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YOUR QUESTIONS ANSWERED QUICKLY 

Why did you perform this study? 

This Traffic Impact Study evaluates the potential traffic impacts associated with a masterplan 

amendment and rezoning for the Sun Valley Multi-Family Project. This study of potential traffic 

impacts was undertaken for planning purposes and to assist in determining what traffic controls 

or mitigations may be needed to reduce potential impacts, if any. 

What does the project consist of? 

The proposed project consists of 210 apartment units within a 10 acre parcel (21 units per acre). 

The project site is currently zoned for Public/Semi-public facility (PSP). Some of the land uses that 

are allowed under current zoning include day care centers, government office complexes, 

medical/hospital services, community centers, and group homes. 

How much traffic will the project generate? 

The project is anticipated to generate 1,397 total daily trips, 107 total AM peak hour trips (21 

inbound and 86 outbound), and 130 total PM peak hour trips (85 inbound and 45 outbound). 

The proposed project would generate a considerably lower number of trips compared to many 

of the PSP zone allowed land uses. For example, compared to a government office complex, the 

proposed apartments are anticipated to generate approximately 60% lower daily trips, 85% lower 

AM peak hour trips, and 77% lower PM peak hour trips. 

Are there any traffic impacts? 

The Sun Valley Boulevard/1st Avenue intersection operates at acceptable level of service 

conditions even with the addition of the project traffic. There are no project impacts that require 

mitigation. 

The project will contribute Regional Road Impact Fees (RRIF) to address traffic volume increases 

throughout the roadway network. 
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INTRODUCTION 

This report presents the findings of a Traffic Impact Study completed to assess the potential 

traffic impacts associated with masterplan amendment and rezoning for the Sun Valley Multi-

Family 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 project site is currently entitled with Public/Semi-public facility (PSP) zoning. Some of the 

land uses that are allowed under the PSP zoning include day care centers, government office 

complexes, medical/hospital services, community centers, and group homes. The proposed 

project involves a regulatory zone amendment to rezone the project site to Medium Density 

Urban (MDU) zone. The proposed project consists of 210 standard apartment units. 

 Study Area and Evaluated Scenarios 

The project site is located on the northeast corner of the 1st Avenue/McGuffey Road intersection. 

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

intersection was analyzed: 

 Sun Valley Boulevard/1st Avenue 

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

periods of time in which peak traffic is anticipated to occur. The evaluated development scenarios 

are: 

 Existing Conditions (no project) 

 Plus Project Conditions 

Analysis Methodology 

Level of service (LOS) is a term commonly used by transportation practitioners to measure and 

describe the operational characteristics of intersections, roadway segments, and other facilities.  

This term equates seconds of delay per vehicle at intersections to letter grades “A” through “F” 

with “A” representing optimum conditions and “F” representing breakdown or over capacity 

flows.   

The complete methodology is established in the Highway Capacity Manual (HCM), 2010, 

published by the Transportation Research Board.  Table 1 presents the delay thresholds for each 

level of service grade at un-signalized and signalized intersections. 
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Level of service calculations were performed for the study intersection using the Synchro 8 

software package with analysis and results reported in accordance with the 2010 HCM 

methodology. 

Table 1: Level of Service Definition for Intersections 

 
Level of 
Service 

 
Brief Description 

Un-signalized 
Intersections 

(average delay/vehicle 
in seconds) 

Signalized 
Intersections 

(average delay/vehicle 
in seconds) 

A Free flow conditions. < 10 < 10 

B Stable conditions with some 
affect from other vehicles. 

10 to 15 10 to 20 

C Stable conditions with 
significant affect from other 
vehicles. 

15 to 25 20 to 35 

D High density traffic conditions 
still with stable flow. 

25 to 35 35 to 55 

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

F Over capacity conditions. >  50 > 80 
Source:  Highway Capacity Manual (2010), Chapters 16 and 17 

 

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”. 

The ADT on Sun Valley Boulevard is less than 27,000 vehicles per day through the planning 

horizon. Applying these standards, LOS “D” is the level of service criteria for this project. 
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EXISTING TRANSPORTATION FACILITIES 

Roadway Facilities 

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

Sun Valley Boulevard is a five-lane roadway with two travel lanes in each direction and a center 

turn lane that runs generally in the north-south direction. Sun Valley Boulevard in the study area 

is classified as a “Medium Access Control Arterial” in the 2035 RTP. The posted speed limit is 45 

miles per hour (mph). 

1st Avenue is a two-lane collector roadway with a posted speed limit of 25 mph. 

The Sun Valley Boulevard/1st Avenue intersection is a four legged intersection with a signal 

control. The side streets operate with “split” signal phasing. 

Alternate Travel Modes 

There are currently sidewalks present continuously on the 

north side of the 1st Avenue, discontinuously on the south 

side of the 1st Avenue, and discontinuously on the west side 

of Sun Valley Boulevard. There are no sidewalks present on 

the east side of the Sun Valley Boulevard. There are no 

dedicated bike lanes in the study area.  

The Regional Transportation Commission (RTC) operates 

public transit service (Route 5) on Sun Valley Boulevard as 

shown Exhibit 1. Route 5 is within an easy walkable distance 

from the project site. The bus stop for northbound travel is 

located on northbound Sun Valley Boulevard 60 feet north of 

the Sun Valley Boulevard/1st Avenue intersection. The bus 

stop for southbound travel is located on southbound Sun Valley Boulevard approximately 300 

feet south of the Sun Valley Boulevard/1st Avenue intersection. 

EXISTING CONDITIONS 

Existing Traffic Volumes 

Existing traffic volumes were obtained for the weekday AM and PM peak hours from a recent 

corridor study entitled “Sun Valley Boulevard Corridor Study” dated February 2015. The existing 

peak hour intersection traffic volumes and lane configurations are shown on Figure 2, attached. 

Exhibit 1. RTC Transit Route 5 
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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 2 and the calculation 

sheets are provided in Appendix A, attached. 

As shown in Table 2, the study intersection currently operates at acceptable level of service 

conditions.  

Table 2: Existing Conditions Intersection Level of Service Summary 

Intersection Control 
Existing AM Existing PM 

LOS Delay LOS Delay 

Sun Valley Blvd./1st Ave. Signal B 14.2 B 15.2 

PROJECT GENERATED TRAFFIC 

Project Description 

The project is located on the northeast corner of the 1st Avenue/McGuffey Road intersection. The 

project location and the study intersection are shown in Figure 1. 

The project site is currently approved for Public/Semi-public facility (PSP) zoning. Some of the 

land uses that are allowed under current zoning include day care centers, government office 

complexes, medical/hospital services, community centers, and group homes. The proposed 

action is an amendment to rezone the project site to Medium Density Urban (MDU). The 

proposed project consists of 210 standard apartment units. 

Trip Generation 

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

8th Edition, published by the Institute of Transportation Engineers. Table 3 provides the Daily, 

AM Peak Hour, and PM Peak Hour trip generation calculations for the proposed project. Detailed 

calculations are provided in Appendix B. 

Table 3: Daily Trip Generation Estimates 

ITE Land Use (#) 
Size 

(Units) 
Daily 

AM Peak Hour PM Peak Hour 

Total In Out Total In Out 

Apartments 
(220) 

210 1,397 107 21 86 130 85 45 

TOTAL 1,397 107 21 86 130 85 45 
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As shown in Table 3, the proposed project is anticipated to generate 1,397 total daily trips, 107 

total AM peak hour trips (21 inbound and 86 outbound), and 130 total PM peak hour trips (85 

inbound and 45 outbound). 

For comparison purposes, Table 4 presents trip rates for a variety of land uses that are allowed 

under the current zoning (PSP). 

Table 4: Trip Generation Comparison 

* 10 acres at 0.3 FAR = 130,000 square feet 

Trip generation rates for the proposed land use (apartments) are considerably lower than any of 

the PSP zone land uses shown above. For example, compared to a government office complex, 

the proposed project is anticipated to generate approximately 60% fewer daily trips, 85% fewer 

AM peak hour trips, and 77% fewer PM peak hour trips. Any combination of these PSP allowed 

land uses would generate a higher number of trips than the proposed apartments. A mix of 

various PSP allowed land uses would generate anywhere between 3,500 and 10,000 daily trips, 

between 210 and 1,600 AM peak hour trips, and between 190 and 1,600 PM peak hour trips. 

Comparatively, the proposed apartments generate only 1,397 daily trips, 107 AM peak hour trips, 

and 130 PM peak hour trips (85 inbound and 45 outbound). 

Trip Distribution and Assignment 

Traffic generated by the project was distributed to the road network based on the location of the 

project, major activity centers, and roadway connections. The following trip distribution 

percentages were used for distributing the project traffic: 

 75% to/from the south via Sun Valley Boulevard 

 25% to/from the north via Sun Valley Boulevard 

Project generated trips were assigned to the adjacent roadway system based on the distribution 

outlined above. The project trip assignment is shown on Figure 3, attached.   

 

Daily AM Peak PM Peak Daily AM Peak PM Peak

Medical-Dental Office 720 130,000 KSF 36.13 2.3 3.46 4697 299 450

Govt. Office Complex 733 130,000 KSF 27.92 2.21 2.85 3630 287 371

US Post Office 732 130,000 KSF 28.32 2.01 2.84 3682 261 369

Day Care Center 565 130,000 KSF 79.26 12.26 12.46 10304 1594 1620

Multi Purpose Recreation Facility 435 130,000 KSF NA NA 3.58 NA NA 465

Recreation Community Center 495 130,000 KSF NA 1.62 1.45 NA 211 189

Apartments 220 210 Units 6.65 0.51 0.62 1397 107 130

Total TripsTrip Rate
Land Use

Land Use 

Code

Independent 

Variable

Size

(Sqft/Units)*
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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 exist today. 

Intersection Level of Service Analysis 

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

calculation sheets are provided in Appendix C, attached.  

Table 5: Plus Project Intersection Level of Service Summary 

Intersection Control 
Existing AM Existing PM 

LOS Delay LOS Delay 

Sun Valley Blvd./1st Ave. Signal C 22.5 B 19.5 
 

As shown in Table 5, the Sun Valley Boulevard/1st Avenue intersection operates at acceptable 

level of service conditions even with the addition of the project traffic.  

The Sun Valley Boulevard Corridor Study includes long-range improvements at the Sun Valley 

Boulevard/1st Avenue intersection. The corridor study recommends realigning the east leg of 1st 

Avenue to eliminate the offset between the eastbound and westbound approaches. With the 

side street approaches properly aligned, the signal phasing for side streets can be optimized, by 

eliminating the split phasing, to improve traffic operations. With elimination of the split phasing, 

the study intersection is anticipated to operate at LOS “B” and all the individual approaches are 

anticipated to operate at LOS “D” or better during the peak hours. It should be noted that even 

without these improvements, the study intersection is anticipated to operate at acceptable LOS 

conditions. 

Queue Length Analysis 

A queue length analysis was performed for the northbound left-turn movement at the Sun Valley 

Boulevard/1st Avenue intersection. 95th percentile and 50th percentile queue lengths were 

estimated for the northbound left-turn movement. The 50th percentile queue is the maximum 

back of queue on a typical cycle and the 95th percentile queue is the maximum back of queue at 

95th percentile traffic volumes. The projected queue lengths were calculated using Synchro 8.0 

software. The queue lengths are shown in Table 6. 
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Table 6: Plus Project 95th and 50th Percentile Queue Lengths  

Approach/Movement Available Storage 
95th % Queue (ft) 50th % Queue (ft) 

AM Peak PM Peak AM Peak PM Peak 

Northbound Left 160 ft 19 64 8 34 

 

As shown in Table 6, the existing northbound left-turn pocket has adequate length to serve the 

project. 

CONCLUSIONS & RECOMMENDATIONS 

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

Proposed Project 

The project is located on the northeast corner of the 1st Avenue/McGuffey Road intersection. The 

project consists of 210 apartment units over a 10 acre parcel (21 units per acre). The project is 

anticipated to generate 1,397 total daily trips, 107 total AM peak hour trips (21 inbound and 86 

outbound), and 130 total PM peak hour trips (85 inbound and 45 outbound). 

Existing Level of Service 

The Sun Valley Boulevard/1st Avenue intersection currently operates at LOS “B” during both the 
AM and PM peak hours. 
 
Plus Project Level of Service 

The study intersection will operate at acceptable level of service conditions during both the AM 

and PM peak hours with the addition of the project traffic. 

Queue Length 

The plus project 95th percentile queue at the northbound left-turn movement is anticipated to 

be 64 feet during the PM peak hour. The northbound left-turn lane has a storage space of 160 

feet which can accommodate the anticipated queue during both the AM and PM peak hours. 

Mitigation Measures 

No mitigation measures are proposed at this time as the study intersection operates at 

acceptable LOS conditions even with the addition of the project traffic. The project’s contribution 

of Regional Road Impact Fees will mitigate the minor project effects on the overall roadway 

network.  
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Figure 4
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HCM 2010 Signalized Intersection Summary
3: Sun Valley Blvd/Sun Valey Blvd & W 1st Ave/E 1st Ave 6/29/2015

Sun Valley Multi-Family   Existing Synchro 7 - Light:  Report
Timing Plan: AM Peak Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 18 2 17 111 16 2 20 400 20 5 1420 83
Number 3 8 18 7 4 14 1 6 16 5 2 12
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 1863 1863 1900 1900 1863 1900 1863 1863 1900 1863 1863 1900
Adj Flow Rate, veh/h 21 2 20 128 18 2 25 494 25 5 1560 91
Adj No. of Lanes 1 1 0 0 1 0 1 2 0 1 2 0
Peak Hour Factor 0.84 0.84 0.84 0.87 0.87 0.87 0.81 0.81 0.81 0.91 0.91 0.91
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 65 5 53 166 23 3 226 2306 116 632 2234 130
Arrive On Green 0.04 0.04 0.04 0.11 0.11 0.11 0.02 0.67 0.67 0.01 0.66 0.66
Sat Flow, veh/h 1774 146 1459 1541 217 24 1774 3429 173 1774 3400 197
Grp Volume(v), veh/h 21 0 22 148 0 0 25 255 264 5 808 843
Grp Sat Flow(s),veh/h/ln 1774 0 1605 1781 0 0 1774 1770 1832 1774 1770 1828
Q Serve(g_s), s 1.0 0.0 1.2 7.3 0.0 0.0 0.4 5.0 5.0 0.1 26.0 26.4
Cycle Q Clear(g_c), s 1.0 0.0 1.2 7.3 0.0 0.0 0.4 5.0 5.0 0.1 26.0 26.4
Prop In Lane 1.00 0.91 0.86 0.01 1.00 0.09 1.00 0.11
Lane Grp Cap(c), veh/h 65 0 59 192 0 0 226 1190 1232 632 1163 1201
V/C Ratio(X) 0.32 0.00 0.37 0.77 0.00 0.00 0.11 0.21 0.21 0.01 0.70 0.70
Avail Cap(c_a), veh/h 99 0 89 534 0 0 268 1190 1232 701 1163 1201
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 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 42.3 0.0 42.3 39.1 0.0 0.0 9.0 5.6 5.6 5.2 9.7 9.8
Incr Delay (d2), s/veh 2.8 0.0 3.9 6.4 0.0 0.0 0.2 0.4 0.4 0.0 3.4 3.4
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(-26165%),veh/ln 0.6 0.0 0.6 3.9 0.0 0.0 0.2 2.5 2.6 0.0 13.7 14.3
LnGrp Delay(d),s/veh 45.1 0.0 46.3 45.4 0.0 0.0 9.2 6.0 6.0 5.2 13.2 13.3
LnGrp LOS D D D A A A A B B
Approach Vol, veh/h 43 148 544 1656
Approach Delay, s/veh 45.7 45.4 6.2 13.2
Approach LOS D D A B

Timer 1 2 3 4 5 6 7 8
Assigned Phs 1 2 4 5 6 8
Phs Duration (G+Y+Rc), s 5.9 63.1 13.7 4.5 64.5 7.3
Change Period (Y+Rc), s 4.0 4.0 4.0 4.0 4.0 4.0
Max Green Setting (Gmax), s 4.0 38.0 27.0 4.0 38.0 5.0
Max Q Clear Time (g_c+I1), s 2.4 28.4 9.3 2.1 7.0 3.2
Green Ext Time (p_c), s 0.0 8.0 0.7 0.0 19.9 0.0

Intersection Summary
HCM 2010 Ctrl Delay 14.2
HCM 2010 LOS B
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HCM 2010 Signalized Intersection Summary
3: Sun Valley Blvd/Sun Valey Blvd & W 1st Ave/E 1st Ave 6/29/2015

Sun Valley Multi-Family   Existing Synchro 7 - Light:  Report
Timing Plan: PM Peak Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (veh/h) 65 7 18 58 8 16 70 1425 90 1 743 68
Number 3 8 18 7 4 14 1 6 16 5 2 12
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 1863 1863 1900 1900 1863 1900 1863 1863 1900 1863 1863 1900
Adj Flow Rate, veh/h 77 8 21 67 9 18 86 1759 111 1 816 75
Adj No. of Lanes 1 1 0 0 1 0 1 2 0 1 2 0
Peak Hour Factor 0.84 0.84 0.84 0.87 0.87 0.87 0.81 0.81 0.81 0.91 0.91 0.91
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 79 20 53 90 12 24 494 2380 149 174 2181 200
Arrive On Green 0.04 0.04 0.04 0.07 0.07 0.07 0.04 0.70 0.70 0.00 0.67 0.67
Sat Flow, veh/h 1774 456 1196 1242 167 334 1774 3383 212 1774 3278 301
Grp Volume(v), veh/h 77 0 29 94 0 0 86 912 958 1 440 451
Grp Sat Flow(s),veh/h/ln 1774 0 1652 1742 0 0 1774 1770 1825 1774 1770 1810
Q Serve(g_s), s 3.9 0.0 1.5 4.8 0.0 0.0 1.3 28.4 29.4 0.0 10.0 10.0
Cycle Q Clear(g_c), s 3.9 0.0 1.5 4.8 0.0 0.0 1.3 28.4 29.4 0.0 10.0 10.0
Prop In Lane 1.00 0.72 0.71 0.19 1.00 0.12 1.00 0.17
Lane Grp Cap(c), veh/h 79 0 73 126 0 0 494 1245 1284 174 1177 1204
V/C Ratio(X) 0.98 0.00 0.40 0.75 0.00 0.00 0.17 0.73 0.75 0.01 0.37 0.37
Avail Cap(c_a), veh/h 79 0 73 523 0 0 549 1245 1284 250 1177 1204
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 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 43.0 0.0 41.8 41.0 0.0 0.0 4.5 8.2 8.3 8.8 6.7 6.7
Incr Delay (d2), s/veh 93.2 0.0 3.4 8.5 0.0 0.0 0.2 3.8 4.0 0.0 0.9 0.9
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(-26165%),veh/ln 3.9 0.0 0.8 2.6 0.0 0.0 0.6 15.0 16.0 0.0 5.1 5.2
LnGrp Delay(d),s/veh 136.1 0.0 45.2 49.5 0.0 0.0 4.6 12.0 12.3 8.8 7.6 7.6
LnGrp LOS F D D A B B A A A
Approach Vol, veh/h 106 94 1956 892
Approach Delay, s/veh 111.3 49.5 11.8 7.6
Approach LOS F D B A

Timer 1 2 3 4 5 6 7 8
Assigned Phs 1 2 4 5 6 8
Phs Duration (G+Y+Rc), s 7.0 64.5 10.5 3.6 67.9 8.0
Change Period (Y+Rc), s 3.5 4.6 4.0 3.5 4.6 4.0
Max Green Setting (Gmax), s 6.3 36.6 27.0 4.0 38.9 4.0
Max Q Clear Time (g_c+I1), s 3.3 12.0 6.8 2.0 31.4 5.9
Green Ext Time (p_c), s 0.0 21.1 0.4 0.0 7.0 0.0

Intersection Summary
HCM 2010 Ctrl Delay 15.2
HCM 2010 LOS B
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Appendix B 
Trip Generation Calculations 
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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

Apartments 210.00 KSF 220 6.65 50% 50% 1397 699 698 0% 0 0 0 1397 699 698

Total 1397 699 698 0% 0 0 0 1397 699 698

Weekday Average Daily Trip Generation Calculations

Trip Generation Daily Page 1 of 1
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additional traffic however there are existing issues that need to be addressed. The traffic light 
at 1st and Sun Valley Blvd offers very limited timing for left turns (heading north onto Sun 
Valley Blvd). This condition probably reflects the low traffic flows from 1st Street. Rubicon 
Design Group agreed that any new project that generates additional left-turning traffic at this 
intersection should review the signal timing. It was also stated by the public that drivers speed 
on 1st Street. Rubicon Design Group agreed this could be an unsafe situation and would detract 
from any future project in the area. Rubicon indicated that we would welcome discussions 
with the County that might identify traffic control measures such as a stop sign, speed bumps, 
etc. that may reduce speeding. 
 
One member of the public questioned whether any project would impact water pressure at 
existing houses. Rubicon Design Group stated that any project would require a review by the 
water provider to verify that pressures would be acceptable. If any water pressure deficiencies 
were identified, the developer of the new project would be required to mitigate (i.e. install a 
pressure-booster pump). 
 
The final question concerned the total number of apartment units that will be constructed at 
the site. Rubicon Design Group presented the calculation that the 9.9 acre site, if it’s rezoned 
at a maximum of 21 units per acre, could theoretically accommodate 207 units. However, the 
public recognized, and Rubicon agrees, that development constraints are likely to reduce this 
number. Sun Valley allows a maximum of two stories and this alone may prevent the 
construction of the theoretical maximum. The site slopes at 10% which also can contribute to 
reduced density. Rubicon pointed out that the review process for the amendment will focus on 
the theoretical maximum buildout.  
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