City of Carson City
Agenda Report

Date Submitted: March 11, 2008 Agenda Date Requested: March 20, 2008
Time Requested: 10 minutes
To: Mayor and Board of Supervisors

From: Development Services - Planning Division

Subject Title: Action to approve a Master Plan Amendment application from George Szabo
(property owner: Vidler Water Company, Inc.) to modify the Master Plan land use designation
boundary of three parcels from Low Density Residential (5 acres) and Conservation Reserve
(approximately 40 acres) to Low Density Residential (approximately 6 acres) and Conservation
Reserve (approximately 39 acres), on property located at 5080 Hells Bells Road, APNs 010-581-
05 and -06 and 010-582-06. (MPA-07-218)

Staff Summary: The proposal would amend the boundaries of the Master Plan Land Use Map
to remove a portion of the current Low Density Residential (LDR) designation from the
floodplain and relocate it to approximately six acres of property above the floodplain. It would
also allow the LDR portion of the property to be rezoned to Single Family One Acre (SF1A).

Type of Action Requested:

() Resolution () Ordinance
(X) Formal Action/Motion () Other (Specify)
Does This Action Require A Business Impact Statement: ( )Yes (X)No

Planning Commission Action: Recommended approval February 27, 2008 by a vote of 7:0.

Recommended Board Action: I move to approve a Master Plan Amendment application from
George Szabo (property owner: Vidler Water Company, Inc.) to modify the Master Plan land use
designation boundary of three parcels from Low Density Residential (5 acres) and Conservation
Reserve (approximately 40 acres) to Low Density Residential (approximately 6 acres) and
Conservation Reserve (approximately 39 acres), on property located at 5080 Hells Bells Road,
APNs 010-581-05 and -06 and 010-582-06.

Explanation for Recommended Board Action: The Board of Supervisors is required to take
final action on all Master Plan Amendments. See the attached staff report to the Planning
Commission for further information.

Applicable Statute, Code, Policy, Rule or Regulation: CCMC 18.02.070 (Master Plan).

Fiscal Impact: N/A

Explanation of Impact: N/A
Funding Source: N/A

Alternatives: 1) Deny the application, or
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2) refer the matter back to Planning Commission for further review.

Supporting Material:
1) Planning Commission Resolution 2008-PC-2 recommending approval
2) Planning Commission Case Record
3) Staff report to the Planning Commission

Prepared By: Rose Mary Johnson, Management Assistant II1

Reviewed By:
/%@”’Q/ Date: 3////03
d g / y, -

o S04/ O
e
e \Y/11/08

(City Manager)

‘ﬁﬁ&m&x@w&_ Date:__ S~ ]1~ O
(District Attorney’s Office)

Board Action Taken:

Motion: 1) Aye/Nay

2)

(Vote Recorded By)



RESOLUTION 2008-PC-2

A RESOLUTION RECOMMENDING TO THE BOARD OF SUPERVISORS
APPROVAL OF MPA-07-218, A MASTER PLAN AMENDMENT TO MODIFY
THE MASTER PLAN LAND USE DESIGNATION BOUNDARY OF THREE
PARCELS FROM “LOW DENSITY RESIDENTIAL” (APPROXIMATELY 5
ACRES) AND “CONSERVATION RESERVE” (APPROXIMATELY 40 ACRES)
TO “LOW DENSITY RESIDENTIAL” (APPROXIMATELY 6 ACRES) AND
“CONSERVATION RESERVE” (APPROXIMATELY 39 ACRES), ON
PROPERTY LOCATED AT 5080 HELLS BELLS ROAD, APN’S 010-581-05
AND -06 AND 010-582-06.

WHEREAS, NRS 278.210 requires any adoption of a master plan amendment to be by
resolution of the Planning Commission; and

WHEREAS, the Planning Commission has given proper notice of the proposed
amendment in accordance with the provisions of NRS and CCMC 18.02.070, and is in
conformance with City and State legal requirements; and

WHEREAS, on February 27, 2008, the Planning Commission conducted a public
hearing, obtained public testimony and duly considered recommendations and findings for the
proposed master plan amendment and approved Master Plan Amendment request MPA-07-218
by an affirmative vote of a two-thirds majority of the Commission, being at least five members of
the seven-member Commission, pursuant to NRS 278.210, based on four findings of fact.

NOW, THEREFORE, the Carson City Planning Commission hereby recommends to the
Board of Supervisors approval of the Master Plan Amendment to change the Master Plan Land
Use designation of three parcels located at 5080 Hells Bells Road, APN’s 010-581-05 and -06
And 010-582-06, from “Low Density Residential” (approximately 5 Acres) and “Conservation
Reserve” (approximately 40 acres) to “Low Density Residential” (approximately 6 acres) and
“Conservation Reserve” as illustrated in the attached Exhibit A.

ADOPTED this 27" day of February, 2008

VOTE: AYES: John Peery

Mark Kimbrough
Bill Vance
George Wendell
Craig Mullet
Connie Bisbee
Steve Reynolds

NAYS: 0

ABSENT: 0




/s/

John Peery, Chairman

ATTEST:

/s/
WALTER SULLIVAN, Development Services Director
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CARSON CITY PLANNING COMMISSION
CASE RECORD

MEETING DATE: February 27, 2008 AGENDA ITEM NO.: H-3a

APPLICANT(s) NAME: George Szabo FILE NO. MPA-07-218
PROPERTY OWNER(s): Vidler Water Company, Inc.

ASSESSOR PARCEL NO(s): 010-581-05 and -06 and 010-582-06
ADDRESS: 5080 Hells Bells Road

APPLICANT'S REQUEST: Action to consider Resolution 2008-PC-2 recommending to the Board of
Supervisors approval of a Master Plan Amendment application to modify the Master Plan land use designation
boundary of three parcels from Low Density Residential (5 acres) and Conservation Reserve (approximately
40 acres) to Low Density Residential (approximately 6 acres) and Conservation Reserve (approximately 39

acres)

COMMISSIONERS PRESENT: [x] PEERY [x] KIMBROUGH [x] BISBEE
[x] MULLET [x] REYNOLDS [x] VANCE [x] WENDELL
STAFF REPORT PRESENTED BY: Lee Plemel [x] REPORT ATTACHED
STAFF RECOMMENDATION: [x] APPROVAL [ ] DENIAL
APPLICANT REPRESENTED BY: Steve Hartman
_X__APPLICANT/AGENT _X___APPLICANT/AGENT —__APPLICANT/AGENT ___ APPLICANT/AGENT
PRESENT SPOKE NOT PRESENT DID NOT SPEAK

APPLICANT/AGENT INDICATED THAT HE HAS READ THE STAFF REPORT, AGREES AND
UNDERSTANDS THE FINDINGS, RECOMMENDATIONS, AND CONDITIONS, AND AGREES TO
CONFORM TO THE REQUIREMENTS THEREOF.

_2__ PERSONS SPOKE IN FAVOR OF THE PROPOSAL _0___ PERSONS SPOKE IN OPPOSITION OF THE PROPOSAL
DISCUSSION, NOTES, COMMENTS FOR THE RECORD:

Danny Frohberg, 5050 Hells Bells---project is appropriate density, open space will benefit City,
concerned about future opposition to agricultural uses from future residents.

Sandra Lawrence---agrees with former speaker.

Steve Hartman---will disclose ag uses with parcel map; offered to work with adjacent property owner
regarding access.

APPEAL PROCESS MENTIONED AS PART OF THE RECORD
MOTION WAS MADE TO RECOMMEND APPROVAL

[x] WITH THE FINDINGS AS ENUMERATED ON THE STAFF REPORT

MOVED: Wendeli SECOND: Reynolds PASSED: 7/AYE 0/NO

SCHEDULED FOR THE BOARD OF SUPERVISORS DATE: March 20, 2008




STAFF REPORT FOR PLANNING COMMISSION MEETING OF FEBRUARY 27,2008

FILE NO’s: MPA-07-218 & ZMA-07-219 AGENDA ITEM: /’/'36

STAFF AUTHOR: Lee Plemel, AICP, Principal Planner // 3 b
REQUESTS:

MPA-07-218: A Master Plan Amendment to modify the Land Use boundary between the
existing Low Density Residential (LDR) and Conservation Reserve (CR) Land Use designations to
shift the LDR designation to an area above the floodplain, going from approximately 5 acres of LDR
to approximately 6 acres of LDR with the remainder 39+/- acres designated CR.

ZMA-07-219: A Zoning Map Amendment to change the zoning of approximately a six-acre
portion of the subject parcels from Agriculture (A) to Single Family One Acre (SF1A).

APPLICANT/OWNER: George Szabo for Vidler Water Company
LOCATION: 5080 Hells Bells Rd.; APN’s 10-581-05 & -06 and 10-582-06

RECOMMENDED MOTIONS:

MPA-07-218: “| move to adopt Resolution 2008-PC-2 recommending to the Board of
Supervisors approval of MPA-07-218, a Master Plan Amendment to modify the boundary
between Low Density Residential and Conservation Reserve as proposed on property
located at 5080 Hells Bells Road, APN’s 10-581-05 and -06 and 10-582-06, based on the
findings contained in the staff report.”

ZMA-07-219: “I move to recommend to the Board of Supervisors approval of ZMA-07-
219, a Zoning Map Amendment to change the zoning of approximately a six-acre portion of
property located at 5080 Hells Bells Road, APN’s 10-581-05 and -06 and 10-582-06, from
Agdriculture to Single Family One Acre, based on the findings contained in the staff report.”
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Current Zoning Map
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MPA-07-218 & ZMA-07-219 — 5080 Hells Bells Rd.
Planning Commission — February 27, 2008
Page 4

SURROUNDING LAND USE AND ZONING:
Master Plan / Zoning — Uses (refer to maps above)
North: Parks & Recreation / Public Community (PC) — Public Open Space/Trails
West: Low Density Residential (LDR) / Agriculture — Residential
South: Parks & Recreation & LDR / PC & Single Family 21,000-PUD — Park & Residential
East: Parks & Recreation / Public Regional (PR) — Public Open Space

KEY ISSUES:
¢ Would the Master Plan amendment and rezoning of the subject parcels provide for zoning
and land use consistent and compatible with surrounding parcels and the general vicinity?

* Would the proposed amendments protect the future residences and surrounding properties
from impacts to the floodplain or have a negative impact on the floodplain?

DISCUSSION:

The subject property includes a vacant 5-acre parcel (APN 10-581-06) and a 38-acre parcel (APN
10-581-05) containing a house and barn structure located at the intersection of Hells Bells Road
and Marsh Road. The property also includes a 0.06 acre “remnant” parcel (APN 10-582-06) on the
east side of the Carson River. The property totals approximately 45 acres gross acres including the
Carson River portion that crosses the property.

The property borders on Parks and Recreation facilities to the south and north, with Riverview Park
immediately adjacent to the south and the Empire Ranch Trail to the north abutting the Empire
Ranch Golf Course. Property owned by the Bureau of Land Management (BLM) lies immediately to
the east. The subject property also abuts a five-acre residential parcel to the west and abuts the
Riverview Terrace neighborhood to the southwest. The Riverview Terrace neighborhood consists of
parcels generally ranging from approximately 12,500 square feet to 18,000 square feet
(approximately 0.3 to 0.4 acres).

As shown on the maps of the previous pages, the current Master Plan designation of the five-acre
parcel is Low Density Residential (LDR, 1/3 to 5 acres per dwelling unit) and the remainder of the
subject property is designated Conservation Reserve-Private. The proposed Master Plan
Amendment (MPA) would shift the boundary between these two designations in order to locate the
LDR area on a portion of the property that is above the designated floodplain elevation. The
proposed amendment would result in approximately one additional acre of property designated
LDR (approximately six acres total). The Master Plan designation of a property establishes the
general long-term desired land use and general residential density.

The proposed Zoning Map Amendment (ZMA) would change the zoning of the revised six-acre
LDR portion of the property from Agriculture (A) to Single Family One Acre (SF1A). The remainder
of the property would keep the existing Agriculture zoning designation. The zoning of a property
establishes the specific permitted uses for a property and the specific minimum parcel sizes that
may be created.

The parcels were recently purchased by Vidler Water Company, a private water purveyor who is
currently working with Carson City on water delivery projects. As indicated in the applicant’s written
project description, these Master Plan and Zoning Map Amendment applications are the first step in
an overall future development plan for the property, which includes:

10
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1. The Master Plan Amendment and Zoning Map Amendment as currently proposed.

2. A Special Use Permit to drill a municipal well on the property.

3. A Parcel Map to create four 1.5-acre single-family residential lots and dedicated the
remainder of the property to Carson City for open space.

While the MPA and ZMA applications currently under review should be judged alone on their
merits, the proposed future plans are important to understand the purpose of the MPA and ZMA
requests. Of particular note relating to these current applications are the plans to develop four 1.5-
acre residential lots. The attached application packet includes a conceptual layout for four
residential lots located on the property near Hells Bells Road and Marsh Road. The remainder of
the property is planned to be dedicated to Carson City for open space and is planned for a
municipal well.

The proposed six acres of SF1A zoning includes a portion of the property where the existing
ground elevation is above the base flood elevation (“floodplain”), as established by the official Flood
Insurance Rate Maps, according to the Carson City Engineering Division and based upon
topographic information provided by the applicant. Attachment A is a detail of the area proposed to
be rezoned to SF1A for residential lots and shows where the mapped floodplain boundary is. As
this graphic shows, the secondary or “B” flood zone is mapped over a small portion of the
southwest corner of the property and the remainder of the property is within the primary or 100-year
“‘A21” flood zone. Base flood elevations are established within the A21 flood zone. The graphic
shows the elevation at which the existing ground elevation is above the primary floodplain. The
graphic also shows how four conceptual “building envelopes” could be created above the
floodplain, thereby eliminating the need to fill within the primary floodplain. The applicant notes that
the remainder rear yards of the proposed parcels would then be left at the current elevation so that
the floodplain will not be negatively impacted. This graphic shows that four residential lots of
approximately 1.2 to 1.6 acres could be accommodated above the floodplain within the area
proposed to be rezoned to SF1A, but the floodplain constraints effectively limit the ability to place
more residential lots in this area.

The conceptual development plan would result in a total of four residential lots on the subject
property. It should be noted that two parcels already exist along Hells Bells Road, which would
allow a house to be constructed on the vacant parcel for a total of two houses on the subject
property under current zoning. The proposed MPA and ZMA would result in only two additional
homes on the entire property, resulting in an overall density on the 40-plus acres of property of
more than 10 acres per dwelling unit. The addition of two homes to the property will have minimal
impacts. (It may also be argued that the existing 38-acre parcel could be split in two, with a minor
variance, without having to change the zoning at all. This would result in a potential total of three
residences where four are proposed.)

Additionally, the conceptual development plan for the property includes the dedication of
approximately 36-38 acres to the Carson City for open space. This would be a significant benefit to
the area and Carson City residents in general. The subject property has been identified for a
number of years as a critical link in the Carson River park and trail system. The property lies
between and currently separates the Carson River Park trails and the Empire Ranch Trail. Public
ownership of the subject property will result in a continuous trail link from Morgan Mill Road to the
north to Mexican Dam more than four miles to the south. The ability for the City to obtain the
property through donation as part of a development plan will save the City hundreds of thousands
of dollars in what would otherwise only be obtain through purchase.

11
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As noted previously, any future municipal well facility on the site will require approval of a Special
Use Permit, and specific issues related to such a facility will be addressed at that time. The
proposed MPA and ZMA applications will have no impact on the zoning of eastern portion of the
subject property where a well site would be proposed.

Water and sewer is available in Hells Bells Road and Marsh Road, and any future development on
the property will be required to connect to these city facilities.

Master Plan-Zoning Consistency

The Master Plan Land Use Map shows the future anticipated or desired land use condition. The
zoning of a parcel, which may presently be different than or inconsistent with the present Master
Plan designation for a parcel, provides the specific property development entitlements—i.e. what
types of uses are permitted and at what densities. The following is a summary of the zoning
districts that are consistent with the applicable Master Plan Land Use designations in the vicinity.

Master Plan Designation Consistency Zoning Designations

Low Density Residential (0.33-5 ac/du) Single Family Two Acre (SF2A)
Single Family One Acre (SF1A)
Single Family 21,000 (SF21)

Conservation Reserve-Private (20+ ac/du) | Conservation Reserve (CR)
Agriculture (A)

The proposed Master Plan Amendment merely shifts the boundaries between the existing
Conservation Reserve and Low Density Residential (LDR) to place the LDR area in a more
appropriate location. The LDR designation is consistent with the LDR designation of the existing
residential areas to the west and southwest. The proposed zoning of SF1A is consistent with the
proposed LDR designation for the same portion of the property.

Compatibility with Existing Land Uses

Staff believes the proposed SF1A zoning on a portion of the property would provide for residential
development compatible with the adjacent residential areas to the west and southwest. The
residential parcels to the west, on the north side of Hells Bells Road, are all five acres in size
(although zoned Agriculture). However, the parcels are relatively narrow and deep and, from the
street, have the appearance and character of a one- to two-acre lot size due to their 165-foot lot
width. (The current minimum lot width for parcels zoned for either two or five acres is 200 feet.)
These five acre lots and the subject property also abut the Riverview Terrace neighborhood, which
has lots generally ranging in size from 12,500 to 18,000 square feet. The proposed parcels would
be approximately 1.2 to 1.6 acres in size, and would be located approximately 200 feet back from
Hells Bells Road.

As noted previously, there are existing structures on one parcel and the ability to construct an
additional residence on the vacant five-acre parcel with the present zoning and lot configuration.
The Master Plan Amendment and rezoning would result in only two additional dwelling units on the
property, which would have minimal impacts to the adjacent neighborhood in terms of traffic, noise,
views, etc.

OPEN SPACE ADVISORY COMMITTEE COMMENTS: The MPA and ZMA applications were
forwarded to the Open Space Advisory Committee (OSAC) for comments due to the Committee’s
interest in the property for open space as identified in the Open Space Master Plan. The OSAC
make recommendations to the Board of Supervisors regarding City spending on property

12
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purchases and open space management under the City’'s Open Space program. The OSAC
recommend approval of the proposed amendments.

PUBLIC COMMENTS: Public notices were mailed to 30 adjacent property owners within 560 feet
of the subject parcel in accordance with the provisions of NRS and CCMC 18.02.045. As of
February 19, 2008, no written comments were received either in support or opposition of this
application. Any comments that are received after this report is completed will be submitted prior to
or at the Planning Commission meeting, depending on their submittal date to the Planning Division.

OTHER CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS:
The Building Division and Engineering Division submitted written comments with no specific
concerns regarding the proposed amendment.

LEGAL REQUIREMENTS: CCMC 18.02.050 (Review); 18.02.075 (Zoning Map Amendments).

FINDINGS: The following findings for approval are recommended to the Planning Commission
pursuant to the Carson City Municipal Code Sections 18.02.070(10), Master Plan Amendments,
and 18.02.075(5), Zoning Map Amendments, and as further substantiated in the applicant’s written
justification.

1. The proposed amendments are in substantial compliance with the goals and policies
of the Master Plan.

Rationale: (Applicable goals and policies noted.)

Policy 1.1b: Discourage growth outside areas planned to be served by community water and
wastewater facilities.

Rationale: The proposed amendments will encourage growth and infill development in an
area identified for and easily served by water and sewer services.

Policy 1.5d: Locate growth areas to be adequately served by city services including fire and sheriff,
and coordinated with the School District to ensure adequate provision of schools.

Rationale: The proposed amendments are in an area adequately served by fire and sheriff
services within an existing neighborhood, and the proposed amendment would have insignificant
impacts on the school district due to the small number of potential homes.

Policy 3.3d: Continue to discourage development within the 100-year floodplain and require
development on flood-prone properties to be clustered out of the 100-year floodplain.

Rationale: The proposed amendments locate areas identified for development in the Master
Plan from an area within the 100-year floodplain to an area above the floodplain, which provides for
compatible housing without negatively impacting the floodplain or future residents while retaining
the majority of the property and the floodplain in open space.

Policy 9.1a: Encourage an appropriate mix of housing models and intensities based upon the
location, size and surrounding neighborhood context.

Rationale: The infill development of the subject parcels would provide for compatible single
family homes similar to existing homes in the vicinity, striking a balance between larger parcels to
the west and smaller parcels to the southwest.

13
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Land Use Consistency: Provide for zoning consistent with the Land Use designation.

Rationale: The proposed Master Plan Amendment modifies the boundary to locate the area
for Low Density Residential development in an area more suited for such development without
significantly increasing the area of the LDR designation, and the Zoning Map Amendment provides
for SF1A zoning that is consistent with the proposed LDR designation.

2. The proposed amendments will provide for land uses compatible with existing
adjacent land uses and will not have detrimental impacts to other properties in the
vicinity.

Rationale: The proposed amendments will not result in a significant change to the residential
character of the existing parcels and will have minimal impact on surrounding parcels. The
proposed amendments will resuit in only an additional two residential lots on the 40-plus acre
property, which will have minimal impacts on traffic, noise, etc. The proposed zoning will resuilt in lot
sizes that are compatible with both the existing five-acre parcels to the west and 12,500 to 18,000
square foot parcels to the southwest, as further described in the staff report discussion.

3. The proposed Master Plan Amendment addresses changed conditions that have
occurred since the Master Plan was adopted by the Board and the requested
amendment represents a more desirable utilization of land. (Section 18.02.070[10],
Master Plan Amendment)

Rationale: Prior to the adoption of the 2006 Master Plan, the subject parcels were designated Low
Density Residential (1-3 dwelling units per acre). With the adoption of the 2006 Master Plan, the
existing five acres parcels north of Hells Bells Road were designated with the new Low Density
Residential designation (0.2-3 dwelling units per acre), along with the Riverview Terrace
community, to be consistent with the actual size of the parcels. The subject 38-acre parcel was
designated Conservation Reserve-Private to in order to protect the property from dense
development within the floodplain. A detailed analysis of the floodplain boundary specific to the
subject properties was not conducted in adopting the new Master Plan land use designations and
the land use designations were generally carried over from the prior Master Plan.

Since the adoption of the 2006 Master Plan, the adjacent five-acre and 38-acre parcels have been
purchased by a single property owner (Vidler) and a comprehensive plan to develop the two
properties as a whole has been developed. With that, the owner has conducted a more detailed
analysis of the floodplain and the more appropriate location for the LDR designation above the
floodplain. Additionally, the amendments present a new opportunity for the City to obtain a critical
portion of the property within the floodplain for recreation as well as floodplain management
purposes.

4. The proposed Zoning Map Amendment will not negatively impact existing or planned
public services or facilities and will not adversely impact the public health, safety
and welfare. (Section 18.02.075([5], Zoning Map Amendment)

Rationale: The proposed amendment is within an urban service area with existing services or
planned for services. Any applicable city services can be easily provided to the subject parcels, and
the impacts of the proposed amendment are minimal in the creation of only two addition residential
lots. Therefore, the proposed amendment would have no adverse impact on the public health,
safety or welfare.

14



Respectfully submitted,
PLANNING DIVISION

e 1/

Le® Plemel, AiCP, Principal Planner

MPA-d7-218 & ZMA-07-219 — 5080 Hells Bells Rd. A
Planning Commission — February 27, 2008
Page 9

15




| PROPOSED ZONE: SF1A

ATTACHMENT A

FEMA BASE FLOOD ELEVATION (NGVD 29 DATUM) = 4602

FILE: 070906.MN.dwg

HELLS BELLS PROPERTY

| SETBACK: | CORRECTION TO NAVD 88 (TRI-STATE SURVEYORS) = 3.2'
FRONT = 30 FEMA BASE FLOOD ELEVATION (NAVD 88 DATUM) = 4605.2'
SIDE = 15°
REAR = 30' N N

\ 100’ 0 100’
| l feet

! | N

l | N\ NORTH

l ~N

l | Lot ! LOT 2

69,739.48 SF £67,262.82 SF
I |

1.60 AC 1.54 AC \
N T
7 P
, l RN
N
| I \> / \
l | / \
/
X (/ ('// \ LOT 3
- A5 | aY4 163,816.85 SF
Mg, VAN 1.47 AC
| Sy "> Ao | ! / //\ FEMA FLOOD ZONE LINE
ZO/VE\\ | \& ELEVATION = 4605.2
’\
—_— / - p— >
}:/ \- g
) N

I - ~ \//f - emm - e

| |/ AN \

~ BUILDING | (

| | ™ ENVELOPE | \

I > | LOT 4
————————— RS S 52,580.75 SF _ _
N ( \1 21 AC
—_ - — —
HELLS BELLS ROAD \
— T \
4 \
6( | Q;l
@ | OT\Q/ / q/’\
4. 4 A e
% - &
H o SRS
2 A
1 T o
JoB_# 070906 VIDLER WATER COMPANY SHEET NO.
DESIGN BY: MS ) . - > . N ‘
— PRELIMINARY Paloner Engineering Grroup, Lied. EX—2
CHECKED BY: MP PARCEL M.AP 61-N. Nevada Street Phone (775) 884-0479
DATE:  Dec/20/07 Carson City, Nevada 89503 Fax (775) 884-4226 1

www.palmer-eng.com




RESOLUTION 2008-PC-2

A RESOLUTION RECOMMENDING TO THE BOARD OF SUPERVISORS
APPROVAL OF MPA-07-218, A MASTER PLAN AMENDMENT TO MODIFY
THE MASTER PLAN LAND USE DESIGNATION BOUNDARY OF THREE
PARCELS FROM “LOW DENSITY RESIDENTIAL” (APPROXIMATELY 5
ACRES) AND “CONSERVATION RESERVE” (APPROXIMATELY 40 ACRES)
TO “LOW DENSITY RESIDENTIAL” (APPROXIMATELY 6 ACRES) AND
“CONSERVATION RESERVE” (APPROXIMATELY 39 ACRES), ON
PROPERTY LOCATED AT 5080 HELLS BELLS ROAD, APN’S 010-581-05
AND -06 AND 010-582-06.

WHEREAS, NRS 278.210 requires any adoption of a master plan amendment to be by
resolution of the Planning Commission; and

WHEREAS, the Planning Commission has given proper notice of the proposed
amendment in accordance with the provisions of NRS and CCMC 18.02.070, and is in
conformance with City and State legal requirements: and

WHEREAS, on February 27, 2008, the Planning Commission conducted a public
hearing, obtained public testimony and duly considered recommendations and findings for the

And 010-582-06, from “Low Density Residential” (approximately 5 Acres) and “Conservation
Reserve” (approximately 40 acres) to “Low Density Residential” (approximately 6 acres) and
“Conservation Reserve” as illustrated in the attached Exhibit A,

ADOPTED this 27" day of February, 2008

VOTE: AYES:

NAYS:

17




ABSENT:

John Peery, Chairman

ATTEST:

WALTER SULLIVAN, Community Development Director

18
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" DRAFT

ORDINANCE NO. 2008-
BILLNO.

AN ORDINANCE TO CHANGE THE ZONING OF
APPROXIMATELY A SIX-ACRE PORTION OF APN'S 010-581-05
AND -06, PROPERTY LOCATED AT 5080 HELLS BELLS ROAD,
FROM AGRICULTURE (A) TO SINGLE FAMILY ONE ACRE
(SF1A). ,

Fiscal Effect: None
THE CARSON CITY BOARD OF SUPERVISORS HEREBY ORDAINS:
SECTION I:

An application for a Zoning Map Amendment on Assessor's Parcel Numbers
010-581-05 and -06, property located at 5080 Hells Bells Road, Carson City, Nevada,
was duly submitted by the Carson City Planning Division in accordance with Section
18.02.075, et seq. of the Carson City Municipal Code (CCMC). The request will result in
the zoning designation of approximately a six-acre portion of the subject property
changing from Agriculture (A) to Single Family One Acre (SF1A). After proper noticing
pursuant to NRS 278 and CCMC Title 18, on February 27, 2008, the Planning
Commission, during a public hearing, reviewed the Planning Division staff report, took
public comment and voted ayes, __ nays (__ absent) to recommend to the Board of
Supervisors approval of the Zoning Map Amendment.

SECTION II;

Based on the findings that the Zoning Map Amendment would be in substantial
compliance with the goals, policies and action programs of the Master Plan, that the
Amendment would will provide for land uses compatible with existing adjacent land
uses and will not have detrimental impacts to other properties in the vicinity, that the
Amendment will not negatively impact existing or planned public services or facilities
and will not adversely impact the public health, safety and welfare, and that the request

20




satisfied all other requirements for findings of fact enumerated in CCMC Section
18.02.075(5), the zoning map of Carson City is amended changing the zoning
designation of approximately a six-acre portion of property identified as 5080 Hells Bells
Road, APNs 010-581-05 and -06, from Agriculture (A) to Single Family One Acre
(SF1A), as shown on “Exhibit A," attached.

PROPOSED this day of , 2008,
'PROPOSED BY Supervisor

PASSED on the day of , 2008.

VOTE: AYES:

NAYS:

ABSENT:

MARYV TEIXEIRA, Mayor

ATTEST:

ALAN GLOVER, Clerk-Recorder

This ordinance shall be in force and effect from and after the of
, 2008.

21
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CARSON CITY, NEVADA

CONSOLIDATED MUNICIPALITY AND STATE CAPITAL

MEMORANDUM

Lee Plemel, Principal Planner

Juan F. Guzman, Open Space Manager %%Qj

Vern L. Krahn, Park Planner

Supervisors approval of a Master Plan Amendment application from Low-Density
Residential and Conservation Reserve to Low-Density Residential and Conservation
Reserve on property located at 5080 Hells Bells Road, APN’s 10-5 81-05, -06, and
10-582-06.

zoning for approximately 6 acres from Agriculture to Single F amily One-Acre on
property located at 5080 Hells Bells Road, APN’s 10-581-05, -06, and 10-582-06.

DATE: February 19, 2008

MPA-07-218, Action to consider Resolution 2008-PC-2 recommending to the Board of

ZMA-07-219, An action to consider a Zoning Map Amendment application to change the

Committee. Both advisory boards moved to make recommendations to the Community Development
Department to approve the proposed Master Plan Amendment and Change of Use. With that

the management jurisdiction of the Carson City Open Space Program. In specific, the Carson River

fact that the Vidler Water Company has offered to construct this linkage and pathway between the
adjacent City properties on a voluntary basis and as part of the review process for the parcel map.

and the Unified Trails Master Plan. This land donation provides for the ability to keep as open space

great opportunity.

T

Staff has reviewed these items with the Parks and Recreation Commission and the Open Space Advisory

recommendation, and specifically as part of the Open Space Advisory Committee discussion, there was
the determination that the land to be donated by Vidler Water Company approximating 37 acres be under

Advisory Committee noted all of the advantages of that land being the subject of open space due to the
environmental constraints presented by the floodways of Eagle Creek and the Carson River. The Parks
and Recreation Commission reviewed the item for discussion only. It was noted that these lands offer the
opportunity to provide a link between the existing trails to the north in the vicinity of the Empire Ranch
Trail and to the Riverview trails to the south. Staff briefed the Parks and Recreation Commission as to the

The property being offered for open space is extremely important to the Open Space Program, it advances
the objectives of the Open Space Master Plan, the Carson River Master Plan, the Aquatic Trail Element,

lands severely affected by flooding. As part of the parcel map process, Vidler Water Company has agreed
to construct a low-flow crossing and a new trail to link existing park facilities to the north and south. All
the advisory boards that have reviewed these items are very much in concurrence and excited about this

PARKS & RECREATION DEPARTMENT - 3303 Butti Way, Building #9 - 89701 - (775) 887-2262
Parks e Recreation e Open Space e Facilities ® Lone Mountain Cemetery




(NSPO Rev. 1-07)

__ GARSON CITY, NEVADA

CONSOLIDATED MUNICIPALITY AND STATE CAPITAL
DEVELOPMENT SERVICES

Engineering Division
Planning Commission Report
File Number ZMA 07-219

Planning Commission

FROM: %Jeff Sharp, P.E., Deputy City Engineer

DATE: January 24, 2008 MEETING DATE: February 27, 2008

SUBJECT TITLE:

Action to consider a change in zoning map to Low Density Residential. The
property is located near the intersection of Hells Bells Road and Marsh Road, APN
01-581-05/06 and 01-582-06.

RECOMMENDATION:

The Engineering Division has no preference or objection to the zoning change
requested. Information submitted with the application has demonstrated that
infrastructure can support the request within standard development practices.

DISCUSSION:

The Engineering Division has reviewed the request within our areas of purview
relative to adopted standards and practices and to the provisions of CCMC
18.02.075, Change of Land Use District and Code Amendments. The following
discussion is offered.

CCMC 18.02.080(2a) - Adequate Plans
The information submitted by the applicant is adequate for this analysis.

CCMC 18.02.080 (5c) - Traffic/Pedestrians
The adjacent streets are adequate to handle existing development as well as any
anticipated future development allowed within the requested zoning.

CCMC 18.02.080 (5d) - Public Services
Public water and sewer are available adjacent to the site.

HAEngDept\P&ESHARE\Engineering\Pianning Commission Reports\Zone Changes\ZMA 07-219, Hells Bells Rd,
apn 01-581-05.doc

ENGINEERING DIVISION e 2621 Northgate Lane, Suite 54 ®  Carson City, Nevada 89706

Phone: (775) 887-2300  Fax: (775) 8872283 E-mail: engdiv@ci.carson-city.nv.us
@ 24




TO:

FROM:

DATE:

SUBJECT:

MEMORANDUM
RECEIVED

Community Development JAN 92 4 2008

Stacey Giomi, Fire Chief CARSON CITY
PLANNING DIVISION

January 24, 2008

AGENDA ITEMS FOR FEBRUARY 2008 PLANNING COMMISSION MEETING

We reviewed the agenda items for the February 27, 2008 Planning Commission Meeting and have
the following comments:

ZCA-07-172 Planning Division We have no comment relative to this matter.

SUP-07-198 & VAR-07-199 Denise Freitas & Brown We have no comments or
concerns with the applicant’s request.

SUP-07-213 Sean Dawley, McBryde Properties, LLC We have no comments or
concerns regarding the applicant’s request for special use permit and variance.

SUP-07-217 Kevin Martinson w/Hannafin Design Associates The applicant will be
required to comply with all codes and ordinances as they apply towards this request.

MPA-07-218 George Szabo  The applicant will be required to comply with all
codes and ordinances as they apply towards this request

ZMA-07-219 George Szabo  The applicant will be required to comply with all
codes and ordinances as they apply towards this request

ZMA-07-220 Melvin and Ramona Rodela We have no comments or concerns with
the applicant’s request.

February Planning Commission Meeting
January 24, 2008

777 5. Stewart Street, Carson City, Nevada 89701

Business Phone (775) 887-2210 * Fax (775) 887-2209 e www.carsonfire.org

CARSON CITY FIRE DEPARTMENT
" Service weth Pride, (ommitment, Pompassion”
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...Page 1]

.FRose Mary Johnson - MPA 07-218 ZMA n7-219 Hells Bells Rd Parceling 02-11-2008.dnc

File # (Ex: MPR #07-111) | MPA 07-218 & ZMA 07-219

Brief Description Create four parcels

Project Address or APN 01-581-05/06 ; 01-5682-06

Bidg Div Plans Examiner | Don Wilkins

Review Date February 11, 2008

Total Spent on Review .75 Hour

1.

BUILDING DIVISION COMMENTS:

The demolition or relocation of all existing structures shall require a permit issued
through the Carson City Building Division

The construction of all future dwellings shall require permits issued through the
Carson City Building Division

Application and plan submittals shall comply with the requirements of the Carson City
Building Division handout titted: RESIDENTIAL PLAN SUBMITTAL
REQUIREMENTS: One & Two Family Dwellings and Accessory Structures

The Site Plan shall clearly indicate the FEMA designated Flood Zone, and indicate
the Base Flood Elevation (BFE)

The lowest floor level of all structures shall be designed to be constructed above the
Base Flood Elevation (BFE)




FOR OFFICE USE ONLY:

Carson City Planning Division
2621 Northgate Lane, Suite 62 - Carson City NV 89706 OEC 3 1 2007

Phone: (775) 887-2180 * E-mail: plandept@ci.carson-city.nv.us MASTER PLAN A END&E MN oY

FEE: $2,000.00 + noticing PLANNING DIVISION
FILE # MPA- 07- - 2 ‘l 8 NOTE: Master Plan Amendment applications must be submitted
MPA 0 7 i | by the January, April, July and October deadline dates.
PROPERTY OWNER ‘
SUBMITTAL PACKET
Vidler Water Company -
MAILING ADDRESS, GITY, STATE, ZiP D) Sppicaton Form
3480 GS Richards Blvd. #101, CC NV 89703 3 Propasal Questionnaire With Both Questions and
PHONE# (775) 885-5000 FAX# (775) 885-5005 O Applicant’s Acknowledgment Statement
: : 0O 31 Completed Appiication Packets
David Merrill v (1 Original + 30 Copies)
Name of Person to Whom All Correspondence Should Be Sent O Documentation of Taxes Paid-to-Date
APPLICANT/AGENT o 0O Project Impact Reports (Engineering)

Application Reviewed and Recelved By:

George Szabo
MAILING ADDRESS, CITY, STATE ZIP )
Submittal Deadline: See attached’ PC application submittal

611 North Nevada Street, Carson Cit NV 3 schedule.
PHONE#(/75) 884-0479 FAX# (775) 884-4226 | Note: Submittals must be of sufficient clarity and detail
such that all departments are able to determine if they can

E-MAIL ADDRESS support the request. Additlonal information may be

glszabo@adelphia.net required. '
oProiect's Assessor Parcel Number(s): Street Address ZIP Code
[~)
1BT-581-05/06 ; =83=582mB6 Hells Bells and Marsh Road 89701
Project’s Master Plan Designatio Project's Current Zoning Nearest Major Cross Street(s)
ensity Kesi DR)
Conservation Res (CR) Agriculture (A) East Fifth Street

Briefly describe the components of the proposed project: in accordance with Carson City Municipal Code (CCMC) Section:_18.02.070 .

Change the boundary between Low Density Residential and Conservation Reserve

Private to allow the development of four parcels of land in the Low Density

Residential District and change the designation of Cons. Reserve to Public Regional,

PROPERTY OWNER'S AFFIDAVIT

g duly déposed, do hereby affirm that | am the record owner of the subject property, and that | have

k’nowledge of, : o il 4 application.
/, Wi & (& 12/ 7‘7/ o7

s Address Date
Use additional page(s) if necessary for other names.
STATE OF NEVADA i )
COUNTY ) )
On ﬁ‘u—“’“ Rtz X7 200_%, 0/4‘\) 1] A . [ne‘@‘il ’ 1 , personally appeared before me, a notary public,
personall knowp {or proved) to me to be the person whose name is subscribed to the foregoing document and who acknowledged to me that he/she
execute foregoing documen : I T I IT NI I IIII IS
a0 ELIZABETH LEISEK §
Notary Pubic?” NOTARY PUBLIC
; STATE OF NEVADA

NO.UB-TUBZES-Z ') TP F - CRP DOpt—1 T aaTo-§
NOTE: if your project s located within the historic district, Wmm{({raﬁm{{(& scheduled before the Historic Resources
Commission, the Airport Authority, Downtown Design Review, and/or the Redevelopment Authority Citizens Committee. Prior to being scheduled for review
by the Planning Commission the Planning Division personnel can help you make the above determination. .
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MASTER PLAN AMENDMENT

for

HELLS BELLS
PROPERTY DEVELOPMENT

Assessor Parcel Numbers
010-581-05, 010-581-06 & 010-582-06

Hells Bells Road
Carson City, Nevada

NW 1/4 of Sec. 14, T15N, R20E, MDB&M

Prepared for:

Vidler Water Company, Inc.
3480 GS Richards Blvd, Suite 101
Carson City, Nevada 89703
Phone (775) 885-5000

Fax (775) 885-5008

Prepared by:

GL Szabo & Associates
611 North Nevada Street
Carson City, Nevada 89703
Phone (775) 888-9282

Fax (775) 884-4226

December 2007
Job No. 070906
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PROJECT SUMMARY

Hells Bells Parcel Map
APN’s 10-581-05, 10-581-06 & 10-582-06

\\

Vidler Water Company Inc. is proposing a Master Plan Amendment (MPA) to be
submitted concurrently with a Zone Map Amendment for two (2) parcels of land
totaling approximately forty three (43) acres in size located north of Hells Bells Road,
South of Empire Ranch Golf Course, and west of the Carson River on land known as
Assessor's Parcel Numbers 10-581 -05, 10-581-06 & 10-582-06.

Approximately six (6) acres of the land are proposed to be developed as Low Density
Residential with the remaining thirty seven (37) acres dedicated to Carson City for
Open Space with the intention of utilizing the lands for parks and future municipal
well development along the Carson River. Vidler Water Company Inc. has retained
GL Szabo and Associates to prepare the application for Master Plan Amendment.
The parcel of land is currently developed with a single family residence, bamn and
outbuildings used for agricultural purposes.

The parcels are currently shown on the Carson City Master Plan as Low Density
Residential (LDR) and Conservation Reserve (Private). The property is bordered by
properfy master planned as Open Space Reserve/Public Parks and Recreation
(OSR/PR)to the north, Low Density Residential (LDR) and Open Space
Reserve/Parks and Recreation (OSR/PR)to the south, Parks and Recreation (PR) to
the East, and Low Density Residential (LDR) to the west.

This is the last remaining parcel of land in private ownership that separates Carson
City Parks and Recreation land to the north and south along the Carson River.

Vidler Water Company Inc. is applying for a Master Plan Amendment to change the
boundary between Low Density Residential (LDR) and Conservation Reserve Private
(CR Private) to allow the development of four (4) parcels of land in the Low Density
Residential District and furthermore, to change the designation of Conservation
Reserve Private (CR Private) to Public Regional (PR). A separate application for
Special Use Permit will be submitted to allow the development of two (2) municipal
wells adjacent to the Carson City on the Parcel to be designated Public Regional

(PR).

This request for a Master Plan Amendment is pursuant to the Carson City Municipal
Code, Title 18 - Zoning, Chapter 18.02 - Administrative Provisions, Section 18.02.070

- Master Plan.

The proposed Master Plan Amendment is needed by Carson City for the purposes of
protecting the public health and meeting a public purpose.

GL Szabo and Associates 2
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Master Plan Amendment I 2/28/20b7

QUESTIONNAIRE SUPPORTING
THE APPLICATION FOR
MASTER PLAN AMENDMENT

for
APN’s 010-581-05, 010-581-06 & 010-582-06

S e e ————

a.l Consistency with Master Plan - The proposed amendment is in

substantial compliance with the goals, policies and action programs of
the Master Plan.

CHAPTER 3: A BALANCED LAND USE PATTERN
— =ikt SAND USE PATTERN

Theme: The Carson City Master Plan seeks to establish a balance of land uses
within the community by providing employment opportunities, a diverse choice of
housing, recreational opportunities and retail services.

The four (4) lots resulting from this development will be served by the existing water
and sewer system. The remaining thirty seven (37) acres will have some utility
infrastructure that will be dedicated to Carson City for open space along the river
which will effectively remove the land from further development and need for sewer
and water. Storm water detention will be provided, if required.

The property currently has an existing residence, barmn and supporting structures.
‘These buildings will be demolished and replaced with four (4) single family
residences thereby effectively redeveloping the property.

The surrounding properties to the west are currently five (5) acre parcels; to the
southwest are 21,000 Square foot lots and to the north, east and south is public
conservation. By developing the six (6) acres south west portion of the property to
one (1) acre parcels and dedicating the remaining thirty seven (37) acres to Carson

City for open space, this proposal effecti
adjacent boundaries.

GL Szabo and Associates 3

vely minimizes potential land confiicts with its
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Master Plan Amendment » 1 2/28/2 007

The east boundary of the property is bordered by the Carson River (owned by the
State of Nevada) as well as lands owned by the Bureau of Land Management. By
dedicating the east thirty seven (37) acres to Carson City for open space (subject to
future utility infrastructure), it ensures its compatibility as public use. In addition, as
part of the development of the project, the access to the property will be granted to
Carson City as well as a connection of the trails that currently exists to the north and
south of the property (match current trail surface).

The project is located at the east end of Hells Bells Road that is currently served by
city water and sewer and provides access to both fire and sheriff department. The
four (4) parcels proposed will be accessed by a new cul-de-sac at the comer of Hells
Bells Road and Marsh Road that will be designed to provide adequate tuming radii
for fire trucks. The project will result in 4 (four) total residences (technically one (1)
existing plus three (3) new) in an area that already provides for school bus service
which results in a minimum impact to the school district

Development of the property as planned will provide four (4) new residences to
Carson City, as well as setting aside an additional thity seven (37) acres of open
space to be used by the general public. Construction of the residences will provide
employment in the construction industry as well as support banks, title companies,
and various other sectors of the workforce in Carson City.

Although this project is not located specifically in a Mixed Use Area, the development
of the project will provide mixed use by allowing for residential lots as well as provide
additional open space for Carson City. This parcel will serve to connect parcels along
the Carson River that are providing public access and use. The existing trails to the
north and south of this parcel will be connected and will provide a link for pedestrian,
equestrian, and bicycle use along the Carson River.

e ———————————————————
GL

Szabo and Associates 4
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Master Plan Amendment ) 12/28/2007

The proposed amendment infroduces three (3) new residential lots in the area that is
currently zoned residential. In addition the property that will be dedicated to Carson
City for Open space will is consistent with the surrounding property to the north and
south and will prevent further development of the properly.

The portion of the property that is located within the primary floodplain will be

- dedicated to Carson City for open space. The prior owners of the property have had
fill placed in the flood plain at some time in the past in both Zone A and B, however,
the amount of land encroaching in the floodplain is minimal in size in comparison to
the width of the Carson River at that location. In addition, two (2) municipal wells that
are proposed to be located adjacent to the river for use by Carson City Ulilities the
will have minimal impact to the flood plain.

There are no known geologic hazards located in the immediate vicinity of the parcel.
However, there is a questionable fault shown on the earthquake hazards map that
crosses Hells Bells road approximately 1200 feet to the west of the west boundary of
the of the property.

The parcels are currently zoned as Agriculture. Single family dwellings are an
allowed use in the Agriculture zoning. In addition, the wells will be located in the
proposed Open Space and is an allowed use with a Special Use permit, which will be
submitted under a separate application. The Carson City Master Plan identifies the
site as Low Densily Residential (LDR) and Conservation Reserve. The proposed
amendment provides for zoning consistent with the Land Use designation.

The proposed amendment is consistent with the mixed use of residential zoning and
Open Space.

The project is not located in an identified Specific Plan Area.

GL Szabo and Associates 5
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12/28/2007

Master Plan Amendment | .
w
CHAPTER 4: EQUITABLE DISTRIBUTION OF RECREATIONAL OPPORTUNITIES
=HATIER 4: EQUITABLE DISTRIBUTION OF RECREATIONAL O

Theme: The Carson City Master Plan seeks to continue providing a diverse range of
park and recreational opportunities to include facilities and programming for all ages
and varying interests to serve both existing and future neighborhoods.

The proposed amendment will allow Vidler Water Company fo dedicate lands
currently master planned Private Conservation Reserve to Public Regional and
become part of a Paris and Recreation regional park. This will provide an additional
land and connect the existing public parks located to the north and south of this
property. As part of the development of this property, a trail is proposed that will
connect the existing pathways, effectively establishing a continuous system along the
Carson River. This dedication will add approximately 37 acres of Park lands for future
recreational opportunities.

The proposed amendment is consistent with the cily’s Master Plan for Open Space
with the proposed dedication of private land for public use along the Carson River
corridor.  The dedication of this parcel for open space will provide continuity of
existing public lands for the current pedestnan, bicycle and equestrian trails to the
north and south of this parcel.

CHAPTER 6: LIVABLE NEIGHTBORHOODS AND ACTIVITY CENTERS

Theme: The Carson City Master Plan seeks to promote safe, attractive and diverse
neighborhoods, compact mixed-use activity centers, and a vibrant, pedestrian-
friendly Downtown.

The surrounding properties to the west are currently five (5) acre parcels; fo the
southwest are 21,000 square foot lots and to the north, east and south is public
conservation. By developing the six (6) acres southwest portion of the property to one
(1) acre parcels and dedicating the remaining thirty seven (37) acres to Carson City
for open space, it promotes compalibility with the surrounding development and
adjacent boundaries.

The property currently has an existing residence, bam and supporting structures.
These buildings will be demolished and replaced with four (4) single family
residences which will provide consistency with the surrounding properties.

GL Szabo and Associates 6
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Master Plan Amendment

’ 12/28/2007

CHAPTER 7: A CONNECTED CITY
=T AIER L. AVONNECGTED CITY

Theme: The Carson City Master Plan seeks to promote a sense of community by
linking its many neighborhoods, employment areas, activity centers, parks
recreational amenities and schools with an extensive system of interconnected

The proposed amendment will be dedicating thirty seven (37) acres to Carson City
that connects the existing park lands located to the north and south of this property
and provides access to the Carson River. As part of the development of the property,
the applicant proposes to construct a pathway through the development that will

connect existing trails located on Parks properties to the north and south which is
consistent with the Unified Pathwa ys Master Plan.

uses compatible with the existing adjacent land uses and will not

_b.l Compatible Land Uses - The proposed amendment will provide for land
adversely impact the public health, safety or welfare.

—

Adjacent Land Uses:

Direction Use Zoning
North Golf Course Agriculture (A)

. East : BLM/ Carson River Public Regional (PR)
South Open Space Public Community (PC)
West Single Family Residential Agriculture (A)

The surrounding properties to the west are currently five (5) acre parcels: to the
southwest are 21,000 square foot lots and fo the north east and south is public

not adversely impact the public health, safety or welfare.

GL Szabo and Associates

7
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Master Plan Amendment ' ) 12/28/2007

¢l Response to Changed Conditions - The proposed amendment

Vidler Water Company Inc. recently obtained the property that is currently under
consideration for a Master Plan Amendment and Zone Plan Amendment. It js
- recognized that the parcel has a portion of the lot that lends itself to development of
single family homes, while the majority of the space can be offered to Carson City for
the expansion of the existing Riverview Park, as well as use for additional municipal

wells to provide for the futyre growth of Carson City. This multi-use for the land -

provides for a more efficient and desirable use of the land both for the applicant and
for Carson City.

d.l  Desired Pattern of Growth — The proposed amendment will promote the
des ' i

<W/// M 1Z/2¢ /o7

%icant / Date

GL Szabo and Associates
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‘Carson City Planning Division FOR OFFICE USE ONLY: :
2621 Northgate Lane, Suite 62 - Carson City NV 89706 DEL 3 1 2[]07
Phone: (775) 887-2180 * E-malil: plandept@ci.carson-city.nv.us

CARSON CITY
FILE # ZMA - 07 - - M NG DIVISION
MA-07-219 ZONING MAP AMENDMERY
PROPERTY OWNER )
Vidler Water Company FEE: $1,500.00 + noticing fee
MAILING ADDRESS, CITY, STATE, ZIP SUBMITTAL PACKET

3480 GS Richards Blvd. #101, CC NV 89703

0 Application Form ¢

E-MAIL ADDRESS ; O Site Plan
| ti ire With Both Questi d
(775) 885-5000 (775) 885-5005 0 Proposal uastionnalre Wi onsan
PHONE # FAX # 0 Applicant's Acknowledgment Statement
: . . . D 31 Completed Application Packets
David Merrill ¢(pq (1 Original + 30 Copies) '
Name of Person to Whom All Correspondence Should Be Sent [} Documentation of Taxes Paid-to-Date
APPLICANT/AGENT 0 Project impact Reports (Engineering)

Application Reviewed and Received By:
George Szabo .

MAILING ADDRESS, CITY, STATE ZIP
Submittal Deadline: See attached PC application submittal

611 North Nevada Street, CC NV %?;%'; schedule.
PHONE # FAX # —4226] Note: Submittals must be of sufficient clarity and detall such

that all departmerits are able to determine if they can support
the request. Additional Information may be required.

E-MAIL ADDRESS
glszabo@adelphia.net
Project's Assessor Parcel Number(s) Street Address ZIP Code
P/0

01=581-05/06; F=582=061 Hells Bells and Marsh Road 89701
Project’'s Master Plan Designation Project's Current Zoning Nearest Major Cross Street(s)

Low Density Kesgaent ial i

Conservation Reserve Agriculture (A) East Fifth Street

Briefly describe the components of the proposed project: in accordance with Carson City Municipal Code (CCMC), Section 18.02.075

Change

to allow the developmenf of four parcels of alnd in the Low Density Residential

District and change the designation of Conservation Reserve Private to Public

Regional,

 B4B0 55 PemarDs B g 12/27/::2

Address Date

Use additional e(s), if necessary, for other names.

On QQC@VV\BU’L >7 2007 04'\) Lo A me@ iyl 1 +___, personally appeared before me, a notary public,

personallgwn {or proved) to me to be the person whose name is subscribed to the foregoing document and who acknowledged to me that he/she

executed foEgolng doctcent g ;

Notary Public

T A P o P e
_ELIZABETH LEISEK §

NOTARY PUBLIC

»O % //MM/M//A
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ZONE MAP AMENDMENT
for

HELLS BELLS
PROPERTY DEVELOPMENT

Assessor Parcel Numbers
010-581-05, 010-581-06 & 010-582-06

Hells Bells Road
Carson City, Nevada

NW 1/4 of Sec. 14, T15N, R20E, MDB&M

Prepared for:

Vidler Water Company, Inc.
3480 GS Richards Bivd, Suite 101
Carson City, Nevada 89703
Phone (775) 885-5000

Fax (775) 885-5008

Prepared by:

GL Szabo & Associates
611 North Nevada Street
Carson City, Nevada 89703
Phone (775) 888-9282

Fax (775) 884-4226

December 2007
Job No. 070906
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PROJECT SUMMARY

Vidler Water Company Inc.

Residential Development
APN’s 10-581-05, 10-581-06 & 10-582-06

“

Vidler Water Company Inc. is proposing a Zoning Map Amendment for two (2)
parcels of land totaling approximately forty three (43) acres in size located north of
Hells Bells Road, South of Empire Ranch Golf Course, and west of the Carson River
on land known as Assessor’s Parcel Numbers 10-581 -05, 10-581-06 & 10-582-086.

Approximately six (6) acres of the land are proposed to be developed as Single
Family One (1) Acre as low density residential with the remaining thirty seven (37)
acres dedicated to Carson City for open space with the intention of utilizing the lands
for parks and future municipal well development along the Carson River. Vidler Water
Company Inc. has retained GL Szabo and Associates to prepare the application for
Zone Map Amendment. The parcel of land is currently developed with a single family
residence, barn and outbuildings used for agricultural purposes.

The parcels are currently zoned as Agriculture with the Carson City Master Plan
identifying the site as Low Density Residential (LDR) and Conservation Reserve. The
property is bordered by property zoned Agriculture (A) and Public Community (PC) to
the north, Public Community and Single Family 21000 — P (SF21-P) to the south,
Public Regional (PR) to the East, and Agriculture (A) fo the west.

Beginning a few years ago, this neighborhood began going through a transition from
a rural residential area to a more urban environment with the development of the
property to the southwest to single family residential 21000 zoning. The property to
the west was developed by parcel map in 1991 and allowed the development of 5
(five) acre parcels north of Hells Bells Road. This is the last remaining parcel of land
in private ownership that separates Carson City Open space to the north and south
along the Carson River.

Vidler Water Company Inc. is applying for a Change of Land Use to change the use
fo Single Family Residential 1 Acre (SF1A) to allow the development of four (4)
parcels of land in the Agriculture District (A). (Carson City Municipal Code - Title 18 -
Zoning, section 18.04.055 Single Family 1 Acre SF1A). The effect of this ‘project”
will be to add an additional two residences for a total of 4 (four) on this 43 acre
parcel.

GL Szabo and Associates 2
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Zone Map Amendment
\

12/28/2007

APPLICATION QUESTIONNAIRE

ZONE MAP AMENDMENT
for

APN’s 010-581-05, 010-581-06 & 010-582-06

1 That the proposed amendment is in substantial compliance with and
supports the goals and policies of the Master Plan.

CHAPTER 3: A BALANCED LAND USE PATTERN

Theme: The Carson City Master Plan seeks to establish a balance of land uses

within the community by providing employment opportunities, a diverse choice of
housing, recreational opportunities and retail services.

The four (4) lots resuiting from this development will be served by the existing water

and sewer system. The remaining thirty seven (37) acres will have some utility
infrastructure that will be dedicated to Carson City for open space along the river
which will effectively remove the land from further development and need for sewer
and water. Storm water detention will be provided, if required.

The property currently has an existing residen

These buildings will be demolished and replaced with four (4) single family

residences thereby effectively rede veloping the property.

ce, barn and supporting structures.

GL Szabo and Associates 3
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Zone Map Aiendment ' 12/28/2007

The surrounding properties to the west are currently five (5) acre parcels; to the
southwest are 21,000 square foot lots and to the north, east and south is public
conservation. By developing the six (6) acres south west portion of the property fo
one (1) acre parcels and dedicating the remaining thirty seven (37) acres to Carson
City for open space, this proposal effectively minimizes potential land conflicts with its
adjacent boundaries.

The Carson River is owned by the State of Nevada which is adjacent fo the east
boundary of the property. By dedicating the east thirty seven (37) acres to Carson
City for open space (subject to future utility infrastructure), it ensures its compatibility
as public use. In addition, as part of the development of the project, the access to the
property will be granted to Carson City as well as a connection of the ftrails that
currently exists to the north and south of the property (match current trail surface).

The project is located at the east end of Hells Bells Road that is currently served by
city water and sewer and provides access to both fire and sheriff department. The
four (4) parcels proposed will be accessed by a new cul-de-sac at the comner of Hells
Bells Road and Marsh Road that will be designed to provide adequate turning radii
for fire trucks. The project will resulf in 4 (four) total residences (technically one (1)
existing plus three (3) new) in an area that already provides for school bus service
which results in a minimum impact to the school district.

Development of the property as planned will provide four (4) new residences to
Carson City, as well as selting aside an additional thirty seven (37) acres of open
space to be used by the general public. Construction of the residences will provide
employment in the construction industry as well as support banks, title companies,
and various other sectors of the workforce in Carson City.

GL Szabo and Associates 4




Zone Map Amendment . ’ ' ’ - 12/28/2007

Although this project is not located specifically in a Mixed Use Area, the development
of the project will provide mixed use by allowing for residential lots as well as provide
additional open space for Carson City. This parcel will serve to connect parcels along
the Carson River that are providing public access and use. The existing trails to the
north and south of this parcel will be connected and will provide a link for pedestrian,
equestrian, and bicycle use along the Carson River.

The proposed amendment infroduces three (3) new residential lots in the area that is
currently zoned residential. In addition the property that will be dedicated to Carson
City for Open space is consistent with the surrounding property to the north and
south and will prevent further development of the property.

The portion of the property that is located within the primary floodplain will be
dedicated to Carson City for open space. The prior owners of the property have had
fill placed in the flood plain at some time in the past in both Zone A and B, however,
the amount of land encroaching in the floodplain is minimal in size in comparison to
the width of the Carson River at that location. In addition, two (2) municipal wells that
are proposed fo be located adjacent to the river for use by Carson City Utilities the
will have minimal impact to the flood plain.

There are no known geologic hazards located in the immediate vicinity of the parcel.
However, there is a questionable fault shown on the earthquake hazards map that
crosses Hells Bells road approximately 1200 feet to the west of the west boundary of
the of the property.

The parcels are currently zoned as Agriculture. Single family dwellings are an
allowed use in the Agriculture zoning. In addition, the wells will be located in the
proposed Open Space and is an allowed use with a Special Use permit, which will be
submitted under a separate application. The Carson Cily Master Plan identifies the
site as Low Density Residential (LDR)} and Conservation Reserve. The proposed
amendment provides for zoning consistent with the Land Use designation.

GL Szabo and Associates 5

41




12/28/2007

Zone Map Amendment

The proposed amendment is consistent with the mixed use of residential zoning and
Open Space.

The project is not located in an identified Specific Plan Area.

2 That the proposed amendment will provide for land uses compatible with
existing adjacent land uses and will not have detrimental impacts to
other properties in the vicinity.

Direction Use Zoning

North Golf Course Agriculture (A)

East BLM/ Carson River Public Regional (PR)
South Open Space Public Community (PC)
West Single Family Residential Agriculture (A)

There has been little change in land use in the general vicinity within the past five
years.

3 That the proposed amendment will not negatively impact existing or
planned public services or facilities and will not adversely impact public
health, safety and welfare.

The project actually will enhance the existing planned public services and facilities.
The combined total of four (4) residences that would result from this proposal will be
more than offset with the dedication of thirty seven (37) acres of land that will be
provided to Carson City for its use for open space. This dedication will allow the
connection between existing public lands along the Carson River. In addijtion, the
wells that will be provided adjacent to the river are consistent with planned future
facilities by Carson City Utility Department’s to provide water production for the
future.

GL Szabo and Associates 6
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Zone Map Amendment ’ ' 12/28/2007

_—_h—_—_"%

4 That sufficient consideration has been exercised by the applicant in
adapting the project to existing improvements in the area. Be sure to
indicate the source of information that you are providing (private
engineer, Development Engineering, title report, or other sources)
Describe how your proposed Zoning Map Amendment will not adversely
impact drainage, sewer, water, traffic, schools, emergency services,
roadways and other city services.

The existing site is currently developed with a single family residence, as well as
barns and ancillary structures. An existing ditch along the southemn property line
provides for surface drainage from Hells Bells Road east to the Carson River. No
specific drainage problems were observed at the site.

Development of the site will result in minimal additional storm water runoff since the
portion of the property under consideration for housing is already developed. In
addition, there is no direct downstream development that would be affected by the
minimal drainage from improvement of the property. If, with further study, this runoff
is determined to be in excess of the prior condition, the additional runoff will be stored
on-site in detention basins that have been designed to accept site runoff and control
flooding by discharging runoff at a rate less than or equal to the existing runoff rate in
accordance with requirements issued by the Carson City Engineering Department
and the Carson City Public Works Department.

Palmer Engineering Group, Ltd. has reviewed the existing water system maps for
general vicinity and affected area to determine the adequacy of existing facilities to
serve the new housing.

An 8-inch ACP water main exists along Hells Bells Road and connects to an existing
6” ACP line in Marsh Drive. Pressure flows were obtained from hydrants adjacent to
the project area and it was determined that the exiting water main is adequately sized
to provide sufficient water and pressure for domestic use as well as fire flow for the
additional three (3) residences comprising the new development.

GL Szabo and Associates 7
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Zone Map Amendment . : 12/28/2007

\

The project site is bounded on the south by Hells Bells Road which also serves the
residential areas to the west and southwest. The proposed residential development
would add approximately 30 trips per day distributed fairly evenly between Hells Bells
Road and Marsh Drive to East Fifth Street. This is an insignificant amount of new
daily trips based on the existing traffic utilizing these roads.

A new cul-de-sac will be constructed to provide vehicular access to the proposed
residential lots. This road will be constructed in accordance with the Carson City
Development Standards, Division 12 — Transportation. There are two points of
access available for public and emergency vehicles to serve the new parcels. The
first access point is via Hells Bells Road. The second access point of access is East
Fifth Street via Marsh Road.. '

The project will result in a total of 4 (four) residences in an area that already provides
for school bus service. The rezoning and proposed housing should have minimum
impact to the school district based on the present school population and the number
of students this development would add.

There are two points of access available for emergency vehicles to serve the new
parcels. The first access point is via Hells Bells Road. The second access point of
access is East Fifth Street via Marsh Road. Due to the proximity to Fifth Street and
direct access to Hells Bells Road, response time should be fairly short, although no
specific times have been calculated. No additional means of access are proposed
with this project, since two (2) separate roads serve the property.

ACKNOWLEDGEMENT OF APPLICANT

| certify that the foregoing statements are true and correct to the best of my

knowledge and belief. :
WMWY
mY/e 2/oot

Adplicant Date

GL Szabo and Associates 8
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Land Use 'Map

Rural Residential (5-20 ac/du)

High Density Residential (8-36 du/ac)

Ny

l——__l Specific Plan Area
. . Conservation Reserve (Private)

—— — Planned Roadway Connection

0 02 04 0.8 1.2 1.6

EEN N .

/l
OTHFR / \ Mixed-Use
- Publi¢/Quasi-Public \ J Activity Center

///////// Washoe Tribe Adopted: April 6, 2006

Legend

COMMERCIAL/EMPLOYMENT MIXED-USE

- Community/Regional Commercial - Downtown Mixed-Use
Neighborhood Commercial i Mixed-Use Commercial
Industria {///j,// Mixed-Use Residential

RESIDENTIAL Mixed-Use Employment

OPEN LANDS
Low Density Residential (0.2-3 du/ac
or 5-.33 ac/du) Public Conservation
Medium Density Residential (3-8 du/ac) Open Space

Parks and Recreation

O

Source: Carson City GIS, Carson Gity Assessor, TIGER, Clarion Associates
Note: This map has been prepared for the City of Carson City for the purposes of the Carson City Master Plan. It does not represent a survey.
No liability is assumed as to the suffidency or accuracy of the data delineated.

[MAsTER. Pepind 4o/l
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ZONING DESCRIPTIONS]

A - Agricultural
AIP - Airport Industrial Park
CR - Conservation Reserve

DT-MU - Downtown Mixed Use

GC - General Commercial
Gl - General Industrial
GO - General Office

LI - Limited Industrial

MFA - Multi-family Apartment

MFD - Multi-family Duplex
MH12 - Mobile Home 12000
MH1A - Mobile Home 1 Acre
MH6 - Mobile Home 6000
MHP - Mobile Home Park

NB - Neighborhood Business

P - Public

PR - Public Regional

PC - Public Community

PN - Public Neighborhood
RC - Retail Commercial

RO - Residential Office
SF12 - Single Family 12000
SF1A - Single Family 1 Acre
SF21 - Single Family 21000
SF2A - Single Family 2 Acre
SF5A - Single Family 5 Acre
SF6 - Single Family 6000
SPA - Specific Plan Area’.
TC - Tourist Commercial

-P - Planned Unit Development
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Flow Information:

hitp:/lwatsrdata. usgs.gov/NV/INWISv?site_nn—= 10011000
Rapids on the Garson River are more

difficult at higher water levels.

{above 1,500 cfs)

Prepared by Resource Concepts Inc. March 15, 2007

RIVER CLASSIFICATION
CLASS ! Rilfles-small waves and no obstacles

CLASS 1i  Relatively farger waves but no major obstructions in the
channel.

CLASS §25 Longer rapids than Class Il, bigger waves, holes, and
currents. Route finding is necessary and may require
scouting.

Dams: All dams on this map may be passable at some water
{evels by advanced boaters but should be scotted first.
Boaters should be prepared to portage all dams.

Eagle Valley Class 1Ml Float 3.3 Miles
From Carson River Park to Morgan Mill Road River Access Area

One dam hazard appropriate for novice skills; canoes and kayaks; small
rafts ok at higher flows. The minimum flow needed to comfortably boat this
section is 500 cfs.

Carson River Canyon Class /il Whi 9.3 Miles

From Morgan Mill Road River Access Area 10 Santa Maria Ranch
several dam hazards, Numerous Class Ii/ii Rapids

appropriate for intermediate to advanced sklls; kayaks and rafts. The
minimum flow needad to comfortably boat this section is 600 cfs.
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Fire Flow Test Hells Bells & Marsh

Fire flow testing of 1500 gpm was applied to node J-7791, which corresponds to
an area of the city on Marsh road just below Hells Bells rd. The run was done
using the steady state base scenario, 2006 Max day model. Figure 1 below is a
screen shot during a Non-fire flow scenario. Pressure at J-7791 was found to be

133.02psi

Figure 1

Cdlor Coding Legend
Node: Pressure (psi)

[ ) «= 2000
® s«= 30.00
<= 40.00
<= 50.00
<= 60.00
<= 125.00
<= 200.00

Figure 2 is a screen shot when an additional 1500gpm fire flow is applied to J-
7791. which results in a pressure of 91.07psi. While the additional 1,500 gpm
flow caused a drop of roughly 40 psi, the residual pressure of 91 psi is still well
above the 20-psi minimum reserve pressure typically required at fire flow. This is
due to the high starting pressure and the looping available in the 8-inch and 6-
inch piping. Nearby wells 25 and 41 were operating in the model during the flow
test, however the proposed 5" Street Pumping Station was not.
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Calor Coding Legend
Node: Pressure (psi)

L J
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L J

<=
<=

20.00
30.00
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<= 125.00
<= 200.006
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