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Washoe County Development Application

Your entire application is a public record. If you have a concern about releasing
personal information, please contact Planning and Building staff at 775.328.6100.

Project Information Staff Assigned Case No.:
Project Name:
La Posada
Project A request to 1)change the existing land use from Rural to Suburban Residential; and 2) change

Description: the existing zoning from General Rural to Low Density Suburban on properties located in the
Spanish Springs Area Plan

Project Address: 0 La Posada; 0 Yucca Ct, 2205 Yucca Ct

Project Area (acres or square feet): 73.1

Project Location (with point of reference to major cross streets AND area locator):

La Posada Drive between Cielo Vista Drive and Piedras Drive

Assessor’s Parcel No.(s): Parcel Acreage: Assessor’s Parcel No.(s): Parcel Acreage:
076-391-36 thru 39 36.52
076-391-40 36.58

Indicate any previous Washoe County approvals associated with this application:
Case No.(s).

Applicant Information (attach additional sheets if necessary)

Property Owner: Professional Consultant:
Name: SEE ATTACHED FOR OWNERS Name: Wood Rodgers, Inc
Address: Address: 1361 Corporate Blvd
Zip: Reno, Nevada Zip: 89502
Phone: Fax: Phone: 775-823-4068 Fax:
Email: Email: adurling@woodrodgers.com
Cell: Other: Cell: 775-745-0913 Other:
Contact Person: Contact Person: Andrew Durling

Applicant/Developer: Other Persons to be Contacted:
Name: Toll Brothers Name:

Address: 9433 Double Diamond Parkway Address:

Reno, Nevada Zip: 89521 Zip:
Phone: 775-850-2427 Fax: Phone: Fax:
Email: mmcgrath1@tollbrothers.com Email:

Cell: Other: Cell: Other:
Contact Person: Michelle McGrath Contact Person:
For Office Use Only
Date Received: Initial: Planning Area:
County Commission District: Master Plan Designation(s):
CAB(s): Regulatory Zoning(s):

December 2018



Master Plan Amendment

Supplemental Information
(All required information may be separately attached)

The Washoe County Master Plan describes how the physical character of the County exists today and is
planned for the future. The plan is adopted by the community and contains information, policies and a
series of land use maps. The Master Plan provides the essential framework for creating a healthy
community system and helps guide decisions about growth and development in the County. The
following are general types of requests the County receives to amend the Master Plan. Please identify
which type of amendment you are requesting:

A request to change a master plan designation(s) from the adopted master plan and/or area
plan maps

O A requestto add, amend, modify or delete any of the adopted policies found in the elements of
the Master Plan

O A request to add, amend, modify or delete any of the adopted policies in the area plans and/or
specific language found in the area plans

Other (please identify):

Please complete this questionnaire to ensure consistent review of your request to amend the Washoe
County Master Plan. Staff will review the application to determine if the amendment request is in
conformance with the policies and language within the elements and area plans of the Master Plan or if
the information provided supports a change to the plan. Please provide an explanation to all questions;
attach additional sheets if necessary.

1. What is the Master Plan amendment being requested at this time?

To change the existing master plan from Rural to Suburban Residential

2. What conditions have changed and/or new studies have occurred since the adoption of the Washoe
County Master Plan that supports the need for the amendment request?

The change to SR is compatible with the properties immediately south of the site and creates a additional
opportunity for residential development where infrastructure is available to help address regional housing needs.

3. Please provide the following specific information:

a. What is the location (address or distance and direction from the nearest intersection of the
subject property)? Attach, for map amendments, a legal description. For all other amendments,
what is the area subject to the request?

The site is located between Cielo Vista Drive and Piedras Drive along the north
side of La Posada, approximately 2 miles east of Pyramid Highway.

Washoe County Planning and Building December 2018
MASTER PLAN AMENDMENT SUPPLEMENTAL INFORMATION
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b. Please list the following proposed changes (attach additional sheet if necessary):

Assessor’s Master Plan Existing Proposed Proposed Acres

Parcel Designation Acres Master Plan

Number Designation

076-391-36 Rural 9.4 SR 9.4

076-391-37 Rural 8.2 SR 8.2

076-391-38 Rural 8.8 SR 8.8

076-391-39 Rural 10.0 SR 10.0

076-391-40 Rural 36.5 SR 36.5

c. What are the adopted land use designations of adjacent parcels?

North R

South SR/RR/LLR
East R/RR
West R/SR

4. Describe the existing conditions and uses located at the site or in the vicinity (i.e. vacant land,
roadways, buildings, etc.).

The site is currently undeveloped but surrounded by predominately suburban residential development. Refer

Lto the Project Description in Section 2 of this application for more details. |

5. Describe the natural resources associated with the site under consideration. Your description should
include resource characteristics such as water bodies, vegetation, topography, minerals, soils and
wildlife habitat.

The entire site is free of steep slopes with minimal sloping over 15% and is characterized by native vegetation (primarily native shrubs, sagebrush, and
grasses). Refer to Project Description in Section 2 for additional information.

6. Describe whether any of the following natural resources or systems are related to the proposed
amendment:

a. Is property located in the 100-year floodplain? (If yes, attach documentation of the extent of the
floodplain and any proposed floodplain map revisions in compliance with Washoe County
Development Code, Article 416, Flood Hazards, and consultation with the Washoe County
Engineering & Capital Projects Division.)

O Yes | No

Explanation:

b. Does property contain wetlands? (If yes, attach a preliminary delineation map and describe the
impact the proposal will have on the wetlands. Impacts to the wetlands may require a permit
issued from the U.S. Army Corps of Engineers.)

| O Yes | ® No

Washoe County Planning and Building December 2018
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Explanation:

c. Does the property contain slopes or hillsides in excess of 15 percent and/or significant ridgelines?
(If yes, submit the slope analysis requirements as contained in Article 424, Hillside Development
of the Washoe County Development Code.)

lDYes |No

Explanation:

d. Does the property contain geologic hazards such as active faults, hillside, or mountainous areas?
Is it subject to avalanches, landslides, or flash floods? Near a stream or riparian area such as the
Truckee River, and/or an area of groundwater recharge? If the answer is yes to any of the above,
check yes and provide an explanation.

ad Yes No

Explanation:

e. Does the property contain prime farmland, within a wildfire hazard area, geothermal or mining
area, and/or wildlife mitigation route? If the answer is yes to any of the above, check yes and
provide an explanation.

rEl Yes No

Explanation:

7. Are any archaeological, historic, cultural, or scenic resources in the vicinity or associated with the
proposed amendment? If the answer is yes to any of the above, check yes and provide an
explanation.

O Yes No

Explanation:

8. Do you own sufficient water rights to accommodate the proposed amendment? (Amendment
requests in some groundwater hydrographic basins [e.g. Cold Springs, Warm Springs, etc.] require
proof of water rights be submitted with applications. Provide copies of all water rights documents,
including chain of title to the original water right holder.)

Yes | O No B

Washoe County Planning and Building December 2018
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7



If yes, please identify the following quantities and documentation numbers relative to the water rights.
Please attach a copy(s) of the water rights title (as filed with the State Engineer in the Division of
Water Resources of the Department of Conservation and Natural Resources).

a. Permit # acre-feet per year
b. Certificate # acre-feet per year
c. Surface Claim # acre-feet per year
d. Other# acre-feet per year

a. |If the proposed amendment involves an intensification of land use, please identify how sufficient
water rights will be available to serve the additional development.

Water rights will be purchased from TMWA under Rule 7 at the time of development.

9. Please describe the source and timing of the water facilities necessary to serve the amendment.
a. System Type:
U Individual wells
U Private water Provider:
Public water Provider: TMWA
b. Available:
l Now U 1-3years U 3-5years a 5+ years |
c. If a public facility is proposed and is currently not available, please describe the funding
mechanism for ensuring availability of water service.
10. What is the nature and timing of sewer services necessary to accommodate the proposed
amendment?
a. System Type:
O Individual septic
Public system | Provider:  |Washoe County
b. Available:
O Now I 1-3 years | d 3-5years O 5+ years
c. If a public facility is proposed and is currently not available, please describe the funding
mechanism for ensuring availability of sewer service. If a private system is proposed, please
describe the system and the recommended location(s) for the proposed facility.
11. Please identify the street names and highways near the proposed amendment that will carry traffic to
the regional freeway system.
La Posada will provide connection to Pyramid Highway which provides connection to the freeway system via McCarran Blvd.
Washoe County Planning and Building December 2018
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12.  Will the proposed amendment impact existing or planned transportation systems? (If yes, a traffic
report will be required.)

| @ VYes | 0 No
13. Community Services (provided and nearest facility):
a. Fire Station TMFPD Station 17
b. Health Care Facility Renown Urgent Care Lost Altos
c. Elementary School Spanish Springs Elementary
d. Middle School Shaw Middle
e. High School Spanish Springs High
f. Parks Tummbleweed Trails Park, Lazy 5 Regional Park
g. Library Spanish Springs Library
h. Citifare Bus Stop N/A; RTC Flex Route Service Area

14. Describe how the proposed amendment fosters, promotes, or complies with the policies of the
adopted area plans and elements of the Washoe County Master Plan.

a. Population Element:

SSAP has capacity for anticipated additional lots. Refer to Project Description for additional information.

b. Conservation Element:

I No wetlands exist and development Wil not negatively impact area. Refer to Project Description for additional information. |

o

Housing Element:

| Change provides additional opportunities for housing to meet regional needs. Refer to Project Description for I

RN HH T 4
auCTaOTTaT MO At oTT:

d. Land Use and Transportation Element:

| Area roadways currently operate within adopted levels of service and will continue with project. Refer to Project Description for additional information. l

e. Public Services and Facilities Element:

| Public sewer and water are available in the area to serve the site. Refer to Project Description for additional information. |

—h

Adopted area plan(s):

The proposed project complies with SSAP policies. Refer to Project Description for additional specific policies.

15. If the area plan includes a Plan Maintenance component, address all policies and attach all studies
and analysis required by the Plan Maintenance criteria.

A response to the required findings related to this amendment is discussed in the Project Description.

Applicant Comments

This page can be used by the applicant to support the master plan amendment request and should
address, at a minimum, how one or more of the findings for an amendment is satisfied. (Please refer to
Article 820 of the Washoe County Development Code for the list of Findings.)

Washoe County Planning and Building December 2018
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Refer to Project Description in Section 2 of this application packet.

Washoe County Planning and Building December 2018
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Regulatory Zone Amendment

Supplemental Information
(All required information may be separately attached)

Please complete the following supplemental information to ensure consistent review of your request to
amend the Washoe County Zoning Map. Please provide a brief explanation to all questions answered in
the affirmative.

1. List the Following information regarding the property subject to the Regulatory Zone Amendment.

a. What is the location (address, distance and direction from nearest intersection)?

The site is located on La Posada between Cielo Vista Dr and Piedras Drive approximately 2 miles east of Pyramid Highway.

b. Please list the following proposed changes (attach additional sheet if necessary).

Master Plan Current Existing Proposed Proposed
APN of Parcel Designation Zoning Acres Zoning Acres
076-391-36 R GR 9.4 LDS 9.4
076-391-37 R GR 8.2 LDS 8.2
076-391-38 R GR 8.8 LDS 8.8
076-391-39 R GR 10.0 LDS 10.0
076-391-40 R GR 36.5 LDS 36.5

c. What are the regulatory zone designations of adjacent parcels?

Zoning Use (residential, vacant, commercial, etc,)
North GR single family/vacant
South LDS/MDS/HDR/PD single family/Planned Development
East GR single family/vacant
West GR single family/vacant

3. Describe the existing conditions and uses located on the site (i.e. vacant land, roadways, easements,
buildings, etc.).

The site is currently undeveloped but surrounded by predominately suburban residential development. Refer to the Project Description in Section 2 of
this application for more details.

4. Describe the natural resources associated with the site under consideration. Your description should
include resource characteristics such as water bodies, vegetation, topography, minerals, soils, and
wildlife habitat.

The entire site is free of steep slopes with minimal sloping over 15% and is characterized by native vegetation
(primarily native shrubs, sagebrush, and grasses). Refer to Project Description in Section 2 for additional information.

Washoe County Planning and Building December 2018
REGULATORY ZONE AMENDMENT SUPPLEMENTAL INFORMATION

5



5. Does the property contain development constraints such as floodplain or floodways, wetlands, slopes,
or hillsides in excess of 15%, geologic hazards such as active faults, significant hydrologic resources,
or major drainages or prime farmland?

[ Q Yes, provide map identifying locations No |

6. Is the site located in an area where there is potentially an archeological, historic, or scenic resource?

ID Yes No J

Explanation:

7. Are there sufficient water rights to accommodate the proposed amendment? Please provide copies
of all water rights documents, including chain of title to the original water right holder.)

| ® Yes 0 No
If yes, please identify the following quantities and documentation numbers relative to the water rights:
a. Permit # acre-feet per year
b. Certificate # acre-feet per year
c. Surface Claim # acre-feet per year
d. Other # acre-feet per year

a. Title of those rights (as filed with the State Engineer in the Division of Water Resources of the
Department of Conservation and Natural Resources):

b. If the proposed amendment involves an intensification of land use, please identify how sufficient
water rights will be available to serve the additional development.

The applicant will purchase Rule 7 water rights from TMWA.

8. Please describe the source and timing of the water facilities necessary to serve the amendment.

a. System Type:

O Individual wells

O Private water Provider:
Public water Provider: TMWA
b. Available:
Now a 1-3years | Q 3-5years O 5+ years J

c. s this part of a Washoe County Capital Improvements Program project?

rElYes | No |

Washoe County Planning and Building December 2018
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d. If a public facility is proposed and is currently not listed in the Washoe County Capital
Improvements Program or not available, please describe the funding mechanism for ensuring
availability of water service.

9. What is the nature and timing of sewer services necessary to accommodate the proposed
amendment?
a. System Type:
O Individual septic
Public system | Provider: Washoe County
b. Available:
| O Now | 1-3 years | O 3-5years O 5+ years |
c. Is this part of a Washoe County Capital Improvements Program project?
| O Yes | d No J
d. If a public facility is proposed and is currently not listed in the Washoe County Capital
Improvements Program or not available, please describe the funding mechanism for ensuring
availability of sewer service. If a private system is proposed, please describe the system and the
recommended location(s) for the proposed facility.
10. Please identify the street names and highways near the proposed amendment that will carry traffic to
the regional freeway system.
La Posada will provide connection to Pyramid Highway which provides connection to the freeway system via McCarran Blvd.
11. Wil the proposed amendment impact existing or planned transportation systems? (If yes, a traffic
report is required.)
Yes d No
12. Community Services (provided name, address and distance to nearest facility).
a. Fire Station TMFPD Station 17
b. Health Care Facility Renown Urgent Care Los Altos
c. Elementary School Spanish Springs Elementary
d. Middle School Shaw Middle
e. High School Spanish Springs High
f. Parks Tummbleweed Trails Parks, Lazy 5 Regional Park
g. Library Spanish Springs Library
h. Citifare Bus Stop N/A; RTC Flex Route Service Area
Washoe County Planning and Building December 2018
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Projects of Regional Significance Information
For Regulatory Zone Amendments

Nevada Revised Statutes 278.026 defines “Projects of Regional Significance”. Regulatory Zone
amendment requests for properties within the jurisdiction of the Truckee Meadows Regional Planning
Commission (TMRPC) must respond to the following questions. A “Yes” answer to any of the following
questions may result in the application being referred first to the Truckee Meadows Regional Planning
Agency (TMRPA) for submission as a project of regional significance. Applicants should consult with
County or Regional Planning staff if uncertain about the meaning or applicability of these questions.

1.

Will the full development potential of the Regulatory Zone amendment increase employment by not
less than 938 employees?

IE Yes | No I
2. Will the full development potential of the Regulatory Zone amendment increase housing by 625 or

more units?

|E Yes | No |
3. Will the full development potential of the Regulatory Zone amendment increase hotel

accommodations by 625 or more rooms?

| O Yes | No |
4. Will the full development potential of the Regulatory Zone amendment increase sewage by 187,500

gallons or more per day?

| O Yes | @ No |
5. Wil the full development potential of the Regulatory Zone amendment increase water usage by 625

acre-feet or more per year?

| O Yes | No |
6. Will the full development potential of the Regulatory Zone amendment increase traffic by 6,250 or

more average daily trips?

| O Yes | No |
7. Will the full development potential of the Regulatory Zone amendment increase the student

population from kindergarten to 12" grade by 325 students or more?

l d Yes | No l
Washoe County Planning and Building December 2018
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Regulatory Zone Amendment Findings

Please attach written statements that addresses how the required findings for a Regulatory Zone
Amendment and any goals and policies of the affected Area Plan, are being address by this proposal.
Below are the required finds as listed in the Washoe County Development Code, Article 821. The
individual Area Plans are available on the Washoe County web page, under Planning.

Findings. To make a recommendation for approval, all of the following findings must be made by the
Commission:

(1)

()

@)

(4)

®)

(6)

()

Consistency with Master Plan. The proposed amendment is in substantial compliance
with the policies and action programs of the Master Plan.

Compatible Land Uses. The proposed amendment will provide for land uses compatible
with (existing or planned) adjacent land uses, and will not adversely impact the public
health, safety or welfare.

Response to Change Conditions; more desirable use. The proposed amendment
responds to changed conditions or further studies that have occurred since the plan was
adopted by the Board of County Commissioners, and the requested amendment
represents a more desirable utilization of land.

Availability of Facilities. There are or are planned to be adequate transportation,
recreation, utility, and other facilities to accommodate the uses and densities permitted by
the proposed amendment.

No Adverse Effects. The proposed amendment will not adversely affect the
implementation of the policies and action programs of the Washoe County Master Plan.

Desired Pattern of Growth. The proposed amendment will promote the desired pattern for
the orderly physical growth of the County and guides development of the County based on
the projected population growth with the least amount of natural resource impairment and
the efficient expenditure of funds for public services.

Effect on a Military Installation When a Military Installation is Required to be Noticed. The
proposed amendment will not affect the location, purpose and mission of a military
installation.

Washoe County Planning and Building December 2018
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APN 076-391-36 - 39

University of Nevada Reno Foundation
Mail Stop 162

Reno NV 89557

APN 076-391-40

Frank & Georgina Scibilia
1795 Granite Drive
Reno, NV 89509



Property Owner Affidavit

Applicant Name: Toll Brothers

The receipt of this application at the time of submittal does not guarantee the application complies with all
requirements of the Washoe County Development Code, the Washoe County Master Plan or the
applicable area plan, the applicable regulatory zoning, or that the application is deemed complete and will
be processed.

STATE OF NEVADA )

)
COUNTY OF WASHOE )

/ .

/ , p a
 AAPK erd L in

(please print name)
being duly sworn, depose and say that | am the owner* of the property or properties involved in this
application as listed below and that the foregoing statements and answers herein contained and the
information herewith submitted are in all respects complete, true, and correct to the best of my knowledge
and belief. | understand that no assurance or guarantee can be given by members of Planning and
Building.
(A separate Affidavit must be provided by each property owner named in the title report.)

Assessor Parcel Number(s). 076-391-40

Printed Name /%A/K L(C) /! / // »

Address_/ 795 (G /7 £ DL

By A o509 -
Su_gscribed and sworn to before me this
ST dayof __ M aq ,Ze2 (. (Notary Stamp)

N =T [~ J.S. MAUZY
Notary Public inarid for said county and state sfl‘%rég; :‘gek'&

Appt. No. 16-3408-2
Appt. Expires July 5, 2024

My commission expires: & T [es / coe |

*Owner refers to the following: (Please mark appropriate box.)

2} Owner

Corporate Officer/Partner (Provide copy of record document indicating authority to sign.)
Power of Attorney (Provide copy of Power of Attorney.)

[
]
[] Owner Agent (Provide notarized letter from property owner giving legal authority to agent.)
[ Property Agent (Provide copy of record document indicating authority to sign.)

O

Letter from Government Agency with Stewardship




Property Owner Affidavit

Applicant Name: Toll Brothers

The receipt of this application at the time of submittal does not guarantee the application complies with all
requirements of the Washoe County Development Code, the Washoe County Master Plan or the
applicable area plan, the applicable regulatory zoning, or that the application is deemed complete and will
be processed.

STATE OF NEVADA )

COUNTY OF WASHOE )

AAODA L AW C

(please print name)

being duly sworn, depose and say that | am the owner* of the property or properties involved in this
application as listed below and that the foregoing statements and answers herein contained and the
information herewith submitted are in all respects complete, true, and correct to the best of my knowledge
and belief. | understand that no assurance or guarantee can be given by members of Planning and
Building.

(A separate Affidavit must be provided by each property owner named in the titie report.)

Assessor Parcel Number(s): 076-391-36, 37, 38 & 39

Printed Name L\j{ MDA L HuaniACe

Address a ' O \eo

Qore ) 55—
Subscribed and sworn to before me this N

day of MW/{ %14 (Notary Stamp)

Washoy Contry Stade of Noyasda

Notary Public in and for $aid county and state

P R AUTUMN HENDERSON
g ‘E Notary Public, State of Nevada

g e Appointment No. 18-2942-2
My commission expires:\JMVJ W;W‘)’{)’ d LY My Appt. Expires Jul 20, 2022

n
*Owner refers to the following: (Please mark appropriate box.) WMMVMM@

Owner
O

Corporate Officer/Partner (Provide copy of record document indicating authority to sign.)
Power of Attorney (Provide copy of Power of Attorney.)
Owner Agent (Provide notarized letter from property owner giving legal authority to agent.)

Property Agent (Provide copy of record document indicating authority to sign.)

oood

Letter from Government Agency with Stewardship

December 2018



Washoe County Treasurer
Tammi Davis

Account Detail

Back to Account Detail

Change of Address

| Print this Page |

i

Disclaimer

CollectionCart
Items Total
Collection Cart £0.00
SUUU
Pay Online
Washoe County Parcel Information
Parcel ID Status Last Update
07639137 § Active j 5/5/2021 1:40:30 AM

Current Owner:
UNIVERSITY NEVADA RENO FOUNDATION

MAIL STOP 162
RENO, NV 89557

Taxing District
4000

SITUS:
0 YUCCA CT
WCTY NV

Geo CD:

= ALERTS: If your real
property taxes are
delinquent, the search
results displayed may
not reflect the correct
amount owing. Please
contact our office
for the current amount
due.

= For your convenience,
online payment is
available on this site.
E-check payments are
accepted without a fee.
However, a service
fee does apply for
online credit card
payments.
See Payment
Information for details.

Tax Bill (Click on desired tax year for due dates and further details)

Tax Year Net Tax Total Paid
5020 $0.00 $0.00
2019 $0.00 $0.00
2018 $0.00 $0.00
2017 $0.00 $0.00
$0.00 $0.00

2016

Penalty/Fees
$0.00

$0.00
$0.00
$0.00
$0.00

Interest Balance Due
$0.00 $0.00
$0.00 $0.00
$0.00 $0.00
$0.00 $0.00
$0.00 $0.00
Total $0.00

Pay By Check

Please make checks payable to:
WASHOE COUNTY TREASURER

Mailing Address:
P.O. Box 30039
Reno, NV 89520-3039

Overnight Address:
1001 E. Ninth St., Ste D140
Reno, NV 89512-2845




Washoe County Treasurer
Tammi Davis

) 328 )
@washoecounty.us

Account Detail

Back to Account Detail

Change of Address

§ Print this Page

Disclaimer

= ALERTS:

CollectionCart

If your real
property taxes are

delinquent, the search
results displayed may
not reflect the correct

) Items Total
Collection Cart 0 $0.00
Pay Online
Washoe County Parcel Information
Parcel ID Status Last Update ,
07639138 § Active 5/5/2021 1:40:30 AM

4000

Current Owner:
UNIVERSITY NEVADA RENO FOUNDATION

MAIL STOP 162
RENO, NV 89557

Taxing District

SITUS:
0 YUCCA CT
WCTY NV

Geo CD:

amount owing. Please
contact our office

for the current amount
due.

= For your convenience,
online payment is
available on this site.
E-check payments are
accepted without a fee.
However, a service
fee does apply for
online credit card
payments.
See Payment
Information for details.

Tax Bill (Click on desired tax year for due dates and further details)

Tax Year Net Tax Total Paid
5020 $0.00 $0.00
2019 $0.00 $0.00
2018 $0.00 $0.00
2017 $0.00 $0.00
2016 $0.00 $0.00

Penalty/Fees
$0.00

$0.00
$0.00
$0.00
$0.00

Interest
$0.00

$0.00
$0.00
$0.00

$0.00

Balance Due
$0.00

$0.00
$0.00
$0.00
$0.00

Total $0.00

Pay By Check

Please make checks payable to:
WASHOE COUNTY TREASURER

Mailing Address:
P.O. Box 30039
Reno, NV 89520-3039

Overnight Address:
1001 E. Ninth St., Ste D140
Reno, NV 89512-2845




Washoe County Treasurer
Tammi Davis

Account Detail

Back to Account Detail

Change of Address

{ )
| Print this Page |

Disclaimer

CollectionCart

Items Total
Collection Cart & &0 00
YU AV A
Pay Online
Washoe County Parcel Information
Parcel ID Status Last Update
07639139 E Active | 5/5/2021 1:40:30 AM

Current Owner:

MAIL STOP 162
RENO, NV 89557

Taxing District
4000

UNIVERSITY NEVADA RENO FOUNDATION

SITUS:
2205 YUCCA CT
WCTY NV

Geo CD:

= ALERTS: If your real
property taxes are
delinquent, the search
results displayed may
not reflect the correct
amount owing. Please
contact our office
for the current amount
due.

= For your convenience,
online payment is
available on this site.
E-check payments are
accepted without a fee.
However, a service
fee does apply for
online credit card
payments.
See Payment
Information for details.

Tax Bill (Click on desired tax year for due dates and further details)

Tax Year Net Tax Total Paid
020 $0.00 $0.00
2019 $0.00 $0.00
2018 $0.00 $0.00
2017 $0.00 $0.00
2016 $0.00 $0.00

Penalty/Fees
$0.00

$0.00
$0.00
$0.00
$0.00

Interest Balance Due
$0.00 © $0.00
$0.00 $0.00
$0.00 $0.00
$0.00 $0.00
$0.00 $0.00
Total $0.00

Pay By Check

Please make checks payable to:
WASHOE COUNTY TREASURER

Mailing Address:
P.O. Box 30039
Reno, NV 89520-3039

Overnight Address:
1001 E. Ninth St., Ste D140
Reno, NV 89512-2845




Washoe County Treasurer
Tammi Davis

Account Detail

Disclaimer
Back to Account Detail Change of Address | Print this Page | = ALERTS: If your real
" ) property taxes are
CollectionCart delinquent, the search
Items Total - results displayed may
Collection Cart 0.00 SISO LRRe not reflect the correct
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amount owing. Please
contact our office

for the current amount
Pay Online due.

= For your convenience,
online payment is
available on this site.

Washoe County Parcel Information

Parcel ID Status Last Update E-check payments are
07639140 5 Active | 5/5/2021 1:40:30 AM accepted without a fee.
However, a service
Current Owner: SITUS: fee does apply for
SCIBILIA, FRANK & GEORGINA 0 LA POSADA DR online credit card
WCTY NV payments.
1795 GRANITE DR See Payment
RENO, NV 89509 Information for details.
Taxing District Geo CD:

4000

Pay By Check

Tax Bill (Click on desired tax year for due dates and further details) Fisssa makedhsckarpeseblate:

WASHOE COUNTY TREASURER

Tax Year Net Tax Total Paid Penalty/Fees Interest Balance Due
5020 $800.64  $800.64 $0.00 $0.00 $0.00 Po. Box 30055

: Reno, NV 89520-3039
2019 $762.52 $762.52 $0.00 $0.00 $0.00 Overnight Address:

1001 E. Ninth St., Ste D140

2018 $727.61 $727.61 $0.00 $0.00 $0.00 R B 02 205
2017 $698.44 $698.44 $0.00 $0.00 $0.00
2016 $680.61 $696.26 $0.00 $0.00 $0.00

Total $0.00
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Request for Master Plan Amendment
LWOOD RODCERS au S n
BUILDING RELATIONSHIPS ONE PROJECT AT A TIME & RegUIatory Zone Amendment

Project Description

Location

The project site is within unincorporated Washoe County, in the Spanish Springs area. The 47.01+ acre
site includes five parcels and are referred to as Washoe County Assessor Parcel Number (APN) 076-391-
36, 37, 38, 39 and 40. The site is located on the north side of La Posada Drive between Cielo Vista Drive
and Piedras Drive, within the Spanish Springs Area Plan/Spanish Springs Rural Character Management
Area. The site is generally bordered by existing single-family neighborhoods within the City of Sparks to
the south and rural/suburban estates to the west, east and north (Refer to Vicinity Map, Assessor’s
Parcel Map and Site Aerial in Section 3 of this submittal packet).

Background
The five parcels totaling 73.1+ acres (project site) are within the Spanish Springs Area Plan (SSAP). The

parcels are located within the Rural Character Management Area. Additionally, the parcels are located
within the area identified in the Truckee Meadows Regional Plan as Rural Area and are currently located
outside of, but adjoining, the Truckee Meadows Service Area (the area of the Truckee Meadows that
should receive municipal services). Further, the properties are located within Washoe County Special
Assessment District (SAD) 32, which was formed to provide infrastructure improvements to properties
within this general area. Infrastructure adjacent to the site, as well as within close proximity, includes
paved roadways (including curb, gutter and sidewalk), water, gas, and sewer. Additionally, the Regional
Transportation Commission has identified La Posada as a regional roadway, with planned future
extension into the Northeast Sparks Sphere of Influence (SOI) with future connection to the Tahoe Reno
Industrial Center (TRIC).

Washoe County Master Plan and Zoning

The Washoe County master plan for the area identifies that the subject properties are have a master
plan designation of Rural (R), with a zoning designation of General Rural (GR). Surrounding properties
have a diverse mix of suburban level master plan and zoning designations, both within unincorporated
Washoe County and the City of Sparks. To the north, the area is consistent with the subject properties’
rural classifications. However, when looking at the adjacent and adjoining properties to the south and
west, as well as future considerations to the east, the broader area is predominantly suburban in
character. Specifically, to the west (1,400 west of the site), is a very large area of County Suburban
designated land and directly adjacent to the south is a mix of County and City of Sparks land that
contains suburban designations with many properties developed at densities equivalent to 3 du/acre.
Existing City of Sparks land is located directly south of the project site, with the Northeast Sparks SOI
adjoining the site to the east. (Refer to Section 3 of the submittal packet for Existing and Proposed
Zoning Maps).

Project Request

The applicant is requesting a Master Plan Amendment, Regulatory Zone Amendment, and Regional Plan
Amendment on five parcels totaling 73.1% acres. The current land use designations, and conforming
zoning designations, are generally not supported by the existing conditions and infrastructure
availability for the site. To support future single family residential development on this site, the
following changes are requested:
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Master Plan Designation

e Existing:

o Rural (R) 73.1+ Acres (100%)
e Proposed:

o Suburban Residential (SR)* 73.1+ Acres (100%)
Zoning Designation
e Existing:

o General Rural (GR) 73.1% Acres (100%)
e Proposed:

o Low Density Suburban (MDS) 73.1+ Acres (100%)

Regional Plan Designation

e Existing:

o Rural (R) 73.1+ Acres (100%)
e Proposed:

o Tier 3/Truckee Meadows Service Area 73.1+ Acres (100%)

1 — With the proposed change to Suburban Residential, an amendment to the SSAP is also required to
identify the property within the Suburban Character Management Area.

The proposed change in land use and zoning designations is compatible with the surrounding area and
provides additional opportunity for residential development to help address regional housing needs.
(Refer to the Existing and Proposed Master Plan and Zoning Maps in Section 3 of this submittal packet.)

Land Use Compatibility

The project site is located within the Spanish Springs Area Plan (SSAP). Surrounding land uses include
existing single family residential in both the County and City of Sparks surround the project site. The
current and proposed land use and zoning designations are conforming with and allowed within the
SSAP.

ADJACENT PROPERTY DESCRIPTION

Land Use Zoning Use

Designation
North R GR Single Family/Vacant
South SR MDS//LDS/HDR/OS | Single Family

LLR/RR? PD? Single Family/Open Space
East GR GR Single Family/Vacant

RR! Single Family/Vacant
West GR/SR GR/LDS Single Family

1—RR (Rural Reserve) is a City of Sparks designation that is identified in the City of Sparks Master Plan as
a designation to “preserve existing land for future development” and “may also be considered as an
interim use with the intent that sometime in the future these areas will transition to urban uses.”

2 — Planned Developments (PD) located south of the property include The Foothills at Wingfield Springs
and Highlands/Upper Highlands at Cimarron planned developments.

The proposed amendment on the Project Site will be compatible with the surrounding uses and
represents a transition from higher density development in the City of Sparks that is generally provided
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at 3 du/acre with rural/suburban development in the County that includes densities from 1-acre to 10-
acre lots.

Utilities

Public utilities currently exist and are located within adjacent streets (La Posada Drive, Piedras Drive and
Cielo Vista Drive). Water is located along the entire Cielo Vista Drive and La Posada Drive rights of way,
adjacent to the project site. Gas and
electric facilities are present on the west,
south and eastern sides of the property.
Sanitary sewer is stubbed to La Posada
Drive adjacent to the eastern half of the
property at the intersection with Desert
Vista Drive. Additional sanitary sewer is
located west of the project site,
approximately 1,200 lineal feet at the
intersection of Hubble Drive and Light
Speed Drive and 4,000 lineal feet near the
intersection of La Posada and Benedict
Drive. Furthermore, the subject properties
were included in Washoe County Special
Assessment District 32, which was formed
to provide additional infrastructure
improvements in the area.

R o

View east from Cielo Vista Drive with water main and fire hydrant.

Public Services

Fire service is currently provided to the surrounding area by Truckee Meadows Fire District. The closest
fire station is Truckee Meadows Fire Station 17 located approximately 2 miles to the west at the
intersection of La Posada Drive and Rockwell Boulevard. Police service is provided by Washoe County
Sheriff.

Traffic Impact Report

A traffic analysis must be prepared for any amendments to the Spanish Springs Area Plan. To address
this requirement, Headway Transportation assessed the magnitude of traffic impacts the proposed
change would have on key intersections. The study looked at key intersections and trip generation rates
based on the proposed residential land use, which would result in a maximum of 73 lots. The study
found that the proposed land use change is anticipated to generate 689 average daily trips (ADT) with
54 AM peak hour trips and 72 PM peak hour trips. Please note that this level of traffic generation is
below the Washoe County threshold of 80 peak hour trips to warrant a traffic study. However, in
accordance with the SSAP, the traffic study analyzed surrounding roadway intersections that may
experience traffic impacts from the project to determine that policy level of service requirements can
still be met with the land use change. Headway’s study concluded that the studied intersections would
generally operate a levels of service of A or B, with only the La Posada Drive/Cordoba Drive intersection
operating at a level of service C in the PM peak hour, both under current conditions and when factoring
in the Regional Transportation Commission’s (RTC) 20-year horizon travel demand model.

Additionally, it is necessary to note that La Posada Drive is identified by the RTC as a significant roadway
for future regional transportation connectivity. Specifically, La Posada is identified in the RTC's 2050
Regional Transportation Plan (RTP) as a programmed project of regional significance. Due to growth in
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the broader region, which includes
adjacent Storey County and the Tahoe
Regional Industrial Centers (TRIC) growing
significance as a major regional
employment center, the RTC has identified
the TRIC Northern Connector as an
extension of La Posada Drive to connect
into TRIC. This would be a significant
expansion of the roadway infrastructure in
the Spanish Springs area and would
represent an increase in likely traffic on La
Posada Drive.

While the proposed land use change may
have some impacts on the existing street
network, the impacts will be minimal and
adopted levels of service are maintained
(see the La Posada Traffic Impact Study
included in Section 4 of this submittal).

View toward the west of La Posada Drive improvements.

Truckee Meadows Service Area

Provided the above municipal services (utilities and public services) that are available to serve future
development, the property is inappropriately designated as Rural and not included in the Truckee
Meadows Service Area (TMSA). The TMSA is “the defined area within which services and infrastructure
are anticipated to be provided. The TMSA is also used as a tool to limit premature expansion, avoid
environmental degradation, optimize infrastructure, and maintain a compact form while providing for a
variety of living and working situations.” Due to the proximity and availability of utilities and other
municipal facilities and services, the property is appropriate for a higher intensity of development.

Namely, the property does not represent premature expansion, as the TMSA is essentially surrounding
the project site on three sides. The properties directly to the south have been developed with higher
densities than those requested and areas to the west within close proximity provide the same density
that is requested. Further, lands located to the north and east that are identified within the City of
Sparks’ Northeast SOI are arguably more premature for expansion, given the proximity of municipal
services to serve the project site, however they have been included in the TMSA. The expansion of the
TMSA on these properties does not represent any environmental degradation, as the properties are not
identified as development constrained in both the Regional Plan and SSAP. The inclusion of the
properties in the TMSA promote the optimization of infrastructure by way of the previously noted
adjacency and close proximity of available infrastructure, including water, sewer, gas, electric, and
roadways. Additionally, the future plans to extend La Posada Drive to connect to TRIC calls for an
expansion of the TMSA in this particular area to provide more appropriate future land uses associated
with this proposed major regional transportation investment. Lastly, the expansion does not jeopardize
the goals of maintaining a compact form. As previously noted, the properties are essentially surrounded
by existing TMSA and the expansion does not represent a “leapfrogging” of infrastructure or densities.
The proposed change provides for a greater variety of living opportunities, by introducing 1-acre lot
density with surrounding 3 du/acre and larger lots. Rather, this proposed land use change and
associated regional plan change represents an appropriate metered growth of the region.
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The Truckee Meadows Regional Plan identifies the process by which properties may be amended to be
included in the TMSA. The following criteria is utilized for analysis and consideration for requests from
the Rural Area to come in to the TMSA:

a)

b)

Indication of regional need for additional land, uses, or purposes, and why the need cannot
otherwise be accommodated within the existing TMSA:

The need for housing at all levels has reached almost crisis levels, with the median home prices
and median rents reaching all-time highs in Northern Nevada. Due in large part to a constrained
supply of available lots that are within close proximity of infrastructure to make them
economically viable, area home builders are struggling to find land to backfill the pipeline of
future lots, as current communities are selling out months or even years faster than anticipated.
While it is acknowledged that the Truckee Meadows Regional Planning Agency tracks approved
projects and thousands of theoretical units remain undeveloped in the Truckee Meadows, many
of the previously approved units are unfortunately not ripe for development for a myriad of
reasons, ranging from lack of infrastructure to unwilling land sellers. As such, properties such as
those proposed with this application should be evaluated on current conditions, which, as
described above, are in fact ripe for development in the very near term future.

An analysis consistent with the requested Regional Land Use Designation as described above

Requested with this application is a change in the regional plan designation to include the
property in the TMSA as a Tier 3 land use category. Please note, the majority of the suburban
development in the SSAP is classified as Tier 3. The regional plan identifies Tier 3 land as:

“Area that is generally on the periphery of the TMSA and contains low
density development, is undeveloped, or contains significant development
constraints. Development in this area is lowest on the priority hierarchy
service provision is generally not available or planned for.” — 2019
Truckee Meadows Regional Plan, pg. 88

As stated previously, the lands surrounding the property to the west, south and east are all
generally within either Tier 3 or Tier 2. All of the County land in the vicinity that is within the
TMSA is identified as Tier 3, as is the majority of similarly developed suburban levels of existing
development (1- to 3-du/acre). Further, Tier 3 is appropriate at this location of undeveloped
land that does not contain any significant development constraints, as identified by both the
County and TMRPA in their constraints mapping. Finally, the properties do have available
services and infrastructure to serve the project, which supports the move to a higher tier level.
Arguably, the property could qualify for Tier 2 status, as there are adequate services and
infrastructure to serve the project.

In accordance with Regional Plan policy RF3, the approval of LDS on the subject property with 1
du/acre density would be consistent with existing densities in the County in the vicinity and
largely consist of large swaths of LDS land west and south of the project site.

Given the above rationale, the regional plan amendment is appropriate as it will promote logical
growth of the region, while also meets the locational criteria and characteristics of other
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c)

similarly designated tier land in the area. Namely, using the criteria established for changes to
Tier 2 land (there is not a criteria specific to Tier 3 lands other than items a thru d addressed

here).

Proximity to Tier 2 (and Tier 3)
Land — as noted previously, Tier 2
land exists to the south, with
additional Tier 3 land to the
south, east and west.

Proposed density is consistent
with Policy RF3 — as stated above,
the existing density for the
majority of other Tier 3 land in
the vicinity is a range of MDS (3
du/acre) to LDS (1 du/acre), as
such, the proposed density is
consistent with the established
existing densities.

Enhanced potential for land use
diversity and mix of housing types
— the change will allow for an additional mix of lots that are consistent with the
established land use patterns of the area for both the County and City of Sparks.
Potential for connectivity to existing/planned multimodal transportation options — La
Posada Drive contains bike lanes with a multiuse path on the south side. As such,
connectivity already exists.

Proximity an availability of adequate infrastructure and facilities, or feasibility to
construct and operate capacity improvements — Adequate infrastructure exists adjacent
to or within close proximity to serve the project. Further future expansions of
infrastructure are planned to occur that further support a higher density land use.
Specifically, RTC’s planned TRIC Northeast Connector will represent a major
infrastructure investment in the area. Additionally, planned regional sanitary sewer
improvements are underway to address potential looming treatment issues at the
Truckee Meadows Water Reclamation Facility (TMWRF). It is the applicant’s
understanding the both the City of Sparks and Washoe County are actively working on
solutions to future sewer treatment needs and that the treatment solutions will occur
prior to the likely development schedule for the subject project site.

An assessment of impacts to planned land uses in higher priority Regional Land
Designations — The change in land use on the proposed project, which will consist of a
maximum of 73 dwelling units, will have negligible impacts on higher priority sites. The
overwhelming need for housing at all levels of density and intensity creates a current
situation that should allow for broad development opportunities across all of the
priority levels contained within the Regional Plan.

Existing suburban development to the south.

Proximity and availability of adequate infrastructure and facilities, or feasibility to construct and
operate capacity improvements

Adequate infrastructure exists adjacent to or within close proximity to serve the project.
Further future expansions of infrastructure are planned to occur that further support a higher
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d)

density land use. Specifically, RTC’s planned TRIC Northeast Connector will represent a major
infrastructure investment in the area. Additionally, planned regional sanitary sewer
improvements are underway to address potential looming treatment issues at the Truckee
Meadows Water Reclamation Facility (TMWREF). It is the applicant’s understanding the both the
City of Sparks and Washoe County are actively working on solutions to future sewer treatment
needs and that the treatment solutions will occur prior to the likely development schedule for
the subject project site.

An assessment of the potential impacts to the existing land within the TMSA

The change in land use on the proposed project, which will consist of a maximum of 73 dwelling
units, will have negligible impacts on higher priority sites. The overwhelming need for housing
at all levels of density and intensity creates a current situation that should allow for broad
development opportunities across all of the priority levels contained within the Regional Plan.
Further, as the properties already benefit from infrastructure availability, this change would not
otherwise require any major shifts in public investments in the area and represent an efficient
use of the available infrastructure.

Goals and Policies

The project meets the following goals and policies listed within the Spanish Springs Area Plan, (goals and

policies

not listed are not applicable to the project):

Goal One: The pattern of land use designations in the Spanish Springs Area Plan will implement and
preserve the community character described in the Character Statement.

Response: The project seeks to change the properties from the Rural to Suburban Character

Policies
SS1.2

Management areas, based upon the rationale provide above. Specifically, the properties
currently receive services and have available infrastructure that is more alignment with the
Suburban Character Management Area guidelines, rather than the Rural Character
Management Area guidelines. An established land use pattern exists in the vicinity that
consists of a range of residential densities, including densities in the County and City of
Sparks as high as 3 du/acre. As such, the proposed change represents an appropriate
transitional land use from higher density properties to the south and those more rural
properties to the north.

Additionally, the Character Statement talks of transitioning land uses from the suburban
core to the rural stretches out into the valley an includes lower density, suburban residential
opportunities (one- to five-acre parcels). Given the subject properties’ proximity to existing
suburban level densities of up to 3 du/acre in both the County and the City of Sparks, as well
as the future Sparks SOI adjoining the eastern edge of the property, the proposed LDS
zoning is appropriate and provides a transitioning density for the area.

The Policy Growth Level for the Spanish Springs Suburban Character Management Area is
1,500 new residential units of land use capacity. Land use intensifications will not add
more than 1,500 new units of Land Use Capacity through 2025. The Washoe County
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Response:

§S.1.3

Response:

$S.1.5

Response:

SS.1.6

Response:

Department of Community Development will be responsible for tracking increasing land
use potential to ensure this growth level is not exceeded.

It is the applicant’s understanding that an adequate number of remaining residential units
exists and it is anticipated that the proposed 73 units will have a negligible impact on these
policy levels.

The following Regulatory Zones are permitted within the Spanish Springs Suburban
Character Management Area:

a. High Density Rural (HDR — One unit per 2.5 acres).

b. Low Density Suburban (LDS — One unit per acre).

c. Medium Density Suburban (MDS — Three units per acre).

d. High Density Suburban (HDS limited to the areas designated HDS prior to August 17,
2004)

e. Neighborhood Commercial/Office (NC).

f. General Commercial (GC) — GC limited to the areas designated GC prior to August 17,
2004.

g. Industrial (1).

h. Public/Semi-Public Facilities (PSP).

i. Parks and Recreation (PR).

j. General Rural (GR).

k. Open Space (OS).

I. Medium Density Rural (MDR — One unit per 5 acres).

Upon change of the property to the Suburban Character Management Area, the proposed
LDS designation complies. It should be noted that the existing zoning on the property is not
congruent with the established parcels sizes, with none of the subject parcels meeting the
underlying GR zoning’s minimum lot size requirements.

In some cases, the land uses available in certain regulatory zones in the Spanish Springs
Area Plan differ from those in the same regulatory zones in the Development Code.
Appendix C — Allowable Land Uses in the Spanish Springs Area Plan, lists the land uses
available under each land use designation in the Spanish Springs Area Plan. Regulatory
zones not listed above in.

In the Spanish Springs Area Plan (SSAP), table C-1 within Appendix C lists single family,
detached as an allowed use under the LDS zoning designation. If approved the applicant
intends to submit a Tentative Map to allow development of a single family, detached
neighborhood, designed in accordance with the SSAP standards.

Staff will review any proposed Master Plan Amendment against the findings identified in
the Plan Maintenance section of this plan and make a recommendation to the Planning
Commission. At a minimum, the Planning Commission must make each of these findings in
order to recommend approval of the amendment to the Board of County Commissioners.

The request is able to make all of the findings. A list and response to each finding is provided
in detail below.
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SS.1.7 The Washoe County Planning Commission will review any application to expand the
Suburban Character Management Area into the Rural Character Management Area against
the findings in the Plan Maintenance section of this plan. At a minimum, the Planning
Commission must make each of the applicable findings in order to recommend approval of
the amendment to the Board of County Commissioners.

Response: The request is able to make all of the findings. A list and response to each finding is provided
in detail below.

Goal Three: The regional and local transportation system in the Spanish Springs planning area will be a
safe, efficient, multi-modal system providing significant connections to the greater region,
and access to commercial services, public lands and employment opportunities in the
community. The system will contribute to the preservation and implementation of the
community character as described in the Spanish Springs Vision and Character Statement.

Response: The proposed change promotes the use of established roadways, while maintaining adopted
levels of service.

Policies
SS.3.1 Washoe County’s policy level of service (LOS) for local transportation facilities in the
Spanish Springs planning area is LOS “C.”

Response: The traffic study provided with this application identifies that area intersections will continue
to operate at LOS C or better.

§S.3.2 The Washoe County Regional Transportation Commission (RTC) sets levels of service on
regional roads. Washoe County will advocate for the RTC to establish policy levels of
service “C” for all regional roads in the Spanish Springs planning area.

Response: The traffic study provided with this application identifies that area intersections will continue
to operate at LOS C or better.

SS.3.6 Washoe County will support and be an advocate for new regional connections that
provide alternatives to Pyramid Highway.

Response: The RTC has identified La Posada Drive as a future connector to TRIC, which will be an
alternative commute route and have a positive impact on Pyramid Highway. The properties
proximity to La Posada Drive as a future regional connector calls for a higher density of
development that is commensurate with the planned regional roadway investment.

$S.3.10 Washoe County will work with the Regional Transportation Commission (RTC) to develop
and implement an RTC bikeways plan for the Spanish Springs planning area that is
integrated with the local and regional trails system and provides access to commercial
services and employment opportunities.

Response: La Posada Drive currently has bike lanes and a multiuse path on the south side that provide
connectivity to the commercial core of Spanish Springs located at Pyramid Highway and La
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Posada Drive. As such, a suburban level of development is appropriate adjacent to La
Posada Drive to take advantage of this existing infrastructure.

Goal Seven: The Spanish Springs planning area will contain an extensive system of parks and trails
that provides the community and the region with a broad range of recreational
opportunities; provides connections between major developments, recreational facilities,
the Regional Trail System, public lands and schools; and contributes to the preservation
and implementation of the community character.

Response: La Posada Drive currently has bike lanes and a multiuse path on the south side that provide
connectivity to the commercial core of Spanish Springs located at Pyramid Highway and La
Posada Drive, as well as surrounding established neighborhoods and surrounding existing
trails/open space. As such, a suburban level of development is appropriate adjacent to La
Posada Drive to take advantage of this existing infrastructure.

Goal Eleven: Personal and economic losses associated with flooding will be minimized. Development
in the Spanish Springs planning area will be protected from the 100-year flood event.

Response: The request is not located within the 100-year flood plain.

Policies

SS.11.3 Development in areas where the land use designations have changed subsequent to the
2004 baseline will provide on-site mitigation to ensure that the North Spanish Springs
Floodplain Detention Facility and appurtenant conveyance structures remain hydraulically
equivalent to the baseline design.

Response: On-site mitigation will be provided as necessary with future development.

Goal Fifteen: Water resources will be provided to residential and non-residential uses in a manner
that implements and preserves the community character as described in the Spanish
Springs Vision and Character Statement.

Response: Water service is currently available adjacent to the project site sufficient to serve future
intensification.

Policies
$S.15.1 Whenever applicable, all development within the Spanish Springs Suburban Character
Management Area will connect to a community water service.

Response: Water service is currently available adjacent to the project site sufficient to serve future
intensification.

Goal Sixteen: Wastewater treatment and disposal will be provided to residential and non-residential

uses in a manner that implements and preserves the community character as described in
the Spanish Springs Vision and Character Statement.

10
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Response: Sewer service is currently available within close proximity to the project site sufficient to
serve future intensification.

Policies
$S.16.1 Whenever applicable, all development within the Spanish Springs Suburban Character
Management Area will connect to a community sewer service.

Response: Sewer service is currently available within close proximity to the project site sufficient to
serve future intensification.

Findings

Goal Seventeen: Amendments to the Spanish Springs Area Plan will be for the purpose of further
implementing the Vision and Character Statement, or to respond to new or changing
circumstances. Amendments must conform to the Spanish Springs Vision and Character
Statement. Amendments will be reviewed against a set of criteria and thresholds that are
measures of the impact on, or progress toward, the Vision and Character Statement.

Response: As stated previously, the request further implements the vision and character statement of
the SSAP and is a response to the changing circumstances of the region. Namely, with
growing demand for properties that are ripe for immediate residential development to meet
the Region’s growing housing needs, there is a need to identify properties that can
accommodate higher densities due to their proximity to available infrastructure.
Additionally, with the identification of La Posada Drive as a future TRIC North Connector in
the RTC’s 2050 Regional Transportation Plan, higher densities are warranted on properties
such as those included with this application.

Policies
$S.17.1 In order for the Washoe County Planning Commission to recommend the approval of ANY
amendment to the Spanish Springs Area Plan, the following findings must be made:
a. The amendment will further implement and preserve the Vision and Character
Statement.

Response: The request is in substantial conformance with the vision by expanding the existing
residential development pattern into this area. It is the applicant’s intent, assuming the
request is approved, is to return with a tentative map. The tentative map will be designed
based on the LDS zoning (1 du/ac) to be consistent with the surrounding and existing
neighborhoods in the County and City of Sparks. Furthermore, it is in substantial
conformance with the Character Statement by providing a transition between the
commercial core located along Pyramid Highway and Eagle Canyon Drive, to the suburban
neighborhood to the north and east.

b. The amendment conforms to all applicable policies of the Spanish Springs Area Plan
and the Washoe County Master Plan.

Response: As discussed here, the requested amendment from R to SR complete with the GR to LDS,

conforms to all applicable policies and goals within the SSAP and the Washoe County Master
Plans as outlined above.

11
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c. The amendment will not conflict with the public’s health, safety or welfare.

Response: The request is not currently associated with a project. In the future, the applicant anticipates

§S.17.2

Response:

Response:

submitting a tentative map based on the proposed zoning. At that time, the project will
address public health, safety and welfare. Based upon the level of detail available to date,
the project does not create any adverse relevant to infrastructure needs to serve future
development. Of particular note, the project does not impact the adopted levels of service
for area roads. The current request is simply a change in land use and zoning designations
and will not conflict with the public’s health, safety or welfare.

In order for the Washoe County Planning Commission to recommend approval of any

amendment involving a change of land use, the following findings must be made:

a. A feasibility study has been conducted, commissioned and paid for by the applicant,
relative to municipal water, sewer and storm water that clearly identifies the
improvements likely to be required to support the intensification, and those
improvements have been determined to be in substantial compliance with all
applicable existing facilities and resource plans for Spanish Springs by the Department
of Water Resources. The Department of Water Resources will establish and maintain
the standards and methodologies for these feasibility studies.

Existing infrastructure exists adjacent to or within close proximity to serve the future
development of the site. An infrastructure feasibility study has been included with this
application that documents compliance with this finding.

b. A traffic analysis has been conducted that clearly identifies the impact to the adopted
level of service within the [unincorporated] Spanish Springs Hydrographic Basin and
the improvements likely to be required to maintain/achieve the adopted level of
service. This finding may be waived by the Department of Public Works for projects
that are determined to have minimal impacts. The Department of Public Works may
request any information it deems necessary to make this determination.

A traffic analysis must be prepared for any amendments to the Spanish Springs Area Plan.
To address this requirement, Headway Transportation assessed the magnitude of traffic
impacts the proposed change would have on key intersections. The study looked at key
intersections and trip generation rates based on the proposed residential land use, which
would result in a maximum of 73 lots. The study found that the proposed land use change
is anticipated to generate 689 average daily trips (ADT) with 54 AM peak hour trips and 72
PM peak hour trips. Please note that this level of traffic generation is below the Washoe
County threshold of 80 peak hour trips to warrant a traffic study. However, in accordance
with the SSAP, the traffic study analyzed surrounding roadway intersections that may
experience traffic impacts from the project to determine that policy level of service
requirements can still be met with the land use change. Headway’s study concluded that
the studied intersections would generally operate a levels of service of A or B, with only the
La Posada Drive/Cordoba Drive intersection operating at a level of service C in the PM peak
hour, both under current conditions and when factoring in the Regional Transportation
Commission’s (RTC) 20-year horizon travel demand model.
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La Posada MPA/RZA

Request for Master Plan Amendment & Regulatory Zone Amendment

For commercial and industrial land use intensifications, the overall percentage of
commercial and industrial regulatory zone acreage will not exceed 9.86 percent of the
Suburban Character Management Area.

Response: The proposed project does not include any commercial or industrial regulatory zoning and is

not applicable to this request.

For residential land use intensifications, the potential increase in residential units will
not exceed Washoe County’s policy growth level for the Spanish Springs Area Plan, as
established in Policy SS.1.2.

Response: It is the applicant’s understanding that an adequate number of remaining residential units

Response:

exists and it is anticipated that the proposed 73 units will have a negligible impact on these
policy levels.

If the proposed intensification will result in a drop below the established policy level
of service for transportation (as established by the Regional Transportation
Commission and Washoe County) within the Spanish Springs Hydrographic Basin, the
necessary improvements required to maintain the established level of service are
scheduled in either the Washoe County Capital Improvements Program or Regional
Transportation Improvement Program within three years of approval of the
intensification. For impacts to regional roads, this finding may be waived by the
Washoe County Planning Commission upon written request from the Regional
Transportation Commission.

Based upon the findings of the traffic impact study provided with this application, the
intensification will not result in a reduction in the established level of service standards.

If roadways impacted by the proposed intensification are currently operating below
adopted levels of service, the intensification will not require infrastructure
improvements beyond those articulated in Washoe County and Regional
transportation plans AND the necessary improvements are scheduled in either the
Washoe County Capital Improvements Program or Regional Transportation
Improvement Program within three years of approval of the intensification.

Response: Based upon the findings of the traffic impact study provided with this application, the area

Response:

roadways current operate within the adopted level of service and will continue to with the
future development of the project.

g. Washoe County will work to ensure that the long-range plans of facilities providers for

transportation, water resources, schools and parks reflect the policy growth level
established in Policy SS.1.2.

As discussed above, the project is located in an area that is currently served by various
service providers and facilities that make it appropriate for the proposed land use change.
In particular, the project is served by available infrastructure located adjacent to or within
close proximity to serve future development. This includes water, gas, electric, sewer and
roadways.
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La Posada MPA/RZA

Request for Master Plan Amendment & Regulatory Zone Amendment

With respect to roadway infrastructure, La Posada Drive has been identified by the RTC in
their 2050 RTP as a proposed regional connector to TRIC. As such, it is appropriate to have
higher densities adjacent to the roadway and it is not appropriate to have rural land uses in
the context of the area.

Regarding sewer, there are multiple options to serve the project area with sewer. It is
understood that Washoe County and the City of Sparks are working on various
improvements, both in the Spanish Springs valley, as well as at TMWRF that will provide
sufficient capacity to serve the minimal sewer treatment being generated by future
development. Based upon the typical development time frame, it is anticipated the first
residents of this future development will not take residency until 2024. This allows for an
adequate time frame to address regional sewer treatment needs.

With only 73 future residential lots, very few students are anticipated to attend local
schools. With the passage of WC1 several years ago, the Washoe County School District has
been proactive in the acquisition and construction of new schools throughout the region.
These properties are currently zoned for Spanish Springs Elementary, Shaw Middle School
and Spanish Springs High School. Past acquisitions of school sites in the Stonebrook and
Foothills developments will assist in locating future elementary schools as needs increase.
Additionally, the construction of the Sky Ranch Middle School and the New Hug High School
have and will aid in addressing previous overcrowding issues in the Spanish Springs area.

h. If the proposed intensification results in existing facilities exceeding design capacity
and compromises the Washoe County School District’s ability to implement the
neighborhood school philosophy for elementary facilities, then there must be a
current capital improvement plan or rezoning plan in place that would enable the
District to absorb the additional enrollment. This finding may be waived by the
Washoe County Planning Commission upon request of the Washoe County Board of
Trustees.

Response: With only 73 future residential lots, very few students are anticipated to attend
local schools. With the passage of WC1 several years ago, the Washoe County School
District has been proactive in the acquisition and construction of new schools throughout
the region. These properties are currently zoned for Spanish Springs Elementary, Shaw
Middle School and Spanish Springs High School. Past acquisitions of school sites in the
Stonebrook and Foothills developments will assist in locating future elementary schools as
needs increase. Additionally, the construction of the Sky Ranch Middle School and the New
Hug High School have and will aid in addressing previous overcrowding issues in the Spanish
Springs area.

i. Any existing development in the Spanish Springs planning area, the Sun Valley
planning area, the Warm Springs planning area, or the City of Sparks, which is subject
to the conditions of a special use permit will not experience undue hardship in the
ability to continue to comply with the conditions of the special use permit or
otherwise to continue operation of its permitted activities.

Response: There is no Special Use Permit associated with this request.
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La Posada MPA/RZA

Request for Master Plan Amendment & Regulatory Zone Amendment

Regulatory Zone Amendment Findings
To make a recommendation for approval, all of the following findings must be made by the
commission:

a. Consistency with Master Plan. The proposed amendment is in substantial compliance with the
policies and action programs of the Master Plan.

Response: Upon approval of the proposed master plan amendment and in light of the justifications
provided above, the proposed amendment is compliant with the policies and action programs of
the master plan. Specifically, the property is in an area that is currently able to be served by
municipal services and is adjacent to both County and City of Sparks land to the south, west and
east that is of a comparable zoning district or a higher density zoning district to that being
proposed.

b. Compatible Land Uses. The proposed amendment will provide for land uses compatible with
(existing or planned) adjacent land uses, and will not adversely impact the public health,
safety or welfare.

Response: The proposed amendment is conforming with the existing land uses and provides a
transition from higher density zoning districts to the south within the County and City of Sparks.
Furthermore, the planned extension of La Posada Drive to the east of the site into the Sparks
Sphere of Influence and potential further extension to TRIC provides a land use case for higher
density in this location. The existing zoning is neither conforming to the actual parcel sizes (the <10-
acre parcels are zoned for 40-acre minimum lot sizes), nor is it appropriate next to the suburban
level of development and future expansion of La Posada Drive.

c. Response to Change Conditions; more desirable use. The proposed amendment responds to
changed conditions or further studies that have occurred since the plan was adopted by the
Board of County Commissioners, and the requested amendment represents a more desirable
utilization of land.

Response: As noted above, the expansion of the City of Sparks over the last 10-15 years in the
Spanish Springs valley provides suburban level of development directly south of the project site.
Further, the Sparks SOI has been expanded and is adjacent to the site to the east. Lastly, the future
planned extension of La Posada to the east further identifies these parcels and the general area as
an area that has changed conditions.

d. Availability of Facilities. There are or are planned to be adequate transportation, recreation,
utility, and other facilities to accommodate the uses and densities permitted by the proposed
amendment.

Response: As noted within the above justification for this request and provided in the
Infrastructure Feasibility Report, there is sufficient infrastructure and services to address the
increased density.

e. No Adverse Effects. The proposed amendment will not adversely affect the implementation of the
policies and action programs of the Washoe County Master Plan.
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La Posada MPA/RZA

Request for Master Plan Amendment & Regulatory Zone Amendment

Response: With the approval of the associated master plan amendment, the zoning will not have
an adverse effect on the approved master plan policies and action programs. Approval of both the
master plan amendment and zoning amendment further the expansion of housing options in the
County and address the growing regional need for housing within all aspects of the housing market.

Desired Pattern of Growth. The proposed amendment will promote the desired pattern for the
orderly physical growth of the County and guides development of the County based on the
projected population growth with the least amount of natural resource impairment and the
efficient expenditure of funds for public services.

Response: As outlined above, the site is both adjacent to existing suburban levels of development,
in both the County and Sparks and represents a transition from denser development to south to
larger lots to the north. Additionally, with the future planned extension of La Posada Drive into the
Northeast Sparks SOI, with ultimate connection to TRIC, the pattern of growth is and will continue
to change toward a more suburban pattern in this immediate area. This results in a responsible
expenditure of municipal funds in an area with existing infrastructure and public services.

Effect on a Military Installation When a Military Installation is Required to be Noticed. The
proposed amendment will not affect the location, purpose and mission of a military installation.

Response: There is no military installation within the immediate area.

16



Section 3



9901 €28°GLL - Xed Z0S68 AN ‘ousa)y
8901 €28°SLL 191 pieasinog sjesodiod L9EL
3WIL V LV 1D3r0dd 3NO SJIHSNOILY 134 ONIQTINE

Sl s cal Tl =k e ) [T

&\\
N9 ‘AIM90IVASOSNEVASAES SNaIv/SIND $21deib058) teisuneSEsRS0SORIEXEN ‘1S TF99INOSEN

\d/woz:s
N
&
G SO

S210,VaVSOd\v
Lo P [ yes =




‘Uoalay pajeauliop

ejep oy} Jo Aorinooe o Aouaioyns au) o) se
pownsse s Ayiqel| oN “sesiwoid oy} jo Aonins &
Juesaidos op 31 “Ajuo sesodind aagexsnil
PUE JuaLISSESSE 10} 10SS9SSY AIUNOD 20USBW\
U1 Jo asn auy 1o} pasedaid sem dew SiyL 3LON

(s)dew uo umoys Ajsnoinoid ease

T PI0Z/SHOL LML Pererdn e
T LI0Z/BTIO LML Aapaweee

10-v80

D6-9.6

fpe-o. 88920

= w
Sani . R
EX R T A

1884 008 = youl |

008 009 O0OY 00Z O
[ —a s
]

1ezz-9ze (5L0)

21568 epeAdN ‘oudy
a Buping

199448 WUIN ise3 100k

10SS8SSY ‘UOS|IM "D BNYSO
301440 S.HOSS3ASSY
ALNNOD JOHSVYM

VYAVA3IN 40 3LVLS

6€-9.0

JequinN dejy s Jossassy

LIS HOOd

dEsert visTA OF

r80 JOOH

QY 1SINTTOV3

¥a  3186NH

10 YOONA|

Syya3id|

3A¥A

€€-16€-9L0 /26 Wd

o
a

312 -NLZL ZT€ ANV LE SNOILO3AS

€91 # ST130UVd DAV
OLNI NOISIAIQ 40 dVIN

9
€8viel €96 io'gvee z6 b 1o e T me«m
oegLor | OBEISE
| 0z-16£-920 & 61-16€-920
| | = 9/91 'Wd
9/9L 'Wd |
o | 0 ¥vd¥od
3 o€ 9€'0y ,m ) ovege d 'V ov'ee9
2 BOleE0 2 sl 14n0D OLYAH0D
& g
0 -16€-920 or A
3 Lo g L
£ o #12°16€-920 '8 zz-16¢-920
€9l W | €9L W |- % S gr00'Wd ¥ 991 Wd
9ol "dvd Sl ¥vd oL R 8dvd | v ¥vd¥od
- 62'€ZEL W 68299 68229
§5°9v9¢ 062ZEL o 60019 T e
= i e : 98 8666
£ | 8 9/1L 0}
2 1 - -
8 W ' yez-1ee-aL0 g ECTV6E°9L0
| B s P oS
< IR -
& —— o€ L€°0¥ 5 VN 18 oLk Wd L
L3 50-16€-9.0 8 “ L0
¥0-16£-9.0 : s N 10 NANS3
Bl - ¥ ) 28 9666
& | i s
W | —— . & = I ¥
/ ¥€Z WA €91 W1 o YEC T AT Ty o ok W
€ dvd 0} "dvd, VHvd o F L0LL Wd R
_ B auwd | B gee
€Lzeer | vIzeL viizeL | 3 B "
vavIo | VASIA % i | e £20'04
7 - | P —‘ mm iy 9/22-16€-920 &
7] | g | B o8 g |
a | 8 W00k 6v5€ Wd |
I o | 82-16€-9L0 |y uydy¥od %
I 28 pg0p e EEOr | ia 08 pEOp Tersewd - 5 g
5 2 80-16€-9.0 20-16€-9L0 = 90-16€-920 eWdE i
fn | PR N L
| J 0 { -1 66~
= sy o | 6z-16g-020 & 06166010
goL W (1= €91 "W / 5, | 6v5E Wd©| wall
) . % 2 6vSE N
8dvd 1| o L8 o S zuvd | | “divd
4 | . . . ey | sewes
| avou visiA vadEL vy seoeces , 802k woss | 2B e
| i + oegpozos | O°6GH O
, al-1ee-920 |3 L16E9L0
| %
| . . ‘g | 98SL Wd
ls o g # o8 0p L 8 05 0% 988t We | ™0 uva
g 007 g oeor B £1-16€-9.0 o
i LL-16€-920 e Z1-16€-920 g | wEe G 3
| | | | i B 1D | e £L6E |
W w €O W7 g e 0w000L , 61-166-9208)
- i B VI-16E-9L0
€91 W1 I col ‘W 4 oL WaBl 5851 Wd
vuvd | wee £ O weier 2 Hvd | n jg  8¥vd |Vdvddod
= . . ereLeL 1928, | Wy N
SIINTUAD EIN GO 6c A o¢ R
S
b4
m

% gr-166-920
2061 'Wd |®  L0€L ‘Wd

| ? I
ENe vavsod |19 vioo *
ST T IE| o€
SLLLLE cepose £2 g
£9-16€-9.0 8O 227206 ¢
, \8¥9-16£-920"
8651 Wd 'liep 86SL Wd
m 3 i € ¥Vd¥Od |2 ¥ ¥vd ¥Od
2 oe vmmwmm.,o o e TG s
f ov-16e- ] :
5 0ece56 | 985020
29-16€-920 % G9-16€-9L0
2651 Wd 8
2 "dvd'¥Od
v9'L29
= €9°/29
: & o ss000 | vwmrmwm& = oezrse 08 610k
¥Od Nlg 7y ge-gs0 B VHEEOL0| |71 o-166-920 g 09-16€-920g
g 2 L 509l Wd $SSL Wd ® 8
092 Wd | g-uvddod | | o wvisod | YSSh Wd |
62119 00429 N €dvd |
710 ONOM | [10 VTUIA OHONVd oﬁwﬁ& |
0866200t | e zzpe 08 285’6 |
m €v-16£920  yp-1gc-920| | 85-16c-9L0 36SIEE9L0Z
i I . @
092L 'Wd | 091 'Wd bssl Wd |
Q"dYd | v vddod| | ¢ HVd¥O0d
I [ene .unau SI'619
| oezook OB LLY'6 < oegers 0B 6800}
Borlec9L08 SYIEE0L0 | | o 600/ Bogrl6E9208
S i S YOLL Wd |© p0bL W
awd | Z G5, | |awedod o YOOH
WW m».wmw 19 YNN3IS ) 6V'819 . 12'859
8 oeLool 9B £/ OB LOY'6 0B 6£0°0}
% Lt-16E-9L0 |

V516920 366-166-9208

$OLLWd B oLl 'Wd?

g°uvd | V'¥vd¥Od | | g uvddod v dvd
_ €989 | 2985 €C'L8S W'L89
Ivever C eles [91)
b 4 N | 0B 7266 08 0004
| BESIBE-9L0 B76-16e-9208
ﬂu 90€) ‘Wd 8 -
a "dvd¥od 90E} ‘Wd
8 816°6¢ Lo o aln, O HYd |
67-16€-920 |10 09VINYS * | 05 geg
98 66'6 “
 og-leg-920 m:nfw”_m% ﬂm
= 90l Wd g .
W gavd 2 Y EE
WOLEL i YS9 & 91'¥59

vTI0r V1

¢ 1INN

L60L # AINLNS 40 40O

S|@24ed 103[QNG - m—

SIAHONVY AT TTVA SONIRAS HSINVAS

€Z # ST130UVd IOV

OLNI NOISIAIQ 40 dVIN




1202/5/6 PX
990V €28 GLL ‘Xey 20568 AN ‘ouayy

890V°€T8°SLL ‘I9L pieasjnog ajesodiod L9E}
BWIL V LV 1D3r0udd 3NO SdIHSNOILYT13H ODNIGTINE

SHIZoOaoO Aaodm
K\
i

INDI D OIVES DS NAYAS RS @SN auV/STIND)

Cl—

3 1LOMOVEHANOWYIA

QVISIA LY3S

19:VAVSOd:V:l
13319 NN

|

HAVavsod Vil

yd;Svaadld
HAVLSIN 01D

<
C
(@)
O
>
(%)
=]

7L9:0LVAHOI




990V €28'S4LL i xXed Z0S68 AN ‘ouay
890V°€28°SLL ‘191 pieasinog 9jeiodiod L9EL
SWIL V LV 1D3rOdd INO SJHIHSNOILYI3d ONIQTING

S e Fa B cal [l e—F ) ] [

e \sseL\S 9 \VO doug epesode\dog e

oF\sqof\ouay-sqof\erequoninpos

1334

aoedg uadQ -SO
[enuapisay jo abieT - Y17 |

N
(10 steds ulyw) anesay iy - ¥y | |

ue|d 19)sep sysedg jo Ajo

[EnuapISaY ueqINgns - YS |

lequopisey leiny - ¥y [ |

jeany -y | ]

ue|d J9)se Al unon aoysepp
(10S) @ouenyu Jo aieyds syieds Jo A D

siwi ssueds Jo Ao

s|eoled 19lgng D




, ‘ /41;/::
990p £Z8°SLL iXed Z0S68 AN ‘ousy o

8901°€28°S2L (191 pieAs|nog 9jeiodiod Laet

SWIL V LV 1D23r0odd INO SJdIHSNOILYI3Y ONIGTINS

SISO aoOoam
& \

“NOIK@IHD0ISVASOSFVAS A SEArSNAly 99, 16505099 IeXeNEIISHESIIN0S soeds uedo -SO
| : e ! : b [enuapisay jo obieT - Y11

| (10S seds ulupA) [eruspisay (einy - ¥y

L]

uejd J9)sey syleds jo Ao
[eUSpPISaY UBINANS - HS

lequapisay feiny - ¥y [ |

uejd J9)sejy Alunoo aoysep
(108) sousnyul jo eieyds sxeds jo o [

Tspeds 0 MOy

sjeoued J08l0ng D




990P €28°SLL ‘XxXed
890V €T8°SLL ‘191

=

Z0S68 AN ‘ousyy
pieAsinog ajesodiod LOEL
HWIL V LV 103rodd INO SJIHSNOILYIad ONIGTINS

== ez lam (e emiF— o e || oe [ 6 R

J 3 3 i //( 0 ol
-~ NI-AIYD0I8Y SOSNVASN “S@ SHANV/SINO

b ¥

o Wi

fruno)

20y spy

1D.0LYAHOD,

DV, OINA

=
m
=)
7
>
@
()
)

,, 1202 Ael
107 A103e|n3oy pue ue|d 493S

U9

uequngng Ausuaq@ wWnipajy - SAW

(10S) @2uenjyuj jo aseyds sieds jo A1 D

; e YA AT,
Juswdojenaq pauueld - d E 3
jouisig ueqin meN - dNN
Buiuoz syuedg jo Ajo
[BINY [eJaUSD) - HO

ueqgungng Ajisuag Mo - Sdn
|einy Aysua@ ubiH - ¥aH
Buiuoz fyunon aoysepn

C AR 2NN N

<

spwrsyedsjo Aoy

SN

A\

<

MAWVISIAN o3I

FI9IONOMEEE  IDWVaIINOHINY

s|eoled 109lgng
N/

i/

sai




o

—N9l=dal

&

9013V 'SOSNVASA 'S@-SNAUIV/STIND

% Tas

7,

.wo._cam_mem@\_ﬂwcﬁmm_ :9A308

ANUntuioa)is

A7

)

ARXEIN

50501202 Buo

T
uoz Aioje|n3ay pue ue|d 433

1202

sai

4.7/ i
IO syunde [o L3119
diunoy s20ysoy
{ 1 J.0LVAHO
Tmenh o
2

sai

1ID[ONOM

\/

yuswdojenaq pauueld - dd s
1ousIq uedin maN - aNN
Buiuoz syiedg jo An9o
jeiny [eJouan) - ¥O
ueqingng AysusQ wnipay - SAIN
ueqingng Ajsus@ Mo - SAT
Jeany Aysuaq@ YBIH - HAH
Buiuoz fyunon aoysemn
(10S) ®duanpu| jo a18yds SH11edS Jo AID D

spuwi syeds 4o AN g

sjeoled 109fgng D

A AN A

]

K

H
:

=4
\

IDUBEIE

sai

Wil IANOHONYVd




990P €Z8'SLL iXed 20568 AN ‘ouayy
890V°€28°SLL (191 paeAsnog ajesodiod L9EL
AWIL ¥V LV 123r0odd 3NO SJIHSNOILYI3d DNIGTINS

SHIoao= aoom

]-sn
o
G

'
leiny I
gl
ACTRE
L oL |

940D 9s PaxXIN i
suopeuBisag pue [euoiBay VAL |

(VSINL) Ba1y 201012 Smopesiy sayoniL  ~ !

(10S) ouanjuj jo aieyds syeds jo Ao~

spwr sspeds jo Aoy~ 1
s|@oJed uom.—njw D




oy e

pPXUr90§01
QROP CERGLL NEy ZOSER AN ‘oudsy - —N@N fe

BROr EI8 FARI LTS puaEasinog opescedion L9EL

BWiL ¥ AV ADORFOMS SN0 SdiHENOIAVIEBN BN e

SeSOaAD> aoom , %c«u_:uumﬁ.iﬁﬁm
euoi3ay past

®

‘NoK'q] 2019 leany
¢ yuy i, & o1 |
I S A S € .._.,
# i col gl
ETIR e &

NAOSIO 810D SN PeXIN ! L
suoneuBisaqg pue jeuoibay VdNINL

o (VSIL) B21y 20I]I8S Smopeajy saxoniL ; ~ 7!
¢ (J0S) @ousnyu jo aidyds sxyeds jo Aoy |..

spwr sspedsjo Ao,y !
s|eoled 109lgng _U

a% ANV
AU,




990V €28'SLL ‘Xed 20S68 AN ‘ousy|
890V €Z8°SLL ‘I9L pieasjnog ajeiodiod L9EL
AWIL ¥ LV LD3rOdd 3NO SdIHSNOILVI3Y ONIGTINEG

<= | a=]amianlmsl— - (sl um g

K\

NS AIHD0ISVES

s[9d.aed 123(qns

4)“% VQ\“-' ‘. rw
m>< m_|_<n_2w.~
10}02UUOD) SO}|Y SO = = = =
10}02UU0Y)) 8|68 USP|0D) s

!\5582_5 rEf 08-| 01 S)JN0Y SANBUISYY s n =

10}08UU0D DY / BpeSOd B = = ==
speoy |euoibay pasodoid
s|eoJed 19lgng I .

,4 wOJ
m G

ERNAE] m,,><,:t.\w_




PXW £05017( se /0" doag epesod e\doad epe:
990p €28°GLL ‘Xey 20$68 AN ‘ousy|
890V €28°SLL ‘I9L pieasjnog 9jeiodiod L9€EtL
BWIL V LV L1O3r0dd 3NO SJdIHSNOILYI3Y DONIGTINS

s e e [ mm iy o (e s | s || g

DR

.

adid UlelqQ WIOIS e |
odid I91BM\ sm m= |
OIINA WODBIB] w = wm

BJIM 0110913
%nu - SUIT SBD) mm

saninn Bunsix3

DESERTAVISTA

1.VAvSOd,V;l

1510V FaNONYIa

& '

TR ERENTET

Lol 3

=4 AV aVSOdiVils

1OV OIONA
19510S;3dI0AVY

()
m
r=
()
<
q
>,
o
2

]

1D.01VAY OUW

da;Ssvadalid

L]

%
*

3

Pt §

13 ONOM 1DVAlINTOHONVd




Section 4



WNEIEADWAY

May 7, 2021

Andrew D. Durling, AICP
Wood Rodgers, Inc.

1361 Corporate Boulevard
Reno, NV 89502

Traffic Impact Study for La Posada
Dear Mr. Durling,

This letter presents the findings of a Traffic Impact Study completed to assess the potential trafficimpacts
associated with the proposed zone change and master plan amendment for the La Posada project in
Washoe County, NV. This traffic impact study has been prepared to document existing traffic conditions,
quantify traffic volumes generated by the proposed zone change, identify potential impacts, document
findings, and make recommendations for future mitigations, if any significant impacts are found.

STUDY AREA & EVALUATED SCENARIOS

The project site is located north of La Posada Drive, east of Cielo Vista Drive, and west of Piedras Drive.
The zoning action could enable up to 73 single family residential units. The project location is shown on

Figure 1.
The following intersections are included in this study as these are the locations most likely to be impacted:

»  La Posada Drive/Cordoba Boulevard
b La Posada Drive/Hubble Drive
¥  La Posada Drive/La Posada Court

This study includes analysis of the weekday AM and PM peak hours for the following scenarios:

»  Existing Conditions
¥ Existing Plus Project Conditions
»  Future Year Conditions — based on 20-year horizon traffic volume forecasts
b Future Year Plus Project Conditions
ANALYSIS METHODOLOGY

Level of service (LOS) is a term commonly used by transportation practitioners to measure and describe
the operational characteristics of intersections, roadway segments, and other facilities. This term equates

Headway Transportation, LLC
5482 Longley Lane, Suite B, Reno, Nevada 89511
775.322.4300
www.HeadwayTransportation.com
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seconds of delay per vehicle at intersections to letter grades “A” through “F” with “A” representing
optimum conditions and “F” representing breakdown or over capacity flows.

Intersections

The complete methodology for intersection level of service analysis is established in the Highway Capacity
Manual (HCM) 6% Edition, published by the Transportation Research Board (TRB). Table 1 presents the
delay thresholds for each level of service grade at signalized and unsignalized intersections.

Table 1: Intersection Level of Service Definitions

Average Delay
Level of : e (seconds per vehicle)
Service Grigt Description Signalized Unsignalized
Intersections Intersections

A Free flow conditions. <10 <10

B Stable conditions with some affect from other vehicles. 10to 20 10to 15

c Stat?le conditions with significant affect from other 2010 35 15 to0 25

vehicles.

D High density traffic conditions still with stable flow. 35to 55 251t0 35

E At or near capacity flows. 55 to 80 35to 50

F Over capacity conditions. > 80 > 50

Source: Highway Capacity Manual, 6 Edition

Level of service calculations were performed for the study intersections using the Synchro 11 software
package with analysis and results reported based on HCM 6" Edition methodology.

Level of Service Policy

Washoe County

The Regional Transportation Commission’s (RTC) 2050 Regional Transportation Plan (RTP) establishes
level of service criteria for regional roadway facilities in the City of Reno, City of Sparks, and Washoe
County. The current Level of Service policy is:

“All regional roadway facilities projected to carry less than 27,000 ADT at the latest RTP horizon — LOS
D or better.”

“All regional roadway facilities projected to carry 27,000 or more ADT at the latest RTP horizon — LOS
E or better.”

“All intersections shall be designed to provide a level of service consistent with maintaining the policy
level of service of the intersecting corridors”.

La Posada Drive is a Regional Roadway classified as a Moderate Access Control (MAC) Arterial from
Pyramid Highway to Cordoba Boulevard in the 2050 RTP, and as an Arterial roadway in the Spanish Springs

s&".'________________'
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Area Plan (Washoe County, amended February 2020). The roadway is fully under City of Sparks jurisdiction
to approximately 3,700 feet east of Cordoba Boulevard (near Hubble Drive). The short segment from
roughly Cielo Vista Drive to Desert Vista Drive is within Washoe County. It is projected to carry less than
27,000 ADT at the latest RTP horizon. Since La Posada Drive is managed by the City of Sparks and a
Regional Roadway, LOS “D” was used as the threshold criteria for this analysis.

EXISTING CONDITIONS

Existing Roadway Facilities
A brief description of the key roadways in the study area is provided below.

La Posada Drive is an east-west regional arterial that connects Pyramid Highway at its west end to Piedras
Drive at its eastern terminus. La Posada Drive from Pyramid Highway to Cordoba Boulevard is classified
as a MAC Arterial in the 2050 RTP and an Arterial in the Spanish Springs Area Plan. In the immediate
project vicinity, La Posada Drive is a two-lane roadway (with one lane in each direction). The posted speed
limit in the project area is 45 mph.

Hubble Drive is generally a north-south roadway that connects La Posada Drive to Vista Boulevard. Hubble
Drive is a two-lane Collector roadway with a posted speed limit of 35 mph.

Bicycle & Pedestrian Facilities

There are existing bicycle lanes on both sides of La Posada Drive for the entire length of the roadway
except for a section of approximately 1,100 feet just west of Cordoba Boulevard. There are also sidewalks
along the south side of La Posada Drive from Piedras Drive to just west of Hubble Drive and from Cordoba
Boulevard to Rockwell Boulevard. There are sidewalks on both sides of La Posada Drive from Rockwell
Boulevard to Pyramid Highway. There is also a multi-use path along the south side of La Posada Drive from
just west of Hubble Drive to Cordoba Boulevard that connects to other trails south of La Posada Drive.

Traffic Volumes

Existing AM and PM peak hour intersection turning movement volumes were collected on Wednesday,
April 21, 2021. An evaluation of traffic volume trends in the region was conducted to determine if traffic
volumes are lower than typical conditions due to COVID-19 restrictions. Recent data shows that 2021
traffic counts appear to match or exceed pre-COVID conditions during the PM peak hour and are
approximately 10 percent lower during the AM peak hour. Therefore, the AM peak hour traffic volumes
were adjusted up by 10 percent to account for irregularities caused by COVID restrictions. Figure 2 shows
the existing (adjusted) peak hour traffic volumes at the study intersections.

Vy

Page 3 of 9



Traffic Impact Study
La Posada
May 7, 2021

Intersection Level of Service

Existing AM and PM peak hour intersection level of service analysis was performed for the study
intersections using Synchro 11 analysis software. The existing intersection lane configurations and
controls are shown on Figure 3. Table 2 shows the existing conditions level of service results and the
technical calculations are provided in Appendix A.

Table 2: Existing Intersection Level of Service

Intersection Control p i
Delay! LOS Delay* LOS

La Posada Dr/Cordoba Blvd

Overalr | AllWay Stop 113 B 14.4 B
La Posada Dr/Hubble Dr

Northbound Approach | Side Street Stop 9.9 A 10.4 B
Westbound Left 7.4 A 7.7 A

La Posada Dr/La Posada Ct
Northbound Approach | Side Street Stop 8.8 A 9.1 A
Westbound Left 7.3 A 7.4 A

Notes: 1. Delay is reported in seconds per vehicle for the overall intersection for all way stop controlled intersections, and
for the worst approach/movement for side street stop controlled intersections.
Source: Headway Transportation, 2021

As shown in the table, the study intersections currently operate within policy level of service thresholds
during the AM and PM peak hours.

PROJECT ANALYSIS

Project Description

The proposed action is a zone change and master plan amendment for approximately 73 acres north of
La Posada Drive, east of Cielo Vista Drive, and west of Piedras Drive. The requested zoning would enable
up to 73 single family residential units. The primary access to the site would likely be on La Posada Drive
opposite La Posada Court (shown on Figure 3).

Trip Generation

Trip generation rates from Trip Generation Manual, 10" Edition published by the Institute of
Transportation Engineers (ITE) were used to develop trip generation estimates for the proposed project
based on the Single Family Residential rates. Table 3 shows the Daily, AM peak hour, and PM peak hour
trip generation estimates.

Page 4 of 9
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Table 3: Trip Generation Estimates
i Trips*
ITE

Land Lise (115 Cogle} i Daily AM | AM In/Out PM PM In/Out

Single-Family Residential (210) 73 du 689 54 14 /40 72 45 /27

Total Trip 689 54 14/40 72 45 /27

Notes: du = dwelling units
1. Trips calculated based on the following rates per dwelling unit: Daily — 9.44; AM - 0.74 (25% in / 75% out); PM —0.99 (63%
in / 37% out)
Source: Headway Transportation, 2021
As shown in the table, the proposed zoning is expected to generate 689 Daily, 54 AM peak hour, and 72
PM peak hour trips. This low number of trips is below Washoe County’s typical requirement for a traffic

study (80 or more peak hour trips).
Trip Distribution

Project trips were distributed to the adjacent roadway network based on existing traffic volumes, the
locations of complimentary land uses, and anticipated travel patterns. Project trips were distributed based
on the following:

b 70% to/from the west via La Posada Drive
b 5% to/from the south via Cordoba Boulevard
b 25% to/from the south via Hubble Drive

Figure 4 shows the project trip distribution and assignment.

EXISTING PLUS PROJECT CONDITIONS

Traffic Volumes

Project trips (Figure 4) were added to the existing traffic volumes (Figure 2) to develop the Existing Plus
Project conditions traffic volumes, shown on Figure 5.

Intersection Level of Service

AM and PM peak hour intersection level of service analysis was performed for the study intersections
based on the Existing Plus Project traffic volumes, the existing peak hour factors from the counts, and the
lane configurations and controls shown on Figure 3. Table 4 shows the level of service results and the
technical calculations are provided in Appendix B.
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Table 4: Existing Plus Project Intersection Level of Service
Existing Existing Plus Project
Intersection Control AM PM AM PM
Delay' | LOS | Delay!| LOS | Delay’| LOS | Delay' | LOS
La Posada Dr/Cordoba Blvd All Way
Overall| Stop 11.3 B 144 B 11.9 B 16.1 C
La Posada Dr/Hubble Dr Side
Northbound Approach| Street 9.9 A 10.4 B 10.5 B 11.1 B
Westbound Left| Stop 7.4 A 7.7 A 7.5 A 7.8 A
La Posada Dr/La Posada Ct
Northbound Approach| Side 8.8 A 9.1 A 9.4 A 10.3 B
Southbound Approach| Street NA 8.7 A 8.6 A
Westbound Left| Stop | 73 | A | 74 | A 7.3 A 7.4 A
Eastbound Left NA 7.3 A 7.4 A

Notes: 1. Delay is reported in seconds per vehicle for the overall intersection for all way stop controlled intersections, and for
the worst approach/movement for side street stop controlled intersections.
Source: Headway Transportation, 2021
As shown in the table, the study intersections are expected to operate at LOS C or better with project
traffic.

FUTURE YEAR CONDITIONS
The Future Year analysis estimates operating conditions for the 20 year horizon.
Planned Roadway Improvements

The RTC’s 2050 RTP outlines programmed roadway projects of regional significance. The project list is split
into three time periods: 2021 — 2025 (first five years of the plan), 2026 — 2030 (second five years of the
plan), and 2031 — 2050 (remaining years of the plan). The following roadway improvement is listed within
the project vicinity:

RTP Complete Street Project Listing (2031-2050)

A

b TRI Center Northern Connection (Private Funding Required) — La Posada Drive to TRI Center

The timing, funding source, and roadway alignment for this potential project are unknown at this time.
Realistically, the extension of La Posada Drive to TRI Center is not anticipated in the next 20 years. It should
be noted that the extension is not in the regional travel demand model in the 20 year horizon (2040). For
these reasons the Future Year conditions analysis does not include this roadway extension.

Traffic Volume Forecasts

Future Year (20 year horizon) background traffic volumes were developed based on projected growth in
the area unrelated to this project. Traffic volume projections from the RTC's regional travel demand model

gﬂl
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estimate growth in the immediate project area of approximately 0.5 percent per year. Background traffic
volumes were developed by applying the annual growth rate to the existing traffic volumes for 20 years.
Figure 6 shows the Future Year (No Project) traffic volumes at the study intersections.

Intersection Level of Service

Future Year conditions intersection level of service analysis was performed for the study intersections
based on the traffic volume forecasts shown on Figure 6 and the existing lane configurations and controls
(shown on Figure 3). Table 5 shows the AM and PM peak hour level of service results. The technical
calculations are provided in Attachment C.

Table 5: Future Year Intersection Level of Service

Intersection Control A e
Delay* LOS Delay! LOS

La Posada Dr/Cordoba Blvd

Overall | AllWay Stop 123 B 17.4 c
La Posada Dr/Hubble Dr

Northbound Approach | Side Street Stop 10.1 B 10.7 B
Westbound Left 7.4 A 7.8 A

La Posada Dr/La Posada Ct
Northbound Approach | Side Street Stop 8.9 A 9.2 A
Westbound Left 7.3 A 7.4 A

Notes: 1. Delay is reported in seconds per vehicle for the overall intersection for all way stop controlled intersections, and
for the worst approach/movement for side street stop controlled intersections.
Source: Headway Transportation, 2021

As shown in the table, the study intersections are expected to operate within policy level of service

thresholds during the AM and PM peak hours.

FUTURE YEAR PLUS PROJECT CONDITIONS

Traffic Volumes

Project trips (Figure 4) were added to the Future Year background traffic volumes (Figure 6) to develop
Future Year Plus Project conditions traffic volumes, shown on Figure 7.

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 traffic volumes, the existing lane configurations, and existing peak
hour factors. Table 6 shows the level of service results and the technical calculations are provided in
Attachment D.

P\
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Table 6: Future Year Plus Project Intersection Level of Service

Future Year Future Year Plus Project
Intersection Control AM PM AM PM
Delay! | LOS | Delay'| LOS | Delay’ | LOS | Delay' | LOS
La Posada Dr/Cordoba Blvd All Way
Overall| Stop 12.3 B 17.4 C 13.0 B 20.3 &
La Posada Dr/Hubble Dr Side
Northbound Approach| Street 10.1 B 10.7 B 10.7 B 11.4 B
Westbound Left| Stop 7.4 A 7.8 A 7.5 A 7.9 A
La Posada Dr/La Posada Ct
Northbound Approach| Side 8.9 A 9.2 A 9.5 A 10.4 B
Southbound Approach| Street NA 8.7 A 8.6 A
Westbound Left| Stop | 73 | A [ 74 [ A 7.3 A 7.4 A
Eastbound Left NA 7.3 A 7.4 A

Notes: 1. Delay is reported in seconds per vehicle for the overall intersection for signalized and all way stop controlled
intersections, and for the worst approach/movement for side street stop controlled intersections.
Source: Headway Transportation, 2021

As shown in the table, the study intersections are expected to operate at LOS C or better with project

traffic.

i

e e
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CONCLUSIONS & RECOMMENDATIONS

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

Sincerely,

Headway Transportation, LLC

The subject site has direct access to an arterial roadway.

The zone change would allow up to 73 single family residential units and is anticipated to
generate approximately 689 Daily, 54 AM peak hour, and 72 PM peak hour trips.

Under Existing and Existing Plus Project conditions, the study intersections are expected to
operate within policy level of service thresholds (at LOS “C” or better).

Under Future Year and Future Year Plus Project conditions, the study intersections are
expected to continue to operate within policy level of service thresholds (at LOS “C” or better).
Rezoning for 73 one acre lots is not anticipated to have any significant impact on the roadway
network. Any future project would be required to pay standard Regional Road Impact Fees
(RRIF) to address minor impacts on the roadway network.

Loren E. Chilson, PE 6

Principal

Attachments:

Figures 1-7

A — Existing LOS Calculations

B — Existing Plus Project LOS Calculations

C - Future Year LOS Calculations

D - Future Year Plus Project LOS Calculations

iy
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Attachment A
Existing LOS Calculations
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HCM 6th AWSC Existing Conditions
1: La Posada Dr & Cordoba Blvd AM Peak Hour

Intersection Delay, s/veh 11.3
Intersection LOS B

Lane Configurations b T & iy &

Traffic Vol, veh/h it 100 78 2 221 4 213 7 2 1 9 45
Future Vol, veh/h 7 100 73 2 221 4 213 7 2 1 9 45
Peak Hour Factor g8 086 086 066 086 086 086 D35 086 086 0806 0B
Heavy Vehicles, % 3 3 3 3 3 3 3 3 3 3 3 3
Mvmt Flow 8 116 85 2 257 5 248 8 2 1 10 52
Number of Lanes 1 1 0 0 1 0 0 1 0 0 1 0
Opposing Approach WB EB SB NB

Opposing Lanes 1 2 1 1

Conflicting Approach Left SB NB EB WB

Conflicting Lanes Left 1 1 2 1

Conflicting Approach Right NB SB WB EB

Conflicting Lanes Right 1 1 1 2

HCM Control Delay 10.6 1.7 12.1 8.8

HCM LOS B B B A

Vol Left, % 9% 100% 0% 1% 2%

Vol Thru, % 3% 0%  88% 91%  16%
Vol Right, % 1% 0%  42% 2%  82%
Sign Control Stop Stop Stop Stop  Stop
Traffic Vol by Lane 222 7 173 227 55
LT Vol 213 7 0 2 1
Through Vol 7 0 100 221 9
RT Vol 2 0 73 4 45
Lane Flow Rate 258 8 201 264 64
Geometry Grp 2 il 7i 15 2
Degree of Util (X) 0.396 0.014 0.308 0.388 0.093
Departure Headway (Hd) 5516 6316 55611 5206 5208
Convergence, Y/N Yes Yes Yes Yes Yes
Cap 653 567 652 681 688
Service Time 3545 4.047 3242 3325 3.246
HCM Lane V/C Ratio 0.395 0.014 0308 0.388 0.093
HCM Control Delay 12.1 9.1 10.7 117 8.8
HCM Lane LOS B A B B A
HCM 95th-tile Q 1.9 0 1.3 1.8 0.3

Toll Brothers La Posada



HCM 6th TWSC Existing Conditions
2: Hubble Dr & La Posada Dr AM Peak Hour

Int Delay, s/veh 4.6

Lane Configurations B g %

Traffic Vol, veh/h 20 5 2 b4 122 0
Future Vol, veh/h 20 69 2 54 122 0
Conflicting Peds, #/hr ooh w880
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor g @ . B 8 9
Heavy Vehicles, % 3 3 3 3 3 3
Mvmt Flow 22 75 2, 59 183 0

Conflicting Flow Al 0 0 97 0 123 61
Stage 1 - - - - 60 -
Stage 2 - - - - 63 -

Critical Hdwy - - 413 - 643 6.23

Critical Hdwy Stg 1 - - - - 543 -

Critical Hdwy Stg 2 - - - - 543 -

Follow-up Hdwy - - 2227 - 3527 3.327

Pot Cap-1 Maneuver - - 1490 - 870 1001
Stage 1 - - - - 960 -
Stage 2 - - - = 967 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - 1490 - 869 1000

Mov Cap-2 Maneuver - - - - 869 -
Stage 1 - - - - 960 -
Stage 2 - - - - 956 -

HCM Control Delay, s 0 0.3 9.9

HCM LOS A

Capacity (veh/h) 869 . - 1490 . V
HCM Lane V/C Ratio 0.153 . - 0.001 -

HCM Control Delay (s) 9.9 - - 74 0

HCM Lane LOS A - - A A

HCM 95th %tile Q(veh) 0.5 - - 0 -

Toll Brothers La Posada



HCM 6th TWSC Existing Conditions
3: La Posada Ct & La Posada Dr AM Peak Hour

Int Delay, s/veh 0.4
Lane Configurations B g %

* Traffic Vol, veh/h 17 1 1 40 2 0
Future Vol, veh/h 17 1 1 40 2 0
Conflicting Peds, #/hr B0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 8@ 9 9 B 92 @
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 18 1 1. 48 2 0
Conflicting Flow All 0 0 19 0 64 19

Stage 1 - - - - 19 -
Stage 2 - - - - 45 -
Critical Hdwy - - 412 - 642 622
Critical Hdwy Stg 1 - - - - 542 -
Critical Hdwy Stg 2 - - - - 542 -
Follow-up Hdwy - - 2218 - 3518 3.318
Pot Cap-1 Maneuver - - 1597 - 942 1059
Stage 1 - - - 1004 -
Stage 2 - - - - 9 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 1597 - 941 1059
Mov Cap-2 Maneuver - - - - M -
Stage 1 - - - - 1004 -
Stage 2 - - - - 976 -
HCM Control Delay, s 0 0.2 8.8
HCM LOS A
Capacity (veh/h) oM - - 1597 . ‘ : ‘ ‘
HCM Lane V/C Ratio 0.002 - - 0.001 -
HCM Control Delay (s) 8.8 - = 78 0
HCM Lane LOS A - - A A
HCM 95th %tile Q(veh) 0 - - 0 -

Toll Brothers La Posada



HCM 6th AWSC Existing Conditions
1: La Posada Dr & Cordoba Blvd PM Peak Hour

Intersection Delay, s/veh 14.4
Intersection LOS B

Lane Configurations ] % T 49 B & | &

Traffic Vol, veh/h 24 2568 197 7 170 4 141 21 8 I 25 33
Future Vol, veh/h 24 255 197 7 170 4 141 21 8 7 25 33
Peak Hour Factor fer 09 @69¢ 691 G697 092 09 09% 09 0% Q09 W
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Myvmt Flow 25 263 203 7 175 4 145 22 8 T 26 34
Number of Lanes 1 1 0 0 1 0 0 1 0 0 1 0
Opposing Approach WB EB SB NB
Opposing Lanes 1 2 1 1
Conflicting Approach Left SB NB EB WB
Conflicting Lanes Left 1 1 2 1
Conflicting Approach Right NB SB WB EB
Conflicting Lanes Right 1 1 1 2
HCM Control Delay 175 10.7 11.4 9.5
HCM LOS c B B A

Vol Left, % 83% 100% 0% 4% 1%

Vol Thru, % 12% 0% 56% 94% 38%
Vol Right, % 5% 0%  44% 2%  51%
Sign Control Stop Stop Stop Stop  Stop
Traffic Vol by Lane 170 24 452 181 65
LT Vol 141 24 0 T 7
Through Vol 21 0 255 170 25
RT Vol 8 0 197 4 33
Lane Flow Rate 175 25 466 187 67
Geometry Grp 2 T 7 5 2
Degree of Util (X) 0289 0.041 0.673 0283 0.107
Departure Headway (Hd) 5941 601 5197 5461 5771
Convergence, Y/N Yes Yes Yes Yes Yes
Cap 605 597 694 659 620
Service Time 3981 3735 2921 349% 3.818
HCM Lane V/C Ratio 0289 0042 0671 0284 0.108
HCM Control Delay 11.4 9 18 107 9.5
HCM Lane LOS B A C B A
HCM 95th-tile Q 1.2 0.1 5.2 1.2 0.4

Toll Brothers La Posada



HCM 6th TWSC Existing Conditions
2: Hubble Dr & La Posada Dr PM Peak Hour

Int Delay, s/veh 2.8

Lane Configurations T g4 %

Traffic Vol, veh/h 93 180 2 4 B 2
Future Vol, veh/h 93 130 2 41 9% 2
Conflicting Peds, #/hr 0 3 3 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length = - - - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 94 94 94 94 94 %A
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 99 138 2 44 102 2

Conflicting Flow All 0 0 240 0 219 171
Stage 1 - - - ST -
Stage 2 - - - - 48 -

Critical Hdwy - - 412 - 642 622

Critical Hdwy Stg 1 - - - - 542 -

Critical Hdwy Stg 2 - - - - 542 -

Follow-up Hdwy - - 2218 - 3.518 3.318

Pot Cap-1 Maneuver - - 1327 - 769 873
Stage 1 - - - - 859 -
Stage 2 - - - - 974 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - 1323 - 7685 8H

Mov Cap-2 Maneuver - - - - 765 -
Stage 1 - - - - 856 -
Stage 2 i - - - 972 -

SRR e e B R R

HCM Control Delay, s 0 04 104

HCM LOS B

Capacity (veh/h) 767 - = 1828 -

HCM Lane V/C Ratio 0.136 - - 0.002 -

HCM Control Delay (s) 104 - =0T 0

HCM Lane LOS B - - A A

HCM 95th %tile Q(veh) 0.5 - - 0 -

Toll Brothers La Posada



HCM 6th TWSC Existing Conditions
3: La Posada Ct & La Posada Dr PM Peak Hour

Int Delay, s/veh 0.1
Lane Configurations s Jd %
Traffic Vol, veh/h 78 3 1 28 1 0
Future Vol, veh/h 75 3 1 35 1 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 9. 99 99 09 99 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 82 3 1. 38 1 0
Conflicting Flow All 0 0 85 0 124 84
Stage 1 - - - - 84 -
Stage 2 - - - - 40 -
Critical Hdwy - - 412 - 642 622
Critical Hdwy Stg 1 - - - - 542 -
Critical Hdwy Stg 2 - - - - 542 -
Follow-up Hdwy - - 2218 - 3518 3.318
Pot Cap-1 Maneuver - - 1512 =811 975
Stage 1 - - - - 939 -
Stage 2 - - - - 982 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - = 1612 = 870 975
Mov Cap-2 Maneuver - - - - 870 -
Stage 1 - - - - 939 -
Stage 2 - - - - 981 -
HCM Control Delay, s 0 0.2 9.1
HCM LOS A

Capacity (veh/h) 870 - - 1512 -
HCM Lane V/C Ratio 0.001 - - 0.001 -
HCM Control Delay (s) g4 - - 74 0
HCM Lane LOS A - - A A
HCM 95th %tile Q(veh) 0 - - 0 -

Toll Brothers La Posada
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HCM 6th AWSC Existing Plus Project Conditions
1: La Posada Dr & Cordoba Blvd AM Peak Hour

Intersection Delay, s/veh 11.9

Intersection LOS B

Lane Configurations % Ts &» & &

Traffic Vol, veh/h 7 110 73 4 249 4 213 it 3 1 9 45

Future Vol, veh/h 7 110 73 4 249 4 213 7 3 1 9 45

Peak Hour Factor Gab 686 085 08 086 08B 086 086 086 0BG 0BE GG6

Heavy Vehicles, % 3 3 3 3 3 3 3 3 3 3 3 3

Mvmt Flow 8 128 85 5 290 5 248 8 3 | 10 52
1 0 0 1 0 0 1

Number of Lanes

Opposing Approach WB EB ’ SB | NB

Opposing Lanes 1 2 1 1
Conflicting Approach Left SB NB EB WB
Conflicting Lanes Left 1 1 2 1
Conflicting Approach Right NB SB WB EB
Conflicting Lanes Right 1 i 1 2
HCM Control Delay 1 12.6 12.5 9
HCM LOS B B B A

Vol Left % o T o06%  100% 0% 2% 2%

Vol Thru, % 3% 0% - 60% S7% 16%
Vol Right, % 1% 0%  40% 2%  82%
Sign Control Stop Stop Stop Stop  Stop
Traffic Vol by Lane 223 7 183 257 55
LT Vol 213 7 0 4 1
Through Vol 7 0 110 249 9
RT Vol 3 0 i 4 45
Lane Flow Rate 259 8 213 299 64
Geometry Grp 2 1 7 B 2
Degree of Util (X) 0407 0.014 0331 0444 0.095
Departure Headway (Hd) 5648 6392 5602 5346 5.371
Convergence, YN Yes Yes Yes Yes Yes
Cap 638 560 643 672 665
Service Time 3684 4127 3337 3379 3419
HCM Lane V/C Ratio 0406 0014 0331 0445 0.096
HCM Control Delay 12.5 92 111 12.6 9
HCM Lane LOS B A B B A
HCM 95th-tile Q 2 0 14 23 0.3

Toll Brothers La Posada



HCM 6th TWSC Existing Plus Project Conditions
2: Hubble Dr & La Posada Dr AM Peak Hour

Int Delay, s/veh 4.4

Lane Configurations T qd %

Traffic Vol, veh/h 31 68912 8L 1P) 3
Future Vol, veh/h 31 69 12 84 122 3
Conflicting Peds, #/hr 0 0 0 0 0 1
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length ~ - - - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor P 9 R 9 8 B
Heavy Vehicles, % 3 3 3 3 3 3
Mvmt Flow 8 75 18 88 3

Conflicting Flow All 0 0 109 0 189 73
Stage 1 - - - S -
Stage 2 - - - - 17 -

Critical Hdwy - - 413 - 643 6.23

Critical Hdwy Stg 1 - - - - 543 -

Critical Hdwy Stg 2 - - - - 543 -

Follow-up Hdwy - - 2227 - 3.527 3.327

Pot Cap-1 Maneuver - - 1475 - 798 986
Stage 1 - - - - 948 -
Stage 2 - - - - 906 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - 1475 - 791 985

Mov Cap-2 Maneuver - - - - TN -
Stage 1 - - - - 948 -
Stage 2 - - - - 898 -

HCM Control Delay, s 0 0.9 10.5
HCM LOS B

Capacity (veh/h) 795 - - 1475 -
HCM Lane V/C Ratio 0.171 - - 0.009 -
HCM Control Delay (s) 10.5 - 2 b 0
HCM Lane LOS B - - A A
HCM 95th %tile Q(veh) 0.6 - - 0 -

Toll Brothers La Posada



HCM 6th TWSC Existing Plus Project Conditions
3: La Posada Ct & La Posada Dr AM Peak Hour

Int Delay, s/veh 4.2

Lane Configurations s s & &

Traffic Vol, veh/h 4. A7 1 140 0 2 0 0 0 0 40
Future Vol, veh/h 14 17 1 1 40 0 2 0 0 0 0 40
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor gge oy o8 Wl o @ 00 9 w2 oW @
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 18 18 1 148 0 2 0 008 0 43

116 94 19 94 94 43

Conflicting Flow All . 43 0 0 19 0

0
Stage 1 - - - - - = 49 48 - .46 45 -
Stage 2 - - - - - - 67 45 - 49 49 -
Critical Hdwy 412 - - 412 - 712 652 620 712 652 622
Critical Hdwy Stg 1 - - - - - - 612 552 - 612 552 -
Critical Hdwy Stg 2 - - - - - = 612 5952 + 612 552 -
Follow-up Hdwy 2.218 - - 2218 - - 3518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1566 - - 1597 - - 861 795 1059 889 796 1027
Stage 1 - - - - - - 964 854 - 969 857 -
Stage 2 - - - - - - 943 857 - 94 854 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1566 - ~ 1587 - - 818 787 1059 882 787 1027
Mov Cap-2 Maneuver - - - - - - 818 787 - 882 787 -
Stage 1 - - - - - - 954 845 - 959 856 -
Stage 2 - - - - - - 902 856 - 954 845 -
HCM Control Delay, s 3.2 0.2 94 8.7
HCM LOS A A

Capacity (ve/h) ST T

HCM Lane V/C Ratio 0.003 0.01 - - 0.001 - - 0.042
HCM Control Delay (s) 94 73 0 =03 0 - 87
HCM Lane LOS A A A - A A - A
HCM 95th %tile Q(veh) 0 0 - - 0 - = 04

Toll Brothers La Posada



HCM 6th AWSC Existing Plus Project Conditions
1: La Posada Dr & Cordoba Bivd PM Peak Hour

Intersection Delay, s/veh 16.1
Intersection LOS C

Lane Cnﬂgurations % B s ' & & 7

Traffic Vol, veh/h 24 287 197 8 189 4 141 21 10 Tt 25 33

Future Vol, veh/h 24 287 197 8 189 4 141 21 10 7 25 33

Peak Hour Factor por o9y gar. b8y (% Qe dor 09 09y 09F B0 O

Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2

Mvmt Flow 25 296 203 8 195 4 145 22 10 7 26 34
0 0 0

Number of Lanes 1 1 0 0 1 0 1 0

Opposing Approach WB | EB SB NB<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>