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

Hearing Impaired: 711

MEMORANDUM
Planning Commission Meeting of September 28, 2022

DATE: September 27, 2022
TO: Carson City Planning Commission
FROM: Heather Manzo, Associate Planner

SUBJECT: Item 6.E SUB-2022-0374 For Possible Action: Discussion and possible action
regarding a request from Andersen-Colard Ranch Enterprises, LLC
(“Applicant”) for a recommendation to the Board of Supervisors (“Board”)
concerning a Tentative Subdivision Map (SUB-2022-0374) known as Andersen
Ranch West, to create 61 single family residential lots and a 50.33-acre
remainder parcel with an existing residence on an +80.53 acre site zoned
Single Family 1 Acre (“SF1A”) and Single Family 12,000 Square Feet (“SF12”),
located west of Ormsby Boulevard and north of Kings Canyon Road,
Assessor’s Parcel Numbers (“APNs”) 009-012-20 and -21. (Heather Manzo
hmanzo@carson.orq)

Following a discussion with the Applicant, staff is recommending modifications to the
conditions of approval as presented in the staff report. In summary, staff is recommending
deleting Condition No. 23 as this is a requirement of the Carson City Municipal Code (CCMC)
12.09.070; Condition No. 24 is recommended to be modified to include a cap on the pro-rata
contributions; Condition No. 25 is recommended to be modified to focus the updated studies
on the two subdivisions under consideration at the September 28, 2022 Planning Commission
meeting; and Condition Nos. 30 and 34 are recommended to be modified to specify the
Homeowners Association or similar entity. Below are the specific changes to aforementioned
conditions of approval:

24, Prior to the issuance of a site improvement permit, the traffic impact study shall be
updated to adjust the trip distribution analysis to the approval of the City Engineer.
Based on the updated trip distribution, a pro-rata share contribution shall be calculated
for the future North Ormsby Boulevard extension. Prior to the recordation of a final
map, the applicant shall submit the pro-rata contribution, not to exceed $118,895.13.



mailto:hmanzo@carson.org

25.

30.

34.

Planning Commission
September 28, 2022
Page 2

Prior to the issuance of a site improvement permit, the developer shall update the
water, sewer and traffic impact study analyses shall-be-updated-to include_the Ash
Canyon Subdivision (SUB-2022-0375), should it be entitled. The traffic study shall be
updated to analyze the turning movements at the North Ormsby Boulevard and
Mulberry Way and North Ormsby Boulevard and Bardolino Drive to ensure there are
no turning movement confllcts created between this subdivision and the Ash Canyon
Subdivision a - ;
map. If updated studles recommend add|t|onal prOJect m|t|gat|ons the develoge
applicant shall incorporate the recommended mitigations, to the approval of the City
Engineer.

The City will not be responsible for any landscape or irrigation system maintenance
on the project. All landscaping and landscape maintenance in the right of way will be
the sole responsibility of the ewner developer, HOA, or similar entity. The developer
is required to maintain all common landscape and open space areas within the
development including any landscaping in the rights of way in perpetuity.

Prior to the issuance of a site improvement permit, the Applicant shall have plans
approved to construct a multi-use path for public use. The applicant shall provide a
30 foot wide (minimum) easement for the path where the path does not abut the public
right of way. The easement shall be for non-motorized public access. The easement
document shall indicate that maintenance of the easement shall be the responsibility
of the HOA, or similar entity in perpetuity. The multi-use path (off street/paved/shared)
shall be at least 10 feet wide and designed to meet AASHTO standards for a concrete
path with an adjacent 3 foot wide decomposed granite path, including
interpretive/wayfinding signage, pet waste receptacles, trash receptacles, benches
and related amenities. The path will be constructed from the City's Long Ranch
Pathway system on the northeast corner of APN 007-392-39 to North Ormsby
Boulevard.

Staff recommends the following motion:

‘I move to recommend approval of Tentative Subdivision Map SUB-2022-0374 based on the
ability to make the required findings and subject to the conditions of approval contained in the
staff report and amended in staff's memo dated September 27, 2022.”
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September 26, 2022

Tim Russell, PE

Engineering Director

Lumos & Associates

308 N. Curry Street, Suite 200
Carson City, NV 89703

Traffic Impact Study Supplement to Andersen Ranch West — Addition of Ash Canyon (41 Single Family
Lots)

Dear Mr. Russell,

This letter report summarizes the findings of a supplement analysis to the Traffic Impact
Study (TIS) for Andersen Ranch West (Headway Transportation, July 27, 2022) to include an additional single
family residential development (Ash Canyon) in the Future Plus Project scenario.

The Andersen Ranch West TIS was performed based on a site plan that included 61 single family lots and
the previously approved 203 single-family lot Andersen Ranch (East) project. Ash Canyon would add an
additional 41 single family lots on the east side of North Ormsby Boulevard, opposite the proposed
Andersen Ranch West project. For the purposes of this supplemental study, “Plus Ash Canyon” refers to
the addition of the Ash Canyon trips to the plus project scenario analyzed in the Andersen Ranch West
Traffic Impact Study. In other words, this is a cumulative analysis including Andersen Ranch East, Andersen
Ranch West, and Ash Canyon.

The location of the projects is shown on Figure 1.
Study Area and Evaluated Scenario

The study intersections analyzed were the same four (4) intersections identified by City staff for study in
the Andersen Ranch West traffic impact study and include:

4 North Ormsby Boulevard / North Project Road (with Manhattan Drive connection)

4 North Ormsby Boulevard / South Project Road (with West Washington Street connection)
) North Ormsby Boulevard / West Washington Street (east of Ormsby)
4 West Washington Street / Richmond Avenue

HEADWAY TRANSPORTATION, LLC
5482 Longley Lane, Suite B, Reno, NV 89511
775.322.4300
www.HeadwayTransportation.com



Supplement to Andersen Ranch West Traffic Impact Study
Ash Canyon Single Family Residential (41 lots)
September 26, 2022

This supplement includes analysis of both the weekday AM and PM peak hours as these are the periods
of time in which peak traffic is anticipated to occur. The evaluated development scenario is:

» Future Year (20-year horizon) Plus Project Conditions, Plus Ash Canyon
PROJECT CONDITIONS
Trip Generation

Trip generation rates from Trip Generation Manual, 11th Edition published by the Institute of
Transportation Engineers (ITE) were used to develop trip generation estimates for the Ash Canyon project
based on the Single-Family Detached Housing rates (ITE Code 210). Table 1 shows the Daily, AM peak
hour, and PM peak hour trip generation estimates.

Table 1: Ash Canyon Trip Generation Estimates

Land Use St Project Trips® ']

(ITE Code) Daily AM InfOut | AM Total PM In/Out PM Total I
Single-Family Detached

e i) 41 du 387 8/21 29 25/14 39 I

_!\l;t_e-s: 1. du = dwelling units; 2. Trips were calculated based on the following rates per du: Daﬁ;:9.43; AM -0.70 (26% in /
74% out); PM —0.94 (63% in / 37% out)
Source: Headway Transportation, 2022

As shown in Table 1 above, the 41 dwelling unit Ash Canyon project is expected to generate approximately
387 Daily, 29 AM peak hour, and 39 PM peak hour trips.

Trip Distribution

Ash Canyon trips were distributed to the adjacent roadway network based on existing traffic volumes, the
locations of complimentary land uses, and anticipated travel patterns. Ash Canyon trips were distributed
based on the following (same distribution used for Andersen Ranch West):

b 25% to/from the north via North Ormsby Boulevard
b 50% to/from the east via West Washington Street
b 25% to/from the south via North Ormsby Boulevard

FUTURE YEAR PLUS PROJECT CONDITIONS

Traffic Volumes

Ash Canyon trips were added to the future plus project traffic volumes from the Andersen Ranch West TIS
(including the background Andersen Ranch East project trips) to develop the Future Year Plus Project Plus
Ash Canyon condition traffic volumes, shown on Figure 1.
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Supplement to Andersen Ranch West Traffic Impact Study
Ash Canyon Single Family Residential (41 lots)
September 26, 2022

Intersection Level of Service

AM and PM peak hour intersection level of service analysis was performed for the study intersections
based on the Future Year Plus Project Plus Ash Canyon traffic volumes. Table 2 shows the level of service
results, and the technical calculations are provided in Appendix A.

Table 2: Future Year Plus Project Plus Ash Canyon Intersection Level of Service

Int. | Ei AM PM
ID inbgrssciion contrat Delay" LOs Delay" LOS
N. Ormsby Boulevard/
W. Washington Street .
. Southbound Approach PSRN D 5.1 A 4.3 A
Westbound Approach 13.2 B 10.3 B
W. Washington Street/
Richmond Avenue
Eastbound Approach ) 0.1 A 0.1 A
L Westbound Approach Sidle-Sirearsion 5.6 A 0.5 A
Northbound Approach 13.5 B 10.5 B
Southbound Approach 273 D 11.5 B
N. Ormsby Boulevard/
| North Project Road .
4 Northbound Approach AlaeSuea) Sudp 0.3 A 1.1 A
Eastbound Approach 9.6 A 9.3 A
N. Ormsby Boulevard/
South Project Road .
i Northbound Approach Siie-Sube: Stog 0.3 A 0.9 A
Eastbound Approach 9.8 A 9.3 A

Notes: 1. Delay is reported in seconds per vehicle for the worst approach/movement for side-street stop-controlled
intersections.
Source: Headway Transportation, 2022

As shown in Table 2, the study intersections are expected to operate within policy level of service
thresholds (level of service “D” or better) under Future Year Plus Project Plus Ash Canyon Conditions.
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Supplement to Andersen Ranch West Traffic Impact Study
Ash Canyon Single Family Residential (41 lots)
September 26, 2022

CONCLUSIONS
The following is a list of our key findings and recommendations:

¥ The Ash Canyon project includes 41 Single-Family housing lots and is anticipated to generate
approximately 387 Daily, 29 AM peak hour, and 39 PM peak hour trips on the external
roadway network.

¥ Under Future Year Plus Project Plus Ash Canyon conditions, the study intersections are
expected to operate within policy level of service thresholds (level of service “D” or better).

Sincerely,
HEADWAY TRANSPORTATION, LLC

Loren E. Chilson, PE \ , A
Principal RRRsss
Attachments:
Figure 1 — Future Year Plus Project Plus Ash Canyon Traffic Volumes, Lane Configurations and

Controls
Appendix A — LOS Worksheets
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