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INTRODUCTION

This narrative includes detail on the following:

= A Special Use Permit for Major Grading (“SUP”) is required per WCDC Section 110.438.28
Major Grading Permit Thresholds. The project triggers the following major grading thresholds:
110.438.28 (a)(1)(i)(B), (a)(1)(ii)(A), (a)(1)(ii)(A), and (a)(1)(iii)(B). The project is proposing
grading on slopes less than and greater than fifteen (15) percent, and grading of 23.87 acres
across APN’s 502-250-09 and 502-250-10. The total grading proposed is approximately 98,389
cubic yards of cut, 96,701 cubic yards of fill, and a net cut of 1,638 cubic yards. Cuts will be
greater than 20 feet and fills greater than 10 feet. There are no modifications being requested
with this Special Use Permit.

Approval of a Special Use Permit for Major Grading are required by the Washoe County Board of
Adjustment for the Project. The proposed project consists of a low-income affordable multi-family
residential development. This development is proposed to include twenty two-story apartment
buildings (240 units) with a clubhouse and swimming pool, covered and garage parking spaces, mail
kiosk, playground, and recreational amenities. Further information is provided in a narrative below
which details the Special Use Permit request.

1. PROJECT LOCATION

The Chocolate Drive project site (the “Site”) is approximately 45.51+ acres (APN 502-250-09) and is
located in southwest Sun Valley at the western edge of a residential area generally comprised of
single-family homes, approximately half a mile west of Sun Valley Blvd. Additionally, 2.75+ acres of
the western half of Chocolate Drive is included with this project. The APNs for the parcels are 502-
250-09 and 502-250-10 (the “Parcels”). See Figure 1 — Vicinity Map for project location. The Parcels
stretch north south along Chocolate Drive from W 2nd Ave to W 5th Ave and border Red Hill (Washoe
County Open Space) to the west. The Site will be accessed via the following streets:

. Chocolate Drive . West 5" Ave
= Clear Acre Lane . Sun Valley Boulevard
. West 2™ Ave

Figure 1 — Vicinity Map
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2. EXISTING CONDITIONS

2.1. Slopes and Topography

The existing site slopes from west to east from Red Hill to Chocolate Drive. The northern portion of
the Site contains 0-15% slopes, while approximately 43%x (14.16 acres) of the steeper south
portion of the Site is greater than 15% in slope. Per Washoe County Development Standards
Section 110.424.05, the site is applicable to Hillside Development. A Slope Analysis Exhibit is
included in Appendix E. Further information about the how the project responds to Hillside
Development requirements is provided in Section 3.2

Hillside Development of this narrative.

2.2. Geotechnical and Fault Studies

A geotechnical report was performed for the project by Geotechnical & Environmental Services, Inc.
(GES) in 2022. Native soils in the project area consist of clay, silt, and sand with varying amounts of
gravel underlain by bedrock consisting of decomposed andesite. Groundwater was not encountered
and liquefaction potential is low. Refer to Appendix N for the geotechnical report.

There are mountainous areas to the west and there are two active faults on the south and west side
of the Parcel per the USGS Quaternary fault map. A seismic hazard investigation (fault study) was
performed by Geotechnical & Environmental Services, Inc. in 2022 which identified the locations of
these faults. This study can be found in Appendix N.

Washoe County Development Code requires a 10’ setback from the fault line and should be shown
on the final recorded map. A minimum setback of 50-feet has been recommended by the fault study,
and proposed structures will be shown outside of this setback. The fault locations and setbacks are
shown in the existing conditions exhibits and ALTA survey (Appendix F) and the Site and Grading
Plans (Appendix H).

In October 2024, GES performed a Preliminary Slope Stability Analysis and showed that soil cut
slopes of 2:1 are stable to heights less than 40’. GES recommends a layer of light riprap to prevent
surface erosion. This Preliminary Analysis letter is in Appendix N.

3. PROPOSED PROJECT

3.1. Project Summary

The project consists of a low-income affordable multi-family development. There will be twenty (20)
two-story apartment buildings (240 units) with a clubhouse, swimming pool, covered parking spaces,
garages, mail kiosk, playgrounds, dog park, landscaping, and recreational amenities. The proposed
apartment community will provide a high-quality affordable housing option for low-income residents
of Washoe County.

The subject project parcel (APN 502-250-09) was approved for Master Plan and Regulatory Zone
Amendments in April 2022 under Case Numbers WMPA22-0003 and WRZA2-0003 (Chocolate
Drive). In March 2023, the project was approved for a Special Use Permit for Major Grading
(WSUP23-0001) and an Administrative Permit (WADMIN22-0029). The purpose of this submittal is
to apply for a Special Use Permit for Major Grading to revise the grading proposed in 2022. The
proposed project has been revised per the amended Washoe County Code in August 2024 and the
grading reflects these changes as well.
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The primary revisions to the Project are reducing parking and revising the site layout to minimize
grading impacts and incorporate Washoe County Code revisions. The project density of 240 units
remains the same.

The following sections in this narrative describe the grading in further detail:

3.1.1. Proposed Grading and Request

The proposed grading consists of a variety of slopes, retaining walls, benches, berms, channels,
detention basins, and roadways as depicted in the Grading Plans in Appendix H.

Major grading is requested as the project is proposing grading on slopes less than and greater than
fifteen (15) percent, 23.87 acres of grading area across APN’s 502-250-09 and 502-250-10, and
excavation of approximately 98,389 cubic yards of earthwork material. This specifically triggers the
following major grading thresholds in the Washoe County Development Code: 110.438.28

@)(N(B), (@)(1)([i)(A), (@)(1)ii)(A), and (a)(1)(iii)(B).

The site disturbance area and earthwork volume has reduced since the initial Administrative Permit
approved in 2023. See Table 1 below for more detail on the previous and proposed changes.

Previous Administrative Proposed
Permit
Disturbance Area 25.13 acres 23.87 acres
(Including Roads)
Earthwork Volume 91,169 cubic yards (CY) Cut | 98,939 CY Cut
123,584 CY Fill 96,701 CY Fill
32,415 CY Net Fill 1,638 CY Net Cut

Table 1 — Comparison of Previous and Proposed Grading

3.1.2. Grading Limits

Grading is proposed across two parcels (APNs 502-250-09 and 502-250-10). Grading is limited to
the northern part of the site to avoid existing steeper slope areas. In addition, in lieu of large slopes
the Project has proposed retaining walls to limit the disturbance area as much as possible. The total
disturbed area across these parcels (including Chocolate Drive) is 23.87 acres. The development
disturbance area (including Chocolate Drive) is largely concentrated on approximately half of the
total parcel area (45.51 acres) which demonstrates that grading is limited a limited portion of these
parcels to the extent possible. The grading limits are depicted on the Grading Plans in Appendix H.

3.1.3. Earthwork

The total grading earthwork proposed is approximately 98,389 cubic yards of cut, 96,701 cubic
yards of fill, and a net cut of 1,638 cubic yards. The intent is to balance the earthwork on site and
limit the amount of hauling trips to and from the development during construction. This will assist in
preventing degradation of the adjacent neighborhood roadways in construction traffic. The minor net
cut volume is not equivalent to the anticipated quantity of export as the site is intended to be
balanced. The Project import and export of material will be limited to the extent possible for the
Project.

The changes in earthwork volume are significant as this will assist in less hauling trips to and from
the development during construction. Previously hauling of earthwork volume offsite was planned
for, but now earthwork will remain balanced onsite with very limited hauling if any. For an average
14 cubic yard dump truck, that is equivalent to approximately 2,198 construction trips saved for the
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surrounding neighborhood. This will limit degradation of streets and vehicles passing by residents’
homes.

3.1.4. Cuts and Fills

The extent of cuts and fills have been limited to the northern end of the site with retaining walls,
adjacent to roadways, and within detention basins. Cuts will be greater than 20 feet and fills greater
than 10 feet in height. The maximum cut height is 23.80 feet and the maximum fill height is 21.13
feet. As the site currently slopes from west to east within the parcels, the largest cut is naturally on
the west side and largest fill is on the east side. However, most of the site depicts cuts and fills
under 5 feet in height in order to maintain the existing terrain slopes and natural topography. See
more detail in the Cut and Fill Analysis in Appendix K.

3.1.5. Slopes

Proposed slopes for the Project will vary throughout the site as depicted in the Grading Plans. Since
the site encompasses retaining walls described in section 3.1.6, the slopes for the site are only
limited to a few areas such as roadways, channels, and detention basins. Slopes and grades are
proposed to match the existing topography in most areas.

A geotechnical slope stability analysis is required for slopes steeper than 3:1 in accordance with
WCDC Section 110.438.31(6)(2). A geotechnical stability analysis was performed for slopes that are
2:1 as provided in Appendix N. This stability analysis indicates that soil cut slopes inclined at 2:1 are
considered stable to heights less than 40 feet. Erosion measures for taller slopes greater than 10
feet will include rip-rap class 150 to mitigate surface erosion.

Slopes within detention basins storage are shown as 3:1. Outside of the detention basin areas, the
slopes are shown as 2:1 in conformance with the slope stability analysis. In addition, drainage
channels and road slopes are also shown as 2:1. The taller cut slope along Chocolate Drive
contains rip-rap for visual mitigation and erosion protection per WCDC Section 110.438.31(6)(2)(ii
and iii).

3.1.6. Drainage

Grading is proposed outside of existing drainageways to allow stormwater to flow along existing
drainage patterns. Proposed drainage includes four (4) detention basins, a variety of storm drain
network pipes and inlets, and curb and gutter along the proposed Chocolate Drive to collect runoff in
inlets along the road. A Preliminary Storm Drainage Exhibit is included in Appendix P and depicts
catchment area and flow, drainage features, storm pipes, and flow direction.

Drainage will be mitigated for both the on-site development and also for off-site flows coming from
Red Hill to the west. The drainage improvement proposed will not only improve drainage for the
development, but also for the surrounding community as a project benefit.

Existing drainage is currently routed east through the neighboring properties, which introduces
erosion and flooding concerns as it passes through during rainstorm events. The project proposes to
capture and lessen the impact to the neighborhood with the installation of Chocolate Drive and
detention basins, channels, pipes, and interceptor swales which will collect drainage as it is flowing
east. Drainage will be routed to these proposed detention basins and storm drain pipes, slowing
down the peak flow and staging runoff to be slowly released into the storm drainage network. The
drainage will eventually flow down 5™ Avenue towards existing drainage patterns and channels
along Sidehill Drive, where it will eventually make its way to Sun Valley Boulevard where it currently
is routed. The post-peak flows will be reduced to pre-existing conditions as required by the Truckee
Regional Drainage Manual. A hydrology report has not been prepared or required for this Special
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Use Permit, but will be submitted as part of the Construction Drawings phase as required by
Washoe County.

A series of drainage channels will be provided throughout the Project site. There is a new proposed
channel which connects two detention basins within the development area. This will allow for
stormwater to attenuate and reduce the peak flow of areas downstream. Another channel at the
north end of the site which conveys existing runoff from Red Hill safely through the site. This
channel is proposed to better direct existing stormwater to 5th Avenue and around the proposed
development (where it currently channelizes). The northern channel contains a 8 foot wide berm on
the south side which is outside of any building or site setbacks. This channel will improve existing
conditions by routing stormwater away from the surrounding neighborhood and away from the
proposed buildings. This berm will assist in stabilizing this channel storage, to contain flows which
pass the 100-year storm event. The berm will also protect flows to be contained within the channel
and the top of the berm elevation is planned above the hydraulic flow line.

There is also a proposed trailhead and parking lot (as requested by Washoe County Regional Parks
and Open Space) with a road that crosses this northern channel. Initially, there was a box culvert
that was proposed for this crossing. Washoe County collaborated with this project for value
engineering and has approved the box culvert to be replaced with a low water crossing. (All Washoe
County correspondence is in Appendix O.)

3.1.7. Retaining Walls

Retaining walls are proposed to be within the site development areas and are outside of any site
setbacks. Retaining walls are proposed to limit the site disturbance areas in lieu of large cuts or fill
slopes. The retaining walls will seek to limit the disturbance area and provide for balancing of
earthwork for the Project. Retaining wall tiers are separated horizontally by a bench distance of 10
feet and the walls are a height of 10 feet. The construction material will consist of a pile wall or
mechanically stabilized earth made of concrete, timber, or steel. Rockery walls are not proposed at
this time, but could be utilized with appropriate structural analysis if over 8 feet and less than 12 feet
in height per WCDC Section 110.438.42. Interceptor swales are proposed above retaining walls to
intercept drainage in conformance with WCDC Section 110.420.25()).

3.1.8. Landscaping

Landscaping is proposed throughout the project site per Washoe County standards to contain a
variety of trees, shrubs, and amenity areas and has been updated to the new site layout. The
landscaping plan is included in Appendix I.

There is a total of 17.04 acres of proposed site disturbance area for the development of the project.
A minimum of 20% of the site disturbance area (148,486 square feet) is required to be landscaped.
The proposed landscape area is estimated to be 148,486 square feet (3.41 acres), exactly 20% of the
disturbance area. The required and proposed landscaping is summarized in Table 2 below and
compared to the previous Administrative Permit.
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3.2.

Previous Administrative Proposed*
Permit
Required Landscaping (20% of 149,434 SQ FT 148,486 SF
Disturbed Area)
Proposed Landscaping 302,616 SQ FT 148,486 SF

*See Landscaping Plans in Appendix | for more detail

Table 2 — Comparison of Previous and Proposed Landscaping

Hillside Development

The proposed development is classified as Hillside Development by Article 424 as twenty percent of
the Site is in excess of fifteen percent in slope. The following specifies how Hillside Development
requirements will be met.

3.2.1. Purpose

The proposed development is designed to meet the requirements outlined in Section 110.424.00 as
outlined by the following responses in bold:

(a)

Minimizing use of slopes subject to instability, erosion, landslide, flood hazards or drainage
problems;

The proposed development will limit disturbance on steeper slopes on the project site
(located south) and concentrate development to the northern end of the site. The site
has been shifted further north from before to limit disturbance of steeper slope areas.
A perimeter drainage swale around the site has been proposed to convey drainage to
proposed detention basins and significantly reduce existing flooding concerns.
Existing channels will be undisturbed and drainage will be gathered in a series of
detention basins, within channels, and into storm drainage systems along Chocolate
Drive. Retaining walls will limit erosion in lieu of graded slopes. Erosion will be
mitigated on taller slopes by Best Management Practices (BMPs). Please refer to slope
analysis in Appendix E and grading plans in Appendix H for more detail.

Minimizing the careless alteration of and disruption to the natural topography and landscape;
The proposed design intends to incorporate native landscaping in accordance with
Washoe County standards and will limit disruption to the natural topography in grading
by balancing the site in earthwork and limiting the development to a smaller portion of
the property. The proposed grading, limited disturbance area, and drainage
improvements will complement the existing terrain.

Providing safe and adequate vehicular and pedestrian access to and within hillside areas,
including emergency access;

Vehicular and pedestrian access will be provided along the proposed paved Chocolate
Drive. This will accommodate safer emergency access, utility access, and access to the
proposed development. A sidewalk system will be provided along Chocolate Drive and
throughout the development for the community. A proposed trailhead easement and
parking area for Washoe County Regional Parks and Open Space is provided for future
trail connection to Red Hill at the northern end of the project site. Appropriate vehicular
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(e)

parking above code requirements, site access, and emergency access have been
provided for the project.

Establishing stormwater runoff and erosion control techniques to minimize adverse water
quality impacts resulting from non-point runoff;

There will be significant improvements to existing drainage patterns on-site and to
downstream properties with the proposed design. A series of detention basins will
improve the stormwater flooding in the area from the adjacent Red Hill. The proposed
design utilizes erosion control best management practices (BMP’s) and will minimize
water quality impacts from non-point runoff. Please refer to site and grading plans in
Appendix H.

Encouraging innovative grading techniques and building design which respond to the hillside
terrain and natural contours of the land;

The proposed design is in conformance with the site development and grading
standards in Section 110.424.30 and 110.424.35. Building heights will be low and limited
to two-stories to complement the existing slopes of the terrain.

Minimizing impacts on existing trees and vegetation which reduce erosion, stabilize steep
hillsides, enhance visual quality, protect water quality and preserve critical watershed recharge
areas;

Existing vegetation will be limited in impact and where necessary be replaced by similar
type landscaping. Landscaping, limited grading, and erosion control measures are
proposed in accordance with Washoe County standards. Refer to the site and grading
plans in Appendix H for more detail.

Encouraging the transfer of density to avoid hazardous areas and to protect environmentally
sensitive and open space areas; and

Density of the development is limited to the flatter slope areas at the northern end of
the parcel as much as possible. Environmentally sensitive areas and open space areas
have been avoided with the proposed design with a buffer of any proposed grading
from these areas. A split zoned buffer of open space area (4.87 acres) was established
in the Master Plan Amendment process to separate development from the Red Hill open
space area. Refer to slope analysis in Appendix E and developable area map in
Appendix G.

Minimizing impacts on prominent ridgelines, significant viewsheds, canyons and visually
prominent rock outcroppings which reflect the visual value and scenic character of hillside
areas.

The proposed design will not impact any ridgelines, significant viewsheds, canyons or
prominent rock outcroppings. Please refer to viewshed analysis in Appendix M.

3.2.2. Constraint and Mitigation Analysis

Constraints of the project site include fault areas, altered andesite buckwheat plant species, minor
drainageways, existing stormwater, and steep topography. These constraints are identified on the
developable area map in Appendix G and site plan in Appendix H. This section will only discuss project
constraints relevant to the grading and Special Use Permit.

Faults

The proposed development is shown to avoid existing faults with buildings placed distant from the 50°
setbacks. Chocolate Drive is proposed through one fault line to the south of the project area. However,
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roadways, utilities, and parking areas are permitted through these fault areas as recommended by
the seismic hazard investigation in Appendix N.

Grading

The site is limited by steep slopes as shown in the Slope Analysis exhibit in Appendix E. Grading for
the proposed development has been designed to complement the existing terrain. The proposed
development will be graded into the existing slopes and concentrated on the northern side of the site
where the slopes are less steep. Grading is proposed outside of the existing drainageways to allow
stormwater to flow along existing drainage patterns. Retaining walls are proposed on the west and
east sides of the development to limit disturbance area in lieu of large slopes and balance the site in
earthwork. Balancing the site earthwork will minimize the amount of hauling trips during construction
to and from the development and throughout the neighborhood.

Chocolate Drive Alignment

One of the project constraints is the placement and design of the proposed Chocolate Drive Road.
The alignment was carefully selected in coordination with the neighborhood community. Currently
Chocolate Drive is located between several private parcels, one half on our project parcel (APN 502-
250-10) and the other half on 19 other private parcels as an easement. In February 2023, Washoe
County reached out to all property owners along Chocolate Drive to obtain Irrevocable Offers of
Dedication and establish the existing easement areas at right-of-way. If there were unanimous offers
by all property owners, this would mean the proposed County road could be placed where the existing
dirt road is. As several property owners declined or gave no response, the road was kept as shown
on the private parcels of this project and will be dedicated to the County with an Irrevocable Offer of
Dedication in the future. However, residential driveways to every property owner and at road
intersections will be provided as part of this project. All of these details were coordinated with the
Washoe County Engineering Department. The alignment of the road is still shown on the project
parcels (APN 502-250-10 and 502-250-09) as depicted in the preliminary site and grading plans.

3.2.3. Site Development Standards

The proposed development has been designed to encourage compatibility with the existing hillside.
The proposed design is in conformance with the requirements outlined in Article 424 Hillside
Development Section 110.424.15(a)(1-9) and Section 110.424.30.

The proposed buildings are clustered towards the northeast of the site to minimize disturbance area,
preserve natural features, and to retain views of the surrounding Red Hill open space. The buildings,
roadway, and drainage features follow the natural slope to the extent possible. In conjunction with
following the natural topography where possible, man-made pads are used due to the limited options
for site layout, as constrained by the narrow parcel configuration and steep grades. The buildings are
staggered to the extent possible while minimizing the extents of the grading area. While most of the
site is vacant, development will include existing, disturbed areas where possible which are
concentrate at the northern end of the site. Small decks and patios are incorporated into the buildings
to limit grading but still be comfortable for future residents. Buildings are proposed to be a maximum
of two-stories in height and with varied, pitched roofs, both of which will complement the existing
slopes of the terrain. In some areas, the buildings will be shorter than the retaining walls on the west
end of the site. Refer to Appendix J for the building floor plans and elevations. The building heights
are compliant with the allowable height standards. The building types will vary slightly in height and
paired with the site landscaping, these will mitigate the visual impacts of the development and
complement the natural character of the hillside. Previously, a stepped foundation building was
planned for the northern end of the site due to the building orientation, but this is no longer necessary
since the disturbance area has been reduced.
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Retaining wall tiers are separated horizontally by a distance of 10 feet and the walls are a height of
10 feet. The tiered wall design will help the transition to the natural topography of the hillside. The
retaining walls on the west and east sides of the development help to balance the earthwork of the
site. This will limit hauling of material to and from the site during construction. Landscaping will be
provided at each retaining wall bench/tier in accordance with Washoe County Standards and to
mitigate the visual impact of the development.

The proposed Chocolate Drive road is located on the east side of the site to protect the hillside as
much as possible and is designed in accordance with Washoe County standards. The slopes adjacent
to the roadway are designed in a uniform manner and compliant with code. The roadway includes a
sidewalk for pedestrians. Driveway intersections are provided at every crossroad and driveways are
provided for every adjacent resident as has been coordinated with Washoe County. If common
driveways are allowed/encourage by the County, this can be incorporated into the site design at a
later time. The roadway is designed in accordance with Section 110.424.45 and the Geotechnical
Report and Preliminary Slope Stability Analysis. (See Section 2.2 and Appendix N for more
information.)

At the northmost end of the site, there is a proposed public trailhead in an open space easement for
Washoe County Regional Parks and Open Space. This is in addition to the open space split-zoning
of the parcel that complements the adjacent Red Hill open space. This trailhead increases access to
useable open space and is consistent with Washoe County code.

In accordance with Section 110.424.50, retaining walls will help act as fuel breaks to reduce the risk
of fire spreading towards or from the development area. Vegetation will be designed in accordance
with this section. Building materials will meet Wildland Urban Interface standards to mitigate fire risk.
The site has adequate fire flow and is designed to meet all fire hydrant requirements.

3.2.4. Application Requirements
The following has been provided to supplement the hillside grading requirements:

= Slope Analysis Appendix E
= Developable Area Map Appendix G
» Proposed Site and Grading Plans Appendix H
= Cut and Fill Analysis Appendix K
= Proposed Cross Sections Appendix L
= Viewshed Analysis Appendix M
= Preliminary Geotechnical Report and Fault Study Appendix N
= Supplemental Special Use Permit Documents Appendix P

3.3. Special Use Permit

A Special Use Permit is required per WCDC Section 110.438.28 Major Grading Permit Thresholds.
The project triggers the following major grading thresholds: 110.438.28 (a)(1)(ii)(A), (a)(1)(iii)(A), and
(a)(1)(iii)(B). The project is proposing grading on 23.87 acres across APN’s 502-250-09 and 502-250-
10. The total grading proposed is approximately 98,389 cubic yards of cut, 96,701 cubic yards of fill,
and a net cut of 1,638 cubic yards. There are no modifications requested with this Special Use Permit.

The proposed design will result in cuts greater than 10 feet at the southern end of Chocolate Drive,
within some detention basins, and along the western edge of the project site where retaining walls
are proposed. Areas of fills greater than 10 feet will be limited to the east side of the project site. The
proposed design seeks to complement the existing terrain to the greatest extent possible and limit
grading to a smaller area of disturbance within the property. Refer to the cut fill analysis exhibit in
Appendix K for more detail.
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3.3.1. Special Use Permit Findings

Per section 110.810.30 of the Washoe County Development Code, prior to approving an application
for a Special Use Permit, the Board of Adjustment or a hearing examiner shall find that all of the
findings are true. The project meets the Special Use Permit findings as explained below:

A) Consistency. The proposed use is consistent with the action programs, policies, standards,
and maps of the Master Plan and the Area plan in which the project is located.

a. The proposed Chocolate Drive project is consistent with the Washoe County
Master Plan and Washoe County Land Development Code standards. The
Envision Washoe 2040 Master Plan and supports the following visions and
principles:

i. Affordable housing. This development proposes low-income affordable
housing which is an identified need within Washoe County due to the
increasing housing prices over the last 10 years. Policies both by Washoe
County and TMRSHA focus on creating flexible development standards
and incentives to encourage creation of affordable housing and provide
funding for affordable housing development. This developer is
experienced in low-income affordable housing with over 30,000 doors
open across the country for this type of housing. Extensive coordination
with local jurisdictions, previous awarding of $200,000 of HOME
Consortium funds for this project, and the support for affordable housing
in the Sun Valley Planning Area has been accomplished. This is
conformance with Population and Housing Element Principles 1.2, 2.1,
3.1,3.2,3.5,3.6,4.2,5.2, 5.5, and 6.3.

As mentioned in PH Principle 3.2 — “Reduce regulatory barriers to the provision of
affordable and workforce housing through methods including, but not limited to
streamlining the development process or offering regulatory flexibility and/or financial
incentives for affordable and attainable housing.”

ii. Contribute to diverse housing options available in the area. This
development will seek to provide a variety of housing options for Washoe
County and the Sun Valley area. This affordable housing project fits
within this adjacent single-family neighborhood. Multi-family residential
is the focus of this project and has been requested as the type of housing
that is needed in the Sun Valley Planning Area.

iii. Placement. The “rural” and suburban feel of living in an environment
nearby to public open space, trails, and commercial amenities allows
residents to have a safe and healthy place to live, raise a family, work,
recreate, run and business, and retire. This type of housing with a location
that is appropriate in relation to bus stops, nearby schools, and public
open space access is a most ideal place for this project. A public open
space easement, parking, and trailhead area has been proposed and
coordinated with Washoe County Regional Parks and Open Space. This
will preserve open space areas and ridgelines. New roads in replacement
of dirt roads and sidewalks are proposed with this development
(Chocolate Drive and 5" Avenue). Dark skies will be kept in the lighting
design. Availability of transportation is within a half milt of the project
site. This is conformance with the Sun Valley Planning Area Principles
21,2.2,7.2,11,1.4, and 3.3.
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iv. Communication. As part of the Regional Form and Coordination Element,
the project has engaged several agencies to make sure this project is
planned well. This project has coordinated extensively with the TMRPA,
SVGID, Washoe County Engineering, Planning, Regional Parks and Open
Space, County Manager, District Attorney, County Surveyor, Nevada
Division of Wildlife, local Tribes, U.S Fish and Wildlife, WCSD, and the
community to provide input on the project. This project is an outstanding
example of the coordination with agencies to produce a successful
affordable housing project that also benefits the community with so many
other amenities, design, and infrastructure. This is in conformance with
RFC Principles 1.1, 1.2, 1.3, 1.4, 1.6, 2.1, 3.1, 3.2, 3.5, 4.1, 4.2, and 5.3.

v. Conservation of Natural and Cultural Resources. The Red Hill Open Space
and adjacent trails will be conserved. As coordinated with the County
Regional Parks and Open Space, public trailhead access with be provided
as part of this project as well as preventing illegal dumping, OHV travel,
and degradation of public County lands with barriers on the project site
to not allow for this to happen. Wildlife and sensitive vegetation species
will be avoided in any part of the development. The local Tribes have been
coordinated with and no artifacts have been found on the project site.
Water resources will be conserved with connections to utilities with
SVGID. Grading disturbance area will be limited to the north portion of the
site to help maintain air quality. Regional parks and trails will be
developed as additional recreational opportunities. This is in
conformance with NCR Principles 1.1, 1.2, 1.3, 1.4, 1.5, 2.3, 2.4, 3.1, 3.2,
3.7,41,4.4,5.4,55,6.1,6.3,6.7, and 7.2.

vi. Adaptation and Resiliency. This project reduces impacts to parking,
reduced the impervious footprint of the site, promotes water-wise and
drought tolerant landscaping similar to the existing environment, and
limits the site grading and orientation to less than half of the overall parcel
area. This is in conformance with AR Principle 3.3.

vii. Land Use Element. This project has coordinated with Washoe County
Planning and TMRPA to allow for the intended use of multi-family in the
previous Master Plan and Regulatory Zone Amendments which were
approved in 2022. This project is suitable to the surrounding community
and is an identified need of affordable housing. Also, WCSD has been
coordinated with about the project and they indicate capacity for school
enrollment for the project of 240 units. This project will also promote the
Safe Routes to School program with the new sidewalk route along
Chocolate Drive to the existing Lois Allen Elementary School. This project
has adapted to new policies and conditions in the Washoe County Code
and Master Plan. This is in conformance with LU Principles 1.1, 1.2, 1.4,
22,31,3.2,3.3,41,4.2,43,4.6,4.7,5.3, 5.5, 5.6, 6.1, 6.2, and 6.3.

viii. Transportation Element. The project has coordinated with the Washoe
County RTC and will be providing a route to bus stops within a half milt
to the project via the new sidewalk. The new paved road will promote
vehicular access including emergency access, access for utility
companies, and safer access for the surrounding community to existing
homes. Public recreational use will also be provided within the
development including a public trailhead parking lot. This is in
conformance with TR Principles 1.1, 1.2, 1.4, 2.2, 2.3, 2.6, 3.5, 4.3, 4.5, and
4.6.
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B) Adequate Public Facilities. Adequate utilities, roadway improvements, sanitation, water
supply, drainage, and other necessary facilities must exist or will be provided.

a. The Sun Valley General Improvement District (SVGID) has indicated that the
parcel is within their service territory and will supply water, sanitary sewer, parks
& recreation, and garbage services. Public facilities including water and sewer
are available from the SVGID as outlined in the capacity study that was included
in the previously approved Administrative Permit (WADMIN22-0029). An updated
capacity study will be completed by SVGID before Construction Drawings begin.
Roadway improvements are proposed to be upgraded along Chocolate Drive and
will promote safe access to the development. Drainage issues with the project
site and surrounding residential area will be greatly reduced with the addition of
several detention basins, adequate storm drainage conveyance systems, and
street drainage infrastructure. This is in conformance with PFS Principles 2.3,
3.1,3.6,3.7,4.1, and 4.4.

C) Site Suitability. The site must be physically suitable for the proposed use and for the intensity
of development.

a. The site is physically suitable for the proposed use and intensity of
development. The parcel (APN 502-250-09) is subject to Hillside Development
requirements, however proposed design is intended to complement the existing
terrain in building design, grading, and landscaping. Development will be limited
to approximately less than two-thirds of the parcel and avoid areas of constraint
such as faults, plant species, drainageways, or steep slopes. The intensity of the
development is suitable for the surrounding area and provides a variety of
housing types in the area for residents. This is an ideal area for multi-family and
affordable housing due to the location of transportation, schools, and
recreational amenities. This is in conformance with the Policies in the Population
and Housing Element as well as the Sun Valley Planning Area.

D) Issuance not Detrimental. Issuance of the permit may not be significantly detrimental to the
public health, safety or welfare; have a detrimental impact on adjacent properties; or be
detrimental to the character of the surrounding area.

a. Issuance of the special use permit for the proposed development will not be
adverse to public health, safety, and welfare. The development and associated
grading or drainage will not impact adjacent properties in a detrimental manner
or be detrimental to the surrounding community. This multi-family project will
complement existing uses and proposes improvements for public trail access,
low-income housing, and public infrastructure that will benefit the surrounding
community. The proposed drainage improvements will significantly improve the
existing drainage patterns in the area. The public roadways will greatly improve
safety and access to the area. The Project will provide for land uses of medium
and high compatibility. The public welfare of the Sun Valley community will
benefit from this affordable housing project.
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E) Effect on a Military Installation. If a military installation is required to be noticed pursuant to this
article, the effect of the issuance of the permit will not be detrimental to the location, purpose
and mission of the military installation.

a. This finding is not applicable since there are no military installations in proximity
to the project site.
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Washoe County Development Application

Your entire application is a public record.

If you have a concern about releasing

personal information, please contact Planning and Building staff at 775.328.6100.

Project Information

Staff Assigned Case No.:

Project Name:

Chocolate Drive Multi-Family

Project
Description:

The project is a proposed low income affordable multi-family apartment construction consisting of twenty 2-story buildings (240
units) with a clubhouse and swimming pool, covered and garage parking spaces, mail kiosk, playground, and recreational
amenities. This submittal includes an Amendment of Conditions to the Administrative Permit (WADMIN22-0029) and a Major
Grading Special Use Permit. Please refer to detailed project narrative for specifics.

Project Address: 0 W Gepford Pkwy, Sun Valley, NV 89433

Project Area (acres or square feet): 45.51 AC for 502-250-09 and 2.75 AC for 502-250-10. 48.26 AC total

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

The parcel is located at 0 W Gepford Pkwy in southwest Sun Valley, west of Sun Valley Blvd, and on the western half of Chocolate Drive between West 2nd Ave and West 5th Ave.

Assessor’s Parcel No.(s): Parcel Acreage:

Assessor’s Parcel No.(s): Parcel Acreage:

502-250-09 4551

502-250-10 2.75

Indicate any previous Washoe County approvals associated with this application:
Case No.(s). #WSUP23-0001; #WADMIN22-0029; #WRZA22-0003; #WMPA22-003

Applicant Information (attach additional sheets if necessary)

Property Owner:

Professional Consultant:

Name; Chocolate Group, LLC

Name: Kimley-Horn and Associates, Inc

Address: 3860 GS Richards Blvd

Address: 7900 Rancharrah Parkway, Suite 100

Carson City, NV Zip: 89703

Reno, NV Zip: 89511

Phone: 775-885-8847 Fax:

Phone: 775-200-1978 Fax:

Email; randy@kbcallc.com

Email: chris.waechter@kimley-horn.com

Cell: 775-560-2683 Other: 775-885-g

Cell: 805-850-9102 Other:

Contact Person: Randal Kuckenmeister

Contact Person: Chris Waechter

Applicant/Developer:

Other Persons to be Contacted:

Name; Pedcor Investments, A Limited Liability Company Name:
Address: 770 3rd Ave SW Address:

Carmel, IN Zip: 46032 Zip:
Phone: 317-705-7970 Fax: Phone: Fax:
Email; rrodgers@pedcor.net Email:

Cell: 317-460-4426 Other: Cell: Other:
Contact Person: Ryan Rodgers Contact Person:

For Office Use Only
Date Received: Initial: Planning Area:

County Commission District:

Master Plan Designation(s):

CAB(s):

Regulatory Zoning(s):

February 2024




Special Use Permit Application

Supplemental Information
(All required information may be separately attached)

1. What is the project being requested?

The project requests a Special Use Permit for major grading. The project is proposing grading on slopes less
than and greater than fifteen (15) percent, 23.87 acres of grading area across APN'’s 502-250-09 and
502-250-10, and excavation of approximately 98,389 cubic yards. Please refer to detailed narrative for specific
project details.

2. Provide a site plan with all existing and proposed structures (e.g. new structures, roadway
improvements, utilities, sanitation, water supply, drainage, parking, signs, etc.)

A site plan is provided with the submittal package. Please see detailed narrative
and site plan exhibits included.

3. What is the intended phasing schedule for the construction and completion of the project?

The project will be constructed in one phase and is estimated to be completed by
2028.

4. What physical characteristics of your location and/or premises are especially suited to deal with the
impacts and the intensity of your proposed use?

The site mostly consists of undeveloped land with no significant site features (rock
outcroppings, perrenial streams, protected plants, habitat areas, ect.) and can accommodate
multi-family apartments. Please see detailed narrative for more project information.

5. What are the anticipated beneficial aspects or affects your project will have on adjacent properties and
the community?

The project will bring affordable housing to the Sun Valley/Washoe County area and bring Chocolate Drive to County Standards, which will
increase traffic safety, decrease dust, aid emergency response times and utility services access. The development will clean up and discourage
dumping on the site and Red Hill. The project plans to significantly improve the existing storm drainage patterns which currently do negatively
impact nearby parcels. The development will also improve traffic service at the 2nd Ave and Sun Valley Blvd intersection. A public open space
easement and parking area is proposed for trailhead and open space access to Red Hill.

6. What are the anticipated negative impacts or affect your project will have on adjacent properties?
How will you mitigate these impacts?

The developed area will be limited to approximately two-thirds of the existing site to limit grading
and hillside development impacts. Though there were neighborhood concerns about existing
storm drainage runoff, the project proposes to improve the existing storm drainage patterns.

7. Provide specific information on landscaping, parking, type of signs and lighting, and all other code
requirements pertinent to the type of use being purposed. Show and indicate these requirements on
submitted drawings with the application.

Parking is indicated on the site plan. There are 288 spaces including 120 carports/garages spaces required. The project
proposes 360 spaces, including 20 garages, 102 carports, and 23 accessible spaces. An updated landscaping plan is
included in the submittal containing lawn areas and some drought resistant plants. The location of signs and lighting has
not changed since the previous Administrative Permit.

Washoe County Planning and Building February 2024
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Special Use Permit Application
for Grading

Supplemental Information
(All required information may be separately attached)

1. What is the purpose of the grading?

The major grading will be for a proposed project consisting of a low-income affordable multi-family
residential development. The proposed design will follow requirements outlined in Article 424 Hillside
Development and Article 438 Grading Standards. Please refer to detailed narrative for project specifics.

2. How many cubic yards of material are you proposing to excavate on site?

The grading proposes 98,339 cubic yards of material to be excavated and 96,701 cubic yards of fill. The
net would be 1,638 cubic yards of cut.

3. How many square feet of surface of the property are you disturbing?

There is approximately 1,039,800 square feet (23.87 acres) of combined disturbance across APN 502-250-09 and
502-250-10.

4. How many cubic yards of material are you exporting or importing? If none, how are you managing to
balance the work on-site?

The site will be balanced to the extent possible. This will be accomplished through
retaining walls on the west and east sides of the site. There will be a net of 1,638
cubic yards of cut.

5. Is it possible to develop your property without surpassing the grading thresholds requiring a Special
Use Permit? (Explain fully your answer.)

No. A Special Use Permit is required per Washoe County Development Code Section 110.438.28
Major Grading Permit Thresholds. Specifically, 110.438.28 (a)(1)(i)(B), (a)(1)(ii)(A), (@)(1)(ii))(A), and
(@)(1)(iii)(B). The area, volume of earthwork, and cut and fills for the site require a Special Use Permit.

6. Has any portion of the grading shown on the plan been done previously? (If yes, explain the
circumstances, the year the work was done, and who completed the work.)

No grading has been completed on site previously.

7. Have you shown all areas on your site plan that are proposed to be disturbed by grading? (If no,
explain your answer.)

Yes. All areas of disturbance are clearly shown on the grading plans.

Washoe County Planning and Building February 2024
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10.

11.

12.

13.

14.

15.

Can the disturbed area be seen from off-site? If yes, from which directions and which properties or
roadways?

Yes, the disturbed area can be seen along Chocolate Drive properties, from Lois
Allen Elementary School, from Sun Valley Boulevard, and 7th Avenue. Please refer
to the detailed narrative and viewshed analysis for more detail.

Could neighboring properties also be served by the proposed access/grading requested (i.e. if you
are creating a driveway, would it be used for access to additional neighboring properties)?

Yes. Neighboring properties will be served by the proposed paved Chocolate Drive access,
which will include driveway aprons for each residence along Chocolate Drive. All properties
along Chocolate Drive from 2nd Ave to 5th Ave will benefit from this proposed infrastructure.

What is the slope (horizontal/vertical) of the cut and fill areas proposed to be? What methods will be
used to prevent erosion until the revegetation is established?

Proposed slopes are largely three to one (3:1) and all slopes are in accordance with Washoe County standards. To minimize grading
extents, the grading for Chocolate Drive road will have 2:1 slope and be designed in accordance with the Geotechnical Addendum in
Appendix N. The storm drainage improvements are designed with two to one (2:1) slopes. A combination of best management
practices (BMP's) will be utilized to prevent erosion on slopes. These erosion protection measures are shown on the site and grading
plans.

Are you planning any berms?

Yes X No | If yes, how tall is the berm at its highest? 10 feet

If your property slopes and you are leveling a pad for a building, are retaining walls going to be
required? If so, how high will the walls be and what is their construction (i.e. rockery, concrete,
timber, manufactured block)?

The site does slope and retaining walls will be required. The maximum retaining wall height will be 10 feet in height with a
10-foot tier between each wall. The construction of the retaining wall will be a pile wall or mechanically stabilized earth made
of concrete, timber, or steel.

What are you proposing for visual mitigation of the work?

Site grading is proposed to slope along the existing terrain to limit visual impact. Mature landscaping, fencing, retaining
walls, and proposed buildings will screen disturbance areas. Please refer to detailed narrative for specific grading details
and viewshed analysis.

Will the grading proposed require removal of any trees? If so, what species, how many and of what
size?

Trees will not be removed from the site as current vegetation consists of brush.

What type of revegetation seed mix are you planning to use and how many pounds per acre do you
intend to broadcast? Will you use mulch and, if so, what type?

Areas to be revegetated will include a native seed mix to the approval of WSCD.

Washoe County Planning and Building February 2024
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16. How are you providing temporary irrigation to the disturbed area?

If deemed necessary, temporary irrigation will be provided to the disturbed area
during construction.

17. Have you reviewed the revegetation plan with the Washoe Storey Conservation District? If yes, have
you incorporated their suggestions?

Yes. Revegetation (as necessary) will include a WSCD approved seed mix.

18. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that may
prohibit the requested grading?

Yes No X If yes, please attach a copy.

Washoe County Planning and Building February 2024
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Special Use Permit Application

Supplemental Information
(All required information may be separately attached)

1. What is the project being requested?

The project requests a Special Use Permit for major grading. The project is proposing grading on slopes less
than and greater than fifteen (15) percent, 23.87 acres of grading area across APN'’s 502-250-09 and
502-250-10, and excavation of approximately 98,389 cubic yards. Please refer to detailed narrative for specific
project details.

2. Provide a site plan with all existing and proposed structures (e.g. new structures, roadway
improvements, utilities, sanitation, water supply, drainage, parking, signs, etc.)

A site plan is provided with the submittal package. Please see detailed narrative
and site plan exhibits included.

3. What is the intended phasing schedule for the construction and completion of the project?

The project will be constructed in one phase and is estimated to be completed by
2028.

4. What physical characteristics of your location and/or premises are especially suited to deal with the
impacts and the intensity of your proposed use?

The site mostly consists of undeveloped land with no significant site features (rock
outcroppings, perrenial streams, protected plants, habitat areas, ect.) and can accommodate
multi-family apartments. Please see detailed narrative for more project information.

5. What are the anticipated beneficial aspects or affects your project will have on adjacent properties and
the community?

The project will bring affordable housing to the Sun Valley/Washoe County area and bring Chocolate Drive to County Standards, which will
increase traffic safety, decrease dust, aid emergency response times and utility services access. The development will clean up and discourage
dumping on the site and Red Hill. The project plans to significantly improve the existing storm drainage patterns which currently do negatively
impact nearby parcels. The development will also improve traffic service at the 2nd Ave and Sun Valley Blvd intersection. A public open space
easement and parking area is proposed for trailhead and open space access to Red Hill.

6. What are the anticipated negative impacts or affect your project will have on adjacent properties?
How will you mitigate these impacts?

The developed area will be limited to approximately two-thirds of the existing site to limit grading
and hillside development impacts. Though there were neighborhood concerns about existing
storm drainage runoff, the project proposes to improve the existing storm drainage patterns.

7. Provide specific information on landscaping, parking, type of signs and lighting, and all other code
requirements pertinent to the type of use being purposed. Show and indicate these requirements on
submitted drawings with the application.

Parking is indicated on the site plan. There are 288 spaces including 120 carports/garages spaces required. The project
proposes 360 spaces, including 20 garages, 102 carports, and 23 accessible spaces. An updated landscaping plan is
included in the submittal containing lawn areas and some drought resistant plants. The location of signs and lighting has
not changed since the previous Administrative Permit.
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8. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that apply to

the area subject to the special use permit request? (If so, please attach a copy.)

O Yes | No
9. Utilities:
a. Sewer Service Sun Valley General Improvement District
b. Electrical Service NV Energy
c. Telephone Service Nevada Bell
d. LPG or Natural Gas Service NV Energy
e. Solid Waste Disposal Service |Waste Managerment
f. Cable Television Service AT&T
g. Water Service Sun Valley General Improvement District

For most uses, Washoe County Code, Chapter 110, Article 422, Water and Sewer Resource
Requirements, requires the dedication of water rights to Washoe County. Please indicate the type

and quantity of water rights you have available should dedication be required.

h. Permit # N/A

acre-feet per year

Certificate #

acre-feet per year

.

Surface Claim #

acre-feet per year

k. Other #

acre-feet per year

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

10. Community Services (provided and nearest facility):

Citifare Bus Stop

a. Fire Station 1.6 miles Truckee Meadows Fire Station 45

b. Health Care Facility 6.2 miles to St. Mary's Regional medical center
c. Elementary School 1 mile Sun Valley Elementary School

d. Middle School 3.6 miles to desert skies middle school

e. High School 2.6 miles to Procter R Hug High School

f. Parks .9 miles to Sun Valley community park

g. Library 2.1 miles to Sun Valley Little Free Library

h.

1.2 miles to Sun Valley Boulevard and E 1st street Bus stop

Washoe County Planning and Building
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Special Use Permit Application
for Grading

Supplemental Information
(All required information may be separately attached)

1. What is the purpose of the grading?

The major grading will be for a proposed project consisting of a low-income affordable multi-family
residential development. The proposed design will follow requirements outlined in Article 424 Hillside
Development and Article 438 Grading Standards. Please refer to detailed narrative for project specifics.

2. How many cubic yards of material are you proposing to excavate on site?

The grading proposes 98,339 cubic yards of material to be excavated and 96,701 cubic yards of fill. The
net would be 1,638 cubic yards of cut.

3. How many square feet of surface of the property are you disturbing?

There is approximately 1,039,800 square feet (23.87 acres) of combined disturbance across APN 502-250-09 and
502-250-10.

4. How many cubic yards of material are you exporting or importing? If none, how are you managing to
balance the work on-site?

The site will be balanced to the extent possible. This will be accomplished through
retaining walls on the west and east sides of the site. There will be a net of 1,638
cubic yards of cut.

5. Is it possible to develop your property without surpassing the grading thresholds requiring a Special
Use Permit? (Explain fully your answer.)

No. A Special Use Permit is required per Washoe County Development Code Section 110.438.28
Major Grading Permit Thresholds. Specifically, 110.438.28 (a)(1)(i)(B), (a)(1)(ii)(A), (a)(1)(iii)(A), and
(a)(1)(iii)(B). The area, volume of earthwork, and cut and fills for the site require a Special Use Permit.

6. Has any portion of the grading shown on the plan been done previously? (If yes, explain the
circumstances, the year the work was done, and who completed the work.)

No grading has been completed on site previously.

7. Have you shown all areas on your site plan that are proposed to be disturbed by grading? (If no,
explain your answer.)

Yes. All areas of disturbance are clearly shown on the grading plans.

Washoe County Planning and Building February 2024
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10.

11.

12.

13.

14.

15.

Can the disturbed area be seen from off-site? If yes, from which directions and which properties or
roadways?

Yes, the disturbed area can be seen along Chocolate Drive properties, from Lois
Allen Elementary School, from Sun Valley Boulevard, and 7th Avenue. Please refer
to the detailed narrative and viewshed analysis for more detail.

Could neighboring properties also be served by the proposed access/grading requested (i.e. if you
are creating a driveway, would it be used for access to additional neighboring properties)?

Yes. Neighboring properties will be served by the proposed paved Chocolate Drive access,
which will include driveway aprons for each residence along Chocolate Drive. All properties
along Chocolate Drive from 2nd Ave to 5th Ave will benefit from this proposed infrastructure.

What is the slope (horizontal/vertical) of the cut and fill areas proposed to be? What methods will be
used to prevent erosion until the revegetation is established?

Proposed slopes are largely three to one (3:1) and all slopes are in accordance with Washoe County standards. To minimize grading
extents, the grading for Chocolate Drive road will have 2:1 slope and be designed in accordance with the Geotechnical Addendum in
Appendix N. The storm drainage improvements are designed with two to one (2:1) slopes. A combination of best management
practices (BMP's) will be utilized to prevent erosion on slopes. These erosion protection measures are shown on the site and grading
plans.

Are you planning any berms?

Yes X No | If yes, how tall is the berm at its highest? 10 feet

If your property slopes and you are leveling a pad for a building, are retaining walls going to be
required? If so, how high will the walls be and what is their construction (i.e. rockery, concrete,
timber, manufactured block)?

The site does slope and retaining walls will be required. The maximum retaining wall height will be 10 feet in height with a
10-foot tier between each wall. The construction of the retaining wall will be a pile wall or mechanically stabilized earth made
of concrete, timber, or steel.

What are you proposing for visual mitigation of the work?

Site grading is proposed to slope along the existing terrain to limit visual impact. Mature landscaping, fencing, retaining
walls, and proposed buildings will screen disturbance areas. Please refer to detailed narrative for specific grading details
and viewshed analysis.

Will the grading proposed require removal of any trees? If so, what species, how many and of what
size?

Trees will not be removed from the site as current vegetation consists of brush.

What type of revegetation seed mix are you planning to use and how many pounds per acre do you
intend to broadcast? Will you use mulch and, if so, what type?

Areas to be revegetated will include a native seed mix to the approval of WSCD.

Washoe County Planning and Building February 2024
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION
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Ariahna.Wolf
Text Box
The site does slope and retaining walls will be required. The maximum retaining wall height will be 10 feet in height with a 10-foot tier between each wall. The construction of the retaining wall will be a pile wall or mechanically stabilized earth made of concrete, timber, or steel.

Ariahna.Wolf
Text Box
Site grading is proposed to slope along the existing terrain to limit visual impact. Mature landscaping, fencing, retaining walls, and proposed buildings will screen disturbance areas. Please refer to detailed narrative for specific grading details and viewshed analysis. 


16. How are you providing temporary irrigation to the disturbed area?

If deemed necessary, temporary irrigation will be provided to the disturbed area
during construction.

17. Have you reviewed the revegetation plan with the Washoe Storey Conservation District? If yes, have
you incorporated their suggestions?

Yes. Revegetation (as necessary) will include a WSCD approved seed mix.

18. Are there any restrictive covenants, recorded conditions, or deed restrictions (CC&Rs) that may
prohibit the requested grading?

Yes No X If yes, please attach a copy.

Washoe County Planning and Building February 2024
SPECIAL USE PERMITS APPLICATION GRADING SUPPLEMENTAL INFORMATION

11



APPENDIX E

SLOPE ANALYSIS
192233001 Chocolate Drive Special Use Permit and Amendment of Conditions
Chocolate Drive Narrative Special Use Permit.docx November 2024

APPENDIX



RED HILL
(WASHOE COUNTY OPEN SPACE)

APN 502—-250-09
45.51 ACRES

e —

CHOCOLATE DRIVE Gy

W 2ND AVE

- Pedcor Chocolate Drive\07 CAD\Exhibits\2021.09.30 Slope Analysis Exhibit

W GEPFORD
PKWY
W 4TH AVE

BOWNLEE LN
W 5TH AVE

*  APPROXIMATELY 43%z OF SITE (+19.56
ACRES) IS OVER 15% IN SLOPE.

*  APPROXIMATELY 8% OF SITE (+3.64 ACRES)
IS OVER 30% IN SLOPE.

Slopes Table

Number | Minimum Slope | Maximum Slope | Color K‘ | )))H
e [ e imley

EN_Civil\192233000
/14/2024 1:49 PM

6400 CHOCOLATE DRIVE 2 | oo 20.00% Sute 100 e
GRAPHIC SCALE IN FEET Reno, Nevada 89511
SLOPE ANALYSIS 0 150 300 600 3 20.00% 25.00% 7752001678
WASHOE COUNTY, NEVADA @ | mow | soom wremer R
5 30.00% 57879.93% TREE LOCATION SURVEY, UTILITIES, ETC. ADDITIO
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APPLICABLE PROVISIONS OF THE WASHOE COUNTY DEVELOPMENT CODE.

PARKING RATIO 1.5 PER UNIT

BICYCLE STORAGE REQUIRED 60 LONG—TERM STORAGE SPACES

36 SHORT—TERM STORAGE SPACES

BICYCLE STORAGE PROVIDED | 240 LONG—TERM STORAGE SPACES IN
UTILITY CLOSET WITH 1 IN EACH UNIT
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EARTHWORK CALCULATIONS BASED ON SURFACE TO SURFACE,
UNADJUSTED ANALYSIS AND DO NOT ACCOUNT FOR OVER-EXCAVATION,
PAVEMENT SECTION, BUILDING SLAB, OR BUILDING FOUNDATIONS.

TOTAL DISTURBANCE AREA: 23.87 ACRES
SITE DISTURBANCE AREA: 17.04 ACRES

GRAPHIC SCALE IN FEET
0 75 150 300

BASIS OF BEARINGS

NEVADA STATE PLANE COORDINATE SYSTEM WEST ZONE, NAD83 (94), DISTANCES
SHOWN HEREON ARE GROUND DISTANCES, CALCULATED USING A GRID TO
GROUND COMBINED SCALE FACTOR OF 1.000197939

FLOOD ZONE

THIS PROPERTY IS ENTIRELY WITHIN FLOOD ZONE ‘X', AREA OF MINIMAL FLOOD
HAZARD; AS SHOWN ON THE FLOOD INSURANCE RATE MAP (FIRM) NO. 32031C3033G,
EFFECTIVE MARCH 16, 2009.

VERTICAL DATUM

NORTH AMERICAN VERTICAL DATUM OF 1988 (NAVDSS) BASED ON CITY OF SPARKS
BENCHMARK NO. 3036, A 2" BRASS DISK MARKING THE SOUTHEAST CORNER OF
SECTION 24, T20N.-R 19E. M.D.B&M. ELEVATION = 4677.80
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GENERAL NOTES!
A ALLWALLS ARE DIMENSIONED O FACE OF STUD (3 2" OR 5 112)
EXTERIOR WALLS ARE DIMENSIONED TO FACE OF SHEATHING. WINDOWS AND

DOORS ARE DIMENSIONED TO THEIR CENTERLINE. ARCHITECTS

B PROVIDE MOISTURE RESISTANT GYPSUM BOARD IN ALL BATHROONS, POWDER
ROOMS, KITCHENS, AND WITHIN FOUR FEET OF ANY WATER SOURCES.

c ERIFY o
INSTALLATION WITH MECHANICAL EQUIPMENT SUPPLIER'S SPECIFICATIONS AND
'APPROVED SHOP DRAWINGS BEFORE LOCATING UTILITY ROOM WALLS & DOORS.

D, VERIFY ROUGH.IN DIVENSIONS FOR ALL APPLIANCES & PLUMBING FIXTURES
PRIOR TO FRAVING PARTITIONS, ORDERING CABINETRY OR FABRICATING
MILLWORK. NO NOTCHING PERMITTED IN ANY STRUCTURAL LUMBER.

E FEC=FIRE EXTINGUISHER CABINET (RECESSED). LOCATIONS ARE TO BE AS.
REQUIRED BY NFPA 10 AND FINAL LOCATIONS AND QUANTITIES ARE TO BE
COORDINATED WITH LOCAL FIRE CHIEF.

w-r

0VID: KING FORALL
WALLBOARD JOINTS THAT ARE NOT LOCATED AT A STUD.

16102 Chagrin Boulevard, Suie 200
Shaker Heights, Oh 44120
G REFERTO ELEVATIONS AND WINDOW SCHEDULE FOR WINDOW TYPES & SIZES. Phone:  (216) 752-4300
Fa (216)7524301
o RDLarchiects com

H. PROVIDEASHELF AND ROD IN ALL CLOSETS. PROVIDE FIVE (5) SHELVES IN
LINEN CLOSETS AND PANTRIES. REFER TO DETAIL FOR TYPICAL INSTALL

i PREFABRICATED SHOWER / TUB UNIT TO INCLUDE REQUIRED BLOCKING FOR
FUTURE INSTALLATION OF GRAB BARS.

3 TOILET FLUSH CONTROLS IN ACCESSIBLE UNITS TO BE OPEN SIDE OF TOILET.

K. PROVIDE SOLID BLOCKING FOR SUPPORT OF ALL BATH & KITCHEN CABINETS, ALL
TOILET ACCESSORIES, STAIR HANDRAILS AND OTHE MISCELLANEQUS ITEMS
'SUPPORTED ON AND ATTACHED TO WALLS.

o=
i

BUILDING TYPE 12A - ENLARGED PATIO PLAN 2 WALL TYPE LEGEND:

11
5.1y

BUILDING TYPE 12A - ENLARGED PORCH PLAN
=10

1

‘SEE SHEET AG02 FOR DETALLS

O BUILDING TYPE 12A - ENLARGED PATIO PLAN 1
=1

1A DUINTERORWAL
S GYPSUM BOARD ON EACH SIDE OF 2X4 WOOD STUD FRAMING @ 16" O.C.
18 26INTERORWAL
" GYPSUM BOARD ON EACH SIDE OF 2X6 WOOD STUD FRAMING @ 12" O
1C U INTERIORWALL - STORAGE RoOM
516" GYPSUM BOARD ON EACH SIDE OF 2X4 WOOD STUD FRAMING @ 12" O.C. WITH 312" VILLAGE O‘P‘;"L CORP.
BATT SULATION PROVID NOISTURE RESISTANT GYPSUM BOARD A THE STORAGE TOIROAE S
M SIDE. PHONE: (317) 817-0366
2 LR RATED DEMISING WALL
(UL #376 - STC:50)
S8 TYPE sor £ wr
'ARSPACE AND 3-12" SOUND BATT INSULATION IN EACH STUD CAVITY. CHOCOLATE
Y, OLmar-sicsn, DRIVE
S TYPE X GYPSUM BOARD ON BOTH SIDES OF DOUBLE 2X4 STAGGERED STUDS W/ 3
ARSPACE ON DOUBLE 1" GYP.
STEEL TRACK AND H-STUDS AND 3-112' SOUND BATT INSULATION IN EACH STUD CAVITY. SUNVALLEY, NV
sy 7-usE 3T gaw &30 §-35% g1 3.7 37 91 5-35% 8-35% 91 37 3.7 5.1 8-55%
- - A XUETEROR WAL
ez ! T EXTERIOR FINISH OVER WEATHER BARRIER ON 7/16" OSB SHEATHING ON 2X4 WOOD
STUDS AND 58" TYPE "X GYPSUM WALL BOARD. SEE STRUCTURAL DWGS FOR STUD
SPACING
T SEE ELEVATIONS FOR EXTERIOR FINISH
A
s + e 5
- rt E PATIO 48 2EEXERORWAL
y PATIO PATIO PATIO = © EXTERIOR FINISH OVER WEATHER BARRIER ON 7/16" OSB SHEATHING ON 2X6 WOOD
2 STUDS WITH R-20 BATT INSULK TYPE"X" GYPSUM WALL BOARD. SEE
< 5] Bel el = 'STRUCTURAL DWGS FOR STUD SPACI
Ll S SEE ELEVATIONS FOR EXTERIOR FINISH
T
il 5A BRICKVENEER 2 EXTERIOR WALL
MODULAR BRICK VENEER WITH I" OR 2" AR SPACE AND HORZ AND VERT
[l 1 REINFORCEMENT ON BARRIER ON 71
il WOOD STUD FRAMING WITH 518" GYPSUM BOARD. SEE STRUCTURAL DWGS FOR STUD 4
SPACING H
. SEE EXT.ELEV. FOR COLORS H
e L= 5 BRICKVENEER 26 ETERIOR WAL 4
° e MODULAR BRICK VENEER WITH 1" OR 2" AIR SPACE AND HORZ. AND VERT. =
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WOOD STUD FRAMING @ 12° 0.C. WITH R-20 BATT INSULATION AND S GYPSUM BOARD.
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BUILDING TYPE 12A -
ENLARGED REAR BALCONY PLAN 2
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BALCONY -

BUILDING TYPE 12A -

GENERAL NOTES!

ALLWALLS ARE DINENSIONED TO FACE OF STUD (3 12" OR’5 112,
EXTERIOR WALLS ARE DIMENSIONED TO FACE OF SHEATHING. WINDOWS AND
DOORS AR DIMENSIONED TO THEIR CENTERLINE.

PROVIDE WOISTURE RESISTANT GYPSUM BOARD IN ALL BATHROOMS, POWDER
ROOMS, KITCHENS, AND WITHIN FOUR FEET OF ANY WATER SOURCES.

ERIFY o
INSTALLATION WITH MECHANICAL EQUIPMENT SUPPLIER'S SPECIFICATIONS AND
'APPROVED SHOP DRAWINGS BEFORE LOCATING UTILITY ROOM WALLS & DOORS.

ERIFY ALL APPLIANCES
PRIOR TO FRAVING PARTITIONS, ORDERING CABINETRY OR FABRICATING
MILLWORK. NO NOTCHING PERMITTED IN ANY STRUCTURAL LUMBER.

FEC = FIRE EXTINGUISHER CABINET (RECESSED). LOCATIONS ARE TO BE AS.
REQUIRED BY NFPA 10 AND FINAL LOCATIONS AND QUANTITIES ARE TO BE
COORDINATED WITH LOCAL FIRE CHIEF.

0VID: KING FORALL
WALLBOARD JOINTS THAT ARE NOT LOCATED AT A STUD.
REFER TO ELEVATIONS AND WINDOW SCHEDULE FOR WINDOW TYPES & SIZES.

PROVIDE A SHELF AND ROD N ALL CLOSETS, PROVIDE FIVE (5) SHELVES IN
LINEN CLOSETS AND PANTRIES. REFER TO DETAIL FOR TYPICAL INSTALL

PREFABRICATED SHOWER / TUB UNIT TO INCLUDE REQUIRED BLOCKING FOR
FUTURE INSTALLATION OF GRAB BARS.

TOILET FLUSH CONTROLS IN ACCESSIBLE UNITS TO BE OPEN SIDE OF TOILET.
PROVIDE SOLID BLOCKING FOR SUPPORT OF ALL BATH & KITCHEN CABINETS, AL

TOILET ACCESSORIES, STAIR HANDRAILS AND OTHE MISCELLANEQUS ITEMS
'SUPPORTED ON AND ATTACHED TO WALLS.

WALL TYPE LEGEND:

ENLARGED FRONT BALCONY PLAN
Ua=10"

o558 s T saw sow ¢ gasw vr or - s or v e 558
T
f A
H H saccony i aacony A BB satcony BALCONY e
~ ‘ ! | "~
: j A\ AN A
L T\ — —. ——JZ L= — T | —— — T
|
|
\Co
e i

[aph
UNIT TYPE A2 UNIT TYPE A2 UNIT TYPE A2 UNIT TYPE A2 UNIT TYPE A2 UNIT TYPE A2
:
) ; T N - N ——v
5
- 4 eofl[eo el BALCONY BALCONY BALCONY BALCONY BALCONY
21'-15/8" 1 20'-1158" 1" 20-1158" 312 20-11508 1 20-11508 1 21-158"

)
\ey/

O BUILDING TYPE 12A SECOND FLOOR PLAN
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‘SEE SHEET AG02 FOR DETALLS
124 INTERIOR WALL
58" GYPSUM BOARD ON EACH SIDE OF 2X4 WOOD STUD FRAMING @ 16" O.C.

206 INTERIOR WAL
S/6" GYPSUM BOARD ON EACH SIDE OF 2X6 WOOD STUD FRAMING @ 12° O.C.

24 INTERIOR WALL - STORAGE ROOM

578" GYPSUN BOARD ON EACH SIDE OF 2X4 WOOD STUD FRANING @ 12° 0.C. WITH 3:17

BATT INSULATION. PROVIDE MOISTURE RESISTANT GYPSUN BOARD AT THE STORAGE:
M SIDE.

LR FATEDDEMSING WL
(0L #376 - STC:50)

S v E2xs i
AIRSPACE AND 3-12" SOUND BATT INSULATION IN EACH STUD CAVITY.

2HR RATED DEMISING WALL

(0L #347 -STC:30)

8- THPE X GHPSUM BOARD ONBOTH SIDES OF DOUBLE 214 STAGGERED STUDS W3
ARSPACE ON DOUBL
STERL TRACK AND - UBS AND .17 SOUND BATT WSLLATION I EACK 87U CAVTY

244 EXTERIOR WALL

EXTERIOR FINISH OVER WEATHER BARRIER ON 7/16" 0SB SHEATHING ON 2X4 WOOD
STUDS AND 5/&" TYPE X" GYPSUM WAL BOARD. SEE STRUCTURAL DWGS FOR STUD.
SPACING.

: ‘SEE ELEVATIONS FOR EXTERIOR FINISH,

246 EXTERIOR WALL
EXTERIOR FINISH OVER WEATHER BARRIER ON 7/16" 0SB SHEATHING ON 2X6 WOOD.
TYPE "X" GYPSUM WALL BOARD. SEE.

. ‘SEE ELEVATIONS FOR EXTERIOR FINISH.

BRICK VENEER 2Xé EXTERIOR WALL
MODULAR BRICKVENEER WITH ' OR AR SPACE AND HORZ AMD VERT,
REINFORCEMENT
WOOD STUD FRAMING WITH 55" GYPSUM BOARD. SLE STRUCTURAL DWGS FOR STUD
SPACING.

‘SEE EXT.ELEV. FOR COLORS

BRICK VENEER 2X6 EXTERIOR WALL
MODULAR SFCK VENEER WITH O AR SPACE AND HORZ AND VERT
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Fa (216)7524301

o RDLarchiects com
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GENERAL NOTES!

ALLWALLS ARE DINENSIONED TO FACE OF STUD (3 12" OR’5 112,
EXTERIOR WALLS ARE DIMENSIONED TO FACE OF SHEATHING. WINDOWS AND
DOORS AR DIMENSIONED TO THEIR CENTERLINE.

PROVIDE WOISTURE RESISTANT GYPSUM BOARD IN ALL BATHROOMS, POWDER
ROOMS, KITCHENS, AND WITHIN FOUR FEET OF ANY WATER SOURCES.

ERIF o
INSTALLATION WITH MECHANICAL EQUIPMENT SUPPLIER'S SPECIFICATIONS AND
'APPROVED SHOP DRAWINGS BEFORE LOCATING UTILITY ROOM WALLS & DOORS.

VERIFY ROUGH-IN DINENSIONS FOR ALL APPLIANCES & PLUMBING FIXTURES
PRIOR TO FRAVING PARTITIONS, ORDERING CABINETRY OR FABRICATING
MILLWORK. NO NOTCHING PERMITTED IN ANY STRUCTURAL LUMBER.

FEC = FIRE EXTINGUISHER CABINET (RECESSED). LOCATIONS ARE TO BE AS.
REQUIRED BY NFPA 10 AND FINAL LOCATIONS AND QUANTITIES ARE TO BE
COORDINATED WITH LOCAL FIRE CHIEF.

OVID: KING S FORAL
WALLBOARD JOINTS THAT ARE NOT LOCATED AT A STUD.
REFER TO ELEVATIONS AND WINDOW SCHEDULE FOR WINDOW TYPES & SIZES.

PROVIDE A SHELF AND ROD N ALL CLOSETS, PROVIDE FIVE (5) SHELVES IN
LINEN CLOSETS AND PANTRIES. REFER TO DETAIL FOR TYPICAL INSTALL

PREFABRICATED SHOWER / TUB UNIT TO INCLUDE REQUIRED BLOCKING FOR
FUTURE INSTALLATION OF GRAB BARS.

TOILET FLUSH CONTROLS IN ACCESSIBLE UNITS TO BE OPEN SIDE OF TOILET.
PROVIDE SOLID BLOCKING FOR SUPPORT OF ALL BATH & KITCHEN CABINETS, AL

TOILET ACCESSORIES, STAIR HANDRAILS AND OTHE MISCELLANEQUS ITEMS
'SUPPORTED ON AND ATTACHED TO WALLS.

WALL TYPE LEGEND:
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‘SEE SHEET AG02 FOR DETALLS
124 INTERIOR WALL
58" GYPSUM BOARD ON EACH SIDE OF 2X4 WOOD STUD FRAMING @ 16" O.C.

206 INTERIOR WAL
S/6" GYPSUM BOARD ON EACH SIDE OF 2X6 WOOD STUD FRAMING @ 12° O.C.

24 INTERIOR WALL - STORAGE ROOM

578" GYPSUN BOARD ON EACH SIDE OF 2X4 WOOD STUD FRANING @ 12° O.C. WITH 3:17

BATT INSULATION. PROVIDE MOISTURE RESISTANT GYPSUN BOARD AT THE STORAGE:
SIDE.

L HR RATED DEMISING WALL
(0L #376 - STC:50)

58 TYPE 80TH

AIRSPACE AND 3-12" SOUND BATT INSULATION IN EACH STUD CAVITY.

2HR RATED DEMISING WALL
(0L #347 -STC:30)

/8 TYPE X GYPSUM BOARD ON BOTH SIDES OF DOUBLE 2X4 STAGGERED STUDS W/ /¢
ARSPACE ON DOUBLE 1" GYP.
‘STEEL TRACK AND H-STUDS AND 3-12 SOUND BATT INSULATION IN EACH STUD CAVITY.

244 EXTERIOR WALL
EXTERIOR FINISH OVER WEATHER BARRIER ON 7/16" 0SB SHEATHING ON 2X4 WOOD
STUDS AND 5/&" TYPE X" GYPSUM WAL BOARD. SEE STRUCTURAL DWGS FOR STUD.
SPACING.

: ‘SEE ELEVATIONS FOR EXTERIOR FINISH,

246 EXTERIOR WALL
EXTERIOR FINISH OVER WEATHER BARRIER ON 7/16" 0SB SHEATHING ON 2X6 WOOD.
TYPE "X" GYPSUM WALL BOARD. SEE.

. ‘SEE ELEVATIONS FOR EXTERIOR FINISH.

BRICK VENEER 2Xé EXTERIOR WALL
MODULAR BRICK VENEER WITH 1" OR 2" AIR SPACE AND HORZ. AND VERT
REINFORCEMENT ON BARRIER ON 71

V00D STUD FRAMING WITH (5" GYPSUM BOARD. SEE STRUCTURAL DWGS FOR STUD.
SPACING.

‘SEE EXT.ELEV. FOR COLORS
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MODULAR BRICK VENEER WITH 1" OR 2" AIR SPACE AND HORZ. AND VERT.
RRIER ON
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BUILDING TYPE 12B -
ENLARGED REAR BALCONY PLAN

sy

BALCONY

BUILDING TYPE 12B -
ENLARGED FRONT BALCONY PLAN 2

4nw

BALCONY

BUILDING TYPE 12B -

ENLARGED FRONT BALCONY PLAN 1

GENERAL NOTES!

ALLWALLS ARE DINENSIONED TO FACE OF STUD (3 12" OR’5 112,
EXTERIOR WALLS ARE DIMENSIONED TO FACE OF SHEATHING. WINDOWS AND
DOORS AR DIMENSIONED TO THEIR CENTERLINE.

PROVIDE WOISTURE RESISTANT GYPSUM BOARD IN ALL BATHROOMS, POWDER
ROOMS, KITCHENS, AND WITHIN FOUR FEET OF ANY WATER SOURCES.

ERIF o
INSTALLATION WITH MECHANICAL EQUIPMENT SUPPLIER'S SPECIFICATIONS AND
'APPROVED SHOP DRAWINGS BEFORE LOCATING UTILITY ROOM WALLS & DOORS.

VERIFY ROUGH-IN DINENSIONS FOR ALL APPLIANCES & PLUMBING FIXTURES
PRIOR TO FRAVING PARTITIONS, ORDERING CABINETRY OR FABRICATING
MILLWORK. NO NOTCHING PERMITTED IN ANY STRUCTURAL LUMBER.

FEC = FIRE EXTINGUISHER CABINET (RECESSED). LOCATIONS ARE TO BE AS.
REQUIRED BY NFPA 10 AND FINAL LOCATIONS AND QUANTITIES ARE TO BE
COORDINATED WITH LOCAL FIRE CHIEF.

OVID: KING S FORAL
WALLBOARD JOINTS THAT ARE NOT LOCATED AT A STUD.
REFER TO ELEVATIONS AND WINDOW SCHEDULE FOR WINDOW TYPES & SIZES.

PROVIDE A SHELF AND ROD N ALL CLOSETS, PROVIDE FIVE (5) SHELVES IN
LINEN CLOSETS AND PANTRIES. REFER TO DETAIL FOR TYPICAL INSTALL

PREFABRICATED SHOWER / TUB UNIT TO INCLUDE REQUIRED BLOCKING FOR
FUTURE INSTALLATION OF GRAB BARS.

TOILET FLUSH CONTROLS IN ACCESSIBLE UNITS TO BE OPEN SIDE OF TOILET.
PROVIDE SOLID BLOCKING FOR SUPPORT OF ALL BATH & KITCHEN CABINETS, AL

TOILET ACCESSORIES, STAIR HANDRAILS AND OTHE MISCELLANEQUS ITEMS
'SUPPORTED ON AND ATTACHED TO WALLS.

WALL TYPE LEGEND:
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‘SEE SHEET AG02 FOR DETALLS
124 INTERIOR WALL
58" GYPSUM BOARD ON EACH SIDE OF 2X4 WOOD STUD FRAMING @ 16" O.C.

206 INTERIOR WAL
S/6" GYPSUM BOARD ON EACH SIDE OF 2X6 WOOD STUD FRAMING @ 12° O.C.

24 INTERIOR WALL - STORAGE ROOM

578" GYPSUN BOARD ON EACH SIDE OF 2X4 WOOD STUD FRANING @ 12° O.C. WITH 3:17

BATT INSULATION. PROVIDE MOISTURE RESISTANT GYPSUN BOARD AT THE STORAGE:
SIDE.

L HR RATED DEMISING WALL
(0L #376 - STC:50)

58 TYPE BoTH E2xs Wi
AIRSPACE AND 3-12" SOUND BATT INSULATION IN EACH STUD CAVITY.

2HR RATED DEMISING WALL
(0L #347 -STC:30)

/8 TYPE X GYPSUM BOARD ON BOTH SIDES OF DOUBLE 2X4 STAGGERED STUDS W/ /¢
ARSPACE ON DOUBLE 1" GYP.
‘STEEL TRACK AND H-STUDS AND 3-12 SOUND BATT INSULATION IN EACH STUD CAVITY.

244 EXTERIOR WALL
EXTERIOR FINISH OVER WEATHER BARRIER ON 7/16" 0SB SHEATHING ON 2X4 WOOD
STUDS AND 5/&" TYPE X" GYPSUM WAL BOARD. SEE STRUCTURAL DWGS FOR STUD.
SPACING.

: ‘SEE ELEVATIONS FOR EXTERIOR FINISH,

246 EXTERIOR WALL
EXTERIOR FINISH OVER WEATHER BARRIER ON 7/16" 0SB SHEATHING ON 2X6 WOOD.
TYPE "X" GYPSUM WALL BOARD. SEE.

. ‘SEE ELEVATIONS FOR EXTERIOR FINISH.

BRICK VENEER 2Xé EXTERIOR WALL
MODULAR BRICK VENEER WITH 1" OR 2" AIR SPACE AND HORZ. AND VERT
REINFORCEMENT ON BARRIER ON 71

V00D STUD FRAMING WITH (5" GYPSUM BOARD. SEE STRUCTURAL DWGS FOR STUD.
SPACING.

‘SEE EXT.ELEV. FOR COLORS

BRICK VENEER 2X6 EXTERIOR WALL
MODULAR BRICK VENEER WITH 1" OR 2" AIR SPACE AND HORZ. AND VERT.
RRIER ON

RDL

ARCHITECTS

16102 Chagrin Boulevard, Suie 200
Shaker Heights, Oh 44120

Phone:  (216) 752.4300

Fa (216)7524301

o RDLarchiects com

VILLAGE CAPITAL CORP.
7703RD AVE. SW.
CARNEL IN 46032
PHONE: (317) 170366

CHOCOLATE
DRIVE

SUNVALLEY, NV
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WOOD STUD FRAMING @ 12" O.C. WITH R-20 BATT INSULATION AND 5/8" GYPSUM BOARD.
SEE STRUCTURAL DWGS FOR STUD SPACING,
. SEEEXT.ELEV. FOR COLORS

OVERALL BUILDING AREAS

BUILDING AREA

BUILDING TYPE 12A

[FIRST FLOOR [ 5120 SF|

|SECOND FLOOR | 5093 SF|
10214 SF

BUILDING TYPE 128

FIRST FLOOR 6996 SF|

SECOND FLOOR 6972 SF
13967 SF

BUILDING TYPE 12C

[FIRST FLOOR | 8665 SF|

|SEconD FLoOR | 8643 SF|
17308 SF
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GENERAL NOTES!

ALLWALLS ARE DINENSIONED TO FACE OF STUD (3 12" OR’5 112,
EXTERIOR WALLS ARE DIMENSIONED TO FACE OF SHEATHING. WINDOWS AND
DOORS AR DIMENSIONED TO THEIR CENTERLINE.

PROVIDE WOISTURE RESISTANT GYPSUM BOARD IN ALL BATHROOMS, POWDER
ROOMS, KITCHENS, AND WITHIN FOUR FEET OF ANY WATER SOURCES.

ERIF o
INSTALLATION WITH MECHANICAL EQUIPMENT SUPPLIER'S SPECIFICATIONS AND
'APPROVED SHOP DRAWINGS BEFORE LOCATING UTILITY ROOM WALLS & DOORS.

VERIFY ROUGH-IN DINENSIONS FOR ALL APPLIANCES & PLUMBING FIXTURES
PRIOR TO FRAVING PARTITIONS, ORDERING CABINETRY OR FABRICATING
MILLWORK. NO NOTCHING PERMITTED IN ANY STRUCTURAL LUMBER.

FEC = FIRE EXTINGUISHER CABINET (RECESSED). LOCATIONS ARE TO BE AS.
REQUIRED BY NFPA 10 AND FINAL LOCATIONS AND QUANTITIES ARE TO BE
COORDINATED WITH LOCAL FIRE CHIEF.

OVID: KING S FORAL
WALLBOARD JOINTS THAT ARE NOT LOCATED AT A STUD.
REFER TO ELEVATIONS AND WINDOW SCHEDULE FOR WINDOW TYPES & SIZES.

PROVIDE A SHELF AND ROD N ALL CLOSETS, PROVIDE FIVE (5) SHELVES IN
LINEN CLOSETS AND PANTRIES. REFER TO DETAIL FOR TYPICAL INSTALL

PREFABRICATED SHOWER / TUB UNIT TO INCLUDE REQUIRED BLOCKING FOR
FUTURE INSTALLATION OF GRAB BARS.

TOILET FLUSH CONTROLS IN ACCESSIBLE UNITS TO BE OPEN SIDE OF TOILET.
PROVIDE SOLID BLOCKING FOR SUPPORT OF ALL BATH & KITCHEN CABINETS, AL

TOILET ACCESSORIES, STAIR HANDRAILS AND OTHE MISCELLANEQUS ITEMS
'SUPPORTED ON AND ATTACHED TO WALLS.

WALL TYPE LEGEND:

5

‘SEE SHEET AG02 FOR DETALLS
124 INTERIOR WALL
58" GYPSUM BOARD ON EACH SIDE OF 2X4 WOOD STUD FRAMING @ 16" O.C.

206 INTERIOR WAL
S/6" GYPSUM BOARD ON EACH SIDE OF 2X6 WOOD STUD FRAMING @ 12° O.C.

24 INTERIOR WALL - STORAGE ROOM

578" GYPSUN BOARD ON EACH SIDE OF 2X4 WOOD STUD FRANING @ 12° O.C. WITH 3:17

BATT INSULATION. PROVIDE MOISTURE RESISTANT GYPSUN BOARD AT THE STORAGE:
SIDE.

L HR RATED DEMISING WALL
(0L #376 - STC:50)

58 TYPE 80TH

AIRSPACE AND 3-12" SOUND BATT INSULATION IN EACH STUD CAVITY.

2HR RATED DEMISING WALL
(0L #347 -STC:30)

/8 TYPE X GYPSUM BOARD ON BOTH SIDES OF DOUBLE 2X4 STAGGERED STUDS W/ /¢
ARSPACE ON DOUBLE 1" GYP.
‘STEEL TRACK AND H-STUDS AND 3-12 SOUND BATT INSULATION IN EACH STUD CAVITY.

244 EXTERIOR WALL
EXTERIOR FINISH OVER WEATHER BARRIER ON 7/16" 0SB SHEATHING ON 2X4 WOOD
STUDS AND 5/&" TYPE X" GYPSUM WAL BOARD. SEE STRUCTURAL DWGS FOR STUD.
SPACING.

: ‘SEE ELEVATIONS FOR EXTERIOR FINISH,

246 EXTERIOR WALL
EXTERIOR FINISH OVER WEATHER BARRIER ON 7/16" 0SB SHEATHING ON 2X6 WOOD.
TYPE "X" GYPSUM WALL BOARD. SEE.

. ‘SEE ELEVATIONS FOR EXTERIOR FINISH.

BRICK VENEER 2Xé EXTERIOR WALL
MODULAR BRICK VENEER WITH 1" OR 2" AIR SPACE AND HORZ. AND VERT
REINFORCEMENT ON BARRIER ON 71

V00D STUD FRAMING WITH (5" GYPSUM BOARD. SEE STRUCTURAL DWGS FOR STUD.
SPACING.

‘SEE EXT.ELEV. FOR COLORS

BRICK VENEER 2X6 EXTERIOR WALL
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MODULAR BRICK VENEER WITH 1" OR 2" AIR SPACE AND HORZ. AND VERT.
RRIER ON
WOOD STUD FRAMING @ 12" O.C. WITH R-20 BATT INSULATION AND 5/8" GYPSUM BOARD.

SEE STRUCTURAL DWGS FOR STUD SPACING,
. SEEEXT.ELEV. FOR COLORS

OVERALL BUILDING AREAS

BUILDING AREA

BUILDING TYPE 12A
[FIRST FLOOR [ 5120 SF|
|SECOND FLOOR | 5093 SF|
10214 SF

BUILDING TYPE 128
FIRST FLOOR 6996 SF|
SECOND FLOOR 6972 SF
13967 SF

BUILDING TYPE 12C
[FIRST FLOOR | 8665 SF|
|SEconD FLoOR | 8643 SF|
17308 SF
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12C FIRST FLOOR
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BUILDING TYPE 12C - BUILDING TYPE 12C -

GENERAL NOTES!

ALLWALLS ARE DINENSIONED TO FACE OF STUD (3 12" OR’5 112,
EXTERIOR WALLS ARE DIMENSIONED TO FACE OF SHEATHING. WINDOWS AND
DOORS AR DIMENSIONED TO THEIR CENTERLINE.

PROVIDE WOISTURE RESISTANT GYPSUM BOARD IN ALL BATHROOMS, POWDER
ROOMS, KITCHENS, AND WITHIN FOUR FEET OF ANY WATER SOURCES.

ERIF o
INSTALLATION WITH MECHANICAL EQUIPMENT SUPPLIER'S SPECIFICATIONS AND
'APPROVED SHOP DRAWINGS BEFORE LOCATING UTILITY ROOM WALLS & DOORS.

VERIFY ROUGH-IN DINENSIONS FOR ALL APPLIANCES & PLUMBING FIXTURES
PRIOR TO FRAVING PARTITIONS, ORDERING CABINETRY OR FABRICATING
MILLWORK. NO NOTCHING PERMITTED IN ANY STRUCTURAL LUMBER.

FEC = FIRE EXTINGUISHER CABINET (RECESSED). LOCATIONS ARE TO BE AS.
REQUIRED BY NFPA 10 AND FINAL LOCATIONS AND QUANTITIES ARE TO BE
COORDINATED WITH LOCAL FIRE CHIEF.

OVID: KING S FORAL
WALLBOARD JOINTS THAT ARE NOT LOCATED AT A STUD.
REFER TO ELEVATIONS AND WINDOW SCHEDULE FOR WINDOW TYPES & SIZES.

PROVIDE A SHELF AND ROD N ALL CLOSETS, PROVIDE FIVE (5) SHELVES IN
LINEN CLOSETS AND PANTRIES. REFER TO DETAIL FOR TYPICAL INSTALL

PREFABRICATED SHOWER / TUB UNIT TO INCLUDE REQUIRED BLOCKING FOR
FUTURE INSTALLATION OF GRAB BARS.

TOILET FLUSH CONTROLS IN ACCESSIBLE UNITS TO BE OPEN SIDE OF TOILET.
PROVIDE SOLID BLOCKING FOR SUPPORT OF ALL BATH & KITCHEN CABINETS, AL

TOILET ACCESSORIES, STAIR HANDRAILS AND OTHE MISCELLANEQUS ITEMS
'SUPPORTED ON AND ATTACHED TO WALLS.

WALL TYPE LEGEND:
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115

o

5

5

‘SEE SHEET AG02 FOR DETALLS
124 INTERIOR WALL
58" GYPSUM BOARD ON EACH SIDE OF 2X4 WOOD STUD FRAMING @ 16" O.C.

206 INTERIOR WAL
S/6" GYPSUM BOARD ON EACH SIDE OF 2X6 WOOD STUD FRAMING @ 12° O.C.

24 INTERIOR WALL - STORAGE ROOM

578" GYPSUN BOARD ON EACH SIDE OF 2X4 WOOD STUD FRANING @ 12° O.C. WITH 3:17

BATT INSULATION. PROVIDE MOISTURE RESISTANT GYPSUN BOARD AT THE STORAGE:
SIDE.

L HR RATED DEMISING WALL
(0L #376 - STC:50)

58 TYPE BoTH E2xs Wi
AIRSPACE AND 3-12" SOUND BATT INSULATION IN EACH STUD CAVITY.

2HR RATED DEMISING WALL
(0L #347 -STC:30)

/8 TYPE X GYPSUM BOARD ON BOTH SIDES OF DOUBLE 2X4 STAGGERED STUDS W/ /¢
ARSPACE ON DOUBLE 1" GYP.
‘STEEL TRACK AND H-STUDS AND 3-12 SOUND BATT INSULATION IN EACH STUD CAVITY.

244 EXTERIOR WALL
EXTERIOR FINISH OVER WEATHER BARRIER ON 7/16" 0SB SHEATHING ON 2X4 WOOD
STUDS AND 5/&" TYPE X" GYPSUM WAL BOARD. SEE STRUCTURAL DWGS FOR STUD.
SPACING.

: ‘SEE ELEVATIONS FOR EXTERIOR FINISH,

246 EXTERIOR WALL
EXTERIOR FINISH OVER WEATHER BARRIER ON 7/16" 0SB SHEATHING ON 2X6 WOOD.
TYPE "X" GYPSUM WALL BOARD. SEE.

. ‘SEE ELEVATIONS FOR EXTERIOR FINISH.

BRICK VENEER 2Xé EXTERIOR WALL
MODULAR BRICK VENEER WITH 1" OR 2" AIR SPACE AND HORZ. AND VERT
REINFORCEMENT ON BARRIER ON 71

V00D STUD FRAMING WITH (5" GYPSUM BOARD. SEE STRUCTURAL DWGS FOR STUD.
SPACING.

‘SEE EXT.ELEV. FOR COLORS

BRICK VENEER 2X6 EXTERIOR WALL
MODULAR BRICK VENEER WITH 1" OR 2" AIR SPACE AND HORZ. AND VERT.
RRIER ON
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WOOD STUD FRAMING @ 12" O.C. WITH R-20 BATT INSULATION AND 5/8" GYPSUM BOARD.
SEE STRUCTURAL DWGS FOR STUD SPACING,
. SEEEXT.ELEV. FOR COLORS
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Chocolate Drive Viewshed Analysis

Viewshed Methodology

1.

Used Autodesk Infraworks software application/tool to develop the 3D
imagery and the degree that proposed sample apartment buildings were
visible from the cross sections.

. From each cross section, the view faced to and from the development and

panned 180 degrees horizontally (e.g., left-to-right) and these views were
intersected with the Chocolate Drive existing and proposed Digital
Elevation Models (DEMs).

Views do not include obstructions of any existing buildings, houses, or trees
in the vicinity which will reduce visibility.

Used a uniform maximum height of 32-feet for 2-story buildings, however
building heights will vary according to architectural elevations.

Observation height is approximately 5-feet from ground elevation.



Chocolate Drive Viewshed Analysis

From Lois Allen Elementary School looking northwest to West 2" and Chocolate Ave — Grading
of Chocolate Drive is partially visible
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From Chocolate Drive and Loster Way Intersection towards Lois Allen Elementary looking
southeast
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Chocolate Drive Viewshed Analysis

From Sun Valley Boulevard looking west along Gepford Parkway — Buildings partially visible
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Chocolate Drive Viewshed Analysis

From Sun Valley Boulevard looking west along West 4t Ave — Buildings partially visible
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Chocolate Drive Viewshed Analysis

From 7t Ave looking south along Chocolate Drive Ave — Buildings partially visible
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PRELIMINARY GEOTECHNICAL REPORT, FAULT STUDY, AND SLOPE
STABILITY ANALYSIS

(LINKS TO SEPARATE ATTACHMENTS PROVIED)
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https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_three/2024/Files/WSUP24-0019_PreGeotechnicalRprt.pdf
https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_three/2024/Files/WSUP24-0019_PreSlopeStabilityRprt.pdf
https://www.washoecounty.gov/csd/planning_and_development/applications/files-planning-development/comm_dist_three/2024/Files/WSUP24-0019_FaultStudy.pdf

APPENDIX O
WASHOE COUNTY ENGINEERING DEPARTMENT MEMORANDUMS
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1001 EAST 9™ STREET
RENO, NEVADA 89512

COMMUNITY SERVICES DEPARTMENT E:)?gggg);;ggoo
Engineering and Capital Projects '

MEMOMORANDUM
Date: September 15, 2022

To: Ryan Rodgers, PedCor Investments, LLC

From: Mitchell Fink, P.E., Licensed Engineer
Phone: (775) 328-2050, Email: mfink@washoecounty.gov

Re Primary, Secondary, and Chocolate Drive Access Improvements
APN: 502-250-09

WASHOE COUNTY DEVELOPMENT CODE REQUIREMENTS (CHAPTER 110)

This memo is to provide you the minimum roadway improvement requirements which will be needed to
provide access to your development. The following comments and requirements are based on our review of
the documents you provided and do not represent a comprehensive analysis of the project but is strictly
focused on access requirements. Detailed conditions of approval addressing traffic, roadway, and drainage
will be prepared once an application for development is submitted for review. The latest plan is showing
access to the project via W. 2" Avenue and W. 5" Avenue.

W. 2" Avenue Access

Washoe County currently owns and maintains W. 2"¢ Avenue up to Chocolate Drive with the roadway
currently constructed with curb and gutter on both sides of the street and sidewalk along at least one side of
the street from Chocolate to Sun Valley Blvd. The proposed development plan shows a private roadway
extension from the Chocolate/W. 2" intersection westerly into the development. Please note that Washoe
County is the owner of the surrounding property as Open Space and it will not be possible for Washoe County
to grant an access easement for your development. This will require then that south access point into your
development will need to be move north along Chocolate Drive.

W. 5" Avenue Access

Washoe County currently owns and maintains W. 5™ Avenue to a point approximately 165 feet west of
Westhill Court. This road then transitions to a private access road extending to Chocolate Drive. The
proposed development plan utilizes W. 51" Avenue as a secondary access. In accordance with Code Section
110.436.20(c) a secondary access shall be provided therefore the current private roadway section of W. 5t"
Ave. (approximately 440 feet), shall be constructed to Washoe County standards in accordance with Roadway
Section—D (attached), with 26’ wide, 4” thick AC paving, 2’ wide minimum gravel shoulders, drainage ditches
with driveway culverts matching the existing 60-foot right-of-way section. All right-of-way per Code
110.436.20(d) shall be obtained and granted/dedicated to Washoe County. It should be noted that
alternative alignments for secondary access to the development could be considered and similar
requirements would apply.

EFFECTIVE QUALITY
INTEGRITY COMMUNICATION PUBLIC SERVICE



Subject: Chocolate Drive
Date: September 15, 2022
Page: 2

Chocolate Drive Im

Per Code 110.436.20(e), Chocolate Drive from W. 2" Ave to W. 5" Ave shall be constructed to Washoe
County standards in accordance with “Roadway Sections — B” (attached). The local 42-foot right-of-way
section shall apply to Chocolate Drive with 4” thick AC paving, curb, gutter and sidewalk.

The project shall comply with Washoe County Development Code which can be found at
Excerpts from
Article 436 Street Design Standards are provided below for your reference.

We trust that this information provides clarification and answers your questions regarding the
requirements of Washoe County Development Code for primary, secondary, and Chocolate Drive access
roadway improvements. Please feel free to contact me if you have any further questions.

Cc: Dwayne Smith, Walter West, Jen Heeran, Sarah Tone, Chris Waechter, Colin Patterson, Ariahna
Wolf, Timber Weiss, Chris Bronczyk

EFFECTIVE QUALITY
INTEGRITY COMMUNICATION PUBLIC SERVICE

WWW.WASHOECOUNTY.US



Subject:

Date:
Page:

Chocolate Drive
September 15, 2022
3

Washoe County Code Excerpts

Article 436: Street Design Standards

Section 110.436.20 General Requirements. Street design requirements set forth in this section shall apply to all
development subject to this article.

(@)
(b)
()

(d)

()

(f)
()
(h)

Level of Service. Streets shall be designed to meet a Level of Service (LOS) standard C, or as otherwise

provided for by Regional Transportation Commission policy.

Street Improvements. All public and private streets within a development shall be improved to conform to

the standards as set forth in this article.

Ingress and Egress. Unless otherwise approved by the County Engineer, at least two (2) means of ingress

and egress built to County standards shall be provided to serve a subdivision development. Of the two (2)

means, one (1) may be constructed to emergency access standards provided in Section 110.436.95,

Emergency Access Roads.

Right-of-Way and Easement Acquisition. All necessary right-of-way or easement acquisition outside the

boundaries of a proposed development, including any agreements pertaining to access, drainage,

ownership and maintenance, shall be completed prior to the final map approval unless otherwise approved
by the County Engineer.

Streets Adjacent to Property Boundaries. The location of streets adjacent to property boundaries shall

comply with the following provisions:

(1) Unless otherwise approved by the County Engineer, a street shown by an adopted street pattern or
indicated on the Streets and Highways System Plan map that lies along a boundary of a development
is to be dedicated and constructed at full width and to County standards; and

(2) A proposed street, or streets or access adjacent to or necessary to serve a proposed development,
which are not within the boundaries of the development, shall be improved full width with the
development in accordance with County standards as required by the County Engineer.

Additional Right-of-Way. To facilitate turning movements near intersections, additional right-of-way shall be

provided to the satisfaction of the County Engineer.

Partial Width Streets. Where permitted, partial width streets shall comply with the provisions set forth in

Section 110.436.125, Partial Width Streets.

Street Extensions. Street extensions shall comply with the general provisions of this section and the

provisions of Section 110.436.130, Street Extensions.

Section 110.436.25 Street Sections. All roadways dedicated and improved in Washoe County shall be constructed
in accordance with the street sections for urban, suburban and rural areas illustrated in Tables 110.436.25.1 to
110.436.25.4. These standards are to be used in conjunction with the Land Use and Transportation Element of the
Master Plan and the standards set forth in this article.

EFFECTIVE QUALITY
INTEGRITY COMMUNICATION PUBLIC SERVICE

WWW.WASHOECOUNTY.US



Table 110.436.25.4
ROADWAY SECTIONS -D

GENERAL APPLICATIONS: STREETS SERVING LOT SIZES GREATER THAN 1.5 ACRES

i R
\
ROW width —- -
Note 13)
+-8H —B,SH— 1L
Prs requi As required | A.G. surface with seal
' 2%
[, -
A
2
€g
G (Compacted to 95%)
ROW L B SH ADT Maximum per 2 Travel Lanes Remarks
60 12 0 0 9,600 Collector
50 11 0 0 1,000 Local
Notes: 1.  Allwidths are in feet.

2. L is travel lane; B is bicycle lane; SH is shoulder, ROW is right-of-way; ADT is
average daily traffic.

3. ADT represents the design volume for a two (2) lane facility.

4. Bicycle lanes shall be provided in accordance with the Bicycle and Pedestrian
Element of the Regional Transportation Plan and to the satisfaction of the County
Engineer.

5.  Structural sections shall be designed by a registered engineer for a twenty (20) year
life based on subgrade characteristics, as determined by a geotechnical investigation
and anticipated traffic volume. Refer to Section 110.436.60(d) for minimum
pavement section thickness.

6. Al A.C. surfaces shall be sealed in accordance with Washoe County standards.

7. Residential access not allowed to streets on which ten (10) year design ADT exceeds
two thousand (2,000).

8. The minimum paved shoulder width shall be two (2) feet, otherwise, the shoulder
shall be engineered, Type 2 Class B aggregate base course or A.C. structural section
as above, as required by the County Engineer.

9.  Erosion protection required for drainage ditches.

10. Design of improvements to be done in accordance with Article 420, Storm Drainage
Standards, and Aricle 436, Street Design Standards, of the Washoe County
Development Code.

141. All construction to be done to current Washoe County standards and specifications.

12. Slope easements may be required in certain temain to accommodate roadway
section.

13. A seven and one-half (7.5) foot public utility, traffic control signage and plowed snow
easement on both sides of the ROW is required per standard detail.

Source: Washoe County Department of Public Works
Washoe County Development Code July 10, 2010

STREET DESIGN STANDARDS Page 436-8



Table 110.436.25.2
ROADWAY SECTIONS - B

GENERAL APPLICATIONS: STREETS SERVING LOT SIZES LESS THAN 0.5 ACRES

AC

ROW

52
42

Notes:

Source:

i

with sand

| PC.

R

ROW width- ———————
(Note 14)

—_ Hﬁi,

2 Class B

and gutter

20
16

wnN =

12.

13.

14.

( )

S u L B PL ADT Maximum per 2 Travel Lanes Remarks

5 0.5 12 4 0 9,600 Collector
4 0.5 11 0 2 1,000 Local

All widths are in feet.

H is measured to the front face of the curb.

L is travel lane; S is sidewalk; B is bicycle lane; PL is maximum number of
parking ianes allowed; ROW is right-of-way, ADT is average daily traffic.

ADT represents the design volume for a two (2) lane facility.

Bicycle lanes shall be provided in accordance with the Bicycle and Pedestrian
Element of the Regional Transportation Plan and to the satisfaction of the
County Engineer.

Structural sections shall be designed by a registered engineer for a twenty (20)
year life based on subgrade characteristics, as determined by a geotechnical
investigation and anticipated traffic volume. Refer to Section 110.436.60(d) for
minimum pavement section thickness.

All curb and gutter is monolithic concrete and L shaped per standard detail.
Sidewalks are to be provided in accordance with Table 110.436.25.5.

All A.C. surfaces shall be sealed in accordance with Washoe County standards.
Residential driveway access not allowed to streets on which ten (10) year ADT
design exceeds two thousand (2,000).

Design of improvements to be done in accordance with Article 420, Storm
Drainage Standards, and Article 436, Street Design Standards, of the Washoe
County Development Code.

All construction is to be done to current Washoe County standards and
specifications.

Slope easements may be required in certain terrain to accommodate roadway
section.

A seven and one-half (7.5) foot wide public utility, traffic control signage and
plowed snow easement on both sides of the ROW is required per standard
detail.

Washoe County Department of Public Works.

Washoe County Development Code July 10, 2010
STREET DESIGN STANDARDS Page 436-6



1001 EAST 9™ STREET

WASHOE COUNTY RENO, NEVADA 89512

COMMUNITY SERVICES DEPARTMENT E:fgigg);gz;:m
Engineering and Capital Projects '

MEMOMORANDUM
Date: November 3, 2022

To: Colin Patterson, PedCor Investments, LLC

From: Mitchell Fink, P.E., Licensed Engineer
Phone: (775) 328-2050, Email: mfink@washoecounty.gov

Re: Response to Requested Changes for Chocolate Drive
APN: 502-250-09

This memorandum is to provide clarification to your requested roadway design changes (email request
attached) for Chocolate Drive from the Washoe County requirements outlined in the Memorandum titled,
Primary, Secondary, and Chocolate Drive Access Improvements, from Washoe County Engineering dated
September 15, 2022 (attached). The following comments and requirements are based on our review of the
documents you provided and do not represent a comprehensive analysis of the project but is strictly focused
on access, alignment and drainage requirements.

1. Road Section

Washoe County will require that Chocolate Drive from W. 2" Avenue to W. 5" Avenue be constructed
to Washoe County standards in accordance with “Roadway Sections —B”. The local 42-foot right-of-way
section shall apply to Chocolate Drive with 4” thick AC paving, curb, gutter, sidewalk and crowned
roadway section. However, we would allow a reduction in the width of asphalt pavement by removing
on-street parking to reduce the asphalt width to 22 feet from 27 feet wide. No parking signs would be
required on both sides of the road in this instance and the 42-foot right-of-way section would remain
the same. Concrete driveway aprons for driveway access and curb returns will be required at the major
roadway intersections to Chocolate Drive and constructed in accordance with Washoe County standard
details and code requirements.

2. Drainage Concerns

A hydrological report shall be required for the drainage affected by the project and roadway
development. Drainage ditches will not be allowed in the Chocolate Drive right-of-way as depicted in
preliminary site plan. The curb and gutter section of roadway will require inlets, manholes and catch
basins designed and constructed in accordance with Washoe County standard details and code
requirements. Please be aware that with this project development that an offsite storm drain
conveyance system may be needed and directed to existing County drainage facilities having the same
pre-and-post developed flow condition.



Subject: Chocolate Drive
Date: September 15, 2022
Page: 2

3. Road Alighment

Based on review of the premilitary site plan (attached) showing the proposed Chocolate Drive alignment
from W. 2" Avenue and W. 5™ Avenue, the proposed primary and secondary accesses to the
development, and the proposed curvature of Chocolate Drive near W. 5" Avenue will be acceptable
provided they meet County code requirements and conditions. Where the roadway curvature enters
the private parcel, you will have to obtain an Irrevocable Offer of Dedication to Washoe County from the
parcel owner. The 10-foot snow storage, sign and utility easements are required as part of the roadway
section. On the west side there cannot be a 2:1 slope behind the sidewalk the maximum grade allowed
will be 5% over a 10-foot width behind sidewalk for snow storage.

There will be a condition requirement with the Administrative Permit allowing Washoe County to have
ample time to contact the affected private residents to provide them an opportunity to submit an
Irrevocable Offer of Dedication to Washoe County for the current access easement in the existing
Chocolate Drive alignment. If the Irrevocable Offer of Dedication is accepted by all of the property
owners along Chocolate Washoe County will require that Chocolate Drive to be constructed along the
existing easement section.

W. 2"9 Avenue Access & W. 5" Avenue Access

The items outlined in the Memorandum titled, Primary, Secondary, and Chocolate Drive Access
Improvements, from Washoe County Engineering will still apply for the W. 2" Avenue and W. 5™ Avenue
accesses.

We trust that this information provides clarification to your request for design changes for Chocolate

Drive. Please feel free to contact me if you have any further questions.

Cc: Dwayne Smith, Walter West, Jen Heeran, Sarah Tone, Chris Waechter, Ariahna Wolf, Timber Weiss,
Chris Bronczyk



April 17,2023

Dear Representatives for Chocolate Drive Affordable Housing Project,

Washoe County is committed to providing efficient and responsible review and approval processes for
local development within our jurisdiction. With the intent to clarify options and next steps, on April 6,
Washoe County and representatives from the Chocolate Drive project located at XXX discussed unique
aspects of the specific site as it pertains to infrastructure costs. The discussion included:

e Chocolate Drive, 2" Avenue, and 5 Avenue Street Improvements

e  Offsite Storm Drainage Infrastructure

e Trailhead for Washoe County Parks and Open Space

e SVGID Cost Estimate (provided by SVGID)

e RTC Regional Road Impact Fees (RRIF) (provided by Washoe County)

Washoe County, County Engineer completed a value engineering review of the provided-on April 6,
2023. Significant cost savings are limited on the site; however, opportunities for modifying drainage on
open space portion of the project to potentially include a low water crossing in lieu of a box culvert is
estimated savings of $130,000. The concept is supported by the Washoe County Engineer and Washoe
County Operations Director.

The proposed drainage on Washoe County Regional Parks and Open Space site is in addition to
previously approved modifications with significant cost savings. Washoe County, County Engineer
approved reduced width of Chocolate Drive and a sidewalk on one side of Chocolate Drive verses
sidewalk on both sides of the newly constructed roadway. In addition, Washoe County dedicated
resources to support public education on the road construction and easement process.

Per on April 6, Washoe County has no authority to review fees and taxes outside of our areas of
responsibility including Sun Valley General Improvement District and Regional Transportation
Commission.

Thank you for the opportunity to work closely with your partners and team on the local review and
approval process. Please continue to include stone@washoecounty.gov in correspondence with our
team to ensure communication is clear across all stakeholders.

Sincerely,

Sarah Tone
Business Facilitator
Washoe County Community Services Department



APPENDIX P
SUPPLEMENTAL SPECIAL USE PERMIT DOCUMENTS
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	What is the project being requested: The project requests a Special Use Permit for major grading. The project is proposing grading on slopes less than and greater than fifteen (15) percent, 23.87 acres of grading area across APN’s 502-250-09 and 502-250-10, and excavation of approximately 98,389 cubic yards.  Please refer to detailed narrative for specific project details.
	improvements utilities sanitation water supply drainage parking signs etc: A site plan is provided with the submittal package. Please see detailed narrative and site plan exhibits included.
	What is the intended phasing schedule for the construction and completion of the project: The project will be constructed in one phase and is estimated to be completed by 2028.
	impacts and the intensity of your proposed use: The site mostly consists of undeveloped land with no significant site features (rock outcroppings, perrenial streams, protected plants, habitat areas, ect.) and can accommodate multi-family apartments. Please see detailed narrative for more project information.
	the community: The project will bring affordable housing to the Sun Valley/Washoe County area and bring Chocolate Drive to County Standards, which will increase traffic safety, decrease dust, aid emergency response times and utility services access.  The development will clean up and discourage dumping on the site and Red Hill. The project plans to significantly improve the existing storm drainage patterns which currently do negatively impact nearby parcels. The development will also improve traffic service at the 2nd Ave and Sun Valley Blvd intersection.  A public open space easement and parking area is proposed for trailhead and open space access to Red Hill.
	How will you mitigate these impacts: The developed area will be limited to approximately two-thirds of the existing site to limit grading and hillside development impacts. Though there were neighborhood concerns about existing storm drainage runoff, the project proposes to improve the existing storm drainage patterns. 
	undefined_1: 
	undefined_2: Off
	undefined_3: On
	a Sewer Service: Sun Valley General Improvement District
	b Electrical Service: NV Energy
	c Telephone Service: Nevada Bell
	d LPG or Natural Gas Service: NV Energy
	e Solid Waste Disposal Service: Waste Managerment
	f Cable Television Service: AT&T
	g Water Service: Sun Valley General Improvement District
	h Permit: N/A
	acrefeet per year: 
	i Certificate: 
	acrefeet per year_2: 
	j Surface Claim: 
	acrefeet per year_3: 
	k Other: 
	acrefeet per year_4: 
	undefined_4: 
	a Fire Station: 1.6 miles Truckee Meadows Fire Station 45
	b Health Care Facility: 6.2 miles to St. Mary's Regional medical center
	c Elementary School: 1 mile Sun Valley Elementary School 
	d Middle School: 3.6 miles to desert skies middle school
	e High School: 2.6 miles to Procter R Hug High School 
	f Parks: .9 miles to Sun Valley community park 
	g Library: 2.1 miles to Sun Valley Little Free Library
	h Citifare Bus Stop: 1.2 miles to Sun Valley Boulevard and E 1st street Bus stop
	What is the purpose of the grading: The major grading will be for a proposed project consisting of a low-income affordable multi-family residential development. The proposed design will follow requirements outlined in Article 424 Hillside Development and Article 438 Grading Standards.  Please refer to detailed narrative for project specifics.
	undefined_00:  
	balance the work onsite: The site will be balanced to the extent possible. This will be accomplished through retaining walls on the west and east sides of the site. There will be a net of 1,638 cubic yards of cut. 
	Use Permit  Explain fully your answer: No. A Special Use Permit is required per Washoe County Development Code Section 110.438.28 Major Grading Permit Thresholds. Specifically, 110.438.28 (a)(1)(i)(B), (a)(1)(ii)(A), (a)(1)(iii)(A), and (a)(1)(iii)(B). The area, volume of earthwork, and cut and fills for the site require a Special Use Permit. 
	circumstances the year the work was done and who completed the work: No grading has been completed on site previously.
	explain your answer: Yes. All areas of disturbance are clearly shown on the grading plans.
	Text27: 
	roadways: Yes, the disturbed area can be seen along Chocolate Drive properties, from Lois Allen Elementary School, from Sun Valley Boulevard, and 7th Avenue. Please refer to the detailed narrative and viewshed analysis for more detail.
	are creating a driveway would it be used for access to additional neighboring properties: Yes. Neighboring properties will be served by the proposed paved Chocolate Drive access, which will include driveway aprons for each residence along Chocolate Drive. All properties along Chocolate Drive from 2nd Ave to 5th Ave will benefit from this proposed infrastructure.
	used to prevent erosion until the revegetation is established: Proposed slopes are largely three to one (3:1) and all slopes are in accordance with Washoe County standards. To minimize grading extents, the grading for Chocolate Drive road will have 2:1 slope and be designed in accordance with the Geotechnical Addendum in Appendix N. The storm drainage improvements are designed with two to one (2:1) slopes. A combination of best management practices (BMP's) will be utilized to prevent erosion on slopes. These erosion protection measures are shown on the site and grading plans.
	Yes: X
	No: 
	If yes how tall is the berm at its highest: 10 feet
	undefined_44: 
	undefined_5: Trees will not be removed from the site as current vegetation consists of brush.
	undefined_6: Areas to be revegetated will include a native seed mix to the approval of WSCD.
	Text28: 
	How are you providing temporary irrigation to the disturbed area: If deemed necessary, temporary irrigation will be provided to the disturbed area during construction.
	undefined_7: Yes. Revegetation (as necessary) will include a WSCD approved seed mix.
	Yes_2: 
	No_2: X
	If yes please attach a copy: 


