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'SUMMERHAWKREPORT._ *
| "fwmonummm

s _'--';The anIuwmg report information is provided ta assist Carson Cl’q,r staff in evaiuaimg o
. the Tentative Map application for the propused Summerhawk Common Open Space - ’
- Subdivision located in south Carson City, Nevada. Information submitted in- :
L "'assacaa‘llon with the Tentative Map is pursuant to Carson City Municipal Code
i (CCMC) 18.04.135, the Nevada Revised Statutes (NRS) Section 278.349 {C) and
the Nevada Administrative Code (NAC) Section 4454,

L on Dacembef 5, EEJ{}E Caprtat Engineering staff parti cupated ina Conceptuai Rewew_ -

- {CSM-05-233) meeting for the proposed Summerhawk Subdivision, Comments from .
- Carson City Planning and Commiunity Development Staff were received from the L

- initial Conceptual Review. The original proposal consisted of 100 single-family

_ _res1dent|al iots.

g -_iSmce the initial Canceqstuaf Rewew the project prnposa! has been modlf ed. The SR
- - Tentative Map application reguest includes 201 residential lots. The addition of lots
- was made feasible by the acquisition of adjacent parcels subsequent fo the original
~submittal, On August 31, 2006, Capital Engineering staff participated in a second
© Conceptual Review {(CSM-08-158) meeting. Recommendations and comments _
' received from both Conceptual Reviews have been taken into consideration ancﬁ
: mcc-rporated into the project proposal, o

R Sw_mcnn Homes preser'sts this- develapment as 2 Cummﬂn Gpen Space Subdwissaﬁ '
~ - toraccommodate the split zoning consisting of single-family {(SF) 12000 and R
- Conservation Reserve (CR), as well as, address the topographic constraintsand -~
hillside development requirements. This report incorporates recommendations and -
. comments made by Carson City staff and provides information regarding L
. infrastructure, traffic and circulation, parks, trails and pathways, open space and f[re -
' _safeh_.r

et

. BREERNE .The proposed Summerhaw@( daveiopment ensures the compatibility of future -
4 . development within the established community and future development of adjacent
e properties. Summerhawk has been designed to interconnect neighborhoods and '
- provide efficient connections to accommodate safe vehicular, bicycle, and pedestrian = -
- friendly circulation. The project has been organized ic} provide linkagestothe = -
ST surmundlng community. '

- The Summerhawk development provides the Dpportumw for expansson and - I
- enhancement of Carson City’s amenities including but not limited to, parks, traals and o
- pathways. The report provides information necessary to effectively and :
“conscientiously develop the Summerhawk Common Open Space Subdivision. -
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HlLLSIDE DEVELOPMENT

- HlEiswdes prwede spectacular uppormmt;es for home sites, but they aiso presen%

- special challenges in designing developments that are safe and economical- while
. maintaining the gualities of hillsides that contritute to their natural beauty. They

" contain-many natural features and aesthetic values which need to be pmiected

o Desplte the constraints, they are attractive places to live.

¥

5 Htlismie areas can offer a varlety of amenities such as redur}eu:i densstses rural
- character, spectacular views, proximity to large natural open space areas and
privacy. However, if development is improperly planned, the amenities that peopie R
- seek can be destroyed. Hillside environments pose unigue probiems for construction

and maintenance of both housing and services. They are prone to natural hazards

- - and they topographically constrain design. In addition, the cumulative effects from S
improper hillside development can include significant destruction of the scenic . o
. beauty of the community, degradation of water quality, increased downstream runoff -
. and flooding problems, loss of sensitive biclogical habitats and habitat linkages, o
. erosion, slope failures, fire hazards, lack of access for emergency vehicles and high
B casts for maintenance of public improvements. . '

" CCMC 18.08. 010 states in part that development of any pomon of anyr parcel wﬁh an' L
“average slope of thity-three percent {33%) or more requires the prior issuance ofa
-special use permit. City staff has confirmed the Summerhawk proposal does not -~
- meet the strict definition of the Hillside Development code section; however, it is

- clear the intent of the code applies to Summerhawk. As a result, a Special Use

© - Permit which assesses the potential for negative impacts and the potential for the
- hillside development to cause or contribute to environmental or aesthetic L
. degradation of the city's natural environment is included in the application. -~ - - -
" Mitigations including procedures and accepted engineering practices for hiliside

- development, erosion control and slope stabilization procedures and _ B
recommendations contained in the soils, geology and drainage repnrts have been
dncorporated to minimize to potential impacts. o :

e SpéciF cally, the Summerhawk Common Open Space Subdivision addresses

potential hillside environmental and aesthetic impacts through project desngn which -
waEE implement the following objectives: :

A, 'Enhancemeﬂt of the quality of life of existing and future residents by the -
.. preservation and protection of the City's significant natural features.

e 2. Contribution to the natural hillside character of the existing neighborhoods -

.. and developments in the area by limiting the alteration to iopography and
- natural drainage ways. :

3 Presewatlon anr:i proter;tmn of the umque and spemai natural feaiures and
- aesthetic qualities of the hillside areas. . :

o4 Insurance that the Summerhawk developrnent is sensitive to the existing

~natural setting and that the design minimizes the removal of significant .
vegetation and natural features to the greatest extent feasible.

5. The Open Spacé Design preserves and protects wildlife habitat, N




RPN

. B Summerhawk integrates natural features into the project design. |

Co T Summerhawl-: msures. the existing skyi ne views to the foothills an{i

- mountains and the City are preserved.

- 8. Geologic conditions which may pose a threat to property and life have been -
addressed. :
- 8. Summerhawk incorporates the use of accepted design technigues, solutions
and engineering practices which minimize disturbance and protect sensitive =
areas. - _

“ 10 SummerhaWk”s design and mitigations recognize community concerns
0 related to development and its visual impacts upon hifisides, skylines, and "
-landforms,

'Summerhawk thrnugh collabcratson bebween Carsnn City staf’f Syncon Homes amj -
-~ Capital Engineering. has addressed and will continue to address community - s
- concerns regarding safety, preservation of scenic views, watershed protection, soil -+~
- stabilization-and erosion control, protection of cultural sites and cumulative -

environmental effects. A key goal of Summerhawk is protecting the natural
- -environment, the views and natural features that resident’s and guests to Carson _

- City value. Summerhawk’s open space design is intended to protect natural features
-and provide natural open space by emphasizing the natural environment and wildlife

habitat. Summerhawk will harmonize wsth its surmundmgs and reflect the character
and quality of its setiing. _ -

A 'anatysm of Summerhawi’s slopes, soil characteristics, drainages, seismic faults

‘and potential flood hazards has been completed. The site analysis provides

information which identifies site opportunities and constraints. A constraints map,

--describing all significant physical features which affect the Summerhawk -
.development. The analysis shows steep slopes, bedrock outcroppings, drainage
- setback requirements and vegetation are all constraints which leave limited land for
- tdevelopment. These constraints have presented the challenge to implement the
.- efficient construction activities, use of infrastructure and services. The land ghown.
.- within the mapped residential location is more suitable for development. The project
- leaves areas intact to function as visual buffers along ridgelines visible from various
-areas of the City. Development will not occur on exposed ridges or rock .
- outcroppings. All residences will be constructed below the designated skyline area
Cas .srpecif'red on Carson City's Skyline area map (Map 1).

: PROJECT LDCATION

o The pmposed Summerhawk Subdivision i is iacated at the west end of Rhucies Street'
~in'south Carson City (MAP 2). The eastern boundary of the projectis located -
‘approximately 1300' from the Curry Street/Rhodes Street-intersection on Assessors -
.. Parcel Numbers {APN's) 009-021-02, 009-031-01, 008-031-02, 008-031-07 and 009-
- 151-01 (MAPS 3 through 5). The site follows the northern of two ravines which drain’
g '_easieriy from the hills on the east edge of Carson City near the west ends of Rhades
-'_and Beﬁs Streats - o




- .

- 'According to Carson City records, the parcels are located within pdﬁidns ofthe N %

= 20E; and the Section 30, Towr:shm 15N, Range 20E Mount Diablo Base and -
o Mend:an

Section 19, Township 15N, Range 20E, the 5 1 Section 18, Township 15N, Ra‘nge'._"

'.Tﬁa;top-ogra-phy of the upEa'r'sd areas varies in slope from about 10 percent to in -

. Cexcess of 30 percent. The project site is crossed by numerous dirt roads, and

several old mines or prospects are shown on topographic maps. The ravines vai‘y'
from 4 to 8 percent gradient; the lower portions are incised into adjacent deposits

' . with 2.1 side slopes for 20 to 30 feet above the stream, before the slope sha“ows
':f.lrtto the gentiy skoped upiands

MAP 2
SUMMERHAWK
VICINITY MAP .

PREEDT Sive

VICNITY Map
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SUMMERHAWK VIEWS

| Photo 1. Summemawk devetupment looking suutheast from towards Carson City,
S Nevacia September 12, 2006

Pheto 2, Summerhawk develnpment looking west along Rhﬂdes Street Carsc-n Glty,
Nevada September 12, 2008.




Photo 3. Summerhawk development looking east along Beﬁ:s Street, Carson Cstyr
Nevada October 2, EE}DG

Phuto 4, Summerhawk development looking nearthwesft from Beﬁs Streeft Garscm_*
Gzty, Nevada October 2 2006,




e ‘Photo 5. Summerhawk development looking southeast downstream of a a::lryr
SRR Cwatercourse Carson City, Nevada, September 12, 2008.

Fhoto 8. Summerhawk dev&lcpment toakmg westand upstream’ of a dry watercuurse
Carson City, Nevada -September 12, 2006.
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Photo 7. Summerhawk development looking southeast towards Carson City,

- Nevada, October 2, 2008,

‘Photu 8. Pr{}pcrsed Summerhawk development Euokmg noﬂh Carsonc:lty Nevada
Dctoberz 2&05
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: -_Tam;e{1:; Mastér Plan Designation.

PROJECT DESCRIPTION
" The Més.’ter'Pian designation for the p.roposed Surmmerhawk Common Open Space e
- Bubdivision is Low Density Residential (LDR) in the development area and open space

- to the west, southwest, north and northwest. Master Plan designations for properties o e
“the east and southeast include Mixed Use Residential and High Density Residential.

L The LDR desigriatioh allows for a maximum déhsigty' of three singrleﬁamély'.ﬁweEIing' units

per acre. The proposed Summerhawk Common Open Space Subdivision will resultin -

. -densities which are consistent with the land use desighation and surrounding S
. development pattern. The Summerhawk design provides assurance that is consistent
. with the policies contained within the Master Plan. Table 1 includes Master Plan
- designations and acreages within the combined parcel boundaries. : R

MASTER PLAN DESIGNATION

ACREAGE | PERCENTAGE

(s agss | o BB8%

LER 26 | 1%

jrotaL. o sz o S 100%

"+ The Tentative Map request includes 201 ots. Table 2 and Table 3 present a summary of
- theresidential densities, zoning, total land area and designated land uses forthe -
. proposed Summerhawk Common Open Space Subdivision.

Table 2. Residential densities, zoning and designated land uses for the proposed
Summerhawk Common Open Space Subdivision. o

COhwner

APN

Zonels)

Acres

Homes

. Hanser, LLC

08-031-02

SF12000

CR

43728

2897

35

561 -

“Hanser, LLC, LLC

09-031-97

SF12000

505

I Sta'ninre Paﬁk; '

Development Inc,

- 09-031-01 -

CR

145,40

g3

- Stamkon Park
Development Inc. -

28-021-02

CR

248.70

49

Stanton Park . ! : o
-Development Inc. 09-151-01 . | CR e 7282 - L0

- The combined acreage is 548.2 acres. The developed area will consist of approximately

82.5 acres or 11.4 percent (%) of the total land area while open space and park area .

~ combined will consist of approximately 485.6 acres or 88.5% of the proposed
‘Summerhawk Subdivision. '




g

Tabie 3 Pmposed resudentral units and total land area for eav:,h zZoning demgnatwn for =

the propesed Summerhawk Common Open Space Subdivision.

Totais L _ : -
-Zom{s} ' Acres . Homes
SF12000 _ 4833 _ 77 =
CR_ | - 9589 S

“+ “Summerhawk will be built in two phases. Phase 1 will include approximately 100 lots in* -
“the lower portion of the subdivision. Initial grading is expected to take place in the sprlng L
- .of 2007 Phase 2 construction activities in the upper portion will be initiated upon - L
- completion of Phase One. Summerhawk compiletion is estimated to be within a 3-5 R 3
: yeam S R

C LoE sizes are pmpased at a minimum size of BD feet {f} x‘!D{} ﬁ 8,000 ﬁz with bu:ldang i
- - plans ranging from 3,000 ft* to 4,200 ft*. Maximum lot coverage for the two-story units is .
2,800 2. Lots are designed to aacommada’ce varying slope conditions including those

adjacent fo the ex:stmg drainage areas.

B CGMC-_‘E 7.00.095 states specific design standards relating to the minimum iot size,- fot
- ~width and setback requirements applicable to the base zoning district may be reduced
. Tor better utilization of the land and to produce a housing environment of stable and- - -
L _:desrrabie character consistent with the objectives of Title 17 and the master pEan

A ‘u’anance is requasted to the minimum lot size of to the umﬁerly;ng SF 12000, 12 DDU
- B requirement. The Variance is requested to allow the minimuim lot size to be reduced_ -
- from 12,000 ft* required to 8,000 fi* per lot; a reduction of 4,000 ft*. The Variance request -
- is being made to provide an improved use of the land and through addressing specific -

.- site.constraints. The request will not affect the maximum density requirements. All nther
- provisions of CCMC18.04.180, Residential Districts Intensity and Dimensional '
- Standards, meet standard. CCMG18.04.190 also states these standards may be further
" limited or modified by other applicable sections of this code and the development
' standarcis

e _-.FIRE PROTEGT!CJM

- Fire protectmn for the pmpnsed Summerhawk Develﬂpment pmje#:t ws][ be prnwded by

" the Carson City Fire Protection District. Station 3 covers the southern portion of the city

- and Highway 50 West to Spooner Summit. This station houses an engine company =~
~which responds to emergencies in its assigned area. Apparatus located at Station 3. -

- inciude one first-out Type | structure engine, one Type | reserve structure engine, one

Type 11 wildland brush engine and one reserve ambulance. Station 3 is Eocated at 4549

_ _Snyderﬁ.venue Carson City, Nevada 89?@1

o Fsres are repca‘ted in ﬁ'ae munzmpahty thruugh 91‘? cai%s and calls dnrectfy in the Carson
- City Sheriff's Office; Fires are communicated to Carson City Fire Department (CCFD} - o
- fire response personnel through Carson City Sheriff's Office emergency dispatch, radios, ~
7. pagers and telephones. Carson City uses a computer-aided dispatch system and
- -@ssumes communication and dispatch responsibifities for all fires within the mumcspahty
. '_or anvnlvmg CCFD Equment




 —]

i'_ W . h'.':' ‘ i .:_ U .“. “ il m . IS .' j a..,..—-' .. _. i-ah--l ._;' L '.

" The CCFD firefi ghtéré have been trained to National Fire Protection Association. _
- Firefighter Il standards. Entry-level wildiand firefighter training is scheduled annua!ly w:th_ e
~BLM or USFS instructors. A Red Card certification is used for all management ievel -

positions with the CCFD. Red Card certification is part of a fire qualifications

. management system used by many state and all federal wildland fire management .~
.- agencies that details CCFD personnel's qualifications to fight wildland fires. Fire service
. can E::e s&pponed by the emshng stations incated in and throughaut Carson City:

Bummerhawk is located at the boundarz.r if the urban/ wildland mterface All structures
- within the interface area will comply with the requirements under the international Fire-
- Code 2003 edition as well as the Carson City Municipal code Title 14. During .
- construction activities, spark arresters will be required on mechanical powered
equipment. Non-combustible roofs and building materials will be utilized.

- The Bummerhawk roads design provides two points of access and egressto newat 3
. each street. This will ensure continuous access/egress to an area if one point becomes -~~~
Corouhavailabie and also permits the staging of emergency vehicles, such as fire engines,
. alehg one access point while local residents leave an area via other ;}omt{s] nf access.
. Roadwa:.r designs within the development do not exceed 8%-10% maximum. -

B Emergency mad access and agress inciudes all-weather surfaces which meet mmimum -
~ - design criteria for width and slope steepness. A 15' wide "emergency evacuation route”"
. has been designed from the top of the development to exit onto Curry Strest,

- Emergency access road grade slopes have been designed at 15% or less. All
- ~easements for firebreaks provide access for fire fighting personnel and equipment, -
L Easements will be dedicated for this specific purpose upon final map recordatmn

e FUELS MAMAGEMENT PLAN -

The Summerhaw plan provrdes fnr ftFE safety to reciute the spread of w:ldﬁre and

-~ opportunity of ignition. A specialist in fuel modification and maintenance plans has
'_prepared a document with consultation and input from the CCFD fire prevention bureau
- The Fuels Management Plan includes provisions for Defensible Space, Community
" Defense Zones, Defensible Fuel Profile Zone identification, fire lanes and fuel breaks.

.. Defensible space will be created through the clearing of underbrush and excess .

. combustible vegetation. The preliminary Fuels Management Plan prepared by C.G.

_ Gelio and Sons has been provided with this report. The final version of the Fuels _
_ .'Management Plan will be provided subsequent to this submittal and is subjectto -
: --candltsanat appruvai by the CCFD. : '

The Waterfaﬂ Fire raised awareness that nenghborhoods need to band ’mgether to create o

- fire-protection strategies. This awareness has extended to other areas in the state, -
- through the creation of Fire Safe Councils with funding for projects provided through
- state legislation. The University of Nevada Cooperative Extension supports the Nevada -
L _Fire Safe Council efforts to assist local chapters prepare neighborhoods for the fire-
 -season. lts purpose is to facilitate widespread implementation of pre-fire activities. The =
- ability to live more safely in this fire environment greatly depends upon our use of “pre- -
- fire activities.” Pre-fire activities are actions taken before a wildfire ocecurs which improve 5
~the survivability of people and homes. They include proper vegetation management AR
_ arﬁund the h{:-me use of fire resistant building materials, appropﬂaie subdwasmn demgn




[

" _:and other measures. Research cEearIy demnnsﬁrates that pre—fsre achwties save iwes S
‘and. pmpertg.r

- The'three components of the fire environment mclude weather tapography amf fusl.
- Thesé components affect the likelthood of a fire starting, the speed and direction at S
which a wildfire will travel, the intensity at which a wildfire burns and the ability to control -
- and extinguish a wildfire. Although weather and topography at Summerhawk cannct be
“chariged, the fuels {or vegetation) can be modified. Consequently, opportunities 1o
- reduce the wildfire threat lie in proper management and manipulation of wildiand
- yvegetation.

~Many people do not view the plants growirig on their property as a threat. But in terms of -

wildfire, the vegetation adjacent to their homes can have considerable influence upon
the survivability of their houses. All vegetation, including plants native to the area as well

o as ornamental plants, is potential wildfire fuel. If vegetation is properly modified and
maintained, a wildfire can be siowed, the length of flames shortened and the amount of

heat reduced, all of which assist firefighters to defend the hame against an oncommg

s w;Edf“ ire.

. Firescapmg s Iandscape design that reduces house and property vulnerabliity to wﬁdf re3
©The goal is to develop a landscape with a design and choice of plants that offers the .
. best fire protection and enhances the property. The ideal is to surround the house with -
- things that are less likely to burn. [t is imperative when building homes in wildfire-prone -
- . areas that fire safety be a major factor in landscape design. Within the development .

firescape landscaping will be used to integrate traditional landscape functions and a -
- desigh and to reduce the threat from wildfire. Firescape landscaping can meet
-~ homeowner's aesthetic desires and functional needs such as entertaining, playing, .
- storage and erosion control. Firescape also includes vegetation modification technigues,
~ planting for fire safety, defensible space principles and use of fire safety Zones. These -
' features will be integrated into Resfrictive Covenants for Summerhawk. : :

- Frrescape piam selection is primarily determined by a p]aﬂts ability to reduce the wsldﬁre G
- threat.. The traditional foundation planting of junipers is not & viable solution in a

firescape desngn The use of evergreen shrubs and trees such as junipers, other conifers

.- and broadieaf evergreens contain oils, resins and waxes make these plants poor . L
- landscaping options because they burn with great intensity. Ornamental grassesand
- berries should be used sparingly because they also can be highly flammable. Deciduous -

trees are generally maore fire resistant than most evergreens because they have higher -

g mmsture cantent when in leaf, but 2 lower fuel volume when dormant,

As the Summemawk cieveEopment project develops and as mmes are sold, the Syncnn
.~ Homes staff at will provide information to the residents of Summerhawk on the risks .
- associated with wildfire in the community. This educational approach will assistinthe =~ .~ -
. creation of a Fire Safe Council. Fire Safe Councils are coalitions of public and private- .
. partners that share a common interest in wildfire prevention and public education,
- Cooperative coalitions can create an authoritative group who are generally made up of
_ _._peop!e in the community who stand to lose something of value in a fire...

2 ;:T.he pubilc eduaa‘iian approach assists property owners by piaclng the em‘phasié an wha"t'_' o
- needs to be done long before a fire starts. Pre-Fire Management actions can reduce- |
_properiy icsses_, fire fighting costs, increase firefighter safety, and con‘ta"ibute to




B ecosystem health Pre- ire activities such as clearing a defenssble space, puttmg in and

maintaining fire safe landscaping; creating fuel breaks are proven methods of reducing -

: - wald’r"re destruction. N
o 'PARKS AND OPEN SPACE

Parks and open space pmwde a substantial benefit to both the publfc and *:the
e _deve_lc:rpment To help meet the desires for this'broad range of recreation activities, .
. Carson City has developed an extensive park system offers an broad mix of recreational”

programs and a range of recreational opportunities for the community reflective of

-_currerut attitudes, conditions and needs.

'Accardlng to the Carson Clt}f Parks and Recreation Master PEan however nerghbumcod SR
~parks are not uniformiy distributed throughout Carson City. Many neighborhoods in SRS
‘Carson City do not have any existing neighborhood parks. The area encompassingthe . =

Summerhiawk development has been identified in the Masier Plan as one area in need

of ne;ghborhcad parks.

. Summerhawk parks and open space features, famlrtles and impr{:-vements provide
. -appeal to the public at large. These features are presented with the intent to enhance
" the aesthetic appearance of the community, including the visual appearance of streets,. .~

~complement the visual effect of buildings, aid in the enhancement of property values and_ PR

pmwde buffers between various land uses.

: Th_'rlc'ugh collaboration with Carson City Parks and Fiec-reafinh; S‘saﬁ, & system of three
~smatll parks has been incorporated into the submittal. Summerhawk’s park concept
- embraces a transitional approach which meets the vision of the community by

incorporating the diversity identified in the Carson City Parks and Recreation Master -

" Plan. A combination of customary park features (e.g. turf, play equipment etc.) will be

included with the focus transitioning from a combination of these amenities to natural

_areas with walking paths and frail access rather than large turf areas in an otherwise
: _natural seiting

C A conceplual de&gn far the smali park located in the Iuwer third of the deve!crpment walE
~.combine traditional neighborhood park components, including a small turf area, play -
~equipment and benches. The second, more centrally located park will combine
-~ traditional neighborhood park components, including but not limited to, open turf areas,

- 'canopy trees, picnic tables and picnic shelters with the preservation and enhancement of

natural features currently existing on the site. The park design configuration achieves .

- transition from traditional to a natural erwvironmental surrounding. A third park location - =

~has been incorporated into the design located on the western boundary of : R

‘Summerhawk, This park functions as both park and traithead to access and to provide a B

-scenic overlook of the city. The traillhead/park location is envisioned as access to -
- adjacent public lands, a rest stop for hikers, a place to recuperate orrefreshata -
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S TRMLS AND PATHWAYS

o The City has man},r d:sconnected trail segments. Carsnn Clty Parks and Recreatuon staff
. has stated that the Summerhawk development's location is critical to the continued
- gonstruction of the City's trail system on the community's west side. The Unified - _
- ‘Pathways Master Plan Map identifies a trail system across this property. Syncon Homes -~ 7
~inconfunction with Capital Engineering has worked with City staff to locate and designa =~ 7
~future trail system that enhances the City's existing trail network across the property. The' .

trall network will provide connectivity to parks, federal lands, and adjacent

- neighborhoods and provide a fire break and fire acoess road around the res:dences
- Paths and trails are designed to minimize disturbance of the slopes and native
_ vege’satmn and are proposed to be constructed of a non- impervious material. -

o The Summerhawl-: develapment will assist in improving and expandmg the trails netwc:rk e
- Summerhawk's trails and pathways design minimizes vehicular conflicts that allow the .

user to enjoy Carson City's natural sefting. This system of recreational irails preserves

. ‘the naturai environment and visual backdrop of the C!ty
o WATER AVA?LABIUW | |

_Summerhawk WiIE galn access 1o city grour:dwater resources obtained fmm wells Iocated f_ b |

throughout Carson-City. Water service for the proposed Summerhawk development will -

. be provided by Carson City Water and Sewer Utilities. The Depariment has provided- S

- decumentation which indicates adequate water supply and water pressure exist to serve
. the project domestic and fire flow requirements. Water facilities will connect to- pmpnsed S

" water main located within the Summerhawk development then to the main Iocated in .

_ F{hedes Street ammedla’te}y south of the project site.

| .The extstmg terram prowdes a feasibie approach fo extend the buundaﬂes of the Carson :

City Water System. Summerhawk will be an important extension to the Carson City
water system. This opportunity includes the potential for instaliation of a water storage -

- tank and extension of lines. A water storage tank will be sited at an elevation of .
B appmximaiely 5,200 feet above mean sea level. The tank will provide additional s‘tnrage
o to the existing pressure zones within the southern Carson City water system, .-

e Aciequate system pre:ssures and storage capacity will be pmwded to ensure cnmpiiance SR
... with the Nevada Department of Human Resources, Health Division, the Nevada . -~~~
‘Administrative Code, the Uniform Fire Code and Carson City Utilities requirements. . -
- Please refer to the preli-minary water system report included in this document..

""SEWAGE DISPOSAL

; ._Santtary sewer dsspusai for the proposed Summemawk Deveinpmeni wsl] be pmwded hy s
- Carson City Water and Sewer Utilities. Complete improvements will be provided along -
" Rhodes Street in including extension of water and sewer mains. Sewage will be S
- conveyed from the project site via the Rhodes Street route and connected to the sanltary o
sewer main located within Curry Street. o o

Y Adequate fine capar:ltles for the proposed deuelapment will be prowded to meet the B
.- requirements of Carson City Utilities, Nevada Department of Human Resources, Health =




. PR |

fLEGALAccESS-

" Division and the Nevada Department of Environmental Protection. Please refer to the
- sanitary sewer report included in this document, : '

~ SCHOOLS

) _ _The--Cars'ﬁh 'Cﬁt.y School District has indicated the schools serving the area include

Bordewich/Bray Elementary, Carson Middle School and Carson High School. _
Transpertation will be provided to the applicable, zoned schools in accordance with

. Carson City School District policies and regulations. Transportation would be pmwded to -

Bordewich/Bray Elementary, Carson Middle Schoal and Carson High School from this

~area. There is a middle school and high school bus stop at the corner of Curry Sireet
- and Rhodes Street (Carson Middle School and Carson High School). The closest
_ Elementary stop is several blocks away at Curry Street and Washoe Street

{Bordewich/Bray Elementary). A new bus stop location will be created in the

~ Summerhawk subdivision depending on the number of elementary age students living in- SR
- the development, _ e

.\C{JMMERC!AL AND SHOPPING ﬁuREAS

: :Commerc:aé and shopping areas are located pfedommateEy east of the prapased pmjec;t, R

The main commercial areas within close proximity to the proposed Summerhawk
development is along Curry Street and paralleling US Highway 395/downtown carrsdar

' whlch has a number of food and other commercial retail facilities.

; -'RDﬁ;ﬂ CONSTRUCTION AND MAINTENANCE

B -'AI-E'rﬂadiways within the pmpcased Summerhawk deﬁelopment wilf be designed and- .

constructed to meet the requirements set forth by Carson City. All street improvements, |

‘the design of all storm drainage, sewer and water lines, street sections and widths shall

be subject to approval of the City Engineer. Streets shall follow the natural contours of

- the hillside to minimize cut and fill. Cul-de-sacs and roads are designed fo fit the natural

terrain. Roadway designs do not exceed 8%-10% maximum. The streets within the

- Summerhawk development will be offered for dedication to Carson City for maintenance . -
responsnblhtfes L

- Emergency access roads will be constructed as all weather roads. These roads 'will'éiéd
. be constructed not to exceed 15% grade to allow ease of access for fire vehicles. All -
- easements for firebreaks shall encompass access for fire fighting personnel and

equipment and such easements shall be dedicated for this specific purpose upon final -

- map recordation.

Primary access to the proposed Summerhawk development will be provided off of Cur‘fy_ Lo
- Street via Rhodes Street and Betts Street, Improvements will be accomplished in -

conjunction with the proposed Summerhawk development. In conjunction with the

-development of the Summerhawk subdivision, improvements will be developed and -

include a 28 foot right of way with paving, curbs, gutters and sidewalk on one side. A - |

o ‘number of collector roads will provide access to the various neighborhoods throughout o
. Summerhawk develapment o




 ITRAFFIC IMPACTS

. The project area will be accessed form Curry Street via Rhodes Street and Betls Street. .
-As the Summerhawk development project develops, roads will be improved to provide

adeduate circulation through the development. Most destinations in the City will be .

- accessible from Summerhawk via safe, vehicular transportation routes. Summerhawk _ o
produces a continuous, transportation system that provides access to access to schools, -~ -
- -commercial facilities, government and parks and opens space recreational areas. SRR,
- -Summerhawk will also reflect the community's vision to have a connected and walkable-
o community. Bicycle lanes and sidewalks along Rhodes Street and the multi-use trail 5
. system within the development will connect to the neighborhood park facilities | eadmg
'-from anr:E to the residentiai ne;ghbomnads o

A trafﬁc study has been prepared based on Carson Caty raster plan land uses and SRR
- densities, The study analyzes the impacts and proposes mitigations to traffic impacts of e
-odevelopment on the exdsting transportation system. The transportation systemis
‘composed primarily of surfaced streets, but also includes elements such as pedestrian E
- .paths, bike paths and other means of transportation. Roadway connections will meet
. community needs while ﬂnsurmg consistency with the Transit and Unified Pa!:hways
'Plans : : : : :

S Summerhawk will cause an increase in pedestrian and vehicular traffic and have some ~
- impact on the adjacent roadways. Mitigation of traffic impacts will include signing, :
- striping and traffic control improvements which comply with Carson City and Nevada -
- Department of Transportation requirements. Specific analyses (e.g. trip generation, R
- traffic volumes etc.) are described in detail in the Summerhawk Traffic Analysis auth::-recf R
o by Paut Sol aegun P.E. of Soiaegux Engineers, Ltd. . '

',fnnmwAGE

o Dfatnage on the sata will be ccnweyecﬁ through storm drain piping and suﬁace

. improvements. Improvements will consist of curb and gutter, inlets and storm dfams

- culverts, detention areas and other drainage facilities required to convey design storm ™
- runoff to the point of discharge. Drainage facilities will be constructed in accordance with -

Carson City standards. The detention basins have been sized to accommodate runoff -

~ from the 201 residential units. Pre-development runoff flow levels will be maintained. h
- storm water discharge permit will be obtained from Nevada Department of
- Environmental Protection prior to the start of construction for the project.

- Storm water impacts will be minimized to the extent practicable by providing runoff
- storage measures dispersed uniformly throughout the landscape with the use ofa
- variety of detention, rétention and runoff practices. Storm drainage will not adversely -

affect downsfream beneficial uses. Storm water drainage improvements in the design e
and construction phase of this project will be integrated to mitigate storm water impacts. - -

- Water quality and erosion controls practices in accordance with the Nevada "Handbook
oaf Best Management Practices,” and accepted engineering practice will be an integral -
‘comiponent the design and all construction phases. Other feasible techniques will be - -~
B '.employec to mitigate water quality impacts including reducing imperviousness surfaces;
o cclnservmg natural resources and ecosystems, maintaining natural drainage courses and
o 'm:mmﬁzmg clearrng and grading.
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: SU-LI‘B WASTE DISPOSAL

_ :ELECTRICITY AVAILABILIT‘\’

'.'Elec:tnc service w;!l be pmwded to the pmjem area by Sterra Pacsﬂc Power Cmr‘np:oa\nz.f SR

{SPPCo). There is currently electric service provided along Curry Street. SPPCo has

.~ confirmed that the proposed development is located within their service area and - .

. confirmed their commitment to provide services to the development. Design of sennces .
" has not been determined. : o

TELEPHDNE AVAIE.ABlLI‘{Y

i} Telephone sewace for the pmpnsed Summerhawk ﬁeveiopment WIH be provided by

- ATET-ATET has confirmed that the proposed development is located within their _

- service area confirmed their assurance to provide services. The type of service willbe
{:Ietermlned by AT&T. : _

CAB%..E AVAELAB!LE'E’Y |

: __'Cab!e services for the pmpnsed Summerhawk deveinpment il be pmwded by Charter:
- Cable. Discussions with Charter Cable indicate that they can serve the proposed =
- subdivision upon extension of the lines. Charter Cable has affirmed their assurance ta
: prawde services

~ NATURAL GAS
| B Natura! gas service wﬂl be pruwded by Southwest Gas Corparatmn Discussrons wrth

 Southwest Gas representatives have indicated that lines located adjacent to the
o pmpused pm;e#:.t can be extended into the proposed Summerhawk E)eveiﬂpment

' Solid waste r.ilsposa! tc: the areais currentty being provided by Capitai Samtatlcm .

" Services. The solid waste transfer station is located at the Carson City land fill located
- on Flint Road in eastern Carson City. Conversations with Capital Sanitation have
assﬂreci th.eir_ willingness to provide sanitation services to Summerhawk.

: .RESTRICTNE CDVEHANTS
. | ':"Restrlctwe Covenants will app!y to all parcels iocated W|th|n the proposeﬂ Summerhawk
- ~development. Exact contents of the CC&R’s will be determined and recorded in

- conjunction with the final map, however, a draft CC & R document has been mcluded i
thrs submﬁttai : :

: CDMPLIANEE WITH NRﬁ 2?3 349 {3}

1. Envrmnmeniai Health :Iaws and regulahc‘ns ér'e”being éddréssed .

A Through the extension of water and sewer facilities and connection to the
- respective Carson City services for service {See water & sewer systems :
- sections)

2, The p'roposed- de?e‘icpmenf will be connected to the Carsoh City water S}'fstem_;i_héf i
- water provided will meet applicable health standards and staff has agreed thatitisin -




S

.r-m

sufficient quantity to accommodate the reéscnahty foreseeable needs of the
o .'subdivisi:on.. {See section on water system] B

3 The épp-iic:ant has met wi*th'aIE'ég.:hiicabHe Utélitylc-ﬁ'mpan;ie's which would service the

- proposed development and have been assured that services are available. Utility

. companies contacted included Sterra Pacific Power, Southwest Gas, AT & T and

- Charter Communications.

4 Thmugh meetmgs and dlSCLISSIDnS with staﬁ‘ it has been m-d;cated that Carson C|ty

- will work to provide adequate public services {schools, police, etc.) to the prcapcssed

| '_development

5, The apphcant has complzed with the parks and recreataon fac::lrties requsrements by

- providing a neghborhocd park within the development.

B The proposed tentatwa map comphes with the zumng and master pian whsch aliows

_'fnr 0.3-3 dweilmg units per acre for low density residential devekapmen!s o

7 The prop{:sed tentative map ccnforms to the intent of Carsun Cﬁy s master plan c}f

- streets and highways by providing a connection to Rhodes Street to the south and .
- gast of the project site and Curry Street as the primary frontage (see traffic runoff .

o 'secilon}

8. Physical characteristic such as soif and slope have been taken into consideration

- with the design of the proposed tentative map. (see the included geotechmcal o
' anaiysrs coﬂstramts map and drainage analysis) :

g 'The recommendations and comments made by City staff have been, and will |

continue to be, taken into consideration and addressed through the deveiapment uf -
thls tentative map

- 10. The appjlcant will cnntanue m work with city staff to ensure that ﬁre pmtectscn wuli be

avasiable to serve the proposed development.

" CDNCLUSIDN

R The tentatwe map presemed with this applzcatmn the efﬂcnenf: use of mfrastructure and
- services and to expand the diversity of land uses stressing the importance of increased S
~housing options to better serve Carson City. Syncon Homes has created a Common '

Open. Space Subdivision which mirrors Carson City's vision; that being to create more

- diverse mix of uses and to provide a foundation for more efficient use of the City's limited . -
~developable land. The Summerhawk proposal incorporates design elements which have -
addressed concerns identified by City staff. The diversity included in Summerhawk -

insures ‘a guality development. The proposal presents an opportunity for Carson City to

- provide quality options to address the housing needs of the community. The projectalsa
" provides distinct benefits to protect and enhance the quality of |ife for visitors, the work
s force and the exustlng and future residents of Carson City.
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v -JS-APJTAL ENGINEERING

' k0. Bm 3rse {775)882-5630 Fax(775)885-7282 - j. Carson City, KV 89702 I
L Dr':ibbé_r' 1 8,'-‘2005 |

- Mr Wait Bu!kwan '
" Director Carson City Commumty Deveiopment

2521 Northgate Lane, #62

Lo '_C_afsc_m_ le}"_ NV 89706

o . RE" Tentafive Map Apphcatmn for Assessors Farcel Numbers {APN} 90244‘1 -21 ancE
o _Uﬂ2-441-23 Mills Laﬂdung A Planned Unit Bevelopment

Wait

_ fRE Varsance F.’equest for Assessors Parce! Numbers (AP‘N} DDQ E=2‘i -02, APN {J{}Q-E]31- B
01, APN 008-031-02, APN 008-031-07 and APN 009-151-01, Summerhawk — A
L Cnmmon Dpen Space Subdivision

" The proposed Summerhawk subdivision consists of 201 single family residential lots. -
~'Syncon Homes presents this development as a Common Open Space Subdivision to _
- accommodate the split zoning consisting of single-family (SF) 12000 and Conservation -
- Resetve (CR). Summerhawk is located at the west end of Rhodes Street in south o
o Carson City. The eastern boundary of the project is located approximately 1300’ from
T the Curry Street and Rhodes Street with the western bnundafy abutting National Forest .
: Sewice Eands : : _

| ;The Master Plan designation for the project site is Low Density Residential (LDR) in the - |
~development area and Open Space to the west, southwest, north and northwest. Master

Plan designations for properties to the east and southeast include Mixed Use Residential.

—and High Density Residential. Summerhawk proposes a residential development :
- compatible with that of the adjacent land use designations. The proposed Summerhawk
. Common Open Space Subdivision will result in densities which are consistent with the
_-Iand use designation. : -

o 'Thls dc_'cument provides information to address the proposed Summerhawk projectto: -

. assistin the project review Tentative Map application. Included are a special use permit =~~~ =
- application, variance application and sasement abandonment application. This booklet

. also includes an interim mixed use evaluation, traffic analysis, gectechnical = R

o muest;gatmn drainage analysis, water and sewer system calculations, conceptual home =~

- owner association documents and conceptual landscape plans. Summerhawk will result - S

“~in'densities which are consistent with the land use designation and surrounding

- development pattern. Summerhawk has been designed to incorporate neighborhoods

and provide efficient connections between uses and to accommodate safe vehicular, - =

* bicycle, and pedestrian friendly circulation. The project has been organized arounda




" Q 'system of parks open space, and pathways that pmwcies Emkages ’[O the surrounmng

t:unn'tn"u_arnt’,,r

S If you have any quegtmns regardmg this applscatton piease do not hemtate to contact
- '--meat882 5630 : -

| _Th.'an_k:you B

o Mark Rotter = :
- Capital Engi_néering _
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| STATE OF NEVADA)
~ CARSONCITY )

. Signature Z | T B

'- SUBSCREB:D AND SWORN BEFORE ME

s 2748 oavor Sa?f

 ADDENDUMI

_ . - 'FHES ADDENE}LM 5 herehy macie a parz of that cartam applmt&er ta the Garmn Cs%y SR
| _-'"Pianmng Comrission by Hanser, LLC . faram.ﬂnanﬁn&m&hﬂmu__ -
 on Assessor's Parcel Number009-031-07 and 009-03107 . A copy of said appilcahah s

‘gttached hersto.

R GWPEEH’S'A'FHQAVH‘ " {Tobe'axecuted by the legal praperty owner(s) in addition to

those legal owners on the subject application).

-

N LEO A P{Amu‘ L bemg duty swom, depasa and say that ? ama S
" lagal owner of the praperty invalved in the subject application, that the statemeﬂts harem |

B wniamed g tnat application are in all raspac:ts true and correct to the bast cf my
- _-.__"kncwiedge - -
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 CAPITAL ENGINEERING

. P.0.Box 3750 . (775)882-5630 Fax(775)885-7282 ~ Carson City, NV §9762

October 18,2006 R

7 Mr-Walt Sullivan - _

Director Carson City Community Development , -
2621 Northgate Lane, #62 . :
 Carson City, NV 89706 - -

RE: Special Use Permit requests for Assessors Parcel Numbers (APN) 009-021-02, APN 009
©031-01, APN 008-031-02, APN 009-031-07 and APN 009-151-01, Summerhawk —A Common. =
~Open Space Subdivision o _ - e _

_-'.Wait.,

- The propesed Summerhawk subdivision consists of 201 single family residential lots. Syncon =~
Homes presents this deveiopment as a Common Open Space Subdivision to accommodate .
~the split zoning consisting of single-family (SF) 12000 and Conservation Reserve CR). -
. 'Summerhawk is located at the west end of Rhodes Street in south Carson City. The eastem -
- boundary of the project is located approximately 1300° from the Curry Street and Rhodes.
Street with the western boundary abutting National Forest Service lands. ' '
~ The Master Plan- designation for the project site is Low Density Residential (LDR) in-the
“development area and Open Space to the west, southwest, north and northwest. Master Plan"
- designations for properties to the east and southeast include Mixed Use Residential and High
- 'Density Residential. Summerhawk proposes a residential deveiopment compatible with that of
~ the adjacent land use designations. The proposed Summerhawk Common Open Space .
- Subdivision will result in densities which are consistent with the land use designation. =~ =

. “Pursuant to the Carson City Municipal Code (CCMC) 18.08. 030, Hillside Development, & DR
- Special Use Permit is required, if development of any portion of any parcel with an average -
. slope of thirty-three percent (33%}) or more. While Summerhawk does not meet the specific
- definition -of the CCMC for Hillside Development, it is apparent the intent applies fo = -
- Summerhawk. Syncon Homes in conjunction with Capital Engineering have chosen to focus -
-~ 'on the topographic constraints and hillside deveiopment requirements. o ERR R

- A Special Use Permit is included with this application to address the potential for the hillside =~~~
. development to cause or contribute to environmental or the aesthetic degradation of the city's -~
. natural environment. Mitigations including procedures and accepted engineering practices for -~
- -hiliside .- development, . erosion contrel and slope stabilization procedures and -
- . recommendations contained in the soils, geology, and hydrology - reports have been
.+ incorporated to minimize potential impacts. . _ : S

A Special Use Permit for a proposed a temporary tract sales office and flagsfflagpoies - =~
~ pursuant to the Carson City Municipal Code Section 18.04.070.3 (Conditional Uses) is also -
.. required. A temporary tract sales office is allowed only after approval of a Special Use Permit, .
“and compliance with Development Standards Division 4.6.5 which allows variation of the Sign =~
“Code, . _ o _ SRR




"-sazasasn

 The propnsed Summerhawk will have mn-:ie! homes and a temporan_.r sales trar.:t aﬁ“ ce. Th:e." BB

. temporary sales tract office will be utilized prior to the construction of the modei homes. The -

- facility will consist of & commercial coach (trailer} located approximately in the vicinity of the .
‘proposed models homes. A site plan will be submitted for Carson City Planning and Building:

“Department review and prior to placement of the sales office at the Summerhawk site. The

~plan will address, but is not limited to, parking, handicap access and landscaping. The

* - temporary sales tract office will perform the same sales and informational functions and. . .

- . maintain listed below for the model homes. The commercial coach: wull be remcved upon S
: _.cnmpletlnn of the model home sales office. _ R S

© - Model. Hames are: currentiy planned to be located on lcts 1 and 2 and Eats 66- am:l 6? {see s

" aftached ‘map). The model homes are expected to be the first built in of the project and they: -

-+ are'to be located along Kestrel Way.. We believe the public will benefit from well established .~
- and reguiated modet homes and office facilities, the orderly demonstration of the model .~

“homes, and convenience of the sales office. The new model homes will be the same type that =
- will- ogeur throughout the rest of the subdivision and will be chosen from the spemf c clesrgn EER

e almratlons subrnitied for review. _ . IR TR

The pmpnsai will have no. significant 1mpac’s on ex[sﬁlng pubhc services and fac:flltles AII

necessary facilities and services needed to conduct the use will be in place prior to the .
- construction of the model homes. To mitigate potential adverse impacts on adjacent
" residences, the business will limit the hours of operation. The proposal -meets all of the: =
- required  development standards, and is consistent with the use of tempnrary iract sales Pl
'facahties within new subdivisions. o L

Synmn Homes has owned and maintained 2 mmntar modeE homes Syncon Harnes has - R
- worked hard to maintain excellent relations with the neighbors of the model homes in nther-; R
. developments and is willing to make the same commitment for Summerhawk. We believe as . -
- the development takes piace, the project will increase the attractiveness of the- nenghborhnod SR
and the appea | of the eniry to Summerhawk. : SR

The Spemai Use Permit - requests contained herein do hot cansmute a grant of specza} o
- privileges inconsistent with the limitations upon other propertles in the vicinity and zone in G
" which the property is located. S -

The i&catlon and surrc:-uncflngs represent specnal mrcumstances applzcabb ¢ to the subjec“t =

propert:,r The establishment, mairtenance, and operation of the proposed develnpmen’t will not -
.be detrimental to the health, safety, peace, morals, comfort, and general we!-fare of persons i

resndsng or workmg in the neighborhood or to the general weifare of Carson City.

it you have any questicns regardmg this apphcatlon please dn not hesutate to oontact me at :

-f'ThaﬁkybuV

~‘MarkRotter o
- Capital Engineering. .. .~
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Carson City Planning and Community Development | FOR OFFICE USE ONLY:
2621 Horthgaie Lane, Suite 62 - Carson City NV BO706 o
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i iy submitial schedule.
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: mmﬂer@cap'ta ~ENginesring. ne such that alb departments are able todetermine if they can -
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required. L .
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09-021-02, (8-031-01, 09.031-02, 09- | Rhodes S_ireet and Curry Street
031-07 and 09-151-01 Carson Ciby, NV 89701

| Projest's ?«ﬂ:ésizf Plan Dasianaton Frojed's Cumen: Zoning _ : e s
Agriculture Residential ! SF12000 & CR I - | Rhodes Str&et and I:L.trn‘.ur Street

. Briefy descrite your proposed project fUse additiona) shests of attachments ¥ Necessany’

s m:.rdgmam Carson City Munitipat Code i CMI: Sectinn: : * o Development Standands | Division
& reguest io aliow =5 = conddicnal use s o= Follows:

A Special Use Permit is required. pursuant to CCMC 18.08. 030, Hillside Development, De\relnpment of any pcmnn of any

parcal with an average slope of thuty-three percent (33%] or more requires camplance with this chapter and the prar
issuance of a special use permit. A Special Use Permit is also reruired for the proposed temporary tract sales office and

Ragsfflagpoles pursuant {o the Carson City Municipal Code Section 18.04.070.3 (Conditional Uses).
PROPERTY OWNER'S AFFIDAVIT
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Ségnamre : . ) - Aggress Date
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ADDENDUM |

B : THiS ADE‘JENDUM is hereby made a par& of that ﬂeréam applmaimn to tha Carscw C4tyﬁ'_' i
: ;.'_:Fiawmng{’:am*rmmn by Hanser, LLC - for an Qnmﬁpaa&ﬁuhﬂm_s_agﬂ._ Ll
- on Assessor's Parcel Number009-031-02 and 009-031-07. A capy of said application s

N DWNERS A#F%QAVIT" ' f[“z‘“u 'b'a axacuted by the ]egaf p'r@per%y. owrier(s) in addition’t&i_-_ﬁ o

those legal owners on the subject application). -~

~© STATE OF NEVADA)
CARSONCTY )

S e e bemgduiyswam :Eepaseandsaythatiama

- !egai owner of the property involved in the subject application, that the statements hersin’ : S
-+ contained in that application are in ail respects, trus and correct to the tmst of my e
i-knuw}edga SRR

' : Signé’;ure R | = Défa

Maﬁ“l‘tg Ad{iress 99{} ErDI’!WUQﬂ Drwe - R
Minden, NV, 89423 -

Telephone: (775Y882-7754 .,

- SUBSCRIBED AND SWORN BEFORE ME
CUTHIS L DAYOF 200

- Notary Publc

e m}-ﬁe.s\'."ﬂec appilunhw‘pﬁ sddenddum
| rovised 5100




T attached hereto.

8 __.mssﬁ il mmrfﬁp 200 (s

ADDENDUM

f . ?HES AE}{}ENDUM is hereby made & part of Ehat cartam agplacatmn to tha Carson c;tyj_" o

i Ptaranmg Commission by Hanser, LEC -~~~ -~ fDFc—-ﬁﬂEﬁﬁmwﬂE_@Eﬂ”' R

. of Assessor's Parcel Number009-031-07 and ﬁﬂg-ﬂﬂ'i-ﬁ‘f A ca;:y of sami apphcatmn :53

¥

o | OWMER S AFF(l A‘u‘ (Tr:: be m:ecatad by the l&gal property gwgr{s} i ac.l dmﬂn m-" : = -

 those legal owners on the subject application).

 STATE OF NEVADA)
-~ CARSONCITY - }5

LED A Hr,ﬁwué : being duly swarn, deg:rcse anti say Eha’t% ama .

R ::_.;'.:_-'Eegaf owner of the pmperty mva!veﬁ in the subject ap;:{rfs{:.a‘m:'r"tt that the statements harem L

_'3_';.'-'nantamed in that application are in il respects, true and. corect to the. beat of my '
-knawiadga ' '

‘5? M’@(a

Dsza

Maﬂmg ﬁddrasﬁ 990 Hrcnwceod Drwe Ry
Minden, NV, 80423 -

Telephone: (775)882-7754

- SUBsERtBEDAﬁESWH*E SEFORENE R

AT A "ENTH 1;-1‘

- Mo, PF.2508.7

%/—f L/Mmft,

Naiazif Public

- ahnyﬁt.m.am apphmmipcadm
_ ) revyiod EHJI}

Notary Public Siate o iy &

5 J"h:t’l’-.‘pﬂ.f exp, June 14 - ngn? Sl
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SPECFAL USE F’ERMIT APPUCAT!ON QUEST[GNNAERE

B .MASTER PLAN POLICY CHECKLIST
o ;:HAP_TER';’.; A EA_LANCED LAND USE PATTERN

'The Carson City Master Plan seeks to establish a balance of land uses within the

cormmunity by providing employment opportunities, a diverse choice of housing,

v _r-etr-eatin-na[ nppor’tuﬂities and retail services.

i L OR DOES THE PRGPOSEB DEVELOPMENT

' Meet the pmwsmns of the Growth Management Drdmance {1.14d, Mummpai Cnde w

13 12)7?

" Carson Cﬁ‘ys gmwtﬁ int recent years has left fimited !and for devempmem and has _
- presented the challenge to implement the prerequisite to promote the effi r::enf useof

' 'mfrasfrucfure and services and fo expand the d;vers:ty of fand uses.

b The propased Summerhawk Open Space Subdivision presents an apponunffy' to
-~ develop property and focus growth fo vacan! land areas of the Cify. Summerhawic .
- wiff assist.in encouraging the transifion of existing land uses designated on the Land

. j Use P:’an

'Summemawk ms-e-fs'fhé provisions of the City 's Grr:md‘h Managemem‘ Ordinance b y .

. . addressing and meeting compliance standards for critical components of water, .

o sewage fire protection and faw enforcement, traffic, schools, parks and recreation.

Prowde pathway conhections and easements consnsten‘t with the adupted Umf‘ ad -

_ ~‘Pathways Master Plan and maintain access to adjacent public fands (.4a)?

- The Summerhawk development wif assist in improving and expanding the trails |
- network. Summerhawk's trails and pathways design minimizes vehicufar conflicts

" that allow the user to enjoy Carson City's natural setfing. This system of recreational. g

- trails preserves the natural environment and visual backdrop of the Cify.

The pmposed Summemawk Open Space Subdivision has been desrgned Io __
- Interconnect neighborhoods and provide efficient connections between uses and to
. accommodale safe vehicular, bicycle, and pedestrian circulation. The project has _
. been organized around parks, open space, and pathways that provide linkages in
proxinity fo the surrounding community. Summerhawk development provides

- pathway connections and easements consistent with and as identified in the Umf.red RN
] Paffrways Master Pfan :

Carsan City Parks and Re‘creaﬁm staff has stated that the Summerhawk N
- devedopment's focation is critical to the continued construction of the City's fras S




. system on the community’s west side. Summerhawk’s trail network will provide
- connectivity fo parks, federaf lands, and adjacent neighborhoods and provide a fire -~
o break and fire access road around the residences. Paths and trails are des.rgned to

- minimize disturbance of the slopes and native vegetation _ : .

F'mtecft exrstmg site. features as appmprzate mclﬁdmg mature trees or other
character def‘ ining features {l.4¢)? z : _
L _."-Summerhawk ansures !har devefapmenf is designed to minimize disturbances fo
- existing nafive vegetation and other character-defining features. Native vegetation -
- - shalf be considered an important elernent used to preserve existing vistas. To ensure B
- that Summerhawk is sensftive to the existing natural setfing, the design infegrates.. -
“natural feafures into project design while minimizing the removal of significant
- vegetation and natural features to the greatest extent practicable. Natural

o characteristics including native grasses, boulders, roffing and Jandforms, in the parks, -~

will be maintained where compatible with the character of adjacent propemes and
e .where it is feasible to mainfain the natural quality. :

o Native vegefatmn is considered an important element used to preserve existing -
. vistas. Nafive vegetation wilf be preserved to the extent feasible in open space

.- areas. Native vegetation will be retained on hiliside terrain whenever possible to he!p.-"_-_ IR
“maintain natural drainage swales, reduce erosion and preserve the character of the -

- hiffside environment. Vegetation sufficient to stabilize the sod wilf be establishedon -
...alf disturbed area as grading is completed. Areas nof contained within ot boundaries
L wilf be protected with adapted fire resistant species of native perenniaf vegefafwe

-cover after alf construction is complefed. _

At adjacent to publ:c [ands coordinated with the apphcabie agenmes wrth regarcis R

tn compatlbmty, access and amenities {1.5a, b)?

" Capitel Engineering has contacted the U.S. Forest Service whose fand hofdmgs are ST

. adfacent to the City and the proposed Summerhawk Open Space Subdivision.
- Summerhawk mitigates and minimizes land use conflicts within the urban/wildiand
- interface, identifies opportunities for shared recreational access and amenities and’
. ensures that future plans for federal landholdings are mutually ccmpat;bie w:m fhe
: goa!s and policies fJf the Carson City Master Plan. :

 The pmﬁused Summemawk Open Space Subd:wsmn fhmugh coﬁaboraf:on B

" between Syncon Homes, Capital Engineering and Carson City staff has addressed

and will continue to address communily concemns regarding safety, preservation of -
. Scenic views, watershed protection, soil stabilization and erosion controf, ,nrofectmn-‘-
of amhaem‘og;caa‘ sites and cumulative environmental fmpacfs : .

o -_.-_Summenhawk assesses the potential for negatwe enwmnmemta:’ impacts and :
. addresses the potential for the hiflside development to cause or contribute to
environmental or the aesthetic degradation of the city's natural environment.
. Mitigations including procedures and accepted engineering practices for h.r!fsrde
. development, erosion control and slope stabilization procedures amnd -
- recommendations comtained in the soils, geology, and hydrofogy reports will be e
- incorporated to minimize to potential impacts. Public safety hazards have heen - o




- mmrmrzed through specfﬁc sfte des;gn Th;s has been accompﬂshed by empfoymg
established engineering sfandards fo perform selective grading, drainage x
improvements and selective vegetation clearance while stilf retaining valuable natural

- hiflside features. -

 The Sﬂmmemémrk pian provides for fire safety to reduce the spread of wildfire and
- reduce opportunify of ignition by providing Community Defense Zones, Defensible
Fued Profile Zone identification, fire lanes and fuef breaks. Defensible space will be

created through the clearing of underbrush and excess combustible vegetation near .

- dwellings. During consiruction activities, spark arresters will be required on
“mechanical powered equipmernt. Non-combustibie roofs and building materials wﬁf
be utifized.

. Two or more points of residential access will be provided. This will ensure continuous -
~aceess to an area if one access point becomes unavailable, and afso permits the
. - staging of emergency vehicles, such as fire engines, along one access point while
~local residents leave an area via other point(s) of access. Alf easements for
frebreaks for safely of built-up areas shalf encompass access for fire fighting .
- personnel and equipment and such easements shall be dedicated for this specmc o
. purpose upon final map recordation. '

L The pmjece‘ has been organized to incorporate parks, open space, and pathways that SE
- provide linkages in proximity to the surrounding community and U.S. Forest Service

Hands. A conceptual design for a park facility has been incorporated into the

o submittal. Summerhawk ensures that neighborhoods wilf be interconnected with a -
- traits and pathway systemn fo faciitate safe bicycle and pedestrian fransportation. The -

- public park and pathways are proposed fo serve residences, the community and -
: '_w-'sffors to Carson City.

Prutect envsranmentally sensitive areas through proper setbacks dedtcatmn nr :
. other mechanisms {3.1 b)? :

O ‘A key goa-;f of the propo'sed.SummerhaWk Cdmmon'o,oe-n 'Space' Sub'd;'wsabn is fs L
- protect the natural environment and the views, and natural features that resident's

.. and guests to Carson City value. In the course of land devefopment, Summerhawk .
will integrate natural features info development design. Summerhawk’s open space
_ -design is infended to protect natural feafures and provide natural open space by
- emphasizing the natural environment and wildiife habitat. Summerhawk will
frarmonize with its surroundings and adjacent neighborhoods and reflect the
character and quality of its setting.

".Spébif fcally, the Summerhawk Common Open Space Subdivision addresses _
“potential hillside environmental and aesthetic impacts fhmugh project design which

o will implement the following objectives:

‘.f Enhancement of the quamy of fife of existing and future msrden!s bja'* the

- preservation and protection of the City's significant natural features.

- 2. Contribution fo the natural hillside character of the existing neighborhoods armf
-developments in the area by hmrtmg the alteration to topography and natural
dramage ways.




3 _ Preservation and pmtecffon Df the umque and specwa! naturaf feafures and
- -aesthetic qualities of the hillside areas.

'_ 4. Insurance that the Summerhawk development is sensitive to fhe existing natura! S |

- setfing and that the design minimizes the removal of s:gmﬁcanf vegetation and
1 patural features fo the greatest extent feasible. :
5. The Open Space Design preserves and protects wildiife hai};fat
8. Sumnierhawk integrates natural features into the project design.
7. - Summerhawk insures the existing skyline views fo the foothills and mcunfams
- cand the City are presenved.

a k 8 Geologic conditions which may pose a threat to ;Jmpeﬁy and life have been

-~ addressed.

.9, _Summemaw&c mt:arporates the use of acceprecf desrgn feahmques solutions and - : o

éngineering practices which minimize disturbance and protect sensitive areas..

= 10. Summerhawk's design and mitigations recognize community concerms refated ft:r =

deve.fopmenf and its visual impacis upon hillsides, skyfmes and landforms.

_ Siteti cutside the ]:trm'mr'_q.r ﬂondplam and away from geuvlogic hazards areas or
: follnws the required setbar.ics or other mitigation measures (3.3d, e}‘?

| Mfffgﬁffﬂﬁs'fﬂﬂfudfﬂg pmcedure:s and accepted engineering practices for h;‘ﬂsﬁde R

devefopment. erosion controf and slope stabilization and recommendations
o comtained in the soifs, geofogy, and hydrofogy reports have been mcorporated 1‘0

SR .'m:n.rm;za pctent:aJ‘ impacts.

N 'Prmiide for levels of services (i.e. water, sewer, road improvements, sidewalks,
- ete.) consistent with the Land Use designation and adequate for the prnposed
i _.development {Land Use table descriptions)? _ _

'Summenhawk has been desrgrned to create appcm‘umf;es far fow—dens:fy

-neighborhoods in a suburban setting. Summerhawk will achieve an effi f::enf pah‘em L

of devefopment consistent with the Master Plan.

The pmposed 201 res:dentxa.f fots wilf not exceed the maximum dens.rfy allowed

 pursuant to the CCMC, Title 17, Common Open Space Subdivision 17.10.025. The

- Low Density Residential (LDR} designation alfows 0.2-3 dwefling unifs per acre. The

"; -~ proposed fot sizes and dwelling units will assist in achieving compatibility with the

' existing and proposed land uses in the vicinity. Summerhawk proposes fo enhance

the assthetic appearance of the community, including the visual appearance of
-~ connections and landscape buffers between various land uses.

- Sﬂmmerhav\rk"e's also intended to provide combined with 'ca'mpsemenfaw residential

- streets, complement the visual effect of buildings and provide with clear pedesman S

- uses. Circuation and access, parking design and location and architectural characrer'-'..-. 3

: .The pmposed Summerhawk Open Space Subdivision meets rhe pmwsmns af the

- Growth Management Ordinance City by addressing and meeting compliance . .
- sfandards for critical components of water and sewage, traffic and circulation.

oo are aflf pan‘ of the pmpsseaf Summerhawk prqeeca‘ in c:onfonnance witfr the Masfar S
- Plan. e




| 13 BRI .-:"_-.f'tHAP%_E’R 4 EQUiTABLE nfsmlauﬁam GFRECREM'ibﬁAL OP-PDRTU-m?EEs'_. i

55 DR DDES THE PROPOSED DEVELDPMEEI@T

ed’ o

_ Prcwlde park facnilhes cnmmenswate w;th the demand created and consnstent
: wsth the Clty s adopted standards (4.1 b)?

L Summ‘emawk-has been'argamzed around parks, open space and pathwaysthat -~ -
~provide finkages in proximity to the surroundinig community. Neighborhoods wilfbe -0 7w
- interconnected with & trails and pathway sysfem to facititate safe bicycle and SRR
- pedestrian transportation. The public parks and pathways are proposed fo serve
: res:dences the Cﬂmmumf}r and wsﬂ‘ors fo Carson City. : o

S 'The Summerhawk dsve!opmem area has been fdent:ﬁed in the Master Plan as one g
' area in need of neighborhood parks. Through collaboration with Carson City Parks
- and Recreation staff, a system of three small parks has been incorporated into the .
- submiffal. Summerhawk's park concept embraces a transitional approach which . -
- meets the vision of the community by incorporating the diversity identified in'the
" Carson City Parks and Recreation Master Plan. A combination of customary park — -
- features (e.q. turf, play equipment efc.} will be included with the focus transitioning . -
- -from a combination of these amenities to natural areas with walking paths and franf =
" apcess rather tharn farge furf areas in an otherwise nafural setting.

Cnnsmtent w:‘th the Dpen Space Master Plan and the Carson Rwer I'ﬁaster Plan
{4 33)'? .

_ ..'Summerhawk is consxsfenf w;fh :‘he Dpen Space Master P!an smcre it expands the. =
City’s open space network. Summerhawk maintains wildlife habitat protects view
. sheds and makes available recreationaf linkages between the City and ao&acenr
- public lands. The project leaves areas intact o function as visual buffers afnng
' ndgehnes visilbde from various areas of the City.

B _ ’CHAF‘TER H LWABLE MEIGHBURHOOSS AHD ACTMTY CENTERS

8 'The Carson Cl't!f Master Plan séeks to promote safe, attractive and diverse o
- neighborhoods, compact mixed-use activity centers, and a vibrant, pedestrlann g
: __:frlandly Downtown T

_ IS DR [}OES THE E’RGPOSED DE\FELOPMENT

' ;_.Prnmote varlew and visual interest through the mcorpara’tmn of varied bmldmg
styles and culors, ‘garage orientation and other features {6 1 b]‘?

RE Summemawk pmmm‘es uarxety and wsua! inferest thmugh the mcomoraﬁan of vaned
- buiitding styles and colors, residential and garage orientations and specific .
... architectural and landscaping design features. Conceptual Bu.ra'dmg e.fevanons and
c ﬂocrr p!ans are included. .

|
|
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' CHAPTER 7: ACONNECTED CITY

S The Carson Clt:-,r I\%astar Plan seeks prnmote a sense of nommumty by hnk:ng its
- many neighborhoods, employment areas, activity centers, parks, recreational -

amenities and schools with an extensive system of interconnected roadways,

o multlnuse paihways, blcycle facilities, and mdewalks
s uR 'ﬂass THE P’RDPGSED nEvELoPmEMTE

.'-"Prnmnte transﬁ-suppurtwe ﬁevelopment patherns {e . mlxed -use, pedestrlan o
- ‘oriented, higher density) along major travel corradors tu facshtate future tranSIt
. -[11 Eb}‘? _

- -Summerhawk will be conneﬂted with retarffcommercraf activities fhmugh a system caf -
- streets, sidewalks, trails and pathways to facilitate safe and efficient flow of -
pedestrians, bicycles and vehicles. Retailfcommercial facilities are concentrated
atong Curry Sireet and next fo the downtown corridor along US Highway 395. This

o location may .be easily accessed and is currently served by public transif. Proposed. . L '

residential uses are horizontally integrated with non-residential uses and the

o surrounding development context. Summerhawk has been designed to inferconnect S
R ne:ghbomsods and provide efficient connections befween uses. -

“Maintain and enhance roadway conneatmns and networks consnstent Wlth tha
Transportatmn Master Plan {11.2¢)?

o :Summerhawk pmpcases to pmwci& adeguate madway connecfmns and c:rcufahon SER
~ through the development and while providing suftable connections to existing

. roadways. A traffic study has been prepared based on Carson City master plan a‘ahd U

uses and densities. The study analyzes the impacts and proposes mitigations to

. traffic impacts of development on the existing fransportation system. The .

- transportafion system is composed primarily of surfaced streets, buf also mcfucfes

- elements such as pedestrian paths, bike paths, and other means of transportation.

i Roadway connections will meet community needs while ensunng consjisfenﬂy w;fh

the Transit and the Unified Pafhways Plans.

Prnwde apprupnate pathways through the development and to surroundmg lands RO Rt

mcludmg parks and public lands, consistent with the Unified Pathways Master
Plan (12 1a, 3}7 _ . .

Bt 'Summerhawk pmwdes a means m mamtam anaf expand the Cftys ex:sfmg nefwork R

R - of trails and pathways and to provide improved access to and between

. neighborhioods, activity centers, schoofs, and other destinations. The project has

e been organized around a park, open space, trails and pathways that provide J’mkages - .' o
“n . proximity to the surrounding community. Summerhawk provides suitable R
-::cmnnect:ons bem«sen residences, the parks, adjacent public J'ands and fhe- downfawn_ I




. comidor..

" Question 2. Will the effect of the proposed developmenit be detrimental to the

- immediate vicinity? To the general neighborhood? - i

The effect of the proposed development will nof be detrimentat to the immediate
- vicinity nor to the general neighborhood. The proposal will have no impacton
. existing public services and facilities to any significant extent. The proposed .=~

| Summerhawk Open Space Subdivision meets compliance standards for waterand =+

- sewage, traffic and circulation. Al necessary facilities and services needed facilitate
‘the use will be in place prior to the residential construction. _ Lol

~ A.-Describe the general types of land uses and zoning designations adjoining

- your property {for example: north: two houses, Single-Family 12,000 zoning: =

east: restaurant, Retail Commercial zoning; west: undeveloped lot, Retail

- . Commercial zoning; south: apartment complex, Retail Gommercial zoning) S

" The Master Plan designation for the project site is Low Density Residential (LOR) i~

the development area and Open Space fo the west, southwest, north and northwest.

" Master Plan designations for properties to the east and southeast include Mixed Use - R o
. Residential and High Density Residential. Summerhawk proposes a residential - -0

" development compatible with that of the adjacent land use designations

B B. ';E"xplain v.r'!ay"'ybur' proj-é'ct is similar to exist.in'g developmentinthe

- -neighborhood, and why it will not hurt property values or cause problems, = P
- such as noise, dust, odors, vibration, fumes, glare, or physical activity, etc. P
with neighboring property owners. ) - T

o The pfbjéct is no similar to existing developments located adjoining o the south and .; .- .
- east of Summerhawk. The area to the east either "older” neighborhoods or is tribal =~

. - fand both of which did not or do not falf under the same ‘Development Standard’s”

applied to Summerhawk. However, Summerhawk's Open Space and easements are . o

- continuous with other surrounding open space areas. Summerhawk, in this sense,

- Summerhawk provides consistency and compatibility to adjacent non-devefoped. =

- lands and open space and is consistent with the polficies contained in the Master
Flan and adjacent zoning designations. . :

- .The profect promotes the efficient use of infrastricture and services and fo expand

. the diversity of land uses through increased housing options. The plan establishes RS

B '_ ~ benefit fo property owners by providing additional housing opportunities.

The project proposal will include lighting which will be shielded from adjoining -
property through the instaflation of down turned fighting fixtures af Jocations where

i - commercial buitdings are located adjacent to residences. .

- Residential lighting options include Sierra Pacific Street lights approved as an option
- by Carson City. The lighting fixtures include a varisty designs which Sierra Pacific.
- designs, instalis, operates and maintains. All fixtures incorporate cut-off options -

- supporting the “Dark Skies” initiative. Afternatives to Cobra lighting as specified in

Sierra Pacific Power "Lighting Alternative Guidelines” are acceptable accordingto -

Carson City staff.
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: '_Resmcfwe covenants wil a,apfy to aff parcefs located w;thm the pmposed o
©* Summerfiawk development. These covenants will assist in restricting such as nc:se
! _dusf odors, vibration, fumes, glare, or physical activities.

| "_'_'-Ccnsrrucfm.n-gener:afed dust will be controfled through the implementation of Best E
- Management Practices as specified in Nevada Division of Environmental Protection
S _Bureau of Air Pollufion Controf, Dust Confm# Flan {refer to erosion controf plan).

. 'WI" the pmgect involve any uses that are not contained wnthm a hultdmg? Tf
yes, please describe. .

Yes, the pro;ect w:ﬂ involve uses that are not contained within a buifding. As a partof *~
.. ‘the Summerhawk, recreational opportunities will be provided in the parks and the . -
© trails and pathway sysfem connecting the community, neighborfroods and public

' '!ands The profect wilf help facititate safe bicycie and pedestrian fransportation.

_ .'_.:Expiam hnw construcilon-genera!ed dust (if any) wnl be controlied Have uther"___ S
propemes in your area obtained approval of a similar request? 5

Construcimn-genemfed dust will be controfled through the implementation of Best -

o Management Practices as specified in Nevada Division of Environmentat Profection
B 'Bweau of Air Polfution Control, Dust Contro! Plan. . -

. How wm your prmect differ in appearance from your nenghburs? Your _ e
_--response should consider the proposed physical appearance of your prnposal,-: SRITAEIE
. as well as {;ompanng your use to others in the area, E

_'As stafed ,r:tﬂc:1,f.frc:|14r.<si‘yr the project is not simitar in appearance to exrsfmg o

. developments located adjoining to the south and east of Summerhawk. The area t-:} S

.. the east either “older” neighborhoods or is tribal land both of which did not or donof =
o _faH under the same “Development Standard’s” apﬁ.!'red to Summerhawk. EREE

F. Provide a statement axplalmng how your project w:ll not be detnmantai to the S

use, peaceful enjoyment or development of surrmmdmg properties and the

B generai neighborhood.

L 'As sfared pmvfousrjg a system of small parks has been included inthe .
.- proposal. Neighborhoods will be interconnected with a trails and pathway =~~~
.. system to facifitate safe bicycle and pedestrian transportation both within the
©community and public fands. The public park and pathways are proposed to -
- serve residences, the community and visitors to Carson City. Specific design -
. elements have been included in the conceptual plan of the park and open
- space elements. . These design elements which have been incorporated - :
o Summerhawk's desrgn to promote the heaith, safely and welfare of the public
g -am:* encourage the communities’ involvement in recreafional uses.

G :'{:unsmer the pedestrlan and vehicular traffic that currently ex:sts on the rcad
.. serving your project. What impact will your development have when it is
- successfully operating? Will vehicles be making left turns? Will addstmnal e
walkways and traffic lights be needed? Will you be causing traffic to 5 :
_-substantially increase in the area? What will be the emergency vehicle -




- response time? State how you have arrived at your conclusions. What C'ityr.
- department have you contacted in researching your proposal? Explain the
: :_-_'effect of your project with the existing traffic in the area.

i P-edesman and vehfcuiar traffic which currently exists on Rhode Stroet consists of
. commercial vehicles entering the back access to Greenhouse Garden Center, a few -

. -off road vehicles and minimal pedestrian traffic. Summerhawk will cause an increase B |

- in pedestrian and vehicular traffic and have some impact on the adfacent roadways
- including Curry Street and Befts Street. Sidewalks and pathways are part of the
- proposal. Mitigation of traffic impacts will include signing, $triping right and leff hand
. turn lane (Curry Street} and traffic control improvements which comply with Carson
City requirements. Specific analyses (e.g. trip generation, fraffic volumes efc jare .~
- described in detail in the Summerhawk Traffic Analysis authored by Paul Soiaegw L
o PLE. of Sofaegui Engineers, Lid. _ : :

. On Dec&mber 5, 2005 (CSM-05-233) and agam'on August 31, 2006 {CSM—DE-TS&J,-
- Capital Engineering staff participated in Conceptual Review meetings. City
depariments participating included Planning and Community Development, Parks
- and Recreation, Engineering, Bultding and Carson Cily Fire. In addition additional .
- meetings have been held with each department individually. Recommendations and .
- pomments recefved from sfaff af alf meetings have been taken frto consideration and
. mcmporafed info the project proposal. :

R _Explam any short range and long range benefit to the peop%e nf Carson Glty
S that will occur if your project is approved. : :

The project provides distinct benefits to protect and enhance the quahfjf of m‘e for S
Cvisitors and the existing and future residents of Carson City. The plan ensures -
consistency and compatibifity with the surrounding area. The project provides -~
- pathways between proposed uses and to adjacent existing or proposed uses. The -
- diversity included in Summerhawk insures a qualfity development. The proposal B
- -presents an opportunity for Carson Cify to provite choice in addressing the housmg s
' needs of the community. o

Questmn 3. Has sufficient cunmderahun been exercised by the applrcant in

adaptmg the project to existing improvements in the vicinity? _

o Sufficient consideration has been exercised by the appfmanr in adapfmg the project
1o existing improvements in the vicinity. As stated previously, the proposed pmjecr :
- ensures the compatibifity of future development within the established
heighbortioods and future develfopment of adiacent properties.

" A. How will your project affect the school district? Will your project add to the
= s-iu_dent population or will it provide a service to the student population?

" The Carson City School District has indicated the schools serving the areainclude

- Bordewich/Bray Elementary, Carson Middle School and Carson High School. B
Transpartation will be provided to the appficable, zoned schools in accordance with

- Carson City School District policies and regufations. Transportation would be '

.. - provided fo Bordewich/Bray Efementary, Carson Middie School and Carson High -

- School from this area. Carson Middle School and Carson High Schoof are currently
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s ;_-ar capac:fy and fo accommm:iafe fhese ado’mona.l' sfudenfs will require mcreasmg
. either the square footage of the facilities or by increasing the student teacher ram}

| How mﬁ ynur p-rc:-jact affect the Sheriff's Office and the Fire Deparl:ment? _ B

The Carscrn r:;fy Sheriff's Department is located on East Musser Street -
- approximately 2.3 miles from the project sife. All services are currently d;spatched o
- out of this station 24 hours a day, 7 days a'week. Based on the type of use being -
. proposed with this application, we do nof anticipate the Sheriff's Office having a
- problem serving this development,

: .The Carson C:fy Fire Department has a number of sfafmns fhmugheut Carson Clrty
. Station 1 is located on South Stewart Street approximately 2.1 miles from the project
- site; Summerfrawk shalf comply with all applicable codes and ordinances for building

types and occupancy classifications. The project includes roadway designs to

| - accommodate emergency vehicles furn-arounds; the required number and spacihg -
- of fire hydrants and sufficient fire flow water pressure. Based on the fype of use

being proposed with this application, we do not anticipate the Fire Department

hawng & problem serving this development.

. The Carson City Fire Department firefighters have been frained to National Fire = 0 0
" Protection Association Firefighter If standards. Entry-fevel wildland firefighter training - 000 0
~.is scheduled annually with BLM or USFS instructors. A Red Card certification is used - =
- for all management level positions with the CCFD. The Red Card certification is part.
-~ -of a'fire qualifications management system used by many state and all federal -
- wildland fire management agencies that indicates an individual's qualifications to

fight wildland fires. Fire service can be supported by the ex;sfmg sfatrom !ocafed m _

' .;.and z‘hroughaut Carsaon City.

S The Summerhawk pfan pmwdes for fire safety to reduce the spread of wridf ire and S
. reduce opportunity of ignition. The proposal incorporaltes a Fuels Management Plan
‘which inclisdes Community Defense Zones, Defensible Fuefs Profile Zone
identification, fire fanes and fue! breaks. Defensible space will be created thmugh the
- clearing of underbrush and excess combustible vegetation near dwellings. Dunng
- construction activities, spark arresters will be required on mechanical powered .

equ;pment Non-combustible roofs and building materials wilt be ufilized.

o '_m add.rtron for safery pwpﬂses two or more points of access fo fhe new - L
- development will be necessary. This will ensure continuous access to an area :f one.

" access point becormes unavailable, and also permits the staging of emergency
. vehicles, such as fire engines, along one access point while local residents f&ave an

- areavia other poini(s) of access. . : '

'.Aff easemenfs for firebreaks for safety of bw#~up areas shall encompass access for R
- fire fighting personnel and equipment and such easements shall be demcared for fhrs RN
. .spec:ﬁc purpose upon fmaf map recordation. : : R

“IB. If your pro;e-ct will result in the covering of land area with paving or a
- compacted surface, how will drainage be accommodated?
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The lots are designed to accommaodate the existing drainage area. Drainage on the
site wilf be conveyed through storm drain piping and surface improvements.
Improvements wilf consist of curb and gutter, infets and storm drains, culverts
detenfion areas, and other drainage facilities required to convey design storm runoff
fo the point of discharge. Drainage facilities will be constructed i accordance with
Carson City standards. The detention basins frave been sized fo accomimodate fmm
the 201 residential units. Pre-development runcff flow levels will be maimtained.:
Storm water impacts will be minimized fo the extent practicable by providing runcff
sforage measures dispersed uniformfy throughout the landscape with the use of a
variety of detention, retention, and runoff practices. Storm drainage will not adverse!y
affect downsfream beneficial uses. Storm water drainage improvements in the.
design and construction phase of this project wilf be infegrated fo mmgate sfmm
Wafer fmpacrs

Warer quafrty and erosion conitrols practices in accordance w;m the Nevada
“Handbook of Best Management Practices,” and accepted engineering practice will -
be an infegral component the design and alf construction phases. Other feasible
fechmques will be employed to mitigate water quality impacts including reducing -
fmpernviousness surfaces, conserving natural resources and ecasystemns, mamtammg
natural drainage courses and minimizing clearing and grading.

A storm water discharge permit wilf be obfained from Nevada Department of
Environmental Protection prior fo the start of construction for the project.

Are the.waier supplles sewmg yoﬂr pra]ect aciequate 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 sewed
by a well?.

Accarm!ng to Carscn City Water and Sewer Ufrfrfres dacumenfax‘mn and
conversations with that Department, adequate water supply and water pressuré ex:st
fo serve the project without degrading supply and quality fo others in the area. The
existing terrain provides a feasible approach to extend the boundaries of the Carson
City Wafer Systemn. Summerhawk will be an important extension to the Carson City
water system. This opportunity includes the potential for installation of a water
Storage fank and extension of lines. A water storage tank witf be sited at an elevation
of approximately 5,200 feet above mean sea level. The fank will provide additional
smrage fo the existing pressure zones within the southermn Carson City wafer sysfem

Is there. adequate capacity in the sewage disposal trunk line that yOou WIH
cnnnect io in order to serve your project, or is yuur site on a septic systam'?

ﬂdequate line capa{:mes emsf for the pmpased deve!opmenf arg prowded o meef
the requirements of Carson City Utilities, Nevada Department of Human Fi‘esources
Heafth waswn and the Nevada Depadmenf of Environmental Profecrmn

What iund uf road nmprovements are prnpnse-:i or nesded to accommndate
your project? Have you spoken to Development Eng;neenng or Reglonal
Transportation regardmg road lmpmvemems‘?

Camon way Planning and Cﬂmmumry Devempmenf Engineering has been confacfed
regam’mg pmposed road fmprovements. Access fo the pmfecr srfe w;ﬁ be prowded




from Rhodes Street via Curry Street. As a part of this project the Rhodes Streef wilf
“be improved to provide access to profect parcel. Al roadways within the proposed
-Summerhawk devefopment wilf be designed and constructed to meet the .
- reguiremertts set forth by Carson City. The streets within the Summerhaws -
- Development will be offered for dedication to Carson City for mamfenance
S respons;bm!res _

F. - Indicate the source of the information that you are prowdmg to support ynur
- ‘conclusions and statements made in this packet {private engineer, :
: 'De\relnpment Engmeermg, Regional Transportation, title report, or other - -
- saurces} :

. 'Thé source of the infonnatfun to support the conclusions made regarding proposed
- road improvements is the Site Traffic Analysis for Summerhawk authored by Pauf
- SGFaegu; P.E. of Solaegui Engineers, Ltd.

G, If outdoor lighting is to be a part of the project, piease mdlcate huw it wsll be _
- shielded from adjoining property and the type of : :
' .ilghtlng{wattagefhmghﬂ‘placement} provided.

L 3Ras:dentraa' f;ghfmg apffcrns include Sierra Pacific Streeﬂrgms appmved as ar opfmn :
- by Carson Cify. The lighting fixtures include a variety designs which Sierra Pacific
- designs, installs. operates and maintains. All fixtures incorporate cut-off options .
supporting the "Dark Skies” initfative. Afternatives to Cobra lighting as specifiedin -
-Sferra Pacific Power "Lighting Affernative Guidelines” are acceptable according fo -
_ Carson City staff. The lighting fixture chosen for Summerhawk is fhe "Acorn’” deswgn.-_- '

. 'Descnbe the pmposed Jandscaping, including screening and aneriai
.. landscape areas {if required by the zoning code}. Include a site plan mth
- existing and proposed landscaping shown on the plan which comphes mth -
- City ordinance’ requnrements . . _ :

Native vegetation shall be considered an important e'femerrf used to p}eserve

- . exisfing vistas. As much as is feasible, existing native plants will be mcarparatedmtd e
- the landscape design. A note will be placed on the tentative map abouf incorporating -~
R _the existing vegetafmn into the area. :

- 'Tr::r ensure that Summerhawk is sensitive to the emstmg naz‘uraf sefting, fhe des:gn | B
o infegrates natural feafures into project design while minimizing the removal of o
- significant vegetation and natural features to the greatest extent practicable.

o Naﬁvé 'vegeratfon'wﬂf be preserved fo the extent praét;’t:abﬂ'a in open space aréaé. R
©Native shrubs and trees will be retained on hillside ferrain whenever possible to help

maintain natural drainage swafes, reduce erosion, and preserve the character of the

- hillside environment. Vegetation sufficient to stabilize the soif must be established on
- alf disturbed areas as each stage of grading is completed. Areas nof contained within =~
ot boundaries will be protecied with adapted fire resistant species of perennial . L
- vegetatme cover after aff construction is cumpfeted -




it e o

MGDEL HDMES

Questlun 2. Wr!l the eﬁect of the pmpnsed develnpment be detrlmental to the
:mmetilate vicinity? To the general neighborhood? :

B The proposal wil have no o impact on existing public services and facilities to any

“neasurable extent. Alf necessary facilifies and services needed to conduct the use : : -

- wilf be in place prior fo the construction of the model homes.

S The proposed Summerhawk Model Hornes are currently ;:rfar}ned to be focated on

- Hots 1 and 2 and lots 66 and 67 (see atfached map).; The model homes are expected e

. tobe the first built in of the project and they are to be located along Kestrel Way.
L This will take buyer traffic out of the heart of Summerhawk reducing the amount of
“vehicwlar fraffic in the interior of the project and away from construction activities. .

o - {see attached map). This will take buyer traffic ouf of the hearf of the Summerhawk .

reducing the amount of vehicular fraffic in the inferior of the project and away from
“construction achivifies. This wiff make it easier for potential purchasers to wdenm}r fhe
. Summerhawk sales center.

' _-.Th'e prcposed focation wilf use 8 flags fo identify the sales center house asa _
- subdivision sales information center. This will make it easier for potential purchasers
 to identify the Summerhawk sales center. The public will benefit from well
established and reguiated mode! homes and office facilities, the orderly _
“demonstration of the model homes, and convenience of the sales office. The ﬁags

- are mounted on retractable fiberglass pofes that can easﬂy be taken down or fowered" BRI

" during sformy weather.

o _The new model homes will be the same type of development that will ocour -
- throughout the rest of the subdivision and will be chosen from the specific design

- elevations submitted for review and consist of model home floor plans ranging in size - -

. from 3,000 square feet (12} to 4,200 /> All uses will be contained within the home -
involving the display of interior and exterior features and safes confracting.
Summerfrawk model homes will also serve as a community information center for.

~both reaf estate shoppers and pecple already living in the neighborhiood that may

. have a guestion, need, or problern they require assistance with. L

The modef homes will have only typical address numbers as sighage. The flags are - "
e most effective signage for the property. The house driveways will accommodate

two parking places. The average time spent at the mode! homes gathering
- information is about 20 minutes per client. During the week, the average is expetfed

to be about 7 visiiors per day. On the weekend the average number of visits from S g

o prospects fs.mughfyg

" To mitigate pm‘enhaf adverse fmpar:z‘s on adjacent res:dences the business uwn' it

. the hours of operation and remove the flagpoles and flags at the end of the business’ R

- _-'day Construction generated dust is controlled with water trucks. The proposed _
- Summerhawk Model Homes should have no noticeable impact on pedestrian fraﬁ“m
- orvehicular traffic.

- Syncon Homes has owned and maintained a similar mr:nde,f hr::rmes Syncon Homes

3has worked hard to maintain excellent refations with the neighbors of homes and is” j-f Lol




= willing to make the same commitment for Summerhawk. We believe as the
- development takes place, the project will increase the aftractiveness of the
‘neighborhood and the appeal of the entry to Summerhawk.

- The establishment, maintenance, and operation of the proposed model homes witt
~not be detrimental to the health, safety, peace, morals, comfort, and general welfare e

i - of persons residing or working in the neaghborhood or to the general welfare of

| Carson City.

Quesilon 3 Has sufficient consmieratmn been exercised by the appllcant in .o B :
adapting the project to existing improvements in the vicinity? The construction =

- and location of the model homes will have no impact on the Carson City Schuoi
= Distnct or %he Sheriffs office.

. 'Suff;c;ent {:onsrderaﬁon been exercised by the appf.rcanf in adapfmg the pro;ect fo o

e - existing improvements in the vicinity As stated previously, the proposed project

ensures the compatibility of future development within the established suburban RRe
: 'ne:ghborhcods and future development of adjacent properties. B

A 'The location of the model home will not impact dramagre ina way that dfffers fmm o 5
-+ -a standard residential home as it will be constructed in the same mannerasa
B :resjldent:a.f home.

' B “The model homes will use fess water than a normal residence would and will not . Ft |
- -impact water supplies. It will be connected to existing pit setter for dnmesﬁc '
waler service, S _

o 'Th'e'modei homes will contribute Jess to the sewer system than a normal .

residence as there is no showerning, washing of dishes or clothing taking p!ace on .
. premises. )

_' D;"_Pmpcrsed road rmpmvemenfs Wfﬂ be adequate m serve the needs of the madef
S homes :
E. Clufdoo_r lighting will be consistent with a niormal residence.

" F. Landscaping will be consistent with a normal residence.

G 'Parkmg w;ﬂ occur in the dnveway of the modef home foxc:e and afong Kesfm!
' g Way. . :

_"_'-'AGKMDWLEBGEMENT OF ﬁPPLE{iANT |

oA certify that the fc:regomg s*tatements are true and {:orrecﬁ tn the best of my knowledge R

.-~ and belief. { agree to fully comply with all conditions as established by the Planning - e
- Commission/Board of Supervisors. | am aware that this permit becomes nult and void if
- the use is not initiated within one year of the date of the Planning Commission/Board of -

Supewascrs approval; and | understand that this permit may be revoked for violation of

- any of the conditions of approval. | further understand that appmval of this appiatatmn _ o
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