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Project Requests 
 
This application is for a Master Plan Amendment and Regulatory Zoning Amendment to: 

 
A) Change the land use designation from a mix of Industrial, Commercial, and Open Space 

to Suburban Residential in the Spanish Springs Area Plan (SSAP).  
 

B) Change the current zoning from a mix of Industrial, Commercial, and Open Space to 
Medium Density Suburban. 

 
 

Project Location 
 
Sugarloaf Ranch Estates is located ¼ mile east of the Pyramid Highway across the street from the 
Village Green business park.  It will be accessed from Calle De La Plata which connects to the 
Pyramid Highway.  The project site includes one parcel, APN 534-562-07 and consists of 39.84± 
acres, as shown in Figure 1 (below). 
 

 
 

Figure 1 – Vicinity Map 
 
Character Management Plan  
 
This application does not change the character management vision in the SSAP.  The proposed 
project request’s an allowed use in the Character Management Area and is consistent with the 
policies set forth in the Vision and Character Management goals.   
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Spanish Springs Area Plan Compliance 
 
The Spanish Springs area contains a mix of residential and non-residential land uses. The proposed 
master plan amendment and regulatory zone amendment request a Suburban Residential land use 
with a MDS zoning allowing up to three dwelling units per acre. The SSAP character statement 
envisions “a distinct suburban core – concentrated along Pyramid Highway.”  “This suburban core 
includes a mix of non-residential uses together with residential densities of up to three dwelling units 
per acre.” The proposed project fits the character statement as it is near the Pyramid Highway 
corridor and the adjacent neighboring properties to the north of the site share the requested land 
use designation. 
 
The Introduction statement of the Spanish Springs Area Plan (SSAP), states that “through 
cooperation with the Washoe County Board of County Commissioners and the Washoe County 
Planning Commission, the Spanish Springs community will maintain and apply objective standards 
and criteria that serve to manage growth and development in Spanish Springs in a manner that: 
  

• Repects the rural heritage of the area by encouraging a rustic appearance and preserving 
scenic quality; 

• Respects private property rights; 
• Provides a range of low density housing; 
• Provides open space and recreation opportunities; 
• provides local services and employment opportunities; and 
• ensures that growth is kept in balance with resources and infrastructure.”  

 
This Master Plan Amendment and Regulatory Zone Amendment supports the applicable 
statements. See Figures 2 and 3 on the following pages that show existing and proposed land use 
designations.  
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Figure 2 – Existing Land Use Designations 
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Figure 3 – Proposed Land Use Designations 
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Key Planning Issues  
 
The followings points are to identify the key issues to be addressed with staff and public review to 
approve this request:  

 
 Land Use Compatibility – Surrounding land uses include Suburban Residential to the north, 

Rural Residential to the east, Industrial and Rural Residential to the south and Industrial 
and Commercial to the west. It is our understanding that the westerly neighbors are 
proposing a similar MPA and RZA as the Sugarloaf Ranch Estates project at this time. The 
proposed land use change is compatible with the surrounding land uses. Open space will 
be provided around the project and within it to assist with property transitions. 
 

 Land Use Intensity – The property is within the Suburban Character Management Area 
(SCMA). The proposed amendment will result in an intensification of residential land use 
capacity. The intensification is within the allowed 1,500 units of growth allocated to the 
SCMA. (to be verified by staff). The proposed amendment will result in a decrease in traffic 
which is managed as shown in the traffic report. There is mitigation proposed and adequate 
capacity in the regional road system to support this change. Adequate public facilities are 
established or planned for to support the request. Physical separation is adequately 
established from existing residential and surrounding uses.   
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Flood Control  
 
The North Spanish Springs Detention Facility was constructed to alleviate flooding concerns west of 
Pyramid Lake Highway. (See Figure 4). Although the proposed project can benefit from this facility 
the southerly portion of the property is located in a FEMA designated flood zone AO with a 1 foot 
depth. Drainage facilities will need to be constructed to contain the flood water and the 
corresponding CLOMR and LOMR will needed to be completed to remove the property from the 
flood zone. It is anticipated that these storm flows will be directed to the North Spanish Springs 
Detention Facility. On-site storm water improvements will be designed to current County standards 
 
. 
 

 
 

 
Figure 4 – Spanish Springs Area Plan – Flood Control 
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Spanish Springs Area Plan – Plan Maintenance  
 
The Spanish Springs Area Plan establishes a Plan Maintenance section (Goal 17) that includes 
goals and policies related to plan amendments.  Each of the policies is listed below and addressed 
in bold face type. 
  
Goal Seventeen:  Amendments to the Spanish Springs Area Plan will be for the purpose of further 
implementing the Vision and Character Statement, or to respond to new or changing circumstances. 
Amendments must conform to the Spanish Springs Vision and Character Statement.  Amendments 
will be reviewed against a set of criteria and thresholds that are measures of the impact on, or 
progress toward, the Vision and Character Statement. 
 
The land use change request considers the character statement adopted in the Area Plan  
and helps in providing a portion of the mixed land use desired and housing consistent with 
the Area Plan.  
 
SS.17.1 In order for the Washoe County Planning Commission to recommend the approval of ANY 
amendment to the Spanish Springs Area Plan, the following findings must be made: 
 
   a. The amendment will further implement and preserve the Vision and Character 

Statement. 
 

The request preserves the vision by maintaining a permitted regulatory zoning 
in the character management plan and by providing housing consistent with 
the area plan. 

 
   b. The amendment conforms to all applicable policies of the Spanish Springs Area Plan 

and the Washoe County Comprehensive Plan. 
 

An analysis of all applicable policies contained within the SSAP and Master 
Plan are included within this report. 

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

The project will be designed addressing impacts to surrounding properties.  
The design will include buffering from adjacent properties to the east, north, 
and west by providing open space. 

 
SS.17.2 In order for the Washoe County Planning Commission to recommend approval of any 

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

a. A feasibility study has been conducted, commissioned and paid for by the applicant, 
relative to municipal water, sewer, and storm water that clearly identifies the 
improvements likely to be required to support the intensification, and those 
improvements have been determined to be in substantial compliance with all 
applicable existing facilities and resource plans for Spanish Springs by the 
Department of Water Resources.  The Department of Water Resources will establish 
and maintain the standards and methodologies for these feasibility studies. 
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A feasibility report has been completed for this site for a previously submitted 
project and paid for by the owner. The proposed project will yield a much lower 
density and the suggested improvements in the previous study are still 
applicable. An update to the previous feasibility study is included in this 
application. Existing sewer and water lines are located west of Pyramid 
Highway, as well as other locations to the west.  Development in the area 
include the Spanish Springs flood control facilities, the Spanish Springs 
Business Park, and residential development to the north including the Donovan 
Ranch, Pebble Creek, and the proposed Harris Ranch have occurred. As a 
result of these changes, there have been infrastructure extensions in the area.  
For storm water, the flood control project completed south of Calle de la Plata 
will benefit this site.   

 
   b. A traffic analysis has been conducted that clearly identifies the impact to the adopted 

level of service within the (unincorporated) Spanish Springs Hydrographic Basin and 
the improvements likely to be required to maintain/achieve the adopted levels of 
service.  This finding may be waived by the Department of Public Works may request 
any information it deems necessary to make this determination. 

 
Traffic works has prepared a traffic impact analysis for this application. The 
report outlines overall impacts, as well as recommended improvements, access 
restrictions, etc.  A copy of the study is included in this application. 

 
   c. For commercial and industrial land use intensifications, the overall percentage of 

commercial and industrial regulatory zone acreage will not exceed 9.86 percent of the 
Suburban Character Management Area. 

 
The land use change proposes to reduce the Industrial and Commercial capacity 
in the area.  

 
d. For residential land use intensifications, the potential increase in residential units will 

not exceed Washoe County’s policy growth level for the Spanish Springs Area Plan, as 
established in Policy SS.1.2. 

 
    The proposed increase in residential units falls within the number allowed in 
    Policy SS.1.2. 
 
   e. If the proposed intensification will result in a drop below the established policy level of 

service for transportation (as established by the Regional Transportation Commission 
and Washoe County) within the Spanish Springs Hydrographic Basin, the necessary 
improvements required to maintain the established level of service are scheduled in 
either the Washoe County Capital Improvements Program or Regional Transportation 
Improvement Program within three years of approval of the intensification.  For 
impacts to regional roads, this finding may be waived by the Washoe County Planning 
Commission upon written request from the Regional Transportation Commission. 
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A traffic impact analysis is included in this report.  The proposed change of 
land use has a significant reduction in trip generation compared to the existing 
use. The project will pay regional road impact fees at the time of building permit 
to further address project impacts. 

 
   f. If roadways impacted by the proposed intensification are currently operating below 

adopted levels of service, the intensification will not require infrastructure 
improvements beyond those articulated in Washoe County are Regional 
transportation plans and the necessary improvements are scheduled for either the 
Washoe County Capital Improvements Program or Regional Transportation 
Improvement Program within three years of approval of the intensification. 

 
The traffic impact analysis provides details of planned improvements to the 
surrounding roadway network.  The report provides recommendations related 
to the use and discusses the timing of the subject improvements to be 
completed either by the developer or Washoe County/RTC. 

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

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

 
 The request will not generate a minor increase in population as discussed in 
Policy SS.1.2. 

 
h. If the proposed intensification results in existing facilities exceeding design capacity 

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

 
    The amendment request will have some impact upon schools in the Spanish  
    Springs valley.  WCSD will need to forecast impacts on the schools zoned for 
    the site.  
 

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

 
    Not applicable. A special use permit is not being requested.   
 
 
SS.17.3 For proposals to establish or intensify commercial land uses, a market analysis has been 

conducted that clearly established a community trade area, provides convincing evidence 
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of a need to increase the inventory of community-serving commercial land use 
opportunities, and demonstrates no negative impact on the qualitative jobs/housing 
balance in the Spanish Springs planning area (i.e. the relationship between anticipated 
employment types/wages and housing costs). 

 
Not applicable.  The project requests a change of land use to residential, not 
commercial uses. A market analysis is not required.   

 
SS.17.4 For any amendment that proposes to alter the Spanish Springs Vision or Character 

Statement, the Department of Community Development has conducted a series of 
neighborhood visioning workshops with the Spanish Springs Citizens Advisory Board 
(CAB), and the results of that process, including any CAB and staff recommendations, 
have been included and discussed in the staff analysis of the proposed amendment. 

 
There is no change proposed to the Vision or Character Statement within the Area 
Plan.  We expect the project will work within the adopted vision and character 
statements.  As part of the Comprehensive Plan Amendment request, two meetings 
with the CAB will provide the venue for citizens to have an opportunity for review 
and comment. 

 
SS.17.5 For any amendment that proposes to expand the Suburban Character Management Area 

into the Rural Character Management Area and/or to revise the Character Statement, the 
Department of Community Development has conducted a series of community visioning 
workshops with the Spanish Springs Citizens Advisory Board (CAB), and the results of that 
process, including any CAB and staff recommendations, have been included and 
discussed in the staff analysis of the proposed amendment; and a proposed land use 
change accompanies the boundary change proposal, and the land use proposal meets all 
of the applicable policies of the Spanish Springs Area Plan. 

 
   Not applicable.   
  
SS.17.6. As a non-municipal airport, the Spanish Springs Airport (SSA) is an existing use as of the 

adoption of the plan.  The legal and future use of SSA shall be determined through an 
amendment of the plan depending on the resolution of all code enforcement violations 
prior to 2005. 

 
   Not applicable. 
 
SS.17.7 The Department of Community Development will provide the Planning Commission with a 

status report on the implementation of this plan no later than 18 month from the date of 
adoption. 

 
   Not applicable. 
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Planning Policy Analysis 
 
The policies addressed above apply to plan maintenance and proposed amendments.  There are 
other policies contained within the Area Plan and Master Plan.  Some of these policies pertain to this 
request and are discussed in general below. 
 
In terms of public services and response times, the site meets or exceeds all standards contained in 
the Comprehensive Plan.  Sheriff patrols already exist in the area based on the development of 
surrounding residential, commercial, and industrial uses.  The site will be served within a five minute 
response time from the Fire Station located on La Posada Drive south of the project.  The project 
will connect with municipal water and sewer services. 
 
The amendment request does not conflict with any goal or policy contained within the Area Plan and 
the analysis shows the project complies with the amendment guidelines.  The project will not result 
in negative impacts to cultural or scenic resources, parks, schools, trails, etc.  
 
Since completion of the regional flood control project, policies SS.10.1 through SS.10.3 of the Area 
Plan are implemented.  This is a significant change in the area by eliminating the flood issues 
associated with this part of the valley.   
 
A request to change land use must consider the Land Use policies contained within the 
Comprehensive Plan.  
 
Policy LUT.1.4 encourages residential development within walking distance to retail/commercial 
uses. 
 
Policy LUT. 4.1 & 4.3 provide opportunities for a variety of land uses, facilities and services that 
serve present and future population and encourage suburban developments to provide a mix of 
residential densities and housing types in close proximity to retail/commercial. 
 
Policy LUT.14.4 encourages walking trails and connectivity to adjacent developments. 
 
The proposed amendment will not create any undue demands or hardships upon existing public 
services such as fire and police protection, consistent with policy POP.1.6.   
 

  



DEVELOPMENT APPLICATION 



Washoe County Development Application 
Your entire application is a public record.  If you have a concern about releasing 
personal information, please contact Planning and Development staff at 775.328.3600. 

 Project Information  Staff Assigned Case No.: 

Project Name: 

Project 
Description: 

Project Address: 
Project Area (acres or square feet): 
Project Location (with point of reference to major cross streets AND area locator): 

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

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

Applicant Information (attach additional sheets if necessary) 
Property Owner: Professional Consultant: 
Name: Name: 
Address: Address: 

Zip: Zip: 
Phone: Fax: Phone: Fax: 
Email: Email: 
Cell:  Other: Cell:  Other: 
Contact Person: Contact Person: 
Applicant/Developer: Other Persons to be Contacted: 
Name: Name: 
Address: Address: 

Zip: Zip: 
Phone: Fax: Phone: Fax: 
Email: Email: 
Cell:  Other: Cell:  Other: 
Contact Person: Contact Person: 

For Office Use Only 
Date Received: Initial: Planning Area: 
County Commission District: Master Plan Designation(s): 
CAB(s): Regulatory Zoning(s): 

February 2014

370 Calle De La Plata
39.84 acres

534-562-07 39.84



Property Owner Affidavit 

Applicant Name: 5d?ffK_L&~ /2i?Ji9-~- «-6 ~R l/~6 
~/e?'c--~ 

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

STATE OF NEVADA ) 
) 

COUNTY OF WASHOE ) ..,.- · 

cit-p&>~cJ,C/&t-,f; & dr)t/J21~ ~e>/;;6?!5E 
(please print name) 

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

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

Assessor Parcel Number(s): 

S?-'&9~LoA~~~ g / 
Printed Name~~~ P'ef t:Z:4-Zl'1-Je"S ,rTdc...F>' L5Z______ 

signed~~a~ 
Add&m/f?~N~L:/ 

/l?m0/J6/ 257'~(7 
Subscribed and sworn to before me this 

t-4-•H day of Se.\>-\:"e""~"<'.'.- , 20JS. 

~~~~ 
My commission expires: 3- I 3 - \ ~ 

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

0 Owner 

- (Notary Stamp) 

~Corporate Officer/Partner (Provide copy of recorded document indicating authority to sign .) 

0 Power of Attorney (Provide copy of Power of Attorney.) 

0 Owner Agent (Provide notarized letter from property owner giving legal authority to agent.) 

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

0 Letter from Government Agency with Stewardship 

February 2014 
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Master Plan Amendment 
Supplemental Information 

 
(All required information may be separately attached) 

Chapter 110 of the Washoe County Code is commonly known as the Development Code.  Specific 
references to Master Plan amendments may be found in Article 820, Amendment of Master Plan. 
 
The Washoe County Master Plan describes how the physical character of the County exists today and is 
planned for the future.  The plan is adopted by the community and contains information, policies and a 
series of land use maps.  The Master Plan provides the essential framework for creating a healthy 
community system and helps guide decisions about growth and development in the County.  The 
following are general types of requests the County receives to amend the Master Plan.  Please identify 
which type of amendment you are requesting: 
 

 A request to change a master plan designation(s) from the adopted master plan and/or area 
plan maps 
  A request to add, amend, modify or delete any of the adopted policies found in the elements     
of the Master Plan 

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

      Other (please identify): 

 
Please complete this questionnaire to ensure consistent review of your request to amend the Washoe 
County Master Plan.  Staff will review the application to determine if the amendment request is in 
conformance with the policies and language within the elements and area plans of the Master Plan or if 
the information provided supports a change to the plan.  Please provide a brief explanation to all 
questions. 
 
1. What is the Master Plan amendment being requested at this time? 

 A request for:  

 1. A Master Plan change of the land use designation from a mix of Industrial, Commercial, and 
Open Space to Suburban Residential in the Spanish Springs Area Plan (SSAP).  
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2. What conditions have changed and/or new studies have occurred since the adoption of the Washoe 
County Master Plan that supports the need for the amendment request? 

 
The subject property was zoned commercial/industrial prior to the latest Master Plan update in 
February of 2015.  There is currently more of a demand for residential housing than for 
commercial development in this area.  The site is well suited for residential use and will result in 
fewer vehicle trips than a commercial use and provides a transition from the commercial/industrial 
zoning to the west to the rural zoning to the east.  There is other vacant commercial zoning nearby 
to respond to future demands for commercial development.   
 
 
 
 
 
 
 

 
3. Please provide the following specific information. 

a. What is the location (address or distance and direction from nearest intersection)?  Please attach 
a legal description. 

 
The location is 370 Calle De La Plata in the Spanish Springs Valley. The parcel is about ¼ 
miles east of the intersection with the Pyramid Highway. It is APN 534-562-07. A legal 
description is attached in the Preliminary Title Report which is part of this application.  

 
 
 
 

 

 

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

APN of 
Parcel 

Master Plan 
Designation 

Existing 
Acres 

Proposed 
Master Plan 
Designation 

Proposed 
Acres 

534-562-07 Industrial 20 acres  Suburban 
Residential  

20 acres  

  “ Commercial  17.84 
acres  

Suburban 
Residential  

17.84 acres  

  “ Open Space 1.99 
acres 

Suburban  
Residential 

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

North Suburban Residential 
South Rural Residential & Industrial  
East Rural Residential  
West Commercial / Industrial 

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

roadways, buildings, etc.): 

The existing condition is vacant land that has direct access from Calle De La Plata. There are no 
buildings on the site. Calle De Le Plata is a planned arterial street in the regional road network. 
There will be two direct access points proposed to that street because there is about ¼ mile 
frontage along it.  

 
 
 
 
 
 
 
 
 
 
 

 
5. Describe the natural resources associated with the site under consideration.  Your description should 

include resource characteristics such as water bodies, vegetation, topography, minerals, soils and 
wildlife habitat. 

 
The site is considered flat in grade as it is located at the north end of the Spanish Springs Valley. 
There are no bodies of water on the site. A small portion of the site is located within a flood zone. 
The vegetation is typical northern Nevada scrub with moderate sagebrush cover. There are no 
minerals that we know of at this time. Also, there is no wildlife habitat on the property. 
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6. Describe whether any of the following natural resources or systems are related to the proposed 
amendment: 

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

 Yes  No 
 

 Explanation: 

 
A small portion of the site is located in the AO Flood Zone which means it is subject to the 
flooding in a 100 year event. FEMA maps show flooding up to 1’ for this part of the site.  
 
 
 
 
 
 

 
b. Does property contain wetlands?  (If yes, please attach a preliminary delineation map and 

describe the impact the proposal will have on the wetlands.  Impacts to the wetlands may require 
a permit issued from the U.S. Army Corps of Engineers.) 

 Yes  No 
 

 Explanation: 

 
There are no wetlands on the site.  

 
c. Does property contain slopes or hillsides in excess of 15 percent and/or significant ridgelines?  (If 

yes, please note the slope analysis requirements contained in Article 424, Hillside Development 
of the Washoe County Development Code.) 

 Yes No 
 

 Explanation: 

 
There are no slopes or hillsides or significant ridgelines on the site. The average slope across 
the site is approximately 3 percent.  
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d. Does property contain geologic hazards such as active faults; hillside or mountainous areas; is 
subject to avalanches, landslides, or flash floods; is near a stream or riparian area such as the 
Truckee River, and/or an area of groundwater recharge? 

 Yes No 
 

 Explanation: 

 
There are no active faults on the site. Nor are there any hillside or mountainous areas given 
the flat nature of the site and larger valley area. It is not subject to flash flooding as it it not 
near a stream or riparian area. It is located near the Spanish Springs wash (per FEMA) and 
within the limits of the AO 100 year flood zone.    
 
 
 
 
 
 

 
e. Does property contain prime farmland; is within a wildfire hazard area, geothermal or mining area, 

and/or wildlife mitigation route? 

 Yes No 
 

 Explanation: 

There is no prime farmland, wildfire hazard potential given the northern Nevada scrub 
vegetative cover and no trees, no geothermal sources, and no wildlife migration routes on the 
site.  
 
 
 

 
7. Please describe whether any archaeological, historic, cultural, or scenic resources are in the vicinity 

or associated with the proposed amendment: 

 Yes No 
 
 Explanation: 

 
There are no archaeological, historic, cultural, or scenic resources on the site or in the immediate 
vicinity of the proposed amendment area.  
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8. Do you own sufficient water rights to accommodate the proposed amendment?  (Amendment 
requests in some groundwater hydrographic basins [e.g. Cold Springs, Warm Springs, etc.] require 
proof of water rights be submitted with applications.  Please provide copies of all water rights 
documents, including chain of title to the original water right holder.) 

Yes  No 
 
 If yes, please identify the following quantities and documentation numbers relative to the water rights: 

a. Permit #   71998  acre-feet per year 47.0  
b. Certificate #  acre-feet per year  
c. Surface Claim #  acre-feet per year  
d. Other #  acre-feet per year  

 
e. Please attach a copy(s) of the water rights title (as filed with the State Engineer in the Division of 

Water Resources of the Department of Conservation and Natural Resources): 

Water rights title attached.   

 
 
 
 

 
f. If the proposed amendment involves an intensification of land use, please identify how sufficient 

water rights will be available to serve the additional development. 

 
Additional water rights will be purchased from the water purveyor at time of development if 
required.    
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9. Please describe the source and timing of the water facilities necessary to serve the amendment: 

a. System Type: 

 Individual wells 
 Private water Provider:  
Public water Provider: TMWA  

 
b. Available: 

 Now  1-3 years  3-5 years  5+ years 
 

c. Washoe County Capital Improvements Program project? 

 Yes No 
 

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

 
The Truckee Meadows Water Authority is the municipal provider of community potable water 
service for this property. The area is not listed in the CIP for any public facility improvements.  
Therefore, the water service to the site will be privately funded with development of the 
project. Water service is available on the west side of Pyramid Highway and in the vicinity of 
the project. It will be connected to the site when a project is proposed.      
 
 
 
 
 
 
 
 
 
 
 
 

 
10. What is the nature and timing of sewer services necessary to accommodate the proposed 

amendment? 

a. System Type: 

 Individual septic 
Public system Provider: Washoe County Utilities 

 
b. Available: 

Now  1-3 years  3-5 years  5+ years 
 

c. Washoe County Capital Improvements Program project? 

 Yes No 
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d. If a public facility is proposed and is currently not listed in the Washoe County Capital 
Improvements Program and not available, please describe the funding mechanism for ensuring 
availability of sewer service.  If a private system is proposed, please describe the system and the 
recommended location(s) for the proposed facility. 

 
 
Washoe County Department of Water Resources is the municipal provider of community 
sewer service for this property. The area is not listed in the CIP for any public facility sewer 
improvements.  The sewer service to the site will be privately funded with development of the 
project at a future date when a project is proposed.  It is currently located on the west side of 
Pyramid Highway.  
 
 
 
 
 
 
 
 
 
 

 
11. Please identify the street names and highways near the proposed amendment that will carry traffic to 

the regional freeway system. 

 
Calle De La Plata – This is the planned arterial street that fronts the project and provides 2 means 
of direct access. It connects to the Pyramid Highway.   
 
Pyramid Highway is the primary north/south route into the rest of the region and provides a direct 
connection to McCarran Blvd, an Expressway, and the I-80 freeway.  
 
 
 
 

 
12. Will the proposed amendment impact existing or planned transportation systems?  (If yes, a traffic 

report will be required.  See attached Traffic Impact Report Guidelines.) 

Yes  No 
 
13. Community Services (provided and nearest facility): 

a. Fire Station Truckee Meadows Fire Station #17 (La Posada & Rockwell)   
b. Health Care Facility Renown Medical Group  (Los Altos Parkway & Pyramid Hwy)   
c. Elementary School Spanish Springs ES (100 Marilyn Mae Ave)   
d. Middle School Shaw MS (600 Eagle Canyon Road)   
e. High School Spanish Springs HS (1065 Eagle Canyon road)   
f. Parks Sugarloaf Peak Park (on Calle De La Plata east of site)   
g. Library Spanish Springs Library (7110A Pyramid Highway)  
h. Citifare Bus Stop None in the immediate area   
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4. Describe how the proposed amendment fosters, promotes or complies with the policies of the 
adopted area plans and elements of the Washoe County Master Plan: 

a. Population Element: 

 
This proposed amendment appears to be neutral with respect to population policies and the 
population element.  The population policies are geared at Washoe County staff keeping a 
running total of population growth and assuring there is a balance of land use needs with 
population growth.  This proposed amendment will increase the amount of housing in the 
Spanish Springs Valley but is within the 1,500 units of growth allocated to the Suburban 
Character Management Area.   
 
 
 
 
 
 
 
 

 
b. Conservation Element: 

 
The proposed amendment is positive with respect to many of the Conservation policies and 
framework. The impact on natural resources from this type of change is favorable when the 
conditions produce little or no impact on topography, trees, vegetative cover, view sheds and 
scenic corridors, wetlands, wildlife habitat, etc. The proposed amendment will create housing 
in the north end of the Spanish Springs Valley will that may help to reduce traffic flow into the 
Truckee Meadows. 
 
 
 
 
 

 
c. Housing Element: 

 
The Housing Element is primarily focused on providing affordable housing which is further 
encouraged in higher density and mixed use developments however, Goal 7 within the housing 
element is to promote home ownership opportunities and to promote home ownership as a 
community asset which applies to diversity of housing types.  In addition, one of the underlying 
NRS requirements of the housing policy is an analysis of the characteristics of the land that is 
suitable for residential development including a determination of whether the existing 
infrastructure is sufficient to sustain the current needs and projected growth of the community. 
With respect to these goals and policies, the subject property is suited for residential 
development and is being proposed at a density that is appropriate as a transition in 
consideration of the adjacent properties.     
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d. Land Use and Transportation Element: 

 
The proposed amendment will promote Land Use and Transportation policies LUT 1.4, 3.1, 
3.2, 3.3, 4.1, 4.3 and 14.4.    The Suburban Character Management Area (SCMA) is identified 
as the area for increased density and the proposed amendment promotes LUT goals 3.1- 3.3 
as responsible growth in the SCMA.  The site is physically well suited for residential use  
because of its gentle topography and access to an arterial roadway and is in close proximity 
to retail /commercial land uses to facilitate both walking and cycling (LUT 1.4) and to diversify 
the housing mix in the area (LUT 4.3).  The site has the opportunity for interconnected trails 
for pedestrian uses (LUT 14.4). With respect to employment and residential balance, the 
amendment will provide housing to support business park and industrial employment in the 
Spanish Springs Valley. This should have a positive impact on reverse commute and 
capturing some vehicle trips to the valley.  

 
e. Public Services and Facilities Element: 

 
The proposed amendment will promote policies of the public services and facilities element 
where applicable. The basic policy framework for the public services and facilities plan of the 
Spanish Springs Area Plan is to provide for community water and sewer for those areas with 
the Suburban Character Management Area (SCMA). This property falls within the SCMA and 
in an area where public services either exist or are planned for development.    
 
 
 
 
 
 
 
 
 
 

 
f. Adopted area plan(s): 

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

 

 

 

 

 

 

 

 

 

 

 

 

 

The Plan Maintenance component is discussed in the body of the application. 
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Projects of Regional Significance Information – for Regulatory Zone Amendments 
Nevada Revised Statutes 278.026 defines “Projects of Regional Significance”.  Regulatory Zone 
amendment requests for properties within the jurisdiction of the Truckee Meadows Regional Planning 
Commission (TMRPC) must respond to the following questions.  A “Yes” answer to any of the following 
questions may result in the application being referred first to the Truckee Meadows Regional Planning 
Agency for submission as a project of regional significance.  Applicants should consult with County or 
Regional Planning staff if uncertain about the meaning or applicability of these questions. 
 
1. Will the full development potential of the Regulatory Zone amendment increase employment by not 

less than 938 employees? 

 Yes  No 
 
2. Will the full development potential of the Regulatory Zone amendment increase housing by 625 or 

more units? 

 Yes   No 
 
3. Will the full development potential of the Regulatory Zone amendment increase hotel 

accommodations by 625 or more rooms? 

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

gallons or more per day? 

 Yes  No 
 
5. Will the full development potential of the Regulatory Zone amendment increase water usage by 625 

acre-feet or more per year? 

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

more average daily trips? 

 Yes  No 
 
7. Will the full development potential of the Regulatory Zone amendment increase the student 

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

 Yes No 
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Applicant Comments 
This page can be used by the applicant to support the regulatory zone amendment request and should 
address, at a minimum, how one or more of the findings for an amendment are satisfied. (Please referrer 
to Article 820 of the Washoe County Development Code for the list of Findings.)   
 

1. Consistency with Master Plan:  Is the proposed amendment in substantial compliance with the 
policies and action programs of the Master Plan? 

  
The proposed amendment is in substantial compliance with the action programs and policies of 
the Master Plan as outlined in the analysis section of the application.   

 
2. Response to Changed Conditions:  Does the proposed amendment respond to changed 

conditions or further studies that have occurred since the Master Plan was adopted by the Board 
of County Commissioners and does the requested amendment represent a more desirable 
utilization of land? 

 
The proposed amendment responds to a demand for residential housing in the area.   The timing 
and location of public services and facilities is also influencing a more desirable utilization of the 
land from commercial to residential. There is available vacant commercial land in the vicinity to 
meet current and future commercial development demands.    

 
3. Desired Pattern of Growth:  Does the proposed amendment promote the desired pattern for the 

orderly physical growth of the County and guide development of the County based on the 
projected population growth with the least amount of natural resource impairment and the 
efficient expenditure of funds for public services?  

 
The proposed amendment responds to the desired pattern of growth by transitioning from 
commercial and industrial land uses to rural land uses.    

 



                                                                                                                                                                                      

Regulatory Zone Amendment 
Supplemental Information 

 
(All required information may be separately attached) 

Chapter 110 of the Washoe County Code is commonly known as the Development Code.  Specific 
references to Regulatory Zone amendments may be found in Article 821, Amendment of Regulatory 
Zone.  
 
Please complete this questionnaire to ensure consistent review of your request to amend the Washoe 
County Zoning Map.  Please provide a brief explanation to all questions answered in the affirmative. 
 
1. Please describe the Regulatory Zone amendment request:  

 
 
 
 
 
 
 

 
 
 
 
 

 

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

a. What is the location (address, assessor’s parcel number or distance and direction from nearest 
intersection)?   

 

 

 

 

 

 
 

 

 
 

 



                                                                                                                                                                           

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

 

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

 
 Zoning Use (residential, vacant, commercial, etc,) 
North   
South   
East   
West   

 

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

 
 
 
 
 
 
 

 

 

 
 
 
 
 

 
 

 

 

APN of Parcel 
Master Plan 
Designation 

Current 
Zoning 

Existing 
Acres 

 
Proposed 

Zoning 
Proposed 

Acres 
      
      
      
      
      
      
      
      
      
      



                                                                                                                                                                               

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

 
 
 
 
 
 
 
 

 

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

 Yes  No 
 

Explanation: 

 
 
 
 
 

 
6. Please describe whether any archaeological, historic, cultural, or scenic resources are in the vicinity 

or associated with the proposed amendment: 

 Yes  No 
 
 Explanation: 

 
 
 
 
 
 
 
 
 
 
 

 



                                                                                                                                                                                       

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

 Yes  No 
 
 If yes, please identify the following quantities and documentation numbers relative to the water rights: 

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

 
e. Title of those rights (as filed with the State Engineer in the Division of Water Resources of the 

Department of Conservation and Natural Resources): 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
f. If the proposed amendment involves an intensification of land use, please identify how sufficient 

water rights will be available to serve the additional development. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



                                                                                                                                                                               

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

a. System Type: 

 Individual wells 
 Private water Provider:  
 Public water Provider:  

 
b. Available: 

 Now  1-3 years  3-5 years  5+ years 
 

 

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

 Yes  No 
 

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

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
9. What is the nature and timing of sewer services necessary to accommodate the proposed 

amendment? 

a. System Type: 

 Individual septic 
 Public system Provider:  

 
b. Available: 

 Now  1-3 years  3-5 years  5+ years 
 

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

 Yes  No 



                                                                                                                                                                                    

d. If a public facility is proposed and is currently not listed in the Washoe County Capital 
Improvements Program and not available, please describe the funding mechanism for ensuring 
availability of sewer service.  If a private system is proposed, please describe the system and the 
recommended location(s) for the proposed facility. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
10. Please identify the street names and highways near the proposed amendment that will carry traffic to 

the regional freeway system.   

 
 
 
 
 
 
 
 
 
 
 
 

 
11. Will the proposed amendment impact existing or planned transportation systems?  (If yes, a traffic 

report will be required.  See attached Traffic Impact Report Guidelines.) 

 Yes  No 
 
12. Community Services (provided and nearest facility): 

a. Fire Station  
b. Health Care Facility  
c. Elementary School  
d. Middle School  
e. High School  
f. Parks  
g. Library  
h. Citifare Bus Stop  



                                                                                                                                                                                        

Projects of Regional Significance Information – for Regulatory Zone Amendments 
Nevada Revised Statutes 278.026 defines “Projects of Regional Significance.”  Regulatory Zone 
amendment requests for properties within the jurisdiction of the Truckee Meadows Regional Planning 
Commission (TMRPC) must respond to the following questions.  A “Yes” answer to any of the following 
questions may result in the application being referred first to the Truckee Meadows Regional Planning 
Agency for submission as a project of regional significance.  Applicants should consult with County or 
Regional Planning staff if uncertain about the meaning or applicability of these questions. 
 
1. Will the full development potential of the Regulatory Zone amendment increase employment by not 

less than 938 employees? 

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

more units? 

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

accommodations by 625 or more rooms? 

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

gallons or more per day? 

 Yes  No 
 
5. Will the full development potential of the Regulatory Zone amendment increase water usage by 625 

acre-feet or more per year? 

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

more average daily trips? 

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

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

 Yes  No 
 



                                                                                                                                                                                       

Applicant Comments 
This page can be used by the applicant to support the regulatory zone amendment request and should 
address, at a minimum, how one or more of the findings for an amendment are satisfied. (Please referrer 
to Article 821 of the Washoe County Development Code for the list of Findings.)  
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YOUR QUESTIONS ANSWERED QUICKLY 

Why did you perform this study? 

This report presents the findings of a Traffic Impact Study Update completed for the proposed 

land use change on an approximately 40 acre property known as Sugarloaf Ranch Estates, located 

in Spanish Springs, NV. This report is intended to update the previous Village at the Peak Traffic 

Impact Study – Sugarloaf Peak Property, May 2012.  

What does the project consist of? 

The land use and quantities are proposed to change from 360 multi-family units in the previous 

study to 119 single-family housing units. 

How much traffic will the project generate? 

The proposed project is anticipated to generate 1,139 total daily trips, 89 total AM peak hour 

trips (22 inbound and 67 outbound), and 120 total PM peak hour trips (72 inbound and 48 

outbound). These trip generation estimates are approximately 45% to 50% lower than the traffic 

generation of the previously contemplated 360 unit multi-family project.  

Are there any traffic impacts?  

The Pyramid Highway/Calle de la Plata intersection operates at LOS “F” with or without the 

addition of the project traffic. The project adds traffic to this intersection and exacerbates the 

LOS “F” conditions.  

With the RTP planned improvements, the intersection is anticipated to operate at acceptable LOS 

conditions in 2030. 

What are the recommendations?  

We recommend installing a traffic signal at the Pyramid Highway/Calle de la Plata intersection. 

The Spanish Springs Area Plan recognizes that a traffic signal is needed at this intersection to 

address the current situation.  

The subject intersection operates at LOS “F” and meets MUTCD traffic signal warrants even 

without the addition of the project traffic. Hence, we recommend that the project apply for RRIF 

Waivers/Offset and construct the signal as an offset to its impact fees. Under the Existing Plus 

Project scenario, the existing lane configurations are shown to provide acceptable LOS with the 

traffic signal. 
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INTRODUCTION 

This report presents the findings of a Traffic Impact Study Update completed for the proposed 

land use change on an approximately 40 acre property known as Sugarloaf Ranch Estates, located 

in Spanish Springs, NV. This report is intended to update the previously approved Village at the 

Peak Traffic Impact Study – Sugarloaf Peak Property, May 2012. This study assesses the potential 

traffic impacts at the Pyramid Highway/Calle de la Plata intersection and at the access locations 

on Calle de la Plata associated with the proposed project. This traffic impact study has been 

prepared to document existing traffic conditions, quantify traffic volumes generated by the 

proposed project, identify potential impacts, document findings, and make recommendations to 

mitigate impacts, if any are found. 

The updated land use consists of 119 single-family units (as opposed to 360 multi-family units in 

the previous traffic study). 

 Study Area and Evaluated Scenarios 

The project location and the study intersections are shown in Figure 1. The following study 

intersections were analyzed: 

 Pyramid Highway/Calle de la Plata 

 Calle de la Plata/Driveway A 

 Calle de la Plata/Driveway B 

This study includes analysis of both the weekday AM and PM peak hours as these are the periods 

of time in which peak traffic conditions are anticipated to occur. The analysis scenarios include: 

 Existing Conditions 

 Existing Plus Project Conditions 

 2030 Background Conditions 

 2030 Plus Project Conditions 

Analysis Methodology 

This update utilizes the same analysis methodology used in the previous study. Please refer to 

Village at the Peak Traffic Impact Study – Sugarloaf Peak Property, May 2012 (Appendix E). 
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Level of Service Policy 

The 2035 Regional Transportation Plan (2035 RTP) establishes level of service criteria for regional roadway 

facilities in Washoe County, the City of Reno, and City of Sparks.  The current Level of Service policy is: 

 “All regional roadway facilities projected to carry less than 27,000 ADT at the latest RTP horizon – 

LOS D or better.” 

 “All regional roadway facilities projected to carry 27,000 ADT or more at the latest RTP horizon – 

LOS E or better.” 

 “All intersections shall be designed to provide a level of service consistent with maintaining the 

policy level of service of the intersecting roadways”. 

NDOT maintains a policy of LOS D or better on their facilities. Since Pyramid Highway is an NDOT 

facility and ADT on Calle de la Plata is anticipated to be less than 27,000 vehicles per day, LOS “D” 

is the LOS criteria for this study. 

EXISTING TRANSPORTATION FACILITIES 

Transportation facilities near the study area essentially remain unchanged compared to the 

previous approved study. Please refer to Village at the Peak Traffic Impact Study – Sugarloaf Peak 

Property, May 2012 for a description of existing conditions. 

EXISTING CONDITIONS 

Existing Traffic Volumes 

Existing traffic volumes at the study intersections were determined by new collecting turning 

movement counts during the AM and PM peak periods. The counts were conducted on 

September 10, 2015, an average mid-week day. The existing peak hour intersection traffic 

volumes and lane configurations are shown on Figure 2 attached. 

Existing Intersection Level of Service 

Level of service calculations were performed using the existing traffic volumes, lane 

configurations, and traffic controls.  The results are presented in Table 1 and the calculation 

sheets are provided in Appendix A, attached. 

Table 1: Existing Conditions Intersection Level of Service Summary 

Intersection 
Worst 

Approach 

AM Peak PM Peak 

LOS Delay LOS Delay 

Pyramid Hwy/Calle de la Plata  Westbound  F >100 F 53.6 
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As shown in Table 1, the Pyramid Highway/Calle de la Plata intersection (worst approach) 

currently operates at LOS “F” during both the AM and PM peak hour. The project driveway 

intersections do not exist at this time. 

Existing Roadway Level of Service 

Since the peak hour volumes at the study intersections were found to be consistent with the 

2012 study, the prior road segment analysis is deemed valid. Please refer to Village at the Peak 

Traffic Impact Study – Sugarloaf Peak Property, May 2012 for existing conditions road segment 

analysis. Based on the prior findings, the study roadway segments function at acceptable LOS. 

Signal Warrant Analysis 

A preliminary Signal Warrant Analysis was performed to determine whether or not a traffic signal 

would be warranted at the Pyramid Highway/Calle de la Plata intersection under existing 

conditions. The warrant analysis was completed based on nationally accepted standards outlined 

in the current edition of the Manual on Uniform Traffic Control Devices (MUTCD). The Warrant 2 

– Four-Hour Vehicular Volume and Warrant 3 - Peak Hour signal warrants were analyzed based 

on the existing traffic volumes. 

Warrant 2, Four-Hour Vehicular Volume 

 

Exhibit 1. Warrant 2 Summary 
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This warrant requires that the traffic volumes for four hours of the day fall above the appropriate 

curve (2 or more lanes & 1 or more lanes) in Exhibit 1. Using Figure 4C-2 of the MUTCD, we 

plotted the points for major/minor street traffic.  As shown in Exhibit 1, multiple hours fall above 

the curve (2 or more lanes & 1 or more lanes).  Hence, Warrant 2 is met. 

Warrant 3, Peak Hour 

Warrant 3 has two criteria, Criteria A and Criteria B. 

Criteria A has three parts. Part 1 requires stopped time delay on one leg of the minor street to be at 

least four (4) vehicle-hours. Using the traffic volumes and delay values calculated using the AM Peak, 

the average of 395.2 seconds per vehicle was multiplied by the 100 vehicles (worst approach) and 

divided by 3600 sec/hour to obtain the total delay which is 10.97 hours. Part 1 is met. The volume on 

minor street approach is more than 150 vehicles per hour. Part 2 is met. The total entering volume 

serviced during the same hour exceeds 800 vehicles per hour. Part 3 is met. Hence, Criteria A is met. 

Criteria B was evaluated by plotting the points for major and minor street traffic using MUTCD Figure 

4C-4.  Since only one point would need to fall above the curve, Criteria B is met.  

Since both Criteria A and Criteria B are met, Warrant 3 is met. 

 

Exhibit 2. Warrant 3 Summary 
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Since the traffic volumes meet both Warrants 2 and 3, a traffic signal is warranted at the Pyramid 

Highway/Calle de la Plata intersection. 

PROJECT GENERATED TRAFFIC 

Project Description 

The proposed project consists of 119 single-family units, as opposed to 360 multi-family units in 

the previous traffic study. The project location is shown in Figure 1.  

Project Access 

The project proposes two access driveways on Calle de la Plata. Both the driveways are proposed 

to be side-street STOP controlled with single-lane approaches. 

Trip Generation 

Trip generation rates for the proposed project were obtained using the Trip Generation Manual, 

8th Edition, published by the Institute of Transportation Engineers.  

Table 2 provides the Daily, AM Peak Hour, and PM Peak Hour trip generation calculations for the 

proposed project based on the ITE Trip Generation Manual. Detailed calculations of the trip 

generation estimates are provided in Appendix B. 

Table 2: Trip Generation Estimates 

ITE Land Use (#) 
Size 

(units) 
Daily 

AM Peak Hour (Total 
Trips) 

PM Peak Hour (Total 
Trips) 

Total In Out Total In Out 

Single Family Housing (210) 119 1,139 89 22 67 120 72 48 

TOTAL 1,139 89 22 67 120 72 48 

 

As shown in Table 2, applying the ITE Trip Generation Manual trip rates, the proposed project is 

anticipated to generate 1,139 total daily trips, 89 total AM peak hour trips (22 inbound and 67 

outbound), and 120 total PM peak hour trips (72 inbound and 48 outbound).  

These trip generation estimates are approximately 45% to 50% lower than the previous 360 unit 

multi-family project.  

 

 



Traffic Impact Study Update 
Sugarloaf Ranch Estates 

September 15, 2015 

 

Page 8 of 11 

Trip Distribution and Assignment 

This analysis utilizes the same trip distribution and trip assignment developed in the previous 

study. Please refer to Village at the Peak Traffic Impact Study – Sugarloaf Peak Property, May 

2012. 

EXISTING PLUS PROJECT CONDITIONS 

Traffic Volumes 

Existing plus project traffic volumes were developed by adding the project generated trips (Figure 

3) to the existing traffic volumes (Figure 2) and are shown on Figure 4, attached.  The “Plus 

Project” condition Peak Hour Factors (PHF) and travel patterns were assumed to remain the same 

as existing conditions. 

Intersection Level of Service Analysis 

Table 3 presents the level of service analysis summary for “Plus Project” scenario. Detailed 

calculation sheets are provided in Appendix C, attached.  

Table 3: Existing Plus Project Intersection Level of Service Summary 

Intersection 
Worst 

Approach/ 
Control 

Existing Existing Plus Project 

AM Peak PM Peak AM Peak PM Peak 

LOS Delay LOS Delay LOS Delay LOS Delay 

Pyramid Hwy/Calle de la Plata  WB F >100 F 53.6 F >100 F 96.5 

Pyramid Hwy/Calle de la Plata Signalized NA NA NA NA B 15.2 A 9.2 

Calle de la Plata/Dwy A SB NA NA NA NA A 9.2 A 8.7 

Calle de la Plata/Dwy B SB NA NA NA NA A 9.0 A 8.8 

As shown in Table 3, the Pyramid Hwy/Calle de la Plata intersection continues to operate at LOS 

“F” with the addition of the project traffic, during both the AM and PM peak hours. The project 

driveways would operate at LOS “A” during both the peak hours, with the addition of the project 

traffic. 

With a traffic signal, the Pyramid Hwy/Calle de la Plata intersection would operate at LOS “A/B” 

with the existing lane configurations. 
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Roadway Level of Service Analysis 

Table 4 shows the Existing Plus Project conditions roadway LOS. 

Table 4: Existing Plus Project Roadway Level of Service Summary 

Roadway Segment 
Functional 

Classification 
# Lanes 

Existing 
Existing Plus 

Project 

ADT LOS ADT LOS 

Pyramid Hwy N/O Calle de la Plata High Access Control 
Arterial 

2 4,400 B 4,515 B 

Pyramid Hwy S/O Calle de la Plata 2 10,000 C 10,918 C 

Calle de la Plata E/O Pyramid Hwy Low Access Control 
Collector 

2 1,340 C 1,397 C 

Calle de la Plata W/O Pyramid Hwy 4 5,480 C 5,538 C 

As shown in Table 4, the study roadway segments are anticipated to operate at acceptable LOS 

conditions with the addition of the project traffic.  

Signal Warrant Analysis 

The Four-Hour Vehicular Volume and Peak Hour signal warrants are met under existing 

conditions at the Pyramid Highway/Calle de la Plata intersection. Therefore, with the addition of 

project traffic, these warrants are also satisfied under Existing Plus Project Conditions. A traffic 

signal is recommended at this location. 

2030 BACKGROUND CONDITIONS 

The 2030 Background Conditions remain unchanged from the prior study. Please refer to Village 

at the Peak Traffic Impact Study – Sugarloaf Peak Property, May 2012. The report is attached in 

Appendix E. 

Note that a traffic signal is assumed in the 2030 Background Conditions scenario based on the 

improvements outlined in the 2035 RTP and the prior study. The 2030 background traffic volumes 

and long-term lane configurations are shown in Figure 6. 

2030 PLUS PROJECT CONDITIONS 

Traffic Volumes 

Year 2030 plus project traffic volumes were developed by adding the project generated trips to 

the 2030 background traffic volumes. The 2030 plus project traffic volumes and long-term lane 

configurations are shown in Figure 7. 
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Intersection Level of Service Analysis 

Table 5 presents the level of service analysis summary for “2030 Plus Project” scenario. Detailed 

calculation sheets are provided in Appendix D, attached.  

Table 5: 2030 Plus Project Intersection Level of Service Summary 

Intersection 
Intersection 

Control 

AM Peak PM Peak 

LOS Delay LOS Delay 

Pyramid Hwy/Calle de la Plata  Signal C 28.4 D 46.1 

Calle de la Plata/Dwy A TWSC B 10.7 C 15.1 

Calle de la Plata/Dwy B TWSC B 11.9 C 15.8 

 As shown in Table 5, all the study intersections are anticipated to operate at acceptable LOS 

conditions under 2030 Plus Project conditions. This scenario includes a traffic signal at the 

Pyramid Highway/Calle de la Plata intersection and a variety of improvements outlined in the 

2035 RTP. 

Roadway Level of Service Analysis 

Table 6 shows the 2030 Plus Project conditions roadway LOS. The planned roadway segments 

are anticipated to operate at LOS “C” with and without the addition of the project traffic.  

Table 6: 2030 Plus Project Roadway Level of Service Summary 

Roadway Segment 
Functional 

Classification 
# Lanes 

2030 
2030 Plus 

Project 

ADT LOS ADT LOS 

Pyramid Hwy N/O Calle de la Plata High Access 
Control Arterial 

4 26,010 C 26,240 C 

Pyramid Hwy S/O Calle de la Plata 6 47,190 C 47,879 C 

Calle de la Plata E/O Pyramid hwy Low Access 
Control Collector 

2 3,930 C 4,102 C 

Calle de la Plata W/O Pyramid hwy 4 10,730 C 10,787 C 
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CONCLUSIONS & RECOMMENDATIONS 

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

 The land use density has been reduced from 360 multi-family units to 119 single family 

units. 

 The new land use generates approximately 45% to 50% fewer trips compared to the 

previous project.  

 The Pyramid Highway/Calle de la Plata intersection currently operates at LOS “F” during 

both the AM and PM peak hours. 

 The Pyramid Highway/Calle de la Plata intersection will continue to operate at LOS “F” 

with the addition of the project traffic (with increased side street delays). 

 Existing peak hour traffic volumes at the Pyramid Highway/Calle de la Plata intersection 

meet the Four-Hour Vehicular Volume and Peak Hour signal warrants per MUTCD 

guidelines. These warrants are met with or without the addition of the project traffic. 

 We recommend installing a traffic signal at the Pyramid Highway/Calle de la Plata 

intersection to improve the LOS as it operates at LOS “F” and meets MUTCD signal 

warrants even without the addition of the project traffic. The Spanish Springs Area Plan 

recognizes that a traffic signal is needed at this intersection to address the current 

situation. 

 Adequate roadway and intersection improvements are planned within the Regional 

Transportation Plan to accommodate the future regional growth in the project area. 

 The study intersections and roadway segments are anticipated to operate at acceptable 

LOS conditions in the year 2030. 

 We recommend the project enter into a Regional Road Impact Fee (RRIF) offset/waiver 

agreement with Washoe County and the Regional Transportation Commission for 

construction of a traffic signal at the Pyramid Highway/Calle de la Plata intersection. The 

existing lane configuration is shown to provide acceptable LOS conditions with a signal in 

place. If a signal is constructed prior to this project (by others) and an offset/waiver is not 

feasible, the applicant’s mitigation responsibility will be payment of the standard traffic 

impact fees. 
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APPENDIX A 

Existing Conditions LOS Calculations 

 

 

 

 

 

 



HCM 2010 TWSC
3: Pyramid Hwy & Calle De La Plata 9/11/2015

Village At The Peak Synchro 8 Light Report
Existing AM Peak Page 1

Intersection
Int Delay, s/veh 46
 

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Vol, veh/h 15 7 441 89 9 2 105 113 14 1 292 41
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - 0 - - - 260 - - 170 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 85 85 85 85 85 85 85 85 85 85 85 85
Heavy Vehicles, % 1 1 1 1 1 1 1 1 1 1 1 1
Mvmt Flow 18 8 519 105 11 2 124 133 16 1 344 48
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 765 766 368 762 782 141 392 0 0 149 0 0
          Stage 1 370 370 - 388 388 - - - - - - -
          Stage 2 395 396 - 374 394 - - - - - - -
Critical Hdwy 7.11 6.51 6.21 7.11 6.51 6.21 4.11 - - 4.11 - -
Critical Hdwy Stg 1 6.11 5.51 - 6.11 5.51 - - - - - - -
Critical Hdwy Stg 2 6.11 5.51 - 6.11 5.51 - - - - - - -
Follow-up Hdwy 3.509 4.009 3.309 3.509 4.009 3.309 2.209 - - 2.209 - -
Pot Cap-1 Maneuver 321 334 680 323 327 910 1172 - - 1439 - -
          Stage 1 652 622 - 638 611 - - - - - - -
          Stage 2 632 606 - 649 607 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 286 298 680 ~ 69 292 910 1172 - - 1439 - -
Mov Cap-2 Maneuver 286 298 - ~ 69 292 - - - - - - -
          Stage 1 583 622 - 570 546 - - - - - - -
          Stage 2 553 542 - 152 607 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 24.9 $ 395.2 3.8 0
HCM LOS C F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1 SBL SBT SBR
Capacity (veh/h) 1172 - - 290 680 76 1439 - -
HCM Lane V/C Ratio 0.105 - - 0.089 0.763 1.548 0.001 - -
HCM Control Delay (s) 8.4 - - 18.6 25.2$ 395.2 7.5 - -
HCM Lane LOS A - - C D F A - -
HCM 95th %tile Q(veh) 0.4 - - 0.3 7.1 9.7 0 - -

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon



HCM 2010 TWSC
3: Pyramid Hwy & Calle De La Plata 9/11/2015

Village At The Peak Synchro 8 Light Report
Existing PM Peak Page 1

Intersection
Int Delay, s/veh 6.7
 

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Vol, veh/h 9 3 179 39 3 4 262 263 71 1 190 10
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - 0 - - - 260 - - 170 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 90 90 90 90 90 90 90 90 90 90 90 90
Heavy Vehicles, % 1 1 1 1 1 1 1 1 1 1 1 1
Mvmt Flow 10 3 199 43 3 4 291 292 79 1 211 11
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 1137 1172 217 1135 1138 332 222 0 0 371 0 0
          Stage 1 219 219 - 914 914 - - - - - - -
          Stage 2 918 953 - 221 224 - - - - - - -
Critical Hdwy 7.11 6.51 6.21 7.11 6.51 6.21 4.11 - - 4.11 - -
Critical Hdwy Stg 1 6.11 5.51 - 6.11 5.51 - - - - - - -
Critical Hdwy Stg 2 6.11 5.51 - 6.11 5.51 - - - - - - -
Follow-up Hdwy 3.509 4.009 3.309 3.509 4.009 3.309 2.209 - - 2.209 - -
Pot Cap-1 Maneuver 180 193 825 180 202 712 1353 - - 1193 - -
          Stage 1 786 724 - 329 353 - - - - - - -
          Stage 2 327 339 - 784 720 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 147 151 825 112 158 712 1353 - - 1193 - -
Mov Cap-2 Maneuver 147 151 - 112 158 - - - - - - -
          Stage 1 617 723 - 258 277 - - - - - - -
          Stage 2 252 266 - 592 719 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 12 53.6 3.7 0
HCM LOS B F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1 SBL SBT SBR
Capacity (veh/h) 1353 - - 148 825 123 1193 - -
HCM Lane V/C Ratio 0.215 - - 0.09 0.241 0.416 0.001 - -
HCM Control Delay (s) 8.4 - - 31.7 10.7 53.6 8 - -
HCM Lane LOS A - - D B F A - -
HCM 95th %tile Q(veh) 0.8 - - 0.3 0.9 1.8 0 - -



 

 

 

 

 

 

 

APPENDIX B 

Trip Generation Calculations 

 

 

 

 

 

 



Land Use Total Trips Pass-By Net New Trips

Land Use Variable ITE LU 
Code

Trip
Rate

%
In

%
Out Total In Out % of

Ext. Total In Out Total In Out

Single Family Housing 119.00 Units 210 9.57 50% 50% 1139 570 569 0% 0 0 0 1139 570 569

Total 1139 570 569 0% 0 0 0 1139 570 569

Weekday Average Daily Trip Generation Calculations

Trip Generation Daily Page 1 of 1



Total Trips Pass-By Net New

Land Use Variable ITE LU 
Code

Trip
Rate

%
In

%
Out Total In Out % of

Ext. Total In Out Total In Out

Single Family Housing 119.00 Units 210 0.75 25% 75% 89 22 67 0% 0 0 0 89 22 67

Total 89 22 67 0% 0 0 0 89 22 67

Weekday AM Peak Hour Trip Generation Calculations

Land Use

Trip Generation AM Page 1 of 1



Total Trips Pass-By Net New

Land Use Variable ITE LU 
Code

Trip
Rate

%
In

%
Out Total In Out % of

Ext. Total In Out Total In Out

Single Family Housing 119.00 Units 210 1.01 60% 40% 120 72 48 0% 0 0 0 120 72 48

Total 120 72 48 0% 0 0 0 120 72 48

Weekday PM Peak Hour Trip Generation Calculations

Land Use

Trip Generation PM Page 1 of 1



 

 

 

 

 

 

 

APPENDIX C 

Existing Plus Project LOS Calculations 

 

 

 

 

 

 



HCM 2010 TWSC
1: Pyramid Hwy & Calle De La Plata 9/14/2015

Village At The Peak Synchro 8 Light Report
Existing Plus Project AM Peak Page 1

Intersection
Int Delay, s/veh 122.7
 

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Vol, veh/h 15 8 441 143 12 9 105 113 32 3 292 41
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - 0 - - - 260 - - 170 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 85 85 85 85 85 85 85 85 85 85 85 85
Heavy Vehicles, % 1 1 1 1 1 1 1 1 1 1 1 1
Mvmt Flow 18 9 519 168 14 11 124 133 38 4 344 48
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 786 793 368 778 798 152 392 0 0 171 0 0
          Stage 1 375 375 - 399 399 - - - - - - -
          Stage 2 411 418 - 379 399 - - - - - - -
Critical Hdwy 7.11 6.51 6.21 7.11 6.51 6.21 4.11 - - 4.11 - -
Critical Hdwy Stg 1 6.11 5.51 - 6.11 5.51 - - - - - - -
Critical Hdwy Stg 2 6.11 5.51 - 6.11 5.51 - - - - - - -
Follow-up Hdwy 3.509 4.009 3.309 3.509 4.009 3.309 2.209 - - 2.209 - -
Pot Cap-1 Maneuver 311 322 680 315 320 897 1172 - - 1412 - -
          Stage 1 648 619 - 629 604 - - - - - - -
          Stage 2 620 592 - 645 604 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 271 287 680 ~ 67 285 897 1172 - - 1412 - -
Mov Cap-2 Maneuver 271 287 - ~ 67 285 - - - - - - -
          Stage 1 579 617 - 562 540 - - - - - - -
          Stage 2 534 529 - ~ 150 602 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 24.9 $ 832 3.5 0.1
HCM LOS C F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1 SBL SBT SBR
Capacity (veh/h) 1172 - - 276 680 75 1412 - -
HCM Lane V/C Ratio 0.105 - - 0.098 0.763 2.573 0.002 - -
HCM Control Delay (s) 8.4 - - 19.5 25.2 $ 832 7.6 - -
HCM Lane LOS A - - C D F A - -
HCM 95th %tile Q(veh) 0.4 - - 0.3 7.1 18.6 0 - -

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon



HCM 2010 TWSC
2: Calle De La Plata & Dwy A 9/14/2015

Village At The Peak Synchro 8 Light Report
Existing Plus Project AM Peak Page 2

Intersection
Int Delay, s/veh 2.2
 

Movement EBL EBT WBT WBR SBL SBR
Vol, veh/h 13 30 126 0 0 38
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 85 85 85 85 85 85
Heavy Vehicles, % 1 1 1 1 1 1
Mvmt Flow 15 35 148 0 0 45
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 148 0 - 0 214 148
          Stage 1 - - - - 148 -
          Stage 2 - - - - 66 -
Critical Hdwy 4.11 - - - 6.41 6.21
Critical Hdwy Stg 1 - - - - 5.41 -
Critical Hdwy Stg 2 - - - - 5.41 -
Follow-up Hdwy 2.209 - - - 3.509 3.309
Pot Cap-1 Maneuver 1440 - - - 777 901
          Stage 1 - - - - 882 -
          Stage 2 - - - - 959 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1440 - - - 768 901
Mov Cap-2 Maneuver - - - - 768 -
          Stage 1 - - - - 882 -
          Stage 2 - - - - 948 -
 

Approach EB WB SB
HCM Control Delay, s 2.3 0 9.2
HCM LOS A
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1440 - - - 901
HCM Lane V/C Ratio 0.011 - - - 0.05
HCM Control Delay (s) 7.5 0 - - 9.2
HCM Lane LOS A A - - A
HCM 95th %tile Q(veh) 0 - - - 0.2



HCM 2010 TWSC
3: Calle De La Plata & Dwy B 9/14/2015

Village At The Peak Synchro 8 Light Report
Existing Plus Project AM Peak Page 3

Intersection
Int Delay, s/veh 2
 

Movement EBL EBT WBT WBR SBL SBR
Vol, veh/h 8 22 100 1 3 26
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 85 85 85 85 85 85
Heavy Vehicles, % 1 1 1 1 1 1
Mvmt Flow 9 26 118 1 4 31
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 119 0 - 0 163 118
          Stage 1 - - - - 118 -
          Stage 2 - - - - 45 -
Critical Hdwy 4.11 - - - 6.41 6.21
Critical Hdwy Stg 1 - - - - 5.41 -
Critical Hdwy Stg 2 - - - - 5.41 -
Follow-up Hdwy 2.209 - - - 3.509 3.309
Pot Cap-1 Maneuver 1475 - - - 830 937
          Stage 1 - - - - 910 -
          Stage 2 - - - - 980 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1475 - - - 825 937
Mov Cap-2 Maneuver - - - - 825 -
          Stage 1 - - - - 910 -
          Stage 2 - - - - 974 -
 

Approach EB WB SB
HCM Control Delay, s 2 0 9
HCM LOS A
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1475 - - - 924
HCM Lane V/C Ratio 0.006 - - - 0.037
HCM Control Delay (s) 7.5 0 - - 9
HCM Lane LOS A A - - A
HCM 95th %tile Q(veh) 0 - - - 0.1



HCM 2010 TWSC
1: Pyramid Hwy & Calle De La Plata 9/14/2015

Village At The Peak Synchro 8 Light Report
Existing Plus Project PM Peak Page 1

Intersection
Int Delay, s/veh 11.8
 

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Vol, veh/h 9 7 179 77 5 9 232 263 129 8 190 10
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - 0 - - - 260 - - 170 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 90 90 90 90 90 90 90 90 90 90 90 90
Heavy Vehicles, % 1 1 1 1 1 1 1 1 1 1 1 1
Mvmt Flow 10 8 199 86 6 10 258 292 143 9 211 11
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 1121 1185 217 1117 1119 364 222 0 0 436 0 0
          Stage 1 234 234 - 879 879 - - - - - - -
          Stage 2 887 951 - 238 240 - - - - - - -
Critical Hdwy 7.11 6.51 6.21 7.11 6.51 6.21 4.11 - - 4.11 - -
Critical Hdwy Stg 1 6.11 5.51 - 6.11 5.51 - - - - - - -
Critical Hdwy Stg 2 6.11 5.51 - 6.11 5.51 - - - - - - -
Follow-up Hdwy 3.509 4.009 3.309 3.509 4.009 3.309 2.209 - - 2.209 - -
Pot Cap-1 Maneuver 184 190 825 185 208 683 1353 - - 1129 - -
          Stage 1 771 713 - 344 367 - - - - - - -
          Stage 2 340 340 - 768 709 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 150 153 825 115 167 683 1353 - - 1129 - -
Mov Cap-2 Maneuver 150 153 - 115 167 - - - - - - -
          Stage 1 624 707 - 278 297 - - - - - - -
          Stage 2 266 275 - 572 703 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 12.4 96.5 3.1 0.3
HCM LOS B F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1 SBL SBT SBR
Capacity (veh/h) 1353 - - 151 825 128 1129 - -
HCM Lane V/C Ratio 0.191 - - 0.118 0.241 0.79 0.008 - -
HCM Control Delay (s) 8.3 - - 32 10.7 96.5 8.2 - -
HCM Lane LOS A - - D B F A - -
HCM 95th %tile Q(veh) 0.7 - - 0.4 0.9 4.7 0 - -



HCM 2010 TWSC
2: Calle De La Plata & Dwy A 9/14/2015

Village At The Peak Synchro 8 Light Report
Existing Plus Project PM Peak Page 2

Intersection
Int Delay, s/veh 2.3
 

Movement EBL EBT WBT WBR SBL SBR
Vol, veh/h 41 103 64 0 0 27
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 90 90 90 90 90 90
Heavy Vehicles, % 1 1 1 1 1 1
Mvmt Flow 46 114 71 0 0 30
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 71 0 - 0 277 71
          Stage 1 - - - - 71 -
          Stage 2 - - - - 206 -
Critical Hdwy 4.11 - - - 6.41 6.21
Critical Hdwy Stg 1 - - - - 5.41 -
Critical Hdwy Stg 2 - - - - 5.41 -
Follow-up Hdwy 2.209 - - - 3.509 3.309
Pot Cap-1 Maneuver 1536 - - - 715 994
          Stage 1 - - - - 954 -
          Stage 2 - - - - 831 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1536 - - - 692 994
Mov Cap-2 Maneuver - - - - 692 -
          Stage 1 - - - - 954 -
          Stage 2 - - - - 804 -
 

Approach EB WB SB
HCM Control Delay, s 2.1 0 8.7
HCM LOS A
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1536 - - - 994
HCM Lane V/C Ratio 0.03 - - - 0.03
HCM Control Delay (s) 7.4 0 - - 8.7
HCM Lane LOS A A - - A
HCM 95th %tile Q(veh) 0.1 - - - 0.1



HCM 2010 TWSC
3: Calle De La Plata & Dwy B 9/14/2015

Village At The Peak Synchro 8 Light Report
Existing Plus Project PM Peak Page 3

Intersection
Int Delay, s/veh 2.3
 

Movement EBL EBT WBT WBR SBL SBR
Vol, veh/h 28 75 46 3 3 18
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 90 90 90 90 90 90
Heavy Vehicles, % 1 1 1 1 1 1
Mvmt Flow 31 83 51 3 3 20
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 54 0 - 0 199 53
          Stage 1 - - - - 53 -
          Stage 2 - - - - 146 -
Critical Hdwy 4.11 - - - 6.41 6.21
Critical Hdwy Stg 1 - - - - 5.41 -
Critical Hdwy Stg 2 - - - - 5.41 -
Follow-up Hdwy 2.209 - - - 3.509 3.309
Pot Cap-1 Maneuver 1558 - - - 792 1017
          Stage 1 - - - - 972 -
          Stage 2 - - - - 884 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1558 - - - 775 1017
Mov Cap-2 Maneuver - - - - 775 -
          Stage 1 - - - - 972 -
          Stage 2 - - - - 865 -
 

Approach EB WB SB
HCM Control Delay, s 2 0 8.8
HCM LOS A
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1558 - - - 974
HCM Lane V/C Ratio 0.02 - - - 0.024
HCM Control Delay (s) 7.4 0 - - 8.8
HCM Lane LOS A A - - A
HCM 95th %tile Q(veh) 0.1 - - - 0.1



HCM 2010 Signalized Intersection Summary
1: Pyramid Hwy & Calle De La Plata 9/14/2015

Village At The Peak Synchro 8 Light Report
Existing Plus Project - Mitigation AM Peak Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 15 8 441 143 12 9 105 113 32 3 292 41
Number 7 4 14 3 8 18 5 2 12 1 6 16
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Adj Sat Flow, veh/h/ln 1900 1881 1881 1900 1881 1900 1881 1881 1900 1881 1881 1900
Adj Flow Rate, veh/h 18 9 519 168 14 11 124 133 38 4 344 48
Adj No. of Lanes 0 1 1 0 1 0 1 1 0 1 1 0
Peak Hour Factor 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85
Percent Heavy Veh, % 1 1 1 1 1 1 1 1 1 1 1 1
Cap, veh/h 520 239 637 449 37 22 374 514 147 512 483 67
Arrive On Green 0.40 0.40 0.40 0.40 0.40 0.40 0.07 0.37 0.37 0.00 0.30 0.30
Sat Flow, veh/h 1014 598 1599 801 92 54 1792 1408 402 1792 1616 225
Grp Volume(v), veh/h 27 0 519 193 0 0 124 0 171 4 0 392
Grp Sat Flow(s),veh/h/ln 1613 0 1599 947 0 0 1792 0 1810 1792 0 1841
Q Serve(g_s), s 0.0 0.0 14.9 7.4 0.0 0.0 2.3 0.0 3.4 0.1 0.0 9.8
Cycle Q Clear(g_c), s 0.5 0.0 14.9 7.9 0.0 0.0 2.3 0.0 3.4 0.1 0.0 9.8
Prop In Lane 0.67 1.00 0.87 0.06 1.00 0.22 1.00 0.12
Lane Grp Cap(c), veh/h 759 0 637 508 0 0 374 0 661 512 0 551
V/C Ratio(X) 0.04 0.00 0.81 0.38 0.00 0.00 0.33 0.00 0.26 0.01 0.00 0.71
Avail Cap(c_a), veh/h 1184 0 1082 769 0 0 457 0 1365 643 0 1318
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 0.00 1.00 0.00 1.00 1.00 0.00 1.00
Uniform Delay (d), s/veh 9.5 0.0 13.8 11.7 0.0 0.0 11.5 0.0 11.5 12.6 0.0 16.1
Incr Delay (d2), s/veh 0.0 0.0 2.6 0.5 0.0 0.0 0.5 0.0 0.2 0.0 0.0 1.7
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 0.2 0.0 7.0 2.1 0.0 0.0 1.2 0.0 1.7 0.0 0.0 5.2
LnGrp Delay(d),s/veh 9.5 0.0 16.4 12.1 0.0 0.0 12.0 0.0 11.7 12.6 0.0 17.9
LnGrp LOS A B B B B B B
Approach Vol, veh/h 546 193 295 396
Approach Delay, s/veh 16.1 12.1 11.8 17.8
Approach LOS B B B B

Timer 1 2 3 4 5 6 7 8
Assigned Phs 1 2 4 5 6 8
Phs Duration (G+Y+Rc), s 4.2 22.9 24.6 7.6 19.5 24.6
Change Period (Y+Rc), s 4.0 4.0 4.0 4.0 4.0 4.0
Max Green Setting (Gmax), s 4.0 39.0 35.0 6.0 37.0 35.0
Max Q Clear Time (g_c+I1), s 2.1 5.4 16.9 4.3 11.8 9.9
Green Ext Time (p_c), s 0.0 3.9 3.7 0.0 3.7 4.0

Intersection Summary
HCM 2010 Ctrl Delay 15.2
HCM 2010 LOS B



HCM 2010 Signalized Intersection Summary
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 9 7 179 77 5 9 232 263 129 8 190 10
Number 7 4 14 3 8 18 5 2 12 1 6 16
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Adj Sat Flow, veh/h/ln 1900 1881 1881 1900 1881 1900 1881 1881 1900 1881 1881 1900
Adj Flow Rate, veh/h 10 8 199 86 6 10 258 292 143 9 211 11
Adj No. of Lanes 0 1 1 0 1 0 1 1 0 1 1 0
Peak Hour Factor 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90
Percent Heavy Veh, % 1 1 1 1 1 1 1 1 1 1 1 1
Cap, veh/h 319 198 318 413 34 25 684 475 233 448 475 25
Arrive On Green 0.20 0.20 0.20 0.20 0.20 0.20 0.14 0.40 0.40 0.01 0.27 0.27
Sat Flow, veh/h 679 998 1599 982 171 125 1792 1194 585 1792 1772 92
Grp Volume(v), veh/h 18 0 199 102 0 0 258 0 435 9 0 222
Grp Sat Flow(s),veh/h/ln 1677 0 1599 1278 0 0 1792 0 1778 1792 0 1865
Q Serve(g_s), s 0.0 0.0 3.5 1.6 0.0 0.0 2.7 0.0 5.9 0.1 0.0 3.0
Cycle Q Clear(g_c), s 0.2 0.0 3.5 2.0 0.0 0.0 2.7 0.0 5.9 0.1 0.0 3.0
Prop In Lane 0.56 1.00 0.84 0.10 1.00 0.33 1.00 0.05
Lane Grp Cap(c), veh/h 517 0 318 471 0 0 684 0 708 448 0 500
V/C Ratio(X) 0.03 0.00 0.63 0.22 0.00 0.00 0.38 0.00 0.61 0.02 0.00 0.44
Avail Cap(c_a), veh/h 1033 0 839 876 0 0 785 0 1049 666 0 978
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 0.00 1.00 0.00 1.00 1.00 0.00 1.00
Uniform Delay (d), s/veh 9.9 0.0 11.2 10.5 0.0 0.0 5.5 0.0 7.3 8.1 0.0 9.3
Incr Delay (d2), s/veh 0.0 0.0 2.0 0.2 0.0 0.0 0.3 0.0 0.9 0.0 0.0 0.6
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 0.1 0.0 1.7 0.8 0.0 0.0 1.3 0.0 3.1 0.1 0.0 1.6
LnGrp Delay(d),s/veh 9.9 0.0 13.2 10.8 0.0 0.0 5.8 0.0 8.2 8.1 0.0 9.9
LnGrp LOS A B B A A A A
Approach Vol, veh/h 217 102 693 231
Approach Delay, s/veh 12.9 10.8 7.3 9.8
Approach LOS B B A A

Timer 1 2 3 4 5 6 7 8
Assigned Phs 1 2 4 5 6 8
Phs Duration (G+Y+Rc), s 4.3 16.1 10.1 8.3 12.2 10.1
Change Period (Y+Rc), s 4.0 4.0 4.0 4.0 4.0 4.0
Max Green Setting (Gmax), s 4.0 18.0 16.0 6.0 16.0 16.0
Max Q Clear Time (g_c+I1), s 2.1 7.9 5.5 4.7 5.0 4.0
Green Ext Time (p_c), s 0.0 3.0 1.0 0.1 3.2 1.1

Intersection Summary
HCM 2010 Ctrl Delay 9.0
HCM 2010 LOS A
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 130 108 391 374 45 66 169 1214 637 131 1340 83
Number 7 4 14 3 8 18 5 2 12 1 6 16
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Adj Sat Flow, veh/h/ln 1881 1881 1881 1881 1881 1881 1881 1881 1881 1881 1881 1881
Adj Flow Rate, veh/h 141 117 0 407 49 72 184 1320 692 142 1457 90
Adj No. of Lanes 1 1 1 3 1 1 2 2 1 1 2 1
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Percent Heavy Veh, % 1 1 1 1 1 1 1 1 1 1 1 1
Cap, veh/h 181 190 161 505 187 159 231 1547 692 179 1666 745
Arrive On Green 0.10 0.10 0.00 0.10 0.10 0.10 0.07 0.43 0.43 0.10 0.47 0.47
Sat Flow, veh/h 1792 1881 1599 5052 1881 1599 3476 3574 1599 1792 3574 1599
Grp Volume(v), veh/h 141 117 0 407 49 72 184 1320 692 142 1457 90
Grp Sat Flow(s),veh/h/ln 1792 1881 1599 1684 1881 1599 1738 1787 1599 1792 1787 1599
Q Serve(g_s), s 4.6 3.6 0.0 4.7 1.4 2.5 3.1 19.9 26.0 4.7 22.1 1.9
Cycle Q Clear(g_c), s 4.6 3.6 0.0 4.7 1.4 2.5 3.1 19.9 26.0 4.7 22.1 1.9
Prop In Lane 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 181 190 161 505 187 159 231 1547 692 179 1666 745
V/C Ratio(X) 0.78 0.62 0.00 0.81 0.26 0.45 0.79 0.85 1.00 0.79 0.87 0.12
Avail Cap(c_a), veh/h 298 345 293 505 219 186 231 1547 692 179 1666 745
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 26.3 25.9 0.0 26.5 25.0 25.5 27.6 15.3 17.0 26.4 14.4 9.1
Incr Delay (d2), s/veh 7.0 3.2 0.0 9.3 0.7 2.0 17.2 4.8 34.1 21.2 5.5 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 2.6 2.0 0.0 2.6 0.8 1.2 2.1 10.8 17.9 3.3 12.0 0.8
LnGrp Delay(d),s/veh 33.4 29.1 0.0 35.8 25.7 27.5 44.9 20.2 51.2 47.7 19.9 9.1
LnGrp LOS C C D C C D C D D B A
Approach Vol, veh/h 258 528 2196 1689
Approach Delay, s/veh 31.4 33.7 32.0 21.7
Approach LOS C C C C

Timer 1 2 3 4 5 6 7 8
Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 10.0 30.0 10.0 10.1 8.0 32.0 10.1 10.0
Change Period (Y+Rc), s 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0
Max Green Setting (Gmax), s 6.0 26.0 6.0 11.0 4.0 28.0 10.0 7.0
Max Q Clear Time (g_c+I1), s 6.7 28.0 6.7 5.6 5.1 24.1 6.6 4.5
Green Ext Time (p_c), s 0.0 0.0 0.0 0.5 0.0 3.9 0.1 0.3

Intersection Summary
HCM 2010 Ctrl Delay 28.4
HCM 2010 LOS C



HCM 2010 TWSC
2: Calle De La Plata 9/14/2015

Village At The Peak Synchro 8 Light Report
2030 Plus Project AM Peak Page 3

Intersection
Int Delay, s/veh 0.4
 

Movement EBL EBT WBT WBR SBL SBR
Vol, veh/h 12 662 347 0 0 38
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 1 1 1 1 1 1
Mvmt Flow 13 720 377 0 0 41
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 377 0 - 0 1123 377
          Stage 1 - - - - 377 -
          Stage 2 - - - - 746 -
Critical Hdwy 4.11 - - - 6.41 6.21
Critical Hdwy Stg 1 - - - - 5.41 -
Critical Hdwy Stg 2 - - - - 5.41 -
Follow-up Hdwy 2.209 - - - 3.509 3.309
Pot Cap-1 Maneuver 1187 - - - 229 672
          Stage 1 - - - - 696 -
          Stage 2 - - - - 471 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1187 - - - 225 672
Mov Cap-2 Maneuver - - - - 225 -
          Stage 1 - - - - 696 -
          Stage 2 - - - - 463 -
 

Approach EB WB SB
HCM Control Delay, s 0.1 0 10.7
HCM LOS B
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1187 - - - 672
HCM Lane V/C Ratio 0.011 - - - 0.061
HCM Control Delay (s) 8.1 0 - - 10.7
HCM Lane LOS A A - - B
HCM 95th %tile Q(veh) 0 - - - 0.2



HCM 2010 TWSC
3: Calle De La Plata 9/14/2015

Village At The Peak Synchro 8 Light Report
2030 Plus Project AM Peak Page 4

Intersection
Int Delay, s/veh 0.4
 

Movement EBL EBT WBT WBR SBL SBR
Vol, veh/h 8 654 322 2 4 25
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 1 1 1 1 1 1
Mvmt Flow 9 711 350 2 4 27
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 352 0 - 0 1079 351
          Stage 1 - - - - 351 -
          Stage 2 - - - - 728 -
Critical Hdwy 4.11 - - - 6.41 6.21
Critical Hdwy Stg 1 - - - - 5.41 -
Critical Hdwy Stg 2 - - - - 5.41 -
Follow-up Hdwy 2.209 - - - 3.509 3.309
Pot Cap-1 Maneuver 1212 - - - 243 695
          Stage 1 - - - - 715 -
          Stage 2 - - - - 480 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1212 - - - 240 695
Mov Cap-2 Maneuver - - - - 240 -
          Stage 1 - - - - 715 -
          Stage 2 - - - - 474 -
 

Approach EB WB SB
HCM Control Delay, s 0.1 0 11.9
HCM LOS B
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1212 - - - 551
HCM Lane V/C Ratio 0.007 - - - 0.057
HCM Control Delay (s) 8 0 - - 11.9
HCM Lane LOS A A - - B
HCM 95th %tile Q(veh) 0 - - - 0.2



HCM 2010 Signalized Intersection Summary
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Village At The Peak Synchro 8 Light Report
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 177 161 194 830 96 135 444 1243 311 182 1236 101
Number 7 4 14 3 8 18 5 2 12 1 6 16
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Adj Sat Flow, veh/h/ln 1881 1881 1881 1881 1881 1881 1881 1881 1881 1881 1881 1881
Adj Flow Rate, veh/h 192 175 0 902 104 147 483 1351 338 198 1343 110
Adj No. of Lanes 1 1 1 3 1 1 2 2 1 1 2 1
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92
Percent Heavy Veh, % 1 1 1 1 1 1 1 1 1 1 1 1
Cap, veh/h 227 188 160 954 305 259 502 1469 657 219 1390 622
Arrive On Green 0.13 0.10 0.00 0.19 0.16 0.16 0.14 0.41 0.41 0.12 0.39 0.39
Sat Flow, veh/h 1792 1881 1599 5052 1881 1599 3476 3574 1599 1792 3574 1599
Grp Volume(v), veh/h 192 175 0 902 104 147 483 1351 338 198 1343 110
Grp Sat Flow(s),veh/h/ln 1792 1881 1599 1684 1881 1599 1738 1787 1599 1792 1787 1599
Q Serve(g_s), s 9.4 8.3 0.0 15.9 4.4 7.6 12.4 32.2 14.2 9.8 33.1 4.1
Cycle Q Clear(g_c), s 9.4 8.3 0.0 15.9 4.4 7.6 12.4 32.2 14.2 9.8 33.1 4.1
Prop In Lane 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 227 188 160 954 305 259 502 1469 657 219 1390 622
V/C Ratio(X) 0.84 0.93 0.00 0.95 0.34 0.57 0.96 0.92 0.51 0.90 0.97 0.18
Avail Cap(c_a), veh/h 259 188 160 954 305 259 502 1469 657 219 1390 622
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 38.4 40.2 0.0 36.0 33.4 34.8 38.3 25.1 19.8 39.0 26.9 18.0
Incr Delay (d2), s/veh 19.9 46.1 0.0 17.4 0.7 2.9 30.6 9.6 0.7 36.0 16.7 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 5.9 6.7 0.0 8.9 2.3 3.6 8.1 17.7 6.3 7.0 19.5 1.8
LnGrp Delay(d),s/veh 58.4 86.3 0.0 53.5 34.1 37.7 68.9 34.7 20.5 74.9 43.6 18.2
LnGrp LOS E F D C D E C C E D B
Approach Vol, veh/h 367 1153 2172 1651
Approach Delay, s/veh 71.7 49.7 40.1 45.7
Approach LOS E D D D

Timer 1 2 3 4 5 6 7 8
Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 15.0 41.0 21.0 13.0 17.0 39.0 15.4 18.6
Change Period (Y+Rc), s 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0
Max Green Setting (Gmax), s 11.0 37.0 17.0 9.0 13.0 35.0 13.0 13.0
Max Q Clear Time (g_c+I1), s 11.8 34.2 17.9 10.3 14.4 35.1 11.4 9.6
Green Ext Time (p_c), s 0.0 2.7 0.0 0.0 0.0 0.0 0.1 0.7

Intersection Summary
HCM 2010 Ctrl Delay 46.1
HCM 2010 LOS D



HCM 2010 TWSC
2: Calle De La Plata 9/14/2015

Village At The Peak Synchro 8 Light Report
2030 Plus Project PM Peak Page 3

Intersection
Int Delay, s/veh 0.7
 

Movement EBL EBT WBT WBR SBL SBR
Vol, veh/h 41 412 733 0 0 28
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 1 1 1 1 1 1
Mvmt Flow 45 448 797 0 0 30
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 797 0 - 0 1334 797
          Stage 1 - - - - 797 -
          Stage 2 - - - - 537 -
Critical Hdwy 4.11 - - - 6.41 6.21
Critical Hdwy Stg 1 - - - - 5.41 -
Critical Hdwy Stg 2 - - - - 5.41 -
Follow-up Hdwy 2.209 - - - 3.509 3.309
Pot Cap-1 Maneuver 829 - - - 171 388
          Stage 1 - - - - 445 -
          Stage 2 - - - - 588 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 829 - - - 159 388
Mov Cap-2 Maneuver - - - - 159 -
          Stage 1 - - - - 445 -
          Stage 2 - - - - 546 -
 

Approach EB WB SB
HCM Control Delay, s 0.9 0 15.1
HCM LOS C
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 829 - - - 388
HCM Lane V/C Ratio 0.054 - - - 0.078
HCM Control Delay (s) 9.6 0 - - 15.1
HCM Lane LOS A A - - C
HCM 95th %tile Q(veh) 0.2 - - - 0.3



HCM 2010 TWSC
3: Calle De La Plata 9/14/2015

Village At The Peak Synchro 8 Light Report
2030 Plus Project PM Peak Page 4

Intersection
Int Delay, s/veh 0.5
 

Movement EBL EBT WBT WBR SBL SBR
Vol, veh/h 27 385 715 4 2 18
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 1 1 1 1 1 1
Mvmt Flow 29 418 777 4 2 20
 

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 782 0 - 0 1256 779
          Stage 1 - - - - 779 -
          Stage 2 - - - - 477 -
Critical Hdwy 4.11 - - - 6.41 6.21
Critical Hdwy Stg 1 - - - - 5.41 -
Critical Hdwy Stg 2 - - - - 5.41 -
Follow-up Hdwy 2.209 - - - 3.509 3.309
Pot Cap-1 Maneuver 840 - - - 190 397
          Stage 1 - - - - 454 -
          Stage 2 - - - - 626 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 840 - - - 181 397
Mov Cap-2 Maneuver - - - - 181 -
          Stage 1 - - - - 454 -
          Stage 2 - - - - 598 -
 

Approach EB WB SB
HCM Control Delay, s 0.6 0 15.8
HCM LOS C
 

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 840 - - - 355
HCM Lane V/C Ratio 0.035 - - - 0.061
HCM Control Delay (s) 9.4 0 - - 15.8
HCM Lane LOS A A - - C
HCM 95th %tile Q(veh) 0.1 - - - 0.2



 

 

 

 

 

 

 

APPENDIX E 

2012 Traffic Study Report 

 

















































FEASIBILITY STUDY 



 
 

681 Edison Way     Reno, NV 89502    775-771-5554c     775-856-3951f      gary@axionengineering.net 

 
 
 

August 28th, 2015 
 
Mr. Garrett Gordon, Partner 
Lewis Roca Rothgerber, LLP 
50 West Liberty Street, Suite 410 
Reno, NV 89501 
 
Re:  370 Calle De La Plata, APN 534-562-07 
        Infrastructure Feasibility Study Update 
  
Dear Garrett: 
 
Axion Engineering has reviewed the Infrastructure Feasibility Study prepared by Wood 
Rodgers for the project know as Village at the Peak previously proposed for the above listed 
property and have found that the study is applicable to the currently proposed single family 
residential project. It is our understanding that the proposed residential project will consist of 
119 single family residential units rather than 360 multi-family units originally planned for. 
 
The following items however should be updated to reflect the single family residential project: 
 
SANITARY SEWER 

The single family residential project will generate approximately two thirds less sewage flow 
than the multi-family project. Using the Washoe County Department of Water Resources 
design criteria the revised peak daily flow is as follows: 
 

Land Use Acreage Residential 
Unit Count 

Flow per 
Unit 

Average 
Daily Flow 

Peaking 
Factor 

Peak Daily 
Flow (gpd) 

Residential (MDS)    39.83      119     270 
 gpd/unit 

   32,130 
     gpd 

     3     96,390 

Total    39.83         96,390 
 
TMWA WATER RIGHTS 

Project Site: 39.83+/- Acres 
 Medium Density Suburban – 3 dwelling units per acre 

• 39.83 * 3 DU/Acre = 119.49 units 
• 119 units assumed to be approximately 8,000 sf each 
• Landscape (estimated) = 2.0 AFY 
• Per TMWA Rule 7: 

o 1 ÷ (1.1 + (10,000/Lot Size)) = 
o 1 ÷(1.1 + (10,000/8,000)) = 0.4255 per unit 
o 0.4255 * 119 = 50.64 AFY 

 

mailto:gary@axionengineering.net


 
 

681 Edison Way     Reno, NV 89502    775-771-5554c     775-856-3951f      gary@axionengineering.net 

Total Residential Water Rights – 50.64 + 2 = 52.64 
 

• Total Water Rights if Surface rights are used: 
 

 52.64 * 1.11  =  
 

 
 
 

 
 

Axion Engineering thanks you for the opportunity to submit this proposal and looks forward 
to working with you toward the successful completion of the Quivera Lane project. 
 
 
 

Sincerely, 
Axion Engineering, LLC 

Gary Guzelis 
Gary K. Guzelis, P.E. 

58.43 AFY 

mailto:gary@axionengineering.net
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	Project Name commercialindustrial projects only:                           Sugarloaf Ranch Estates
	Project Description:    Request for a Master Plan Amendment and a Regulatory Zone Amendment to allow for 
   a single family residential development on the subject parcel.
	Project Address: 
	Project Area acres or square feet: 
	Project Location with point of reference to major cross streets AND area locator: 370 Calle De La Plata. The parcel is about ¼ mile east of the intersection with the Pyramid Highway.
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	Email: 
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	Email_2:  gary@axionengineering.net
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	Name_4: 
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	zip 4: 
	phone 4: 
	fax 4: 
	Email_4: 
	cell 4: 
	other 4: 
	Contact Person_4: 
	Please describe the Regulatory Zone amendment request: 
Requested with this application is a Regulatory Zone Amendment to change current zoning of 20+/- acres of Industrial (I), 17.84+/- acreas of Commercial and 1.99+/- acreas of Open Space (OS) to Medium Density Suburban (MDS)
	intersection: 
The property location is 370 Calle De La Plata in the Spanish Springs Valley. The parcel is about ¼ mile east of the intersection with the Pyramid Highway. It is APN 534 562 07. A legal description is attached in the Preliminary Title Report which is part of this application. 
	APN of ParcelRow1: 534-562-07
	Master Plan DesignationRow1: Industrial
	Current ZoningRow1: I
	Existing AcresRow1: 20
	Proposed ZoningRow1: MDS
	Proposed AcresRow1: 20
	APN of ParcelRow2: "
	Master Plan DesignationRow2: Commercial 
	Current ZoningRow2: NC/O
	Existing AcresRow2: 17.84
	Proposed ZoningRow2: MDS
	Proposed AcresRow2: 17.84
	APN of ParcelRow3: "
	Master Plan DesignationRow3: Open Space
	Current ZoningRow3: OS
	Existing AcresRow3: 1.99
	Proposed ZoningRow3: MDS
	Proposed AcresRow3: 1.99
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	Master Plan DesignationRow4: 
	Current ZoningRow4: 
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	Proposed ZoningRow4: 
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	Master Plan DesignationRow10: 
	Current ZoningRow10: 
	Existing AcresRow10: 
	Proposed ZoningRow10: 
	Proposed AcresRow10: 
	ZoningNorth: LDS
	Use residential vacant commercial etcNorth: Residential
	ZoningSouth: MDR/I
	Use residential vacant commercial etcSouth: Vacant/Residential
	ZoningEast: GR
	Use residential vacant commercial etcEast: Residential
	ZoningWest: C/I
	Use residential vacant commercial etcWest: Vacant
	roadways easements buildings etc: 
The existing condition is vacant land that has direct access from Calle De La Plata. There are no buildings on the site. Calle De Le Plata is a planned arterial street in the regional road network. There will be two direct access points proposed to that street because there is about ¼ mile frontage along it. 
	wildlife habitat: 
The site is considered flat in grade as it is located at the north end of the Spanish Springs Valley. There are no bodies of water on the site. A small portion of the site is located within a flood zone. The vegetation is typical northern Nevada scrub with moderate sagebrush cover. There are no minerals that we know of at this time. Also, there is no wildlife habitat on the property.
	undefined: Off
	undefined_2: On
	Explanation: 
There are no active faults on the site. Nor are there any hillside or mountainous areas given the flat nature of the site and larger valley area. It is not subject to flash flooding as it it not near a stream or riparian area. It is located near the Spanish Springs wash (per FEMA) and within the limits of the AO 100 year flood zone.   
	undefined_3: Off
	undefined_4: On
	Explanation_2: 
There are no archaeological, historic, cultural, or scenic resources on the site or in the immediate vicinity of the proposed amendment area. 
	undefined_5: On
	undefined_6: Off
	a Permit:  71998
	acrefeet per year:  47.0
	b Certificate: 
	acrefeet per year_2: 
	c Surface Claim: 
	acrefeet per year_3: 
	d Other: 
	acrefeet per year_4: 
	Department of Conservation and Natural Resources: 
Water rights title attached.
	water rights will be available to serve the additional development: 
Additional water rights will be purchased from the water purveyor at time of development if required.
	undefined_7: Off
	Private water: Off
	Provider: 
	Public water: On
	Provider_2:  Truckee Meadows Water Authority
	undefined_8: On
	undefined_9: Off
	undefined_10: Off
	undefined_11: Off
	undefined_12: Off
	undefined_13: On
	availability of water service: 
Truckee Meadows Water Authority is the municipal provider of community potable water service for this property. The area is not listed in the CIP for any public facility improvements.  Therefore, the water service to the site will be privately funded with development of the project. Water service is available on the west side of Pyramid Highway and in the vicinity of the project. It will be connected to the site when a project is proposed. 
	undefined_14: Off
	Public system: On
	Provider_3:  Truckee Meadows Water Authority
	undefined_15: On
	undefined_16: Off
	undefined_17: Off
	undefined_18: Off
	undefined_19: Off
	undefined_20: On
	recommended locations for the proposed facility: 
Washoe County Department of Water Resources is the municipal provider of community sewer service for this property. The area is not listed in the CIP for any public facility sewer improvements.  The sewer service to the site will be privately funded with development of the project at a future date when a project is proposed.  It is currently located on the west side of Pyramid Highway. 
	the regional freeway system: 
Calle De La Plata – This is the planned arterial street that fronts the project and provides 2 means of direct access. It connects to the Pyramid Highway.  

Pyramid Highway is the primary north/south route into the rest of the region and provides a direct connection to McCarran Blvd, an Expressway, and the I-80 freeway. 
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	undefined_22: Off
	a Fire Station:  Truckee Maedows Fire Station #17 (La Posada & Rockwell
	b Health Care Facility:  Renown Medical Group (Los Altos & Pyramid Hwy)
	c Elementary School:  Spanish Springs Elementary (100 Marilyn Mae Dr)
	d Middle School:  Yvonne Shaw Middle School (600 Eagle Canyon Dr)
	e High School:  Spanish Springs High School (1065 Eagle Canyon Dr)
	f Parks:  Sugarloaf Peak Park (Calle De La Plata, east of project location)
	g Library:  Spanish Springs Library (7110 Pyramid Hwy)
	h Citifare Bus Stop:  None in the immediate area at this time
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	undefined_24: On
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	undefined_30: On
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	undefined_33: Off
	undefined_34: On
	undefined_35: Off
	undefined_36: On
	to Article 821 of the Washoe County Development Code for the list of Findings: Please refer to the project application documents included with this application package for additional analysis and supporting documentation regarding the proposed regulatory zoning amendment.


