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October 14, 1988

M.A.P. Enterprises

3680 Grant Drive, Suite C—l-A
Reno, Nevada 89509 :
ATIN: Tim McDonald, Partmer

RE: Special "'se Permit Case No. SP-19-87-1
(Thg Vistas 1A & 1B)

Gentlemen:

This is to inform you that at the regular meeting of the Sparks City Councz.l

- held October 10, 1988, the Council conducted the public hearing on your:

;I"I

Special Use Permit appllcatmn for an overall plamned unit development for a
364 lot subdivision on approximately 129.9 acres in the R1-15/PUD zone '
situated northeast of Satellite Hills, Sparks Nevada, having slopes in excess

of 107 over 257 or more of the site.

After careful consideration of all the facts presented, the Council approved
your application subject to the attached list of eighteen (18) conditions.

Please be advised that you may not conduct or establish the use for which this

application was approved until you have been issued your Special Use Permit.

Please contact the Zoning Inspector at 356-2384 to make arranganmts to have
your Special Use Permit issued.

1f you have any questions or require further information, please contact
Planning Director Greg Evangelatos at 356-2340.

Very truly yours,
‘\—’. ‘/; """" /'\ . '”;":~ i
/ ) .

Jane L. Stewart

City Clerk and
Clerk of the City Council
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Enc: (1)

ce: Plarning/w/list (for distriburicn)
IJ.CG'XSJ'@/N/].;.S;

Building Inspector/w/list
Fire Chief/w/list
File
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RECOMMENDATION

The Planning Department is recommending approval of an overall.
planned unit development for a 129.09 acre portion inclusive of two
subdivisions in an existing Rl1-15 PUD (single-family residential
with planned unit development overlay) having slopes in excess ot
10% over 25% of the site:

l.» That the development be carried out largely in conformance
- with the developer provided in the Master Plan and Community
Design Standards Handbook as submitted in the appllca.xon as
well as the conceptual "village" plan submitted in the
application. , -

2. That the applicant conform to the recommendations relative to
this development as submitted by the District Health
Department. . : Co

3. That the applicant conform to the recomnendations relative to

~this development as submltted by the Airport. Authorlty of
Washoe County. -

4. That all the roof treatments of all buildings or structures

found in this project be of tile or concrete slate for flre;
protection purposes.

5. That  the applicant conform to the recommendations of the
Regional Transportation Commission relative to modifications
to access to the commercial corner located at the southeastern
corner of Spanish Springs Road and the project entrance way

- to the satisfaction of the Public Works Director.




10.

That each village or subdivision within a village ~c¢ reviewed
via the standard tentative map process and also wiih rerferenco
to the Master Plan/Community Standards Handbook submitted with
the original application. Normal Park Construction Tax feces
will be assessed on each building permit.

That the applicant pave two standard roadway lanes from the

" edge of the existing pavement on Vista Boulevard just north

of Disc Drive to the project edge to the satisfaction of the
Public Works Director prior to the issuance of a building

- permit on any structure in the development.

That the applicant secure and dedicate to the city two
additional lanes of right-of-way for Vista Boulevard along an
alignment acceptable to the Public Works Director prior to the
issuance of a building permit.

That the applicant dedicate the site indicated as a fire
station (1. S’acres) to the city prior to the issuance of a
building permit and that this dedication occur in a- manner

.. acceptable.to the Public Works Director.

That the applicant dedicate the elementary school site listed
as 5 acres to the city prior to the issuance of a building
perrit in the area depicted in the master site development
plan and that the dedication occur in a manner acceptable to
the -Public Works Director.

‘That the applicant dedicate the 4 acre parcel listed as a

public facility site adjoining the elementary school to the
city. This parcel is intended to be a joint use facility
between the elementary school and the city. That this
dedication occur prior to the issuance of any building permit
for any structure on the property in a manner acceptable to
the Public Works Director. _

The follow1ng conditions relate to the project on a threshold
basis. That is, ‘as houses are finished at a certain numerical
thresheold improvements are made.

12.* ‘That at the construction of 800 homes, that a fire station be

13.

‘constructed in a manner approved by the City of Sparks Fire
- Department on the aforementioned site. The station will
- consist of two bays and be approximately 5,000 square feet

(estimated construction cost $500,000).

That at the construction of those 800 homes, a pumper be
purchased by the developer but selected and approved by the
city and dedicated to the city (estimated purchase price
$150,000). (Combined cost of Items 12 and 13 will not exceed
$750,000). '
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14.

16.*

17.

18.

*

That at the construction of 600 homes, the develcoer either
install a private recreational facility or build and dedicate
to the city a community center facility on the Zesignated 2.
a-re site. that the plans and specifications of the community:
center be approved by the City Councill. (Estimate 3$200,000)

That at the construction of 1000 homes, the applicant
contribute a "fair share" of the funds needed to widen Spanish
Springs Road an additional two lanes from the current edge of
pavenent to the project site entrance. That the "fair share"
amount will be calculated by the Public Works Director and
charged back to the project based on a "proportional benefit".
(Not to exceed $200,000).

That the applicant agrees to at 1,400 homes to contribute an
amount of money to be determined to construct a multi-purpose
field on an existing parcel of city-owned property following
plans ‘and specifications developed by <the city. (Estimate
$100,000). The -combined total for ltems 14 and 16, if public,
will not exceed $312,800.

That each village, subdivision, or amenity is proposed for
construction that the specific components be reviewed by the
Director of Public Works and the Planning Director to insure
compliance with the original concept prior to the issuance of
any building permits, tentative maps, parcel maps, etc.

That the landscaped scenic corridor and jogging path that
traverses the nmiddle of the property be submitted in final
form in a detailed manner prior to the issuance of a building
permit and that the rate of installation nirror the schedule

found on page 29-30 in the Master Plan and Community Design
tandards Handbook.

The not to exceed dollar figures will be adjusted in

accordance with the Consumer Price Index at the time of
construction or dedication.
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Vista Hollow 205 Homes
Wes_tview : 155_ Homes
Spring Vista 100 Homes

Canyon Vista North' 160 Homes
Canyon Vista South 50 Homes

Point Vista 140 Homes
Southview 135 Homes
Vista Village West 64 Homes
Park Vista : 105 Homes
City Vista ) 72 Homes
Vistaridge ) 235 Homes

Vista Village East 64 Homes

Vista Village South 64 Homes

Vista Glen 65 Homes
Total . 1,614 Homes

MASTER PLAN

School SAcres -
Park 9 Acres [—“‘
Community Center 2 Acres n
Convenience Commercial 3 Acres oa
Fire Station 1.5 Acres -~ o
RV Storage ancres | Ll Lo
£
§

ILLUSTRATIVE PLAN
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The Vistas

Master Plan and Community Design Standards |

prepared for: MAP Enterprises
prepared by:
Codega & Fricke, inc.

‘engineers + planners
3690 Grant DrivesSuite J Reno, Nevada 39509, (702)827 8838

Chum. Fittinghoff & Associates, Inc.
Plaaners, Engineers & Sarveyors

Foothlll Desngn Group |
* Architecture, Landscape Architecture, mannmg'
Environmental Analysis |

May 1987
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1.

INTRODUCTION

“The purpose of this document is to describe the master plan for The Vistas -

~ and to specify the communily design standards that will gulde the dmlop

ment of the project.

Project Location

The 660 + acre sits is located {0 the northeast of the present terminus of
Vista Boulevard. Spanish Springs Road, or the extension of Vista Boulevard,
runs to the north and to the east into the subject property, forming the “front
door” into The Vistas. ‘The project's location Is depicted in Figure 1.

_The Master Develdper

'MAP Entsrprisss owns the property and is the master deveioper of The Vis-
fas. Diversified Development and Construction, a Nevada limiled partnership,
and Pace-Tek, Inc., a Nevada corporation, are doing business az MAP
Enterprises. Diversified Deveiopment and Construction buiids homes
throughout the Truckes Meadows, including two projects that are curtently un-

‘detway In the Clly of Sparks. Pace-TeKk, Inc. ls best known for their Satellite

Hills pro]act In the Clty of Sparks.

As the master developer of The Vistas, MAP Enterprizes wiil be responible
for providing the major infrastructure to the site, implementing the common
area improvements, and reviewing/moniioring development to ensure the com-
munity design standards are met. '

|




pAlg ...E.cuoi

1. Location Map



The Vistas Master Plan & Community Design Standards

The Planning/Design Team

Sensitive and sensible planning dictates that the master plan must respect the
naural characteristics of the property and nurture the many opportunities of
the site to effect a desirable, marketable and efficient end resuit. The unique
features of The Vistas site, combined with careful and innovative planning and

* Impiementation, will make the project a unique addition to the Cly of Sparks.
To this end, a well-balanced planning and design team was assembied to
provide a comprohemlva and realistic master plan.

Taam members are as follows:

Codega & Fricke, inc.; engineers + planners - developed the master
plan concept and oversaw the preparation of the communily design standards.

Churn, Fittinghoff & Associates, inc.; Planners, Engineers & Sur-
veyors - evaluated the general infrastructure needs, provided land surveying
sefvices, and afforded general civil engineering and pianning input.

Foothill Design Group; Architecture, Landscaps Architecture, Plan-
aing & Environmental Analysis - developed landscape concepts and plans,
prepared architectural character standards and pians, and developed com-
munity design elements for things such as graphics, lighting and fencing.

Barton Aschman A-ssociatoc, inc.; Traffic Engineers & Transportation
Ptanners - prepared traffic impact analyses and developed mitigation _
measures for the project and ths larger Spanish Springs Annexation Area.

Gil Paiterson, Alr Quallly - evaluated the air qualily effects assoclaled with
the project.

Pezonslia & Associates, Geotechnical Engineers - conducted prelimi-
nary solis investigatory work.
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Project Goals & Policies

This section presents the policy framework which is the foundation of The Vis-
tas Master Plan and that will guide Its implementation. The goals and policies
state the master developer's positions on the development of The Vistas and
define how the project will maintain and enhance the gensral public’s welfare.

The goals and'pol_lcles are presented under five headings: Housing, Environ-
mental Protection and Enhancement, Resource Management, Community
Design, and Growth Management.

Housing
Housing must be property related to those who will live there and to com-
munity faciiities and services. Housing must aiso be provided that meets

~ projected demands. These statements of community concern are echoed by
The Vlshc’ deveiopers and reflected in the policies which follow

Goal - To efficiently meet the projected housing needs of the communlly lhat
are appropriate to the physical characteristics of the site and Iho «
sociosconomic demands of the marketpiacs.

Policy 1 - To pi’eru a mix of housing densities, types, sizes, p'rlcis, and set-
tings that reflect expected demands and The Vistas’ abiiity to meet those
demands. .

Policy 2 - To orient the housing to complement the sits’s natural 'amtlvronmem
_ 8o that maximum “livablilty’ will be achieved for those who will reside there.

Policy 3 - To develop the housing In a cohesive serles of distinctive, well
planned neighborhoods, each with its own identity that respects the various
physical seftings of the site.

Pollcy4 - To bulld snergy-efficient housing through the use of energy saving -
measures that are cost-effective and do not severely limit marketability and life-

styles.
Policy § - To require that all buliding materiais reflect the general architec-
tural character programmed for the project.
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Environmental Protection & Enhancement

A variely of interesting and aftractive environmental seftings are present on
the properly. Development of the property should not be limited by thess fac-
tors, but shouid instead strike a sensitive balance betwsen man and nature.
The issue is not density per se, but where and how the density occurs.

Goal - To achievs a reasonabie balance between the preservation and enhan-
cement of sensitive siopes on the sits and the function of a properly planncd

nddonﬁal community.

Pollcy 1 To pmelve and enhance the sensitive hilisides and lhe natural

drainage features found in The Vlcm

Pollcy 2 - To focus, or cluster, bullding and parking in certain areas |
designed to minimize environmental effects and fo ensure that sensitive areas
of The Vistas are left in a natural state.

Policy 3 - To require that all site planning, architectural detljn and matsﬂds

selection respect the various natural characteristics of the site.

Policy 4 - To ensure this goal Is achieved, all development must mest the
meticulous requirements of The Vistas Protective Covenants and Restrictions
and the architectural control commiittee, in addition to the standards of the City

of Sparks.

Resource Management

The prudent uss of natural resources is a key master plan criterion. The
scope of The Vistas and the commitment of iis developers affords the oppor-
tunily to manage resources on a meaningful scale. Resourcss given partlcular
consideration inciude energy, water and open spacse. _

Goal - To develop a communily that uses and manages resources efficiently
and mcﬂvoly

Pollcy 1 - To achieve an optimal level of resource efficiency, giving due con- o

sideration to design, marketabilily, livability and aesthetic implications.
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Policy 2 - To bulld a community that highlights energy management where
. features are cost-effective, not speculative, so that The Vistas will serve as a
model. _

Policy 3 - To minimize landscape water requirements by limiting yard sizes,
and thus the amount of irrigated yard areas, encouraging the use of water con-
serving irrigation tachnlquas and drought tolerant planting, and by presoMng
or anhancing significant areas of natural fandscape.

Policy 4 - To retain large amounts of namral open space that require minimal
maintenance and yield significant natural beauty to the community. '

Communityk Design

Sensitive and sensible community design is crucial to the successful im-
plementation of the Master Plan. The expected outcomes of the proposed
development hinge on both the "ground rules* set forth in this plan and the
refinements that will oceur as specific features of the project are designed and
bullt. Policies, standards and criteria must ensure that the end product is a
cohesive, well designed community, and at the same ime retain a certain
amount of flexibiiity to effect the best resuits.

Goal - To build a well-designed, unique and efficient community.

" Policy 1 - To provide a varisly of bullding types and iot sizes in a cohesive
- manner which is complementary and compatibie with the sile and its surround-
- Ings. ' - R

Policy ‘2 - To deveiop a system of neighborhoods, atreeucapes,"uses and
open space that is logical and that capitalizes on the ,s‘igmﬂcance of the site.

- Policy 3 - To landscape the project in a mannet mat fits the uses of the :
master pian and that biends in with the natural envlronment mat Is to be
pmemd or enhanced.

\

_ Policy 4 - To develop community support facllities; such as the convenience
- center, school, and park; where necessary or desirable that architecturally and
functionally compiement the residential areas and open spaces. e
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Policy 5 - To develop a coordinated and sitetheme sansltlva system of sig-
nage, lighting and fencing. S

Policy 6 - To develop a comprehensive, efficient and safe transportation net-
work, that will include appropriately deslgned streets and bicycle and
pedestrian paths.

Policy 7 - To develop a utility system that provides efficient scMco and lhax
respects the charactar of the planned development

Policy 8 - To require that energy and water managomem be key design
erltoﬂa as the master plan is implemented. ,

Pollcy 9- To ensure compllance with the community design criteria through

a comprehensive set of Protective Covenants and Restrictions and a batancod
review commiitee.

Growth Management ’

Public soMcat and facliities are the lifelines necessary to tl.lppcﬂ The Vistas.

Becauss The Vistas is a sizable project planned 1o be bullt over several years,

all of the specifics related to the design and timing of public services and
faciiities cannot be precisely specified at this ime. It would be unrealistic o
either make definitive statements regarding avallabliiity or to require ali of the
improvements needed fo implement the pian be provided up front. However,
the plan must and does determine what facilities will eventually be needed and
- provides a framework for ensuring public facmllet and services are built ln
concert with the prolect. : :

Goal - To ensure that necessary public services and facllities are provldad
as lhe project develops.

Policy 1 - To overcome the complexity and related uncertainty over the.
timing and staging of the development and public facilities and services,
specific impacts and mitigations will be squarely addressed as individual
project appllcatlom such as tentative maps, are made.

Policy 2 - To effect prudent capltal improvement pianning by both the publlc
and private parties, the individual projects and their associated services re-
quirements are controlied under this master plan.
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The chapters that follow describe The Vistas Master Plan and presentthe -
design principies and standards that will guide the impiementation of the
master plan. Two requests are being made of the Clty of Sparks. The firstis
fo approve the 662+ acre master plan with its communily design standards.
The second is to rezone the 260+ acres of the project that were annexed into
the city pursuant to the Sparks Clty Councif’s action of February 23, 1987.
Within thres years, the balances of the site is proposed for subsequent annexa-
fion and rezoning to permit the buildout of the master-planned community.
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2. PROJECT DESCRIPTION

The Master Plan | Concept

Vikzatiod

[EmeRspe

M iz d

The Vistas is designed to provide a unique addition to the Clly of Sparks.

A land dsa concept plan was presented to the Sparks Planning Commission
on September 11, 1986. In summary, this plan called for 1,545 to 1,830

. homes in The Vistas pius another 100 to 120 homes on the "Lucey* property.

Thus, the total unit yieid on the combined acreage amounted to a range of
about 1,650 to 1,950 dwelling units. The ‘Land Use Concept® plan (Septem-
ber 1986) has been refined into The Vistas Master Plan.  The new pilan calls -
for 1,614 homes in The Vistas. This equates to a gross residential density of
about 2.4 homes per acre. Addltional uses are a smail convenience center
(3+. acres), a park and slementary school site, a parkway and other
landscaped common areas, and natural open space. Rounding out the uses
are a fire station site, a community RV storage area, and a site for a day care
center or an alternate community faciiity, such as a community building.

The land use concept lsaves over one third of the site in open space. Much
of the open area Is comprised of sensiive slopes that are best left un-
deveioped. Development is generaily proposed for arsas that have a gradient
of fifteen percent or less. In addition to focusing the development where it is
most appropriate, a variety of site-sensitive grading and hiliside adaptive con-
struction techniques will be used to ensure a proper fit between the man-made
and natural environments. Examples of these measures follow. The site has a
fair amount of rocky terrain - this native material will be used to mechanically
stabliize siopes and as an integral landscape material. The visibility of cut and
fili slopes will be limited by a combination of minimizing the extent of these
slopes, steepening the siopes to the degree possible, strategic placement, and
screening with structures or landscaping. Smaller and *spilt’ road sections .
are proposed to minimize this critical aspect of site grading. Hiliside adaptive
building, where the home fits the topography rather than grading to fitthe ,
homs, will be used. Site-sensitive and flexible structure siting (custom faliored
setbacks) will also serve to minimize hillside reiated development concems.
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Several distinct precincts or villages will be developed within the project..
Each will have its own identity and market appeal, but at the same time work

-togclhor with integrated signage, lighting and fenclng and compaﬂble architec.

tural styles. Open space separates most projects. Most of the housing will be

developed at "typical® urban densities of four fo six units per acre. Some of

the housing may be aftached (lownhomes, dupiexes or condominium/apart-
ment flats) and reach a densily of tweive units per acre. At the ather end of
the spectrum, estate-size lots for custom or semi-custom homes are planned
at two to three units an acre. The Master Plan indicates that most of the hous-

ing will bs detached (75% detached, 25% aftached).

~ Vistaridge Parkway (a partially divided street with limited access that lies in a

park-like corridor) extends from Spanish Springs Road through the site to

* *Section 25" and serves as the transportation "backbone’. The residential

projects feed off of this parkway corridor. From the Spanish Springs
Road/Vista Boulevard extension, the parkway enters the site at a substantial,
landscaped “entry statement" This landscaping is then extended up the

_parkway corridor and serves as the entry to most of the residential uses. The

drainage channeis that run through the parkway corridor, and eisewherse, will
be "naturaily” lined with native rock and intermittent vegetation, creating the ii-
lusion of a creek running through the project and also serving a stormwater
management function. Pedestrian/bicycie paths, separated from the street, will
be placed along the parkway to provide a recreation resource and to link the
various uses together.

in order to nurture the rather unique addition to the City of Sparks that is en-
visioned, a number of detalled planning and design criteria have been
developed for The Vistas. Specific topics or areas of concern are listed

below.

.- Integrated signage, lighting & fencing standards.

-- A comprehensive set of conditions, covenants & restrictions that specify
both how things will be built and how the project will be used and maintained. .
A master homeowners association will own and maintain general common
areas. 'Sub-associations® may be established and be reaponsible for features

~ or amenities that serve only an individual project

Landscaping concepts for both common areas and private yards.

) =5
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- Architectural controls and architectural review. For example, an addition
to a home will require architectural review and approval to ensure the "in-
tegrlly', of tho home and the neighborhood is malmainad.

-- The restriction of fencing in some areas (eg. estate lots rear ridge tops)
" whaere lot llne delineation is undesirable and unwarranted. :

- VIQW‘protocﬂon and onhancement anndards.
.- Speélﬂc bullding envelopes (custom setbacks) and height limits.

e Measures 1o encourage snergy conservation.

Site Analysis

, Tho sub]oct proper!y‘s physical characteristics have been inventoried so that
‘the master pian property respects these constraints and opportunities. Tha '
key site features are brloﬂy described below. :

Topography;

Siopes in the project range from flat to isolated areas that exceed thirty per-

. cent in gradient. Development is generally confined to areas where siopes
are fifteen percent or less. At the fringe of the *villages* or subareas of the
master plan, development will take place on areas that exceed a fifteen per-
cent siope, but this will be limited in extent and to mid-range topography (15-
20%). Of course, streets and other infrastructure components will by necessity
traverse some areas stesper than fifteen percent

Drainageways

The natural drainage elements on the site will be retained so that a more
natural, aesthetically pleasing and cost - effective approach to stormwater |
management can be used. Further, through the sensitive use of native rock

and landscaping, these dralnage ways will form a key eiement of the parkway/ . ‘

common area design.

1"
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Views

A variety of important view elements exist, both on-and off-site. The canyons
and hollows offer seciuded, internal viewsheds. The upper reaches of the
project allow one to look for miles, to the city lights to the south and south-
west, to the Spanish Springs Valley to the west and north, and up and through
the mounhlns to the sast.

Soils

The site comprises roughly a one square mile area east of Spanish Springs

Valley in the Pah Rah range. Vegetation consists predominantly of sagebrush,

spring hopsage and cheatgrass. The central and eastern portions of the
development are characterized by moderate to steeply sioping hilis dissected
by a system of dry stream channeis. Based on geologic mapping completed -
by Bonham (1969) and Beli (1981, 1982; Preliminary Geoiogic Map, Vista
Quad), the majority of materials underlying this portion of the site consist of

- Terlary age basait, basaitic andesite and pyroxene andesite flows. Quater-

naty age alluvial fan deposits undetrile the gently sioping fan in the western
portion of the deveiopment. Thess deposits consist generally of poorly sorted
silts, sands and gravels. in addition, the U.S. Soil Conservation Service has
identified several distinct soil types within the project area. No known fauits
transect the site, however, the project is located in a selsmically acﬁve area .
(UBc Seismic Zons 3).

Based on the resulls of a preliminary investigation, the site is sultable for the
proposed project. During a review of the periinent geological information and
a site reconnalssance, the following geotechnical considerations regardlng site
deveiopment have been identified:

1. Rippability of bedrock materiale within the project

2. Stabliity of cut siopes.

3. Local presence of expansive clay solls.

4, Flash-flood potential within the proposed development.

With the exception of the western portion of the site; the property 'is underiain
by bedrock at shallow depths. Generally, the bedrock materials consist of

13
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- basalts and basaltic andesites. The degree of fracturing within these materials
is unknown. A detalled seismic investigation should be performed prior to
construction to determine the rippability of the bedrock materials. Grading
plans will be reviewed to determine If utility trench excavations or deep cuts

" are proposed in materials which could require blasting. The materials
generatéd by site work in the bedrock areas should be classified as rock fill.
Seismic studies will provide an indication of the size distribution of these
materials.

. Bedrock cut slapes should be stabie at maximum inclinations of one and one-
haif horizontal to one vertical (1-1/2:1). Locally, fracture orientations may .
create unstable conditions. Therefore, ail slopes will require final evaluation in
the fieid. Proper benching widths and intervais shouid be incorporated in the
design of any siopes. Wire mesh may be naceszary to protect arsas
downsiope from rocks ravelling or toppling. in addition, rock fraps or fences
may be necessary. Permanent cut slopes constructed within alluvial materials
and fill siopes should be designed at a maximum inclination of two horizontal
to one vertical (2:1).

Studies compieted by the U.S. Soll Conservation Service indicate that expan-
sive clay solls are locaily present within the deveiopment. Clay soils can ex-
perience volume changes (shrink and swell) with changes in moisture content,
resuﬂing in unfavorable movement of structurai siements. Mlhgatlon proce '
‘dures shouid be anticipated. ’

Compiete geotechnical investigations will be performed to provide detailed in
formation on the subsurface conditions in the final design stage. Engineering -
parameters of the underlying materials will then be determined to provide con-
clusions and recommendations concerning site preparation and grading.,

. foundation design criteria, support of exterior flatwork and flexibie pavement.

The Master Plan

The Land Use Plan for The Vistas is shown on the following page. The plan
depicts the various villages, their densities, the major roadways, and the
general iocation of the common area features. Both detached and attached
‘housing are proposed. The pian largely envisions detached homes. but at-
tached homes serve to accomplish specific design objectives in soime cases,
and also cater will fo cartain segments of the housing markat, such as ..mp‘.)
nasters. _
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~The land use statistics for the master plan are presented in the foliowing

Veld

- ftable: :
Table #1
Land Use
Village/Plan Acreage Use Density  Unit Yield
Area +/- (%) (dwac)  +/-
_ Actunl Uit
2. Vista Hollow 42 (6.3) CompactLots 5.0 208 1203 (-2)
.2 Westview 44 (8.6) Urbanlots 3.5 155 1t (L)
2 SpringVista = 28 (4.2) Urhanlote 3.5 100 32 (-19)
A4 Canyon VistaN. 32 (4.8) Compact Lots 5.0 160 37 (-10D
. B CanyonVistaS 11 (1.7) Compactlots 5.0 50 44 (+ud)
6. Point Vista 26 (3.9) Duplex . 5.6 140 '
7. Southview 27 (4.1) Compactlots 50 136 110 (-25) |
8. Vista Village W. 5.5(0.8) Apts./Condo. 12.0 64
" 9. Park Vista 35 (5.3) Mini-Estates 3.0 105 108 (+3)
10. Clty Vista ° 12(1.8) Townhomes 6.0 72
11. Vistaridge 100(15.1) .Estates 2.4 235
12 Vista Village E.  5.5(0.8) Apts./Condo. 12.0 64
13. Vista Village S.  5.5(0.8) Apts./Condo. 12.0 64
-14. Vista Glen 18 (2.7) .Urban Lots 3.5 85
RV Storage 4(0.8) RV Storage NA N/A
Fire Station 1.5(0.2) Fire Staion  N/A N/A
Convenlence Center 3 (0.5) Conven.Retall N/A N/A
Community Center 2(0.3) Community NA "N/A
Vista Village Park 9 (1.4) Park N/A NA
Elementary School 5(0.8) School NA N/A
Major Roads .20 (3.0) Transportation N/A N/A
Open - Landscaped 16 (2.4) Open Space N/A N/A
Open - Natural | 210(31.7) Open Space N/A N/A
TOTAL 662 (100) N/A 2.4 1,614
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The master pian’s overall density of 2.4+ homes an acre fits within the
master pian designation of 1 to 3 dwelling units per acre that was just adopted
by the Clty of Sparks. The three-acre convenience center at the southsast '

- comer of the intersection of Vistaridge Parkway and Vista Boulevard also

matchos the City’s master plan designation.

The densllles shown for each village are suggestive in nature. That is, the

-densities may be adjusted upward, within specified limits, or downward fo

meet the specific requirements of a particular project and developer. The den-
sities shown will not be exceeded by -more than: fifteen percent without speclflc
approval from the City of Sparks. in any event, the total unit yisid wlll not ex-
ceed the maximum 1,614 envisioned in 1he master plarl.

A description of each of the villages or projects in Tha-\nstas follow. The

. use, acrsage density and relaionship to the overall pian is discussed. Each-

description is general in nature and may be changed, subject to master
developer and City of Sparks approval, to encourage flexible and innovative
land pianning and housing solutions. :

1. Vista Hollow

Vista Hollow flanks the north side of Vistaridge Parkway at the entrancs to the
project. The site is about 42+ acres in size and is proposed to be biuiiit out at
a density of about 5.0 units per acre. Thus, the total unit yieid Is about 205
homes. The iots are planned to be about 5,000 square feet In size, with
widths of fifty feet or more. A divided, parkway-type enirance provides ac-
cess to the subdivision from Vistaridge Parkway. This *first' intersection in the
project is designed as the ‘frontispiece” for the entire planned community.
The backbone of The Vistas’ storm drain system, the open drainageway along:

 Vistaridge Parkway heads north and west through Vista Hollow, providing a

unique creekiike snvironment through the subdivision. Landscape elements
will be placed where the drainageway meets the iocal streets and a pathway
follows the "creek" to provide a useabie open spacs element in the project. A
tot jot might aiso be incorporated to enhance the value of this open corridor.
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2 Westview

Waestview lles across the parkway from Vista Hollow. Hers, *typical® urban
lots are proposed at a density of about 3.5 units per acre. About 155 homes
will be situated on the 44 = acre site. These lots have a minimum square
footage of 6,000 and will be sixty pius fest in average width. Here again, the
entry statement at the first parkway intersection provides an attractive, divided
gateway to this project. Residents of Westview will have convenient accessto
the jogging/bicycle paths in the parkway corridor that tead to the park. school,
convenience cenier and the remainder of The Vistas’ villages. To the south
and east, natural open space provides a suitable buffer yard and scenic back:
drop for the housing.

3 | ; s_'p_ﬁ;_ig Vista

This project will be built at a density akin fo that of Westview. The 28+ acre
parcel Is planned at a denstly of 3.5 units per acre. . The llustrative Master
Plan depicts a project with 100.+_lots somewhat smaller than those of
Westview but with the incorporation of a *commons® in the center of the _
subdivision. This would provide a strategic open area at the center of the
housing that could accommodate childran’s play apparatus, informal turf play
areas and landscaped or seminatural passive *park space’. The use of

_ residential construction tax credit is proposed for consideraﬁon to provide |

such a commons.

4.  Canyon Vista North

Canyon Vista North is situated on the north side of Vistaridge Parkway. The:
homes creep up the "sides’ of the "canyon’ to the point where the siopes be- ‘
come too stesp to property develop. Here, the homes have nice views across
and through the canyon. This project aiso inciudes two minor drainageway
corridors that run through the homesites to the major drainage element along
Vistaridge Parkway. This allows both open, semi-natural drainage and
provides strategic relief to the built environment. Where the two minor.
drainageways mest the parkway, there is a substantial widening of the parkway
comridor where a park-like effect can be created. This area migiit aiso accom:
modate stormwater detention and, thus, have stormwater management '
benefits. This area contains 32+ acres and is master- planned for 5. 01_
homes per acre, or about 160 units.

18
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3. 'Canyon Vista South

Canyon Vista South is a smaller, *sister* project to Canyon Vista North. As
its name implies, it lies along the southern edge of Vistaridge Parkway.
Similar to Canyon Vista North, this 11+ acre site is programmed for approxl

, mately fifty homes with a gross densily of 5.0+ units to the acre. :

6. Point Vista

Polm Vista extends from the “Vista Village* area to the west out on a

. prominent knoll that overiooks the entry Into The Vistas. This 26 +_ acre site lc
planned for duplex units on individual lots that are designed to work with the
topography. Homes are either oriented toward stepping *up the hill* or *down:
the hill* to minimize earthwork and maximize view potential. Conceptually, the
duplex siructures could be designed so that from above or below, they look -
like rather large single-family detached homes. Fencing and yards along the
‘downhill homes" that lie along the westerly knoll will be controlled to ensure a
cluttered effect doss not resuit and o nurture a sensitive transition to the '
natural, hiliside open space below. Natural or semi-natural open space lies at
the core of the project. At about £.5 unm per acre, 140+ homes are planned
for Point Vista. ‘

7. Southview

Southview is positioned in the southwest corner of The Vistas. Here, an effl-
cient lifestyle is afforded on ‘compact lots® sited at a density of about 5 units
per acre. Minimum iot standards under consideration inciude 50 +. feet wide
by 80+ feet desp or 60+ feet wide by 70+ feet deep. Thess reiatively
small, but aiso fairly wids, lots are being used eisswhere to provide a larger-
looking home and to counter the *garage door syndromo' and the lack of
street parking sometimes found in smaller lots with minimal street frontage.
One hundred thirty-five homss are envisioned for the 27 + acres. -
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8.  Vista Village West

Vista Village West is an apartment or condominium project proposad next to
the school and park sites. The intent is to create a “village* feeling in the
natural bowl that includes this project and the school, the park, the fire station,

. the community center site, and the *buiit edges” of Vista Village South and
Vista Village East. The apartment structures, being more massive than singie
family homes and with the landscaped grounds around them, add to the poten-
tial for creating the desired village effect at the community's core. This 5-6
acre site will fit about 64 homes at an approximate density of 12 units per acre,

9. .Park Vista

Park Vista is an area of mini-estates that are situated just to the east and
above the Vista Village Park. This project includes about 36 acres. At a den-
sity of 3.0_+_units per acre, 105 homes are pianned for Park Vista. Here, the -
lots are scheduled to be 8,000+ to 10,000+ square feet in size. Thess ups-
cale homes will afford views over the Vista Village area and beyond fo moun-

{aing to the west.

10.  City Vista

A prominent biuff is the location of City Vista. This site lies between the mini-
estates of Park Vista and the estates planned to the north. Luxury townhomes
are positioned for views to the south and the west These homes are en-
visioned as “downhill units* with view-oriented rooms looking out and stepping
down the moderate siopes. The twelve-acre site includes about 72 homes at
a liberal density of 6 +_units to the acre.

11.  Vistaridge -

Vistaridge sits atop The Vistas with commanding views in every direction.
Here, one-third +_ acre homesites will be geared toward custom home or
‘semi-custom® home construction. Each lot will have a specially designated
building envelope that specifies both where the house is to be piaced on the
iot and how tall a structure may be. This accomplishus several things: (i)
views from adjoining lots can be protected, (2) construction and driveway ac-
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- cess can be confined to locations where most appropriate, and (3) the homes

- can be sited so that from below, stark "skyline silhouetting® and excessive grad-
ing impacts are avoided. Aiso in this area, lots along the perimeter wiil have
fencing restricted or prohibited to nurture a "clean” hiliside visw and to effect a
more sensitive fransition from housing to natural common areas. Vistaridge’s
100+ acres has a density less than 2.5 units per acre. About 235 homcs are
planned for the area. :

12 Vista Village East and 13. Vista Village South

These two projects are envisioned to be identical to that of Vista Village
West. in fact, these two projects may be developed and operated together
with Vista Village West to achieve scale economies in management. Each site
includes & to 6 acres, about 64 homes and densities of a dozen units per acre.

14. Vista Glen

Vista Glen lies at the southernmost section of The Vistas. Traditional-sized
- single family lots occupy this area. Traversing Vista Glen is a drainageway
~ that will include part of The Vistas’ jogging/bicycie path network. About 65
homes are programmed for the 18+ acres for a density of around 3.5 dwell-
ing units per acre. '

Vista Village Elementary School

A 54 acre site is depicted for an slementary school that lies at the ap-
proximate csnter of The Vistas. Preliminary discussions with Washoe County
School District officials indicate that the population of The Vistas will warrant
about *1.0" elementary school. The size of the siie is based upon a joint use
agreement concept with the adjoining park. The recommended 4.5 acre size
is Increased to 5+ acres. The school is located off of Vistaridge Parkway so
that the school crossings and the associated speed Zones can be confined to
the street in front of the school and not affect the reiatively heavily-traveled
parkway. Also, the path system is designed to provide safe and convenient
accoss to the school from the various neighborhoods or villages.
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Vista Village Park

Nine +_acres is set aside for the Vista Village Park. .This park Is lntendsd to

'serve as an adjunct, joint use facillty with the elementary school and to round

out the open space and park-ilke features of the project. Informal turf

playfieids, chiidren’s play apparatus areas and passive park uses are en-

vislone]dkfor the park. No Yormal® athietic or ballflelds are propossd becausek
the associated grading requirements would be out of context with the master
plan and hiliside grading concerns in general. The major drainageway

-separates the park from the apartments/condominiums abutiing to the west

anq meanders through a portion of the subject property.

Vista Village Fire Station

A fire station site is situated at the easterly quadrant of the intersection of Vis-

taridge Parkway and Cityvista Road. 1.5+ acres is alloted for the fire station.

Discussions with Sparks Fire Department staff led to this location since it is on

~ the major thoroughfare, Vistaridge Parkway, and because it serves both the
areas downhill to the west and the balance of the Spanish Springs Annexaﬂon

Area, which lies to the sast, northeast, and southeast.

Vista Village Community Center

" The two acres that occupy the northern quadram of Vistaridge Parkway and

Cltyvista Road Is regerved for a "non-commercial' community use. Possibie

‘uses Include a communfty center that might be constructed, owned and
" operated by The Vistas Homeowners Association or a fitness facility. Con-

struction of this facillty may be left up to the homeowners assoclation.

Vista Crossing Convenience Center

A convenience shopping center is pianned for three acres that occupy the ;
southern flank along Vistaridge Parkway at the front door to The Vistas. Uses
envisioned for this location include a convenience market, a sales/project of-
fice for The Vistas, and small convenience shopping-oriented shops. The

, :aleclproiact office is designed so that it can be convartad into a day care

center in the future.

‘,22 
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The Vistas Community RV Storage

A four-acre parcel in the extreme southwest comer of The Vistas will be used
fo store recreational vehicles of residents of The Vistas. On lot RV storage is
prohibited in The Vistas uniess it is in a totally enclosed structure. Therefore,
fresidents can use the community facillty for a nominal fes or use a *commer-
ciar faciiity. The four-acre site should accommodate about 300 to 350 RV’s.
it is estimated that The Vistas builldout population will be about 4,000 to 4,500
persons. Nevada Department of Motor Vehicle data show that Nevadans have
about 46 RV's per 1,000 popuiation. At 46 RV's per 1,000 people, The Vistas
projected population wouid have an estimated 160 to 200 RV's. Therefore,
the 4-acre (300 to 350 RV capacity) site should more than mest the project's
needs. Of vital importance with respect to the RV storage site are saéurity and
‘buffering’. The area will be securely fenced and properly Iit with non-ob-
trusive (to neighboring properties) lighting. The site will also require extensive
perimeter, as well as possibly some internal, landscaping o soften the edges
and not impose a sea of trailers, boats and campers on the cityscape. -

This site may be used as a plant nursery until demand warrants the RV
storage facility. The nursery would gradually transition from hoiding plant
material to recreational vehicles. Some of the nursery stock initially planted
would remain (per an ulimate design scheme) so that relatively mature plam :

. material would surround and fit between the RV's.

Site Sectional Studies

The site sections shown on the following pages filustrate how the villages re-
late to the topography, each other, and the common areas. They aiso depict
how open space is used to provide strategic rellef to the cityscape, protect
sensitive viewsheds, and limit sncroachment on sensitive hiliside areas.

23
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Zoning

PhéSing

The entire site will. at least initially, be zoned R-1-15/PUD. This permits a
density of up to 2.9 units per acre and affords flexibility in lot size and set-
backs which is necessary to prudently implementing The Vistas Master Plan.
As individual projects are designed (and legally described) pieces of The Vis-
tas will be rezoned where necassary to accommodate a specific project. For
exampie, an attached housing project is not now permitted under the R-1-
-15/PUD classification. The plan does envision some attached homes, so in
that situation the subject property will be rezoned {eg. R-2) to accommodate
the project when it is proposed for development. Aiso, the 3.0 acre conve-
nience center (small-scale neighborhood retail) will be zoned C-1.

The absorption rate for the project is estimated to run from 150 to 300
homes per year. Thus, the 1,604 homes project should take five to eleven
years to complete. The phasing plan (Figure 6) shows the general sequence
that will be followsd during the buildout of the master plan. Note the sig-
nificant common area/landscaping commitment that accompanies the first
phase.

The intent of the phasing strategy presentad here s to effect a balanced and
efficient approach to the buildout of the project. The phasing plan is a state-
ment of the developers’ intentions related o the pattern and timing of construc-
tion. The phasing plan aiso permits governmental entities to undertake capital
improvement and service programming. The phasing described is not "cast in
concrete’ -- it presents a likely and logical sequence for deveiopment of the
project. Factors that will affect phasing plans include changes in interest
rates, relative sales/demand for the various types of housing, the paces of in-
dividual devslopers of the project, and the availabiiity of infrastructure.

. The goal of the phasing is to at all imes provide a mix of housing densities, - -

types, sizes, prices and settings to the local housing market, to the extent

feasible. The phasing schedule that follows shows how this mix is planned to

be provided. The phasing plan strives to provide recreation facilities, shop
 ping, services and the elementary school when justified to meet the needs of

the project population and nearby residents. The phasing schedule also

shows how support services are geared toward the residential buildout of the

26
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project. ‘As'shhd previously, If the final location or design of a pro]eét af-
mmmmonofmtgofmmommlghburhoodorwllamer
the units or density in the neighborhood or villags that bscomes smanofmay

'bomdlsﬂbubdtomad]mmvmagaorplanma.

Compliance Statements/Phased Implementation

Once this master pian is adopted, the submital of any bullding permit ap-
plication, tentative subdivision map or any other planning permit application
will be accompanied by a statement that snumerates compilance with the

‘masier plan and that has been approved by the masier developer. Should the
-application not be in compiiance with the conditions of the master pian, the at-

tached statement shail note the difference(s) from the conditions, the reasons
!orﬂudﬁmmdmymmmm«hmﬂg&wmad

Foumnapmmmmmmmmmwmu ,
projected for development. The schedule shows when and where the various
housing slements, common area faciiities, convenience and commercial uses,
public faciiities, and major Infrastruchure elements are forecasted to come on-
line. The Phasing Plan graphically depicts this schedule. The schedule

~ depicts a logical sequence for the development of the project. Actual starting

mmmmformpmwmammmmwm
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TABLE #2
Ptmhg Schedule

1987
1987
1987
1987

1988
1988
1988
1988

1889
1989
1989
1888
1989
1989

Village, Use

Vista Hollow
Westview
Vistaridge Parkway
Off-site Sewer
Off-site Storm Drain

Phase 1 Housing

Vista Hollow

Spring Vista

. Canyon Vista North

Phase 2 Housing

Vistaridge Parkway
Vista Hollow

Spring Vista
Canyon Vista North

Point Vista
South View

Phase 3 Housing

# of Units or

50 homes
260 homes

- 1500 ¥
' §0 homes

50 homes
50 homes
60 homes
40 homes
45 homes

, 295 homes
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1990
1890

1980

1990
- 1980
1880
- 1990
1890
1890
1880

1991
1991
1891
1991
1991
1991
1881

s 1982

1982°

002
1992
1992

1992

7 1993
| 1993

Village, Use # of Units or
' or Amountof
Vista Hollow 50 homes
Canyon Vista North §0 homes
Point Vista 50 homes
Southview. R 46 homes
Park Vista ~ 35 homes.
Cly Vista 24 homes
Vistaridge 60 homes
Vista Village Elem. School § acres
Vista Village Park 6 acres .
‘Vista Village Fire Station 2 acres
Vistaridge Parkway 1800 ¥
" Phase 4 Housing 314 homes
Point Vista §0 homes
Southview 45 homes
Vista Village West 64 homes
- Park Vista ‘ 35 homes
Clty Vista 24 homes
Vistaridge 60 homes
The Vistas Comm. RV Storage 4 acres
Vistaridge Parkway 1000 if
Vista Croasing Conv, CIr. ~sampiete
Phase 5 Housing , 278 homes
Park Vista 35 homes
Clty Vista 24 homes
- Vistaridge 60 homes
Vista Village East 64 homes
Vista Village South 64 homes
Vista Glen 30 homes
Phass 6 Housing 277 homes -
Vistaridge 55 homes
Vista Glen 35 homes
Phase 7 Housing 90 homes
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‘3. COMMUNITY DESIGN STANDARDS

Circulation & Access

~Saveral types of roadways are-planned for The Vistas as shown in Figure 7.
Each roadway ciassification s briefly described below and in Figure 8.

ParkwaylArtenal

Thhhhomalormadwaynn»nghepro}oct mmmmmma
footpmdacﬂom(eachaccomodwngmnfootmulanu)uw
by a median. No parking ianes are provided becauss no uses direclly abut
the street and, therefore, on-street parking Is both unnecessary and un- '
desirable. Off-street paths are used in lisu of standard sidewaiks.

Standfa:d Arterial

This level of street is used where fraffic volumes are projected fo reach
5,000 (ADT) or more. Here, two or four 12-foot travel lanes will be provided
depending on fraffic warrants. Nine-foot parking lanes will be provided
wherever adjoining uses are proposed such that the need will occur. Elther
sidewalks or separated pathways may be used to accommodats pedestrian

| ‘Residential Collector

Thlsmotmboundhwmvlllaguorduﬂen of villages where traffic .
volmnuwmrangofromz,soomsooom mmaucﬂonhihesalm 4

|
-




MASTER PLAN

7. Circulation Plan
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as for the Standard Artertal, with the exception tat four lanes will never be re-

. Residential Street

The standard public residential street (less than 2500 ADT) will provide wo =
10-foot fravel lanes with 8-foot parking lanes. One parking lane may be -
deleted where, bacwuofadlolmnglandwmrmm)orduobmpar
Imdedgndapmlmnbnotmdcd.

Public Access Road’

* This roadway is used 1o provide public or secondary emergency access o a
use or village(s). For short runs (up to 400 feet) a 24-foot paved section is -
adequate. Forlonwm(woerMazﬂodncﬂmwmmmmom'
mw!ootrwcllanupIuaansrootmrgoncypwmom :

Rendentnal Place

This section is proposed for dead end roads (culs-de-sac) that serve ten or

 fewsr lots and that have adequate off-strest parking, The cross.ssction is the

same as for the Public Access Road (over 400°), a 28-foot section.
Private Street
Private sireets may o may not be inciuded In the project. Any such sireets

wmmamzummmmmmmmmmorm
ﬂnwmmm

Parking

~ Parking will be provided as required in Sparks’ code. Additionally, parking

on culs-de-sac whers smaller lots (less than 6,000 square fest In size) are
developed, additional parking wil be developed by providing parking courts




-

The Vistas -Master Plan & Community Design Standards

or bays, increasing street frontage, or by increasing front yard sstbacks to
accommodate longer (eg. 4-car) driveways. Also, all parking lots will be ,
deveioped in a "modular* format, with at least 20 percent of the lot landacapod
or with a pervious susrface. _ :

Pedestrian/Bicycle Paths

Sldewalks or pedesirian paths will be four feet in width and paved. BIcYclo '
paths will be paved with asphait and eight feet in width, uniess safsly designed
to be one-way, which in that case they can be reduced to five feet in width.

' Architecture

Character/themne
A consistent architectural style will be deveioped for sach project or village

that is "compatibie® with the overall communily design of The Vistas. A com-
bination of ‘western* forms and ranch-type materials, such as heavy wood tim-
bers and rough sawn wood, Is preferred. In general, the architecture is ‘con-
temporary’ or "contemporized traditional® where traditional architectural ele-
ments, like muilionsd windows or Victorian facade® freatments are added. No

~ adjacent homes along a street will be permitted to have the same plan/eleva-

Hiliside adaptive construction, where topographic changes are accom-
: modated across the structure are encouraged and In many cases required
/ (refer to hiliside adaptive construction section). innovative housing and land

planning concepts are highly encouraged. This includes things like "Z" lots (a
double zsro lot line house, whers side yards are expanded and constricted fo
create more useabie yard space and better integrate lndoorgnd‘omdodrll\nng
spaces), zero lot fines (eg. one ten-foot side yard on one side of the home
rather than a five-foot side yard on each side of the house), Zipper lots (an in-
teriocking lot where the back sids of the garage is the year yard (ine of the

~~ house 1o ths rear), "patio* homes, and ‘cluster* homes. A key to the proper

- use of thess concepts Is to reiaie the house to the yard, with prudent attention
being paid to privacy concsms, landscaping, and a comprehensive project
design strategy. ,
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Al building plans must be approved by the AGC priar to obtaining a buliding
. \

Massing/forms

- A variety of forms and massing, that are at the same time compatible and
compismentary, Is to be provided In a project to creats an intsrasting environ-
ment Landscaping will be used to soften and compisment bullding forms.
Roof lines should be orlentsd in differing direcions. All ons-story or a com-
bination of one and two-story homes will be used to avold the ‘row house® of-
‘fect Also, whers two-story pians are used, the raio of second floor to first

. floor iiving spacs shouid be substantiaily varied and oriented in differing direc-
tions (eg. windows to sides, to fronts, to rear). Buliding heights should relate
o setbacks: the taller the struciure, the greater the setback must be, particular-
ly where window piacement creates privacy concems for neighboring homes.
Window placement Is particularly sensitive -- views shouid be considersd and
mmmmmmpmsymwbomom

Sbcpmofpmhumpnhmd(og. 8:12, 8:12+). Hatroofsmhlghlydlc-
couraged. Where R is feasible, Rt is desired that roof lines mimic the natural
land forms. Where siopes are relafively stesp (over ten percent), homes
should step up, down or along the strest to work with, rather than against, the
site. Solar access will aiso be considered in.-home design -- at the very least
problems (eg. one house entirely shading the useable yard space of an adjoin
ing home) must be avoided.

Materials/textures

The uss or incorporation of woad, stone and/or brick on exteriors is highly
encouraged. All roofs will be concrete tile and of a uniform coior throughout
The Vistas. mmmmm«ammmmmw
the ACC.

Along the parkway, all deveioped common areas, and where the homes will
be visible to the communily in general, the sides and/or rears of the homes
must recsive a similar slevation treatment as that provided on the front of the
home. Window and door matsrials and colors must be comlsbnt throughout

& project or vilage.

|
&
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Living Area Standards

Each of The Vistay’ wuaqaorplmmauumwowamngwmmml
mum aliowsbie iveable fioor area per unit

Table #3.
Living Area Shlldards
Viilage Minimum Square Footage
1 1,200
2 . 1,500
3 - 1,600
4 1,200
- 8 1,200
6 1,200
7 1,200
8 800
9 1,850
10 1,500
11 1,800
12 800
13 800
14 1,500
Entry Architecture

mmm«mmmmmwmmmbmlmnamm |
combination of western forms and ‘ranch® type materiais. The buildings con-
sist of low rock walls surrounding the structure; With heavy timbers forming
ralis and open trellis structures above an enveloping deck. The exterior walls
are board and batten whils roofing Is earth tone asphaitics. |

ﬂl
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Landscaping

Common Areas
Schematic Plan -- The schematic plan demonsirates the alignment of the
entry to the project, the nature of the median and landscape ssiback right of
ways, and the location of individual village entries. The structure of the

" boulevard can be divided into three major components: the project entry, in-
tersection treaiments, and the boulevard corridors betwsen village intersec-

ions. The schematic plan shows the structure of these slements and
demonstrates the intent to creats differentiation through landscape treatment.

Concept Plan -- The Boulevard s aligned on the sits to take fuil advantage of
_existing conditions and to provids a backbone fo the auto/pedesirian circuta-

- tlon system. Most of the Parkway (not Including the entry from Spanish
Springs Road) consists of four lanes of traffic dvided by a 30° wide
landscaped median. There is a 70° landscape sstback on the side of the
parkway where the major drainageway exists and a 50’ setback on the other
side. in addition, special paving in the roadway denotes both a psdsstrian
crooslngandawnagocnuy

mmmapocwpnmmwconmaamy,mmcapemmgh
the corridor and special treatment at the intsrssction sntries. The village :
entries are punctuatsd with rock wall systems intsgrated into earth berms with
dry, xeric landscaping on the berms. In the entry foreground, imigated
groundcover and flowing trees are provided as an accent. individual signage
mdgnphlummbcmmdonmwmdmmckmmd
visibillly Is to remain unimpeded to the strest.

Mmmmmm.mmmawmmwu
provided In order to handie and take advantage of the nafural drainage chan-
nel. The drainage system consists of a series of meandering, rock-iined
swales fesding into and from a haiding basin midway down the parkway.

Pedestrian walk systems are provided in the landscape setbacks on either
side of the parkway. The walk is a layer of asphalt concrets over a gravel
base. The pedestrian walk connects to all interssctions and points of entry. -
The pedestrian walk meanders along the drainage channel and bridges over
the channel at various poinis.

A
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Lighting is to be achieved by providing 30 foot high sharp cutoff iuminaires
at the intersections and decorative luminaires on small 15 foot standards in the
corridor zones. This provides for adequate lighting for traffic and pedestrian
movement at intersections and good sidewalk deiineation In the corridors,
while simuitaneously minimizing objectionable lighting on the windows of
residences.

Entry Plan -- The project entry Is similar to the intersection treaiments. Here,
the landscape setback is 50’ to the north and south, and the median is 50°
wide. A gate house or another archilectural statement at the entry can provide
information as welil as lend a sense of security. Highly visible rock walls
retain earth berms with dry, xeric landscaping. The overall planting treatment
consists of dense masses of frees, flowering trees above the walls, and ir-

- rigated groundcover in the foreground. Project identification signage is to be
mounted on the curvatures of the rock walls. irrigated turf is proposed for the
median and corridor between the project antry and the first village entry.

Private Yards

Landscaping requirements will ensure that private yard "design’ both adds to
"community vaiue® and the individual homeowner's iifestyle.

- Merchant builders will be required to submit front yard/street tree landscape
plans with final maps and building permits. Plans must also indicate fence
locations, with fencing to be of a consistent style (sxcept where “view"* fencing
i3 used along side or rear yards). A recommanded plant list will be
developed for each projsct - they may vary from village to village to nurture
different themes (eg. flowsering tree, deciduous. evergreen), At {east three
trees will be required to be pianted in front yards.

Yards will be required to be complete!y landscaped within eight months of
occupancy. To aid in this effort, a *how to* bookiet will be providedto
homebuyers that addresses plant material selection, use of ‘hardscaping’,
protection and enhancement of views, privacy, xeriscape concepts, use of
turf. and irrigation system design/water conservation. A program may be
‘established to review and assist homeowners in preparing "plans’ for their

yards.
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Erosion Control

All disturbed areas will be revegetated or renovated. With proper erosion
control methods and topsoil stockpiling, erosion and the loss of vaiuable top-
soll can bs minimized. Sediments entering creeks and drainage channels and
wind-carried dust can aiso be greatly reduced. The following practices will
be carried out: V

. Large scale grading will be limited to late spring through fall to prevent
- erogion from strong winds and rain/snow runoff. Grading pians for all but cus-
tom/individual home building must show the order, timing, and extent of grad-

ing.

.- Construction sites will be graded in sections that are as small as is practi-
cal, so that large areas are not left exposed for any length of time.

- .- Any existing vegetation will be saved whenever possible, since the roots
~ bind sofl together and protect the soil from water erosion and mudsiides.
Construction squipment will be limited to areas intended for specific improve-
ments in order to minimize damage to vegetation, as specmed in the
Cavenants, Conditions and Restrictions. :

-- ON steeper siopes, diversion channels will be constructed at the top of
slopes and at regular intervals along the siopes to prevent water from ac-
celerating down the slope and the resultant washing away of soll.

.- Temporary sediment control basins will be constructed in areas where siit
type soils exist or where siit could enter a drainage channel.

Seeding, Planting and muiching methods are outlined below:

-- Seeding should be done as soon as possible after finish grading has been
compieted given consideration to the season and the type(s) of piant materiais.
fo be used. It'is more successful if done in early spring after the ground sof-
tens, or in the early fall when the seeds have time to become established
before winter. Spring and fall also provide snough rain to germinate the
seeds. Seeding that is not to be irrigated will only be done in earty sprlng or
early fall. Wherse possible, seed will be drilied into the soil.
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-- Stesp siopes not accessibie by machine should be sseded with a méf:ham-
cal broadcaster and raked by hand. Accessibie areas should be hydromul-
ched.

-- Woody plants, shrubs and trees can be used for revegetation of disturbed
areas, but for initial cover and quick protection, grasses are the most valu-
able. Many trees and shrubs can be established by direct seeding, others are
best planted using cuttings. The random arrangement of frees and shrubs
provide a more natural appearance for a newly graded area. Below are two
plant lists, one for trees and shrubs, and the other for grasses. Four or five
different piant types should be selected to ensure a good survival rate and’
heaithy competition. The piant list is not intended for use In fire breaks. Initial
coverage required is dependent on the species invoived.

IBEES AND SHRUBS

Bearberty Pinemat Manzanita

*Big Sagebrush Ponderosa Pine
*Big Saltbush Jeffrey Pine :
*Bitterbrush *Rubber Rabbitbrush

Black Locust - Skunkbrush Sumac o
*Fourwing Saitbush Shawberry

Goiden Currant Woods Ross .
Greenieaf Manzanita Juneberry

*Establish well from seeds

GRASSES AND LEGUMES
Fairway Crested Wheatgrass ~ Siberian Whealgrass :
Deseért Wheaigrass . Sodar Wheatgrass
Thickspike Wheaigrass indian Ricegrass
Sand Dropseed ~ Alkall Sacaton
Yellow Sweetclover .

-- A wood fiber material or jute matting should be used to prevent the seeds
from being blown or washed away. Other muiches which can be used in-
clude straw, sesd husks, and bark. The muich should be anchored with a nat-
fing or one of a number of commercial tackifyers. o ‘
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Femﬂzor and additional water applications will be based on soil fertility ‘
tests and the general appearance of the vegetation during subsequent growing
seasons. .

- On very low fertillly areas, the application of 40 to 80 pounds of nitrogen,
50 to 75 pounds of phosphoric acid and 50 pounds of potash per acro wm
' provlde a good growing medium for the seeds.

* Measures fo protect top soil include these items:

. Arsas to be regraded will have the topsoll stripped and replaced to
provide a beiter medium for plant growth. Existing topsoil contains native
seeds and plant cutlings that will grow in conjunction with introduced seeds.

- Topsoll that is removed will be stockplied nearby 1o lessen the cost of
~ transportation. The stockpile shouid be protected from erosion by seoding,
watering, mulchlng, or covering.

.. Cars shouid be taken in the placement of the topsoil stockpile. Existing
drainageways must be kept clear lo allow water fo flow unimpeded. Ridge
- tops susceplibie to high winds should also be avoided.

.- After grading has been compieted, certain precautions must be taken to en-
sure the topsolil is not jost. Siopes shouid be scarifled so that the topsoil
" does not siip off when saturated with water. In areas of fill, the soil should be
placed in a series of fifts and compacted after each lift. Terraces should be-
come a part of the siope, acting to siow down water, stabilize the soil and
prwida a flat surface for pianis to become established on.

-- Whers fopsoil is very thin or non-existent, scarification is necessary fo
 provide at least ons inch of loosened material for plant growth.

Irrigation
The:following items will be used to reduce the domestic water used for irriga-

. tom:”

D 'Spqcmc building envsiopes wili be speciﬂed for all single family estate
development and landscaping wiii be iimited to specific areas.
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Landscaplng will be of a type that Is commensurate with a)dstlng natural
~ surroundings as specified under landscaping policies.

Automallc and, where cost effective, drlp lrﬂgaﬂon systems wlll be in-
stallad in all jandscaped common areas.

-- Time clocks are encouraged for ali irrigation systems and homsbuyers will -
be Instructed to set proper Irrigation ime durations and frequencies and to
schedule irrigation for times of minimal svaporaﬁun by the Homeowners As-
aoclaﬂon ' :

Building Siting/Setbacks

General Considerations

All bullding siting will be such that disruption o the environment will be mini-
mized, important site features, such as rock oulcrops, ars protectsd and the
use and enjoyment of neighboring properties is not unduly impaired. A prime
consideration Is 'matching® building and access to the particular piece of
property under consideration. The minimum front yard setbacks for single -

-family homes:is fifteen feet, with a. minimum twenty-foot |ength for driveways.
‘The miﬂimum rear-yard setback for single family homes Is fiftesn faet.. Mini-
.mum:side yard. sethacks will be five feet. All setbacks aiong streets wlll be
measured from the *edge of improvements,* ralher than from the right-of -way.
-Also, lots will provide a minimum of "useabie® (at least 10 feet in width and no
steeper than 20%) yard area in an amount of 2/3 of the minimum allowabie

" liveable floor area. These. minimums do not apply to clustered singie family
homes or innovative land planning techniques like *Z" lots, zipper lots, stc.,
which may vary in concept from these standards to larger requirements on.
one extreme to "2ero iot line* on the other, and must have a detalled site plan
showing iot lines, bullding footprints and schematic architectural plans and be
approved by both the A.C.C. and the City of Sparks.
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Building Siting Criteria

The evaluation criteria specified In this policy will often conflict with one
another. Thus, the objectives of each criterion must be weighted against
those of the othprcrlterla. :

The master developer or the Architectural Control Committes (A.C.C.) will be
responsible for evaluating building locations, using the following criterfa:

- Fit of building pians to the terrain. Finished grades sunoundlng buildings
should carefully biend in with the existing, natural grades o minimize exposed
cut and flii siopes.

-- Degres of slope/topography in general. The more gentie ﬂia siope is and
the more even the topagraphy in general, the more suitable an area is for
building.

-~ Existing rock outcrops and natural features. The less rock outcrops, uni-
que landforms or other natural features an area has, the more suitabie it is for
- building becauss retention of these features is desirabls.

- Views from the proposed structure. As much of any viewsheds from a
" . building site should be retained as Is possibie. This is most Important in the
estate area. - ,

-- Effects on views from neighboring properties. When esiabushing,building_
envelopes, the relationships between envelopes, where one building site can
affect the views from other envelopes, must be considered. Agaln, this is par-

ticularly crucial in the estate area.

-- Retention of usable open space. Useabis open spacb inciudes, but is not
limited to: areas that protect views, and areas that create space belween
homes, between differing land usss or between roadways and buildings.

-- Solar oxposure and protection of solar access to adjoining properties. To
the extent practical, the combined effect of envelope siting and height restric-
tions should be such that a building envelope will be in sunshine from 9 A.M.
to 3 P.M. on December 21. Note that this is nearly impossibie to achieve in a
meaningful way except for the larger (1/4-acre +) lots. |

- -- Vehicular access. Access to the building envelope should be such that the
amount of land disturbance required for such access (the driveway) is minimal.
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Tentative subdivision maps will include individual or typical building envelape
~ locations. The tentative map applications will also address how the above
criteria were applied. Any special height restricions designed to protect
views and/or solar access will also be shown on the tentative map and final
restrictions recorded at the final map stage. '

Estate Lot Areas (Villages 9 & 11)

in estats lot areas, all building must be confined to a predetermined bulldlng
amelopo The bui!dmg envelopes will be of a variety of shapoa and sizes
which will be shown on final piat- maps and marked in the field.  Variances
from thess envelopea must be. approved by the Arcmtectmat Control Commit:
te,e__agld the City where the variance would- aliow buiiding not.in conformance
with normal - Cly setback requirements if the setback variances were not pre-
viously approved in the project approval process. Ouibuildlngs. such as
storage buildings or pool houses, are exempt from the building onvelope re-
quirement.

Setback Variation

“Within each project or village, front yard building setbacks will be staggered
or curvilinear strests will be used so that the wall closest to the street of 2ach
home is off-set from the adjoining homes according to the following table.

TABLE #4 :
MINIMUM SETBACK VARIATION STANDARDS

Minimum Front Yard Minimum Angular Offset

Setback Variation (refer to Figurs 19)
5 feet 0 degrees
4 feet 5 degrees
3 feet 10 degrees
- 2 feet 15 degrees
1 foot 20 degrees

-0- 25 degrees
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Grading & Erosion Control

Hillside Adaptive Afchitecture

Hiliside adaptive architecture is the use of the structure to accommodate sig-
nificant grade changes on the property rather than (or in conjunction with) the
use of cut and flll slopes at or alotig property lines. This technique can
provide better yard spacs, interesting interior spaces and exterior forms, and
minimize unsightly scarring or contrived land forms. As the siope of the
natural ground increases, so does the benefit of hillside adaptive architecture.
Hiliside adaptive building aiso has a benefit of *creating* more useable space
for construction or, alternatively, using less space for a given amount of hous-
ing. Table 5§ presents the hiliside adaptive building requiremoms forthe -
various siope categories.

TABLE #5 :
HILLSIDE ADAPTIVE ARCHITECTURE REQUIREMENTS

Gradient of

Building Envelope Requirements

0 - 10% No restrictions

10 - 15% ; 1/2-story steps in bulldings or a

. combination of 1/2-story, full-story,

and no steps ‘ ’

15 - 20% : Combination of 1/2-story and full-story -

; steps :
Greater than 20% Full-story steps
Slope Treatments

Due 1o the highly diverse topography within the project limits, many alternate
siope stablilization practices will be used.




$TBAO

5% SLOPE o : | _.*_____*.

10% SLOPE

BACK ROW, ETIAGf

10% SLOPE

18% SLOPE



The Vistas Master Plan & Community Design Standards

All cuts and fills within the landscape corridor located along Vistaridge
Parkway will be landscaped according to the landscape plans. Landscaping
will include the use of drainageways/creekbeds, irrigation systems, paths,
trees, grass, etc. Please refer to landscaping plans for greater detail. All
slopes located outside the landscape corridor will be stabilized as follows:

The construction of roadways will be limited to grades of 8 percent on
streets with "poor* solar exposure and 10 percent whers solar expasurs is
*‘good® uniess approved by the public works director. Cut and fill slopes
along roadways will be limited to 2:1 In areas where the natural ground has
cross siopes of 15 percent or less. in areas of steeper cross siopes, cuts and
fills of 1:1 gradient are proposed In order to reduce the visual impact of the
siopes. Retaining walls may be used in cut siopes along areas of steep cross
siopes. if a cut slope exposas stabilized rock, steeper slopes may be used
subject to approvai by the Washoe Storey Conservation District, the soils en-
gineer and the project engineer.

Areas located within the common areas but not affected by any land disturb-
ing activities will remain in their natural state (other than limited enhancement
planting such as wild flowers). Areas located within the common areas and
where land is disturbed will be stabilized as follows:

1) SIopes flatter than 2:1 will sither be mechanicaily stabilized or landscaped
(plantsd with a seed mixture approved by Washoe Storey Conservation Dis-
frict). Permanent or temporary irrigation systems will be used Iif conditions
warrant. Please refer to the landscape ssction of this report for suggested
planting types and methods.

2) Slopes steeper than 2:1 will be mechanically stabilized, likely using rocks
found on the site. Slopes which approach 1:1 will have the base layer of
~ rocks anchored 3o as to prevent the rocks from siiding down the hill. Plant
material and terracing will be Incorporated where practical to soften the
‘slopes. Other freatments may be used subject to approval by the pubnc
works director.

3) Due to the rocky nature of the soil, a cut slope exposing stabilized rock
may remain steeper than 1:1. All rocky siopes with gradients stesper than 1:1
will be approved by the public warks director, the soiis engineer, the pro]ect

I engineor and the Washoe Storay Conservation District
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Slopes locatsd on lots will generally be 3:1 or flatter. Slopes steeper than
3:1 will have an approved seed mbdure applied in the form of hydromulching
or use of other suitable techniques approved by the public works director.

Retaining walls may be required in some areas. These retaining walls will
generally be located in cut slopes and shall be constructed of or incorporate
the use of rocks and wood 1o the degree possible. (For *higher* siopes, a
combination or series of walls is an effective retaining structure and biends
well with the natural rock outcrops and siopes found throughout the area).

Grading of the lots will be accomplished as required for the construction of
homes. Grading requirements will generally follow the FHA standards, with ex-
ceptions made on occasion to better reflect the site conditions. Elevation dif-

' ferences between adjoining lots will be taken up using either slopes, step foot-
ings, refaining walls, the use of spiit ievel homes or a combination of the
above. Lots will be graded to drain toward the street whers practical. Where
common areas exist to the rear of the lots and conditions warrant, lots may be
spiit drained to the front and rear. ‘Earthen swales located in the common
arsa will direct water as necessary. '

During construction, all squipment will be restricted to areas of construction
in arder to reducs any impacts to the sensitive areas.

Design Details
All slgriaga, lighting and fencing is fo be consistent with the sitestheme sensi-
tive scheme for The Vistas. Lighting, signhage, and fencing in the project will
be of unified design. They are the threads tying the entire project togsther.
implementation of the design elements will support the emphasis placed on
creating and enhancing the natural, outdoor ranch atmosphere of the project. 7
c::nfdrmﬂy to this provision will rest solely with the ACC.

The lighting/signage/fencing scheme is described below.

Signage/Graphics
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Signage will be used as project and activity center identification, for public
-{raffic control (stop signs, road crossings, school zoning, ete.) and for puhllc
information (street names, subdivision names, special placss, stc.) Signage
will be clear and direct, reiating the required information with minimai con-
fusion. Certain restrictions related to signage are also specified in the Con-
venants, Conditions and Restrictions. All signage must be appraved by the

ACC, : .

-- The size and scale of signage will relate to its exposure to passing
viewers. For example, smaller scale signage will be used for slow moving
- traffic and in residential areas.

-- Signs will employ the various 'Vistas* logos as wlll be dwelopod and other
symbois where such symbols effectively convey meaning.

-- Signs will be an lntegrﬂ part of the design of commercial and recreational
bulidings. For exampie, commercial signage will be included on facades of
bulldlnga and luminated with indirect lighting. Whara feasible.

-- The use of standlng or hanglng signage will be minimized to the extem '
feasible. :

-- Painted or bas refief ieftering will be emphasized. Styles and graphic sym-
bois should be as simple and bold as possible.

-- All signage will use a relatively uniform color scheme and style,

Fencing will be used for securily, privacy, the safety of small children, and to |
control pets. In conjunction with other mediums, fencing will be employed to
delineate various uses and to eiiminate unsightly areas from view. Separate -

fencing standards may be established and incorporated into this handbook for _ ’

the various planning units or subareas of The Vistas. Design criteria are as fol-
lows: o

-- Fences will be made of natural materials where possible uniess itis
proven to be Impractlcal to the Architecturat Control COmmﬂtea.

- Solid fencmg will be used where security, safety and privacy is of pnmafy
concem. :
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The use of chainiink fence will be minimized. VInyI chainlink will be used
- where this type of fencing is raquired

-- Simple open fences will be used to delineate common areas from private
propqﬂy where privacy impacts are minimal.

.- On residential lots that abut a street or common area, lot line fencing will
- be discouraged whers privacy impacts are minimai. '

Lighting
Lighting will be functional and aesthefically p]easing. 1t will llluhinab sireets
and pathways, points of potential pedestrian/automobile conflict, foster a
sense of securily and light signs. Aesthetically, it will highlight entrances to
- bulldings, key areas of the ranch, and points of interest. Lighting along public

streets will be owned and operated by the governmental entity that owns the
street. .

Lighting used in residential areas will have three basic functions, Rtwill
provide a sense of security, mark a driveway at the street level and mummats
entryways and outdoor living areas. Lighting standards are presented below:

-- The scale, placement and style will be determined by its function. Ex-
ample: pedsstrian and slow vehicular lighting will be less intense and closs to
the ground

.- Soft, indirect llghllng will be smployed wherever feasible. particularly in
residential areas.

-- The support structure for lighting will be made of a material that matches
- or complemenu that of the adjoining use(s). : :

-+ The light houﬂngs will be of materials and colors harmonloua to the ad-
jacent structure(s).

.- Spillover, inirusive light will be minimized.

.- nghﬂng'colbr shouid be uniform throughout the development.'
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-~ Lights will be places whers they are most useful rather than frying fo light
entire areas. For example, they should be used to llluminate Informational and
directional signage and for security, and not for flooding an entire backyard
with light. ' ‘

-- Lighting levels will canform to standards recommended by the lliuminating
Engineers Society in IES Lighting Handbook, 4th Edition, New York, where
warranted. : _ :

-- On public streets, the style of light standard will be unique to The Vistas.
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 Stormwater

INFRASTRUCTURE

. Climate

“The climate found in the Spanish Springs Vailey is somewhat typical of the
Slerra Nevada. Thunderstorms are most frequently obssrved In the middie of
summer through earty fall. Rainfall from this type of storm is almost aiways
characterized by high intensity and short-duration precipitation.

The average annual pracipitation is less than ten inches (10%), with the wettest

- months December and January, and the driest months July, August and Sep-

tember

‘ .Temperatures have considerable daily ranges between maximum and mini-

mum, sometimes exceeding 45 degrees F. Daylime temperatures average 60

- degrees F. in the winter and 80 degrees to 90 degrees F. in the summer.

Winds fluctuate daily with light moming winds and strong afternoon wlnds
Winds are very strong in the months of July and August. -
Physical Characteristics

‘The drainage basin for The Vistas is broken into two (2) mé;ur drainage sub-
basins. Drainage basin 1 is located on the north side of the drainage basin

- and is composed of 515 acres. Drainage basin 2 is located on the south side

and is composad of 142 acres. s“ Figure 24.

The project site is in hilly terrain, with vegetation and ground cover with light
to heavy sagebrush and grass cover. The highest elevation is 4,860 in the
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northeast area. These peak areas are rocky tertiary volcanic rocks The Vis-
tas generally siopes from east to west.

The soils found in this area are bedrock on the higher eievations and ce- ‘
mented pan soiis on the lower slevations. The cemented pan is an imper-
© \ious layer composed of siity clays.

‘General Drainage Péttems

Drainage and drainage facllitles within The Vistas are practically nonexistent.
The on-site runoff on the higher elevations of the sub-drainage area *1 Is in-
tercepted at about the center of the section next to a dirt access road. This
drainage paitern continues west along the dirt road where it crossss over the:
Spanish Springs Road and then it continues west. The runoff of sub-drainage
#2 flows in the northwestern direction and crosses over the Spanish Springs
Road, :

Methodology

Hydrology calculalions were performed by two (2) methods - the HEC-1
Computer Program and the Rational Method. The peak discharge for the §5-
year, 10-year and 100-year events were determined for both the undeveloped

‘and developed conditions. A comparison was made between the resuits of .
~ the two (2) methods and showed relatively good agresment.

The input to the HEC-1 mode{ was based on a synmetlc‘hydrograph’using
the NOAA Atlas (Referencs 2) and a loss rate using Soil- Congewaﬂon Service
(SCS) curve number. The procedurs used was as follows:

- Determine preclpﬂatlon depth for the 6- hour and 24-hour duration from the
NOAA Atias (Refsrence 2). North latitude used was 39 35'00° and west lon-
. gitude used was 119 42°30".

- Precipitation vaiues wers then adjusted from the partiaiduration series fo
- annual series based on multiplying factors provided in Reference 2. Rosuqts
are shown in Tabie 8. ' :

s i oo 5 1 B oS e S K Nt A M AN o e ST s F ALl Rk e AT ST i el D ESPANG LS AUV S GV U U pot
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Table #6
Precipitation Values ,
6-Hour Duration 24.-Hour Duration

Retun - Map x Partial Annual Map x Partial Annual
Period Value Series= Serles Value Series= = Serles
(Years) ' to Annual vaiue to Annual Vaiue

: Series '  Series '

Correct'n : . Correctn

2 0.70 0.38 0.62 1.00 0.38 0.88
] 0.90 0.96 0.86 1.40 0.96 1.34
10 ' 1.10 0.99 1.09 1.60 0.99 1.58
25 1.30 1.00 1.30 200 1.00 2.00
50 ' 1.40 1.00 1.40 2.20 1.00 2.20
106 = 1.60 1.00 1.60 2.40 1.00 - 2.40

_ ‘Proclpihﬂon Data Takau at 39/35/00, north lat. 119/42/30, west long. -

-- The 2-year and 100-year, 1-hour duration vaiues were determlned by aqua-
ions 1 and 2 (Referencs 2).

- Five-minute and 15-minute duration valuss were determined by equatlons 3
and 4 (Refonnce 2)

- Six-hour and 24-hour duration vaiues were plotted on Figure 3 for the 2.,
§-, 10- and 100:-year svents. The resuiting 12-hour duration vaiues were deter‘
mined from the graph.

.- One-hour and 6-hour duration values were plotted on Figure 4 for the 2-, 5.
» 10-, and 100-year svents. The resuiting 2-hour and 3-hour duration vaiues
were read from the graph. Also, equations 5 and 8 (Reference 2) couid be -
used to determine these values. '

-- The 5-minute, 15-minuts, 1-hour, 2-hour. 3-hour, 8-hour, 12-hour and 24-
hour duration values for the §-, 10- and 100-year events were then used as
input to the HEC-1 program to form the synthetic hydrograph. These are
shown as Table 7.
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Table #7
interpolated Precipitation Data

g -2 5 10 100
5min. Eg.3 0.1 10.17 0.19 - 0.34
" 15min.  Eg.4 022 0.33 0.38 0.66
1 hr. _Eg's 0.38 0.58 0.67 1.18
| 182 | |
Fig. 3
2 hr. Fg. 5  0.45 0.66 0.80 129
3hr. © Fig.§ 0.5 0.73 0.89 1.39
Eg. 6
§hr.  NOAA 062 0.8 100 160
ATLAS
12 hr. Fig.4 075 1.10 1.34 2.00
24 . NOAA  0.88 1.34 1.58 2.40

ATLAS

-- The loss rate was based on an SCS curve number of 82.

.- The sés unit hydrograph was the output hydrograph. The shaps of this‘
hydrograph is only dependent on the lag ime. The lag time was determined

by the equation:

Lag = 0.72 (LLg) %3¢  (Reference 3)
‘ 5.5 :

. For the developed condition, an impetvious area of twenty-five bérc’eni
(25%) was used in order to reducs the 10ss rate determined by the SCS curve
number.
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The resulting HEC-1 peak flow-rates for the undeveloped and developed con-
ditions are tabufated in Tabies 8 and 9.

Table #8

HEC-1

Peak Runoff Summguy - Undeveloped

Flow in Cubic Feet per Second

Area Area
No. (Sq.Miles) 5-yr. 10-yr. 100-yr.
1 0.80 36 59 173
2 0.22 12 20 60
182 1.02 47 78 226
Table #9
HEC-1
Peak Runoff Summary - Doveloped
Flow in Cubic Feet per Second
Beturn Period
Area Area -
No. ~ (Sq. Miles) §-yr. 10-yr. 100-yr.
1 0.80 78 105 231
2 0.22 27 35 79
182 1.02 103 137 303

The Rational Method calculations were based on the formula Q=CIA. An un-
develaped runoff coefficient of 0.15 and a deve!opeq runoff caoefficient of -
0.29 were used. The intensities (i) were derived from the City of Sparks rain-
fall intensity curves for the 5-, 10- and 100-year storm events. The resqm of
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the Rational Method calculations are shown In kTables 10 and 11 foi' bblh the
undeveloped and developed conditions.

Table #10
Rational Method -

Peak Runoff Summary - Undevsioped
Flow in Cubic Feet per Second

Area Area

~ No. (acras) 5.yr. 10-yr. 100-yaar
1 515 46 61 112

2 142 12 17 31
1%2 657 57 78 -+ 143
~ Table #11

Rational Method - L

Peak Runoff Summary - Developed
~ Flow in Cubic Feet per Second

Beturn Perod
- Area  Area » 7
No. ~ (acres) - §-yr. 10-y1. 100-yr.
1 515 87 118 217
2 142 24 32 59

. 182 857 . 111 150 278
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~Storm Water Management

Storm water management and ground water recharge have received con-
siderable attention in recent times in the Truckee Meadows and more especiai-
ly in the Spanish Springs area. The storm water management plan includes :
two (2) levels. First, a storm water collection system will be designed to inject

. the storm water to the ground water aquifer. Second, the increased runoff
from the 5-year storm that is caused by the development will be reduced {o a'
minimum, with the proposed infiltration drainage system. Only forly percent
(40%) of the proposed site will be covered with impervious area. Details of -
the infiltration systems are shown in Figure 26. The proposed groundwater
recharge system will function as follows:

a) The storm drain system will be constructed with tongue and groove rein-
forced concrete pipe laid “open joint'. The pipe may be bedded and back-
filled with suitable material. No clay material will be used In bedding or back-
fil. .

b) Trapézoldal channeis or apen drainage interceptors shall be constructed‘
throughout the subdivisions. '

In summary, the peak storm water runoff will be reduced considerably by the
infiltration and storm drainage system. This infiltration system will reduce the
storm flows well beyond the increased runoff (5-year recurrence). Thus lend-
ing itseif to grbundwater recharge that is definitely needed in the Spanish

Springs Vatley.
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| Sewerage

‘Sewerage for this project will be provided by the Reno-Sparks joint treatment
plant. Based on the 325 gallons per day per unit treatment standard, and an
anticipated build-out of 1,800 units, the required capacity is 520,000 gallons

_ per day.

Connection will be provlded to the Clty of Sparks collection system by an out-
fall sewer, approximately 7,445 feet in length. This outfall sewer will connect
to the existing tweive-inch (12*) trunk sewer, which serves the Spring Creek

. Subdivision in Spanish Springs Valley. (See Figure 25.) o

The ten-inch (10*) dlameter outfall sewer will have a full-flow capacity of
$23.000 gpd. at a minimum siope of 6.0025. This will be adequate to serve
all the 1,600 units planned for this project. )
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Traffic Impact Analeis

Here, the traffic impacts associated with The Vistas are described. Along
with the analysis of existing conditions, level of service analyses are presemed
for the following two scenarlos

-- Year 2002 Background Conditions (no development); and
- Year 2002 Background plus The Vistas Project (1600 +_ units)

Based upon discussions with RTC staff, the analyses of the above scenarios ;
assume the construction of a full interchange at the Sparks Boulevard/-80 junc-
tura. : ' :

Background Growth

Based on projected residential, commercial and Industrial growth within the -
study area, year 2002 background volumes were deveioped from RTC modei
runs. Figurs 29 Hlustrates the weekday average daily traffic (ADT) volumaes on
the key roadway links. These figures show that background traffic is expected
to increase between 2.5 to 61 imes the existing volumes.

‘Project Trip Generation and Distribution

Current plans call for about 1,600 residential units to be constructed in The
Vistas. Approximately 10,050 trips will be generated from this development on
an average weekday. From the RTC model, these trips were then distributed
onto the roadways in the study area. Figure 30 shows the future 2002 ADT
volumes with the project traffic added.

Level of Service Analysis

The traffic impacts due to a proposed development are typically assessed in
terms of the ability of the supporting road system to accommodate site-genera-
ted fraffic. The operating characteristics and the voiume-to- capacity ratios of
various leveis of servics are described in the appendix.
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~ Capacity calculations were conducted for both of the scenarios described
earlier. Table 12 shows the results of these calculations for the key roadway
links. ' : o

As shown, the background growth to the year 2002 will cause considerabie
congestion along several roadway links within the study area. Five links will
operate unacceptably in the year 2002, with three of those operating at Level
of Service F. Sparks Boulsvard from East Prafer to |-30, East Pratqr' Way from
McCarran to Howard, and East Prater Way from Howard to Sparks Boulevard.
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TABLE 12
FUTURE ROADWAY LINK(
~ OPERATING CONDITIONS

Year 2002 Year 2002 '
- Existing Background w/Project
Link V/IC Lo§ V€ LoS VC LaS

Sparks Boulevard:

Disc to Shadow 006 A 022A 0.5 A
Shadow fo Baring 003 A 011A 0.33 A
Baring to E. Prater 009 A 058 A 063 B
E. Prater to 1-30 002 A 149 F 155 F

‘ 0.75C® 077 Cc®

Vista Boulevard:

Disc to Baring 003 A 009 A 0.23 A
Baring to E. Prater 014 A 090D 0.99 E

: 0.60A®  0.68 BO

E. Prater o 1-30 015 A 053 A 060 A

Baring Boulevard: :
McCarran to Sparks 046 A 095 E 111 F

0.63 B® 0.74 C®

Sparks to Vista 0038 A 062 8B 067 B
E. Prater Way: _
MeCarran to Howard 0.63 B 109 F 128 F

- 0.73 Cc™ 0.85 DO
Howard fo Sparks 041 A 1.03 F 112 F
. 0.69 B® 0.75 C®
Sparks fo Vista 017 A 0.58 A 063 B
interstate 80: ,
McCarran to Vista 0.30 A 0.64 B 065 B
Sparks to Vista 0.30 A 0.41 A 041 A
NOTES:

1. At-grade roadway calculations based upon capacity of 7,200
vehiclesstane ADT, freeway calculations based upon capacity of 16,000
vehicles/lane ADT. v '

2. Widen cross section to sight lanes.

3. Widen cross section to six lanes.
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The other nine links will continue to operate efficiently with V/C ratios ranging
from 0.09 to 0.64 (Levels of Service A to B).

With the addilion of project traffic, the same five congested links (with unac-
ceptable leveis of service) will become somewhat worse. The Baring
Boulevard McCarran-to-Sparks link will experience an increass in V/C ratio
from 0.95 (LoS E)to 1.11 (Los F). Also, the V/C ratio for Vista Boulevard be-
tween Baring Boulevard and East Prater will increase from 0.90 (LoS D) to
0.99 (LoS E). The three other congested links will remain at Level of Service
F. : ’

Although the other nine roadway links are impacted by project traffic, they
‘Wwill stit operate weil within accaptable levels with V/C ratios ranging from 0.22
to 0.67.

: Miﬁgation Measures

Based upon the resulls of the capacity caicuiations, it is apparent that the
roadway links that will operate unacceptably with the project developed are
links that will already be operating unacceptably due to just the projected 2002
background traffic. Therefore, the following mitigation measures will be
needed by the design ycar and are made necessaty in large part by non-
project developmem:

- Widen Sparks Boulevard between E. Prater and I-80 from four to eight
lanes;

- Widen Vista Boulevard between Barlng Boulevard and E. Prater Way from
four to six lanes;

- Widen Baring Boulevard to six lanes between McCarran Boulevard and
~ Sparks Boulevard; and

. Widen E. Prater Way to six lanes betwesn McCarran Boulevard and
Sparks Boulsvard. :

As shown in Table 12, the addition of these mitigation measures will allow all
of the key roadway links to operate acceptably (V/C = 0.85 or less) for both
the year 2002 background and year 2002 background plus project scenarios,
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Air Quality Impact Analysis

The Truckee Meadows is presently in *non-atainment’ for carbon monoxide

“and total suspended particulates. To be considered in non-aftainment, oniy
two exceedences of the Federal Alr Quallty standards per year are required.
1987 is the year in which attainment must be accompiished or the EPA wiil im-
pose‘,sancﬂom such as withholding certain highway funds. The present attain-
ment strategy is based on a roll back anaysis of the relationship between
gross emissions in the Truckee Meadows and the magnitude of the present ex-
ceedences. The gross emissions are 'rolled back® or reduced to an allowable
“tlons per winter day* as a percentage of the Federal Air Quality standard and
the current emlssion violation vaiue.

, The primary sources of carbon monoxide are motor vehicles and wood
stoves, with wood stoves contributing a large percentage of the total
suspended particulates that gives the air the *hazy* look due to light scattering
by the small particulates. The magnitude of dll other sources for carbon
monoxide such as natural gas combustion is only a few percent of the total
for motor vehicles and wood smoke. :

~ The Pollution Standard index (PS1) is a weighted measure of the various pol-
lutant concentrations and is indexed so that a PSi of 100 indicates an air
quality axcesdence of one of the five poliutants which are carbon monoxid'e
(CO), sulphur oxides (SOx), nitrogen oxides (NOx), hydrocarbons (HC) and
total suspended particulates (TSP). These pollutants are momtared by the
Washoe C‘.oumy District Heaith Department. ,

Alr quamy violations for CO values typically occur in December and January
during periods when cold air in the valley Is trapped by a layer of warm air
above the vailey. Thesse “inversions® last for several days and aliow littie
mixing or replacement of the air in the valley. Alr quality monitoring data.of .
CO show that the highest values occur late at night around 11 PM and that the
lowest values occur during the mid afternoon. The CO excsedences are of
the eight hour standard of 9 ppm. The ons hour standard of 35 ppm has
never besn sxcesded in the Truckee Meadows. Current CO monitoring being
conducted by Comprehensive Panning in the immediate vicinity of Plumb
‘Lane and Kietzke Lane in February of 1987 shows vaiues of § ppm at § AM In
the morning when no fraffic is present. At peak hour conditions, the upwind
monitors show only a few parts per million while the downwind monitors are
showing higher values contributed by the adjacant traffic. '
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The fact that the highest CO values occur late at night and are quite sig-
nificant even with no nearby lacal coniributing activity indicates that air quality
violations ars contributed to on a region wide basis over a twenty-four hour or
longer period depending on the length of the inversion. - Individual intersec- -
tions do not directly cause exceedences but rather contribute along with all
‘other activities in the Truckee Meadows. |

To improve or at least not further degrade the air quallly, it is necessary to
reducs smissions during those several days a ysar when the Truckee
‘Meadows is under an inversion condition. Improved wood burning practices.
and catatytic equipped stoves will help. Fres burning fireplaces emit sig-
nificantly less CO and TSP than do tightty banked wood stoves. The Washoe
COunty Heaith Department currently has the authority to require the cessation
of wood buming when the PS! exceeds 100. Since wood burning occurs in :

~ the evening, this has a direct impact on ‘that time period when concentrations
are the highest. Such episodic solutions are not recognized by tho EPA as an
accaptable non-attainment strategy, however.

Additional reductions in air quailty emissions can be made by reducing traf-
fic congestion, sspecially in reducing the number of vehicies required:to stop
and then accsierate as accsleration emissions are 10 imes higher than cruise
emissions. Such reductions can be accomplished by intersection improve-
ments, timing of the traffic signais so that traffic flows through the streets
rather than from intersection to intersection and by dispersing trip atiractions

, so that traffic is not concentrated on particular corrldors or channelod through v
E canain intersactions. .

The attainment of the Federal Alr Quality standards in the Truckee Meadows
_is almost at the whim of the weather. Given a severe inversion lasting four fo
six days In December or January, violations are almost certain. There ara,
however, things such as traffic flow which can be improved and wood burning
~ which can be made more efficient or curtailed as necessary to improve air
qualily the entire year and lessen the severity and frequency of the violations.
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Fire Protection/Prevention

- Several measures are being taken to ensure adequaté fire protection is af-
forded in The Vistas.

Class A roofing (concrete tiles) is required for all resldanﬂal structures in The
Vistas.- Also, where deemed necsssary by the Sparks Fire Depariment, flre
fuel breaks will be placed around devefopment projects.

Of note is the proposed impact fees that will fund the land acquisition, con-
. struction and equipping of the fire station to serve the Spanish Springs Annexa-
ion Area. This $700,000+ project is a *first phase’ capital improvement
project in the Spanish Springs area and will be locatad in The Vistas,

Parks & Recreation

_ Anine + acre park site is designated in The Vistas master plan for use as a
public park and as a joint use facillty with the adjoining etemsntary school. -
The joint use feature serves to make better use of the area and also allows
shared maintenance responsibilities for the park area. The park site is located
near the population center of The Vistas and generally meets the 0.5 mile "ser-
vice standard®. No balifields or organized athietic fields are proposed be-
cause this would be contrary to hiliside concerns and also because the 4,000
to 4,500 project population doesn’t warrant thoss kinds of facillﬁqs. The park
is snvisioned as being oriented around children play areas (le. ‘tot lots®), infor-

. mal turf play areas, and passive park space. The Vistas’ population does jus- '
ity the inctusion of 2+ tennis courts and one or two game courts (eg out:
door basketball courts).

The Vistas’ developers would aiso like the City of Sparks to consider
Residential Construction Tax (RCT), or park tax, credits for certain private
facilities in the project. Specifically, the bicycling/jogging trails will be open to
the public and, along with the associated landscaping, serve important and
useful recreation purposes. Therefore, these facilities should be considered -
for RCT credit. Also, small “pocket parks*, accommodated tot lots, etc. could
be interspersed within each or some of the villages to provide very convenient
recreational resources. Again, this would serve to mest RCT objectives. The
*beauty* of this concept is that operation and maintenance (O & M} costs ars
voluntarily shifted to the private sector (the homeowners association). With the
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association in place and its existing O & M commitments, the additional bur-
den would be relatively minor for The Vistas' residents.

Impact Fees & Other Mitigation Measures

Thé use of impact fees to ensure the costs of growth are propsarly accom-
modated in the Spanish Springs area is endorsed by The Vistas as long as
mefeesmmmammwunmmmmsemmm»

* One noteworthy point is that the use of RCT credit is proposed with The Vis-
tas. At $1,100 per home (the estimated RCT revenue on a $100,000 home),
The Vistas will generate over $1,750,000 in RCT and the larger Spanish
Springs area will provide about $7,700,000 in RCT revenue (7,000 homes @
$1,100). There are a minimum of six neighborhood parks proposed in the
Spanish Springs area. if these parks sach cost, say $500,000, about
$3.000,000 (8 parks) to $4,000,000 (3 parks) would be needed o meet the
projected needs. Thus, with the impact fees at least partially covering the
$3,600,000 in leisure services capital costs projected for the Spanish Springs
Annexation area, $3,500,000 to $4,500,000 in RCT may be available for RCT
credits or other uses. The use of RCT credits may be a desirable “tool* for
the City of Sparks to use in sncouraging site-sensitive, innovative planned unit
development in the area and fo voluntarily shift the operaﬂng and malmenance
burden to the private sector.

The staff report that was reviewed by the City of Sparks Planning Commis- '
sion on April 23, 1987 and recommended for public hearing follows.




 CITY OF SPARKS
PLANNING COMMISSION AGENDA ITEM
- 'MEETING DATE:__April 23, 1987

Subject: . Fiscal impact fees for development in 'Spanish
Springs Valley ) ‘ ,

Petitioner: Planning Department

Remwwim. The Planning Department is recommending that the
Planning Commission review the cost/revenue analysis and determine
if the proposed fiscal impact fees are appropriate for development
in Spanish Springs Valley. ~ -

- Background/Analysis/Alternatives

- BACKGROUND

Historically, when a developer sought to subdivide property, city
regulations required that the 'developer was responsible for
providing all " the improvements within the. subdivision. For
decades, it was the developer paying for internal subdivision
improvements while the public assumed the cost for providing -
necessary external off-site improvements such as roads, water
mains, sewer interceptors, parks, fire stations, police services,
and other public services as may be required. Lacking any specific
authority, cities were not able to require developers to pay for
off-site improvements through their subdivision regulations. This
was despite the fact that these off-site improvements could be
specifically attributed to the proposed new developments. : :

Times have changed, cities are struggling to meet their annual
budgets and people have realized that subdivisions have an impact
on city services beyond the. subdivision boundaries. What has
evolved 1is the requirement for off-site improvements to be
provided by developers through the use of exactions or impact -
fees. The rapid use of such systems by cities has been akin to a
tidal wave. However, in the rush to use these systems to shift the
cost burdens, there has been a concern that these systems could be
misused. In order to avoid the claim of misuse by developers there
have been at least six key issues which should be addressed by
cities in developing a legally sound impact fee system. These are:



Linkage with comprehensive plan

The most defensible impact fee systems are those supported by
a comprehensive plan. Competent plans are evidence of a-
communities' commitment to plan for future growth and

‘development.

Defining facility service areas

Definition of service facility areas are necessary because a
defined service area should be related to the programming of
capital improvements. An example of this is that Sparks has

- defined 1its fire station service area as a maximum two mile

running distance from the fire station. As new development
occurs, new fire stations are programmed into the Capital
Improvements Program to comply with this standard (i.e. Greg
Street Station to be constructed this summer).

Evaluating Séririce Adequacy

All impact fee systems must address the initial question of
impact upon existing facilities or capacities. If existing
facilities and service 1levels are adequate by adopted
standards to absorb the impact of new development, them there
is not a need for impact fees. However, if the existing
facilities and service levels are not adequate to absorb the
impact of new development, then there is a. justification for

- impact fees.

: Pricing of Impacts

Charging more than the total cost of the £facility to Dbe
improved from ome or all projects whose total impacts equal
the total facility need, could constitute 'double taxatiom".
The common solution to the double taxation issue is to conduct
sufficient fiscal .and economic analysis to define the nature
of the revenue and costs incurred due to all projects
involved. Once this is donme you need to demonstrate that the
combination of impact fees and revenues will not exceed one
hundred percent of the cost of facility expansion. ‘

Administering Revenues

The adoption and implementation of an impact £fee system
constitutes the beginning of a variety of operatiomal and
administrative activities. Trust funds for earmarked fees must
be established by ordinance. Of necessity a series of policy
and procedural issues must also be addressed. :
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First, the transaction point at which the impact assessment
and fee payment are to occur must be established. Some systems

‘initiate assessment at any point within the development =
process but defer payment until issuance of the building

permit. Others assess and collect entirely at the building
permit stage. A second issue involves permitting the
construction or installation of improvements by the developer
in lieu of making payments to the trust fund. Such options
must rely upon the use of contractural development agreements.
A third issue involves the adjustment of assessments which
have been deferred to recognize fluctuating construction and
land costs through inflat:ion%deflation indexes.

6. Administering Expenditures

Another critical issue involved in the management of an impact
fee system . involves the administration of expenditures to
insure reasonable developer benefits in the provision of
expanded facilities and services. All fees must be expended
for the purposes collected within a reasonable period of time..
And futher, any methodology should insure that total fees
collected and expended do not exceed 100 percent of the cost
of the needed facility. If collected fees have provided 100
percent of the cost and a fee is still being collected for the
same facility purpose, the system has either overcharged
everyone, mis-estimated the total facility cost, or failed in
apportioning fair share.

ANALYSIS

The Planning Commission and City Council recently approved the

Spanish Springs Ammexation Study. Part of this study contained a
fiscal impact analysis to determine if development in Spanish
Springs would cause greater costs to the City than what revenues

"could be generated. It was determined that costs would be greater .
‘than revenues and a policy was adopted to develop an impact fee

system. Development of this proposed impact fee system is based on
the comprehensive planning done in the Spanish Springs Study as
well as the City Master Plan. In addition, both of these studies
define the facility service areas and the adequacy or inadequacy

~of these facilities to handle the projected development in Spanish

Springs Valley.

A substantial amount of financial analysis has been done to

determine the magnitude of financial impacts on the City from

development in Spanish Springs Valley. This analysis 1is
illustrated by the seven tables following this report. A brief
summary of each table follows: ,



Table I =~

’Table II -

Table III -

Table v -

Table V -

Table VI -

. the Spanish Springs area.

. B

This table illustrates the different sources of
recurring revenues generated by a typical single
family home ‘valued at $100,000 in the City of Sparks.
Total revenues generated by this typical home are

$571.85 per year. - ; - ‘

This table projects the revenues which would be
generated by development of the proposed 7000 homes in
the Spanish Springs area over the next fourteen years.
Total revenues generated during this fourteen year

period would be $26,494,400. ' '

This table illustrates the additional City .personnel
that would be required as a result of development into

This table illustrates the financial costs incurred by
the hiring of additional City personnnel. : ,

This table illustrates the additional non-recurring

costs for road, fire, police, public works, and
recreational improvements necessitated by development

~in Spanish Springs Valley. Total capital costs for

development of the 7000 homes is $8,390,000.

'This table illustrates recurring and non-recurring -

costs incurred by the Spanish Springs development. The

- total costs incurred to develop the 7000 homes in

Table Vil -

Spanish Springs Valley is $30,573,990.

This table summarizes the previous six tables. The

total <costs incurred to complete developmernt in -

Spanish Springs is $30,573,990. The total revenues
generated during this period are $26,494,400. The
total deficit incurred by the City £from this
development is $4,079,590. If you divide this deficit
equally among the 7000 homes built in this area you

~come up with a proposed development impact fee of

$582.80 per house based on current prices.

The conclusion drawn from this financial analysis is that a impact
fee of $582.80 per house would be required along with the
projected revenues from these homes to meet 100 percent of the

.costs incurred from this development. Administratively it would be
- the simplest to collect this fee at the time of issuance of a

building permit. Because the development period of this area will

extend over fourteen years the impact fee should be tied to a cost ‘
of living or inflation index. This would protect the City £from

gathering these fees and not having sufficient funds to provide
improvements because of inflationm.

-



RECOMMENDATION =

The Planning Department is recommending that the Planning
Commission review this report and decide_ whether..they--would -like
to schedule this for an additional review session or a public
hearing. ‘

Respe.ct ly submitted,

RICK JOHNSON, A
SENTOR PLANNE@/

,RJ/].e



TABLE I

£

PROJECTgD'RECUR§;NG REVENUE PER DWELLING UNIT

RECURRING REVENUES - ~ ANNUAL PER DWELLING UNIT
GENERAL FUND |

PROPERTY ,TAXES B $ 69.09

SUPPLEMENTAL CITY/COUNTY

RELIEF TAXES o 189.77
BASIC CITY/COUNTY

RELIEF TAXES : 159.55
CIGARETTE SALES TAXES 46.28
LIQUOR EXCISE TAXES 7.18
MOTOR VEHICLE PRIVILEGE TAX - 21.60
DOG LICENSES T2
BICYCLE LICENSE ' .01
UTILITY FRANCHISE FEES |

GAS, ELECTRIC, WATER' , . 32.00

TELEPHONE | 9.00

GARBAGE . 1.20

CABLE TELEVISION = 3.60
MUNICIPAL COURT FINES 31.85

TOTAL GENERAL FUND OPERATIONS | $571.85



"TABLE II

SPANISH SPRINGS VALLEY REVENUE ANALYSIS

, ‘TOTAL
; ANNUAL REVENUE
o ANNUAL NO. TOTAL NO. (571) TIMES TOTAL
YEAR HOMES BUILT HOMES BUILT NUMBER OF HOMES -
- 1987 100 ' 100 $ 57,100
1988 . 300 ' 400 : g 228,400
1989 500 ; 900 513,900
1990 ‘ 500 ' 1400 799,400
1991 500 : 1900 1,084,900
1992 500 , 2400 ' 1,370,400
1994 500 ; : ‘3500 1,941,400
1995 . 600 , © 4000 « 2,284,000
1996 600 : 4600 ' 2,626,600
1997 ' 600 ' 5200 2y 969 9200
1998 600 ' 5800 ' 3,311,800
1999 600 ‘ 6400 .. 3,654,400
2000 - 600 7000 3,997,000

TOTAL REVENUES GENERATED FROM BEGINNING (1987) TO COMPLETION (2000) OF APPROVED
ANNEXATION IN SPANISH SPRINGS VALLEY $26,494,400. |



TABLE III

ADDITIONAL PUBLIC PERSONNEL REQUIRED

FIRE DEPARTMENT
CAPTAINS
PUMP OPERATORS
FIREFIGHTERS

POLICE DEPARTMENT
T PATROL OFFICERS

PUBLIC WORKS DEPARTMENT

MAINTENANCE YARD
STREET CREW
SEWER LIMES CREW
PARKS CREW
TRAFFIC CREW

LEISURE SERVICES
RECREATION SUPERVISOR

COURTS :
CLERKS & MARSHAL

ADMINISTRATION
FINANCE DEPARTMENT
PERSONNEL
PURCHASING
EQUIPMENT SERVICES

2500 HOMES

3
3
6

BN VIRPS VY X VY]

la—‘.—l—l—l

TOTAL ADDITIONAL PERSONNEL REQUIRED 34

5000 HOMES

3
3
6

10

DN OLNE

l-l—-l—-l—‘

u8

000 HOMES
3

3
6

10

T wewwowm

57



FIRE DEPARTMENT

PERSONNEL & EQUIPMENT

POLICE DEPARTMENT

PERSONNEL, EQUIPMENT

AND VEHICLES
PUBLIC WORKS
. MAINTENANCE YARD
PERSONNEL & EQUIPMENT

' STREET DEPARTMENT

PERSONNEL & EQUIPMENT"

SEWER DEPARTMENT
PERSONNEL & EQUIPMENT

' PARKS DEPARTMENT
PERSONNEL & EQUIPMENT

TRAFFIC DEPARTMENT

PERSONNEL & EQUIPMENT

LEISURE SERVICES

PERSONNEL & EQUIPMENT

COURTS

PERSONNEL & EQUIPMENT

ADMINISTRATION ,
PERSONNEL & EQUIPMENT

UTILITIES

ELECTRICITY FOR STREET LIGHTS

TRAFFIC SIGNALS

WATER FOR PARKS & FIRE'

HYDRANTS

TOTAL ADDITIONAL ANNUAL PUBLIC

COSTS

TABLE IV

2500 HOMES

- $ 457,000

205,000
90,000

157,000
24,885
97,664
60,375
40,000

.3o.ooo

100,000

91,800

46,200

$1,400,424

ADDITIONAL ANNUAL PUBLIC COSTS

5000 HOMES

7000 HOMES

$ 457,000 $ 457,000
410,000 310,000
120,000 150,000
315,000 450,000

49,770 71,110
225,848 262,472
120,750 169,050

40,000 80,000

60,000 90,000
100,000 100,000
181,800 258,000

98,1400 129,600

$2,178,568  $2,587,232




. TABLE V

L]

ADDITIONAL NON-RECURRING PUBLIC COSTS

0=-2500 HOMES

FIRE DEPARTMENT

FIRE STATION, Jﬂﬂﬁl& ENGINES $ 700,000

POLICE DEPARTMENT : o
RADIO REPEATER ' ‘ 5,000

PUBLIC WORKS DEPARTMENT
MAINTENANCE YARD, biNE-,
BUILDING & EQUIPMENT

MAINTENANCE CREWS ‘ 45,000
PICKUP TRUCKS ,
PARKS CREWS S
MAINTENANCE EQUIPHENT : 30,000
. TRAFFIC SIGNALS 2 180,000

' ROAD IMPROVEMENTS
ADD 2 LANES ON SPARKS BLVD.
FROM DISC TO BARING BLVD.

ADD 2 LANES ON SPARKS BLVD,
FROM 'PRATER TO I-80

ADD 2 LANES ON VISTA BLVD.
. FROM BARING TO PRATER

ADD 2 LANES ON BARING BLVD.
FROM MC CARRAN TO SPARKS BLVD.

ADD 2 LANES ON PRATER WAY
FROM MC CARRAN TO SPARKS BLVD. 250,000

LEISURE SERVICES
MULTI-PURPOSE ATHLETIC FIELDS
AND LAND -140005000
ALF SORENSEN EXPANSION
SHADOW MOUNTAIN BARN

MISCELLANEOUS CAPITAL EXPENDITURES __ 500,000

_ TOTAL ADDITIONAL NON-RECURRING
PUBLIC COSTS B © $2,710,000

TOTAL ADDITIONAL NON-RECURRING
PUBLIC COSTS, 0-7000 HOMES

2500-5000 HOMES

$ 700,000

45,000

60,000
80,000

250,000

125,000

6005000
900,000

00,000

$3,260,000

50007000 HOMES

$ 145,000

30,000
120,000

/375,000

250,000

600,080
500,000

500,000
$2,420,000

$8,390,000



 TABLE VI -

SPANISH SPRINGS VALLEY COST ANALYSIS

NON~-RECURRING TOTAL ANMNUAL
: ) (TOTAL CAPITAL RECURRING AND
| RECURRING COSTS DIVIDED NON~-RECURRING
YEAR - ANNUAL COSTS BY 14 YEARS) COSTS
1987 $ 233,400 ‘ $599,285 $ 832,685
1988 466,800 599,285 1,066,085
1989 700,200 - 599,285 1,299,485
1990 . 933,600 . . 599,285 : 1,532,885
1991 1,167,000 599,285 1,766,285
1992 1,400,400 599,285 1,999,685
1993 - 1,594,925 599,285 2,294,210
1994 1,789,450 599,285 2,388,735
1995 - - 1,983,975 , 599,285 2,583,260
1996 2,178,500 599,285 2,777,785
1997 2,280,675 599,285 v 2,879,960
1998 2,382,850 599,285 2,982,135 .
1999 . 2,485,025 599,285 3,084,310

2000 2,587,200 599,285 3,186,485

TOTAL COSTS INCURRERD FROM BEGINNING -(1987) TO COMPLETION (2000) OF APPROVED
ANNEXATION 'IN SPANISH SPINGS VALLEY $30,573,9090.



TABLE VII

COST/REVENUE SUMMARY AND DEVELOPMENT
IMPACT FEE DETERMINATION

TOTAL COSTS INCURRED FROM BEGINNING (1987) TO COMPLETION
(2000) OF APPROVED ANNEXATION IN SPANISH SPRINGS VALLEY

TOTAL REVENUES GENERATED FROM BEGINNING (1987) TO
COMPLETION (2000) OF APPROVED ANNEXATION IN SPANISH
SPRINGS VALLEY

TOTAL DEFICIT INCURRED BY CITY FROM APPROVED ANNEXATION
IN SPANISH SPRINGS VALLEY

-

TOTAL DEFICIT ($4,079,590) DIVIDED BY 7 000 HOMES BUILT
IN SPANISH SPRINGS VALLEY -

$30,573,990

$26 ,494,400

~ $4,079,590

-~ $582,80 PER
HOUSE DEVELOPMENT
IMPACT FEE
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5.  Appendix

- List of Appendices

‘Protective Covenants, Conditions & Restrictions
 Traffic Study

Planting List

G@chnical Report

Hydrology Report




] PROTECTIVE COVENANTS CON DITION S
; & RESTRICTIONS

j ‘ . These Covenants apply generally to The Vistas in its entirety. Suppiementary
' Covenants, Conditions and Resfrictions may be filed with any final map or with

the Issuance of building permit or in conjunction with any land sale where

slight modifications o these covenants are deemed necessary and desirable.

; , These changes may be either more stringent or more lenient as the specific

] v ‘cass may require in the opinion of the Declarant.

INDEX
I : " DECLARATION OF PROTECTIVE COVENANTS
k , | - THE VISTAS :

. L DEFINITIONS

: : .  LAND USE
; ; ' AL Single Family Residential
1. Minimum Area
2. Height Limitation

- X Buiiding Envelope
-B. Multiple Family Residential
' Location
Minimum Living Areas
Carport or Garage
Areas Heid in Undivided lmarests Within Multiple Family Resigentia
Draperies in Muitiple Family Residential Unite

AN
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C.

Common Areas

1. Ownership

2. Use

3. Maintenance

4, Subsequent Dedication
RESIDENTIAL RESTRICTIONS

FNXXESCHOPOROZErA-"TOMMDO®Y

ARE A

Accsssoty Outbuildings

Complstion of Construction

Prohibition Against Used Structures

Maintenance of Lots

Disposal of Sanitary Waste

Fences

Nuisances

Signs

Animals ‘

Garbage and Refuse Disposal

Concealment of Fuel Storage Tanks and Trash Receptacles
Antennas :
Travel Trailers, Motor Homes & Boat Storage
Defacing or Removal of Common Area Improvements
Limited Access

" Resubdivision or Joinder of Lots

Operation of and Motor Vehicles
Utility Lines

No Commercial Enterprise
Temporary Structures
Peacsful Enjoyment
Excavation

Certificate of Occupancy
Cilothes Lines
Landscaping

Garages or Carports

No Commercial Leasing
Building Height '
Exterior Lighting

Exterior Walls & Trim
Rools

Construction Procedures




‘. THE ARCHITECTURAL CONTROL COMMITTEE
General Powsrs

- Committee Membership
Grounds for Disapproval
Rules and Reguiations
Variances
Certification of Compliance
Administrative Fees
Liability
Principal Office
‘Enforcement

SrIpMmMODOmy

V. THE VISTAS HOMEOWNERS ASSOCIATION, A NON-PROFIT CORPORA-
TION ; ‘ ‘
General
Control of Association by Declarant
"~ Membership ‘
Membership Rights, Privileges and Obligations
Dutiss of Association

moowpy

s
7
i
5
a

Annual Assessments
Special Assessments
Notice

New Units

Collection and Lien
Priority of Lien ‘
Enforcement

Proof of Payment
Suspension

Fiscal Year

AETTIOMMUO®Y

Vi. EASEMENTS
A Reservations
Utilities
Siope and Drainage
Paths, Tralls and Greenbelts
Other Easements
Transfer of Easements

mAhwp




B. Use of Maintenance by Owners
C. Liabllity for Use of Easement
D. . Modification

Vii. ANNEXATION
A Property to be Annexed
B. Manner of Annexation
- IX. . REMEDIES
A. - Enforcement
B. Suspension of Privileges
C. Cumulative Rights
- X. GRANTEE'S ACCEPTANCE
Xl. SEVERABILITY
Xil. CAPTIONS
Xil. TERMS AND AMENDMENTS
XIV.  INTERPRETATION
XV. DISCLAIMER OF UABILITY
EXHIBITS
A

Supplemental Declaration. (To be included with individual projects as

needed).
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DECLARATION OF PROTECTIVE COVENANTS

THE VISTAS

- THIS DECLARATION is made on ____(date) by (the Dactarant),
(legal description),

RECITALS

Declarant is the deveioper of that certain real property located in the County
of Washoe, State of Nevada, known as The Vistas, as shown on the master
plan thereof attached hereto as Exhibit "A* and made a part hereof.

Declarant intends to sell and convey the lots and parceis situated within The
Vistas and before doing so, desires to impose upon them mutual and benefi-
cial restrictions, covenants, equitable servitudes and charges under a general
plan or scheme of improvement for the benefit of all of the {ots and parceis
therein and the owners and future owners thereof.

NOW, THEREFORE, Declarant declares that all of the lots and parcels in The
Vistas, as hereinafter defined are heid and shall be heid, conveyed, hypoﬂne-
cated of encumbered, leased, rented, used, occupied and improved, subject

" fo the provisions of this Deciaration, all of which are declared and agreed to

be in furtherance of a plan for the development and sale of said lots and par-

‘cels, and are established and agreed upon for the purpose of enhancing and

protecting the vaiue, desirability and attractiveness thereof. The provisions of
the Declaration are intended to create mutual equitable servitudes upon each
of said lots and parcels in favor of each and all other iols and parcsis; to
create reciprocal rights bstween the respective owners of ail such lots and par-
cels; to creats a privity of contract and estate between the grantees of such
lots and parcels, their heirs, successors and assigns; and shall, as to the

-~ owner of such lot or parcel, his heirs, successars or assigns operats as
- covenants running with the land for the benefit of each and all other such lots

and parcels in the davelopment as hereifiafier defined and ineif respecuve
owners, present and future.
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I .DEFINITIONS
. The following terms as used in this Declaration are defined as foilows:

A "Afticles’ means the Articles of Incorporation of the Association.

B. "Association' means The Vistas Homeowners Association, the property
owners’ assoclation which is a Nevada nonprofit corporation.

C. 'Board" means the Board of Directors of the Association.

D. "By-Laws’ means the By-Laws of the Association.
€. 'Committes’ means The Vistas Architectural Commitiee.

F-1. *Common Area' means all of the rea! property designated as such in the

. Supplemental Declaration; all real property which may be later described by

Supplemental Declarations as common area; and all real property acquired by
the Association, whether from Declarant or otherwise, together in each in-
stance with all improvements which may at any ime be constructed thereon
and owned by the Association, including, but not limited to recreational and
community facliities, lakes, parks, paths and frails. Common area, as used in
this Declaration does not include land owned in common or heid in undivided
interests by owners of muitipie family dwellings within the Development.

F-2. "Construction Plans' means a set of drawings and specifications for the
construction of residential or nonresidential building(s).

G. "Declarant' means the developers of The Vistas, their Successors and as-
signs. '

H. "Declaration® means this Declaration of Protective Covenants and any
amendments hereto. : h

I. "Development' means all that property sliuated in the County of Washos,
State of Nevada, described in the Supplemental Declaration and all other real
property which may be described in additional Supplemental declarations

" recorded from time to time with the Washoes County Recorder which

Development is commonly known as the The Vistas.

J. "Improvements’ means all buildings. outbuildings, sireets, roads, traiis,
pathways, driveways, parking areas, fences, retaining and other walls, docks,
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piers, Iandscaplng, light standards, antenna and any other. structures of any
ype or kind.

K. "Land Owned in Common" means land owned in common or heid in un.
divided interests by the owners of muitipie family dwellings. :

L. "Lot means any numbered iot as designated on the map or any living unit
in a muitiple family dwelling. Land owned in common as part of a multiple
family dwelling shall not be considered to be a separate lot for purposes of
this Declaration. Non-recorded lots or muitipte family living units under the
ownership of the declarant shall be considsred lots with one vote for each

such lot or unit available' to the declarant in
association matters. Said non-recorded lots shall not be subiect to any as-
soclaﬂon fees or assassmants.

M. "Map® means the' maps of the development as they are from time to time
recorded. '

N. "Muitiple Family Dwelling® means a residential structure such as a
townhouse or condominium structure containing two or more individual apart-
ments or living units and constructed on a lot or parcel whose use is desig-
nated In the Supplemental Declaration as muiti-family residential.

0. *Owner' means:

1. Any person or legal entity, inciuding Declarant, who holds fee simple ftitie
to any jot, unit, or parcef within the developmont

2. Any person or legal entity who has contracted to purchase fee title to a
lot pursuant to a written agreement recorded in the Washoe County, Nevada,
Recorder’s Office in which case the seller under said agreement shall cease
to be the owner while said agreement is in effect; or

3. Alessee of a lat under a recorded lease from the owner of fee simpie

fitie to said lot for a term of not less than fifty (50) years, in which case the les. -
sor under said lease ceases to be the owner while said lease is in effect.

4. Owner does not include the Association.

P. "Parcel" means any portion of the developmem other than a iot or com-
mon area. '




Q. "Single Family Dwelling* means a residential structure for the owner and
his immediate family, his casual guests and his domestic servants and domes-
tic employees, which dwelling is constructed on a fot designated In the Sup-
plemental Declaration as a single family residential iot.

R. "Supplemental Declaration’ means:

1. The recorded Supplementai Declaration of Declarant attached hereto as
Exhibit "A"; or

2. In the case of parceis being subsequently annexed to the development,
the recorded Supplemental Declaration of Declarant which incorporates the
provisions of this Declaration herein by reference.

in either event, the Suppiemental Declaration shall include a description of
the real property covered thersby subject to the provisions of this Declaratlon
and shall designate the permitied uses of such property.

'IL LAND USE

Lots and parcels in the Suppiemental Declaration shall be designated therein
as to their permissible uses and shall thereupon become subject to the restric-
tive or other provisions of this Dsclaration and of The Vistas Development
Standards Handbook relating to such uses. In the event a use is designated

" for which no such provisions are contained hersin (e.g., single family aweil-

ing, muitiple family dwelling, etc.), the same may be set forth in such Sup-

- plemental Declaration. Only activities connected with the designated uses may

be carried out on any lot or parcel. There shall be no use of a lot or parcel
other than the designated use.

A. Single Family Residential Only single family dwellings and such outbuiid-

ings as are usually accessory thereto and as may be permilted by the Commit-
tee shall be permiited on any lot designated as single family residential. The
following resirictions shall apply specifically to such lots.

1. Minimum Area. Each dwelling constructed shall have fully enciosed floor
area (exclusive of roofed or unroofed porches, tefraces, garages, carports,
guest houses or other outbuildings) not less than 1200 square feet. -

2. Height Limitation. No structure or portion thereof (except chimneys) con-
structed on any lot within the development shall extend to a point higher than
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that designated for such lot on an applicable suppiement to this Declaration of
Protective Covenants filed with the Washoe County Recorder from time to time
with respect to each unit of the development, which suppiement shall be so -
filed prior to the Declarant conveying any lots within any such unit. In the ab-
sence of such filing, height limitations within any unit shall be those for each
lot within such unit established by the Committee.. Such height limits shail be
shown on final subdivision plats. No height limits can exceed City of Sparks
ordinance requirements unless expressly permitted by the City of Sparks
through approval of supplemental declarations.

3. Buliding Envelope. The Declarant shall establish a building enveiope and
recommended point of access for each lot. This envelope will be based
upon the topography of the lot, i's relationship to neighboring lots, and any

 unique feature that tha lot may hava such ag traes, meadows, roak autarap.

pings, etc. The size and shape of the buiiding envelope may vary from lot to
lot. ff, in the opinion of the declarant, ¢srtain lots do not warrant the estab-
lishment of a specially designated enveiope, the envelope for those lots shall
be set according to the normal setbacks of the governing local agency for that
type of iot in question. in general, all building construction, shall be confined
to the buliding envelope area. If, in the opinion of the Committee, the buiiding

,. envelope caused the lot owner undue hardship in the siling of his home or in
the case of any outbuliding requested by the owner and deemed desirable by

the Committee, smail variances may be permitted by the Committee as long as
County or Clly setback requirements are met Any such variance must be in
writing and signed by the chairperson of the Commitiee. No variance may be
granted that would be contrary o any setback requirements of the City uniess
expressly permilied by the City of Sparks. :

B. Muftiple Family Residential. Oniy muiti-family dwellings and such outbuiid-

ings as are usually accessory thereto shall be permitted on any parcel desig-
nated as muitipie family residential. The following resfrictions and covenants
shall apply specificaily to such lots or parcels: .

- 1. Locafion. Muitiple family residential use shall be allowed only within

areas appsfwed for such use and as designated on Suppiemental Declarations.

2. Minimum Living Area. The amount of fully enclosed floor area devoted
to living purposes in each such unit shall not be less than 800 square fest for
an apartment, patio home or condominium unit or 1000 square feet for a
townhome.
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3. Carport. Garage or Screened Parking Area. A carport or garage shall
be constructed for sach townhome unit. Apartments, patio homes or con-
dominium units may be aliowed with screened parking areas in lieu of orin

- combination with garages or carports, if approved in writing by the declarant
‘and the commitiee. |

‘ s.e.la (Referrad to abova as Iand owned in common. ) Areas held in un
divided interests within muitiple family residential parceis shall not be con-
- veyed to the Association but shall be owned, developed and managed congis.

tent with the deveiopment plan or scheme for the muitiple family residential
parcels.

5. Draperies in Multiple Family Residential Units. The Committee may, prior

“to the sale of any units in a multipie family residential unit structure establish a

uniform color scheme for all drapery liners on exterior windows. In the event
such a color scheme is established, the Committee shall notify the Association
which shall notify all real estate persons seiling such units so that the buyers
of such units will be advised of such requirement prior to purchase. Such
color scheme shall be maintained untll changed by the Committee or with the
consent of eighty percent (80%) of the owners of the structure invoived.

C. Common Araas. All areas in the development designated as common
areas, (owned and to be owned by the Association) are and shall remain
private properly and Declarant's recordation of a map showing such common
areas shall not be construed as a dedlcatlon to the public of any such com
mon areas located thersin.

1. Qwnership. Deciarant will convey all such common areas to the Associa-
tion (except as set forth herein) free and clear of all liens and encumbrances
(other than liens for taxes), but subject fo such easements and rights-of way
as then appear of record, such conveyances shall be accomplished in seg-
ments from time to time as improvements, if any, to be located thereon as
shown on the recorded maps of the development are compieted.

2. Use. The use and enjoyment of said common areas and improvements
thereon. whether before or after conveyance to the Association, shall be sub
ject to the powers of the Association as set forth in its articles and by-laws
and to rules and regulations governing the use of such property and improve-
ments as may from time to time be adopted by the Board of the Association.




3. Maintenance. Maintenance of such common areas and repairs to any im-

provements thereon shall be the obligation and responsibility of Declarant until

conveyance thereof to the Association; thereafter the Association shall have
sole responsibility therefor.

4. Subsequent Dedication. At any time after canveyance to the Associatioh |
of any common arsas, the Association may, upon the affirmative vote of seven-

ty percent of its membership offer any such property for dedication to public
use. Such offer shall be subject to acceptance by the appropriate governmen-
tal authority pursuant to its then applicable standards. During the period of
control of the Association by Deciarant as set forth hereinafter in Section Vi B,
Declarant shall not offer for dedication any of the common areas of the As-
sociation.

O. RESIDENTIAL RESTRICTIONS -

The following shail be applicable to all lots and parcsis within the deveiop-
ment, whether single family or muitiple family, and sach owner, as fo his lot or
parcel, covenants to observe and performs the same:

A. Accessory Qutbuildings. No accessory outbuildings (e.g. garages or

sheds) shall be erected on any lot or parcel prior fo the erection thereon of a
dwelling. In no event shall any accessory outbuilding or temporary structure

or traller or tent, ever be used for human occupancy or habitation except such -
guest houses or servants quarters as may be approved in writing by the Com-
“mittee. Unattached accessory outbuildings may be constructed only as may

be approved in writing by the Committee. |

B. Compietion of Construction. Construction of any improvement, once

' commencad, shall be pursued diligently to compietion. improvements not so

completed or upon which construction has ceased for ninety (90) consecutive

days or which have been partially or totaily destroyed and not rebuilt within a
reasonable period shail be deemed nuisances. Declarant or the Association

may remove any such nuisance or repair or complete the same at the cost of
the owner provided the owner has not commenced required work within thirty
(30) days from posting a notice to commence such work upon the property.
Such notice shall state the sieps to be taken to eliminate the nuisance.
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C. Prohibition Against Used Structures. No used or existing or previously

constructed buildings or structures, intended for use as a dwelling or outbuild-
ing, shalil be placed on any iot from the date of recording this Declaration.

D. Maintenance of Lots. All lots and parceis, whether vacant or improved,
occupied or unoccupied, and any improvements placed thereon, shall at all
times be maintained in such manner as to prevent their becoming unsightty, un
sanitary, or a hazard to health. If not so maintained, the Association shall
have the right, after giving thirly (30) days written notice in Jike manner as
above set forth in subparagraph BB, through its agents and empioyees, to un-
dertake such work as may be necessary and desirable to remedy the unsight-

'Iy, unsanitary or hazardous condition, the cost of which shall be_ added to and

become a part of the annual assessment to which such lot is subject. The
Board of Directors has sole discretion as to what is unsightly or unsanitary.
Neither the Association nor any of its agents, employees or contractors shall
be liable for any damage which may result from any maintenance work as per-
formed nor shall the Association or any of its agents or employees be liable
for any fallure to exercise its right to also maintain any parcel or lot.

E. Disposal of Sanitary Waste. All permanent plumbing fixtures, dish-

washers, toilets or garbage disposal systems shall be connected to the
sanitary sewer system in the deveiopment. '

F. Fences. Uniess specifically restated in a Suppiemental Declaration, the
following general fencing guidelines shail apply. All property lines from single
family dwelling houses to the street shall be kept free and open. There shall
be no fences or walls over five (5) fest in height anywhere within the Develop-
ment without Committee approval. There shall be no fences or walls surround-
ing muttipie family dwellings without Committee approval. There shall be no
chainlink, woven wire or any type of wire fence within the Development except
to back yard pet enclosures and swimming pools or as approved by the Com-
mittee for security or safety purposes. All fences and walls shall be approved
by the Committee prior to installation and detailed plans therefor shail be sub-
mitted to the Committee as in the case of other structures. Nothing herein con-
tained shall prevent necessary erection of retaining walls required by topog-
raphy and approved by the Committee. Clty of Sparks height restrictions for
fences in front yards aiso apply to The Vistas.

G.  Nuisances. No noxious or offensive activities or nuisances shall be per-
mitted on any lot or parcel in the development. No refuse, unsightly or aban-
doned vehicles, debris, noxious material. discarded personal effects, construc
tion materials not for immediate use, compost materials and simitar matter,




shall be permitted on any lot or portion thereof. It is incumbent upon all
property owners to maintain their lots and yards in a neat, orderly and well-
groomad manner, whether said lots are vacant or improved.

H. Signs. _Other than during construction of house, no sign, billboards or

advertising structures of any kind may be displayed on any lot or parcel ex-
cept upon application to and receipt of written permission from the Commit-
tee. The Committee shail not unreasonably withhold permission with respect
to signs advertising a iot or parcel for sale, however the Committee may
provide such signs of a standard size and color with space provided for the -
name and telephone number of the seiler or seller's agent, which signs only
shall be used if provided. One sign, identifying the contractor during construc-
tion or advertising a home for sale, is permilted, provided it is single sided,
tan in colar with black or grean lattering, with a maximum araa of 200 squara

~ inches and the longest dimension not greater than 36 inches. The sign is fo
. be on its own post and shall not be placed higher than 42 inches from the

prevailing ground plain. The sign must be placed no cioser then 20 feet from

~ the nearest roadway and be approximately parallel to the centeriine of the

roadway. Wording of contractor signs shall be limited to the name and phone
number of the contractor, the words “contractor’ or “general contractor®, if not
contained in the firm name, and the architect or designer and owner(s) of the
home. Subcontractor and materiaimen signs are prohibited. Contractor signs
must be removed upon compietion of construction. All residences shall have
a designated lot number that is easily viewable from the road of such design
that is consistent with the community and approved by the Committee. Signs
not meeting ACC standards of size, color and other specifications will be
removed from premises where displayed. They will be heid for 14 days in the
Administrative office to be claimed by owner. Exceptions to the above criteria
may be granted by the committee upon application. No other signs shall be
permitted except as specified in this section. '

. .. Animals. No animals shall be kept or maintained on any lot except the
usual household pets not kept for commercial purposes which shall be kept
reasonably confined so as not to become a nuisance. Housshold pets shall
not unreasonably interfere with the comfort, privacy or safety of other owners
within the Development. No fot shall have more than four such household
pets. The Declarant may file Suppiemental Declaration allowing horses and/or
4-H animals limited to cattle and sheep on specific lots, providing those lots
are a minimum of one acre in size and are in-an area where such use wouid
be in keeping with the physical constraints of the iand and in character with
the uses of the surrounding properties.




J. Garbage and Refuse Disposal, There shall be no exterior burning of
trash, garbage or other like household refuse without a permit from the Com-

mittee. nor shall any owner accumulate on his fot junked or unsightly vehicles
or liter, refuse or garbage, except in receptacies provided for such purposes.

K. Concealment of Fuel Storage Tanks and Trash Receplacles. Fuel

storage tanks and every receptacie for ashes, trash, rubbish or garbage shall
be installed underground or be so placed and kept as not to be visible from

any street, lake, lot, parcel or common area within the Development except at
the times when refuse collections are made.

L. Antennas. Television antennas, satellite discs, and antennas for
shortwave or ham radio installations will not be instalied on any lot or parcel
without the express written permission of the Committee.. :

2. No travel trailer, motor

home (R.V.) or boat trailer shall be parked wﬂhln the Development for more .

than{ twenty-four consecutive hours nor for more than five {5) days in a thirty
(30) day consecutive period uniess kept within a fully enciosed roofed garage

.30 as not to be visible from any street, lot, parcel, lake or common area. The
Intent of this paragraph is to allow only for loading and unioading such

vehicles within the Deveiopment uniess kept in a garage as aforesaid.

iNo tree, shrub or

improvemem within a common area shall be defaced or removed except at
the express direction of the Association.

O. Limited Agcess. There shall be no access to any lot or parcel on the
perimeter of the development except from designated streets or roads as
‘shown on recorded maps of the Development.

P. Resubdivision or Joinder of Lots. No lot or parcel shall be further sub-

- divided except those designated multi-family residential and then only {o the ex-

tent required or permitted by governmental authority nor shall there be any
severance of the surface and subsurface rights. The owner of two or more
contiguous lots may apply to the Commiltee for permission to use such lots as
the site of a smgte dweiling. Notwithstanding such permission, said lots shall

remain as separate lots for all purposes except as set forth in LA.3 above.

Q. Operation of Motor Vehicles. Except as to authorized maintenance

vehicles, no motorized vehicle shall be. operated in any area within the
development except on a street or driveway. All speed iimit and other traffic
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control signs erected within the Development shall be observed at all times.
Motorized vehicles are specifically prohibited on all paths, trails, or walkways.

~R. Utility Lines. All utility lines and connections within the deveiopment shall
be placed underground. No light shall be suspended from a pole in excess

of ten (10) feet from the ground within the development except those owned
and maintained by the Deciarant or the Association ot as expressly approved

in writing by the Committee.

s. Ng_ggmmg_mlﬂjnmg No businéss or commercial enterpriée shall

‘be performed or conducied upon any residentially zoned lot or within any

dwelling or outbuilding within the Development except for a home business as
allowed by the Clty of Sparks and for construction and sales activities directly
related to and during the devalopmant staga of tha Davalapmant. Parmissian
for any temporary construction or sales facility must be approved in writing by
Declarant and may be revoked at any time by Declarant. Nothing herein con-
tained shall be construed as preventing the construction of improvements

within the Development approved by the Committee.

T. Temporary Structures. No temporary structure of any form or type shall

| be permitted on any lot or parcel except during construction of a specific unit

on that lot or parcel and as approved by the Commitiee.

- U. Peaceful Enjovment. No use of any lot or structure within the develop-
ment shall annoy or adversely affect the use, value, occupation and enjoyment

of adjoining property or the general heighborhood. Final determination within
these bounds shail be left to the discretion of the Association. '

V. Excavation No excavation for minerals, stone, gravel or sarth shall be
made upon any lot other than excavation for necessary construction purposes
relating to main dwelling units, retaining walls, outbuildings and poois, and for
the purpose of contouring, shaping, and landscaping, or in the erection of per-
mitted fencing generally improving any lot.

W. Certificate of Occupancy. A certificate of occupancy must be issued by

the City of Sparks Building Department prior to occupancy of any dwelling unit. -

- X Clothes Lines No clothes line shall be constructed or erected which
would be visible from any street, common area or other lot.

vy, ‘Landscaping. Within eight {3) months of complstion of the main dws
unit, sach lol or parcel shall be compielely landscaped consistent with ap-
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proved landscape plans in a manner suitabie to the character and quality of
The Vistas Development, and all landscaping shall be maintained to harmonize
with and sustain the attractiveness of the Deveiopment. A minimum of three
15 gallon evergreen trees wiil be planted between the front lot line and dwell-
ing unit as part of the overall fandscape pian.

Z GQarage. Every single family dwelling unit constructed within the sub-

" division shall have on the same lot or parcsl! enough covered automobile and

completely enciosed storage space for at least two automobiles.

AA. No Commerciaj | easing. No owner of any lot shall participate in any

plan or scheme for the rental of the improvements on such lot, nor shail any
such lot be operated as a commercial venture. Nothing in this paragraph

shall prevent an owner of a lot from renting the ot and improvements thereon
during periods of such owner's absence. nor shail the renting of muitiple fami-
ly units be prohibited. :

BB. Building Height Building height limitations may be imposed by the
Declarant in order to preserve views from neighboring homes into common
areas and to minimize the impact of structures on sensitive natural areas of
The Vistas. No height limits can exceed City of Sparks requirements uniess ex-
pressly permitted by the City of Sparks through approval of suppiemental dec-
larations. ‘

CC. Exterior Lighting. All exterior fighting plans must be submitted with con-
struction or alteration plans submitted for approval. Exterior lighting which -
can be seen from the roads. the greenbelts, or a neighboring homesite must
be indirect. The light source may not be visible in such circumstances.

DD. Exterior Walls and Trims. Materials deemed in the character of the

development for a specific site by the ARC, are required for all exterior walls.
All reflective metal such as chimney stacks, flashings, exhaust vents and pipes
must be painted to maich or blend with surrounding materials. All such colors
are aiso subject to approval by the Committee. The Declarant may file sub-
sequent Deciarations specifying acceptable colors of stains and paints. All
draperies and window coverings should aiso be of materials and colors which
harmonize with the surroundings and shouid be chosen with consideration to
neighbors and neighboring views, especially along greenbeite and roads.
Aluminum windows, door frames, solar panels, and skylights must be bronzed '
-anodized. Steel window and door frames must be painted to match or biend
with surrounding materiais. Colors are subject to approval by the Committee.




EE. Boofs. Concrete tlie roofing, in a color and texture sultable to the Com-
miltee, i; required. Other materials will be considered if deemed in character
with the The Vistas by the Committee. Flat roofs are highly discouraged.

FF. c_qn_am&_tmn_amgg_dum Prior fo the commencement of any construc-

tion activity on any lot or parcel, the owner and/or contractor shall rope off
those areas not intended for actual construction or staging to protect the site
from unnecessary damage and to reduce erosion and dust problems. The
site shall be kept in a ciean and orderly fashion at all times and the confractor
shall have approved sanitary facilities on site as weil as a garbage dumpster
or other suitabie device for regular disposal of trash. No construction
materials shall be dumped or stored on roadways, pathways, tralis, green-
bels. open space or any common area. Construction work hours. shall be
limited to 7 ALM. o 8 P.M. Monday through Saturday. Tha Commiltas may ra.
quire the contractor to submit an erosion protéction pian to controf possible
sedimentation trave! to parks, greenbells, streams, or other common areas

~ when in the opinion of the Committee it is deemed necessary or when re-

Quired by the County or City as a condition of approval of a project. If re-
quested, this plan will be submitted prior to any construction activity and car-
ried out diligently.

IV. THE ARCHITECTURAL CONTROL COMMITTE.

A. General Powers. All improvements constructed or placed on any lot or
parcel must first have the written approval of the Committee. Such approval
shall be granted only after written applicatiori has been made to the Commit-
tee in the manner and form prescribed by it. The application, to be accom-
panied by not less than two (2) sets of plans and specifications, shall show
the location of all improvements, if any, existing upon said lot, the location of
the improvement proposed fo be constructed. proposed material staging area,
the existing topography to two foot contours; front, rear and all side eleva-
tions, showing the structures’ relationship to the existlng and finished topog-:
raphy, all cuts and fills, the color and composition of all exterior materials to
be used, landscape plan, the screening proposed for any wood storage area,
and any other information which the Committee may require, including soll
and engineering reports and recommendations, if requested by the Commit-
tee. All nonresidential and multi-family residential building plans must atsc in-
clude grading plans that specify the timing, sequence and extent of proposed
grading. in ihe eveni a iot owner desires io redecoraie the exierior of any ex:
isting structure, it shall only be necessary to submit the new proposed color




3cheme to the Committee for its approval. Remodeting or adding to existing

structures or making structural or architectural changes shall require the lot
owner to submit compiete plans therefore to the Committee as in the case of
erecting new structures. Failure of the Committee to comment on any appilica-

tion, properiy submitted, within forty-five (45) days of receipt by the Commiittee

at its office shall be deemed approvai of such application by the Committee.
The Committee shail have the power to render decisions on such other mat-
ters as are referred to the Commities under this Declaration, or as may be
referred to the Committee by the Association with the Committee’s consent,
with applications for such decisions and the renderings thereof to be in ac
cordance with such rules and regulations as may from time to time be
adopted by the Committes. Commitiee comments with respect to any applica- ‘
tion shall be strictly followed. If requested by the Committee, Applications
must be resubmitted to the Commiitee, in which case the Committee shall have
forty-five (45) days after the resubmission to comment thereon. The Commit-
tee may also adopt supplemental standards to meet the City Council’s and/or
the Board of County Commissioners’ intent in their approval.

B. Commitiee Membership. The Committee shall be composed of not less

than three (3) nor more than seven (7) members, to be appointed by
Declarant, at least one of whom shall be a qualified member of one of the al-
lied physical design professions (i.e., civil engineer, architect, land planner,
etc.), with the first Committee to consist of

C. Grounds for Disapproval. The Committee may disapprove any applica-

tion:

1. i such appilication does not comply with this Declaration and/or the
Master Pian and Community Design Standards;

2. Because of the reasonable dissatisfaction of the Committee with grading
pians, location of the praposed improvement on a lot, finished ground eleva-
tion, color scheme, exterior finish, design, proportions, architeciure, shape,
height or style of the proposed improvement, the materials used therein, the
kind, pitch or type of roof proposed to be piaced thereon. or for pureiy aes-
thetic reasons. ‘

D. Bules and Regulations. The Committee may from time to time adopt writ
ten rules and regulations of general application governing its procedures and

- approval criteria which may include, among other things, provisions for the ‘

form and content of application; required number of copies of plans and
specifications; provisions for notice of approval or disapproval, and various |




approval criteria.  Copies of such rules shall, if adopted, be available to each
buyer of a lot or parcel within the Development at the time of close of escrow
and shall be maintained at the office of the Committee.

E. Varlances. The Committee may grant reasonable variances or adjust-

~ ments from the provisions in this Declaration where literal application thereof

resuits in unnecessary hardship and if the granting hereof in the opinion of the
Committee will not be materially detrimental or injurious to owners of other

lofs. The Committee may not grant variances fo Clty of Sparks land use

regulations.

F. Certification of Compilance. At any time prior to compietion of construc. -

“tion of an improvement, the Committee may require a certification, upon such

form ag it shall furnish, from the cantracter, ownar or a licansad sutveyar that
such improvement does not violate any set-back rule, ordinance or statute, nor
encroach upon any easement or right-of-way of record and/or that ail con-
struction is in strict compliance with pians approved by the Committee.

G. Anmmmm As 2 means of defraying its expenses, the Commit:

- tee shall require a flling fee of $50.00 to. accompany the submission of plans

and specifications for a new home and a filing fee of $25.00 for submitting
plans for remodeling or additions or exterior redecarating color scheme. A
filing fee of $150.00 shail be required for any mufti-family or commercial build-
ing. No additional fee shall be required for resubmissions, nor shall a fee be
required for proposals for erection of a fence not as part of the original con-
struction.

H. Liability. Notwithstanding the approval by the Committee of plans and

_specifications neither it, the Declarant, the Association. nor any person acting
- In behalf of any of them shall be responsible in any way for any defects-in any

plan: or specification or other material submitted to the Committee, nor for
any defects in any work done pursuant thersto. Each person submitting such
plans or specifications shall be solely responsible for the sufficiency thereof
and the adequacy of improvements constructed pursuant thereto. No member

- of the Committee shall be heid liabie to any person, whether an owner of a iot

or parcel within the devslopment or not, on account of any action or decision
of the Committee or fallure of the Committee to take any action or make any
decision.

I Principal Office. The principai office of the Cominiliee shaii be al ___{ad.
dress) , Or at such other address as the Committee shall notify the A3 '

" sociation in writing from time to time.




J. Enforcement In the event any improvement shall be commenced without
Committee approval as herein required or in the event any improvement is
constructed not in conformance with plans therefor approved by the Commit-
tee, or not in conformance with this or any appiicable supplemental declara-
tion, the same shall constitute a violation of this Declaration. In addition to the
remedies for violation of any portions of this Deciaration set forth in Section X
below, the Committee shall also have the power and authority to institute iegai
or other appropriate procesedings to enjoin or otherwise prevent a violation of
the provisions of this section provided, however, that no suit or other procsed-
ing shall be commenced by the Committee after the expiration of sixty (60)
days from such violation coming to the attention of the Committee in writing. »

V. THE VISTAS HOMEOWNERS ASSOCIATION, A
NONPROFIT CORPORATION.

A. General. The Association is a Nevada nonprofit corporation erganized to
maintain, develop and operate the common areas of the development and im-
provements located thereon. The Association shall have such powers in the

furtherance of its purposes as are set forth in its Articles and By Laws.

B. Control of Association by Declarant For the initial period of thirteen (13)

years from and after ___(date) , or until the finai map for the last unit in The
Vistas Development has been recorded, whichever shall last occur or at such
sooner date at Dectarant's option, but in any event not more than twenty (20)
years from said date, Declarant shall have sole management of the Associa-
tion and the right to vote all memberships therein on ali matters which may
property be voted on by members and such right herein set forth shall con-

stitute, without further documentation, an irrevocable proxy coupie with an inter-

est in favor of the Declarant for the period of control herein set forth. From
and after said initlal period, all owners of lots within the development shall ex:
ercise full membership rights with respect to said Association; assessments
may be levied as herein provided against lot owners (inciuding Declarant to
the extent Declarant is the owner of a recorded lot or lots) during said initial
period. Declarant shall not during said initial period, (a) cause any of the As-
sociation's property to be dedicated for public use nor (b) cause the Associa-
tion to be dissolved, nor cause the Association to borrow funds, except such
as may be necessary for current expenses of the Association.




C. Membership. Membership in the Association is limited to owners of
single family lots and muitiple family dwelling units (aiso defined as lots
herein) and to owners of undeveloped portions of the development and is
~ automatic with and appurtenant to such ownership and may be represented by

a membership certificate; provided, however, that no such certificate shall be
transferred on the books of the Association until all prior charges and assess-
ments against said membership shall have been paid in full. No other per- .
sons may become members. There may be different classes of memberships
as provided in the Association’s Articles and By-Laws.

D. Membership,_ Rights, Privileges and Obligations. The rights and duties,

_privileges and obiigations appertaining to various classes of memberships in
the Association, including voting rights and assessment obligations, and penal-
ties for failure to comply with tha Association’s Rulag and Ragulaliana ara as
set forth in its Articles and By-Laws. One owner of more than one jot or par
cel shall be considered as one member for the purpose of use of the facilities
~ of the Association. in the event a corporation, partnership or association shail
own any lot or parcel, such corporation, partnership or association shall desig-
nate. by corporate resolution certified by the secretary or by written consent of
all partners or members delivered in each case to the Association, the name
of the person who, together with his family, shall have the right to utilize the
facilities of the Association.

E. Duties of Association. The Association shall have the duty of enforcing
the provisions of this Declaration inciuding the duty to commence and main-
tain an action to enjoin any breach or threatened breach of the provisions
hereof. In addition to such enforcement, remedies as may be contained in the
Articles and By-Laws of the Association, failure of any member to comply with
the Rules and Regulations of the Association shail be deemed to be 2 viola-
tion of this Declaration and enforceably by the Association as other violations
of this Declaration. The Association shail from and after January 1, (initial
year), be expressly required to maintain and repair and otherwise to manage
to high standards all common areas owned or controlled by the Association,
including all lakes within the development and all faciiities thereof including,
but not limited to, all roads or paths or trails owned by the Association and ail
improvements located on any of the foregoing. ‘

‘The Association shall purchase any and all equipment, materials and sup-
plies necessary to undertake its duties imposed by these Declaration of Protec.
tive Covenants or its Articies and By-iaws. Deciarant may swii any of stch
equipment, materials and supplies 1o the Association and the Association may
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purchase any of such equipment, materials and supplies provided the pur
chase price shall be the fair market value thereof.

VL ASSESSMENTS

A. General. Pursuant to the powers granted fo it in its Articies and By-Laws,
the Association is hereby expressly authorized and empowsred to levy annual
and special assessments against all lots in the development. including those of
Declarant. Such assessments shall be uZniform as to membership class.
There shall be no assessments by the Association for maintenance of and/or
rapair to improvements within the areas held in undivided interests within multi-

 ple famiiy residential areas (land owned in common). All costs and expenses .

incurred in connection with operation, maintenance, repair (inciuding ail taxes)
or making improvements on, areas heid in undivided interests within multipie
family residential areas shall be borne by the owners of units within the multi-
ple family area and not the Association. ‘

B. Annual Assessments. Within thirty (30) days prior o the commencement
of each calendar year, beginning with the year __ , the Board shall consider
the current and future needs of the Association (excluding expenditures for
which Special Assessments may be levied) and, in light of those needs, shall
fix by resolution the amount of annual assessment for purposes, other than
capital improvements for acquisitions, to be levied against each lot in the

- development, which amount shall be a debt of the owner thereof at the time
- such charge is made. Prior to January 1, (initlal year), all costs of undertak-

ing and carrying out the duties of Association shall be paid by Dectarant, its

~successor or assigns. During the calendar year (Initial vear), Declarant, its

successor or assigns, will pay all costs of undertaking and carrying out the
duties of the Association covered by annual assessments in excess of the sum

_of $30.00 per month for each existing membership.

C. Special Assessments. Special assessments may be made by the Board
upon an affirmative vote of a majority of the memberships representing lots so
assessed, upon a determination by the Board that such assessment is neces-
sary for capital improvements of Assoclation property or for purposes related
to the health, safety and welfare of such lot owners or for the acquisition of ad-
ditional Association property. No such special assessment shail be levied
without benefit of a hearing for which at least thirty (30) days’ written notice
shall be given to all affected lot owners. Special assessments may be made
by the Board against any lot to secure the liability of the owner thereof to the
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Association arising out of any breach of the provisions of this Declaration by
such owner, which breach shall require the Association to expend funds by vir. -
tue thereof. ~

D.’ Nofice. The secretary shail mail to sach owner whose lot is assessed, at
such owner’s address within the development, written notice of sach annual or

' special assessment and the time and manner for payment thereof at least thirly

(30) days prior to the time such assessment is due and payable o the Associa-

- tion.

E. New Units. The iots in new units shall be subject to pay the next quarter

ly or monthly instaliment of the previously established annual assessment,after

the expiration of six (6) months from recording the final map for such unit with

. the _Waghga County Racordar and sghall ba subjact to pay all spaaial arsass.

ments jevied afler recordation of such final map. in the case of muiti-family
units, unit owners shall be required to pay the next quarterly or monthly instafl-
ment after a certificate of occupancy has been issued for the subject unit

F. Collection and Ljen. Annual assessments shall be paid either quanterly
on January, April, July and October on the first day of each said month or
monthly on the first day of each month as determined by the Board. The
amount of any special assessment levied by the Association shall be paid to it
on or before the date fixed by resoiution of the Board. If any assessment pay-
ment is not paid on the date required, with ten days (10) grace, the entire

’ amount of such assessment, including any deferred portion of any annual as- »

sessment, pius any other charges thereon, including interest at ten percent

- (10%) per annum from date of delinquency and costs of collection, including

attorney’s fees, If any, shall constitute and become a lien on the loi so as-
sassed when the Board causes to be recorded in the Office of the County
Recorder of Washoe County, Nevada, a notice of delinquent assessment
which shall state the amount of such assessment and such other charges and
a description of lot which has been assessed. ‘Such notice shall be signed by
the President or Secretary of the Association on behalf of the Association.
Upon payment of said assessment and charges, or other satisfaction thereof,
the Board shall, within a reasonable time, cause to be recorded a further
notice stating the safisfaction and the reiease of said lien.

G. Prority of Lien. Conveyance of any lot shall not affect any llen for as

sessments provided herein. Such lien shall be priot to ail other liens

recorded subsequent to said nolice of assessment
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H. Enforcement The lien provided for herein may be enforced by sale of

“the praperty which is subject to a notice of delinquent assessment, such sale

to be made by the Association or any of its authorized officers or aftorneys in
accordance with the provisions of Covenants numbered 6, 7 and 8 of NRS -
107.030 and in accordance with the provisions of NRS 107.080 and 107.090
applicable to the exercise of powers of sale in deeds of trust, or in any other
manner provided by iaw. in exercising the power of sale herein contained,
the Association shail be deemed to occupy the position of Trustee and
Beneficiary and the delinquent iot owner the position of defaulting Trustor. n
addition to the above enumerated items constituting the lien, the Association
may aiso realize from the saie the costs of such sale together with.a

' reasonabie attorney’s fee. The Association may be a bidder at the sale. -

l. Proof of Pavment Upon request, the Association shall furnish a statement
certifying that ail assessments then due have been paid or indicating the
amount then due. .

J. Suspension. The Association shall not be required to transfer member-
ships on its books or to aliow the exercise of any rights or privileges of mem--
bership, including voting rights, on account thereof to any owner or to any per-

'son claiming under them uniess or until all asse_ssments and charges to which

they are subject have been brought current.

K. FEiscal Year. The Board may adopt a fiscal year other than the calendar |
year.

VI EASEMENTS.

A. Beservation. The following easements aiso constituting irrevocable licen-
ses over each lot or parce! and the common areas and the right of ingress
and egress to the extent reasonably necessary io exercise such sasements
and irrevocable licenses are reserved to declarant and its licensees and where
applicabie for the benefit of the Association, the Declarant, its successors and

assigns.

1. uilities. Such utility easements as are shown on maps of various units
within The Vistas development recorded from time to time together with the
right to extend all utility services within such easements to other arsas being
developed within the devetoprrient itself for the instaiiation, maintenance and
operation of ail utilities, including street ights and the accessory.right fo locate

-
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or fo cut. trim or remove trees and plantings wherever necessary in connec
tion with such Installation, maintenance and operation. ‘

2. Slope and Drainage. A ten (10) foot wide easement across all lot lines
coincident with street right. of-way lines for the purpose of cuﬂing', filling,
drainage and maintenancs of slopes and drainage courses.

3. Paths. Trails and Greenbeits. An easement on, over and under aif paths,
trails and greenbeits in the development for the purpose of installing, maintain-

ing and operating utilities thereon or thereunder to all portions of the aver-all
The Vistas. for purposes of drainage control: for access to any jot ot parcel
within the development; and for the purposes of maintenance of such paths,
trails and greenbeits and for providing access to undeveioped portions of the
development for any and all purposas at any and all imas, including, but not
by way of limitation, the right to use said paths, trails and greenbeits during
construction of improvements on undeveloped portions of the deveiopment
and as may be necessary from time to ime in connection with maintenance
and repair and operation of any lake, ditch or stream.

4. Other Easements. Any other easements shown on the maps of the

. development recorded from time to time with the Washoe County Recorder.

5. Izansigt.gfjas_emm A conveyance of common areas to the Associa
tion shall transfer to such Assaciation ail easements herein reserved to

Declarant which are necessary or convenient to the obiigation of the Associa-
tion to carry out its duties prescribed herein and in its Articles and By-Laws,
which transfer shali not diminish the rights in and to said easements herein
reserved. Nothing set forth herein shall be construed to impose on Declarant’
any duty or obiigation of maintenance of paths, trails and greenbetts, utility ‘
lines, common areas or improvements thereon after conveyance of the com-
mon areas on which such may be located to the Association. except that
Deciarant shall maintain such improvements until January 1, . Declarant
reserves to itseif and its licensees the right to extend any and ail utility lines
{water, sewer, electrical, slc.), roads and any other improvements necessary
fo compiete the entire devejopment and as may be necessary with respect to
The Vistas project as a whole, except that the roads shall not be extended
beyond the development, except for fire and emergency roads as may be re-
quired.

8. Use or Maintenance by Ownars. The arcas of any iot affected by the
sasements reserved herein shall be landscaped and maintained continuousih
by the owner of such lot, but no structures shall be placed or permitted to
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remain or other activities undertaken thereon which may damage or interfere
with the use of said easements for the purposes herein set forth.

c. Lmnmy_-mgg_qf_ﬁam No owner shall have any clalm or cause

of acﬂon against Declarant.

D. Modification. None of the sasements and rights granted under this Sec
tion Vil may be modified, terminated or abridged without the written consem

of the persons in whose favor such easements run.

VIL ANNEXATION.

A. Propenty to be Annexed. Declarant may, from time to time and in its sole

discretion, annex to any unit or units of The Vistas, any other real property
which constitutes a portion of the development.

B. Manner of Annexation. Declérant shall effect such annexation by record-
ing a map of the real property to be annexed and by recording a 3upptemen

tal Declaratlon which shall:

1. Describe the real property being annexed and designate the permissibie
uses thereof;

2. Declare that such annexed property is held and shall be held, conveysd,
hypothecated, encumbered, leased, rented, used, occupied and improved sub-
ject to the provisions of this Declaration; and

3. S“et forth any new or modified restrictions or covenants which may be ap-

plicable to such annexed property. Upon the recording of such map and Sup-

piemental Declaration, the annexed area shafl become a part of the develop-

~ ment and shall be subject to the provisions hereof, as suppiemenied, as fuliy

as If such area were part of the development on the date of recording of this

_ Declaration.
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IX. REMEDIES.

A. Enforcement Deciarant and each person to whose benefit this Declara-

" tion inures, including the Association, may procesd at law or in equily to

prevent the occurrence, continuation or violation of any provision of this
Declaration. and the court in such action may award the successful party
reasonable expenses in prosecuting such action, including attorneys’ fees. If
special funds are required to commence action, a special assessment may be
imposed to cover such costs. :

B. Suspension of Privileges. The Board may, anything herein to the con-
trary notwithstanding, suspend ail voting rights and all rights to use the As-

socialion’s commeon areas of any owner for any period during which any As-
sociation assessment against such owner’s property remains unpaid, or during
the period of any continuing violation of the provisions of this Declaration by
such owner after the existence thereof has been declared by the Board, includ-
ing a violation by virtue of the failure of a member to comply with the Rules
and Regulations of the Association. '

C. Cumulative Rights. Remedies specified herein are cumulative and any
specifications of them shall not be taken to preclude an aggrieved party’s
resort to any other remedy at law or in equity. No delay or failure on the part
of any aggrieved party to invoke an available remedy in respect of a violation
of any provision of this Declaration shail be heid to be a waiver by that party
of any right available to him upon the recutrence or continuance of said viola-

tion or the occurrence of a different violation.

X.GRANTEE’S ACCEPTANCE

Each grantee or purchasers of any lot or parcel shail, by acceptance of a
deed conveying title thereto, or the execution of a contract for the purchase
thereof, whether from Declarant or a subsequent owner of such lot or parcel,
accept such deed or contract upon and subject on each and aff of the
provisions of this Declaration and to the ;unsdiction rights. .powers, prlvueges
and immunities of Declarant and of the Association. By such acceptance,
such grantee or purchaser shall for himself his heirs, ﬂerscna' renre
sentatives, zuccessors and assigns, covenant, consent and agree to and with
Declarant. and to and with the grantees and subsequent owners of each of the




other lots or parcels in the development to keep. observe, comply with and

~ perform all of ‘tha provisions of this Declaration and shall further agree 1o the

continuation of the compietion of the development and all parts and projected

units therein in substantially the manner heretofore approved by the Board of
County Commissioners. '

XL SEVERABILITY.

Each prons‘ion of this Declaration is hereby declared to be independent of
and severabie from every other provision hereof. If any provision hereof shall
be heid by a court of competent jurisdiction to be invalid. or unenforceable,
all remaining provisions shall continue unimpaired and in full force and effect.

XI.. CAPTIONS

Paragraph captions in this Deciaration are for convenience only and do not

in any way limit or amplify the terms or provisions hereof.

XIL TERM AND AMENDMENT
~ The provisions of this Declaration shall affect and run with the land and shall
exist and be binding upon all parties claiming an interest in the development
until January 1, . after which time the same shall be extended for succes-
sive periods of ten (10) years each. Prior to

January 1, (date shown abovs), this Declaration may be amended (axcopt

* for Paragraph VI:B which may not be amended without the consent of

Declarant and except as to any rights set forth herein in favor of Deciarant),
by the affirative vote of seventy percent (70%) of the then owners of all lots

. in the Development entitied to vote and thersafter by a majority of said owners

by recording an amendment to this Declaration duly executed by (a) the requi-
site number of such owners required to effect such amendment or (b) by the
Association, in which latter case such amendment shall have attached to it a
copy of the resoiution of the Board aftesting to the affirmative action of the req.
uisite number of such owners to effect such amendment, certified by the
secretary of the Association. THE CITY OF SPARKS MUST APPROVE ANY

‘ AMENDMENT.: THAT DIRECTLY AFFECT THE ENFORCEMENT OF THE Ty




- COUNCIL'S INTENT AS EXPRESSED THRCUGH THEIR APPROVAL OF THE
VISTAS DEVELOPMENT REPORT. :

XIV. INTERPRETATION.

The Association shail have sole right and authority to interpret any of thé
provisions of this Declaration of Protective Covenants, which interpretation
shall, so long as the same is reasonable, be conciusive.

XV. DISCLAIMER OF LIABILITY.

‘Declarant disclaims any labillty for repairs or maintenance of roads, or other

‘ improvements including ultility lines located within the common areas of the

development from and after the date of conveyance of such common areas to "
the Association, ‘

IN WITNESS WHEREOF Declarant has executed this Declaration the day and
year first above written.

DECLARANT

BY
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1.

INTRODUCTTON

»Bartm-AsdmanAssociats, Inc. was retained to perform the Traffic Impact
Study for the proposed Section 23 residential development. The
approximately 671 acre site, shown in Figwe 1, is included within an area
of lard wder corsideratim*for amexation by the City of Sparks.

Current plans call for the construction of between 1,545 and 1,830 single-
family and townhouse units over the next 15 years. For the purpose of this
study, the "worst case" figure of 1,830 units will be assumed.
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SITE LOCATION
BARTON ASCHMAN ASSOCIATES. INC



suxiynnposea'rﬂ?mcedure

The cbjectives of this study were to:

o

Evaluate the traffic impacts upon roads in the surrounding area
that are due to the Secticn 23 Project.

Evaluate the traffic impacts due to development (approximately
7,000 units) of the maximm amexation plan; and

Recommend external roadway configuraticns that would be necessary
to accommodate future traffic volumes.

Barton-Aschman worked in close coordination with the Regicnal Transportation
Commission (RIC) in order to cbtain the most accurate future conditions data
for the study area. The RIC model runs performed for this study served as
the most important data sowrce. Discussion with the RIC staff, in addition
to the model rum data, helped Barton-Aschman perform the following analyses
to determine the site traffic impacts associated with the proposed
development:

1.

2.

Data Collection. In addition to the existing average daily
traffic (ADT) data received from RTC, information was gathered
concerning roadway configurations in the project vicinity.
Possible future rovadway additions were also identified. |

Trip Generation and Distribution. The trips generated from the
prmectwerecalaﬂatedandthendistnhrtedoverthesmdyarea
roadway system, by the medel runs at RIC.




3.

4.

Capacity Analyses. Capacity analyses were performed for the key
roadway links within the study area, These analyses are done in
order to evaluate the ability of the roadways to accommodate

Determination of Roadway Requirements. The external roadway
facilities needed to accommodate future traffic volumes, for both
project-related and full annexation-related traffic, were
identified.




2.

EXISTING CONDITIONS |

The area roadway network in the vicinity of the site, includes the following

o

!J'_-_S_tl;_Q_O_u}____emd. Vista Boulevard is the north-south collector |

~ that will provide the main access to the project site. It has a

four-lane cross section from I-80 up to a location approximately

"m-halfmﬂemrmOfBaringBauleva:d, where it narrows to two

lanes. There is a full interchange at Vista Boulevard and I-80.
Vista Boulevard carries between 500 vehicles (north end) arnd 4,300
vehicles (near I-80) during the average weekday.

&rksﬂmlevard, This north-south roadway also has a four-lane
cross section, extending from East Lincoln Way, north to Shadow

_lane. North of this point, it has a two-lane cross section.
South of East Lincoln Way it becomes a long westbound on-ramp

cnto I-80. On an average weekday, Sparks Boulevard carries
approximately 1,000 vehicles between Baring Boulevard and Shadow
Lane, . arﬂaboutZ?OOvehiclesbetwemBanngBmﬂevazdarﬂEast
Prater Way. |
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©  Baring Boulevard. Baring Boulevard is cne of two major east-west
collectors within the study area. Its four-lane cross section
carries between 2,300 and 13,300 vehicles cn an average weekday.

o EastPraterWay.-meothereast-westcollectcrinﬂzesb,idyarea,
East Prater Way also has a four-lane cross section within the
study area. This roadway experiences volumes between 4,800 and

11,700 vehicles on an average weekday.

0  Interstate 80. This. four-lane divided freeway is located at the
southern end of the study area. It carries approximately 19,000
vehicles on an average weekday. |

These key roadways are shown in Figure 2 with the existing average daily
traffic (ADT) volumes for each link.

EVAIIATION OF EXISTING CONDITIONS

A series of roadway capacity calculations were performed in order to
evaluate the operational efficiency of the key roadway links within the

‘study area. These calculations compare the traffic volumes on a particular

link to the available capacity of the roadway cross section and yield an
overall volume-to-capacity (V/C) ratio. Based on this ratio, the operation
of a roadway link can be described in terms of a "Level of Service."

As shown in Table 1, levels of Service range from A to F. lLevel of Service
A indicates free-flow conditions, while Level of Service F represents

- extreme congestion. In an urban area, Level of Service D (V/C of 0.8) is

generally censidered the minimm acceptable level of service.
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Cirittaiai 2

| | TARCE 1 |
DEFINITIONS OF IEVEL OF SERVICE FOR ROADWAYS (UNINTERRUPTED FLOW)

Ievel of Service A - V/C ratio: 0.00 - 0.60

This is a condition of free flow, accompanied by low volumes and high
speeds. Traffic density will be low, with uninterrupted flow speeds
controlled by driver desires, speed limits, and physical rocadway conditions.
There is little or no restriction in maneuverability due to the presence of
othg:lvehicles_, ard drivers can maintain their desired speeds with little or
no ay. -

Ievel of Service B - V/C ratio: 0.61 - 0.70

 This occurs in the zone of stable flow, with operation speeds beginning to

be restricted somewhat by traffic conditions. Drivers still have reascnable
freedom to select their speed and lane of operation. Reductions in speed
are not unreasocnable, with a low probability of traffic flow being
restricted. The lower limit (lowest speed, hichest volume) of this level of
sexrvice has been used in the design of rnural highways. ' s

Ievel of Service C - V/C ratio: 0.71 - 0.80

‘This is still in the zeme of stable flow, but speeds and maneuverability are

more closely controlled by the higher volumes. Most of the drivers are
restricted in their freedom to select their own speed, change lanes, or
pass. A relatively satisfactory operating speed is still cbtained, with

| service volumes suitable for urban design practice.

Ievel of Sexrvice D - V/C ratio: 0.81 - 0.90

This level of service approaches unstable flow, with tolerable operating
speeds being maintained, though considerably affected by changes in
cperation conditions, Fluctuations in volume and temporary restrictions to
flow may cause substantial drops in cperating speeds. Drivers have little
freedom to maneuver, and comfort and convenience are low. These corditions -
can be tolerated, however, for short periods of time.

- Level of Service E -~ V/C ratio: 0.91 - 1.00

This cammot be described by speed alone, but represents cperations at lower
cperating speeds, typically, but not always, in the neighborhood of 30 miles
per hour, with volumes at of near the capacity of the highway. Flow is
unstable, and there may be stoppages of momentary dwration. This level of
service is associated with operation of a facility at capacity flows. .

; ,’IEvelofSa:vineF-V/é:a:timLOh
This describes a forced-flow operation at low speeds, where volumes are

below capacity. In the extreme, both speed and volume can drop to zero.
These conditions usually result from queues of vehicles backing up from a

' restriction downstream. The section under study will be serving as a

storage area during parts or all of the peak hour. Speeds are reduced
substantially and stoppages may occur for short or lone periods of time
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Table 2 illustratesthead.stinglevels of service on the aforementioned key
roadway links. - As shown, all of these links are currently operating well
within acceptable levels of service.
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TABLE 2
EXISTING ROADWAY

Link
Sparks Boulevard: o
’ Disc to Shadow
Shadow to Baring
Baring to E. Prater
E. Prater to I-80

' Vista ‘Bculevard:

Disc to Baring
Baring to E. Prater
E. Prater to I-80

Baring Boulevard:

McCarran to Sparks
Sparks to Vista

E. Prater Way: , ‘
McCarran to Howard
Howard to Sparks
Sparks to Vista

Interstate 80:
‘McCarran to Vista

10

B e ”””” .@
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3. ,
FUTURE CONDITIONS — SECTION 23 ANNEXATTION

- This chapter describes the traffic impacts due to the proposed Section 23

development. Along with the analysis of existing conditions, level of
service analyses are presented for the following two scenarios:

o  Year 2002 Background Conditions (no ammexation development); and
©  Year 2002 Background plus Section 23 Project (1830 units)

Basedupondismssionswithm'c:staff theanalyssoftheabcvescenarios
asamethemumofamllﬁmerd:argeattheSpaﬂGMevam/I-so
juncture. misconst:uct:.mism'entlypartoftheNevadaDepartmentof
Transportation Ten Year Highway Construction Plan, therefore it is safe to
assume construction within 15 years. '
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BACRGROUND GROWIH

Based on projected residential, commercial and industrial growth within the
study area, year 2002 background volumes were developed from RIC model runs.
Figure 3 illustrates the weekday average daily traffic (ADT) volumes on the
keyroadwayli:ﬂs.mesefiguresshowthatbadcgmmmfﬁcisecpectedto
increase between 2.5 to 61 times the existing volumes.

Current plans call for up to 1,830 residential units to be constructed by
the proposed project. Approximately 10,050 trips will be generated from
this development on an average weekday. From the RTC model, these trips
were then distributed onto the roadways in the study area. Figure 4 shows
the future 2002 ADT volumes with the project traffic added.

1EVEL OF SERVICE ANALYSIS

‘The traffic impacts due to a proposed develcpment are typically assessed in
terms of the ability of the supporting road system to accommodate site

| generated traffic. The cperating characteristics and the volume-to-capacity

ratios of varicus levels of service were described in Table 1.

Capacity calculations were conducted for both of the scenarios described
earlier. Table 3 shows the results of these calculations for the key

madwaylnﬂ-:s



TARTE 3
FUIURE ROADWAY LINK(1)

Link

Sparks Boulevard:

: Disc to shadow
- Shadow to Baring

Baring to E. Prater

E. Prater to I-80

Vista Boulevard:
Disc to Baring

Baring to E. Prater

E. Prater to I-80

Baring Boulevard:
McCarran to Sparks

Spaﬂ:stcVista

E. Prater Way:
McCarran to Howard

Howard to Sparks

Sparks to Vista
Interstate 80: .

McCarran to Vista

Sparks to Vista
NOTES:

Year 2002

Ye s ¥ IS

0.06 A 0.22 A
0.03 A 0.11 A
0.09 A& 0.58 A
0.02 A 149 F .

0.75 cf(2)
1 0.03 A 0.09 A
0.14 A 0.90 D,
0.60 A(3)

0.15 A 0.53 A
| ' 0.63 B(3)

0.08 0.62 B
 0.63 B 1.09 F._
0.73 c(3)

0.41 A 1.03 F
o 0.69 B(3)

0.17 A '0.58 A

0.30 A 0.64 B

0.30 A 0.41 A

Year 2002
w/Project

V€ Les

0000 9!—‘000
(41 N oy W
SR8 ILBEH

PudEP QHWPP
N

.11 F
0.74 ¢
0.67 B
1.28 F
o.es (3
112 F,_.
0.75 ¢c(3
0.62 B
0.65 B
0.41 A

‘l. At-grade roadway calculations based upon capacity of 7,200 vehicles/lane

ADT, freeway calculations based upon capacity of 16,000 vehicles/lane

m [ :

2. Widmcrcsssectimtoeightlans.

3. Widen cross section to six lanes.



As shown, the background growth to the year 2002 will cause considerable
congestion along several roedway links within the study area. Five links
will operate unacceptably in the year 2002, with three of those cperating at
Ievel of Service F: Sparks Boulevard from Fast Prater to I-80, East Prater
Way from McCarran to Howard, and East Prater Way from Howard to Sparks
Boulevard.

"meoth&ninelﬁﬂswﬂlcmtjxmetoopenteefﬁcimtlywithwcmms

ranging from 0.09 to 0.64 (Levels of Sexrvice A to B).

With the addition of project traffic, the same five congested links (with
unacceptable levels of service) will become somewhat worse. The Baring
Boulevard McCarran-to-Sparks link will experience an increase in V/C ratio
from 0.95 (LoS E) to 1.11 (IoS F). Also, the V/C ratio for Vista Boulevard
between Baring Boulevard and East Prater will increase from 0.90 (IoS D) to
0.99 (LoS E). The three other congested links will remain at Level of
Service F.

Althcughthecﬂxernimroadwaylﬁﬂcsareimpﬁctedhypmject&afﬁc, they
will still operate well within acceptable levels with V/C ratios ranging
fram 0.22 to 0.67.

mmm

Based upcn the results of the capacity calculations, it is apparent that the
roadway links that will cperate unacceptably with the project developed are

links that will already be cperating unacceptably due to just the projected
2002 background traffic, Therefore, the following mitigation measures will -

17



be needed by the design year, and are made necessary in large part by non-

© Widen Sparks Boulevard between E. Prater and I-80 from four to
eight lanes; :

o WidiistchulevardbetweenBamachulevardarriE. Prate.rWay
fram four to six lanes:; '

©  Widen Baring Boulevard to six lanes between McCarran Boulevard and
Sparks Boulevard; and

©  Widen E. Prater Way to six lanes between McCarran Boulevard and
Sparks Boulevard.

Asshcwnin'rable:i, theadditimofthsemiugatimmeasurswmallow
allcfthekeymadwayluﬂcstooperateacceptably (V/C = 0.85 or less) for

- both the year 2002 background and year 2002 background plus project

Traffic impacts due to maximum amnexation development are discussed in the
next chapter. '



4. o
FUTURE CONDITTONS = MAXTMIM ANNEXATTON

The maximum annexation under consideration by the City of Sparks
would include an area large encugh to accommodate approximately 7,000
residential units. |

The trips generated by this projected development (which includes the
Section 23 project) were calculated and then distributed anto the study area
roadways by the RTC model. Figure 5 illustrates the year 2002 volumes with
full buildout of the maximum ammexation area. '

Capacity calculations were performed to indicate the traffic impacts this
development would have upon the roadway system. The results of these
calculations are shown in the last column of Table 4. :

As shown, tl:emcstheadlyimpactedmadwayliﬂsamthcseala:gﬂ:emrth
end of Sparks Boulevard. Sparks Boulevard, between Disc Drive and Shadow.
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'TARIE 4
' FUIURE ROADWAY IINK(1)

Year 2002
Year 2002 Year 2002 w/Full

_._Li_r_ﬂ_ﬁ | Ve les V/€ 1eS V/C IoS V/C 1oS
Disc to Shadow 0.06 A 0.22 A 0.5 A 1.53 F
. 0.76 c(2)
Shadow to Baring = 0.03 A 0.11 A 0.3 A 1.18 F
‘ 0.79 c(3)
Baring to E. Prater 0.09 A 0.58 A 0.63 B 0.76 C
E. Prater to I—BO 0.02 A 1.49 F, .1.55 F, . 170 F
0.75 c“’o 77 ¢4 g.85 p(4)
Vista Bo.:leva:d.
Disc to Baring 0.03 A  0.09 A 0.23 A 0.60 A
Baring to E. Prater 0.14 A 0.90 0.99 E,_. 1.26 F,.
, 0.60 A(3)o 66 B(3) o0.84 D
E. Prater to I-80 0.15 A 0.53 A 0.60 A 0.78 C
Baring Boulevard: : . .
- McCarran to Sparks  0.46 A 0.5 E_.1.11 F, 1.5 F
' 0.63 B(3o.74 ¢ 1,06 F(d
Sparks to Vista 0.08 A 0.62 B 0.67 B 0.80 C
E. Prater W&Y!

McCarran to Howard 0.63 B 1.0¢ F,_1.28 F, _  1.57 4
| ' 0.73 c(3o.es b3 1.05 F3)
Howard to Sparks ~ 0.41 A 1.03 F._.1.12 F,.. 1.39

0.6 B(3o.75 c®) 0.2 EG)
Sparks toVista ' - 0.17 A 0.58 A 0.63 B 0.76 C
Interstate 80:
McCarran toVista 0.30 A 0.6 B 0.65 B 0.69 B
Sparks to Vista 0.30 A 0.41 A 0.4l A 0.44 A
NOTES:
1. At-grade rcadway calculations based upon capacity of 7,200 vehicles/lane

ADT, freeway calculations based capacity of 16,000 vehiclas/lane ADT,
2. Widen cross section to four lanes.
3. Widen cxoss section to six lanes.
4. Widen cross section to eight lanes.
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CUT OFF TOP SECTION OF STAKE
DAMAGED BY HAMMERING

TREE TRUNK
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RUBSER OR PLASTIC HOSE AROUND

(2) 2°¢ X 10°-0° LODGEPOLE PINE STAKES FOR
15 GAL. & 24° BOX TREES
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1° BY 3" CROSSTIE

WATER BASIN
FINISH GRADE
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BACK FILL MIX ‘
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WIDTH PLUS 8° EACH SIDE *
ROOT 3ALL
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PLASTIC OR RUBBER NOSE
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. 178" cABLE :
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GROUND OR GALV. STEEL SMKES

SACKFILL X
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MDL% ucmu
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Consulting Engineers and Geologists 1030 MATLEY LANE « RENO,NEVADA 89502 + (702) 323-8566

March 31, 1987

Codega and Frioke, Inc.
369U Grant Drive, Suite J

- Reno, Nevada 89509

Attention:

Gentlemen:
Site Feasibility Study
The Vistas
Washoe County, Nevada

This letter discusses the results of the site feasibility study we
performed for the proposed Vistas Development to be located in
Washoe County, Nevada.- The scope of our work was to review avail-
able published and unpublished geological literature and maps,

~aerial photographs. and to complete a site reconnaissance in order

to address prlmary geotechn;cal concerns regarding site develop-
ment.

We understand the proposed development will be constructed in
phases as a planned residential community. The majority of the
project wiil be located within Section 23 of Township 20 North,
Range 20 East in Washoe County, Nevada. The planied community will
consist of single family residences, shopping centers, paved road-
ways and parks. All development will be connected to community
sewer and water serv1ce.

Sit 1_Soil Conditi

The site comprises roughly a one square mile area east of Spanish
Springs Valley in the Pah Rah range. Vegetation consists predomi-
nantly of sagebrush, spring hopsage and cheatgrass. The central
and eastern portions of the development are characterized by moder-
ate to steeply sloping hills dissected by a system of dry stream
channels. Based on geologic mapping completed by Bonham (1969)
ana Bell (1981, 1982; Preliminary Geologic Map, Vista Quad), the
majority of materials underlying this portion of the site consist
of Tertiary age basalt, basaltic andesite and pyroxene andesite
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flows. Quaternary age alluvial fan deposits underlie the gently

: sloping fan in the western portion of the development. These

5' deposits consist generally of poorly sorted silts, sands and

- gravels. In addition, the U.S. Soil Conservation Service has

i identified several distinct soil types within the project area. No
1 . ‘known faults transect the site, however, the project is located in
a seismically active area (UBC Seismic Zone 3).

j - Discussion

Based on the results of our preliminary investigation, we conclude

that the site is suitable for the proposed development. During our
review of the pertinent geological information and our site recon-

naissance, the following geotechnical considerations regarding site
development have been identified: ‘

l. Rippability of bedrock materials within the project.
! 2. Stability of cut slopes.

@ 3.

4. Flash-flood potential within the proposed development.

Local presence of expansive clay soils.

With the exception of the western portion of the site, the property
is underlain by bedrock at shallow depths. Generally, the bedrock

i materials consist of basalts and basaltic andesites. The degree of
: fracturing within these materials is unknown. A detailed seis-

‘mic investigation should be performed to determine the rippability -
of the bedrock materials. We should review grading plans to deter-
mine if utility trench excavations or deep cuts are proposed in
materials which could require blasting. We believe that the mate-
rials generated by site work in the bedrock areas will be classi-
fied as rock fill. Seismic studies will provide an inaication of-
the size distribution of these materials. ‘

We anticipate bedrock cut slopes will be stable at maximum inclina-
tions of one and one-~half horizontal to one vertical (1-1/2:1).
Locally, fracture orientations may create unstable conditions
therefore; all slopes will require final evaluation in the field.
Proper benching widtns and intervals should be incorporated in the
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design of any slopes. Wire mesh may be necessary to protect areas
downslope from rocks ravelling or toppling. In addition, rock
traps or fences may be necessary. Permanent cut slopes constructed
within alluvial materials and fill slopes should be designed at a
maximum inclination of two horizontal to one vertical (2:1) .

Studies completed by the U.S. Soil Conservation Service indicate
that expansive clay soils are locally present within the develop-
ment. Clay soils can experience volume Changes (shrink and swell)

“with changes in moisture content, resulting in unfavorable movement

of structural elements. Mitigation procedures should be antici-
pated.

A hydrologic investigation should be completed to determine the
potential for flash-flooding of the area.

We recommend that a complete geotechnical investigation be per-
formed to provide detailed information on the subsurface condi-
tions. Engineering parameters of the underlying materials should
be determined to provide conclusions and recommendations concerning
site preparation and grading, foundation design criteria, support

of exterior flatwork and flexible pavement design.

We trust this provides the information needed at this time, how-
ever, if you should have any questions, please contact us.

Yours very truly,
PEZONELLA'ASSOCIATES, Iﬁ?.,/

'(b‘(! /,LI (—47;]»{ /

Richard H. Louisell
Geologist

REL/11b
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- TABLE 1

| ‘ \
' . Precipitation Data Taken at 39°35'00", north lat. 119°42'30",, west long.

| Return : Precipitation Values
i Period 6-Hour Duration 24-Hour Duration
(Years) - :

Map x Partial Series = Annual Map x Partial Series = Annual

] Value to Annual Series Series Value to Annual Series Series
‘ Correction Value Correction Value

3 2 0.70 0.88 0.62 1.00 0.88 0.88
I 5 0.90 0.96 0.86 1.40 0.96 1.34
10 1.10 0.99 1.09 1.60 0.99 1.58
j 25 1.30 1.00 1.30 - 2.00 1.00 2.00
@ 1.40 1.00 1.40 2.20 1.00 2.20
' 100 1.60 1.00 1.60 2.40 1.00 2.40
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ggzuations for estimating l-hr values in Nevada Region (2)

i

|

i
!

TABLE 2

INTERPOLATED PRECIPITATION DATA

Return Duration
Period : ,
(Years) $ min 15 min 1lnr 2 hr 3 Hr 6 Hr 12 Hr 24 Hr
Eg. 3 Eg.4  Eg's  Fig 5 Fig 5  NOAA Fig4  NoAA
S " 1&2 E¢gS Eg 6 ATLAS ATLAS
Fig 3
2 0.11 0.22 0.38 0.45 0.51 0.62 0.75 0.88
5 0.17 0.33 0.58 0.66 0.73 0.86 1.10 S 1.34
10 0.19 0.38 0.67 0.80. 0.89 1.09 1.34 ~ 1.58
: 2.00 2.40.

100

0.34 0.66

B e R

(Eq. 1)
(Eq.2)

List of variables:

Y2
Yio00
X1
X2
Xa
Xa

1.16

CHRSIT: § Ptle PSS

2-yr 1-hr estimated value

100-yr 1-hr estimated value

1.29

1.39

1.60

Y2 = 0.005 + 0.852 [(X1)¢X1/X2)]
Yioo = 0.322 + 0.789 [(Xa) (X3/X4)])

2-yr 6-hr value from precipitation-frequency maps in in.

2-yr 24-hr value from precipitation-frequency maps in in.

100-yr 6-hr value from precipitation-frequency maps in in.

100-yr 24-hr value from precipitation-frequency maps in in.

‘Equations for estimating 5-min and 15-min duratioms

@ »

(Eq. 4)

5-min value = 0.29 x (1-hr value)

15-min value = 0.57 x (1-hr value)
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TABLE 3
HEC-1
Peak Runoff Summary - Undeveloped
Flow in Cubic Feet per Second

Return Period

(Sq. Miles) 5-year 10-year 100-year

- 0.80 K 36 59 173

0.22 12 20 60
1.02 47 78 226

Area No.

TABLE 4

' HEC-1
- Peak Runoff Summary - Developed
~ Flow in Cubic Feet per Second

Return Period

Area ‘ :
(Sq. Miles) 5-year 10-year 100-year

0.80 78 105 231

0.22 27 35 ' 79

1 &2

1.02 103 137 303




TABLE 5
RATIONAL METHOD
Peak Runoff Summary - Undeveloped
Flow in Cubic Feet per Second

s Return Period
Area e e o

Area No. (Acres) S5-year 10~year 100-year
1 515 45 61 112
2 142 12 17 31
l & 2 657 57 78 143
TABLE 6
RATIONAL METHOD
Peak Runoff Summary - Developed
Flow in Cubic Feet per Second
Return Period
Area :
Area No. (Acres) S5-year 10~year 100-year
1 515 87 118 217
2 142 24 32 59
l1&2 657 111 150 276
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Appendix A
HEC-1
COMPUTER RESULTS
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