35.00 25.00
Grade [%] 0.00 0.00 0.00
Crosswalk No No No
Volumes
Name N Ormsby N Omsby Washington St
Base Volume Input [veh/h) 51 7 23 44 34 44
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 244 2.11 1.96 1.56 0.00 2.44
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 51 7 23 44 34 44
Peak Hour Factor 0.7500 0.7500 0.7500 0.7500 0.7500 0.7500
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 17 2 8 15 11 15
Total Analysis Volume [veh/h] 68 9 31 59 45 59
Pedestrian Volume [ped/h} 0

Trarrlc
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Intersection Settings

Priority Scheme Free Free Stop
Flared Lane No
Storage Area [veh] 0 0 0
Two-Stage Gap Acceptance No
Number of Storage Spaces in Median 0 0 0
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.00 0.00 0.02 0.00 0.06 0.06
d_M, Delay for Movement [s/veh] 0.00 0.00 7.41 0.00 10.13 9.18
Movement LOS A A A A B A
95th-Percentile Queue Length [veh] 0.00 0.00 0.19 0.19 0.40 0.40
95th-Percentile Queue Length [ft] 0.00 0.00 4.71 4.71 9.91 9.91
d_A, Approach Delay [s/veh] 0.00 2.55 9.59
Approach LOS A A A
d_|, Intersection Delay [s/veh] 4.53
Intersection LOS B

Trarrlc
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Intersection 5: N Ormsby Blvd/West Dwy 1

Control Type: Two-way stop Delay (sec / veh): 94
Analysis Method: HCM 2010 Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.000

Intersection Setup
Name N Ormsby N Ormsby West Dwy
Approach Northbound Southbound Eastbound
Lane Configuration 4" |-. T
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft] 100.00 100.00 100.00 100.00 100.00 100.00
Speed [mph] 30.00 35.00 25.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name N Ormsby N Ormsby West Dwy
Base Volume Input [veh/h] 0 95 67 0 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 0.00 1.63 1.74 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 0 95 67 0 0 0
Peak Hour Factor 0.9200 0.9200 0.9200 0.9200 0.9200 0.9200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 0 26 18 0 0 0
Total Analysis Volume [veh/h] 0 103 73 0 0 0
Pedestrian Volume [ped/h] 0 0 0
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Intersection Settings

Priority Scheme Free Free Stop

Flared Lane No

Storage Area [veh] 0 0 0

Two-Stage Gap Acceptance No

Number of Storage Spaces in Median 0 0 0

Movement, Approach, & Intersection Results

VIC, Movement V/C Ratio 0.00 0.00 0.00 0.00 0.00 0.00

d_M, Delay for Movement [s/veh] 7.34 0,00 0.00 0.00 9.40 8.62

Movement LOS A A A A A A

95th-Percentile Queue Length [veh] 0.00 0.00 0.00 0.00 0.00 0.00

95th-Percentile Queue Length [ft] 0.00 0.00 0.00 0.00 0.00 0.00

d_A, Approach Delay [s/veh] 0.00 0.00 9.01

Approach LOS A A A

d_|, Intersection Delay [s/veh] 0.00

Intersection LOS A

Trarslc
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Intersection 6: N Ormsby Blvd/East Dwy 2

Control Type: Two-way stop Delay (sec/ veh): 9.4
Analysis Method: HCM 2010 Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.000

Intersection Setup
Name N Ormsby N Ormsby East Dwy 2
Approach Northbound Southbound Westbound
Lane Configuration I" "| 4T0
Turning Movement Thru Right Left Thru Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft] 100.00 100.00 100.00 100.00 100.00
Speed [mph] 35.00 35.00 25.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name N Ormsby N Ormsby East Dwy 2
Base Volume Input [veh/h] 95 0 0 67 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 1.83 0.00 0.00 1.74 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 95 o] 0 67 0 o]
Peak Hour Factor 0.9200 0.9200 0.9200 0.9200 0.9200 0.9200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 26 0 0 18 0 0
Total Analysis Volume [veh/h] 103 0 0 73 0 0
Pedestrian Volume [ped/h] 0 0 0
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Intersection Settings

Priority Scheme Free Free Stop
Flared Lane No
Storage Area [veh] 0 0 0
Two-Stage Gap Acceptance No
Number of Storage Spaces in Median 0 0 0
Movement, Approach, & Intersection Results
VIC, Movement V/C Ratio 0.00 0.00 0.00 0.00 0.00 0.00
d_M, Delay for Movement [s/veh] 0.00 0.00 7.40 0.00 9.40 8.76
Movement LOS A A A A A A
95th-Percentile Queue Length [veh] 0.00 0.00 0.00 0.00 0.00 0.00
95th-Percentile Queue Length [ft] 0.00 0.00 0.00 0.00 0.00 0.00
d_A, Approach Delay [s/veh] 0.00 0.00 9.08
Approach LOS A A A
d_|, Intersection Delay [s/veh] 0.00
Intersection LOS A
Trarrlc
W:J\.";zRKSM

47



Generated with VISTRO

Version 4.00-03

The Vintage at Kings Canyon
Existing PM Volumes

Intersection Level Of Service Report
Intersection 9: N Ormsby Blvd/West Dwy 2

Control Type: Two-way stop Delay (sec/ veh): 94
Analysis Method: HCM 2010 Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.000

Intersection Setup
Name N Ormsby N Ormsby West Dwy 2
Approach Northbound Southbound Eastbound
Lane Configuration "l I" T
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ff] 100.00 100.00 100.00 100.00 100.00 100.00
Speed [mph] 35.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name N Ormsby N Ormsby West Dwy 2
Base Volume Input [veh/h] 0 95 67 0 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%} 2.00 2.00 2.00 2.00 2.00 2.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume {veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 ] 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 0 95 67 0 0 0
Peak Hour Factor 0.9200 0.9200 0.9200 0.9200 0.9200 0.9200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 0 26 18 0 0 0
Total Analysis Volume [veh/h] 0 103 73 0 0 0
Pedestrian Volume [ped/h] 0 0 0
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Intersection Settings

Priority Scheme Free Free Stop

Flared Lane No

Storage Area {veh] 0 0 0

Two-Stage Gap Acceptance No

Number of Storage Spaces in Median 0 0 0

Movement, Approach, & Intersection Results

VIC, Movement V/C Ratio 0.00 0.00 0.00 0.00 0.00 0.00

d_M, Delay for Movement [s/veh] 7.36 0.00 0.00 0,00 9.42 8.64

Movement LOS A A A A A A

95th-Percentile Queue Length [veh] 0.00 0.00 0.00 0.00 0.00 0.00

95th-Percentile Queue Length [ft] 0.00 0.00 0.00 0.00 0.00 0.00

d_A, Approach Delay [s/veh] 0.00 0.00 9.03

Approach LOS A A A

d_|, Intersection Delay [s/veh] 0.00

Intersection LOS A

Trarellc
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Intersection Level Of Service Report
Intersection 17: Washington St/Lexington Ave

Control Type: Two-way stop Delay (sec/ veh): 9.2
Analysis Method: HCM 2010 Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.006

Intersection Setup
Name Lexington Ave Washington St Washington St
Approach Southbound Eastbound Westbound
Lane Configuration T 1-1 I-.
Turning Movement Left Right Left Thru Thru Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft] 100.00 100.00 100.00 100.00 100.00 100.00
Speed [mph] 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes No No
Volumes
Name Lexington Ave Washington St Washington St
Base Volume Input [veh/h] 4 1 4 27 74 4
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 0.00 0.00 0.00 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 4 1 4 27 74 4
Peak Hour Factor 0.8200 0.8200 0.8200 0.8200 0.8200 0.8200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 1 0 1 8 23 1
Total Analysis Volume [veh/h] 5 1 5 33 920 5
Pedestrian Volume [ped/h] 0 0 0
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Intersection Settings
Priority Scheme Stop Free Free
Flared Lane No
Storage Area [veh]
Two-Stage Gap Acceptance No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio 0.01 0.00 0.00
d_M, Delay for Movement [s/veh] 9.21 8.74 7.39
Movement LOS A A A A A A
95th-Percentile Queue Length [veh] 0.02 0.02 0.08 0.08 0.00 0.00
95th-Percentile Queue Length [ff] 0.52 0.52 1.93 1.93 0.00 0.00
d_A, Approach Delay [s/veh] 9.14 0.97 0.00
Approach LOS A A A
d_|, Intersection Delay [s/veh] 0.66
Intersection LOS A
Trarslc
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Intersection Level Of Service Report
Intersection 18: Long St/Bolero Dr

Control Type: Two-way stop Delay (sec / veh): 9.1
Analysis Method: HCM 2010 Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.000
Intersection Setup
Name Bolero Dr Bolero Dr Long St Long St
Approach Northbound Southbound Northeastbound Southwestbound
Lane Configuration r .1 F *
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 12.00 12.00 | 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name Bolero Dr Bolero Dr Long St Long St
Base Volume Input [veh/h] 0 3 4 0 0 0 5 0 8
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 0 0 0 0 0 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h} 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0] 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 0 3 4 0 0 0 5 0 8
Peak Hour Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 0 1 1 0 0 0 1 0 2
Total Analysis Volume [veh/h] 0 3 4 0 0 0 5 0 8
Pedestrian Volume [ped/h] 0 0 0 0
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Intersection Settings

Priority Scheme Stop Stop Free Free
Flared Lane No
Storage Area [veh] 0 0 0 0
Two-Stage Gap Acceptance No No
Number of Storage Spaces in Median 0 0 0 0
Movement, Approach, & Intersection Results
V/C, Mavement V/C Ratio 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
d_M, Delay for Movement [s/veh] 0.00 9.11 8.31 8.61 9.10 0.00 0.00 0,00 0.00 7.21 0.00 0.00
Movement LOS A A A A A A A A A
95th-Percentile Queue Length [veh) 0.00 0.01 0.01 0.01 0.01 0.00 0.00 0.00 0.00 0.02 0.02 0.02
95th-Percentile Queue Length [ft] 0.00 0.21 0.21 0.30 0.30 0.00 0.00 0.00 0.00 0.60 0.60 0.60
d_A, Approach Delay [s/veh] 8.31 8.61 0.00 2.77
Approach LOS A A A A
d_|, Intersection Delay [s/veh] 477
Intersection LOS A
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Intersection Level Of Service Report
Intersection 1: Mountain St/Long St

Control Type: Two-way stop Delay (sec / veh): 171
Analysis Method: HCM 2010 Level Of Service: c
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.238
Intersection Setup
Name Mountain St Mountain St Long St Long St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration + + + +
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name Mountain St Mountain St Long St Long St
Base Volume Input [veh/h) 6 179 43 22 134 2 12 10 11 70 3 18
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 0.00 0.94 0.00 0.00 0.69 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 22 16 0 8 3 7 7 0 6 3 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 6 201 59 22 142 5 19 17 11 76 6 18
Peak Hour Factor 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 2 64 19 7 45 2 6 5 3 24 2 6
Total Analysis Volume [veh/h] 8 254 75 28 180 6 24 22 14 96 8 23
Pedestrian Volume [ped/h] 0 0 0 0
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Plus Prj AM Volumes

Intersection Settings

Priority Scheme Free Free Stop Stop
Flared Lane No No
Storage Area [veh] 0 0 0 0
Two-Stage Gap Acceptance No No
Number of Storage Spaces in Median 0 0 0 0
Movement, Approach, & Intersection Results
VIC, Movement V/C Ratio 0.01 0.00 0.00 0.02 0.00 0.00 0.06 0.05 0.02 0.24 0.02 0.03
d_M, Delay for Movement [s/veh] 7.58 0.00 0.00 7.97 0.00 0.00 1489 | 1485 | 1029 | 17.14 | 16.57 | 13.02
Movement LOS A A A A A A B B B c (o] B
95th-Percentile Queue Length [veh] 0.94 0.94 0.94 0.62 0.62 0.62 0.44 0.44 0.44 1.17 1.17 1.17
95th-Percentile Queue Length [f] 2359 | 2359 | 2359 | 1554 | 15.54 | 1554 | 10.91 | 10.91 | 10.91 | 29.27 | 29.27 | 29.27
d_A, Approach Delay [s/veh] 0.18 1.04 13.80 16.36
Approach LOS A A B (o]
d_|, Intersection Delay [s/veh] 4.32
Intersection LOS C
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Intersection Level Of Service Report
Intersection 2: Mountian St/East Dwy 1

Control Type: Two-way stop Delay (sec / veh): 12.6
Analysis Method: HCM 2010 Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.067

Intersection Setup
Name Mountain St Mountain St East Dwy 1
Approach Northbound Southbound Eastbound
Lane Configuration 4'" I" T
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 1] 0 0 0
Pocket Length [ft] 100.00 100.00 100.00 100.00 100.00 100.00
Speed [mph] 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name Mountain St Mountain St East Dwy 1
Base Volume Input [veh/h] 0 228 215 0 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 0.00 0.73 0.63 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 8 6 2 13 32 19
Diverted Trips [veh/h] 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0
Total Hourly Volume [veh/h] 8 234 217 13 32 19
Peak Hour Factor 0.9200 0.9200 0.9200 0.9200 0.9200 0.9200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 2 64 59 4 9 5
Total Analysis Volume [veh/h] 9 254 236 14 35 21
Pedestrian Volume [ped/h} 0 0 0
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Intersection Settings

Priority Scheme

Free

Free

Stop

Flared Lane

No

Storage Area [veh]

Two-Stage Gap Acceptance

No

Number of Storage Spaces in Median

<

Movement, Approach, & Intersection Results

VIC, Movement V/C Ratio

0.01

0.00

0.00

0.00

0.07

0.03

d_M, Delay for Movement [s/veh]

7.73

0.00

0.00

0.00

12.55

10.12

Movement LOS

95th-Percentile Queue Length [veh]

0.74

0.74

0.00

0.00

0.31

0.31

95th-Percentile Queue Length [ft]

18.43

18.43

0.00

0.00

7.7

7.71

d_A, Approach Delay [s/veh]

0.26

0.00

11.64

Approach LOS

d_|, Intersection Delay [s/veh]

1.27

Intersection LOS
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Intersection Level Of Service Report
Intersection 3: Mountian St/Washington St

Control Type: All-way stop Delay (sec/ veh): 10.8
Analysis Method: HCM 2010 Level Of Service: B
Analysis Period: 15 minutes
Intersection Setup
Name Mountian St Mountain St Washington St Washington St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration + + + +
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk No Yes Yes Yes
Volumes
Name Mountian St Mountain St Washington St Washington St
Base Volume Input [veh/h} 8 123 13 33 137 55 88 39 29 2 6 32
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%)] 0.00 0.00 0.00 0.00 1.14 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 3 3 0 12 7 2 6 25 7 0 10 5
Diverted Trips [veh/h}] 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 11 126 13 45 144 57 94 64 36 2 16 37
Peak Hour Factor 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 3 39 4 14 45 18 29 20 11 1 5 12
Total Analysis Volume [veh/h] 14 158 16 56 180 71 118 a0 45 3 20 46
Pedestrian Volume [ped/h] 0 0 0
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Version 4.00-03 Plus Prj AM Volumes
Intersection Settings
Lanes
Movement, Approach, & Intersection Resuits
95th-Percentile Queue Length [veh] 1.09 2.11 1.61 0.33
95th-Percentile Queue Length [ff] 27.23 52.64 40.22 8.27
Approach Delay [s/veh] 10.06 11.51 11.15 8.78
Approach LOS B B B A
Intersection Delay [s/veh] 10.83
Intersection LOS B
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Intersection Level Of Service Report
Intersection 4: N Ormsby Blvd/Washington St

Control Type: Two-way stop Delay (sec/ veh): 12.7
Analysis Method: HCM 2010 Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.054

Intersection Setup
Name N Ormsby N Ormsby Washington St
Approach Northbound Southbound Westbound
Lane Configuration I" ’1 T
Turning Movement Thru Right Left Thru Left Right
Lane Width [f{] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 1] 0 0 0 0 0
Pocket Length {ft] 100.00 100.00 100.00 100.00 100.00 100.00
Speed [mph] 35.00 35.00 25.00
Grade [%] 0.00 0.00 0.00
Crosswalk No No No
Volumes
Name N Ormsby N Ormsby Washington St
Base Volume Input [veh/h] 82 95 51 64 18 41
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 244 2.11 1.96 1.56 0.00 244
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 4 1 19 11 3 7
Diverted Trips [veh/h] 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0
Total Hourly Volume [veh/h] 86 96 70 75 21 48
Peak Hour Factor 0.7500 0.7500 0.7500 0.7500 0.7500 0.7500
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 29 32 23 25 7 16
Total Analysis Volume [veh/h] 115 128 93 100 28 64
Pedestrian Volume [ped/h] 0 0 0
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Intersection Settings

Priority Scheme Free

Free

Stop

Flared Lane

No

Storage Area [veh] 0

Two-Stage Gap Acceptance

No

Number of Storage Spaces in Median 0

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio 0.00 0.00 0.07

0.00

0.05

0.07

d_M, Delay for Movement [s/veh] 0.00 0.00 7.93

0.00

12.69

9.91

Movement LOS A A A

95th-Percentile Queue Length [veh] 0.00 0.00 0.51

0.51

0.44

0.44

95th-Percentile Queue Length [ft] 0.00 0.00 12.76

12.76

10.98

10.98

d_A, Approach Delay [s/veh] 0.00

3.82

10.76

Approach LOS A

d_|, Intersection Delay [s/veh]

3.27

Intersection LOS
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Intersection Level Of Service Report
Intersection 5: N Ormsby Blvd/West Dwy 1

Control Type: Two-way stop Delay (sec / veh): 10.2
Analysis Method: HCM 2010 Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.010

Intersection Setup
Name N Ormsby N Ormsby West Dwy
Approach Northbound Southbound Eastbound
Lane Configuration "I F T
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft] 100.00 100.00 100.00 100.00 100.00 100.00
Speed [mph] 30.00 35.00 25.00
Grade [%) 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name N Ormsby N Ormmsby West Dwy
Base Volume Input [veh/h] 0 123 116 0 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%)] 0.00 1.63 1.74 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 5 7 5 2 6 14
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0
Total Hourly Volume [veh/h] 5 130 120 2 6 14
Peak Hour Factor 0.9200 0.9200 0.9200 0.9200 0.9200 0.9200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 1 35 33 1 2 4
Total Analysis Volume [veh/h] 5 141 130 2 7 15
Pedestrian Volume [ped/h] 0 Q 0
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Intersection Settings

Priority Scheme

Free

Free

Stop

Flared Lane

No

Storage Area [veh]

Two-Stage Gap Acceptance

No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio

0.00

0.00

0.00

0.00

0.01

0.02

d_M, Delay for Movement [s/veh]

7.46

0.00

0.00

0.00

10.19

9.01

Movement LOS

95th-Percentile Queue Length [veh]

0.33

0.33

0.00

0.00

0.08

0.08

95th-Percentile Queue Length [ft]

8.28

8.28

0.00

0.00

2.01

201

d_A, Approach Delay [s/veh]

0.26

0.00

9.39

Approach LOS

d_|, Intersection Delay [s/veh]

0.81

Intersection LOS
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Intersection Level Of Service Report
Intersection 6: N Ormsby Blvd/East Dwy 2

Control Type: Two-way stop Delay (sec/ veh): 10.1
Analysis Method: HCM 2010 Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.004

Intersection Setup
Name N Ormsby N Ormsby East Dwy 2
Approach Northbound Southbound Westbound
Lane Configuration I- v-l T
Turning Movement Thru Right Left Thru Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]}
Speed [mph] 35.00 35.00 25.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name N Ormsby N Ormsby East Dwy 2
Base Volume Input [veh/h)] 123 0 0 115 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 1.63 0.00 0.00 1.74 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 11 1 2 4 3 5
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 134 1 2 119 3 5
Peak Hour Factor 0.9200 0.9200 0.9200 0.9200 0.9200 0.9200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 36 0 1 32 1 1
Total Analysis Volume [veh/h] 146 1 2 129 3 5
Pedestrian Volume [ped/h] 0 0 0
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Intersection Settings

Priority Scheme

Free

Free

Stop

Flared Lane

No

Storage Area [veh]

Two-Stage Gap Acceptance

No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio

0.00

0.00

0.00

0.00

0.00

0.01

d_M, Delay for Movement [s/veh]

0.00

0.00

7.49

0.00

10.09

9.02

Movement LOS

95th-Percentile Queue Length [veh]

0.00

0.00

0.30

0.30

0.03

0.03

95th-Percentile Queue Length [fi}

0.00

0.00

7.45

7.45

0.74

0.74

d_A, Approach Delay [s/veh]

0.00

0.1

9.42

Approach LOS

d_|, Intersection Delay [s/veh]

0.32

Intersection LOS
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Intersection Level Of Service Report
Intersection 9: N Ormsby Bilvd/West Dwy 2

Control Type: Two-way stop Delay (sec / veh): 10.3
Analysis Method: HCM 2010 Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.010
Intersection Setup
Name N Ormsby N Ormsby West Dwy 2
Approach Northbound Southbound Eastbound
Lane Configuration "I }‘ T
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft] 100,00 100.00 100.00 100.00 100.00 100.00
Speed [mph] 35.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name N Ormsby N Ormsby West Dwy 2
Base Volume Input [veh/h] 0 123 115 0 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 2.00 2.00 2.00 2.00 2.00 2.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 5 6 16 2 6 14
Diverted Trips [veh/h] 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 5 129 131 2 6 . 14
Peak Hour Factor 0.9200 0.9200 0.9200 0.9200 0.9200 0.9200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 1 35 36 1 2 4
Total Analysis Volume [veh/h] 5 140 142 2 7 16
Pedestrian Volume [ped/h) 0 0 (]
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Intersection Settings

Priority Scheme

Free

Free

Stop

Flared Lane

No

Storage Area [veh]

Two-Stage Gap Acceptance

No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

V/C, Movement V/C Ratio

0.00

0.00

0.00

0.00

0.01

0.02

d_M, Delay for Movement [s/veh]

7.51

0.00

0.00

0.00

10.30

9.10

Movement LOS

95th-Percentile Queue Length [veh]

0.34

0.34

0.00

0.00

0.08

0.08

95th-Percentile Queue Length [ft]

8.39

8.39

0.00

0.00

2.05

2.05

d_A, Approach Delay [s/veh]

0.26

0.00

9.48

Approach LOS

d_|, Intersection Delay [s/veh]

0.79

Intersection LOS

Trarrlc

Wﬁ-RKX

68




The Vintage at Kings Canyon
Plus Prj AM Volumes

Generated with VISTRO

Version 4.00-03

Intersection Level Of Service Report
Intersection 17: Washington St/Lexington Ave

Control Type: Two-way stop Delay (sec / veh): 10.2
Analysis Method: HCM 2010 Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.037
Intersection Setup
Name Lexington Ave Washington St Washington St
Approach Southbound Eastbound Westbound
Lane Configuration T "' I"
Turning Movement Left Right Left Thru Thru Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00
Grade [%)] 0.00 0.00 0.00
Crosswalk Yes No No
Volumes
Name Lexington Ave Washington St Washington St
Base Volume Input [veh/h] 3 3 0 128 59 1
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%)] 0.00 0.00 0.00 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 (1] 0 0 0
Site-Generated Trips [veh/h] 19 3 1 19 7 8
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 22 6 1 147 66 9
Peak Hour Factor 0.8200 0.8200 0.8200 0.8200 0.8200 0.8200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 7 2 0 45 20 3
Total Analysis Volume [veh/h] 27 7 1 179 80 11
Pedestrian Volume [ped/h] 0
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Intersection Settings

Priority Scheme

Stop

Free

Free

Flared Lane

No

Storage Area [veh]

Two-Stage Gap Acceptance

No

Number of Storage Spaces in Median

Movement, Approach, & Intersection Results

VIC, Movement V/C Ratio

0.04

0.01 0.00

0.00

0.00

0.00

d_M, Delay for Movement [s/veh]

10.17

8.90 7.38

0.00

0.00

0.00

Movement LOS

95th-Percentile Queue Length [veh]

0.14

0.14 0.40

0.40

0.00

0.00

95th-Percentile Queue Length [ff]

3.47

347 10.08

10.08

0.00

0.00

d_A, Approach Delay [s/veh]

9.91

0.04

0.00

Approach LOS

d_|, Intersection Delay [s/veh]

1.13

Intersection LOS
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Intersection Level Of Service Report
Intersection 18: Long St/Bolero Dr

Control Type: Two-way stop Delay (sec / veh): 9.2
Analysis Method: HCM 2010 Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.000
Intersection Setup
Name Bolero Dr Bolero Dr Long St Long St
Approach Northbound Southbound Northeastbound Southwestbound
Lane Configuration * 4’ 1\ 1\
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0 0 0 0 0
Pocket Length [ft] 100.00 | 100.00 | 100.00 | 100.00 | 100.00 | 100.00 | 100.00 | 100,00 | 100.00 | 100.00 | 100.00 | 100.00
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name Bolero Dr Bolero Dr Long St Long St
Base Volume Input [veh/h] 0 0 5 10 0 0 0 1 0 3 0 4
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 2.00 0.00 0.00 0.00 0.00 2.00 2.00 0.00 0.00 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 0 14 0 0 0 0 0 0 5 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 0 0 19 10 0 0 0 1 0 8 0 4
Peak Hour Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h) 0 0 5 3 0 0 0 0 0 2 0 1
Total Analysis Volume [veh/h] 0 0 19 10 0 0 0 1 0 8 0 4
Pedestrian Volume [ped/h] 0 0 0 0
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Intersection Settings

Priority Scheme Stop Stop Free Free
Flared Lane No No
Storage Area [veh] 0 0 0 0
Two-Stage Gap Acceptance No No
Number of Storage Spaces in Median 0 0 0 0
Movement, Approach, & Intersection Results
VJ/C, Movement V/C Ratio 0.00 0.00 0.02 0.01 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
d_M, Delay for Movement [s/veh] 8.69 9.19 8.36 8.77 9.16 8.37 7.23 0.00 0.00 7.21 0.00 000
Movement LOS A A A A A A A A A A A A
95th-Percentile Queue Length [veh] 0.05 0.05 0.05 0.03 0.03 0.03 0.00 0.00 0.00 0.02 0.02 0.02
95th-Percentile Queue Length [ft] 1.33 1.33 1.33 0.79 0.79 0.79 0.00 0.00 0.00 0.55 0.55 0.55
d_A, Approach Delay [s/veh] 8.36 8.77 0.00 4.81
Approach LOS A A A A
d_|, Intersection Delay [s/veh] 7.24
Intersection LOS A

Trarrlc
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Intersection Level Of Service Report
Intersection 1: Mountain St/Long St

Control Type: Two-way stop Delay (sec / veh): 15.0
Analysis Method: HCM 2010 Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.083
Intersection Setup
Name Mountain St Mountain St Long St Long St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration + + + +
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 1200 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0 0 0 0 0
Pocket Length {ft] 100.00 | 100.00 | 100.00 | 100.00 | 100,00 | 100.00 | 100.00 | 100.00 | 100.00 | 100.00 | 100.00 | 100.00
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name Mountain St Mountain St Long St Long St
Base Volume Input [veh/h] 13 152 11 9 176 5 4 6 6 9 11 19
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage {%] 0.00 0.66 0.00 0.00 0.57 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 [ 0
Site-Generated Trips [veh/h] 0 16 12 0 25 8 5 5 0 19 8 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 13 168 23 9 201 13 9 11 6 28 19 19
Peak Hour Factor 0.7800 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900 | 0.7900
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 4 53 7 3 64 4 3 3 2 9 6 6
Total Analysis Volume [veh/h] 16 213 29 11 254 16 11 14 8 35 24 24
Pedestrian Volume [ped/h] 0 0 0 0
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Intersection Settings

Priority Scheme Free Free Stop Stop
Flared Lane No No
Storage Area [veh] 0 0 0 0
Two-Stage Gap Acceptance No No
Number of Storage Spaces in Median 0 0 0 0
Movement, Approach, & Intersection Results
VIC, Movement V/C Ratio 0.01 0.00 0.00 0.01 0.00 0,00 0.03 0.03 0.01 0.08 0.06 0.03
d_M, Delay for Movement [s/veh] 7.79 0.00 0.00 7.72 0.00 0.00 1461 | 13.94 | 1019 | 14.98 | 1475 | 10.86
Movement LOS A A A A A A B B B B B B
95th-Percentile Queue Length [veh] 0.73 0.73 0.73 0.79 0.79 0.79 0.23 0.23 0.23 0.60 0.60 0.60
95th-Percentile Queue Length [fi] 18.37 | 18.37 | 18.37 | 19.85 | 19.85 | 19.85 | 565 5.65 5.65 1492 | 14.92 | 14.92
d_A, Approach Delay [s/veh] 048 0.30 13.25 13.72
Approach LOS A A B B
d_|, Intersection Delay [s/veh] 273

Intersection LOS
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Control Type:

Intersection Level Of Service Report
Intersection 2: Mountian St/East Dwy 1

Two-way stop Delay (sec/ veh): 12.1
Analysis Method: HCM 2010 Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.048
Intersection Setup
Name Mountain St Mountain St East Dwy 1
Approach Northbound Southbound Eastbound
Lane Configuration "' l" T
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft] 100.00 100.00 100.00 100.00 100.00 100.00
Speed [mph] 25.00 25.00 25.00
Grade [%)] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name Mountain St Mountain St East Dwy 1
Base Volume Input [veh/h] 0 176 191 0 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 0.00 0.79 0.41 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 22 4 6 38 24 14
Diverted Trips [veh/h] 0 0 0
Pass-by Trips [veh/h] 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0
Other Volume [veh/h] o} 0 b} 0 0
Total Hourly Volume [veh/h] 22 180 197 38 24 14
Peak Hour Factor 0.9200 0.9200 0.9200 0.9200 0.9200 0.9200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 6 49 54 10 7 4
Total Analysis Volume [veh/h] 24 196 214 41 26 15
Pedestrian Volume [ped/h] 0 0 0
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Intersection Settings

Priority Scheme Free Free Stop
Flared Lane No
Storage Area [veh] 0 0 0
Two-Stage Gap Acceptance No
Number of Storage Spaces in Median 0 0
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.02 0.00 0.00 0.00 0.05 0.02
d_M, Delay for Movement [s/veh] 7.77 0.00 0.00 0.00 12.11 9.87
Movement LOS A A A A B A
95th-Percentile Queue Length [veh] 0.60 0.60 0.00 0.00 0.21 0.21
95th-Percentile Queue Length [ff] 14.91 14.91 0.00 0.00 5.36 5.36
d_A, Approach Delay [s/veh] 0.85 0.00 11.29
Approach LOS A A B
d_|, intersection Delay [s/veh] 1.26
Intersection LOS B
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Intersection Level Of Service Report

Intersection 3: Mountian St/Washington St

Control Type: Ali-way stop Delay (sec / veh). 10.1
Analysis Method: HCM 2010 Level Of Service: B
Analysis Period: 15 minutes
Intersection Setup
Name Mountian St Mountain St Washington St Washington St
Approach Northbound Southbound Eastbound Westbound
Lane Configuration + FI" "l" +
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk No Yes Yes Yes
Volumes
Name Mountian St Mountain St Washington St Washington St
Base Volume Input [veh/h] 5 80 9 42 128 26 22 41 4 12 74 50
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 0.00 0.00 0.00 0.00 0.00 0.00 5.56 0.00 0.00 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 8 8 0 9 5 6 4 17 5 0 28 14
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 13 88 9 51 133 32 26 58 9 12 102 64
Peak Hour Factor 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000 | 0.8000
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 4 28 3 16 42 10 8 18 3 4 32 20
Total Analysis Volume [veh/h] 16 110 11 64 166 40 33 73 11 16 128 80
Pedestrian Volume [ped/h] 0 0 0
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Intersection Settings

Lanes

Movement, Approach, & Intersection Resuits

95th-Percentile Queue Length [veh] 0.72 1.72 0.62 1.29
95th-Percentile Queue Length [ft] 18.08 42.88 15.48 32.24
Approach Delay [s/veh] 9.39 10.82 9.40 10.07
Approach LOS A B A B
Intersection Delay [s/veh] 10.11
intersection LOS B

78




Generated with VISTRO

Version 4.00-03

Intersection Level Of Service Report
Intersection 4: N Ormsby Blvd/Washington St

Control Type: Two-way stop Delay (sec/ veh): 10.8
Analysis Method: HCM 2010 Level Of Service: B
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.067

Intersection Setup
Name N Ormsby N Ormsby Washington St
Approach Northbound Southbound Westbound
Lane Configuration "’ FI T
Turning Movement Thru Right Left Thru Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0] 0 1] 0 0
Pocket Length [ft] 100.00 100.00 100.00 100.00 100.00 100,00
Speed [mph] 35.00 35.00 25.00
Grade [%) 0.00 0.00 0.00
Crosswalk No No No
Volumes
Name N Ormsby N Ormsby Washington St
Base Volume Input [veh/h) 51 7 23 44 34 44
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 244 2.11 1.96 1.56 0.00 244
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 1] 0 0 0 0
Site-Generated Trips [veh/h] 11 3 12 7 2 20
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0
Total Hourly Volume [veh/h] 62 10 35 51 36 64
Peak Hour Factor 0.7500 0.7500 0.7500 0.7500 0.7500 0.7500
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 21 3 12 17 12 21
Total Analysis Volume [veh/h] 83 13 47 68 48 85
Pedestrian Volume [ped/h] 0 0 0
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Intersection Settings

Priority Scheme Free Free Stop
Flared Lane No
Storage Area [veh] 0 0 0
Two-Stage Gap Acceptance No
Number of Storage Spaces in Median 0 0 0
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0,00 0.00 0.03 0.00 0.07 0.09
d_M, Delay for Movement [s/veh] 0.00 0.00 7.48 0.00 10.79 9.49
Movement LOS A A A A B A
95th-Percentile Queue Length [veh] 0.00 0.00 0.25 0.25 0.55 0.55
95th-Percentile Queue Length [ft] 0.00 0.00 6.23 6.23 13.66 13.66
d_A, Approach Delay [s/veh] 0.00 3.06 9.86
Approach LOS A A A
d_1, intersection Delay [s/veh] 4.87
Intersection LOS B
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Intersection Level Of Service Report
Intersection 5: N Ormsby Blvd/West Dwy 1

Control Type: Two-way stop Delay (sec / veh): 9.8
Analysis Method: HCM 2010 Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.005
Intersection Setup
Name N Ormsby N Ormsby West Dwy
Approach Northbound Southbound Eastbound
Lane Configuration '1 I" "1"
Turning Movement Left Thru Thru Right Left Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft] 100.00 100.00 100.00 100.00 100.00 100.00
Speed [mph] 30.00 35.00 25.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name N Ormsby N Ormsby West Dwy
Base Volume Input [veh/h] 0 95 67 0 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 0.00 1.63 1.74 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 14 6 8 6 4 9
Diverted Trips [veh/h] 0 0 0 0 0
Pass-by Trips [veh/h) 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0
Total Hourly Volume [veh/h] 14 101 75 6 4 9
Peak Hour Factor 0.9200 0.9200 0.9200 0.9200 0.9200 0.9200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 4 27 20 2 1 2
Total Analysis Volume [veh/h] 15 110 82 7 4 10
Pedestrian Volume [ped/h] 0 0 0
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Intersection Settings

Priority Scheme Free Free Stop
Flared Lane No
Storage Area [veh] 0 0 0
Two-Stage Gap Acceptance No
Number of Storage Spaces in Median 0 0 0
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0.01 0.00 0.00 0.00 0.01 0.01
d_M, Delay for Movement [s/veh] 7.39 0.00 0.00 0.00 9.81 8.74
Movement LOS A A A A A A
95th-Percentile Queue Length [veh] 0.27 0.27 0.00 0.00 0.05 0.05
95th-Percentile Queue Length [ft] 6.71 6.71 0.00 0.00 1.18 1.18
d_A, Approach Delay [s/veh] 0.89 0.00 9.04
Approach LOS A A A
d_|, Intersection Delay [s/veh] 1.04
Intersection LOS A
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Intersection Level Of Service Report
Intersection 6: N Ormsby Blvd/East Dwy 2

Control Type: Two-way stop Delay (sec/ veh): 9.6
Analysis Method: HCM 2010 Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (vic): 0.003
Intersection Setup
Name N Ormsby N Ormsby East Dwy 2
Approach Northbound Southbound Westbound
Lane Configuration ]-b c-l T
Turning Movement Thru Right Left Thru Left Right
Lane Width [ft]} 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 35.00 35.00 25.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name N Ormsby N Ormsby East Dwy 2
Base Volume Input [veh/h} 95 0 0 67 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%)] 1.63 0.00 0.00 1.74 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 7 3 5 12 2 3
Diverted Trips [veh/h] 0 0 0 0 1]
Pass-by Trips [veh/h] 0 0 0 0 0
Existing Site Adjustment Volume [veh/h} 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0
Total Hourly Volume [veh/h] 102 3 5 79 2 3
Peak Hour Factor 0.9200 0.9200 0.9200 0.9200 0.9200 0.9200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 28 1 1 21 1 1
Total Analysis Volume [veh/h] 111 3 5 86 2 3
Pedestrian Volume [ped/h] 0 0 0
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Intersection Settings

Priority Scheme Free Free Stop
Flared Lane No
Storage Area [veh] 0 0 0
Two-Stage Gap Acceptance No
Number of Storage Spaces in Median 0 0 0
Movement, Approach, & Intersection Results
V/C, Movement V/C Ratio 0,00 0.00 0.00 0.00 0.00 0.00
d_M, Delay for Movement [s/veh] 0.00 0.00 7.43 0.00 9.63 8.83
Movement LOS A A A A A A
95th-Percentile Queue Length [veh] 0.00 0.00 0.20 0.20 0.02 0.02
95th-Percentile Queue Length [ft] 0.00 0.00 4.88 4.88 0.43 0.43
d_A, Approach Delay [s/veh] 0.00 0.41 9.15
Approach LOS A A A
d_|, Intersection Delay [s/veh] 0.39
Intersection LOS A
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Intersection Level Of Service Report
Intersection 9: N Ormsby Blvd/West Dwy 2

Control Type: Two-way stop Delay (sec / veh): 9.9
Analysis Method: HCM 2010 Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.005

Intersection Setup
Name N Ormsby N Ormsby West Dwy 2
Approach Northbound Southbound Eastbound
Lane Configuration ‘1 I" ‘1'*
Turning Movement Left Thru Thru Right Left Right
Lane Width [f] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft] 100.00 100.00 100.00 100.00 100.00 100.00
Speed [mph] 35.00 30.00 30.00
Grade [%] 0.00 0.00 0.00
Crosswalk Yes Yes Yes
Volumes
Name N Ormmsby N Ormsby West Dwy 2
Base Volume Input [veh/h] 0 95 67 0 0 0
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 2.00 2.00 2.00 2.00 2.00 2.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0 0 0
Site-Generated Trips [veh/h] 14 17 10 6 4 9
Diverted Trips [veh/h] 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0
Total Hourly Volume [veh/h] 14 112 77 6 4 9
Peak Hour Factor 0.9200 0.9200 0.9200 0.9200 0.9200 0.9200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 4 30 21 2 1 2
Total Analysis Volume [veh/h] 15 122 84 7 4 10
Pedestrian Volume [ped/h] 0 0 0

85




Generated with VISTRO

Version 4.00-03

Intersection Settings

Priority Scheme Free Free Stop
Flared Lane No
Storage Area [veh] 0 0 0
Two-Stage Gap Acceptance No
Number of Storage Spaces in Median 0 0 0
Movement, Approach, & Intersection Results
VIC, Movement V/C Ratio 0.01 0.00 0.00 0.00 0.01 0.01
d_M, Delay for Movement [s/veh] 742 0.00 0.00 0.00 9.92 8.77
Movement LOS A A A A A A
95th-Percentile Queue Length [veh] 0.30 0.30 0.00 0.00 0.05 0.05
95th-Percentile Queue Length [ft] 7.50 7.50 0.00 0.00 1.20 1.20
d_A, Approach Delay [s/veh] 0.81 0.00 9.10
Approach LOS A A A
d_|, Intersection Delay [s/veh] 0.99
Intersection LOS A
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Intersection Level Of Service Report
Intersection 17: Washington St/Lexington Ave

Control Type: Two-way stop Delay (sec / veh): 9.7
Analysis Method: HCM 2010 Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (vic): 0.028

Intersection Setup
Name Lexington Ave Washington St Washington St
Approach Southbound Eastbound Westbound
Lane Configuration T’ "' |"'
Turning Movement Left Right Left Thru Thru Right
Lane Width [ft] 12.00 12.00 12.00 12.00 12.00 12.00
No. of Lanes in Pocket 0 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00
Grade [%) 0.00 0.00 0.00
Crosswalk Yes No No
Volumes
Name Lexington Ave Washington St Washington St
Base Volume Input [veh/h] 4 1 4 27 74 4
Base Volume Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Heavy Vehicles Percentage [%] 0.00 0.00 0.00 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h] 0 0 0 0] 0 0
Site-Generated Trips [veh/h] 14 2 3 12 20 22
Diverted Trips [veh/h] 0 0 0
Pass-by Trips [veh/h] 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0
Other Volume [veh/h] 0 0 0 0 0
Total Hourly Volume [veh/h] 18 3 7 39 94 26
Peak Hour Factor 0.8200 0.8200 0.8200 0.8200 0.8200 0.8200
Other Adjustment Factor 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000
Total 15-Minute Volume [veh/h] 5 1 2 12 29 8
Total Analysis Volume [veh/h] 22 4 9 48 115 32
Pedestrian Volume [ped/h) 0

87




Generated with VISTRO

Version 4.00-03

Intersection Settings

Priority Scheme Stop Free Free
Flared Lane No
Storage Area [veh] 0 0 0
Two-Stage Gap Acceptance No
Number of Storage Spaces in Median 0 0 0
Movement, Approach, & Intersection Results
VIC, Movement V/C Ratio 0.03 0.00 0.01 0.00 0.00 0.00
d_M, Delay for Movement [s/veh] 9.70 9.04 7.50 0.00 0.00 0.00
Movement LOS A A A A A A
95th-Percentile Queue Length [veh] 0.10 0.10 0.12 0.12 0.00 0.00
95th-Percentile Queue Length [ft] 249 248 3.07 3.07 0.00 0.00
d_A, Approach Delay [s/veh] 9.60 1.18 0.00
Approach LOS A A A
d_lI, Intersection Delay [s/veh) 1.38
Intersection LOS A

88




Generated with VISTRO

Version 4.00-03

Intersection Level Of Service Report
Intersection 18: Long St/Bolero Dr

Control Type: Two-way stop Delay (sec / veh): 94
Analysis Method: HCM 2010 Level Of Service: A
Analysis Period: 15 minutes Volume to Capacity (v/c): 0.000
Intersection Setup
Name Bolero Dr Bolero Dr Long St Long St
Approach Northbound Southbound Northeasthound Southwestbound
Lane Configuration r 4| l. 1\
Turning Movement Left Thru Right Left Thru Right Left Thru Right Left Thru Right
Lane Width [ft] 12.00 | 12.00 | 12.00 | 12.00 12.00 | 12.00 | 12.00 | 12.00 | 12.00
No. of Lanes in Pocket 0 0 0 0 0
Pocket Length [ft]
Speed [mph] 25.00 25.00 25.00 25.00
Grade [%] 0.00 0.00 0.00 0.00
Crosswalk Yes Yes Yes Yes
Volumes
Name Bolero Dr Bolero Dr Long St Long St
Base Volume Input [veh/h] 0 3 4 0 0 0 5 0 8
Base Volume Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Heavy Vehicles Percentage [%] 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
Growth Rate 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
In-Process Volume [veh/h) 0 0 0 0 0 0 0 0 0
Site-Generated Trips [veh/h] 0 10 0 0 0 0 16 0 0
Diverted Trips [veh/h] 0 0 0 0 0 0 0 0
Pass-by Trips [veh/h] 0 0 ] 0 0 0 0 0
Existing Site Adjustment Volume [veh/h] 0 0 0 0 0 0 0
Other Volume [veh/h] 0 0 0 0 0 0 0
Total Hourly Volume [veh/h] 0 13 4 0 0 0 21 0 8
Peak Hour Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Other Adjustment Factor 1.0000 | 1.0000 | 1.0000 | 1.0000 1.0000 | 1.0000 | 1.0000 | 1.0000 | 1.0000
Total 15-Minute Volume [veh/h] 0 3 1 0 0 0 5 0 2
Total Analysis Volume fveh/h] 0 13 4 0 0 0 21 0 8
Pedestrian Volume [ped/h] 0 0 0 0
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Intersection Settings

Priority Scheme Stop Stop Free Free
Flared Lane No
Storage Area [veh] 0 0 0 0
Two-Stage Gap Acceptance No No
Number of Storage Spaces in Median 0 0 0 0
Movement, Approach, & Intersection Resulits
VIC, Movement V/C Ratio 0.00 0.00 0.01 0.00 0.00 0.00 0.00 0.00 0.00 0.01 0.00 0.00
d_M, Delay for Movement [s/veh] 0.00 9.35 8.34 8.88 9.31 0.00 0.00 0.00 0.00 7.23 0.00 0.00
Movement LOS A A A A A A A A A
95th-Percentile Queue Length [veh] 0.00 0.04 0.04 0.01 0.01 0.00 0.00 0.00 0.00 0.05 0.05 0.05
95th-Percentile Queue Length [ft] 0.00 0.90 0.90 0.32 0.32 0.00 0.00 0.00 0.00 1.35 1.35 1.35
d_A, Approach Delay [s/veh] 8.34 8.88 0.00 5.23
Approach LOS A A A A
d_|, Intersection Delay [s/veh] 6.43

Intersection LOS
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GEOTECHNICAL INVESTIGATION REPORT
for

THE VINTAGE AT KING’'S CANYON
CARSON CITY, NEVADA

INTRODUCTION

Submitted herewith are the results of Lumos and Associates, Inc. (Lumos) geotechnical
investigation for the proposed Vintage at King’s Canyon project to be located in Carson
City, Nevada. North Ormsby Boulevard bisects the site. The western portion of the site
(approximately 25 acres in size) is located in the northwest quarter of section 18,
township 15 north, range 20 east and is bounded by residential developments to the
north and west, agricultural fields to the south, and North Ormsby Boulevard to the
east. The eastern portion of the site (approximately 50 acres in size) is located in the
north half of section 18 and the south half of section 7, township 15 north, range 20
east and is partially bounded by residential developments and agricultural fields to the
north and south, is bounded on the west by North Ormsby Boulevard, and is bounded
on the east by Mountain Street (refer to Plate 1).

It is our understanding that the proposed project will consist of one to two story houses
with conventional foundations, Portland cement concrete improvements (sidewalks,
curbs, and gutters), and asphalt concrete roadways. Additionally, we understand an
office/medical complex has been proposed on the eastern portion of the site
(approximately 9 acres in size) along Mountain Street. Structural loads for the
residential portion of the project have been assumed not to exceed 1 to 2 kips per lineal
foot and 6 to 8 kips for continuous wall and isolated column loads, respectively.
Structural loads for the office/medical buildings have been assumed not to exceed three
(3) to four (4) kips per lineal foot and 25 to 30 kips for continuous-wall and isolated-
column loads, respectively. We have assumed that final grades at the site will be within
five (5) feet from the existing grades.
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The purpose of our investigation was to characterize the site geology and soil
conditions, describe the native soils and determine their engineering properties as they
relate to the proposed construction. The investigation was also intended to identify
possible adverse geologic, soil, and/or water table conditions. However, this study did
not include an environmental assessment or an evaluation for soil and/or groundwater
contamination at the site. For your information, we have included, in Appendix E, the
State of Nevada EPA Map of Radon Zones.

This report concludes with recommendations for site grading, foundations, footing area
preparation, slope stability, utility installation, asphalt concrete, and Portland cement
concrete. In addition, information such as logs of all exploratory borings, laboratory test
data, allowable soil bearing capacities, estimated total and differential settlements
based on static and dynamic loads, lateral earth pressures, and International Building
Code (IBC) seismic site class designation are provided in this report.

The recommendations contained herein have been prepared based on our understanding
of the proposed construction, as outlined above. Re-evaluation of the recommendations
presented in this report should be conducted after the final site grading and construction
plans are completed, if there are any variations from the assumptions described herein.

It is possible that subsurface discontinuities may exist between and beyond exploration
points. Such discontinuities are beyond the evaluation of the Engineer at this time. No
guarantee of the consistency of site geology and sub-surface conditions is implied or
intended.
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GEOLOGIC SETTING

Carson City is at the extreme western portion of the Great Basin geomorphic province.
The Great Basin is characterized by internal drainage and large normal fault-bounded
valleys (grabens) separated by high mountain ranges (horst). The Sierra Nevada
province to the west is characterized by large granite masses that have been uplifted and
tilted a few degrees toward the west. Overlying the granites are older oceanic meta-
sedimentary rocks.

Specifically, the site is located near the western foothills of Eagle Valley. The surface
geology of the project area has been mapped as a Qal soil type by Dennis T. Trexler
(1977). The mapping indicates that pediment alluvial-fan deposits of Eagle Valley
underlie the site. They are yellowish-brown to gray, unbedded to poorly bedded, poorly
to moderately sorted, fine silty sand, sandy silt, granular muddy coarse sand, and minor
sandy gravel, underlies broad surfaces of low gradient. John W. Bell and Dennis T.
Trexler (1979) have also mapped this area as an area to experience the greatest severity
of shaking during earthquakes and possible severe liquefaction locally.
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SEISMIC CONSIDERATIONS

Carson City, similar to many areas of Nevada, is located near active faults, which are
capable of producing significant earthquakes. This area can be described as an area
that may experience major damage due to earthquakes having intensities of VII or
more when evaluated using the Modified Mercalli Intensity Scale of 1931 (Plate 3).

The Carson City area is located within the Sierra Nevada-Great Basin seismic belt and at
least four (4) major earthquakes with moment magnitudes greater than 6.0 (Plate 4)
have occurred historically within 15 miles of the site. The areas north and south of
Carson City have experienced a number of large earthquakes in the past, with a swarm
of large events during the single years 1868 and 1869. During these episodes, the
three (3) largest events were magnitudes 6.0, 6.1, and 6.7. The causative faults were
located approximately 4 to 15 miles southwest of the site within the Genoa Fault area.

According to the Carson City Quadrangle Earthquake Hazards Map by Trexler and Bell
(1979) a north/south trending fault is approximately 500-1000 feet north of the site (Plate
5). The fault is mapped as a Holocene, which is <12,000 years old, which is considered
potentially active. However, no active Holocene (<12,000 years) age faulting is known to
cross the site, nor has any direct evidence of on-site faulting been observed in the field
during the current investigation.

Ground shaking should be anticipated at the site and intensities should be governed by a
design earthquake occurring within a few miles of the site on faults belonging to the
Sierra Nevada — Great Basin seismic belt that crosses Carson City. For design purposes,
ground-shaking intensities should be based on a design earthquake occurring on the
Carson City or Genoa Fault Zones with a maximum credible earthquake of 7.5 in moment
magnitude.
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Liquefaction is the phenomena where more commonly loose saturated sands or silty
sands lose their shear strength when subjected to cyclic loading, and become unstable.
Large earthquakes, as described above, may provide that type of cyclic loading.
Liquefaction is most commonly associated with loose, saturated, relatively clean sands.
These conditions were not encountered during our investigation. During our field
investigation groundwater was encountered in the eastern portion of the site at a depth
of 22 and 23 feet (Borings 3 and 4 respectively). Other holes were explored to as deep
as 40 feet without encountering groundwater water. However, The Carson City
Quadrangle General Ground Water Map by Terry Katzer (1980) indicates the depth to
groundwater is at approximately 10 feet. Additionally, mottling, which indicates previous
groundwater presence, was observed in samples taken from 20 of the 24 borings at
depths of approximately 10 feet, or less.

2012 IBC Design: The mapped maximum considered earthquake spectral response
acceleration at short periods (Ss) is 2.377g corresponding to a 0.2 second spectral
response acceleration at five percent (5%) of critical damping and for a Site Class B
(IBC Figure 1613.3.1(1)). The mapped maximum considered earthquake spectral
response acceleration at a 1-second period (S1) is 0.875g corresponding to a 1.0 second
spectral response acceleration at five percent (5%) of critical damping and for a Site
Class B (IBC Figure 1613.3.1(2). According to section 1613.3.2, when the soil
properties are not known in sufficient detail to a depth of 100 feet, site Class D shall be
assumed. Therefore, the spectral response accelerations must be adjusted for Site
Class effects. The site coefficient for spectral response accelerations adjustment at short
periods (Fa) is 1.0 (IBC Table 1613.3.3(1)). The site class effect for spectral response
accelerations adjustment at 1-second periods (Fv) is 1.5 (IBC Table 1613.3.3(2)). The
maximum considered earthquake spectral response acceleration parameter for short
period (Sms) is 2.377g and for 1-second period (Smi) is 1.312g. This corresponds to
design spectral response acceleration parameters of 1.585g for short period (Sos) and
0.875¢ for 1-second period (Sp1).

It is emphasized that the above values are the minimum requirements intended to
maintain public safety during strong ground shaking. These minimum requirements are

meant to safeguard against loss of life and major structural failures, but are not intended
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to prevent damage or insure the functionality of the structure during and/or after a large
seismic event. Additionally, they do not protect against damage to non-structural
components or the contents of the building.

In conclusion, seismic concerns for this site are not unlike other sites in the Carson City
area. No evidence of active faulting was found on the site. However, due to the
proximity of the site to a humber of faults that are considered active, as noted above,
strong seismic shaking should be anticipated during the life of the proposed structures.
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SITE-SPECIFIC LIQUEFACTION EVALUATION

A simplified liquefaction evaluation was performed in accordance with the Geotechnical
Earthquake Engineering Reference Manual by Munfakh et. Al. (1998), Federal Highway
Administration Report No. FHWA-HI-99-012.

Data used for the liquefaction evaluation included log information Standard Penetration
(SPT) blow counts, unit weight of in-situ soils, depth to groundwater, Atterberg limits,
and percent fines (percent passing the #200 sieve). Calculations to evaluate
liquefaction included total vertical stress, effective vertical stress, effective confining
stress, normalized and standardized SPT blow counts, critical stress ratio induced by the
deign earthquake, corrected critical stress ratio resisting liquefaction, and the factor of
safety. Experience and engineering judgment were also exercised during our
evaluation. The following parameters were used as part of analysis:

Moment Magnitude: (Mw) = 7.5

The Peak Ground Acceleration (adjusted for site class effects) = 0.75g (PGAm)(ASCE7-10)
Unit Weight of Soil Above Groundwater = 115 pounds-per-cubic-foot

Unit Weight of Soil Below Groundwater = 55 pounds-per-cubic-foot
Groundwater Depth = 10 feet (from groundwater map)

The peak ground acceleration of 0.75g was determined utilizing an Fpga factor for a Site
Class D. Therefore, the critical stress ratio induced by the design earthquake was
calculated. The critical stress ratio at which liquefaction is expected to occur during a
M=7.5 earthquake was evaluated from the chart showing the relationship between
cyclic stress ratio causing liquefaction and corrected SPT blow counts, which shows the
liguefaction/no liquefaction for sand with fine content of 5, 15 and 35 percent. The
corrected critical stress ratio resisting liquefaction was calculated by multiplying the
critical stress ratio at which liquefaction is expected to occur times the magnitude
scaling factor (not necessary in this case). Finally, the factor of safety against
liquefaction was calculated by dividing the corrected critical stress resisting liquefaction
by the stress ratio induced by the design earthquake.
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Results of these analyses indicated that on-site soils between 10’ and 17.5’ (if the
groundwater table were to rise to the mapped level) meet the “Chinese Criteria” and
have a factor of safety less than one (1.1) against liquefaction; therefore, they are
considered potentially liquefiable if they become saturated (Martin and Lew, 1999). Our
calculations indicate that between 1 and 1%z inches of settlement (total and differential)
induced by liquefaction is possible. This settlement does not include the potential
settlement caused by static loading of the future structure and fill. We, therefore,
recommend that structures are designed with this settlement in mind. If requested,
Lumos can provide alternative foundation design parameters for deep foundations, such
as drilled piers, to mitigate against potential liquefaction. A mat foundation, such as a
post tensioned slab, may also be an option to mitigate against the effects of settlements
associated with the potential liquefaction.
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SITE CONDITIONS AND FIELD EXPLORATION

At the time of our investigation the site was in use as grazing pastures. The vegetation
generally consists of thick grasses. The site generally slopes downward from west to
east.

Field exploration included a site reconnaissance and subsurface soil-exploration. During
the site reconnaissance, surface conditions were noted and the locations of the
exploratory boring were determined. They were located using survey techniques.
Locations and elevations of the exploratory borings should be considered accurate only
to the degree implied by the method used.

Twenty-four (24) exploratory borings were excavated to a maximum depth of 41.5 feet
below-ground-surface (bgs). The approximate locations of the exploratory borings
within the site are shown on Plate 2. The subsurface soils were continuously logged
and visually classified in the field by our Geotechnician in accordance with the Unified
Soil Classification System. Representative bulk soil samples were collected within the
upper five (5) feet. Standard Penetration Testing (SPT) split spoon samples and
modified California samples were collected at 2.5 and five (5) foot intervals within the
exploratory borings. All the samples, subsequently, were transported to our Carson City
and Reno geotechnical laboratories for testing and analysis.

The native subsurface soils consisted generally of loose to medium dense silty sands
and clayey sands in the upper five (5) feet, and relatively dense silty sands and clayey
sands below five (5) feet. Layers of silts and clays were encountered in a handful of
the borings throughout the site.

Groundwater was encountered at the time of our field investigation in Borings 3 and 4
at 22 and 23 feet bgs respectively. However, seasonal groundwater (water table)
fluctuations should be anticipated at the site. According to the groundwater map, the
approximate depth to groundwater is 10 feet. Many of the samples collected from a
majority of borings had mottling, which could indicate groundwater conditions at some
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point in time. The depth of Boring 9 was 25 feet bgs, however, no water was
encountered. Deeper holes were drilled, heading west, to as deep as 40 feet, and no
groundwater was encountered in those holes.

FIELD AND LABORATORY TEST DATA

Field and laboratory data was developed from samples taken and tests conducted
during the field exploration and laboratory phases of this project. The borings were
advanced utilizing a Jeff Co Speedstar 15 drill rig. Representative bulk soil samples
were collected within the upper five (5) feet. Standard Penetration Testing (SPT) split
spoon samples and modified California samples were collected at 2.5 and five (5) foot
intervals within the exploratory borings. The samplers were driven utilizing a 140
pound hammer free falling 30 inches.

Laboratory tests performed on representative samples included sieve analysis, Atterberg
Limits, modified proctor, R-value, direct shear, expansion index, soluble sulfates, pH
value, and resistivity. Much of this data is displayed on the "logs" of the exploratory
borings to facilitate correlation. Field descriptions presented on the logs have been
modified, where appropriate, to reflect laboratory test results. The logs of the
exploratory borings are included in Appendix A of this report as Plates A-1 through A-
24. Plate A-25 describes the various symbols and nomenclature shown on the logs.

Individual laboratory test results are presented in Appendix B as Plates B-1 through B-6.
Laboratory testing was performed per ASTM standards, except when test procedures
are briefly described and no ASTM standard is specifically referenced in the report.
Atterberg limits were determined using the dry method of preparation (Plate B-2).
Special testing conducted for this project is described below.

Analytical Testing: Silver State Analytical Laboratories, Reno, Nevada, conducted this
testing. The testing included pH value, resistivity and soluble sulfates. Test results are
included (on Silver State letterhead) in Plates B-6.
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The soil samples obtained during this investigation will be held in our laboratory for 30
days from the date of this report. The samples may be retained longer at an additional
cost to the client or obtained from this office upon request.

DISCUSSION AND RECOMMENDATIONS

General

From a geotechnical viewpoint, the site is considered suitable for the proposed
improvements when prepared as recommended herein.

The following recommendations are based upon the construction and our understanding
of this project, as outlined in the introduction of this report. If changes in the
construction are proposed, they should be presented to the Lumos Geotechnical
Department, so that these recommendations can be reviewed and modified in writing,
as necessary. As a minimum, final construction drawings should be submitted to the
Lumos Geotechnical Department for review prior to actual construction and verification
that our geotechnical designh recommendations have been implemented.

General Site Grading

Prior to placement of fill and/or the proposed improvements, the areas to receive fill
and/or improvements shall be cleared and grubbed. Clearing and grubbing is
anticipated to be as much as 12 inches or more where thicker vegetation/roots are
present.

Root- or organic-laden soils encountered during excavations, should be stockpiled in a
designated area on site for later use in landscaping, or removed off site as directed by
the owner. Excavated soils free from any organics, debris or otherwise unsuitable
material and with particles no larger than three (3) inches in maximum dimension may
be stockpiled and moisture conditioned for later use as compacted fill provided it meets
the criteria for acceptable fill soils. Many of the site soils shall be considered “fine
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grained” (for the purposes of this report “fine grained” is defined as soils with greater
than or equal to 30% passing the #200 sieve). Site “fine grained” soils are not suitable
to provide direct foundation support. The onsite soils maybe utilized as common fill,
which is defined as fill outside of structural zones, provided they meet the requirements
of common fill. Structural fill must be placed in structural zones.

The onsite clayey sands, clays, and silts (“fine grained” soils) will not meet the
requirements of structural fill and shall be overexcavated a minimum of 18 inches below
footings. This is due to the potential volume change and/or relatively weak nature of
the site “fine grained” soils. Additionally, this is recommended due to the relatively low
SPT blow counts observed in the upper five (5) feet of the exploratory borings. This
indicates a low relative compaction and increases the potential for settlement induced
by structural loading. Removals shall extend horizontally beyond the edge of all
foundations a minimum of 18 inches, and then replaced with 18 inches of properly
prepared and compacted structural fill as mentioned later in the report. We recommend
potholing be done during construction to insure the minimum separation requirement is
met.

All Surfaces to receive fill and/or improvements should be observed and approved by a
Lumos representative prior to placement of fill. The surfaces shall be scarified to a
minimum depth of twelve (12) inches, moisture conditioned to at least optimum moisture
content, and re-compacted to at least ninety percent (90%) of the ASTM D1557 standard.
Upon re-compaction and prior to placing any fill or aggregate base, the re-compacted
surface should be proof-rolled to identify any possible yielding surfaces. Proof-rolling
should be conducted with a heavy rubber-tire loader with a fully loaded bucket, or a
fully loaded water truck, and observed and approved by a Lumos representative.
Yielding (pumping) surfaces shall be stabilized to the satisfaction of the Geotechnical
Engineer. Material should not be placed, spread or compacted while the ground is frozen
or during unfavorable weather conditions. When site grading is interrupted by heavy rain
or snow, grading or fill operations should not resume until a Lumos representative
approves the moisture content and density conditions of the subgrade or previously
placed fill.
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Unstable conditions due to yielding and/or pumping soils may be encountered on site.
Native soils may yield or pump under heavy equipment loads or where vibratory
equipment draws up water. If yielding or pumping conditions are encountered, the
soils should be scarified in place, allowed to dry as necessary and re-compacted, where
applicable. Alternatively, the unsuitable or saturated soil should be removed, the
exposed surface leveled and compacted/tamped as much as practical without causing
further pumping, and covered (including the sides) with geotextile stabilizing fabric
(Mirafi HP370 or other equivalent). The fabric should then be covered with at least 12
inches of 4- to 8-inch angular rock fill with enough fines to fill the inter-rock pore
spaces. Placement should be by end dumping. No traffic or other action should be
allowed over the fabric, which may cause it to deflect/deform prior to cobble placement.
Test sections should be used to determine the minimum thickness and/or number of
layers required for stabilization.

Stabilization should be evaluated by proof-rolling standards commensurate with the
equipment used, and approved by a Lumos representative. The placement of the
stabilizing rock-fill may require additional over-excavation to maintain appropriate
grading elevations. A filter fabric (Mirafi 180N or equal) should also be placed over the
cobble rock fill to prevent piping of fines from covering soils into the stabilizing rock
matrix.

Acceptable structural fill soils to be used for this project should consist of non-expansive
material (LL less than 35 and/or a PI less than 12, and/or an Expansion Index less than
20), and should be free of contaminants, organics (less than two percent (2%)), rubble,
or natural rock larger than three (3) inches in largest dimension. The soluble sulfate
content shall be less than 0.1% and the R-Value shall be a minimum of 30. Any import
soils should be tested and approved prior to being placed or delivered on-site (seven (7)
day advanced notice). Structural fill soils shall also meet the following gradation
requirements (next page):
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TABLE 1

STRUCTURAL FILL GRADATION
Sieve Size % Passing
3" 100
3/4” 70 - 100
#40 15 - 65
#200 10-25

Soils not meeting all of the above requirements may be approved for use as structural
fill at the discretion of the Geotechnical Engineer. Soils not approved for use as
structural fill may be used as common fill, if approved by the Geotechnical Engineer,
and placed outside of structural zones, which is defined as zones within 18 inches,
laterally and vertically, of building foundations. Common fill shall have 100% passing
the 3" sieve, a maximum of 50% passing the #200 sieve, LL less than 45, PI less than
25, and an EI less than 50. Common fill should be placed only on properly compacted
sub-grade or on properly compacted fill in lifts not exceeding eight (8) inches in loose
thickness, moisture conditioned to at least optimum moisture content, and compacted
to at least ninety percent (90%) relative compaction, as determined by the ASTM
D1557 standard. Structural fill, fill within 18 inches of building foundations, shall be
placed in eight (8) inch loose lifts, moisture conditioned to within two percent (2%) of
optimum, and compacted to a minimum of 95% of the ASTM D1557 Standard. It is
anticipated that site soils encountered during grading will meet the requirements for
common fill, but not for structural fill. Therefore, structural fill material will need to be
imported. If fill is to be placed on a slope greater than 5:1, the slope shall be benched
at least the width of the equipment being used to prevent the migration of fill soils

down slope.

Landscaped areas should be cleared of all organic and objectionable material such as
wood, root stumps, etc., if any. In cut areas, no other work is necessary except
grading to proper elevation and drainage conditions. In landscape fill areas, fill should
be placed in loose lifts not exceeding eight (8) inches, moisture conditioned to at least
optimum moisture, and compacted to at least ninety percent (90%) relative compaction

to prevent erosion.
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A representative of Lumos should be present during all site clearing, excavation
removals, and grading operations to ensure that any unforeseen or concealed
conditions within the site are identified and properly mitigated, and to test and observe
earthwork construction. This testing and observation is an integral part of our services
as acceptance of earthwork construction and is dependent upon compaction and
stability of the subgrade soils. The soils engineer may reject any material that does not
meet acceptable fill, compaction, and stability requirements. Further, recommendations
in this report are provided upon the assumption that earthwork construction will
conform to recommendations set forth in this section of the report.
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FOUNDATION DESIGN CRITERIA

Conventional spread footings founded on 18 inches of properly prepared structural fill and
underlain by properly prepared subgrade/common fill soils may be used to support the
proposed building foundations within the project site.

Spread footings: Footings should have a minimum embedment of 24 inches below
lowest adjacent grade for frost protection. Footings founded on 18 inches of properly
prepared structural fill underlain by properly prepared subgrade/common fill soils may be
designed for a net allowable bearing pressure of 2,000 pounds-per-square-foot (psf).

Footing Settlements: The maximum anticipated settlements, caused by static loading,
for continuous or isolated footings bearing on 18 inches of properly prepared structural fill
and underlain by properly prepared subgrade/common fill soils and designed for a 2,000
psf bearing pressure is estimated at three-quarters (34) of an inch or less. Differential
settlements are generally expected to be half of the total settlements. Settlements in
granular soils are primarily expected to occur shortly after dead and sustained live loads
are applied. Settlements in clay soils occur over a longer period of time. If settlements
due to liquefaction are also considered, total settlement, due to static and dynamic
loading, is anticipated to be approximately two (2) inches. Keep in mind, the
groundwater level would have to rise to the mapped level, which is 10 feet below existing
ground, for the anticipated settlements, due to liquefaction, to be possible.

Lateral Loading: Resistance to lateral loads can be provided by friction acting at the base
of foundations and by lateral earth resistance. A coefficient of friction of 0.40 may be
assumed at the base of footings bearing on structural fill soils. An allowable passive earth
resistance of 250 psf per foot of depth starting six (6) inches below lowest adjacent grade
may be used for the sides of footings poured against properly compacted structural fill.
Passive resistance should not exceed 2,000 psf. The at-rest lateral pressure can be
calculated utilizing an equivalent fluid pressure of 40 pcf.
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Dynamic Factors: Vertical and lateral bearing values indicated above are for total dead-
load and frequently applied live loads. If normal code requirements are applied for
design, the above vertical bearing values may be increased by thirty-three percent
(33%) for short duration loading due to wind or seismic forces. The additional Dynamic
Lateral earth pressure can be calculated utilizing the following equation.

Dynamic Lateral Force = 42H2K,
H = height of wall
Kn = Horizontal Acceleration (which is 0.75 g per ASCE 7-10)

This force should be assumed to act at a height of 0.6H above the bottom of the wall.
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RETAINING WALLS

Retaining structures over three (3) feet in height, if used, will require local code
compliance and engineered based on parameters described in this section of the report.
Retaining structures should be designed to resist the appropriate lateral earth pressures.
Cantilevered walls, which are able to deflect at least 0.01 radians, can be designed using
an equivalent fluid (backfill) unit weight of 40 pounds-per-cubic-foot (pcf). However, if
the wall is fixed against rotation, the wall should be designed using an equivalent fluid
(backfill) unit weight of 60 pcf. These design parameters are based upon the assumption
that walls will retain only level backfill and no hydrostatic pressure will be present. Any
other surcharge pressures should be added to the above recommended lateral earth
pressures. Retaining walls should be backfilled with free draining granular material that
extends vertically to the bottom of the stem and laterally at least six (6) inches beyond
the face of the stem (wall) and wrapped with a Mirafi 180 N or equivalent non-woven
filter fabric. Weep holes should be provided on the walls at regular intervals, or a slotted
drainpipe placed at the bottom of the wall (bottom of granular material) to relieve any
possible build-up of hydrostatic pressure. Backfill material within two (2) feet of the wall
should be compacted with hand-held equipment only, and to at least 90% of the
maximum ASTM D1557 standard.
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BS May-16 Page 18 of 26

110



CONCRETE SLAB DESIGN

Interior structural concrete slabs should be underlain with at least six (6) inches of Type
2, Class B Aggregate Base, compacted to a minimum of ninety-five percent (95%) relative
compaction, as determined by the ASTM D1557 Standard, and supported on 18 inches of
properly compacted structural fill and underlain by properly prepared subgrade/common
fill soils. We recommend the aggregate base be placed after utility trenches are
excavated and backfilled. A vapor barrier should be provided for all interior concrete slabs
where floor moisture is undesirable. The vapor barrier shall meet the requirements of
ASTM E1745, Class A, and be at least ten (10) mils thick. The vapor barrier shall be
installed per the manufacturer’s recommendations

Slab thickness design should be based on a Modulus of Subgrade Reaction equal to two-
hundred (200) pounds-per-cubic-inch (pci) for construction on 18 inches of properly
compacted structural fill. Reinforcement of concrete slabs should be as specified by the
Project Structural Engineer.

Exterior concrete improvements (sidewalks, curbs, gutter, etc.) should be underlain with
at least six (6) inches of Type 2, Class B aggregate base and at least 12 inches of properly
prepared subgrade soils. All subgrade and fill should be prepared and placed as described
in the grading section of this report, while the aggregate base material should be
compacted to at least ninety-five percent (95%) relative compaction as determined by the
ASTM D1557 standard.

L:\LAProj\8947.000 - The Vintage at Kings Canyon\Geotechnical\Vintage Kings Canyon.doc Lumos & Associates, Inc.
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PAVEMENT DESIGN

Subgrade soils in areas to be paved shall be scarified in place to a depth of at least 12
inches, moisture conditioned to at least optimum moisture content, and compacted to at
least ninety percent (90%) of the laboratory maximum dry density determined by the
ASTM D1557 standard. Pavement structural section for the asphalt concrete utilizing an
R-value of 21 (laboratory test results) is provided in Table 2, “Recommended Asphalt
Pavement Sections”. A Traffic Index (TI) value of 5.0 was utilized for design. Prior to
placement of aggregate base, we recommend roadway subgrade soils be proof rolled
utilizing a loader with a full bucket, or a fully loaded 10 wheel water truck. Observed
pumping and/or yielding subgrade soils located during the proof rolling, shall be
stabilized to the satisfaction of the Geotechnical Engineer. Aggregate base should
consist of Type 2, Class B material and meet the requirements of the Standard
Specifications for Public Works Construction (SPPWC). Aggregate base material should
be moisture conditioned to within two percent (2%) of optimum and compacted to at
least ninety-five percent (95%) of the laboratory maximum density, as determined by
the ASTM D1557 standard.

TABLE 2
RECOMMENDED ASPHALT PAVEMENT SECTIONS

Pavement Minimum Minimum Properly Prepared
Area Asphalt Pavement | Aggregate Base Subgrade Soils
TI =5 a1 8” 12"

See Appendix C for Test Results and Calculations

In all areas of the project, asphalt concrete should consist of PG64-28NV, and Type 3
asphalt aggregate per the “Orange Book" standards. We recommend a 50-blow
Marshall mix that targets three percent (3%) air voids. Asphalt concrete, in any case,
should be compacted to between ninety-two percent (92%) and ninety-seven percent
(97%) of the Rice theoretical maximum density.

All mix designs for asphalt concrete should be submitted to the Geotechnical Engineer

for review and approval a minimum of seven (7) days prior to paving.
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CORROSION AND CHEMICAL ATTACK

On-site soils have a negligible water soluble sulfate content of less than 0.10%
(<0.01% actual). No specific type of cement is required for concrete in direct contact
with on-site soils, as required by the International Building Code. However, Type II
cement (meeting ASTM C150) is recommended for concrete in direct contact with on-
site soils.

All exterior concrete should have between 4.5 and 7.5 percent entrained air, a
maximum water-cement ratio of 0.45, and comply with all other ACI recommendations
for concrete placed in areas subject to freezing. A minimum compressive strength of
4,000 psi is recommended for all external concrete. All interior concrete should also be
placed pursuant to ACI recommendations.

Native soils have a pH of between 6.34 and 7.05 and have a resistivity of between
2,178 and 6,398 ohm-cm under saturated conditions. This indicates a corrosive
potential for ferrous metals in contact with these soils. Corrosion mitigation measures,
such as protective coatings, wrappings, and cathodic protection are therefore
recommended. If protective coatings are used, the type and quantity will depend on the
kind of steel and specific construction application. Steel and wire concrete reinforcement
cover of at least three (3) inches where cast against soil, unformed, is recommended.
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SLOPE STABILITY AND EROSION CONTROL

The results of our exploration and testing confirm that 2:1 (H:V) maximum slopes will
be stable for on-site materials both in cut and fill. All slopes shall incorporate a brow
ditch to direct surface drainage away from the slope face. Slopes steeper than 2:1 will
require stabilization, such as retaining walls.

The potential for dust generation is high at this project. Dust control will be mandatory
on this project in order to comply with air quality standards. The contractor shall be
responsible for submitting a dust control plan and securing any required permits.

Stabilization of all slopes and areas disturbed by construction will be required to prevent
erosion and to control dust. Stabilization may consist of rip-rap, revegetation, or dust
pallative, depending on the inclination of the slope.

In order to minimize storm water discharge from this site, best management practices
should be implemented.
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UTILITY EXCAVATIONS

On-site soils are anticipated to be excavatable with conventional construction
equipment. Compliance with OSHA regulations should be enforced for Type C soils.
Excavated soils will be suitable for backfill of utility trenches after screening any
oversize material and debris, are moisture conditioned to at least optimum moisture
content, placed in eight (8) inch maximum loose lifts, and compacted to a minimum of
ninety percent (90%) (ASTM D1557). However, on-site soils are not suitable for use
as, and do not meet the minimum requirements for, Class A bedding and should be
imported, where required.

MOISTURE PROTECTION, EROSION AND DRAINAGE

The finish surfaces around all structures should slope away from the building and
toward appropriate drop inlets or other surface drainage devices. It is recommended
that within ten (10) feet of the buildings a minimum slope of five percent (5%) be used
for soil subgrades and one percent (1%) be used for pavements. These grades should
be maintained for the life of the structures.

Landscaping and downspouts should be planned to prevent discharge adjacent to
buildings. Instead, water flow should be conveyed and re-routed to discharge areas
away from any improvements. Additionally, foundation drains should be utilized, due to
the potential for the groundwater table to rise to its mapped elevation (10 feet below
existing grade) and the fact that mottling was observed in many samples from a
majority of the borings at depths of 10 feet and less. Foundation drains may consist of
perforated pipe, wrapped with Geotextile filter fabric, located at an elevation of
approximately 1 foot below bottom of footing elevation and 1 foot laterally outside of
foundations, sloped to drain toward appropriate inlets.

Backfill adjacent to the proposed building perimeters should be properly compacted to
minimize water infiltration into the foundation soils.

L:\LAProj\8947.000 - The Vintage at Kings Canyon\Geotechnical\Vintage Kings Canyon.doc Lumos & Associates, Inc.
BS May-16 Page 23 of 26

115



CONSTRUCTION SPECIFICATIONS

All work on-site shall be governed by the latest edition of the International Building
Code (IBC) as accepted by Carson City, except where modified herein.

All work off-site shall be governed by the Standard Specifications and Standard Details
for Public Works Construction (SSPWC), as distributed by Carson City, except as
modified herein.
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LIMITATIONS

This report has been prepared in accordance with the currently accepted engineering
practices in Northern Nevada and Northern California. The analysis and
recommendations in this report are based upon exploration performed at the locations
shown on the site plan, the proposed improvements as described in the Introduction
section of this report and upon the property in its condition as of the date of this report.
Lumos makes no guarantee as to the continuity of conditions as subsurface variations
may occur between or beyond exploration points and over time. Any subsurface
variations encountered during construction should be immediately reported to Lumos so
that, if necessary, Lumos’ recommendations may be modified.

This report has been prepared for and provided directly to The Vintage at Kings Canyon,
LP ("The Client”), and any and all use of this report is expressly limited to the exclusive
use of the Client. The Client is responsible for determining who, if anyone, shall be
provided this report, including any designers and subcontractors whose work is related
to this project. Should the Client decide to provide this report to any other individual or
entity, Lumos shall not be held liable for any use by those individuals or entities to
whom this report is provided. The Client agrees to indemnify, defend and hold
harmless Lumos, its agents and employees from any claims resulting from unauthorized
users.

If this report is utilized in the preparation of an Engineer’'s Estimate of Probable
Construction Costs, then the preparer of the estimate acknowledges that the report
recommendations are based on the subsurface conditions found at the specific locations
investigated on site; that subsurface conditions may vary outside these locations; and
that no guaranty or warranty, express or implied, is made that the conditions
encountered are representative of the entire site. The preparer of the estimate agrees
to indemnify, defend and hold harmless Lumos & Associates, its agents and employees
from any and all claims, causes of action or liability arising from any claims resulting
from the use of the report in the preparation of an Engineer’s Cost Estimate.
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This report is not intended for, nor should be utilized for, bidding purposes. If it is
utilized for bidding purposes, Client acknowledges that the report recommendations are
based on the subsurface conditions found at the specific locations investigated on site;
that subsurface conditions may vary outside these locations; and that no guaranty or
warranty, express or implied, is made that the conditions encountered are
representative of the entire site. The Client agrees to indemnify, defend and hold
harmless Lumos & Associates, its agents and employees from any and all claims, causes
or action or liability arising from any claims resulting from the use of the report for
bidding purposes.

As explained above, subsurface variations may exist and as such, beyond the express
findings located in this report, no warranties express, or implied, are made by this
report. No affirmation of fact, including but not limited to statements regarding
suitability for use of performance shall be deemed to be a warranty or guaranty for any

purpose.

":l "’JI J( / l\

Lo K )

- § f
Bert Sexton, E.IL Mitch Burns, P.E.
Geotechnical Intern Construction Services Engineer
Lumos and Associates, Inc. Lumos and Associates, Inc.
L:\LAProj\8947.000 - The Vintage at Kings Canyon\Geotechnical\Vintage Kings Canyon.doc Lumos & Associates, Inc.

BS May-16 Page 26 of 361 8



References

American Society of Civil Engineers (ASCE), 2010 Minimum Design Loads for Buildings
and other Structures (ASCE/SE 7-10), Reston, Virginia

American Society for Testing and Materials (ASTM), 2015, Annual Book of ASTM
Standards, West Conshohocken

Federal Highway Administration (FHWA), 1998 Geotechnical Earthquake Engineering
(FHWA H1-99-012)

International Conference of Building Officials, 2012, International Building Code (IBC),
ICBO, Whittier, California

Katzer, Terry, 1980, Carson City Quadrangle General Ground Water Map
Nevada, Nevada Bureau of Mines and Geology, Reno, Nevada

Naval Facilities Engineering Command, 1986, Design Manual 7.01, Alexandria, Virginia
Naval Facilities Engineering Command, 1986, Design Manual 7.02, Alexandria, Virginia

Occupational Safety and Health Administration (OSHA), 1995, Occupational Safety and
Health Standards for the Construction Industry, Commerce Clearing House, Inc.

Trexler, Dennis T., 1977, Carson City Folio Geologic Map
Nevada, Nevada Bureau of Mines and Geology, Reno, Nevada

Trexler, Dennis T., and Bell, John W., 1979, Carson City Quadrangle Earthquake Hazards
Map, Nevada Bureau of Mines and Geology, Reno, Nevada

The United States Geology Survey. USGS.gov. Web., www.eqgdesign.cr.usgs.gov

Lumos and Associates, Inc.
L:\LAProj\8947.000 - The Vintage at Kings Canyon\Geotechnical\References.doc Refeteh€gs




= = T ENYELT &
2 o i
& [ Q & 8
5 2 & & &
& X < ) N o
: @< o \t"_, Qp(" v S
o T B L 3 & — SIS
3 3 g 3 S 5c0 S
Q o = : @ - s <
i 3 § S gt N
W Winnie Lin & S tdge Dr Carmine 4
=2 L]
Ly = > =
i 7 s Tl
2 = z any,, u
£ c %) ’//e e
= c o o O
£ z B Bath Sige, Beverly Dr 1580 ] {50
@ %
z =] Z 4RS!
g o« =z Gold Dust
7 & @ West-Carson City
r s @
/ pd 4 ;
“5 1 E William S\ \
= z g = Carson High School # E
T, Wwashfagton st P 111 R D
e % s 3 =S & Palo Verde Dr @
m ad = © o
L DLl o v |
2 2 = P
& 2
S
S 4F 039 W King St :
» Como St
At z i -
WSsthst 2 513) (17
= ) <
2 & ) » ©
gkl w ) D &5
PROJEGTE 5 L= "ot ¢ :
*o7 ! §
w = & =~ L
S, TE 2 g 7 Little Ln &5
> & G2 o
1 o]
<
50T Fairvie?
7 2 rs
(%]
A & 2 = 3
4 28 3 3
s 5 Colorado St o S
P 8 2
= : =x3

N

L‘ The Vintage at King's Canyon May 2016
NT.S.

.

LUMOS VICINITY MAP . 8947.000

& ABSOLIATES
800 E. COLLEGE PARKWAY
CARSON CITY, NEVADA 89706 = 1
PH. (775) B83-7077 FAX (775) 883-7114 Carson City Nevada




JIDPUYA

/.

S N W]

{ a\Valenc

- Y
_ M@ﬁlelte@r-

"B el
rahoesr

(98
; A |

¥y “lopaz-Pr-
e

’

—

.y'I

Yiorktown [

|

My o
unseteva

B

[ MountaindS

L.'"“'s

SR (o) ‘)/_;E‘nl'er-pmzev[& - el
el &

—
L

LEGEND

BH—'$'= APPROXIMATE EXPLORATORY BORING LOCATION

b The Vintage at King's Canyon May 2016

.

LUMOS SITE MAP NTS.

& ASSOCIATES : 8947.000
800 E. GOLLEGE PARKWAY
CARSON CITY, NEVADA 89706 —_—-wse - ——— 21
PH. (775) 883-7077 FAX (775) 883-7114 Carson City Nevada




‘-'-““-'; f\Sndﬁ-anyo”.Rd\
o

i/

Q\rzs\
&

i

vo=PlantationsDirs

— Manhattambr

-
Ld

Spenee_r—-_s_t_u

l-=-W_TW-a shimgt(-_)_n-s;:_____‘

© 20161 l@agté €
2 1a :

LEGEND
BH—-$—= APPROXIMATE EXPLORATORY BORING LOCATION

The Vintage at King's Canyon Date: May 2016

! & Scale: N.T.S.
LUMggIATES S’TE MAP Job No: 8947.000
800 E. COLLEGE PARKWAY e | PLATE 2.2

CARSON CITY, NEVADA 83706 -
PH. (775) 883-7077 FAX (775) 883-7114 Carson City




'MODIFIED MERCALLI INTENSITY SCALE

'INTENSITY EFFECTS

" Not felt except by a very few under especially favorable circumstances.

Felt only by a few persons at rest, especially on upper floors of buildings. Delicately suspended objects may
swing.

Felt quite noticeable indoors, especially on upper floors of buildings, but many people do not recognize it as an
earthquake. Standing motor cars may rock slightly. Vibration like passing of truck. Duration estimated.

During the day felt indoors by many, outdoors by few. At night some awaken. Dishes, windows, doors
disturbed; walls make cracking sound. Sensation like heavy truck striking building; standing motor cars rock
noticeably.

Felt by nearly everyone; many awakened. Some dishes, windows, etc., broken; a few instances of cracked
plaster; unstable objects overtumed. Disturbance of trees, poles, and other tall objects sometimes noticed.
Pendulum clocks may stop.

Felt by all; many frightened and run outdoors. Some heavy fumiture moved; a few instances of fallen plaster or
damaged chimneys. Damage slight.

Everybody runs outdoors. Damage negligible in buildings of good design and construction; slight to moderate
in well- built ordinary structures; considerable in poorly built or badly designed structures; some chimneys
broken. Noticed by persons driving motor cars.

Damage slight in specially designed structures; considerable in ordinary substantial buildings with partial
collapse; great in poorly built structures. Panel walls thrown out of frame structures. Fall of chimneys, factory
stacks, columns, monuments, walls. Heavy furniture overturned. Sand and mud ejected in small amounts.
Changes in well water. Disturbs persons driving motor cars.

Damage considerable in specially designed structures; well-designed frame structures thrown out of plumb;
great in substantial buildings, with partial collapse. Buildings shifted off foundations. Ground cracked
conspicuously. Underground pipes broken.

Some well-built wooden structures destroyed; most masonry and frame structures with foundations destroyed;
ground badly cracked. Rails bent. Landslides considerable from river banks and steep slopes. Shifted sand
and mud. Water splashed (sloped) over banks.

Few, if any (masonry) structures remain standing. Bridges destroyed. Broad fissures in ground. Underground
pipe lines completely out of service. Earth slumps and land slips in soft ground. Rails bent greatly.

Damage total. Waves seen on ground surfaces. Lines of sight and level distorted. Objects thrown upward
into the air.

X

From Wood and Newman, 1931, by U.S. Geological Survey, 1974, Earthqueke information Bulletin, v. 6, no. 5, p. 28:

. ) Intensity
Richter Magnitude (maximum expected Modified Mercalli)

3.0-3.9 -1
40-4.9 -V
5.0-59 VI - Vi
6.0-6.9 VI - VIl
70-7.9 IX-X
8.0-8.9 Xl - Xl
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TEST PIT No. B-01

Logged By:  B. Sexton
Date Logged: 4-18-2016
Drill Type: Jeff Co Speedstar 15

Total Depth:  21.5 feet
Water Depth: No groundwater encountered
Ground Elev.: E.G.S.feet*

800 E. College Parkway
Carson City, NV 89706
(775) 883-7077

LUMOS Fax: (775)883-7114

& ASSOCIATES bsexton@lumosinc.com

Percolation <7 Split Ziplock 2 E 5 2 % 3
c §’ § Test ’A Spoon Sample 2 o N ; | 2ue [ %o\o % 2 g o | E
£6 | e ';, 2f |2E| G |38 x5 P vola? 5| 5
af | S]la California B Bulk ¥ Static Water St |82| & |SE|88|zX|58(28| > | @
o (‘D.! E Sampler Sample ~ Table 58 |28 0b SJlnEly |0 ¥ Q| x §
)] [} itd Y, X
SOIL DESCRIPTION = - 3 u
= Brown Clayey SAND (SC), Moist, Medium
| | % Dense, with Roots.
f//// B 6.7 36| 14| 0.8]61.3]38.0| 43
w ish Br Moist,
| _é Medium Dense, with Mottling. 141 34| 18| 0.0|71.4| 286
=10 d//,ﬂ 105
XN 7 Brown Silty SAND (SM), Moist, Medium Dense.
Al Estimated 70% Coarse to Fine Sand and 30%
47| Non-Plastic Silt.
g " gt 15.0
5 [l d owh Sandy S i Moist, 15.5
g j-'.]-_:| 7 Stlff w;th Mottllng Estimated 30% Medlum to 1?_0
T 7 Fine Sand and 70% Non-Plastic Silt.
& / Moist, Medium Dense. Estlmated 10% 175
e i Fine Gravel, 80% Coarse to Fine Sand, and 10%
% L Non-Plastic Silt.
? iy Brown Clayey SAND (SC), Moist, Medium
g | Dense. Estimated 55% Coarse to Fine Sand and
é 5% Clay.
5 [ Gray Brown Silty SAND (SM), Moist, Medium
8l 20 fk Dense.
é R
3 21.5 1741 NP| NP| 0.5|83.0]16.5
2
F-' Test pi.t terminated al‘21.5 feet. X
Test Pits backfilled without compaction verification
o .
3 Lumos and Associates The Vintage at King's Canyon PLATE

LOG OF EXPLORATORY TEST PIT A

Job Number: 8947.000 Date: May 21)26




TEST PIT No. B-02

LUMOS TP FULL PAGE 8947.000 KINGS CANYON.GPJ US LAB.GDT 5/25/16

Logged By:  B. Sexton Total Depth:  21.5 feet
Date Logged: 4-18-2016 Water Depth: No groundwater encountered
Drill Type: Jeff Co Speedstar 15 Ground Elev.: E.G.S.feett
Percolation Spilit Ziplock 2 s = ® 3
c g § Test Sgoon ngple 22 | o2 o o| e[ %\o 8 e % o | B
£5 (2|l 27 |35| € |35|E5e 5242 S | 5
88 |5 |a| pd Calfomi Bulk Static Wat & (82| 5 |ZE|&S|zH(58/28| 2| =
E 5|5 Mo [BlEme v |8 (g5 8 |SRERs¥ateE 2| ¢
* g & v
SOIL DESCRIPTION z a & i
j// Brown Clayey SAND (SC). Moist, Medium
| % Dense, Roots. See Plate A-1 for Test Results.
é i
S Reddish Brown Silty SAND (SM), Moist, Dense.
1 55 NP| NP| 2.2|826|15.2
25
gl 10.0
- 10 A SAND wi
ks Moist, Dense, with Slight Verticle
e Mottling. Estimated 5% Fine Gravel, 85% Coarse
o i to Fine Sand, and 10% Non-Plastic Silt.
| 45 |t
15.7
-%+—1 Gray Brown Clayey SAND (SC), Miost, Medium 87
ot —\Dense. Estimated 60% Coarse to Fine Sand and
-+ 40% Clay.
’ D Moist,
- Medium Dense. Estimated 95% Coarse to Fine
Sand and 5% Non-Plastic Silt.
20.0
20 Gray Brown Clayey SAND (SC). Miost, Medium
Dense. Estimated 60% Coarse to Fine Sand and21.0
1 /| \40% Clay. 215
Gray Brown Poorly Graded SAND (SP), Moist,
Medium Dense. Estimated 95% Coarse to Fine
Sand and 5% Non-Plastic Silt.
Test pit terminated at 21.5 feet.
Test Pils backfilled without compaction verification
Lumos and Associates The Vintage at King's Canyon PLATE
A 800 E. College Parkway
Caraan i, NV, 89705 LOG OF EXPLORATORY TEST PIT
LUMOS Fax: (775)883-7114 - A_2
& ASSOCIATES Bsexton@lumosinc.com Job Number: 8947.000 Date: May 201640




TEST PIT No. B-03

Logged By:  B. Sexton Total Depth:  41.5 feet
Date Logged: 4-18-2016 Water Depth: 22 feet £
Drill Type: Jeff Co Speedstar 15 Ground Elev.: E.G.S. feet*
Percolation Split Ziplock 2 i 5 9 % 8
c g é Tgs(t:oalo SgclJon Slgrggle §°\°. o ;{ o |2 *.ge\"t%e\" % © E
-%-E £ 2 California Bulk Y Static Water = E ‘3% [ E'E % 3 § g H § g g § g
Zg (28 o g| 3
a & E Sampler Sample ~ Table £5 25 8 |93 &“Eg ' ﬁ‘,tifg 14 &
©|a 5° | °| 3 o ol ¥ &
SOIL DESCRIPTION < e = -
7 Brown Clayey SAND (§g}, Moist, Dense. See
% Test Results on Plate A-1.
% 3
=EZ] W i
! {50 | (SP-SM), Moist, Dense. Estimated 5% Fine
I LiF- Gravel, 85% Coarse to Fine Sand, and 10%
I 10fs Non-Plastic Siit.
| 10 —il]l 10.9
_ 7+~ Brown Siity SAND (SM), Moist, Dense. s
-T2 || Estimated 70% Coarse to Fine 'Sand and 30% /
171 Non-Plastic Silt.
Ttk Gray Brown Clayey SAND (SC), Moist, Dense.
Ty Estimated 70% Coarse to Fine Sand and 30%
- 15 {14 Clay. 15.5
A Reddish Brown Silty SAND (SM). Moist, Dense,
] ?//, with Mottling. Estimated 70% Coarse to Fine
_/ Sand and 30% Non-Plastic Silt.
. ;// Gray Brown Clayey SAND (SC), Moist, Dense.
ﬁ Estimated 60% Coarse to Fine Sand and 40%  20.0
- 14|y Gray Brown Sifty SAND (SM), Moist, Dense.
T Estimated 60% Coarse fo Fine Sand and 40%
L Non-Plastic Silt.
1 /| Groundwater Encountered at 22' Below Ground
| o5 )t Surface.
| kY X Switch to Mud Rotary at 22' Due to Slight Heaving
_" S of the Hole after Obtaing the Sample.
g 1 30.0
> A ith Si 16.9 NP| NP|13.0|75.1[11.9
gl |7 (SP-SM) Wet, Dense, with Mottling. ' N
E E
9 35
§ 37.0
g 2] il D (SM). Wet, Dense, with
= N Mottling. Estimated 70% Coarse to Fine Sand
& 1kl | and30% Non-Plastic Sit. 400
s 40 | 553 Wet, Dense, . J
g with Layered Mottling. -
2
[ Test pit terminated at 41.5 feet.
™ Test Pits backfilled withoul compaction verification
% Lumos and Associates The Vintage at King's Canyon PLATE
A 800 E. College Parkway
Garson City. NV 89708 LOG OF EXPLORATORY TEST PIT
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LUMOS Fax: (775)883-7114 A...3

| X
& ASSOCIATES bsexton@lumasin.com Job Number: 8947.000 Date: May 2b#




TEST PIT No. B-04

LUMOS

& ASSOCIATES bsexton@lumosinc.com

(775) 883-7077
Fax: (775) 883-7114

Job Number: 8947.000

Logged By:  B. Sexton Total Depth: 25 feet
Date Logged: 4-21-2016 Water Depth: 23 feet £
Drill Type: Jeff Co Speedstar 15 Ground Elev.: E.G.S.feet t
Percolation ] Split Ziplock 2 B =l 9 5 3
= 8 § Test M Sgoon S'apn?;Ie B8R |8 S o 22 % . 2 e % o é
~ o | J|F 0 s sdéuo\%° R E
%ﬁ 2(e California Bulk v Stticwater | 22 (22| 2 |3E(5E|2 § E8|gg S g
a] plE Sampler Sample ~ Table §§ Eé a |73 Esg B EEY | §
O|w g 2 o 3 v &
SOIL DESCRIPTION < o £ i
? m&ummm;% Moist, Medium
_ // Dense. Estimated 60% Coarse to Fine Sand and
% 40% Clay.
sh Brown Sil Moist, Medium 59
L 7 Dense. Estimated 60% Coarse to Fine Sand and
5 40% Non-PIastlc Silt.
Ly Moist, Medium
" Dense with Mottling.
- 10 —
I X 8.8 NP| NP| 1.2|68.5|303
- 15 L Color Change at 15' to Brown.
Rk ; Pocket Penetrometer Field Test at 16' = 1.7tsf  16.0
" / Gray Brown Clayey SAND (SC), Moist, Medium 18.0 31| 15| 0.0|53.9|46.1
é | //// Dense.
8- 20 —% Color Change at 20' to Reddish Brown.
5 21.0
z ‘11 Z| Reddish Brown Silty SAND (SM). Wet, Dense.
@ Il Estimated 70% Coarse to Fine Sand and 30%
Z Non-Plastic Silt.
% 7 ¥ Continued to Dril Straight to 25'. Encountered
3 Groundwater at 23".
= |
[G]
Py
; . 25.0
2
S ;:ztt I%I}t;eg:tl:’l‘c:}lee?i \antrilzhirﬁectbmpaction verification
(o] .
3 Lumos and Associates The Vintage at King's Canyon PLATE
A 800 E. College Parkway
Carson Gity NV,4708 LOG OF EXPLORATORY TEST PIT

A-4

Date: May201% O




TEST PIT No. B-05

LUMOS

800 E. College Parkway
Carson City, NV 89706
(775) 883-7077

Fax: (775) 883-7114

& ASSOCIATES bsexton@iumosinc.com

In

LOG OF EXPLORATORY TEST PIT

Job Number: 8947.000

Date: May 21)&‘

Logged By:  B. Sexton Total Depth:  11.5 feet
Date Logged: 4-21-2016 Water Depth: No groundwater encountered
Drill Type: Jeff Co Speedstar 15 Ground Elev.: E.G.S.feet+
Percolation  [X.7] Split Ziplock 2 8 = 2 % 8
c E’ % Test M Sgoon Sgrggle *ze\"_ o ; o |&e|® 'g 2 % * g o | B
=8| 2% St |28l 2 (5|8 %8P ggla? 5| 5
a® | E|= ifarmni i =8 |28 & || 0D|> Qe 8| > @
g% | ®|8 Samper (B Sampie ¥ Joevee | £ 25| & |SE|22|E g NiEg 2| 2
o |3 §° | °| 2 o 3 ¥ g
SOIL DESCRIPTION = e £ w
57, Cl S C). Moist, Medium
? Dense.
/ B
ﬁ 11.1 32| 11| 07|655|338
| g_
6 ‘éx
éﬁ Mottling Noted at 7.5'".
{ o
g /
af 9 y/—
2 "— ¥ P
g w0 10.0
S %’ Reddish B Lean Y CL
§ / Moist, Medium Stiff, Mottling. Estimated 20%
é / Medium to Fine Sand and 80% Moderately Plastic
1 4 Clay.
i //, 115
&
2
E: Test pi? lerminated at_11.5feet. ' o
Test Pits backfilled without compaction verification
% Lumos and Associates The Vintage at King's Canyon PLATE

A-5




TEST PIT No. B-06

Lumos and Associates
A 800 E. College Parkway

LUMOS

& ASSOCIATES bsexton@Iumosinc.com

Carson City, NV 89706
(775) 883-7077
Fax: (775) 883-7114

Job Number: 8947.000

LOG OF EXPLORATORY TEST PIT

Date: May 20115 2

Logged By:  B. Sexton Total Depth:  41.5 feet
Date Logged: 4-19-2016 Water Depth: No groundwater encountered
Drill Type: Jeff Co Speedstar 15 Ground Elev.: E.G.S. feet*
Percolation [N Split Ziplock g 5 = ° = %
e §’ §; Test Spoon S:n?gle ‘zf o= ; o %’n\°°\°§a\°%e\°§ g 2
£8 | o |e SE 28| % [So|8x%x|e P gl S| §
o | |2 o] ; =% (e8| c [TE|(BS olo @ 2
g- | 5B Msimer  [BlSampe ¥ e | e |25 & [SE|SE|E¥aHIEg g | ¢
CHP; 5© Cf 2 ) s ¥ g
SOIL DESCRIPTION N o = w
25/ Brown Clayey SAND (SC), Moist, Dense, Slight
i | / Mottlln% Estimated 60% Coarse to Fine Sand
% and 40% Clay.
I ‘/ Entire Hole Drllled Utilizing Mud Rotary
[ ‘% Technique.
- 5 —x
| éz
i é 10.0
[ TR B ) h Si
S (SP-SM), Moist, Dense. Estimated 90% Coarse
::_j to Fine Sand and 10% Non-Plastic Silt.
[ s ':{" 3 15.9
I RS Si D Moist, Dense.
NER Estimated 5% Fine Gravel, 80% Coarse to Fine
::_j Sand, and 15% Non-Plastic Silt.
2 1) 20.0
i 2 ﬁ:?mugan&my_wumm_m Moist, 21.0 322 37| 16| 0.0]18.8|81.2
A \Stiff, with Mottling. 'd
1} | GrayBrown Silty SAND (SM) Moist, Dense,
Mottling. Estimated 5% Fine Gravel, 80% Coarse
'_ . Tty to Fine Sand, and 15% Non-Plastic S|It 25.0
| = LI X| Reddish Brown Silty SAND (SM) Moist, Dense.
1 Estimated 5% Fine Gravel, 80% Coarse to Fine
1 Sand, and 15% Non-Plastic Silt.
of- 30 X
8 T 2" Layer of Purple SM at 31'.
2
| S )
o) el
5 %7 X Heavy Mottling Noted at 35'.
6 1
- I A 41.0
g “Z421 Gray Reddish Brown Lean CLAY with Sand ~ #'
5 (CL). Moist, Stiff, with Mottling. Estimated 20%
i Medium to Fine Sand and 80% Moderately Plastic
g Clay.
4
2
E Tesl pit terminated at 41.5 feet. . L
Test Pits backfilled without compaction verification
% The Vintage at King's Canyon PLATE

A-6




TEST PIT No. B-07

Logged By:

B. Sexton

Total Depth:

11.5 feet

LUMOS

& ASSOCIATES bsexton@lumosinc.com

(775) 883-7077
Fax: (775)883-7114

Job Number: 8947.000

Date Logged: 4-21-2016 Water Depth: No groundwater encountered
Drill Type: Jeff Co Speedstar 15 Ground Elev.: E.G.S.feet*
Percolation Split Ziplock 2 B = 2 % 8
c _8; é Testo Sgt;on Slz-r:rr?SIe ‘Eo\i ol ; ot | 2[R .g 2 % ° g o E
ﬁ“g % 2 California Bulk Yy Static Water EO:"C; '%E % E'E %é Eg g"§ gg E g
a] glE Sampler Sample ~ Table gé E§ a (-3 EE(%'- AECY | §
Olo S E o 3l ¥ <
SOIL DESCRIPTION < = =
s Brown Clayey SAND (SC) Moist, Medium
//{" Dense. Estimated 60% Coarse to Fine Sand and
;// 40% Clay.
3 7
s Gray Brown Silty SAND (SM), Moist, Medium
NGE Dense, with Mottling. Estimated 60% Coarse to
% Fine Sand and 40% Non-Plastic Sil.
4 4
E / Moist, Medium
/ Dense. Estimated 70% Coarse to Fine Sand and
/ 30% Clay.
6 - %
i Y
1 [
o Ve
% 10 _% Color Change at 10' to Brown.
¥ '&A Z
A . Si
8
|
o
3
E Test pit terminated at 11.5 feel
Test Pits backfilled without compaction verification
_% Lumos and Associates The Vintage at King's Canyon PLATE
800 E. College Parkway
C TG0 LOG OF EXPLORATORY TEST PIT

A-7

Date: May 21)&




TEST PIT No. B-08

Logged By:  B. Sexton Total Depth:  21.5 feet
Date Logged: 4-21-2016 Water Depth: No groundwater encountered
Drill Type: Jeff Co Speedstar 15 Ground Elev.: E.G.S. feet *
Percolation Split Ziplock e G = 9 5 3
c g § Test Spoon Sample g o ; NS §°\= % e % 0!l 2
£8 (2% 3t |25 % |32|8x|32uvgls? 3| 5
aP |5 (s California E Bulk Y Staticwater | 52 52| & |[SE|8B|sFH55/88| 3| 2
a g|E Sampler Sample = Table 56 |=6| 0 JanElf (o FCH | &
Ola §° | °| & el 3 ¥ &
SOIL DESCRIPTION & st =
j/;f Brown Clayey SAND (SC) Moist, Medium
/ Dense. Estimated 60% Coarse to Fine Sand and
[ é 40% Clay.
i Hé) 5.5
I fo"‘ /| Reddish Brown Clayey SAND (SC) Moist, 13.5 45| 24| 0.2]|49.9|499
% Medium Dense, with Mottling.
10 / 10.0
4 Gray Brown Silty SAND (SM) Moist, Medium
et Dense, Roots. Estimated 70% Coarse to Fine
Tl Sand and 30% Non-Plastic Silt.
§ Ll .
o 15 Color Change at 15' to Brown.
d L 160
g 171 Z| Light Gray Brown Silty SAND (SM) Moist,
p Dense. Estimated 10% Fine Gravel, 60% Coarse
o Tk to Fine Sand, and 30% Non-Plastic Silt.
g4 I
G .
w0 Wl oA
g o
2 TF:
§ 20 pefid 20.9
@ . ish Brown Sil vel (GM), Moist,
8 5 Very Dense, with Mottling. Estimated 40% Coarse
i 1 to Fine Gravel, 40% Coarse to Fine Sand, and 4 4
3 —.20% Non-Plastic Silt. /
[ Test pit terminated at 21.5 feet.
Test Pits backfilled without compaction verification
o .
E Lumos and Associates The Vintage at King's Canyon PLATE

LUMOS

& ASSOCIATES bsexton@Ilumosinc.com

800 E. College Parkway
Carson City, NV 89706
(775) 883-7077

Fax: (775)883-7114

Job Number: 8947.000

LOG OF EXPLORATORY TEST PIT

A-8

Date: May 201% 4




TEST PIT No. B-09

Logged By:  B. Sexton Total Depth: 25 feet
Date Logged: 4-21-2016 Water Depth: No groundwater encountered
Drill Type: Jeff Co Speedstar 15 Ground Elev.: E.G.S.feet*
Percolati ] Split Ziplock 2 g s % % b
c g g Tgstt:oalon ’A Sgoon S'apr:;Ie g o ; 2| 2| _% ° '(% ° E o | E
£5|2|e ey . 2% (22| E |52|8x|3% w42 5| 5
2P| 5|2 California B Bulk ¥ Static Water St |S2| & |SE|8S(z X588/ 2| 2
o g|E Sampler Sample " Table 56 |=g| Q9 SIaEls '|o ¥ §| x G
! §° | °l 2 L) B (R 2
SOIL DESCRIPTION = e £ L”
7 Brown Clayey SAND (SC) Moist, Medium
| ;:% Dense.
%B 8.0 40| 24| 32/48.9(47.9 35
S ‘é Color Change to Reddish Brown at 5'.
LAY
L 1 ﬁ 10.0
Reddish Brown Silty SAND (SM) Moist, Dense.
BRR Estimated 10% Fine Gravel, 60% Coarse to Fine
#4) Sand, and 30% Non-Plastic Silt.
|
Gray Brown Clayey SAND (SC) Moist, Dense.
i ﬁi Estimated 70% Coarse to Fine Sand and 30% 162
o \Clay. /
é 4 Moist, Dense.
Estimated 10% Fine Gravel, 60% Coarse to Fine
'é 4 Sand, and 30% Non-Plastic Silt.
1 |
gl 20 -
| X
§ Drilled Straight from 21.5' to 25' to Search for
2 } Water. No Water Present in Boring Hole at 25'
g After Waiting 2 Hours.
3
8 ]
& 25.0
4 25
E . .
E: 1';:3 %I:t;eg:érllgltlee% \ar}itzhso{ﬁeéc‘)mpaclion verification
% Lumos and Associates The Vintage at King's Canyon PLATE
A 800 E. College Parkway
Gerson Gity, NV 86706 LOG OF EXPLORATORY TEST PIT

(775) 883-7077
LUMOS Fax: (775) 883-7114 A-9

& ASS0CIATES bsexton@lumosine.com Job Number: 8947.000 Date: May 21)




TEST PIT No. B-10

LUMOS TP FULL PAGE 8947.000 KINGS CANYON.GPJ US LAB.GDT 5/25/16

LUMOS

800 E. College Parkway
Carson City, NV 89706
(775) 883-7077

Fax: (775)883-7114

& ASSOCIATES bsexton@Ilumosinc.com

/Y

LOG OF EXPLORATORY TEST PIT

Job Number: 8947.000

Logged By:  B. Sexton Total Depth:  11.5 feet
Date Logged: 4-21-2016 Water Depth: No groundwater encountered
Drill Type: Jeff Co Speedstar 15 Ground Elev.: E.G.S. feet *
Percolation Split Ziplock g G = T = 8
e | 8|8 Test Spoon Z] Sampe 8% 0| 3 | _ue|oe|x Sledled| o | E
£5 (2% o | SRR E
&L | &8 California Bqu ¥ Static Water =€ || & |SE|83 §§ txgs = @
8 o |E Sampler Sample " Table E3 (28|22 |7S|2ElG |0 *ES| & | &
|3 §5° | °| & oz ¥ &
SOIL DESCRIPTION = e =
K Brown Clayey SAND (SC) Moist, Dense.
/ Estimated 55% Coarse to Fine Sand and 45%
% Clay.
ﬁ/{.(‘ B
, 12X
%
Vi i Moist, Dense, with
4 3 +11—| Roots. Estimated 60% Coarse to Fine Sand, and
i 40% Non-Plastic Silt.
6 X
7 T
. gl 8.0
/ B Moist, Dense,
/ with Mottling.
/%x 7.9 26| 9| 0.1/56.3|437
9 - ////
Test pit terminated at 11.5 feet.
Test Pits backfilled without compaction verification
Lumos and Associates The Vintage at King's Canyon PLATE

Date: May 20115 £-1 0




TEST PIT No. B-11

800 E. College Parkway
Carson City, NV 89706
(775) 883-7077

Fax: (775) 883-7114
bsexton@lumaosinc.com

L

LUMOS

& ASSOCIATES

LOG OF EXPLORATORY TEST PIT

Job Number: 8947.000

Date: May 2b@b1

Logged By:  B. Sexton Total Depth:  11.5 feet
Date Logged: 4-21-2016 Water Depth: No groundwater encountered
Drill Type: Jeff Co Speedstar 15 Ground Elev.: E.G.S.feett
Percolation Spiit Ziplock g 5 = ° B b
c §’ l% Tees‘t:c'a Sgoon Sg)n?gle *zf Ei ; o| &R _g 2 ;‘; ° _g 9 k=
?}E %_ %. California Bulk Yy Static Water EE -‘éé % E'E %E; g g 'E§ gg ;u 'é
o |85 Sampler Sample " Table 23 |28 - “JZE5 o FEY e | §
o 5 e v 2
SOIL DESCRIPTION = 8 3 n
% Brown Clayey SAND (SC) Moist, Medium
? Dense.
///,//; Y
g Slight Mottling Noted at 3.5'.
s %_
7
6 ///f Color|Change to Light Brown and Contains Roots
e, S, 7.6 31| 13| 1.0/49.0|49.9
é’—
&
5 ?
9 5}//_
z .u
g 0 A 10.0
g e Reddish Brown Silty SAND (SM) Moist, Medium
g ///'/‘/ Dense, with Heavy Mottling. Estimated 60%
¥ / Coarse to Fine Sand and 40% Non-Plastic Silt.
3 7
u 4 11.5
£
2
& Test pit terminated at 11.5 feet. _ o
Test Pits backfited without compaction verification
% Lumos and Associates The Vintage at King's Canyon PLATE

] A-11




TEST PIT No. B-12

LUMOS

800 E. College Parkway
Carson City, NV 89706
(775) 883-7077

Fax: (775) 883-7114
& ASSOCIATES bsexton@lumosinc.com

Logged By:  B. Sexton Total Depth:  11.5 feet
Date Logged: 4-21-2016 Water Depth: No groundwater encountered
Drill Type: Jeff Co Speedstar 15 Ground Elev.: E.G.S.feet*
Percolation Split Ziplock 2 5 = 2 5 3
e |18 g Test Sgoon ngple g2 [o® ; ol 2t [ Bl E 23| o| B
ﬁ‘g E 5 California Bulk Y Static Water EOE %E 2 g'% %5 Eg} 'E 8 ‘.!’; 003 E '5
3 —— e~ 4
3° |8 E Sampler Sample " Table £S5 |25 s |75 &“Eg-%gfﬁ (4 ﬁ
Oln ‘n':'o © fend :t“_}’ § > I%-
SOIL DESCRIPTION = Q £
j';/ SAND Moist, Medium
/-rf" Dense. Estimated 55% Coarse to Fine Sand and
7/} 45% Clay.
-
? Slight Mottling Noted at 3.5,
4 %_
- ® ﬂ% Heavier Mottling Noted at 5.
| Moist, Stiff
il
=
g 10 - Slightly More Coarse at 10'.
b4
S!c 11 -
5 11.5
2
3
E Test pi@terminated at_11.5feet. . o
Test Pits backfilled without compaction verification
e ;
3 Lumos and Associates The Vintage at King's Canyon PLATE

LOG OF EXPLORATORY TEST PIT

Job Number: 8947.000

Date: May 20115 ﬁ-1 2




TEST PIT No. B-13

LUMOS TP FULL PAGE 8947.000 KINGS CANYON.GPJ US LAB.GDT S5/25/16

Logged By:  B. Sexton Total Depth:  11.5 feet
Date Logged: 4-21-2016 Water Depth: No groundwater encountered
Drill Type: Jeff Co Speedstar 15 Ground Elev.: E.G.S.feett
Percolation Split Ziplock 2 G = 2 8
= 8 é Test Spoon Sample 'E"\Q, o ; o | &R .go\o%g_g g | E
58 |2l 2t |2E| & |B|8x|3?wgla® 3| 5
alf | §|a Califoria B] Bulk y Staticwater | T2 |8E| & [ZTEIBS|zISJEE[ 3| @
o g E Sampler Sample Table 58 |28 % JaLls | FiL §| x §
» A @ ¥ X
SOIL DESCRIPTION =z a E L”
Y Brown Clayey SAND (SC) Moist, Medium
WA Dense.
1 {554 5
2 o=
3 -
4 4
e 5 —
5.8 30| 11| 0.8|61.7|376
6 )
6.5
Brown Sil D Moist, Medium
;. Dense to Dense, Roots, and Slight Mottling.
Estimated 60% Coarse to Fine Sand and 40%
|| Non-Plastic Silt.
8 -
9 - .
10 {3
1
11.5
Test pit terminated at 11.5 feet.
Test Pits backfilled without compaction verification
| Lumos and Associates The Vintage at King's Canyon PLATE

LUMOS

800 E. College Parkway
Carson City, NV 89706
(775) 883-7077

Fax: (775)883-7114
bsexton@lumosinc.com

I

& ASS0CIATES

LOG OF EXPLORATORY TEST PIT

Job Number: 8947.000 Date: May21)

A-13




TEST PIT No. B-14

Logged By:
Date Logged:
Drill Type:

B. Sexton Total Depth:
4-19-2016 Water Depth:
Jeff Co Speedstar 15 Ground Elev.:

41.5 feet

No groundwater encountered
E.G.S. feet *

Depth in
Feet
Graphic Log
Sample Type

Percolation Split Ziplock
Test Spoon Sample

California B] Bulk ¥ Static Water
Sampler Sample " Table

SOIL DESCRIPTION

Natural Moisture
Content, %

Moisture
Content, %

Dry Density, pcf
Liquid
Limit, %

Plasticity
Index, %

Gravel, %
(3" - #4 Sieve)
Sand, %
(#4 - #200 Sieve)
Fines, %
(< #200 Sieve)
R-Value
Expansion Index

L

L

Emﬂn_c_lam_smlﬁ% Moist, Medium
Dense. Estimated 55% Coarse to Fine Sand and

45% Clay.

Entire Hole Drilled Utilizing Mud Rotary
Technique.

10.0

- 10

|

- 15 —:j:;‘,'X

Il

5 \ i Moist, Medium 10

Reddish Brown Silty SAND (SM),
Dense, with Roots and Mottling. Estimated 60%
Coarse to Fine Sand and 40% Non-Plastic Silt.

Gray Brown Silty SAND (SM), Moist, Medium

Dense to Very Dense, with Roots and Mottlin?.

Estimated 70% Coarse to Fine Sand and 30%

Non-Plastic Silt.

No Mottling Noted but Still Containing Roots at

:\l 5'.O§Iso a 1" Layer of a Black Silty SAND (SM).
o Odor.

20.0

- 20

r ish ded
Silt (SP-SM), Moist, Dense to Very Dense.
Estimated 10% Angular Fine Gravel, 80% Coarse
to Fine Sand, and 10% Non-Plastic Silt.

Color Change to just Reddish Brown at 25'.

30.0

30

ish i Moist, Dense,
with Mottling.

Slightty More Coarse at 40". 14

19.8

NP

NP| 0.3|59.6|40.1

Test pit terminated at 41.5 feet.

Test Pits backfilled without compaction verification

LUMOS TP FULL PAGE 8847.000 KINGS CANYON.GPJ US LAB.GDT S/25/16

I\

LUMOS

& ASSOCIATES bsexton@Ilumosinc.com

Lumos and Associates

800 E. College Parkway
Carson City, NV 89706
(775) 883-7077

Fax: (775) 883-7114

Job Number: 8947.000

The Vintage at King's Canyon PLATE
LOG OF EXPLORATORY TEST PIT

Date: May 20115 &-1 4




TEST PIT No. B-15

Logged By:  B. Sexton
Date Logged: 4-20-2016
Drill Type: Jeff Co Speedstar 15

Total Depth:  11.5 feet

Water Depth: No groundwater encountered

Ground Elev.: E.G.S. feett

LUMOS TP FULL PAGE 8947.000 KINGS CANYON.GPJ US LAB.GDT 5/25/16

o x
. Percolation Split Ziplock e G < & = 0]
c § S Test Spoon Sample s o= ; o2 |2 R Bl ple ® g 2
£8|2|'% . St |3E| 2 322239 |wglad? 5| 5
2f | 5 |a|l Rd Califomia B Bulk ¥ Static Water =2 |o2| o |SE|88|z X5 S 2ol = @
[a} g | E| PN Ssampler Sample ~ Table 58 |28] 2 SaElGg o FCH| ®| &
O|m & E o | ¥ g
SOIL DESCRIPTION < = =
Brown Sandy SILT (ML), Moist, Medium Stiff,
with Roots, and Mottling.
1 -
2 =
3 =
15.5 36| 7| 0.8]38.3]61.0
4 -
- 5 —
5.5
SR D (SM), Moist, Medium
6 4 i 17 Dense, Slight Roots, and Slight Mottling.
3 Estimated 60% Coarse to Fine Sand and 40%
.| Non-Plastic Silt.
7 -
8 -4
9 - S
10 {11
11 -
115

Test pit terminated at 11.5 feet.
Test Pits backfilled without compaction verification

Lumos and Associates

800 E. College Parkway
Carson City, NV 89706
(775) 883-7077

LUMOS Fax: (775) 883-7114

& ASSOCIATES bsexton@Ilumosinc.com

The Vintage at King's Canyon
LOG OF EXPLORATORY TEST PIT

Job Number: 8947.000 Date: May 21)46‘

PLATE

A-15




TEST PIT No. B-16

Logged By:  B. Sexton
Date Logged: 4-20-2016
Drill Type: Jeff Co Speedstar 15

Total Depth:  11.5 feet

Water Depth: No groundwater encountered

Ground Elev.: E.G.S. feet 1

LUMOS TP FULL PAGE 8847.000 KINGS CANYON.GPJ US LAB.GDT 5/25/16

LUMOS

800 E. College Parkway
Carson City, NV 89706
(775) 883-7077

Fax: (775) 883-7114
& ASSOCIATES bsexton@lumosinc.com

LOG OF EXPLORATORY TEST PIT

Job Number: 8947.000 Date: May 20?'6Z

) Y iy b4
o Percolation Split Ziplock 2 9 =1 2 @ o
£ §’ S Test Spoon Sample ‘Eo\° 9°\°. ; o & R Bl g =2 B o E
£8 2|2 ifomi i 2t |2E| 2 |32(Sx32wglu® 3| &
al | 5| Califomia E] Bulk ¥ Static Water st |SE| ° |SE|&88|p fegalg2sl = @
a g E Sampler Sample Table 58 |28 ‘-; Sl E|g |0 FE g x 5
* 5 ) v
SOIL DESCRIPTION z o 3 i
A Brown Silty SAND (SM), Moist, Loose.
1 4
1B 6.5 33| 6| 14[627(359] 21 |0
2 -
3 —
4 -
| 5 5.0
Gray Brown Silty SAND (SM), Moist, Medium
Dense to Dense. Estimated E_SO% Coarse to Fine
Sand and 40% Non-Plastic Silt.
6 x
7 =
8 —
9 -
10 {4 H—
11 il
¥ 11.5
Test pit terminated at 11.5 feet.
Test Pile backfilled without compaction verification
I Lumos and Associates The Vintage at King's Canyon PLATE

A-16




TEST PIT No. B-17

LUMOS TP FULL PAGE 8947.000 KINGS CANYON.GPJ US LAB.GDT 5/25/16

Logged By:  B. Sexton Total Depth:  11.5 feet
Date Logged: 4-20-2016 Water Depth: No groundwater encountered
Drill Type: Jeff Co Speedstar 15 Ground Elev.: E.G.S.feet *
Percolation N] Split Ziplock e S = 2 % 8
c g é Test Spoon Sample "ée\" Ef_ ;.: o §'°\°°\°_§,\°§o\°.g 9 E
£ iforni : St |25 2 |3<|Sxs%wgl4l 5| 6
Sy |52 Califomia B Bulk ¥ Static Water wt |02| o |FE|SS8|aHA|S5Q|ES 3| B
fal gE Sampler Sample Table 58 (28| 2 SEE|lg |0 FCR| | g
Olw 5 g o 3 ¥ 2
SOIL DESCRIPTION S £
S Brown Silty SAND (SM). Moist, Loose.
1
B
2 ik
3 i
17.5 30| 5| 0.5|54.5|44.9
s 3.7
4 Gray Brown Si Moist, Medium
4 ek Dense, with Mottling. Estimated 60% Coarse to
1 Fine Sand and 40% Non-Plastic Silt.
- s B
7
:': ::: 1 Small Roots Noted at 7.5".
8 &t
o k]
0 Rl 10.0
Brown Clayey SAND (SC), Moist, Dense, with
ﬁ Roots, and Mottling. Estimated 55% Coarse to
%/ Fine Sand and 45% Clay.
11 /
Jaof 11.5
Test pil terminated at 11.5 feet.
Test Pits backfilled without compaction verification
' Lumos and Associates The Vintage at King's Canyon PLATE
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TEST PIT No. B-18

LUMOS TP FULL PAGE 8247.000 KINGS CANYON.GPJ US LAB.GDT 5/25/16

LUMOS

S ASSOCIATES bsexton@lumosinc.com

I

800 E. College Parkway
Carson City, NV 89706
(775) 883-7077

Fax: (775) 883-7114

Job Number: 8947.000

LOG OF EXPLORATORY TEST PIT

Logged By:  B. Sexton Total Depth:  11.5 feet
Date Logged: 4-20-2016 Water Depth: No groundwater encountered
Drill Type: Jeff Co Speedstar 15 Ground Elev.: E.G.S.feet®
Percolation Split Ziplock 2 B s 2 B g
. g § Test Sgoon ngple g2 || 2 o 2|32 %\n @ - % o | £
= |3 F 8 |S5| & |2 '5"__-'(7,"_03",5 S p
S0 |2 |g . ] =5 |85 & B=2|=X|0 4|d8ldao| ® =]
al 5|8 Califomia B Bulk Yy Static Water St |8€| & |FE|83[3 X588 3| @
a g|E Sampler Sample = Table £6 |ss| 0 Sat|s | ¥ g o« &
S| §° | °| & oog Yy | &
SOIL DESCRIPTION - = u
) Brown Silty SAND (SM), Moist, Loose, with
Sl Roots. Estimated 55% Coarse to Fine Sand and
415} 45% Plastic Silt.
2 4k
3
4 S
| . :~_ g 5.0
Brown Clayey SAND (SC), Moist, Medium
/ Dense, with Slight Mottling. Estimated 55%
/ Coarse to Fine Sand and 45% Clay.
6 %
f/‘ Brow Moist, Medium
é Dense, with Mottling.
/ 11d 84 29| 11| 0.1|51.7]48.1
Test pit terminated at 11.5 feet.
Test Pits backfilled without compaction verification
I Lumos and Associates The Vintage at King's Canyon PLATE

Date: May 201%‘ AA-1 8




TEST PIT No. B-19

Logged By:  B. Sexton Total Depth:  11.5 feet
Date Logged: 4-20-2016 Water Depth: No groundwater encountered
Drill Type: Jeff Co Speedstar 15 Ground Elev.: E.G.S.feett

o | o Percolation Split Ziplock g . o “g ° "‘E ° é
c S| & Test Spoon Sample N N I B I E 1S Sled o] £
=8 |25 2€ |ZE| 2 |3=|Ex|d%gala® 5| 5
2 | §|a| R4 Califomia B Bulk ¥ Static Water 2 |82| & |BE|83|3358/28| > @
a @ | E| PN sampler Sample ~ Table 5¢ 23| 0 SnE|lg |0 F|CR| x| §

© ) o o.
ol 3 g gy | &

SOIL DESCRIPTION

Moist, Medium Dense,

Brown Silty SAND (SM),
with Roots. See Plate A-16 for Test Results.

8.5

10 <

11 41

Gray Brown Silty SAND (SM). Moist, Medium

Dense, with Mottling and Roots. Estimated 60%

Coarse to Fine Sand and 40% Non-Plastic Silt.

11.5

Test pit terminated at 11.5 feet.
Test Pits backfilled without compaction verification

LUMOS TP FULL PAGE 8947.000 KINGS CANYON.GPJ US LAB.GDT 5/25/M18

LUMOS

8 ASSOCIATES Psexton@lumosinc.com

I

Lumos and Associates

800 E. College Parkway
Carson City, NV 89706
(775) 883-7077

Fax: (775)883-7114

The Vintage at King's Canyon

Job Number: 8947.000

LOG OF EXPLORATORY TEST PIT

Date: May 24P

PLATE

| A-19




TEST PIT No. B-20

Logged By:
Date Logged:
Drill Type:

B. Sexton
4-19-2016
Jeff Co Speedstar 15

Total Depth:
Water Depth:

Ground Elev.:

41.5 feet
No groundwater encountered
E.G.S. feet &

Depth in
Feet
Graphic Log
Sample Type

Percolati /] Split Ziplock
Test Spoon Sample

California B Bulk ¥ Static Water

Sampler Sample " Table

SOIL DESCRIPTION

Natural Moisture
Content, %

Moisture
Content, %

Dry Density, pcf
Liquid
Limit, %
Plasticity
index, %
Gravel, %

(3" - #4 Sieve)
Sand, %

(#4 - #200 Sieve)
Fines, %

(< #200 Sieve)
R-Value
Expansion Index

i Moist, Medium Dense,
with Roots. Estimated 60% Coarse to Fine Sand
and 40% Non-Plastic Silt.

10.0

- 10

Gray Reddish Brown Silty SAND (SM), Moist,
Medium Dense, with Mottling. Estimated 5% Fine
Gravel, 55% Coarse to Fine Sand and 40%
Non-Plastic Silt.

15.0

- 15

Gray Brown Clayey SAND (SC), Moist, Medium

Dense.

20.0

21.9

32 9] 3.1|53.6|433

Q%ﬁ@&;ﬁ;ﬁ;@g&;@g%

- 20

Gray Brown Silty SAND (SM), Moist, Dense,
with Mottling. Estimated 60% Coarse to Fine
Sand and 40% Non-Plastic Silt.

30.0

30

Gray Brown Po Graded SAND wi il
(SP-SM). Moist, Dense. Estimated 10% Fine
Angular Gravel, 90% Coarse to Fine Sand, and
10% Non-Plastic Silt.

35.0

Brown Siity SAND (SM). Moist, Dense, with
Mottling. Estimated 70% Coarse to Fine Sand
and 30% Non-Plastic Silt.

40.0

D wi
Moist, Dense. Estimated 10% Fine

\ ngular Gravel, 90% Coarse to Fine Sand, and

10% Non-Plastic Silt.

41.5

/

Test pit terminated at 41.5 feet.
Test Pits backfilled without compaction verification

LUMOS TP FULL PAGE 8947.000 KINGS CANYON.GPJ US LAB.GDT 5/25/18
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Job Number: 8947.000
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TEST PIT No. B-21

Logged By:  B. Sexton
Date Logged: 4-20-2016
Drill Type: Jeff Co Speedstar 15

Total Depth: 40 feet
Water Depth: No groundwater encountered
Ground Elev.: E.G.S.feet*

LUMOS TP FULL PAGE B347.000 KINGS CANYON.GPJ US LAB.GDT 5/25/16

LUMOS

Lumos and Associates
800 E. College Parkway
Carson City, NV 89706
(775) 883-7077

Fax: (775)883-7114

& ASSOCIATES bsexton@lumosinc.com

Percolation Split Ziplock e 5 s 2 % o
c _|8’ § Test Spoon Sample .'3°\° o ; | 2=l ‘g < % °\e % o | B
£8 |23 ifomi i 3% (28| % |S¢|2¢3%wglyl 3| 5
gL |& . Califomia Bulk Y Staticwater | 52 82| & |SE(RB(z X558 3| 2
(a] @ |E Sampler Sample - Table E ¢ |=9| DO Jlax (@ |0 ¥ § x &
ORI 5° o £ o ¥ v 2
SOIL DESCRIPTION . = .
R ilty SAND Moist, Loose, with
1141B| Roots. Estimated 60% Coarse to Fine Sand and
y 3 X 40% Non-Plastic Silt.
-5 T
186 X Slight Mottling Noted at 6'.
L T 8.5
L -+ Moist’ Medium 66 50 8 0.3]153.9(459
L 10 _/ Dense, with Mottling.
| //é Color Change to Brown at 10'. 115
b & Drilled First Down to 25'. No Water Noted. Then
4 Proceded to Drill to 40'. No Water Noted. Left the
| Hole Open for Approximately 2 Hours. No Water
Noted within the Boring Hole to 40' Below Ground
— 15 Surface.
L 20 -
30 —
35
) 40.0
Test pit terminated at 40 feet.
Test Pits backfilled without compaclion verification
| The Vintage at King's Canyon PLATE

LOG OF EXPLORATORY TEST PIT
| A-21

Job Number: 8947.000 Date: May 2143




TEST PIT No. B-22

LUMOS TP FULL PAGE 8847.000 KINGS CANYON.GPJ US LAB.GDT 5/25/16

LUMOS

800 E. College Parkway
Carson City, NV 89706
(775) 883-7077

Fax: (775)883-7114

& ASSOCIATES bsexton@lumosinc.com

I\

Job Number: 8947.000

Logged By:  B. Sexton Total Depth:  11.5 feet
Date Logged: 4-20-2016 Water Depth: No groundwater encountered
Drill Type: Jeff Co Speedstar 15 Ground Elev.: E.G.S.feet*
o Percolation  [<7] Split Ziplock 2 g 5 B % )
. gle Test Spoon Sample B2 || o o 2o (e® % e 2le 3l o | E
£ I 25 185 B [ox| 28 2R pR2 g
£8 122 ifoni . St |BE| 2 |S2|Sx[TPwg|sl 5| &
ok o B = Califomia E Bulk ¥ Static Water ®E |[GE| @ SE|88|r |5 § 2el x| 2
a] gE Sampler Sample Table 56 |=g| 0 SJaElg oFCcQ x| &
Oly *tio o E :"‘3_ E N §-<'
SOIL DESCRIPTION - = u
Ry D Moist, Loose to
M Medium Dense. See Plate A-6 for Test Results.
1 1 5
2 kY
3 {1
L4 il
e b = :.:‘ .f
Sl 57
el Gray Brown Silty SAND (SM), Moist, Loose, with
[ & T Mottling. Estimated 60% Coarse to Fine Sand
i and 40% Non-Plastic Silt.
7 =
8 -
9 - —
10 44—
1
11.5
Test pit terminated at 11.5 feet.
Test Pits backfilled without compaction verification
I Lumos and Associates The Vintage at King's Canyon PLATE

LOG OF EXPLORATORY TEST PIT

A-22
Date: May 201




TEST PIT No. B-23

Logged By:  B. Sexton
Date Logged: 4-20-2016
Drill Type: Jeff Co Speedstar 15

Total Depth:  11.5 feet
Water Depth: No groundwater encountered
Ground Elev.: E.G.S. feet*

LUMOS TP FULL PAGE B8947.000 KINGS CANYON.GPJ US LAB.GDT 5/25/16

Percolation Split Ziplock g S s % % 8
. § § Test Spoon Sample g2 L ; ol 2e|® §\= t% ° % o | £
8 || oS¢ |3€| § [BRIEIB 50| S |0 2| <
£0|= |2 I : 25 |Be| 2 22|52 ¢|E 8|8 8| 0
2y | &l= Califomia Bulk Y Static Water =2 |og| & [SE|IBD E§ cglgal > 7]
o = Sampler Sample " Table 58 [=8| £ Saslg o FE Y x| §
Ola 5 I3 o 3 ¥ 2
SOIL DESCRIPTION = = &
? B i Moist,
Nics Loose to Dense, with Roots.
3 ,;,’
1 f
L7AB
."::7:4
2 b
¢
J:’/)
4 );
4
5 —"/,/z
oA 8.5 28| 6| 3.4|626(339
6 1% 6.2
S dish Bro i Moist,
e Loose, with Mottling and Roots. Estimated 60%
; A Coarse to Fine Sand and 40% Non-Plastic Silt.
SN 7.5
Gray Brown Clayey SAND (SC), Moist, Medium
g - / Dense, with Mottling. Estimated 60% Coarse to
é/ Fine Sand and 40% Clay.
.1
7 11.5
Test pit terminated at 11.5 feet.
Test Pits backfilled without compaction verification
I Lumos and Associates The Vintage at King's Canyon PLATE

800 E. College Parkway
Carson City, NV 89706
(775) 883-7077
LUMO S Fax: (775) 883-7114
& ASSOCIATES bsexton@lumosinc.com

LOG OF EXPLORATORY TEST PIT
A-23

Job Number: 8947.000 Date: May 21)45




TEST PIT No. B-24

Logged By:  B. Sexton
Date Logged: 4-20-2016

Total Depth:  11.5 feet
Water Depth: No groundwater encountered

Drill Type: Jeff Co Speedstar 15 Ground Elev.: E.G.S.feett
o iy x
" Percolation o] Split Ziplock 2 S < 2 (0
. gle Test M Spoon Sample ‘Ee\" o ; ez _;% 2 oled o 2
£8|2l% SE (25| 8 [B32|2x%(89|wglu? 3| 5
af [§]& California E Bulk Y Static Water T2 8% & |CE|BS|z |5 g| 8 g > | @
a] 8 E Sampler Sample Table 58 |28 % SJaElg o TCR| ¥ | §
n k7] @ v X
SOIL DESCRIPTION z e &3 u
B I Moist, Loose to
ok Medium Dense, with Roots.
1 444
, bl
3 4]
i i 9.8 29| 7| 6.8|655|27.7
4 iy
- 5 1) Roots and Mottling Noted at 5'.
6 i
7 -
©
3 8
b
a
3
of 9
=
Z
]
8
g 10 10.0
wn Sil ) D Moist, Loose,
3 with Heavy Mottling. Estimated 60% Coarse to
g . Fine Sand and 40% Plastic Silt.
b 11 )
4 A
W 11.5
&
4
o
o Test pit terminated at 11.5 feet
F Test Pits backfilled without compaction verification
% Lumos and Associates The Vintage at King's Canyon PLATE
A 800 E. College Parkway
Carvon Ciy NV 80705 LOG OF EXPLORATORY TEST PIT
LUMOS Fax: (775)883-7114 cA...24
& ASSOCIATES Psexton@lumosine.com Job Number: 8847.000 Date: May 20968




LUMOS _LEGEND B8947.000 KINGS CANYON.GPJ 10-23-06.GDT 5/25/16

SOIL CLASSIFICATION CHART

GRAPH | LETTER DESCRIPTIONS
b 0D
! Bu\')g o () WELL-GRADED GRAVELS, GRAVEL - SAND
CLEAN GRAVELS b 5 GW MIXTURES, LITTLE OR NO FINES
GRAVEL AND 2 Z
3 0
GRAVELLY (UTTLE OR NO FINES) Y SRS . POORLY-GRADED GRAVELS, GRAVEL - SAND
SOILS b ‘ GP MIXTURES, LITTLE OR NO FINES
O )
o
COARSE GRAVELS WITH ; o GM I\SIIIII;:TYU gERQVELS. GRAVEL - SAND - SILT
GRAINED MORE THAN 50% OF FINES
COARSE FRACTION
SOILS RETAINED ON NO. 4
SIEVE (APPRECIABLE AMOUNT OF G C CLAYEY GRAVELS, GRAVEL - SAND - CLAY
FINES) MIXTURES
SW WELL-GRADED SANDS,
CLEAN SANDS gmvg:;:smns. uTTLE
MORE THAN 50% OF SANBIAND
MATEF;ISLZI; LQ';?,ER SANDY (LTTLE ORNOFINES) SP POORLY-GRADED SANDS, GRAVELLY SAND,
THAN |
b SOILS LITTLE OR NO FINES
woreTHansosor  SANDS WITH FINES|.|1-1 ). - SM SILTY SANDS, SAND - SILT MIXTURES
COARSE FRACTION g 1 B P e
PASSING ON NO. 4 SIEVE
(APPRECIABLE AMOUNT OF sC CLAYEY SANDS, SAND - CLAY MIXTURES
FINES)
INORGANIC SILTS AND VERY FINE SANDS, ROCK
ML FLOUR, SILTY OR CLAYEY FINE SANDS OR
CLAYEY SILTS WITH SLIGHT PLASTICITY
INORGANIC CLAYS OF LOW TO MEDIUM
SILTS AND P CL PLASTICITY, GRAVELLY CLAYS, SANDY CLAYS,
FINE GRAINED CLAYS T 7/ ST GIAYS! LEAMIGEAYS
SOILS et
[ =] oL ORGANIC SILTS AND ORGANIC SILTY CLAYS OF
[—— =] LOW PLASTICITY
INORGANIC SILTS, MICACEQUS OR
MH DIATOMACEQUS FINE SAND OR SILTY SOILS
MORE THAN 50% OF
MATERIAL IS SMALLER
THAN NO. 200 SIEVE 7
. SILTS AND LIGUID LIMIT GREATER THAN / CH INORGANIC CLAYS OF HIGH PLASTICITY
CLAYS 50 A
750
//;’ 2200 OH ORGANIC CLAYS OF MEDIUM TO HIGH
%4 ;f V% ;’ PLASTICITY, ORGANIC SILTS
7700000
b A AN S
bt AAA_A A A
b AANNANNN]
EARANANA] PEAT, HUMUS, SWAMP SOILS WIT
HIGHLY ORGANIC SOILS OO0 PT | ororsconmenrs o Ls wimrien
LAN_A_NA_AN_A
W

NOTE: DUAL SYMBOLS ARE USED TO INDICATE BORDERLINE SOIL CLASSIFICATIONS

Other Tests
AN ANALYTICAL TEST (pH, Soluble Sulfate, and Resistivity)
c CONSOLIDATION TEST
DS DIRECT SHEAR TEST
MD MOISTURE DENSITY CURVE

In

LUMOS

& ASSOCIATES bsexton@lumosinc.com

Lumos and Associates

800 E. College Parkway
Carson City, NV 89706
(775) 883-7077

Fax: (775) 883-7114

LEGEND

Job Number: 8947.000

The Vintage at King's Canyon

Date: May 2016

PLATE
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U.S. SIEVE OPENING IN INCHES I U.S. SIEVE NUMBERS | HYDROMETER
6 43 245 T3 “2:# 3 4 6 104416 55 30 4 50,70 10044200 400
100 | : LR LT T HIRER HIERE
95 : : 4t
s i i
N || |: :
85 \ 5 ¥
o Lt
. L
70
it i
5 ;
i 60 ;
E 55
i
4 50 \ ;
T :
= 45 \URE
2z \ :
i :
g 40 :
o
35
30
25
20
15
10
5
0 . i
100 10 1 0.1 0.01 0.001
GRAIN SIZE IN MILLIMETERS
COBBLES Cliai = .SAND SILT OR CLAY
coarse | fine coarse ] medium l fine
Specimen Identification Date: 5-6-2016
B-01 Classification LL | PL Pl Cc | Cu
§ Depth: 0 Clayey SAND (SC) 36 23 13
7| | Sample Location Comb. Samp. B-1, 2, 3, & 5 from 0'-3'
§ USCS SC
= AASHTO
; Specimen Identification
% B-01 D100 D60 D30 D10 %Gravel| %Sand | %Silt | %Clay
g Depth: 0 9.5 0.202 0.8 61.3 38.0
§ Natural Moisture 6.7 % S.E. Absorption %
2 R-Value 43 Durability Index Soundness
gl Perctage of Wear (500 rev) % Specific Gravity Direct Shear 35
3
" 'gb‘&“é,’sc?,.'f;’g gf,sa?kf:’ges The Vintage at King's Canyon PLATE
. L,
: Sy oes. 7 GRAIN SIZE DISTRIBUTION
2 LUMOS bsexton@lumosinc.com B-1 .1
§ &ASSOCIATES Job Number: 8947.000 Date: May 2016

4 -
LK%}




U.S. SIEVE OPENING IN INCHES | U.S. SIEVE NUMBERS [ HYDROMETER
6 43 245 g M23g 3 4 6 10416 55 30 4 50,70 1000200 5400
100 T IT IIEIII?IM\I T 1T T T
95 : ; \\ T T
. T
85 N
80 A SRR
75 4
7 \
. i
= p o] .
5 \ : :
w 60 :
2 : :
> 55 v :
m . H
i s0 R
=z ; :
= 45 ;
z \lf
S 40 \ :
& \:
35 :
30 \
25
20
15
10
5
0 : {
100 10 1 0.1 0.01 0.001
GRAIN SIZE IN MILLIMETERS
COBBLES CROVEL .SAND SILT OR CLAY
coarse | fine coarse [ medium | fine
Specimen Identification Date: 5-2-2016
o B-01 Classification LL PL Pl Cc | Cu
§ Depth: 5 Clayey SAND (SC) 34 16 18
EI Sample Location Boring 1 from 5' - 6.5'
§I USCS sc
> AASHTO
% Specimen Identification
z ) B-01 D100 D60 D30 D10 %Gravel| %Sand | %Silt %Clay
z Depth: 5| 475 0.199 0.079 0.0 71.4 28.6
g Natural Moisture 14.1 % S.E. Absorption %
E R-Value Durability Index Soundness
§ Perctage of Wear (500 rev) % Specific Gravity Direct Shear
@
" %ggngscgnggggg?kﬂges The Vintage at King's Canyon PLATE
°z° Carson City, NV 89706
g h\ fiiolots T, GRAIN SIZE DISTRIBUTION
w .
@ LUMOS bsexton@Ilumosinc.com B-1 _2
5 & ASSOCIATES Job Number: 8947.000 Date: May 2016




LUMOS

& ASSOCIATES

Fax: (775) 883-7114
bsexton@lumosinc.com

Job Number: 8947.000

Date: May 2016

B-1.3

U.S. SIEVE OPENING IN INCHES | U.S. SIEVE NUMBERS | HYDROMETER
6 43 245 Tag Mag 3 4 6 510,416 50 30 4 5oag° 100 40200 0 400
100 [ : TTTE 7 w ST T T 1T T T T
o ' : %
90 1 HHH
N NERE 1
p! I H 3 !
NI | Nk
80 \\ - 3
7 -
e N
A | {1
e 8 3 : | ]
z 1\l |
w % : Wk
E 55 : Al
: NI
z % \ e
£ 45 E T
& : \ i |
S 40 ; -
w H A it
o e bf
35 g .
. i
2 Y-
' .
10
5
0 5 1
100 10 1 0.1 0.01 0.001
GRAIN SIZE IN MILLIMETERS
COBBLES GRAVEL .SAND SILT OR CLAY
coarse | fine coarse | medium | fine
Specimen ldentification Date: 5-2-2016
® B-01 Classification LL PL P Cc | Cu
E Depth: 21 Silty SAND (SM) NP | NP | NP
EI Sample Location Boring 1 from 21' - 21.5'
§I uscs SM
= AASHTO
_| Specimen Identification
Zle B-01 D100 D60 D30 D10 %Gravel| %Sand %Silt | %Clay
g Depth: 21 9.5 0.313 0.128 0.5 83.0 16.5
@ Natural Moisture 17.1 % S.E. Absorption %
§ R-Value Durability Index Soundness
E Perctage of Wear (500 rev) % Specific Gravity Direct Shear
@ B . o 1
y 'gé‘é"é?%%.’.‘é‘g eAls,g?kglvges The Vintage at King's Canyon PLATE
: lE& Carson City, NV 89706
g e GRAIN SIZE DISTRIBUTION
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U.S. SIEVE OPENING IN INCHES | U.S. SIEVE NUMBERS | HYDROMETER
6 43 245 g4 V235 3 4 6 4104416 55 30 4o 50,70 100,200 ;0400
100 T TETT T F TR T T M T TR T
% ' =N H— -
90 AR . H
8
80 \
75 | Bt 8%
\ i Bk
70 N T i
a WIERE ik
- ¥ 1]:
i 60 i i
Ll 5 2 H :
s VEE: ik
% 55 W K
o N 11
z 0 1% it
o ¥ 3 s N
- 45 : 3 -
g HNIRIIE
© 40 \ RE
Ll : s 5
& 35 A\ e
30
” it
1 Ak
10 .
5
0 : :
100 10 1 0.1 0.01 0.001
GRAIN SIZE IN MILLIMETERS
COBBLES LB EL .SAND SILT OR CLAY
coarse ’ fine coarse ] medium | fine
Specimen Identification Date:  5-2-2016
(] B-02 Classification LL PL Pl Cc Cu
§| Depth: 5 Silty SAND (SM) NP | NP | NP
N Sample Location Boring 2 from 5' - 6.5'
§ USCS SM
= AASHTO
b= | . . i
] Specimen Identification
Zle B-02 D100 D60 D30 D10 %Gravel| %Sand | %Silt \ %Clay
% Depth: 5 12.5 0.53 0.156 2.2 82.6 15.2
§ Natural Molsture 55 Y% S.E. Absorption %
g R-Value Durability Index Soundness
§, Perctage of Wear (500 rev) % Specific Gravity Direct Shear
@
y kg&"g%gﬂ% 9?:3?&25“ The Vintage at King's Canyon PLATE
. G Y ea7oe
: (g GRAIN SIZE DISTRIBUTION
@ LUMOS bsexton@Ilumosinc.com B_1 _4
2 & ASSOCIATES Job Number: 8947.000 Date: May 2018]
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U.S. SIEVE OPENING IN INCHES [ U.S. SIEVE NUMBERS | HYDROMETER
6 43 245 1 1235 3 4 6 10 1416 55 30 44 scﬁgo 100 40200 570 400
100 | : 11 : | M1 T HEE R
%
; N | [ : :
%0 : ; I
85 A
0 N
70
- 68 \ 1
& ]
i~ \IENE
> 55 : :
2] . 3
% 0 : 1
z P \: :
L : :
i
i W
S 40 N
a : \ ;
35 ; \
30 \
25 \\
20
15 b
10
5
0 : 3
100 10 1 0.1 0.01 0.001
GRAIN SIZE IN MILLIMETERS
COBBLES GRAVEL .SAND SILT OR CLAY
coarse | fine coarse [ medium | fine
Specimen Identification Date:  5-2-2016
@ B-03 Classification LL PL PI Cc | Cu
g Depth: 30 Poorly Graded SAND w/Silt (SP-SM) NP | NP | NP | 0.8 | 142
EI Sample Location Boring 3 from 30' - 31.5'
§ USCS SP-SM
= AASHTO
- Specimen Identification
% @ B-03 D100 D60 D30 D10 %Gravel | %Sand | %Silt %Clay
% Depth: 30 19 0.936 0.22 13.0 75.1 11.9
g Natural Moisture 16.9 % S.E. Absorption %
E R-Value Durability Index Soundness
§. Perctage of Wear (500 rev) % Specific Gravity Direct Shear
3
" },—5‘5“52'%%.'.‘;‘9?%2?&%“ The Vintage at King's Canyon PLATE
; Conrn
: . GRAIN SIZE DISTRIBUTION
2 LUMOS bsexton@Ilumosinc.com B-1 _5
3 &ASSOCIATES Job Number: 8947.000 Date: May 2016
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U.S. SIEVE OPENING IN INCHES | U.S. SIEVE NUMBERS I HYDROMETER
6 43 215 laq W2ag 3 4 6 510416 55 30 45 50,70 100,200 ;400
100 T : 1T ~d T T Tl T T T MHEaTT T
PN : : i
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GRAIN SIZE IN MILLIMETERS
COBBLES GRAVEL .SAND SILT OR CLAY
coarse l fine coarse | medium [ fine
Specimen Identification Date: 5-2-2016
) B-04 Classification LL PL PI Cc | Cu
§ Depth: 10 Silty SAND (SM) NP | NP | NP
EI Sample Location Boring 4 from 10' - 11.5'
§ USCS SM
= AASHTO
-| Specimen Identification
% ® B-04 D100 D60 D30 D10 %Gravel| %Sand | %Silt %Clay
g Depth: 10 9.5 0.199 1.2 68.5 30.3
9 Natural Moisture 88 % S.E. Absorption %|
% R-Value Durability index Soundness
§ Perctage of Wear (500 rev) % Specific Gravity Direct Shear
g; 5 . » [}
y g—ggﬂgscgﬂggggg?kﬂges The Vintage at King's Canyon PLATE
: Carson City, NV 89706
: {fojese i g GRAIN SIZE DISTRIBUTION
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£ &ASSOCIATES Job Number: 8947.000 Date: May 2016}
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Job Number: 8947.000
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U.S. SIEVE OPENING IN INCHES | U.S. SIEVE NUMBERS I HYDROMETER
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GRAIN SIZE IN MILLIMETERS
COBBLES Claati R .SAND SILT OR CLAY
coarse l fine coarsel medium | fine
Specimen Identification Date: 5-2-2016
[ ] B-04 Classification LL PL Pl Cc | Cu
§F Depth: 16 Clayey SAND (SC) 31 | 16 | 15
- Sample Location Boring 4 from 16' - 16.5'
% USCS SC
- AASHTO
- Specimen Identification
glo B-04 D100 D60 D30 D10 %Gravel | %Sand | %Silt | %Clay
E Depth: 16 4.75 0.127 0.0 53.9 46.1
g Natural Moisture 18 % S.E. Absorption %
E R-Value Durability Index Soundness
§ Perctage of Wear (500 rev) % Specific Gravity Direct Shear
3 . . s |
g '55‘5“5‘?%3.'.‘;’92%2?&25“ The Vintage at King's Canyon PLATE
: Carson City, NV 89706
3 (2SS I0T GRAIN SIZE DISTRIBUTION
8
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U.S. SIEVE OPENING IN INCHES | U.S. SIEVE NUMBERS I HYDROMETER
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GRAIN SIZE IN MILLIMETERS
COBBLES I D .SAND SILT OR CLAY
coarse | fine coarse | medium | fine
Specimen Identification Date: 5-2-2016
® B-05 Classification LL | PL PI Cc | Cu
§| Depth: 3 Clayey SAND (SC) 32 21 11
e Sample Location Boring 5 from 3' - 3.5'
% USCS SC
g AASHTO
>|_Specimen Identification
40 B-05 D100 D60 D30 D10 |%Gravel| %Sand | %Silt | %Clay
g Depth: 3 9.5 0.358 0.7 65.5 33.8
@ Natural Molsture 11.1% S.E. Absorption %
g R-Value Durability Index Soundness
g Perctage of Wear {500 rev) % Specific Gravity Direct Shear
3 i i ing'
y %gg‘g%gﬂé’gégg?@g?s The Vintage at King's Canyon PLATE
g Carson City, NV 89706
; (oyeess Sy GRAIN SIZE DISTRIBUTION
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U.S. SIEVE OPENING IN INCHES | U.S. SIEVE NUMBERS | HYDROMETER
6 43 245 1gg V235 3 6 10 (416 55 30 49 sasgo 100 44200 57 400
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GRAIN SIZE IN MILLIMETERS
COBBLES GRAVEL .SAND SILT OR CLAY
coarse | fine coarsel medium [ fine
Specimen Identification Date: 5-2-2016
@ B-06 Classification LL | PL Pl | Cc | Cu
§ Depth: 20 Lean CLAY with Sand (CL) 37 | 21 16
sl Sample Location Boring 6 from 20' - 21’
% USCS CL
o AASHTO
- Specimen Identification
%. B-06 D100 D60 D30 D10 %Gravel | %Sand %Silt %Clay
2 Depth: 20| 475 0.0 18.8 81.2
@ Natural Moisture 322% S.E. Absorption %
g R-Value Durability Index Soundness
% Perctage of Wear (500 rev) % Specific Gravity Direct Shear
3 . ] .
g '3-6‘6“5‘,’%2{.‘39923?&35‘35 The Vintage at King's Canyon PLATE
: C_:,ars)ogsgit%/b;l;/ 89706
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U.S. SIEVE OPENING IN INCHES [ U.S. SIEVE NUMBERS | HYDROMETER
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GRAIN SIZE IN MILLIMETERS
COBBLES SRAVEL _SAND SILT OR CLAY
coarse | fine coarse | medium l fine
Specimen Identification Date:  5-2-2016
(] B-07 Classification LL PL PI Cc | Cu
g Depth: 11 Poorly Graded SAND w/Silt (SP-SM) NP | NP [ NP | 12 | 5.3
gl Sample Location Boring 7 from 11' - 11.5'
sgel uscs SP-SM
A AASHTO
= . . '
2| Specimen ldentification
oo B-07 D100 D60 D30 D10 | %Gravel| %Sand | %Silt | %Clay
g Depth: 11 9.5 0.38 0.18 0.5 88.8 10.8
2 Natural Moisture 4.4 % S.E. Absorption %
§ R-Value Durability Index Soundness
§ Perctage of Wear (500 rev) % Specific Gravity Direct Shear
- . . . f
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U.S. SIEVE OPENING IN INCHES | U.S. SIEVE NUMBERS [ HYDROMETER
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GRAIN SIZE IN MILLIMETERS
COBBLES GRAVEL .SAND SILT OR CLAY
coarse l fine coarse‘ medium l fine
Specimen Identification Date: 5-2-2016
@ B-08 Classification LL PL Pl Cec | Cu
§ Depth: 5.5 Clayey SAND (SC) 45 | 21 | 24
EI Sample Location Boring 8 from 5.5' - 6'
% USCS SC
5 AASHTO
-1 Specimen Identification
e B-08 D100 D60 D30 D10 |%Gravel| %Sand | %Silt | %Clay
% Depth: 5.5 9.5 0.121 0.2 49.9 49.9
@ Natural Moisture 13.5% S.E. Absorption %
%I R-Value Durability Index Soundness
EL Perctage of Wear (500 rev) % Specific Gravity Direct Shear
@
y %H&"Escgﬂ% gggg&g}/es The Vintage at King's Canyon PLATE
: e
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U.S. SIEVE OPENING IN INCHES | U.S. SIEVE NUMBERS [ HYDROMETER
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GRAIN SIZE IN MILLIMETERS
COBBLES Sl 2 .SAND SILT OR CLAY
coarse | fine coarse | medium | fine
Specimen Identification Date: 5-2-2016
[ ] B-09 Classification LL PL Pl Cc | Cu
§| Depth: 0 Clayey SAND (SC) 40 | 16 | 24
71 | Sample Location Boring 9 from 0' - 5'
gl USCS SC
. AASHTO
- Specimen Identification
oo B-09 D100 D60 D30 D10 | %Gravel| %Sand | %Silt | %Clay
2 Depth: 0 19 0.128 3.2 48.9 47.9
§ Natural Molsture 80 % S.E. Absorption %
¥ R-Value Durability Index Soundness
g Perctage of Wear (500 rev) % Specific Gravity Direct Shear
3 . . o
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: copr i
: UL S, GRAIN SIZE DISTRIBUTION
@ LUMOS bsexton@Iumosinc.com _1 .1
= & ASSOCIATES Job Number: 8947.000 Date: May 201p




U.S. SIEVE OPENING IN INCHES | U.S. SIEVE NUMBERS I HYDROMETER
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GRAIN SIZE IN MILLIMETERS
COBBLES GRAVEL .SAND SILT OR CLAY
coarse | fine coarsel medium [ fine
Specimen |dentification Date:  5-2-2016
5] B-10 Classification LL | PL Pl Cc | Cu
§ Depth: 8.5 Clayey SAND (SC) 26 16 10
EI Sample Location Boring 10 from 8.5' - 9'
§I uUSCS sC
b AASHTO
% Specimen Identification
z @ B-10 D100 D60 D30 D10 %Gravel | %Sand | %Silt | %Clay
% Depth: 8.5 9.5 0.145 0.1 56.3 43.7
P Natural Moisture 7.9 % S.E. Absorption %,
§ R-Value Durability Index Soundness
E Perctage of Wear (500 rev) % Specific Gravity Direct Shear
2 i q ing'
y %g@gscgnggggggkﬂges The Vintage at King's Canyon PLATE
; Carson City, NV 89706
: 7S sos ol p GRAIN SIZE DISTRIBUTION
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U.S. SIEVE OPENING IN INCHES

| U.S. SIEVE NUMBERS

HYDROMETER

LUMOS

& ASSOCIATES

Fax: (775)883-7114
bsexton@Ilumosinc.com

Job Number: 8947.000
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GRAIN SIZE IN MILLIMETERS
COBBLES CRAVEL .SAND SILT OR CLAY
coarse [ fine coarse | medium ] fine
Specimen Identification Date: 5-2-2016
® B-11 Classification LL PL PI Cc | Cu
é Depth: 6 Clayey SAND (SC) 31 19 12
EI Sample Location Boring 11 from 6' - 6.5'
§| uscs sC
2 AASHTO
-| Specimen Identification
g (] B-11 D100 D60 D30 D10 %Gravel| %Sand | %Silt | %Clay
z Depth: 6| 125 0.176 1.0 49.0 49.9
a Natural Moisture 7.6 % S.E. Absorption %
% R-Value Durability Index Soundness
.-§..' Perctage of Wear (500 rev) % Specific Gravity Direct Shear
b
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U.S. SIEVE OPENING IN INCHES | U.S. SIEVE NUMBERS | HYDROMETER
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GRAIN SIZE IN MILLIMETERS
COBBLES GRAVEL ,SAND SILT OR CLAY
coarse | fine coarsel medium | fine
Specimen Identification Date:  5-2-2016
© B-12 Classification LL | PL Pl Cc | Cu
§ Depth: 8 Sandy SILT (ML) 38 28 10
.SI Sample Location Boring 12 from 8' - 8.5'
§I uUSCS ML
o AASHTO
- Specimen Identification
% [ ] B-12 D100 D60 D30 D10 %Gravel | %Sand %Silt %Clay
g Depth: 8 9.5 0.3 30.4 69.3
§ Natural Moisture 6.6 % S.E. Absorption %|
g R-Value Durability Index Soundness
§_I Perctage of Wear (500 rev) % Specific Gravity Direct Shear
3
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: S aCTALL,
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: ars ses-or GRAIN SIZE DISTRIBUTION
@ LUMOS bsexton@lumosinc.com ..1 _1
§ & ASSOCIATES Job Number: 8947.000 Date: May 201




U.S. SIEVE OPENING IN INCHES | U.S. SIEVE NUMBERS | HYDROMETER
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GRAIN SIZE IN MILLIMETERS
COBBLES GRAVEL .SAND SILT OR CLAY
coarse ‘ fine coarse l medium | fine
Specimen Identification Date: 5-2-2016
[ B-13 Classification LL | PL Pi Cc | Cu
§| Depth: 5.5 Clayey SAND (SC) 30 19 11
o Sample Location Boring 13 from 5.5' - €'
§ USCS SC
g AASHTO
=] Specimen Identification
% ® B-13 D100 D60 D30 D10 %Gravel| %Sand | %Silt | %Clay
g Depth: 5.5 12.5 0.216 0.8 61.7 37.6
P Natural Moisture 58 % S.E. Absorption %
5 R-Value Durability Index Soundness
% Perctage of Wear (500 rev) % Specific Gravity Direct Shear
o . . . o
" 'gé’&"é_’%%.'.‘é’géﬁsa?k‘i'vgtyes The Vintage at King's Canyon PLATE
;’ Carson City, NV 89706
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Fax: (775) 883-7114
bsexton@lumosinc.com

Job Number: 8947,000

U.S. SIEVE OPENING IN INCHES I U.S. SIEVE NUMBERS I HYDROMETER
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GRAIN SIZE IN MILLIMETERS
COBBLES GRAVEL _SAND SILT OR CLAY
coarse [ fine coarse [ medium ‘ fine
Specimen ldentification Date: 5-2-2016
[ ] B-14 Classification LL PL Pi Cc | Cu
§ Depth: 30 Silty SAND (SM) NP | NP | NP
El Sample Location Boring 14 from 30' - 31.5'
%I USCS SM
3 AASHTO
-1 Specimen Identification
% @ B-14 D100 D60 D30 D10 %Gravel | %Sand %Silt ‘ %Clay
g Depth: 30 9.5 0.135 0.3 59.6 40.1
a Natural Moisture 19.8% S.E. Absorption %
g R-Value Durability Index Soundness
EI Perctage of Wear (500 rev) % Specific Gravity Direct Shear
2 ; ‘ ing'
y %5‘5“5‘_’%25‘39 ﬁ:ﬁ?@g&s The Vintage at King's Canyon PLATE
2 Carson City, NV 89706
3 QL] GRAIN SIZE DISTRIBUTION
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PERCENT FINER BY WEIGHT

U.S. SIEVE OPENING IN INCHES |
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1 0.1

0.01
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GRAVEL

SAND
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SILT OR CLAY

Specimen Identification

Date:

5-2-2016

B-15

Classification

LL

PL

Pl

Cc | Cu

Depth:

3

Sandy SILT (ML)

36

29

Sample Location

Boring 15 from 3' - 3.5'

USCS

ML

" AASHTO

Specimen Identification

B-15

D100

D60

D30 D10

%Gravel

%Sand

%Silt | %Clay

Depth:

3125

0.8

38.3

61.0

Natural Moisture

15.5%

Absorption %

R-Value

Durability Index

Soundness

Perctage of Wear (500 rev) %

Specific Gravity

Direct Shear

LUMOS GRAIN SIZE 8947.000 KINGS CANYON.GPJ US LAB.GDT 5/25/16
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Lumos and Associates
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Carson City, NV 89706
(775) 883-7077

Fax: (775) 883-7114
bsexton@lumosinc.com
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Job Number: 8947.000

U.S. SIEVE OPENING IN INCHES | U.S. SIEVE NUMBERS | HYDROMETER
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GRAIN SIZE IN MILLIMETERS
COBBLES CRAVEL .SAND SILT OR CLAY
coarse I fine coarse | medium | fine
Specimen Identification Date: 5-2-2016
] B-16 Classification LL PL Pl Cc | Cu
E Depth: 0 Silty SAND (SM) 33 26 7
g Sample Location Comb. Samp. B-16, 19, & 22 from 0'-5'
§ USCS SM
o AASHTO
- Specimen Identification
Zle B-16 D100 D60 D30 D10 | %Gravel| %Sand | %Sitt | %Clay
2 Depth. 0| 95 0.236 1.4 62.7 35.9
@ Natural Moisture 6.5 % S.E. Absorption %
§I R-Value 21 Durability Index Soundness
EI Perctage of Wear (500 rev) 9% Specific Gravity Direct Shear 30
¢ i ; ing'
" '55‘5"5‘?%2.'.‘;’9 9%2‘,’.{;',35"5 The Vintage at King's Canyon PLATE
"z" Carson City, NV 89706
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U.S. SIEVE OPENING IN INCHES | U.S. SIEVE NUMBERS I HYDROMETER
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GRAIN SIZE IN MILLIMETERS
COBBLES St _SAND SILT OR CLAY
coarse ! fine coarse | medium | fine
Specimen Ildentification Date: 5-2-2016
® B-17 Classification LL PL Pl Cc | Cu
§ Depth: 3 Silty SAND (SM) 30 | 25 5
EI Sample Location Boring 17 from 3' - 3.5'
§ USCS SM
- AASHTO
; Specimen Identification
2o B-17 D100 D60 D30 D10 [%Gravel| %Sand | %Siit | %Clay
g Depth: 3| 125 0.146 0.5 54.5 44.9
§ Natural Moisture 17.5% S.E. Absorption %
¥ R-Value Durability Index Soundness
g Perctage of Wear (500 rev) % Specific Gravity Direct Shear
s _
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;’ Carson City, NV 89706
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Job Number: 8947.000

U.S. SIEVE OPENING IN INCHES I U.S. SIEVE NUMBERS I HYDROMETER
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GRAIN SIZE IN MILLIMETERS
COBBLES GRAVEL ,SAND SILT OR CLAY
coarse | fine coarsel medium | fine
Specimen Identification Date: 5-2-2016
@ B-18 Classification LL PL PI Cc | Cu
é Depth: 11 Clayey SAND (SC) 29 | 19 | 10
sl Sample Location Boring 18 from 11' - 11.5'
o USCS SC
3 AASHTO
- Specimen Identification
Je B-18 D100 D60 D30 D10 | %Gravel| %Sand | %Silt | %Clay
z Depth: 11 9.5 0.141 0.1 51.7 48.1
2 Natural Moisture 8.4 % S.E. Absorption %
§ R-Value Durability Index Soundness
EI Perctage of Wear (500 rev) %, Specific Gravity Direct Shear
8 . _
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U.S. SIEVE OPENING IN INCHES | U.S. SIEVE NUMBERS | HYDROMETER
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GRAIN SIZE IN MILLIMETERS
COBBLES GRAVEL S AL SILT OR CLAY
coarse ] fine coarsel medium ] fine
Specimen Identification Date:  5-2-2016
® B-20 Classification LL PL Pi Cc | Cu
§ Depth: 15 Clayey SAND (SC) 32 23 9
.5| Sample Location Boring 20 from 15' - 16.5'
% USCS SC
2 AASHTO
- Specimen Identification
% @ B-20 D100 D60 D30 D10 %Gravel| %Sand | %Silt ] %Clay
g Depth: 15 9.5 0.164 3.1 53.6 43.3
g Natural Moisture 21.9% S.E. Absorption %
E R-Value Durability Index Soundness
§ Perctage of Wear (500 rev) % Specific Gravity Direct Shear
3
i %ggngscgh\% Qgg?&g?s The Vintage at King's Canyon PLATE
: AE& Carson City, NV 89706
2 (E2YES3= 0077 GRAIN SIZE DISTRIBUTION
g Fax: (775) 883-7114
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U.S. SIEVE OPENING IN INCHES | U.S. SIEVE NUMBERS | HYDROMETER
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GRAIN SIZE IN MILLIMETERS
COBBLES GRAVEL .SAND SILT OR CLAY
coarse l fine coarse i medium [ fine
Specimen |dentification Date: 5-2-2016
® B-21 Classification LL PL Pl Cc | Cu
2 Depth: 8.5 Clayey SAND (SC) 30 | 22 8
il Sample Location Boring 21 from 8.5' - 9'
§ USCS sC
= AASHTO
2| Specimen Identification
ole B-21 D100 D60 D30 D10 | %Gravel| %Sand | %Silt | %Clay
§ Depth: 85| 95 0.184 03 | 539 45.9
g Natural Moisture 6.6 % S.E. Absorption %
g R-Value Durability Index Soundness
§ Perctage of Wear (500 rev) % Specific Gravity Direct Shear
@
i kg&?%gﬂ%@gg?&g}fs The Vintage at King's Canyon PLATE
: i el
2 foseny GRAIN SIZE DISTRIBUTION
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bsexton@lumosinc.com

Job Number: 8947.000

Date: May 20]'6
L]

U.S. SIEVE OPENING IN INCHES | U.S. SIEVE NUMBERS | HYDROMETER
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GRAIN SIZE IN MILLIMETERS
COBBLES St .SAND SILT OR CLAY
coarse | fine coarse | medium I fine
Specimen Ildentification Date: 5-2-2016
& B-23 Classification LL PL Pl Cc | Cu
g Depth: 5 Silty, Clayey SAND (SC-SM) 28 | 22 6
%I Sample Location Boring 23 from 5' - 5.5'
o
% USCS SC-SM
™ AASHTO
=2 . . B
g Specimen Identification
@ B-23 D100 D60 D30 D10 %Gravel| %Sand | %Silt %Ciay
% Depth: 5 12.5 0.327 34 62.6 33.9
§ Natural Molsture 85 % S.E. Absorption %
§ R-Value Durability Index Soundness
§ Perctage of Wear (500 rev) % Specific Gravity Direct Shear
g 5 ) .
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Carson City, NV 89706
(775) 883-7077
Fax: (775) 883-7114

bsexton@lumosinc.com

GRAIN SIZE DISTRIBUTION

Job Number: 8947.000

U.S. SIEVE OPENING IN INCHES i U.S. SIEVE NUMBERS I HYDROMETER
6 43 245 Lau V235 3 4 6 g10 416 55 30 45 50,70 100,200 0400
100 I : | o [ MTITETTTTT TTIN : ET T MHETT T
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GRAIN SIZE IN MILLIMETERS
COBBLES GRAVEL .SAND SILT OR CLAY
coarse [ fine coarse ‘ medium | fine
Specimen Identification Date:  5-2-2016
® B-24 Classification LL PL Pl Cc | Cu
§ Depth: 3 Silty SAND (SM) 29 23 6
sl Sample Location Boring 24 from 3' - 3.5'
§ USCS SM
= AASHTO
-] Specimen Identification
% @ B-24 D100 D60 D30 D10 %Gravel| %Sand | %Silt | %Clay
% Depth: 3 25 0.414 0.084 6.8 65.5 277
§ Natural Moisture 08 % S.E. Absorption %
¥ R-Value Durability Index Soundness
% Perctage of Wear (500 rev) % Specific Gravity Direct Shear
3 . . o
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Lumos and Associates
800 E. College Parkway

Carson City, NV 89706
(775) 883-7077

Fax: (775)883-7114
bsexton@lumosinc.com

The Vintage at King's Canyon
ATTERBERG LIMITS' RESULTS

Job Number: 8947.000

Date: May 2016 |
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CL-ML e T o @ @
Oﬂ 20 40 60 80 100
LIQUID LIMIT
Specimen Identification LL| PL Pl |Fines| Classification
® B-01 0.0 36 23 13 38 | Clayey SAND (SC)
x| B-01 5.0 34 16 18 29 | Clayey SAND (SC)
A| B-01 210 NP| NP| NP 17 | Silty SAND (SM)
*| B-02 50/ NP| NP| NP 15 | Silty SAND (SM)
©|B-03 30,0/ NP| NP| NP 12 | Poorly Graded SAND w/Silt (SP-SM)
o B-04 10.0] NP| NP| NP 30 | Silty SAND (SM)
O| B-04 16.0 3 16 15| 46 | Clayey SAND (SC)
A| B-05 3.0 32 21 11 34 | Clayey SAND (SC)
®| B-06 200, 37| 21 16| 81 | Lean CLAY with Sand (CL)
o| B-07 11.0/ NP| NP| NP 11 | Poorly Graded SAND w/Silt (SP-SM)
..,|D B-08 55| 45| 21 24| 50 | Clayey SAND (SC)
gle| B-09 00| 40| 16| 24| 48| Ciayey SAND (SC)
gle| B-10 85| 26| 16| 10| 44| Clayey SAND(SC)
g»‘: B-11 6.0 31 19 12 50 | Clayey SAND (SC)
v
él&z B-12 80| 38| 28| 10| 69|sandySLT (M)
§Il B-13 55( 30| 19 1 38 | Clayey SAND (SC)
go B-14 300/ NP| NP| NP| 40/|sity SAND (sM)
do|B-15 30| 36| 29 61 | Sandy SILT (ML)
8
3]%| B-16 00| 33| 26 36 | Silty SAND (SM)
¢l®| B-17 30 30| 25 45 | Silty SAND (SM)
=
o
£
8
E

PLATE
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LIQUID LIMIT
Specimen Identification LL| PL Pl |Fines| Classification
®| B-18 1.0 29| 19| 10| 48| Clayey SAND(SC)
|m B-20 15.0 32 23 9| 43| Clayey SAND (SC)
A(B-21 85| 30| 22 8| 46 | Clayey SAND (SC)
*| B-23 5.0 28 22 6 34 | silty, Clayey SAND (SC-SM)
©| B-24 3.0 29| 23 6 28 | Silty SAND (SM)
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LUMOS COMPACTION 8947.000 KINGS CANYON.GPJ US LAB.GDT 5/25/16

135

Y \ Date: 5-6-2016
\ \ Sample ID: B-01
. \ Sample Location: Comb. Samp. B-1, 2, 3, & 5 from 0'-3'
130 \ \ Depth: 0
. WA Description of Material: Ciayey SAND (SC)
WA
AR Test Method ASTM D 15578
125 3 \
VA
\
5 \\ \\ TEST RESULTS
120 \‘ Maximum Dry Density 109.5 PCF
A \\ Optimum Water Content 15.0 %
NWAY Natural Moisture 6.7 %
115 \ \ \\ R-Value 43
N USCS Classification: SC
\ AASHTO Classification:
i
110 2 1IN > \\ ATTERBERG LIMITS
IS
N
g .,/ X A \\ LL PL PI
> \ 36 23 13
3 105 \ NN\
2 I\ FINES
a A EANAN o . .
> h \ 38 % Passing #200 Sieve
x NEWN
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WATER CONTENT, %
'ggg"éfscgmggggggkﬂggﬁs The Vintage at King's Canyon PLATE
Carson City, NV 89706
A 775) 883-7077
fzaxz)ms) e MOISTURE-DENSITY CURVE
L UMDS bsexton@Ilumosinc.com B-3_ 1
& ASSOCIATES Job Number: 8947.000 Date: May 2016 _
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LUMOS COMPACTION B347.000 KINGS CANYON.GPJ US LAB.GDT 5/25/16

1
35 : \\ ' Date: 5-2-2016
\ \ Sample ID: B-16
) \\ Sample Location: Comb. Samp. B-16, 19, & 22 from 0'-4
130 \ Depth: 0
; A Description of Material: _Silty SAND (SM)
\ \‘ ASTM D 1557B
125 \\ \ \\ Test Method
NA
A
NE VA TEST RESULTS
120 A\ \ . .
VARRN \‘ Maximum Dry Density 121.0 PCF
4 \ \ \\ Optimum Water Content 10.5 %
\ NN Natural Moisture 6.5 %
115 LAY . \\ R-Value 21
NE USCS Classification: SM
\ AASHTO Classification:
\
WA
110 NE Y ATTERBERG LIMITS
e \
g X \ \ LL PL Pl
y N \\ 33 26 7
(7
7 105 \  FINES
> A \ 36 % Passing #200 Sieve
x ALY N
NIAN \\
100 O\
AEAVA
\
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85 R y "b%
\'Eb 2 ‘%@
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N Q
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\-@! N
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0 5 10 15 20 25 30 35 40 45
WATER CONTENT, %
%gg"g%gﬁ'%@gg?kﬂggﬁs The Vintage at King's Canyon PLATE
Carson City, NV 89706
(rojssrorr MOISTURE-DENSITY CURVE
LUMOS bsexton@lumosinc.com B-3 = 2
8 ASSOCIATES Job Number: 8947.000 Date: May 2016
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R VALUE 8947.000 KINGS CANYON.GPJ

I\

LUMOS

Carson City, NV 89706
(775) 883-7077

Fax: (775) 883-7114
bsexton@Ilumosinc.com

& ASSOCIATES

Job Number: 8947.000

RESISTANCE VALUE TEST

60 —
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\
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@ \
\
25 X
\
\
A
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15
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5
0
500 400 300 200 100 0
EXUDATION PRESSURE, psi
Test Data
Specimen No. |Water Content (%)| Dry Density (pcf) | Expansion (psf) | Exudation (psi) Test R-Value*
1 14.7 110.7 281.0 477.0 58.0
e 2 15.7 110.5 139.0 250.0 31.0
gl 3 179 108.4 74.0 222.0 19.0
EI * Reported values have been corrected for sample height, where required.
§| Test Result
Specimen Identification Classification R-Value
B-01 0.0 Clayey SAND (SC) 43
%ggng%g{r% eAgg?kﬂges The Vintage at King's Canyon PLATE
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EXUDATION PRESSURE, psi
Test Data
Specimen No. |Water Content (%)| Dry Density (pcf) | Expansion (psf) | Exudation (psi) Test R-Value*
1 13.5 111.9 100.0 338.0 58.0
@ 2 151 119.0 43.0 310.0 25.0
§ 3 16.1 109.3 9.0 2140 9.0
'8 * Reported values have been corrected for sampie height, where required.
g Test Result
g Specimen ldentification Classification R-Value
| B-16 0.0 Silty SAND (SM) 21
2
g 'ga‘g“é?%g{.‘ggéﬁg?k%ﬁfs The Vintage at King's Canyon PLATE
g Carson City, NV 89706
3 775) 883-7077
3 {7ojsee om ) RESISTANCE VALUE TEST
5 LUMOS bsexton@lumosinc.com B"'4-2
E S&AS50CIATES Job Number: 8947.000 Date: May 2912 5
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LUMOS DIRECT SHEAR 8947.000 KINGS CANYON.GPJ US LAB.GDT 5/25/16

LUMOS

& ASSOCIATES

I

Carson City, NV 89706
(775) 883-7077

Fax: (775)883-7114
bsexton@lumosinc.com

Job Number: 8947.000

DIRECT SHEAR TEST

Date: May 201 6’
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2 e

1

Eg/
®
0
0 1 2 3 5 6
NORMAL PRESSURE, ksf
Specimen Identification Classification Y |IMC%| ¢ ¢
@® B-01 0.0 Clayey SAND (SC) 110 15 0.00 35.0
X B-16 0.0 Silty SAND (SM) 121 11 0.31 30.0
%gg“ﬁ:gﬂgg‘e\gggkﬂg?s The Vintage at King's Canyon PLATE
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SilverState

¥ Analylical Laboratories

SOLUBLE SULFATE 8947.000 KINGS CANYON.GPJ US LAB.GDT 5/12/16

@ sterra Enviranmentat Monitering £ EnvivdTech,
Laboratory Report
Report ID: 147874

Lumos and Associates-C.C. Date: 5/3/2016

Attn: Mitch Burns Client: LUM-517

800 E. College Parkway Taken by: B. Sexton

Carson City, NV 89706 PO #: 8947.000/MB

Analysis Report
Laboratory Accreditation Number: NV-00015
Laboratory Sample ID Customer Sample ID Date Sampled Time Sampled Date Received
$201604-1235 Comb.B-123 &5 4/21/2016 9:00 AM 4/28/2016
Reporting Date Data
Parameter Method Result Units Limit Analyst Analyzed  Flag
Chloride - Ion Chromatography SW-846 9056A 18 mg/Kg 10 Faulstich 4/29/2016
pH - Saturated Paste SW-846 9045D 7.84 pH Units Bergstrom 4/29/2016
pH - Temperature SW-846 9045D 21.0 °C Bergstrom 4/29/2016
Resistivity AASHTO AASHTO T288 3316 ohm em Bergstrom 5/2/2016
Sodium ASTM ASTM D2791 <0.01 % 0.01 Bergstrom 4/29/2016
Sulfate SM4500 M 4500 SO4 1 <0.01 % 0.01 Bergstrom 412912016
Total Sodium Sulfate Caleulation <0.01 % 0.01 Bergstrom 4/29/2016
Laboratory Accreditation Number: NV-00015
Laboratory Sample ID Customer Sample ID Date Sampled Time Sampled Date Received
S201604-1236 B-9 from 0-5 4/20/2016 9:00 AM 4/28/2016
Reporting Date Data
. Parameter Method Result Units Limit Analyst Analyzed Flag
Chloride - Ion Chromatography SW-846 9056A <10 mg/Kg 10 Faulstich 4/30/2016
pH - Saturated Paste SW-846 9045D 6.34 pH Units Bergstrom 4/29/2016
pH - Temperature SW-846 9045D 21.0 °C Bergstrom 4/29/2016
Resistivity AASHTO AASHTO T288 2178 ohm cm Bergstrom 5212016
Sodium ASTM ASTM D2791 <0.01 % 0.01 Bergstrom 4/29/2016
Sulfate SM4500 SM 4500 SO4 E <0.01 % 0.01 Bergstrom 4/29/2016
Total Sodium Sulfate Calculation <0.01 % 0,01 Bergstrom 4/29/2016
Lumos and Associates i ing'
800 E. College Parkway The Vintage at King's Canyon PLATE
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Carson City, NV 89706
(775) 883-7077

Fax: (775) 883-7114
bsexton@Iumosinc.com

Job Number: 8947.000

SOLUBLE SULFATE

Date: May 2016 |
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A X SilverState

SOLUBLE SULFATE 8947.000 KINGS CANYON.GPJ US LAB.GDT 5/12/16

v v Analytical Laboratories
@ stere Bnvranmentat Wenitering Afz8nvivelech.
Laboratory Report
Report ID: 147874
Lumos and Associates-C.C. Date: 5/3/2016
Attn; Mitch Burtis Client: LUM-517
800 E. College Parkway Taken by: B. Sexton
Carson City, NV 89706 PO #: 8947.000/MB
Analysis Report
Laboratory Accreditation Number; NV-00015
Laboratory Sample ID Customer Sample ID Date Sampled Time Sampled Date Received
5201604-1237 B-20 from 5-6.5' 4/19/2016 9:00 AM 4/28/2016
Reporting Date Data
. Parameter Method Result Units Limit Analyst Analyzed Flag
Chloride - [on Chromatography SW-846 9056A <10 mg/Kg 10 Faulstich 4/30/2016
pH - Saturated Paste SW-846 9045D 7.05 pH Units Bergstrom 4/29/2016
pH - Temperature SW-846 9045D 21.1 °C Betrgstrom 4/29/2016
Resistivity AASHTO AASHTO T288 6398 ohm cm Bergstrom 51212016
Sodium ASTM ASTM D2791 <0,01 % 0.01 Bergstrom 4/29/2016
Sulfate SM4500 SM 4500 SO4 E <0.01 % 0.01 Bergstrom 4/29/2016
Total Sodium Sulfate Calculation <0.01 % 0.01 Bergstrom 41292016
‘ Data Flag Legend: ) o -
Lumos and Associates i ing'
800 E. College Parkway The Vintage at King's Canyon PLATE
Carson City, NV 89706
(79805 FOICS SOLUBLE SULFATE
Fax: (775) 883-7114
LUM 0 s bsexton@Ilumosinc.com B-G_ 2
& ASSOCIATES Job Number: 8947.000 Date: May 2016
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PAVEMENT DESIGN 8347.000 KINGS CANYON.GPJ US LAB.GDT §/12/16

Job # 8947.000

Client: Divinni NV, LLC
Description: Pavement Calculations
By: B. Sexton

R-Value for Native Silty Sand = 21
R-Value for Gravel (Type II, Class B) = 70

TI=5

Gr = 2.50

GE = 0.0032(TI)(100-R)
tlayer = GE/Gt

GEac= 0.0032(5)(100-70) = 0.48’
tac= .48/(2.50)%(12") = 2.3" => use 3" asphalt
tac@cwan= (3)(2.50)/12" = .63’

GEas= 0.0032(5)(100-21) = 1.26’
tas= (1.26 - 0.63)(12")/1.1 = 6.9" => use 8" aggregate base

Therefore, use 3” of Asphalt Concrete (AC) underlain by a minimum of
8" of Type 2 Class B Aggregate Base and underiain by a minimum of 12
inches of properly prepared subgrade soils.

L d iat i ing'
& Smes anc ggggg&gyes The Vintage at King's Canyon PLATE
Carson City, NV 89706
(775) 883-7077
Fax: (775) 883-7114 PAVEMENT DESIGN
LU M U S bsexton@lumosinc.com C"' 1
&ASSOCIATES Job Number: 8947.000 Date: May 201‘6‘_ n
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DESIGN RESPONSE SPECTRUM 8847.000 KINGS CANYON.GPJ US LAB.GDT 5/12/16

Design Maps Summary Report

hitp://ehp | -earthquake.cr.usgs. gov/designmaps/us/summary.php?templa..

2ISGS Design Maps Summary Report

User-Specified Input
Report Title

Building Code Reference Document

Site Coordinates
Site Sail Classification

Risk Category
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USGS-Provided Output
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S.

2.377 g
0.875g
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SMl

The Vintage at King's Canyon
Tue May 10, 2016 20:33:13 UTC

2012 International Building Code
(which utitizes USGS hazard data available In 2008)

39.1723°N, 119.7777°W
Site Class D - “'Stiff Soil”
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2.377 g Sps = 1.585¢
1.312¢g Spp= 0.875¢

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

MCE, Response Spectrum

Design Response Spectrum
6T
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Although this information is a product of the U.S. Geological Survey, we provide no warranty, expressed or Implied, as to the accuracy of
the data contained therein. This tool is not a substitute for technical subject-matter knowledge.

Lumos and Associates
800 E. College Parkway
Carson City, NV 89706
(775) 883-7077

Fax: (775) 883-7114
bsexton@Ilumosinc.com
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The Vintage at King's Canyon
DESIGN RESPONSE SPECTRUM

Job Number: 8947.000
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Introduction
A. Description of Project

This conceptual drainage report presents the finding of the preliminary drainage study
for the Tentative Map Application for APNs 009-012-02 (80.66AC), 007-573-04
(23.93AC), 007-573-05 (16AC) and 001-131-01 (7.83AC) located within a portion of
the South 2 of Section 7 and the North %2 of Section 18, Township 15N, Range 20E
of the Mount Diablo Meridian. It identifies the existing and proposed site conditions,
and the potential drainage improvements. This study has been conducted in
accordance to the Carson City Municipal Code and Carson City Development
Standards.

The Vintage at Kings Canyon is a Planned Unit Development that provides for a mix of
housing types, including large, medium and small lot single family homes. Also
included are assisted living units and extended care facilities for aging residents which
are 36,000 and 18,000 square feet respectively. Two mixed use buildings of roughly
13,000 square feet are also included near the assisted living/extended care facility.
The single family residential component of the project includes a clubhouse and
outdoor recreation area. The project also includes a substantial open space/public
amenity element that includes extension of the existing trail system, additional
landscaped open areas between smaller units and the preservation of a historic
farmhouse.

B. Existing Site Conditions

The project site of the Vintage at Kings Canyon PUD is 78.2 acres. APN 009-012-02 is
80.66 acres and bound on the South by W King St, on the North half to the East by N
Ormsby Blvd. The remaining boundaries are by multiple single family residences to the
West, the North and the Southern portion to the East. The proposed project is only
going to encompass the portion of APN 009-012-02 to the north of Ash Canyon Creek
which is 30.4 acres. The remaining project site is on the East side of N Ormsby Blvd and
is comprised of 3 different APNs. These three APNs comprise 47.76 acres and are bound
by N Ormsby Blvd on the West and Mountain St on the East. The remaining boundaries
are by multiple single family residences and some open space farmland. Vicee Canyon
Creek runs through the Eastern portion of the site. The site is currently covered in short
grass and is used as pasture for animal grazing. The site generally slopes from the West
to East with the average slope across the project being 2% to 3%.

This Conceptual Drainage Report is to accompany the PUD Tentative Map application for
submittal of The Vintage at Kings Canyon PUD. The proposed PUD consists of 212 single
family residences, a 10,000 square foot clubhouse, a 13,000 square foot retail space,
36,000 square foot assisted living facility and a 18,000 square foot extended care
facility. The land use is as follows:

Table 1 — Proposed Land Use

Land Use Acres Percentage |
Open Space 25.8 33.0%
Right of Way 15.94 20.4%
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Single Family Lot Area 32.74 41.9%
Building Area (Non-SF Houses) 2.0 2.5%
Parking Areas 1.75 2.2%
Total 78.2 100%

C. Other Previous Studies

The project site of The Vintage at Kings Canyon is located within the Kings Canyons
Creek, Ash Canyon Creek and the Vicee Canyon Creek watersheds and has been
addressed in the various studies in this area. Four major studies that performed in
this area include:

1. The Hydraulic analysis US 395 Bypass Freeway Carson City, Nevada by WRC (April
1997)

2. The effective FEMA Flood Insurance Study Report by FEMA (January 16, 2009)

3. The SW Carson City Regional Hydrologic Analysis Final Report by Manhard (March
2010)

4. Hydrologic Analysis for Carson City Restudy, Flood Insurance Study by HDR (June
2010)

The Hydrologic Analysis for Carson City Restudy, Flood Insurance Study performed by
HDR in June of 2010 was intended to review the hydrologic data provided to Carson
City in the previous studies, make adjustments necessary and select peak discharges
for 10-, 50-, 100-, and 500-year storm events to be used in the hydraulic analysis of
the study reaches. This study is the most comprehensive of the four and will be used
in this study for offsite baseline flows into the project area.
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D. General Location Map

Location Map
The Vintage at Kings Canyon
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II. Existing and Proposed Hydrology

A. Existing and Proposed Drainage Basin Boundaries

There are three offsite drainage basins that flow onto the project area:

Table 2 — Drainage Basins and Areas (Manhard 2010)

Basin Area (mi?)
Vicee Canyon 1.57
Ash Canyon 5.48
Kings Canyon 4.99

A reservoir built for Vicee Canyon Creek contains all of the runoff for a 100-year
storm event with approximately 9 feet of freeboard (HDR 2010). The reservoir is
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upstream of the Project site. The drainage basin that actually drains onto the project
area is much smaller, approximately 0.18mi?. The basin map from the HDR 2010
report is provided in Appendix B.

B. Design Storm and 100-year, 24-Hour Storm Flow Calculations
Offsite flows onto the project site are:

Table 3 — Existing Off-Site Flow (HDR 2010)

Peak Flows (cfs)

10% Annual | 2% Annual | 1% Annual
Watershed Chance Chance Chance
Vicee Canyon Creek
(into retention basin) 26 265 370
Vicee Canyon Creek 0 0 0
(outflow from retention basin)
Vicee Canyon Creek
(from sub-basin VC03C) 12,65 = 12252
Ash Canyon Creek (AC08C) 269 762 1,065
Kings Canyon Creek (KC14C2) 280 816 1,071

The nodes for the Ash Canyon and Kings Canyon offsite flows were chosen from
the sub-basins directly upstream from the project site.

The 5-year, 24-hour and 100-year, 24-hour onsite storm flows are as follows:

Table 4 — On-Site Flow Pre and Post-Development

Pre-Development Post-Development
Basin 5-year 100-year 5-year 100-year
West 2.6 6.9 11.0 24.1
East 4.4 11.6 18.4 40.2

The design period for the project per Carson City Ordinance is a 5-year, 24-hour
duration. This results in an increase of 22.4 cfs and a volume of 4.6 acre-feet.

For onsite flows, HEC-HMS version 4.1 was used to determine the existing and
post development runoff conditions. The rainfall data was obtained from the
National Oceanic and Atmospheric Administration (NOAA) Atlas 14. Retrieved from
the Hydrometeorlogical Design Studies Center — Precipitation Frequency Data
Server. The Design Storm events considered were 5 and 100-year storm events
(see Appendix A). Onsite pre-development and post-development storm runoff

C. Existing Drainage Problems
There are no known existing drainage problems
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D. On-site and Downstream Drainage

Currently on-site flows drain into the two creeks that transverse the project site. The
Eastern portion of the project site drains to the Southeast and discharges from the
site into the neighborhood to the East. The Western portion of the project area is
divided into three different basins. The Southern basin discharges from the
Southeast corner onto King St. and then flows onto N Ormsby Blvd to 5% St. and
then towards Carson St. The middle basin discharges onto Glenbrook Cir. and then
joins the flow from the Southern basin on N Ormsby Blvd. The Northern basin
discharges into Ash Canyon Creek which discharges from the project site onto E
Washinton St. and flows Easterly towards Carson St.

E. Floodplain

According to FEMA Flood Insurance Rate Maps (FIRM) for the project location the
western portion of the project is located entirely in FEMA zone AE with flood
depths of less than 1 foot. The eastern portion of the project is approximately 4
in FEMA zone AO with depths of 1’. However, Lumos has looked at the HEC-RAS
modeling that was performed for the FIRM map and we believe the model has
compounds which need to be explored with Carson City in order to ensure the
model utilized going forward is as accurate as possible. The HEC-RAS model for
Ash Canyon Creek has a lateral weir on the south side of it that crosses N. Ormsby
Blvd. This lateral weir appears to be artificially raising the base flood elevation
(BFE) for the area to the west of N. Ormsby Blvd. and skewing the floodplain on
the east side.

The cross section for the Ash Canyon Creek near N. Ormsby Blvd. (cross section A
on FIRM panel 3200010091F) show that the lateral weir is holding back almost 1.5
feet of water. Additionally, the topography outside of the cross section to the
south shows that some of the runoff will most likely flow south into the
neighborhood and onto N. Ormsby Blvd. instead of crossing it. This reduced flow
that does cross N. Ormsby will reduce the footprint of the BFE on the east side.
We propose to coordinate these items with Carson City staff as part of future
flood modeling efforts.

F. Existing Irrigation

There is periodic existing irrigation on the project site from the creeks with
existing surface water. This irrigation will cease with the development.

G. Tributary Exhibit
The tributary exhibit is shown on the basin map provided by HDR, located in
Appendix B.

III. Proposed Drainage Facilities (on-site and off-site)

A. Routing of flow in and/or around site, downstream, and location of drainage
facilities.
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On-Site Flow

Onsite flow will be routed via curb and gutter and underground storm drainage into
retention basins located around the project location. The retention basins will be
sized in order to contain the difference between the pre-development and post-
development 5-year, 24-hour storm runoff as required by Carson City Code.

Off-Site Flow

Off-site flow that enters the project location will also be collected and routed to
retention basins via an underground storm drainage system. The retention basins
will be sized so that the discharge from the project location will not exceed the
existing discharge flow.

B. Mitigation Measures

Best Management Practices techniques should be implemented to manage the
quantity and improve the quality of stormwater runoff, minimize local erosion and
potential discharges to adjacent properties.

C. Floodplain Modifications

The Vintage at Kings Canyon PUD will be constructed as to not impact the
floodplain volume by adhering to 1:1 cut/fill grading required for floodplain. The
housing pads will be placed at 2’ above the BFE while streets and open space
areas will be lowered.

D. Exhibit

A copy of the PUD tentative map showing proposed retention basin locations and
the FEMA Firmettes for the project location are provided in Appendix C.

IV. Conclusions

The Vintage at Kings Canyon PUD will be designed in accordance with Carson City
Municipal Code and Carson City Development Standards. The project will not have a
detrimental effect on surrounding properties. There will be on-site retention that will
mitigate any increase in storm runoff and help control on and off-site flows.
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Appendix A
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Project:

Start of Run:
End of Run:

01Jan2016, 00:00
02Jan2016, 00:00

Compute Time: 25Aug2016, 14:16:31

Basin Model:
Meteorologic Model:

Vintage at Kings Canyon Simulation Run: 5-year, 24-hour Pre

Vintage Pre
5 Year

Control Specifications:24-Hour

Hydrologic Drainage Area Peak Discharge | Time of Peak Volume
Element (MI2) (CFS) (IN)
West Basin 0.046 2.6 01Jan2016, 12:34 0.31
East Basin 0.074 4.4 01Jan2016, 12:32 0.31
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Project: Vintage at Kings Canyon Simulation Run: 5-year, 24-hour Post

Start of Run:
End of Run:

01Jan2016, 00:00
02Jan2016, 00:00

Compute Time:25Aug2016, 14:16:14

Basin Model:
Meteorologic Model:

Vintage Post
5 Year

Control Specifications:24-Hour

Hydrologic Drainage Area Peak Discharge | Time of Peak Volume
Element (MI2) (CFS) (IN)
West Basin 0.046 11.0 01J4an20186, 12:30 1.0
East Basin 0.074 18.4 01dJan2016, 12:28 1.01
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Project: Vintage at Kings Canyon Simulation Run: 100-year. 24-hour Pre

Start of Run:
End of Run:;

01Jan2016, 00:00
02Jan2016, 00:00

Compute Time:25Aug2016, 14:16:03

Basin Model:
Meteorologic Model:

Vintage Pre
100 Year

Control Specifications:24-Hour

Hydrologic Drainage Area Peak Discharge | Time of Peak Volume
Element (MI2) (CFS) (IN)
West Basin 0.046 6.9 01Jan2016, 08:32 0.48
East Basin 0.074 11.6 01Jan2016, 08:30 0.46
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Project: Vintage at Kings Canyon  Simulation Run: 100-year, 24-hour post

Start of Run:
End of Run:

01Jan2016, 00:00
02Jan2016, 00:00

Compute Time: 25Aug2016, 14:14:32

Basin Model:
Meteorologic Model:
Control Specifications:24-Hour

Vintage Post
100 Year

Hydrologic Drainage Area Peak Discharge | Time of Peak Volume
Element (MI2) (CFS) (AC-FT)
West Basin 0.046 241 01Jan2016, 08:26 3.1
East Basin 0.074 40.2 01Jan20186, 08:24 5.0
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NOAA Atlas 14, Volume 1, Version 5
Location name: Carson City, Nevada, US*
Latitude: 39.1656°, Longitude: -119.7820°

Elevation: 4755 ft*

* source: Google Maps

POINT PRECIPITATION FREQUENCY ESTIMATES

Sanja Perica, Sarah Dietz, Sarah Heim, Lillian Hiner, Kazungu Maitaria, Deborah Martin, Sandra
Paviovic, Ishani Roy, Car Trypaluk, Dale Unruh, Fenglin Yan, Michael Yekta, Tan Zhao, Geoffrey
Bannin, Daniel Brewer, Li-Chuan Chen, Tye Parzybok, John Yarchoan

NOAA, National Weather Service, Silver Spring, Maryland

PF_tabular | PF_graphical | Maps_&_aerials

PF tabular
| PDS-based pomt precipitation frequency estimates with 90% confidence intervals (in inches/hour)? ]
Average recurrence interval (years) [
DUfaﬁuu
1 2 || s || 10 | 2 | so | 100 | 200 | 500 1000 |
5-mi 1.18 146 1.96 242 3.19 3.90 4.73 5.74 7.33 8.77
min (1.02-1.39) || (1.27-1.74) || (1.68-2.32) || (2.06-2.87) || (2.63-3.78) || (3.11-4.64) || (3.65-5.70) || (4.25-7.02) || (5.12-9.18) || (5.84-11.2)
10-mi 0.900 1.12 149 1.85 243 2.96 3.60 4.36 5.57 6.68
-min (0.774-1.06) || (0.972-1.32) || (1.28-1.76) || (1.57-2.18) || (2.00-2.88) || (2.36-3.53) || (2.78-4.34) || (3.23-5.35) || (3.90-6.98) || (4.45-8.51)
15-mi 0.744 0.924 1.23 1.53 2.01 245 298 3.60 4.61 5.52
min |l 0.640-0.676)|| (0.800-1.09) || (1.06-1.46) || (1.30-1.80) || (1.66-2.38) || (1.96-2.92) || (2.30-3.59) || (2.67-4.42) || (3.22-5.77) || (3.68-7.04)
30-mi 0.500 0.622 0.828 1.03 1.35 1.65 2.00 243 3.10 3.72
-min (0.430-0.588)|((0.538-0.736)||(0.710-0.982)|| (0.874-1.22) || (1.12-1.60) || (1.32-1.97) || (1.55-2.42) || (1.80-2.98) || (2.17-3.89) || (2.47-4.74)
60-mi 0.309 0.384 0.513 0.636 0.837 1.02 1.24 1.50 1.92 2.30
-min (0.266-0.364)|((0.334-0.455)||(0.440-0.608)/(0.541-0.752)|/(0.690-0.992)|| (0.815-1.22) || (0.957-1.50) || (1.11-1.84) || (1.34-2.40) || (1.53-2.93)
2h 0.210 0.261 0.332 0.395 0.490 0.574 0.670 0.787 0.988 1.17
T 11(0.188-0.240)|(0.232-0.298) |(0.294-0.378)||(0.346-0.450)||(0.418-0.560)||(0.478-0.664) |(0.544-0.785)||(0.617-0.934)|| (0.740-1.21) || (0.850-1.48)
3h 0.168 0.210 0.262 0.305 0.366 0.419 0.478 0.553 0.676 0.794
sl (0.151-0.189)/(0.189-0.236)|[(0.235-0.295)|((0.271-0.343)||(0.320-0.414)|/(0.359-0.478)||(0.401-0.550)||(0.455-0.646)||(0.539-0.815)||(0.616-0.996)
6-h 0.119 0.148 0.183 0.211 0.249 0.278 0.308 0.342 0.393 0.437
" 11(0.107-0.132){|(0.133-0.166)|[(0.164-0.204)||(0.188-0.235)||(0.218-0.279)/|(0.241-0.314)||(0.262-0.351)||(0.286-0.395) |(0.319-0.461) | (0.348-0.522)
12-h 0.079 0.099 0.124 0.144 0171 0.191 0.212 0.234 0.262 0.285
" 11(0.070-0.088)(|(0.088-0.111)||(0.110-0.139) [(0.127-0.162)|(0.149-0.193) |[(0.165-0.217)|[(0.180-0.244) | (0.194-0.272)[(0.213-0.311)|(0.226-0.343)
24h 0.053 0.066 0.083 0.097 0.117 0.132 0.148 0.165 0.188 0.206
: (0.048-0.058)|((0.060-0.073)(/(0.076-0.092)||(0.088-0.107)|(0.105-0.129)|((0.118-0.146)|((0.131-0.165)|[(0.145-0.184)||(0.163-0.211)||(0.176-0.233)
2d 0.032 0.040 0.051 0.060 0.073 0.083 0.093 0.105 0.120 0.133
-day (0.028-0.036)((0.036-0.045)|/(0.046-0.057)||(0.054-0.068)||(0.064-0.082)|((0.073-0.094)||(0.081-0.106)|((0.080-0.120)||(0.102-0.139)|[(0.111-0.155)
3d 0.023 0.030 0.038 0.045 0.055 0.062 0.071 0.080 0.092 0.102
-day (0.021-0.026)|((0.026-0.033)||(0.034-0.043)||(0.040-0.051)/(0.048-0.062)||(0.054-0.071)||(0.061-0.081)||{0.068-0.091)||(0.077-0.106)||(0.084-0.119)
4d 0.019 0.024 0.031 0.037 0.046 0.052 0.059 0.067 0.078 0.086
ay (0.017-0.022)|((0.022-0.028)||(0.028-0.036)|((0.033-0.042)/(0.040-0.052)|(0.045-0.060)||(0.051-0.068)||(0.057-0.077)||(0.065-0.090)||(0.071-0.101)
7-d 0.013 0.016 0.021 0.025 0.031 0.035 0.040 0.045 0.051 0.057
-day (0.011-0.015)|((0.014-0.018)||(0.019-0.024)|((0.022-0.028)||(0.027-0.035)||(0.030-0.040}||(0.034-0.045)|(0.038-0.051)|(0.043-0.059)| |(0.047-0.066)
10-d 0.010 0.013 0.017 0.020 0.024 0.027 0.030 0.034 0.039 0.042
ay (0.009-0.011){{(0.011-0.014) {(0.015-0.019){|(0.017-0.022) |(0.021-0.027) (0.023-0.031) |(0.026-0.035)||(0.029-0.039)(0.033-0.045) |(0.035-0.048)
20-d 0.006 0.008 0.010 0.012 0.014 0.016 0.018 0.020 0.022 0.024
ay (0.006-0.007)||(0.007-0.009)|((0.009-0.011)|((0.011-0.013)|[(0.013-0.016)|/(0.014-0.018)||(0.016-0.020)/(0.017-0.023)||(0.018-0.026) (0 021-0.028)
30-d 0.005 0.006 0.008 0.009 0.011 0.012 0.014 0.015 0.017 0.018
ay (0.004-0.005)||(0.005-0.007)||(0.007-0.009)|((0.008-0.010)|[(0.010-0.012)|/(0.011-0.014)||(0.012-0.015)|/(0.013-0.017)||(0.014-0.019)|/(0.016-0.021)
45-d 0.004 0.005 0.006 0.007 0.009 0.010 0.011 0.011 0.013 0.014
ay (0.003-0.004)||(0.004-0.005)|(0.006-0.007)||(0.006-0.008)||(0.008-0.009)||(0.008-0.011){((0.009-0.012) (0.010-0.013) (0.011-0.014}(/(0.012-0.015)
60-d 0.003 0.004 0.005 0.006 0.007 0.008 0.009 0.009 0.010 0.011
ay (0.003-0.004)||(0.004-0.005)//(0.005-0.006)||(0.006-0.007)||(0.006-0.008)||(0.007-0.009)||(0.008-0.010)||(0.008-0.011)||(0.009-0.012)|((0.010-0.012)
1 Precipitation frequency (PF) estimates in this table are based on frequency analysis of partial duration series (PDS).
Numbers in parenthesis are PF estimates at lower and upper bounds of the 90% confidence interval. The probability that precipitation frequency estimates (for a
given duration and average recurrence interval) will be greater than the upper bound (or less than the lower bound) is 5%. Estimates at upper bounds are not
checked against probable maximum precipitation (PMP) estimates and may be higher than currently valid PMP values.
Please refer to NOAA Atlas 14 document for more information. N

Back to Top

http://dipper.nws.noaa.gov/hdsc/pfds/pfds_printpage.htm|?lat=39.1656&lon=-119.78208data=intensity8units=english&series=pds
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PF graphical

PDS-based intensity-duration-frequency (IDF) curves
Latitude: 39.1656°, Longitude: -119.7820°
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Imery ¢ Report:a map'error |

Back to Top

US Depariment of Commerce
National Oceanic and Almospheric Administration
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NOAA Atias 14, Volume 1, Version 5 i,
Location name: Carson City, Nevada, US* ;“
Latitude: 39.1656°, Longitude: -119.7820° {
Elevation: 4755 ft* B,
* source: Google Maps - ,.r/ﬁ
POINT PRECIPITATION FREQUENCY ESTIMATES
Sanja Perica, Sarah Dietz, Sarah Heim, Lillian Hiner, Kazungu Maitaria, Deborah Martin, Sandra
Pavlovic, Ishani Roy, Car Trypaluk, Dale Unruh, Fenglin Yan, Michael Yekta, Tan Zhao, Geoffrey
Bonnin, Daniel Brewer, Li-Chuan Chen, Tye Parzybok, John Yarchoan
NOAA, National Weather Service, Silver Spring, Maryland
PF_tabular | PE_graphical | Maps_&_aerials
PF tabular
PDS-based point precipitation frequency estimates with 90% confidence intervals (in inches)' I
. Average recurrence interval (years) ]
Duration
1 2 ff s | 10 || 25 || so || 100 | 200 500 | 1000 |
5-mi 0.098 0.122 0.163 0.202 0.266 0.325 0.394 0.478 0.611 0.731
min (0.085-0.116)(/(0.106-0.145)||(0.140-0.193)|(0.172-0.239)/(0.219-0.315)||(0.259-0.387)||(0.304-0.475)||(0.354-0.585)||(0.427-0.765)||(0.487-0.932)
10-mi 0.150 0.186 0.248 0.308 0.405 0.494 0.600 0.727 0.929 1.1
Hmin (0.129-0.176)||(0.162-0.220)||(0.213-0.284)||(0.262-0.364)||(0.334-0.480)|/(0.394-0.589)||(0.463-0.724)||(0.539-0.892)|| (0.650-1.16) || (0.741-1.42)
15-mi 0.186 0.231 0.308 0.382 0.502 0.613 0.744 0.901 115 1.38
L (0.160-0.219)|((0.200-0.273)||(0.264-0.365)||(0.324-0.451)|/(0.414-0.595)|((0.489-0.731)||(0.574-0.897)|| (0.668-1.10) || (0.806-1.44) || (0.918-1.76)
30-mi 0.250 0.311 0.414 0.514 0.676 0.825 1.00 1.21 1.55 1.86
i (0.215-0.294)|((0.269-0.368)|((0.355-0.491)|((0.437-0.608)||(0.558-0.801)||(0.659-0.984)|| (0.773-1.21) || (0.900-1.49) || (1.08-1.94) || (1.24-2.37)
60-mi 0.309 0.384 0.513 0.636 0.837 1.02 1.24 1.50 1.92 2.30
SN (0.266-0.364)|((0.334-0.455)|((0.440-0.608)|((0.541-0.752)||(0.690-0.992)|| (0.815-1.22) || (0.957-1.50) || (1.11-1.84) || (1.34-2.40) || (1.53-2.93)
2.h 0.421 0.522 0.664 0.790 0.979 1.15 1.34 . 1.57 1.98 2.35
-nr (0.376-0.481)|((0.464-0.597)|((0.587-0.757)|((0.691-0.900)|| (0.835-1.12) || (0.957-1.33) || (1.09-1.57) || (1.23-1.87) || (1.48-2.42) || (1.70-2.96)
3h 0.506 0.630 0.788 0.917 1.10 1.26 1.43 1.66 2.03 2.38
2L (0.454-0.569)||(0.569-0.710)||(0.705-0.886)|| (0.814-1.03) || (0.961-1.24) || (1.08-1.43) || (1.20-1.65) || (1.36-1.94) || (1.62-2.45) || (1.85-2.99)
6-h 0.711 0.886 1.10 1.26 149 1.67 1.84 2.05 235 2.62
e (0.639-0.792)|(0.797-0.992)|| (0.982-1.22) || (1.13-1.41) || (1.31-1.67) || (1.44-1.88) || (1.57-2.10) || (1.71-2.37) || (1.91-2.76) || (2.08-3.12)
12-h 0.949 1.19 1.50 1.74 2.06 2.30 256 2.81 3.16 343
il (0.847-1.06) || (1.06-1.34) (| (1.33-1.68) || (1.53-1.95) || (1.79-2.32) || (1.99-2.62) || (2.17-2.94) || (2.34-3.27) || (2.56-3.75) || (2.73-4.13)
24-h 1.26 1.58 2.00 2.34 2.80 3.18 3.56 3.96 4.52 495
r (1.14-1.39) || (1.44-1.75) || (1.81-2.21) || (2.11-2.58) || (2.52-3.10) || (2.83-3.50) || (3.15-3.95) || (3.48-4.41) || (3.90-5.06) || (4.22-5.60)
2-d 1.53 1.92 245 288 3.49 3.98 4.49 5.03 5.78 6.38
-aay (1.37-1.72) || (1.72-2.16) || (2.19-2.76) || (2.57-3.24) || (3.09-3.94) || (3.49-4.50) || (3.91-5.10) || (4.33-5.76) || (4.90-6.68) || (5.33-7.45)
3-d 1.69 213 2.74 3.23 3.94 4.50 5.10 5.73 6.62 7.34
-day (1.50-1.91)_| (1.90-2.41) || (2.43-3.10) || (2.87-3.66) || (3.46-4.47) || (3.92-5.12) || (4.41-5.82) || (4.90-6.58) || (5.56-7.67) || (6.08-8.58)
4d 1.85 2.34 3.02 3.59 4.38 5.02 5.7 6.44 7.47 8.30
ay (1.64-2.10) || (2.07-2.65) || (2.67-3.44) || (3.16-4.08) || (3.83-4.99) || (4.35-5.73) || (4.90-6.54) || (5.46-7.39) || (6.23-8.65) || (6.82-9.71)
7-d 216 274 3.56 4.21 5.14 5.88 6.66 7.48 8.62 9.54
-day (1.92-2.44) || (2.43-3.10) || (3.15-4.03) || (3.72-4.78) || (4.51-5.84) || (5.12-6.69) || (5.74-7.61) || (6.40-8.57) || (7.26-9.98) || (7.92-11.1)
10-d 240 3.06 3.98 4.70 5.69 6.47 7.29 8.13 9.28 10.2
ay (2.13-2.71) || (2.71-3.46) || (3.52-4.50) || (4.14-5.32) || (4.99-6.45) || (5.64-7.35) || (6.29-B.29) || (6.96-9.28) || (7.85-10.7) || (8.51-11.8)
20-d 298 3.79 491 5.76 6.90 1.77 8.66 9.54 10.7 11.6
ay (2.66-3.34) || (3.38-4.26) || (4.38-5.50) || (5.12-6.45) || (6.10-7.74) || (6.82-8.72) || (7.55-9.76) || (8.27-10.8) || (9.19-12.3) || (9.85-13.4)
30-d 3.42 4.35 5.62 6.58 7.87 8.85 9.85 10.8 12.2 13.2
-day (3.06-3.82) || (3.89-4.86) || (5.03-6.28) || (5.87-7.34) || (6.98-8.79) || (7.79-9.90) || (8.61-11.1) || (9.40-12.2) || (10.4-13.9) || (11.2-15.1)
45-d 4.04 5.16 6.66 7.77 9.21 103 113 124 13.7 14.7
ay (3.63-4.50) || (4.62-5.74) || (5.96-7.40) || (6.95-8.63) || (8.20-10.3) || (9.11-11.5) || (10.0-12.7) || (10.9-13.9) || (11.9-15.5) || (12.7-16.7)
60-d 4.66 5.95 7.67 8.90 104 11.6 12,6 13.7 149 15.8
ay (4.17-5.19) || (5.33-6.64) || (6.87-8.54) || (7.96-9.91) || (9.30-11.6) J (10.3-12.9) || (11.2-14.2) || (12.0-15.3) || (13.1-16.8) || (13.8-17.9)
1 Precipitation frequency (PF) estimates in this table are based on frequency analysis of partial duration series (PDS).
Numbers in parenthesis are PF estimates at lower and upper bounds of the 90% confidence interval. The probability that precipitation frequency estimates (for a
given duration and average recurrence interval) will be greater than the upper bound (or less than the lower bound) is 5%. Estimates at upper bounds are not
checked against probable maximum precipitation (PMP) estimates and may be higher than currently valid PMP values.
Please refer to NOAA Atlas 14 document for more information. -
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PF graphical
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LUMOS

August 18, 2016

Mr. Lee Plemel, Director

Carson City Community Development
108 E. Proctor Street

Carson City, NV 89703

RE: The Vintage at Kings Canyon
Dear Lee:

Pursuant to the Carson City requirements, Lumos and Associates has prepared the following water
and sewer impact report to support the Tentative Map submittal. The proposed project is PUD with
212 active senior single family residences and 96 assisted living/independent living units. The units
are apartment type units without individual kitchens. The PUD is located on approximately 78.2 acres
and is split by N. Ormsby Blvd. in Carson City.

WATER

There are three components to the water demand analysis for the proposed project. There are
the single family (SF) residences, the assisted living facility and the open space irrigation. The SF
demand per 10 State Standards is 0.6 ac-ft/yr per unit under 12,000 square feet or 535 gallons
per day. That translates into an average demand of .37 gpm per SF unit or 78.76 gpm for all 212
SF units. The assisted living facility falls under the Commercial/Industrial standard for the 10
State Standards and demand is estimated at 1 ac-ft/yr per acre. The entire assisted living facility
encompasses approximately 5.6 acres. This translates into a demand of 5,000 gallons per day or
3.47 gpm. This flow is in accordance with historical demand for similar facility types in the area.
Lastly, the landscaping demand can be estimated at 4 ac-ft/yr per acre. Current estimates for
landscaped area that will be irrigated is approximately 11.8 acres. This results in a demand of
42,137 gallons per day or 29.3 gpm.

Based on discussions with Tom Grundy at Carson City Public Works, the existing water system
has the capacity to serve this development. Looping will be required to the south per the
conceptual map review letter prepared by Carson City Staff.

FIRE FLOW ANALYSIS
Fire flow analysis was also performed by Mr. Grundy. His fire flow analysis is attached. Fire
hydrant testing near the west side on N. Ormsby St. determined an available fire flow of 4,800
gpm. Fire hydrant testing on N. Mountain St. on the east side determined an available fire flow
of 4,300 pgm.

In summary, it is Mr. Grundy’s and our opinions that the project will have no appreciable impact
on the performance of the water system.

800 E. College Parkway, Carson City, NV 89706 / Tel: 775.883.7077 / Fax 775B83.7114 / www.lumosengineering.com



The Vintage at Kings Canyon August 18, 2016
Water and Sewer Impact

SANITARY SEWER CAPACITY

The proposed project will connect to the City’s sewer system for collection and treatment. The
developer is proposing a gravity system that will include expanded use of the existing
connections to the existing gravity mains in N. Ormsby Blvd. and N. Mountain St.

The west side of the project will connect to the existing main in N. Ormsby Blvd. which is an 8”
ACP which runs south and then turns east along Washington St. During field investigations
during peak flow hours it was determined that the southernmost pipe along Ormsby Blvd before
turning down Washington Street was flowing at 0.20 cfs and 23.5% capacity. The average daily
residential EDU rate is 250 gallons per day, which equates to .0004 cfs average. Using a
peaking factor of 3.0, the peak flow per household would be .0012 cfs. With 59 homes planned
on the west side, the increase in flow is .07 cfs, putting the 8” main in Mountain Street around
32% of its capacity.

The east side of the project will connect to the existing main in N. Mountain St. which is an 8"
PCV that was recently installed. The main that runs from north to south on N. Mountain St.
turns east and connects to the existing main located in Fleischman St. Field investigations
during peak flow hours on the southernmost section of main before turning down Fleischman
determined that the peak flow in the pipe was approximately 0.07 cfs and 5.4% of capacity.
Using the same estimated flows and peaking factor the increase in peak flow is 0.13 cfs for the
153 homes on the east side. The assisted living/independent living based on approximate
water usage discussed about would add an additional 0.024 cfs peak flow. The total east side
of the development is estimated at 0.16 cfs putting the 8" main in Mountain Street around 23%
of its capacity.

The proposed project overall usage is in accordance with the master plan for which the sewer
mains were analyzed. Since the proposed project is within these tolerances, it is assumed that
the sewer system as design has the available capacity to convey the sewage for the proposed
infrastructure.

In summary, we feel that the proposed project has a nominal impact on the existing flow

capacity for the sewer mains within the direct area of the proposed development, however, the
sewer mains were designed in order to support the proposed project.

If you have any questions, do not hesitate to give me a call at 883-7077.

Sincerely,

Rebecca Bernier, P.E.
Project Manager

L:ALAProj\8947.000 - The Vintage at Kings Canyon\0-Project Management\Tentative Map\Utiility Impact Letter.docx



Fire Flow Test Data Sheet

Location of Test (Street and Cross Street): Ormsby Blvd. and W. Washington St.

Address Nearest Residual Hydrant: 1600 W. Washington
Test Date: 8/17/2016 Test Time: 0900
Testing Personnel: KA, KJR,, LE
Pressure Zone: 4880 Main Size: 12"
Comments:
Test Results:
Residual Hydrant Flow Hydrant(s)
Static: 85 psi Hydrant Pitot Dl_scharge Outlet Pitot Flow
_ : Tester Pressure | Diameter | Coeff. (gpm)
Residual: 78 psi (psi) (in) (c) gp
Pressure 7 psi Flow 1 HM1 24 2 1.307 764
Drop: 8 % Flow 2 HM2 19 2 1.307 680
Flow 3
Total 1444
Rated Flow
90
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i\\
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30 N
20 \
0 1000 2000 3000 4000 5000
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Rated Pressure (for Rated Capacity Calculation) 20 psi
Rated Capacity at 20 psi residual pressure. 4,800 gpm

Based on NFPA 291 - 2016 Edition and APWA Manual 17 - Fourth Edition
Pursuant to NFPA 291, fire flow test data over five years old should not be used.

Hydrant OBJECTID: 2184 FD Runbook Page: 108X00

Data Sheet File Name: Ormsby-Washington.pdf




Location of Test (Street and Cross Street):

Fire Flow Test Data Sheet

Mountain St. and Fleischmann St.

Address Nearest Residual Hydrant:

1319 Mountain St.

Test Date: 8/17/2016

Test Time: 0925

Testing Personnel: KA, KJR, LE
Pressure Zone: 4880 Main Size: 8"
Comments:
Test Results:
Residual Hydrant Flow Hydrant(s)
Static: 70 psi Hydrant Pitot —TDischarge] Oullel [ o ey
_ Tester Pressure | Diameter | Coeff. (gpm)
Residual: 64 psi (psi) (in) (c) 9P
Pressure 6 psi Flow 1 HM1 20 2 1.307
Drop: 9 % Flow 2 HM2 19 2 1.307
Flow 3
Total 1378
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Rated Pressure (for Rated Capacity Calculation) 20 psi
Rated Capacity at 20 psi residual pressure. 4,300 gpm

|Based on NFPA 291 - 2016 Edition and APWA Manual 17 - Fourth Edition
Pursuant to NFPA 291, fire flow test data over five years old should not be used,

Hydrant OBJECTID: 3262

FD Runbook Page: 109X00

Data Sheet File Name: Mountain-Fleischmann.pdf




Worksheet for Mountain Street Existing

Project Description

Friction Method Manning Formula

Solve For Discharge

Input Data

Roughness Coefficient 0.010
Channel Slope 0.00807 ft/ft
Normal Depth 0.10
Diameter 0.67
Results

Discharge 0.07 #t%s
Flow Area 0.03 2
Wetted Perimeter 0.53 it
Hydraulic Radius 0.06 ft
Top Width 048 ft
Critical Depth- 0.12
Percent Full 150 %
Critical Slope 0.00400 fi/ft
Velocity 2.09 fi/s
Velocity Head 0.07 ft
Specific Energy 017 f
Froude Number 1.40
Maximum Discharge 1.52 fi%/s
Discharge Full 141 ft3/s
Slope Full 0.00002 fyft
Flow Type SuperCritical

GVF Input Data

Downstream Depth 0.00
Length 0.00
Number Of Steps 0
GVF Output Data

Upstream Depth 0.00 f
Profile Description

Profile Headloss 0.00 f#t
Average End Depth Over Rise 0.00 %
Normal Depth Over Rise 1499 9
Downstream Velocity Infinity /s

Bentley Systems, Inc. Haestad Methods Sol®intiGeRtewMaster V8i (SELECTseries 1) [08.11.01.03]
8/25/2016 9:40:50 AM 27 Siemons Company Drive Suite 200 W Watertown, CT 06795 USA +1-203-755-1666 Page 1 of 2



Worksheet for Mountain Street Existing

GVF Output Data

Upstream Velocity Infinity  ft/s
Normal Depth 0.10
Critical Depth 012 it
Channel Slope 0.00807 ft/ft
Critical Slope 0.00400 /it

Bentley Systems, Inc. Haestad Methods SolRinti6eRtewMaster V8i (SELECTseries 1) [08.11.01.03]
8/26/2016 9:40:50 AM 27 Slemons Company Drive Sulte 200 W Watertown, CT 06795 USA +1-203-755-1666 Page 2 of 2



Worksheet for Mountain Street D=.75D

Project Description

Friction Method
Solve For

Input Data

Roughness Coefficient
Channel Slope
Normal Depth
Diameter

Results

Discharge

Fiow Area
Wetted Perimeter
Hydraulic Radius
Top Width
Critical Depth
Percent Full
Critical Slope
Velocity

Velocity Head
Specific Energy
Froude Number
Maximum Discharge
Discharge Full
Slope Full

Flow Type

GVF Input Data

Downstream Depth
Length
Number Of Steps

GVF Qutput Data

Upstream Depth

Profile Description

Profile Headloss

Average End Depth Over Rise
Normal Depth Over Rise

Downstream Velocity

8/25/2016 9:40:54 AM

Manning Formula

Discharge

0.010
0.00807
0.50
0.67

1.29
0.28
1.40
0.20
0.58
0.54
75.0
0.00695
4.58
0.33
0.83
1.16
1.52
1.41
0.00670
SuperCritical

0.00
0.00

0.00

0.00
0.00
74.96
Infinity

f/ft

ft*/s
ft2

ft¥/s
ft¥/s
fuit

%
%

Bentley Systems, Inc. Haestad Methods Sol&tortl@¢ftewMaster V8i (SELECTseries 1) {08.11.01.03]
27 Siemons Company Drive Suite 200 W Watertown, CT 06795 USA +1-203-755-1666
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Worksheet for Mountain Street D=.75D

GVF Output Data

Upstream Velocity Infinity  fi/s
Normal Depth 0.50
Critical Depth 054 i
Channel Slope 0.00807 /it
Critical Slope 0.00695 f/ft

Bentley Systems, Inc. Haestad Methods SolBmni®efitevMaster V8| (SELECTseries 1) [08.11.01.03)
8/25/2016 9:40:64 AM 27 Slemons Company Drive Suite 200 W Watertown, CT 06795 USA +1-203-766-1666 Page 2 of 2



Worksheet for N. Ormsby Existing

Project Description

Friction Method Manning Formula

Solve For Discharge

Input Data

Roughness Coefficient
Channel Slope
Normal Depth
Diameter

Results

Discharge

Flow Area
Wetted Perimeter
Hydraulic Radius
Top Width
Critical Depth
Percent Full
Critical Slope
Velocity

Velocity Head
Specific Energy
Froude Number
Maximum Discharge
Discharge Full
Slope Full

Flow Type SubCritical

GVF Input Data

Downstream Depth
Length
Number Of Steps

GVF Output Data

Upstream Depth

Profile Description

Proflle Headloss

Average End Depth Over Rise
Normal Depth Over Rise
Downstream Velocity

0.013
0.00570
0.21
0.67

0.20
0.09
0.79
0.12
0.62
0.20
31.5
0.00642
2.08
0.07
0.28
0.94
0.98
0.91
0.00026

0.00
0.00

0.00

0.00
0.00
31.48
Infinity

fut

ft¥/s
ft¥/s
fi/ft

%
%

Bentley Systems, Inc. Haestad Methods Sol@intl@eRtewMaster V8i (SELECTseries 1) [08.11.01.03]

8/25/2016 9:41:00 AM

27 Slemons Company Drive Sulte 200 W Watertown, CT 06795 USA +1-203-766-1666 Page 1 of 2



Worksheet for N. Ormsby Existing

GVF Output Data

Upstream Velocity Infinity  ft/s
Normal Depth 021
Critical Depth 0.20
Channel Slope 0.00570 fuft
Critical Slope 0.00642 fi/ft

Bentley Systems, inc. Haestad Methods Soldimti@efitesvMaster V8i (SELECTseries 1) [08.11.01.03]
8/25/2016 9:41:00 AM 27 Siemons Company Drive Sulte 200 W Watartown, CT 08795 USA +1-203-756-1666 Page 2 of 2



Worksheet for N. Ormsby Blvd D=.75D

Project Description

Friction Method Manning Formula

Solve For Discharge

Input Data

Roughness Coefficient 0.013
Channel Slope 0.00570 fv/ft
Normal Depth 051
Diameter 0.67 ft
Results

Discharge 0.85 ft¥s
Flow Area 029 fi?
Wetted Perimeter 142 f
Hydraulic Radius 0.20 ft
Top Width 0.57 ft
Critical Depth 044 ft
Percent Full 765 %
Critical Slope 0.00846 i/t
Velocity 2.97 fi/s
Velocity Head 0.14 it
Specific Energy 0.65 ft
Froude Number 0.74
Maximum Discharge 0.88 ft¥s
Discharge Full 0.91 fit¥s
Slope Full 0.00495 fi/ft
Flow Type SubCritical

GVF Input Data

Downstream Depth 0.00
Length 0.00 ft
Number Of Steps 0
GVF Output Data

Upstream Depth 0.00 ft
Profile Description

Profile Headloss 0.00
Average End Depth Over Rise 0.00 %
Normal Depth Over Rise 7646 %
Downstream Velocity Infinity ft/s

Bentley Systems, Inc. Haestad Methods SolBioniGefitevMaster V8i (SELECTseries 1) [08.11.01.03]
8/25/2016 9:40:57 AM 27 Slemons Company Drive Sulte 200 W Watertown, CT 08795 USA +1-203-756-1686 Page 1 of 2



Worksheet for N. Ormsby Blvd D=.75D

GVF Output Data

Upstream Velocity
Normal Depth
Critical Depth
Channel Slope
Critical Slope

8/25/2016 9:40:57 AM

Infinity  ft/s
051 ft
0.44 ft

0.00570 fuft
0.00846 fi/ft

Bentley Systems, Inc. Haestad Methods Sol@tmi@eMtewMaster V8l (SELECTseries 1) [08.11.01.03]

27 Siemons Company Drive Suite 200 W Watertown, CT 06796 USA +1-203-755-1666
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